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MEMORANDUM 
 
To: Members of the Housing Commission 
From: Mary Cele Smith, Housing Planner (msmith@cityhpil.com) and 
 Lee Smith, Senior Planner (lsmith@cityhpil.com)  
Date: March 1, 2013 
 
RE: HOUSING COMMISSION PACKET FOR 3-6-2013 MEETING 
 
Note: Dinner will be served at 6:00 p.m.    
The packet contains the following documents: 
 
Part A.  Priority Items 
• Regular Meeting Agenda 
• Agenda Item IV. (Action Needed) Approval of Minutes 

• Meeting Minutes for January 16, 2013 Special Meeting and February 6, 2013 Regular 
Meeting 

• Agenda Item V.  Scheduled Business 
• 1. (Action Needed)  Items for Omnibus Vote Consideration 

• Payment of Invoices: None at present    
• 2.  Discussion of Request from HP Zelp, L.L.C. regarding Inclusionary Housing Fee-

in-Lieu Payment.  Supporting Materials:  
• Memo from Staff    
• Request from HP Zelp, L.L.C.  

• 3.  (Discussion and Consideration) Housing Commission Peers, Walnut Place, 
Ravinia, and Sunset Woods. Supporting Materials: 
• February 2013 Management Report  
• Summary of Capital Improvements for Peers and Walnut Place  
• Accounts Receivable Up-Date  
• Summary Spreadsheets:  Highland Park Housing Reserve Balances prepared 12/31/12 
• Housing Trust Fund Fiscal Year 2012, Unaudited through 1/31/13 to be emailed under 

separate cover 
• 4.  (Discussion) Announcement about City Council Consideration on March 11, 2013 of 

the Housing Commission Recommendation regarding the Demolition Tax.  Supporting 
Materials: 
• Staff Memo 
• Letter from Paul Diambri 
• Additional Materials to be emailed under separate cover 

• 5.  (Discussion and Consideration) Revisions to the Inclusionary Housing Ordinance.  
Supporting Materials: 
• Staff Memo November 28, 2012 
• Inclusionary Housing Ordinance Mark-Up 
 
 

Part B.  Detailed and Optional Material 
• Financial Reports for Peers, Walnut, and Ravinia Housing Associations and for Sunset 

Woods Housing Association for the month ending January 31, 2012  
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c: 
 David Knapp, City Manager 
 Michael Blue, Director of Community Development 
 Linda Sloan, Planning Division Manager 
 Peter Friedman, Corporation Counsel 
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Public Notice 
 
In accordance with the Statutes of the State of Illinois, and the Ordinances of the City of Highland Park, 
the 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 6, 2013 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 6, 2013, 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 – January 16 Special Meeting and February 6, 2013 Regular 

Meeting 
 
V. Scheduled Business 
 

1. Items for Omnibus Vote Consideration  
• Payment of Invoices:  None at present  

 
2. Discussion of Request from HP Zelp, L.L. C. regarding Inclusionary Housing Fee-in-

Lieu Payment 
 

3. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
- Management Report 
- Property Report 
- Update on Peers window replacement and ac project   
- Sunset Woods 

 
4. Announcement about City Council consideration on March 11, 2013 of the Housing 

Commission Recommendation regarding the Demolition Tax   
 

5. Discussion and Consideration of Revisions to the Inclusionary Housing Ordinance  
 
6. Update on Recommendation to City Council to Support State Enabling Legislation 

for a Lake County Affordable Housing Trust Fund 
 
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 SPECIAL MEETING OF THE 
HOUSING COMMISSION OF THE CITY OF HIGHLAND PARK, ILLINOIS 

 
 
MEETING DATE:  Wednesday January 16, 2013 
 
MEETING LOCATION: Pre-Session Conference Room, City Hall,  
    1707 St. Johns Avenue, Highland Park, IL  
CALL TO ORDER 
 
At 6:30 p.m., the Commissioners discussed selecting a Chair for the Meeting in the absence of 
the Housing Commission Chairwoman and Vice-Chair.   
 
Commissioner Adler made a motion to appoint Commissioner Wigodner as Special Meeting 
Chair.  Commissioner Naftzger seconded the motion.  
 
On a voice vote, the motion passed. 
 
Chairman Wigodner then called to order the special 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, Kaltman, Naftzger, and Wigodner  
          
Commissioners Absent:   Meek and Sharfman 
 
Student Representative Absent: Gordon 
 
Chairman Wigodner declared that a quorum was present.  
 
Council Liaison Absent:    Blumberg  
 
Staff Liaison Present:    Planners M. Smith and 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 – December 5, 2012  
Commissioner Naftzger moved approval of minutes of the regular meeting of the Housing 
Commission, the Peers Housing Association, the Ravinia Housing Association, the Walnut 
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Housing Association, and the Sunset Woods Association held on December 5, 2012.  
Commissioner Barber seconded the motion.  
 
On a roll call vote:   
 Voting Yea: Adler, Barber, Kaltman, Naftzger, and Wigodner 
 Voting Nay: None 
  
The Chairman declared that the motion passed. 
 
SCHEDULED BUSINESS 
 
1. Items for Omnibus Vote Consideration  

Payment of Invoices 
Mason, Wenk & Berman L.L.C. for Invoice #36201 for legal services for the Sunset Woods 
closing for $5,775.00 
 

The Commissioners unanimously consented to take a single vote by yeas and nays on an item 
under the designation “omnibus vote –payment of invoice.”  The invoice from Mason, Wenk & 
Berman L.L.C. was the second of two invoices.  The first invoice for the Sunset Woods closing 
was for $3,525, Invoice #35138 paid on June 6, 2012.   
 
Chairman Wigodner entertained a motion to approve payment to Mason, Wenk & Berman L.L. 
C. for Invoice #36201 for legal services for the Sunset Woods closing for $5,775.  Commissioner 
Adler moved approval of the payment to Mason, Wenk & Berman L.L. C. for Invoice #36201 
for legal services for the Sunset Woods closing for $5,775.00.  Commissioner Naftzger seconded 
the motion.    
 
Commissioner Kaltman recused herself from voting. 
 
On a voice vote, Chairman Wigodner declared that the motion passed. 
  
2. Discussion and Consideration of Possible Revisions to the Demolition Tax Ordinance 
 
Planner M. Smith summarized the staff memo from the packet.  Attorney Paul Diambri was 
present to represent his father who owns a residential property and who requested that the City 
Council waive or reduce the demolition tax.  The property owner maintains that the tax hinders 
his ability to demolish a vacant, dilapidated property.  In response to this request and discussion 
at the City Council Pre-Session Meeting on November 26, 2012, the City Council directed the 
Housing Commission to consider the following questions:    
 

• Whether to consider reducing the demolition tax on properties below some threshold, for 
example, $100,000; 

• Whether to adjust the escalator payment for deferrals, perhaps to waive it for short-term 
deferrals or to phase it in over time; and 

• Whether to restore the entire tax payment to the Affordable Housing Trust Fund. 
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In order to answer these questions, the Housing Commission at the December 5, 2012 Meeting 
directed City staff to conduct the following research in order to answer the City Council’s 
questions: 

• collect County assessment data to find out the market value of single family properties in 
the City, 

• report on how the Housing Commission originally arrived at the recommendation to set 
the demolition tax at $10,000, and 

• find out how much revenue the Multi-modal Transportation Fund receives from the 
demolition tax and what percent of the fund’s budget comes from the tax. 

 
Chairman Wigodner recognized Mr. Diambri who expressed the view point that a flat tax is 
regressive and not fair for properties with low assessed values and that the existing flat payment 
escalator of 150% was too high a penalty if the deferral lasted only for a year or two.  The cost of 
the demolition tax of $10,000 on top of the demolition cost of $20,000 (according to an estimate 
that he received) created a financial hardship for their property on McGovern.  During 
discussion, Commissioner Adler asked Mr. Diambri how the property, which has been vacant for 
approximately six years and was boarded up many years ago, had become derelict.  Mr. Diambri 
said that all properties have a useful life.   
 
With regard to the City Council’s first question on reducing the demolition tax for properties at 
the lower end of the range, the Commissioners discussed the information from the Assessor 
indicating that there were 24 single-family residential properties below $150,000 in market value 
and 466 (or 5.07% of the single-family housing stock) below $250,000.  Rob Anthony, 
Executive Director of Community Partners for Affordable Housing (CPAH), added that 
approximately 25 of the properties below $250,000 in market value are CPAH properties with 
ground leases that established long-term affordability.  He said that the majority of CPAH 
properties were in the $140,000 to $180,000 range of market value. While the Commissioners 
acknowledged that some of the properties at the lower end of the range could be too dilapidated 
for rehabilitation, they also noted that a number could be rehabbed; as Commissioner Naftzger 
observed, one person’s demolition is someone else’s affordable house, and that these properties 
also are a significant resource for CPAH’s affordable housing program.  Another concern 
expressed was to avoid creating an incentive for property owners to let their properties fall into 
disrepair in order to avoid the tax or to pay a lower one.  The Commissioners agreed that they 
would not recommend waiving the demolition tax for residential properties based on lower 
assessed or market values.  They did discuss, however, whether to reduce the fee to $7,000 for 
properties below some assessed value threshold and discussed different thresholds.  
 
The Commissioners also considered whether basing the fee on lot size would be a better method 
than a flat tax.  Lot size might indicate the likely redevelopment potential and value of a parcel.  
The Commissioners focused on the Diambri property at 1659 McGovern as a case study to try to 
find a general rule by looking at a particular case.  The property is 7,000 square feet according to 
the Assessor’s information.  It is likely that the zoning would permit a house of 2,800 square 
feet.  This was an estimate in the absence of the zoning code.  Chairman Wigodner and 
Commissioner Adler estimated that given the market value of the property of about $130,000 
without the improvement, an average cost of $160 a square foot to build a new home, and sales 
prices at $200 a square foot, the redeveloped property could have a sales price of $578,000.  
Commissioner Adler qualified this conclusion, adding that it would not necessarily be the case 
that someone would redevelop the lot with a house as large as 2,800 square feet in this location.  
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From this general discussion, the Commissioners concluded that establishing a relationship 
between lot size and the value of future redevelopment would be too difficult and dismissed 
using lot size as a better method than the current tax.      
 
With regard to the second question about revising the payment escalator for tax deferrals, Mr. 
Diambri suggested five percent a year, not compounded, up to ten years.  Given today’s 
demolition tax, after ten years, the total tax due would be $15,000 or the amount of the tax 
imposed as of the date on which the tax is due, whichever is greater.  The Commissioners 
discussed this suggestion and concurred with it.  Chairman Wigodner commented that when the 
Commission considered the initial deferral request it was from a property owner who anticipated 
that the property would be vacant for many years, but, if a deferral were for only a year or two, a 
lower escalator would be appropriate.    
 
The Commissioners discussed the third question regarding restoring funding to the Affordable 
Housing Trust Fund (HTF).  Examining the last 3 years of revenue indicated that the demolition 
tax accounted for between 77% and 87% of the total revenue in the HTF, while it accounted for 
between 0 .77% to 1.5% of the total revenue in the Multi-Modal Transportation Fund.  The 
Commissioners agreed that given that the demolition tax revenue is the primary funding source 
for the HTF and that it is a minor source of revenue for the Multi-Modal Transportation Fund, 
they would request to have the remaining one-third of the revenue from the demolition tax 
restored to the Affordable Housing Trust Fund.    
 
The Commissioners returned to the issue of whether to reduce the fee for properties at the lower 
end of the assessment range.  Chairman Wigodner suggested reducing the tax to $7,000 for 
properties assessed at or below $70,000.  Two Commissioners suggested that $60,000 might be a 
better threshold, but there was no consensus on what the appropriate threshold might be. 
 
At this point in the discussion, Chairman Wigodner entertained a motion to recommend: 

1. reducing the demolition tax to $7,000 for properties assessed at or below $70,000,  
2. revising the payment escalator for deferrals to five percent a year, uncompounded, up to 

ten years or to pay the current tax in effect at the time the tax is due, whichever is greater, 
and 

3. restoring 100% of the demolition tax to the Affordable Housing Trust Fund. 
Commissioner Naftzger moved approval of the above motion, and Commissioner Barber 
seconded it. 
 
Given the consensus on the last two points, Commissioner Naftzger then moved to amend the 
motion to separate the first recommendation from the latter two and moved the following two 
recommendations: 

1. revising the payment escalator for deferrals to five percent a year, uncompounded, up to 
ten years or to pay the current tax in effect at the time the tax is due, whichever is greater, 
and 

2. restoring 100% of the demolition tax to the Affordable Housing Trust Fund. 
Commissioner Adler seconded the motion. 
 
On a voice vote, Chairman Wigodner declared that the motion passed unanimously. 
 

7



Draft 
    

HP HC January 16, 2013  

5 

The Commissioners did not settle on an assessed value threshold for a reduced fee, and a number 
of Commissioners were not convinced that a reduced fee would be a good policy.  As a result 
they agreed to keep the amount of the demolition tax as it is and not to reduce the tax on 
properties assessed at the lower end of the range. 
 
Chairman Wigodner recognized Mr. Diambri again who thanked the Commission for their 
consideration but expressed his disappointment that the Commission did not recommend an 
exemption or reduction in the demolition tax for properties with assessed value at the lower end 
of the range. 
 
3. Consideration of a Request from a Homeowner of an Inclusionary Unit to Permit him to Rent 

his Home 
 
The Housing Commission received a letter from a homeowner at the Pointe requesting to rent his 
home for a year and a half. The Affordable Unit Declaration requires that a homeowner obtain 
the permission of the Housing Commission in order to rent their unit.  The homeowner’s father 
represented him at the Meeting and explained that his son was no longer working and planned to 
return to school full-time.   The Commissioners discussed whether they would be setting a 
precedent with this decision and agreed that it would not be, because each decision is on a case 
by case basis when a given homeowner makes a particular request.  Mr. Anthony, Executive 
Director of Community Partners for Affordable Housing (CPAH), said that he would work with 
the homeowner to establish the appropriate rent that was 80% of Chicago Area Median including 
utility payments, and he would verify the prospective tenant’s income qualification.  The 
homeowner’s father would undertake the management of the rental. 
 
After discussion, Chairman Wigodner entertained a motion to permit the homeowner to rent his 
unit at the Pointe to a tenant up to 80% of Chicago Area Median income (AMI) with a 
corresponding rent affordable to households up to 80% of Chicago AMI for a lease of one year 
with an option to renew for a second year.  At the end of the two year period, if the homeowner 
wished to continue to rent his unit, he would need to return to the Housing Commission for 
permission to extend the rental period.  Commissioner Naftzger moved approval of permission 
for the homeowner to rent his unit at the Pointe to a tenant up to 80% of Chicago Area Median 
income (AMI) with a corresponding rent affordable to households up to 80% of Chicago AMI 
for a lease of one year with an option to renew for a second year.  At the end of the two year 
period, if the homeowner wished to continue to rent his unit, he would need to return to the 
Housing Commission for permission to extend the rental period.  Commissioner Barber 
seconded the motion. 
 
On a voice vote, Chairman Wigodner declared that the motion passed unanimously. 
  
4. Discussion and Consideration Regarding the Affordable Rental Period for CPAH’s Pilot 

Rental Program 
 
The Commissioners discussed the staff memo regarding the affordable rental period for 
Community Partners for Affordable Housing’s (CPAH) pilot rental program.  Staff 
recommended permitting CPAH to establish the affordable rental period as fifteen years rather 
than twenty-five years in order to:  
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• match the affordability period that the Lake County grant stipulates, which would make 
administration easier and  

• to permit CPAH the flexibility to sell the unit as an affordable unit after fifteen years, 
which then would remain affordable in perpetuity.    

 
Mr. Anthony, Executive Director of CPAH, answered questions. 
 
After discussion, Chairman Wigodner entertained a motion to establish the affordable rental 
period at fifteen years for CPAH’s pilot rental program.  Commissioner Naftzger moved 
approval of establishing the affordable rental period at fifteen years for CPAH’s pilot rental 
program.  Commissioner Barber seconded the motion. 
 
On a voice vote, Chairman Wigodner declared that the motion passed unanimously. 
 
5. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
Management Report 
 
The Management Report was in the packet.  
 
Property Operations Report 
 
Treasurer Barber reviewed highlights of the financial reports.     
 
Update on Peers window replacement and air conditioning project 
Commissioners Wigodner and Adler requested that Evergreen staff obtain more information on 
alternative placements of the window air conditioning units on the second and third floors, either 
inside the bay or through the bedroom walls.   
 
Reminder regarding Commission representatives at January 2013 luncheons at Peers and Walnut 
Place  
Commissioners Wigodner and Kaltman plan to attend the Peers luncheon on January 23rd, and 
Commissioner Naftzger said that she would attend the one at Walnut on January 17th.   
 
Sunset Woods: 
Discussion regarding rental restrictions  
The subject of rental restrictions stemmed from Commissioner Meek’s summary of the 
discussion that occurred at the November Sunset Woods Condominium Board Meeting regarding 
interest in revising the condominium declaration to permit owners to rent their units. Although 
the sentiment among people attending the Board Meeting was mostly negative to this idea, a 
number of heirs are in favor of it.  The Condominium Association members agreed to engage 
attorney John Bickley, who specializes in condominium law, to prepare a memo outlining the 
options and the process for revising the condominium declaration as a first step for a more 
extended discussion.  In response to Commissioner Meek’s report, the Commissioners directed 
Planner M. Smith to investigate whether any of the original funding agreements would prohibit 
such a change to the condominium declaration and what the rules are for Federal Housing 
Administration (FHA) insured mortgages. 
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Planner M. Smith reported that she contacted staff at the Illinois Housing Development 
Authority (IHDA) and the Federal Housing Administration.  IHDA staff attorney Art Murphy 
said that he would prepare an answer by the end of January about any IHDA restrictions that 
would prohibit permitting owners to rent their units. He raised two initial concerns. While the 
original IHDA construction loan was retired, IHDA staff would expect to be informed of any 
revisions to the condo declaration that would change the original project intent.  Secondly, the 
owners of the seventeen condos that have IHDA second mortgage would need to seek IHDA 
permission to amend the IHDA mortgages to permit renting.   
 
On the subject of revisions to the condominium declaration, Mr. Murphy suggested that the 
condominium association may wish to consider revising the age limit to 55 and over to expand 
the pool of potential buyers.  IHDA staff permitted a rental development to make this change 
when the developer was not able to fill all the rentals with people aged 62 and over.   
 
With regard to the requirements for FHA approved status, the prohibition against renting in the 
condominium declaration is a barrier to obtaining it again and presents a problem now.  FHA 
Administrator Joanne Kuczma informed Planner M. Smith that the one year waiver, which 
permitted condominium associations to bar renting from March 2011 to March 2012, ended and 
will not be renewed.  Moreover, she said that it did not apply to Sunset Woods, because it did not 
apply to prohibitions in the condominium declaration.   U.S. Housing and Urban Development 
staff was wrong to grant FHA approved status to Sunset Woods, and she may revoke it after 
reviewing the information submitted.  Planner M. Smith observed that this would be unfortunate 
for Sunset Woods given that FHA insured mortgages are such a substantial part of the mortgage 
market and that these are the mortgages intended for low and moderate-income households, 
especially because they permit a smaller down payment.   
 
Other Sunset Woods Items 
There were no other Sunset Woods items.  
 
6. Discussion and Consideration of Revisions to the Inclusionary Housing Ordinance 
 
The Commissioners decided to postpone this item until the February 6th Meeting in order to have 
more time to consider the issues.   
 
7. Discussion and Consideration of a Recommendation to City Council to Support State 

Enabling Legislation for a Lake County Affordable Housing Trust Fund 
 
The Commissioners decided to postpone this item until the February 6th Meeting.   
 
EXECUTIVE SESSION  
There was no Executive Session. 
 
OTHER BUSINESS 
There was no Other Business. 
 
ADJOURNMENT 
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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 8:55 p.m. 
 
Submitted respectfully: 
 
Mary Cele Smith 
Housing Planner 
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MINUTES OF A REGULAR MEETING OF THE 
HOUSING COMMISSION OF THE CITY OF HIGHLAND PARK, ILLINOIS 

 
 
MEETING DATE:  Wednesday February 6, 2013 
 
MEETING LOCATION: Pre-Session Conference Room, City Hall,  
    1707 St. Johns Avenue, Highland Park, IL  
CALL TO ORDER 
 
At 6:35 p.m., Chair Jami Sharfman 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, Barber, Kaltman, Meek, Sharfman, and Wigodner 
           
Commissioners Absent:   Naftzger     
 
Student Representatives Present: Gordon and Gerber 
 
Chair Sharfman declared that a quorum was present.  
 
Council Liaison Present:    Blumberg  
 
Staff Liaison Present:    Planners M. Smith and 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 
 
Special Meeting of the Housing Commission – January 16, 2012  
The Commissioners decided to postpone consideration of the Minutes until February 6th Regular 
Meeting, because Planner M. Smith had revised the draft that she sent earlier, and the 
Commissioners needed time to review the new draft.   
 
SCHEDULED BUSINESS 
 
1. Items for Omnibus Vote Consideration  

Payment of Invoices 
Mason, Wenk & Berman L.L.C. for Invoice #36345 for legal services for Sunset Woods for 
$600.00 
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The Commissioners unanimously consented to take a single vote by yeas and nays on an item 
under the designation “omnibus vote –payment of invoice.”  Planner M. Smith submitted invoice 
#36345 from Mason, Wenk & Berman L.L.C. that came in after the Commission packet went 
out.  
 
Chair Sharfman entertained a motion to approve payment to Mason, Wenk & Berman L.L.C. for 
Invoice #36345 for legal services for Sunset Woods for $600.00.  Commissioner Wigodner 
moved approval of the payment to Mason, Wenk & Berman L.L.C. for Invoice #36345 for legal 
services for Sunset Woods for $600.00.   Commissioner Adler seconded the motion.    
 
Commissioner Kaltman recused herself from voting. 
 
On a voice vote, Chair Sharfman declared that the motion passed. 
  
2. Discussion of Request from HP Zelp, L.L.C. regarding Inclusionary Housing Fee-in-Lieu 

Payment 
This item was withdrawn, because the developer did not submit the request yet.  Commissioner 
Meek disclosed that he is providing legal services for this project.  He will recuse himself from 
the discussion when the request comes in. 
 
3. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
Management Report 
The Management Report was in the packet.  
 
Property Operations Report 
Treasurer Barber reviewed highlights of the financial reports and asked staff to contact Ms. Polly 
Kuehl, Senior Vice President, Evergreen Real Estate Services, regarding information about the 
two checks that had not been cashed for Ravinia Housing.     
 
Discussion and Consideration of Resolution to add Evergreen Signatory 
After a brief discussion, Chair Sharfman entertained a motion to add Evergreen’s new Chief 
Financial Officer Thomas Koranda as a signatory to the Peers, Ravinia, and Walnut Housing 
Association accounts at Highland Park Bank that Evergreen manages.  Commissioner Wigodner 
moved approval of the Highland Park Bank resolution adding Thomas Koranda as a signatory to 
the Peers, Ravinia, and Walnut Housing Association accounts at Highland Park Bank that 
Evergreen manages.  Commissioner Barber seconded the motion.   
 
On a voice vote, Chair Sharfman declared that the motion passed unanimously. 
 
Update on Peers window replacement and air conditioning project 
Commissioner Wigodner reported that the Buildings and Grounds Working Group 
(Commissioner Adler and himself) will meet with Evergreen and City staff to discuss some 
remaining questions about the project.    
 
 
Report on January 2013 luncheons at Peers and Walnut Place  
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Commissioners Wigodner and Kaltman attended the Peers resident luncheon on January 23rd, 
and Commissioner Naftzger attended the one at Walnut on January 17th.  Commissioner 
Wigodner reported that residents made a number of comments on the physical conditions at the 
building, including the need for additional ventilation in the east and west stairwells and 
problems with the elevator controls.  He requested that City staff ask Evergreen staff about the 
plans for the stairwell windows in the overall window replacement project and the functioning of 
the elevator controls.   He observed that residents’ comments provided some lessons for future 
senior development, including the need for adequate outdoor space, individual heat controls, and 
accessibility.  Planner L. Smith noted that the Sunset Woods development incorporated these 
elements.  Commissioner Wigodner also asked City staff to check with Evergreen staff regarding 
the value of making some additional units accessible when turnover occurs.   
 
Planner M. Smith reported on the luncheon at Walnut Place in Commissioner Naftzger’s 
absence.  Residents were very positive and offered some suggestions for some improvements at 
the building, such as refinishing the outer doors to the apartments and some hallway carpet 
replacement.  Ms. Polly Kuehl examined the hallway carpeting and agreed that an area needs to 
be replaced and also agreed to refinishing the doors. 
 
Sunset Woods: 
Discussion regarding rental restrictions  
Planner M. Smith discussed the two chief reasons that the Sunset Woods condominium owners 
may wish to consider regarding revising the condominium declaration to permit some number of 
unit owners to rent their units.  First, removing the prohibition against renting would provide 
some flexibility for heirs.  Second, the prohibition against renting in the condominium 
declaration is a barrier to retaining Federal Housing Administration (FHA) approved status.  
Losing FHA approved status would be a significant detriment to Sunset Woods given that FHA 
insured mortgages are such a substantial part of the mortgage market and that these are the 
mortgages intended for low and moderate-income households, especially because they permit a 
smaller down payment.  The Commissioners said that they did not want to take a formal position 
on whether to revise the condominium declaration at this time; they prefer to let the other owners 
take the lead.  Planner M. Smith pointed out that Section 13.12 Special Amendment of the condo 
declaration empowers the Housing Commission to record a special amendment in order to 
comply with federal housing policies, such as those of the FHA.  The Commissioners said that 
they would rather not use this power unless doing so would save the condominium association 
and the owners’ time and expense.  They concurred that Commissioner Meek should continue to 
educate his fellow condominium board members and the other owners on the FHA issue and 
authorized Planner M. Smith to continue to pursue information from FHA and the Illinois 
Housing Development Authority, who holds second mortgages on seventeen condos.     
 
Report regarding February 4th SW Condominium Association Meeting 
Planner M. Smith attended the Meeting, because Commissioner Meek was not able to.  She met 
with the renters before the Condominium Meeting.  The Condominium Board announced a pet 
rule change to increase the permitted weight to 45 pounds.  Planner Smith discussed the FHA 
issue regarding the rental prohibition in the condominium declaration.   A number of owners 
seemed open to consider revising the condominium declaration given that the building will lose 
its FHA approved status if they do not do so.    
 
Other Sunset Woods Items 

14



Draft 
    

HP HC February 6, 2013  

4 

There were no other Sunset Woods items.  
 
4. Discussion and Consideration of Revisions to the Inclusionary Housing Ordinance 
 
Commissioner Meek again disclosed that he is representing a developer who plans to request a 
reduction in the inclusionary housing fee-in-lieu payment for a single family development and 
said that he would recuse himself if there was any discussion of this aspect of the ordinance.  The 
Commissioners and staff said that it was unlikely to come up because the revisions under 
consideration pertain to multifamily developments, which do not have the option to pay a fee-in-
lieu.  Commissioner Meek attended the discussion.       
 
Chair Sharfman led the discussion, explaining that the need to consider revisions to the 
Inclusionary Housing Ordinance emerged from the discussions regarding recommendations for a 
Condominium Conversion Ordinance.  The Commissioners reviewed the Ordinance and 
concurred about: 

• Revising the Ordinance to require that 10 percent of units in condo conversions between 
5 and 19 units are affordable and retaining the 20 percent requirement for new condo and 
rental developments; 

• Adding quality assurance requirements: 
o Energy-efficiency audits paid for from the Affordable Housing Trust Fund, 
o Energy-efficiency improvements that an audit reveals to be paid for by the 

developer, 
o Building department inspections of the affordable housing units, 
o Warranties from the developer, and 
o Escrow from the developer to secure the warranties.  The exact amount of the 

escrow is under consideration, perhaps 2% of the value of the individual 
affordable housing unit. 

 
The Commissioners had some suggestions for specific language regarding the quality assurance 
requirements and directed staff to ask corporation counsel for guidance on the definition of 
warranties.   
 
Among the items that the Commissioners identified for additional discussion at the March 
Housing Commission Meeting is the question of whether to permit developers to pay the fee-in-
lieu for condominium conversions.   Commissioner Adler expressed support for extending the 
fee-in-lieu provision to all multifamily developments.   The Commissioners agreed to continue 
the discussion on revisions to the Inclusionary Housing Ordinance at the March 6th Meeting. 
 
5. Discussion and Consideration of a Recommendation to City Council to Support State 

Enabling Legislation for a Lake County Affordable Housing Trust Fund 
 
The Commissioners briefly discussed the County’s proposal for a Lake County Affordable 
Housing Trust Fund and their previous support for the enabling legislation.  Last year, the 
Housing Commission sent a recommendation in support of the legislation to City Council, and 
City Council adopted it.  While no legislation has been introduced yet this year, Planner L. Smith 
said that it is likely that the proposed fee on real estate documents would be reduced from $5, as 
proposed last year, to $3.  The purpose of preparing a recommendation to City Council now is to 
be ready to support the legislation once it is introduced and if the City Council supports it again.   
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Chair Sharfman entertained a motion to send a recommendation to City Council requesting the 
City’s support for the state enabling legislation for a Lake County Affordable Housing Trust 
Fund.   Commissioner Barber moved approval of a recommendation to City Council in support 
of state enabling legislation for a Lake County Affordable Housing Trust Fund.  Commissioner 
Meek seconded the motion. 
 
On a voice vote, Chair Sharfman declared that the motion passed unanimously. 
 
6. Update on Demolition Tax Recommendation to City Council 
  
There is no date set yet on the City Council Agenda for consideration of the Housing 
Commission’s recommendation regarding the Demolition Tax.  Planner L. Smith mentioned the 
January letter from the North Shore Barrington Association of Realtors (NSBAR) to Highland 
Park homeowners.  Councilman Blumberg said that he received 30 emails from residents in 
response to the NSBAR letter.  
 
7. Discussion regarding Lake County Strategic Plan Community Forums  
 
The Commissioners expressed interest in attending the Lake County Strategic Plan Community 
Forums.  Unfortunately, the closest one is the same evening as the March Housing Commission 
Meeting.  Commissioner Wigodner said that he would be willing to attend it if the Housing 
Commission had a quorum.  The Commissioners asked Planner M. Smith to find out whether 
any Community Partners for Affordable Housing members were planning to attend this Forum.   
 
EXECUTIVE SESSION  
There was no Executive Session. 
 
OTHER BUSINESS 
Planner L. Smith reminded the Commissioners about the invitation to the Lake County 
Affordable Housing Commission’s Awards Breakfast on February 22nd honoring Anne Bassi for 
her tireless support of affordable housing.   
 
Planner M. Smith asked the Commissioners whether they would like to receive the Housing 
Commission staff list, which includes home phone numbers.  They agreed that it would be fine to 
distribute it among themselves.  Planner Smith said that she would check with Commissioner 
Naftzger before emailing the contact list to them. 
 
ADJOURNMENT 
 
Chair Sharfman entertained a motion to adjourn the meeting.  Commissioner Wigodner moved to 
adjourn.  Commissioner Meek seconded the motion.  
 
On a voice vote, Chair Sharfman declared that the motion passed unanimously. 
 
The Housing Commission adjourned its meeting at 9:07 p.m. 
 
Submitted respectfully: 
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Mary Cele Smith 
Housing Planner 
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MEMORANDUM 
 
 
To:  Chair Sharfman and Housing Commissioners 
 
From:   Mary Cele Smith, Housing Planner 
 
Date:    March 1, 2013 
 
Re:      Consideration of Request from HP Zelp, L.L. C. regarding Inclusionary Housing 
Fee-in-Lieu Payment 
 
Attached is the email request from HP Zelp.  Last month, Planners L. and M. Smith met with Mr. 
Goldman to discuss information that the developers should submit when making their request to 
the Housing Commission.  Staff suggested that Mr. Goldman contact Rob Anthony, Executive 
Director, Community Partners for Affordable Housing (CPAH), about the amount of subsidy that 
CPAH needs from the Affordable Housing Trust Fund for the creation of an affordable housing 
unit.  Part of the rationale for establishing the amount of the fee-in-lieu was an analysis of the 
amount of subsidy needed for the development of an affordable home.   In addition to requesting 
this information, Planner L. Smith suggested that Mr. Goldman talk to Mr. Anthony about the 
possibility of obtaining a tax credit for providing an affordable unit off-site from the 
development. 
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Request from HP Zelp, L.L. C. regarding Inclusionary Housing Fee-in-Lieu Payment 
 
Email 
From: David Goldman [mailto:david@rbisandz.com]  
Sent: Thursday, February 28, 2013 12:32 PM 
To: Smith, Lee 
Cc: Nicholas Patera; Richard Zisook; Ryan Goldstein 
Subject: Grange Woods - Updates for Housing Commission and Plan Commission 
 
Lee, 
 
Following up on our conversations regarding Grange Woods, I have the following information for your 
consideration. 
 
As discussed, we have done some research into the state of the local market conditions and the costs of 
providing affordable housing units. We have also had discussions with your office regarding the 
methodology of determining the fee-in-lieu option. I have also spoken with Rob Anthony, Executive 
Director at CPAH on the matter. Based on our analysis, we believe that the fee-in-lieu payment should 
be in the range of $100-125,000 at the current time, more closely reflecting the actual cost to the trust 
of providing the incremental amount to provide an affordable unit. We propose that the fee be reduced 
to $115,000. 
 
Additionally, we also feel that the intent of the regulation being to provide housing units, we also 
propose that we retain the option to provide an appropriate housing unit (determined jointly by us and 
the trust) by transferring such a property to the trust for their use in providing an affordable unit. We 
would maintain this option until the earlier date either (a) a suitable unit is transferred to the trust, or 
(b) final approval of our PUD, at which time we would pay the $115,000 fee-in-lieu as discussed. 
 
Regarding the status of our Plan Commission hearing, we are encouraged by the response of City 
Engineering Staff to our designs. It is my understanding that they have approved our designs regarding 
conveyance of storm water. We remain opposed to the request to include construction of a new curb 
along the West side of Grange and also to the construction of a new sidewalk on the West side of 
Grange. Our design does not support the construction of the curb and we have concerns that it will have 
a negative impact on both the performance and aesthetics of the design. Furthermore, based on the 
feedback we have received from neighbors (some of which have contacted you directly) we believe the 
curb and sidewalk are inappropriate for this location. 
 
We look forward to resolution on these matters at Plan Commission and Housing Commission hearings 
next week and also to full approval by City Council shortly thereafter. 
 
Thank you again for your time and efforts on these matters.  
 
Please do not hesitate to contact me with any questions. 
 
David Goldman 
RBI  SANDZ 
2001 N. Halsted St. 
Chicago, IL 60614 
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Highland Park Housing Commission

Reserve Balances
Date: 1/31/2013

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

Checking (Property) 6,623 10,758 98,012 23,473

Security Deposit 20,828 21,037 7,158 10,492

Replacement Reserve 141,767 165,237 605,817 0

Residual Receipts 31,875 27,095 0 0

Operating Reserve 0 0 246,702 9,107
(Construction Escrow)

Association Money 104,510 81,881 128,280
Market Checking

Association Small 12,893 20,062
Business Checking

Association Receivable/(Liability) -258,832
1)  Due from Hsg. Trst. Fd 277 GB 7,492 Total
2)  Due from Hsg. Trst Fd. Emerg. 689 A/R
3)  Due from Sunset Woods 258,832 267,014

Association CDs Maturity
CD #1 7/7/2013 505,152
CD #2 4/7/2013 505,700

Association MaxSafe 1,112,495
Money Market

TOTAL 2,604,346 328,637 1,039,570 -67,418
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*Net income after deducting program costs and expenditures/obligations.

Breakdown of Housing Trust Fund:

Beginning Balance 01/01/2010

2010 Revenue Demolition Tax
Demolition Permit
Interest
Contributions/Donations/Other
Proceeds of Ceding Volume Cap
Annual Revenue to-date 2010

2010 Program Costs 

Ending Balance

Pending Obligations:

Emergency Housing Setaside
Legal Fees
Total Pending Obligations

Estimated Net Housing Trust Fund
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MEMORANDUM 
 
 
To: Chair Sharfman and Housing Commissioners 
 
From:   Lee Smith, Senior Planner 
 
Date:    March 1, 2013 
 
Re:      Discussion of Demolition Tax 
 
Enclosed you will find a letter with attachments from Paul Diambri to Mayor Rotering. Prior to 
the Commission meeting you will receive a staff memorandum to the City Manager pertaining to 
the Housing Commission’s recommendation and a letter from Chair Sharfman with a Demolition 
Tax Fact Sheet. The fact sheet was prepared to further educate the City Council on the 
background, purpose and policy underlying the Demolition Tax.   
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Agenda Item 5 
MEMORANDUM 
 
Date: November 28, 2012 
 
To: Housing Commissioners  
 
From: Mary Cele Smith, Housing Planner 
 
RE: Consideration of Revisions to Inclusionary Housing Ordinance  
 
The need to revise the Inclusionary Housing Ordinance emerged from the discussions 
regarding the recommendations for a Condominium Conversion Ordinance.  The revisions 
now under discussion fall into the following categories: 

• Reducing the affordable unit percentage to ten percent for condominium conversions 
with no more than nineteen units.  The rationale is the recognition that in a simple 
conversion, a developer would not be able to avail themselves of the density bonus.  
Previous Commission discussion included the suggestion to apply this reduced 
standard to rental projects and possibly new condo developments as well.  It is not 
clear, however, that it is any more difficult for new multifamily projects to obtain the 
density bonus compared to single family developments.  

• Permitting developers of condo conversions to pay the fee-in-lieu.  Again, the 
previous discussions included the idea of permitting this for rental projects and 
perhaps new condo developments.  The argument against extending the fee in lieu to 
all covered multifamily developments under twenty units is that it is contrary to the 
“intent and preference of this Article …for the provision of permanently affordable 
housing units constructed on-site and privately produced, owned, and managed.” 
(Section 150.2100 Policy, page 2)   

• Establishing additional provisions for quality assurance for the affordable housing 
units: 

o Energy-efficiency audits.  One of the questions that emerged from the 
discussion was who should pay for these: should the developer be expected to 
bear the cost or should the Housing Commission provide the funds? 

o Developer warranties for major mechanical systems and appliances for 1 
year from the transfer of title. 

o Escrow of one percent of the sales price of each affordable housing unit to 
cover warranties. 

o Building inspections to insure that the affordable housing units meet City 
Code and the requirements of the Inclusionary Housing Ordinance. 

One question I have about these requirements, if recommended, is whether they 
should apply only to the initial sale.  City policy is that there are no required building 
inspections for the resale of existing market-rate housing. 
 

Attached is a red-lined copy of the Inclusionary Housing Ordinance incorporating these draft 
revisions along with staff comments and questions.   

56



 150-XXI 1 
 

ARTICLE XXI.  INCLUSIONARY HOUSING 

SECTION 
 
150.2100 Policy 
150.2101 Covered Development Projects 
150.2102 Percentage of Affordable Housing Units Required (with amendments) 
150.2103 Application and Inclusionary Housing Plan 
150.2104 Development Agreement and Other Documents (with amendments) 
150.2105 Development Cost Off-Sets 
150.2106 Density Bonuses 
150.2107 Integration of Affordable Housing Units 
XXXX  Quality Assurance for Affordable Housing Units  
150.2108 Alternative to On-Site Affordable Housing Units 
150.2109 Target Income Levels for Affordable Housing Units 
150.2110 Eligibility of Households 
150.2111 Marketing of the Affordable Housing Units 
150.2112 Period of Affordability 
150.2113 Affordability Controls 
150.2114 Departures from Requirements 
150.2115 Administrative Guidelines 
 
Sec. 150.2100 Policy. 

The purpose of this Article is to promote the public health, safety, and 
welfare by promoting housing of high quality located in neighborhoods throughout 
the community for households of all income levels, ages and sizes in order to meet 
the City's goal of preserving and promoting a culturally and economically diverse 
population in the City.  Based upon the review and consideration of reports and 
analyses of the housing situation in the City, it is apparent that the diversity of the 
City's housing stock has declined as a result of increasing property values and 
housing costs and a reduction in the availability of affordable housing; that 
demolition of certain existing dwellings has led to a reduction in the diversity of the 
City's housing stock and affordable housing opportunities, and that subsequent 
redevelopment has in many cases contributed to property value increases that 
further the difficulty of providing affordable housing in the City; and that, with the 
exception of housing developed in partnership with the City or its Housing 
Commission, the privately developed new residential housing that is being built in 
the City generally is not affordable to low- and moderate-income households.  The 
City recognizes the need to provide affordable housing to low- and moderate-income 
households in order to maintain a diverse population and to provide housing for 
those who live or work in the City.  Without intervention, the trend toward 
increasing housing prices will result in an inadequate supply of affordable housing 
for City residents and local employees, which will have a negative impact upon the 
ability of local employers to maintain an adequate local work force and will 
otherwise be detrimental to the public health, safety, and welfare of the City and its 
residents.  Since the remaining land appropriate for new residential development 
within the City is limited, it is essential that a reasonable proportion of such land be 
developed into housing units affordable to low- and moderate-income households and 
working families. 
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While this Article provides specific alternatives to the production of on-site 
affordable housing units, the intent and preference of this Article is for the provision 
of permanently affordable housing units constructed on-site and privately produced, 
owned, and managed. 

The provisions of this Article may be supplemented by a set of Administrative 
Guidelines adopted pursuant to Section 150.2115 of this Article.  (Ord. 16-09, J. 35, 
p. 32-48, passed 2/9/09) 

Sec. 150.2101  Covered Development Projects. 
(A) General.  The provisions of this Article shall apply to all developments 

that result in or contain five or more residential dwelling units.  The types of 
development subject to the provisions of this Article include, but are not limited to, 
the following: 

(1) A development that is new residential construction or new 
mixed-use construction with a residential component. 

(2) A development that is the renovation or reconstruction of an 
existing multiple family residential structure that increases the number of 
residential units from the number of units in the original structure. 

(3) A development that will change the use of an existing building 
from non-residential to residential or that will change the type of residential use.  
(Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

(4) A development that includes the conversion of rental property 
to private ownership of individual housing units.  (Ord. 16-09, J. 35, p. 32-48, 
passed 2/9/09) 

 (B) Development on Multiple Parcels.  For purposes of this Article, a 
development that occurs on adjacent parcels under common ownership shall be 
considered one development.  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 
 
Sec. 150.2102  Percentage of Affordable Housing Units Required. 

(A) General Requirement.  Except as otherwise specifically provided in 
Subsection (C) below and Section 150.2108 of this Article and in developments that 
include the conversion of rental property to private ownership of individual housing 
units, 20 percent of the total number of residential units within any covered 
development shall be affordable housing units and shall be located on the site of the 
covered development.  For developments that include the conversion of rental 
property to private ownership of individual housing units and that have no more 
than nineteen units, 10 percent of the total number of residential units shall be 
affordable housing units and shall be located on the site of the covered development.  
[Question:  does the Housing Commission wish to add rental developments or new 
condo projects to this exception? It should be noted that new developments might be 
better able to incorporate density bonuses available as mitigation for the provision of 
affordable units.]     

Formatted: Highlight
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(B) Calculation.  To calculate the number of affordable housing units 
required in a covered development, the total number of proposed units shall be 
multiplied by 20 20 percent with the exception of a development that includes the 
conversion of rental property to private ownership with no more than nineteen 
units.  For this exception, the total number of proposed shall be multiplied by 10 
percent. .  If the product includes a fraction, a fraction of .5 or more shall be rounded 
up, and a fraction of less than .5 shall be rounded down. 

(C) Cash Payment In-Lieu of Housing Units. 

 (1) General Applicability.  The applicant may make a cash 
payment in lieu of constructing some or all of the required affordable housing units 
if, and only if, the covered development is a single-family detached development that 
has no more than nineteen units. {Note:  This language assumes that permitting the 
fee-in-lieu would apply to rental projects and new condos as well as condo 
conversions. Staff realizes that this remains a matter for discussion.] 

 (2) Amount and Use of Cash in Lieu.  The per unit payment 
amount shall be determined by the City Council and set forth in the City's annual 
fee resolution.  The per unit amount shall be based on an estimate of the cost of 
providing an affordable housing unit and shall be reviewed and modified periodically 
by the City Council.  All cash payments received pursuant to this Article shall be 
deposited directly into the Affordable Housing Trust Fund for purposes authorized 
under Section 33.1133 of this Code.  [Note:  there was some discussion about setting 
a lower cash in lieu for condo conversions and rental developments. If that is the 
Commission’s recommendation, it will require some thought regarding how to do 
this.  Simply applying a percent (such as 75 or 50) to lower the fee could result in 
very low cash payments that are not reflective of market conditions if the City 
Council were to lower the cash in lieu payment overall  Moreover, if the payment in 
lieu is calculated on 10% of the units in condo conversions with fewer than nineteen 
units, this may be a sufficient reduction.]  

 (3) Calculation.  For purposes of determining the total in lieu 
payment amount, the per unit amount established by the City pursuant to 
Paragraph (C)(2) of this Section shall be multiplied by 20 percent of the number of 
units proposed in the covered development.  For purposes of such calculation, if 20 
percent of the number of proposed units results in a fraction, the fraction shall not 
be rounded up or down.  If the cash payment is in lieu of providing one or more but 
not all of the required units, the calculation shall be prorated as appropriate.  
[Question:  does the Commission wish to change the cash payment in lieu formula 
for condo conversions and rental developments (and possibly new condo 
developments) to 10%, mirroring the ten percent unit obligation for developments 
that have no more than nineteen units?]  

Sec. 150.2103  Application and Inclusionary Housing Plan. 
 (A) Application.  For all covered development projects, the Applicant shall 
file an application for approval thereof on a form provided and required by the City.  
The application shall require, and the Applicant shall provide, among other things, 
general information about the nature and scope of the covered development, as well 
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as such other documents and information as the Director of the City’s Department of 
Community Development, or his or her designee (“Director”), may require.  The 
Director shall also have the authority to require, as part of the application 
submittal, such portions of the inclusionary housing plan required under Subsection 
(B) of this Section as the Director shall deem necessary to properly evaluate the 
proposed covered development under the requirements and provisions of this Article. 

(B) Inclusionary Housing Plan.  As part of the approval of a covered 
development project, the Applicant shall present to the Housing Commission and 
the City Council an inclusionary housing plan that outlines and specifies the covered 
development's compliance with each of the applicable requirements of this Article, in 
accordance with the following:  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

(1) Required Submittals for Inclusionary Housing Plan.  The plan 
shall specifically contain, at a minimum, the following information regarding the 
covered development project; 

 (a) Preliminary Plan. 

   (i) A general description of the development, 
including whether the development will contain rental units or individually owned 
units, or both; 

   (ii) The total number of market rate units and 
affordable units in the development; 

   (iii) The total number of attached and detached 
residential units; (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

(iv) The number of bedrooms in each market rate 
unit and each affordable unit; 

(v) The square footage of each market rate unit and 
each affordable unit; 

   (vi) The location within any multiple-family 
residential structure and any single-family residential development of each market 
rate unit and each affordable unit. 

   (vii) Floor plans for each affordable unit; (Ord. 16-09, 
J. 35, p. 32-48, passed 2/9/09) 

   (viii) The amenities that will be provided to and 
within each market rate unit and affordable unit; and  (Ord. 16-09, J. 35, p. 32-48, 
passed 2/9/09) 

   (ix) The pricing for each market rate unit and each 
affordable housing unit. 

(b) Final Plan. 
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(i) All of the information required for the 
preliminary Inclusionary Housing Plan pursuant to Section 150.2103(B)(1)(a) of this 
Article; (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

    (ii) The phasing and construction schedule for each 
market rate unit and each affordable unit; 

   (iii) Documentation and plans regarding the exterior 
and interior appearances, materials, and finishes of the development and each of its 
individual units; 

   (iv) A description of the marketing plan that the 
applicant proposes to utilize and implement to promote the sale or rental of the 
affordable units within the development; and 

    (v) A description of the specific efforts that the 
applicant will undertake to provide affordable housing units to households pursuant 
to the priorities set forth in Section 150.2110 of this Article.      
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  (2) Review Procedure. 

   (a) Preliminary Plan. 

    (i) Housing Commission Review.  Within 60 days 
after the filing of a complete preliminary Inclusionary Housing Plan, the Housing 
Commission shall review the Inclusionary Housing Plan, and shall recommend 
either the approval (with or without modifications) or the rejection of the 
Inclusionary Housing Plan.  The Housing Commission shall transmit its findings of 
fact and recommendation to the City Council.  The failure of the Housing 
Commission to provide a recommendation within such 60 day period, or such further 
time to which the applicant may, in writing, agree, shall be deemed a 
recommendation against the approval of the Inclusionary Housing Plan.  (Ord. 16-
09, J. 35, p. 32-48, passed 2/9/09) 

    (ii) City Council Consideration. 

     (A) Upon receipt of the Housing Commission 
recommendation pursuant to Section 150.2103(B)(2)(a)(i) of this Article, the City 
Council may, by resolution duly adopted, approve or reject the Preliminary 
Inclusionary Housing Plan.  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

     (B) Approval of the preliminary Inclusionary 
Housing Plan by the City Council shall neither:  (1) be deemed or interpreted as 
obligating the City Council to approve a final Inclusionary Housing Plan; nor (2) vest 
any right to the applicant other than the right to submit a final Inclusionary 
Housing Plan for the proposed Covered Development Project.  (Ord. 16-09, J. 35, p. 
32-48, passed 2/9/09) 

   (b) Final Plan. 

    (i) Housing Commission Review.  Within 60 days 
after the filing of a complete final Inclusionary Housing Plan, the Housing 
Commission shall review the Inclusionary Housing Plan, and shall recommend 
either the approval (with or without modifications) or the rejection of the 
Inclusionary Housing Plan.  The Housing Commission shall transmit its findings of 
fact and recommendation to the City Council.  The failure of the Housing 
Commission to provide a recommendation within such 60 day period, or such further 
time to which the applicant may, in writing, agree, shall be deemed a 
recommendation against the approval of the Inclusionary Housing Plan.  (Ord. 16-
09, J. 35, p. 32-48, passed 2/9/09) 

    (ii) City Council Consideration.  Upon receipt of the 
Housing Commission recommendation pursuant to Section 150.2103(B)(2)(b)(i) of 
this Article, the City Council may, by ordinance duly adopted, approve or reject the 
Inclusionary Housing Plan.  Any ordinance approving a final Inclusionary Housing 
Plan shall include, without limitation, the following:  (Ord. 16-09, J. 35, p. 32-48, 
passed 2/9/09) 
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     (A) All standards, conditions, or restrictions 
deemed necessary or applicable by the City Council to effectuate the proposed 
development and protect the public interest, health, safety and welfare; and  (Ord. 
16-09, J. 35, p. 32-48, passed 2/9/09) 

     (B) A provisions requiring the execution and 
recordation by the applicant of a development agreement, as required pursuant to 
Section 150.2104 of this Article.  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

   (c) Concurrent Review of Preliminary and Final Plans.  
Notwithstanding any provision of this Article to the contrary, the Housing 
Commission and City Council shall review the preliminary and final Inclusionary 
Housing Plans concurrently for all Covered Development Projects that are not 
Planned Developments, pursuant to the final Inclusionary Housing Plan review 
procedure set forth in Section 150.2103(B)(2)(b) of this Article.  (Ord. 16-09, J. 35, 
p. 32-48, passed 2/9/09) 

  (3) Standards of Review.  The Housing Commission shall not 
recommend the approval of a preliminary or final Inclusionary Housing Plan, and 
the City Council shall not approve a preliminary or final Inclusionary Housing Plan, 
except upon making the following findings:  (Ord. 16-09, J. 35, p. 32-48, passed 
2/9/09) 

   (a) That the applicant has demonstrated that the proposed 
affordable housing units are designed to accommodate the needs of the target 
households; (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

   (b) That the location, floor plan, fixtures and finishes, and 
amenities of each proposed affordable housing unit satisfy the applicable provisions 
of this Article and are suitable for the needs of the target households; (Ord. 16-09, 
J. 35, p. 32-48, passed 2/9/09) 

   (c) That each affordable housing unit is designed to 
accommodate family living needs for common space and dining areas; and (Ord. 16-
09, J. 35, p. 32-48, passed 2/9/09) 

   (d) That the proposed affordable housing units, and the 
development as a whole, conform to the applicable standards and requirements of 
this Chapter.  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

Sec. 150.2104  Development Agreement and Other Documents. 
Prior to issuance of a building permit for any covered development, the 

applicant shall have entered into a development agreement with the City regarding 
the specific requirements and restrictions regarding affordable housing and the 
covered development.  The applicant shall execute any and all documents deemed 
necessary by the City, including without limitation, restrictive covenants and other 
related instruments, to ensure the continued affordability of the affordable housing 
units in accordance with this Article.  The development agreement shall set forth the 
commitments and obligations of the City and the applicant and shall incorporate, 
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among other things, the inclusionary housing plan and quality assurance 
requirements.  The development agreement shall also contain the agreements and 
decisions regarding the applicability of any one or more of the alternatives to the 
provision of on-site affordable housing units as set forth in Section 150.2108 of this 
Article. 

Sec. 150.2105  Development Cost Off-Sets. 
An applicant that fully complies with the requirements of this Article shall, 

upon written request, receive from the City, with regard to the affordable housing 
units in the covered development, a waiver of all of the otherwise applicable 
application fees, building permit fees, plan review fees, inspection fees, sewer and 
water tap-on fees, demolition permit fees, the demolition tax, and such other 
development fees and costs which may be imposed by the City; provided, however, 
that this waiver shall not apply to third-party legal, engineering, and other 
consulting or administrative fees, costs, and expenses incurred or accrued by the 
City in connection with the review and processing of plans for the covered 
development.  The waiver of fees and costs under this Section shall only apply to the 
affordable units.  All applicable fees and costs under this Code shall apply to all 
market rate units.  To the extent that there are impact fees attributable to the 
affordable housing units, those impact fees shall be paid from funds in the 
Affordable Housing Trust Fund. (Ord. 45-07, J. 33, p. 251-253, passed 6/11/07) 

Sec. 150.2106 Density Bonuses. 
(A) Bonus Units for Affordable Housing Provided.  For all covered 

developments under this Article, a density bonus shall be provided equal to one 
market rate unit for each affordable housing unit that is required and provided 
under this Article.  The density bonus set forth in this Section 150.2106(A) shall be 
provided regardless of whether the affordable housing unit or units are provided on-
site pursuant to Section 150.2102 of this Article, or off-site pursuant to Section 
150.2108(B)(3) of this Article.  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

(B) PUD Discretionary Bonus.  If an applicant is required or chooses to 
utilize the Planned Unit Development process as outlined in Article V of this 
Chapter and provides affordable housing units on the site of the covered 
development in accordance with this Article, then the applicant may, as part of the 
Planned Unit Development process, seek a density bonus in addition to the density 
bonus authorized under Subsection (A) of this Section.  The additional density bonus 
under this Subsection may be authorized up to 0.5 market rate units for each 
affordable housing unit required under this Article that is provided within the 
Development, but only upon the recommendation of the Plan Commission and the 
approval of the City Council, in accordance with and pursuant to the standards and 
procedures for Planned Developments, as set forth in Article V of this Chapter.  
(Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

(C) No Density Bonuses with Payment of Fee-In-Lieu.  No density bonus 
shall be provided pursuant to this Section 150.2106 for any development for which a 
cash payment in lieu of construction of the required affordable units is made 
pursuant to Section 150.2103 of this Article.  (Ord. 16-09, J. 35, p. 32-48, passed 
2/9/09) 
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Sec. 150.2107 Integration of Affordable Housing Units. 
(A) Location of Affordable Housing Units.  Affordable housing units shall 

be dispersed among the market rate units throughout the covered development.   

(B) Phasing of Construction.  The inclusionary housing plan and the 
development agreement shall include a phasing plan that provides for the timely 
and integrated development of the affordable housing units as the covered 
development project is built out.  The phasing plan shall provide for the development 
of the affordable housing units concurrently with the market rate units.  Building 
permits shall be issued for the covered development project based upon the phasing 
plan.  The phasing plan may be adjusted by the Director when necessary in order to 
account for the different financing and funding environments, economies of scale, 
and infrastructure needs applicable to development of the market rate and the 
affordable housing units.  The phasing plan shall also provide that the affordable 
housing units shall not be the last units to be built in any covered development. 

(C) Exterior Appearance.  The exterior appearance of the affordable 
housing units in any covered development shall be visually compatible with the 
market rate units in the development.  External building materials and finishes 
shall be substantially the same in type and quality for affordable housing units as 
for market rate units. 

(D) Unit Amenities:  Amenities that are provided with a market rate unit 
shall also be provided, with the affordable units.  For purposes of this Subsection 
(D), “amenities” shall include, without limitation, basements, front porches, storage 
lockers, balconies, roof decks, outdoor patios, off-street parking, enclosed parking, 
appliances, and similar unit features and additions.  (Ord. 16-09, J. 35, p. 32-48, 
passed 2/9/09) 

(E) Interior Appearance and Finishes.  Affordable housing units may 
differ from market rate units with regard to interior finishes and gross floor area, 
provided that: 

(1) The bedroom mix of affordable units shall be in equal 
proportion to the bedroom mix of the market rate units. 

(2) The differences between the affordable housing units and the 
market rate units shall not include improvements related to energy efficiency, 
including mechanical equipment and plumbing, insulation, windows, and heating 
and cooling systems. 

(3) The interior gross floor area for the affordable housing units 
shall be no less than the lesser of (a) 75 percent of the gross floor area of market rate 
units with a comparable number of bedrooms, or (b) the minimum size requirements 
outlined in the table below; provided, however, that interior gross floor area shall 
not include areas devoted to vertical circulation, basements, off-street parking, 
lockers and similar storage areas, and mechanical rooms.  (Ord. 16-09, J. 35, p. 32-
48, passed 2/9/09) 
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 Unit Type 
Number of 
Bedrooms 

Single Story 
Dwelling Units 

Multi-Story 
Dwelling Units 

Studio 450 square feet -- 
1 750 square feet -- 
2 950 square feet 1,000 square feet 
3 1,175 square feet 1,350 square feet 
4 1,350 square feet 1,600 square feet 

  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 
 
 
 
 
Sec. XXXX  Quality Assurance  for Affordable Housing Units 
 (A) Energy-efficiency Audit of Affordable Housing Units.  Prior to 
issuance of a certificate of occupancy, an energy-efficiency audit must be conducted 
for the affordable housing units, and any defect identified in the audit must be 
corrected.  The cost for the energy –efficiency audit by a licensced or certified auditor 
shall be paid from funds in the Affordable Housing Trust Fund. [Note:  staff recalls 
this suggestion from previous Meeting, so placed here for additional discussion.] 
Correction of any defect identified in the energy-efficiency audit is the responsibility 
of the seller. The seller shall submit proof of remediating any defects to the Director 
of Community Development or their designee [or to the Building Department?]. 
 
 (B) Inspection of Affordable Housing Units.  Prior to issuance of a 
certificate of occupancy, the Building Department will inspect all affordable housing 
units to insure compliance with City Code and compliance with Section 150.2107. 
 
 (C) Warranties for Affordable Housing Units.  The seller must provide a 
warranty for major mechanical systems and appliances for one year from the date of 
transfer of title. 
 
 (D)  Escrow.  The seller must provide an escrow of one percent of the sales 
price of each affordable housing unit sold in order to insure payment of the 
warranties. 
 
[Question:  Should these requirements only apply to the initial sale?]  
 
 
Sec. 150.2108 Alternatives to On-Site Affordable Housing Units. 

(A) Applicability.  In lieu of the provision of affordable housing on the site 
of the covered development as otherwise required by Section 150.2102 of this Article, 
the City Council, following consideration by and a recommendation from the 
Housing Commission, may approve one or more of the three alternatives for 
affordable housing as set forth in Subsection B of this Section.  Utilization and the 
requirements of the provisions of this Section shall be specifically set forth in the 
affordable housing development agreement for the covered development.  This 
Section shall not be utilized unless the applicant demonstrates to the satisfaction of 
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the City Council that the alternate means of compliance will further affordable 
housing opportunities in the City to an equal or greater extent than compliance with 
the otherwise applicable on site requirements of this Article. 

(B) Available Alternatives.  Any one or more of the following affordable 
housing alternatives may be utilized in lieu of all or part of the otherwise applicable 
on site requirements set forth in Section 150.2102 of this Article:  (Ord. 16-09, J. 35, 
p. 32-48, passed 2/9/09) 

(1) A cash payment to be deposited directly into the Affordable 
Housing Trust Fund for purposes authorized under Section 33.1133 of this Code in 
an amount not less than the per unit payment established pursuant to Section 
150.2102(C)(2) of this Article;  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

(2) A dedication of land to the Highland Park Housing Commission 
or the Commission's not-for-profit designee; or  

(3) The provision of affordable housing units at another site within 
the City. 

Sec. 150.2109 Target Income Levels for Affordable Housing Units. 
(A) For-Sale Affordable Housing Units.  In covered development projects 

that contain for-sale units, at least one affordable housing unit and no less than 50 
percent of the affordable housing units shall be sold to low-income households at a 
price, as determined pursuant to Subsection (C) of this Section, that, on average, is 
affordable to a household with an annual income that is 65 percent of area median 
income.  Any remaining affordable units shall be sold to moderate-income 
households at a price, as determined pursuant to Subsection (C) of this Section, that, 
on average, is affordable to a household with an annual income that is 100 percent of 
area median income.  The owner shall execute and record any documents required 
by Section 150.2104 of this Article to ensure compliance with this Subsection. 

(B) Rental of Affordable Housing Units.  In covered development projects 
that contain rental units: (i) no less than 33 percent of the affordable housing units 
shall be rented or leased to households with gross incomes from zero percent to 50 
percent of the Chicago area median income at a price, as determined pursuant to 
Subsection (C) of this Section, that, on average, is affordable to a household with an 
annual income that is 45 percent of area median income; (ii) no less than 33 percent 
of the affordable housing units shall be rented or leased to households with gross 
incomes between 51 percent and 80 percent of the Chicago area median income at a 
price, as determined pursuant to Subsection (C) of this Section, that, on average, is 
affordable to a household with an annual income that is 65 percent of area median 
income; and (iii) no more than 33 percent of the affordable housing units shall be 
rented or leased to households with gross incomes between 81 percent and 120 
percent of the Chicago area median income at a price, as determined pursuant to 
Subsection (C) of this Section, that, on average, is affordable to a household with an 
annual income that is 100 percent of area median income. If fewer than three 
affordable units will be provided, such units shall be rented or leased to low-income 
households at a price, as determined pursuant to Subsection (C) of this Section, that 
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does not exceed what is affordable to a household with an annual income that is 65 
percent of area median income. 

(C) Pricing Schedule.  The City, through the Director of Community 
Development, shall publish a pricing schedule of rental and sales prices for 
affordable housing units (“Pricing Schedule”), which Pricing Schedule shall be 
updated at least once every 12 months.  The Director of Community Development 
may, in his or her discretion, include the Pricing Schedule within administrative 
guidelines adopted pursuant to Section 150.2115 of this Article.  (Ord. 16-09, J. 35, 
p. 32-48, passed 2/9/09) 

Sec. 150.2110 Eligibility of Households. 
(A) For-Sale Affordable Housing Units.  Only eligible households shall be 

permitted to purchase an affordable housing unit for purposes of this Article.  
Priority will be given first to households who live in Highland Park or households in 
which the head of the household or the spouse or domestic partner works in 
Highland Park as part of employment by the City of Highland Park, the Highland 
Park Library District, the Park District of Highland Park, the Lake County Forest 
Preserve District, the County of Lake, Moraine Township, West Deerfield Township, 
School Districts 112 or 113, the Northern Suburban Special Education District, the 
North Shore Sanitary District, or the South Lake County Mosquito Abatement 
District, and then to households in which the head of the household or the spouse or 
domestic partner works in Highland Park for any other employer.  At the applicant’s 
request, the City or its not-for-profit designee shall select eligible households for the 
affordable housing units at an additional charge to the applicant at an amount to be 
determined by the City.  If, during possession, the gross income of the eligible 
household increases above the eligible income levels, set forth in Section 150.2109 of 
this Article, the eligible household may continue to own the affordable housing unit.  
The owner shall execute and record any documents required by Section 150.2104 of 
this Article to ensure compliance with this Subsection.  (Ord. 16-09, J. 35, p. 32-48, 
passed 2/9/09) 

(B) Rental Affordable Housing Units.  Only eligible households shall be 
permitted to rent an affordable housing unit for purpose of this Article. Priority will 
be given first to households who live in Highland Park or households in which the 
head of the household or the spouse or domestic partner works in Highland Park as 
part of employment by the City of Highland Park, the Highland Park Library 
District, the Park District of Highland Park, the Lake County Forest Preserve 
District, the County of Lake, Moraine Township, West Deerfield Township, School 
Districts 112 or 113, the Northern Suburban Special Education District, or the 
South Lake County Mosquito Abatement District, and then to households in which 
the head of the household or the spouse or domestic partner works in Highland Park 
for any other employer.   At the applicant’s request, the City or its not-for-profit 
designee shall select eligible households for the affordable housing units at an 
additional charge to the applicant at an amount to be determined by the City.  If, 
during possession, the gross income of the eligible household increases above the 
eligible income levels, set forth in Section 150.2109 of this Article, the eligible 
household may continue to lease the unit and may renew the lease as well.  The 
owner shall execute and record any documents required by Section 150.2104 of this 
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Article to ensure compliance with this Subsection.  (Ord. 16-09, J. 35, p. 32-48, 
passed 2/9/09) 

Sec. 150.2111  Marketing of the Affordable Housing Units. 
(A) Good Faith Marketing Required.  All sellers and lessors of affordable 

units are responsible for marketing the affordable units, and shall engage in good 
faith marketing efforts to inform members of the public who are qualified to 
purchase or rent affordable units of the availability of such units for sale or rent.  
Prior to the initiation of public marketing efforts to sell or lease an affordable 
housing unit, the seller or lessor thereof shall submit to the Director of Community 
Development a description of the marketing plan that the applicant proposes to 
utilize and implement to promote the sale or rental of the affordable units within the 
development to the appropriate income groups.  (Ord. 16-09, J. 35, p. 32-48, 
passed 2/9/09) 

(B) City Assistance with Marketing.  At the applicant’s request, the City 
or its designee shall assist the applicant in marketing the affordable housing units 
to eligible households, for an additional charge to be determined by the City.  (Ord. 
16-09, J. 35, p. 32-48, passed 2/9/09) 

Sec. 150.2112 Period of Affordability. 
(A) Sale of Affordable Housing Units.  In covered developments that 

contain for-sale units, affordable housing units shall be resold to low and moderate 
income households in perpetuity or as long as permissible by law.  The owner shall 
execute and record any documents required by Section 150.2104 of this Article to 
ensure compliance with this Subsection.  

(B) Rental of Affordable Housing Units.  In developments that contain 
rental units, affordable housing units shall be rented to low and moderate income 
households in accordance with Section 150.2110 of this Article for 25 years from the 
date of the issuance of the certificate of occupancy for the respective unit.  The owner 
shall execute and record any documents required by Section 150.2104 of this Article 
to ensure compliance with this Subsection. 

(1) In the event that the owner of a covered rental development 
sells the development before the end of the 25-year affordability period, the new 
owner shall be required to continue to provide the affordable housing units in 
accordance with Section 150.2110 of this Article for the remainder of the 25-year 
period. 

(2) If the owner of a covered rental development converts the 
development to condominiums or other form of individual unit ownership, the 
development shall be subject to the for-sale development requirements set forth in 
Subsection 150.2109(A) of this Article.  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

(3) The Housing Commission or its designee shall have the right, 
but not the obligation, to purchase any for-sale affordable housing units in the 
development pursuant to Section 150.2113 of this Article. 
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Sec. 150. 2113 Affordability Controls. 
(A) For-Sale Affordable Housing Units. 

(1) Housing Commission Purchases.  The Housing Commission, or 
a not-for-profit agency designated by the Housing Commission, shall have the pre-
emptive option and right, but not an obligation, to purchase each of the for-sale 
affordable housing units prior to any sale of any such unit.  If the City, or the 
designated not-for-profit, exercises the option and purchases the affordable housing 
unit, the affordable housing unit shall be subject to such documents deemed 
necessary by the City, including, without limitation, restrictive covenants and other 
related instruments, to ensure the continued affordability of the affordable housing 
units in accordance with this Article.  Such documentation shall include the 
provisions of this Article and shall provide, at a minimum, each of the following:  
(Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

   (a) The calculated maximum resale price is an upper limit, 
but shall not be construed as a guarantee that the unit will be resold at that price.  
(Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

   (b) Market conditions, and characteristics of the affordable 
housing unit, may result in the sale of an affordable housing unit at a price lower 
than the calculated maximum resale price.  (Ord. 16-09, J. 35, p. 32-48, passed 
2/9/09) 

(2) Private Party Purchases.  In all other sales of for-sale 
affordable housing units, the parties to the transaction shall execute and record such 
documentation as required by Section 150.2104 of this Article to ensure the 
provision and continuous maintenance of the affordable housing units.  Such 
documentation shall include the provisions of this Article and shall provide, at a 
minimum, each of  the following: 

(a) The affordable housing unit shall be sold to and 
occupied by an eligible household. 

(b) The affordable housing unit shall be conveyed subject to 
restrictions that shall permanently maintain the affordability of such affordable 
housing units for eligible households. 

(c) Preference for the affordable housing units shall be 
given to eligible households pursuant to the priorities set forth in Section 150.2110 
of this Article.  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

(d) The calculated maximum resale price is an upper limit, 
but shall not be construed as a guarantee that the unit will be resold at that price.  
(Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 

(e) Market conditions, and characteristics of the affordable 
housing unit, may result in the sale of an affordable housing unit at a price lower 
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than the calculated maximum resale price.  (Ord. 16-09, J. 35, p. 32-48, passed 
2/9/09) 

(B) Rental Affordable Housing Units.  For covered rental developments 
that contain affordable housing units, the owner of the development shall execute 
and record such documentation as required by Section 150.2104 of this Article to 
ensure the provision and continuous maintenance of the affordable housing units.  
Such documentation shall include the provisions of this Article and shall provide, at 
a minimum, each of the following: 

(1) The affordable housing units must be leased and occupied by 
eligible households. 

(2) The affordable housing units must be leased at rent levels 
affordable to eligible households for a period of 25 years from the date of the initial 
certificate of occupancy. 

(3) Preference for the affordable housing units shall be given to 
eligible households pursuant to the priorities set forth in Section 150.2110 of this 
Article. 

(4) The calculated maximum rental price is an upper limit, but 
shall not be construed as a guarantee that the unit will be rented at that price.  
(Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 
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(5) Market conditions, and characteristics of the affordable 
housing unit, may result in the rental of an affordable housing unit at a price lower 
than the calculated maximum rental price.  (Ord. 16-09, J. 35, p. 32-48, passed 
2/9/09) 

(C) Subleasing Prohibited.  Subleasing of affordable units shall not be 
permitted without the express written consent of the Director.  (Ord. 16-09, J. 35, 
p. 32-48, passed 2/9/09) 

 
Section 150.2114 Departures from Requirements. 
 The Housing Commission may recommend, and the City Council may 
approve, departures from any of the standards set forth in this Article, upon making 
each of the following findings:  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 
 
 (A) Due to specific and unique circumstances, undue hardship would be 
caused by the literal enforcement of the standards and requirements set forth in this 
Article; (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 
 
 (B) By virtue of excellence in design, the proposed departure from the 
standards does not result in a diminished or lower quality affordable dwelling unit, 
but provides a functionally equivalent dwelling unit; and (Ord. 16-09, J. 35, p. 32-
48, passed 2/9/09) 
 
 (C) The proposed affordable housing units otherwise meet the purpose 
and intent of this Article.  (Ord. 16-09, J. 35, p. 32-48, passed 2/9/09) 
 
Section 150.2115 Administrative Guidelines. 
 The City Director of Community Development shall have the right, but not 
the obligation, to adopt, and to amend from time to time, administrative guidelines 
to assist in the effective implementation of this Article by participants in the 
Inclusionary Housing Program; provided, however, that any administrative 
guidelines adopted or amended pursuant to this Section 150.2115 shall not be 
inconsistent with this Article, and that in the event of a conflict between the 
administrative guidelines and this Article, this Article shall control  (Ord. 16-09, J. 
35, p. 32-48, passed 2/9/09) 
 
 
 
 
(Article 21 added by Ord. 52-03, J. 29, p. 174-185, passed 8/25/03) 

72



73



74



75



76



77



78



79



80



81



82



83



84



85



86



Current Month
Actual

Current Month
Budget

Current Month
Variance

Year to Date
Actual

Year to Date
Budget

Year to Date
Variance

Revenues
Rents 9,010.00$             9,388.00$             (378.00) 9,010.00$             9,388.00$             (378.00)
Interest Income Assn 31.89 0.00 31.89 31.89 0.00 31.89
Interest Income 4.30 0.00 4.30 4.30 0.00 4.30

Total Revenues 9,046.19 9,388.00 (341.81) 9,046.19 9,388.00 (341.81)

Cost of Sales

Total Cost of Sales 0.00 0.00 0.00 0.00 0.00 0.00

Gross Profit 9,046.19 9,388.00 (341.81) 9,046.19 9,388.00 (341.81)

Expenses
Office Supplies 0.00 8.00 (8.00) 0.00 8.00 (8.00)
Management Fee 540.80 610.00 (69.20) 540.80 610.00 (69.20)
Legal and Accounting Assn 5,775.00 0.00 5,775.00 5,775.00 0.00 5,775.00
Credit Ck Fees 0.00 4.00 (4.00) 0.00 4.00 (4.00)
Heating & Air 0.00 41.00 (41.00) 0.00 41.00 (41.00)
Electrical & Plumbing Maint 411.45 41.00 370.45 411.45 41.00 370.45
Painting & Decorating Assn 0.00 83.00 (83.00) 0.00 83.00 (83.00)
Appliance Repairs 385.00 41.00 344.00 385.00 41.00 344.00
Supplies 0.00 41.00 (41.00) 0.00 41.00 (41.00)
Locks Assn 168.00 0.00 168.00 168.00 0.00 168.00
Carpet 0.00 41.00 (41.00) 0.00 41.00 (41.00)
Maintenance 40.00 41.00 (1.00) 40.00 41.00 (1.00)
Security 0.00 8.00 (8.00) 0.00 8.00 (8.00)
Condo Assessment Rental Units 2,442.94 3,167.00 (724.06) 2,442.94 3,167.00 (724.06)
Cable TV 510.00 583.00 (73.00) 510.00 583.00 (73.00)
Real Estate tax expense 0.00 1,250.00 (1,250.00) 0.00 1,250.00 (1,250.00)
Loan Interest 1,693.99 2,500.00 (806.01) 1,693.99 2,500.00 (806.01)
Bldg Insurance 0.00 216.00 (216.00) 0.00 216.00 (216.00)

Total Expenses 11,967.18 8,675.00 3,292.18 11,967.18 8,675.00 3,292.18

Net Income 2,920.99)($           713.00$                (3,633.99) 2,920.99)($           713.00$                (3,633.99)

Sunset Woods Housing 
Income Statement

Compared with Budget
For the One Month Ending January 31, 2013
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