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by Pamela Dittmer McKuen

How Today’s Economic Woes are
Impacting Your Reserve Study
Is your reserve study still valid? Maybe. A panel of industry pros offers advice
and guidance for dealing with inflation, cost increases, rising interest rates
and supply chain disruptions.

T

he business news is pretty depressing these
days, with talk about labor shortages, escalating inflation, cost increases, rising interest
rates, a shaky stock market, and elongated delivery times. Add to that the lingering PTSD
caused by the high-rise condominium collapse
in Surfside, Florida, last year, which is prompting
new legislation and requirements for building
safety and maintenance.
It is little wonder that community associations are jittery. Not only have price tags risen
for everyday essentials, but the cost of major

capital projects is soaring. Those with nearterm projects on the drawing board are experiencing sticker shock when the cost comes
in much higher than anticipated. Planning for
an uncertain future is daunting.
The reserve study has long been the most
valuable long-term planning tool for community associations. It’s an engineering report
that identifies a building’s major components,
estimates their remaining life span, figures
their replacement costs, and calculates a
funding plan, so the association has the necessary dollars when the time comes.

Absent a reserve study and proper
funding, associations facing capital projects
must levy special assessments, establish a line
of credit or borrow money.
“Overall, it is important to note that
many associations that have historically
updated their reserve study at an appropriate
interval and have set aside the appropriate
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reserve contributions are still doing okay,” says
Henry McKenna, Great Lakes account
manager at Reserve Advisors. “For those associations that are on track, if a significant increase in the reserve contribution is needed,
then we may have the opportunity to step or
phase in the increases gradually. Communities
that are impacted the most are those that
would be in trouble regardless of the increase
in costs as they have neglected preventive
maintenance and accumulation of funds to
take on projects in a timely manner.”

Associations Are Moving Cautiously
“Most associations are spreading out
projects unless there is an immediate need
such as facade work or leaks,” says Larry
Puder, technical operations manager at Community Specialists Inc. in Chicago.
He spells out the many issues complicating today’s capital projects: Rising inflation,
rising material and labor costs--although labor
costs usually rise fairly consistently, the shortage of skilled workers, lack of production and
inventory for major equipment, resulting in
longer than normal lead times. Up to 30 weeks
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or so for chillers and 18 weeks for domestic
hot water boilers are two examples. Also, dramatic cost rises for major equipment, longer
planning times with architects and engineers,
who also seem to be short-staffed, and longer
bidding times.
“One manufacturer notified the engineering firm three days before the price increase
that the cost of two chillers and two air handling units was going up $108,000,” Puder continues. “Waterproofing membrane, I heard, is
up 30 percent since earlier this year. Cast iron
pipe is up 50 percent. Roofing, particularly the
insulation, is in many cases a project that
needs to be planned for and pre-ordered at
least one year in advance of starting the
project. Copper has come down somewhat,
and availability is better in recent months.”
“Current initial inflation is driving prices
up in raw materials and equipment,” adds
Adam Sanders, project engineer at Elara Engineering. “Equipment lead times are also escalating. This also creates scheduling issues as the
project team waits for equipment delivery and
then needs to respond quickly when the equipment arrives, creating construction difficulties.”
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From Todd Walter, regional executive director at Reserve Advisors: “In general, associations are taking capital planning increasingly
seriously. Associations that have historically
addressed facade repairs only in response to
leaks or conditions noted in critical examinations are now budgeting for and conducting
systematic preventive maintenance facade restorations to address these conditions before
they become critical (before they result in
leaks into units) and even higher costs. The increase in costs of capital projects has resulted
in an increase in reserve studies that include
some type of loan scenario to limit the reserve
contribution calculations.”
Sanders notes an increase in the number
of studies and estimates the associations are
requesting when preparing for a capital
project. Associations also are utilizing their
lending power to obtain financing that can accommodate multiple projects with an extended payoff to make the financial side less
impactful to unit owners.
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Reserve Studies Are Critical
With all these economic pressures and
the speed with which they erupted; a community association’s reserve study is more important than ever. Yet some reserve studies are too
out-of-date to provide useful and reliable
guidance. Reserve study providers are receiving a boost in calls from associations requesting updates, and also from associations that
never had a reserve study.
“The biggest impact in the past year has
been on reserve funds,” says Nik Clark, partner
at Superior Reserve Engineering and Consulting. “Many associations have overspent the
amount their previous reserve study allocated
for projects due to higher project costs across
the board. Much like a family budget, when
something comes along that ‘busts’ the budget,
it necessitates redoing the budget. A reserve
study is primarily a budgeting and planning
tool. The turbulent economic conditions have
many associations who had projects come in
over budget updating their reserve study
sooner than they might otherwise.”
“Demand for reserve studies has never

been higher, but inflation and increased
project costs may not be the main drivers,”
Walter says. “There is an increased focus on
capital planning and maintaining properties in
a manner that focuses on maintaining structural integrity. High profile structural failure,
Fannie Mae (Federal National Mortgage Association), Freddie Mac (Federal Home Loan
Mortgage Corporation), and state legislation
have all increased demand for reserve studies.”

Is It Time for An Update?
It depends. Because of myriad fluctuating
variables, a reserve study is not a one-anddone enterprise. It needs to be updated and
revised periodically. Just how often depends
on several factors, especially the building type
and age.
“In my opinion, a reserve study, if followed, is only really good for three to five
years,” Puder says. “After five years, it needs
either an update or a completely new study.
Boards change, priorities change, new laws or
ordinances are passed. Lately, the business
climate/model has changed with inflation,
supply shortages and skilled labor shortages.”
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“Large associations--high-rise, mid-rise
and amenity-rich homeowner associations-have so many elements,” Clark says. “Their
reserve study would typically be updated every
five years, regardless of economic circumstances. Completion of projects, upgrades to
finishes and unforeseen expenditures like premature failure of an element all necessitate a
reserve study update.”
Take another scenario: A small association with a more limited component inventory--perhaps just roofs, siding and
paving--may have a study that is five years old,
no major projects in the last five years, and unplanned for another few years.
“In that situation, this inflation/supply
chain/labor shortages may have come and
gone, with costs returning to a historical
average by the time major projects occur,”
Clark says.
However, if any association hopes to
borrow money, lenders typically want to see a
reserve study that is more recent than five
years, he adds.
Yet another consideration is emerging
technology, and its impact on association

CONDO LIFESTYLES
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budgets and operations.
Reserve Advisors reports an increase in
reserve components for electric vehicle charging station infrastructure. Some would like to
transform their roofing systems to green roofs,
but the cost is generally prohibitive, especially
if the association is underfunded in the first
place.
“De-carbonization is also an item that
will drive a lot of costs in the coming years
when it is adopted in Chicago,” Sanders says.
Illinois associations tend to be more
aware of the need for reserve studies, funding
for capital projects, and updates than some
other parts of the country, Walter says. “It’s not
a question of IF you're getting a reserve study
but WHEN you’re going to update it.”
According to research by Reserve Advisors, 39 percent of the company’s Illinois
clients update their reserve studies within
three years of the previous study. In addition,
88 percent of the company’s Illinois clients
update their reserve studies no later than five
years from the previous study.
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So, Now What?
The times are challenging, no doubt, but
savvy associations who stay the advised course
will have an easier time going forward. A huge
dose of patience is helpful as well. You certainly don’t have to up every line item in your
reserve study 10 percent for every year the
study covers.
“Although recent inflation directly
impact’s today’s project costs, we do not anticipate this being long term,” McKenna says.
Thus, “there is no need to make drastic
changes as long as you are following the
reserve contributions outlined by your reserve
study provider. The bigger challenge is getting
timely access to contractors, so associations
should plan ahead.”
Keep in mind that reserve contribution
calculations are impacted by the differential
between the rate of return and inflation. At the
moment, rates of return are low, and inflation
is high. Perhaps recent increases in interest
rates will be beneficial to reserve funding.
Reserve studies that are less than two
years old can possibly be updated without a
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site visit, which helps reduce the cost, Walter
says.
Other recommendations from Reserve
Advisors: Prioritize capital projects that minimize the potential for water infiltration. Prioritize capital projects that, if deferred, would
result in increased costs such as garage concrete repairs, traffic-bearing membranes and
facade restorations.
Clark offers some assurances as well.
“Certainly, very near-term expenditures projected in the study might anticipate a higher
cost,” he says. “But given a reserve study projects out 30 years, no one can predict what the
economic conditions will be in 5 or 20 years.
The most accurate and ‘fair’ way for reserve
planning is to look at the historical average
when it comes to inflation. It’s very likely that,
short-term price spikes aside, most things will
in the long run follow a historic average when
it comes to inflation.”
Up your level of protection and planning
for high-tech, sophisticated equipment by
commissioning specialized studies just for
them, Sanders advises.
“These studies will provide a greater
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level of detail and evaluate additional options
for the projects,” he says. “Once the best solution is vetted and budgeted, the association
should execute projects utilizing specialized
consultants.”
“One trend we are seeing more and more
of lately is architectural firms partnering with
independent firms,” Puder says. “The engineering firm does all the mechanicals, and the architectural firm does everything else. Overall,
I’d say it’s a good trend.”
Clark’s advice is two-fold: First, have a
reserve study and fund it appropriately. “If you
aren’t funding your reserves per your reserve
plan, everything else is less impactful on your
situation than your underfunded reserves,” he
says.
Second: If you are properly funding your
reserves as per the study, the next piece of
advice is to review your plan (internally management and board) at least annually. This
should be done regardless of the economic
cycle. Have you diverged from the plan? Have
you had unexpected expenses? Do you have
major near- term projects you need to start
planning for? If the answer to any of those
questions is yes and your study is more than a
year or two old, you may at least want to have a
discussion with a trusted reserve study provider
whether an update is appropriate and when.
The last word goes to Puder: “Plan, plan,
plan. We’ve been encouraging all of our buildings and property managers that critical planning is essential, but the time frames for
projects are greatly lengthened.” Y
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by James A. Slowikowski, Dickler, Kahn, Slowikowski & Zavell, Ltd.

Residential Fair Housing and Accommodating the Disabled
Our country has come a long way to assist disabled and handicapped persons.
This is due in large part to federal and state discrimination laws. These include
fair housing laws that require providing reasonable accommodations and
modifications to disabled persons.
Federal Fair Housing Act
The Federal Fair Housing Act applies to residential property, including rental apartments,
condominiums and community associations. The
law generally protects persons from discrimination in connection with the rental, purchase, and
use of housing. The Act prohibits actions against
persons with a disability which will prevent or interfere with an equal opportunity to use and
enjoy a dwelling and the public and common
use areas with that dwelling. The Act defines a
handicap or disability to mean those individuals

with mental or physical impairments that substantially limit one or more major life activities.
This covers a broad range of conditions. The term
major life activity may include seeing, hearing,
walking, breathing, performing manual tasks,
caring for one's self, learning, speaking, or
working.
To provide equal opportunity to disabled
persons in connection with use of the property,
the Fair Housing Act prohibits housing providers
from refusing to allow a reasonable accommodation or a modification of the premises if it may be
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necessary to afford the disabled person full enjoyment of the dwelling and common areas. The
Illinois Human Rights Act similarly prohibits discrimination against disabled persons.

Reasonable Modification
A reasonable modification is a structural
change made to the existing premises in order to
afford the disabled person full enjoyment of the
premises. Reasonable modifications include
structural changes to interiors and exteriors of
dwellings and to common and public use areas.
This means that the association must allow modifications to the dwelling unit, but also in all of
the common areas which may be used by the
disabled person including hallways, lobbies,
swimming pools, parking areas, social rooms,
clubhouses and any other common area.
A reasonable modification is a physical
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change to the property. Pursuant to the law,
these changes are performed at the expense of
the disabled person. The association may have to
allow a modification but the requesting disabled
person is responsible for the costs to make the
modification. An example of a modification in a
unit may include allowing the unit’s entry door to
be widened to allow wheelchair access. The association may not allow widening of doors generally but must allow a disabled person to widen
the door if it is necessary for use of the dwelling
unit by that person.
There are many types of modifications
that may be necessary in common areas. A
common example is to allow installation of
ramps for use by persons with mobility conditions or wheelchairs. Similarly, installing automatic door openers/closers in the hallways and
entranceways may be needed. Installing grab
bars in hallway and other common areas may
be appropriate.

Reasonable Accommodation
A reasonable accommodation is a change,
exception, or adjustment to a rule, policy, practice, or service of the association, when such accommodations may be necessary to afford
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persons with disabilities an equal opportunity to
use and enjoy a dwelling and public and
common use areas. The association must reasonably accommodate the disabled person by not
enforcing the particular rules or policies that
otherwise apply.
The most common reasonable accommodation in associations is probably allowing an exception to “no dogs” or “no pets” rules and
restrictions. Those rules cannot be imposed to
prohibit a dog or other animal if necessary to reasonably accommodate the disabled person. An
association will have to allow an exception to a
person who is sight impaired and uses a trained
dog. A hearing-impaired resident is allowed to
keep a dog that alerts the resident to different
things. Under the Fair Housing Act, the animals
do not necessarily need to be specially trained to
be allowed as a reasonable accommodation. The
association must allow emotional support
animals when necessary to reasonably accommodate a disabled person. This accommodation
is often necessary for persons having a mental
impairment or a disability that is not apparent.
The animal does not need to be specially trained
as simply having the animal provides support to
the disabled person.

10/22

Another example of reasonable accommodation may be to allow exceptions or changes in
parking policies in parking areas controlled by
the association. It may be necessary to provide a
specific parking space for the exclusive use of a
disabled resident. Similarly, rules or policies that
require residents to use certain entry doors or elevators for bringing in packages, groceries, pets,
or other items may need to be relaxed for the disabled person. These are some examples of reasonable accommodation by allowing exceptions
to rules or policies.

When Can A Request Be Denied?
There are few instances where a request for a
disability-related modification or accommodation
can be denied. Of course, there must be a disability-related need for the accommodation or modification. If there is a disability-related need, a
request may be denied if providing it would
impose an undue financial and administrative
burden on the association or it would fundamentally alter the nature of the housing provider’s
program. This must be considered on a case-bycase basis. However, even if an undue burden or
fundamental alteration exists, the association is
still required to provide any other reasonable ac-
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commodation up to the point that would not result in an undue financial and
administrative burden or constitute a fundamental alteration of the program.
Also, the Fair Housing Act does not provide protection to individuals who
present a direct threat to the persons or property of others. This also must be
determined on a case-by-case basis, and a determination cannot be based
on general assumptions or speculation about the nature of a disability and
its potential effects.
The Fair Housing Act does not protect persons that use illegal or controlled substances. Even though many states allow use of cannabis for medicinal reasons, and even for recreational use, cannabis is still an illegal
controlled substance under federal law. For that reason, courts have held that
an accommodation is not required under the Fair Housing Act to allow
someone to use cannabis for medicinal purposes.
Finally, it is important to understand that when the association properly
denies a request, the association is to discuss it with the requestor and have
an “interactive process” to see if there is something else that may be provided that will accommodate the disabled person.

What is the Process For Modification or Accommodation?
A request for a modification or accommodation must first be made to the
association. The association must promptly review the request and provide a
response to the requestor. The association may be able to reasonably request
additional information to be able to make a determination, but should be
careful to limit its request to needed information. Any requests for information that is not necessary to make a decision can be construed to be acts of
discrimination.
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Under the Fair Housing Act, the animals do not necessarily need to be
specially trained to be allowed as a reasonable accommodation. The
association must allow emotional support animals when necessary to
reasonably accommodate a disabled person. This accommodation is
often necessary for persons having a mental impairment or a disability
that is not apparent.
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The association is entitled to sufficient information to determine that the person has a disability, and that there is a disability-related need
for the requested modification or accommodation. If the disability is known to the association,
or if it is apparent or obvious, then the association cannot ask for additional information. If the
disability or the disability-related need for the requested modification or accommodation is not
obvious or known, the association may request
additional information that identifies that the
person has a disability and a need for the modification or accommodation. While many housing
providers request a letter from a medical professional, that is not required under the law. The information may come from the requesting
individual, medical professional, a counselor or
therapist, a peer support group, a non-medical
service agency, or even a third party, who is in a
position to know about the individual's disability.
Once a disability-related need for the modification or accommodation is established, the association must allow it as requested. The
association cannot substitute its own opinion as
to what is sufficient to accommodate the requestor. For instance, the association cannot say
that a different type or size of dog or animal
should be kept, and cannot say that a parking
space other than the requested space should be
sufficient. Rather, once the disability-related
need is established, the request must be allowed.
Recently, Illinois implemented the Assistance
Animal Integrity Act, which applies to requests for
an accommodation to keep an assistance animal.
That law requires that the person making the
request must provide written documentation describing the disability-related need for the assistance animal from a person that is in a
“therapeutic relationship” with the requestor. This
means the person has performed a meaningful
evaluation of the requestor to determine there is a
disability-related need. A purpose of this law was
to prevent the use of certificates or documentation obtained on the internet or by other means
from someone who has not performed a meaningful evaluation of the requesting individual.

Conclusion
Federal and State laws require residential associations to provide reasonable accommodations or modifications to disabled persons when
there is a disability-related need. Each request
must be determined upon the facts and circumstances of the particular request. When the need
is established, the association must grant the
request. This way all disabled persons can equally
use and enjoy the association property. Y
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by Adam T. Kahn, Esq. – Levenfeld-Pearlstein

City of Chicago Adopts New “Cooling Ordinance”:

What Do Chicago Community Associations Need to Know?
On June 22, 2022, the City of Chicago adopted a new ordinance commonly referred to as the “Cooling Ordinance”.
The Cooling Ordinance modifies the cooling requirements for certain residential buildings, which does include condominium and community associations as well as residential cooperative high-rises that meet the building criteria
discussed below.

P

er a press release from Mayor Lightfoot’s office issued on June 22,
2022, the purpose of the Cooling Ordinance is to “modernize the
city’s heating and cooling ordinance and better account for extreme
weather events.” The Cooling Ordinance was adopted on the heels of a
heatwave in May of 2022 that resulted in the deaths of three residents of
a senior living facility in Chicago.

Note 1: There is no requirement to maintain a “cooling space” if (a)
the heat index is at or below 80°F; or (b) the cooling and dehumidification system is available in each dwelling unit. Maintaining more than
one “cooling space” is not required, but may be prudent based on the
specific facts and circumstances, such as the size/capacity of the “cooling
space”, number of residents in the building, etc.

What Does the Cooling Ordinance Require?

Does the “Cooling Space” Requirement
Apply to My Building?

Per the Cooling Ordinance, certain residential buildings must maintain “at least” one (1) indoor common area “cooling space” that is accessible to all residents when the heat index exceeds 80°F and the “cooling
and dehumidification system is not available in each dwelling unit”.
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The “cooling space” requirement applies to residential buildings in
Chicago that (i) are over 80 feet tall; or (ii) have more than 100 dwelling
units. This includes condominium and community association buildings.

10/22

CONDO LIFESTYLES

13

CONDO LIFESTYLES

{

}

An air-conditioned hospitality/meeting room or other single
common area of a building can be designated as the “cooling
space” to comply with the Cooling Ordinance (so long as temperature and relative humidity requirements are met).

What Are the Requirements
for the “Cooling Space”?
The “cooling space” must have “cooling
and dehumidification equipment capable of
maintaining a room temperature of 75°F (24°C)
and 50 percent relative humidity” (i.e., air conditioning) when the outdoor temperature is
92°F (33°C) and the mean coincident wet bulb
temperature is 74°F (23°C).” An air-conditioned hospitality/meeting room or other
single common area of a building can be designated as the “cooling space” to comply with the
Cooling Ordinance (so long as temperature
and relative humidity requirements are met).
Notably, the Cooling Ordinance does not
specify a minimum size for the “cooling space;”
it merely requires a designated “cooling space”
for residents to find relief from extreme heat.

What is the Deadline for Compliance?
The Cooling Ordinance requires installation of temporary equipment for the “cooling
space” by July 1, 2022, and permanent equipment for the “cooling space” by May 1, 2024.

What About Buildings with Two-Pipe
Central Heating and Cooling Systems?
The “cooling space” requirement could
pose a challenge for buildings with a two-pipe
central heating and cooling system since it takes
time for a two-pipe system to switch from
heating to cooling or cooling to heating (i.e., the
two-pipe system cannot simultaneously provide
heating and cooling). During the transition
period between the heating and cooling seasons
(i.e., Spring and Fall), temperatures will vary
greatly from day to day or even hour to hour,
such that the building requires heat in the
morning and cooling in the afternoon. If heat
and humidity surge and the building has not yet
switched the two-pipe system to cooling, the
“cooling space” may have difficulty meeting the
standard set by the Cooling Ordinance. It is
therefore recommended that buildings with a
two-pipe central heating and cooling system
consider installing a separate air conditioning
system for a designated “cooling space” to
ensure compliance with the Cooling Ordinance
if there are wide swings in temperature in
Spring and Fall. Doing so will ensure compliance with the Cooling Ordinance while also
protecting the health and safety of residents
during extreme heat. Y
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M A N A G E M E N T TA L K S

by David Conforti, AMS, CMCA - RealManage

PROFESSIONAL JUGGLERS - A DAY IN THE LIFE OF A PROPERTY MANAGER
Setting yourself up
for success

Calendar
of Events

What to put into your
calendar of events

Notes here, notes there, notes everywhere…
A property manager or CAM’s (Community Association Manager) job description can prove to be
very stressful at times. However, taking notes and
being well organized can help to overcome
many obstacles. Although a manager’s main
daily tasks include corresponding and servicing
Boards of Directors and homeowners/residents,
there are a gazillion other tasks to address on an
annual, monthly, weekly or even daily basis. A
CAM can begin to plan for a successful year by
first scheduling your HOA meetings for the next
year in October or November of the current year
and it’s important to remember to book your
meeting rooms, or of course in this day and age,
your virtual meeting rooms.

A calendar of events is an essential tool in
helping to successfully plan for the year ahead.
This tool can be as simple as creating 12 monthly
boxes on one page and naming them accordingly. You can then highlight each month with
key actions or reminders for the entire year, and
one of the best features of the “Calendar of
Events” is that it can continue to revolve on an
annual basis. By taking a few minutes each
month to update the particular events for the
same month in the following year, the CAM will,
in essence, be 12 months ahead of the game!

So, what added calendar events would best
help the CAM in successful planning? Well, that’s
hard to precisely answer, since each community
association is different from the next. I would
however, recommend starting with the association’s meeting dates, inspection dates and charting all contract termination dates by adding
“reminders” at least 3 to 6 months prior to each
contract terminating. This will remind the CAM to
request the renewal from the current vendor
and/or new proposals from competing vendors
well in advance of the termination date. If the
CAM is aware of an approaching capital project,
it may be best to chart the “RFP or request for
proposal reminder” for 6 to 12 months in
advance. This practice will allow ample time for

Quality, Dedication,
Excellence in Engineering
& Consulting
» AREAS OF SERVICE:

Development of Speciﬁcations & Drawings for:
n
n
n
n
n

Roofs
Façade
Asphalt
Balconies
Roof Anchors

» CONTACT INFO:

n
n
n
n

Structural Inspections
Moisture Investigations
Reserve Studies
LiDAR Scanning

Trey Waldman | treyw@waldmaneng.com
630-922-3000 | C: 630-615-1314

O:
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the Board of Directors and the CAM to properly
vette and interview the vendors participating in
the process. Other notable events to add to the
calendar of events should include, but are not
limited to: annual mailing dates, budget draft,
discussion and adoption dates, annual fire alarm
inspection dates, association insurance renewal
dates, and prospective scheduled service dates such as for already contracted seal coating, roof
or siding replacements or any major capital
project that will impact the residents‘ living expectations (work on balconies or in lobby/clubhouse etc.). Charting the scheduled capital
projects will help to remind the CAM to mail
and/or eblast pertinent information to all residents in the community.

The Art of Juggling
Did you ever wonder what it would be like to
become a professional juggler? If that’s the case,
perhaps you should give property management
a shot! Picture this - the CAM sits down to
prepare the calendar of events. After creating the
page and typing in the events for January and
February, the phone rings. On the other end is

unit A condo owner. Unit A has water pouring
down from unit B above. The CAM uses prior experiences and communication skills to calm
down the frantic unit A owner and explains the
process to the owner. The CAM then ends the
call, only to research and find the contact information for unit B condo owner, the unit causing
water to pour into unit A. The CAM then calls the
2 phone numbers in unit B’s file, only to get no
answer. The CAM then emails unit B at both
email addresses on file to notify them of the
pending leak. Within minutes, Unit B owner
returns the CAM’s call; however, unit B denied
having any leaks that would cause damage to
the unit below. As a result, the CAM calls the association’s plumber and arranges for them to
gain access into both units A and B. As this leak
seems to have momentum toward getting resolved, the CAM’s phone rings again. This time,
it’s a board member that is upset because the association’s landscaper did not show up today to
provide their contracted weekly services. The
CAM does his/her best to again de-escalate the
situation and calm the board member down.
Within a few minutes, the CAM has contact with

the landscaping company, who reports their
service vehicle suffered a flat tire enroute to the
property. The tire has been repaired and the
landscaper will be on the property within 20
minutes. The CAM then follows up with the upset
board member to let him know his problem has
been resolved. Now, it’s been about an hour
since starting the calendar of events, and “Yes,
you guessed it,” the CAM’s phone rings again…

Wrapping the business day up
After numerous interruptions throughout the
day, the CAM would be lucky to have completed
the entire calendar of events! However, because
the CAM is planning in advance, there’s no need
to worry, it can be completed in due time. In the
process of careful planning, the CAM is a professional problem solver, community association
counselor, budget planner, facilitator, resident
mediator, amongst many other hats. Yeah, I
guess we can classify it all under the title of
“Professional Juggler” or “Community
Association Manager!” Y

c o n c e n t r at i n g i n

CONDOMINIUM &
HOA REPRESENTATION
corporate / real estate
litigation / personal injury
wills

Dickler, Kahn, Slowikowski & Zavell, Ltd.

85 W. Algonquin Rd.,Ste #420 / Arlington Heights, IL 60005

847-593-5595
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INDUSTRY HAPPENINGS

🎤

FirstService Residential

INDUSTRY HAPPENINGS

FirstService Residential donated the proceeds from its 10th annual Vendor Expo to Ann &
Robert H. Lurie Children’s Hospital of Chicago. The expo, held on July 29th, 2022 at Drury
Lane in Oak Brook Terrace, brought over 300 property managers from FirstService Residential
together with trusted service providers and experts from the property management industry. Allowing those property managers from condominium, townhome, and homeowner
associations the opportunity to discuss their properties needs for the upcoming Budgets,
Property Maintenance, and Capital Projects.
Robert Meyer and Asa Sherwood of FirstService Residential Illinois presented a check for
over $60,000 to Lurie Children’s Hospital at the event.
“The proceeds of our Vendor Expo are donated each year to an organization whose values
closely align with our own, such as being genuinely helpful, doing what’s right and building
great relationships. These are just a few of the tenets at the heart of everything we do,”
said Asa Sherwood, President. “We are honored to support Lurie Children’s, an organization
that has had a significant impact on the well-being of children and families in Chicago for
over 130 years.”
“Support for Lurie Children’s mission by companies like FirstService Residential propels advances in research and care, trains new generations of specialists and allows us to advocate
for the most vulnerable members of our community,” remarked Grant Stirling, PhD, Executive Vice President and Chief Development
Officer of Lurie Children’s Foundation. “We
thank FSR for your partnership in creating a
healthier future for children.”

Associa Chicagoland
Associa Chicagoland, a leading provider of community management services throughout the Chicagoland and Northwest Indiana
regions, is pleased to announce that Brian Lozell has joined the
company as vice president. In this capacity, he will oversee day-today operations of the downtown Chicago office while helping
develop strategy and support client growth.
Lozell joins the company with nearly 30 years’ experience in the
property management sector. He specializes in the management Y Brian Lozell
of condominiums, co-operatives, and homeowners associations.
Prior to joining Associa, Lozell served as director of corporate business development for
the Institute of Real Estate Management (IREM®). He previously worked as senior director
of condominium management with a large regional management company in the Chicagoland area.
Lozell obtained his CPM® designation through IREM® in 2012 and has been actively involved
with IREM® at the chapter and national levels for more than 15 years. He was president of
the IREM® Chicago chapter in 2016 and has served at the national level on the Student & Academic Outreach Advisory Board, the Legislative and Public Policy Committee, and the Ethics
Committee. In addition, he is a former chairman of the Ethics Appeal Board.
Lozell holds a BSBA degree in Business Management, Marketing, and Related Support Services from the University of Central Florida.
“Brian Lozell is a highly respected industry leader with a wealth of property management
experience,” said Erica Horndasch, CMCA®, AMS®, LCM, Associa Chicagoland vice president
of business development. “His industry expertise and deep knowledge of the local market
will prove invaluable to our future growth initiatives in the Chicagoland region.”

Y Shown here is the team that helped organize and
produce the FSR Expo. (From L to R) Taylor Dunn,
Kristy Dalby, Jen Yang, Robert Meyer, Lidia Evans
and Cynthia Rios.

NOW OFFERING TO SERVE AS A MEDIATOR FOR DISPUTE RESOLUTION

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

AND COUNSELORS

————

"Over 30 years of proven results obtaining multi-million-dollar
recoveries for owners of numerous types of buildings"
- Original Construction Defects Claims
- Construction Remediation Defects Claims
- Community Association Disputes

- Peer review of your
pending litigation

- Serve as Mediator for Dispute Resolutions

- Community Association
disputes and claims

- Contract Claims

- Insurance Coverage Claims

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.

600 W. Van Buren St.
Suite 700
Chicago, IL 60607

312.782.4700 x 224
Jeffrey Youngerman
jyoungerman@fylegal.com
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HARD WORK MADE EASIER.

C O M M E RC I A L & M U LT I FA M I LY

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

PAINTING &
CONSTRUCTION
ROOFING & SIDING
CONCRETE &
MASONRY
Let’s get to Work!

WWW.HAMMERBRUSH.COM

630.320.9676 //

...CALL US TODAY

WE ASSESS, REMOVE & RESTORE.
MITIGATION & RESTORATION

FIRE & WATER

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 floorboards. On top of that, untreated mold
can damage your home beyond a simple repair, requiring more time and
money for restoration.

STORM CLEANUP
MOLD
Let’s get to Work!

RESTORATION
CALL US TODAY...

// 630.487.8814

WWW.HAMMERBRUSHRESTORATION.COM
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From the Editor

A

s we have seen over the past few years, Covid-19 is unpredictable
and can re-emerge with a new variant at any time and very quickly.
We should all prepare for the worst and hope for the best as the
winter season approaches and we head back indoors for many activities.
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Y Mike Davids

While the health concerns of Covid-19 are still very serious, much of the
impact of Covid-19 on public life in recent months has come more from economic and labor challenges
as well as supply chain disruptions than from health-related restrictions. The after effects of Covid-19 are
proving to be as hard to predict as the disease itself. Although inflation seems to have peaked and gasoline
as well as some building supplies and material prices have come down in price, some costs have not.
Higher interest rates, inflation, 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.
Our cover story is on how today’s economic woes are impacting reserve studies and funding capital projects. We interviewed a group of leading reserve study specialists on this subject and sought their advice
and guidance on dealing with inflation, cost increases, rising interest rates and supply chain disruptions.
Also discussed in this article is the appropriate time to have your reserve study conducted and/or updated.
Our second story is about residential fair housing and accommodating the disabled. This article offers an
overview of fair housing laws that require providing reasonable accommodations and modifications to
disabled persons. Widening doors, installing ramps, grab bars, or automatic door openers/closers are a
few examples that are covered. Also discussed in this article are service or support animals which is one
of the most common challenges that associations with “no pet policies” are currently facing.
Association fees are sometimes misunderstood by residents of community associations. An article in our
Board Basics column offers an explanation of various association fees and who is responsible for those
fees. Another article in our Board Basics column discusses the high cost of deferring capital projects. Often
times, increased costs are ultimately incurred when associations defer capital projects. Additionally, increased risk is also incurred by the association when necessary capital repairs are not addressed.
The job of a property manager requires juggling a wide variety of important tasks. An article in our Management Talks column provides some insight and examples of a typical “day in the life” of a property manager.
We have several legal update articles in this edition. One article covers the topic of annual meetings while
another article covers collection policies. A summary of the Chicago Cooling Ordinance is also provided
in this issue.
Many people claim autumn as their favorite season. Typically, the fall season offers beautiful colored landscapes, mild temperatures, bountiful harvests and a time to pause and give thanks for all that we have. Fall
is also a good time for an insurance review so we’ve included an article that offers advice on insurance and
risk management in this issue. Our regular Industry Happenings column can also be found in this issue.
STATE OF THE INDUSTRY PROGRAM ON NOVEMBER 17
Taking time to review important issues and identify those that will require significant attention in the
coming year is the main purpose of our annual Condo Lifestyles State of the Industry program. Issues
related to living with Covid-19, legislation & legal issues, and capital improvement projects will dominate
our presentations, discussions and resources that are made available on November 17th at the Chicago
Cultural Center. A panel of experts will discuss the topics just mentioned as well as other key topics facing
community associations. We also recognize members of our magazine advisory boards at this program.
We will continue to monitor Covid related conditions and make any adjustments to the event as necessary.
We encourage you to make your association and your community all it can be. If you have an idea that would
benefit other Community Associations, a story to share, or some advice on how to avoid a problem or overcome
a challenge, please call our office at 630-932-5551 or send us an e-mail (mdavids@condolifestyles.net). Y
Warm Regards,
Mike
Michael C. Davids, Editor & Publisher
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SERVICE DIRECTORY

ACCOUNTANTS

ARCHITECTS/ENGINEERS

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

FULL CIRCLE
ARCHITECTS, LLC
(847) 432-7114

ANNUAL ACCOUNTING SERVICES:
Audits Reviews Compilations / Income Taxes

KOVITZ SHIFRIN NESBIT
(855) 537-0500

MONTHLY SERVICES:
Collection of Assessments Paying of Bills
Monthly Financial Statements

Daniel Baigelman, AIA
dan@fullcirclearchitects.com
Capital Improvements • Reserve Studies
Engineering Reports

www.canteycpa.com

www.fullcirclearchitects.com

CONDO CPA
(630) 832-2222 EXT 113

KELLERMEYER GODFRYT
& HART, P.C.
(847) 318-0033

Contact Brad Schneider • Brad@CondoCPA.com

Accounting Solutions for Management
Companies & Self-Managed Associations
Audit & Accounting Services
Income Tax Reduction & Planning

CUKIERSKI & ASSOCIATES

WALDMAN ENGINEERING
CONSULTANTS
(630) 922-3000

CERTIFIED PUBLIC ACCOUNTANTS

(847) 496-7180

A full-service accounting firm specializing in the
unique needs of homeowners’ associations.
www.cukierski.cpa

PBG FINANCIAL SERVICES LTD
(847) 291-1400 EXT 353
Contact: Steve Silberman, CPA
E-Mail: SSilberman@pbgltd.com
www.pbgltd.com

BARTZEN ROSENLUND KASTEN, LLC
(312) 450-6655
info@brkchicago.com
www.brkchicago.com

DICKLER, KAHN,
SLOWIKOWSKI & ZAVELL, LTD.
(847) 593-5595
Attorneys & Counselors
www.dicklerlaw.com

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

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

ENGINEERING
SUPPORT SERVICES
(630) 904-9100
Construction Specifications
Roof Evaluations
Forensic Engineering
Project Management
Contact Greg Lason, P.E.
www.engineeringsupportservice.com

KLEIN AND HOFFMAN
(312) 251-1900
Architectural & Structural
Engineering Solutions
www.kleinandhoffman.com

TRG CONSTRUCTION
(630) 231-5700

BANKING
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

www.fullettswanson.com

CIT
(866) 800-4656

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

HOA Banking • Internet Cash Management
HOA Loans • Online Payment Services
Thomas.Engblom@cit.com
www.CIT.com

Legal Representation for Community Associations
www.kmlegal.com

INLAND BANK & TRUST
(630) 908-6708

COSTELLO SURY & ROONEY
(630) 690-6446

Commercial Lending and Community
Association Loan Program

admin@csrlawfirm.com
www.csrlawfirm.com

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

FLAHERTY & YOUNGERMAN, P.C.
(312) 782.4700 x 224
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BALCONY REPAIR
24 HOURS

ATTORNEYS

BTL ARCHITECTS, INC.
(312) 342-1858

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

Structural Repair Services
Balcony Repair/Replacement
Stair Tower Repair/Replacement
Fire and Water Response/Restoration
dwells@trgrestore.com
www.trgrestore.com

www.waldmaneng.com

ARCHITECTS/ENGINEERS

Advising and Consulting with Business
Owners, Community Association
Law & Collection Services, Construction
Defects, Real Estate Assessed Valuation
Reduction, Litigation, Commercial
Restructuring, Bankruptcy & Creditors' Rights,
Real Estate, Business ,Estate Planning
www.ksnlaw.com

LEVENFELD PEARLSTEIN, LLC
(312) 476-7556

Investigations and Repair
Documents for:
Exterior Walls, Windows, Roofs,
and Parking Garages
Condition Surveys and Reserve Studies
www.kghpc.com

CERTIFIED PUBLIC ACCOUNTANTS

ATTORNEYS

ITASCA BANK & TRUST
(630) 773-0350
“Together We’ll Shape the Future”
www.itascabank.com

Jeff Youngerman
jyoungerman@fylegal.com
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BANKING
ENTERPRISE BANK & TRUST
(331) 305-0869
Full Service Banking and Lending Services
Specializing in Homeowner Association
& Property Management Solutions

BUILDING RESTORATIONS

DOORS

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

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

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

www.woodlandwindows.com

rrowley@enterprisebank.com
http://enterprisebank.com/

QUALITY RESTORATIONS
(630) 595-0990

WINTRUST
COMMUNITY ADVANTAGE
(847) 304-5940

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

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

Tuckpointing, Caulking, Masonry
and Concrete Restoration

BASEMENT WATERPROOFING

WEATHERSHIELD, LLC.
(630) 376-6565

THE REAL SEAL, LLC
(847) 756-7987
austinwerner@therealsealllc.com

Masonry - Tuck Pointing - Caulking
Balcony Restoration - Painting
Contact: Peggy Glenn
www.weathershield.us

BUILDING RESTORATIONS

CONCRETE RAISING

HOLTON BROTHERS, INC.
(847) 253-3886 TEL / (847) 253-3255 FAX
Masonry Repair Services, Tuckpointing,
Caulking and Concrete Restoration
John@holtonbrothers.com
www.holtonbrothers.com

LMC CONSTRUCTION
(708) 714-4175

AIRROOT
(847) 895-9550
NADCA Certified Duct Cleaning Company
www.airroot.com

ELEVATORS/CONSULTANTS
SUBURBAN ELEVATOR CO.
(847) 743-6200
Simplifying Vertical Transportation
www.suburbanelevator.com

ENERGY SOLUTIONS
SYMMETRY ENERGY
(630) 795-2559

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

CONSTRUCTION MANAGEMENT
G3 CONSTRUCTION SERVICES
(630) 654-6282

Contact: David Hayden
david.hayden@symmetryenergy.com
www.symmetryenergy.com

FACILITY MAINTENANCE

Common Area Restoration Services
www.G3Constructs.com

SP+ FACILITY MAINTENANCE
(312) 274-2045

STANDPOINT CONSTRUCTION
(952) 500-1068

Daily Cleaning Services
Power Sweeping and Washing
Painting and General Repairs
Seasonal Services (Snow/Ice Removal)
Parking Facility, Surface Lot or PedestrianPlaza,

DAKOTA EVANS
RESTORATION, INC.
(847) 439-5367
Tuckpointing ~ Masonry Repairs
Waterproofing ~ Terra Cotta Repairs
Caulking & Sealants ~ Structual Repairs
Cleaning ~ Balcony Restoration
Concrete Restoration
www.dakotaevans.com

DUCT CLEANING

CRC CONCRETE
RAISING & REPAIR
(847) 336-3400

BRUNO CONSTRUCTION
MASONRY, INC.
(773) 796-4355
Masonry Restoration and Repairs
Tuckpointing - Lintel Replacement
Parapet Wall Repairs - Waterproofing
Caulking - Sandblasting - Modac
www.tuckpointingcontractor.com

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

jstarks@standpointonline.com
www.standpointonline.com

www.spplus.com/FacilityMaintenance

DOORS

FIRE/FLOOD RESTORATION

DOOR SYSTEMS
1-800-THE-DOOR

2ND CITY RESTORATION
(401) 529-1534, (630) 949-2911

PEDESTRIAN DOORS / REVOLVING DOORS
SECTIONAL DOORS / STEEL ROLLUP DOORS / FIRE DOORS
HIGH SPEED DOORS / DOCK LEVELERS
www.doorsystems.com

andrewr@2cr24.com
www.2cr24.com

Masonry Concrete General Contracting Roofing
www.LMCTeam.com

FOR DISPL AY OR PROFESSIONAL SERVICES DIREC TORY ADVERTISING INFO, C ALL (630) 202-3006
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FIRE/FLOOD RESTORATION

FIRE/FLOOD RESTORATION

CELTIC RESTORATION GROUP
(312) 636-6873
Fire / Water / Wind / Haz Mat / Asbestos / Lead
Bio / Mold / Janitorial / Construction
Mandy.Manalli@celticrestorationgroup.com
www.celticrestorationgroup.com

CWF RESTORATION
1-800-597-6911 / (630) 940-9262

SERVPRO
RESTORATION & CLEANING
OF SOUTH CHICAGO & WEST LOOP

All types of environmental cleaning.
www.BrouwerBrothers.com

Fire/Flood Restoration, Mold Remediation,
Bio-Hazard Removal & Commercial
Carpet/Garbage Chute Cleaning Services
www.servproevergreenparksouthchicagocity.com

HANDYMAN/MAINTENANCE

SKYLINE DKI
(708) 629-0563
"Restoring Happiness"
www.skylinedki.com

24/7 EMERGENCY RESPONSE
kjiuditta@fprdki.com
www.firstprioritydrs.com

FIRE SAFETY & PROTECTION
THE FIRE ALARM COMPANY

www.genesisconstruction.com

Fire Detection & Signaling Systems
Fire Alarm Systems
Chicago Life Safety Evaluation Solutions
Security Systems/CCTV
Card Access Systems
www.contechco.com

(847) 483-3803

FIRE PROTECTION CONTRACTORS
(708) 710-1448
Design, Installation, Service, Inspection, and
Maintenance of Fire Sprinkler Systems
24/7/365 Emergency Service
www.FireProtectionContractors.com

BLUSKY RESTORATION
CONTRACTORS
(800) 956-8844

NORTHERN ILLINOIS
FIRE SPRINKLER
ADVISORY BOARD (NIFSAB)
(708) 403-4468

EMERGENCY
CONSTRUCTION GROUP
(855) 4ECGNOW
Contact: Jenny Ruth
jenny@emergencyconstructiongroup.com
www.emergencyconstructiongroup.com

NORTHERN ILLINOIS FIRE
SPRINKLER INITIATIVE (NIFSI)
(844) 441-4443
Latest News and Information
about Fire Protection
WWW.NIFSI.org

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

24/7 Emergency Service
Contact: Brian Horndasch
b.horndasch@restoration1.com
or Cell (847) 561-9638
www.restoration1.com

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
www.temperatureservicecompany.com

INSURANCE

www.firesprinklerassoc.org

FIRST ONSITE
(877) 962-9644

RESTORATION1 OF CARY
(847) 264-4664

HVAC/HVAC CLEANING
HAYES MECHANICAL
(773) 784-0000

CONTECH

GENESIS CONSTRUCTION, INC.
(847) 895-4422

HAMMERBRUSH RESTORATION
(833) 7HAMMER

MIDWEST PROPERTY SERVICES, INC.
(630) 656-1000
Construction / Maintenance / Painting
Electrical / Snow Removal
"No Job Too Big or Too Small"
service@midproservice.com / www.midproservice.com

FIRST PRIORITY DKI
(800) 282-1616

info@hammerbrushrestoration.com

BROUWER BROS. STEAMATIC
(708) 396-1444

(773) 337-3900

www.chicagowaterandfire.com

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

GARBAGE CHUTE CLEANING

Nancy Ayers
www.condorisk.com

CRUM HALSTED
(312) 728-7138

USA FIRE PROTECTION
(847) 652-3595
Fire alarm / Sprinkler systems
Fire pumps / Fire extinguishers
Backflow prevention / Fire panel / Monitoring
INSTALLATION | INSPECTION | TESTING | MAINTEnance
Ashley.Andryzak@usafp.us
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ALLIANT/MESIROW
INSURANCE SERVICES
(312) 595-8135

fschroeder@crumhalsted.com
www.crumhalsted.com

24/7 EMERGENCY SERVICE: (847) 816-0050
www.usafireprotectioninc.com
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INSURANCE

LANDSCAPE CONTRACTORS

MOLD REMEDIATION

HEIL HEIL
INSURANCE AGENCY
(847) 530-3888

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

SERVPRO
RESTORATION & CLEANING

www.BalancedEnvironmentsInc.com

(773) 337-3900

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

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

Fire/Flood Restoration, Mold Remediation,
Bio-Hazard Removal & Commercial
Carpet/Garbage Chute Cleaning Services
www.servproevergreenparksouthchicagocity.com

CORNERSTONE
PARTNERS HORTICULTURAL
SERVICES COMPANY
(630) 482-9950

Property Casualty • Employee Benefits
Workers Compensation
www.HollingerInsurance.com

PAINTERS

Contact: Joe Schutzius
joes@cphort.com
www.cphort.com

INTERNET TECHNOLOGY

AAA PAINTING & CONSTRUCTION
(630) 384-6150

ILT VIGNOCCHI
(847) 487-5200

ASTOUND POWERED BY RCN
(312) 804-1835

www.aaapaintco.com

www.iltvignocchi.com

Cable, Internet, Fiber, Ethernet, Coax
www.astound.com

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

LANDSCAPE CONCEPTS
MANAGEMENT, INC.
(847) 223-3800

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

OF SOUTH CHICAGO & WEST LOOP

Quality Painting & Decorating since 1973
Our Mission:
Guaranteed Committment to Quality
Now offering Parking Lot Painting
www.Abbottpainting.com

www.landscapeconcepts.com

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

JANITORIAL

ABC DECO
(773) 701-1143

SEMMER LANDSCAPE
Contact: Steve Regan

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

info@abcdecoonline.com
www.abcdecoonline.com

sregan@semmerlandscape.com
www.semmerlandscape.com

Janitorial | Window Washing | Door Staff | Plant Sanitation

CERTAPRO PAINTERS
OF THE NORTH SHORE
(847) 477-2854

Info@bsateam.com

LAKE & POND MANAGEMENT
ORGANIC SEDIMENT
REMOVAL SYSTEMS, LLC
(608) 565-7105
Trusted Experts in Sediment Removal
& Pond Cleaning Since 1990
Contact Rich or Michael Kohutko
osrsystems@pondclean.com
www.pondclean.com

YELLOWSTONE LANDSCAPE
(888) 231-1300 / (847) 526-4554
Professional Landscaping and Snow Removal
www.acresgroup.com

Interior & Exterior Painting
Wallcoverings • Decorating • Remodeling
Drywall Repair • Decks & Staining
Tile Installation • Metal & Iron Painting
https://certapro.com/northbrook/commercial-painting-north-shore/

LAWN CARE
SPRING-GREEN LAWN CARE
(800) 830-5914
www.spring-green.com

LANDSCAPE CONTRACTORS

MOLD REMEDIATION

ALAN HORTICULTURE, LLC
(630) 739-0205

mvelez@certapro.com

CERTAPRO PAINTERS
OF PLAINFIELD
(815) 254-8800
Exterior/Interior Painting
High Durability Coatings
Light Carpentry & Repairs
Drywall Repairs - Power Washing
plainfieldoffice@certapro.com
www.certapro.com/plainfield

FIRST ONSITE
(877) 962-9644

info@alanhorticultural.com
www.alanhorticultural.com

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

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

PAINTERS

PLUMBING

PROPERTY MANAGEMENT

HAMMERBRUSH
PAINTING & CONSTRUCTION
(630) 320-9676

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

FIRSTSERVICE RESIDENTIAL
(312) 335-1950

www.Hammerbrush.com

INSIDE-OUT PAINTING
CONSTRUCTION & ROOFING
(630) 406-3000
www.insideoutcompany.com

PROPERTY MANAGEMENT
ABC PROPERTY MANAGERS, INC.
(847) 985-4044

PARKING GARAGE CLEANING

Quality, Service, Performance and Integrity

ASSOCIA CHICAGOLAND
(312) 944-2611 / (847) 490-3833
www.associachicagoland.com

TWIN BROS.
PAVING & CONCRETE
(630) 372-9817
Asphalt Paving & Sealcoating / Concrete
www.TwinBrosPaving.com

THE HABITAT COMPANY
(312) 527-5400

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

Managing in the Chicago Suburbs since 1988
www.advocatepm.com

info@duboispaving.com
www.duboispaving.com

www.gd-pm.com

HEIL, HEIL,
SMART & GOLEE LLC
(847) 866 7400

ADVOCATE
PROPERTY MANAGEMENT
(630) 748-8310

www.spplus.com/facilityMaintenance

G&D PROPERTY
MANAGEMENT
(630) 812-6400

www.habitat.com

Managing Property in the
Northwest Suburbs for 35 years
Contact: Pam Stanish
www.abcpropertymanagers.com

SP+
(312) 274-2045

FIRST COMMUNITY
MANAGEMENT
(312) 829-8900
Guiding board members since 1988
www.condomanagement.com

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

Construction / Maintenance / Painting
Electrical / Snow Removal
"No Job Too Big or Too Small"
service@midproservice.com
www.midproservice.com

DUBOIS PAVING CO.
(847) 634-6089

Contact Asa Sherwood
www.fsresidential.com

LIFELINE PLUMBING
(847) 468-0069

MIDWEST PROPERTY
SERVICES, INC.
(630) 656-1000

PAVING

24 Hour Service
Plumbing / HVAC
Service & Maintenance / Electrical
Systems Integration / Central Plant
Energy Management / Fire Protection
www.amsmechanicalsystems.com

CHICAGOLAND COMMUNITY
MANAGEMENT
(312) 729-1300
www.chicagoland-inc.com

HILLCREST MANAGEMENT
(630) 627-3303 / (312) 379-0692
www.hillcrestmgmt.com

MCGILL
MANAGEMENT, INC.
(847) 259-1331
www.mcgillmanagement.com

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

PEST CONTROL

COMMUNITY SPECIALISTS
(312) 337-8691

ALL-OVER PEST SOLUTIONS
(773) 697-1100

www.communityspecialists.net

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

CHICAGO PROPERTY
SERVICES, INC.
(312) 455-0107 X102

SMITHEREEN PEST
MANAGEMENT SERVICES
(847) 647-0010 / (800) 336-3500

www.chicagopropertyservices.com

Servicing the North and Northwest suburbs
www.nimrodrealty.com

NORTHWEST PROPERTY
MANAGEMENT
(815) 459-9187
Residential & Commercial Association Management
CRYSTAL LAKE & GENEVA IL
www.nwpropertymanagement.net
Established 1979

MORE LIVING. LESS WORRYING.

www.smithereen.com
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PROPERTY MANAGEMENT

RESERVE STUDIES

ROOFING

PROPERTY SPECIALISTS INC.
(847) 806-6121

BUILDING RESERVES INC.
1 (877) 514-8256

CSR ROOFING CONTRACTORS
(708) 848-9119

www.psimanagement.net

Easy-to-Read,
Customized Reserve Studies created
by Reserve Specialists & Engineers
www.BuildingReserves.com

All Types of Roofing
Installation, Repairs & Maintenance
www.csr-roofing.com

SUPERIOR RESERVE
ENGINEERING & CONSULTING
(888) 688-4560

HAMMERBRUSH PAINTING
& CONSTRUCTION
(630) 320-9676

COMMUNITY ASSOCIATION MANAGEMENT
(773) 989-8000

www.superiorreserve.com

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

1509 W Berwyn Chicago IL 60640
Contact: Hugh Rider
www.RealtyMortgageCo.com

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

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

REALTY & MORTGAGE CO.

SUDLER
PROPERTY MANAGEMENT
(312) 751-0900
www.sudlerchicago.com

TAIRRE
MANAGEMENT SERVICES
(847) 299-5740
tsutton@tairremgmt.com

Supporting your community’s capital
planning with easy to understand reports
and ongoing support
100% Assurance Guaranteed

ROOFING
ACTIVE ROOFING CO., INC.
(773) 238-0338/(708) 430-8080
Established 1965
Maintenance & Repairs
Roofing/Sheet Metal/Tuckpointing
www.activeroofing.com

We manage so you don't have to! ®
Since 1976.
7370 N Lincoln Ave., Suit A, Lincolnwood, IL 60712

ADAMS ROOFING
PROFESSIONALS INC.
(847) 364-7663

www.villamgt.com

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

ELLIOTT & ASSOCIATES
(847) 298-8300

ALL AMERICAN
EXTERIOR SOLUTIONS
(847) 438-4131

www.elliottlaw.com

KSN TAX
(847) 537-0500

Roofing, Siding & Windows
www.aaexs.com

www.KSNLaw.com

AMERICAN BUILDING
CONTRACTORS, INC.
(847) 670-1887

BEHRENS & TRUONG LLC
(312) 263-4318
Concentrating in Property Tax Appeals since 1976

www.behrensandtruong.com

WORSEK & VIHON LLP
(312) 368-0091

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

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

VILLA MANAGEMENT
(847) 367-4808

REAL ESTATE TAX ATTORNEY

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

Roofing • Siding • Windows • Gutters
Maintenance • Capital Budget Projects
A+ BBB Rating
www.abc-usa.com

www.wvproptax.com

MI CONSTRUCTION
AND ROOFING
(630) 241-0001
www.mancioneinc.com

PRO HOME 1
(630) 517-5797
Siding/Decking/Balconies
Roofing
Specializing in Multi-Family
www.prohome1.com

PROHTOP ROOFING
(847) 559-9119
We’re Here When You Need Us! One of Chicagoland's
most trusted roofing contractors for over 30 years
Specializing in Muti-family projects
www.protoproofing.com

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

S&D ROOFING SERVICE
(630) 279-6600
250,000 roofs installed since 1963
TEAR OFFS • SHINGLES • FLAT
Multi-Family ROOFING Specialist
Our experience & technical know-how gets the
job done right the first time!
www.sdroofing.com
sales@sdroofing.com
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SERVICE DIRECTORY

ROOFING

SIDING / RENOVATIONS

TV-BULK CABLE & SATELLITE

SITE MAINTENANCE, INC.
(847) 697-1077

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

XFINITY COMMUNITIES
1 (800) XFINITY

www.sitemaintinc.com

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

SECURITY SERVICES

www.woodlandwindows.com

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

ADMIRAL SECURITY
DOOR STAFF SOLUTIONS
(847) 588-0888

SNOW & ICE MANAGEMENT

WASTE SERVICES

www.admiralsecuritychicago.com

YELLOWSTONE LANDSCAPE
(888) 231-1300 / (847) 526-4554

LAKESHORE
RECYCLING SYSTEMS
(773) 685-8811

BUILDING SERVICES OF AMERICA
(312) 420-2205

Professional Landscaping / Snow and Ice Management
www.acresgroup.com

www.LakeshoreRecyclingSystems.com

WINDOW CLEANING

Janitorial | Window Washing | Door Staff | Plant Sanitation

Info@bsateam.com

SP+
(312) 274-2045

SIGNAL88 of ARLINGTON HEIGHTS
(815) 261-0110

www.spplus.com/facilityMaintenance

Vehicle Patrol Tours / Community Security / Event Security
Pool Lock Ups / Door Checks / Emergency Response
"Combining Quality Personnel & Technology"
arlingtonheights@signal88.com
www.signal88.com

THE WINTER WERKS
(630) 241-0001

SIDING / RENOVATIONS
ALL AMERICAN
EXTERIOR SOLUTIONS
(847) 438-4131
Roofing, Siding & Windows
www.aaexs.com

INSIDE-OUT PAINTING
CONSTRUCTION & ROOFING
(630) 406-3000
www.insideoutcompany.com

SUPERIOR WINDOW SERVICES
(630) 582-9800
Over 50 years of high rise
window cleaning experience
www.superiorwindowservice.com

WINDOWS/REPLACEMENTS

www.mancioneinc.com

SWIMMING POOLS

ALL AMERICAN
EXTERIOR SOLUTIONS
(847) 438-4131

SPMS
(630) 692-1500
Heaters Pumps • Repairs • Chemicals
Pool Maintenance • Complete Water Analysis
Pool Guards, Inc.
ross@spmspools.com

TREECARE

Roofing, Siding & Windows
www.aaexs.com

WOODLAND
WINDOWS & DOORS
(630) 529-DOOR (3667)
Window and Related Masonry
Interior & Exterior Doors | Siding & Gutters
www.woodlandwindows.com

SAVATREE
(847) 729-1963
www.savatree.com

MIDWEST PROPERTY
SERVICES, INC.
(630) 656-1000
Siding & Gutters / Wood Replacement
Welding & Railings / Snow Removal
"No Job Too Big or Too Small"
service@midproservice.com / www.midproservice.com

For Display or Professional Services Directory Advertising Info,

Call 630-202-3006
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by Libby F. Vassmer - Costello Sury & Rooney

Collection Policies: A Must for Associations
The collection of past due assessments – every association board’s least favorite topic and an
area of constant consternation for association boards state-wide. However, it remains an undertaking that every board must carry out in order to fulfill their fiduciary duty.

W

ithout the collection of these expenses, an association cannot maintain an effective budget and therefore cannot
carry out its obligations to its members. Collecting these expenses can be time-consuming due to the board’s constant involvement in
the process and delinquent owners’ complaints about that process. For association
boards looking for ways to alleviate these
burdens, adopting a collection policy is an
easy and straightforward option.
The collection process involves steps ranging
from the initial demand letter to enforcing an
eviction order to monitoring a mortgage foreclosure or bankruptcy. A collection policy can

encompass all or just a few of these steps depending on the needs of the association. For
example, a policy can state how far behind an
owner must be in order to be considered “delinquent” and thus have the collection process
initiated. Additionally, the policy can go a step
further and state what will be done by the association once an owner is delinquent. In fact,
the policy can lay out how each step of the
collection process will be handled including
how a retained law firm must proceed on collections. The issues that can be addressed in a
collection policy are endless.
There are multiple potential benefits to implementing this type of policy. The biggest

immediate benefit to an association’s board
is to relieve the board of time-consuming involvement in the collection process. The
policy can provide a management company
or law firm clear instructions on how to move
forward in each step of the process. This includes when involvement of the board is necessary and when it is not. Additionally,
owners occasionally complain of being
treated differently from their neighbors, that
they are being targeted for collection due to
favoritism or discrimination. However, under
a well-enforced collection policy any such
complaint would be baseless as the policy
ensures the equal treatment of every owner
no matter the situation.
Many association boards explore the option of
adopting a collection policy due to the reasons
already described as well as many other benefits not detailed above.

COMMUNITY ASSOCIATION MANAGEMENT

Al Schroeder

aschroeder@hhsg.net

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

Experienced Leadership,
Todays Technology
5215 Old Orchard Road, Suite 300, Skokie, Illinois 60077

847-866-7400 / www.hhsg.net
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BOARD BASICS

by Michael Kreibich - KSN

Community Association Fees: What Are They and Who Is Responsible?
New condo or homeowners may have a lot of questions when joining a condominium, homeowner (HOA), or townhome community association. Board
members and property managers should be prepared to address inquiries involving pet policies, exterior alterations, and short-term rental restrictions.

H

owever, some of the most common
questions about community associations
revolve around fees and assessments.
• What is a condo or homeowners
association fee?
• Are condo or homeowner association
fees tax deductible?
• Who is responsible for past due
condo or HOA fees?
• Are renters responsible for
condo or HOA fees?
• Who is responsible for condo or
HOA dues after foreclosure?

• What does the condo or HOA association
fee cover?
Below is a summary of assessments and responsibilities.

What is an assessment?
An assessment is a fee paid by owners in an association. These fees are paid to cover the costs of
amenities, property maintenance, capital improvements, and other association operational expenses.
While each community association is different, reviewing the association’s governing documents will specify when owners are expected

to pay their assessments (ex. monthly, annual).

What do association fees pay for?
Utilities and Municipal Services – Association fees can be used to pay for shared community services including security, trash removal,
and internet. Association fees may also pay
towards utilities for shared spaces such as clubhouses and pools.
Insurance - Although owners need an individual insurance policy for their home, the condo
or HOA association also carries insurance to
protect against damage and incidents in shared
spaces within the community.
Reserve Funds - Part of the fees that are paid
into the association may go to a reserve fund. The
reserves can be viewed as a savings account for
any emergency association maintenance needs.
Property Management Company and
Other Staff – Association assessment can be
used to pay for property management services.

Fire Alarm Systems
Fire Alarm Inspections/Testing
Fire Alarm Service/Maintenance
Fire Pump Testing/Maintenance
Sprinkler Systems
Testing/Maintenance
Fire Extinguishers
Monitoring

No part of the publication may be reproduced whatsoever without written consent from the publisher.
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Manager responsibilities can include overseeing
day-to-day community operations, maintenance,
and administration.
Some associations will utilize association fees
to pay the salaries of on-site staff (ex. lobby attendants, lifeguard, security guard).

Fines - Owners who violate the association’s
rules & regulations may be fined. These violations
vary by community and you will need to refer to
your association’s governing documents for clarification.

Are there other association fees?

What are the legal repercussions for
not paying association fees?

There are two fees outside of any reoccurring
association fees: special assessments and fines.
Special Assessment - Associations may be
forced to adopt a special assessment due to an
unforeseen, major expense that cannot be funded
by the current budget and/or reserves. This can be
a catastrophic loss that is not fully covered by the
association’s insurance coverage or when the association finds itself in a position where construction defect litigation becomes necessary.
Special assessments can involve a variety of
legal issues including proper meeting notices,
owner approval, and owner’s right to veto. Furthermore, funds collected through a special assessment are generally restricted for the approved
project as well as any ancillary costs (ex. engineering fees, building permits, construction bonds).

Community associations have legal options
when owners become delinquent and do not
pay their assessments.
Collections – When owners purchase property in a community association, they agree to
pay an assessment. If an owner is unable to pay
or chooses not to pay, the association can utilize
its collection policy to obtain a resolution.
There are various state and federal laws that
apply to debt collection (ex. Fair Debt Collection
Practices Act). Accordingly, board members and
property managers should work with the association’s attorney to place a delinquent owner into
the collection process.
Lien - If an owner does not pay their association fees, a lien can be placed on their property.
The owner will not be able to sell their unit
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easily and they will need to remove the lien
from their title.
While each community association is different, reviewing the association’s governing documents will specify if an owner with a lien is also
liable for other expenses related to the unpaid
assessments including attorney fees, late fees,
and interest.
Lawsuit - In some cases and based on applicable legislation, a community association can
pursue a lawsuit against the delinquent owner.

Conclusion
Membership on a community association
board is a serious responsibility and should not
be taken lightly. A board member’s primary obligation is to act in the best interests of the association. Underfunded community associations can
be at risk of falling behind on much-needed
repair, restoration, or replacement. Working
proactively with the community’s management
team and legal counsel will safeguard the community’s financial health. Y
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by Gabriella R. Comstock and Dawn L. Moody - Keough & Moody, P.C.

Best Practices to Protect the Community
Association and its Key Players
Every day community associations are taking action. With each action, it is
important to make decisions that are in the best interest of the association.

Y

et, it is just as important to ensure that
each decision protects the association
assets (the association’s property and its operating and reserve accounts) and minimizes the
liability to the key players (the association
itself, the individual members of the board,
and the managing agent).
We have heard the horror stories where
catastrophe hits a community association. In
2016, a property manager was charged with
fraudulently pocketing more than $150,000
from a condominium association in Chicago’s
Edgewater neighborhood. On July 4, 2018, a
3-alarm fire occurred at a condominium
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association in Westmont, which left the entire
building uninhabitable. Almost four (4) years
later, the building is still fenced off and empty,
with no reconstruction occurring. That same
year, a condominium association in Maine
Township was damaged by a fire that resulted
in fatalities. The condominium association
had to sue its insurance carrier for failing to
provide adequate insurance.
These tragic stories are a reminder to all
within community associations as to how important it is to ensure all steps are being taken
to protect the community association and its
key players. They are also a reminder that best
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practices require the board of directors to regularly review the steps being taken to protect
the association and its assets. The following
outlines best practices for a community association to follow to protect the association’s real
property, financial assets, and the persons
within the association.

Best Practices to Protect the
Association’s Real Property
For condominium associations, Section
12 of the Illinois Condominium Property Act
outlines the minimum insurance coverage the
association must obtain to insure its property.
Section 12 provides that the association’s property insurance shall cover the common elements, including the limited common elements
and the units within the association. It further
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provides that the coverage on the units shall
include the bare walls, floors, and ceilings of
the unit unless otherwise determined by the
board (or unless otherwise provided for in the
association’s declaration). In addition, the
policy must provide coverage in a total amount
of not less than the full replacement cost of the
insured property, less deductibles, but including sufficient coverage to rebuild the property
in compliance with building code requirements. The policy must also include Coverage
B demolition costs and Coverage C increased
costs of construction, with the combined total
of Coverage B and Coverage C not being less
than 10% of each insured building value or
$500,000, whichever is less. For non-condominium associations, the declaration for the association should be reviewed to determine the
minimum insurance requirements to insure
the property of the association.
On a regular basis, associations should
review their current insurance policy with their
insurance agent. The purpose of this review is
to confirm that the association has the
minimum required insurance per the Illinois

Condominium Property Act and/or the association’s community instruments. It is also to
confirm that the association has proper coverage to address recurring issues within the association. The association must also review the
amount of the property insurance coverage to
ensure that it has coverage for the full replacement value of the association’s property. Yes, it
is important to have property insurance, but it
is more important to have coverage for the full
replacement value of the property. As the full
replacement value changes with time, so will
the amount of coverage under the policy.
In addition to ensuring that the association has sufficient insurance to cover the property, it is also important for the association to
take steps to confirm that owners have the sufficient property insurance to cover the areas of
the property not covered under the association’s policy. Section 12 of the Illinois Condominium Property Act provides that the board
of directors for a condominium association
may require unit owners to obtain insurance
to cover their personal liability and compensatory damages to cover damage caused to

another unit by the owner or his invitees,
guests or residences. This Section further provides that the personal liability must include
the deductible of the owner whose unit was
damaged, any damage not covered by insurance required by other provisions of Section
12, as well as decorating, painting, wall and
floor coverings, trim, appliances, equipment,
and other furnishings. Often an association’s
community instruments will provide more
detail as to the minimum insurance coverage
required to be obtained by a unit owner. A
non-condominium association’s declaration
can include similar requirements for the
owners as provided for in Section 12 of the Illinois Condominium Property Act.
However, including such provisions
within the community instruments is not
enough. The association should also confirm
that each owner actually has the minimum required insurance. This is done by collecting
certificates of insurance and regularly reviewing these certificates. If an association’s declaration does not require the unit owners to
provide copies of certificates of insurance to
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the board of directors on a regular basis, the
board of directors should adopt a rule including this requirement. In addition, the board of
directors then must enforce this rule. This can
be done by fining the owner for noncompliance. As the goal of the enforcement is to
ensure that there is sufficient coverage before a
loss occurs, the board should adopt a fine
schedule that imposes a steep fine to be
imposed for this type of noncompliance.
Again, we want the fine to trigger the owner to
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act, and the best way to ensure this will
happen is to impose a hefty fine.

Best Practices to Protect the
Association’s Operating and Reserve
Accounts (the Money)
The operating and reserve accounts
contain the financial assets of the association
that allow the community to thrive and
prosper. It is important to ensure that all steps
are taken to protect these funds. Even though

10/22

persons who have access to these accounts
have a fiduciary obligation to the association
and/or are licensed, mismanagement and theft
can occur. Like with property insurance, we
want to be sure that the association has the
proper mechanisms in place before this type
of illegal conduct occurs.
Section 12 of the Illinois Condominium
Property Act requires associations with six (6)
or more units to obtain and maintain a fidelity
bond, which covers all persons, including the
managing agent and its employees, who
control or disburse the funds of the association. This fidelity bond shall be for the
maximum amount of coverage available to
protect the funds (both operating and reserve
funds) in the custody or control of the association. For non-condominium associations, the
terms of the community instruments should
be reviewed to determine the minimum coverage for any required fidelity bond. If the community instruments are silent or even if the
condominium association has less than six (6)
units, it would be reasonable for the board of
directors to obtain the minimum coverage for
the fidelity bond as provided for within
Section 12 of the Illinois Condominium Property Act. Like the property insurance for the
association, the amount of the fidelity bond
should be reviewed on a regular basis. After
all, the amount of the association’s funds will
vary from year to year. The association wants
to ensure that it has sufficient coverage in
place before a loss occurs.
In addition to obtaining a fidelity bond, a
board of directors can and should take other
easy steps to protect the funds of the association. Dual signatures should be required for
the payment of reserve expenditures. A clear
and simple process should be in place for the
payment of regular operating expenses. This
process should include a “checks and balances”
procedure so that there is more than one set of
eyes reviewing the payment of regular expenses, and it should require sufficient backup
to be provided with each payment. Further,
the bank statements of the association should
be reviewed on a regular basis, not only by
management but also by the members of the
board. Lastly, the balance of the association’s
accounts should not exceed FDIC limits.
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RISKS & LIABILITIES

Best Practices to Protect the
Association’s Key Players
Just as we want to protect the assets of the
association, we also need to protect the
“people” within the association and minimize
the exposure of liability to the association.
Section 12 of the Illinois Condominium Property Act requires a condominium association
to obtain commercial general liability insurance to cover claims and liabilities arising in
connection with the ownership, existence, use
or management of the property in a minimum
amount of $1,000,000, or as determined to be
sufficient by the board. This insurance shall
cover the board, the association, the managing
agent, and the respective employees and agents
of all persons acting as an agent. Unit owners
must be included as additional insured parties,
but only for claims and liabilities arising in
connection with the ownership, existence, use
or management of the common elements. For
non-condominium associations, the association’s community instruments should be reviewed to determine what minimum coverage

is required. Again, if the instruments are silent
or leave one with unanswered questions, following this Section of the Illinois Condominium Property Act is prudent.
The association also wants to be sure that
it has directors and officers’ liability coverage.
Section 12 of the Illinois Condominium Property Act requires condominium associations to
obtain such coverage at a level deemed reasonable by the board or as provided for within the
association’s condominium instruments.
Section 12 also provides that the coverage must
extend to all contracts and actions taken by the
board in their full capacity as directors and officers. It also provides that the coverage shall
include, but not be limited to, coverage of nonmonetary actions, defense of breach of contract
claims, and defense of decisions related to the
placement or adequacy of insurance. This coverage must also extend to all past, present, and
future board members, who are acting in their
capacity as members of the board, and it must
include the managing agent and employees of
the board and managing agent.
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Associations should also consider obtaining other insurance coverage to minimize liability to the association, which includes
workers’ compensation insurance. (Yes, even if
the association does not have any employees,
workers’ compensation insurance should be
obtained.) The association should also consult
with its insurance agent on policies that cover
employment practices, environmental hazards,
equipment breakdown, and cyber-attacks.

Conclusion
It is critical for every association to be
properly insured. This insurance must be in
place before a catastrophe occurs. As you can
see, purchasing insurance is not a one-anddone action. It is critical for every association
to annually review the steps being taken to
protect the assets of the association and to
seek the advice of the association’s managing
agent, legal counsel, and insurance agent. Y
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by Salvatore Sciacca – Chicago Property Services

The High Cost of Deferred Capital Repairs
In the book "Zen and the Art of Motorcycle Maintenance", author Robert M. Pirsig writes about the "romantic" and
the "classical" approach to motorcycle maintenance. The romantic approach involves living in the moment and essentially boils down to the following adage: "if it isn’t broke, don’t fix it". On the other hand, the classical approach
involves applying rational analysis that translates to taking a very proactive and structured methodology in the maintenance of the motorcycle.

L

et's now apply this to the world of community association living and see 10 examples
of the pros and cons of each approach. Although these examples are not actual property
specific examples, they are based on real world
scenarios that closely match the examples given
below.
1. ABC Association has a need for tuckpointing and
the initial estimate from a vendor comes back at
$25,000. The board tells the management company
that the association can't afford that expense, which
is true as the association doesn't have enough money
in their capital reserve account currently to pay the
expense. The board doesn't act and ignores the recommendation of the management company. Three
years later, the association hires a tuckpointing
vendor at the cost of $75,000 to perform emergency
tuckpointing repairs that would have only cost

$25,000 if they had acted upon the recommendation
of the management company.
2. ABC Association is informed by the
management company that their domestic hot
water tank system is old and is reaching its life expectancy and that the board should perform a
planned replacement within 1-2 years. 3 years later
the association still had not acted upon the recommendation of the manager even though the manager
mentioned it at each board meeting. The next day
after one of the board meetings, 3 years after the recommendation, the board president calls the manager
in a panic informing the manager that the hot water
tank had sprung a leak. The board president then
starts screaming at the manager because the hot
water tank is not getting replaced "fast enough."
Lastly, the association spent 25% higher than market
price because of the emergency nature of the
request.

3. The manager informed the board at ABC Association that the roof is in poor condition and that the
roof will need to be replaced over the next 1 to 2
years. The manager also shows the board a detailed
report from a roofing company that shows pictures of
the roof condition, the cost of the roof replacement
and a grade of D which means the roof needs to be
replaced in 1 to 2 years. The board ignores the recommendation of the manager and ends up spending
$25,000 in reactive and emergency roof repairs over
the next 3 years and then still needs to pay the cost to
replace the entire roof for $75,000.
4. ABC Association has a steam boiler heating system
for the building. The manager informed the board
that the system is 17 years old, and that the system
should be replaced proactively so that the association is not caught with a broken heating system in
the dead of the winter. The board took the recommendation under advisement but did not act. 3 years
later, the system died in the middle of the winter and
the association was forced to spend $7,500 to have
an HVAC company bring in a temporary heating
system to heat the building until a new system could
be installed. The new system was $16,500.
5. Mickey the manager informs the board that the
porches are not built to code and recommends that
the board hire a porch company to inspect the
porches and make recommendations on how to
bring the porches into code compliance. The board
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BOARD BASICS
ignores the manager and 3 years later, the city inspector writes up the association with multiple code violations related to the porches. The association is forced
to hire an attorney to represent the association in
court and ended up passing an emergency special assessment for $100,000 for a 15-unit association with a
6-month payment plan. The association ended up unnecessarily spending $10,000 in attorney's fees and
overspending for the porch repairs due to the time
constraints imposed by the City of Chicago.
6. ABC Association has a chimney that vents a domestic hot water tank system. Mickey the manager
informs the association that the chimney needs to be
rebuilt and that a new liner should be installed to
ensure that the exhaust properly vents out through
the chimney and doesn't damage the interior of the
chimney. 3 years later, the inner wall of the chimney
collapses and damages the hot water tank system
and duct work. The association was without hot
water for 5 days and had to spend $50,000 in emergency repairs for the chimney, a new liner, and new
duct work from the tank to the chimney.

10. ABC Association is in the Gold Coast of Chicago.
Although the association is only 5 units, they are
very high-end units that have a market value of
approximately $1,000,000 or more. The board,
against the advice of Mickey the manager, keeps the
assessments very low and reserve account funds are
almost non-existent. Each time there is any type of
project over $5,000, the association is forced to pass
a special assessment to raise funds to make the necessary reactionary repairs.

Summary
Much can be learned from the mistakes of
others. Hopefully your association does not

7. Mickey the manager informs ABC association that
there are several lintels that need to be replaced
because several homeowners are complaining of
water infiltration above their windows. The association had not raised their assessments in 10 years. The
manager mentions the problems to the board and the
board asks the manager to investigate further and get
quotes to address the water leak issues. At every
board meeting, Mickey brings up the issues and the
board continued to approve 0% assessment increase
budgets for 3 more years and does not approve any
repairs. Finally, 3 years later after several other units
started to get water infiltration as well, the board
decides to act and pass a special assessment to pay
for the necessary repairs. 5 years after Mickey initially
mentioned the problems, the fixes were completed,
and the association had to spend $30,000 in drywall
repairs due to all the water infiltration damage sustained inside the units.
8. ABC Association has many wooded framed
windows that have not been properly maintained.
Mickey the manager informs the board that the 75
window frames need to be repaired and/or replaced. The initial quote came in at $50,000. 3 years
later, the association still had not acted upon the
issues and the board asked for a revised quote which
came in at $100,000 due to all the additional wood
that became rotten and now needed to be replaced.
The board still has not taken action to repair the
rotting window frames and the cost of the project
will continue to increase.
9. ABC Association has an elevator. Mickey the
manager is asked to repair the elevator in the 5story building. The elevator company repairs the elevator at a cost of $10,000 and informs Mickey that
the elevator is so old that the mother board needed
to be custom built and programmed. As a result,
Mickey recommends to the board that the association replace the elevator before it breaks again, and
money is spent wastefully. The board attempts to
pass a special assessment and the homeowners block
the passage of it and reject the attempt to raise
funds to replace the elevator. Soon afterwards, a new
board takes over and 6 months later the elevator
breaks again. 9 months go by with a broken elevator
before the new board approves a special assessment
to raise funds to fix the elevator (and not replace the
30-year-old elevator).
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have to experience any of the situations outlined above. In any case, you should consider
the benefits and actual cost savings of not
having emergency repairs. The questions being
asked are should your association take a proactive approach to community association capital
improvements and maintenance, or should the
approach be "if it isn't broke, don't fix it"? It is
all a matter of prospective and how “Zen” like
the board and homeowners want to live within
the community. Y
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2022
STATE-OF-THE INDUSTRY

SEMINAR
11:00AM - 3:00PM

November 17, 2022
~ CHICAGO CULTURAL CENTER ~
11:30 am – Luncheon,
Announcements & Legal Updates

We welcome you to join us!
Panel Discussion - 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
• Employment law: Harassment in the workplace
• Emotional support animals
• Managing & Funding Capital Projects
• EV Car Charging Stations
• Surfside Condo Collapse:
Condominium Safety Public Policy Report Highlights
• Property Tax Appeals, Property Values & Assessments
• Chicago Cooling Ordinance
• Living With COVID-19

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, LLP Tax Attorneys
Peter Power - Klein and Hoffman
Adam Sanders - Elara Engineering
Peter Santangelo - Wintrust Community Advantage

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). Mail to MCD Media 935 Curtiss Suite 1A, Downers Grove, IL 60515.
Call 630-202-3006 or email: mdavids@condolifestyles.net for more information
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Gabriella Comstock - Keough & Moody, P.C.

1:15 pm – Hot Topics,
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L E G A L U P D AT E

by Molly E. Mackey, Esq. & Howard S. Dakoff, Esq. – Levenfeld Pearlstein, LLC

Annual Meetings 101
As we enter the fourth quarter of the year, many condominium associations are preparing to hold their annual meeting
to elect new directors. The annual meeting is an opportunity for the current board of directors to highlight accomplishments from the past year and/or promote future plans of the community. Typically, the annual meeting has the
highest attendance rate of unit owners and sets the tone for the year ahead.

T

he following common practices and reminders will help board members, property
managers and association leaders conduct successful and efficient annual meetings.

Annual Meeting Date and Notice
The annual meeting date for most condominium associations is contained in the ByLaws. Typically, the meeting date is either a
specified date (such as the first Thursday in
December) or an anniversary of the first
meeting after turnover from the developer
(such as within thirty (30) days before or after
the anniversary of the first meeting).

Section 18(b)(6) of the Illinois Condominium Property Act (“Act”) requires notice of
the annual meeting to be delivered to Unit
Owners no less than ten (10) days and no more
than thirty (30) days prior to the date of the
meeting. The annual meeting notice must also
be posted conspicuously in the common elements of the association, such as entranceways
or elevators. Associations that have adopted an
electronic communication rule may also send
the annual meeting notice using “acceptable
technological means” as defined by Section
2(z) of the Act to those unit owners who have
opted-in to receive notices electronically.
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Virtual Meetings
Over the past few years, board members
and unit owners have gained experience and
comfort using technology to conduct association meetings and business. In fact, many associations have made the switch entirely from
in-person meetings to virtual video meetings
for both Board and Unit Owner Meetings. All
stakeholders have expressed positive experiences with virtual meetings because it is more
convenient and efficient for all.
When conducting virtual annual meetings,
boards should (i) provide meeting log-in information in the annual meeting notice, including
both video and audio log-in options; (ii)
trouble-shoot technology issues in advance of
the meeting to save time; (iii) use virtual backgrounds or ensure there is nothing distracting in
the background; and (iv) follow the meeting
agenda to help replicate the structure and timing
established at previous in-person meetings.
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Board Eligibility and Endorsements
The primary purpose of the annual
meeting is to elect unit owners to the board of
directors. Only unit owners may serve on the
board and if there are multiple owners of a
single unit, only one of the multiple unit
owners is eligible to serve as a board member
at any one time. Non-title holders, including
spouses of title holders who are not on title,
may not be candidates for the board of directors. Boards should seek the advice of legal
counsel if there are questions regarding the
eligibility of an individual to be a candidate for
the board of directors.
Section 18(a)(17) of the Act prohibits
boards from endorsing candidates; however,
boards may disseminate biographical and background information about candidates in advance
of the annual meeting as long as reasonable
efforts are made to identify all board candidates
and all board candidates are given the opportunity to include biographical and background information in the packet to be disseminated.
The Act requires condominium association by-laws to also provide for the (i) the
number of members constituting a board of

directors; (ii) term length of directors; and (iii)
method to remove a board member / method
to fill a board vacancy.

Absentee Balloting for Board Elections
Many condominium associations that
used to rely on proxies to conduct board election voting have adopted absentee balloting
(mail-in voting) as an alternative to using
proxies for board elections. The ease and convenience of absentee balloting where unit
owners themselves submit an official association ballot for the board election (instead of
filling out a proxy whereby a proxyholder
must attend an annual meeting in their stead
and vote a ballot on their behalf) are preferred
by many Boards and Unit Owners.
Section 18(b)(9)(B) of the Act requires
the adoption of a rule to allow for absentee
balloting at least 120 days before the annual
election, so associations need to proactively
consider adopting mail-in balloting rules well
in advance of the annual unit owner meeting.
Once an association adopts rules allowing for
absentee balloting, then proxies cannot be
used in Board elections.
Mail-in or absentee balloting eliminates

the additional steps of relying on proxies and a
proxyholder appearing at the meeting, and
instead allows Unit Owners to cast ballots directly in the Board election without attending
the meeting in person.

New Board is Elected – Now What?
The By-Laws for most condominium associations provide that the officers of the association (President, Secretary, Treasurer) shall be
elected by the members of the board at the first
board meeting following each annual meeting.
Commonly, the meeting notice for the annual
meeting will also call a board meeting directly
afterwards to elect officers. If not conducted on
the same night, officers should be elected in the
near term after an annual meeting.
To prepare newly elected board members,
management should consider compiling a
binder that includes copies of past meeting
minutes, the current budget, a current financial report and a copy of the association’s declaration, by-laws and rules. Many
condominium association attorneys also offer
new board member training sessions. Boards
should contact their legal counsel if interested
in a training session. Y

CSR Roofing Contractors – providing superior service to
the greater Chicagoland area for over 42 years.
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