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MINUTES OF A REGULAR MEETING OF THE 

HOUSING COMMISSION OF THE CITY OF HIGHLAND PARK, ILLINOIS 
 

MEETING DATE:  Wednesday March 7, 2012 
 
MEETING LOCATION: Pre-Session Room, City Hall,  
    1707 St. Johns Avenue, Highland Park, IL  
 
CALL TO ORDER 
 
At 6:34 p.m., Chairman David Wigodner 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 Chairman asked Planner M. 
Smith to call the roll.   
 
ROLL CALL 
 
Commissioners Present:    Adler, Barber, Glasner, Meek, Naftzger, Sharfman, and  
     Wigodner 
     
Commissioners Absent:   None 
 
Student Representative Present: Gordon 
 
Chairman Wigodner declared that all Commissioners were in attendance, and a quorum was 
present.  
 
Council Liaison Present:    Blumberg  
 
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 Meeting of the Housing Commission –February 1, 2012  
Commissioner Adler moved approval of 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 February 1, 2012.  
Commissioner Barber seconded the motion.  
 
On a roll call vote:   
 Voting Yea: Adler, Barber, Glasner, Meek, Naftzger, Sharfman, and Wigodner 
 Voting Nay: None 
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The Chairman declared that the motion passed. 
 
SCHEDULED BUSINESS 
 
1. Items for Omnibus Vote Consideration  

 Ratification of Payment:   
 City of Highland Park for Fed Ex expenses for Ravinia M2M Refinance 

 
The Commissioners unanimously consented to take a single vote by yeas and nays on an item 
under the designation “omnibus vote –ratification of payment.”   
 
Chairman Wigodner entertained a motion to ratify the reimbursement to the City of Highland 
Park for Fed Ex expenses for the Ravinia Mark-to-Market refinance that totaled $60.46.  
Commissioner Meek moved ratification of the $60.46 payment to the City of Highland Park for 
reimbursement of Fed Ex expenses from the Ravinia Mark-to-Market refinance.  Commissioner 
Naftzger seconded the motion.  
 
On a voice vote, Chairman Wigodner declared that the motion passed unanimously. 
 
2. Housing Commission Peers, Walnut, Ravinia, Sunset Woods 
 Management Reports 
The Management Report was in the packet.   
 
Property Operations Report 
Commissioner Barber summarized the property operations report.  Both Peers and Walnut Place 
are completely occupied.  There is one vacancy at Ravinia. 
 
Discussion regarding Correction to Housing Trust Fund balance 
 
Chairman Wigodner discussed the additional reporting that the Planning staff will include on the 
monthly Housing Trust Fund statement in order to avoid the mistake that occurred.   City staff 
will include lines for the “Prior Month’s Balance” and the “Month to Month Change.”  
 
Request for Revision to Peers 2012 Budget for Piano Rebuild 
 
The Commissioners discussed the memo in the packet regarding a revision to the Peers 2012 
Budget in order to rebuild the piano at Peers.  The Commissioners asked staff to find out the 
answer to several questions before a final decision is made on the piano rebuild plan: 
 Is the proposed repair the best alternative for repairing the piano? 
 Would it be better and more cost-effective in the long run to buy a new or good used piano 

rather than rebuild the current one? 
 Is it possible to buy a good used piano in the Ravinia Festival sale or from another source? 

 
After discussion, Chairman Wigodner entertained a motion to approve the revision to the Peers 
budget for the piano repair with the condition that staff addresses the questions listed above to 
determine that the proposed repair is the best option.  Commissioner Barber moved approval of 
the motion to revise the Peers 2012 operating budget to include repair of the piano with the 
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condition that staff determines that this is the best option after examining other alternatives, such 
as replacing the piano with a good used one.  If another course of action is preferable, staff will 
return to the Commission for approval of an alternative plan.  Commissioner Meek seconded the 
motion. 
 
On a voice vote, Chairman Wigodner declared that the motion passed unanimously. 
 
Update on Peers window replacement 
 
Chairman Wigodner reported that Evergreen staff will pull off a small section of the façade to 
investigate the condition of the window and building beneath it.  This investigation will cost in 
the range of $2,000 to $3,000 rather than the $25,000 test that one of the bidders proposed.  The 
two firms who bid on the window project indicated concern about additional costs if the 
underlying structure were in poor condition and if the construction of the existing bay windows 
were significantly different from the proposed replacement.  The additional information on the 
underlying building conditions and bay window construction will be used to assess the labor 
costs in the two bids received and likely will lead to re-opening the bid process.    
 
Consideration of Draft 2012 Budget for Ravinia Housing 
 
After discussion, Chairman Wigodner entertained a motion to approve the 2012 operating budget 
for Ravinia Housing subject to updating the financial information with the actual HUD contract 
rents.  Commissioner Naftzger moved approval of the 2012 operating budget for Ravinia 
Housing subject to updating the financial information with the actual HUD contract rents.  
Commissioner Barber seconded the motion. 
 
On a voice vote, Chairman Wigodner declared that the motion passed unanimously. 
 
Report on Timeline and Program for the Ravinia Rehab Projects of the U.S. Housing and Urban 
Development (HUD) Mark-to-Market Program 
 
Planner M. Smith reviewed the timeline and program for the Ravinia rehab projects that were in 
the packet.   Hearing that the two families in the single-family homes will need to be relocated 
for three to four weeks for the lead remediation work, the Commissioners suggested that 
Evergreen staff contact several apartment complexes in the area, such as the Americana and the 
remodeled Fort Sheridan Place in Highwood, in addition to extended stay hotels.   
 
Sunset Woods:  Report from Commissioner Meek regarding the Condominium Association 
Quarterly Meeting on March 5th  
 
Commissioner Meek was unable to attend the quarterly meeting, so Planner M. Smith attended.  
Planner M. Smith reported that she met with the renters who are pleased with the new property 
manager at the Housing Opportunity Development Corporation and that she attended the 
quarterly condominium association meeting.  
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Sunset Woods: Report that Sunset Woods received FHA approved status 
 
Planner M. Smith reported that U.S. Housing and Urban Development (HUD) added Sunset 
Woods to the list of FHA approved condominium developments.  This is a great benefit to the 
development.  While in 2006 only 2% of mortgages were FHA insured, now more than half are.  
In addition, FHA approval is necessary for reverse mortgages.  Unfortunately, the approval only 
lasts for two years.  In a year and a half, the condominium association should initiate the 
approval process again with HUD. 
 
3. Consideration of Recommendation from Condominium Conversion Ordinance Working 

Group 
 
Planner M. Smith reviewed the memo from the packet, beginning with the elements of the 
working group recommendation that had consensus at the January 4th Housing Commission 
Meeting.  Chairman Wigodner confirmed that there was consensus on the following items: 
 
 The Working Group’s minimum recommendation to reinforce and mirror the provisions in 

the State of Illinois Statute with the addition of requiring that the notice of intent to convert 
be sent to the City of Highland Park concurrent with notice to tenants.  This will meet the 
City’s need to monitor conversions in order to ensure compliance with the Inclusionary 
Housing Ordinance; 

 A departure from the State’s requirement for thirty days notice to tenants to a period of 120 
days.  The120 day period is necessary in order to provide sufficient time for the owner to 
submit an Inclusionary Housing Plan (IHP), for the Housing Commission to make a 
recommendation to City Council on the IHP, and for the City Council to consider it; 

 Reinforcement of the City’s requirement for a fire detection system; and 
 The removal from a condominium conversion ordinance of the elements designed to insure 

the quality and affordable maintenance of the affordable units.  The Commissioners 
concurred that these items should be considered within the context of the Inclusionary 
Ordinance, because they pertain to all affordable purchasers.  These elements slated for a 
future discussion of the Inclusionary Housing Ordinance are: 

o Building Division inspections of the affordable condominiums, 
o Energy-efficiency audits for the affordable units, 
o Developer warranties for the affordable condos that would cover mechanical 

elements within their homes, such as HVAC and appliances, 
o Escrow account to ensure sufficient funds for the warranties for the affordable 

condos. 
 
Chairman Wigodner asked Mr. Howard Handler, Government Affairs Director, North Shore – 
Barrington Association of Realtors, if he would like to comment on the consensus items for a 
condominium conversion ordinance.  Mr. Handler said that the Association was concerned with 
further burdening property owners and that his previous letter contained more specific 
comments.  
 
The Commissioners then discussed the additional elements from the Working Group’s 
comprehensive recommendation: 
 New threshold for provision of affordable units in a condo conversion or for compliance with 

selected provisions of a condo conversion ordinance: 
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The Commissioners agreed that five units may not be the appropriate trigger for provision of 
inclusionary housing units for a condo conversion, because the owner/developer would not 
be able to receive the density bonus.  The Commissioners directed staff to conduct further 
research about setting the threshold for condo conversions, including making an enquiry on 
the inclusionary housing listserv to find out what other communities do. 

 Relocation assistance for low and moderate-income renters: 
The Commissioners generally were in favor of providing relocation assistance for households 
up to 80 percent of Chicago area median (AMI) income similar to the provisions in 
Evanston’s condominium conversion ordinance.  Evanston requires one month’s rent in 
relocation assistance to households up to 80% of AMI, and the developer must attach this 
provision to the intent to convert notice. 

 Property Report: 
The Commissioners support the requirement for a property report, but perhaps for 
conversions in buildings with ten or more units rather than for conversions with five or more 
units. 

 Developer warranties and escrow for common elements: 
The Commissioners generally support developer warranties and escrow for the common 
elements given some threshold for the project and a limited time period, such as a year from 
the date of sale.  Staff will gather additional information regarding setting the appropriate 
project threshold for requiring warranties and escrow.    

 Guarantee for project completion: 
The Commissioners main question was what the project threshold should be for requiring 
evidence of a surety bond for project completion, such as for buildings with ten or twelve 
units or more or when the project exceeds some dollar amount.   

 Transfer of control to Board of Managers: 
The Commissioners generally supported requiring transfer of control from the owner to the 
Board of Managers when sixty percent of the units are sold.  The State of Illinois requirement 
is when seventy-five percent of the units are sold. 

 Record-keeping: 
The Commissioners generally were in favor of requiring that the owner transfer records, such 
as utility accounts and make and model of building equipment and appliances in the 
affordable condos, as well as requiring that the Board of Managers retains a copy of the latest 
Property Report for seven years after its initial distribution. 

 Financial reporting: 
Commissioner Adler suggested the following addition:  requiring monthly or quarterly 
reports of assessments collected, including where the assessments are deposited.  One of the 
problems that buyers encounter after the owner transfers control to the Board of Managers is 
that the assessments for unsold units were not collected despite the State’s requirement to do 
so.  The new condo owners then find themselves in a difficult financial position.  The other 
Commissioners concurred with Commissioner Adler’s recommendation.  Mr. Handler 
suggested that it would be useful for the City to receive this information. 
 

The Commissioners directed staff to contact former Commissioner Kant who is a developer to 
get his feedback on these additional items under consideration.  Mr. Handler suggested that Mr. 
Ron Abrams, a Highland Park resident and real estate developer, would be another helpful 
resource.  
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4. Consideration of a Recommendation to City Council regarding Draft Illinois Legislation for 

Permissive Authority for a Lake Co. Affordable Housing Trust Fund 
 
The Commissioners discussed the staff memo in the packet. 
 
After discussion, Chairman Wigodner entertained a motion to forward a recommendation to City 
Council to support the legislation providing permissive authority for a Lake County Affordable 
Housing Trust Fund and to take action when necessary to communicate that support to county 
and state officials.  Commissioner Glasner moved approval of a recommendation to City Council 
to support the legislation providing permissive authority for a Lake County Affordable Housing 
Trust Fund and to take action when necessary to communicate that support to county and state 
officials.  This support could take a number of forms, such as letters, phone calls, a City Council 
Resolution, and a joint letter with the Housing Commission.  Commissioner Naftzger seconded 
the motion. 
  
On a voice vote, Chairman Wigodner declared that the motion passed unanimously. 
 
EXECUTIVE SESSION  
There was no Executive Session. 
 
OLD BUSINESS 
Planner M. Smith introduced an item under Old Business regarding the Inclusionary Housing 
Plan for 1675 Green Bay Road.   The project is a rental rehab of an existing rental building.  As a 
result, the development does not fall under the Inclusionary Housing Ordinance.  The developer 
chose to provide two affordable rentals, however, in order to obtain the density bonus.  The 
Housing Commission approved the preliminary plan in the form of the floor plans for the 
affordable units on November 3, 2010.  The final Inclusionary Housing Plan now under 
consideration is consistent with the earlier approval. 
 
Chairman Wigodner entertained a motion to approve the Inclusionary Housing Plan for the rental 
development at 1675 Green Bay Road.  Commissioner Glasner moved approval of the 
Inclusionary Housing Plan for the rental development at 1675 Green Bay Road.  Commissioner 
Naftzger seconded the motion. 
 
On a voice vote, Chairman Wigodner declared that the motion passed unanimously. 
 
OTHER BUSINESS 
Planner M. Smith distributed two items. The first was a Summary Report from Community 
Partners for Affordable Housing (CPAH) for the Scattered Site Grant awarded in 2008.  CPAH 
acquired, rehabilitated and re-sold ten single-family homes instead of the five housing units that 
the grant required.  In addition, CPAH used the grant funds to leverage an additional $500,000 in 
non-Highland Park grants.  This scattered site grant was completed in December 2011. 
 
The second item was an article from Chicago Magazine’s 312 staff blog, by Whet Moser, 
entitled “Jeanne Gang Breaks Open the Bungalow to Save Cicero’s Housing,” February 28, 
2012.  The article references Highland Park’s affordable housing program, the Highland Park 
Community Land Trust, and the Hyacinth development as successful models. 
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ADJOURNMENT 
 
Chairman Wigodner entertained a motion to adjourn the meeting.  Commissioner Barber moved 
to adjourn.  Commissioner Naftzger seconded the motion.  
 
On a voice vote, Chairman Wigodner declared that the motion passed unanimously. 
 
The Housing Commission adjourned its meeting at 8:40 p.m. 
 
Submitted respectfully: 
 
Mary Cele Smith 
Housing Planner 
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