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HOUSING COMMISSION
Regular Meeting

Monday, June 2nd, 2025
City Hall Room 110
11:00 a.m.

- MINUTES –

I. CALL TO ORDER

The meeting was called to order by Staff Liaison Nicole at 11:08 AM.

II. ROLL CALL

Present: Commissioner Peterson, Commissioner Rivers, Commissioner Genzel, Commissioner Hayes, and Chair Shah.

There are two members of the Commission attending remotely, Commissioner Morgan and Commissioner Sanders, who are attending via GoToMeetings. The Open Meetings Act accounts for limited circumstances electronic attendance is allowed under (5 ILCS 120/7). Sec. 7. Attendance by a means other than physical presence.   (a) If a quorum of the members of the public body is physically present as required by Section 2.01, a majority of the public body may allow a member of that body to attend the meeting by other means if the member is prevented from physically attending because of: (i) personal illness or disability; (ii) employment purposes or the business of the public body; or (iii) a family or other emergency. "Other means" is by video or audio conference.

Today the Commission has 5 members that are physically present, which makes a quorum for this Commission. 

Commissioner Sanders stated that she is attending remotely due to employment purposes. Chair Shah motioned to allow Commissioner Sanders remote attendance. Seconded by Commissioner Peterson. All in Favor.

Commissioner Morgan stated that she is attending remotely due to employment purposes. Chair Shah motioned to allow Commissioner Morgan remote attendance. Seconded by Commissioner Peterson. All in Favor.Staff Present: Staff Liaison Nicole Morrow and Attorney Masum Perkins.

III. APPROVAL OF MINUTES: April 7, 2025

Approval of the for the April minutes will be moved to the July Meeting.

IV. PUBLIC COMMENT PERIOD

There were no members present from the public at this time that wished to comment.

Commissioner Muehlbauer entered the room at 11:19 AM. 

V. REGULAR BUSINESS 

A. Planning and Zoning Monthly Summary Report

Commissioner Genzel asked what the definition of Short-term rental in terms of the length of stay. Mas Perkins stated it’s for 30 days or less. Commissioner Genzel asked what usually the main reason for objection/denial is. Mas Perkins stated that the applicant usually doesn’t meet the requirements of the Unified Development Code. Though the special use process, which goes to the Unified Development Code, there are additional requirements of distance etc.. The reason that staff usually recommends denial is because it doesn’t met the requirements of the Unified Development Code. Commissioner Genzel stated that she believes short-term rentals are the way of the future and can be an economic development driver. The short-term rentals would be money coming into the community. Commissioner Genzel asked how these guidelines are established and if other communities are taken into account. Staff Liaison Nicole stated that Council heard at least two presentations from City staff to reset the guidelines. Mas Perkins stated that the distance was set to  prevent an oversaturation of short term rentals. Additionally, Mas Perkins stated that Council can consider an application for a short-term rental that was recommended to be denied by the Planning and Zoning Commission, it just depends on the totality of circumstances involved. Not all short term rentals have to go through the special use process. Some are permitted uses, for example, when someone is renting out a room in their home and in that circumstance the homeowner does not have to go through the special use process but they do need a license. 

B. City Council Update

Councilman Riggenbach was unable to attend the meeting but wanted Nicole to let the Commissioners know that on June 17th at 5 PM there will be a policy session that will relate very specifically to the ordinance on encampments that passed last October. Specifically, the policy session will be on housing policy to assist  City staff on housing moving forward as it relates specifically to the unhoused population. There is some funding that has been allocated that could be extended as well as a few projects that have been in the research phase. 

C. Staff Department Update

Community Development is still co-hosting the Racial Justice Equity Housing Subcommittee who is very interested in Community Land Trusts and the City’s Land Bank activity. The Subcommittee has been meeting with a Community Land Trust that was established in Normal and just reviewing what Normal’s Land Trust did to get started and the blueprint on what that would look like here in Peoria which could then be potentially passed along to a non-profit.

The City’s Rehousing Program has rehoused three households this year and does not have any current rehousing cases open currently. The goal is to always mitigate circumstances prior to escalating to rehousing, which has been successful after clearing the winter months. 

The hotel project that’s currently located at Motel 6 is slated to end around June 15th or so, but there is funding that could extend all the way through June 30th. As far as expenditures are concerned, June 15th will be the moving target date for the project to end unless additional guidance is received from Council. This will also include the Dream Center extension project, which is specifically for couples who usually cannot be housed together in any of the existing shelter. The 100 day challenge is a continuum of care project with many different service providers, and they are looking at June through August and building a peer support network that would include a couple of peer staff employees that would support individuals once they’re housed and facilitate maintaining that housing. 

There are 39 households that have been housed to date from the Flexible Rent Program’s inception last January, and one that was being leased up at the time of the meeting. 

VI. NEW BUSINESS

A. Speaker: Nuisance Abatement- Resident Officer Suelter 
B. Speaker: Nuisance Abatement- Resident Officer Bradford
C. Hope Fair Housing Lawsuit- Presented by Mas Perkins, Assistant City Attorney II 

In 2017, Hope Fair Housing filed a complaint against the City alleging housing discrimination on the basis of race and sex in violation of the Fair Housing Act and the Civil Rights Act. The City denies wrongdoing in the matter. Negotiations resulted in settlement that eliminated the need for additional litigation expenses, expert fees, trial costs.. On August 25, 2020, Council approved a settlement with Hope Fair Housing under the following terms: the court will obtain jurisdiction of the settlement for a five-year period, the City will pay Hope Fair Housing $25,000 for material regarding housing, the City will enact policies at the Police Department detailing the enforcement of the nuisance ordinance consistent with the terms agreed upon with Hope Fair Housing, the City will amend the nuisance ordinance consistent with the terms agreed upon with Hope Fair Housing. All of the items were completed. The only item that is outstanding is the five-year consent decree still in effect until the end of this  year. Part of the settlement was that the Fair Housing Commission, now just deemed the Housing Commission, will conduct an annual review of the ordinance and enforcement statistics and make recommendations to the City Manager and Council based on the data. 

i. Reporting Period: February 28, 2024- March 1, 2025
1. No warning letters issued

Attorney Perkins stated that the City has pursued alternative means of enforcement rather than going through the ordinance. The alternative process includes cooperation with the Police Department, and Legal. There were zero letters issued by the Police Department for the most recent reporting period. Officer Suelter is the NSU Officer and Sergeant Watkins is in charge of NSU. Part of NSU is also the Resident Officers who are essentially enforcing or trying to prevent nuisance issues by living in the neighborhood and trying to be part of the neighborhood. For the previous process, the Police Department would run any chronic nuisance rental property letters they wanted to issue  by legal. Legal would review to see if it qualifies with the ordinance, if it didn’t, legal would try to find other solutions to be pursued that will help address the Police Department’s issues. Commissioner Genzel asked what kind of things get reported and what’s considered a nuisance. Mas shared that if it qualifies under the City’s chronic nuisance rental ordinance it could be considered a chronic nuisance rental property nuisance event. . There is a list that’s within the City ordinance that was modified pursuant to the Hope Fair Housing lawsuit.

Staff Liaison Nicole asked both Officer Suelter and Officer Bradford if they could talk about how they feel the nuisance ordinance is a tool that could be used while working through situations that they encounter, and how to determine if it needs to be  utilized or not needed to be utilized. Officer Suelter stated that he’s still new to the nuisance abatement, but he thinks it’s a good tool. Out of the three cases that have been brought to Officer Suelter, they have been able to resolve them without having to send letters out. The biggest challenge is properties that are actually owned by the people living there. If it’s a property that is being rented out, it’s easier to get in contact with the landlord and the landlord can resolve issues in a pretty good turnaround. Commissioner Hayes asked how NSU is resolving the issues now that there aren’t orders being sent out. Mas stated that NSU will contact the landlord and have a conversation with them about what’s going on, then it’s up to the landlord to act. The Police Department doesn’t recommend any action but shares the ongoing issues and that there might be fines if it does escalate. Officer Bradford shared that Code Enforcement also helps with some issues since Code Enforcement deals more directly with the owners of the property. There are often times corporations that hold properties that are hard to locate a specific person. Also, there is nothing to  prevent a person from selling a property without title insurance and just leading it to a fake corporation. The City has run issues with corporations that  havea registered agent that cannot be located or anyone in relation to a property or is anon-registered corporation. This happens a lot because the County Clerks don’t verify corporate status before filing.  Staff Liaison Nicole asked what Mas’s thoughts on solutions to that issue are. Mas stated there is a legal method to try and fix the issue in title. A lot of properties are sold on Facebook or alternative means and a lot of times to people out-of-state purchasing a property that they have not seen. Sellers will list the property for $10,000 or under and people may think it’s a great investment. Commissioner Hayes asked if a lot of the out-of-state ownership will be helped by the Land Bank or if it’s not related to that because people will just continue buying homes on Facebook/ other online sources for $10,000. Mas stated that they’re two separate issues. The Land Bank’s goals are broader and are trying to address on multiple levels. The Land Bank aims to revamp communities instead of going through the demolition process, working in conjunction with inspectors to try to get property owners to take care of their properties. If the situation does escalate outside of Administrative court, it may get to a point where demolition is necessary. The Land Bank is fully involved in purchasing properties as well as trying to rehab properties now. If someone is not paying the property taxes, then the County can essentially take the property through auction. Commissioner Hayes was under the assumption that the Land Bank was able to acquire these homes based on them being vacant and not having utilities, so the process didn’t get as far as demolition. Masum shared that there’s a process in the demolition statute where, if the property qualifies as vacant or abandoned, it can be put within the demolition complaint a second count or a third count. Once there’s a demolition order entered, if there is a separate count after the demolition order is given after 30 days, you can ask for a judicial deed for the property. However, there was a recent case regarding property taxes, and the County and Matt Smith, the Land Bank Manager, have had talks about how the case plays into the City purchasing properties at auction.

Officer Bradford deals more with building a partnership between the community and the City as a resident officer, acting basically a liaison. Officer Bradford goes out and talks to a lot of people who may have long term issues, and a lot of times he’s able to resolve the issues just by going out and making his presence/introducing himself and talking through the problems. He does thisto get through it rather than taking the enforcement side with fines and possible arrests. Co-response is new and something that the police have been utilizing. The police need to create a police report documenting whatever services were provided and then the police will call co-response out to assist with more, such as mental wellness, and the co-response can providethe services that a lot of the time the police can’t do. Callers report these issues by either calling the non-emergency police number or 9-1-1. If a call comes in while Officer Bradford is working and it’s in his neighborhood, he will go out to the call and see if he can assist. Other times if patrol goes out for a call and they think it’s something that needs a little more time than what they could give, they will inform Officer Bradford so that he can revisit. There are a total of four homes devoted to the Resident Officers, and there are currently 3 Resident Officers.

Officer Suelter has found himself addressing panhandlers that are standing on the roadway. The Police Department is also currently doing a nightly detail at the Westlake Shopping Center due to the project at the Motel 6. A lot of the stores in the shopping center have been complaining about the individuals defecating in the parking lot, stealing, aggressive panhandling in the parking lot, running into cars, pounding on people’s windows, etc. These stores threatened to close/move out of the City, so the Police Department got involved. The First Amendment is the right to express yourself. The way the protections were extended were to all panhandlers, so as a municipality, if you were to limit who can collect money, you would have to do it across the board. Masstated there have been a few municipalities that have implemented a permit that would be needed to panhandle, though the City has not considered it at this point. 

VII. PUBLIC COMMENT PERIOD

Officer Suelter asked what the plan is for the residents currently being housed at the Motel 6 on June 15 and if there’s a plan for the remaining individuals to be re-housed. Staff Liaison Nicole shared that there are 50 residents currently at Motel 6, with permanent housing plans for about half of them. Of those that do not have a housing plan or will not be housed before June 15th, the City will have to start the enforcement process of the ordinance unless Council moves to either extend funding or approves an additional project. Masu asked if there was additional funding that’s being sought to extend the program because there was funding through United Way that was funneled through the City for the project. Staff Liaison Nicole stated that the City had $800,000 in ARPA funding and there is money remaining from that, but it is at Council’s discretion. ARPA funding is flexible. The state of Illinois has granted the City through United Way another one million dollars that will go through July 1, 2025 through June 30, 2026. Of that one million dollars, there is $324,000 allocated to non-congregate shelters, but it has not been determined if that will extend the Motel 6 project or if it will be for a different project. Commissioner Genzel asked if anyone is looking at the overall problem and what the solutions can be implemented since the Motel 6 project had started out with 50 individuals, a lot of them being placed in permanent housing, but the number still remaining at 50 since it’s an ongoing problem. Staff Liaison Nicole shared that a lot of those questions will come up in the Policy Session. Nicole shared that there have been other projects proposed and a lot of crunching numbers, looking at locations, what kind of zoning modifications would be needed to allow either a special use of an existing property or any sort of creative new builds, and what kind of building modifications would need to be made to allow it to work in the current Code that exists. Officer Suelter asked if there would need to be an eviction process. Mas stated that Motel 6 participants did sign an agreement that indicated that it was temporary housing in order to facilitate them to semi-permanent housing. Staff liaison Nicole stated that the building was not deemed as a shelter, so they didn’t have to do any zoning modifications. 

Commissioner Peterson is on the Fair Housing Committee at PAR, and the chairperson and Peterson went to a Bloomington function called “A Fair Housing Affair” and there were a lot of community partners that came and set up tables and people came out to see what was offered through their services. Commissioner Peterson made a list and sent it to Staff Liaison Nicole and asked for her assistance because Peterson thought it was the perfect place for the City of Peoria to get involved and inform residents of all the community projects and programs that are available. Commissioner Peterson said the date for the event to be held in Peoria would be in October, either the 5th or the 12th. The Fair Housing Committee at PAR is trying to see if CityLink would get a bus service for people that can’t make it down but could if there was a bus service. Commissioner Peterson just wanted to put it on the Housing Commission’s radar and will be asking for volunteers for the event. 

Commissioner Genzel shared that Peoria Opportunities purchased their first house for their project to rehab houses and then sell them. Part of the biggest challenge is finding houses that are still in good enough shape to renovate. Southside Community Center is working on some outreach to people in the neighborhood about finding people to buy and finding people that are interested in selling their house. Another challenge that they’re facing is a lot of the properties are very small. Commissioner Genzel’s hope is that as the project starts, there is more word-of-mouth about the project to possibly get more people interested. Commissioner Morgan is a Family Care Coordinator for Southside Community Center, and she takes care of the families. There are currently 5 families that are enrolled in a home-ownership club with METEC. These classes are once a month to learn how to obtain a house for first-time homeowners, and at the completion of the class, those enrolled will be able to get some money for down payment assistance. Commissioner Genzel shared that with the project, they will fix up the homes whether it’s gutting the kitchen and bathroom, repainting, taking care of exterior issues etc. With each house it’s estimated that around $80,000-$100,000 is put into the house and then appraised for around $65,000-$70,000. There’s still $10,000 down payment and IDA has down payment assistance. When it gets to the point of someone needing a mortgage, the project should be able to help find payment assistance. 

VIII. OLD BUSINESS

A. Affordable Housing Plan Updates and Next Steps

IX. ADJOURNMENT

Commissioner Hayes made a motion to adjourn at 12:15 PM and this was seconded by Commissioner Rivers. All in Favor, meeting adjourned.

Next Regular Meeting: Monday, July 7th, 2025 at 11AM



The agenda and meeting minutes will be available online at https://www.peoriagov.org/572/Housing-Commission
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