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T 
oday, that picture is changing. It doesn’t 
matter if you live in a condo, townhome, 

HOA, large-scale, midrise, high-rise or a co-op 
community, residents are looking for more 
than efficient living and attractive amenities. 
They want connection. They want to know 
their neighbors, feel invested in their commu-
nity, and participate in a shared lifestyle that 
offers both privacy and belonging. In response, 
boards, community managers, and residents 
themselves are finding new ways to turn shared 
buildings into genuine communities. 

 
This evolution reflects a broader cultural 

shift. People increasingly recognize that where 
they live shapes how they live. A well-run 
community is no longer judged solely by its 
architecture, location, or maintenance stan-
dards, but also by the quality of the resident 
experience. The most successful communities 
are those where people transform common 
spaces into places of interaction, support, and 
shared identity. In modern association living, 
community has become one of the most valu-
able amenities of all. 

From Shared Walls to  
Shared Experiences 

In the early years of association and co-op 
development, the appeal was clear and practi-
cal. Buyers were drawn to the idea of owner-
ship paired with simplicity. Exterior 
maintenance, landscaping, and shared facilities 
were handled collectively, allowing residents to 
enjoy a more streamlined lifestyle. Social inter-
action, while possible, was usually incidental. A 
quick greeting in the elevator or a brief conver-
sation in the parking area might be the extent 
of neighborly engagement. 

That model still appeals to many res-
idents, but expectations have expanded. Today’s 
homeowners often place real value on living in 
a place that encourages interaction and con-
nection. They are not necessarily looking for 

C O V E R  S T O R Y
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constant social interaction, but they do want 
opportunities to participate when they choose. 
This can take many forms, from casual sea-
sonal gatherings to more organized resident-
led activities. 

Holiday socials, summer barbecues, book 
clubs, walking groups, and volunteer projects 
are increasingly common in communities that 
understand the importance of belonging. 
These activities do more than fill a calendar. 
They create familiarity, trust, and a strong 
sense that residents are part of something 
larger than their individual unit. 

This shift is especially meaningful for new 
residents, retirees, remote workers, and busy 
professionals who may otherwise find it diffi-
cult to build local relationships. A community 
that creates space for shared experiences can 
ease transitions and reduce feelings of isolation. 
Even modest efforts can have a lasting effect on 
how people view their home environment. 

The key takeaway is simple: people 
increasingly choose related living communities 
that offer both independence and connection. 
Privacy still matters, but so does the opportu-
nity to engage. The modern condo experience 
is no longer just about shared walls. It is about 

shared experiences that make daily life richer 
and more rewarding. 

Amenities Are Becoming  
Community Builders 

Amenities have long been central to the 
marketing of condos, but their role is changing. 
In the past amenities were often treated as 
attractive extras designed to boost property 
appeal. Today, many of these same features are 
viewed through a different lens: not just as con-
venience, but as tools for building up neigh-
borly relationships. 

A fitness center, for example, is more than 
a room filled with equipment. It can become a 
place where neighbors see one another regu-
larly and strike up conversations. Community 
gardens give residents a shared project and a 
reason to collaborate. Co-working spaces bring 
remote workers out of isolation and into light 
daily interaction with others. Outdoor gather-
ing areas, whether they include grilling sta-
tions, fire pits, or simple seating, encourage 
spontaneous connection in a way that private 
balconies cannot. A rooftop lounge may host 
resident mixers, sunset gatherings, or my per-
sonal favorite - MMM which means Monthly 

Morning with the Manager where residents 
can interact with the manager and staff and ask 
any questions they we want (the number of 
benefits on this topic we can discuss in a sep-
arate article).  

These spaces matter because they lower 
the barrier to engagement. Not every resident 
will join a committee or attend a formal event, 
but many will participate in community life 
when opportunities are built naturally into the 
environment. A well-designed amenity creates 
a reason to linger, interact, and feel part of the 
rhythm of the property. 

Amenities also play an important role in 
helping new residents integrate. Walking into a 
social lounge, joining a yoga class in the com-
mon room, or meeting neighbors in a shared 
garden can make a large building feel more 
welcoming. Over time, those repeated interac-
tions help strengthen pride in ownership and 
deepen attachment to the community. 

Technology Is Connecting  
Neighbors in New Ways 

Technology has become an essential part 
of modern condo living, especially when it 
comes to communication. In many varieties of 
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neighborhoods, digital platforms now serve as 
the community bulletin board, event calendar, 
and communication hub all at once. Residents 
can receive maintenance updates, RSVP to 
events, share recommendations, and stay 
informed without relying on paper notices in 
the lobby. 

Community apps, digital bulletin boards, 
email newsletters, and resident portals have 
made communication faster and more effi-
cient. They allow boards and community man-
agers to distribute information quickly, while 
giving residents easier access to meeting 
notices, amenity schedules, and community 
announcements. This improved flow of infor-
mation often leads to greater participation and 
a stronger sense of transparency. 

Technology can also help bring neighbors 
together in practical ways. Residents may use 
online platforms to organize donation drives, 
advertise club meetings, coordinate volunteer 
efforts, or welcome new owners to the building. 
In larger communities, where it can be difficult 
to know everyone personally, digital tools help 
bridge that gap. 

Still, technology works best when it sup-
ports real human connection rather than 

replacing it. A resident app may make commu-
nication seamless, but it cannot fully substitute 
for face-to-face interaction. The challenge for 
condo communities is to strike the right bal-
ance. Digital tools should make it easier for 
people to engage in person, not retreat further 
into isolation. 

Used thoughtfully, technology strengthens 
the social fabric of a community by making 
communication more accessible, timely, and 
inclusive. It creates a digital network that 
fosters stronger connections within the 
broader community. 

The Critical Role of Leadership  
in Building Community 

The sense of community does not happen 
by accident. Behind most thriving shared envi-
ronments is a group of people committed to 
creating conditions for connection. That lead-
ership often comes from board members, com-
munity managers, volunteer committees, and 
engaged residents who understand that healthy 
communities require intention. 

Board members set the tone by defining 
priorities and supporting initiatives that 
improve resident life. A board that values com-

munity-building may allocate resources for 
social programming, improve common spaces, 
or encourage more open communication 
between residents and leadership. Community 
managers help turn those goals into action 
through organization, coordination, and day-
to-day responsiveness. Volunteer committees 
often bring energy and creativity, while res-
ident champions help build momentum from 
within the community itself. 

As I put it, “A strong community is built 
one relationship at a time.”. That perspective 
captures an important truth. Policies and budg-
ets matter, but relationships are what make a 
blank building into a thriving community. 

Consider a simple but effective example: a 
board notices that many residents feel discon-
nected after a period of limited in-person 
activity. In response, it partners with manage-
ment and volunteers to launch a seasonal com-
munity event series. The first event is a modest 
courtyard barbecue. Attendance exceeds expec-
tations. Residents who had never spoken begin 
introducing themselves, long-time owners 
reconnect, and new residents feel welcomed. 
Encouraged by that success, the community 
adds a holiday reception, a spring cleanup day, 
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and a monthly coffee social. None of these ini-
tiatives is especially expensive, but together 
they change the atmosphere of the property. 

Leadership also involves navigating chal-
lenges. Not every resident will participate, and 
not every initiative will succeed immediately. 
Boards must balance social goals with budget 
realities, resident preferences, and operational 
responsibilities. Some communities struggle 
with empathy, scheduling conflicts, or differing 
expectations among generations of residents. 
Strong leaders acknowledge those realities 
without losing sight of the larger mission. 

The most effective leaders understand 
that their role is not to manufacture commu-
nity from the top down, but to create a frame-
work in which it can grow. They open channels 
of communication, support inclusive activities, 
and listen carefully to residents’ feedback. In 
the end, leadership builds the structure, but 
residents create the culture. 

Why Community Matters  
More Than Ever 

The growing emphasis on community is 
not just a lifestyle trend. It reflects a deeper 
understanding of what people need from the 

places they call home. In an era when many 
people work remotely, relocate frequently, or 
experience social disconnection, strong res-
idential communities can provide an important 
source of stability and belonging. 

The emotional benefits are significant. 
Living in a place where neighbors know one 
another can reduce isolation and improve over-
all well-being. Familiar faces in the hallway, 
casual conversations in shared spaces, and the 
knowledge that others are nearby and engaged 
can create a stronger sense of comfort and 
security. For older adults, new residents, and 
individuals living alone, these everyday interac-
tions can be especially meaningful. 

There are practical benefits as well. 
Communities with stronger social ties tend to 
communicate more effectively and respond 
more quickly to shared concerns. Residents are 
often more willing to volunteer, participate in 
meetings, and contribute to solutions when 
they feel personally invested. Whether the issue 
is a maintenance project, a rules update, or an 
emergency response effort, a connected com-
munity is usually better positioned to handle it 
constructively. 

Community also benefits the property 

itself. Resident satisfaction tends to rise when 
people feel heard, informed, and included. A 
positive reputation can make a building more 
attractive to prospective buyers. Over time, a 
strong sense of community may also support 
long-term property value by enhancing owner 
pride and encouraging responsible stewardship 
of shared spaces. 

Management professionals and commu-
nity association leaders often observe the same 
pattern: buildings that foster engagement tend 
to function more smoothly. The reason is 
straightforward. When people feel connected, 
they are more likely to care - not only about 
their own unit, but about the larger community 
around them. 

Looking Ahead - The Future  
of Association Living 

The future of condo living will likely be 
shaped by a broader and more intentional 
approach to resident experience. Amenities will 
continue to matter, but their design and purpose 
will increasingly reflect changing lifestyle prior-
ities. Wellness-focused features, sustainability 
initiatives, intergenerational programming, 
smart-building technology, and flexible com-
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mon spaces are all likely to play a larger role. 
Wellness may include meditation rooms, 

walking paths, or programming centered on 
physical and mental health. Sustainability 
efforts could bring residents together through 
recycling campaigns, energy-saving initiatives, 
or community gardens. Intergenerational activ-
ities may help bridge the needs and interests of 
younger professionals, families, and older 
adults living in the same property. Flexible 
spaces that can shift from work areas to social 
venues to meeting rooms will become espe-
cially valuable as lifestyles continue to evolve. 

Communities will increasingly compete 
not only with location, finishes, or square foot-
age, but with the quality of life they create for 
residents. Buyers and owners alike will pay 
closer attention to whether a property feels 
connected, responsive, and welcoming. 

The ones that stand out in the years ahead 
will be those that understand a simple princi-
ple: people are not only buying into a building. 
They are buying into an experience of home. 

Beyond the Building 

Association living has evolved far beyond 
the traditional promise of convenience and 
ownership. While maintenance-free living and 
desirable amenities still matter, they are no 
longer the whole story. Today’s most successful 
condominium communities create opportuni-
ties for residents to connect, contribute, and 
feel that they belong. 

That transformation depends on many 
people working together. Residents bring per-
sonality and participation. Boards provide 
direction and support. Community managers 
help sustain communication and execution. 
Shared spaces, both physical and digital, 
become meaningful when they are used to 
strengthen relationships rather than simply 
serve routine functions. 

In the end, the strongest condominium 
communities are built not from concrete and 
steel, but from trust, familiarity, and shared 
experience. As condo living continues to 
evolve, the true measure of a community may 
not be found within its walls at all, but in the 
connections that grow beyond them. Y
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A  
s is frequently the case for buildings 
of this type and vintage, Ownership 

was faced with resolving critical needs: a com-
plete replacement of the domestic water pip-
ing system while simultaneously addressing 
aging waste and vent pipes. Prior to the proj-
ect, the 62-years old building with much of the 
original piping remaining,  experienced 
frequent leaks, backups, unpleasant odors, and 
inconsistent availability of hot water. All these 
issues disrupted residents’ daily lives and her-
alded increased maintenance costs. 

Rather than jumping straight into construc-
tion, the Condominium Association partnered 
with Elara Engineering to develop a detailed  

 
and transparent design process that empha-
sized clear objective planning, stakeholder 
communication, and of course, a project com-
pleted within schedule and on budget.  

Judging Success 

To develop a constructive process, project 
metrics of success must be identified and 
understood by all participants. Though the 
engineering and construction aspects of this 
type of project can be very complex, 
Condominium Boards, Property Managers, and 
stakeholders within the building are often most 
concerned with and define the success of a 
project as: 

• Effective Communication at all levels of own-
ership, including Unit Owners, The Board, 
Committees, and Maintenance Staff. 

• Establishing, Managing, and Completing the 
project within or under budget. 

• Smooth Design and Construction Phases 
within the agreed upon schedule.  

• A completed project that operates per code 
and functions as intended long term. 
The above metrics were met for 1313 N. 

Ritchie Court and Elara’s unique approach to 
each is discussed below and demonstrated in 
the completed project.  

Communication is King 

The design process began with a series of 
monthly meetings among key stakeholders 
and project consultants as a means for the 
Condominium Association to fully understand 
the objectives behind the project. These meet-

BY ADAM SANDERS // ELARA ENGINEERING

Ritchie Court Condo... A Case Study in Detailed Retrofit Design 

HVAC Services:
• Installation & Maintenance
• Chiller & Cooling Tower Services
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• Air Handling Systems
• Piping Repairs & Projects
• Sheet Metal Services
• Building Automation Systems
• 24/7 Service

Boiler Services:
• Installation & Maintenance
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•
• Boiler Re-Tubes & Vessel Repairs
•
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Do For You?

Plumbing Services:
• Installation & Maintenance
• Riser Replacements
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•
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• 24/7 Service

Ritchie Court Condominium Association is a 27-story building with 192 condominium units 
located in Chicago’s historic Gold Coast neighborhood and constructed in 1963. 
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• Special Projects -utility work, 

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

www.mi-roofing.com

ings allowed the Association to plan financing, 
logistics, and impacts to daily life in a coordi-
nated manner with specific project require-
ments reflected in the design documentation.  

The design team and the project manager 
worked with key stakeholders to conduct mul-
tiple town hall meetings with Unit Owners. 
Throughout the project additional information 
was solidified and provided in these meetings 
for transparent communication. While some-
times frustrating for unit owners, not all infor-
mation can be available early in the schedule of 
a project and is provided when quantified and 
agreed upon by the project team. Despite their 
necessity, pipe replacements of this nature will 
undoubtedly impact every occupant, making 
communication key to understanding the level 
of impact for each unit. Town hall meetings 
provided a setting for the project manager to 
set expectations directly with unit owners in a 
timely manner.  

Many consulting engineers struggle to edu-
cate their clients about the complexity of proj-
ects happening in their building in terms that 
are understandable, and they often don’t have a 
full understanding of the relationships among 
the entities operating in a condominium build-
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ing. Experience in the community association 
market shows that regular meetings are critical 
so various stakeholders can be positioned to 
make educated decisions. Ultimately, the 
Condominium Association needs to select the 
appropriate team for their project, including a 
Project Manager and contractors, and these 
efforts give them the tools to make informed 
decisions when evaluating their options.  

A Budget You Can Plan Around 

These types of projects touch nearly every 
part of a building and developing a proper 
budget can be particularly challenging given 
the numerous factors that have a large impact 
on cost. For many retrofit projects, 
Condominium Associations can turn to reserve 
studies to plan financial forecasts to maintain 
appropriate reserves. In the case of an exten-
sive pipe replacement such as the one for 
Ritchie Court, reserve studies often don’t con-
sider all the various costs that need to be repre-
sented or the unique conditions of the specific 
building. Current code requirements or the 
desire to add plumbing related amenities such 
as in-unit washers/dryers can have further sig-
nificant impacts to project budgets. To develop 

a proper understanding of the project scope 
and develop an accurate budget, one of the 
first steps is to identify existing conditions, per-
form a code review, and conduct interviews 
with the key stakeholders. For Ritchie Court, a 
critical area related to code was identified: the 
domestic water system, previously a single 
pressure zone, needed to be replaced with a 
modern two-zone system compliant with cur-
rent City of Chicago Building Code. 

Construction sequencing and duration also 
have a significant impact on the project con-
struction cost as well. Condominium Boards 
need to make decisions about prioritizing prob-
lem areas and whether there is an opportunity 
to reduce occupant impact, including financial, 
with an extended schedule -- both are decisions 
that directly impact cost. Similarly, a differentia-
tion between unit owner and Association costs 
is necessary for all parties to plan accordingly. 
Condominium Associations should be informed 
upfront that the Association’s attorney will need 
to be engaged for this purpose.  

It is also important to proactively recognize 
any hard to identify conditions where possible, 
even engaging contractors to assist with doc-
umenting conditions that may be buried or 

located in inaccessible areas of the building. As 
part of the assessment for Ritchie Court, a 
detailed waste and vent pipe condition review 
was performed. Historic functional issues, 
video scoping of the interior of piping, and a 
review of the existing piping installation identi-
fied the overall health of the piping systems as 
well as how each area of the piping should be 
addressed. This was particularly beneficial as a 
single solution is often not warranted to 
address all waste and vent piping issues. 
Ultimately, by applying the appropriate scope 
of work to each portion of the waste and vent 
system in collaboration with the Condominium 
Association, the Condominium Association at 
1313 Ritchie saved over $600,000. 

The design for 1313 Ritchie provided a rec-
ommended sequence of construction activities 
to maintain daily water service and minimize 
inconvenience to residents. The result was a 
project completed in less than seven months, 
on time, and under budget. The entire piping 
project was completed while maintaining 
occupancy throughout the building and restor-
ing water daily to all building occupants. 

At the heart of it, the key to accurate budg-
ets is knowledge and experience completing 
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these types of projects. These are significant 
efforts and owners should seek out highly qual-
ified designers and consultants. The value 
spent upfront planning and engineering pays 
dividends in the project’s implementation. It’s 
easy to preclude this effort because it’s a rel-
atively small cost compared to the entire proj-
ect cost and it’s also the least tangible 
deliverable. However, it is essential that it be 
done due to the positive (and negative, if not 
properly completed) impacts the design can 
have on the project cost, construction, and final 
operation.  

Smooth Operating 

For large retrofit projects similar to Ritchie 
Court, buildings need to plan for the long term. 
A concrete example of smart, long-term deci-
sion-making would-be consideration for inte-
rior pipe-lining in lieu of replacement for waste 
and vent piping. While avoiding the cost and 
inconvenience associated with pipe replace-
ment can be tempting, interior pipe-lining uti-
lizes a newer and proprietary technology that 
may only be suitable, or even code compliant, 
for certain piping systems. In line with this, for 
Ritchie Court, new copper piping for domestic 

service was installed and waste / vent / storm 
piping was cleaned, scoped, and lined with sec-
tions replaced where lining was not feasible. 

After completion of a major replacement 
project, regular maintenance will always be 
required and represents a consistent, long-term 
cost. When all stakeholders are considered, 
details like access doors or even rerouted pipe 
for greater accessibility by building mainte-
nance staff can easily be incorporated into 
these projects. If the system is more easily 
maintained, it is likely that it will be operational 
longer in most cases. On this project additional 
clean outs were installed in waste piping to 
help facilitate future rodding and jetting efforts 
to maintain proper functionality.  

Reaping the Rewards 

The benefits of investing in a detailed design 
approach like the above were clear for Ritchie 
Court Condominium Association. 

Active participation in the design process 
assisted the Condominium Association in 
selecting a contractor suited to their specific 
project needs. This included accurate and com-
petitive bids, within 0.5% of one another. 

With a detailed code review, the project 

team was able to obtain a permit in a timely 
manner with no permit comments from the 
Authority Having Jurisdiction which avoided 
inflationary costs due to permit delays.  

Construction proceeded efficiently with min-
imal disruption due to prior found conditions, 
including early scope determinations in design 
that are often left until construction. The 
entirety of the project was completed in less 
than seven months, and daily water use was 
restored in the evening for all occupants. 

Beyond immediate savings, the detailed 
design process provided greater accessibility 
for future maintenance and repairs, giving the 
Condominium Association long-term value and 
confidence in their infrastructure.  

The Ritchie Court project demonstrates  
that a thorough, collaborative, and detailed 
design phase is not a luxury, it’s an invaluable 
first step of the project. By anticipating chal-
lenges, working with stakeholders, and engag-
ing in proactive communication, building 
owners can make smarter decisions, secure 
tighter bids, and ensure projects are completed 
in a fashion they can be satisfied with for many 
years to come. Y
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B O A R D  B A S I C S

10. REVIEW THE MANAGEMENT 
AGREEMENT 

This should be the first step for every new 
board member. The management agreement 
explains exactly what the management com-
pany is responsible for and what the board 
must handle. 

It also outlines communication procedures, 
fees, reporting, and termination terms. If you 
have not read it, you are not in a strong posi-
tion to evaluate performance or ask informed 
questions. 

9. SCHEDULE A BOARD  
TRAINING SESSION 
A board orientation is one of the fastest 

ways to get organized. New directors should 
understand officer roles, meeting procedures, 
governing documents, financial processes, and 
current priorities. 

This is not just helpful for new members. It 
often helps the entire board work from the 
same set of expectations. When legal questions 
arise, the board should rely on qualified legal 
counsel. 

8. SEEK THE FULL PICTURE  
BEFORE ASSIGNING BLAME 
When a repair is delayed or a resident issue 

escalates, resist the urge to react too quickly. In 
many Chicago buildings, the real problem is 
more layered than it first appears. 

Review the timeline, the records, and the 
steps already taken. Facts matter. Boards make 
better decisions when they understand the full 
story before assigning responsibility. 

7. REVIEW THE RESERVE  
STUDY AND CAPITAL PLAN 
Every building ages. Roofs wear out, 

masonry needs attention, and mechanical sys-
tems do not last forever. 

BY SALVATORE SCIACCA // CHICAGO PROPERTY SERVICES

TOP 10 TIPS FOR FIRST-TIME BOARD MEMBERS
Thinking about serving on your condo, townhome, or HOA board? It is a worthwhile role, but 
it comes with real responsibility. Board members deal with finances, maintenance, vendors, 
rules, records, and long-term planning. Those decisions affect the entire community. After 25 
years of working with Chicago-area associations, I believe these are 10 of the most important 
things a first-time board member should understand. 



That is why your reserve study and capital 
plan should reflect the property’s actual con-
dition, current costs, and realistic timing. If 
these documents are outdated, the board 
should address that. Delaying major planning 
decisions often leads to larger financial prob-
lems later. 

6. CONFIRM MEETING  
DATES AND PREPARE IN 
ADVANCE 
Board meetings work best when members 

arrive prepared. You should know the meeting 
schedule, read the agenda, and review the sup-
porting materials before the discussion begins. 

Preparation leads to better questions, clearer 
decisions, and less wasted time. It also helps the 
board create a reliable record of its work. 

5. REVIEW SERVICE  
PROVIDER CONTRACTS 
Before recommending that a vendor 

be replaced, review the contract carefully. 
You need to understand the scope of 
work, pricing, insurance requirements, 
and termination provisions. 

Sometimes the vendor is underper-
forming. Other times, the board expects 
services that were never included. The 

contract usually makes that clear. 

4. REVIEW THE ANNUAL  
OPERATIONS PLAN 
An annual operations plan gives the board a 

practical roadmap for recurring maintenance 
and seasonal work. It should identify what 
needs to be done, when it should happen, and 
who is responsible. 

This matters more than many first-time 
board members realize. Routine work that is 
not planned tends to become emergency work. 
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B O A R D  B A S I C S

3. REVIEW THE RULES  
AND REGULATIONS 
New board members should read the rules, 

bylaws, policies, and related documents early. 
These materials shape how the community 
operates day to day. 

Good rules should be clear, consistent, and 
enforceable. Poorly written or unevenly 
enforced rules create unnecessary conflict and 
confusion. 

2. REVIEW THE LAST 12 MONTHS OF 
FINANCIAL STATEMENTS 
Financial oversight is one of the board’s core 

responsibilities. Start with the budget, then 
review the last 12 months of financial state-
ments for trends, reserve activity, delin-
quencies, and unusual expenses. 

You do not need to be an accountant to 
serve effectively. You do need to pay attention 
to the numbers and ask for clarification when 
something does not make sense. 

1. EVALUATE THE MANAGEMENT 
RELATIONSHIP AFTER A  
REASONABLE PERIOD 
A new board should give itself enough time 

to fairly evaluate the management relationship. 
In many cases, six months is a reasonable 
period to assess communication, follow-
through, reporting, and coordination. 

At the same time, boards should not remain 
with an underperforming management com-
pany simply because change feels difficult. If 
concerns are real and documented, they should 
be addressed thoughtfully and based on long-
term interests—not on one frustrating incident. 

SUMMARY 
First-time board members do not need to 

know everything immediately. They do need to 
read the right documents, understand the 
numbers, prepare for meetings, and focus on 
facts. 

Board service is practical work. When it is 
done with consistency and sound judgment, it 
helps keep your community stable, functional, 
and well managed. Y 
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312.455.0107

H 
andled poorly, these situations can esca-
late into hostility, legal exposure and a 

breakdown of trust within the community. If 
handled well, it can reinforce professionalism, 
fairness and order. The difference lies in prepa-
ration, structure and leadership. While boards 
should remain open and responsive, they are 
not obligated to allow meetings to become 
unmanageable. A board meeting is not a  

 
free-for-all for owners to bring all their con-
cerns to the board.. It is a formal proceeding 
with a defined purpose of conducting neces-
sary business of the association. Owners have 
the right to observe, but not to disrupt.  

The most effective way to prevent disruption 
is to set expectations and establish rules at the 
beginning of the meeting. Every board should 
adopt basic meeting protocols. These rules 
should be communicated clearly and applied 

uniformly. When expectations are known up 
front, enforcement feels less personal and  
more procedural.  

Although owners often interrupt board busi-
ness as it is happening to ask questions, many 
disruptions occur during the open forum por-
tion of the meeting. Without structure, these 
can quickly spiral. Managers and boards should 
consider a sign-up sheet before the meeting for 
owners who wish to bring concerns to the 
floor. Set a 2 to3 minute time limit per speaker, 
and enforce it. State ahead of time that the 
board will listen to each comment and will con-
sider action, but will not necessarily comment 
in the open meeting. This preserves the owners’ 
right to be heard while preventing prolonged 
or repetitive exchanges. Keep in mind that not 

BY KAREN PONTORIERO, CMCA, AMS // FIRSTSERVICE RESIDENTIAL 

Preventing Disruptive Owners From  
Taking Over Board Meetings  
Association board meetings are meant to serve a clear purpose: governance, transparency and 
decision-making for the benefit of the entire community. Yet many boards face the recurring 
challenge of disruptive owners in attendance who derail meetings and dominate the  
discussions, which can undermine the business the board is there to accomplish.  
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Dickler, Kahn, Slowikowski & Zavell, Ltd.

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

CONDOMINIUM & 
HOA REPRESENTATION 

corporate / real estate 
litigation / personal injury 

wills

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

847-593-5595

every kind of association requires an open 
forum for owners to speak. Always verify with 
the association’s legal representative if the 
need to omit this section of the meeting 
becomes necessary.  

In many cases, owners are vocal about issues 
they don’t fully understand, so providing con-
cise information is an important part of keep-
ing meetings in order. Use the agenda to 
control the meeting and keep it on track. When 
discussions drift or become heated, the board 
can redirect by referring back to the agenda. 
This approach keeps the focus on the process 
and reduces the likelihood of confrontation. 
Always keep the meeting moving through the 
agenda instead of getting pulled into conflict. 
A clear message must be sent that disruption 
will not influence the outcomes of board deci-
sions and will not be tolerated.  

If an owner repeatedly disrupts meetings 
despite warnings, the board may need to take 
stronger action. Depending on the community’s 
governing documents, options may include 
adjourning the meeting if order cannot be 
restored or having the individual removed from 
the meeting. In severe cases, a Community 
Service Officer or the association’s legal repre-

sentative can be invited to the meeting to over-
see behavior and interject, if needed.  

While maintaining control is essential, boards 
must also ensure they are not perceived as 
silencing dissent. Transparency, responsiveness 
and follow up outside the meeting can go a 
long way in reducing tension. When owners feel 
heard, even if they don’t get their way, they are 
less likely to act out during meetings. Inviting 
them to convey their issue to management for 
handling will make them feel the board has 
interest in solving the issues they present.  

Disruptive owners can test even the most 

experienced boards. But with clear rules, strong 
leadership and consistent enforcement, meet-
ings can remain productive and professional. A 
well-run meeting doesn't just get through the 
agenda and the business at hand, it builds con-
fidence in the board’s ability to govern effec-
tively. And in the long run, that kind of stability 
and professionalism benefits everyone in the 
community. Y

EVERY BOARD SHOULD ADOPT BASIC MEETING PROTOCOLS. THESE 

RULES SHOULD BE COMMUNICATED CLEARLY AND APPLIED  

UNIFORMLY. WHEN EXPECTATIONS ARE KNOWN UP FRONT, 

ENFORCEMENT FEELS LESS PERSONAL AND MORE PROCEDURAL.



Who Should Attend? 
» Community Association 

Board & Committee  
Members 

» Property Managers 

» Developers 

» Realtors & Realty Professionals 

» Colleagues & Contractors 

» Government Officials & Employees 

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

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

with special issues of Community Associations  

» Identify resources needed to help your  
association(s) solve current challenges that  
your association(s) is facing  

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

» To better understand government regulations  
regarding community associations  

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

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

2 0 2 6  S TAT E  O F  T H E  I N D U S T R Y  S E M I N A R  
11:00AM - 3:00PM  | November 19, 2026 | Chicago Cultural Center | Call 630-202-3006 for more information

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

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

NUMBER OF  
PROFESSIONAL  
GUESTS @________________________ =  $ __________________  

NUMBER OF 
VOLUNTEER  
GUESTS @________________________ =  $ __________________  

                                                           T O T A L  = $ __________________  

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

 
ASSOCIATION/COMPANY 

 
ADDRESS  

 
E-MAIL                                                                                                                              PHONE 

 
VISA/MC#                                                                                                                       EXPIRATION DATE                   CVV CODE 

DEVELOPER; __________ 

DIRECTOR/ 
OWNER ______________ 

COLLEAGUE/ 
CONTRACTOR; ________ 

MANAGER; ____________ 

Chicagoland 

Buildings & Environments

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

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

CondoLifestyles®

Condo Lifestyles®

Advanced  
Registration  
is Required. 

Luncheon Seating is  
limited to the first  
140 registrants.

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

William Townsell 

» Chicago Fire Department 

» Bulk TV, Internet Technology & Community Associations 
Javier Jugo - Xfinity Communities 

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

» Exterior Building Restoration & Maintenance  
Jarrell Johnson - Kellermeyer Godfryt Hart, P.C. 

» Fire Alarm and Sprinkler Contractor FAQ's  
Rocco Bartucci - Contech The Fire Alarm Company 

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

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

» HVAC Technology, Building Automation & Energy Audits 
Adam Webb - Temperature Service Company 

» Rebuilding & Restoring After Fire or Water Damage  
Mandy Manalli - Celtic Restoration Group 

» EV Car Charging Stations  

» Fire Protection & Plumbing FAQ's  

» High Rise Energy Solutions  

» HVAC Audits & Plumbing System Insights   

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

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

2026 State-of-the-Industry Committee 
Eric Staszczak - Westward360 

David Conforti - RealManage 

Tairre Dever-Sutton - Tairre Management 

Simon Fox - Associa Chicagoland 

Tricia Conway - The Habitat Company 

Marla Jackson & Randy Grimes - FirstService Residential 

Nicole Palmer - NS Management 

Kristin Ward & Marguerite Batau - Community Specialists 

William Townsell - Chicago Police Dept.

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

» 11:00 am – Registration  
& Visit Information Tables 

» 11:15 am – 12:00 pm - Lunch Buffet 

» 12:00 pm – 1:00 pm  
Announcements & Legal Updates 
• Introduce MCD Media  

Advisory Board Members 
• Community Association  

Legal & Case Study Update  
(New State & Local Laws and Court Cases, Challenging Issues 
of the Future, Difficult Board Members & Owners & more) 

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

» 1:15 pm – 3:00 pm  
Hot Topics, Trends & Challenges: 
• Shifting Skillset of Today's Ideal Manager  

(Technology & Interpersonal Communication Needs) 
• Long Time Resident Owners Priced Out of their 

Building/Property 
• New Technology Trends (Artificial Intelligence, 

Drones & more) 
• Time Management for CAM's (Role of A.I.) 
• Inflation, Supply-Chain Delays, and Higher  

Construction Costs Stressing Assessments, Capital 
Projects Budgets &  Reserve Funding. 

• Social Media Issues for Community Associations 
• Difficult/Unreasonable Unit Owners. 
• Risk Management Strategies & Insurance Issues 

(Paying Direct/Not Submitting Smaller Claims,  
Increased Deductibles.  Factors of Wiring, Roofs and 
Reserves are Important to Insurance Cost.) 

• E-bike and E-scooter Hazards ( 
Life Safety, Storage Concerns) 

• MANAGING & FUNDING CAPITAL PROJECTS:-  
Riser Replacements, Elevator Modernization,  
Mechanical Systems, Energy Efficiency, Fire Pump 
Replacement, , Fan Coil Unit Replacements,  
Windows & Roofing 

• EV Car Charging Stations 
• Property Tax Appeals, Property Values 

& Assessments   
MODERATOR:  

Brian Butler - FirstService Residential 

Panel Discussion Participants: 
Tairre Dever Sutton - Tairre Management 
Michael J. Locigno, Jr - Kellermeyer Godfryt Hart, P.C. 
Adam Kahn - Levenfeld Pearlstein, LLC. 
Matt Panush - Worsek & Vihon, LLP Tax Attorneys 
Thomas Flynn - Klein & Hoffman 
Adam Sanders - Elara Engineering 
Derek White - Wintrust Community Advantage 
Martin Stone – Community Specialists

THIS SEMINAR QUALIFIES FOR 2 HOURS OF CREDIT FOR 
ILLINOIS CAM LICENSE CONTINUING EDUCATION.  
A certificate can be provided managers upon request.  
Certificates will be sent via e-mail within 10 days after the 
program. Please provide us with your CAM License num-
ber if you wish to have it included on your certificate.

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

31ST EDITION
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🎤 INDUSTRY  HAPPEN INGS

State-of-the-Industry  
Chicago  

Cultural Center 
Nov., 19, 2026

CondOlympics 
March 12, 2027 

MCD Media Golf  
& Bocce Invitational  

July 16, 2027 

save  
the date...

Josh Gelb 
516.729.5423 

jgelb@BankUnited.com

Condo Lifestyles  
State of the Industry 

The 31st annual Condo Lifestyles State of the Industry 
program is planned for Thursday November 19, 2026 at 
the Chicago Cultural Center. The event features a lunch-
eon, educational seminar, and information tables. A 
legal update presentation will be provided by Gabriella 
Comstock of Keough & Moody and a panel discussion 
with a Q & A session as well as information tables fea-
turing industry experts will also be provided. Topics to 
be discussed include how inflation is impacting associ-
ations, changing skill sets necessary for today’s man-
agers, artificial intelligence, EV Charging Stations, 
Managing, Funding & Financing Capital Projects, 
Dealing with Difficult Residents/Boards, Property Tax 
Appeals, Property Values & Assessments, and capital 
projects of all types including plumbing riser pipes and 
fan coil replacements, elevator modernization and 
more.  For more information, call 630-932-5551. 

Associa Chicagoland 
Associa Chicagoland recently held a Client Appreciation 
and Educational Event for Associa Chicagoland Board 
Members on August 20th at the East Bank Club, Chicago. 
Appetizers and cocktails were provided for a networking 
session before and after an educational seminar pro-
gram. Rose Rogic, MBA,CMCA Vice President of Associa 
Chicagoland-city division, opened the program by wel-
coming guests and thanking the event sponsors. Topics 
covered in the presentations included Condominium 
Law Updates and Fannie Freddie by Omar Malik, The 
Physical and Financial Health of Community Associations 
by Todd Walter and Financing for Condominium 
Associations by Tim Haviland. Event sponsors were 
Reserve Advisors, Republic Bank, Unilux, Celtic 
Restoration Group, Weathershield LLC, Smart Elevators, 
and Kovitz, Shifrin, and Nesbit (KSN). 

Y Pictured above (from L to R)  Omar Malik, Todd 
Walter, Mandy Manalli, Michele Trina, Rose 
Rogic,  Tim Haviland, Gary Cwik, Derek Wilkinson 
and Vince Ciraulo.

FirstService Residential - IGC Expo 
FirstService Residential Illinois’ In Good Company (IGC) 
program brought together its management teams, 
industry partners, and vendors this summer for the 14th 
annual IGC Vendor Expo, celebrating the relationships 
that strengthen Chicagoland communities while raising 
$65,000 for Ann & Robert H. Lurie Children’s Hospital 
of Chicago.  
This year’s IGC Vendor Expo welcomed IGC partners, 
sister companies, and industry organizations, giving 
FirstService Residential community managers and build-
ing professionals an opportunity to connect directly with 
trusted industry resources, exchange knowledge, and 
strengthen relationships ahead of another busy budget 
and planning season.  
More than a traditional trade show, the IGC Vendor Expo 
reflects the broader mission of the In Good Company 
program: creating meaningful partnerships between 
FirstService Residential teams and leading service pro-
viders to drive value directly to managed clients and 
their communities while also making a positive impact 
beyond the properties they serve.  
Through the support and participation of the IGC com-
munity, this year’s event generated a $65,000 donation 
to Lurie Children’s Hospital, continuing a longstanding 
commitment to supporting the hospital and the children 
and families it serves. Since 2017, the collective efforts 
surrounding the IGC Vendor Expo have contributed more 
than $375,000 to Lurie Children’s.  

Y Shown here is Emily Ashner from Lurie Children's 
Hospital (3rd from left) with representatives 
from FirstService Residential (from L to R) Bob 
Meyer, Brian Butler, Jen Yang and Lida Evans 
presenting a check to Lurie Children’s Hospital.

The success of the 2026 Expo demonstrates what In Good 
Company is designed to accomplish — bringing people, 
expertise, and resources together in ways that benefit 
FirstService Residential communities, industry partners and 
professionals, and the greater Chicagoland community.  
 For IGC, partnership is about the value to our commu-
nities of doing business together.  It’s also about the 
value of doing good.  



Let’s get to Work!

PAINTING & 
CONSTRUCTION 

ROOFING & SIDING 

CONCRETE &  
MASONRY 

HARD WORK MADE EASIER. 
COMMERCIAL & MULTIFAMILY 

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

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



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

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

RESTORATION

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

Let’s get to Work!

FIRE & WATER 

STORM CLEANUP 

MOLD 



W 
hile general economic conditions have remained reason-
ably good, many of the things we purchase regularly cost 
noticeably more than they have in the past. Inflation and 

supply chain issues have been spiking again recently causing most of 
us including managers and association boards much concern and  
significant challenges.  

As part of a broader cultural shift, more residents of community associations today want to feel con-
nected. People increasingly recognize that where they live shapes how they live. Many want to know 
that their neighbors also feel invested in their community. As a result, boards, community managers, 
and residents themselves are finding new ways to turn shared buildings into a community that offers 
a sense of belonging. Our cover story in this issue provides an overview of how modern condo owners 
are redefining community living, 

Ritchie Court Condominium Association was faced with a complete replacement of the domestic 
water piping system while simultaneously addressing aging waste and vent pipes. Prior to the project, 
the building experienced frequent leaks, backups, unpleasant odors, and inconsistent availability of 
hot water. An article profiling this property’s project shows how the Association worked with pro-
fessionals to develop a detailed and transparent design process that emphasized clear objective 
planning, stakeholder communication, and a project that was ultimately completed within schedule 
and under budget.  

Difficult issues and bad behavior by residents can test the best of us. While it’s important to hold 
those accountable for mistakes, violations of governing documents or contract disputes, it is equally 
important to exercise caution when making a negative statement about wrong doers. An article in 
this edition provides some great insight on how anything that you say can and likely will be used 
against you. 

Effective meetings are an essential component of a successful community association, so we offer 
an article about preventing disruptive owners from taking over board meetings in this issue. Another 
article in our Board Basics column provides some excellent tips for first time board members. 
Communicating with residents is also an essential part of community management so we have an 
article on how to keep offsite association owners informed and engaged. 

Our Maintenance Memos column features an article on making plans and taking steps to achieve 
beautiful spring color in your landscape before the flowers bloom. In our Engineering Insights column, 
a very helpful article on how having a good contract can serve as a risk-control tool on capital projects 
appears. Our regular Industry Happenings and event highlights can also be found in this issue. 

STATE OF THE INDUSTRY PROGRAM ON NOVEMBER 19 

Taking time to review important issues and identify those that will require significant attention in 
the coming year is the main purpose of our annual Condo Lifestyles State of the Industry program. 
Most of the issues we have covered in this issue along with other legislation & legal updates will 
dominate our presentations, discussions and resources that are made available on November 19th 
at the Chicago Cultural Center. We will also discuss the topics of how inflation is impacting associa-
tions, changing skill sets necessary for today’s managers, artificial intelligence, and capital projects 
of all types including plumbing riser pipes and fan coil replacements.  We also recognize members 
of our mag azine advisory boards at this program.  

We encourage you to make your association and your community all it can be. If you have an idea 
that would benefit other Community Associations, a story to share, or some advice on how to avoid 
a problem or overcome a challenge, please call our office at 630-932-5551 or send us an e-mail 
(mdavids@condolifestyles.net). Y 

Warm Regards,  
Mike  

Michael C. Davids, Editor & Publisher
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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

BANKUNITED 
(518) 265-3309 

HOA & Property Management Banking 
www.bankunited.com/corporate/sc/hoa-banking
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ACCOUNTANTS

CONDO CPA 
(630) 832-2222 EXT 123 

Contact Siobhan Zawojski – smz@CondoCPA.com 
CERTIFIED PUBLIC ACCOUNTANTS 

Accounting Solutions for Management  
Companies & Self-Managed Associations 

Audit & Accounting Services 
Income Tax Reduction & Planning

ARCHITECTS/ENGINEERS

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 

Architectural & Structural  
Engineering Solutions 

www.kleinandhoffman.com

FULL CIRCLE  
ARCHITECTS, LLC 

(847) 432-7114 
Daniel Baigelman, AIA 

dan@fullcirclearchitects.com 
Capital Improvements • Reserve Studies  

Engineering Reports 
www.fullcirclearchitects.com

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

Legal Representation for Community Associations 
www.kmlegal.com

COSTELLO SURY & ROONEY 
(630) 690-6446 

admin@csrlawfirm.com 
www.csrlawfirm.com

KOVITZ SHIFRIN NESBIT 
(855) 537-0500 

Advising and Consulting with Business  
Owners, Community Association  

Law & Collection Services, Construction  
Defects, Real Estate Assessed Valuation  

Reduction, Litigation, Commercial  
Restructuring, Bankruptcy & Creditors' Rights, 

Real Estate, Business ,Estate Planning 
www.ksnlaw.com

ATTORNEYS
CANTEY ASSOCIATES, CPA’S 

(630) 681-9400 
ANNUAL ACCOUNTING SERVICES: 

Audits Reviews Compilations / Income Taxes  

MONTHLY SERVICES: 
Collection of Assessments Paying of Bills 

Monthly Financial Statements 
www.canteycpa.com

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

www.fullettswanson.com

CUKIERSKI & ASSOCIATES 
CERTIFIED PUBLIC ACCOUNTANTS 

(847) 496-7180 
A full-service accounting firm specializing in the 

unique needs of homeowners’ associations. 
www.cukierski.cpa

PBG FINANCIAL SERVICES LTD 
(847) 291-1400 EXT 353 

Contact: Steve Silberman, CPA 
E-Mail: SSilberman@pbgltd.com 

www.pbgltd.com

BTL ARCHITECTS, INC. 
(312) 342-1858 

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

ARCHITECTS/ENGINEERS

DICKLER, KAHN,  
SLOWIKOWSKI & ZAVELL, LTD. 

(847) 593-5595 
Attorneys & Counselors 

www.dicklerlaw.com

LEVENFELD PEARLSTEIN, LLC 
(312) 476-7556  

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

CONSULTANTS 
(630) 922-3000 

www.waldmaneng.com

BALCONIES, DECKS & RAILINGS

TRG CONSTRUCTION 
(630) 231-5700 

Structural Repair Services 
Balcony Repair/Replacement 

Stair Tower Repair/Replacement 

dwells@trgrestore.com 
www.trgrestore.com

ATTORNEYS
BARTZEN ROSENLUND KASTEN, LLC 

(312) 450-6655 
info@brkchicago.com 
www.brkchicago.com

ABT APPLIANCES 
(847) 544-25158 
Builder & HOA Sales 

Guaranteed Lowest Prices  
Contact: Jack Slubowski 

Jack.ski@abt.com    www.abt.com

APPLIANCES & FURNITURE BANKING

HIRZEL LAW, PLC 
(312) 552-7669 

Condo Law is Complex, Your Solution is Simple 
Hirzel’s Handbook: How to Operate an Illinois 

Condo or HOA - Available on Amazon! 
www.hirzellaw.com
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ENTERPRISE BANK & TRUST 
(331) 305-0869 

Full Service Banking and Lending Services 
Specializing in Homeowner Association  

& Property Management Solutions 
rrowley@enterprisebank.com 

http://enterprisebank.com/
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BUILDING RESTORATIONS

WOODLAND  
WINDOWS & DOORS 

(630) 529-DOOR (3667) 
HOA Installation Experts 

www.woodlandwindows.com

REPUBLIC BANK 
(773) 505-7561 

Commercial Lending and  
Community Association Loan Program 

Contact: Timothy J. Haviland, CMCA 
THaviland@RepublicEBank.com 

www.RBankChicago.com

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

General Contracting & Specialty Restoration 
Contact: Tom Laird 

tlaird@lscontracting.com 
www.lscontracting.com

RZ CONSTRUCTION SERVICES, INC. 
(855) 636-2727 
Email: info@rz.services 

www.rz.services

BASEMENT WATERPROOFING

THE REAL SEAL, LLC 
(847) 756-7987 

austinwerner@therealsealllc.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

BRUNO CONSTRUCTION  
MASONRY, INC. 
(773) 796-4355 

Masonry Restoration and Repairs  
Tuckpointing - Lintel Replacement 

Parapet Wall Repairs - Waterproofing 
Caulking - Sandblasting - Modac 
www.tuckpointingcontractor.com

SPECIALIZED BUILDING  
SERVICES, INC. 
(773) 617-1419 

john@sbsbuild.com   www.sbsbuild.com

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

Tuckpointing, Caulking, Masonry  
and Concrete Restoration

WINTRUST  
COMMUNITY ADVANTAGE 

(847) 304-5940 
Loans, Reserve Investments & Lock Box Services 

www.communityadvantage.com

ELECTRICAL CONTRACTORS
GRAND KAHN ELECTRIC 

CHICAGO'S FIRST REGISTERED ELECTRICAL CONTRACTOR. 
(224) 330-0257 

Electrical, Building Maintenance,  
Low Voltage Systems, EV Charging Stations 

MACasto@grandkahn.com / www.grandkahn.com

OMEGA ELECTRIC 
A DIVISION 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

DOORS

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

POPULAR ASSOCIATION BANKING 
(847) 322-3149 

Contact: Martin Klauber 
mklauber@popular.com

LMC CONSTRUCTION 
(708) 714-4175 

Masonry Concrete General Contracting Roofing 
www.LMCTeam.com

QUALITY RESTORATIONS 
(630) 595-0990

CONSTRUCTION MANAGEMENT

DOOR SERVICE, INC. 
(847) 877-5580 

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

BANKING

ITASCA BANK & TRUST CO. 
(630) 773-0350   
www.ItascaBank.com

G3 CONSTRUCTION SERVICES 
(630) 654-4282 

Common Area Restoration Services 
www.G3Constructs.com

DUCT SERVICES

AIR FLOWS CHICAGO 
(312) 468-0131 

Dryer Vent / HVAC / Air Ducts / Chimney 
Jordan@airflowschicago.com 

www.airflowschicago.com

HOLTON BROTHERS, INC. 
(847) 253-3886 TEL / (847) 253-3255 FAX 

Masonry Repair Services, Tuckpointing,  
Caulking and Concrete Restoration 

John@holtonbrothers.com 
www.holtonbrothers.com

CARPET CLEANING

UNIQUE, UPHOLSTERY,  
CARPET & RUG CLEANING 

(847) 459-1600 
We never cut corners. We clean them! 

uniquecarpetcleaning.com

CARPET CLEANING
PHASE 2 SERVICES 

(630) 458-0559 
Carpet & Upholstery Cleaning 

https://gophase2.com

WESTERN ALLIANCE BANK 
(888) 734-4567 

Full service banking and lending solutions for 
management companies and associations. 

Contact: Diane White 
dwhite1@allianceassociationbank.com 

www.westernalliancebank.com
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HANDYMAN/MAINTENANCE
MIDWEST PROPERTY SERVICES, INC. 

(630) 656-1000 
Construction / Maintenance / Painting 

Electrical / Snow Removal 
"No Job Too Big or Too Small" 

service@midproservice.com / www.midproservice.com

HVAC/HVAC CLEANING

ENERGY SOLUTIONS

FIRE/FLOOD RESTORATION

FIRE/FLOOD RESTORATION

GENESIS CONSTRUCTION, INC. 
(847) 895-4422 

www.genesisconstruction.com

CONTECH  
THE FIRE ALARM COMPANY 

(847) 483-3803 
Fire Detection & Signaling Systems 

Fire Alarm Systems 
Chicago Life Safety Evaluation Solutions 

Security Systems/CCTV 
Card Access Systems 
www.contechco.com

NORTHERN ILLINOIS 
FIRE SPRINKLER  

ADVISORY BOARD (NIFSAB) 
(708) 403-4468 

www.firesprinklerassoc.org

GARBAGE CHUTE CLEANING
BROUWER BROS. STEAMATIC 

(708) 396-1444 
All types of environmental cleaning. 

www.BrouwerBrothers.com

VALLEY FIRE PROTECTION 
630-761-3168 

24 Hour Service 
Plumbing / HVAC Service & Maintenance  

Electrical Systems Integration Central Plant Energy 
Management / Fire Protection 

clima@valleyfire.com   www.valleyfire.com

ATOMATIC  
MECHANICAL SERVICES 

O (847) 818-4324 M (847) 627-6572 
Contact Lindsay Smith 
lsmith@atomatic.com

HAYES MECHANICAL 
(773) 784-0000 

The Right Choice for Single Source  
Contracting Since 1918 

info@hayesmechanical.com

FIRST ONSITE 
(877) 962-9644 

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

SKYLINE PROPERTY RESTORATION 
(708) 629-0563 

"We'll Point You in the Right Direction" 
www.callskyline.com

SERVPRO TEAM ZUBRICKI 

(773) 337-3900 
Fire/Flood Restoration, Mold Remediation,  

Bio-Hazard Removal & Commercial 
Carpet/Garbage Chute Cleaning Services 

www.servproevergreenparksouthchicagocity.com

EMERGENCY  
CONSTRUCTION GROUP 

(855) 4ECGNOW 
Contact: Jenny Ruth 

jenny@emergencyconstructiongroup.com 

www.emergencyconstructiongroup.com

CELTIC RESTORATION GROUP 
(312) 636-6873 

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

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

HAMMERBRUSH RESTORATION  
(833) 7HAMMER  

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

info@hammerbrushrestoration.com

CRDN OF CHICAGO 
(630) 759-2477 

Restoration Cleaning Services for  
Textiles, Electronics, & Art  

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

POWERING CHICAGO 
Find an Electric Vehicle Infrastructure Training Program 

(EVITP) Certified contractor and resources at 

www.poweringchicago.com/ev
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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

ACR RESTORES 
(866) 645-1165

SPECIALIZED BUILDING  
SERVICES, INC. 
(773) 617-1419 

john@sbsbuild.com   www.sbsbuild.com

TEMPERATURE SERVICE COMPANY 
(847) 640-0505 

"Building Brilliance in Every Degree" 
HVAC | Electric | Building Automation 

AWebb@tschvac.com 
www.temperatureservicecompany.com

HEIL HEIL  
INSURANCE AGENCY 

(630) 470-8766 
Contact: Alex Romano 

aromano@heilandheil.com 
www.heilandheil.com

INSURANCE
ALLIANT INSURANCE SERVICES 

(312) 595-8135 
Nancy Ayers 

www.condorisk.com

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

Property Casualty • Employee Benefits 
Workers Compensation 

www.HollingerInsurance.comSERVPRO TEAM NITZSCHE 
844-215-8123 / 630-423-2116  

Katie Barnhart 
Kbarnhart@servpro9347.com
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SEBERT LANDSCAPING, INC. 
(630) 497-1000 

www.sebert.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  

& Parking Lot Striping. 
www.Abbottpainting.com

LAWN CARE

SPRING-GREEN LAWN CARE 
(800) 830-5914 

www.spring-green.com

HOMETOWN PAINTERS INC  
(630) 670-4651 DIRECT 
(847) 870-1600 OFFICE 
www.hometownpainters.com

PC5 COMPANY 
(312) 622-6191 

PRET T Y CIT Y DESIGN - PAINTING 
CONSTRUC TION - FLOORING - OFFICE 

From concept to completion, assisting with scope,  
budget plan, design and production 

Consistently Delivering Extraordinary Experiences 
Contact: Toni Ivanov - Toni@pc5company.com 

www.pc5company.com

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

Professional Landscaping and Snow Removal 
www.yellowstonelandscape.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

LANDSCAPE CONTRACTORS

XFINITY COMMUNITIES 
1 (800) XFINITY 

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

xfinity.com/xfinitycommunities

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

LANDSCAPE CONCEPTS  
MANAGEMENT, INC. 

(847) 223-3800 
Tcecchin@landscapeconcepts.com 

www.landscapeconcepts.com

PREMIER LANDSCAPE CONTRACTORS 
(877) 998-0030 

Complete landscaping and snow removal 
info@premierservice.com

SEMMER LANDSCAPE 
Contact: Steve Regan 
sregan@semmerlandscape.com 

www.semmerlandscape.com

ABC DECO 
(773) 701-1143 

info@abcdecoonline.com 
www.abcdecoonline.com

INTERNET TECHNOLOGY
PAINTERS

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

Construction / Maintenance / Painting 
Electrical / Snow Removal 

"No Job Too Big or Too Small" 
service@midproservice.com 

www.midproservice.com

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

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

JANITORIAL

ORGANIC SEDIMENT  
REMOVAL SYSTEMS, LLC   

(608) 565-7105 
Trusted Experts in Sediment Removal 

& Pond Cleaning Since 1990 
Contact Rich or Michael Kohutko  

osrsystems@pondclean.com  
www.pondclean.com 

LAKE & POND MANAGEMENT 

ASTOUND 
(800) 427-8686 
Custom Communities 

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

MOLD REMEDIATION

SERVPRO TEAM ZUBRICKI 

(773) 337-3900 
Fire/Flood Restoration, Mold Remediation,  

Bio-Hazard Removal & Commercial 
Carpet/Garbage Chute Cleaning Services 

www.servproevergreenparksouthchicagocity.com

HAMMERBRUSH  
PAINTING & CONSTRUCTION 

(630) 320-9676 
www.Hammerbrush.com

IOC CONSTRUCTION 
(630) 406-3000 

www.insideoutcompany.com

FIRST ONSITE 
(877) 962-9644 

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

PAINTERS PRO USA 
(708) 415-2360 

Contact: Saulius Bertulis  
saulius@paintersprousa.com

PPD PAINTING 
(630) 688-9423 

Now Offering Drone Painting & Cleaning 
candi@ppdpainting.com

FLECK'S LANDSCAPING, INC. 
847-537-5700 

Design, Build, Maintain 
Keith@FlecksLawn.com

LANDSCAPE CONTRACTORS

AAA PAINTING & CONSTRUCTION 
(630) 878-0714 

Contact: Mark Youngberg 
Myoungberg@aaapaintco.com  

www.aaapaintco.com

PAINTERS
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COMMUNITY SPECIALISTS 
(312) 337-8691 

www.communityspecialists.net

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

Managing Property in the  
Northwest Suburbs for 35 years 

Contact: Pam Stanish 
www.abcpropertymanagers.com 

PROPERTY MANAGEMENT

CHICAGOLAND COMMUNITY 
MANAGEMENT 
(312) 729-1300 

www.chicagoland-inc.com

ASSOCIA CHICAGOLAND 
(312) 944-2611 / (847) 490-3833 

www.associachicagoland.com

CHICAGO PROPERTY  
SERVICES, INC. 

(312) 455-0107 X102 
www.chicagopropertyservices.com 

MORE LIVING. LESS WORRYING.

A & A PAVING AND CONCRETE 
(630) 529-2500 

www.aandapaving.com

PAVING & CONCRETE

PROPERTY MANAGEMENT

FIRST COMMUNITY  
MANAGEMENT 
(312) 829-8900 

Guiding board members since 1988 
www.condomanagement.com

FIRSTSERVICE RESIDENTIAL 
(312) 335-1950 
Contact: John Santoro 

www.fsresidential.com/illinois/

G&D PROPERTY  
MANAGEMENT 
(630) 812-6400 

www.gd-pm.com

HILLCREST MANAGEMENT 
(630) 627-3303 / (312) 379-0692 

www.hillcrestmgmt.com

THE HABITAT COMPANY 
(312) 527-5400 

www.habitat.com

NS MANAGEMENT 
(847) 998-0404 

www.nsmanagement.net

LIFELINE PLUMBING 
(847) 468-0069 

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

Hot Water Drain Jetting 
www.INEEDLIFELINE.com

JDS CONCRETE & ASPHALT, LLC. 
(630) 254-8203 

Contact: Jonathan Summers 
jon@jds-paving.com 

jds-paving.com

MCGILL 
MANAGEMENT, INC. 

(847) 259-1331 
www.mcgillmanagement.com

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

Servicing the North and Northwest suburbs 

www.nimrodrealty.com

PAINTERS

SMITHEREEN PEST  
MANAGEMENT SERVICES 

(847) 647-0010 / (800) 336-3500 
www.smithereen.com

PEST CONTROL

TEMPERATURE SERVICE COMPANY 
(847) 640-0505 
AWebb@tschvac.com 

www.temperatureservicecompany.com 

PLUMBING

SPECIALIZED BUILDING  
SERVICES, INC. 
(773) 617-1419 

HOA Painting, Balcony Repairs & Painting, 
Carpentry, Roof Top Decks, Corridor/Hallway 

Renovations, Commerical Build Outs,  
Emergency Repairs & Restoration,  

Waterproofing and General Construction 
john@sbsbuild.com   www.sbsbuild.com

DUBOIS PAVING CO. 
(847) 634-6089 

info@duboispaving.com 
www.duboispaving.com

ROSE PAVING, LLC 
(708) 430-1100 

"Beyond Expectations" 
becky.heniff@rosepaving.com 

www.rosepaving.com

NORTHWEST PROPERTY 
MANAGEMENT 
(815) 459-9187 

Residential & Commercial Association Management 
CRYSTAL LAKE & GENEVA IL 

www.northwestpropertymanagement.net 

Established 1979

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 

PLUMBING

SUDLER  
PROPERTY MANAGEMENT 

(312) 751-0900 
www.sudlerchicago.com

PROPERTY SPECIALISTS INC. 
(847) 806-6121 

www.psimanagement.net

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

KW PROPERTY  
MANAGEMENT COMPANY 

(KWPMC) 
(312) 449-1133 

asherwood@kwpmc.com 
www.kwpmc.com
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ALLIED UNIVERSAL SECURITY 
312-485-3034 

elena.mostovoy@aus.com 
www.aus.com

SECURITY SERVICES

IOC CONSTRUCTION 
(630) 406-3000 

www.insideoutcompany.com

PROHTOP ROOFING 
(847) 559-9119 

We’re Here When You Need Us! One of Chicagoland's  
most trusted roofing contractors for over 30 years 

Specializing in Muti-family projects 
www.protoproofing.com

S&D ROOFING SERVICE 
(630) 279-6600 

500,000 roofs installed since 1963 
TEAR OFFS • SHINGLES • FLAT 

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

www.sdroofing.com 
sales@sdroofing.com

ALL AMERICAN  
EXTERIOR SOLUTIONS 

(847) 438-4131 
Roofing, Siding & Windows  

www.aaexs.com

BUILDING SERVICES OF AMERICA 
(312) 420-2205 

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

SIDING / RENOVATIONS

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

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

CSR ROOFING CONTRACTORS 
(708) 848-9119 
All Types of Roofing  

Installation, Repairs & Maintenance 
www.csr-roofing.com

ST. MORITZ SECURITY SERVICES 
(219) 900-3382 

Concierge/Lobby/Officers –  
Interactive Camera Monitoring - Cameras 

Ssiegel@smssi.com  
www.smssi.com

ELITE EXTERIORS 
(312) 599-1032 

PROFESSIONAL ROOFING CONTRACTORS AND INSURANCE 
CLAIMS SUPPORT STORM DAMAGE EXPERTS 

info@eliteext.com 
www.eliteext.com

HAMMERBRUSH PAINTING 
& CONSTRUCTION 

(630) 320-9676 
Concrete & Masonry / Roofing & Siding 

www.Hammerbrush.com

MI CONSTRUCTION  
AND ROOFING 
(630) 241-0001 

www.mancioneinc.com

PROPERTY MANAGEMENT

AMERICAN BUILDING  
CONTRACTORS, INC. 

(847) 670-1887 
Roofing • Siding • Windows • Gutters 

Maintenance • Capital Budget Projects 
A+ BBB Rating 

www.abc-usa.com

WORSEK & VIHON LLP 
(312) 368-0091 
www.wvproptax.com

SUPERIOR RESERVE 
ENGINEERING & CONSULTING 

(888) 688-4560 
Superior reserve studies conducted by  

veteran Illinois licensed PE  
Structural and Architectural Engineers all with 

20+ years local reserve study experience 
Nik Clark - nik@superiorreserve.com 

www.superiorreserve.com

KSN TAX 
(847) 537-0500 

www.KSNLaw.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

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

REAL ESTATE TAX ATTORNEY

ELLIOTT & ASSOCIATES 
(847) 298-8300 

www.elliottlaw.com

ROOFING

TAIRRE  
MANAGEMENT SERVICES 

(847) 299-5740 
tsutton@tairremgmt.com

ROOFING

WESTWARD360 
(312) 572-0880 

Packages Made to Keep Buildings Happy 
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(847) 223-3800 
www.landscapeconcepts.com

SNOW & ICE MANAGEMENT

TV-BULK CABLE & SATELLITE
WINDOWS/REPLACEMENTS

ALL AMERICAN  
EXTERIOR SOLUTIONS 
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www.aaexs.com

SUPERIOR WINDOW SERVICES 
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(630) 878-0714 

Contact: Mark Youngberg 
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WINDOW CLEANING

SERVICE ONE, INC. 
(773) 533-5100 
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SERVICES, INC. 
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SERVICES, INC. 
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Ask us about "Industrial Rope Access" 
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W 
hile living offsite may cause these unit 
owners to feel less involved in the day-

to-day operations of the condominium associ-
ation, offsite owners are entitled to participate 
in the affairs of the condominium association 
just like their onsite counterparts. Similarly, 
owners who reside elsewhere may at times be 
more difficult to reach than owners who are 
physically present and residing at the building.   

With intentional planning and communi-
cation, condominium boards and manage-
ment (if the condominium association is  

 
professionally managed) can help “bridge the 
gap” and keep offsite unit owners informed 
and engaged in the association’s affairs without 
having to make regular visits to the property. 
Recommended best practices and considera-
tions for efficiently and effectively engaging 
with offsite unit owners are discussed below.  

1. Maintain Up-To-Date Unit Owner 
Contact Information 

Communication is key. Having current 
contact information, including their offsite 

address, is essential to be able to effectively 
and efficiently communicate with offsite 
owners. Having up-to-date contact informa-
tion for offsite owners is particularly impor-
tant for handling time-sensitive matters such 
as required access, leaks, etc. where delays in 
reaching an owner can have dire con-
sequences. It is also helpful to know an offsite 
owner’s preferred method of contact, local 
contacts (if any) in the event of an emergency, 
and any other relevant information to be able 
to reach any unit owners living offsite.  

> PRO TIP Consider implementing an annual 
contact information verification process 
to ensure records remain current. This 
simple step can significantly improve the 
timeliness and effectiveness of communi-
cations. 
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BY ADAM T. KAHN, ESQ. // LEVENFELD PEARLSTEIN, LLC

Keeping Offsite Condominium Unit Owners Informed and Engaged 
Whether across town or across the globe, many condominium unit owners reside offsite. There 
are many reasons why a condominium unit owner may reside elsewhere, including using the 
unit as a second home or “pied-à-terre”, renting out their unit as an investment property,  
temporarily relocating for work, etc.  
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2. Leverage Technology for Virtual  
Participation in Board and Unit 
Owner Meetings 

One of the silver linings of the COVID-
19 pandemic is the widespread adoption of 
virtual meeting platforms (e.g. Zoom, 
Microsoft Teams, etc.) by condominium asso-
ciations to conduct meetings. These platforms 
allow unit owners to virtually attend open 
Board and Unit Owner meetings, which is par-
ticularly helpful for offsite unit owners who 
live out of state and thus are not able to “pop 
by” to attend a meeting in person. “Hybrid” 
meetings, which allow unit owners the option 
to attend in-person or virtually, are relatively 
popular and allow for maximum flexibility.  

> PRO TIP Be sure to test the virtual platform 
and any equipment to ensure all is func-
tioning properly and to mitigate the risk 
of any technical glitches that can delay or 
derail the virtual meeting.   

> NOTE: In Illinois, unit owners are generally 
entitled to inspect certain condominium 
association records, including minutes 
from the past seven years’ worth of Board 

and Unit Owner meetings. The minutes 
reflect matters that were voted on at the 
meeting and thus will provide a summary 
record of the meeting to owners who are 
unable to attend the meeting, either in-
person or virtually.   

3. Offer Electronic Notices 
 (i.e. Go “Paperless”) 

Savvy condominium associations are 
implementing an option for unit owners to 
receive notices electronically via email. 
Emailed notices are particularly appealing to 
owners who reside offsite because they are 
instantaneous and not dependent on a physi-
cal mailing address. Emailed notices are also 
more cost efficient than their paper counter-
parts because there is no paper, printing or 
postage costs.   

The Illinois Condominium Property Act 
requires a two-step process to allow unit 
owners to “go paperless” and receive official 
notices electronically without a paper copy. 
First, the Association must adopt an electronic 
communication rule governing electronic 
delivery of official notices via the formal rule 

adoption process. Second, unit owners must 
affirmatively opt-in to receive official notices 
from the condominium association electroni-
cally. Importantly, if a unit owner does not 
opt-in to receive notices electronically, the 
association must provide notices to the owner 
the “old fashioned” way (i.e., delivery of paper 
notices).  

> NOTE: The above steps are not required to 
provide a courtesy copy of an official 
notice to an owner via email in addition to 
physical delivery of the official notice on 
paper.  These steps must be taken for the 
emailed notice to count as the official 
notice such that no physical delivery of 
the notice on paper is required.   

4. Modernize Board  
Election Procedures 

Condominium board elections are a vital 
opportunity for unit owners to make their 
voices heard and weigh in the future of their 
condominium association. Updating the 
procedures for condominium board elections, 
including implementing absentee balloting 
and/or electronic voting, will help ensure that 
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offsite owners are able to easily participate.   
In Illinois, condominium unit owners 

automatically have the ability to register their 
vote in board elections without attending the 
meeting and casting a ballot in person by 
using proxies.  Proxies permit a unit owner to 
appoint a proxyholder to cast a ballot on their 
behalf in person at the meeting. Registering a 
vote via proxy is different from casting an 
absentee ballot and requires a two-step pro-
cess. First, the unit owner must submit a valid 
proxy form naming a proxyholder. Second, the 
named proxyholder needs to attend the annual 
meeting in person to cast the actual ballot on 
behalf the unit owner who submitted the 
proxy form.   

This process is somewhat onerous and 
confusing, which leads many condominium 
associations to modernize voting procedures 
for board elections.    

Adopt Absentee Balloting  

Absentee balloting (i.e., “mail-in” ballots) 
allows a unit owner to submit their ballots 
absentee without attending the annual meet-
ing and board election.  Unlike with proxies 

where the proxyholder must show up in per-
son to cast a ballot on behalf of unit owners, 
with an absentee ballot, there is no need for 
anyone to show up in person to register their 
vote.  

To adopt absentee balloting, an Illinois 
condominium association must adopt an 
absentee balloting rule at least 120 days before 
the election (or if the declaration or by-laws 
expressly allow for mail-in balloting).  Once 
absentee balloting is adopted and in effect, 
proxies can no longer be used in Illinois con-
dominium board elections.  

Adopt Electronic Voting 

Another option to modernize board elec-
tion procedures is electronic voting i.e., vote 
using platforms offered by various vendors for 
completing and submitting a ballot on your 
device).  Like with absentee balloting, Illinois 
condominiums must adopt a rule to imple-
ment an electronic voting option at least 120 
days in advance of the election and the elec-
tronic voting option, once implemented, does 
away with the use of proxies in board elec-
tions.  Unlike with absentee balloting, a unit 

owner must affirmatively opt-in to vote elec-
tronically (similar to opting in to receive elec-
tronic notices).   

> PRO TIP It is recommended that the con-
dominium association’s legal counsel pre-
pare any rules for absentee balloting, 
electronic communications, and/or elec-
tronic voting to avoid any potential issues 
and ensure that the rules in compliance 
with the law. 

Conclusion 

Physical distance may pose a challenge 
for condominium unit owners who reside off-
site, including difficulty in communicating 
with the owner and/or decreased participation 
in the affairs of the association (e.g., attending 
meetings and voting in board elections). By 
maintaining updated contact information, 
embracing virtual tools, offering paperless 
communication, and modernizing election 
procedures, condominium associations can 
better serve all owners and “bridge the gap” to 
make offsite owners feel more “local”—even 
from across the globe. Y



E N G I N E E R I N G  I N S I G H T S

                                                     10/26          C O N D O  L I F E S T Y L E S 33No part of the publication may be reproduced whatsoever without written consent from the publisher. 
All material herein is copyrighted 2026©.

A 
 well-written contract is more than a legal 
formality. It is a risk-control tool connect-

ing scope, price, schedule, quality expectations, 
decision-making, and documentation. The stron-
gest contracts, however, begin long before a con-
tractor agreement is signed. Each phase of the 
project should create clear documentation that 
protects the next. 

 
Site Evaluation and Development  
of the Project Scope 

The first step is defining what the associa-
tion is actually buying. Too often, a board asks 
contractors to “fix the leaks,” “replace the roof,” 
or “repair the masonry” before the root cause and 
extent of the problem have been established. The 
result is often several contractors pricing several 
different solutions. 

A qualified design professional should first 
evaluate existing conditions and identify likely 

causes, priorities, and limits of work. Depending 
on the project, this may include visual observa-
tions, measurements, testing, exploratory open-
ings, scanning, or review of how roofs, walls, 
drainage, flashing, and other assemblies interact. 

That evaluation should lead to an owner-
aligned bid package. Drawings and specifications 
should establish repair locations, materials, 
installation requirements, details, performance 
standards, alternates, allowances, unit prices, 
and known exclusions or assumptions. Practical 
conditions such as resident access, working 
hours, protection of property, permits, testing, 
mockups, and required inspections should also 
be addressed. 

The distinction matters: a contractor pro-
posal represents one contractor’s interpretation 
of the work. An owner-prepared scope defines 

BY TREY WALDMAN // WALDMAN ENGINEERING CONSULTANTS  

Major repair and replacement projects put condominium, townhome, and homeowners  
associations under significant financial and operational pressure. Roof replacements, façade 
repairs, balcony reconstruction, waterproofing, and similar work can involve substantial owner 
funds, resident disruption, multiple contractors, and technical decisions that affect the  
property for decades. 

Contracts as a Risk-Control Tool for Capital Projects



C O N D O  L I F E S T Y L E S

34                                 C O N D O  L I F E S T Y L E S       10/26 No part of the publication may be reproduced whatsoever without written consent from the publisher. 
All material herein is copyrighted 2026©.

the work the association wants every contractor 
to price. 

Bidding: Create an Apples-to-Apples  
Comparison 

Once the scope is defined, each qualified 
bidder should receive the same drawings, specifi-
cations, bid form, alternates, allowances, and 
addenda. A pre-bid meeting can help contractors 
understand site conditions, access, logistics, and 
technical requirements before submitting a price. 

A structured bid form is especially impor-
tant. Phrases such as “tuckpoint as necessary” 
or “repair as needed” leave quantity, location, 
repair standard, and final cost open to interpre-
tation. Measurable bid items and unit prices give 
the association a stronger basis for comparing 
proposals and handling variable quantities dur-
ing construction. 

The lowest number should not automati-
cally determine the award. The board and man-
ager should understand exclusions, 
substitutions, schedule assumptions, qualifica-
tions, proposed materials, insurance, bonding 
requirements when applicable, and whether 

each contractor has priced the complete scope. 
Bid leveling by the design professional can iden-
tify where apparent price differences are 
actually scope differences. 

Before signing, association counsel should 
review the contractor agreement. The contract 
should incorporate the final drawings, specifica-
tions, bid form, addenda, and accepted proposal 
so the project is governed by one consistent set 
of requirements. 

Construction Monitoring and  
Administration: Control Decisions,  
Cost, and Documentation 

Once construction begins, the contract 
becomes the roadmap for administration. It 
should clearly define the roles of the property 
manager, board, design professional, and con-
tractor. Managers should coordinate access, com-
munication, resident expectations, and board 
decisions, but they should not become the 
default engineer, quality-control inspector, or 
general contractor. 

The contractor remains responsible for 
means and methods, safety, labor, materials, 

scheduling, and execution. The engineer or 
architect should interpret the design documents, 
review submittals and requests for information, 
observe work at appropriate intervals, evaluate 
pay applications, document significant field con-
ditions, and prepare punch-list items. 

Cost controls should be established before 
the first invoice. A schedule of values breaks 
the contract amount into measurable compo-
nents so payments can be compared with work 
completed. Pay applications should account for 
prior payments, approved change orders, stored 
materials when permitted, retainage, and 
required lien waivers. 

Unforeseen conditions are common in 
repair work, but change orders should be doc-
umented before their impact on cost and sched-
ule becomes unclear. The contract should state 
who may authorize changes, what supporting 
information is required, and how time and price 
adjustments are calculated. 

Regular site reports, photographs, meeting 
notes, RFI logs, submittal records, and change-
order documentation create a defensible project 
history. The goal is to catch issues while they 
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are still small, documented, and correctable. 

Project Closeout: Protect the  
Association’s Final Leverage 

A capital project is not complete simply 
because the crew leaves. Final payment and 
retainage release are often the association’s 
strongest remaining leverage to obtain correc-
tions and documentation. 

Before final payment, the punch list 
should be complete and the final pay applica-
tion should reconcile the original contract, 
approved change orders, retainage, and prior 
payments. The association should also receive 
final lien waivers and affidavits, required 
inspection approvals or completion certificates, 
and surety consent when applicable. 

The closeout file should include the 
executed contract and change orders, pay appli-
cations, warranties, approved submittals, pro-
duct data, maintenance instructions, record 
drawings or as-builts when required, inspection 
and field reports, construction photographs, and 
documentation showing punch-list completion. 

Warranty records deserve special attention. 

A warranty is only useful if the association can 
show what was installed, when coverage began, 
what maintenance is required, and what con-
ditions could void coverage. Those requirements 
should be understood at closeout and incorpo-
rated into future maintenance planning. 

The Bottom Line 
Property managers and board members 

should not rely on a contractor proposal alone 
for a major repair or replacement project. Strong 
project controls begin with a technically sound, 

owner-aligned scope; continue through compa-
rable bidding and a clearly written contract; and 
remain in place through construction adminis-
tration, payment review, and closeout. 

When each phase produces the documenta-
tion needed for the next, the association is better 
positioned to control cost, reduce disputes, pro-
tect quality, and preserve the records it will 
need long after construction is complete. Y 
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W 
e’ve all been there, whether it be in our 
personal or professional lives; said 

something that we wish we could take back. 
Understandably, and as the common saying 
goes, nobody is perfect. Yet, it is also an impor-
tant reminder that in the association setting, 
especially at open meetings of the board, com-
ments or statements made by board members 
or the property manager will be held not only 
against the individual making the remarks, but 
also against the association. As we often say, 
you are running a corporation, a business. 
Therefore, the board and its representatives 
should act professionally in doing so to the  
best of their abilities. 

 
What does this entail as it relates to com-

ments and statements from association repre-
sentatives? The best advice we can give is to 
treat everyone with respect. Avoid name-cal-
ling, foul language, or otherwise disparaging 
comments about owners, contractors or any 
other person or entity, whether in writing or 
verbally. While the board or manager may not 
agree with someone or otherwise disapprove 
of comments they have made or actions they 
have taken, avoiding such statements and 
comments not only avoids creating a heated 
and hostile environment, but will also help to 
avoid bringing the association into potentially 
unnecessary litigation. In fact, there have been 
instances over the last few years where the  

 
association, individual board members and/or 
managers have had lawsuits filed against them 
due in large part to comments or statements 
made by them against someone. 

For example, Kiss v. Old Renwick Trail 
Homeowners Association, Inc., 2022 IL App (3d) 
210115-U, involved a case where the former 
manager and attorney of the association filed a 
lawsuit against the association for comments 
made by members of the board about the 
former attorney/manager. Specifically, the 
board members stated at an open meeting, 
which was recorded, that “a person” managing 
the association was coming to meetings drunk. 
Because of these comments, the attorney/man-
ager filed a defamation lawsuit, among other 

BY JONATHAN WASSEL // KEOUGH & MOODY, P.C. 

Anything You Say Can and Will be Used Against You
Avoiding unnecessary headaches and (potential) legal actions based on association representative comments 

CSR Roofing Contractors – providing superior service to  
the greater Chicagoland area for over 42 years.
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claims. While the association ultimately pre-
vailed, these comments by the board unneces-
sarily brought the association into the lawsuit. 
A lawsuit that could have easily been avoided.  

Another example was a case ruled on in 
January 2023 by the First District Appellate 
Court. In the case, the court ultimately affirmed 
a trial court’s ruling dismissing an owner’s law-
suit against an association’s managing agent 
for comments made about the owner. 
Specifically, in the case, Reverend Patricia A. 
Carey v. Phillip Pritzker, David Barnhart and The 
Habitat Company of Illinois LLC, the owner was 
referred to by management as “bringing a cer-
tain religious zeal to her opinions,” and also ref-
erenced the exorcist. While management did 
prevail in the lawsuit and the owner’s claims 
were ultimately dismissed by the court, this, 
again, is a prime example of needless and 
unnecessary commentary being made that 
unnecessarily brought management into a law-
suit that could have easily been avoided. 

While we all know that an association or its 
representatives can be sued for any reason or 
no reason at all, there are certain best practices 
that can be taken to help avoid needless and 
often costly lawsuits, even those where the 
association or its representatives may ultimately 
prevail, as in the examples discussed above. 
Board members, managers, and any other rep-
resentative of the association should remain 
objective and stick to the facts. Avoid unneces-
sary commentary or comments about individ-
uals or entities, and always remember that 
anything you say can and will be used against 
not only you, but also against the association.  

Avoiding these pitfalls will not only help 
smoothly administer and run the association’s 
business, but also limit or altogether avoid 
bringing you or the association into a lawsuit. 
After all, it is difficult enough to run the associa-
tion’s business. Why place the association need-
lessly in the crosshairs based on a comment or 
comments that could have been easily avoided?  

If there are any questions about what can or 
cannot be said, or otherwise should or should 
not be said as it relates to the association and 
association business, it is best to contact your 
legal representative. After all, anything you  
say can and will be used against you and the 
association. Y 
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F  
resh turf, emerging bulbs, flowering trees 
and shrubs, new foliage, clean bed lines, 

ornamental grasses, groundcover, and mulch 
all contribute to the color residents see after 
winter. 

For community boards and managers, fall 
and winter provide an important opportunity 
to evaluate priorities and begin planning the 
color residents will experience the following 
spring. 

The transformation can feel sudden. In real-
ity, it is carefully staged. The strongest spring 
landscapes are built through a sequence  

 
of decisions made before, during, and after the 
first bloom appears. 

Spring Color Starts Before Spring 

A successful display often begins with obser-
vations from the previous growing season. 
Which entrances attracted attention? Where 
did color fade too quickly? Did mature shrubs 
hide smaller flowers? Were certain beds too 
shady, wet, dry, or difficult to water? Those 
answers guide plant selection, quantities, place-
ment, and the areas deserving the greatest 
visual emphasis. 

Fall-planted bulbs are another part of the 
advance work. Their spring appearance depends 
on choices made months earlier, including loca-
tion, bloom sequence, and how the fading 
foliage will blend into the next layer of the land-
scape. Spring color should be treated as a pro-
gression rather than a one-day installation. 

The First Improvement  
May Not Be a Flower 

Before a bed can showcase color, winter 
must be cleared away. Leaves, branches, litter, 
and matted plant material can dull an other-
wise healthy landscape. Once conditions allow 
crews to work without damaging wet soil or 
turf, cleanup begins to reveal the property’s 
structure again. 

Crisp bed edges provide contrast between 
turf and planting areas. Selective cultivation 

BY SCOTT NIELSEN // FLECK’S LANDSCAPE & SNOW MANAGEMENT

When people hear “spring color,” they often picture beds of newly installed annual flowers. 
Those flowers may deliver the brightest finishing touch, but the spring experience begins 
much earlier and extends much farther across a community landscape.  

Before the Flowers Bloom 
How Spring Color Comes to Life Across a Community Landscape 
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improves the appearance of exposed soil and 
helps restore definition around plants. Fresh 
mulch, when applied at an appropriate depth 
and kept away from trunks and plant crowns, 
creates a darker background that makes green 
foliage and flower color appear more pro-
nounced. These details do not bloom, yet they 
strongly influence what residents perceive. 

Existing Plants Carry Much of the Color 

A community does not need to rely entirely 
on annual flowers to create impact. Spring 
bulbs can begin the display, followed by flower-
ing trees and shrubs, emerging perennials, 
groundcover, and fresh foliage in different 
shades of green, gold, burgundy, blue-green, 
and variegated white. Evergreens provide the 
backdrop that helps lighter spring growth 
stand out. 

Pruning must be timed with the plant in 
mind. Many spring-flowering shrubs form 
their flower buds on older growth, so pruning 
them too early can remove the very blooms the 
community is waiting to see. Your landscape 
professional should consider bloom timing, 
plant form, visibility, and long-term health 
before shaping or reducing plant material. 

Timing Protects the Investment 

In Northern Illinois, successful spring instal-
lations depend on conditions—not simply a 
date on the calendar. A warm stretch can tempt 
communities to rush tender annuals into beds, 
only to have cold temperatures return. Cool-
season flowers may provide an earlier opportu-
nity, while warm-season selections perform 
best after frost risk and soil conditions become 
favorable. 

Installation is only the beginning. Proper 
spacing, root-zone preparation, watering 
responsibility, weed control, and follow-up care 
determine whether a display fills in evenly or 
struggles. Bulb foliage also needs time to 
remain green after flowering so the plant can 
store energy for the following year. What looks 
like a delay in cleanup may actually be sound 
horticultural care. 

Color Should Guide People  
Through the Property 

The most effective community color pro-
grams are not spread equally everywhere. They 
concentrate attention where it matters most: 
entrance monuments, clubhouses, leasing or 
management offices, courtyards, pedestrian 

approaches, and other highly visible gathering 
areas. Repetition of selected colors can connect 
these separate spaces and give the property a 
more unified appearance. 

Boards and community managers can help 
by identifying priority views, resident expecta-
tions, watering limitations, and the impression 
they want the landscape to create. They should 
also ask how early-, mid-, and late-spring color 
will transition into summer, which existing 
landscape assets can be featured, and what care 
is included after installation. 

Making the Magic Happen 

Spring color is not a single product or plant-
ing date. It is the combined result of observa-
tion, cleanup, horticultural timing, plant 
knowledge, design restraint, and consistent 
care. The annual flowers may receive the most 
attention, but the supporting work across the 
entire landscape is what allows them—and 
everything around them—to look their best. 

That is how you make the magic happen: 
not with one dramatic moment, but through 
many well-timed details that bring the whole 
community landscape back to life. Y
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Call 630-202-3006 for more information                                                          View event photos at 
www.condolifestyles.net | mdavids@condolifestyles.net                                     facebook.com/mcdmedia

RIVERS CASINO | 3000 S. RIVER ROAD | DES PLAINES, IL | 60018

MCD MEDIA’S 
INDUSTRY RECOGNITION 

HISTORY EVENT&&
O  

ver 200 guests gathered on August 27th at the MCD Industry Recognition & History event held 
at the private event center of Rivers Casino in Des Plaines, IL. Many industry leaders,  

current MCD clients as well as Advisory Board members of MCD publications enjoyed lunch with various 
entertainment including music by FiddleRock (sponsored by IOC Construction) and Gaming Lessons from 
Rivers Casino Dealer Instructors. Xfinity 
Communities was the Premier sponsor of the event. 

A Lifetime Achievement Award was presented to 
Kara Cermak of RealManage while Stephanie 
Skelley of Associa and Joe Schutzius of Celtic 
Restoration Group were presented with Condo 
Lifestyles Outstanding Leadership Awards. 
Marguerite Batau of Community Specialists and 
Lillian Blankenburg (Retired Rowell) were recog-
nized for their distinguished service to the condo 
industry (over 50 years of service). Reserve 
Advisors (35th) and the CAI Illinois Chapter (50th) 
were recognized for their anniversaries this year. 
Photos of the event can be viewed at 
Facebook/MCD Media. 
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