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METHODOLOGY 
 
Case study sites were found by reaching out to the Historic Chicago Bungalow Association 
membership base and through responses to postings on HCBA’s Facebook and Twitter sites.  
The eleven sites were chosen based on community areas and the number and type of original 
windows present. Properties were generally located in what is referred to as Chicago’s 
“Bungalow Belt.” (Figure 1)  This term refers to the “collar” neighborhoods just inside the city 
limits where the largest numbers of Chicago bungalow-style single-family houses were built in 
the 1910s and 1940s.1

 
   

The eleven case study site visits were conducted from September 2011 to January 2012.  
During the approximate 1.5 - 2 hour visits, HCBA surveyors made a cursory survey of all 
accessible windows (as layout and homeowner preference permitted), took photographs of 
existing conditions and noted window and floor plan measurements. (Figure 2)  No technical 
data, such as moisture level readings, lead paint testing or blower door testing was conducted. 
 

                                                           

1 Ann Durkin Keating. "Bungalow Belt." Encyclopedia of Chicago. 2005. 
http://encyclopedia.chicagohistory.org/pages/1408.html. 

Figure 2. Example of a case study floor plan 
showing numbered window locations. 

Figure 1. A map of the Chicagoland area showing 
the eleven Case Study Site locations. 

http://encyclopedia.chicagohistory.org/pages/1408.html.�
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Following each site visit, the survey data was organized into a spreadsheet and then analyzed 
for common issues and overall trends.  A second document, the Fix-It Guide*, was created 
based on these findings. This system provides a full description of common window conditions 
found during the site visits--ranked by degree of difficulty to repair-- and recommendations for 
repair. (Figure 3)  The purpose of this chart is to help homeowners identify common window 
issues one by one, so as to make tackling window maintenance and repair seem less daunting. 
Additionally, the Fix-It Guide was designed to provide general quantitative window condition 
ratings in the case study findings, thus clarifying the overall conditions of each window in a way 
that could be easily read by homeowners. (Figure 4) 
*Refer to the HCBA’s website to find the Fix-It Guide 1.0 and more on the Window Campaign. 
 

SUMMARY OF FINDINGS 
 
Bungalows surveyed had 30-55 windows, each with varying ratios of original windows that 
ranged from 42%-96%.  Overall, 77% of the 400 windows surveyed were original wood 
windows.  All window conditions and repairs were analyzed and given specific and general 
ratings based on the Fix-It Guide.  It was found that 7% were given a Basic rating, 38% were 
given an Intermediate rating, and 55% were given an Advanced rating.  While a few windows 
needed more intensive repairs, none were deteriorated beyond repair.  The majority of Basic 
and Intermediate conditions can be repaired by homeowners, leaving the most advanced 
conditions to professional carpenters and craftsmen.  There are also several repairs where 
homeowners may be able to partner with professionals to lower costs.      
*Floor plans are not included in this version of the report. For more information please contact the Historic 
Chicago Bungalow Association. 

Figure 1.  Sample of the HCBA’s Fix-It Guide showing the three levels of condition and repair: Basic, 
Intermediate and Advanced. 

Figure 2.  Sample section of a typical case study spreadsheet noting window characteristics and 
conditions.  Using the Fix-It Guide, each window is given specific and general ratings (outlined in red). 
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CASE STUDY #1.                    Site Visit: September 2011 
North Newcastle Avenue                    Community Area: Dunning 

 
Overview: 
The North Newcastle Avenue Bungalow is 
one and one-half stories consisting of an 
unfinished basement, finished main floor, 
and partially finished attic.  There are two 
bedrooms and one bath with a gross 
square footage of approximately 2,235.   
   
 

 
Window Conditions: 
There are (26) windows total – (12) original wood windows and (6) vinyl replacements and (8) 
glass block windows.  All the original wood basement windows have been replaced with glass 
block mounted in the window opening of the brick foundation wall.  Some glass block windows 
have been equipped with an operable vent. 
 
The ground floor features double-hung, three-over-one windows in the living room, one-over-
one double-hung windows in the remaining rooms, and three-over-two casement windows on 
the rear porch.  They have a painted finish on the exterior and interior.   The majority of the 
windows and sash cords are over-painted, which causes them to stick when operated.  All of the 
window hardware has been painted.  None of the windows have weather-stripping.  There are 
(8) wood storms installed with the original wood windows around the living and dining rooms.  
These are in fair condition and need some minor refinishing and repairs.  The other (5) windows 
at this level are either vinyl replacement windows or glass block.  Three of the four vinyl 
windows are damaged or do not slide open easily.    
 
The attic windows, located in the two end dormers, have been removed and replaced with two-
lite sliding vinyl windows.  While the walls have been partially finished, there is little to no 
framing to encase or insulate the frame around the windows.     
 
Window Condition Rating: 
According to the Fix-It Guide (see Appendix), the (12) original ground floor windows require (1) 
Basic Level repair, (6) Intermediate Level repairs, and (5) Advanced Level repairs.  The main 
issue is the over-painted windows, sash cords and hardware, as well as the slight separation of 
the joints at the bottom rail.  Because this decreases the ease of using the windows and makes 
them vulnerable to moisture damage, light refinishing and millwork repairs should be done to 
repair these issues. While the average homeowner would be able to repair approximately half of 
the window issues, the other half would need to be repaired by a professional.  This includes 
one window with water damage. The storm window repairs are at an Intermediate Level, and 
could be repaired by either an ambitious homeowner or a professional. 
 
The basement and attic windows have all been replaced and have not been rated for repairs.   
 
 
*Individual window recommendations and ratings can be found in the North Newcastle Avenue Window 
Survey in the Case Study Appendix. 
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Typical Window Condition Photos: 
 

 
 
1. Water damage to the Dining Room window has 
caused the joints to separate and the painted finish to 
peel and flake off.             
 

 

2.  Typical condition of the ground floor double-hung 
windows, showing the over-painted finish, sash cords 
and hardware. 

 

 
3. Typical casement windows on the rear porch 
showing alligatoring paint and the need for refinishing 
and millwork repairs. 
 

 

4. Close-up of the over-painted sash and window 
hardware.
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CASE STUDY #2.                     Site Visit: November 2011 
South Bell Avenue                     Community Area: Beverly 

 
Overview: 
The South Bell Avenue Bungalow is 
one and one-half stories consisting 
of an unfinished basement, finished 
main floor, and partially finished 
attic.  There are two bedrooms and 
one bath with a gross square 
footage of approximately 3,250.   
 
 
 

Window Conditions: 
There are (39) windows total – (34) original wood windows and (5) wood windows added to the 
rear porch circa 1940s.  The basement windows are typically three-lite awnings mounted in a 
minimal wood frame in the brick foundation wall.  The sashes are painted on both the interior 
and exterior and are glazed with frosted glass for privacy. They are not operable unless forced.  
The stiles and bottom rails show slight swelling from previous moisture issues and have been 
painted over.  All hardware has been painted and there are no storm windows. 
 
The ground floor features double-hung, one-over-one windows with decorative art glass and 
mirrored glass in the top sashes of the front window bay.  They are painted on the exterior and 
stained and varnished on the interior.  The bathroom window is painted inside and out and 
glazed with frosted glass.  The majority of the windows operate smoothly, except in the few 
cases where the sash cords are broken.  None of the windows have weather-stripping, and the 
majority of them do not lock completely at the meeting rail (top sashes painted/varnished shut 
without being fully raised).  The five wood replacement windows on the rear porch are in decent 
condition, though two have had the cord balances retrofitted with metal tape cords and spring 
balances mounted into the head of the frame.  There are (9) wood storms installed around the 
living and dining rooms.  These are in good condition and may be well-maintained originals.  All 
other windows at this level have newer aluminum triple-track storms installed.   
 
The attic windows, located in the two end dormers, are grouped with one-lite casements 
flanking an awning window.  These are operable but have more deterioration from water 
damage than the basement windows.  They are painted on the interior and exterior, though the 
exterior paint has flaked off to expose the wood beneath.  While the walls have been partially 
finished, there is little to no framing to encase or insulate the pockets between the windows.  
The sashes have no drip molding or storm windows and are hard to open due to moderate 
moisture damage and swelling to the bottom rails.  The east dormer windows have had 
rudimental screens stapled to the exterior frame.  The homeowner reportedly staples plastic 
over the interior window frame in the winter months, which may contribute to increased 
condensation.   
 
Window Condition Rating: 
According to the Fix-It Guide (see Appendix), the basement windows will require a professional 
to repair.  The main issue is the presence of moisture, which has caused the wood sash to 
swell.  Even though it appears that the moisture issues are not ongoing, this will required 
Advanced Level repairs. The average homeowner would be unable to conduct the intensive 
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process of paint removal, planing, and possible epoxy repair.  They are also in need of storm 
windows, which will protect the repaired sash. 
 
The ground floor windows are generally in good condition.  Of the (23) ground floor windows, (8) 
require Basic Level repairs, (6) require Intermediate Level repairs, and (9) require Advanced 
Level repairs.  The most common condition prompting an Advanced Level of repair was 
broken/missing sash cords and cracked glass and flaking glazing putty.  These repairs usually 
require opening the weight pocket and/or removing the sash from the opening, which is best 
done by a professional. 
 
The attic windows have moisture issues and swollen wood and would need Advanced Level 
repairs. The attic windows are also in need of storm windows to protect the repaired sash from 
any further damage.  However, no windows in this Chicago Bungalow are in such bad condition 
as to warrant full replacement.   
 
*Individual window recommendations and ratings can be found in the South Bell Avenue Window Survey 
in the Case Study Appendix. 
 
Typical Window Condition Photos: 
 

 
 
3. Typical double-hung window sash showing the 
rabbeted bottom rail to prevent air infiltration, which 
could also accept new metal weather-stripping. 
            
 
 

 
 

 

4.  Typical basement window showing the swollen 
nature of the bottom rails and stiles. 
 

 

5.  Typical condition of the attic window bottom rails, 
showing the presence of moisture damage and 
swollen wood. 
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CASE STUDY #3.                     Site Visit: November 2011 
North Melvina Avenue                Community Area: Norwood Park 

 
Overview: 
The North Melvina Avenue 
Bungalow is one and one-half stories 
consisting of a partially finished 
basement, finished main floor, and 
unfinished attic.  There are three 
bedrooms and one bath with a gross 
square footage of approximately 
3,960.   
 
 

 
Window Conditions: 
There are (39) windows total – (29) original wood windows and (10) glass block windows.  All 
the original wood basement windows have been replaced with glass block mounted in the 
window opening of the brick foundation wall.  Some windows have been equipped with an 
operable vent and there are no storm windows.  
 
The ground floor features a combination of window types.  The front window bay has paired 
casements and fixed transoms with decorative glass.  Casement windows are also located in 
the kitchen and one bedroom.  All other rooms have double-hung, one-over-one windows, and 
the dining room has decorative glass in the top sashes.  All the windows and most of the 
hardware have been over-painted, which reduces operability.  All casement windows have 
original drip-caps and copper weather-stripping, while the double-hung windows have no 
weather-stripping.  The exterior sill of each window was clad in aluminum at some point in time.  
As evidenced by flaking paint at the bottom of the exterior stop and jamb, the cladding appears 
to be trapping moisture.  It also makes for a tight fit along the sill of the casement windows.  
Other common issues are flaking glazing putty and rusted/painted sash chains.  The windows 
are equipped with aluminum triple-track storm windows.  All paired casement windows share a 
fixed or sliding storm.  They are in good condition and need minor maintenance and repairs. 
 
The attic windows, located in the two end dormers, are pairs of double-hung windows.  These 
are operable but have been neglected for some time.  The west end of the attic is unfinished, 
leaving the window with minimal framing and the sash pockets open.  The east windows have 
damaged sash pockets.  They are painted on the interior and exterior, though the paint has 
flaked off to expose the wood beneath.  The windows have aluminum triple-track storm 
windows, but are hard to open due to moderate moisture damage, swelling to the bottom rails, 
painted and rusting sash chains, and flaking glazing putty.   
 
Window Condition Rating: 
According to the Fix-It Guide (see Appendix), the ground floor windows are generally in fair 
condition.  Of the (25) ground floor windows, (10) require Intermediate Level repairs and (15) 
require Advanced Level repairs.  The most common condition prompting an Advanced Level of 
repair was flaking glazing putty, damaged sash chains, and over-painted sash, as well as 
possible moisture issues from the aluminum clad sills.  These repairs usually require opening 
the weight pocket and/or removing the sash from the opening, which is best done by a 
professional. 
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The attic windows have moisture issues and swollen wood due to deferred painting and 
possible moisture trapped in the aluminum clad sills.  These issues would require Advanced 
Level repairs.  No window conditions in this Chicago Bungalow warrant full replacement.   
 
*Individual window recommendations and ratings can be found in the North Melvina Avenue Window 
Survey in the Case Study Appendix. 
 
Typical Window Condition Photos: 
 

 
 
6. A double-hung window jamb showing severe paint 
loss at the jamb, most likely caused by moisture 
trapped in the aluminum clad sill.             
 
 

 

 
 
 
 
 

 

7. Typical casement window showing the original 
copper weather-stripping and drip cap. 
 

 

8.  Typical condition of damage to the attic window 
weight pockets and jambs. 
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CASE STUDY #4.                                Site Visit: November 2011 
South Francisco Avenue                          Community Area: Gage Park 

 
Overview: 
The South Francisco Avenue 
Bungalow is one and one-half 
stories consisting of an unfinished 
basement, finished main floor, and 
unfinished attic.  There are three 
bedrooms and one bath with a 
gross square footage of 
approximately 3,805.   
 
 

Window Conditions: 
There are (36) windows total – (34) original wood windows and (2) glass block replacement 
windows.  The basement windows are typically three-lite awnings, with a pair of three-lite 
casements on the front elevation.  These are mounted in a minimal wood frame in the brick 
foundation wall.  The sashes are painted on both the interior and exterior and some have 
privacy glass. They are operable, but over-painting and deferred maintenance makes this more 
difficult.  There is minimal water damage to the sash, but all hardware has been painted.  All but 
one window is equipped with a wood storm window, and most need only minimal repair and 
maintenance. 
 
The ground floor features decorative nine-lite casement windows in the front window bay and 
one-over-one double-hung windows in all other rooms.  The bathroom window has been 
replaced with glass block.  The front bay window sills are clad in aluminum, but they show no 
obvious signs of trapping moisture.  All the windows are painted on the exterior and stained and 
varnished on the interior.    The casement windows have copper weather-stripping, and a few of 
the double-hung windows had interlocking metal weather-stripping installed at one time. The 
windows have minor operation problems, and typical issues included not locking completely at 
the meeting rail (top sashes painted/varnished shut without being fully raised), loss of finishes 
and minor damage to the millwork.    There are (11) wood storms installed around the kitchen, 
living and dining rooms.  These are in fair condition and generally need repairs to the water 
damaged bottom rails.  All other windows at this level have newer aluminum triple-track storms 
installed.  However, some storm windows appear to be improperly installed or without weeps, 
trapping moisture and causing water damage. 
 
The attic windows, located in the two end dormers, are grouped with one-lite casements 
flanking an awning window.  These are operable and in fair condition with aluminum clad sills.  
They are painted on the interior and exterior, but the paint is flaking off.  The interior walls are 
unfinished, leaving no framing to encase or insulate the pockets between the windows.  The 
sashes have no drip molding, some joints have separated slightly and the glazing putty is 
flaking.  They are all equipped with fixed aluminum storm windows.   
 
Window Condition Rating: 
According to the Fix-It Guide (see Appendix), the basement windows will require a professional 
to repair.  The main issue is the heavily painted sashes, as well as skilled carpentry repairs and 
minor water damage. The average homeowner would be unable to conduct the intensive 
process of paint removal, planing, and possible epoxy repair.  The storm windows will also need 
to be repaired to help protect the repaired sash. 



Window Campaign Study  Case Studies 

Historic Chicago Bungalow Association  - 13 - 

 
The ground floor windows are generally in good condition.  Of the (21) original ground floor 
windows, (5) require Basic Level repairs, (11) require Intermediate Level repairs, and (5) require 
Advanced Level repairs.  The most common condition prompting an Advanced Level of repair 
was millwork issues and water damage to the sashes and wood storm windows.  These types of 
repairs are best done by a skilled carpenter. 
 
The attic windows would need to be refinished, reglazed and encased, which require Advanced 
Level repairs.  This will require skilled carpentry, which is best done by a professional or a very 
dedicated and skilled DIY homeowner.   
 
*Individual window recommendations and ratings can be found in the South Francisco Avenue Window 
Survey in the Case Study Appendix. 
 
Typical Window Condition Photos: 
 

 
 
9. Typical drip cap and weather-stripping on the 
casement windows.  
 

10.  Typical window showing water damage at the 
bottom rail and stile. 
 

 

11.  Typical condition of the ground floor storm 
window bottom rails, showing the presence of 
moisture damage to the wood and pealing paint.  
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CASE STUDY #5.                     Site Visit: November 2011 
South Wabash Avenue                          Community Area: Roseland 

 
Overview: 
The South Wabash Avenue 
Bungalow is one and one-half 
stories consisting of an unfinished 
basement, finished main floor, and 
unfinished attic.  There are three 
bedrooms and one bath with a 
gross square footage of 
approximately 3,000.   
 
 

Window Conditions: 
There are (38) windows total – (30) original wood windows, (2) glass block replacement 
windows in the basement, and (6) inaccessible attic windows.  The basement windows are 
typically three-lite awnings mounted in a minimal wood frame in the brick foundation wall.  The 
sashes are over-painted on both the interior and exterior, making them either inoperable or 
difficult to operate.  There is slight moisture damage to some bottom rails, and all hardware has 
been painted.  Some windows have had heavy-gage exterior screening installed for security, but 
no storm windows are installed. 
 
The ground floor features double-hung, three-over-one windows in the front window bay, two-
over-two double-hung windows on the rear porch, and one-over-one double-hung windows in 
the remaining rooms.  They are painted on the exterior with both painted and stained finishes on 
the interior.  The bathroom window is glazed with privacy glass.  The windows are hidden 
behind window treatments and rarely operated.  Several coats of paint or varnish have built up 
causing the windows to stick when opened, and some sills and bottom sash show water 
damage.  It is unclear if the water infiltration is ongoing or has been repaired.  The glazing putty 
is flaking on many windows, and none of them have weather-stripping.  All windows on the main 
house have aluminum triple-track storms installed, while the rear porch windows have 
rudimental wood screens.  The wood screens are in fair condition and require basic 
maintenance.   
 
Window Condition Rating: 
According to the Fix-It Guide (see Appendix), the basement windows will require a professional 
to repair.  The main issue is heavy over-painting, which has made the window inoperable and 
will require Advanced Level repairs. The average homeowner would be unable to conduct the 
intensive process of paint removal and any possible wood repairs.  They are also in need of 
storm windows, which will protect the repaired sash. 
 
The ground floor windows are generally in fair to poor condition.  Of the (27) ground floor 
windows, (13) require Intermediate Level repairs and (14) require Advanced Level repairs.  The 
most common condition prompting an Advanced Level of repair is heavy over-painting, water 
damage and flaking glazing putty.  While these specific repairs require intense professional 
repairs, they also require opening the weight pocket and/or removing the sash from the opening, 
which is best done by a professional.  However, if there is ongoing water infiltration (as seen in 
the water damaged windows), the homeowner will need to consult a professional to determine 
the cause and location in order to make proper repairs. 
 



Window Campaign Study  Case Studies 

Historic Chicago Bungalow Association  - 15 - 

*Individual window recommendations and ratings can be found in the South Wabash Avenue Window 
Survey in the Case Study Appendix. 
 
Typical Window Condition Photos: 
 

 
 
12. Typical basement awning window sash showing 
heavy over-painting on sash and hardware.  
           
 
 

 

2.  Rear porch window sill showing paint loss and 
damaged wood. 

 

3.  Typical double-hung window conditions showing 
heavy over-painting and water damage to the bottom 
rails and stiles. 
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CASE STUDY #6.                     Site Visit: November 2011 
North Fairfield Avenue      Community Area: Lincoln Square 
 

Overview: 
The North Fairfield Avenue 
Bungalow is one and one-half 
stories consisting of a partially 
finished basement, finished main 
floor and finished attic.  There 
are four bedrooms and two baths 
with a gross square footage of 
approximately 4,220.   
 
 

Window Conditions: 
There are (56) windows total – (54) original wood windows and (2) replacement windows added 
in the attic.  The basement windows are three-lite awnings mounted in a minimal wood frame in 
the brick foundation wall.  The sashes are painted on both the interior and exterior and are 
glazed with obscure privacy glass. They are operable when forced, but in fair condition.  The 
hardware is over-painted and there are aluminum storm windows. 
 
The ground floor features several window types.  There are three-over-one double-hung 
windows in the front window bay, one-over-one double-hung windows in secondary rooms, 
divided-lite casements in the kitchen, master bedroom and rear porch.  The windows are 
painted on the exterior and stained and varnished on the interior.  The bathroom window is 
partially refinished and glazed with frosted glass.  The majority of the windows operate 
smoothly, except in the few cases where the sash chains are missing.  All double-hung top 
sashes, except for the bathroom, have been screwed shut through the exterior lugs.  Some 
sashes also show minor damage from drilling holes for security hardware.  All windows expect 
the rear porch have interlocking or compression metal weather-stripping installed.  There is very 
little damage from moisture, as only one window in the master bedroom appeared to have more 
significant damage to the sill and bottom rail. The windows on the rear porch are in fair to poor 
condition as severe paint loss has left the sash and hardware exposed to the elements.  All the 
windows have triple-track storms in good condition, while one original wood storm is still 
installed on the master bedroom closet window.   
 
The original attic windows are located in the two end dormers, are grouped with one-lite 
casements flanking an awning window.  They are painted on the interior and exterior, though 
the glazing putty is flaking.  While the walls have been finished, there is minimal framing to 
encase or insulate the pockets between the windows.  The sashes have storm windows but no 
drip molding and are in danger of moisture damage due to paint loss on the exterior sill.  They 
have no weather-stripping, which may be causing condensation on the interior surface of the 
storm windows.  The two replacement windows in the north attic dormer are in poor condition 
due to severe water infiltration at the sill and missing sash cords. 
 
Window Condition Rating: 
According to the Fix-It Guide (see Appendix), the basement windows will require only 
Intermediate Level repairs.  The main issues are moderate paint build-up and flaking glazing 
putty.  Because these are simple hinged sash, the average homeowner would be able to 
conduct the less intensive process of de-installation and paint removal.  As a part of the ongoing 
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basement remodeling, the homeowner should consider building out more complete window 
frames to help insulate the perimeter. 
 
The ground floor windows are generally in good condition.  Of the (36) ground floor windows, (2) 
require Basic Level repairs, (18) require Intermediate Level repairs, and (16) require Advanced 
Level repairs.  The most common conditions prompting an Advanced Level of repair were 
broken/missing sash chains, flaking paint and glazing putty, wood damage from fasteners and 
water damage and chipping (to one window in the master bedroom).  These repairs usually 
require opening the weight pocket and/or removing the sash from the opening, which is best 
done by a professional.   
 
Because the attic windows have or will very soon have moisture issues and need new carpentry 
pieces, a professional would be recommended to execute these Advanced Level repairs.  The 
replacement windows on the north dormer should be evaluated further to determine if full 
replacement is appropriate.   
 
*Individual window recommendations and ratings can be found in the North Fairfield Avenue Window 
Survey in the Case Study Appendix. 
 
Typical Window Condition Photos: 
 

 
 
13. A double-hung window sash showing damage to 
the top sash from drilling and dragging security 
hardware into the lower sash. 
 
 
 

 
14.  Typical double-hung showing a screw through the 
top sash lug 
 

 
15.  Master bedroom window showing the presence of 
moisture damage and chipped wood. 
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CASE STUDY #7.                      Site Visit: December 2011 
West Gunnison Street       Community Area: Jefferson Park 
 

Overview: 
The West Gunnison Street Bungalow is 
one and one-half stories consisting of a 
finished basement, finished main floor, 
and unfinished attic.  There are two 
bedrooms and one bath with a gross 
square footage of approximately 2,925.   
 
 
 
 

Window Conditions: 
There are (33) windows total – (14) original wood windows, (9) glass block replacements, (5) 
vinyl replacements on the rear porch, (1) thermal pane picture windows, and (4) wood and vinyl 
replacements in the attic.  The basement windows have all been replaced with glass block. 
 
The ground floor features double-hung, three-over-one windows in the front window bay.  
Approximately (4) original windows in the center of the bay have been replaced by one large, 
early thermal pane picture window.  The other original windows remaining on the ground floor 
are one-over-one double-hungs.  They are painted on the exterior and have been refinished to 
both stained and painted interiors.  All the exterior sills and brick mold have been clad in 
aluminum, but there are few signs that this has trapped any moisture.  The majority of the 
windows operate smoothly, except in the few cases where the sash cords are damaged or 
broken.  None of the windows have weather-stripping, and some do not lock completely at the 
meeting rail.  The five vinyl replacement windows on the rear porch appear to be relatively new, 
but they are difficult to open and the room was extremely cold.  All of the original wood windows 
have Sylvan Stainless Steel storm windows installed.  This local Chicago company 
manufactured stainless steel storm windows and doors from 1946 through the 1970s.3

 

  It 
appears that these storms date the 1960s, but more research is needed to determine that.  The 
storm windows are in excellent condition and have been well-maintained.   

The attic windows, located in the two end dormers, are paired double-hung replacement 
windows constructed of vinyl and new-growth wood.  The sills and brick mold are clad in 
aluminum, but the walls are un-finished, leaving little to no framing to encase or insulate the 
windows.  The sashes have no storm windows and are difficult to open due to rusted fasteners 
and channels clogged with leaves.     
 
Window Condition Rating: 
According to the Fix-It Guide (see Appendix), the ground floor windows are generally in good 
condition.  Of the (14) original ground floor windows, (2) require Basic Level repairs, (6) require 
Intermediate Level repairs, and (6) require Advanced Level repairs.  The most common 
condition prompting an Advanced Level of repair was damaged/broken sash cords, flaking 
glazing putty, flaking paint and slight varnish loss.  These repairs usually require opening the 
weight pocket and/or removing the sash from the opening, which is best done by a professional. 

                                                           

2 Chicago Daily Tribune. "Display Ad 148." June 3, 1956, NW_A3 sec. 
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While the attic windows are not original, they may still be repaired to certain level.  All (4) require 
Intermediate Level repairs to replace the rusted fasteners, frame and insulate the opening, and 
install new weather-stripping.  However, they should be discussed with a professional to 
determine if the windows are worth fixing.   
 
*Individual window recommendations and ratings can be found in the West Gunnison Street Window 
Survey in the Case Study Appendix. 
 
Typical Window Condition Photos: 
 

 
 
16. Typical double-hung window sash showing the 
header, stainless steel storm and pullies.             
 

 

17.  Typical aluminum clad window sill and brick mold 
showing the sealant used at the sill/jamb junction. 
 

 

18.  Typical condition of the attic windows, showing 
the vinyl jambs, rusted fasteners, and failing 
construction. 
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CASE STUDY #8.                      Site Visit: December 2011 
East 89th Street        Community Area: Chatham 

 
Overview: 
The East 89th Street Bungalow is one and one-half 
stories consisting of a partially finished basement, 
finished main floor, and finished attic.  There are 
three bedrooms and one bath with a gross square 
footage of approximately 4,175.   
 
 
 
   

Window Conditions: 
There are (34) windows total – (26) original wood windows and (8) 
vinyl replacement windows added in 2006.  All basement and attic 
windows have been replaced with glass block or others and were 
not accessible during this survey.   
 
The ground floor features decorative art glass casement windows with mirrored glass accents in 
the living room, dining room and kitchen.  The rear porch features three-over-two casements.  
They are painted on the exterior and interior, and all window groupings have been sealed off 
from the interior with insulating plastic.  Because of this, surveyors were unable to fully evaluate 
the windows’ operations.  Through an analysis of visual gaps, it appears that none of the 
windows have weather-stripping.  It was also observed that, while all the hardware was heavily 
painted, several of the windows were not closed or locked fully prior to the installation of the 
interior plastic.  Also, either due to crime or wear and tear, several windows have had several 
sections of decorative glazing removed and replaced with single-pane glass.  Other areas of 
decorative glass have been badly repaired.  The only storm windows installed on the home are 
located around the front living room bay.  These wood storms are in fair condition with some 
loss of glazing putty.  All of the original wood windows have been protected with aluminum 
awnings that appear to date from the 1960s.  In the absence of storm windows, these have 
saved the windows from extreme weathering.  However, these, in combination with the two-lite 
storm windows, diminish site lines to the original decorative windows.  
 
The replacement windows in the office and bedrooms are not closing completely and will not 
lock.  The survey team attempted to close them, but they appear to be improperly installed or 
damaged.  This allowed for severe air infiltration and discomfort in these rooms.  It was 
recommended that the owner contact their installer or manufacturer to evaluate and repair the 
windows as they were installed in 2006 and may still be under warranty. 
 
Window Condition Rating: 
According to the Window Condition Rating System (see Appendix), the ground floor windows 
are generally in good condition.  Of the (26) ground floor windows, (10) require Intermediate 
Level repairs and (16) require Advanced Level repairs.  The most common conditions prompting 
an Advanced Level of repair were the poor alterations to the decorative glass as well as the 
over-painted hardware and millwork repairs.  These repairs will require removing the sash from 
the opening and re-leading sections of the windows with new glass to match the original.  These 
types of repairs are best done by a professional. 
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*Individual window recommendations and ratings can be found in the East 89th Street Window Survey in 
the Case Study Appendix. 
 
Typical Window Condition Photos: 
 

 
 
19. Kitchen casement window showing poor repairs to 
the bottom section of decorative glass.             
 
 

 

20.  Typical casement window showing a gap 
between the sash and jamb, as well as the painted 
hardware and un-locked latches. 
 
 

 

21.  Dining room casement window showing joint 
separation at a bottom rail and stile. 
 

 
 
22.  Front living room bay windows from the exterior 
showing how the awning and storm windows interfere 
with site-lines of the original decorative windows. 
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CASE STUDY #9.                         Site Visit: January 2012 
South Mayfield Avenue               Community Area: Austin 
 

Overview: 
The South Mayfield Avenue 
Bungalow is one and one-half 
stories consisting of an unfinished 
basement, finished main floor, and 
an unfinished attic.  There are 
three bedrooms and one bath with 
a gross square footage of 
approximately 3,450.   

 
Window Conditions: 
The basement and attic floors were not accessible during this survey.  There are (33) windows 
total on the ground floor – (14) original wood windows, (1) glass block replacement, and (18) 
vinyl replacement windows.  Of the (14) original wood windows, (11) are located on the rear 
porch. 
 
The remaining ground floor windows are one-over-one double-hung sash, while the rear porch 
features three-over-two fixed casement windows.  The double-hung windows are painted on the 
exterior and stained and varnished on the interior, and the rear porch is painted on both the 
exterior and interior.  All of the windows have been neglected for some time and have been 
rendered virtually inoperable by removing hardware, sealing the perimeter and broken sash 
cords.  None of them have weather-stripping, and there is extensive paint and glazing putty 
loss, leaving the sash vulnerable and showing signs of water damage.  None of the windows 
have storms, which is causing some condensation to form on the interior glass of some 
windows.   
 
The replacement windows were installed within the last ten years by the previous owner.  They 
are one-over-one double-hung sash that operate decently, but the majority of them do not lock 
completely at the meeting rail due to warping and poor installation.  All showed gaps at the 
perimeter of the sash, where surveyors could feel cold air infiltration.  It appears that after 
installation, some windows were not properly framed-out.    
 
Window Condition Rating: 
According to the Fix-It Guide (see Appendix), the remaining original wood windows on the 
ground floor are in fair condition, though declining. Of the (14) ground floor wood windows, (2) 
require Intermediate Level repairs and (12) require Advanced Level repairs.  The most common 
conditions prompting an Advanced Level of repair were broken/missing sash cords, flaking 
glazing putty and paint, and the resulting water damage.  While there does not appear to be any 
advanced water damage, this should be remedied as soon as possible.  These repairs are best 
done by a professional, as the average homeowner would be unable to conduct the intensive 
process of opening the weight pocket, removing the sash, refinishing and reglazing.  They are 
also in need of storm windows, which will protect the repaired sash.  While the original windows 
are in need of work, none of them are in such bad condition as to warrant full replacement. 
 
The vinyl replacement windows are in fair condition.  Of the (18) windows, (16) require 
Intermediate Level repairs and (2) require Advanced Level repairs.  The most common 
conditions prompting an Advanced Level of repair were missing framing elements around the 
perimeter.  These repairs would require custom trim, which is best milled and installed by a 
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professional.  Because these windows also leak cold air at the perimeter, it is also 
recommended that additional weather-stripping be installed.   
 
*Individual window recommendations and ratings can be found in the South Mayfield Avenue Window 
Survey in the Case Study Appendix. 
 
Typical Window Condition Photos: 
 

 
 
23. Typical double-hung replacement window sash 
showing the meeting rail lock unable to engage.            
 

 

24.  Typical wood window showing the finish loss and 
glazing putty loss, which is leaving the sash 
vulnerable to water damage. 

 

25.  Showing the poor installation of the vinyl 
replacement windows and the gap between the 
window and the wood frame. 
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CASE STUDY #10.                         Site Visit: January 2012 
West Huron Street                  Community Area: Austin 

Overview: 
The West Huron Street  Bungalow is one and one-
half stories consisting of a finished basement, 
finished main floor, and unfinished attic with a gross 
square footage of approximately 3,840.  There are 
three bedrooms and one bath on the ground floor. 
The finished basement is used as a separate living 
space and has an unknown number of bedrooms 
and baths.   
 
 
 

Window Conditions: 
There are (32) windows total – (30) original wood windows and (2) 
replacement or glass block windows.  The basement windows were 
inaccessible for this survey.  However, it appeared that all the original 
wood windows have been replaced with glass block.  
 
The ground floor features double-hung, three-over-one windows with 
in the living room window bay with one-over-one double-hung windows 
in the remainder of the home.  There are also (3) casement clerestory 
windows in the living room and foyer.  All windows have a painted 
finish on the exterior and interior.  At some point in the past, yellow 
expandable foam was sprayed around the lower perimeter of many windows, rendering them 
inoperable.  Coupled with homeowner neglect, this has caused rampant mold growth in those 
areas.  The sash, hardware, cords, and edges of the glass have been over-painted on a 
majority of the windows.  None of them have weather-stripping, and most of them do not lock 
completely at the meeting rail (top sashes painted shut without being fully raised & inoperable 
meeting rail locks).  The condition of the windows in Bedroom 3 is unknown as they were 
covered in semi-transparent plastic and inaccessible.  Kitchen window W 1.9 has been almost 
completely pulled apart and may not be salvageable due to moisture damage.  The bathroom 
window is missing large sections of glass, leaving the storm window as protection from the 
elements. All of the ground floor windows have aluminum triple-track storm windows, with two 
deteriorated wood storms installed in the dining room.   
 
The attic windows are located in the two end gables. The south windows were replaced with a 
poorly installed vinyl double-hung sash turned and used as a horizontal slider.  The window was 
also poorly framed out, leaving gaps between the brick opening and the window.  The north 
windows are a grouping of three six-lite wood casements, with the center window retrofitted with 
louvers as a vent.  These are operable but are missing latches.  They appear to have a stained 
and varnished interior finish with a painted exterior, though all finishes have worn thin.  The 
walls are unfinished, leaving little to no framing to encase or insulate the pockets between the 
windows.  The sashes have no drip molding or storm windows.   
 
Window Condition Rating: 
According to the Fix-It Guide (see Appendix), the majority of the windows on the ground floor 
will require professional repairs – (3) require Basic Level repairs (unknown conditions in 
Bedroom 3), (18) require Intermediate Level repairs, and (6) require Advanced Level repairs.  
The main issue is the presence of mold and extensive over-painting. These issues are best 
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handled by a professional, as hidden conditions and moisture damage may be discovered once 
the windows are free of foam and opened.  However, the average homeowner could partner 
with the professional to repair several areas of damage.   
 
The attic window repairs are at the Advanced Level as they will need to be uninstalled and 
refinished.  They also need storm windows to protect the repaired sash from any further 
damage and a more complete interior frame to prevent air infiltration.   
 
*Individual window recommendations and ratings can be found in the West Huron Street Window Survey 
in the Case Study Appendix. 
 
Typical Window Condition Photos: 
 

 
 
26. Typical double-hung window sash showing the 
extensive over-painting and broken sash cords. 
 

 
 
27.  Typical interior stool and bottom sash showing 
the yellow expandable foam sprayed around the 
perimeter and extensive mold growth in that area. 
 

 
 
28.  Kitchen window W 1.9 showing the sash pulled 
apart but still in the opening.  Presumably the joints 
were weakened by moisture damage and came apart 
when the homeowner attempted to open it.   

 

 

 

 

 

 

 

 

 

 

 

4.  The lower sash of the bathroom window showing 
missing glass, damaged interior stops and the 
presence of mold growth
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CASE STUDY #11.                         Site Visit: January 2012 
South Hoyne Avenue               Community Area: Beverly 

 
Overview: 
The South Hoyne Avenue Bungalow is one and one-half 
stories consisting of an unfinished basement, finished 
main floor, and unfinished attic.  There are three 
bedrooms and one bath with a gross square footage of 
approximately 3,000.   
 
 
 
 
 

Window Conditions: 
The basement and attic windows were not accessible 
during this survey.  On the ground floor, there are 
(34) windows total – (30) original wood windows, (3) 
fixed and glass block replacement windows, and (1) 
vinyl replacement window.  Although not accessible, 
it should be noted that there are an additional (9) two-lite wood awning windows in the 
basement and (6) three-lite wood windows in the attic which appear to be in fair condition.  
 
The ground floor features double-hung windows with four-over-one windows in the front window 
bay and one-over-one windows elsewhere.  There are also several four-over-two casement 
windows located around the back of the house.  All windows are painted on the exterior and 
interior.  The majority of the windows operate smoothly, except in the few cases where the sash 
cords are broken.  Several of the windows have galvanized or copper weather-stripping, and the 
majority of the top sashes have been painted shut.  The in-swinging casement windows have 
drip caps, but no adjusters (which has led to several pieces of cracked glass).  Aluminum triple-
track storm windows have been installed on most of the windows and are in good condition.  
 
Window Condition Rating: 
According to the Fix-It Guide (see Appendix), the ground floor windows are generally in good 
condition.  Of the (30) ground floor windows, (2) require Basic Level repairs, (8) require 
Intermediate Level repairs, and (20) require Advanced Level repairs.  The most common 
conditions prompting an Advanced Level of repair was broken/missing sash cords, flaking paint, 
cracked glass and flaking glazing putty.  These repairs usually require opening the weight 
pocket and/or removing the sash from the opening, which is best done by a professional.  The 
(7) rear porch windows all require Advanced Level repairs due to additional water damage.  The 
average homeowner would be unable to conduct the intensive process of paint removal, as well 
as millwork repairs to the water damaged windows.  Two casement windows are also in need of 
storm windows, which will protect the repaired sash. 
 
*Individual window recommendations and ratings can be found in the South Hoyne Avenue Window 
Survey in the Case Study Appendix. 
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Typical Window Condition Photos: 
 

 
 
29. Typical casement window sash showing the 
rabbeted bottom rail and drip cap.             
 

 

30.  Casement window showing poor glazing putty 
repairs. 
 
 
 
 
 
 

 

 

31.  Conditions of the rear porch windows’ bottom 
rails, showing the presence of moisture damage and 
swollen wood. 
 


