
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, October 7, 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, October 7, 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 – September 2, 2015 

 
V. Scheduled Business 
 

1. Items for Omnibus Vote Consideration  
• Payment of Invoices:   
• Manning Silverman & Co. for Invoice #200941443 final retainer (2 of 2) for the  

Sunset Woods Association’s audit for $2,950.00 
 

2. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
- Management Report including financial statements 
- Discussion and Consideration of 2016 Budgets for Peers, Walnut Place, and Ravinia 

developments 
- Update regarding the draft parking lot lease agreement between the Ravinia Housing 

Association and the City of Highland Park 
- Report on Memo of Understanding between Klairmont Investments LLC and the 

Ravinia Housing Association  
- Property Tax Exemption discussion 
- Update on the Peers window and air conditioning project 
- Sunset Woods 

 
3. Update on Inclusionary Housing Task Force  

 
4. Consideration of 2016 Housing Commission Meeting Resolution 
 

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



Housing Commission Agenda 
October 7, 2015 

Posted at City Hall on Friday, October 2, 2015 before 5:00 p.m. 
 

 
VII. Other Business 

 
VIII. Adjournment 



DRAFT 
 

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

 
 
MEETING DATE:  Wednesday September 2, 2015 
 
MEETING LOCATION: Pre-Session Mayor’s Conference Room, City Hall,  
    1707 St. Johns Avenue, Highland Park, IL  
CALL TO ORDER 
 
At 6:32 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, Oldham, Ross, and Saret 
              
Commissioners Absent:   None  
 
Student Representative Present: Powell  
 
Chair Meek declared that all Commissioners were present and that there was a quorum.  
 
Council Liaison Present:    Holleman  
 
Staff Liaison Present:    Planner 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 August 5, 2015  
Commissioner Alder moved approval of the minutes of the regular meeting held on August 5, 
2015 of the Housing Commission, the Peers Housing Association, the Ravinia Housing 
Association, the Walnut Housing Association, and the Sunset Woods Association.  
Commissioner Elder seconded the motion.  
 
On a voice vote, Chair Meek declared that the motion passed unanimously. 
 
SCHEDULED BUSINESS 
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1. Discussion and Consideration of Final Inclusionary Housing Plan for McGovern Flats 
Planner M. Smith said that the Commission had approved the preliminary Inclusionary Housing 
Plan for McGovern Flats on June 3, 2015.  Developer Greg Merdinger of Nexstep LLC now 
submitted the Final Inclusionary Housing Plan (IHP) with additional detail regarding the 
development and the affordable housing units, including floor plans.  Planner M. Smith said that 
some additional information still was needed before the McGovern Flats IHP could be 
considered complete.  She identified these items as: 

• Information to indicate that any energy-efficiency ratings would be the same for the 
market-rate and affordable rentals although the appliances themselves did not need to be 
the same; 

• The addition of room dimensions on the floor plans for the affordable units; 
• The assignment of unit numbers for both the market-rate and affordable units; and 
• Revision to the distribution of the affordable units by income tier; at least 33% of the 

affordable units must be in the lowest and middle income tiers while no more than 33% 
can be in the highest income tier.  At present, the distribution does not adhere to these 
requirements.  The Ordinance, however, does not require that the bedroom mix be 
assigned to any particular income tier.  Mr. Merdinger can revise his IHP to assign more 
one-bedroom units to the lowest income tier. 

Mr. Merdinger said that he would revise the table to re-assign the distribution of the affordable 
units by income tier to conform to the Ordinance and would supply the additional information 
within the next several days.   
 
Planner M. Smith said that there was one significant difference between the preliminary 
Inclusionary Housing Plan and the final Inclusionary Housing Plan (IHP) for McGovern Flats 
that warranted Commission consideration.  This difference concerns the provision of parking and 
storage for the affordable units.  In the preliminary IHP, Mr. Merdinger said that “all amenities 
in the project inclusive of storage, parking and common areas will be available for use to the 
affordable units with the same level of access as to the market units.”  Nothing was said about 
any costs for the use of these areas.  This statement about equal access is consistent with the 
requirements of the Inclusionary Housing Ordinance.   
 
In the final IHP, however, Mr. Merdinger now indicates that there will be charges for parking 
and storage and that the affordable renters will pay the same rates as the market-rate renters:  
“Parking and storage will be available to each resident on an equal basis at market rates.” Mr. 
Merdinger told the Commission that he anticipates that indoor spaces will rent for between $160 
to $180 per month, and outdoor spaces, for $80 to $100 per month.  Planner M. Smith said that 
the City’s expectation has been that parking and storage are included in rent for the affordable 
renters just as other amenities are.  Chair Meek referred to the list of “Amenities” in Section 
150.2107 (D) of the Ordinance, which includes “without limitation, basements, front porches, 
storage lockers, balconies, roof decks, outdoor patios, off-street parking, enclosed parking, 
appliances, and similar unit features and additions.”   
 
Mr. Merdinger said that the City’s rent schedule notes that utilities must be included in rent but 
does not identify parking and storage.  Planner M. Smith said that the rent schedule does not call 
out the inclusion of parking in the rent structure, because it is treated like these other amenities 
identified in the Ordinance, none of which have additional charges. Moreover, the City’s rent 
schedule is based on the same policy as federal and state housing programs, which stipulate that 
renters in affordable housing units pay no more than 30% of their household income for their 
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total housing costs.  If affordable renters are faced with additional charges for parking and 
storage beyond the City’s rent schedule, then their housing costs will exceed 30% of their 
household income and will no longer be affordable. 
 
Mr. Merdinger questioned why parking should be included with rent. Planner M. Smith 
explained that in addition to being included as an amenity in the Ordinance, the City requires on-
site parking for the affordable renters as well as for the market-rate renters.  Mr. Merdinger 
pointed out that while the City recently established a reduced parking permit fee for low and 
moderate-income households, the City requires all users of City parking lots to pay parking fees.  
 
Councilman Holleman suggested that the policies regarding parking and storage needed more 
treatment in the Ordinance, because developers no longer necessarily considered them as 
amenities included in rent.  The Commissioners agreed with this suggestion. 
 
The Commissioners discussed whether they would be establishing a precedent with their 
decision about parking fees.  Chair Meek pointed out that this development is a Planned Unit 
Development (PUD), and that many City requirements can be modified depending on the 
specific circumstances particular to each PUD.  As a result, this decision would pertain only to 
this particular PUD. 
 
After discussion with the Commissioners, Mr. Merdinger offered to reduce the parking rates for 
the affordable renters in line with the City’s new reduced parking permit fee for low and 
moderate-income households. Mr. Merdinger said that he was willing to establish parking rates 
for the affordable renters at the lesser of either the City’s new reduced parking permit fee for low 
and moderate-income households or at a parking fee reduced in the same proportion as the 
affordable rent is reduced to the market-rate rent (i.e., affordable-unit rent/market-rate rent x 
market-rate parking). 
 
Chair Meek entertained a motion to approve the final Inclusionary Housing Plan for McGovern 
Flats contingent on providing the additional and revised information requested above and 
including a parking fee for the affordable renters, which will be the lesser of the City’s new 
reduced parking permit fee for low and moderate-income households or at a parking fee reduced 
in the same proportion as the affordable rent is reduced to the market-rate rent (i.e., affordable-
unit rent/market-rate rent x market-rate parking).  Commissioner Elder moved approval of the 
final Inclusionary Housing Plan for McGovern Flats contingent on providing the additional and 
revised information requested above and including a parking fee for the affordable renters, which 
will be the lesser of the City’s new reduced parking permit fee for low and moderate-income 
households or at a parking fee reduced in the same proportion as the affordable rent is reduced to 
the market-rate rent (i.e., affordable-unit rent/market-rate rent x market-rate parking).  
Commissioner Ross seconded the motion. 
 
On a roll call vote: 

Voting Yea:  Adler, Elder, Kaltman, Meek, Oldham, Ross, and Saret 
 Voting Nay:  None 
  
Chair Meek declared that the motion passed unanimously.   
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2. Discussion and Consideration of Final Inclusionary Housing Plan for Oakwood Station 
Planner M. Smith explained that developer Steve Sanderman of MJS Development and 
Sanderman Properties LLC submitted his preliminary and final Inclusionary Housing Plan (IHP) 
for Oakwood Station at the same time.  Planner M. Smith said that the Plan was complete.  
Previously, Mr. Sanderman met with the Inclusionary Housing Working Group (Chair Meek and 
Commissioner Ross, substituting for Commissioner Adler) to review the floor plans and to 
discuss his parking proposal for the affordable units.   After discussion with the Working Group, 
Mr. Sanderman proposed providing free outdoor parking for the affordable renters and reserving 
the indoor garage spaces for the market-rate renters.  This is a departure from the Ordinance, 
which requires equal amenities for indoor and outdoor parking for the affordable-unit 
households.  Mr. Sanderman estimates that market-rate parking will be $150 inside and $75 
outside.  The Oakwood Station IHP includes free storage units for the affordable unit 
households, which will be a little smaller than the ones for the market-rate renters.  Given that 
the parking would be free for the affordable-unit renters and that Mr. Sanderman is providing 
more three-bedroom affordable units than the Ordinance requires, the Inclusionary Housing 
Working Group said that they would support his parking plan.  
 
At the Meeting, Chair Meek offered Mr. Sanderman the opportunity to discuss the Oakwood 
Station project and the IHP.  Mr. Sanderman said that after hearing the parking plan approved for 
McGovern Flats, he would like to modify the parking plan in his IHP if that was acceptable to 
the Commission.  He proposed providing one or two outdoor spaces to the affordable unit tenants 
at the discounted rate of $25 per month each.  After consultation with his attorney Ms. Julie 
Workman of Meltzer, Purtil, and Stelle, LLC, Mr. Sanderman said that he would revise his 
proposal so that the initial rate was $25 per month per space up to 2 outdoor spaces with annual 
increases determined proportional to the annual rent increases of the affordable units as provided 
by the City of Highland Park.  Affordable-unit households would have the opportunity to rent a 
specific parking space inside the garage at the market-rate rate when spaces are available as 
determined by the owner.   
 
The Commissioners agreed that they should permit Mr. Sanderman to revise his parking plan for 
Oakwood Station. They discussed whether it should be the same as the parking plan that they 
approved for the McGovern Flats IHP [see above].  Commissioners Elder and Saret said that it is 
important to be consistent.  On the other hand, the development is a PUD, which permits some 
flexibility in providing relief to specific requirements, such as Mr. Sanderman’s request to 
provide discounted parking outdoors only and to give priority to the market-rate tenants for the 
indoor spaces. One of the advantages of the Oakwood Station IHP is that it provides more three-
bedroom affordable rentals than the Ordinance requires.  This benefit could offset the lack of 
discounted indoor parking for the affordable-unit tenants and the priority given to the market-rate 
tenants for indoor spaces.  
 
After discussion, Chair Meek entertained a motion to approve the final Inclusionary Housing 
Plan for Oakwood Station with the revision to the parking plan: parking for the affordable-unit 
tenants will be available for one or two specific outdoor spaces at an initial rate of $25 per month 
each.  Parking rate increases will be determined annually proportional to the rent increases of the 
affordable units as provided by the City of Highland Park. Affordable-unit households will have 
the opportunity to rent a specific parking space inside the garage at the same rate as the market-
rate unit tenants, when spaces are available as determined by the owner.  Commissioner Adler 
moved approval of the final Inclusionary Housing Plan for Oakwood Station with the revision to 
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the parking plan: parking for the affordable-unit tenants will be available for one or two specific 
outdoor spaces at an initial rate of $25 per month each.  Parking rate increases will be determined 
annually proportional to the rent increases of the affordable units as provided by the City of 
Highland Park. Affordable-unit households will have the opportunity to rent a specific parking 
space inside the garage at the same rate as the market-rate unit tenants, when spaces are available 
as determined by the owner.  Commissioner Oldham seconded the motion.    
 
On a roll call vote: 

Voting Yea:  Adler, Kaltman, Meek, Oldham, and Ross 
 Voting Nay:  Elder and Saret 
  
Chair Meek declared that the motion passed.   
 
3. Items for Omnibus Vote Consideration  

Payment of Invoices:   
• Mason, Wenk & Berman LLC for Invoice #39297 for legal services for Sunset Woods 

for $1,543.75 
 
Chair Meek entertained a motion to approve payment to Mason, Wenk, & Berman LLC for 
invoice #39297 for legal services for Sunset Woods for $1,543.75.  Commissioner Elder moved 
approval of the payment to Mason, Wenk, & Berman LLC for invoice #39297 for legal services 
for Sunset Woods for $1,543.75.  Commissioner Saret seconded it. 
 
Commissioner Kaltman recused herself from voting. 
 
On a voice vote, Chair Meek declared that the motion passed. 
 
4. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
Discussion and consideration of 5-year capital plans for Peers and Walnut Place 
Evergreen management staff opened the discussion of the 5-year capital plans for Peers and 
Walnut Place.  In attendance were: Ms. Polly Kuehl, Senior Vice President; Ms. Mary Mauney, 
Regional Supervisor, and Mr. John Noonan, Director of Facilities and Purchasing.  Ms. Kuehl 
explained that the principle for the annual budgets is to break even in order to provide sufficient 
funds to meet the significant on-going maintenance needs of these aging buildings.  Ms. Kuehl 
and Mr. Noonan reviewed the specific capital projects and answered questions about the life 
expectancy for various building elements.   With regard to Walnut Place, Ms. Kuehl reported that 
the senior building had six kitchens replaced in the last several years, but the family town homes 
had not had any improvements.  The Commissioners agreed with Ms. Kuehl that the private 
owners need to be aware of that situation as well as the fact that there is no money in 
replacement reserves now.  The Commissioners also concurred that it would be helpful to 
establish a working group to communicate with the Walnut Place private owners.  Chair Meek 
and Commissioner Ross volunteered to serve.  Commissioners Oldham and Saret also said that 
they are available.  Working groups are restricted to two Commissioners.   
 
Ms. Kuehl said that she is preparing the annual budgets for Peers, Walnut Place, and Ravinia 
housing, which would be presented at the October Meeting.  There is no need to approve the 
five-year capital plans yet. 
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Discussion of Peers and Walnut Place appraisals 
After brief discussion, the Commissioners concurred that they accepted the appraisals for Peers 
and Walnut Place from Property Valuation Advisors in Chicago.   
 
Management Report including financial statements 
Ms. Mary Mauney, Regional Supervisor, Evergreen Real Estate Services, reported that the roof 
replacement project for the Walnut Place senior building will begin in about three weeks.  
 
Update regarding the draft parking lot lease agreement between the Ravinia Housing Association 
and the City of Highland Park 
Ms. Kuehl is completing the additional forms that U.S. Housing and Urban Development 
requested for their consideration of the draft lease agreement.  
 
Update on Insurance Policies 
Planner M. Smith reported that the Finance Department staff were very helpful with contacting 
the City’s insurance broker Mesirow Financial about the possibility of adding the Housing 
Association developments to the City’s policy.  The City’s policy has a substantially higher 
deductible than the ones for the Housing Associations:  $25,000 compared to $5,000 per claim.  
The Commissioners agreed that this deductible was too high for the Housing Associations to 
bear.  Commissioner Ross asked whether Evergreen Real Estate Services had a master policy to 
which the Housing Associations’ properties could be added.  Ms. Kuehl said that Evergreen had 
looked at that in the past, and it wasn’t possible then.  She added that they will explore this 
possibility in the coming year. 
 
Discussion regarding Property Tax Exemptions 
Ms. Kuehl, Senior Vice President, Evergreen Real Estate Services, said that she contacted 
several law firms for recommendations about attorneys to prepare a property tax exemption 
request.  Her contacts all recommended Applegate & Thorne-Thomsen for an exemption request 
for Peers and Ravinia and Mr. Ed Wittenstein of Worsek & Vihon LLP for the Walnut Place tax 
abatement request. Mr. Wittenstein prepares the annual property tax appeals for the properties. 
Ms. Kuehl added that Mr. Wittenstein will be appealing the current taxes for Ravinia and Walnut 
Place, because the taxes for these developments increased eight percent from last year. 
 
Councilman Holleman said that she spoke again with City Manager Ghida Neukirch 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 
suggested that perhaps these properties, excluding Walnut Place, may be eligible now for tax 
exempt status because of their relationship with the City, which is tax exempt.  Planner M. Smith 
said that she would speak with the City Manager about how to pursue this.  Planner M. Smith 
noted that the City itself does not pay property taxes for the land that it owns underneath the 
Peers Building and the Walnut Place senior building, but that the Peers Housing Association and 
the private owners of Walnut Place pay property tax on the buildings. 
 
Update on the Peers window and a.c. project 
There was no new report on the project.  
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Sunset Woods 
Chair Meek, who serves as the Sunset Woods Association’s representative to the Sunset Woods 
Condominium Association Board, said that the Board will be holding elections at the next 
quarterly meeting.  Condominium Association President Stempel does not plan to run again.  
Three positions will be open. 
 
Report on Memo of Understanding between Klairmont Investments, LLC and the Ravinia 
Housing Association  
On September 2nd, Mr. Al Klairmont, President, Klairmont Investments LLC and the Ravinia 
Housing Association President David Meek executed the Memo of Understanding that the 
Ravinia Housing Association (RHA) approved at its August 5, 2015 Meeting.  The purpose of 
the MOU is to establish the respective rights and responsibilities with regard to the prospective 
purchase by Klairmont of a portion of the RHA site on Pleasant Avenue.  The general area is the 
eastern parking lot for his 515 Roger Williams development.  The MOU establishes that 
Klairmont Investments will 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 states 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 were accepted, either or both U.S. Housing and 
Urban Development (HUD) and Red Capital mortgage may withhold approval for such a sale.  
Planner M. Smith contacted Mr. Klairmont about the next step, which is for Klairmont 
Investments to obtain a survey. 
 
EXECUTIVE SESSION  
There was no Executive Session. 
 
OTHER BUSINESS 
There was no Other Business. 
 
ADJOURNMENT 
 
Chair Meek entertained a motion to adjourn the meeting.  Commissioner Elder moved to 
adjourn.  Commissioner Kaltman seconded the motion.  
 
On a voice vote, Chair Meek declared that the motion passed unanimously. 
 
The Housing Commission adjourned its meeting at 9:43 p.m. 
 
Submitted respectfully: 
 
Mary Cele Smith 
Housing Planner 
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Housing Trust Fund
Fiscal Year 2015
January 1 - December 31 - Unaudited Unaudited

Through 08/31/2015

Beginning Balance, Jan 1 - Audited $865,219

Revenue:
  Demolition Tax 126,673
  Demolition Permits 32,646
  Interest Revenue 137
  Contributions/Donations/Other 0
  Proceeds of Ceding Volume Cap 0
 

159,456

Expenditures: 321.05.094
  Program Costs (331,272)

(331,272)
  CPAH Operating Grant 80,000 Allocated June 2015

  CPAH Development Grant (1/2) 225,000 Allocated May 2015

  Housing Planner 26,272 Ongoing

Ending Balance $693,403

Pending Liabilities 
CPAH Scattered Site Program ($65,000)

CPAH 4 Unit Rental Project ($225,000)
Employer Assisted Housing ($20,000)
Emergency Housing Assistance ($10,000)
Housing Planner ($10,728)
Reimbursement to Fulton Developers ($13,200)
Total Pending Liabilities ($343,928)

Pending Revenues

Sale of IHDA Tax Credit $236,500
Credited against CPAH Operating 
and Development Grants

Net Balance $585,975
Prior Month Balance (06-30-15) $480,504
Month to Month Change (2 months) $105,471



Highland Park Housing Commission - Cash Fund Balances as of 8/31/15

Frank B. 
Peers

Walnut 
Place

Ravinia 
Housing

Management Funds:
12 Rental 

Units
2 Rental 

Units Total
Checking 6,525.00         2,034.00      1,988.00     63,486.00     31,303.00 94,789.00    

Security Deposit 19,573.00       20,529.00    14,291.00   10,575.00     2,228.00   12,803.00    
 

Replacement Reserve 198,712.00     127,933.00  381,913.00 -                

Residual Receipts 17,508.00       27,095.00    -              -                

Operating Reserve -                  -               -              9,180.00       9,180.00      

Construction Escrow 16.00          
Total Management Funds 242,318.00     177,591.00  398,208.00 83,241.00     33,531.00 116,772.00  

Association Funds:
Assn Money Mkt Ckg 104,717.00  81,946.00   119,580.00   119,580.00  
Assn MaxSafe Money Market 1,035,338.00  
Assn Small Business Ckg 51,405.00       9,023.00       9,023.00      

Association CDs
CD # 1- matures 1/7/2016 507,320.00     
CD # 2 - matures 10/7/2015 507,790.00     
Total Association Funds 2,101,853.00  104,717.00  81,946.00   128,603.00   128,603.00  

Total Mgmt & Assn Funds 2,344,171.00  282,308.00  480,154.00 211,844.00   33,531.00 245,375.00  

Association Receivables (Liability)  
1)  Due from Hsg. Trst. Fd 277 GB 7,492.00         
2)  Due from Hsg. Trst Fd. Emerg. 689.00            

3)  Due from Sunset Woods / (Due to Peers) 258,832.00     (258,832.00)  

Sunset  Woods Association



 

  Memorandum       
To: Housing Commission  
From: Mary Cele Smith, Housing Planner  
Date: October 1, 2015 

Re: 2016 Draft Budgets for Peers, Walnut Place, and Ravinia Housing  

Attached are the 2016 draft budgets for Frank B. Peers, Walnut Place, and Ravinia 
Housing that Ms. Polly Kuehl, Senior Vice President, Evergreen Real Estate Services 
prepared.  Each budget contains the following: 
 

• Budget Summary 
• Budget Detail (by line item and month) 
• Budget Comments (by line item) 

 
Overall, there are a few items that Ms. Kuehl wants to point out: 
 

• Rental Income – All budgets include either the annual AAF or OCAF rent 
increase based on the month they would become effective. 

• Vacancy Loss – While Evergreen staff thinks that the actual loss will decrease 
with the new Manager, they want to be conservative in their estimates. 

• Advertising/Marketing – You will notice that Frank B. Peers reflects marketing 
costs.  Evergreen staff is creating a “landing page” on the Internet for the 
Highland Park properties and the ability for staff to print out materials, if needed.  
Even though this will benefit all three properties, Evergreen staff has put these 
costs under Frank B. Peers since the other two properties have cash flow issues.  
Evergreen staff thinks that although there is a long waiting list, having an Internet 
presence might actually increase the number of Highland Park applications they 
receive, which has been a goal. 

• Social Service Coordinator (SSC) – Evergreen staff added 1 day/week at Frank B. 
Peers.  There is no off-setting income from the grant to cover this expense (as 
there is in Walnut Place’s budget) but, as discussed previously, Evergreen wants 
to extend the benefits of having the Coordinator to residents of Peers.  At Walnut 
Place, the SSC costs are reflected, as well as the corresponding off-set in grant 
monies.  You will notice that for Walnut Place, the increase in funding for this 
position in 2016 is high compared to 2015.  This is because it took Evergreen 
some time to implement the grant due to difficulties with attracting qualified 



candidates for the half-time position.  As a result, 2016 budget figures and 2015 
actual expenses are significantly different. 

• Capital Expenditures – For Frank B. Peers, Evergreen included the window costs 
(at the same price as last year).  Since there is corresponding income from the 
Peers Housing Association to cover this expense, the actual number can be altered 
without impacting the overall budget.  For Walnut Place, Evergreen is not using 
reserves as those accounts are so low. 

• Payroll – You will notice that Ravinia reflects a reduction in payroll costs and 
both Peers and Walnut reflect an increase.  Evergreen made some changes in the 
allocation of staff that better reflects what actually occurs, as opposed to the 
traditional 44/44/12% split among the three properties that has occurred in 
previous years.  This actually benefits Ravinia and Walnut.  The Janitor does not 
work at Ravinia, so 100% of her time has been allocated back to Peers (that is 
where she spends most of her time because of the increased common spaces). 

 
For specific information on line items, please look at the comment pages.  Also, Ms. 
Kuehl plans to attend the Meeting to discuss the 2016 budgets with the Commission. 
 

































































A RESOLUTION SETTING THE SCHEDULE OF REGULAR MEETINGS OF THE 
HOUSING COMMISSION OF THE CITY OF HIGHLAND PARK 

 
 

WHEREAS, Act 120 of Chapter 5, Illinois Compiled Statutes, requires the Housing Commission to give 
public notice of its schedule of regular meetings at the beginning of each calendar or fiscal year; 
 
NOW, THEREFORE, BE IT RESOLVED BY THE HOUSING COMMISSION OF THE CITY OF 
HIGHLAND PARK, LAKE COUNTY, ILLINOIS, THAT: 
 
SECTION ONE: The Housing Commission of the City of Highland Park, Lake County, Illinois, adopts 
hereby the public notice of its regular meetings in the following form: 
 

"PUBLIC NOTICE 
 

 The Housing Commission of the City of Highland Park will convene at 6:30 p.m. at City Hall, 
1707 St. Johns Avenue, Highland Park, Illinois, to conduct its regular meetings during calendar 
year 2016 upon the following dates: 

 
January 6 

February 3 
March 2 
April 6 
May 4 
June 1 
July 6  

August 3 
September 7 

October 5 
November 2 
December 7  

 
SECTION TWO: The Secretary of the Housing Commission of the City of Highland Park is directed 
hereby to post a copy of the Public Notice contained in this Resolution in the City Hall and to supply 
copies of this Notice as and in the manner provided by law. 
 
SECTION THREE: This Resolution shall be in full force and effect from and after its passage and 
approval in the manner provided by law. 
 
PASSED:  October 7, 2015 
 
APPROVED:  October 7, 2015 
 
 
  ______________________________________  
  David L. Meek, Chair 
ATTEST: 
 
 ______________________________________     
 Lee Smith, Senior Planner 





























10/1/2015 at 4:04 PM Unaudited - For Management Purposes Only

ASSETS

Current Assets
FBHP General Checking 63,486.30$                   
FBHP Security Dep. Savings 10,575.42
FBHP Savings 9,179.70
Tax Reserve 7,600.51
Accounts Receivable 160.00
A/R, Transfers 20.00

Total Current Assets 91,021.93

Property and Equipment
Building 1,552,988.40
Appliances 474.17
Accum Dep Building (341,105.14)

Total Property and Equipment 1,212,357.43

Other Assets

Total Other Assets 0.00

Total Assets 1,303,379.36$              

LIABILITIES AND CAPITAL

Current Liabilities
Accrued RE Tax 12,784.40$                   
Security Deposits 9,835.00

Sunset Woods Housing 12 Rentals
Balance Sheet

August 31, 2015
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ASSETS

Total Current Liabilities 22,619.40

Long-Term Liabilities
Notes Payable, Lake Co 72,231.18
Notes Payable, FBHP 417,290.10
Notes Payable, IHDA 137,319.60

Total Long-Term Liabilities 626,840.88

Total Liabilities 649,460.28

Capital
Equity-Retained Earnings 632,474.07
Net Income 21,445.01

Total Capital 653,919.08

Total Liabilities & Capital 1,303,379.36$              



10/1/2015 at 4:04 PM Page: 3For Management Purposes Only

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 10,125.00$       8,896.00$         1,229.00 75,883.00$    71,166.00$    4,717.00 106,750.00$  
Late & NSF Fees 10.00 0.00 10.00 20.00 0.00 20.00
Interest Income 5.68 0.00 5.68 45.78 0.00 45.78

Total Revenues 10,140.68 8,896.00 1,244.68 75,948.78 71,166.00 4,782.78 106,750.00    

Cost of Sales

Total Cost of Sales 0.00 0.00 0.00 0.00 0.00 0.00 -                 

Gross Profit 10,140.68 8,896.00 1,244.68 75,948.78 71,166.00 4,782.78 106,750.00    

Expenses
Office Supplies 0.00 8.00 (8.00) 19.41 64.00 (44.59) 100.00           
Management Fee 593.77 578.00 15.77 4,824.75 4,624.00 200.75 6,939.00        
Audit Expense 100.00 0.00 100.00 100.00 0.00 100.00 -                 
Exterminating 0.00 0.00 0.00 95.00 0.00 95.00 -                 
Credit Ck Fees 0.00 4.00 (4.00) 0.00 32.00 (32.00) 50.00             
Government Fees 0.00 96.00 (96.00) 0.00 766.00 (766.00) 1,150.00        
Software/Data Processing 25.83 0.00 25.83 200.49 0.00 200.49 -                 
Carpet Cleaning 0.00 83.00 (83.00) 750.00 668.00 82.00 1,000.00        
Heating & Air 0.00 42.00 (42.00) 0.00 332.00 (332.00) 500.00           
Electrical & Plumbing Maint 0.00 42.00 (42.00) 995.00 332.00 663.00 500.00           
Painting & Decorating 0.00 83.00 (83.00) 0.00 668.00 (668.00) 1,000.00        
Appliance Repairs 0.00 42.00 (42.00) 360.00 332.00 28.00 500.00           
Janitor 0.00 0.00 0.00 5.93 0.00 5.93
Supplies 30.23 83.00 (52.77) 695.72 668.00 27.72 1,000.00        
Maintenance 85.00 83.00 2.00 315.00 668.00 (353.00) 1,000.00        
Condo Assessment Rental Units 2,756.40 2,564.00 192.40 22,051.20 20,512.00 1,539.20 30,768.00      

Sunset Woods Housing 12
Income Statement

Compared with Budget
For the Eight Months Ending August 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 

Cable TV 579.96 540.00 39.96 4,639.68 4,320.00 319.68 6,480.00        
Real Estate tax expense 0.00 1,167.00 (1,167.00) 6,687.32 9,332.00 (2,644.68) 14,000.00      
Loan Interest 1,619.51 2,500.00 (880.49) 12,764.27 20,000.00 (7,235.73) 30,000.00      
Bldg Insurance 0.00 216.00 (216.00) 0.00 1,734.00 (1,734.00) 2,600.00        

Total Expenses 5,790.70 8,131.00 (2,340.30) 54,503.77 65,052.00 (10,548.23) 97,587.00      

Net Income 4,349.98$         765.00$            3,584.98 21,445.01$    6,114.00$      15,331.01 9,163.00$      
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Filter Criteria includes: Report order is by Date. 
Date Trans No Type Trans Desc Deposit Amt Withdrawal Amt Balance

Beginning Balance 60,739.49
8/1/15 Withdrawal RC Home Improvements 85.00 60,654.49
8/1/15 8/1/15 Deposit Tenant 323.00 60,977.49

Deposit Tenant 647.00 61,624.49
Deposit Tenant 586.00 62,210.49
Deposit Tenant 648.00 62,858.49
Deposit Tenant 525.00 63,383.49
Deposit Tenant 421.00 63,804.49
Deposit Tenant 273.00 64,077.49
Deposit Tenant 428.00 64,505.49

8/1/15 ihda1508 Other ihda/auto pymt 100.00 64,405.49
8/2/15 1649 Withdrawal Sunset Woods Condominium Assoc 3,336.36 61,069.13
8/3/15 1650 Withdrawal Real Page, Inc. 25.83 61,043.30
8/4/15 1651 Withdrawal Illinois Charity Bureau Fund 100.00 60,943.30
8/6/15 8/9/15 Deposit Tenant 865.00 61,808.30

Deposit Tenant 160.00 61,968.30
Deposit Tenant 25.00 61,993.30
Deposit Tenant 329.00 62,322.30
Deposit Tenant 391.00 62,713.30
Deposit Tenant 341.00 63,054.30
Deposit Tenant 268.00 63,322.30
Deposit Tenant 207.00 63,529.30
Deposit Tenant 236.00 63,765.30
Deposit Tenant 433.00 64,198.30
Deposit Tenant 1,526.00 65,724.30

8/19/15 8/20/15 Deposit Tenant 407.00 66,131.30
Deposit Tenant 854.00 66,985.30

8/26/15 loan1508 Other FBHP/auto pymt 3,379.00 63,606.30
8/27/15 1652 Withdrawal Housing Opportunity Dev. Corp. 624.00 62,982.30
9/17/15 9/17/15 Deposit Tenant 504.00 63,486.30

Total 10,397.00 7,650.19

Sunset Woods Housing 12
Account  Register

For the Period From Aug 1, 2015 to Aug 31, 2015
1103M13 - FBHP General Checking



Ending balance checking 63,571$         

Ending balance operating reserve 9,180$           

TOTAL 72,751$         

Sunset Woods -August 31, 2015
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ASSETS

Current Assets
FBHP Checking 31,303.22$                   
FBHP Security Dep Savings 2,228.18
Financing Costs 8,135.00

Total Current Assets 41,666.40

Property and Equipment
Building Unit 231 135,000.32
Building Unit 319 134,999.62
Accum Dep Building (56,850.86)
Accum Amort Fees (678.00)

Total Property and Equipment 212,471.08

Other Assets

Total Other Assets 0.00

Total Assets 254,137.48$                 

LIABILITIES AND CAPITAL

Current Liabilities
Due to Peers Housing Assn 258,832.40$                 
Accrued RE Tax 6,434.84
Security Deposits 2,123.00

SWA 2 Rentals
Balance Sheet

August 31, 2015



10/1/2015 at 4:09 PM Unaudited - For Management Purposes Only

Total Current Liabilities 267,390.24

Long-Term Liabilities

Total Long-Term Liabilities 0.00

Total Liabilities 267,390.24

Capital
Equity-Retained Earnings (15,598.17)
Net Income 2,345.41

Total Capital (13,252.76)

Total Liabilities & Capital 254,137.48$                 
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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 16,984.00$    15,284.00$    1,700.00
Interest Income 0.28 0.00 0.28 2.21 0.00 2.21

Total Revenues 2,123.28 1,911.00 212.28 16,986.21 15,284.00 1,702.21

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 16,986.21 15,284.00 1,702.21

Expenses
Office Supplies 0.00 4.00 (4.00) 36.00 33.00 3.00
Management Fee 138.00 124.00 14.00 1,104.00 992.00 112.00
Software/Data Processing 4.31 0.00 4.31 33.43 0.00 33.43
Carpet Cleaning 0.00 0.00 0.00 185.00 0.00 185.00
Heating & Air 0.00 42.00 (42.00) 0.00 332.00 (332.00)
Supplies 0.00 8.00 (8.00) 24.85 64.00 (39.15)
Maintenance 0.00 42.00 (42.00) 370.00 332.00 38.00
Condo Asst Rental Units 672.74 626.00 46.74 5,381.92 5,008.00 373.92
Cable TV 96.66 90.00 6.66 773.28 720.00 53.28
Real Estate tax expense 3,366.16 542.00 2,824.16 6,732.32 4,332.00 2,400.32
Bldg Insurance 0.00 33.00 (33.00) 0.00 264.00 (264.00)

Total Expenses 4,277.87 1,511.00 2,766.87 14,640.80 12,077.00 2,563.80

Net Income 2,154.59)($      400.00$            (2,554.59) 2,345.41$      3,207.00$      (861.59)

SWA 2 Rental
Income Statement

Compared with Budget
For the Eight Months Ending August 31, 2015
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Filter Criteria includes: Report order is by Date. 
Date Trans No Type Trans Desc Deposit Amt Withdrawal Amt Balance

Beginning Balance 33,458.09
8/2/15 1148 Withdrawal Sunset Woods Condominium Assoc 769.40 32,688.69
8/4/15 1149 Withdrawal Real Page, Inc. 4.31 32,684.38
8/6/15 8/9/15 Deposit Tenant 1,090.00 33,774.38

Deposit Tenant 1,033.00 34,807.38
8/22/15 1150 Withdrawal Lake County Collector 3,366.16 31,441.22
8/27/15 1151 Withdrawal Housing Opportunity Developmen 138.00 31,303.22

Total 2,123.00 4,277.87

SWA 2 Rental
Account  Register

For the Period From Aug 1, 2015 to Aug 31, 2015
1103M14 - FBHP Checking









FOR YOUR INFORMATION: 
NON-PROFIT ORGANIZATION, KESHET, ANNOUNCES MY LIFE,  

A PILOT RESIDENTIAL COMMUNITY FOR ADULTS WITH SPECIAL NEEDS 
New Development Aims To Enhance Both the Lives of Its Residents and Surrounding Community  

 
CHICAGO – September 15, 2015 – Keshet is delighted to announce the launch of MY life, a residential 
program for individuals with special needs at 2121 St. John in Highland Park, offering members the 
opportunity to live independent and fulfilled lives through personalized program support and 
community engagement opportunities.  
 
MY life launches on September 27, and will serve as an avenue for adults with intellectual disabilities to 
further establish meaningful lives in a supportive community. Internationally recognized for its quality 
programs, Keshet will bring the same level of excellence and integrity to the MY life residential building. 
What makes MY life stand apart is its commitment to creating a fun and safe environment that provides 
individuals with special needs the same opportunities as others, while being privately funded and 
supported in large part by the Keshet Organization.  
 
Upon opening, MY life will intentionally have four residents with two more ready to move in within the 
following few months. Each unit is 1050 sq. ft., with two bedrooms, either single or double occupancy in 
each, a living room and 1.5 bathrooms. The space hosts a large common area, where upon choice, 
residents can choose to enjoy meals together, family-style. The residential building is within walking 
distance to downtown Highland Park and will focus on healthy living with a full fitness area in the 
building and a nutritionist on staff. 
 
“We are so thrilled to be launching MY life, an opportunity that has been part of Keshet’s strategic plan 
for many years,” said Abbie Weisberg, CEO and Executive Director of Keshet. “We feel that this program 
will fit the needs for adults, by offering the chance for independence and acceptance for our special 
needs community members, something that we are constantly striving for at Keshet. We are committed 
to making sure our visitors are engaged citizens in the community and this program will allow just that. 
As a privately funded organization, we are very grateful for the people who have and will support this 
ongoing growth of the Keshet Organization.” 
 
By offering residents a space of their own, the program allows the chance for further community 
involvement through employment opportunities, recreation, volunteer work and activities pertaining to 
spiritualty and socialization. Central to Keshet and the MY life program is the belief in the dignity of 
choice for all, regardless of their developmental abilities. MY life offers the opportunity for residents to 
find this independence and success within an environment of safety and support. The unique set up 
offers individuals with special needs 24/7 care and a tight-knit community, allowing continual growth 
and development of their own skills.  
 
Residents have the opportunity to use a previously arranged vocational program or enroll in Keshet’s 
GADOL program, which offers group and individual sessions focused on vocational training, socialization 
and recreational and physical exercise. Different activities inside and outside of the home allow for the 
residents to become further integrated into the community, both through service and employment. 
Assistance in transportation is provided.  
 



Local residents range in ages from 19 to 35, with diagnosed developmental disability. The targeted cost 
of the program is $45,000 and includes housing, communal breakfast and dinners, programming, 
transport, communal spaces and staff support. 
 
For additional information, visit www.keshet.org/.  
 
About Keshet 
Keshet is a social service agency based in Northbrook, Ill., offering support to the greater Chicagoland 
area while operating according to traditional Jewish values. Founded over 30 years ago, Keshet serves 
over 500 individuals each year, financed through $2 million raised in fundraising efforts. As a premier 
provider of educational, recreational, vocational and social programs for individuals with intellectual 
disabilities, Keshet believes that individuals of all abilities should have the opportunity to live in a way 
that enables success and that the individuals they service should be engaged and accepted members of 
their community. Keshet’s mission is to enhance independence and integration to optimize personal 
potential. 
 

http://www.keshet.org/
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Telephone #:

E-mail Address:

D.  AFFIRMATIVE FAIR HOUSING MARKETING PLAN (Check all that apply)

 Initial Plan/Date x  Updated Plan/Date:

Reason(s) for current update:

E.  DATE OF INITIAL OCCUPANCY

F.  DEVELOPMENT DATA

Name:

Street Address:

City:

County:  Census Tract:

Telephone #:

E-mail Address:

# of Apartments: Rental Range: From $ to

Development Type:  (Check One)

x  Elderly  Family  Special Needs (describe)

 Other (describe)

Approximate Starting Dates:

Describe the Market Area:

A.  MINORITY GROUP(S)

Indicate below, the racial or ethnic group(s) found in the development's primary market area that, because of the
development's location or other factors, is least likely to apply for the housing without special outreach efforts.

 White (non-Hispanic)  Black/African American

 American Indian/Alaskan Native x  Asian

x  Hispanic/Latino  Native Hawaiian/Pacific Islander

 Other ethnic group, religion, etc. (specify)

B.  OTHER POPULATION GROUP(S)

Indicate below, population group(s) that, because of the availability of accessible or adaptable designed
apartments and/or apartments with more than two bedrooms, will be the focus of special outreach efforts.

The Highland Park population of 30,000+ is mostly white, with approximately 10% Hispanic and

2% Black. Employment is mostly white-collar. The median income is over $100,000, however more

Market area would include Southern Lake and Northern Cook counties.

III.  DIRECTION OF SPECIAL MARKETING ACTIVITIES

than 15% of the households make less than $35,000/yr.  Rental vacancies are about 10%.  

5/1/20021/1/2002

12 $664.00 $884.00

 Occupancy  General Advertising

60035Highland Park Zip

5/1/2002

Sunset Woods

891 Central Avenue

Lake 8654

9/12/2015

5 year update

847-564-2900

roserusso@hodc.org
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x  Persons with Physical Disabilities  Families with Children (if applicable)

Indicate the means to be used in advertising the general availability of this housing as well as special outreach effort.

A.  COMMERCIAL MEDIA

 Newspaper(s)/Publication(s)  Radio  T.V.  Billboards

x  Other (specify)

(The Fair Housing Logo or slogan and  the Wheelchair Logo must be used in all newspaper ads, publications and
signage.)

B.  COMMUNITY CONTACTS

If a community group/organization is to be used as part of the general or special outreach marketing efforts, it is
expected that contact with the group/organization listed below will be established and maintained throughout the
initial marketing campaign and subsequent marketing efforts.  Provide the following information for each contact, if
more space is needed, attach an additional sheet.

1.  Name of Group/Organization
2.  Street Address
3.  City, State & Zip Code
4.  Identification of Audience to be Reached
5.  Approximate Date of Contact or Proposed Contact

Group I Group II

C.  MARKETING ACCESSIBLE AND ADAPTABLE APARTMENTS

Those developments with accessible or adaptable apartments are to indicate below what specific outreach efforts
will be employed to attract persons with physical disabilities, within the development's targeted population, to the
accessible or adaptable apartments.

Specify: This is a senior building.  Many seniors have significant physical disabilities and this

Annual letter(first quarter of the year)

Highland Park Senior Center

1707 St. Johns Avenue

Highland Park, IL  60035

847-432-0800

Annual letter (first quarter of the year)

Seniors/Hispanic Seniors

IV.  MARKETING PROGRAM

letters to specific agencies/groups

Family Services of Lake County

777 Central Avenue

Highland Park, IL  60035

847-432-4981

Names of Newspapers,
Radio or T.V. Stations

Reader/
Audience

Size and Duration
of Advertising
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D.  ADDITIONAL MARKETING ACTIVITIES

1. BROCHURES AND SIGNS

a.  Will brochures, leaflets, or handouts be used to advertise?

 Yes x  No

Please attach a copy of all printed materials to be used as part of marketing program or submit when 
available.  (The Fair Housing and Wheelchair Logo must be present in all printed material.)

b.  All Project Site Signs should include the Equal Housing Opportunity logo, slogan, or statement.  Check
below all locations where the Project Site Sign will be displayed.  (Check all that apply)

 Rental Office  Real Estate Office  Model Unit

 Entrance to Project

x  Other (specify)

(If a development logo will be displayed, the Fair Housing Logo, of equal size, must also be present.)

c.  The AFHM Plan must be available for public inspection at the sales or rental office.  Check below all
locations where the AFHM Plan will be made available.  (Check all that apply)

 Rental Office  Real Estate Office

 Model Unit x  Other (specify)

d.  Will the project have any of the following:  Rental Office  Model
(The Fair Housing Poster must be conspicuously displayed in all areas where rentals and showings take
place.)

2. OTHER ACTIVITIES (Specify)

A.  EXPERIENCE

Has on-site staff had any experience in marketing housing to the minority group(s) and/or other population group(s)
indicated above in Section III? x  Yes  No

If yes, please provide the following information on the two most recent examples:
Development Name; Date of Marketing Effort; Population Group

Example #1 Example #2

B.  TRAINING/CERTIFICATIONS

Staff training is to include:  Fair housing laws and regulations, outreach and Affirmative Fair Housing Marketing Plan

V.  EXPERIENCE, STAFF TRAINING, and EVALUATION

Previously employed by Pathway Senior Living

  marketed to Hispanic, Black and White, Asian

EO and FH signs are posted in the managers offices in Techny

Office of Managing Agent

   populations in Park Forest, CC Hills, Elk Grove Village, Calumet City, Joliet

is why they choose a "senior building".  Agencies we work with also have services for

disabled individuals.  No additional outreach is necessary
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implementation.  Please indicate below how this is to be accomplished.  Please provide evidence of staff training, for
example; certificates.

C.  MARKETING STAFF

What staff positions are/will be responsible for affirmative marketing?

D.  EVALUATION OF MARKETING ACTIVITIES

Explain the evaluation process you will use to determine whether your marketing activities have been successful in
attracting the group(s) least likely to apply, how often you will make this determination, and how you will make
decisions about future marketing based on the evaluation process.

OWNER

Name Title

Signature Date

MANAGING/MARKETING AGENT

Name Title

Signature Date

All staff will complete annual Fair Housing Training  (Grace Hill; Open Communities)

     Plan Implementation when available (HUD, IHDA, web)

Management Supervisor will attend training for Affirmative Fair Housing Marketing 

Rose Russo Asset Management Supervisor

Asset Management Supervisor

V.  SIGNATURES AND APPROVAL

Annual review of the applications received to determine:

      If no applications are received; an additional agency will be sought

      How many were submitted by targeted agencies

David L. Meek President
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IHDA APPROVAL

Name Title

Signature Date
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