
Public Notice 
 
In accordance with the Statutes of the State of Illinois and the Ordinances of the City of Highland Park, a 
Regular Meeting of the City of Highland Park Housing Commission, the Peers Housing Association, 
Walnut Housing Association, Ravinia Housing Association and Sunset Woods Association will be held at 
the hour of 6:30 P.M. on Wednesday, September 2, 2015 at City Hall, 1707 St. Johns Avenue, 
Highland Park, Illinois.  The Meeting will be held in the Pre-Session Room on the second floor.  
 

City of Highland Park 
Housing Commission 

Wednesday, September 2, 2015, at 6:30 p.m. 
AGENDA 

 
I. Call to order 
 
II. Roll Call 
 
III. Business from the Public (Citizens Wishing to Be Heard Regarding Items not Listed 

on the Agenda) 
 
IV. Approval of Minutes – August 5, 2015 

 
V. Scheduled Business 
 

1. Discussion and Consideration of Final Inclusionary Housing Plan for McGovern Flats 
 

2. Discussion and Consideration of Final Inclusionary Housing Plan for Oakwood Station 
 

3. Items for Omnibus Vote Consideration  
• Payment of Invoices:   
• Mason, Wenk & Berman LLC for legal services for Invoice #39297 for legal 

services for Sunset Woods for $1,543.75 
 

4. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
- Discussion and consideration of 5-year capital plans for Peers and Walnut Place 
- Discussion of Peers and Walnut Place appraisals 
- Management Report including financial statements 
- Update regarding the draft parking lot lease agreement between the Ravinia Housing 

Association and the City of Highland Park 
- Update on insurance policies 
- Update on the Peers window and air conditioning project 
- Sunset Woods 

 
VI. Executive Session for Matters relating to Real Estate Acquisition, Litigation, and 

Personnel Matters 
 

VII. Other Business 

1



Housing Commission Agenda 
September 2, 2015 

Posted at City Hall on Friday, August 28, 2015 before 5:00 p.m. 
 

 
VIII. Adjournment 
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DRAFT 
 

MINUTES OF A REGULAR MEETING OF THE 
HOUSING COMMISSION OF THE CITY OF HIGHLAND PARK, ILLINOIS 

 
 
MEETING DATE:  Wednesday August 5, 2015 
 
MEETING LOCATION: Pre-Session Mayor’s Conference Room, City Hall,  
    1707 St. Johns Avenue, Highland Park, IL  
CALL TO ORDER 
 
At 6:30 p.m., Chair Meek called to order the regular meeting of the Highland Park Housing 
Commission, the Peers Housing Association, the Ravinia Housing Association, the Walnut 
Housing Association, and the Sunset Woods Association. Each of the Commissioners also serves 
as Directors of each of the Housing Associations.  The Chair asked Planner M. Smith to call the 
roll.   
 
ROLL CALL 
 
Commissioners Present:    Adler, Elder, Kaltman, Meek, and Saret 
              
Commissioners Absent:    Oldham, Ross  
 
Student Representative Absent:  Powell (summer break) 
 
Chair Meek declared that there was a quorum.  
 
Council Liaison Present:     Holleman  
 
Staff Liaison Present:     Planners L. Smith and M. Smith  
 
 
BUSINESS FROM THE PUBLIC (Citizens Wishing to be Heard Regarding Items not 
Listed on the Agenda) 
 
There was no business from the public on items not listed on the Agenda. 
 
APPROVAL OF MINUTES 
 
Regular Meeting July 1, 2015  
Commissioner Saret moved approval of the minutes of the regular meeting held on July 1, 2015 
of the Housing Commission, the Peers Housing Association, the Ravinia Housing Association, 
the Walnut Housing Association, and the Sunset Woods Association.  Commissioner Kaltman 
seconded the motion.  
 
On a voice vote, Chair Meek declared that the motion passed unanimously. 
 
SCHEDULED BUSINESS 
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1. Items for Omnibus Vote Consideration  
Payment of Invoices:   
• Full Circle Architects, LLC for Invoice #5108 for reimbursable structural engineering 

services for the Peers window and air conditioner replacement project for $1179.75 
 
After discussion, Chair Meek entertained a motion to approve payment of invoice #5108 from 
Full Circle Architects, LLC for reimbursable structural engineering services for the Peers 
window and air conditioner replacement project for $1179.75.  Commissioner Elder moved 
approval of payment of invoice #5108 from Full Circle Architects, LLC for reimbursable 
structural engineering services for the Peers window and air conditioner replacement project for 
$1179.75.  Commissioner Adler seconded it. 
 
On a voice vote, Chair Meek declared that the motion passed unanimously. 
 
2. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
Sunset Woods 
Introduction of Housing Opportunity Development Corporation (HODC) staff: 
Housing Opportunity Development Corporation (HODC) Executive Director Richard Koenig 
and Asset Management Supervisor Rose Russo, the Management agents for the fourteen 
affordable senior rentals at Sunset Woods, attended the Meeting and summarized the activities of 
HODC.  In response to Commissioners’ questions, HODC staff described how they would 
market any vacancies in the affordable senior rentals.  
 
Discussion and Consideration of draft Promissory Note 
At the June 3, 2015 Housing Commission Meeting, the Commissioners, acting as the Sunset 
Woods Association directors, authorized attorney Bruce Mason to prepare a promissory note for 
the Peers Housing Association’s loans to the Sunset Woods Association.  Each of the Housing 
Commissioners also serves as Directors of each of the Housing Associations.  The balance of the 
loan is $258,832.50.  The Promissory Note that Mr. Mason prepared was in the packet. 
 
President Meek entertained a motion to approve the Promissory Note for the Peers Housing 
Association’s loans to the Sunset Woods Association and to authorize President Meek to execute 
it.  Sunset Woods Association Director Kaltman moved approval of the Promissory Note for the 
Peers Housing Association’s loans to the Sunset Woods Association and authorization for 
President Meek to execute it.  Sunset Woods Association Director Elder seconded the motion. 
 
On a voice vote, President Meek declared that the motion passed unanimously. 
 
Other Sunset Woods Business: 
There was no other Sunset Woods business.  
 
Management Report 
The Management Report was in the packet.  Planner M. Smith provided additional information 
regarding the rehabilitation of the Ravinia town home on Pleasant that was damaged by fire.  The 
rehab will be completed by the end of August.  The tenant requested some physical 
accommodations for a disability.  The contractor is making these improvements, including 
adding a light outside, replacing the carpet with tile, installing grab bars in the bathroom, and 
improving the pavement leading to her home and on her step.  While the pavement passed U.S. 
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Housing and Urban Development (HUD) inspections, Evergreen Management thought the areas 
could be smoother and are overseeing this improvement.   
 
With regard to improving account collection, Evergreen staff will implement the 
Commissioners’ suggestion to include a reminder in the tenants’ monthly account statement 
regarding the need to report any changes in income immediately.    
 
Property Report 
There was no additional discussion of the financial reports for Peers, Walnut Place and Ravinia 
Housing. 
 
Consideration of Insurance Policies 
The Commissioners discussed Evergreen Management staff’s summary and recommendation for 
insurance policies for the developments and for Directors’ and Officers’ liability insurance.  The 
Housing Associations’ current carrier, Middle Oak, is increasing the premium 19%, which 
equals an additional $11,292 annually.  The combination of Lloyds for the two senior buildings 
and Middle Oak for Ravinia and the Walnut Place town homes would maintain the current 
insurance premiums.  The chief difference between the Lloyd’s policy for the two senior 
buildings and Middle Oak is that Lloyd’s would only cover up to the building value in the case 
of a total loss, while Middle Oak guarantees replacement cost.  The Commissioners discussed 
whether having the coverage for full replacement cost was worth the higher premium.   
 
The Commissioners also directed staff to find out whether there was an opportunity for the 
Housing Commission to combine insurance for these three housing developments with the City 
in order to reduce insurance costs.  In addition, they requested that staff find out the details of 
any cancellation policy if the City were able to include them on its coverage at less cost.  
 
After discussion, Chair Meek entertained a motion to extend the existing insurance policies, 
including the policy with Middle Oak for the three housing developments (Peers, Walnut Place, 
and Ravinia Housing).  Commissioner Adler moved approval of the extension of the existing 
insurance policies, including the policy with Middle Oak for the three housing developments.  
Commissioner Kaltman seconded the motion. 
 
On a roll call vote: 

Voting Yea:  Adler, Kaltman, and Saret 
 Voting Nay:  Elder and Meek 
  
Chair Meek declared that the motion passed.   
 
Discussion regarding Property Tax Exemptions 
Councilman Holleman said that she spoke with the City Manager about the Housing 
Association’s discussion about obtaining property tax exemptions.  The City Manager said that 
she understood the need to minimize costs at the affordable housing properties and had no 
objection to the Housing Associations’ interest in exploring this.  Planner M. Smith reported on 
the information that Evergreen Senior Vice President Polly Kuehl sent her regarding the process 
and an attorney who represents non-profits seeking property tax exempt status.  While Peers is 
likely to qualify for a property tax exemption, it may be more difficult for Ravinia, because there 
are no services offered to these residents.  Walnut Place would only qualify, potentially, for a 
special tax abatement for Section 8 properties that are in areas where there are few low-income 
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households.  Planner L. Smith said that the Commission and Housing Associations may wish to 
ask the City Council to consider a resolution supporting their request for property tax 
exemptions.  Such support would be very helpful for the application to the Lake County Board of 
Review. The Lake County Board of Review then makes a recommendation to the Department of 
Revenue.  
 
The Commissioners directed staff to request that Ms. Kuehl obtain some quotes and proposals 
for legal services. 
 
Discussion and consideration of 5-year capital plans for Peers and Walnut Place 
The Commissioners decided to postpone the discussion and asked staff to find out if Ms. Kuehl 
is available to attend the September Meeting to review the draft plans with them.  
 
Update on obtaining appraisals for Peers and Walnut Place 
Planner M. Smith said that Ms. Kuehl expected to receive appraisals for the two properties by the 
end of August from Property Valuation Advisors in Chicago. 
 
Update on the Peers window and a.c. project 
Full Circle Architects are almost finished with the construction drawings and other documents 
for the bid packet.  Commissioner Adler, Evergreen staff, and City staff will review these 
documents before Full Circle sends them out.  
 
3. Consideration of the 2016 Work Plans and Budgets for the Housing Commission and 

Affordable Housing Trust Fund 
After discussion, Chair Meek entertained a motion to approve the 2016 Work Plans and Budgets 
for the Housing Commission and the Affordable Housing Trust Fund.  Commissioner Elder 
moved approval of the 2016 Work Plans and Budgets for the Housing Commission and the 
Affordable Housing Trust Fund.  Commissioner Saret seconded the motion. 
 
On a voice vote, Chair Meek declared that the motion passed unanimously. 
 
EXECUTIVE SESSION FOR DISCUSSION OF LEASING AND SALE OF REAL 
ESTATE 
  
At 8:30 p.m., Commissioner Elder made a motion to close the regular meeting to the public 
pursuant to Section 2(c) of the Illinois Open Meetings Act (5 ILCS 120/2(c)) and to adjourn to 
Executive Session for the purpose of discussing the leasing and potential sale of real estate.  
Commissioner Saret seconded the motion.  Planner M. Smith called the roll. 
 
On a roll call vote: 

Voting Yea:  Adler, Elder, Kaltman, Meek, and Saret 
 Voting Nay:  None 
  
Chair Meek declared that the motion passed unanimously.   
 
Councilman Holleman and Planners L. Smith and M. Smith also were in attendance. 
 
At 8:55 p.m. Commissioner Adler made a motion to close the Executive Session and to re-open 
the regular meeting.  Commissioner Kaltman seconded the motion.   
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Chair Meek declared that the motion passed unanimously.   
 
The Chair asked Planner M. Smith to call the roll.   
 
ROLL CALL 
 
Commissioners Present:  Adler, Elder, Kaltman, Meek, and Saret   
 
Commissioners Absent:    Oldham, Ross 
 
Chair Meek declared that a quorum was present.  
 
Council Liaison Present:    Holleman  
  
Staff Liaisons Present:       Planner M. Smith and Planner L. Smith 
 
Consideration of the revised draft parking lot lease agreement between the Ravinia Housing 
Association and the City of Highland Park 
In the regular Meeting, Planner M. Smith reported that the draft parking lot lease agreement 
between the Ravinia Housing Association and the City of Highland Park would be sent to U.S. 
Housing and Urban Development (HUD) for approval before City Council consideration.  Each 
of the Housing Commissioners also serves as Directors of the Ravinia Housing Association 
(RHA).  The Ravinia Housing Association would not execute the Ravinia parking lot lease 
agreement until the City Council approved it.   
 
Ravinia Housing Association President Meek entertained a motion to approve the draft parking 
lot lease agreement between the Ravinia Housing Association (RHA) and the City of Highland 
Park with the addition of the word “employees” in Section (1)(d) and Section (4)(a) and to 
forward the draft to U.S. Housing and Urban Development (HUD) for approval.  RHA Director 
Elder moved approval of the draft parking lot lease agreement between the Ravinia Housing 
Association and the City of Highland Park with the addition of the word “employees” in Section 
(1)(d) and Section (4)(a) and to forward the draft to U.S. Housing and Urban Development 
(HUD) for approval.  RHA Director Adler seconded the motion. 
 
On a voice vote, Ravinia President Meek declared that the motion passed unanimously. 
 
Memo of Understanding between Klairmont Investments, LLC and the Ravinia Housing 
Association regarding the Ravinia Housing Association’s eastern parking lot 
Al Klairmont, President, Klairmont Investments, LLC has indicated his interest in acquiring a 
portion of the Ravinia Housing Association (RHA) site on Pleasant Avenue, the general area of 
the eastern parking lot, for his 515 Roger Williams development.  The Commissioners requested 
a Memo of Understanding (MOU) that Klairmont Investments would be responsible for any and 
all costs associated with a potential purchase:  neither the City, the Housing Commission, nor the 
RHA will bear any costs for any part of a possible purchase by Klairmont.  In addition, the MOU 
must state that it does not obligate the RHA, the Commission, or the City Council to accept any 
purchase offer from Klairmont Investments.  Moreover, even if such an offer is accepted, either 
or both U.S. Housing and Urban Development (HUD) and Red Capital mortgage may withhold 
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approval for such a sale.  Mr. Klairmont submitted the MOU and Corporation Counsel reviewed 
it and revised consistent with RHA direction. 
 
President Meek entertained a motion to approve a Memo of Understanding (MOU) between 
Klairmont Investments LLC and the Ravinia Housing Association (RHA) pertaining to a 
potential sale of the RHA eastern parking lot with such additions to the MOU as discussed at the 
August Meeting and to authorize President Meek to execute the revised MOU consistent with the 
Commission discussion.   RHA Director Kaltman moved approval of the Memo of 
Understanding (MOU) between Klairmont Investments LLC and the Ravinia Housing 
Association (RHA) pertaining to a potential sale of the RHA eastern parking lot with such 
additions to the MOU as discussed at the August Meeting and to authorize President Meek to 
execute the revised MOU consistent with the Commission discussion.  RHA Director Saret 
seconded the motion. 
 
 On a voice vote, President Meek declared that the motion passed unanimously. 
 
OTHER BUSINESS 
Planner M. Smith said that the City Council would be considering the draft Ethics Guidelines at 
its August 24th Meeting.  She forwarded Commissioners’ comments to the City Manager.  If any 
other Commissioners had additional comments or concerns, they should send them to her, and 
she would forward them to the City Manager.  
 
ADJOURNMENT 
 
Chair Meek entertained a motion to adjourn the meeting.  Commissioner Saret moved to adjourn.  
Commissioner Elder seconded the motion.  
 
On a voice vote, Chair Meek declared that the motion passed unanimously. 
 
The Housing Commission adjourned its meeting at 9:00 p.m. 
 
Submitted respectfully: 
 
Mary Cele Smith 
Housing Planner 
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Note on McGovern Flats Inclusionary Housing Plan 
 
I just received this today.  I will ask Greg Merdinger to email me a better copy for you to review before 
the meeting and request that he bring larger copies of the drawings and floor plans to the meeting. 
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Public Trans.
parking reduction
TOTAL

 PER RM2
ZONING

2/d.u.     (36)
2/d.u.    (20)
.25/d.u.   (6)
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less  15% (9)
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PROPOSED
PARKING
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20

4
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60 spaces
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2
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BUILDING AREA

FIRST FLOOR
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55,786 SF

2nd
FL
7
1
1
1

10

3rd
FL
7
1
1
1

10
* Unit types indicate inclusionary units provided
** Areas shown cover the range of unit sizes.  See floor plans for
variations

The Residences at Oakwood Station
1554, 1564, 1576 Oakwood Avenue
Highland Park, IL

Sanderman Properties, LLC

PO Box 553, Highland Park, Illinois  60035
847-417-4239

MJS Development, LLC
AUG 24, 2015

SITE PLAN
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1
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1ST FLOOR PARKING PLAN
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2ND FLOOR PLAN
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3RD FLOOR PLAN
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The Residences at Oakwood Station
1554, 1564, 1576 Oakwood Avenue
Highland Park, IL

Sanderman Properties, LLC

PO Box 553, Highland Park, Illinois  60035
847-417-4239

MJS Development, LLC
AUG 25, 2015

4TH FLOOR PLAN
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2BR-a UNIT
970 SF
UNIT 208, 308

The Residences at Oakwood Station
1554, 1564, 1576 Oakwood Avenue
Highland Park, IL

Sanderman Properties, LLC
MJS Development
PO Box 553, Highland Park, IL 60035
847-417-4239
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UNIT 206, 306
The Residences at Oakwood Station
1554, 1564, 1576 Oakwood Avenue
Highland Park, IL

Sanderman Properties, LLC
MJS Development
PO Box 553, Highland Park, IL 60035
847-417-4239
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Highland Park Housing Commission
1150 Half Day Road
Highland Park, IL 60035
Attention: Mary Smith

August 06, 2015

Mason, Wenk + Berman LLC

630 Dundee Road, Suite 220
Northbrook, Illinois 60062
O 847.656.6000
F 847.656.6010
mwblawfirm.com

Invoice # 39297

Sunset WoodsIn Reference To:

Professional services

         Hours      Amount

5/15/2014 BPM 0.25 81.25Telephone call with Alla Borovsky.

5/28/2015 BPM 0.25 81.25Miscellaneous emails regarding: Peers to Sunset loans.

5/29/2015 BPM 0.50 162.50Telephone call with Mary Smith regarding: documenting loans from
Peers Housing Association.

7/13/2015 BPM 1.00 325.00Review Housing Commission Ordinance and By-Laws of Peers and
Sunset for authority to lend/borrow.

7/14/2015 BPM 1.25 406.25Drafting Promissory Note; conference with AB regarding: authority
issues; review organization files for authority language in Articles of
Organization.

7/15/2015 BPM 1.50 487.50Drafting Promissory Note in favor of Peers Housing; email to MS.

For professional services rendered $1,543.754.75

Balance due $1,543.75

Payment of the above amount is due upon receipt.
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From: Polly Kuehl
To: Smith, Mary; Smith, Lee
Cc: Mary Mauney; John Noonan
Subject: Proposed Capital Plans - Peers and Walnut
Date: Friday, July 03, 2015 8:38:29 AM
Attachments: Capital Plan - Frank B. Peers 2015.xls

Capital Plan - Walnut Place 2015.xls

Please find attached the proposed 5-year Capital Plans for Frank B. Peers and Walnut Place.  Most of
 the figures were based on assessments made by Roof Options, a mason contractor or are known
 costs.  There were a few figures that were estimates based on costs incurred by other properties.  In
 addition, we did not include some items, i.e. boilers, entry systems, etc. since we do not anticipate
 having to replace these over the next 5 years.
 
The analysis at the bottom of the spreadsheet may be somewhat confusing, but we wanted to
 identify the monies that “owners” would need to contribute in order to provide these basic capital
 improvements and maintain the IHDA Replacement Reserve minimum requirement.  If the Pending
 Reserve Balance row is “shaded red”, it means that the costs have gone below the IHDA Minimum.
 
We would be glad to review these plans with you to answer any questions before they are presented
 to the Housing Commission members.  It might, also, be good to have us in attendance to present
 the plans to the Housing Commission as I am sure there would be questions.
 
Just some notes:
 

1)      Appliance replacements were not included in the Capital Plan as we have been replacing
 those, as needed, and paying for them from Operations.  Seniors tend not to be as hard on
 appliances as families – and we are not planning any “bulk” replacements over the next 5
 years.

2)      There are several costs that might have to be incurred and are identified on the plans – but
 the costs are not reflected in the 5 year plan.  The largest item is elevator modernization. 
 This cost would be about $70,000 for two elevators.  While we do not anticipate having to
 do this over the next 5 years, other properties have needed this when elevators reach about
 25-30 years.  For Walnut Place, we identified community room “facelift”, as it would greatly
 enhance the resident use of the space; but did not reflect the cost in the Capital Plan since it
 is a “discretionary” item.  Replacement of bay windows at Walnut Place was not reflected,
 as well.  Certainly, the Walnut Place Capital Plan is the most “conservative”.

3)      We minimized the number of kitchen renovations at Walnut Place – certainly, it would be
 beneficial to the residents and property to complete these earlier.

4)      We indicated at the bottom that some of the capital items would be included in the
 Operating Budget as opposed to having to use Replacement Reserves.  While we do not see
 a problem in doing this at Frank B. Peers, the Walnut Place budget is tighter and cash flow is
 not as good.  It would be difficult to utilize more than $13,000 from Operations to cover
 additional capital – even that figure is somewhat “optimistic”.

 
Let us know how you would like to proceed with this.  Thanks.
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2015-19

						2015		2016		2017		2018		2019

		Windows						$   800,000.00

		Windows-Painting

		Windows-Landscape						$   15,000.00

		Roof												$   168,500.00

		Update community kitchen cabinet faces		6500										$   6,500.00

		Corridor decorating		25000						$   15,000.00		$   10,000.00

		Lobby furnishing		10000						$   6,000.00		$   4,000.00

		Retaining wall at parking lot		8000		$   8,000.00

		Seal and stripe lot				$   1,500.00				$   1,500.00				$   1,500.00

		Concrete replacement				$   6,000.00

		Elevators		2 @ 70,000 modernizations

		Water Heater				$   7,500.00

		Makeup Air a/c								$   35,000.00

		Unit lock updates		12500		$   2,500.00		$   2,500.00		$   2,500.00		$   2,500.00		$   2,500.00

		Kitchens		8500 per unit		$   42,500.00				$   85,000.00		$   85,000.00

		Flooring		1200 per unit		$   7,200.00		$   7,200.00		$   7,200.00		$   7,200.00		$   7,200.00

		Bathrooms		1500 per unit				$   3,000.00		$   3,000.00		$   3,000.00		$   3,000.00

		Toilets		250 per unit		$   1,250.00		$   1,250.00		$   1,250.00		$   1,250.00		$   1,250.00

		Total Capital Expenditures				$   76,450.00		$   828,950.00		$   156,450.00		$   112,950.00		$   190,450.00

		Operating Contributions				$   17,000.00		$   17,000.00		$   17,000.00		$   17,000.00		$   17,000.00

		Reserve Contributions				$   59,450.00		$   811,950.00		$   139,450.00		$   95,950.00		$   173,450.00

		Starting Reserve Balance		as of 5/31/15		$   193,611.00		$   146,061.00		$   102,000.00		$   102,000.00		$   102,000.00

		Reserve Deposit				$   11,900.00		$   20,400.00		$   20,400.00		$   20,400.00		$   20,400.00

		Pending Reserve Balance		This row turns red if drops below IDHA minimum of $102,000		$   146,061.00		$   (662,489.00)		$   (34,050.00)		$   9,450.00		$   (68,050.00)

		Owner Contribution Required To Maintain IHDA Minimum				$   - 0		$   764,489.00		$   136,050.00		$   92,550.00		$   170,050.00		$   1,163,139.00

		Final Reserve Balance				$   146,061.00		$   102,000.00		$   102,000.00		$   102,000.00		$   102,000.00





2010-15

		Frank B. Peers Capital Improvements

		Revised:		1/4/11

		Capital Improvement				2011						2012						2013						2014						2015

		Roof				0						0						156,502		Replace Roof A/B				0						0

		(@ 13 yrs old)

		Masonry				18,979		Tuckpointing				0						0						0						2,000		Estimate

		(PNA)

		Caulking				0						0						0						0						0

		Windows				304,000		Replace all windows				0						0						0						0

								(bays and sliders)

		Fences/Landscaping				0						0						0						0						0

		Parking Lot				0						12,039		Repaving				1,500		Sealcoat				0						1,500		Sealcoat

		Patched/seal 2010)

		Sidewalks/Patios				0						0						3,246		Concrete				0						0

		Entry Doors				0						0						0						0						0

		Entry System				0						0						0						0						0

		Kitchens/Bathrooms				93,558		Replace 11 kitchens				97,300		Replace 11 kitchens				119,591		Replace 13 kitchens				0						0

								4% inflation factor						4% inflation factor						4% inflation factor

		Apt. Appliances				1,500		Replace 2-3				1,500		Replace 2-3				1,500		Replace 2-3				9,737		Repl. 17 Appl.				10,107		Repl. 17 Appl.

		Hallways/Community				0						0						0						23,584		Paint common areas				0

		Room/Lobby																						8,086		Paint stairwells				0

		(Done in 2008)

		Exterior Lighting				0						0						0						0						0

		(Replaced in 2009/2010)

		Interior Lighting				0						0						0						50,537		Common areas/Halls				0

		HVAC Systems				2,600		Replace 4 unit A/C				2,700		Replace 4 unit A/C				2,800		Replace 4 unit A/C				2,965		Replace 4 unit A/C				3,078		Replace 4 unit A/C

		(Rooftop HVAC				0						0						0						0						0

		replaced in 2007)

		Switchgear				0						0						0						0						0

		(Replaced in 2010)

		Elevator				0						0						0						13,477		Cab finishes				0

		(Upgrades done in																						107,812		Repl. Hydraulic

		2008)																								Pumps & Controls

		Domestic Hot Water				0						0						11,000		Replace 1 boiler				0						0

		(Replaced 1 boiler in

		2007; 2nd one 3-4

		years old)

		Fire Systems				0						0						0						0						0

		(Change-out devices

		every 10 yrs.; current

		replaced in 2010)

		Apt. Carpet/Tile				7,400		Replace 8 units				7,700		Replace 8 units				8,000		Replace 8 units				12,129		Replace 10 units				12,590		Replace 10 units

		TOTAL				428,037						121,239						304,139						228,327						29,275

		Reserve Balances				121,000		1/1/11				102,000		1/1/12				102,000		1/1/13				102,000		1/1/14				102,000		1/1/15

		Reserve Deposits				21,600		in 2011				21,600		in 2012				21,600		in 2013				21,600		in 2014				21,600		in 2014

		Reserve Withdrawal				428,037						121,239						304,139						228,327						29,275

		Balance				-285,437						2,361						-180,539						-105,127						94,325

		IHDA Minimum				102,000						102,000						102,000						102,000						102,000

		Owner Contribution				387,437						99,639						282,539						207,127						7,675

																								TOTAL OWNER CONTRIBUTION

																								OVER 5 YEARS				$984,417

																												……

		Capital Improvements				3,000		Caulking				8,000		Parking Lot

		Completed or In				86,500		Kitchen (11)				12,000		Entry System (2)

		Process				8,000		Exterior Lighting				89,960		Kitchen (11)

		2010				43,000		Replace 2 boilers				9,000		Multipurpose Rm.

						7,500		Switchgear						Carpet

						6,800		Carpet (8 units)				3,250		A/C replacement

						3,250		A/C replacement				8,840		Replace smoke

														devices

												7,100		Carpet (8)

				COST		158,050		CIC provided an

								additional $43,000
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		Walnut Place

				Notes		2015		2016		2017		2018		2019

		Roof		Main 2014, TH 2019		$   79,900.00								$   47,000.00

		Tuckpointing and caulking		N in 2016, S in 2017				$   44,000.00		$   36,000.00		$   23,750.00		$   23,750.00

		Windows		Replace bay roofs				$   15,000.00

		Parking Lot		Seal and stripe		$   11,000.00						$   11,000.00

		Tree trimming				$   9,000.00

		Concrete grinding				$   4,000.00

		Community Room lighting and Facelift		8000

		Elevators		2 @ 70K modernizations

		Townhouse entry doors						$   6,500.00		$   6,500.00

		Townhouse patio doors						$   8,259.00		$   8,250.00

		Water Heater		Replace with reduced capacity unit.										$   4,000.00

		A/C Condensers				$   5,000.00				$   2,500.00				$   2,500.00

		Kitchens		8500 per unit		0		0		17000		17000		17000

		Flooring		1200 per unit		7200		7200		7200		7200		7200

		Bathrooms		1500 per unit		3000		3000		3000		3000		3000

		Toilets		225 per unit		450		450		450		450		450

		Total Capital Expenditures				$   119,550.00		$   84,409.00		$   80,900.00		$   62,400.00		$   104,900.00

		Operating Contributions				$   13,000.00		$   13,000.00		$   13,000.00		$   13,000.00		$   13,000.00

		Reserve Contributions				$   106,550.00		$   71,409.00		$   67,900.00		$   49,400.00		$   91,900.00

		Starting Reserve Balance		As of 5/31/15		$   122,432.00		$   102,000.00		$   102,000.00		$   102,000.00		$   102,000.00

		Reserve Deposit				$   12,831.00		$   21,996.00		$   21,996.00		$   21,996.00		$   21,996.00

		Pending Reserve Balance		This row turns red if drops below IDHA minimum of $102,000		$   28,713.00		$   39,587.00		$   43,096.00		$   61,596.00		$   19,096.00

		Owner Contribution Required To Maintain IHDA Minimum				$   73,287.00		$   62,413.00		$   58,904.00		$   40,404.00		$   82,904.00		$   317,912.00

		Final Reserve Balance				$   102,000.00		$   102,000.00		$   102,000.00		$   102,000.00		$   102,000.00

		Note: Appliances not included. They will be purchased as needed from Operations.





2010-14

		Walnut Place Capital Improvements

		Revised		4/29/11

		Capital Improvement				2010						2011						2012						2013						2014						2015

						*Red - not done - delayed						*Red - not done - delayed						*Red - not scheduled to be done

		Roof				84,139		Replace TH Roofs				11,592		Replace Bay Copper				127,520		Replace Roofs A/B				0						0						0

		(paid from Operations)						C & D						Roofs						(Reserves)

														(not if bay windows

														changed out)				12,298		Replace Bay Copper

																				Roof

																				(not if bays are repl.)

		Masonry				12,000		Tuckpoint E/W				13,000		Tuckpoint S elevation				15,000		Tuckpoint as needed				0						0						0

		(PNA)						Elevations												(Reserves)

		Caulking				0						0						0						0						0						0

		(paid from Operating)

		Windows				80,000		Replace Bay window				0						0						0						0						0

		(PNA)						with slider; cut hole

								for A/C in main bldg.

						18,000		Replace TH patio

								doors $1,500 x 12

		Fences/Landscaping				8,000		Replace bushes on				0						0						0						0						0

								W of TH - barrier

												24,000		TH Fences - Reserves

														Done

		Parking Lot				0						0						10,000		Sealant				0						0						0

		(Done in 2008)																		(Reserves)

		Sidewalks/Patios				0						0						0						0						8,700						0

		Entry Doors				0						0						0						0						11,725		TH Entry Doors				0

		Entry System				12,000		Two systems - res.				0						0						0						0						0

		Kitchens/Bathrooms				73,604		Replace 9 kitchens				8,500		Replace 1 Kitchen				97,300		Replace 11 kitchens				119,591		Replace				137,989		Replace 15 kitchens				0

								4% inflation factor				88,500		Delayed 10 kitchens						4% inflation factor						13 kitchens

		Appliances				0						0						0						0						9,737		Replace 17				10,107		Replace 17

		Hallways/Community				23,000		Carpet Replacement				0						0						0						18,868		Common/Hall painting				0

		Room/Lobby						(Reserves)

		Exterior Lighting				0						0						0						0						0						0

		Completed in 2008

		Interior Lighting				0						0						0						0						31,165		Common Fixtures				0

		HVAC Systems				0		As needed				2,600		Replace TH Rooftop				3,000		Replace TH Rooftop				0						0						0

														2 A/C units (original)						A/C units (original)

														(Operations)						(Operations)

												4,600		Replace 2 TH				4,800		Replace 2 TH				0						0						0

														furnaces						furnaces

																																				3,078		Main Bldg. A/C (4)

												2,500		Main Bldg. A/C (4)				2,600		Main Bldg. A/C (4)				2,750		Main Bldg. A/C (4)				2,965		Main Bldg. A/C (4)				0

														None needed

		Switchgear				0						0						0						0

		Elevator				0						0						0						0						13,477		Cab fixtures				0

		(Up-grades done in																												107,812		Elevator hydraulics

		2008; assume State																														& pumps

		will not require more)

		Domestic Hot Water				2,100		Replace 2 TH boilers				2,200		Replace 2 TH boilers				2,300		Replace 2 TH boilers				2,400		TH (2)				0						0

								(paid from Operations)						None needed (oper.)						(Operations)						(Operations)

		Fire Systems				7,500		Replace devices				0						0						0						0						0

								(smokes)

		Apt. Carpet/Tile										6,475		Replace 7 units				5,800		Replace 6 units				6,000		Replace 6 units				6,200		Replace 6 units				6,400		Replace 6 units

														(Operations)						(Operations)						(Operations)

		TOTAL				320,343						163,967						280,618						127,991						210,649						19,585

		Reserve Balances				135,508		8/1/10				119,574		1/1/11				102,000		1/1/12				102,000		1/1/13				102,000		1/1/14				102,000		1/1/14

		Reserve Deposits				9,165		In 2010				21,996		In 2011				21,996		in 2012				21,996		in 2013				21,996		in 2014				21,996		in 2015

		Reserve Withdrawal				320,343						161,550						280,618						127,991						210,649						19,585

												26,000		From 2010 work

		Balance				-175,670						-45,980						-156,622						-3,995						-86,653						104,411

		IHDA Minimum				102,000						102,000						102,000						102,000						102,000						102,000

		Owner Contribution				277,670						147,980						258,622						105,995						188,653						0

																						TOTAL OWNER CONTRIBUTION (5 YRS)								$978,920
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Peers 5-Year Capital Plan
2015 2016 2017 2018 2019

Windows 800,000.00$           
Windows-Painting
Windows-Landscape 15,000.00$             
Roof 168,500.00$           
Update community kitchen cabinet faces 6500 6,500.00$               
Corridor decorating 25000 15,000.00$             10,000.00$             
Lobby furnishing 10000 6,000.00$               4,000.00$               
Retaining wall at parking lot 8000 8,000.00$               
Seal and stripe lot 1,500.00$               1,500.00$               1,500.00$               
Concrete replacement 6,000.00$               
Elevators 2 @ 70,000 modernizations
Water Heater 7,500.00$               
Makeup Air a/c 35,000.00$             
Unit lock updates 12500 2,500.00$               2,500.00$               2,500.00$               2,500.00$               2,500.00$               

Kitchens 8500 per unit 42,500.00$             85,000.00$             85,000.00$             
Flooring 1200 per unit 7,200.00$               7,200.00$               7,200.00$               7,200.00$               7,200.00$               
Bathrooms 1500 per unit 3,000.00$               3,000.00$               3,000.00$               3,000.00$               
Toilets 250 per unit 1,250.00$               1,250.00$               1,250.00$               1,250.00$               1,250.00$               

Total Capital Expenditures  $            76,450.00  $          828,950.00  $          156,450.00  $          112,950.00  $          190,450.00 
Operating Contributions  $            17,000.00  $            17,000.00  $            17,000.00  $            17,000.00  $            17,000.00 
Reserve Contributions  $            59,450.00  $          811,950.00  $          139,450.00  $            95,950.00  $          173,450.00 
Starting Reserve Balance as of 5/31/15  $          193,611.00  $          146,061.00  $          102,000.00  $          102,000.00  $          102,000.00 
 Reserve Deposit  $            11,900.00  $            20,400.00  $            20,400.00  $            20,400.00  $            20,400.00 

Pending Reserve Balance

This row turns red if drops 
below IDHA minimum of 
$102,000  $          146,061.00  $         (662,489.00)  $           (34,050.00)  $              9,450.00  $           (68,050.00)

Owner Contribution Required To 
Maintain IHDA Minimum  $                         -    $          764,489.00  $          136,050.00  $            92,550.00  $          170,050.00 1,163,139.00$  
Final Reserve Balance  $          146,061.00  $          102,000.00  $          102,000.00  $          102,000.00  $          102,000.00 
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Frank B. Peers Capital Improvements
Revised: 1/4/2011

Capital Improvement Notes 2011 2012 2013 2014 2015
Roof (@ 13 yrs old) 0 0 156,502 Replace Roof A/B 0 0
Masonry (PNA) 18,979 Tuckpointing 0 0 0 2,000 Estimate
Caulking 0 0 0 0 0

Windows 304,000
Replace all windows 
(bays and sliders) 0 0 0 0

Fences/Landscaping 0 0 0 0 0
Parking Lot Patched/seal 2010) 0 12,039 Repaving 1,500 Sealcoat 0 1500 Sealcoat
Sidewalks/Patios 0 0 3,246 Concrete 0 0
Entry Doors 0 0 0 0 0
Entry System 0 0 0 0 0
Kitchens/Bathrooms 93,558 Replace 11 kitchens 97,300 Replace 11 kitchens 119,591 Replace 13 kitchens 0 0

4% inflation factor 4% inflation factor 4% inflation factor
Apt. Appliances 1,500 Replace 2-3 1,500 Replace 2-3 1,500 Replace 2-3 9,737 Repl. 17 Appl. 10107 Repl. 17 Appl.
Hallways/Community 0 0 0 23,584 Paint common areas 0
Room/Lobby (Done in 2008) 8,086 Paint stairwells 0
Exterior Lighting (Replaced in 2009/2010) 0 0 0 0 0
Interior Lighting 0 0 0 50,537 Common areas/Halls 0
HVAC Systems 2,600 Replace 4 unit A/C 2,700 Replace 4 unit A/C 2,800 Replace 4 unit A/C 2,965 Replace 4 unit A/C 3078 Replace 4 unit A/C
(Rooftop HVAC replaced in 2007) 0 0 0 0 0
Switchgear (Replaced in 2010) 0 0 0 0 0
Elevator (Upgrades done in 2008) 0 0 0 13,477 Cab finishes 0

107,812
Repl. Hydraulic Pumps 
& Controls

Domestic Hot Water
(Replaced 1 boiler in 2007; 2nd 
one 3-4years old) 0 0 11,000 Replace 1 boiler 0 0

Fire Systems
(Change-out devices every 10 
yrs.; current replaced in 2010) 0 0 0 0 0

Apt. Carpet/Tile 7,400 Replace 8 units 7,700 Replace 8 units 8,000 Replace 8 units 12,129 Replace 10 units 12590 Replace 10 units
TOTAL 428,037 121,239 304,139 228,327 29,275
Reserve Balances 121,000 1/1/2011 102,000 1/1/2012 102,000 1/1/2013 102,000 1/1/2014 102,000 1/1/2015
Reserve Deposits 21,600 in 2011 21,600 in 2012 21,600 in 2013 21,600 in 2014 21,600 in 2014
Reserve Withdrawal 428,037 121,239 304,139 228,327 29,275
Balance -285,437 2,361 -180,539 -105,127 94,325
IHDA Minimum 102,000 102,000 102,000 102,000 102,000
Owner Contribution 387,437 99,639 282,539 207,127 7,675

TOTAL OWNER CONTRIBUTION
OVER 5 YEARS

Capital Improvements  $          3,000 Caulking  $        8,000 Parking Lot
Completed or In  $        86,500 Kitchen (11)  $      12,000 Entry System (2)
Process  $          8,000 Exterior Lighting  $      89,960 Kitchen (11)

2010  $        43,000 Replace 2 boilers  $        9,000 Multipurpose Rm.
 $          7,500 Switchgear Carpet
 $          6,800 Carpet (8 units)  $        3,250 A/C replacement
 $          3,250 A/C replacement  $        8,840 Replace smoke

devices
$        7,100 Carpet (8)

COST  $      158,050 CIC provided an
additional $43,000

984,417
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Notes 2015 2016 2017 2018 2019
Roof Main 2014, TH 2019  $     79,900.00  $     47,000.00 
Tuckpointing and caulking N in 2016, S in 2017  $    44,000.00  $   36,000.00  $    23,750.00  $     23,750.00 
Windows Replace bay roofs  $    15,000.00 
Parking Lot Seal and stripe  $     11,000.00  $    11,000.00 
Tree trimming  $       9,000.00 
Concrete grinding  $       4,000.00 
Community Room lighting 
and Facelift 8000

Elevators
2 @ 70K 
modernizations

Townhouse entry doors  $      6,500.00  $     6,500.00 
Townhouse patio doors  $      8,259.00  $     8,250.00 

Water Heater

Replace with 
reduced capacity 
unit.  $       4,000.00 

A/C Condensers  $       5,000.00  $     2,500.00  $       2,500.00 

Kitchens 8500 per unit 0 0 17000 17000 17000
Flooring 1200 per unit 7200 7200 7200 7200 7200
Bathrooms 1500 per unit 3000 3000 3000 3000 3000
Toilets 225 per unit 450 450 450 450 450

Total Capital Expenditures  $   119,550.00  $    84,409.00  $   80,900.00  $    62,400.00  $   104,900.00 
Operating Contributions  $     13,000.00  $    13,000.00  $   13,000.00  $    13,000.00  $     13,000.00 
Reserve Contributions  $   106,550.00  $    71,409.00  $   67,900.00  $    49,400.00  $     91,900.00 
Starting Reserve Balance As of 5/31/15  $   122,432.00  $  102,000.00  $ 102,000.00  $  102,000.00  $   102,000.00 
 Reserve Deposit  $     12,831.00  $    21,996.00  $   21,996.00  $    21,996.00  $     21,996.00 

Pending Reserve Balance

This row turns red if 
drops below IDHA 
minimum of 
$102,000  $     28,713.00  $    39,587.00  $   43,096.00  $    61,596.00  $     19,096.00 

Owner Contribution 
Required To Maintain 
IHDA Minimum  $     73,287.00  $    62,413.00  $   58,904.00  $    40,404.00  $     82,904.00 317,912.00$ 
Final Reserve Balance  $   102,000.00  $  102,000.00  $ 102,000.00  $  102,000.00  $   102,000.00 

Walnut Place
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Note: Appliances not included. They will be purchased as needed from Operations.
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Walnut Place Capital Improvements
Revised 4/29/2011

Capital Improvement 2010 2011 2012 2013 2014 2015
*Red - not done - delayed *Red - not done - delayed *Red - not scheduled to be done

Roof 84,139 Replace TH Roofs 11,592 Replace Bay Copper 127,520 Replace Roofs A/B 0 0 0
(paid from Operations) C & D Roofs (Reserves)

(not if bay windows
changed out) 12,298 Replace Bay Copper

Roof
(not if bays are repl.)

Masonry 12,000 Tuckpoint E/W 13,000 Tuckpoint S elevation 15,000 Tuckpoint as needed 0 0 0
(PNA) Elevations (Reserves)

Caulking 0 0 0 0 0 0
(paid from Operating)

Windows 80,000 Replace Bay window 0 0 0 0 0
(PNA) with slider; cut hole

for A/C in main bldg.

18,000 Replace TH patio
doors $1,500 x 12

Fences/Landscaping 8,000 Replace bushes on 0 0 0 0 0
W of TH - barrier

24,000 TH Fences - Reserves
Done

Parking Lot 0 0 10,000 Sealant 0 0 0
(Done in 2008) (Reserves)

Sidewalks/Patios 0 0 0 0 8,700 0

Entry Doors 0 0 0 0 11,725 TH Entry 0
Doors

Entry System 12,000 Two systems - res. 0 0 0 0 0

Kitchens/Bathrooms 73,604 Replace 9 kitchens 8,500 Replace 1 Kitchen 97,300 Replace 11 kitchens 119,591 Replace 137,989 Replace 0
4% inflation factor 88,500 Delayed 10 kitchens 4% inflation factor 13 kitchens 15 Kitchens

Appliances 0 0 0 0 9,737 Replace 17 10,107 Replace 
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17
Hallways/Community 23,000 Carpet Replacement 0 0 0 18,868 Common/ 0
Room/Lobby (Reserves) Hall painting

Exterior Lighting 0 0 0 0 0 0
Completed in 2008

Interior Lighting 0 0 0 0 31,165 Common 0
Fixtures

HVAC Systems 0 As needed 2,600 Replace TH Rooftop 3,000 Replace TH Rooftop 0 0 0
2 A/C units (original) A/C units (original)
(Operations) (Operations)

4,600 Replace 2 TH 4,800 Replace 2 TH 0 0 0
furnaces furnaces

2,500 Main Bldg. A/C (4) 2,600 Main Bldg. A/C (4) 2,750 Main Bldg. 2,965 Main Bldg. 3,078 Main Bldg. 
None needed A/C (4) A/C (4)

Switchgear 0 0 0 0

Elevator 0 0 0 0 13,477 Cab fixtures 0
(Up-grades done in 107,812 Elevator 
2008; assume State hydraulics
will not require more) & pumps

Domestic Hot Water 2,100 Replace 2 TH boilers 2,200 Replace 2 TH boilers 2,300 Replace 2 TH boilers 2,400 TH (2) 0 0
(paid from Operations) None needed (oper.) (Operations) (Operations)

Fire Systems 7,500 Replace devices 0 0 0 0 0
(smokes)

Apt. Carpet/Tile 6,475 Replace 7 units 5,800 Replace 6 units 6,000 Replace 6,200 Replace 6,400 Replace 
(Operations) (Operations)   6 units 6 units 6 units

(Operations)
TOTAL 320,343 163,967 280,618 127,991 210,649 19,585

Reserve Balances 135,508 8/1/2010 119,574 1/1/2011 102,000 1/1/2012 102,000 1/1/2013 102,000 1/1/2014 102,000 1/1/2014

Reserve Deposits 9,165 In 2010 21,996 In 2011 21,996 in 2012 21,996 in 2013 21,996 in 2014 21,996 in 2015

Reserve Withdrawal 320,343 161,550 280,618 127,991 210,649 19,585
26,000 From 2010 work

Balance -175,670 -45,980 -156,622 -3,995 -86,653 104,411

IHDA Minimum 102,000 102,000 102,000 102,000 102,000 102,000

Owner Contribution 277,670 147,980 258,622 105,995 188,653 0

TOTAL OWNER CONTRIBUTION (5 YRS) $978,920

2010 2011 2012 2013 2014 2015

Walnut Place Capital Improvements Page 2

59



Notes on Extract from the Draft Appraisals 
 
Staff selected sections of each Appraisal from the 177 page documents.  If you would like to see the full 
Appraisal, please let me know, and I will email it to you.  For the Peers appraisal, I included the 
comparable rental properties section, while for the Walnut Place appraisal, I included the comparable 
property sales section. 
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August 23, 2015 
 
Evergreen Real Estate Services, LLC 
c/o Polly Kuehl 
566 W. Lake Street, Suite 400 
Chicago, Illinois 60661 

RE: Market Value Appraisal 
Frank B. Peers Senior Housing 
400 Central Avenue 
Highland Park, Illinois 60035 
 

Dear Ms. Kuehl: 
 
At your request we have completed a market value appraisal of the “as is” fee simple interest for 
the above captioned multi-family residential property commonly referred to as Frank B. Peers 
Senior Housing, in accordance with HUD’s Section 223 (f) valuation processing. The basis for 
value under the HUD guidelines is the cost/summation, market/comparison and income 
approaches to value. 
 
In addition to the standard narrative appraisal report analysis and support documentation, we 
have included HUD’s required forms: HUD-92264 (Multi-Family Summary Appraisal Report 
dated 8/95), HUD-92273 (Estimates of Market Rent by Comparison, date 7/03) for each 
apartment unit type, and HUD-92274 (Operating Expenses Analysis Worksheet 5/03).  
 
The subject property consists of a single four story apartment building. In addition, the property 
is accompanied by an asphalt-paved parking area with approximately (24) spaces. The apartment 
units in the four-story building are accessed via interior entrance doors. The four-story building 
contain (68) residential units. The improvements were originally constructed in 1979 with an 
addition south of the four-story building constructed in 2000. 
 
The units within the four-story building contain Studio and one bedroom/ one bathroom and are 
one level (simplex) units. There are (6) Studio units each measuring approximately 442 square 
feet and (62) one bedroom and one bathroom units each measuring approximately 551 square 
feet of living area. All the units are designated Section 8 units. 
 
The subject is situated on 45,116 square feet or 1.036 acres of land that is well landscaped and 
improved with the aforementioned building and parking lot. At the time of our inspection, the 
improvements were in average condition and were 98.5% leased. 
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-Page 2- 
Evergreen Real Estate Services, LLC 
Frank B. Peers Senior Housing 
 
The unit finish includes vinyl floors and carpet throughout. The bathrooms have tiles floors with 
a tub/shower combination. The kitchen floors were finished with vinyl tile and have electric 
range and stove, wood cabinets and a refrigerator.  The common hallways are carpeted. The units 
are heated by radiant heat via a gas-fired hot water radiator system with two (2) central boilers. 
Units are cooled via individual window air conditioning units (not provided). Trash, gas & heat, 
water and sewer charges are the responsibility of the landlord. There is a common area laundry 
facility containing 4 washers and 4 dryers. 
 
The subject property is located along Central Avenue between Linden Avenue Sheridan Road in 
the City of Highland Park. The subject is located a block east from the Highland Park downtown 
along Central Avenue and one block northeast from the Highland Park Metra Station along 
Sheridan Road. The subject property is located 22 miles north of the Chicago CBD with direct 
access via Highway 41 (Skokie Valley Road) which feeds into the Interstate 94 heading south 
towards the Chicago area. Highway 41 is a major north/ south arterial that passes through the 
Chicago area as Lake Shore Drive and farther south into Indiana. 

 
The surrounding neighborhood is predominately residential south of Laurel Avenue and east of 
Sheridan Road towards the lakefront with a combination of single and multi-family residences. 
However, the Highland Park downtown area is immediately west with commercially developed 
projects and office properties segmented along Central Avenue. Major commercial nodes are 
located northwest and southwest from the subject property. At the intersection of Highway 41 
and Park Avenue W, there is a Target anchored intersection while the larger commercial 
development is concentrated at the intersection of Highway 41 and Lake Cook Road anchored by 
the Northbrook Court shopping mall.  
 
Overall, the immediate area is highly accessible via multiple modes of transportation such as the 
regional interstate system (I-94) which is fed into by Highway 41 located approximately 1 ¼ 
mile west, major arterials, and the Metra station located one block west. 
 
We have thoroughly analyzed the market and the property in arriving at our value estimates. The 
purpose of the forthcoming report is to outline the reasoning and the important factors considered 
in arriving at our value estimates. The report is a self-contained narrative of the data gathered in 
our investigation and describes in detail the analysis that resulted in our conclusions. The report 
was prepared for use by Evergreen Real Estate Services, LLC in valuing the subject under 
HUD’s Multifamily Accelerated Processing (MAP) Program. More specifically, the subject is 
valued as collateral for mortgage financing purposes under Section 223 (f) of HUD’s 
Multifamily Accelerated Processing mortgage financing program.  

 
64



 
-Page 3- 
Evergreen Real Estate Services, LLC 
Frank B. Peers Senior Housing 
 
 
Our appraisal report is prepared in accordance with Title XI of the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and conforms to the Uniform Standards of 
Professional Appraisal Practice (USPAP). This report should only be used by sophisticated users 
that have the opportunity to obtain a full understanding of the assumptions underlying the 
analysis. 
 
We have performed our services and prepared this report in accordance with generally accepted 
appraisal practices, and make no other warranties, either expressed or implied, as to the character 
and nature of such services and product. 
 
All factors considered, it is our opinion that the “as is” fee simple value of the subject property 
known as the Frank B. Peers Senior Housing based on the assumptions and limiting 
conditions set forth in this report and in accordance with HUD’s 223 (f) Housing Program 
as of July 29, 2015 is: 

 
EIGHT MILLION TWO HUNDRED THOUSAND DOLLARS 

$8,200,000 
 
If you have any questions regarding our value estimate or analysis or require any additional 
information please contact the undersigned.  We appreciate having the opportunity to be of 
service to you in this matter. 
 
Respectfully submitted, 
 
PROPERTY VALUATION ADVISORS, INC. 
 
DRAFT FOR DISCUSSION PURPOSES 
Brian D. Flanagan, MAI, AI-GRS, President 
State Certified General Real Estate Appraiser 
IL Certification Number 553-000103 
Expires 9/30/2015 

DRAFT FOR DISCUSSION PURPOSES 
Miguel A. Rojas Jr 
Associate Real Estate Trainee Appraiser 
IL License Number 557-006024 
Expires 9/30/2015 
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Aerial Photographs of the Subject Property 

 

Aerial view of the subject property located at: 400 Central Avenue, Highland Park, 
Lake County, IL 60035 
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Aerial Photographs of the Subject Property 

 

Aerial view of the subject property located at: 400 Central Avenue, Highland Park, 
Lake County, IL 60035 
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Aerial Photograph of Subject Property 

 

  
View from the southern elevation 

 
View from the eastern elevation 

  

View from the northern elevation 
 

View from the western elevation 
 

 

Bird’s eye view of the subject property (Bing Maps) 
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Photographs of Subject Property 

 

View of the subject along Central Avenue   

 

View of the subject along Central Avenue   
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Photographs of Subject Property 

 

View of the addition south of the four-story building 

 

View of the addition south of the four-story building and outdoor sitting areas 
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Photographs of Subject Property 

 

View of the subject area looking west along Central Avenue 

 

View of the subject area looking east along Central Avenue 
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Photographs of Subject Property 

 

View of an office  

 

Interior view of a community room 
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Photographs of Subject Property 

 

View of a community kitchen 

 

View of the common laundry room 
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Photographs of Subject Property 

 

View of the boilers 

 

View of the hot water heaters 
 

 

 
74



 

 
Photographs of Subject Property 

 

View of the electrical meters 

 

View of the security system 
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Photographs of Subject Property 

 

View of the passenger elevators 

 

Interior view of a common hallway leading to individual residential units 
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Photographs of Subject Property 

 

Interior view of a residential unit- Living room 

 

Interior view of a residential unit- Kitchen space and appliances 
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Photographs of Subject Property 

 

Interior view of a residential unit- Bedroom 

 

Interior view of a residential unit- Kitchen space and appliances 
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Photographs of Subject Property 

 

Interior view of a residential unit- Bedroom 

 

Interior view of a residential unit- Bathroom and fixtures 
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  Property Valuation Advisors, Inc. 
 

SUMMARY OF SALIENT FACTS 
 
Name and Address:    Frank B. Peers Senior Housing 

400 Central Avenue 
Highland Park, IL 60035 

 
Location: The subject property is located along Central 

Avenue between Linden Avenue Sheridan Road in 
the City of Highland Park. The subject is located a 
block east from the Highland Park downtown along 
Central Avenue and one block northeast from the 
Highland Park Metra Station along Sheridan Road. 
The subject property is located 22 miles north of the 
Chicago CBD with direct access via Highway 41 
(Skokie Valley Road) which feeds into the 
Interstate 94 heading south towards the Chicago 
area. Highway 41 is a major north/ south arterial 
that passes through the Chicago area as Lake Shore 
Drive and farther south into Indiana. 
 
The surrounding neighborhood is predominately 
residential south of Laurel Avenue and east of 
Sheridan Road towards the lakefront with a 
combination of single and multi-family residences. 
However, the Highland Park downtown area is 
immediately west with commercially developed 
projects and office properties segmented along 
Central Avenue. Major commercial nodes are 
located northwest and southwest from the subject 
property. At the intersection of Highway 41 and 
Park Avenue W, there is a Target anchored 
intersection while the larger commercial 
development is concentrated at the intersection of 
Highway 41 and Lake Cook Road anchored by the 
Northbrook Court shopping mall.  

 
Overall, the immediate area is highly accessible via 
multiple modes of transportation such as the 
regional interstate system (I-94) which is fed into by 
Highway 41 located approximately 1 ¼ mile west, 
major arterials, and the Metra station located one 
block west. 

 
Property Description: The subject property consists of a single four story 

apartment building. In addition, the property is 
accompanied by an asphalt-paved parking area with 

 1 
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  Property Valuation Advisors, Inc. 
 

approximately (24) spaces. The apartment units in 
the four-story building are accessed via interior 
entrance doors. The four-story building contain (68) 
residential units. The improvements were originally 
constructed in 1979 with an addition south of the 
four-story building constructed in 2000. 

 
The units within the four-story building contain 
Studio and one bedroom/ one bathroom and are one 
level (simplex) units. There are (6) Studio units 
each measuring approximately 442 square feet and 
(62) one bedroom and one bathroom units each 
measuring approximately 551 square feet of living 
area. All the units are designated Section 8 units. 

 
The unit finish includes vinyl floors and carpet 
throughout. The bathrooms have tiles floors with a 
tub/shower combination. The kitchen floors were 
finished with vinyl tile and have electric range and 
stove, wood cabinets and a refrigerator.  The 
common hallways are carpeted. The units are heated 
by radiant heat via a gas-fired hot water radiator 
system with two (2) central boilers. Units are cooled 
via individual window air conditioning units (not 
provided). Trash, gas & heat, water and sewer 
charges are the responsibility of the landlord. There 
is a common area laundry facility containing 4 
washers and 4 dryers. 

 
Unit Layout No. Units Size-SF/ Unit Total NRA 

Studio 6 442 2,652 
1 bed/ 1 bath 62 551 34,162 

  Total Res. SF 36,814 
 

The subject is situated on 45,116 square feet or 
1.036 acres of land that is well landscaped and 
improved with the aforementioned building and 
parking lot. At the time of our inspection, the 
improvements were in average condition and were 
98.5% leased. 

 
Market Analysis: The Chicago Metro apartment market contains 

454,894 rental units situated within Chicago and the 
adjacent suburban areas, as tracked by REIS. From 
2010 to the present, market vacancy has continually 
declined from a high of 6.7% (1Q 2010) to a low of 
3.4% (4Q 2014). The vacancy for the 4th quarter 

 2 
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2014 is 3.4%, the lowest it has been in the last 14 
years. 

 
The current vacancy rate in Chicago as of the 4th 
Quarter of 2014 is 3.4%, which is down from 3.7% 
during the same period one year ago. Vacancy rates 
have continued to decline since 2009 when the 
market reached its high-end at 6.7%. The Chicago 
market has continued to receive new apartment 
product and managed to absorb the new product. 
This is a strong indication as to the health of the 
rental sector. The tighter lending standards and the 
general hesitancy of the population to enter into 
homeownership have been catalyst for increasing 
the size of the rental pool. As residents have 
shunned condos and the economy has recovered, 
rents and occupancy levels at all property tiers have 
improved. 

 
Construction numbers for Chicago apartments tend 
to be modest considered alongside the area’s huge 
population base. Historically, the largest factor 
affecting the Chicago metropolitan apartment 
market is the actual reduction in the volume of the 
rental stock due to the movement of rental units to 
the condominium sector. However, this trend has 
reversed in recent time as many developers have 
seen it a prudent financial decision to convert their 
condominium projects into rentals. Over the past 36 
months there seemed to be little danger of 
oversupplying the rental sector.  
  
Despite some of the highest delivery numbers we 
have seen in recent years and the marketing time it 
takes for new properties to lease up units, Chicago 
saw an astonishing 6,638 units absorbed in 2010. 
This is easily the highest absorption Chicago has 
seen in recent years and marks a significant contrast 
to 2009. In 2009, Chicago observed negative 
absorption of 3,740 units. Post 2009, absorption has 
remained positive. In 2011 absorption numbers 
finished strong at 5,098 units being absorbed. 2012 
absorbed 3,724 units and 2013 finished with 5,805 
units. YTD 4Q 2014 absorption is 3,994 units. 
Historically, the Chicago apartment market has had 
a difficult time absorbing the units that were 
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delivered to the market in 2007, 2008, and 2009 
evidenced by negative absorption of -211, -1,008, 
and -3,740 respectively. 
 
The Chicago rental market is one of the most 
expansive in the country and commands rental rates 
above the average in the Midwest on an aggregate 
and per square foot basis as evidenced by the chart 
above. Additionally, when compared to the United 
States average on an aggregate monthly basis the 
Chicago rates generally follow the trend of falling 
below the United States average with the exception 
of for three bedroom units. However, when one 
looks at the Chicago market as compared to the 
United States market on a price per square foot 
basis the Chicago rental market exceeds the United 
States rates for all unit types except studio 
apartments.  
 
Since the last quarter, Chicago has seen the greatest 
growth of asking rents in studios and three-bedroom 
units at 0.5% and 0.6% respectively. One bedrooms 
increased by 0.4% while two-bedroom units rose by 
0.1% from the previous quarter. Continuous 
increases in rental rates coupled with the relatively 
stable and declining vacancy and positive 
absorption have given landlords justification and 
ability to capture higher rental rates. It is likely that 
this can be attributed to the movement of the 
population into rental housing. The recent drop in 
home prices during and immediately after the 
economic recession, left a wound in 
homeownership and turned away would-be 
homeowners to seek alternative housing. As more 
and more of the population shunned 
homeownership, competition for rental housing 
increased and as a result the number of available 
rental units declined and rental rates increased 
quarter after quarter for the past consecutive 20 
quarter periods beginning in the 1st quarter 2010.   
 
According to surveys conducted by REIS the 
subject apartment building is located in the East 
Lake County submarket of Chicago Metropolitan 
Apartment Market. During 1Q2015, the submarket 
reported a vacancy rate of 2.1% based on a total 
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rental unit base of 22,197. The vacancy rate has 
decreased from First Quarter 2011 vacancy of 5.1%. 
There have been no notable additions to the 
submarket in the past five years with the submarket 
have a stable base. Net absorption has totaled a 
positive 742 units since First Quarter 2011. 
Vacancy has continually declined from its peak of 
5.1% (First Quarter 2011) to a low 2.0% (Third 
Quarter 2014). The market has absorbed existing 
structures which has resulted in positive net 
absorption between 2011 and 2015. As of the First 
Quarter 2015, net absorption is reportedly a 
negative 2 units from the previous quarter. 
 
The subject’s concluded rents fall within the range 
of those in the submarket rental survey either on a 
per square foot or an aggregate rent basis.  Thus it is 
our opinion that the subject’s projected rents are 
reasonable and well within the parameters of the 
market for properties of this type.  
 
In arriving at an estimate of gross potential rental 
for the subject, we took into consideration the 
current rent roll in place and the competitive 
market.  

 
Accordingly, we chose to project income for the 
subject for our projection years based on 
information gained from the market rental survey 
and current operations at the subject yielding 
$91,200 in potential rental income per month. We 
used this figure in our income projections in the 
Income Capitalization Approach section of this 
report. Additionally, we have included a vacancy 
rate/ collection loss factor assumption of 5% in the 
Income Capitalization section of this report. 

 
Special Conditions:  This report has been prepared in accordance with 

HUD’s 223 (f) loan program guidelines and the 
USPAP appraisal report standards.  

 
Highest and Best Use: It is our opinion that the highest and best use of the 

property is for its current use as an apartment 
complex. 

 
Income Capitalization Methodology: We have prepared a projected income statement for 
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an ensuing twelve-month period. We then subjected 
the resulting net cash flow after reserves to direct 
capitalization using a 6.75% capitalization rate. 
This rate was derived from our analysis of recent 
multi-family residential sales, pending transactions, 
and listings in the Chicago area and correlated to 
investment parameters for similar investment grade 
real estate. 

 
Value Indications: 
As Is  
 Cost Approach:  Not Applicable, we did not include F,F& E  
 Sales Comparison Approach:  $8,200,000 
 Income Capitalization Approach:  $8,200,000 
 
 Final Value Estimate:    $8,200,000 

 Per Unit (68):    $120,588 
 
Effective Date of Value: July 29, 2015 
Inspection Date: July 29, 2015 
 
Marketability Considerations: The market to buy quality apartment buildings 

historically has been extremely competitive. The 
competitive nature of this market is generated by 
both REIT’s and private companies offering all cash 
deals with the ability to close the deals quickly. A 
complex with high occupancy levels with rents 
within the range of its competitive set and a solid 
operating history attracts many REIT’s and private 
investment companies.  
 
We believe that the subject property is marketable 
and could be sold at the appraised value in at least 
twelve months assuming the property will be 
actively exposed and aggressively marketed to 
potential purchasers through marketing channels 
commonly used by buyers and sellers of similar 
type property.  

 
Per the 2nd Quarter 2015 Korpacz Real Estate 
Investor Survey, the average marketing time for 
apartments on a national basis is 4.2 months, a 
slight increase from the previous quarter reported at 
4.1 months, and an increase from the same period 
one year ago which reported a marketing period of 
4.1 months.  
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PURPOSE, INTENDED USE, & INTENDED USER OF APPRAISAL 

 
The purpose of this appraisal is to estimate the value of the "as is" fee simple interest in the 
subject property as of the date of inspection, July 29, 2015.  The function of this appraisal is to 
estimate the value of the subject property for obtaining mortgage insurance through the 
Departments of Housing and Urban Development (HUD), Federal Housing Administration under 
Section 223 (f) for existing projects. 
 
Fee Simple Interest is defined in the Dictionary of Real Estate Appraisal, Third Edition, 
Chicago, Illinois, Appraisal Institute, 1993, as: “Absolute ownership unencumbered by any other 
interest or estate, subject only to the limitations imposed by the government powers of taxation, 
eminent domain, police power, and escheat.” 
 
The intended use of this appraisal is for mortgage financing purposes.  
 
The intended user is Evergreen Real Estate Services, LLC. its successors and assignees. Use 
of this report by any unauthorized others is not intended by the appraiser. 
 

DEFINITION OF MARKET VALUE 
 
Market Value is defined as “The most probable price which a property should bring in a 
competitive and open market under all condition's requisite to a fair sale, the buyer and seller 
each acting prudently and knowledgeably, and assuming the price is not affected by undue 
stimulus.  Implicit in this definition are the consummation of a sale as of a specified date and the 
passing of title from seller to buyer under conditions whereby: 
 
1. buyer and seller are typically motivated; 
2. both parties are well informed or well advised and acting in what they consider their own 
 best interests; 
3. a reasonable time is allowed for exposure in the open market; 
4. payment is made in terms of cash in US. dollars or in terms of financial arrangements 
 comparable thereto; and 
5. the price represents the normal consideration for the property sold unaffected by special 

or creative financing or sales concessions granted by anyone associated with the sale.”1  
 

SCOPE OF APPRAISAL 
 
In preparing this report, Brian Flanagan inspected the subject property, interior and exterior of 
the buildings and proximate market area, analyzed the relevant “for rent” residential market, 
examined the historical income and expense data for the subject property and compared this data 
with industry averages and other operating residential properties for which we have information. 
Brian D. Flanagan inspected over 5% of the units and inspected at least one of each unit type. 

1Federal Register, Vol. 165, August 24, 1990 "Rules and Regulations, " 34.42 
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We collected and analyzed comparable sales information from the market. We then utilized the 
approaches to value to synthesize this information into an estimate of value. 
 
Market data compiled for this report include a variety of data including comparable sales and 
listings. These data are the result of research specific to the market for the subject property. To 
the extent possible, the data were verified by buyers, sellers, brokers, managers, government 
officials or other sources regarded as knowledgeable and reliable. Emphasis was placed on 
transactions for which direct verification was available. Information such as zoning, real estate 
taxes, assessments and encumbrances were obtained from governmental sources.  Information 
gathered during this process was summarized on HUD’s Form 92264 Multi-Family Summary 
Appraisal Report. 
 
Information specific to the subject property was provided by the property owner or estimated by 
the appraiser where necessary. Additional information was obtained through a personal 
inspection of the property. Specific estimates concerning projected expenses, vacancy, cash 
flows, etc., are the judgments of the appraisers based on our interpretation of available data. 
 

COMPETENCY PROVISION 
 
We are aware of the competency provision contained within Uniform Standards of professional 
Appraisal Practice (USPAP) and the author of this report meets these standards. Mr. Brian D. 
Flanagan, MAI inspected the subject property, and researched and analyzed pertinent market 
information for the preparation of this appraisal report. Further, Mr. Flanagan has extensive 
appraisal experience with multi-family properties for the past twenty years and has analyzed and 
appraised a large number of apartment properties. Mr. Flanagan has experience in the subject 
market on a wide array of asset types including multi-family properties.   
 

EXTRAORDINARY ASSUMPTIONS  
 
The Uniform Standard of Professional Appraisal Practice (USPAP) defines extraordinary 
assumptions as an assumption directly related to a specific assignment, which, if found to be 
false, could alter the appraiser’s opinion and conclusion. Extraordinary assumptions presume as 
fact uncertain information about physical, legal or economic characteristics of the subject 
property: or about conditions external to the property such as market conditions or trends: or 
about the integrity of the data used in an analysis.2 
 
During the preparation of this report, we did make the extraordinary assumptions that the 
financial information provided to us e.g. rent roll and current and historical operating expenses 
are true and depict correct in place rentals and actual operations. We include standard 
assumptions and limiting conditions in the certification section that governs this appraisal report. 

2 The Dictionary of Real Estate Appraisal. 4th Edition, by the Appraisal Institute, 2002 
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HYPOTHETICAL CONDITIONS   

 
Per The Uniform Standard of Professional Appraisal Practice (USPAP) hypothetical conditions 
assume conditions contrary to known facts about physical, legal or economic characteristics of 
the subject property or about conditions external to the property, such as market conditions or 
trends, or integrity of data used in an analysis.   
 
We did not rely upon any hypothetical conditions within this report. 
 

HISTORY OF THE PROPERTY 
 

In accordance with the Standards of Professional Practice of the Appraisal Institute, we are 
required to indicate the subject's ownership history for the preceding three-year period. Per 
review of Lake County public records, the current owner is City of Highland Park, or an 
affiliated entity. To the best of our knowledge there has not been any transactions involving this 
property within the past three years.  
 

ZONING AND OTHER RESTRICTIONS 
 

The subject property is zoned RM1, Medium to High Density Residential District by the City of 
Highland Park Zoning Ordinance. The RM1 zoning district provides for medium-to-high density 
multiple family residential and normal accessory uses. It is not intended to allow commercial, 
industrial, governmental, recreational, or like uses in this district; however, certain facilities 
required to serve educational, religious, or other needs of the area may be allowed within the 
district as conditional uses subject to restrictions intended to preserve and protect the residential 
character. The following bulk and density standards are required in the RM1 district: 
 
Minimum Avg. Lot Width:  50 feet 
Minimum Lot Area:   10,000 square feet  
Min. Lot Area per MF Unit: 2,904 square feet (for lots greater than or equal to 90% of 

the minimum lot area for multiple family use) 
0 square feet (for lots smaller than 90% of the minimum lot 
area for multiple family use) 

Maximum Building Height:  35 feet 
Maximum Floor Area Ratio:  None 
Maximum Lot Coverage:  33.3% 
 
Minimum Yard Setbacks: 
  Front-  25 feet 
  Side-  10 feet 
  Rear-  25 feet or 20% of the lot depth (whichever is less) 
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Diagram of the subject’s zoning 

 

 
*Subject is outlined by a blue border 

 
 
Upon reviewing the subject municipality’s zoning we believe that the subject operates as a legal 
and conforming use in its current configuration.  
 

REAL ESTATE TAX AND ASSESSMENT DATA 
 
Overview 
 
The property tax is the largest single tax in Illinois, and is the major source of tax revenue for 
local government taxing districts. The property tax is a local tax, imposed by local government 
taxing districts, which include counties, townships, municipalities, school districts, special 
districts, etc. Property tax is administered by local officials. In Illinois, the property tax is 
imposed on the value of real property (typically land, buildings, and permanent fixtures) owned. 
Illinois does not have a state property tax. The process of imposing the property tax has three 
distinct parts. First, a value must be placed on the property. That value is called an assessment. 
Next, the taxing district files a levy with the county clerk on the property situated within its 
boundaries. Finally, the county clerk calculates the tax rate that is required to produce the 
amount of the levy based on the assessed value of each property in the district so taxes can be 
billed. 
 
Assessment 
 
The respective township assessor in Lake County determines the value of all taxable real estate 
within Lake County. The assessment is based on a percentage of the property’s “fair cash” or 
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“fair market” value, which represents an estimate of fee simple market value by the Assessor’s 
office. The assessment level for commercial property in Lake County is 33 1/3 percent of market 
value.  
 
Equalization 
 
Once assessments have been finalized, property valuations become subject to an equalization 
study by the Illinois Department of Revenue. The purpose of the study is to establish a common 
level of assessment among the 102 Illinois counties. Equalization factors are established on a 
county-basis based on an annual sales-ratio study that compares the assessed value of a given 
property to its sale price, in the respective year of sale. Lake County equalization factor for the 
past year is summarized below. 
 

Tax Year Equalization Factor 
2014 1.0000 

 
Tax Extension 
 
Once the equalization process is completed, the County Clerk calculates the tax rate for each 
levy. The rates are expressed in terms of dollars of taxes per $100 of equalized assessed 
valuation. The individual tax bills are determined by multiplying the current year’s equalized 
assessed value of a given property by the aggregate of the tax rates of all taxing bodies within 
which the property lies. The extensions are the actual dollar amounts billed to the taxpayers, and 
in aggregate, represent the income streams to the various governmental bodies.  
 
Collection 
 
Once the levy has been extended, the County Treasurer prepares and mails the tax bill to the 
property owners. Tax bills are mailed in May and payable in two installments. In Lake County, 
the first installment is due on June 6th and the second installment is due on September 6th.  
 
Historic Subject Property Taxes 
 
The subject property is situated on a single tax parcel for assessment purposes. The Property 
Identification Number is 16-23-409-047.  
 
Parcel No. 16-23-409-047 is exempt.  
 
For the purposes of our analysis, we have projected real estate taxes at $2,250 per unit or 
$153,000. Our projected real estate tax expense assumes the subject property is fully assessed 
and taxed without any exemptions.  
 
In order to assess the reasonableness of the subject’s taxes we have searched for comparable 
properties and summarized our findings in the table below.  
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Comparable Property Taxes 
 
We have provided the following comparable properties in order to support the reasonableness of 
the taxes in place at the subject and our projected tax levy in our analysis. 
 

Property No. Units Year Built Tax Key(s) 2014 payable 
2015 Taxes 

Taxes 
Per Unit 

      
Americana Apartments 
1755 Lake Cook road 
Highland Park, IL 60035 

108 1982 16-35-310-013 $325,356 $3,013 

      
Valley Lo Towers II 
1910 Chestnut Avenue 
Glenview, IL 60025 

112 1988 04-26-100-052 $370,285 $3,306 

      
Green at Chevy Chase 
1701 Johnson Drive 
Buffalo Grove, IL 60089 

592 1987 15-34-400-267; 
15-35-300-172 $1,687,030 $2,850 

      
The Wheatlands 
1225 Deerfield Parkway 
Buffalo Grove, IL 

352 1994 15-34-205-009 $1,102,250 $3,131 

 
The properties above range in size from 108 units to 592 units and were constructed between 
1982 and 1994. The properties have land sizes ranging between 6.978 and 38.904 acres. For the 
2014 tax year payable in 2015, the comparable properties were levied real estate taxes between 
$2,850 and $3,306 per unit. The subject’s projected taxes fall below the range above. However, 
the subject property is situated on approximately 1.036 acres which is significantly less than the 
above properties. Based on the foregoing and age of the subject property, we considered our 
projected real estate tax expense to be reasonable. In addition, real estate taxes are a function of 
location, condition, land area, and many other factors. Based on the foregoing factors, we believe 
the subject’s projected real estate taxes are reasonable. 
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Competitive Properties Map 
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Competitive Property No. 1 
 

  
 

Name/ Address No. of Units Occupancy % 
Americana Apartments 
1755 Lake Cook Road 

Highland Park, IL 60035 
108 94.4% 

(6 vacant) 

   
Yr. Built Land Area Managing Company 

1982 303,981 SF; or 6.978 Ac Briar Grace Management Co 
 
Comments: The property is located less than 2 miles southwest of the subject 

property along the north side of Lake Cook Road just west of Skokie 
Highway (Hwy 41). The property is a 3-story elevator apartment 
building. The property consists of 108 units with one, two, and three-
bedroom configurations ranging between 822 and 1,851 square feet. 
The property features free indoor heated garage parking for the 2&3 
bedroom units, storage space, a sundeck, playground, tennis court, 
outdoor swimming pool, and onsite management. The residential units 
feature carpet and vinyl flooring, central heat and air conditioning, in-
unit washer & dryer, dishwasher, garbage disposal, microwave, electric 
range, and refrigerator. Water & sewage and trash removal are included 
in the rent.  

 
Market Rental Rates: (lowest available rate for the respective unit type; rates varied for the same unit type) 
 

Floor Plan Unit Type Size- SF Rent Rent per SF 
1 Bed 1/1 822 $1,625 $1.98 

     
2 Bed 2/2 1,475 $2,625 $1.78 

     
3 Bed 3/2 1,851 $2,825 $1.53 
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Competitive Property No. 2 
 

  
 

Name/ Address No. of Units Occupancy % 
Valley Lo Towers II 

1910 Chestnut Avenue 
Glenview, IL 60025 

112 99.1% 
(1 vacant) 

   
Yr. Built Land Area Managing Company 

1988; renovated in 2006 306,049 SF; or 7.026 Ac FRMS 
 
Comments: The property is located south of the subject property along Chestnut 

Avenue between Lehigh Avenue and Waukegan Road in Glenview. 
The property consists of two 4-story elevator apartment buildings 
totaling 112 units with one, two, and three bedroom configurations 
ranging between 710 and 1,590 square feet. The property features free 
indoor heated garage parking for the 2&3 bedroom units, storage space, 
business center, clubhouse, onsite maintenance, outdoor grill, picnic 
area, sundeck, outdoor swimming pool, and tennis court. The 
residential units feature carpet and vinyl flooring, central heat and air 
conditioning, in-unit washer & dryer, dishwasher, garbage disposal, 
microwave, gas range, and refrigerator. Water & sewage and trash 
removal are included in the rent. 

 
Market Rental Rates: (lowest available rate for the respective unit type; rates varied for the same unit type) 
 

Floor Plan Unit Type Size- SF Rent Rent per SF 
One Bed 1/1 710 $1,555 $2.08 

     
Two Bed 2/2 1,080 $2,410 $2.23 
Two Bed 2/2 1,115 $2,460 $2.21 

     
Three Bed 3/2 1,300 $2,635 $2.03 
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Competitive Property No. 3 
 

  
 

Name/ Address No. of Units Occupancy % 
The Wheatlands 

1225 Deerfield Parkway 
Buffalo Grove, IL 60089 

352 99.4% 
(2 vacant) 

   
Yr. Built Land Area Managing Company 

1994 766,656 SF; or 17.600 Ac Penobscot Management 
 
Comments: The property is located southwest of the subject property along 

Deerfield Parkway just west of Milwaukee Avenue in Buffalo Grove. 
The property consists of (10) 3-story apartment buildings totaling 352 
units with one , two, and three bedroom configurations ranging 
between 800 and 1,200 square feet. The property features onsite 
maintenance, storage space, clubhouse, coffee bar, sundeck, fitness 
center, playground, outdoor swimming pool, and volleyball court. The 
residential units feature vinyl and carpet flooring, refrigerator, electric 
stove, and central heat and air conditioning, in unit washer and dryer, 
dishwasher, and garbage disposal. Trash removal is included in the 
rent.  

 
Market Rental Rates: (lowest available rate for the respective unit type; rates varied for the same unit type) 
 

Floor Plan Unit Type Size- SF Rent Rent per SF 
Normandy 1/1  800 $1,230 $1.54 

     
Provence 2/1 1,050 $1,450 $1.38 

     
Burgundy 3/2 1,200 $1,635 $1.36 
Bordeaux 3/2 1,200 $1,660 $1.38 
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Competitive Property No. 4 
 

  
 

Name/ Address No. of Units Occupancy % 
Green at Chevy Chase 
1701 Johnson Drive 

Buffalo Grove, IL 60089 
592 98.8% 

(7 vacant) 

   
Yr. Built Land Area Managing Company 

1987 1,694,648 SF; or 38.904 Ac My Perfect Place 
 
Comments: The property is located southwest of the subject property along Johnson 

Drive with frontage along Milwaukee Avenue and immediately north 
of the Chevy Chase Country Club in Buffalo Grove. The property 
consists of (36) 2 & 3-story apartment buildings totaling 592 units with 
one and two bedroom configurations ranging between 600 and 1,053 
square feet. The property features onsite maintenance, storage space, 
business center, clubhouse house, lounge, sundeck, concierge services, 
fitness center, two heated outdoor swimming pools, four tennis courts, 
and beach volleyball court. The residential units feature vinyl and 
carpet flooring, refrigerator, electric stove, and central heat and air 
conditioning, in unit washer and dryer, dishwasher, microwave, and 
garbage disposal. Trash removal is included in the rent. 

 
Market Rental Rates: (lowest available rate for the respective unit type; rates varied for the same unit type) 
 

Floor Plan Unit Type Size- SF Rent Rent per SF 
Doral 1/1 600 $1,075 $1.79 

Medinah 1/1 715 $1,165 $1.63 
St. Andrews 1/1 743 $1,215 $1.64 

     
Pebble Beach 2/2 975 $1,535 $1.57 
Chevy Chase 2/2 991 $1,560 $1.57 

Chevy Chase Plus 2/2 1,053 $1,735 $1.65 
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The competitive properties detailed above range in size from 108 units to 592 units and have 
occupancy rates ranging from 94.4% to 99.4% with an average of 97.9% and weighted average 
of 98.6%. The subject falls below the range of these properties in terms of the number of units 
that compose the respective complexes.  
 
Upon reviewing the competitive properties in the subject’s residential market, it is our opinion 
that our projected subject market rents appear to be reasonable. The subject’s projected rents fall 
within the rental range on either a per square foot basis or aggregate basis and in some cases 
both.  Thus it is our opinion that our projected subject’s rents are reasonable and well within the 
parameters of the market for properties of this type. 
 
Per our market research, we have arrived at concession conclusions for the competitive 
properties. We have determined that concessions are not prevalent in the subject market.  
 
We were required to make an adjustment for equipment disparities (AC, range/oven, refrigerator, 
disposal, microwave, dishwasher, washer/dryer, carpet/drapes, and pool/recreation area) between 
the subject and the properties included in the comparable sales set.  
 
Unit Studio Rent Comparison 
 
3.  Effective Date of Rental- We made no adjustments for rent appreciation since all the 
listed rental rates were marketed as of the effective date of the subject report.  
 
4.  Type of Project/ Stories- The subject property is a 4-story elevator apartment complex. 
The competitive properties 1 & 2 manifest 3 to 4-story elevator apartment complexes which were 
deemed to be comparable to the subject property. As a result, we made no adjustment for the 
type of project or stories.  However, competitive properties 3 & 4 are walk-up apartment 
buildings. We made an upward adjustment.  
 
5. Floor on Unit in Building- We made no adjustment for the location of the unit for the 
competitive properties. The competitive units are located throughout the property. We have 
assumed the rental rate is the average per unit accounting for minor locational amenities 
accommodating specific units. 
 
6. Projection Occupancy %- We made no adjustment for the occupancy levels of most of 
the competitive properties. The competitive properties had occupancy levels ranging between 
94% and 99%. At the time of our inspection, the subject property was reportedly 98.5% leased 
with a single vacant unit. We made no adjustment for the occupancy levels of the competitive 
set. 
 
7. Concessions- None of the competitive properties is offering discounted rates or rent 
abatements.  
 
8. Year Built- The subject property was originally constructed in 1979. Competitive 
properties 2, 3, and 4 were constructed after 1987 and renovated. We made a downward 
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August 23, 2015 
 
Evergreen Real Estate Services, LLC 
c/o Polly Kuehl 
566 W. Lake Street, Suite 400 
Chicago, Illinois 60661 

RE: Market Value Appraisal 
Walnut Place 
654 Walnut Street 
Highland Park, Illinois 60035 
 

Dear Ms. Kuehl: 
 
At your request we have completed a market value appraisal of the “as is” fee simple interest for 
the above captioned multi-family residential property commonly referred to as Walnut Place, in 
accordance with HUD’s Section 223 (f) valuation processing. The basis for value under the HUD 
guidelines is the cost/summation, market/comparison and income approaches to value. 
 
In addition to the standard narrative appraisal report analysis and support documentation, we 
have included HUD’s required forms: HUD-92264 (Multi-Family Summary Appraisal Report 
dated 8/95), HUD-92273 (Estimates of Market Rent by Comparison, date 7/03) for each 
apartment unit type, and HUD-92274 (Operating Expenses Analysis Worksheet 5/03).  
 
The subject property consists of a single four story apartment building and two (2) two-story 
townhouse walk-up residential buildings. In addition, the property is accompanied by an asphalt-
paved parking area with approximately (28) spaces. The apartment units in the four-story 
building are accessed via interior entrance doors while the townhouse units have exterior 
entrances. The four-story building contain (56) residential units and the townhouse buildings 
contain an additional (12) residential units. The improvements were originally constructed in 
1980. 
 
The units within the four-story building contain one bedroom/ one bathroom and are one level 
(simplex) units. The townhouse units are two levels (duplex) with unfinished basements. There 
are (56) one bedroom and one bathroom units each measuring approximately 592 square feet of 
living area. In addition, the subject property includes twelve townhouse units consisting of (8) 
two bedroom and 1.5 bathroom units each measuring approximately 890 square feet of living 
area and (4) three bedroom and 1.5 bathroom units each measuring approximately 1,030 square 
feet of living area. All the units are designated Section 8 units. 
 
The subject is situated on 72,413 square feet or 1.662 acres of land that is well landscaped and 
improved with the aforementioned buildings and parking lot. At the time of our inspection, the 
improvements were in average condition and were 97.1% leased. 
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Evergreen Real Estate Services, LLC 
Walnut Place 
 
The unit finish includes vinyl floors and carpet throughout. The bathrooms have tiles floors with 
a tub/shower combination. The kitchen floors were finished with vinyl tile and have electric 
range and stove, wood cabinets and a refrigerator.  The common hallways are carpeted. The units 
are heated by radiant heat via a gas-fired hot water radiator system with two (2) central boilers 
and baseboard heat in the townhouse units. Units are cooled via individual window air 
conditioning units (not provided). Trash, gas & heat, water and sewer charges are the 
responsibility of the landlord in the four-story building. Tenants in the townhouse units are 
metered for electricity and gas. There is a common area laundry facility containing 4 washers 
and 4 dryers. 
 
The subject property is located at the southeast corner of Green Bay Road and Walnut Street in 
the City of Highland Park. The subject is located two blocks south from the Highland Park 
downtown along Central Avenue and one block west from the Highland Park Metra Station 
along Sheridan Road. The subject property is located 22 miles north of the Chicago CBD with 
direct access via Highway 41 (Skokie Valley Road) which feeds into the Interstate 94 heading 
south towards the Chicago area. Highway 41 is a major north/ south arterial that passes through 
the Chicago area as Lake Shore Drive and farther south into Indiana. 

 
The surrounding neighborhood is predominately residential south of Deerfield Road/ Walnut 
Street and east of Sheridan Road towards the lakefront with a combination of single and multi-
family residences. However, the Highland Park downtown area is immediately north with 
commercially developed projects and office properties segmented along Central Avenue. Major 
commercial nodes are located northwest and southwest from the subject property. At the 
intersection of Highway 41 and Park Avenue W, there is a Target anchored intersection while the 
larger commercial development is concentrated at the intersection of Highway 41 and Lake Cook 
Road anchored by the Northbrook Court shopping mall.  
 
Overall, the immediate area is highly accessible via multiple modes of transportation such as the 
regional interstate system (I-94) which is fed into by Highway 41 located approximately 1 mile 
west, major arterials, and the Metra station located one block east. 
 
We have thoroughly analyzed the market and the property in arriving at our value estimates. The 
purpose of the forthcoming report is to outline the reasoning and the important factors considered 
in arriving at our value estimates. The report is a self-contained narrative of the data gathered in 
our investigation and describes in detail the analysis that resulted in our conclusions. The report 
was prepared for use by Evergreen Real Estate Services, LLC in valuing the subject under 
HUD’s Multifamily Accelerated Processing (MAP) Program. More specifically, the subject is 
valued as collateral for mortgage financing purposes under Section 223 (f) of HUD’s 
Multifamily Accelerated Processing mortgage financing program.  
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-Page 3- 
Evergreen Real Estate Services, LLC 
Walnut Place 
 
 
Our appraisal report is prepared in accordance with Title XI of the Financial Institutions Reform, 
Recovery and Enforcement Act of 1989 (FIRREA) and conforms to the Uniform Standards of 
Professional Appraisal Practice (USPAP). This report should only be used by sophisticated users 
that have the opportunity to obtain a full understanding of the assumptions underlying the 
analysis. 
 
We have performed our services and prepared this report in accordance with generally accepted 
appraisal practices, and make no other warranties, either expressed or implied, as to the character 
and nature of such services and product. 
 
All factors considered, it is our opinion that the “as is” fee simple value of the subject property 
known as the Walnut Place based on the assumptions and limiting conditions set forth in this 
report and in accordance with HUD’s 223 (f) Housing Program as of July 29, 2015 is: 

 
EIGHT MILLION SIX HUNDRED THOUSAND DOLLARS 

$8,600,000 
 
If you have any questions regarding our value estimate or analysis or require any additional 
information please contact the undersigned.  We appreciate having the opportunity to be of 
service to you in this matter. 
 
Respectfully submitted, 
 
PROPERTY VALUATION ADVISORS, INC. 
 
DRAFT FOR DISCUSSION PURPOSES 
Brian D. Flanagan, MAI, AI-GRS, President 
State Certified General Real Estate Appraiser 
IL Certification Number 553-000103 
Expires 9/30/2015 

DRAFT FOR DISCUSSION PURPOSES 
Miguel A. Rojas Jr 
Associate Real Estate Trainee Appraiser 
IL License Number 557-006024 
Expires 9/30/2015 
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Aerial Photographs of the Subject Property 

 

Aerial view of the subject property located at: 654 Walnut Street, Highland Park, 
Lake County, IL 60035 
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Aerial Photographs of the Subject Property 

 

Aerial view of the subject property located at: 654 Walnut Street, Highland Park, 
Lake County, IL 60035 
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Aerial Photograph of Subject Property 

 

  
View from the southern elevation 

 
View from the eastern elevation 

  

View from the northern elevation 
 

View from the western elevation 
 

 

Bird’s eye view of the subject property (Bing Maps) 
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Photographs of Subject Property 

 

View of the subject along Walnut Street  

 

View of the subject along Walnut Street 
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Photographs of Subject Property 

 

View of the subject along Walnut Street 

 

View of the subject along Walnut Street 
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Photographs of Subject Property 

 

View of the townhomes looking north along Green Bay Road 

 

View of the courtyard between the two townhome buildings 
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Photographs of Subject Property 

 

View of the eastern elevation of the eastern townhome building 

 

View of the surface parking lot 
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Photographs of Subject Property 

 

Interior view of the lobby area 

 

Interior view of the community room 
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Photographs of Subject Property 

 

View of the passenger elevator 

 

View of the common laundry room 
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Photographs of Subject Property 

 

View of the boilers and hot water heaters 

 

View of the electrical meters 
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Photographs of Subject Property 

 

View of the security system 

 

View of the fire suppression system 
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Photographs of Subject Property 

 

Interior view of a common hallway leading to individual residential units 

 

Interior view of a residential unit- Living room 
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Photographs of Subject Property 

 

Interior view of a residential unit- Kitchen space and appliances 

 

Interior view of a residential unit- Bathroom and fixtures 
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Photographs of Subject Property 

 

Interior view of a residential unit- Living room 

 

Interior view of a residential unit- Bedroom 
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  Property Valuation Advisors, Inc. 
 

SUMMARY OF SALIENT FACTS 
 
Name and Address:    Walnut Place 

654 Walnut Street 
Highland Park, IL 60035 

 
Location: The subject property is located at the southeast 

corner of Green Bay Road and Walnut Street in the 
City of Highland Park. The subject is located two 
blocks south from the Highland Park downtown 
along Central Avenue and one block west from the 
Highland Park Metra Station along Sheridan Road. 
The subject property is located 22 miles north of the 
Chicago CBD with direct access via Highway 41 
(Skokie Valley Road) which feeds into the 
Interstate 94 heading south towards the Chicago 
area. Highway 41 is a major north/ south arterial 
that passes through the Chicago area as Lake Shore 
Drive and farther south into Indiana. 
 
The surrounding neighborhood is predominately 
residential south of Deerfield Road/ Walnut Street 
and east of Sheridan Road towards the lakefront 
with a combination of single and multi-family 
residences. However, the Highland Park downtown 
area is immediately north with commercially 
developed projects and office properties segmented 
along Central Avenue. Major commercial nodes are 
located northwest and southwest from the subject 
property. At the intersection of Highway 41 and 
Park Avenue W, there is a Target anchored 
intersection while the larger commercial 
development is concentrated at the intersection of 
Highway 41 and Lake Cook Road anchored by the 
Northbrook Court shopping mall.  

 
Overall, the immediate area is highly accessible via 
multiple modes of transportation such as the 
regional interstate system (I-94) which is fed into by 
Highway 41 located approximately 1 mile west, 
major arterials, and the Metra station located one 
block east. 

 
Property Description: The subject property consists of a single four story 

apartment building and two (2) two-story 
townhouse walk-up residential buildings. In 
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addition, the property is accompanied by an asphalt-
paved parking area with approximately (28) spaces. 
The apartment units in the four-story building are 
accessed via interior entrance doors while the 
townhouse units have exterior entrances. The four-
story building contain (56) residential units and the 
townhouse buildings contain an additional (12) 
residential units. The improvements were originally 
constructed in 1980. 

 
The units within the four-story building contain one 
bedroom/ one bathroom and are one level (simplex) 
units. The townhouse units are two levels (duplex) 
with unfinished basements. There are (56) one 
bedroom and one bathroom units each measuring 
approximately 592 square feet of living area. In 
addition, the subject property includes twelve 
townhouse units consisting of (8) two bedroom and 
1.5 bathroom units each measuring approximately 
890 square feet of living area and (4) three bedroom 
and 1.5 bathroom units each measuring 
approximately 1,030 square feet of living area. All 
the units are designated Section 8 units. 

 
The unit finish includes vinyl floors and carpet 
throughout. The bathrooms have tiles floors with a 
tub/shower combination. The kitchen floors were 
finished with vinyl tile and have electric range and 
stove, wood cabinets and a refrigerator.  The 
common hallways are carpeted. The units are heated 
by radiant heat via a gas-fired hot water radiator 
system with two (2) central boilers and baseboard 
heat in the townhouse units. Units are cooled via 
individual window air conditioning units (not 
provided). Trash, gas & heat, water and sewer 
charges are the responsibility of the landlord in the 
four-story building. Tenants in the townhouse units 
are metered for electricity and gas. There is a 
common area laundry facility containing 4 washers 
and 4 dryers. 

 
Unit Layout No. Units Size-SF/ Unit Total NRA 
1 bed/ 1 bath 56 592 33,152 

2 bed/ 1.5 bath TH 8 890 7,120 
3 bed/ 1.5 bath TH 4 1,030 4,120 

  Total Res. SF 44,392 
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The subject is situated on 72,413 square feet or 
1.662 acres of land that is well landscaped and 
improved with the aforementioned buildings and 
parking lot. At the time of our inspection, the 
improvements were in average condition and were 
97.1% leased. 

 
Market Analysis: The Chicago Metro apartment market contains 

454,894 rental units situated within Chicago and the 
adjacent suburban areas, as tracked by REIS. From 
2010 to the present, market vacancy has continually 
declined from a high of 6.7% (1Q 2010) to a low of 
3.4% (4Q 2014). The vacancy for the 4th quarter 
2014 is 3.4%, the lowest it has been in the last 14 
years. 

 
The current vacancy rate in Chicago as of the 4th 
Quarter of 2014 is 3.4%, which is down from 3.7% 
during the same period one year ago. Vacancy rates 
have continued to decline since 2009 when the 
market reached its high-end at 6.7%. The Chicago 
market has continued to receive new apartment 
product and managed to absorb the new product. 
This is a strong indication as to the health of the 
rental sector. The tighter lending standards and the 
general hesitancy of the population to enter into 
homeownership have been catalyst for increasing 
the size of the rental pool. As residents have 
shunned condos and the economy has recovered, 
rents and occupancy levels at all property tiers have 
improved. 

 
Construction numbers for Chicago apartments tend 
to be modest considered alongside the area’s huge 
population base. Historically, the largest factor 
affecting the Chicago metropolitan apartment 
market is the actual reduction in the volume of the 
rental stock due to the movement of rental units to 
the condominium sector. However, this trend has 
reversed in recent time as many developers have 
seen it a prudent financial decision to convert their 
condominium projects into rentals. Over the past 36 
months there seemed to be little danger of 
oversupplying the rental sector.  
  
Despite some of the highest delivery numbers we 
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homeowners to seek alternative housing. As more 
and more of the population shunned 
homeownership, competition for rental housing 
increased and as a result the number of available 
rental units declined and rental rates increased 
quarter after quarter for the past consecutive 20 
quarter periods beginning in the 1st quarter 2010.   
 
According to surveys conducted by REIS the 
subject apartment building is located in the East 
Lake County submarket of Chicago Metropolitan 
Apartment Market. During 1Q2015, the submarket 
reported a vacancy rate of 2.1% based on a total 
rental unit base of 22,197. The vacancy rate has 
decreased from First Quarter 2011 vacancy of 5.1%. 
There have been no notable additions to the 
submarket in the past five years with the submarket 
have a stable base. Net absorption has totaled a 
positive 742 units since First Quarter 2011. 
Vacancy has continually declined from its peak of 
5.1% (First Quarter 2011) to a low 2.0% (Third 
Quarter 2014). The market has absorbed existing 
structures which has resulted in positive net 
absorption between 2011 and 2015. As of the First 
Quarter 2015, net absorption is reportedly a 
negative 2 units from the previous quarter. 
 
The subject’s concluded rents fall within the range 
of those in the submarket rental survey either on a 
per square foot or an aggregate rent basis.  Thus it is 
our opinion that the subject’s projected rents are 
reasonable and well within the parameters of the 
market for properties of this type.  
 
In arriving at an estimate of gross potential rental 
for the subject, we took into consideration the 
current rent roll in place and the competitive 
market.  

 
Accordingly, we chose to project income for the 
subject for our projection years based on 
information gained from the market rental survey 
and current operations at the subject yielding 
$99,600 in potential rental income per month. We 
used this figure in our income projections in the 
Income Capitalization Approach section of this 
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report. Additionally, we have included a vacancy 
rate/ collection loss factor assumption of 5% in the 
Income Capitalization section of this report. 

 
Special Conditions:  This report has been prepared in accordance with 

HUD’s 223 (f) loan program guidelines and the 
USPAP appraisal report standards.  

 
Highest and Best Use: It is our opinion that the highest and best use of the 

property is for its current use as an apartment 
complex. 

 
Income Capitalization Methodology: We have prepared a projected income statement for 

an ensuing twelve-month period. We then subjected 
the resulting net cash flow after reserves to direct 
capitalization using a 6.75% capitalization rate. 
This rate was derived from our analysis of recent 
multi-family residential sales, pending transactions, 
and listings in the Chicago area and correlated to 
investment parameters for similar investment grade 
real estate. 

 
Value Indications: 
As Is  
 Cost Approach:  Not Applicable  
 Sales Comparison Approach:  $8,400,000 
 Income Capitalization Approach:  $8,600,000 
 
 Final Value Estimate:    $8,600,000 

Per Unit (68):       $126,471 
 
Effective Date of Value: July 29, 2015 
Inspection Date: July 29, 2015 
 
Marketability Considerations: The market to buy quality apartment buildings 

historically has been extremely competitive. The 
competitive nature of this market is generated by 
both REIT’s and private companies offering all cash 
deals with the ability to close the deals quickly. A 
complex with high occupancy levels with rents 
within the range of its competitive set and a solid 
operating history attracts many REIT’s and private 
investment companies.  
 
We believe that the subject property is marketable 
and could be sold at the appraised value in at least 
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twelve months assuming the property will be 
actively exposed and aggressively marketed to 
potential purchasers through marketing channels 
commonly used by buyers and sellers of similar 
type property.  

 
Per the 2nd Quarter 2015 Korpacz Real Estate 
Investor Survey, the average marketing time for 
apartments on a national basis is 4.2 months, a 
slight increase from the previous quarter reported at 
4.1 months, and an increase from the same period 
one year ago which reported a marketing period of 
4.1 months.  

 
PURPOSE, INTENDED USE, & INTENDED USER OF APPRAISAL 

 
The purpose of this appraisal is to estimate the value of the "as is" fee simple interest in the 
subject property as of the date of inspection, July 29, 2015.  The function of this appraisal is to 
estimate the value of the subject property for obtaining mortgage insurance through the 
Departments of Housing and Urban Development (HUD), Federal Housing Administration under 
Section 223 (f) for existing projects. 
 
Fee Simple Interest is defined in the Dictionary of Real Estate Appraisal, Third Edition, 
Chicago, Illinois, Appraisal Institute, 1993, as: “Absolute ownership unencumbered by any other 
interest or estate, subject only to the limitations imposed by the government powers of taxation, 
eminent domain, police power, and escheat.” 
 
The intended use of this appraisal is for mortgage financing purposes.  
 
The intended user is Evergreen Real Estate Services, LLC. its successors and assignees. Use 
of this report by any unauthorized others is not intended by the appraiser. 
 

DEFINITION OF MARKET VALUE 
 
Market Value is defined as “The most probable price which a property should bring in a 
competitive and open market under all condition's requisite to a fair sale, the buyer and seller 
each acting prudently and knowledgeably, and assuming the price is not affected by undue 
stimulus.  Implicit in this definition are the consummation of a sale as of a specified date and the 
passing of title from seller to buyer under conditions whereby: 
 
1. buyer and seller are typically motivated; 
2. both parties are well informed or well advised and acting in what they consider their own 
 best interests; 
3. a reasonable time is allowed for exposure in the open market; 
4. payment is made in terms of cash in US. dollars or in terms of financial arrangements 
 comparable thereto; and 
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5. the price represents the normal consideration for the property sold unaffected by special 
or creative financing or sales concessions granted by anyone associated with the sale.”1  

 
SCOPE OF APPRAISAL 

 
In preparing this report, Brian Flanagan inspected the subject property, interior and exterior of 
the buildings and proximate market area, analyzed the relevant “for rent” residential market, 
examined the historical income and expense data for the subject property and compared this data 
with industry averages and other operating residential properties for which we have information. 
Brian D. Flanagan inspected over 5% of the units and inspected at least one of each unit type. 
We collected and analyzed comparable sales information from the market. We then utilized the 
approaches to value to synthesize this information into an estimate of value. 
 
Market data compiled for this report include a variety of data including comparable sales and 
listings. These data are the result of research specific to the market for the subject property. To 
the extent possible, the data were verified by buyers, sellers, brokers, managers, government 
officials or other sources regarded as knowledgeable and reliable. Emphasis was placed on 
transactions for which direct verification was available. Information such as zoning, real estate 
taxes, assessments and encumbrances were obtained from governmental sources.  Information 
gathered during this process was summarized on HUD’s Form 92264 Multi-Family Summary 
Appraisal Report. 
 
Information specific to the subject property was provided by the property owner or estimated by 
the appraiser where necessary. Additional information was obtained through a personal 
inspection of the property. Specific estimates concerning projected expenses, vacancy, cash 
flows, etc., are the judgments of the appraisers based on our interpretation of available data. 
 

COMPETENCY PROVISION 
 
We are aware of the competency provision contained within Uniform Standards of professional 
Appraisal Practice (USPAP) and the author of this report meets these standards. Mr. Brian D. 
Flanagan, MAI inspected the subject property, and researched and analyzed pertinent market 
information for the preparation of this appraisal report. Further, Mr. Flanagan has extensive 
appraisal experience with multi-family properties for the past twenty years and has analyzed and 
appraised a large number of apartment properties. Mr. Flanagan has experience in the subject 
market on a wide array of asset types including multi-family properties.   
 

EXTRAORDINARY ASSUMPTIONS  
 
The Uniform Standard of Professional Appraisal Practice (USPAP) defines extraordinary 
assumptions as an assumption directly related to a specific assignment, which, if found to be 
false, could alter the appraiser’s opinion and conclusion. Extraordinary assumptions presume as 
fact uncertain information about physical, legal or economic characteristics of the subject 

1Federal Register, Vol. 165, August 24, 1990 "Rules and Regulations, " 34.42 
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property: or about conditions external to the property such as market conditions or trends: or 
about the integrity of the data used in an analysis.2 
 
During the preparation of this report, we did make the extraordinary assumptions that the 
financial information provided to us e.g. rent roll and current and historical operating expenses 
are true and depict correct in place rentals and actual operations. We include standard 
assumptions and limiting conditions in the certification section that governs this appraisal report. 

 
HYPOTHETICAL CONDITIONS   

 
Per The Uniform Standard of Professional Appraisal Practice (USPAP) hypothetical conditions 
assume conditions contrary to known facts about physical, legal or economic characteristics of 
the subject property or about conditions external to the property, such as market conditions or 
trends, or integrity of data used in an analysis.   
 
We did not rely upon any hypothetical conditions within this report. 
 

HISTORY OF THE PROPERTY 
 

In accordance with the Standards of Professional Practice of the Appraisal Institute, we are 
required to indicate the subject's ownership history for the preceding three-year period. Per 
review of Lake County public records, the current owner is City of Highland Park, or an 
affiliated entity. To the best of our knowledge there has not been any transactions involving this 
property within the past three years.  
 

ZONING AND OTHER RESTRICTIONS 
 

The subject property is zoned RM1, Medium to High Density Residential District and RM2, 
High Density Residential District by the City of Highland Park Zoning Ordinance. The RM1 
zoning district provides for medium-to-high density multiple family residential and normal 
accessory uses. It is not intended to allow commercial, industrial, governmental, recreational, or 
like uses in this district; however, certain facilities required to serve educational, religious, or 
other needs of the area may be allowed within the district as conditional uses subject to 
restrictions intended to preserve and protect the residential character. The following bulk and 
density standards are required in the RM1 district: 
 
Minimum Avg. Lot Width:  50 feet 
Minimum Lot Area:   10,000 square feet  
Min. Lot Area per MF Unit: 2,904 square feet (for lots greater than or equal to 90% of 

the minimum lot area for multiple family use) 
0 square feet (for lots smaller than 90% of the minimum lot 
area for multiple family use) 

Maximum Building Height:  35 feet 

2 The Dictionary of Real Estate Appraisal. 4th Edition, by the Appraisal Institute, 2002 
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Maximum Floor Area Ratio:  None 
Maximum Lot Coverage:  33.3% 
 
Minimum Yard Setbacks: 
  Front-  25 feet 
  Side-  10 feet 
  Rear-  25 feet or 20% of the lot depth (whichever is less) 
 

Diagram of the subject’s zoning 
 

 
*Subject is outlined by a blue border 

 
 
The RM2 zoning district provides for high density multiple family residential and normal 
accessory uses. It is not intended to allow commercial, industrial, governmental, recreational, or 
like uses in this district; however, certain facilities required to serve educational, religious, or 
other needs of the area may be allowed within the district as conditional uses subject to 
restrictions intended to preserve and protect the residential character. The following bulk and 
density standards are required in the RM2 district: 
 
Minimum Avg. Lot Width:  50 feet 
Minimum Lot Area:   21,780 square feet  
Min. Lot Area per MF Unit: 1,442 square feet (for lots greater than or equal to 90% of 

the minimum lot area for multiple family use) 
0 square feet (for lots smaller than 90% of the minimum lot 
area for multiple family use) 

Maximum Building Height:  40 feet; maximum of three stories 
Maximum Floor Area Ratio:  None 
Maximum Lot Coverage:  33.3% 
 
Minimum Yard Setbacks: 
  Front-  25 feet 
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  Side-  10 feet 
  Rear-  25 feet or 20% of the lot depth (whichever is less) 
 
Upon reviewing the subject municipality’s zoning we believe that the subject operates as a legal 
and conforming use in its current configuration.  
 

REAL ESTATE TAX AND ASSESSMENT DATA 
 
Overview 
 
The property tax is the largest single tax in Illinois, and is the major source of tax revenue for 
local government taxing districts. The property tax is a local tax, imposed by local government 
taxing districts, which include counties, townships, municipalities, school districts, special 
districts, etc. Property tax is administered by local officials. In Illinois, the property tax is 
imposed on the value of real property (typically land, buildings, and permanent fixtures) owned. 
Illinois does not have a state property tax. The process of imposing the property tax has three 
distinct parts. First, a value must be placed on the property. That value is called an assessment. 
Next, the taxing district files a levy with the county clerk on the property situated within its 
boundaries. Finally, the county clerk calculates the tax rate that is required to produce the 
amount of the levy based on the assessed value of each property in the district so taxes can be 
billed. 
 
Assessment 
 
The respective township assessor in Lake County determines the value of all taxable real estate 
within Lake County. The assessment is based on a percentage of the property’s “fair cash” or 
“fair market” value, which represents an estimate of fee simple market value by the Assessor’s 
office. The assessment level for commercial property in Lake County is 33 1/3 percent of market 
value.  
 
Equalization 
 
Once assessments have been finalized, property valuations become subject to an equalization 
study by the Illinois Department of Revenue. The purpose of the study is to establish a common 
level of assessment among the 102 Illinois counties. Equalization factors are established on a 
county-basis based on an annual sales-ratio study that compares the assessed value of a given 
property to its sale price, in the respective year of sale. Lake County equalization factor for the 
past year is summarized below. 
 

Tax Year Equalization Factor 
2014 1.0000 

 
Tax Extension 
 
Once the equalization process is completed, the County Clerk calculates the tax rate for each 
levy. The rates are expressed in terms of dollars of taxes per $100 of equalized assessed 
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valuation. The individual tax bills are determined by multiplying the current year’s equalized 
assessed value of a given property by the aggregate of the tax rates of all taxing bodies within 
which the property lies. The extensions are the actual dollar amounts billed to the taxpayers, and 
in aggregate, represent the income streams to the various governmental bodies.  
 
Collection 
 
Once the levy has been extended, the County Treasurer prepares and mails the tax bill to the 
property owners. Tax bills are mailed in May and payable in two installments. In Lake County, 
the first installment is due on June 6th and the second installment is due on September 6th.  
 
Historic Subject Property Taxes 
 
The subject property is situated on four (4) tax parcels for assessment purposes. The Property 
Identification Numbers are 16-23-322-003, 16-26-103-016, 16-26-103-022, & 16-26-103-023. 
The subject property’s historical real estate taxes and assessment data are summarized in the 
following tables: 
 
Parcel No. 16-23-322-003 is exempt.  
 

Historical Real Estate Taxes and Assessment Information 
654 Walnut Street 

Highland Park, Illinois 60035 

Parcel No. 16-26-103-016 
2014 

Payable ‘15 
2013 

Payable ‘14 
2012 

Payable ‘13 
Land Value: $65,964 $66,349 $67,675 
Building Value: $0 $0 $0 
Total Value: $65,965 $66,349 $67,675 
Tax Rate: 8.32276 8.14000 7.61200 

Taxes: $5,490 $5,401 $5,247 
 

Parcel No. 16-26-103-022 
2014 

Payable ‘15 
2013 

Payable ‘14 
2012 

Payable ‘13 
Land Value: $163,151 $164,103 $167,384 
Building Value: $887,246 $892,422 $910,263 
Total Value: $1,050,397 $1,056,525 $1,077,647 
Tax Rate: 8.32276 8.14000 7.61200 

Taxes: $87,422 $86,001 $83,556 
 

Parcel No. 16-26-103-023 
2014 

Payable ‘15 
2013 

Payable ‘14 
2012 

Payable ‘13 
Land Value: $207,565 $208,766 $212,950 
Building Value: $341,536 $343,528 $350,396 
Total Value: $549,101 $552,304 $563,346 
Tax Rate: 8.32276 8.14000 7.61200 

Taxes: $45,700 $44,958 $43,679 
 

Total Taxes: $138,612 $136,360 $132,482 
Taxes per Unit (68): $2,038.41 $2,005.29 $1,948.26 
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The tax bill for the 2014 tax year payable in 2015 was $138,612 or approximately $2,038.41 per 
unit based on (68) units. For the purposes of our analysis, we have projected real estate taxes at 
$2,500 per unit or $170,000. Our projected real estate tax expense assumes the subject property 
is fully assessed and taxed without any exemptions.  
 
In order to assess the reasonableness of the subject’s taxes we have searched for comparable 
properties and summarized our findings in the table below.  
 
Comparable Property Taxes 
 
We have provided the following comparable properties in order to support the reasonableness of 
the taxes in place at the subject and our projected tax levy in our analysis. 
 

Property No. Units Year Built Tax Key(s) 2014 payable 
2015 Taxes 

Taxes 
Per Unit 

      
Americana Apartments 
1755 Lake Cook road 
Highland Park, IL 60035 

108 1982 16-35-310-013 $325,356 $3,013 

      
Valley Lo Towers II 
1910 Chestnut Avenue 
Glenview, IL 60025 

112 1988 04-26-100-052 $370,285 $3,306 

      
Green at Chevy Chase 
1701 Johnson Drive 
Buffalo Grove, IL 60089 

592 1987 15-34-400-267; 
15-35-300-172 $1,687,030 $2,850 

      
The Wheatlands 
1225 Deerfield Parkway 
Buffalo Grove, IL 

352 1994 15-34-205-009 $1,102,250 $3,131 

 
The properties above range in size from 108 units to 592 units and were constructed between 
1982 and 1994. The properties have land sizes ranging between 6.978 and 38.904 acres. For the 
2014 tax year payable in 2015, the comparable properties were levied real estate taxes between 
$2,850 and $3,306 per unit. The subject’s projected taxes fall below the range above. However, 
the subject property is situated on approximately 1.662 acres which is significantly less than the 
above properties. Based on the foregoing and age of the subject property, we considered our 
projected real estate tax expense to be reasonable. In addition, real estate taxes are a function of 
location, condition, land area, and many other factors. Based on the foregoing factors, we believe 
the subject’s projected real estate taxes are reasonable. 
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HIGHEST AND BEST USE 

 
Highest and Best Use, as defined by the Appraisal Institute and used in this appraisal, is: “the 
reasonably probable and legal use of vacant land or an improved property, which is physically 
possible, appropriately supported, financially feasible, and that results in the highest value.” 
 
As implied in the definition above, the highest and best use of the property as if vacant may 
differ from the highest and best use of the site as improved.  In either case, the highest and best 
use is that use which satisfies the four tests imposed by the definition: legal permissibility, 
physical possibility, financial feasibility, and maximal productivity.  In other words, the use that 
“results in the highest value.” 
 
In estimating the highest and best use, there are four stages of analysis: 
 
1. Possible Use - What uses of the property are physically possible? 
2. Permissible Use (legal) - What uses are permitted by zoning and deed restrictions on the 

site in question? 
3. Feasible Use - Which possible and permissible uses will produce a net return to the 

owner of the site? 
4. Highest and Best Use - Among the feasible uses, which will produce the highest net 

return or highest present worth? 
 
Highest and Best Use As If Vacant 
 
Legal Permissibility. The subject site is zoned RM1, Medium to High Density Residential 
District and RM2, High Density Residential District by the City of Highland Park Zoning 
Ordinance. The current residential use represents a legal and conforming use under the salient 
requirements of this zoning classification. The property as it currently exists permitted to remain 
in its projected configuration (i.e. density and setbacks) and with the projected perimeters 
indefinitely. It is our understanding that the property is in compliance with any environmental 
issues with the Illinois Environmental Protection Agency. However, competent legal counsel 
should opine on this matter.  If the subject property were vacant and available for development a 
high density multi-family development would be legally permissible.  
 
Physically Possible. No soil tests were reviewed in connection with this appraisal. However, the 
current improvements have existed for 35 years and this is evidence physical possible use.  
 
Financial Feasibility is concerned with the ability of any improvement to produce a sufficient 
return to attract development capital. Based on the utilization of the property by the current 
occupants, we believe that financial feasibility of residential use at this location is demonstrated. 
We believe that residential use is the maximum productive use for the subject development based 
on the permitted uses in the area.  
 
Maximally Productivity. All factors considered the highest and best use of the subject site, as if 
vacant, is as a multi-family residential development. 
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Highest and Best Use As Improved 
 
The highest and best use of the subject property as improved must meet the same criteria set 
forth for the subject as if vacant. The subject property is permitted to remain indefinitely in its 
current configuration and within the current parameters. The improvements are in average 
condition. Therefore, physical possibility is implicit. On the basis of the analysis contained in the 
valuation sections of this report, the value of the property as improved is greater than the value of 
the land as if vacant.  
 
All factors considered the use of the subject, as improved, is as a multi-family residential 
development consistent with the principles of highest and best use. 
 

APPROACHES TO VALUE 
 

The valuation of real estate is determined primarily through the use of three basic approaches to 
value: the Cost Approach, the Income Capitalization Approach and the Sales Comparison 
Approach. From the indicated values resulting from these analyses and the weight accorded to 
each value indication, an opinion of value is reached based upon expert judgment within the 
framework of the appraisal process. 
 
The Cost Approach involves estimating the current cost to construct the improvements new, 
including an allowance for developer's profit and deducting from this amount accrued 
depreciation that has resulted from physical deterioration and functional and economic 
obsolescence. The limitations of this approach are the need to make large, subjective estimates 
for depreciation when considering an existing property that is in good condition with an un-
definable life expectancy such as the subject. More important, this approach is not used by 
sellers and buyers in acquisition/disposition analyses for properties of the subject type. We have 
concluded that this approach is unreliable in this application for the valuation of the existing 
improvements. In the case of the existing multi-family apartment building, the estimate of 
economic obsolescence, depreciation, and developers’ profit are subjective with little market 
support. 
 
The Sales Comparison Approach is based on the assumption that a prudent buyer would not 
pay more for a property than it would cost to acquire a comparable substitute property.  Since no 
two properties are ever identical, the necessary adjustments for differences in quality, location, 
size, market appeal, and a number of other factors that affect prices paid for properties must be 
made.  The limitation of this approach is that the motives of the individual purchasers and sellers 
vary depending on their need for cash, their tax position, their personal preferences, available 
financing, and a host of other factors that must be taken into consideration.  As a result, it is often 
difficult to obtain sufficient information on a comparable sale to be able to make precise 
comparisons. We have determined that this approach should be relied upon as a primary basis for 
estimation of value. We have placed secondary reliance on this approach of value. 
 
The Income Capitalization Approach involves an analysis of a property in terms of its ability 
to produce a net annual income.  It is concerned with estimating the present worth of future 
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benefits that can be derived through ownership of a property.  In utilizing this approach, either 
stabilized net operating income is capitalized at an overall rate commensurate with the rate 
demanded by investors or a projected cash flow stream is discounted at an appropriate rate in 
order to arrive at an estimate of value.  The Income Capitalization Approach is generally most 
useful in valuing an income producing property, which normally would be purchased by 
investors rather than by users. The Income Capitalization Approach is generally most useful in 
valuing an income producing property, which normally would be purchased by investors rather 
than by users.  We have concluded that this approach is highly relevant for use in this report. 
 
The final step in the valuation process is the reconciliation or correlation of the value indications. 
In the reconciliation or correlation we consider the relative applicability of each of the 
approaches used, examine the range between the value indications, and place major emphasis on 
the approach that appears to produce the most reliable solution to the specific appraisal problem. 
 
In arriving at a value estimate for the subject property on an “as is” basis, we have placed 
primary reliance on the Income Capitalization Approach with support from the value indication 
of the Sales Comparison Approach.  
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LAND VALUATION 

 
The Sales Comparison Approach involves a comparison of the subject property with other 
similar properties that have sold. This approach to value is based on the premise that a buyer 
would not pay more for a property than it would cost to acquire a comparable substitute property.  
In addition to differences in physical factors that influence value levels, adjustments must be 
made for changes in market conditions since the date of the transaction, the motives of the 
buyers and the sellers and a variety of other factors that have an impact on the price at which a 
property sells.  
 
We have searched for land sales in and around the subject area. The development land market is 
inactive with very few sales in and near the subject property. We were able to obtain information 
for four sales dating between February 2013 and April 2014 located in the northern Chicago 
suburban communities. The comparable sales are detailed in the ensuing pages. 
 

Comparable Land Sales Summary 
654 Walnut Street 

Highland Park, IL 60035 

No. Name/Location Sale Date Zoning 
Size-SF 
(Acres) Sale Price 

Price 
per SF 

       

1. 

Residential Development Site 
2200 Grange Road 
Highland Park, IL 60035 
 

Apr. ‘14 R3 39,600 
(0.909) $290,000 $7.32 

       

2. 

Residential Development Site 
3235 Milwaukee Avenue 
Northbrook, IL 60062 
 

Jan. ‘14 R-7 41,334 
(0.949) $295,000 $7.14 

       

3. 

Residential Development Site 
3623 W. Lake Avenue 
Glenview, IL 60025 
 

Dec. ‘13 R-1 174,588 
(4.008) $1,100,000 $6.30 

       

4. 

Residential Development Site 
2156 Grange Road 
Highland Park, IL 60035 
 

Feb. ‘13 R3 39,600 
(0.909) $255,000 $6.44 

 
The following pages contain summary information of the more pertinent sales we considered. 
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Land Sales Map 
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Comparable Sale No. 1 
 

 
 
Location: Residential Development Site 
 2200 Grange Road  
 Highland Park, IL 60035 

 
Date of Sale:    April 9, 2014 
 
PIN(s):     16-21-203-020 
 
Verification: Lake County Recording Document No. 7090067 
 
Land Size:    39,600 square feet; or 0.909 acres 
 
Zoning: R3, Low Density Single Family Residential District; 

City of Highland Park 
 
Buyer:     David & Jessica Waxman 
 
Seller:     Tazioli Family Trust 
 
Sale Price:    $290,000 
 
Price Per Square Foot:   $7.32 
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Comparable Sale No. 2 
 

 
 
Location: Residential Development Site 
 3235 Milwaukee Avenue 
 Northbrook, IL 60062 

 
Date of Sale:    January 7, 2014 
 
PIN(s):     04-30-201-012 
 
Verification: Cook County Recording Document No. 1400741042 
 
Land Size:    41,334 square feet; or 0.949 acres 
 
Zoning: R-7, General Residence District; Unincorporated Cook County 
 
Buyer:     HODC Glenview LLC 
 
Seller:     BankFinancial Trust 010994 
 
Sale Price:    $295,000 
 
Price Per Square Foot:   $7.14 
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Comparable Sale No. 3 
 

 
 
Location:    Residential Development Site 

3623 W. Lake Avenue  
Glenview, IL 60025 
 

Date of Sale:    December 12, 2013 
 
PIN(s):     04-28-300-005 
 
Verification:    Cook County Recording Document No. 1401026040 
 
Land Size:    174,588 square feet; or 4.008 acres 
   
Zoning:     R-1, Residential District; Village of Glenview 
 
Buyer:     Hanuman Spiritual & Community Center 
 
Seller:     Hartung Lee Roy Trust 
 
Sale Price:    $1,100,000 
 
Price Per Square Foot:   $6.30 
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Comparable Sale No. 4 
 

 
 
Location:    Residential Development Site 

2156 Grange Road 
Highland Park, IL 60035 
 

Date of Sale:    February 26, 2013 
 
PIN(s):     16-21-203-021 
 
Verification: Lake County Recording Document No. 6963331 
 
Land Size:    39,600 square feet; or 0.909 acres 
 
Zoning: R3, Low Density Single Family Residential District; 

City of Highland Park 
 
Buyer:     Jerzy Dorman 
 
Seller:     Tazioli Family Trust 
 
Sale Price:    $255,000 
 
Price Per Square Foot:   $6.44 
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Analysis of Comparable Sales of Land  
 
The land sales listed above were acquired for residential development and ranged from 39,600 
square feet to 174,588 square feet. These transactions give a reasonable range of prices for 
activity in the market over the past 24+ months as the sales were completed between February 
2013 and April 2014. The pricing, on a per-square-foot basis, ranged between $6.30 and $7.32. 
The sales were primarily on an all-cash basis. All of the comparables are located within the 
northern communities of the City of Chicago.  
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Property Rights Conveyed – To the best of our knowledge, all the sales used in arriving at an 
opinion of market value involve the transfer of a fee simple interest.  
 
Financial Terms/Financing – To the best of our knowledge, all sales were completed with cash or 
market oriented financing.  
 
Conditions of Sale – Adjustments addressing conditions of sale typically focus on the 
motivations of buyers and sellers. In many sales, the conditions of sale may impact pricing to a 
significant degree. All the sales used within this analysis are believed to be arm’s length 
transactions and thus no adjustments were required.  
 
Market Conditions/Date of Sale – The sales within this section were completed between 
February 2013 and April 2014, having been completed over the last 24+ months. During the 
second half 2010, the residential land market in the Chicago area experienced a stabilization in 
values after two years of declines due primarily to the mortgage crisis and the fall-out in the 
lending industry.  
 
In analyzing the above sales under the Sales Comparison Approach to Value, we focused on 
trends that could be identified from the above sales. As the sales are relatively close to the 
subject, we focused on the following factors: location with consideration for proximity to major 
thoroughfares/ expressways and accessibility as well frontage along major streets, shape, 
proximity of utilities and the size of the land parcel. In terms of the latter, the general real estate 
trend relative to size is inverse, whereby as the size of the property, land or building, increases, 
the price per square foot tends to decline with the converse true as well. Of note, we considered 
the zoning for each sale. The adjustments were made to the price per square foot and are 
described below. 
 
Sale No. 1: The property is located northwest of the subject along Grange Road in Highland 
Park. The sale occurred in April 2014. The sale occurred over 12 months ago. Property values 
for development have stabilized with the rebounding of the housing market. We made no 
adjustment for market appreciation since the date of sale. The property was considered to be 
situated in an inferior location distant from the downtown area. We made an upward adjustment. 
The sale property is zoned with a similar zoning classification. Lastly, the property is smaller 
than the subject. We made a downward adjustment for the size disparity between the subject and 
the sale property. We made no further adjustments. Applying the foregoing adjustments led to an 
overall adjusted sale price of $7.25 per square foot. 
 
Sale No. 2: The property is located southwest of the subject along Milwaukee Avenue in 
Northbrook. The sale occurred in January 2014. The sale occurred over 12 months ago. Property 
values for development have stabilized with the rebounding of the housing market. We made no 
adjustment for market appreciation since the date of sale. The property was considered to be 
situated in a superior location. We made a downward adjustment. The sale property is zoned 
with a similar zoning classification. Lastly, the property is smaller than the subject. We made a 
downward adjustment for the size disparity between the subject and the sale property. We made 
no further adjustments. Applying the foregoing adjustments led to an overall adjusted sale price 
of $6.10 per square foot. 
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Sale No. 3: The property is located southwest of the subject along Lake Avenue in Glenview. 
The sale occurred in December 2013. The sale occurred over 12 months ago. Property values for 
development have stabilized with the rebounding of the housing market. We made no adjustment 
for market appreciation since the date of sale. The property was considered to be situated in a 
comparable location. We made no adjustment. The sale property is zoned with a similar zoning 
classification. Lastly, the property is larger than the subject. We made an upward adjustment for 
the size disparity between the subject and the sale property. We made no further adjustments. 
Applying the foregoing adjustments led to an overall adjusted sale price of $7.56 per square foot. 
 
Sale No. 4: The property is located northwest of the subject along Grange Road in Highland 
Park. The sale occurred in February 2013. The sale occurred over 12 months ago. Property 
values for development have stabilized with the rebounding of the housing market. We made no 
adjustment for market appreciation since the date of sale. The property was considered to be 
situated in an inferior location distant from the downtown area. We made an upward adjustment. 
The sale property is zoned with a similar zoning classification. Lastly, the property is smaller 
than the subject. We made a downward adjustment for the size disparity between the subject and 
the sale property. We made no further adjustments. Applying the foregoing adjustments led to an 
overall adjusted sale price of $6.38 per square foot. 
 
Conclusion 
 
The adjusted values ranged from $6.10 per square foot to $7.56 per square foot with an average 
adjusted sale price of $6.82 per square foot and a median sale price of $6.81 per square foot. We 
believe that the subject’s market value estimate would be near the high-end of the range based on 
the overall size and location. Accordingly, our opinion of value is reflected below in the 
following table. 
 

Adjusted Sales Price Per SF $7.50 
Total Square Feet 72,413 
Estimated Sales Price $543,098 

Rounded $540,000 

 84 
142



143



144



145



146



147



148



149



150



Highland Park Housing Commission

Reserve Balances
Date: 7/31/2015

Sunset  
Account Name Frank B. Peers Walnut Place Ravinia Housing Woods TOTAL

Checking (Property) 52,902 61 627 60,739

Security Deposit 19,573 20,326 14,291 10,569
 

Replacement Reserve 197,012 126,100 380,536 0

Residual Receipts 17,508 27,095 0 0

Operating Reserve 0 0 16 9,174
(Construction Escrow)

Association Money 104,709 81,941 119,532
Market Checking

Association Small  54,800 9,023
Business Checking

Association Receivable/(Liability) (258,832)  
1)  Due from Hsg. Trst. Fd 277 GB 7,492 Total
2)  Due from Hsg. Trst Fd. Emerg. 689 A/R
3)  Due from Sunset Woods 258,832

Association CDs Maturity
CD #1 1/7/2016 507,320
CD #2 10/7/2015 507,790

Association MaxSafe 1,035,250
Money Market

TOTAL 2,659,168 278,291 477,411 (49,795)  
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ASSETS

Current Assets
Assn FBHP Checking 9,023.15$             
FBHP General Checking 60,739.49
FBHP Security Dep. Savings 10,569.04
Assn FBHP Savings 119,531.57
FBHP Savings 9,174.16
Financing Costs 8,135.00
Tax Reserve 13,155.52
Accounts Receivable 422.00
A/R, Transfers 20.00

Total Current Assets 230,769.93

Property and Equipment
Building 1,552,988.40
Building Unit 231 135,000.32
Building Unit 319 134,999.62
Appliances 474.17
Accum Dep Building (397,956.00)
Accum Amort-Financing Fees (678.00)

Total Property and Equipment 1,424,828.51

Other Assets

Total Other Assets 0.00

Total Assets 1,655,598.44$      

LIABILITIES AND CAPITAL

Current Liabilities
Due to Peers Housing Assn 258,832.40$         
Accrued RE Tax 12,784.40
Accrued RE Taxes Assn 6,434.84
Security Deposits 9,835.00

Total Current Liabilities 287,886.64

Long-Term Liabilities
Notes Payable, Lake Co 72,231.18
Notes Payable, FHLB 417,917.28
Notes Payable, IHDA 137,419.60

Total Long-Term Liabilities 627,568.06

Total Liabilities 915,454.70

Capital
Equity-Retained Earnings 719,033.62
Net Income 21,110.12

Total Capital 740,143.74

Total Liabilities & Capital 1,655,598.44$      

Sunset Woods Housing 
Balance Sheet
July 31, 2015
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Current Month
Actual

Current Month
Budget

Current 
Month

Variance
Year to Date

Actual
Year to Date

Budget

Year to 
Date

Variance
 Annual
Budget 

Revenues
Rents 9,394.00$            8,896.00$          498.00 65,758.00$         62,270.00$    3,488.00 106,750.00$ 
Late & NSF Fees 0.00 0.00 0.00 10.00 0.00 10.00
Interest Income Assn 41.25 0.00 41.25 309.01 0.00 309.01
Interest Income 0.00 0.00 0.00 33.86 0.00 33.86

Total Revenues 9,435.25 8,896.00 539.25 66,110.87 62,270.00 3,840.87 106,750.00   

Cost of Sales

Total Cost of Sales 0.00 0.00 0.00 0.00 0.00 0.00 -               

Gross Profit 9,435.25 8,896.00 539.25 66,110.87 62,270.00 3,840.87 106,750.00   

Expenses
Office Supplies 0.00 8.00 (8.00) 19.41 56.00 (36.59) 100.00          
Management Fee 611.39 578.00 33.39 4,230.98 4,046.00 184.98 6,939.00       
Legal and Accounting Assn 0.00 0.00 0.00 2,975.00 0.00 2,975.00 -               
Exterminating 5.00 0.00 5.00 95.00 0.00 95.00 -               
Credit Ck Fees 0.00 4.00 (4.00) 0.00 28.00 (28.00) 50.00            
Government Fees 0.00 96.00 (96.00) 0.00 670.00 (670.00) 1,150.00       
Software/Data Processing 25.83 0.00 25.83 174.66 0.00 174.66 -               
Carpet Cleaning 0.00 83.00 (83.00) 750.00 585.00 165.00 1,000.00       
Heating & Air 0.00 42.00 (42.00) 0.00 290.00 (290.00) 500.00          
Electrical & Plumbing Maint 0.00 42.00 (42.00) 995.00 290.00 705.00 500.00          
Painting & Decorating 0.00 83.00 (83.00) 0.00 585.00 (585.00) 1,000.00       
Appliance Repairs 0.00 42.00 (42.00) 360.00 290.00 70.00 500.00          
Janitor 0.00 0.00 0.00 5.93 0.00 5.93
Supplies Assn 58.85 0.00 58.85 58.85 0.00 58.85
Supplies 0.00 83.00 (83.00) 606.64 585.00 21.64 1,000.00       
Maintenance 0.00 83.00 (83.00) 230.00 585.00 (355.00) 1,000.00       
Condo Assessment Rental Units 2,756.40 2,564.00 192.40 19,294.80 17,948.00 1,346.80 30,768.00     
Cable TV 579.96 540.00 39.96 4,059.72 3,780.00 279.72 6,480.00       
Real Estate tax expense 0.00 1,167.00 (1,167.00) 0.00 8,165.00 (8,165.00) 14,000.00     
Loan Interest 1,569.72 2,500.00 (930.28) 11,144.76 17,500.00 (6,355.24) 30,000.00     
Bldg Insurance 0.00 216.00 (216.00) 0.00 1,518.00 (1,518.00) 2,600.00       

Total Expenses 5,607.15 8,131.00 (2,523.85) 45,000.75 56,921.00 (11,920.25) 97,587.00     

Net Income 3,828.10$            765.00$             3,063.10 21,110.12$         5,349.00$      15,761.12 9,163.00$     

Loan Principal:                      FB 676.97 4582.07 28,800.00     
IHDA 100 700 1,200.00       

Property is 100% occupied.

Sunset Woods Housing 
Income Statement

Compared with Budget
For the Seven Months Ending July 31, 2015
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Date Trans No Type Trans Desc Deposit Amt Withdrawal Amt Balance
Beginning Balance 59,066.92

7/1/15 7/1/15 Deposit Tenant 647.00 59,713.92
Deposit Tenant 428.00 60,141.92
Deposit Tenant 648.00 60,789.92
Deposit Tenant 323.00 61,112.92
Deposit Tenant 273.00 61,385.92
Deposit Tenant 586.00 61,971.92
Deposit Tenant 421.00 62,392.92
Deposit Tenant 525.00 62,917.92

7/1/15 ihda1507 Other ihda/auto pymt 100.00 62,817.92
7/2/15 1646 Withdrawal Sunset Woods Condominium Assoc 3,341.36 59,476.56
7/3/15 1647 Withdrawal Real Page, Inc. 25.83 59,450.73
7/6/15 7/8/15 Deposit Tenant 207.00 59,657.73

Deposit Tenant 417.00 60,074.73
Deposit Tenant 256.00 60,330.73
Deposit Tenant 160.00 60,490.73
Deposit Tenant 341.00 60,831.73
Deposit Tenant 865.00 61,696.73
Deposit Tenant 795.00 62,491.73
Deposit Tenant 854.00 63,345.73
Deposit Tenant 236.00 63,581.73

7/23/15 7/23/15 Deposit Tenant 433.00 64,014.73
Deposit Tenant 391.00 64,405.73
Deposit Tenant 329.00 64,734.73
Deposit Tenant 50.00 64,784.73

7/26/15 loan1507 Other FBHP/auto pymt 3,375.00 61,409.73
7/28/15 1648 Withdrawal Housing Opportunity Dev. Corp. 670.24 60,739.49

Total 9,185.00 7,512.43

Sunset Woods Housing 
Account  Register

For the Period From Jul 1, 2015 to Jul 31, 2015
1103M13 - FBHP General Checking
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Ending balance checking 61,410$        
Ending balance operating reserve 9,177$          
TOTAL 70,587$        

Sunset Woods -July 31, 2015
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ASSETS

Current Assets
FBHP Checking 33,458.09$           
FBHP Security Dep Savings 2,227.90

Total Current Assets 35,685.99

Property and Equipment

Total Property and Equipment 0.00

Other Assets

Total Other Assets 0.00

Total Assets 35,685.99$           

LIABILITIES AND CAPITAL

Current Liabilities
Security Deposits 2,123.00$             

Total Current Liabilities 2,123.00

Long-Term Liabilities

Total Long-Term Liabilities 0.00

Total Liabilities 2,123.00

Capital
Equity-Retained Earnings 29,062.99
Net Income 4,500.00

Total Capital 33,562.99

Total Liabilities & Capital 35,685.99$           

SWA Rental
Balance Sheet
July 31, 2015
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Current Month
Actual

Current Month
Budget

Current 
Month

Variance
Year to Date

Actual
Year to Date

Budget

Year to 
Date

Variance
Revenues
Rents 2,123.00$             1,911.00$             212.00 14,861.00$           13,373.00$           1,488.00
Interest Income 0.28 0.00 0.28 1.93 0.00 1.93

Total Revenues 2,123.28 1,911.00 212.28 14,862.93 13,373.00 1,489.93

Cost of Sales

Total Cost of Sales 0.00 0.00 0.00 0.00 0.00 0.00

Gross Profit 2,123.28 1,911.00 212.28 14,862.93 13,373.00 1,489.93

Expenses
Office Supplies 0.00 4.00 (4.00) 36.00 29.00 7.00
Management Fee 138.00 124.00 14.00 966.00 868.00 98.00
Software/Data Processing 4.31 0.00 4.31 29.12 0.00 29.12
Carpet Cleaning 0.00 0.00 0.00 185.00 0.00 185.00
Heating & Air 0.00 42.00 (42.00) 0.00 290.00 (290.00)
Supplies 0.00 8.00 (8.00) 24.85 56.00 (31.15)
Maintenance 0.00 42.00 (42.00) 370.00 290.00 80.00
Condo Asst Rental Units 672.74 626.00 46.74 4,709.18 4,382.00 327.18
Cable TV 96.66 90.00 6.66 676.62 630.00 46.62
Real Estate tax expense 0.00 542.00 (542.00) 3,366.16 3,790.00 (423.84)
Bldg Insurance 0.00 33.00 (33.00) 0.00 231.00 (231.00)

Total Expenses 911.71 1,511.00 (599.29) 10,362.93 10,566.00 (203.07)

Net Income 1,211.57$             400.00$                811.57 4,500.00$             2,807.00$             1,693.00

SWA Rental
Income Statement

Compared with Budget
For the Seven Months Ending July 31, 2015
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Date Trans No Type Trans Desc Deposit Amt Withdrawal Amt Balance
Beginning Balance 32,246.80

7/2/15 1145 Withdrawal Sunset Woods Condominium Assoc 769.40 31,477.40
7/6/15 1146 Withdrawal Real Page, Inc. 4.31 31,473.09
7/6/15 7/8/15 Deposit Tenant 1,090.00 32,563.09

Deposit Tenant 1,033.00 33,596.09
7/28/15 1147 Withdrawal Housing Opportunity Developmen 138.00 33,458.09

Total 2,123.00 911.71

SWA Rental
Account  Register

For the Period From Jul 1, 2015 to Jul 31, 2015
1103M14 - FBHP Checking
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The economic argument for affordable housing  

Marisa Novara, Director, Metropolitan Planning Council 

Omitting the most incendiary comments (of which there were many), here is a sampling of reaction to 
the recent Chicago Tribune article, “Towns snub mandate on affordable housing,”  which reported that 
40 of 68 Illinois municipalities have not submitted a plan requested by the state to address their lack of 
affordable housing: 

 Enough government intrusion. - trampletheweak 

Let the free market forces determine who lives where…Why is it the city"s (sic) responsibility to 
provide or designate affordable housing? The free market determines that. – mlljj63 

We pay a lot of money to live where we do... Anyone who wants to live in this neighborhood can 
certainly do so if they can afford it. That they can't isn't anyone's [bleep] problem but theirs. - 
notforus  

It was heartening to read one commentator’s viewpoint that the North Shore’s populace is compelled by 
its predominant religions—Christianity and Judaism—to be Good Samaritans who “welcome all, 
especially the poor. However, when we create laws (e.g., zoning rules) that prevent low-income families 
from moving into our communities, we are working against our own religious beliefs.” 

I would argue that we also work against our own economic self-interest. It’s money, not morality at the 
crux of most arguments against affordable housing, so let’s look at the economic obstacles to and 
arguments for inclusive communities.   

For those who argue that the free market should determine where people can afford to live—well, it 
already has, and the results are economically sobering. A study by the National Bureau of Economic 
Research found that when places like Silicon Valley enact protectionist housing policies (through, for 
instance, zoning that restricts new development to large-lot, expensive single family homes) rather than 
welcoming higher levels of growth, it holds back the entire nation's Gross Domestic Product growth by 
nearly 14 percent. 

A 2013 Urban Studies report found that when poverty and segregation rates are high in metropolitan 
areas, these regions’ economies perform worse than less segregated regions. This is because, 
as outlined in this CityLab article: 

“Metropolitan economies rely on labor of all kinds, often side-by-side, with high-end architects alongside 
plumbers, office towers near cab stands, and biotech inventors with security guards. But when low-wage 
workers pay an out-sized chunk of their paycheck just getting to work, or when suburban office parks 
locate beyond the reach of public transit, those inefficient patterns start to affect whole regional 
economies.” 
 
University of North Carolina professor Harrison Campbell describes it as a kind of market failure in which 
“what seems to be good for the individual turns out not to be good for society as a whole.” And when a 
region’s economy suffers, so too does every individual trying to make a living there.  

Further, there is evidence that a community’s diversity can benefit its bottom line. In west suburban Oak 
Park, being an inclusive community has become a competitive advantage. The town—which is 32 
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http://quickfacts.census.gov/qfd/states/17/1754885.html


percent non-white, 10 percent foreign-born and nearly 9 percent low-income with deliberate 
community-wide integration—has seen its home values rise with increased diversity. 

 

To be clear, several towns that officially fall below the state’s mark of 10 percent affordable housing are 
working proactively to increase their affordability. North suburban Lake Forest and Highland Park, for 
instance, each has established an inclusionary housing ordinance and a land trust. In both towns, priority 
for their affordable units goes to current residents who are housing cost burdened (paying more than 
one-third of their income toward housing) and people who work in the area but haven’t been able to 
afford to live there.  

Notably, Lake Forest and Highland Park continue to thrive: Median incomes are on the rise, the 
percentage of students who meet or exceed standards on the Illinois Standards 
Achievement Test (ISAT) are double digits ahead of the state average (in some cases as high as 31 
percent more), and Highland Park was recently rated the #2 best place to live in Illinois.  

Policies that enable people of varying incomes to live in the same community position the Chicago 
region for a stronger economy that gives individuals of all incomes better opportunities. That’s progress 
worthy of our collective investment.   
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