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OODLAND

WINDOWS & DOORS

www.woodlandwindows.com

" Buildin g:

Park Vista Condominiums, Chico go, IL

7 Project Windows & Doors:

Marvin Elevate Double Hung Windows

Project Coordinator:
Woodland Windows & Doors

Project Manager:
Phillip Manotti & Matthew Manoth

Management:
Val Realty & Mgmit Co. Inc.

Project Goals:
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Call for your quote today!

630-529-3667
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g Specialized Building Services, Inc.
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xfinity

Switch to reliable,
ultra-fast bulk
internet from Xfinity

Bulk internet with Xfinity delivers a powerful, future-ready
foundation of connectivity that will meet the evolving needs of your
residents and staff. it's easy to switch your property without costly
rewiring or infrastructure changes, and our dedicated support and
streamlined process is designed to make it simple.

o of residents are interested in
90 / and/or would not rent without
O high-speed internet access

v Repwart, Hosional Miskifamilly Housing Coandl

Malke the switch to a future-ready network.

O xfinity.com/xfinitycommunities TH ,.. il EHR‘IM
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xfinity

Welcome your
residents with
powerful connectivity

Make connection a cornerstone of your community with @
game-changing network that’s getting faster and more reliable
every day. We'll be by your side from the day you break ground,
providing customized sclutions to give your residents the powerful
connectivity they need to work, stream, and game. Plus, support is
on your schedule with a dedicated tearn for your cormnmunity and
24/7 customer service for you and your residents.

Discover the power of a future-ready network

O xfinity.com/communityconnection

g anl nod guasramised. Foi
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sreedl. City of Chicago Business
License #1317647
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Your experts in the HOA industry.
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Cukierski & Associates LLC
' EERTIF DD FUBLIE AC COUNTANTS

A history of
responsiveness
and reliability

Cukierski & Associates has been a family business for more
than 40 years, and in the past yEar alone, we've parinered
with owvar 1,200 I:h|-!_'.a5:_'| arga HOAs and condominium
associations. We provide the boards of directors with
stateck-the-ant audit, review, and compilation reporting
services to help them prepare more accurate annual
budgets, make more informed operating decisions, or
simply providegreater assurance of financial haalth,

At Cukjerski & Associates, wa're not only expaerts in

thiz area of accounting, but we also have several team
mambers who sit on boards of directors in their own
associations, 50 we can relate and are well versed in the
dynamics and intricacies of community associations.

Want to know how we can help
your association?

Check our eebsite and reach out to star the
conversatson. We'd love 1o hear from youl

3850 M., Wilke Rd. Ste., lington Heights, IL 40004

o
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by Pamela Dittmer McKuen
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CAPITAL PROJECTS REPORT 2025

Plumbing risers and EV charging stations lead the way; infrastructure and equipment
replacements remain strong as buildings show their age

The year is off to a good start when it
comes to capital projects in
Chicagoland’s multifamily and commercial
buildings. Associations and building owners are
stepping up to replace aging systems and
facades, and architects and engineers expect
volumes or revenues--or both--to increase or
equal those of 2024. As a nod to sustainability,
the installation of electric vehicle (EV) charging
stations is notably on the rise.

Though certain challenges remain, as they
always do, the outlook for 2025 is generally
positive.

Chicagoland Buildings & Environments
surveyed a panel of industry pros who are on the

i

Chicago’s Most Reliable Waste Hauling Partner

Independent Recycling Services consistently delivers waste service
solutions customized to fit our client’s unique needs.
Ourteam of professionals have decades of industry experience
and are adept at navigating the challenges of Chicago.

We build lasting relationships with long term value.

Family owned and operated. We’re dedicated to serving you.

312.RECYCLE
(732-9253)

forefront of capital projects to learn the types of
work they have on the drawing boards and in the
fields. They shared their thoughts on how they
are navigating the current business climate, and
what they see as upcoming trends and
challenges. They also offered their professional
expertise to help clients and prospective clients
assure their projects run as optimally as possible.
Our participating pros are: Thomas Flynn,
senior associate and architect at Klein & Hoffman
restoration architects and structural engineers;
Adam Sanders, associate principal and practice
leader at Elara Engineering; Michael Locigno, vice
president and architect at Kellermeyer Godfryt
Hart architects and engineers; Eric Staszczak,

Services provided:

Landscape Mansgement  Seasonal Cales
Landscape Conatruction  Snow & log Managemaent
Landscape Deslgn Urban Gardendng
Water Managemeant Holiday Cecor
Trea Cafe

L =

A S LANDSCAPE
CONCEPTS MGMT

® «, pa7-223-3800

executive vice president at Westward360
property management company; Frankie
Sorrentino, senior vice president at Wintrust
Community Advantage financial services; and
Adam Kahn, partner and association attorney at
Levenfeld Pearlstein, LLC.

Trending Capital Projects

Panelists ranked facade and roof restoration
and maintenance, and replacements of
plumbing risers, mechanical risers, fan coils and
windows at the top of their project lists.
Demand is growing for EV charging stations, a
highly customized task due to the diverse
parking and garage configurations designed for
previous automotive eras. Some buildings are
looking to upgrade or improve dated building
amenities.

At Westward360 property management

Creafing (andgeapeg (o i

& info@landscapeconecpts.com

2401 South Laflin Street, Chicago, IL 60608 | 0: 312.732.9253 % wwwlandscapeconecpts.com

www.312recycle.com | info@recyclingit.com
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HIRE UNION CONTRACTORS

OUR TRAINING MAKES A DIFFERENCE!

restoration project, choose one who has the
proper training backed by the union. They
receive instructions on all aspects of building
restoration including equipment and safety.
SPECIALIZING IN

« CONCRETE « SEALANT
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The International Union of Bricklayers & Allied Craftworkers

O ¢,) (630) 941-2300 @ bacadcl.orgfsignatory-contractors
Scan for a list of Union Contractors
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Property management
is a balancing act.

When you lead your community on a path to change,
each and every decision is an important one. With
competing priorities, juggling it all as a community
leader can seem complex.

But it doesn't have to be.

Mo matter the property type, our local team has the
expertise and solutions to anticipate your needs and
respond. Our service-first philosophy means we don't

stop until what's complicated becomes uncomplicated.

Welcome to life, simplified.

] T
ential.comyliiinoi:

5M

Life, simplified.

Contact:
Charles

charles.perry@fsresidential.com

> FirstService

RESIDENTIAL




POWER & COMFORT
WITHOUT COMPROMISE

From Heating to Lighting, We've Got You Covered.

TEMPERATURE
SE FW'IICE |

With over 90 years of combined expertise, Temperature Service Company
and Omega Electric have become Chicagoland’s go-to partners for
dependable HVAC and electrical services. Whether it’s maintaining
year-round comfort through expertly serviced heating and cooling

systems or ensuring uninterrupted power with cutting-edge electrical
solutions, our commitment to excellence has stood the test of time.
Together, we empower communities to thrive by delivering
SAFE, EFFICIENT, AND RELIABLE ENVIRONMENTS FOR ALL.

SCAN THE CODE AND GET TWO
EXPERTS WITH ONE GOAL:

INTEGRITY, INNOVATION, CUSTOMER SATISFACTION

A \
Chicagoland’s Specialists In Commercial & Industrial
2 HVAC ° ELECTRIC * BUILDING AUTOMATION

T e T | OmegR L s 70

S|tes WWW tschvac com s Www.oetsc. com

companye® OMEGA IS A PROUD
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company, executive vice president Eric
Staszczak says, ‘Td say we've seen a large uptick,
honestly, primarily from associations that put a
lot of priorities on the back burner during the
uncertainty of Covid. There were drop-offs for
some communities hit particularly badly by
insurance spikes, where priorities had to be
realigned, but the overall spend among our
customers was much higher than in years past.”

Another point Staszczak makes is leaving an
election year behind tends to bring a bit more
stability in the market, which puts associations
in a more confident position to proceed with
bigger ticket spending. With interest rates
coming down a little bit, borrowing money is
slightly cheaper than a year ago.

Condominium buildings of an older vintage
are not only replacing deficient infrastructure
and equipment but they also are stepping up to
meet the needs of a modern lifestyle, reports
Adam Sanders of Elara Engineering. Plumbing,
mechanical and fan coil unit replacements are
on the rise as well as the installation of EV
charging stations. As a part of the plumbing
projects, many buildings are also discussing the

effect of food waste disposers (garbage
disposals) on kitchen waste piping. For large
multi-family buildings with cast iron piping in
the City of Chicago, the potential for costly
projects to replace or repair kitchen waste
piping should be considered when discussing
the installation and use of garbage disposals.

“Associations are experiencing a higher
frequency of leaks, equipment failures and
increased maintenance costs, resulting in more
projects moving into implementation,” he says.
“These costly and invasive projects take years to
develop and properly plan to help associations
obtain the best value.”

“We started to see a few requests this year
from associations wanting to add EV charging
stations, and that may increase in the future,”
says Frankie Sorrentino, senior vice president
at Wintrust Community Advantage financial
services. ‘It seems like every year the volume
continues to rise.”

No two EV implementations are alike,
Sanders says. “Each client is approaching the
implementations differently: Quantities of
chargers, types of chargers, dedicated versus

COVER STORY

shared chargers, phased implementation or
installing them all at once.”

“We have seen an increase in roofing projects
and a decrease in window replacement projects
in the past year,” says Michael Locigno, vice
president and architect at Kellermeyer Godfryt
Hart architects and engineers. “The number of
projects has increased, but the size of the
project has decreased. We expect a similar
volume of work in 2025.

Thomas Flynn, senior associate and architect
at Klein & Hoffman restoration architects and
structural engineers, says the firm's most
common projects are exterior facade restora-
tion and maintenance, roofing and rooftop
deck evaluations and replacements, and
window repair and replacements. Also on the
list are property condition assessments such as
leak investigations and reserve studies, and
large terra cotta projects.

In general, he expects fewer projects this
year but the same overall spend as last year.

Association attorney Adam Kahn at
Levenfeld Pearlstein cites plumbing riser pipe
replacements, fan coil replacements, exterior

need them, from
experts in
association
lending.

Fa Alliance Arsociation Bank™

For Acr Yourr PRoPERTY NEEDS

EU MSTRLUCTION
& RoorFriNg

630-241-0001

What We Do:

* Roofing of All Types
« Commerical & Office Build Outs
« Special Projects - utility work,

.. -

Diane White

Vice Presdond
(A1 2} B2 3-21ET

Peahate IncEEs s inonbank

allianceassocintionbank.com

D&

Ddactver the impact of cur industry-tailorsd lending salutians.

drainage, balcony repair &
replacement, clubhouse
projects, all types of exterior
repair and maintenance.

www.mi-roofing.com

We've recently completed 3 tornado
and storm re-construction projects!
S - GBS

[i0s ]
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facade repairs and replacement, lobby and
amenity restoration, and elevator moderniza-
tion as the top projects undertaken by the law
firm's clients.

Confronting the Challenges

Prices on goods and materials are still high,
but the increases seem to have leveled out for
some. Lead times vary, depending on the
product. Despite the challenges, the panelists
are finding ways to work with and around them.

“Costs spiked during 2020-2021 and are
starting to return to ‘normal,” Flynn says. “Lead
times on semi-custom products can be longer
than expected, as companies are not stocking
specialty items. The availability of standard
products seems to be at pre-2020 levels. I have
not heard of any labor shortages at this point.”

“The supply chain delays have not impacted
schedules,” Locigno says. ‘However, contractors
still need to plan and account for large material
orders. Overall, it seems that the large cost
increases realized in the past few years have
stabilized. It is interesting to note that material
costs for some of the higher priced projects, like

“BUILDINGS OF AN OLDER VINTAGE ARE NOT ONLY REPLACING DEFICIENT
INFRASTRUCTURE AND EQUIPMENT BUT THEY ALSO ARE STEPPING UP TO
MEET THE NEEDS OF A MODERN LIFESTYLE INCLUDING PLUMBING PIPE
RISERS, MECHANICAL EQUIPMENT AND FAN COIL UNIT REPLACEMENTS AS
WELL AS THE INSTALLATION OF EV CHARGING STATIONS.”

window replacements, have generally higher
increases year over year when compared to
masonry or concrete materials.”

Clients are more likely to postpone their
window replacement projects, which then
typically result in higher project costs at the
time of implementation, he adds.

Fan coil replacements are particularly
sensitive to navigate because it impacts so many
of the building’s components, Sanders says.

‘It is important that the fan coil unit
performance conforms to the building’s
mechanical, engineering, plumbing (MEP)
systems to prevent shortening the life span of
other major equipment and to adequately heat

SAVAYREE.

630-821-7752

NORTHERDORK, IL 60062

847-729-1963

WWWw.savatree.com

The Tree and Shrub Care Company

BARRINGTON, IL 60074

B47-726-1991

EVANSTON, IL 60202

B47-475-18T1

{ DAVE GAYDOS DIRECT: 630-391-8443
dgaydos@savatree.com

and cool the building,” he says. “We recommend
working with an MEP consulting engineer to
develop a detailed RFP to obtain pricing from
contractors and manufacturers that conform to
the requirements of the individual building.
MEP engineers should review other aspects of
the related systems such as fan coil riser
anchors, expansion joints, riser and branch
piping to determine the full scope of work for
the project.”

Flynn comments that changes to the roofing
sections of the building code such as new
insulation requirements, wind-uplift require-
ments and changes to egress requirements for
rooftop decks have had the biggest impact.

PARTNER WITH
CHICAGOLAND'S
TRUSTED WASTE &
RECYCLING HAULER

LEARM MORE ABGUT OUR
BOLL-OFF DUMPSTERS,
PORTAELE RESTROOMS,
COMMERCIAL WASTE &
RECYCLING SERVICESE

CONTACT US TODAY:
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“Every project has unique challenges
including code changes, access, schedule, and
alignment of client expectations with project
requirements,” he says.

High-Tech Solutions

Technology's rapidly evolving capabilities
enable project teams to perform with greater
efficacy than ever. Visual examinations,
photography, record-keeping, communication
and other tasks are streamlined and accelerated
with the advancements in hardware and
software. Qur panelists expressed enthusiasm
for the possibilities both now and in the future.

Drones are an increasingly important instru-
ment in the Klein & Hoffman toolkit, especially
for facade inspections. These unmanned aerial
vehicles, or UAVs, as they are technically
named, can capture up-close, high-resolution
imagery without the need for expensive access
equipment.

“We have two people in our office who are
pilots, but we outsource a lot of that, too,” Flynn
says. “Some of the technology the drone
companies have can take, like, 1,000 pictures of

| B

a facade and compare it to a picture taken
several years ago. You can literally see where
cracks have developed over time.”

On the job sites, Klein & Hoffman employs
tablet computers to help with remote
communications, quantity tracking, and report
preparation. Infrared cameras assist with leak
investigations while data loggers track temper-
ature and humidity.

“We've started to require contractors to
utilize 360-degree cameras to better document
existing conditions and work performed during
invasive projects,” Sanders of Elara reports. “For
example, if we are opening a bathroom wall to
replace a pipe, we're requiring them to use not
only a 360-degree camera but also punch list
software. That gives project team members the
ability to review work performed remotely, and
it also assists in resolving unit owner disputes.
If someone claims a floor was damaged, the
360-degree picture shows everything in that
room and whether there was damage or there
wasn't damage.”

Associations also have access to those
pictures, so if they want to know what’s inside

We see the people and the
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the walls, they can find out with a couple flicks
of a mouse, he adds.

In some cases, high-tech and low-tech work
in tandem to achieve greater results than either
one on its own. Facade inspections, for
example, may be done via roof access, using the
same roof anchors utilized by window washers,
Locigno reports.

‘Tknow the installation of roof anchors
has been a big cost to owners, but they are very
useful for more than the window washers and
what the original intent was,” he says. “When I
started in this industry, we had to stand on the
ground with binoculars or get up close on a
scaffold. Now we've got two more pieces in the
middle where we can look at it with the drone
or go down the ropes and get our hands on
something. It expands the menu we are able
to offer.”

Continuing to leverage technology is
essential and invaluable to the success of
capital projects, Westwood360's Staszczak says.

“All of the wonderful tools we use, some of
them from vendor partners on this panel, or
with how the broader technology landscape has

Quality, Dedication,
Excellence in Engineering
& Consulting

» AREAS OF SERVICE:
Development of Specifications & Drawings for:
I Roofs
B Facade
I Asphalt
I Balconies
I Roof Anchors

B Structural Inspections
I Moisture Investigations
Il Reserve Studies

Il LiDAR Scanning

» CONTACT INFO: Trey Waldman | treyw@waldmaneng.com
0: 630-922-3000 | c: 630-615-1314

4300 COMMERCE CT., SUITE 310, LISLE, ILLINOIS 60532

Waldman

engineering consultants
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changed, are making it easier than ever to
communicate efficiently and quickly,” he says.
“We should lean into being nimble, utilizing
video and virtual calls--especially with vendors,
saving what otherwise would have been time
wasted commuting or standing around onsite--
to build a highly efficient machine.”

Still Waiting on Decarbonization

Even though little progress has been made in
the area of decarbonization requirements for
Chicago buildings, the issue is still a concern.
We know that rules are coming, and no one
wants to spend money on expensive projects
that will soon be outdated.

“Currently, we do not have further updates
on formal adoption of decarbonization require-
ments for existing buildings in Chicago,”
Sanders says. ‘However, we foresee
decarbonization requirements and trends
becoming increasingly present in future years
as we are seeing in other cities in the country.
Local codes are adopting measures which
replicate decarbonization elements. Code
officials are enforcing the codes in new ways

and requiring more stringent adherence to
certain sections of the code.”

Sanders' recommendation: Plan for the long
term, and consider decarbonization when
making investments in equipment and
infrastructure replacements.

Money and Legal Matters

There’s no debate that capital projects are
extremely costly. Regardless of the funding
source--whether regular assessments, special
assessments, reserves, loans or a combination
thereof--these projects are ultimately paid for
from the pocketbooks of the individual unit
owners.

Wintrust's Sorrentino advises Associations
intending to borrow money from a financial
institution to bring them into discussions early.
A current reserve study will be required, and it
takes time to obtain if one isn't readily
available.

“‘Opening communication with the financial
institution at the early stages helps ensure
minimal delays and sets a clear path forward,”
Sorrentino says. ‘Prior to bidding out a project

and pinning a commitment deadline, it’s ideal
to have the bank start analyzing the associa-
tion’s financials.”

Some projects, such as a riser replacement
project with branch lines, may call for a division
of costs between the association and unit
owners. Associations should consult with their
attorney to determine who is responsible to pay
for what, and also to educate owners and set
expectations appropriately.

Attorney input is also a good idea when
making improvements or additions to the
common elements, say, remodeling the lobby or
expanding the fitness center. Your governing
documents might limit the amount of money
you are allowed to spend.

“Limitations would not apply to the mainte-
nance, repair or replacement of existing
common element amenities,” Khan said.

Another way to protect the association’s
interests is via an appropriate and comprehen-
sive contract, the attorney says. The contract
should address insurance coverages with the
association, board and management named as

CONMCENTRATING IN

LET REALMANAGE
TAKE CARE OF YOUR
COMMUNITY

‘We're not just a
management company.
We're your partner in
creating community.

Get Started
Now!

TS
RealManage

' RealManage.com | (866) 403-1588

CONDOMINIUM &
HOA REPRESENTATION

CORPORATE /| REAL ESTATE
LITIGATION [ PERSUONAL INJURY
WILLS

Dickler, Kahn, Slowikowski & Zavell, Ltd.

B5W. Algonquin Rd Ste #4100 / Arlington Heaghts, [1. 60005

847-593-5595
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additional insureds; indemnification; warranty;
time for completing the work; payment
structure and retainage; lien waivers; termina-
tion rights; and any additional terms the board
wants to include.

Advice from the Pros

Our panelists offered a few final recommen-
dations to help associations succeed with their
capital projects:

Plan way, way ahead. Give yourself extra
time for the inevitable issues and delays that
come up along the way.

“It is important to start planning early and
engaging design professionals and contractors
sooner rather than later,” Flynn says. “If, for
instance, a building is considering a facade
repair project, the investigation should be
completed by the fall of Year 1, so that
documents can be generated during the winter,
bid in late winter to early spring, and construc-
tion can start in the spring of Year 2. This is
especially important for terra cotta which could
have lead times of several months.”

Communicate early and often. Capital
projects require an enormous amount of
communication and coordination between all
the parties. The project team needs to keep on
track, and the residents, who are surely
inconvenienced, need to plan their daily lives.

Khan recommends frequent, clear written
communications to unit owners and residents
as well as “town hall” presentations with profes-
sionals like management, legal, architect and
engineer, contractor and project manager to
provide information and answer questions.

“‘Coordinate and communicate with residents
for any planned service outages,” Khan says.
“This may be especially important for move-ins
and move-outs.”

“We have found that making sure some basic
elements are utilized,” Locigno says. ‘For
example, issuing an agenda for meetings in
advance allows participants to be more
prepared. Including sketches, diagrams, and
other simple visual aids can help individuals
understand project details and building
conditions.”

“We believe a team approach is important for
everyone to stay on the same page,” Flynn says.
“For most projects, regular progress meetings
help turn problems into solutions and setbacks
into progress.

Build design consensus. When redecorating
or remodeling, matters of aesthetic taste are not
only subjective, but they can be divisive as well.
Khan offers a strategy for encouraging buy-in:
Appoint a volunteer commission of unit owners
to research and present options to the rest of
the owners for their input via survey or vote.

Section 22.1 Disclosure. Khan reminds
condominiums to keep their Section 22.1 disclo-
sure statement updated for unit resales as

MMUNITY ADVAN

COVER STORY

required by the Illinois Condominium Property
Act. The statement requires disclosure of “any
capital expenditures anticipated by the unit
owner’s association within the current or
succeeding two fiscal years.” £
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by David Conforti, AMS, CMCA, LCAM

A Day in the Life of a Property Manager for HOAs:
Preparing for the New Year

Being a property manager for a Homeowners Association (HOA) is a dynamic and
demanding role, balancing day-to-day operations with long-term strategic planning to
ensure the community remains attractive, functional, and well-maintained.

I his article takes a deep dive into the day-to-
day responsibilities of a property manager
for an HOA, focusing specifically on the tasks that
need to be addressed as the new year begins.
From preparing the calendar and landscaping bids
to planning budgets and organizing community
walks, this comprehensive article explores the
variety of duties that go into managing a
successful HOA.

The Role of a Property Manager for HOAs

Before diving into a typical day, it’s important
to understand the role of a property manager
within an HOA. An HOA is a governing body for a
residential community, typically established to
oversee shared spaces and enforce community
guidelines. Property managers act as the link

- System

L . -~y

(847) 483-3805 ..

between the board of directors and the residents,
ensuring the association’s operations run
smoothly. Their responsibilities include financial
management, maintenance, legal compliance,
resident relations, and strategic planning.

As the new year begins, property managers
face a host of seasonal tasks and long-term initia-
tives that will set the tone for the coming months.
They must be organized, proactive, and adept at
juggling multiple priorities.

Starting the Day: Reviewing the
Calendar and Setting Priorities

One of the first tasks for a property manager in
the new year is reviewing the calendar of events
and operational goals. This is crucial for ensuring
all deadlines and initiatives are met. The calendar

needs to be updated with scheduled board
meetings, committee reviews, annual homeowner
meetings, and key community events such as
holiday parties or neighborhood clean-ups.

At the start of the year, the property manager
typically assesses:

Board meetings and schedules: Ensuring that the
HOA board meetings are planned well in advance,
typically quarterly, and that all necessary prepara-
tions are made, including posting meeting agendas
and coordinating any special meetings.

Annual budget planning: Starting the conversa-
tion around the next year's budget. Property
managers need to provide input on what’s
expected in terms of expenses and income. They
may already be planning for specific capital
improvements, reserve fund contributions, and
other financial elements of the association.

Contract renewals and landscaping assess-
ments: Many contracts with service providers such
as landscapers, pool maintenance, and security
personnel are often on a yearly cycle. A property
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manager will review these contracts and prepare
for renewal discussions in the new year, ensuring
that services are being provided at the best value
to the community.

Vendor schedules: Some vendors may have
specific seasonal services. The property manager
needs to ensure that the necessary services such
as snow removal, lawn care, and tree trimming
are planned for the upcoming months.

Once the calendar is updated, the property
manager will create a detailed to-do list, prioritizing
tasks such as preparing for the board’s first meeting
of the year and addressing immediate maintenance
needs from resident complaints or requests.

Landscaping Bids and Contracts:
Preparing for the Spring Season

Landscaping is a central component of HOA
management, especially in regions where climate
plays a major role in the appearance of the
community throughout the year. As winter comes
to an end, landscaping companies must be
contacted to submit their bids for the upcoming
year. It may even be a great idea to start this
request process during the fall/winter months
prior to the new year.

A property manager’s responsibilities include:

Obtaining bids: Collecting bids from various
landscaping contractors to ensure the HOA
receives the best possible service at the most
competitive price. This involves creating a clear
request for proposal (RFP) outlining the scope of

MANAGEMENT TALKS

work, expectations, and services such as lawn
mowing, tree trimming, irrigation management,
and seasonal planting.

Reviewing the service history: Reflecting on the
past year’s landscaping performance. Were the
lawns maintained to the board’s satisfaction?
Were there any complaints from residents
regarding the aesthetics or maintenance of
common areas? This review will help guide the
selection of the most suitable vendor.

Budget consideration: Ensuring that the
landscaping contract fits within the current year’s
budget. If necessary, property managers may
need to discuss options with the board to adjust

ta

the budget or seek additional funding for
landscaping services.

The goal is to ensure that the community’s
landscape remains healthy and well-maintained,
enhancing the aesthetic appeal and overall value of
the neighborhood.

Community Walks with the Board:
Inspecting Common Areas

In addition to landscaping, community upkeep
is a significant part of a property manager’s role.
The beginning of the year is an ideal time for a
community walk with the board of directors. This
walk serves multiple purposes:
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Inspecting common areas: A walk through the
neighborhood allows the property manager and
the board to identify any maintenance issues such
as damaged fences, broken sidewalks, or deterio-
rating amenities. This inspection also provides an
opportunity to assess landscaping concerns,
evaluate the cleanliness of shared spaces, and
check the status of community signage.

Setting priorities for the year: The walk helps
determine which projects need to be addressed
first, whether that’s repairing a pool, upgrading a
clubhouse, or addressing parking issues. This list
of priorities will feed into the larger budgeting
process for the year.

Engaging with residents: During the walk,
property managers may encounter residents who
offer feedback or raise concerns. These conversa-
tions are valuable in identifying any ongoing issues
or desired improvements. Additionally, the walk
provides an opportunity for the board members to
connect with the community, which can enhance
transparency and resident satisfaction.

Assessing vendor performance: A community
walk is also a chance to assess the quality of
services provided by vendors, such as trash
removal, lawn care, or pest control. If the services
are lacking, the board may decide to initiate
contract discussions or seek other vendors.

Planning for the Year’s Budget:
Reviewing Financials and Projections

One of the most critical tasks for any property
manager is the creation and maintenance of the
HOA’s budget. In January, the property manager will
begin early planning for the upcoming year’s budget
by analyzing financials from the previous year and
discussing future projections with the board.

Key considerations include:

Assessing reserves: The HOA's reserve funds must
be sufficient to cover future capital projects and
unexpected repairs. Property managers review the
reserve study to ensure the funding is in place for
upcoming major expenditures such as roof replace-
ments, road repairs, or new amenities. In some
cases, the reserve study may need to be updated.

Forecasting income and expenses: The property
manager works with the board to forecast
expected income from homeowners’ dues,
special assessments, and other sources. At the
same time, they project expenses for mainte-
nance, utilities, vendor services, insurance, and
administrative costs. This exercise helps identify
any gaps or discrepancies that need to be
addressed.

Community amenities and upgrades: If the HOA
is planning to improve its common areas—
whether through upgrading the pool, installing a
new playground, or repaving a road—the costs
associated with these projects will need to be
considered in the budget. Property managers
work closely with contractors and vendors to
obtain accurate estimates.

Dues adjustments: If the budget reveals a
shortfall or if there are new projects on the
horizon, the board may need to discuss increasing
the homeowners’ association dues. This is a
delicate conversation that requires careful
communication to ensure residents understand
the reasons behind any increases.
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Insurance and legal compliance: The property
manager must ensure that all insurance policies
are up-to-date and meet the requirements for
the HOA. This also includes checking for compli-
ance with local, state, and federal regulations.

Communication with Homeowners:
Updating Residents on Changes

Effective communication is one of the biggest
keys to a property manager’s success. As the year
begins, property managers must ensure that
homeowners are kept informed about changes in
the community, upcoming meetings, and new
initiatives. This involves:

Sending newsletters: A well-crafted newsletter
can serve as an informative update for
homeowners. The newsletter may cover
upcoming events, changes to landscaping, safety
tips, and important reminders about community
rules and regulations.

Online communication platforms: Many HOAs
now use online portals or apps to communicate
with homeowners. Property managers may
update these platforms with important
documents, event announcements, and general
updates on community projects.

Maintaining Vendor Relationships and
Managing Contracts

With the start of a new year, property managers
review all active vendor contracts to ensure
continued service and satisfaction. This includes:

Renewing contracts: Contracts with vendors for
services like security, janitorial services, or pool
maintenance are typically on a yearly renewal
cycle. Property managers must ensure that these
contracts are renewed in a timely manner and
that the services provided are meeting the associ-
ation’s expectations and needs.

Seeking out new vendors: In some cases,
property managers may solicit new vendors for
specific services if existing ones are underper-
forming or if cost-effective alternatives are
available. This is especially important for high-
cost services such as landscaping and security.

Evaluating performance: Regular vendor
performance reviews help property managers
determine if changes are needed. For instance, if
the landscaping company didn’t meet expecta-
tions, the manager might decide to explore other
options before the next growing season.

Conclusion: A Strategic Start to the Year

A day in the life of an HOA property manager is
filled with a blend of administrative duties,
community engagement, financial planning, and
strategic thinking. As the year begins, property
managers play an essential role in setting the
stage for a smooth, well-managed community.
From preparing calendars, gathering landscaping
bids, conducting community walks, and planning
the budget, every task is critical to the success of
the HOA.

With careful planning, effective communica-
tion, and diligent attention to detail, property
managers ensure that homeowners enjoy a clean,
safe, and well-maintained living environment,
making the HOA a community that people are

proud to call home. Whether it’s the beginning of
the year or any time of the season, property
managers are always working to keep the wheels

MANAGEMENT TALKS

of the HOA turning smoothly, ensuring that both
the community and the board have what they
need to succeed.

“ADAY INTHE LIFE OF AN HOA PROPERTY MANAGER IS FILLED WITH A BLEND
OF ADMINISTRATIVE DUTIES, COMMUNITY ENGAGEMENT, FINANCIAL
PLANNING, AND STRATEGIC THINKING.”
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he winter season has been mild during some periods with

many stretches of very cold temperatures and a few snow
events that we expect of Chicago area winters. No major snow events
yet though. The cold and snowy weather we have experienced
certainly was enough to provide the typical challenges of the winter
season including difficult driving conditions, icy sidewalks, frozen
pipes, ice dams and snow removal.

Economic conditions seem to remain resilient with continued low

unemployment and plenty of spending still happening. The housing

market has improved somewhat with slightly lower interest rates. High prices continue to
challenge many of us and while inflation has cooled significantly, threats of possible increases
in inflation still loom large. Just as with the weather, economic conditions are hard to predict,
so it is best to be prepared for whatever happens.

Our cover story for this issue of CBE provides our annual report on current trends in capital
improvement projects. We mentioned most of the current trends in capital projects in our
most recent Condo Lifestyles and we are covering several of those topics in greater detail in
this issue. Advance planning and budgeting such as capital reserve fund and/or useful life
studies are paramount to success in managing building improvements, restoration or capital
projects of any type.

Facade restoration, plumbing system riser replacements, and roof replacements rank as the
most common types of projects that the professionals we talked to are working on. Our
experts are also seeing a variety of other projects including window replacements, parking
garage repairs/restoration, fan coil replacements, balcony repairs, mechanical equipment
replacement, and electric vehicle (EV) charging station installation. A related article in this
issue is on the valuable role of consultants in capital projects

Our second story is about the annual planning and preparation for HOA’s and offers insight
from a professional community association manager’s perspective on this topic and is the
fourth article in a series on “a day in the life of a manager.” Interestingly, the budget process
never really ends as you should be monitoring this year’s budget to make any adjustments
needed during the year as well as making notes for next year’s budget.

Our Engineering Insight column discusses the impact of chloride ions (salt) on building
structures. Preventing chloride-induced damage is crucial for preserving a building’s
structural integrity and this article offers some practical steps to prevent or minimize chloride
damage.

This issue also features a property profile on the historic renovation of the Conrad Hilton
being transformed into the Mariott Residence Inn Magnificent Mile. The article also provides
an inside look at a successful water heat pump and fan coil replacement project.

Our regular feature on the weather and your landscape also serves as our The Landscape
Buyer column article in this issue. This article provides a recap of how the recent past weather
is affecting your outdoor landscape and a forecast of general weather conditions for the
coming seasons. Our regular Industry Happenings column also appears in this issue and we
would like to congratulate Peter Power on his retirement and thank him for his many years
of Advisory Board service to Buildings & Environments.

We will continue to explore other relevant building management trends, challenges,
and initiatives in coming issues of BE. If you have an idea or story to share, please call us at
630-932-5551 or email mdavids(@condolifestyles.net. &

Michael C. Davids
Editor and Publisher
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Professional Services Directory

ARCHITECTS / ENGINEERS ATTORNEYS

BTL Architects, Inc.
312-342-1858
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, PE.
www.engineeringsupportservice.com

Full Circle Architects, LLC
847-432-7114

Daniel Baigelman, AIA
dan@fullcirclearchitects.com

Capital Improvements « Reserve Studies « Engineering Reports
www.fullcirclearchitects.com

Kellermeyer Godfryt & Hart, P.C.
847-318-0033
Investigations and Repair Documents for:

Exterior Walls, Windows, Roofs, and Parking Garages
Condition Surveys and Reserve Studies

www.kghpc.com

Klein & Hoffman
312-251-1900
Delivering Consistently Exceptional Results

Architectural & Structural Engineering
Building Envelope
Evaluation, Planning & Project Coordination

www.kleinandhoffman.com

Mueller and Associates
STRUCTURAL CONSULTING ENGINEERS

312-253-7322

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

www.muellerandassociates.org

Waldman Engineering
630-922-3000

Energy Benchmarking Studies & Compliance
Services, Reserve Studies, Specifications

www.waldmaneng.com

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

Attorneys & Counselors
www.dicklerlaw.com

FLAHERTY & YOUNGERMAN, P.C.
312-782-4700 x 224

Construction Defect Litigation &
Insurance Coverage Litigation

Jeff Youngerman
jyoungerman@fylegal.com

Kovitz Shifrin Nesbit
855-537-0500

www.ksnlaw.com

Levenfeld Pearlstein, LLC
312-476-7556

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

BACKFLOW PREVENTION/TESTING

Chicago Backflow, Inc.
708-389-5600

Backflow Testing, Maintenance, Repair & Installation
“Your Backflow Prevention Experts Since 1993”

megan@backflow.com
www.chicagobackflow.com

BALCONIES, DECKS & RAILINGS

ARTIST TOUCH, INC.
630-978-2422

Composite Decking, Aluminum Railings,
Azek Installation & Repairs
www.ArtistTouchInc.com

TRG CONSTRUCTION
24 Hours- 630-231-5700

Structural Repair Services / Balcony Repair and Replacement
Stair Tower Repair and Replacement
dwells@trgrestore.com  www.trgrestore.com

SERVICE DIRECTORY

Alliance Association Bank
(888) 734-4567
Full service banking and lending solutions for
management companies and associations.

Contact: Diane White
dwhitel1@allianceassociationbank.com

www.AllianceAssociationBank.com

BankUnited
518-265-3309
HOA & Property Management Banking

deurtin@BankUnited.com
www.bankunited.com/corporate/sc/hoa-banking

First Citizens Bank
312-209-2623

HOA Banking - Internet Cash Management -HOA Loans
Online Payment Systems -Dedicated Customer Service

thomas.engblom@firstcitizens.com
www.firstcitizens.com

Popular Association Banking
847-322-3149

Contact: Martin Klauber
mklauber@popular.com

Wintrust Community Advantage
847-304-5940

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

BI10 HAZARD REMOVAL

SERVPRO TEAM ZUBRICKI
(773) 337-3900

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

www.servproevergreenparksouthchicagocity.com

BUILDING RESTORATION
& MAINTENANCE
Bruno Construction Masonry, Inc.

773-796-4355

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

www.tuckpointingcontractor.com

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

Hammerbrush Painting
& Construction
630-320-9676

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

LMC Construction
708-714-4175

Masonry Concrete General Contracting Roofing
www.LMCTeam.com

DOORS FIRE / FLOOD RESTORATION

DH Pace
630-597-0050

Entry Doors / Revolving Doors/ Gates / Fire Doors
Sectional Doors / Rolling Steel Doors
High Speed Doors /Dock Equipment

CRDN of Chicago
630-759-2477

Restoration Cleaning Services
for Textiles, Electronics, & Art

708-362-5600

Supplier of Hollow Metal Doors, Frames, Interior
Aluminum Frames, Wood Doors, and Hardware.

Email: Kurtis@tnbdoors.net

alissa.crespo@crdn.net
www.Dhpace.com www.crdn.com
TNB Doors, Inc. CELTIC RESTORATION GROUP

312-636-6873
Fire / Water /Wind / Haz Mat / Ashestos / Lead Bio
Mold / Janitorial / Construction
Mandy.Manalli@celticrestorationgroup.com
www.celticrestorationgroup.com

LS Contracting Group, Inc.
T773-279-1122/F 773-279-1133
Contact: Tom Laird

tlaird@lscontracting.com
www.Iscontracting.com

The W. J. McGuire Company
847-272-3330

Tuckpointing, Caulking, Masonry
and Concrete Restoration

Specialized Building Services, Inc.
773-617-1419

HOA Painting, Corridor Renovations, Exterior Coatings,
Commercial Build Outs, Emergency Repairs,
Traffic Coatings, Carpentry, and Construction Management

john@sbsbuild.com
www.sbsbuild.com

Weathershield, LLC.
630-661-0034 / 630-376-6565 (0FFICE)

Masonry - Tuck Pointing - Caulking
Balcony Restoration - Painting
Contact: Derek Wilkinson @
dwilkinson@weathershield.us
www.weathershield.us

CONSTRUCTION MANAGEMENT

G3 Construction Services
630-654-4282

Common Area Restoration Services
www.G3Constructs.com

RZ Construction Services, Inc.
855-636-2727

Email: info@rz.services
WWWw.rz.services

Woodland Windows & Doors

630-529-DO0OR(3667)
HOA Installation Experts

www.woodlandwindows.com

ACR Restores
866-645-1165

ENERGY GAS & ELECTRIC

Powering Chicago
Find an Electric Vehicle Infrastructure Training
Program (EVITP) Certified contractor and resources
www.poweringchicago.com/ev

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

ENERGY USE/BENCHMARKING

Waldman Engineering
630-922-3000

Energy Benchmarking Studies & Compliance
Services, Reserve Studies, Specifications

www.waldmaneng.com

First Onsite
877-962-9644

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

ELECTRICAL CONTRACTORS

Grand Kahn Electric

224-330-0251
CHICAGO'S FIRST REGISTERED ELECTRICAL CONTRACTOR
Electrical, Field Engineering,
Low Voltage Technology, EV Charging Stations

MACasto@grandkahn.com / www.grandkahn.com

Omega Electric
ADIVISION OF TEMPERATURE SERVICE COMPANY, INC.
847-228-5559

awebb@tschvac.com
www.oetsc.com

Powering Chicago
Find an electrical contractor at
www.poweringchicago.com/find-a-contractor

Hammerbrush Restoration
833-7Hammer

Fire & Flood, Storm Clean Up, Mold, Insurance
Available 24/7/365
www.hammerbursh.com

Paul Davis Emergency Services
800-408-3290 EMERGENCY HOTLINE
Recover Reconstruct Restore

Contact: Andrew Harris
Cell (224) 483-1092
andrew.harris@pauldavis.com

www.schaumburg-evanston.pauldavis.com/

PuroClean Disaster Services
OFFICE: 888-787-6911 CELL: 630-240-7252

Email elizabeth.khalil@puroclean.com
www.puroclean.com/pds-il

SERVPRO TEAM ZUBRICKI
(773) 337-3900

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

www.servproevergreenparksouthchicagocity.com
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FIRE SAFETY & PROTECTION INTERNET TECHNOLOGY SERVICE DIRECTORY

AMS INDUSTRIES, INC. XEINITY Communities MOLD REMEDIATION
800-794-5033 1800 XFINITY . .
24 HOUR SERVICE Xfinity.com/xfinitycommunities First Onsite
Plumbing / HVAC Service & Maintenance Electrical Systems ¥ ) 4 ) . 877-962-9644
Integration Central Plant Energy Management / Fire Protection For more information E-mail: courtney.schmidt@FirstOnsite.com
www.AMSIndustries.com Kfinity_Now@comcast.com www.FirstOnsite.com
ConTech MSl Co. JANITORIAL

847-483-3803

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

www.contechco.com

USA Fire Protection
224-813-9322

Fire alarm / Sprinkler systems / Fire pumps / Fire extinguishers
Backflow prevention / Fire panel / Monitoring
Installation | Inspection | Testing | Maintenance
24/7 EMERGENCY SERVICE: (847) 816-0050
Contact Phil Linduska at phil.linduska@usafp.us
www.usafireprotectioninc.com

VALLEY FIRE PROTECTION
630-761-3168

Providing value-engineered fire protection and
plumbing system solutions for over 40 years!

www.valleyfire.com

Hayes Mechanical
773-784-0000

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

Temperature Service Company
847-640-0505

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

INSURANCE / PROPERTY CLAIMS

Heil Heil Insurance Agency
630-470-8766

Contact: Alex Romano
aromano@heilandheil.com

INTERNET TECHNOLOGY

GOOGLE FIBER WEBPASS
800-WEBPASS / 800-932-7277

Gig-fast, reliable internet with unlimited data.
Free installation, free equipment,
and unbeatable customer service!

webpass.net/Chicago

Building Services of America
312-420-2205
Janitorial | Window Washing | Door Staff | Plant Sanitation
Info@bsateam.com

First Priority Restoration
847-417-0259
24/7 EMERGENCY RESPONSE

Contact: T Seiffert tjseiffert@fpr-us.com
www.firstprioritydrs.com

LAKE & POND CLEANING

Organic Sediment Removal Systems, LLC
608-565-7105

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

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

LANDSCAPE CONTRACTORS

ILT Vignocchi
847-487-5200

www.ILYTVignocchi.com

Landscape Concepts Management
847-223-3800

www.landscapeconcepts.com

Premier Landscape Contractors
877-998-0030

Complete landscaping and snow removal
info@premierservice.com

Sebert Landscaping, Inc.
630-497-1000

www.sebert.com

Semmer Landscape
Contact: Steve Regan

sregan@semmerlandscape.com
www.semmerlandscape.com

Spring-Green Lawn Care
800-830-5914

WWW-spring-green.com

Hammerbrush Restoration
(833) 7HAMMER

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

info@hammerbrushrestoration.com

SERVPRO TEAM ZUBRICKI
(773) 337-3900

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

www.servproevergreenparksouthchicagocity.com

AAA Painting and Construction
MARK YOUNGBERG
630-878-0714

Myoungberg@aaapaintco.com
Aaapaintco.com

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

Guaranteed Committment to Quality
Now offering Electrostatic Painting and Parking Lot Striping
www.Abbottpainting.com

ABCDECO
773-701-1143

info@abcdecoonline.com
www.abcdecoonline.com

CertaPro Painters of the North Shore
847-477-2854

Interior & Exterior Painting
Wallcoverings  Decorating - Remodeling
Drywall Repair - Decks & Staining
Tile Installation « Metal & Iron Painting
www.certapro.com/northbrook/commercial-painting-north-shore/
mvelez@certapro.com
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Hayes Mechanical
773-784-0000

PROPERTY MANAGEMENT

Westward360
312-572-0880

budget plan, design and production "Pretty City Pure"

Contact: Toni lvanov Toni@pc5company.com
www.pc5company.com

PPD Painting
630-566-2703
Now Offering Drone Painting & Cleaning

candi@ppdpainting.com

Specialized Building Services, Inc.
773-617-1419

HOA Painting, Corridor Renovations, Exterior Coatings,
Commercial Build Outs, Emergency Repairs,
Traffic Coatings, Carpentry, and Construction Management

john@sbsbuild.com
www.sbsbuild.com

PAVING / CONCRETE

DuBois Paving Co.
847-634-6089

info@duboispaving.com
www.DuBoisPaving.com

A & A Paving and Concrete
630-529-2500

www.aandapaving.com

Twin Bros. Paving & Concrete
630-372-9817
Asphalt Paving & Sealcoating / Concrete

www. TwinBrosPaving.com

PEST MANAGEMENT SERVICES

Smithereen Pest
Management Services
800-336-3500

www.smithereen.com

Hammerbrush The Right Choice for Single Source Contracting Since 1918 Packages Made to Keep Buildings Happy
Painting & Construction info@hayesmechanical.com https://westward360.com
630-320-9676
www.Hammerbrush.com Lifeline Plumbing
847-468-0069
10C Construction V\Fl’lumliling - Heasting & Cf}ir Condig%ning Elliott & Associates
ater Heaters - Sewer (leaning & Repair -208-
6_3 9‘;406'3 000 Hot Water Drain Jetting P§)4p.e7rt3 Tz)? Ag:r(n)g/s
www.Insideoutcompany.corm www.INEEDLIFELINE.com www.elliottlaw.com
PC5 Company Temperature Service Company Worsek & Vihon LLP
312-622-6191 847-640-0505 312-368-0091
Design - Painting - Construction - Flooing - Office AWebbetschvac.com
From concept to completion, assisting with scope, go.tschvac.com/be Www.wvproptax.com

PROPERTY MANAGEMENT

ABC Property Managers, Inc.
847-985-4044
Managing Property in the Northwest Suburbs for 35 years

Contact: Pam Stanish :
www.abcpropertymanagers.com

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

www.associachicagoland.com

Chicagoland Community
Management
(312) 729-1300

www.chicagoland-inc.com

RESERVE STUDIES

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

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

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

Superior Reserve
Engineering and Consulting
888-688-4560

Superior reserve studies conducted by veteran lllinois
licensed PE. Structural and Architectural Engineers all
with 20+ years local reserve study experience

Contact Nik Clark : nik@superiorreserve.com
www.superiorreserve.com

FirstService Residential
312-335-1950

Contact Asa Sherwood
www.fsresidential.com/illinois/

The Habitat Company
312-527-5400

CondoMgmt@Habitat.com
www.habitat.com

NS Management
847-998-0404x 107

Quality, Service, Performance and Integrity
www.nsmanagement.net

RealManage
1-866-473-2573

www.realmanage.com

Adams Roofing Professionals, Inc.
847-364-7663
Roofing -Siding -Gutters - Insulation
www.adamsroofing.com

All American Exterior Solutions
(847) 438-4131

Roofing, Siding & Windows
Www.aaexs.com

American Building Contractors, Inc.
847-670-1887

Roofing - Siding « Windows « Gutters
Maintenance - Capital Budget Projects

A+ BBB Rating
www.abc-usa.com
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(SR Roofing Contractors
708-848-9119
Industrial/Commercial/Multi Tenant/High Rise

All types of Roofing
Leak Trouble Shooting/Roof Repairs
Roof Check 365 Maintenance Programs
Conventional and Single Ply Roofing

WWW.CSI-I ooﬁng.com

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

MI CONSTRUCTION AND ROOFING
630-241-0001

www.mancioneinc.com

M&T Exteriors Inc.
331-248-0447

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

S&D Roofing Service
630-279-6600

500,000 roofs installed since 1963
TEAR OFFS « SHINGLES - FLAT ROOFS

Multi-Family ROOFING Specialist. Our experience &
technical know-how gets the job done right the first time!

www.sdroofing.com | sales@sdroofing.com

SECURITY SERVICES

Admiral Security/Door Staff Solutions
847-588-0888

www.admiralsecuritychicago.com

BUILDING SERVICES of AMERICA
312-420-2205

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

SIDING / RENOVATIONS

All American Exterior Solutions
(847) 438-4131

Roofing, Siding & Windows
WWw.adexs.com

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

SIDING / RENOVATIONS

MI CONSTRUCTION AND ROOFING
630-241-0001

www.mancioneinc.com

10C Construction
630-406-3000

www.insideoutcompany.com

S&D Roofing Service
630-279-6600

www.sdroofing.com | sales@sdroofing.com

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

www.woodlandwindows.com

SNOW REMOVAL

Specialized Building Services, Inc.
773-617-1419

HOA Painting, Corridor Renovations, Exterior Coatings,
Commercial Build Outs, Emergency Repairs,
Traffic Coatings, Carpentry, and Construction Management

john@sbsbuild.com
www.sbsbuild.com

SavATree
The Tree & Shrub Care Company

Warrenville 60555 T:630-821-7752
Barrington 60074 T:847-726-1991
Northbrook 60062 T:847-729-1963

Evanston 60202 T:847-475-1877

Dave Gaydos Direct: 630-391-8443
dgaydos@savatree.com

www.savatree.com

TV/BULKTV & BULK INTERNET

XFINITY Communities
1800 XFINITY
xfinity.com/xfinitycommunities

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

WASTE SERVICES/RECYCLING

Lakeshore Recycling Services
773-685-8811

www.LakeshoreRecyclingSystems.com

SERVICE DIRECTORY

WASTE SERVICES/RECYCLING

Independent Recycling Services
312-732-9253
Chicago’s Most Reliable Waste
Hauling Partner for over 40 years.

www.independentrecycle.com

WINDOW CLEANING

Service One, Inc.
773-533-5100

Window Cleaning & Glass Restoration
Pressure Cleaning & Metal Refinishing
Access Solutions, Scaffold Rental & Rigging
Rooftop Anchor certification and Installation
Aerial Lifts: Rentals, Sales, Service

www.glass-metal.com

WINDOWS/REPLACEMENTS

All American Exterior Solutions
847-438-4131

Roofing, Siding & Windows
www.aadexs.com

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

www.woodlandwindows.com

WOOD REPLACEMENT / CARPENTRY

AAA Painting and Construction
MARK YOUNGBERG
630-878-0714

Myoungberg@aaapaintco.com
Aaapaintco.com

ARTIST TOUCH, INC.
630-978-2422

Composite Decking, Aluminum Railings,
Azek Installation & Repairs
www.ArtistTouchlnc.com

Specialized Building Services, Inc.
773-617-1419
HOA Painting, Corridor Renovations, Exterior Coatings,

Commercial Build Outs, Emergency Repairs,
Traffic Coatings, Carpentry, and Construction Management

john@sbsbuild.com
www.sbsbuild.com
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by James A. Fizzell
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The Weather and Your Landscape

Another La Nina is upon us. The rapid change to winter arrived about New Years Day as
expected. Following the generally benevolent summer of 2024, fall also was unusually mild
and extended. There was a smattering of 90-degree days throughout the fall, but no
extended heat wave. Temperatures averaged above the expected normal levels throughout
the period. The first frost occurred on November 21, about a month later than expected.

Precipitation was sparse and fell mostly as
sprinkles with a couple of significant wet
days scattered throughout the fall. Rain totaled
about 4 inches for September, October, and
November, a little over half the normal amount.

December was expected to bring some winter
weather, but was a disappointment to those who
enjoy snow and cold. Most precipitation was rain,
1.73 inches, with one day of cold and snow mid-
month. Some 3 inches of snow fell but rapidly
disappeared.

Temperatures throughout December remained
above to well above the norms.

This scenario was rudely ended as the New Year
began with temperatures dropping to what is
expected for early winter.

Winters like this seem to be becoming typical
lately. We have had La Ninas for four out of the last
five years, which may have something to do with
it. The late beginning of winter was a shocker to
those of us who had become accustomed to the
mild weather, and to many plantings as well.

Impact of Postponed Dormancy and
Sudden Cold on Plants

Postponed dormancy due to the extended, mild
fall can affect plantings in a couple of ways:

Fast-onset cold, with temperatures quickly
dropping twenty-to-thirty degrees or more, may
not kill twigs and branches but may destroy their
immunity to otherwise harmless
organisms. This damage shows up
in the next season as cankers and
dieback.

Or, the sudden absolute cold
can kill susceptible tissues
outright. These branches will fail
to leaf out in spring. This is

common in red-twig dogwood,

forinstance, with selected
branches killed all the way to
the ground while others are
unaffected.

Sudden severe cold can
cause frost cracks to develop in
trunks and limbs. These are
due to moisture in the sun-

warmed cells on the sunny
sides of trees on very cold
days. When the sun is
suddenly hidden or sets, the
moisture cannot move out of

the cells fast enough, freezing, expanding, and
popping the wood apart. | recall while skiing in
the Northwoods, hearing loud pops among the
trees when the sun went behind the hill. These
were the tree trunks splitting open from the frost
cracking. A neighbor actually called me thinking
that what she was hearing was small arms fire in
her wooded property.

Certain kinds, birch, linden, and red maples,
seem to be more susceptible to frost cracking.
When planting such kinds, look for the evidence of
previous cracking. It normally happens on the
sunny sides of the trees, generally the South. To
avoid more cracks after the trees are relocated, try
to orient the trees so the cracks are on the sunny
sides of the trees in the new locations.

Usually these cracks close up when the weather
warms and may heal over only to crack again the
next winter. The danger is that the open wounds
could be invaded by wood rotting organisms or
cankering fungi. Eventually trees can grow
sufficient wood that they are structurally strong
enough to resist the cracking. The old scars from
the cracks persist.

Dry Conditions & Lack of Snow

It has been dry. The Palmer drought index
indicates that our soils are abnormally dry, to
moderately-to-severely droughty. With little
moisture and little snow, soils freeze quickly and
deeply. Adequate snow provides some insulation.

The lack of snow cover also creates a problem
for small plants that can be heaved out of the
ground during the winter. As long as the ground
remains frozen, they will not heave out. When the
ground freezes and thaws, it will lift them out until
many of the roots can be exposed. As such, they
are exposed to the cold, and frozen, desiccated, or
killed outright. Turfgrass likewise can be affected.

Freezing and thawing are actually beneficial for
our soils, causing them to aggregate, vastly
improving their structure. This is particularly evident
in spring when the soils are worked after an open
winter with rapidly fluctuating temperatures. The
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soil feels loose and looks granular, the exact structure
needed for our heavy soils to be productive.

Up and Down Winter

By the end of January, the short winter seemed
to be over, at least for the time being. Mostly,
about-normal temperatures had resumed with
short adventures into the lower or higher than
average ranges.

The month closed out with a substantial rain. An
excess of an inch fell. This up-and-down winter is
exactly what our long-range weather prognosti-
cator, Greg Soulje had predicted late last summer.
He also predicted above normal precipitation, and
mostly as rain, not snow.

Was this just the mid-winter thaw? Was more
winter on the way?

Then February arrived. Treacherous freezing
rain, not snow, fell the first week of February and
again Super Bowl weekend. Network forecasters
were predicting multiple ice events for much of
the month and colder than normal temperatures.

Weather Outlook is to Continue Up
and Down Cycles

So, again we asked our favorite weatherman to
provide us with his outlook for the next several
months. According to Greg, winter definitely is not
done with us yet. The up-and-down weather we
have experienced so far this year will continue, a
little cooler, with a little more moisture and some

¢ High Efficiency Equipment
¢ Variable Operation

e Intelligent Control

e Fuel Switching

* New Technologies

Hillside, IL e Chicago, IL ® 708.236.0300 ¢ ElaraEngineering.com

Big Picture Thinking. Practical Approach.
Sustainable Design.

Elara Conceptualizes and Designs MEPFP
Modifications to Optimize Energy Efficiency and
Maximize Performance Throughout a Building’s

Infrastructure without Sacrificing Comfort.

840 N. Lake Shore Drive
Electric Vehicle Feasibility Study
and Implementation

Mechanical ¢ Electrical * Plumbing ¢ Fire Protection

sticking snow. Snow totals will end up a bit closer
to normal.

We can expect frequent weather changes with a
few nice days being intersperse with a few
“crummy” ones. This will continue well into spring
and maybe into early June. These cycles will occur
on a fairly reqular basis with stormy periods every
couple of weeks. Temperatures will trend a little
below normal with some arctic cold snaps early,
quickly reverting to average or a little above
before the next storm.

As the spring develops, lake effect from
predominantly easterly winds will result in
temperature differences of as much as 30 degrees
from the Lake shore inland.

Increased moisture will help recharge soils which
still are unusually dry. Spring will have a hard time
arriving and outdoor work will be delayed.

Onset of summer will see a quick transition out
of the La Nina and a rapid change to more
seasonal temperatures. Summer weather will
continue its up-and-down pattern but increasingly
dry. There will be some spells of upper 80 to 90s,
no prolonged heat wave.

By fall there will be areas with water deficits.

More Weather Prognostication

Just for fun, The Old Farmer’s Almanac antici-
pates warmer-than-normal temperatures with
increased rainfall. But, infamous groundhog,
Woodstock Willie did not see his shadow, thus six
more weeks of winter.

THE LANDSCAPE BUYER

The National Weather Service Climate Prediction
Center still expects the temperatures to be above
the normal for the next several months and rainfall
to be sub-par, a continuation of the present La
Nina conditions.

Weather folklore is fascinating. When | first
started working with the farmers and growers here
70 years ago, they always followed the Ember
Days, this year on March 12, 14, 15; June 11, 13, 14;
September 17, 19, 20; and December 17, 19, 20.
Each day corresponds to the weather the months
of the upcoming season, March 12 to April, the
14th to May, etc. If March 12 is cold and wet, April
will be too. It is fun to watch these to see how
close they are to what happens. Sometimes they
are right. We shall see!

Make Best Use of Good Weather Days

As of this writing there is still some winter
left. Meteorological spring starts March 1, and the
worst of it should be over. But, if Greg Soulje is
correct, the good days for outdoor work may be
few and far between. Make sure you are ready to
take advantage of them when they do happen.

On one of the nice spring days, once any snow is
gone, it is important to survey your property to see
what the winter has done to your plantings. It
might be helpful to invite your landscape and tree
professional(s) to accompany you as you conduct
the inspection of your grounds.

continued on page 26
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INDUSTRY HAPPENINGS

Klein & Hoffman

Klein & Hoffman
recently announced the
retirement of Peter Power,
RA, President and
Principal, effective
December 31, 2024. After
29 years with Klein &
Hoffman and over 30
years in the industry, Pete
leaves behind a remark-
able legacy of leadership,
technical expertise, and an
unwavering commitment to excellence.

Pete began his journey with Klein & Hoffman in
November 1995 as an Intern Architect, bringing a
wealth of knowledge and passion for architectural
solutions. Over the years, his technical expertise
and leadership skills propelled him into pivotal
roles, including Principal, President and Chairman
of the Board, where he has been instrumental in
shaping the firm’s direction.

During his tenure, Pete oversaw the growth of
Klein & Hoffman’s A/E department, specifically the
expansion of many specialized services including
Window Rehabilitation and Replacement, Reserve
Studies / Condition Assessments and rehabilita-
tion projects on prominent / historic buildings.

Pete was also influential in the company’s
development of the Enclosure Commissioning
Group (BECs) as well as the company’s general
expansion into other geographic locations including
Philadelphia, Milwaukee and Kansas City.

Under his leadership and guidance, Klein and
Hoffman now serves thousands of property and
facility management companies, condominium

A Peter Power

associations, Architects, Contractors and
Construction Managers across our various locations.

Reflecting on his career, Pete stated, “Klein &
Hoffman has been more than just a workplace; it’s
been a place of growth, collaboration, and opportu-
nity like no other. I’'m grateful for the incredible
experiences, the talented individuals I've worked
alongside, and the trust our clients have placed in
me throughout my career.”

A Career of Milestones and Achievements

Pete is recognized as a leader in window rehabil-
itation and replacement, a specialized field he has
developed expertise in over nearly three decades.
He has served as project manager or principal for
over 30 medium to large-scale window replacement
projects in occupied buildings. These projects
spanned multi-family residential, apartment, dor-
mitory, commercial, educational, and religious facili-
ties, showcasing his ability to deliver innovative
solutions while addressing complex challenges.

His career at Klein and Hoffman began in 1995
as an intern architect, onsite at the General Jones
Armory where he first gained exposure rehabilitat-
ing historic facades and windows. A few years later,
in 1998, he honed his window replacement niche
expertise with his first high-rise window replace-
ment project at Americana Towers.

Over the years, Pete consistently developed
and refined processes that set K&H apart in the
industry. His dedication to quality and client satis-
faction has left a lasting impact on countless proj-
ects and relationships. His window expertise
extended to many other high-rise residential build-
ings in Chicago including 247 E. Chestnut, 3180
North Lake Shore, 2500 Lakeview Condominium,
James Kilmer Condominium, Eliot House and
Imperial Towers. It also included Hopkinson House

A Allysia Youngquist

and Kennedy House in Philadelphia as well as
Parkway Towers in Kansas City.

Pete’s career at Klein and Hoffman had other
notable projects that included work on High-profile
buildings such as the Museum of Science and
Industry, the John G. Shedd Aquarium, Mayslake
Peabody Estate and the Philadelphia Public Safety
Services Center.

Leadership That Shaped the Firm

As President, Pete navigated K&H through piv-
otal moments, including the firm’s 65th anniver-
sary, rebranding initiatives, and strategic growth
both technically and geographically. His decisions
to embrace change and prioritize employee well-
being have left a lasting impact.

Homa Ghaemi, CEO of Klein & Hoffman, “Pete’s
leadership and vision have been invaluable to our
firm. His dedication to both our clients and team
members has set a standard of excellence that will
continue to guide us into the future. We wish him
the very best in his well-deserved retirement.”

As Pete transitions
into retirement, K&H is
poised for continued suc-
cess under the leadership
of Allysia Youngquist, RA,
who assumed the role of
President in July 2024.
Allysia’s appointment
reflects the firm’s com-
mitment to fostering
innovation and upholding
the values Pete instilled
during his tenure.

from page 25

Take a cruise around your site. Look for items
that have been heaved out by the freezing and
thawing. It is not only the plants that can be
heaved out, but also structures such as signage,
sprinkler heads, electrical wiring, paving stones,
sidewalks and driveways, edging, and ornamental
fencing. Notify your maintenance people where
repairs will be needed this spring.

Plan to Repair Winter Damage

Freezing-and-thawing damage can be more
severe in above-grade planters which can freeze in
from the sides a well as from the soil surfaces.
Even shrubs in planters can suffer significant
damage from roots that are frozen as the soil
freezes-in along the sides. Several years ago, we
saw heavy losses of ornamental hedge plantings in
raised beds throughout the city.

The damage will begin to appear when these
plants start to grow in spring. Dying shrubs around
the perimeters of the planters are a sure sign that
such damage has happened. These plants should
be replaced and soon as the soil is workable.

Shallowly-rooted perennial plants such as hostas,
iris, or even daylilies can be lifted by the recurring

cycles of freezing and thawing. All of these items
need to be carefully reset as soon as possible.

Leaves on boxwoods and other broadleaf
evergreens may be dried up, but the stems may
still be alive. Freeze damage to deciduous trees
and shrubs may not be visible yet. Wait until these
plants begin to leaf out before trimming or major
removal starts. Obviously-damaged and broken
stems and limbs should be removed as soon as
they are noticed.

Turfgrass has suffered from exposure and
desiccation, killing out large areas. Where still
alive, it will green-up normally.

Where is has been killed, it will be obvious, and
reseeding as early as possible will reestablish the
lawn before the summer gets started. Slit-seeding
with turf-type perennial ryegrass is the easiest and
quickest repair. Use sod in high visibility or high
priority areas.

Salt damage is already appearing. While there
was little snow, there was ice. Salting was used on
many walks and drives and the leftover salt swept
or flushed into the grass. Roadways also were
salted heavily during these events. Salty-mist
blowing from salted roadways has affected the
grass along these thoroughfares. These salty

places need to be leached to remove the accumu-
lated salt before reseeding or resodding.
Blowing-salt also damages trees and shrubs
especially along heavily traveled roadways. Hosing
off the salt is helpful; providing protective
screening is preferable. If you did not erect screens
and have suffered damage, plan to do so next fall.
Since there was little snow removal, there is little
mechanical damage from blowers and plows.

Be Prepared to Water if Conditions
Remian Dry

Should the season remain as dry as it is, there
can be substantial injury to the roots of plants
from desiccation and actual freeze-drying. It may
be wise to haul out the hoses on a mild day and
water valuable trees and shrubs. Dry soils freeze
deeply increasing the probability of damage to
underground roots and structures.

In any event, plan to meet with your landscape
and tree professional(s) before the season gets too
busy this spring. Contractors are well aware of the
challenges such as winter weather presents and
should be ready to do what is necessary to prepare
your site for the 2025 season. ﬂ
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by Trey Waldman - Waldman Engineering Consultants

ENGINEERING INSIGHTS

The Impact of Chloride Ions on Building Structures

There are many corrosive elements that impact building structures from water to oxygen to mold.

Today we are going to be talking about one of the elements we are constantly battling: salt.

Chloride ions, found in de-icing salts and
marine environments, present a major threat
to the durability and strength of building structures.
Over time, exposure to chloride ions leads to the
corrosion of steel reinforcements, deterioration of
concrete, and damage to other critical elements.
Understanding how chloride ions impact these
components is essential to implementing effective
preventative strategies and maintaining structural
integrity.
How Chloride Ions Affect Building Elements
1. Steel Reinforcement in Concrete

Chloride ions directly attack steel reinforce-
ments in concrete. When they penetrate concrete,
they break down the protective oxide layer
surrounding the steel, causing it to rust. As rust
forms, it expands, putting internal pressure on the
surrounding concrete. This pressure causes
cracking, spalling, and ultimately weakens the
structure. Over time, foundations, columns, and
load-bearing components can lose their strength if
left untreated.

2. Concrete Structures

Concrete also suffers when chloride ions
infiltrate. They penetrate through cracks or porous
areas, reducing the alkalinity of the concrete and
allowing corrosion of the embedded steel. This leads
to surface cracks, spalling, and delamination, which
worsen as chloride ions continue to seep in. Without
proper maintenance, the concrete’s strength will
degrade, eventually requiring extensive repairs or
even replacement.

3. Roofs and Foundations

In coastal areas or regions where de-icing salts
are used, chloride ions damage roofs and founda-
tions. Roof membranes, particularly those with
metal components, can deteriorate over time due to
salt exposure, resulting in leaks and corrosion.
Foundations that come into contact with ground-
water containing chloride ions face similar risks, as
the steel reinforcement corrodes and weakens
critical support structures.
High-Risk Areas for Chloride Ion Damage

You're most likely to see chloride ion damage in
coastal regions, where salt-laden air permeates
building materials. In cold climates where de-icing
salts are regularly used, chloride ions can splash onto
structures like bridges, parking garages, and buildings
near treated roads. Buildings exposed to frequent salt
contact or those with poor drainage or waterproofing
are at higher risk of chloride-induced damage.

Prevention and Maintenance Strategies

Preventing chloride-induced damage is crucial
for preserving a building’s structural integrity. Here
are some practical steps to prevent or minimize
chloride damage:

1. Apply Sealants and Protective Coatings

One of the most effective ways to prevent
chloride ion penetration is by applying protective
sealants to exposed concrete surfaces. Silane and
siloxane-based coatings create a water-repellent
barrier that blocks moisture and chloride ions from
entering the concrete. For steel reinforcements, anti-
corrosive coatings can be applied before embedding
them in concrete. This forms a protective layer that
shields the steel from chloride exposure and
corrosion.

2. Use High-Quality Concrete Mixes

Choosing dense, low-permeability concrete
mixes helps reduce the likelihood of chloride
infiltration. By adding materials like fly ash, slag, or
silica fume to the mix, you can lower the
permeability of the concrete and slow the movement
of chloride ions. Ensuring proper curing and
maintaining the right water-cement ratio also
creates stronger, more durable concrete, making it
less vulnerable to chloride ions.

3. Incorporate Corrosion Inhibitors

Adding corrosion inhibitors to concrete mixes is
another powerful way to combat chloride ions. These
additives prevent or slow down the corrosion process
by neutralizing the effect of chloride ions. Some
inhibitors form a protective film on the steel surface,
while others modify the electrochemical environ-
ment inside the concrete, reducing the likelihood of
corrosion.

4. Install Cathodic Protection Systems
Cathodic protection provides an advanced
method for preventing steel corrosion in chloride-

rich environments. This system applies a small
electrical charge to the steel reinforcement,
converting the steel into the cathode of an electro-
chemical cell. This prevents the steel from
corroding, even in highly corrosive environments.
Though more costly, cathodic protection works well
for structures exposed to high levels of chloride,
such as bridges and marine structures.

5. Ensure Proper Drainage

Maintaining good drainage minimizes chloride
exposure by preventing water and salts from
accumulating around the structure. Proper slope
grading, drainage channels, and waterproofing
measures can significantly reduce the risk of
chloride penetration into foundations and other
critical structural elements.

6. Perform Regular Inspections and
Maintenance

Regular inspections allow you to detect early
signs of chloride-induced corrosion, such as rust
stains, cracking, spalling, and discoloration. By
addressing these issues promptly, you can repair
damaged areas before they become major problems.
In chloride-rich environments like coastal or road-
adjacent areas, frequent inspections and proactive
maintenance are key to preventing significant
damage.

Consequences of Neglecting Prevention

Failing to take these preventive measures leads
to serious structural issues over time. Chloride-
induced corrosion, if left unchecked, weakens
concrete, rusts steel reinforcements, and reduces the
structure’s load-bearing capacity. You may face
large-scale projects, such as concrete replacement,
steel reinforcement repairs, or even full structural
rehabilitation, if corrosion progresses unchecked. In
severe cases, neglected corrosion can lead to partial
or complete structural failure, posing significant
safety risks and requiring costly emergency repairs.
Conclusion

Chloride ions pose a significant threat to
building structures, especially in areas exposed to
salts, such as coastal regions or roads treated with
de-icing agents. However, by applying preventive
measures like protective coatings, using high-
quality concrete, adding corrosion inhibitors, and
performing reqular inspections, you can dramati-
cally reduce the impact of chloride ions. Neglecting
these precautions can lead to costly repairs, loss of
structural integrity, and potential safety hazards.
Early intervention and consistent maintenance are
key to preserving the strength and longevity of
buildings exposed to chloride ions. £
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by Adam Sanders - Elara Engineering

The Valuable Role of Consultants in Capital Projects

For Condominium Associations, managing large, complex capital projects—such as
building renovations, infrastructure upgrades, or significant equipment replacement

projects — presents a unique set of challenges.

F rom planning to execution, these
projects require a high level of expertise,
coordination, and attention to detail. Given the
complexity and potential for cost overruns or
delays, many Condominium Associations turn
to specialized consultants for guidance and
expertise. In this article, we'll explore how
Condominium Associations can effectively
engage consultants to navigate large capital
projects to achieve desired results.

1. Understanding the Role of Consultants
in Capital Projects
Consultants provide specialized knowledge
and skills that are often outside the scope of a

Condominium Association’s internal manage-
ment team. This expertise and direct experi-
ence is particularly beneficial in large, complex
capital projects, where the risk of error is
higher, and the stakes are significantly greater.
Consultants can play a critical role at various
stages of a capital project, including:

* Pre-Project Planning: Consultants can help
define the project scope, set realistic budgets
and timelines that consider the specific
needs of the building along with identifying
opportunities to bundle projects to realize
overall savings and/or minimize disruption to
building residents.
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- Design and Engineering: Consultants may
bring design and engineering expertise to the
table to design improvements that meet
applicable building codes, leverage current
technologies and energy saving opportuni-
ties, as well as reflect the Condominium
Association’s vision for the project.

« Contractor Selection and Procurement:
Experienced Consultants can assist the
Condominium Associations in identifying
suitable Contractors to construct the project
including navigating the complex process of
securing competitive bids, reviewing the
bids, and evaluating any voluntary options
presented by Contractors.

» Project Management: Consultants that are
Project Managers are typically independent
of the Design Consultant(s) and may be
engaged to help oversee complex projects
from start to finish, leading pre-construction
activities, coordinating the project schedule,
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managing communications within the
building, managing the project budget and
billing. Project Management Consultants can
specifically be effective in reducing delays
and cost overruns for the project.

+ Post-Project Evaluation and Follow-Up:
Once a project is completed, Consultants can
continue to be engaged to assist in post-
project reviews to promptly address any
issues with the Contractor or Manufacturer
that might arise during the warranty period.
They can provide valuable insights regarding
the long-term maintenance requirements of
the modified equipment and systems
to help prepare the Condominium
Association for ongoing upkeep.

1. Below is an example of a project
team structure showing how various
Consultants can integrate with a
Condominium Association for large
capital projects. The diagram below
shows three consultants (Design
Engineer, Project Manager, and the
Association’s Attorney) working to
advise the Association and execute the
project at the direction of the Board.
While the arrows show the typical flow
of communication and direction, at
times during a project the arrows may
reverse. This structure is meant to be
collaborative and, at times, iterative.

2. Determining When to

Engage Consultants

While many Condominium
Associations may already have in-house staff or
management companies overseeing operations,
some capital projects may be beyond the scope
of routine management. Therefore, it's
important to recognize when a Consultant’s
expertise is necessary. Common signs that it
may be appropriate to engage one or more
Consultants include:

« Large Scale or High Cost: Projects involving
significant investment, such as a major
renovation, building system upgrade, or
structural repair, often require Consultants
who can guide the Condominium Association
through budgeting, financing, and managing
the long-term financial impact.

« Specialized Expertise: Capital projects
often require specialized knowledge in areas
such as engineering, architecture, or
construction management. Consultants with
experience in these areas can provide the
expertise required to implement the project.

« Complex Project Scope: Consultants are
likely necessary if the project is multi-
faceted, phased, or impacts multiple systems
within the building, such as plumbing,
electrical, HVAC, and structure, requires
guidance for budgeting, navigating building
codes and permitting processes, identifying
legal requirements, decision-making, and
managing specialized contractors. Similarly,
Consultants should be considered if the
Condominium Association and management
team are not familiar with the design and
construction process.
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+ Multiple Consultants: More than one type
of consultant may be required for successful
projects which carry more financial impact,
increased complexity, and significant impact
to building occupants. Projects which result
in invasive construction within individual
condominium units typically utilize several
consultants (Attorney for legal support,
Engineer and/or Architect for technical
support, Project Manager for coordination
and communication, and Contractors for
execution).

3. Selecting the Right Consultant

for the Project

Not all Consultants are the same, and
selecting the right team for your capital project
is crucial to its success. To ensure a smooth
process, consider the following factors when
selecting Consultants:

« Relevant Experience: Look for Consultants
with a proven track record in similar capital
projects for Condominium Associations.
Their experience will be invaluable in antici-

SPECIAL FEATURE

pating potential issues, offering creative
solutions, and designing to minimize the
impact to building occupants. Consultants
should be knowledgeable regarding
Condominium Association operations, able
to directly answer questions about the
project, and speak from experience.

- Specialization: Depending on the project,
you may need multiple Consultants who each
specialize in a particular field. Ensure each
Consultant has deep expertise in their
specific area that is central to the project and
recognize when such expertise is warranted.

* Reputation and References:
Research potential Consultants by
checking their reputation within the
industry. Speak to other Condominium
Associations, review case studies, and
request references from previous
clients to gauge performance.

« Communication Skills: Effective
communication is critical when
managing a large capital project. Select
Consultants who are responsive, clear,
flexible, and collaborative. The
Consultant’s working style should
complement the Condominium
Association and its staff.

» Cost Knowledge: The right
Consultants should be able to provide
reasonable budgets and provide insight
into bid results and strategies to obtain
competitive pricing. Consultants with
specialized knowledge of the capital
project may be able to offset their cost

through a well thought out design,

project approach, and recommendations.
These cost-saving measures may take time to
develop in the pre-construction phase of the
project but help to produce a successful
project within budget.

« Impact to the Association and Building
Occupants: Knowledgeable Consultants
should be able to conceptualize the
implementation of the project and speak to
the impact to the Association. As
Condominium Associations have increasingly
become more occupied during business hours
in recent years, unit occupant impact has
become a greater focus of discussion, and
Consultants should be able to speak to daily
life in the Association.

4. How Consultants Can Reduce Risk

Large capital projects inherently come with
risks, from construction delays to unexpected
costs, among others. When engaged early on,
Consultants can help mitigate these risks in
several ways:
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« Planning and Budgeting: Consultant
expertise contributes to a well-planned
project, with a realistic budget that includes
contingencies for unforeseen issues.
Consultants may be able to assist in
forecasting the financial impact of the
project on the Condominium Association’s
reserve funds and suggest phasing strategies
to accommodate budgetary limitations, if
needed.

» Managing Contractor Relationships: By
serving as intermediaries between the
Condominium Association and Contractors,
Consultants can help manage expectations,
negotiate contracts, and hold contractors
accountable for deadlines and quality
standards. Their experience in contractor
selection aids in ensuring that reputable,
qualified companies are brought onto the
project.

* Maintaining Schedule: Large projects often
face delays attributed to a variety of factors
which may include weather, supply chain
issues, or other unforeseen circumstances.
Consultants can actively monitor the
project’s timeline and collaborate with the
Contractor to minimize delays and keep the
project moving.

» Owner Advocacy: Each Consultant should
be an independent third party working
directly for the Condominium Association
and solely representing their needs
throughout the project’s design and
construction.

5. Tips for Successful Consultant
Relationships & Projects
Due to the complex nature of capital projects
and the many players involved, the following
are recommended for a successful project and
Consultant relationships:

« Adopt a Collaborative Approach:
Emphasize a team approach and recognize
the Consultant’s value, expertise, and
independent opinion.

» Conduct Regular Meetings: For large
projects, schedule regular meetings to
exchange information and updates as well as
manage expectations. Topics discussed and
decisions made during the meetings should be
documented in writing so they can be
referenced later as large projects may last
several months and even years before they are
completed.
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* Be an Active Team Member: Specific Board
members and/or Association members
should be assigned to the project, remain
engaged throughout, and participate in
meetings with the Project Team. Building
management and maintenance staff should
also actively participate in meetings and
support the Project Team as needed.
Conclusion: Consultants can be Key Players
in the Success of Capital Projects

Large capital projects are a significant
undertaking for any Condominium Association.
With the complexities involved, from budgeting
and design to contractor management and
compliance, Consultants provide an invaluable
resource to deliver projects on time, within
budget, and according to the Condominium
Association’s goals. By leveraging the expertise
of specialized Consultants, Condominium
Associations can reduce risk, avoid costly
mistakes, and enhance the value and function-
ality of their buildings for years to come.
Whether you're undertaking a major renova-
tion, infrastructure upgrade, or sustainability
initiative, the right Consultant team is key to
your project’s success. £
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by Michael C. Davids

PROPERTY PROFILE

RENOVATION TRANSFORMS CONRAD HOTEL TO MARRIOTT RESIDENCE INN

Situated in the heart of Chicago, the Residence Inn Chicago Downtown Magnificent Mile
offers a prime location for both business and leisure travelers in the city’s River North area.

D eveloped by the joint venture of Prime
Group and Wanxiang America Real Estate
Group, the property was transformed from a
Conrad (Hilton) Hotel, which closed in 2020, into
the new Marriott Residence Inn. The 289-key
Marriott Residence Inn, at 101 East Erie Street,
opened April 30 of 2024. The renovation project
showcases an urban redevelopment trend in
Chicago architecture along with the resurgence of
the hospitality sector.

The building was originally built in 1985 as a
high-rise office building and renovated into a
Conrad Hilton in 2016. One of the significant
challenges in redeveloping a former five-star hotel
into a luxury extended-stay facility is balancing the
need for extensive upgrades with the preservation
of the building’s iconic elements. This challenge
provided an opportunity for innovative construc-
tion techniques and materials that facilitated this
transition while adhering to budgetary and time
constraints.

The current developers preserved the distinc-
tive orange travertine marble in the building’s
lobby, maintaining a link to the property’s histor-
ical essence. However, the interior underwent a
complete overhaul with new furniture and decor,
striving to blend luxury with comfort. The design
philosophy extends to the exterior, where the
building’s facade was revamped to resonate with
the top shelf branding of Marriott Residence Inn,
while also complementing the urban essence of
River North.

Historic Renovation with
Modern Amenities

The renovation process included a comprehen-
sive “major redo” of the existing structure. Every
facet of the building was considered and some of
the highlights included a major renovation of the
elevators including new elevator cabs, “Yacht-
style” kitchens in each room, Two restaurants and
a rooftop bar. The hotel’s restaurants are run by

Roanoke Hospitality. A Mediterranean-inspired
restaurant is located on the first floor, dubbed 101
Patio Bar & Grill. Located on the 20th floor, the 101
Room features an American restaurant with an
adjacent Jazz themed, 25-seat rooftop bar,
offering skyline views. The restaurants have
become a culinary destination that offers new
social spaces for both residents and visitors.

When you enter the downstairs lobby, the
security personnel radio your name up to the front
desk which is located on the 20th floor. When you
get up there, the staff is ready to get you all
checked in. The lobby is essentially untouched
from the Conrad, with a really striking 2-3 story
window that looks out onto the city below.
Additional property amenities at Residence Inn
Chicago Downtown Magnificent Mile are: all-suite
rooms complete with a kitchenette, free WIFI, free
full hot breakfast, fitness center, meeting space,
dry cleaning/laundry service, wake up calls, daily
housekeeping, dual vanities, and other comfort
touches that help create a very “bougie” feel for
an extended stay hotel. Another feature that helps
make the hotel upscale is all the technology
controls. At the room entry, they have digital
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buttons for the lights, privacy signs, and even a
tray pick-up sign. Guests can also control the
sheers, blackout curtains & room lights from the
buttons next to their bed.

More on the Renovation

Sustainability was a key consideration in the
renovation. The development team and owners
are committed to green building practices, from
implementing energy-efficient lighting and HVAC
systems to water-saving fixtures, ensuring the
project not only revitalizes the space but does so

with a reduced environmental footprint.

Dan Paxson, Vice President of Construction for
the Prime Group over saw Residence Inn by
Marriott Chicago Downtown Magnificent Mile
brought life back to a vacant 5-star hotel located
just off Michigan Ave. Along with Lamar Johnson
(architect) and General Contractor Skyline
Construction, we created a luxury extended stay
all-suite hotel that features studio, one-bedroom
and two-bedroom suites including connecting
rooms with each room having a full kitchenette
with yacht style finishes. Each suite has a fully-
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equipped kitchen a coffeemaker, microwave oven,
residential-sized appliances and a 65” flat-screen
televisions with access to your streaming accounts.

Onsite amenities at the pet-friendly hotel
include a well-equipped fitness center, 10 meeting
rooms with a combined 8,150 square feet of
functional meeting space with natural lighting.
The 20th-floor lobby features 360-degree views of
the city and offers an elevated and personalized
check-in service. The hotel also offers three unique
dining options offered by the 101 Club as well as a
rooftop bar.

The renovation work was completed in Spring
of 2024 just before the opening in April. There
were numerous challenges that presented
themselves during the renovation of installing
kitchenettes within an existing post tension slab
building and one of the contractors employed by
the Prime Group to make the building ready for its
guests was AMS Industries. Patrick Meinke is Senior
Client Manager for AMS Industries and served as
the point person and coordinated all the work that
AMS did before, during and after the building
renovation was completed.

According to Patrick Meinke, “AMS had some
early involvement with the property prior to the
hotel opening during the renovation phase, and
before a major heat pump project that was needed
after the renovation. The work by AMS done prior to
the hotel opening included various airside and
waterside mechanical and plumbing jobs to bring
outdated and inoperable equipment back into
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service. “Some specific projects included the
replacement of various kitchen exhaust equipment,
the cleaning/sanitizing and repair of all 14 ice
machines on property.” The ice machines were also
retrofitted with Marriott’s water filtration standard,
the “Triple Clear Forcefield” water filtration system.
The elevator equipment cooling systems were also
repaired prior to opening. Lastly, the heating and
domestic water boilers were put under a full
maintenance and inspection to bring them to
proper and maintainable operating conditions.
“We also completed the repair of various plumbing
piping leaks and the replacement of the condensate
neutralization piping/housing/media.” There were
all important measures to ensure the hotel would
be ready for their guests and provision of reliable
domestic hot water. “To date we are still
maintaining the heating and domestic hot water
systems,” added Meinke.

Water Source Heat Pump Project

Shortly after the hotel opened, an unexpected
challenge came in the form of a water source heat
pump (WSHP) repair[replacement project. “The
cause of the WSHP issues was due to the hotel
sitting dormant for a period and with the cooling
tower & WSHP systems not operating, says Mr.
Meinke. All the equipment went to an unmain-
tained state. Once the cooling tower (condenser
water) loop was started in order for the heat pumps
to operate, due to the lack of flow and routine
chemical treatment, sediment and “sludge” in the
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system was circulated throughout the piping,
causing build up in the water coils of the WSHPs.
“Once those coils become partially restricted, the
system starts to work harder, compressors/motors
work harder than they are designed, and ultimately
fail mechanically, often tripping the overload but
causing damage as well. These WSHPs did not have
individual water strainers so the entire filtration for
the system was/is reliant upon the main and side
stream strainers for the cooling tower (condenser
water) loop.”

The fan coil and heat pump issues came to light
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in May when AMS Industries was performing
scheduled Spring PM (Preventive Maintenance}
inspection work, Spring startups, and initial
mechanical cooling season repair work. “The
initial challenge was ensuring we would be able to
mobilize sufficient manpower during the peak
spring start up period when it was unknown how
many heat pumps were going to continue to fail
and how much man power we were going to have
to dedicate on an unscheduled and emergent
basis,” contends Meinke. “By the time it was all
said and done, we ended up spending nearly 1800
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man-hours to repair and restore over 100 heat
pumps.” These are not hours that are typically “on
the bench” and available during such time or any
time for that matter. “Once we had an idea of
what this was turning into, we expanded our
resources outside of our HVAC service to include
our sheet metal, pipe fitters, and electrical trades
to support the efforts and man the job.”

“The biggest challenge throughout the project
is access to the heat pumps,” remarked Meinke in
explaining the situation. “These heat pumps are all
located in the drywall ceilings with a small panel
for access. This does not provide enough access to
repair anything while its up in the ceiling so any
unit that required a major repair (compressor,
motor, coil, etc) would need the ceiling opened,
the unit completely disconnected from the duct,
water piping, drain, and electrical, lowered down,
and brought down to the parking garage for repair.
Once we went through that process, we worked to
ensure that the unit was completely ready to go
with the new components to ensure its reliable
operation.” Any refrigerant leaks were repaired,
tested, and properly charged to the specification of
the unit. It was imperative to expedite this process
as quickly as possible, so they formed an assembly
line and executed the repairs in groups of units.
During the re-installation of each unit, AMS
installed a Y strainer on the inlet water piping to
ensure there is the ability to service and clean the
strainer as it is providing filtration to the coil before
the water enters the unit. “We wanted to do it the
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right way and make sure the unit was setup for
successful operation in the future.”

Parts availability became a challenge as well.
The manufacturer of the heat pump units installed
is in Canada and does not provide for readily
available parts. AMS needed to work with the
manufacturer for certain components and take
information to other vendors that could support the
provision of certain parts. “We needed to source LG
compressors that were manufactured for a different
heat pump manufacturer but used the same LG
compressor. Our vendor was able to assist with this
and get us the bulk order of compressors in a timely
manner. These units also have ECM (electronically
communicated motors) and have a special 277/1PH
voltage requirement that is not extremely common
so we ended up with having several different
vendors provide the motors throughout the work
based on pricing and more importantly, availability.
There was a lot of creativity that took place to
source the parts and materials in a timely manner
that would allow for us to continue working and
avoid any stand stills with no labor onsite working
towards complete resolution.”

Communication Was Essential

“Communication was essential for this project,”
stated Meinke. “As new guest rooms came in as
“no cooling” we needed to react, diagnose, and
determine if it was a unit that was going to need to
be removed for repair. Doing this all while the hotel
was open and approaching the Democratic
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National Convention and other high occupancy
times was no easy feat. We needed to track each
room and ensure it was on the appropriate list for
repair, or repaired, ready for installation and
completion. The units were moving through the
assembly line and it was important to communi-
cate with the hotel operations team as they had
the ceilings opened for the work to be done, and
needed to close them up as soon as we installed
the unit to get the guest room back on the
market.” All of this was for speed and efficiency to
allow the hotel to get the room back online as a
source of revenue. “There were daily check-in calls
with the technicians onsite in which | would then
relay to the hotel operations team so we had an
understanding of progress and the scope for the
next day, remaining week, and target towards
completion. As we would drive the number on the
list down, more units would surface, he added. “It
was just a constant tracking of knowing where
each unit was at in the process and the forecasted
return to operation so the hotel could plan to sell
the room accordingly.”

Mr. Paxson concluded, “AMS was a critical
component to success of the Fan coil replacement
project and to get out of order rooms back online
in a quick and efficient manner when the hotel
was running at a 100% occupancy. Through the
leadership and communication from Pat Meinke
and to all of employees who performed the work
in a professional manner they have earned the
trust and continued partnership with The Prime

CELTIC crosr inc™

¢ a 360 FIRE & FLOOD company

YOUR TRUSTED
RESTORATION PARTNER

* Conuulting Services

CELTIC

RESTORATHDMH GEDUR
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Group Inc. who has been developing buildings in
Chicago over 40 years.”

About the Prime Group

The Prime Group, Inc excels in a wide range of
real estate projects, showcasing expertise in
adaptive reuse, historical renovation, and large-
scale new construction. “With over four decades of
experience, we consistently surpass expectations,
maximizing the value and financial success of every
project we take on,” states Neil Stempel, Executive
Vice President of The Prime Group. He continues,

“our strength lies in transforming existing
structures through adaptive reuse and renovation,
creating a seamless blend of history and modernity
across new construction and renovation projects.
Recognizing the importance of culturally relevant
spaces, we blend tradition and innovation, antici-
pating future needs with cutting-edge technolo-
gies and sustainable practices. We go beyond
development, shaping transformative experiences
while merging tradition and financial acumen in
urban landscapes.”

The company was founded in 1982. Over the
years, The Prime Group has grown into a leading
force in the industry, developing office buildings,
luxury high-rises, and resort communities, always
with an emphasis on top-notch planning, world-
class architecture, and timeless design. “We believe
that quality should be a hallmark of our projects,
proving that it doesn’t have to come at a premium.”

Chairman of the Board and CEO, Michael
Reschke adds, “our commitment to architectural
innovation and excellence is evident in our
landmark developments, including 77 West Wacker
and 181 South Dearborn (Citadel Center), which
have become defining features of downtown
Chicago. We are proud to have played a pivotal role
in rejuvenating the city's hospitality sector with
projects like the J.W. Marriott Hotel, the Residence
Inn Chicago Loop and The LaSalle Hotel, part of the
Marriott Autograph Collection. Among our recently
completed projects are the RIU Grand Plaza Hotel,
the conversion of the former Conrad Hotel into a
Residence Inn, and the transformation of the
former BMO-Harris office campus at 115 South
LaSalle into a new home for the State of Illinois and
111 West Monroe into a dynamic mixed-use residen-
tial and hotel development. Our most recent
endeavor is the acquisition and redevelopment of
the James R. Thompson Center, soon to be the
Midwest headquarters for Google.”
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suite solutions

UNILUX Manufacturing and Servicing Fan Coils for Over 50 years

info@uniluxsuitesolutions.com | 800-337-3967 | www.uniluxsuitesolutions.com

Flood damage often occurs when the
AC s turned on in the spring.

Most condominium units are heated and
cooled by a fan coil. If your condominium is
e older than 20 years, you are at risk to:

« Deteriorating fiberglass insulation

« Leaks from rusted drain pans

« Microbial growth

assessment.

Unilux can maintain or replace any model
of fan coil. Call us for a no charge condition
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¥ GFiber

CHICAGO PROPERTY OWNERS

Google Fiber Webpass
has fast, reliable internet
for you.

No installation fees No annual contracts

No data caps Wi-Fi included

Award-winning customer service

Scan to sign up

LJ www.gfiber.com
R, 1-800-932-7277
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FEATURING

CondQtypics

March 14, 2025

The Pyramid Club
Addison, IL

INVITATIONAL
July 18, 2025

Eaglewood Resort
Itasca, IL

For MoRE INFORMATION, cALL ©30-932-5551 or visiT our wessiTe at WWW.CondO"festy|eS.net
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Personalized Service
‘pars(a)na’lizd 'sarvas

We offer community association
services designed to meet an
individual asscciation’s requirements

LLAVE CLMAMUINITY LIV
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Laser Focus ‘la-zar fo-kas
We concentrate on the management of

condos, townhomes and HOA's that are
50 units and under




xfinity

WiFi that goes where
the sun don't shine.

Get a powerful connection that works all over your home. That's wall-to-wall WiFi from Xfinity. Fast,
reliable coverage that extends from room to room to even that room you thought you'd never get a
signal in. On all of your devices, even when everyone is online. Available only with Xfinity.

QS 1-800-xfinity xfinity.conm (®) Visit a store today
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