
AGENDA ITEM EXECUTIVE SUMMARY Agenda Item number: 

Title: 

Housing Commission recommendation to approve the 

creation of a First-Time Homebuyer Downpayment 

Assistance Program and Amendments to the Single-Family 

Home Rehabilitation Loan Program  

Presenter: Ellen Johnson 

Meeting:  Planning & Development Committee Date:  January 9, 2017 

Proposed Cost:  N/A Budgeted Amount:  N/A Not Budgeted:     ☐ 

Executive Summary (if not budgeted please explain): 

Last March, P&D Committee considered pursuing a feasibility study for creation of a multi-

jurisdictional Community Land Trust (CLT) along with the communities of Geneva, Batavia, and 

North Aurora.  Due to a lack of interest from the other three communities, the Housing Commission 

determined it would not be feasible to pursue the CLT at this time.  

Since then, the Commission has discussed several program options to utilize the City’s Housing Trust 

Fund.  Currently, the Housing Trust Fund has $603,090, obtained through development contributions.  

The Commission has provided two recommendations regarding housing programs for the Committee’s 

consideration:  

1. Create a new First-Time Homebuyer Downpayment Assistance Program to assist income-

eligible homebuyers to purchase a home in St. Charles.  The program will be supplemental to

Kane County’s existing Fist-Time Homebuyer Program.  $10,000 is offered by the County and

an additional $10,000 will be offered by the City in the event that additional funds are needed to

make purchase of a home in St. Charles affordable.  Funds will be offered in the form of a 0%

interest, deferred payment loan.

2. Amend the City’s existing Single-Family Home Rehabilitation Loan Program.  This program

provides up to $10,000 to help income-eligible homeowners make necessary repairs to their

home.  This is a 0% interest, deferred payment loan, and is supplemental to assistance available

through Kane County’s program.  The City’s program is currently restricted to single-family

properties.  Proposed is expanding the program to include townhome and condo units.  The

intention is for more senior citizens to be able to qualify for the program.  Also proposed is

changing the name to, “Home Rehabilitation and Accessibility Loan Program” to highlight the

fact that the program can be used to fund accessibility modifications for physically disabled

persons.

Attachments (please list):  
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Recommendation/Suggested Action (briefly explain): 

Housing Commission recommendation to approve the creation of a First-Time Homebuyer 

Downpayment Assistance Program and Amendments to the Single-Family Home Rehabilitation Loan 

Program.  
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STAFF MEMO 

 

TO:  Chairman Todd Bancroft  

  And the Members of the Planning and Development Committee  

 

FROM: Ellen Johnson, Planner  

 

RE:  Proposed Downpayment Assistance Program & Amendment to the Single-Family 

Home Rehabilitation Loan Program 

 

DATE:  January 3, 2017   

  

 

The Housing Commission has provided two recommendations for the Committee’s consideration 

regarding use of affordable housing fee in-lieu contributions into the City’s Housing Trust Fund, in 

accordance with Ch. 3.50 of the City Code, “Housing Trust Fund”.  The first is creation of a new First-

Time Homebuyer Downpayment Assistance Program and the second is an amendment to the existing 

Single-Family Home Rehabilitation Loan Program.  

 

I. RECENT HOUSING COMMISSION ACTIVITY  

 

a. Community Land Trust  

 

The P&D Committee last discussed a housing-related program in March 2016 when creation 

of a Community Land Trust (CLT) was under consideration.  At that time, the four 

communities that partnered on the Homes for a Changing Region plan adopted in 2014 – St. 

Charles, Geneva, Batavia, and North Aurora – were considering working together to create a 

CLT as recommended in the Homes plan.  A CLT is an organization that provides 

affordable housing to a community.  At the March P&D Committee meeting, housing policy 

consultant Betsy Lassar presented a proposed “exploratory process” to look into the 

feasibility of creating a Fox Valley CLT.  Committee members expressed interest in the 

CLT concept and the proposed exploratory study, but needed to know if the other three 

communities would also be participating in the feasibility study before making a 

recommendation to proceed.    

 

Geneva, Batavia, and North Aurora all decided not to pursue the CLT for a variety of 

reasons, including funding concerns, both for the feasibility study and the future CLT, and 

lack of political support.  The Housing Commission determined that it would not be 

practical for St. Charles to pursue the CLT on its own.  Creating the CLT would require 

establishment of a stand-alone nonprofit organization and long-term funding sources, which 

would be difficult for a community of St. Charles’ size to take on alone.  
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b. Purchase/Rehab/Resale Program 

 

The Housing Commission instead decided to look into creating a purchase/rehab/resale 

program, whereby the City would purchase distressed properties, rehab them, and sell them 

to income-eligible homebuyers.  This is the type of activity the CLT may have taken on.  

The Commission felt that creating a purchase/rehab/resale program would be a simpler 

option for the City while still providing the benefit of improving distressed housing stock 

and providing affordable housing.  

 

Staff conducted research on the purchase/rehab/resale program concept, including speaking 

to the Kane County Office of Community Reinvestment, which has a Foreclosure 

Redevelopment Program similar to what the Housing Commission had in mind for St. 

Charles.  The County advised that foreclosed homes available for purchase in St. Charles are 

in short supply, and those that are available are selling for twice as much as they were a year 

or so ago, and sell very quickly.  Due to these changes in the foreclosure market, the County 

is moving away from this type of program.  

 

The Housing Commission felt that creating a purchase/rehab/resale program at this time 

would be attempting to work against market forces.  Purchasing a home in today’s market, 

rehabbing it, and selling it at an affordable price would quickly drain the Housing Trust 

Fund resources.  The Commission plans to revisit this idea in the future as the market 

allows.  

 

II. PROPOSED FIRST-TIME HOMEBUYER DOWNPAYMENT ASSISTANCE 

PROGRAM 

 

 At the suggestion of Kane County, the Housing Commission looked into creating a 

downpayment assistance program instead of a purchase/rehab/resale program as another way to 

make housing affordable to income-eligible families.  The idea behind this type of program is 

that a home which would otherwise be unattainable to a family can be made affordable 

through providing downpayment assistance.  This type of program both removes the 

downpayment barrier to homeownership, as well as lowers the monthly mortgage payment.  

The assistance would be in the form of a 0% interest loan, so the funds would return to the 

Housing Trust Fund upon sale of the home.  

 

a. Existing Kane County Program  

 

Kane County offers downpayment assistance to income-eligible homebuyers, for which 

St. Charles buyers can apply.  The following is a summary of Kane County’s First-Time 

Homebuyer Program:   

 $10,000 in downpayment and closing cost assistance. 

 Zero interest, deferred-payment loan; repaid upon sale or transfer of deed.  

 First-time homebuyers only (cannot have owned a home in the past three years). 

 Annual household income cannot exceed 80% AMI based on household size. 

 Buyers must complete a homebuyer education course. 

 Buyers must contribute at least 1% of the purchase price.  

 Buyers must have lived or worked in the Kane-Elgin Consortium Area for at least 1 

year. 

 Open to single-family homes, townhomes, and condominiums.  

 Homes must pass inspection.  
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b. Proposed City Program 

 

 The Commission determined that the best use of the City’s limited resources would be to 

piggyback on Kane County’s First-Time Homebuyer Program, similar to how the City’s 

existing Home Rehab Loan Program is structured.  The County’s program offers up to 

$10,000 per household.  An additional $10,000 will be offered through the City’s program 

for homes purchased in St. Charles if additional downpayment assistance is needed to make 

purchase of a home affordable for the prospective buyer.  The assistance will be in the form 

of a zero percent interest, deferred payment loan, due back to the City upon sale or transfer 

of deed.  The program is targeted to households at or below 80% Area Median Income 

(AMI).    

 

 Staff has prepared a Program Description (see attached).  Applicants will initially apply for 

Kane County’s program, and then apply for additional funds from the City’s program if 

additional assistance is needed.  Only homes to be purchased in St. Charles will be eligible 

for the City’s program.  Other than the St. Charles location requirement, the edibility 

requirements match those of the Kane County program (listed above), since applicants will 

first need to be approved for the County’s program.   

 

 Like for the City’s existing Home Rehab Loan Program, the intent is for a third-party 

service organization to administer the program for the City.  The third-party organization’s 

role would include processing applications, determining eligibility, performing inspections 

of the home to be purchased, providing homebuyer education classes, and executing the 

required legal documents.   

 

 Staff has reached out to three non-profit housing providers in the area to solicit interest in 

administering the program.  Neighborhood Housing Services of the Fox Valley (NHS) is an 

Elgin-based non-profit housing service provider that administers the County’s First-Time 

Homebuyer Program.  It is logical for NHS to provide this service to the City as well, since 

applicants will first need to apply to the County’s program and would then be working with 

the same organization when applying for the City’s program.  NHS has expressed 

enthusiasm for working with the City on this program.  Community Contacts, Inc. which 

administers the City’s Home Rehab Loan Program, declined to provide a proposal and stated 

they feel it would be most appropriate to work with NHS since they administer the County’s 

program.  Joseph Corporation also did not provide a proposal.  Based on these responses, 

staff has been discussing program administration with NHS.  These discussions are ongoing, 

but should not impact the parameters of the program itself.  NHS would receive an 

administration fee of 1% of the total mortgage loan.  

 

III. AMENDMENT TO SINGLE-FAMILY HOME REHABILITATION LOAN PROGRAM 

 

The Housing Commission also discussed a desire to help senior citizens safely remain in their 

homes by providing financial assistance for making accessibility modifications such as doorway 

widening, walk-in showers, ramps, and lowered countertops.  The City’s existing Single-Family 

Home Rehabilitation Loan Program, which helps income-eligible homeowners make necessary 

repairs to their homes, already covers “Improvements and modifications for physically disabled 

persons”.  This program is available to income-eligible owners of single-family homes, 

including seniors.   

 

The Commission has recommended the program be opened up to owner-occupied townhome 

and condominium units, as well, which may provide opportunities for more senior citizens to be 
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eligible for the program.  The City’s current program is supplemental to Kane County’s Home 

Rehab Program.  Kane County’s program is not restricted to single-family homes.   

 

Staff has amended the Program Description for the Single-Family Home Rehab Loan Program 

(see attached).  The program is now called the Home Rehabilitation and Accessibility Loan 

Program to highlight the potential to fund accessibility improvements.  The language has been 

changed where necessary to reflect the fact that it is no longer restricted to single-family homes.  

Under “Eligible Improvements”, examples of modifications for disabled persons have been 

added in order to better communicate that the program may be used for accessibility 

improvements.  The rest of the program remains as-is.  The program will continue to be used as 

a supplemental program to Kane County’s program, with up to $10,000 available per household 

in the form of a zero percent interest, deferred payment loan.  

 

This program is administered for the City by Community Contacts, Inc., a non-profit housing 

provider based in Elgin.  Staff has spoken with Community Contacts and they are agreeable to 

the changes to the program.  

 

IV. HOUSING COMMISSION RECOMMENDATION  

 

At its 11/17/16 meeting, Housing Commission unanimously recommended approval of the 

Program Description for a new First-Time Homebuyer Downpayment Assistance Program and 

the amended Program Description for the Home Rehabilitation and Accessibility Loan Program.   

 

If P&D Committee provides a positive recommendation on these Program Descriptions, staff 

will work with NHS to prepare the Service Agreement for the First-Time Homebuyer 

Downpayment Assistance Program.  Staff will also work with Community Contacts on an 

amended Service Agreement to reflect the changes to the Home Rehabilitation and Accessibility 

Loan Program.  

 

Staff anticipates the Service Agreements will be brought forward at the February P&D 

Committee meeting.  

 

V. ATTACHMENTS 

 

 Program Description: First-Time Homebuyer Downpayment Assistance Program  

 Amended Program Description: Home Rehabilitation and Accessibility Loan Program 

(changes marked in red)  
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DRAFT PROGRAM DESCRIPTION: FIRST-TIME HOMEBUYER DOWNPAYMENT 

ASSISTANCE PROGRAM 

JAN. 2017 

 

THE CITY OF ST. CHARLES FIRST-TIME HOMEBUYER DOWNPAYMENT ASSISTANCE 

LOAN PROGRAM  

 

 

PROGRAM OVERVIEW 

 

The City of St. Charles is committed to promoting the availability of attainable housing in the 

community. Purchasing a home in St. Charles is often out of reach for first-time homebuyers due to the 

market values of St. Charles’ housing stock as well as the need for a substantial downpayment.  In an 

effort to remove the downpayment barrier to homeownership and make owning a home more affordable 

for local families, the City is initiating a downpayment assistance program for first-time homebuyers.  

Funding for this program will be provided from the City of St. Charles Housing Trust Fund.  

 

Program Name Program Description 
Available 

Funds 
Type of Loan 

First-Time 

Homebuyer 

Downpayment 

Assistance Loan 

Program (the 

“Program”)  

Homeowners will apply to the 3
rd

 Party Vendor for a loan 

through the City’s Program.  This loan will only be 

available to those properties located within the City of St. 

Charles’ corporate limits.  The Program is intended to be 

supplemental to Kane County’s First-Time Homebuyer 

Program; therefore, applicants must initially apply for the 

Kane County program.  Loans through the City’s 

Program will be considered if additional down-payment 

assistance is needed to make purchase of a home in St. 

Charles affordable for the prospective homebuyer.   

Maximum of 

$10,000 per 

household  

0% Interest deferred 

payment loan with 

repayment at the time of 

sale or transfer of deed. 

 

ELIGIBILITY 

The following criteria will determine applicant eligibility: 

1. Income: The annual gross household income of the applicant’s household may not exceed the 

income limits established below. 

2. Status: The applicant(s) must satisfy HUD’s definition of a first-time homebuyer, meaning the 

applicant(s) may not have owned a home for the past three years.  

3. Residency: The applicant(s) must currently live or work in Kane County and must have lived or 

worked in Kane County for at least one year at the time of closing.   

4. Location:   

a. The property to be purchased must be within the City of St. Charles corporate limits.  

b. The property to be purchased may not be located in the 100-year floodplain. 

5. Unit Type: The property to be purchased may be a single-family detached unit, condominium 

unit, or townhome unit. 

6. Purchase Price:  The maximum purchase price for an existing home is $209,000. The maximum 

purchase price for a new home is $228,000.  
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7. Ownership:  The person(s) receiving the loan must plan to live within the dwelling unit, and not 

rent the unit to other persons. 

8. Downpayment Contribution: The applicant(s) must contribute a downpayment of at least 1% of 

the purchase price of the home to be purchased.  

9. Homebuyer Education: The applicant(s) must successfully complete a homebuyer education 

course acceptable to the 3
rd

 Party Vendor.  

10. Mortgage Approval: The applicant(s) must have obtained approval for first mortgage financing 

that comply with the guidelines established by the Kane County’s First Time Homebuyer 

Program.   

11. Home Inspection: The property to be purchased must pass a Housing Quality Standards 

Inspection.  

 

INCOME LIMITS 

 

Annual gross household income cannot exceed the most recent income limits for a household at 80% 

Area Median Income based on household size, as published by the Illinois Housing Development 

Authority (source: http://www.ihda.org):  

 

Chicago Metro Area Income Limits by Household Size at 80% Area Median Income 

 1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 8 Person 

2016 Income 

Limits (80% 

AMI) 

$43,050 $49,200 55,350 $61,500 $66,450 $71,350 $76,300 $81,200 

 

3
RD

 PARTY VENDOR DUTIES  

1. The applicants will apply directly to the 3rd Party Vendor.   

2. The 3
rd

 Party Vendor will process all applications and review all eligibility requirements. 

3. The 3
rd

 Party Vendor will perform a Housing Quality Standards Inspection of the unit to be 

purchased. 

4. The 3
rd

 Party Vendor will send the application information and Information Disclosure (Exhibit 

E) to City Staff for review and approval once steps 1 through 3 have been completed.  No work 

involving St. Charles Housing Trust Fund money shall begin until the City approves the 

application.    

 

…TBD  

http://www.ihda.org/


 

DRAFT REVISED PROGRAM DESCRIPTION: HOME REHAB LOAN PROGRAM 

Jan. 2017 

[Changes from 2010 Program Description marked in red] 

 

THE CITY OF ST. CHARLES SUPPLEMENTAL SINGLE-FAMILY DETACHED HOME 

REHABILITATION AND ACCESSIBILITY LOAN PROGRAM 

 

 

PROGRAM OVERVIEW 

 

The City of St. Charles is committed to preserving and maintaining its affordable housing stock. 

In response to this commitment, the City is initiating a single-family detached home rehabilitation 

program.  This program offers no interest loans to qualified households to maintain the quality of the 

affordable housing stock and help distressed homeowners in need.  Funding for this program will be 

provided from the City of St. Charles Housing Trust Fund. 

 

Program Name Program Description 
Available 

Funds 
Type of Loan 

Supplemental Single 

Family Detached 

Home Rehabilitation 

and Accessibility 

Loan Program (the 

“Program”)  

Homeowners will apply to Community Contacts, Inc. 

for a loan through the City’s Program.  This loan will 

only be available to those properties located within the 

City of St. Charles’ corporate limits.  The Program is 

intended to be supplemental to Kane County’s Single 

Family Detached Home Rehabilitation Loan Program; 

therefore, applicants must initially apply through the 

Kane County program.  Loans through the City’s 

Program will be considered in the following 

circumstances: (i) the cost of the Eligible 

Improvement(s) exceeds the maximum amount paid by 

Kane County or (ii) the homeowner has project costs 

that are not eligible for reimbursement through Kane 

County’s program, but are Eligible Improvements.  

Maximum of 

$10,000 per 

household  

0% Interest deferred 

loan with repayment 

at the time of sale or 

transfer of deed. 

 

ELIGIBLE IMPROVEMENTS  

 Improvements and modifications for physically disabled persons, including but not limited to: 

grab bars and railings; motorized chair lifts; doorway widening; walk-in showers; accessible 

toilets; shower seats; ramps; bed rails; and lowered countertops.  

 Repairs/improvements to mechanical, heating, plumbing, structural, and electrical systems.  

 Exterior painting.  

 Improvements to building security.  

 Termite damage repair.  

 Drainage improvements. 

 Yard clean-up.  

 Repairs or replacement of roofing. 

 Insulation.  

 Exterior work that will improve overall neighborhood appearance.  

 Windows in need of repair or replacement.   

 



INELIGIBLE IMPROVEMENTS  

 

 Additions/upgrades to existing structure or component parts, i.e. window upgrades (Bay 

Window), room additions, etc. (except to provide access to persons with disabilities).  

 Purchase or repair of furnishings.  

 Purchase of land/real property.  
 Construction/repair of swimming pools or hot tubs. 

 Appliances 
 Improvements to common elements of association owned or managed property.  

RESIDENTIAL REHABILITATION PRIORITIES  
 

The following priority system will be used to classify rehabilitation work needed for each property.  The 

following priority system is in descending order of priority.  Category A represents the highest priority 

items, and Category D represents items of lowest priority.   

  

Category A - Health & Safety items 
Category A consists of code violations and repair of the major systems that threaten the health and safety 

of the resident (e.g., basic structural, mechanical, electrical, heating and/or plumbing systems). 

  

Category B - Incipient Code Violations 
These items include those elements of the structure which are not in violation of the code but appear to be 

in a condition that will deteriorate into a code violation if left uncorrected (e.g., hot water heater or boiler 

of 30 or 40 years of age which may have given some minor problem in the recent past). If sufficient 

dollars are available to address more than the Category A items, then Category B improvements shall be 

undertaken to the extent of financial feasibility. 

  

Category C - Energy Conservation Items  
These items are directly related to the conservation of energy by upgrading the dwelling’s thermal 

protection such as new windows, new doors, and insulation which may be undertaken if sufficient dollars 

have been available to address Category A and B items. 

  

Category D - General Property Improvements 
These work items constitute improvements which can be made to the property, but are not vital to health 

and safety of the resident. Examples could include yard maintenance, exterior painting, air conditioning, 

improvements and modifications for physically disabled persons. These items can be considered property 

improvements after Categories A through C have been addressed and subject to staff approval. 
 

ELIGIBILITY 

The following criteria will determine applicant eligibility: 

1. Income: The annual gross household income of the applicant household may not exceed the 

income limits established below. 

2. Location:  The subject property must be within the City of St. Charles corporate limits. 

3.   Home Value:  The value of the applicant’s home may not exceed $271,050.  

4.   Type of Unit: The unit must be an owner-occupied residential property. single-family detached 

residential property.   

5. Ownership:  The person receiving the loan must live within the dwelling unit, and not rent this 

unit to other persons. 

 



INCOME LIMITS 

 

To be eligible for a deferred loan with repayment at the sale of the property the following income criteria 

will apply: 

 

The annual gross household income cannot exceed the most recent income limits for a household at 80% 

Area Median Income based on household size, as published by the Illinois Housing Development 

Authority (source: http://www.ihda.org).  The Household Valuation Limitation is set at the most recent 

FHA Mortgage Limit for Kane County (source: https://entp.hud.gov/idapp/html/hicostlook.cfm). The 

below chart uses 2016 income limits published by IHDA and 2016 Household Value Limitation from 

HUD.  

 

Owner Occupied Affordability Chart For Chicago Metro Area 80% of Average Area Median 

Income 

 1 Person 2 Person 3 Person 4 Person 5 Person 6 Person 7 Person 8 Person 

2016 Income 

Limits (80% 

AMI) 

$43,050 $49,200 55,350 $61,500 $66,450 $71,350 $76,300 $81,200 

Household 

Value 

Limitation 

$ 271,050 

 

Please Note: The above chart uses 2009 income limits published by the Illinois Housing and 

Development Authority (Source: http://www.ihda.org). The Household Valuation Limitation is set to the 

FHA Mortgage Limit for the City of St. Charles (Source: https://entp.hud.gov/idapp/html/hicostlook.cfm). 

 

3
RD

 PARTY VENDOR DUTIES 

1. The applicants will apply directly to the 3rd Party Vendor.   

2. The 3
rd

 Party Vendor will process all applications and review income eligibility. 

3. The 3
rd

 Party Vendor will perform onsite inspections of single-family detached home. 

4. The 3
rd

 Party Vendor will create the scope of work for all necessary repairs.  

5. The 3
rd

 Party Vendor will verify ownership of the property in the form of a title insurance policy. 

6. The 3
rd

 Party Vendor will send the application, Application information and Information 

Disclosure (Exhibit E) to City Staff for review and approval once steps 1 through 4 have been 

completed.  No work involving St. Charles Housing Trust Fund money shall begin until the City 

approves the application.    

7. The 3
rd

 Party Vendor will bid the work to 3 separate contractors. 

8. The 3
rd

 Party Vendor will award the contract to the lowest responsible bidder and will supervise 

the work. 

9. Prior to commencing work on a project, the 3
rd

 Party Vendor will obtain a promissory note and 

mortgage agreement, in forms acceptable to the City, from the property owner.  The mortgage 

shall be recorded in the Recorder’s Office of the county where the property is located 

simultaneously with the disbursement of funds by the City. 

10. The 3
rd

 Party Vendor will ensure that all work is complete and inspected and approved by the 

City of St. Charles Building and Code Enforcement Division.   

11. Once the work is complete the 3
rd

 Party Vendor will submit lien waivers, cost affidavits, and such 

other documentation, as the City requires, to the City Staff to receive repayment.  

http://www.ihda.org/
https://entp.hud.gov/idapp/html/hicostlook.cfm


12. City Staff will review Disbursement Request and issue reimbursement for Eligible Improvements 

and an administrative fee of 10% and all fees associated with recording of the mortgage lien and 

Title Search to the 3
rd

 Party Vendor.  No payment shall be made until the 3
rd

 Party Vendor 

delivers an ALTA Loan Policy of Title Insurance in favor of the City for the amount of the 

reimbursement. 

13. The 3
rd

 Party Vendor will process any repayments of the mortgage lien on behalf of the City, and 

send this repayment to the City. 

 


