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A Homes for a Changing Region Study involves a collaborative effort between municipal leaders
and staff, community members, and representatives of the Metropolitan Mayors Caucus, Chicago
Metropolitan Agency for Planning, and the Metropolitan Planning Council (the Consultants) to
evaluate a community’s existing and future housing needs and develop specific recommendations to
address those needs. The overall goal of the study is to inform local decision making and policy
development in a manner that supports a balanced mix of quality housing types that effectively
serves the needs, preserves the identity, and enhances livability and economic vitality in the
community.
The Consultants will provide this technical assistance to the City free of charge through a grant
provided by the Illinois Affordable Housing Trust Fund and administered by the Illinois Housing
Development Authority (IHDA). The Consultants have completed similar studies in many
communities throughout the Chicago Metropolitan region. Copies of recent studies completed in the
Village of Antioch and the City of Naperville are attached for reference.
Process: The proposed study process includes the following three components:
1. Needs Assessment: Analyze the community's existing housing supply, identify housing gaps,
and define key housing issues unique to the Warrenville community that should be addressed
(examples include aging in place, property inspections, housing production, accessory
dwelling units, missing middle housing). The needs assessment findings will be provided for
City Council review and input.
2. Expert Panel Input: Identify and study municipalities that have addressed housing issues
similar to those identified in the Warrenville needs assessment. Facilitate conversations
designed to address key housing issues and share best practices.
3. Recommendations: Develop targeted recommendations to address key housing issues and
support a balanced, sustainable, future housing supply in Warrenville. The recommendations
would be documented in the final report memo presented for City Council consideration.
Timeline: The study would begin upon City Council authorization, and would take four to six
months to complete. This effort is included as an “Important Initiative” in the Community
Development Department’s FY 21 Department Work Plan.
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Workgroup: A Workgroup of key stakeholders and community leaders with a mix of perspectives
on local housing issues would be created to provide input and review information prepared by the
Consultants. Staff recommends the Workgroup consists of ten to 12 people and include
representatives from the following groups:
1. Mayor/City Council (up to two representatives)
2. PC/ZBA (up to two representatives)
3. Local realtor or developer with experience in the community
4. Chamber of Commerce
5. City staff (CDD and PD staff if crime free housing is a potential issue)
6. Local business or community organization leader, if available
7. Local landlord and/or homeowners association leaders (up to two representatives)
The anticipated time commitment from Workgroup members would include the time spent to
participate in three to four virtual meetings and to review and provide input on the various
documents and reports produced by the Consultants.
Staff Recommendation: Staff recommends the Community Development Committee recommends
the Council:
1. Authorize City staff to partner with the Metropolitan Mayors Caucus, Chicago Metropolitan
Agency for Planning, and Metropolitan Planning Council on a Warrenville specific Homes
for Changing Region Study,
2. Authorize City staff to create a Workgroup to provide input and review study related
materials, and
3. Designate the Mayor and/or City Council members (two representatives total) to participate
in the Workgroup.
Attachments:
City of Naperville Housing Study
Village of Antioch Housing Study
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INTRODUCTION
Homes for a Changing Region provides technical assistance to help municipal leaders address pressing
housing issues. The Metropolitan Mayors Caucus (MMC) and the Chicago Metropolitan Agency for
Planning (CMAP) provide assistance, with staff support from the Metropolitan Planning Council (MPC).
The Homes team provided technical assistance to Naperville through a grant from the Illinois Affordable
Housing Trust Fund (“trust fund”) as administered by the Illinois Housing Development Authority (IHDA).
The trust fund helps create and preserve affordable, decent, and safe housing for low-income
households throughout Illinois. The Homes process will help Naperville identify concrete
recommendations that address local housing challenges, including barriers to housing affordability, and
improving the conditions and quality of housing.
The project team held a kick-off meeting in May with Naperville Housing Advisory Commission to discuss
the City’s housing market conditions and challenges, and to develop local housing goals. The project
team held a focus group with local stakeholders to delve further into the most pressing housing issues in
June. A panel of housing experts attended a meeting in August with the Housing Advisory Commission,
City staff, and focus group participants to weigh in on strategies to address local housing issues.
Panelists included Mary Ellen Tamasy, Vice President, Community Partners for Affordable Housing
(CPAH); Sarah Flax, Housing and Grants Manager, City of Evanston; and Terri Worman, Associate State
Director, Advocacy and Outreach, AARP Illinois.
This action plan aggregates all of the knowledge and feedback collected from these meetings, and
outlines targeted housing strategies Naperville can implement. The implementation recommendations
focus on three issue areas: rental affordability, housing for a growing senior population, and the need to
address teardowns in the community. The memo concludes with three recommendations; these
recommendations could be pursued as a package, or the City could choose to pursue any of the three
recommendations independently over the short or long term.

HOMES NAPERVILLE ACTION PLAN

PAGE 2

HOUSING NEEDS ANALYSIS1
The recommendations focus on these three areas based on qualitative and quantitative data gathered
early on in the process. This section summarizes the findings. The full data workup developed by the
team can be found in Attachment 1.
After years of steady growth, Naperville is a maturing suburban community with a stable population.2
The population reached 146,431 in 2017—up 14 percent from 2000—while the region at large is up 0.2
percent. Currently, there are 51,272 households in Naperville, a 17 percent increase since the year 2000.
Since 2010, however, growth has slowed and the number of households has increased by just 3 percent.
CMAP estimates that the local population may expand to nearly 63,654 by 2050.3
Naperville has a somewhat diverse housing stock. Nearly three-quarters of the homes in Naperville are
single-family, and owners far outnumber renters in these units by a factor of three to one. There are
also many townhomes in the community, which are primarily owner-occupied. Renters tend to occupy
multi-family units scattered throughout the northern and eastern parts of the city.4 Naperville
homeowners earn a higher median income than Naperville renters ($134,316 for owners and $61,745
for renters). Staff indicates that housing affordable to low and moderate income households tends to be
in the northern part of the City.5
Beyond the above baseline information, a review of housing data and discussions with local
stakeholders pointed the team to three key findings about housing in Naperville.
There are fewer options for young families to purchase starter homes in Naperville and teardowns
worsen this issue. As Naperville has grown, it has added a variety of housing types, including single
family homes, townhomes, duplexes/triplexes, and apartments. As the chart below shows, Naperville
has added 2,366 new townhomes, 2-4 units, and multifamily units between 2009 and 2017. The addition
of small multifamily buildings is particularly noteworthy as the region as a whole lost more than 27,500
units in these buildings, with limited production in suburban areas.

1

This action plan, both in the text and in charts, repeatedly refers to the $20,000 and $50,000 income levels. These both hold
particular significance as they are used to approximate the 30 percent and 80 percent area median income (AMI) levels. These
income levels were chosen after a review of the Affordable Rental Unit Survey Methodology and applying that methodology to
the median household income for the CMAP region ($65,174).
2 Source: US Census 2000 and American Community Survey 2013-17.
3 CMAP produced population and household projections as part of ON TO 2050. The forecast considers birth, death, and
migration trends with data from county health departments and the U.S. Census Bureau. Moody's Analytics, an economic
research firm, forecasts employment by major categories each year, in each county, for the entire country. CMAP incorporates
that data, as well as impacts of policy recommendations from GO TO 2040 and ON TO 2050, into a model that calculates future
population and employment statistics for the region.
4 All data points in this Action Plan are from analysis of American Community Survey 2013-17 unless otherwise noted.
5 Discussion at Naperville Focus Group, June 10, 2019.
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Growth in Residential Units by Building Type, 2009-17
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Source: CMAP analysis of 2005-09 and 2013-17 American Community Survey data.

Despite adding many different types of housing, stakeholders still note strong price pressures in some
part of the City that may be causing a loss of older smaller homes, especially in neighborhoods near
downtown. Based on stakeholder discussions, the demand for these lots seems to be driven by the
attractiveness of proximity to downtown combined with the condition of some of the homes. Those in
poorer condition are more likely to be torn down and replaced by much larger homes that are far more
expensive. When such a smaller home is in better overall condition, the home is often the subject of
heated bidding between younger families looking to enter the market and older households looking to
downsize.
Realtors engaged for this project reported a much different market in the southern part of Naperville,
where neighborhoods are predominantly larger lot single family homes. In southern Naperville, older
homeowners are not choosing to downsize because they do not find local options attractive, particularly
the lack of small single family homes. The sluggishness of the southern Naperville market puts further
price pressures on the area near downtown. Despite its success adding a new variety of new housing
options, Naperville still needs smaller size ownership opportunities to help the market meet the demand
generated by older residents and young families.
Naperville needs more affordable rental units. Renters in Naperville earn a median income of $61,745,
which is only slightly lower than the median income across the region for both owners and renters
($65,174). Even with the relative affluence of local renters, many of them struggle with housing costs. 43
percent of local renters live in unaffordable housing, compared with only 39 percent in 2009.6 Given
this, it is unsurprising that Naperville has a growing need for more affordable rental units. As shown in
6

Unaffordable housing is defined as housing on which the household must spend more than 30 percent of income toward
rental or owner costs.
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the table below, many more local renters earn less than $19,999 than there are units with rents
affordable to households at that income level. Even with the slight surpluses of units for moderate
($20,000 - $49,999) and middle-income households ($50,000 - $74,999), renter households across the
income spectrum likely struggle with housing costs given that more than 40 percent of all renters pay
more than 30 percent of their income toward housing costs.

Rental Household Income Compared to Affordable Occupied
Units at Income Level
6,000
5,000
4,000
3,000
2,000
1,000
0
<$19,999

$20,000-$49,999

Actual Households at Income Level

$50,000-$74,999

$75,000-$99,999 $100,000-$149,999

$150,000+

Estimated Occupied Housing Units Affordable at Income Level

Source: CMAP analysis of 2013-17 American Community Survey data.

The lack of affordable rental units may be one reason that most of the Naperville workforce lives in
other communities. Naperville is a major regional job center, with much of its employment base in the
professional, scientific, and technical services occupations, as well as at Edward Hospital and its two
school districts.7 About 48 percent of these jobs pay less than $40,000.8 A discussion with community
members revealed the difficulty for certain workers to find affordable housing in order to both live and
work in Naperville, including administrative professionals, healthcare workers, and school teachers.
Given the known lack of affordable rental housing for households earning less than $19,999 and the
overall challenges with rental affordability among local renters, these challenges are not surprising.
Almost 60 percent of those who commute to Naperville for jobs travel more than 10 miles to get to
work, as local workers trade time and transportation costs for potentially lower housing costs.9
Some Naperville residents are aging in place. Naperville has a median age of 38.7. More than one out
of every four households has at least one person 60 years or older. As shown in the table below,
7

Source: CMAP analysis of 2015 Local Employment and Household Dynamics survey data. 23.6% of primary employment is in
the professional, scientific, and technical Services sector, 19.8% in healthcare and social assistance services, and 14% is
educational services.
8 Source: CMAP analysis of 2015 Local Employment and Household Dynamics survey data.
9 Source: CMAP analysis of 2015 Local Employment and Household Dynamics survey data.
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Naperville’s senior population (65 years and older) has doubled since 2000 and will likely continue to
grow. Despite the city’s overall relative affluence, nearly four in 10 senior Naperville households make
less than $50,000 per year.

Share of Naperville's population by age cohort
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Source: 2000 U.S. Census and 2013-17 American Community Survey data.

Officials noted that there seem to be more aging single-family homeowners living in Naperville,
particularly in older neighborhoods close to downtown. The U.S. Census indicates that 14.8 percent of
Naperville homeowners are 65 and older. As individuals age, their needs often change. The maintenance
responsibilities that go along with ownership of a single-family home, such as doing yard work, taking
out garbage, or even shoveling snow, can become increasingly difficult. Additionally, some older
homeowners may live on fixed incomes and lack the funds needed for repairs, which can cause homes
to deteriorate over time. Limited mobility, disability, and/or social isolation can exacerbate these needs
over time. Staff mentioned Naperville currently has resources for senior that can help with home
repairs.10
Given the programs that Naperville already offers for seniors to help them age in their own homes,
focus group discussions identified that the more pressing local issue was additional options for seniors
looking to downsize. Local realtors mentioned that Naperville seniors are staying in their homes longer
because of a lack of options, which has a downstream effect on the housing market of reducing the sales
supply, leaving fewer options available for new homeowners, a trend that contributes to the
aforementioned teardowns in neighborhoods closer to downtown. Focus group members agreed that
Naperville seniors are looking for not just multi-family options, but also townhomes, and smaller single-

10

Source: The City of Naperville offers a variety of Household Maintenance Assistance programs for seniors including sidewalk
repair, minor home service repairs through DuPage Senior Citizens Council and a weatherization assistance program. These
resources can be found in the Naperville’s Home page.
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family homes. Naperville can support these residents by exploring new housing options for seniors,
including options for households earning less than $50,000 per year.
RECOMMENDATIONS
As noted earlier, the Homes team convened an expert panel to help Naperville address these key
housing challenges. As a result of that conversation, this action plan recommends a few steps the City
can pursue.
1. Establish an affordable housing trust fund and funding sources
2. Create a community land trust for Naperville.
3. Explore an inclusionary zoning framework
4. Meet senior demand for more housing types
It is important to understand that the following recommendations overlap and can be pursued
separately, in tandem, or in phases. While recommendations 1, 2, and 3, can be pursued separately,
they will reinforce and maximize their impact if all are implemented in the long term. For example, if
Naperville creates a land trust (recommendation 2), that organization can be funded by the revenue
stream described in recommendation 1 and through payments-in-lieu generated by an inclusionary
zoning ordinance (recommendation 3). Additionally, these recommendations may require significant
staff time to be implemented in tandem, so they could also be implemented incrementally. For example,
the City could establish a trust fund initially funded by a demolition tax, as noted in recommendation 1,
then later use monies from the trust fund to launch the community land trust (recommendation 2).
Each recommendation is explained more thoroughly below.
EXPERT TOPIC 1: Establish an affordable housing trust fund and funding sources
The Homes engagement identified the need for additional housing funds in Naperville. Currently, CDBG
funding helps pay for many of the City’s housing efforts, such as the rehabilitation program. Expanding
local funding sources to create or preserve affordable housing is an important part of being able to
move forward a variety of potential strategies. Mary Ellen Tamasy, currently a Vice President with
Community Partners for Affordable Housing (CPAH), and Sarah Flax, Division Manager for Housing and
Grants with the City of Evanston, spoke about how Highland Park and Evanston each created an
affordable housing trust fund and funding sources.
The Highland Park Affordable Housing Trust Fund was created in May 2002 to provide financial support
for affordable housing activities that address the needs of low-and-moderate income individuals and
families. Money from the Housing Trust Fund is made available to developers, owners, or operators of
housing developments, as well as units of government. Activities eligible for grants include: housing
production, rental assistance, weatherization, emergency repairs, homeownership assistance,
preservation of existing housing, housing-related support services such as ownership and financial
counseling, capacity grants for nonprofits working to advance affordable housing initiatives, and any
other activity the Housing Commission determines will address the city’s affordable housing needs. The
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Housing Trust Fund helped finance Temple Avenue Town Homes, Hyacinth Place, Community Partners
for Affordable Housing, and a moderate-income rehabilitation program.
Initially, the Highland Park Housing Commission granted the trust fund $1 million in seed money from
the refinancing of a Section 8 development owned by the City. Any fee-in-lieu that is generated under
the City’s inclusionary zoning ordinance goes into the trust fund, and the City occasionally makes small
donations on excess bond capacity. The major source of ongoing revenue for the trust fund is the City’s
demolition tax. In 2020, Highland Park set the fee at $10,000 per building for single-family homes and
duplexes and $3,000 per unit for larger multifamily developments.
Evanston too has created an affordable housing trust fund, with similar operating structures and
permitted uses. Funds captured under the City’s inclusionary zoning ordinance (see topic 3), fees
negotiated from larger developments to which the inclusionary zoning ordinance do not apply, and
funds from a demolition tax flow into the trust fund. The Evanston Demolition Tax was adopted in 2006
and has been updated since that time, most recently in 2019. It assesses a residential structure
demolition fee of $15,000 per building or $5,000 per unit, whichever is more. The fee is adjusted
annually based on the Consumer Price Index. The following are exempt from the tax.
• If applicants enter into an agreement with the city to provide affordable housing.
• If the Evanston Community Development Director determines the replacement structure will be
affordable.
• If the demolition is ordered by the City.
In Naperville, some teardowns occur because owner-occupants demolish their own homes to build
bigger ones on the same property. In Evanston, whether an owner will be charged a tax depends on how
long they have and will own the home. An owner may apply to defer the tax if he/she has been the
occupant for three consecutive years prior to the demolition. In this case, a lien for the tax amount will
be recorded against the property. If the owner sells the replacement house within three years of
receiving its certificate of occupancy, the deferred tax plus interest is due. If the person remains an
occupant of the replacement house for three years, the lien is released and no tax is due. Alternatively,
an owner may pay the tax at the time the demolition permit is issued and later apply for a monetary
stability incentive equal to the amount of the tax if the person remained the owner and occupant of the
replacement house for three consecutive years after issuance of the certificate of occupancy. Highland
Park has a similar provision for owner occupants who want to demolish their home, but require five
years of ownership prior to the demolition and five years of ownership of the new home as well to be
except from the tax.
A trust fund can also help fund predevelopment costs or soft costs for multifamily rental programs
managed through IHDA. These programs include Low Income Housing Tax Credits, Affordable Housing
Trust Fund, and the State Donation Tax Credit. However, these programs cannot always fully fund all
costs associated with an affordable rental building. A trust fund can help cover these budgetary gaps,
make affordable multifamily rental more attractive to investors, and leverage these existing programs to
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produce more units. The Mayors Caucus manages a Municipal Resource Guide of housing programs that
details the eligible incomes and costs for these programs and others.
If Naperville plans on funding additional housing activities for those earning less than $50,000, the
creation of the trust fund helps clarify administration and use of funds set aside for affordable housing.
Given focus group feedback on the number of demolitions in Naperville, a demolition tax could be an
appropriate revenue source to flow into the trust fund.
Next Steps
• Create an affordable housing trust fund for any fees that the City is collecting to support housing
work.
• Engage the housing market analysis consultant to research the amount a demolition fee should
be in Naperville to balance current local development climate with community goals for creating
affordable housing.
• Set up a meeting with Sarah Flax from the City of Evanston to identify the process they used in
order to create and implement a demolition tax.

EXPERT TOPIC 2: Create a community land trust and housing non-profit within Naperville
The interrelated housing issues in Naperville are similar to those that Highland Park grappled with in the
mid-1990s (and still does today). Some members of the community were concerned about a lack of
affordable housing. Buyers were tearing down smaller and more affordable 1950s and ‘60s era homes in
western Highland Park. In response, the City created a community land trust (CLT), which expanded its
capacity over time to provide other housing services in Highland Park. Naperville could emulate this
approach.
As part of creating a new comprehensive plan, the City Council directed the Housing Commission to
prepare an affordable housing plan to be incorporated into the comprehensive plan. A key
recommendation in the affordable housing plan was to create a CLT to preserve the existing housing
stock and develop new housing that will remain affordable in perpetuity. The model was found to be
among the most effective and efficient models of affordable housing, particularly in high-cost areas such
as Highland Park. In 2003, the City of Highland Park and interested residents established the Highland
Park Illinois Community Land Trust (HPICLT) as an independent nonprofit, 501(c)3 organization. Mary
Ellen Tamasy, currently a Vice President with Community Partners for Affordable Housing (CPAH) spoke
of her experiences working with Highland Park as they developed a CLT in the late 1990s and early
2000s. Mary Ellen was the first executive director of HPICLT, which today is called CPAH.
Using the CLT model, CPAH acquires existing properties (primarily foreclosed and/or blighted
properties), conducts a thorough environmentally sustainable rehabilitation and then sells the homes to
income-qualified buyers at an affordable price. CPAH retains ownership of the underlying land and
leases the land to the homebuyer for a nominal fee ($25 per month) via a 99-year, renewable ground
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lease. The purchase price for the homebuyer is typically 40 to 65 percent below the market value
because, the homebuyer only purchases the home and not the land. If the homebuyer later wants to sell
their home, it is sold to another income-qualified buyer or back to CPAH at a formula price designed to
give the homeowner a fair share of appreciation, while still keeping the home affordable for the next
buyer. The resale restrictions maximize the cost-effectiveness of public and private investment because
the homes are not only affordable to the first buyer, but will remain affordable for succeeding
generations of homebuyers forever. In addition to the home preservation program, CPAH also develops
new affordable for-sale and rental housing using the CLT model. Like CPAH’s preservation program, the
organization retains ownership of the underlying land to ensure newly constructed homes also remain
affordable forever. Mary Ellen explained that the land trust has developed over 90 permanently
affordable homes, both ownership and rental, in and around Highland Park since its creation.
Beyond creating affordable units, a CLT in Naperville could build its capacity over time. Like CPAH, a CLT
in Naperville could leverage other federal and state resources to provide housing services for the City,
developers, and residents. This would require some ramp up, but action at the municipal level provides
the “seed” for such a non-profit to grow and administer numerous resources:
• Community Development Block Grants: This organization could administer Naperville’s CDBG
funded housing rehabilitation program.
• IHDA Rehabilitation Programs: This organization could also apply for and administer funds from
IHDA. These include the Single Family Rehabilitation program, which recently expanded
eligibility to HUD entitlement communities, and the Home Accessibility Program, helps fund
accessibility improvements within existing units. There is currently no provider to administer
these funds in Naperville.
• Homeownership Programs: This organization could promote and leverage IHDA
homeownership programs for income-eligible buyers when it helps preserve owner-occupied
housing units (see below).
• Waitlist Administration: In Evanston and Highland Park, CPAH serves as the waitlist
administrator and income certifier for the units created via inclusionary zoning ordinances,
thereby reducing the administrative burden on the city while providing developers with a
competent partner to make compliance with the inclusionary zoning ordinances easier (see
recommendation 3).

The establishment of a CLT will require initial start-up funds. In Highland Park, the start-up costs were
funded with resources from the Highland Park Affordable Housing Trust Fund. The trust fund and land
trust were created at the same time with the start up in mind. Given its small staff size, the annual
operating budget of the land trust was roughly $180,000. The total estimated cost per scattered-site
unit is approximately $290,000, including acquisition, rehabilitation, and soft costs such as insurance,
utilities, and legal fees. Naperville could choose to emulate this model, funding some portion of start up
with CDBG funds and/or see funding from DuPage County.
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To create and preserve housing opportunities for households earning less than $50,000 in Naperville,
the City should lead the creation of a CLT, organized as a 501(c)3, with a mission to preserve housing
opportunities for those earning less than $50,000 in Naperville. The immediate focus of a CLT would be
to acquire and rehabilitate homes in order to preserved and create an affordable housing stock for the
community. Over the longer term, the CLT could expand to administer Naperville’s CDBG-funded rehab
program, secure and administer other rehab funding available through IHDA, leverage and promote
state homeownership programs, and to manage wait lists, if Naperville chooses to pursue an
inclusionary zoning framework. As a next step, Naperville should work through its Housing Advisory
Commission to better understand the startup costs associated with a CLT and work with DuPage County
to explore the potential for seed funding from the County to create a CLT.
Next Steps
• Engage the housing market analysis consultant to explore the setup costs for a CLT in Naperville.
• Set up a meeting of Naperville, DuPage County, and CPAH staff to discuss the interest of the
County in supporting the creation of a CLT.

EXPERT TOPIC 3: Explore an inclusionary zoning framework
While both the CLT (topic 1) and an affordable housing trust fund and demolition tax (topic 2) can create
more units affordable to families earning less than $50,000, inclusionary zoning is a potential tool as
well. Sarah also spoke at the focus group about Evanston’s extensive experiences adopting and
modifying inclusionary zoning ordinances several times in the past 15 years. In the Chicago region,
Evanston is one of several communities that have adopted inclusionary zoning ordinances, alongside
Chicago, Highland Park, Lake Forest, Oak Park, and St. Charles.
Inclusionary zoning requires or incentivizes a private developer to set aside a percentage of the units in
a given project for households earning below a certain income threshold and that in order for those
households to afford the unit, setting the rent or sales price at below the market rate. Inclusionary
zoning efforts work well in strong housing markets, leveraging the demand to build new market rate
units to also add affordable units. The units created by inclusionary zoning can be built within the new
development, but communities can also allow for the developer to build the units off site nearby or to
pay in lieu of providing a unit.
Evanston created its first inclusionary housing ordnance (IHO) in 2007. This initial version applied only to
for-sale planned developments with 25 units or more. Condominium construction stopped with the
onset of the recession and the ordinance generated no units or fees. Evanston implemented a revised
IHO in 2016. The revised IHO broadened the types of projects covered and included different
requirements in different parts of the City, framed as transit oriented development (TOD) areas and
non-TOD areas. Because the ordinance was still not working as envisioned, the City Council adopted a
new IHO in October 2018, which, among other things, removed the differing requirements in different
parts of the City (i.e. TOD vs. non-TOD areas). To date, Evanston’s IHO (across all of its variations) has
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generated 49 affordable units and $2.4 million in fees that the community is using to support other
affordable housing developments.
Evanston’s current IHO applies to all residential developments of 5 units or more. For privately funded
developments, 10 percent of the total number of dwelling units must be affordable. For developments
with public funding, 20 percent of the total number of dwelling units must be affordable. When the
ordinance creates a new affordable for-sale unit, that unit must be sold to someone earning less than
100 percent of the area median income (AMI). When the ordinance creates a new affordable rental unit,
that unit must be rented to someone earning less than 60 percent of AMI. Project types that are covered
by the IHO include:
• New construction;
• Renovation or reconstruction of existing multifamily housing that increases the number of
residential units in the building;
• Conversions of buildings from rental to owner or owner to rental; and
• Mixed-use and adaptive reuse projects.
The IHO permits condominium developments to pay a fee in lieu of providing the affordable units on
site. Fees range from $150,000 to $262,500 depending on the type of approval and development
location. Fees increase annually based on the Consumer Price Index. Apartment developments must
provide units on site. Developers not wanting to either pay out their obligation under the ordinance or
create units on-site may file an “equivalent proposal,” such as buying and restricting existing units
somewhere else in the same neighborhood. These proposals must be approved by Council.
Finally, Evanston offers additional development incentives to generate investor support and compliance
with the ordinance:
• Priority processing above all other residential land use applications;
• Deferral of fees for plan review and building permits until the first temporary certificate of
occupancy is issued, with those fees related to the affordable units waived altogether;
• Eligibility for density and floor area ratio bonuses depending on the development location and
the share of affordable units provided on-site; and
• Reduced parking requirements, with the affordable units themselves requiring no parking.
As evidenced by the multiple revisions to Evanston’s IHO between 2007 and today, this
recommendation will require considerable staff capacity as well as regular input from the Naperville
Housing Advisory Commission and City Council. First, the municipality must effectively design the
ordinance to work within the current housing market. Because development conditions and housing
cycles can change, this strategy also requires on-going staff bandwidth to administer, monitor, and
recommend updates to the ordinance to ensure that it meets local housing goals. Ms. Flax emphasized
in her presentation that inclusionary zoning works best when the requirements of the ordinance are
closely tailored to balance the current local development climate with community goals for creating
affordable housing. To maintain that equilibrium, inclusionary zoning ordinances need to be regularly
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adjusted. Building local and political support to adopt an inclusionary zoning ordinance takes time as
well. Evanston spent more than a year to draft and approve major revisions to the IHO in 2016. Input
from stakeholders was sought throughout the update process, including through a large community
meeting attended by City residents, businesses, developers, and community organizations in order to
share plans for the revision of the IHO and solicit feedback on how to make the policy more effective.
Inclusionary zoning can be a useful tool for Naperville to expand the supply of housing for those earning
less than $50,000, but before investing time or resources to develop an ordinance, the City should first
gather information about the tradeoffs associated with possible features including:
• To which developments should the ordinance apply?
• What sort of affordable housing obligation should the ordinance create (i.e. the percent of
affordable units)?
• Should ordinance standards vary by location in the City?
• Should Naperville allow a fee-in-lieu, and if so, what should that fee be?
• Will Naperville offer incentives or bonuses?
• To who should the created units be affordable (i.e. 100% or 60% of AMI for example)?
• Could Naperville identify a non-profit partner to help with administration?
The City has hired a consultant to perform a housing market analysis and it should take the opportunity
to use that consultant to also explore the tradeoffs associated with the above ordinance features to
better understand what a balanced ordinance in Naperville might look like.
Next Steps
•
Engage the housing market analysis consultant to explore the tradeoffs associated with the
above ordinance features and make a recommendation on ordinance design that allows
Naperville balance current local development climate with community goals for creating
affordable housing.
•
Continue local conversations to gauge support for adoption of an inclusionary zoning ordinance
using the more detailed information provided by the housing market analysis.

EXPERT TOPIC 4: Meeting senior demand for more housing types
As noted earlier, Naperville residents are growing older. One third of residents are 55 and older, up from
19 percent in 2000. Additionally, over 3,500 senior-led households in Naperville earn less than $50,000
per year and over 1,100 earn less than $19,999. Almost two out of every three Naperville households
led by someone over 55 own a home. Yet, as individuals age, their needs often change. Given the
programs that Naperville already offers for seniors to help them age in their own homes, focus group
discussions identified that the more pressing local issue was additional options for seniors looking to
move.
Naperville has done a good job of diversifying its housing stock, offering residents of all ages more
housing options than before.
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Despite this added diversity, stakeholders think that the housing stock must be more diverse to meet
the needs of aging seniors. The focus group particularly emphasized the need for more townhomes and
smaller single-family options, not just large multi-family buildings. As supported by the data, those
senior options must also include adequate options for households earning less than $50,000 to truly
meet community needs.
Terri Worman from AARP Illinois spoke at the expert panel about national research AARP has done to
educate communities about the wide array of “missing middle” housing types that communities can add
to better provide the housing types of interest to aging residents. This included examples from the
publications The ABCs of ADUs and Making Room. She emphasized how many of the housing
characteristics of interest to seniors are also those of interest to other generations too.

The “Missing Middle” framework identifies five key characteristics of housing that Naperville can use as
a guide when exploring what types of missing middle options might fit best in the existing development
context of Naperville:
1. Located in Livable Communities (walkable context)
2. Compatible with Single Family Homes
3. Provide Small, Well Designed Units
4. Provide Fewer Off-street Parking Spaces
5. Create a Strong Sense of Community
For example, Naperville could explore permitting the addition of accessory dwelling units within its
existing housing stock. An accessory unit is a second dwelling unit located within or attached to a
principal single-family dwelling. Recently, ADUs have received local and national attention as a strategy
to increase the supply of housing in submarkets that have seen sharply rising costs. Some municipalities
in Illinois, including Oak Park, Evanston, Bull Valley, and Park Forest, have relaxed their regulation of
ADUs or allowed them as of right over the last three years.
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It is very important to note that there is no “cut and paste” approach to enabling accessory units,
because municipalities vary significantly in their land use patterns, size of housing stock, access to
transportation, and other factors. Across the region, regulations on ADUs vary significantly and
individual municipalities must consider several factors in drafting an ordinance, including:
• Occupancy: When a municipality proposes an ADU ordinance, residents and elected officials
frequently express concern that the unit will not be cared for, or that an absentee landlord will
rent out both units. Alternatively, the municipality may want to enable ADUs to support
intergenerational living but express reservations about what happens to the unit when the
house is sold. It is common for ADU ordnances in our region to require that one unit remain
owner occupied. For example, Wilmette requires owner occupancy within either the primary or
accessory unit. Homer Glen requires that occupants must be a family member and apply for an
occupancy permit each year.
• Attached vs. Detached: Communities can specify whether an accessory unit is attached or
detached in an effort to fit in the character of existing homes. This may also impact the outcome
of the ordinance across different types of land uses. For example, communities with alleys or
compact street grids, such Evanston, may allow homeowners to add a freestanding unit or
convert their detached garage. In newer growth areas, such as southern Naperville, the cost of
utility hookups and concerns about emergency access makes attached ADUs more desirable.
• Unit Size: Municipalities express concern about the size of new construction, detached
accessory units. Most ADUs are 800 square feet or less. When communities allow ADUs, they
can limit the size and massing of new detached units by regulating either its total square footage
or the coverage of lot area. For an attached unit, communities can limit the total square footage
or percentage of interior space.
• Parking: The potential impact on parking is a frequent concern, as is the case with other types of
new development, particularly in residential areas without transit access. However, parking
requirements may make it difficult for a homeowner to add a detached ADU on a narrow lot or
an attached ADU in an existing single family home. Many zoning ordinances, including recently
passed language in Park Forest and Oak Park, have waived parking minimums for an ADU.
Because there is no “one size fits all” approach to consider these variables, Naperville will need to
consider in designing an ADU ordinance. Evanston discussed its efforts to enable ADUs on all properties
during the expert panel. Additionally, Park Forest and South Elgin enabled ADUs in recently Unified
Development Ordinances developed by CMAP and this ordinance language is available as a template on
the Mayors Caucus website.
Naperville could also explore allowing senior cottage clusters, a group of smaller detached homes
clustered together on one lot. Cottages in these developments are typically much smaller than single
family homes. This building type may help alleviate the demand for starter homes by the City’s growing
senior population. The City may need to waive parking requirements, setbacks and lot coverage
standards to allow a cluster. While the Chicago region does not possess many comparable developments
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to easily inform these zoning changes, Zion Senior Cottages is one successful example of a cottage
development, which was funded with Low Income-Housing Tax Credits allocated by IHDA.
Naperville is currently working on a new comprehensive plan. As such, it is a good time for the
community to prioritize the building types identified by AARP and their possible application in
Naperville.
Next Steps
● In the comprehensive planning process, the consultant should answer the following questions:
o What types of “missing middle” housing best meet the needs of Naperville’s senior
population, including the needs of seniors earning less than $20,000 and $50,000?
o Where such housing could build in Naperville?
o What zoning changes Naperville would need to take in order to permit such
development?

KEY CONTACTS
Community Partners for Affordable Housing
● Mary Ellen Tamasy, metamasy@lcrdcil.org
City of Evanston
● Sarah Flax, Sflax@cityofevanston.org
AARP Foundation, Illinois
● Terri Worman, TWorman@aarp.org

TRUST FUND ALIGNMENT
This action plan was made possible by a $380,240 two-year allocation of the Illinois Affordable Housing
Trust Fund. An estimated $34,875 of that allocation was spent in personnel and travel costs on the
development of this action plan, which aligns with the objectives of the Trust Fund across of the
recommendation areas:
• Establish an affordable housing trust fund and funding sources: As noted above, Naperville
needs more housing for both households earning less than 30 percent and 80 percent of
AMI. This report recommends that Naperville create an affordable housing trust fund and
adopt a demolition tax to fund housing programs that will serve, among others, households
earning less than 80 percent of AMI.
• Create a CPHA-like organization for Naperville: Our analysis found that in 2017, there were
3,100 households earning less than $20,000 per year, there were only 1,631 units affordable
at that income level, of which 657 were owner units where the owner carried no mortgage
(i.e. units not likely to remain affordable when sold). Similarly, in 2017 there were 7,700
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households earning between $20,000 and $50,000 and 10,890 units affordable at that
income level, of which 4,750 units were owner units where the owner carried no mortgage
(i.e. units not likely to remain affordable when sold). In sum, Naperville needs more housing
for both households earning less than 30 percent and 80 percent of AMI, approximately
defined as those earning below $20,000 and $50,000 per year. This report recommends that
Naperville create a CLT to preserve and create housing affordable households earning less
than 80 percent of AMI.
Researching inclusionary zoning: As noted above, Naperville needs more housing for both
households earning less than 30 percent and 80 percent of AMI. This report recommends
that Naperville research adopting an inclusionary zoning ordinance that will create will
create units affordable to, among others, households earning less than 80 percent of AMI,
or potentially create funding to operate housing programs that will serve, among others,
households earning less than 80 percent of AMI.
Meeting senior demand for more housing types: While the broad goal of creating more types
of housing in Naperville that could be attractive to seniors can be beneficial across the
income spectrum, our analysis found that that 33 percent of the population was at or near
retirement age. Approximately 11 percent of senior-led households earn less than $20,000
per year and another 27 percent earn between $20,000 and $50,000 per year. Adding
additional senior options that include units affordable to households earning between
$50,000 would benefit low- and moderate-income seniors.
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INTRODUCTION
Homes for a Changing Region provides technical assistance to help municipal leaders address pressing
housing issues. The Metropolitan Mayors Caucus (MMC) and the Chicago Metropolitan Agency for
Planning (CMAP) provide the assistance, with staff support from the Metropolitan Planning Council
(MPC). The Homes team’s work with Antioch has been provided free of charge thanks to financial
support from the Illinois Affordable Housing Trust Fund (“trust fund”) as administered by the Illinois
Housing Development Authority (IHDA). The trust fund helps create and preserve affordable, decent,
and safe housing for low-income households throughout Illinois. The Homes process will help Antioch
identify concrete recommendations (short and long term) that address local housing challenges,
including barriers to housing affordability, and improving the conditions and quality of housing.
The project team held a kick-off meeting in November with Antioch officials to discuss the Village’s
housing market conditions and challenges, and develop local housing goals. The project team held a
focus group with local stakeholders to delve further into the most pressing housing issues in January. A
panel of outside housing experts attended a meeting in February with Village staff and elected officials
to weigh in on strategies to address local housing issues. Panelists included Swasti Shah from Urban
Land Institute; Rob Anthony from Community Partners for Affordable Housing (CPAH); and Mayor Linda
Lucassen, Daniel Alcorn, and Alice Templin from Round Lake Park. Also in attendance were Nicki Pecori
Fioretti, Andrew Field, and Brendan Kiley from IHDA.
This action plan aggregates all of the knowledge and feedback collected from these meetings, and
outlines targeted housing strategies Antioch can implement. The implementation recommendations
focus on three issue areas: rental unit regulation, rehabilitation for seniors to age in place, and
downtown development to address needs for workforce housing and rental options for low-income
seniors.
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HOUSING NEEDS ANALYSIS1
The recommendations focus on these three areas because of qualitative and quantitative data gathered
early on in the process. This section summarizes the findings. The full data work-up developed by the
team can be found in Attachment 1.
Antioch is a growing suburban community located in northern Lake County, just south of the Wisconsin
border. The Village has grown by 63 percent since 2000.2 Much of that growth came before the 2008
recession, as Antioch grew southward from its historic core. The population reached 14,430 in 2010 and
has stayed stable since then, with a slight decline to 14,342 in 2016. This slow growth rate is similar that
of Lake County and northeastern Illinois after the 2008 recession. Some newer residential
neighborhoods sit farther away from the historic downtown, separated by lakes and wetlands.
Community members value this mixture of development and natural areas. CMAP estimates that the
local population could expand to nearly 18,133 by 2050 and the Village should plan for this future
residential growth.3
Most neighborhoods in Antioch are primarily single-family. Three-quarters of all residential units are
single-family houses and 72 percent of all households are owner occupants.4 Meanwhile, renters
primarily live in multi-family buildings, which include several large multi-family developments as well as
scattered site rentals in and around the historic core. The incomes of owners and renters in Antioch are
quite different ($96,637 for owners and $34,538 for renters).
Beyond the above baseline information, review of housing data and discussions with local stakeholders
pointed the team to four key findings about housing in Antioch.
Antioch needs more affordable and better maintained rental units.
Because local renters earn a median income of $34,538, it is unsurprising that two out of every three
rental units in Antioch are affordable to households earning between $20,000 and $50,000. Additionally,
more than eight out of ten rental units are affordable to households earning less than $50,000 (941
units). However, only 128 of these units (14 percent) are deed restricted to ensure that the unit remains
affordable to households earning less than $50,000.

1

This action plan, both in the text and in charts, repeatedly refers to the $20,000 and $50,000 income levels. These both hold
particular significance as they are used to approximate the 30 percent and 80 percent area median income (AMI) levels. These
income levels were chosen after a review of the Affordable Rental Unit Survey Methodology and applying that methodology to
the median household income for the CMAP region ($65,174).
2 Source: US Census 2000 and American Community Survey 2012-16.
3 CMAP produced population and household projections as part of ON TO 2050. The forecast considers birth, death, and
migration trends with data from county health departments and the U.S. Census Bureau. Moody's Analytics, an economic
research firm, forecasts employment by major categories each year, in each county, for the entire country. CMAP incorporates
that data, as well as impacts of policy recommendations from GO TO 2040 and ON TO 2050, into a model that calculates future
population and employment statistics for the region.
4 All data points in this Action Plan are from analysis of American Community Survey 2012-16 unless otherwise noted.
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Antioch comparison of rental household incomes with occupied
units affordable at each income level

600
400
200
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<$19,999
Actual Households at Income Level

$20,000-$49,999

$50,000+

Estimated Occupied Housing Units Affordable at Income Level

Source: CMAP analysis of 2012-16 American Community Survey data.

Despite the overall affordability of the rental stock, many local renters still struggle with housing costs,
in part due to a lack of units affordable to those households earning less than $20,000. About 60 percent
of Antioch renters are cost-burdened, meaning that they pay more than 30 percent of their monthly
incomes toward housing costs. Approximately 30 percent of local renters earn less than $20,000 and
there is a shortage of rental units affordable to these households, only adding to local affordability
issues. As will be touched on later, the growing number of industrial jobs in the surrounding area will
likely only add to the number of renters looking for units affordable to households earning less than
$50,000. These income levels ($20,000 and $50,000) approximate the 30 percent and 80 percent area
median income (AMI) levels, which is relevant because many IHDA programs, including its Low Income
Housing Tax Credit program, help create units for households at these income levels. 5
Beyond these gaps, stakeholders also expressed concern about the quality of the local rental stock,
particularly the larger apartment developments. While most landlords maintain their units well, a few
do not, and these properties influence the appearance on the community as a whole. Some residents
also noted that ongoing concerns about the condition of these buildings makes the Village less likely to
support additional rental development. The Village does not currently inspect rental units, internally or
externally, except in responses to complaint calls.
Most of the Antioch workforce lives in other communities.
Antioch is a primarily residential community and most of its employment base is focused on retail,
services, and education.6 However, the Village also has some sizable local manufacturers (like Deli
Source) and will be attracting more (like Handy Foil) to its industrial park in the future. Half of current

5

https://www.ihda.org/developers/tax-credits/low-income-tax-credit/
Source: CMAP analysis of 2015 Local Employment and Household Dynamics survey data. 23.6 percent of primary employment
is in the retail sector, 19.8 percent in educational services, and 14 percent is accommodations and food services.
6
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local jobs pay less than $40,000.7 Discussion with a local industrial employer noted that the pay for an
entry level work for the types of industries Antioch wants to attract is also below $40,000. Overall,
employment in Antioch has increased a little more than 1 percent a year on average since 2002.8
Only 639 employees both live and work in Antioch. Just over half of those who commute to Antioch for
jobs travel more than 10 miles to get to work.9 A local industrial employer suggested that these long
commutes may contribute to his firm’s recent trouble with turnover and retention. Additional housing in
Antioch could help these firms better attract and retain workers.

Source: Slide from the kickoff meeting. See Attachment 1.

Downtown Antioch has several residential development opportunities.
Antioch officials value their downtown. Currently, 1,574 households live within the two Census tract
block groups that comprise the downtown. This figure is essentially unchanged since 2000. Similarly, the
number of housing units in the downtown area has also stayed stable since 2000. Approximately 652
households that live around downtown Antioch earn less than $50,000 and the neighborhood includes
90 units of deed restricted affordable housing at Oakridge Village Apartments, which is a 10 minute walk
from downtown. These households can easily walk to downtown amenities that include a grocery store,
the Antioch Senior Center, and shops in the downtown.

7

Source: CMAP analysis of 2015 Local Employment and Household Dynamics survey data and does not include new jobs
created from the recent relocation of Handy Foil into the community.
8 Source: CMAP analysis of 2015 Local Employment and Household Dynamics survey data.
9 Source: CMAP analysis of 2015 Local Employment and Household Dynamics survey data.
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Antioch officials want to grow businesses and services in downtown. To do this, they are focused on
strategies to retain existing businesses, attract new business, and generate foot traffic through
additional residential development. The Village has several key properties in and around the downtown
and its recently adopted Comprehensive Plan makes the redevelopment of these properties a priority. In
this Homes engagement, local officials focused on two sites in particular.
The first of these two sites is known as the Pittman property. This 2.5 acre site sits at the intersection of
Main Street and Orchard. Its redevelopment could better connect the downtown and the Metra Station.
This intersection also provides high visibility to business on Main Street. However, the property also has
significant redevelopment challenges, including a creek in a culvert that bisects the property and
potential soil contamination from a prior use. The Village Board has discussed many uses for this site,
including retail development, residential development, or open space.
The second of these two sites is the former St. Peters School. This building sits about half a mile west of
the downtown core. St. Peters church is currently considering what to do with the shuttered school.
Local officials have discussed residential uses for this property.
Some Antioch residents are aging in place.
Antioch is growing older. The Village has a median age of 37. Three out of every 10 households has at
least one person 60 years or older and almost one out of every five are led by somebody 65 or older.
Approximately 60 percent of the households led by someone 65 or older make less than $50,000.
Moreover, the share of the local population above and nearing retirement age has grown since 2000, as
shown in the table below.

Percent of the population by age group

2000

33%

2016

31%

0%

20%

20%

25%

16%

26%

40%
19 and under

14%

17%

60%
20-34

35-49

10%

80%
50-64

Source: 2000 U.S. Census and 2012-16 American Community Survey data.

9%

100%
65+

120%
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Officials noted that there seem to be more aging single-family homeowners living in Antioch, particularly
those older neighborhoods closest to downtown. The US Census indicates that 13 percent of Antioch
homeowners are 65 and older. As individuals age, their needs change. Their homes may need
modifications, they may be unable to keep up with upkeep and repairs, and they may need more
services and conveniences within easy access of home. Limited mobility, disability, and/or social
isolation can exacerbate these needs over time.
For older residents who continue to live in single-family homes, accessibility of their homes becomes
increasingly important and may need to be addressed through physical improvements. The maintenance
responsibilities that go along with ownership of a single-family home, such as doing yard work, taking
out garbage, or even shoveling snow, can become increasingly difficult. Additionally, some older
homeowners may live on fixed incomes and lack money for repairs, which can cause their homes to
deteriorate over time. Over time, some of these older residents may need to seek other housing options
like multifamily senior living, while others will be able to remain, but will need assistance maintaining
their home.
Given these trends, Antioch officials want to explore ways to improve livability for its seniors. Many of
the local conversations revolved around how some seniors want to age in place, or remain in their
homes for as long as they are able. However, as seniors age and their needs change, seniors may have
difficulty maintaining their single-family homes. Some seniors will need assistance from neighbors,
public agencies, or the Village to remain in their homes. However, other older adults may not want to
remain in their homes or may be unable to stay in their homes Antioch can support these residents by
exploring new housing, including rental options for low-income seniors. Proximity to downtown for such
new development would be particularly beneficial given the amenities in and around downtown
Antioch, including the senior center.
RECOMMENDATIONS
As noted earlier, the Homes team convened an expert panel to help the Village address these key
housing challenges. As a result of that conversation, this action plan recommends three short-term steps
that the Village can pursue.
1. Implement a performance based rental regulation framework to encourage a high-quality rental
stock for all renter households.
2. Help older households age in place by connecting them to existing rehabilitation and
modification programs.
3. Explore options to add new residential units near downtown, including rental options for lowincome seniors who would benefit from the proximity to services and amenities in a walkable
downtown.
Each recommendation is explained more thoroughly below.
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EXPERT TOPIC 1: Rental regulations
A rental regulatory framework can help the Village encourage better property maintenance of its
multifamily stock and improve the living conditions of local renters, the majority of whom make less
than $50,000 per year. Over time, this will maintain the quality and longevity of the rental stock, the
majority of which is currently affordable to those households earning less than $50,000, and encourage
better relations between those buildings and the community at large.
Because it is not a home rule community, Antioch cannot license landlords. Nonetheless, the Village can
still pursue a variety of effective strategies to encourage better maintenance of its existing multifamily
rental stock.
First, Antioch can establish a rental housing inspection program to hold property owners accountable to
specific maintenance standards in the local building code. These programs keep landlords in compliance
with the municipal code and also protect tenants from the harms associated with neglect and
disinvestment. A fee may be charged to cover the municipality’s program administration expenses. Both
the inspections and fee must be reasonable and based on a legitimate government interest (i.e., public
health and safety).
To protect tenant rights, the inspection schedule must be constrained by neutral, reasonable legislative
and administrative standards (i.e., passage of time, nature of the building, etc.). The best inspection
programs reflect local conditions in their design, such as staff capacity, the number of rental properties,
and the age and condition of the housing stock. The inspection schedule is a typical point of
customization from one municipality to the next. Municipalities may elect to conduct inspections
annually, at change of occupancy, at transfer of property, or for cause when a building has been the
subject of one or more complaints or violations.
Second, Antioch can establish a rental registration program. Registration is a tool to gather information
from property owners, including the name, address, and telephone number of the owner, operator, and
property manager. Registration benefits municipalities that want to keep an up-to-date database of
rental properties, improve relations with property owners, and track landlord behavior. Registration
programs are commonly run in tandem with rental inspection programs. Both programs operate yearround. For the programs to be successful, a community must allocate sufficient staff and/or other
municipal resources to operate the programs.
Under the leadership of Mayor Linda Lucassen, the Village of Round Lake Park adopted a rental
residential property registration and inspection ordinance in 2014. Mayor Lucassen, Alice Templin, and
Daniel Alcorn from Round Lake Park attended the Antioch expert panel to discuss the merits of adopting
a rental registration and inspection ordinance as a non-home rule community. Under their ordinance, all
rental units are required to register and submit basic contact information to the Village’s Building and
Zoning Department. All rental properties are inspected annually. The annual registration fee is $100 per
dwelling unit, which includes one inspection. Any subsequent re-inspections required to correct
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violations are $65. Landlords are also encouraged to attend a training. Landlords who complete the
specified training are eligible to receive an exemption from the annual fee and inspection for one year,
assuming that the landlord also has two prior years of continued approval by the building
commissioner.10 Thereafter, certified landlords would need to pay the registration fee and have their
property inspected every other year as long as they are able to keep them in compliance.
Antioch currently has no program in place for rental inspections or rental registration. Therefore, the
Village will need to carefully consider the staffing needed to implement a registration and inspection
program. Antioch should consult with other non-home rule municipalities that have instituted programs
to understand how administrative costs are covered. Both Round Lake Park and Round Lake (which
recently started a rental inspection program) would be good contacts.
Also, as Round Lake Park representatives highlighted, incentives for compliance are a good part of any
registration and inspection program. Landlords who comply with local requirements appreciate the
reduced regulatory burden and the costs of compliance. Round Lake Park’s incentives combine training
with multi-year compliance and reduced fees for the landlord. The Community Investment Corporation
(CIC) is a leader in property management trainings and has partnered with communities across the
region to train landlords on topics that range from tenant selection to preventative maintenance to fair
housing and ethics in the industry. Antioch should assess what type of education would be most
effective for local landlords. Trainings right after instituting rental inspections and registration would be
very beneficial and could be coordinated with neighboring towns.
Next Steps
 Explore rental registration and inspection framework that is cost neutral and incentivizes good
landlords who properly manage and maintain their properties.
o Review ordinances in Round Lake Park and Round Lake as potential models when writing
a local ordinance.
o Invite elected officials from Round Lake Park and Round Lake to speak to the Village
Board about their programs.
o Conduct an analysis to determine the right fee structure to support sufficient staffing to
operate the envisioned program.
 Organize a landlord “fair” that focuses on landlord education and resources that can help
landlords more effectively manage and maintain their properties.

10

The Round Lake Park program specifies training in crime free housing. There are many other formats for landlord training.
Moreover, Antioch should be aware of Public Act 099-0441, which prohibits municipalities from enacting or enforcing
ordinances that penalize tenants or landlords based on police calls that were intended to prevent or respond to domestic or
sexual violence or that were made on behalf of an individual with a disability, or based on incidents of actual or threatened
domestic or sexual violence or related criminal activity.
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EXPERT TOPIC 2: Seniors aging in an existing home
Antioch residents are aging. Data confirms that 13 percent of Antioch homeowners are 65 or older,
owners that many not want to move out of their existing homes as they age. Programs offered by both
the IHDA and CPAH can help these residents successfully age in place.
Nicki Pecori Fioretti, Andrew Field, and Brendan Kiley from IHDA spoke at the expert panel. While they
touched on a wide array of IHDA programs, the most pertinent IHDA program is its Home Accessibility
Program (HAP). HAP provides funding to units of local government and not-for-profit organizations for
home accessibility grants. Qualifying households are eligible to receive up to $25,000 in the form of
forgivable loans for home modifications that prevent premature or unnecessary institutionalization of
seniors and people with disabilities. While municipalities are eligible, CPAH carries out this IHDA
program for communities in Lake County.
Rob Anthony from CPAH, who also spoke at the expert panel, noted that CPAH offers rehabilitation
funds for owners earning less than $50,000 through three different programs. The programs may be
paired together. Owners can improve roofs, windows, electrical, plumbing, kitchens, bathrooms, heating
and cooling systems, remove lead and mold, and much more through these programs.






Life Systems Grant: Up to $40,000 to make necessary repairs and improvements to systems
and structures, from the roof to the foundation and everything in between. This is a 0 percent
interest grant with no monthly payments, forgiven after 5-10 years in the home.
Accessibility Grant: Up to $20,000 to make your home accessible for residents with
disabilities and limited mobility. This is a 0 percent interest grant with no monthly payments,
forgiven after 5-10 years in the home.
Amortized Loan: Up to $10,000 to make all kinds of life systems, accessibility and aesthetic
improvements. This is a 3 percent interest loan with monthly payments, payable over a
maximum ten-year period.

Conversation at the expert panel focused on how Antioch can connect residents with these resources,
especially its senior homeowners. Both IHDA and CPAH representatives talked about some of the ways
communities can best help their residents learn about programs like HAP. Antioch should post
information about these programs on the Village website and in its newsletter, as well as publicize the
programs in community spaces such as libraries and community centers. Some communities have
included fliers about relevant programs in water bills or other local mailings. Finally, local inspectors are
already working with residents who may need help rehabilitating their home, so they can play a critical
role in linking homeowners with resources.
Next Steps
 Review an inventory of IHDA and CPAH programs with Homes team representatives and decide
which ones would be most beneficial for further local outreach, and:
o Post information about the selected programs on the Antioch website.
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Request fliers for selected programs from IHDA and CPAH to include in water bill
mailings.
Schedule annual trainings of local code inspectors with CPAH staff so that inspectors can
recommend appropriate programs to help homeowners in need.

EXPERT TOPIC 3: Downtown development
As noted above, local officials are very interested in future development in and around downtown
Antioch to secure its future. Those discussions focused on two sites: the Pittman site and the St. Peter’s
School site. Development on one or both sites also offers the opportunity for development of multifamily housing. This action plan identifies two specific types of multi-family housing that would benefit
the Village and its residents. First, because Antioch is attracting more industrial development, additional
workforce housing for employees of these businesses would help local employers attract and retain
personnel. Second, while many seniors will want to age-in-place, others will not. Additional rental units
targeted to low-income seniors will help ensure Antioch seniors can find the housing that best meets
their needs. Workers and seniors would both benefit from new housing within walking distance of the
amenities in downtown Antioch; and these new households would generate foot traffic to support
additional shopping, dining, and entertainment options downtown.
While Village officials have many ideas for what to build at each site, they do not know how to move
these ideas forward. Discussions at the Homes expert panel revealed potential barriers to development
for the Pittman site. Antioch would need to have the soil tested and may then acquire the parcel. The
Village may also need to relocate the creek in a culvert that runs through the site.
The discussion did not identify as many known barriers for the St. Peters School site. However, adaptive
reuse projects are challenging and can have substantial rehabilitation costs that the private market
cannot always bear. A good example of this is the reuse of the former St. Charles Hospital in Aurora. The
building is now Aurora St. Charles Senior Living, a 60 unit independent living facility. The deal was
possible because of the many public and private funding sources, including funding from IHDA. The
Village could explore other developers, such as those familiar with IHDA programs and/or familiarity
with adaptive reuse, as an alternative option for the redevelopment of this property.
Swasti Shah from ULI talked with local leaders about the best steps for each site before engaging ULI to
help Antioch figure out how to seek development. ULI explained the background of ULI Advisory
Services panels, with a focus on how they have helped communities find strategic, practical solutions for
the most challenging issues facing today’s urban, suburban, and rural areas. Advisory Services panels
provide expert, independent, timely, honest, and equitable input from national real estate, land use,
design, and planning experts. ULI panels will bring outside points of view to help start critical
conversations and move beyond decision-making dead ends. They help communities gain fresh insight
and come to innovative solutions for complex land use and real estate development challenges. ULI
offers two primary forms of assistance: Technical Assistance Panels and Developer Panels.
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A Technical Assistance Panel (TAP) is where a group of 10-12 ULI members with expertise in various
aspects of real estate development, including development, land-use and urban design, transportation
planning, market feasibility, and real estate finance come together to focus on a specific subarea,
corridor or key redevelopment site. ULI staff, ULI members, community staff, and community
stakeholders assess the existing conditions of the study area, devise a problem statement, and focus on
key solutions, recommendations, and implementation strategies. The central part of a TAP involves a
two-day intensive working session with a panel of experts assembled by ULI. After considerable
interactive discussion among panel members, the panel develops its advice and recommendations,
which are summarized in a final report. In addition to the panel discussion, the TAP also process also
includes preparation of a market study and site analysis by ULI, organization of a tour for panel
members, and interviews with key stakeholders.
A Developer Panel is a half-day discussion between 3-5 community representatives and 3-5 ULI
members with expertise in real estate development on ways to attract investment in the community.
The discussion may focus on a specific subarea, corridor or key redevelopment site.
Next Steps
 For the Pittman site, the Village will need to:
o Complete the planned soil testing.
o Decide whether to acquire the site.
o Get in contact with ULI to discuss which technical assistance service is appropriate for
the community, with a focus on the potential future use of the site for housing, especially
workforce housing or low-income senior rental housing.


For the St. Peter’s School site, the Village should:
o Reach out to the committee working to redevelop St Peters School to signal the Village’s
interest in reuse of the site for housing, especially workforce housing or low-income
senior rental housing.
o Partner with the committee to explore potential developers who are familiar with IHDA
programs and/or familiarity with adaptive reuse if all parties agree that preservation of
the existing building is desirable.
o Consider whether the site would benefit from ULI technical assistance, and if so, contact
with ULI to discuss which technical assistance service is appropriate.

KEY CONTACTS
Illinois Housing Development Authority (IHDA)
 Nicki Pecori Fioretti: NPecoriFioretti@ihda.org
 Andrew Field: AField@ihda.org
 Brendan Kiley: AField@ihda.org
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Urban Land Institute (ULI)
 Swasti Shah: Swasti.Shah@ULI.org
Community Partners for Affordable Housing (CPAH)
 Rob Anthony: ranthony@cpahousing.org
Round Lake Park
 Mayor Linda Lucassen: LLucassen@rlpil.com
 Daniel Alcorn: DAlarcon@rlpil.com
TRUST FUND ALIGNMENT
As stated earlier, this action plan was made possible by a $380,240 two-year allocation of the Illinois
Affordable Housing Trust Fund. An estimated $34,875 of that allocation was spent in personnel and
travel costs on the development of this action plan, which aligns with the objectives of the Trust Fund
across all three recommendation areas:
 Implement a performance based rental regulation framework to encourage a high-quality rental
stock for all renter households: This recommendation applies to all rental units in Antioch and
would help ensure that renters of all income levels can live in high quality rental units. The team
found that more than 80 percent of Antioch rental units are affordable to households earning
less than 80 percent of AMI (appx. 941 units). As a result, while this recommendation applies to
the entire rental stock, low- or moderate-income renters would disproportionately benefit from
Antioch’s efforts to improve the quality of existing rental options.
 Help older households age in place by connecting them to existing rehabilitation and
modification programs: While the broad goal of connecting older households with resources to
help them age in place applies to all older residents in Antioch, research by the team found that
the local population above and nearing retirement age has grown since 2000 (from 22 percent
of the population in in 2000 to 27 percent in 2012-16). Moreover, approximately 60 percent of
senior households (558 total) make less than $50,000 per year. These households that are
potentially eligible for assistance via programs funded through the Illinois Affordable Housing
Trust Fund. For these reasons, the programs that the action plan describes and on which the
action plan recommends Antioch take action are those for households earning less than 80
percent of AMI.
 Explore options to add new residential units near downtown, including rental options for lowincome seniors who would benefit from the proximity to services and amenities in a walkable
downtown: Antioch has two key parcels near its downtown for potential development. The
recommendations in this plan focus on what steps Antioch should take to pursue potential
development/ redevelopment of these parcels. Research in this action plan supports the reuse
of each site as multifamily housing, either as workforce housing (because of the potential for
growth in lower wage industrial jobs in Antioch in the future) or rental housing for low-income
seniors (because of the aforementioned growth in the local senior population). Development of
either workforce housing or rental housing for low-income seniors would be beneficial to lowor moderate-income households.

