MEMORANDUM
TO:

Plan Commission

FROM: Jeff Ryckaert, Principal Planner and Dan Nakahara, Planner
DATE: September 3, 2020
RE:

Affordable Housing Inclusionary Ordinance

Background
At their July 20, 2020 Board of Trustees meeting, the Board discussed the issue of
affordable housing again and referred the matter to the Plan Commission. The
Village Board voted in favor of moving forward with an inclusionary zoning
ordinance to advance the Village Board policy intentions from the January 27,
2020 Committee of the Whole (COW). At the January 27, 2020 COW meeting, the
Board discussed the possibility of an inclusionary affordable housing ordinance
that would mandate affordable housing units to be provided in new
developments over a particular size. At that time, the Board directed staff to
prepare a report discussing the appropriate scale for when an affordable housing
unit would be triggered and the related policy tools and implications (the January
27, 2020 Board of Trustee’s COW minutes are attached.)
Process and Policy Considerations
The Board is sending the framework for an inclusionary ordinance to the Plan
Commission to discuss and make a recommendation to the Board. The first step
for the Plan Commission is to discuss this matter in a prefiling
conference/workshop meeting and for staff to obtain input and direction prior to
the Plan Commission public hearing on this matter.
This memo outlines the following 3 items below:
1. An attached staff report from Assistant Village Manager/Director of
Community Development dated July 13, 2020 that captures the intent of
the Board regarding affordable housing, as discussed on previous
occasions. The basic framework for an inclusionary zoning ordinance is
discussed in this staff report. The Plan Commission is being asked to review
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the framework for an inclusionary ordinance so that the Plan Commission
can discuss the matter and send a recommendation back to the Board for
the appropriate text amendments to the Zoning Ordinance to address the
issue of affordable housing. This memo, dated September 3, 2020, details
the feedback from the Board’s July 20, 2020 Board meeting (see below).
The Board’s July 20, 2020 meeting minutes are also attached.
Reaction of the Board (at the July 20, 2020 Board meeting) to the July 13, 2020
Staff Report Outlining Possible Actions on Affordable Housing:
Area Median Income and Scale
The majority of the Board expressed a favorable view of moving forward with
an affordable housing ordinance. The Board was in favor of the sliding scale as
outlined in the staff report. They were also in favor of using the 120% AMI, or
less, of the Chicago region. The 120% AMI number was what was negotiated
with REVA last year, and it gets a reasonable requirement on the books for an
inclusionary affordable housing ordinance without stifling housing
development in the Village. The 120% AMI is used as a starting point and
could be adjusted later, if needed.
Eligibility
With respect to who is eligible for affordable housing, the Board is in favor of
giving some type of priority to those people that already live and or work in
the Village. However, they did not believe that public sector employees,
particularly Village employees, should receive a special preference over other
private sector workers. The Board was of the opinion that everyone should be
eligible for affordable housing who works in the community. For example,
employees already working service industry jobs in the Village, such as at
hotels, grocery stores or restaurants would be ideal candidates for affordable
housing units in Deerfield. The Plan Commission should consider having a
discussion with regards to eligibility for affordable housing they would like to
see be part of the ordinance.
Incentives
No one on the Board of Trustees was in favor of a developer paying a fee in
lieu of affordable housing that goes into an affordable housing fund. The
Board felt this defeats the purpose of an affordable housing ordinance and this
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fund would require a staff person to administer the funds. Also, Village
oversight is needed through a housing commission to spend, manage, and
select affordable housing projects to spend funds on.
The Board was in favor of fee waivers, expedited permits, and parking relief
(parking relief for transit oriented development) for affordable housing, but
also recognized that, while valuable, these are not the most compelling
incentives to a developer.
The Board also had some appetite for the possibility of a density bonus for
affordable housing. A density bonus results in an increase of housing units on
a property. A density bonus compensates a developer for lost revenue
associated with producing affordable units. The basic rule of thumb for a
density bonus is 1 additional market rate unit is needed for every affordable
unit that is provided. This is commonly recognized to be a highly valuable
incentive to a developer.
The Plan Commission can also discuss the possibility of a demolition fee for
homes that are razed when an older home is making way for a new home on
an existing lot. Most of the time the home that is coming down is an
affordable smaller home. Some of the adjacent towns have tear down fees
that fund affordable housing activities.
For reference purposes, staff is also providing the Highland Park original
affordable housing ordinance and the updated 2019 ordinance for background
purposes only.
2. The relevant sections of the Deerfield Comprehensive Plan with regards to
affordable housing.
Village of Deerfield Comprehensive Plan - Housing
The following section is from the Village’s Comprehensive Plan (pages 28 and
29):
3.3 HOUSING
The purpose of this element of Deerfield’s Comprehensive Plan is to document
the present and future housing needs within the Village of Deerfield, including
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affordable and special needs housing. The condition of the local housing stock
has been considered in developing the strategies, programs, and other actions
to address Deerfield’s housing needs, and provide current and future residents
with a range of housing options.
AFFORDABLE HOUSING
Given the full development of the Village and the derogation of local land
use planning and zoning powers provided by the Affordable Housing
Planning and Appeal Act, 310 ILCS 67/1, et seq. (the "Act"), it is determined
that compliance with the Act is impractical and not in the best interests of
the Village; therefore, pursuant to its home rule powers, the Affordable
Housing Planning and Appeal Act, 310 ILCS 67/1, et seq., will not apply
within the Village of Deerfield and shall be superseded within the Village by
the Zoning Ordinance and Comprehensive Plan of the Village of Deerfield.
The Village recognizes the need for affordable housing within the Village
and the region in which the Village is located and will give due
consideration to those needs and to the opportunity to accommodate new
affordable housing options within the Village when opportunities are
presented to develop or redevelop significant parcels for residential uses in
the Village of Deerfield. The enforcement of federal and state fair housing
laws shall be and remain a priority for the Village.

CONTINUED ON NEXT PAGE
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Goal: Maintain the variety of the existing housing stock and supplement it in suitable
locations with safe, well-constructed housing of a density*, scale* and character
compatible with adjacent housing.
Objectives

Policies

Help maintain the
desirability of Village
neighborhoods.

Encourage maintenance of
the existing housing stock.

Endeavor to increase the
variety in the housing stock,
so that there will be types
and prices of housing to
satisfy the needs and
preferences of a wider
variety of residents, while
maintaining the single-family
dwelling as the basic form of
housing unit in the Village.

Protect residential areas
from incompatible uses
through effective land use
controls, proper screening
and buffering.

Maintain streets, parkway
trees, sidewalks, street
lighting and other
community facilities in good
condition.

Encourage good
architectural and site design,
individuality and character in
new housing.

* - Term defined in the Glossary.
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3. For background purposes, the past discussions on affordable housing can
be found on the Village’s website at: www.deerfield.il.us  Government 
Departments  Community Development  Planning Division 
Development Review  Workforce Housing. Click here for a direct link.
Some of the discussions the Village had in the past has focused on workforce
housing. For our purposes, workforce housing has been defined as affordable
housing for middle-income people who will fill jobs in fields as diverse as
teaching, law enforcement and health care, especially at entry-level salaries.
Workforce housing helps people live near their workplaces so they enjoy reduced
commuting times and transportation costs. Workforce housing may help local
employers attract and retain the people who maintain the health of the business
sector, keep the community safe, and who teach at local schools. Providing
adequate affordable housing for people so they do not have to expend huge
portions of their income on housing, or spend hours commuting to their jobs is a
challenge facing many communities across the United States.
Depending on the income limits set for affordable housing (i.e. 120% AMI) the
terms workforce housing and affordable housing may be used interchangeable for
our discussion purposes.
Assistant Village Manager/Director of Community Development, Andrew
Lichterman, author of the July 13, 2020 Affordable Housing staff memo sent to
the Village Board will be present at the September 10, 2020 Plan Commission
meeting to given an overview of his memo, Village Board feedback to the July 13,
2020 staff memo, and answer questions from the Commission.
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Committee of the Whole Meeting Minutes - January 27, 2020

C.O.W; January 27, 2020
annual basis when creating the upcoming year’s budget. Mayor Rosenthal stated that the
Board would not pursue strategic planning at this time but requested that this matter be
revisited during budget planning.
Affordable Housing Discussion
Mr. Lichterman outlined the memo and highlighted the new affordable housing figures
from the State. Trustee Jester noted that the Village is at 8 percent affordable housing.
Mayor Rosenthal noted that some of the increase could be due to a depressed real estate
market. Trustee Struthers commented that the Village is very close to the State’s
recommendation for 10 percent affordable housing.
Mayor Rosenthal noted that the focus should be on determining whether the Board finds
it necessary to further regulate affordable housing. Trustee Shapiro stated that the Village
must separately define affordable housing. Trustee Oppenheim asked if the Village
should legislate inclusionary zoning, in which new developments are required to commit
a certain number of units to affordable housing. She stated that it is the Village’s moral
and ethical obligation to pass an ordinance. Trustee Jester disagreed, noting that there are
not likely to be additional multi-unit developments built due to the restricted amount of
buildable land in the Village. He noted that it would be a waste of money to pay our
attorney to write an ordinance that will not likely be utilized.
Trustee Shapiro stated that having an ordinance in place clearly provides developers with
all the information and rules from the start, allowing them to better plan. Trustee
Struthers stated that she would have liked to see affordable housing on Samantha’s Way
and Elysian Way and would like these types of developments to consider including
affordable housing going forward. Trustee Seiden noted that as a home rule community,
the Village is not required to provide affordable housing. He believes that requiring
affordable housing is using taxpayer dollars for charity. Mayor Rosenthal commented
that the Village should look at size and scale in order to determine the parameters that
would best suit Deerfield. Trustee Jester agreed that the starting point should be looking
at the scale. There was a consensus for staff to prepare a report discussing the appropriate
scale for when an affordable housing requirement would be required.
Adjournment
There being no further business or discussion, Trustee Benton moved to adjourn the
meeting. Trustee Shapiro seconded the motion. The motion passed unanimously on a
voice vote. The meeting was adjourned at 7:10 p.m.
Respectfully submitted,
Mary Glowacz
Administrative Intern

REQUEST FOR BOARD ACTION
20-79
Agenda Item: __________________
Subject:

Consideration and Action on Report and Recommendation of Staff re: Affordable Housing
________________________________________________________________________
________________________________________________________________________
________________________________________________________________________

Acceptance
Action Requested: ____________________________________________________________________
Community Development
Originated By: _______________________________________________________________________
Mayor and Village Board of Trustees
Referred To: _________________________________________________________________________
Summary of Background and Reason for Request
At the January 27, 2020, Committee of the Whole meeting the Village Board directed staff to prepare a report
discussing the appropriate scale for when an affordable housing requirement would be triggered and the related policy
tools and implications.
Staff is recommending the framework for an inclusionary zoning ordinance as a direct method to advance the Village
Board’s policy intentions.
Specifically, staff is recommending that affordable units be defined as those units, which are made available for sale or
for rent that are available to households with incomes that do not exceed 120% of the AMI and at mortgage or rental
rates that do not exceed 30% of those households’ gross annual household income.
Staff is proposing a sliding scale to determine the number of affordable units that must be included in future
developments, with a requirement of 10% affordability for developments over 51 units.
Should the Board desire to move forward with an inclusionary zoning program, the Board’s recommendation would
then be forwarded to the Plan Commission for review.

Reports and Documents Attached:
Staff Memo – Dated July 13, 2020
Density List

July 20, 2020
Date Referred to Board: ____________________

Action Taken: _________________________________________

Memorandum
DATE:
TO:
FROM:
SUBJECT:

July 13, 2020
Kent Street, Village Manager
Andrew Lichterman, Asst. Village Manager / Dir. of Community Development
Affordable Housing

Purpose
On many occasions, the Village Board discussed affordable housing and debated whether to amend the
Village’s Comprehensive Plan and establish criteria for an inclusionary zoning ordinance that would
mandate affordable housing units to be incorporated into developments over a particular size. Most
recently, during the January 27, 2020, Committee of the Whole meeting the Village Board directed staff
to prepare a report discussing the appropriate scale for when such an affordable housing requirement
would be triggered and the related policy tools and implications. Following a delay caused by COVID-19,
this memo offers an outline for an inclusionary zoning ordinance that attempts to capture the most
recent discussions of the Village Board.
Inclusionary Zoning Objectives
According to the booklet entitled, Affordable Housing Toolkit for Communities in the Chicago Region,
produced by Business and Professional People for the Public Interest (BPI), an inclusionary zoning
program will:






Increase the supply of affordable housing in municipalities;
Disperse the affordable units throughout the community;
Allow low- and moderate-income families to live in homes indistinguishable from and adjacent
to, market-rate housing;
Allow low- and moderate-income families to live in communities with better access to
employment and educational opportunities; and
Encourage racial and economic integration of our communities,

Staff concurs with the findings of BPI noted above and recommends that the Village Board consider an
inclusionary zoning ordinance as a direct method to advance the Village Board’s policy intentions.
Scale
In response to the Village Board’s directive, staff is recommending the following sliding scale to set the
number of affordable units required for residential developments:
Total # of Units to be Constructed*
1-10 units
11-20 units
21-50 units
51 units or more

Minimum Required # of Affordable Units
No requirement, but encouraged and incentivized
1 unit required to be affordable
5% of units required as affordable
10% of units required as affordable

Examples of past developments including their size, scale and density are enclosed with this report.

Affordability Baseline
Staff recognizes that both home ownership and rental rates for occupancy by households with a gross
income that is less than 120% of AMI is often a significant reduction from true market value. And while
defining “affordable unit” as 120% of AMI may have a meaningful impact towards advancing policy
goals, such as those listed at the beginning of this memo, it may not satisfy other non-binding State
housing directives, such as the Illinois Affordable Housing Planning and Appeal Act (AHPAA) (310 ILCS
67/).1
AHPAA (“the Act”) defines “Affordable housing” as:
housing that has a value or cost or rental amount that is within the means of a household
that may occupy moderate-income or low-income housing. In the case of owner-occupied
dwelling units, housing that is affordable means housing in which mortgage, amortization,
taxes, insurance and condominium or association fees, if any, constitute no more than
30% of gross annual household income for a household of the size that may occupy the
unit. In the case of dwelling units for rent, the housing that is affordable means housing
for which the rent and utilities constitute no more than 30% of the gross annual
household income for a household of the size that may occupy the unit.
310 ILCS 67/15.
Moreover, the Illinois House Development Authority (IHDA) is charged with determining which local
governments have satisfied the requirements of the Act. IHDA makes the determination by:
(i)
(ii)
(iii)
(iv)

Totaling the number of owner-occupied housing units in the Village that are affordable to
households with a gross household income that is less than 80% AMI;
Totaling the number of rental units in the Village that are affordable to households with a
gross household income that is less than 60% AMI;
Adding the number of owner-occupied and rental units in the Village from items (i) and
(ii); and
Dividing the sum of (iii) above by the total number of year-round housing units in the
Village (according in the latest U.S. Census) and reflecting that sum as a percentage of
affordable housing units in the Village.

Therefore, IDHA reports do not include owner-occupied housing units in excess of 80% AMI or rental
units in excess of 60% AMI.
The following is a summary of IDHA’s most recent reporting related to the Village of Deerfield’s
affordability.
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The Village is exempt from the AHPAA because it is a home rule municipality.
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AHPAA (IDHA)
Reporting Year

Population

2013
2018

18,458
18,686

Village of Deerfield
Year Round
Total
Units
Affordable
Units
6,445
259
6,648
486

Affordable
Housing Share
4.0%
7.3%

If the AHPAA applied to Deerfield, the Village would be required to have a minimum of 10% affordable
housing or otherwise be subject to various requirements of the AHPAA

Recommendation: Area Median Income
The Village also needs to define what constitutes an “affordable unit” so that it accomplishes the
Board’s policy objectives and provides clarity to developers.
Recall that the Village Board recently negotiated with REVA to include 10% of the apartments in a 180
unit rental community to be offered to households whose annual incomes do not exceed 120 percent of
the Chicago-Joliet-Naperville, IL HUD Metro FMR Area Median Income, as established and defined in the
annual schedule published by the U.S. Department of Housing and Urban Development, and adjusted for
household size (AMI). The Board placed a restrictive covenant on the land enforcing the affordability for
a period of 25 years.
Consistent with the Village Board’s recent determination, staff is recommending that “affordable unit”
be defined as those owner-occupied or rental units be available to households with incomes that do not
exceed 120% of the AMI and at mortgage (including taxes and other fees) or rental rates that do not
exceed 30% of those households’ gross annual household income, and the rentals be retained in
perpetuity with restrictive covenants.
Target Income Levels
120% of AMI equals income no greater than $109,200 for a household of 4.
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Rent Schedule
Household incomes, as described above, can be converted into maximum allowable
rents. Below is an example of the rental pricing schedule used by the City of Highland Park:

Deerfield Rental Market
For comparison purposes, a summary of Deerfield’s rental market over the last six months is included
below:
Unit Type
Average Rented Price
# of Properties
1 – Bedroom*
$1,204
6
2 – Bedroom
$1,959
16
3 – Bedroom
$2,839
12
4 – Bedroom
$4,145
6
*12- months of rental data was used due to the low number of rentals that occurred over a 6-month period.
Source: Multiple Listing Service (MLS)

Assuming a household of 4 would need to rent a 3-bedroom apartment, the average rent price for a 3bedroom unit is below 120% of AMI but that does not include all utility costs. Often scavenger services
and water are included in the base rent but the tenant would still need to pay for gas and electric
utilities and most likely internet. When accounting for utility costs the average rent price will likely
exceed 120% of AMI.
Owner-Occupied Units
The following methodology was used to determine that the potential purchase price of an affordable
unit in the Village at 120% of AMI is equal to $369,500 for a household of 4.
$109,200 (120% AMI) x 30% (portion of income affordable for housing) / 12 = $2,730 a month.
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The estimated median real estate taxes paid in the Village are $13,247 or $1,103.91 a month. This
amount was subtracted from $2,730 to reach the final affordable monthly payment of $1,226.09. Using
the present value calculation typical for determining an affordable sales price in mortgage lending and
assuming a 3.875% interest rate, a 30-year loan term and a 10% down payment, an affordable home
value in Deerfield was determined to be $369,500.
According to Midwest Real Estate Data, the median home value across all property types in the Village of
Deerfield is $385,000 as of May, 2020.
Recommendation: Eligibility
Since one common policy objective for instituting affordable housing initiatives is to allow for low- to
moderate-income families that work in the community to also live in the community, municipalities
often establish eligibility requirements that support this outcome. For instance, staff encourages the
Village Board to consider establishing eligibility requirements for the purchase or rental of affordable
housing units that gives first priority to families that live and/or work in the Village.
Recommendation: Incentives
In previous Board discussions, there has been little interest expressed for granting developers of
affordable units density bonuses or fees in-lieu of affordability. Staff recalls the Board did not favor
allowing density bonuses primarily due to added impact it can have on neighboring property owners.
Staff also recalls that fees in-lieu of affordability were undesirable because of the added oversight and
management that a cash acceptance program places on a housing commission or Village resources.
Alternatively, staff is encouraging the Board to consider other incentives that can be managed in-house
such as impact fee waivers, building permit fee waivers, plan review and inspection fee waivers or other
similar types of development fee waivers that can be granted for the affordable units that are included
in a development. Expedited permit processing for affordable housing developments can also be
considered. A combination of fee waivers and an expedited review process can help the developer
overcome economic challenges when constructing affordable housing developments that include units
below market rent.
Additionally, staff suggests the Board also consider providing parking relief for affordable developments
on a case-by-case basis, particularly when the development is located proximate to public transportation
and is a transit-oriented-development.
Conclusion
Affordable housing initiatives have been considered by the Village Board on several occasions in recent
years. Staff is recommending the framework for an inclusionary zoning ordinance to help achieve key
policy objectives. Specifically, staff is recommending that affordable units be defined as those units,
which are made available for sale or for rent that are available to households with incomes that do not
exceed 120% of the AMI and at mortgage or rental rates that do not exceed 30% of those households’
gross annual household income.
Staff is proposing a sliding scale to determine the number of affordable units that must be included in
future developments, which is capped at 10% for developments over 51 units.
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Income levels have been converted into estimated mortgage and rent payments to help illustrate the
monthly expenditures that would associated with occupying an affordable unit. Restrictive covenants or
other types of similar legal mechanisms can be imposed on the development to ensure the units remain
affordable in perpetuity.
Qualifying eligibility requirements are also proposed to ensure that families that work in the community
can also live in the community, which is often a key policy objective associated with affordable housing
initiatives.
Various incentives such as fee waivers and an expedited permit review process are being proposed to
help developers overcome economic challenges that can be associated with constructing affordable
units below market rate.
Should the Board wish to move forward with an inclusionary zoning ordinance, staff anticipates that a
third party housing partner, such as Housing Opportunity Development Corporation (HODC) or
Community Partners for Affordable Housing (CPAH) be retained to assist with instituting the program
and providing on-going oversight related to income verification for eligible applicants.
Also, in the event the report is accepted, the Board’s recommendation would then be forwarded to the
Plan Commission for review.
Staff will be available at the July 20, 2020, meeting to answer questions.

6

Gross Densities
Fountains of Deerfield
75 units on approximately 17 acres – 4.4 units per acre
Manor Homes of Deerfield (Ivy Lane)
24 units on approximately 3.5 acres – 6.8 units per acre
Barclay Lane Townhomes
56 units on approximately 6 acres – 9.3 units per acre
Chestnut Station (NW corner of Chestnut Street and Deerfield Road)
20 units on approximately 2 acres – 10 units per acre
Deerfield Senior Housing (One Deerfield Place on Osterman Avenue)
98 units on approximately 1.34 acres – 73.1 units per acre
Deerfield Village Centre (SE corner of Waukegan and Lake Cook Roads)
56 units on approximately 5 acres (bank parcel excluded) – 11.2 units per acre
Deerfield Crossing Condos (Elm Street)
63 units on approximately 3.5 acres – 18 units per acre (result of a lawsuit)
Coromandel (316 Condos, 68 Townhomes, 16 Single-family – 400 Units Total)
400 units on 46 approximately acres – 8.7 units per acre
South Commons (80 Condos, 51 Villas, 22 Rowhomes - 153 Units Total)
153 units on 10.8 approximately acres – 14.2 units per acre
Weinberg Community for Senior Living
161 units on approximately 10 acres – 16.1 units per acre (126 assisted living units in
Gidwitz Place at 1151 Lake Cook Road and 35 units in the Friend Center for Memory
Care at 1601 Lake Cook Road). The future phase of the assisted living consisting of
138 units on this parcel did not occur.
AMLI
240 units on approximately 6 acres – 40 units per acre
1

Continued
Woodview
248 units on 7.68 approximately acres – 32.3 units per acre
Taylor Junction
9 units on approximately .9 acres – 10 units per acre
Tamarisk NorthShore, A CJE Senior Life Managed Community (approved in 2017,
under construction and opening summer 2020)
Independent senior apartment community consisting of 240 units approximately 5.2
acres at 1627 Lake Cook Road – 46.2 units per acre
658, 662 and 702 Elm Street Townhomes (going through final approval)
7 units on approximately .89 acres = 7.9 units per acre
Zion Woods (going through final approval)
25 units on approximately 8.85 total acres = 2.82 units per acre. When the storm water
detention basins and existing impervious area for the church are removed, the net
density is 4.15 units per acre (25 units/6.02 net acres)
Deerbrook (REVA Proposal for TOD for the Back 10.79 acres, not constructed)
246 apartment units on approximately 10.79 acres in the back of Deerbrook = 22.8 units
per acre. Lower density of 5.18 units per acre when calculating density using the entire
47.45 acreage of Deerbrook

Last Update: July 13, 2020
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Highland Park Inclusionary Zoning
Ordinance
1. 2003 Article XXI Inclusionary Housing
Ordinance
2. 2019 Article XXI Inclusionary Housing
Ordinance Amended

