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Understanding Receivership

Receivership is a tool of the 
courts.
- The receiver is common in 

business, foreclosures and 
bankruptcy

- The receiver is an unbiased, 
3rd party appointed by the 
Court

- The receiver is at the 
direction of the courts

- The receiver is an expert in 
their area of practice

- The receiver is concerned for 
the asset in receivership

State Statute
65 ILCS 5/11-31-2
If, upon application hereunder, the court orders the appointment of a receiver to 
cause such building or structure to conform, such receiver may use the rents and 
issues of such property toward maintenance, repair and rehabilitation of the property 
prior to and despite any assignment of rents; and the court may further authorize the 
receiver to recover the cost of such maintenance, repair and rehabilitation by the 
issuance and sale of notes or receiver's certificates bearing such interest as the court 
may fix, and such notes or certificates, after their initial issuance and transfer by the 
receiver, shall be freely transferable and when sold or transferred by the receiver in 
return for a valuable consideration in money, material, labor or services, shall be a 
first lien upon the real estate and the rents and issues thereof, and shall be superior 
to all prior assignments of rents and all prior existing liens and encumbrances, except 
taxes; provided, that within 90 days of such sale or transfer for value by the receiver 
of such note or certificate, the holder thereof shall file notice of lien in the office of the 
recorder in the county in which the real estate is located, or in the office of the 
registrar of titles of such county if the real estate affected is registered under the 
Registered Titles (Torrens) Act. 
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Housing Court Receivers

Case Study: 500 block of Central Park
Role of TBI2: Feasibility studies and stabilization activity
1. 538 S Central Park:  Receivership.   Study, Clean, Secure.
2. 546 S Central Park:  Receivership.   Study, Clean, Secure, Stabilization repairs.   
3. 550 S Central Park:  Receivership.   Study, Clean, Secure, Stabilization repairs. 

A receiver can be appointed by the Courts 
when:
• Buildings have dangerous and hazardous 

conditions
• Properties are abandoned with unsafe conditions 

unsafe to the community and first responders
• A receiver can stabilize or preserve the building
• The owner or an interested party is unable or 

unwilling to make repairs
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How does a property end up in Housing Court?

How a case is filed:
1.311 call
2.DOB conducts an 
inspection
3.Sent to DOL
4.Filed if open and 
unregistered 

Court Calls
Vacant Building Call
Conservation Call 
Demolition Call
Heat Call
Distressed Condominium Call

Duties of Housing Court 
Calls’ Recievers
Vacant Building Call: preserve the 
property
Condo Call: deconvert the Condo to an 
apartment building
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What is the role of housing court receiver?

Duties
• Maintain the property 

or put the property in 
a safe condition

Arm of the Court
• Can perform only 

duties authorized by 
the court!

Duties can include:
• Porch demolition and 

repairs
• Interior clean-out 
• Property security
• Masonry and parapet 

wall repairs
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City of Chicago Receiver Programs

Only about 250 City 
Receiverships are 
appointed per year.
• Receivers must be 

approved by the Judge
• Private receivers are 

considered for 
appointment

• City receivers are 
appointed as a last resort, 
often for property with 
little or no value

City Programs
Troubled Buildings Initiative

HEAT Receivership
Community Receiver Pilot

Fun Fact:  There are over 
3,000 Housing Court cases 
filed per year.
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DUTIES & QUALIFICATIONS 
OF A RECEIVER

Property Management
Stabilization & Repair
Feasibility Studies
Accounting & Legal
Funding Requirements
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Common Receivership Activities

Property Management
• Board & Keep Secure
• Maintain lot and weeds
• Post required signage
• Tenants, leases and rent

Stabilization & Repairs
• Trash out and clean outs
• Remove and/or Replace porch
• Masonry and tuckpointing
• Other Court-ordered repairs

Feasibility Studies
• Describe D&H conditions
• Review title
• Determine market value
• Estimate cost of repairs

Accounting & Legal
• Maintain all bids and invoices
• Track hours and activity
• Work with an attorney
• Report to the Court
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Feasibility Studies in more detail

The Feasibility Study helps 
the Court understand the full 
story
- Receiver expected to 

have full expertise
- 3rd party reports from 

appraisers and 
contractors expected

- Pictures of deficiencies
- Scope and estimate of 

repairs

Judges require the following:
• Narrative description
• Court order(s) for the case
• Appraisal or BPO
• Scope of repairs
• Estimated expenses
• Color photos of building and 

deficiencies
• Recommendations
• Invoice for report
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Funding requirements

Receivership Requires a 
source of Up-Front Funds

- Receiver pays all expenses up-
front

- Court approves reimbursement 
of paid expenses only

- Funds can be recovered after the 
Court approves costs

How does a receiver get paid?
• Reimbursed by owner or
• A Foreclosing bank or 

new owner pays the 
Receiver, or

• Foreclosure of the 
Receiver Lien or

• Sale of the Receiver Lien
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Example of Receiver Cashflow

Cashflow Month 1 Month 2 Month 3 Month 4 Month 5 Month 6 Month 7 Month 8 Month 9
Month 

10
Month 

11 Month 12

Case 1 0 0 -2500 -5000 0 -10 0 0 0 0 0 0

Actions Petition Appointment
Complete 

work Pay Vendor
Court 

appearance
File 

accounting
Court 

appearance

Hours 0 2 6 0.5 1 1 1

Year 1: 46 hrs
Billable 
Hours 0 8 24 2 4 4 0 4 0 0 0 0 

Cashflow Month 1 Month 2 Month 3 Month 4 Month 5 Month 6 Month 7 Month 8 Month 9
Month 

10
Month 

11 Month 12

Case 1 0 0 (2,500) (5,000) 0 (10) 0 0 0 0 0 0 

Case 2 0 0 (2,500) (5,000) 0 (10) 0 0 0 0 0 0 

Case 3 0 0 (2,500) (5,000) 0 (10) 0 0 0 0 0 0 

Case 4 0 0 (2,500) (5,000) 0 (10) 0 0 0 0 0 0 

TOTAL 0 0 (10,000) (20,000) 0 (40) 0 0 0 0 0 0 

Year 1: (30,040)
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HOUSING COURT PROCESS

Complaints
Petitions
Appearance
Court Order
Appointment
Case Management
Accounting
Certificates
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Housing Court Process

The process for Housing Court takes time
• Average court case lasts approx. one (1) year
• All interested parties are made aware of case
• All owners are given time to complete work
• Receivers disclose all information and make 

recommendations to the Court
• All bids or work are approved in advance
• All work is inspected 
• Courts review and approve expenses 

Case Study: 500 block of Central Park
1. Vacant & abandoned buildings
2. Properties unsecure
3. Gateway to WH MMRP
4. Owners/residents moving away

Goal: Rebuild confidence in neighborhood.

Strategy:   Secure properties.  Show 
progress.  Encourage occupancy. 15



Typical steps in Housing Court

1. A complaint is filed
2. A petition for receiver is 

filed
3. A hearing is conducted 

to appoint receiver
4. The receiver files an 

accounting
5. The accounting is 

approved with certificate 
to issue

6. A lien is recorded

Receiver Fees:
Includes hard costs and soft costs
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Requirements from the Judge 
to be a Receiver:
•Resume or CV
•Proof of finances
•Proof of ability to perform 
assigned duties



Reviewing the Complaint

Key points to know:
• Describes all violations
• Identifies all parties
• May require amendments

Gives enough 
information for you to 
identify and research 
the property

17



Understanding the Court Order

Tips for Receivers:
• Keep all copies of orders
• Ask questions, if any
• Ensure accurate 

presentation of info at 
court

Orders list your duties
DON’T GO BEYOND 
THE SCOPE!
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Case Management: Doing the work

The court order gives the 
directions to a receiver:
• Do only the work required
• If other work required, motion 

it back in court or explain at 
next court date

• Have proper insurance
• Pay your vendors and keep 

copies of invoices and cashed 
checks

• Coordinate with court 
inspectors

Document everything:
• Your actions must be 

defensible
• You must show proof of work 

performed

All work must be:
• Up to code
• Inspected and permitted by 

the City
• Documented by photos and 

receipts for work done
19



Filing a motion

Working with an attorney
• Attorney will draft and file 

motion
• Motion sets a court date and 

requests approval
• Motion describes the situation

Reasons to file motion
• Unable to complete the work, 

additional work needed
• Want approval of costs
• Incident or issue can not wait
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The Receiver’s Accounting

Critical components of the 
Accounting:
• Motion to approve accounting
• Affidavit swearing to accuracy
• Narrative of all activity
• Log of activity and hours
• All court orders
• Before and after photos of 

property
• All invoices and canceled 

checks
• Final invoice for all services
• Draft receiver certificate

Statement of Accounting:
• Record of all receiver activity
• Final step to getting paid
• All subject to Judge’s approval
• Must be sent to all parties

Format for Accounting:
• Cover sheet with case number
• Page dividers for sections
• Color photos
• Typed without error
• Page numbers
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MANAGING DOCUMENTATION

Court Orders
Log of Activity, hours and staff time
Before and After photos
Copies of invoices, checks, receipts, bank statements
Final Accounting
Motions
Receiver’s Certificate
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Managing Receiver Documentation

Case Study: 500 block of Central Park
Three buildings.  Three different stories.
1. 538 S Central Park:  Investor owned.  Delinquent taxes.
2. 546 S Central Park:  Bank foreclosure.  
3. 550 S Central Park:  Abandoned.  [Investor owner company defunct]

The Receiver is responsible for managing 
their documentation
• Copies of all court orders
• Copies of all bids and invoices
• Copies of all canceled checks
• Copies of all lien waivers
• Before & after photos for all work
• Clean & accurate accounting
• Work with an attorney on motions and 

receiver certificates
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Preparing the Accounting

Case Study: 500 block of Central Park
A combination of ownership and local investors
1. 540 S Central Park:  TIF Purchase Rehab for Owner Occupant
2. 546 S Central Park:  Long term affordable rental with local community group
3. 550 S Central Park:  Long term affordable rental with local community group

The accounting is a final summary, with a narrative of activity 
and supporting evidence for time and expenses
• Accounting is mailed, filed and delivered to all parties
• Should be bound, in a portfolio, or in a binder
• Must be typed, legible and clear of errors
• Must include page numbers and an index
• Include all supporting information in a clear order
• Include all canceled checks, invoices and photos
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Filing the Accounting

How to file:
• Judge will grant leave to file 

accounting
• Must be time/date stamped
• Must be dropped in file box on 

6th floor of Daley Center

Deliver to the Judge:
• Judge wants courtesy copy in 

advance of court date
• Must give 14 days before court
• Deliver courtesy copy to court 

room
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Receivers Certificate Liens:

26

 Interest Rate

 Sale or Assignment

 Recording

 Priority

 Foreclosure



The Receiver’s Certificate

Issuing a Certificate:
• Judge authorizes the Receiver 

to issue certificates when 
accounting is approved

• Certificate are the Receiver’s 
lien for costs and fees

• Must be recorded properly

Recording a Certificate:
• Recorded at Cook County 

Recorders office 
• Single sided documents only
• Confirm name recorded 

correctly
27



Foreclosing on a Certificate

Receiver liens have priority 
and can be foreclosed only 
if the proper steps are 
followed:
•Certificate must be recorded 
within 90 days of issuance
•Certificate must be assigned to 
another party to be foreclosable
•Entity receiving assignment must 
record a claim for lien
•Foreclosure can start after 90 
days from date of certificate

Steps to perfect the lien:
1. Record Certificate
2. Assign Certificate
3. Record Assignment
4. Record Claim for Lien

Foreclosure of receiver liens
•Can occur in Housing Court if 
jurisdiction was reserved
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DAY IN THE LIFE OF A 
RECEIVER

Typical case activity
Timeline for Receivership
Cashflow and payments for receivers
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Typical Case Activity

Steps through a case
1. Receiver is appointed
2. Receiver told specific work to 

complete
3. Receiver completes work at site
4. Receiver motions case if any 

issues arise
5. Receiver gets work inspected
6. Receiver documents everything
7. Receiver requests approval of 

accounting
8. Receiver records certificate

Common Activity
•Board & Secure a property
•Periodic inspections to keep 
secure
•Maintain lawn, snow removal
•Tuckpointing or chimney removal
•Porch removal or repair
•Patch or repair roofs
•Clean property of debris
•Cover catch basin
•Rod sewer lines
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Timeline for Receivership

Activity
1. Petition
2. Appointment
3. Case management
4. Court reviews work
5. Filing accounting
6. Approve accounting
7. Payout from owner
8. Foreclose on Cert
9. Judicial sale

Timeline
3 months to next court date
3 months to next court date
3 months to next court date
3 months to next court date
3 months to next court date
3 months to record cert
Could happen anytime
Approx. 12-16 months
30 days after foreclosure
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Finances and Cashflow

Managing cashflow
•Judge requires proof of finances 
to be appointed
•Vendors must be paid for court to 
approve expenses
•Costs are reimbursed by owner 
or at foreclosure
•Abandoned buildings often in 
bank foreclosure
•Bank will pay when completing 
foreclosure
•Receiver may need to foreclose 
to collect payment

Timelines
•Avg case is a year
•Expenses occur shortly after 
appointment
•Payment often a year later
•Payment may not occur, forcing 
receiver to foreclose on Cert
•Foreclosure has additional 
expenses for receiver
•Foreclosure may result in 
receiver owning the building
•Avg outlay is $10-$15K
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OPPORTUNITIES TO GET 
INVOLVED

Becoming a Receiver
Vacant building call
Expanding your capacity to become a receiver
Community Receiver Pilot Program

33



Abandonment, Forfeiture and Housing Court 
Enforcement

Case Study: 500 block of Central Park
Vacancy does not always mean a property is abandoned
1. 538 S Central Park:  Receivership.   City foreclosure.
2. 540 S Central Park:  Receivership.   Forfeiture.
3. 550 S Central Park:  Receivership.    Abandonment. 

Housing Court Enforcement is an effective tool to work 
with existing owners and/or reclaim vacant buildings

Forfeiture: 
•No known owner.
•Court transfers ownership.
•New owner complies with 
violations.  
•Quicker than foreclosure.

Abandonment: 
• No known owner.
• Clears back taxes.
• City takes ownership.  
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Becoming a private receiver

Case Study: 500 block of Central Park
540 S Central Park:  TIF Purchase Rehab for Owner Occupant
• Deconverted 2 unit building to a large SF home.
• Purchase rehab financing with construction oversight from NLS.
• Considerable subsidy  to make project feasible.

There are many more vacant and abandoned 
buildings, then there are receivers available

We need contractors and developers that:
• Demonstrated experience & capacity
• Proof of finances
• Understand method for payment
• Willing to develop the property if awarded through

Judicial sale or Foreiture
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Community Receiver Pilot Program

Pilot program to develop 
new receivers:
• Application based on 

experience
• Provided in-depth guidance
• Matched with financing 
• Appointments subject to 

Judges approval
• Vacant & abandoned buildings 

only
• Case load determined by 

capacity
• Program to roll-out in 2015

Other City Receiver Programs
• Troubled Buildings Initiative
• HEAT Receivership
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Expanding your capacity

CCLF Loan Program
• Small business and 

development teams
• 90% construction financing

CNI MicroFinance
• New and small businesses
• Line of Credit

Sunshine Gospel
• Business incubator
• Assist with business plan
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Questions & Answers



 Available for smaller scale developers to 
acquire and rehabilitate 1-4 unit buildings

 Partnership with Community Investment 
Corporation and Neighborhood Housing 
Services

 Focusing on City’s Micro Market Recovery 
Program areas

Chicago Community Loan Fund
Neighborhood Investor Lending Program 



Mission Parameters:
 Borrower must be a developer focused on 

affordable housing
 Project must be located within the Chicago 

metropolitan area (Illinois)
 Project must be in a census tract whose median 

household income is 80% or less of the median 
income and/or income of a project end-user 
could not exceed 100% of PMSA

 Technical assistance will be offered based on 
organizational need

Chicago Community Loan Fund
Neighborhood Investor Lending Program 



Loan Parameters:
 Loan term: up to 10 years
 Amortization: up to 30 years (Interest-only 

during construction)
 Loan to Cost: 90%
 Loan To Value: 80% – 120% (sliding scale)
 Debt Service Coverage Ratio: 1.2x – 1.4x 

(sliding scale)
 Interest Rate:  6% – 8% 
 Fees: $250 application fee; 2% origination fee

Chicago Community Loan Fund
Neighborhood Investor Lending Program 


