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Update on the Project at North Avenue & Clark Street 

 

 

By Judy Barnes, President – JK Board of Directors 

A public meeting was held at the Latin School for the North and Clark project.   2,600 
registered voters were invited by post card and approximately 150 people attended—an 

estimated 1/3 from Alcott/Bryant and 2/3 from James/Kilmer.  Alderman Fioretti was 
also present, introducing the meeting and closing it. 

 

The presentation from the developer, Howard Weiner, was the same as that given to JK 

unit owners in June.  The plan development presented was also the same plan approved by 
J/K owners in June, the JK Board in August, and the same plan for which JK has prepared 

and executed an agreement with the developer. 
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Update on Clark & North, Continued from Page 1 

The one additional point was that the developer had requested another traffic firm to review 
and comment on the original traffic study.  Both firms were available for comment and both 

were consistent in finding that this development would have very limited impact on traffic for 
JK and the North/Clark intersection.  

There were many comments that were raised by various members of the audience at this 

meeting.  But the single focus of most dissenters present continued to be the 'loss of view' by 
AB and JK residents.   As we have learned from the Chicago Plan Commission, the ‘loss of 

view’ is not recognized as a reason for the city to not approve this development project, 
particularly given that the amended PD conforms to all of the current B3-5 zoning variables, 
with the exception of height (105’ vs 80’).  But a height variation can be granted by the Plan 

Commission--as all other B3-5 zoning variables are met in the current amended PD for this 
project. 

Finally, the Plan Commission approval of this project locks the Chicago Development Partners 

into a certain size/use building—hence James Kilmer residents need not worry about 
any ‘unexpected/unanticipated’ changes without this project going back through the entire 

Plan Commission review again.   

  The meeting ended after over two hours without a clear consensus among those present. The 
next step will be for the developers to present to the Chicago Plan Commission. 

 

 For those JK residents not present or who may not recall, here is a summary of the changes 

include in the amended June PD:  

-- Height reduction from the original PD of 125' down to the current height of 105'; 

-- A shift from 122 rentals to maximum 48 (33 planned for) high-end condos;  

-- Parking garage spaces increased from .45 per renter unit to 1.2 per condo unit; 

-- Vehicle entrance to this project will be from Germania/Sandburg Terrace unless CDOT 

approves North Avenue curb cut, which is the goal;  

-- Developer-funded site improvements increased to include (besides widening North Avenue 
by 2’ in the original PD):    

        1) Adding interior Germania loading dock, 2) removing Sandburg Terrace parkway (north 

drive), and 3)moving site utilities underground. 
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Property Manager’s Corner 

By Tom Kristufek, JK Property Manager 

Projects Update:     

■ Anticipated Garage Renovations 
We have an updated timeline for the garage renovations that includes the ramp work.  The bulk 
of the garage renovations are set to be performed in the first quarter of 2015.  It is anticipated 
that the Board will approve the contractor for this work at the December Board meeting.   

■ Freight Elevator Project 
The project commenced this week.  The Board approved some overtime to be used at the 
beginning of the project in an effort to expedite it.  Therefore, the two-man crew from Otis will 

be working the next three Saturdays.  We are hoping to condense a 12-week project into 
approximately eight weeks and be done long before Thanksgiving. Management will provide 
updates to keep residents apprised of the progress.   

Building Matters: 

■ Leaking Drainpipe in James House Laundry Room 
The Board approved the replacement of the section of drainpipe that leaks into the laundry 
room during heavy rains.  We expect this work to be scheduled within two to three weeks.  The 
laundry room will be closed for at least one day during this repair project.  Residents will be 
notified at least one week in advance.   

■ Balcony Furniture 
From the architects at Klein and Hoffman: residents should be mindful of moving heavy 
furniture around on the balconies.  Dragging heavy metallic furniture could damage the top 

coat.   
From the window washing vendor and Management: please make sure that your balcony 
windows and doors are free of obstructions when the window washers are servicing the 
building.  Their next scheduled visit will be in November.  Thank you. 

■ Conversations in Common Areas near Units 
Management asks that residents be mindful of their neighbors when speaking in the corridors or 
other common areas adjacent to the units.  Voices can carry far and reverberate through 
doorways and walls.  Residents enjoying quiet time within their units do not want hear the 
intimate details of a cell phone or any private conversation. 

■ Water Sensors 
Although the cooling season is nearing its end  residents that do not already own water sensor 
should consider buying one.  Many of the condensate drain pans that clog do so at the end of 
the cooling season – after a few months of use.  On more than one occasion, this manager has 

been informed of how a sensor had alerted someone before permanent damage was done to 
their floor.   

■ Homeowners Insurance  
Speaking of damages to floor coverings and other personal property from articles of clothing, 
jewelry and furniture to appliances, cabinetry, and plumbing and electrical fixtures - a unit 
owner’s insurance would potentially cover losses to these items, not the Association’s 
insurance.  To be sure, residents are advised to contact their insurance agent to make sure they 
have adequate coverage.  The insurance agent should be acquainted with the section(s) of the 
Declaration that spell out what the Association is responsible for insuring and what the unit 
owner is responsible for insuring.   
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Current Ward 2 Alderman Bob Fioretti announced on September 13 that he will run for 
Mayor of Chicago.  In addition, there have been six other candidates who are circulating 
nominating petitions to get their names on the ballot to be our next Ward 2 alderman.  This 

is some preliminary information on the potential candidates.  
 

They include:   
 

1.)  Brian Hopkins, who was an aide to John Daley on the Cook County Board, is supported 
by Burke and Madigan.  He is a graduate of U of I - Springfield, married, and has been active 
in SOAR (Streeterville Organization of Active Residents) since 1999 and most recently has 

been its president.  He lives in Streeterville and, if he wins, would have to move a few blocks 
to be in the new (current) 2nd Ward boundaries.  His campaign co-chairs are Toni Preckwinkle 

and Sheila Simon.  His focus will be on community involvement and development, crime and 
the proposed upgrade to the North Lake Shore Drive project (Grand to North Avenue and 

further to Hollywood). There are 3 co-chairs for Brian Hopkins who are:  Cook County Board 
President Toni Preckwinkle, Cook County Board Commissioner John Daley, and Chicago 
City Clerk Susana Mendoza              http://www.brianhopkinsforchicago.com/ 

 
2.) Alyx Pattison, is a lawyer from the Ukrainian Village. She used to work for 

Congresswoman Jan Schafkowsky and is a member of the Local School Council for Jose de 
Diego Community Academy.  As Alderman for Chicago’s Second Ward, Alyx will continue 

fighting for our communities by working to strengthen our neighborhood schools, increase our 
safety, improve infrastructure, and build our local economy, while also demanding increased 
transparency and accountability from our city government. 

http://alyxpattison.org/ 
  

3.) Bita Buenrostro, is a senior executive with a local restaurant corporation that manages 
three successful Chicago-area restaurants.  She also has sent out the neighborhood watch 

signs.  Bita lives with her husband Marcus Buenrostro, a decorated senior Chicago police 
officer of almost 19 years. In 2004, Bita proudly took the oath to become a United States 
Citizen.  Her platform is jobs and economic growth, safety and accountability and 

transparency. http://bitanow.com/ 

 

4.) Stacey Pfingsten, had been on Alderman Fioretti's staff as Director of Community 
Outreach. Since Fioretti is not running for alderman, Stacey recently announced her own 

candidacy for alderman.  She stepped down from her job at Alderman Fioretti’s office on 
September 5 to run.  At the time of this publication, there is no formal website available for 
Stacey to provide more in-depth information on her aldermanic strategy and platform.  

         
Continued, Page 5 

 

President’s Update 

By Judy Barnes, President – JK Board of Directors 

http://www.brianhopkinsforchicago.com/
http://alyxpattison.org/
http://bitanow.com/
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Hi, Everyone: 

Thank you for contributing your concerns, questions, suggestions and ideas. Below are the 
answers and action plans for issues you recently raised. 

1. The outer door of Kilmer is locked much of the day, which means our deliveries would go to 

James Receiving Room.  Not great.   

Actually, the outer door is open most of the day.  Toward evening, when safety is an 

issue, the door will be locked, and your deliveries will go to the James Receiving 

Room. 

2. The unit doors in our hallways lack uniformity. Can that be fixed? 

Absolutely.  We intend to address this issue when the hallways are renovated next 

year, a project which is already on the docket. 

3.  The handicapped sidewalk is cracked, making it dangerous. 

Management is aware of this.  That sidewalk is the city’s responsibility.  Contact the 

City at 311 and the Alderman’s office to voice your concerns.  The more the better.  

The management office will do the same.  

4. I  know this has been brought up before, but could seasonal plants replace the fountain in 

front of James House?      Continued, Page 6 

Our HOA representatives will bring it up again for discussion. 

5. The keys on my TV remote are sticky, and I need to trade it  in for a new one.  Do I need to 

go to the RCN office to do that? 

Owners’ Corner 

Susan Geffen – Secretary, JK Board of Directors 
 

5.) Steve Niketopoulos, is currently President of the Ukrainian Village Neighborhood 

Association and a web administrator for other neighborhood organizations. He has been 
involved in Every Block.   He recently married and indicated he is running for city council.  
He believes in the rights of neighborhoods and the need to build more coalitions using 

social media mixed with direct engagement to make sure neighborhoods are educated and 
aware of the issues and part of the discussion.  At the time of this publication, there is no 

formal website available for Steve to provide more in-depth information. 
 

6.) Cornell Wilson is an attorney, community advocate, and a decorated veteran of the 
United States Marine Corps, who has dedicated his life to leadership and public 
service.  He received his law degree from Northwestern University and accepted a position 

at Ungaretti and Harris LLP, gaining extensive experience as an associate in civil litigation. 
Cornell, who is also an active Chicago Cares volunteer, is focused on listening to the 

concerns of 2nd Ward residents and developing innovate solutions for challenges facing our 
neighborhoods and our city.   Supposedly, Cornell has someone from Obama's old 

campaigns helping him with his Ward 2 aldermanic campaign.   
http://cornellwilson.com/2nd-ward-community-resources/community-organizations 
 

http://cornellwilson.com/2nd-ward-community-resources/community-organizations
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Our HOA representatives will bring it up again for discussion. 
 

6. The keys on my TV remote are sticky, and I need to trade it  in for a new one.  Do I need 

to go to the RCN office to do that? 

You can simply call them, and they will replace it.  It takes an average of two weeks. 
(Management is in discussions with RCN to reduce that wait time.)  This should be 

an easy routine exchange for RCN.  Also, you may need them to do some 
programming with the new one, but they can do that over the phone. 

 

7. Are we making any progress with the laundry room?  It  is looking much cleaner lately, but 

the constant water leaks are troubling. 

Yes. We are on the case with fixing this problem with the pipes.  See Manager’s 
Corner for a full explanation of what we’re doing and when. 
 

As always, thank you for your suggestions and comments.  They help make the 
James/Kilmer Community a better place for all of us.   
 

Keep talking.  We’re listening. 

 

 

 

 

UPCOMING MEETINGS 
 

Tuesday, September 23  

JK Board o f Directors Meeting, James Hospitality Room  

 

Tuesday, October 28   

 JK Board of  Directors Meeting, James Hospitality Room  

 

Tuesday, November 11 - JK Annual Meeting, James  

Hospitality Room  

Four director  slots will be  open  for  voting.   We will post  the  

names,  backgrounds,  and  platforms  of  the  candidates  in the  

next  Newsletter  

 

All  meetings  begin  at  7:00 PM.  

Agenda  & any  changes  will  be  posted  publicly . 
 

 

*Any changes to these dates will be posted* All meetings begin at 

7:00 PM* 
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Treasurer’s Report 

By Betty Latson – Treasurer, JK Board of Directors 

The Finance Committee has begun its work on the 2015 operating and capital budgets.  At its 

first budget meeting held on September 11th, the Finance Committee discussed the potential 
capital expenditures JK may face over the next five years including air balancing, garage 

repairs, and the hallway and penthouse remodeling. The meeting generated a list of additional 
diligence that will assist the Finance Committee and the Board in determining the best 
approach and most accurate project costs estimates to use in projecting the JK capital reserves 

over the next five years.  

Good news!  The Finance Committee is pleased to announce that both the 2013 audit and 
cost allocation study have been finalized.  The management office will be sending a package 

that includes the 2012 and 2013 audits, the 2012 and 2013 cost allocation studies, and the 
2012 and 2013 tax letters to each unit owner shortly. 

Interim financials through July 2014 reflect $3.5 million in revenues including $417,000 in 
direct charge income.  Excluding direct charge income, the Association reported revenue 

which was $43,000 higher than budget due primarily to strong garage income and transfer 
fees.  Operating expenses were reported at $2.6 million, which were over budget by $143,000 
as a result of high utility costs (primarily gas), maintenance/repair costs, bad debt, and legal 

expenses.  After capital reserve provisions special assessment provisions, JK reported a deficit 
of revenues over expenses of $124,000, which represents a negative variance to budget of 

$95,000.  At July 31, 2014, the JK operating fund stood at $281,000, and the JK capital fund 
stood at $5.7 million. 

The next finance committee will be scheduled in the next two weeks, and will review the 
operating budget at that time. The date will be posted shortly. All interested unit owners are 

encouraged to attend.  

 
 
 

 
 
 

  

DID YOU KNOW??? 
By Barbara Mueller,  

VP ï JK Board of Directors 

This column hopes to bring you useful information about our neighborhood.  We would 

love to hear your contributions.  Just to be clear, we are not looking for restaurant reviews or 
places to shop for cute clothes.   

DID YOU KNOW, you can save 20% on Walgreens’ Senior Savings Day the first 

Tuesday of every month?  “On the first Tuesday of every month, Walgreens offers 
customers 55 and older a discount on most in-store purchases. Check their website for 

exclusions.               Continued, Page 8 
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Engineer’s Corner 
 

 

Kurt Kruger – JK Chief Engineer 

DID YOU KNOW, Immediate MD, a new urgent care facility has opened right on 

North between LaSalle and Sandburg Terrace?  121 W. North Ave. 312-643-5606.  They 
can run lab tests, take x-rays etc. You don’t need an appointment, you see an actual doctor 

– not a nurse practitioner - and they take most insurance including Medicare. I went there 
early last Tuesday morning (the day after Labor Day).  Didn’t have to schedule an 
appointment or schlep to my doctor’s office (that saved money).  You can find out more by 

stopping down or visiting their website www.immediatemd.net . 

DID YOU KNOW, you can get new watch batteries installed for $10 or less, including 

the price of the battery, at BatteriesPlus.  2051 N. Clybourn. 773-645-4420. This is a great 
alternative to having to go downtown.  Caveat: They won’t work on really expensive 

watches-so don’t go there with your real Rolex-take the fake.  Probably best to call them 
and ask if they stock your type of battery.  One great thing is that it’s in a strip mall, so free 

parking right in front of the store. By the way, I just noticed there is a coupon that is good 
until the end of October.  $7.99 for watch battery and installation.  
http://www.batteriesplus.com/store_details/267.aspx 

 
Late addition: I just had another water leak due to a clogged HVAC drip pan.  Fortunately 

my Watchdog Water Alarm went off before any real damage could occur.   I have one of 
these next to every HVAC unit in my apartment, plus one on the wall in back of my fridge. 

These little guys have saved me a lot of money, aggravation and ruined carpet on 4 
different occasions.   

 

DID YOU KNOW, you can buy the “Watchdog Water Alarm model BWD-HWA” for 

$10.47 at Home Depot. 
http://www.homedepot.com/s/watchdog%2520water%2520alarm?NCNI-5 .  There are 

lots of other brands out there, but since I’ve personally had good luck with these, thought 
I’d pass on the tip.  

 
If you have a “Did you know” tip to share, turn it into Melissa at the front desk in the 

Management Office 
 

Welcome to a new season, everyone. 

On September 15th, 2015, according to City Code, the building was required to turn the heat 
on, if outside temperatures dictated it.  We cannot go back and forth turning the building 
heat on and then off should the weather change.  I know this is inconvenient and 

uncomfortable sometimes, but that’s the way the system works. 

If you have the original HVAC units; please direct your white plastic HVAC grids toward 
the windows for optimum effect.  And the season changeover would be the time to do the 

semi-annual filter for your HVAC units, as well; no tabs required.              Continued on Page 9  

 

Kurt, James Kilmer Chief Engineer 

 

http://www.immediatemd.net/
http://www.batteriesplus.com/store_details/267.aspx
http://www.homedepot.com/s/watchdog%2520water%2520alarm?NCNI-5
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Kurt’s Column, Continued 

Here is special article from Melissa in the Management Office.  It fully explains  
about our heating systems and why we do what we do.   

 
 

 

JAMES KILMER SPECIAL REPORT:  

HVAC WEATHER CONDITIONS AND CONSTRAINTS 

 
We have a system that uses the same pipes for both the heating and the cooling. That means 
we completely shut down one system to convert to the other. It's no flip of the switch! 

Just turn it on. It takes 2 days to safely bring the cooling system on-line. (We can do it faster, 
but it is stressful to the system). It takes 1 day to turn the system back to heat. This is a 3-day 

cycle. Switching back and forth on a plumbing system our age is not good for the pipes. 

Policy: At the beginning of the warmer season, we look at weather reports for a 5-day trend. 

If the warming trend is short, we can't react to it fast enough. During this kind of season, the 
weather is highly volatile and unpredictable. 

LAW: Chicago law requires that we provide heat from September 15 - June 1 and insure 
temperatures of 65°. Even on warm sunny days, night-time temperatures can dip down.  

Warranty: We are under contract with a company to service and maintain our cooling 

system. We use this company for the first change-over to cooling in order to protect the 
warranty and to keep our system in good working order.  

Just leave it on. Once we turn the air on, we can’t leave it on when weather dips down again. 
When the air system is operational in cooler temperatures (40's - 50's,) we get condensation 
in the walls of your units. This can cause YOU damage.  

Other buildings have air-conditioning. Yes, many Sandburg buildings do have unit air 

conditioners, which Unit Owners pay for all season. They can turn them on and off at will. 
We have the advantage of a central system. But that is a challenge at shoulder seasons when 
we all have to live with it on or off and have different tolerances for comfort. We checked 

with other buildings with the same system that we have and each of them follows the same 
policy.  

Why don't we just change the system? This would be a major capital project that would 
result in a special assessment. Our current system works 99% of the time effectively for us and 

has quite a bit more years of useful life. We all need to decide whether we think that it is 
reasonable to expend capital funds for the 1% of the problem we have each transitional 

season. Owners are invited to be part of the budget process in the fall in order to understand 
those decisions in the full financial context of running this large home of ours. 

The Office has heat? The office and Fitness Center are set up on a separate heating/cooling 
system which has to be turned on to maintain safe workout temperatures in the fitness room 

for the residents. That is why the office may have air/heat when you don’t in your home yet. 
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Website Committee Update – by Ron Miller, JK Webmaster 

 

It’s all here! 

 
If you want to know the latest news about our Association, log on to the James Kilmer Condo 

website: JamesKilmerCondo.org.  There you’ll discover the minutes from our Board Meetings, 
updates on building projects, our Association’s amenities, facilities, forms, documents, special 

dates, reminders, and much more.  You’ll even find this newsletter there for future reference. 
 

Although our management office is available M-F during office hours, and closed on holidays, 
your website’s resources are available 24/7 worldwide.  
   

We encourage you to explore the many features of our website and be in the know.  Feedback 
and questions welcome. Ron Miller, Webmaster@JamesKilmerCondo.org 

 Survival Guide for Condo Living 

By Barbara Mueller – VP, JK Board of Directors 

Happy September!  Hope everyone had a nice summer - did we actually have summer?  All I 
know is that 90% of the time I went down to the pool for water aerobics at 10:00 AM, the 

temperature was below 70 degrees!  
 

Anyway-this column is going to touch on one of the more sensitive aspects of communal living:  
Smells. 
 

For example something happened the other day, yet again, which annoyed the (insert your own 
favorite swear word here) out of me. It’s something we’ve all experienced.  Maybe it’s just that 

my tolerance level has greatly diminished while my allergies have gone into overdrive.  
BUT…how many times have you gotten into the elevator when you’re the only one there, and 

yet, someone’s cloyingly horrible perfume or aftershave is still lingering?   I mean how much 
fragrance does one have to dump over one’s head in order to contaminate the walls and floors 
of an elevator long after that said person is no longer in it? So-my advice, no-my plea –if you 

insist on dousing yourself with scent, no matter how fabulous you think it smells, please consider 
that the majority of us residents think its offensive.  Do feel free, however, to apply the other half 

of the bottle outside or in your car.  And in case you were wondering, I did poll 22 residents; 18 
agreed with me and 4 said it didn’t bother them.   

 

Now, as long as we’re on the topic of smells…maybe these will all go away with the air balancing 
project scheduled for 2015, but please clean/change your cat box or doggie doo doo pads OFTEN 

and don’t keep them anywhere near your front door. That smell that is wafting out into the hall 
-clearly you’ve grown immune to it - the rest of us have not.  And: please don’t write me a nasty 

gram saying I hate pets.  I love them.  I just don’t want to smell “Eau d’Pet Poo” as I’m walking 
to and from the elevator.  Ok-I’m done venting!  

 
By now you’re probably wondering, “What about cooking smells, Barbara?”  I’m glad you 

asked. We can’t really regulate what people cook or when they cook it.  For example, I love 

mailto:Webmaster@JamesKilmerCondo.org
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             Survival Guide, continued 

the smell of garlic-but not so much at 6:00 AM.  I love the taste and smell of curry, but not  
24/7.  I love the smell of cabbage-NEVER.  Unfortunately, all we can do is cross our fingers 

and keep a clothes pin handy for our noses.  You could always try to chat with your 
offending neighbor, but showing up with a bottle of wine like when they’re having a noisy 

party, doesn’t usually work. Besides, who knows what goes best with cabbage-red or white? 
OK- here comes the moral of the story (remember these articles always have one):  If you 

can smell what’s in YOUR apartment from down the hall, it’s time for some behavior 

modification.  You may think whatever odor is emanating from your unit smells like 
ambrosia.  HINT: it probably doesn’t to the rest of us.  (Unless, of course, your apartment 

smells like chocolate. Then you get a pass and probably a knock on the door asking for a 

brownie!) 

 
Next topic:  The Service Elevator Project (see Property Manager’s Corner).  While this 
doesn’t really have anything to do with smells, it does sort of stink having to wait so long 

for an elevator. So in light of this, here’s an important mechanical elevator tip.  While you 
are waiting for the elevator, pressing the up or down button repeatedly, DOES NOT MAKE 

IT COME SOONER.   Of course, at some point while you are doing this, the elevator does 
indeed come. However, please don’t take this as proof that your manic button pushing 

worked. It did NOT (I actually checked this out with Otis.) At best, it makes you feel better.  
At worst, you will break the button. Reminder:  If you break the button doing that, we will 
find you and fine you.  Muahahahahaha  (word for evil laughter). 

 
And finally, (note to self) please learn where the door open and close arrows are located, 

and understand which does what.  I am sure many of you think I am the Queen of Rude.   
While you are running to get into the elevator with your hands full of packages, I press the 

wrong arrows and force the elevator to slam in your face. All I can say is –I’m really, really 
sorry. I’ve only lived in the building since 1975.  I’m sure I’ll figure out which way those 
damn arrows are pointing one day very soon. 

 
PS:  Check out our new helpful hints column called “Did you know?” (page 7-8) written by yours truly. 
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September Tomatoes  
by Karina  Borowicz  

 

The whiskey stink of rot has settled  

in the garden, and a burst of fruit flies rises  

when I touch the dying tomato plants.  

 

Still, the claws of tiny yellow blossoms  

flail in the air as I pull the vines up by the roots  

and toss them in the compost.  

 

It feels cruel. Something in me isn’t ready 

to let go of summer so easily. To destroy  

what I’ve carefully cultivated all these months.  

Those pale flowers might still have time to fruit.  

 

My great - grandmother sang with the girls of her village  

as they pulled the flax. Songs so old  

and so tied to the season that the very sound  

seemed to turn the weather.  

 

 Au revoir, summer… 


