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By Dustin Langille, BEMP, HBDP, LEED AP BD+C – Elara Engineering Associate Principal

Fuel Switching in a Downtown High-Rise Condominium Building
While “like-for-like” equipment replacements can sometimes be an appropriate option for equipment that is aging or requires frequent maintenance,
there are likely other options that should be considered. In fact, economically viable alternatives may exist to upgrade building infrastructure systems
that improve sustainablity and substantially reduce utility costs as a result of fuel switching, or changing the source of heating/cooling energy from
electric to natural gas or vice versa.

W

hen planning for replacement of
heating, ventilation, and airconditioning (HVAC) equipment in high-rise
condomnium buildings, an initial evaluation of
the existing building systems and available
opportunities for replacement may help
identify the “right” alternative to maximize
energy savings and efficiency and lower lifecycle
costs. When considering alternatives that result
in fuel switching, the economics and sustainability attributes are not always straight
forward. This article summarizes some of the
complexities of fuel switching and highlights a
succesful project which utilized the fuel
switching concept to achieve energy cost savings
and reduce greenhouse gas emissions.

Fuel Switching Background
Most building owners identify the efficiency
of their building’s HVAC system simply by the
utility cost. While this doesn’t always represent
the true efficiency of their systems, it does
serve as a good metric of the efficiency of the

Illinois Electricity Generation Source
AS OF MARCH 2019

Source: “Energy in Illinois.” Illinois Environmental Council, 2 Apr. 2020,
ilenviro.org/energy/#:~:text=Energy%20in%20Illinois,nation)%20and%2010%25%20r
enewables.
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overall utility infrastructure. The reason is that
electric ($/kwh) and natural gas ($/therm) rates
include all costs associated with the extraction
of the resource, production of the
electricity/gas, and delivery to the building (the
“Fuel Cycle”). Therefore, the inefficiencies
accumulated through the entire Fuel Cycle are
included in the rates charged by the utilities.
The image on page 6 illustrates the lifecycle
of both electricity and natural gas. In the case of
electricity generation, which in the Chicago area
is predominately via nuclear and coal, there are
significant energy losses in the generation
phase. These energy losses are not present with
natural gas delivery due to its direct use at
buildings.
It is because of these energy losses in the
electricity lifecycle that heating with natural gas
is almost always less expensive than heating
with electricity. This is in spite of the fact that
end use heating equipment, such as boilers and
furnaces, are less effficient then electric resistance heating (80%-90% efficient vs 100%
efficient).

4

Example: Space heating energy
cost (electric vs. natural gas)
If we compare electric resistance heating at
an efficiency of 100%, an electrically powered
air source heat pump with an average COP of
2.5 and a 90% efficient heating boiler at current
energy costs for electric and natural gas, we
arrive at the following: (see footer for calculation)
Electric resistance heat: $26.37/hour
Electric air-source heat pump heat:
$10.55/hour
Natural gas condensing boiler heat:
$8.88/hour
As seen in the example above, the cost to heat
with natural gas is significantly lower than with
electric resistance. Heating with an electrically
powered air-source heat pump, such as in a
Variable Refrigerant Flow (VRF) system, is more
comparable to the cost of heating with natural
gas and can even be lower in cost depending on
equipment efficiencies. Based on this example, it
would appear that heating with natural gas, or
maybe an air-source heat pump is the logical
choice, but cost alone doesn’t tell the whole story.

CHICAGOLAND BUILDINGS & ENVIRONMENTS

You may already be thinking, “What about
greenhouse gas emissions? Didn’t you just say
Chicago electricity is mostly produced from
Nuclear? What about renewable generation?”,
and you would be right. It is important to also
take into acount the short-term and long-term
impact of our energy usage on the environment.
The pie chart on page 3 shows the breakdown of
electricity generation in Illinois, by source.
As you can see, the majority of electricity
generation in Illinois comes from nuclear and
coal, with natural gas and renewables (generally
wind) providing smaller contributions. Each of
these generation sources emits greenhouse gases
to some extent. The table on page 5 provides
ranges for equivelant CO2 emissions per
gigawatt-hour of electricity production for each
source.
Using the mean value from this table, we can
determine the weighted average lifecycle
greenhouse gas (GHG) emissions resulting from
the extraction, production of electricity, and
delivery to the building. Similarly, the average
lifecycle GHG emissions resulting from the
extraction, delivery, and burning of natural gas

SPRING 2021
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Source: World Nuclear Association. (2011, July). Comparison of Lifecycle Greenhouse
Gas Emissions of Various Electricity Generation Sources. http://www.worldnuclear.org/uploadedFiles/org/WNA/Publications/Working_Group_Reports/comparison_of_lifecycle.pdf

for heat is a known value. Revisiting the above
example comparing heating end uses we get the
following GHG emissions: (see footer for calculation)
Electric resistance heat:
0.094 tonnes CO2e/hour
Electric air-source heat pump heat:
0.037 tonnes CO2e /hour
Natural gas condensing boiler heat:
0.058 tonnes CO2e/hour

As exemplified above, based on the current
mix of electricity generation, utilizing natural
gas for heat releases fewer emissions than
electric resistance. Air-source heat pumps
release approximately 64% of the emissions
released by natural gas heating.
Note that this example is based on assumptions and at a static point in time. Many factors
vary throughout the year including efficiencies
of equipment and even power plant greenhouse
gas emissions. It is also important to consider
that the electricity generation mix is continually
changing and, in the future, it is undoubtedly
going to include a higher mix of renewable
energy. Given this, each building should also
consider their long term sustainability goals
along with energy cost, maintenance costs, and
reliability when evaluating any potential fuel
switching project.
One local building that benefitted from a fuel
switching strategy is the Legacy at Millennium
Park high-rise condominium building located in
Chicago’s Loop neighborhood. Through Elara’s
initial evaluation of the building’s existing
mechanical systems, multiple opportunities to

reduce energy costs, greenhouse gas emissions,
and maintenance costs were identified and
ultimately implemented by the Association.
These projects have resulted in an actual annual
energy costs savings of $330,000 with a simple
payback under 6 years while simultaneously
reducing greenhouse gas emissions.

The Legacy at Millennium Park
Ventilation Heating Conversion
and DHW Heater Upgrade
Managed by: SUDLER Property
Management
Gross Square Footage Impacted: 753,790 ft
Number of Floors: 73
Actual Annual Energy Cost
Savings:$330,000
Estimated Annual GHG Savings:
3,900 tonnes CO2e
The Legacy at Millennium Park is a 73-story
high-rise mixed use condominium and commercial space building that was originally
constructed in 2009 and consists of 360 luxury
condominium units, an attached parking garage
with 460 parking spaces, shared residential
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amenities and retail tenant space.
Ventilation for the building is provided by
four (4) 100% outdoor air makeup air units that
provide conditioned outside air to the building
common areas in order to “make-up” for the air
that is exhausted through the building’s central
exhaust systems. Located on the 13th and 72nd
floor, the makeup air units originally provided
winter heating and summer re-heat via electric
resistance coils. Domestic hot water was
originally accomplished by four (4) 82%
efficient, non-condensing type, atmospheric
domestic hot water heaters located in the 73rd
floor mechanical penthouse.

Energy Efficiency Improvements

Source: “Full Fuel Cycle of Electricity vs. Natural Gas.” Washington Gas,
www.washingtongas.com/safety-education/education/full-fuel-cycle.

In 2017, a mechanical assessment conducted
by Elara identified the opportunity to upgrade
the domestic hot water heating system and
convert the existing, problematic electric resistance heating in the makeup air units to hot
water produced by natural gas fired boilers. At
the time of Elara’s initial evaluation, electric
heating usage was calculated to be approximately 77% of the building’s total common

Building Services of America
• Full Service Custodial
• Engineers/Assistant Engineers
• Maintenance Staff
• Doorman/Concierge

BSA Advantage:
• Professional Certified Staff
• Supervision & Management
• Servicing 100s of Properties

312-420-2205
Call for a Quote

Janitorial • Maintenance • Doormen
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Y Shown here is 73rd floor boiler plant

element electric usage. Further, it was noted
that the associated electric resistance heating
coils were a frequent source of maintenance and
had required frequent repairs at additional cost.
Elara Engineering’s proposed solution was to
install two new hot water boiler plants, one
plant on the 13th floor dedicated to the low

Y Shown here is 14th floor boiler flue screening (in construction)

zone makeup air unit heating and a second plant
on the 73rd floor dedicated to domestic hot
water heating and high zone makeup air unit
heating. The two (2) new hot water boiler plants
utilize modular, natural gas fired, high
efficiency boilers. Locating a boiler plant on the
13th floor in close proximity to the low zone

makeup air units eliminate the costly risers that
would have been needed with a single, larger
boiler plant located on the 73rd floor. The 13th
floor boiler flues are routed through a mid-level
garden deck and incorporate architectural
screening to conceal the flues.
The four (4) existing makeup air units were

We Manage
Your Property as if
it was Our Own.™
You shouldn’t accept anything less than

excellence, attention to detail,
experience and a commitment level
unsurpassed by any other firm.

312 729 1300
www.Chicagoland-inc.com
111 E. Wacker Drive | Suite 1412 | Chicago, IL 60601-4501
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| ACCOUNTING | ADMINISTRATION | BOOKKEEPING | CONSULTING | MANAGEMENT |

| ACCOUNTING | ADMINISTRATION | BOOKKEEPING | CONSULTING | MANAGEMENT |

| ACCOUNTING | ADMINISTRATION | BOOKKEEPING | CONSULTING | MANAGEMENT |
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to be equipped with new hot water heating coils
and re-heat coils sized to maximize efficiency
and allow for minimum boiler efficiencies of
94%. The new hot water heating coils and glycol
hot water loops require minimal maintenance
and have eliminated previous issues related to
the electric resistance coils.
Building ownership elected to move forward
with the proposed project in 2018 and construction began in the summer of 2019.

Big Picture Approach
Through a holistic, thorough, and “big
picture” approach to evaluating the building
infrastrucutre systems serving the Legacy at
Millenium Park, the opportunities to achieve
energy cost savings and reduce maintenance
costs were proactively idenfitied. The resulting
project came in 17% below the project budget
and resulted in an actual annual energy cost
savings of $330,000, verified with the first year

of operating data. This resulted in a 5.3-year
simple packback. The energy savings associated
with this project resulted in an estimated
reduction of 3,900 metric tons of CO2e
annually, the equivalent of removing 841
passenger cars or 449 homes from operation.
The project won a an Excellence in
Engineering Award from the American Society
of Heating, Refrigerating, and Air Conditioning
Engineers (ASHRAE) for its innovative design.
The Legacy at Millennium Park serves as an
excellent, real-life example of the benefits that
can be realized from developing a holistic
understanding of a high-rise building’s systems
to identify innovative opportunities to maximize
energy savings and operating efficiencies
including through fuel-switching. $

Footer:
Example Assumptions:
1. 1,000 MBH of heating required
2. Electric resistance heat eﬃciency = 100%
3. Electric air-source heat pump average heating
Coeﬃcient of Performance (COP) = 2.5
4. Natural gas condensing boiler eﬃciency = 90%
5. Average electric energy cost = $0.09/kWh
6. Average natural gas energy cost = $0.80/therm
Example Utility Cost Calculations
Electric resistance heat: 1,000 MBH * 1 kW/3.412
MBH / 100% eﬃciency = 293 kW
293 kW * $0.09/kWh * 1 hour = $26.37/hour
Electric air-source heat pump heat: 1,000 MBH *
1 kW/3.412 MBH / 2.5 COP = 117 kW
117 kW * $0.09/kWh * 1 hour = $10.55/hour
Natural gas condensing boiler heat: 1,000 MBH *
1 therm/100 MBH / 90% eﬃciency = 11.1 therms
11.1 therms * $0.80/therm = $8.88/hour
Example Greenhouse Gas Emissions
Electric resistance heat: 1,000 MBH * 1 kW/3.412
MBH / 100% eﬃciency = 293 kW
293 kW * 1 kWh/1,000,000 GWh * 320 tonnes
CO2e/GWh * 1 hour = 0.094 tonnes CO2e/hour
Electric air-source heat pump heat: 1,000 MBH *
1 kW/3.412 MBH / 2.5 COP = 117 kW
117 kW * 1 kWh/1,000,000 GWh * 320 tonnes
CO2e/GWh * 1 hour = 0.037 tonnes CO2e /hour
Natural gas condensing boiler heat: 1,000 MBH /
90% eﬃciency = 1,111 MBH
1,111 MBH * 0.053 tonnes CO2e/1,000 MBH
= 0.058 tonnes CO2e/hour
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By Caroline Smrokowski, Jason Wilen, AIA CDT RRO – Klein and Hoffman

Understanding Quality Control Versus
Quality Assurance for Construction Projects
As a Building Owner, Facilities Manager, Property Manager, or Board Member you likely choose
Contractors for projects ranging from interior renovations to façade repairs and roof replacements.
Though you may have little to no construction knowledge, there is one simple question you should
always ask a Contractor prior to selecting them for a project:

“How do you ensure (the roof, the
window, the flooring, etc.) gets
installed correctly?”
Although this question may seem oversimplified and obvious, it initiates an important
discussion about a Contractor’s quality control
process. Two important terms to understand
when having this discussion and determining if
a Contractor is right for your job is quality
control versus quality assurance. Quality control
is regular evaluation of the work performed by
the Contractor to catch and correct errors in the
work. Quality assurance, on the other hand is

SPRING 2021

performed by the Owner or more often a design
professional hired by an Owner such as an
Architect or Engineer (A/E), as a planning and
preventative measure to ensure that the
Contractor’s work meets the design intent at
the end of the project.
As forensic Architects and Engineers, Klein
and Hoffman does work on building envelope
restoration and rehabilitation projects. We
often see inadequate quality control performed
by Contractors, where the Contractor’s superintendent or project manager relies on the word
of the crew members that the work is installed
correctly, rather than having a dedicated quality

control person regularly checking the work of
the crew. The Contractor sometimes relies solely
on job site visits by the A/E or material
manufacturer’s representative, which are
performed occasionally, to catch all the
mistakes and inadequate construction. Relying
on quality assurance visits as a substitution for
the Contractor’s quality control process is not a
good deal for Owners as both quality control
and quality assurance are often needed for an
installation to be successful.

Roof System Example
As an example, we recently designed a roof
system replacement and performed quality
assurance for a university laboratory building. Our
role included an investigation of the existing roof
system, preparation of construction documents,
and services during construction to review in-

CHICAGOLAND BUILDINGS & ENVIRONMENTS
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progress work. As part of our quality assurance
process, we required the Contractor to coordinate site visits with the roof system manufacturer
to review unique conditions and confirm steps
moving forward such as surface preparation to
ensure proper adhesion of the new roof system.
One of the challenges with this project was the
maze of existing duct work overhead and the
significant number of curbs and penetrations to
be sealed. (See Photo) In completing our quality
assurance work we identified many instances
where material was not correctly installed and
was marked for re-installation or touch-up. This
effort was time-consuming and caused a delay in
the completion of the work. Some leaks occurred
because of the deficiencies. Due to the
complexity of the project and the multiple types
of conditions, a rigorous quality control process
by the Contractor would have identified issues
early-on and allowed for adjustment to installation practices and eliminated costly and disruptive rework. While the A/E’s quality assurance
process did untimely allow for correction of
improper installation, the extra cost to the
Contractor in rework and to the Owner in
additional A/E fees and additional disruption was
not avoided. Also, if an A/E was not part of the
process, the improper construction may not have
been discovered.

Photo provided by Klein & Hoffman, Inc. ©

BUILDINGS & ENVIRONMENTS

A contractor nearing completion of a
challenging roof system replacement.

The process noted in the roof system
replacement example is relevant for almost any
construction project and is applicable for jobs
where an Owner is not also using an A/E.
Engaging with potential contractors and
understanding their quality control process (or
if they even have one) provides an important
indication how successful they likely will be.
For more information about quality control
and quality assurance roles and responsibilities,
The National Roofing Contractors Association

(NRCA) offers a number of publications listing
quality control and quality assurance guidelines
and best practices for the application of various
membrane and shingle roof systems. As an
Owner, having an understanding of quality
control and quality assurance and discussing the
process with potential vendors will help you
choose the appropriate Contractor for your
project. These publications are available on
NRCA’s website: https://www.nrca.net $

Simplifying Vertical Transportation

SUBURBAN
ELEVATOR
a d/b/a Schindler Elevator Corporation

»Modernization

»New Construction

»Code Upgrades

»Maintenance

»24 Hour Service

847-783-6200
Serving Metropolitan Chicago, Las Vegas, Milwaukee & Tampa

www.suburbanelevator.com
10

CHICAGOLAND BUILDINGS & ENVIRONMENTS

SPRING 2021

M O N E Y M AT T E R S

by Timothy Jacobs - KSN

The Perfect Storm: 2021 Property Taxes and Chicago Community Associations
Due to the impact of the COVID-19 pandemic, there have been massive declines in state sales tax and
local income tax revenues. In order to restore operating budgets, states are looking to property taxes
to close the gaps. Illinois is no exception.

I

llinois property owners already pay the
second highest property taxes in the United
States. In 2021, property taxpayers in Chicago
will bear an additional almost $100 million
burden. The increase, approved by the Chicago
City’s Council in late 2019, will be in addition to
the new Chicago property valuations.
This article will explain the Chicago property
tax assessment schedule and the tax appeal
process for condominium, homeowner, and
townhome community associations.

How does Cook County
handle property taxes?
All properties in Cook County are reassessed
on a triennial schedule. Every three years, the

new valuations – along with appeals,
exemptions, local tax levies, and assessments of
nearby properties – determine the amount of
future property tax bills.
For the purposes of reassessment scheduling,
the 30 townships within Cook County are divided
into three groups: north/northwest suburbs,
south/southwest suburbs, and the City of Chicago.

Let’s focus on the City of Chicago
The townships of Hyde Park, Jefferson,
Lake, Lakeview, North Chicago, Rogers Park,
West Chicago, and South Chicago all fall into
the City of Chicago grouping. They were
reassessed in 2015 and 2018. They will be
reassessed again in 2021.

For reference, here are some neighborhoods
that are located within the nine City of Chicago
Townships:
• Hyde Park Township – includes Hyde
Park, Kenwood, Woodlawn, Avalon Park,
Burnside, Pullman, South Shore, South
Chicago, East Side, Hegewisch, Calumet
Heights, South Deering, and Riverdale
neighborhoods
• Jefferson Township – includes Jefferson
Park, North Park, Albany Park, Irving Park,
Avondale, Hermosa, Belmont-Cragin,
Montclare, Portage Park, and parts of
Logan Square. Sections of the Norridge,
Norwood Park, and Harwood Heights
suburbs are also located in Jefferson
Township.
• Lake Township – includes Englewood
• Lakeview Township – includes Uptown,
Lincoln Square, North Center, Wrigleyville,
and Lincoln Park

COMMUNITY ASSOCIATION MANAGEMENT

Al Schroeder

aschroeder@hhsg.net

Heil Heil Smart and Golee, Inc. has served Chicago and its
suburbs Residential Management since 1885, by combining our
lasting integrity with a cutting-edge approach.

Experienced Leadership,
Todays Technology
5215 Old Orchard Road, Suite 300, Skokie, Illinois 60077
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• North Chicago Township – includes Old
Town, Gold Coast, Cabrini-Green,
Magnificent Mile, and River North
neighborhoods
• Rogers Park Township – includes Rogers
Park and West Ridge
• West Chicago Township – includes West
Town, West Loop, Pilsen, East Garfield
Park, West Garfield Park, Little Italy, Heart
of Chicago, Lawndale, and Greektown
• South Chicago Township – includes
Chinatown, Grant Park, Prairie Shores,
and Motor Row District

Determining Chicago property values
The property tax assessment represents
what the County Assessor thinks your property
is worth, based on a designated assessment
level. In Cook County, residences are assessed
at 10% of fair market value. This means that a
condominium unit or any residence within an
association worth $300,000 should have a
property tax assessment at $30,000.
If you believe that the County Assessor’s
value opinion is wrong, as reflected in the
property tax assessment, you can absolutely
challenge it by means of an appeal.

12

How do property tax appeals work for
Chicago community associations?

Does the community association have
to hire an attorney?

A group appeal is where all (or many) of an
association’s units file a single property tax
appeal. Illinois law allows a condominium
association’s board members to file a single
appeal on behalf of all the Association's unit
owners. To file as a group in a townhome or
homeowners association, individual owners
must formally opt in, granting the Board the
authority to include their units in one association group appeal.
Associations should appeal as a group for
several reasons, including:
• County Assessors prefer one appeal, over
dozens, or even hundreds, of owners filing
separately. It’s administratively easier to
process and the favored method.
• County Assessors place a single value on the
entire building or development and
reviewing that value is facilitated by an
appeal including all units.
• The County Assessor has a duty to
uniformly assess all units within an association. The group appeal enables the County
Assessor to meet this obligation.

To file a group appeal, yes. Associations are
not considered “persons” under Illinois law and
thus need a licensed attorney to represent them
in any legal proceeding. This includes property
tax assessment appeals. Further, the Board of
Review, PTAB and Court require Associations
to be represented by licensed attorneys in an
assessment appeal before their offices.
Unfortunately, hiring a “tax consultant” or
having one of the board members file an appeal
on behalf of the entire association would result
in the appeal being voided and might cost the
association the ability to re-file with legal
counsel if the appeal deadline has expired.
Condominium, homeowner, and townhome
community associations need skilled legal
counsel to steer them through the property tax
appeal process. Not only do association assessment appeals require careful analysis and
preparation, but there are several agencies and
levels in which to appeal. Each one comes with
its own caveats and pitfalls. $
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L E G A L U P DAT E

By Omar Malik - KSN

Short-term Rentals in a Pandemic: 5 Impacts on Community Associations
The popularity of Airbnb, Homeaway, and VRBO have made short-term rentals a topic of discussion
among condominium, homeowner (HOA), and townhome community associations. By conveniently
bringing owners and prospective guests together through websites and apps, these online services
can convert a condo or home into a revenue-making rental property with very little effort.

H

owever, short-term rentals can present a
plethora of challenges to community
members, boards, and property management
companies. These challenges have only been
compounded by the COVID-19 pandemic.
Below are five areas where the coronavirus and
short-term rentals have intersected to impact
community associations.

1. Local, City, or State Regulations
Various states and municipalities have declared
temporary bans on short-term rentals to prevent the
further spread of the coronavirus. For example:
• In September 2020, the City of Chicago banned
one-night stays at short-term rentals to reduce
house parties.
• In August 2020, Naperville, IL voted to
indefinitely ban short-term rentals from
operating until they developed more stringent
policies. Violations range from $1,000 to $2500.
• Early in 2020, New Mexico restricted lodging
levels, including short-term rentals, to 50%
occupancy. In September 2020, occupancy was
expanded to 75%.
• In August 2020, Jackson, New Jersey installed a
30-day minimum stay for all short-term rentals.
• California updated the state’s travel restrictions
in December 2020, making it illegal for shortterm rental operators to allow reservations from
out-of-state guests who will not quarantine for
14 days.
It’s critical that the association work with their
legal counsel to understand:
• zoning law restrictions, municipal codes,
permits, and licensing standards related to
short-term rentals

Thoughtfully drafted and consistently enforced
short-term rental policies should address:
• minimum lease terms
• rental restrictions
• whether there are any exceptions, such as for
family members of the owner, or any “hardships”
• whether guests need to be
accompanied by unit owners
• fines and enforcement procedures

3. Association amenities

4. Insurance
Insurance [protection is provided by some of the
online short rental services. The coverage is usually
limited to the guest’s stay and up to specific dollar
amounts. Short-term rental operators are also
encouraged to carry landlord insurance.
However, based on how the property is
managed or claimed, insurance providers may view
short-term rentals as commercial operations akin to a
hotel business. This can lead to the denial of an
insurance claim.
If the accident occurred within the association’s
common areas or there was damage to the association’s property, short-term rentals can affect an
association’s insurance liability, coverage, premiums,
and claims processing.

5. Owner communication

When a home or unit owner makes their house or
condo available for short-term rentals, guests are
usually allowed to utilize association services. This
includes gyms, parking, laundry facilities, pools, and
rooftop patios.
Security and upkeep are already of concern when
access is granted to areas that are exclusively shared
and maintained by community members. During the
current coronavirus crisis, boards and management
should consider initiating additional sanitation
measures for common areas and heavily utilized
amenity areas. Boards should ensure disease prevention protocols are being implemented in both a safe
and compliant manner.

Association leaders should maintain and confirm
correct contact (and emergency contact) information for board members, managers, owners,
residents, association employees and service
providers. This will allow the association to
efficiently communicate important information
regarding short-term rentals and any virus-related
updates specifically impacting their community.

Conclusion
The impact of the coronavirus is changing how
short-term are permitted and operated in
condominium, homeowner (HOA), and townhome
community associations. Board members should
proactively work with the association’s attorney to
ensure appropriate short-term policies are in place
before issues arises. $

• federal, state, and regional legislative
guidelines related to COVID-19 (ex. travel
restrictions, occupancy limits)

2. Governing Documents
Bylaws, declarations, and Covenants, Conditions
and Restrictions (CC&Rs) were designed to reflect the
community’s unique needs and standards. However,
the popular and growing short-term rental trend is
not always reflected in the association’s governing
documents. Accordingly, at a time when associations
are dealing with the pandemic, they have also found
their governing documents to be outdated when it
comes to short-term rental rules and enforcement.

SPRING 2021

CHICAGOLAND BUILDINGS & ENVIRONMENTS

13

BUILDINGS & ENVIRONMENTS

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

Sensible Guidance for Addressing Water Leak Incidents in Your Unit
Occasional water leaks are an unfortunate reality in community associations and need to be addressed right away to minimize damage. However, even
the most informed and well-meaning unit owners may be confused as to what steps to take in the wake of a water leak. Below is a list of pragmatic
considerations and advice for unit owners to effectively handle a water leak incident:

1. Understand Who Is Responsible for What Cost:
Look to your community association’s declaration for cost allocation
for repairs to your unit due to a water leak. Condominium declarations
generally provide that unit owners are responsible for their personal
property and repairs to their units beyond the drywall and primer
coat of paint, which is the responsibility of the association; except that
per Section 9.1(a) of the Illinois Condominium Property Act, unit
owners are responsible for damage caused by their (or their guest’s)
conduct or the use or operation of their unit, such as appliance
malfunctions leading to damage, toilet/bathtub overflows, faucet or
shower water leaks, etc. This is true regardless of whether you have
insurance coverage for such damage, which is why it is important to
understand precisely what your insurance covers (see below).

14
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2. Confirm that You Have Sufficient Insurance Coverage:
It is a recommended best practice to consult with your insurance agent
to confirm the specifics of your homeowner’s insurance policy,
including: (a) exactly what is covered under your homeowner’s
insurance policy, (b) the amount of coverage available under your
policy (make sure it is sufficient to cover the fixtures, decorations,
personal property, etc. in your unit), and (c) the amount of your
deductible. This should preferably be done before you have a water
leak incident to avoid any unhappy surprises. It is also recommended
that you review your community association’s governing documents
for any required minimum amount of insurance that you must obtain,
but also consider obtaining insurance in excess of the minimum as
appropriate for your particular circumstances.

SPRING 2021
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Condominium declarations generally provide that unit owners
are responsible for their personal property and repairs to their
units beyond the drywall and primer coat of paint, which is
the responsibility of the association; except that per Section
9.1(a) of the Illinois Condominium Property Act, unit owners
are responsible for damage caused by their (or their guest’s)
conduct or the use or operation of their unit, such as appliance
malfunctions leading to damage, toilet/bathtub overflows,
faucet or shower water leaks, etc.

7. Seek Coverage Through Your Own
Insurance Carrier (Really): It is
recommended that unit owners put their
own insurance carriers on notice of a
potential claim and seek coverage from
their own insurance carrier for a water
damage incident–even if the leak came from
outside of your unit. Doing so will help
ensure that coverage will be available and
avoid any potential waiver under your own
policy for not timely reporting the issue.
Your insurance carrier may also turn around
and seek recovery (subrogation or contribu-

tion) from another unit owner’s insurance
carrier if the damage came from or was
caused by the occupants of another unit.
The above list is not exhaustive and instead
is intended as a starting point to help unit
owners better navigate a water leak incident.
Handling a water leak incident in your unit can
be stressful, time consuming, expensive, and
“draining”; however, informed and prepared
unit owners can minimize the physical and
financial damage from water leak issues or even
avoid them in the first place $

3. Be Proactive: Periodically check that
your fixtures are functioning properly and
undertake necessary maintenance and
repairs to avoid leaks in the first place. Any
plumbing work to your unit, including
installations or repairs, should be
performed by reputable and duly licensed
professional carrying appropriate insurance
coverage. Be sure to keep your unit
sufficiently heated during the colder
months (especially while you are away) to
keep pipes from freezing. As the adage goes,
“an ounce of prevention is worth a pound
of cure.”
4. Act Fast (and Smart): If left
unchecked, leaks can cause immense—and
expensive—damage. To minimize the effects
of a water leak, necessary repairs (including
mold abatement, as needed) should be
made promptly by a reputable and duly
licensed professional carrying appropriate
insurance coverage. Ignoring the problem
will very likely only make it worse.

5. Keep Records and Report Issues:
Unit owners should document and report
any leaks into their unit emanating from
outside of the unit (i.e., other units or the
common elements/common areas) their
community association’s management (if
professionally managed) or board of
directors as soon as possible.
6. Provide Access to Your Unit: If
requested, unfettered access to your unit
should be provided to the community
association’s staff or contractor(s) right away
to make necessary repairs (while wearing
appropriate personal protective equipment
and practicing social distancing for repairs
made during the ongoing COVID-19
pandemic). Condominium unit owners
should be mindful that the Illinois
Condominium Property Act authorizes
condominium boards and their agents to
access units as necessary for maintaining the
common elements or to make emergency
repairs necessary to prevent damage to the
common elements or other units.
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editor’s message

e made it through most of the winter season without major
snow events or lengthy periods of bitter, intolerable cold
temperatures that are typical. Then February 2021 happened and made
us all remember the typical challenges of winter in the Chicago area.
Combined with delays and complications of getting work done during the
Covid-19 pandemic, owners, managers and service providers of all types
have been challenged like never before. We all know how quickly weather
changes in the Chicago area and we can have significant snow in March
and even into April sometimes. Whatever Mother Nature brings us, it pays to make plans to be ready
for the best as well as the worst conditions.
Modern medicine has made great progress against Covid-19 and we now have multiple vaccines with
amazing efficacy available. However, the roll out is still in progress so we all still need to be vigilant
about practicing social distancing and considering the health of others in all we do until the vaccines
are administered to many more people. The coming months will undoubtedly be filled with more
challenges as we monitor Covid-19 conditions including the new variants and make determinations
on how we conduct our everyday lives as well as our business, civic, and other activities.
Heating Ventilation and Air Conditioning (HVAC) systems are a key component of managing any
type of building as it relates directly to the comfort and health to everyone who lives or works there.
Beyond considering ventilation and indoor air quality issues in regard to Covid-19 and other health
issues, the brutally cold weather of this winter will have a big impact on energy budgets and helps
us to focus on the need for energy conservation practices and to consider investment in new energy
efficient equipment, products and technology. Our cover story for this issue of CBE summarizes
some of the complexities of fuel switching and highlights a successful project at The Legacy at
Millennium Park which utilized the fuel switching concept to achieve energy cost savings and reduce
greenhouse gas emissions.
Another critical element of building management and building maintenance is dealing with water
leaks. We have an article that offers sensible guidance for addressing water leaks as well as a property
profile on how 2970 Lake Shore Drive Condominiums handled their water leak issues from a project
management perspective.
Other topics that we address inside this edition are Property Taxes and Chicago Community
Associations, Understanding Quality Control Versus Quality Assurance for Construction Projects and
Short-term Rentals in a Pandemic. In addition, you’ll find a property profile of the mammoth and
historic renovation of The Old Chicago Post Office.
Our regular feature on the weather and your landscape also serves as our The Landscape Buyer
column article in this issue. This article provides a recap of how the recent past weather is affecting
your outdoor landscape and a forecast of general weather conditions for the coming seasons.
We will continue to explore other relevant building management trends, challenges and initiatives in
coming issues of CBE. If you have an idea or story to share please let us know.
Thanks to the many new subscribers that have found our publications useful and informative. Special
thanks to the firms, organizations and groups that are Authorized Distributors of Chicagoland Buildings
and Environments and Condo Lifestyles. Those of you who are interested in becoming subscribers can
obtain subscription information on our website www.chicagolandbuildingsandenvironments.com $
Michael C. Davids
Editor and Publisher

Copyright 2021. All Rights Reserved.
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Professional Services Directory
ARCHITECTS / ENGINEERS

ARCHITECTS / ENGINEERS

BTL Architects, Inc.
312-342-1858

Waldman Engineering
630-922-3000

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

Energy Benchmarking Studies & Compliance
Services, Reserve Studies, Specifications
www.waldmaneng.com

Engineering Support Services
630-904-9100

Superior Reserve
Engineering and Consulting
888-688-4560

Construction Specifications / Roof Evaluations
Forensic Engineering / Project Management

BANKING
CIT
312-209-2623
HOA Banking - Internet Cash Management
HOA Loans - Online Payment Systems
Dedicated Customer Service
Thomas.Engblom@cit.com
www.CIT.com

Wintrust Community Advantage
847-304-5940
Loans, Reserve Investments & Lock Box Services
www.communityadvantage.com

www.superiorreserve.com

BUILDING RESTORATION
& MAINTENANCE

ATTORNEYS

Bruno Construction Masonry, Inc.
773-796-4355

Full Circle Architects, LLC
847-432-7114

Dickler, Kahn, Slowikowski & Zavell, Ltd.
(847) 593-5595

Masonry Restoration and Repairs - Tuckpointing
Lintel Replacement - Parapet Wall Repairs - Waterproofing
Caulking - Sandblasting - Modac

Daniel Baigelman, AIA
dan@fullcirclearchitects.com

Attorneys & Counselors

www.tuckpointingcontractor.com

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

www.dicklerlaw.com

Capital Improvements • Reserve Studies • Engineering Reports

www.fullcirclearchitects.com

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
Delivering Consistently Exceptional Results
Architectural & Structural Engineering
Building Envelope
Evaluation, Planning & Project Coordination
www.kleinandhoffman.com

Mueller and Associates
STRUCTURAL CONSULTING ENGINEERS

Kovitz Shifrin Nesbit
855-537-0500
www.ksnlaw.com

Dakota Evans Restoration, Inc.
847-439-5367
Tuckpointing / Masonry Repairs / Waterproofing
Structual Repairs / Balcony Restoration / Concrete Restoration
Terra Cotta Repairs / Caulking & Sealants / Cleaning

www.dakotaevans.com

Levenfeld Pearlstein, LLC
312-476-7556
Howard Dakoff / hdakoff@lplegal.com
www.lplegal.com

Holton Brothers, Inc.
Masonry Repair Services, Tuckpointing,
Caulking and Concrete Restoration

847-253-3886 TEL / 847-253-3255 FAX
BALCONY REPAIRS
TRG CONSTRUCTION
24 Hours- 630-231-5700
Structural Repair Services / Balcony Repair and Replacement
Stair Tower Repair and Replacement
Fire and Water Response and Restoration

John@holtonbrothers.com
www.holtonbrothers.com

LMC Construction
708-714-4175
Masonry Concrete General Contracting Roofing
www.LMCTeam.com

dwells@trgrestore.com www.trgrestore.com

312-253-7322

BANKING

LS Contracting Group, Inc.
T 773-279-1122 / F 773-279-1133

Assessment Evaluation & Planning
New Structure Design / Existing Structure Modification
Building Envelope / Condition & Reserve Studies
www.muellerandassociates.org

Alliance Association Bank
(888) 734-4567

Contact: Tom Laird
tlaird@lscontracting.com
www.lscontracting.com

Full service banking and lending solutions for
management companies and associations.
Contact: Diane White
dwhite1@allianceassociationbank.com
www.AllianceAssociationBank.com

W. J. McGuire Company
847-272-3330

thank you
TO ALL OUR FRONT-LINE WORKERS
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CONCRETE RAISING
CRC Concrete Raising & Repair
847-336-3400
We Save Concrete, You Save Money!
www.SaveConcrete.com

CONSTRUCTION MATERIALS
HOME DEPOT PRO
331-315-5467
“Ask me how you can qualify for our white glove
concierge service & volume pricing”
Contact: Kathy Sulem
Katheryn_Sulem@homedepot.com

CONSTRUCTION MANAGEMENT
G3 CONSTRUCTION SERVICES
630-654-4282
Common Area Restoration Services
www.G3Constructs.com

ELEVATORS/CONSULTANTS

FIRE / FLOOD RESTORATION

Suburban Elevator Co.
847-743-6200

CELTIC RESTORATION GROUP
312-636-6873

Simplifying Vertical Transportation
Contact: Max Molinaro
www.suburbanelevator.com

ENERGY GAS & ELECTRIC
NANIA ENERGY ADVISORS
(630) 225-4554
Energy Usage, Efficiency & Purchasing
www.naniaenergy.com

Symmetry Energy
630-795-2594

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

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

Emergency Construction Group
855-4ECGNOW
Contact: Jenny Ruth
jenny@emergencyconstructiongroup.com
www.emergencyconstructiongroup.com

Brouwer Bros. Steamatic
708-396-1444

Natural Gas & Electric Energy
Reliable Service. People You Trust.
Contact: Vickie Farina
Vickie.Farina@symmetryenergy.com
www.symmetryenergy.com

All types of Environmental Cleaning.
Air & Exhaust Duct Cleaning • Mold Remediation
Garbage Chute Cleaning • Carpet & Drapery Cleaning
Photo Inventory, Moving, Storage or Removal
www.bbsteamatic.com

ENERGY USE/BENCHMARKING

Perfection Property Restoration
877-962-9644

DOORS
Door Systems
ASSA Abloy Entrance Systems
800-THE-DOOR
PEDESTRIAN DOORS / REVOLVING DOORS
SECTIONAL DOORS / STEEL ROLLUP DOORS / FIRE DOORS
HIGH SPEED DOORS / DOCK LEVELERS

www.doorsystems.com

Dynaco Entrematic
847-562-4910
High Speed Doors
www.dynacodoor.us

Waldman Engineering
630-922-3000
Energy Benchmarking Studies & Compliance
Services, Reserve Studies, Specifications
www.waldmaneng.com

FACILITY MAINTENANCE
SP+ Facility Maintenance
773-847-6942

Woodland Windows & Doors
630-529-Door (3667)

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

Window and Related Masonry
Interior & Exterior Doors | Siding & Gutters
www.woodlandwindows.com

Parking Facility, Surface Lot, PedestrianPlaza,
Large Venue or Commercial Retail Building.

SNOW/ICE REMOVAL

Contact: Daniel W.Nicholson at dnicholson@spplus.com

www.spplus.com/FacilityMaintenance

DUCT CLEANING
Brouwer Bros. Steamatic
708-396-1444
All types of Environmental Cleaning.
www.bbsteamatic.com

EMERGENC Y FIRE / FLOOD
ACT / Advance Catastrophe Technologies
888-747-1515
24/7 National Disaster Response
Email: KWatts@actcat.com
www.ACTCAT.com

courtneyschmidt@callperfection.com
www.callperfection.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

FIRE SAFETY & PROTECTION
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

ConTech MSI Co.
847-483-3803
Fire Detection & Signaling Systems / Fire Alarm Systems
Chicago Life Safety Evaluation Solutions
Security Systems/CCTV / Card Access Systems
www.contechco.com

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

LAKE & POND CLEANING

MOLD REMEDIATION

USA Fire Protection
224-433-5724

Organic Sediment Removal Systems, LLC
855-565-Muck(6825)

Brouwer Bros. Steamatic
708-396-1444

Fire alarm / Sprinkler systems
Fire pumps / Fire extinguishers
Backflow prevention / Fire panel / Monitoring
Installation | Inspection | Testing | Maintenance

osrsystems@pondclean.com
www.pondclean.com

All types of Environmental Cleaning
www.bbsteamatic.com

LANDSCAPE CONTRACTORS

Perfection Property Restoration
877-962-9644

Alan Horticulture, LLC
630-739-0205

courtneyschmidt@callperfection.com
www.callperfection.com

24/7 EMERGENCY SERVICE: (847) 816-0050

www.usafireprotectioninc.com

HVAC

www.alanhorticultural.com

Hayes Mechanical
773-784-0000
The Right Choice for Single Source Contracting Since 1918

info@hayesmechanical.com

Balanced Environments
847-395-7120 / 630-916-8830
www.balancedenvironmentsinc.com

Hill Mechanical Group
847-451-4200
HVAC & Plumbing Services
www.hillgrp.com

ILT Vignocchi
847-487-5200
www.ILYTVignocchi.com

Temperature Service Company
847-640-0505
AWebb@tschvac.com
go.tschvac.com/be

HVAC CLEANING
Brouwer Bros. Steamatic
708-396-1444
“All types of Environmental Cleaning”
www.bbsteamatic.com

INSURANCE / PROPERTY CLAIMS
Heil Heil Insurance Agency
847-530-3888
Contact: Alex Romano or Teri Mlotek
tmlotek@heilandheil.com

JANITORIAL

Landscape Concepts Management
847-223-3800

Janitorial | Window Washing | Door Staff | Plant Sanitation

Info@bsateam.com

Fire/Flood Restoration, Mold Remediation
& BioHazard Removal Services
www.servpronorthbrookwheelingglencoe.com
www.servproevergreenparksouthchicagocity.com

PAINTERS
AAA Painting and Construction
630-231-8350
www.aaapaintco.com

www.landscapeconcepts.com

Sebert Landscaping, Inc.
630-497-1000
www.sebert.com

Semmer Landscape
708-926-2304
gsemmer@semmerlandscape.com

LAWN CARE
Spring Green Professional
Lawn & Tree Care
800-830-5914
www.spring-green.com

BUILDING SERVICES of AMERICA
312-420-2205

SERVPRO RESTORATION COMPANY
773-337-3900 / SOUTH CHICAGO
847-498-8889 / NORTHBROOK

LOCKSMITH

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

ABC DECO
773-701-1143
info@abcdecoonline.com
www.abcdecoonline.com

CertaPro Painters of Aurora
866-715-0882
Interior & Exterior Painting / Drywall Repair
Metal & Iron Painting / Light Carpentry
Commercial Roofing Repair / Power Washing

Cdidech@certapro.com
oswego.certapro.com

NonStop Locksmith
312-929-2230
Locksmith Services, Intercom & Access Control Systems, CCTV, Overhead Garage Doors

www.nonstoplocksmith.com

FOR DISPL AY OR PROFESSIONAL SERVICES DIREC TORY ADVERTISING INFO, C ALL (630) 202-3006
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PAINTERS

PLUMBING

PROPERTY MANAGEMENT

CertaPro Painters of the North Shore
847-989-4791

Hill Mechanical Group
847-451-4200

Interior & Exterior Painting
Wallcoverings • Decorating • Remodeling
Drywall Repair • Decks & Staining
Tile Installation • Metal & Iron Painting
www.certacommercial.com
rmuldoon@certapro.com

HVAC & Plumbing Services
www.hillgrp.com

Heil, Heil, Smart & Golee LLC
847-866-7400

Two Js Industries
847-757-2901
Email:Jake@twojsindustries.com
www.twojsindustries.com

PAVING
DuBois Paving Co.
847-634-6089
info@duboispaving.com
www.DuBoisPaving.com

Lifeline Plumbing
847-468-0069
Plumbing - Heating & Air Conditioning
Water Heaters - Sewer Cleaning & Repair
Hot Water Drain Jetting
www.INEEDLIFELINE.com

Quality, Service, Performance and Integrity
aschroeder@hhsg.net
www.hhsg.net

Northwest Property Management
815-459-9187
Residential & Commercial Association Management
Crystal Lake & Geneva IL
www.nwpropertymanagement.net

POWER WASHING

ESTABLISHED 1979

Power Clean, Inc.
630-545-9551

RealManage
1-866-473-2573

Mobility Efficiency Safety
Professional Power Washing
powercleaninc@netzero.net
www.powercleaninc.com

www.realmanage.com

REAL ESTATE TAX ATTORNEYS

Twin Bros. Paving & Concrete
630-372-9817

PROPERTY MANAGEMENT

Elliott & Associates
847-298-8300

Asphalt Paving & Sealcoating / Concrete
www.TwinBrosPaving.com

ACM Community Management

Property Tax Attorneys
www.elliottlaw.com

A DIVISION OF REALMANAGE, LLC.

630-620-1133
PEST MANAGEMENT SERVICES
All-Over Pest Solutions
773-697-1100
Bed Bug Specialists. Results Guaranteed!
www.all-overpest.com

www.acmweb.com

Behrens & Truong LLC
312-263-4308

Associa Chicagoland
312-944-2611 / 847-490-3833

Contact us Today for a Property Tax Analysis
www.behrensandtruong.com

www.associachicagoland.com

Smithereen Pest
Management Services
800-336-3500

Chicagoland Community
Management
(312) 729-1300

www.smithereen.com

www.chicagoland-inc.com

PLUMBING

FirstService Residential
312-335-1950

Great Lakes Plumbing
& Heating Company
773-489-0400
Plumbing / HVAC / Fire Protection
Riser Replacements / Site Utilities
www.glph.com

Contact Asa Sherwood
www.fsresidential.com

The Habitat Company
312-527-5400
Contact: David Barnhart
www.habitat.com

Worsek & Vihon LLP
312-368-0091
www.wvproptax.com

RESERVE STUDIES
Reserve Advisors, Inc.
A remarkably simple reserve study system
Custom, Comprehensive Studies
Conducted by Professional Engineers

312-625-4958
Contact Monica Mack, monica@reserveadvisors.com
www.reserveadvisors.com
Long-term Thinking. Everyday Commitment.

The Right Choice for Single Source Contracting Since 1918

Superior Reserve
Engineering and Consulting
888-688-4560

info@hayesmechanical.com

www.superiorreserve.com

Hayes Mechanical
773-784-0000

FOR DISPL AY OR PROFESSIONAL SERVICES DIREC TORY ADVERTISING INFO, C ALL (630) 202-3006
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ROOFING

ROOFING

TV / BULK TV & BULK INTERNET

Adams Roofing Professionals, Inc.
847-364-7663

M&T Exteriors Inc.
331-248-0447

USA WIRELESS
847-831-4561

Roofing -Siding -Gutters - Insulation
www.adamsroofing.com

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

orders@usawireless.tv / www.usawireless.tv

All American Exterior Solutions
(847) 438-4131

SECURITY SERVICES

Roofing, Siding & Windows
www.aaexs.com

Admiral Security/Door Staff Solutions
847-588-0888

American Building Contractors, Inc.
847-670-1887

www.admiralsecuritychicago.com

BUILDING SERVICES of AMERICA
312-420-2205

Roofing • Siding • Windows • Gutters
Maintenance • Capital Budget Projects
A+ BBB Rating

Janitorial | Window Washing | Door Staff | Plant Sanitation

www.abc-usa.com

Info@bsateam.com

CSR Roofing Contractors
708-848-9119
Industrial/Commercial/Multi Tenant/High Rise
All types of Roofing
Leak Trouble Shooting/Roof Repairs
Roof Check 365 Maintenance Programs
Conventional and Single Ply Roofing
www.csr-roofing.com

Hammerbrush Painting
& Construction
630-320-9676
Concrete & Masonry / Roofing & Siding
www.Hammerbrush.com

ROOF MAXX
847-241-6502
Extend Asphalt Shingle Roof life up to 15 years.
Quickly, Safely, Affordably.
Environmentally Safe Alternative
www.rooftreatmentrestoration.com

AT&T TV & Directv, Bulk TV & Internet $49.99

XFINITY Communities
1 800 XFINITY
xfinity.com/xfinitycommunities
For more information E-mail:
Xfinity_Now@comcast.com

WASTE SERVICES/REC YCLING
Lakeshore Recycling Services
773-685-8811
www.LakeshoreRecyclingSystems.com

SIGNAL88 SECURITY
OF ARLINGTON HEIGHTS
815-261-0110

WINDOWS/REPLACEMENTS

Vehicle Patrol Tours / Community Security / Event Security
Pool Lock Ups / Door Checks / Emergency Response
"Combining Quality Personnel & Technology"

All American Exterior Solutions
847-438-4131

arlingtonheights@signal88.com
www.signal88.com

Roofing, Siding & Windows
www.aaexs.com

SIDING / RENOVATIONS

Forde Windows and Remodeling, Inc.
847-562-1188

All American Exterior Solutions
(847) 438-4131
Roofing, Siding & Windows
www.aaexs.com

Inside Out Painting
Roofing & Construction
630-406-3000

Trusted since 1987
www.fordewindowsandremodeling.com

Woodland Windows & Doors
630-529-Door (3667)
www.woodlandwindows.com

www.insideoutcompany.com

Woodland Windows & Doors
630-529-Door (3667)

S&D Roofing Service
630-279-6600

www.woodlandwindows.com

250,000 roofs installed since 1963
TEAR OFFS • SHINGLES • FLAT ROOFS
Multi-Family ROOFING Specialist
Our experience & technical know-how gets
the job done right the first time!
www.sdroofing.com | sales@sdroofing.com

TOWING
Contract Towing
779-707-6935
24/7 HOTLINE (877) 613-5040

Outsource your parking to the EXPERTS in towing.
www.contracttow.com

PEACE

LOVE
HOPE
6

FOR DISPL AY OR PROFESSIONAL SERVICES DIREC TORY ADVERTISING INFO, C ALL (630) 202-3006
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Landscap
Buy
uyer
er
La scapee Buyer
Landscape
A P R O G R E S S I V E R E S O U R C E for P U R C H A S I N G P R O F E S S I O N A L S
by James A. Fizzell

How can anyone describe the past year? It was not what anyone expected, beyond
description... the virus, the unrest, riots, destruction, and the tumultuous election.

D

iscussing the weather seems tame in
comparison. The weather was one
thing that was good in the past year until just
recently. After a wet spring, things dried out as
summer approached, and rains were of the
pop-up variety. Some localities received
downpours while others got little or none.
By the end of summer things were pretty
dry, not yet a drought, but dry. Actually, the
Drought Index does indicate that much of
Northeastern Illinois at the end of the year
2020 as severely dry and across the middle of
the state things were moderately droughty.
Our fall weather was relatively mild, thanks
to a blossoming La Nina. After a short cold snap
in late October, temperatures were mostly in the
40s and 50s until well after Thanksgiving. The
first freeze was on October 26.
Until the last week of December, only a trace
of snow had fallen. Precipitation fell mostly as
rain, three inches in October but only an inch
and a half in November. At the end of
December, heavy rain followed by slushy snow
quickly froze into an icy mess. Several minor
snow events on top of the ice resulted in a few
inches of snow cover.
This did little to alleviate the continuing
droughty situation, however.
Some sun and temperatures slightly above
freezing soon eliminated most of the ice and
snow. Weather through much of January was
mostly lackluster, a little warmer than normal,
cloudy and mostly green.
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La Nina Effect & Polar Vortex

Snow & Cold Finally Arrived

The mild weather and the lack of much snow
were due to the effects of the La Nina and
positive Atlantic (AO) and North Atlantic
Oscillations (NAO). These events flatten out
and speed up the jet stream. Without the
customary Rossby waves, loops in the jet
stream, there was little likelihood of the Polar
Vortex descending into this area. The jet stream
was largely confined to the north of us along
the Canadian border. Until it began to drop into
our part of the country, severe, arctic cold was
unlikely.
The Polar Vortex is a whirling cone of low
pressure normally developing over the pole.
Usually the vortex will stay over the pole, North
or South. We are concerned only with the
North Pole.
If the vortex is strong and deep enough as
indicated by a strongly positive AO and NAO, it
stays tightly wound up, and little cold seeps
south into our part of the world. If something
weakens the vortex, it can become disorganized
and lobes of it slip south.
Throughout early January, little shots of
snow failed to accumulate much snow cover
even though during one period flurries fell
every day for nearly a week. Finally, in late
January, the NO and NAO went strongly
negative, allowing buckles in the jet stream
bringing winter, with snow accumulating to a
foot or more, and polar cold flooding into the
upper Midwest.

While the weather early this winter was
mostly mild, plants were in for a shock as things
deteriorated quickly. This severe, mid-winter
cold that occurred in February is in line with
the prediction last summer by our meteorologist friend, Greg Soulje.
To get an idea of what to expect for the
remainder of the winter and into spring, we
called upon Greg, our favorite long-range
weather expert for his perspective.
Sudden severe cold was due to the fracturing
of the Polar Vortex agrees Soulje.
A lobe of the vortex migrated to the Hudson
Bay area and with a block over Greenland
poured the cold into the Central U.S. The snow
pack will be staying around for a while, he says.
This lobe of polar cold will not likely dissipate
quickly with much below normal temperatures
at least through February. The lingering effect
may be felt with protracted cold wet weather
well into spring.
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Weather Looking Forward
For the remaining of the winter, recurring
pieces of cold, some in the single digits and
maybe even below zero, will drop down from
Canada followed by short, milder spells, and
then a return to longer cold and wet periods.
Short 1- to 3-inch bursts of snow, and later rain
showers will persist into April and possibly as
late as May. Expect late April snow. The last
freeze could be around Memorial Day. Old time
farmers here always said to expect a freeze and
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THE LANDSCAPE BUYER

not to plant tomatoes until after the Flower full
moon in May. That is May 26 this year.
Spring will be delayed, cold, and wet. The
moisture may begin to recharge the soils,
compensating for the near-drought conditions
of last fall. This may be a year with no spring,
going from winter directly to summer. Summer,
he says, will suddenly turn dry, not droughty
but rains will be infrequent.
In summary, Soulje says, expect this to be
cool, wet extended spring, and thus possibly a
late start for the season.
Also, just for fun, we consulted the US
Weather Service for their long-range outlook.
For the rest of the winter and into spring,
temperatures are expected to be somewhat
above average, precipitation, average-to-above
as the season progresses. This could mean rain
instead of snow and a wet spring. Under these
conditions late season ice is always a worry.
The Old Farmer’s Almanac says mild and wet
for February and March, cooler in May, and
about normal for the rest of the period. The
ground hog saw his shadow forecasting six
more weeks of winter.

Make Plans for Seasonal Landscape Care
Whichever of these prognostications you
favor, it is not too soon to begin making plans
for the season.
The sudden cold caught some plants in a
semi-dormant state. These plants can be killed
outright or can suffer damage to branches and
stems that will not show up until well into
spring. Tissues subjected to sudden temperature drops can lose their ability to ward off
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cankering fungi which then invade the bark
eventually girdling the stems. The damage
shows up as dieback, usually after any thoughts
of winter damage are forgotten. Judicious
pruning may be necessary.
While absolute low temperatures can
damage some plants, those which actually are
fully hardy here can be expected to suffer little
damage. For some time, mild winters resulted
in planting some marginally hardy plants, the
thinking being that the climate had changed.
The climate has not changed that much. Such
severe winters are part of the natural fluctuations of the weather. It has happened before
and will happen again.
A good way to reduce the possibility of
winter damage is to use native plant materials.
They have adapted to surviving this kind of
weather.

Assessing Plant Damage
The heavy snow cover protected lowgrowing plantings quite well. A foot or more of
snow will prevent the ground from freezing,
even at below zero temperature extremes, and
can keep plant damage confined to things
above the snow line. When the snow melts late
in the season, previously protected plants could
be exposed and damaged by later cold.
Once plants begin to grow in spring, any
injury can be seen and corrective measures
applied. Do not be surprised, however, if
damage continues to appear later in the season.
Where the snow was blown away, the ground
froze several feet deep. Roots of some
shallowly-rooted trees, especially in irrigated

lawns, may have been freeze-dried and killed.
In the past some big trees with cold-damaged
roots have died and required replacement.
A lot of the salt, spread to keep roads and
walkways clear, ended up in lawns and planting
beds. Unprotected, lower-growing evergreens
along walks and drives are impacted by
splashing, salty, slush from passing traffic.
Wind-blown salt spray from treated roadways
damages the windward sides of trees, especially
pines along north-south thoroughfares.
Scuffing and scraping by snow blowers and
plows damages turfgrass bordering pavements.
Screens constructed to prevent salt damage
need to be examined and repaired if necessary.
Under the snow and where drainage is poor,
snow mold can grow and damage lawns. This is
particularly true in lawns with a history of the
mold. Fungicide applied as soon as the grass is
exposed can reduce the damage.

Animal Damage
Deep snow means rodents will have a tough
time finding things to eat. It isn’t too late to
protect plantings from rabbits with chicken
wire collars. Walk down snow around shrubs
and susceptible trees so mice can’t tunnel
beneath it, taking up residence near their
favorite food source. Apply Gladiator
(Bromethalin) mouse bait throughout affected
plantings.
Deer can’t be kept out of most developments.
If they are eating valuable plants, the only
means of protection is fencing or constructing
sturdy cages to fit over the plants. This may
seem an expensive process, but it is cheaper
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than continuously replacing the plants.

Plan for When Conditions Improve
Meteorological winter ends March 1. While
we can expect more winter-like weather, we can
anticipate improved conditions and chances to
get out and begin some spring work.
Cleanup can start as soon as the debris is
visible. Snow plowing picks up a lot of trash and
leaves it wherever the snow is piled. Winter
wind blows plastic bags and paper into shrubs
and borders and even into trees. Get them
collected before plants leaf out and they are
more difficult to see.
Walk the grounds and make note of things
that will need attention: trees and shrubs
broken down by the weight of snow and ice,
rodent damage, snow removal damage,
flooding, broken hard-scape from ice, and
whatever you see that your maintenance
contractor should be aware of.
While it is still evident, decide whether snow
was removed and piled in the best places, or
whether a different plan needs to be
implemented next year.
Be ready to make lawn repairs as soon as the
snow is gone and soils dry a bit. The sooner this
can be done the sooner new grass will be
covering the damage.
Check out the irrigation system and make
repairs as soon as possible. Even if the season
starts out wet, summer can turn dry.
Get annuals ordered early. Last year there
was a shortage as more people, stuck at home
by Covid, took up gardening.
Make an appointment with your maintenance contractor to discuss the plans for the
year. (If you do not have a contract, now is the
time to get that done.) Usually, the contractor is
well aware of the condition of your plantings
and already has designed a plan for getting
them into shape. Do mention the items you
have observed in case they have been missed.
Contractors appreciate the interest made by
site management and welcome input.
Fortunately, due to the efforts on the Illinois
Landscape Contractor’s Association, landscape
maintenance has been designated an essential
endeavor. There has been minimal effect by the
Covid-19 Virus on the care of our plantings.
Work with your contractors. They are as
concerned as you are in making your grounds
all that you want it to be and something you
both can be proud of. $
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By Angela Duea

2970 LSD Condo Successfully Solves Water Leak & Façade Issues
2970 Lake Shore Drive Condominiums was built in 1959 has 19 stories and 106 units. The building has
a 24-hour door person and building maintenance staff and manager. The monthly assessments range
from $630 to $760 which include heat, cable, water, and cable TV. There are 6 units per floor (A-F).
The building is made up of 1 and 2 bedroom units with a few units that have been joined together.

2

970 N Lake Shore Drive has a newly
updated roof deck connected with a
solarium hospitality room that makes for a nice
entertainment area. The roof deck, with
sweeping east views, north & south lake and
harbor views, is nicely furnished with new patio
tables, chaise lounge chairs and a gas grill. Pets
are allowed in the building. Parking in the
building is leased.

Water Infiltration Issues
The Board of Directors at 2970 Lake Shore
Drive Condominium Association were dealing
with a persistent problem with their facade.
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The building had ongoing water infiltration that
unit owners on all levels and elevations had
been experiencing for some time.
The Association Board had worked with
FirstService Project Management (FSPM), the
project management division of FirstService
Residential, on previous projects. It was a
natural choice to ask them to identify the
underlying problem and manage its resolution.
“We understand that our clients have limited
time and resources to dedicate to their capital
projects,” explained Bob Meyer, Director of
FSPM. “Our goal is to lessen the burden on board
members and property managers by

providing construction management services for
properties managed by FirstService Residential.”

Identifying Water Penetration Sources
The team identified several areas of water
penetration, including both top and bottom
corners of windows, above window mullions as
well as along the sides of windows. Although
occurring less often, the presence of moisture
had also been mentioned at floors on exterior
corners.

Drawings, Specifications and Bids
Based on these inspections, drawings and
specifications were completed and presented to
the Association Board to ensure everyone’s
understanding of the scope of repairs needed
and the direction the project was headed. Once
the drawings and specifications were approved
by the Board of Directors and the Association’s
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Architecture Committee, FirstService Project
Management was able to solicit comparable
bids for the established scope of work. Through
this pre-construction process, FSPM confirmed
which bidding contractor had not only the best
pricing, but also the most comprehensive
understanding of the project.

Managing Project Repairs
With the dedicated efforts of project
engineers, project managers, and on-site
project superintendent, FSPM then managed
the project repairs which included:
• Steel lintel replacement
• Flashing installation
• Cracked brick/sill replacement
• Tuckpointing
• Window spring replacement
• Sealant replacement throughout
all elevations of the building
• Penthouse ladder replacement

Timing & Covid Considerations
Y Shown here is the facade water leak project before.
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Y Shown here is the facade water leak project after.
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The project started the first week in March
2020. Because of this timeframe, the project
management team was faced with the
challenge of mitigating the disruption of the
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grinding/brick demolition to residents who
were locked down due to the COVID-19
pandemic. Being an exterior project, repairs
were allowed to proceed in order to adhere to
the established schedule.

Dust & Noise Concerns
FSPM’s Environmental Health and Safety
team was brought on site to perform safety
inspections, testing noise decibel readings as
well as ensuring the dust from the concrete
grinding was handled in accordance with OSHA
guidelines. To reduce the amount of dust
entering the condos, they wrapped all the A/C
units in HEPA filters, as well as provided plastic
window coverings to unit owners. Their team of
certified industrial hygienists, safety professionals, and LEED AP IAQ microbiologists
ensured that this project was performed in the
safest manner possible. Daily temperature
checks, face coverings, sanitizing stations, and
HEPA filtered air scrubbers assured residents of
their utmost commitment to health and safety.

On Time, Under Budget
The building was split into 13 drops and had
5 swing stages going at a time. With the
diligence and hard work of the on-site crew, the
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project was complete by the first week of
October 2020. By following this strict timeline
and the value engineering provided with the
pre-construction process, the FSPM team was
able to generate a large amount of cost savings.
This project was not only completed on time,
but also under budget, which allowed for more
than $315,000 to be returned to the
Association. These funds are now affording the
Association the ability to begin a critical roof
replacement project.

Communication
“Communication could not have been
better… (we are) extremely satisfied in all
regards,” says Ron Stevens, Board President.
“FSPM was far superior to any prior work during
my time on the board of directors, and as far as
I can tell, well before that as well.”
With more than 70 capital improvement
projects completed since 2015, FSPM has
developed procedures to ensure that questions
and concerns are addressed quickly. This ensures
that projects are scheduled with minimal
disruption to residents’ everyday life and
improves resident satisfaction with the
completed result. $

Y Shown here is the fully finished facade
at 2970 Lake Shore Drive.

CHICAGOLAND BUILDINGS & ENVIRONMENTS

27

BUILDINGS & ENVIRONMENTS

By Michael C. Davids

Photo: Tom Rossiter | Design by Gensler.

Historic Renovation of
Chicago’s Old Post Office
The Old Chicago Main Post Office, designed by the famed Chicago firm Graham, Anderson, Probst &
White, is a unique building in many ways and has a significant place in the history of Chicago from an
architectural, business and commercial building perspective. Originally completed in 1921, it
underwent a major expansion in 1932 to meet the city's fast growing postal needs.

A

t the time, Chicago was the distribution
center for the mail-order industry due
in large part to Chicago-based Montgomery
Ward and Sears catalogs. Sited just east of the
main building that spans the Eisenhower
Expressway as it turns into Ida B. Wells Drive
(formerly Congess Parkway). The expansion
added a total of nine floors for more than 2.5
million square feet of floorspace. Its footprint, as
initially designed, would have blocked the
proposed Congress Parkway extension; as a
compromise, a hole for the Parkway was
reserved in the base of the Post Office which is
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now utilized.
In its prime, The Old Post Office was the
largest of its kind in the world for many years.
It is both locally and nationally recognized for
its historic role in mail delivery. As the main
mail facility for Chicago for more than 60
years, it was the known fixture for communication and marketing efforts in the United States.
In 1997, Chicago’s main Post Office moved to
a new facility with more up-to-date technology.
After the Chicago Post Office no longer
occupied the building, a number of redevelopment proposals were put forward, but none
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were successful. It was placed on the National
Register of Historic Places in 2001.

Massive Renovation Undertaken
On May 12th, 2016, 601W Companies
successfully finalized its acquisition of the Old
Post Office at the deeply distressed price of
$130 million. Since then, 601W has totally
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Y Chicago's Old Main Post Office

revitalized the historic building which had been
vacant and languishing for the past twenty
years, renovating it with new windows,
elevators, electrical and plumbing systems,
HVAC, facade, roofing, and flooring.
The behemoth Old Post Office comprised of
nearly three million square feet, boasts 19-foot
ceilings and 14-foot windows, creating a uniquely
spacious and airy workplace, filled with
unmatched natural light. The Old Post Office is
located in the most valuable office submarket in
Chicago’s Central Business District (the West
Loop), has tremendous presence with a riverfront
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Y Shown here is the Concierge, with postal artifacts

view, and is surrounded by rapidly expanding
residential neighborhoods. The revitalization of
the Old Post Office is intended to restore its
status as the gateway to the Chicago CBD.

Vision & Foresight
Where most people saw a building beyond
repair, the principals at 601W saw a beautiful,
historic exterior that could provide a shining
ecosystem for the 21st century. They had the
foresight and vision to see the vast, untapped
potential in The Old Post Office, and have successfully retrofitted the imposing structure into one

of the most exciting office buildings in Chicago.
Tenants include Uber, Walgreens, Ferrara Candy
Co., HomeChef, and Cboe Global Markets.

Teamwork & Preserving
Historic Elements
Shortly after closing, 601W retained the
expertise needed to bring The Old Post Office
back to life. The redevelopment team, headed
by Gensler, was comprised of 17 firms, with
assistance and guidance from the City of
Chicago, the Illinois Historic Preservation
Agency, and the National Park Service. 601W
spent an estimated $900 million dollars to
renovate 2.6 million square foot of the building
from January 2016 to December 2019.
“Redeveloping The Old Post Office was a
herculean task,” said Jamey Dix, senior vice
president of the Telos Group who helped lead
the repositioning of the building. “This project
is unlike any other in the nation. It’s reimagining from a derelict building falling into the
Chicago River into a hub of commerce has
transformed Chicago’s Southwest Loop, now
called The Old Post Office District.”
To get the project off the ground after nearly
30 years of abandonment, contractors spent
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many months removing debris that was left over
from years of neglect. The building was so wet
from years of exposure to the elements that there
was even concern that new materials would not
adhere to existing surfaces or new flooring would
buckle and fail. The new mechanical improvements allowed the building to dry out in order for
new materials to adhere properly.
As part of its work, Gensler has created
highly detailed documentation of existing
equipment related to scales, mail chutes,
conveyors, historic corridors, original mosaic
tile floors, and plaster ceilings. Selections of
these various elements were utilized
throughout the building that point to the epic
postal history of the building and to assist in
the pursuit of historic tax credits, which were
successfully secured by 601W Companies.

First Class Amenities
Many of the historic elements were incorporated in to the building’s first-class amenities that
are enjoyed by tenants and guests. Amenities
include full-service concierge, a large conference
center, a tenant lounge, and a fitness center.
Completed in 2017, The Vault was the first
portion of the massive renovation project to be
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finished at the Old Post Office and serves as the
marketing suite for the property leasing agents.
Located on the second floor, The Vault is elegant
and rich featuring a number of elements to
reflect the buildings premier postal past.
Another amenity highlight of the new
development is The Meadows, a 3½-acre
rooftop park. The outdoor green roof basically
covers the entirety of the building—three blocks
long and one block wide—and includes a basketball court, native plantings, a bistro and bar
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area, and a running/walking track for tenants
and their guests.
To make the building suitable for commercial office leasing, the 250,000-sf floor plates
provide open views to natural light, strategically placed infrastructure, and vertical
transportation. The project earned LEED Gold
Core & Shell certification. It has received
other awards including a Platinum Award in
Building Design & Construction’s annual
Reconstruction Awards. $
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