
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, January 8, 2014 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, January 8, 2014, 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 –December 4, 2013  Regular Meeting 
 
V. Scheduled Business 
 

1. Items for Omnibus Vote Consideration  
 Payment of Invoices:   
 None at Present 

 
2. Consideration of Inclusionary Housing Plan for Laurel Court II development 

 
3. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 

- Management Report 
- Property Report 
- Consideration of Accounting Engagement Letters for Peers and Ravinia 
- Consideration of Security Camera Proposals for Ravinia Housing at St. Johns 
- Update on Peers window and air conditioning replacement project  
- Sunset Woods 
 

4. Discussion and Consideration of a Recommendation regarding selected Rental 
Requirements of the Inclusionary Housing Ordinance  

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

Personnel Matters 
 

VII. Other Business 
 

VIII. Adjournment 
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DRAFT 
 

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

 
 
MEETING DATE:  Wednesday December 4, 2013 
 
MEETING LOCATION: Pre-Session Room, City Hall,  
    1707 St. Johns Avenue, Highland Park, IL  
CALL TO ORDER 
 
At 6:33 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, Elder, Kaltman, Meek, Naftzger, Sharfman, and  
     Wigodner       
     
Commissioners Absent:   None  
 
Student Representative:  Gerber 
 
Chair Sharfman declared that all Commissioners were in attendance, and a quorum was present.  
 
Council Liaison Present:    Blumberg  
 
Staff Liaisons Present:    Planner M. Smith and Planner L. Smith  
 
BUSINESS FROM THE PUBLIC (Citizens Wishing to be Heard Regarding Items not 
Listed on the Agenda) 
 
There was no business from the public on items not listed on the Agenda. 
 
APPROVAL OF MINUTES 
 
Regular Meeting of the Housing Commission – November 6, 2013  
Commissioner Elder and Chair Sharfman pointed out two corrections needed for the draft 
Minutes of November 6, 2013:  the address for Congregation Hakafa is in Glencoe, not 
Glenview, and Chair Sharfman did not declare a quorum present; Vice Chair Meek did.  
Commissioner Wigodner moved approval of minutes of the regular meeting of the Housing 
Commission, the Peers Housing Association, the Ravinia Housing Association, the Walnut 
Housing Association, and the Sunset Woods Association held on November 6, 2013 with the two 
corrections explained above.  Commissioner Naftzger seconded the motion.  
 
On a roll call vote:   
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 Voting Yea: Adler, Elder, Kaltman, Meek, Naftzger, Sharfman, and Wigodner  
 Voting Nay: None 
  
The Chair declared that the motion passed unanimously. 
 
SCHEDULED BUSINESS 

 
1. Items for Omnibus Vote Consideration  

Payment of Invoices:  
Planner M. Smith introduced invoice #37418 from Mason, Wenk & Berman LLC for 
$300.00 for legal services for Sunset Woods regarding the draft amendment to the Sunset 
Woods condominium declaration. 
 

Chair Sharfman entertained a motion to approve payment to Mason, Wenk & Berman LLC for 
$300.00 for legal services for Sunset Woods regarding the draft amendment to the Sunset Woods 
condominium declaration.  Commissioner Naftzger moved approval of the payment to Mason, 
Wenk & Berman LLC for $300.00 for legal services for Sunset Woods regarding the draft 
amendment to the Sunset Woods condominium declaration.  Commissioner Meek seconded the 
motion.  
 
Commissioner Kaltman recused herself from voting. 
 
On a voice vote, the Chair declared that the motion passed. 
 

Ratification of Payment:  
Illinois Attorney General for $100.00. 

 
Planner M. Smith explained that the Ravinia Housing Association would be reimbursed the 
$100.00 late payment to the Illinois Attorney General from CBIZ accounting firm, because the 
payment resulted from an error they made on the Annual Charitable Report.    
 
Chair Sharfman entertained a motion to ratify the payment of $100.00 for a late fee from the 
Illinois Attorney General (AG), because a corrected Charitable Report had to be re-submitted to 
the AG office.  Commissioner Naftzger moved ratification of the payment of $100.00 for a late 
fee from the Illinois Attorney General (AG), because a corrected Charitable Report had to be re-
submitted to the AG office.  Commissioner Kaltman seconded the motion. 
 
The Chair declared that the motion passed unanimously. 
 
2. Consideration of Inclusionary Housing Plan for Laurel Court II development 
Planner M. Smith reported that the Inclusionary Housing Working Group (Commissioners Adler 
and Meek) and staff met with Mark Muller of Fulton Developers in the morning to review the 
floor plans included in the Housing Commission Meeting packet.  Mr. Muller disclosed that he is 
a Zoning Board of Appeals member and summarized the proposed plans for the four required 
affordable housing units in the proposed rental development. The affordable rentals comply with 
the required bedroom mix, will be dispersed throughout the building, and exceed the minimum 
size requirements.  He will use the floor plan for the affordable one-bedroom units for some of 
the market-rate rentals.  Mr. Muller incorporated the suggested changes that the Inclusionary 
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Housing Working Group made into the floor plans, and he distributed the revised floor plans.  
The changes include: 

• Revising the floor plans for the one-bedroom rentals (#204 and #304 in the first phase 
of the project) to make them ADA compliant and 

• Altering the internal dimensions of the two-bedroom units to create an entry coat 
closet and a better closet in the second bedroom. 

 
The City Council is likely to review the findings of fact for the proposed development at the 
second Council Meeting in January or the first meeting in February.   
 
The Commission discussion then centered on the question of pricing the units.  The Ordinance 
requires that (i) no less than 33 percent of the affordable housing units shall be rented to 
households with gross incomes from zero to 50 percent of the Chicago area median income  
(AMI) that, on average, is affordable to a household with an annual income that is 45% of 
Chicago AMI; (ii) no less than 33 percent shall be rented to households with gross incomes 
between 51 and 80% of AMI, that, on average, is affordable to a household at 65% of AMI; and 
(iii) no more than 33 percent shall be rented to households with gross incomes between 81% and 
120% of AMI, that, on average, is affordable to a household at 100% of AMI.  Mr. Muller 
designated an affordable unit in each of these three categories and has requested that the fourth 
affordable unit in each of the two buildings be designated for households with an average income 
of 80% of Chicago AMI, which is the top of the second income tier.  The rationale is that this 
would provide greater flexibility and a larger qualified applicant pool.  The Commissioners 
discussed the merits of this request.   
 
With regard to designating the income thresholds, City staff and Mr. Muller recommend that the 
development agreement specifies the unit numbers of the affordable housing units and specifies 
the number of units in each income tier, but does not designate each unit for a particular income 
tier.  This would make leasing easier while adhering to the Ordinance. Mr. Muller also wants to 
avoid a situation in which upon turnover he can only have all lower income households, because 
he decided to rent a 100% unit to a household up to 65% (and accepted that rent level), because 
of the available applicant pool at that time.  
 
In addition, the Commissioners posed other questions about the administrative process for the 
affordable rentals:  Can the developer increase the rent upon annual lease renewal if the 
household’s income goes up?  Commissioner Adler said that the language in the ordinance in 
Section 150.2100 stating that “If, during possession, the gross income of the eligible household 
increases above the eligible income levels...the eligible household may continue to lease the unit 
and may renew the lease as well” indicates that the developer may not increase the rent either. 
Rents would change only when the Inclusionary Housing chart changes for adjustment to HUD 
household income guidelines and the Lake County utility allowance. 
 
The Commissioners discussed whether annual income certification was desirable.   The 
Commissioners agreed that the landlord could not require a household to move to a different 
affordable unit based on the change in their income.  The Commissioners directed staff to 
summarize these questions and develop strategies regarding the administration of the affordable 
rentals. 
 
Chair Sharfman entertained a motion to approve the affordable unit floor plans in the proposed 
Laurel Court II development as submitted at the Meeting tonight while the final income 
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threshold designations for the eight affordable units would be determined at a later date.   
Commissioner Wigodner moved approval of the affordable unit floor plans in the proposed 
Laurel Court II development as submitted at the Meeting tonight while the final income 
threshold designations for the eight affordable units would be determined at a later date.   
Commissioner Meek seconded the motion. 
 
On a voice vote, Chair Sharfman declared that the motion passed unanimously. 
 
3. Housing Commission Peers, Walnut, Ravinia, and Sunset Woods 
Management Report 
Chair Sharfman reviewed the Management Report from the packet.   
 
Property Operations Report 
There was no additional discussion of the financial reports. 
 
Consideration of Security Camera Proposals for Ravinia Housing at St. Johns 
Among the four proposals received, Evergreen Management recommends Imperial Surveillance 
who offered the lowest bid and the highest resolution cameras.  Given the complexity of camera 
locations and installation, cost was much higher than originally anticipated.  As a result, 
Evergreen recommends installing the system at the St. Johns campus first and waiting until next 
year to install the system at the Pleasant Avenue campus.  Two of the Commissioners questioned 
the need for the number of cameras.  Commissioner Wigodner pointed out that the large number 
of cameras is needed to secure the individual town homes front and back as well as the property.  
Before making a decision, the Commissioners requested additional information, including: 

• What is specifically covered under the warranty?   
• Where will Imperial Surveillance run conduit? 
• Will certified technicians be doing the work given that the Imperial Surveillance proposal 

does not include union workers? 
• Does the system work off telephone lines?  And if so, is there a back-up system if 

telephone lines are down? 
Planner M. Smith said that she would follow-up with Evergreen staff.  The Commissioners 
anticipate making a final decision at the January Meeting. 
 
Discussion and consideration of Peers window and air conditioning replacement plans 
Commissioner Wigodner summarized the project cost estimates and the contract from architect 
Dan Baigelman of Full Circle Architects to prepare the drawings for the bid packages and for 
submittal to the Design Review Commission.   
 
After discussion Chair Sharfman entertained a motion to forward the contract from Full Circle 
Architects to Holland & Knight for their review on the assumption that the Peers Housing 
Association will be engaging Full Circle Architects for phase 1 of the project subject to Holland 
& Knight’s guidance.  Commissioner Wigodner moved approval to forward the contract from 
Full Circle Architects to Holland & Knight for their review on the assumption that the Peers 
Housing Association will be engaging Full Circle Architects for phase 1 of the project subject to 
Holland & Knight’s guidance.  Commissioner Elder seconded the motion. 
 
On a voice vote, Chair Sharfman declared that the motion passed unanimously. 
 
Sunset Woods: 
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Report from Commissioner Meek regarding Quarterly Condominium Association 
Meeting 
Commissioner Meek, the Commission representative on the Sunset Woods Condominium 
Association Board, reported that the three incumbent officers won reelection at the 
Quarterly Condominium Association Meeting.  
 
Consideration of draft 2014 Budget 
The Commissioners discussed the draft 2014 budget that Housing Opportunity 
Development Corporation (HODC) staff prepared for the rentals at Sunset Woods.  Two 
questions came up:  should HODC allocate money for replacement reserve?  At present, 
that budget line is zero.  The second question was whether the Sunset Woods Association 
should begin to pay back the loan obligation to the Peers Housing Association from the 
reserve building up in the budget of the two additional rentals.  Planner M. Smith said 
that she would ask HODC Interim Director Richard Koenig for his input on these 
questions. 
 
Chair Sharfman entertained a motion to approve the 2014 Budgets for the 14 rentals at 
Sunset Woods that the Sunset Woods Association owns.  Commissioner Naftzger moved 
approval of the 2014 Budgets for the 14 rentals at Sunset Woods that the Sunset Woods 
Association owns.  Commissioner Meek seconded the motion. 
 
Other Sunset Woods Business 
Commissioner Meek reported that the two attorneys are reviewing the draft condominium 
declaration amendment.  He anticipates that the Condominium members will consider the 
amendment at a Special Meeting in January. 

 
4. Discussion and Consideration of a Recommendation regarding a Potential Revision to the 

Inclusionary Housing Ordinance  
This discussion centered on the period of affordability when a condominium conversion occurs 
in a covered rental development, which contains affordable rentals developed under the 
Inclusionary Housing Ordinance.  The Ordinance requires the following in Section 150.2112 
Period of Affordability (B): 
 
 (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. 
 
While this language suggests that a rental development that contains affordable housing units 
would then be subject to the for-sale requirements in a conversion and thus eliminates the 
affordable rentals, this provision does not address this situation specifically.  The question is 
whether it would be advantageous to give the developer the flexibility to decide whether to 
convert or to maintain the affordable rentals for the remaining duration of the twenty-five year 
period of affordability that rentals require.  The Commissioners directed staff to conduct 
additional research and to consult with Rob Anthony, Executive Director, Community Partners 
for Affordable Housing, who helps to administer the Inclusionary Housing program on this 
question as well as the ones raised during the discussion of the proposed Laurel Court II 
development.  
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EXECUTIVE SESSION 
There was no Executive Session. 
 
OTHER BUSINESS 
There were two items of Other Business: 
Consideration of a Resolution honoring Chair Sharfman for her Service 
Commissioner Meek introduced a resolution to honor Chair Sharfman for her dedicated service 
to the Housing Commission and to Highland Park.  
 
Chair Sharfman entertained the resolution to honor her for her dedicated service.  Commissioner 
Elder moved approval of the resolution honoring Chair Sharfman for her dedicated service to the 
Housing Commission and to Highland Park.  Commissioner Kaltman seconded the motion. 
 
On a voice vote, Chair Sharfman declared that the motion passed unanimously. 
 
Announcement that City Council will be considering two appointments to the Housing 
Commission 
Planner M. Smith reported that the City Council will be considering two appointments to the 
Housing Commission at their next December Meeting:  former Housing Commissioner Stephen 
Kant and Deborah Zionts.  These two Commissioners would replace Chair Sharfman and 
Commissioner Wigodner who reached their term limit. 
 
ADJOURNMENT 
 
Chair Sharfman entertained a motion to adjourn the meeting.  Commissioner Wigodner moved to 
adjourn.  Commissioner Kaltman seconded the motion.  
 
On a voice vote, Chair Sharfman declared that the motion passed unanimously. 
 
The Housing Commission adjourned its meeting at 9:50 p.m. 
 
Submitted respectfully: 
 
Mary Cele Smith 
Housing Planner 
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Memorandum 
 
Date: January 6, 2014 
 
To: Housing Commissioners 
 
From: Mary Cele Smith, Housing Planner 
 
Subject:  Notes on the Inclusionary Housing Plan for Laurel Court II  
 
At the December 4, 2013, the Housing Commission approved the affordable housing 
floor plans for the proposed Laurel Court II rental development from Fulton Developers.  
This is the motion from the Draft Minutes: 
 

Chair Sharfman entertained a motion to approve the affordable unit floor plans in 
the proposed Laurel Court II development as submitted at the Meeting tonight 
while the final income threshold designations for the eight affordable units would 
be determined at a later date.   Commissioner Wigodner moved approval of the 
affordable unit floor plans in the proposed Laurel Court II development as 
submitted at the Meeting tonight while the final income threshold designations for 
the eight affordable units would be determined at a later date.   Commissioner 
Meek seconded the motion. 
 
On a voice vote, Chair Sharfman declared that the motion passed unanimously. 

 
The Commissioners directed staff to give additional consideration to pricing the 
affordable rentals and to prepare a recommendation for the January Meeting. The 
Commission must decide how to price the affordable units in order to approve the 
Inclusionary Housing Plan. 
 
Before considering the pricing question, I also want to point out that the Inclusionary 
Housing Plan for Laurel Court II submitted January 3, 2013 was revised to reflect 
increased rents as a result of the update that I prepared to the City’s Inclusionary Pricing 
Spreadsheet.  The increase results from changes to Lake County’s utility allowance for 
multifamily rentals buildings.  
 
With regard to pricing the affordable rental units, the Ordinance in Section 150.2109 (B) 
requires that (i) no less than 33 percent of the affordable housing units shall be rented to 
households with gross incomes from zero to 50 percent of the Chicago area median 
income  (AMI) that, on average, is affordable to a household with an annual income that 
is 45% of Chicago AMI; (ii) no less than 33 percent shall be rented to households with 
gross incomes between 51 and 80% of AMI, that, on average, is affordable to a 
household at 65% of AMI; and (iii) no more than 33 percent shall be rented to households 
with gross incomes between 81% and 120% of AMI, that, on average, is affordable to a 
household at 100% of AMI.   
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Mr. Muller, Fulton Developers, designated an affordable unit in each of these three 
categories and has requested that the fourth affordable unit in each of the two buildings 
be designated for households with an average income of 80% of Chicago AMI, which is 
the top of the second income tier.  The rationale is that this would provide greater 
flexibility and a larger qualified applicant pool.   
 
City staff initially agreed that the Ordinance could allow for this flexibility with the 
designation.  As a result, Mr. Muller included this in his Inclusionary Housing Plan.  
Given the additional review that the Housing Commission requested at the December 4th 
Meeting, however, staff has reconsidered.  Focusing on the language that “no less than 33 
percent shall be rented,” would suggest that fourth and fifth units would fall within the 
two lower income tiers.   
 
City staff also met with Rob Anthony, Executive Director, Community Partners for 
Affordable Housing, and Betsy Lassar, Policy Analyst, BPI, and former Housing 
Commissioner and Housing Planner, who assisted with drafting the Inclusionary Housing 
Ordinance to discuss the pricing and other administrative aspects of the affordable 
rentals.   
 
Given this understanding of the Ordinance, City staff, Mr. Anthony, and Ms. Lassar 
recommend that Mr. Muller’s fourth unit be designated at 65% of AMI, the average of 
the second household income tier.  City staff advised Mr. Muller that they had 
reconsidered and let him know that he could petition the Housing Commission for relief, 
which he did in his letter dated January 3, 2013.   
 
Also, please note that this pricing discussion is repeated almost verbatim in the Staff 
Memo:  “Recommendation regarding Selected Rental Requirements of the Inclusionary 
Housing Ordinance.”   
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






F   U   L   T   O   N    

 
 

L A U R E L  C O U R T II 
 

SPECIFICATION LISTING DIFFERENCES ( 3 pages ) 

December 4th, 2013 

 

 

 
MARKET RATE UNITS 

 

 
AFFORDABLE UNITS 

Interior Trim 

  

Solid core two panel m.w.p. 

7’Second Floor Doors. 

5 ¼ inch MDF base. 

3 ¼ inch MDF casing. 

 

Interior Trim 

  

Hollow core two panel m.w.p. 

6’8” Height Doors all floors 

2 ¼ inch MDF casing. 

 

Plumbing 

Common water heater 

 

Kitchen: 

Sink – 33” Kohler undermount “Lakefield”. 

Faucet –Moen 7570SL or allowance $250.00 

Powder room:Sink – Kohler 2210 undermount. 

Toilet – Kohler Wellington E.B. 

Faucet – Kolher 394-4BN or allowance $250.00 

Family baths: 

Tub – Kohler Villager (with tub spout and 

shower head) 

Sink(s) – Kohler 2210 undermount 

Toilet – Kohler Wellington E.B. 

Master bath Faucet(s) – Kolher 394-4BN or 

allowance $250.00 each 

Colors: Brushed Nickel. 

 

Plumbing 

Common water heater 

 

Kitchen: 

Sink – Elkay 22 In. X 33 In. Satin Stainless 

Steel Double Bowl Kitchen Sink 

Model K-23322-3. 

Faucet – Moen Chateau One Handle Chrome 

Kitchen Faucet Model 7426 

Baths: Sink – Kohler Pennington Self-rimming 

Lavatory, 4" Centers    

Toilet – Kohler Wellington. 

Faucet – Chateau line Moen. 

Tub – Kohler Villager. 

Colors:White 

 

 

 

Electric Fixtures 

Recessed lighting and bathroom vanity lights 

 

 

Electric Fixtures 

Recessed lighting and bathroom vanity lights 
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Low Voltage 

Prewire for 3 television outlets. 

Prewire for 3 phone outlets 

Low Voltage 

Prewire for 3 television outlets. 

Prewire for 3 phone outlets. 

 

Stairs and Rails 

Per plans common area 
Stairs and Rails 

Per plans common area 

Ceramic or Marble Tile. 

Marble tile bath floors    

 

Bath and Kitchen Flooring. 

Bath with 12x12 Porcelain tiles 

Kitchen with 12x12 Porcelain tiles or laminate 

flooring. 

  

Hardwood Flooring 

¾ inch by 2 ¼ inch tongue and groove red oak 

elite floor OR ¾ inch by 3 ¼ inch red oak elite.  

 

Carpet Flooring 

Wall to wall carpeting in all rooms. 

 

Counter Tops 

Kitchen counter tops 1 ¼” granite (Uba Tuba, 

Verde Butterfly, Absolute Black, or equal). 

Bath counter tops ¾”  “Crema Marfil” marble 

or similar. 

 

Counter Tops 

Laminate Kitchen and bath counter tops 

Cabinets/Vanities 

Arrax Cherry Wood or Maple Cabinets. 

 

Cabinets/Vanities 

Mill’s Pride white cabinets or equal. 

 

Appliances 

Kitchen Aid in Stainless steel  
Appliances: 

Refrigerator GE 18.2 Cu. Ft. Top-Freezer 

Refrigerator Model GTH18GBDWW 

Range GE 30" Free-Standing Electric  Model 

RGB746DEPWW ( self- cleaning) 
Microwave GE  Over-the-Range Model 

JVM1540DNWW 

Dishwasher GE Built-In Model 

GSD2100VWW 

GE Stackable Washer and Dryer Model 

GTUP270GMWW 

 

Mirrors. 
Mirrors over all vanities – vanity width, height 

of door. 

 

Mirrors. 
Mirrors over all vanities – vanity width, height 

of door. 

 

 
 

 

Our Policy of continual attention to design and construction requires that specifications, 

equipment and dimensions be subject to change without notice. Refer to updated plans 

and specifications for current details. All specifications are the ones specified or equal 

determined by Fulton Developers, Inc. 
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






F   U   L   T   O   N    

 
1.3.14 

MARKET RATE UNITS 
       PHASE I 

   
PHASE II 

   UNIT# # SQUARE RENT LEVEL 

 
UNIT# # SQUARE RENT LEVEL 

   BEDR. FOOTAGE   

 
  BEDR. FOOTAGE   

 FIRST FLOOR 
   

FIRST FLOOR 
   101 1 1329  $   2,215.00  

 
101 1 1329  $    2,215.00  

 102 2 1591  $   2,651.67  
 

102 2 1591  $    2,651.67  
 103 1 1128  $   1,880.00  

 
103 1 1128  $    1,880.00  

 104 1 803  $   1,338.33  
 

104 1 803  $    1,338.33  
 105 1 968  $   1,613.33  

 
105 1 968  $    1,613.33  

 106 1 1375  $   2,291.67  
 

106 1 1375  $    2,291.67  
 SECOND FLOOR 

   
SECOND FLOOR 

   201 2 1620  $   2,700.00  
 

201 2 1620  $    2,700.00  
 202 2 1578  $   2,630.00  

 
202 2 1578  $    2,630.00  

 203 1 1128  $   1,880.00  
 

203 1 1128  $    1,880.00  
 206 1 1277  $   2,128.33  

 
206 1 1277  $    2,128.33  

 207 2 1520  $   2,533.33  
 

207 2 1520  $    2,533.33  
 THIRD FLOOR 

   
THIRD FLOOR 

   301 2 1620  $   2,700.00  
 

301 2 1620  $    2,700.00  
 302 2 1578  $   2,630.00  

 
302 2 1578  $    2,630.00  

 303 1 1128  $   1,880.00  
 

303 1 1128  $    1,880.00  
 306 1 1277  $   2,128.33  

 
306 1 1277  $    2,128.33  

 307 2 1520  $   2,533.33  
 

307 2 1520  $    2,533.33  
 FOURTH FLOOR 

   
FOURTH FLOOR 

   402 2 1578  $   2,630.00  
 

402 2 1578  $    2,630.00  
 403 1 1128  $   1,880.00  

 
403 1 1128  $    1,880.00  

 404 1 803  $   1,338.33  
 

404 1 803  $    1,338.33  
 405 1 968  $   1,613.33  

 
405 1 968  $    1,613.33  

 406 2 2140  $   3,566.67  
 

406 2 2140  $    3,566.67  
 407 2 2205  $   3,675.00  

 
407 2 2205  $    3,675.00  

 NOTE: THE ABOVE ARE ESTIMATED LEASE PRICES. FULTON RESERVES THE RIGHT TO MODIFY AT ANYTIME 

          AFFORFABLE UNITS 
  

AFFORFABLE UNITS 
  

          SECOND FLOOR 
   

SECOND FLOOR 
   204 1 803  $      587.13 45% AMI 204 1 803 $      587.13 

 205 2 968  $      977.38  65% AMI 205 2 968 $      977.38 
 THIRD FLOOR 

   
THIRD FLOOR 

 
 

 304 1 803  $   1,103.25  80% AMI 304 1 803 $   1,103.25 
 305 2 968  $   1,557.50  100% AMI 305 2 968 $   1,557.50 
 NOTE: THE ABOVE LEASING PRICES DO NOT INCLUDE UTILTIES. PRICING BASED ON CHICAGO AMI DATED 5/31/11 

PRICING WILL BE ADJUSTED UPON COMPLETION OF PROJECT BASED ON UPDATED CHICAGO AMI LEASE PRICES. 
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Highland Park Housing Commission

Reserve Balances
Date: 11/30/2013

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

Checking (Property) 31,591 2,320 1,517 25,635

Security Deposit 23,115 21,499 8,486 10,511
 

Replacement Reserve 158,541 181,769 563,867 0

Residual Receipts 31,875 27,095 0 0

Operating Reserve 0 0 16 9,124
(Construction Escrow)

Association Money 104,579 81,932 128,691
Market Checking

Association Small  9,535 9,502
Business Checking

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

Association CDs Maturity
CD #1 1/7/2014 505,832
CD #2 4/7/2014 506,373

Association MaxSafe 1,113,328
Money Market

TOTAL 2,647,203 337,262 655,818 (75,369)      
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Housing Trust Fund
Fiscal Year 2013
January 1 - December 31 - Unaudited Unaudited

Through 11/30/2013

Beginning Balance, Jan 1 (Unaudited) $1,001,088

Revenue:
  Demolition Tax 153,339
  Demolition Permits 18,750
  Interest Revenue 258
  Contributions/Donations/Other 0
  Proceeds of Ceding Volume Cap 0

172,347

Expenditures:
  Program Costs (333,720)

(333,720)

Ending Balance $839,715

Pending Liabilities 
CPAH Scattered Site Program ($255,988)
Employer Assisted Housing ($20,000)
HPI CLT Operating Grant 2013 $0
Emergency Housing Assistance ($10,000)
Housing Planner ($892)
CPAH  Affordable Rental Pilot Program $0
Total Pending Obligations ($286,880)

Net Balance 552,835$                
Prior Month Balance (10-31-13) $524,975
Month to Month Change 27,860$                  
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Memorandum 
 
To: Housing Commissioners 
 
From: Mary Cele Smith, Housing Planner 
 
Regarding: Consideration of Security Camera Proposals for Ravinia Housing 
 
As you know, Evergreen staff recommends Imperial Surveillance for the security camera 
installation at St. Johns.   Below is Ms. Polly Kuehl’s summary from the December 
Management Report: 
 

 We have received four proposals for cameras at St. Johns and Pleasant Street 
campuses of Ravinia Housing.  Given the complexity of camera locations and 
installation, cost is much higher than anticipated.  Part of the cost increase 
resulted from specifying a system that has very sophisticated options for remote 
viewing, length of recording and digital focus of cameras.  We are recommending 
installation of the St. John’s camera system first as this is the property with the 
most recent security issues.  It also enables us to determine if any changes would 
be needed for the Pleasant Street campus.  We are recommending the bid from 
Imperial Surveillance for $49,180 (St. Johns), which includes warranty for three 
years.  They are the low bidder.  In addition, it will be necessary for us to set up 
the remote viewing station, which will be used by both the St. Johns and Pleasant 
Street campuses.  The cost for the remote viewing station is $3,200. 
 
Be aware that the large difference between the bids is in part related to two of the 
bidders employing union employees.  We have $563,867 in Replacement 
Reserves (October 31, 2013).  Ravinia Housing places an additional $15,996/year 
into Replacement Reserves. 
 

The summary of the four bid proposals is attached. 
 

During discussion at the December 4th Meeting, several questions were posed.  Mary 
Mauney, Evergreen Regional Supervisor, and I followed up with Imperial Surveillance 
regarding these questions.  
 
Below are the questions and answers that I received to date: 
 

1. Does the system work off telephone lines?  No, Imperial builds its own internal 
network with transmitters and receivers.  An internet connection is required for 
the central station at the Evergreen building management office in order to view 
the cameras remotely.   

2. Is there a back-up system? Each component (cameras, server, etc.) has a 
battery-back-up.   

3. What is specifically covered under the warranty?  The attached one-year 
warranty covers any internal and external components, including memory, hard 
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disk drives, multimedia products, cameras, and others purchased through Imperial 
and installed by authorized Imperial technicians.  It also includes a one-year labor 
warranty from the date of installation.  A three-year warranty is available for 
$600.00.  

4. Where will Imperial Surveillance run conduit?  Imperial’s goal is to avoid any 
conduit on the exterior of buildings.  They will be using attic space with lock 
boxes.  There is one location where a camera may need to be dropped down 
because of trees.  The transmitters and receivers will be placed in protected racks 
in the networking areas of each building, the storage room adjacent to the parking 
lot at Pleasant Avenue, and in the maintenance closet on the south side of the 
Townhouses at St. John.  Mary Mauney is scheduling a site visit with the Imperial 
Surveillance staff, any interested Commissioner, and me to see where the 
installation locations will be.   

5. Will certified technicians be doing the work given that the Imperial 
Surveillance proposal does not include union workers?  Yes, these are trained 
Imperial Surveillance staff. 
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                      Imperial Surveillance Inc. - 1 Year Warranty Agreement 

 
As digital CCTV systems integrator and solutions provider, Imperial Surveillance, Inc. recognizes the importance of ensuring the quality of monitoring its systems, and 
maintaining the peak performance around-the-clock.  Imperial support gives you access to technical representatives with broad technical experience and industry 

knowledge.  With a variety of support programs, Imperial can provide you with the support you need, when you need it. 

 

 Coverage and terms 

 Hardware coverage 

 Time and materials 

 Place of service 

 Parts and subcontracting 

 Unavailability of functional parts or technical information 

 Limitation of coverage 

 Entire agreement 

 Standard warranty 

 Training 

 Extended service plans 

 Professional services 

Coverage 
Equipment and service will be furnished as necessary to maintain the proper operating condition of the equipment covered by the Standard Warranty (see below for 

details).  You are responsible for creating back-up copies (if necessary) of all your data on a regular basis.  Parts and on-site services are already covered under the 

Standard Warranty (see for details). 

 

Hardware Coverage 
This agreement will cover any internal and external components, including memory, hard disk drives, multimedia products, cameras, and others purchased through 
Imperial and installed at the time of purchase and system installations by authorized Imperial technicians.  This Agreement does not cover additional installations, 

modifications and replacements of any system equipment, hardware and software after the time of purchase or completion of installation. 

 

Time and Materials 
Post warranty, on-site service is available to customers on a time and materials basis.  Service will be performed during scheduled hours, excluding holidays. 
 

Place of Service 
Service will be provided on-site unless this agreement indicates carry-in service.  We will determine that repairs should be performed off-site or cannot be performed 

on-site by a qualified technician, we will arrange for the off-site repairs and return the equipment to you at our expense. 

 

Parts and Subcontracting 
Parts or equipment used to service your system may be either new or rebuilt at our sole option, and service providers may use non-original manufacturers’ parts to 

satisfy obligations under this agreement.  Service must be performed by an Imperial technician or a Imperial-authorized subcontractor. 

 

Unavailability of functional parts or technical information 
If we determine that we are unable to repair the system due to unavailability of parts or technical information, you are entitled to a comparable replacement.  In all cases 
we will determine equipment compatibility. 

 

Limitation of Coverage 
This agreement will not cover : 

 Service required as a result of any alteration of the equipment or repairs made by anyone other than Imperial as the service provider and its authorized sub-
contactors. 

 Reinstallation or additional installation of the equipment. 

 Damage or other equipment failure due to causes beyond our control including, but not limited to abuse, vandalism, computer viruses, theft, fire, wind, lightning, 

freezing, power failure, inadequate power supply, unusual atmospheric conditions, telephone failure, or acts of God. 

 Telephone line or Internet connecting to the Imperial Equipment if any. 

 Service necessary because of improper storage, reconfiguration of equipment, use or movement of the equipment, including the failure to place the equipment. 

 Normal and periodic services (such as data storage, archiving, analysis, and manipulation) (see additional services for details). 

 Loss or damage as a result of existing federal, state, and municipal codes including repairs to products not complying with said codes. 

 The standard warranty plan is void if the Imperial Warranty Seal is tampered with.  Service and repair charges apply. 

 

Entire agreement 
This is the entire agreement and no other oral modifications are valid. 

 

Standard Warranty 
All Imperial products include a one-year (from date of purchase) warranty and a one-year onsite Labor warranty.  All parts are included during the one-year 

warranty period.  The Imperial Labor includes a one-year (from date of installation) warranty.  Customers can also opt to pay for expenses and have work performed 

on-site when the standard warranty is expired (extended warranty is available for purchase).  The Standard Service Plan covers no video data services (read below). 
Also included, as part of the standard warranty is free technical phone support during business hours, Mon-Fri. 9:00 AM – 6:00 PM Central Standard Time. 

 

Standard Warranty  

 
Parts and Service Covered under Standard Warranty 

Plan 
DVR System Hardware, DVR System Software, 

Cameras, Lenses, Wire, and Connectors ( Only installed 

by Imperial Technicians ), Camera Adjustments. 

71



 

Parts and Services not Covered under Standard 

Warranty Plan. 

 

 

Relocation of DVR System, Relocation of Cameras and 

Wire, Video Data Services, and Remote Access 

Connection if loss due to internet provider.  

 

Training 
To Help our customers get the best rewards from their Imperial products, we offer personalized training services.  The personalized training you receive will cover all 
parameters of the DVR System.  Any video data service requested of Imperial (search, archive, and retrieve) after training was provided is subject to additional service 

fee (see additional service rates for details). 

 

Extended Service Plan 

 
For customers who would like to upgrade beyond the standard warranty offerings, a convenient extended service plan is available.   

 
 

Preventative Maintenance Check 

 

Service Plan includes a routine system check and diagnosis limited to the following products: 

1. DVR (Digital Video Recording) System (hardware and software) 

2. Electrical power box. 
3. Monitor 

4. Keyboard, mouse. 

Maintenance check is recommended, but not limited to, one a year. 

All preventative maintenance check can be performed on location and only by authorized technicians. 

 

Technical Service (if no Imperial Extended Service Plan is purchased) 

 On-site service visit - $85 per call. 

 DVR System hardware (excluding equipment) or software service - $85 per hour. 

 Camera adjustment or wire repair - $85 per hour 

 Relocation of cameras - $85 per hour (excluding equipment). 

 

Additional Professional Services 

Standard or Extended Service Plan covers no video data services (read below). 

Our technical support professionals will provide on-site support services such as: 

 Data archiving 

 Data recovery 

 Recorded data analysis and manipulation to provide information on occurred event 

 Monitor sequins adjustments and manipulation 

 Printing or e-mailing data (pictures) from system or compact disks 

 
Rates on additional professional services : 

 On-site visit – $85 per call + hourly fee charge. 

 On-site labor - $85 per hour. 
 

 
 

Invoice Number(s):                                                                                                                       Date Purchased :                 

 

 

 

Customer Signature :                                                                                                                    Date :  

 

 

 

Imperial Representative Signature :                                                                                              Date:   

 

 
 

Imperial Surveillance Inc. 

1508 E. Algonquin Rd., Arlington Heights, IL 60005 

Office: 847.375.0300 

Cell: 847.271.0375 

Fax: 847.375.6722 

 

IL License # 127.001463 
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Memorandum 
 
Date: January 6, 2014 
 
To: Housing Commissioners 
 
From: Mary Cele Smith, Housing Planner 
 
Subject:  Recommendation regarding Selected Rental Requirements of the Inclusionary 
Housing Ordinance 
 
At the December 4, 2013 Housing Commission Meeting, four questions crystallized 
during the discussions of the proposed Laurel Court II development and agenda item four 
regarding the Inclusionary Housing Ordinance: 

1. Pricing:  what should be the household income threshold when a fourth or fifth 
affordable unit is required? 

2. Affordable Unit designation:  should the Affordable Unit Declaration and 
Development Agreement (the documents that enforce the Inclusionary Housing 
requirements) provide flexibility to switch designations from one income tier to 
another as long as the rented units meet the distribution requirement? 

3. Qualifying tenants at releasing:  should tenants undergo annual income 
certification? 

4. Rent at releasing:  is the developer restricted to leasing the unit at the initial rent 
level even when a household’s income goes up? 

5. Condominium conversion:  does a condominium conversion of a rental 
development with affordable rentals merit special treatment with regard to the 
period of affordability? 

 
The Commissioners directed staff to conduct additional research and to confer with Rob 
Anthony, Executive Director of Community Partners for Affordable Housing, (CPAH) 
who assists with the administration of the Inclusionary Housing program, in particular, 
with the income qualification process for applicants.  A copy of the Inclusionary Housing 
Ordinance is attached. 
 
Planners L. Smith and M. Smith met with Rob Anthony and Betsy Lassar, Policy 
Analyst, BPI, and former Housing Commissioner and Housing Planner, who assisted 
with drafting the Inclusionary Housing Ordinance.  The following summarizes their 
discussion and research to date.  

1. Pricing:  The Ordinance in Section 150.2109 (B) requires that (i) no less than 33 
percent of the affordable housing units shall be rented to households with gross 
incomes from zero to 50 percent of the Chicago area median income  (AMI) that, 
on average, is affordable to a household with an annual income that is 45% of 
Chicago AMI; (ii) no less than 33 percent shall be rented to households with gross 
incomes between 51 and 80% of AMI, that, on average, is affordable to a 
household at 65% of AMI; and (iii) no more than 33 percent shall be rented to 
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households with gross incomes between 81% and 120% of AMI, that, on average, 
is affordable to a household at 100% of AMI.   

 
This discussion will center on the proposed Laurel Court II development because 
of the need for an immediate answer for Fulton Developers. Mr. Muller  of Fulton 
Developers designated an affordable unit in each of these three categories and has 
requested that the fourth affordable unit in each of the two buildings be 
designated for households with an average income of 80% of Chicago AMI, 
which is the top of the second income tier.  The rationale is that this would 
provide greater flexibility and a larger qualified applicant pool.   

 
City staff initially agreed that the Ordinance could allow for this flexibility with 
the designation.  As a result, Mr. Muller included this in his Inclusionary Housing 
Plan.  Given additional review, however, staff has reconsidered.  Focusing on the 
language that “no less than 33 percent shall be rented,” would suggest that fourth 
and fifth units would fall within the two lower income tiers.  Given this 
understanding of the Ordinance, City staff, Mr. Anthony, and Ms. Lassar 
recommend that Mr. Muller’s fourth unit be designated at 65% of AMI, the 
average of the second household income tier.  City staff advised Mr. Muller that 
they had reconsidered and let him know that he could petition for relief, which he 
did in his letter dated January 3, 2013.  

 
2. Affordable Unit designation Should the Affordable Unit Declaration (AUD) and 

Development Agreement provide flexibility to switch designations from one 
threshold to another as long as the rented units meet the distribution requirement?   
Mr. Muller, for example, wants to avoid a situation in which upon turnover he can 
only have all lower income households, because he decided to rent a 100% unit to 
a household up to 65% (and accepted that rent level), because of the available 
applicant pool at that time.  

 
Below is a scenario for re-leasing. 
    
Required Initial leases 1 year later Question: 
1 at 45% 45% Lease renewal  
1 at 65% 65% Vacancy Could developer 

be permitted to 
rent at 100%, 
because 100% unit 
is rented at 65%? 

1 at 65% 65% Lease renewal  
1 at 100% 65% Lease renewal  
 

 
City staff, Mr. Anthony, and Ms. Lassar would answer yes and permit this 
flexibility.  From the City staff perspective, we need to have all four units 
identified in the AUD, but not necessarily matching up each unit with a particular 
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income threshold as long as when they are rented they meet the requirements as 
the example above would.  Research indicates that some inclusionary housing 
programs permit the developer the choice to either designate particular units or to 
designate a group together.  This is the policy in Fairfax County, VA, and 
Montgomery, MD also permits the landlord to float the affordable rentals. 

 
3. Qualifying tenants at releasing:  should tenants undergo annual income 

certification?  This is only relevant if tenants must vacate if their income goes up 
or if they would pay higher rent.  The Ordinance permits tenants to renew their 
lease if their income goes up:  Section 150.2100 (B) Rental Affordable Housing 
Units. states “If during possession, the gross income of the eligible household 
increases above the eligible income levels…, the eligible household may continue 
to lease the unit and may renew the lease as well.”  City staff, Mr. Anthony, and 
Ms. Lassar concur with the policy of permitting tenants to stay when their income 
increases but recommend permitting rent increases according to certain 
guidelines, which will be discussed in answer to the next question.  This would 
necessitate annual income certification, which CPAH staff would administer.  

4. Rent at releasing:  is the developer restricted to leasing the unit at the initial rent 
level even when a household’s income goes up?  Yes, according to Commissioner 
Adler’s interpretation of Section 150.2100 (B).  Rents would change only when 
the chart changes for adjustment to HUD incomes, etc.  If this is the case, City 
staff, Mr. Anthony, and Ms. Lassar recommend revising it.  There are a number of 
reasons for establishing guidelines for rent increases: 

a. Given that affordable rental housing is scarce, we would like to discourage 
households from remaining who no longer qualify for an affordable rental; 

b. Creating guidelines for modest increases when household income 
increases adheres to the spirit of the Inclusionary program, reflects the 
policies of federal housing programs, and provides additional income for 
the landlord, mitigating the developer’s costs.   

While it is advantageous for these reasons to tie the rent annually to household 
income, it is also important not to create needless disruption for the tenants or 
make the rental program unattractive to potential renters.   
 
Ms. Lassar volunteered to survey some communities with inclusionary housing 
rental programs to examine their policies for over-income renters.  She reported 
the following: 

• Rockville, MD has no income re-certification requirement.  The program 
administrator feels that this policy works well, but she noted that some 
property managers do not like it, because they feel the program is being 
abused by people, such as, recent college graduates, who no longer need 
the program. 

• Fairfax County, VA requires that an over-income renter must vacate 
unless a landlord has a comparable unit available in the affordable 
program, and then the tenant can stay and pay market rent.  The program 
administrator told Ms. Lassar that it is often difficult for the over-income 
households to find other affordable rental housing in the community.   
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• Montgomery County, MD requires a tenant to vacate if their household 
income exceeds the maximum eligible income by 30%.  The landlord, 
however, may substitute another comparable unit for the existing 
affordable one and allow the renter to remain in the original rental and pay 
a higher rent.  It should be noted that the two county programs that require 
over-income renters to vacate operate at a scale beyond a municipality like 
Highland Park. 

• Santa Monica, CA permits household incomes to increase up to 140% of 
their initial income eligibility threshold.  If they exceed this, the renter has 
one year from the notice to move.  The policy also permits those over 
income who still fall within the overall program guidelines to remain (for 
example, a very low income household whose income increases 140% 
could remain and be on a waiting list for a moderate-income unit).     

 
City staff, Mr. Anthony, and Ms. Lassar discussed some possible guidelines for 
rent increases in the event a household’s income increases beyond their original 
income tier.   One suggestion for the first two income tiers is that when the 
household’s annual income at annual recertification exceeds their initial 
household income tier, then their rent would become rent from the average of the 
new income tier.  If, for example, a household at 45% of Chicago AMI (the first 
tier), now has annual income at 70% of AMI, then their rent would be tied to 65% 
of AMI, the average of the second tier, which extends up to 80% of AMI.  When a 
household’s income exceeds 120% of Chicago AMI, then the household would 
pay 30% of their income in housing costs.  Given that the affordable units 
generally are smaller than the market-rate units, paying market-rent is likely to 
create an incentive to vacate.  Establishing the appropriate guidelines will need 
additional analysis if the Commission decides to recommend a different policy for 
over-income renters than the existing Ordinance. 

 
5. Condominium conversion:  does a condominium conversion of a rental 

development with affordable rentals merit special treatment with regard to the 
period of affordability?   

 
With regard to conversion to condominium or other form or individual ownership, 
the Ordinance requires the following in Section 150.2112 Period of Affordability 
(B): 

 
(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) 

While this language suggests that a rental development that contains affordable 
housing rentals would then be subject to the for-sale requirements in a conversion 
and thus eliminates the affordable rentals, this provision does not address this 
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situation specifically.  Staff asked the members of the Commission’s Working 
Group on the Condominium Conversion Ordinance (Commissioners Meek and 
Naftzger) to consider how to address this particular situation.   
 
Staff asked the two Commissioners to weigh the need for affordable rentals with 
providing flexibility to the developer.  Both Commissioners recommended 
permitting the developer the flexibility to choose whether to maintain the 
affordable rentals as such to the end of the twenty-five year affordability period 
and then proceed to convert them to affordable homeownership or to convert them 
to affordable condominiums at the outset of the conversion.   
 
At the December 4th Housing Commission Meeting, the Commissioners discussed 
the issue and asked staff to obtain Mr. Anthony’s input.  Mr. Anthony and Ms. 
Lassar recommend that the developer be subject to the for-sale requirements upon 
conversion.  They see two benefits:   

• Ease of program administration and 
• Creation of permanently affordable home-ownership whereas the 

maximum affordable rental obligation is for twenty-five years. 
It is likely that a developer also would prefer the for-sale requirement, because 
maintaining a few rentals in a condominium building could be an administrative 
burden and inefficient.   
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 150-XXI 1 
 

ARTICLE XXI.  INCLUSIONARY HOUSING 

SECTION 
 
150.2100 Policy 
150.2101 Covered Development Projects 
150.2102 Percentage of Affordable Housing Units Required 
150.2103 Application and Inclusionary Housing Plan 
150.2104 Development Agreement and Other Documents 
150.2105 Development Cost Off-Sets 
150.2106 Density Bonuses 
150.2107 Integration of 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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 150-XXI 2 
 

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, 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. 

(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 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 
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if, and only if, the covered development is a single-family detached development that 
has no more than nineteen units. 

 (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. 

 (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. 

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 
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; 
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   (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. 

(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.  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. 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 
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 
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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 
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 
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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 
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 
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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. 

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 
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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 
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) 

90



 150-XXI 14 
 

(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) 
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Current Month

Actual

Current Month

Budget

Current 

Month

Year to Date

Actual

Year to Date

Budget

Year to 

Date

Revenues

Rents 9,364.00$             9,388.00$             (24.00) 98,003.00$           103,267.00$         (5,264.00)

Late & NSF Fees 0.00 0.00 0.00 10.00 0.00 10.00

Interest Income Assn 40.17 0.00 40.17 388.51 0.00 388.51

Interest Income 0.00 0.00 0.00 33.94 0.00 33.94

Total Revenues 9,404.17 9,388.00 16.17 98,435.45 103,267.00 (4,831.55)

Cost of Sales

Total Cost of Sales 0.00 0.00 0.00 0.00 0.00 0.00

Gross Profit 9,404.17 9,388.00 16.17 98,435.45 103,267.00 (4,831.55)

Expenses

Office Supplies 0.00 10.00 (10.00) 105.33 92.00 13.33

Management Fee 597.67 611.00 (13.33) 6,292.62 6,712.00 (419.38)

Legal and Accounting Assn 0.00 0.00 0.00 16,325.00 0.00 16,325.00

Audit Expense 0.00 0.00 0.00 15.00 0.00 15.00

Exterminating 85.00 0.00 85.00 170.00 0.00 170.00

Credit Ck Fees 0.00 4.00 (4.00) 0.00 44.00 (44.00)

Carpet Cleaning 0.00 0.00 0.00 525.00 0.00 525.00

Heating & Air 0.00 42.00 (42.00) 463.95 458.00 5.95

Electrical & Plumbing Maint 80.00 42.00 38.00 891.45 458.00 433.45

Painting & Decorating Assn 0.00 83.00 (83.00) 0.00 917.00 (917.00)

Painting & Decorating 0.00 0.00 0.00 995.00 0.00 995.00

Appliance Repairs 0.00 42.00 (42.00) 720.20 458.00 262.20

Supplies 0.00 42.00 (42.00) 338.21 458.00 (119.79)

Locks Assn 0.00 0.00 0.00 168.00 0.00 168.00

Locks 0.00 0.00 0.00 167.37 0.00 167.37

Carpet 0.00 42.00 (42.00) 2,095.00 458.00 1,637.00

Maintenance 0.00 42.00 (42.00) 1,326.81 458.00 868.81

Security 0.00 10.00 (10.00) 0.00 92.00 (92.00)

Condo Assessment Rental Units 2,471.86 3,167.00 (695.14) 27,132.62 34,833.00 (7,700.38)

Cable TV 510.00 583.00 (73.00) 5,610.00 6,417.00 (807.00)

Real Estate tax expense 0.00 1,250.00 (1,250.00) 19,176.60 13,750.00 5,426.60

Loan Interest 1,671.07 2,500.00 (828.93) 18,181.69 27,500.00 (9,318.31)

Filing Fees Assn 0.00 0.00 0.00 10.00 0.00 10.00

Bldg Insurance 0.00 217.00 (217.00) 2,310.00 2,383.00 (73.00)

Total Expenses 5,415.60 8,687.00 (3,271.40) 103,019.85 95,488.00 7,531.85

Net Income 3,988.57$             701.00$                3,287.57 4,584.40)($           7,779.00$             (12,363.40)

Sunset Woods Housing 

Income Statement

Compared with Budget

For the Eleven Months Ending November 30, 2013
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ASSETS

Current Assets

Assn FBHP Checking 9,501.90$             

FBHP General Checking 25,635.07

FBHP Security Dep. Savings 10,510.92

Assn FBHP Savings 128,630.89

FBHP Savings 9,123.71

Financing Costs 8,135.00

Tax Reserve 3,691.26

Accounts Receivable 1,169.00

Total Current Assets 196,397.75

Property and Equipment

Building 1,552,988.40

Building Unit 231 135,000.32

Building Unit 319 134,999.62

Accum Dep Building (397,956.00)

Accum Amort-Financing Fees (678.00)

Total Property and Equipment 1,424,354.34

Other Assets

Total Other Assets 0.00

Total Assets 1,620,752.09$      

LIABILITIES AND CAPITAL

Current Liabilities

Due to Peers Housing Assn 258,832.40$         

Accrued RE Tax 12,784.40

Accrued RE Taxes Assn 6,434.84

Security Deposits 9,585.00

Total Current Liabilities 287,636.64

Long-Term Liabilities

Notes Payable, Lake Co 72,231.18

Notes Payable, FHLB 430,628.61

Notes Payable, IHDA 139,419.60

Total Long-Term Liabilities 642,279.39

Total Liabilities 929,916.03

Capital

Equity-Retained Earnings 695,420.46

Net Income (4,584.40)

Total Capital 690,836.06

Total Liabilities & Capital 1,620,752.09$      

Sunset Woods Housing 

Balance Sheet

November 30, 2013
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Date Trans No Type Trans Desc Deposit Amt Withdrawal Amt Balance

Beginning Balance 23,582.60

11/1/13 11/1/13 Deposit Tenant 274.00 23,856.60

Deposit Tenant 241.00 24,097.60

Deposit Tenant 650.00 24,747.60

Deposit Tenant 585.00 25,332.60

Deposit Tenant 649.00 25,981.60

Deposit Tenant 534.00 26,515.60

Deposit Tenant 241.00 26,756.60

Deposit Tenant 247.00 27,003.60

Deposit Tenant 376.00 27,379.60

11/1/13 1549 Withdrawal Sunset Woods Condominium Assoc 2,981.86 24,397.74

11/1/13 loan1311 Other ihda/auto pymt 100.00 24,297.74

11/4/13 1550 Withdrawal RC Paint & Home Improvements 80.00 24,217.74

11/5/13 11/8/13 Deposit Tenant 423.00 24,640.74

Deposit Tenant 100.00 24,740.74

Deposit Tenant 835.00 25,575.74

Deposit Tenant 795.00 26,370.74

Deposit Tenant 288.00 26,658.74

Deposit Tenant 269.00 26,927.74

Deposit Tenant 419.00 27,346.74

Deposit Tenant 423.00 27,769.74

Deposit Tenant 204.00 27,973.74

Deposit Tenant 159.00 28,132.74

Deposit Tenant 832.00 28,964.74

Deposit Tenant 390.00 29,354.74

11/21/13 11/22/13 Deposit Tenant 250.00 29,604.74

11/21/13 1551 Withdrawal Presto-X 85.00 29,519.74

11/21/13 1552 Withdrawal Housing Opportunity Dev. Corp. 597.67 28,922.07

11/26/13 loan1311 Other FBHP/auto pymt 3,382.00 25,540.07

12/1/13 11/15/13 Deposit Tenant 95.00 25,635.07

Total 9,279.00 7,226.53

Sunset Woods Housing 

Account  Register
For the Period From Nov 1, 2013 to Nov 30, 2013

1103M13 - FBHP General Checking
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Ending balance checking 25,635$        

Ending balance operating reserve 9,124$          

TOTAL 34,759$        

Sunset Woods -November 30, 2013
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Current Month

Actual

Current Month

Budget

Current 

Month

Year to Date

Actual

Year to Date

Budget

Year to 

Date

Revenues

Rents 2,123.00$             0.00$                    2,123.00 23,353.00$           0.00$                    23,353.00

Interest Income 0.26 0.00 0.26 3.02 0.00 3.02

Total Revenues 2,123.26 0.00 2,123.26 23,356.02 0.00 23,356.02

Cost of Sales

Total Cost of Sales 0.00 0.00 0.00 0.00 0.00 0.00

Gross Profit 2,123.26 0.00 2,123.26 23,356.02 0.00 23,356.02

Expenses

Office Supplies 0.00 0.00 0.00 23.00 0.00 23.00

Management Fee 138.64 0.00 138.64 1,518.45 0.00 1,518.45

Carpet Cleaning 0.00 0.00 0.00 300.00 0.00 300.00

Electrical & Plumbing Maint 0.00 0.00 0.00 200.00 0.00 200.00

Locks 0.00 0.00 0.00 118.90 0.00 118.90

Condo Asst Rental Units 603.30 0.00 603.30 6,622.18 0.00 6,622.18

Cable TV 85.00 0.00 85.00 935.00 0.00 935.00

Real Estate tax expense 0.00 0.00 0.00 6,434.84 0.00 6,434.84

Bldg Insurance 0.00 0.00 0.00 385.00 0.00 385.00

Total Expenses 826.94 0.00 826.94 16,537.37 0.00 16,537.37

Net Income 1,296.32$             0.00$                    1,296.32 6,818.65$             0.00$                    6,818.65

SWA Rental

Income Statement

Compared with Budget

For the Eleven Months Ending November 30, 2013
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ASSETS

Current Assets

FBHP Checking 19,958.08$           

FBHP Security Dep Savings 2,222.36

A/R, Transfers (10.00)

Total Current Assets 22,170.44

Property and Equipment

Total Property and Equipment 0.00

Other Assets

Total Other Assets 0.00

Total Assets 22,170.44$           

LIABILITIES AND CAPITAL

Current Liabilities

Security Deposits 2,123.00$             

Total Current Liabilities 2,123.00

Long-Term Liabilities

Total Long-Term Liabilities 0.00

Total Liabilities 2,123.00

Capital

Equity-Retained Earnings 13,228.79

Net Income 6,818.65

Total Capital 20,047.44

Total Liabilities & Capital 22,170.44$           

SWA Rental

Balance Sheet

November 30, 2013
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Date Trans No Type Trans Desc Deposit Amt Withdrawal Amt Balance

Beginning Balance 18,662.02

11/1/13 1082 Withdrawal Sunset Woods Condominium Assoc 688.30 17,973.72

11/5/13 11/8/13 Deposit Tenant 1,090.00 19,063.72

Deposit Tenant 1,033.00 20,096.72

11/21/13 1083 Withdrawal Housing Opportunity Developmen 138.64 19,958.08

Total 2,123.00 826.94

SWA Rental

Account  Register
For the Period From Nov 1, 2013 to Nov 30, 2013

1103M14 - FBHP Checking
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