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July 24, 2023

Chicago Housing Authority

60 East Van Buren Street

Chicago, IL 60605

Re: Draft Physical Needs Assessment

Loomis Courts

1314 & 1342 West 15th Street

Chicago, Illinois 60608

BBG Project 0523103179

Dear Miguel Moreno:

BBG Assessments, LLC (BBG) is pleased to provide a Physical Needs Assessment (PNA) along with cost estimates

tables including Non-Critical, Critical, and Replacement Reserves.

This assessment included a site reconnaissance as well as research and interviews with on-site personnel and

property ownership. An assessment was made, preliminary cost estimates developed, and recommendations

outlined.

Three follow-up studies has been recommended and are discussed in Section 1.1.

We appreciate the opportunity to provide engineering services to you. If you have any questions concerning this

report, or if we can assist you in any other matter, please contact me at bbauman@bbgres.com or 207.606.5036.

Sincerely,

Blaine S. Bauman, E.P.

Senior Managing Director

BBG Assessments, LLC

Loomis Courts
BBG Project: 0523103179
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1.0 EXECUTIVE SUMMARY

On June 27, 2023, BBG conducted a Site evaluation of the Loomis Courts located at 1314 & 1342 West 15th

Street, Chicago, Illinois, that consisted of a review of the physical condition and maintenance of the Site. The

building envelopes, structural systems, and roofs of the facility were evaluated, as well as the grounds and

pavement. The evaluation included review of the building areas and Site property, including common areas

and a selection of representative apartments.

It is the opinion of BBG that the Site and improvements are in fair and serviceable condition, consistent with

other properties of similar age that have been adequately maintained. Some limited deferred maintenance

items were noted.

1.1 Follow-Up Study Recommendations

1. ELEVATORS:

The City of Chicago's Building Permit & Inspection Records website identifies violations for all of the

elevators at the Subject Property. Additionally, the freight operators were out of service at the time of

inspection. It is recommended that elevator assessments be performed to identify deficiencies and provide a

scope/quote for needed repairs/upgrades.

2. ROOFING SYSTEMS:

The membranes for the flat roofs at both buildings appear to have leaks in select locations. It is

recommended that a roofing contractor be engaged to perform a roofing inspection at each building, opine

on conditions, identify leaks, and recommend a repair scope.

3. PLUMBING SYSTEM LEAKS:

Water damage resulting from plumbing leaks was observed in both buildings. It is recommended that a

plumbing contractor be engaged to perform a comprehensive inspection of the plumbing systems, identify

plumbing leak sources, and recommend a repair scope.

General Site Information

Property Name: Loomis Courts

Street Address: 1314 & 1342 West 15th Street

City, County. State: Chicago, Cook County, Illinois

Primary Use: Multifamily

Year Built & Age: 1961, 62 years old

Year(s) of Addition: none reported

Year(s) of Remodel/Rehab: none reported

Ownership Entity: Chicago Housing Authority

EXECUTIVE SUMMARY
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General Site Information

Facility Operator: The Habitat Company

Number of Buildings: 2 mid-rise residential towers

Number of Stories: 7

Cellar/Ground-floor/Crawl Space: Basement level

Total Number of Units: 124

Ancillary Buildings: none

PNA Assessor(s): Lamar Davis and John Pierce

Date of Evaluation: June 27, 2023

Point of Contact: Mr. Miguel Moreno

Weather: 76 and Partly Cloudy

Estimated Remaining Useful Life: 40 years

EXECUTIVE SUMMARY
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2.0 PURPOSE & SCOPE

The purpose of this study was to observe and provide a report on the physical condition and maintenance of

the subject property and its improvements. This report addresses component repair/replacements that BBG

believes are significant for the continued operation of this facility in its current usage and occupancy.

Unit inspection requirements include inspection of at least one apartment in each building and one

apartment of each unit type. BBG inspected (12) of the (126) apartment units (10%). The selection set

included at least one of each unit type. It is the opinion of BBG that the selection set of units inspected is

representative and the unit inspection count is sufficient for the accurate completion of this PNA.

The scope of services included observations of the Site and its improvements, reviews of available

construction and maintenance documents, Site survey plan, legal description, location maps, and interviews

with various persons. The evaluation was performed to assess the physical condition and maintenance status

of the subject property and to recommend repair and maintenance items BBG considers significant for the

subject property to continue in its current operation and/or to be restored to good condition consistent with

comparable properties.

PURPOSE & SCOPE
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3.0 PROPERTY CONDITIONS

3.1 Site

Vehicular access to the Subject Property is provided by way of paved entry drives located off of West 15th

Street, West 14th Place, and South Throop Street. The entry drives are unsecured, with no gates or barriers/

vehicular gates. BBG has calculated that there is approximately 19,000 square feet of asphalt pavement

(parking area and drive aisles) at the Subject Property. The parking areas utilize concrete wheel stops and

concrete curbing edges the pavement. The asphalt pavement appears to generally be in fair condition, with

alligator cracking and potholes in select locations (especially in the parking lot to the north of 1342 West

15th Street).

Pedestrian access to the site is provided by way of concrete sidewalks that are connected to the municipal

sidewalks, site parking areas, site amenities and building entrances. The concrete sidewalks and concrete

flatwork at the Subject Property appear to be in generally good condition.

Site landscaping includes grassy areas and numerous trees and appears to be in generally good condition.

The site layout incorporates an open central courtyard area with walkways and two playground areas.

The northern playground area consists of a play structure with slides and a cargo net for climbing. The

southern playground area is a set of swings. All playground equipment was observed to be in generally good

condition.

Site lighting is comprised of pole-mounted light fixtures and building-mounted fixtures at building

entryways. Site lighting fixtures appear to be in good and serviceable condition.

Prefinished metal fencing is provided around the perimeter of the property. Fencing was observed to be

in good condition.

Dumpsters are located adjacent to the parking lots to the north of the residential buildings. The dumpsters

are inside of masonry enclosures with wooden gates at the northwest end of the property. The dumpster

enclosures were observed to be in fair to good condition.

3.1.1 Recommendations

1. It is recommended that the asphalt pavement be milled, overlayed, and restriped. Asphalt sealcoating and

restriping is recommended every 5 years.

3.2 Structural Frame - Building Envelope

The Subject Property includes two mid-rise residential buildings located at 1314 and 1342 West 15th Street.

Both buildings are seven stories tall, with full basement foundations. The buildings' superstructures are

presumed to consist of masonry/concrete load-bearing walls supporting elevated concrete floor and roof

slabs.

PROPERTY CONDITIONS
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The exterior walls of the buildings are finished with brick veneer. The exterior brick was observed to be in

overall fair condition, with signs of efflorescence and areas with damaged mortar. Gaps between dissimilar

materials on the exterior of the buildings are filled with caulk.

The buildings are configured with flat roofs, finishes with TPO membrane roofing, assumed to be

installed over polyiso insulation. The flat roof membranes at both buildings appear to have leaks in select

locations. Evidence of water ponding was noted throughout the roof fields.

There are plumbing vent penetrations throughout the roof fields. Storm water runoff is drained off the flat

roof systems via internal roof drains that connect to the municipal underground storm water collection

system.

The roofing systems appear to be approaching the end of their useful life.

The building design incorporates enclosed stair towers that provides access to the various levels of the

buildings. Access to units is via elevated concrete walkways located on the exterior of the buildings. These

walkways utilize painted metal railings.

Building fenestrations include painted metal unit entry doors and insulated vinyl windows. The windows and

doors were observed to be in fair condition.

3.2.1 Recommendations

1. Selective repairs to the brick façade and tuckpointing are recommended.

2. A roofing inspection is recommended to establish conditions, identify leaks, and provide repair/

replacement scopes. The TPO roofing is approaching the end of its useful life and replacement is

recommended in the short term.

3.3 Mechanical & Electrical Systems

The main switch gear panel is on a 120/208-volt, 3-phase, 4-wire. Circuit breaker sub-panels throughout the

facility were manufactured by Siemens, and have 800-amp capacities. Distribution wiring throughout the

building was reported to be copper.

The facility is equipped with two (Generac), natural gas back-up generators. The generators are located on

the west side of each building. The generators were reportedly installed in 2006 and have capacities of 130

kW. The generators are coupled with automatic transfer switches and support life safety

equipment, emergency lighting, and a selection of outlets and building equipment. The generators appear to

be in good condition.

Each building utilizes two gas-fired boilers that provide domestic hot water (DHW) throughout the buildings.

Additionally, each building is equipped with two 200-gallon hot water storage tanks. Hot water is circulated

throughout the buildings with circulation pumps. The boilers and hot water tanks were installed in 2020.

Each building utilized two gas-fired boilers to provide radiant heating throughout the buildings. These boilers

were installed in 2020.

PROPERTY CONDITIONS
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Units are equipped with through-wall air conditioning units in living rooms and bedrooms.

Each building has two mini-split ductless air conditioning systems installed to cool elevator mechanical

rooms. These air conditioning systems were observed to not be operational.

3.3.1 Recommendations

1. Replace blower for Boiler 1 at 1314 West 15th Street.

2. Replacement of through-wall air conditioning units is recommended at the end of their useful lives.

3. The mini-split ductless air conditioning systems servicing the elevator mechanical rooms are not

operational. These units should be repaired as Life Safety repairs.

4. Water damage resulting from plumbing leaks was observed in both buildings. It is recommended

that a plumbing contractor be engaged to perform a comprehensive inspection of the plumbing in

all units and identify plumbing leaks.

3.4 Elevators

The site buildings are seven stories in height. Each building is equipped with a passenger elevator and a

freight elevator that provide access to all of the levels.

The passenger elevators utilize electric traction and have 2,500-pound capacities. The elevator equipment

was reported to be original to building construction. Elevator equipment in the passenger elevators was

reportedly replaced in 2006.

The City of Chicago's Building Permit & Inspection Records website identifies violations for all of the

elevators at the Subject Property. Additionally, the freight operators were out of service at the time of

inspection.

Each building has two mini-split ductless air conditioning systems installed to cool elevator mechanical

rooms. These air conditioning systems were observed to not be operational.

3.4.1 Recommendations

1. Correct violations identified in most recent elevator inspections for both passenger and freight

elevators as Life Safety repairs.

2. Replace equipment and controls in freight elevators.

3. Replace elevator cab finishes in freight elevators.

4. The mini-split ductless air conditioning systems servicing the elevator mechanical rooms are not

operational. These units should be repaired as Life Safety repairs.

PROPERTY CONDITIONS
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3.5 Life & Fire Safety

Throughout the two buildings there are illuminated exit signs, emergency lighting, emergency pull stations,

and horn/strobe alarms. The alarms are controlled/monitored by central fire alarm control panels (FACP) and

communicators. The FACPs are equipped with battery backups. The fire alarm control panels were observed

to be in good condition.

3.5.1 Recommendations

No recommendations at this time.

3.6 Interior Elements - Common

The subject property contains a leasing office. The leasing office is configured with administrative offices,

a kitchen, and bathroom. Leasing office finishes including vinyl composite tile flooring and painted gypsum

wall board walls/ceilings.

Trash chutes were observed to be in poor condition, due to several of them not opening and latching properly.

3.6.1 Recommendations

1. Repair trash chutes to restore proper operability.

3.7 Interior Elements - Tenant

Unit floors are finished with vinyl composite tile. Walls in units are finished with painted gypsum wall board.

Kitchens are equipped with wood-veneer cabinets and plastic laminate countertops. Kitchen cabinets were

observed to be in fair to poor condition. Cabinets in many units are damaged with missing drawers.

Units are equipped with refrigerators, gas ranges, and range hoods, of varying ages. Appliances generally

appeared to be in fair condition.

Unit bathrooms are equipped with wall-mounted lavatories, toilets, and bathtubs with surrounds. The

wall-mounted lavatories and toilets generally appeared to be in fair condition. Bathtubs and surrounds

generally appeared to be in poor condition.

3.7.1 Recommendations

1. Roof leak observed in Building 1314, Unit 604. Repair of leak is recommended.

2. Roof leak observed in Building 1342, Unit 705. Repair of leak is recommended.

3. Wall-mounted lavatory disconnected from wall was observed in Building 1314, Unit 601. Repair is

recommended.

PROPERTY CONDITIONS
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4. Plumbing leak in bathroom was observed in Building 1314, Unit 104. Repair is recommended.

5. Hole in bathtub was observed in Building1342, Unit 505. Repair is recommended.

6. Damaged cabinets were observed in Building 1342, Unit 501. Repair/replacement is

recommended.

1. The kitchen cabinets are approaching the end of their useful life. Replacement is recommended.

2. Bathtubs and surrounds have reached the end of their useful life. Replacement is recommended.

3.8 Unit Inspection Schedule

Unit Inspection Schedule

Count Building ID Unit ID Unit Type # of Beds # of Baths Status

1 1314 201 2 Bed / 1 Bath 2 1 Occupied

2 1314 302 1 Bed/ 1 Bath 1 1 Vacant

3 1314 604 1 Bed/ 1 Bath 1 1 Occupied

4 1314 601 2 Bed / 1 Bath 2 1 Vacant

5 1314 606 1 Bed/ 1 Bath 1 1 Occupied

6 1314 104 1 Bed/ 1 Bath 1 1 Vacant

7 1342 705 2 Bed / 1 Bath 2 1 Vacant

8 1342 603 1 Bed / 1 Bath 1 1 Vacant

9 1342 501 2 Bed / 1 Bath 2 1 Occupied

10 1342 505 2 Bed / 1 Bath 2 1 Vacant

11 1342 404 1 Bed / 1 Bath 1 1 Occupied

12 1342 307 2 Bed / 1 Bath 2 1 Occupied

PROPERTY CONDITIONS
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4.0 OPINIONS OF PROBABLE COSTS

Based on our field observations, interviews, and document reviews, it is the opinion of BBG that the Site

and improvements are in fair and serviceable condition and have been adequately maintained, with

some deferred maintenance items noted. It is BBG's opinion that the Site and associated building could

continue to be utilized for the intended purpose for at least an additional 40 years, provided the

recommendations for repair/replacement are implemented in a timely manner and the physical

improvements receive continuing preventative maintenance.

OPINIONS OF PROBABLE COSTS
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5.0 ASSESSOR QUALIFICATIONS

Lamar Davis, John Pierce, and Blaine Bauman are qualified and experienced Physical Needs Assessors.

ASSESSOR QUALIFICATIONS
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6.0 LIMITING CONDITIONS

This report was compiled based partially on information supplied to BBG from outside sources including

representatives of the client, the property owner, the property manager, contractors servicing the property,

or local building code officials and other information in the public domain. The conclusions and opinions

herein are based on the information BBG obtained in compiling the report, which is on file at the BBG office.

BBG makes no warranty as to the accuracy of statements made by others that may be contained in the

report, nor are any other warranties or guarantees, expressed or implied, included or intended by the report,

except that it has been prepared in accordance with the current generally accepted practices and standards

consistent with the level of care and skill exercised under similar circumstances by other professional

consultants or firms performing the same or similar services. Because the facts forming the basis for the

report are subject to professional interpretation, differing conclusions could be reached. BBG does not

assume responsibility for the discovery and elimination of hazards that could possibly cause accidents,

injuries, or damage. Compliance with submitted recommendations or suggestions does not ensure

elimination of hazards or the fulfillment of the Clients obligations under local, state, or federal laws or

any modifications or changes to such laws. None of the work performed hereunder shall constitute or be

represented as a legal opinion of any kind or nature but shall be a representation of findings of fact from

records examined.

No PNA report can wholly eliminate the uncertainty regarding the presence of physical deficiencies and the

performance of the building systems. Preparation of a PNA report in accordance with ASTM guidelines is

intended to reduce the uncertainty regarding the potential for component or system failure and to reduce

the potential that such component or system may not be initially observed.

LIMITING CONDITIONS
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A1: Overall Property and Elevation Photos
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1. Building elevation 2. Building elevation

3. Building elevation 4. Building elevation

5. Building elevation 6. Building elevation

Appendix 1
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7. Building elevation
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A2: Site Photos

Appendix 2
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1. Masonry dumpster enclosure with wood gate 2. Typical asphalt pavement

3. Typical asphalt pavement 4. Typical concrete sidewalk

5. Playground equipment 6. Playground swingset

Appendix 2
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A3: Structural Frame & Envelope Photos

Appendix 3
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1. Typical brick facade 2. Typical TPO roofing

3. Typical TPO roofing 4. Typical basement vinyl hopper windows

5. Typical vinyl window 6. Covered stair tower

Appendix 3
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7. Typical elevated exterior concrete walkway with

metal railings

Appendix 3
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A4: Mechanical, Electrical, Plumbing Photos

Appendix 4

Loomis Courts
BBG Project: 0523103179

20
Copyright © 2023 BBG, Inc. All rights reserved.



1. DHW boilers 2. Hot water storage tanks

3. Radiant heat boilers 4. Typical radiator

5. Typical unit through-wall air conditioning unit 6. Elevator mechanical room mini-split air handler

Appendix 4
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7. Elevator mechanical room mini-split condensing

units

8. Gas-fired emergency generator

9. Switchboard panels 10. Electrical meters

11. Typical unit electrical panel 12. Typical GFCI receptacle

Appendix 4
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13. Basement sump pump 14. Exterior gas piping

Appendix 4
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A5-A6: Fire & Life Safety and Elevator Photos

Appendix 5
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1. Fire alarm control panel 2. Passenger elevator

3. Passenger elevator 4. Passenger elevator

5. Electric traction elevator hoist equipment 6. Typical hard-wired smoke detector

Appendix 5
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A7: Common Area Photos
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1. Leasing Office 2. Leasing Office

3. Leasing Office kitchen 4. Leasing Office restroom
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A8: Unit Inspection Photos
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1. Building 1314 Unit 104 - Kitchen 2. Building 1314 Unit 104 - Living room

3. Building 1314 Unit 104 - Bathroom 4. Building 1314 Unit 104 - Bathroom

5. Building 1314 Unit 606 - Kitchen 6. Building 1314 Unit 606 - Living room

Appendix 7
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7. Building 1314 Unit 606 - Bedroom 8. Building 1314 Unit 606 - Bathroom

9. Building 1342 Unit 307 - Kitchen 10. Building 1342 Unit 307 - Bedroom

11. Building 1342 Unit 307 - Bathroom 12. Building 1345 Unit 705 - Kitchen

Appendix 7
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13. Building 1345 Unit 705 - Living room 14. Building 1345 Unit 705 - Bedroom
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A9: Recommendations Photos
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1. Mill, overlay, and restripe asphalt parking lots.

Asphalt sealcoating is recommended every 5 years.

2. Selective repairs to the brick facade and

tuckpointing are recommended.

3. Identify and repair roofing leaks. The TPO roofing is

approaching the end of its useful life and replacement

is recommended.

4. Replace blower for Boiler 1 at 1314 West 15th

Street

5. Replacement of through-wall air conditioning units

is recommended at the end of their useful lives.

6. The mini-split ductless air conditioning systems

servicing the elevator mechanical rooms are not

operational. These units should be repaired as Life

Appendix 8
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7. Water damage resulting from plumbing leaks was

observed in both buildings. It is recommended that a

plumbing contractor be engaged to perform

a comprehensive inspection of the plumbing in all units

and identify plumbing leaks.

8. Correct violations identified in most recent elevator

inspections for both passenger and freight elevators as

Life Safety repairs.

9. Repair trash chutes to restore proper operability. 10. Roof leak observed in Building 1314 Unit 604.

Repair of leak is recommended.

11. Roof leak observed in Building 1342 Unit 705.

Repair is recommended.

12. Wall-mounted lavatory disconnected from wall

was observed in Building 1314 Unit 601. Repair is

recommended.

Appendix 8
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13. Plumbing leak in bathroom was observed in

Building 1314 Unit 104. Repair is recommended.

14. Hole in bathtub was observed in Building1342 Unit

505. Repair is recommended.

15. Damaged cabinets were observed in Building 1342

Unit 501. Repair/replacement is recommended.

16. The kitchen cabinets are approaching the end of

their useful life. Replacement is recommended.

Bathtubs and surrounds have reached the end of their
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