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Connections & Joining Forces
Connections for the Homeless—serves 40 municipalities including Glenview

Direct Services Advocacy
Shelter Services Housing Programs Eviction Prevention Joining Forces for 

Affordable Housing
• Case management
• Food
• Clothing
• Showers
• Access to technology
• Workshops
• Referrals

• Case management
• Housing location
• Supportive housing
• Rental assistance
• Referrals

• Financial assistance
• Light case 

management
• Referrals

• Policy research, 
advocacy, lobbying

• Support for affordable 
development

• Community education
• Community 

organizing
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Purpose of This Workshop
To raise awareness of affordable housing issues and solutions:
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First Hour:
• Definitions
• Who is impacted and how
• Fears 
• Community benefits

Second Hour:
• Affordable housing in Glenview
• Size of the problem
• Why there is a shortage
• Ideas for solutions



Your Involvement with AH
• Why do you want to learn more about affordable housing? 
• Which of your personal values led you to attend this 

workshop? 

Achievement Dignity Independence Prosperity
Community Diversity Integrity Security
Compassion Equity Interdependence Sincerity
Courage Harmony Justice Success
Creativity Honesty Kindness Understanding
Dependability Inclusiveness Peace Welcoming 
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Introducing Dorothy
My mother, Dorothy, is a brilliant, talented woman.  She was a professional classical musician who 
played in several symphony orchestras.  She raised me as a single parent in a small house in Indiana.

I moved to Glenview to teach in 1990.  In 2015, my Mother’s eyesight began to fail.  I wanted her to 
live near me so I could take care of her. Mom was happy to find a 1-bedroom apartment in Brookview
Village.  With her social security income and a little help from me, she could manage the $949 
monthly rent, which included utilities.  However, rent keeps going up and is currently at $1,159 not 
including utilities.  This is more than we can afford.

We are so grateful that a friend offered Mom a room in her basement apartment.  This is commonly 
called an ADU (accessory dwelling unit).  I want to believe that Glenview values citizens like my 
mother--people that need affordable housing to be near family.
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Introducing Toni
I love Glenview.  I went to OLPH (Our Lady of Perpetual Help), St. Catherine, Regina and St. Francis 
School of Nursing. I raised my children in our house on Revere Dr., which my father-in-law built in 
1953. My 4th generation maternal grandmother was a Potawatomi Indian.  I have her wedding  picture 
in her native dress next to her German husband.  My 4th generation paternal grand-father was John 
Happ.  I worked for my father at Happ Movers when I was a child.

I wanted to live in Glenview forever, but due to health issues I could no longer handle the stairs in my 
Cape Cod.  My husband and I looked for a ranch for 2 years.  We found some built in the 1950’s and 
1960’s, but they required a lot of expensive work to repair from years of deferred maintenance.  The 
only suitable ranch we found was in Tall Trees, for $250,00 more than our house was worth.  

In 2020, we went on vacation to Florida.  We found an affordable house and bought it.  Our first 
choice was to stay in Glenview. If we had found an affordable house in Glenview, we would not be 
living in Florida now.
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Introducing Gina
Gina is a 34-old single woman with 3 children, ages 8, 4, and 2. Her husband, who had worked as a 
customer service rep, died in a car crash a year ago. Gina is an occupational therapist in Glenview, and 
now she also drives Uber to make ends meet, when she can get her neighbor to watch the kids. 

Gina is a master coupon clipper and very frugal. However, one of the kids has asthma and had two ER 
visits in the last month. Another child broke his arm and now needs physical therapy. Gina’s car needs 
repairs. Daycare and babysitting expenses have gone up during the pandemic.

The family lives in a 2-bedroom Glenview apartment and pays $2,000 a month. Gina has arranged 
several times to delay her rent payments. But she still doesn’t have enough money. She has looked, 
unsuccessfully, for less expensive places to live. She is scared that too many expenses will mount up 
so that she cannot pay rent multiple months in a row. She often can’t sleep at night from worrying 
about money, and she also worries that she is not spending enough quality time with her kids.
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Digging Deeper
Regarding Toni, Dorothy, and Gina:

• What questions and concerns do you have about their 
situations?

• What are the root causes of their problems?
• What can be done to help them? 
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Definitions:
What Is Affordable Housing?
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What Is Affordable Housing?
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Timber Court, Arlington HeightsThomas Place, Glenview



What Is Affordable Housing?
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Myers Place, Mount Prospect



What Is Affordable Housing?

Examples
Naturally occurring housing Housing Choice Vouchers Senior housing
Public housing Project subsidized housing Housing for people with disabilities
Inclusionary housing Accessory Dwelling Units

Housing that 
leaves you 
enough money 
to meet your 
basic needs

Housing that 
costs no more 
than 30% of 
your gross 
income

The definition 
we WANT to 

use

The 
government’s 

definition
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An Impossible Equation for Many

(Gross Income) - (Rent + Utilities) leaves

< 70% of the household’s income to live on

For people with low/moderate incomes, that’s often not enough 
to cover basic needs
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AMI
Area Median Income: 
• 50% of households earn more
• 50% of households earn less

HUD uses the Chicago-Joliet-Naperville Metro-Area AMI to 
determine who needs help with affordability (2019 ACS Data):

$91,000

Sources: https://www.huduser.gov/portal/datasets/il/il2020/2020summary.odn
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https://www.huduser.gov/portal/datasets/il/il2020/2020summary.odn


Actual AMI Is Relative: 2019
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U.S.:  $65,712 Illinois: $63,575       Chicago: $55,198
Dolton: $45,402 Markham: $38,353
Evanston: $77,848 Northbrook: $123,457
Glenview: $110,402 Robbins: $26,804
Harvey: $28,349 Skokie: $74,272 
Lincolnwood: $93,250 Tinley Park: $76,183
Maywood: $48,600 Wilmette: $154,738
Morton Grove:  $85,476 Winnetka: $220,577

Source: https://www.census.gov/quickfacts/fact/table/IL/BZA210218

https://www.census.gov/quickfacts/fact/table/IL/BZA210218


What is Affordable?

$20K $40K $60K $80K $100K $120K $140K

$500 $1,000 $1,500 $2,000 $2,500 $3,000 $3,500

30% AMI
$27,309

50% AMI
$45,515

60% AMI
$54,617

80% AMI
$72,823

100% AMI
$91,029

120% AMI
$109,235

Income Levels

30% of Monthly Gross Income 

$0 $20K $40K $60K $80K $100K $120K $140K

$0 $500 $1,000 $1,500 $2,000 $2,500 $3,000 $3,500



Who Is Impacted and How?
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Who Lives Here?  

Public 
HS 

Teacher
$65,501

Police 
Officer

$60,831

Pre-
school 

Teacher
$35,080

Appliance 
Repair

$48,907

Produce 
Manager
$53,116

Customer 
Service 

Rep
$R8,479

Nursing 
Asst.

$32,939

Min. 
Wage 

Worker
$27,040

Teacher’s 
Aide

$24,527

Avg. SSDI 
Payment
$26,184

Avg. SS 
Payment
$18,012

Non-
Profit 

Exec. Dir.
$78,290

Paralegal
$71,300

Mgmt. 
Consultant
$105,700

Fire 
Chief

$82,836

Physician 
Assistant
$114,963

30% AMI
$27,309

50% AMI
$45,515

60% AMI
$54,617

80% AMI
$72,823

100% AMI
$91,029

120% AMI
$109,235

Income Levels

30% of Monthly Gross Income

$0 $20K $40K $60K $80K $100K $120K $140K

$0 $500 $1,000 $1,500 $2,000 $2,500 $3,000 $3,500

Studio
$1,311

1 BR
$1,449

2 BR
$2,064

3 BR
$3,147

Chart adapted from the Center for Urban Pedagogy's What Is Affordable Housing? 
Toolkit, © CUP, 2021. See all of CUP's Envisioning Development Toolkits at 
http://welcometocup.org/Projects/EnvisioningDevelopment

http://welcometocup.org/Projects/EnvisioningDevelopment


If Nothing Affordable Is Available…
Housing Cost-Burden: 
When a household spends more than 30% of its income on housing

Extreme Housing Cost-Burden: 
When a household spends more than 50% of its income on housing
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Impact on Adults

Stress

Depletion of 
Savings

Damaged 
Credit

Domestic 
Violence

Family 
Conflict

Substance 
Abuse

Loss of 
Employment

Absences 
from Work

Mental 
Illness

Physical 
Illness

Insomnia

Lack of $$ to meet 
basic needs

Unstable 
Housing and/or 
Homelessness

Self-Neglect (poor 
quality food, lack 

of medication, 
etc.)

Foreclosure or 
Eviction

Divorce
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Criminal 
Offenses

Incarceration



Impact on Children

Stress

Lower 
Academic 

Achievement

Cognitive 
Delays

Domestic 
Violence

Family 
Conflict

Substance 
Abuse

Behavioral 
Problems

Absences 
from School

Mental 
Illness

Physical 
Illness

Insomnia

Parents’ lack of $$ 
to meet basic 

needs

Homelessness

Unintentional 
neglect (poor 

quality food, lack 
of medication, 

etc.)

Decreased 
Potential 
Income

Runaways

Youth Vio-
lence/ Gangs
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Criminal 
Offenses

Incarceration



Community Impact of Housing Cost Burden
• ER visits & hospitalizations
• Police involvement
• Shelter stays & social services
• Reduced tax revenue
• Combined costs can be $35-$50K per person per year 

for chronically homeless persons

• Decreased potential for children to succeed
• Fewer residents with capacity to meet their potential 

as employees and citizens

Direct   
Costs

Opportunity 
Costs
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Fears about Affordable Housing 

No one want to see people suffer.

But . . . 



Fears about Affordable Housing 
Concerns Facts
Drives down property values Research shows no negative impact on home prices or 

the speed or frequency of sale of neighboring homes.
Looks ‘cheap and undesirable’ Builders must comply with the same restrictions on 

design and construction standards as for market-rate 
projects.

Hurts the quality of local 
schools and lowers 
standardized testing scores

When a child has a stable home and can remain in a 
single school system, their test scores rise. Children 
build long-term relationships that are key to increasing 
performance and the likelihood that children will be 
able to attend college.

https://www.tchabitat.org/blog/affordable-housing-myths

https://www.tchabitat.org/blog/affordable-housing-myths


Concerns Facts
Increases the burden on 
taxpayers and municipalities

By improving or replacing substandard housing, 
affordable housing becomes a net plus on the tax rolls.

Brings increased crime No studies show that affordable housing brings crime to 
neighborhoods.

Only benefits the very poor, 
everyone else pays

People impacted by a lack of affordable housing include 
employers, seniors, low-wage or entry-level workers, 
hospital staff, military personnel, and teachers.

Just another government 
handout

With improvements in property values, increases in 
taxes paid by stable employment, and enhanced 
revenues from a better-educated populace, affordable 
housing provides a net gain to governments at every 
level.

https://www.tchabitat.org/blog/affordable-housing-myths

Fears about Affordable Housing 

https://www.tchabitat.org/blog/affordable-housing-myths


Community Benefits
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Resident Wellbeing: People who need affordable housing already live in Glenview—
and they are struggling! 

With more affordable housing, they will be able to:
• Work more and earn more
• Save money
• Support the local economy
• Improve their health
• Contribute as active community members

https://www.forbes.com/sites/forbesrealestatecouncil/2020/01/06/how-whole-communities-benefit-from-affordable-housing/?sh=36898e7124e8

https://www.forbes.com/sites/forbesrealestatecouncil/2020/01/06/how-whole-communities-benefit-from-affordable-housing/?sh=36898e7124e8


Community Benefits
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Increased community prosperity: 
A typical development of 100 affordable apartments generates the following:

https://homeforallsmc.org/wp-content/uploads/2017/05/Impact-of-Affordable-Housing-on-Families-and-
Communities.pdf

In Year 1 Each Year after That

Increased Local Income About $7.9 million About $2.4 million

Increased Tax Revenue $827,000 $441,000

New Local Jobs 122 30

https://homeforallsmc.org/wp-content/uploads/2017/05/Impact-of-Affordable-Housing-on-Families-and-Communities.pdf


Regional Benefits
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Increased Equity throughout the Region:
In March 2017, the Metropolitan Planning Council (MPC) and the Urban Institute, 
documented the extreme price the Chicago region pays to live so separately by 
race and income. 

The study projected three key outcomes if the region’s African American-’White’ 
segregation were reduced to the median of the nation’s largest 100 metro areas:  
• $4.4 billion in additional income in our region each year
• 30 percent lower homicide rate 
• 83,000 more bachelor’s degrees
https://www.metroplanning.org/news/8571/Sweeping-changes-recommended-to-counter-negative-and-costly-impacts-of-segregation

https://www.metroplanning.org/news/8571/Sweeping-changes-recommended-to-counter-negative-and-costly-impacts-of-segregation


Revisiting Toni, Dorothy, & Gina
Are some of your questions about their situations answered? 

What do you think the outlook is for each of them?
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Looking at Glenview
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Housing Burden in Glenview
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Level of Annual Gross Income 
& Housing Cost Burden

2017 Data 
Chicago Metropolitan Agency on Planning (CMAP)

# of households % of households
Income less than $20,000 1166 6.9
• Spend 30% or more 1117 95.8 (within income bracket)
Income $20,000 - $49,999 2689 16
• Spend 30% or more 1784 66.3 (within income bracket)
Income $50,000 - $74,999 2209 13.1
• Spend 30% or more 976 44.2 (within income bracket)
Income $75,000 or more 10739 63.9
• Spend 30% or more 1445 13.5 (within income bracket)

https://www.cmap.illinois.gov/data/community-snapshots

5,322 (32%) of Glenview .households are spending more than 30% of their incomes on housing.

https://www.cmap.illinois.gov/data/community-snapshots


Housing Burden in Glenview
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$19,999
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$34,999

Income
$35K -

$49,999

Income
$50K -

$74,999

Income
$75K -

$99,999
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Housing Cost Burden by Income Level

<30% Cost Burden 30 - 50% Cost Burden 50%+ Cost Burden



Glenview History
From the Village’s Affordable Housing Plan: “The Village has been actively 
involved…in providing or…approving affordable housing options over the past 25 
years so that…

• persons with moderate incomes can enjoy the benefits of living in our 
community

• residents can enjoy the benefits of a community with economic diversity”

Examples provided are: 1) subsidized affordable units for low-income seniors and 
individuals with disabilities, and 2) the Senior Housing Assistance Program.
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Which Glenview properties are you aware of 
that provide affordable housing? 



Subsidized Properties in Glenview
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Property / 
Year 
Opened

Patten House 
939 Harlem Ave/  
1988

Depot Square 
1220 Depot Rd/ 
1996

Thomas Place
2200 Patriot 
Blvd / 2006

Greenleaf Manor
3345 Sanders Rd/ 
2013

Axley Place
3235 Milwau-
kee Ave / 2016

Subsidy HUD project-
based subsidies 
for low- income 
seniors or a 
disability

Land donated by 
Village for low-
income seniors; 
rent/purchase

Land donated by 
Village, IL AH 
Trust Fund and 
HOME subsidies

Low Income Housing 
Tax Credit; HUD 
project-based 
subsidy for working 
families, or disability

Low Income 
Housing Tax 
Credit; HACC 
project-based 
subsidies

# of Units 80 apts
affordable for 
seniors (<50% of 
AMI)

62 1- and 2-BR 
condos

144 apts; 108 are 
affordable (40-
60% of AMI)

20 townhomes are 
affordable (<50% 
AMI) 

13 apts for 
persons with a 
disability (<60% 
of AMI)

Unit Sizes 0- or 1-BR 1- or 2-BR 44 1-BR and 100 
2-BR

2- to 4-BR 1- to 3-BR

Waitlist 3-5 years, “likely 
closer to 5 
years”

no available 
units

25 years (>300 
applicants)

11 applicants on 
waitlist 

waitlist closed 



How Big Is the Gap?
Gap between Cost-Burdened Households & Affordable Units
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0
500

1000
1500
2000
2500
3000
3500

Incomes under $50K Incomes $75K - $100K Incomes over $100K

# of Households # of Affordable Rentals

Rentals 
under 
$1,000/
mo.

Rentals 
under 
$1,000 -
$1500/
mo.

Rentals 
over 
$1500/
mo.

This chart shows cost-
burdened households
by income level 
compared to rental 
units available at 
relevant price points.



How Did This Happen?
Economic Evolution in Recent Decades

Housing Costs Wages

But the reasons for disparate impact are different and are the result 
of historic social & neighborhood engineering.
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Building the Suburbs
The desire for prosperity

Preference for segregating low-
income and non-white 
populations
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Zoning standards adopted across 
the region with limits on density:
• Single-family zoning
• Large lots
• Parking restrictions

More expensive housing



Population Growth in Our Region
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Residential zoning 
standards were 
largely estab-
lished by the 
1950’s and rein-
forced and 
strengthened in 
the 1970’s.
http://www.dartmouth.
edu/~wfischel/Papers/0
2-03.pdf

Source:https://www.census.gov/prod/
And www/decennial.html
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60000
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80000
90000
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Des Plaines Evanston Glenview Skokie

http://www.dartmouth.edu/~wfischel/Papers/02-03.pdf
https://www.census.gov/prod/www/decennial.html
https://www.census.gov/prod/www/decennial.html


Solutions to Create More Affordability
Accessory dwelling units on large lots zoned for single families:
• Enable owners to stay in their homes
• Flexibility to increase housing types, sizes, price-points

Incentivize affordable units through:
• Exceptions on density limits 
• Property tax relief
• Assistance with repairs and maintenance
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Solutions for More Affordability
Inclusionary zoning—requiring affordability in new developments

Development of more subsidized housing

Provision of subsidies through programs like Section 8 or the Senior 
Housing Assistance Program

Use of Village-owned property for affordable development

Creation of a land bank
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Revisiting Toni, Dorothy, & Gina
What solutions do you think could have helped Toni and Dorothy to live 
comfortably and for the long term in Glenview?

What solutions can help people like Gina who live here but are struggling to 
meet their basic needs?
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Last…
We know what the solutions are—

But they won’t be implemented unless the community demands 
them.

Please advocate for affordable housing for the people in your 
community who need it!
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Wrapping Up
1. How do you feel?
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Wrapping Up
2. What do you feel differently about now than you felt before the session?
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Next Steps
3. What  can you do to increase the supply of affordable housing in 
Glenview?
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Contact Information
League of Women Voters of Glenview/Glencoe
lwvglens@gmail.com

Joining Forces for Affordable Housing
Sue Loellbach
sloellbach@connect2home.org

www.joiningforces.connect2home.org to sign up for emails, see 
current news, hear about new workshops

47

mailto:lwvglens@gmail.com
mailto:sloellbach@connect2home.org
http://www.joiningforces.connect2home.org/

