
I. CALL TO ORDER 

II. MINUTES 

VILLAGE OF GLENDALE HEIGHTS 

PROPERTY ENHANCEMENT COMMITTEE 
Landlord/Manager's Meeting 

AGENDA 
April 26, 2023 

6:30 P.M. - 8:00 P.M. 

A. Consideration of March 22, 2023 minutes 

Ill. DISCUSSION ITEMS: 

A. Landlords & Tenants 

IV. ITEMS RAISED BY COMMITTEE MEMBERS 

A. Review the status of concerns and cases submitted by Committee 

Members. 

V. ADJOURNMENT 

Location: Counci l Chambers 



Present: 

PROPERTY ENHANCEMENT COMMITTEE 

Landlord Managers Meeting 
MEETING MINUTES 

March 22, 2023 

Chair Bill Schmidt, Paul Gasiecki, Jim Hilborn, Trustee Mohammed Siddiq i, Trustee 
Chester Pojack, 

Also Present: Staff liaison: Tom Bialas, Steve Kalish, Mayor Chodri Ma Khokhar 

Chair Bill Schmidt ca lled the meeting to order at 6:30 PM. 

Minutes 

The January 25, 2023 minutes were approved. 
February 22, 2023 cancelled. No minutes. 

Discussion Items: 

• Handling resident concerns regarding Code Violations - Assistant to the Director Tom Bialas 
and Lead Code Enforcement Officer Steve Kalish discussed the methods by which the public 
reports code violation concerns related to properties in the Village. The primary method for 
the intake of information invo lve in-person reporting to Community Development/Village 
staff via the phone, at the front count er and through speaking with inspectors while in the 
neighborhoods. The addition to the Village's website of the Comcate concern reporting 
software provides an alternate reporting method. The process by which the public can 
access, enter and monitor their submission using Comcate was reviewed. Each reported 
concern is reviewed, evaluated and prioritized. The benefit of having complainant 
information was discussed, as it allows inspectors to follow up with reporters to ensure all 
concerns are investigated. Also covered was the avai lab ility of citizens to make anonymous 
reports. Whichever method of submission, it rema ins a primary goal the Village to handling 
citizen concerns. Once received at Community Development, the handling of reports from 
intake, to review and assignment for investigation were explained. 

• Permit status information -AtD. Bialas also reviewed the ability for permit applicants to 
utilize a link on the Village website to check on the status of a permit application submission. 
The abi lity for an applicant to check the status, see where the application is in the plan 
review, fees, see the type and number of required inspections and track inspections through 
to close out of the permit using the Check Building Permit Status link were reviewed. 

Topic of Discussion - Miscellaneous Discussion by Committee 

• Trustee Pojack complemented Community Development's efforts to respond to complaints 
and concerns of residents. He commented about the efforts to promptly handle reports. 

• Mayor Khokhar inquired about a resident's concerns with the detention area at the G. Stanley 
Hall School north parking lot. AtD. Bialas advised Community Development was working with 
Marquardt District 15 to review the situation. 



• Mayor Khokhar indicat ed a resident referenced an issue with lights from Black Hawk School. 
Trustee Po j ack commented that the situation was being worked on by the school and the 
issue was corrected. Trustee Pojack advised he was attending a meeting at the school and 
would make an inquiry. 

• Chairman Schmidt commented that inspectors response to a concern to clean up an address in 
the 600 block of Armitage were very successful. He expressed his gratitude for t he efforts of 
Community Development st aff. 

Next Meeting: 

• The next Property Enhancement Committed Meeting with t he Landlord/ Managers 
Meeting will be April 26, 2023 at 6:30 pm in the Council Chamber at Village Hall. 

Adjourn: Chair Bill Schmidt adjourned the meeting at 7:05 PM. 



Your Guide to Landlord
Tenant Law 

Landlord-tenant law 
At some point during thei r lives most people wil l be involved with the rental of real estate, either as landlord or 
tenant . Although the problems facing a landlord are j ust as perplexing at t imes as those facing the tenant, the 
problems facing the tenant are the general subject matter of this pamphlet. 

Laws that affect landlords and tenants can vary significantly from city to city. This pamphlet provides general 
information about being a tenant in Illinois, but your municipality may provide you with greater protection 
under the law. 

Alease 
The relationship between landlord and tenant arises from an agreement called a lease by which one party 
occupies the real estate of another with the owner's consent. 

No particular words are necessary to create a lease, but generally the terms of a lease include a description of 
the rea l estate, the duration of the agreement, the rent, and the time of payment. In Illinois, a lease need not 

be in writ ing unless it is for a term greater than one year. Although the terms of an ora l lease may be difficult to 

determine, a party may be bound to the terms of an oral agreement j ust as much as a written one. 

The most common form of lease is a written agreement that spe lls out all of the terms and conditions binding 

upon both parties. If a lease is not in writing, it will probably be a period ic lease, which is one without a definite 

term. The period is generally determ ined by the frequency of the rental payments; for example: week to week, 
month to month, year to year. 

Termination of the lease 
If a lease is not for a specif ic term, it may be terminated by either party with proper notice. 

• For year-to-year tenancies, other than a lease of farm land, either party may terminate the lease by giving 

sixty days' written notice at any t ime within the four months preceding the last sixty days of the lease. 

" A week-to-week tenancy may be terminated by either party by giving seven days' written notice to the other 
party. 

• Farm leases generally run for one year. Customari ly, they begin and end in March of each year. Notice to 
terminate must be given at least four months before the end of the term. 

" In all other lease agreements for a period of less than one year, a party must give thirty days' written notice. 

Any notice given should call for termination on the last day of that rental period. 



When a lease is written, the expiration date is usually stated in the document. No te rmination notice is 

necessary in such a case. Be aware that your lease may also requi re notice of termination in a specific fo rm, or 
greater notice than the minimum required by law. 

Termination for breach 
The most common breach of a lease is non-payment of rent. In this case the landlord must serve a five-day 
notice upon the del inquent tenant. Five days after such notice is served, the landlord may commence eviction 

proceedings against the tenant. If, however, the tenant pays the rent within those five days, the landlord may 

not proceed w ith an eviction. The landlord is not required, however, to accept rent that is less than the exact 
amount due. If the landlord accepts a tender of a lesser amount of rent, it may effect the rights to proceed 
under the notice. 

The notice itself does not end the lease but merely states that at the end of the notice period the landlord can 
consider the lease ended and bring a suit for possession. 

If a landlord wishes to terminate a lease because of a violation of the lease agreement by the tenant, other 

than for non-payment of rent, he or she must serve ten days' written not ice upon the tenant before eviction 

proceedings can begin. Acceptance of rent after such notice is a waiver by the landlord of the right to terminate 
the lease unless the breach complained of is a continuing breach. 

Service on demand notice 
Not ice may be served upon tenant by delivering a written or printed copy to the tenant or by leaving the same 

with some person above the age of thirteen (13) years who lives at the party's residence or by sending a copy of 

the notice to the party by certified or registered mail with a return receipt from the addressee. If no one is in 

the actua l possession of the premises, then posting notice on the premise is sufficient. 

Subletting or assigning the lease 
Often, written leases prohibit the tenant from subletting the premises withou t the written consent of the 
landlord. Such consent can- not by withheld unreasonably, but the prohibition is enforceable under t he law. If 

there is no such prohibition, then a tenant may sub- lease or assign his lease to another. In such cases, 

however, the tenant will remain responsible to the landlord unless the landlord releases the original tenant. A 

breach of the sub-lease will not change the init ial relationship between the landlord and tenant. 

Remedies of a tenant 
If the landlord has breached the lease by failing to meet their duties under the lease, certain remedies arise in 
favor of the tenant 

• The tenant may sue the landlord for damages sustained as a resu lt of the breach. 

0 If a landlord fails to maintain a leased residence in a livable condition, the tenant may be able to vacate the 

premises and terminate the lease under the theory of "constructive eviction." 



0 The failure of a landlord to comply substantially with loca l housing codes may be a breach of the landlord's 

"implied warranty of habitability" (independent of any written lease provisions or oral promises) which the 
tenant may assert as a defense to an eviction based on the non-payment of rent. However, breach by 

landlord of local housing codes does not automatically entitle a tenant to with- hold rent. The obligation to 

pay rent continues as long as the tenant remains in the leased premises and to assert this defense 
successfully, the tenant will have to show that his damages resulting from land lord's breach of this "implied 
warranty" equal or exceed the rent claimed due. 

A landlord's breach and tenant's damages may be difficult to prove. Because of the limited and technica l nature 

of these rules, ten- ants should be extremely cautious in withholding rent and should probably do so only after 
consult ing an attorney. 

Breach by the tenant 
If rent is not paid the landlord may (1) sue for the rent due or to become due in the future and (2) terminate the 
lease and collect any past rent due. 

If a tenant fails to vacate the leased premise at the end of the lease term, the tenant may become liable for 

double rent for the period of holdover if the holdover is deemed to be wi llful. The tenant can also be evicted. 

If the tenant damages the premises, the landlord may sue for the repair of such damages. 

Lease provisions 
Under the federal Fair Housing Act and Illinois law, it is unlawful for a landlord to discriminate in the leasing of 
a dwelling house, flat, or apartment against prospective tenants who have children under the age of 14 years. It 

is also unlawful for a landlord to discriminate against a tenant on the basis of race, rel igion, sex, national origin, 
or disability. 

Provisions in a lease agreement that exempt a landlord from liability for damages to persons or property 

caused by the negligence of the landlord are viewed as being against public policy and are therefore 

unenforceable. Under certa in circumstances in the event of non-payment of rent the landlord may hold the 

furniture and personal property of the tenant until past rent is paid by the tenant. 

Security deposits 
A tenant is usually required to deposit with the landlord a sum of money prior to occupying the property. This 
is usually referred to as a security deposit. This money is deemed to be security for any damage to the 

premises or non-payment of rent. The security deposit does not rel ieve the tenant of the duty to pay the last 

month's rent. It must be returned to the tenant upon vacating the premises, if no damage has been done 

beyond norma l wear and tear and the rent is fully paid. 

If a landlord fai ls to return the security deposit prompt ly, the tenant can sue to recover that portion of the 

security deposit to which the tenant is entit led. In some jurisdictions, when a landlord wrongfully withholds a 

tenant's security deposit the tenant may be able to recover addit iona l damages. 



A landlord leasing residential real estate containing five or more units who receives a security deposit may not 

withhold any part of that deposit as compensation for property damage unless he fu rnishes to the tenant, 
with in thirty days of the date the tenant vacates, a statement of damage allegedly caused by the tenant and the 

estimated or actual cost of repairing or replacing each item on that statement. If no such statement is 

furnished within 30 days, the landlord must return the security deposit in ful l within 45 days of the date the 
tenant vacated. 

If a building contains 25 or more residential units, the landlord must also pay interest on the deposit from the 

date it was pa id, if held more than 67 months. (Interest is calculated at the rate paid by the largest bank in 

Illinois, as determined by total assets, on a passbook security account.) 

The above statements regarding security deposits are based on state law. However, some municipalities may 

impose additional obligations. For example, the city of Chicago required interest to be paid on all security 
deposits regardless of the number of rental units. 

Landlord and tenant matters can become complex. Both landlord and tenant should consult an attorney for 

assistance with particular problems. For more information about your r ights and responsibilities as a tenant, 

including specific landlord-tenant laws in your municipality, contact your local bar association, or vis it the 
Illinois Tenants Union at www.tenant.org. 

This pamphlet is prepared and published by the Illinois State Bar Association as a public service. Every 

effort has been made to provide accurate information at the time of publication. 

For the most current information, please consult your lawyer. If you need a lawyer and do not have one, call 

Illinois Lawyer Finder at (800) 922-8757 or on line www. lllinoisLawyerFinder.com 
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Present: 

PROPERTY ENHANCEMENT COMMITTEE 

Landlord Managers Meeting 
MEETING MINUTES 

April 26, 2023 

Chair Bill Schmidt, Paul Gasiecki, Jim Hilborn, Trustee Mohammed Siddiqi, Trustee 
Chester Pojack, 

Also Present: Staff liaison: Tom Bialas, Steve Kalish, Mayor Chodri Ma Khokhar, Trustee Mike Light 

Chair Bill Schmidt called the meeting to order at 6:33 PM. 

Minutes 
The March 23, 2023 minutes were approved. 

Discussion Items: 

• Landlord Tenant Relations -Assistant to the Director Tom Bialas and Lead Code Enforcement 
Officer Steve Kalish provided a video presentation and Illinois Bar Association handout 
regarding Landlord - Tenant Law. AtD. Bialas explained that the information provided in the 
video presentation is available to property owners and tenants on the Internet, as well as the 
information from the Bar Association, which coincides with the information provided in the 
Village's Rental Licensing Crime Prevention Program. The importance of following the law, 
having a lease, properly terminating leases, maintaining property, and inspecting owner's 
properties was discussed. The importance of ensuring tenant's rights as well as the rights of 
ownership were reviewed. 

Topic of Discussion - Miscellaneous Discussion by Committee 

• An inquiry was made about vacation rental businesses commonly referred to as "VRBOs". 
Currently the Village is reviewing the topic as it involves rental requirement consideration as 
well as zoning concerns. 

Next Meeting: 

• The next regular Property Enhancement Committed Meeting is May 24, 2023 at 6:30 pm 
in the Floyd Brown Room, !51 Floor of the Village Hall. 

• The next Property Enhancement Committed Meeting with the Landlord/Managers 
M eeting will be August 23, 2023 at 6:30 pm in the Counci l Chamber at Village Hall. 

Adjourn: Chair Bill Schmidt adjourned the meeting at 7:35 PM. 


