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EXECUTIVE SUMMARY
Introduction
This Analysis of Impediments to Fair Housing Choice has been undertaken through a partnership
of three local jurisdictions: Kane County, the City of Aurora, and the City of Elgin. All three
jurisdictions are recipients of federal funding from the U.S. Department of Housing and Urban
Development (HUD), including the Community Development Block Grant (CDBG) and Home
Investment Partnership (HOME) programs. Kane County and the City of Elgin participate in a
HOME program Consortium in which Kane County acts as the lead agency. The City of Aurora is
a direct recipient of both HOME and CDBG funding.
As HUD Entitlement communities, all three governmental jurisdictions are obligated to certify to
HUD that they will "affirmatively further fair housing" as part of implementing their funded
programs as well as through their Consolidated Planning and community outreach efforts.
Specifically, HUD has delineated those fair housing planning responsibilities to include:



Conducting an Analysis of Impediments to Fair Housing Choice (AI);



Developing actions to overcome the effects of identified impediments to fair housing; and



Maintaining records to support the jurisdictions’ initiatives to affirmatively further fair
housing.

The AI is a review of impediments to fair housing choice in the public and private sector.
Generally, the contents of the AI will include:



A comprehensive review of an Entitlement jurisdiction’s laws, regulations, and administrative
policies, procedures, and practices;



An assessment of how those laws, etc. affect the location, availability, and accessibility of
housing;



An assessment of conditions, both public and private, affecting fair housing choice for all
protected classes; and



An assessment of the availability of affordable, accessible housing in a range of unit sizes.

HUD defines an impediment to fair housing as any actions, omissions, or decisions that restrict,
or have the effect of restricting, the availability of housing choices based on race, color, religion,
sex, disability, familial status, or national origin. In Illinois, protection under state fair housing
law is extended to include discrimination based on ancestry, age, marital status, military status,
sexual orientation, or unfavorable discharge from military service and persons with an order
of protection.
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Summary of Findings
The following is a summary of observations, issues, impediments (both real and perceived), and
proposed actions identified through the process of research, data collection, and outreach. The
two major themes of this section and the Analysis of Impediments report are:



Programs & Activities—It is important to remember that all of the activities that Kane
County and the Cities of Aurora and Elgin fund under their Consolidated Plan, both housing
and non-housing activities, are intended to improve the overall quality of life for low- and
moderate-income individuals and families and to create more balanced, inclusive, and
sustainable communities. The study took into account all funded programs and activities, in
addition to housing-specific programming, to consider a wider perspective on the
community's fair housing environment.



Fair versus Affordable Housing—There is a distinction between activities that further fair
housing and those that promote access to quality affordable housing. While these two
priorities are linked by the need for local jurisdictions to realize truly sustainable
communities, they have different implications for local jurisdictions particularly as they relate
to HUD reporting requirements under the Consolidated Plan. As such, this analysis took both
the differences between the two priority areas into account, as well as their linkages, when
developing the findings of this analysis.

Impediments
A more detailed description of impediments and recommended actions is contained in the Action
Plan, Chapter 6, of this report. The following, however, are an overview of the major
impediments noted through the study.

1. There is a perceived lack of handicapped accessible housing in the community.
2. Testing data for fair housing compliance in the homebuyer and renter private markets is
outdated.

3. There is a need to strengthen planning and communication among the local jurisdictions and
the two housing authorities regarding community housing goals and priorities.

4. Based upon feedback from the community survey and housing complaint data, there may be
some existence of discriminatory practices, either intentional or unintentional among rental
housing providers or property managers toward low-income minority renters, and in
particular those households with disabilities.

5. There is a general lack of awareness among community stakeholders of fair housing laws,
roles and responsibilities, e.g., who to contact, what are legal rights, etc.

6. There is a general lack of awareness of existing affordable housing and supportive service
resources.

7. While there have been good coordination efforts among the three jurisdictions in the past on
a variety of housing-related issues and programs, there are currently no formal collaborative
efforts regarding ongoing fair housing efforts. Cooperation on this plan as well as a selection

Economic & Planning Systems, Inc.
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of other initiatives, such as the Continuum of Care, is emblematic of renewed interest in
inter-jurisdictional cooperation.

8. There is a lack of coordination with the private sector pertaining to access to affordable
housing and fair housing awareness.

Actions to Address Impediments
The following suggested actions to affirmatively further fair housing choice are generalized
strategies that pertain to all three Entitlement jurisdictions. The Action Plan contains specific
actions (including some that are not listed in this overview) that are delineated for each
community.

1. Develop an inter-jurisdictional, coordinated, and collaborative educational strategy for
affordable housing, supportive service resource, and referral and fair housing information.

2. Continue providing training to apartment owners and managers to ensure that fair housing
laws and appropriate practices are included as part of the curriculum.

3. Identify opportunities to increase educational programming that specifically identifies fair
housing issues relating to the needs of handicapped or disabled households.

4. Investigate the need to update fair housing testing for the lending, real estate, and rental
communities.

5. Utilize existing community-based provider networks or forums for an on-going discussion of
fair housing awareness and outreach.

6. Continue to support, as resources are available, programs or services that provide housing,
credit counseling and foreclosure and tenant-based counseling.

7. Develop Language Accessibility Plans for each jurisdiction, and ensure sufficient training for
appropriate staff.

8. Continue to provide housing resources that maintain the supply of affordable housing and
develop new housing that addresses the greatest needs within the community, including lowincome families, the disabled and senior households.

Economic & Planning Systems, Inc.
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BACKGROUND
Purpose of the Study
Kane County, in partnership with the Cities of Elgin and Aurora has taken the role of lead agency
in the development of this AI. As previously stated, all three jurisdictions are mandated to
affirmatively further fair housing choice within the communities as part of their obligation of
receiving and administering HUD funding. HUD's intention of requiring the development of the
AI is to:



Serve as the substantive, logical basis for fair housing planning and the development and
administration of programming that affirmatively furthers fair housing choice within the
community;



Provide essential and detailed information to policy makers, administrative staff, housing
providers, lenders, and fair housing advocates; and



Assist in building public support for fair housing efforts both within the Entitlement
jurisdictions’ boundaries and beyond.

Fair Housing Act
The federal Fair Housing Act (FHA), passed in 1968 and amended in 1988, prohibits
discrimination in housing on the basis of race, color, national origin, religion, gender, familial
status, and disability. The FHA covers most types of housing including rental housing, home
sales, mortgage and home improvement lending, as well as land use and zoning. Excluded from
the FHA are owner-occupied buildings with no more than four units, single family housing sold or
rented without the use of a real estate agent or broker, housing operated by organizations and
private clubs that limit occupancy to members, and housing for older persons. According to
HUD, impediments to fair housing choice are:



Any actions, omissions, or decisions taken because of race, color, religion, sex, disability,
familial status or national origin that restrict housing choices or the availability of housing
choices.



Any actions, omissions, or decisions that have the effect of restricting housing choices or the
availability of housing choices on the basis of race, color, religion, sex, disability, familial
status or national origin.

In addition to the Housing and Community Development Act of 1974, the Civil Rights Act of 1968
(CRA) also directs HUD’s review of fair housing practices. An amendment to Title VIII of the CRA
was passed in 1988. The amendment, known as the Fair Housing Act of 1988, expanded the
scope of coverage of the law to include families with children and persons with disabilities as
protected classes. Enforcement powers for HUD, including a monetary penalty for
discrimination, were also added.

Economic & Planning Systems, Inc.
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Prohibitions in the Sale and Rental of Housing
No one may take any of the following actions based on race, color, national origin, religion, sex,
familial status or disability:










Refuse to rent or sell housing;
Refuse to negotiate for housing;
Make housing unavailable;
Deny a dwelling;
Set different terms, conditions or privileges for the sale or rental of a dwelling;
Provide different housing services or facilities;
Falsely deny that housing is available for inspection, sale, or rental-for-profit;
Persuade owners to sell or rent (blockbusting); or
Deny anyone access to or membership in a facility or service (such as a multiple listing
service) related to the sale or rental of housing.

Prohibitions in Mortgage Lending
No one may take any of the following actions based on race, color, national origin, religion, sex,
familial status or disability:






Refuse to make a mortgage loan;
Refuse to provide information regarding loans;
Impose different terms or conditions on a loan, such as different interest rates, points, or
fees;
Discriminate in appraising property; or
Refuse to purchase a loan or set different terms or conditions for purchasing a loan.

Other Prohibitions
It is illegal for anyone to:



Threaten, coerce, intimidate or interfere with anyone exercising a fair housing right or
assisting others who exercise that right; or



Advertise or make any statement that indicates a limitation or preference based on race,
color, national origin, religion, sex, familial status, or handicap. This prohibition against
discriminatory advertising applies to single family and owner-occupied housing that is
otherwise exempt from the FHA.

Additional Protections for the Disabled
If an individual has a physical or mental disability (including hearing, mobility and visual
impairments, chronic alcoholism, chronic mental illness, AIDS, AIDS Related Complex, or mental
retardation) that substantially limits one or more major life activities, has a record of such a
disability, or is regarded as having such a disability, a landlord may not:



Refuse to let the disabled person make reasonable modifications to a dwelling or common
use areas, at the disabled person’s expense, if necessary for the disabled person to use the

Economic & Planning Systems, Inc.
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housing. Where reasonable, the landlord may permit changes only if the disabled person
agrees to restore the property to its original condition when he or she moves; or



Refuse to make reasonable accommodations in rules, policies, practices or services if
necessary for the disabled person to use the housing.

The Housing for Older Persons Act (HOPA) amended the housing for older persons exemption
against familial status discrimination. The HOPA modified the statutory definition of housing for
older persons as housing intended and operated for occupancy by at least one person 55 years of
age or older per unit. It eliminated the requirement that housing for older persons have
significant services and facilities specifically designed for its elderly residents. It required that
facilities or communities claiming the exemption establish age verification procedures. It
established a good faith reliance defense or exemption against monetary damages for persons
who illegally act in good faith to exclude children based on a legitimate belief that the housing
facility or community was entitled to the exemption.

Illinois Human Rights Act
The State of Illinois has a fair housing law (Title 41, Article 7) similar to the Federal Fair Housing
Act, with some enhanced protections specifically addressing familial status and disability. These
enhanced protections are included in the law as follows:
Illinois Human Rights Act, Article 1 Protected Classes Public Act 93-1078
This amendment, initiated in the 2004 session of the General Assembly becomes effective
January 1, 2006 (SB 3186). The new law amends the Illinois Human Rights Act to add
sexual orientation to the listing of protected classes. Discrimination against a person
because of his or her sexual orientation will now constitute unlawful discrimination under
Illinois law.
Illinois Human Rights Act, Article 3 Real Estate Transactions
It shall be unlawful:
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 unfavorable or deny, a dwelling to any person
because of race, color, religion, sex, familial status, or national origin;
To discriminate against any person in the terms, conditions or privileges of sale or rental
of a dwelling, or in the provision of services or facilities in connection therewith because
of race, color, religion, sex, familial status, or national origin.
To make, print, or publish, or cause to be made, printed, or published any notice,
statement, or advertisement, with respect to the sale or rental of a dwelling that
indicates any preference, limitation, or discrimination based on race, color, religion, sex,
handicap, familial status, or national origin, or an intention to make any such preference,
limitation, or discrimination.
To represent to any person because of race, color, religion, sex, handicap, familial status,
or national origin that any dwelling is not available for inspection, sale, or rental when
such dwelling is in fact so available.
Economic & Planning Systems, Inc.

6

20836-DR-AI-012312

Analysis of Impediments to Fair Housing Choice
Revised Report 01/23/2012

For profit, to induce or attempt to induce any person to sell or rent a dwelling by
representations regarding the entry or prospective entry into the neighborhood of a
person or persons of a particular race, color, religion, sex, handicap, familial status, or
national origin.

Approach
The methodology in undertaking this AI, in part, followed the recommended methodology in the
Fair Housing Planning Guide Vol. 1 (HUD Office of Fair Housing and Equal Opportunity) in
addition to guidance provided by staff from Kane County and the Cities of Aurora and Elgin. This
AI was conducted via the following project tasks.

Project Initiation
The team met with the project managers from Kane County and both cities to refine the overall
project and the project schedule and review expectations of the project. The team collected
relevant data; identified potential candidates for key person interviews to ensure that input from
housing providers, service agencies, fair housing advocates and other critical stakeholders was
captured during the process; and discussed the public participation components of the study.
The consultant then began creation of the survey instruments.

Community Data Collection and Analysis
The team reviewed existing demographic, economic, employment and housing market
information for the community using the U.S. Census American Community Survey; foreclosure
data; housing and program information contained in each jurisdiction’s Consolidated Plan; and
Comprehensive Plans.

Regulatory and Compliance Data Review
The team researched and collected information regarding relevant jurisdictional development
regulations, development fees, housing policies and programs that influence fair housing choice
and impediments, through a review of the City’s policies and interviews with government and
relevant agency staff.
The team collected and analyzed all applicable available data regarding compliance with local,
state and federal Fair Housing Law, including the Home Mortgage Disclosure Act (HMDA), the
Fair Housing Act, and the Community Reinvestment Act (CRA). In addition, EPS collected and
analyzed complaint data compiled by the regional HUD offices.

Surveys, Focus Groups and Interviews
In May of 2011, the consultant conducted an online survey available to all Kane County residents
and interested stakeholders. The survey asked respondents about their experiences and
perceptions of fair housing related issues, their knowledge of fair housing laws and rights, and
their awareness and utilization of the participating jurisdictions' housing and community
development programs. In addition to being distributed to County stakeholders for their
participation, the survey was announced during the Quality of Kane series of open houses that
were held during April and May of 2011. The survey fielded a total of 246 responses. In
addition to the on-line survey and two focus groups, the consultant conducted key person
interviews with local city and County jurisdiction staff.
Economic & Planning Systems, Inc.
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Identification of Impediments
The consultant then analyzed the findings from the first five tasks in order to determine what
impediments to fair housing choice within Kane County and the Cities of Elgin and Aurora.

Action Plan
In consultation with city and County staff, EPS developed a recommended Action Plan for
addressing the identified impediments. Suggested actions were broken out by community, with
some overlap of strategies to take advantage of shared expertise, resources, and the opportunity
to collaborate on affirmative policies and actions.

Economic & Planning Systems, Inc.

8

20836-DR-AI-012312

COMMUNITY OVERVIEW
This section provides background demographic information relevant to understanding the context
of Kane County and its municipalities’ fair housing issues and environment. This chapter details
demographic trends and conditions related to overall population, households by race, and special
needs populations. Other information presented includes information on minority concentrations,
an overview of the housing profile of the County and trends in cost-burden households.

Demographic Profile
As a supplement to the Five-Year Consolidated Plan completed in 2010, this AI provides
information presented in that document that is relevant to the evaluation of fair housing issues.
The following is an overview of those relevant demographic conditions.
The population of Kane County, as illustrated in Figure 1, grew from approximately 404,000 in
2000 to nearly 564,000 by 2009, as shown in Table 1. Annually, the Hispanic population grew
fastest, although not as quickly as persons identifying themselves as “other.” The AfricanAmerican population accounts for approximately five percent of the total population, but did not
substantially grow over the time period. By contrast, the Asian population, only two percent of
the population in 2000, doubled in size by 2009. In general, the proportions of race/ethnicity
remained the same in the County while their numbers grew. The racial composition of the
community remained white at 67 percent, Hispanic at 24 percent, approximately five percent
African-American, three percent Asian, and one percent identifying themselves as two or
more races.
Table 1
Population by Race, 2009
Kane-Elgin-Aurora Consortium AI

Total Population
2000
2009

Race / Ethnicity
White
Hispanic or Latino
African American
American Indian and Alaska Native
Asian
Native Hawaiian and Other Pacific Islander
Some Other Race
Two or More Races
Total

273,390
95,924
22,477
536
7,142
57
338
4,255
404,119

379,696
136,844
26,104
465
14,653
55
960
5,163
563,940

as % of Total
2000
2009

68%
24%
6%
0%
2%
0%
0%
1%
100%

67%
24%
5%
0%
3%
0%
0%
1%
100%

Change 2000-2009
Total
Ann. %

106,306
40,920
3,627
-71
7,511
-2
622
908
159,821

3.7%
4.0%
1.7%
-1.6%
8.3%
-0.4%
12.3%
2.2%
3.8%

Source: U.S. Census, American Community Survey 5-Year Estimates; Economic & Planning Systems
H:\ 20836-Kane-Elgin-Aurora Consort ium Comprehensive Housing Study\Dat a\Phase 3 - Analysis of Impediment s\[ 20836-ACS-Race.xlsx]Population by Race
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Figure 1
Kane County Geography
Kane-Elgin-Aurora Consortium AI
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The County has several areas of minority household racial concentration, particularly in the
larger municipalities of Aurora and Elgin, as shown in Figure 2. By Census tract, a few areas of
southeast Elgin have concentrations of African Americans that exceed the County-level
proportion of five percent. Similarly, several areas throughout the City of Aurora have higher
than average concentrations of African Americans.
There are also many areas of the County in which Hispanics are highly concentrated, as shown in
Figure 3. These concentrations in a few tracts overlap areas with high concentrations of African
Americans. In many tracts, however, Hispanics comprise a larger than average proportion of the
population than at the County level.

Economic & Planning Systems, Inc.
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Figure 2
Kane County Concentration of African American Households, 2000
Kane-Elgin-Aurora Consortium AI
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Figure 3
Kane County Concentration of Hispanic Households, 2000
Kane-Elgin-Aurora Consortium AI
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As detailed later in this report, fair housing concerns and access to suitable housing related for
disabled households are a significant issue in Kane County. As shown in Table 2, approximately
eight percent of the County’s population is disabled (which can include mental or cognitive
disability, physical disability such as mobility, etc.). Physical disability naturally increases with
age, thus the higher rates of disability in the elderly populations. Nevertheless, as the
population ages, it becomes increasingly important for the housing industry to make provisions
for mobility needs, such as ensuring adequate handicapped accessibility. By contrast, the rates
of disability in the Chicago Metro Area and at the state level exceed Kane County’s.
Table 2
Disabled Population
Kane-Elgin-Aurora Consortium AI

2008
Disabled Not Disabled

Kane County
Under 18
18 to 34 Years
35 to 64 Years
65 to 74 Years
75 Years and Over
Subtotal
Chicago Metro Area [1]
Under 18
18 to 34 Years
35 to 64 Years
65 to 74 Years
75 Years and Over
Subtotal
State of Illinois
Under 18
18 to 34 Years
35 to 64 Years
65 to 74 Years
75 Years and Over
Subtotal

Total

2008
Disabled Not Disabled

Total

4,331
3,928
14,595
5,137
9,843
37,834

144,586
116,235
175,840
13,946
8,236
458,843

148,917
120,163
190,435
19,083
18,079
496,677

3%
3%
8%
27%
54%
8%

97%
97%
92%
73%
46%
92%

100%
100%
100%
100%
100%
100%

60,916
77,832
324,382
122,869
205,172
791,171

2,156,135
1,939,300
3,104,348
302,806
203,089
7,705,678

2,217,051
2,017,132
3,428,730
425,675
408,261
8,496,849

3%
4%
9%
29%
50%
9%

97%
96%
91%
71%
50%
91%

100%
100%
100%
100%
100%
100%

101,083
130,088
530,549
200,726
346,278
1,308,724

3,074,435
2,899,470
4,478,317
496,755
350,067
11,299,044

3,175,518
3,029,558
5,008,866
697,481
696,345
12,607,768

3%
4%
11%
29%
50%
10%

97%
96%
89%
71%
50%
90%

100%
100%
100%
100%
100%
100%

[1] Defined as the sum o f Co o k, DeKalb, DuP age, Kane, Kendall, Lake, M cHenry, and Will co unties.

Source: Census 2000; U.S. Census Bureau, 2008 American Community Survey; Economic & Planning Systems
H:\20836-Kane-Elgin-A uro ra Co nso rtium Co mprehensive Ho using Study\Data\P hase 1- Co nso lidated P lan\[20836-Demo graphics-A CS2.xls]Disability
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Similarly, Kane County’s population also contains a generally lower proportion of persons with
cognitive difficulty than the Chicago Metro Area or the state. As shown in Table 3, while four
percent of Illinois’ population has a cognitive difficulty and four percent of the Chicago Metro
Area’s population has a cognitive difficulty, Kane County’s rate is three percent.
Table 3
Population with Cognitive Difficulty
Kane-Elgin-Aurora Consortium AI

Population with Cognitive Difficulty

2008 Population
Male
Female

Total

as % of Total
Male Female

Total

State of Illinois
Cognitive Difficulty
No Cognitive Difficulty
Total

231,293
5,549,625
5,780,918

235,125
466,418
5,798,838 11,348,463
6,033,963 11,814,881

4%
96%
100%

4%
96%
100%

4%
96%
100%

Chicago Metro Area
Cognitive Difficulty
No Cognitive Difficulty
Total

138,276
3,760,836
3,899,112

144,485
3,898,281
4,042,766

282,761
7,659,117
7,941,878

4%
96%
100%

4%
96%
100%

4%
96%
100%

Kane County
Cognitive Difficulty
No Cognitive Difficulty
Total

7,218
223,799
231,017

5,914
220,692
226,606

13,132
444,491
457,623

3%
97%
100%

3%
97%
100%

3%
97%
100%

Source: U.S. Census Bureau, 2008 American Community Survey; Economic & Planning Systems
H:\20836-Kane-Elgin-A uro ra Co nso rtium Co mprehensive Ho using Study\Data\P hase 1- Co nso lidated P lan\[20836-Demo graphics-A CS2.xls]Co gnitive Disability
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By comparison to the State of Illinois and the Chicago Metro Area, the portion of Kane County’s
population that is elderly, defined as over 65, is lower by several percentage points, as shown in
Table 4. Whereas 12 percent of Illinois’ population is elderly and 10 percent of the Chicago
Metro Area’s population is elderly, Kane County’s is eight percent.
Table 4
Elderly Population Comparisons
Kane-Elgin-Aurora Consortium AI

Total

Male

2008
Female

Total

State of Illinois
Under 65
Over 65
Total

5,704,895 5,624,341 11,329,236
648,779 923,549 1,572,328
6,353,674 6,547,890 12,901,564

90%
10%
100%

86%
14%
100%

88%
12%
100%

Chicago Metropolitan Area [1]
Under 65
Over 65
Total

3,879,167 3,833,351
389,966 552,259
4,269,133 4,385,610

7,712,518
942,225
8,654,743

91%
9%
100%

87%
13%
100%

89%
11%
100%

464,722
42,857
507,579

93%
7%
100%

90%
10%
100%

92%
8%
100%

Male

Kane County
Under 65
Over 65
Total

2008
Female

237,819
18,695
256,514

226,903
24,162
251,065

[1] Defined as the sum o f Co o k, DeKalb, DuP age, Kane, Kendall, Lake, M cHenry, and Will co unties.

Source: U.S. Census Bureau, 2008 American Community Survey; Economic & Planning Systems
H:\20836-Kane-Elgin-A uro ra Co nso rtium Co mprehensive Ho using Study\Data\P hase 1- Co nso lidated P lan\[20836-Demo graphics-A CS2.xls]Elderly

Cost burden is defined by HUD as when a household spends more than 30 percent of its income
on housing, excluding the cost of utilities. As shown in Table 5, it is becoming increasingly a
problem. In Illinois, the percent of cost-burdened households has increased from 29 to 36
percent; in the Chicago Metro Area, this rate has increased from 33 to 41 percent; and in Kane
County, the it has increased from 31 to 43 percent. In the City of Aurora, it has increased from
34 to 45 percent, and has reached 50 percent from 33 in Elgin.
Table 5
Cost Burden Households, 2000-2008
Kane-Elgin-Aurora Consortium AI

2000
Non CostBurdened

Geography
State of Illinois
Chicago Metropolitan Area [1]
Kane County
City of Elgin
City of Aurora

71%
67%
69%
67%
66%

CostBurdened

29%
33%
31%
33%
34%

2008
Non CostBurdened

61%
56%
56%
50%
55%

CostBurdened

36%
41%
43%
50%
45%

[1] Defined as the sum o f Co o k, DeKalb, DuP age, Kane, Kendall, Lake, M cHenry, and Will co unties.

Source: U.S. Census, 2008 American Community Survey; SOCDS (CHAS) 2000 Census; Economic & Planning Systems
H:\20836-Kane-Elgin-A uro ra Co nso rtium Co mprehensive Ho using Study\Data\P hase 1- Co nso lidated P lan\[20836-Demo graphics-A CS.xls]Co st B urden
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In 2000, cost burden by race for households varied widely, as shown in Table 6. At the state
level, the most cost-burdened households are Hispanic at 53 percent, followed by AfricanAmerican, Asian, and Pacific Islander. In the Chicago Metro Area, 55 percent of Hispanic
households were cost-burdened, followed by 45 percent of Pacific Islanders, and 43 percent of
African-American households. Similarly, in Kane County, the households with the highest portion
of cost burden were Hispanic, followed by African-American. In the City of Aurora, cost burden
was more pronounced for American Indians at 61 percent. In the City of Elgin, nearly 60 percent
of Hispanic households were cost-burdened and a larger portion of African-American households.
While Comprehensive Housing Affordability Strategy (CHAS) data for 2010 on cost-burden by
race have not been released, given the overall increase in cost-burdened households reported in
Table 4 previously, it is reasonable to anticipate that cost burden levels in various
race/ethnicities have increased commensurately.
Table 6
Cost Burden Households by Race, 2000
Kane-Elgin-Aurora Consortium AI

Percent Cost Burdened Households (2000)
State of
Chicago
Kane
City of
Illinois
Metro
County
Aurora

Race / Ethnicity
White (Non-Hispanic)
Black or African American (Non-Hispanic)
American Indian or Alaskan Native
Asian
Pacific Islander
Two or more races
Hispanic or Latino
Total

23%
42%
35%
41%
41%
39%
53%
29%

26%
43%
36%
41%
45%
42%
55%
33%

25%
41%
34%
31%
33%
27%
56%
31%

25%
41%
61%
30%
50%
28%
54%
34%

City of
Elgin

26%
44%
8%
35%
n/a
31%
58%
33%

Source: SOCDS (CHAS) 2000 Census; Economic & Planning Systems
H:\20836-Kane-Elgin-A uro ra Co nso rtium Co mprehensive Ho using Study\Data\P hase 1- Co nso lidated P lan\[20836-Demo graphics-CHA S.xls]Co st B urden Summary

In 2000, approximately half of all households in Kane County were defined as small families, as
shown in Table 7. Large family households and other non-family households comprised another
33 percent collectively. Elderly households accounted for nine percent, of which 92 percent were
homeowners. Large family households, however, account for the largest portion of costburdened households. Nearly 50 percent of these households are cost-burdened, and more than
70 percent of those renting are defined as cost-burdened. Approximately 40 percent elderly
non-family households were also substantially cost-burdened, and more than half of those
households renting were also cost-burdened.
As with the larger cost burden trends cited previously, the trend toward increased prevalence of
cost burden in Kane County suggests that the households that were cost burdened in 2000 are
likely to have become more cost burdened today.
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Table 7
Cost Burden Households by Family Type, 2000
Kane-Elgin-Aurora Consortium AI

Owners
#

%

Renters
#

%

All Households
#
%

All Households
Elderly
Small Family
Large Family
Elderly Non-Family
Other Non-Family
Total

10,959
52,656
17,193
6,638
10,994
98,440

92%
80%
80%
68%
53%
76%

946
12,781
4,312
3,180
9,744
30,963

8%
20%
20%
32%
47%
24%

11,905
65,437
21,505
9,818
20,738
129,403

9%
51%
17%
8%
16%
100%

Cost-Burdened Households
Elderly
Small Family
Large Family
Elderly Non-Family
Other Non-Family
Total

1,955
11,409
7,144
2,303
4,107
26,918

18%
22%
42%
35%
37%
27%

261
4,855
3,064
1,722
3,027
12,929

28%
38%
71%
54%
31%
42%

2,216
16,264
10,208
4,025
7,134
39,847

19%
25%
47%
41%
34%
31%

Source: SOCDS (CHAS) 2000 Census; Economic & Planning Systems
H:\20836-Kane-Elgin-A uro ra Co nso rtium Co mprehensive Ho using Study\Data\P hase 1- Co nso lidated P lan\[20836-Demo graphics-CHA S.xls]Co st B urden by HH Type Co unty

Housing Characteristics
This section also provides an evaluation of the current ownership housing costs by jurisdiction,
as well as an inventory of the rental units and associated rental rates. The analysis presents a
cross-section of for-sale and rental housing available during an 18-month period from January
2009 to June 2010 at various area median income (AMI) levels.

Supply of Housing
Nearly half of Kane County’s housing inventory was constructed after 1980, representing more
than 83,000 units, as shown in Table 8. The County’s supply of housing accounts for
approximately five percent of the Chicago Metro Area’s housing, and of units built after 2005,
Kane County’s housing stock represents approximately 11 percent, indicating that a greater
share of the Chicago Metro Area’s housing stock built after 2005 was built in Kane County and its
municipalities, particularly the City of Elgin. Growth pressure and housing demand in Kane
County have continued to build as the Chicago Metro Area population continues to expand
westward. As further indication of these growth pressures on Kane County, nearly 20 percent of
the housing stock has been built between 2000 and 2008 compared to ten percent at the State
and Chicago Metro level.
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Table 8
Housing Inventory, 2008
Kane-Elgin-Aurora Consortium AI

State of Illinois
#
%

Housing Units
Built 2005 or later
Built 2000 to 2004
Built 1990 to 1999
Built 1980 to 1989
Built 1970 to 1979
Built 1960 to 1969
Built 1950 to 1959
Built 1940 to 1949
Built 1939 or earlier
Total

Metro Area [1]
#
%

Kane County
#
%

City of Elgin
#
%

City of Aurora
#
%

162,275
3%
106,843
3%
362,300
7%
248,552
7%
559,565 11%
348,385 10%
463,553
9%
305,021
9%
764,657 14%
471,074 14%
648,363 12%
420,306 12%
696,757 13%
456,400 13%
386,179
7%
239,349
7%
799,291 24%
1,232,433 23%
5,276,082 100% 3,395,221 100%

11,704
7%
22,982 13%
30,756 18%
17,873 10%
21,445 12%
15,769
9%
17,102 10%
7,787
4%
28,878 17%
174,296 100%

2,951
8%
1,754
5%
5,087 13%
4,975 13%
4,610 12%
4,846 13%
3,369
9%
1,515
4%
8,652 23%
37,759 100%

2,119
3%
10,300 16%
14,722 23%
6,351 10%
7,522 12%
3,775
6%
5,530
9%
2,469
4%
11,569 18%
64,357 100%

[1] Defined as the sum o f Co o k, DeKalb, DuP age, Kane, Kendall, Lake, M cHenry, and Will co unties.

Source: U.S. Census Bureau, 2008 American Community Survey 1-year Estimates; Economic & Planning Systems
H:\20836-Kane-Elgin-A uro ra Co nso rtium Co mprehensive Ho using Study\Data\P hase 1- Co nso lidated P lan\[20836-A ge o f Structure A CS.xls]Summary

Cost of Housing
This section details the supply of ownership and rental housing in Kane County and its
municipalities and quantifies the portion of housing units available at various AMI levels. This
information uses sales and leasing data available from the regional Multiple Listing Service (MLS)
on the sale of for-sale single-family detached, attached, and multi-family housing products.
Data, while limited, were also available from the MLS on rental housing supply and cost in Kane
County.
The volume of housing market activity in the past several years has contracted by comparison to
previous years. As such, data from the past year and a half are used to quantify the activity in
Kane County’s housing market. In 2009 and 2010, the average sales price of a single-family
detached, attached and multi-family housing was approximately $116,000, as shown in Table 9.
A breakdown of sales by AMI by category illustrates a distribution of sales of units affordable to
households at low- and moderate-income levels. As discussed later, these low prices are more
likely an indication of the transactions occurring related to foreclosure than they are units that
are available in the free market. As such, of the 1,250 sales that occurred between the
beginning of 2009 and the middle of 2010, nearly 40 percent of units sold were affordable to
households of four earning between 50 and 80 percent AMI.
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Table 9
Cost of For Sale Housing, 2009/2010
Kane-Elgin-Aurora Consortium Consolidated Plan

2009/2010 For Sale Sample
# Sales
% Sales

Kane County
Less than 30% AMI
30 - 50% AMI
50 - 80% AMI
80 - 95% AMI
Greater than 95% AMI
Total

278
410
479
55
28
1,250

22%
33%
38%
4%
2%
100%

Average $

$52,267
$92,240
$147,746
$213,380
$347,250
$115,662

Source: connectMLS; Economic & Planning Systems
H:\20836-Kane-Elgin-A uro ra Co nso rtium Co mprehensive Ho using Study\Data\P hase 1- Co nso lidated P lan\[20836-M LS.xls]Fo r Sale Supply Repo rt

A sample of rental leasing data from Kane County indicates that average rents in Kane County
are approximately $1,500, which is approximately 93 percent of AMI. This analysis assumes, as
HUD does to estimate cost burden, that a household spends no more than 30 percent of its
income on housing, excluding the cost of utilities. A breakdown of the rental units by AMI level,
as shown in Table 10, indicates that nearly 40 percent of all units are affordable only to
households earning above 95 percent AMI. Approximately one-quarter of rental units are
affordable to households within the 80 to 95 percent AMI range, and more than one-third of
units are affordable to households in the 50 to 80 percent AMI range. However, only six percent
of the rental units in the data collected were affordable to households with an AMI less than
50 percent.
Table 10
Cost of Rental Housing, 2009/2010
Kane-Elgin-Aurora Consortium Consolidated Plan

2009/2010 Rental Sample
# Units
% Rentals

Kane County
Less than 30% AMI
30 - 50% AMI
50 - 80% AMI
80 - 95% AMI
Greater than 95% AMI
Total

2
13
88
75
107
285

1%
5%
31%
26%
38%
100%

Average $

$250
$646
$1,095
$1,422
$2,040
$1,509

Source: connectMLS; Economic & Planning Systems
H:\20836-Kane-Elgin-A uro ra Co nso rtium Co mprehensive Ho using Study\Data\P hase 1- Co nso lidated P lan\[20836-M LS.xls]Rental Supply Repo rt
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FAIR HOUSING ENVIRONMENT
This section provides an overview of the fair housing planning environment and the prevalence of
fair housing complaints, violations, and other incidents during the previous five years.
It should be noted that the low number of fair housing complaints, violations, or cases filed do
not necessarily indicate an absence of fair housing problems. In some cases, people who are
discriminated against may not be aware of their fair housing rights or that there are mechanisms
in place for filing a complaint. As will be described in greater detail in the following chapter on
the survey results, many of the respondents, particularly residents, were not only unaware of
how to file a complaint, but also unaware of fair housing issues and uncertain about where to go
to get assistance.

Private Sector Overview
This section provides an overview of some key indicators that provide insight on the performance
of the local housing industry as it relates to fair housing concerns. It is important to note that
agencies which are tasked with administering HUD funding at the local level often have very little
influence or authority over the private sector with respect to ensuring that fair housing policies
and practices are being followed to the letter of the law. Many local jurisdictions have no formal
role in overseeing and enforcing fair housing issues, and in communities such as Kane County,
the City of Elgin, and the City of Aurora, these responsibilities fall within the purview of the State
of Illinois and with HUD. Given that lack of enforcement capability over the private sector,
specifically the real estate and lending community, local government entities like Kane County,
the City of Elgin, and the City of Aurora are more likely to play a support or partner role to the
promotion of fair housing principles and practices.
In the specific cases where the three jurisdictions directly fund programs or projects with HUD
funding, they will play a role in ensuring that the sub-grantees or developers and managers of
affordable housing receiving HUD funding are promoting fair housing awareness and marketing
their programs or properties affirmatively.
Another issue that could be considered an impediment to furthering fair housing in Kane County,
the City of Elgin, and the City of Aurora, is the lack of current “real-time” data relating to local
real estate or lending policies and practices, specifically current testing data. This data has been
collected in the past; however, it may be beneficial for the three jurisdictions to consider
updating it in order to gain more information on whether local real estate agents and mortgage
brokers are following fair housing laws.

Community Reinvestment Act (CRA)
The Community Reinvestment Act, enacted in 1977, was created to require banks to invest in
individuals and businesses in low-income neighborhoods. Banks are evaluated on their record of
lending in low-income communities and receive scores based upon that evaluation. When a
lending institution is found to be deficient or non-compliant under CRA requirements, it can
receive some specific sanctions. In a review of CRA records for Kane County, Aurora and Elgin,

Economic & Planning Systems, Inc.

21

20836-DR-AI-012312

there were no institutions that were found to be currently in non-compliance with these
requirements.

Housing Complaints
Of five categories identified by HUD for the basis of fair housing complaints, HUD retains records
that at the national level. As shown in Figure 4, nearly two-fifths of all complaints are filed on
the basis of disability. In Kane County, the City of Elgin, and the City of Aurora, more than twofifths of complaints filed were on this basis as well. The basis of race and national origin similarly
were higher than the national average, but the basis of sex and particularly familial status were
lower than the national averages.
Figure 4
County v U.S. Basis of HUD Complaints
Analysis of Impediments
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Kane County’s largest cities, Aurora and Elgin, each had equal numbers of complaints filed, as
shown in Figure 5. As indicated previously, complaints were filed in each of these communities
pertaining to the top bases: disability, race, and national origin. Other communities in the
County contain records of fewer than five complaints each, while the smaller communities have
fewer complaints.
Figure 5
Sub-County Basis of HUD Complaints
Analysis of Impediments

In addition to the basis for the complaint, there are multiple reasons why a person files, as
shown in Figure 6. Among the reasons given are:














Discrimination in terms, conditions, privileges relating to rental;
Failure to make reasonable accommodation;
Discriminatory terms, conditions, privileges, or services and facilities;
Discriminatory refusal to rent;
Discriminatory acts under Section 818 (coercion, etc.);
Discriminatory advertising, statements, and notices;
Discriminatory refusal to rent and negotiate for rental;
Discrimination in the making of loans;
Discrimination in services and facilities related to rental;
Discriminatory refusal to negotiate for rental;
Noncompliance with design and construction requirements (handicapped);
Failure to provide accessible and usable public and common user areas; or
Failure to provide usable kitchens and bathrooms.
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Nationwide, approximately two-fifths of all reasons cited concern discrimination in terms,
conditions, and privileges, followed by failure to make reasonable accommodations, and refusal
to rent. In Kane County, the City of Elgin, and the City of Aurora, the proportion of reasons
given as the basis for filing complaints conforms to the proportions at the national level.
Figure 6
Count v. U.S. Reasons for HUD Complaints
Analysis of Impediments

Home Mortgage Disclosure Act
The Home Mortgage Disclosure Act (HMDA) requires that lending institutions report all residential
loan activity to the Federal Reserve Bank. HMDA also requires institutions to comply with and
report information on loans denied, withdrawn, or incomplete on the basis of race, sex, and
income of the applicant. These data help to identify whether discrimination on the basis of any
of these is occurring.
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Data are presented for conventional, FHA, and VA loan applications and denials from the
Woodstock Institute in the Chicago Metro Area, from 2005 through 2009, shown in Table 11.
The national-level housing bubble that reached its peak between 2006 and 2008 for most of the
country was largely attributable to lenient underwriting standards by lending institutions, yet the
denial rates indicate that conventional loan applications were denied at a higher rate during
those years peaking in 2008 and declining in 2009.
Table 11
Chicago Metro Area Conventional Loan Applications & Denials, 2005-2009
Kane-Elgin-Aurora Consortium AI

2005

2006

2007

2008

2009

Total

Conventional Loan Applications
Asian
African American
Latino
White
Other
Not Reported
Total

1,616
1,962
14,170
29,636
301
5,890
53,575

1,688
1,841
13,369
27,128
226
5,471
49,723

1,241
1,251
8,975
22,050
167
3,550
37,234

783
498
3,778
14,049
93
1,876
21,077

410
115
1,114
9,712
46
1,172
12,569

5,738
5,667
41,406
102,575
833
17,959
174,178

Denials
Asian
African American
Latino
White
Other
Not Reported
Total

311
564
3,410
4,302
45
1,559
10,191

311
540
3,824
4,395
47
1,266
10,383

280
417
3,028
3,911
52
899
8,587

189
226
1,493
2,640
26
458
5,032

78
42
429
1,276
6
207
2,038

1,169
1,789
12,184
16,524
176
4,389
36,231

Denial Rates
Asian
African American
Latino
White
Other
Not Reported
Total

19%
29%
24%
15%
15%
26%
19%

18%
29%
29%
16%
21%
23%
21%

23%
33%
34%
18%
31%
25%
23%

24%
45%
40%
19%
28%
24%
24%

19%
37%
39%
13%
13%
18%
16%

20%
32%
29%
16%
21%
24%
21%

Source: Home Mortgage Disclosure Act data; Woodstock Institute; Economic & Planning Systems
H:\20836-Kane-Elgin-A uro ra Co nso rtium Co mprehensive Ho using Study\Data\P hase 3 - A nalysis o f Impediments\[20836-HM DA .xls]Table 1-Co nv Lo an
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Similarly, denial rates for FHA and VA loans, as shown in Table 12, increased from 16 to 24
percent from 2006 to 2008. Overall, the data available do not contain information specific to
denial reasons. Additionally, because the previous AI (2000) did not provide data for Kane
County (only for the Chicago Metro Area) it was difficult to offer a trend analysis specific to the
local community.
Table 12
Chicago Metro Area FHA Loan Applications & Denials, 2005-2009
Kane-Elgin-Aurora Consortium AI

2005

2006

2007

2008

2009

Total

23
126
657
951
11
112
1,880

27
102
458
643
2
84
1,316

49
143
593
919
8
93
1,805

128
342
1,560
3,034
29
442
5,535

144
179
1,037
2,673
29
364
4,426

371
892
4,305
8,220
79
1,095
14,962

Denials
Asian
African American
Latino
White
Other
Not Reported
Total

4
10
87
65
4
35
205

3
20
93
76
0
19
211

8
35
168
176
2
21
410

23
87
468
592
6
148
1,324

14
24
194
332
3
70
637

52
176
1,010
1,241
15
293
2,787

Denial Rates
Asian
African American
Latino
White
Other
Not Reported
Total

17%
8%
13%
7%
36%
31%
11%

11%
20%
20%
12%
0%
23%
16%

16%
24%
28%
19%
25%
23%
23%

18%
25%
30%
20%
21%
33%
24%

10%
13%
19%
12%
10%
19%
14%

14%
20%
23%
15%
19%
27%
19%

FHA / VA Loan Applications
Asian
African American
Latino
White
Other
Not Reported
Total

Source: Home Mortgage Disclosure Act data; Woodstock Institute; Economic & Planning Systems
H:\20836-Kane-Elgin-A uro ra Co nso rtium Co mprehensive Ho using Study\Data\P hase 3 - A nalysis o f Impediments\[20836-HM DA .xls]Table 2-FHA VA Lo ans
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By comparison to the Chicago Metro Area, denial rates for conventional mortgages in Kane
County are generally lower, as shown in Figure 7. Overall, the denial rate in the County is
21 percent compared to 23 percent in the Chicago Metro Area. The most pronounced difference
is the denial rate of African-Americans and the “other” category.
Figure 7
Conventional Loan Denial Rates, 2005-2009
Analysis of Impediments

Public Sector Overview & Analysis
This section provides an overview of the three communities’ overall fair housing environment and
describes what each is actively doing to achieve those goals. As part of the Analysis of
Impediments, communities are encouraged to examine the local public sector environment that
has an impact on fair housing, such as local policy and planning efforts related to affordable
housing, to determine if there are any gaps or obstacles that exist that may impede the
promotion of fair housing. In addition, it is useful to analyze the performance of programs or
activities that are intended to broaden access to affordable housing, and any local initiatives that
promote and support diversity.

Local Planning, Policies and Community Engagement
Upon review of existing planning and policy documents and strategies, it is evident that all three
jurisdictions have embraced the vision of creating inclusive and sustainable neighborhoods. The
Comprehensive Plans for each community contain provisions pertaining to housing and its
relationship to other community priorities, such as transportation, open space, and other issues
related to quality of life.
While there are differences between the three Comprehensive Plans, the City of Elgin’s goes the
furthest with respect to supporting diversity and balanced communities. It contains language
that promotes diversity as an asset to the community, as shown in excerpts from the Plan:
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“Cultural Diversity – Elgin has long been a culturally diverse community. Citizens
view this as an asset to be admired and respected.”
“A community that identifies and changes social and economic structures which limit
equal participation or access on the basis of race, ethnicity, culture, age, religion,
gender, sexual orientation, disability, or socio-economic background.”
With respect to Kane County, its 2040 Conceptual Land Use Strategy was grounded in the “smart
growth” principles, which supports a range of housing choices, and highlighted the challenges of
maintaining an adequate supply of workforce housing as the demand rises with growth in Kane
County. Especially noteworthy is the intent of the plan to work from vision already developed as
part of the Healthy Kids, Healthy Communities project - Making Kane County Fit for Kids. That
project, which promotes healthier communities and focuses on programming for children, is
County-wide in scope, but includes both Aurora and Elgin as target areas due to their share of
minority residents, including Latino and African-American.
Both Elgin and Aurora have undertaken sustainable planning efforts within their respective
communities, which seek to achieve a new vision of future development and redevelopment that
incorporates healthy living strategies and conservation practices. Each of these initiatives has
implemented a comprehensive and transparent process to engage meaningful participation of the
entire community.
All three jurisdictions have made an effort to ensure that information about local policies,
programs, resources, and initiatives are made available to the entire community, given the
constraints of local capacity and resources to apply toward outreach. A few examples of
initiatives and ongoing community engagement that the three jurisdictions have implemented
which support the needs of a diverse community are as follows:









‘Quality of Kane’ County Initiative
Healthy Place Coalition
City of Aurora Neighborhood Planning Initiative
City of Aurora Citizen Commissions, including the Human Relations Commission, the Hispanic
Heritage Advisory Board, and the African-American Advisory Board
Elgin Community Network
Community Engagement Committee
Elgin’s Mayor’s Community Listening Sessions
Elgin Sustainable Action Plan

One aspect of local planning where there may be an opportunity to strengthen the promotion of
inclusive and balanced communities is in local Comprehensive Planning efforts. As previously
mentioned, the City of Elgin’s language in their Comprehensive Plan was well articulated and
could be utilized as an example for other communities to implement.
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Programming and Community Investment
Each jurisdiction has funded a wide array of programs and projects that directly benefit lowincome and underserved residents. Programs have been funded through use of Community
Development Block Grant (CDBG), Home Investment Partnership (HOME), Homelessness and
Rapid re-housing Program (HPRP), Healthy Homes/Lead-based Paint, and Neighborhood
Stabilization Program (NSP), as well as activities supported by Kane County Riverboat funds.
Kane County, Elgin, and Aurora all administer comprehensive housing programs as part of the
implementation of their Consolidated Plans. Some of these activities include: single family
housing rehabilitation, foreclosure counseling, first-time homebuyer down payment assistance
and counseling, emergency repairs, lead abatement, and a handicapped accessibility modification
program. In an analysis of the year-end Consolidated Annual Performance and Evaluation
Reports (CAPER) from each jurisdiction, minority recipients are well represented as beneficiaries
of CDBG and HOME funding.
Table 13 shows the beneficiary distribution by minority household for CDBG and HOME-funded
housing programs compared to each jurisdiction’s demographic profile. The objective is to
illustrate the extent to which programs’ beneficiaries are representative of the actual resident
population and whether targets are being met. Information from each jurisdiction’s CAPER
indicates that minority beneficiaries of CDBG and HOME resources are well represented for each
community. With respect to the City of Elgin, the percentage of Hispanic household program
beneficiaries is slightly below the actual proportion. This may indicate a need for more targeted
outreach to the Hispanic community about existing programs and resources, or it may be
valuable to analyze how programs are marketed to that population.
Table 13
Beneficiaries of CDBG Funding by Racial Composition
Kane-Elgin-Aurora Consortium AI

Racial
Composition

Beneficiary
Distribution

Kane County
White
Black/African American
Two or more races
Hispanic

90%
1%
1%
8%

78%
7%
4%
12%

City of Aurora
White
Black/African American
Two or more races
Hispanic

52%
13%
1%
29%

36%
24%
22%
18%

City of Elgin
White
Black/African American
Two or more races
Hispanic

56%
6%
1%
32%

60%
19%
0%
19%

Source: City of Aurora; City of Elgin; Kane County; Economic & Planning Systems
H:\ 20836-Kane-Elgin-Aurora Consort ium Comprehensive Housing St udy\ Dat a\ Phase 3 - Analysis of Impediment s\ [ 20836-CDBG Benef iciaries.xlsx] Summary
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In addition to housing programs directly administered or funded by the three governmental
jurisdictions, a number of non-profit housing and service providers are funded by all three
jurisdictions as sub-recipients. These jurisdictions provide vital services to low-income and
minority households, victims of domestic violence, individuals with physical and mental
disabilities, the chronically homeless, and senior households throughout the County. These
partner agencies include:















Habitat for Humanity of Northern Fox Valley and Fox Valley Habitat for Humanity
Joseph Corporation
Association for Individual Development
Community Contacts/Housing Continuum
Family Counseling Service
Fox River Valley Center for Independent Living Accessibility Rehab
Neighborhood Housing Services of Elgin (NHS)
Rebuilding Together
Hope for Tomorrow
Quad County Urban League
Prairie States Legal Services
Hesed House
Mutual Ground

The range of housing programs and supportive services that these organizations provide is
comprehensive and address primary areas of need identified in each jurisdiction’s Consolidated
Plan. As would be expected, the overall community need far outpaces the availability for
resources for each community to address its concerns. Given the current economic downturn,
demand for affordable housing and pressure on supportive services has grown considerably.
Rental property licensing programs are another program area that Aurora and Elgin have
developed and are administering in support of local multi-family housing code enforcement and
public safety priorities. Both entities require mandatory landlord or manager training along with
the licensing process to ensure that rental properties are safe places to live and have a positive
contribution to the surrounding community. These programs, which include fair housing as part
of the curriculum, help to ensure that rental housing is safe, sanitary, and decent for low-income
rental households.

Limited English Proficiency
One of the challenges many Entitlement jurisdictions face is how to ensure that information
regarding local programming and resources are made accessible to the broadest audience
possible, most notably to those residents with limited English-speaking capability. Discussion
with staff from each jurisdiction revealed the lack of a formalized Language Assistance Plan (LAP)
for residents who have a limited English proficiency. The development of a LAP is required by
the Department of Justice’s Executive Order 13166 and covers all federal and federally-assisted
programs and activities. It is also an opportunity for all three jurisdictions to collaborate and
eliminate duplication of effort.

Economic & Planning Systems, Inc.

30

20836-DR-AI-012312

Coordination
Based on individual interviews, feedback from the focus groups, and through review of each
jurisdiction’s Consolidated Plans and CAPER reports, staff from Kane County and the cities of
Elgin and Aurora make efforts to collaborate on programs, planning, and other initiatives that
positively affect the quality of life for residents in the County.
A good example of inter-jurisdictional coordination is found in which representatives from each
jurisdiction participate within the Continuum of Care for Kane County and coordinate planning
and program efforts and developing strategies for emergency, transitional, and permanent
housing for the homeless in the County. Kane County staff provides the lead role in the ongoing
administration of the homeless continuum. As this is an ongoing forum that brings together
government and non-profit agency providers, it may serve as a ready-made public forum to
engage in discussions pertaining to fair housing without needing to develop a new
collaborative body.
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PUBLIC OUTREACH
This chapter outlines the primary data collection and public outreach efforts of this process. HUD
does not require entitlement jurisdictions to commence in any data collection efforts (beyond
existing datasets available from HUD and other federal agencies) to complete the AI. The
consultant team and the Kane-Elgin-Aurora Consortium, however, believed that the effort would
be valuable not only to complement and corroborate the existing data and research, but also to
be consistent with the outreach goals of the recommendations.
As such, there were two public outreach efforts and individual conversations and interviews
conducted in this analysis: an online survey, two focus groups, and stakeholder interviews.

Survey
The online survey was fielded for three weeks during May 2011, during which time a URL was
posted to the County’s website as well as the City of Aurora's website, emails were sent to
contacts of the County, City of Elgin, the City of Aurora, and multiple non-profits, services
providers, lending institutions, brokers and real estate agents, and County residents.
Announcements were made publicly at ‘Quality of Kane’ events.
The survey produced an excellent response rate of 246 completed surveys, or an approximately
25 percent of the estimated 1,000 notices that were sent. As shown in Figure 8, the resident
response rate was significant and represented more than half of all responses.
Figure 8
Respondent Types
Analysis of Impediments
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Participation rates by race/ethnicity generally corresponded to the actual County race/ethnicity
distribution except for the representation of Hispanic respondents in the survey. In Kane
County, nearly one-quarter of the population is Hispanic, but Hispanic respondents accounted for
just six percent of survey-takers. As shown in Figure 9, whereas 85 percent of the survey
respondents were white, two-thirds of the Kane County population (including the City of Elgin
and the City of Aurora) was white in 2009. By contrast, the response rate among AfricanAmericans, Asians, and Pacific Islanders corresponded generally to the County’s 2009
distribution.
Figure 9
Race/Ethnicity
Analysis of Impediments
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General Perceptions
Survey respondents were asked about their general perceptions regarding fair housing
impediments in Kane County. Because perception often guides the reality, this process revealed
and confirmed or denied the existence of certain problems.
Respondents were first asked whether they believed significant impediments to fair housing
existed in Kane County. As shown in Figure 10, approximately one-third believed that there are
significant impediments, but approximately two-thirds did not. Disaggregating the results by
respondent type revealed that the strongest believers in the existence of impediments are the
non-profits, housing, and service providers. In general, less than one-third of other groups
responding indicated that there were significant impediments to housing.
Figure 10
Significant Barriers
Analysis of Impediments
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When asked what they believe to be the main causes of impediments to fair housing, the most
frequently indicated response was employment issues, as shown in Figure 11. As employment
issues are at the forefront for most people these days, they are also present in perceptions in
Kane County regarding fair housing issues. Receiving similarly high attention from respondents
were language or cultural issues, race, lending practices, and lack of education on fair housing
issues. As described previously (section on complaints), race and national origin are two of the
more significant issues in Kane County. Lending practices, which have been evolving nationally
as a result of reactions to the housing bubble and ensuing financial crisis and recession, and lack
of education about fair housing issues received the same level of response.
Lack of housing for households with disabilities was also high among major causes.
Discrimination on the basis of disability, however, was not high among these issues. Disability,
on the other hand, appears higher on the list of issues in fair housing complaints nationally and
locally (see Figure 4).
Figure 11
Major Causes
Analysis of Impediments
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Of the 246 responses, 14 percent claim they have personally encountered housing
discrimination, and 11 percent claim they know someone who has. Most respondents (68
percent), however, have not or do not know anyone who has encountered discrimination, as
illustrated in Figure 12.
Figure 12
Encountering Housing Discrimination
Analysis of Impediments
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For the 25 percent of respondents who indicated that they have or know someone who has
encountered discrimination, race and ethnicity was believed to be the most common basis of
discrimination. As illustrated in Figure 13, familial status and disability were also indicated.
Among those replies that indicated some other basis, the most commonly indicated in the openended remarks were lack of education and income or wages.
Figure 13
Basis of Discrimination
Analysis of Impediments

Most respondents (55 percent on average) indicated that they would report an incident if they
suspected they were being discriminated against. As illustrated in Figure 14, the differences
between respondent types illuminates gaps in knowledge of fair housing issues. The lending
institutions that responded, who are required to understand fair housing issues, had the highest
response rate for reporting an incident of discrimination. Because of their awareness, none of
them indicated they would do nothing or not know what to do.
By contrast, a higher than average portion of residents indicated they would do nothing and seek
other options or simply not know what to do. While not a significant problem, it illustrates a
need for filling in the gap of education and knowledge on fair housing issues.
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County and municipal staff response rates for reporting an incident were slightly lower than the
overall average yet higher for telling the person that he/she is experiencing discrimination. As
for reporting an instance of personal discrimination, there is no question whether or not the
County would do so. The County and municipalities typically do not find themselves in a
situation where they are the subject of discrimination. Rather, staff may be counseling
individuals seeking advice on how to deal with perceived discrimination.
Figure 14
Encountering Discrimination
Analysis of Impediments

While a majority of people indicate that they would report an incident where they suspected they
were encountering discrimination, a majority of respondents do not know where they would go to
get assistance with fair housing questions, concerns, or complaints, as illustrated in Figure 15.
Again, the real estate and broker community, being educated on fair housing issues, does know
where to go, as 80 percent of them responding indicated. Non-profit organizations also
predominantly indicated they know where to go to get assistance. Fewer than one-third of
residents indicated they know where to take a complaint.
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Figure 15
Getting Assistance
Analysis of Impediments

Respondents were also asked about their familiarity with a loan program in the County for
making housing handicapped accessible. Overall, most were not aware (53 percent), as
illustrated by Figure 16. For the most part, real estate agents were most aware, followed by
lending institutions, non-profits, and County and municipal governments. Residents were largely
unaware of the program.
Figure 16
Awareness of Accessibility Loan
Analysis of Impediments
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Approximately one-third of respondents indicated that they or someone in their institution was
proficient in languages other than English, as shown in Figure 17. Lending institutions, real
estate agents and brokers, and non-profits had the highest rates of multi-lingual skills. Half of
all County government respondents indicated proficiency in other languages, but only
approximately one-third of municipal staff did so. On par with the composition of the
community, however, approximately one-fifth of the residents who responded to the survey
indicated they were proficient in a language other than English.
Figure 17
English Proficiency
Analysis of Impediments

Open-Ended Comments
The survey gave each respondent an opportunity to share open-ended comments in multiple
instances, including the option to share any additional information at the conclusion of the
survey. The following is a brief overview of the number of comments received and a general
description of their contents.
Out of 246 surveys taken, 50 respondents contributed additional thoughts on various issues
pertaining to fair housing in Kane County, the City of Aurora, and the City of Elgin. The
comments have been categorized accordingly.

Outreach/Education
A small number identified public outreach and education as integral parts to ensuring fair
housing. Educating the public is valuable in a manner that is conducive to authentic learning,
i.e., not merely “lectures” as one respondent indicated, but presumably in the form of
“educational seminars” or workshops. Another respondent articulated an important point that
while outreach is valuable, many people do not reach out until they need it, implying that by
such time it is generally not soon enough or even too late. Another respondent indicated that
enough is not being done in Kane County to educate the community and its people about the
available assistance.

ADA Accessibility
Many comments were made about the lack of and need for handicap-accessibility of housing in
the County. Comments were made concerning the lack of volume of ADA housing needed, the
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inaccessibility of affordable housing inventories, and the lack of accessible housing options for
various household types (e.g., families with or without children).

Affordability
Comments were made regarding the Housing Authority of Elgin’s lack of participation in the
Section 8 homeownership program and the size of wait lists for Section 8 rental vouchers. The
respondent suggested that were HAE to participate in the homeownership program as well,
renters might theoretically be converted into buyers, thereby freeing up the rental inventory and
decreasing the size of the waitlist.

Collaboration
Several respondents remarked on the need for more collaborative efforts in the community.
They encouraged efforts by multiple jurisdictions to work together more than they have been to
‘get everyone at the table’ so that buy-in is possible.
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ACTION PLAN
This section provides a more detailed description of the impediments found during the course of
this analysis and the recommended steps that the jurisdictions can pursue to address those
impediments. Each impediment and the source(s) documenting them are shown in Figure 18.

Impediments
1. Community awareness of fair housing issues. From the results from the community
survey, it is evident there is a general lack of awareness among community stakeholders of
fair housing laws, roles and responsibilities, e.g., who to contact, legal rights, etc.
2. Stakeholder awareness of existing community resources and programs. Also
based on the results of the community survey and through conversations generated in the
focus groups, it appears that there is a general lack of awareness of existing housing and
supportive service resources, such as Loans for Making Housing Handicapped Accessible.
3. Rental community discriminatory practices. Based on feedback on the community
survey and from HUD complaint data, there may be some existence of rental property
discriminatory practices by apartment owners or managers toward low-income minority
renters, and in particular those households with disabilities. This local indicator, which
tracks very closely to the national average, may be due to a number of issues, intentional
or unintentional.
4. Fair housing activity coordination among the three local jurisdictions. While it is
very apparent that the three local Entitlement jurisdictions have a positive and supportive
working relationship, there could be more formalized collaborative efforts regarding fair
housing among the three jurisdictions.
5. Formal planning and coordination linkages with local housing authorities. From
the feedback received during the focus groups and from interviews, it appears that
planning and communication between the local jurisdictions and the housing authorities
regarding community housing goals and priorities is in need of improvement and
formalization. Lack of formalized and transparent communication and coordination
between these entities places a significant impediment on the ability of any community or
jurisdiction to effectively plan, set goals and priorities, and make strategic, well-informed
comprehensive programmatic decisions toward a balanced, integrated, and sustainable
housing environment.
6. Affirmative linkages between Consolidated Planning and Comprehensive Planning
strategies. In order to more effectively promote the development of integrated and
diverse living patterns, communities need to continue and/or maintain and improve
strategies that link their Consolidated Plans with their local Comprehensive Plans. Among
the three entities, there are varying degrees of these affirmative commitments toward
visions of balanced, sustainable and integrated communities in their Comprehensive Plans.
7. Lack of current data relating to fair housing practices. Data related to fair housing
compliance, beneficiaries, and knowledge in the private homebuyer and rental markets is
outdated. This lack of current “real-time” data inhibits the ability of local jurisdictions to:
gain an accurate picture of local housing industry practices; and make affirmative and
credible actions regarding fair housing issues, for example, ensuring the appropriate
alignment of beneficiaries of CDBG funding or programs by ethnicity/disability/socioeconomic/demographic cohort and need, or identifying industries (e.g. real estate, lending,
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etc.) to target for educational outreach regarding fair housing issues, practices, or
programs.
8. Lack of Communication Framework for Limited English Proficient Residents
As this has been mandated for recipients of federal funds, each jurisdiction should have a
Language Assistance Plan established and in use by all appropriate staff.

Figure 18
Impediments
Analysis of Impediments

Impediments

1) Community awareness of fair housing issues.
2) Stakeholder awareness of existing community
resources and programs.

Primary
Research Community
Survey

Secondary
Research - Data
Collection

X

X

X

X

3) Rental community discriminatory practices.
4) Fair housing policy coordination among the
three local jurisdictions.

Focus Groups

X
X

5) Formal planning and coordination linkages with
local housing authorities.
6) Affirmative linkages between Consolidated
Planning and Comprehensive Planning
strategies.

X

7) Lack of current data relating to fair housing
practices.

X

8) Lack of communication framework for Limited
English Proficient residents.

X

Stakeholder
Interviews

X
X

X

X

X

X

Source: Economic & Planning Systems
H:\20836-Kane-Elgin-Aurora Consortium Comprehensive Housing Study\Data\Phase 3 - Analysis of Impediments\[20836-Impediments Act ion Items.xlsx]Impediments

Suggested Actions to Address Impediments – General
The suggested actions to address impediments to fair housing are listed for each of the three
jurisdictions. It should be noted that some of the suggested actions are contained in the section
for each entity as the need for those actions were noted for each community, and also presents
an opportunity for all three jurisdictions to work collaboratively on those issues. The suggested
actions or approaches to promote fair housing choice in all three jurisdictions are based upon the
following general observations and overall guiding principles:



That the actions be realistic, transparent, and achievable within the next five years.



That the need for all three jurisdictions to collaborate, when appropriate, will aid in
overcoming inherent challenges, such as staff capacity and available financial resources.
That is, collaboration will allow for leveraging of resources and should result in efficiencies
that may not result from the independent efforts of individual jurisdictions to the exclusion of
the others. Furthermore, such efficiency may facilitate a more expeditious monitoring and
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review process by HUD where it is evident that the jurisdictions are developing and
administering fair housing activities jointly.



That the activities relating to affirmatively furthering fair housing choice be programmatically
linked to activities that seek to promote access to affordable housing, and that they are
intended to achieve an improved quality of life and a more inclusive, balanced, and
sustainable community.



That all three entities, as expressed in their Consolidated Plans, have identified the need to
sustain and develop affordable housing for vulnerable populations in their communities. This
AI presumes that all three jurisdictions will continue to utilize their local, state and federal
resources in the manner outlined in their plans and to expand housing choices, economic
opportunities and an improved quality of life for low-/moderate-income residents.

Suggested Actions - Kane County
1. In a collaborative effort between the three jurisdictions, initiate a website page
that provides a clearinghouse of information on access to housing, services, and
fair housing. County staff should develop a web page or enhance an existing web page to
provide fair housing information, clear referral information, and tips for residents who think
they may be experiencing housing discrimination. In addition, residents who experience
fair housing impediments are also likely to encounter problems pertaining to employment,
job skills training, day care needs, etc. Any community events that are held to educate
organizations and residents on fair housing should include either information regarding
these related issues or information on where to gain access to these services.
2.

Encourage the private and non-profit sectors to become the primary face of fair
housing education and promotion. This will allow for leveraging of resources and
expertise, and place an appropriate amount of responsibility of furthering fair housing on
the shoulders of the private sector, which is most often the source of fair housing issues
or concerns.

3.

Identify opportunities to enhance educational outreach that targets fair housing
issues relating to the needs of specific protected classes, e.g., handicapped or
disabled households. Based upon feedback received from the community survey and
from housing complaint data, this is an action that each jurisdiction could target for
additional educational outreach.

4.

Investigate the need to update data related to fair housing practices, including
testing for the lending, real estate and rental communities. Local capacity for
testing or data collection of this sort may be limited; however, this may be an area where
inter-jurisdictional planning and collaboration might be effective, in addition to pooling of
resources.

5.

Utilize existing community-based provider network or forum (e.g., the Continuum
of Care) for an ongoing discussion of fair housing awareness and outreach. This
will provide an opportunity for participant agencies to share information and resources,
identify educational or training needs, and potentially identify additional outreach
opportunities.

6.

Continue to support programs or services that provide foreclosure counseling and
tenant rights education. These activities, to the extent resources are available, should
continue to be an outlet for residents to learn about fair housing laws and their rights.
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7.

Develop a Language Accessibility Plan for the County and ensure for sufficient
training to appropriate staff. This can be an inter-jurisdictional collaborative effort and
will ensure that all applicable agencies are compliant with the federal mandate.

8.

Survey CDBG and HOME beneficiaries. Currently, the City of Aurora surveys its CDBG
sub-recipients, and Kane County is in the process of developing a survey of its recipients.
The effort should be centralized and coordinated to produce consistent results so that data
may be analyzed for the next Analysis of Impediments. The survey of recipients should
assess general demographic and socioeconomic characteristics, and should assess their
quality of life—i.e., how services have affected them. Contracts between the County and
sub-recipients (e.g., non-profits and municipalities) should stipulate that this survey be a
prerequisite to the beneficiaries’ receiving of the services.

9.

Survey the community in future years to assess any change in general knowledge
and familiarity with fair housing issues. Efforts to improve outreach and education on
fair housing issues are anticipated to result in more, not fewer, housing complaints. Such a
metric, when viewed from the Analysis of Impediments that must be completed
periodically, will give the appearance that conditions have deteriorated, not improved.
Therefore, surveying the community with similar questions to those asked for in the survey
conducted for this effort, will allow for an accurate comparison of perceptions and level of
knowledge regarding fair housing issues.

Actions to Address Impediments – City of Aurora
1. Implement a City website page that provides a clearinghouse of information on
access to housing, services, fair housing and the like. The website, as part of an
overall fair housing strategy, could be built from an existing web resource and should
include information regarding existing housing resources, fair housing referral information
with links, and tips for residents who think they might be experiencing housing
discrimination.
2.

Continue providing training to apartment owners and managers and ensure that
fair housing laws and appropriate practices are disseminated to this community
and to ensure for safer and more inclusive rental properties. This educational
training is a natural forum to ensure that fair housing information and awareness is
provided to the rental community, particularly to those properties that house low-income
households.

3.

Develop a Language Accessibility Plan. Ensure for sufficient training to appropriate
staff. This will broaden the City’s ability to communicate with residents about City
programs and services and ensure that the City is in compliance with the federal
requirements.

4.

Continue to support programs or services that provide foreclosure counseling and
tenant rights education. These activities, to the extent resources are available, should
continue to be an outlet for residents to learn about fair housing laws and their rights.

5.

Seek to establish strategic relationships with the private and non-profit sectors so
that they become the primary face of fair housing education and promotion. The
private sector, including lenders and real estate agents, should be a primary source for
information pertaining to fair housing and fair lending information. As government
resources become more limited, this will have impact on how much of a lead local
jurisdictions can play in this arena.

6.

Affirmatively support the efforts of the Mayor’s Blue Ribbon Affordable Housing
Task Force, which has been established to convene and facilitate the development
of an Affordable Housing Study, which is, for example, developing strategies to
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address the loss of units at Jericho Circle and the inventory of foreclosed units.
This effort presents a considerable opportunity for the City to engage all affected
community stakeholders on the subject of affordable housing and will result in a factbased, affordable housing community needs baseline analysis. As the City is committed to
maintaining an adequate supply of affordable housing, affirmative support of Blue Ribbon
Task Force and its efforts will ensure maintenance of a fair housing environment.
7.

Evaluate the role of the Human Relations Commission as it relates to promoting
fair housing issues. If there is an opportunity to appropriately utilize a City commission
to promote fair housing, this may be a good resource.

8.

Survey CDBG and HOME beneficiaries. Aurora has employed surveys of this nature
before. This process could present another opportunity to partner with Kane County and
the City of Elgin with respect to the structure of the survey, methodology, and analysis.

9.

Survey the community in future years to assess any change in general knowledge
and familiarity of fair housing issues. This will provide the City an insight on whether
outreach efforts, marketing and educational activities have had a positive impact and
identify areas in need of improvement.

Actions to Address Impediments – City of Elgin
1.

Implement a City website page that provides a clearinghouse of information on
access to housing, services, fair housing and the like. The website, as part of an
overall fair housing strategy, could be built from an existing web resource, and should
include information regarding existing housing resources, fair housing referral information
with links, and tips for residents who think they might be experiencing housing
discrimination.

2.

Continue providing training to apartment owners and managers and ensure that
fair housing laws and appropriate practices are appropriately disseminated to this
community and to ensure for safer and more inclusive rental properties. This
educational training is a natural forum to ensure that fair housing information and
awareness is provided to the rental community, particularly to those properties that house
low-income households.

3.

Continue to support programs or services that provide foreclosure counseling and
tenant rights education. These activities, to the extent resources are available, should
continue to be an outlet for residents to learn about fair housing laws and their rights.

4.

Seek to improve formalized communication and strategic planning between the
City and the Elgin Housing Authority on affordable and sustainable housing
matters that is ongoing, strategic, and transparent.

5.

Seek to establish strategic relationships with the private and non-profit sectors so
that they become the primary face of fair housing education and promotion. The
private sector, including lenders and real estate agents, should be a primary source for
information pertaining to fair housing and fair lending information. As government
resources become more limited, this will have impact on how much of a lead local
jurisdictions can play in this arena.

6.

Develop a Language Accessibility Plan. Ensure for sufficient training to appropriate
staff. This will broaden the City’s ability to communicate with residents about City
programs and services and ensure that the City is in compliance with the federal
requirements.

7.

Seek to establish strategic relationships with the private and non-profit sectors so
that they become the primary face of fair housing education and promotion.
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8.

Survey CDBG and HOME beneficiaries. Elgin has employed surveys of this nature
before. This process could present another opportunity to partner with Kane County and
the City of Aurora with respect to the structure of the survey, methodology, and analysis.

9.

Survey the community in future years to assess any change in general knowledge
and familiarity of fair housing issues. This will provide the City an insight on whether
outreach efforts, marketing, and educational activities have had a positive impact and
identify areas in need of improvement.
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