
 
 
 
 

RIVER FOREST 
DEVELOPMENT REVIEW BOARD 

MEETING AGENDA 
 
A meeting of the River Forest Development Review Board will be held on Thursday, 
February 15, 2018 at 7:30 P.M. in the Community Room of the River Forest Village Hall, 400 
Park Avenue, River Forest, Illinois. 
 
I. Call to Order/Roll Call 

II. Approval of Minutes of the November 16, 2017 Development Review Board Meeting 

III. PRE-FILING MEETING & CONSIDERATION OF REQUEST FOR WAIVER - Proposed 
Planned Development Amendment - Concordia University Chicago Cellular Tower 

IV. PUBLIC HEARING - Application #18-01 - Amendment to the Planned Development 
granted by Ordinance 3628 regarding the encroachment of the four story, 15 unit 
condominium building at 1101-1107 Bonnie Brae Place. 

V. DISCUSSION/DELIBERATION & RECOMMENDATION - Application #18-01 - 
Amendment to the Planned Development granted by Ordinance 3628 regarding the 
encroachment of the four story, 15 unit condominium building at 1101-1107 Bonnie 
Brae Place. 

VI. APPROVAL OF FINDINGS OF FACT - Application #18-01 - Amendment to the 
Planned Development granted by Ordinance 3628 regarding the encroachment of 
the four story, 15 unit condominium building at 1101-1107 Bonnie Brae Place. 

VII. Public Comment 

VIII. Adjournment 



VILLAGE OF RIVER FOREST 
DEVELOPMENT REVIEW BOARD MEETING MINUTES 

November 16, 2017 
 
A meeting of the Village of River Forest Development Review Board was held at 7:30 p.m. 
on Thursday, November 16, 2017 in the Community Room of the River Forest Village Hall, 
400 Park Avenue, River Forest, Illinois. 
 
I. CALL TO ORDER 
 
The meeting was called to order at 7:30 p.m. Upon roll call, the following persons were: 
 
Present: Members Ryan, O’Brien, Crosby, Dombrowski, Ruehle, Fishman (arrived at 8 

p.m.) and Chairman Martin 
 
Absent: None. 
 
Also Present:  Assistant Village Administrator Lisa Scheiner, Building Official Clifford 

Radatz. 
 

II. APPROVAL OF MINUTES OF THE OCTOBER 26, 2017 DEVELOPMENT REVIEW 
BOARD MEETING 

 
A MOTION was made by Member Ruehle and SECONDED by Member Ryan to approve the 
minutes of the October 26, 2017 Development Review Board Meeting. 
 
 Ayes: Members Ryan, O’Brien, Crosby, Dombrowski, Ruehle, and Chairman Martin 
 Nays:   None 
 Motion Passes. 
 
Chairman Martin announced that the Village Board of Trustees approved an Ordinance 
granting the amendment to the St. Vincent’s major amendment.  He stated that after the 
public hearing Village officials met with representatives of St. Vincent’s.  At the November 
13, 2017 Village Board Meeting, representatives of St. Vincent’s appeared and told the 
Trustees that the change in the color of the windows was not done on purpose but was an 
accident, which is different than what the Development Review Board was told.  Village 
Board of Trustees granted the ordinance notwithstanding their recommendation.  
Chairman Martin informed the Development Review Board that he had contacted the 
Village President and expressed his concerns regarding this matter.  

 
III. PRE-FILING MEETING - INTRODUCTION OF PROPOSED PLANNED 

DEVELOPMENT - LAKE AND LATHROP 
 
Chairman Martin explained the purpose of the pre-filing meeting and the process that 
would be followed for the meeting.   
 
Assistant Village Administrator Scheiner swore in the parties wishing to speak.  
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Eric Christman, Sedgwick Properties, owners and developers of the property at the 
southwest corner of Lake Street and Lathrop Avenue.  The addresses of the properties 
involved in the proposed development are 7601 Lake Street all the way to 7621 Lake Street 
as well as 423 Ashland Avenue.  He stated that the site is approximately 36,700 square feet 
and is currently occupied by two older commercial buildings, one of which is vacant.  The 
property is zoned C-3. The proposed development is 36,700 square feet site area and will 
be a five-story story mixed use building with 16,000 square feet of commercial space on the 
first floor, parking, and 22-32 residential units with elevators on the remaining floors.  
 
Mr. Christman stated that the exterior of the building is going to be traditional with cast in 
place type stone. Residential units will be 1,500 to 3,000 square feet with a price range of 
$600,000-$1,500,000.  They’re proposing approximately 10 foot ceilings, private elevators, 
traditional interiors, brand name appliances, and front and rear outdoor spaces.  Sedgewick 
Properties has been around for about 20 years and they have completed retail and 
residential developments in Chicago, Colorado and other locations.  He listed several 
projects that they are currently developing in Chicago. Mr. Christman said that the principal 
owner of Sedgewick properties is Marty Paris, who has strong ties to the community and is 
a longtime resident.  Mr. Christman described the funding strategy for the project and 
noted.  He stated that on-site parking will include approximately 92 spaces on two levels.  
 
In response to a question from Member Crosby, Mr. Chrisman replied that the maximum 
zoning height in this district is 55 feet and they would be looking for a variance to go to 65 
feet. He said they need the floor height to sell the units 10’ to sell these units.  Member 
Ruehle noted that 65 feet is not actually the top of the building as there is additional height 
from the parapet wall.  He said the variance would be approximately 75 feet. Mr. Chrisman 
noted that Member Ruehle was referring to a feature at the corner of the building and feels 
very strongly that it’s a unique architectural feature for the building. Member Ruehle noted 
that he’s pointing it out so that they ask for the correct variance.  
 
Chairman Martin asked if there were any other site development allowances that they 
planned to request.  Mr. Christman stated that they are reviewing it with their consultant.  
Chairman Martin pointed out that the application must include a list of all site development 
allowances requested.  
 
Member Crosby stated that the Development Review Board will need to see the building 
materials they propose to use as well as street elevation showing the scale of the building 
in relation to the other buildings on Lake Street looking south so the Development Review 
Board has an idea of the scale of the building.  Member Ruehle agreed that he would like to 
see the building in context to the surrounding area.   
 
Chairman Martin suggested that the applicant review the Ordinance as many of the items 
that are suggested to be included in the application are in the Ordinance. He encouraged 
that the applicant to review the application requirements with staff because a hearing will 
not be scheduled until it’s determined that the application is complete.  
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Chairman Martin asked if the number of units is dependent on whether any of them are 
combined.  Mr. Christman responded that it will be based more on market demand.  
Chairman Martin asked if they would be coming to the Development Review Board with a 
shell floor and say that it may be six units or it may be 10.  Mr. Christman said no, that they 
are planning eight units per floor. 
 
In response to a question from Chairman Martin, Mr. Christman confirmed that they own 
the entire site.  In response to a follow-up question from Chairman Martin, Mr. Christman 
stated that there is environmental remediation that is required and they will do everything 
they can to clean it up.  
 
Member Ruehle stated that he thought the access to parking is clever because it avoids 
having turning radius requirements.  Mr. Christman stated that one parking entrance will 
be more for the ground floor sues while the other will be a more secure and heated parking 
area on the second level for residents.  
 
Member Ruehle discussed area traffic conditions and predicted that traffic will be a 
discussion item.  Mr. Christman said they have a traffic consultant that is working on it.  
 
Member Ruehle noted that the private elevator is different but stated that he cannot figure 
out where the stairs come out on the plan.  Mr. Christman said the plan is still conceptual 
and they will work out those details.  
 
Member Crosby asked that the applicant convey to the Development Review Board the 
quality of the building they will be constructing by giving them an idea of the materials they 
will be using on the interior and exterior such as windows, finish materials, etc.  Mr. 
Christman said that because the plan is still conceptual they do not have that information 
yet.  They are considering pre-cast limestone on the exterior to incorporate their building 
with the church and other buildings in the neighborhood.  A lot of the finishes will be high 
end.  They are not targeting first time home buyers.  
 
In response to a question from Chairman Martin regarding whether the units will be 
condominiums or apartments, Mr. Christman stated that they are condominiums.   
 
Member Ruehle noted that he sees a loading area on the plan but noted that an area for 
trash collection is not shown.  He said this item is often overlooked but needs to be 
addressed to provide practical, year-round access. Mr. Christman said they will address it 
and discussed possible locations for garbage collection.   
 
Chairman Martin said the applicant will need to provide justification for the site 
development allowances.  Member Ruehle said that the justification should come in with 
the request.  Chairman Martin informed the applicant that they will be asked questions by 
the Development Review Board and that they are concerned with access, pedestrian safety, 
the impact it’s going to have on vehicular traffic, and the applicant is going to have to be 
prepared to answer questions on those subjects.   
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In response to a question from Chairman Martin, Mr. Christman discussed the frontage of 
the project on Lake Street and Lathrop Avenue.  
 
Chairman Martin noted that the Village departments will examine the application and may 
have comments about it and the safety features they may want included.   
 
Ed McDevitt, 411 Ashland Avenue, stated that he is representing himself and the 
Chatterton Condo Association, which is located to the south of the development.  He stated 
that they hope the contamination will be remediated and they are concerned about 
increased traffic and pedestrian safety.  He said they are concerned about a long period of 
construction, dust, and they foresee significant parking issues in an already congested 
area.  Mr. McDevitt stated that he is a docent at the Architectural Foundation and he hopes 
that the design of the building will be a strong contemporary statement that also pays 
respect to the historic nature of architectural in the Village and the classic buildings to the 
west.   
 
Teresita Pineda, stated that she works with Eric Christman at Sedgwick Properties and is 
one of the designers on the project.  She addressed the comments regarding the stair 
egress and stated that she appreciates the feedback they have provided so she can bring it 
back to the design team.  She stated that her team has been reviewing the Village’s building 
code. Ms. Pineda also said that they are trying to provide enough parking so that they 
would not need street parking and would provide guest parking for the residents.   
 
Chairman Martin said the Development Review Board would like to see sample boards of 
the stone, roofing materials, etc.   
 
Ms. Pineda said the elevations they brought in were to get the conversation going and they 
are continuing to develop their elevations so they can get renderings.  They will have more 
information at the next meeting.  
 
In response to a question from Ms. Pineda, Ms. Scheiner stated that Mr. Christmas has been 
provided with the application requirements.  
 
In response to a question from Member Crosby, Ms. Pineda stated that the design work and 
construction drawings are done in-house and the only third party they involve is an 
interior designer.  Mr. Christman stated that they are a design build company.  In response 
to a question from Member Crosby, Ms. Pineda confirmed that they have a licensed 
architect on staff.  
 
Chairman Martin reiterated Member Ruehle’s concerns regarding construction traffic. 
Members Ruehle and Ryan suggested that the developers spend time on the site at 8 a.m. 
and 3 p.m.  Member Ruehle noted that the applicant needs to figure out how to mitigate the 
impact of the project on surrounding congestion.  
 
Cory Robertson, 1046 W. Washington Blvd., Oak Park, stated that he works for Jameson 
Sotheby’s International Realty and that his firm was retained by Sedgwick Properties to 
conduct deal analysis on this property, determine market viability and find the highest and 



 Development Review Board Minutes – November 16, 2017 

 5 

best use from the residential standpoint.  He asked about the traffic consultant and Mr. 
Christman said they already have a consultant in place.  Mr. Robertson noted a project he is 
working on in Oak Park that has been successful.  He stated that they see a significant 
market demand for three and four bedroom condominiums that are targeting downsizers.  
 
Chairman Martin reiterated the need to provide justification for the site development 
allowances requested and the design review that will occur. Member Crosby said they will 
be looking at the scale of the building and what the applicant can do to scale it down such 
as building materials and stepping it back from the streetscape.   
 
IV. CONSIDERATION OF REQUEST FOR WAIVERS FROM THE PLANNED 

DEVELOPMENT APPLICATION REQUIREMENTS  - PROPOSED PLANNED 
DEVELOPMENT - LAKE AND LATHROP 

 
No waivers were requested. 
 
V. PUBLIC COMMENT 
 
None. 
 
VI. ADJOURNMENT 
 
A MOTION was made by Member Ryan and SECONDED by Member Ryan to adjourn the 
meeting of the Development Review Board at 8:10 p.m. 
 
 Ayes: Members Ryan, O’Brien, Crosby, Dombrowski, Ruehle, and 

Chairman Martin  
 Nays: None 

 Motion Passes. 
 
 
Respectfully Submitted: 
 

___________________________________________ 
Lisa Scheiner 
Secretary 

 
___________________________________________  ____________________________________ 
Frank R. Martin     Date 
Chairman, Development Review Board  



Village of River Forest 
Village Administrator’s Office  

400 Park Avenue 
River Forest, IL 60305 

Tel:  708-366-8500 
 
 

MEMORANDUM 
 
Date: February 8, 2018 
 
To: Chairman Frank Martin and Members of the Development Review Board 
 
From: Lisa Scheiner, Assistant Village Administrator 
 
Subj: Concordia University Planned Development Amendment - Traffic Study Waiver 
 ____________________________________________________________________________________________________________ 
 
Village staff recently met with Glen Steiner and Dennis Witte of Concordia University Chicago 
(CUC) to discuss the status of their anticipated application for an amendment to an existing 
planned development that would allow the height of the parking garage to be increased to 
accommodate a Verizon cellular antenna.  When CUC appeared before the Development 
Review Board for a pre-filing meeting they requested, and were granted, a waiver of a traffic 
impact study because there would be no reduction in parking as a result of the proposed 
amendment.  Since that time Verizon has requested a modification to the design of the parking 
structure that would result in a loss of two parking spaces on the top level of the parking 
garage.  CUC has proposed that they will create two parking elsewhere on campus so that the 
total number of parking spaces on campus is not reduced.  Staff suggested that they return to 
the Development Review Board to determine if the traffic study waiver that they already 
received would still be valid in light of these changes.   
 
Attachments 

- Revised rendering of proposed modification to the height of the existing garage 
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Village of River Forest 
Village Administrator’s Office  

400 Park Avenue 
River Forest, IL 60305 

Tel:  708-366-8500 
 
 

MEMORANDUM 
 
Date: February 8, 2018 
 
To: Chairman Frank Martin and Members of the Development Review Board 
 
From: Lisa Scheiner, Assistant Village Administrator 
 
Subj: Request for Major Amendment - 1101 Bonnie Brae Place  
 ____________________________________________________________________________________________________________ 
 
The Development Review Board (DRB) is scheduled to hold a public hearing on Thursday, 
February 15, 2018 at to consider an application for a major amendment to the approved 
Planned Development Ordinance at 1101 Bonnie Brae Place.  
 
The Village Board of Trustees approved Ordinance 3628 on November 28, 2016, which 
granted a planned development permit for the construction of a 15-unit condominium 
development at 1101 Bonne Brae Place and the de-conversion of an existing six-unit 
apartment building into three condominiums at 1111 Bonnie Brae Place.   
 
Bonnie Brae Construction LLC, which is the owner and developer of the approved 15-unit 
condominium development at 1101 Bonnie Brae Place (The Avalon), is seeking the 
amendment to allow encroachment into the setbacks that was not previously requested and 
to allow greater encroachment into the setbacks than what was previously granted.  The 
elements that would encroach into the setback include various canopies, exhaust wells and 
architectural features.  This issue was identified once the developer submitted a building 
permit application and construction drawings.  
 
In accordance with the Planned Development process articulated in the Municipal Code, the 
following have occurred: 
 
Task       Date 
Legal Notice in Wednesday Journal   January 31, 2018  
Notice of Public Hearing Mailed by Applicant January 31, 2018   
Public Hearing Signage Posted at Site  January 31, 2018 
 
Section 10-19-8(B) of the River Forest Zoning Code states that no a change to a planned 
development is not minor if it increases the footprint of the building or if it amends the final 
governing agreements, provisions or covenants, or provides any other change inconsistent 



with any standard or condition imposed by the board of trustees in approving the planned 
development permit.  Ordinance 3628 contains the following condition of approval: “The 
architectural elements above the first floor of the fifteen (15) unit condominium building shall 
not encroach into the allowed setbacks by more than twelve (12) inches, except as authorized 
by the Village’s Building Code and Zoning Ordinance.“ 
 

 Zoning 
Ordinance 

SDA Granted SDA Requested 

Front Setback 20’ None at the time of approval 
as building setback was 20’ 
and complied with the 
Zoning Ordinance 

12’ setback  to allow 
encroachment of canopy 
and exhaust wells by 8’ 

Side (North) 
Setback 

3’ None at the time of approval 
as building setback was 3’8” 
and complied with the 
Zoning Ordinance 

1’8” setback to allow 
canopy encroachment by 
1’4” into the required 
setback 

Corner Front 
(South) Setback 

25’ The Village granted an 
allowance to permit a 6’8” 
setback 

6’4” setback  for building 
5’2” setback for 
architectural elements 
above 1st floor and for 
decorative pilasters 

 
Village Staff & Consultant Reviews 
 
Staff Reviews 
 
Village staff reviewed the proposed amendments to the major amendment application and the 
attached memorandum concludes that the proposed amendment is not expected to have an 
impact on any operating department or its ability to deliver services. 
 
Consultant Review – Planning 
 
Houseal Lavigne and Associates are reviewing this matter and a memo will be distributed 
to members of the Development Review Board prior to the public hearing.  
 
Consultant Review – Traffic 
 
The proposed changes are not expected to have any impact on the traffic flow or vehicle 
access to the site so no traffic study has been required of the applicant.  
 



Standards of Review 
 
There are 15 standards of review for the DRB to consider in reviewing the proposed project.  
The standards are listed in Section 10-9-3 of the PD Ordinance, which is attached for your 
reference. 
 
Next Steps 
 
The DRB shall make specific written findings of fact addressing each of the planned 
Development standards of review.  Following a vote by the DRB, the application will be 
presented to the Village Board according to the following tentative schedule: 
 
Task        Date 
DRB Meeting – Findings of Fact    2/15/18 
Notice of Village Board Meeting Mailed by applicant 2/23/18 
Village Board Review      3/12/18 
 
Documents Attached 
 
1. Planned Development Ordinance 3628 
2. Memorandum from Village Staff regarding impact of Requested Amendment 
3. Public Hearing Notice 
4. Standards for Review 
5. Major Amendment Application 
 
 
 



ORDINANCE NO. 3628

AN ORDINANCE GRANTING A PLANNED

DEVELOPMENT PERMIT FOR 1101-1111 BONNIE BRAE PLACE

WHEREAS, Bonnie Brae Construction, LLC [ the "Applicant") submitted an

application, which was subsequently amended twice during the publichearing process ( the

Application"], requesting that the Village of River Forest (" Village") grant a planned

development permit allowing it to construct a multi-unit condominium building and

associated parking garage, and to convert an existing six-unit apartment building to a

three-unit condominium building (the "Project") at 1101-1111 Bonnie Brae Place, River

Forest, Illinois ("Property"); and

WHEREAS, a copy of the Application, as amended by the Applicantduring the public

hearing process, is attached hereto as ExhibitAand made a part hereof; and

WHEREAS, the Application was filed with the Village, was referred to the

Development Review Board of this Village for a public hearing, and was processed in

accordance with the Village's ZoningOrdinance, as amended from time to time; and

WHEREAS, public notice in the form required by law was given of said public

hearing by publication not more than thirty ( 30) days nor less than fifteen ( 15) days prior

to said hearing in the Wednesday Journal, a newspaper of general circulation in this Village,

there being no newspaper published in this Village; and

WHEREAS, the Development Review Board of this Village held and continued the

public hearing on the Application on July 21, 2016, September 15, 2016, and October 20,

2016, on whether to make a recommendation that the Application, as amended by the

Applicant, be granted, during which hearing all persons present were afforded an

opportunity to be heard orally and in writing; and

WHEREAS, following the conclusion of the public hearing, the Development Review

Board recommended approval of the Application, as amended by the Applicant, with

certain conditions, by a vote of 6-0. The Development Review Board has since approved its

Findings and Recommendation (" Findings and Recommendation") in this matter, a copy of

which is attached hereto as Exhibit B and made a part hereof; and

WHEREAS, the Findings and Recommendation was forwarded to the President and

Board of Trustees of the Village (" Corporate Authorities"), and the Corporate Authorities

have duly considered said Findings and Recommendation, along with the testimony and

exhibits put before the Development Review Board during the public hearing on the

Application.

BE IT ORDAINED by the President and Board of Trustees of the Village of River

Forest, Cook County, Illinois, as follows:



SECTION 1: That the Application, as amended by the Applicant, and including the

site development allowances set forth in the Findings and Recommendation, and subject to

the conditions set forth in Section 3 below, is in the public good and in the best interest of

the Village and its residents, and the Application, as amended by the Applicant, is

consistent with and fosters the purposes and spirit of the Village's ZoningOrdinance, and is

also in accordance with the provisions of the comprehensive land use plan of the Village.

SECTION 2: That the Application, as amended by the Applicant, and including the

site development allowances as stated in the Findingsand Recommendation, and subject to

the conditions set forth in Section 3 below, is granted.

SECTION 3: That the Application meets the standards set forth in Section 10-19-3

of the Zoning Ordinance of the Village of River Forest, provided that the following

conditions are met:

1) The Project shall be built and maintained in conformity with the Site Plan

and other documents submitted to the Village as the Amended Application on

October 5, 2016 ( the " Site Plan").

2] Removal and replacement by the Petitioner, at Petitioner's sole cost and

expense, of the full width of the existing alley to the east of the Property

including the asphalt pavement and depressed curb and gutter on both

sides) for the full width of the Property. The Site Plan shall be revised as

necessary, and subsequent plans shall reflect, the replacement of the alley.

3) Removal and replacement by the Petitioner, at Petitioner's sole cost and

expense, of the existing sidewalk along the Thomas Street and Bonnie Brae

parkways for the full width/length of the Property. The Site Plan shall be

revised as necessary, and subsequent plans shall reflect, the replacement of

the sidewalk.

4) The Petitioner shall provide a cost estimate for the alley and sidewalk

replacements required by Conditions2 and 3 above.

5) The Petitioner shall provide stormwater detention in conformance with

Village Code and Zoning Ordinance requirements, and provide stormwater

calculations and detailed plan information sufficient for staff to verify the

necessary sizing of the detention facility prior to the issuance of any building

permits for the Project.

6) The Petitioner shall provide an easement in favor of the Village or its

designee for the area containing the stormwater detention facility, with

language and locations approved by Village staff.

7) The Parapets and other architectural elements at the top of the Fifteen ( 15)

Unit Condominium Building may exceed the maximum height of fifty ( 50)



feet granted in the site development allowance for Building Height, so long as

amount of the exceedance is twenty-four (24) inches or less.

8) The Architectural elements above the first floor of the Fifteen ( 15) Unit

Condominium Building shall not encroach into the allowed setbacks by more

than twelve (12) inches, except as authorized by the Village's Building Code

and Zoning Ordinance.

9) The Petitioner shall, prior to the issuance of any building permits for the

Project, post a letter of credit in favor of the Village, or a cash deposit with

the Village, equal to 125% of the Village Engineer's estimate of the costs of

the public improvements of the Project, to secure the completion,

maintenance, and/or repair of the public improvements. The letter of credit

or cash deposit shall be held, if not already drawn and/or spent, for no less

than six (6) months after issuance of the final certificate of occupancy for the

Project.

10)The Petitioner shall, prior to the issuance of any building permits for the

Project, make the land donation, or payment in lieu thereof, required by

Section 10-23-4 of the ZoningOrdinance, in the manner and amount set forth

in Section 10-23-4.

SECTION 4: Any violation of any term or condition stated in this Ordinance shall be

grounds for rescission by the Board of Trustees of the approvals set forth in thisOrdinance.

SECTION 5: Each section, paragraph, clause and provision of this Ordinance is

separable, and if any section, paragraph, clause or provision of this Ordinance shall be held

unconstitutional or invalid for any reason, the unconstitutionality or invalidity of such

section, paragraph, clause or provision shall not affect the remainder of this Ordinance, nor

any part thereof, other than that part affected by such decision. Allordinances, resolutions

or orders, or parts thereof, in conflict with the provisions of this Ordinance are to the

extent of such conflict hereby repealed.

SECTION 6: This Ordinance shall be in full force and effect from and after its

passage, approval, and publication in the manner provided by law.



ADOPTED this 28th day of November, 2016, pursuant to a roll call vote as follows:

AYES: Trustees Cargie, Colwell-Steinke, Conti, Corsini, Dwyer, and Gibbs

NAYS: None

ABSENT: None

APPROVED by me this 28th day of November, 2016.

atheriw£/Adduci, Village President

Sharon Halperin, Villge Clerk

The Applicant acknowledges hereby the reasonableness of the above and foregoing terms

and conditionsin the Ordinance, and herebyacceptsthe same.

Its

Bonnie Brae Construction, LLC,

owner of the Property

Date:
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November 29, 2016

STATE OF ILLINOIS}

COUNTY OF COOK}

I, Sharon Halperin, certify that I amthe duly elected municipal clerk of the Village of River

Forest of Cook County, Illinois.

I further certify that on November 28, 2016, the Corporate Authorities of such municipality

passed and approved Ordinance No. 3628, AN ORDINANCE GRANTING A PLANNED

DEVELOPMENT PERMIT FOR 1101-1111 BONNIE BRAE PLACE which provided by

its terms that is should be published in pamphlet form as provided by law.

By:

Sharon Halperin, Village lerk
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Village of River Forest 
Village Administrator’s Office  

400 Park Avenue 
River Forest, IL 60305 

Tel:  708-366-8500 
 
 

MEMORANDUM 
 
Date: January 8, 2018 
 
To: Chairman Frank Martin and Development Review Board Members 
 
From: Lisa Scheiner, Assistant Village Administrator 
 
Subj: 1101 Bonnie Brae - Planned Development Major Amendment - Setbacks 
 ____________________________________________________________________________________________________________ 
 
The Village’s staff has reviewed the developer’s request to further encroach into the required 
setbacks and determined that the proposed major amendment will have no impact on Village 
services.  



Bonnie Brae Construction, LLC. 
3528 Walnut Ave., Wilmette, Illinois  60091 Tel: (847) 728-0584     Fax:  (847) 728-0585 
 

 
 

PUBLIC NOTICE 
DEVELOPMENT REVIEW BOARD 

RIVER FOREST, ILLINOIS 
 

Public notice is hereby given that a Public Hearing will be held by the Development Review 

Board of the Village of River Forest, County of Cook, State of Illinois, on Thursday, February 15, 

at 7:30 p.m. in the Community Room of the River Forest Village Hall, 400 Park Avenue, River 

Forest, Illinois, on the following matters: 

 
Application #18-01:  AMENDMENT TO THE PLANNED DEVELOPMENT GRANTED BY ORDINANCE 3628 
REGARDING THE ENCROACHMENT OF THE FOUR STORY, 15 UNIT CONDOMINIMUM BUILDING AT 1101-
1107 BONNIE BRAE PLACE. 

 
The address of the subject property is 1101-1107 Bonnie Brae Place and 1111 Bonnie Brae Place, 
River Forest.  (The legal description is on the next page) 
 
The applicant is Bonnie Brae Construction, LLC. 
 
All interested persons will be given the opportunity to be heard at the Public Hearing.  A copy of 
the application will be available to the public at the Village hall as of Wednesday, February 7, or 
online at www.vrf.us.  
 
Any questions regarding this project or the Planned Development process can be directed to Lisa 
Scheiner, Assistant Village Administrator, at lscheiner@vrf.us or 708-714-3554. 
 
If you cannot attend the Public Hearing but would like to provide comments to the Development 
Review Board, you may submit comments in writing, via letter or email, no later than Wednesday, 
February 14, (day before public hearing), to List Scheiner, Assistant Village Administrator. 
 
 
Sincerely,  
 
 
 
Art Gurevich, Manager 
Bonnie Brae Construction, LLC 
 
  



The legal description of the property is as follows: 
 

1001-07 Bonnie Brae Place 

LOTS 15 AND 16 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE 
SUBDIVISION OF BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK PARK 
BEING A SUBDIVISION OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 1/3 OF 
THE WEST ½ OF SAID SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, RANGE 12 
EAST THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 

Commonly known as:   1101-1107 Bonnie Brae Place, River Forest Illinois 60305 

P.I.N.’s (undivided and underlying):   15-01-403-020-0000 

15-01-403-021-0000  

1111 Bonnie Brae Place 

 

LOT 14 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE SUBDIVISION OF 
BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK PARK BEING A 
SUBDIVISION OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 1/3 OF THE WEST 
½ OF SAID SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, RANGE 12 EAST THE 
THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 

Commonly known as:   1111 Bonnie Brae Place, River Forest Illinois 60305 

P.I.N.’s (undivided and underlying):   15-01-403-019-0000  
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D. Each planned development should be presented and judged on its own merits. It shall not be
sufficient to base justification for approval of a development upon an already existing planned
development except to the extent such development has been approved as part of a master plan. 

E. The burden of providing evidence and persuasion that any planned development permit is
necessary and desirable shall in every case rest with the applicant. 

F. Buildings and uses or combination of uses within a planned development shall be limited solely to
those approved as part of the zoning ordinance granting a planned development permit provided,
however, that any buildings and uses or combination of uses in compliance with the master plan
approved as part of the zoning ordinance granting a planned development permit may be
approved by the development review board and the village board of trustees. 

G. Any applicant shall be subject to a penalty of up to seven hundred fifty dollars per day to be
assessed against the applicant and recorded as a lien against the applicant's property in the
village for failure to comply with any condition, contingency or master plan submitted by the
applicant or imposed by the village to comply with this chapter. (Ord. 3587, 2-29-2016) 

10-19-3: STANDARDS FOR REVIEW:

An application for approval as a planned development shall be granted by the board of trustees only if
it finds that the applicant has demonstrated that at a minimum the proposed use or combination of
uses complies with the following standards: 

A. The proposed use or combination of uses is consistent with the goals and policies of the
comprehensive plan; 

B. The establishment, maintenance, or operation of the use or combination of uses will not be
detrimental to or endanger the public health, safety, comfort, morals, or general welfare of the
residents of the village; 

C. The proposed use or combination of uses will not diminish the use or enjoyment of other property in
the vicinity for those uses or combination of uses which are permitted by this zoning title; 

D. The establishment of the proposed use or combination of uses will not impede the normal and
orderly development and improvement of surrounding properties for uses or combination of uses
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otherwise permitted in the zoning district; 

E. The proposed use or combination of uses will not diminish property values in the vicinity; 

F. Adequate utilities, road access, drainage, police and fire service and other necessary facilities
already exist or will be provided to serve the proposed use or combination of uses; 

G. Adequate measures already exist or will be taken to provide ingress and egress to the proposed
use or combination of uses in a manner that minimizes traffic congestion in the public streets; 

H. The proposed use or combination of uses will be consistent with the character of the village; 

I. Development of the proposed use or combination of uses will not materially affect a known historical
or cultural resource; 

J. The design of the proposed use or combination of uses considers the relationship of the proposed
use or combination of uses to the surrounding area and minimizes adverse effects, including visual
impacts of the proposed use or combination of uses on adjacent property; 

K. The design of the proposed use or combination of uses promotes a safe and comfortable
pedestrian environment; 

L. The applicant has the financial and technical capacity to complete the proposed use or combination
of uses and has made adequate provisions to guarantee the development of any buffers,
landscaping, public open space, and other improvements associated with the proposed use or
combination of uses; 

M. The proposed use or combination of uses is economically viable and does not pose a current or
potential burden upon the services, tax base, or other economic factors that affect the financial
operations of the village, except to the extent that such burden is balanced by the benefit derived
by the village from the proposed use; and 

N. The proposed use or combination of uses will meet the objectives and other requirements set forth
in this chapter. 
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O. Except as provided in subsection 10-19-4B of this chapter, no planned development containing
multi-family housing shall be approved unless the following standards are met: 

1. At least 2.5 parking spaces per dwelling unit are provided for. This requirement may be met by a
contract, easement or other device providing permanent rights to off site parking; and 

2. No less than two thousand eight hundred square feet of land area shall be provided for each
residential unit. A parking area which meets the requirements of subsection O1 of this section
may be used in meeting this requirement; and 

3. One of the following criteria is met: 

a. If the underlying zoning district is C1, C2 or C3, the proposed development provides for space
devoted exclusively to retail sales; 

b. The total number of parking spaces on the site is increased from that existing at the time of
the application. 

4. The requirements of this subsection O may be met using more than one site within the village
and as part of a master plan submitted by the applicant with the application. (Ord. 3587, 2-29-
2016) 

10-19-4: SITE DEVELOPMENT ALLOWANCES:

A. Site development allowances, i.e., alterations or variations from the underlying zoning provisions
set forth outside this chapter may be approved provided the applicant specifically identifies each
such site development allowance and demonstrates how each such site development allowance
would be compatible with surrounding development and is in furtherance of the stated objectives of
this section. 

B. A waiver may be granted for any of the requirements set forth in subsection 10-19-3O of this
chapter for any planned development containing multi-family housing which replaces an existing
structure on the same site containing multi-family housing or submitted by the applicant as part of
a master plan. (Ord. 3587, 2-29-2016) 

10-19-5: PROCEDURES:

The following steps are provided to assure the orderly review of every planned development
application in a timely and equitable manner: 

A. Prefiling Review And Transmittal Of Application: 

1. Conference: 

http://www.sterlingcodifiers.com/codebook/printnow.php?ft=3&find=10-19-4
http://www.sterlingcodifiers.com/codebook/printnow.php?ft=3&find=10-19-3
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Introduction and Executive Summary 

 
 
Bonnie Brae Construction, LLC. is pleased to present its new condominium 
development to be located at 1101 -1111 Bonnie Brae Place. 
The property is currently improved with a 34 car parking lot, 2 garage buildings for 9 
cars, and a 3 story, 6 unit apartment building. 
The parking lot is currently utilized by the apartment building tenants and the apartment 
building is mostly occupied by Concordia University students under annual leases. 
 
Under the proposed plan, we will de-convert the apartment building into a 3 unit 
condominium and construct a new, 4 story, up to 15 unit condominium building on the 
parking lot parcel. 
 
Parking will be provided at a rate of 2.5 parking spaces per dwelling unit.   
 
We will add an elevator to the existing building and equip the new building with 2 
elevators.  Two elevators will prevent the elevator service interruption in case one of the 
elevators is out of service. 
 
The new building will have poured in place concrete floors at each level and face brick 
and limestone facades. Other prominent features will include floor to ceiling windows, 
10 foot ceilings, oversize balconies and terraces, rooftop decks, community room, state 
of the art building security system, premium interior finishes, including crown moldings, 
oversize baseboards and trim, hardwood floors throughout, natural stone or porcelain 
bathrooms with heated floors, custom cabinetry and natural stone countertops, 
commercial grade stainless steel appliances, and many other luxury features.  A 
particular attention will be given to sound attenuation between the units. 
 
Even though we planned for large units, we offer our Buyers a flexibility to combine 
units or parts of units in order to create a true custom experience and to enable them to 
have their units their way. 
 
The design of the building is consistent with high quality architecture of the Village of 
River Forest and will add to the neighborhood appeal. 
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APPLICANT INFORMATION 

 
Property Owner  Bonnie Brae Construction, LLC 
Applicant   3528 Walnut Ave. 
Development Entity:  Wilmette, Illinois 60091 
 
 

Principals: Art Gurevich and Marko Boldun 

Over the last 16 years, Mr. Mark Boldun and Mr. Art Gurevich built several dozen projects varying in size 

from custom single family homes to many mid-size (6-13) unit elevator buildings, to several townhome 

development (15-18 units).  Mr. Mark Boldun and Mr. Art Gurevich buildings received 2 awards: The 

New Construction Award from the Chicago Commission on Landmarks (4510 S. Greenwood and 4512 S. 

Greenwood) and The Good Neighbor Award from the Chicago Association of Realtors (4115 S. Drexel 

Blvd.).  Current projects consist of an 8 residential condo units at 2442 N. Clybourn, 15 townhome 

development at 2823 N. Oakley (just completed), 7 residential condo units at 2140 W. Armitage, 4 

residential condo units at 2301 W. Wolfram, all in Chicago and 8 Condominiums and 17 Townhomes 

development in Oak Park. There are also several smaller projects in progress in Chicago and suburbs. 

Mr. Mark Boldun and Mr. Art Gurevich are involved in every phase of the project development, from 

acquisition of land, to working with an architect on concept development and layouts optimization, to 

planning and zoning issues, to building permits, construction, inspections, certificates of occupancy, and 

legal issues related to units closings.  Mr. Mark Boldun and Mr. Art Gurevich have excellent working 

relationship with the City of Chicago Aldermen in the wards where they have their projects –Toni 

Preckwinkle, former Alderman of 4th Ward (now Chairman of the Cook County Board); and Alderman 

Michelle Smith, 43rd Ward (Lincoln Park).  We also enjoy excellent working relationship with the City of 

Chicago Department of Planning and the City of Chicago Building Department.  Mr. Mark Boldun and Mr. 

Art Gurevich have an unblemished reputation with all of these agencies and have never been involved in 

a law suit in relation to their product. 

During the last recession, Mr. Boldun and Mr. Gurevich acquired many foreclosed distressed projects 

from area banks and successfully brought them to completion and sale. 

Mr. Gurevich and Mr. Boldun have financial, technical and management wherewithal to successfully 

complete the proposed development at 1101 – 1111 Bonnie Brae Place in River Forest. 
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Mr. Mark Boldun, BSCE.  Mr. Boldun is career construction industry professional, with more than 

40 years of experience encompassing all phases of construction.  After graduating from the Ukrainian 

Institute of Construction Engineering with a degree in Civil Engineering, he rose through the ranks in one 

of the largest state owned construction companies in Ukraine, from the Project Superintendent to Chief 

Engineer to 10 years as the Assistant General Director.  The 1,500 employee company was one of the 

largest residential builders in Ukraine, with annual production of 1,100,000 square feet of living space. 

 

Mr. Art Gurevich, BSCE, MBA.  Mr. Gurevich is a career construction industry professional, with more 

than 30 years of experience encompassing all phases of construction.  After Graduating from the Illinois 

Institute of Technology with a degree in Civil Engineering, Mr. Gurevich worked as a Structural Designer 

for one of the leading nuclear power station design firms and attended a Graduate Management School 

at the University of Illinois.  After receiving his MBA, Mr. Gurevich worked as a Supervisor of Inspectional 

Services for the Village of Hanover Park, Illinois, and later, for almost 9 years, as a Building Commissioner 

for the Village of Vernon Hills, Illinois.  In this position, Mr. Gurevich, with a staff of 10, oversaw all 

phases of the planning, zoning and building function of the Village of Vernon Hills, with over 200 million 

dollars annual construction volume.  Since 1999, Mr. Gurevich has been developing residential projects 

with Mr. Boldun in the City of Chicago and neighboring suburbs. 

 

Messrs. Art Gurevich and Mark Boldun  Development Projects 

 

Mr. Art Gurevich and Mr. Mark Boldun developed more than 70 construction projects in the Chicago 

area over the past 17 years.  A complete list and description of these projects is available upon request. 
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DESCRIPTOPON OF THE PROPERTY 

 

 

 

1001-07 Bonnie Brae Place 

LOTS 15 AND 16 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE 
SUBDIVISION OF BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK 
PARK BEING A SUBDIVISION OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 1/3 
OF THE WEST ½ OF SAID SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, RANGE 
12 EAST THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 

Commonly known as:   1101-1107 Bonnie Brae Place, River Forest Illinois 60305 

P.I.N.’s (undivided and underlying):   15-01-403-020-0000 

15-01-403-021-0000  

1111 Bonnie Brae Place 

 

 LOT 14 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE 
SUBDIVISION OF BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK 
PARK BEING A SUBDIVISION OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 1/3 
OF THE WEST ½ OF SAID SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, RANGE 
12 EAST THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 

Commonly known as:   1111 Bonnie Brae Place, River Forest Illinois 60305 

P.I.N.’s (undivided and underlying):   15-01-403-019-0000  
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STANDARDS FOR REVIEW (Section 10-19-3) – COMPLIANCE STATEMENT 
 
 

A. The proposed use or combination of uses is consistent with the goals and policies of the 
comprehensive plan; 

 
The Planned Development proposing redevelopment of the subject site with a rehabilitation of 
an existing building by de-converting it from 6 rental units to 3 luxury condominium units and by 
constructing a 15 unit condominium building at the location of the existing parking lot. 
 
In addition to the highest quality exterior materials, interior finishes and building amenities, the 
Planned Development proposes extensive site landscaping, including decorative and security 
lighting. 
 
The Comprehensive Plan Map shows the proposed development site as multi-family residential 
and as school.  At the time that the Comprehensive Plan was written, the parking lot belonged 
to Concordia University.  It had since changed ownership and the “school” designation is 
outdated. The parking lot site is surrounded by multi-family uses on 3 sides, with Concordia 
University across the street.  A multi-family use for the parking lot site is consistent with the 
Comprehensive Plan intent. 
 
The Planned Development will significantly improve the existing housing stock in the Village 
(rehabilitation of the existing building) and add up to 15 very high quality, luxury condominium 
units that are desirable by the Village and surrounding communities’ residents who no longer 
need their larger single family homes and desire to stay in or move to the Village of River 
Forest.  Many of these people are deeply rooted in the River Forest civic life, have friend and 
family in or near the Village, and want to be close to the River Forest religious, cultural  and 
leisure centers. In addressing this segment of the real estate market, the Planned Development 
specifically fulfills the following Comprehensive Plan goals and objectives, It is important to note 
that the only Comprehensive Plan Goals and Objectives that the Plan Development does not 
fulfill are those that are not applicable to this development, such as those related to public 
services, parks and recreation, intergovernmental programs, commercial properties, etc. 
 
OVERALL COMMUNITY GOALS 
 
The following general goals have been developed as a “guiding framework” directing 
future land use and development decision making in the community.  
  
Goal 1  
 
Continue to create a physically distinctive and high-quality community environment 
through efforts that preserve the existing quality of life, character, and heritage of the 
area, while anticipating change and progress in the future.  
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Rationale  
 
To enhance a sense of community and pride, there is a need to physically enhance and 
improve areas and structures within the Village. The Village expects to accomplish this 
through the design of land-use areas as well as in the coordination and improvement of 
public facilities and services. In support of its identity as a strong residential community, 
River Forest is committed to providing community facilities and services that meet 
residents’ expectations.  
 
 
Goal 2  
 
Achieve a balanced pattern of development in the community that provides for well 
designed, compatible and economically sustainable residential, commercial, and public 
areas of the Village.  
 
Rationale  
 
There is a high level of consensus in the community on the need to develop, redevelop, 
and improve appropriate sites in a manner which has long-term economic stability and 
meets the community character, residential, economic, social, cultural, educational, 
recreational and lifestyle needs of Village residents.  
 
Goal 3  
 
Protect and enhance the residential neighborhoods, trees, parks and open spaces, and 
community and institutional facilities as key amenities that contribute greatly to the 
overall character and quality of life in River Forest.  
 
Rationale  
 
Identified as some of the most important and defining characteristics of the Village, the 
residential neighborhoods, trees, parks and open spaces, and community and 
institutional facilities distinguish River Forest from other communities and contribute to 
the area’s overall desirability as a place to live and visit.  
 
 
COMMUNITY APPEARANCE 
AND CHARACTER 
 
Goal  
 
Maintain an attractive and distinctive community image and identity that builds upon and 
enhances River Forest’s traditional qualities and characteristics, and distinguishes it 
from surrounding communities.  
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Objectives  
 
1. Maintain and enhance the Village’s overall atmosphere and character.  
 
2. Maintain the attractive tree lined streets, pedestrian scale and other distinguishing 
qualities of River Forest’s existing residential neighborhoods.  
 
4. Undertake design and appearance improvements along the major thoroughfares that 
pass through the community.  
 
7. Preserve and maintain sites and buildings of significant historical, architectural and 
cultural interest and value.  
 
9. Continue the “greening” of River Forest by maintaining existing trees whenever 
possible, reforestation and new land-scape plantings.  
 
10. Promote high standards of design and construction for all development within the 
Village.  
 
 
HOUSING AND RESIDENT   
 
Goal  
 
Maintain the Village as an exceptional residential community and retain its predominant 
single-family detached dwelling character and varied architectural styles.  
(Applicant comment:  Even though this goal is directed toward single-family 
neighborhoods, the Planned Development fulfils the spirit of its objectives in a multi-
family development) 
 
Objectives  
 
 
4. Protect residential areas from the encroachment of incompatible land uses and the 
adverse impacts of adjacent activities.  
 
5. Preserve sound existing housing through effective code enforcement and preventive 
maintenance.  
 
6. Promote the improvement, rehabilitation, or replacement of deteriorating or obsolete 
residential properties.  
 
7. Encourage new residential development that provides for the needs of the Village’s 
population.  
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8. Ensure that home improvements, additions and new housing construction are 
compatible with, complement, and enhance the existing scale and character of the 
neighborhoods.  
 
9. Ensure that new residential development provides adequate parking to accommodate 
residents and guests.  
 
10. Encourage the long standing tradition of fine architecture in new homes and 
additions.  
 
 
TRANSPORTATION  
 
Goal  
 
Maintain a balanced transportation system that provides for safe and efficient 
movement of vehicles, bicycles and pedestrians, reinforces surrounding development 
patterns, and enhances regional transportation facilities.  
 
Objectives  
 
1. Minimize non-local and commercial traffic within residential neighborhoods.  
 
4. Provide adequate parking for all areas of the Village, including employee and 
customer parking for commercial uses, resident and visitor parking for residential uses, 
commuter parking for transit riders, and user parking for community facilities and 
institutions.  
 
5. Promote shared use of parking facilities by those properties with excess parking 
capacity in areas identified as having a need for additional parking.  
 
 
COMMUNITY FACILITIES AND SERVICES 
 
Goal  
 
Maintain a system of community facilities that provides for the efficient and effective 
delivery of public services and enhances the Village as a desirable place in which to live 
and do business.  
 
Objectives 
 
7. Provide adequate water supply, water distribution and sewer systems throughout the 
Village.  
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9. Continue to require overhead sewer connections or encourage other effective flood 
control measures where overhead sewers are not possible.  
 
10. Ensure effective storm water management so that new residential and non-
residential development does not adversely impact adjacent or nearby properties.  
 
 
FISCAL AND ECONOMIC DEVEOPMENT 
 
Goal  
 
Strengthen the Village’s economic base by enhancing the mix and quality of 
commercial, retail, and office uses within designated areas of the Village.  
 
Objectives  
 
3. Ensure that new development pays its fair share of public facilities and service costs 
which are attributable to the demand for additional facilities or services as a result of 
new development.  

B. The establishment, maintenance, or operation of the use or combination of uses will not be 
detrimental to or endanger the public health, safety, comfort, morals, or general welfare of the 
residents of the village; 

The Planned Development will add high quality multi-family units to the existing River 
Forest housing stock.  It is fully consistent with the Comprehensive Plan.  No part of this 
development will in any way be detrimental to or endanger the public health, safety, 
comfort, morals, or general welfare of the residents of the Village. 

C. The proposed use or combination of uses will not diminish the use or enjoyment of other 
property in the vicinity for those uses or combination of uses which are permitted by this zoning 
title; 

The Planned Development if fully consistent with the surrounding uses.  In fact, it will 
replace an inconsistent use (a parking lot) with a high quality multi-family building.  The 
proposed use is in compliance with the Village Zoning Ordinance.  The applicant sent 
more than 150 letters to the neighbors and had a meeting with them.   There were 
absolutely no negative comments about the proposed development.   

D. The establishment of the proposed use or combination of uses will not impede the normal and 
orderly development and improvement of surrounding properties for uses or combination of uses 
otherwise permitted in the zoning district; 

The Planned Development is consistent with the surrounding uses and will in no way 
impede the normal and orderly development and improvement of surrounding 
properties. 
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E. The proposed use or combination of uses will not diminish property values in the vicinity; 

The proposed Planned Development will involve a significant investment into the site 
presently occupied by an older building and a parking lot and will result in a high quality 
multi-family buildings. It will not diminish the property values in the vicinity.  By its very 
nature, the proposed development will enhance the property values in the vicinity. 

F. Adequate utilities, road access, drainage, police and fire service and other necessary facilities 
already exist or will be provided to serve the proposed use or combination of uses; 

The proposed Planned Development will comply with all municipal requirements, 
including civil engineering, building code, and fire prevention.  The building will provide 
adequate parking for the occupants and convenient access by emergency services.   

G. Adequate measures already exist or will be taken to provide ingress and egress to the 
proposed use or combination of uses in a manner that minimizes traffic congestion in the public 
streets; 

The Applicant’s commissioned a traffic study shows that the proposed development will 
not create any traffic congestion and that the site has a convenient ingress and egress 
utilizing a public alley.  The Planned Development provides for at least 2 on-site parking 
spaces for each dwelling unit and for 5 guest parking spaces at a nearby Concordia 
University garage.  The development site provides for ingress/egress that will minimize 
traffic congestion in the public street. 

H. The proposed use or combination of uses will be consistent with the character of the village; 

The Planned Development will bring to the Village a very high quality multi-family 
product.  By its very nature, it is consistent with the character of the Village. 

I. Development of the proposed use or combination of uses will not materially affect a known 
historical or cultural resource; 

The Planned Development is not located in a Historic District. No known historical or 
cultural resources will be affected by the Planned Development. 

J. The design of the proposed use or combination of uses considers the relationship of the 
proposed use or combination of uses to the surrounding area and minimizes adverse effects, 
including visual impacts of the proposed use or combination of uses on adjacent property; 

The proposed architecture and the exterior materials specified for the building draw 
from neighboring buildings with architectural significance.  While developing a concept 
for the proposed building the Applicant’s Architect walked the area of several blocks 
around the development site, taking a record of significant architectural features in order 
to develop a design that would be complementary to the surrounding buildings. 
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K. The design of the proposed use or combination of uses promotes a safe and comfortable 
pedestrian environment; 

The development site has a very good pedestrian access and the Planned 
Development will not diminish the existing safe and comfortable pedestrian 
environment. 

L. The applicant has the financial and technical capacity to complete the proposed use or 
combination of uses and has made adequate provisions to guarantee the development of any 
buffers, landscaping, public open space, and other improvements associated with the proposed 
use or combination of uses; 

The Development Team consists of seasoned development professional and has a vast 
experience and financial capacity to make the Planned Development a success.  The 
Developer will post all guarantees required by the relevant Village ordinances. 

M. The proposed use or combination of uses is economically viable and does not pose a current 
or potential burden upon the services, tax base, or other economic factors that affect the financial 
operations of the village, except to the extent that such burden is balanced by the benefit derived 
by the village from the proposed use; and 

The proposed Planned Development will be funded through private equity and bank 
financing and will contribute to the Village tax base in a stable manner.  The Developer 
performed market research that indicated that there is an unfulfilled need for high 
quality, luxury condominium units.  The condominium units in the Planned Development 
will cater to this market.  

N. The proposed use or combination of uses will meet the objectives and other requirements set 
forth in this section. (Ord. 2640, 5-23-1995) 

As depicted on the enclosed Site Plan, the proposed Development confirms to the 
Zoning Ordinance and, as addressed above, the proposed Planned Development 
conforms to the Village Comprehensive Plan. 

O. Except as provided in subsection 10-19-4B of this chapter, no planned development 
containing multi-family housing shall be approved unless the following standards are met: 

1. At least 2.5 parking spaces per dwelling unit are provided for. This requirement may be met 
by a contract, easement or other device providing permanent rights to off site parking; and 

The proposed Planned Development provided for 46 off-street parking spaces in the 
garage located on the ground floor and the basement of the 1101 Bonnie Brae building 
and for 5 parking spaces located at 1111 Bonnie Brae. The proposed Planned 
Development involves a rehabilitation and de-conversion of an existing multi-family 
building.   
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2. No less than two thousand eight hundred square feet of land area shall be provided for each 
residential unit. A parking area which meets the requirements of subsection O1 of this section 
may be used in meeting this requirement; and 

The proposed Planned Development site consists of 27,600 square feet in 2 building 
sites.  There will be up 18 dwelling units in the proposed Planned Development. The 
proposed Planned Development involves a rehabilitation and de-conversion of an 
existing multi-family building. 

3. One of the following criteria is met: 

a. If the underlying zoning district is C1, C2 or C3, the proposed development provides for space 
devoted exclusively to retail sales; 

The proposed Planned Development is located in the R-4 (Multi-Family Residential) 
Zoning District.  No commercial component is required. 

b. The total number of parking spaces on the site is increased from that existing at the time of the 
application. 

There will be more parking spaces on the site as the result of this Planned Development 

4. The requirements of this subsection O may be met using more than one site within the village 
and as part of a master plan submitted by the applicant with the application. (Ord. 3314, 12-14-
2009) 

10-19-4: SITE DEVELOPMENT ALLOWANCES:  
 
A. Site development allowances, i.e., alterations or variations from the underlying zoning 
provisions set forth outside this chapter may be approved provided the applicant specifically 
identifies each such site development allowance and demonstrates how each such site 
development allowance would be compatible with surrounding development and is in 
furtherance of the stated objectives of this section. (Ord. 2833, 6-21-1999) 
 
In order to implement the proposed development, the Developer is seeking several 
variances from the underlying zoning provisions.  These variances are detailed in the 
Code Variances section of this Application (Tab 12). 
 
The proposed new condominium building will feature extra tall ceilings, expansive floor 
layouts, a community room at the rooftop level, attractive architectural design, premium 
façade materials, attractive landscaping and other features and amenities that will make 
the proposed development an enhancement to the surrounding area.  The vicinity of the 
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proposed development contains several large residential and institutional buildings that 
will make the proposed development compatible with its surrounding.   
 
The Developer is proposing to build a premium product that is currently lacking in the 
market.  Without the requested variances, the proposed development will not be 
economically feasible and the desired product will not be achieved.  The impact of the 
variances requested by the Developer will be mitigated by the ease of the site 
ingress/egress, attractive landscaping, abundance of the building conveniences and 
amenities, high quality of the building architecture and materials, ample private and 
common open space, and a replacement of a neighborhood incompatible use with a 
high quality residential building. 
 
B. A waiver may be granted for any of the requirements set forth in subsection 10-19-3O of 
this chapter for any planned development containing multi-family housing which replaces an 
existing structure on the same site containing multi-family housing or submitted by the applicant 
as part of a master plan. (Ord. 2941, 10-22-2001) 
 
The Applicant is seeking a waiver under this Section as described above.  Specifically 
this waiver includes the requirement for 2,800 square feet of lot area per each dwelling 
unit.  
 
The proposed development is a multi-family housing development and is a part of a 
master plan that involves the development of 2 buildings – the construction of a new 
building and the rehabilitation of a vintage building. 
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DECLARATION OF CONDOMINIUM OWNERSHIP 
 

PURSUANT TO THE ILLINOIS CONDOMINIUM PROPERTY ACT 
 

1101 BONNIE BRAE PLACE CONDOMINIUM 
 
This Declaration of Condominium Ownership (this “Declaration”) is made and entered into this 

____day of _____________, 2017, by BONNIE BRAE CONSTRUCTION, LLC (hereinafter collectively 
referred to as “Owner”): 

 
W I T N E S S E T H: 
 
WHEREAS, Owner is the owner in fee simple of certain real estate, hereinafter described, in 

Chicago, Cook County, Illinois; and 
 
WHEREAS, Owner intends to, and does hereby submit such real estate together with all 

buildings, structures, improvements and other permanent fixtures of whatsoever kind thereon, and all 
rights and privileges belonging or in any way pertaining thereto, to the provisions of the Illinois 
Condominium Property Act; and 

 
WHEREAS, Owner desires to establish certain rights and easements in, over and upon said real 

estate for the benefit of itself and all future owners of any part of said real estate, and any unit or units 
thereof or therein contained, and to provide for the harmonious, beneficial and proper use and conduct of 
the real estate and all units; and 

 
WHEREAS, Owner desires and intends that the several unit owners, mortgagees, occupants, and 

other persons hereafter acquiring any interest in the Property (as hereinafter defined) shall at all times 
enjoy the benefits of, and shall hold their interests subject to the rights, easements, privileges, and 
restrictions hereinafter set forth, all of which are declared to be in furtherance of a plan to promote and 
protect the cooperative aspect of the Property and are established for the purpose of enhancing and 
perfecting the value, desirability and attractiveness of the Property. 

 
NOW, THEREFORE, Owner DECLARES as follows: 
 
1. Definitions.  Certain words and terms used in this Declaration are defined as follows: 

(a) Act:  The Condominium Property Act of the State of Illinois, as amended from 
time to time. 

(b) Association:  The Association of all the Unit Owners acting pursuant to the 
By-Laws, as amended, through its duly elected Board. 

(c) Board:  The board of managers of the Association as constituted at any time and 
from time to time. In the event the Association is incorporated, the Board shall mean the Board of 
Directors of the incorporated Association. 

(d) Building:  All structures, attached or unattached, containing one or more 
Common Elements. 

(e) By-Laws:  The By-Laws of the Association. 
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(f) Common Elements:  All portions of the Property except the Units, including 
without limiting the generality of the foregoing, the Parcel, roofs, exterior walls, structures, and structural 
parts of the improvements on the Parcel, wherever located. 

(g) Common Expenses:  The proposed or actual expenses affecting the Property, 
including Reserves, if any, lawfully assessed by the Board. 

(h) Condominium Instruments:  All documents and authorized amendments thereto 
Recorded pursuant to the provisions of the Act, including the Declaration, By-Laws and Plat. 

(i) Developer: BONNIE BRAE CONSTRUCTION, LLC, or such other persons 
or entities as Owner may from time to time designate. 

(j) First Mortgagee:  The holder of a note secured by a bona fide first mortgage or 
first trust deed covering any portion of the Property. 

(k) Limited Common Elements:  That part of the Common Elements contiguous to 
and serving a single Unit exclusively as an inseparable appurtenance thereto, including specifically such 
portions of the perimeter walls, floors and ceilings, windows, doors, and all fixtures and structures therein 
which lie outside the Unit boundaries, pipes, ducts, flues, shafts, electrical wiring or conduits or other 
system or component part thereof which serve a Unit exclusively to the extent such system or component 
part is located outside the boundaries of a Unit, and balconies,  storage areas, parking spaces, storage 
units and areas with roof rights, which have been designated on the Plat as Limited Common Elements, if 
any. 

(l) Maintenance Fund:  All monies collected or received by the Association pursuant 
to the provisions of the Condominium Instruments. 

(m) Majority of Unit Owners:  The owners of more than 50% in the aggregate in 
interest of the undivided ownership of the Common Elements. Any specified percentage of the Unit 
Owners means such percentage in the aggregate in interest of such undivided ownership. 

(n) Occupant:  A person or persons, other than a Unit Owner, in possession of a Unit. 

(o) Parcel:  The lot or lots, tract or tracts of land, submitted to the provisions of the 
Act pursuant to the Declaration, as amended. 

(p) Person:  A natural individual, corporation, partnership, trustee or other legal 
entity capable of holding title to real property. 

(q) Plat:  A plat or plats of survey of the Parcel and of all Units in the Property 
submitted to the provisions of the Act, which shall consist of a three dimensional horizontal and vertical 
delineation of all such Units and such other data as may be required by the Act. 

(r) Property:  All land, property and space comprising the Parcel, all improvements 
and structures erected constructed or contained therein or thereon, including the Building and all 
easements, rights and appurtenances belonging thereto, and all fixtures and equipment intended for the 
mutual use, benefit and enjoyment of the Unit Owners, submitted to the provisions of the Act. 
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(s) Record:  To record in the Office of the Recorder of Deeds of Cook County, 
Illinois. 

(t) Reserves:  Those sums paid by Unit Owners which are separately maintained by 
the Board for purposes specified by the Board or the Condominium Instruments. 

(u) Unit:  Any part of the Property designed and intended for any type of 
independent use and which is designated on the Plat as a Unit. 

(v) Unit Owner:  The person or persons whose estates interests, individually or 
collectively, aggregate fee simple absolute ownership of a Unit. 

2. Legal Description of Parcel. The Parcel hereby submitted to the provisions of the Act is 
legally described as follows: 

 Legal Description:  
  
 LOTS 15 AND 16 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE 
SUBDIVISION OF BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK 
PARK BEING A SUBDIVISION OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 
1/3 OF THE WEST ½ OF SAID SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, 
RANGE 12 EAST THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 

Commonly known as:   1101-1107 Bonnie Brae Place, River Forest Illinois 60305 
P.I.N.’s (undivided and underlying):   15-01-403-020-0000 

15-01-403-021-0000  
 
3. Description of Units.  All Units are delineated on the Plat attached hereto as Exhibit D 

and made a part of this Declaration. Said Units are legally described on Exhibit A attached hereto and 
made a part hereof. The legal description of each Unit shall include the identifying number or symbol of 
such Unit as shown on the Plat. In the event that the Building located on the Parcel was not wholly 
completed, or the structural components of the Building constituting all the Unit boundaries were not then 
in place when Exhibit D was prepared, Owner reserves the right to, and shall cause to be Recorded when 
all of said structural components are in place, an amended Plat showing the actual locations and 
dimensions of the boundaries of those Units in the Building that are completed after the date Exhibit D 
was prepared. Whenever in this Declaration the term Plat or Exhibit D appears, it shall be deemed to 
include such amended Plat as shall be hereafter recorded pursuant to this Section. 

4. Use and Ownership of the Common Elements.  (a)  The use of the Common Elements 
and the right of the Unit Owners with respect thereto shall be subject to and governed by the Act, the 
Condominium Instruments and the rules and regulations of the Board. 

(b) Each Unit Owner shall own an undivided interest in the Common Elements, 
pursuant to the percentages set forth in Exhibit B attached hereto and made a part hereof, as a tenant in 
common with all the other Unit Owners. Except for the Limited Common Elements, each Unit Owner, his 
agents, permitted Occupants, family members and invitees shall have the right to use the Common 
Elements for all purposes incident to the use and occupancy of his Unit as a place of residence and such 
other incidental uses permitted by the Condominium Instruments, which right shall be appurtenant to, and 
run with, his Unit. Each Unit Owner shall have the right to the exclusive use and possession of the 
Limited Common Elements contiguous to and serving only his Unit, the Limited Common Elements 
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access to which is available through his or her Unit as designated on Exhibit D. The right to the exclusive 
use and possession of the Limited Common Elements as aforesaid shall be appurtenant to and run with 
the Unit of such Unit Owner. Limited Common Elements may not be transferred between or among Unit 
Owners. 

5. Encroachments and Easements.  (a)  If any part of the Common Elements encroaches or 
shall hereafter encroach upon any part of any Unit, or any part of any Unit encroaches or shall hereafter 
encroach upon any part of the Common Elements, or any portion of any Unit encroaches upon any part of 
any other Unit as a result of the construction, repair, reconstruction, settlement or shifting of the Building, 
valid easements for the maintenance of such encroachment are hereby established and shall exist for the 
benefit of such Unit or Common Elements so encroaching so long as all or any part of the Building 
containing such Unit or Common Elements so encroaching shall remain standing; provided, however, that 
after the date this Declaration is recorded, a valid easement for an encroachment shall in no event be 
created in favor of any owner of a Unit other than the Owner or in favor of the owners of the Common 
Elements if such encroachment occurred due to the willful conduct of such owner or owners. 

(b) Easements are hereby declared and granted for utility purposes, including the 
right to install, lay, maintain, repair and replace water mains and pipes, sewer lines, gas mains, telephone 
wires and equipment, and electrical conduits, wires and equipment over, under, along and on any part of 
the Common Elements, as they exist on the date any Parcel is submitted to the Act. 

(c) Upon approval by at least 75% of the Unit Owners, portions of the Common 
Elements may be dedicated to a public body for purposes of streets or utilities. Where such a dedication is 
made, nothing in the Act or any other law shall be construed to require that the real property taxes of 
every Unit must be paid prior to recordation of the dedication. Upon approval by a Majority of the Unit 
Owners, an easement may be granted for the laying, maintenance, and repair of cable television cable. 
Upon approval by a Majority of the Unit Owners, an easement may be granted to a governmental body 
for construction, maintenance, and repair of a project for protection against water damage or erosion. Any 
action pursuant to this subparagraph (c) must be taken at a meeting of Unit Owners duly called for that 
purpose. 

(d) The Developer, its contractors and subcontractors, and their respective agents and 
employees shall have an easement for ingress, egress, and access to and throughout the Property to 
conduct any and all activities deemed necessary by the Developer in performance of its work, and as may 
be required in connection with, the construction and equipping of the improvements on the Parcel, which 
easement shall continue at the Developer’s discretion for two (2) years following the date of the election 
of the Initial Board of Managers. In connection therewith, the Developer, its contractors and 
subcontractors, and their respective agents and employees shall have the right to take into and through 
and maintain on the Property all material and equipment required in connection with such construction 
and equipping, and to temporarily suspend operation of entrances, doors, corridors, and other Common 
Elements without liability to any Unit Owner or Occupant; provided, however, that at all times Unit 
Owners and Occupants shall have reasonable access to their respective Units and Limited Common 
Elements, and the Developer shall cause as little inconvenience to Unit Owners and Occupants as is 
reasonably possible under the circumstances. The Developer shall promptly repair any damage caused to 
the Common Elements or any Unit in connection with the exercise of its rights and easements under this 
subparagraph. 

(e) A blanket easement over the Property is hereby granted in favor of the 
Association for the purpose of exercising its rights and performing its duties under this Declaration. The 
authorized representatives of the Association or the Board, or of the manager or managing agent for the 
Property, and any suppliers of water, utility, or cable television or similar entertainment services to the 
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Property shall be entitled to reasonable access to, over, and through the individual Units as may be 
required in connection with the operation, maintenance, repairs, or replacements of or to the Common 
Elements or any equipment, facilities, or fixtures affecting or serving other Units or the Common 
Elements, or to service and take readings of any utility meters located within a Unit. 

(f) A pedestrian ingress and egress easement over the NORTH 3’-8” feet of the 
EAST 105 feet of LOT 15 is hereby created for the benefit of the occupants of 1111 Bonnie Brae Place, 
their guests, employees, contractors and any other individual having a right of entry into 1111 Bonnie 
Brae Place building. 

(g) A vehicular and pedestrian ingress and egress easement over the EAST  10 feet 
of LOT 15 and LOT 16 is hereby created for the benefit of the occupants of 1111 Bonnie Brae Place, their 
guests, employees, contractors and any other individual having a right of entry into 1111 Bonnie Brae 
Place building. 

(h) All easements and rights described herein are easements appurtenant, running 
with the Parcel, and shall inure to the benefit of and be binding on the undersigned, its successors and 
assigns, and any owner, purchaser, mortgagee and other person having an interest in said Parcel, or any 
part or portion thereof. 

6. Pipes, Wires, etc.  All pipes, wires, ducts, flues, chutes, conduits, public utility lines (to 
the outlets), and structural components located in or running through a Unit and serving more than one 
Unit or another Unit or serving, or extending into, the Common Elements, or any part thereof, shall be 
deemed part of the Common Elements, but shall not be deemed to be Limited Common Elements.  No 
Unit Owner may take any action which would interfere with the ability of the Association to repair, 
replace or maintain said Common Elements as provided herein. 

7. Lease of Units or Sublease or Assignment of Lease Thereof.  Any Unit Owner shall have 
the right to lease, or permit a subsequent sublease or assignment of all (but not less than all) of his Unit 
upon such terms and conditions as the Unit Owner may deem acceptable, except that no Unit shall be 
leased, subleased or assigned for transient or hotel purposes, which are hereby defined as being for a 
period of less than thirty (30) days or for a period of more than thirty (30) days where hotel services 
normally furnished by a hotel (such as room service and maid service) are furnished. Any such lease, 
sublease or assignment shall be in writing, a copy of which must be delivered to the Association not later 
than the date of occupancy or 10 days after the lease is signed, whichever occurs first, and shall provide 
that the lease, sublease or assignment shall be subject to the terms of this Declaration and that any failure 
of the lessee, sublessee or assignee to comply with the terms of this Declaration shall be a default under 
the lease, sublease or assignment. The Unit Owner making any such lease, or permitting such sublease or 
assignment shall not be relieved thereby from any of his obligations under the Declaration. In addition to 
any other remedies, by filing an action jointly against the Unit Owner and the lessee, sublessee or 
assignee, the Association may seek to enjoin a lessee, sublessee or assignee from occupying a Unit or 
seek to evict a lessee, sublessee or assignee under the provisions of Article IX of the Code of Civil 
Procedure for failure of the lessor-Unit Owner to comply with the leasing requirements prescribed by this 
Section or by the Declaration, By-Laws, and rules and regulations. 

8. Association.  (a)  The Owner, prior to the first annual meeting of Unit Owners, or the 
Association, thereafter, may cause the formation of an Illinois not-for-profit corporation for the purpose 
of facilitating the administration and operation of the Property and to act as the Association. 

(b) Whether or not the Association is incorporated, 
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(1) Each Unit Owner shall be a member of such Association, which 
membership shall terminate upon the sale or other disposition by such member of his Unit, at which time 
the new Unit Owner shall automatically become a member therein; 

(2) The provisions of Exhibit C of this Declaration shall be adopted as the 
initial By-Laws of such Association; and 

(3) The name of such Association shall be “1101 Bonnie Brae Place 
Condominium Association”, or a similar name. 

9. Insurance, Repair and Reconstruction.  (a)  The Association shall acquire and pay for out 
of the Maintenance Fund herein provided for, the following: 

(1) Such insurance as the Association is required to obtain under the 
provisions of the Act and such other insurance as the Association deems advisable in the operation, and 
for the protection, of the Common Elements and the Units. The Association shall also comply with the 
insurance requirements of the Federal Home Loan Mortgage Corporation (“FHLMC”), the Federal 
National Mortgage Association (“FNMA”), the U.S. Department of Housing and Urban Development 
(“HUD”), the Federal Housing Authority (“FHA”) or the Veteran's Administration (“VA”) to the extent 
that: (x) such agency is a mortgagee, assignee of a mortgagee, or an insurer or guarantor of a first 
mortgage with respect to any Unit and the Association is so notified thereof; and (y) such agency's 
requirements do not conflict with those contained in the Act. Any losses under such policies of insurance 
shall be payable, and all insurance proceeds recovered thereunder shall be applied and disbursed, in 
accordance with the provisions of this Declaration and the Act. 

The Association may engage the services of any bank or trust company 
authorized to do business in Illinois to act as trustee or agent on behalf of the Association for the purpose 
of receiving and disbursing the insurance proceeds resulting from any loss, upon such terms as the 
Association shall determine consistent with the provisions of this Declaration. In the event of any loss 
resulting in the destruction of the major portion of one or more Units, occurring after the first annual 
meeting of the Unit Owners is held pursuant to the provisions of the By-Laws, the Association shall 
engage a corporate trustee as aforesaid upon the written demand of the mortgagee or owner of any Unit so 
destroyed. The fees of such corporate trustee shall be Common Expenses. 

Each Unit Owner, other than the Owner, shall notify the Association in writing of 
any material additions, alterations or improvements to his Unit and such Unit Owner shall be responsible 
for any deficiency in any insurance loss recovery resulting from his failure so to notify the Association. 
The Association shall use its reasonable efforts to obtain insurance on any such additions, alterations or 
improvements if such Unit Owner requests it to do so and if such Unit Owner shall make arrangements 
satisfactory to the Association to reimburse it for any additional premiums attributable thereto; and in the 
absence of insurance on such additions, alterations or improvements, the Association shall not be 
obligated to apply any insurance proceeds to restore the affected Unit to a condition better than the 
condition existing prior to the making of such additions, alterations or improvements. All such policies of 
insurance shall contain standard mortgage clause endorsements in favor of the mortgagee of each Unit 
and shall provide that such policies shall not be terminated, canceled or substantially modified without at 
least thirty (30) days' prior written notice to the mortgagee of each Unit. 

(2) Comprehensive public liability and property damage insurance in such 
limits as the Association shall deem desirable provided that such limit shall not be less than 
$1,000,000.00 per occurrence, for personal injury and/or property damage, insuring the Association, the 
members of the Board, the managing agent, if any, and their respective agents and employees, and the 
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Unit Owners from any liability in connection with the Property. Such policy shall provide that the 
insurance coverage shall not be canceled or substantially modified without at least thirty (30) days' 
written notice to the Association. 

(3) Such other forms of insurance as the Association shall elect to effect 
including such Workmen's Compensation insurance, as may be necessary to comply with applicable laws. 

(4) Fiduciary insurance coverage to protect against dishonest acts on the part 
of all officers, employees or other persons who either handle or are responsible for funds held or 
administered by the Association, if such insurance is mandated by law or if the Association shall elect to 
effect it. Such insurance coverage shall name the Association as an insured or obligee and shall be in an 
amount at least equal to the maximum amount of funds that will be in the custody of the Association plus 
Reserves. 

(5) In the event FHLMC, FNMA, HUD, FHA or VA is a mortgagee, an 
assignee of a mortgagee, or an insurer or guarantor of a first mortgage with respect to any Unit and the 
Association is so notified, a fidelity bond or bonds (or insurance coverage if acceptable to such of 
FHLMC, FNMA, HUD, FHA or VA as are then a mortgagee or an assignee of a mortgagee) to protect 
against dishonest acts on the part of the officers, directors, trustees and employees of the Association and 
all others who handle, or are responsible for handling, funds of the Association. Such bond or bonds shall 
name the Association as an obligee and shall be in an amount at least equal to 150% of the estimated 
annual Common Expenses including Reserves, unless a higher amount is required by the FHLMC, 
FNMA, HUD, FHA or VA, in which case the bond or bonds shall be in the higher amount. Such bond or 
bonds shall contain a waiver of defense based upon the exclusion of persons who serve without 
compensation from the definition of “employee.” 

(b) Except as otherwise provided in this Declaration, premiums for all insurance 
obtained or maintained by the Association, and the cost of any appraisal which the Association deems 
advisable in connection with any insurance, shall be Common Expenses. 

(c) The Association shall secure insurance policies that will provide for the 
following: 

(1) with respect to the insurance provided for in Subparagraph (a)(2) of this 
Paragraph, for coverage of cross liability claims of one insured against another and to preclude the 
insurer's denial of a Unit Owner's claim because of negligent acts of the Association or of other Unit 
Owners; and 

(2) a waiver of any rights to subrogation by the insuring company against 
any named insured. 

(d) The Association may, but shall not be required to, secure policies providing: 

(1) with respect to the insurance provided for in Subparagraph (a)(1) of this 
Paragraph, that the policy cannot be canceled, invalidated or suspended on account of the conduct of any 
one or more individual Unit Owners; and 

(2) with respect to the insurance provided for in Subparagraph (a)(1) of this 
Paragraph, that the insurer shall not have the option to restore the Property, if the Property is sold or 
removed from the provisions of the Act. 
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(e) Each Unit Owner shall be responsible for insurance coverage on the furnishings 
and other items of personal property belonging to a Unit Owner which are contained in a Unit and not a 
part of the Unit, and not insured pursuant to Subparagraph 9(a)(1) hereof, and insurance for his personal 
liability to the extent not covered by insurance maintained by the Association. 

(f) Upon the cancellation of any policy of insurance which the Association is 
required to obtain hereunder, the Association shall notify each party insured thereunder of such 
cancellation. 

(g) in the event of fire or other disaster, the insurance proceeds, if sufficient to 
reconstruct the Building, shall be applied to restore the Building to substantially the same condition in 
which it existed prior to the fire or other disaster, with each Unit and Common Elements to have the same 
vertical and horizontal boundaries as before the fire or other disaster. 

(h) if, in the event of fire or other disaster, the insurance proceeds are insufficient to 
restore the Building as set forth in the preceding Subparagraph (g), then: 

(1) The Board shall call a meeting of Unit Owners to be held not later than 
the first to occur of (i) the expiration of thirty (30) days after the final adjustment of the insurance claims 
or the expiration of ninety (90) days after the fire or other disaster which caused the damage. 

(2) At such meeting, the Board shall present an estimate of the cost of repair 
or reconstruction, together with an estimate of the part thereof which must be raised by way of special 
assessment. 

(3) The Building shall be restored and the proposed special assessment shall 
be levied only upon the vote of 75% of the Unit Owners. 

(4) If the Unit Owners do not vote to restore the Building at the meeting 
provided for in (1) above, then the Board may, at its discretion, call another meeting or meetings of Unit 
Owners to reconsider the question. if the Unit Owners do not vote to restore the Building within one 
hundred eighty (180) days after the fire or other disaster, then the Board may (but shall not be required to) 
Record a notice as permitted under the Act. 

(5) if the Unit Owners do not vote to restore the Building under the 
provisions of the immediately preceding Subparagraph (g) and the Board does not Record a notice as 
permitted under the Act, then the Unit Owners may, upon the affirmative vote of a Majority of Unit 
Owners voting at a meeting duly called for that purpose and with the consent of all First Mortgagees, 
authorize the President or Vice President and the Secretary or Assistant Secretary to execute and Record 
an amendment to this Declaration for the purpose of withdrawing any portion of the Building so affected 
by such fire or other disaster from the Act. Upon the withdrawal of any Unit or portion thereof, the 
percentage of interest in the Common Elements appurtenant to such Unit shall be re-allocated among the 
remaining Units on the basis of the relative percentage interest of the remaining Units. If only a portion of 
a Unit is withdrawn, the percentage of interest appurtenant to that Unit shall be reduced accordingly, upon 
the basis of diminution of the market value of the Unit, as determined by the Board. The allocation of any 
insurance, or other proceeds to any withdrawing or remaining Unit Owners shall be on an equitable basis, 
which need not be a Unit's percentage of interest in the Common Elements. 

Any insurance or other proceeds available in connection with the withdrawal of 
any portion of the Common Elements, not necessarily including the Limited Common Elements, shall be 
allocated on the basis of each Unit Owner's percentage of interest in the Common Elements. Any such 
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proceeds available from the withdrawal of Limited Common Elements shall be distributed in accordance 
with the interests of those entitled to their use. Upon the withdrawal of any Unit or portion thereof, 
assessments attributable to the period after such withdrawal shall no longer be required for such 
withdrawn Unit or shall be equitably reduced to reflect such withdrawn portion. 

10. Separate Real Estate Taxes.  It is understood that real estate taxes are to be separately 
taxed to each Unit Owner for his or her Unit and its corresponding percentage of ownership of the 
Common Elements, as provided in the Act. In the event that for any year such taxes are not separately 
taxed to each Unit Owner, then the Association shall collect from each Unit Owner of a Unit not 
separately taxed, the proportionate share of the tax bill attributable to his or her Unit based on the relative 
percentages of ownership of the Common Elements of each such Unit not separately taxed in proportion 
to the total percentage of ownership of the Common Elements of all of the Units located on the property 
affected by such tax bill. Such taxes shall be considered a Common Expense of each such Unit. 

11. Use and Occupancy of Units and Common Elements.  The Units and Common Elements 
shall be occupied and used as follows: 

(a) No part of the Property shall be used for other than housing and the related 
common purposes for which the Property was designed.  Each Unit or any two or more adjoining Units 
used together shall be used as a residence for a single family, or such other uses permitted by this 
Declaration and for no other purposes. That part of the Common Elements separating any two or more 
adjoining Units used together may be altered to afford ingress and egress to and from such adjoining 
Units in accordance with the rules and regulations of the Association and upon such conditions as shall 
reasonably be determined by the Association, provided that a Unit Owner intending to so alter the 
Common Elements as aforesaid shall notify the Association at least twenty-one (21) days prior to the 
commencement of any such alteration. Parking spaces shall be used only for the parking of passenger 
automobiles and motorcycles. 

(b) No industry, business, trade, occupation or profession of any kind, commercial, 
religious, educational or otherwise, designed for profit, altruism, exploration, or otherwise, shall be 
conducted, maintained, or permitted on any part of the Property.  No “For Sale” or “For Rent” signs, 
advertising or other displays shall be maintained or permitted on any part of the Property, except at such 
location and in such form as shall be determined by the Association. The right is reserved by the Owner 
or its agent or agents, to place “For Sale” or “For Rent” signs on any unsold or unoccupied Units, and on 
any part of the Common Elements, and the right is hereby given to any First Mortgagee, who may 
become the owner of any Unit, to place such signs on any Unit owned by such First Mortgagee. Until all 
the Units are sold and conveyed, the Owner shall be entitled to access, ingress and egress to the Property 
as it shall deem necessary in connection with the sale of, or work in, the Building or any Unit. The Owner 
shall have the right to use any unsold Unit or Units as a model apartment or for sales or display purposes, 
and to relocate the same from time to time, and to maintain on the Property, until the sale of the last Unit, 
all models, sales offices and advertising signs or banners, if any, and lighting in connection therewith. 

(c) There shall be no obstruction of the Common Elements nor shall anything be 
stored in the Common Elements without the prior consent of the Association except as herein expressly 
provided. Each Unit Owner shall be obligated to maintain and keep his own Unit in good, clean order and 
repair. The use and the covering of the interior surfaces of windows, whether by draperies, shades or other 
items visible on the exterior of the Building, shall be subject to the rules and regulations of the 
Association. 

(d) Nothing shall be done or kept in any Unit or in the Common Elements which will 
increase the rate of insurance on the Property, or contents thereof, applicable for residential use, without 
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the prior written consent of the Association.  No Unit owner shall permit anything to be done or kept in 
his or her Unit or in the Common Elements which will result in the cancellation of any insurance 
maintained by the Association, or which would be in violation of any law. No waste shall be committed 
in the Common Elements. 

(e) Unit Owners shall not cause or permit anything to be hung or displayed on the 
outside of windows or placed on the outside walls of the Building or upon the Limited Common Elements 
and no sign, awning, canopy, shutter, radio or television antenna (except as installed as of the date this 
Declaration is recorded or except as thereafter installed by Owner or the Association) shall be affixed to 
or placed upon the exterior walls or roof or any part thereof or on the Common Elements, or Limited 
Common Elements, without the prior written consent of the Association. No air conditioning unit of 
whatever type, other than those installed as of the date this Declaration is recorded or those thereafter 
installed by the Owner or the Association, may be installed without the prior written permission of the 
Association. 

(f) No animals, livestock, fowl or poultry of any kind shall be raised, bred, or kept in 
any Unit or in the Common Elements, except that household pets, including dogs and cats, may be kept in 
Units, subject to rules and regulations adopted by the Association, which rules or regulations may exclude 
any kind of pet by type or category, provided that permitted household pets are not kept, bred, or 
maintained for any commercial purpose; and provided further that any such authorized pet causing or 
creating a nuisance or unreasonable disturbance shall be permanently removed from the Property upon 
three (3) days' written notice from the Association. 

(g) No noxious or offensive activity shall be carried on in any Unit or in the 
Common Elements, nor shall anything be done therein, either willfully or negligently, which may be or 
become an annoyance or nuisance to the other Unit Owners or Occupants. 

(h) Except as constructed or altered by or with the permission of the Owner or the 
Association, nothing shall be done in any Unit or in, on or to the Common Elements or Limited Common 
Elements which would impair the structural integrity, safety or soundness of the Building or which would 
structurally change the Building. 

(i) No clothes, sheets, blankets, laundry or other articles of any kind shall be hung 
out or exposed on any part of the Common Elements. The Common Elements shall be kept free and clear 
of rubbish, debris and other unsightly materials. 

(j) No benches, chairs or other personal property shall be left on, nor shall any 
playing, lounging, parking of baby carriages, playpens, bicycles, wagons, toys or vehicles be permitted 
on, any part of the Common Elements without the prior consent of, and subject to any rules and 
regulations of, the Association. 

(k) Nothing shall be altered or constructed in or removed from the Common 
Elements or Limited Common Elements, except as constructed or altered by or with the permission of the 
Owner at any time prior to the first annual meeting of the Unit Owners, without the written consent of the 
Association. 

(l) Each Unit Owner and the Association hereby waive and release any and all 
claims which such Unit Owner or the Association may have against any other Unit Owner, the 
Association, members of the Board, the Owner and their respective employees and agents, for damage to 
the Common Elements, the Units, or to any personal property located in the Units or Common Elements, 
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caused by fire or other casualty or any act or omission referred to in Paragraph 11(m), to the extent that 
such damage is covered by fire or other form of hazard insurance. 

(m) If the act or omission of a Unit Owner, or of a member of a Unit Owner's family, 
a household pet, guest, Occupant or visitor of a Unit Owner shall cause damage to the Common Elements 
or to a Unit or Units owned by others, or maintenance, repairs or replacements shall be required which 
would otherwise be at the Common Expense, then such Unit Owner shall pay for such damage and such 
maintenance, repairs and replacements, as may be determined by the Association, to the extent such 
payment is not waived or released under the provisions of Paragraph 11(1). 

(n) Any release or waiver referred to in Paragraph 11(1) and 11(m) hereof shall be 
valid only if such release or waiver does not affect the right of the insured under the applicable insurance 
policy to recover thereunder. 

(o) No Unit Owner shall overload the electric wiring in the Building, or operate any 
machines, appliances, accessories or equipment in such manner as to cause, in the judgment of the 
Association, an unreasonable disturbance to others. 

(p) This Paragraph 11 shall not be construed to prevent or prohibit a Unit Owner 
from maintaining a personal professional library, keeping personal business or professional records or 
accounts, handling personal business or professional telephone calls, or conferring with business or 
professional associates, clients or customers, in his Unit. 

12. Violation of Declaration.  The violation of any rule or regulation adopted by the 
Association or the breach of any covenant or provision herein or contained in the By-Laws, shall, in 
addition to any other rights provided for in this Declaration or the By-Laws, give the Association the 
right: (a) to enter upon the Unit, or any portion of the Property upon which, or as to which, such violation 
or breach exists and to summarily abate and remove, at the expense of the defaulting Unit Owner, any 
structure, thing or condition that may exist thereon contrary to the intent and meaning of the provisions 
hereof, and neither the Association nor the officers, employees or agents thereof shall thereby be deemed 
guilty in any manner of trespass except, however, that judicial proceedings must be instituted prior to 
alteration or demolition of any items of construction; or (b) to enjoin, abate or remedy by appropriate 
legal proceedings, either at law or in equity, the continuance of any breach; or (c) to take possession of 
such Unit Owner's interest in the Property and to maintain an action for possession of such Unit in the 
manner provided by law. 

Provided, however, that, except in cases of emergency where damage to persons or property is 
threatened, the Association shall not take any such action unless it has (a) first given the Unit Owner 
alleged to have violated any restriction, condition or regulation adopted by the Association or to be in 
breach of any covenant or provision herein or contained in the By-Laws, a hearing on such allegations 
pursuant to rules and regulations adopted by the Association, (b) the Association shall have determined 
such allegations to be true, and (c) the Unit Owner shall not have desisted from such violation or breach 
or shall not have taken such steps as shall be necessary to correct such violation or breach within such 
reasonable period of time as determined by the Association and communicated to the Unit Owner. Any 
and all costs and expenses incurred by the Association in the exercise of its authority as granted in this 
Paragraph 12, including but not limited to court costs, reasonable attorneys' fees as determined by a court 
of competent jurisdiction, and cost of labor and materials, shall be paid by the Unit Owner in violation, 
and, until paid by such Unit Owner, shall constitute a lien on the interest of such Unit Owner in the 
Property, which lien may be perfected and foreclosed in the manner provided in Section 9 of the Act with 
respect to liens for failure to pay a share of the Common Expenses. Any such lien shall be junior and 
subordinate to the lien of a First Mortgagee with respect to such Unit. 
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Furthermore, if after hearing and finding as aforesaid and the failure of the Unit Owner to desist 
from such violation or to take such corrective action as may be required, the Association shall have the 
power to issue to the defaulting Unit Owner a ten (10) day notice in writing to terminate the rights of the 
said defaulting Unit Owner to continue as a Unit Owner and to continue to occupy, use or control his Unit 
and thereupon an action in equity may be filed by the Association against the defaulting Unit Owner for a 
decree declaring the termination of the defaulting Unit Owner's right to occupy, use or control the Unit 
owned by him on account of the violation of a rule or breach of covenant or provision as aforesaid, and 
ordering that all the right, title and interest of the Unit Owner in the Property shall be sold at a judicial 
sale upon such notice and terms as the court shall establish, except that the court shall enjoin and restrain 
the defaulting Unit Owner from reacquiring his or her interest at such judicial sale or by virtue of the 
exercise of any right of redemption which may be established, and except that the court shall direct that 
any existing first mortgage be retired out of the proceeds of such judicial sale. The proceeds of any such 
judicial sale shall first be paid to discharge court costs, reasonable attorneys' fees and all other expenses 
of the proceeding and sale, and all such items shall be taxed against the defaulting Unit Owner in said 
decree. Any balance of proceeds after satisfaction Of Such charges and any unpaid assessments hereunder 
or any liens shall be paid to the Unit Owner. Upon the confirmation of such sale, the purchaser thereof 
shall thereupon be entitled to a deed to the Unit and to immediate possession of the Unit sold and may 
apply to the court for a writ of assistance for the purpose of acquiring such possession, and it shall be a 
condition of any such sale, and the decree shall so provide, that the purchaser shall take the interest in the 
Property sold subject to this Declaration. 

Any Unit Owner in default hereunder or under the provisions of the By-Laws or any rule or 
regulation adopted by the Association shall pay to the Association, as an agreed Common Expense with 
respect to his Unit, all interest, late charges, reasonable attorneys' fees, cost of collection and amount of 
any fine by the Association in enforcing the provisions of the By-Laws, this Declaration or the rules and 
regulations of the Association as to which the Unit Owner is in default. Until such amounts are paid by 
the Unit Owner, the total amount thereof shall constitute a lien on the interest of the Unit Owner in the 
Property, which lien may be perfected and foreclosed in the manner provided in Section 9 of the Act with 
respect to liens for failure to pay a share of the Common Expenses. Any such liens shall be junior and 
subordinate to the lien of a First Mortgagee with respect to such Unit. 

13. Entry by Association.  The Association or its officers, agents or employees may enter any 
Unit when necessary in connection with any painting, maintenance, repair or reconstruction for which the 
Association is responsible, or which the Association has the right or duty to do. Such entry shall be made 
with as little inconvenience to the Unit Owner as practicable, and except in the event of emergency shall 
be done upon reasonable notice to the Unit Owner. Any damage caused thereby shall be repaired by the 
Association as a Common Expense. 

14. Grantees.  Each grantee of the Owner, each purchaser under Articles of Agreement for 
Deed and each tenant, subtenant or assignee under a lease, sublease or assignment accepts the same 
subject to all easements, restrictions, conditions, covenants, reservations, liens and charges, the By-Laws, 
the rules and regulations of the Association, and the jurisdiction, rights and powers created or reserved by 
this Declaration, and the provisions of the Act, as at any time amended, and all easements, rights, benefits 
and privileges of every character hereby granted, created, reserved or declared and all impositions and 
obligations hereby imposed shall be deemed and taken to be covenants running with the land, and shall 
bind any person having at any time any interest or estate in said land, and shall inure to the benefit of each 
grantee in like manner as though the provisions of this Declaration were recited and stipulated at length in 
each and every deed of conveyance. 
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15. Failure to Enforce.  No terms, obligations, covenants, conditions, restrictions or 
provisions imposed hereby or contained herein shall be abrogated or waived by any failure to enforce the 
same, no matter how many violations or breaches may occur. 

16. Notices. Whenever any notice is required to be given under the provisions of this 
Declaration or the By-Laws, a waiver thereof in writing by the person or persons entitled to such notice, 
whether before or at the time stated therein, shall be deemed equivalent to the giving of such notice, 
provided such waiver or the time of giving same is not contrary to the provisions of the Act. Notices 
required to be given to any devisee or personal representative of a deceased Unit Owner shall be delivered 
by mail to such party at his or its address appearing in the records of the court wherein the estate of such 
deceased owner is being administered. Other notices required or permitted to be given shall be in writing 
and shall be given in the manner set forth in the Condominium instruments. 

17. Amendments.  Except as hereinafter otherwise provided, the provisions of Paragraphs 1, 
2, 3, 4, 5, 6, 24, 25, and this Paragraph 17 of this Declaration, may be amended, changed or modified by 
an instrument in writing setting forth such amendment, change or modification, signed and acknowledged 
by all members of the Board, all of the Unit Owners and each mortgagee having a bona fide lien of record 
against any Unit. Except as herein otherwise provided, other provisions of this Declaration may be 
amended, changed or modified, upon approval by at least 75% of the Unit Owners, by an instrument in 
writing setting forth such amendment, change or modification, signed and acknowledged by the President 
or Vice-President and the Secretary or Assistant Secretary of the Association and containing an affidavit 
by an officer of the Association certifying that (1) at least 75% of the Unit Owners have approved such 
amendment, change or modification, and (ii) a copy of the amendment, change or modification has been 
mailed by certified mail to all mortgagees having bona fide liens of record against any Unit, not less than 
ten (10) days prior to the date of such affidavit. The approval of First Mortgagees of Units who have 
requested that the Association notify them on any proposed action that requires the consent of a specified 
percentage of such mortgagees (“Eligible First Mortgagees”) and which represent at least 51% of the 
Units subject to a mortgage or trust deed held by an Eligible First Mortgagee, shall be required to 
materially amend any provisions of the Declaration or By-Laws or to add any material provisions thereto, 
which establish, provide for, govern or regulate any of the following: 

(a) voting; 

(b) assessments, assessment liens or subordination of such liens; 

(c) reserves for maintenance, repair and replacement of the Common Elements; 

(d) insurance or fidelity bonds; 

(e) rights to use of the Common Elements; 

(f) responsibility for maintenance and repair of the Common Elements; 

(g) the addition, annexation or withdrawal of property to or from 1101Bonnie Brae 
Place Condominium Association; 

(h) boundaries of any Unit; 

(i) interests in the Common Elements or Limited Common Elements; 
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(j) convertibility of Units into Common Elements or of Common Elements into 
Units; 

(k) leasing of Units; 

(l) imposition of any right of first refusal or similar restriction on the right of a Unit 
Owner to sell, transfer, or otherwise convey his Unit in the condominium; 

(m) establishment of self-management by the Association where professional 
management has been required by FHLMC, FNMA, HUD, FHA or VA; or 

(n) any provisions that expressly benefit First Mortgagees, insurers or guarantors or 
FHLMC, FNMA, HUD, FHA or VA. 

The approval of Eligible First Mortgagees shall be implied when such a mortgagee fails to submit 
a response to any written proposal for an amendment within 60 days after it receives proper notice of the 
proposal, delivered by certified or registered mail, with a “return receipt” requested. Any amendment, 
change or modification shall conform to the provisions of the Act and shall be effective upon Recordation 
thereof. No change, modification or amendment which affects the rights, privileges or obligations of the 
Owner shall be effective without the prior written consent of the Owner. The By-Laws may be amended 
in accordance with the provisions of Article XII thereof. 

18. Arbitration.  Any controversy between Unit Owners or any claim by a Unit Owner 
against the Association or another Unit Owner arising out of or relating to the Declaration, By-Laws, or 
rules and regulations of the Association may be settled by arbitration in accordance with the Rules of the 
American Arbitration Association, and judgment upon the award rendered by the Arbitrator may be 
entered in any court having jurisdiction thereof. 

19. Condemnation.  To the fullest extent permitted by law, the Association is hereby 
designated to represent the Unit Owners, and each Unit Owner hereby appoints the Association as such 
Unit Owner's attorney-in-fact in any proceeding, negotiation, settlement or agreement regarding any loss 
or proceeds from condemnation of all or any part of the Property for this purpose. In the event of a taking 
or condemnation by competent authority of any part of the Property, the Association shall, if necessary, 
restore the improvements on the remaining portion of the Property to conform as closely as possible to the 
general design, structure and materials used with respect to the improvements as they existed prior to the 
taking or condemnation. in the event that part or all of one or more Units is taken or condemned, then the 
portions so taken or condemned shall be deemed to have been removed from the provisions of the Act and 
the percentage of ownership interest in the Common Elements allocated to such Unit or portion thereof 
(as determined by the Board on the basis of diminution in market value of the Unit) shall be re-allocated 
among the remaining Units on the basis of the relative percentage of ownership interests in the Common 
Elements of the remaining Units. In such cases, this Declaration and the Plat shall be amended 
accordingly by an instrument executed by the President or Vice-President and the Secretary or Assistant 
Secretary of the Association, which the Board shall record. The allocation of any condemnation award or 
other proceeds to any withdrawing or remaining Unit Owner shall be on an equitable basis, which need 
not be a Unit's percentage of interest in the Common Elements. Any condemnation award or other 
proceeds available in connection with the withdrawal of any portion of the Common Elements, not 
necessarily including the Limited Common Elements, shall be allocated on the basis of each Unit Owner's 
percentage of interest in the Common Elements. Any such proceeds available from the withdrawal of 
Limited Common Elements shall be distributed in accordance with the interests of those entitled to their 
use, as determined by the Board. Upon the withdrawal of any Unit or portion thereof, the responsibility 
for the payment of assessments on such Unit or portion thereof so withdrawn shall cease or shall be 
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equitably reduced. Nothing contained herein shall be construed to prevent an aggrieved Unit Owner from 
instituting an action against either the Association or any Unit Owner for failure to comply with the 
provisions of the Declaration or the decisions of the Association. 

20. Violations of Certain Rules.  If any of the options, privileges, covenants or rights created 
by this Declaration shall be unlawful or void for violation of (a) the rule against perpetuities or some 
analogous statutory provision, (b) the rule restricting restraints on alienation, or (c) any other statutory or 
common law rules imposing time limits, then such provision shall continue only until twenty-one (21) 
years after the death of the survivor of the now living lawful descendants of Barak Hussein Obama, the 
President of the United States, and of the now living lawful descendants of Joe Biden, the Vice-President 
of the United States. 

21. Severability.  The invalidity of any restriction hereby imposed, or of any provision 
hereof, or of any part of such restriction or provision, shall not impair or affect in any manner the validity, 
enforceability or effect of the rest of this Declaration and all of the terms hereof are hereby declared to be 
severable. 

22. Construction.  The provisions of this Declaration shall be liberally construed to effectuate 
its purpose of creating a uniform plan for the development and operation of a first-class condominium 
development. 

23. Changes or Modifications by Owner.  Until the first annual meeting of Unit Owners is 
called, Owner, or its successors or assigns, shall have the right from time to time to change or modify the 
Condominium Instruments, which change or modification shall be effective upon the Recording thereof; 
provided, however, that the provisions of Paragraph 24 of this Declaration shall not be amended, modified 
or changed without the consent of any First Mortgagee affected thereby, and provided further that such 
right shall only be exercised (1) to bring the Declaration into compliance with the Act or to conform the 
Declaration to the requirements of FHLMC, FNMA, HUD, FHA or VA, or (2) to correct clerical or 
typographical errors in the Declaration and in the Plat of Survey, including changes in individual Units 
layouts and dimensions. In furtherance of the foregoing, a power coupled with an interest is hereby 
reserved and granted to Owner to make any change or modification as authorized hereunder on behalf of 
each Unit Owner as attorney-in-fact for such Unit Owner. Each deed, mortgage, trust deed, other 
evidence of obligation or other instrument affecting a Unit and the acceptance thereof shall be deemed to 
be a grant and acknowledgment of, and consent to the reservation of, the power to Owner as aforesaid. 

24. Rights of First Mortgagees.  Any mortgage or trust deed owned or held by a First 
Mortgagee and Recorded prior to the Recording or mailing of a notice by the Association of the amount 
owing by a Unit Owner who has refused or failed to pay his share of the monthly assessment when due 
shall be superior to the lien of such unpaid Common Expenses set forth in said notice and to all 
assessments for Common Expenses which become due and are unpaid subsequent to the date of 
Recording of such first mortgage or first trust deed. Any First Mortgagee who comes into possession of a 
Unit pursuant to the remedies provided in the mortgage or trust deed, foreclosure of the mortgage or trust 
deed or deed (or assignment) in lieu of foreclosure shall not be liable for, and shall take the Unit and its 
proportionate interest in the Common Elements free from claims for unpaid common or special 
assessments levied by the Association which accrue prior to the date of possession as aforesaid. 

A First Mortgagee, or an insurer or guarantor of the note held by a First Mortgagee, upon written 
request to the Association (such request to state the name and address of such First Mortgagee, insurer or 
guarantor and the Unit number), shall be entitled to timely written notice of: 



 

16 
 

(a) any proposed action that requires the consent of a specified percentage of 
Eligible Mortgagees; 

(b) any proposed termination of 1101 Bonnie Brae Place Condominium Association 
as a condominium project; 

(c) any condemnation loss or any casualty loss which affects a portion of the 
Common Elements, which loss exceeds $10,000.00, or which affects any Unit, which loss exceeds 
$1,000.00, on which there is a first mortgage held, insured or guaranteed by such eligible holder; 

(d) any delinquency in the payment of assessments or charges owed by an owner of a 
Unit subject to the mortgage of a First Mortgagee, insurer or guarantor, where such delinquency has 
continued for a period of 60 days; and 

(e) any lapse, cancellation or material modification of any insurance policy or 
fidelity bond maintained by the Association. 

25. Additional Rights of First Mortgagees.  (a)  Any restoration or repair of the Property after 
a partial condemnation or damage due to an insurable hazard shall be substantially in accordance with the 
Declaration and the original plans and specifications for the Building unless the approval is obtained from 
at least 75% of the Unit Owners and the Eligible First Mortgagees of Units which represent at least 51% 
of the Units subject to a mortgage or trust deed held by an Eligible First Mortgagee. 

(b) Any election to terminate 1101 Bonnie Brae Place Condominium Association as 
a condominium project after substantial destruction or substantial taking by condemnation of the Property 
shall require the approval of at least 75% of the Unit Owners and the Eligible First Mortgagees of Units 
which represent at least 51% of the Units subject to a mortgage or trust deed held by an Eligible First 
Mortgagee. 

(c) Any election to terminate 1101 Bonnie Brae Place Condominium Association as 
a condominium project for reasons other than substantial destruction or condemnation of the Property 
shall require the approval of at least 75% of the Unit Owners and the Eligible First Mortgagees of Units 
which represent at least 75% of Units subject to a mortgage or trust deed held by an Eligible First 
Mortgagee. 

26. Trustees. In the event title to any Unit should be conveyed to a land title holding trust, 
under which all powers of management, operation and control of the premises remain vested in the trust 
beneficiary or beneficiaries, then the trust estate under such trust, and the beneficiaries thereunder from 
time to time shall be liable for payment of any obligation, lien, or indebtedness chargeable or created 
under this Declaration against such Unit.  No claim shall be made against any such title-holding trustee 
personally for payment of any claim, lien, or obligation hereby created, and the trustee shall not be 
obligated to sequester funds or trust property to apply in whole or in part against any such lien or 
obligation, but the amount thereof shall continue to be a charge or lien upon the premises notwithstanding 
any transfer of beneficial interest or the title of such real estate. 

IN WITNESS WHEREOF, Owner has caused owner's name to be signed to these presents on the 
day and year first above written. 

 
      BONNIE BRAE CONSTRUCTION, LLC 
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      By:_________________________________ 
       Its Manager 
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STATE OF ILLINOIS ) 
 )   SS. 
COUNTY OF COOK ) 

 
 

I,                                               , a Notary Public in and for said County and State, do hereby 
certify that ___________________, personally known to me to be the same persons whose names are 
subscribed to the foregoing instrument, appeared before me this day in person and acknowledged that 
they signed, sealed and delivered said instrument as their free and voluntary act, for the uses and purposes 
therein set forth. 

 
GIVEN under my hand and notarial seal this          day of                             , 2017. 
 
 
    Notary Public
 
 Commission Expires:    
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CONSENT OF MORTGAGEE 
 
 
___________________, an Illinois banking institution (the “Mortgagee”), holder of a note 

secured by a Mortgage dated ______________________, and recorded on ______________________ as 
Document No. _____________________with the Recorder of Deeds of Cook County, Illinois, and an 
Assignment of Rents dated ______________________, and recorded _______________, as Document 
No. ______________________ with the Recorder of Deeds of Cook County, Illinois, hereby consents to 
the execution of and recording of the above and foregoing Declaration of Condominium and hereby 
subordinates said mortgages and assignment of rents to the provisions of the foregoing Declaration of 
Condominium and the Condominium Property Act of the State of Illinois. 

 
IN WITNESS WHEREOF, Wintrust Bank has caused this instrument to be signed by its duly 

authorized officers on its behalf on this              day of                           , 2017.  
 
 
 ______________________________ 
 
 By:     
          Its:   
 
 By:     
          Its:   
 
 

STATE OF ILLINOIS ) 
 )   SS. 
COUNTY OF COOK ) 

 
 

I,                                               , a Notary Public in and for said County and State, do hereby 
certify that                     ______            , (Vice) President, and _______                               , (Assistant) 
Secretary, of Wintrust Bank, personally known to me to be the same persons whose names are subscribed 
to the foregoing instrument, appeared before me this day in person and acknowledged that they signed, 
sealed and delivered said instrument as their free and voluntary act, for the uses and purposes therein set 
forth. 

 
GIVEN under my hand and notarial seal this          day of                             , 2017. 
 
 
    Notary Public
 
 Commission Expires:    
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EXHIBIT A 
 

LEGAL DESCRIPTION OF UNITS 
 
 
Unit  1NW and P- and S-, 1SW and P-  and S- , 1EW and P- and S- , 1EE and P- and S-, 1E and P- and S- 
, Unit  2NW and P- and S-, 2SW and P- and S-, 2EW and P- and S- , 2EE and P- and S-, 2E and P- and S- 
, Unit  3NW and P- and S-, 3SW and P- and S-  , 3EW and P- and S- , 3EE and P- and S-, 3E and P- and 
S- ,  P- , P- ,  in the 1101-1107 Bonnie Brae Place Condominium, as delineated on the survey of        

*** 

 
  
 LOTS 15 AND 16 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE 
SUBDIVISION OF BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK 
PARK BEING A SUBDIVISION OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 
1/3 OF THE WEST ½ OF SAID SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, 
RANGE 12 EAST THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 

  

 COMMONLY KNOWN AS:  1101-1107 BONNIE BRAE PLACE 
      RIVER FOREST, ILLINOIS 60305 

 
 
 
 
 
 
 

*** information note (to be removed prior to 
execution) 

3 parking spaces P- (to be designated at a later 
date) are for the benefit of 1111 Bonnie Brae building. 
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EXHIBIT B 
 

PERCENTAGE INTEREST IN COMMON ELEMENTS 
 
 
 
UNIT NUMBER    PERCENT INTEREST 
 
 
1NW and P- and S-         
 
1SW and P- and S-      

 
1EW and P- and S-     
 
1EE and P- and S-      
 
1E and P- and S-     
 
2NW and P- and S-         
 
2SW and P- and S-      

 
2EW and P- and S-     
 
2EE and P- and S-      
 
2E and P- and S-     
 
3NW and P- and S-         
 
3SW and P- and S-      

 
3EW and P- and S-     
 
3EE and P- and S-      
 
3E and P- and S-     
 
P- 
 
P- 
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EXHIBIT C 
 

BY-LAWS OF THE ASSOCIATION 
 
 

BY-LAWS 
OF 

1101-1107 BONNIE BRAE PLACE CONDOMINIUM ASSOCIATION 
 
 
ARTICLE I 

 
General Provisions 

The Association is responsible for the overall administration of the Property through its duly 
elected Board. Whether or not incorporated, the Association shall have the powers and responsibilities 
specified in the General Not-For-Profit Corporation Act of 1986 of the State of Illinois, which are not 
inconsistent with the Act or the Condominium Instruments. The Association shall have and exercise all 
powers necessary or convenient to effect any or all of the purposes for which the Association is organized 
and to do every other act not inconsistent with law which may be appropriate to promote and attain the 
purposes set forth in the Act or the Condominium Instruments. 

 
ARTICLE II 

 
Members 

1. Classes of Members, Membership, and Termination Thereof.  The Association shall have 
one class of members. The designation of such class and the qualifications of the members of such class 
shall be as follows: 

Each Unit Owner shall be a member of the Association, which membership shall terminate upon 
the sale or other disposition of such member's Unit, at which time the new Unit Owner shall automatically 
become a member of the Association. Such termination shall not relieve or release any such former Unit 
Owner from any liability or obligation incurred under or in any way connected with the condominium or 
the Association, during the period of such ownership and membership in the Association. Furthermore, 
such termination shall not impair any rights or remedies which the Board or others may have against such 
former Unit Owner arising from, or in anyway connected with, such ownership and membership and the 
covenants and obligations incident thereto.  No certificates of stock or other certificates evidencing 
membership shall be issued by the Association. 

 
2. Votes and Voting Rights.  (a)  Until the date of the first annual meeting of the members, 

as provided in Article III, Section 1 hereof, no member of the Association shall have the right to elect the 
Board of Managers, all such members of the Board shall be appointed and shall hold office as provided in 
Article IV, Section 2 of these By-Laws. 

(b) Commencing with the date of the said first annual meeting of the members, the 
total number of votes of all members shall be 100. Each member shall be entitled to the number 
of votes equal to his or her percentage ownership interest in the Common Elements (as defined in 
the Declaration) at the time any matter is submitted to a vote of the members. 
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(c) If a Unit is owned by more than one person, the voting rights with respect to such 
Unit shall not be divided, but shall be exercised as if the Unit Owner consisted of only one person 
in accordance with the proxy or other designation made by the persons constituting such Unit 
Owner. Any proxy must be executed in writing by the Unit Owner or his duly authorized 
attorney-in-fact, must bear the date of execution, and shall be invalid after 11 months from the 
date of its execution. If only one of the multiple owners of a Unit is present at a meeting, such 
individual is entitled to cast all the votes allocated to that Unit. If more than one of the multiple 
owners are present, and if any one of the multiple owners cast the votes allocated to that Unit 
without protest being made promptly to the person presiding over the meeting by any of the other 
owners of the Unit, there is deemed to be majority agreement. 

(d) Any specified percentage of the members, whether majority or otherwise, for 
purposes of voting or for any other purpose, wherever provided in these By-Laws, shall mean 
such percentage of the total number of votes hereinabove set forth. Such percentage shall be 
computed in the same manner as is a specified percentage of the Unit Owners of the 
Condominium as provided in the Declaration; provided, however, that when 30% or fewer of the 
Units, by number, possess over 50% in the aggregate of the votes as provided herein, any 
percentage vote of the members specified herein or in the Declaration shall require the specified 
percentage by number of Units rather than by percentage of interest in the Common Elements 
allocated to Units that would otherwise be applicable. 

3. Transfer of Membership.  Membership in this Association is not transferable or 
assignable, except as provided in Article 11, Section 1 hereof. 

4. Installment Contracts.  Anything herein to the contrary notwithstanding, in the event of a 
sale of a Unit, the purchaser of such Unit from a seller other than the Developer pursuant to an installment 
contract for purchase, during such times as he or she resides in the Unit, shall be counted toward a 
quorum for purpose of election of members of the Board at any meeting of the Unit Owners called for the 
purposes of electing members of the Board, shall have the right to vote for the election of members of the 
Board and to be elected to and serve on the Board unless the seller expressly retains in writing any or all 
of such rights. In no event may the seller and purchaser both be counted toward a quorum, be permitted to 
vote for a particular office or be elected and serve on the Board. Satisfactory evidence of the installment 
contract shall be made available to the Association or its agents. “Installment Contract” shall have the 
same meaning as set forth in Section 1(e) of “An Act Relating to Installment Contracts to Sell Dwelling 
Structures”, approved August 11, 1967, as amended. 

 
ARTICLE III 

 
Meetings of Members 

1. Annual Meeting.  The first annual meeting of the members shall be held on such date as 
is fixed by the Developer, which date shall in no event be later than the earlier of (a) three years from the 
date the Declaration is recorded in the Office of the Recorder of Deeds of Cook County, Illinois, (b) sixty 
(60) days from the date when all of the Units have been conveyed by Owner, or (c) Such earlier time as 
selected by the Developer. Thereafter, an annual meeting of the members for the purpose of electing 
Board members and for the transaction of such other business as may come before the meeting shall be 
held on the first Tuesday of December each year or such other date as is selected by the Board which date 
is within sixty (60) days before or after the first Tuesday of December; provided, however that no such 
meeting need be held less than one year after the first annual meeting of the members. If the election of 
members of the Board shall not be held on the day designated herein for any annual meeting, or at any 
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adjournment thereof, the Board shall cause the election to be held at a special meeting of the members 
called as soon thereafter as may be convenient. 

2. Special Meetings.  Special meetings of the members may be called by the Board, the 
President, or not less than 50% of the members. All matters to be considered at special meetings of the 
members called by not less than 50% of the members shall first be submitted in writing to the Board not 
less than ten (10) days prior to the date of the special meeting of the members called to consider such 
matters. 

3. Place and Time of Meeting.  All meetings of the members shall take place at 7:00 P.M., 
in some section of the Property designated by the person or persons calling the meeting, or at such other 
reasonable place or time designated by the Board or the person or persons calling the meeting. 

4. Notice of Meetings.  Written or printed notice stating the purpose, place, day and hour of 
any meeting of members shall be mailed or delivered to each member entitled to vote at such meeting, not 
less than ten (10) nor more than thirty (30) days before the date of such meeting, by or at the direction of 
the President or the Secretary, or the officer or persons calling the meeting, provided that notice of the 
first annual meeting of the members shall be mailed or delivered not less than twenty-one (21) nor more 
than thirty (30) days before the date of such meeting. The notice of a meeting shall be deemed mailed 
when deposited in the United States mail addressed to the member at his address as it appears on the 
records of the Association, with proper postage thereon prepaid. 

5. Quorum.  The members present at a meeting in person or by proxy, holding 50% of the 
votes which may be cast at any meeting, shall constitute a quorum at such meeting. If a quorum is not 
present at the commencement of any meeting of members, the meeting shall be adjourned and may only 
be called again in accordance with the provisions of these By-Laws. 

6. Proxies.  At any meeting of members, a member entitled to vote may vote either in 
person or by proxy executed in writing by the member or by his duly authorized attorney-in-fact. No 
proxy shall be valid after eleven months from the date of its execution. Any proxy distributed for election 
of members of the Board shall give Unit Owners the opportunity to designate any person as the proxy 
holder and shall give the Unit Owner the opportunity to express a preference for any of the known 
candidates for the Board or to write in a name. 

7. Manner of Acting.  Except as set forth below and except as otherwise required by the 
Declaration or the Act, any action to be taken at any meeting of the members at which a quorum is 
present shall be upon the affirmative vote of more than 50% of the members represented at such meeting. 
The following matters shall require the affirmative vote of not less than 75% of all the members at a 
meeting duly called for that purpose: 

(a) merger or consolidation of the Association; 

(b) sale, lease, exchange, mortgage, pledge or other disposition of all or substantially 
all, of the property and assets of the Association; or 

(c) the purchase and sale of land or Units on behalf of the Unit Owners. 
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ARTICLE IV 
 
Board 

1. In General.  The affairs of the Association shall be managed by its Board of Managers, 
which shall act as the Board of Managers of the Condominium as provided in the Act and the Declaration. 

2. Number, Tenure and Qualifications.  The number of members of the Board shall be three 
(3). Until the date of the first annual meeting of the members as hereinabove provided, members of the 
Board shall be the directors named in the Articles of Incorporation of the Association, if the Association 
is incorporated; otherwise, the members of the Board shall be as appointed by the Developer. Such 
members of the Board shall hold office until the first annual meeting of the members. Commencing with 
the date of the first annual meeting of the members, the number of members of the Board shall be three 
(3) and shall be elected solely by, from and among, the members for a term of one year and until their 
respective successors shall have been elected and qualified. All members of the Board shall be elected at 
large. The Board elected at such first annual meeting shall be the initial Board of Managers as provided in 
the Act. Each member of the Board shall hold office without compensation. In the event that a member of 
the Association is a corporation, partnership, trust or other legal entity other than a natural person or 
persons, then any shareholder, officer or director of such corporation, partner of such partnership, 
beneficiary or individual trustee of such trust, or manager of such other legal entity, may be eligible to 
serve as a member of the Board.  If there are multiple owners of a single Unit, only one of the multiple 
owners shall be eligible to serve as a member of the Board at any one time. A member of the Board may 
succeed himself in office. 

3. Election.  At each annual meeting of the members, the members shall be entitled to vote 
on a cumulative basis and the candidates receiving the highest number of votes with respect to the number 
of offices to be filled shall be deemed to be elected. A candidate for election to the Board or such 
candidate's representative shall have the right to be present at the counting of the ballots at such election.  
The Board may disseminate to Unit Owners biographical and background information about candidates 
for election to the Board if:  (a) no preference is expressed in favor of any candidate; and (b) reasonable 
efforts to identify all candidates are made and all candidates are given an opportunity to include 
biographical and background information in the information to be disseminated. 

4. Regular Meetings.  A regular annual meeting of the Board shall be held immediately 
after, and at the same place as, the annual meeting of members. The Board shall by regulations which the 
Board may, from time to time adopt, provide the time and place for the holding of additional regular 
meetings of the Board, provided that the Board shall meet at least four times per year. 

5. Special Meetings.  Special meetings of the Board maybe called by or at the request of the 
President or a majority of the members of the Board. The person or persons permitted to call special 
meetings of the Board may fix the time and place for holding any special meeting of the Board called by 
them. 

6. Notice.  Written notice of any special meeting of the Board shall be mailed or delivered 
to all members of the Association and all members of the Board not calling tile meeting at least three (3) 
business days prior to the date of such special meeting. Written notice of regular meetings of the Board 
shall be mailed or delivered to all members of the Association at least three (3) business days prior to the 
date of such meeting. All such notices shall be deemed to be mailed when deposited in the United States 
mail addressed to each member at his address as it appears on the records of the Association, with proper 
postage thereon paid. The business to be transacted at, or the purpose of any regular or special meeting of 
the Board, shall be specified in the notice. Notices of a regular meeting of the Board need not be served 
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on members of the Board. However, copies of said notices of meetings of the Board shall be posted in 
entranceways or other conspicuous places in the condominium designated by the Board at least three (3) 
business days prior to the meeting. 

7. Quorum.  A majority of the members of the Board shall constitute a quorum for the 
transaction of business at any meeting of the Board. If less than a majority of the members of the Board 
are present at the commencement of said meeting, the meeting shall be adjourned and may only be called 
again in accordance with the provisions of these By-Laws. 

8. Manner of Acting.  The act of a majority of the members of the Board present at a 
meeting at which a quorum is present at the commencement of the meeting shall be the act of the Board, 
except where otherwise provided by law or in the Condominium Instruments. 

9. Vacancies.  Any vacancy occurring in the Board by reason of death, removal or 
resignation of a member of the Board shall be filled by a two-thirds vote of the remaining members of the 
Board. A member elected to fill a vacancy shall be elected until the next annual meeting of the members 
of the Association; provided that if a petition signed by members of the Association holding 20% of the 
votes in the Association requesting a meeting of the members to fill the vacancy for the balance of the 
unexpired term of his predecessor, the term of the member so elected by the Board shall terminate 30 
days after the filing of the petition and a meeting of the members for the purpose of filling such vacancy 
for such unexpired term shall be called no later than 30 days following the filing of such petition. 
Members of the Board, including those appointed by the Developer, may resign at any time by written 
resignation delivered or mailed to any officer of the Association, which resignation shall be effective 
upon receipt of said resignation. If as the result of the death, removal or resignation of a member of the 
Board, no member of the Board remains in office, a special meeting of members of the Association may 
be called to fill all vacancies for the unexpired terms of the members of the Board. 

10. Removal.  From and after the date of the first annual meeting of the members, any 
member of the Board may be removed from office by the affirmative vote of 75% of all the members of 
the Association at a special meeting called for such purpose. 

11. Adoption of Rules and Regulations.  All rules and regulations, or amendments thereto, 
shall be adopted by the Board after a meeting of the members called for the specific purpose of discussing 
the proposed rules and regulations, notice of which contains the full text of the proposed rules and 
regulations, which rules and regulations conform to the requirements of Section 18(b) of the Act and the 
Declaration and these By-Laws. No quorum is required at such meeting of the members. No rules or 
regulations may impair any rights guaranteed by the First Amendment to the Constitution of the United 
States or Section 4 of Article I of the Illinois Constitution nor may any rules or regulations conflict with 
the provisions of the Act or the Condominium Instruments. Such rules and regulations shall be effective 
sixty (60) days after their adoption, provided that the members may veto any rule or regulation at a 
special meeting of the members called for such purpose, and held before the effective date of the rule or 
regulation, by a vote of 75% of all the members of the Association. 

12. Open Meetings.  All meetings of the Board, whether regular or special shall be open to 
the members of the Association except for meetings: 

(a) to discuss litigation when an action against or on behalf of the Association has 
been filed and is pending in a court or administrative tribunal or when the Board finds that such 
an action is probable or imminent; 
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(b) to consider information regarding appointment, employment or dismissal of an 
employee; 

(c) to discuss violations of rules and regulations of the Association or a Unit Owner's 
unpaid share of Common Expenses. 

Any vote on the above matters shall be taken at a meeting or portion thereof open to any member. Any 
member may record the proceedings at meetings required to be open by the Act or these By-Laws by 
tape, film or other means, subject to reasonable rules and regulations prescribed by the Board to govern 
the right to make such recordings. 

 
13. Contracts.  The Board may not enter into a contract with a current board member or with 

a corporation or partnership in which a board member has a twenty-five percent (25%) or more interest, 
unless notice of intent to enter the contract is given to Unit Owners within twenty (20) days after a 
decision is made to enter into the contract and the Unit Owners are afforded an opportunity by filing a 
petition, signed by 51% of the Unit Owners, for an election to approve or disapprove the contract. Such 
petition shall be filed within twenty (20) days after such notice and such election shall be held within 
thirty (30) days after filing the petition. 

14. Powers and Duties.  The powers and duties of the Board shall include, but not be limited 
to, the operation, care, upkeep, maintenance, replacement and improvement of the Common Elements. 
However, nothing in the foregoing sentence shall be deemed to invalidate any provision in the 
Condominium Instruments placing limits on expenditures for capital additions or capital improvements to 
the Common Elements (other than for purposes of repairing, replacing or restoring portions of the 
Common Elements) by the Board without the prior approval of the Unit Owners. 

 
ARTICLE V 

 
Officers 

1. Officers.  The officers of the Association shall be a President, a Treasurer and a 
Secretary, and such assistants to such officers as the Board may deem appropriate. 

2. Election and Term of Office.  The officers of the Association shall be elected annually by 
the Board at the regular annual meeting of the Board, from and among the members of the Board. If the 
election of officers shall not be held at such meeting, such election shall be held as soon thereafter as 
conveniently may be possible. Vacancies may be filled or new offices created and filled at any meeting of 
the Board. Each officer shall hold office until his successor shall have been duly elected and shall have 
qualified.  An officer may succeed himself in office. Officers shall serve without compensation. 

3. Removal.  Any officer elected by the Board may be removed by a majority vote of the 
members of the Board. 

4. Vacancies.  A vacancy in any office because of death, resignation, removal, 
disqualification or otherwise, may be filled by the Board for the unexpired portion of the term. 

5. President.  The President shall be the principal executive officer of the Association and 
shall in general supervise and control all of the business and affairs of the Association. The President shall 
preside at all meetings of the members of the Board. The President may sign, with the Secretary or any 
other proper officer of the Association authorized by the Board, any deeds, mortgages, contracts, or other 
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instruments which the Board has authorized to be executed and any amendment to the Declaration or Plat 
as provided in the Act, and, in general, shall perform all duties incident to the office of President and such 
other duties as may be prescribed by the Board from time to time. 

6. Treasurer.  The Treasurer shall have charge and custody of and be responsible for all 
funds and securities of the Association, receive and give receipts for moneys due and payable to the 
Association from any source whatsoever, and deposit all such moneys in the name of the Association in 
such banks, trust companies or other depositaries as shall be selected in accordance with the provisions of 
Article VII of these By-Laws; and in general perform all the duties incident to the office of Treasurer and 
such other duties as from time to time may be assigned by the President or by the Board. 

7. Secretary.  The Secretary shall keep the minutes of the meetings of the members and of 
the Board in one or more books provided for that purpose, see that all notices are duly given in 
accordance with the provisions of these By-Laws or as required by law, receive all notices on behalf of 
the Association and, together with the President, execute on behalf of the Association amendments to 
Condominium Instruments and other documents as required or permitted by the Declaration, these 
By-Laws or the Act, be custodian of the records and, if incorporated, of the seal of the Association and, if 
the Association is incorporated, see that the seal of the Association is affixed to all documents, the 
execution of which on behalf of the Association under its seal is duly authorized in accordance with the 
provisions of these By-Laws; and in general perform all duties incident to the office of Secretary and such 
other duties as from time to time may be assigned by the President or by the Board. 

 
ARTICLE VI 

 
Powers and Duties of the Association and Board 

1. General Duties, Powers, Etc. of the Board.  The Board shall exercise for the Association 
all powers, duties and authority vested in the Association by the Act and the Condominium instruments, 
including but not limited to the following: 

(a) operation, care, upkeep, maintenance, replacement, and improvement of the 
Common Elements and the Limited Common Elements. 

(b) preparation, adoption and distribution of the annual budget for the Property. 

(c) levying of assessments. 

(d) collection of assessments from Unit Owners. 

(e) employment and dismissal of the personnel necessary or advisable for the 
maintenance and operation of the Common Elements. 

(f) obtaining adequate and appropriate kinds of insurance. 

(g) owning, conveying, encumbering, leasing, and otherwise dealing with Units 
conveyed to or purchased by it. 

(h) adoption and amendment of rules and regulations covering the details of the 
operation and use of the Property. 
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(i) keeping of detailed, accurate records of the receipts and expenditures affecting 
the use and operation of the Property. 

(j) having access to each Unit, from time to time, as may be necessary for the 
maintenance, repair or replacement of any Common Elements therein or accessible therefrom, or 
for making emergency repairs therein necessary to prevent damage to the Common Elements or 
to another Unit or Units. 

(k) paying real property taxes, special assessments, any other special taxes or 
charges of the State of Illinois or of any political subdivision thereof, or other lawful taxing or 
assessing body, which are authorized by law to be assessed and levied upon the real property of 
the condominium. 

(l) imposing charges for late payments of a Unit Owner's assessments, or any other 
expenses lawfully agreed upon, and after notice and an opportunity to be heard, levy reasonable 
fines for violation of the Declaration, By-Laws, and rules and regulations of the Association. 

(m) assigning its right to future income, including the right to receive assessments. 

(n) recording the dedication of a portion of the Common Elements to a public body 
for use as, or in connection with, a street or utility where authorized by the Unit Owners under the 
provisions of Section 5(c) of the Declaration. 

(o) recording the granting of an easement for the laying, maintenance, and repair of 
cable television cable or for construction, maintenance, and repair of a project for protection 
against water damage or erosion, where authorized by the Unit Owners under the provisions of 
Section 5(c) of the Declaration. 

(p) borrowing money at such rates of interest as it may determine; to issue its notes, 
bonds and other obligations to evidence such borrowing; and to secure any of its obligations by 
assigning its right to future income including the right to receive assessments for common 
expenses, and/or by making a mortgage or giving a security interest in all or any of its property or 
income, provided if such mortgage or security interest encumbers all or substantially all of the 
assets of the Association, the approval of the members shall first be obtained pursuant to Article 
111, Section 7 of these By-Laws. 

(q) reasonable accommodation of the needs of handicapped Unit Owners, as required 
by the Human Rights Act, in the exercise of its powers with respect to the use of the Common 
Elements or approval of modification in an individual Unit. 

In the performance of their duties, the officers and members of the Board, whether appointed by the 
Developer or elected by the members, shall exercise the care required of a fiduciary of the members. 

 
2. Specific Powers and Duties.  Anything herein contained to the contrary notwithstanding, 

the Association shall have the power: 

(a) to engage the services of a manager or managing agent, who may be any person, 
firm or corporation, upon such terms and compensation as the Association deems fit, and to 
remove such manager or managing agent at any time, provided any agreement with such manager 
or managing agent shall extend for not more than three years and must be terminable by either 
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party to such agreement without cause and without payment of a termination fee, upon ninety 
(90) days or less prior written notice. 

(b) to engage the services of any persons (including, but not limited to, accountants 
and attorneys) deemed necessary by the Association at such compensation as is deemed 
reasonable by the Association, in the operation, repair, maintenance and management of the 
Property, or in connection with any duty, responsibility or right of the Association and to remove, 
at any time, any such personnel. 

(c) to establish or maintain one or more bank accounts, or functionally similar 
accounts such as money market fund accounts, for the deposit of any funds paid to, or received 
by, the Association. 

(d) to invest any funds of the Association in certificates of deposits, money market 
funds, or comparable investments. 

(e) upon authorization of a two-thirds vote of the members of the Board or by 
affirmative vote of not less than a majority of the Unit Owners at a meeting duly called for such 
purpose, the Board acting on behalf of all Unit Owners shall have the power to seek relief from or 
in connection with the assessment or levy of any real property taxes, special assessments or 
charges of the State of Illinois or any political subdivision thereof or of any lawful taxing or 
assessing body, and to charge and collect all expenses incurred in connection therewith as 
Common Expenses. 

Nothing herein shall be construed to give the Association authority to conduct an active business for 
profit on behalf of all the Unit Owners or any of them. 

 
3. Authorized Expenditures.  The Association shall acquire and make arrangements for, and 

pay for out of the Maintenance Fund, in addition to the manager, managing agent or other personnel 
above provided for, the following: 

(a) water, waste removal, heating, electricity, telephone and other necessary utility 
service for the Common Elements and such services to the Units as are not separately metered or 
charged to the owners thereof. 

(b) such insurance as the Association is required or permitted to obtain as provided 
in the Declaration. 

(c) landscaping, gardening, snow removal, painting, cleaning, tuckpointing, 
maintenance, decorating, repair and replacement of the Common Elements (but not including the 
Limited Common Elements not visible from the exterior of the Building which the Unit Owners 
enjoying the use thereof shall paint, clean, decorate, maintain and repair) and such furnishings 
and equipment for the Common Elements as the Association shall determine are necessary and 
proper, and the Association shall have the exclusive right and duty to acquire the same for the 
Common Elements. Anything in the foregoing to the contrary notwithstanding, the Association 
shall be responsible for the repair and replacement of all windows and doors, provided that where 
the need for repair or replacement is due to the act or omission of a Unit Owner, guest, occupant, 
family member or pet, the Association shall charge the Unit Owner for the cost of such repair or 
replacement. 
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(d) any other materials, supplies, furniture, labor, services, maintenance, repairs, 
structural alterations, or assessments which the Association deems necessary or proper for the 
maintenance and operation of the Property or for the enforcement of any restrictions or provisions 
contained herein. 

(e) any amount necessary to discharge any mechanic's lien or other encumbrance 
levied against the Property or any part thereof which may in the opinion of the Association 
constitute a lien against the Property or against the Common Elements, rather than merely against 
the interest therein of particular Unit Owners. Where one or more Unit Owners are responsible 
for the existence of such lien, they shall be jointly and severally liable for the cost of discharging 
it and any costs incurred by the Association by reason of said lien or liens including but not 
limited to, any interest, late charges, reasonable attorneys' fees, costs of collections and the 
amount of any unpaid fine shall be specially assessed to said Unit Owners and shall, until paid by 
such Unit Owners, constitute a lien on the interest of such Unit Owners in the Property, which 
lien may be perfected and foreclosed in the manner provided in Section 9 of the Act with respect 
to liens for failure to pay a share of the Common Expenses. 

(f) maintenance and repair of any Unit or any other portion of the Property which a 
Unit Owner is obligated to maintain or repair under the terms hereof, if such maintenance or 
repair is necessary, in the discretion of the Association, to protect the Common Elements, or any 
other portion of the Property, and the owner of said Unit has failed or refused to perform said 
maintenance or repair within a reasonable time after written notice of the necessity of said 
maintenance or repair is delivered by the Association to said Unit Owner; provided that the 
Association shall levy a special assessment against such Unit for the cost of said maintenance or 
repair and the amount of such special assessment shall constitute a lien on the interest of such 
Unit Owner in the Property, which lien may be perfected and foreclosed in the manner provided 
in Section 9 of the Act with respect to liens for failure to pay a share of the Common Expenses. 

(g) Maintenance and repairs (including payment of real estate taxes and common 
expenses) with respect to any Unit owned by the Association. 

All expenses, charges and costs of the maintenance, repair or replacement of the Common Elements, and 
any other expenses, charges or costs which the Association may incur or expend pursuant hereto, shall be 
approved by the Association, and a written memorandum thereof prepared and signed by the treasurer. 
There shall be no structural alterations, capital additions to, or capital improvements on the Common 
Elements (other than for purposes of repairing, replacing and restoring portions of the Common 
Elements) requiring an expenditure in excess of Five Thousand Dollars ($5,000.00) without the prior 
approval of 75% of the Unit Owners. 

 
4. Annual Budget.  (a)  Each year on or before November 1st, the Board shall estimate the 

annual budget of Common Expenses (the “Annual Budget”) including: the total amount required for the 
cost of wages, materials, insurance, services and supplies which will be required during the ensuing 
calendar year for the rendering of all services, together with a reasonable amount considered by the 
Association to be necessary for a reserve for contingencies and replacements (as hereinafter specified), all 
anticipated assessments and income and each Unit Owner's proposed Common Expense assessment, 
together with an indication of which portions of the Annual Budget are intended for capital expenditures 
or repairs of payment of real estate taxes. The Board shall deliver a copy of the proposed Annual Budget 
to each Unit Owner at least thirty (30) days prior to the adoption thereof. The Association shall give Unit 
Owners notice as provided in Section 4 of Article III of the By-Laws of the meeting of the Board at which 
the Board proposes to adopt the Annual Budget, or at which any increase or establishment of any 
assessment, regular or special, is proposed to be adopted. 
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(b) If an adopted Annual Budget requires assessment against Unit Owners in any 
year exceeding 115% of the assessments for the preceding year, the Board, upon written petition 
by Unit Owners representing 20% of the votes of the Association may, within 14 days of the 
Board action, petition and require the Board to call a meeting of the Unit Owners within 30 days 
of the date of filing of the petition to consider the budget. Unless a majority of the votes of the 
Unit Owners are cast at a meeting to reject the budget, it is ratified, whether or not a quorum is 
present. In determining whether assessments exceed 115% of similar assessments in the 
preceding year, any authorized provisions for reasonable reserves for repair or replacement of the 
condominium property, and budgeted expenses by the Association which are not anticipated to be 
incurred on a regular or annual basis, shall be excluded from the computation. 

(c) The Annual Budget shall be assessed to the Unit Owners according to each Unit 
Owner's percentage of ownership in the Common Elements. Each Unit Owner shall be obligated 
to pay to the Association, or as it may direct, the portion of the Annual Budget assessed to such 
owner in equal monthly installments (subject to acceleration as hereinafter provided) on or before 
January 1st of the ensuing year, and the 1st day of each and every month of said year. 
Notwithstanding the foregoing, the Developer shall be exempt from paying assessment on the 
units in his possession prior to their sale to Unit Owners.  The Developer shall be reimbursed 
from the Association funds for any property maintenance expenses and any money advanced to 
the Association. 

(d) The failure or delay of the Association to prepare or serve the Annual Budget on 
the Unit Owners shall not constitute a waiver or release in any manner of the Unit Owner's 
obligation to pay the maintenance and other costs and necessary Reserves, as herein provided, 
whenever the same shall be determined, and in the absence of any annual or adjusted budget, the 
Unit Owners shall continue to pay the monthly assessment charges at the then existing monthly 
rate established for the previous period until the monthly assessment payment which is due more 
than ten (10) days after such new annual Budget shall have been mailed. 

(e) Anything herein or in the Declaration to the contrary notwithstanding, the Board 
may charge to fewer than all Unit Owners such portion of the insurance premium for insurance 
the Association is required or permitted to obtain which reflects increased charges for coverage 
on the Units owned by such Unit Owners, on such reasonable basis as the Board shall determine. 
Such charge shall be considered a common expense with respect to the Units owned by such Unit 
Owners for all purposes herein and under the Declaration. 

(f) All funds collected hereunder shall be held and expended solely for the purposes 
designated herein, and (except for such special assessments as may be levied hereunder against 
less than all the Unit Owners and for such special adjustments as may be required to reflect 
delinquent or prepaid assessments) shall be deemed to be held for the benefit, use and account of 
all the Unit Owners in their relative percentages of ownership interest in the Common Elements. 

5. Annual Accounting.  (a)  On or before the 1st day of August of each calendar year 
commencing 2018, the Association shall supply to all Unit Owners an itemized accounting of the 
Common Expenses for the preceding calendar year actually incurred and paid together with an indication 
of which portions of the Annual Budget were for capital expenditures or repairs or payment of real estate 
taxes and with a tabulation of the amounts collected pursuant to the budget or assessment, and showing 
the net excess or deficit of income over expenditures plus Reserves. Any amount accumulated in excess 
of the amount required for actual expenses and Reserves shall be credited according to each Unit Owner's 
percentage of ownership in the Common Elements to the next monthly installments due from Unit 
Owners under the current year's Annual Budget, until exhausted, and any net shortage shall be added, 
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according to each Unit Owner's percentage of ownership of the Common Elements, to the installments 
due in the succeeding six months after rendering of the accounting. 

(b) The Association shall allow any First Mortgagee to examine the books and 
records of the Association during reasonable business hours and to receive, on request, annual 
reports and other financial data prepared by the Association or at its direction. 

(c) The Association must provide an audited financial statement for the preceding 
fiscal year Upon Submission of a written request by any holder, insurer, or guarantor of a first 
mortgage secured by a Unit. 

6. Reserves.  (a)  The Association may build up and maintain a reasonable Reserve for 
operations, contingencies and replacement. To establish such Reserve, the Developer shall collect from 
each Unit Owner upon conveyance by Owner of a Unit to such Unit Owner, an amount equal to one sixth 
of the Annual Budget as initially established by the Developer for the first year following the first annual 
meeting of the members and allocable to such Unit, and shall remit such amount to the Association. 
Extraordinary expenditures not originally included in the Annual Budget which may become necessary 
during the year shall be charged first against such Reserve. In addition, the Association or the Board shall 
have the right to segregate all or any portion of the Reserve for any specific replacement or contingency 
upon such conditions as the Association or the Board deems appropriate. On or before the day of the first 
annual meeting of members, the Developer shall pay for each Unit then owned by the Developer, such 
Unit's percentage interest multiplied by one sixth of the Annual Budget as initially established by the 
Developer for the first year following the first annual meeting of the members. When such Units are later 
sold, the Developer may collect from such purchaser sufficient funds to reimburse itself for the funds paid 
at the time of the first annual meeting of the members. 

(b) The Annual Budget shall provide for reasonable reserves for capital expenditures 
and deferred maintenance for repair or replacement of the Common Elements. To determine the 
amount of Reserves appropriate for the Association, the Board of Managers shall take into 
consideration the following: (i) the repair and replacement cost, and the estimated useful life, of 
the property which the Association is obligated to maintain, including but not limited to structural 
and mechanical components, surfaces of the Building and Common Elements, and energy 
systems and equipment; (ii) the current and anticipated return on investment of Association 
funds; (iii) any independent professional reserve study which the Association may obtain; (iv) the 
financial impact on Unit Owners, and the market value of the Units, of any assessment increase 
needed to fund Reserves; and (v) the ability of the Association to obtain financing or refinancing. 
Anything to the contrary in the foregoing notwithstanding, the Association may elect to waive in 
whole or in part the Reserve requirements of this section by a vote of not less than 75% of the 
total votes of the Association, In the event the Association elects to waive all or part of the 
Reserve requirements of this section, such fact must be disclosed after the meeting at which such 
waiver occurs by the Association in the financial statements of the Association and, highlighted 
in bold print, in the response to any request of a prospective purchaser for the information 
prescribed under Section 22.1 of the Act; and no member of the Board or the managing agent of 
the Association shall be liable, and no cause of action may be brought for damages against these 
parties, for the lack or inadequacy of Reserve funds in the Annual Budget. if the Association 
elects to waive all or part of such Reserve requirements, the Association may by a vote of not less 
than 75% of the total votes of the Association elect to again be governed by the Reserve 
requirements of this section. 

7. Special Assessments.  If said Annual Budget proves inadequate for any reason, including 
nonpayment of any Unit Owner's assessment, or any non-recurring Common Expense or any Common 
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Expense not set forth in the Annual Budget as adopted, the Board may at any time levy a further 
assessment, which shall be assessed to the Unit Owners according to each Unit Owner's percentage of 
ownership in the Common Elements, and which may be payable in one lump sum or such installments as 
the Board may determine. The Board shall serve notice of such further assessment on all Unit Owners (as 
provided in Section 4, Article III of the By-Laws) by a statement in writing giving the amount and 
reasons therefor, and such further assessment shall become effective and shall be payable at such time or 
times as determined by the Board, provided, however, that in the event such further assessment with 
respect to any Unit exceeds the greater of five (5) times such Unit's most recent monthly installment of 
Common Expenses or $300.00, such further assessment for all Units shall not be effective until approved 
by 75% of the Unit Owners at a meeting of Unit Owners duly called for such purpose. All Unit Owners 
shall be obligated to pay the further assessment. 

8. Default in Payment.  (a)If a Unit Owner is in default in the monthly payment of the 
aforesaid charges or assessments for thirty (30) days, the Association may assess a service charge of up to 
4% of the balance of the aforesaid charges and assessments for each month, or part thereof, that said 
balance, or any part thereof remains unpaid. In addition to any remedies or liens provided by law, if a 
Unit Owner is in default in the monthly payment of the aforesaid charges or assessments for sixty (60) 
days, all other monthly payments of charges and assessments due for the calendar year in which such 
default occurs shall accelerate and become immediately due and payable. The Association may bring suit 
for and on behalf of itself and as representative of all Unit Owners, to enforce collection thereof or to 
foreclose the lien therefor as provided by law; and there shall be added to the amount due, the costs of 
said suit, together with legal interest and reasonable attorneys' fees to be fixed by the Court. In addition, 
the Association may also take possession of such defaulting Unit Owner's interest in the Property and 
maintain an action for possession of the Unit in the manner provided by law. No Unit Owner may waive 
or otherwise escape liability for the assessments provided for herein by non-use of the Common Elements 
or abandonment of his Unit. 

(b) Each such assessment, together with interest, court costs, late charges and 
reasonable attorneys' fees and costs of collections or the amount of any unpaid fine shall also be 
the personal obligation of the person who was the Unit Owner at the time the assessment fell due. 
The personal obligation for delinquent assessments shall not pass to successors in title or interest 
unless assumed by them, or required by applicable law. 

9. Unit Owner Accounts.  Upon ten (10) days' notice to the Association, and the payment of 
a reasonable fee fixed by the Association not to exceed Fifteen Dollars ($15.00), any Unit Owner shall be 
furnished a statement of his account setting forth the amount of any unpaid assessments or other charges 
due and owing from such Unit Owner. 

10. Rules and Regulations.  The Association may, pursuant to the provisions of Section 11 of 
Article IV and Section 1(h) of Article VI of these By-Laws, from time to time, adopt or amend such rules 
and regulations governing the operation, maintenance, beautification and use of the Common Elements 
and the Units, not inconsistent with the terms of the Declaration, as it sees fit, and the Unit Owners shall 
conform to, and abide by, such rules and regulations. Written notice of such rules and regulations shall be 
delivered to all Unit Owners and occupants. A violation of such rules or regulations shall be deemed a 
violation of the terms of the Declaration. 
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ARTICLE VII 
 
Contracts, Checks, Deposits and Funds 

1. Contracts.  The Board may authorize any officer or officers, agent or agents of the 
Association, in addition to the officers so authorized by these By-Laws, to enter into any contract or 
execute and deliver any instrument in the name of and on behalf of the Association and such authority 
may be general or confined to specific instances. 

2. Checks, Drafts, Etc.  All checks, drafts or other orders for the payment of money, notes 
or other evidences of indebtedness issued in the name of the Association, shall be signed by such officer 
or officers, agent or agents of the Association and in such manner as shall from time to time be 
determined by resolution of the Board. In the absence of such determination by the Board, such 
instruments shall be signed by the Treasurer and countersigned by the President of the Association. 

3. Deposits.  All funds of the Association shall be deposited from time to time to the credit 
of the Association in such banks, trust companies or other depositaries as the Board may elect. 

4. Gifts.  The Board may accept on behalf of the Association any contribution, gift, bequest 
or devise for the general purposes or for any special purpose of the Association. 

 
ARTICLE VIII 

 
Books and Records 

1. Maintaining Books and Records.  The Association shall keep correct and complete books 
and records of account and shall also keep minutes of the proceedings of its members, the Board and 
committees having any of the authority of the Board. 

2. Availability for Examination.  The Association shall maintain the following records of 
the Association, and make such records available for examination and copying at convenient hours of 
weekdays by the Unit Owners, holders, insurers and guarantors of first mortgages that are secured by 
Units and their duly authorized agents or attorneys: 

(a) copies of the Recorded Declaration, By-Laws, other Condominium Instruments 
and any amendments, Articles of Incorporation of the Association, if incorporated, annual reports, 
if incorporated, and any rules and regulations adopted by the Association of the Board. Prior to 
the organization of the Association, the Developer shall maintain and make available the records 
set forth in this subsection (a) for examination and copying. 

(b) detailed accurate records in chronological order of the receipts and expenditures 
affecting the Common Elements, specifying and itemizing the maintenance and repair expenses 
of the Common Elements and any other expenses incurred, and copies of all contracts, leases or 
other agreements entered into by the Association. 

(c) the minutes of all meetings of the Association and the Board. The Association 
shall maintain these minutes for a period of not less than seven years. 

(d) a record giving the names and addresses of the members entitled to Vote. 
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(e) ballots and proxies related thereto for all elections to the Board and for any other 
matters voted on by the Unit Owners. The Association shall retain these ballots and proxies for a 
period of not less than one year. 

(f) such other records of the Association as are available for inspection by members 
of a not-for-profit corporation pursuant to the General Not-For-Profit Corporation Act of 1986 of 
the State of Illinois, as amended. 

A reasonable fee covering the direct out-of-pocket cost of providing such information and 
copying may be charged by the Association or the Board for the cost of providing such information and 
copying. 

 
 
ARTICLE IX 

 
Fiscal Year 

The fiscal year of the Association begins on the first day of January and ends on the last day of 
December. 

 
 
ARTICLE X 

 
Seal 

If the Association is incorporated, the Board shall provide a corporate seal which shall be in the 
form of a circle and shall have inscribed thereon the name of the Association and the words “Corporate 
Seal, Illinois.” 

 
ARTICLE XI 

 
Waiver of Notice 

Whenever any notice whatever is required to be given under the provisions of the Condominium 
Property Act of Illinois, the General Not-For-Profit Corporation Act of 1986 of the State of Illinois, or 
under the provisions of the articles of incorporation or By-Laws of the Association, or the Declaration, a 
waiver thereof (subject to all the provisions of such instruments) in writing signed by the person or 
persons entitled to such notice, whether before or after the time stated therein, shall be deemed equivalent 
to the giving of such notice. 

 
 
ARTICLE XII 

 
Amendments to By-Laws 

These By-Laws may be altered, amended or repealed and new By-Laws may be adopted upon the 
affirmative vote of not less than 75% of all of the members at a regular meeting or at any special meeting 
called for such purpose, by Recording an instrument in writing setting forth such alteration, amendment 
or repeal, which is signed and acknowledged by the President or Vice President and the Secretary or 
Assistant Secretary of the Association and which contains an affidavit by an officer of the Board 
certifying that the necessary affirmative Vote of the members of the Association has been obtained. 
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ARTICLE XIII 

 
Indemnification 

The Association shall indemnify any person who was or is a party, or is threatened to be made a 
party to any threatened, pending or completed action, suit or proceeding, whether civil criminal, 
administrative or investigative (other than an action by or in the right of the Association) by reason of the 
fact that he is or was a member of the Board or officer of the Association, against expenses (including 
attorneys' fees), judgments, fines and amounts paid in settlement actually and reasonably incurred by him 
in connection with such action, suit or proceeding if he acted in good faith and in a manner he reasonably 
believed to be in, or not opposed to the best interests of the Association, and, with respect to any criminal 
action or proceeding, had no reasonable cause to believe his conduct was unlawful. The termination of 
any action, suitor proceeding by judgment, order, settlement, conviction, or upon a plea of nolo 
contendere or its equivalent, shall not, of itself, create a presumption that the person did not act in good 
faith and in a manner which he reasonably believed to be in or not opposed to the best interests of the 
Association, and, with respect to any criminal action or proceeding, had reasonable cause to believe that 
his conduct was unlawful. 

 
The Association may indemnify any person who was or is a party, or is threatened to be made a 

part to any threatened, pending or completed action or suit by or in the right of the Association to procure 
a judgment in its favor by reason of the fact that he is or was a member of the Board or an officer of the 
Association against expenses (including attorneys' fees) actually and reasonably incurred by him in 
connection with the defense or settlement of such action or suit, if he acted in good faith and in a manner 
he reasonably believed to be in, or not opposed to, the best interests of the Association and except that no 
indemnification shall be made in respect of any claim, issue or matter as to which such person shall have 
been adjudged to be liable for negligence or misconduct in the performance of his duty to the Association, 
unless, and only to the extent that the court in which such action or suit was brought shall determine upon 
application that, despite the adjudication of liability, but in view of all the circumstances of the case, such 
person is fairly and reasonably entitled to indemnity for such expenses as the court shall deem proper. 

 
To the extent that a member of the Board or officer of the Association has been successful, on the 

merits or otherwise, in the defense of any action, suit or proceeding referred to in the foregoing two 
paragraphs, or in defense of any claim, issue or matter therein, he shall be indemnified against expenses 
(including attorneys' fees) actually and reasonably incurred by him in connection therewith. 

 
Any indemnification under the first two paragraphs of this Article shall be made by the 

Association only as authorized in the specific case, upon a determination that indemnification of the 
member of the Board or officer of the Association is proper in the circumstances because he or he has met 
the applicable standard of conduct set forth in the first two paragraphs of this Article. Such determination 
shall be made (1) by the Board by a majority vote of a quorum consisting of members of the Board who 
were not parties to such action, suit or proceeding, or (2) it such a quorum is not obtainable, or, even if 
obtainable, if a quorum of disinterested directors so directs, by independent legal counsel in a written 
opinion, or (3) by a majority of the members of the Association. 

 
Expenses incurred in defending a civil or criminal action, suit or proceeding may be paid by the 

Association in advance of the final disposition of such action, suit or proceeding, as authorized by the 
Board in the specific case, upon receipt of an undertaking by or on behalf of the members of the Board or 
the officer of the Association to repay such amount, unless it shall ultimately be determined that he or she 
is entitled to be indemnified by the Association as authorized in this Article. 
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The sums necessary to discharge the obligations of the Association under this Article shall be 

common expenses. 
 
The indemnification provided by this Article shall not be deemed exclusive of any other rights to 

which those seeking indemnification may be entitled under any statute, agreement, vote of members of 
the Association or disinterested members of the Board, or otherwise, both as to action in his official 
capacity and as to action in other capacity while holding such office, and shall continue as to a person 
who has ceased to be a member of the Board or an officer of the Association. 

 
 

ARTICLE XIV 
 
Construction 

(a) Nothing hereinabove contained shall in any way be construed as altering, 
amending or modifying the Declaration. Said Declaration and these By-Laws shall always be 
construed to further the harmonious, beneficial, cooperative and proper use and conduct of the 
Property. if there is any inconsistency or conflict between these By-Laws and the aforesaid 
Declaration, the provisions of the Declaration shall control. 

(b) All words and terms used herein which are also used in the Declaration shall 
have the same meaning as provided for such words and terms in the Declaration. 

(c) In the event the Association is incorporated, the words “Board of Directors” and 
“Director” shall be substituted for the words “Board” and “Member of the Board,” respectively, 
wherever they appear herein. 
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DECLARATION OF CONDOMINIUM OWNERSHIP 
 

PURSUANT TO THE ILLINOIS CONDOMINIUM PROPERTY ACT 
 

1111 BONNIE BRAE PLACE CONDOMINIUM 
 
This Declaration of Condominium Ownership (this “Declaration”) is made and entered into this 

____day of _____________, 2017, by BONNIE BRAE CONSTRUCTION, LLC (hereinafter collectively 
referred to as “Owner”): 

 
W I T N E S S E T H: 
 
WHEREAS, Owner is the owner in fee simple of certain real estate, hereinafter described, in 

Chicago, Cook County, Illinois; and 
 
WHEREAS, Owner intends to, and does hereby submit such real estate together with all 

buildings, structures, improvements and other permanent fixtures of whatsoever kind thereon, and all 
rights and privileges belonging or in any way pertaining thereto, to the provisions of the Illinois 
Condominium Property Act; and 

 
WHEREAS, Owner desires to establish certain rights and easements in, over and upon said real 

estate for the benefit of itself and all future owners of any part of said real estate, and any unit or units 
thereof or therein contained, and to provide for the harmonious, beneficial and proper use and conduct of 
the real estate and all units; and 

 
WHEREAS, Owner desires and intends that the several unit owners, mortgagees, occupants, and 

other persons hereafter acquiring any interest in the Property (as hereinafter defined) shall at all times 
enjoy the benefits of, and shall hold their interests subject to the rights, easements, privileges, and 
restrictions hereinafter set forth, all of which are declared to be in furtherance of a plan to promote and 
protect the cooperative aspect of the Property and are established for the purpose of enhancing and 
perfecting the value, desirability and attractiveness of the Property. 

 
NOW, THEREFORE, Owner DECLARES as follows: 
 
1. Definitions.  Certain words and terms used in this Declaration are defined as follows: 

(a) Act:  The Condominium Property Act of the State of Illinois, as amended from 
time to time. 

(b) Association:  The Association of all the Unit Owners acting pursuant to the 
By-Laws, as amended, through its duly elected Board. 

(c) Board:  The board of managers of the Association as constituted at any time and 
from time to time. In the event the Association is incorporated, the Board shall mean the Board of 
Directors of the incorporated Association. 

(d) Building:  All structures, attached or unattached, containing one or more 
Common Elements. 

(e) By-Laws:  The By-Laws of the Association. 
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(f) Common Elements:  All portions of the Property except the Units, including 
without limiting the generality of the foregoing, the Parcel, roofs, exterior walls, structures, and structural 
parts of the improvements on the Parcel, wherever located. 

(g) Common Expenses:  The proposed or actual expenses affecting the Property, 
including Reserves, if any, lawfully assessed by the Board. 

(h) Condominium Instruments:  All documents and authorized amendments thereto 
Recorded pursuant to the provisions of the Act, including the Declaration, By-Laws and Plat. 

(i) Developer: BONNIE BRAE CONSTRUCTION, LLC, or such other persons 
or entities as Owner may from time to time designate. 

(j) First Mortgagee:  The holder of a note secured by a bona fide first mortgage or 
first trust deed covering any portion of the Property. 

(k) Limited Common Elements:  That part of the Common Elements contiguous to 
and serving a single Unit exclusively as an inseparable appurtenance thereto, including specifically such 
portions of the perimeter walls, floors and ceilings, windows, doors, and all fixtures and structures therein 
which lie outside the Unit boundaries, pipes, ducts, flues, shafts, electrical wiring or conduits or other 
system or component part thereof which serve a Unit exclusively to the extent such system or component 
part is located outside the boundaries of a Unit, and balconies,  storage areas, parking spaces, storage 
units and areas with roof rights, which have been designated on the Plat as Limited Common Elements, if 
any. 

(l) Maintenance Fund:  All monies collected or received by the Association pursuant 
to the provisions of the Condominium Instruments. 

(m) Majority of Unit Owners:  The owners of more than 50% in the aggregate in 
interest of the undivided ownership of the Common Elements. Any specified percentage of the Unit 
Owners means such percentage in the aggregate in interest of such undivided ownership. 

(n) Occupant:  A person or persons, other than a Unit Owner, in possession of a Unit. 

(o) Parcel:  The lot or lots, tract or tracts of land, submitted to the provisions of the 
Act pursuant to the Declaration, as amended. 

(p) Person:  A natural individual, corporation, partnership, trustee or other legal 
entity capable of holding title to real property. 

(q) Plat:  A plat or plats of survey of the Parcel and of all Units in the Property 
submitted to the provisions of the Act, which shall consist of a three dimensional horizontal and vertical 
delineation of all such Units and such other data as may be required by the Act. 

(r) Property:  All land, property and space comprising the Parcel, all improvements 
and structures erected constructed or contained therein or thereon, including the Building and all 
easements, rights and appurtenances belonging thereto, and all fixtures and equipment intended for the 
mutual use, benefit and enjoyment of the Unit Owners, submitted to the provisions of the Act. 
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(s) Record:  To record in the Office of the Recorder of Deeds of Cook County, 
Illinois. 

(t) Reserves:  Those sums paid by Unit Owners which are separately maintained by 
the Board for purposes specified by the Board or the Condominium Instruments. 

(u) Unit:  Any part of the Property designed and intended for any type of 
independent use and which is designated on the Plat as a Unit. 

(v) Unit Owner:  The person or persons whose estates interests, individually or 
collectively, aggregate fee simple absolute ownership of a Unit. 

2. Legal Description of Parcel. The Parcel hereby submitted to the provisions of the Act is 
legally described as follows: 

 Legal Description:  
  
 LOT 14 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE 
SUBDIVISION OF BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK 
PARK BEING A SUBDIVISION OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 
1/3 OF THE WEST ½ OF SAID SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, 
RANGE 12 EAST THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 

Commonly known as:   1111 Bonnie Brae Place, River Forest Illinois 60305 
P.I.N.’s (undivided and underlying):   15-01-403-019-0000  
 
3. Description of Units.  All Units are delineated on the Plat attached hereto as Exhibit D 

and made a part of this Declaration. Said Units are legally described on Exhibit A attached hereto and 
made a part hereof. The legal description of each Unit shall include the identifying number or symbol of 
such Unit as shown on the Plat. In the event that the Building located on the Parcel was not wholly 
completed, or the structural components of the Building constituting all the Unit boundaries were not then 
in place when Exhibit D was prepared, Owner reserves the right to, and shall cause to be Recorded when 
all of said structural components are in place, an amended Plat showing the actual locations and 
dimensions of the boundaries of those Units in the Building that are completed after the date Exhibit D 
was prepared. Whenever in this Declaration the term Plat or Exhibit D appears, it shall be deemed to 
include such amended Plat as shall be hereafter recorded pursuant to this Section. 

4. Use and Ownership of the Common Elements.  (a)  The use of the Common Elements 
and the right of the Unit Owners with respect thereto shall be subject to and governed by the Act, the 
Condominium Instruments and the rules and regulations of the Board. 

(b) Each Unit Owner shall own an undivided interest in the Common Elements, 
pursuant to the percentages set forth in Exhibit B attached hereto and made a part hereof, as a tenant in 
common with all the other Unit Owners. Except for the Limited Common Elements, each Unit Owner, his 
agents, permitted Occupants, family members and invitees shall have the right to use the Common 
Elements for all purposes incident to the use and occupancy of his Unit as a place of residence and such 
other incidental uses permitted by the Condominium Instruments, which right shall be appurtenant to, and 
run with, his Unit. Each Unit Owner shall have the right to the exclusive use and possession of the 
Limited Common Elements contiguous to and serving only his Unit, the Limited Common Elements 
access to which is available through his or her Unit as designated on Exhibit D. The right to the exclusive 
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use and possession of the Limited Common Elements as aforesaid shall be appurtenant to and run with 
the Unit of such Unit Owner. Limited Common Elements may not be transferred between or among Unit 
Owners. 

5. Encroachments and Easements.  (a)  If any part of the Common Elements encroaches or 
shall hereafter encroach upon any part of any Unit, or any part of any Unit encroaches or shall hereafter 
encroach upon any part of the Common Elements, or any portion of any Unit encroaches upon any part of 
any other Unit as a result of the construction, repair, reconstruction, settlement or shifting of the Building, 
valid easements for the maintenance of such encroachment are hereby established and shall exist for the 
benefit of such Unit or Common Elements so encroaching so long as all or any part of the Building 
containing such Unit or Common Elements so encroaching shall remain standing; provided, however, that 
after the date this Declaration is recorded, a valid easement for an encroachment shall in no event be 
created in favor of any owner of a Unit other than the Owner or in favor of the owners of the Common 
Elements if such encroachment occurred due to the willful conduct of such owner or owners. 

(b) Easements are hereby declared and granted for utility purposes, including the 
right to install, lay, maintain, repair and replace water mains and pipes, sewer lines, gas mains, telephone 
wires and equipment, and electrical conduits, wires and equipment over, under, along and on any part of 
the Common Elements, as they exist on the date any Parcel is submitted to the Act. 

(c) Upon approval by at least 75% of the Unit Owners, portions of the Common 
Elements may be dedicated to a public body for purposes of streets or utilities. Where such a dedication is 
made, nothing in the Act or any other law shall be construed to require that the real property taxes of 
every Unit must be paid prior to recordation of the dedication. Upon approval by a Majority of the Unit 
Owners, an easement may be granted for the laying, maintenance, and repair of cable television cable. 
Upon approval by a Majority of the Unit Owners, an easement may be granted to a governmental body 
for construction, maintenance, and repair of a project for protection against water damage or erosion. Any 
action pursuant to this subparagraph (c) must be taken at a meeting of Unit Owners duly called for that 
purpose. 

(d) The Developer, its contractors and subcontractors, and their respective agents and 
employees shall have an easement for ingress, egress, and access to and throughout the Property to 
conduct any and all activities deemed necessary by the Developer in performance of its work, and as may 
be required in connection with, the construction and equipping of the improvements on the Parcel, which 
easement shall continue at the Developer’s discretion for two (2) years following the date of the election 
of the Initial Board of Managers. In connection therewith, the Developer, its contractors and 
subcontractors, and their respective agents and employees shall have the right to take into and through 
and maintain on the Property all material and equipment required in connection with such construction 
and equipping, and to temporarily suspend operation of entrances, doors, corridors, and other Common 
Elements without liability to any Unit Owner or Occupant; provided, however, that at all times Unit 
Owners and Occupants shall have reasonable access to their respective Units and Limited Common 
Elements, and the Developer shall cause as little inconvenience to Unit Owners and Occupants as is 
reasonably possible under the circumstances. The Developer shall promptly repair any damage caused to 
the Common Elements or any Unit in connection with the exercise of its rights and easements under this 
subparagraph. 

(e) A blanket easement over the Property is hereby granted in favor of the 
Association for the purpose of exercising its rights and performing its duties under this Declaration. The 
authorized representatives of the Association or the Board, or of the manager or managing agent for the 
Property, and any suppliers of water, utility, or cable television or similar entertainment services to the 
Property shall be entitled to reasonable access to, over, and through the individual Units as may be 
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required in connection with the operation, maintenance, repairs, or replacements of or to the Common 
Elements or any equipment, facilities, or fixtures affecting or serving other Units or the Common 
Elements, or to service and take readings of any utility meters located within a Unit. 

(f) A pedestrian ingress and egress easement over the WEST 138 feet of the 
SOUTH 6 feet of LOT 14 is hereby created for the benefit of the occupants of 1101 Bonnie Brae 
Place, their guests, employees, contractors and any other individual having a right of entry into 
1101 Bonnie Brae Place building. 

(g) All easements and rights described herein are easements appurtenant, 
running with the Parcel, and shall inure to the benefit of and be binding on the undersigned, its 
successors and assigns, and any owner, purchaser, mortgagee and other person having an interest 
in said Parcel, or any part or portion thereof. 

6. Pipes, Wires, etc.  All pipes, wires, ducts, flues, chutes, conduits, public utility lines (to 
the outlets), and structural components located in or running through a Unit and serving more than one 
Unit or another Unit or serving, or extending into, the Common Elements, or any part thereof, shall be 
deemed part of the Common Elements, but shall not be deemed to be Limited Common Elements.  No 
Unit Owner may take any action which would interfere with the ability of the Association to repair, 
replace or maintain said Common Elements as provided herein. 

7. Lease of Units or Sublease or Assignment of Lease Thereof.  Any Unit Owner shall have 
the right to lease, or permit a subsequent sublease or assignment of all (but not less than all) of his Unit 
upon such terms and conditions as the Unit Owner may deem acceptable, except that no Unit shall be 
leased, subleased or assigned for transient or hotel purposes, which are hereby defined as being for a 
period of less than thirty (30) days or for a period of more than thirty (30) days where hotel services 
normally furnished by a hotel (such as room service and maid service) are furnished. Any such lease, 
sublease or assignment shall be in writing, a copy of which must be delivered to the Association not later 
than the date of occupancy or 10 days after the lease is signed, whichever occurs first, and shall provide 
that the lease, sublease or assignment shall be subject to the terms of this Declaration and that any failure 
of the lessee, sublessee or assignee to comply with the terms of this Declaration shall be a default under 
the lease, sublease or assignment. The Unit Owner making any such lease, or permitting such sublease or 
assignment shall not be relieved thereby from any of his obligations under the Declaration. In addition to 
any other remedies, by filing an action jointly against the Unit Owner and the lessee, sublessee or 
assignee, the Association may seek to enjoin a lessee, sublessee or assignee from occupying a Unit or 
seek to evict a lessee, sublessee or assignee under the provisions of Article IX of the Code of Civil 
Procedure for failure of the lessor-Unit Owner to comply with the leasing requirements prescribed by this 
Section or by the Declaration, By-Laws, and rules and regulations. 

8. Association.  (a)  The Owner, prior to the first annual meeting of Unit Owners, or the 
Association, thereafter, may cause the formation of an Illinois not-for-profit corporation for the purpose 
of facilitating the administration and operation of the Property and to act as the Association. 

(b) Whether or not the Association is incorporated, 

(1) Each Unit Owner shall be a member of such Association, which 
membership shall terminate upon the sale or other disposition by such member of his Unit, at which time 
the new Unit Owner shall automatically become a member therein; 
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(2) The provisions of Exhibit C of this Declaration shall be adopted as the 
initial By-Laws of such Association; and 

(3) The name of such Association shall be “1111 Bonnie Brae Place 
Condominium Association”, or a similar name. 

9. Insurance, Repair and Reconstruction.  (a)  The Association shall acquire and pay for out 
of the Maintenance Fund herein provided for, the following: 

(1) Such insurance as the Association is required to obtain under the 
provisions of the Act and such other insurance as the Association deems advisable in the operation, and 
for the protection, of the Common Elements and the Units. The Association shall also comply with the 
insurance requirements of the Federal Home Loan Mortgage Corporation (“FHLMC”), the Federal 
National Mortgage Association (“FNMA”), the U.S. Department of Housing and Urban Development 
(“HUD”), the Federal Housing Authority (“FHA”) or the Veteran's Administration (“VA”) to the extent 
that: (x) such agency is a mortgagee, assignee of a mortgagee, or an insurer or guarantor of a first 
mortgage with respect to any Unit and the Association is so notified thereof; and (y) such agency's 
requirements do not conflict with those contained in the Act. Any losses under such policies of insurance 
shall be payable, and all insurance proceeds recovered thereunder shall be applied and disbursed, in 
accordance with the provisions of this Declaration and the Act. 

The Association may engage the services of any bank or trust company 
authorized to do business in Illinois to act as trustee or agent on behalf of the Association for the purpose 
of receiving and disbursing the insurance proceeds resulting from any loss, upon such terms as the 
Association shall determine consistent with the provisions of this Declaration. In the event of any loss 
resulting in the destruction of the major portion of one or more Units, occurring after the first annual 
meeting of the Unit Owners is held pursuant to the provisions of the By-Laws, the Association shall 
engage a corporate trustee as aforesaid upon the written demand of the mortgagee or owner of any Unit so 
destroyed. The fees of such corporate trustee shall be Common Expenses. 

Each Unit Owner, other than the Owner, shall notify the Association in writing of 
any material additions, alterations or improvements to his Unit and such Unit Owner shall be responsible 
for any deficiency in any insurance loss recovery resulting from his failure so to notify the Association. 
The Association shall use its reasonable efforts to obtain insurance on any such additions, alterations or 
improvements if such Unit Owner requests it to do so and if such Unit Owner shall make arrangements 
satisfactory to the Association to reimburse it for any additional premiums attributable thereto; and in the 
absence of insurance on such additions, alterations or improvements, the Association shall not be 
obligated to apply any insurance proceeds to restore the affected Unit to a condition better than the 
condition existing prior to the making of such additions, alterations or improvements. All such policies of 
insurance shall contain standard mortgage clause endorsements in favor of the mortgagee of each Unit 
and shall provide that such policies shall not be terminated, canceled or substantially modified without at 
least thirty (30) days' prior written notice to the mortgagee of each Unit. 

(2) Comprehensive public liability and property damage insurance in such 
limits as the Association shall deem desirable provided that such limit shall not be less than 
$1,000,000.00 per occurrence, for personal injury and/or property damage, insuring the Association, the 
members of the Board, the managing agent, if any, and their respective agents and employees, and the 
Unit Owners from any liability in connection with the Property. Such policy shall provide that the 
insurance coverage shall not be canceled or substantially modified without at least thirty (30) days' 
written notice to the Association. 
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(3) Such other forms of insurance as the Association shall elect to effect 
including such Workmen's Compensation insurance, as may be necessary to comply with applicable laws. 

(4) Fiduciary insurance coverage to protect against dishonest acts on the part 
of all officers, employees or other persons who either handle or are responsible for funds held or 
administered by the Association, if such insurance is mandated by law or if the Association shall elect to 
effect it. Such insurance coverage shall name the Association as an insured or obligee and shall be in an 
amount at least equal to the maximum amount of funds that will be in the custody of the Association plus 
Reserves. 

(5) In the event FHLMC, FNMA, HUD, FHA or VA is a mortgagee, an 
assignee of a mortgagee, or an insurer or guarantor of a first mortgage with respect to any Unit and the 
Association is so notified, a fidelity bond or bonds (or insurance coverage if acceptable to such of 
FHLMC, FNMA, HUD, FHA or VA as are then a mortgagee or an assignee of a mortgagee) to protect 
against dishonest acts on the part of the officers, directors, trustees and employees of the Association and 
all others who handle, or are responsible for handling, funds of the Association. Such bond or bonds shall 
name the Association as an obligee and shall be in an amount at least equal to 150% of the estimated 
annual Common Expenses including Reserves, unless a higher amount is required by the FHLMC, 
FNMA, HUD, FHA or VA, in which case the bond or bonds shall be in the higher amount. Such bond or 
bonds shall contain a waiver of defense based upon the exclusion of persons who serve without 
compensation from the definition of “employee.” 

(b) Except as otherwise provided in this Declaration, premiums for all insurance 
obtained or maintained by the Association, and the cost of any appraisal which the Association deems 
advisable in connection with any insurance, shall be Common Expenses. 

(c) The Association shall secure insurance policies that will provide for the 
following: 

(1) with respect to the insurance provided for in Subparagraph (a)(2) of this 
Paragraph, for coverage of cross liability claims of one insured against another and to preclude the 
insurer's denial of a Unit Owner's claim because of negligent acts of the Association or of other Unit 
Owners; and 

(2) a waiver of any rights to subrogation by the insuring company against 
any named insured. 

(d) The Association may, but shall not be required to, secure policies providing: 

(1) with respect to the insurance provided for in Subparagraph (a)(1) of this 
Paragraph, that the policy cannot be canceled, invalidated or suspended on account of the conduct of any 
one or more individual Unit Owners; and 

(2) with respect to the insurance provided for in Subparagraph (a)(1) of this 
Paragraph, that the insurer shall not have the option to restore the Property, if the Property is sold or 
removed from the provisions of the Act. 

(e) Each Unit Owner shall be responsible for insurance coverage on the furnishings 
and other items of personal property belonging to a Unit Owner which are contained in a Unit and not a 
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part of the Unit, and not insured pursuant to Subparagraph 9(a)(1) hereof, and insurance for his personal 
liability to the extent not covered by insurance maintained by the Association. 

(f) Upon the cancellation of any policy of insurance which the Association is 
required to obtain hereunder, the Association shall notify each party insured thereunder of such 
cancellation. 

(g) in the event of fire or other disaster, the insurance proceeds, if sufficient to 
reconstruct the Building, shall be applied to restore the Building to substantially the same condition in 
which it existed prior to the fire or other disaster, with each Unit and Common Elements to have the same 
vertical and horizontal boundaries as before the fire or other disaster. 

(h) if, in the event of fire or other disaster, the insurance proceeds are insufficient to 
restore the Building as set forth in the preceding Subparagraph (g), then: 

(1) The Board shall call a meeting of Unit Owners to be held not later than 
the first to occur of (i) the expiration of thirty (30) days after the final adjustment of the insurance claims 
or the expiration of ninety (90) days after the fire or other disaster which caused the damage. 

(2) At such meeting, the Board shall present an estimate of the cost of repair 
or reconstruction, together with an estimate of the part thereof which must be raised by way of special 
assessment. 

(3) The Building shall be restored and the proposed special assessment shall 
be levied only upon the vote of 75% of the Unit Owners. 

(4) If the Unit Owners do not vote to restore the Building at the meeting 
provided for in (1) above, then the Board may, at its discretion, call another meeting or meetings of Unit 
Owners to reconsider the question. if the Unit Owners do not vote to restore the Building within one 
hundred eighty (180) days after the fire or other disaster, then the Board may (but shall not be required to) 
Record a notice as permitted under the Act. 

(5) if the Unit Owners do not vote to restore the Building under the 
provisions of the immediately preceding Subparagraph (g) and the Board does not Record a notice as 
permitted under the Act, then the Unit Owners may, upon the affirmative vote of a Majority of Unit 
Owners voting at a meeting duly called for that purpose and with the consent of all First Mortgagees, 
authorize the President or Vice President and the Secretary or Assistant Secretary to execute and Record 
an amendment to this Declaration for the purpose of withdrawing any portion of the Building so affected 
by such fire or other disaster from the Act. Upon the withdrawal of any Unit or portion thereof, the 
percentage of interest in the Common Elements appurtenant to such Unit shall be re-allocated among the 
remaining Units on the basis of the relative percentage interest of the remaining Units. If only a portion of 
a Unit is withdrawn, the percentage of interest appurtenant to that Unit shall be reduced accordingly, upon 
the basis of diminution of the market value of the Unit, as determined by the Board. The allocation of any 
insurance, or other proceeds to any withdrawing or remaining Unit Owners shall be on an equitable basis, 
which need not be a Unit's percentage of interest in the Common Elements. 

Any insurance or other proceeds available in connection with the withdrawal of 
any portion of the Common Elements, not necessarily including the Limited Common Elements, shall be 
allocated on the basis of each Unit Owner's percentage of interest in the Common Elements. Any such 
proceeds available from the withdrawal of Limited Common Elements shall be distributed in accordance 
with the interests of those entitled to their use. Upon the withdrawal of any Unit or portion thereof, 
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assessments attributable to the period after such withdrawal shall no longer be required for such 
withdrawn Unit or shall be equitably reduced to reflect such withdrawn portion. 

10. Separate Real Estate Taxes.  It is understood that real estate taxes are to be separately 
taxed to each Unit Owner for his or her Unit and its corresponding percentage of ownership of the 
Common Elements, as provided in the Act. In the event that for any year such taxes are not separately 
taxed to each Unit Owner, then the Association shall collect from each Unit Owner of a Unit not 
separately taxed, the proportionate share of the tax bill attributable to his or her Unit based on the relative 
percentages of ownership of the Common Elements of each such Unit not separately taxed in proportion 
to the total percentage of ownership of the Common Elements of all of the Units located on the property 
affected by such tax bill. Such taxes shall be considered a Common Expense of each such Unit. 

11. Use and Occupancy of Units and Common Elements.  The Units and Common Elements 
shall be occupied and used as follows: 

(a) No part of the Property shall be used for other than housing and the related 
common purposes for which the Property was designed.  Each Unit or any two or more adjoining Units 
used together shall be used as a residence for a single family, or such other uses permitted by this 
Declaration and for no other purposes. That part of the Common Elements separating any two or more 
adjoining Units used together may be altered to afford ingress and egress to and from such adjoining 
Units in accordance with the rules and regulations of the Association and upon such conditions as shall 
reasonably be determined by the Association, provided that a Unit Owner intending to so alter the 
Common Elements as aforesaid shall notify the Association at least twenty-one (21) days prior to the 
commencement of any such alteration. Parking spaces shall be used only for the parking of passenger 
automobiles and motorcycles. 

(b) No industry, business, trade, occupation or profession of any kind, commercial, 
religious, educational or otherwise, designed for profit, altruism, exploration, or otherwise, shall be 
conducted, maintained, or permitted on any part of the Property.  No “For Sale” or “For Rent” signs, 
advertising or other displays shall be maintained or permitted on any part of the Property, except at such 
location and in such form as shall be determined by the Association. The right is reserved by the Owner 
or its agent or agents, to place “For Sale” or “For Rent” signs on any unsold or unoccupied Units, and on 
any part of the Common Elements, and the right is hereby given to any First Mortgagee, who may 
become the owner of any Unit, to place such signs on any Unit owned by such First Mortgagee. Until all 
the Units are sold and conveyed, the Owner shall be entitled to access, ingress and egress to the Property 
as it shall deem necessary in connection with the sale of, or work in, the Building or any Unit. The Owner 
shall have the right to use any unsold Unit or Units as a model apartment or for sales or display purposes, 
and to relocate the same from time to time, and to maintain on the Property, until the sale of the last Unit, 
all models, sales offices and advertising signs or banners, if any, and lighting in connection therewith. 

(c) There shall be no obstruction of the Common Elements nor shall anything be 
stored in the Common Elements without the prior consent of the Association except as herein expressly 
provided. Each Unit Owner shall be obligated to maintain and keep his own Unit in good, clean order and 
repair. The use and the covering of the interior surfaces of windows, whether by draperies, shades or other 
items visible on the exterior of the Building, shall be subject to the rules and regulations of the 
Association. 

(d) Nothing shall be done or kept in any Unit or in the Common Elements which will 
increase the rate of insurance on the Property, or contents thereof, applicable for residential use, without 
the prior written consent of the Association.  No Unit owner shall permit anything to be done or kept in 
his or her Unit or in the Common Elements which will result in the cancellation of any insurance 
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maintained by the Association, or which would be in violation of any law. No waste shall be committed 
in the Common Elements. 

(e) Unit Owners shall not cause or permit anything to be hung or displayed on the 
outside of windows or placed on the outside walls of the Building or upon the Limited Common Elements 
and no sign, awning, canopy, shutter, radio or television antenna (except as installed as of the date this 
Declaration is recorded or except as thereafter installed by Owner or the Association) shall be affixed to 
or placed upon the exterior walls or roof or any part thereof or on the Common Elements, or Limited 
Common Elements, without the prior written consent of the Association. No air conditioning unit of 
whatever type, other than those installed as of the date this Declaration is recorded or those thereafter 
installed by the Owner or the Association, may be installed without the prior written permission of the 
Association. 

(f) No animals, livestock, fowl or poultry of any kind shall be raised, bred, or kept in 
any Unit or in the Common Elements, except that household pets, including dogs and cats, may be kept in 
Units, subject to rules and regulations adopted by the Association, which rules or regulations may exclude 
any kind of pet by type or category, provided that permitted household pets are not kept, bred, or 
maintained for any commercial purpose; and provided further that any such authorized pet causing or 
creating a nuisance or unreasonable disturbance shall be permanently removed from the Property upon 
three (3) days' written notice from the Association. 

(g) No noxious or offensive activity shall be carried on in any Unit or in the 
Common Elements, nor shall anything be done therein, either willfully or negligently, which may be or 
become an annoyance or nuisance to the other Unit Owners or Occupants. 

(h) Except as constructed or altered by or with the permission of the Owner or the 
Association, nothing shall be done in any Unit or in, on or to the Common Elements or Limited Common 
Elements which would impair the structural integrity, safety or soundness of the Building or which would 
structurally change the Building. 

(i) No clothes, sheets, blankets, laundry or other articles of any kind shall be hung 
out or exposed on any part of the Common Elements. The Common Elements shall be kept free and clear 
of rubbish, debris and other unsightly materials. 

(j) No benches, chairs or other personal property shall be left on, nor shall any 
playing, lounging, parking of baby carriages, playpens, bicycles, wagons, toys or vehicles be permitted 
on, any part of the Common Elements without the prior consent of, and subject to any rules and 
regulations of, the Association. 

(k) Nothing shall be altered or constructed in or removed from the Common 
Elements or Limited Common Elements, except as constructed or altered by or with the permission of the 
Owner at any time prior to the first annual meeting of the Unit Owners, without the written consent of the 
Association. 

(l) Each Unit Owner and the Association hereby waive and release any and all 
claims which such Unit Owner or the Association may have against any other Unit Owner, the 
Association, members of the Board, the Owner and their respective employees and agents, for damage to 
the Common Elements, the Units, or to any personal property located in the Units or Common Elements, 
caused by fire or other casualty or any act or omission referred to in Paragraph 11(m), to the extent that 
such damage is covered by fire or other form of hazard insurance. 



 

11 
 

(m) If the act or omission of a Unit Owner, or of a member of a Unit Owner's family, 
a household pet, guest, Occupant or visitor of a Unit Owner shall cause damage to the Common Elements 
or to a Unit or Units owned by others, or maintenance, repairs or replacements shall be required which 
would otherwise be at the Common Expense, then such Unit Owner shall pay for such damage and such 
maintenance, repairs and replacements, as may be determined by the Association, to the extent such 
payment is not waived or released under the provisions of Paragraph 11(1). 

(n) Any release or waiver referred to in Paragraph 11(1) and 11(m) hereof shall be 
valid only if such release or waiver does not affect the right of the insured under the applicable insurance 
policy to recover thereunder. 

(o) No Unit Owner shall overload the electric wiring in the Building, or operate any 
machines, appliances, accessories or equipment in such manner as to cause, in the judgment of the 
Association, an unreasonable disturbance to others. 

(p) This Paragraph 11 shall not be construed to prevent or prohibit a Unit Owner 
from maintaining a personal professional library, keeping personal business or professional records or 
accounts, handling personal business or professional telephone calls, or conferring with business or 
professional associates, clients or customers, in his Unit. 

12. Violation of Declaration.  The violation of any rule or regulation adopted by the 
Association or the breach of any covenant or provision herein or contained in the By-Laws, shall, in 
addition to any other rights provided for in this Declaration or the By-Laws, give the Association the 
right: (a) to enter upon the Unit, or any portion of the Property upon which, or as to which, such violation 
or breach exists and to summarily abate and remove, at the expense of the defaulting Unit Owner, any 
structure, thing or condition that may exist thereon contrary to the intent and meaning of the provisions 
hereof, and neither the Association nor the officers, employees or agents thereof shall thereby be deemed 
guilty in any manner of trespass except, however, that judicial proceedings must be instituted prior to 
alteration or demolition of any items of construction; or (b) to enjoin, abate or remedy by appropriate 
legal proceedings, either at law or in equity, the continuance of any breach; or (c) to take possession of 
such Unit Owner's interest in the Property and to maintain an action for possession of such Unit in the 
manner provided by law. 

Provided, however, that, except in cases of emergency where damage to persons or property is 
threatened, the Association shall not take any such action unless it has (a) first given the Unit Owner 
alleged to have violated any restriction, condition or regulation adopted by the Association or to be in 
breach of any covenant or provision herein or contained in the By-Laws, a hearing on such allegations 
pursuant to rules and regulations adopted by the Association, (b) the Association shall have determined 
such allegations to be true, and (c) the Unit Owner shall not have desisted from such violation or breach 
or shall not have taken such steps as shall be necessary to correct such violation or breach within such 
reasonable period of time as determined by the Association and communicated to the Unit Owner. Any 
and all costs and expenses incurred by the Association in the exercise of its authority as granted in this 
Paragraph 12, including but not limited to court costs, reasonable attorneys' fees as determined by a court 
of competent jurisdiction, and cost of labor and materials, shall be paid by the Unit Owner in violation, 
and, until paid by such Unit Owner, shall constitute a lien on the interest of such Unit Owner in the 
Property, which lien may be perfected and foreclosed in the manner provided in Section 9 of the Act with 
respect to liens for failure to pay a share of the Common Expenses. Any such lien shall be junior and 
subordinate to the lien of a First Mortgagee with respect to such Unit. 

Furthermore, if after hearing and finding as aforesaid and the failure of the Unit Owner to desist 
from such violation or to take such corrective action as may be required, the Association shall have the 
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power to issue to the defaulting Unit Owner a ten (10) day notice in writing to terminate the rights of the 
said defaulting Unit Owner to continue as a Unit Owner and to continue to occupy, use or control his Unit 
and thereupon an action in equity may be filed by the Association against the defaulting Unit Owner for a 
decree declaring the termination of the defaulting Unit Owner's right to occupy, use or control the Unit 
owned by him on account of the violation of a rule or breach of covenant or provision as aforesaid, and 
ordering that all the right, title and interest of the Unit Owner in the Property shall be sold at a judicial 
sale upon such notice and terms as the court shall establish, except that the court shall enjoin and restrain 
the defaulting Unit Owner from reacquiring his or her interest at such judicial sale or by virtue of the 
exercise of any right of redemption which may be established, and except that the court shall direct that 
any existing first mortgage be retired out of the proceeds of such judicial sale. The proceeds of any such 
judicial sale shall first be paid to discharge court costs, reasonable attorneys' fees and all other expenses 
of the proceeding and sale, and all such items shall be taxed against the defaulting Unit Owner in said 
decree. Any balance of proceeds after satisfaction Of Such charges and any unpaid assessments hereunder 
or any liens shall be paid to the Unit Owner. Upon the confirmation of such sale, the purchaser thereof 
shall thereupon be entitled to a deed to the Unit and to immediate possession of the Unit sold and may 
apply to the court for a writ of assistance for the purpose of acquiring such possession, and it shall be a 
condition of any such sale, and the decree shall so provide, that the purchaser shall take the interest in the 
Property sold subject to this Declaration. 

Any Unit Owner in default hereunder or under the provisions of the By-Laws or any rule or 
regulation adopted by the Association shall pay to the Association, as an agreed Common Expense with 
respect to his Unit, all interest, late charges, reasonable attorneys' fees, cost of collection and amount of 
any fine by the Association in enforcing the provisions of the By-Laws, this Declaration or the rules and 
regulations of the Association as to which the Unit Owner is in default. Until such amounts are paid by 
the Unit Owner, the total amount thereof shall constitute a lien on the interest of the Unit Owner in the 
Property, which lien may be perfected and foreclosed in the manner provided in Section 9 of the Act with 
respect to liens for failure to pay a share of the Common Expenses. Any such liens shall be junior and 
subordinate to the lien of a First Mortgagee with respect to such Unit. 

13. Entry by Association.  The Association or its officers, agents or employees may enter any 
Unit when necessary in connection with any painting, maintenance, repair or reconstruction for which the 
Association is responsible, or which the Association has the right or duty to do. Such entry shall be made 
with as little inconvenience to the Unit Owner as practicable, and except in the event of emergency shall 
be done upon reasonable notice to the Unit Owner. Any damage caused thereby shall be repaired by the 
Association as a Common Expense. 

14. Grantees.  Each grantee of the Owner, each purchaser under Articles of Agreement for 
Deed and each tenant, subtenant or assignee under a lease, sublease or assignment accepts the same 
subject to all easements, restrictions, conditions, covenants, reservations, liens and charges, the By-Laws, 
the rules and regulations of the Association, and the jurisdiction, rights and powers created or reserved by 
this Declaration, and the provisions of the Act, as at any time amended, and all easements, rights, benefits 
and privileges of every character hereby granted, created, reserved or declared and all impositions and 
obligations hereby imposed shall be deemed and taken to be covenants running with the land, and shall 
bind any person having at any time any interest or estate in said land, and shall inure to the benefit of each 
grantee in like manner as though the provisions of this Declaration were recited and stipulated at length in 
each and every deed of conveyance. 

15. Failure to Enforce.  No terms, obligations, covenants, conditions, restrictions or 
provisions imposed hereby or contained herein shall be abrogated or waived by any failure to enforce the 
same, no matter how many violations or breaches may occur. 
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16. Notices. Whenever any notice is required to be given under the provisions of this 
Declaration or the By-Laws, a waiver thereof in writing by the person or persons entitled to such notice, 
whether before or at the time stated therein, shall be deemed equivalent to the giving of such notice, 
provided such waiver or the time of giving same is not contrary to the provisions of the Act. Notices 
required to be given to any devisee or personal representative of a deceased Unit Owner shall be delivered 
by mail to such party at his or its address appearing in the records of the court wherein the estate of such 
deceased owner is being administered. Other notices required or permitted to be given shall be in writing 
and shall be given in the manner set forth in the Condominium instruments. 

17. Amendments.  Except as hereinafter otherwise provided, the provisions of Paragraphs 1, 
2, 3, 4, 5, 6, 24, 25, and this Paragraph 17 of this Declaration, may be amended, changed or modified by 
an instrument in writing setting forth such amendment, change or modification, signed and acknowledged 
by all members of the Board, all of the Unit Owners and each mortgagee having a bona fide lien of record 
against any Unit. Except as herein otherwise provided, other provisions of this Declaration may be 
amended, changed or modified, upon approval by at least 75% of the Unit Owners, by an instrument in 
writing setting forth such amendment, change or modification, signed and acknowledged by the President 
or Vice-President and the Secretary or Assistant Secretary of the Association and containing an affidavit 
by an officer of the Association certifying that (1) at least 75% of the Unit Owners have approved such 
amendment, change or modification, and (ii) a copy of the amendment, change or modification has been 
mailed by certified mail to all mortgagees having bona fide liens of record against any Unit, not less than 
ten (10) days prior to the date of such affidavit. The approval of First Mortgagees of Units who have 
requested that the Association notify them on any proposed action that requires the consent of a specified 
percentage of such mortgagees (“Eligible First Mortgagees”) and which represent at least 51% of the 
Units subject to a mortgage or trust deed held by an Eligible First Mortgagee, shall be required to 
materially amend any provisions of the Declaration or By-Laws or to add any material provisions thereto, 
which establish, provide for, govern or regulate any of the following: 

(a) voting; 

(b) assessments, assessment liens or subordination of such liens; 

(c) reserves for maintenance, repair and replacement of the Common Elements; 

(d) insurance or fidelity bonds; 

(e) rights to use of the Common Elements; 

(f) responsibility for maintenance and repair of the Common Elements; 

(g) the addition, annexation or withdrawal of property to or from 111 Bonnie Brae 
Place Condominium Association; 

(h) boundaries of any Unit; 

(i) interests in the Common Elements or Limited Common Elements; 

(j) convertibility of Units into Common Elements or of Common Elements into 
Units; 

(k) leasing of Units; 
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(l) imposition of any right of first refusal or similar restriction on the right of a Unit 
Owner to sell, transfer, or otherwise convey his Unit in the condominium; 

(m) establishment of self-management by the Association where professional 
management has been required by FHLMC, FNMA, HUD, FHA or VA; or 

(n) any provisions that expressly benefit First Mortgagees, insurers or guarantors or 
FHLMC, FNMA, HUD, FHA or VA. 

The approval of Eligible First Mortgagees shall be implied when such a mortgagee fails to submit 
a response to any written proposal for an amendment within 60 days after it receives proper notice of the 
proposal, delivered by certified or registered mail, with a “return receipt” requested. Any amendment, 
change or modification shall conform to the provisions of the Act and shall be effective upon Recordation 
thereof. No change, modification or amendment which affects the rights, privileges or obligations of the 
Owner shall be effective without the prior written consent of the Owner. The By-Laws may be amended 
in accordance with the provisions of Article XII thereof. 

18. Arbitration.  Any controversy between Unit Owners or any claim by a Unit Owner 
against the Association or another Unit Owner arising out of or relating to the Declaration, By-Laws, or 
rules and regulations of the Association may be settled by arbitration in accordance with the Rules of the 
American Arbitration Association, and judgment upon the award rendered by the Arbitrator may be 
entered in any court having jurisdiction thereof. 

19. Condemnation.  To the fullest extent permitted by law, the Association is hereby 
designated to represent the Unit Owners, and each Unit Owner hereby appoints the Association as such 
Unit Owner's attorney-in-fact in any proceeding, negotiation, settlement or agreement regarding any loss 
or proceeds from condemnation of all or any part of the Property for this purpose. In the event of a taking 
or condemnation by competent authority of any part of the Property, the Association shall, if necessary, 
restore the improvements on the remaining portion of the Property to conform as closely as possible to the 
general design, structure and materials used with respect to the improvements as they existed prior to the 
taking or condemnation. in the event that part or all of one or more Units is taken or condemned, then the 
portions so taken or condemned shall be deemed to have been removed from the provisions of the Act and 
the percentage of ownership interest in the Common Elements allocated to such Unit or portion thereof 
(as determined by the Board on the basis of diminution in market value of the Unit) shall be re-allocated 
among the remaining Units on the basis of the relative percentage of ownership interests in the Common 
Elements of the remaining Units. In such cases, this Declaration and the Plat shall be amended 
accordingly by an instrument executed by the President or Vice-President and the Secretary or Assistant 
Secretary of the Association, which the Board shall record. The allocation of any condemnation award or 
other proceeds to any withdrawing or remaining Unit Owner shall be on an equitable basis, which need 
not be a Unit's percentage of interest in the Common Elements. Any condemnation award or other 
proceeds available in connection with the withdrawal of any portion of the Common Elements, not 
necessarily including the Limited Common Elements, shall be allocated on the basis of each Unit Owner's 
percentage of interest in the Common Elements. Any such proceeds available from the withdrawal of 
Limited Common Elements shall be distributed in accordance with the interests of those entitled to their 
use, as determined by the Board. Upon the withdrawal of any Unit or portion thereof, the responsibility 
for the payment of assessments on such Unit or portion thereof so withdrawn shall cease or shall be 
equitably reduced. Nothing contained herein shall be construed to prevent an aggrieved Unit Owner from 
instituting an action against either the Association or any Unit Owner for failure to comply with the 
provisions of the Declaration or the decisions of the Association. 
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20. Violations of Certain Rules.  If any of the options, privileges, covenants or rights created 
by this Declaration shall be unlawful or void for violation of (a) the rule against perpetuities or some 
analogous statutory provision, (b) the rule restricting restraints on alienation, or (c) any other statutory or 
common law rules imposing time limits, then such provision shall continue only until twenty-one (21) 
years after the death of the survivor of the now living lawful descendants of Barak Hussein Obama, the 
President of the United States, and of the now living lawful descendants of Joe Biden, the Vice-President 
of the United States. 

21. Severability.  The invalidity of any restriction hereby imposed, or of any provision 
hereof, or of any part of such restriction or provision, shall not impair or affect in any manner the validity, 
enforceability or effect of the rest of this Declaration and all of the terms hereof are hereby declared to be 
severable. 

22. Construction.  The provisions of this Declaration shall be liberally construed to effectuate 
its purpose of creating a uniform plan for the development and operation of a first-class condominium 
development. 

23. Changes or Modifications by Owner.  Until the first annual meeting of Unit Owners is 
called, Owner, or its successors or assigns, shall have the right from time to time to change or modify the 
Condominium Instruments, which change or modification shall be effective upon the Recording thereof; 
provided, however, that the provisions of Paragraph 24 of this Declaration shall not be amended, modified 
or changed without the consent of any First Mortgagee affected thereby, and provided further that such 
right shall only be exercised (1) to bring the Declaration into compliance with the Act or to conform the 
Declaration to the requirements of FHLMC, FNMA, HUD, FHA or VA, or (2) to correct clerical or 
typographical errors in the Declaration and in the Plat of Survey, including changes in individual Units 
layouts and dimensions. In furtherance of the foregoing, a power coupled with an interest is hereby 
reserved and granted to Owner to make any change or modification as authorized hereunder on behalf of 
each Unit Owner as attorney-in-fact for such Unit Owner. Each deed, mortgage, trust deed, other 
evidence of obligation or other instrument affecting a Unit and the acceptance thereof shall be deemed to 
be a grant and acknowledgment of, and consent to the reservation of, the power to Owner as aforesaid. 

24. Rights of First Mortgagees.  Any mortgage or trust deed owned or held by a First 
Mortgagee and Recorded prior to the Recording or mailing of a notice by the Association of the amount 
owing by a Unit Owner who has refused or failed to pay his share of the monthly assessment when due 
shall be superior to the lien of such unpaid Common Expenses set forth in said notice and to all 
assessments for Common Expenses which become due and are unpaid subsequent to the date of 
Recording of such first mortgage or first trust deed. Any First Mortgagee who comes into possession of a 
Unit pursuant to the remedies provided in the mortgage or trust deed, foreclosure of the mortgage or trust 
deed or deed (or assignment) in lieu of foreclosure shall not be liable for, and shall take the Unit and its 
proportionate interest in the Common Elements free from claims for unpaid common or special 
assessments levied by the Association which accrue prior to the date of possession as aforesaid. 

A First Mortgagee, or an insurer or guarantor of the note held by a First Mortgagee, upon written 
request to the Association (such request to state the name and address of such First Mortgagee, insurer or 
guarantor and the Unit number), shall be entitled to timely written notice of: 

(a) any proposed action that requires the consent of a specified percentage of 
Eligible Mortgagees; 

(b) any proposed termination of 1111 Bonnie Brae Place Condominium Association 
as a condominium project; 
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(c) any condemnation loss or any casualty loss which affects a portion of the 
Common Elements, which loss exceeds $10,000.00, or which affects any Unit, which loss exceeds 
$1,000.00, on which there is a first mortgage held, insured or guaranteed by such eligible holder; 

(d) any delinquency in the payment of assessments or charges owed by an owner of a 
Unit subject to the mortgage of a First Mortgagee, insurer or guarantor, where such delinquency has 
continued for a period of 60 days; and 

(e) any lapse, cancellation or material modification of any insurance policy or 
fidelity bond maintained by the Association. 

25. Additional Rights of First Mortgagees.  (a)  Any restoration or repair of the Property after 
a partial condemnation or damage due to an insurable hazard shall be substantially in accordance with the 
Declaration and the original plans and specifications for the Building unless the approval is obtained from 
at least 75% of the Unit Owners and the Eligible First Mortgagees of Units which represent at least 51% 
of the Units subject to a mortgage or trust deed held by an Eligible First Mortgagee. 

(b) Any election to terminate 1111 Bonnie Brae Place Condominium Association as 
a condominium project after substantial destruction or substantial taking by condemnation of the Property 
shall require the approval of at least 75% of the Unit Owners and the Eligible First Mortgagees of Units 
which represent at least 51% of the Units subject to a mortgage or trust deed held by an Eligible First 
Mortgagee. 

(c) Any election to terminate 1111 Bonnie Brae Place Condominium Association as 
a condominium project for reasons other than substantial destruction or condemnation of the Property 
shall require the approval of at least 75% of the Unit Owners and the Eligible First Mortgagees of Units 
which represent at least 75% of Units subject to a mortgage or trust deed held by an Eligible First 
Mortgagee. 

26. Trustees. In the event title to any Unit should be conveyed to a land title holding trust, 
under which all powers of management, operation and control of the premises remain vested in the trust 
beneficiary or beneficiaries, then the trust estate under such trust, and the beneficiaries thereunder from 
time to time shall be liable for payment of any obligation, lien, or indebtedness chargeable or created 
under this Declaration against such Unit.  No claim shall be made against any such title-holding trustee 
personally for payment of any claim, lien, or obligation hereby created, and the trustee shall not be 
obligated to sequester funds or trust property to apply in whole or in part against any such lien or 
obligation, but the amount thereof shall continue to be a charge or lien upon the premises notwithstanding 
any transfer of beneficial interest or the title of such real estate. 

IN WITNESS WHEREOF, Owner has caused owner's name to be signed to these presents on the 
day and year first above written. 

 
      BONNIE BRAE CONSTRUCTION, LLC 
 
 
 
      By:_________________________________ 
       Its Manager 
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STATE OF ILLINOIS ) 
 )   SS. 
COUNTY OF COOK ) 

 
 

I,                                               , a Notary Public in and for said County and State, do hereby 
certify that ___________________, personally known to me to be the same persons whose names are 
subscribed to the foregoing instrument, appeared before me this day in person and acknowledged that 
they signed, sealed and delivered said instrument as their free and voluntary act, for the uses and purposes 
therein set forth. 

 
GIVEN under my hand and notarial seal this          day of                             , 2017. 
 
 
    Notary Public
 
 Commission Expires:    
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CONSENT OF MORTGAGEE 
 
 
______________________________, an Illinois banking institution (the “Mortgagee”), holder of 

a note secured by a Mortgage dated ____________________, and recorded on _______________ as 
Document No. __________________ with the Recorder of Deeds of Cook County, Illinois, and an 
Assignment of Rents dated __________________, and recorded ______________________, as 
Document No. ________________________ with the Recorder of Deeds of Cook County, Illinois, 
hereby consents to the execution of and recording of the above and foregoing Declaration of 
Condominium and hereby subordinates said mortgages and assignment of rents to the provisions of the 
foregoing Declaration of Condominium and the Condominium Property Act of the State of Illinois. 

 
IN WITNESS WHEREOF, __________________________________ has caused this instrument 

to be signed by its duly authorized officers on its behalf on this              day of                           , 2017.  
 
 
 ____________________________________ 
 
 By:     
          Its:   
 
 By:     
          Its:  (Assistant) Secretary 
 
 

STATE OF ILLINOIS ) 
 )   SS. 
COUNTY OF COOK ) 

 
 

I,                                               , a Notary Public in and for said County and State, do hereby 
certify that                     ______            , (Vice) President, and _______                               , (Assistant) 
Secretary, of Wintrust Bank, personally known to me to be the same persons whose names are subscribed 
to the foregoing instrument, appeared before me this day in person and acknowledged that they signed, 
sealed and delivered said instrument as their free and voluntary act, for the uses and purposes therein set 
forth. 

 
GIVEN under my hand and notarial seal this          day of                             , 2017. 
 
 
    Notary Public
 
 Commission Expires:    
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EXHIBIT A 
 

LEGAL DESCRIPTION OF UNITS 
 
 
 
Parcel 1: Unit  1 and P- and S-, 2 and P-  and S- , 3 and P- and S-    in the 1111 Bonnie Brae Place 
Condominium, as delineated on the survey of  

 
  
 LOTS 14 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE 
SUBDIVISION OF BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK 
PARK BEING A SUBDIVISION OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 
1/3 OF THE WEST ½ OF SAID SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, 
RANGE 12 EAST THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 

  

 COMMONLY KNOWN AS:  1111 BONNIE BRAE PLACE 
      RIVER FOREST, ILLINOIS 60305 
 
 
Parcel 2: Parking Space P- in the 1101 Bonnie Brae Place Condominium, as 
delineated on the survey of  

 
 
 LOTS 15 AND 16 IN GREY AND BRAESE’S RESUBDIVISION OF BLOCK 1 IN THE 
SUBDIVISION OF BLOCKS 1, 8, 9, 10, 11, 14, 15 AND 16 IN BOGU’S ADDITION TO OAK 
PARK BEING A SUBDIVISION OF THE EAST ½ OF THE SOUTHEAST ¼ AND THE EAST 
1/3 OF THE WEST ½ OF SAID SOUTHEAST ¼ OF SECTION 1, TOWNSHIP 39 NORTH, 
RANGE 12 EAST THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS 

  

 COMMONLY KNOWN AS:  1101-1107 BONNIE BRAE PLACE 
      RIVER FOREST, ILLINOIS 60305 
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EXHIBIT B 
 

PERCENTAGE INTEREST IN COMMON ELEMENTS 
 
 
 
UNIT NUMBER    PERCENT INTEREST 
 
 
1 and P- and S-         
 
2 and P- and S-      

 
3 and P- and S- 
 
1101 Bonnie Brae Place, P-     
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EXHIBIT C 

 
BY-LAWS OF THE ASSOCIATION 

 
 

BY-LAWS 
OF 

1111 BONNIE BRAE PLACE CONDOMINIUM ASSOCIATION 
 
 

ARTICLE I 
 
General Provisions 

The Association is responsible for the overall administration of the Property through its duly 
elected Board. Whether or not incorporated, the Association shall have the powers and responsibilities 
specified in the General Not-For-Profit Corporation Act of 1986 of the State of Illinois, which are not 
inconsistent with the Act or the Condominium Instruments. The Association shall have and exercise all 
powers necessary or convenient to effect any or all of the purposes for which the Association is organized 
and to do every other act not inconsistent with law which may be appropriate to promote and attain the 
purposes set forth in the Act or the Condominium Instruments. 

 
ARTICLE II 
 
Members 

1. Classes of Members, Membership, and Termination Thereof.  The Association shall have 
one class of members. The designation of such class and the qualifications of the members of such class 
shall be as follows: 

Each Unit Owner shall be a member of the Association, which membership shall terminate upon 
the sale or other disposition of such member's Unit, at which time the new Unit Owner shall automatically 
become a member of the Association. Such termination shall not relieve or release any such former Unit 
Owner from any liability or obligation incurred under or in any way connected with the condominium or 
the Association, during the period of such ownership and membership in the Association. Furthermore, 
such termination shall not impair any rights or remedies which the Board or others may have against such 
former Unit Owner arising from, or in anyway connected with, such ownership and membership and the 
covenants and obligations incident thereto.  No certificates of stock or other certificates evidencing 
membership shall be issued by the Association. 

 
2. Votes and Voting Rights.  (a)  Until the date of the first annual meeting of the members, 

as provided in Article III, Section 1 hereof, no member of the Association shall have the right to elect the 
Board of Managers, all such members of the Board shall be appointed and shall hold office as provided in 
Article IV, Section 2 of these By-Laws. 

(b) Commencing with the date of the said first annual meeting of the 
members, the total number of votes of all members shall be 100. Each member shall be entitled to 
the number of votes equal to his or her percentage ownership interest in the Common Elements 
(as defined in the Declaration) at the time any matter is submitted to a vote of the members. 
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(c) If a Unit is owned by more than one person, the voting rights with 
respect to such Unit shall not be divided, but shall be exercised as if the Unit Owner consisted of 
only one person in accordance with the proxy or other designation made by the persons 
constituting such Unit Owner. Any proxy must be executed in writing by the Unit Owner or his 
duly authorized attorney-in-fact, must bear the date of execution, and shall be invalid after 11 
months from the date of its execution. If only one of the multiple owners of a Unit is present at a 
meeting, such individual is entitled to cast all the votes allocated to that Unit. If more than one of 
the multiple owners are present, and if any one of the multiple owners cast the votes allocated to 
that Unit without protest being made promptly to the person presiding over the meeting by any of 
the other owners of the Unit, there is deemed to be majority agreement. 

(d) Any specified percentage of the members, whether majority or 
otherwise, for purposes of voting or for any other purpose, wherever provided in these By-Laws, 
shall mean such percentage of the total number of votes hereinabove set forth. Such percentage 
shall be computed in the same manner as is a specified percentage of the Unit Owners of the 
Condominium as provided in the Declaration; provided, however, that when 30% or fewer of the 
Units, by number, possess over 50% in the aggregate of the votes as provided herein, any 
percentage vote of the members specified herein or in the Declaration shall require the specified 
percentage by number of Units rather than by percentage of interest in the Common Elements 
allocated to Units that would otherwise be applicable. 

3. Transfer of Membership.  Membership in this Association is not transferable or 
assignable, except as provided in Article 11, Section 1 hereof. 

4. Installment Contracts.  Anything herein to the contrary notwithstanding, in the event of a 
sale of a Unit, the purchaser of such Unit from a seller other than the Developer pursuant to an installment 
contract for purchase, during such times as he or she resides in the Unit, shall be counted toward a 
quorum for purpose of election of members of the Board at any meeting of the Unit Owners called for the 
purposes of electing members of the Board, shall have the right to vote for the election of members of the 
Board and to be elected to and serve on the Board unless the seller expressly retains in writing any or all 
of such rights. In no event may the seller and purchaser both be counted toward a quorum, be permitted to 
vote for a particular office or be elected and serve on the Board. Satisfactory evidence of the installment 
contract shall be made available to the Association or its agents. “Installment Contract” shall have the 
same meaning as set forth in Section 1(e) of “An Act Relating to Installment Contracts to Sell Dwelling 
Structures”, approved August 11, 1967, as amended. 

 
ARTICLE III 
 
Meetings of Members 

1. Annual Meeting.  The first annual meeting of the members shall be held on such date as 
is fixed by the Developer, which date shall in no event be later than the earlier of (a) three years from the 
date the Declaration is recorded in the Office of the Recorder of Deeds of Cook County, Illinois, (b) sixty 
(60) days from the date when all of the Units have been conveyed by Owner, or (c) Such earlier time as 
selected by the Developer. Thereafter, an annual meeting of the members for the purpose of electing 
Board members and for the transaction of such other business as may come before the meeting shall be 
held on the first Tuesday of December each year or such other date as is selected by the Board which date 
is within sixty (60) days before or after the first Tuesday of December; provided, however that no such 
meeting need be held less than one year after the first annual meeting of the members. If the election of 
members of the Board shall not be held on the day designated herein for any annual meeting, or at any 
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adjournment thereof, the Board shall cause the election to be held at a special meeting of the members 
called as soon thereafter as may be convenient. 

2. Special Meetings.  Special meetings of the members may be called by the Board, the 
President, or not less than 50% of the members. All matters to be considered at special meetings of the 
members called by not less than 50% of the members shall first be submitted in writing to the Board not 
less than ten (10) days prior to the date of the special meeting of the members called to consider such 
matters. 

3. Place and Time of Meeting.  All meetings of the members shall take place at 7:00 P.M., 
in some section of the Property designated by the person or persons calling the meeting, or at such other 
reasonable place or time designated by the Board or the person or persons calling the meeting. 

4. Notice of Meetings.  Written or printed notice stating the purpose, place, day and hour of 
any meeting of members shall be mailed or delivered to each member entitled to vote at such meeting, not 
less than ten (10) nor more than thirty (30) days before the date of such meeting, by or at the direction of 
the President or the Secretary, or the officer or persons calling the meeting, provided that notice of the 
first annual meeting of the members shall be mailed or delivered not less than twenty-one (21) nor more 
than thirty (30) days before the date of such meeting. The notice of a meeting shall be deemed mailed 
when deposited in the United States mail addressed to the member at his address as it appears on the 
records of the Association, with proper postage thereon prepaid. 

5. Quorum.  The members present at a meeting in person or by proxy, holding 50% of the 
votes which may be cast at any meeting, shall constitute a quorum at such meeting. If a quorum is not 
present at the commencement of any meeting of members, the meeting shall be adjourned and may only 
be called again in accordance with the provisions of these By-Laws. 

6. Proxies.  At any meeting of members, a member entitled to vote may vote either in 
person or by proxy executed in writing by the member or by his duly authorized attorney-in-fact. No 
proxy shall be valid after eleven months from the date of its execution. Any proxy distributed for election 
of members of the Board shall give Unit Owners the opportunity to designate any person as the proxy 
holder and shall give the Unit Owner the opportunity to express a preference for any of the known 
candidates for the Board or to write in a name. 

7. Manner of Acting.  Except as set forth below and except as otherwise required by the 
Declaration or the Act, any action to be taken at any meeting of the members at which a quorum is 
present shall be upon the affirmative vote of more than 50% of the members represented at such meeting. 
The following matters shall require the affirmative vote of not less than 75% of all the members at a 
meeting duly called for that purpose: 

(a) merger or consolidation of the Association; 

(b) sale, lease, exchange, mortgage, pledge or other disposition of all or 
substantially all, of the property and assets of the Association; or 

(c) the purchase and sale of land or Units on behalf of the Unit Owners. 
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ARTICLE IV 
 
Board 

1. In General.  The affairs of the Association shall be managed by its Board of Managers, 
which shall act as the Board of Managers of the Condominium as provided in the Act and the Declaration. 

2. Number, Tenure and Qualifications.  The number of members of the Board shall be three 
(3). Until the date of the first annual meeting of the members as hereinabove provided, members of the 
Board shall be the directors named in the Articles of Incorporation of the Association, if the Association 
is incorporated; otherwise, the members of the Board shall be as appointed by the Developer. Such 
members of the Board shall hold office until the first annual meeting of the members. Commencing with 
the date of the first annual meeting of the members, the number of members of the Board shall be three 
(3) and shall be elected solely by, from and among, the members for a term of one year and until their 
respective successors shall have been elected and qualified. All members of the Board shall be elected at 
large. The Board elected at such first annual meeting shall be the initial Board of Managers as provided in 
the Act. Each member of the Board shall hold office without compensation. In the event that a member of 
the Association is a corporation, partnership, trust or other legal entity other than a natural person or 
persons, then any shareholder, officer or director of such corporation, partner of such partnership, 
beneficiary or individual trustee of such trust, or manager of such other legal entity, may be eligible to 
serve as a member of the Board.  If there are multiple owners of a single Unit, only one of the multiple 
owners shall be eligible to serve as a member of the Board at any one time. A member of the Board may 
succeed himself in office. 

3. Election.  At each annual meeting of the members, the members shall be entitled to vote 
on a cumulative basis and the candidates receiving the highest number of votes with respect to the number 
of offices to be filled shall be deemed to be elected. A candidate for election to the Board or such 
candidate's representative shall have the right to be present at the counting of the ballots at such election.  
The Board may disseminate to Unit Owners biographical and background information about candidates 
for election to the Board if:  (a) no preference is expressed in favor of any candidate; and (b) reasonable 
efforts to identify all candidates are made and all candidates are given an opportunity to include 
biographical and background information in the information to be disseminated. 

4. Regular Meetings.  A regular annual meeting of the Board shall be held immediately 
after, and at the same place as, the annual meeting of members. The Board shall by regulations which the 
Board may, from time to time adopt, provide the time and place for the holding of additional regular 
meetings of the Board, provided that the Board shall meet at least four times per year. 

5. Special Meetings.  Special meetings of the Board maybe called by or at the request of the 
President or a majority of the members of the Board. The person or persons permitted to call special 
meetings of the Board may fix the time and place for holding any special meeting of the Board called by 
them. 

6. Notice.  Written notice of any special meeting of the Board shall be mailed or delivered 
to all members of the Association and all members of the Board not calling tile meeting at least three (3) 
business days prior to the date of such special meeting. Written notice of regular meetings of the Board 
shall be mailed or delivered to all members of the Association at least three (3) business days prior to the 
date of such meeting. All such notices shall be deemed to be mailed when deposited in the United States 
mail addressed to each member at his address as it appears on the records of the Association, with proper 
postage thereon paid. The business to be transacted at, or the purpose of any regular or special meeting of 
the Board, shall be specified in the notice. Notices of a regular meeting of the Board need not be served 
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on members of the Board. However, copies of said notices of meetings of the Board shall be posted in 
entranceways or other conspicuous places in the condominium designated by the Board at least three (3) 
business days prior to the meeting. 

7. Quorum.  A majority of the members of the Board shall constitute a quorum for the 
transaction of business at any meeting of the Board. If less than a majority of the members of the Board 
are present at the commencement of said meeting, the meeting shall be adjourned and may only be called 
again in accordance with the provisions of these By-Laws. 

8. Manner of Acting.  The act of a majority of the members of the Board present at a 
meeting at which a quorum is present at the commencement of the meeting shall be the act of the Board, 
except where otherwise provided by law or in the Condominium Instruments. 

9. Vacancies.  Any vacancy occurring in the Board by reason of death, removal or 
resignation of a member of the Board shall be filled by a two-thirds vote of the remaining members of the 
Board. A member elected to fill a vacancy shall be elected until the next annual meeting of the members 
of the Association; provided that if a petition signed by members of the Association holding 20% of the 
votes in the Association requesting a meeting of the members to fill the vacancy for the balance of the 
unexpired term of his predecessor, the term of the member so elected by the Board shall terminate 30 
days after the filing of the petition and a meeting of the members for the purpose of filling such vacancy 
for such unexpired term shall be called no later than 30 days following the filing of such petition. 
Members of the Board, including those appointed by the Developer, may resign at any time by written 
resignation delivered or mailed to any officer of the Association, which resignation shall be effective 
upon receipt of said resignation. If as the result of the death, removal or resignation of a member of the 
Board, no member of the Board remains in office, a special meeting of members of the Association may 
be called to fill all vacancies for the unexpired terms of the members of the Board. 

10. Removal.  From and after the date of the first annual meeting of the members, any 
member of the Board may be removed from office by the affirmative vote of 75% of all the members of 
the Association at a special meeting called for such purpose. 

11. Adoption of Rules and Regulations.  All rules and regulations, or amendments thereto, 
shall be adopted by the Board after a meeting of the members called for the specific purpose of discussing 
the proposed rules and regulations, notice of which contains the full text of the proposed rules and 
regulations, which rules and regulations conform to the requirements of Section 18(b) of the Act and the 
Declaration and these By-Laws. No quorum is required at such meeting of the members. No rules or 
regulations may impair any rights guaranteed by the First Amendment to the Constitution of the United 
States or Section 4 of Article I of the Illinois Constitution nor may any rules or regulations conflict with 
the provisions of the Act or the Condominium Instruments. Such rules and regulations shall be effective 
sixty (60) days after their adoption, provided that the members may veto any rule or regulation at a 
special meeting of the members called for such purpose, and held before the effective date of the rule or 
regulation, by a vote of 75% of all the members of the Association. 

12. Open Meetings.  All meetings of the Board, whether regular or special shall be open to 
the members of the Association except for meetings: 

(a) to discuss litigation when an action against or on behalf of the 
Association has been filed and is pending in a court or administrative tribunal or when the Board 
finds that such an action is probable or imminent; 
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(b) to consider information regarding appointment, employment or dismissal 
of an employee; 

(c) to discuss violations of rules and regulations of the Association or a Unit 
Owner's unpaid share of Common Expenses. 

Any vote on the above matters shall be taken at a meeting or portion thereof open to any member. Any 
member may record the proceedings at meetings required to be open by the Act or these By-Laws by 
tape, film or other means, subject to reasonable rules and regulations prescribed by the Board to govern 
the right to make such recordings. 

 
13. Contracts.  The Board may not enter into a contract with a current board member or with 

a corporation or partnership in which a board member has a twenty-five percent (25%) or more interest, 
unless notice of intent to enter the contract is given to Unit Owners within twenty (20) days after a 
decision is made to enter into the contract and the Unit Owners are afforded an opportunity by filing a 
petition, signed by 51% of the Unit Owners, for an election to approve or disapprove the contract. Such 
petition shall be filed within twenty (20) days after such notice and such election shall be held within 
thirty (30) days after filing the petition. 

14. Powers and Duties.  The powers and duties of the Board shall include, but not be limited 
to, the operation, care, upkeep, maintenance, replacement and improvement of the Common Elements. 
However, nothing in the foregoing sentence shall be deemed to invalidate any provision in the 
Condominium Instruments placing limits on expenditures for capital additions or capital improvements to 
the Common Elements (other than for purposes of repairing, replacing or restoring portions of the 
Common Elements) by the Board without the prior approval of the Unit Owners. 

 
ARTICLE V 
 
Officers 

1. Officers.  The officers of the Association shall be a President, a Treasurer and a 
Secretary, and such assistants to such officers as the Board may deem appropriate. 

2. Election and Term of Office.  The officers of the Association shall be elected annually by 
the Board at the regular annual meeting of the Board, from and among the members of the Board. If the 
election of officers shall not be held at such meeting, such election shall be held as soon thereafter as 
conveniently may be possible. Vacancies may be filled or new offices created and filled at any meeting of 
the Board. Each officer shall hold office until his successor shall have been duly elected and shall have 
qualified.  An officer may succeed himself in office. Officers shall serve without compensation. 

3. Removal.  Any officer elected by the Board may be removed by a majority vote of the 
members of the Board. 

4. Vacancies.  A vacancy in any office because of death, resignation, removal, 
disqualification or otherwise, may be filled by the Board for the unexpired portion of the term. 

5. President.  The President shall be the principal executive officer of the Association and 
shall in general supervise and control all of the business and affairs of the Association. The President shall 
preside at all meetings of the members of the Board. The President may sign, with the Secretary or any 
other proper officer of the Association authorized by the Board, any deeds, mortgages, contracts, or other 
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instruments which the Board has authorized to be executed and any amendment to the Declaration or Plat 
as provided in the Act, and, in general, shall perform all duties incident to the office of President and such 
other duties as may be prescribed by the Board from time to time. 

6. Treasurer.  The Treasurer shall have charge and custody of and be responsible for all 
funds and securities of the Association, receive and give receipts for moneys due and payable to the 
Association from any source whatsoever, and deposit all such moneys in the name of the Association in 
such banks, trust companies or other depositaries as shall be selected in accordance with the provisions of 
Article VII of these By-Laws; and in general perform all the duties incident to the office of Treasurer and 
such other duties as from time to time may be assigned by the President or by the Board. 

7. Secretary.  The Secretary shall keep the minutes of the meetings of the members and of 
the Board in one or more books provided for that purpose, see that all notices are duly given in 
accordance with the provisions of these By-Laws or as required by law, receive all notices on behalf of 
the Association and, together with the President, execute on behalf of the Association amendments to 
Condominium Instruments and other documents as required or permitted by the Declaration, these 
By-Laws or the Act, be custodian of the records and, if incorporated, of the seal of the Association and, if 
the Association is incorporated, see that the seal of the Association is affixed to all documents, the 
execution of which on behalf of the Association under its seal is duly authorized in accordance with the 
provisions of these By-Laws; and in general perform all duties incident to the office of Secretary and such 
other duties as from time to time may be assigned by the President or by the Board. 

 
ARTICLE VI 
 
Powers and Duties of the Association and Board 

1. General Duties, Powers, Etc. of the Board.  The Board shall exercise for the Association 
all powers, duties and authority vested in the Association by the Act and the Condominium instruments, 
including but not limited to the following: 

(a) operation, care, upkeep, maintenance, replacement, and improvement of 
the Common Elements and the Limited Common Elements. 

(b) preparation, adoption and distribution of the annual budget for the 
Property. 

(c) levying of assessments. 

(d) collection of assessments from Unit Owners. 

(e) employment and dismissal of the personnel necessary or advisable for 
the maintenance and operation of the Common Elements. 

(f) obtaining adequate and appropriate kinds of insurance. 

(g) owning, conveying, encumbering, leasing, and otherwise dealing with 
Units conveyed to or purchased by it. 

(h) adoption and amendment of rules and regulations covering the details of 
the operation and use of the Property. 
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(i) keeping of detailed, accurate records of the receipts and expenditures 
affecting the use and operation of the Property. 

(j) having access to each Unit, from time to time, as may be necessary for 
the maintenance, repair or replacement of any Common Elements therein or accessible therefrom, 
or for making emergency repairs therein necessary to prevent damage to the Common Elements 
or to another Unit or Units. 

(k) paying real property taxes, special assessments, any other special taxes or 
charges of the State of Illinois or of any political subdivision thereof, or other lawful taxing or 
assessing body, which are authorized by law to be assessed and levied upon the real property of 
the condominium. 

(l) imposing charges for late payments of a Unit Owner's assessments, or 
any other expenses lawfully agreed upon, and after notice and an opportunity to be heard, levy 
reasonable fines for violation of the Declaration, By-Laws, and rules and regulations of the 
Association. 

(m) assigning its right to future income, including the right to receive 
assessments. 

(n) recording the dedication of a portion of the Common Elements to a 
public body for use as, or in connection with, a street or utility where authorized by the Unit 
Owners under the provisions of Section 5(c) of the Declaration. 

(o) recording the granting of an easement for the laying, maintenance, and 
repair of cable television cable or for construction, maintenance, and repair of a project for 
protection against water damage or erosion, where authorized by the Unit Owners under the 
provisions of Section 5(c) of the Declaration. 

(p) borrowing money at such rates of interest as it may determine; to issue 
its notes, bonds and other obligations to evidence such borrowing; and to secure any of its 
obligations by assigning its right to future income including the right to receive assessments for 
common expenses, and/or by making a mortgage or giving a security interest in all or any of its 
property or income, provided if such mortgage or security interest encumbers all or substantially 
all of the assets of the Association, the approval of the members shall first be obtained pursuant to 
Article 111, Section 7 of these By-Laws. 

(q) reasonable accommodation of the needs of handicapped Unit Owners, as 
required by the Human Rights Act, in the exercise of its powers with respect to the use of the 
Common Elements or approval of modification in an individual Unit. 

In the performance of their duties, the officers and members of the Board, whether appointed by the 
Developer or elected by the members, shall exercise the care required of a fiduciary of the members. 

 
2. Specific Powers and Duties.  Anything herein contained to the contrary notwithstanding, 

the Association shall have the power: 

(a) to engage the services of a manager or managing agent, who may be any 
person, firm or corporation, upon such terms and compensation as the Association deems fit, and 
to remove such manager or managing agent at any time, provided any agreement with such 
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manager or managing agent shall extend for not more than three years and must be terminable by 
either party to such agreement without cause and without payment of a termination fee, upon 
ninety (90) days or less prior written notice. 

(b) to engage the services of any persons (including, but not limited to, 
accountants and attorneys) deemed necessary by the Association at such compensation as is 
deemed reasonable by the Association, in the operation, repair, maintenance and management of 
the Property, or in connection with any duty, responsibility or right of the Association and to 
remove, at any time, any such personnel. 

(c) to establish or maintain one or more bank accounts, or functionally 
similar accounts such as money market fund accounts, for the deposit of any funds paid to, or 
received by, the Association. 

(d) to invest any funds of the Association in certificates of deposits, money 
market funds, or comparable investments. 

(e) upon authorization of a two-thirds vote of the members of the Board or 
by affirmative vote of not less than a majority of the Unit Owners at a meeting duly called for 
such purpose, the Board acting on behalf of all Unit Owners shall have the power to seek relief 
from or in connection with the assessment or levy of any real property taxes, special assessments 
or charges of the State of Illinois or any political subdivision thereof or of any lawful taxing or 
assessing body, and to charge and collect all expenses incurred in connection therewith as 
Common Expenses. 

Nothing herein shall be construed to give the Association authority to conduct an active business for 
profit on behalf of all the Unit Owners or any of them. 

 
3. Authorized Expenditures.  The Association shall acquire and make arrangements for, and 

pay for out of the Maintenance Fund, in addition to the manager, managing agent or other personnel 
above provided for, the following: 

(a) water, waste removal, heating, electricity, telephone and other necessary 
utility service for the Common Elements and such services to the Units as are not separately 
metered or charged to the owners thereof. 

(b) such insurance as the Association is required or permitted to obtain as 
provided in the Declaration. 

(c) landscaping, gardening, snow removal, painting, cleaning, tuckpointing, 
maintenance, decorating, repair and replacement of the Common Elements (but not including the 
Limited Common Elements not visible from the exterior of the Building which the Unit Owners 
enjoying the use thereof shall paint, clean, decorate, maintain and repair) and such furnishings 
and equipment for the Common Elements as the Association shall determine are necessary and 
proper, and the Association shall have the exclusive right and duty to acquire the same for the 
Common Elements. Anything in the foregoing to the contrary notwithstanding, the Association 
shall be responsible for the repair and replacement of all windows and doors, provided that where 
the need for repair or replacement is due to the act or omission of a Unit Owner, guest, occupant, 
family member or pet, the Association shall charge the Unit Owner for the cost of such repair or 
replacement. 
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(d) any other materials, supplies, furniture, labor, services, maintenance, 
repairs, structural alterations, or assessments which the Association deems necessary or proper for 
the maintenance and operation of the Property or for the enforcement of any restrictions or 
provisions contained herein. 

(e) any amount necessary to discharge any mechanic's lien or other 
encumbrance levied against the Property or any part thereof which may in the opinion of the 
Association constitute a lien against the Property or against the Common Elements, rather than 
merely against the interest therein of particular Unit Owners. Where one or more Unit Owners are 
responsible for the existence of such lien, they shall be jointly and severally liable for the cost of 
discharging it and any costs incurred by the Association by reason of said lien or liens including 
but not limited to, any interest, late charges, reasonable attorneys' fees, costs of collections and 
the amount of any unpaid fine shall be specially assessed to said Unit Owners and shall, until paid 
by such Unit Owners, constitute a lien on the interest of such Unit Owners in the Property, which 
lien may be perfected and foreclosed in the manner provided in Section 9 of the Act with respect 
to liens for failure to pay a share of the Common Expenses. 

(f) maintenance and repair of any Unit or any other portion of the Property 
which a Unit Owner is obligated to maintain or repair under the terms hereof, if such maintenance 
or repair is necessary, in the discretion of the Association, to protect the Common Elements, or 
any other portion of the Property, and the owner of said Unit has failed or refused to perform said 
maintenance or repair within a reasonable time after written notice of the necessity of said 
maintenance or repair is delivered by the Association to said Unit Owner; provided that the 
Association shall levy a special assessment against such Unit for the cost of said maintenance or 
repair and the amount of such special assessment shall constitute a lien on the interest of such 
Unit Owner in the Property, which lien may be perfected and foreclosed in the manner provided 
in Section 9 of the Act with respect to liens for failure to pay a share of the Common Expenses. 

(g) Maintenance and repairs (including payment of real estate taxes and 
common expenses) with respect to any Unit owned by the Association. 

All expenses, charges and costs of the maintenance, repair or replacement of the Common Elements, and 
any other expenses, charges or costs which the Association may incur or expend pursuant hereto, shall be 
approved by the Association, and a written memorandum thereof prepared and signed by the treasurer. 
There shall be no structural alterations, capital additions to, or capital improvements on the Common 
Elements (other than for purposes of repairing, replacing and restoring portions of the Common 
Elements) requiring an expenditure in excess of Five Thousand Dollars ($5,000.00) without the prior 
approval of 75% of the Unit Owners. 

 
4. Annual Budget.  (a)  Each year on or before November 1st, the Board shall estimate the 

annual budget of Common Expenses (the “Annual Budget”) including: the total amount required for the 
cost of wages, materials, insurance, services and supplies which will be required during the ensuing 
calendar year for the rendering of all services, together with a reasonable amount considered by the 
Association to be necessary for a reserve for contingencies and replacements (as hereinafter specified), all 
anticipated assessments and income and each Unit Owner's proposed Common Expense assessment, 
together with an indication of which portions of the Annual Budget are intended for capital expenditures 
or repairs of payment of real estate taxes. The Board shall deliver a copy of the proposed Annual Budget 
to each Unit Owner at least thirty (30) days prior to the adoption thereof. The Association shall give Unit 
Owners notice as provided in Section 4 of Article III of the By-Laws of the meeting of the Board at which 
the Board proposes to adopt the Annual Budget, or at which any increase or establishment of any 
assessment, regular or special, is proposed to be adopted. 
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(b) If an adopted Annual Budget requires assessment against Unit Owners in 
any year exceeding 115% of the assessments for the preceding year, the Board, upon written 
petition by Unit Owners representing 20% of the votes of the Association may, within 14 days of 
the Board action, petition and require the Board to call a meeting of the Unit Owners within 30 
days of the date of filing of the petition to consider the budget. Unless a majority of the votes of 
the Unit Owners are cast at a meeting to reject the budget, it is ratified, whether or not a quorum 
is present. In determining whether assessments exceed 115% of similar assessments in the 
preceding year, any authorized provisions for reasonable reserves for repair or replacement of the 
condominium property, and budgeted expenses by the Association which are not anticipated to be 
incurred on a regular or annual basis, shall be excluded from the computation. 

(c) The Annual Budget shall be assessed to the Unit Owners according to 
each Unit Owner's percentage of ownership in the Common Elements. Each Unit Owner shall be 
obligated to pay to the Association, or as it may direct, the portion of the Annual Budget assessed 
to such owner in equal monthly installments (subject to acceleration as hereinafter provided) on 
or before January 1st of the ensuing year, and the 1st day of each and every month of said year. 
Notwithstanding the foregoing, the Developer shall be exempt from paying assessment on the 
units in his possession prior to their sale to Unit Owners.  The Developer shall be reimbursed 
from the Association funds for any property maintenance expenses and any money advanced to 
the Association. 

(d) The failure or delay of the Association to prepare or serve the Annual 
Budget on the Unit Owners shall not constitute a waiver or release in any manner of the Unit 
Owner's obligation to pay the maintenance and other costs and necessary Reserves, as herein 
provided, whenever the same shall be determined, and in the absence of any annual or adjusted 
budget, the Unit Owners shall continue to pay the monthly assessment charges at the then existing 
monthly rate established for the previous period until the monthly assessment payment which is 
due more than ten (10) days after such new annual Budget shall have been mailed. 

(e) Anything herein or in the Declaration to the contrary notwithstanding, 
the Board may charge to fewer than all Unit Owners such portion of the insurance premium for 
insurance the Association is required or permitted to obtain which reflects increased charges for 
coverage on the Units owned by such Unit Owners, on such reasonable basis as the Board shall 
determine. Such charge shall be considered a common expense with respect to the Units owned 
by such Unit Owners for all purposes herein and under the Declaration. 

(f) All funds collected hereunder shall be held and expended solely for the 
purposes designated herein, and (except for such special assessments as may be levied hereunder 
against less than all the Unit Owners and for such special adjustments as may be required to 
reflect delinquent or prepaid assessments) shall be deemed to be held for the benefit, use and 
account of all the Unit Owners in their relative percentages of ownership interest in the Common 
Elements. 

5. Annual Accounting.  (a)  On or before the 1st day of August of each calendar year 
commencing 2018, the Association shall supply to all Unit Owners an itemized accounting of the 
Common Expenses for the preceding calendar year actually incurred and paid together with an indication 
of which portions of the Annual Budget were for capital expenditures or repairs or payment of real estate 
taxes and with a tabulation of the amounts collected pursuant to the budget or assessment, and showing 
the net excess or deficit of income over expenditures plus Reserves. Any amount accumulated in excess 
of the amount required for actual expenses and Reserves shall be credited according to each Unit Owner's 
percentage of ownership in the Common Elements to the next monthly installments due from Unit 
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Owners under the current year's Annual Budget, until exhausted, and any net shortage shall be added, 
according to each Unit Owner's percentage of ownership of the Common Elements, to the installments 
due in the succeeding six months after rendering of the accounting. 

(b) The Association shall allow any First Mortgagee to examine the books 
and records of the Association during reasonable business hours and to receive, on request, 
annual reports and other financial data prepared by the Association or at its direction. 

(c) The Association must provide an audited financial statement for the 
preceding fiscal year Upon Submission of a written request by any holder, insurer, or guarantor of 
a first mortgage secured by a Unit. 

6. Reserves.  (a)  The Association may build up and maintain a reasonable Reserve for 
operations, contingencies and replacement. To establish such Reserve, the Developer shall collect from 
each Unit Owner upon conveyance by Owner of a Unit to such Unit Owner, an amount equal to one sixth 
of the Annual Budget as initially established by the Developer for the first year following the first annual 
meeting of the members and allocable to such Unit, and shall remit such amount to the Association. 
Extraordinary expenditures not originally included in the Annual Budget which may become necessary 
during the year shall be charged first against such Reserve. In addition, the Association or the Board shall 
have the right to segregate all or any portion of the Reserve for any specific replacement or contingency 
upon such conditions as the Association or the Board deems appropriate. On or before the day of the first 
annual meeting of members, the Developer shall pay for each Unit then owned by the Developer, such 
Unit's percentage interest multiplied by one sixth of the Annual Budget as initially established by the 
Developer for the first year following the first annual meeting of the members. When such Units are later 
sold, the Developer may collect from such purchaser sufficient funds to reimburse itself for the funds paid 
at the time of the first annual meeting of the members. 

(b) The Annual Budget shall provide for reasonable reserves for capital 
expenditures and deferred maintenance for repair or replacement of the Common Elements. To 
determine the amount of Reserves appropriate for the Association, the Board of Managers shall 
take into consideration the following: (i) the repair and replacement cost, and the estimated useful 
life, of the property which the Association is obligated to maintain, including but not limited to 
structural and mechanical components, surfaces of the Building and Common Elements, and 
energy systems and equipment; (ii) the current and anticipated return on investment of 
Association funds; (iii) any independent professional reserve study which the Association may 
obtain; (iv) the financial impact on Unit Owners, and the market value of the Units, of any 
assessment increase needed to fund Reserves; and (v) the ability of the Association to obtain 
financing or refinancing. Anything to the contrary in the foregoing notwithstanding, the 
Association may elect to waive in whole or in part the Reserve requirements of this section by a 
vote of not less than 75% of the total votes of the Association, In the event the Association elects 
to waive all or part of the Reserve requirements of this section, such fact must be disclosed after 
the meeting at which such waiver occurs by the Association in the financial statements of the 
Association and, highlighted in bold print, in the response to any request of a prospective 
purchaser for the information prescribed under Section 22.1 of the Act; and no member of the 
Board or the managing agent of the Association shall be liable, and no cause of action may be 
brought for damages against these parties, for the lack or inadequacy of Reserve funds in the 
Annual Budget. if the Association elects to waive all or part of such Reserve requirements, the 
Association may by a vote of not less than 75% of the total votes of the Association elect to again 
be governed by the Reserve requirements of this section. 
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7. Special Assessments.  If said Annual Budget proves inadequate for any reason, including 
nonpayment of any Unit Owner's assessment, or any non-recurring Common Expense or any Common 
Expense not set forth in the Annual Budget as adopted, the Board may at any time levy a further 
assessment, which shall be assessed to the Unit Owners according to each Unit Owner's percentage of 
ownership in the Common Elements, and which may be payable in one lump sum or such installments as 
the Board may determine. The Board shall serve notice of such further assessment on all Unit Owners (as 
provided in Section 4, Article III of the By-Laws) by a statement in writing giving the amount and 
reasons therefor, and such further assessment shall become effective and shall be payable at such time or 
times as determined by the Board, provided, however, that in the event such further assessment with 
respect to any Unit exceeds the greater of five (5) times such Unit's most recent monthly installment of 
Common Expenses or $300.00, such further assessment for all Units shall not be effective until approved 
by 75% of the Unit Owners at a meeting of Unit Owners duly called for such purpose. All Unit Owners 
shall be obligated to pay the further assessment. 

8. Default in Payment.  (a)If a Unit Owner is in default in the monthly payment of the 
aforesaid charges or assessments for thirty (30) days, the Association may assess a service charge of up to 
4% of the balance of the aforesaid charges and assessments for each month, or part thereof, that said 
balance, or any part thereof remains unpaid. In addition to any remedies or liens provided by law, if a 
Unit Owner is in default in the monthly payment of the aforesaid charges or assessments for sixty (60) 
days, all other monthly payments of charges and assessments due for the calendar year in which such 
default occurs shall accelerate and become immediately due and payable. The Association may bring suit 
for and on behalf of itself and as representative of all Unit Owners, to enforce collection thereof or to 
foreclose the lien therefor as provided by law; and there shall be added to the amount due, the costs of 
said suit, together with legal interest and reasonable attorneys' fees to be fixed by the Court. In addition, 
the Association may also take possession of such defaulting Unit Owner's interest in the Property and 
maintain an action for possession of the Unit in the manner provided by law. No Unit Owner may waive 
or otherwise escape liability for the assessments provided for herein by non-use of the Common Elements 
or abandonment of his Unit. 

(b) Each such assessment, together with interest, court costs, late charges 
and reasonable attorneys' fees and costs of collections or the amount of any unpaid fine shall also 
be the personal obligation of the person who was the Unit Owner at the time the assessment fell 
due. The personal obligation for delinquent assessments shall not pass to successors in title or 
interest unless assumed by them, or required by applicable law. 

9. Unit Owner Accounts.  Upon ten (10) days' notice to the Association, and the payment of 
a reasonable fee fixed by the Association not to exceed Fifteen Dollars ($15.00), any Unit Owner shall be 
furnished a statement of his account setting forth the amount of any unpaid assessments or other charges 
due and owing from such Unit Owner. 

10. Rules and Regulations.  The Association may, pursuant to the provisions of Section 11 of 
Article IV and Section 1(h) of Article VI of these By-Laws, from time to time, adopt or amend such rules 
and regulations governing the operation, maintenance, beautification and use of the Common Elements 
and the Units, not inconsistent with the terms of the Declaration, as it sees fit, and the Unit Owners shall 
conform to, and abide by, such rules and regulations. Written notice of such rules and regulations shall be 
delivered to all Unit Owners and occupants. A violation of such rules or regulations shall be deemed a 
violation of the terms of the Declaration. 
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ARTICLE VII 
 
Contracts, Checks, Deposits and Funds 

1. Contracts.  The Board may authorize any officer or officers, agent or agents of the 
Association, in addition to the officers so authorized by these By-Laws, to enter into any contract or 
execute and deliver any instrument in the name of and on behalf of the Association and such authority 
may be general or confined to specific instances. 

2. Checks, Drafts, Etc.  All checks, drafts or other orders for the payment of money, notes 
or other evidences of indebtedness issued in the name of the Association, shall be signed by such officer 
or officers, agent or agents of the Association and in such manner as shall from time to time be 
determined by resolution of the Board. In the absence of such determination by the Board, such 
instruments shall be signed by the Treasurer and countersigned by the President of the Association. 

3. Deposits.  All funds of the Association shall be deposited from time to time to the credit 
of the Association in such banks, trust companies or other depositaries as the Board may elect. 

4. Gifts.  The Board may accept on behalf of the Association any contribution, gift, bequest 
or devise for the general purposes or for any special purpose of the Association. 

 
ARTICLE VIII 
 
Books and Records 

1. Maintaining Books and Records.  The Association shall keep correct and complete books 
and records of account and shall also keep minutes of the proceedings of its members, the Board and 
committees having any of the authority of the Board. 

2. Availability for Examination.  The Association shall maintain the following records of 
the Association, and make such records available for examination and copying at convenient hours of 
weekdays by the Unit Owners, holders, insurers and guarantors of first mortgages that are secured by 
Units and their duly authorized agents or attorneys: 

(a) copies of the Recorded Declaration, By-Laws, other Condominium 
Instruments and any amendments, Articles of Incorporation of the Association, if incorporated, 
annual reports, if incorporated, and any rules and regulations adopted by the Association of the 
Board. Prior to the organization of the Association, the Developer shall maintain and make 
available the records set forth in this subsection (a) for examination and copying. 

(b) detailed accurate records in chronological order of the receipts and 
expenditures affecting the Common Elements, specifying and itemizing the maintenance and 
repair expenses of the Common Elements and any other expenses incurred, and copies of all 
contracts, leases or other agreements entered into by the Association. 

(c) the minutes of all meetings of the Association and the Board. The 
Association shall maintain these minutes for a period of not less than seven years. 

(d) a record giving the names and addresses of the members entitled to Vote. 
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(e) ballots and proxies related thereto for all elections to the Board and for 
any other matters voted on by the Unit Owners. The Association shall retain these ballots and 
proxies for a period of not less than one year. 

(f) such other records of the Association as are available for inspection by 
members of a not-for-profit corporation pursuant to the General Not-For-Profit Corporation Act 
of 1986 of the State of Illinois, as amended. 

A reasonable fee covering the direct out-of-pocket cost of providing such information and 
copying may be charged by the Association or the Board for the cost of providing such information and 
copying. 

 
 

ARTICLE IX 
 
Fiscal Year 

The fiscal year of the Association begins on the first day of January and ends on the last day of 
December. 

 
 

ARTICLE X 
 
Seal 

If the Association is incorporated, the Board shall provide a corporate seal which shall be in the 
form of a circle and shall have inscribed thereon the name of the Association and the words “Corporate 
Seal, Illinois.” 

 
ARTICLE XI 
 
Waiver of Notice 

Whenever any notice whatever is required to be given under the provisions of the Condominium 
Property Act of Illinois, the General Not-For-Profit Corporation Act of 1986 of the State of Illinois, or 
under the provisions of the articles of incorporation or By-Laws of the Association, or the Declaration, a 
waiver thereof (subject to all the provisions of such instruments) in writing signed by the person or 
persons entitled to such notice, whether before or after the time stated therein, shall be deemed equivalent 
to the giving of such notice. 

 
 

ARTICLE XII 
 
Amendments to By-Laws 

These By-Laws may be altered, amended or repealed and new By-Laws may be adopted upon the 
affirmative vote of not less than 75% of all of the members at a regular meeting or at any special meeting 
called for such purpose, by Recording an instrument in writing setting forth such alteration, amendment 
or repeal, which is signed and acknowledged by the President or Vice President and the Secretary or 
Assistant Secretary of the Association and which contains an affidavit by an officer of the Board 
certifying that the necessary affirmative Vote of the members of the Association has been obtained. 
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ARTICLE XIII 
 
Indemnification 

The Association shall indemnify any person who was or is a party, or is threatened to be made a 
party to any threatened, pending or completed action, suit or proceeding, whether civil criminal, 
administrative or investigative (other than an action by or in the right of the Association) by reason of the 
fact that he is or was a member of the Board or officer of the Association, against expenses (including 
attorneys' fees), judgments, fines and amounts paid in settlement actually and reasonably incurred by him 
in connection with such action, suit or proceeding if he acted in good faith and in a manner he reasonably 
believed to be in, or not opposed to the best interests of the Association, and, with respect to any criminal 
action or proceeding, had no reasonable cause to believe his conduct was unlawful. The termination of 
any action, suitor proceeding by judgment, order, settlement, conviction, or upon a plea of nolo 
contendere or its equivalent, shall not, of itself, create a presumption that the person did not act in good 
faith and in a manner which he reasonably believed to be in or not opposed to the best interests of the 
Association, and, with respect to any criminal action or proceeding, had reasonable cause to believe that 
his conduct was unlawful. 

 
The Association may indemnify any person who was or is a party, or is threatened to be made a 

part to any threatened, pending or completed action or suit by or in the right of the Association to procure 
a judgment in its favor by reason of the fact that he is or was a member of the Board or an officer of the 
Association against expenses (including attorneys' fees) actually and reasonably incurred by him in 
connection with the defense or settlement of such action or suit, if he acted in good faith and in a manner 
he reasonably believed to be in, or not opposed to, the best interests of the Association and except that no 
indemnification shall be made in respect of any claim, issue or matter as to which such person shall have 
been adjudged to be liable for negligence or misconduct in the performance of his duty to the Association, 
unless, and only to the extent that the court in which such action or suit was brought shall determine upon 
application that, despite the adjudication of liability, but in view of all the circumstances of the case, such 
person is fairly and reasonably entitled to indemnity for such expenses as the court shall deem proper. 

 
To the extent that a member of the Board or officer of the Association has been successful, on the 

merits or otherwise, in the defense of any action, suit or proceeding referred to in the foregoing two 
paragraphs, or in defense of any claim, issue or matter therein, he shall be indemnified against expenses 
(including attorneys' fees) actually and reasonably incurred by him in connection therewith. 

 
Any indemnification under the first two paragraphs of this Article shall be made by the 

Association only as authorized in the specific case, upon a determination that indemnification of the 
member of the Board or officer of the Association is proper in the circumstances because he or he has met 
the applicable standard of conduct set forth in the first two paragraphs of this Article. Such determination 
shall be made (1) by the Board by a majority vote of a quorum consisting of members of the Board who 
were not parties to such action, suit or proceeding, or (2) it such a quorum is not obtainable, or, even if 
obtainable, if a quorum of disinterested directors so directs, by independent legal counsel in a written 
opinion, or (3) by a majority of the members of the Association. 

 
Expenses incurred in defending a civil or criminal action, suit or proceeding may be paid by the 

Association in advance of the final disposition of such action, suit or proceeding, as authorized by the 
Board in the specific case, upon receipt of an undertaking by or on behalf of the members of the Board or 
the officer of the Association to repay such amount, unless it shall ultimately be determined that he or she 
is entitled to be indemnified by the Association as authorized in this Article. 
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The sums necessary to discharge the obligations of the Association under this Article shall be 

common expenses. 
 
The indemnification provided by this Article shall not be deemed exclusive of any other rights to 

which those seeking indemnification may be entitled under any statute, agreement, vote of members of 
the Association or disinterested members of the Board, or otherwise, both as to action in his official 
capacity and as to action in other capacity while holding such office, and shall continue as to a person 
who has ceased to be a member of the Board or an officer of the Association. 

 
 

ARTICLE XIV 
 
Construction 

(a) Nothing hereinabove contained shall in any way be construed as altering, 
amending or modifying the Declaration. Said Declaration and these By-Laws shall always be 
construed to further the harmonious, beneficial, cooperative and proper use and conduct of the 
Property. if there is any inconsistency or conflict between these By-Laws and the aforesaid 
Declaration, the provisions of the Declaration shall control. 

(b) All words and terms used herein which are also used in the Declaration 
shall have the same meaning as provided for such words and terms in the Declaration. 

(c) In the event the Association is incorporated, the words “Board of 
Directors” and “Director” shall be substituted for the words “Board” and “Member of the Board,” 
respectively, wherever they appear herein. 
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EXHIBIT D 
 

PLAT OF SURVEY 
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TAB 7 
 
 
 

TENATTIVE DEVELOPMENT SCHEDULE 
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PROPOSED DEVELOPMENT SCHEDULE 

 

 

  Estimated Start  Estimated End 

 

Permit Acquisition       March, 2018 

 

Site demolition   April, 2018   May, 2018 

 

Site work and Utilities   May, 2018   July, 2018 

 

Foundations    July 2018   August 2018 

 

Framing/Masonry   August 2018   December 2018 

 

Mechanicals    November 2018  February 2019 

 

Drywall and Finishes   March, 2019   August, 2019 

 

Interior Construction   November, 2019  September, 2019 

 

Exterior Construction   May, 2018 2017  September, 2019 

     

Project Close Out       September  2019 
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TAB 8 
 
 
 

STATEMENT OF RESPONSIBILITY 
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ECONOMIC ANALYSIS 
 
DVELOPER’S FINANCING 
 
PROJECT ECONOMIC VIABILITY 
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ECONOMIC IMPACT 
 
 

 
 
The economic impact of the proposed development will consist of the cost of services 
and property taxes.  An impact on an increase in sales tax revenue can’t be easily 
ascertained. 
 
The incremental cost of services will be small and will primarily consist of Fire 
Department inspections cost.  Other services will be fee based. 
 
Based on the expert opinion of the local real estate and development professionals, the 
proposed development is not anticipated to generate any increase in the school age 
children population. (SAC Consultant projects 2 children). It will, however generate an 
estimated increase in annual revenue to the school districts of more than $373,000. 
 
The proposed development will create a significant increase in property taxes that will 
also boost the revenue to other local taxing districts, such as, library, park district, the 
Village, etc.  The following table summarizes the property tax increase impact. 
 
The data is based on the projected market value of the condominium units and the 
Cook County Assessor’s office provided tax rate of 10.622%, Assessment Equalization 
(EAV) factor of 2.7523, assessment level of 10% and the Homeowner Exemption and 
Senior Exemption of $7,000 and $5,000, respectively for ALL units. 
 
 
  



Planned Development Application

1101 -1111 Bonnie Brae Placw

Summary of Economic Impact - Property Tax Projection

Taxing Agency
Percentage 

of Tax Bill 2014 Property Tax

1111 Bonnie 

Braae Pl.

2014 Property 

Tax

1101-1107 

Bonnie Brae Pl.

Projected  

Property Tax  *

Upon Project 

Completion

1111 Bonnie 

Brae Pl.

Projected

Annual 

Increase

(1111 Bonnie 

Brae Pl.)

Projected  

Property Tax  **

Upon Project 

Completion

1101-1107 

Bonnie Brae Pl.

Projected

Annual 

Increase

(1101-7 Bonnie 

Brae PL.)

TOTAL PROJECTED 

ANNUAL

REVENUE INCREASE 

School Districts 74% 7,162.76$              3,591.28$          55,166.26$        48,003.50$     265,361.04$         261,769.76$      309,773.26$         

Village of River Forest 11% 1,064.73$           533.84$           8,200.39$        7,135.66$       39,445.56$        38,911.72$         46,047.38$           
Cook County 5% 483.97$                 242.65$              3,727.45$          3,243.48$       17,929.80$           17,687.15$         20,930.63$                    
Park District 3% 290.38$                 145.59$              2,236.47$          1,946.09$       10,757.88$           10,612.29$         12,558.38$                    

Water Reclamation 3% 290.38$                 145.59$              2,236.47$          1,946.09$       10,757.88$           10,612.29$         12,558.38$                    
Public Library 2% 193.59$                 97.06$                1,490.98$          1,297.39$       7,171.92$             7,074.86$           8,372.25$                       

Township 1% 96.79$                    48.53$                745.49$              648.70$           3,585.96$             3,537.43$           4,186.13$                       
All Other Taxing Bodies 1% 96.79$                    48.53$                745.49$              648.70$           3,585.96$             3,537.43$           4,186.13$                       

Total 100% 9,679.40$              4,853.08$          74,549.00$        64,869.60$     358,596.00$        353,742.92$      418,612.52$         

*     Assumes market value of $2,550,000, tax rate of 

10.622, Equalization Factor of 2.7523

Source: Cook County Assessor
**    Assumes market value of $12,920,000, tax rate of 

10.622, Equalization Factor of 2.7523

Source:  Cook County Assessor

Calculations take into account $7,000 Homeowner Exemption and $5,000 Senior Exemption for ALL units
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FINANCIAL CAPABILITY 
 
 
 
 
 
The principals of Bonnie Brae Construction, LLC have, at any given time more than 
$20,000,000 worth of projects under construction.  All of the projects have owner equity 
and bank financing. 
 
The development cost for the proposed project is estimated at $13,000,000.  
Construction financing will be provided by Wintrust Bank. The Owners are capable of 
funding the Owner’s equity component of the development cost. 
 
The Wintrust Bank financing interest letter is attached 
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ECONOMIC VIABILITY 
 

 
 
 
 
 
The Developer consulted with Gagliardo Realty Associates, Gloor Realty Co. and John 
Conrad Schiess Architect – all very experienced and reputable local real estate and 
development professionals who analyzed the current market conditions and the 
desirability of the proposed development. 
 
In their opinion, the proposed development is desirable for the market and is feasible, 
based on the proposed development cost and the expected pricing.  Additionally, it will 
have a positive impact on the surrounding property values. 
 
The opinion letters are attached. 
  











Bonnie Brae Condominiums 
1101-1111 Bonnie Brae Place 

 
 

 
 
 
 
 
 
 
 
 
 
 

TAB 10 
 
 
 
 
 

OFF-SITE UTILITY IMPROVEMENTS 
    
   SITE DRAINAGE PLAN 
     

 
 
 

The proposed development will not generate a need in additional off-site improvements, 
such as traffic signals, turn lanes, additional sewer lines and water main capacities, off-
site storm water detention, etc. 

 

The Site Drainage Plan is included the Site Utilities Plan (Tab 4) 
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TAB 11 

 
 

NEIGHBOR MEETING MINUTES 
 

 
Pursuant to a duly issued notice, a meeting of the neighbors was conducted on 

October 27, 2015. 
 
In addition to the Village Manger and a newspaper reporter, there were 2 couples 

at the meeting. 
 
The Applicant described the proposed project and answered questions.  The 

questions were regarding the type of units that would be offered, level of amenities, 
interior finishes and construction schedule. 

 
There were no negative comments regarding the proposed development and 

there were no opposition to the project itself or any of its features. 
 

 
 

Meeting Minutes: 
 
 

Bonnie Brae & Thomas Condo Project 
Resident Meeting Notes – October 27, 2015 

Location – River Forest Village Hall 
Meeting started at 7:15 PM – Concluded at 7:45 PM 

 
 
The meeting was attended by four River Forest residents (2 couples).  Art Gurevich made a 
presentation reviewing his project.  The questions asked by the residents were routine and related 
to the project (size of units, amenities, parking, timing of project, etc.)  There were no objections 
to the project. 
 
 
  



Bonnie Brae & Thomas Condo Project 
Resident Meeting Notes – October 27, 2015 

Location – River Forest Village Hall 
Meeting started at 7:15 PM – Concluded at 7:45 PM 

 
 
The meeting was attended by four River Forest residents (2 couples).  Art Gurevich made a 
presentation reviewing his project.  The questions asked by the residents were routine and related 
to the project (size of units, amenities, parking, timing of project, etc.)  There were no objections 
to the project. 







Bonnie Brae Construction, LLC. 
3528 Walnut Ave., Wilmette, Illinois  60091 Tel: (847) 728-0584     Fax:  (847) 728-0585 
 
 
 
 
October 4, 2015 
 
 
 
Re: Proposed Condominium Development at 1101-1111 Bonnie Brae Place, River Forest
  
 
Dear Neighbors, 
 
Bonnie Brae Construction, LLC is pleased to present to the residents of the Village of River 
Forest our concept for development of a parcel of land located at 1101-1111 Bonnie Brae 
Place. 
 
At present, the property is improved with a parking lot located at the North East corner of 
Bonnie Brae Pl and Thomas Ave. and a 6 unit apartment building. 
 
Our plan is to replace the parking lot with a state of the art, luxury condominium building with 
up to 20 dwelling units and 40 garage parking spaces. 
 
The apartment building will be de-converted to house 3 large condominium units. 
 
Both buildings will be equipped with elevators and state of the art features and comfort 
amenities for their owners. 
 
Only the highest quality exterior materials, such as face brick and limestone will be utilized for 
the building.  On the inside, we propose 10 foot ceilings, oversize floor plans, upscale finishes 
and appliances, state of the art security system, and many other features that are demanded 
by a top of the market development. 
 
Currently, there is a demand for large, luxury condominium units by the Village residents who 
sold or consider selling their larger homes, but want to stay in the Village in a comfortable, 
maintenance free environment.  Our project will fulfill this need. 
 
We invite you to attend a Neighbors Meeting on October 27, 2015 at 7:00 PM.  The meeting 
will be held at the Village Hall, 400 Park Ave., River Forest. 
 
Inquiries and comments regarding the project can be made to Bonnie Brae Construction, LLC 
at the above address. 
 
Looking forward to see you at the meeting, 
 
Sincerely, 
 
 
Art Gurevich 
Manager 



Bonnie Brae Project

Neighbor's Information

PIN Address Notice to:

15-01-402-002-0000 7400 W. Augusta

Concordia University

7400 W. Augusta

River Forest, IL 60305

15-01-402-003-0000 7300 W. Division

Grace Evangelical Lutheran Church

of River Forest

7300 W. Division St.

River Forest, IL 60305

15-01-403-001-0000

7229 W. Division St.

River Forest, IL 60305

Grace Evangelical Lutheran Church

of River Forest

7300 W. Division St.

River Forest, IL 60305

15-01-403-046-1001 & -1017

7209-11 W. Division St., Unit A-1

River Forest, IL 60305

Kristin M. Trevino

4611 N. Weaver Ridge

Peoria, IL 61615

15-01-403-046-1002 & -1013

7209-11 W. Division St., Unit A-2

River Forest, IL 60305

Barbara A. Butzen

7209-11 W. Division St., A-2

River Forest, IL 60305

15-01-403-046-1003 & -1015

7209-11 W. Division St., Unit A-3

River Forest, IL 60305

Florida Tungol

7209-11 W. Division St., Unit A-3

River Forest, IL 60305

15-01-403-046-1004 & -1012

7209-11 W. Division St., Unit B-1

River Forest, IL 60305

Maria E. Rosa

7209 W. Division St., Unit B-1

River Forest, IL 60305

15-01-403-046-1005

7209-11 W. Division St., Unit B-2

River Forest, IL 60305

Josephine M. Elarmo

7209-11 W. Division St., Unit B-2

River Forest, IL 60305

15-01-403-046-1006 7 -1018

7209-11 W. Division St., Unit B-3

River Forest, IL 60305

Yvonne Calloway

7209-11 W. Division St., Unit B-3

River Forest, IL 60305

15-01-403-046-1007

7209-11 W. Division St., Unit C-1

River Forest, IL 60305

Heather M. Olesky

7209-11 W. Division St., Unit C-1

River Forest, IL 60305

15-01-403-046-1008

7209-11 W. Division St., Unit C-2

River Forest, IL 60305

Victor Moore

7209-11 W. Division St., Unit C-2

River Forest, IL 60305

15-01-403-046-1009

7211 W. Division St., Unit C-3

River Forest, IL 60305

Norma Sherbondy

7211 W. Division St., Unit C-3

River Forest, IL 60305

15-01-403-046-1010 & -1016

7211 W. Division St., Unit D-1

River Forest, IL 60305

Aurora Rodriguez

7211 W. Division St., Unit D-1

River Forest, IL 60305



15-01-403-046-1011 & -1014

7211 W. Division St., Unit D-2

River Forest, IL 60305

Stephanie Jefferson

7211 W. Division St., Unit D-2

River Forest, IL 60305

15-01-403-012-0000

1140 N. Harlem Ave.

River Forest, IL 60305

7-Eleven, Inc.

Tax Dept.#23852

P.O. Box 711

Dallas, Texas 75221-0711

15-01-403-013-0000

1135 Bonnie Brae

River Forest, IL 60305

Grace Evangelical Lutheran Church

of River Forest

7300 W. Division St.

River Forest, IL 60305

15-01-403-044-1001

1131 Bonnie Brae Pl., Unit 1N

River Forest, IL 60305

Geraldine Hanrahan

1131 Bonnie Brae Pl., Unit 1

River Forest, IL 60305

15-01-403-044-1002 & -1009

1129 Bonnnie Brae Pl., Unit 1S

River Forest, IL 60305

Mary Da Cosse

1129 Bonnnie Brae Pl., Unit 1S

River Forest, IL 60305

15-01-403-044-1003 & -1007

1131 Bonnie Brae Pl., Unit 2N

River Forest, IL 60305

Lynn T. Collins

1131 Bonnie Brae Pl., Unit 2N

River Forest, IL 60305

15-01-403-044-1004 & -1010

1129 Bonnnie Brae Pl., Unit 2S

River Forest, IL 60305

Susan Giorongo

1129 Bonnnie Brae Pl., Unit 2S

River Forest, IL 60305

15-01-403-044-1005 & -1011

1131 Bonnie Brae Pl., Unit 3N

River Forest, IL 60305

Beverly Caraher

1131 Bonnie Brae Pl., Unit 3N

River Forest, IL 60305

15-01-403-044-1006 & -1008

1131 Bonnie Brae Pl., Unit 3S

River Forest, IL 60305

Wilburt Woods

1131 Bonnie Brae Pl., Unit 3S

River Forest, IL 60305

15-01-403-015-0000

1127 Bonnie Brae Pl.

River forest, IL 60305

Bonnie Brae Development, LLC

1037 Chicago Ave.

Oak Park, IL 60302

15-01-403-016-0000

1123 Bonnie Brae Pl.

River forest, IL 60305

Bonnie Brae Development, LLC

1037 Chicago Ave.

Oak Park, IL 60302

15-01-403-017-0000

1119 Bonnie Brae Pl.

River forest, IL 60305

Bonnie Brae Development, LLC

1037 Chicago Ave.

Oak Park, IL 60302

15-01-403-018-0000

1115 Bonnie Brae Pl.

River forest, IL 60305

Bonnie Brae Development, LLC

1037 Chicago Ave.

Oak Park, IL 60302

15-01-403-022-0000

1134-36 N. Harlem Ave.

River Forest, IL 60305

Daniel Brown

938 Columbian

Oak Park, IL 60302

15-01-403-049-1001

1124 N. Harlem Ave., Unit A

River Forest, IL 60305

The Bank of New York

55 Beatle Place, St. 110, MS 005

Greenville, SC 29601



15-01-403-049-1002

1124 N. Harlem Ave., Unit B

River Forest, IL 60305

Donna Westbrook

1124 N. Harlem Ave., Unit B

River Forest, IL 60305

15-01-403-049-1003

1124 N. Harlem Ave., Unit C

River Forest, IL 60305

Maidaliz Marrero

1124 N. Harlem Ave., Unit C

River Forest, IL 60305

15-01-403-049-1004

1126 N. Harlem Ave., Unit A

River Forest, IL 60305

Tammy Hill

1126 N. Harlem Ave., Unit A

River Forest, IL 60305

15-01-403-049-1005

1126 N. Harlem Ave., Unit B

River Forest, IL 60305

Jennifer Kemp

1126 N. Harlem Ave., Unit B

River Forest, IL 60305

15-01-403-049-1006

1126 N. Harlem Ave., Unit C

River Forest, IL 60305

Michael Perillo

1126 N. Harlem Ave., Unit C

River Forest, IL 60305

15-01-403-049-1007

1128 N. Harlem Ave., Unit A

River Forest, IL 60305

Delfina Cervantes

1128 N. Harlem Ave., Unit A

River Forest, IL 60305

15-01-403-049-1008

1128 N. Harlem Ave., Unit B

River Forest, IL 60305

Kelley Moore

1128 N. Harlem Ave., Unit B

River Forest, IL 60305

15-01-403-049-1009

1128 N. Harlem Ave., Unit C

River Forest, IL 60305

Ronald Davis

1128 N. Harlem Ave., Unit C

River Forest, IL 60305

15-01-403-049-1010

1130 N. Harlem Ave., Unit A

River Forest, IL 60305

Chitrakar Sajana

1130 N. Harlem Ave., Unit A

River Forest, IL 60305

15-01-403-049-1011

1130 N. Harlem Ave., Unit B

River Forest, IL 60305

Connie Strait

1130 N. Harlem Ave., Unit B

River Forest, IL 60305

15-01-403-049-1012

1130 N. Harlem Ave., Unit C

River Forest, IL 60305

Ronald Malik

1130 N. Harlem Ave., Unit C

River Forest, IL 60305

15-01-403-032-0000

1122 N. Harlem Ave., Unit D

River Forest, IL 60305

Jeffrey Sarabia

1122 N. Harlem Ave., Unit D

River Forest, IL 60305

15-01-403-033-0000

1122 N. Harlem Ave., Unit C

River Forest, IL 60305

Caroline Mahic

1122 N. Harlem Ave., Unit C

River Forest, IL 60305

15-01-403-034-0000

1122 N. Harlem Ave., Unit B

River Forest, IL 60305

Kurt Stadtwald

1122 N. Harlem Ave., Unit B

River Forest, IL 60305

15-01-403-035-0000

1122 N. Harlem Ave., Unit A

River Forest, IL 60305

Michael Nelson

1122 N. Harlem Ave., Unit A

River Forest, IL 60305



15-01-403-041-0000

1118 N. Harlem Ave., Unit C

River Forest, IL 60305

Allan Pall

1118 N. Harlem Ave., Unit C

River Forest, IL 60305

15-01-403-042-0000

1118 N. Harlem Ave., Unit B

River Forest, IL 60305

Judy Kavanaugh

1118 N. Harlem Ave., Unit B

River Forest, IL 60305

15-01-403-043-0000

1118 N. Harlem Ave., Unit A

River Forest, IL 60305

Joseph Ottenheimer

1118 N. Harlem Ave., Unit A

River Forest, IL 60305

15-01-403-045-1001

1100 N. Harlem Ave., Unit G

River Forest, IL 60305

Adam West

1100 N. Harlem Ave., Unit G

River Forest, IL 60305

15-01-403-045-1002

1100 N. Harlem Ave., Unit 1

River Forest, IL 60305

Paul McGarry

1100 N. Harlem Ave., Unit 1

River Forest, IL 60305

15-01-403-045-1003

1100 N. Harlem Ave., Unit 2

River Forest, IL 60305

Steven Schwartz

1100 N. Harlem Ave., Unit 2

River Forest, IL 60305

15-01-403-045-1004

1100 N. Harlem Ave., Unit 3D

River Forest, IL 60305

You Hong Cheng

1100 N. Harlem Ave., Unit 3D

River Forest, IL 60305

15-01-403-045-1005

1102 N. Harlem Ave., Unit G

River Forest, IL 60305

Debra Wilson

1102 N. Harlem Ave., Unit G

River Forest, IL 60305

15-01-403-045-1006

1102 N. Harlem Ave., Unit 205

River Forest, IL 60305

Vicky Powell

1102 N. Harlem Ave., Unit 205

River Forest, IL 60305

15-01-403-045-1007

1102 N. Harlem Ave., Unit 2W

River Forest, IL 60305

Jeffrey Lynch

1100 N. Harlem Ave., Unit 2W

River Forest, IL 60305

15-01-403-045-1008

1102 N. Harlem Ave., Unit 3

River Forest, IL 60305

James Bloyd

1102 N. Harlem Ave., Unit 3

River Forest, IL 60305

15-01-403-045-1009

1104 N. Harlem Ave., Unit 1

River Forest, IL 60305

Kathleen Mulvey

1104 N. Harlem Ave., Unit 1

River Forest, IL 60305

15-01-403-045-1010

1104 N. Harlem Ave., Unit 2

River Forest, IL 60305

Czeslaw Chlebek

1104 N. Harlem Ave., Unit 2

River Forest, IL 60305

15-01-403-045-1011

1104 N. Harlem Ave., Unit 3D

River Forest, IL 60305

Jose Tomayo

1104 N. Harlem Ave., Unit 3D

River Forest, IL 60305

15-01-403-045-1012

1106 N. Harlem Ave., Unit 1

River Forest, IL 60305

Steven Richmond

1106 N. Harlem Ave., Unit 1

River Forest, IL 60305



15-01-403-045-1013

1106 N. Harlem Ave., Unit 2

River Forest, IL 60305

Gwendolyn Parker

1106 N. Harlem Ave., Unit 2

River Forest, IL 60305

15-01-403-045-1014

1106 N. Harlem Ave., Unit 3

River Forest, IL 60305

Steven Ferrier

1106 N. Harlem Ave., Unit 3

River Forest, IL 60305

15-01-403-045-1015

1108 N. Harlem Ave., Unit 1

River Forest, IL 60305

Terence Brennen

1108 N. Harlem Ave., Unit 1

River Forest, IL 60305

15-01-403-045-1016

1108 N. Harlem Ave., Unit 2

River Forest, IL 60305

John Koch

1108 N. Harlem Ave., Unit 2

River Forest, IL 60305

15-01-403-045-1017

1108 N. Harlem Ave., Unit 3

River Forest, IL 60305

Alfredo Rivera

1909 N. 72nd Court

Elmwood Park, Il 60707

15-01-403-045-1018

1110 N. Harlem Ave., Unit 1N

River Forest, IL 60305

Joseph Schak

1110 N. Harlem Ave., Unit 1N

River Forest, IL 60305

15-01-403-045-1019

1110 N. Harlem Ave., Unit 2

River Forest, IL 60305

Jason Sherman

427 N. Harvey

Oak Park, IL 60302

15-01-403-045-1020

1110 N. Harlem Ave., Unit 3

River Forest, IL 60305

Michael Jones

1110 N. Harlem Ave., Unit 3

River Forest, IL 60305

15-01-403-045-1021

1112 N. Harlem Ave., Unit G

River Forest, IL 60305

Thomas Nisbet

1112 N. Harlem Ave., Unit G

River Forest, IL 60305

15-01-403-045-1022

1112 N. Harlem Ave., Unit 1

River Forest, IL 60305

Leshonda Howard

1112 N. Harlem Ave., Unit 1

River Forest, IL 60305

15-01-403-045-1023

1112 N. Harlem Ave., Unit 2

River Forest, IL 60305

Michael Sturdivant

1112 N. Harlem Ave., Unit 2

River Forest, IL 60305

15-01-403-045-1024

1112 N. Harlem Ave., Unit 3N

River Forest, IL 60305

Edmund Padleckas

1112 N. Harlem Ave., Unit 3N

River Forest, IL 60305

15-01-403-045-1025

1114 N. Harlem Ave., Unit G

River Forest, IL 60305

Andrew Psyk

1114 N. Harlem Ave., Unit G

River Forest, IL 60305

15-01-403-045-1026

1114 N. Harlem Ave., Unit 1

River Forest, IL 60305

Jerome Davis

1114 N. Harlem Ave., Unit 1

River Forest, IL 60305

15-01-403-045-1027

1114 N. Harlem Ave., Unit 2

River Forest, IL 60305

Kinda Cutts

1841 N. Sheffield Ave.

Chicago, Il 60614



15-01-403-045-1028

1114 N. Harlem Ave., Unit 3

River Forest, IL 60305

Kate Burch

643 Elgin Ave.

Forest Park, IL 60130

15-01-406-022-0000

7221-7227 Thomas

River Forest, IL 60305

Bonnie Brae Development, LLC

1037 Chicago Ave.

Oak Park, IL 60302

15-01-406-024-0000

1037-39 Bonnie Brae Pl.

River Forest, IL 60305

Bonnie Brae Development, LLC

1037 Chicago Ave.

Oak Park, IL 60302

15-01-406-033-0000

15-01-406-034-0000

1033 Bonnie Brae Pl.

River Forest, IL 60305

Bonnie Brae Development, LLC

1037 Chicago Ave.

Oak Park, IL 60302

15-01-406-027-0000

1031 Bonnie Brae Pl.

River Forest, IL 60305

Denis Azabagic

7618 Polk Street

Forest Park, IL 60130

15-01-406-028-0000

1029 Bonnie Brae Pl.

River Forest, IL 60305

James Cunningham

1029 Bonnie Brae Pl.

River Forest, IL 60305

15-01-406-004-0000

1025 Bonnie Brae Pl.

River Forest, IL 60305

Robert Miller

1025 Bonnie Brae Pl.

River Forest, IL 60305

15-01-406-031-0000

1023 Bonnie Brae Pl.

River Forest, IL 60305

Leo Baranowski

1023 Bonnie Brae Pl.

River Forest, IL 60305

15-01-406-006-0000

1019 Bonnie Brae Pl.

River Forest, IL 60305

Anthony Morelli

1019 Bonnie Brae Pl.

River Forest, IL 60305

15-01-406-026-1001

1009 Bonnie Brae Pl., Unit 1B

River Forest, IL 60305

G. Robert Mason

1009 Bonnie Brae Pl., Unit 1B

River Forest, IL 60305

15-01-406-026-1002

1009 Bonnie Brae Pl., Unit 1C

River Forest, IL 60305

Colleen Dunigan

1009 Bonnie Brae Pl., Unit 1C

River Forest, IL 60305

15-01-406-026-1003

1005 Bonnie Brae Pl., Unit 1D

River Forest, IL 60305

J. Richard Carey

1005 Bonnie Brae Pl., Unit 1D

River Forest, IL 60305

15-01-406-026-1004

1005 Bonnie Brae Pl., Unit 1E

River Forest, IL 60305

Stephen Kennedy

1005 Bonnie Brae Pl., Unit 1E

River Forest, IL 60305

15-01-406-026-1005

1005 Bonnie Brae Pl., Unit 1F

River Forest, IL 60305

Patricia Huebner

1005 Bonnie Brae Pl., Unit 1F

River Forest, IL 60305

15-01-406-026-1006

1005 Bonnie Brae Pl., Unit 1H

River Forest, IL 60305

Philip Gordon

1005 Bonnie Brae Pl., Unit 1H

River Forest, IL 60305



15-01-406-026-1007

1005 Bonnie Brae Pl., Unit 1I

River Forest, IL 60305

Kathleen Quaid

1005 Bonnie Brae Pl., Unit 1I

River Forest, IL 60305

15-01-406-026-1008

1009 Bonnie Brae Pl., Unit 2A

River Forest, IL 60305

Peri Georglou

1009 Bonnie Brae Pl., Unit 2A

River Forest, IL 60305

15-01-406-026-1009

1009 Bonnie Brae Pl., Unit 2B

River Forest, IL 60305

Emil Baumbach

1009 Bonnie Brae Pl., Unit 2B

River Forest, IL 60305

15-01-406-026-1010

1009 Bonnie Brae Pl., Unit 2C

River Forest, IL 60305

Eugene Sullivan

1009 Bonnie Brae Pl., Unit 2C

River Forest, IL 60305

15-01-406-026-1011

1005 Bonnie Brae Pl., Unit 2D

River Forest, IL 60305

Jack Sumnarski

1005 Bonnie Brae Pl., Unit 2D

River Forest, IL 60305

15-01-406-026-1012

1005 Bonnie Brae Pl., Unit 2E

River Forest, IL 60305

Mary Peterson

1005 Bonnie Brae Pl., Unit 2E

River Forest, IL 60305

15-01-406-026-1013

1005 Bonnie Brae Pl., Unit 2F

River Forest, IL 60305

Norman Carroll

1005 Bonnie Brae Pl., Unit 2F

River Forest, IL 60305

15-01-406-026-1014

1005 Bonnie Brae Pl., Unit 2G

River Forest, IL 60305

Zora Zivkovic

1005 Bonnie Brae Pl., Unit 2G

River Forest, IL 60305

15-01-406-026-1015

1009 Bonnie Brae Pl., Unit 3A

River Forest, IL 60305

Edmond Burke

1009 Bonnie Brae Pl., Unit 3A

River Forest, IL 60305

15-01-406-026-1016

1009 Bonnie Brae Pl., Unit 3B

River Forest, IL 60305

Manuel Iglesias

1009 Bonnie Brae Pl., Unit 3B

River Forest, IL 60305

15-01-406-026-1017

1009 Bonnie Brae Pl., Unit 3C

River Forest, IL 60305

Leroy Rosasco

1009 Bonnie Brae Pl., Unit 3C

River Forest, IL 60305

15-01-406-026-1018

1005 Bonnie Brae Pl., Unit 3D

River Forest, IL 60305

Allison Burdick

10059 Bonnie Brae Pl., Unit 3D

River Forest, IL 60305

15-01-406-026-1019

1005 Bonnie Brae Pl., Unit 3E

River Forest, IL 60305

Edward Owens

1005 Bonnie Brae Pl., Unit 3E

River Forest, IL 60305

15-01-406-026-1020

1005 Bonnie Brae Pl., Unit 3F

River Forest, IL 60305

Mahvash Amir-Mokri

1005 Bonnie Brae Pl., Unit 3F

River Forest, IL 60305

15-01-406-026-1021

1005 Bonnie Brae Pl., Unit 3G

River Forest, IL 60305

Mahvash Amir-Mokri

1005 Bonnie Brae Pl., Unit 3G

River Forest, IL 60305



15-01-406-026-1022

1009 Bonnie Brae Pl., Unit 4A

River Forest, IL 60305

Kevin Murphy

1009 Bonnie Brae Pl., Unit 4A

River Forest, IL 60305

15-01-406-026-1023

1009 Bonnie Brae Pl., Unit 4B

River Forest, IL 60305

Shmuel Mahfood

1009 Bonnie Brae Pl., Unit 4B

River Forest, IL 60305

15-01-406-026-1024

1009 Bonnie Brae Pl., Unit 4C

River Forest, IL 60305

Shmuel Mahfood

1009 Bonnie Brae Pl., Unit 4C

River Forest, IL 60305

15-01-406-026-1025

1005 Bonnie Brae Pl., Unit 4D

River Forest, IL 60305

Carol O'Brien

1005 Bonnie Brae Pl., Unit 4D

River Forest, IL 60305

15-01-406-026-1026

1005 Bonnie Brae Pl., Unit 4E

River Forest, IL 60305

Patricia Lappe

1005 Bonnie Brae Pl., Unit 4E

River Forest, IL 60305

15-01-406-026-1027

1005 Bonnie Brae Pl., Unit 4F

River Forest, IL 60305

Dale Schlafer

1005 Bonnie Brae Pl., Unit 4F

River Forest, IL 60305

15-01-406-026-1028

1005 Bonnie Brae Pl., Unit 4G

River Forest, IL 60305

Nancy McGurn

1005 Bonnie Brae Pl., Unit 4G

River Forest, IL 60305

15-01-406-026-1029

1009 Bonnie Brae Pl., Unit 5A

River Forest, IL 60305

Joan Wojcik

1009 Bonnie Brae Pl., Unit 5A

River Forest, IL 60305

15-01-406-026-1030

1009 Bonnie Brae Pl., Unit 5B

River Forest, IL 60305

Charles Winkler

1009 Bonnie Brae Pl., Unit 5B

River Forest, IL 60305

15-01-406-026-1031

1009 Bonnie Brae Pl., Unit 5C

River Forest, IL 60305

Selma Belajec

1009 Bonnie Brae Pl., Unit 5C

River Forest, IL 60305

15-01-406-026-1032

1009 Bonnie Brae Pl., Unit 5D

River Forest, IL 60305

Brian Sullivan

1009 Bonnie Brae Pl., Unit 5D

River Forest, IL 60305

15-01-406-026-1033

1005 Bonnie Brae Pl., Unit 5E

River Forest, IL 60305

Brian Sullivan

1009 Bonnie Brae Pl., Unit 5D

River Forest, IL 60305

15-01-406-026-1034

1005 Bonnie Brae Pl., Unit 5F

River Forest, IL 60305

William Darley

1005 Bonnie Brae Pl., Unit 5F

River Forest, IL 60305

15-01-406-026-1035

1005 Bonnie Brae Pl., Unit 5G

River Forest, IL 60305

Nancy May

1005 Bonnie Brae Pl., Unit 5G

River Forest, IL 60305

15-01-406-010-0000

1040 N. Harlem Ave.

River Forest, IL 60305

West Saburban Temple Har Zion

1040 N. Harlem Ave.

River forest, IL 60305

15-01-406-011-0000

1040 N. Harlem Ave.

River Forest, IL 60305



15-01-406-012-0000

1040 N. Harlem Ave.

River Forest, IL 60305

15-01-406-013-0000

1040 N. Harlem Ave.

River Forest, IL 60305

15-01-406-032-1001

1020 N. Harlem, Unit A-1

River Forest, IL 60305

Robert Williams

1020 N. Harlem, Unit A-1

River Forest, IL 60305

15-01-406-032-1002

1020 N. Harlem, Unit B-1

River Forest, IL 60305

Oleg Bondarenko

1020 N. Harlem, Unit B-1

River Forest, IL 60305

15-01-406-032-1003

1020 N. Harlem, Unit 1C

River Forest, IL 60305

Gail Popowits

1020 N. Harlem, Unit 1C

River Forest, IL 60305

15-01-406-032-1004

1020 N. Harlem, Unit 1D

River Forest, IL 60305

Patricia Parker

1020 N. Harlem, Unit 1D

River Forest, IL 60305

15-01-406-032-1005

1020 N. Harlem, Unit 1E

River Forest, IL 60305

Monique Brotman

1020 N. Harlem, Unit 1E

River Forest, IL 60305

15-01-406-032-1006

1020 N. Harlem, Unit 1F

River Forest, IL 60305

Anthony Antobello

1020 N. Harlem, Unit 1F

River Forest, IL 60305

15-01-406-032-1007

1020 N. Harlem, Unit A2

River Forest, IL 60305

Cynthia Mokry

1020 N. Harlem, Unit A2

River Forest, IL 60305

15-01-406-032-1008

1020 N. Harlem, Unit 2B

River Forest, IL 60305

Gary Mancuso

1020 N. Harlem, Unit 2B

River Forest, IL 60305

15-01-406-032-1009

1020 N. Harlem, Unit 2C

River Forest, IL 60305

Anthony Powers

1020 N. Harlem, Unit 2C

River Forest, IL 60305

15-01-406-032-1010

1020 N. Harlem, Unit 2D

River Forest, IL 60305

Kenneth Wright

1020 N. Harlem, Unit 2D

River Forest, IL 60305

15-01-406-032-1011

1020 N. Harlem, Unit 2E

River Forest, IL 60305

Alejandro Hornik

1020 N. Harlem, Unit 2E

River Forest, IL 60305

15-01-406-032-1012

1020 N. Harlem, Unit F-2

River Forest, IL 60305

Evelyn Finegan

1020 N. Harlem, Unit F-2

River Forest, IL 60305

15-01-406-032-1013

1020 N. Harlem, Unit 3A

River Forest, IL 60305

June Witzl

1020 N. Harlem, Unit 3A

River Forest, IL 60305

15-01-406-032-1014

1020 N. Harlem, Unit 3B

River Forest, IL 60305

Anthony Ponzio

1020 N. Harlem, Unit 3B

River Forest, IL 60305



15-01-406-032-1015

1020 N. Harlem, Unit C-3

River Forest, IL 60305

Joyce Washington

1020 N. Harlem, Unit C-3

River Forest, IL 60305

15-01-406-032-1016

1020 N. Harlem, Unit 3D

River Forest, IL 60305

Guilbert Golz

1020 N. Harlem, Unit 3D

River Forest, IL 60305

15-01-406-032-1017

1020 N. Harlem, Unit 3E

River Forest, IL 60305

Eileen Mullin

1020 N. Harlem, Unit 3E

River Forest, IL 60305

15-01-406-032-1018

1020 N. Harlem, Unit 3F

River Forest, IL 60305

Leo Smiley

1020 N. Harlem, Unit 3F

River Forest, IL 60305

15-01-406-032-1019

1020 N. Harlem, Unit 4A

River Forest, IL 60305

Barbara Letscher

1020 N. Harlem, Unit 4A

River Forest, IL 60305

15-01-406-032-1020

1020 N. Harlem, Unit 4B

River Forest, IL 60305

Angelo Ruggiero

1020 N. Harlem, Unit 4B

River Forest, IL 60305

15-01-406-032-1021

1020 N. Harlem, Unit 4C

River Forest, IL 60305

Sandra Waitr

1020 N. Harlem, Unit 4C

River Forest, IL 60305

15-01-406-032-1022

1020 N. Harlem, Unit 4D

River Forest, IL 60305

Ronald Marich

1020 N. Harlem, Unit 4D

River Forest, IL 60305

15-01-406-032-1023

1020 N. Harlem, Unit 4E

River Forest, IL 60305

James Elsener

1020 N. Harlem, Unit 4E

River Forest, IL 60305

15-01-406-032-1024

1020 N. Harlem, Unit 4F

River Forest, IL 60305

Martin Siegel

1020 N. Harlem, Unit 4F

River Forest, IL 60305

15-01-406-032-1025

1020 N. Harlem, Unit 5A

River Forest, IL 60305

Emlee Hillard-Smith

1020 N. Harlem, Unit 5A

River Forest, IL 60305

15-01-406-032-1026

1020 N. Harlem, Unit B-5

River Forest, IL 60305

Gary Gagliano

1020 N. Harlem, Unit B-5

River Forest, IL 60305

15-01-406-032-1027

1020 N. Harlem, Unit 5C

River Forest, IL 60305

Thomas McDonnel

1020 N. Harlem, Unit 5C

River Forest, IL 60305

15-01-406-032-1028

1020 N. Harlem, Unit D-5

River Forest, IL 60305

Gary Gagliano

1020 N. Harlem, Unit D5

River Forest, IL 60305

15-01-406-032-1029

1020 N. Harlem, Unit 5-E

River Forest, IL 60305

Bettina Ruffolo

1020 N. Harlem, Unit 5-E

River Forest, IL 60305



15-01-406-032-1030

1020 N. Harlem, Unit 5-F

River Forest, IL 60305

Karl Reko

1020 N. Harlem, Unit 5F

River Forest, IL 60305

15-01-406-029-1001

1010 N. Harlem, Unit 201

River Forest, IL 60305

Judith Wolf

1010 N. Harlem, Unit 201

River Forest, IL 60305

15-01-406-029-1002

1010 N. Harlem, Unit 202

River Forest, IL 60305

Lori O'Connor

1010 N. Harlem, Unit 202

River Forest, IL 60305

15-01-406-029-1003

1010 N. Harlem, Unit 203

River Forest, IL 60305

Elaine Scheier

1010 N. Harlem, Unit 203

River Forest, IL 60305

15-01-406-029-1004

1010 N. Harlem, Unit 204

River Forest, IL 60305

Thomas Lint

1010 N. Harlem, Unit 204

River Forest, IL 60305

15-01-406-029-1005

1010 N. Harlem, Unit 205

River Forest, IL 60305

Nancy Good

1010 N. Harlem, Unit 205

River Forest, IL 60305

15-01-406-029-1006

1010 N. Harlem, Unit 301

River Forest, IL 60305

Mark Martin

1010 N. Harlem, Unit 301

River Forest, IL 60305

15-01-406-029-1007

1010 N. Harlem, Unit 302

River Forest, IL 60305

Luis Reyes

1010 N. Harlem, Unit 

River Forest, IL 60305

15-01-406-029-1008

1010 N. Harlem, Unit 303

River Forest, IL 60305

Evelyn Mensah

1010 N. Harlem, Unit 

River Forest, IL 60305

15-01-406-029-1009

1010 N. Harlem, Unit 304

River Forest, IL 60305

David Adams

1010 N. Harlem, Unit 304

River Forest, IL 60305

15-01-406-029-1010

1010 N. Harlem, Unit 305

River Forest, IL 60305

Jaime Sanchez

1010 N. Harlem, Unit 305

River Forest, IL 60305

15-01-406-029-1011

1010 N. Harlem, Unit 401

River Forest, IL 60305

Margaret Kraft

1010 N. Harlem, Unit 401

River Forest, IL 60305

15-01-406-029-1012

1010 N. Harlem, Unit 402

River Forest, IL 60305

Diane Colletti

1010 N. Harlem, Unit 402

River Forest, IL 60305

15-01-406-029-1013

1010 N. Harlem, Unit 403

River Forest, IL 60305

Nita Lecrone

1010 N. Harlem, Unit 403

River Forest, IL 60305

15-01-406-029-1014

1010 N. Harlem, Unit 404

River Forest, IL 60305

Kathleen Polk

1010 N. Harlem, Unit 404

River Forest, IL 60305



15-01-406-029-1015

1010 N. Harlem, Unit 405

River Forest, IL 60305

Mary Bowman

1010 N. Harlem, Unit 405

River Forest, IL 60305

15-01-406-029-1016

1010 N. Harlem, Unit 501

River Forest, IL 60305

Antoinette Bruno

1010 N. Harlem, Unit 501

River Forest, IL 60305

15-01-406-029-1017

1010 N. Harlem, Unit 502

River Forest, IL 60305

John Muldoon

1010 N. Harlem, Unit 502

River Forest, IL 60305

15-01-406-029-1018

1010 N. Harlem, Unit 503

River Forest, IL 60305

Enrique Ibarra

1010 N. Harlem, Unit 503

River Forest, IL 60305

15-01-406-029-1019

1010 N. Harlem, Unit 504

River Forest, IL 60305

John Roach

1010 N. Harlem, Unit 504

River Forest, IL 60305

15-01-406-029-1020

1010 N. Harlem, Unit 505

River Forest, IL 60305

Mary Halpin

1010 N. Harlem, Unit 505

River Forest, IL 60305

15-01-406-019-0000

1002 N. Harlem Ave.

River Forest, IL 60305

Douglas Winchell

1002 N. Harlem Ave.

River Forest, IL 60305
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"A"
BOGUE'S ADD. TO OAK PARK, a sub. of the S.E.1/4 of Sec. 
1-39-12.     Rec. Sep 12, 1890 Doc. 1334847.

"B"
SUB. of Blks. 1, 8 through 11, and 14 through 16 in Bogue's Add. to 
Oak Park (see "A").     Rec. Jan 9, 1917 Doc. 6026883.

"C"
GREY & BRAESE'S RESUB. of Blk. 1 in Sub. of Blks. 1, 8 through 
11, and 14 through 16 (see "B").     Rec. Jan 16, 1924 Doc. 8253191.
CONDOMINIUM: 15-01-403-044
BONNIE BRAE CONDOMINIUM
Rec. 12/14/1978 Doc. 24764889
Unit Unit Unit Unit
1N = 1001 2S = 1004 G-1 = 1007 G-4 = 1010
1S = 1002 3N = 1005 G-2 = 1008 G-5 = 1011
2N = 1003 3S = 1006 G-3 = 1009

CONDOMINIUM: 15-01-403-045
RIVER FOREST - ARLINGTON HOUSE
Rec. 5/30/1979 Doc. 24979552
Unit Unit Unit
1100G = 1001 1104-3 = 10111112-G = 1021
1100-1 = 10021106-1 = 10121112-1 = 1022
1100-2 = 10031106-2 = 10131112-2 = 1023
1100-3 = 10041106-3 = 10141112-3 = 1024
1102-G = 10051108-1 = 10151114-G = 1025
1102-1 = 10061108-2 = 10161114-1 = 1026
1102-2 = 10071108-3 = 10171114-2 = 1027
1102-3 = 10081110-1 = 10181114-3 = 1028
1104-1 = 10091110-2 = 1019
1104-2 = 10101110-3 = 1020

CONDOMINIUM: 15-01-403-046
THE PRIORY CONDOMINIUM
Rec. 9/27/1995 Doc. 95655770
Unit Unit Unit Unit
A1 = 1001 B3 = 1006 D2 = 1011 P5 = 1016
A2 = 1002 C1 = 1007 P1 = 1012 P6 = 1017
A3 = 1003 C2 = 1008 P2 = 1013 P7 = 1018
B1 = 1004 C3 = 1009 P3 = 1014
B2 = 1005 D1 = 1010 P4 = 1015

CONDOMINIUM: 15-01-403-047
PRIORY POINTE CONDOMINIUM
Rec. 7/16/1999 Doc. 99682170
Unit Unit Unit Unit
1 = 1001 5 = 1005 9 = 1009 G-3 = 1013
2 = 1002 6 = 1006 10 = 1010 G-4 = 1014
3 = 1003 7 = 1007 G-1 = 1011 G-5 = 1015
4 = 1004 8 = 1008 G-2 = 1012

CONDOMINIUM: 15-01-403-048
Alexandrian Condominium
Rec. 6/26/2001 Doc. 0010561202
Unit Unit Unit Unit
1 = 1001 4 = 1004 7 = 1007
2 = 1002 5 = 1005 8 = 1008
3 = 1003 6 = 1006 9 = 1009

CONDOMINIUM: 15-01-403-049
DOMINICAN MANOR CONDO
Rec. 12/6/2004 Doc. 0434119070
Unit Unit Unit
1124-A = 10011126-B = 10051128-C = 1009
1124-B = 10021126-C = 10061130-A = 1010
1124-C = 10031128-A = 10071130-B = 1011
1126-A = 10041128-B = 10081130-C = 1012

CONDOMINIUM: 15-01-406-026
VALENCIA CONDOMINIUM
Rec. 10/20/1969 Doc. 20989604
Unit Unit Unit Unit
1-B = 1001 2-C = 1010 3-E = 1019 4-G = 1028
1-C = 1002 2-D = 1011 3-F = 1020 5-A = 1029
1-D = 1003 2-E = 1012 3-G = 1021 5-B = 1030
1-E = 1004 2-F = 1013 4-A = 1022 5-C = 1031
1-F = 1005 2-G = 1014 4-B = 1023 5-D = 1032
1-H = 1006 3-A = 1015 4-C = 1024 5-E = 1033
1-I = 1007 3-B = 1016 4-D = 1025 5-F = 1034
2-A = 1008 3-C = 1017 4-E = 1026 5-G = 1035
2-B = 1009 3-D = 1018 4-F = 1027

CONDOMINIUM: 15-01-406-029
1010 N. HARLEM AVE. CONDOMINIUM
Rec. 5/16/1973 Doc. 22327584
Unit Unit Unit Unit
201 = 1001 301 = 1006 401 = 1011 501 = 1016
202 = 1002 302 = 1007 402 = 1012 502 = 1017
203 = 1003 303 = 1008 403 = 1013 503 = 1018
204 = 1004 304 = 1009 404 = 1014 504 = 1019
205 = 1005 305 = 1010 405 = 1015 505 = 1020

CONDOMINIUM: 15-01-406-032
LANDERS HOUSE CONDOMINIUM
Rec. 10/31/1980 Doc. 25646856
Unit Unit Unit Unit
A-1 = 1001 D-1 = 1004 A-2 = 1007 D-2 = 1010
B-1 = 1002 E-1 = 1005 B-2 = 1008 E-2 = 1011
C-1 = 1003 F-1 = 1006 C-2 = 1009 F-2 = 1012

E ½ SE ¼ SEC 1-39-12
RIVER FOREST

39-12-1H
15-1
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CONDOMINIUM: 15-01-406-032
LANDERS HOUSE CONDOMINIUM
Rec. 10/31/1980 Doc. 25646856
Continued
Unit Unit Unit Unit
A-3 = 1013 F-3 = 1018 E-4 = 1023 D-5 = 1028
B-3 = 1014 A-4 = 1019 F-4 = 1024 E-5 = 1029
C-3 = 1015 B-4 = 1020 A-5 = 1025 F-5 = 1030
D-3 = 1016 C-4 = 1021 B-5 = 1026
E-3 = 1017 D-4 = 1022 C-5 = 1027

39-12-1H
15-1_F1
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Bonnie Brae Condominiums 
1101-1111 Bonnie Brae Place 

 
 

 

 
 
 
 
 
 
 
 
 

TAB 12 
 
 
 
 
 
 

CODE VARIANCES 



January 24, 2018 

Proposed Bonnie Brae Pl. and Thomas Ave. Development 

Summary of Development Requirements and Requested Variations 

(Items that require variations are in BOLD) 

Zoning District R-4 

1101-07 Bonnie Brae 

Description Required Provided Comments 

Lot Size (square feet) More than 26,136 18,454  

Lot Coverage Less than 70% 75%  

Front Setback 20’ 12’ Building structure 
setback is 20’. 
Canopy and exhaust 
wells encroachment 
only. 

Side (North) 3’ 1’-4” Canopy only.  
Building is setback 3’-
8” 

Side (South) 25’ 5’-2” Building structure 
setback is 6’-4”. 
Additional 
encroachment is for 
architectural 
elements above the 
1st floor and for 
decorative pilasters. 

Rear 27”-8’ 10’  

Building Height 45’ 50’-0”    

FAR (gross building are 
38,190 (sf) 

1.5 
 

2.0 
 

 

Rear Yard Area (square feet) 2,768 (15%) 1,000 (5.4%)  

Parking (per Dwelling Unit) 2  2.5 46 parking space 
provided.   

Guest Parking 4 4  

Loading Space 1 1  

 

1111 Bonnie Brae 

Description Required Provided Comments 

Lot Size (square feet) More than 26,136 9,227 Existing Building 

Lot Coverage Less than 70% 34%  

Front Setback 20’ 51”  

Side (North) 3’ 3’  

Side (South) 3’ 12’  

Rear 27”-8’ 50’  

Building Height 45’ 35’    



FAR 1.5 0.94  

Rear Yard Area (square feet) 2,768 (15%) 2,550 (28%)  

Parking (per Dwelling Unit) 2.5  2.5 Includes 2 compact 
car stalls and 2 
spaces at 1101 
Bonnie Brae Garage 

Guest Parking 1 1 At 1101 Bonnie Brae 
garage 
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