
 
 

VILLAGE OF VILLA PARK 
Village Hall, Board Chambers 

20 South Ardmore Avenue 
Villa Park, IL 60181 

  
Village Board of Trustees - Committee of the Whole  

May 13, 2024 6:00 PM 
 

Village President Nick Cuzzone 
Village Clerk Hosanna Korynecky 

Village Trustees Cari Alfano, Jorge Cordova, Jack Corkery, Jack Kozar, Deepa Kumar, Kevin Patrick 
  
When called upon, please approach the microphone. Kindly limit your remarks to three (3) minutes. 

 
   
1. Call to Order - Roll Call 
   
2. Pledge of Allegiance 
   
3. Discussion 
   
  a. Facility Condition Assessment and Deferred Maintenance Plan Report 

  Kluber, Inc. will present the completed facility condition assessment and deferred 
maintenance plan.  This presentation is to update the Board on the analysis of the 
facility assessment and to give an overview of the next steps in the overall facility 
planning process.    

   
4. Public Comments 
   
5. Adjournment 
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MEMORANDUM 

 
TO: Village Board of Trustees - Committee of the Whole   
   
FROM: Matthew Harline, Village Manager 

   
   
DATE: May 13, 2024   
   
SUBJECT: Facility Condition Assessment and Deferred Maintenance Plan Report   
  

 
 
RECOMMENDED ACTION: 
Kluber, Inc. will present the completed facility condition assessment and deferred maintenance 
plan.  This presentation is to update the Board on the analysis of the facility assessment and to give 
an overview of the next steps in the overall facility planning process.     
   
BACKGROUND: 
On June 12, 2023, the Village Board approved an agreement with Kluber, Inc. for professional 
services for the facility condition assessment and deferred maintenance plan.  The facility condition 
assessment and deferred maintenance plan was a combined process that analyzed all the 
architectural and engineering systems of the Village buildings, such as roof, walls, HVAC, electrical, 
plumbing, etc. The results were compiled into the report with a rating system of those elements to 
help determine useful life, prioritize corrective work and anticipated costs.  Village staff reviewed 
preliminary drafts and Kluber noted that the study did not focus on the comfort of the employees 
working in the buildings.  While many of those issues lie outside the scope of this study, they will 
need to be addressed.  
   
DISCUSSION: 
Kluber Inc. will present an overview of the assessment findings and maintenance plan.  No action is 
needed from the board at this time.   
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Section 0 – Introduction and Executive Summary 

EXECUTIVE SUMMARY 

The following section highlights our team's observations about the current state of existing Village of Villa Park 
facilities.  The assessments were conducted in the Fall of 2023. 

In general, we found the facilities to be in good condition overall. Specific deficiencies, components and systems that 
were observed to be in Poor condition are noted in this report. Several non-compliant conditions were also observed.  

A cost reserve table summarizing all costs recommended over the 10-year planning window for all buildings follows 
at the end of this narrative. Breakdowns of costs for each facility and details describing the condition of each facility 
are provided in the respective section for each building, following this executive summary. 

This report is a current state review.  Ongoing building maintenance and capital projects will change the scope 
identified in this document.   

A Facility Condition Index (FCI) is the cost of repairs divided by the appraised value. When the FCI is greater than 
60% a community might decide to replace the structure, verse repair the structure.  It is important to note that 
replacement cost and appraised costs are not the same.  An appraisal cost pays for an item after accounting for 
depreciation over time.  In contrast replacement cost is based on current market prices and utilizes current codes and 
requirements. 

Fire Station #82, 102 W. Plymouth Street 

The Fire Station #82 building is in poor condition.  It was built in 1967 and is about 4,800 SF.  It is showing signs that 
some repairs will need to be addressed. 

Many of the items identified could be addressed with annual preventive maintenance. Examples include cleaning 
gutters and applying joint sealant to exterior windows.  Overall, the interiors are well maintained.   

Some of the costs include exterior pointing, a reroof for the garage section and interior finishes.  The mechanical 
systems are well beyond their useful life. 

Note: This assessment is strictly the physical condition of the facilities the “bricks and mortar”.  They do not represent 
their usefulness regarding staff comfort, layout, utilization and efficiency. See Future Planning Needs for additional 
information. 

Village Hall, 20 S. Ardmore Avenue 

The Village Hall building is in poor condition.  It was built in 1928 and is about 6,848 SF.  It is showing signs that 
some repairs and replacements will need to be addressed. 

Many of the items identified could be addressed with annual preventive maintenance. Examples include patching and 
painting of plaster and drywall surfaces. Overall, the interiors are well maintained.   

Some of the costs include reroofing and interior finishes.  One of the major concerns expressed by staff and 
observed is the lack of ADA access to a public building.  These issues are varied and will require substantial rework 
of the building. 
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Section 0 – Introduction and Executive Summary 

Note: This assessment is strictly the physical condition of the facilities the “bricks and mortar”.  They do not represent 
their usefulness in regard to staff comfort, layout, utilization and efficiency. See Future Planning Needs for additional 
information. 

Old Fire Station / Sign Shop, 28 W. Home Avenue 

The Old Fire Station / Sign Shop building is in poor condition.  It was built in 1954, and 1959 and is about 11, 682 SF.  
It is showing signs that some repairs will need to be addressed. 

Many of the items identified could be addressed with annual preventive maintenance.  When this structure was 
considered to become community development all the asbestos was removed but the works was stopped midstream, 
and the ceilings are still not installed and no lighting. 

Some of the costs include reroofing, exterior pointing, and interior finishes.  The boiler should be scheduled for 
replacement. There are a handful of minor structural items that should be investigated and remediated. 

Note: This assessment is strictly the physical condition of the facilities the “bricks and mortar”.  They do not represent 
their usefulness regarding staff comfort, layout, utilization, and efficiency. See Future Planning Needs for additional 
information. 

Parks Garage, 42 W. Home Avenue 

The Parks Garage building is essentially two buildings that share the same address.  We will reference them as 
combined because of this; however, the Village should consider them separate. 

The Original Parks Garage building is in poor condition.  It was built in the late 1980’s and had a square footage of 
3,823 SF. It is currently being used for storage; however, the storage is poorly organized and appears underutilized. 
This building is showing signs that repairs are needed and to a great percentage of the costs.   

The 2009 Parks Garage added 6000 square feet to this address. It is in good condition, particularly the roof, which 
was replaced recently. 

Many of the items identified could be addressed with annual preventive maintenance. 

The majority of the costs are for reroofing of the oldest portion, exterior pointing, interior finishes, and concrete flat 
work. 

Note: This assessment is strictly the physical condition of the facilities the “bricks and mortar”.  They do not represent 
their usefulness regarding staff comfort, layout, utilization, and efficiency. See Future Planning Needs for additional 
information. 

Fleet Garage, 100 W. Home Avenue  

The Fleet Garage building is in good condition.  It was built in 1969 and is about 7,000 SF. 

Many of the items identified could be addressed with annual preventive maintenance.  

One of the main expenses would be to remove the existing translucent skylights.  The roof was replaced in 2023. 
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Section 0 – Introduction and Executive Summary 

Note: This assessment is strictly the physical condition of the facilities the “bricks and mortar”.  They do not represent 
their usefulness regarding staff comfort, layout, utilization and efficiency. See Future Planning Needs for additional 
information. 

Water/Sewer Garage, 35 W. Home Avenue  

The Water/Sewer Garage building is in poor condition.  It was built in 1979 and is about 4,817 SF. 

Many of the items identified could be addressed with annual preventive maintenance.  

Some of the costs include reroofing, window replacement and concrete flat work repair. 

Note: This assessment is strictly the physical condition of the facilities the “bricks and mortar”.  They do not represent 
their usefulness regarding staff comfort, layout, utilization and efficiency. See Future Planning Needs for additional 
information. 

Public Works / Community Development, 11 W. Home Avenue 

The Public Works / Community Development is in good condition.  It was built in 1972 and is about 11,860 SF.  The 
building is generally poorly utilized and poses some functional concerns. 

Many of the items identified could be addressed with annual preventive maintenance.  The main lobby floor was 
recently replaced as well as the restrooms. 

Some of the costs include reroofing, window replacement and concrete flat work repair on the outside.  The water 
boilers and air-cooled condensing units should be scheduled for replacement. 

Note: This assessment is strictly the physical condition of the facilities the “bricks and mortar”.  They do not represent 
their usefulness regarding staff comfort, layout, utilization and efficiency. See Future Planning Needs for additional 
information. 

Police Department, 40 S. Ardmore Avenue 

The Police Department building is in good to excellent condition.  It was built in 2004 and is about 21,300 SF.  It is 
the newest of the Village’s facilities. 

Many of the items identified could be addressed with annual preventive maintenance, including annual inspections of 
the roof and sealant around doors and windows. 

Some of the costs include interior finishes and sitework.  The make up air unit is coming to the end of its useful life 
and should be put onto a replacement schedule.  The main roof top unit was replaced in 2023. 

Note: This assessment is strictly the physical condition of the facilities the “bricks and mortar”.  They do not represent 
their usefulness regarding staff comfort, layout, utilization and efficiency. See Future Planning Needs for additional 
information. 

Villa Avenue Train Station, 220 S. Villa Avenue 

The Villa Avenue Train Station is in good condition.  It was built in 1929 and is about 6,000 SF.  It was a train station 
and was converted into a museum for the Village in 1979.  It is on the national registry for historic buildings. 
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Section 0 – Introduction and Executive Summary 

Some of the costs include roofing and interior finishes. 

Note: This assessment is strictly the physical condition of the facilities the “bricks and mortar”.  They do not represent 
their usefulness regarding staff comfort, layout, utilization, and efficiency. See Future Planning Needs for additional 
information. 

Ardmore Station, 10 W. Park Boulevard  

The Ardmore Station building is in poor condition.  It was built in 1910 and is about 450 SF.  

The main concern for this facility is the level of settling that has occurred.  The costs include remediation for the 
settling, wall pointing and reroof. 

Many of the existing mechanical and electrical systems were unable to be observed. 

Note: This assessment is strictly the physical condition of the facilities the “bricks and mortar”.  They do not represent 
their usefulness regarding staff comfort, layout, utilization, and efficiency. See Future Planning Needs for additional 
information. 

Fire Station #81, 1440 S. Ardmore Avenue  

The Fire Station #81 building is in good condition.  It was built in 1975 and is about 7,600 SF.  

The costs include exterior wall pointing, reroof, and interior finishes.  Mechanical systems are coming to the end of 
their useful life, items identified should be put onto a replacement schedule. 

Note: This assessment is strictly the physical condition of the facilities the “bricks and mortar”.  They do not represent 
their usefulness regarding staff comfort, layout, utilization, and efficiency. See Future Planning Needs for additional 
information. 

Future Planning Needs 

As many buildings require substantial improvement over the next ten years a cost benefit analysis should be 
prepared to determine if the prescribed maintenance should be performed or should the Village design and build an 
alternative Village Hall, Public Works, Fire Station, utilizing Home Avenue as a Campus. Example: Buildings 1, 2, 3, 
4, 6, 7, 11 equals $4.15 Million in repair and maintenance where as a new Village Hall (~7,000 SF), Fire Station 
(~20,000 SF), and Public Works Administration Spaces (~5,000 SF) added to the 2009 addition Parks Garage ~ 
6000 SF at total addition of ~ 32,000 SF equals between $10.3 Million and $12.8 Million. 

This report is based on the fixed building components not the physical layout, utilization, potential growth, comfort of 
employees, or residence or business interaction and experience in a municipal building, etc. 

It should be noted that a space needs analysis is warranted based on the ages of your buildings, functionality, 
location, maintenance, and repair requirements.  Kluber witnesses and had conversations with staff up to and during 
the on-site investigations that demonstrate the need for a utilization and programing study that would consider the 
changes in staff recourses, staff size, staff growth and changes in delivery of municipal services from the original 
build date of your facility inventory to twenty-second century best practices of today.  For example, a person in your 
Sign Shop should not have to run across the street to the Public Works office just to use a copy machine.  Which 
your staff member did to assist Kluber in our data collection during our on-site investigation. 
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PRIORITY 1 PRIORITY 2 PRIORITY 3 APPRAISED
(Immediate) (Years 1-5) (Years 6-10) VALUE

Fire Station #82 102 W. Plymouth Street 51,783$                 160,039$               181,261$               393,083$               741,800$             53%

Village Hall 20 S. Ardmore Avenue 97,877$                 15,109$                 499,325$               612,311$               2,382,900$          26%

Old Fire Station / Sign Shop 28 W. Home Avenue 258,501$               183,315$               592,925$               1,034,741$            924,900$             112%

Parks Garage 42 W. Home Avenue 139,359$               67,748$                 130,421$               337,528$               1,708,600$          20%

Fleet Garage 100 W. Home Avenue 57,442$                 446,433$               77,733$                 581,608$               302,300$             192%

Water/Sewer Garage 35 W. Home Avenue 192,963$               148,216$               26,341$                 367,520$               676,900$             54%

Public Works / Community Development 11 W. Home Avenue 139,073$               619,302$               68,782$                 827,157$               2,444,800$          34%

Police Department 40 S. Ardmore Avenue 222,453$               210,649$               183,043$               616,145$               3,525,200$          17%

Villa Avenue Train Station 220 S. Villa Avenue 37,635$                 169,707$               118,241$               325,583$               440,000$             74%

Ardmore Station 10 W. Park Boulevard 38,080$                 580$  193,659$               232,319$               76,900$               302%

Fire Station #81 1440 S. Ardmore Avenue 36,454$                 128,920$               411,492$               576,866$               2,244,800$          26%

TOTALS 1,271,620$            2,150,018$            2,483,223$            5,904,861$            15,469,100$        38%

*FCISUBTOTALSBUILDING

FACILITY CONDITION ASSESSMENT BY BUILDING

Executive Summary
Village of Villa Park

Cost Reserve Table

*FCI = Facility Condition Index.  The FCI is the cost of repairs divided by the appraised value. When the FCI is greater than 60% a community might decide to replace the structure verse repair the
structure.
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