. I_C"I:IICAGQ*LAN?I;
TR DR

uldings s Envir

el B
2 SPRING 2026

|
w

Al
[CAPITAL PROJECTS REPORT 2026

FEATURES

Chicago Inspection Certification y g
Program for Elévators Y

Landscape Management Agre
What Condominium and
Townhome Communities Should

Really Be Budgeting For
ﬁumpster We@id!...

ritical & Surprising
Benefits For Your Multi-Family
Community

DEIEI Temperature Systems

Proactive Thinking: :
Penny Wise or Pound Foolis S
Life Safety Equipment ]/ _'_‘**f' . "

Can Save Lives




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:

4 _I SR
MULTI- FAMILY | RESIDENTIAL | TRADE | COMMERCIAL

Call for your quote today!

630-529-3667

MARVIN



Property management
is a balancing act.

When you lead your community on
a path to change, each and every
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Powerful connection.
Instant access.

Have confidence your community is powered by fast, reliable internet from the
provider of the largest gig-speed network. With an Xfinity Gateway built right
in, your residents can get connected in minutes and start scrolling, swiping, and
streaming all their favorites.

@ Leverage existing equipment and
wiring to reduce costs
ﬁy O Enjoy seamless integration of your
property management system
} and manage resident access to the
R

WiFi network through the Xfinity
Communities Concierge (XCC) portal
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connection they need to work,
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Connected Building from Xfinity gives
your residents the network they need

Benefits for you: Benefits for your residents:

«  No need touninstall or remove Gateways «  They can sign up, lease the Gateway, and get
between residents connected within moments of moving in

¢ Lesstime coordinating on-site technician visits * Mo technician to schedule, and less equipment
and managing equipment to install

= An attractive feabure to promote to new residents = They'll enjoy a consistent and reliable

connection when everyonea's online, even

« Easy to add Xfinity Commeon Area WiFi to
during peak hours

your plan
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by Pamela Dittmer McKuen
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CAPITAL PROJECTS REPORT 2026

DESPITE CHALLENGES, CAPITAL PROJECTS CONTINUE TO PROGRESS AS COMMUNITY
ASSOCIATIONS GRAPPLE WITH RESERVE STUDIES AND FINANCES TO KEEP UP

Another year passes, and more capital
projects have been completed and
initiated for Chicagoland’s multifamily and
commercial buildings. Each year is different for
the industry as market conditions, legal and
political climates, and technological innova-
tions evolve. Aging building stock is a factor as
are client concerns for sustainability and
affordability.

Although certain challenges remain--and
new ones emerge, the outlook for 2026 is
optimistic. Expectations are for volumes or
revenues or both to increase or equal those last
year’s numbers.

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

Valley Fire

Protection
Service
Inspections

www.valleyfire.com (630) 761-3168

* Preaction * RPZs

* Deluge * Sewer Rodding
s - S

* ESFR « Backflow Assemblies

Proudly Serving IL, IN, Wi, OH
License numbers: FSCO063 « 055-058194

the forefront of capital projects to learn the
types of work they have on their drawing board
and in the fields. They shared their thoughts on
how they are navigating the current business
climate, and what they view as upcoming
trends and challenges.

The panel also offered their professional
expertise to help clients and prospective clients
assure their projects run as smoothly as
possible.

The participating pros are:

Mike Bonick, vice president and architect at
Kellermeyer Godfryt Hart architects and
engineers; Thomas Flynn, associate principal
and architect at Klein and Hoffman restoration
architects and structural engineers; Tricia

Conway, vice president of the Condominium
Division for The Habitat Company; Adam
Sanders, associate principal and practice leader
at Elara Engineering; Frankie Sorrentino, senior
vice president at Wintrust Community
Advantage financial services; Adam Kahn,
partner and association attorney at Levenfeld
Pearlstein, L.L.C.; and Tairre Dever Sutton,
president and community association manager
at Tairre Management Services.

TRENDING CAPITAL PROJECTS

Panelists ranked as the most common
projects they are currently seeing as facade
restoration, roof replacement and mainte-
nance; riser plumbing pipe, fan coil unit and
fire pump replacements; water infiltration
investigations; window replacements; elevator
modernization; and balcony repairs/restora-
tions. Demand is growing for EV charging

-‘-.;‘-l- L] ..'
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Your building'’s fire

sprinkler system must
be inspected, tested,
and maintained to
ensure it will operate
properly during a fire.

INSPECT TO PROTECT

Fire sprinklers provide the greatest fire protection for your
building. They control a fire while it's still small and allow
occupants to safely escape.

However, just like other systems in your building, it’s
essential that a fire sprinkler system is inspected, tested,
and maintained (ITM), especially since lives and your
investment are dependent on it.

Don't let a devastating fire happen in your building. Comply
with state requirements by incorporating a regular fire
sprinkler system [TM program in your building.

Mlirods state code, NFPA 101; Life Safety Code (2005 edition),

requires all automatic fire sprinkler systems, standpipe
Northern Illinois Fire

Sprinkler Advisory Board

— e ATV L1 Srefeed Froperdy
il il

systems, and fire pumps to follow ITM procedures according
to the NFPA 25 standard.

And in accordance with state law (225 [LCS 317/17), building
owners must utilize a fire sprinkler inspector who is
employed by a state-licensed fire sprinkler contractor.

Asof 2024, all inspectors must be in possession of an
individual Fire Sprinkler Inspector license issued by the
llinois Office of the State Fire Marshal. This license ensures
that the individual has been vetted by OSFM to have met
the necessary qualifications for such work. Do mot allow
any individual to service a fire sprinkler system in your
commumnity without the proper state license,

For more information:

FireSprinklerAssoc.org/itm

(708)403-4468

03, Marthern [Hinoks Fiee Sprinkler Adhviscry Boasd, AN rights reservedd. & ol -for-prohit organiestion
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A Roof replacement and repairs are among the most common projects A Replacement of mechanical equipment including chillers as shown in this

for Chicago area buildings. photo are common projects for Chicago high rise buildings.

stations, a highly customized task due to the which require intense, detailed navigation and Elara has also experienced a growing number
diverse parking and garage configurations and planning. of clients wanting more accurate budgeting
ownerships. Some buildings are looking to “Fire pump replacement projects in partic- included in long-term financial forecasting,
upgrade or renovate their lobbies and other ular have become complex and challenging,” he resulting in an increase in detailed engineering
amenities, and management professionals are said. “They impact multiple aspects of building studies to be incorporated into reserve studies,
strongly urging their clients to have reserve infrastructure: emergency generators, electrical he added.
studies done or updated. incoming power feeds, electrical equipment, From Klein and Hoffman, Thomas Flynn

From Elara Engineering, Adam Sanders incoming water services, spatial constraints, reported: ‘Our most common types of projects
reports an increase in riser plumbing pipe, fan and so forth, which contribute to increased are exterior facade restoration/maintenance,
coil unit and fire pump replacements, all of costs and difficulties.” roofing/rooftop deck evaluations and replace-

HVAC Services: Boiler Services:

 Installation & Maintenance  Installation & Maintenance
Chiller & Cooling Tower Services Burner Replacements & Upgrades
Rooftop & Make Up Air Systems Boiler Retrofits & Upgrades
Air Handling Systems Boiler Re-Tubes & Vessel Repairs
Piping Repairs & Projects High Efficiency & Vintage Boilers
Sheet Metal Services Boiler Combustion Tuning
Building Automation Systems 24/7 Service

247 Service
773-784-0000

Plumbing Services: 5959 S. Harlem Avenue
Installation & Maintenance .
Chicago, IL

(]

*  Riser Replacements

e Domestic Hot Water Systems
e Booster Pump Systems
°

(]

(]

Backflow Testing & Certification What Can Ha yes
A EL :

24/7 Service : Do For You?
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ment, window repair/replacement, and
property condition assessments (leak investiga-
tions/reserve studies/due diligence). We also
have a new group that is performing building
enclosure commissioning for hospitals, cold
storage buildings and other large new construc-
tion projects. I am primarily involved in terra
cotta projects in terms of facade restoration.”

“There seemed to be more apprehension in
commencing capital projects in this past year
(2025),” Michael Bonick, of Kellermeyer
Godfryt Hart architects and engineers said. ‘Tt
already appears there will be an uptick in 2026,
but it’s too early to say.”

He believes the Fannie Mae-Freddie Mac
regulations, which impact the salability of
community association units, will play a part in
the launch of capital projects. (The panelists
speak more about this subject later in this
article.)

“Chicago’s high-rise associations are facing a
surge of major capital projects as they adapt to
infrastructure aging, new safety mandates and
rising owner expectations,” said Tricia Conway
of The Habitat Company.

| B

THE FIVE MOST COMMON PROJECT TYPES
SHE NOTES FOR 2025 AND 2026 ARE:

« Roofing Replacement and Repairs. Driven
by energy-efficiency mandates and insurance
requirements, many high-rises are replacing
or upgrading aging systems. Weather and
resident disruption are the top challenges.

Window Replacement and Facade
Restoration. Both code compliance and
water-infiltration issues are driving large-
scale window and exterior work. Historic
buildings face extra hurdles such as municipal
oversight and greater costs.

Plumbing Riser and Pipe Replacement
Projects. Deferred replacement cycles for
domestic water, kitchen waste, and sanitary
stacks are overlapping with emergency
repairs. The work is highly disruptive and
often exposes hidden conditions.

Lobby/Common Area Renovations.
Refreshing lobbies and amenities is critical for
market appeal. Delays are common due to
supply chain issues and evolving design
standards.

« Balcony/Structural Repairs and Reserve
Studies: Buildings nearing 40 years trigger

We see the people and the
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mandated structural reviews, leading to
numerous balcony and parking structure
repair projects. Ensuring code compliance and
fitting work into short construction seasons
are primary challenges.

“There has been a noticeable uptick in both
the number and dollar volume of capital
projects planned or underway in 2025,
compared with prior years,” Conway said.
“Major drivers include deferred work from the
pandemic, insurance carrier demands, and
updated safety regulations. For 2026, the pace
is expected to remain steady or increase,
barring major economic disruptions.”

RESERVE STUDIES & BANK LOANS

Tairre Dever Sutton of Tairre Management
Services, said she is guiding her client associa-
tions to understand the value of performing
reserve studies.

“I have had two completed in 2025 and am
working to get four more on the books in 2026,
so associations have this planning tool for
moving forward in the next three to five years,”
she said. “Some of my associations are planning
roof replacements between now and 2027, so

Quality, Dedication,
Excellence in Engineering
& Consulting

» AREAS OF SERVICE:
Development of Specifications & Drawings for:

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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we have been working on funding solutions.”

Adam Kahn of Levenfeld Pearlstein, L.L.C.,
said he has not seen meaningful year-to-year
change in the types and numbers of capital
projects initiated by his client associations.

“Boards are still balancing the need to
undertake capital projects with financial
considerations,” he said. ‘T am seeing them
grapple with lender eligibility requirements
and deferred maintenance as well as concerns
about price increases due to inflation, tariffs,
and so forth.”

From a lender’s perspective, ‘It seems like
every year the volume of loan requests for
capital projects continues to rise,” said Frankie
Sorrentino of Wintrust Community Advantage
financial services, who expects the trend to
continue into 2026. “We have also seen an
uptick in collected prepayments compared to
prior years.”

Another trend Sorrentino sees: Many of the
draw notes are converting early into fully
amortized payments as properties try to
shorten the term length.

Wintrust Community Advantage’s clients are
borrowing money for an array of capital

projects including balcony repairs, roofing,
window and lobby renovation, reserve studies
and structural evaluations.

“We are seeing more and more properties
focusing on completing and refreshing reserve
studies to help pre-plan and budget for large
upcoming capital improvement projects,” he said.

CHALLENGES FOR A MODERN DAY

Inflation and lead times continue among
the biggest challenges within the industry, the
panelists reported. Although labor shortages
seem to have eased over previous years, labor
costs are high. But there are other challenges
as well.

“Every project has unique challenges
including code changes, access, schedules, and
aligning client expectations with project
requirements,” Flynn said. “There seems to be
an uptick in properties with multiple owners.
Finding common ground for ownership
regarding the extent of repairs has been a
challenge of late.”

Lead times are returning to normal, but they
can be longer on custom and semi-custom
products, he added. Labor shortages seem to

CONMCENTRATING IN

have eased, depending on the project and the
trade. Material and labor costs continue to
increase.

“Currently, Elara is seeing inflation, codes and
standards increasing project costs,” Sanders
said. “For our current projects, the supply chains
appear to be stable. While most of the MEP
contractors our firm typically works with are
not being impacted greatly by a lack of qualified
labor beyond the typical constraints, we are
aware of other trades recently being affected.
Sanders recommends allowing for longer
planning phases of projects to accommodate
more flexibility in bidding and implementation.”

“Some boards do not understand the value of
a reserve study, so I am working to show them
we need to review the documents every few
months to make sure we are on point and to
mark off items we address,” Sutton said.

On some occasions, receiving timely informa-
tion and reports from architects and engineers
for her projects is a challenge, she said.

TECHNOLOGY ZOOMS FORWARD

New technologies and advancing develop-
ments in not-so-new technologies continue to

LET REALMANAGE
TAKE CARE OF YOUR
COMMUNITY

CONDOMINIUM &
HOA REPRESENTATION

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

Get Started
Now!

TS
RealManage

' RealManage.com | (866) 403-1588

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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impact, sometimes significantly, the various
phases of capital projects. Among those being
implemented within the industry are:

- Drones for review of exteriors.

- Infrared thermography for the evaluation of
water infiltration at facades and roofs,

- Laser scanning of buildings for images of
historic buildings where original drawings
are not available, --Zoom, Teams and other
teleconferencing capabilities for meetings on
and off sites for greater flexibility in
scheduling and

- Mobile phones for photos and video to
address onsite issues in real time.

Artificial Intelligence is making headway for
limited uses but remains controversial.

"Virtual meetings continue to be a very
welcome transformation, especially during
capital projects,” Bonick said. “They save a step
or two in the process, particularly for condo
boards that want to be more directly involved,
or when making critical and time-sensitive
decisions. It's changed communication much
the same way that emails supplanted faxes in
the ‘90s. Information can get to more people,
more precisely and faster. Of course, in-person
meetings still have many advantages, so I hope
those will continue to occur as much as is
appropriate or needed.”

“We have been using tablets for our field
work to help with quantity tracking and
preparing field reports,” Flynn said. “For
investigative efforts, we use infrared cameras to
assist with leak investigations and data loggers
that track temperature and humidity. The use
of drones has become more common as a tool
to identify areas of a facade that may require
further investigation without the need to set up
expensive access equipment. We are starting to
look at various Al programs to help streamline
some internal processes.”

Elara Engineering is requiring contractors to
utilize software and equipment to better
document existing conditions and work
performed during invasive projects. This assists
in resolving unit owner disputes, provides
project team members the ability to review
work performed remotely and provides the
Association long term knowledge of what is in
the walls.

‘Al has not impacted Elara's projects in a
major way,” Sanders said. “When consulted, Al
has resulted in recommendations that are not
accurate or that can be detrimental to projects
and our client's infrastructure. We continue to
research whether AT will progress in a
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meaningful way to assist with the engineering
we perform. Projects are benefiting from other
technologies such as accurate handheld
cameras, project tracking software, organiza-
tional tools, and scanning equipment.”

AT's use of natural language processing (NLP)
to have normal conversations and simply “talk’
can be useful for non-experts to better
understand technical and legal concepts,
Bonick said.

Try Bonick’s experiment: Use Al to copy-
and-paste a report from your expert, and ask
the chatbot to “summarize this in a way that a
property manager or condo board member
with minimal technical experience could
understand and apply.”

Or have some fun and ask A.L to ‘explain it
to me like my teenage child would explain it to
a friend.”

“Of course, there is a limit to how much you
can trust the results, similar to the early stages
of the internet in the ‘90s,” Bonick said. ‘Always
keep your guard up against the spread of
misinformation.”

Khan reminds everyone that AT chatbots like
ChatGPT do not replace professional expertise.

“Some boards and managers are relying on
ChatGPT to prepare initial drafts of communi-
cations,” Khan reported. “It is imperative to
remember that ChatGPT is not foolproof, and
that human review, revision and customization
is imperative. | am seeing more communica-
tions that I suspect are prepared by ChatGPT
and contain inaccuracies such as not taking the
association's governing documents into account
or misstating the law.”

LAWS, CODES AND REGS

New and updated legal requirements within
the building and real estate industries have a
direct impact on capital projects. We all know
what that means: Higher costs and lengthier
processes for the clients.

“With codes and standards being updated on
a regular basis requiring more complex designs,
the costs and planning for capital projects
continue to be impacted,” Sanders said. “‘Clients
should be aware that capital projects are taking
longer to plan and implement. Proactive
approaches benefit clients the most and help
minimize the impacts of external factors.”

“Changes to the roofing sections of the

PROTECTING CHICAGOLAND
BUILDINGS SINCE 1977
— www.contechco.com

building code seem to have had the bigger
impact on our work, particularly new insulation
requirements, wind-uplift requirements, and
changes to egress requirements for rooftop
decks,” Flynn said.

The Purple Elephant in the capital projects
room is the Fannie Mae and Freddie Mac loan
eligibility requirements for community associa-
tions. If associations do not quality, prospective
buyers cannot get conventional financing to
buy units there. Associations with high levels of
deferred maintenance or disrepair cannot
qualify, meaning that lenders will not make
loans for those properties and thus potentially
hamper property values and necessitate
expensive capital remediation.

“The guidelines from Fannie Mae and
Freddie Mac are raising the alertness level for
buildings looking to avoid the dreaded
“blacklist” of ineligibility due to needed critical
repairs or deferred maintenance,” Bonick said.
“We've seen a lot more requests for updated
reserve studies and letters explaining the
current condition of the building. While
unfortunate in the short term, I think this
creates an added incentive to budget for regular

(B47)483-3805 Email: rbartucci@contechco.com
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maintenance, which will save the association
money in the long run and help preserve their
property value.”

“Fannie Mae and Freddie Mac loan eligibility
requirements are causing issues for a number
of our community association clients,” Khan
said. “The process of being deemed ineligible
for financing and how to become eligible for
conventional loans backed by Fannie Mae or
Freddie Mac is less than clear. We have been
working with clients to address loan eligibility
issues including undertaking any necessary
maintenance, repair or replacement work that
may render the condominium association
ineligible for Fannie Mae- or Freddie Mac-
backed loans.”

ADVICE FROM THE PROS

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

Don't delay. Interest-rate watchers expect
slow and steady declines over the next 12 to 24
months, but that doesn't mean you should wait
for that to happen, Sorrentino said.

“It is beneficial to tackle the capital projects

pnontias |

NO NEED TO
GO IT ALONE

N community

% RESERVE"

G

and repairs quickly,” he said. “Deferring mainte-
nance can lead to a bigger strain on the
community and cause potential problems down
the road. If the association is special assessing,
interest rates are still less than taking out a
HELOC.

Start two years in advance. Flynn explained
the process: For a building that 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, so that
construction may start in the spring of Year 2.

“This is especially important for terra cotta
work which has long lead-times of several
months and requires multiple steps--
harvesting, color matching, mold fabrication,
unit fabrication, and curing,” he said.

Make friends with your bank. Starting the
loan and bidding process early helps immensely
with the overall efficiency of any capital
project, Sorrentino said. Opening communica-
tion with the financial institution at the
beginning stages helps ensure minimal delays
and sets a clear pathway forward. Prior to
bidding out a project and pinning a commit-

omplicated

o

COVER STORY

ment deadline, it's ideal to have the bank start
analyzing the associations financials.

Include your attorney. Some projects, like
fan coil and riser replacements, invite questions
about whether the association or the unit
owner has the responsibility to pay for various
components. Be prepared for this, Khan said,
and ask your legal counsel to opine to educate
owners and set expectations appropriately.

Organize your team. Establishing points of
contact and defining the responsibilities for the
owner, contractor and design professional is an
important first step for effective and efficient
communication. Lay out the expectations for
each role. “For most projects, regular progress
meetings help turn problems into solutions and
setbacks into progress,” Flynn said.

Talk, talk, talk. The more invasive the
project, the more important the communica-
tion with unit owners who must live through it.
“‘Consultants who are experienced in working
collaboratively should be utilized in board
meetings and town hall meetings to accurately
inform the residents,” Sanders said. £

24 Hours a Day | T Days a Week | 365 Days a Year

+ HVAGR Service & Maintenance

~ Ammonia Refrigeration Service & Maintenance
v Plumbing Installation, Service & Maintenance

+ Systems integration/'BAS Instaliation

~ Gentral Plant Services

+ Hectrical instaliation, Service & Maintenance

v Fabrication Services

+ MEP+ Systems Evaluation

+ Fire Protection & Fire Alarm

Learn More!

M INDUSTRIES, INC.

Empioyee Owned | Union Strong

Woodridge, Minois & Northwest, Indlana & Nashwille, Tennesses
|24/7] Emargancy: B00.794.502 | www.amsindustries.com
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Residential & Commercial Property
Management. The Hammerbrush team
is proud to serve commercial and res-
idential clients in the Chicagoland area
with top-notch construction and painting
services. From start to finish, Hammer-

brush is there to provide seamless results PAI NTI N G &

for residential management projects no

CONSTRUCTION

ROOFING & SIDING @ .....

CONCRETE & 5
MASONRY

LET'C GET TOWORKL...............
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WWW.HAMMERBRUSH.COM 630.320.9676 // ...CALL US TODAY




WE ASSESS, REMOVE & RESTORE.

MITIGATION & RESTORATION

Why is Mold Bad? When ignored,
mold can have serious impacts on your
property. The immediate treatment of

mold can reduce further damage like
collapsed ceilings or caving floor-
boards. On top of that, untreated mold
can damage your home beyond a sim-
""" @ FIRE & WATER ple repair, requiring more time and

money for restoration.

RESTORATION

CALL US TODAY... // 630.487.8814 WWW.HAMMERBRUSHRESTORATION.COM
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by Molly E. Mackey, Esq. and Howard S. Dakoff, Esq. Levenfeld Pearlstein, LLC

Chicago Inspection Certification Program for Elevators

Among the responsibilities to maintain, repair and replace the common elements of their
condominium association, condominium boards (and their managing agent if professionally
managed) are responsible to ensure the condominium building is in compliance with
relevant sections of the City of Chicago Municipal Code (“Code”). To fulfill that responsibility,
condominium associations must comply with annual inspections required by the Code.

I he Code requires annual inspections of all
elevators, escalators and other conveyance
devices. For condominium buildings within the
Central Business District, as defined in the Code,
the City of Chicago’s Annual Inspection
Certification (“AIC”) program requires property
owners to (i) hire an independent third-party
inspection company to inspect their elevators and
other conveyance devices annually; and (ii)
maintain an online account for reporting inspec-
tion results.

What are the geographical boundaries
where the AIC program is in effect?

Participation in the AIC program is required by
all buildings in the “Central Business District”
which is defined in Chapter 9-4-010 of the Code
as the “district ... beginning at the easternmost
point of Division Street extended to Lake
Michigan; then west on Division Street to LaSalle
Street; then south on LaSalle Street to Chicago
Avenue; then west on Chicago Avenue to Halsted
Street; then south on Halsted Street to Roosevelt
Road; then east on Roosevelt Road to its eastern-

How is annual reporting handled?

The third-party inspection companies must
certify compliance by submitting inspection
results via the Department of Buildings online
portal. Thereafter, the condominium association
pays the AIC fee(s), prints the certificate of
compliance for each device and posts the certifi-
cates on site.

The City maintains quarterly reporting periods
for compliance and each building subject to the
AIC program is assigned to one of the four annual
due dates. It is recommended that condominium
associations and their managing agents calendar
annual inspection and reporting deadlines to
avoid missing deadlines and being subject to City
enforcement remedies for non-compliance.

Annual inspections and AIC reporting are
required for as long as a device exists.

most point extended to Lake Michigan”

Your Condo. Our Care.

Exclusive Residential HVAC Service,
Delivered with Respect for Your Home.

Prowd to be Chicagoland’s HVAC Specialists for Over 40 Years

MPS

Midwest Property Services
Properiy Mainienance, Improvemenis, and Repairs
Serving Chicagoland Sivnee 1908
Serving Commercial bubldisgs, Apartments, Condominium and
Tomnkbeme Awociatisns and Residents,
Mo preject too umsll or foe big. .. necd yeur project or Nnlshed teday?
What can we do for you amd pour exsacsion
# Property Malntenance # Doors, Window and Siding
» Gemeral Improvements and ~ ® Smow Plowing, Salting and

Repairs lew Removal
» Drvwall Repairs * Brick Repair and
s Painting and Epoxy Replacement

Canlings = LLighting and Electrical
= Power Washing Repairs = Licemsrd

Water Leak Investigation o Gutter Cleaning and Repalrs
Foumidation Crack Repairs = Evictisns and Turmoves

= Oip-site Mainteaamce = Wilding — Repairs amid
Contracts Railing installation
& Wonil Replacement = Shiling amid Sofit repalrs and
replacement
630-656=1000
www.midproservice. com
service@midproseryi (11}

Construction * Handyman * Painting
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How does the City enforce
non-compliance with the AIC program?

Similar to other Code violations, any property
not in compliance by its assigned due date with
annual inspections and AIC reporting may be
prosecuted by the City via its Department of
Administrative Hearings and may be subject to
monetary fines for ongoing non-compliance.
Alternatively, properties with equipment deemed
to be dangerous or hazardous may be prosecuted
by the City via Circuit Court and could also be
subject to monetary fines and/or other enforce-
ment action dictated by the court.

Will the City grant an extension on AIC
reporting deadlines if needed?

Yes. Condominium associations may request an
extension certificate if a device fails its initial
inspection and compliance is not possible before
the designated due date. A device might fail its
initial inspection because repairs are required, a
permit is required or both a permit and repairs are
required.

An extension certificate grants the
condominium association an additional sixty (60)
days beyond the original due date to bring the
device into compliance, although additional AIC
fees may apply.

What if my building is undergoing an
elevator modernization project?

Condominium associations undergoing elevator
modernization need their third-party inspection
company to report to AIC that their devices are
under a modernization permit such that AIC
changes the device status from “operational” to
“modernization” AIC fees are still generated,
must be paid and any certificates issued by AIC
still need to be displayed on site. The third-party
inspection company must continue to conduct
annual inspections to confirm that the modern-
ization work remains ongoing. Once the modern-
ization project is complete and the modernization
permit is approved by the City Elevator Bureau,
the third-party inspection company must notify
AIC such that the devices are returned to
“operational” status.

Are there any exceptions to the AIC
reporting requirements?

Yes. Condominium associations can have a
device marked “out of service” if the device is not
operational for 300 days out of the year and a
third-party inspection company verifies that the
device is inoperable (i.e. not being used). There is
still an annual AIC fee for “out of service” devices,
but no certificates are issued.

Devices can only be marked “out of service” for
a maximum of two (2) years; thereafter, the device
must be decommissioned or repaired and
returned to service (and would be subject to
annual inspections and AIC reporting require-
ments again).

Decommissioned devices are not subject to AIC
reporting requirements. To formally decommission
a device, a licensed elevator contractor must pull a
permit to decommission the device. Thereafter, a
city inspector verifies that the device has been
safely decommissioned and finalizes the permit.
Once the permit is finalized, AIC should be
notified and the condominium association should
request the device be removed from its account
with the Department of Buildings. ﬂ
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EDITOR’'S MESSAGE

Chicagoland

Bu:i,ldlngs &EnVllonments® ost of us are eager to get past the winter season and are

looking forward to the warmer temperatures of spring
Volume 21, No. 2, SPRING 2026 . R R
that allow us to enjoy the great outdoors. This past winter started
«IT» early and continued cold and snowy throughout the season with
L andscam Buyer long stretches of below freezing temperatures. It was much different
than recent winters and was filled with the typical challenges of a

Volume 31, No. 2, SPRING 2026 harsh winter including difficult driving conditions, icy sidewalks and

parking lots, frozen pipes, ice dams and snow removal.

mCdmedZa Our economic conditions have remained more resilient than most people anticipated with

ditor & Publish unemployment still at historically low levels and plenty of travel and spending still taking
Editor & Publisher
Michael C. Davids place. The housing market has improved slightly with slightly lower interest rates. Some

Art Director areas are even experiencing a buyer’s market. While gas prices have been lower, inflation

Rick Dykhuis has not yet retreated to the desired two percent target. Hopefully economic conditions will
Special Events & Circulation Manager improve in 2026.
Mary Knoll

) . o Our cover story for this issue of CBE provides a report on current trends in capital improve-
Circulation & Administration

Carol landolo, Cindy Jacob ment projects. Facade restoration, plumbing riser pipe replacements, and roof replacements
Digital Media Specialist rank as the most common types of capital
Jeff Maly

projects that the professionals we talked to are working on. Our experts are also seeing a
Contributing Writers

James A. Fizzell, Cathy Walker, variety of other projects including window replacements, parking garage repairs/restoration,

David Mack, Pamela Dittmer-McKuen fan coil replacements, balcony repairs, mechanical equipment replacement, and electric
Chicagoland Buildings & Environments (and The vehicle (EV) charging station installation. Advance planning and budgeting for your capital
Landscape Buyer) is published in Autumn and reserve fund and/or useful life/reserve studies conducted by professionals is paramount
Fall by MCD Media as an independent magazine .
to inform owners, managers and others involved to success in property management.
with commercial, multi-family, institutional and
government properties about sustainability as A timely article on “Dual Temperature Systems” in this edition outlines what they are,

well as property maintenance and restoration. challenges of this type of system, and optimization opportunities for those evaluating your

CIRCULATION:  Chicagoland  Buildings & mechanical equipment and temperature control. Due to the economics and practicality
Environments (and The Landscape Buyer) main-

tains a circulation of 9,500, Subscriptions are associated with dual temperature systems, it is anticipated that the use of dual temperature

available for $19.95 per year. Group subscriptions systems will continue far into the future even as new technologies emerge.

are available at $13.95 each, per year (orders of 5

ormore). Single issues are available for $10.95. This issue provides an overview of the City of Chicago inspection certification program for
All material herein is copyrighted. No part of this elevators along with a special feature on how having your property host a “Free Dumpster

publication may be reproduced whatsoever . .. . . . .
without written consent from the publisher. Weekend” can yield surprising benefits. Our Board Basics column offers a discussion on the

This publication is designed to provide accurate benefits of proactive thinking in regard to life safety equipment at non-high rise properties

and authoritative information in regard to the including fire alarms, smoke detectors, back up lighting and door closers/door locks.
subject matter covered. It is issued with the
understanding that the publisher is not engaged An article in our The Landscape Buyer column offers insight on landscape management

in rendering legal or accounting services. If legal

advice is required, the services of a competent agreements and landscape budgeting. Our regular Industry Happenings column also appears

professional should be sought. in this issue.
Contact us at: . . -
935 Curtiss, Suite 1A, Downers Grove, IL 60515 We will continue to explore other relevant building management trends, challenges, and
Phone us at: initiatives in coming issues of BE. If you have an idea or story to share, please call us at
630-932-5551 630-932-5551 or email mdavids@condolifestyles.net. &
E-Mail us at:
mdavids(@condolifestyles.net Michael C. Davids
Visit t: . .
situsa Editor and Publisher

www.chicagolandbuildingsandenvironments.com

Copyright 2026. All Rights Reserved.
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Professional Services Directory

APPLIANCES & FURNITURE

ABT APPLIANCES
847-544-2515

Builder & HOA Sales - Guaranteed Lowest Prices
Contact: Jack Slubowski Jack.ski@abt.com

ATTORNEYS

HIRZEL LAW, PLC
312-552-7669
Condo Law is Complex, Your Solution is Simple

Hirzel's Handbook: How to Operate an lllinois
Condo or HOA - Available on Amazon!

312-342-1858
Bringing Buildings Back to Life
Contact Delph Gustitus
www.btlarchitects.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

Waldman Engineering
630-922-3000

Energy Benchmarking Studies & Compliance
Services, Reserve Studies, Specifications

www.waldmaneng.com

ATTORNEYS

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

Attorneys & Counselors
www.dicklerlaw.com

www.abt.com www.hirzellaw.com
Kovitz Shifrin Nesbit
BTL Architects, Inc. 855-537-0500

www.ksnlaw.com

Levenfeld Pearlstein, LLC
312-476-7556

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

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

Contact: Diane White
dwhite1@allianceassociationbank.com

www.AllianceAssociationBank.com

BankUnited

518-265-3309
HOA & Property Management Banking

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

SERVICE DIRECTORY

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

Itasca Bank & Trust Co.
630-773-0350

MarkStelter@itascabank.com
donnmuckerheide@itascabank.com

www.ltascaBank.com

Popular Association Banking
847-322-3149

Contact: Martin Klauber
mklauber@popular.com

Republic Bank
773-505-7561

Commercial Lending and Community
Association Loan Program
Contact: Timothy J. Haviland, CMCA

THaviland@RepublicEBank.com
www.RBankChicago.com

Wintrust Community Advantage
847-304-5940

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

BIO 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
Caulking - Sandblasting - Modac

www.tuckpointingcontractor.com

Hammerbrush Painting
& Construction
630-320-9676

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

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

LMC Construction
708-714-4175

Masonry Concrete General Contracting Roofing
www.LMCTeam.com

DOORS

TNB Doors, Inc.
708-362-5600

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

Email: Kurtis@tnbdoors.net

FIRE / FLOOD RESTORATION

CRDN of Chicago
630-759-2477

Restoration Cleaning Services
for Textiles, Electronics, & Art

alissa.crespo@crdn.net
www.crdn.com

LS Contracting Group, Inc.
773-774-1122

Contact: Tom Laird; tlaird@Iscontracting.com
www.LScontracting.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 (OFFICE)

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
WWW.rz.services

DOORS

DH Pace
630-597-0050

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

www.Dhpace.com

Door Service, Inc.
847-877-5580

"I you can walk or drive through it, we can fix it."
Info@doorserviceinc.net

Woodland Windows & Doors

630-529-DO0R(3667)
HOA Installation Experts

www.woodlandwindows.com

ENERGY GAS & ELECTRIC

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

ENERGY USE/BENCHMARKING

Waldman Engineering
630-922-3000

Energy Benchmarking Studies & Compliance
Services, Reserve Studies, Specifications

www.waldmaneng.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

ELEVATORS

Logic Elevator Solutions
630-981-4842
Max Molinaro
Installation / Inspections / Modernization -
Maintenance / Service / Elevator Data Analytics
Energy-Efficient Elevator Upgrades / ADA Lifts

"Over 50 Years of Experience"

CELTIC RESTORATION GROUP

312-636-6873

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

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

ACR Restores
866-645-1165

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

First Onsite
877-962-9644

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

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

AMS INDUSTRIES, INC.
800-794-5033
24 HOUR SERVICE

Plumbing / HVAC Service & Maintenance Electrical Systems
Integration Central Plant Energy Management / Fire Protection

www.AMSIndustries.com

INTERNET TECHNOLOGY

XFINITY Communities
1800 XFINITY
xfinity.com/xfinitycommunities

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

ConTech MSI Co.
847-483-3803

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

www.contechco.com

VALLEY FIRE PROTECTION
630-761-3168

24 HOUR SERVICE
Plumbing / HVAC Service & Maintenance Electrical
Systems Integration Central Plant Energy
Management / Fire Protection

dima@valleyfire.com /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

ASTOUND
800-427-8686

CUSTOM COMMUNITIES
Cable, Internet, Fiber, Ethernet, Coax

www.astound.com/mdu

G FIBER
800-932-7277

From fiber optic to gigabit wireless, GFiber is fast,
reliable internet with one-of-a-kind customer service.

www.gfiber.com

JANITORIAL

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

LAKE & POND CLEANING

Organic Sediment Removal Systems, LLC
608-565-7105

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

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

LANDSCAPE CONTRACTORS

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

MOLD REMEDIATION

First Onsite
877-962-9644

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

SERVICE DIRECTORY

MOLD REMEDIATION

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

Hammerbrush
Painting & Construction
630-320-9676

www.Hammerbrush.com

Hometown Painters Inc
630-670-4651virect 847-870-1600 oFrice

daniel@hometownpainters.com
www.hometownpainters.com

FOR DISPLAY OR PROFESSIONAL SERVICES DIRECTORY ADVERTISING INFO, CALL (630) 202-3006
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10C Construction
630-406-3000

www.insideoutcompany.com

PC5 Company
312-622-6191
Design - Painting - Construction - Flooring - Office
From concept to completion, assisting with scope,
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

A & A Paving and Concrete

Hayes Mechanical
773-784-0000

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

PROPERTY MANAGEMENT

Westward360
312-572-0880
Packages Made to Keep Buildings Happy
https://westward360.com

Lifeline Plumbing
847-468-0069

Plumbing - Heating & Air Conditioning
Water Heaters - Sewer Cleaning & Repair
Hot Water Drain Jetting

www.INEEDLIFELINE.com

Temperature Service Company
847-640-0505

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

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

630-529-2500 Chicagoland Community
www.aandapaving.com Management
(312) 729-1300
DuBois paving Co. www.chicagoland-inc.com
847-634-6089 . . . .
info@duboispaving.com FirstService Residential
www.DuBoisPaving.com 312-335-1950
Contact Asa Sherwood
Rose Paving, LLC www.fsresidential.com/illinois/
708-430-1 190 The Habitat Company
"Beyond Expectations" 312-527-5400
becky.heniff@rosepaving.com CondoMgmt@Habitat.com
www.rosepaving.com www.habitat.com
JDS Concrete and Asphalt NS Management
630-254-8203 847-998-0404 x 107
Asphalt Paving / Sealcoating / Concrete Quality, Service, Performance and Integrity
Contact: Jonathan Summers jon@jds-paving.com www.nsmanagement.net
RealManage
Smithereen Pest 1-866-473-2573
Management Services www.realmanage.com
800-336-3500
www.smithereen.com

REAL ESTATE TAX ATTORNEYS

Elliott & Associates
847-298-8300

Property Tax Attorneys
www.elliottlaw.com

Worsek & Vihon LLP
312-368-0091

www.wvproptax.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

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

(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

FOR DISPLAY OR PROFESSIONAL SERVICES DIRECTORY ADVERTISING INFO, CALL (630) 202-3006
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“ SIDING / RENOVATIONS SERVICE DIRECTORY
Elite Exteriors Hammerbrush Painting & Construction WASTE SERVICES/RECYCLING
PROFESSIONAL ROOFING CONTRACTORS, INSURANCE Concrete & Masonry / Roofing & Siding Independent Recyding Services
CLAIMS SUPPORT, STORM DAMAGE EXPERTS www.Hammerbrush.com 312-732-9253
info@eliteext.com / www.eliteext.com Chicago’s Most Reliable Waste
10C Construction Hauling Partner for over 40 years.
Hammerbrush Painting & Construction 630-406-3000 ww.independentrecycle.com
630-320-9676 www.insideoutcompany.com
Concrete & Masonry / ROOﬁng & Sldlng Lakeshore Recyding Services
www.Hammerbrush.com -685-
MI CONSTRUCTION AND ROOFING 773-685-8811
630-241-0001 www.LakeshoreRecyclingSystems.com
MI CONSTRUCTION AND ROOFING T mancioneinc com
630241000
wivimandoneic.com $&D Roofing Servi All American Exterior Solutions
00Ting >ervice 847-438-4131
M&T Exteriors Inc. wwwsdroo ﬁn63c(()):7|95a6le652)2 droofina.com Roofing, Siding & Windows
331-248-0447 ) 9 9 WWW.adexs.com
Roofing Siding Windows and Service.
www.mt-exteriors.com . .
Woodland Windows & Doors Woodland Windows & Doors
. . 630-529-Door (3667) 630-529-Door (3667)
5& %ggozf;gg::or&"ce www.woodlandwindows.com www.woodlandwindows.com
500,000 roofs installed since 1963 T
TEAR OFFS.- SHINGLES - FLATROOFS [ smommemm
Multi-Family ROOFING Specialist. Our experience & fals HFH . .
technical know-how gets the job done right the first time! Speqallze;i7§U|6l;l|7n$4S1e9rV|ces, Inc. Service one' Inc.
www.sdroofing.com | sales@sdroofing.com HOAPantine. o -R b o Cont 773-533-5100
ainting, orridor enovations, Exterior patmgs, Window Cleaning & Glass Restoration
Commercial Build Outs, Emergency Repairs, Pressure Cleaning & Metal Refinishing
Traffic Coatings, Carpentry, and Construction Management Access Solutions, Scaffld Rental & Rigging
john@sbsbuild.com / www.sbsbuild.com Rooftop Anchor certification and Installation
Admiral Security/Door Staff Solutions peralL: el S Senice
et
www.admiralsecuritychicago.com . .
Herc Rentals Corporate Cleaning Services, Inc.
312-965-2984 312-573-3333
ProSolutions 24/7 HVAC, Dehumidification, o ) )
BUILDING SERVICES of AMERICA Air Purification, Power. We equip our customers & (Chicago's Largest Window Washing Company
312-420-2205 communities to build a brighter future. sk Tralgmgt"ﬁo:jnplt@nlcf{' SafeAty .
itori A i itati SK US about "Industrial kope Access
Janitoria lwmdo‘;\;lv",l:;‘l;:zl:;;; S(r;' Plant Sanitation Zach DeGroote / www.hercrentals.com Serving Residential, Commercial & Institutions since 1994
’ neal@corporatecleaning.com
St. Moritz Security Services Sav ATree
219500358
Wit s rso o » .
Ssiegelasmssi co?n Barri:gtonkeoom T:847-726-1991 AAA Painting and Construction
. Northbrook 60062 T:847-729-1963
WWW.smssi.com Evanston 60202 T:847-475-1877 MARK YOUNGBERG
Dave Gaydos Direct: 630-391-8443 630-378-0714
www.savatree.com Aaapaintco.com
All American Exterior Solutions
iy
. ) ARTIST TOUCH, INC.
Roofing, Siding & Windows XFINITY Communities 630-978-2422
www.aaexs.com 1800 XFINITY Composite Decking, Aluminum Railings, Azek Installation & Repairs
xfinity.com/xfinitycommunities www.ArtistTouchlnc.com
For more information E-mail:
Xfinity_Now@comcast.com
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by Scott Nielsen, Fleck’s Landscape
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A PROGRESSIVE RESOURCE for PURCHASING PROFESSIONALS

Landscape Management Agreements:
What Condominium and Townhome Communities Should Really Be Budgeting For

Landscape management for multifamily communities has evolved significantly over the past
several decades. What was once viewed as a relatively simple service—mowing turf and
trimming shrubs—has become a discipline requiring horticultural knowledge, operational
planning, regulatory awareness, and long-term site stewardship.

or condominium and townhome boards, as

well as residential property managers,
understanding what is included, what is assumed,
and what is treated as an extra within a landscape
management agreement is essential. When
expectations are not clearly defined, misunder-
standings, budget strain, and dissatisfaction often
follow.

Not All Landscape Programs Are the Same
Many landscape service providers offer tiered
programs commonly described as basic, standard,

preferred, or all-inclusive. While labels vary, the
true distinction between programs is rarely the list
of services. Instead, the difference is typically
found in how often services are performed, how
thoroughly they are executed, and how much
attention is allocated to detail.

Shrub trimming, for example, may appear in
nearly every program description. However, the
frequency, timing, and level of refinement can vary
considerably. The same holds true for mowing
cycles, bed maintenance, fertilization

CHICAGOL

schedules, and site policing. Understanding these
operational differences is far more important than
comparing service lists line by line.

Clarifying Expectations Before Making a Change

If a community is generally satisfied with its
current provider, it is often more productive to
clarify expectations than to assume a new
provider will deliver improved results for the same
investment. In many cases, service shortfalls stem
from unclear scope definitions rather than poor
intent or effort.

Open discussions about priorities, expectations,
and historical performance allow boards and
managers to determine whether adjustments can
be made within the existing framework before
considering a transition.

Core Services Versus Planned Extras

Even under higher-level landscape manage-
ment programs, some services are best treated as
planned extras rather than assumed inclusions.

These often include:

- Core aeration

- Insect and disease control for turf or plant
material

- Supplemental fertilization or specialty weed
control

- Irrigation system service and repairs

- Seasonal flower installation and mainte-
nance

- Seeding, sodding, or turf renovation
+ Mulch or stone installation
- Tree and shrub replacement

+ Major pruning cycles scheduled over
multiple years

Separating routine management from planned
enhancements allows communities to budget
more accurately and avoids frustration when
additional needs arise during the season.

lllinois Practices and Changing Methods

Landscape practices in lllinois have evolved due
to environmental regulations, recycling require-
ments, and advances in equipment and
agronomic research. Spring power raking has
largely been replaced by core aeration. Grass
clipping recycling is now common when
conditions allow, while professional hand raking
remains standard for turf and planting beds.

Fall leaf removal, particularly in mature
communities with dense tree canopies, can
represent a substantial portion of the annual
landscape investment. Expectations regarding
both spring and fall cleanup should be clearly
outlined to avoid assumptions about labor
intensity and disposal requirements.

Local and National Providers

Some communities prefer locally owned service
providers with ownership involved in day-to-day
operations, while others work with national firms.
Neither approach is inherently better. However,
boards and managers should recognize that
staffing models, supervision structures, and
communication practices can differ meaningfully.

Consistency of oversight and clarity of
communication often have a greater impact on
results than company size alone.

Understanding Budget Reality

Experienced professionals can often assess a
site’s budget tolerance simply by observing turf
density, bed conditions, and overall plant health.
When dissatisfaction exists, it should be communi-
cated openly during the bidding or renewal process.

When expectations for higher service levels are
not paired with realistic budget discussions, frustra-
tion is likely to follow. Clear communication benefits
both the community and the service provider.

IRONMENTS
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Tree and Shrub Care Expectations

Most standard landscape management
programs include general pruning up to a defined
height, low-branch pruning for safety and
clearance, and the removal of sucker growth. More
intensive services—such as corrective pruning,
ornamental shaping, rejuvenation pruning, or
structural work—are coommonly planned and
budgeted separately.

Trimming activities are best defined by plant
condition, growth habits, safety considerations,
and seasonal timing rather than fixed time
allotments. This approach allows service providers
to allocate attention where it is most beneficial
while maintaining consistency across the property.

When corrective pruning or reshaping is desired,
it should be clearly stated so it can be scheduled
and executed intentionally rather than assumed
during routine visits.

Turf Care Considerations

Regardless of how a program is labeled, turf
management typically includes two to four fertil-
izer applications annually. According to University
of lllinois Extension guidelines, most sunny lawns
require approximately three pounds of actual
nitrogen per 1,000 square feet per growing
season. Understanding these benchmarks helps
boards and managers evaluate whether programs
align with best practices or are being adjusted
primarily for budget reasons.

Final Observations

Landscape management agreements are most
successful when expectations are explicit, scope is
clearly defined, and communication remains
transparent throughout the season. Many service
challenges arise not from missing services, but
from missed timing, inconsistent follow-through,
or unclear assumptions.

By approaching landscape management as an
ongoing operational partnership—rather than a
static checklist—communities are better
positioned to preserve plant health, manage
budgets responsibly, and maintain the appear-
ance and function of their property over time.

Key Takeaways for Boards and Property Managers
* Landscape program tiers typically differ more
by frequency, timing, and labor intensity than
by the list of services provided.

¢ Trimming and pruning expectations should be
defined by plant condition, safety, and
seasonal timing rather than assumed labor
hours.

* Many high-impact services are best planned
and budgeted separately to avoid mid-season
surprises.

¢ Missed timing and inconsistent follow-through
often create more dissatisfaction than missing
services.

¢ Clear scope definitions and ongoing
communication reduce misunderstandings
and help align service delivery with budget
expectations. ﬂ
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by Russ Riendeau, PhD

FreeDumpster Weekend!...
The Critical & Surprising Benefits For Your Multi-Family Community

Every Spring or Fall, many townhome and condominium associations sponsor

a Free Dumpster Weekend for owners.

I he gesture, with good intentions, offers
residents that have accumulated possessions
from downsizing, as well as, yes, procrastinating
with ridding ourselves of stuff, along with gquilt of
discarding “potentially” useful stuff or the desire to
hold on to possessions tied to memories. This free
offer also had been successful in the past of
bringing people out into the community, as well as
reminding people of the benefits of reducing clutter.

There turned out to be some unexpected and
unanticipated benefits for the community. The board
members had further enhanced the appearance and
safety of the community.

Here's a list of the overall benefits that can come
from a Free Dumpster Weekend in your community.

Social Interaction: Community events bring
people out of their homes. Something new, meet
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someone new. The event shows owners their Board is
aware of what is happening in the community; they
understand some owners may not have the financial
resources to afford the cost of a dumpster or are not
able to lift heavy things. It also affords neighbors to
get a glimpse of who their neighbors are, what they
do, how they treat their property, etc. And this new
awareness also raises peoples’ awareness to even
potentially dangerous conditions. (We'll discuss this
more below.)

Curb Appeal: Offering owners the opportunity
to rid themselves of clutter—for free—helps clean up
and improve the overall appearance of the
community. Old patio furniture, wall hangings,
planters, tools, kids toys, etc., that are allowed
however, the owner now has some incentive to
upgrade their exterior fixtures. People also get

enthused and caught up in the exciting pilgrimage
of neighbors dragging broken lawn chairs to the
dumpster. Pride of place, as sociologists call it, kicks
in. We don't want to be left out. Cars, parked on drive
aprons for years may now find a home in a garage.
Better to protect a $35,000 vehicle than Halloween
decorations and a grandma'’s Lazy Boy. And,
someone’s junk could be another’s treasure.

Property Values Rise: Reducing clutter,
reducing congestion of guest parking or driveway
parking enhances the overall appearance of your
community. New buyers, Realtors, bankers,
appraisers, insurance companies—all see the impact
of a neat and safe community as more valuable in
their assessments, pricing and referrals.

Safety Benefits: Given the opportunity to
discard excess possessions and accumulated rubbish
from garages, basements and storage lockers affords
the Board and the community a chance to see
potentially dangerous situations: excessive debris in
garages or basements, faulty extension cords and

or Aer Yorr ProrErty NEEDS
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SPECIAL FEATURE

lights, unsafe stairways, hazardous chemicals, paints, food
storage or equipment that could be hiding fire hazards, rodent
infestations, water leaks, odors and dust causing poor air
quality, cramped living conditions, unsafe shelving units. Or,
excessive stuff not allowing access to water, gas or electric shut
off valves and switches. Hoarding disorders as well could be
discovered that need to be addressed for overall safety reasons
with the help of your towns health department or human
services.

Raising Awareness of Proactive Home Maintenance:
Encouraging owners to consider discarding unneeded posses-
sions raises awareness to look at and inspect their mechanical
systems that have been surrounded by clutter: furnaces, filters
and cleaning, water heater ventilation, electrical outlets access
and safe usage, access to water and gas shut off valves, dryer
vents that have not been inspected, dead mice, leaks under sinks
hidden by excessive storage of stuff—all this helps people
stumble on potential problems to fix before they become an
emergency.

Rules & Regs, Bylaws and Code Enforcement:

Events that encourage owners to participate affords Boards and
neighbors to learn what is going on in their community and
with neighbors. It gives the Board insights to how they can
increase safety concerns; take action with owners engaging in
unsafe practices around excessive accumulation of trash; clean-
up common areas, make needed repairs hidden by accumulated
rubbish and even avoid the Fire Department Inspection of the
properties for violations and potential fines. £

TR Big Picture Thinking.
Practical Approach.
Sustainable Design.

ELITEEXTERIORS

STORM DAMAGE
EXPERTS Consulting Engineers

Serving Chicageland
n ® ° Since 2001

- o0 MECHANICAL
WIND HAIL FIRE ELECTRICAL
» FREE INSPECTIONS - PLUMBING
» PUBLIC ADJUSTERS 4/7
ON STAFF FIRE PROTECTION
SCHEDULE A FREE ASSESSMENT TODAY TECHNOLOGY

www.eliteext.com ¢ 312-599-1032

SPRING 2026 CHICAGOLAND BUILDINGS & ENVIRONMENTS 25



BUILDINGS & ENVIRONMENTS

by Mark Rockwood, P.E., QCxP, LEED AP - Elara Engineering

Dual Temperature Systems -

What They Are, Challenges, and Optimization Opportunities

DUAL TEMPERATURE SYSTEMS | 2-PIPE VS. 4-PIPE

I tis common for large buildings to circulate
water through a building to distribute heating
and cooling energy as water has the capacity to
store and transport energy while using a minimal
amount of space. Systems that use water to
distribute heating and | or cooling energy are
referred to as hydronic systems. Hydronic systems
are quite common throughout large buildings and
campuses as they are an efficient and cost
effective way to provide centralized heating and
cooling at scale.

A typical residential unit within a high-rise
condominium may use a fan coil unit to provide
heating and cooling to the space. A typical fan coil
unit may include a blower, a hydronic heating coil,
and a hydronic cooling coil. A fan coil unit with
separate heating and cooling coils is served by four
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(4) pipes to deliver the hot water and chilled
water (hot water supply, hot water return, chilled
water supply, and chilled water return).

Having separate piping systems for heating and
cooling does provide more flexibility at the room
level (the occupant can decide whether they want
heating or cooling). However, installing another
pair of pipes, installing fan coil units and other
ventilation equipment with more than one (1) coil
to transport thermal energy can require millions of
dollars of additional development investment and
can occupy otherwise useable space throughout
the building. Dual temperature systems utilize
only two (2) pipes to deliver both heating and
cooling energy from centralized pumping systems
within the building.

In dual temperature systems, central valves
and equipment are adjusted to send hot water or

26 CHICAGOLAND BUILDINGS & ENVIRONMENTS

chilled water through the hydronic distribution
piping. This arrangement requires that the
decision to make heating or cooling available is
made by the entire building as a whole in lieu of
being made by the individual occupants.

Although dual temperature systems have some
limitations, there are some notable benefits.

Dual temperature systems provide significant
maintenance and future replacement cost savings
(a typical line item in reserve studies) as only one
coil is typically required for all heating and air
conditioning equipment and the amount of piping
required for heating and cooling is reduced by
nearly 50%. Lastly, there are typically ongoing
energy savings resulting from the system being
unable to switch immediately to heating or
cooling, as the heating and cooling equipment
does not have to operate year round. This allows
the thermal energy stored within the building
structure to partially offset heating and cooling
needs during outdoor air temperature fluctua-
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POWER & COMFORT
WITHOUT COMPROMISE

From Heating to Lighting, We've Got You Covered.
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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.
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tions. For the reasons mentioned above, dual
temperature systems have been a common system
choice for owners and engineers over the past 50+
years as they have strived to balance comfort
needs and construction budgets.

Challenges

Although dual temperature systems provide
benefits including reductions in installation cost,
energy consumption, and pipe space require-
ments, dual temperature systems do have some
unique challenges.

Since a dual temperature system can only be in
heating or cooling at any given time, optimized
comfort control may be temporarily unavailable
when desired. Meeting the comfort demands of all
occupants can be particularly challenging during
the shoulder season when the outdoor air temper-
atures swing between warm and cool weather
over the course of a short period. It is common to
have cooling requests from one side of a building
due to solar exposure, while the opposite side
(often the north side) is in the shade and is
requesting heating. Additionally, when the system
is changing between heating and cooling modes,
the system is often temporarily unavailable to
provide useful space conditioning. The length of
time required to changeover a building is unique
to each building and is determined over time
through trial and error by building engineering
staff and the mechanical service contractors.

Typically, on a transition from heating to cooling,
the dual temperature system is passively cooled by
circulating water with the heat source shut off. As
outdoor air temperatures rise, the passive cooling
within the dual temperature loop takes an
increasing amount of time. Typically, the reverse is
true on a transition from cooling to heating. The
dual temperature loop is typically warmed to a
neutral water temperature by shutting down the
cooling source and circulating water through the
building.

Lastly, the changeover process has risks associ-
ated with it. It is possible to perform the
changeover process too quickly, resulting in
equipment damage and costly repairs. For
example, it is critical that the dual temperature
loop is sufficiently cooled prior to flowing water
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through cooling equipment. If the water is too
warm, the refrigerant within a chiller can over
pressurize and be released. If the temperature of
the dual temperature loop is too cool, the thermal
shock can damage some boiler models.
Additionally, for some buildings, there are known
risks of leaks when the piping expands or contracts
too quickly.

These risks are mitigated by knowledgeable
building engineering staff, knowledgeable service
contractors, and proper training on the system. As
the building engineers are most familiar with the
unique changeover risks associated with the
building, it is critical that building ownership and
management respects the decision of the building
engineer regarding when it is appropriate to
change over the building between heating and

|, im—_

. a— s T —

g

CONSTRUCTION
SERVICGES INC

28 CHICAGOLAND BUILDINGS & ENVIRONMENTS

SPRING 2026



4-Pipe System

cooling operation to avoid costly repairs.

Dual Temperature System
Changeover Control Types

There are three main types of dual temperature
control types: fully manual, manual with BAS
assist, and fully automatic.

The first and most common control type for
dual temperature systems is “Fully Manual”. A dual
temperature system that is fully manual has valves
and [ or pumps used for the changeover process
that are only operated by hand. A building
engineer for this type of system monitors weather
and upcoming forecasts to predict the need to
change the building over. Changeover expecta-
tions do vary from building to building. Some
buildings will typically only changeover twice per
year (late spring and late fall). While other
buildings do have more frequent changeovers
during shoulder season months.

The 2nd control type for dual temperature
systems is “Manual with BAS Assist”. This control

method still relies on the building
engineer to make the decision when
to switch over the building.
However, the main advantage here
is that it is possible for the building
engineer to make remote adjust-
ments. This can become beneficial
for some buildings where the
changeover period extends past
normal business hours.

The 3rd and final control type for dual temper-
ature systems is “Fully Automatic”. A “Fully
Automatic” dual temperature system automati-
cally monitors weather conditions and makes
decisions regarding whether to switch the building
to heating or cooling without user input. Although
a “Fully Automatic” dual temperature system can
prevent issues that could result from user error, a
“Fully Automatic” system must be thoughtfully
designed and thoroughly tested to mitigate the
potential issues discussed earlier in this article.

Optimization Opportunities

Whenever planning for future mechanical
upgrades it is important to understand the existing
mechanical systems that are in place and the
impact they have on future decision making.

Converting a system from dual temperature to
(4) four pipe may be desired in some situations to
provide more individualized control. Some
buildings may desire to convert the dual tempera-
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ENGINEERING INSIGHTS

ture system from “Fully Manual” control to
“Manual with BAS Assist” or “Fully Automatic” as
mentioned earlier. For some buildings, the
changeover process is much longer than they
would like it to be and building ownership may
desire to reduce changeover time. The feasibility
of the possible upgrades referenced above can be
evaluated by a qualified engineering professional.

Summary

Dual temperature systems are common with
their own unique benefits and drawbacks. It is
important for property managers to understand
the limitations of dual temperature systems so
that comfort expectations can be properly
communicated to building occupants. It is also
important for ownership and management to
respect the building engineer’s decision regarding
how often and how quickly to changeover the
system between heating and cooling. Due to the
economics and practicality associated with dual
temperature systems, it is anticipated that the use
of dual temperature systems will continue far into
the future as new technologies emerge.
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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
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by Salvatore Sciacca - Chicago Property Services

PROACTIVE THINKING: PENNY WISE OR POUND FOOLISH?

LIFE SAFETY EQUIPMENT CAN SAVE LIVES.

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

G

CENET RTINS

Results like this only happen
with a team like ours.

proactive approach would be to request the
board to schedule all the board meetings for
the calendar year at the end of the prior
calendar year.

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

PROACTIVE VERSUS REACTIVE APPROACH

The book “Zen and the Art of Motorcycle
Maintenance” by Robert M. Pirsig is a great
example of the pros and cons of proactive

Independent Recycling Services consistently delivers waste service

BOARD BASICS

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

On the flip side, the ‘classical” motorcycle
owner who owned an older and much less
expensive motorcycle, took a very detailed and
proactive approach to maintaining his
motorcycle. His motorcycle was always well
maintained and had very few unexpected
mechanical failures. Although this approach
required an investment in time and effort, the
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‘classicist” enjoyed getting to know the inner
workings of the motorcycle and truly enjoyed
this symbiotic approach.

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

SMOKE ALARMS & FIRE EXTINGUISHERS

For example, you can install smoke alarms
that require battery changes every 6 months or
you can install a smoke alarm with a sealed 10-
year life battery. Regardless of which one you
install, they should be tested on a regular basis
to ensure they are working. For larger
buildings, they should be tested monthly and
for smaller buildings every 3 to 6 months. It
goes without saying that smoke alarms save

lives and to not check them on a regular basis is
just a really BAD idea. Fire extinguishers are
also items that should be checked proactively.
They should be inspected and certified by a
qualified fire safety company on an annual
basis and should be visually inspected on a
more frequent basis. As an example, one of our
buildings had a fire inside one of the units due
to a malfunctioning dryer and the homeowner
went out into the hallway, grabbed one of the
fire extinguishers and used it to suppress the
fire. What if this association had not taken a
proactive approach and had their fire
extinguishers inspected and certified?

BACK-UP LIGHTING

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

DOOR CLOSERS & DOOR LOCKS

Checking door closers and door locks is
another classic example of the benefits of
preventative maintenance. You can wait for the
door knobs and door handles to fall off and
wait for an emergency call from a homeowner
saying that they can't open the door and get
inside the building or you can have a technician
go around the association on a regular basis and
inspect and tighten all loose door handles and
door locks. Similarly, you can wait for door
closers to slam doors shut or keep doors open as
temperatures rise and fall or you can periodi-
cally adjust them to take into account effects of
the changing seasons before homeowners file a
complaint.

PENNY OR A POUND?

In the end, what approach do you want to
take? Classicist or Romanticist? Do you want
to spend a penny or a pound? The choice is up
toyou. &
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