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I 
n 2016, the Association was led by a 3-
person board of directors, 2 of which still 

serve the community today. As the board 
navigated Estes Park HOA toward this regime’s 
first capital project, numerous hours were 
volunteered to carefully consider every single 
detail of the then upcoming project. Not only 
did the board properly vette the business 
partners proposing to do the work, they also 
carefully calculated, discussed and planned for 
the HOA’s future! 

Funding Roof Replacement Project 
Of course, an ideal situation for Estes Park 

HOA would have been to not have to take a loan 
out for their 2016-2017 roof replacements.  

 
However, at the time, and after many discussions 
with the association’s attorney, Robert Prince of 
Cervantes Chatt & Prince, and the association’s 
lending institute, the Estes Park Board of 
Directors decided to take out a line of credit loan 
for $500,000. The term of the loan was to go 
through 5 years from the date the line of credit 
was closed, which happened to be June 2017. 

In May 2016, the board embarked on their 
plans to replace all 32 building’s roofs. At the 
time, the Association held about $85,000 in 
their operating account and about $500,000 in 
their reserve accounts. After interviewing the 
business partners (vendors) and considering 
their respective proposals, the Board chose the 
partner (vendor) they felt best fit their desires 

and needs. The proposed amount to replace the 
roofs was right around $700,000.  

The Board calculated all their financial 
options. Based on having $500,000 in their 
reserves and the $700,000 roof replacement 
cost, the Board decided it was best to take out a 
5-year, $500,000 line of credit loan. The Board 
of Directors main consideration resulting in their 
informed decision to take out the line of credit 
loan was to make absolute certain their reserve 
funds were not depleted in the process of paying 
for the completion of the roof replacements. 
Estes Park HOA Board President, Wayne Myers 
indicated he first ran for the Board of Directors 
because the president at the time had voiced 
concerns with not being able to find board 
members willing to volunteer time in order to 
get necessary work completed. Wayne stated, “I 
got on the Board to help get some of this stuff 
done! I quickly realized how much volunteer 
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Nestled in a quaint little neighborhood in Naperville, Illinois, Estes Park 
HOA poses a beautiful 32 building, 157-unit Townhome Community.  

Funding Reserves to Plan for a Successful Future at Estes Park 

By David Conforti - RealManage 
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time was needed in order to get large projects underway. I pride myself in making 
sure that the board members in our community do not come in with an agenda of 
their own. Everything has to be transparent and we always must do the right 
thing for all of our Owners and for the values of their homes. I am happy with the 
progress of our community and I look forward to moving forward with siding 
replacement in the near future, while still keeping our financials in mind. Part of 
our planning was to make every effort to pay our roofing loan off early, in 
attempts to start rebuilding our reserves for the upcoming siding work. I think 
we’ve done a pretty good job staying the course in making sure we met that goal!” 

Planning for the Future 
Move ahead to June 2017. Now, that all 32 buildings had new roofs, the line of 

credit loan for $500,000 was closed with scheduled payments to be made 
monthly for 5 years. In September of 2019, the line of credit loan was paid in 
full, just 26 months into the 60-month loan. By paying the association’s loan off 
in less than half of the term, Estes Park HOA saved thousands of dollars in 
interest, which is going to aid in their next capital project, siding replacement of 
all 32 buildings. 

Following Reserve Study 
Right from the time of Estes Park’s planning of the 2016-2017 roof replace-

ment work, the Board already discussed and envisioned the siding replacements 
and how to plan funding for the future project. One of the tools that aided the 
Board in financial planning for the upcoming siding replacement work, on the 
heels of completing the roof replacement work, was the reserve study report 
completed by Waldman Engineering.  The report itself estimated the 
community’s siding to have a useful life through 2026, with an estimated 

Reserve Studies are a key to successful planning for upcoming work and how to 
properly fund for the work. 

Nestled in a quaint little neighborhood in Naperville, Illinois, Estes Park HOA poses 
a beautiful 32 building, 157-unit Townhome Community. 
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replacement cost to be somewhere in the 
ballpark of $1,100,000. 

Funding Capital Reserve Account 
The Board, through careful financial 

planning and with guidance provided by their 
Community Association Manager, is ready to 
take the next step in enhancing their 
community’s curb appeal and increasing the 
value of their homes. Through continued efforts 
to increase their annual reserve account contri-
butions, Estes Park HOA currently has 
$900,000 in total assets. That’s roughly 
$315,000 more than their total assets were in 
2016, just prior to their roof replacements. 
While successfully building the Association’s 
reserves, the Estes Park HOA Board of 
Directors, led by President Wayne Myers, has 
worked diligently in making sure their owners 
would not have to face any special assessments. 
In addition to avoiding any special assessments, 
somehow the Boards’ careful planning and 
budgeting has allowed the Association’s monthly 
assessments to remain low. Especially for a 
beautiful town home association located in 
Naperville, Illinois. In fact, the 2022 monthly 

"I pride myself in making sure that the board members in our community do not come in with an agenda of their own.  
Everything has to be transparent and we always must do the right thing for all of our Owners and for the values of their homes."  
Estes Park HOA Board President, Wayne Myers



assessment amount for all Estes Park 
homeowners is just $225 per month. The 
current $225/month assessment rate is only 
$6.97 more per month than the 2017 rate of 
$218.03/month. 

This year alone, Estes Park HOA is 
contributing $170,000 of their $425,000 in 
assessments to their reserve accounts, as 
budgeted. That’s 40% of their assessments going 
into their reserves, which is 30% greater than 
most industry experts suggest to contribute on 
an annual basis.  

Siding Replacement Project Plans 
At the time of this writing, the Board is in 

possession of 4 proposals to replace all of the 
building’s siding. With ever increasing material 
costs, the Association is considering signing a 
contract this Fall for somewhere in the neighbor-
hood of $1,000,000, about $100,000 less than 
the reserve study conducted in 2018 estimated. 
Then again, the reserve study estimated the 
$1,100,000 projected cost in siding replacements 
was for doing the work in 2026. By 2026, it is 
very conceivable the $1,000,000 current 

proposed cost for siding replacement may very 
well increase to $1,100,000 with seemingly never 
ending increases for materials. Although we 
cannot know exactly what the cost will be in 
2026, the projection estimated by the reserve 
study conducted in 2018 shows just how 
important it is for associations to have and use a 
reserve study in successfully planning for the 
community’s future!  Wayne Myers said, 
“Reserve Studies are a key to successful planning 
for upcoming work and how to properly fund for 
the work. It is amazing to see how accurate the 
reserve study’s estimated amount of the siding 
replacement is to the actual proposals we 
recently received. At the end of the day, I just 
want to see to it that all the work done in Estes 
Park HOA has an impact on increasing the values 
of our owners’ homes. I’m looking forward to 
possibly retiring as a board member at Estes 
Park HOA, once the Board successfully replaces 
the siding and I hope to have the chance to help 
‘groom’ and guide our HOA’s next president.” 

Successful Planning 
In reaching for the finish line of the 2 largest 

capital replacement projects this Estes Park 
Board of Directors will ever endure, the 
Association would more than likely be able to 
pay the estimated $1,100,000 for siding 
replacement in 2026 without the need for a 
loan. However, as mentioned earlier, the 
economy and inflation rates may lead to the 
Association replacing the siding sooner, even if 
another small line of credit loan is needed. 
Either way the Board chooses to proceed, they 
will have successfully planned for the future of 
their community and owners. Estes Park HOA 
can then continue to build their reserves in 
planning for their next major capital replace-
ment project, which will be driveway replace-
ments, many years down the road. 

“The Estes Park HOA Board of Directors has 
done a commendable job in carrying out their 
fiduciary duties, in serving their community as 
volunteers and in showing respect and compas-
sion to their residents, adds Kimberly 
Sutherland, Senior Vice President – 
RealManage Illinois. She continued, “We are 
proud that the community has put their 
continued trust in our company’s property 
management services. The Board of Directors 
has been great in terms of openly communi-
cating any concerns for the community and 
thoughtfully considering all options presented 
by our team. Best of luck in getting to that 
finish line!” $ 
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A 
 plan to address building decarboniza-
tion can reduce building emissions 

while providing comfort to building occupants, 
decreasing operational costs and creating more 
resiliency in building systems. Additionally, 
according to a study by the U.S. Department of 
Energy2, high performing buildings demand 
higher rental rates and have higher occupancy 
rates; and resulting in increased sale prices.  

In 2021, The City of Chicago convened the 
Building Decarbonization Working Group, a 
consortium of industry professionals tasked with 
providing the City of Chicago recommendations 
regarding building decarbonization. 
Recommendations are expected in 2022,  

 
signaling the next step in local decarbonization 
efforts. With this in mind, building owners and 
managers should evaluate their buildings now 
to add value to their properties and to avoid 
potential future fees or special assessments 
related to likely decarbonization laws. 

Decarbonization and Electrification: 
Decarbonization refers to the reduction of 

greenhouse gas (GHG) emissions in the 
manufacturing/transportation of building 
materials, building construction, building 
operation, and building end-of-life cycle. The 
GHG emissions associated with the manufac-
turing/transportation of building materials, 

building construction, and end-of life are 
commonly referred to as Embodied Carbon. The 
GHG emissions associated with operating and 
maintaining a building are commonly referred 
to as Operational Carbon. Operational Carbon 
will be the focus of the decarbonization laws 
discussed in this article. GHG emissions are 
measured in CO2 equivalent (CO2e). CO2e is a 
common unit that describes the equivalent 
amount of CO2 that a metric ton of a given GHG 
would emit.  

Electrification is commonly discussed when 
talking about decarbonization. Electrification 
refers to the conversion of onsite natural gas or 
fuel fired equipment to electric equipment. 
Although electrification is a key component of 
decarbonization, they are not the same. 
Successfully reducing emissions through electri-
fication will depend on how much the grid relies 
on carbon to generate electricity. Grids that rely 
more on natural gas or coal will have a high CO2e 
value whereas a grid that contains only 
renewable energy will have a CO2e value of zero. 
Thus, a building can fully electrify its heating, 
cooling, and ventilation systems but still have 

By Matt Johnson, PE, CEM, LEED AP  – Elara Engineering  

The Future of Decarbonization in Chicago 
With buildings responsible for approximately 40% of CO2 emissions globally1, reducing the greenhouse 
gas (GHG) emissions of buildings has become a focus for government efforts (State, Local, & Municipal) 
to address the impacts of climate change. Over the next several decades, as policy makers and regula-
tors continue to increase efforts to require decarbonization and electrification through increasingly 
stringent code and building performance standards, a proactive approach to address decarbonization 
will be necessary for building owners and managers to be ready for these changes. 



carbon emissions associated with operating on a 
particular electricity grid. For this reason, 
Decarbonization and Electrification efforts 
across state, local, and municipal levels are 
commonly paired with reducing and removing 
natural gas, coal, and/or other fuels from the 
electricity grid. 

Decarbonization in Other US Cities 
The Intergovernmental Panel for Climate 

Change (IPCC) has issued several reports on the 
state of climate change and the actions needed 
to limit global warming to 1.5 degrees Celsius. In 
2015, The Paris Agreement, a legally binding 
international treaty on climate change, 

committed 196 Parties – including the United 
States -- to limit global warming to 1.5 degrees 
Celsius by mid-century or 2050. With climate 
action stalled at the Federal level, many munici-
palities have nonetheless committed to the Paris 
Climate Agreement and have begun creating 
Climate Action Plans to address global warming 
through various measures including decarboniza-
tion and electrification3. For example, Boston, 
Denver, New York City, and Washington D.C., 
have all enacted new laws requiring energy 
reduction, decarbonization, and in some cases 
electrification, while many other cities are in the 
process of passing similar laws. Below are a few 
highlights of the decarbonization laws of the 

cities just mentioned. 
Boston » BERDO 2.0 (Building Emissions 

Reduction and Disclosure)4 – Boston’s BERDO 
law requires all buildings with 20,000 square 
feet or more to adhere to a series of emissions 
targets beginning in 2025 and leading to zero 
carbon emissions in 2050. Penalties range from 
$150-300/day for reporting failures and $300-
$1,000/day for emissions failures. 

Denver » Energize Denver5 – This bill 
establishes energy use intensity (EUI) limits, 
typically measured as (kbtu/sq.ft/year), that 
seek 30% total energy savings across all building 
types greater than 25,000 square feet in Denver 
by 2030. Included in this bill are timelines to 
electrify building components. Energy perform-
ance targets are set for 2024, 2027, and 2030. 
Electrification requirements begin as early as 
2025. 

New York » Local Law 97 (LL97)6 – LL97 sets 
emissions limits that become more stringent in 
5-year periods starting in 2024 for buildings 
greater than 25,000 square feet. Financial 
penalties for buildings that do not meet the 
emissions limits are $268 per metric ton (1000kg 
of CO2e) out of compliance. 

Local Law 154 (LL154) – LL154 bans natural 
gas in new buildings (<7 stories) beginning in 
December 2023 and new buildings (>7 stories) 
beginning in 2027. 

B U I L D I N G S  &  E N V I R O N M E N T S

8   C H I C A G O L A N D  B U I L D I N G S  & E N V I R O N M E N T S                                                     A U T U M N  2 0 2 2

Decarbonization and Electrification Timelines for Boston, Denver, New York City, and Washington D.C. 



Washington D.C. » The Clean and Affordable 
Energy Act7 – New building energy performance 
standards (BEPS) will have buildings meet one 
of several compliance pathways to reduce 
source EUI and/or reduce energy use of its 
buildings. Three reporting periods, that update 
every 6 years beginning in 2021, will be utilized 
and will expand from buildings over 50,000 
square feet in BEPS Period 1 down to buildings 
over 10,000 square feet in BEPS Period 3. 

Decarbonization in Chicago 
In 2022, Chicago released their Climate 

Action Plan (CAP)8. Chicago’s plan is to reduce 
GHG emissions by 62% when compared to 2017 
levels. Currently, buildings account for approxi-
mately 70% of total citywide emissions. The 
Chicago CAP states “building decarbonization 
provides the greatest opportunity to reduce the 
city’s emissions.” Two strategies relevant to this 
article are to retrofit and improve existing 
buildings and enable electrification.  

For retrofitting existing buildings, the 
Chicago CAP includes: 

• Retrofit residential buildings with 4 or fewer 
units: 20% by 2030 and 50% by 2040 priori-
tizing low-or moderate-income households 

• Retrofit 20% of all 5+ story  
buildings by 2030 

• Retrofit 20% of total industrial  
buildings by 2030 

• Retrofit 90% of total City-owned and  
sister agency-owned buildings by 2035 

• Retrofit 20% of total  
commercial buildings by 2035 

 
For electrification, the Chicago CAP includes: 
• Enacting policies that support electrified 

renovations and new construction by 2023 
• Electrify 30% of total existing  

residential buildings by 2035 
• Electrify 20% of total existing  

industrial buildings by 2035 
• Electrify 10% of total existing  

commercial buildings by 2035 
• Electrify 90% of total existing  

City-owned buildings by 2035 
• Enable net-zero-carbon  

construction by 2040 

As mentioned previously, Decarbonization 
laws are commonly paired with laws that 
require the removal of natural gas, coal, and 
other fuels from the electricity grid. It is 
important to note that in 2021, Illinois passed 
the Climate and Equitable Jobs Act (CEJA)9. This 
act will require the electricity grid in Illinois to 
contain 50% renewables by 2040 and to be 
100% carbon free by 2045. These requirements 
will be critical for buildings to achieve 
decarbonization through electrification efforts. 

As previously mentioned, the City of Chicago 
convened the Building Decarbonization Working 
Group in 202110 to develop strategic building 

decarbonization recommendations with a 
report expected in 2022. Historically, because 
Chicago has followed closely in New York City’s 
footsteps when it comes to building perform-
ance standards, it is reasonable to expect that 
over the next several years, Chicago will adopt 
decarbonization guidelines similar to those of 
New York City’s.  

Therefore, due to nearly certain future 
decarbonization and electrification require-
ments for buildings within the City of Chicago, 
additional planning and considerations should 
be taken by building owners and managers to 
meet new emissions limits and to avoid any 
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Chicago’s Green House Gas Emissions Profile
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Fire Alarm Systems 
Fire Alarm Inspections/Testing 
Fire Alarm Service/Maintenance 
Fire Pump Testing/Maintenance 
Sprinkler Systems  
Testing/Maintenance 
Fire Extinguishers 
Monitoring

associated financial penalties. To provide some 
context for possible monetary impacts of non-
compliance, the table below shows the impacts 
of NYC’s LL 97 emissions limits on a typical 
1960’s era Chicago condominium if specified 
reduction targets are not achieved by 2030. 

By comparing LL97 emissions limits to a 
typical Chicago high rise condominium, it is clear 
that the financial penalty for failing to meet the 
emissions limits as defined in LL97 by 2030 can 
be significant. Due to the relatively large 
volatility in material, equipment and labor 
pricing amid the current global supply chain 
crisis, early planning is critical to design, bid, and 
implement projects ahead of expected compli-
ance deadlines. Fortunately, there are clear steps 
building owners and managers can take to 
prepare for and mitigate any potential penalties 
while improving the value of the building and 
spreading out the costs of compliance. 

How can building owners and  
managers prepare now? 

Preparing for building decarbonization now 
can help building owners and managers 
mitigate costs and risks associated with 
decarbonization requirements adopted by 
government agencies. Benchmarking, energy 
audits, and proper budgeting will all play 
important roles to ensure buildings are 
prepared. 

Benchmarking is required in Chicago and 
Evanston in Illinois. Benchmarking requires 
yearly submission of a building’s energy and/or 
water use to the municipality (commonly 
through EPA’s Portfolio Manager tool)  to 
compare a building’s performance with similar 
buildings. A critical first step for decarbonization 
is to understand a building’s current perform-
ance as measured by EUI or other performance 
metrics obtained through benchmarking. 

The next step building owners and managers 
should do to prepare for decarbonization is to 
create or update building master plan 
documents. An existing energy audit or master 
plan can be quickly updated to account for 
decarbonization and to prioritize measures to 
meet emissions targets. Additionally, upcoming 
reserve expenditures and scheduled equipment 
replacements should be re-evaluated to 
determine the impact of potential decarboniza-
tion and electrification ordinances. 

If a building does not have an energy audit 
or master plan, they should have  an Energy 
Audit performed by a Qualified Individual or 
firm. A building Energy Audit will inform an 
effective Strategic Master Plan that centers on 
specific objectives identified by Ownership in 
collaboration with their engineering team that 
focuses on sustaining the systems serving the 
building, supporting their function for a defined 
set of years, and reducing operational and 

energy costs for all stakeholders. Improving 
building operation, comfort, and energy 
efficiency should be the long-term goal of the 
Strategic Master Plan.  Additionally, 
decarbonization and electrification should be 
addressed with both short-term and long-term 
goals to ensure that a building can practically 
prepare for building decarbonization require-
ments that are likely to be enacted. 

The Strategic Master Plan should include 
recommendations and budgetary estimates for 
critical needs, energy conservation measures, 
and future considerations. With decarboniza-
tion and electrification requirements increasing 
around the United States, the recommendations 
below should be prioritized by critical needs as 
well as local requirements. Replacements and 
retrofits should consider emissions impacts to 
account for future building performance.  

Recommended Actions for Critical Needs 
Recommended Actions for Critical Needs 

typically address essential needs of the building 
and are driven primarily by occupant comfort 
and equipment reliability. Measures identified 
under this category often are vital to sustain the 
systems and infrastructure serving the building 
and therefore, take the highest priority. For 
example, replacement of a central heating or 
cooling plant operating beyond its expected 
service life is a common measure included under 
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this category as the risk of failure is high and 
could result in a substantial service interruption 
to building occupants.  

Energy and Water Conservation Measures 
Energy and Water Conservation Measures are 

primarily based on reducing energy and water 
usage, enhancing equipment performance, and 
minimizing carbon footprint. Examples for this 
category include implementing demand-
controlled ventilation, variable speed operation, 
and smart controls and economizers for “free” 
winter cooling.  

Future Considerations 
Future Considerations typically include 

measures that are not vital to sustain the 
building systems and infrastructure but, can be 
implemented to further improve operational 
performance of the building. For example, 
improving changeover time of a dual tempera-

ture system is a measure that can be included 
under this category to increase operational 
flexibility during shoulder months.     

Conclusion 
Although decarbonization and electrification 

codes and standards are becoming common and 
increasingly stringent, building owners and 
managers can prepare today with early strategic 
planning through benchmarking, energy audits, 
and proper budgeting. Strategic Master Plans 
should be updated or created with the added 
goal of evaluating decarbonization and building 
emissions in the short-term and long-term and 
to serve as a focused road map for building 
operations despite inevitable changes in 
building performance standards over time. The 
Strategic Master Plan’s initial cost is often 
realized in savings in a short period of time once 
projects identified within the master plan are 
implemented. $ 
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Impact of NYC LL 97 on an Example Chicago Buildingi

i For these calculations, the 2030 GHG coefficients are not yet published in LL97 
so the 2024 GHG coefficients were applied. It is expected that the 2030 GHG 
coefficients for electricity will be lower as decarbonization of the electricity 
grid in New York advances, potentially lowering financial penalties presented.



Let’s get to Work!

PAINTING & 
CONSTRUCTION 

ROOFING & SIDING 

CONCRETE &  
MASONRY 

HARD WORK MADE EASIER. 
COMMERCIAL & MULTIFAMILY 

WWW.HAMMERBRUSH.COM 630.320.9676 // ...CALL US TODAY

Residential & Commercial Property 
Management. The Hammerbrush team 
is proud to serve commercial and res-
idential clients in the Chicagoland area 
with top-notch construction and painting 
services. From start to finish, Hammer-
brush is there to provide seamless results 
for residential management projects no 
matter the size. 



WE ASSESS, REMOVE & RESTORE. 
M I T I GAT I O N  &  R E S T O R AT I O N

WWW.HAMMERBRUSHRESTORATION.COMCALL US TODAY... // 630.487.8814 

RESTORATION

Why is Mold Bad? When ignored, 
mold can have serious impacts on your 
property. The immediate treatment of 
mold can reduce further damage like 
collapsed ceilings or caving floor-
boards. On top of that, untreated mold 
can damage your home beyond a sim-
ple repair, requiring more time and 
money for restoration.

Let’s get to Work!

FIRE & WATER 

STORM CLEANUP 

MOLD 
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N 
ow that community living has become 
mainstream and better understood by 

the general public, it is more essential than ever 
for the board of directors and the management 
company to run the operations of the associa-
tion in a proactive manner. Of course, the term 
proactive could mean many different things to 
many different people. Proactive could mean 
ensuring that the building insurance gets paid 
so that it does not get cancelled or it could 
mean that the homeowners are sent an email 
reminding them to keep their heat above 55 
degrees when leaving for their winter home in 
Florida. It could also mean that the manage-
ment company reminds the board to set the 
next board meeting date and time at the end of  

 
each board meeting to proactively schedule the 
next board meeting. Of course, an even more 
proactive approach would be to request the 
board to schedule all the board meetings for 
the calendar year at the end of the prior 
calendar year.   

But what about components the building life 
safety systems such as smoke alarms and fire 
extinguishers? Or what about door closers, 
locks, lighting sensors, battery backup lighting 
and water spigot shutoffs? Does it make sense 
for the association to take a proactive approach 
for these items? Or should the association let 
these items fail and then repair or replace them 
as necessary?   

Proactive Versus Reactive Approach 
The book “Zen and the Art of Motorcycle 

Maintenance” by Robert M. Pirsig is a great 
example of the pros and cons of proactive 
versus reactive maintenance. In this book, the 
author compared two motorcycle owners who 
were referred to as a “romanticist” and “classi-
cist”. The “romantic” owner chose to not 
maintain his expensive motorcycle and took a 
“hope for the best” attitude. He didn’t want to 
know about the details of how the motorcycle 
worked and wanted to simply enjoy the ride. 
Not surprisingly, when his bike broke down, the 
romanticist become quite frustrated and had to 
rely on expensive reactive maintenance and 
mechanics to fix the motorcycle.   

On the flip side, the “classical” motorcycle 
owner who owned an older and much less 

By Salvatore Sciacca – Chicago Property Services 

Proactive Thinking: A Penny Wise or Pound Foolish? 
LIFE SAFETY EQUIPMENT CAN SAVE LIVES

 

jtruong@behrensandtruong.com | www.behrensandtruong.com

BEHRENS & 
TRUONG LLC 

312-263-4318

Is Your Condo prepared? 
Contact us today about reducing your  

2022 Tax Assessment for your Association.

2022 IS THE TRIENNIAL REASSESSMENT OF THE NORTH  
AND NORTHWEST SUBURBS OF COOK COUNTY



expensive motorcycle, took a very detailed and 
proactive approach to maintaining his 
motorcycle. His motorcycle was always well 
maintained and had very few unexpected 
mechanical failures. Although this approach 
required an investment in time and effort, the 
“classicist” enjoyed getting to know the inner 
workings of the motorcycle and truly enjoyed 
this symbiotic approach. 

Similarly, when it comes to community 
association fire & life safety systems, the same 
two options apply. You can take a hands-off or 
reactive approach and close your eyes and hope 
for the best or you can take the time to 
understand your building’s life safety systems 
and develop a proactive maintenance program 
that will check the systems that are designed to 
keep the homeowners safe and comfortable 
while ensuring the systems are there and ready 
to activate in the event of a life safety or fire 
emergency.   

Smoke Alarms & Fire Extinguishers 
For example, you can install smoke alarms 

that require battery changes every 6 months or 
you can install a smoke alarm with a sealed 10-
year life battery. Regardless of which one you 
install, they should be tested on a regular basis 
to ensure they are working. For larger buildings, 
they should be tested monthly and for smaller 
buildings every 3 to 6 months. It goes without 
saying that smoke alarms save lives and to not 
check them on a regular basis is just a really BAD 
idea. Fire extinguishers are also items that 
should be checked proactively. They should be 
inspected and certified by a qualified fire safety 
company on an annual basis and should be 
visually inspected on a more frequent basis. As 
an example, one of our buildings had a fire inside 
one of the units due to a malfunctioning dryer 
and the homeowner went out into the hallway, 
grabbed one of the fire extinguishers and used it 
to suppress the fire. What if this association had 
not taken a proactive approach and had their 
fire extinguishers inspected and certified? 

Back-Up Lighting 
Battery backup lighting is another system 

that is often overlooked. These systems are 
designed to activate and illuminate stairwells 
and hallways in the event there is a power 
outage. However, the battery inside the unit 
typically lasts about 2 years and if you don’t 
check it regularly and/or replace the battery 
once it fails, the system will stop working. This 
may result in accidental homeowner injuries the 
next time there is a power outage and an 

evacuation as the stairwells and hallways could 
be pitch black.   

Door Closers & Door Locks 
Checking door closers and door locks is 

another classic example of the benefits of 
preventative maintenance. You can wait for the 
door knobs and door handles to fall off and wait 
for an emergency call from a homeowner saying 
that they can’t open the door and get inside the 
building or you can have a technician go around 
the association on a regular basis and inspect 

and tighten all loose door handles and door 
locks. Similarly, you can wait for door closers to 
slam doors shut or keep doors open as tempera-
tures rise and fall or you can periodically adjust 
them to take into account effects of the changing 
seasons before homeowners file a complaint.   

Penny or a Pound? 
In the end, what approach do you want to 

take? Classicist or Romanticist? Do you want to 
spend a penny or a pound? The choice is up to 
you. $ 
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E D I T O R ’ S  M E S S A G E editor’s message
W 

hile the health concerns of Covid-19 are still very serious, 

the spring, summer and early fall seasons have been 

dominated more by the non-health related impact of the covid-19 

pandemic on our lives such as inflation, supply chain disruptions and 

labor shortages. Although inflation seems to have peaked and gasoline 

as well as some building supplies and material prices have come down 

somewhat, increased costs, labor shortages as well as a lack of 

availability of some items continue to affect our normal purchasing 

processes. Hopefully we will see some relief in these areas in the near future. Of course, we know 

that there is greater spread of Covid-19 when we are at indoor settings so we should all be 

prepared and cautious as the cold weather seasons approach and we head back indoors for 

many activities. 

Our cover story for this issue of CBE profiles Estes Park HOA, a community association in 

Naperville that has done an exemplary job of funding their capital reserve account to pay for 

necessary property improvements. You can read about how they successfully completed the 

installation of new roofs on all their buildings and are making pans to undertake a major siding 

replacement project.  

As policy makers and regulators continue to increase efforts to require decarbonization and 

electrification through increasingly stringent code and building performance standards, a 

proactive approach to address decarbonization will be necessary for building owners and 

managers to be ready for these changes. Our second story offers some great information on 

climate change action plans in Chicago and across the country as well as showing how 

benchmarking, energy audits, and proper budgeting will all play important roles to ensure your 

building(s) are prepared. 

This issue offers several articles that address building maintenance concerns. Information and 

advice on two cold weather issues of winter damage to concrete and roof structures can be found 

along with an article on the importance of proactive thinking on your building’s life safety 

equipment & systems.   

The trend of deconverting existing condominium buildings (to rental apartments) continues 

throughout the Chicago area. We have a legal update article on how new case law impacts Illinois 

condominium deconversions. 

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.chicagoland-

buildingsandenvironments.com $ 
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Professional Services Directory

BTL Architects, Inc. 
312-342-1858 

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

ARCHITECTS / ENGINEERS

Full Circle Architects, LLC 
847-432-7114 

Daniel Baigelman, AIA 
dan@fullcirclearchitects.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 

LMC Construction 
708-714-4175 

Masonry Concrete General Contracting Roofing 
www.LMCTeam.com

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

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

CIT 
312-209-2623 

HOA Banking - Internet Cash Management 
HOA Loans - Online Payment Systems 

Dedicated Customer Service 
Thomas.Engblom@cit.com 

www.CIT.com

BANKING

BUILDING RESTORATION  
& MAINTENANCE

Klein And Hoffman 
312-251-1900 

Delivering Consistently Exceptional Results 
Architectural & Structural Engineering 

Building Envelope 
Evaluation, Planning & Project Coordination 

www.kleinandhoffman.com

Superior Reserve  
Engineering and Consulting 

888-688-4560 
www.superiorreserve.com

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 
dwells@trgrestore.com  www.trgrestore.com

BALCONY REPAIRS

Holton Brothers, Inc. 
Masonry Repair Services, Tuckpointing,  

Caulking and Concrete Restoration 

847-253-3886 TEL / 847-253-3255 FAX 
John@holtonbrothers.com 
www.holtonbrothers.com

W. J. McGuire Company 
847-272-3330 

Tuckpointing, Caulking, Masonry  
and Concrete Restoration

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

www.dicklerlaw.com

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

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

Engineering Support Services 
630-904-9100 

Construction Specifications / Roof Evaluations 
Forensic Engineering / Project Management 

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

Levenfeld Pearlstein, LLC 
312-476-7556  

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

ATTORNEYS

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

Wintrust Community Advantage  
847-304-5940 

Loans, Reserve Investments & Lock Box Services 
www.communityadvantage.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

Waldman Engineering 
630-922-3000  

Energy Benchmarking Studies & Compliance  
Services, Reserve Studies, Specifications 

 www.waldmaneng.com

ARCHITECTS / ENGINEERS

BANKING

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

Hammerbrush Painting  
& Construction  
630-320-9676 

Concrete & Masonry / Roofing & Siding 
www.Hammerbrush.com
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Hammerbrush Restoration 
833-7Hammer 

Fire & Flood, Storm Clean Up, Mold, Insurance 
Available 24/7/365  

www.bbsteamatic.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

Suburban Elevator Co. 
847-743-6200 

Simplifying Vertical Transportation 
www.suburbanelevator.com

ELEVATORS/CONSULTANTS

Symmetry Energy 
630.795.2559 

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

Contact: David Hayden 
david.hayden@symmetryenergy.com 

www.symmetryenergy.com

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, PedestrianPlaza,  
Large Venue or Commercial Retail Building. 

Contact: Daniel W.Nicholson at dnicholson@spplus.com 
www.spplus.com/FacilityMaintenance

FACILIT Y MAINTENANCE

ENERGY GAS & ELECTRIC

Waldman Engineering 
630-922-3000  

Energy Benchmarking Studies & Compliance  
Services, Reserve Studies, Specifications 

 www.waldmaneng.com

ENERGY USE/BENCHMARKING

Brouwer Bros. Steamatic 
708-396-1444 

All types of Environmental Cleaning. 
www.bbsteamatic.com

Woodland Windows & Doors 
630-529-Door (3667) 
Window and Related Masonry 

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

DOORS

Door Systems 
800-THE-DOOR 

PEDESTRIAN DOORS / REVOLVING DOORS 
SECTIONAL DOORS / STEEL ROLLUP DOORS / FIRE DOORS 

HIGH SPEED DOORS / DOCK LEVELERS 
www.doorsystems.com

G3 Construction Services 
630-654-4282 

Common Area Restoration Services 
www.G3Constructs.com

Standpoint Construction  
952-500-1068 

jstarks@standpointonline.com  
www.standpointonline.com  

CONSTRUCTION MANAGEMENT

CONCRETE RAISING

CRC Concrete Raising & Repair 
847-336-3400 

We Save Concrete, You Save Money! 
www.SaveConcrete.com

B U I L D I N G S  &  E N V I R O N M E N T S

First Onsite 
877-962-9644 

courtney.schmidt@FirstOnsite.com 
www.FirstOnsite.com

First Priority DKI   
800-282-1616 

24/7 EMERGENCY RESPONSE     
kjiuditta@fprdki.com    

www.firstprioritydrs.com  

DUCT CLEANING

Emergency Construction Group 
855-4ECGNOW 
Contact: Jenny Ruth 

jenny@emergencyconstructiongroup.com 
www.emergencyconstructiongroup.com

FIRE / FLOOD RESTORATION

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

FIRE SAFET Y & PROTECTION

F O R  D I S P L A Y  O R  P R O F E S S I O N A L  S E R V I C E S  D I R E C T O R Y  A D V E R T I S I N G  I N F O ,  C A L L  ( 6 3 0 )  2 0 2 - 3 0 0 6

BUILDING RESTORATION  
& MAINTENANCE

Weathershield, LLC. 
(630) 376-6565 

Masonry - Tuck Pointing - Caulking 
Balcony Restoration - Painting 

Contact: Peggy Glenn 
www.weathershield.us

FIRE / FLOOD RESTORATION

CWF Restoration  
1-800-597-6911 

630-940-6262  
www.chicagowaterandfire.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

Restoration 1 of Cary 
847-264-4664 

24/7 EMERGENCY RESPONSE 
Contact Brian Horndasch 

b.horndasch@restoration1.com 
Cell  847-561-9638 

www.restoration1.com
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ILT Vignocchi 
847-487-5200 

www.ILYTVignocchi.com

Alan Horticulture, LLC 
630-739-0205 

www.alanhorticultural.com

Balanced Environments 
847-395-7120 / 630-916-8830 

www.balancedenvironmentsinc.com
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Northern Illinois Fire  
Sprinkler Initiative (NIFSI) 

(844) 441-4443 
Latest News and Information about Fire Protection 

WWW.NIFSI.org

Cornerstone Partners  
Horticultural Services Company 

(630) 482-9950  
Contact:  Joe Schutzius / joes@cphort.com 

www.cphort.com

USA Fire Protection 
847-652-3595 

Fire alarm / Sprinkler systems / Fire pumps / Fire extinguishers 
Backflow prevention / Fire panel / Monitoring 

Installation | Inspection | Testing | Maintenance 

24/7 EMERGENCY SERVICE: (847) 816-0050 
Ashley.Andryzak@usafp.us 

www.usafireprotectioninc.com

Landscape Concepts Management 
847-223-3800 

www.landscapeconcepts.com

Semmer Landscape 
Contact: Steve Regan 

sregan@semmerlandscape.com 
www.semmerlandscape.com

Sebert Landscaping, Inc. 
630-497-1000 

www.sebert.com

Brouwer Bros. Steamatic 
708-396-1444 

All types of Environmental Cleaning 
www.bbsteamatic.com

MOLD REMEDIATION

Hayes Mechanical 
773-784-0000 

The Right Choice for Single Source Contracting Since 1918 
info@hayesmechanical.com

Hill Mechanical Group 
847-451-4200 

HVAC & Plumbing Services 
www.hillgrp.com

Temperature Service Company 
847-640-0505 

AWebb@tschvac.com 
go.tschvac.com/be

HVAC

LANDSCAPE CONTRACTORS

INSURANCE / PROPERT Y CLAIMS

Heil Heil Insurance Agency 
847-530-3888 

Contact: Alex Romano or Teri Mlotek 
tmlotek@heilandheil.com

JANITORIAL

Building Services of America 
312-420-2205 

Janitorial | Window Washing | Door Staff | Plant Sanitation 
Info@bsateam.com

LAKE & POND CLEANING

Organic Sediment Removal Systems, LLC 
608-565-7105 

Trusted Experts in Eco-Friendly Sediment Removal  
& Pond Cleaning Since 1990  

Contact Rich or Michael Kohutko 
osrsystems@pondclean.com www.pondclean.com

First Onsite  
877-962-9644 

courtney.schmidt@FirstOnsite.com  
www.FirstOnsite.com

First Priority DKI   
800-282-1616 

24/7 EMERGENC Y RESPONSE 
kjiuditta@fprdki.com 

www.firstprioritydrs.com  

FIRE PROTECTION CONTRACTORS 
708-710-1448 

Design, Installation, Service, Inspection, and 
Maintenance of Fire Sprinkler Systems 

24/7/365 Emergency Service 
www.FireProtectionContractors.com

Hammerbrush Restoration 
(833) 7HAMMER 

Fire & Flood, Storm Clean Up, Mold, Insurance  
AVAILABLE 24/7/365 

info@hammerbrushrestoration.com

Restoration 1 of Cary 
847-264-4664 

24/7 EMERGENC Y SERVICE  
Contact: Brian Horndasch: 847-561-9638 

b.horndasch@restoration1.com 

www.restoration1.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

F O R  D I S P L A Y  O R  P R O F E S S I O N A L  S E R V I C E S  D I R E C T O R Y  
A D V E R T I S I N G  I N F O ,  C A L L  ( 6 3 0 )  2 0 2 - 3 0 0 6

Spring-Green Lawn Care 
800-830-5914 

www.spring-green.com

LAWN CAREFIRE SAFET Y & PROTECTION
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Northwest Property Management 
815-459-9187 

Residential & Commercial Association Management 
Crystal Lake & Geneva IL 

www.nwpropertymanagement.net 
ESTABLISHED 1979

Elliott & Associates 
847-298-8300 

Property Tax Attorneys 
www.elliottlaw.com

REAL ESTATE TAX ATTORNEYS

FirstService Residential 
312-335-1950 

Contact Asa Sherwood 
www.fsresidential.com

RealManage 
1-866-473-2573 
www.realmanage.com

The Habitat Company 
312-527-5400 

Contact: David Barnhart 
www.habitat.com

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

www.associachicagoland.com

Worsek & Vihon LLP 
312-368-0091 

www.wvproptax.com

Behrens & Truong LLC 
312-263-4308 

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

Lifeline Plumbing 
847-468-0069 

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

Hot Water Drain Jetting 
www.INEEDLIFELINE.com

B U I L D I N G S  &  E N V I R O N M E N T S

Chicagoland Community 
Management 

(312) 729-1300 
www.chicagoland-inc.com

DuBois Paving Co. 
847-634-6089 

info@duboispaving.com 
www.DuBoisPaving.com

All-Over Pest Solutions 
773-697-1100 

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

Smithereen Pest 
Management Services 

800-336-3500 
www.smithereen.com

PLUMBING

PAVING

Hayes Mechanical 
773-784-0000 

The Right Choice for Single Source Contracting Since 1918 
info@hayesmechanical.com

Twin Bros. Paving & Concrete 
630-372-9817 

Asphalt Paving & Sealcoating / Concrete 
www.TwinBrosPaving.com

PAINTERS

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

Hill Mechanical Group 
847-451-4200 

HVAC & Plumbing Services 
www.hillgrp.com

PROPERT Y MANAGEMENT

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

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

www.hhsg.net

AAA Painting and Construction 
630-384-6150 

www.aaapaintco.com

ABC DECO 
773-701-1143 

info@abcdecoonline.com 
www.abcdecoonline.com

Abbott Painting, Inc. 
312-636-8400 / 773-725-9800 
Quality Painting & Decorating since 1973 

O U R  M I S S I O N :  
Guaranteed Committment to Quality 

Now offering Parking Lot Painting 
www.Abbottpainting.com

PEST MANAGEMENT SERVICES

ABC Property Managers, Inc.  
847-985-4044  

Managing Property in the Northwest Suburbs for 35 years 
Contact: Pam Stanish : 

 www.abcpropertymanagers.com 

PROPERT Y MANAGEMENT

RESERVE STUDIES

Superior Reserve 
Engineering and Consulting 

888-688-4560 
www.superiorreserve.com

Hammerbrush  
Painting & Construction 

630-320-9676 
www.Hammerbrush.com

Inside Out Painting  
Roofing & Construction  

630-406-3000 
www.insideoutcompany.com
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S E R V I C E  D I R E C T O R Y

All American Exterior Solutions 
(847) 438-4131 

Roofing, Siding & Windows  
www.aaexs.com

Hammerbrush Painting  
& Construction  
630-320-9676 

Concrete & Masonry / Roofing & Siding 
www.Hammerbrush.com

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

S&D Roofing Service 
630-279-6600 

500,000 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

Inside Out Painting  
Roofing & Construction 

630-406-3000 
www.insideoutcompany.com

SIDING / RENOVATIONS

FIRE PROTECTION CONTRACTORS  
708-710-1448 

100% Tax Deduction To Install & Retrofit  
Fire Sprinkler Systems 

DON’T WAIT UNTIL IT’S TOO LATE!. 
www.FireProtectionContractors.com

TAX INCENTIVES

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

Admiral Security/Door Staff Solutions 
847-588-0888 

www.admiralsecuritychicago.com

RESERVE STUDIES

American Building Contractors, Inc. 
847-670-1887 

Roofing • Siding • Windows • Gutters 
Maintenance • Capital Budget Projects 

A+ BBB Rating 
www.abc-usa.com

RESERVE ADVISORS  
(800) 221-9882 | (312) 625-4958 

Supporting your community’s capital planning with  
easy to understand reports and ongoing support  

100% Assurance Guaranteed  

Todd Walter | todd@reserveadvisors.com  
www.reserveadvisors.com

Hammerbrush Painting 
& Construction 
630-320-9676 

Concrete & Masonry / Roofing & Siding 
www.Hammerbrush.com

All American Exterior Solutions 
847-438-4131 

Roofing, Siding & Windows  
www.aaexs.com

WINDOWS/REPLACEMENTS

All American Exterior Solutions 
(847) 438-4131 

Roofing, Siding & Windows  
www.aaexs.com

Adams Roofing Professionals, Inc. 
847-364-7663 

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

ROOF MAXX 
847-241-6502 

Extend Asphalt Shingle Roof life up to 15 years. 
Quickly, Safely, Affordably. 

Environmentally Safe Alternative 
www.rooftreatmentrestoration.com

ROOFING

M&T Exteriors Inc. 
331-248-0447 

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

ROOFING

Sav A Tree  
847-729-1963 
www.savatree.com 

TREECARE

WASTE SERVICES/REC YCLING

Lakeshore Recycling Services 
773-685-8811 

www.LakeshoreRecyclingSystems.com

XFINITY Communities 
1 800 XFINITY 

xfinity.com/xfinitycommunities 
For more information E-mail: 
Xfinity_Now@comcast.com

TV / BULK TV & BULK INTERNET

BUILDING SERVICES of AMERICA 
312-420-2205 

Janitorial | Window Washing | Door Staff | Plant Sanitation 
Info@bsateam.com

SECURIT Y SERVICES

SIGNAL88 SECURITY  
OF ARLINGTON HEIGHTS 

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

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

arlingtonheights@signal88.com 
www.signal88.com

S&D Roofing Service 
630-279-6600 

www.sdroofing.com | sales@sdroofing.com

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

SIDING / RENOVATIONS



T 
he crop reports say unless something 
untoward happens between now and 

when the crops are in the bin, the corn in the 
eastern half of the corn belt is about to set a 
record for production. The western part of the 
corn belt is still in the throes of a drought, the 
result of the on-going La Nina.   

La Nina Persists 
Wasn’t that thing supposed to be over last 

year? La Nina does persist, and from all indica-
tions it will continue to the end of 2022. 

La Nina is the cold phase of the El Nino 
Southern Oscillation. El Nino is the warm phase 
and more commonly known because of the 
publicity surrounding severe winter weather in 
the past,  

The La Nina is a cooling of the Eastern Pacific 
Ocean that affects the upper air circulation. It 
changes the paths of the jet streams that carry 
the weather systems. The effects of the La Nina 
are felt all over the world, and especially in North 
America. 

La Nina summers are generally warm, dry, and 
quite variable in the Midwest. Winters are mild 
and dry. Extended temperature extremes, high or 
low, are not common. However, the effects of La 
Ninas are not always predictable because they in 
turn are affected by other oceanic currents, the 
Pacific Decadal Oscillation presently in the cool 
phase, and other atmospheric phenomena such 
as the North Atlantic Oscillation. Some of these 
change on short cycles where-as the decadal 
oscillations change over long periods of decades  
or more. 

 
Each of these has an effect on the others, and 

when all are aligned for one kind of weather, it 
may be excessively severe, hot or cold. 
Professional meteorologists take these into 
consideration as well. 

Seasonal Weather Recap 
The weather this year has been fairly typical of 

a La Nina. The winter was relatively mild with no 
extended frigid spells and temperatures falling 
below zero at our site on only two occasions. 
Snowfall added up to 45 inches in many episodes 
of small amounts that did not last long. Much of 
the winter was open. 

Spring turned out cool and wet. Temperatures 
averaged below normal, but there were a few hot 
days as well. The high on June 21 was 99 degrees. 
Total rainfall for the period was well above 
normal and planting of ornamentals as well as 
field crops was delayed.  Nearly two feet of rain 
was recorded in our rain gauges by the end of 
June. Even more fell in other areas. Temperatures 
in the 90s accompanied by drying, allowed most 
of the planting to be completed by mid-June.     

As mid-summer approached, temperatures 
were predicted to be hot, but the hot days were 
limited to a few at time and no prolonged heat 
waves were on the horizon. So far rainfall was 
sufficient for most plantings reducing the need 
for watering. Sites with automatic irrigation 
seemed to be operating on the prescribed 
schedules. 

Rainfall continued adequate if not excessive as 
severe flooding caused extensive damage where 
communities were hit by isolated but extremely 

severe rains. So called “training” occurred where 
series of thunder storms lined up to pummel the 
same area over and over for hours. Stupendous 
amounts of rain, as much as a foot or more, fell 
on these places in less than a day.  

These events are hard to imagine for those in 
nearby communities where the sun was shining 
and no rain fell. This is characteristic of these 
isolated, pop-up storms.   

Impact on Landscape Plants & Care 
While the cool, wet spring made life difficult 

for people trying to get the spring cleanups done 
or getting plantings started, it was great for 
things already in the ground. Trees leafed out 
heavily and about on time. Flowering was delayed 
on many flowering trees and shrubs, but the cool 
weather kept the blooms in good shape for an 
extended time. There were no extremely hot days 
or storms to knock them off. 

Maples Have Been Challenged 
An exception to the heavy leafing out was the 

trees and shrubs that have suffered from 
weather problems in the past few seasons. 
Maples, and especially silver maples, are having 
trouble. We see many that are dying back from 
the tops, leafing out late and sparsely. Some of 
this is due to winter drought.  

Dieback of hard maples is often due to 
Verticillium wilt, a vascular disease, or more 
commonly to collar rot. Collar rot begins with 
injury to the trunk of a tree, often by mower 
damage, progressively girdling and eventually 
killing the tree.  

Often, we see these symptoms in trees with 
exceptionally heavy seed loads. That, too, can be 
an indication that the tree is in trouble. Trunk 
damage from sudden freezing following a mild 
fall, or the above-mentioned collar rot, interrupts 
the return of the sugars from the tree tops to the 
roots. The accumulation of the sugar in the upper 
parts of the tree signals to it that there is an excess 
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The Weather and Your Landscape 
by James A. Fizzell 

Landscape BuyerLaLandscapscape e BuyuyererLandscape Buyer
THE

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 NA L S

This has been a very interesting summer so far. According to the crop reports, and the 
drought indicators, things could not be better here in Chicagoland and the environs.  
While things have been a little dry, we are not in a drought, and we have escaped the 
floods terrorizing downstate communities. 
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T H E  L A N D S C A P E  B U Y E R

of carbohydrate in the top and the response is to 
bloom heavily and make a huge seed load.   

Less Weeds & Pests This Season 
Turfgrass has been good, even lawns without 

irrigation, because of the little bits of timely 
moisture. Weed controls were very effective 
when applied in a timely manner. 

An unexpected response to the weather has 
been the almost complete absence of insects.  
Mosquitoes have not been problematic.  Japanese 
beetles made a short appearance and soon 
disappeared. Other common pests, aphids, mites, 
etc., have not shown up. It is too early for grubs, 
but after the lack of Japanese beetles, there may 
not be many of them either.    

With the season so benevolent so far, it is 
helpful to look ahead to see whether it can be 
expected to remain so, or if precautions need to be 
taken to prepare for less favorable weather ahead. 

To get his thoughts on the remaining summer, 
the fall, and hints as to what the winter may hold 
in store for us, we took advantage of our profes-
sional meteorological guru, Greg Soulje. Greg has 
been a contributor to this column for many 
years. His expertise is obvious from looking at 
previous prognostications and the outcomes. It is 
uncanny how close his predictions come to the 
actual weather that follows. 

Late Summer & Fall Weather Forecast 
According to Greg, the La Nina, in an unusual 

three-peat, is still strongly in effect. The heat 
dome that was over this part of the country in 
early August has retrograded west and we are in 
a “troughing” situation with predominately 
northwest jet stream winds for the remainder of 
the summer, and possibly through September 
and October.  

Temperatures will be moderate, mostly in the 
70s and 80s, but with wide temperature 
variations. Some spurts of cold can be expected 
to ride along the northwest jet stream from the 
Canadian prairie provinces bringing the 
possibility of an early frost in late September or 
early October.   

According to Soulje, rainfall will be sub-
average. It will be late Autumn before much 
moisture is expected. Fall generally will be warm 
and dry until the end of November, he says. 

Exceptions to this may be due to late tropical 
systems that could develop in the Gulf of Mexico, 
traveling up the Mississippi Valley, and bringing 
fronts with moisture and a cold snap. The tropics 
have been active off the African coast but as yet, 
no systems have developed approaching the 
mainland of the US. According to Soulje, it’s 
probably a good idea to keep an eye on the 

Tropics for initiating events that could precipi-
tate an early cold snap here.  

Winter Outlook 
Following the mild, dry, fall, good moisture in 

the form of early winter rains can be anticipated.  
After the Holidays, the rapidly diminishing La 

Nana, will bring a quick conclusion to the mild 
fall, and will bring a robust early winter. Expect 
frequent snow and cold temperatures. It will be 
an old-fashioned Chicagoland winter, Soulje 
concludes. 

As usual, we checked with the US Weather 
service for their prognostication. They expect a 
rapid change from warm and dry, to a wet winter 
with temperatures at the normal seasonal levels. 
The Old Farmer’s Almanac predicts winter to be 
unreasonably cold and snowy. 

Landscape Strategies 
With these suggestions as to the weather for 

the next several months, some strategies can be 
implemented to prepare our plantings to cope 
with it. 

PROTECT YOUR INVESTMENT
Unlike some companies that only specialize in painting or construction, 

we know how to care for your entire building – inside and out. We have 

extensive knowledge and experience in providing the best quality  

products and services to protect, rebuild and restore the long-term 

value of multifamily, commercial and industrial properties.

n SIDING 

n TUCKPOINTING 

n MASONRY/SEALANTS 

n FLOOR COVERINGS 

n MAINTENANCE 

n DESIGN 

n CONSTRUCTION 

n PAINTING 

n ROOFING 

bidrequest@insideoutcompany.com 

Jennifer Olson / Director of Business Development 
jen@insideoutcompany.com or 

630.200.2551
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Professional property management 
for Chicago’s finest high rise  
condominium communities. 

Community Specialists 
205 N. Michigan Ave, Suite 2930, Chicago IL 60611 

312.337.8691 
www.communityspecialists.net

The fall planting period may be extended. That 
means a longer planting season, but make sure 
there is time after things are planted for them to 
become established. When winter hits it may be 
sudden and severe. 

Water may be an issue. Where the spotty rain 
does not fall, be prepared to apply an inch of 
water per week to lawns, and new tree and shrub 
plantings. Established plantings will need water 
after a couple or three weeks. If the plants wilt 
and stay wilted overnight, provide water, two 
measured inches for established trees and shrubs.  

Make sure evergreens go into winter well-
watered. Established trees with cramped or 
shallow root systems are susceptible to winter 
damage if the soil is not moist. 

Keep in mind, plantings in irrigated lawns will 
have shallow root systems which will be more 
susceptible to damage from drought once the 
irrigation is turned off. Take advantage of any 
open dry weather in winter to get some water to 
these plants. 

Native plants should not need supplemental 
watering once established. 

Late-Season Plant Care 
It is not too early to think about winter 

protection for your plantings. If there is heavy 
snow as most forecasters predict, rodent damage 
could be severe. Accumulate and/or order the 
necessary guards and equipment. These should 
be installed when the season winds down. 

Evergreens will need protection from winter 
sun. Be prepared to install burlap screens.  
Plastic covers will get too hot and the plants will 
be sunburned. Burlap screens also will protect 
evergreen trees, shrubs, and low plants, and 
turfgrass as well from salt damage along walks 
and drives. Salt spray from highway traffic will 
permanently damage unprotected exposed 
plantings.  

This season, continue to mow the grass as long 
as it is growing. Remove fallen leaves and compost 
them or send them to a yard waste recycler.   

Holiday Decorations 
With the Covid problems over, many firms are 

resuming the winter holiday decorations. Get the 
order to your contractor before it is too late. We 
have heard rumors that there will be fewer firms 
doing this work and there may be supply chain 
disruptions, so be prepared and make arrange-

ments early. 

Snow Management Plans 
Meet with your snow removal contractor to 

schedule snow removal, and walk the site to 
make sure that you are both on the same page in 
terms of when to plow, when to apply de-icing 
agents, where to stack/move snow, and designate 
any high priority areas and emergency contacts. 
Be prepared and make continency plans for 
relocating snow if conditions dictate. 

Site Review 
While the weather is still nice and while you 

are thinking about your plantings, cruise your 
site to see what is good, and what is not so good. 
Make notes. Then arrange to meet with your 
landscape and tree professional to see what can 
be done to improve those anomalies. Ask 
concerned ownership parties as well as those 
providing landscape related services at your site 
for suggestions and ideas. This is the time to start 
that process before the season ends. As is the 
case in all areas of property maintenance and 
improvements, effective planning and budgeting 
can pay big dividends. $
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L E G A L  U P D A T E

C 
ompared to the cost of constructing an 
entirely new property from the ground up, 

some real estate investors and developers have found 
it easier and financially more advantageous to 
purchase an existing condominium building and, in 
some cases, convert the units into apartments.  

These transactions are complex, involving multiple 
parties and dozens to hundreds of unit owners depend-
ing on the size of the building. Additionally, there are 
seemingly countless issues that must be addressed 
during the process including deferred maintenance, 
finances, occupancy, and legal considerations.   

Section 15 
In Illinois, a provision in Section 15 of the Illinois 

Condominium Property Act (the ‘Act”) specifics that 
to purchase all the units in the association, a sale 
requires approval by unit owners having at least 75% 
of the ownership of the common elements.   

In some cases, the percentage may vary based on 
the size of the building or the association’s governing 
documents. However, Section 15 of the Act generally 
states that if the requisite 75% affirmative vote of the 

ownership is obtained, the approval of the sale will be 
binding to all unit owners, even those who did not 
vote in favor of the sale. Note that in the City of 
Chicago, the percentage is 85% for approval of a sale. 

Recent Case Law 
Since the condominium deconversion trend 

ramped up in 2015, Illinois legislation has attempted 
to further clarify Section 15 of the Act and address 
some of the unique factors involved in these transac-
tions, including: 

• Board responsibilities 
• Fiduciary duty 
• Investigating a bulk sale 
• Membership approval 
• Ownership voting thresholds 
In January 2022, the Illinois Court of Appeals 

issued a ruling (Glazer v. The Private Residences at 
Ontario Place Condominium Association) clarifying 
that the Illinois Condominium Property Act does not 
require the association’s Board to “obtain the 
approval of the unit owners before taking action to 
investigate or negotiate a bulk sale.” 

Board Authority 
Indeed, there are votes reserved for the unit 

owners within a condominium association including 
certain amendments to the declaration and expendi-
tures (ex. special assessments).  

With this recent ruling, the legislature has made it 
clear that the association’s board can obtain informa-
tion and consult with real estate professionals prior to 
sale of all units before they are required to obtain 
ownership votes. 

Ultimately, the owners of the condominium 
association will make the final decision regarding a 
deconversion if at least 75% of the ownership (or 
other required percentage) agree to the sale. 

Legal Resource 
There are numerous critical issues that 

condominium association board members must 
address when it comes to a deconversion. The associ-
ation’s legal counsel can assist with contract review, 
negotiations, meeting notices, unpaid assessments, 
document distribution, litigation, and other legal 
concerns. $

by Kelly Elmore - KSN 

Impact of New Case Law on Illinois Condominium Deconversions 
The sale of all the units within a condominium association, also known as a condo deconversion, has gained momentum over the last few years.  

COMMUNITY ASSOCIATION MANAGEMENT

Experienced Leadership, 
Todays Technology

Al Schroeder 
aschroeder@hhsg.net

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

lasting integrity with a cutting-edge approach.

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

 847-866-7400 / www.hhsg.net
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L 
ocal experts in parking garage restoration 
and maintenance offer several tips to 

minimize unnecessary damage to parking 
structures during the winter months, and keep 
drivers safe.  

Snow Removal Tips 

• Clearly mark expansion joints in a way that will 
be visible to the equipment operator when the 
deck is covered with snow. 

• Establish a snow removal pattern so that the 
plow blade approaches expansion joints, 
control joints and tee to tee joints at an angle 
no greater than 75 degrees, with the preferred 
angle 90 degrees to these joints. 

• Equip snow plow blades and bucket loaders 
with shoes or rubber guards that prevent direct 
contact with the deck surface. 

 
• Do not pile snow on the deck surface. Piles of 

snow can exceed the rated load capacity and 
cause cracking in the structural components 
supporting the concrete deck surface.  

Deicing/Salting Tips 
Using chemical deicers to control ice and snow 

buildup is common. However, these chemicals 
typically have a negative effect on concrete and 
reinforcing steel and should be used sparingly. 
There are several different types of deicers on the 
market that can be used, however, only those 
approved by the American Concrete Institute are 
recommended.  

 • Sodium Chloride – (road salt, table salt) This is 
the most common used salt deicer. It has little 
effect on concrete, but promotes corrosion in 
reinforcing steel and other metals. Use of this 
type of deicer is NOT recommended. 

• Calcium Chloride – This is a major ingredient 
in most commercial deicers. It has little effect 
on concrete, but promotes corrosion in 
reinforcing steel and other metals. Use of this 
type of deicer is NOT recommended. 

• Ammonium Nitrate or Ammonium Sulfate – 
Use of this deicer will lead to serious concrete 
deterioration due to its direct chemical attack 
on reinforcing steel. Use of this type of deicer is 
NOT recommended. 

• Calcium Magnesium Acetate (CMA) – The 
effects of this deicer are similar to salt, but it 
requires more time to melt ice. It has no 
adverse effects on concrete or steel reinforce-
ment. If a deicer is required, a CMA is 
recommended. 

It is important to minimize the amount of deicing 
chemical applied during the first two years of the 
concrete being installed. During this time, the 
concrete has an increased permeability which can 
allow the deicing chemicals to migrate into the 
concrete more rapidly. As concrete ages and cures, 
it will become less permeable and chemicals will 
not penetrate as easily, but it is still important to 
minimize the amount of deicing chemicals used on 
these surfaces since diffusion still occurs. 

For the absolute best care of your concrete 
surfaces, the use of deicing chemicals in general 
are not recommended. The best way to protect your 
concrete from winter damage is to remove ice and 
snow by using a plow or snow blower/thrower. 
Sand can also be used to increase tire traction on 
the deck, but be sure to protect the drainage 
system when washing down the deck after its use. 
According to Larry Puder, Technical Specialists at 
Community Specialists, “ Snowplows with steel 
blades on a truck or pick-up should not be used on 
bare concrete and never used on concrete 
protected with a membrane. A plow with a rotating 
brush is preferred.  Rubber or plastic blades are the 
next best choice. If there is an issue with truck 
access and / or space requirements a walk behind 
snowblower with a rubber auger or paddles may be 
the next best option.” 

Puder continued, “A waterproofing membrane 
on the above grade levels of a parking garage can 
go a long way to helping protect the concrete and 
reinforcing steel. Most are impervious to de-icing 
salts and chemicals.” Check with your membrane 
installer or manufacturer for their recommenda-
tions as to what is best to use for snow and ice 
removal. $ 

By Michael C. Davids

Chemical deicers and snow plows are commonly used products and equipment in winter to 
eliminate hazardous ice and snow from parking decks and structures. While deicers are doing 
their job melting away snow and ice, most may actually be corroding the parking structure’s 
concrete and reinforcing steel, and some snow removal techniques may actually be doing more 
damage than good.  

Protecting Concrete from Winter Snow and Ice Damage



Who Should Attend? 
» Community Association 

Board & Committee 
Members 

» Property Managers 
» Developers 
» Realtors & Realty Professionals 
» Colleagues & Contractors 
» Government Officials & Employees 

Timing -Structure  
This event is intended to be structured to 
accommodate various levels of expertise as well 
as different types of interests in community 
associations. It is also intended to be flexible to 
meet time and schedule concerns. We are pleased 
to accommodate you in this regard. Contact our 
office to make customized arrangements.  

Why Should You Attend? 
» To gain valuable, practical insight on how to deal 

with special issues of Community Associations  
» Identify resources needed to help your  

association(s) solve current challenges that 
your association(s) is facing  

» Meet and greet Condo Lifestyles Advisory Board 
members and other industry experts  

» To better understand government regulations 
regarding community associations  

» To contribute and share your ideas and input in 
an effort to improve standards in the field of 
community associations  

What Should you bring? 
Your questions. We will provide you with a bag 
full of paper, pens, and several other items you 
can use at the program, home or office.

2 0 2 2  S TAT E  O F  T H E  I N D U S T R Y  S E M I N A R  
11:00AM - 3:00PM  | November 17, 2022 | Chicago Cultural Center | Call 630-202-3006 for more information

We welcome you to join us! 
Please complete the form and return to our office. If you will attend 
the seminar, return the registration information with your payment. 
Seminar (per person) Cost is $125.00 for professional property 
manager, $175 for colleague or vendor, $150 per additional person 
from same firm. Qualified Community Association Volunteers are 
$40.00 per person (includes luncheon, seminars, handouts and other 
resources to be provided). 

MCD Media, 935 Curtiss, Suite 1A, Downers Grove, IL 60515,  
Phone: 630-202-3006 or Fax: 630.932.5553 
email: mdavids@condolifestyles.net

NUMBER OF  
PROFESSIONAL  
GUESTS @________________________ =  $ __________________  

NUMBER OF 
VOLUNTEER  
GUESTS @________________________ =  $ __________________  

                                                           T O T A L  = $ __________________  

 
NAME(S) List additional names on back or seperate sheet 

 
ASSOCIATION/COMPANY 

 
ADDRESS  

 
E-MAIL                                                                                                                              PHONE 

 
VISA/MC#                                                                                                                       EXPIRATION DATE                   CVV CODE 

No. of CA units you are  
involved with as a: 

DEVELOPER; __________ 

MANAGER; ____________ 

REALTOR; ____________ 
COLLEAGUE/ 
CONTRACTOR; ________ 

DIRECTOR ____________ 

UNIT OWNER __________ 

No. of CA properties you 
are involved with as a: 

DEVELOPER; __________ 

MANAGER; ____________ 

REALTOR; ____________ 
COLLEAGUE/ 
CONTRACTOR; ________ 

DIRECTOR ____________ 

UNIT OWNER __________ 

Chicagoland 

Buildings & Environments

The Chicago Cultural Center is located at  
78 East Washington. An MCD registration table will 

be located outside the Washington & Garland rooms 
on the fifth floor. Use elevators in South lobby.

Condo Lifestyles®

Condo Lifestyles®

Advanced  
Registration  
is Required. 

Luncheon Seating is  
limited to the first  
140 registrants.

Table Discussion Topics  
& Information Tables include: 
» Chicago Police Department / William Townsell 

» Chicago Fire Department 

» Bulk TV, Internet Technology  
& Community Associations 
Andy Schnack -Xfinity Communities 

» Emergency Restoration & Technology  
Ron Muldoon- ServPro of South Chicago 

» Energy Usage, Efficiency & Purchasing 

» Exterior Building Restoration & Maintenance 
Jarrell Johnson - Kellermeyer Godfrydt Hart, PC 

» Fire Detection & Signaling 
Rocco Bartucci - Contech MSI Co. 

» Fire Safety & Protection, Automatic Fire Sprinklers 
Erik Hoffer - Northern Illinois Fire Sprinkler Advisory Board 

» Property Tax Appeals 
Ed Wittenstein - Worsek & Vihon, LLP 

» Quality & Painting Projects 

» Windows & Door Replacement 
Phil Mariotti -Woodland Windows & Doors 

» Fire & Water Restoration, Mold Remediation 

» MEPFP Engineering & Capital Planning 
Matt Swanson - Elara Engineering 

» Legal Q & A 
Sandra Kahn - Dickler, Kahn, Slowikowski & Zavell, Ltd, 

Hand-Outs & Resources will be provided  
on the following topics: 

Renters, Pets & Parking, Board Training, Security, 
Waste Management, Green Building Technologies, 
Budgeting & Financial Management, Reserve & 
Transition Studies, and Managing Capital 
Improvements 
Additional topics may be added. 

2022 State-of-the-Industry Committee 
David Barnhart - The Habitat Company 

Alen Ledic & Tony Briskovic- Chicagoland  
Community Management 

Tairre Dever-Sutton - Tairre Management 

Marla Jackson, Tricia Conway, Michael Donnell,  
& Bill Southall - FirstService Residential 

Judy Rowe & Molly Trogdon- Community Specialists 

Tom Skweres & David Conforti - RealManage 

William Townsell - Chicago Police Dept.

~ S C H E D U L E / A G E N D A ~  

» 11:00 am – Registration  
& Visit Information Tables 

» 11:30 am – Luncheon,  
Announcements & Legal Updates 
• Introduce 2022 MCD Media   

Advisory Board Members 
• Community Association  

Legal & Case Study Update  
(New State & Local Laws and Court Cases,  
Assessment Collections & more) 

FEATURED SPEAKER :  
Gabriella Comstock - Keough & Moody, P.C. 

» 1:15 pm – Hot Topics,  
Trends & Challenges: 
• COMMUNITY CIVILITY:  

Board Members and Residents 
• Making Good Decisions in  

Times of Uncertainty 
• Protecting Associations during high inflation and 

supply chain disruptions 

• Emerging employment law issues  
addressing harassment in the workplace  
and liability for the actions of third parties 

• Emotional support animals 
• MANAGING & FUNDING CAPITAL PROJECTS:  

- Mechanical Systems, Energy Efficiency,  
Riser Replacements, Windows & Roofing, Labor 
Shortages & Supply Chain Disruptions 

• Hot Topics (EV Car Charging Stations, Washer  
& Dryer Feasibility, Condo De-Conversions & more) 

• Surfside Condo Collapse: Condominium  
Safety Public Policy Report Highlights 

• Property Tax Appeals, Property Values  
& Assessments 

• Chicago Cooling Ordinance:  
How Does it Impact My Building? 

• Living With COVID-19 
(Meetings, Events, Common Areas. Guests,  
Contractors, Mask & Vaccine Issues) 

Panel Discussion Participants: 
MODERATOR :  
Brian Butler - FirstService Residential 
Tairre Dever Sutton - Tairre Management 
David Barnhart - The Habitat Company 
Hans Kiefer - Kellermeyer Godfryt Hart, P.C. 
Marshall N. Dickler -  Dickler, Kahn, Slowikowski  

& Zavell, Ltd, 
Adam Kahn - Levenfeld Pearlstein, LLC. 
Matt Panush - Worsek & Vihon, LLPTax Attorneys 
Peter Power - Klein and Hoffman 
Adam Sanders - Elara Engineering 
Peter Santangelo - Wintrust Community Advantage
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H 
owever, even the best fiscal prepara-
tion can be affected by various unfore-

seen factors including supply/chain issues, 
vendor availability, increased contractor rates, 
and rising material costs.  

Market fluctuations, inflation, and recession 
can be significant challenges for any associa-
tion. Lack of preparation can be disastrous.  

• Does the current assessment keep pace 
with the rising cost of services and 
materials? 

• Does the association have enough reserve 
funding to pay for upcoming capital 
improvement projects (ex. roof repairs, 

parking lot upkeep) or fill financial gaps 
created by assessment delinquencies? 

• What are the association’s options in the 
event a contractor leaves a project 
unfinished? 

Below are four areas where inflation can 
impact your community association. 

1. Assessments and Budget  
As a board member, your primary obligation 

is to act in the best interests of the association. 
There is also a delicate balance between 
fulfilling the legal obligations to the community 
and assisting fellow owners suffering from 
financial distress.  

However, there can be negative and 
potential legal consequences if boards choose 
to reduce assessments, waive assessments, 
overlook delinquencies, or implement inconsis-
tent collection policies.   

Assessments are the lifeblood of an associa-
tion’s operating budget. Proactively reviewing 
the association’s assessment and budget can 
ensure the community does not experience a 
shortage in funds or the need to levy a special 
assessment.  

2. Reserve Funds and Reserve Study 
With increasing vendor rates, labor costs, 

and materials due to inflation, it’s also wise to 
proactively review your association’s reserve 
study to ensure it’s not outdated.  

A reserve study outlines the various property 
components within the community along with 
their current condition and expected function-
ality. The study can provide a recommended 

By David Savitt - KSN 

4 Ways Inflation Can Impact Your Community Association
Condominium, homeowner (HOA), and townhome community association board members and 
property managers prepare budgets to cover operational costs. These expenses include services (ex. 
landscaping, snow removal) along with routine maintenance, repairs, and replacement over time to 
ensure the property remains in good condition. 
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M O N E Y  M A T T E R S

annual dollar amount the board should be 
setting aside in reserve to ensure it has sufficient 
funds.  

While not an exact science, a reserve study 
is a useful tool to determine if the association’s 
reserve funding is on track or outside the 
recommended guidelines and in need of 
correction particularly during challenging 
economic times. 

3. Short-Term Rentals 
With owners looking for extra income during 

uncertain financial times, there has been a rise 
in short-term rentals within community associa-
tions.  

Websites such as Airbnb.com, 
Homeaway.com, and VRBO.com provide a 
platform for owners to list their condo or home 
for rental (sometimes as short as one or two 
nights). However, short-term rentals can 
present several challenges including safety and 
security. 

What can and should be done about short-
term rentals is unique to each association and 
largely dependent upon their respective 
declaration, bylaws, rules and regulations.  

If your association has not addressed short-
term rentals in your governing documents, it’s 
advisable to consult with the association’s 
attorney to appropriately document short-term 

provisions, lease terms, and penalties while 
being aware of relevant state legislation and 
municipal regulations. 

4. Vendors & Contract Review 
If your board already has an estimate for an 

anticipated capital improvement project for 
your community, you should contact the vendor 
to ensure you have the correct pricing. It’s very 
possible that the project start date, scope, 
subcontractor availability, and original cost may 
have changed due to the impact of inflation.  

Board members and property managers 

should also have an attorney review any vendor 
contracts to ensure the association’s best 
interests are protected including payment 
terms, insurance, lien waivers, indemnification, 
termination, and governing laws. 

Conclusion 
While inflation is impossible for your associa-

tion to control, take the time and invest the 
effort to plan, prepare, communicate, and 
follow through with the ever-evolving financial 
needs of the association. $

L I C E N S E D  G E N E R A L  C O N T R A C T O R

RESIDENTIAL • COMMERCIAL • INDUSTRIAL

• Exterior and Interior Painting 
• Drywall and Plaster Repair 
• Specialty Finishes 
• Deck Staining 
• Power Washing 
• Handyman Services Available 
• Home and Commercial  

Remodeling & Restoration 
• General Contractor

If your board already has an estimate for an anticipated 
capital improvement project for your community, you 
should contact the vendor to ensure you have the correct 
pricing. It’s very possible that the project start date, 
scope, subcontractor availability, and original cost may 
have changed due to the impact of inflation.
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S 
ometimes this indicates there’s a 
problem with the roof, but frequently 

the roof itself is sound but a buildup of ice, 
called an ice dam, is causing water to back up 
inside the home. Persistent leaks can cause the 
insulation to be damaged, mold to form in the 
house and walls to buckle. The manager will 
need to work with a contractor to diagnose 
how the ice dam was created, how to treat it 
and how to prevent it from occurring next 
time. 

 
How Ice Dams Are Formed 

Poor insulation, freeze/thaw cycles and 
uneven roof temperatures cause ice to build up 
around the soffits and gutters, and then 
produce a ridge of ice called an ice dam. As 
snow and ice continues to melt off the roof, the 
water can back up behind the ridge and the 
roof shingles. Roofing materials are designed 
to shed water moving downward off the roof, 
but when it moves upwards, it finds its way 
into the roofing materials and causes leaks into 
the attic or down walls. In this case, there 
could be nothing structurally wrong with the 

roof, but action still needs to be taken to 
prevent further damage. 

Some areas of a roof are more likely to form 
ice dams than others. Ice and snow melts 
quickly on warmer parts of the roof, such as an 
area that gets a lot of direct sun or a section 
where poor insulation lets interior heat 
outside. Once the melt hits the unheated edge 
of the roof, it freezes and the ice ridge forms 
on the overhang. Gutters, especially those that 
don’t drain well, will also retain water that will 
freeze and contribute to the ice dam. 
Additionally, a thick blanket of snow actually 
insulates the home, but this adds to the surface 
temperature of the roof and snowmelt can be 
backing up underneath the snow layer. 

By Robert Meyer Executive Director of FirstService Project Management and Shannon Skeels, FSCM 

One of the most common roofing issues that a property manager hears 
in wintertime is about leaking inside the home. 

Dealing with Ice Dams 
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M A I N T E N A N C E  M E M O S

sregan@semmerlandscape.com 
www.semmerlandscape.com

Spring into the Season

We’ve Found an Ice Dam, Now What? 
Your contractor can attack the problem with 

several solutions. One is to remove as much snow as 
possible after an ice storm using an ice rake, a special 
tool like a sideways shovel. This can be a cost-
effective solution if an association has had ongoing 
issues with ice damming. Your contractor can 
remove at least four feet of snow off the bottom edge 
of the snow layer so that water can flow freely as the 
rest of the snow melts.  

Another solution is to accelerate melting the ice 
dam by putting a layer of salt or calcium chloride in 
the affected area. Finally, a roofing professional can 
cut channels into the ice dam to allow water to flow 
off the roof. These solutions are best left to profes-
sionals, since it requires getting on ladders during 
slippery conditions. Some DIY articles may 
recommend using a blowtorch, hammer and chisel, 
or chainsaw to remove the ice dam, but this 
approach is dangerous, and we do not recommend it.  

The leaking may have caused damage inside the 
house. A contractor will need to clear out the 
damage, install better insulating materials, and 
mitigate any mold penetrating the walls and ceiling. 
The property manager and board may need to get 
involved to determine who is responsible for the 
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interior repairs. If the water intrusion is not the 
result of a failure in the roof, the association 
homeowner might have to pay for the cleanup. 

Preventing Ice Dams 
Ice damming is often preventable. The first 

step is to diagnose how the dam was created. A 
contractor will look for hot spots on the roof 
that are not naturally occurring; for example, 
insulation might be missing or insufficient to 
keep the heat inside. Heat can also escape from 
heating ducts, bathroom vents, attic openings 
or heat-producing equipment like furnaces or 
water heaters in the attic. Your contractor 
should know the proper insulation thickness 

for our temperature zone and all local building 
codes to fix these heat-producing sources. You 
should also install the best ventilation to make 
the most of a building’s insulation and heating.  

Clean your gutter and downspouts. Clogged 
gutters and downspouts from seasonal debris 
may affect the draining of water from your 
roofs. If this water freezes in the gutters and 
downspouts, this could exacerbate the ice 
damming. With no where to go, the water will 
start freezing at the gutter level and easily work 
its way under the first course of roof shingles.     

Ice dam prevention starts when the roof is 
built. First, builders should install a “Ice and 
Water Shield” layer under the first few rows of 

shingles on the lower edge of the roof, most 
municipal codes require minimum 3 feet from 
the edge of the roof. In cases where replace-
ment roofs are being installed the association 
could and should request the Ice and Water 
Shield to be doubled (6ft). The overall cost of 
this up-grade is pennies on the dollar 
compared to the cost of failure to the 
homeowners or the association.  

Ice and Water shield adds a barrier at the 
roofs edge where ice dams are most likely to 
form and helps prevent any water or ice that 
may get under the shingles, from making it 
inside the attic. As discussed above, proper 
insulation around all areas of the roof is a must. 
Additionally, a contractor can add special heat 
tape to roof to build channels where ice may 
form, but this route can be expensive and works 
best with light layers of snow. 

Ice damming is important for every property 
manager to understand since it can happen on 
even the most well-built roof. Once a roof leak 
is reported, we recommend getting the experts 
involved quickly to mitigate the damage before 
it becomes severe. $ 

FLAHERTY & YOUNGERMAN, P.C. 
———— A T T O R N E Y S  A N D  C O U N S E L O R S  ————

- Original Construction Defects Claims 
- Construction Remediation Defects Claims 
- Community Association Disputes 

- Peer review of your  
pending litigation 

- Community Association  
disputes and claims

312.782.4700 x 224  
Jeffrey Youngerman 
jyoungerman@fylegal.com 

N O W  O F F E R I N G  T O  S E R V E  A S  A  M E D I A T O R  F O R  D I S P U T E  R E S O L U T I O N

600 W. Van Buren St.  
Suite 700  

Chicago, IL 60607 

After representing owners in a myriad of construction and related claims mediations  
over the years, Jeffrey Youngerman received his mediation training from Northwestern  
University. As a mediator he wil be organized and aggressive to provide you the  
best chance of resolution. 
Confidential No Cost Initial consultations. Alternative and blended  
contingency fee agreements to owners for construction dispute resolution.

- Serve as Mediator for Dispute Resolutions 
- Insurance Coverage Claims 
- Contract Claims 

"Over 30 years of proven results obtaining multi-million-dollar  
recoveries for owners of numerous types of buildings" 






