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by Pamela Dittmer McKuen

COMMUNITY ASSOCIATIONS PIVOT TO MEET  
OBLIGATIONS WHILE SOCIAL DISTANCING 
…ADAPTING TO THE “NEW NORMAL” 

A 

ccording to the Centers for Disease Control 

and Prevention (CDC), “to practice social or 

physical distancing, stay at least 6 feet (about 2 

arm-lengths) from other people who are not from 

your household in both indoor and outdoor spaces. 

Social distancing should be practiced in combina-

tion with other everyday preventive actions to 

reduce the spread of COVID-19, including wearing 

masks, avoiding touching your face with unwashed 

hands, and frequently washing your hands with 

soap and water for at least 20 seconds.” 

 

Community associations are designed as 

groups of people living and often playing in close 

proximity. Social distancing mandates have 

required drastic changes in how associations and 

their leaders operate and govern themselves. 

“Condo Lifestyles” queried several association 

managers and attorneys about the changes and 

how they are working out for them and their clients. 

Here’s what we learned: 

Corporate Offices Are Sparse 

It’s no surprise that anyone who can work 

from home is doing so. Complaints are few, 

although many miss the camaraderie of coworkers. 

Some offices have brought employees back on 

limited terms. 

At FirstService Residential of Illinois in Chicago, 

corporate employees are divided into two groups, A 

and B. Group A comes into the office on Mondays 

and Wednesdays, and Group B comes in on Tues-

days and Thursdays. Masks are required, and visi-

tors are not permitted. Everyone works from home 

on Fridays.  

“It seems to be working really well, even if like 

the rest of the world these days, it’s just a little 

Before March, few of us had heard of “social distancing.” Fast forward six months and we all are versed in the concept of 
keeping a safe space from others to prevent the spread of a contagious disease—in this case, the deadly COVID-19.  



strange,” reports Michael Donnell, a regional director 

of onsite management at FirstService. “I’m on the A 

team, and other than seeing them on many video 

calls, I haven’t physically seen any of the people on 

the B team since March. It definitely requires a dif-

ferent effort to continue connections which were 

common before social distancing.” 

Property Specialists Inc. in Elgin also is oper-

ating on a hybrid model. Managers, who are mostly 

working from home, are asked to come into the 

office at a minimum of one day a week, says chief 

operating officer Brittany Kojzarek.  

“For the most part, it is working very well,” she 

says. “At PSI, we truly believe in the ‘water cooler 

effect.’ You miss out on that by working remotely. 

Having them come into the office at least once a 

week helps limit the traffic at any given time but 

still allows for the water cooler effect.” 

Because so many residents are home and 

many projects were initially put on hold, PSI man-

agers are busier than before the pandemic set in.  

“I can say working at home has its setbacks like 

losing track of time and working at all hours,” 

Kojzarek says. 

Thomas Skweres, vice president, ACM Com-

munity Management, a Division of RealManage, in 

Downers Grove, says he has adapted well to 

working from home. 

“I am not as distracted as I thought I would 

be,” he says. “I follow my normal business routine, 

such as getting up at the same time, getting 

dressed and going to my home office by at least 8 

a.m. It is nice not having to travel to and from the 

office. The only con I have found is not knowing 

when to stop working and being drawn back to my 

desk when I think of something in the evening.” 

Managers Manage At a Distance 

Community association managers are per-

forming the bulk of their workload via telephone, 

internet and email. Face-to-face meetings are rare 

and limited to only a handful of people. Masks are 

prevalent and required. 

“The majority of my (onsite) team, and I’ll say 

for FirstService, is back in the office day-to-day,” 

Donnell says. “It might be a reduced schedule, but 

they have a presence. The offices are all closed to 

foot traffic, and managers are not taking in-person 

visits. Residents can call down or email, and the 

manager will respond.” 

One onsite manager is Dave Gelfand of Pre-

mier Management Services at the 176-unit Clinton 

Street Lofts in Chicago. Not only does he manage 

the building, he also lives there, so his commute is 

between floors. He has no onsite assistant, so he 

has worked from his office through the pandemic. 

“The nuance is that my office is accessed by 

walking through our fitness center, which is closed,” 

he says. “If the board opts to open the center back 

up for working out, I will then re-evaluate where I 

work and how I am able to access my workplace.” 

“Our managers seem to like the fact that they 

do not have to travel to and from the office, and 

they can save a few hours of travel time a day,” 

Skweres says. “They also have limited interruptions 

working from home; therefore, they are able to con-

centrate on one or two things at a time.” 

Social distancing has not been difficult during 

the few face-to-face meetings Skweres has 

attended. “People are respectful of that accommo-

dation,” he says. 

Virtual Meetings Are Mainstream 

Nearly everyone adapted quickly to video con-

ferencing and is logging major screen time, whether 

on Zoom, GoToMeeting, Google Hangouts, 

Microsoft Teams, WebEx or others platforms. Our 

respondents report attending virtual staff meetings, 

team meetings, board meetings, annual meetings, 

turnover meetings and vendor presentations. Out-

comes are mostly positive, and turnouts are high.  

Virtual meetings have been “working really 

well for those associations willing to try,” Kojzarek 
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says. “Some don’t ever want to go back. Within my 

personal portfolio, I have had greater turnout at 

the Zoom meetings than the in-person meetings 

ever did.” 

Managers don’t have to travel to virtual board 

meetings, which are usually held at night, and their 

wind-down time is faster, Skweres says. 

Clinton Street Lofts’ two virtual board meet-

ings (so far) have enabled out-of-town owners to be 

involved for the first time in more than a decade, 

Gelfand says. 

Some associations were slower than others to 

incorporate the technology, and a few conducted 

their annual meetings outdoors, says association 

attorney Gabriella Comstock at Keough & Moody, 

P.C., in Naperville, Chicago and Tinley Park. 

“At first we had boards putting off meetings 

since they could not meet in person,” she says. 

“Some were very reluctant to conduct a virtual 

meeting. With the passage of time and more expe-

rience, most now realize it is an effective way to 

conduct a meeting.” 

Association attorney Patrick Costello at Keay & 

Costello, P.C., in Wheaton attended a virtual annual 

meeting at which, for the first time ever, 46 out of 

48 owners voted. Most owners are over the age of 

50, which refutes any misconceptions about tech-

nology and ageism. 

All this is not to say that some video confer-

ences are better than others. Successful meetings 

are led by a tech-savvy administrator who has a 

defined agenda and code of conduct.  

“I think managers like Zoom because they have 

the ability to limit who comes in the room as well as 

to mute people,” says association attorney James 

Slowikowski at Dickler, Kahn, Slowikowski & Zavell, 

Ltd., in Arlington Heights. “If you let 20 or 30 

people talk at the same time without muting, it can 

digress very easily, especially if it’s a topic they’re 

not happy about.” 

An administrator’s ability to apply various video 

conferencing functions will contribute to the success 

of a meeting, Costello says. For example, controlling 

microphones is helpful during the homeowners 

forum portion, the only time non-board members 

may speak. The Chat function allows attendees to 

type their comments and questions. 

Comstock’s recommendations: “Do not have 

some members meeting in person and the rest vir-

tually. It is very difficult to conduct the meeting in 

this manner. I also do not recommend that associa-

tions record their virtual meetings as this will require 

the board to adopt a policy and procedure as to 

retain these recordings to comply with Illinois law.” 

No Exceptions to The Law 

Pandemic or not, community associations 

must follow the laws that bind them. Meetings must 

be properly noticed, and elections must take place 

according to prescribed procedures, although the 

methodologies may be different than in the past. 

“Neither the Illinois Condominium Property Act 

nor the Common Interest Community Association 

Act addresses a pandemic or a situation that pre-

vents us from meeting in person as we did before,” 

Comstock says. “The association is still a business, 

and we must be sure that the board runs it as a 

business. With that said, we certainly must be sure 

that the safety and welfare of all association mem-

bers are protected and not do anything to increase 

or cause the spread of the virus.” 

“The legal requirements are the same during 

the pandemic,” Slowikowski agrees. “Nothing in the 

law excuses their obligations, which leads to the 

question, ‘How do we get these things done?’ 

Fortunately, with today’s technology, associa-

tions can address most of the current challenges 

even if they haven’t adopted a system of full-on 

electronic voting. Under current Illinois reopening 

guidelines, gatherings of 50 people or fewer are 

allowed, but associations—and managers—may not 

want to take the chance of contagion. 
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“Once property managers got the hang of it, 

every association I know switched to virtual board 

meetings,” Slowikowski says. “That way they can get 

together and everyone can hear each other, and 

owners can connect either by computer or phone, 

satisfying all the requirements under the law.” 

“Zoom has a provision where people can pre-

register for a meeting, which has proved helpful 

during a virtual election that requires a quorum of 

the membership,” Kojzarek says. 

It can’t hurt to exceed normal meeting notifica-

tion requirements along with detailed instructions 

on how to access a virtual meeting by computer or 

phone, Costello says. 

For owners who are not comfortable with the 

virtual universe, associations and managers are 

implementing a variety of workarounds that allow 

voting without direct human contact. Among them: 

Placing a ballot box outside an onsite office or club-

house, leaving proxies at the front desk, imple-

menting mail-in ballots, and proxy assignments. 

(Consult your legal counsel for specific how-tos.) 

Costello is certain to remind owners that 

regardless of how they are casting their votes and 

whether they are meeting in-person or virtually, bal-

lots must be retained for a year. 

“The record-keeping is exactly the same, and 

the ability to inspect those records hasn’t changed,” 

he says. 

“As lawyers, we try our best to get things done 

but within the four corners of the law so there is not 

the potential for challenges,” Slowikowski says. 

Mingling Is Highly Discouraged  

Associations have taken diligent strides in 

keeping their residents at a safe distance from each 

other. Exactly what they are doing depends in part 

on the association’s architecture, location and 

amenities. Townhome and suburban communities 

typically have more open space in which to spread 

out than a city high-rise. 

An association’s tolerance for risk is another 

factor in how far to “open.” For example, just 

because an association is permitted to open its 

recreational amenities doesn’t mean it will. 

“We have some communities that have 

opened their swimming pools and fitness centers,” 

Skweres says. “They are limiting capacity and their 

hours of operation to leave time for cleaning by the 

attendants. Most pools are also setting aside spe-

cial areas for sitting and eating. Some associations 

are not allowing people to congregate in the water. 

You must keep moving or get out.” 

Many associations limit pool access to owners 

and renters, he added. No guests. 

“I probably talked about pools every day all 

May and into June,” Costello says. “There were a lot 

of associations that said, ‘We will not open in 2020, 

we can’t figure out a path forward, and we will save 

some money.’ Others said, ‘This is very important to 

us, and here’s how we are going to have limited use 

and occupancy.” They worked with their pool com-

pany and manager to put together signs, notices 

and waivers and to operate in a safe manner, and to 

communicate to the members what the standards 

were going to be.”  

Slowikowski does not recommend associations 

yet open their swimming pools and fitness centers, 

and most of his clients have followed that advice. 

On top of the fear of contagion is the fear of liability, 

he says. 

“Insurance policies may exclude communicable 

diseases,” he says. 

Most FirstService properties did not open their 

swimming pools. Summer roof deck parties were 

canceled. Community rooms are not open for parties.  

“If the gyms are open, most of them are using 

some type of online booking for appointments with 

rigorous cleaning,” Donnell says. “You can book an 

hour at a time. That type of schedule may give staff 

time to clean in between users. Basically, few, if any, 
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are open for anybody to walk in without restriction.” 

“The association I lived in held their annual 

garage sale this year with no interruption,”  Kojzarek 

says. “Other associations have canceled all social 

events. One of my associations is looking into a 

more socially distant sort of event like a movie in 

the park with a large blow-up screen to replace their 

typical block party.” 

Under Gelfand’s guidance, the board at Clinton 

Street Lofts ratified new operating procedures for 

social distancing. They’ve taken a conservative 

approach. The building’s only amenity is the fitness 

center, and it is closed indefinitely. Gatherings in the 

lobby and courtyard as well as open houses are 

prohibited. 

“The message to the residents was that I may 

be guessing wrong on the impact of this virus, and 

if I am to guess wrong, I’m going to hedge to the 

side of safety,” he says. “I refuse to make a decision 

that could in any way put anyone in harm’s way.” 

Clinton Street Lofts also follows City of Chicago 

guidelines, which limit guests to five per unit to 

avoid parties and indoor gatherings. Guests must 

wear masks while they are in the common areas. 

“We have signs on all the entrances and on ele-

vators to limit guests, but we don’t want to put 

their doormen or maintenance personnel in the 

position of having to enforce the rules,” Donnell 

says. “Our official stance is ‘follow city guidelines.’” 

The reopening of swimming pools and other 

amenities requires multiple considerations like how 

to pay for increased cleaning costs and how to 

respond to confirmed coronavirus infections in those 

who used the amenities. Reopening or not 

reopening can also be a politically charged issue that 

creates undue tension and confrontations within the 

association. Along these lines, many associations 

have decided to keep their amenities closed. 

“All of the reopening of amenities must comply 

with the CDC, state and local government’s guide-

lines,” Comstock says. “Posting of signs and 

reminding people to wear masks, social distance 

and wash their hands all help to reduce the trans-

mission of the virus. I recommend that the 

reopening of all amenities be conditioned on the 

association being able to meet all guidelines 

regarding the steps to be taken to avoid the trans-

mission of the virus.” 

As for residents who may argue that they have 

paid to use the amenities or that the association is 

required to operate them, Slowikowski responds: 

“When we talk about facilities like swimming pools, 

fitness rooms and social rooms, even though the 

board has an obligation to maintain and operate 

those, I and I think all other attorneys are of the 

opinion the board has the authority and discretion 

to close and keep closed those facilities for the 

health and safety of their residents.”  

Although a few boards have gone so far as to 

enact social distancing rules, some attorneys sug-

gest the softer approach of policies and guidelines 

to cover the duration of the pandemic. Rules lead to 

violations, hearings and consequences. Rules could 

also prompt confrontations between residents (i.e., 

self-appointed gatekeepers) or between residents 

and staff, which could lead to further legal action.  

Costello prefers “new policies” that “shall be in 

effect until such time as we are not subject to 

emergency orders.” 

In summary, COVID-19 took over the world 

rapidly and ferociously. The community association 

industry responded and continues to respond with 

thoughtfulness, creativity and determination to see 

it through. People aren’t thrilled about the restric-

tions that are necessary for public health, but most 

are grudgingly accepting.  

“We just have to hang in until it’s over,”  

Donnell says. Y 



Scenario Number 1 
Counting Proxy Votes:  

It is the evening of the condominium asso-
ciation’s annual meeting. You, the community 
association manager, are one of the three (3) 
people tallying the votes. Many Owners have 
voted by proxy. Prior to the meeting, you dis-
cussed with the association’s legal counsel what 
requirements must be met to ensure that the 
proxies tendered are valid. You know that the 
proxy must have a full date and the signature of 
the Owner or designated voting member. 

During the tallying, you have located a handful 
of proxies that do not have a full date on them. 
Do you tell these Owners what needs to be done 
to correct their proxies?  

Response: If the manager does nothing, one 
could argue that the outcome of the election 
was controlled by the manager. This is not a 
fair statement since it was not the manager 
who failed to properly complete the date on 
the proxies. The manager also should not be 
put into a position where they are providing 
“legal advice” to an owner. The manager could 
call these owners and tell them to come fix 

the date on the 
proxies, but they 

should not do this.  
After all, there may be other errors with other 
proxies that were tendered that the manager 
is not taking steps to correct. For example, the 
proxy for Unit 101 was tendered by John 
Smith. John Smith is not the record owner or 
designated voting member for the Unit, per 
the association’s books and records. The man-
ager does not count the proxy. Since the man-
ager is not calling the record owner per the 
association’s records to tell him/her an invalid 
proxy was submitted, he/she should not call 
the other owners who failed to insert a com-
plete date on the proxy. This ensures that the 
manager’s involvement in the election is con-
sistent with all owners. Prior to the meeting, 
it should have been decided what steps will be 

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

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

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

What Would You Do?  
Handling Sensitive Situations 
Many times over this past year, you have heard us say “It is not what you can do, but what you should do.” This was a lesson 
we learned that has proven to be very beneficial as we navigated our way through unchartered territory during the pan-
demic. However, this is a good mantra to follow when dealing with sensitive issues within community associations. Con-
sider the following situations and ask yourself what would you do? (Please note that these are actual scenarios that have 
occurred within associations.)  
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taken to address issues like this and the deci-
sion should not have vested with the manager, 
but with legal counsel for the association.  

Scenario Number 2 
Accident Memorial:  

You live within a homeowners’ association 
and you are a member of the Board of Direc-
tors. Over the weekend, a horrible car accident 
occurred, and a car crashed into a tree near the 
main entrance of your association, off of a busy 
street. Unfortunately, the driver and passenger 
were killed. The scene of the accident has been 
cleared, but the victims’ families have created a 
memorial at the association’s main entrance. 
The memorial is clearly on the common area of 
the association and no one consulted with the 
Board prior to placing the memorial. Does the 
Board leave the memorial on the common area, 
even though there is a provision within the 
association’s declaration that states no addition 
or alteration may be made to the common 
areas, except by the Board of Directors?  
Response: The Board of Directors does have the 

right to remove this memorial. The associa-
tion’s declaration authorizes it to control any 
and all alterations and decorations to the 
area. Yet, while it can remove the memorial, 
should it be removed? Allowing the memorial 
to remain for some time, may not only help 
the community to heal, but also it may help in 
convincing the local government to take addi-
tional steps to protect drivers coming off this 
busy street. This is a situation where what you 
can do may not be what you should do.  

Scenario Number 3 
Holiday Decorations:  

The condominium association has a rule 
that states holiday decorations are allowed but 
cannot be installed more than ten (10) days in 
advance of the holiday and must be removed 
within ten (10) days after conclusion of the hol-
iday. The rules also prohibit any decorations 
that are affixed to the common elements. It is 
late January and as you are walking through the 
hallway on the 5th floor, you notice an owner 
has strands of lights all around the perimeter of 
the unit door. Christmas happened several 

weeks ago. The rules prohibit all of these items 
so as a board member, you email the associa-
tion’s manager to report the violation. These 
actions are direct violations of the association’s 
rules, shouldn’t a violation notice be sent?  
Response: While technically, the Owner’s 

actions may rise to a violation of several rules 
previously adopted by the association, it is 
important to remember that other holidays 
are celebrated during the winter months out-
side of Christmas. Therefore, before issuing a 
violation notice, it is best for the Board of 
Directors and management to investigate the 
situation a bit to determine if the decorations 
are really Christmas decorations or have been 
placed in celebration of some other holiday. 
The Association does not want to take action 
that may appear to favor Christian holiday 
decorations or to be discriminatory. Instead 
of being quick to issue the violation notice, 
the Board would be better served to first con-
duct some research to determine whether the 
occupant is celebrating a different holiday.  
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Scenario Number 4 
Cooking Odor:  

The townhome associa-
tion’s declaration states that 
no owner shall act in a 
manner that is considered to be noxious or 
offensive or which creates a nuisance. The asso-
ciation’s declaration and rules also prohibit 
owners from creating situations that result in 
the emanation of offensive odors. Management 
receives four written complaints from two dif-
ferent owners all alleging that there is a foul 
smell emanating into their units that originates 
from Unit 104. The odor has been noticed 
around the dinner hour. One of the complaints 
includes language that the complaining witness 
is certain the odor is coming from Unit 104 
because when he was walking outside and went 
past Unit 104’s patio, the patio sliding glass 
door was opened and the odor was coming from 
the door out to the common areas too. After 
receiving the written complaints, the Board 
President decides to walk around the building 
the next evening around 6:00 p.m.. Upon 

arriving outside of Unit 104, he immediately 
smells the odor. However, it is clear that the 
smell is from the use of curry. Should a viola-
tion notice be sent?  
Response: Like scenario number 3, technically a 

violation has occurred. However, cooking with 
certain spices is a preference for some people 
based on their culture. Unlike scenario number 
3, the use of certain spices is not related to a 
religious holiday. However, respecting one’s cul-
ture can be just as important as recognizing 
one’s religious holidays. Instead of sending a 
notice of violation, this is a situation where let-
ting the owner know that odors are being 
transmitted from his/her unit to the common 
elements and to other units. Instead of 
jumping immediately into citing a violation, 
suggest that the owner use a fan while cooking 
or sealing certain areas of the unit to prevent 
the transmission of smells.. The Association’s 

approach should be one that is 
respectful of the owner’s cul-
ture while also doing what it 
can to prevent the smell from 
being transmitted to another 
Unit.  

Doing What You  
Should Do 

As we continue to be faced with sensitive 
issues that may also be violations of an associa-
tion’s community instruments, it is important 
that we approach these sensitive situations, to 
not only do what we can do, but also what we 
should do. While it is often the easier course of 
action to simply issue a violation notice, this 
may only create more problems for the Associa-
tion. It is important for boards to ensure that 
its enforcement of its rules are fair, even-
handed, and objective and to communicate 
those rules and standards to the members of 
the community. By doing so, this will likely 
avoid the escalation of uncomfortable situations 
and encourage respect of boundaries within our 
communities. Y

It is important that we approach these sensitive situations, to 

do not only what we can do, but also what we should do. 
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In our experience, one particular disclosure 

manages to get boards and managers in a twist 

nearly every time and is by far the one that most 

frequently results in litigation against the associa-

tion for providing inaccurate or incomplete infor-

mation - Section 22.1(a)(3) of the ILCPA, which 

requires "a statement of any capital expenditures 

anticipated by the unit owner's association within 

the current or succeeding two fiscal years." 

What is “anticipated”? 

What counts as "anticipated" is challenging to  

 

identify and creates confusion. Many boards and 

managers assume that they need only provide cap-

ital improvement projects that have been 

“approved” by the board. This assumption is 

entirely incorrect and is a recipe for litigation 

against an association.  

As an example, what if the board has merely 

mentioned or discussed, during a meeting, that the 

roof is leaking and needs repair and, quite possibly, 

full replacement? Does that mean the board "antici-

pates" a new roof? Or what if it's a well-known fact 

in the building that the elevators are in lousy shape 

and break down often. Must the board include an 

elevator modernization project in the capital expen-

diture disclosure? 

The short answer is if the board reasonably 

believes that a large-scale capital project on the 

roof or elevator improvement will take place within 

the current or following two (2) fiscal years, then 

yes, those projects are "anticipated" and should be 

disclosed in the 22.1 disclosure, along with an esti-

mate of the cost of the work. This is true even if the 

projects have not been formally “approved.”  

"Anticipated" is NOT the  
same as "Approved" 

We are hitting this point hard because it’s 

such a common misperception – the belief that 

since the board has not yet formally approved a 

project, there is no requirement to disclose it in 

the 22.1 form is false and exposes the association 

to liability.  

by Nicholas P. Bartzen, Esq. - Altus Legal, LLC

Condos are bought and sold every day in Illinois. One of the critical roles for the association to play in the transaction is com-
pliance with Section 22.1 of the Illinois Condominium Property Act ("ILCPA"), which requires the board to answer nine (9) 
key questions about the association upon demand by a current unit owner (typically the seller). The "upon demand" compo-
nent of that last sentence is critical: the unit owner must demand the disclosures before the association's duty to provide 
them is triggered. 

22.1 Disclosures: Avoid Liability by Properly Including “Anticipated Expenses” 



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

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

Property • Casualty • Employee Benefits • Workers Compensation 

220 S. Lively Blvd., Elk Grove Village, IL 
60007 

Ph: 847-437-2184 • 800-780-2922 • Fax: 

The language of ILCPA is 

clear - the legislature wanted 

associations to disclose what 

they anticipate will occur, not 

merely what they have formally 

approved. If the board believes 

it will replace the leaky roof in 

the next few years, disclose it. If the elevators are 

on their last legs and the board finds a significant 

repair is likely in the next few years, disclose it. If, 

however, the board plans to perform simple 

patching jobs to the roof (which may not be cate-

gorized as a “capital expenditure” or “capital 

improvement”) until after the current and two suc-

ceeding fiscal years have elapsed, the repair may 

not have to be disclosed at all.  

At this point, we’ll reiterate that each situation 

is unique, and boards should discuss these “grey 

areas” with their attorneys. After all, it is the associ-

ation that will be sued as a result of disclosing inac-

curate information, so for any specific questions, 

please speak with your attorney for clarification. 

 

Must we include how the association 
will finance the improvements? 

Section 22.1 of the ILCPA does not mandate 

that the association disclose how it plans to pay 

for the capital improvements it publishes. Natu-

rally, buyers will want to know such information, 

and thus may ask whether a special assessment is 

"anticipated" as well. However, "anticipated" special 

assessments are not required to be disclosed under 

Section 22.1. Whether the board decides to include 

that information regardless is a board decision, 

but in general, we caution our clients against vol-

unteering unnecessary information that is not 

required by statute. Doing so exposes the associa-

tion to more liability (which is why, incidentally, 

boards should be exceedingly wary of completing 

disclosure forms prepared by the lenders, buyers, or 

buyers’ attorney, as they invari-

ably include questions that the 

association is not required to 

answer under the ILCPA).  

Conclusion 

Bear in mind, we are not 

advocating that the 22.1 disclo-

sure become the board's running “wish list” of 

items it would like to see done. Such a list would 

enrage current unit owners looking to sell, as it 

would result in their unit sales prices tanking and 

the pool of potential buyers thinning dramatically. 

That said, the board has a fiduciary duty to the 

association, and that means ensuring that it makes 

the proper disclosures to limit liability from lawsuits 

filed by new buyers who feel they were misinformed 

before their purchase. As such, the 22.1 disclosure 

must strike the proper balance between disclosing 

what work the association reasonably anticipates 

doing without making it a document that need-

lessly frightens off potential buyers. Y 

The language of ILCPA is clear - the legislature wanted asso-

ciations to disclose what they anticipate will occur, not merely 

what they have formally approved.
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ompletely shutting down indoor gathering 
spaces and / or prohibiting guests may help 

ensure safety (and may even be appropriate in 
certain circumstances); however, doing so will 
leave residents without the ability to safely 
socialize and enjoy the amenity spaces and thus 
will likely be unpopular in the community. A 
complete ban on unit guests may also prove dif-
ficult to enforce. Notwithstanding its unpopu-
larity, condo boards and management will there-
fore be faced with the question of how to effec-
tively limit gatherings and safely operate the 
common element gathering spaces to protect the 
health, safety and welfare of all residents.  

 
Mayor Lightfoot sought to address this 

issue for Chicago condominiums by imposing an 
additional restriction effective at 12:01 a.m. on 
Friday, July 24, 2020 that “Residential property 
managers will be asked to limit guest entry to 
five per unit to avoid indoor gatherings and 
parties.” This restriction was also reiterated in 
Mayor Lightfoot’s additional restrictions effec-
tive at 5:00 a.m. on October 1, 2020. While 
enforcement of this restriction may prove diffi-
cult, below is a list of practical strategies for 
limiting large gatherings in condo buildings: 

 

1. Adopt Temporary Policies or  
Rules to Limit Guests. Temporary poli-
cies or rules can be adopted by the condo 
board to limit the number of guests per-
mitted in a unit and / or in any common ele-
ment amenities. Condo boards can adopt a 
policy or rule and regulation via board vote 
at a board meeting (if a board chooses to for-
mally adopt a rule, it requires a few extra 
steps including a unit owner’s meeting to dis-
cuss the proposed rule, which requires 10-30 
days written notice plus a formal vote at a 
board meeting to adopt the rule after the 
unit owner’s meeting).  

2. Limit Gatherings in Common  
Element Amenities. Temporarily close or 
limit the number of persons in common ele-
ment gathering spaces. At a minimum, 

by Howard S. Dakoff, Esq. – Levenfeld Pearlstein, LLC 
Adam T. Kahn, Esq. – Levenfeld Pearlstein, LLC

Gatherings in condo buildings are problematic because they pose a potential risk of spreading Coronavirus. Making matters 
worse, as Fall approaches, the demand for residents who wish to congregate in indoor common element gathering spaces 
(party rooms, community rooms, exercise rooms or hospitality suites, for example), or have guests in units, will likely increase.  

Practical Strategies for Limiting Gatherings in Condominium Buildings 
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capacity limitations must comply with appli-
cable federal, state, local guidance, such as 
CDC guidelines and City of Chicago guide-
lines for residential buildings regarding 
indoor spaces and gatherings, though more 
stringent limits may be adopted.  

A resident reservation system is recommended 
for small interior spaces such as exercise rooms 
to help limit traffic while also ensuring all resi-
dents have fair access to the common ele-
ments. Also, appropriate sanitization protocols 
should be adopted for disinfection. 

3. Notify Residents of Restrictions. The 
board or management (if professionally man-
aged) should circulate clear and concise cor-
respondence to all residents and post signs in 
conspicuous locations (lobbies, elevators, 
etc.) regarding any temporary policies or 
rules as well as the directive from Mayor 
Lightfoot on limiting the number of unit 
guests (for Chicago condominiums). Resi-
dents should also be promptly notified of any 
updates to the restrictions.  

 

Of course, residents should be directed to 
refrain from using common element amenity 
spaces and quarantine / self-isolate if they 
have tested positive for, experienced symp-
toms of, or been exposed to coronavirus until 
they are cleared by an appropriate medical 
professional.  

4. Send Reminders as Needed. Verbal or 
written reminders from the board or man-
agement (if any), as needed, are recom-
mended to ensure compliance. Reminders 
should be firm in tone but not antagonistic. 
Self-help by residents / directly confronting 
an offending owner or resident is not recom-
mended to avoid unnecessary escalation 
and/or potential coronavirus exposure. 
Instead, it is appropriate for the board or 
management to issue necessary and appro-
priate reminders.  

5. Document Violations. Any violation of 
temporary policies or rules limiting guests 
should be documented in written complaints 
submitted to the board or management to 
determine the appropriate next step. Docu-

mentation is key for enforcement of available 
remedies. As with reminders, resident self-
help / direct confrontation is not recom-
mended, and submitting written complaints 
or incident reports is the suggested course of 
action for residents who observe a violation.  

6. Remedies for Enforcement. The board 
may seek to impose available remedies under 
applicable law and the governing documents 
such as levying fines or injunctive action via 
circuit court. The association’s legal counsel 
should be contacted to determine appro-
priate next steps and available remedies for 
violations.    

As the temperature drops, it is under-
standable that residents will desire to hold 
gatherings in indoor common element amenity 
spaces. While gatherings pose a risk of exposure 
to, and transmission of, Coronavirus, the meas-
ures outlined above can help to effectively miti-
gate the risk, limit gatherings, and ensure that 
residents are able to safely use the common ele-
ment gathering spaces. Y 



1. Define a vision for the community 
association. What do you want the com-
munity living experience to feel like? Do you 
want the community to have beautiful out-
door gardens? Do you want the association to 
have fun social events? Do you want the asso-
ciation to have sufficient reserves to avoid 
special assessments as much as possible? It all 
starts with a dream. Write down a vision and 
share it with all the homeowners and see how 
it turns into reality. 

2. Improve the working relationship 
with your management company. There 
is always a way to improve a working relation-
ship with a business partner. Meet with your 

manager and discuss ways to improve the way 
you communicate with each other. Share the 
positive feedback with your manager and ask 
what you can do to help the manager be more 
effective for your community. 

3. Ensure board members are properly 
trained on their duties and responsi-
bilities. Ask your management company for 
board member training. If they don’t offer it, 
check out the Community Association Insti-
tute’s website, www.caionline.org. They offer 
a wealth of information to help board mem-
bers become more effective and productive.  

 

 

4. Hold board meetings that are effec-
tive and efficient. One of the most 
important actions of the board of directors is 
to hold board meetings to conduct associa-
tion business. To effectively conduct business 
at the board meetings, the meetings must be 
properly noticed, have a clear and concise 
agenda and run effectively with a time limit. 
In addition, the homeowners should be edu-
cated about the difference between a town-
hall meeting and a board meeting.  

5. Check and revise the rules and regu-
lations, as necessary. There may not be 
any issues today, but there might be signifi-
cant issues tomorrow. A new homeowner 
may not pay their assessments, a new tenant 
might have a dog that barks incessantly, a 
new homeowner might move in through the 
front door and destroy the hallways. Does 
your current version of the rules and regula-
tions properly address these situations? 
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by Salvatore Sciacca – Chicago Property Services

There are many reasons why people serve on the board of directors of a community association.  Some reasons are better 
than others. Some people volunteer for completely self-serving reasons while others truly care about the fellow home-
owners and want to make a positive impact on the community living experience. For those board members that serve on 
the board because they truly care about the health and well-being of the community, here are easy tips to follow to further 
improve the community living experience: 

10 Ways Board Members Can Improve Homeowner’s Community Living Experience 
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Check them and revise them to ensure the 
language on fees and fines are clearly stated. 

6. Apply rules and regulations equally 
amongst all the homeowners. Make 
sure all the homeowners are aware of the 
latest version of the rules and regulations. 
Also, verify that there is a process defined so 
that the rules and regulations are applied 
evenly. There should also be a process to 
ensure homeowners are given the opportu-
nity to have a hearing if they are fined for 
violating the rules and regulations. 

7. Make some visual upgrades to the 
common areas. Homeowners like to see 
their assessment dollars going towards a good 
cause. One way to effectively invest into the 
community is to make visual and aesthetic 
improvements. Although it is most important 
to keep the physical elements of the associa-
tion in working order, it is also important to 
keep the visual aspect including curb appeal 
in good shape. 

 

8. Encourage homeowners to participate 
within the community. One of the most 
important elements of successful community 
living is having a high level of homeowner 
engagement. The more engaged the home-
owners are within the community; the more 
vested they are and the more willing to par-
ticipate. This ensures that there will be a 
high level of interest from the homeowners 
to become new board members who want to 
continue an enjoyable community living 
experience. 

9. Clearly communicate the long-term 
capital plan. Not only is it important to 
have a capital plan but it is important to 
maintain and update it. In addition, the 
board and management company should 
communicate this information to the home-
owners so that the homeowners are aware of 
any large expenditures anticipated down the 
road. This would also give homeowners a 
heads-up on any potential special assessment 
and/or bank loan that the association might 
need to consider. 

10. Have FUN. In the end, it is important to 
have fun and enjoy community living. So 
take the time to organize social events. Even 
during our current Covid-19 situation, it is 
possible to setup virtual networking events 
within the community. Take the time to 
setup a social event and enjoy community 
living at its finest. 

Conclusion 

What is your vision as a board member of 
your community? How important is it to ensure 
homeowners have an enjoyable community 
living experience? Do you find it important to 
leave a positive legacy behind once you finish 
serving on the board of your community associ-
ation? Whether you realize it or not, you can 
make a significant impact upon the community 
living experience within your association. Do 
not miss out on this opportunity. Y 
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Roving patrol (RVP) is not typically seen in your regular 
security market. Which is a surprise because of its con-
siderable benefits that regular service does not provide. 
The first being economically cost efficient. We all know 
budgeting season can be a hassle and will most likely re-
sult in a lot of over time. Roving patrol is quite econom-
ical for your security budget. A mobile patrol service 
provides you with a security presence all night and typi-
cally costs much less than traditional dedicated service.  
Visible presence is another essential benefit that help 
deter unwanted and suspicious activity. It is vital that se-
curity is easily identifiable. Mobile patrol establishes a 
strong visible deterrent with flashing lights, well- marked 
and branded vehicles, and constant movement through-
out your property. This allows your residents, guests, and 
other people within the community know that security 
is onsite. An added benefit to that is GPS monitoring 

by Jose “Alex” Treto -American Sentinel

We as humans love to feel the sense of security and protection knowing that we are free from harm or at least knowing 
that there is a deterrent. Most of today’s society rely on dedicated guards to help them deter and enforce rules/reg-
ulations. In most cases, dedicated guards only work for active sites with steady traffic that require a constant guard 
to be on post. Most suburban HOA’s, COA’s, and residential communities do not require a dedicated security guard. In 
most cases they benefit from roving patrol for their security needs, concerns and wants.   

Roving Patrol Security for HOA’s 

tracking the mobile officer’s position. Knowing where 
your guard is always is a little bonus.  
Being observant 100% percent of the time is quite a dif-
ficult task and for others, staying awake is a struggle. 
Roving patrol does not allow time for a guard to fall 
asleep because of the constant movement from one lo-
cation to the next. Roving patrol is not your typical se-
curity task given that the security officer is driving the 
entire shift and performing the clients scope of work. 
So, there is no idle time for that officer to perform unau-
thorized activities. Which gives you the benefit on hav-
ing a quality guard patrol through your community. A 
mobile patrol security officer has a lot more responsi-
bility driving a company vehicle. Officers working in an 
active, mobile patrol require more training and skill 
than a dedicated guard.  

Lastly, quick response is a 
benefit that can be essential in 

a time of need. The mobile secu-
rity officers can respond quickly since 

they are already on the move. This is a benefit to com-
munities of all sizes and it only takes a couple of minutes 
for the officer to respond. When there are multiple ve-
hicles patrolling the area, quick response time is vital to 
deterring crime and disturbances. There are many ways 
to provide security. As a property manager or board 
member you should look at what services your security 
company provides.  
In addition, you should approach and address issues 
commonly found within the security guard industry. 
Look for a company that utilizes advanced technology 
which includes GPS tracking, video cameras that record 
both interior and exterior of the vehicle, smartphones 
that allow typed, real time reports, and cloud-based re-
porting database. So, next time you are looking for a se-
curity company for your community keep these benefits 
in mind.  

jtruong@behrensandtruong.com | www.behrensandtruong.com

BEHRENS & 
TRUONG LLC 

312-263-4318

Is Your Condo prepared? 
Contact us today about reducing your  

2020 Tax Assessment for your Association.

2020 IS THE TRIENNIAL REASSESSMENT OF THE SOUTH & SOUTHWEST SUBURBS
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 INDUSTRY HAPPENINGS
Associa Chicagoland 
Associa Chicagoland is excited to announce a manage-
ment partnership with Southbury, a premier pool and 
clubhouse community in Oswego, IL. Southbury is made 
up of seven distinct communities, which include upscale 
single-family homes, luxury townhomes, and an active 
adult community. Residents have access to a wide range 
of quality amenities, including walking and bike paths, 
ponds, tennis courts, volleyball courts, and a children’s 
play area. The community features three pools and a 
7,000+ square-foot clubhouse with a great room, kitchen, 
library, craft room, theater, and conference room. A local 
junior high school, elementary school, and the South 
Point Park District Facility are all within walking distance 
from the community.  
Residents may also enjoy the historic buildings, 70+ din-
ing options, and Fox Bend Golf course in nearby Oswego, 
as well as the 317-acres of wetlands, prairies, and green-
ways near the community. Associa Chicagoland will pro-
vide their unique management services to Southbury 
Master, Villas at Southbury, and The Seasons at South-
bury. “Associa Chicagoland remains committed to pro-
viding quality management services and expanding our 
community partnerships with unique communities like 
Southbury,” stated Erica Horndasch, CMCA®, AMS®, As-
socia Chicagoland vice president. “Our team is excited to 
work with the Southbury board of directors to achieve 
their community vision and best serve their residents.” 
Associa Chicagoland was recently recognized by the Na-
tional Association for Business Resources (NABR) as one 
of Chicago’s Best and Brightest Companies to Work For® 
in 2020.  
The Best and Brightest Companies to Work For® program 
identifies companies that promote the most innovative 
and thoughtful human resources approaches. Companies 
are evaluated on a number of key measures, including 
compensation, benefits, engagement, retention, em-
ployee education and development, recruitment, commu-
nication, diversity and inclusion, community initiatives, 
and more. Companies receiving the Best and Brightest 
designation are recognized for their commitment to fos-
tering employee enrichment and professional growth and 
demonstrating a commitment to their employees.  
Associa Chicagoland and the other winning companies 
were recognized at the Best and Brightest Digital Con-
ference, where 13 elite winners were honored in the Best 
of the Best small, medium, and large business categories. 
“Associa Chicagoland has always been committed to em-
ployee advancement and growth, as well as providing re-

FirstService Residential 
FirstService Residential is proud to announce the promo-
tion of Brian Butler, CMCA, CAM, to Senior Vice President 
– High Rise. In this role, Mr. Butler will lead the entire 
downtown high-rise portfolio and a diverse team of Vice 
Presidents and regional directors. “This role will not only 
ensure our associates and clients have the very best sup-
port, but will also allow for sustainable growth for years 
to come,” said President Asa Sherwood.  
Mr. Butler is an attorney and a member of the Illinois State 
Bar Association and the Chicago Bar Association. He is a 
licensed Community Association Manager (CAM) in Illinois 
and holds the Certified Manager of Community Associa-
tions (CMCA) designation, the Association Management 
Specialist (AMS) designation, and the Professional Com-
munity Association Manager (PCAM) designation, the in-

dustry’s highest professional accreditation. 
Mr. Butler continues to serve as a subject matter expert 
in all facets of our business including operations, risk 
management, legal support, customer service, process 
improvement, talent development, employee engage-
ment, strategy and sales. These are areas that will help 
him excel in his new responsibilities. His efforts extend 
beyond FirstService Residential as he volunteers his time 
toward improving education and manager support in our 
industry as President-Elect of the Board of the Commu-
nity Associations Institute of Illinois, and serves as Vice 
President of the Board of the Streeterville Organization 
of Active Residents (SOAR).

sources and professional opportunities that strengthen 
the ultimate employee experience,” stated Stephanie 
Skelley, Associa Chicagoland president. “It is an incredi-
ble honor to be recognized by NABR as a Best and Bright-
est Companies to Work For®. Our leadership team will 
remain dedicated to elevating our employees’ engage-
ment and work experience.” 
Associa Chicagoland also announced the hiring of 
Michele Trina as the vice president of operations. Ms. 
Trina has been involved in the property management in-
dustry since 1998 and brings with her extensive experi-
ence in operating suburban properties and working 
directly with community associations. Her areas of expert-
ise include business strategy, operational improvement, 
financial and budget planning, and conflict management. 
In her new role as the vice president of operations, Ms. 
Trina will oversee a diverse team of managers and opera-
tional staff and will help lead management operations.  
“Michele’s experience in maintaining all aspects of com-
munity management, strong client focus, and proven 
team leadership abilities will enable her to provide the 
highest level of management services for our clients,” 
stated Stephanie Skelley, Associa Chicagoland president. 
“Associa Chicagoland is proud to welcome her to the 
team, and we are excited to see how her leadership will 
contribute to our client vision and help continue to drive 
excellence for our branch.” 
Ms. Trina is a licensed community association manager in 
Illinois and has obtained the Certified Manager of Commu-
nity Associations (CMCA®) designation from the Commu-
nity Association Managers International Certification Board 
(CAMICB) and the Association Management Specialist 
(AMS®) designation through the Community Associations 
Institute (CAI). She is a member of CAI and has been a fea-
tured speaker at their annual conference, where she edu-
cated board members, managers, and homeowners.  

HOA Safety & Security Tips 
Security & Safety have always been important. Remind 
your homeowners that security is a group effort and that 
a property is only as safe as the residents make it. Home-
owners should be encouraged to do the following things 
on a regular basis. 
» Report suspicious behavior or vehicles to the  

local authorities or property security. 
» Report streetlights that may be out to either the  

municipality or to management. 
» Homeowners should also be reminded to keep their 

coach lights and/or porch lights lit during evening hours 
to help eliminate those dark spots close to homes where 
criminals can hide. 

» Garage doors should remain completely closed when 
not in use. This helps keep animals and rodents out, but 
also, keeps criminals from being able to see what be-
longings you have inside and eliminates that potential 
entry point. 

» Homeowners who are responsible for their own land-
scaping should be reminded to keep large bushes and 
trees trimmed away from windows and entries. 

» Scheduling a quarterly night inspection can also help 
identify the lighting issues and areas of concern for an 
Association.  

» All walkways, corners and intersections should be well lit 
for security and for safety. Asking the local municipality 
for grants or assistance may be an option for combating 
this issue. 

» Those Associations who maintain all of the landscaping 
at an HOA should keep large bushes and trees trimmed 
away from windows and entries.  

» Associations should identify any landscape concerns 
around pools, clubhouses, ponds, parks, walking paths 
and other areas. Security cameras at a clubhouse, pool 
or recreation area are very helpful. 

» Ponds and parks should be well marked to reduce liability 
around the perimeters to help deter evening guests. 
Walking paths, especially those through wooded areas 
are harder to address, as bright lighting may not always 
be a reasonable addition. In these areas, it is important 
to remind homeowners to use common sense and to be 
careful if ever using the area in the evening or late hours. 

» Communicate with owners and residents. Utilize neigh-
borhood newsletters, issue special bulletins in the event 
of a major issue, and make owners aware of their re-
sponsibilities. And keep reminding them! You may 
sound like a broken record, but unless you keep it in the 
forefront of their minds, owners may get lackadaisical 
about security. Then when something bad happens they 
blame the Board of Directors and Management. 

» A great way to assess your association's safety issues is 
to invite your local police department to a meeting. 
Your CAPS or local beat officer should be around your 
property on a regular basis, and know what local issues 
are. They can assess the area prior to your meeting and 
give you and your neighbors and residents specific ideas 
to resolve specific issues. In addition, some municipali-
ties do offer vacation watches, which are a good way to 
help keep your home secure while you are out of town.  

» Creating a community watch group and/or holding a 
community “night out” can greatly add to the safety 
and security of your property. This activity can also add a 
sense of community to your association when the resi-
dents begin to work together to improve their homes. 

As with all aspects of Community Management, each 
community is unique and will have its own nuances that 
may need to be addressed. You may utilize this informa-
tion as a starting point from which you can build and cus-
tomize your own inspections for your associations with a 
team of professionals. 
The bottom line... you need to be proactive, communicate 
with homeowners and board members, and get residents 
involved in maintaining the security of the property.

continued from previous page...



S 
o it’s been over six months since Covid-19 changed our lives 
and caused government officials to drastically change our 
way of living. It was hard to imagine such a thing could hap-

pen when it first came on us. Hindsight is 20/20 and it appears we could 
have mitigated the impact of the virus with some basic changes in our 
health and safety protocols that we commonly accept now as social distancing. While it was hard 
for us to accept social distancing back then, now the danger is becoming complacent in this regard. 
So we all need to continue to practice social distancing protocols as we re-engage life, work and 
family activities. 

Our cover story offers some insight on how several top management professionals, attorneys, com-
panies and associations are adapting to meet some of the challenges of Covid-19. Various perspectives 
are shared in this article on staffing offices, staggered schedules, holding meetings, conducting elec-
tions, use of amenities, liability, and other topics that association boards and managers must consider. 

Our second story tackles the handling of sensitive situations in this challenging time and provides 
some specific examples of how boards and managers can show empathy while still meeting their 
obligations. In fact, by handling sensitive situations with care and thoughtfulness, a board can ac-
tually help build a sense of community within their association.   

Other articles in this issue that are designed to help you address the challenges of the pandemic are 
on practical strategies for limiting gatherings in condo buildings, best practices for virtual meetings, 
and contractor/contract issues for unforeseen events. Rules and regulations of all types are impacted 
by Covid-19. It’s a good idea to consider new or temporary policies and rules as well as update con-
tracts to protect the association. Of course, each association is unique and there will be varied opin-
ions of residents so getting guidance from other professionals on your team is imperative. 

We’ve also included some articles that are not COVID-19 specific in this issue. Two articles pertaining 
to security issues cover the topics of automated license plate readers and roving patrols. One article 
in our Board Basics column outlines ten ways boards can improve a homeowner’s community living 
experience while another covers pest infestations. A legal update on avoiding liability by properly 
including “anticipated expenses” in Section 22.1 disclosures also appears in this issue.     

A special feature in this edition on how 3470 North Lake Shore Drive Association handled the re-
placement of mechanical equipment (chiller) that had exceeded its useful life expectancy. They 
took a holistic approach that considered the entire closed loop system (not just the chiller) and se-
lected high efficiency equipment to achieve energy savings as well as a significant rebate. 

As we all continue to make our way through life with COVID-19, we need to do our best to help and 
encourage each other when we can. It will require teamwork and cooperation from all of us to fight 
off the virus and continue to operate associations, businesses and our lives in a safe and healthy 
way. If you have an idea or new message that you would like to share, please send it to me or feel 
free to call. We continue to be optimistic in our outlook and cautious at the same time. Hopefully 
our doctors, scientists and other leaders will work in unison to help us all navigate this difficult pe-
riod as we move through it together. Y 

Warm Regards, 
Mike 

Michael C. Davids, Editor & Publisher 
630-202-3006 / mdavids@condlifestyles.net 
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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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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

BUILDING RESTORATIONS

QUALITY RESTORATIONS 
(630) 595-0990

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

AIRWAYS SYSTEMS, INC. 
630-595-4242 

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

Also Air Filters, Belts 
www.airwayssytems.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
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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

SYMMETRY ENERGY  
(630) 795-2594 

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

Contact: Vickie Farina 
Vickie.Farina@symmetryenergy.com 

www.symmetryenergy.com

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

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 RESTORATION GROUP 
312.636.6873 

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

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

FIRE SAFETY & PROTECTION

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

HOLLINGER INSURANCE 
SERVICES, INC. 
(847) 437-2184 

Property Casualty • Employee Benefits 
Workers Compensation 

www.HollingerInsurance.com



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

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

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

SP+ 
(773) 847-6942 

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

PARKING GARAGE CLEANING

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

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

BUILDING SERVICES OF AMERICA 
(630) 783-9570 / (312) 420-2205 

Janitorial | Window Washing | Door Staff  | Plant Sanitation 

Info@bsateam.com

JANITORIAL



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 
A  D I V I S I O N  O F  R E A L M A N AG E ,  L LC  

(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.
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
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

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
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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

PROHTOP ROOFING 
(847) 559-9119 

We’re Here When You Need Us! One of Chicagoland's  
most trusted roofing contractors for over 30 years 

Specializing in Muti-family projects 
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

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 

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

BEHRENS & TRUONG LLC 
(312) 263-4318 

Concentrating in Property Tax Appeals since 1976 
www.behrensandtruong.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, LLC 
(312) 625-4958 

A remarkably simple reserve study system 
Custom, Comprehensive Studies 

Conducted by Professional Engineers 

Contact Monica Mack 
monica@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

TAIRRE  
MANAGEMENT SERVICES 

(847) 299-5740 
tsutton@tairremgmt.com

ROOFING
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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
AMERICAN SENTINEL 

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

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

info@am-sent.com | www.americansentinel.net 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

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

SITE MAINTENANCE, INC. 
(847) 697-1077 

www.sitemaintinc.com

ROOFING

SECURATEX 
(312) 207-1462 

”Keeping Tenants Happy” 
www.securatex.com

For Display or Professional Services Directory Advertising Info, 
Call 630-202-3006 

BUILDING SERVICES OF AMERICA 
(312) 420-2205 

Janitorial | Window Washing | Door Staff  | Plant Sanitation 

Info@bsateam.com

TV-BULK CABLE & SATELLITE

USA WIRELESS 
(847) 831-4561 

AT&T TV & Directv, Bulk TV & Internet $49.99 
orders@usawireless.tv 

www.usawireless.tv
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Safety Measures 
In any project you want contractors to 

implement safety measures to prevent injury to 
persons or damage to property. This should be 
discussed before a project starts. An important 
safety measure is to identify specific locations 
of the property that are to be used by the con-
tractor. By limiting the areas that will be used it 
should limit the workers exposure to other per-
sons, and reduce risk of injury to others.  

This should include a specific location 
where the contractor is to stage and to store 
equipment and materials. This could be a par-
ticular area of a parking lot, driveways, or  
 

 
 
areas next to buildings. It should be limited to 
just one or a few areas, to limit contact with 
the residents. If a dumpster is to be used it 
should be set in a location away from pedes-
trian traffic and play areas and where the 
trucks have easy access. These areas can be 
marked or roped off to help keep others away 
from the workers. Similarly, if vehicles will be 
coming on to the property (such as trucks 
delivering materials), it is better to limit the 
entrances and roads they will use. 

If work is being done inside the building, 
you should limit the doors the workers are to 

use, and avoid the front entrance and high 
traffic areas. Limit the contractor to a partic-
ular elevator. The floor should be covered 
with sufficient protection not only to protect 
the floor, but to keep people away so that they 
do not trip on material or equipment. The 
contractor should be restricted from storing 
materials, equipment, and tools in common 
areas such as hallways, lobbies, entrances and 
exits, and anywhere that may have pedestrian 
traffic. The contractor should be prohibited 
from leaving debris or trash in common areas 
for any period of time. 

Covid-19 Safety Concerns 
The Covid-19 world has added a new 

layer of safety concerns when bringing con-
tractors onto the property. This should be dis-

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

Contractor and Contract Issues for Unforeseen Events
All community associations hire contractors to perform work on the property. Whether it’s painting a hall or full replace-
ment of roofs, there are a number of concerns that the board will want to address to protect itself and its residents. 



cussed with the contractor before starting any 
work. You should ask the contractor to iden-
tify protocols that have been implemented 
and which the workers are required to follow. 
Ask the contractor to explain what training 
has been provided to the workers. OSHA has 
published Covid-19 guidelines for construc-
tion workers. Although these are intended to 
protect the workers, it would be prudent to 
review the list with the contractor to make 
sure the contractor has implemented the 
guidelines. Of course, workers should be 
required to wear face coverings at all times, 
and should be required to stay at least six feet 
away from residents and others when possible. 
The contractor should be required to regularly 
sanitize those parts of the building the 
workers are regularly using, such as doors and 
knobs, rails, elevators, etc. You might require 
the contractor to inform the association at any 
time a worker has tested positive for Covid-
19. It is a good idea to require the contractor 
to have a supervisor on site who will be 
responsible to make sure these protocols are 
being followed. 

Protecting Against Extra Charges from 
Unforeseen Events 

It is very frustrating during a project to 
have a significant increase in costs because of 
“unforeseen events.” These usually can be 
addressed in the contract. Others may be 
addressed by making sure the contractor is 
familiar with the property before providing a 
proposal. 

The contract should be used to set the 
project costs and try to prevent increases 
during the project. For instance, try to avoid 
contracts with escalator pricing, where the 
cost will go up if the project takes longer than 
planned or if the cost of materials or labor 
goes up. Weather may cause legitimate delays. 
Today we now know that an unforeseen 
worldwide pandemic can cause delays, or 
increase costs because the contractor must 
implement additional safety protocols. While 
the delay itself may be unavoidable, the asso-
ciation can protect itself from the related 
increased costs. The contract can fix those 
costs at a set amount so there are no or little 
increases in price if those events happen. In 
that way the contractor will bear the risk of 
those events, not the association. 

A contractor may try to impose extra 
charges because during the work it is learned 

that more work or material is needed than 
was anticipated. For instance, they find that 
they can’t run an electrical line where they 
thought and now need to go around a wall. Or 
they miscalculated the amount of asphalt 
needed. Before even getting the proposal, 
require the contractor to thoroughly inspect 
the property so they know what they will need 
to get the job done, and confirm the inspec-
tion in the contract. The contract should 
firmly set the prices for all labor and materials 

to be included, so there is no room for the 
contractor to try and wiggle for more because 
they underbid the job.  

A common “unforeseen event” is the 
replacement of rotted wood during roof or 
siding replacement. It is always expected that 
rotted wood will be found, but often it is more 
than the association anticipated so that the cost 
is much higher than expected. Since the wood is 
behind the siding or under the roof shingles it is 
difficult to estimate up front. It is again helpful 

L E G A L  U P D A T E
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for all parties to be familiar with the scope of 
the work. An engineer or architect can deter-
mine a scope of work, and have a pretty good 
estimate of what will be involved. This informa-
tion may be helpful for bidding purposes and to 
anticipate the actual cost of the project. Many 
times, based upon that estimated scope, the 
contractor will agree to an “allowance” where 
the contract price will include a certain amount 
of the wood replacement and the association 
only pays for the costs above that. This should 
be discussed with the architect or engineer, and 
addressed in the contract. 

There are insurance options to protect 
against some unforeseen events. Builders risk 
insurance can be obtained to protect the asso-
ciation’s interest in the materials, fixtures, and 
equipment that are to be installed, in the event 
they are damaged or destroyed by an unfore-
seen event like a fire or a storm. A perform-
ance bond can be obtained to insure the work 
will be completed, in the event something 
happens and the contractor does not or 
cannot finish the work. Similarly, a payment 
bond will insure the payments to subcontrac-
tors and material suppliers if the general con-

tractor is unable to pay. These types of insur-
ance policies are not usually obtained because 
of the cost involved, but they should be con-
sidered in connection with specific projects. 

Contractor Insurance 
Unfortunately, associations often incor-

rectly assume that contractors have insurance, 
or even if the association requires it, they 
don’t ask for proof of the insurance. 

No contractor should be allowed work on 
the property without having general liability 
insurance. This covers claims for injuries or for 
damage to property. The contract should also 
require that the association and its manage-
ment be “additional insureds” on the policy. 
This makes them insureds as if the policy were 
their own so they have coverage if they are 
sued because of something the contractor did. 
The association will be entitled to advance 
notice from the insurance company if the 
policy is going to be cancelled. The association 
could also require umbrella liability insurance, 
which provides additional insurance above the 
limits of the general liability policy. The con-
tractor should be required to have automobile 

liability insurance, to protect against claims 
from accidents involving contractor vehicles. 

The other important insurance is workers 
compensation insurance, which is generally 
required by state law. This insurance applies to 
the contractor’s workers in the event they are 
injured. It is important because if the con-
tractor does not have the insurance the associ-
ation can be considered the “employer” and 
could be responsible for the worker’s injuries. 

It is also important to make sure the con-
tractor actually has the insurance. A certificate 
of insurance may identify the insurance car-
ried. The certificate, however, will not tell you 
specifically what the policy covers or excludes, 
and you would need to look at the policies 
themselves. Also, to make sure that the associ-
ation was actually added as an additional 
insured, you should require and obtain a copy 
of the policy endorsement which adds the 
insureds. The contractor should be able to get 
the endorsement from its agent. 

The community association may avoid a 
lot of headaches during projects by addressing 
all of these things in the contract and before 
work begins. Y
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PRACTICAL REPORTS ON GREEN BUILDING ISSUES

FOR MORE INFORMATION CALL 

630.932.5551 
OR VISIT 

 
www.chicagolandbuildingsandenvironments.com 

News & Information on 
Building Maintenance,  

Restoration & Preservation

It is very frustrating during a  
project to have a significant increase 

in costs because of “unforeseen 
events.” These usually can be 

addressed in the contract. Others may 
be addressed by making sure the con-

tractor is familiar with the property 
before providing a proposal. 



B O A R D  B A S I C S

                                                     10/20          C O N D O  L I F E S T Y L E S 31No part of the publication may be reproduced whatsoever without written consent from the publisher. 
All material herein is copyrighted 2020©.

BALLOT PAPER 
n More of the Same 
n Change 

Ready for Change? 
Before your management contract 

automatically renews, call ACM  
and learn about our exceptional  

management services. 
Quality management services for condominium, 

townhome and homeowner associations.

SERVING ALL OF CHICAGOLAND 
WWW.ACMWEB.COM  630.620.1133

SUBURBAN 
ELEVATOR 
a d/b/a Schindler Elevator Corporation

Simplifying Vertical Transportation

www.suburbanelevator.com 

»Modernization 

»Code Upgrades 

»24 Hour Service 

847-783-6200 

»New Construction  

»Maintenance 

Serving Metropolitan Chicago, Las Vegas, Milwaukee & Tampa

C 

ondominium, homeowner, and townhome 

associations can seek to avoid the signifi-

cant damage and major inconveniences caused by 

pest infestations by following these eight steps: 

1. Educate Residents 
Associations are encouraged to provide resi-

dents with an annual reminder of best practices for 

preventing pest problems including proper storage 

of food, waste removal, and property maintenance. 

In addition, residents should be provided with infor-

mation to assist with early identification of  

 

potential pest problems and instructions for prop-

erly reporting/responding to pest sightings.  

2. Encourage Reporting 
In the fight against pest infestations, rapid 

reporting and appropriate response are the best 

weapons. It is essential for associations to 

encourage residents to report potential pest issues 

as soon as possible and discourage any self-help 

attempts.  

Too often, associations put more focus on 

punishing residents who experience pest issues  

 

rather than encouraging resi-

dents to come forward when there is 

a concern. Unsurprisingly, this results in 

residents failing to report pest issues and/or 

attempting to resolve issues on their own; both of 

which are widely responsible for minor pest prob-

lems quickly becoming major disasters. 

3. Hire Reputable Contractors 
Any attempt to prevent or eliminate a pest 

problem is only as good as the person providing the 

service. Associations are best protected against 

pests when proper prevention and extermination 

services are performed by licensed and trained pro-

fessionals.  

Associations should always engage reputable 

by Joseph Scharnak – Kovitz Shifrin Nesbit 

As the temperature changes, community associations often see an increase in the number of pest-related 
complaints. Determining the best way to deal with bed bugs, rodents, termites, and other pest complaints can 
be a challenge for board members and property managers who must juggle a variety of competing interests in 
order to best serve their communities.  

Pests and Infestations: 
8 CONSIDERATIONS FOR COMMUNITY ASSOCIATIONS 
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vendors who are licensed to use the most effective 

treatment methods and should avoid asking main-

tenance staff to use consumer grade products 

obtained from the local home improvement store.  

4. Take Preventative Measures 
The best way to address a pest infestation 

problem is to avoid it from happening in the first 

place. While it may be impossible to entirely prevent 

all pest infestations, preventative measures per-

formed on a routine basis can go a long way 

towards stopping a problem before it starts.  

5. Budget for Pest Control Services 
Boards often strive to avoid any assessments 

increases and in doing so may look for opportuni-

ties to trim the budget. In this regard, preventative 

pest control may seem non-essential compared to 

keeping the lights on or making sure the garbage 

gets taken out.  

Associations should be mindful that failing to 

include proper funding for preventative pest control 

services is a gamble that could result in a large 

unbudgeted expenditure when the building gets hit 

with a pest infestation. 

6. Enforce the Declaration 
It should come as no surprise that pests thrive 

in unsanitary conditions and many associations 

face the challenge of dealing with certain residents 

who live in less than desirable conditions. Nearly all 

declarations contain a covenant that requires resi-

dents to keep their homes in good order and repair.  

In order to mitigate the possibility of an unkept 

home being the source of a pest infestation, associ-

ations must be vigilant about policing this 

covenant.  

7. Have a Written Pest Management  
Plan in Place 

While some municipalities (like the City of 

Chicago) mandate that all condominium associa-

tions have a pest management plan, associations 

outside of the city limits and urban centers would 

be well served to follow suit.  

A successful pest management plan provides 

for regularly scheduled preventative treatments, 

education, mandatory reporting requirements, 

treatment, inspection, and an enforcement policy.  

Pest management plans should also establish 

who is responsible for arranging and paying the 

costs of extermination services under a variety of 

different scenarios. For example, an association 

may determine that a resident reporting a single 

bed bug at the first available opportunity is not the 

same as a hoarder who only gets discovered when 

neighboring units are affected. 

8. Consult with the Association’s  
Legal Counsel 

A skilled community association lawyer can be 

a valuable resource for assisting boards who make 

pest control a priority. Community association 

lawyers are familiar with the practical aspects of 

pest control in common interest buildings and can 

be instrumental in helping to develop an effective 

pest management plan.  

The Association’s legal counsel should also be 

consulted before an association enters into any 

recurring or long-term pest control contract. More-

over, an association’s attorney should be called 

upon if a board finds it necessary to enforce the 

association’s declaration against a unit owner that 

puts the other residents and the community prop-

erty at risk. Y 

The Habitat Company  
Chicago-based The Habitat Company, a leading U.S. multifamily developer and property 
manager, recently announced that the firm has been awarded property management of 
Eliot House, a 324-unit high-rise condominium building at 1255 N. Sandburg Terrace, effec-
tive Sept. 8. The addition of Eliot House marks the third significant Chicago condominium 
management contract award to Habitat in 2020 – the firm announced its management of 
the 724-unit Park Tower in January, followed by the 234-unit Metropolitan Tower in July. 
“As an integral part of the historic Carl Sandburg Village of condominium associations, 
Eliot House is a well-regarded presence in the heart of Chicago’s renowned Gold Coast 
neighborhood,” said David Barnhart, vice president of condominium management at 
Habitat. “We are pleased to be working with the Eliot House Condominium Association 
and its board of directors to deliver superb building service to the unit owners, residents 
and team members – many of whom have proudly called the building home for decades.” 
Designed by Chicago architectural firm Solomon, Cordwell & Buentz and originally con-
structed in 1963 as apartments, Eliot House is an anchor property in Carl Sandburg Vil-
lage, a residential community that includes nine high- and mid-rise condominium 
buildings, 60 townhomes and artists’ lofts, recreational facilities, pedestrian malls and 
commercial storefronts. Buildings within Carl Sandburg Village have the distinction of 
being named after famous authors, writers and poets. When the Village was converted 
to condominiums in 1979, it marked the largest apartment-to-condominium conversion 
ever completed to date in the city. 
A full-service, 28-story high-rise, Eliot House, named after British essayist T. S. Eliot, in-
cludes condominium residences ranging in size from studio to two bedrooms and offers 
24-hour door staff, bike storage and on-site management, maintenance and package 
management. Recent property enhancements include new windows and balcony doors 
throughout the building and the addition of a rooftop amenity deck. Recreational ameni-
ties available within Carl Sandburg Village include four tennis courts, two outdoor pools, 
landscaped green space with dog runs and play areas, and reservable hospitality rooms. 
Eliot House is also within walking distance of Lake Michigan, the Magnificent Mile shop-
ping district, Lincoln Park and various CTA bus routes as well as the Clark and Division 
Red Line L station. 

INDUSTRY HAPPENINGS 🎤
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L E G A L  U P D A T E

What is an Automated License  
Plate Reader? 

ALPRs use strategically placed cameras to 
capture images of vehicles as they pass by. 
Within milliseconds, proprietary ALPR software 
analyzes the vehicle’s license plate, storing the 
image in a database and documenting the precise 
time that the vehicle entered or exited the user’s 
property. ALPRs have the capability to send out 
automatic alerts or contact local law enforcement 
should a flagged license plate be detected.   

 

What are the advantages of Adopting 
ALPR technology? 

The cost of installing a new ALPR system 
is a mere fraction of the cost of installing a 
security gate. Unlike traditional security gates, 
ALPRs do not have any mechanical components 
that require routine maintenance, repair and 
replacement. The monthly license fees associ-
ated with using ALPR software is far less than 
the cost of employing 24/7 gate staff and the 
burden of employment taxes, overtime pay, 
vacation pay, workers compensation and unem-

ployment claims are eliminated.  
ALPRs provide timestamped electronic 

images of every vehicle that has entered or 
exited the user’s property. This evidence can be 
used to verify the validity of damage claims and 
can assist law enforcement agencies in connec-
tion with criminal investigations.  

ALPRs can be used to monitor when 
employees and vendors are present on the user’s 
property which can be helpful in resolving con-
tract and employment disputes.  

What should community associations 
consider before switching to an ALPR? 

Of paramount concern should be how an 
association’s residents will react to the imple-
mentation of this “Big Brother” technology.  

by Joeseph Scharnak – Kovitz Shifrin Nesbit 

COMMUNITIES, CARS, AND CAMERAS: 

Automated License Plate Readers in Associations 
Condominium, homeowner, and townhome associations have traditionally relied upon security gates as the sole means of 
controlling vehicular access to their communities. While a gatehouse that is staffed 24/7 may provide residents with a 
sense of security and grandeur, the relatively low cost, efficiency, reliability and increased capabilities associated with 
implementing new Automated License Plate Reader (ALPR) technology as an alternative to traditional security gates is 
increasingly changing the way associations monitor their communities.  
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While some residents may be attuned to their 
every movement being collected into a third-
party database, associations should expect other 
residents to take issue with images of their 
vehicles being stored in the network of internet 
servers that make up the cloud. 

It’s important for associations to be keenly 
aware of what they are signing up for when 
they utilize ALPR system licensed software. 
Some ALPR software license agreements may 
allow the ALPR company to sell data aggregated 
from capturing vehicle images to third parties.  

Legal guidance and 
ALPR technology 

An association’s 
trusted legal counsel can 
assist with the imple-
mentation of ALPR 
technology by: 

• Meeting with board 
members and unit owners to 

understand the membership’s security con-
cerns so that tailored policies and proce-
dures can be formulated to accomplish the 
association’s specific  
ALPR goals. 
• Appropriately updating the association’s 

governing documents to reflect the  
adoption of this new technology.  

• Assisting with the publication of informa-
tional notices and signage informing resi-
dents and guests that ALPR technology is 
being used on the property.  

• Creating rules for how the ALPR tech-
nology will be implemented including how 
data will be stored and accessed and the 
circumstances under which a unit  

owner may be provided with access to such 
data. 
• Reviewing ALPR vendor contracts to 

ensure that the data being collected is 
securely stored and not disseminated.  

• Providing guidance should law  
enforcement agencies request access  
to ALPR data. 

• Keeping the association aware of  
developing law that may affect the way 
this new technology can be used.  

The privatized use of ALPR technology by 
community associations is a relatively new phe-
nomenon. As usage becomes more widespread 
and various issues come to light, it should be 
expected that the courts and the legislature will 
create new laws restricting and governing the 
way this new technology may be used. Accord-
ingly, association board members and property 
managers should be judicious when imple-
menting new technology in their community. Y
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S 

tarting in March 2019, O’Hagan sent five 

vendors requests to bid. During the bid 

process, she learned the most important step is 

the walkthrough and preparation with the vendors. 

"Picking the right partner was easy once we saw 

the detail involved in one contractor’s proposal,” 

she said. “All the details were spelled out and all 

issues were completely thought through. They 

anticipated all our questions and covered contin-

gencies.”  

 

 
Building the Best Solution 

EMCOR Services Team Mechanical, led by Ken 

Boubel, Operations Manager – Mechanical Services, 

was the engineering and mechanical contracting 

firm hired. The company had successfully com-

pleted projects with the board of 3470 N. Lake 

Shore Drive in the past, and that positive relation-

ship helped them work well together. Boubel says, 

“The best part of this project was that the board of 

directors empowered us to build the best solution, 

not the cheapest one.” He encourages property 

managers to study the lifecycle cost of the equip-

ment, and to educate the board members on the 

long-term efficiency of the system. “Oftentimes it’s 

best to consider the highest efficiency equipment 

for the site at the right price, not the lowest price.” 

Holistic Approach 

During the proposal process, O’Hagan appre-

ciated the depth of detail paid by EMCOR. “We 

investigated various scenarios and thoroughly 

exhausted the details to provide the best turnkey 

solution to our customer,” added Boubel. “We 

made several visits, provided detailed equipment 

comparisons along with the estimated rebates, 

annual energy savings analysis and included a 3D 

model for the crane lift within our proposal.” 

Paying close attention to current conditions, taking 

a holistic approach to review the entire closed loop 

cooling system, not just the chiller, and striving to 
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The Big Lift at Lake Shore Drive Condo 

by Angela Duea – FirstService Residenital

The one and only chiller providing cooling for the entire building at 3470 N. Lake Shore Drive was reaching a breaking 
point: the 25+ year old chiller exceeded its useful life; some of the parts reached obsolescence and were no longer manu-
factured. The reality of the situation was if no plan was put into action, an obsolete component failure could leave the 
entire building without cooling in the middle of the summer for months on end awaiting a new chiller to be manufactured. 
The condominium board, along with FirstService Residential’s Regional Director Deborah O’Hagan, recognized that it 
was time to plan for a replacement system.  
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provide the best solution was key to the success of 

the proposal they accepted.  

Rebates Achieved 

O’Hagan also noted that EMCOR had a 

smarter approach that saved money on the project 

including energy efficiency rebates, and competi-

tive pricing. “Some of the other contractors didn’t 

include energy rebates at all, but EMCOR’s plan 

included a $20,000 ComEd rebate due to energy 

efficiencies.” The winning bid was $291,000 which 

included replacement of the existing chilled water 

pump and installation of a new side stream filter 

for the closed loop cooling system.  

Coordinating the Big Lift 

EMCOR successfully used a 500-ton crane to 

lift a 180-ton air cooled chiller to the top of the 30-

story building. Significant coordination was 

required with the City of Chicago Department of 

Transportation, Police Department and local 

Alderman’s Office for a street closure at inner Lake 

Shore Drive for 72 hours. “It was pretty spectac-

ular,” recalls Boubel. “An enormous crane built by 

smaller crane(s) was erected Friday night into the 

early hours Saturday morning, the lift was com-

pleted in lightning speed Saturday morning in less 

than an hour, and takedown was completed by 2 

p.m. the same day -- an entire day ahead of 

schedule! Motorists on the outer drive saw a dra-

matic lift as they drove by.” 

As a precaution, property managers will have 

to coordinate with neighboring buildings, provide 

notifications to residents and commercial tenants 

along with any last-minute reminders. But one 

reason that O’Hagan had chosen EMCOR was that 

they handled most of the details for her. Residents 

had to leave the building by 8 am the day of the 

lift, but other than that, the project was completely 

transparent to them.  

Planning Details and Contingencies 

“What’s most important during the project is 

to continue to pay attention to the details,” says 

Boubel. Successful project execution can be 

achieved by planning well in advance, uncovering 

all the details and having contingency plans if any-

thing unexpected happens. A strong engineering 

firm should steer the manager and board through 

the process and work together to make the details 

come together effectively. 

Y A 500-ton crane was used to lift a 180-ton air 
cooled chiller to the top of the 30-story building.
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Significant coordination 
was required with the City 
of Chicago Department of 
Transportation, Police 
Department and local 
Alderman’s Office for a 
street closure at Inner Lake 
Shore Drive for 72 hours.

Y Shown here is the new chiller being lifted on top 
of the roof at 3470 North Lake Shore Drive.

Y Pictured here are crew members beginning work 
to install the new chiller equipment. Y
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1. Select user-friendly software - Virtual 
meetings can be hosted from several different 
software platforms including Go-To Meeting, 
Teams, and Zoom. Prior to scheduling the vir-
tual meeting, consider the different software 
options available and choose the one that best 
fits your association’s needs. There are many 
apps that are offered at little to no cost that 
allow the flexibility for participants to attend 
from their computer or phone.  

 
 

2. Trouble-shoot - Prior to your meeting, test 
the software so you can work out any technical 
difficulties. Doing so will save time during the 
actual meeting and allow you to assist mem-
bers who may run into similar difficulties.  

3. Create an agenda - Let your attendees know 
what to expect by creating an agenda that 
will serve as a roadmap for the meeting. This 
will help replicate the structure and pacing 
that has been established at previous in-
person meetings.   

 

4. Be aware of your surroundings - While you 
may enjoy the idea of conducting a meeting 
from the comfort of your own home, con-
sider your location and its appearance before 
beginning the meeting. It is important to 
ensure that there is nothing distracting in the 
background which might take away from the 
meeting itself.  

5. Be courteous of time - Do not be afraid to 
set and enforce a time limit. If a meeting goes 
on too long, it’s easy for attendees to lose 
focus and start multitasking. Time con-
straints are a good way to keep discussions on 
track and encourage everyone to stay present 
until all the items on the agenda have been 
addressed.  

6. Don’t invite too many cooks to the kitchen 
- Virtual meeting software allows the meeting 
facilitator to designate multiple hosts. How-
ever, it’s probably best to assign one host per 
meeting. This will allow one person, and one 
person alone, to have the power to 

by Janelle Dixon - Kovitz Shifrin Nesbit

10 BEST PRACTICES FOR VIRTUAL MEETINGS IN COMMUNITY ASSOCIATIONS 
Virtual meetings have recently become an extremely popular and necessary topic of discussion within condominium, 
homeowner, and townhome community associations. Because in-person board meetings are such familiar territory, 
breaking with tradition and holding a virtual meeting will require advance preparation. To effectively and efficiently 
address community business, meeting facilitators must be organized and participants (board members and owners) 
should be aware of expectations.  
The following list includes ten best practices to help board members, property managers, and community association 
leaders limit distractions. These considerations should also help ensure that virtual meeting attendees are engaged even 
when they cannot be physically present.  
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mute/unmute individuals for the purpose of 
limiting distractions and maintaining order.  

7. Acknowledge those present - If time allows 
and if they wish to do so, allow attendees to 
introduce themselves. Experience has shown 
that individuals are more likely to contribute 
when their presence has been acknowledged 
and they have had the opportunity to meet 
everyone else in virtual attendance.  

8. Use software tools to your advantage - 
Video conferencing software allows attendees 
to control a number of things in the back-
ground that might, otherwise, cause distrac-
tions. One of the most helpful tools at your 
disposal is the ability to manage background 
noise. As an attendee, you can help avoid 
microphone feedback, barking dogs, or 
echoing by muting yourself when you are not 
speaking.  

9. Update rules for meetings - It is likely that 
your association has rules for in-person 
meetings. However, it may be necessary for 
the board of directors to pass new rules and 
regulations that take into account the need 
for virtual meetings. For instance, it may be 
necessary for board members to determine 
how to address roll call, proxy delivery, and 

other voting procedures prior to calling a vir-
tual meeting. The association’s legal counsel 
can provide guidance regarding the governing 
documents and state laws that address the 
use of technology in community association 
meetings. 

10. Offer several ways for attendees to join 
meetings - While you may wish to 
encourage everyone to use the video com-
ponent of the virtual meeting, it is still 
important to offer attendees the option of 
attending the meeting via an audio 
dial-in only option. This may 
encourage additional partic-
ipation from  
 
 

participants where video attendance is not 
an option or preferred. 

Incorporating meeting rules, encouraging 
civility, and maintaining an agenda will allow 
board members and owners to continue to 
address association issues. With some practice 
and adjustments, it may even feel just as natural 
(and more convenient) to convene in a virtual, 
remote setting. Y 
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