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Implementing this report’s recommendations to achieve the purposes of
the Community Development Block Grants that Lake County, North Chi-
cago, and Waukegan receive, gives Lake County an unparalleled opportu-
nity to boost the county’s economy, decrease the traffic congestion that
diminishes air quality and the tax needed to maintain Lake County’s
heavily-traveled road system, and reduce poverty and dependence on safety
net programs.

While Lake County is one of the wealthiest counties in Illinois and the nation,
averages mask the significant extent of poverty, the large proportions of house-
holds that cannot afford their housing, and the extensive segregation throughout
Lake County. As documented in Chapter 3, very little of Lake County reflects the
county’s overall racial, ethnic, and economic diversity. Like most of the Chicago
metropolitan area, racial, ethnic, and economic segregation is the norm rather
than the exception in nearly all of Lake County. This segregation has resulted in
the overwhelming majority of African American and Latino Lake County resi-
dents living in the lowest opportunity group communities while Caucasians live in
communities ranging from the lowest to highest opportunity groups.!

The racial, ethnic, and economic segregation emanates from both private sector
practices and public sector laws, policies, and practices. If Lake County’s housing
market were a free market not distorted by discrimination, every one of its 51 mu-
nicipalities would have been at least 9 percent African American — and that’s with
the housing that already exists in each community. In 2010, Blacks comprised less
than two percent of the population in six out of ten Lake County municipalities
and five percent or less in nearly nine out of ten of the county’s cities and villages.

But in addition to the discrimination in housing that has created this racial
segregation, public sector laws, practices, and policies of Lake County and a great
many of its municipalities have excluded housing affordable to households with
modest incomes, a disproportionately large percentage of which are African
American and Latino. The median income in 2010 for Lake County’s non-His-
panic Caucasian households was $84,525 and $82,793 for Asians. But the median
household income for the county’s Latino residents was $48,712 and only
$36,498 for its Black residents. The land-use ordinances of the county and many
of its municipalities prevent the construction of housing affordable to median in-
come African Americans and Hispanics, only intensifying the housing segrega-
tion in Lake County and making the exclusion of housing affordable to
households with modest incomes a fair housing concern due to its ramifications
for Blacks, Latinos, families with children, people with disabilities, and other
classes protected by the Fair Housing Act and the Illinois Human Rights Act.

1.

The concept of opportunity groups is explained beginning on page 17.



Chapter 1: Executive Summary

Large proportions of Lake County residents spend 30 percent or more of their
monthly gross income on housing costs, which makes them “cost burdened.” In
Lake County, nearly 43 percent of home owners with a mortgage and 52 percent
of tenants are cost burdened. Two-thirds of the home owners with a mortgage
and 47 percent of the tenants in North Chicago are cost burdened. Half of the
home owners with a mortgage and 55 percent of tenants in Waukegan are cost
burdened. In all three jurisdictions, more than three—quarters of the cost-bur-
dened households spend 35 percent or more of their income on housing costs. So
many households spending such a high percentage of their income on housing
weakens the county’s economy by denying spending on goods and services.

More than seven of every ten of Lake County’s Black residents live in North
Chicago (21 percent), Waukegan (36 percent), and Zion (16 percent). More than a
third of the county’s Hispanic residents live in Waukegan (35 percent), while an-
other fourth live in Round Lake Beach (10 percent), Mundelein (7 percent), and
North Chicago (7 percent).

The impacts of this hypersegregation are immense. Living largely in the low-
est and low opportunity group cities and villages, the vast majority of the
county’s African American and Latino residents lack access to the quality educa-
tion, community resources and services, and employment opportunities needed
for the upward mobility we all wish for our children.? It leads to the perpetuation
of the lower class from which relatively few are able to move upward — and in-
creases the need for safety net programs and their attendant cost to taxpayers.

North Chicago and Waukegan are more diverse than nearly all the rest of
Lake County. But demographically, North Chicago is two very different cities
with Latinos of any race and African Americans concentrated in the north end
and Caucasians concentrated in the south end. Two census tracts in the middle
of the city are racially and ethnically integrated.

Overall, Waukegan has been diverse for decades with the proportion of Afri-
can Americans roughly what would be expected in a free housing market without
discrimination. The city’s Latino population more than doubled during the past
20 years to more than half of the population, far greater than what would have
been expected in a free housing market absent discrimination.

Within Waukegan, the proportion of African Americans is lower than what
would be expected in a free housing market in five census tracts and significantly
higher in four tracts. Several census tracts on the outer edge of Waukegan are
overwhelmingly white and exhibit the characteristics of hypersegregation that
dominate Lake County.

The exclusion of African Americans, households of modest incomes, and to a
lesser extent, Latinos, from most of Lake County has contributed to the intense
concentrations of Blacks and Latinos in North Chicago and Waukegan.

2.

For a thorough, well-documented discussion of these impacts, see Douglas Massey and Nancy Denton,
American Apartheid: Segregation and the Making of the Underclass (Cambridge, MA: Harvard University

Press, 1993).
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Chapter 1: Executive Summary

As documented in chapters 3 and 4, these levels of hypersegregation are largely
the result of discriminatory private and public sector practices and policies and
seemingly “neutral” policies and practices that have discriminatory impacts.

Frustratingly it is impossible to determine the extent of discriminatory prac-
tices in the housing industry in Lake County, North Chicago, and Waukegan due
to a lack of on—going systemic “testing” of real estate agents, rental agents, and
rental managers as well as real estate appraisers, insurers, and lenders. Testing
is essential to determining the extent of racial and ethnic steering and other dis-
criminatory practices that may be occurring.

Our examination of print and online real estate advertising uncovered no bla-
tant violations of the Fair Housing Act. But the photographs of real estate agents
in print advertising and on websites reveal a very small presence of African
Americans, Hispanics, and Asians in real estate sales and management. The ab-
sence of minority real estate agents, especially in the highly-segregated Cauca-
sian portions of Lake County sends a clear message to minorities that they are
not welcome to even look for homes there.

If a home seeker suspects she has encountered illegal discrimination, it’s un-
likely that she’ll ever file a fair housing complaint in Lake County. Access to fair
housing information is extremely limited. Our test phone calls to Lake County,
North Chicago, and Waukegan were an exercise in futility with none of these ju-
risdictions able to connect us to the proper entity. Callers are not directed to Prai-
rie State Legal Services which provides fair housing services to all three
jurisdictions.

The Internet offers no real alternative. The websites for Lake County and North
Chicago contain no references or links to fair housing or housing discrimination.
Waukegan’s website buries its link to the website of the Illinois Department of Hu-
man Rights where there is a link for “Fair Housing.” Only the Lake County Housing
Authority website offers a direct link to information about fair housing.

All of these websites are English—-only despite close to 50,000 Spanish—speak-
ing Lake County residents who speak English “less than very well.” An effective
language access plan needs to be implemented by Lake County, North Chicago,
and Waukegan. The automated phone attendants for the City of Waukegan and
the Waukegan Housing Authority offer callers a choice of English or Spanish.

There is no doubt that the lending industry has continued to discriminate
against mortgage applicants based on race and ethnicity in Lake County, North
Chicago, and Waukegan. Home Mortgage Disclosure Act data for 2008 and 2009
show significantly lower approval rates for African Americans and Latinos than
for non-Hispanic whites. The data do not reveal any significant differences in
the reasons for denial between the different races and ethnicities. Income differ-
ences do not explain the dissimilar approval rates. Discrimination on the basis of
race or ethnicity appears to be the only explanation for these discrepancies.

Since 2005, high cost and predatory mortgage loans were issued twice as fre-
quently in North Chicago and Waukegan than in the county as a whole —in 2008
the rates were two to five times greater than in all of Lake County. And while Af-
rican Americans and Latinos received high cost loans far more frequently than
whites in Lake County, members of all races and ethnicities in North Chicago
and Waukegan were issued high cost loans more frequently than in the county as

Analysis of Impediments to Fair Housing Choice 2012 3



Chapter 1: Executive Summary

a whole. While there were no reports available that examined whether foreclo-
sures were conducted in a discriminatory manner, the prevalence of high rates of
foreclosures and delinquencies in North Chicago and Waukegan reflected the
hypersegregation characteristic of Lake County.

Over 13 percent of households with housing choice vouchers issued through
the Lake County Housing Authority have used them to move to a dozen high and
highest opportunity group municipalities in Lake County. Opportunities would
increase if the zoning practices of these communities that exclude more afford-
able housing ended. Neither the North Chicago nor Waukegan housing authori-
ties could provide data on where their voucher holders live.

Due to its zoning definition of “family,” Lake County must allow all community
residences for up to eight people with disabilities as a permitted use in all residen-
tial zoning districts with no spacing or licensing requirements. Other portions of
the county’s Unified Development Code are also invalid. North Chicago’s zoning
provisions for community residences for people with disabilities violate the letter
and spirit of the nation’s Fair Housing Act. Waukegan’s zoning practices and pro-
visions for community residences for people with disabilities all need revision to
comply with Fair Housing Act. All three jurisdictions need to conduct a proper
study on which to base the badly-needed substantial revamping of their zoning for
community residences to bring them into compliance with the Fair Housing Act. It
appears, however, that all three jurisdictions are properly applying their property
maintenance and building codes to community residences.

All three jurisdictions need to incorporate fair housing into their comprehen-
sive plans and planning practices. To affirmatively further fair housing, Lake
County and most of its 51 municipalities need to require inclusionary zoning and
eliminate their exclusionary land-use controls and practices.

The recommendations in Chapter 5 offer Lake County an opportunity to end
the discriminatory practices and policies and the exclusionary zoning laws and
practices that have distorted the free housing market and resulted in an intense
degree of racial, ethnic, and economic segregation in nearly all of Lake County.
These practices largely account for the extreme concentration of 73 percent the
county’s African American residents in just three of 51 municipalities and the
nearly as intense concentration of 59 percent of the county’s Latino residents in
four municipalities. Private sector discrimination likely accounts in large part for
54 percent of the county’s Asian population living in just six cities and villages.

Since the concentrations of “minorities” in North Chicago and Waukegan are
in large part due to the exclusionary and discriminatory practices in the rest of
Lake County, minimizing or eliminating these practices throughout Lake
County will enable minorities of all income levels to move to higher opportunity
communities and achieve the American Dream of upward mobility.

While these segregative conditions plague the entire Chicago metropolitan
area, Lake County has the opportunity to take significant steps to remedy them
within its borders without waiting for the other five counties to also take con-
crete actions to affirmatively further fair housing choice.

4 LakeCounty



Like all jurisdictions that receive Community Development Block Grant
(CDBG) funds from the U.S. Department of Housing and Urban Development,
Lake County and the cities of North Chicago and Waukegan are obligated to
identify, analyze, and devise solutions to both private and public sector impedi-
ments to fair housing choice that may exist in the three jurisdictions.

Community Development Block Grants combined a slew of categorical grants
into a single grant to cities, counties, and states that gives recipients a fair
amount of discretion in how they spend the funds. Passage of the Housing and
Community Development Act in 1974 established that recipients of Community
Development Block Grant (CDBG) funds have an obligation to “affirmatively ad-
vance fair housing.”*

Since 1968, the U.S. Department of Housing and Urban Development (HUD)
has been under a duty to “affirmatively advance fair housing in the programs it
administers.”? In 1996, HUD officials very candidly reported:

“However, we also know that the Department [HUD] itself has
not, for a number of reasons, always been successful in ensuring
results that are consistent with the Act. It should be a source of
embarrassment that fair housing poster contests or other equally
benign activity were ever deemed sufficient evidence of a commu-
nity’s efforts to affirmatively further fair housing. The Depart-
ment believes that the principles embodied in the concept of “fair
housing” are fundamental to healthy communities, and that com-
munities must be encouraged and supported to include real, effec-
tive, fair housing strategies in their overall planning and
development process, not only because it is the law, but because it
is the right thing to do.”3

As a condition of receiving these federal funds, communities are required to
certify that they will affirmatively advance fair housing. Every voucher for funds
that a community submits to HUD “implicitly certifies” that the community is
affirmatively furthering fair housing.* As HUD has clearly stated, benign activi-
ties do not make the cut. Seeking to comply with our nation’s laws, HUD officials
have determined that “Local communities will meet this obligation by perform-
ing an analysis of the impediments to fair housing choice within their communi-

L S

Public Law Number 93-383, 88 Stat. 633 (August 22, 1974). Most of this statute can be found at 42 U.S.C.
§81437 et seq. and 42 U.S.C. §§5301 et seq.

Office of Fair Housing and Equal Opportunity, U. S. Department of Housing and Urban Development,
Fair Housing Planning Guide, (Washington, DC. March 1996), Vol. 1, i.

Ibid. Emphasis in original.

U.S ex rel. Anti-Discrimination Center of Metro New York, Inc. v. Westchester County, New York, U.S. Dist.
Ct. S.D.N.Y,, 06 Civ. 2860 (DLC), Feb. 24, 2009, 43.



Chapter 2: Basis of This Study

ties and developing (and implementing) strategies and actions to overcome these
barriers based on their history, circumstances, and experiences.”?

While the extent of the obligation to affirmatively advance or further fair
housing is not defined statutorily, HUD defines it as requiring a recipient of
funds to:

Conduct an analysis to identify impediments to fair housing choice
within the jurisdiction

Take appropriate actions to overcome the effects of any impediments
identified through the analysis, and

Maintain records reflecting the analysis and actions in this regard.”®

Throughout the nation, HUD interprets these broad objectives to mean:

& Analyze and eliminate housing discrimination in the jurisdiction
Promote fair housing choice for all persons

Provide opportunities for racially- and ethnically—inclusive patterns of
housing occupancy

[

¢

& Promote housing that is physically accessible to, and usable by, all
persons, particularly persons with disabilities

¢

Foster compliance with the nondiscrimination provisions of the Fair
Housing Act.”

While HUD has proffered a multitude of suggestions for producing the re-
quired analysis of impediments to fair housing choice, each recipient community
is able to conduct the study that fits it within the broad guidelines HUD offers.
We have attempted to do just that with this report.

The substantive heart of the Fair Housing Act lies in the prohibitions stated
in §3604, §3605, §3606, and §3617. It is said that the most important part of
these sections is §3604(a) which makes it illegal

To refuse to sell or rent after the making of a bona fide offer, or to
refuse to negotiate for the sale or rental of, or otherwise make
unavailable or deny, a dwelling to any person because of race,
color, religion, sex, familial status, or national origin.8

The 1988 amendments to the Act added a similarly-worded provision that
added discrimination on the basis of handicap in §3604(f)(1) and required that
reasonable accommodations be made “in rules, policies, practices, or services
when such accommodations may be necessary to afford such person equal oppor-
tunity to use and enjoy a dwelling.”® In addition, the 1988 amendments mandate
that reasonable modifications of existing premises be allowed for people with dis-

Lo

Ibid.

Tbid., 1-2.
Ibid., 1-3.

42 U.S.C. §3604(a). Emphasis added.
Ibid., §3604()(3)(B).
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Chapter 2: Basis of This Study

abilities and that renters must agree to restore the interior of the premises to the
condition it was in prior to making the modifications.!° The amendments also re-
quire new multi-family construction to meet specified accessibility requirements
in public areas and individual dwelling units.!!

The highlighted provision “or otherwise make unavailable or deny” has been
interpreted to include a broad range of housing practices that can discriminate il-
legally, such as exclusionary zoning; redlining of mortgages, insurance, and ap-
praisals; racial steering; blockbusting; discriminatory advertising; citizenship
requirements that have the effect of excluding African Americans from a city’s
all-white public housing; harassment that would discourage minorities from liv-
ing in certain dwellings; prohibiting white tenants from entertaining minority
guests; and many more.!?

As much as practical under budgetary constraints, an analysis of impedi-
ments to fair housing choice should seek to determine if any of these practices
are present. The Housing and Community Development Act of 1974 clearly
states that the intent of Congress is that the “primary objective” of the act and
“of the community development program of each grantee is the development of
viable urban communities, by providing decent housing and a suitable living en-
vironment and expanding economic opportunities, principally for persons of low
and moderate income.”!?

It is clear that one of the key underlying purposes of the Housing and Commu-
nity Development Act of 1974 is to foster racial and economic integration.'* This
key goal of the act is reflected in the technical language “the reduction of the iso-
lation of income groups within communities and geographical areas and the pro-
motion of an increase in the diversity and vitality of neighborhoods through the
spatial deconcentration of housing opportunities for persons of lower income.” 5

Taken as a whole the act has “the goal of open, integrated residential housing
patterns and to prevent the increase of segregation, in ghettos, of racial
groups.”'® With such a panoptic goal, HUD is obligated to use its grant programs
“to assist in ending discrimination and segregation, to the point where the sup-
ply of genuinely open housing increases.”!” “Congress saw the antidiscrimin-
ation policy [embodied in the Fair Housing Act] as the means to effect the
antisegregation—integration policy.”!8

The courts have been very clear that the Fair Housing Act requires more than
simply refraining from discriminating: “...every court that has considered the ques-
tion has held or stated that Title VIII imposes upon HUD an obligation to do more

10. Ibid., §3604(f)(3)(A).

11. Ibid., §3604(H(3)(C).

12. Robert Schwemm, Housing Discrimination: Law and Litigation, §13:4-13:16, 2007.

13. 42 U.S.C. §5301(c).

14. Daniel Lauber, “The Housing Act & Discrimination,” Planning, (February 1975): 24-25.

15. 42 U.S.C. §5301(c)(6).

16. Otero v. New York City Housing Authority, 484 F.2d 1122, 1134 (2d Cir. 1973).

17. N.A.A.C.P v. Secretary of HUD, 817 F.2d 149, 155 (1st Cir. 1987) (Breyer, J.).

18. United States v. Starrett City Associates, 840 F.2d 1096, 1100 (2d Cir. 1988). The discussion in this para-
graph is derived in large part from the discussion on pages 24 and 25 of the district court’s decision in
U.S. ex rel. Antidiscrimination Center of Metro New York, Inc. v. Westchester County, New York, 495
F:Supp.2d 375, 385-386 (S.D.N.Y. 2007).
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than simply refrain from discriminating (and from purposely aiding discrimination
by others).... This broader goal [of truly open housing] ... reflects the desire to have
HUD use its grant programs to assist in ending discrimination and segregation, to
the point where the supply of genuinely open housing increases.”*?

And the U.S. Department of Housing and Urban Development has been quite
clear that “Although the grantee’s AFFH [affirmatively furthering fair housing]
obligation arises in connection with the receipt of Federal funding, its AFFH ob-
ligation is not restricted to the design and operation of HUD-funded programs at
the State or local level. The AFFH obligation extends to all housing and hous-
ing-related activities in the grantee’s jurisdictional area whether publicly or
privately funded.”?°

These purposes of the act have implications for the proper conduct of an anal-
ysis of impediments to fair housing choice. As noted earlier, every jurisdiction
that accepts Community Development Block Grant funds is obligated to “affir-
matively further fair housing.” In a lawsuit alleging that Westchester County,
New York, had not affirmatively furthered fair housing with the $35 million of
CDBG funds it received from 2000 to 2006, the federal district court in the
Southern District of New York ruled “a local government entity that certifies to
the federal government that it will affirmatively further fair housing as a condi-
tion to its receipt of federal funds must consider the existence and impact of race
discrimination on housing opportunities and choice in its jurisdiction.”?! The
court concluded “an analysis of impediments that purposefully and explicitly, “as
a matter of policy,” avoids consideration of race in analyzing fair housing needs
fails to satisfy the duty affirmatively to further fair housing.”??

Two years later Westchester County agreed to a $62.5 million settlement and
conducted a new analysis of impediments in 2010 that was supposed to address
the issues of racial and socioeconomic segregation that it had ignored in violation
of the law.

Since then the State of Ohio found the analyses of impediments of at least four
Ohio entitlement communities to be inadequate. In California, a HUD investiga-
tion led to a settlement agreement with Marin County to meet its obligation to af-
firmatively further fair housing. Marin County agreed to determine whether
government-assisted housing there has perpetuated racial and/or ethnic segrega-
tion, to identify the causes of lower racial and ethnic minority residency in Marin
County relative to adjacent counties, to take affirmative marketing to promote
residency in Marin County of under-represented racial and ethnic groups and peo-
ple with disabilities, and examine municipal resistance to affordable housing.?

Last November, HUD found the analysis of impediments produced by the City
of Houston, Texas to be “incomplete” because it did not identify actions known to
the city that perpetuate segregation; did not identify actions to address existing

19.
20.
21.

22.
23.

NAACP v. Secretary of Housing and Urban Development, 817 F.2d 149, 155 (1st Cir. 1987).

Fair Housing Planning Guide (1996), 1-3.

U.S. ex rel. Antidiscrimination Center of Metro New York, Inc. v. Westchester County, New York, 495
F.Supp.2d 375, 387 (S.D.N.Y. 2007).

Ibid., 388.

The full 14-page Marin County settlement agreement is available online at http:/www.hud.gov/offices/

fheo/library/10-Marin-VCA-final-12-21-2010.PDF.
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segregation; failed to specify an appropriate strategy or actions to overcome the
shortage of housing affordable to African Americans and Latinos; and did not
identify fair housing enforcement efforts such as testing even though high levels
of discrimination were identified as an impediment to fair housing choice.?*

This analysis of impediments seeks to comply with the decisions in the
Westchester County case, the Marin County settlement agreement, and with the
purpose and spirit of the Housing and Community Development Act and the na-
tion’s Fair Housing Act. Every effort has been taken to conduct a fair, balanced
analysis that follows sound planning, housing, and fair housing principles and
practices.

Planning/Communications approached this analysis of impediments to fair
housing choice using the “CSI approach,” namely we let the evidence lead us to
our conclusions. We have attempted to apply sound planning and fair housing
principles to the facts we found in order to identify both current and potential im-
pediments to fair housing choice and craft recommendations to mitigate them.

This is an analysis of “impediments” or barriers to fair housing choice. Conse-
quently it focuses on those policies and practices that impede fair housing choice.
However, several “suggestions” are offered throughout this analysis of impedi-
ments to address regulations, practices, and policies that are not yet impedi-
ments to fair housing choice, but could develop into impediments if left intact.
Lake County, North Chicago, and Waukegan should consider these “sugges-
tions” as constructive recommendations that incorporate fair housing concerns
into their planning and implementation processes.

Limitations of This Analysis

This analysis of impediments to fair housing choice was prepared for the pur-
poses stated in this chapter. Consequently, it seeks to identify impediments and
suggest solutions. However, it does not constitute a comprehensive planning pro-
gram. Many of the identified issues warrant additional research and analysis by
the planning and development staff in the three subject jurisdictions.

Tempting as it always is to lift statements from any study out of context,
please don’t! It is vital that this analysis of impediments be read as a whole.
Conclusions and observations made throughout this study are often depend-
ent on data and discussions presented earlier. Readers of early drafts of every
analysis we have conducted report that they were surprised to find their
questions answered one or two pages later. Context is vital to correctly un-
derstand this analysis and avoid misleading or erroneous interpretations of
its content.

24. Letter from Christina Lewis, HUD Houston Fair Housing and Equal Opportunity Director, to James D.
Noteware, Director, City of Housing Housing and Community Development (Nov. 30, 2011) (on file with
Planning/Communications).
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This analysis does not constitute legal advice.

We have assumed that all direct and indirect information that the Lake
County, North Chicago, Waukegan, and other government agencies supplied is
accurate. Similarly, we have assumed that information provided by other sources
is accurate.

An important note about the data

Like any research that uses demographics over a longitudinal period, this
analysis of impediments is at the mercy of its data sources. We have used the
most reliable data available throughout the report including the limited amount
of data from the 2010 decennial census that became available while we con-
ducted this study.

Decennial census and American Community Survey figures for the value of
homes are of questionable reliability. Both report what those surveyed think their
homes are worth, not the actual selling prices during the time period covered. We
have used actual sale prices of homes. This problem does not exist with rental
housing where tenants tend to know exactly what they pay in rent each month.

The same data sources are not available for all three jurisdictions. Due to
North Chicago’s smaller size, the American Community Survey does not produce
annual estimates for North Chicago. When we have needed to rely on American
Community Survey data, we have used the most recently available, the “2007—
2009 ACS 3-Year Estimates.”

Over the years data can be reported in different ways. Categories can be
changed at the discretion of those who produce the raw data. Consequently, there
are times when it is impossible to precisely match data categories from one year
to another.

In Chapters 3 and 4, this study reports data on racial and ethnic composition that
include small variations depending on the source material. Various data sources cat-
egorize their data differently. For example, some sources include “Hispanics” within
their various racial categories. Others tally Hispanics as a separate category in addi-
tion to African Americans, Caucasians, and Asians. Some of these sources refer to
these Caucasians as “White Non-Hispanic.”

Because the number of Lake County, North Chicago, and Waukegan residents
who are Native American, Alaskan and Eskimo, and Hawaiian/Pacific Islander is
infinitesimal, we have excluded these categories from most tables and graphs to
make them more legible and easier to read and use.

Additional data. There are instances in this report where summary data is
presented. The raw data on which these summaries are based are available in ei-
ther an Excel spreadsheet or a PDF file archived with the Lake County Depart-
ment of Planning, Building & Development. This is public information available
upon request from the county. Footnotes and explanatory material below a table
or figure alert readers to the availability of additional data.

LakeCounty
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Demographics

Founded in 1893, Lake County accurately describes itself as “a montage, with
progressive urban areas, as well as picturesque rural communities. Along Lake
Michigan's beautiful lakefront, which forms the county's eastern border, up to
the Wisconsin border in the north and out to the chain-of-lakes in the west, the
county’s residents have diverse backgrounds and lifestyles.”?

With a per capita income of $32,102 in 1999, Lake County has been the
wealthiest county in Illinois. Per capita income was 50 percent greater than the
national per capita income of $21,587 which placed Lake County in the top one
percent of all counties in the nation. The county’s median household income was
also among the highest and has grown more quickly than those of the State of I1-
linois and the nation as a whole. The proportion of Lake County residents who
live below the poverty level is significantly lower than in the six—county metro-
politan area, the state, and the nation as a whole.

But the countywide data mask the much more middle class nature of Wauke-
gan and the lower incomes, very high poverty rates, and shrinking employment
opportunities in North Chicago.? The countywide data also mask the significant
levels of racial and Latino segregation in the county.

Table 1: Lake County Population Change: 1980-2010

While the county’s population has increased by nearly 60 percent in the 30

12

Lake County Official Government Site, http://www.lakecountyil.gov/AboutOurCounty/History/Pages/de-
fault.aspx (last visited March 29, 2012).

This analysis of impediments examines Lake County as a whole as well as the cities of North Chicago and
Waukegan individually. In each section of this study, information and analysis will be presented first for
the entire county and then individually for North Chicago and Waukegan.
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years ending in 2010, North Chicago and Waukegan have had different experi-
ences.

North Chicago

North Chicago is best known as home to Abbott Laboratories and the Great
Lakes Naval Training Station, the second largest military installation in Illinois
and the largest training station in the Navy. Each year roughly 40,000 recruits
pass through the Recruit Training Command at Great Lakes with as many as
7,000 enrolled at the installation at any one time. In 1986, 1,932 acres of the sta-
tion were added to the National Register of Historic Places.

Table 2: North Chicago Population Change: 1980-2010

Historically, North Chicago has been a magnet for Eastern European immi-
grants. The “Great Migration” from the southern states during 1910 to 1970
brought a substantial number of African Americans to North Chicago.

Unlike the county and Waukegan, North Chicago’s population has shrunk
since 1980. As the data reported in this chapter suggest, North Chicago has be-
come a predominantly lower income city with large proportions of African Amer-
ican and Hispanic residents.

Waukegan

Waukegan is the county seat of Lake County and the ninth largest city in Illi-
nois. Its population grew by more than a quarter during the 1990s.

Table 3: Waukegan Population Change: 1980-2010
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Poverty Rates

Reflecting the overall wealth of Lake County residents, poverty rates in every
category were lower in Lake County than for the nation, the State of Illinois, and
the Chicago—Joliet—-Naperville Metropolitan Statistical Area in which Lake
County is located.

Table 4: Percentages of Population in Poverty by Jurisdiction and Category

However, in North Chicago the poverty rate is higher in nearly every category
than in any of the other jurisdictions shown in the above table. Similarly, Wauke-
gan exhibits higher poverty rates than all the other jurisdictions shown in this
table except North Chicago.

Poverty rates are significantly lower in all but one category for all of Lake
County compared to North Chicago and Waukegan. The countywide poverty rate
for African Americans is 27 percent while it is 29.2 and 32.2 percent in North
Chicago and Waukegan respectively.

Racial and Hispanic Composition

As the figure on the next page illustrates, Lake County is part of metropolitan
statistical area hypersegregated by race and Latino ethnicity. Changes from the
racial and Latino composition during 1980 through 2000 of each Lake County ju-
risdiction are discussed in this section of this report.

14 LakeCounty
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Figure 1: Segregated Neighborhoods in the Chicago Region: 1980 Through 2000

Source: University of Minnesota Institute of Race & Poverty, Minority Suburbanization and Racial
Change: Chicago Maps, Map 3.7 available at http://www.irpumn.org/website/projects/
index.php?strWebAction=project_folder&intDocFolder|D=4

Analysis of Impediments to Fair Housing Choice 2012 15



Chapter 3: Jurisdictional Overview

16

The data on poverty shown
on page 14 reflect the fact that
57 percent of the county’s
Black population is concen-
trated in North Chicago and
Waukegan with African Amer-
icans virtually absent from
most of Lake County. Nearly
three out of four African
Americans in Lake County live
in the northeast corner in
North Chicago, Waukegan,
and Zion.

The figure to the right and
the two that follow show the
proportion of the entire
county’s population of that
group that lives in each town.

Figure 2: Where Lake County’s 47,651 African

American Residents Lived in 2010

These figures are not the percentage of a town’s residents who are, for example,
African American. So in the figure above, 36 percent of all African Americans
who live in Lake County live in Waukegan, 21 percent live in North Chicago, and

16 percent in Zion.

The county’s growing La-
tino population of any race is
not quite as densely concen-
trated as Lake County’s Black
population. Fifty—nine percent
of the county’s Hispanic resi-
dents are concentrated in just
four cities: Waukegan, Round
Lake Beach, Mundelein, and
North Chicago. So while 42
percent of the county’s Latino
population is concentrated in
the northeast corner along
with 73 percent of the county’s
African American residents,
58 percent Hispanics live else-
where in Lake County.

Figure 3: Where Lake County’s 134,705 Latino

Residents Lived in 2010

LakeCounty
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Figure 4: Where Lake County’s 43,030 Asian
Residents Lived in 2010

Less concentrated than
Lake County’s African Ameri-
can and Hispanic residents,
more than half of the county’s
Asian residents reside in just
six cities.

Asians include people of Pa-
kistani, Indian, Japanese, Chi-
nese, Korean, Thai, Filipino,
and other ancestry based in
Asia.

As these three pie charts
and the tables on the following
pages suggest, while Lake
County has become more di-
verse since 1990, “minorities”
are generally consigned to a
handful of cities and villages.
And while the proportions of
Asians and Latinos have risen significantly, the proportion of African Americans
has been static.

Consequences. This concentration of “minorities” in a handful of Lake County
municipalities carries with it significant consequences because where you live
determines the kinds of life opportunities you can access — one of the reasons
that it is so important to end housing discrimination and achieve economic and
racial diversity. Researchers have found that “stark racial and economic dispari-
ties exist in terms of access to opportunities in” the Chicago region.? Their re-
search revealed that fewer than four percent of the housing in the cities that
offer “high opportunity” is affordable to households with limited incomes. Their
inquiries found that 83 percent of Latino households and 94 percent of African
American households live in “low opportunity” cities. In contrast, only four and
three percent of Latino and African American households live in “high opportu-
nity” areas no matter what the income of these “minority” households may be.*

To identify the level of opportunity offered by each city in the Chicago metro-
politan area, the researchers generated an “Opportunity Index” for each city
based on four broad categories:

& Jobs and transportation (number of jobs and job growth within a ten mile
radius of the city, jobs per household within the city, average commute
time, percentage of population within % mile of public transportation)

3. John Lukehart, Tom Luce, and Jason Reece, The Segregation of Opportunities: The Structure of Advan-
tage and Disadvantage in the Chicago Region (Chicago: Leadership Council for Metropolitan Open Com-
munities, May 2005) 1.

4. Ibid.

Analysis of Impediments to Fair Housing Choice 2012 17



Chapter 3: Jurisdictional Overview

& LEducation (graduation rate, average ACT scores, truancy rate, mobility
rate, limited English proficiency rate)

& Quality of life (violent and nonviolent crime rates, polluted sites per ca-
pita, percentage of low birth rate, park land per capita, asthma/hyperten-
sion incidence, voter participation rate)

® Municipal services (average age of housing stock, combined property and
sales tax capacity per household, school age population, population over
65, day care slots)>

Cities were ranked into quintiles based on their overall score. The “lowest op-
portunity” group consists of the 20 percent of the cities with the lowest scores.
The next 20 percent are the “low opportunity” cities. The middle 40 to 60 percent
are labeled “moderate opportunity” cities. Cities in the second highest quintile
offer residents a “high opportunity.” The top 20 percent fall into “highest oppor-
tunity” group.

Overall, a greater percentage of Lake County cities offer greater opportunities
than the metropolitan area. Nearly half of the municipalities in Lake County fall
into the high and highest opportunity groups — the top two quintiles — where
40 percent of all metropolitan area cities are ranked. Almost a third fall into the
lowest and low opportunity groups — the two lowest quintiles — where 40 per-
cent of all metropolitan area cities are placed. Nineteen percent are in the moder-
ate opportunity group where 20 percent of all metropolitan area cities are
ranked.

The study found that lower—income households were concentrated in the two
lowest opportunity groups which makes it very difficult for lower—-income house-
holds to improve their circumstances and achieve upward mobility. The lowest
and low opportunity cities lack the quality public schools and the financial capac-
ity to provide services and access to employment opportunities.®

The differences between highest and lowest opportunity cities are substantial.
The highest opportunity cities have nearly twice as many jobs within ten miles
than the lowest opportunity cities. The disparities in every measure of the quality
of education — the key to economic mobility for the next generation — between
the highest opportunity cities and the lowest opportunity cities are huge. Illinois is
known for having one of the most inequitable education funding systems in the
nation with per pupil spending that ranges from over $18,000 to under $5,000 in
2005.7 In 2007-2008, the share of total revenues for public elementary and second-
ary education from state sources was the second lowest among the 50 states.?

The picture is much the same when it comes to fiscal disparities between cities
in the lowest and highest opportunity groups with municipal spending per
household being three times greater in the highest opportunity cities.

P=ue o
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Ibid. 31-32. See these pages for a complete explanation of the methodology, data, and sources. The scores
for each of the four variable categores are reported on pages 33 through 39.

Ibid. 8.
Ibid. 12.

National Center for Education Statistics, U.S. Department of Education, “Table A-35-2. Total revenues
and percentage distribution for public elementary and secondary schools, by revenue source and state:
School year 2007-2008” available at http://nces.ed.gov.

LakeCounty



Chapter 3: Jurisdictional Overview

Figure 5: Opportunity Groups of Lake County Municipalities

Source: John Lukehart, Tom Luce, and Jason Reece, The Segregation of Opportunities: The Structure of
Advantage and Disadvantage in the Chicago Region (Chicago: Leadership Council for Metropolitan Open
Communities, May 2005) 29.

The above map shows the opportunity group for each Lake County municipal-
ity. The tables that begin after page 23 also identify the “Opportunity Group” for
each municipality in Lake County. The cities within the same Opportunity
Groups are generally so close together that county could be divided into “Oppor-
tunity Quadrants” with the highest opportunities in the southeast and south-
west portions of the county, the lowest opportunities in the northeast corner, and
the more moderate opportunities in the northwest quadrant.

A careful perusal of these tables confirms that the cities in Lake County with
the most “minority” residents and/or lowest-income residents tend to be in the
lower opportunity groups and the wealthiest and least diverse cities are in the
higher opportunity groups. These differences suggest a segregation of opportunity
concomitant with the segregation of African Americans and lower income house-
holds within Lake County..

More in—depth analysis. While it is clear that Lake County’s Black, Latino, and
Asian residents are largely concentrated in a handful of the county’s 51 cities and
villages, a more extensive and in—depth analysis is needed to determine the extent,
if any, of racial and Latino segregation in Lake County and within North Chicago
and Waukegan.

All too often efforts to determine the presence and extent of racial and His-
panic segregation are confounded by household income. As will be examined in
some detail in Chapter 4 beginning on page 101, the median incomes of house-
holds headed by Caucasians, African Americans, Asians, and Latinos of any race
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vary substantially. It is true that with a much lower median household income
than whites, far fewer Black households in Lake County can afford the housing
in most Lake County cities and towns. Because of the income differences, some
researchers conclude that the cost of housing explains why so few minority
households live in these cities and villages. However, the approach taken in the
analysis that follows takes into account these differences in household income to
approximate what the racial and Latino composition of each jurisdiction in Lake
County would be if household income were the prime determinant of where people
live.

The analysis that follows identifies whether the racial and ethnic composition
of the entire county, each city, and each census tract within North Chicago and
Waukegan is probably due to differences in household income or to discrimina-
tory private and/or public sector practices that distort the free housing market.

Methodology. By taking household income into account, the analysis that fol-
lows more accurately identifies possible racial and ethnic segregation than sim-
ply reporting the proportions of each racial or ethnic group within a jurisdiction or
census tract. As noted above, there is a common misconception that housing is
segregated largely because minority households as a whole earn less than white
households. The significant disparity in the median incomes of Lake County’s
African American and Caucasian residents as shown in the figure below cer-
tainly contributes to the demographic distribution in the county, North Chicago,
and Waukegan. However, the analysis that follows controls for these income dif-
ferences by explicitly taking into account household income to approximate the
racial and ethnic composition of the county, a city or village, and a census tract if
racial and ethnic discrimination were absent and household income was the pri-
mary determinant of where households live.

Figure 6: Lake County Median Household Income By Race and Ethnicity: 2010

LakeCounty
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This approach requires thinking about housing discrimination and segrega-
tion a little differently than the usual approach. Discrimination is the likely
cause of an area’s racial and ethnic composition when the actual racial and eth-
nic composition differs significantly from what the composition would be in a
free housing market devoid of discrimination. It is very likely that discrimination
is the primary cause of a census tract being 90 percent white if the tract would be
expected to be 75 percent white when taking household income into account.

The approach used here compares the actual racial composition of a census
tract or a jurisdiction with what the approximate racial composition would likely
be in a free housing market not distorted by practices such as racial steering, mort-
gage lending discrimination, discriminatory advertising, discriminatory rental
policies, mortgage and insurance redlining, or discriminatory appraisals.®

Racial discrimination badly warps the free market in housing by artificially
reducing demand — and home values — for housing in some neighborhoods and
artificially increasing demand — and home values — in others.

Racial discrimination in housing also distorts property values. When African
Americans, for example, move to segregated neighborhoods, they pay a substan-
tial price in lost housing value. It is well documented that the value and apprecia-
tion of homes in segregated minority neighborhoods is generally less than in
stable integrated areas and white areas. Segregated minority neighborhoods also
often lack jobs and business investment opportunities, making them economi-
cally unhealthy compared to stable integrated and predominantly white areas.'®
For the Black middle and upper classes which had grown so much prior to the
Great Recession of 2008, living in segregated minority neighborhoods denies
them the full economic and educational benefits of middle— and upper—class sta-
tus enjoyed in stable integrated and in predominantly Caucasian neighborhoods.

In a genuinely free housing market, household income rather than race or
ethnicity determines who lives in the community. The tables that follow show the

9. Determining the approximate racial and ethnic composition of a geographic area like a census tract, an
entire city, or a county is a fairly straightforward, albeit lengthy, process. Here is the step-by-step proce-
dure using a census tract as an example. First we obtain from the U.S. Census the number of households
for the census tract that are in each of 16 income ranges starting with “Less than $10,000” and “$10,000
to $14,999” and ending with “$150,000 to $199,999” and “$200,000 or more.” Within each income range,
the census specifies the number of Caucasian, African American, Asian, and Latino households. We obtain
the same data for the entire housing market within which the census tract is located. The housing market
here consists of entire Chicago—Joliet—-Naperville Metropolitan Statistical Area in which Lake County sits.

We then multiply the number of Caucasian households in an income category in that census tract by the
percentage of white households in that income bracket for the full housing market. This gives us an good
approximation of the number of white households in this income bracket that would live in this census
tract if income determined who lived there. We calculate these figures in all 16 income brackets for
whites, Blacks, Asians, and Hispanics of any race. This procedure assures that the census tract income of
residents in a free market without discrimination is the same as the income of actual residents. We then
add up the number of households in each racial or ethnic group to get the approximate racial and ethnic
composition of the census tract if income were the prime determinant of who lives there. From this we
calculate the percentages of the census tract that each group comprises. These percentages are then com-
pared to the actual proportion of each racial or ethnic group within the census tract to identify the differ-
ence between actual census numbers and a free housing market without discrimination.

10. D. Coleman, M. Leachman, P Nyden, and B. Peterman, Black, White and Shades of Brown: Fair Housing
and Economic Opportunity in the Chicago Region (Chicago: Leadership Council for Metropolitan Open
Communities, February 1998), 28-29. See chapter 5, note 1.
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actual racial composition of households in 2000 and the approximate racial com-
position if housing were a genuine free market without the distortions caused by
discriminatory housing practices. To help determine whether the past decade
has resulted in movement toward or away from stable racial and Hispanic inte-
gration, these tables also show the actual racial composition of individuals from
the 2010 U.S. Census.'* Keep in mind that the free market figures are based on
actual household incomes. These data debunk the misconception that dissimilar-
ities in household income explain these differences.

When the actual proportions of minorities are significantly less than the pro-
portions that would exist in a free housing market, it is very likely that factors
other than income, social class, or personal choice are influencing who lives in the
community. Researchers have concluded “that race and ethnicity (not just social
class) remain major factors in steering minority families away from some com-
munities and toward others.”!?

In the tables that follow, differences that suggest distortions of the free hous-
ing market possibly caused by racial discrimination are highlighted in two
shades of cautionary yellow. The darker yellow highlights differences of ten or
more percentage points while the lighter shade of yellow points to differences
close to, but under ten percentage points. While other researchers have con-
cluded that differences of five percentage points indicate that discrimination is
distorting the housing market,'® we have concluded that ten percentage points is
more likely to be indicative of possible discrimination by factoring in those
households that may prefer to live in a predominantly minority neighborhood.

For the county, each city, and the census tracts within North Chicago and
Waukegan, this analysis of impediments identifies the actual proportions of
households ("HHs Actual proportions”) of Caucasian, African American, Asian,
and Hispanic of any race in 2000 and the approximate proportions that would be
expected in a genuinely free housing market that is not distorted by racial or eth-
nic discrimination ("HHs free Market”).!* The differences between the actual
proportions and free market proportions are shown in the rows labeled “HHs
Difference.”

As explained earlier, this same analysis could not be conducted for 2010 be-
cause the household income data were not available. However, past experience
has shown that the proportions of individuals have consistently been within 0.5

11.

12.

13.
14.
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It was impossible to conduct this free market analysis for 2010 as well as for 2000 because the Census Bu-
reau imprudently removed the household income question from the 2010 census short form, making the
key household income data by race and ethnicity unavailable. However, we have determined from the
2000 data that the racial and ethnic composition of households and individuals have been consistently
within one half to two percentage points of households,which makes individuals a close surrogate measure
for households in 2010.

Ibid., v. This methodology, first developed by Harvard economist John Kain, is explained in detail begin-
ning on page 17 of the study. A PDF file of the entire study (28.1 megabytes) can be downloaded at http://
www.luc.edu/curl/pubs.

See Black, White and Shades of Brown: Fair Housing and Economic Opportunity in the Chicago Region.
The number of households in other ethnic groups and racial classifications (“some other race,” “two or
more races”) are so relatively small that data based on their samples are not reliable enough to include in
the tables that follow. Note also that a substantial proportion of Hispanics report themselves as being
“some other race” which explains why, in some cities and census tracts with high proportions of Hispan-
ics, the proportions of whites, Blacks, and Asians do not add up even close to 100 percent.
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to 2 percent of the proportions of households. So individuals can serve as a surro-
gate for households to indicate the direction of any demographic changes in each

municipality and census tract during the past decade.

Table 5: Lake County: Racial and Ethnic Household Composition 2000 & Individuals 2010

Lake County: Racial and Ethnic Household Composition
2000 & Individuals 2010

All Lake Count
Y White

2010 Individuals

2000 Census

Black Asian

Hispanic,
Any Race

HHs Free market 74.9%

HHs Actual proportions 84 2%

HHs Difference 9.3%

14.7%| 4.0% 10.0%
6.4%| 3.3% 9.3%
-8.3%| -0.6% -0.7%

HHs = Data for 2000 are based on households. Data for 2010 are based

on individuals.
Source: 2000, 2010 U.S. Census.

The above table shows that when taken as a whole, Lake County’s racial and
Latino composition is now close to what would have been expected in free hous-
ing market without discrimination in 2000. However, the proportion of African
Americans in Lake County is less than half of what would have been expected in
a free housing market at the beginning of the decade. The proportion of Hispan-
ics in 2010 is nearly double what would have been expected. The proportion of
Asians in 2010 has nearly doubled and is now more than one-third greater than
what would have been expected. These approximations, however, mask signifi-
cant differences among and within the county’s municipalities.

In the above table and the tables that follow, “HHs” means
“households.” Data for 2000 are based on households. Data
for 2010 are based on individuals which has historically been
very close to the data for households. The asterisk after a mu-
nicipality’s name indicates that the city or village is in more
than one county. Data for such municipalities include the en-
tire municipality, not just the portion in Lake County.

Analysis of Impediments to Fair Housing Choice 2012
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Table 6: Lake County Municipalities: Racial and Ethnic Household Composition in 2000 &
Individuals in 2010 Plus Opportunity Group
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Antioch. While the proportions of Hispanics and Asians moved much closer to
what would have been expected in a free housing market at the beginning of the
decade, the proportion of African Americans in 2010 is less than a fifth of what
would have been expected. This large gap strongly suggests that discrimination
against African Americans is distorting the free housing market in Antioch.

Bannockburn. The proportion of Hispanics in Bannockburn continues to be
less than half of what would have been expected.

At first glance it appears that with 6.1 percent of the village’s 2010 population of
individuals being African American, Bannockburn made strides to mitigate its
hypersegregation in which zero percent of the village’s households were African
American at the turn of this century. In a free market without discrimination,
approximately 11 percent of the households would have been Black in 2000. Fur-
ther research revealed that no progress has been made.

The 97 African American residents of Bannockburn reported in the 2010 census
of individuals were among the 610 students living in student housing at Trinity
International University.

Similarly, proportion of the village’s population that is Asian increased six fold
during the decade. Most likely this increase consists of the students attending
Trinity International University.

Barrington. Discrimination against African Americans appears to continue to
distort Barrington's housing market. The proportion of African Americans has
been stagnant over the past decade and is just one-thirteenth of what would be
expected in a free housing market. The proportions of Asians and Hispanics con-
tinue to move closer to what would be expected in a free housing market.

Barrington Hills. The proportion of Asians is roughly what would be expected in
a free housing market. However, the proportion of African Americans continues
to be less than one-tenth of what would be expected, suggesting that Blacks face
discrimination in Barrington Hills. The proportion of Hispanics is moving slowly
toward what would be expected in a free housing market.

Beach Park. During the past decade, Beach Park became much more racially
and ethnically diverse. However, the proportion of Hispanics is now more than
twice what would have been expected in a free housing market suggesting that
Beach Park has become a magnet for Hispanic households that may be leading to
serious concentrations developing. Beach Park is one of the few Lake County ju-
risdictions in the “Lowest Opportunity” group that is integrating.

Buffalo Grove. While Buffalo Grove has become more diverse with growing
Asian and Hispanic populations, the lack of growth in its African American popu-
lation suggests that Blacks face discrimination when moving to Buffalo Grove.
The proportion of Blacks continues to be less than one-twelfth of what would
have been expected in a free housing market. Buffalo Grove appears to have be-
come a magnet for Asian families where the proportion is now four times what
would have been expected. The proportion of Hispanics has grown to become

Analysis of Impediments to Fair Housing Choice 2012 25



Chapter 3: Jurisdictional Overview

26

about half of what would have been expected.

Deer Park. Like Buffalo Grove, Deer Park continues to have such a low propor-
tion of African Americans compared to what would be expected in a free market,
that it is highly likely that Blacks seeking to move to Deer Park face discrimina-
tion. The proportion of Blacks is less than one-tenth of what would have been ex-
pected in a free housing market. While the proportion of Asians is what would
have been expected, the proportion of Hispanics hovers at about half of what
would have been expected in a discrimination—free housing market.

Why the percentages do not add up to 100 percent

The percentages in these free market analysis tables will not
add up to 100 percent for several reasons. First, they do not in-
clude several racial classifications such as “Native Hawaiian and
Other Pacific Islander” and “American Indian and Alaska Native,”
because the number of people in these classifications is so small
that they would not alter the findings and analysis. Second, the
tables do not include “Some other race” or “Two or more races”
because they would make these tables impossibly complicated
and they would not affect the findings and analysis since there
are so few people in these classifications. So when the percent-
ages of whites, African Americans, and Asians in a row do not add
up to 100, it’s because these other races were not included in the
table.

In addition, the category “Hispanic, Of Any Race” is an ethnic-
ity. Hispanics can be of any race. Adding up all the percentages in
a row would count Hispanics twice.

Why some of the names of cities in this narrative are in red
and others are in green

The names of cities that made progress toward racial and eth-
nic integration during the first decade of this new century are in
green; those that are extremely segregated and made no prog-
ress toward racial and ethnic integration are in red.
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Lake County table continued
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Deerfield. The picture is even worse in Deerfield where the proportion of Blacks
continues to be less than one-twentieth of what would have been expected in a
free housing market absent discrimination. While the proportion of Asians is
roughly what would have been expected, the proportion of Hispanics is about
one-third of what would have been expected.

Fox Lake. It’s the same picture in Fox Lake where the proportion of Blacks con-
tinues to be about one-twentieth of what would have been expected in a free
housing market without discrimination. While the proportion of Asians has re-
mained at low 2000 levels, the proportion of Hispanics is close to what would
have been expected.

Fox River Grove. It appears highly likely that African Americans continue to
face significant discrimination if they wish to live in Fox River Grove. The pro-
portion of Blacks continues to be less than one-twenty fifth of what would have
been expected in a free housing market absent discrimination. The proportion of
Asians is roughly what would have been expected while the proportion of His-
panics has grown to about half of what would have been expected.

Grayslake. While the proportions of Asians and Hispanics are roughly what
would have been expected in a free housing market absent discrimination, the
proportion of Blacks continues to be about one-fourth of what would have been
expected despite the presence of the College of Lake County.

Green Oaks. While Green Oaks became more diverse during the past decade,
the proportion of African Americans remains about one-seventh of what would
have been expected in a free housing market absent discrimination. The propor-
tion of Hispanics remains less than half of what would have been expected while
the proportion of Asians is nearly double what would have been expected.

Gurnee. Gurnee is far more diverse than its own residents think it is. During the
past decade, the racial and ethnic composition of Gurnee moved closer to what
would have been expected in a free housing market without discrimination. The
proportion of African Americans increased to a little over half of what would
have been expected while the proportions of Asians and Hispanics have exceeded
what would have been expected. As a “High Opportunity” group village, Gurnee
offers greater opportunities to the members of minority groups moving there.

Hainesville. The decade brought increased diversity to Hainesville with the pro-
portion of Asian and Hispanic populations now greater than would have been ex-
pected in a free housing market. Although the proportion of African Americans is
less than a third of what would have been expected, it more than doubled during
the past decade. Despite having about the same percentage of minority residents
as Gurnee, Hainesville is a “Lowest Opportunity” group village.
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Lake County table continued
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Hawthorne Woods. While the proportions of Asians and Hispanics in Haw-
thorne Woods have moved closer to what would have been expected, the propor-
tion of Blacks continues to be about one-seventh of what would have been
expected in a free housing market absent discrimination.

Highland Park. While Highland Park has taken steps to provide some housing
affordable to households with more modest incomes, these efforts have not in-
creased the city’s racial diversity. The proportion of African Americans continues
to be less than one-seventh of what would have been expected in a free housing
market absent discrimination. The proportions of Asians and Hispanics in High-
land Park continue to be roughly what would have been expected.

Highwood. Highwood has become a magnet for Hispanics with the proportion
more than doubling to 56.9 percent during the past decade while African Ameri-
cans appear to be excluded from the city. The proportion of Blacks continues to
be less than one-tenth of what would have been expected in a free housing mar-
ket absent discrimination. The proportion of Asians is roughly what would have
been expected. The staggering increase in the proportion of residents of Latino
extraction suggests that Highwood may be developing into an ethnically segre-
gated city. However, in part due to its location adjacent to Highland Park,
Highwood is a “High Opportunity” group city in which opportunities for upward
mobility are substantial.

Indian Creek. Indian Creek became a magnet for Asians during the past decade
as their proportion grew from zero to 18 percent, more than four times what
would have been expected in a free housing market. The proportion of Hispanics
is roughly what would have been expected. Although the proportion of African
Americans grew from zero to 2.2 percent, that is still about one—sixth of what
would have been expected. This movement toward diversity should be carefully
monitored because this substantial change in the Asian population suggests that
Indian Creek could be in the early stages of resegregating into an predominantly
Asian community.

Island Lake. While the proportions of Asians and Hispanics are close to what
would have been expected in a free housing market, the proportion of Blacks liv-
ing in Island Lake continues to be less than one-fourteenth of what would have
been expected in a free housing market absent discrimination. Island Lake is a
“Low Opportunity” group village with an overwhelmingly Caucasian modest in-
come population, but few African American residents of any income.

Kildeer. Kildeer has become a magnet for Asians while the proportion of Hispan-
ics is half of what would have been expected in a free housing market. The pro-
portion of African Americans continues to be less than one-tenth of what would
have been expected in a free housing market absent discrimination.

Lake Barrington. The proportion of Blacks living in Lake Barrington continues
to be less than one-fifteenth of what would have been expected in a free housing
market absent discrimination. While the proportion of Asians is roughly what
would have been expected, the proportion of Hispanics is less than one-third.
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Lake Bluff. The proportion of African Americans continues to be one—eighteenth
of what would have been expected in a free housing market absent discrimina-
tion. While the proportion of Asians is what would have been expected, the pro-
portion of Hispanics remains a quarter of what would have been expected. The
racial and Latino composition of Lake Bluff'is very different than that of adjacent
North Chicago. In a free housing market without discrimination and taking in-
come disparities into account, North Chicago’s population would have been 19.9
percent African American compared to 10.9 percent in Lake Bluff — just twice
Lake Bluff’s proportion of Black residents, rather than 50 times greater as it ac-
tually was in 2010.

Figure 7: Frank Lloyd Wright Designed Mary M.W. Adams House in Highland Park

Lake Forest. The proportion of Blacks living in Lake Forest continues to be
about one-tenth of what would have been expected in a free housing market ab-
sent discrimination. While the proportion of Asians is what would have been ex-
pected, the proportion of Hispanics is less than a third.

Lakemoor. The proportion of African Americans residing in Lakemoor contin-
ues to be about one-tenth of what would have been expected in a free housing
market absent discrimination. The proportions of Asians and Hispanics are what
would have been expected. Like Island Lake, Lakemoor is a “Low Opportunity”
group village with an overwhelmingly Caucasian modest income population, but
few African American residents of any income.
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Lake Villa. The proportion of Blacks who live in Lake Villa continues to be about
a quarter of what would have been expected in a free housing market absent dis-
crimination. The proportions of Asians and Hispanics are what would have been
expected.

Lake Zurich. The proportion of African Americans living in Lake Zurich contin-
ues to be less than one-thirteenth of what would have been expected in a free
housing market absent discrimination. The proportions of Asians and Hispanics
are what would have been expected.

Figure 8: Beach Park Trailer Homes

Libertyville. The proportion of Blacks among Libertyville’s residents continues
to be one-tenth of what would have been expected in a free housing market ab-
sent discrimination. The proportion of Asians is what would have been expected
while the proportion of Hispanics is about half of what would have been ex-
pected. Around 1971, Libertyville rejected annexing the “new town” that Urban
Investment and Development proposed to build in which the developer planned
to include subsidized and racially-integrated housing.15

Lincolnshire. The proportion of Blacks who live in Lincolnshire continues to be
less than one-tenth of what would have been expected in a free housing market
absent discrimination. The proportion of Asians is what would have been ex-
pected while the proportion of Hispanics remains a bit more than a quarter of
what would have been expected.

15. Personal recollection of principle author Daniel Lauber who peformed his planning internship at Urban In-
vestment and Development at the time and conducted studies for the proposed new town. Both Libertyville
and Mundelein declined to annex the new town because the developer intended to include subsidized hous-
ing and to affirmatively market all homes to households of all racial groups. Then tiny Vernon Hills annexed
the new town. President Nixon’s moratorium on all subsidized housing prevented the inclusion of housing
affordable to households with modest incomes and undermined the developer’s plans to build a racially-inte-
grated community like it had done with Park Forest more than 20 years earlier.

Analysis of Impediments to Fair Housing Choice 2012 33



Chapter 3: Jurisdictional Overview

Lake County table continued
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Lindenhurst. While the proportion of Asians in Lindenhurst is roughly what
would have been expected in a free housing market, the proportion of African
Americans in this blue collar town continues to be less than one-fifth of what
would have been expected in a free housing market absent discrimination. The
proportion of Hispanics has grown to be close to what would have been expected.

Long Grove. While the proportions of Asians and Hispanics increased during the
decade, the proportion of Blacks remains unchanged and is about one-tenth of
what would have been expected in a free housing market absent discrimination.

Mettawa. While the proportions of Asians and Hispanics increased during the
decade, the proportion of African Americans has grown from zero to 1.8 percent,
nearly 16 percent of what would have been expected in a free housing market ab-
sent discrimination.

Figure 9: Libertyville Houses
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Mundelein. The proportion of Asians had grown in 2010 to a little more than
what would have been expected in a free housing market not distorted by
discrimination. The proportion of Latinos nearly doubled to three times what
would have been expected. But the proportion of Blacks remains unchanged and
continues to be about one-tenth of what would have been expected in a free hous-
ing market absent discrimination. As we have seen elsewhere when there is a
large proportion of Hispanic residents, the proportion identifying themselves to
the census as "some other race" is high in Mundelein, 14.9 percent in 2010. This
accounts for some of the decline in the reported proportion of Caucasians.
Around 1971, Mundelein also rejected annexing the “new town” that Urban In-
vestment and Development proposed to build in which the developer planned to
include subsidized and racially-integrated housing.'® Mundelein is a “Moderate
Opportunity” group village due, in part, to the job-rich “Highest Opportunity”
group municipalities to its east and south.

North Barrington. The proportion of Blacks residing in North Barrington con-
tinues to be about one-twentieth of what would have been expected in a free
housing market absent discrimination. The proportion of Asians is roughly what
would have been expected while the proportion of Hispanics has grown to nearly
40 percent of what would have been expected.

North Chicago. North Chicago is incorrectly seen as a mostly African American
city. During the past decade the proportion of African Americans living in North
Chicago has moved closer to what would have been expected in a free housing
market although the proportion of Blacks is double what it would have been in a
free housing market without discrimination. The proportion of Hispanics grew
from 12.5 percent to 27.2 percent, nearly twice what would have been expected.
With this increase in the proportion of Hispanics, the proportion of Caucasians
increased slightly during the decade. Despite respectable job opportunities, North
Chicago is a “Lowest Opportunity” group city in large part because it is one of
the lowest ranking cities in education in the metropolitan area. North Chicago is
experiencing a middle class out-migration, largely of African Americans. North
Chicago is examined in detail beginning on page 45.

Old Mill Creek. The decade introduced more diversity to Old Mill Creek as the
proportion of African Americans increased to one-third of what would have been
expected and the proportion of Hispanics grew from zero to roughly what would
have been expected in a free housing market. The proportion of Asians continues
to be what would be expected in a housing market without discrimination. The
increases in the proportions of Blacks and Latinos are indicative of stable inte-
gration. Old Mill Creek, however, is a “Low Opportunity” group village.

16. Ibid.
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Lake County table continued
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Park City. The data show that Park City has become a predominantly Hispanic
city. As concentrations of Hispanic households grew in Park City during the past
decade, the proportions of Asians and African Americans declined a few percent-
age points. As we have seen elsewhere when there is a large proportion of His-
panic residents, the proportion identifying themselves in the census as "some
other race" is high in Park City, 37.9 percent in 2010. This accounts for the de-
cline in the reported proportion of Caucasians. Like its neighbors to the east and
south, Park City is a “Lowest Opportunity” group city.

Port Barrington. While the proportion of Blacks is no longer zero, it is just one—
tenth (18 people) of what would have been expected in a free housing market ab-
sent discrimination. The proportions of Asians and Hispanics are close to what
would have been expected.

Figure 10: Round Lake Beach Townhomes

Riverwoods. The past decade has brought little change to Riverwoods. The pro-
portion of African Americans continues to be less than one-tenth of what would
have been expected in a free housing market absent discrimination. The propor-
tion of Asians is what would have been expected while the proportion of Hispan-
ics continues to be less than half.

The data show that the four Round Lake communities discussed be-

low have become magnets for Latinos while the proportions of Afri-
can Americans living in each has increased slightly, but remain
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substantially lower than would be expected in a free market not dis-
torted by discrimination. All of the Round Lake communities rank in
the “Lowest Opportunity” and “Low Opportunity” groups common
in Lake County’s northwest quadrant.

Round Lake. The proportion of African Americans living in Round Lake grew to
about one-fourth of what would have been expected in a free housing market
without discrimination while the proportions of Asians and Hispanics signifi-
cantly exceeded what would have been expected. The proportion of Asian resi-
dents increased nearly nine fold while the proportion of Latinos grew by more
than half. Round Lake is a “Lowest Opportunity” group village.

Round Lake Beach. As concentrations of Hispanic households developed in
Round Lake Beach during the past decade, the proportions of Asians and African
Americans increased incrementally. The proportion of African Americans rose to
one—fourth of what would have been expected in a free housing market. As we
have seen elsewhere when there is a large proportion of Hispanic residents, the
proportion identifying themselves in the census as "some other race" is high in
Round Lake Beach, 20.6 percent in 2010. This accounts for the decline in the re-
ported proportion of Caucasians. Round Lake Beach is a “Low Opportunity”
group village.

Round Lake Heights. Similarly, as concentrations of Latino households devel-
oped in Round Lake Heights during the past decade, the proportions of Asians
and Blacks increased by a few percentage points. The proportion of African
Americans rose to almost a third of what would have been expected in a free
housing market. As we have seen elsewhere when there is a large proportion of
Hispanic residents, the proportion identifying themselves to the census as "some
other race" is high in Round Lake Heights, 17.2 percent in 2010. This accounts
for the decline in the reported proportion of Caucasians. Round Lake Heights is a
“Lowest Opportunity” group village.

Round Lake Park. While concentrations of Hispanic households developed in
Round Lake Park during the past decade, the proportion of Asians remained
stagnant while the proportion of African Americans increased by a few percent-
age points to almost a fifth of what would have been expected in a free housing
market. As we have seen elsewhere when there is a large proportion of Hispanic
residents, the proportion identifying themselves in the census as "some other
race" is high in Round Lake Park, 21.3 percent in 2010. This accounts for the de-
cline in the reported proportion of Caucasians. Round Lake Park is a “Low Op-
portunity” group village.
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Lake County table continued

Third Lake. Third Lake continues to be a virtually all-white community. The
proportion of Blacks living there continues to be less than one—fortieth of what
would have been expected in a free housing market absent discrimination. The
proportion of Asians is about one—fourth of what would have been expected. The
Hispanic population has grown from zero percent to nearly 70 percent of what
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would have been expected. The overwhelmingly white Third Lake is a “Low Op-
portunity” group village located between “Moderate Opportunity” group Grays-
lake and “High Opportunity” group Gurnee.

Tower Lakes. Similarly, Tower Lakes has maintained extreme segregation due
to the virtual exclusion of African Americans during the past decade. The propor-
tion of Blacks continues to be about one-twentieth of what would have been ex-
pected in a free housing market absent discrimination. The proportions of
Asians and Hispanics increased during the past decade to get somewhat closer to
what would be expected if there were no discrimination in housing.

Vernon Hills. The proportion of African Americans living in Vernon Hills con-
tinues to be less than one-seventh of what would have been expected in a free
housing market absent discrimination. However, the proportion of Latinos is
about what would have been expected while the city has become an electric mag-
net for Asians.

Volo. The proportion of African Americans residing in Volo continues to be
about one-tenth of what would have been expected in a free housing market
without discrimination. The proportion of Hispanics is about what would have
been expected while the proportion of Asians has grown from zero to more than
double what would have been expected.

Figure 11: Vernon Hills Townhomes

Wadsworth. The pro-
portion of African Ameri-
cans living in Wadsworth
has increased more than
four fold in the past de-
cade as it moves on a path
toward possible integra-
tion. The proportion of
Hispanics is what would
have been expected in a
free housing market
while the proportion of
Asians continues to be
about half of what would
have been expected.

Wauconda. The propor-

tion of Blacks who live in Wauconda continues to be about one-twentieth of what
would have been expected in a free housing market absent discrimination. The
proportion of Asians is about what would have been expected and the proportion
of Hispanics has grown to about 50 percent more than would have been expected.
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Lake County table continued

Waukegan. While the proportions of African Americans and Asians remained
stable and what would have been expected during the past decade, the propor-
tion of Hispanics of any race grew by 70 percent, far beyond what would have
been expected in a discrimination—free housing market. As we have seen else-
where when there is a large proportion of Hispanic residents, the proportion
identifying themselves to the census as "some other race" is high in Waukegan,
25.8 percent in 2010. This accounts for the decline in the reported proportion of
Caucasians. Even with respectable job opportunities, Waukegan is a “Lowest Op-
portunity” group city in large part because it is one of the lowest ranking cities in
education in the metropolitan area. Waukegan is discussed in more detail begin-
ning on page 52.

Winthrop Harbor. Winthrop Harbor continues to exhibit the characteristics of
extreme racial segregation as its African American population was just 2 percent
of what would have been expected in 2000 and it has barely budged in the past de-
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cade. The Hispanic and Asian populations have moved closer to what would have
been expected in a free housing market devoid of discrimination. Winthrop Har-
bor is another highly segregated, nearly all-white community that ranks in the
“Lowest Opportunity” group and is clustered together with other “Lowest Op-
portunity” group municipalities in the county’s northeast corner. The question
might be posed, “Why is Winthrop Harbor so racially- and ethnically—segregated
given its similarities to the much more diverse municipalities in Lake County’s
northeast quadrant?”

Zion. In 2000, Zion's population was close to what would have been expected in a
discrimination—free housing market. But over the decade Zion’s Black and espe-
cially Hispanic populations have grown substantially and that the city appears to
be in the early stages of resegregation into a predominantly minority community.
Zion is clustered together with most of the other “Lowest Opportunity” group
municipalities in Lake County’s northeast quadrant.

Figure 12: Shiloh Tower, Lake County Housing Authority Senior Public Housing in Zion
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North Chicago

Table 7: North Chicago: Racial and Ethnic Household Composition 1990-2000 &
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North Chicago table continued

During the decade, the proportion of Asians living in North Chicago grew to
what would have been expected in a free market without discrimination. The
proportion of African Americans declined to 29.9 percent, closer to the 19.9 per-
cent approximation that would have been expected in a free market devoid of
discrimination. But while the concentration of African Americans in North Chi-
cago declined, the concentration of Latinos approximately doubled from 14.6
percent in 2000 to 27.2 percent in 2010. In a free market, the proportion of Lati-
nos would have been about 12.5 percent in 2000. The proportion of Caucasians
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continues to be more than 20 percentage points lower than expected in a free
housing market without discrimination.'’

Tract 8630.03 houses the Great Lakes Naval Station where 7,749 military
personnel live in military quarters.'® The military personnel are diverse: 71 per-
cent Caucasian, 15 percent African American, 4.8 percent Asian, and 13.2 per-
cent Hispanic of any race.

Tract 8630.06 is also part of the Great Lakes Naval Station but no individuals
or households live in the tract.

As illustrated
by the map that
follows, North
Chicago itself
exhibits charac-
teristics of seg-
regation with
substantial con-
centrations of
African Ameri-
cans and Lati-
nos living in the
north end, a cen-
tral area of ra-
cial and Latino
diversity, and a
south and a
small segre-
gated southwest
end that is over-
whelmingly
Caucasian with
minuscule pro-
portions of
Blacks and His-
panics well be-
low what would
be expected in a
free market ab-

Figure 13: North Chicago Single-Family Homes

sent discrimination. Only a small portion of these two census tracts in the south-
west corner are in North Chicago.

17. As noted earlier in this chapter, some of the census tracts that comprise North Chicago are not entirely

18.
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within North Chicago. The data in the above table for the entire city of North Chicago include only the
portions of census tracts that are within North Chicago’s boundaries. The data in the above table for cen-
sus tracts that are partially within North Chicago include those parts of the tract not in North Chicago
because the necessary data were available only for the entire census tract.

We were unable to approximate the racial composition in a free market without discrimination because
that analysis is based on households and these military personnel live in group quarters, not households.
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Figure 14: Extent of Diversity in North Chicago Housing: 2010

Legend

Orange = Concentrations of African Americans and Latinos
Yellow = Racially and ethnically integrated

Dark Blue = Segregated Caucasian

In the six orange tracts at the city’s north end, the proportion of residents who
are Hispanic soared during the decade while the proportion who are African
American declined. Even with this decline, the proportion of residents who are
Black still exceeded the proportion that would be expected in a free housing mar-
ket not distorted by discrimination as noted in the above table. While the propor-
tions of African Americans moved closer to what would be expected in a free
housing market, the proportions of Latinos grew far beyond what would be ex-
pected. The proportions of whites continued to be far below what would have
been expected.

The two central tracts in yellow were the sole integrated areas in the city.
Since these tracts did not exist in 2000, we have no data to approximate what
their racial and Hispanic composition was and would have been expected to be in
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a free housing market. However, the 2010 data suggest that these are integrated
areas, both by race and Latino ethnicity. Note that tract 8630.05 houses largely
military personnel from the Great Lakes Naval Station.

While Asians bring some diversity to the southwest end of North Chicago
which is highlighted in dark blue, these two wealthier census tracts — 8637.02
and 8632.02 — exhibit characteristics of hypersegregation. The proportions of
Caucasians are well above what would be expected in a free market without dis-
crimination while the proportions of African Americans and Hispanics are a frac-
tion of what would be expected. Only small parts of these two tracts are in North
Chicago.

While the proportion of African Americans living in North Chicago declined
and got within 10 percentage points of what would have been expected in 2000
and the proportion of Asians was what would have been expected, the city contin-
ues to be largely segregated with the small southwest end populated overwhelm-
ingly by Caucasians and the north end populated overwhelmingly by Blacks and
Latinos.

Since 1990, racial segregation has been reduced in the four census tracts for
which 1990 data were available while concentrations of Latinos have developed
in all three tracts with a substantial proportion of African American residents.
Even in tract 8632.02, the total exclusion of African Americans in 1990 has
ended as the proportions of Blacks, Asians, and Hispanics have all increased
slightly over the past 20 years. The proportion of African Americans, however,
remains one-sixth of what would have been expected in a free market not dis-
torted by discrimination.

As noted earlier in this chapter, these patterns are not due to differences in
household income among the racial and ethnic groups. The methodology em-
ployed controls for household income. The extent of segregation in North Chi-
cago is almost certainly the result of housing discrimination within North
Chicago and throughout Lake County and the metropolitan area.

Figure 15: Kukla Towers Senior Public Housing in North Chicago
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Waukegan

Table 8: Waukegan: Racial and Ethnic Household Composition 1990-2000 & Individuals 2010
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Waukegan table continued
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Waukegan table continued
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Waukegan table continued

While the proportions of African Americans and Asians living in Waukegan
are what would have been expected in a free market absent discrimination, the
proportion of Latinos of any race is now almost four and a half times greater than
would have been expected without discrimination. The proportion of Caucasians
in Waukegan continues to decline. However, as we have seen elsewhere when a
large proportion of the residents identify themselves as Latino, the proportion
also identifying themselves to the census as "some other race" is high. In
Waukegan, it was 25.8 percent in 2010. This phenomenon likely accounts for
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most, if not nearly all of the ten percentage point decline in the proportion of
Waukegan residents identified as Caucasian.

Between 2000 and 2010, Waukegan became a predominantly Latino city. By
the end of the decade, all but four Waukegan census tracts had substantial con-
centrations of Hispanics ranging from 22.3 percent to 83.5 percent of the tract’s
population.'®

All four of those census tracts are on the western outskirts of the city and only
partially in Waukegan. Tract 8615.06 in the city’s northwest corner has been ra-
cially- and ethnically-integrated during the past decade with a racial and Latino
composition very close to what would be expected in the absence of discrimina-
tion. Just north of it is tract 8660.00 which did not exist in 2000. It appears to be
racially- and Latino—-diverse in 2010.

The other two Figure 16: Waukegan House for Rent

tracts, 8636.01 and
8616.03 located in
Waukegan’s south-
west corner, lack
the diversity char-
acteristic of so
much of Waukegan.
The proportion of
African Americans
living in tract
8636.01 was almost
one-tenth of what
would have been
expected while the
proportion of Lati-
nos was a little more than half. The proportion of African Americans was essen-
tially unchanged from 2000. The proportion of Asians is about double what
would have been expected in a discrimination—free housing market. In the tract
immediately north of it, 8616.03, the proportions of African Americans and His-
panics remain significantly below what would have been expected in a free mar-
ket devoid of discrimination while the proportion of Asians is more than twice
what would be expected.

The following map shows that the most intense concentrations of Hispanic
residents are in the center of Waukegan. With Latinos constituting over 81 per-
cent of the population in tracts 8624.02 and 8625.01, these neighborhoods are
verging on becoming hypersegregated. If trends continue unabated, these sec-
tions of Waukegan could segregate into virtually all-Latino neighborhoods.

19. As noted earlier in this chapter, some of the census tracts that comprise Waukegan are not entirely within
Waukegan. The data in the above table for the entire city of Waukegan include only the portions of census
tracts that are within Waukegan’s boundaries. The data in the above table for census tracts that are par-
tially within Waukegan include those parts of the tract not in Waukegan because the necessary data were
available only for the entire census tract.
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Figure 17: Latino Concentrations in Waukegan: 2010

Legend
Green = Over 50 percent Latino Yellow = Less than 30 percent Latino
Orange = 41 to 50 percent Latino Other colors are not in Waukegan

Orange Stripes = 30 to 40 percent Latino

With the exception of nine census tracts, the proportions of African American
residents in each census tract in 2000 were roughly what would have been ex-
pected in a free market lacking discrimination. In four of the nine tracts —
8615.06 on the city’s west end, the small part of 8660 at the city’s northwest cor-
ner, and 8636.01 and 8616.03 in the southwest corner of Waukegan — the pro-
portions of Black residents were much lower in 2000 than would have been
expected if discrimination were not at play. All four of these tracts are only par-
tially in Waukegan.

In the other four tracts, the proportions of African Americans were greater
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than would have been expected. But over the decade, the disparity shrank in
three of these tracts and grew only in tract 8626.05 where the proportion of Afri-
can American residents doubled to 37.6 percent. The proportion of Caucasians
fell from 56.6 percent to 38.1 percent in 2010 while the Hispanic population rose
slightly from 29.1 to 37 percent in 2010. In a free market, the white population
would have been about 64.8 percent and the Latino population about 13.1 per-
cent.

The most intense concentration of African Americans within Waukegan con-
tinues to be in tract 8628.00, part of which is in North Chicago and is adjacent on
the south and east to other North Chicago census tracts with substantial concen-
trations of Black and Hispanic residents. During the decade, the proportion of
African Americans living in tract 8628.00 fell from 78.5 percent to 57.5 percent,
still more than twice what would have been expected in a free market without
discrimination. The proportion of Latinos, however, increased from 10.7 percent
to 34.6 percent in 2010. In a free market, about 12.6 percent of the residents
would have been expected to be Hispanic. The proportion of whites increased
from 14.3 percent to 21.2 percent in 2010, still well below the 63.1 percent ex-
pected in a free market without discrimination.

Conclusions

Asians. The proportion of Lake County residents who are Asian (Pakistani, In-
dian, Japanese, Chinese, Korean, Filipino, etc.) nearly doubled from 3.3 percent
in 2000 to 6.3 percent in 2010. The proportion of Asians in each Lake County ju-
risdiction was roughly what would have been expected in a free housing market
devoid of discrimination. However, concentrations of Asian residents are devel-
oping in a number of jurisdictions: Buffalo Grove (4.1 percent free market; 16
percent actual in 2010), Gurnee (4 percent; 11.6 percent), Hainesville (4 percent;
11.8 percent), Indian Creek (4.1 percent; 18 percent), Kildeer (4.4 percent; 11.1
percent), Long Grove (4.4 percent; 11.9 percent), Round Lake (3.8 percent; 12.8
percent), and Vernon Hills (4 percent; 19.3 percent).

Testing is needed to determine the extent to which these concentrations
of Asians are due to racial steering and other forms of housing discrimi-
nation or to the historical pattern of first and second generation immi-
grants deliberating seeking to live together when moving to America.

Latinos of any race. In most Lake County cities and villages, the proportion of
Latinos was close to what would be expected in a free market undistorted by dis-
crimination. The decade, however, witnessed a substantial in—-migration of His-
panics during which the proportion more than doubled to almost 20 percent of
the county.

The proportion of Latinos increased during the past decade in every Lake
County jurisdiction except Volo where it declined from 17.3 percent in 2000 to
12.2 percent in 2010 which is the proportion that would have been expected in a
free housing market without discrimination.
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Nearly 40 percent of Lake County’s cities and villages have developed concen-
tration of Hispanics significantly greater than what would have been expected in
a free housing market. The largest concentrations of Latinos are in Park City
(65.2 percent in 2010, up from 23.3 percent in 2000; 12.7 percent expected),
Highwood (56.9 percent in 2010, up from 23.3 percent in 2000; 11.7 percent ex-
pected), Waukegan (53.4 percent in 2010, up from 31.4 percent in 2000; 12 per-
cent expected), Round Lake Beach (48 percent in 2010, up from 21.4 percent in
2000; 11.1 percent expected), Round Lake Park (38.6 percent in 2010, up from
16.1 percent in 2000; 12.3 percent expected), Round Lake Heights (36 percent in
2010, up from 12.9 percent in 2000; 11.5 percent expected), Mundelein (30.1 per-
cent in 2010, up from 16.5 percent in 2000; 10 percent expected), Zion (27.7 per-
cent in 2010, up from 9.6 percent in 2000; 11.9 percent expected), North Chicago
(27.2 percent in 2010, up from 14.6 percent in 2000; 12.5 percent expected),
Round Lake (25.3 percent in 2010, up from 16 percent in 2000; 11.1 percent ex-
pected), and Beach Park (25.1 percent in 2010, up from 8 percent in 2000; 11.1
percent expected).

Testing is needed to determine the extent to which these concentrations
of Latinos are due to racial steering and other forms of housing discrimi-
nation or to the historical pattern of first and second generation immi-
grants deliberating seeking to live together when moving to America.

As shown pages 16 and 17, the county’s Latino residents are more intensely
concentrated than its Asian residents and less concentrated that its African
American residents.

In 2010, Latinos of any race and African Americans constituted most of North
Chicago’s population. Latinos and Blacks are both concentrated in the five
northern-most census tracts where they comprise 92.1 percent of the population
in tract 8628.00, 93.4 percent in tract 8629.01, 93.8 percent in tract 8629.02, 91.1
percent in tract 8631.00, and 89.2 percent in tract 8632.01. These proportions
are characteristic of hypersegregation.

The two census tracts in the center of North Chicago are integrated —
8630.04 (45.3 percent Black and Hispanic) and 8630.05 (40.2 percent African
American and Latino). Black and Hispanics account for 7.7 percent and 7.8 per-
cent of the population in the city’s two white segregated census tracts 8632.02
and 8637.02 respectively.

African Americans. The table for Lake County starting on page 24 shows that
at least 9 percent of the residents of every city and village in Lake County would
be African American in a free market with no housing discrimination. As the ta-
ble on page 23 shows, the entire county would be nearly 15 percent Black in a free
market not distorted by discrimination, more than double what it has been all of
this century.

The data strongly suggest that discrimination against African Americans is
pervasive throughout Lake County. The proportions of African Americans in all
but a handful of Lake County jurisdictions is a mere fraction of what would be ex-
pected in a free market that is not distorted by racial discrimination against
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Blacks. Concomitantly, within Lake County, African Americans are concentrated
in North Chicago, Waukegan, and Zion while they are beginning to move into
Beach Park, Gurnee, Wadsworth in numbers bringing these three towns closer to
a racial demographic that would be expected in a free market.

Table 9: Lake County Racial and Hispanic Composition: 1990-2010

But the proportion of African American residents in the vast majority of Lake
County cities and villages are typical of hypersegregation. In 2010, the proportion
of African Americans living in 31 of the county’s 51 municipalities (61 percent)
was less than two percent. Fourteen of the other cities and villages housed Black
populations of 2 to 5 percent. These figures represent a slight improvement over
2000 when 78 percent of Lake County’s cities and villages were less than 2 percent
Black and 12 percent were 2 to 5 percent Black. As noted earlier, in a free market
that is not distorted by discrimination in which household income is the prime de-
terminant of where people live, at least 9.1 percent of the households in every Lake
County village and city would have been African American.?°

Overall Lake County exhibits the characteristics of hypersegregation of Afri-
can Americans typical of pervasive racial discrimination in housing.

As the table below shows, North Chicago is not the predominantly African
American city it’s been reputed to be. The proportion of residents who are Black
declined from 34.2 percent in 1990 to 29.9 percent in 2010 while the proportion
of Latino residents of any race increased from 9.4 percent to 27.2 percent. Even
though the proportion of Caucasians fell almost 10 percentage points, North Chi-
cago is a very diverse, albeit largely segregated, city.

20. The data shown in the table “Lake County Racial and Hispanic Composition: 1990-2010” shows the racial
and ethnic demographics for individuals, not households. These data include residents of group quarters
which are not households. As noted earlier, the proportions of individuals are within 0.5 to 2 percent of
the proportions of households.
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Table 10: North Chicago Racial and Hispanic Composition: 1990-2000

Demographically, North Chicago is two very separate cities with African
Americans and Latinos of any race living in the north end and Caucasians living
in the south end of town. Two census tracts in the middle of the city are racially
and ethnically integrated.?!

As the table below suggests, Waukegan has been a diverse community for over
20 years. The total proportion that is African American has been stable and is
roughly what would have been expected in a free market without discrimination.
During this same time period the city’s Latino population has more than dou-
bled, from 22.7 percent in 1990 to 53.4 percent in 2010, a far greater percentage
than would have been expected in a free market absent discrimination.??

Table 11: Waukegan Racial and Hispanic Composition: 1990-2010

With the exception of nine census tracts, the proportions of African American
residents in each census tract are roughly what would have been expected in a
free market lacking discrimination. In five of these nine tracts, the proportions
of African Americans are lower than would be expected and in the other four they
are significantly higher. During the 2000-2010 decade, the concentrations of
Blacks in three of these tracts declined while it doubled in one tract.

21. The Census Bureau’s counts for North Chicago do not include the 7,752 residents of the military quarters

22.
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on the Great Lakes Naval Station in tract 3630.03. As noted earlier, these sailors are 71 percent Cauca-
sian, 15 percent African American, 4.8 percent Asian and 13.2 percent Hispanic of any race.

The percentage that is categoried as “All Other Reported Races” has increased while the proportion of
Hispanic residents has increased. There is a tendency among many Latinos to report themselves in the
decennial census as “Some other race” rather than recognizing that Hispanic is a ethnicity, not a race.
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The racial composition of several tracts on the outskirts of Waukegan are
overwhelmingly Caucasian and exhibit the characteristics of hypersegregation
typical of nearly 80 percent of Lake County’s 51 municipalities.

Caucasians. The vast majority of white Lake County residents live in cities and
villages that can only be characterized as hypersegregated regarding African
Americans. As noted on page 57, at least 9.1 percent of the households in every
Lake County village and city would have been African American in a free market
that is not distorted by discrimination in which household income is the prime
determinant of where people live.

The proportions of white residents in both North Chicago and Waukegan are
lower than would have been expected in a free market undistorted by discrimina-
tion. There are census tracts on the edges of both cities with overwhelmingly
Caucasian populations.

Our analysis has revealed that the racial and Latino composition of Lake
County’s cities and villages is not due to the sometimes sizeable differences in
median incomes of different races and ethnicities. The methodology employed
here controlled for household income and identified the approximate racial and
Hispanic composition of each jurisdiction in a free market absent discrimination
in which household income is the prime determinant of where people live.

In addition, the presence of numerous nearly all-white Lake County munici-
palities ranked in the lowest and low opportunity groups that are adjacent to in-
tegrated cities and villages also in the lowest and low opportunity groups
suggests that something other than income is causing the substantial level of ra-
cial and ethnic segregation within Lake County.

As will be explained in Chapter 5, Lake County needs to begin a systematic
and continuing program of real estate testing to identify the extent, if any, to
which racial and ethnic steering or other discriminatory practices are occurring
in Lake County and within North Chicago and Waukegan.

Employment

Once a collection of bedroom communities with little local employment, Lake
County’s employment base has mushroomed since the 1970s with an explosive
growth rate of more than 49 percent during the 1990s.22 Between 1970 and 2000,
the employment grew in all major economic sectors except mining and agricul-
tural services as the number of jobs in Lake County grew by 245 percent.

23. During the 1990s, Lake County’s population grew by 25 percent. Lake County Regional Framework Plan,
revised through February 13, 2007, 3-1.
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Table 12: Lake County Work Force: 2005-2010

During the Great Recession, the size of the county’s workforce fluctuated
while unemployment rates rose with the largest increase coming between 2008
and 2009. Nationally the unemployment rate rose from 9.3 percent in 2008 to 9.6
percent in 2009. The unemployment rate for Illinois grew from 10 to 10.3 percent
form 2008 to 2009.

Table 13: North Chicago Work Force: 2005-2010

The unemployment rate in North Chicago has tended to be about twice the
rate for Lake County. This disparity is no surprise because unemployment rates
are highest among African Americans throughout the nation. North Chicago has
borne the brunt of the recession with nearly one in five adults unemployed in
2010. Here, too, the unemployment rate soared between 2008 and 2009 as the
recession took hold.
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Table 14: Waukegan Work Force: 2005-2010

Throughout Figure 18: Market Rate Rental Highrise in Waukegan

the study period,
Waukegan’s un-
employment rate
has consistently
been a few per-
centage points
higher than for
the county as a
whole with the
rate skyrocket-
ing between 2008
and 2009. Wau-
kegan’s African
American popu-
lation consti-
tutes close to 20
percent of the
city’s population,
two—thirds of the
nearly 30 percent
share in North
Chicago.
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Table 15: Lake County Private Sector Businesses by Industry and Number of Employees: 2009

Over 55 percent of the private sector businesses in Lake County have just one
to four employees. Almost 2.5 percent of the businesses have 100 or more em-
ployees. There are more retail trade businesses than any other.

Figure 19: Waukegan Apartments Above Shops
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The following list of the largest employers in Lake County illustrates the di-
verse range of businesses in a variety of industries. These largest employers lean
heavily toward higher—salaried professional positions.

Table 16: Largest Lake County Employers: 2012

Overall, Lake County appears to have a robust economy and diverse range of
businesses in wide variety of industries. But that economic health does not
extend to North Chicago.

As the table that follows shows, the racial and Latino composition of who
worked in Lake County was nearly identical to the racial and Latino composition
of the county’s residents.
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Table 17: Racial and Ethnic Composition of Who Worked in Lake County: 2000

Racial and Ethnic Composition of Who Worked in Lake County: 2000

White . . . Others and
All Hispanic of Black Non— Asian Non—- . :
= Multi—Racial

Groups Any Race  Hispanic Hispanic . .
P Y P P Non—Hispanic

Occupational Group

Hispanic

Lake County Residents Who
Work* Y 100% 16.4% 12.6% 5.8% 4.0% 1.2%
or
Total Employed in Lake 100% 75.1% 13.1% 6.0% 4.4% 1.4%
County 312,776 234,976 41,021 18,771 13,859 4,149
Management, Business, and
. ) 100% 88.0% 3.6% 4.1% 3.3% 1.0%
Financial Workers
Science, Engineering, and 100% 76.8% 2.71% 3.4% 16.0% 1.1%
Computer Professionals ’ e . e s e
Healthcare Practitioner
) 100% 16.3% 2.1% 5.0% 14.8% 1.8%
Professionals
Other Professional Workers 100% 88.2% 4.2% 4.1% 2.7% 0.8%
Technicians 100% 80.0% 5.8% 6.4% 6.4% 1.4%
Sales Workers 100% 83.8% 7.6% 4.5% 3.0% 1.1%
Administrative Support
Work PP 100% 11.6% 10.2% 8.2% 2.9% 1.1%
orkers
Construction and Extractive
Craft Work 100% 81.5% 13.0% 2.6% 0.5% 2.4%
ra orkers
Installation, Maintenance
,' ! 100% 15.5% 14.9% 5.1% 2.6% 1.9%
and Repair Craft Workers
Production Operative
Work P 100% 43.4% 41.9% 7.4% 6.0% 1.3%
orkers
Transportation and Material
) . 100% 58.0% 25.4% 10.8% 4.0% 1.8%
Moving Operative Workers
Laborers and Helpers 100% 43.5% 47.5% 6.6% 1.4% 1.0%
Protective Service Workers 100% 75.2% 71.0% 15.3% 1.2% 1.3%
Ser\nce.Workers, except 100% 58.1% 26.5% 9.4% 3.6% 2.4%
Protective

* = The Lake County” row is the total civilian employed workforce that lives in Lake County.
Source: 2000 Census EEO Data Tool at http://www.census.gov/hhes/www/eeoindex/page_c.html.

Non-Latino Caucasians tended to be concentrated in the high-paying man-
agement and professional positions and “protective services” while Latinos of
any race comprise nearly half the “laborers and helpers” workers and are con-
centrated in lower—paying manual jobs as are non-Hispanic African Americans.
Non-Latino Asians are concentrated in the “science, engineering, and computer
professional” and “healthcare practitioner professional” occupational groups.
There are no concentrations for “Others and Multi-Racial Non-Hispanics.”
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North Chicago

It’s a totally different economic picture in North Chicago. The largest number
of businesses is in the accommodation and food services industry. That there are
135.8 residents per business in North Chicago compared to 2.2 residents per
business in Lake County vividly illustrates the difference in economic health of
the two jurisdictions.

Table 18: North Chicago Private Sector Businesses by Industry and Number of Employees: 2009

Large employers with more than 100 employees account for 5 percent of the
businesses in North Chicago. The loss of any of these large employers would have
a seriously adverse impact on North Chicago.

Due to North Chicago’s smaller population, data are not available on the ra-
cial and Hispanic composition of who worked in North Chicago.

Waukegan

Waukegan enjoys a much more robust economy than North Chicago albeit not
nearly as thriving as Lake County as a whole. Waukegan has 56.3 residents per
business compared to the 135.8 residents per business in North Chicago and the
2.2 residents per business in Lake County as a whole. Like the county, the largest
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number of businesses are in retail trade. Companies with 100 or more employers
constitute 3.6 percent of the employers.

Table 19: Waukegan Private Sector Businesses by Industry and Number of Employees: 2009

Figure 20: Waukegan Single-Family House
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Lake County is the largest employer in Waukegan which is the county seat.
About 28 percent of county jobs, however, are located elsewhere in the county.

Table 20: Largest Waukegan Employers: 2009

The county and Unit School District 60 account for nearly one of every ten
jobs located in Waukegan.

The racial and Latino composition of who actually worked in Waukegan in
2000 was significantly different than the city’s resident workforce. More than 60
percent of those who worked in Waukegan were non-Latino Caucasians com-
pared to about 35 percent of the city’s resident workforce. While nearly 41 per-
cent of the city’s resident workforce was Hispanic, just 22 percent of those who
worked in Waukegan were. The proportion of non-Hispanic African Americans
who worked in Waukegan was one-third lower than the 18 percent of the city’s
resident workforce who were non-Hispanic African American. The proportions
of non-Latino Asians and other classifications were very close.

Latinos of any race constituted more than half of “laborers and helpers,” al-
most half of all “production workers,” nearly 40 percent of “service workers, ex-
cept protective,” more than a third of “transportation and material moving
operative workers,” and more than a fourth of “installation, maintenance, and
repair craft workers.” This concentration in the manual and low—skilled trades
likely is typical of first and second generation Americans who have recently im-
migrated to the United States.

African Americans are not dominant in any occupational group. Blacks con-
stitute almost a quarter of the “protective services workers” and almost one in
five “service workers, except protective.” Over 17 of every 100 “administrative
support workers” and 15 of every 100 “laborers and helpers” in Waukegan are
African American. The proportions of white collar workers who are Black are
well below the proportion of all workers who are African Americans. Similarly,
the proportions of white collar Latino workers are significantly below the propor-
tion of all workers in Waukegan who are Hispanic.

Asian workers are concentrated in the “science, engineering, and computer
professional” and “healthcare practitioner professional” occupational groups.
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Table 21: Racial and Ethnic Composition of Who Worked in Waukegan: 2000

Non-Latino Caucasians, who made up six of ten workers in Waukegan, held
the lion’s share of high-paying management and professional jobs in the City as
well as “protective services” positions.

There are no concentrations for “Others and Multi-Racial Non-Hispanics.”

Transportation

Reducing the time spent commuting increases the desirability of living in a
community. A well-regarded 2004 study arrived at the “unambiguous conclu-
sion” that, “The length of their commute to work holds a dominant place in
Americans’ decisions about where to live. Americans place a high value on limit-
ing their commute times and they are more likely to see improved public trans-
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portation and changing patterns of housing development as the solutions to
longer commutes than increasing road capacities.”?*

More specifically, this random-sample national survey found:

“A limited commute time is, for most Americans, an important factor
in deciding where to live. Being within a 45-minute commute to
work is rated highest among a list of fourteen priorities in thinking
about where to live (79% “very” or “somewhat” important), followed
by easy access to highways (75%) and having sidewalks and places to
walk (72%).

“A short commute is particularly important to people who plan to
buy a home in the next three years (87%) and women and African
Americans place high importance on sidewalks and places to walk
(76% and 85%, respectively).”25

Figure 21: Multiple Transportation Modes at the Downtown Highland
Park Metra Station

While it is widely believed that “traffic congestion on the highways and roads
in Lake County poses a threat to the local economy and quality of life,” commut-
ing by motor vehicle takes less time than commuting via public transportation as
shown in the table below. 26

24. Belden Russonello & Stewart Research and Communications, 2004 American Community Survey Na-
tional Survey on Communities (October 2004), 1. Available online as a PDF file at http://smart-
growthamerica.org/narsgareport.html

25. Ibid. 7, 9.

26. Traffic congestion was among the issues most frequently mentioned by participants at Regional Frame-
work Plan Public Forums. “Less traffic congestion” was identified as the second most important quality of
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Table 22: Community Time By Jurisdiction

As the above table shows, the desirable 45-minute or less commute eludes
workers in Lake County and North Chicago who use public transportation while
more than six in ten Waukegan workers enjoy the shorter commute via public
transportation.

In all three jurisdictions, the vast majority of workers who commute by motor
vehicle or walk enjoy sub—45 minute commute. The county-wide percentage who
travel for more than 45 minutes is nearly twice that of North Chicago and
Waukegan.

Relatively few residents do not have access to at least one motor vehicle. Only
4.8 percent of Lake County households do not have access to a vehicle while 8.9
percent of North Chicago residents and 12.1 percent of Waukegan residents lack
access. Nationally, 9.1 percent of households lack access to a motor vehicle.?”

217.
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life factor in a Lake County Resident Transportation Survey conducted by the Department of Communi-
cations in 2000. Eighty percent of respondents to the Lake County Resident Transportation Survey re-
ported that traffic has gotten worse in the last few years while 52 percent claim that traffic in Lake
County limits their activities. Lake County Regional Framework Plan, revised through February 13, 2007,
7-1, 7-2.

Lake County, Waukegan, and United States:“Selected Housing Characteristics,” 2010 American Commu-
nity Survey 1-Year Estimates, DP04. North Chicago: “Selected Housing Characteristics,” 2008-2010
American Community Survey 3-Year Estimates, DP04.
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Table 23: Commuting Modes By Jurisdiction

More than 38 percent of North Chicago’s commuters walked to work, 18 times
more than those in Lake County and Waukegan. This unusually high proportion
of “walkers” is probably due to the presence of the Great Lakes Naval Station in
North Chicago and its more than 7,000 “employees” who live on base or very
close to it.

Nationally, 4.9 percent of commuters take public transportation, just a little
higher than Lake County and twice the rate in North Chicago and Waukegan. It
is highly likely that North Chicago residents, and to a lesser extent Waukegan
residents, work outside their home city.

Figure 22: Grayslake Townhouses Affordable to Households With Modest Incomes
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Figure 23: Dependency on Public Figure 24: Dependency on Public
Transportation by Race and Ethnicity in Transportation by Race and Ethnicity in
2008-2009: Lake County 2008-2009: North Chicago

While there are not huge differences in dependency on public transportation
in Lake County as a whole, African Americans are more dependent on public
transportation than any other racial or ethnic group. Latinos of any race are the
least dependent.

In North Chicago, Latinos of any race are far and away the most dependent on
public transportation. The proportion of Hispanic residents dependent on public
transportation is almost twice as much as it is for Latinos in the entire county.
Dependency on public transportation is much lower for the three primary racial

groups.

Figure 25: Dependency on Public
Transportation by Race and Ethnicity in
2008-2009: Waukegan

Dependency on public transpor-
tation among Waukegan’s Cauca-
sian, African American, and Latino
populations is almost identical to
this dependency countywide. Only
Asian residents of Waukegan are sig-
nificantly less dependent on public
transportation than for the entire
county.

Like most of the nation, a rela-
tively small but significant propor-
tion of each jurisdiction’s population
is dependent on public transporta-
tion. In a county like Lake with its
employment centers scattered
widely, it seems highly unlikely that
Metra and PACE can meet the need
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for public transportation that would enable these workers to reach most of the
county’s employment centers in a reasonable amount of traveling time. The key
would be amending county and local zoning codes to allow for the as of right con-
struction of housing affordable to these households and marketing it to people of
all races and ethnicities.

Figure 26: Higher Density Housing Near Metra Station in Downtown Highland Park
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Fair Housing Complaints and Studies
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Information on fair housing complaints for Lake County, North Chicago, and
Waukegan is based on data provided by the regional office of the U.S. Depart-
ment of Housing and Urban Development (HUD). HUD does not routinely iden-
tify whether the property involved was rental or ownership housing. In the
tables that follow, the type of housing involved is categorized based on HUD’s de-
scription of each complaint. In some instances, it was impossible to identify
whether the housing was rental or ownership. So the total number of complaints
under “Rental Housing” and “For Sale Housing” often does not equal the num-
ber of “All Complaints” for each protected class. A single complaint may allege
multiple bases of discrimination.

Table 24: All Lake County Fair Housing Complaints Filed With HUD: 2005-2011

While discrimination due to disability has become the most frequently named ba-
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sis for a fair housing complaint in 54.9 percent of the complaints filed with HUD na-
tionally,! race continues to be the most frequent basis in all of Lake County with 38
percent of the complaints. Discrimination based on disability was the second most
frequent basis with 31 percent of the complaints during the study period.

Half of the housing discrimination complaints could be identified as involving
rental housing while just 9 percent clearly involved ownership housing. As noted ear-
lier, it was impossible to tell from the descriptions HUD provides whether the other
complaints were for rental or ownership housing. Given the huge disparity of those
complaints where the type of housing could be identified, it is highly likely that the
vast majority of fair housing complaints in Lake County were for rental housing.

When the fair housing complaints for properties in North Chicago and Waukegan
are removed from the county totals, the percentage of complaints based on race rises
to 45 percent and the proportion involving disability declines to 28 percent. The pro-
portion of complaints based on national origin was 22 percent in both North Chi-
cago and Waukegan and just 11 percent in the rest of the county.

Table 25: Lake County Excluding North Chicago and Waukegan Fair Housing Complaints
Filed With HUD: 2005-2011

Lake County has not adopted a fair housing ordinance. Of the county’s cities and
villages, only Barrington, Deerfield, and Highland Park have adopted a fair housing
ordinance. At least one fair housing complaint was filed with HUD for properties in
each of these three municipalities. These ordinances appear to be “stealth” fair
housing laws since possible victims of housing discrimination are extremely unlikely
to know that any of these three jurisdictions even has a fair housing ordinance as ev-
idenced by zero complaints being filed under them during 2005 through 2011, and
the websites of each of these municipalities not even mentioning their fair housing
ordinances nor how to file a fair housing complaint.

1. National Fair Housing Alliance, Fair Housing in a Changing Nation: 2012 Fair Housing Trends Report
(Washington, D.C.: National Fair Housing Alliance, April 30, 2012) 8. Race was cited in 31.6 percent of the
complaints filed with HUD in fiscal year 2011.
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Barrington’s fair housing ordinance extends protection to race, color, religion,
creed, ancestry, national origin, age, gender, marital status, mental or physical
handicap, or military status or unfavorable discharge from military service.? The or-
dinance exempts owner—occupied apartment buildings of three or fewer units and
renting three or fewer rooms in an owner—occupied house. Complaints are sup-
posed to be filed with the village’s Human Relations Commission. No complaints
were filed from 2005 through 2011.2 The village’s website has nothing about the
fair housing ordinance or how to file a housing discrimination complaint.

Deerfield’s ordinance forbids discrimination due to race, color, religion, natu-
ral origin, or ancestry.* The two exemptions to the ordinance are for (1) religious
organizations to allow them to limit living accommodations or give preference to
persons of their religion or denomination, and (2) owner—occupied boarding or
lodging houses in single-family dwellings.? The ordinance is administered
through the village’s Human Relations Commission. No complaints were filed
from 2005 through 2011.% The village’s website does not mention the fair hous-
ing ordinance nor how to file a housing discrimination complaint.

Highland Park’s Fair Housing Ordinance bans discrimination in housing
based on race, color, religion or national origin.” Complaints are addressed to the
city’s Human Relations Commission. No complaints were filed from 2005
through 20118, The city’s website does not mention fair housing nor how to file a
fair housing complaint.

Fair housing complaints involving property in Lake County included:

—ﬂ A lawsuit filed by HUD on behalf of the Interfaith Housing Center of the
Northern Suburbs resulted in an initial decision and consent order by an
administrative law judge for discrimination based on familial status. The
landlord of the property in Highwood refused to even show a one-bed-
room apartment to a single mother with a child. Interfaith Housing sent
four testers to the property, two of whom posed as a single parent with a
child and two of whom posed as married couples with no children. The
landlord refused to show the apartment to the testers posing as a single
parent with a child. They were told that the unit was “really just for one
person” and that the unit was “a small, little apartment” and “only suit-
able for one person.” The landlord showed the apartment to both tester
couples and offered both of them a rental application. In addition to issu-
ing an injunction to prohibit discriminatory practices, the court required
the landlord to pay $8,000. The landlords also were required to attend a
program of educational training concerning their responsibilities under

PoUA 0N
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Fair Housing Ordinance of Barrington, (1973 Code § 9-1), §5-5-2.

Telephone interview with Peg Blanchard, Director of Economic & Community Development, Village of
Barrington, Illinois (May 9, 2012).

Deerfield Municipal Code, §2-159(C).

Ibid. §2-162.

Telephone interview with Andrew Lichterman, Management Analyst, Office of the Village Manager, Vil-
lage of Deerfield, Illinois (May 14, 2012).

The Highland Park City Code of 1968, Sec. 153.001(B).

Telephone interview with Don Miner, Staff Liaison to the Human Relations Commission, City of Highland
Park, Illinois (May 14, 2012).
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federal, state, and local fair housing laws, regulations, or ordinances con-
ducted by the Interfaith Housing Center.?

—ﬂ The owners of Fort Sheridan Place Luxury Rentals (formerly “Fort Sher-
idan Place”) were using “qualification criteria” that appeared to discrimi-
nate based on national origin. Among the remedies agreed to in the consent
agreement was that the owners would not require otherwise eligible tenant
households to show proof of citizenship, proof of immigration status, proof of
disability status nor possession of a Social Security number. However, all
adults living in the unit may be required to provide the landlord with proof
of a government-issued photo identification card, although the card does not
have to be a U.S. government—issued photo identification card. In addition to
paying an undisclosed amount, the landlord agreed to conduct annual fair
housing training for all staff in contact with tenants and applicants; and
make an interpreter available in person or by phone to applicants and ten-
ants. In addition, the landlord agreed to engage in affirmative marketing to
tenants of all minority and non-minority groups and include the statement
“Habla Espanol” in all printed advertisements and promotional materials it
issues, except for classified ads. The landlord also agreed to not hold tenants
to occupancy standards more restrictive than the City of Highwood’s occu-
pancy codes.10

North Chicago

Half of the fair housing complaints for properties in North Chicago alleged
discrimination due to disability. Eighteen fair housing complaints over seven
years is a relatively small number.

Table 26: North Chicago Fair Housing Complaints Filed With HUD: 2005-2011

9. Consent Order, Secretary, U.S. Department of Housing and Urban Development, on behalf of Interfaith
Housing Center of the Northern Suburbs v. Martin Giarellia nd Mary Giarelli, HUD ALJ No.: 08-028-FH,
FHEO No.: 05-07-0669-8 (2008).

10. Settlement Agreement and Release, Interfaith Housing Center of the Northern Suburbs v. Morningside
Highwood LLC, FEHO Case Number 05-10-0058-8 (2011).
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More than one in five complaints were based on national origin. National ori-
gin accounted for just 11 percent of the complaints countywide outside of North
Chicago and Waukegan. With a much more diverse population than the vast
bulk of Lake County, it is not surprising that a greater percentage of housing dis-
crimination allegations would be based on national origin.

The City of North Chicago has not adopted its own fair housing ordinance.

One fair housing complaint was filed in 2007 against the North Chicago Hous-
ing Authority for alleged retaliation against a resident of the Kukla Tower public
housing development. The complaint was filed under both federal and Illinois
fair housing laws. The resident asserted that the authority harassed him in retal-
iation for filing a fair housing complaint in 2005 which was dismissed for lack of
substantial evidence. HUD’s investigation determined that there was a lack of
substantial evidence.!!

Waukegan

The number of fair housing complaints filed with HUD for properties in
Waukegan is fairly typical of similar sized cities we have seen.

Table 27: Waukegan Fair Housing Complaints Filed With HUD: 2005-2011

Discrimination based on disability is the most frequently cited basis for a
housing discrimination complaint in Waukegan with race a close second at 28
percent of the complaints. As in North Chicago, 22 percent of the fair housing
complaints filed with HUD were based on national origin. Like North Chicago,
Waukegan’s very diverse population makes it likely that a greater percentage of
housing discrimination allegations would be based on national origin in Wauke-
gan than countywide.

Waukegan has not adopted a fair housing ordinance.

11. “Determination of Lack of Substantial Evidence,” HUD No.: 05-07-0784-8 and IDHR Charge No.:
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2007CH2762, issued April 30, 2008.
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Several fair housing complaints were filed against the Waukegan Housing Au-
thority. On October 2005 an African American women who was a Section 8 ten-
ant filed a complaint alleging that the housing authority discriminated against
her based on race when it did not transfer her to another rental building during
her first year of tenancy under Section 8. She said that the landlord was sexually
harassing her. Even though HUD rules prohibit transferring to another unit
during the first year with a housing choice voucher, the housing authority
started the process. The complainant changed her mind several times asking for
her voucher to be “ported” first to Kenosha, WI; then to Lake County, IL; and
then to the Cook County Housing Authority. The complainant chose to remain in
the property in Waukegan past her lease extension and stopped paying rent. The
private landlord went to court to evict her, resulting in a settlement under which
she agreed to voluntarily vacate the premises. HUD concluded that the housing
authority had taken all possible steps to accommodate the complainant’s re-
quests and that racial discrimination had not occurred. “No cause” was found.

In a November 2010 complaint to HUD, an African American landlord alleged
that the housing authority discriminated against her due to her race and the loca-
tion of her rental property in a minority neighborhood. She claimed that white
landlords were paid more than she was. This complaint is pending.

Housing Discrimination Complaints under the Illinois Human Rights Act

The Illinois Human Rights Act extends protected class status based on age
(being 40 years old and older), ancestry, marital status, sexual orientation and
identity, order of protection status for victims of domestic abuse, military status,
and unfavorable discharge from military service.'? Fair housing complaints are
filed with the Illinois Department of Human Rights.

Only four fair housing complaints were filed during 2005-2011 for property in
Lake Country for members of any of the protected classes added by the Illinois
statute. No complaints were filed for property in North Chicago or Waukegan.
No complaints involving zoning were filed under the Illinois act.

Figure 27: Mundelein Houses

12. Illinois Human Rights Act, ILCS Chapter 68, Sec. 1-102.
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Table 28: Lake County Fair Housing Complaints Filed With the lllinois Department of
Human Rights: 2005-2011

Unlike the complaints filed with the U.S. Department of Housing and Urban
Development (HUD), the greatest number were based on disabilities rather than
race. As with complaints filed with HUD, the overwhelming majority of com-
plaints involved rental property.!®> Roughly 45 percent more complaints were
filed with HUD than with the State of Illinois.

The number of housing discrimination complaints filed with the State of Illi-
nois for properties in North Chicago was less than one fourth the number filed
with HUD. This smaller number suggests that people seeking housing in North
Chicago are unaware of the option to file a fair housing complaint with the Illi-
nois Department of Human Rights and that home seekers may be unaware of the
additional classes protected under the Illinois Human Rights Act.

All North Chicago complaints involved rental property.

13. Unlike HUD, the Illinois Department of Human Rights clearly identifies the tenure of the housing (rental
or ownership) for nearly every complaint filed.
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Table 29: North Chicago Fair Housing Complaints Filed With the lllinois Department of
Human Rights: 2005-2011

The number of fair housing complaints lodged for properties in Waukegan un-
der the Illinois Human Rights Act was one-third less than those filed with HUD.
The most frequently—cited basis of discrimination was disability, closely followed
by race and national origin. All complaints involved rental property.

Figure 28: Lindenhurst House

Analysis of Impediments to Fair Housing Choice 2012 81



Chapter 4: Status of Fair Housing in Lake County

Table 30: Waukegan Fair Housing Complaints Filed With the lllinois Department of
Human Rights: 2005-2011

Local Fair Housing Organizations

Until 2011, Lake County received fair housing services from the Fair Housing
Center of SER Jobs for Progress. After SER closed its doors in early 2011, the
county contracted with Prairie State Legal Services to administer the county’s
Fair Housing Program.

Prairie State has established a dedicated hotline for its fair housing program
and has recruited bilingual volunteer attorneys to help complete fair housing
complaints and possibly provide legal representation. In 2011, Prairie State
made at least a dozen presentations on fair housing to local organizations and
agencies. It has served at least 40 clients with housing issues, about half of which
involved alleged discrimination.!*

The Interfaith Housing Center of the Northern Suburbs took in 23 fair hous-
ing complaints for Lake County properties during 2010 and 2011. Unlike the
complaints filed with HUD and the Illinois Department of Human Rights, al-
most 40 percent involved “for sale” housing. Nearly 40 percent of the complaints
were based on national origin; 30 percent were based on familial status. Just 17
percent were based on race. Interfaith’s match—pair testing and other follow up
on each complaint concluded that eight of the 23 complaints actually involved
possible discrimination.!®

14. Prairie State Legal Services Fair Housing Program for Lake County, CDBG-PS Quarterly Progress Re-

ports, first, second, and third quarters, 2011-2012.

15. Data provided by Viki Rivkin, Director of Fair Housing, Interfaith Housing Center of the Northern Sub-
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It is strongly believed that housing discrimination based on national origin is
far more common than the number of national origin complaints filed due to a
fear of immigration issues on the part of victims of national origin discrimina-
tion. The proportion of national origin complaints received by the Interfaith
Housing Center of the Northern Suburbs is nearly twice that of those HUD re-
ceived involving properties in North Chicago and Waukegan and nearly four
times the rate for the rest of Lake County. It is four times the proportion of na-
tional origin complaints filed with the Illinois Department of Human Rights.

Lake County should identify the policies and practices that the
Interfaith Housing Center of the Northern Suburbs uses to identify fair housing
complaints due to national origin.

Housing Discrimination Complaints, Lawsuit, and the Housing Authorities

Seven of the fair housing complaints lodged with the Illinois Department of
Human Rights were against the Lake County Housing Authority. Six were based
on mental or physical disability and one was based race.

A housing discrimination lawsuit was filed against the Lake County Housing
Authority for its efforts to terminate the housing choice voucher issued to “Pia
Bernardi, a qualified individual with a disability,” after denying her request to al-
low her sister and legal guardian to be her live-in aide. Ms. Bernardi had sought
a reasonable accommodation to allow her sister to be her live-in aide. The Lake
County Housing Authority insisted on counting Ms. Burnardi’s sister’s income
when computing the household’s portion of the rent.!¢

In addition to paying $60,000 and agreeing to no longer attempt to recover
$3,186 in additional rent due to the sister’s income, the housing authority agreed
to not count the income of a relative who is live-in aide towards the household in-
come.

Four of the fair housing complaints placed with the Illinois Department of
Human Rights were against the North Chicago Housing Authority. Two alleged
discrimination due to physical disability, one due to race, and one for retaliation.

Testing for Housing Discrimination

Aside from the testing conducted in support of litigation, we are unaware of
any systemic testing for housing discrimination being conducted in Lake County
from 2005 through 2011.

Prairie State Legal Services, which now runs the county’s Fair Housing Pro-
gram, has contracted with the Fair Housing Clinic at The John Marshall Law

urbs. Matched—pair testing involves sending two pairs of testers to see the advertised home. The charac-
teristics — income, household composition, credit rating etc. — of the matched pairs are identical except
for the characteristic being tested. So if the test is for possible discrimination based on race, one test pair
will be Caucasian and the other African American (or other race being tested).

16. The lawsuit also alleged violation of Section 504 of the Rehabilitation Act of 1973 on the basis of disability.
Title VIII/Section 504 Conciliation/Compliance Agreement between Giovanna Bernardi, On Behalf Of, And
As Legal Guardian For, Pia Bernardi v. Lake County Housing Authority, FEHO Case Numbers 05-09—
0214-8 & 05-09—-214-4 (December 2009).
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School to implement a program to test specific sites and conduct matched tests in
response to fair housing complaints filed.

As noted on page 82, the Interfaith Housing Center of the Northern Suburbs
has conducted a number of matched—pair tests in Lake County related to the fair
housing complaints it has received.

Incidents of Hate Crimes

A hate crime, or “bias crime,” is a criminal offense committed against a person,
property, or society that is partially or wholly motivated by the offender’s bias
against the victim’s race, religion, disability, sexual orientation, and/or ethnicity or
national origin. Data on hate crimes are supposed to be reported by law enforce-
ment departments to the Federal Bureau of Investigation. But the FBI had no in-
formation on hate crimes for Lake County, North Chicago, or Waukegan.

Table 31: Reported Hate Crimes in Lake County: 2005-2011

Information on these hates crimes is sketchy at best.

North Chicago

Despite numerous requests by phone and email over several months, the City
of North Chicago did not provide any information on hate crimes within its bor-
ders.

Waukegan

The victim in over two-thirds of the hate crimes reported in Waukegan was an
African American. The Waukegan Police Department was unable to report how
each hate crime accusation was resolved.
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Table 32: Reported Hate Crimes in Waukegan: 2005-2011

Home Mortgage Lending Practices

Issuance of Home Mortgage Loans

Discrimination by private sector lenders based largely on race has been one of
the barriers to fair housing choice throughout the nation for more than half a
century. These practices have led to minorities, especially African Americans
and, usually to a lesser extent, Latinos, being denied home loans much more fre-
quently than Caucasians, and being approved at significantly lower rates.

The Home Mortgage Disclosure Act requires lenders to report the race, eth-
nicity, and income of applicants for mortgage loans and how the applications
were resolved: whether a mortgage was issued or denied as well as whether the
applicant did not accept an approved mortgage, withdrew his application, or the
application was closed as incomplete.

As the next two tables show, the number of applications for conventional
home mortgages declined substantially from 2008 to 2009. However, the decline
in the number of applications for homes in Lake County — 31 percent — was sig-
nificantly lower than in the entire metropolitan statistical area (MSA) — 45 per-
cent. The number of applications from African Americans fell the most in both
Lake County — 64 percent — and the MSA — 71 percent. The fall was less for
Latinos, 53 percent in the county and 57 percent in the MSA. The decline in
applications from non-Latino whites was just 28 percent in Lake County com-
pared to 44 percent in the MSA. The smallest reductions were for Asians, 13 per-
cent in Lake County and 27 percent in the MSA. In both years, the number of
applications from other races are too small to arrive at any conclusions.
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Table 33: Results of Applications for Conventional Home Mortgages in Lake County:
2008-2009

Within Lake County, applications from non-Hispanic whites in both 2008 and
2009 were consistently approved at a higher rate than any other group. The gaps
between mortgage issuance rates for “minorities” and Caucasians were nar-
rower in 2009 than in 2008.

We could find no significant differences in the reasons for denial based on race
or Latino ethnicity. For every identifiable group, the most frequent reason for de-
nial was debt-to—income ratio. Income differences do not explain the differences
in approval rates.

These differences strongly suggest that discrimination against Latino and Af-
rican American applicants is an ongoing practice as we have seen in every juris-
diction for which we have analyzed HMDA data.
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Table 34: Results of Applications for Conventional Home Mortgages in the Chicago-
Naperville-Joliet MSA: 2008-2009

North Chicago

The overall reduction in the number of applications between 2008 and 2009
was 39 percent, less than for the MSA but higher than for Lake County. Most dra-
matic, though, were the 88 and 84 percent declines in applications by African
Americans and Latinos respectively. In 2009, just two applications for conven-
tional home loans were submitted by African Americans, down from 17 in 2008.
They were both approved. Only nine Hispanics submitted applications in 2009,
down from 55 in 2008.

In 2008, the differences in issuance rates were startling. Seventy percent of
the non-Latino Caucasian applicants received a mortgage while just 29 percent
of the African American and 27 percent of the Hispanic applicants were issued a
mortgage. Sixty—seven percent of the Asian applications received a mortgage.

With the extremely small number of applications for mortgages in 2009, it
would be irresponsible to attempt to arrive at any conclusions about issuance
rates in 2009.
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Table 35: Results of Applications for Conventional Home Mortgages in North Chicago:
2008-2009

We could not identify any patterns in the reasons lenders gave for denials be-
tween races and ethnicities in 2008 or 2009. Given the issuance and denial rates
for 2008, it would appear that lenders are discriminating against Hispanic and
African American applicants, but not against Asian applicants. There is nothing
in the 2009 data to suggest anything has changed.

Waukegan

The number of applications for conventional home mortgages for properties
in Waukegan declined 48 percent from 2008 to 2009, even more than in North
Chicago. Applications from Black households plummeted by 86 percent, 22 per-
centage points more than for the county as a whole. The dip in applications by
Latinos — 46 percent — was slightly less than for the entire county’s Hispanic
applicants — 53 percent. The fall in applications by Asians — 37 percent — was
almost three time greater than in the county as a whole — 13 percent. And the
decline from Caucasian applicants — 48 percent — was significantly greater
than the 28 percent drop for the entire county.
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Table 36: Results of Applications for Conventional Home Mortgages in Waukegan:
2008-2009

Controlling for income, minorities were denied a mortgage more frequently,
and approved less often, than Caucasians. Generally, the greater the percentage
of minorities in a census tract, the lower the approval rate.

Again the data strongly suggest that a substantial proportion of lenders dis-
criminate against Latinos and African Americans in Waukegan.

“High Cost” Mortgages and Refinancings

The term “high cost” includes the sort of mortgage and refinancing loans typi-
cally labeled “subprime” and/or “predatory.” They include loans based on higher
rates, typically three percentage points or more above the yield on a comparable
term treasury security. These include home loans with variable interest rates
that can skyrocket in the years after the loan is issued.

The widespread use of these high cost mortgages is part of the increase in abu-
sive lending practices that generated today’s nationwide crisis for homeowners.
Their use accelerated significantly after the turn of the 21st century as lenders
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sought to extend credit to home purchasers with poor credit histories and a poor
understanding of home loans. These lenders frequently targeted people with
minimal understanding of the terms that constitute a prime mortgage, usually
seniors and minorities and poor families buying for the first time. The mortgages
to which they steered these folks have abusive terms that can lead to a loss of
home equity and loss of the home. These include loans with the moniker “explod-
ing ARMs” under which an adjustable interest rate can soar substantially after
two or three years unlike in the prime market where adjustable rate mortgages
usually have a cap on annual increases of one or two percent and a lifetime cap of
six percent.

According to research by the Center for Responsible Lending, 20 percent of
high cost mortgages result in foreclosure, over eight times the rate for mortgages
in the prime market. Subprime prepayment penalties and balloon payments only
exacerbate the problem.”

In the graphs that Figure 29: Abandoned House in Waukegan

follow, data are re-
ported for full years
except for 2009
where the data are
for the first three
quarters. A loan is
considered high cost
based on the “rate
spread.” Prior to the
fourth quarter of
2009, the Federal Fi-
nancial Institutions
Examination Coun-
cil, which adminis-
ters the Home
Mortgage Disclosure
Act, calculated the
rate spread on a loan
as the difference between the Annual Percentage Rate (APR) on the loan and the
treasury security yields on the date the loan was issued. A loan was considered to
be “high cost” when the rate spread was at least three percentage points.

Beginning with the fourth quarter of 2009, a loan has been considered “high
cost” when there is at least a three point difference between the Annual Percent-
age Rate of the loan and the estimated prime offer rate (APOR). Due to this
change in how “high cost” loans are determined, it is not possible to directly com-
pare the frequency of high cost loans issued before the fourth quarter of 2009 and
those issued since then. However, the rates for each race and ethnicity can still be
compared with each other within a specific year.

17. Detailed information on the signs of a predatory loan are explained in detail online at http://
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www.responsiblelending.org/mortgage-lending/tools-resources/8-signs-of-predatory-lending.html.
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Figure 30: Percentages of Mortgages and Refinancings That Were High Cost: 2005-2010

Data for 2009 are for the first three quarters. The definition of “high cost loan” was changed in
late 2009. See the narrative for details.
Source: Home Mortgage Disclosure Act data reported by PolicyMap.com

Collectively, Lake County borrowers received high cost mortgages and refinan-
cings less frequently than borrowers throughout Illinois and the nation through-
out the study period except in 2008.

As the figure Figure 31: Boarded Up Housing in Zion

that follows shows,
the rates of high
cost home loans
was far higher in
both North Chi-
cago and
Waukegan than in
Lake County as a
whole — often
twice as high. After
the rates at which
high cost homes
loans were issued
declined in 2008,
the rate at which
such loans were is-
sued in the two cit-
ies was two to five

times greater than
the rate for the entire county.
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Figure 32: Percentages of High Cost Mortgages and Refinancings in Lake County: 2005-2010

Data for 2009 are for the first three quarters. The definition of “high cost loan” was changed in late 2009.
See the narrative for details.
Source: Home Mortgage Disclosure Act data reported by PolicyMap.com

High cost mortgage and refinancing loans become a fair housing issue when
lenders treat members of a protected class differently and steer them to these loans.
While lenders have placed Lake County, North Chicago, and Waukegan home buy-
ers of all races into high cost mortgages, the data in the three figures that follow
strongly suggest that lenders have been steering African Americans and Hispanics
to high cost loans far more frequently than they have Caucasians or Asians.

Countywide, a far Figure 33: Modest Highwood Houses

greater proportion of
African Americans
and Latinos received
high cost home loans
than whites or
Asians. Except for
2007 and 2009, the
proportion of His-
panic applicants is-
sued high cost home
loans was slightly
higher than Blacks.
This phenomenon
does not happen
purely by chance.
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Figure 34: Percent of Mortgages and Refinancings That Were High Cost By Race and Ethnicity
in Lake County: 2005-2010

Data for 2009 are for the first three quarters. The definition of “high cost loan” was changed in late 2009.
See the narrative for details.
Source: Home Mortgage Disclosure Act data reported by PolicyMap.com

In North Chicago the proportion of Latino applicants issued high cost loans
was greater than for African Americans except in 2007. Asians, Caucasians, and
non-Latinos received far fewer higher cost mortgages.

A far greater percentage of North Chicago’s white applicants were issued high
cost home loans than for Lake County as a whole. With just as handful of excep-
tions, high cost loans were issued to North Chicago applicants in each racial or
ethnic category far more frequently than in the county as a whole.

Figure 35: Libertyville “McMansion”
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Figure 36: Percent of Mortgages and Refinancings That Were High Cost By Race and Ethnicity in
North Chicago: 2005-2010

Data for 2009 are for the first three quarters. The definition of “high cost loan” was changed in late
20009. See the narrative for details.
Source: Home Mortgage Disclosure Act data reported by PolicyMap.com

In Waukegan the issuance of high cost home loans is even more of an equal op-
portunity scourge. While the rates of high cost loans continue to be greatest for
Latinos and African Americans, the rates for white, Asian, and non-Hispanic ap-
plicants are much higher than in Lake County as a whole.

Figure 37: Perhaps the Funkiest House in Highland Park
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Figure 38: Percent of Mortgages and Refinancings That Were High Cost By Race and Ethnicity in
Waukegan: 2005-2010

Data for 2009 are for the first three quarters. The definition of “high cost loan” was changed in late
2009. See the narrative for details.
Source: Home Mortgage Disclosure Act data reported by PolicyMap.com

Foreclosures

These high cost mortgages most likely contributed to the increase in foreclo-
sures in Lake County, North Chicago, and Waukegan, as well as throughout the
nation.

In 2009, the U. S. Department of Housing and Urban Development estimated
the percentage of mortgages for which the foreclosure process started or were
“seriously delinquent” in the previous two years.!” Of Lake County’s 152 census
tracts in 2010, 27 of the 30 with the highest percentages of these mortgages were
mostly African American and Latino, the groups with the most high cost mort-
gages in Lake County, North Chicago, and Waukegan.'® Twenty-three of the
tracts were in North Chicago or Waukegan. Every North Chicago tract was in
this group of tracts with the highest rates. Rates ranged from 14.7 percent to
20.6 percent — that’s one in every five mortgages. All but four tracts in
Waukegan were in this group.!®

More than 13 percent of the mortgages in each of the 30 census tracts with the
highest foreclosure rates had entered the foreclosure process or were “seriously
delinquent” during the previous two years. These extremely high rates of fore-

17. National Stabilization Program 2 data available at http://www.huduser.org/portal/ NSP2datadesc.html
18. Three of the census tracts no longer existed in 2010 and we had to use their racial and Latino composi-
tions form 2000. Of these only one was not majority—minority; it was 31 percent minority in 2000.

19. The other four were ranked 34, 38, 41, and 48.
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closure are devastating to any neighborhood because of their side effect of de-
pressing property values for all homes in the neighborhood.

To place these rates in perspective, the lowest rate for foreclosures and seri-
ous delinquency in the past two years in Lake County was 4.1 percent. In 55 cen-
sus tracts, the rate was 10 percent or more. Thirty—one census tracts had a rate
of 7 to 9.9 percent. Twenty—four were in the 6 to 6.9 percent range and 33 in the
4.1 to 5.9 percent range.

We could not find any reports of evidence that foreclosures have been con-
ducted in a discriminatory manner in Lake County. While it appears very likely
that high cost mortgages and refinancings were issued based on race or Hispanic
ethnicity, additional original research far beyond the scope of this study would be
needed to determine whether foreclosures are being filed in a discriminatory
manner. It is impossible to tell without knowing the race, ethnicity, and income of
each homeowner who received a foreclosure filing as well as the circumstances of
each foreclosure filing.

At a bare minimum, it is clear that the concentrations of foreclosures and de-
linquencies is almost certainly due to the widespread racial and Hispanic segre-
gation throughout Lake County and the greater frequency at which high cost
mortgages were issued to Blacks and Latinos.

Home Appraisal Practices

No studies of appraisal practices were conducted or published during the time
period covered by this study.

Real Estate Advertising
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Since no studies of real estate advertising in Lake County were conducted by
local fair housing organizations from 2005 through 2011, we conducted our own
sampling for this Analysis of Impediments.

Print Advertising

Lake County staff provided the advertising sections of The News—Sun for re-
view. All of the display and classified ads were for rentals of apartments, houses,
townhouses, or condominium units. Three of the five display advertisements in-
cluded the fair housing logo. One offered a phone number to call if you speak
Spanish. One display ad said that Section 8 was welcome.

There were ads for rentals in Lake Forest, Highland Park, Lake Bluff, Zion,
Beach Park, North Chicago, Waukegan, Round Lake Beach, Deerfield, Liberty-
ville, Round Lake, Barrington, and Gurnee. The largest number of ads were for
rentals in Waukegan and then Zion. There were only a handful of ads for rentals
in the high and highest opportunity group villages as well as for North Chicago.
Fourteen classified ads noted that Section 8 was welcome (two in North Chicago,
one in Round Lake Beach, six in Waukegan, and five in Zion). One classified ad
was in both English and Spanish. Several of the ads for Waukegan rentals em-
phasizes their North Waukegan location.
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Our review of over 120 print ads found no examples of improper or discrimina-
tory advertisements.

Online Advertising

Advertising for housing in Lake County appears to have shifted largely to the
Internet. Online advertising gives real estate and rental firms a greater opportu-
nity to present themselves and the properties they represent to potential custom-
ers. It gives them greater opportunities to use subtle and not-so-subtle
techniques through the use of photographs, videos, links, fair housing logos, and
language to indicate whether potential buyers and renters of all races and eth-
nicities and familial status or disability are welcome.

We examined the websites of 24 real estate and rental companies that serve all
or portions of Lake County. Fifteen of the 24 displayed the fair housing logo on
their home page. The Baird & Warner offices displayed the logo at the bottom of
every page. Ludwig and Company, which handles market rate rentals, luxury
apartments, affordable housing, senior housing, housing for victims of domestic
violence, and single adult independent apartments, also posts the “handicapped”
logo on its home page. Ludwig represents apartments in Buffalo Grove, Deer-
field, Highland Park, North Chicago, Vernon Hills, Waukegan, and Zion.

Maki Realty, a Century 21 office in Waukegan, has a “Fair Housing” link at
the bottom of every page that takes viewers to a statement in which the company
expresses its commitment to the Fair Housing Act and that it and its parent com-
pany will “actively promote, and are committed to, creating and fostering an en-
vironment of diversity.” Maki Reality’s website is available in both English and
Spanish.

Jupiter Communities, which manages the Reserve at Eagle Ridge in Wauke-
gan, posts a statement that it does not discriminate and that the company fully
supports and complies with the Fair Housing Act and all local and state laws re-
garding fair housing.

Remax Showcase and The Woodlands on Green Bay include the words “Equal
Housing Opportunity.”

Judging by the photographs of each real estate firm’s staff, the real estate in-
dustry in Lake County is largely racially— and ethnically-segregated outside of
North Chicago and Waukegan, just like most of the housing. The website for
Baird & Warner’s Barrington office displayed photographs of 74 Caucasian
agents, one Latino (based on surnames), and six Asians. The site noted that some
agents speak German or Serb—Croatian. There is no mention of speaking Span-
ish. Baird & Warner’s Highland Park office showed photos of 32 agents — one
Black and 31 white. Its Libertyville office, which covers all of Lake County, dis-
played photos of about 48 white agents, six Hispanic, and one Asian. Its Lake
Forest office showed photos of 18 white agents and one Latina.

All of the Baird & Warner websites had the same photos under ‘Join Our
Team” depicting a diverse mix by race, ethnicity, and gender, although not age.
The sites also have a “Neighborhood” banner with a list of “North Shore” com-
munities under it. North Chicago and Waukegan were conspicuously absent
from the list which consisted solely of the wealthier North Shore communities in
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Lake and Cook counties. However, the banner also has a “Search” button on it
with links to “Open House Search” and “Rental Open House Search.” We did an
Open House Search and found homes in North Chicago and Waukegan/Park City
under the North Shore lists. A rental search found house rentals for North Chi-
cago and Waukegan/Park City.

Coldwell Banker’s Libertyville office shows photos of 60 Caucasian agents, six
African Americans, six Latinos, and three Asians. The site’s list of areas served
included Waukegan, but not North Chicago even though listings for North Chi-
cago properties were on the site. The firm’s Barrington office had photos of 59
white, two African American, and one Latina agent. Its Highland Park office dis-
played photos of 66 white agents.

The Debbie Richards Realty Group, located in North Chicago, showed photos of
11 agents, at least ten of whom were African American as is owner Debbie Richards.

Located in Lincolnshire, Keller Williams Realty’s website displayed photos of
45 Caucasian agents, three Blacks, one Asian, and eight Hispanics. Although the
web page for Keller Williams USA has a link to view its national site in Spanish,
the local Lincolnshire site does not.

While the Key Realty Group based in Waukegan does not show photos of its
agents, its home page includes photos of a racially-diverse group of clients.

The photographs on the home page of the aforementioned Ludwig and Com-
pany depict a racially—diverse group of clients of all ages, some of whom are clearly
single and others obviously families. The only staff photos are those of its presi-
dent, who is white, and its director of “compliance” who is African American.

The site for Fort Sheridan Place Rentals in Waukegan includes videos of resi-
dents talking about how much they like their apartments. One person was white,
another Latina, and a couple was Black. Among other things, the African Ameri-
can couple spoke about how much they liked the diversity of their neighbors.

The aforementioned Maki Realty shows photographs of 21 white agents, nine
Black agents, 15 Latino agents. There are no photographs of seven agents.

North Chicago and Waukegan are conspicuously absent from the list of cities
served on the website of Century 21 in Lake Zurich. The site says that the com-
pany serves Lake, McHenry, Kane, and Cook counties. Agent photos show 22
Caucasian agents and one Latina or Asian agent.

Midwest American Realty serves Grayslake, Gurnee, Lake Villa, Libertyville,
Lindenhurst, North Chicago, Round Lake, Wadsworth, Waukegan, Winthrop
Harbor, and Zion. The home page features photos of five people, three of whom
are clearly Caucasian. The race or ethnicity of the other two could not be deter-
mined. The only staff photo is of the owner who appears to be Filipino.

The home page of the Remax Showcase site has a link to a video which tells
viewers that Remax provides services in both English and Spanish. The video in-
cludes whites and Latinos. The Waukegan office shows photos of 11 agents, four
or five of whom are minorities. The videos about buying and selling homes de-
picted clients of all races and ages. The agents in the videos were mostly white
with a few Latinos and African Americans.
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The Affordability of Housing

The data presented in Chapter 3 showed that in a free housing market not dis-
torted by discrimination, the proportion of African Americans residents would be
significantly higher in all of the county’s cities and villages with very low propor-
tions of African American residents in 2000 and 2010. Without discrimination,
these proportions would be greater — even with no change in household incomes
and without adding lower—cost housing to any of those municipalities.

But housing discrimination isn’t the only obstacle to fair housing choice in
Lake County. The data analyzed below show that the high cost of housing in most
Lake County cities and villages generates an additional barrier to socioeconomic
diversity by excluding housing affordable to households with more modest in-
comes, primarily Lake County’s African American and Hispanic residents who
have a much lower median income than Caucasians and Asians. By prohibiting
such affordable housing through exclusionary zoning practices, these communi-
ties restrict the pool of potential African Americans and Latinos who could afford
to live in these municipalities.

Economists and housing experts have long used the rule of thumb that a home
is affordable when its purchase price is no more than two and a half or three
times the buyer’s gross annual income.?® Their other test that applies to both
owner and tenant households is that housing is affordable if the household
spends less than 30 percent of its gross monthly income on housing. Housing

that costs 30 percent or more of a households’s gross income is called “cost
burdened.”

Households that spend 30 percent or more of
their gross monthly income on housing costs (rent,
or mortgage, property tax, and condominium or
home owner association assessments) are con-
sidered to be “cost burdened.”

These are not arbitrary figures. Spending more than 30 percent on housing,
leaves a typical household less money for essentials such as food, clothing, furni-
ture, transportation, health care, savings, and health insurance. Local busi-
nesses suffer the most from this reduction in discretionary spending money due
to high housing costs. Spending more than 30 percent on housing denies monies
to other sectors of the economy unless households strapped for cash go into seri-
ous debt.

Cost Burdened Housing

As the two tables below show, substantial proportions of home owners and

20. For purposes of this analysis, we will err on the cautious side and use three times the median income to
establish the price of an affordable house rather than two and a half times.
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tenants alike are cost burdened in the county, North Chicago and Waukegan.

Among home owners, relatively few are just barely cost-burdened, namely
spending 30 to 34.9 percent of their gross income on their homes. In all three ju-
risdiction, the overwhelming majority of home owner and tenant households
that are cost burdened, spent more than 35 percent of their gross income on
housing. It is no surprise that much smaller proportions of home owners without
a mortgage are cost burdened because the mortgage is usually the single largest
cost component of home ownership.

Table 37: Cost—-Burdened Home Owners by Jurisdiction: 2010

While relatively few home owners without a mortgage are cost burdened,
much larger proportions of home owners with a mortgage are cost burdened in
all three jurisdictions. A greater percentage of households in all three jurisdic-
tions are cost burdened than for the nation as a whole. Nationally, 8.9 percent of
home owners with a mortgage spent 30 to 34.9 percent of their gross income on
housing and 29.1 percent spent 35 or more percent. While Lake County home
owners were just a bit more cost burdened than the nation, two-thirds of North
Chicago home owners with a mortgage were cost burdened as were half of
Waukegan’s. The median monthly cost of ownership was greater in all three ju-
risdictions than the $1,496 national median. Nationally, the median ownership
costs for households without a mortgage was $431. The proportions of owners
without a mortgage in Lake County and Waukegan who were cost burdened were
higher than nationally.??

The picture is better for North Chicago tenants and worse for Lake County
and Waukegan renters. In all three jurisdictions, the vast majority of cost bur-
dened tenant households spend 35 percent or more of their gross income on rent.
Nationally, with a median rent of $855, 9.2 percent of tenant households spend
30 to 34.9 percent on rent while 43.8 percent spent 35 percent or more.?? Both
Lake County and Waukegan are close to the national medians with North Chi-

22. “Selected Housing Characteristics,” 2010 American Community Survey 1-Year Estimates, Table DP04.
23. Ibid.
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cago six percentage points below. However, relatively few of the large proportion
of cost burdened tenant households are likely to be able to save enough for a
down payment to purchase a home since they have to spend more of their income
on rent than is economically healthy.

Table 38: Cost—Burdened Tenants by Jurisdiction: 2010

The proportions of cost burdened tenants and of cost
burdened home owners with a mortgage certainly con-
stitute a housing crisis that drains the county’s entire
economy.

Determining the Affordability of Housing

The two key components for determining the affordability of housing are me-
dian household income and median price of the housing.

To make sense of housing cost data, researchers report on median household in-
comes and median home values. The median is the middle. For example, half of the
county’s households have incomes above the median and half below it. Half of the
homes sold were priced above the median sale price and half sold of those sold are
priced below it. The rents of half of the rental units are above the median rent and
the other half rent for less the median.

Median Household Income

As the table below shows, North Chicago and Waukegan households collec-
tively have lower incomes than Lake County as a whole.
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Table 39: Median Household Income By Race and Ethnicity For Each Jurisdiction

The degree to which median incomes in Lake County vary by race and Latino
ethnicity becomes clearer in the figure below.

Figure 39: Lake County Median Household Income By Race and Ethnicity: 2010

While Chapter 3 showed that the proportion of African Americans would be
greater in many Lake County cities and villages in a free housing market undis-
torted by discrimination, the huge difference in median household income be-
tween Caucasians and Blacks also contributes to the levels of racial segregation
throughout most of Lake County. With a median income that is 57 percent less
than the median for white non-Hispanics, a huge proportion of the county’s Afri-
can American households cannot afford existing housing in much of Lake County.
With a median household income of 43 percent lower than Caucasian non-Lati-
nos, a large proportion of Hispanics face a similar lack of housing they can afford
in much of Lake County. Asians, on the other hand, can afford the same housing as
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non-Latino whites since their median household income is very close.

Median household incomes are generally lower in both North Chicago and
Waukegan. In North Chicago, the median household incomes for whites and non—
Latino whites are about three—quarters of Caucasians countywide. The median in-
come for North Chicago Asian households is only 34.5 percent of Asian households
countywide. The median households incomes of North Chicago’s African Ameri-
can and Latino populations are very close to the countywide medians.

Figure 40: North Chicago Median Household Income By Race and Ethnicity: 2008—

As the following figure shows, median household income is even lower in
Waukegan than in North Chicago except for Asians. Asians have the highest me-
dian of all five groups in Waukegan.

Figure 41: North Chicago Homes
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Figure 42: Waukegan Median Household Income By Race and Ethnicity: 2010

As we’ll see in the following pages, these substantial differences in median
household income affect residential mobility throughout the county and contrib-
ute to the racial, ethnic, and economic stratification throughout Lake County.

Median Housing Costs

Ownership Housing

The median costs of the different types of ownership housing in the table that
follows are not based on the Census Bureau’s American Community Survey. The
medians in the American Community Survey are based on the home value re-
ported by those households, not on actual sale prices. Because relatively few
home owners know the actual current value of their homes, they make very sub-
jective “guesstimates” when responding to the American Community Survey
that are not nearly as reliable as the actual price at which a home is sold.

So in the interest of accuracy, we use medians of home prices based on actual
home sales in 2010 from the Multiple Listing Service that serves Lake County.
This service’s figures of actual sale prices are much more reliable than the very
subjective median home values reported by American Community Survey. Even
though these figures do not include the relatively small number of homes sold by
owner, they offer the most accurate sales figures available in the form that could
be used in this analysis of impediments.

Rental Housing

On the other hand, there’s no guesswork when it comes to tenants reporting
their monthly rent in the American Community Survey. Tenants tend to know
exactly what they pay in rent each month.
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Affordability of Ownership Housing

The table that follows provides a plethora of data in one place. For each city
and village in Lake County, it shows:

& The actual median price of single-family detached homes sold in 2010

& The actual median price of single-family attached homes sold in 2010.
These include duplexes; townhouses including ranch-townhouses, two-
story ranch townhouses, tri-level townhouses, and three-plus story
townhouses; quad-ranch houses, quads, quad—split level homes, quad-
two story homes, quad-penthouses.

& The actual median price of condominiums sold in 2010

& Whether each type of housing is affordable to the median-income house-
hold in Lake County, North Chicago, and Waukegan. Cells are colored
green when a household with the median-income of Lake County, North
Chicago, or Waukegan can afford the median—priced home of each of the
three types of homes. The cell is colored red when a household with the
median income cannot afford the type of home. “N/S” means that no
homes of that type were sold in 2010.

As discussed earlier, a home is considered affordable when the price is no more
than two and a half to three times the household’s annual income. To err on the
conservative side, the table that follows treats affordability as three times the
household’s annual income: $224,115 for Lake County households, $138,153 for
North Chicago households, and $131,865 for Waukegan households.

Figure 43: Modest Highland Park House Bought for $369,000 in 2006 and Sold in
2011 for $309,000 After Extensive Remodeling
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Table 40: Affordability of Home Ownership By Lake County Municipality: 2010
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In 2010, a household with the Lake County median income of $74,705 could
afford to buy a home costing as much as $224,115. A median-income household
could afford to buy half of the single-family detached homes in 43 percent of the
county’s cities and villages. It could afford half of the attached single-family
homes in 69 percent of the municipalities and half of the condominiums in 88
percent of them. Current Lake County households at the median income could
not afford to buy the median—priced single-family detached home in 57 percent
of the county’s towns.

North Chicago

As the table below suggests, the price of ownership housing was severely de-
pressed in North Chicago — and getting worse in 2011 with the median price of
all ownership housing falling 32 percent. Prices are so depressed that a house-
hold with an income that was just 28 percent of the 2010 median household in-
come could afford to purchase the median—priced single-family detached home
in North Chicago in 2010. A year later, housing prices had fallen enough that a
household with income that was 21 percent of the median household income
could afford the median—priced single-family detached home in North Chicago in
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2011.24 Income needed to purchase the median-priced attached single—family
home or a condominium was even lower, especially in 2011.

Table 41: Affordability of Home Ownership in North Chicago: 2010-2011

At first glance this decline in housing prices may appear to be a boon for home
buyers in North Chicago. But while the income needed to purchase a home has
declined so much that low— and moderate-income households have enough in-
come to qualify to buy a home, it is extremely unlikely that they have amassed
enough savings to make the required down payment.

This decline in home prices has been an unmitigated disaster for North Chi-
cago home owners who have seen much, if not all, of their equity wiped out as the
values of their homes sink “under water.”

The ability of North Chicago residents to move to most of the other Lake
County cities and villages is severely limited by the much higher cost of owner-
ship housing in the vast majority of Lake County municipalities. In 2010, a
household with the North Chicago median income of $46,051 could afford to buy
a home costing as much as $138,153. A median-income North Chicago house-
hold could afford half of the single-family detached homes in only 22 percent of
the county’s municipalities. It could afford half of the attached single-family
homes in 54 percent of the county’s cities and villages and half of the condomini-
ums in 66 percent of them. Current North Chicago households at the median in-
come could not afford to buy the median—priced single-family detached home in

24. Income data for 2011 were not available at the time of this writing. Consequently, we had to apply the
American Community Survey’s estimate of North Chicago’s median income for 2008-2010.
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78 percent of the county’s municipalities.

Waukegan

The picture is a bit different in Waukegan where the median household in-
come is lower than in North Chicago, but the median prices of homes sold in 2010
and 2011 is much higher. A household with the median income can afford the me-
dian—priced home of any kind. The median price of all three types of ownership
housing plummeted 36 percent from 2010 to 2011.

Table 42: Affordability of Home Ownership in Waukegan: 2010-2011

This decline in home prices has been a total disaster for Waukegan home own-
ers who have seen much, if not all, of their equity wiped out as the values of their
homes sink “under water.”

The ability of Waukegan residents to move to most of the other Lake County
cities and villages is severely limited by the much higher cost of ownership hous-
ing in the vast majority of Lake County municipalities. In 2010, a household with
the Waukegan median income of $43,955 could afford to buy a home costing as
much as $131,865. A median-income Waukegan household could afford half of
the single-family detached homes in just 18 percent of the county’s cities and vil-
lages. It could afford half of the attached single-family homes in 26 percent of the
county’s municipalities and half of the condominiums in 62 percent of them.
Current Waukegan households at the median income could not afford to buy the
median—priced single-family detached home in 82 percent of the county’s towns
and could not afford the median—priced attached single-family home in 74 per-
cent of the county’s towns.
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Rental Housing

Of Lake County’s 260,363 hous- Table 43: Lake County Rents in 2010
ing units in 2010, 23.8 percent
were rental. Nearly a third of those
are concentrated in North Chicago
and Waukegan where only 15.8
percent of the county’s dwelling
units are located.?®

The 7.9 percent vacancy rate
falls within the 5 to 10 percent
range characteristic of a healthy
rental market.

Three out of four tenant house-
holds pay at least $750 a month in
rent. Over 45 percent spend $1,000
or more.

As shown in the table on page 101, more than 52 percent of the county’s renters
are cost burdened, spending over 30 percent of their gross income on rent. More
than four out of five of the cost burdened tenants spend 35 percent or more on rent.
A greater percentage of Lake County tenants — 52.2 percent — are cost burdened
than home owners — 42.9 percent. A household with the median Lake County in-
come of $74,705 could easily afford the median rent in Lake County. However,
households with greater wealth tend to own rather than rent in this country.

North Chicago

Unlike the county, 62.4 percent Table 44: North Chicago Rents in 2008-2010

of North Chicago dwelling units
are rentals. Renting in North Chi-
cago is more expensive than in
Lake County as a whole. The me-
dian monthly rent in North Chi-
cago is $988, $31 higher than the
county and $166 higher than in
Waukegan.

The 6 percent vacancy rate falls
within the 5 to 10 percent range
characteristic of a healthy rental
market.

While more than two thirds of
North Chicago tenants spend $750
or more in rent, nearly half pay $1,000 or more in rent.

25. “Selected Housing Characteristics,” 2010 American Community Survey 1-Year Estimates, Table DP04 and
2008-2010 American Community Survey 3-Year Estimates, Table DP04.
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It takes a median household income of $39,500 to afford the median North
Chicago rent. As noted on page 101, North Chicago has the lowest proportion of
cost-burdened tenants of the three jurisdictions: 47.12 percent. While the pro-
portion of North Chicago tenants spending 30 to 34.9 percent of their gross in-
come on rent is about half that of the county, the proportion spending 35 percent
or more is 41.2 percent, less than two percentage points lower than in the county
and Waukegan.

The median income North Chicago household can easily afford the median
rent in North Chicago, Waukegan, and Lake County. While the cost of ownership
housing has fallen substantially in North Chicago, the cost of renting continues
to be higher in North Chicago than in Waukegan and the rest of Lake County.

Waukegan

A little over 48 percent of Wau- Table 45: Waukegan Rents in 2010

kegan’s housing units are rental.
The median monthly rent of $822
sits substantially below the $988
median in North Chicago and the
county median of $957.

The 9.6 percent vacancy rate
falls at the high end of the 5 to 10
percent range characteristic of a
healthy rental market.

More than three of five tenant
households are spending $750 or
more in rent. Less than a third
spend $1,000 or more — signifi-
cantly smaller percentages than in
North Chicago.

Similarly, the median household income to afford the median Waukegan rent
is 17 percentage points lower than in North Chicago. However, the median
household income in Waukegan is only 5 percentage points lower than in North
Chicago — which further reflects the greater affordability of rental housing in
Waukegan compared to North Chicago.

A household at Waukegan’s median income in 2010 — $43,955 — can easily
afford the median—priced rental in Waukegan, North Chicago, and Lake County.

Conclusions on Affordable Housing

The exclusion of housing that is affordable to households with modest in-
comes produces a barrier to socioeconomic diversity and fair housing in Lake
County’s mostly high and highest opportunity municipalities. Even though
North Chicago and Waukegan offer a substantial amount of housing affordable
to households with modest incomes, far too many residents are cost-burdened to
support a healthy economy.

The concentration of affordable housing in North Chicago, Waukegan, and a
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handful of other Lake County communities only exacerbates the racial and La-
tino segregation in the county. While the research reported upon in Chapter 3 es-
tablishes that most Lake County municipalities would have a greater proportion
of African American and Hispanic residents if discrimination were not occurring,
the paucity of lower—cost housing in those communities only intensifies the seg-
regation and exclusion of minorities — while contributing to the concentrations
of minorities in a handful of Lake County communities.

Even as the cost of ownership housing has fallen due to the collapse of the
housing market beginning in 2007, Lake County faces an affordable housing cri-
sis that needs to be addressed directly both at the county and municipal levels.

Public Sector Compliance Issues

Efforts to Build and Preserve Affordable Housing

112

During the 2005-2011 study period, Lake County and its municipalities have
not received many proposals to build housing affordable to households with mod-
est incomes that required action by the Lake County Board or a municipality’s
governing body.

The Lake County Residential Development Corporation is a nonprofit that
seeks to provide affordable housing in communities where little or no affordable
housing is usually available. It has developed both ownership and rental proper-
ties including 110 new construction rental dwellings for seniors in Zion; 26
townhomes sold to low-income buyers in Gurnee; and 19 scattered site rental
units in communities such as Barrington, Fox Lake, Mundelein, and Libertyville.
It also has preserved more than 725 rental units in North Chicago, Park City, and
Gurnee through the Federal Low-Income Tax Program. The corporation also
owns a nine—unit building called Mary Pat Maddex Place which provides transi-
tional apartments for mothers in recovery from drug and/or alcohol addiction
who are reuniting with their children.

In 2009 and 2010, the Lake County Residential Development Corporation
worked with officials from the City of Lake Forest and its Housing Trust Com-
mittee to develop a plan to develop new rental housing for modest income house-
holds who live or work in Lake Forest. Residents from the surrounding
neighborhood consistently opposed the development at public hearings. Election
of a new mayor lost the corporation one of its most influential supporters.

Under the new mayor, city council support for the development lessened and
the city soon sought a very different development than originally proposed, one
which would not be eligible for a tax credit from the Illinois Housing Develop-
ment Authority. In late 2010, the Lake Forest Housing Trust Fund asked the cor-
poration to submit a new proposal for ownership housing which the corporation
declined to do due to depressed market conditions.

In January 2011, the new mayor got the city council to amend the Housing
Trust Ordinance that reduced the authority of the trust and enlarged member-
ship of the trust’s committee. Five new members were appointed to the trust
committee in February 2011. The Housing Trust still says it is looking for the
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“right” proposal for the site.

Community Partners for Affordable Housing seeks to create public—private
partnerships to preserve, maintain, and develop permanently affordable owner-
ship and rental housing for low— and moderate-income households. The target
population consists of current residents of Highland Park and Lake Forest with
modest incomes and people with modest incomes who work in these cities. Initi-
ated by the City of Highland Park, Community Partners manages the first com-
munity land trust in Illinois to build new homes and acquire and rehabilitate
existing homes to sell at a price households with modest incomes can afford. The
trust retains ownership of the underlying land which it leases to the homeowner
for a nominal fee. This approach enables the purchase price to be set at 20 to 65
percent below market value. The resale price of the home is set by a formula to
give the homeowner a fair share of its appreciation while keeping it affordable to
another household with modest income. Some of the trust’s homes are available
to rent.

So far Community Partners has produced 38 affordable units in Highland
Park and two in Lake Forest. In Highland Park, four units are rental and one is a
“lease to own.” The other dwellings were all sold under the land trust. All but
seven of the households served have household incomes from 50 to 80 percent of
the area’s median income, roughly in the high thirties to low forties. Half of the
dwellings in the 14—unit Hyacinth Place development were sold to “work force”
households with incomes up to 120 percent of the area’s median income.

The two homes in Lake Forest were priced at $180,000, approximately $1,200
per month in mortgage, property tax, and insurance. To be eligible, household in-
come could not exceed 80 percent of the area median income, $60,000 for a four—
person household.?®

In large part because the program serves existing residents of these cities as
well as people who work in them, 69 percent of the participants have been Cauca-
sian, 4 percent African American, 9 percent Asian, and 18 percent Latino of any
race.?” Stronger efforts to affirmatively market the units to employees in these
cities is necessary to make the program more pro-integrative.

In 2001 Highland Park adopted an affordable housing plan that recom-
mended establishing a land trust and adopting mandatory inclusionary zoning.?®
The land trust is administered by the Community Partners for Affordable Hous-
ing as described above. The city adopted mandatory inclusionary zoning in 2003.
Since then it has generated four units of housing affordable to households with
modest incomes. Another 15 to 20 affordable units were in developments ap-
proved, but not yet built due to the recession.?

26.

217.
28.
29.

“Two Affordable Homes Available Through Community Partners for Affordable Housing — City of Lake
Forest Partnership,” available online at http:/cpahousing.org/resources. The link is “Lake Forest Pilot

Program.”

Telephone interview with Robert Anthony, Executive Director, Community Partners for Affordable Hous-
ing (June 1, 2012).

The Natalie P. Voorhees Center for Neighborhood and Community Improvement, The University of Illi-
nois at Chicago, Highland Park Affordable Housing Plan (January, 2001) 30-32, 39.

Telephone interview with Robert Anthony, Executive Director, Community Partners for Affordable Hous-
ing (June 1, 2012).
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The Affordable Housing Corporation of Lake County is a nonprofit that seeks
to increase and preserve affordable ownership housing throughout Lake County.
It has been acquiring foreclosed homes, making improvements to them, and sell-
ing them to eligible households. It maintains a roster of participating lenders. It
also provides counseling and assistance to prevent foreclosure including a fore-
closure loan program that can offer loans up to $25,000 to bring a household’s
mortgage current and prevent foreclosure. The corporation also offers educa-
tional classes for homeowners and home buyers.

In 2011, the corporation acquired, rehabilitated, and resold 15 foreclosed
homes, helping to shore up two distressed neighborhoods. Of the 92 home own-
ers it counseled, 89 percent were able to avoid foreclosure.

Figure 44: New Urbanist Homes in the Prairie Crossing Development

Zoning and Availability of Land for Residential Development

All three jurisdictions suffered huge declines in new residential construction
between 2005 and 2010, with new construction plummeting beginning in 2008 as
the nation’s housing crisis spread. Most likely economic conditions will continue
to curtail the ability of any of the jurisdictions in Lake County to get new housing
built that is affordable to households with modest incomes.

But even when the economy rebounds more vigorously, the exclusionary pro-
visions in Lake County’s own zoning — and the zoning of most of the county’s
cities and villages — will continue to prevent construction of housing affordable
to households of modest means.

Unincorporated Lake County

While the annual number of single-family dwelling units for which building
permits were issued in 2010 was nearly 84 percent lower than in 2005, the de-
cline was “just” 60 percent for all multi—family units. As the table below shows,
the nadir for multifamily came in 2009 and for single family in 2010.
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Table 46: Number of Housing Units for Which Building Permits Were Issued By Lake
County: 2005-2010

The table below shows the amount of land in each of the county’s zoning dis-
tricts that allows residential uses. The “Agricultural District” (AG) is largely a
holding zone until specific development proposals are made.

Table 47: Land Zoned for Residential Use in Lake County As of September 1, 2011

For a variety of reasons, the county is unable to estimate the amount of land
available for development in any of these districts. However, it is abundantly
clear that nearly 90 percent of the land zoned for residential use is allocated to
zoning districts that impose a very large minimum lot size of nearly an acre or
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more. Another 1.7 per cent are in the R-2 district where the minimum lot size is
20,000 square feet, nearly half an acre. Less than 8.5 percent of the land is avail-
able in the R-3 and R-4 districts where the minimum lot size would allow for
construction of smaller houses that households with more modest incomes could
possibly afford. Less than one percent of the residentially-zoned land is in dis-
tricts that allow multi-family as of right — housing that could be affordable to
households with modest incomes as well as young households for whom owner-
ship is not appropriate.

The zoning ordinance says that the R-2, R-3, and R—4 districts are intended
to accommodate “moderate density” residential development.?* However, there
is nothing “moderate” about zoning districts that require minimum lot sizes of
20,000, 12,000, and 8,500 square feet. It would be more accurate to describe
these districts as allowing “low density” development. Even though the Unified
Development Ordinance of Lake County maps 10 percent of the residentially—
zoned land to these three districts, the Regional Framework Plan projects that a
“large percentage” of projected residential growth during the next 20 years to be
in these three districts. Remember that the AG district serves as a holding zone
until specific development proposals are set forth.

The R-4A, R-5 and R-6 zoning districts are intended to accommodate many
residential development options “from detached houses on “medium-size” lots
to “moderate” density, multi-story apartments.”?! Maximum density in R—4A is
five dwellings per acre, in R-5 is eight dwellings per acre, and 12 dwellings per
acre in R-6. The Regional Framework Plan expects a “substantial portion” of
Lake County’s residential growth over the plan’s 20—year planning horizon to oc-
cur within these zoning districts.32

While it would be highly desirable to know the amount of land in each district
that is available for development, it is clear that the county’s residential districts
and the allocation of land to them are characteristic of the sort of exclusionary
zoning that distorts the free market by making land available to build more mod-
estly—priced housing very scarce. While it may not be the intent of the county’s
Unified Development Ordinance to disadvantage lower—-income households,
small households, the elderly, people with disabilities, or others, these provisions
make it more difficult for classes protected by fair housing laws to afford housing
and effectively exclude them from wide swatches of Lake County. This sort of
zoning contributes to Latinos and African Americans largely being segregated in
a handful of Lake County cities and villages as noted in Chapter 3.

Several other provisions of the county’s Unified Development Ordinance con-
tribute to the de facto exclusion of affordable housing from much of Lake County.

The absence of any mixed—use zoning districts (outside of the possibility of a
mixed-use planned unit development), and office and commercial zoning dis-
tricts that do not permit residential development (except as a dwelling attached
to and subordinate in area to the principal non-residential use of the same build-
ing) make it more likely that residential development will be segregated from

30. Unified Development Ordinance of Lake County, Sec. 5.5.1.
31. Ibid. Sec. 5.6.1.
32. Ibid. Sec. 5.6.1.
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employment and shopping opportunities.

m Lake County should look into refining its zoning to allow mixed-—
use districts as of right.

All residential developments located in the R-1, R-2, R-3, R4, R-5, and R-6
zoning districts are required to provide Recreation Land Area at the rate of .055
acres (2,396 square feet) per dwelling unit.?® Section 11.2 requires developers to
provide land, cash, or a combination of the two as a park contribution, with two
exceptions:

& Subdivisions comprised of single-family detached houses with a net den-
sity up to 1.25 dwelling units per acre

& Subdivisions which would be required to provide less than a quarter acre
of recreation land34

Park contributions add costs of land acquisition, landscaping, maintenance,
and other improvements. It is most puzzling that the ordinance grants these
exceptions but does not grant full or even partial exceptions for low— and moder-
ate-income housing or age-restricted developments for seniors.

Lake County should revise its provisions for park contributions
to better reflect the demand age-restricted housing generates and to allow a par-
tial or full waiver of park contributions for housing affordable to households with
modest incomes coupled with reducing the minimum lot size to offset the value of
a park contribution.

By limiting accessory dwellings to the large lot AG, RE, E, and R-1 districts
with a minimum area of 80,000 square feet, the Unified Development Ordinance
imposes a barrier to providing affordable housing via accessory dwellings in the
R-2 through R-6 residential districts.

The Unified Development Ordinance provisions on affordable housing are
puzzling. Under “Density and Dimensional Standards,” the ordinance discusses
“Affordable Housing.” The following is the entire content of that section:

“Commentary

“The Lake County Board supports Affordable Housing where in-
frastructure, including water, sewer, roads and schools can sup-
port it.”35

The definition of “Affordable Housing” is:
“Decent, safe and sanitary housing that can be secured at a cost

not exceeding 30 percent of the owner’s or renter’s household in-
come. For renters, the 30 percent is comprised of rent and utili-

33. Ibid. Sec. 4.1.4.3.b.2.

34. Note the apparent contradiction between this threshold and the one-half acre threshold in Section
4.1.4.3.b.2.

35. Ibid. Sec. 7.5.
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ties. For owners, the 30 percent is comprised of mortgage
principal, interest, real estate taxes and insurance (PITI).”36

That is the full extent of the Land Development Ordinance provisions regard-
ing affordable housing. The ordinance provides no guidance that would clarify
when infrastructure would support affordable housing.

The ordinance does offer an opportunity to ease lot size and setback require-
ments to allow for the construction of housing that could be more affordable to
households of modest means. In all residential zoning districts, sites larger than
five acres can be approved as “Conservation Residential Developments” where
the minimum lot size and setback standards of Table 7.1-1 are replaced by the
maximum density and minimum open space ratios of Table 7.1-2 and the conser-
vation residential housing standards of section 7.6. Section 7.6 permits detached
houses, lot-line detached houses, village houses, twinhouses, duplexes, patio
houses, atrium houses, townhouses, multiplexes, and multi-family dwellings.
Cluster development, however, is allowed only in the AG, E, R-1, R-2 and R-3 dis-
tricts. Section 7.6 also offers reductions in lot size and setbacks below that re-
quired by conventional development.3”

m Lake County should offer incentives for developers to use conser-
vation residential development to build housing more affordable to households
with modest incomes.

Section 7.8 lists several purposes for planned unit developments including in-
novative land planning and design to achieve environmental protection, energy
efficiency, aesthetics, and high—quality development. Nowhere does it mention
affordable housing.

m Lake County should expand the purposes of planned unit devel-
opments to include “housing affordable to households with a full range of in-
comes, including modest incomes” and provide additional incentives such as
density bonuses to include affordable housing.

Lake County requires all residential uses to provide two parking spaces per
dwelling.?® Sound zoning principles and practices, however, vary the number of
spaces required by the size of each dwelling because different sized households
generate different numbers of cars. The number of bedrooms can be used for de-
termining the likely number of cars a dwelling would generate. For example, a
one-bedroom apartment may be required to provide one parking space and a
three-bedroom house may be required to provide two parking spaces. In addi-
tion, proximity to public transportation can reduce the number of cars a house-
hold is likely to have and off-street parking requirements can be reduced for
such transit oriented development. Lake County’s flat rate of two parking spaces
per dwelling can unnecessarily increase the cost of small dwelling units and dis-
advantage small households, low-income households, and elderly or disabled res-

36. Ibid. Sec. 14.2.
37. Ibid. Sec. 7.6.
38. Ibid. Sec. 9.1.
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idents who do not have cars or have few cars.

Lake County should revise its off-street parking standards for
residential uses to accurately reflect the number of cars likely to be generated by
different sized residences and by proximity to public transportation.

The Land Development Ordinance §11.1 requires developers to pay school
contributions to provide land for additional student population based upon cur-
rent “Tables of Estimated Ultimate Population” per type of dwelling unit. School
contributions may be required in land, cash, or a combination of land and cash.
For developments that are age-restricted, such as an exclusively active adult, in-
dependent living, or assisted living facility, the cash contribution is multiplied by
0.25 to account for the reduced likelihood of generating students.?® In contrast,
the ordinance has no provisions to waive of any part of the school contribution
for dwellings for low—income households, and no provision to waive the entire fee
for age-restricted households that would generate no school children. Requiring
school contributions for age-restricted developments, even at a reduced rate, can
raise the cost of development and discourage the inclusion of housing affordable
to low— and moderate-income households.

m Lake County should add provisions to its Unified Land Develop-
ment Ordinance to waive school contributions for residential uses that do not
generate school children due to age restrictions or the other characteristics of
their residents.

Figure 45: Townhomes in Unincorporated Gurnee Lost Value

North Chicago

As the table below suggests, new construction was nearly nonexistent in
North Chicago even before the nation’s housing bubble burst.

39. Ibid. Sec. 11.1.
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Table 48: Number of Housing Units for Which Building Permits Were Issued By North
Chicago: 2005-2010

As the table that follows shows, the city is fully developed. At best, in—fill de-
velopment opportunities may exist.

In contrast to Lake County’s zoning, North Chicago’s does not feature provi-
sions characteristic of exclusionary zoning. The minimum lot sizes and other
density regulations for each of the city’s residential zoning districts enable the
construction of housing that would be affordable to households with modest in-
comes.

Table 49: Land Zoned for Residential Use in North Chicago As of September 1, 2011
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Waukegan

While Waukegan enjoyed a modest amount of new development prior to the
housing crash, a very small number of single-family and two-dwelling homes
continue to be built. No building permits have been issued for buildings with
more than two dwelling units since 2006.

Table 50: Number of Housing Units for Which Building Permits Were Issued By
Waukegan: 2005-2010

As the table below suggests, Waukegan has land available to develop in nearly
all of its residential zoning districts.

Figure 46: Woodstone Village Rentals in Zion
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Table 51: Land Zoned for Residential Use in Waukegan As of October 2011

Waukegan’s zoning ordinance does not appear to exhibit characteristics typi-
cal of exclusionary zoning.

Land-Use Controls and Building Codes

Community Residences for People With Disabilities

Twenty—four years ago the Fair Housing Amendments Act of 1988 (FHAA)
added people with disabilities to the classes protected by the nation’s Fair Housing
Act (FHA). The amendments recognized that many people with disabilities need a
community residence (group home, halfway house, recovery community) in order
to live in the community in a family-like environment rather than being forced
into an inappropriate institution. The FHAA'’s legislative history stated that:

“The Act is intended to prohibit the application of special require-
ments through land-use regulations, restrictive covenants, and
conditional or special use permits that have the effect of limiting
the ability of such individuals to live in the residence of their
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choice with in the community.”40

While some suggest the FHAA prohibits all zoning regulation of community
residences, the FHAA’s legislative history suggests otherwise:

“Another method of making housing unavailable has been the ap-
plication or enforcement of otherwise neutral rules and regulations
on health, safety, and land—use in a manner which discriminates
against people with disabilities. Such discrimination often results
from false or over—protective assumptions about the needs of hand-
icapped people, as well as unfounded fears of difficulties about the
problems that their tenancies may pose. These and similar prac-
tices would be prohibited.”#!

Many states, counties, and cities across the nation continue to base their zon-
ing regulations for community residences on these “unfounded fears.” The 1988
amendments require all levels of government to make a reasonable accommoda-
tion in their zoning rules and regulations to enable community residences for
people with disabilities to locate in the same residential districts as any other res-
idential use.*?

It is well settled that a community residence is a residential use, not a busi-
ness. The Fair Housing Amendments Act of 1988 specifically invalidates restric-
tive covenants that would exclude community residences from a residential area.
The Fair Housing Act renders them unenforceable against community resi-
dences for people with disabilities.*3

Typically, a city’s zoning ordinance places a cap on the maximum number of
unrelated people allowed to live together in a single dwelling unit.** For example,
many zoning codes set four as the cap on the number of unrelated people who can
reside together. In this example, community residences for more than four unre-
lated individuals are excluded from the residential districts where they belong.*

If a proposed community residence complies with the cap in a zoning code’s
definition of “family,” any community residence that abides with that cap must
be allowed as of right as a permitted use.*® The courts have made it abundantly
clear that imposing any additional zoning requirements on a community resi-
dence that complies with the cap in the definition of “family” would clearly con-
stitute illegal discrimination under the Fair Housing Act. When a definition of

46.
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. H.R. Report No. 711, 100th Cong., 2d Sess. 311 (1988), reprinted in 1988 U.S.C.C.A.N. 2173.

. Ibid.

. 42 U.S.C. §3604(f)(B) (1988).

. H.R. Report No. 711, 100th Cong., 2d Sess. 311 (1988), reprinted in 1988 U.S.C.C.A.N. 2173, 2184.

. The U.S. Supreme Court sanctioned this type of restriction in Village of Belle Terre v. Borass, 416 U.S. 1

(1974) and later modfied its ruling in Moore v. City of East Cleveland, Ohio, 431 U.S. 494 (1977).

. The vast majority of community residences for people with disabilities house more than four people. While

the trend for people with developmental disabilities is towards smaller group home households, valid ther-
apeutic and financial reasons result in community residences for people with mental illness and for people
in recovery from drug and/or alcohol addiction housing eight to 12 residents.

The phrases “as of right” and “permitted use” are synonyms that can be used interchangeably. An appli-
cation to establish a permitted use does not require a public hearing. City or county staff handle applica-
tions for permitted uses administratively. A special use or conditional use requires a public hearing and
approval by the jurisdiction’s hearing body (zoning board of appeals or plan commission) and by the juris-
diction’s legislative body (city council, county board of commissioners, village board).
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“family” places no limit on the number of unrelated individuals who can dwell to-
gether, then all community residences for people with disabilities must be al-
lowed as a permitted use in all residential districts.*’

Under these circumstances, a zoning ordinance cannot legally impose addi-
tional requirements on the community residence that are not imposed on all
other families — like a spacing distance between community residences or a re-
quirement for a license — or requires a conditional use permit for the community
residence. When a community residence that complies with a jurisdiction’s defi-
nition of “family” additional zoning requirements placed on the community resi-
dences for people with disabilities would constitute discrimination on its face
under the Fair Housing Act.

When a proposed community residence would house more unrelated people
than the definition of “family” allows, jurisdictions must make the “reasonable
accommodation” that the Fair Housing Act requires to allow such community
residences to locate in residential districts. However, different types of commu-
nity residences have dissimilar characteristics that warrant varying zoning
treatment depending on the type of tenancy.

Community residences that offer a relatively permanent living arrangement
in which there is no limit to how long somebody can live there (group homes and
recovery communities) should be permitted uses allowed as of right in all resi-
dential districts. There is considerable debate in legal circles whether a ratio-
nally-based spacing distance or a license can be required.

On the other hand, community residences such as a halfway house that sets a
limit on length of residency are more akin to multifamily housing and may be
subject to a special use permit in single-family districts, although this too is sub-
ject to debate in legal circles. There is little doubt that they should be allowed as
of right in multifamily districts although there is debate over whether a spacing
distance from other community residences or a license can be required.

While a jurisdiction can certainly exclude transitional homes for people with-
out disabilities from the residential districts of its choosing, the Fair Housing Act
prohibits this kind of zoning treatment for halfway houses and recovery commu-
nities that house people with disabilities.*® The key distinction between halfway
houses and recovery communities is that tenancy in the former is temporary.
Halfway houses impose a limit on how long residents can live there. Tenancy is
measured in months.

On the other hand, residency in a recovery community is relatively perma-
nent. There is no limit to how long a recovering alcoholic or drug addict who is
not using can live there. Tenancy is measured in years just as it is for conven-
tional rental and ownership housing. Consequently, it is rational for zoning to
treat recovery communities like group homes which also offer relatively perma-
nent living arrangements and to treat halfway houses more like multifamily

47. See also Marbrunak, Inc. v. City of Stow, Ohio, 974 F.2d 43 (6th Cir. 1992).
48. Tt is extremely well-settled that people with drug and/or alcohol addictions who are not currerntly using

an illicit drug are people with disabilities under the Fair Housing Act and the Americans With Disabilities

Act. See 42 U.S.C. 3602(h) and 24 C.FR. 100.201(a)(2). See, also, City of Edmonds v. Washington State
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Building Code Council, 115 S. Ct. 1776 (1995).
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rental housing. Halfway houses should be allowed as of right in multifamily dis-
tricts. In single—family districts, the higher scrutiny of a special use permit is
warranted for a halfway house.

Any examination of a city’s zoning treatment of community residences begins
with its zoning definition of “family” or “household.” Lake County’s Unified De-
velopment Ordinance defines “household” as:

“Any of the following: (1) 2 or more persons related to one another
by blood, marriage, or legal adoption, living together as a single
housekeeping unit in a dwelling unit; or (2) up to 4 unrelated per-
sons living together as a single housekeeping unit in a single
dwelling unit; or (3) up to 8 persons with physical or developmen-
tal disabilities and attendant support staff living together as a sin-
gle housekeeping unit in a single dwelling unit.”49

By including “up to 8 persons with physical or developmental disabilities and
attendant support staff living together as a single housekeeping unit in a single
dwelling unit” in the zoning definition of “household,” Lake County renders all
other zoning restrictions on community residences for up to eight people with
disabilities legally unenforceable. Such homes must be allowed as of right every-
where residences are allowed as a permitted use. As explained above, the na-
tion’s Fair Housing Act clearly prohibits imposing any additional requirements
on such community residences included within the definition of “household.”

Similarly, this definition also invalidates the code’s placement of community
residences for up to eight residents under “Public, Civic, and Institutional Use
Categories,” in particular its treatment of a/l community residences as “Assisted
Living.” The code specifically states:

“Assisted Living is characterized by occupancy of a structure by a
group of people with developmental disabilities. The residents
may receive care, training, or treatment. Care givers may (or may
not) reside at the site.”50

It goes on to give examples of “Assisted Living” uses that improperly lump to-
gether community residences for people with disabilities with institutional uses
like nursing homes:

“Examples of Assisted Living include nursing and convalescent
homes; certain group homes for the physically disabled, mentally
retarded, or emotionally disturbed; and some residential pro-
grams for drug and alcohol treatment.”

The code also states that Assisted Living uses may be subject to the Site Ca-
pacity Calculations/Site Plan Review procedures of the development code. A
community residence for as many as eight residents, however, cannot be sub-
jected to these review procedures unless the residential structure in which it

49. Lake County Unified Development Ordinance, Section 14.2, §200.
50. Ibid. §14.1.4.1.a.
51. Ibid. §14.1.4.1.c. Emphasis added.
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would be located — conservation development, mobile home park, conventional
residential development of three or more dwelling units or lots or any site devel-
opment of any parcel larger than 200,000 square feet with more than two single—
family dwellings — is subject to these procedures. A community residence for up
to eight people with disabilities cannot be subjected to these procedures simply
because it is a community residence for people with disabilities.

The code allows Assisted Living uses only by conditional use permit in the ag-
ricultural district AG and the residential districts RE, E, R1, R2, R3, and R4.
They are permitted uses in zones R4a, R5, R6, and RR.?? As explained above, the
county cannot require a conditional use permit for community residences for no
more than eight residents with disabilities in any of these residential districts.

The county’s Unified Development Code does not mention community resi-
dences that house more than eight people. However, it is well-settled law that a
jurisdiction’s zoning ordinance cannot regulate the number of occupants of a
community residence for people with disabilities. Like all other residences, the
number of residents should be determined by the jurisdiction’s property mainte-
nance or building code square footage requirements for each occupant of a
bedroom.? It is likely that a city or county can set a cap on the number of occu-
pants in a community residence for people with disabilities based on when the
number is too great to successfully emulate a family. That cap would fall between
12 and 15 residents. But the actual number of occupants permitted would still be
limited by the jurisdiction’s property maintenance or building code require-
ments that apply to all residential uses.

The county reports that it received no applications to establish a community
residence during the 2005-2011 study period.?* County staff identified 12 possi-
ble community residences in the county, three—fourths of which are in North Chi-
cago and Waukegan. Several of these were not community residences. There was
no evidence of clustering on a block or in a neighborhood.

North Chicago

North Chicago uses a more limited definition of “family” than Lake County:

“Family shall mean and may include one (1) head of household,
his or her spouse or other adult, their children, foster children,
wards, parents or other single relations and not more than one (1)
other unrelated adult.”>

In June 2006, the city amended its zoning code to define “community resi-
dence” as:

“A single dwelling unit occupied on a relatively permanent basis

52.
53.

54.
55.
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Ibid. Section 6.2 Use Table.

City of Edmonds v. Washington State Building Code Council, 115 S. Ct. 1776 (1995). These requirements
are discussed beginning on page 131.

Email from Joel Williams, Lake County Planning, Building & Development, to Daniel Lauber (May 11,
2011) (on file with author).

North Chicago Zoning Ordinance, Article 2, §2.2.52.
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as a single housekeeping unit, in a family-like environment, by
unrelated persons with disabilities, plus paid professional support
staff provided by a sponsoring agency, either living with the resi-
dents on a 24-hour basis, or present whenever residents with dis-
abilities are present at the dwelling. A community residence for
persons with disabilities plus support staff shall be considered a
residential use. Community Residence is further defined as Fam-
ily Community Residence or Group Community Residence.”56

“FAMILY COMMUNITY RESIDENCE A single dwelling unit
occupied on a relatively permanent basis in a family-like environ-
ment by a group of no more than eight (8) unrelated persons with
disabilities, plus paid professional support staff provided by a
sponsoring agency, either living with the residents on a 24-hour
basis, or present whenever residents with disabilities are present
at the dwelling; and complies with the zoning regulations for the
district in which the site is located.”57

“GROUP COMMUNITY RESIDENCE A single dwelling unit
occupied on a relatively permanent basis in a family-like environ-
ment by a group of nine (9) to fifteen (15) unrelated persons with
disabilities, plus paid professional support staff provided by a
sponsoring agency, either living with the residents on a 24-hour
basis, or present whenever residents with disabilities are present
at the dwelling; and complies with the zoning regulations for the
district in which the site is located.”?®

Family community residences are allowed only by special use permit in the R3
which allows single- and multi—family dwelling and the multi-family districts
R4 and R5. They are completely prohibited in the R1 and R2 single-family resi-
dential districts.

Group community residences are allowed only by special use permit in the R5
district and are completely prohibited from all other residential districts.

As explained earlier, these restrictions violate the letter and the spirit of the
nation’s Fair Housing Act.

While there are circumstances where a city can require a special use permit
for a community residence for people with disabilities as explained above, some
of the city’s standards for issuing a special use permit for a community residence
still run afoul of the Fair Housing Act:

¢ 'Paid Professional Staff must file copy of certification with City of North
Chicago.”59

¢ “All units must be inspected on an annual basis by the Building Depart-
ment.”60

56.
57.
58.
59.
60.

Ibid. §2.2.31.
Ibid. §2.2.53.
Ibid. §2.2.66.

Ibid. §5.4.3.9.1.
Ibid. 5.4.3.9.1.8.
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¢ “Nocommunity residences shall be located within 1000 feet of a school or
park, a licensed daycare center, a business serving or selling alcohol.”6!

It is difficult to imagine any rational basis for any of these three requirements.
The first could possibly be justified if the city requires all paid care givers to file a
copy of certification with the city. The second could be justified if all residential
units are subject to an annual inspection. There is simply no legal justification for
the third requirement which effectively prohibits community residences from sub-
stantial areas of the city. This restriction appears to be based on “unfounded fears
of difficulties about the problems that their [people with disabilities] tenancies
may pose” that the Fair Housing Amendments Act prohibits.%?

North Chicago’s zoning improperly does not allow a community residence of
any type to locate within the 1,000 spacing distance.

The city does not have records of zoning applications for any uses prior to
2008.53 Since then special use permits have been issued by unanimous vote to the
two community residences that have sought them. Neither one faced significant
community opposition.5

Waukegan

Waukegan’s zoning definition of “family” allows up to five unrelated individu-
als to live together.

“FAMILY is an individual or married couple and the children
thereof with not more than two other persons related directly to
the individual or married couple by blood or marriage; or a group
of not more than five (5) unrelated persons, living together as a
single housekeeping unit in a dwelling unit.”6

As explained earlier, any community residence that houses up to five unre-
lated people with disabilities complies with this definition of “family.” To comply
with the nation’s Fair Housing Act, Waukegan must allow such homes for five or
fewer residents as a permitted use in all residential districts free of any require-
ments that do not apply to all families. The city must make a reasonable accom-
modation in its zoning to allow for community residences that house more than
five unrelated individuals with disabilities.

Currently the city improperly does not treat a community residence for five or
fewer people with disabilities as a “family” if there are shift or live-in staff. The
city instead classifies these families as “community residences.”®

The ordinance defines “community residence” as:
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. Email from Nimrod Warda, City Planner, North Chicago Department of Economic Development, to Daniel
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. Waukegan Zoning Ordinance, §13.2.
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“...asingle dwelling unit occupied on a relatively permanent basis
as a single housekeeping unit, in a family-like environment, by
unrelated persons with disabilities, plus paid professional support
staff provided by a sponsoring agency, either living with the resi-
dents on a 24-hour basis, or present whenever residents with dis-
abilities are present at the dwelling. A community residence for
persons with disabilities plus support staff shall be considered a
residential use.”67

The ordinance divides community residences into two classifications based on
the number of residents with disabilities:

6 Family community residences for up to eight unrelated individuals with
disabilities, and

¢ Group community residences for nine to 15 unrelated persons with dis-
abilities.”68

The ordinance includes community residences for persons with disabilities in
its definition of a “dwelling:”

“DWELLING is a building or portion thereof designed or used ex-
clusively for residential occupancy, including single-family dwell-
ings, two—family dwellings, and multiple-family dwellings, and
community residences for persons with disabilities, but not includ-
ing hotels or motels.”%

Including community residences for persons with disabilities in the zoning
definition of “dwelling” is unnecessary and fraught with legal danger.

It is unnecessary because the definition of community residence clearly states
that community residences for persons with disabilities plus support staff shall
be considered residential uses.

The legal danger arises because it could be argued in a lawsuit, quite possibly
with considerable success, that including community residences for people with
disabilities in Waukegan’s definition of “dwelling” makes any restrictions or ad-
ditional requirements on these community residences that are not imposed of
other dwellings constitute illegal discrimination under the Fair Housing Act.

Including community residences in the definition of “dwelling” just does not
make sense. The other types of “dwellings” in Waukegan’s zoning ordinance are
single-family homes, two—family dwellings, and multiple-family dwellings.
These are different physical types of residences. A community residences can be
located in a single-family residence, a duplex, or a multiple-family building.
Community residences are a use, not a physical type of residence.

The bottom line is that Waukegan should treat community residences for peo-
ple with disabilities that same as it treats the type of structure in which it would
be housed. It could be argued with considerable veracity that when an operator

67. Ibid.
68. Ibid.
69. Ibid. Emphasis added.
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seeks to establish a community residence for people with disabilities in a single—
family dwelling, it almost certainly must be allowed as of right in all zoning dis-
tricts where single-family dwellings are allowed. A community residence in a
two—family dwelling almost certainly must be allowed of right in all zoning dis-
tricts where two—family dwellings are permitted uses. The city cannot legally im-
pose a spacing distance between such community residences or require a license;
nor can it require a conditional use permit.

Including community residences in the zoning definition of “dwelling” could
render Waukegan’s additional zoning restrictions on community residences le-
gally unenforceable.

Currently, Waukegan allows family community residences as permitted uses
in the R1, R1A, R2, and R3 residential zones. These restrictions include a 1,000-
foot spacing distance between community residences and demonstrating that
the applicant has either obtained or is eligible for licensing or certification.”

Group community residences are permitted uses in the R5, R6, R7, and R8
residential districts under the same conditions as family group residences de-
scribed in the paragraph above.” They are prohibited in the other residential
districts.

As noted above, these conditions could be judged illegal under the Fair Hous-
ing Act because community residences fall within the definition of “dwellings.”

Community residences are not allowed in any of the city’s commercial dis-
tricts even though multi-family housing is allowed. Even though “dwellings” are
allowed in the Central Business District, Central Service District, and Marine-
Commercial Recreation District, the ordinance does not allow community resi-
dences for people with disabilities.

Waukegan clearly violates the Fair Housing Act because its zoning ordinance
does not contain any provisions to make a reasonable accommodation that would
allow a community residence to locate within the 1,000—foot spacing distance or
to allow a community residence for which the state does not require a license or
certification. This latter provision excludes all recovery communities for which
the State of Illinois does not require a license or certification.

The ordinance contains an obvious drafting error:

“Family Community Residences. Family community residences
that fail to meet all requirements for a Certificate of Occupancy or
operators denied a required local or state license.”

The provision would allow family community residences that have been de-
nied a required license by conditional use permit. Of course, a community resi-
dence denied a required license cannot operate at all. This sentence appears to
have been erroneously adapted from model zoning the principle author of this

70.

71.
72.
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Ibid. §7.5-2.5. These requirements are imposed in all residential zoning districts where community resi-
dences for people with disabilities are allowed.
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Analysis of Impediments wrote more than 20 years ago. The model provision al-
lows for community residences for which a license is not required to seek a condi-
tional use permit. It does not allow a community residence for which a required
license is denied to seek a conditional use permit.

Property Maintenance and Building Codes

The “reasonable accommodation” requirements of the 1988 amendments to
the Fair Housing Act that added people with disabilities to the act’s coverage ap-
ply to all government “rules and regulations,”not just to zoning codes. The legis-
lative history of the Fair Housing Amendments Act of 1988 explained that it
prohibits “the application or enforcement of otherwise neutral rules and regula-
tions on health, safety and land—use in a manner that discriminates against peo-
ple with disabilities. Such discrimination often results from false or over-
protective assumptions about the needs of handicapped people, as well as un-
founded fears of difficulties about the problems that their tenancies may pose” —
practices prohibited under the 1988 amendments.”

In some jurisdictions the local or state building code may impose require-
ments on community residences for people with disabilities that are based on
such “false or over—protective assumptions.” Requiring a sprinkler system,
hardwired fire alarm connection to the fire department, extra exits, and other ex-
pensive code requirements can exceed the actual needs of people with disabili-
ties. Some of these requirements might be warranted for a community residence
that houses bed-ridden residents or people who lack mobility without a wheel
chair or with mental disabilities that would prevent them from quickly evacuat-
ing their home in case of fire. But they might be unjustifiable for other occupants
of community residences such as people with relatively mild disabilities or people
in recovery from drug and/or alcohol addiction.

The zoning code is not the proper place to regulate the number of residents in
a community-based residential facility for people with disabilities. It is axiomatic
under case law that zoning should not differentiate in its zoning treatment of
community residences for people with disabilities based on the number of resi-
dents. The proper regulatory tool is the property maintenance or building code’s
occupancy standard for all residential uses that typically requires, for example,
70 square feet of space for the first occupant of a bedroom and 50 or 70 additional
square feet for each additional bedroom occupant. It is important to stress that
this standard applies to all residential uses and that it applies to community-
based residential facilities for people with disabilities because they are residen-
tial uses.

While Lake County has adopted the 2006 International Building Code, it has
not adopted any version of the International Property Maintenance Code which is
where minimum square footage requirements are located. Staff report that the
county does not have an “occupant load” based on bedrooms for single family or
two—family attached dwellings. They report that the county requires 200 gross
square feet per resident in a dwelling and that this standard applies to commu-

73. Ibid.
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nity residences as well as all other dwellings.™

North Chicago

North Chicago has adopted the 2006 International Property Maintenance
Code as well as the 2006 International Building Code. The property mainte-
nance code requires 70 square feet for the first occupant of a bedroom and 50
square feet for each additional occupant. There are additional provisions govern-
ing occupancy and like these, the city correctly applies all of these standards to
all residences including community residences for people with disabilities.”

The property maintenance code treats community residences for up to five
people as Group R-3 if in a multi—family structure. If in a single-family detached
house or a townhouse, they are regulated the same as all single-family detached
houses and townhouses under the 2006 International Residential Code.

Group homes and halfway houses with six to 16 residents excluding staff are
classified as Group R-4 and must meet the code requirements for Group R-3 ex-
cept as otherwise provided in the 2006 International Building Code, or they
must comply with the 2006 International Residential Code.

A review of the applicable provisions did not reveal any requirements based
on “false or over—protective assumptions.” Absent any complaints from opera-
tors of community residences, it appears that the North Chicago’s adopted build-
ing code and its enforcement practices do not impede fair housing choice.

Waukegan

Waukegan has adopted the BOCA National Property Maintenance Code, 1996
Edition. The property maintenance code requires 70 square feet for the first oc-
cupant of a bedroom and 50 square feet for each additional occupant.” There are
additional provisions governing occupancy and like these, the city correctly ap-
plies all of these standards to all residences including community residences for
people with disabilities.

Public and Subsidized Housing

Each of the three jurisdictions has its own housing authority. Providing hous-
ing assistance to over 3,320 Lake County households, the Lake County Housing
Authority is the largest of the three.

74.
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Telephone interviews with Robert Springer, Senior Plan Reviewer, Lake County Department of Planning,
building & Development (March 16, 2012) and Gary Thompson, Zoning Administrator, Lake County De-
partment of Planning, building & Development (March 21, 2012).

Email from Steve Mclnnis, Director, North Chicago Building and Community Development Department,
to Daniel Lauber (March 13, 2012) (on file with author).

Provisions are summarized online at http://www.waukeganweb.net/onlinehousingguide.html.
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Policies and Practices

Live-In Aide Policy

Some housing authorities have counted the income of a live-in aide as part of
the income of the public housing or housing voucher family with which the aide
lives. This has resulted in the Kafkaesque situation in which the aide is treated
as a member of the family and his income is counted toward the family’s income
— sometimes increasing the family income over the maximum allowed to live in
public housing or to receive a housing voucher. This “Catch-22” has been applied
most often when the live-in aide is a relative.

Lake County Housing Authority. Since a 2009 settlement discussed beginning
on page 83, the Lake County Housing Authority has excluded the income of a
live-in aide when calculating the annual income for an elderly or near—elderly
resident, or a resident with disabilities.”” The housing authority must determine
that the proposed live-in aide is essential to the care and well-being of the el-
derly, disabled, or handicapped resident; is not obligated for the support of the
residents; and would not be living in the dwelling except to provide supportive
services. Somebody who is already a member of a household is not barred from
becoming a live-in aide because he was a “pre—existing” member of the house-
hold.”® When approving a live-in aide, the housing authority follows the fact
sheet and guidance “Live In Aides and the Housing Choice Voucher Program
Fact Sheet” written in 2003 by The Technical Assistance Collaborative, Inc un-
der contract by the U.S. Department of Housing and Urban Development.™

North Chicago Housing Authority. The North Chicago Housing Authority
does not count the income of live-in aides when calculating a household’s in-
come.80 As with foster children, the housing authority determines whether the
dwelling unit is large enough for the resident plus a live-in aide.8! Like the Lake
County Housing Authority, the North Chicago Housing Authority must deter-
mine that the proposed live-in aide is essential to the care and well-being of the
elderly, disabled, or handicapped resident; is not obligated for the support of the
residents; and would not be living in the dwelling except to provide supportive
services.

Waukegan Housing Authority. The Waukegan Housing Authority does not
count a live-in aide’s income as part of household income. Like the Lake County
and North Chicago housing authorities, the Waukegan Housing Authority must
determine that the proposed live-in aide is essential to the care and well-being of
the elderly, disabled, or handicapped resident; is not obligated for the support of

77.
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Lake County Housing Authority, Section 8 Housing Choice Voucher Program Administrative Plan October
1, 2010 (Grayslake, Illinois: Oct. 2010) 49.

Ibid. 121.
Ibid. 34.

North Chicago Housing Authority, Admission and Continued Occupancy Policies 2009 (North Chicago, IL:

2009) 10.
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the residents; and would not be living in the dwelling except to provide support-
ive services.82

Public Housing

The Lake County Housing Authority reports that its “Low Rent Public Hous-
ing Program” owns and operates seven buildings with 334 units for seniors aged
55 and older. It also has a 125—unit town house development and 161 single-fam-
ily homes scattered in 20 municipalities across Lake County.

The number of households on the waiting lists for public housing totaled
5,261 in January 2011 with 2,550 waiting for scattered site dwellings.

The table that follows shows the population served by each of the county’s pub-
lic housing developments and their demographics. In addition, it shows the town
in which each is located and the town’s “Opportunity Index” group.®? For the scat-
tered site units, the number of towns in each Opportunity Index group is given.

Table 52: Lake County Public Housing Authority Public Housing Developments Demographics: 2010

All but one of the public housing developments serves “the elderly,” people 55
years and older. The Marion Jones Townhomes is the only one that serves families.
It is located in North Chicago which offers the lowest opportunity and is in census
tract 8628 where the proportion of African Americans — 57.5 percent in 2010 — is
less than in the Marion Jones Townhomes. The proportion of Latino townhome
residents is significantly lower than the 34.6 percent proportion of Hispanics in
the census tract. This does not appear to be a pro-integrative location.

82.
83.
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Letter from Yolanda Collier, Deputy Directory, Waukegan Housing Authority, to Daniel Lauber, Planning/
Communications (March 30, 2012) (on file with Lake County Community Development Division).

The “Opportunity Index” was explained beginning on page 17. The lowest opportunity ranking is group
“1;” the highest opportunity rank is group “5.”
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Shiloh Towers is also located in a lowest opportunity community, Zion. The
proportion of African American residents in Shiloh Towers is almost identical to
the 32.9 percent proportion of Black residents in the census tract 8605 in which
Shiloh Towers is located. Again, the proportion of Latinos living in the public
housing — 9.4 percent — is a fraction of the 31.8 percent proportion of Hispanics
in the census tract. The 65 percent proportion of whites in Shiloh Towers is
greater than the 47.5 percent in the census tract.

Figure 47: Highrise Public Housing in Waukegan

Beach Haven Towers is located in Round Lake Beach with an opportunity in-
dex of just 2. More than 83 percent of the tower’s residents are white compared to
60.1 percent of census tract 8613.03. The proportion of Black Beach Haven
residents is four times the 4 percent proportion of the census tract. The 6.1 per-
cent proportion of tower residents who are Latino is one-tenth that of the census
tract.

Four of the public housing developments are in cities with a moderate oppor-
tunity index of 3. Millview Manor and Orchard Manor are both in census tract
8608.06 in Antioch. Their demographic composition reflects the segregated na-
ture of the census tract which is 92.2 percent Caucasian, 1.8 percent Black, and
8.6 percent Latino.

The demographic composition of the two buildings that comprise Hawley
Manor in census tract 8611.05 in Grayslake are significantly different. In one
building, 2.2 percent of the residents are African American while 17 percent are
Black in the other building. The census tract itself is 2.9 percent Black, 83.5 per-
cent white, 4.3 percent Asian, and 12.8 percent Latino.
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The demographic composition of John Keuster Manor reflects the segregated
census tract 8642.05 in which it is located in Wauconda. The tract is 1.1 percent
African American, 86.7 percent Caucasian, 5.5 percent Asian, and 10.9 percent
Latino.

The only public housing development in a high opportunity area is Warren
Manor in Gurnee. The proportion of Warren Manor residents who are Black is
more than double that of census tract 8616.10 — 5.8 percent. The proportion
who are Latino exceeds the 6.9 percent of the census tract. While the tract is 12.5
percent Asian, eight percent of the Warren Manor residents are Asian and other
races other than white or African American.

All of the scattered site units house families. There are more higher opportu-
nity towns hosting the scatter site units than the public housing developments.
Demographic data, however, were available only for all of the scattered site east
and scattered site west dwellings, not for each scattered site dwelling or by city.
The proportion of Blacks and Latinos living in the scattered site west units is no-
ticeably lower than in the east units while the proportion of whites is greater in
the scattered site west units than in the east units. But judging by the cities and
villages in which these units are located, most of their locations are probably pro—
integrative.

North Chicago

The North Chicago Housing Authority operates two developments. Both de-
velopments consist solely of one-bedroom apartments to house residents 55 and
older. The only public housing for families in North Chicago is the Lake County
Housing Authority’s Marion Jones Townhomes with 257 dwelling units.

Table 53: Racial and Ethnic Composition of North Chicago Public Housing
Developments: 2011

Kukla Towers, where the authority’s offices are located, is in census tract
8629.02, the population of which is 22.8 percent Caucasian, 54.3 percent African
American, 0.7 percent Asian, 39.5 percent Latino, and 19.8 percent other races.

Thompson Manor sits in census tract 8629.01 which is 27.5 percent white,
217.2 percent Black, 0.3 percent Asian, 66.2 percent Hispanic, and 42.4 percent
other races.
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In both tracts it is highly likely that the proportion of Caucasian residents is
understated and the proportion of “other races” overstated due to many white
Latino census respondents who, confounding race and ethnicity, selected “some
other race” on the 2010 census form.

Waukegan

In addition to its 25 scattered site public housing units, the Waukegan Hous-
ing Authority operates four public housing developments with a total of 419
dwelling units.®* No information was provided on the location of the scattered
site units.

The Waukegan Housing Authority did not identify the number of Caucasians
living in its public housing developments. Instead it identified the number of
“non-minorities” which is less than the actual number of whites since most Lati-
nos, an ethnicity that can be of any race, are white in Waukegan.

The low—rise Figure 48: Low—Cost Housing in Zion

Amory Terrace
Homes offer units
with one to five bed-
rooms. While nearly
nine in ten of its resi-
dents is a member of
a minority group,
Armory Terrace is
the authority’s most
evenly “balanced”
development with
just under half of the
residents African
American and 40.2
percent Latino. It
sits in census tract 8619.02 which, in 2010, was 59.4 percent Caucasian, 11.2 per-
cent African American, and 46.7 percent Latino. The surrounding neighborhood
has become increasingly Hispanic since 1990 when it was 8.4 percent Latino. On
the whole, its location appears to be relatively pro—integrative.

The low-rise senior Barwell Manor also offers units with one to five bed-
rooms. More than eight of every ten residents is African American with a bit
more than one in ten Hispanic. Census tract 8623 in which both Barwell Manor
and Henry Poe Manor are located has become more Latino and less African
American since 1990. The proportion of the population that is Hispanic has
grown from 19.9 percent in 1990 to 58.6 percent in 2010. The Black population
has declined from 56.7 percent to 41.9 percent while the white population de-
clined 4.2 percentage point to 24 percent in 2010. The proportion of African
American residents living at Barwell Manor is more than twice that of the census

84. Lake County Consortium, 2010-2014 Housing and Community Development Consolidated Plan (June 30,
2010) 84.
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tract. The proportion of Latino residents living at Barwell Manor is about one—
fifth that of the census tract.

Table 54: Racial and Ethnic Composition of Waukegan Public Housing Developments

The Henry Poe Manor highrise consists of studio, one bedroom, and two bed-
room apartments for the “elderly, disabled and singles community” according to
the authority’s website. More than two-thirds of its residents are African Ameri-
can and 13.2 percent are Latino. Like Barwell Manor, the proportion of Henry
Poe Manor’s residents who are Black far exceeds the proportion in the census
tract while the proportion of Latino residents is a fraction of the proportion of
Hispanics living in the census tract.

The Ravine Terrace Homes with studio and one and two bedroom apartments
is an elderly designated mid-rise. With nearly three in ten residents not minori-
ties — the highest percentage in the Waukegan Housing Authority’s system —
Ravine Terrace is the most diverse of the four developments. The proportion of
the population of census tract 8624.02 in which it is located that is African Amer-
ican is 12.7 percent, about a fourth of the proportion of Blacks living in Ravine
Terrace. The proportion of residents who are Latino is 16 percent in a census
tract that is 81.3 percent Hispanic. The location of the Ravine Terrace Homes ap-
pears to be pro-integrative.

Accessibility of Public Housing

Section 504 of the Rehabilitation Act of 1973 requires that at least five per-
cent of public housing units must be wheelchair accessible.

As of the end of 2011, 4.24 percent of the 448 public housing units under the
aegis of the Lake County Housing Authority were wheelchair accessible.®

North Chicago
The North Chicago Housing Authority did not provide data on wheelchair ac-

85. Email from Yolanda Collier, Deputy Director, Waukegan Housing Authority, to Daniel Lauber, Planning/
Communications (May 22, 2012) (on file with author).
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cessibility.

Waukegan

The Waukegan Housing Authority did not provide data on wheelchair accessi-
bility.

Subsidized Housing

Pro-Integrative Moves and Site Policies

The Lake County Housing Authority reports, “Ethnicity is not concentrated.
We focus on making pro-integrative moves. Our Housing Choice Voucher clients
are counseled in a group setting. They are informed of the Fair Housing Rights,
Tenants Rights, how to find and secure an apartment that meets their needs
such as: transportation, schools, shopping centers, grocery stores, safe or low
crime areas, and kid friendly areas.”86

However, outside of that statement there is no indication that the Lake
County Housing Authority has actually implemented a pro-integrative site pol-
icy for public housing or Housing Choice Vouchers.

North Chicago

The North Chicago Housing Authority has provided no information regarding
pro-integrative moves or a pro-integrative site policy for public housing or
Housing Choice Vouchers.

Waukegan

The Waukegan Housing Authority reports that it encourages holders of Hous-
ing Choice Vouchers to “port out” of the Waukegan market area and make pro-
integrative moves. The authority says that it explains the porting process with
one-on-one counseling with a case manager, during the annual counseling ses-
sion by several Section 8 case managers, when a voucher holder or applicant in-
quires by phone, while completing an annual recertification, at the authority’s
annual community block party and other social events, and during speaking en-
gagements.’”

The housing authority reports that 29 households have chosen to use their
Housing Choice Vouchers outside Waukegan. Of these, 76 percent are African
American, 21 percent are Caucasian, and 3 percent are Latino (one household).
Without demographics of the neighborhoods to which these households moved, it
is impossible to identify whether any of these moves were pro-integrative. Desti-
nations include Kenosha, WI; Decatur, IL; Racine County, WI; Greenville, NC;
DeKalb County, GA; McHenry County, IL; elsewhere in Lake County, IL; and sev-
eral cities that could be in any of several states (the housing authority did not

86. Email from Jeneen Smith-Underwood, Associate Director Housing/Community Development, Lake
County Housing Authority, to Daniel Lauber, Planning/Communications (May 14, 2012).
87. Ibid. 2.
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provide the states in which these cities are located).

Other than the “port out” efforts, there is no indication that the Waukegan
Housing Authority has implemented a pro-integrative site policy for public
housing or Housing Choice Vouchers.

Housing Choice Vouchers

As of January 2011, the Lake County Housing Authority had 3,430 families and
individuals on its waiting list for Section 8 Housing Choice Vouchers after remov-
ing 1,496 names for failing to respond to the authority’s annual communication.

As the table to the right
shows, just over half of the
county’s vouchers holders are
African American and nearly
seven percent are Latino. The
use of Housing Choice Vouch-
ers can affirmatively further
fair housing by enabling mi-
nority households with modest
incomes the chance to move to
higher opportunity towns that
have suppressed minority pop-
ulations through exclusionary
zoning and by tolerating dis-
criminatory real estate prac-
tices.

Ideally, households with a
housing choice voucher can use
their voucher to move to a
town with greater opportuni-

Table 55: Racial and Ethnic Composition of Lake
County Housing Choice Voucher Holders: 2011

ties. Unfortunately, those towns in Lake County that offer greater opportunities,
as measured by the Opportunity Group Index explained beginning on page 17,
tend to have relatively little multi-family housing or affordable single-family
rentals in large part due to exclusionary zoning ordinances that prevent con-
struction of homes affordable to households with modest incomes. In addition,
these towns tend to suppress minority populations through the distortion of
their housing markets by discrimination as documented in Chapter 3 of this re-

port.

As the table below shows, the vouchers that the Lake County Housing Au-
thority has issued are used in 28 different communities including several outside

Lake County.®®

88. These figures do not include “ported out” vouchers.
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Table 56: Number of Section 8 Voucher Units by Lake County Jurisdiction: 2010

Housing choice vouchers have opened up housing opportunities in ten of the
highest opportunity group cities and villages and in two of the high opportunity
group towns. This has resulted in 543 lower—-income households being able to
move to these higher opportunity communities. But as the table below shows,
this amounts to just 13.4 percent of the vouchers and 6.7 percent of the project—
based vouchers. Over one-third of the vouchers and three—quarters of the pro-
ject-based vouchers are used in communities in the lowest opportunity group.

Figure 49: Highland Park Mansion
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Table 57: Distribution of Housing Choice Vouchers by Opportunity Group: 2010

While the aforementioned exclusionary zoning practices of so many of the
higher opportunity municipalities limits their supply of affordable housing and
housing discrimination, as documented in Chapter 3, has suppressed their mi-
nority populations, it would appear that the county needs to do more to promote
pro-integrative moves with Housing Choice Vouchers and to eliminate exclu-
sionary zoning practices of the county and local municipalities.

North Chicago

The North Chicago Housing Authority is allocated 471 Housing Choice
Vouchers, but due to funding limitations, it funds about 350 vouchers. It also has
70 Veterans Affairs Supportive Housing Vouchers, all but eight of which are used
outside North Chicago.?

89. Email from Nina Huley, Executive Director, North Chicago Housing Authority to Daniel Lauber, Plan-
ning/Communications (April 13, 2012) (on file with author).
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Table 58: Racial and Ethnic Composition
of North Chicago Housing Choice Voucher
Holders: 2011

More than nine in ten households
with Housing Choice Vouchers via the
North Chicago Housing Authority are
African American. Less than one in 20
is Latino of any race.

The North Chicago Housing Au-
thority was unable to provide data by
race and ethnicity on where the
voucher holders live. Given the lack of
data available from the North Chicago
Housing Authority, it is not possible to
determine how many of the Housing
Choice Vouchers are being used for
pro-integrative moves.

Waukegan

The number of Housing Choice
Vouchers issued by the Waukegan Housing Authority has grown by 22 percent,
from 667 in 2005 to 817 at the end of 2011.%°

As the table that follows shows, more than eight in ten Housing Choice Vouch-
ers holders are African American and fewer than one in ten is Caucasian. One in
ten is Latino. Blacks and Hispanics comprise 92.4 percent of the voucher holders.

While the Waukegan Hous- Table 59: Racial and Ethnic Composition of

ing Authority was unable to Waukegan Housing Choice Voucher Holders: 2011
provide data by race and eth-

nicity on where voucher hold-

ers live, it did provide

information on the small num-

ber of voucher holders who

have used their vouchers out-

side Lake County. See page 139

for details.

Given the lack of data avail-
able from the Waukegan Hous-
ing Authority, it is not possible
to determine how many of the
Housing Choice Vouchers are
being used for pro-integrative
moves.

90. Memorandum from Janice Walker, Section 8 Financial Analyst, Waukegan Housing Authority, to Yolanda
Collier, Deputy Director, Waukegan Housing Authority, March 23, 2012, 1.
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Accessing Information About Fair Housing and Reporting
Housing Discrimination

In any jurisdiction, the primary sources of information about fair housing and
filing a housing discrimination complaint are by phone and online.

Reporting Housing Discrimination by Phone

Not everybody, especially people with lower incomes, uses the Internet. An
unknown percentage of people who feel they have experienced discrimination
when looking to rent or buy need to call the county or city hall for assistance. We
conducted two tests in each jurisdiction by calling the jurisdiction’s main phone
number and expressing a need to report possible housing discrimination.

We conducted a Figure 50: Highwood House

test by calling Lake
County’s main
phone number 847/
377-2000 and
asking whom to
speak to about pos-
sible housing dis-
crimination we ran
into while looking
for a house. The
very polite operator
had no idea and
took three minutes
to come up with the
answer. She told us
to call 847/223-1170. We have to ask who this was and she told us it’s the housing
authority. The Lake County Housing Authority does not take in housing discrim-
ination complaints for private market housing.

North Chicago

Callers to the City of North Chicago’s primary number 847/596-8600 hear an
automated attendant that offers dialing by department or last name and offers
phone numbers to call if you have a water or sewer issue, downed tree or power
line, traffic light that is out, etc. There no option for housing discrimination.
Callers are told they can dial “0” at any time to speak with a live person immedi-
ately, but dialing “0” just triggers the initial message all over again. There is no
way to reach a live person without selecting a specific department.

Waukegan

We tried to conduct a test phone call to the city’s main number 847/599-2500,
but were stymied by the city’s automated attendant which does not give callers
an option to speak directly to a live person. Instead, callers must select a specific
city hall department. The voice directory of departments gives no hint as to
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which one handles housing discrimination complaints. This is the only jurisdic-
tion, however, where callers can choose between English and Spanish.

Reporting housing discrimination online

Lake County’s website does not merely lack any way to report housing dis-
crimination online. There is simply no mention of “fair housing” or “housing dis-
crimination” on the website. The website is only in English, which poses a
problem for the 10 percent of the county’s residents aged five and older who
speak English “less than very well.”9!

On the other hand, the Lake County Housing Authority’s website, http://
www.lakecountyhousingauthority.org, features a “Fair Housing” link at the top
of every page. The link gets you to the toll free number for the U.S. Department
of Housing and Urban Development’s “Housing Discrimination Hotline” 800/
669-9777 where you can learn how to file a fair housing complaint. The hotline is
available in both English and Spanish. It also has a link for “Discrimination
Form and Information" which is a PDF download of the "Are You a Victim of
Housing Discrimination," a seven—page booklet from HUD that explains how to
recognize housing discrimination. It also includes user—friendly forms for filing a
fair housing complaint with HUD.

The Lake County Housing Authority should post a Spanish—lan-
guage version of its website. Web pages, downloadable documents on fair housing
and housing discrimination should be in both English and Spanish. At a bare
minimum, there should be a button on each page that would translate the page
into at least Spanish. The link should be changed from “Fair Housing” to “Hous-
ing Discrimination” because far more people know what the latter means.

North Chicago

There is nothing about fair housing or how to report a housing discrimination
on North Chicago’s English—only website. However, since at least 2005 the city
has posted the HUD forms 928-1 and 1A on a bulletin board or on the wall in its
Building Department. These forms include a toll-fee number to call if you have a
fair housing complaint.

Waukegan

Waukegan’s English-only website offers no information on fair housing or
how to file a housing discrimination complaint. The home page has a link to
“General Information.” In the lengthy list of alphabetical links is the Fair Hous-
ing Center of Lake County which closed early in 2011. The link for the center
takes the viewer to the home page of the Illinois Department of Human Rights
where the there is a link for “Fair Housing.”

The only mention of fair housing is in the city’s 2010 CAPER/Annual report
which states that the city employs a full time staff person to act as a liaison for re-

91. “Language Spoken at Home,” 2010 American Community Survey 1-Year Estimates, Table S1601.
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ceiving all housing/municipality related complaints. No information is provided
for contacting this liaison. Housing discrimination complaints are received by
the Fair Housing Center which, as noted above, no longer exists.

Limited English Proficiency

People who have a limited ability to understand, speak, read, or write English
are considered to have “limited English proficiency.” Their limited English skills
can act as a barrier to fair housing choice by restricting their access to informa-
tion about available housing and their fair housing rights.

None of the three jurisdictions reports having a language access plan for their
residents with limited English proficiency despite a substantial proportion of
their residents who speak English “less than very well.” One in ten Lake County
residents over age five — approximately 69,000 people — speak English “less
than very well.” Nearly 44 percent of those who speak Spanish or Spanish Creole
— 48,940 Lake County residents — speak English “less than very well.”%? One
in twenty Lake County households lacks a family member over 14 who speaks
only English or speaks English “very well.”% The language most frequently spo-
ken in either situation is Spanish.

When the number of residents with a limited English proficiency who speak a
single language like Spanish exceeds 1,000 residents, the jurisdiction is obligated
to determine whether there is a need for a language access plan to help them ac-
cess programs under the jurisdiction’s services and programs including its Com-
munity Development Block Grant and block grant from the HOME program
authorized by Title II of the Cranston—-Gonzalez National Affordable Housing Act.

Lake County, however, reports that it is developing a language access plan.

North Chicago

The sample size in North Chicago was too small to identify the percentage of
residents who speak English “less than very well.”* However, 12.1 percent of
North Chicago households lack anybody who speaks only English or speaks it
“very well.” More than a third of these households speak Spanish.%

92.
93.

94.
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“Language Spoken at Home,” 2008-2010 American Community Survey 3-Year Estimates, Table S1601.
“No One Age 14 and Over Speaks English Only or Speaks English “Very Well”,“ 2008-2010 American
Commaunity Survey 3-Year Estimates, Table S1602.
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Waukegan

Twenty-nine percent of Waukegan residents — about 23,400 residents — do
not speak English “very well”? and 15.5 percent of Waukegan households lack
anybody who speaks only English or speaks it “very well.” More than a third of
these households speak Spanish.?” The number of Waukegan residents who
speak each of several other languages less than very well is only a few hundred
for each language.”®

The automated attendants for both the City of Waukegan and the Waukegan
Housing Authority offer callers a choice of English and Spanish.

Fair Housing Issues in Comprehensive

Plans

Fair housing and affirmatively furthering fair housing are missing from Lake
County’s comprehensive plan, the Lake County Regional Framework Plan.%®
The plan completely ignores the issue of racial segregation and barely touches on
economic integration.

The plan does note that HUD’s site and neighborhood standards attempt to
ensure that housing for lower-income persons is developed in areas other than
those of minority concentrations.!’® The plan notes that ten of the municipal re-
vitalization areas are in areas with high minority concentrations defined as 25
percent or more minority. None of these areas in unincorporated Lake County
are in high minority concentration areas. The plan suggests that these concen-
trations may give an indication to the types of services needed by the population
and that this may be an immediate opportunity to help create a natural customer
base that will patronize local minority owned or operated businesses.!%!

In its housing chapter, several of the “issues and opportunities” listed are re-
lated to fair housing:

¢ Housing supply is not meeting demand leading to a shortage of housing in
every price category, except the highest end.

Housing is becoming increasingly expensive in the County.
Affordable housing often faces local opposition.

¢

¢

& Theincreasein the elderly population is creating the need for more senior
housing with better access to transit, shopping, and medical facilities.

® Thereis ashortage of multifamily and rental housing units needed by the

workforce of Lake County businesses.

96. “Language Spoken at Home,” 2008-2010 American Community Survey 3-Year Estimates, Table S1601.

97. “No One Age 14 and Over Speaks English Only or Speaks English “Very Well”,“ 2010 American Commu-
nity Survey 1-Year Estimates, Table S1602.

98. “Language Spoken at Home,” 2008-2010 American Community Survey 3-Year Estimates, Table S1601.

99. Lake County Regional Framework Plan, Nov. 2004 revised through Feb. 13, 2007.

100. Ibid. 6-3, 6-4.

101.Ibid. 6-4.
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& Public housing and private housing using federal vouchers are concen-
trated in a few communities.

& Thereisan opportunity to help create a job-housing balance by encourag-
ing businesses to locate in communities with existing affordable hous
ing.102

The plan, however, is silent on how to meet any of these “issues and opportu-
nities.”

The plan discusses housing affordability and reports that North Chicago is
the most affordable community in Lake County.'%3

The plan reports on what it calls the mismatch of workforce housing and em-
ployment locations in Lake County. For example, the county’s southeast corner
accounts for 60 percent of the county’s jobs, but only 34 percent of the county’s
households. It’s also where housing prices are the highest in the county and con-
cludes that great majority of the housing units in this area are out of the reach of
households with earnings at or below Lake County’s median income.'%* The plan
reports that this mismatch of housing and employment will inevitably lead to an
even greater traffic burden on the already congested transportation system. It
may also reduce the attractiveness of the County to employers and eventually
hurt the economic viability of Lake County. The plan speaks of employers begin-
ning to pay attention to local housing issues and efforts to build employer as-
sisted housing in which employers provide financial assistance or benefits to
their employees to purchase or rent a home near their work. In return, employ-
ers will see a reduction in turnover and an increase in morale and loyalty, as well
as state and federal tax benefits.!%

The plan sets a goal of encouraging “a diverse variety of housing units to meet
the needs of Lake County residents of different demographic groups and eco-
nomic levels in a manner consistent with local planning objectives and this Re-
gional Framework Plan.” It sets policies to “encourage more upscale housing
development in communities with a large percentage of affordable housing” and
to “promote more affordable housing development in communities with a large
percentage of upscale housing and that are also located near transit and employ-
ment centers. It also calls for development of housing for senior citizens and of
“appropriate housing to serve people with disabilities.”1%6

The plan sets goals to “support the supply of workforce housing near existing
and planned employment centers in order to accommodate the workforce needed
to maintain a healthy economy” and “provide incentives for businesses to locate
in areas of the County where there is appropriate workforce available.”

The plan calls for preserving, maintaining, and expanding affordable housing
in Lake County through encouraging rehabilitation, supporting innovative ap-
proaches such as land banking and community land trusts, and supporting de-

102.Ibid. 8-1.
103.Ibid. 8-9.

104.Ibid. 8-10.
105. Ibid. 8-12.
106. Ibid. 8-21.
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velopment of manufactured home communities.!”

The plan’s land use chapter does not address the exclusionary land use ordi-
nances of the county and many of its municipalities that have successfully kept
out housing affordable to households with modest incomes from much of the
county. It does, however, set a policy to “provide the opportunity for the develop-
ment and redevelopment of housing of various types, densities, and costs to meet
the needs of the region’s growing population.”1%8

The community character chapter includes a policy to place residential devel-
opments, which serve diverse populations including seniors, in town centers.%®

North Chicago

The City of North Chicago did not provide a comprehensive plan for review.

Waukegan

Waukegan’s comprehensive plan was produced in 1987. There is nothing in the
plan related to fair housing. In fact, the plan does not even report the demographic
breakdown of the city’s population by race and ethnicity. The only provision even
remotely related to affirmatively furthering fair housing is the objective, “Provide
a sufficient supply of housing in a varied and balanced mix.”!10

Implementation of the 2004 Al

Lake County reports that it has taken a number of steps to implement the rec-
ommendations of its 2004 Analysis of Impediments. The 2004 Al identified only
three impediments, but offered a number of recommendations.

Neither North Chicago nor Waukegan responded to requests for how they
have implemented the 2004 analysis of impediments. The responses to each item
are those of Lake County.

pLODZ NN G R “When local property taxes are raised to pay for public

services such as schools, seniors on fixed incomes and persons with lower-in-
comes in these communities will bear the greatest financial burden. Persons
with modest incomes will give up essentials like food or move out of the commu-
nity to look for a home in an area with lower housing costs. Low housing costs
typically occur in poorer communities without the numerous public services once
enjoyed in the affluent neighborhood. This could be considered an impediment to
fair housing opportunities.”111

The county has attempted to promote the use of various forms of property tax

107. Ibid. 8-22.

108. Ibid. 9-20.

109. Ibid. 10-12.

110. The City of Waukgean Comprehensive Plan (Waukegan, Illinois: December 1987) 16.

111. Lake County Department of Planning, Building and Development and the Fair Housing Center of Lake
County, Lake County Fair Housing Analysis (Waukegan, Illinois: May 24, 2004) 58.
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relief, including General Homestead Exemption, Home Improvement Exemp-
tion, Senior Homestead Exemption, Senior Citizen's Assessment Freeze, Re-
turning Veteran's Exemption, Disabled Veteran's Standard Homestead
Exemption, Disabled Veteran's Exemption, Disabled Person's Homestead Ex-
emption, Property Tax Relief for Military Personnel, Senior Citizens Circuit
Breaker Grants, and Senior Citizens Tax Deferral Program. No data are avail-
able to determine the efficacy of these exemptions and programs.

LN EWAR T LT “In Lake County, minorities are concentrated in a few

communities. While affordable housing cannot guarantee a racially or ethnically
diverse community, a variety of housing types throughout a municipality — by
subdivisions — would break up concentrations of low—income households and
enhance housing choice. Concentrations of low—income households acts as an
impediment to fair housing opportunities.”!12

The Highland Park Housing Commission created a community land trust
that seeks to provide affordable housing in higher income communities including
Highland Park, Lake Forest, and others in the future. As best we can tell, these
programs have not made much of a dent in the shortage of housing affordable to
households with modest incomes.

p LV W[ LT IS “There is a also a recent development regarding rental

housing that has been noted. The Fair Housing Center [of Lake County] is aware
of several communities that have adopted, or are in the process of adopting, ordi-
nances that require annual inspections on all rental units within their communi-
ties. These ordinances call for the owner to pay a fee of up to $25.00 per unit for
these inspections with additional fees attached if a re-inspection is necessary.
The Fair Housing Center is of the opinion that these ordinances are an impedi-
ment to Fair Housing in that the additional fees paid by the owners are being in-
cluded in the raising of rental rates as well as any anticipated additional fees that
might result due to the inspections. According to the Fair Housing Center, there
is a very limited stock of affordable housing in Lake County, and for rental
amounts to be driven up by implementation of such ordinances, it is believed
there will be an overall negative impact on affordable units, thereby discourag-
ing persons from moving to certain areas.”!13

The now defunct Fair Housing Center of Lake County advocated for changes
to these ordinances without success.

p L0 [0 N T T [ 13 L BT J0ll “The County and the participating Community

Development Consortium Cities of North Chicago and Waukegan should con-
tinue to provide financial support for the Fair Housing Center of Lake County in
order to ensure its continuing existence.”114

112.Ibid. 59.
113.Ibid. 34.
114.Ibid. 59.
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The County contracted $40,000 to $75,000 each year for the Fair Housing
Center of Lake County to provide fair housing services. Waukegan and North
Chicago each contributed $4,000 to $10,000 annually. However, the parent orga-
nization of the Fair Housing Center closed due to financial reasons in 2011. The
three jurisdictions subsequently contracted with Prairie State Legal Services to
provide fair housing services..

P DE AN LT ELTT] “The Fair Housing Center should continue to

search for new ways to seek interested persons in serving as testers.”

The Fair Housing Center had started recruiting testers before it shuttered its
doors. In late 2011, Prairie State Legal Service contracted with the Fair Housing
Legal Clinic of the John Marshall School of Law to provide testing services.

p LV [V RN BT [ EL T EVIL TN “The Fair Housing Center should continue to

expand outreach and education activities in the western communities in Lake
County.”115

Representatives of the Fair Housing Center spoke to various community
groups throughout the Round Lake area. In 2011, representatives of Prairie
State Legal Services have conducted over a dozen programs on fair housing as
noted on page 82 of this report.

ORI ERG N “Lake County Board adoption of the County

Draft Framework Plan Goals and Policies pertaining to housing development,
and the implementation of those goals and policies.”116

The Draft Framework Plan was adopted in its entirety. Nearly all of the goals
and policies related to housing development call for "support" or "promote," lan-
guage that does not assure substantive implementation. The plan is discussed in
this report beginning on page 147.

p LV N BT o T T LG ELALTIN “Tt is recommended that the County and mu-

nicipal governments support the development of larger multifamily units — 3
bedrooms and higher — for low and moderate-income families. Also, such devel-
opments should be encouraged to locate in neighborhoods and subdivisions with
a variety of housing types.”117

This recommendation has not been implemented. It has received no official
support from the county or local governments.

PO DE AN T IR ELITT ] “Continued participation by the Lake County

Housing Authority and the Affordable Housing Corporation of Lake County in
the Lake County Anti-Predatory Lending Pilot Program.”

115.Ibid.
116. Ibid.
117.Ibid.
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Only a pilot program, it was dissolved after HUD eliminated funding to pro-
vide housing counseling. Both the Lake County Housing Authority and the Af-
fordable Housing Corporation participated in the pilot program..

QL YT T I L ELTTR “Development by Lake County and the Cities of
North Chicago and Waukegan, in conjunction with the Fair Housing Center, of a
model Affirmative Fair Housing Marketing Plan, for use by developers of HOME
and CDBG-assisted housing, and more intensive monitoring of affirmative fair
housing marketing efforts by such developers.”118

This recommendation has not been implemented.

p L0 [V NG T [ T BV B “An analysis of statistical and programmatic
data available under the Home Mortgage Disclosure Act (HMDA) and Commu-
nity Reinvestment Act (CRA), to be conducted by the Fair Housing Center or an
independent agency.”119

This recommendation was not implemented.

PL L LWLl T T I BRIl “Tocal housing authorities, the Lake County
Affordable Housing Corporation and Habitat for Humanity should continue to
encourage families to seek housing outside areas with low—income and minority
concentrations.”120

This policy has been subtly encouraged. It appears, however, that it has not
been systemically implemented.

p L0 [V RN IETe T [ T3 L Vo]0l “Tt is recommended that the Fair Housing Cen-
ter of Lake County, with assistance from County staff, develop a fair housing or-
dinance to be presented to the County Board for adoption.”

No fair housing ordinance has been introduced in Lake County.

PO E RN Rl T T N ERITO TR “Adoption by the County Board of the County
Draft Framework Plan policies pertaining to school funding, and in particular
the policy calling for the building of a coalition by the County with school dis-
tricts, other governmental entities, businesses, and civic organizations to pro-
mote school finance reform in the Illinois General Assembly.”121

The Framework Plan was adopted in its entirety, with this policy included.
However, the county has not officially initiated the recommended reform effort.

118.Ibid. 60.
119.Ibid.
120. Ibid.
121. Ibid.
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While Lake County is one of the wealthiest counties in Illinois and the nation,
averages mask the significant extent of poverty, the large proportions of house-
holds that cannot afford their housing, and the extensive segregation throughout
Lake County. As documented in Chapter 3, very little of Lake County reflects the
county’s overall racial, ethnic, and economic diversity. Racial, ethnic, and eco-
nomic segregation is the norm rather than the exception in nearly all of Lake
County as well as most of the Chicago metropolitan area. This segregation has re-
sulted in the overwhelming majority of African American and Latino Lake County
residents living in the lowest and low opportunity group communities while Cau-
casians live in communities ranging from the lowest to highest opportunity

groups.!

In a free housing market that is not distorted by discrimination, at least 9.1
percent of the residents in every municipality in Lake County would have been
African American without any change in housing costs. In 2010 Blacks com-
prised five percent or less of the population in 86 percent of Lake County’s 51
municipalities and less than two percent in 61 percent of the county’s cities and
villages.

The impacts of this hypersegregation are immense. Living largely in the low-
est and low opportunity group cities and villages, the vast majority of the
county’s African American and Latino residents lack access to the quality educa-
tion, community resources and services, and employment opportunities needed
for the upward mobility we all wish for our children.? It leads to perpetuation of
the lower class from which relatively few are able to move upward.

North Chicago and Waukegan are more diverse than nearly all the rest of
Lake County. But demographically, North Chicago is two very different cities
with Latinos of any race and African Americans concentrated in the north end
and Caucasians concentrated in the south end. Two census tracts in the middle
of the city are racially and ethnically integrated.

Overall, Waukegan has been diverse for more than 20 years with the propor-
tion of African Americans roughly what would be expected in a free housing mar-
ket without discrimination. The city’s Latino population more than doubled
during this time period to 53.4 percent of the population, far greater than what
would have been expected in a free housing market without discrimination.

The concept of opportunity groups is explained beginning on page 17.
For a thorough, well-documented discussion of these impacts, see Douglas Massey and Nancy Denton,
American Apartheid: Segregation and the Making of the Underclass (Cambridge, MA: Harvard University

Press, 1993)
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Within Waukegan, the proportions of African Americans are lower than what
would be expected in a free housing market in five census tracts and significantly
higher in four tracts. Several census tracts on the outer edge of Waukegan are
overwhelmingly white and exhibit the characteristics of hypersegregation that
dominate Lake County.

The racial, ethnic, and economic segregation that defines so much of Lake
County and the entire Chicago metropolitan area contribute to the concentra-
tion of minorities in North Chicago and Waukegan.

As documented in chapters 3 and 4, these levels of hypersegregation are
largely the result of discriminatory private and public sector practices and poli-
cies and seemingly “neutral” policies and practices that generate discriminatory
impacts.

The recommendations in this chapter seek to help Lake County, North Chi-
cago, and Waukegan fulfill their legal obligation to affirmatively further fair
housing. As explained in detail in Chapter 2, every jurisdiction that accepts Com-
munity Development Block Grants and other funds from the U.S. Department of
Housing and Urban Development (HUD) agrees to affirmatively further fair
housing. As HUD has acknowledged,

“The Department believes that the principles embodied in the
concept of “fair housing” are fundamental to healthy communi-
ties, and that communities must be encouraged and supported to
include real, effective, fair housing strategies in their overall plan-
ning and development process, not only because it is the law, but
because it is the right thing to do.”3

“Although the grantee’s AFFH [affirmatively further fair hous-
ing] obligation arises in connection with the receipt of Federal
funding, its AFFH obligation is not restricted to the design and
operation of HUD-funded programs at the State or local level.
The AFFH obligation extends to all housing and housing-related
activities in the grantee’s jurisdictional area whether publicly or
privately funded.”*

As Chapter 2 explained, a number of “suggestions” were offered throughout
this analysis of impediments. While the regulations, practices, and policies the
suggestions address are not impediments to fair housing choice at this time, they
could develop into impediments if not altered. The three jurisdictions should
consider these “suggestions” as constructive recommendations to incorporate
fair housing concerns into their planning and implementation processes.

The recommendations in this chapter provide a framework on which the
county and cities can build their efforts. They are not meant to constitute a com-
plete menu of actions that can be taken. The three jurisdictions will likely find
that there are additional actions and programs that might be appropriate that
are not mentioned here.

3.
4.
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Office of Fair Housing and Equal Opportunity, U. S. Department of Housing and Urban Development,
Fair Housing Planning Guide, (Washington, DC. March 1996), Vol. 1, i. Emphasis in original.
Ibid. 1-3. Emphasis added.
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Nor are these recommendations intended to help solve all of the challenges
that face Lake County, North Chicago, and Waukegan. The impediments identi-
fied and recommendations offered are tightly focused on affirmatively furthering
fair housing choice.

In the fullest sense of the term, “affirmatively furthering fair housing” re-
quires the county and cities to address the discriminatory practices that distort
the free housing market and produce segregative living patterns. It means
proactively establishing and implementing policies and practices that counteract
and mitigate discriminatory housing practices and policies of the private and
public sectors. While a county or city itself might not engage in discriminatory
housing practices or policies, it should recognize that when its passive approach
results in segregative living patterns, it needs to take action to correct this dis-
tortion of the free housing market as part of its legal obligation to affirmatively
further fair housing. The recommendations of this chapter present many of the
tools that Lake County, North Chicago, and Waukegan can use to “affirmatively
further fair housing” in the fullest sense of the term. Because the three jurisdic-
tions differ significantly, some impediments and recommendations apply to one
or two of the three subject jurisdictions rather than to all three.

Like so many cities and counties across the nation, Lake County, North Chi-
cago, and Waukegan are under severe budgetary constraints. When it comes to im-
plementing these recommendations, allowances should be made for fiscal realities.

Stop reading now if you have not
read chapters 3 and 4.

/B

Readers of long complex documents are
often tempted to skip right to the
conclusions and recommendations, which
can leave them wondering, “How did the
authors ever arrive at that conclusion?” You
can minimize this possibility if, before you
read this chapter, you read chapters three
and four where you will find all the data and
analysis on which these impediments and

} recommendations are based. You will get the
L } most out of this chapter by reading chapters
‘ three and four first.
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Private Sector Impediments

Addressing Discriminatory Practices

[T EEAN  The data presented in Chapter 3 are clear that racial and

ethnic segregation is the norm rather than the exception in Lake County. The
percentage of African American residents and Latino residents in most Lake
County municipalities is far less than would be expected in a free housing mar-
ket that is not distorted by discrimination. A substantial number of Lake
County cities and villages have minuscule minority populations while there
are large concentrations of Black and Hispanic residents in a handful of the
county’s towns. The data and analysis in Chapter 3 strongly suggest that a
substantial proportion of Black and Hispanic home seekers encounter discrim-
ination throughout Lake County. There is a crying need in Lake County to
identify the extent, if any, that real estate firms, rental agents, apartment
managers, and landlords engage in discriminatory practices. The high degree
of racial and Hispanic segregation reported in Chapter 3 strongly suggests
that minorities are being steered to housing in predominantly minority and in-
tegrated communities and neighborhoods while whites are steered to over-
whelmingly Caucasian neighborhoods. In addition, there is no factual data
available in Lake County as to whether landlords or rental agents are rejecting
tenants who are minorities, households with children, or people with disabili-
ties who need a reasonable accommodation.

Lake County, North Chicago, and Waukegan should con-

tract with a qualified organization to conduct ongoing, systematic, and thorough
testing to identify any discriminatory practices in rental and for sale housing,
particularly racial steering.? Tests should be conducted according to standards
that would make their findings admissible in court proceedings. It is crucial that
each jurisdiction follow up when testing uncovers discriminatory practices or
policies to bring an end to such practices.

“Testing” the practices of real estate practitioners, in both “for sale” and
rental housing, has long been a valuable and reliable tool for uncovering dis-
criminatory practices that are at the heart of racial segregation, particularly
racial steering where real estate and rental agents direct whites to predomi-
nantly white neighborhoods while they direct African Americans to all-Black
neighborhoods and away from predominantly white and integrated neighbor-
hoods. Testing can help determine the extent of racial steering, if any, by real
estate professionals in the county and each of its cities and villages.

As explained beginning on page 55, testing can also help reveal the extent
to which Asian and Latino households are steered to areas of Asian and His-

5. Testing is explained in a footnote on page 83.
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panic concentrations or are freely choosing to move to these areas as is typical
of first and second generation immigrants.

L I EPA 1t is possible that racial steering and other discriminatory

practices by some members of the real estate industry account for the 73 per-
cent of the county’s African American population being concentrated in North
Chicago, Waukegan, and Zion. Steering and other discriminatory practices
likely account for 59 percent of the county’s Latino population being concen-
trated in Mundelein, North Chicago, Round Lake Beach, and especially Wauk-
egan where 35 percent of the county’s Hispanic population lives. Steering may
explain why 54 percent of the county’s Asian population lives in Buffalo Grove,
Vernon Hills, Waukegan, Gurnee, Mundelein, and Round Lake. Steering and
other discriminatory practices also probably explain why the Black population
in 31 of Lake County’s 51 municipalities was less than two percent. The pro-
portion of African American residents was five percent or less in 44 of Lake
County’s 51 municipalities — 86 percent of the county’s villages and cities. As
documented in Chapter 3, every Lake County town would have been at least
9.1 percent Black in a free market undistorted by discrimination. The county’s
Latino residents were more concentrated than its Asian residents, but not as
concentrated as its African American residents.5

Throughout the country some real estate professionals have been known
to direct minorities to areas perceived as minority or as integrated neighbor-
hoods, and to direct them away from predominantly white areas of a city. They
have also been known to direct white people away from integrated and pre-
dominantly minority neighborhoods. Steering is a major cause of segregation
and resegregation of neighborhoods from all-white to all-Black. If whites are
steered away from integrated neighborhoods, then only minorities will move
in and the neighborhoods will eventually resegregate. Maintaining demand
for housing from all races and ethnic groups is the key to achieving and main-
taining stable, racially- and ethnically-diverse neighborhoods and villages.

One key to reducing the extent of segregation in Lake County is to expand
the housing choices of African Americans and Latinos to include cities and vil-
lages where few Blacks or Hispanics live today.

Recommendations

2.A In conjunction with North Chicago and Waukegan, Lake County
should establish a program that encourages home seekers to expand where
they look for housing. For example, members of minority groups should be en-
couraged to expand their housing search to include housing throughout the
county, especially closer to their jobs, and not just in towns or neighborhoods
with substantial minority populations. Caucasians should be encouraged to
also look at housing in integrated neighborhoods, particularly closer to their

6. Asnoted in Chapter 3,
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jobs, and not just in overwhelmingly white towns and neighborhoods. The
idea is to expand housing choices and remove self-imposed restrictions. The
need to expand housing choices is particularly acute in North Chicago,
Waukegan, and Zion.

2.B  This goal can be accomplished most effectively through face to face
counseling through an ongoing publicity campaign. The Oak Park Regional
Housing Center serves as a model of a highly effective counseling program
that has successfully expanded housing choices and helped maintain racially—
diverse neighborhoods that otherwise would have resegregated.” A publicity
campaign can use billboards, newspaper articles and display ads, and the
Internet, including the Lake County, North Chicago, and Waukegan websites.
An effort should be made to persuade local newspapers and websites to in-
clude a prominent notice with their real estate advertising sections that pro-
mote expanding housing choices to include the entire county.

[T IREREEN  Our online sampling of the offices of real estate agents

and rental offices revealed a paucity of Asian, Hispanic, and African American
agents. Minority agents serve as a “welcome sign” to potential home seekers
characterized as minorities. As noted in Chapter 4, Lake County real estate
firms market their services online as well as in print. Their websites and dis-
play ads often include photographs of their agents. When nearly all of their
agents are white, minorities — rightly or wrongly — often interpret that as a
sign that minorities are not welcome in the communities served.

Working closely with organizations of local real estate

professionals as well as with the offices of local real estate firms, developers,
landlords, apartment managers, and rental agents, the three jurisdictions should
seek to get these private sector entities to increase their efforts to recruit African
Americans, Hispanics, and Asians as residential real estate agents, leasing
agents, and property managers. Training seminars conducted by a fair housing
organization offer one way to convey this information.

[ GG R Asnoted in Chapter 4, when display ads and brochures for

real estate — ownership or rental — depict residents of only one race or ethnic-
ity, they send a clear message of who is welcome and not welcome to live in the
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The center is located in Oak Park, Illinois and can be reached at 708/848-7150; Rob Breymaier, Executive
Director. Website: http:/www.liveinoakpark.org. The center maintains a constantly updated database of
available rentals in racially-integrated Oak Park, provides fair housing and marketing technical assistance
to landlords, and promotes the community to all races and ethnicities. Clients are encouraged to make “af-
firmative moves” or pro-integrative moves that will promote racial integration in the community. The Hous-
ing Center has also provided this service in the predominantly Caucasian western suburbs of Chicago and
provides affirmative marketing in its homeownership counseling program. In all cases, the final decision is
the client home seeker’s. However, the Housing Center expands the housing options known to its clients and
70 to 80 percent of them make a pro-integrative move. In the past, the center provided free escorts to see
rentals in suburban areas that African Americans rarely considered and/or were reluctant to visit.
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advertised housing, thus limiting the housing choices home seekers perceive
as available to them.

ALl TS EVTSTIN ATl three jurisdictions, but especially Lake County, should
work closely with local real estate firms, developers, rental management compa-

nies, and landlords to get them to include people of all races as well as Latinos in
their display advertising, brochures, and websites. Lake County should seriously
consider filing fair housing complaints against those developers and landlords who
fail to use racially/ethnically-diverse models in their display advertising and mar-
keting campaigns, brochures, and websites. Training seminars conducted by a fair
housing organization are one way to convey this information.

Mortgage Lending

(NGO EEE  Discrimination against African Americans and, to a lesser
degree, Latinos, in issuing mortgages continues unabated in Lake County,
North Chicago, and Waukegan as it does throughout the nation.

The data reported in Chapter 4 strongly suggest that during the study pe-
riod the private sector lending industry engaged in widespread discrimination
in Lake County against African Americans and Hispanics in several ways.
The industry steered them into high cost (subprime and predatory) mortgage
and refinancing loans far more frequently than Caucasians and Asians. The
use of high cost loans was more widespread in North Chicago and even more
common in Waukegan where Latinos had the greatest percentage of high cost
mortgages and refinancings.

Mortgage applications from Blacks and Latinos were approved less fre-
quently than for whites and Asians with comparable incomes in Lake County,
North Chicago, and Waukegan. Since the reasons for denial were similar for
all racial and ethnic groups, discrimination almost certainly accounts for the
differing approval rates.

Recommendations

5.A  The ongoing disparity in loan approval rates suggests a substantial
need to provide African Americans, Latinos, and lower-income households,
with financial counseling to better prepare applicants before they submit a
mortgage loan application. Such counseling should include educating poten-
tial home buyers to recognize what they can actually afford to purchase,
avoiding the use of high cost and high risk mortgages, budgeting monthly
ownership costs, building a reserve fund for normal and emergency repairs,
recognizing racial steering by real estate agents to high cost lenders, and en-
couraging consideration of the full range of housing choices available. Lake
County, North Chicago, and Waukegan should establish this function or con-
tract with an organization that provides such counseling. The county should
require all real estate firms to provide a brochure or written notice to poten-
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tial buyers that informs them about this counseling and alerts them to the
signs of discrimination in issuing home loans. While this impediment is not
unique to Lake County, the absence of an effective national effort to overcome
this discrimination warrants local action.

5.B  Local governments are limited in what they can do to alter the behav-
ior of those lenders that engage in discriminatory practices because the regu-
lation of lenders falls within the purview of the federal government. But
because counties and cities can choose where they place their cash reserves
and operating funds, Lake County, North Chicago, and Waukegan are in a po-
sition to reward those lenders that do not¢ discriminate and penalize those that
do. All three should adopt and carry out a policy that they will bank and do
business only with financial institutions that do not engage in these discrimi-
natory practices. Such a policy and practice would make it in the financial in-
terest of lenders to discontinue discriminatory practices. To implement this
policy, the three jurisdictions will need to examine Home Mortgage Disclosure
Act and Community Reinvestment Act data on the lending practices of spe-
cific local institutions to identify those lenders, if any, that have not engaged
in discriminatory lending practices.

Public Sector Impediments

Building a Climate to Overcome Private Sector Impediments

160

IR EN  There appears to be a lack of commitment from Lake

County and its 51 municipalities to achieving racial, ethnic, and economic in-
tegration throughout the county. As many of the recommendations for over-
coming the private sector impediments suggest, those barriers to fair housing
choice cannot be completely overcome without a firm commitment from Lake
County, North Chicago, and Waukegan — as well as from the other 49 cities
and villages in the county. It will take a public-private partnership to establish
a free market in housing devoid of discrimination throughout Lake County.

Recommendations

6.A  Lake County, North Chicago, and Waukegan should expressly embrace
the concept of achieving and maintaining stable, racially, ethnically, and eco-
nomically diverse communities. The leadership of elected officials is key to im-
plementing this recommendation and to building public support for this goal.
This is a goal that belongs in the comprehensive plans of all three jurisdictions
and in the plans of each of the county’s 49 other municipalities.

6.B  Each jurisdiction should also consider adopting a “housing diversity”
statement in which it clearly articulates its vision for a jurisdiction that is ra-
cially, ethnically, and socioeconomically integrated throughout.
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Implementing the recommendations for the next two impediments also
gives each jurisdiction a tangible way to show its commitment to affirmatively
furthering fair housing.

As the U.S. Department of Housing and Urban Develop-
ment reported years ago, fair housing is far more than holding poster contests
and conducting an annual fair housing symposium. A genuine commitment re-
quires a year-round fair housing program, not just declaring each April “Fair
Housing Month.”

None of the three jurisdictions displays a tangible year-round commitment
to fair housing and the core purpose of the Community Development Block
Grant program to achieve the spacial deconcentration of racial and ethnic mi-
norities and lower—income households. They have not put in place even the
most basic practices and policies to foster racial, ethnic, and economic housing
integration and reduce the high levels of racial, ethnic, and economic segrega-
tion throughout nearly all of Lake County. At a bare minimum, Lake County,
North Chicago, and Waukegan need to start building a climate supportive of
fair housing.

Recommendations

7.A  Lake County, North Chicago, and Waukegan should each adopt a fair
housing ordinance that is functionally equivalent to the nation’s Fair Housing
Act. Their ordinances should establish an accessible, fair, and efficient local
enforcement process that is swifter than the federal or state processes. A local
ordinance can craft a simpler, more accessible process that will encourage
those who believe they have been wronged to step forward and seek a remedy.

Their fair housing ordinances should be at least as broad as the federal and
Illinois laws governing housing discrimination. In addition, they should add
coverage for “source of income” so that landlords cannot legally refuse to rent
to households solely because they use a housing choice voucher.

Perhaps even better, Lake County could adopt a fair housing ordinance
that is applicable to all residential properties throughout the county, not just
in unincorporated Lake County.

7.B  Each jurisdiction that adopts a fair housing ordinance should appoint
and adequately fund a Fair Housing Commission to implement its fair hous-
ing ordinance.

7.C  Each of the three jurisdictions should appoint and train a fair housing
officer to spearhead its efforts to combat housing discrimination, provide as-
sistance to people who may have a fair housing complaint, and staff any fair
housing commission the jurisdiction may create. This individual would be the
“go—to” staff person on housing discrimination issues.
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7.D  Eachjurisdiction should print brochures in English and Spanish about
how to recognize housing discrimination and how to file a fair housing com-
plaint under their local ordinances. All leasing offices and real estate offices
within their borders should be required to give a copy of the brochure at first
contact with a prospective customer. An electronic version of the brochure
should be easily accessible at each jurisdiction’s website in both English and
Spanish.

7.E  As recommended in this chapter, Lake County, North Chicago, and
Waukegan need to establish ongoing programs to achieve fair housing within
their borders.

[T ERE]  While it is a positive sign that Barrington, Deerfield, and

Highland Park have adopted fair housing ordinances, they have become
stealth laws noteworthy for their invisibility to the public and lack of imple-
mentation and enforcement.

Recommendations

8.A  Barrington, Deerfield, and Highland Park need to train and appoint a
fair housing officer to guide implementation of their fair housing ordinances.

8.B  These three municipalities need to publicize their fair housing ordi-
nances to people looking for housing within their boundaries. Each should in-
clude a page on housing discrimination on their websites with a link on each
jurisdiction’s home page. Each jurisdiction should print a brochure in English
and Spanish about how to recognize housing discrimination and how to file a
fair housing complaint under their local ordinances. All leasing offices and
real estate offices within their borders should be required to give a copy of the
brochure upon first contact with a prospective customer.

Expanding Affordable Housing Throughout Lake County

[T ERES]  The concentration of housing affordable to households

with modest means in a few Lake County municipalities strongly suggests the
presence of exclusionary zoning provisions, practices, and policies in the vast
majority of Lake County villages and cities that make it impossible to build
housing affordable to all but higher-income households.8 By effectively ex-

8.

162

Exclusionary zoning practices are discussed beginning on page 116. They include large lot zoning as well
as mapping very little land to those zoning districts with smaller minimum lot sizes or that allow for
multi-family housing as of right. Exclusionary zoning techniques and remedies are explained and ana-
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cluding the construction of housing that households of modest incomes can af-
ford, these zoning provisions contribute to the substantial racial, ethnic, and
economic segregation throughout Lake County.

Recommendations

Lake County faces a dilemma much like Westchester County,
New York as reported in Chapter 2. The extensive segregation in
both counties results, in part, from the exclusionary zoning prac-
tices and policies of the municipalities within the county. Neither
county has the legal ability to override local zoning codes. How-
ever, Lake County can offer incentives to encourage its municipal-
ities to eliminate the exclusionary provisions in the zoning codes
and practices. The county can decline to spend Community De-
velopment Block Grant funds and other funds in the exclusionary
communities. But it lacks the legal ability to force a municipality
to alter its zoning codes — a factor that the U.S. Department of
Housing and Urban Development should take into account.

Unlike Westchester County which has no zoning power over
unincorporated land, Lake County does zone its unincorporated
land which gives Lake County the ability to eliminate exclusionary
zoning in unincorporated Lake County.

9.A  Lake County should commission an independent analysis of its Uni-
fied Development Ordinance to identify provisions, practices, and policies that
hinder or prevent the construction of housing affordable to households of
modest means. The analysis should identify specific provisions with an exclu-
sionary effect and suggest revisions to mitigate the exclusionary impacts as
well as identify proactive approaches to make affordable housing a realistic
possibility throughout unincorporated Lake County.

9.B  Lake County should commission an independent analysis of the zon-
ing codes of its municipalities in which the proportions of African Americans
and/or Latinos are well below what would have been expected in a free
housing market not distorted by discrimination. The analysis should identify
zoning provisions, practices, and policies that hinder or prevent the construc-
tion of housing affordable to households of modest means. The analysis
should identify specific provisions with an exclusionary impact, suggest revi-
sions to mitigate the exclusionary effects, and identify proactive approaches
to make affordable housing a realistic possibility in every Lake County city
and village.

lyzed at some length in the seminal work edited by Randall Scott, Management & Control of Growth.: Is-
sues — Techniques — Problems — Trends (Washington, DC: The Urban Land Institute, 1975) at 439-589.
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9.C  Amend Lake County’s Unified Development Ordinance to allow acces-
sory dwellings in at least the R-2, R-3, and R—4 zoning districts. Accessory
dwellings offer an opportunity to provide housing affordable to households
with modest incomes and to enable elderly households with reduced incomes
to continue to live on their property. By limiting accessory dwellings to the
large lot AG, RE, E, and R-1 districts with a minimum lot area of 80,000
square feet, the county’s Unified Development Ordinance imposes a barrier to
providing affordable housing via accessory dwellings in the R-2 through R-6
residential districts.

While relatively little land is currently zoned R-2, R-3, or R—4, sound plan-
ning principles suggest no reason to continue to exclude accessory dwellings
from these districts.

[ M EANE The only mention of “affordable housing” in the county’s

Unified Development Ordinance is its definition and a vague statement to sup-
port affordable housing where infrastructure can support it. Since signifi-
cantly higher proportions of minority households have modest incomes, the
failure of Lake County’s code to actually provide for the inclusion of affordable
housing poses a barrier to fair housing choice by restricting housing opportu-
nities for households with modest incomes to those municipalities in the
county with concentrations of lower—cost housing and minorities.

At a minimum, Lake County should amend its Unified De-

velopment Ordinance to require the inclusion of dwelling units affordable to house-
holds with modest incomes in all districts, except AG (agricultural), in which
housing is allowed and provide a density bonus. At least ten percent of the units in
any development of ten or more units should have to be affordable to lower-income
households in exchange for a ten percent density bonus, enabling the developer to
retain her profits while providing some sorely-needed dwellings for households of
modest means. The ordinance should require that the affordable housing be mar-
keted affirmatively throughout the county to all races and ethnicities.

The county should conduct research to see if there is a legal way to maintain
this requirement if a municipality annexes unincorporated land. It is easy to
foresee developers seeking annexation to a municipality to avoid their affordable
housing obligation.

[T EEANE The limited availability of housing affordable to house-

holds with modest incomes outside of the northeast corner of Lake County
contributes to the racial and socioeconomic segregation that dominates the
county.

Recommendations

11.A  While ending exclusionary land—use provisions and practices will take
at least a decade, the efforts of the public—private partnership Community
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Partners for Affordable Housing can produce results much more quickly.
Community Partners, discussed beginning on page 113 manages the first
community land trust in Illinois to preserve, maintain, and develop rental and
ownership housing that is permanently affordable to households with modest
incomes. Lake County should either create a new entity modeled on Commu-
nity Partners or adequately fund Community Partners for Affordable Hous-
ing to expand its efforts to all of Lake County. Essential to this effort, however,
are requirements (1) for affirmative marketing to assure that the full racial
and ethnic diversity of Lake County is well represented among the households
helped and (2) to provide counseling to promote pro-integrative moves. The
selection of sites should also be pro-integrative to open up housing opportuni-
ties for African Americans and Latinos in those parts of the county where the
proportions of Blacks and Hispanics are significantly below what would be ex-
pected in a free housing market absent discrimination.

11.B Lake County should look into developing and adopting a “Fair Share
Housing Plan” under which those municipalities with little or no housing af-
fordable to modest—-income households would be obligated to furnish realistic
opportunities to provide their fair share of the county’s need for housing af-
fordable to households of modest incomes.? Such a plan would establish a legal
mechanism to eliminate exclusionary zoning provisions in the zoning codes of
Lake County and all of its municipalities. Coupled with the recommendation
immediately above, a Fair Share Housing Plan could significantly reduce seg-
regation in Lake County over the years.

11.C  As noted in this analysis, housing segregation in Lake County ema-
nate largely from two major factors: (1) discriminatory practices in the private
sector that effectively discourage African Americans and Latinos from buying
or renting in most of Lake County and (2) the zoning ordinances and practices
of Lake County and most of its municipalities that effectively exclude housing
affordable to households with modest incomes, a disproportionately high per-
centage of whom are African American or Latino.

This double whammy effectively limits the housing choices of most Black
and Hispanic households in Lake County. As explained in the highlighted text
box on page 163, Lake County cannot force its municipalities to eliminate
their exclusionary zoning provisions. However, by creating an interactive,
searchable website of affordable rental and ownership housing throughout
Lake County, the county can help expand the housing choices of households
with modest incomes by making them aware of housing they can afford lo-
cated throughout the county.

An excellent online model for expanding awareness of affordable housing
opportunities is the District of Columbia’s website DCHousingSearch.org.
The site offers a sophisticated, but easy-to—use search engine to locate rental

9. While fair share housing plans have existed since the 1960s, the best known is the one established under
the “Mount Laurel Doctrine” in New Jersey. For an informative history, visit http:/fairsharehousing.org/
mount-laurel-doctrine.
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and ownership housing affordable to households with modest incomes as well
as for wealthier households. The search tools include a “Basic” search in
which the user specifies the number of bedrooms and bathrooms, rent range,
zip codes, proximity to public transit, smoking policy, and whether the land-
lord speaks English or Spanish. The “Advanced” search adds proximity to
shopping, hospital, distance from a specific address, and different types of se-
nior housing. The “Accessible Search” adds about two dozen accessibility op-
tions. Users can specify whether they hold a Section 8 Housing Choice
Voucher so their search will identify properties where the landlord will accept
a voucher.!® A user can translate the site into Spanish with one click of a
mouse and translate the site into over 50 other languages with just two clicks.

SocialServe.com, the company that maintains the DCHousingSearch site,
already has a rudimentary limited site with rental housing for ten towns in
Lake County: Fox Lake, Gurnee, Ingleside, North Chicago, Park City, Round
Lake, Round Lake Beach, Vernon Hills, Waukegan, and Zion. Lake County
should work with SocialServe.com (or a similar provider) to expand its cur-
rent interactive website of affordable rental housing in Lake County to also
include ownership housing and to include municipalities in addition to the ten
municipalities currently covered.

The websites of Lake County, North Chicago, Waukegan, and each of the
49 other Lake County municipalities should prominently include a web page
on finding affordable housing that links to this new web page. While Lake
County is developing its own website for affordable housing searches as rec-
ommended here, the Lake County, North Chicago, and Waukegan websites
should include a direct link to SocialServe.com’s “Housing Search: Lake
County, IL” web page.

Incorporating Fair Housing Into the Planning Process

LI EAPA The planning processes in Lake County, North Chicago,

and Waukegan do not address any fair housing issues. Residential develop-
ments that require county or city review and approval are approved without
any effort to affirmatively further fair housing.

Recommendations

12.A Lake County, North Chicago, and Waukegan should explicitly require
developers of all residential developments and buildings to comply with the
federal Fair Housing Act, Illinois’ Human Rights Act, and any fair housing or-
dinance they may adopt. Each jurisdiction should require every developer to
agree to comply with the guidelines suggested below in order to receive a
building permit, zoning, and/or subdivision approval. All three jurisdictions

10. This search criterion is needed because Illinois and Lake County both lack a fair housing law that in-
cludes “source of income” as a protected class.
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should also require compliance with the accessibility standards of the Ameri-
cans With Disabilities Act in order to receive a building permit. The underly-
ing concepts are to not only ensure that new housing is accessible to people
with disabilities, as the ADA requires, but to also make home seekers aware of
the full array of housing choices available to them and to feel welcome in the
proposed development.!! A number of cities including Hazel Crest and Mat-
teson, Illinois have adopted ordinances that effectively require compliance
with the Fair Housing Act to receive building permits or zoning approval for
new construction of all housing. A building permit cannot be issued until the
city approves the developer’s plans for compliance.!2

12.B In conjunction with the management or owners of apartment com-
plexes, a county or city can also develop marketing plans to fulfill the man-
dates of the applicable fair housing laws. Goals would be established and a
record kept on the racial composition of current occupants and those looking
for housing in the complex so the plan’s success can be evaluated. The legality
of these requirements was upheld in federal court in South Suburban Hous-
ing Center v. Board of Realtors.!3

12.C  For the developer or landlord, compliance with fair housing laws in-
volves abiding by the accessibility standards promulgated in the Americans
With Disabilities Act and taking positive steps to promote the housing to peo-
ple in the racial and/or ethnic groups whose proportions are significantly
lower than expected in a free housing market without discrimination. Build-
ing permit and zoning approval should require some or all of the following ac-
tions:14

[ Producing print and Internet advertising targeted to the racial or
ethnic groups whose proportions in a municipality are
significantly less than would exist in a free housing market devoid
of discrimination. Photos and videos of models portraying
residents or potential residents should reflect the full diversity of
Lake County to show that all are welcome to move to the
advertised building or development.

[ Using models in billboard advertising to portray residents or
potential residents who reflect the full diversity of Lake County to

11.

12.

13.
14.

Marketing in accord with the Fair Housing Act is nothing new. The precursor of modern fair housing mar-
keting rests in the 1972 federal government requirement that all developers who use Federal Housing Ad-
ministration insurance must file an “affirmative marketing plan” with the U.S. Department of Housing
and Urban Development to encourage a racially-integrated housing market. These plans are to specify
“efforts to reach those persons who traditionally would not have been expected to apply for housing.”
Quoted in Phyllis Nelson, Marketing Your Housing Complex in 1985 (Homewood, IL: South Suburban
Housing Center, 1985), 10.

James Engstrom, Municipal Fair Housing Notebook: A Description of Local Ordinances, Tools, and Strat-
egies for Promoting a Unitary Housing Market (Park Forest, IL: Fair Housing Legal Action Committee,

1983), 11, 97.

713 F.Supp. 1069, 1086 (1989).
These recommendations are contingent on Illinois state law permitting the county and two cities to
amend their land use and subdivision codes to make such requirements.
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show that all are welcome to move to the advertised building or
development.

[ Employing real estate agents or rental agents who reflect the full
diversity of Lake County. As noted in Chapter 4, it appears that
the real estate agent and rental agent workforce has a
disproportionately small number of African American and Latino
agents.

[ Giving every client who comes to look at housing a brochure that
clearly identifies illegal discriminatory practices and provides
clear contact information to file a fair housing complaint. The
county should consider producing this brochure and providing a
PDF file to each developer, real estate firm, landlord, and rental
management firm to print. The brochure should be available in
English and Spanish.

[ Prominently displaying the Fair Housing logo and/or the phrase
“Equal Opportunity Housing” and contact information to file a
housing discrimination complaint in all online and print display
advertising, as well as all printed brochures that offer rental or
ownership housing.

[T I EMEAER Zoning for community residences for people with disabili-

ties in all three jurisdictions fails to comply with the nation’s Fair Housing Act.

As explained beginning on page 122, by including “up to 8 persons with physi-
cal or developmental disabilities and attendant support staff living together as a
single housekeeping unit in a single dwelling unit” in its zoning definition of
“household,” Lake County renders all of its other zoning restrictions on commu-
nity residences for up to eight people with disabilities legally unenforceable. The
definition of “household” requires the county to allow all community residences
housing as many as eight individuals as of right everywhere residences are al-
lowed as a permitted use.

Until it amends its zoning code as suggested in the first rec-
ommendation below, Lake County must allow all community
residences for people with disabilities that house no more than
eight people as permitted uses in all zoning districts where resi-
dential uses are allowed.

The county also improperly includes “certain group homes for the physically
disabled, mentally retarded, or emotionally disturbed; and some residential pro-
grams for drug and alcohol treatment” in the same “assisted living” category as
nursing and convalescent homes.

North Chicago illegally bans community residences from its R1 and R2 sin-
gle—family districts and allows “group community residences” only by special use
permit and only in the R5 multifamily zone. Three other provisions also violate
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the Fair Housing Act, with the most egregious being the prohibition of commu-
nity residences within 1,000 feet of a school, park, licensed daycare center, or any
business that serves or sells alcohol.

While Waukegan’s zoning code sets a cap of five on the number of unrelated
people who can live together, the city imposes spacing and other requirements on
community residences that house five or fewer people if they have live-in or staff
on shifts. This practice runs counter to the case law which has clearly established
that community residences that comply with the cap on the number of unrelated
residents must be treated the same as other “families.” The city illegally prohib-
its the larger group community residences from the R1, R2, and R3 residential
districts and from commercial districts where multifamily housing is allowed.
Waukegan also runs afoul of the Fair Housing Act by not offering a special use
permit “backup” to allow for community residences to locate within the spacing
distance and to allow community residences like Oxford House for which the
State of Illinois does not require a license. It is hard to imagine a legitimate gov-
ernment interest served by the city’s excessive 1,000 foot spacing distance. Fi-
nally, by including community residences for persons with disabilities in its
zoning code definition of “dwelling,” Waukegan opens itself up to legal challenge.

By implementing the recommendations that follow, each jurisdiction can
bring its zoning into compliance with the Fair Housing Act. Before adopting
amendments to their zoning codes, all three need to conduct the appropriate
study to provide factual and legal justification for the zoning requirements and
restrictions they place on community residences for individuals with disabilities.
To save scarce funds, they could conduct a single joint study.

Recommendations

13.A If Lake County wishes to impose a spacing distance or licensing re-
quirement on community residences for people with disabilities, it must first
remove “up to 8 persons with physical or developmental disabilities and at-
tendant support staff living together as a single housekeeping unit in a single
dwelling unit” from its zoning definition of “household.” It also needs to re-
move “certain group homes...” as examples of “assisted living.” Community
residences are not the same use as nursing and convalescent homes which are
institutional uses.

If the county wishes to regulate community residences under zoning, it
should, concurrently with making these zoning amendments, amend its zon-
ing to allow community residences for people with disabilities in all residen-
tial districts as a permitted use as long as they are not within 660 linear feet of
an existing community residence and have a license or certification to operate.
Those that do not meet these two standards should be subject to the greater
scrutiny of a special use permit. It bears repeating that a proper study must be
conducted first to provide the factual and legal justification for these require-
ments.

The zoning code should be amended to state that “community residences
for people with disabilities are a residential use for purposes of zoning, build-
ing, and property maintenance codes.”
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The zoning ordinance cannot limit community residences to just eight resi-
dents. Case law has established that some types of community residences need
ten to 12 occupants for both therapeutic and financial reasons. If the county
wishes to place any cap on the number of residents of a community residence, it
should not be set any lower than 12. It is highly questionable whether a com-
munity residence with more than 12 occupants can maintain the family-like
environment which is an essential characteristic of all community residences.
However, it is important to remember that the actual number of residents al-
lowed must be determined by the same occupancy standards applied to all other
residential uses.

13.B North Chicago needs to completely revise its zoning for community
residences to allow them in all residential districts as of right subject to no
more than a 660-foot spacing requirement and a licensing/certification re-
quirement. The city also needs to adopt a special use permit backup to allow
for those community residences that seek to locate within the spacing dis-
tance or for which the State of Illinois does not require a license or certifica-
tion. The recommendations for Lake County about determining maximum
occupancy apply to North Chicago as well. The city must repeal its prohibition
on locating community residences within 1,000 feet of a school, park, licensed
daycare center, or any business that serves or sells alcohol.

13.C Waukegan needs to immediately discontinue its practice of treating
community residences that fit within the city’s definition of “family” cap of
five unrelated people differently than other families when the community res-
idence has staff. It also needs to remove “community residences for persons
with disabilities” from its definition of “dwelling.” Instead, the definition of
community residence should be amended to state that “community residences
for people with disabilities are a residential use for purposes of zoning, build-
ing, and property maintenance codes.”

Community residences for people with disabilities should be allowed in all
residential districts and other districts where residences are allowed as of
right as long as they are not within 660 linear feet of an existing community
residence and have a required state license or certification. The city should
adopt a special use backup provision to allow for community residences that
wish to locate within the spacing distance or for which the State of Illinois
does not require a license or certification. If the city wishes to place a cap on
the number of people who can live in a community residence, the cap should
not be less than 12 as explained above.

13.D Lake County, North Chicago, and Waukegan should have a proper
study conducted to provide the factual and legal basis on which to base the
recommended revisions to their zoning provisions for community residences
for people with disabilities.

[T IR EEAYY In far too many instances, demographic and land-use

data that one would think would be routinely available from the jurisdictions
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studied required additional research or simply were not available. The absence
of this data makes it difficult or impossible for a government entity to know
the effects of its practices and policies and difficult or impossible for a third
party to review them. There is a serious need to refine practices to maintain
demographic data on a timely basis.

All three jurisdictions need to improve their demographic

and land-use record keeping. In addition, they should keep track of the locations
of all community residences for people with disabilities to make sure that cluster-
ing is not occurring and that they are not being concentrated in a municipality,
neighborhood, or a block.

Reporting Possible Housing Discrimination

[ GG EEA Y Somebody wishing to report housing discrimination will
be stymied when calling any of the three jurisdictions. Callers to Lake County

are incorrectly referred to the Lake County Housing Authority. Callers to the
City of North Chicago get an automated attendant that offers dialing by de-
partment or last name and offers phone numbers to call — but nothing to re-
port possible housing discrimination. Callers to the City of Waukegan are
obstructed by an automated attendant with no option to speak directly to an
operator. While you can hear a list of city hall departments, there is no choice
for reporting housing discrimination.

All three jurisdictions need to refine their phone sys-

tems and train their staff members who answer the phones to get callers with a
housing discrimination issue or question to the jurisdiction’s fair housing officer.

15.A Lake County needs to train its operators in how to handle calls about
possible housing discrimination. They should connect the caller to the
county’s fair housing officer or to Prairie State Legal Service’s Fair Housing
Program for Lake County at 224/321-5630 or, toll free at 855-347-5253.
Callers should be told that Prairie State’s services are available in English
and Spanish.

15.B North Chicago’s automated attendant should include a choice for re-
porting housing discrimination that gets the caller to the city’s fair housing
officer or gives the caller the phone number for Prairie State Legal Service’s
Fair Housing Program for Lake County. The city also needs to fix its auto-
mated attendant so callers can reach a live person — and this person should
be trained in how to direct calls about housing discrimination.

15.C Waukegan’s automated attendant should include a choice for report-
ing housing discrimination that gets the caller to the city’s fair housing officer
or gives the caller the phone number for Prairie State Legal Service’s Fair
Housing Program for Lake County. The system should be fixed to give callers
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the option to speak to a live person — and this individual should be trained in
how to handle calls about housing discrimination.

LI E ALY The three jurisdictions provide no way to report housing

discrimination online. Their websites offer no information on fair housing or
housing discrimination.

Recommendations

16.A Lake County, North Chicago, and Waukegan need to establish housing
discrimination web pages that explain how to recognize housing discrimina-
tion and a way to file an online housing discrimination complaint. Viewers
should be given the name and contact information of the jurisdiction’s fair
housing officer who should be trained in handling fair housing allegations.
Each home page should include a clear link to the housing discrimination/fair
housing pages. The sites should give viewers the phone number for Prairie
State Legal Service’s free Fair Housing Program for Lake County (224/321-
5630 and toll free at 855-347-5253). Each site should state that this free ser-
vice is available in English and Spanish. Prairie State Legal Services needs to
build a web page on housing discrimination with a link to that page from its
home page. Once this page is up and running, all three jurisdictions should
add a link to it. All housing discrimination web pages should be posted in both
English and Spanish. Alternatively they should include a translation engine
that can translate the page into different languages.

16.B Lake County’s website has an broad “LCTV Video Library” where
you can watch a video online or download the video or audio of each “pro-
gram.” The county should place video and audio files on how to recognize
housing discrimination and how to file a complaint on LCTYV, at http://
www.lakecounty.tv with links from the county’s main website.

Videos and audio should be available in both English and Spanish. There’s
already a “Voter Information” program in Spanish. Instructions for using the
site should be posted in Spanish as well as English.

NGO ENEAWA Next to English, Spanish is the most frequently spoken

language in Lake County. Very little information about housing discrimination
and fair housing is available in Spanish. It is extremely difficult for people with
limited English proficiency to understand their fair housing rights when they
are available only in English.
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All three jurisdictions should conduct the four-factor
analysis to determine what sort of language access program, if any, is needed to
comply with Title VI of the Civil Rights Act of 1964.15 As noted above, informa-
tion on housing discrimination and fair housing should be easily available in
both English and Spanish.

Housing Authorities

[T IR EARS Of the three housing authorities, only Lake County’s of-

fers any information about fair housing or reporting housing discrimination
on its website. The North Chicago and Waukegan housing authority websites
have nothing on housing discrimination. Both lack a search function.

The Lake County Housing Authority has a “Fair Housing” link in the ban-
ner on every page discussed beginning on page 145. The link gives viewers
HUD’s toll-free “Housing Discrimination Hotline” and a link to a 1990s bro-
chure “Are You a Victim of Housing Discrimination?”

All three websites are solely in English and need a Spanish version of their
web pages.

Recommendations

18.A Rather than just refer viewers to HUD’s national housing discrimina-
tion hotline, the Lake County Housing Authority website should give view-
ers the phone number for the Prairie State Legal Service’s free Fair Housing
Program for Lake County (224/321-5630 and toll free at 855-347-5253). The
site should state that the service is available in English and Spanish. Ideally
there should be a link to the legal services’ web page for its Fair Housing Pro-
gram, but no such page exists. Prairie State Legal Services needs to add a web
page on housing discrimination to its site and a link to that page on its home
page. Once this page is up and running, all three housing authorities should
add a link to it. A Spanish-language version of the housing discrimination
page should be added.

18.B The housing authorities for North Chicago and Waukegan need to
add a page on housing discrimination to their websites and a clear link on
their home pages or in their website banners to this page. The page should in-
clude information on how to recognize housing discrimination and how to re-
port a possible fair housing claim. The page should provide information about
Prairie State Legal Services’ free Fair Housing Program as well as its phone
numbers and a link to its fair housing web page (once it is created). The web

15. Details on this analysis are in the January 22, 2007 edition of the Federal Register.
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pages on housing discrimination — and the links to them — should be in both
English and Spanish.

[T IR EARE Nearly a dozen complaints of housing discrimination

were filed against Lake County and North Chicago housing authorities during
the study period. The Lake County Housing Authority was successfully
charged in court with discrimination in how it handled a live-in aide. Nearly
three—fourths of the complaints alleged discrimination due to a physical or
mental disability.

Recommendations

19.A Both housing authorities need to train their staff and make the rea-
sonable accommodations necessary to enable people with disabilities to live in
properties over which the housing authorities have jurisdiction.

19.B All three housing authorities need to equip at least five percent of their
public housing units to be accessible to individuals who use a wheelchair.
While the Lake County Housing Authority is nearly at this level, no data were
available from the North Chicago or Waukegan housing authorities.

[ #2400 In too many instances, demographic and geographic data

that one would think would be routinely available from these housing authori-
ties required additional research or simply were not available. The absence of
this data makes it difficult or impossible for the housing authorities to know
the effects of their practices and policies and difficult or impossible for a third
party to review them. There is a serious need to refine practices to maintain
demographic and geographic data on a timely basis. The housing authorities
were unable to provide demographic data on the racial composition of each
public housing development and on households with housing choice vouchers
from past years that would have enabled longitudinal analysis.

All three housing authorities should keep track of the lo-

cation of their scattered site public housing units by race and Latino ethnicity
and where their housing choice vouchers are used in order to determine whether
they are being used in a pro-integrative manner or intensifying existing segrega-
tion. Other demographic and geographic data need to be maintained and updated
in a timely manner.

Data from past years should be routinely retained to enable longitudinal
analysis that could identify trends.

If the data on the use of housing choice vouchers show that vouchers are
not being used primarily in a pro-integrative manner, a housing authority will
need to adjust its policies and practices to more effectively promote pro-inte-
grative moves.
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Conclusion

Lake County has the opportunity to end the discriminatory practices and poli-
cies and the exclusionary zoning laws and practices that have distorted the free
housing market and resulted in an unusually intense degree of racial, ethnic, and
economic segregation throughout nearly all of Lake County. These practices
largely account for the extreme concentration of 73 percent the county’s African
American residents in just three of 51 municipalities and the less intense concen-
tration of 59 percent of the county’s Latino residents in four municipalities.

The concentration of “minorities” in North Chicago and Waukegan is due in
large part to the exclusionary and discriminatory practices in the rest of Lake
County. Adequately addressing these practices throughout Lake County will en-
able “minorities” of all income levels who are concentrated in North Chicago and
Waukegan to move to higher opportunity communities and achieve the Ameri-
can Dream of upward mobility.

While these conditions plague the entire Chicago metropolitan area, Lake
County can take significant steps to remedy them within its borders without
waiting for the other five counties to also act to affirmatively further fair housing
choice.

Analysis of Impediments to Fair Housing Choice 2012 175



	Table of Contents
	Chapter 1:
	Executive Summary 1

	Chapter 2:
	Basis of This Study 5

	Chapter  3:
	Jurisdictional Overview 12
	Demographics 12
	Poverty Rates 14
	Racial and Hispanic Composition 14

	Employment 59
	Transportation 68


	Chapter 4:
	Status of Fair Housing in Lake County 74
	Private Sector Compliance Issues 74
	Fair Housing Complaints and Studies 74
	Incidents of Hate Crimes 84
	Home Mortgage Lending Practices 85
	Foreclosures 95
	Home Appraisal Practices 96
	Real Estate Advertising 96
	The Affordability of Housing 99

	Public Sector Compliance Issues 112
	Efforts to Build and Preserve Affordable Housing 112
	Zoning and Availability of Land for Residential Development 114
	Land–Use Controls and Building Codes 122
	Public and Subsidized Housing 132
	Accessing Information About Fair Housing and ReportingHousing Discrimination 144

	Limited English Proficiency 146
	Fair Housing Issues in Comprehensive Plans 147
	Implementation of the 2004 AI 149


	Chapter 5:
	Impediments and Recommendations 154
	Private Sector Impediments 157
	Public Sector Impediments 161



	Tables
	Table 1: Lake County Population Change: 1980–2010 12
	Table 2: North Chicago Population Change: 1980–2010 13
	Table 3: Waukegan Population Change: 1980–2010 13
	Table 4: Percentages of Population in Poverty by Jurisdiction andCategory 14
	Table 5: Lake County: Racial and Ethnic Household Composition 2000& Individuals 2010 23
	Table 6: Lake County Municipalities: Racial and Ethnic HouseholdComposition in 2000 & Individuals in 2010 PlusOpportunity Group 24
	Table 7: North Chicago: Racial and Ethnic Household Composition1990–2000 & Individuals 2010 44
	Table 8: Waukegan: Racial and Ethnic Household Composition1990–2000 & Individuals 2010 49
	Table 9: Lake County Racial and Hispanic Composition: 1990–2010 57
	Table 10: North Chicago Racial and Hispanic Composition: 1990–2000 58
	Table 12: Lake County Work Force: 2005–2010 60
	Table 14: Waukegan Work Force: 2005–2010 61
	Table 15: Lake County Private Sector Businesses by Industry andNumber of Employees: 2009 62
	Table 16: Largest Lake County Employers: 2012 63
	Table 17: Racial and Ethnic Composition of Who Worked in LakeCounty: 2000 64
	Table 18: North Chicago Private Sector Businesses by Industryand Number of Employees: 2009 65
	Table 19: Waukegan Private Sector Businesses by Industryand Number of Employees: 2009 66
	Table 20: Largest Waukegan Employers: 2009 67
	Table 21: Racial and Ethnic Composition of Who Worked inWaukegan: 2000 68
	Table 22: Community Time By Jurisdiction 70
	Table 23: Commuting Modes By Jurisdiction 71
	Table 24: All Lake County Fair Housing Complaints Filed WithHUD: 2005–2011 74
	Table 25: Lake County Excluding North Chicago and WaukeganFair Housing Complaints Filed With HUD: 2005–2011 75
	Table 26: North Chicago Fair Housing Complaints Filed WithHUD: 2005–2011 77
	Table 27: Waukegan Fair Housing Complaints Filed WithHUD: 2005–2011 78
	Table 28: Lake County Fair Housing Complaints Filed With theIllinois Department of Human Rights: 2005–2011 80
	Table 29: North Chicago Fair Housing Complaints Filed With theIllinois Department of Human Rights: 2005–2011 81
	Table 30: Waukegan Fair Housing Complaints Filed With theIllinois Department of Human Rights: 2005–2011 82
	Table 31: Reported Hate Crimes in Lake County: 2005–2011 84
	Table 32: Reported Hate Crimes in Waukegan: 2005–2011 85
	Table 33: Results of Applications for Conventional Home Mortgagesin Lake County: 2008–2009 86
	Table 34: Results of Applications for Conventional Home Mortgagesin the Chicago–Naperville–Joliet MSA: 2008–2009 87
	Table 35: Results of Applications for Conventional Home Mortgagesin North Chicago: 2008–2009 88
	Table 36: Results of Applications for Conventional Home Mortgagesin Waukegan: 2008–2009 89
	Table 37: Cost–Burdened Home Owners by Jurisdiction: 2010 100
	Table 38: Cost–Burdened Tenants by Jurisdiction: 2010 101
	Table 39: Median Household Income By Race and Ethnicity ForEach Jurisdiction 102
	Table 40: Affordability of Home Ownership By Lake CountyMunicipality: 2010 106
	Table 41: Affordability of Home Ownership in North Chicago: 2010–2011 108
	Table 42: Affordability of Home Ownership in Waukegan: 2010–2011 109
	Table 43: Lake County Rents in 2010 110
	Table 44: North Chicago Rents in 2008–2010 110
	Table 45: Waukegan Rents in 2010 111
	Table 46: Number of Housing Units for Which Building PermitsWere Issued By Lake County: 2005–2010 115
	Table 48: Number of Housing Units for Which Building PermitsWere Issued By North Chicago: 2005–2010 120
	Table 50: Number of Housing Units for Which Building PermitsWere Issued By Waukegan: 2005–2010 121
	Table 51: Land Zoned for Residential Use in Waukegan As ofOctober 2011 122
	Table 52: Lake County Public Housing Authority Public HousingDevelopments Demographics: 2010 134
	Table 53: Racial and Ethnic Composition of North Chicago PublicHousing Developments: 2011 136
	Table 54: Racial and Ethnic Composition of Waukegan PublicHousing Developments 138
	Table 55: Racial and Ethnic Composition of Lake County HousingChoice Voucher Holders: 2011 140
	Table 56: Number of Section 8 Voucher Units by Lake CountyJurisdiction: 2010 141
	Table 57: Distribution of Housing Choice Vouchers by OpportunityGroup: 2010 142
	Table 59: Racial and Ethnic Composition of Waukegan HousingChoice Voucher Holders: 2011 143
	Table 58: Racial and Ethnic Composition of North Chicago HousingChoice Voucher Holders: 2011 143
	Figures
	Figure 1: Segregated Neighborhoods in the Chicago Region:1980 Through 2000 15
	Figure 2: Where Lake County’s 47,651 African American ResidentsLived in 2010 16
	Figure 4: Where Lake County’s 43,030 Asian Residents Lived in 2010 17
	Figure 5: Opportunity Groups of Lake County Municipalities 19
	Figure 6: Lake County Median Household Income By Race andEthnicity: 2010 20
	Figure 7: Frank Lloyd Wright Designed Mary M.W. Adams Housein Highland Park 32
	Figure 8: Beach Park Trailer Homes 33
	Figure 9: Libertyville Houses 35
	Figure 10: Round Lake Beach Townhomes 38
	Figure 11: Vernon Hills Townhomes 41
	Figure 12: Shiloh Tower, Lake County Housing Authority SeniorPublic Housing in Zion 43
	Figure 13: North Chicago Single–Family Homes 46
	Figure 14: Extent of Diversity in North Chicago Housing: 2010 47
	Figure 15: Kukla Towers Senior Public Housing in North Chicago 48
	Figure 16: Waukegan House for Rent 53
	Figure 17: Latino Concentrations in Waukegan: 2010 54
	Figure 18: Market Rate Rental Highrise in Waukegan 61
	Figure 19: Waukegan Apartments Above Shops 62
	Figure 20: Waukegan Single–Family House 66
	Figure 21: Multiple Transportation Modes at the DowntownHighland Park Metra Station 69
	Figure 22: Grayslake Townhouses Affordable to Households WithModest Incomes 71
	Figure 23: Dependency on Public Transportation by Race andEthnicity in 2008–2009: Lake County 72
	Figure 25: Dependency on Public Transportation by Race andEthnicity in 2008–2009: Waukegan 72
	Figure 26: Higher Density Housing Near Metra Station inDowntown Highland Park 73
	Figure 27: Mundelein Houses 79
	Figure 28: Lindenhurst House 81
	Figure 29: Abandoned House in Waukegan 90
	Figure 30: Percentages of Mortgages and Refinancings That WereHigh Cost: 2005–2010 91
	Figure 32: Percentages of High Cost Mortgages and Refinancingsin Lake County: 2005–2010 92
	Figure 34: Percent of Mortgages and Refinancings That Were HighCost By Race and Ethnicity in Lake County: 2005–2010 93
	Figure 36: Percent of Mortgages and Refinancings That Were HighCost By Race and Ethnicity in North Chicago: 2005–2010 94
	Figure 37: Perhaps the Funkiest House in Highland Park 94
	Figure 39: Lake County Median Household Income By Raceand Ethnicity: 2010 102
	Figure 40: North Chicago Median Household Income By Raceand Ethnicity: 2008–2010 103
	Figure 41: North Chicago Homes 103
	Figure 42: Waukegan Median Household Income By Raceand Ethnicity: 2010 104
	Figure 43: Modest Highland Park House Bought for $369,000 in 2006and Sold in 2011 for $309,000 After Extensive Remodeling 105
	Figure 44: New Urbanist Homes in the Prairie Crossing Development 114
	Figure 45: Townhomes in Unincorporated Gurnee Lost Value 119
	Figure 46: Woodstone Village Rentals in Zion 121
	Figure 47: Highrise Public Housing in Waukegan 135
	Figure 48: Low–Cost Housing in Zion 137
	Figure 49: Highland Park Mansion 141
	Figure 50: Highwood House 144



