
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, March 2, 2016 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, March 2, 2016, 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 – February 3, 2016 

 
V. Scheduled Business 
 

1. Consideration of Grant Application to Affordable Housing Trust Fund from 
Community Partners for Affordable Housing for $202,500 for three scattered site 
homes ($67,500 per unit)  

 
2. Discussion and Consideration of Request for Subordination of Housing Commission’s 

Affordable Housing Rehabilitation Program Loan from the Affordable Housing Trust 
Fund for $15,000 

 
3. Items for Omnibus Vote Consideration  

• Payment of Invoices:  None at present  
 

4. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
- Management Report including financial statements 
- Consideration of Management Agreement Extensions with Evergreen Real Estate 

Services for Peers, Ravinia, and Walnut Place from July 1, 2016 to June 30, 2018 
- Consideration of proposal to purchase laundry equipment for Peers Housing 
- Update on Property Tax Exemption analysis 
- Update on the Peers window and air conditioning project  
- Sunset Woods 

 
5. Update on development proposals 
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Housing Commission Agenda 
March 2, 2016 

Posted at City Hall on Friday February 26, 2016 before 5:00 p.m. 
 

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

VII. Other Business 
 

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 February 3, 2016 
 
MEETING LOCATION: Pre-Session Room, City Hall,  
    1707 St. Johns Avenue, Highland Park, IL  
CALL TO ORDER 
 
At 6:30 p.m., Chair Adler 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, Meek, Oldham, Ross, and Saret  
              
Commissioners Absent:   Kaltman 
 
Student Representatives Present: Powell and Foster 
 
Chair Adler declared that there was a quorum.  
 
Council Liaison Present:    Holleman  
 
Staff Liaisons Present:    Planner M. Smith and Planner L. 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 Meetings December 2, 2015 and January 6, 2016  
Commissioner Meek pointed out a correction needed for the January 6th Meeting:  the Minutes 
referred in one place to “Chair Meek” rather than “Chair Adler.”  Chair Adler also pointed out a 
revision for the January 6th Meeting.  For the discussion on laundry services, he said it would be 
more accurate to say that he suggested evaluating ending the relationship with the current vendor 
rather than recommending it.  
 
Commissioner Meek moved approval of the minutes of the regular meeting of the Housing 
Commission, the Peers Housing Association, the Ravinia Housing Association, the Walnut 
Housing Association, and the Sunset Woods Association held on December 2, 2015 and of the 
Minutes for January 6, 2016 with the two revisions.  Commissioner Elder seconded the motion.  
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On a voice vote, Chair Adler declared that the motion passed unanimously. 
 
SCHEDULED BUSINESS 
 
1. Items for Omnibus Vote Consideration  

Payment of Invoices:   
Full Circle Architects Invoice #5250 for preparing bid package documents for the Peers 
project for $1,350.00. 
 

Chair Adler entertained a motion to approve payment of Full Circle Architects’ Invoice #5250 
for preparing bid package documents for the Peers project for $1,350.00.  Commissioner Meek 
moved approval of the payment to Full Circle Architects for Invoice #5250 for preparing bid 
package documents for the Peers project for $1,350.00.  Commissioner Elder seconded the 
motion.   
 
On a voice vote, Chair Adler declared that the motion passed unanimously. 
 
2. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
Management Report including financial statements 
Planner M. Smith talked about the repairs for the burst pipe at Peers due to a resident turning off 
the heat when leaving town.  Evergreen staff estimates that the repairs will total about $6,000.  
Evergreen staff does not plan to file an insurance claim given that the deductible is $5,000, and a 
claim likely would lead to higher insurance rates.  Evergreen staff sent a reminder letter to all 
residents about the need to keep the heat on during the winter and that turning it off is a lease 
violation.  The Commissioners discussed additional ways to remind residents, including posting 
signs at the buildings and including notices in the monthly billing statements.  Planner M. Smith 
said that she would communicate their recommendations to Evergreen staff. 
 
With regard to laundry services at Peers and Walnut Place, an outside vendor provides the 
machines and receives half the revenue.  Evergreen Regional Supervisor Brent Norvik is 
collecting information on the cost of purchasing machines and will have a report for the 
Commissioners by the March Meeting.  The Commissioners asked Planner M. Smith to find out 
how much each cycle of washing and drying costs. 
 
Consideration of Management Agreement Extensions with Evergreen Real Estate Services for 
Peers, Ravinia, and Walnut Place from July 1, 2016 to June 30, 2018 
This item was postponed and will be considered at the March 2nd Commission Meeting. 
 
Update on Property Tax Exemption analysis 
Planner M. Smith reported that Hart Passman of Holland & Knight is exploring how to obtain 
property tax exemptions for the Commission properties.  His preliminary opinion is that the 
Commission may be able to obtain them based on the Housing Commission’s organization in the 
City’s Housing Commission Ordinance that establishes the Housing Commission as a housing 
authority. Illinois statutes exempt housing authorities from payment of property taxes.  Mr. 
Passman sent her a list of documents needed for him to pursue this path.  This legal work is 
covered under the City’s retainer.  
 
Update on the Peers window and air conditioning project 
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Planner M. Smith said that architect Dan Baigelman sent her most of the bid package for review. 
 
Consideration of Banking Resolutions to change signatories at First Bank of Highland Park and 
Highland Park Bank 
Because of the change in officers and Planner Lee Smith’s retirement, the Housing Associations 
need to revise the signatories on their accounts with Highland Park Bank and First Bank of 
Highland Park.  Lake Forest Bank & Trust is the parent bank of Highland Park Bank.  The 
Commissioners considered the corporate resolutions from the two banks acting in their capacity 
as the Board of Directors for the four Housing Associations.  Director Meek will remain as a 
signatory and President Adler and Vice President Ross will be added, while Planner Lee Smith 
will be removed.  The Boards of Directors for the four Associations also agreed that Planner M. 
Smith should be a signatory.  In the case of all accounts, any payment over $500.00 will require 
two signatures.  Planner M. Smith informed the Boards that both banks told her that they no 
longer could enforce any requirements for two signatures.  The Commissioners, however, agreed 
that the Housing Associations and City staff would continue to require two signatures for 
payments over $500.00. 
 
After discussion, President Adler of the Sunset Woods Association (SWA) entertained a motion 
to approve the Corporate Authorization Resolution of First Bank of Highland Park, granting the 
exercise of all of the powers listed in this Resolution to President Adler, Vice President Ross, 
and Planner Mary C. Smith, while removing Planner Lee Smith. The SWA, moreover, requires 
that two signatures are required for payments and transactions over $500 with the exceptions of 
deposits to the accounts and transferring funds between the accounts at this bank. Director Elder 
moved approval of the Corporate Authorization Resolution of First Bank of Highland Park, 
granting the exercise of all of the powers listed in this Resolution to President Adler, Vice 
President Ross, and Planner Mary C. Smith, while removing Planner Lee Smith. The SWA, 
moreover, requires that two signatures are required for payments and transactions over $500 with 
the exceptions of deposits to the accounts and transferring funds between the accounts at this 
bank.  Director Meek seconded the motion. 
 
On a voice vote, SWA President Adler declared that the motion passed unanimously. 
 
President Adler of the Peers Housing Association (PHA), the Walnut Place Association (WPA), 
and the Ravinia Housing Association (RHA) entertained a motion to approve the Resolutions of 
Corporation of the Lake Forest Bank & Trust Company for each of these three Housing 
Associations, granting the exercise of all the powers listed in the Resolutions for each of the 
three Associations to President Adler, Vice President Ross, and Planner Mary C. Smith, while 
removing Planner Lee Smith.  The PHA, WPA, and RHA, moreover, require that two signatures 
are required for payments and transactions over $500 with the exceptions of deposits to the 
accounts and transferring funds within each Housing Association’s accounts at this bank.  
Director Elder moved approval of the Resolutions of Corporation of the Lake Forest Bank & 
Trust Company for each of the three Housing Associations, granting the exercise of all the 
powers listed in the Resolutions for each of the three Associations to President Adler, Vice 
President Ross, and Planner Mary C. Smith, while removing Planner Lee Smith.  The PHA, 
WPA, and RHA, moreover, require that two signatures are required for payments and 
transactions over $500 with the exceptions of deposits to the accounts and transferring funds 
within each Housing Association’s accounts at this bank.  Director Meek seconded the motion. 
 
On a voice vote, SWA President Adler declared that the motion passed unanimously. 
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Sunset Woods 
Planner M. Smith reported that their management company, Housing Opportunity Development 
Corporation (HODC), continues to monitor the progress of the renter who received the lease 
violation notice.  The renter has improved the maintenance of the apartment.  Planner M. Smith 
had photos available for the Commissioners from HODC staff that showed the improvement. 
 
3. Update on development proposals  
Planner L. Smith reported that the City Council would be considering the Development 
Agreement for the McGovern Flats development at an upcoming meeting. The Heritage, a 12-
unit single-family development on Lake Cook Road, would be before the City Council for 
consideration of final approval in March.  The developer selected paying the fee-in-lieu payment 
for 2.4 units rather than building the affordable units, which would be a $300,000 payment to the 
Affordable Housing Trust Fund.  With regard to Oakwood Station, the Plan and Design 
Commission (PDC) voted against rezoning the area from RM1 to RM2, but supported the project 
overall.  This recommendation to City Council would allow for the City Council to consider the 
entire project if they decide to reject the PDC’s recommendation to deny the zoning change and 
instead approve the rezoning for the proposed development.  Without this support from the PDC, 
the City Council would send the project back to the PDC for consideration of other aspects of the 
proposed development in the event that the City Council approves the zoning change.  The City 
Council is likely to consider the Oakwood Station proposal at their first meeting in March. 
 
EXECUTIVE SESSION  
There was no Executive Session. 
 
OTHER BUSINESS 
The Commissioners thanked Planner Lee Smith for his 18 years of service to the City’s 
affordable housing programs.  Among his many accomplishments, he developed the concept for 
the affordable housing demolition tax. 
 
The Commissioners also reviewed how Community Partners for Affordable Housing (CPAH) 
assists with the administration of the City’s Inclusionary Housing program.  CPAH provides 
such services as maintaining a waiting list and qualifying buyers and renters.  The Commission’s 
operating grant to CPAH supports these activities.  
 
ADJOURNMENT 
 
Chair Adler entertained a motion to adjourn the meeting.  Commissioner Ross moved to adjourn.  
Commissioner Meek seconded the motion.  
 
On a voice vote, Chair Adler declared that the motion passed unanimously. 
 
The Housing Commission adjourned its meeting at 8:00 p.m. 
 
Submitted respectfully: 
 
Mary Cele Smith 
Housing Planner 
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Memorandum 
 
Date: February 25, 2016 
 
To: Housing Commissioners 
 
From: Mary Cele Smith, Housing Planner 
 
Subject:  Consideration of Grant Application to Affordable Housing Trust Fund from 
Community Partners for Affordable Housing for $202,500 
 
The attached Grant Application from Community Partners for Affordable Housing 
(CPAH) for three scattered site homes reflects the 2016 Housing Trust Fund budget that 
the Commission approved at the August 5, 2015 Meeting.  For your information, the 
2016 Housing Trust Fund budget, which includes a comparison to the 2015 budget is 
below: 
 

SERVICE 
FY15 

Request 

FY15 
Estimated 

Expenditures 
FY16 

Request NOTES 
ACTIVITIES 
PROGRAMMING 
COSTS 

$643,500 $609,500 $331,000 

  
Employer-Assisted 
Housing 

$20,000 $4,500 $20,000 
  

CPAH Scattered 
Site Program 

$515,000 $515,000 $202,500  For FY16, this grant is for 3 
scattered site units with HTF 
contribution at $67,500 per unit. 

CPAH Operating 
Grant 

$85,000 $80,000 $85,000   

Emergency 
Housing Assistance 

$10,000 $10,000 $10,000 

  
Reimbursement of 
Demolition Tax per 
Development 
Agreement Laurel 
Court II 

$13,500 $0 $13,500 

  
Third Party 
Consulting 

$0 $0 $0 
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APPLICATION SUMMARY 

Applicant Name:  Community Partners for Affordable Housing (CPAH) 

Proposal Name:  CPAH Preservation  Program (Scattered-Site Homes) FY2016 

Applicant Address:  400 Central Avenue, #111, Highland Park, IL 60035 

Contact Name:   Kim Ulbrich 

Phone: (847) 681 - 8746    Fax: (847) 681 - 8846     Email:  kulbrich@cpahousing.org 

DUNS:  831940940 

 
 
TOTAL PROPOSAL COST: $958,500 
 
APPLICANT MATCH:   $741,000 % of Proposal 77 % 
 
Highland Park Housing Trust Fund Request: $202,500 % of Proposal 21 % 
 
 
 

Total Number of Units 

 
3 

Number of Low Income Units/Households (≤80% AMI) 3 
% of Low-Income Units/Households (≤80% AMI) 
 

100% 

Total Estimated Cost Per Unit $319,500 
Total Highland Park Housing Trust Fund Cost Per Unit (Net) $67,500 
 
CPAH History & Overview: 
 
In the latter part of the 1990s, the City of Highland Park embarked on a master planning 
process to update the City’s comprehensive Master Plan. As the master planning process 
continued, there was increasing concern from the community about the lack of affordable 
housing and its negative impact on the City’s tradition of inclusiveness. Based on a joint 
recommendation of the City’s Human Relations, Housing, Planning and Historic Preservation 
Commissions, the City Council directed the Housing Commission to prepare an affordable 
housing plan to be incorporated in the City’s Master Plan. The City Council adopted the 
following goals to guide the process: 
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• To preserve, maintain, and promote housing of high quality that reflects the 
community's commitment to cultural and economic diversity.  

• To maintain and increase diversity in housing styles, sizes, types, densities, and prices or 
rents in order to welcome a wider array of families and individuals into the community.  

• To provide affordable housing that is an integral part of neighborhoods throughout the 
community.  

 
Based on direction from the City Council and extensive research on best practice affordable 
housing models nationwide, the Housing Commission worked with the University of Illinois at 
Chicago’s Natalie Voorhees Center and the Great Cities Institute to develop an affordable 
housing plan. The plan recommended the creation of a Community Land Trust (CLT). In May 
2002, the City Council appointed a Task Force assisted by Burlington Associates, a national 
consulting firm whose partners have been instrumental in developing CLTs. As a result, CPAH 
(then known as the Highland Park Illinois Community Land Trust) was created by the Housing 
Commission as an independent, nonprofit 501(C)(3) CLT. 
 
Since then, CPAH and the City of Highland Park have been upheld as a model regionally and 
even nationally. The partnership has been recognized by the Urban Land Institute, the National 
Housing Conference, and the Lincoln Institute of Land Policy, among others, and Highland Park 
continues to be at the forefront of affordable housing. In a continued effort to reflect best 
practice models, CPAH now also collaborates with other communities in the region to share a 
common infrastructure, create economies of scale and provide more effective, efficient and 
sustainable affordable housing services. 
 
The second component of the City’s affordable housing plan was the creation of the Affordable 
Housing Trust Fund to help support CPAH’s affordable housing activities. As you know, the 
Housing Trust Fund is administered by the Housing Commission and CPAH submits applications, 
such as this one, to the Housing Commission to help fund affordable housing projects and 
operating activities. The following proposal is a request for $202,500 to develop three new 
affordable ownership units.  
 
Community Land Trust Model: 
 
The CLT model of affordable housing creates housing opportunities that will remain affordable 
in perpetuity. Through its homeownership program, CPAH acquires existing properties, 
conducts necessary rehabilitation work in order to minimize ongoing maintenance and 
operational costs, and then sells the homes only to low-income households at an affordable 
price. CPAH retains ownership of the underlying land and leases the land to the homebuyer for 
a nominal fee ($25 per month) via a 99-year, renewable ground lease. The purchase price for 
the homebuyer is typically 40% - 65% below the market value because, in essence, the 
homebuyer needs to buy only the home, not the land. If the homebuyer later wants to sell their 
home, it is sold to another low-income buyer or back to CPAH at a formula price designed to 
give the homeowner a fair share of appreciation, while still keeping the home affordable for the 
next buyer. The resale restrictions maximize the cost-effectiveness of public and private 
investment because the homes are not only affordable to the first buyer, but will forever 
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remain affordable for succeeding generations of homebuyers. CPAH also conducts some new 
construction activities, although it primarily works to preserve the existing housing stock. 
 
Overall, the CLT model has rapidly gained momentum as one of the most cost-effective and 
sustainable models of developing and preserving long-term affordable housing. With the recent 
foreclosure crisis, the CLT model has been receiving national accolades for its low foreclosure 
rates – estimated to be 30 times lower than the national average because of its screening 
protocols, homebuyer counseling, relationships with lenders and ongoing land stewardship and 
support to homebuyers. CPAH is the first CLT in Illinois and is the only provider of affordable 
housing in Lake County that is intentionally structured to ensure its housing remains affordable 
in perpetuity.  
 
Community Benefits: 
 
CPAH helps bridge the gap between the high cost of housing and the incomes of many low-
income households who live and work in the community – healthcare workers, retail staff, 
childcare providers, seniors, municipal employees, school workers, nonprofit staff, persons with 
disabilities, families struggling with the loss of a spouse or other personal or economic crisis, 
and many other community members who struggle to meet their basic human need of housing. 
CPAH benefits the community by providing housing opportunities for low-income households; 
promoting cultural and economic diversity; rehabilitating problem or blighted properties in the 
community; creating valuable workforce housing; preserving the community’s existing housing 
stock; developing an inventory of permanently affordable housing for future generations; 
promoting live-near-work housing; helping communities comply with the Illinois Affordable 
Housing Planning and Appeals Act; and maximizing the cost-effectiveness of public and private 
investment for long-term community benefit. CPAH makes a permanent impact in the 
community with a one-time investment. 
 
Project Description: 
 
CPAH will acquire, rehabilitate and sell 3 homes via its scattered-site CLT program in Highland 
Park. Homes will be 2-3 bedroom single-family homes, townhomes or condominium units. Two 
of the units will be reserved for households earning less than 80% AMI (HOME units) and one 
unit will be reserved for households earning less than 100% AMI (LCAHP funds). CPAH’s CLT 
Program addresses need to develop affordable housing in a geographic priority area (near 
employment and transit centers). By using the CLT model, CPAH not only expands the supply of 
affordable homeownership units, but it also maximizes the cost-effectiveness of grant funds 
because the homes will remain affordable in perpetuity as a community asset to address the 
communities’ current and future affordable housing needs. With an average home sale 
occurring every seven years, CPAH’s 56 units in Highland Park will assist over 725 households in 
the years to come.  
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Target Population: 
 
CPAH intends to use Highland Park Housing Trust Fund dollars ($202,500) to leverage $337,500 
in Lake County HOME funds and sales proceeds, as well as other funding for the project. Due to 
Lake County HOME restrictions, all homebuyers will be required to have household income of 
less than 80% of the Area Median Income (AMI), or approximately $60,800 for a four-person 
household. The primary target populations are those who are low income and currently rent, 
regional workers who can not afford to live in the area, single-parent households, large families, 
households faced with the death of a wage-earner, families going through a divorce, persons 
with disabilities, and families in danger of losing their housing due to other personal or 
economic hardships. CPAH makes every effort to match household size with the size of each 
unit in order to ensure that homes are not underutilized. Most of CPAH’s homes have at least 
three bedrooms in order to accommodate large families. CPAH residents include, but are not 
limited to, local retail staff, nonprofit employees, teacher assistants, health care workers, 
childcare providers, city workers, persons with disabilities and other low wage earners in the 
public and private sector.  

 
Applicant Selection: 

 
CPAH follows a written resident selection plan and is an Equal Housing Opportunity provider 
that conducts business in accordance with the U.S. Fair Housing Act, the Illinois Human Rights 
Act and the City of Highland Park anti-discrimination laws and policies. CPAH maintains one 
waiting list for its homeownership program and one waiting list for its rental program, although 
applicants can be added to both lists if desired. Preference is given to applicants who live or 
work in Highland Park. 
 
Supportive Services: 

 
CPAH holds regular orientation sessions throughout the year for persons interested in CPAH’s 
homeownership program. The orientation sessions provide a detailed overview of the CLT 
model, the resale formula and provide a comparison of traditional homeownership vs. CPAH 
homeownership. If the applicant is eligible for the homeownership program, CPAH refers them 
to a participating bank to secure a responsible, 30 year fixed-rate mortgage. If applicants are 
not eligible for the homeownership program, CPAH often strategizes with them about 
rebuilding credit (and suggests they obtain credit counselling), building a down payment or 
overcoming other obstacles preventing them from qualifying for the homeownership program. 
Many choose to be added to CPAH’s rental waiting list as their circumstances are better suited 
for CPAH’s rental program.  
 
Once an applicant purchases or rents a CPAH home, CPAH maintains ongoing relationships with 
homeowners and tenants to provide support and advocacy, continuing education, collect lease 
fees, monitor compliance and help participants realize the full benefits of the program and 
secure long-term housing stability. For example, CPAH holds classes about home maintenance, 
finances, and other relevant topics that help residents succeed. CPAH also works with local 
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banks to help residents refinance when it is appropriate and meets CPAH’s refinance policy. 
CPAH administers a revolving loan fund to help homeowners with critical home repairs and 
administers a matched savings program in partnership with First Bank of Highland Park. CPAH 
residents often  “join the CPAH family” by volunteering their time to work on upcoming CPAH 
homes,  helping with outreach, and participating in CPAH’s annual picnic.  CPAH’s mission is not 
only to create affordable housing, but also to provide ongoing support to ensure families 
benefit from long-term housing stability. 
 
Local Priorities:  

 
CPAH’s scattered site housing is completely consistent with the goals and priorities of Highland 
Park’s Housing Trust Fund, Master Plan and Affordable Housing Plan as follows: most units are 
reserved for households earning less than 80% of AMI; units will remain affordable in 
perpetuity; priority is given to households who live or work in Highland Park; the housing 
benefits households with children; homes are energy efficient; and CPAH has a very successful 
history of developing affordable housing and managing grant funds.  
 
The project is also consistent with the goals and priorities established in the PY2015-2019 Lake 
County Consolidated Plan. The project is an ideal match with priority Goal 1.3 – Low and 
moderate-income households (including seniors, persons with disabilities, and other special 
needs populations) will benefit from the construction of new Lake County housing stock through 
250 affordable rental or ownership housing units throughout Lake County. By using the CLT 
model, CPAH maximizes the cost-effectiveness of grant funds because it is an investment in the 
community’s inventory of permanently affordable housing; the home will forever remain 
affordable and will be available as a community asset for succeeding generations.  

 
In addition to the Consolidated Plan priority above, CPAH’s scattered site housing meets the 
following funding preferences identified in the PY2016-2019 Lake County Consolidated Plan: 

 
(1) Located in close proximity to public transit –Whenever possible, CPAH acquires sites 

that are in close proximity to one of Highland Park’s three Metra stations, the Ft. 
Sheridan Metra station, and/or PACE bus routes in order to foster easier access to 
employment and services. CPAH also encourages live-near work housing by providing a 
preference to applicants who work in Highland Park. This helps businesses attract and 
retain employees as well as help alleviate traffic congestion and the environmental 
impacts associated with long commutes. 
 

(2) Incorporates environmental sustainability practices – CPAH incorporates 
environmental sustainability practices in both its new construction and rehabilitation 
work. The U.S. Green Building Council awarded Hyacinth Place as the first LEED Gold 
certified affordable housing development in the State. The project also received the 
“2008 Development of the Year” award from the Lake County Storm Water 
Management Commission for its energy efficiency. CPAH embraces environmentally 
sustainable design to reduce our carbon footprint, but green technology such as the 
geo-thermal heating and cooling system used in Hyacinth Place also dramatically lowers 
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utility costs for moderate and low-income households. CPAH will use, when appropriate, 
energy star appliances, high-efficiency heating and cooling units, efficient insulation and 
air sealing, energy efficient windows and doors, recycled materials, efficient lighting, 
improved ventilation and air quality, low VOC paint and materials, low flow water 
fixtures and other improvements.    
 

(3) Provides housing for larger families – CPAH makes every effort place applicants in units 
that are the appropriate size for each family.  
 

(4) Encourages and supports the provision of education and counseling - CPAH maintains 
ongoing relationships, classes and supports for homebuyers and tenants. CPAH 
understands its role as not only to increase the supply of affordable housing, but also to 
provide ongoing support and advocacy to ensure participants realize the full benefits of 
the program and secure long-term housing stability. 

 
(5) Exceeds minimum affordability requirements – As previously indicated, CPAH uses the 

CLT model to ensure that homes remain affordable in perpetuity with a one-time 
subsidy. 

 
(6) Project Location Relative to Area Median Income – The Highland Park median 

household income is estimated to be over $110,000, which is over 140% of the median 
income for Lake County. Lake County has acknowledged that it desires to encourage 
affordable housing opportunities in traditionally non low-income communities in order 
to integrate affordable housing throughout the County and avoid the concentration of 
affordable housing in low-income communities. 

 
(7) Demonstrated need for affordable housing - The Illinois Housing Development 

Authority (IHDA) identified Highland Park as one of the 68 “non-exempt” communities 
under the Affordable Housing Planning and Appeals Act, meaning that it is one of 68 
communities in Illinois which has less than 10% of its housing stock as affordable. 
According to the National Low Income Housing Coalition's annual "Out of Reach" report, 
a minimum-wage worker in Highland Park would have to work 89 hours per week (2.3 
full-time jobs) in order to afford a 2 bedroom apartment at fair market rent. For a 3 
bedroom unit, if it could be found, that worker would have to work 109 hours (2.7 full-
time jobs). CPAH has over 125 households currently on its rental waiting list. 

 
Need: 
 
The lack of affordable housing also makes it difficult for local businesses to hire and retain 
employees. Prior data from the Illinois Department of Employment Security shows that of some 
12,000 people who work for Highland Park businesses, nearly 80% are employed in the service 
and retail sectors, where the average annual salary in Lake County is below $35,000. Interviews 
with public sector employers tell a similar story. Salaries for teacher assistants, nonprofit staff, 
artists, city employees, health care workers, retail staff and others put housing in the area out 
of reach. In addition, workers making long commutes add to traffic congestion, have negative 

14



Page 7 of 8 

impacts on the environment and are forced to spend more time away from their families on a 
daily basis. Many families who are faced with the death of a wage-earner, are going through a 
divorce, or who have disabled household members are pushed out of the community. These 
trends have made it increasingly difficult, if not impossible, to maintain diverse, healthy, and 
sustainable communities. 
 
Safe, decent and affordable housing is a basic, under met need for Highland Park residents and 
employees. CPAH is one of the few entities addressing this problem in southern Lake County 
and is the only provider of permanently affordable housing in Lake County.  
 
Capacity & Experience: 

To date, CPAH has acquired and rehabilitated 56 units of affordable housing in Highland Park.  

Each year CPAH must recertify with Lake County for its CHDO status (Community Housing 
Development Organization). This is an extensive process to determine capacity of an 
organization. One of the CHDO requirements is that a third of its board be representatives of 
the low income community. CPHA has four of its residents serving on the board. CPAH operates 
the first CLT program in Illinois and has been recognized throughout the region as a model and 
leader on affordable housing. The organization has built or acquired and rehabilitated nearly 75 
units of permanently affordable housing (both homeownership and rental). CPAH has been 
recognized by the Urban Land Institute, Lincoln Institute and was a featured stop on the 
National Housing Conference bus tour. CPAH was also the first entity in Illinois to complete a 
LEED-Gold affordable housing development (Hyacinth Place), which won a “Development of the 
Year” award, “Good Neighbor Award” and other accolades. CPAH is a mature, successful, Lake 
County certified Community Housing Development Organization with the proven experience, 
capacity and intellectual and financial resources in place to meet our shared goal of providing 
affordable housing and economic opportunities for low income households.  
 
CPAH’s Executive Director, Kim Ulbrich, has significant experience administering federal and 
local grant funds for affordable housing and homeless programs, including the HOME program. 
Kim’s experience as project manager for the neighborhood stabilization program, as well as her 
real estate background, will ensure a successful project. Amy Kaufman, CPAH’s Director of 
Community Relations and Development, is also extremely capable and handles a significant 
portion of the organization’s fundraising, marketing and ongoing supportive services to renters 
and homebuyers. In addition, CPAH has a very talented and experienced Board of Directors. 
Together with the City of Highland Park, CPAH is at the forefront of affordable housing. 
 
Timeframe (estimated): 
 
CPAH has secured $142,500 in match funding from the Lake County HOME program for 2 of the 
HOME units proposed in this application. The County is expected to release the LCAHP grant 
shortly for the third unit. (That unit will have an income limit of up to 100% AMI). CPAH will 
acquire and rehabilitate three scattered site units in Highland Park. CPAH will prioritize 
acquiring foreclosed or blighted properties in order to provide a “double-benefit” of increasing 
the supply of affordable housing and cleaning up problem properties. 
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Page 8 of 8 

 
Enter into Acquisition of Contract 1 March 2016 
Enter into Acquisition of Contract 2 April 2016 
Close on both Properties May 2016 
Begin Rehabilitation June 2016 
Enter into Acquisition of Contract 3 August 2016 
Rehabilitation Complete on Houses  1 & 2 October 2016 
Close on House # 3 October 2016 
Begin Rehabilitation on House # 3 October 2016 
Sell House # 1 November  2016 
Sell House # 2  December 2016 
Rehabilitation Complete on House # 3 January 2017 
Sell House # 3 March 2017 
 
Budget: 
 
 

Item $ COST $ COST PER UNIT 
Purchase of Existing Building $723,600 $241,200 
Rehabilitation/Construction $198,000 $66,000 
Finance & Carrying  $19,800 $6,600 
Legal Fees $1,200 $400 
Appraisal $1,000 $333 
Title & Recording Expenses $8,000 $2,667 
Real Estate Taxes (Construction) $6,900 $2,300 
Total Project Costs $958,500 $319,500 
 
Funding Sources: 
 
Name of Source 1: First Midwest Bank and Lake Forest Bank & Trust Phone: (847) 374-5220 / 847-810-5049 

Amount Interest Rate Amortization Period Loan Term Annual Debt Service 
$700,000  Prime Rate Years: 30 Years: 1 $ 712,,000 
Status: Ongoing partnership with First Midwest Bank and Lake Forest Bank & Trust to provide bridge loans at prime rate as well as end-
financing for homebuyers 
 

Name of Source 2: City of Highland Park Housing Trust Fund Phone: (847 ) 926-1612 

Amount Interest Rate Amortization Period Loan Term Annual Debt Service 
$202,500 GRANT  Years: NA Years: NA $ NA 
Status: Application submitted March 2016 

 

Name of Source 3: Lake County HOME Phone: (847 ) 377-2139 

Amount Interest Rate Amortization Period Loan Term Annual Debt Service 
$337,500 GRANT% Years: NA Years: NA $NA 
Status: $142,500 secured through existing grant, $195,000 to be released within 2016 
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Asset Portfolio - Community Partners for Affordable Housing

Updated  2/25/2016 

Address
In Service 

Date
Ownership or 

Rental Housing Type

Income 
Limits 

(Chicago 
MSA AMI)

Household 
Size

Temple Avenue Townhomes Homeownership

355 Temple Avenue, HP 9/30/2004 Ownership Townhome 100% 3

357 Temple Avenue, HP 5/26/2006 Ownership Townhome 100% 3

359 Temple Avenue, HP 10/12/2004 Ownership Townhome 100% 4

361 Temple Avenue, HP 9/24/2004 Ownership Townhome 100% 4

363 Temple Avenue, HP 10/9/2004 Ownership Townhome 100% 4

365 Temple Avenue, HP 9/29/2004 Ownership Townhome 100% 4
Hyacinth Place Homeownership

530 Hyacinth Place, HP 1/8/2009 Ownership Townhome 120% 2

534 Hyacinth Place, HP 12/24/2008 Ownership Townhome 80% 4

536 Hyacinth Place, HP 1/22/2009 Ownership Townhome 80% 4

540 Hyacinth Place, HP 5/22/2009 Ownership Townhome 120% 2

544 Hyacinth Place, HP 1/15/2009 Ownership Townhome 120% 3

546 Hyacinth Place, HP 9/3/2009 Ownership Townhome 120% 4

550 Hyacinth Place, HP 12/24/2008 Ownership Townhome 120% 3

3510 Western Avenue, HP 1/22/2009 Ownership Townhome 80% 4

3491 Dato Avenue, HP 5/15/2009 Ownership Townhome 120% 4

3493 Dato Avenue, HP 1/30/2009 Ownership Townhome 120% 5
CPAH Scattered Site Homeownership

967 Burton Avenue, HP 9/1/2005 Ownership Single fam. home 100% 4

1789 Richfield Avenue, HP 8/11/2011 Ownership Single fam. home 80% 2

1377 Arbor Avenue, HP 6/17/2009 Ownership Single fam. home 80% 4

560 Vine St, #106, HP 6/23/2008 Lease-to-own Condo 80% 1

1141 Central Avenue, HP 8/4/2008 Ownership Single fam. home 80% 3
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Asset Portfolio - Community Partners for Affordable Housing

Updated  2/25/2016 

Address
In Service 

Date
Ownership or 

Rental Housing Type

Income 
Limits 

(Chicago 
MSA AMI)

Household 
Size

1251 Arbor Avenue, HP 4/29/2009 Ownership Single fam. home 80% 3

525 Barberry Avenue, HP 5/12/2009 Ownership Single fam. home 100% 3

277 Green Bay Road, HP 11/20/2009 Ownership Single fam. home 60% 4

839 Burton Avenue, HP 3/16/2010 Ownership Single fam. home 100% 4

1245 Eastwood Avenue, HP 5/10/2010 Ownership Single fam. home 100% 4

1733 Rosemary Road, HP 1/28/2011 Ownership Single fam. home 80% 3

598 Barberry Road, HP 1/4/2011 Ownership Single fam. home 80% 4

1420 Cavell Avenue, HP 5/11/2011 Ownership Single fam. home 60% 4

765 Broadview Avenue, HP 8/5/2011 Ownership Single fam. home 80% 4

1378 Ferndale Avenue, HP 7/28/2011 Ownership Single fam. home 80% 3

1918 Midland Avenue, HP 6/1/2012 Ownership Single fam. home 80% 3

1342 Sherwood Road, HP 4/20/2012 Ownership Single fam. home 80% 4

538 Barberry Road, HP 11/26/2012 Ownership Single fam. home 80% 4

637 Glenview Avenue, HP 9/26/2012 Ownership Single fam. home 80% 5

704 Broadview Avenue, HP 1/28/2014 Ownership Townhome 80% 2

2484 Highmoor Road, HP 1/28/2014 Ownership Single fam. home 80% 3

1578 CloverdaleAve, HP 4/2/2014 Ownership Single fam. home 80% 4

386 Walker Avenue, HP Ownership Single fam. home 100%

390 Walker Avenue, HP Ownership Single fam. home 80%

1446 Lincoln Place, HP 7/11/2014 Ownership Single fam. home 80% 3
CPAH Rental

1250 Park Avenue, #406, HP 7/1/2013 Rental Condo 60% 3

3506 Western Avenue, #101, HP 3/29/2009 Rental Apartment 60% 3
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Asset Portfolio - Community Partners for Affordable Housing

Updated  2/25/2016 

Address
In Service 

Date
Ownership or 

Rental Housing Type

Income 
Limits 

(Chicago 
MSA AMI)

Household 
Size

3506 Western Avenue, #102, HP 3/29/2009 Rental Apartment 60% 4

3506 Western Avenue, #201, HP 3/29/2009 Rental Apartment 60% 3

204 Vine

206 Vine

202 Vine

1085 Central Ave. HP

3506 Western Avenue, #202, HP 3/29/2009 Rental Apartment 60% 5
Highland Park Inclusionary Housing & Pilot Program

550 Vine, #102, HP 4/18/20063 Ownership Condo 100% 2

1063 Half Day Road, HP 5/29/2003 Ownership Single fam. home 100% 4

849 Laurel Avenue, HP 9/25/2008 Ownership Townhome 80% 2

851 Laurel Avenue, HP 4/2/2008 Ownership Townhome 120% 2

2005 Skyelar Court, HP 8/14/2009 Ownership Single fam. home 80% 1

1975 Skyelar Court, HP 1/1/2010 Rental Single fam. home 120% 2
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Agenda Item 2.  
Discussion and Consideration of Request for Subordination of Housing Commission’s 
Affordable Housing Rehabilitation Program Loan from the Affordable Housing Trust Fund for 
$15,000 

 
This item is really a placeholder; we may not have the information necessary for the Commission 
to make a decision at the March Meeting.  We received a call from homeowners who have a 
home rehab loan from the Housing Trust Fund in 2008 who want to obtain a home equity loan or 
line of credit. They have said that it is urgent, but City staff does not have any of the necessary 
documentation from Bank of America at this point.  It is on the Agenda in case the information 
arrives by Monday.    
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Sunset Woods Housing 12
Balance Sheet

January 31, 2016

2/25/2016 at 2:59 PM Unaudited - For Management Purposes Only

ASSETS

Current Assets
FBHP General Checking 68,889.64$                
FBHP Security Dep. Savings 10,587.89
FBHP Savings 9,190.53
Tax Reserve 13,262.06
Accounts Receivable 912.00
A/R, Transfers 20.00

Total Current Assets 102,862.12

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 1,315,219.55$           

LIABILITIES AND CAPITAL

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

Total Current Liabilities 22,619.40

Long-Term Liabilities
Notes Payable, Lake Co 72,231.18
Notes Payable, FBHP 414,025.30
Notes Payable, IHDA 136,819.60

Total Long-Term Liabilities 623,076.08

Total Liabilities 645,695.48

Capital
Equity-Retained Earnings 666,446.33
Net Income 3,077.74

Total Capital 669,524.07

Total Liabilities & Capital 1,315,219.55$           
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Sunset Woods Housing 12
Income Statement

Compared with Budget
For the One Month Ending January 31, 2016

2/25/2016 at 2:59 PM Page: 2For Management Purposes Only

Current Month
Actual

Current Month
Budget

Current Month
Variance

Year to Date
Actual

Year to Date
Budget

Year to Date
Variance

Revenues
Rents 9,561.00$                   8,924.33$                   636.67 9,561.00$                   8,924.33$                   636.67

Total Revenues 9,561.00 8,924.33 636.67 9,561.00 8,924.33 636.67

Cost of Sales

Total Cost of Sales 0.00 0.00 0.00 0.00 0.00 0.00

Gross Profit 9,561.00 8,924.33 636.67 9,561.00 8,924.33 636.67

Expenses
Office Supplies 459.17 8.00 451.17 459.17 8.00 451.17
Management Fee 567.32 580.08 (12.76) 567.32 580.08 (12.76)
Credit Ck Fees 0.00 4.00 (4.00) 0.00 4.00 (4.00)
Government Fees 0.00 95.00 (95.00) 0.00 95.00 (95.00)
Software/Data Processing 25.83 0.00 25.83 25.83 0.00 25.83
Carpet Cleaning 0.00 83.00 (83.00) 0.00 83.00 (83.00)
Heating & Air 0.00 41.00 (41.00) 0.00 41.00 (41.00)
Electrical & Plumbing Maint 110.00 41.00 69.00 110.00 41.00 69.00
Painting & Decorating 0.00 100.00 (100.00) 0.00 100.00 (100.00)
Appliance Repairs 0.00 66.67 (66.67) 0.00 66.67 (66.67)
Supplies 0.00 66.67 (66.67) 0.00 66.67 (66.67)
Maintenance 285.00 100.00 185.00 285.00 100.00 185.00
Condo Assessment Rental Units 3,416.43 2,564.00 852.43 3,416.43 2,564.00 852.43
Cable TV 0.00 540.00 (540.00) 0.00 540.00 (540.00)
Real Estate tax expense 0.00 1,167.00 (1,167.00) 0.00 1,167.00 (1,167.00)
Loan Interest 1,619.51 2,500.00 (880.49) 1,619.51 2,500.00 (880.49)
Bldg Insurance 0.00 217.00 (217.00) 0.00 217.00 (217.00)

Total Expenses 6,483.26 8,173.42 (1,690.16) 6,483.26 8,173.42 (1,690.16)

Net Income 3,077.74$                   750.91$                      2,326.83 3,077.74$                   750.91$                      2,326.83
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Sunset Woods Housing 12
Cash Account Register

For the Period From Jan 1, 2016 to Jan 31, 2016
1103M13 - FBHP General Checking

Filter Criteria includes: Report order is by T

2/25/2016 at 2:59 PM Page: 3

Date Reference Type Payee/Paid By Memo Payment Amt Receipt Amt Balance
Opening Balance 67,671.39 67,671.39

1/1/16 IHDA1601 Gen. Jrnl. 100.00 67,571.39
1/1/16 Rent1601-1.1.16 Gen. Jrnl. 4,101.00 71,672.39
1/5/16 Rent1601-1.5.16 Gen. Jrnl. 2,284.00 73,956.39
1/8/16 1678 Payment rcHome INV# 10287 285.00 73,671.39
1/14/16 Rent1601-1.14.16 Gen. Jrnl. 1,713.00 75,384.39
1/19/16 checks1601 Gen. Jrnl. 219.00 75,165.39
1/20/16 1679 Payment hodc mngt fee 594.41 74,570.98
1/21/16 Checks1601 Gen. Jrnl. 213.08 74,357.90
1/25/16 1680 Payment sunset 60.03 74,297.87
1/26/16 loan16 Gen. Jrnl. 3,379.00 70,918.87
1/26/16 1681 Payment realPage acc: A1403000248 25.83 70,893.04
1/26/16 1682 Payment Ide's Sunset Woods 110.00 70,783.04
1/27/16 1683 Payment sunset 3,356.40 67,426.64
1/28/16 Rent1601-1.28.16 Gen. Jrnl. 1,463.00 68,889.64

Total 8,342.75 9,561.00
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Sunset Woods -January 31, 2016

Ending balance checking $71,028
Ending balance operating reserve $9,191
TOTAL $80,218
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SWA 2 Rental
Balance Sheet

January 31, 2016

2/25/2016 at 3:05 PM Unaudited - For Management Purposes Only

ASSETS

Current Assets
FBHP Checking 36,073.68$                
FBHP Security Dep Savings 2,229.55
Financing Costs 8,135.00
Accounts Receivable 1,058.00

Total Current Assets 47,496.23

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 259,967.31$              

LIABILITIES AND CAPITAL

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

Total Current Liabilities 267,390.24

Long-Term Liabilities

Total Long-Term Liabilities 0.00

Total Liabilities 267,390.24

Capital
Equity-Retained Earnings (7,565.50)
Net Income 142.57

Total Capital (7,422.93)

Total Liabilities & Capital 259,967.31$              
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SWA 2 Rental
Income Statement

Compared with Budget
For the One Month Ending January 31, 2016

2/25/2016 at 3:05 PM Page: 2For Management Purposes Only

Current Month
Actual

Current Month
Budget

Current Month
Variance

Year to Date
Actual

Year to Date
Budget

Year to Date
Variance

Revenues
Rents 1,058.00$                  1,910.00$                  (852.00) 1,058.00$                  1,910.00$                  (852.00)
Interest Income 0.27 0.00 0.27 0.27 0.00 0.27

Total Revenues 1,058.27 1,910.00 (851.73) 1,058.27 1,910.00 (851.73)

Cost of Sales

Total Cost of Sales 0.00 0.00 0.00 0.00 0.00 0.00

Gross Profit 1,058.27 1,910.00 (851.73) 1,058.27 1,910.00 (851.73)

Expenses
Office Supplies 0.00 4.00 (4.00) 0.00 4.00 (4.00)
Management Fee 138.65 124.00 14.65 138.65 124.00 14.65
Software/Data Processing 4.31 0.00 4.31 4.31 0.00 4.31
Heating & Air 0.00 41.00 (41.00) 0.00 41.00 (41.00)
Supplies 0.00 8.00 (8.00) 0.00 8.00 (8.00)
Maintenance 0.00 41.00 (41.00) 0.00 41.00 (41.00)
Condo Asst Rental Units 772.74 626.00 146.74 772.74 626.00 146.74
Cable TV 0.00 90.00 (90.00) 0.00 90.00 (90.00)
Real Estate tax expense 0.00 566.67 (566.67) 0.00 566.67 (566.67)
Bldg Insurance 0.00 33.00 (33.00) 0.00 33.00 (33.00)

Total Expenses 915.70 1,533.67 (617.97) 915.70 1,533.67 (617.97)

Net Income 142.57$                     376.33$                     (233.76) 142.57$                     376.33$                     (233.76)
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SWA 2 Rental
Cash Account Register

For the Period From Jan 1, 2016 to Jan 31, 2016
1103M14 - FBHP Checking

Filter Criteria includes: Report order is by Transaction Date. 

2/25/2016 at 3:05 PM Page: 3

Date Reference Type Payee/Paid By Memo Payment Amt Receipt Amt Balance
Opening Balance 36,989.38 36,989.38

1/20/16 1169 Payment hodc mngt fee 138.65 36,850.73
1/27/16 1170 Payment realPage acc: A1403000249 4.31 36,846.42
1/27/16 1171 Payment sunsetAssn 772.74 36,073.68

Total 915.70                             
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