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Technical Guide –  
City of Highland Park Affordable Unit Pricing Schedule (Rental)1 
 
Background and Authority:  Each year the City of Highland Park issues an updated Pricing Schedule 

pursuant to Title XV, Chapter 150, Section 150.2109 of the City’s Zoning Code, which states: 

 

“The City, through the Director of Community Development, shall publish a pricing schedule of rental 

and sales prices for affordable units (“Pricing Schedule”), which Pricing Schedule shall be updated at 

least once every 12 months. The Director of Community Development may, in his or her discretion, 

include the Pricing Schedule with administrative guideless adopted pursuant to Section 150.2115 of this 

Article.” 
  
Requirements for Affordable Housing Units:  The rent a property owner can charge for a particular 

affordable unit is based on the relevant agreements the property owner has with the City.  These agreements 

specify the number of affordable units that are required to be provided and the income range of households 

that a unit(s) must be affordable to.  Unless relief from this requirement has been explicitly granted by City 

Council2, the rent or price charged for affordable units within a covered development must comply with Section 

150.21093.  This section of Code has important provisions requiring that the units provided be affordable to 

households with specific percentages of area median income (AMI), referred to as “income tiers”4.  There are 

differing requirements for affordability based on ownership type, “for sale” and “rental”.  It is important to 

note that this Code has requirements regarding the average affordability for units within each income tier for 

rental units and also has average affordability requirements for “For Sale” units, please see Section 150.2109 of 

the City Code for details.   
 
Determining What Rent Can Be Charged for an Affordable Rental Unit: The City uses U.S. 

Housing & Urban Development’s Annual Income Limits5 (see Table 2) to determine relevant gross income by 

household size.  The City applies an assumption about the number of people by unit type / size (# of bedrooms) 

to identify the number of people per household (expected occupancy6) for the purposes of identifying the 

relevant income gross income associated with the AMI limitation for a particular affordable unit.  Please refer 

to your development approvals and the City’s Zoning Code for the AMI limitations that pertain to your specific 

development.  Once the applicable gross income for a particular household is identified, it is multiplied by 30% 

                                                           
1 Rev. May 20, 2019 v4 

2 Please refer to the approval documents (Ordinance, Development Agreement and Affordable Housing Unit Declaration) for your development for 
details. 

3https://library.municode.com/il/highland_park/codes/code_of_ordinances?nodeId=COOR_TITXVLAUS_CH150ZOCO_ARTXXIINHO 

4 The City has three income tiers: 0-50% AMI, 51% to 80%, and 81% to 120% of AMI.  

5 Based on  the Chicago-Joliet-Naperville HUD Metro Fair Market Rent Area - for reference please visit:   

https://www.huduser.gov/portal/datasets/fmr.html 

6 The expected occupancies shown here do not, in anyway, impose a limit on actual number of people living in a particular unit.  The number of people 
permitted in a unit is controlled by other City Codes including, but not limited to the City’s Property Maintenance Code. 

 

https://library.municode.com/il/highland_park/codes/code_of_ordinances?nodeId=COOR_TITXVLAUS_CH150ZOCO_ARTXXIINHO


             
 

to yield the maximum yearly rent7 that household can afford8.  This number is divided by 12 to derive the 

monthly rents shown in City’s Affordable Unit Pricing Schedule.  All rental developments must use this 

schedule to ensure compliance with both maximum and average rent charged by income tier. 
 
How to Calculate Maximum and Average Rents:  The City’s affordable housing program does not, 

unless otherwise specified in development approval documents, dictate a specific rent an owner can charge.  

Instead, all units within a given income tier must be rented at prices that are, on average, affordable to 

households in that income tier as set forth in the City Code Section 150.2109.  This is referred to as the “Average 

AMI” in the City’s Pricing Schedule.  Therefore, the rent price for an affordable unit cannot exceed the 

maximum rent for a given income tier and it also cannot exceed a rent price that, when averaged with the rent 

charged for other units within that income tier, equals the average AMI rent required by Section 150.2109 for 

its income tier.   

 

Two Tables are used to calculate a particular unit type’s maximum and average rent: Table 1: Expected Unit 

Occupancy, and Table 2 Gross Income by Percent Area Median Income & Household Size.  
  
Table #1 - Expected Unit Occupancy by Unit Type / Bedrooms 

 

  # of Bedrooms in Unit 

  Efficiency One Two Three Four 

Occupancy                          
(# of people in Household) 

One Two Three Four Five 

Source: Highland Park Dept. of Community Development, Planning Division 

 

Table #2 - Gross Income by Percent Area Median Income (AMI) & Expected Occupancy 

   Expected Occupancy (# of people in Household) 

  % of AMI 1 2 3 4 5 6 7 8 
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45% 
$28,080 $32,085 $36,090 $40,095 $43,335 $46,530 $49,725 $52,965 

50% 
$31,200 $35,650 $40,100 $44,550 $48,150 $51,700 $55,250 $58,850 

65% 
$40,560 $46,345 $52,130 $57,915 $62,595 $67,210 $71,825 $76,505 

80% 
$49,950 $57,050 $64,200 $71,300 $77,050 $82,750 $88,450 $94,150 

100% 
$62,400 $71,300 $80,200 $89,100 $96,300 $103,400 $110,500 $117,700 

115% 
$71,760 $81,995 $92,230 $102,465 $110,745 $118,910 $127,075 $135,355 

120% 
$74,880 $85,560 $96,240 $106,920 $115,560 $124,080 $132,600 $141,240 

Source: U.S. Dept. of Housing and Urban Development FY-2019 Income Limits Documentation System, Chicago-Joliet-Naperville, IL HUD Metro FMR Area 

                                                           
7 Including utilities. 

8 Why does the City use 30%?  Because according to HUD, “Families who pay more than 30 percent of their income for housing are considered cost 
burdened and may have difficulty affording necessities such as food, clothing, transportation and medical care.”  

Source: https://portal.hud.gov/hudportal/HUD?src=/program_offices/comm_planning/affordablehousing/ 
 

https://portal.hud.gov/hudportal/HUD?src=/program_offices/comm_planning/affordablehousing/


             
 

Sample Calculation – Maximum Rent & Average Rent:  Assume that an owner needs to determine 

the maximum and average rent that can be charged for three, one-bedroom units that are required to be 
affordable to those earning 51% to 80% of AMI.  The City Code Section 150.2019 requires that units within 
that income tier be rented or leased at a price that is, on average, affordable to those earning 65% of AMI.  

Calculating the maximum rent. The following example assumes three, one-bedroom rental units required to be 

in the 51%-80% AMI income tier: 

1. Using Table 1 find the type of unit to be rented, in this example a one-bedroom unit.  Table 1 shows 
that a one-bedroom unit has an expected occupancy of 2 people.   

2. Knowing this, use Table 2 to find the row that represents the highest eligible AMI within that income 
tier, in this example, the highest AMI is 80% for the 51% to 80% AMI income tier.   

3. Next, we find where the 80% AMI row intersects with the “2-person” column to find the maximum 
Gross Income $57,050 of the household that could rent that unit.   

4. Divide 30% of $57,050 by 12 to get $1,426.25.  This is the maximum monthly rent for this unit type at 
within the 51% to 80% AMI income tier. 

 
Although the above one-bedroom unit could be rented for $1,426.25 (the maximum allowed) the owner 

is required to achieve an average of 65% AMI for all units within this income tier.  Using the same 

method of calculation above, or referring to the City’s Pricing Schedule, we find that the required average rent 

charged for the three affordable units cannot be greater than $1,158.63.  This means that not all units are 

allowed to be rented at the maximum rate.  Of course, there are multiple ways to achieve the required average 

for the group of units within a particular income tier.  In this example, one could choose to rent one unit at 

$1426.25 and the other two at $1,024.83 to achieve the required average of $1,158.63 for the income tier.   

 

For ease of reference, the City publishes a Pricing List each year that includes the required Average Rent and 

the Maximum Rent for each of three income tiers9 based on current information from HUD (see Pricing 

Schedule attached).  

 

For questions about this technical guide or the City’s Affordable Housing Program, please call or visit the 

Department of Community Development, Planning Division. 

  

                                                           
9 The three tiers are “Lowest” tier, which must be affordable to those households with gross income 0%-50% of AMI, the “Low” tier, which must be 
affordable to those households with gross income 51%-80% of AMI, and the “Moderate” tier, which must be affordable to households with gross 
income 81%-120% of AMI. 
 



             
 

 

 
 
 

 City of Highland Park, IL Affordable Unit Pricing Schedule*  

 Effective July 1, 2019 

             

 Income Tier 

  Lowest  Low  Moderate 
  (0% to 50% AMI) (51% to 80% AMI)  (81%-120% AMI) 

Unit Type / Req. Avg. Max Req. Avg. Max Req. Avg. Max 

Bedrooms 45% AMI 50% AMI 65% AMI 80% AMI 100% AMI 120% AMI 

Efficiency 

$702.00  
 

$780.00  $1,014.00  $1,248.75  $1,560.00  $1,872.00  

One 

$802.13 $891.25 $1,158.63 $1,426.25 $1,782.50 $2,139.00 

Two 

$902.25 $1,002.50 $1,303.25 $1,605.00 $2,005.00 $2,406.00 

Three 

$1,002.38 $1,113.75 $1,447.88 $1,782.50 $2,227.50 $2,673.00 

Four 

$1,083.38 $1,203.75 $1,564.88 $1,926.25 $2,407.50 $2,889.00 

Source: City of Highland Park Dept. of Community Development, Planning Division pursuant to Code Sec. 150.2109.  

* All rents shown include utilities. If your unit rents do not include utilities the above prices must be adjusted downward – 
please contact the Div. of Planning for details. Not all units can be rented at the Max amount please see Code Sec. 150.2109 
and Sec. 150.2113 for important limitations. 

 
 

 

 

 

 

 

 

 

 

 

 


