
Public Notice 
 
In accordance with the Statutes of the State of Illinois and the Ordinances of the City of Highland Park, a 
Regular Meeting of the City of Highland Park Housing Commission, the Peers Housing Association, 
Walnut Housing Association, Ravinia Housing Association and Sunset Woods Association will be held at 
the hour of 6:30 P.M. on Wednesday, April 8, 2015 at City Hall, 1707 St. Johns Avenue, Highland 
Park, Illinois.  The Meeting will be held in the Pre-Session Room on the second floor.  
 

City of Highland Park 
Housing Commission 

Wednesday, April 8, 2015, at 6:30 p.m. 
AGENDA 

 
I. Call to order 
 
II. Roll Call 
 
III. Business from the Public (Citizens Wishing to Be Heard Regarding Items not Listed 

on the Agenda) 
 
IV. Approval of Minutes – March 4, 2015 

 
V. Scheduled Business 

 
1. Discussion and Consideration of Lease Provisions in draft agreement with City of 

Highland Park for Pleasant Avenue parking lot 
 
2. Consideration of  Revised Grant Application from Community Partners for Affordable 

Housing to the Affordable Housing Trust Fund to Create Four Affordable Rentals 
 

3. Items for Omnibus Vote Consideration  
• Payment of Invoices:   
• Manning Silverman & Co.  Invoice #200936071 Initial Retainer (1 of 2) for Audit 

of Financial Statements for the Sunset Woods Association for $2,950.00 
• Full Circle Architects, LLC for architectural services on the Peers window and a.c. 

project for $20,625.00 
 

4. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
- Management Report 
- Property Report 
- Consideration of Affirmative Fair Housing Marketing Plans for Peers and Walnut 

Place 
- Discussion and consideration to authorize Evergreen Real Estate Services to request 

proposals for Reserve Studies/Physical Needs Assessments 
- Update on the Peers window and a.c. project 
- Sunset Woods 
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April 8, 2015 

5. Report regarding plans for an Inclusionary Housing Ordinance Task Force 
 
6. Discussion and Consideration of the draft Affordable Housing Plan for compliance 

with the Illinois Affordable Housing Planning and Appeals Act 
 
7. Report on City Council Committee of the Whole discussion regarding modifying the 

regulatory authority for hearing complaints/allegations including fair housing cases 
 

VI. Executive Session for Matters relating to Real Estate Acquisition, Litigation, and 
Personnel Matters 
 

VII. Other Business 
 

VIII. Adjournment 

Posted at City Hall on Friday, April 3, 2015 before 5:00 p.m. 
 

2



DRAFT 
 

MINUTES OF A REGULAR MEETING OF THE 
HOUSING COMMISSION OF THE CITY OF HIGHLAND PARK, ILLINOIS 

 
 
MEETING DATE:  Wednesday March 4, 2015 
 
MEETING LOCATION: Pre-Session Mayor’s Conference Room, City Hall,  
    1707 St. Johns Avenue, Highland Park, IL  
CALL TO ORDER 
 
At 6:35 p.m., Chair David Meek called to order the regular meeting of the Highland Park 
Housing Commission, the Peers Housing Association, the Ravinia Housing Association, the 
Walnut Housing Association, and the Sunset Woods Association. Each of the Commissioners 
also serves as Directors of each of the Housing Associations.  The Chair asked Planner M. Smith 
to call the roll.   
 
ROLL CALL 
 
Commissioners Present:     Adler, Kaltman, Meek, Oldham, and Ross  
              
Commissioners Absent:    Elder, Saret  
 
Student Representative Absent:  Powell  
 
Chair Meek declared that all Commissioners were in attendance, and a quorum was present.  
 
Council Liaison Present:     Holleman  
 
Staff Liaisons Present:     Planners L. Smith and M. Smith  
 
BUSINESS FROM THE PUBLIC (Citizens Wishing to be Heard Regarding Items not 
Listed on the Agenda) 
 
There was no business from the public on items not listed on the Agenda. 
 
APPROVAL OF MINUTES 
 
Regular Meeting February 4, 2015  
Commissioner Adler moved approval of the minutes of the regular meeting held on February 4, 
2015 of the Housing Commission, the Peers Housing Association, the Ravinia Housing 
Association, the Walnut Housing Association, and the Sunset Woods Association.  
Commissioner Oldham seconded the motion.  
 
On a voice vote, Chair Meek declared that the motion passed unanimously. 
 
SCHEDULED BUSINESS 

 
1. Introduction of new City Council Liaison Michelle Holleman 
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DRAFT    2 
Chair Meek welcomed Councilman Holleman.   
 
2. Items for Omnibus Vote Consideration  

Payment of Invoices:  There were no invoices. 
 
3. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
Management Report 
The Management Report was in the packet.  Chair Meek summarized the meeting that he 
attended along with City staff and the Evergreen senior management team to discuss refinancing 
Peers and the possibility of acquiring Walnut Place.  Commissioner Ross recommended that the 
Commission obtain new reserve studies.  The last reserve studies were done in 2006. 
 
Property Report 
There was no additional discussion of the financial reports. 
 
Sunset Woods 
Consideration of Engagement Letter with Manning, Silverman & Company for accounting 
services for the Sunset Woods Association: 
The proposals from Manning, Silverman & Company for accounting and tax preparation services 
for the Sunset Woods Association were in the packet.  Commissioner Ross suggested that City 
staff talk to Manning, Silverman & Company about completing the audit by the end of March in 
future years.  
 
After discussion, Chair Meek entertained a motion to approve the engagement of Manning, 
Silverman & Company for the Sunset Woods Association for three years for accounting and tax 
preparation services for 2014, 2015, and 2016 with fees of $5,900, $6,200, and $6,500 for each 
respective year.  Commissioner Adler moved approval of the engagement of Manning, 
Silverman & Company for the Sunset Woods Association for three years for accounting and tax 
preparation services for 2014, 2015, and 2016 with fees of $5,900, $6,200, and $6,500 for each 
respective year.  Commissioner Oldham seconded the motion. 
 
On a voice vote, Chair Meek declared that the motion passed unanimously. 
 
Other Sunset Woods Business: 
There was no other Sunset Woods business.  
 
4. Report on City Council Meeting and discussion regarding the development of 

recommendations for potential revisions to the Inclusionary Housing Ordinance 
Chair Meek reported on the City Council Committee of the Whole Meeting that he attended.  
The City Council directed City staff to organize a task force to review the Inclusionary Housing 
Ordinance.  The purpose of the task force is to produce a report for the Housing Commission.  
Among the questions that the task force should address are:  establishing the need for ordinance 
revisions, providing a financial analysis of the impact of the inclusionary regulations, and 
obtaining feedback from developers.  After review and consideration, the Housing Commission 
would submit recommendations to City Council.  If there were to be any amendments to the 
Ordinance, then the Plan Commission would conduct a public hearing.  The proposed members 
of the task force are Chair Meek, Commissioner Ross, two Plan Commissioners, affordable 
housing stakeholders, and developers.  In addition to task force meetings, City staff will conduct 

HP HC March 4, 2015  
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DRAFT    3 
a focus group or hold individual meetings with developers for their input.  Planner L. Smith said 
that it likely would be a six month process.   
 
5. Discussion and Consideration of Lease Provisions in draft agreement with City of Highland 

Park for Pleasant Avenue parking lot 
Chair Meek summarized the request from Al Klairmont, President, Imperial Realty regarding the 
draft parking agreement between the City and the Ravinia Housing Association.  Mr. Klairmont 
requested changing the lease term from five years to thirty and striking the City and Ravinia 
Housing Association lease termination provisions.  The Ravinia Housing Association (RHA) 
directors all agreed that they would not eliminate the lease termination section.  The RHA 
directors discussed a longer lease term, considering whether to make it ten years instead of five.  
After discussion, the RHA declined to make any changes to the draft lease agreement with the 
City of Highland Park. 
 
6. Discussion and Consideration of a draft Affordable Housing Plan for compliance with the 

Illinois Affordable Housing Planning and Appeals Act 
The Commissioners discussed the draft Affordable Housing Plan (AHP) for submittal to the 
Illinois Housing Development Authority (IHDA) for compliance with the Illinois Affordable 
Housing Planning and Appeals Act (IAHPAA).  The state requires all municipalities with less 
than 10% affordable housing to prepare and submit an Affordable Housing Plan that states how 
the community will increase its supply of affordable housing. The Commissioners were satisfied 
with the draft and requested that City staff make some minor revisions to clarify and strengthen 
the section on long-term and permanent affordability.  The next steps will be for staff to prepare 
the final draft for Housing Commission approval at the April Meeting and to forward the 
Housing Commission recommendation to City Council for consideration in May.   
 
EXECUTIVE SESSION  
There was no Executive Session. 
 
OTHER BUSINESS 
Planner M. Smith confirmed that April 8, 2015 is the next Regular Meeting of the Housing 
Commission. 
 
ADJOURNMENT 
 
Chair Meek entertained a motion to adjourn the meeting.  Commissioner Kaltman moved to 
adjourn.  Commissioner Oldham seconded the motion.  
 
On a voice vote, Chair Meek declared that the motion passed unanimously. 
 
The Housing Commission adjourned its meeting at 8:00 p.m. 
 
Submitted respectfully: 
 
Mary Cele Smith 
Housing Planner 

HP HC March 4, 2015  
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CITY OF HIGHLAND PARK 
DEPARTMENT OF COMMUNITY DEVELOPMENT 

1150 HALF DAY ROAD 
HIGHLAND PARK, ILLINOIS 60035 

(847) 432-0867 
 
 
MEMORANDUM  
 
To:       Housing Commission/Ravinia Housing Association 
 
From:   Mary Cele Smith, Housing Planner 
 
Date:    March 31, 2015 
 
Re:      Lease term of the draft Ravinia Parking Lot Lease Agreement 

 
 
Summary of Request:  The City Council requests that the Ravinia Housing Association (RHA) 
consider a ten-year lease with automatic ten-year lease renewals for the parking lot agreement 
between the City and the Ravinia Housing Association. 
 
Background:  As part of the development at 515 Roger Williams, Imperial Realty will be 
improving the RHA parking lot and building additional spaces near the existing parking lot.  The 
RHA and City plan to formalize the leasing arrangements for the parking lot, and Mr. Klairmont 
will purchase parking permits from the City for his new development.  At the March 4, 2015 
Regular Housing Commission Meeting, the Ravinia Housing Association, a not-for-profit 
wholly-owned subsidiary of the Housing Commission, considered a request from Mr. Al 
Klairmont, President of Imperial Realty, to extend the proposed 5-year lease term between the 
City of Highland Park and the Ravinia Housing Association (RHA) to 30 years and to eliminate 
the lease termination provisions.  After discussion, the Ravinia Housing Association Board 
agreed to keep the existing 5-year lease term and the termination provisions in the draft 
agreement.   
 
On March 9, 2015, the City Council adopted the Ordinance granting a special use permit for the 
planned development and approved the resolution for a development agreement for Mr. 
Klairmont’s project at 515 – 555 Roger Williams. The City staff Request for Council Action 
summarized Mr. Klairmont’s request for a 30-year lease between the City and the RHA.  In 
addition, the Request for Council Action stated: “At its March 4, 2015 meeting, the proposal to 
change the term from five to 30 years and the proposal to eliminate the lease termination 
provisions failed to get a motion.  Moreover, staff do not recommend changing the lease term or 
its termination provisions.” At its March 9th meeting, the City Council also discussed Mr. 
Klairmont’s request to extend the lease term to 30 years.  The City Council suggested a ten-year 
lease instead and directed staff to ask the RHA if it would accept a ten-year lease term.  The City 
Manager also said that she would be comfortable with a ten-year lease term with automatic ten-
year lease renewals.   
 

n:\commission packets\housing commission\2015\4.8.15\3.31.15 memo ravinia parking lot lease agreement.doc                      
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Ravinia Parking Lot Lease Agreement 
Page 2 

In the current draft five-year lease, the City can break the lease with 30-days’ notice while the 
RHA can terminate it only if the City violates the Agreement and does not cure it within 30 days 
after a written notice.  For reference, the termination language in the current draft follows below:    
Section C.  Lease Period; Lease Termination: 
 

C. City Termination.  The City may terminate this Agreement and the Lease prior 
to the expiration of the then-applicable Initial Lease Period or Renewal Lease Period by 
providing the Lessor with 30 days advance written notice that the City is exercising its 
termination rights under this Section 3.C. 

D. Lessor Termination.  In the event that the City violates any provision of this 
Agreement, and does not cure such violation within 30 days after receipt of a written notice from 
the Lessor, the Lessor may terminate this Agreement and the Lease prior to the expiration of 
the then-applicable Initial Lease Period or Renewal Lease Period by providing the City with 30 
days advance written notice that the Lessor is exercising its termination rights under this Section 
3.D. 

Attached for your reference is the current version of the draft lease with the 5-year term. 
 
Next steps: City staff will report the Commission’s decision on the ten-year lease with automatic 
ten-year renewals to the City Manager prior to communicating with Mr. Klairmont and Ms. Polly 
Kuehl, Senior Vice President, Evergreen Real Estate Services.  If the Commission accepts the 
proposed ten-year lease term, Ms. Kuehl will inform U.S. Housing and Urban Development 
(HUD) and Red Mortgage Capital and ask for their approval.  Red Mortgage Capital holds the 
first mortgage on the Ravinia property on Pleasant Avenue, while HUD holds a second 
mortgage.  Ms. Kuehl sent the current draft lease agreement to HUD and Red Mortgage Capital 
on February 7, 2015.  Evergreen staff has contacted HUD several times about their decision.  
While Red Mortgage Capital has not responded in writing, staff told Ms. Polly Kuehl that they 
had no objections to the draft 5-year lease or a longer term. 
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Highland Park Housing Commission

Reserve Balances
Date: 2/28/2015

Sunset  
Account Name Frank B. Peers Walnut Place Ravinia Housing Woods TOTAL

Checking (Property) 72,284 5,487 202 52,586

Security Deposit 19,113 20,323 6,410 10,557
 

Replacement Reserve 188,511 116,932 417,052 0

Residual Receipts 17,508 27,095 0 0

Operating Reserve 0 0 16 9,164
(Construction Escrow)

Association Money 104,684 81,912 119,318
Market Checking

Association Small  9,220 9,351
Business Checking

Association Receivable/(Liability) (258,832)  
1)  Due from Hsg. Trst. Fd 277 GB 7,492 Total
2)  Due from Hsg. Trst Fd. Emerg. 689 A/R
3)  Due from Sunset Woods 258,832

Association CDs Maturity
CD #1 1/7/2016 506,796
CD #2 4/7/2015 507,413

Association MaxSafe 1,114,808
Money Market

TOTAL 2,702,666 274,521 505,592 (57,856)  
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The Walnut Place Affirmative Fair Housing 
Marketing Plan is identical except for the few 
places of specific information for Walnut Place, 
so it is not included.  If anyone would like a 
copy of it, please let me know. 
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Memorandum 
 
To:  Joel Fontane, Director of Community Development 
 
From:  Lee Smith, Senior Planner 
 Mary Smith, Housing Planner 
 
Date: March 3, 2015 
 
Re: Inclusionary Housing Task Force Process & Timeline 
 
The following is presented for your consideration for the review and consideration of the 
Inclusionary Housing regulations. 
 
Task Force Process - Inclusionary Housing Code Analysis 
At the Mayor and City Council’s direction a task force will be engaged that will conduct the 
following work: 

• Review background and other information provided by staff;  
Review financial analysis of the impact of inclusionary housing requirements and 
incentives on local development projects 

• Take input on the impact of current regulations and cost mitigation measures from 
developers 

• Assess need for revisions to the inclusionary housing requirements 
• Draft recommendations for consideration by Housing Commission, Plan Commission and 

City Council 
• Draft recommendations for consideration by Housing Commission, Plan Commission and 

City Council  
 

Staff Work 
• Develop process for and provide background material for the TF 
• Identify facilitator and develop process and materials for focus group meeting(s) with 

housing developers 
• Identify potential financial models or consultants to do financial modelling that can 

measure impact of current inclusionary regulations and incentives on local 
development inclusionary housing 

• Synthesize TF and developer input into recommendations for consideration by Task 
Force, City Commissions and City Council 

Task Force Membership (TF) 
• Housing Commission (David Meek, Doug Ross) 
• Plan Commission (Adam Stolberg, Cary Glenner) 

  1 of 3 
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• City Council (Michelle Holleman) 
• CPAH (Rob Anthony) 
• Interested Citizens / Advocates (Janet Swartz) 
• Technical Assistance (BPI - Betsy Lassar, Adam Gross) 
• Private Sector Developer (to be identified) 
• City Staff (Joel Fontane, Lee Smith, Mary Smith) 

Task Force and Commission Meetings 

At present, we anticipate the following meetings but would add more if it becomes necessary. 
 

Task Force Meeting #1 – Late March/Early April 2015 

• Educate TF Members and Review/Confirm the outcomes of the group process with 
the Task Force members 
o Educate TF members about Inclusionary Housing generally 
o Review the current Inclusionary Housing ordinance w/TF members 
o Examine current HP housing market conditions and proposed zoning changes 

• Plan for focus group discussion to get developer input 
 
 

Focus Group Meeting with Private Sector Housing Developers – Late April/Early May 2015 

To be facilitated by a non-Highland Park professional (Adam Gross (BPI) or Nick Brunick 
(Applegate Thorne Thompson)) 

• Overview Highland Park inclusionary housing requirements 
• Discuss how developers choose sites/locales for development projects – what 

factors attract or dissuades them from developing in Highland Park 
• Cost of developing under the Inclusionary housing requirements and impact of 

cost mitigation incentives 
• Aspects of the Inclusionary housing  requirements that are effective 
• Recommendations for inclusionary housing ordinance amendments 

  
Task Force Meeting # 2 – Late May/Early June 2015 

• Review staff summary of Focus Group discussion 
• Review financial modeling of development impacts of inclusionary housing 

regulations 
• Direction to staff regarding potential amendments 

  2 of 3 
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Task Force Meeting #3 – July 2015 
 

• Review staff report / findings in advance of presentation to Housing Commission 
 
 
Housing Commission Discussion – Summer 2015 

• Review TF findings and recommendations 
• Make recommendations to staff re potential amendments, if any, to the inclusionary 

housing regulations 
• Staff forward recommendations to City Council for consideration and direction to the 

appropriate Commission(s) 

 

  3 of 3 
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Draft 
 

City of Highland Park 
Affordable Housing Plan 2015  

Pursuant to the Illinois   
Affordable Housing Planning and Appeals Act 

 
 

Compliance with State Requirements 
 
The City of Highland Park, in order to comply with Public Act 093-0595, the Affordable 
Housing Planning and Appeals Act, submits this Affordable Housing Plan and selects the 
following goal:  

• a minimum of 15% of all new development or redevelopment will be affordable 
as defined in the Act (see Section 4 below). 

 
Introduction and Background 
 
In 2003, the Illinois General Assembly adopted Public Act 093-0595, the Affordable 
Housing Planning and Appeals Act, which became effective on January 1, 2004.  
Amendments to Public Act 093-0595 were approved on June 28, 2004.1   
 
Among other things, the Act requires that communities determined by the Illinois 
Housing Development Authority (IHDA) to be non-exempt from the operation of the Act 
(those communities with less than 10% of affordable housing as defined by IHDA) must 
approve an affordable housing plan that meets the requirements of the Act.  In December 
2013, IHDA notified the City of Highland Park that it is a non-exempt community. 
 
The City of Highland Park has long recognized the importance of providing affordable 
housing and has a history of taking action to address affordable needs in the community.  
One of the central principles of the City’s housing programs is to provide permanent or 
long-term affordability.  In City sponsored and supported homeownership programs, the 
affordability restriction period is in perpetuity for permanent affordability, and for 
rental programs, for a minimum of twenty-five years for long-term affordability.  The 
advantage of permanent and long-term affordability is that it guarantees affordability 
independent of fluctuations in the housing market and to multiple successive occupants of 
the affordable units.  One of the limitations of IHDA’s data in the 2013 List of AHPAA 
Non-Exempt Local Governments is that there is no accounting for housing units with 
permanent or long-term affordability requirements established in each community during 
the study period.   As a result, the number of affordable units is merely a snapshot in 
time: this measure merely reports the market values at a particular point in time, and, as 
housing values fluctuate with the market over time, some number of units affordable 
today may become unaffordable at a later date.  Moreover, the broad measure of a single 
number leaves out the planning component of the Affordable Housing Planning and 
Appeals Act.  What drives the analysis are market forces not planning policies. The City 
encourages IHDA to add a measure to its report to enable communities to indicate the 

1 Public Act 093-0595 and its amendments are codified at 310 ILCS 67/1 et seq. (“Act”). 
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Draft 
 

City of Highland Park, Affordable Housing Plan 2015 
Pursuant to the Illinois Affordable Housing Planning and Appeals Act 

 
number of their housing units that have permanent or long-term affordability 
requirements.  Adding a measure of long-term and permanent affordability offers the 
following advantages: 

• It is a true measure of affordability, because permanent and long-term 
affordability is not subject to shifting market forces; 

• It acknowledges community commitment and action to expanding the affordable 
housing stock; and 

• It becomes an education tool for other communities.  Including a measure of 
permanent and long-term affordability would enable other communities to 
identify who they can contact for more information about successful programs to 
create affordable housing. 

 
The concept of long-term or permanent affordability has been at the heart of the City’s 
affordable housing efforts for over forty years.  In 1973, the City established a Housing 
Commission in order to support affordable housing, and the Commission set to work to 
develop it.  The Frank B. Peers senior building, opened in 1978, is a Section 8 
development with 68 affordable apartments for seniors and persons with disabilities.  The 
Highland Park Housing Commission is the operator of Walnut Place Housing, a Section 8 
development, which opened in 1980 and provides 56 affordable rentals for seniors and 
persons with disabilities, and 12 affordable rentals for families.  The Housing 
Commission owns and operates the Section 8 Ravinia Family Housing development, 
opened in 1982, which provides 17 affordable family rentals.  The City also supported the 
development of Sunset Woods Condominiums, a 60-unit affordable condominium project 
for seniors.  The Housing Commission owns and operates 16 of these condos as 
affordable senior rentals.   The number of housing units with long-term or permanent 
affordability requirements built prior to 2003 totals 213.  
 
The City’s most recent affordable housing initiatives are an outgrowth of an Affordable 
Housing Planning and Implementation Plan (AHP) adopted by the City Council in 
January 2001 as an element of the City’s Comprehensive Master Plan.  In March 2003, 
the City Council adopted a resolution updating the Plan and reaffirming the Plan’s 
recommendations (see Attachment 1, Affordable Housing Needs and Implementation 
Plan and March 2003 Update).  Since 2003, these initiatives have generated an 
additional 50 permanently affordable housing units with obligations for another 26 units.  
The programs that produced this affordable housing will be described below. 
 
Pursuant to the recommendations in its AHP, the City has taken the following actions: 
 

• In May 2002, the City established an Affordable Housing Trust Fund (HTF) to 
provide financial resources for affordable housing development.  The City, by 
ordinance, has dedicated three sources of public revenue to the HTF. The most 
important source is the revenue from an affordable housing demolition tax that the 
City created specifically to fund the HTF.  See Attachments 2, 3, and 4 (HTF 
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City of Highland Park, Affordable Housing Plan 2015 
Pursuant to the Illinois Affordable Housing Planning and Appeals Act 

 
ordinance, brochure about Highland Park’s HTF, and ordinance establishing the 
Affordable Housing Demolition Tax, respectively). 

 
• In March 2003, the City launched a community land trust, Community Partners 

for Affordable Housing, formerly known as the Highland Park Illinois 
Community Land Trust (HPICLT), a private, non-profit, 501(c)(3) organization 
created to own land for the benefit of the Highland Park community for the 
purpose of providing permanently affordable housing on the land that it owns. See 
Attachments 5 and 6 (Resolution establishing HPICLT and brochure about 
CPAH, respectively).  CPAH has created 46 units of permanently affordable 
housing since 2003.  In addition, the Housing Commission awarded grants from 
the HTF to CPAH for six more permanently affordable units in 2015. 

 
• In August 2003, the City adopted an inclusionary zoning ordinance, which 

requires that 20% of the units in all new developments with a residential 
component of 5 or more units must be affordable.  See Attachments 7 and 8 
(Inclusionary Zoning Ordinance and brochure on Highland Park’s Inclusionary 
Zoning Program, respectively).   The Inclusionary Housing Ordinance has led to 
the addition of 4 permanently affordable homes and development agreements for 
an additional 20 homes with either permanent or long-term affordability.   For 
ownership units, the affordability period is in perpetuity, and for rental, for 
twenty-five years. 

 
The Affordable Housing Plan below is intended to comply with the requirements of the 
Affordable Housing Planning and Appeals Act. 
 
 
Affordable Housing Plan  

 
1. A statement of the total number of affordable housing units that are necessary to 

exempt Highland Park from the Affordable Housing Planning and Appeal Act 
(AHPAA) 

 
 

Total Housing Units (U.S. Census, 2011 
Annual Community Survey, 5-year 
estimate) 

 
11,473 

10% of the Total Housing Units 1,147 
Total Affordable Housing Units (per 
IHDA’s Final Report (1/7/2014))        

773 

Number of units needed to exempt 
Highland Park from AHPAA 

374 
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City of Highland Park, Affordable Housing Plan 2015 
Pursuant to the Illinois Affordable Housing Planning and Appeals Act 

 
2. Identification of lands and structures most appropriate for affordable housing 
 

The following information indicates that all land areas within Highland Park can be 
appropriate sites for affordable housing:  
 
• Highland Park is a built-up community, with minimal amounts of developable 

land remaining. 
• By virtue of Highland Park’s inclusionary zoning ordinance, which requires that 

20% of the units in all developments that include a residential component of 5 or 
more dwelling units be set-aside as affordable housing, all sites that are suitable 
and zoned exclusively for residential development or mixed use including 
residential are suitable sites for affordable housing.  See Attachment 9, Zoning 
Ordinance-District Map. 

• All sites that are currently under built to the current zoning are potential sites 
appropriate for affordable housing – for example, sites where there are single 
homes in multi-family districts and sites where there is limited multi-family in 
districts that allow for more intense multi-family development. 

• Sites that are currently zoned industrial may be appropriate for residential 
redevelopment in the future. 

• The U. S. Navy is offering for sale and redevelopment 37 acres at the southern 
end of Fort Sheridan. This site provides a potential opportunity for a large 
residential development which would also provide additional affordable housing 
units through the application of the City’s inclusionary housing requirements.  

 
3. Incentives that Highland Park will provide to attract affordable housing 

 
The following City policies provide incentives for the development of affordable 
housing: 
 
• The City’s inclusionary zoning ordinance, adopted in August 2003, provides a by-

right density bonus of one-market rate unit per each required affordable unit.  In 
Planned Unit Developments, an additional density bonus may be authorized up to 
0.5 market-rate units for each required affordable unit.   

• The inclusionary zoning ordinance also provides for a waiver of all development- 
related fees and costs attributable to the affordable units, including application 
fees, building permit fees, plan review fees, inspection fees, sewer and water tap-
on fees, demolition permit fees, and the demolition tax.   

• As a matter of policy, the City Council has the authority to waive development 
impact fees attributable to affordable units. To implement this policy, the City 
amended its development impact fee ordinance to allow such waivers. To the 
extent any impact fees attributable to affordable units are not waived, the 
inclusionary zoning ordinance provides that such fees will be paid from the City’s 
Affordable Housing Trust Fund. 
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City of Highland Park, Affordable Housing Plan 2015 
Pursuant to the Illinois Affordable Housing Planning and Appeals Act 

 
• The Affordable Housing Trust Fund offers grants to developers of affordable 

housing (in excess of the 20% affordable unit requirement of the Inclusionary 
Housing Ordinance). 

 
 
4. Goal for purpose of compliance with the Illinois Affordable Housing Planning 

and Appeal Act 
 

Highland Park’s goal for complying with the Act is that a minimum of 15% of all 
new development or redevelopment will be affordable as defined in the Act. 
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will be sent under separate cover. 
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COMMITTEE OF THE WHOLE MEETING 
 
 
Date:  March 23, 2015 

To:  Mayor Rotering & Council Members 

From:  Ghida Neukirch, City Manager  

Subject: Consideration to modify regulatory authority for hearing complaints/allegations 

 
BACKGROUND: 
The City of Highland Park provides an outlet for the public to share a complaint or to mediate a concern 
or complaint through its volunteer commission structure.    
 
The Human Relations Commission’s purpose, in part, is to hear civilian initiated complaints concerning 
racial or ethnic discriminatory practices by an official or employee of the City, and to make a report of its 
findings and recommendations.  The Commission also serves to conduct a voluntary mediation program 
to allow City residents to peacefully attempt to resolve disputes or conflicts with each other without 
resorting to litigation or other adversarial actions. 

Section 33.506, Municipal Code 
 
The Discriminatory Housing regulations within the Municipal Code provide that everyone living in the 
community have a fair opportunity to purchase, lease, rent or occupy housing without discrimination 
based on race, color, religion or national origin.   Any person aggrieved in any manner by a violation of 
any provision of the Chapter, may file a complaint with the City’s Human Relations Commission.  The 
Commission would then designate a panel to make an investigation to review the allegation 

Section 153.120, Municipal Code 
 
It was suggested recently that the Housing Commission serve as the regulatory body to review and 
investigate any allegations pertaining to housing, as opposed to the Human Relations Commission. 

 
The City’s regulations detailed herein date back to 1967.  It is suggested that the City Council consider 
whether the City should have any involvement in these types of disputes as unfair housing disputes are 
typically resolved in the courts, or through mediation organizations specialized to address disputes of this 
nature.   An informal survey of neighboring communities yielded that communities use in-house personnel 
to attempt to resolve disputes (not a formal hearing structure), or refer cases to the Northwest Municipal 
Conference Dispute Resolution Program (see page 2). 
 
QUESTIONS FOR CONSIDERATION: 

1. Should the City’s Human Relations Commissions responsibility be amended to remove the power 
and authority to hear civilian initiated complaints concerning racial or ethnic discriminatory 
practices? 
 

2. If not, should the Housing Commission serve as the regulatory authority to hear allegations 
pertaining to housing, as opposed to the Human Relations Commission? 

 
Although the Human Relations Commission has held one hearing regarding discriminatory practices in the 
last four years, it is recommended that the City revise its regulations so disputes are not heard by a 
volunteer commission or committee of the City.    
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OPTIONS TO THE PUBLIC: 
1. Northwest Municipal Conference Alternate Dispute Resolution Program 

Established in 1994, the Northwest Municipal Conference Alternative Dispute Resolution Program serves 
to resolve constituent and internal administrative disputes through the use of alternative dispute 
methods. This program provides participants with a forum to peacefully attempt to resolve conflict 
without resorting to litigation or other adversarial actions. The Northwest Municipal Conference utilizes 
professional mediators to listen to each side of the dispute and guide participants to a mutually satisfying 
resolution. This approach has been successfully utilized to resolve dozens of local disputes without the 
need to pursue more costly remediation. 
 

2.   Center for Conflict Resolution (CCR)  
CCR is a Chicago-based non-profit organization that provides mediation and training services.   It was 
founded in 1979 and began as a community mediation/reconciliation service organization.  It has 
expanded to providing services to communities and conducting greater mediation and facilitation 
services.   CCR is governed by a 22-member Board of Directors and relies on a full-time staff of eleven and 
approximately 120 volunteer mediators who mediate 95% of CCR's cases. In the past five years, CCR 
mediated over 10,000 cases and provided conflict management training to numerous individuals.  The 
organization is affiliated with the Chicago Bar Foundation.  CCR mediators are certified, trained volunteers 
from various professional backgrounds including attorneys, social workers, human resources specialists, 
therapists, teachers, managers, executives, ministers, doctors and others. According to the Center 
Director, CCR measures its success by creating an environment where there is a productive conversation 
among the parties. They are not agreement driven, and they do not conduct an assessment, provide 
advice, nor make a ruling in any matter.  The mediator will work with all the parties to help them reach a 
mutually acceptable resolution.   They conduct hearings on a variety of subjects including but not limited 
to neighbor or business noise concerns and allegations of discrimination.  The meetings are closed and 
the mediator only provides information at the conclusion of a meeting if an agreement was reached 
among the parties. 
 
There is no cost to individuals to use CCR services. CCR was referred by the Northwest Municipal 
Conference, a Council of Government that represents the City of Highland Park as well as approximately 
fifty other local municipalities and townships. 

http://www.ccrchicago.org 
 

A presentation at the Committee of the Whole meeting will be made by Bryce Johnson representing the 
City Manager’s Office. 
 
 
 
cc: Steve Elrod & Hart Passman, Corporation Counsel 

Rudy Espiritu, Deputy City Manager 
 Joel Fontane, Community Development Director 
 Chief Shafer, Police Department 
 Don Miner, Manager Youth/Senior Services & HRC Liaison 
 Bryce Johnson, Admin. Intern 
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CHAPTER 153:  DISCRIMINATORY HOUSING PRACTICES 
 
SECTION 
 
153.001 Short Title; Purpose; Construction 
153.005 Definitions 
153.010 Discriminatory Terms (Title II) 
153.015 Refusals to Deal 
153.020 Withholding Housing (Title II) 
153.025 Advertisements 
153.030 Advertisements, Causing or Permitting 
153.035 Signs and Notices 
153.040 Exemptions 
153.045 Limitations 
153.050 Withholding Housing  (Title III) 
153.055 Refusals of Offers 
153.060 Advertisements 
153.065 Signs and Notices 
153.070 Reserved 
153.075 Discrimination in Lending 
153.080 Refusals to Deal in Lending 
153.085 Coverage 
153.090 Representation 
153.095 Other Violations 
153.100 Commission Powers 
153.105 Reserved 
153.110 Reserved 
153.115 Reserved 
153.120 Complaints, Conciliation 
153.125 Hearings by Commission 
153.130 Enforcement 
153.135 Limitation of Time to File Complaints 
153.140 Remedies 
153.999 Penalty 
 
Sec. 153.001  Short title; purpose; construction. 
 (A) This Chapter shall be known and may be cited as the Fair Housing 
Ordinance of the City of Highland Park, Illinois. 
 
 (B) Purpose and Declaration of Policy.  It is hereby declared to be the policy of 
the City of Highland Park and the purpose of this Chapter, in the exercise by the City of its 
police and regulatory powers for the protection of the public safety, for the health, morals, 
safety, and welfare of the persons in and residing in the City, and for the maintenance and 
promotion of commerce, industry and good government in the City, to secure to all persons 
living or desiring to live in the City a fair opportunity to purchase, lease, rent, or occupy 
housing without discrimination based on race, color, religion or national origin. 
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 (C) Construction.  This Chapter shall be construed according to the fair import of 
its terms and shall be liberally construed to further the purposes and policy stated in 
Subsection (B) and the special purposes of the particular provision involved.  (Ord. 83-67, J. 
6, p. 739, passed 12/26/67) 
 
Sec. 153.005  Definitions. 
 For purposes of this Chapter: 
 
 (A) "Dwelling" means any building or structure, or portion thereof, within the 
City of Highland Park, which is arranged, designed or used as a home, residence or living 
quarters of one or more individuals. 
 
 (B) "Housing" includes any building or structure, or portion thereof, within the 
City of Highland Park, which is used or occupied or is intended, arranged or designed to be 
used or occupied as the home, residence or living quarters of one or more individuals, 
groups or families, and includes any vacant land within the City of Highland Park which is 
zoned and intended to be used for the construction of any such building or structure. 
 
 (C) "Commission" means the Highland Park Human Relations Commission, "City 
Council" means the City Council of the City of Highland Park. 
 
 (D) "Commission Panel" or "Panel" means a panel, comprised of two or more 
members of the Commission, designated by the Chairman or the Vice Chairman of the 
Commission to investigate and to attempt to conciliate a complaint filed or made under this 
Section. (Ord. 72-07, J. 33, p. 509-591, passed 9/24/07) 
 
 (E) "Lease" includes sublease, assignment, and rent (or rental), and includes any 
contract to do any of the foregoing. 
 
 (F) "Lending institution" means any bank, insurance company, savings and loan 
association, other person in the business of lending money or guaranteeing loans, any 
person in the business of obtaining, arranging or negotiating loans or guarantees as agent 
or broker, and any person in the business of buying or selling loans or instruments for the 
payment of money which are secured by title to or a security interest in real estate, but 
shall not include any religious institution or organization nor any charitable or educational 
organization operated, supervised or controlled by a religious institution or organization. 
 
 (G) "National origin" includes the national origin of an ancestor. 
 
 (H) "Owner" means any person who holds legal or equitable title to, or owns any 
beneficial interest in, any dwelling or housing, or who holds legal or equitable title to shares 
of, or holds any beneficial interest in, any real estate cooperative which owns any dwelling 
or housing. 
 
 (I) "Person" includes one or more individuals, corporations, partner- ships, 
associations, legal representatives, mutual companies, unincorporated organizations, 
trusts, trustees, trustees in bankruptcy, receivers and fiduciaries. 
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 (J) "Purchase" includes any contract to purchase. 
 
 (K) "Real estate agent" means any real estate broker, any real estate salesman, 
and any other person who, as employee or agent or otherwise engages in the management 
or operation of any dwelling or housing. 
 
 (L) "Real estate broker" means any person licensed as a real estate broker in 
accordance with the provisions of Chapter 114-1/2, Illinois Revised Statutes, or required 
thereby to be so licensed. 
 
 (M) "Real estate salesman" means any person licensed as a real estate salesman 
in accordance with the provisions of Chapter 114-1/2, Illinois Revised Statutes, or required 
thereby to be so licensed. 
 
 (N) "Real estate transaction" means the purchase, sale, exchange, or lease of any 
dwelling or housing, and an option to do any of the foregoing. 
 
 (O) "Sale" includes any contract to sell, exchange, or to convey, transfer or assign 
legal or equitable title to or a beneficial interest in real estate.  (Ord. 83-67, J. 6, p. 739, 
passed 12/26/67) 
 
Sec. 153.010  Discriminatory terms (Title II). 
 It shall be unlawful housing practice and a violation of this Chapter for any owner or 
other person to sell or lease a dwelling or housing on terms, conditions or privileges that 
discriminate between persons because of race, color, sex, religion or national origin.  (Ord. 
83-67, J. 6, p. 739, passed 12/26/67; Ord. 72-70, J. 8, p. 183, passed 10/26/70) Penalty, see 
Sec. 153.999 
 
Sec. 153.015  Refusals to deal. 
 It shall be an unlawful housing practice and a violation of this Chapter for any 
owner or other person to refuse to negotiate for, enter into, or perform any sale or lease of 
any dwelling or housing, because of the race, color, sex, religion or national origin of any 
party to such sale or lease, or of any member of the family of any such party, or of any 
person using or occupying or intending to use or occupy such dwelling or housing, or of any 
person using or occupying any dwelling or housing in the area in which such dwelling or 
housing is located.  (Ord. 83-67, J. 6, p. 739, passed 12/26/67; Ord. 72-70, J. 8, p. 183, passed 
10/26/70) Penalty, see Sec. 153.999 
 
Sec. 153.020  Withholding housing. 
 It shall be an unlawful housing practice and a violation of this Chapter for any 
owner or other person to represent to any person that any dwelling or housing is not 
available for inspection, purchase, sale, lease, or occupancy when in fact it is so available, or 
otherwise to withhold housing from any person because of race, color, sex, religion or 
national origin.  (Ord. 83-67, J. 6, p. 739, passed 12/26/67; Ord. 72-70, J. 8, p. 183, passed 
10/26/70) Penalty, see Sec. 153.999 
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Sec. 153.025  Advertisements. 
 It shall be unlawful housing practice and a violation of this Chapter for any owner or 
other person to publish or circulate a statement, advertisement or notice of an intention to 
sell or lease any dwelling or housing in a manner that is unlawful under Sections 153.010 
to 153.045.  (Ord. 83-67, J. 6, p. 739, passed 12/26/67) Penalty, see Sec. 153.999 
 
Sec. 153.030  Advertisements, causing or permitting. 
 It shall be an unlawful housing practice and a violation of this Chapter for any 
owner or other person to cause any person to circulate or publish a statement, 
advertisement or notice that such owner or other person intends to sell or lease any 
dwelling or housing in a manner that is unlawful under Sections 153.010 to 153.045 or to 
consent thereto.  (Ord. 83-67, J. 6, p. 739, passed 12/26/67) Penalty, see Sec. 153.999 
 
Sec. 153.035  Signs and notices. 
 It shall be an unlawful housing practice and a violation of this Chapter for any 
owner or other person to post or erect, or cause any person to post or erect, any sign or 
notice upon any dwelling or housing, indicating an intent to sell or lease any dwelling or 
housing in a manner that is unlawful under Sections 153.010 to 153.045.  (Ord. 83-67, J. 6, 
p. 739, passed 12/26/67)  Penalty, see Sec. 153.999 
 
Sec. 153.040  Exemptions. 
 Sections 153.010 to 153.045 shall not apply to the rental of any room or dwelling 
unit in any owner occupied dwelling which consists of more than one or less than 3 dwelling 
units.  As used herein, the term "dwelling unit" means one or more rooms which are 
arranged, designed, or used as living quarters for one family or one individual.  The term 
"owner" includes the spouse or any lineal descendant or ancestor of the owner.  (Ord. 83-67, 
J. 6, p. 739, passed 12/26/67; Ord. 19-71, J. 8, p. 248, passed   / /71) 
 
Sec. 153.045  Limitations. 
 Nothing in this Chapter shall require an owner to offer property to the public at 
large before selling or renting it, providing he complies with all other provisions of this 
Chapter.  Nor shall this Chapter be deemed to prohibit owners from giving preference to 
prospective tenants or buyers for any reason other than religion, race, color, sex or national 
origin.  Nothing in this Chapter shall require an owner to offer property for sale or lease or 
to show his property to any person if such person is not negotiating for the purchase or 
lease of such property in good faith.  (Ord. 83-67, J. 6, p. 739, passed 12/26/67; Ord. 72-70, J. 
8, p. 183, passed 10/26/70) 
 
Sec. 153.050  Withholding housing (Title III). 
 It shall be an unlawful housing practice and a violation of this Chapter for any real 
estate agent or other person to represent to any person that any dwelling or housing is not 
available for inspection, sale, lease or occupancy when in fact it is so available, or otherwise 
to withhold housing from any person because of race, color, sex, religion or national origin.  
(Ord. 83-67, J. 6, p. 739, passed 12/26/67;  Ord. 72-70, J. 8, p. 183, passed 10/26/70) Penalty, 
see Sec. 153.999 
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Sec. 153.055  Refusals of offers. 
 It shall be an unlawful housing practice and a violation of this Chapter for any real 
estate agent or other person to refuse to receive or to transmit a bona fide offer for the 
purchase, sale, exchange or lease of any dwelling or housing because of the race, color, sex, 
religion or national origin of the person making such offer.  (Ord. 83-67, J. 6, p. 739, passed 
12/26/67; Ord. 72-70, J. 8, p. 183, passed 10/26/70) Penalty, see Sec. 153.999 
 
Sec. 153.060  Advertisements. 
 It shall be an unlawful housing practice and a violation of this Chapter for any real 
estate agent or other person to publish or circulate a statement, advertisement or notice of 
an intention to sell or lease any dwelling or housing in a manner that is unlawful under 
Sections 153.010 to 153.045.  (Ord. 83-67, J. 6, p. 739, passed 12/26/67) Penalty, see Sec. 
153.999 
 
Sec. 153.065  Signs and notices. 
 It shall be an unlawful housing practice and a violation of this Chapter for any real 
estate agent or other person to post or erect, or cause or permit any person to post or erect, 
any sign or notice upon any dwelling or housing, managed by or in the custody, care or 
control of such real estate agent or other person, indicating an intent to sell or lease any 
dwelling or housing in a manner that is unlawful under Sections 153.010 to 153.085.  (Ord. 
83-67, J. 6, p. 739, passed 12/26/67) Penalty, see Sec. 153.999 
 
Sec. 153.070  Reserved. 
  (Ord. 83-67, J. 6, p. 739, passed 12/26/67, Section 153.070 – Licensing – 
Repealed and reserved by Ord. 26-10, J. 36, p. 059-060, passed 3/8/10) 
 
Sec. 153.075  Discrimination in lending. 
 It shall be an unlawful housing practice and a violation of this Chapter for any 
lending institution, in making, agreeing to make, arranging, or negotiating any loan or 
guarantee of funds for the purpose of financing the purchase or sale, construction, lease, 
rehabilitation, improvement, renovation or repair of any dwelling or housing, to offer, seek 
or agree to terms, conditions or privileges that discriminate between persons because of 
race, color, sex, religion or national origin.  (Ord. 83-67, J. 6, p. 739, passed 12/26/67; Ord. 
72-70, J. 8, p. 183, passed 10/26/70) 
 
Sec. 153.080  Refusals to deal in lending. 
 It shall be an unlawful housing practice and a violation of this Chapter for any 
lending institution to refuse to negotiate for, enter into or perform any agreement to lend or 
guarantee the loan of funds for the purchase, sale, construction, lease, rehabilitation, 
improvement, renovation or repair of any dwelling or housing because of the race, color, 
sex, religion or any national origin of any party to such agreement or of any member of the 
family of any such party, or of the residents of the area in which such dwelling or housing is 
located.  (Ord. 83-67, J. 6, p. 739, passed 12/26/67; Ord. 72-70, J. 8, p. 183, passed 10/26/70) 
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Sec. 153.085  Coverage. 
 Sections 153.050 to 153.085 shall apply, respectively, to every real estate agent who, 
within the City of Highland Park, performs any function as such real estate agent but does 
not maintain an office or place of doing business within the City of Highland Park; and 
Sections 153.050 to 153.085 applies to every real estate agent and lending institution who 
maintains an office or place of doing business within the City of Highland Park; provided, 
however, that the provisions of this Chapter shall not be so construed as to prohibit a real 
estate broker or real estate agent, on behalf of the owner from inquiring into and reporting 
upon qualifications of any prospective buyer or tenant with respect to limitations on 
exclusions other than those of race, color, sex, religion or national origin.  (Ord. 83-67, J. 6, 
p. 739, passed 12/26/67; Ord. 72-70, J. 8, p. 183, passed 10/26/70) 
 
Sec. 153.090  Representation. 
 It shall be an unlawful housing practice and a violation of this Chapter for any 
person, for the purpose of inducing any other person to enter into a real estate transaction 
with such person, his principal or his agent. 
 
  (1) To represent that a change has occurred, will occur or may occur with 
respect to the race, color, sex, religion or national origin in the composition of the owners or 
occupants in any block, neighborhood or area in which the dwelling or housing (which is the 
subject of the real estate transaction) is located, or 
 
  (2) To represent that a change with respect to the race, color, sex, religion or 
national origin in the composition of the owners or occupants in any block, neighborhood or 
area will result in lowering of property values, or in an increase in criminal or anti-social 
behavior, or in a decline in the quality of schools, in such block, neighborhood or area.  (Ord. 
83-67, J. 6, p. 739, passed 12/26/67; Ord. 72-70, J. 8, p. 183, passed 10/26/70)  Penalty, see 
Sec. 153.999 
 
Sec. 153.095  Other violations. 
 It shall be an unlawful housing practice and a violation of this Chapter for any 
person: 
 
  (1) To aid, abet, incite or coerce a person to engage in unlawful housing 
practice, 
 
  (2) Willfully to interfere with the performance of a duty or the exercise of 
a power by the Commission or one of its members or representatives, or 
 
  (3) Willfully to obstruct or prevent a person from complying with the 
provisions of this Chapter or an order issued thereunder.  (Ord. 83-67, J. 6, p. 739, passed 
12/26/67) Penalty, see Sec. 153.999 
 
Sec. 153.100  Commission powers. 
 The Commission shall have and exercise with respect to all dwellings and housing 
and with respect to all persons subject to this Chapter the power: 
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  (1) To act to eliminate unlawful housing practices, 
 
  (2) To act to assure to persons living or desiring to live in the City of 
Highland Park, or in any particular dwelling or housing, opportunity to purchase, lease or 
occupy without discrimination because of race, color, sex, religion or national origin, 
 
  (3) To receive, initiate and investigate complaints alleging unlawful 
housing practices, and, with the consent of the City Council with respect to each such 
subpoena, to issue subpoenas commanding testimony and production of documents and 
tangible things relevant to any complaint.  Any complaint initiated by the Commission 
shall be in writing, shall be signed by the Chairman or Vice Chairman of the Commission 
and shall fully set forth the circumstances of the alleged violation and the source of all 
information upon which the complaint is based, including the names and addresses of all 
complainants.  Such written complaint shall be served upon the party alleged to be in 
violation of this Chapter, 
 
  4) To seek conciliation of, hold hearings on, and make findings of fact 
with respect to any such complaint, 
 
  (5) To recommend the issuance of orders subject to approval by the City 
Council of the City of Highland Park and to publish its findings of fact and recommended 
orders in accordance with the provisions of this Chapter after submission to the City 
Council, 
 
  (6) To render from time to time, but not less than every six months, a 
written report to the City Council of its activities and recommendations with respect to fair 
housing practices, which written reports shall be made public after submission to the City 
Council, 
 
  (7) To adopt, after approval of the City Council, such rules and 
regulations as may be necessary or desirable to carry out the purposes of this Chapter, and 
 
  (8) To make recommendations to the City Council of the City of Highland 
Park with respect to the granting, suspension and revocation of licenses to real estate 
brokers to transact business in the City of Highland Park as such real estate broker.  (Ord. 
83-67, J. 6, p. 739, passed 12/26/67; Ord. 72-70, J. 8, p. 183, passed 10/26/70; Ord. 71-70, J. 
8, p. 181, passed 10/26/70) 
 
Sec. 153.105  Reserved. 
(Ord. 83-67, J. 6, p. 739, passed 12/26/67; Section 153.105 – Licenses of Highland Park 
Real Estate Brokers – Repealed and reserved by Ord. 26-10, J. 36, p. 059-060, 
passed 3/8/10) 
 
Sec. 153.110  Reserved. 
(Ord. 83-67, J. 6, p. 739, passed 12/26/67, Ord. 35-03, J. 29, p. 134, passed 5/27/03; Section 
153.105 – Licensing of Other Real Estate Brokers, Applications – Repealed and 
reserved by Ord. 26-10, J. 36, p. 059-060, passed 3/8/10) 
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Sec. 153.115  Reserved. 
(Ord. 83-67, J. 6, p. 739, passed 12/26/67; Section 153.115 – Licenses, Revocation and 
Suspension – Repealed and reserved by Ord. 26-10, J. 36, p. 059-060, passed 3/8/10) 
 
Sec. 153.120  Complaints, conciliation. 
 (A) Any person aggrieved in any manner by a violation of any provision of this 
Chapter may file with the Commission a written verified complaint setting forth his 
grievance.  The complaint shall state (1) the name and address of the complainant, (2) the 
name and address of the person against whom the complaint is brought, if known to the 
complainant, and (3) the alleged facts surrounding the alleged violation of this Chapter; 
and such complaint shall state the name and address of all persons believed to have 
knowledge concerning the alleged facts.  The Commission shall provide a printed form of 
complaint for the use of aggrieved persons. 
 
 (B) After the filing of any complaint, the Commission shall serve a copy of the 
complaint on the party or parties charged and the chairman or vice chairman of the 
Commission shall designate a panel to make a prompt investigation in connection 
therewith. 
 
 (C) If such panel shall determine after such investigation that probable cause 
exists for the allegations of the complaint: 
 
  (1) The panel shall set a date for a meeting, and 
 
  (2) At such meeting, the panel or any member thereof shall interview the 
complainant and the person or persons against whom the complaint has been directed and 
shall attempt to resolve the complaint by all proper methods of conciliation and persuasion. 
 
  (3) Said meeting and interview may, at the discretion of the panel, be a 
closed meeting, not open to the public. 
 
 (D) At any time after such panel shall determine that probable cause exists for 
the allegations of the complaint, the Commission may request the City Council to instruct 
the Corporation Counsel to seek, in any court of competent jurisdiction, appropriate 
temporary relief for a period not to exceed sixty (60) days pending final determination of 
proceedings under this Chapter, including an order or judgment restraining the person 
against whom the complaint was filed, or other persons, from doing or procuring any act 
tending to render ineffectual any order the Commission may enter with respect to the 
complaint. 
 
  If at any time within sixty (60) days after the date of filing of the complaint 
such panel shall determine that such attempts at conciliation would not be in furtherance 
of the objectives of this Chapter, the Commission shall thereupon proceed promptly to a full 
hearing of the complaint, in accordance with Section 153.125 below.  (Ord. 83-67, J. 6, p. 
739, passed 12/26/67; Ord. 80-69, J. 7, p. 553, passed 12/8/69) 
 
Sec. 153.125  Hearings by Commission. 
 (A) Such hearing shall be conducted by the Commission, or a panel thereof, upon 
due and reasonable notice to all parties.  The Commission shall have power to administer 
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oaths and to take sworn testimony.  Any party alleged to have violated this Chapter shall 
be entitled to be represented by Counsel and shall have the right to call witnesses in his 
own behalf and to cross-examine witnesses. 
 
 (B) A party to a proceeding may apply to the Commission to have subpoenas 
issued as provided in Section 153.100 (3) in the name of the Commission, for depositions or 
for a hearing.  Such subpoena shall be served as provided in the Illinois Supreme Court 
Rules relating to depositions.  A subpoena so issued shall show on its face the name and 
address of the party at whose request the subpoena was issued.  On petition of the 
individual to whom a subpoena is directed and notice to the requesting party, the 
Commission may request the City Council to vacate or modify the subpoena.  If a person 
fails to comply with a subpoena issued by the Commission, the Commission may request 
the City Council to instruct the Corporation Counsel to request any court of competent 
jurisdiction to issue an order requiring compliance. 
 
 (C) At the conclusion of such hearing, the Commission shall render to the City 
Council a written report and recommendations, which shall also be served by mail upon the 
complainant and the party or parties charged.  No report shall be delayed more than sixty 
(60) days after the date of the first issuance of notice for commencement of a hearing.  (Ord. 
83-67, J. 6, p. 739, passed 12/26/67; Ord. 71-70, J. 8, p. 181, passed 10/26/70) 
 
Sec. 153.130  Enforcement. 
 (A) The Commission shall be empowered, at the conclusion of proceedings held 
under Section 153.125 to recommend to the City Council of the City of Highland Park that 
the City Council order any person found to be engaging in an unfair housing practice to 
cease and desist from such practice, upon such terms as shall be necessary and proper for 
the enforcement of this Chapter. 
 
 (B) The Commission shall be empowered at the conclusion of proceedings held 
under Section 153.125, as part of its report, to recommend to the City Council of the City of 
Highland Park, that it direct the Corporation Counsel of the City of Highland Park to do 
any one or more of the following: 
 
  (1) To institute and prosecute proceedings to enforce, against any person 
found in violation of this Chapter, the fine provided for in Section 153.999 below. 
 
  (2) To apply to any court of competent jurisdiction. 
 
   (a) for an order restraining any person from violating any 
provision of this Chapter. 
 
   (b) for such other or further relief as may seem to the court 
appropriate for the enforcement of this Chapter and the elimination of violations hereof. 
 
  (3) To petition or institute proceedings with the Department of 
Registration and Education for the purpose of causing the Department to revoke, suspend 
or refuse to renew the license granted by such Department to any real estate broker or real 
estate salesman found to have violated any provision of this Chapter. 
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  (4) In the case of any unlawful housing practice or violation of this 
Chapter by any person in the course of performing under a contract or subcontract with the 
State or any political subdivision or agency thereof, or with the United States of America or 
any agency or instrumentality thereof, to petition or institute proceedings with such 
contracting agency for the purpose of causing it to terminate such contract or any portion 
thereof, either absolutely or on condition of compliance with the provisions of this Chapter. 
 
 (C) After receipt of the recommendation of the Commission, the City Council may 
issue such cease and desist orders and may direct such action by the Corporation Counsel, 
including the procedures as in Subsection (B) hereinabove set forth, as shall be necessary 
for the enforcement of this Chapter.  (Ord. 83-67, J. 6, p. 739, passed 12/26/67) 
 
Sec. 153.135  Limitation of time to file complaints. 
 Any complaint filed hereunder with the Commission must be filed within thirty (30) 
days after the alleged discriminatory practice occurred or it shall be barred.  (Ord. 83-67, J. 
6, p. 739, passed 12/26/67) 
 
Sec. 153.140  Remedies. 
 Any person aggrieved in any manner by the violation of any provision of this 
Chapter who has exhausted the remedies provided in Sections 153.120 and 153.125 of this 
Chapter may apply to any court of competent jurisdiction for appropriate relief from such 
violation, including 
 
  (1) an order compelling compliance with this Chapter; 
 
  (2) an order to prohibit any person found by the court to have violated any 
provision of this Chapter from the sale, lease, exchange, transfer, conveyance or assignment 
of any dwelling or housing which is the subject of such violation; 
 
  (3) an order requiring specific performance of any contract for the sale, 
lease, exchange, transfer, conveyance or assignment of any dwelling or housing, by any 
person who in violation of this Chapter refuses or fails to perform such contract; 
 
  (4) compensatory damages; and 
 
  (5) such other and further relief as may seem to the court appropriate for 
the enforcement of this Chapter and the elimination of violations hereof.  (Ord. 83-67, J. 6, 
p. 739, passed 12/26/67) 
 
Section 153.999  Penalty. 
 Any person who violates any provision of this Chapter shall be subject to a fine not 
to exceed $500.00. 
 
 This Chapter shall be in full force and effect from and after its passage, approval, 
recordation and publication according to law.  (Ord. 83-67, J. 6, p. 739, passed 12/26/67) 
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ASSETS

Current Assets
Assn FBHP Checking 9,350.65$             
FBHP General Checking 52,585.78
FBHP Security Dep. Savings 10,556.88
Assn FBHP Savings 119,318.95
FBHP Savings 9,163.61
Financing Costs 8,135.00
Tax Reserve 7,513.97
A/R, Transfers 20.00

Total Current Assets 216,644.84

Property and Equipment
Building 1,552,988.40
Building Unit 231 135,000.32
Building Unit 319 134,999.62
Appliances 474.17
Accum Dep Building (397,956.00)
Accum Amort-Financing Fees (678.00)

Total Property and Equipment 1,424,828.51

Other Assets

Total Other Assets 0.00

Total Assets 1,641,473.35$      

LIABILITIES AND CAPITAL

Current Liabilities
Due to Peers Housing Assn 258,832.40$         
Accrued RE Tax 12,784.40
Accrued RE Taxes Assn 6,434.84
Security Deposits 9,585.00

Total Current Liabilities 287,636.64

Long-Term Liabilities
Notes Payable, Lake Co 72,231.18
Notes Payable, FHLB 421,277.97
Notes Payable, IHDA 137,919.60

Total Long-Term Liabilities 631,428.75

Total Liabilities 919,065.39

Capital
Equity-Retained Earnings 716,391.36
Net Income 6,016.60

Total Capital 722,407.96

Total Liabilities & Capital 1,641,473.35$      

Sunset Woods Housing 
Balance Sheet

February 28, 2015
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4/1/2015 at 5:24 PM For Management Purposes Only

Current Month
Actual

Current Month
Budget

Current Month
Variance

Year to Date
Actual

Year to Date
Budget

Year to Date
Variance

Revenues
Rents 9,394.00$             8,895.00$             499.00 18,788.00$           17,790.00$           998.00
Interest Income Assn 45.58 0.00 45.58 91.15 0.00 91.15
Interest Income 5.29 0.00 5.29 11.15 0.00 11.15

Total Revenues 9,444.87 8,895.00 549.87 18,890.30 17,790.00 1,100.30

Cost of Sales

Total Cost of Sales 0.00 0.00 0.00 0.00 0.00 0.00

Gross Profit 9,444.87 8,895.00 549.87 18,890.30 17,790.00 1,100.30

Expenses
Office Supplies 0.00 8.00 (8.00) 1.19 16.00 (14.81)
Management Fee 583.44 578.00 5.44 1,149.33 1,156.00 (6.67)
Credit Ck Fees 0.00 4.00 (4.00) 0.00 8.00 (8.00)
Government Fees 0.00 95.00 (95.00) 0.00 190.00 (190.00)
Software/Data Processing 24.60 0.00 24.60 49.20 0.00 49.20
Carpet Cleaning 0.00 84.00 (84.00) 0.00 167.00 (167.00)
Heating & Air 0.00 41.00 (41.00) 0.00 82.00 (82.00)
Electrical & Plumbing Maint 415.00 41.00 374.00 650.00 82.00 568.00
Painting & Decorating 0.00 84.00 (84.00) 0.00 167.00 (167.00)
Appliance Repairs 360.00 41.00 319.00 360.00 82.00 278.00
Supplies 134.93 84.00 50.93 574.26 167.00 407.26
Maintenance 0.00 84.00 (84.00) 145.00 167.00 (22.00)
Condo Assessment Rental Units 2,756.40 2,564.00 192.40 5,512.80 5,128.00 384.80
Cable TV 579.96 540.00 39.96 1,159.92 1,080.00 79.92
Real Estate tax expense 0.00 1,167.00 (1,167.00) 0.00 2,334.00 (2,334.00)
Loan Interest 1,634.82 2,500.00 (865.18) 3,272.00 5,000.00 (1,728.00)
Bldg Insurance 0.00 217.00 (217.00) 0.00 434.00 (434.00)

Total Expenses 6,489.15 8,132.00 (1,642.85) 12,873.70 16,260.00 (3,386.30)

Net Income 2,955.72$             763.00$                2,192.72 6,016.60$             1,530.00$             4,486.60

Sunset Woods Housing 
Income Statement

Compared with Budget
For the Two Months Ending February 28, 2015
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4/1/2015 at 5:24 PM Page: 4

Date Trans No Type Trans Desc Deposit Amt Withdrawal Amt Balance
Beginning Balance 51,103.11

2/1/15 ihda1502 Other ihda/auto pymt 100.00 51,003.11
2/2/15 1624 Withdrawal Sunset Woods Condominium Assoc 3,336.36 47,666.75
2/2/15 2/2/15 Deposit Tenant 246.00 47,912.75

Deposit Tenant 525.00 48,437.75
Deposit Tenant 374.00 48,811.75
Deposit Tenant 267.00 49,078.75
Deposit Tenant 402.00 49,480.75
Deposit Tenant 647.00 50,127.75
Deposit Tenant 642.00 50,769.75
Deposit Tenant 574.00 51,343.75
Deposit Tenant 247.00 51,590.75

2/5/15 1625 Withdrawal Real Page, Inc. 24.60 51,566.15
2/5/15 1626 Withdrawal U & E Service 360.00 51,206.15
2/5/15 2/6/15 Deposit Tenant 418.00 51,624.15

Deposit Tenant 207.00 51,831.15
Deposit Tenant 262.00 52,093.15
Deposit Tenant 397.00 52,490.15
Deposit Tenant 280.00 52,770.15
Deposit Tenant 417.00 53,187.15
Deposit Tenant 166.00 53,353.15
Deposit Tenant 865.00 54,218.15
Deposit Tenant 480.00 54,698.15
Deposit Tenant 795.00 55,493.15
Deposit Tenant 329.00 55,822.15
Deposit Tenant 854.00 56,676.15

2/6/15 2/25/15 Deposit Tenant 418.00 57,094.15
2/26/15 1627 Withdrawal Housing Opportunity Dev. Corp. 718.37 56,375.78
2/26/15 1628 Withdrawal RC Paint & Home Improvements 415.00 55,960.78
2/26/15 loan1502 Other FBHP/auto pymt 3,375.00 52,585.78

Total 9,812.00 8,329.33

Sunset Woods Housing 
Account  Register

For the Period From Feb 1, 2015 to Feb 28, 2015
1103M13 - FBHP General Checking
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Ending balance checking 53,301$        
Ending balance operating reserve 9,164$          
TOTAL 62,465$        

Sunset Woods -February 28, 2014

154



4/1/2015 at 5:27 PM Unaudited - For Management Purposes Only

ASSETS

Current Assets
FBHP Checking 30,988.17$           
FBHP Security Dep Savings 2,226.50
A/R, Transfers 20.00

Total Current Assets 33,234.67

Property and Equipment

Total Property and Equipment 0.00

Other Assets

Total Other Assets 0.00

Total Assets 33,234.67$           

LIABILITIES AND CAPITAL

Current Liabilities
Security Deposits 2,123.00$             

Total Current Liabilities 2,123.00

Long-Term Liabilities

Total Long-Term Liabilities 0.00

Total Liabilities 2,123.00

Capital
Equity-Retained Earnings 29,062.99
Net Income 2,048.68

Total Capital 31,111.67

Total Liabilities & Capital 33,234.67$           

SWA Rental
Balance Sheet

February 28, 2015
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4/1/2015 at 5:27 PM For Management Purposes Only

Current Month
Actual

Current Month
Budget

Current Month
Variance

Year to Date
Actual

Year to Date
Budget

Year to Date
Variance

Revenues
Rents 2,123.00$             1,910.00$             213.00 4,246.00$             3,820.00$             426.00
Interest Income 0.26 0.00 0.26 0.53 0.00 0.53

Total Revenues 2,123.26 1,910.00 213.26 4,246.53 3,820.00 426.53

Cost of Sales

Total Cost of Sales 0.00 0.00 0.00 0.00 0.00 0.00

Gross Profit 2,123.26 1,910.00 213.26 4,246.53 3,820.00 426.53

Expenses
Office Supplies 0.00 5.00 (5.00) 0.00 9.00 (9.00)
Management Fee 138.00 124.00 14.00 276.00 248.00 28.00
Software/Data Processing 4.10 0.00 4.10 8.20 0.00 8.20
Heating & Air 0.00 41.00 (41.00) 0.00 82.00 (82.00)
Supplies 4.85 8.00 (3.15) 4.85 16.00 (11.15)
Maintenance 245.00 41.00 204.00 370.00 82.00 288.00
Condo Asst Rental Units 672.74 626.00 46.74 1,345.48 1,252.00 93.48
Cable TV 96.66 90.00 6.66 193.32 180.00 13.32
Real Estate tax expense 0.00 541.00 (541.00) 0.00 1,082.00 (1,082.00)
Bldg Insurance 0.00 33.00 (33.00) 0.00 66.00 (66.00)

Total Expenses 1,161.35 1,509.00 (347.65) 2,197.85 3,017.00 (819.15)

Net Income 961.91$                401.00$                560.91 2,048.68$             803.00$                1,245.68

SWA Rental
Income Statement

Compared with Budget
For the Two Months Ending February 28, 2015
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4/1/2015 at 5:27 PM Page: 1

Date Trans No Type Trans Desc Deposit Amt Withdrawal Amt Balance
Beginning Balance 30,026.52

2/2/15 1127 Withdrawal Sunset Woods Condominium Assoc 769.40 29,257.12
2/5/15 1128 Withdrawal Real Page, Inc. 4.10 29,253.02
2/5/15 2/6/15 Deposit Tenant 1,090.00 30,343.02

Deposit Tenant 1,033.00 31,376.02
2/26/15 1129 Withdrawal Housing Opportunity Developmen 142.85 31,233.17
2/26/15 1130 Withdrawal RC Paint & Home Improvement 245.00 30,988.17

Total 2,123.00 1,161.35

SWA Rental
Account  Register

For the Period From Feb 1, 2015 to Feb 28, 2015
1103M14 - FBHP Checking
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