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HOUSING
PLAN
The Housing Authority of Cook County owns
three family properties in the East Side
residential district: Daniel P. Bergen Homes
(built in 1953), John Mackler Homes (built in
1954), and Sunrise Apartments (built in 1962).
In total, the three properties contain 172 units
that range from one to four bedrooms in size.
These properties are the designated “target
housing” for the Downtown/East Side Choice
Neighborhoods Plan. The Housing Authority’s
127-unit, eight-story Golden Towers senior
building is also located in the Downtown/East
Side Neighborhood.
Wentworth Avenue functions as a connector
between all three target housing developments,
and is also where the property management
offices and community room are located.
Industrial properties surround the target
housing. Lincoln Highway, a busy, truck-filled
thoroughfare, separates the Bergen Homes from
the Sunrise and Mackler developments.

All three properties suffer from fundamental
design deficiencies that cannot be adequately
addressed without substantial rehabilitation or
reconstruction. This is not surprising given the
age of these developments and the significant
changes in the ways people live today.
The locations of the Mackler and Sunrise
properties, in particular, create an environment
of isolation and disconnection that cannot be
remedied by rehabilitation alone.
The Housing Authority has embarked on an
ambitious program to upgrade its properties
throughout Cook County. Implementation of
the revitalization plan for the target housing in
the Downtown/East Side Choice Neighborhood
promises to provide improved housing and
opportunities for deserving families. The Housing
Authority’s need to rehabilitate or build new
housing to replace the obsolete Sunrise, Mackler
and Bergen family sites can be the catalyst for
revitalization of the Downtown/East Side Choice
Neighborhood.

HOUSING PLAN
VISION
Public housing is transformed so that it
is a community asset.
» Interim renovation and beautification
investments are made to improve livability
and enhance visual curb appeal.
» A new community center accommodates a
range of activities and programs.
» New mixed-income housing, located south
of Lincoln Highway, brings public housing
residents closer to existing neighborhood
assets.
» Public housing residents are no longer
isolated or living in close proximity to active
industrial uses.
» Children are safer because they no longer
have to cross Lincoln Highway to get to
school.
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TARGET HOUSING
PROPERTY

BEDROOM COUNT
TOTALS
1

2

3

4

SUNRISE (EAST OF WENTWORTH)

32

36

24

-

92

SUNRISE (NORTH OF 12th STREET)

8

4

8

8

28

MACKLER HOMES

-

19

8

10

37

BERGEN HOMES

-

9

6

-

15

40

68

46

18

172

TOTALS

HOUSING SITES

Mackler

Sunrise

Target Housing Sites
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Bergen

REPLACEMENT HOUSING STRATEGY
Replacement of obsolete public housing
is integrated into the larger program of
neighborhood reinvestment. It builds upon
neighborhood revitalization initiatives that the
City of Chicago Heights has been pursuing for
many years. These efforts include the demolition
of vacant and dilapidated properties. These
vacant lots are being maintained by the City
until new users can be attracted. Another
consideration is the City’s desire to eventually
transition isolated residential neighborhoods
located north of Lincoln Highway from residential
to industrial use.
Our replacement housing strategy is designed
to create new and vibrant housing opportunities
for current Housing Authority tenants. New
mixed-income housing will be built in phases,
with each phase having a catalytic effect on the
surrounding area. The objective is to strategically
locate and practically implement construction of
new housing in order to spur future investment.
The Plan concentrates development in the area
south of Lincoln Highway where the greatest
impact can be realized. The Housing Authority
of Cook County will be the lead developer
during the initial phases, and may bring in other
developers if necessary, as future phases are
implemented.

Phase 1: Sunrise/Bergen
Improvements
While the ultimate goal is to replace all of the
Sunrise units, there are immediate maintenance
and renovation needs that must be addressed
as an interim improvement project. These
improvements are critical to conveying to target
housing residents that change is coming. Since
demolition of the Sunrise units located east of
Wentworth Avenue will be the final phase of
the replacement housing program, the money
spent on renovations will be amortized over
several years. The 15 Bergen units, located along
16th Street, will also be rehabilitated. These
improvements will ensure that all units can be
fully occupied and that no vacancies exist until
the final development phase.
The work includes new siding, roofs, canopies,
doors, chimneys, shutters, storm doors, exterior
lights, signage, concrete stoops, and landings.
The improvements will result in more energy
efficient housing and lower maintenance costs.
In addition to renovating the Bergen and Sunrise
units so that they meet occupancy standards, the
grounds will be improved so that they are more
functional and aesthetically pleasing. Landscape
enhancements along Wentworth Avenue will
demonstrate to neighborhood residents as well
as tenants that investments in beautification are
more than just a proposal – visible improvements
are actually being made.

IMPLEMENTATION
Cost: $1.5 Million
Funding : Housing Authority
Target Completion: Fall, 2020
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Phase 2: Mixed-Income Housing &
Community Center Development
This phase of target housing transformation
involves the construction of approximately 80
units of new mixed-income housing on available
vacant land south of Lincoln Highway. A new
community center is planned as part of this
development phase to serve Housing Authority
tenants and neighborhood residents. This
development is dependent on securing the
necessary financing (tax credits, Opportunity
Zone investments, etc.).
The exact location and form this development
will take is intended to reinforce viable
residential pockets and link the investment
to existing neighborhood amenities. The new
housing will provide housing for the existing
residents who wish to relocate. Units not
occupied by relocated target housing families
would be leased as affordable rental units.
A new community center will be a central feature
of this phase of development. Located south of
Lincoln Highway, close to the Bergen Homes,
this amenity will take advantage of the large
amount of vacant property and close proximity
to existing assets, including the Jones Center,
various churches, the proposed park amenity
and Lincoln-Gavin School. The community center
will include spaces to accommodate community
meetings space, appropriate space for service
providers to serve clients on-site, computer lab/
workforce training space, resident fitness facility,
and an early learning center.
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Phase 3: Mackler/Sunrise Demolition
Following construction of the Phase 2 housing
and relocation of the existing households, these
public housing units would be demolished. Per
the City’s Comprehensive Plan’s land use policy
recommending that this area be transitioned
into industrial land use, the Housing Authority
will work with the City to offer this property for
sale to an appropriate end user/developer, with
HUD’s approval.

Phases 4 & 5: Mixed-Income
Residential Development
Two additional phases of residential
development are planned following the
completion of the previous phases. The intent
is to focus development around LincolnGavin School, the Jones Center and other
neighborhood amenities along the 15th Street
corridor. The development would include
replacement housing units for families remaining
in the Sunrise Apartments. Additional affordable
and market-rate units would be available to
accommodate other households.
A series of modest, yet important infrastructure
improvements are proposed that will help
transform the image and function of the south
of Lincoln neighborhood. Alleys that intersect
with 15th Street would be reconfigured to allow
new housing to front on 15th Street rather than
facing the intersecting north-south streets. Some
street connections to Lincoln Highway would be
closed to create an effective buffer against noise

and traffic, creating a more peaceful and secure
residential area. This would also help resolve
current intersection safety issues related to poor
sight lines and fast moving traffic.

Phase 6: Sunrise Apartments
Demolition
Following relocation of Sunrise households all
of the remaining target housing units would be
demolished. The Housing Authority will work
with the City to identify an appropriate land use
plan so that this property can be repurposed
for an appropriate redevelopment project, with
HUD’s approval.

DEVELOPMENT PROGRAM
The development program must be
tempered by practical considerations such as
coordinating new housing construction with
infrastructure improvements and demolition
of dilapidated housing. The initial new housing
development (Phase 2) is located on sites that
are construction-ready and owned by the City,
are under the control of the Cook County Land
Bank Authority or are tax delinquent/vacant
land. Significant transformation will occur in
Phases 4 and 5 when new housing is built near
Lincoln-Gavin School, the new park and along
15th Street. A total of 240 new mixed-income
residential units are planned.
The feasibility of attracting market-rate renters
or homeowners to the neighborhood in the short
term is low, so the emphasis of programming will
be on units for Housing Authority residents and
affordable renters. The goal is for an ultimate
mix of affordable/market rate units to public
housing units of approximately two affordable/
market rate units for each replacement public
housing unit.
The residential market assessment prepared for
the Downtown/East Side Choice Neighborhood
estimates that by 2023, there may be demand
for 92-125 units of rental housing to serve
families with incomes of $15,000 - $50,000, as
well as demand for an additional 30-48 units of
workforce housing for households with annual
incomes of $50,000-$75,000. As neighborhood
improvement is realized, additional residential
development phases targeted to moderateincome owners or renters may be supported by
the market.

The development phasing plans which follow
describe how the replacement of all target
housing reflecting their current bedroom mix
can be accommodated in the Downtown/East
Side Choice Neighborhood. It should be noted
that some tenants may opt to be relocated using
tenant-based replacement housing vouchers
which could result in changes in the final
development plans.
New housing will be integrated with planned
neighborhood improvements. Implementation
will involve three phases, each three to four
years in duration, including the time need to
secure financing and allow unit absorption.
The proposed approach will:

Focus new housing investment around
School and the new park Lincoln-Gavin.
We anticipate that people will be attracted to
new housing close to the elementary school and
a new park. In turn, the new housing will create
a better context for the school and park, which
will make them more attractive amenities to the
neighborhood.

Use new housing to make 15th Street a
neighborhood connector.
15th Street is a local street that happens to have
a number of community facilities located on it,
including Lincoln-Gavin School, the proposed
Lincoln-Gavin Park, the Jones Center, two
churches, and a comprehensive social service
provider (CEDA). The proposed community

center will be located on the corner of 15th
Street and Wentworth Avenue. Locating housing
along 15th Street will help connect these
facilities, making them more prominent within
the neighborhood and more accessible.

Use new housing to create a gateway into the
Downtown.
The proximity of the downtown is a major asset
for the neighborhood. Today, access is limited
due to the barrier created by the CSX freight rail
line. Lincoln Highway connects the East Side
to the Downtown via an underpass; but it is a
poor pedestrian connection due primarily to
heavy truck traffic. 16th Street has an at-grade
crossing with the rail line and offers a much
better neighborhood connection. However, this
crossing is plagued by a concentration of vacant
lots and dilapidated property. New housing and
mixed-use redevelopment near the rail crossing
would create a gateway into the downtown and
maximize the Downtown’s benefit to the East
Side neighborhood.

Coordinate new housing development with
strategic infrastructure improvements.
Infrastructure improvements include the
new Lincoln-Gavin Park, which will provide
recreational opportunities for residents and
turn vacant land into a neighborhood amenity.
The closure of the existing Lincoln Highway
intersections with Lowe and Parnell would
improve safety and create a positive residential
experience.
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Lincoln-Gavin Park
Phase 1

New Community/
Early Learning Center

Mixed-Income Housing &
PHASE 2 Community
Center Development
» Unit mix:
• 31 Single-family units
• 49 Townhome units
» Bedroom mix:
• 8 - One-bedroom units
• 27 - Two-bedroom units
• 27 - Three-bedroom units
• 18 - Four-bedroom units
» New Community Center
» Phase 1 Lincoln-Gavin Park

Institutional
Institutional
Phase
Phase21 Units
-Single Family
-Townhomes

PHASE 3

Mackler/Sunrise Demolition

» Tenant relocation
» Demolition of 65 public housing units

PHASE 4

Lincoln-Gavin Park
Completed

Mixed-Income Residential
Development

» Unit mix:
• 29 Single-family units
• 51 Townhome units
» Bedroom mix:
• 5 One-bedroom units
• 22 Two-bedroom units
• 53 Three-bedroom units
» Phase 2 Lincoln-Gavin Park
» Alley reconfiguration to orient residential
units to 15th Street
Reconfigured Alleys

Institutional
Institutional
Phase
Phase21 Units
Units
Phase
Phase42Units
Units
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For illustrative purposes only. Specific building
locations for each phase are dependent on land
assembly and financing.

Street closures to create
Lincoln Highway buffer

Community/
Early Learning Center

Greenway Buffer

Lin
col
n-G
av
in S
cho
ol

CEDA

Lincoln-Gavin Park
Proposed Mixed-Use
Retail

Jones
Center

Jones
Center
Park
CEDA

Parking Pads
on new Construction

60 Unit Apartment
Building

New Neighborhood Amenities:

HOUSING DEVELOPMENT PROGRAM
Single-Family (detached)

Emphasize 15th street
as the center of the
neighborhood

Townhomes (attached)

Apartment Building

» New community center and park

3 bed – 40

1 bed – 20 (20%)

1 bed – 45 (75%)

» Improved streetscapes

4 bed – 20

2 bed – 50 (50%)

2 bed – 15 (25%)

» New mixed-use commercial space

Rehab Existing Homes – 20

3 bed – 30 (30%)

Subtotal: 80

Subtotal: 100 Units

For illustrative purposes only. Specific building
locations for each phase are dependent on land
assembly and financing.

Subtotal: 60 units

» Buffer created along parcels separating
neighborhood from Lincoln Highway and
nearby industrial areas

Total: 240 Units
Chicago Heights Downtown / East Side Choice Neighborhoods Plan
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51
Ranch-style
Single Family Home

38
Modest Ranch
Single Family Home

34
Modern
Single Family Home

27
Townhomes
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VISUAL PREFERENCE SURVEY
This chart presents the top ranked housing
choice results of a “visual preference survey” that
was distributed by the Resident Ambassadors to
Sunrise, Bergen and Mackler residents to gauge
interest in a variety of housing types.

HOUSING DESIGN
The new housing should be compatible with the
neighborhood’s existing single family character
while also making a strong statement about
reinvestment and transformation. Compatibility
is best achieved by focusing on low-density
housing types. The exterior design of the new
housing should be aesthetically compatible
with the existing housing, but reflect a more
modern design theme. This would be done by
using traditional form (shape) while introducing
more modern and lower maintenance exterior
materials.
Multi-family apartment buildings may appeal to
residents who want the services and security of
on-site management, and would be appropriate
as a gateway to the downtown along 16th Street.
Key considerations in the design of new
housing include:
» Maximize consumption of vacant land.
Since there is so much, the more vacant
land that can be converted into housing the
better. This can be accomplished though
the following design techniques:
• One-story units. More land will be
used through the use of single-story
design. Single-story buildings can
also help meet accessibility goals and
enhance universal design and visibility
objectives.
• Building width over depth. The
layout of the new units should
be wider rather than deep. This

technique will use more street
frontage and provide additional back
yard space, for residents.
• Include single family units. Singlefamily units will consume more
vacant lots than townhomes will. The
construction cost of one-story singlefamily units will be only slightly higher
than townhomes on a square foot
basis.

» Include retail stores/services. The
proposed apartment building on 16th
Street is programmed as a mixed-use
development with ground floor retail space.

» Emphasize verticality. Taller, more
vertical buildings will have a more positive
visual impact than shorter buildings. It is
possible to emphasize height of single-story
buildings, as outlined below:
• Nine-foot ceiling height. This is the
current standard for higher-quality
housing. The increased cost of
materials associated with nine-foot
ceiling heights is nominal.
• Vaulted ceilings. Vaulted, or sloped,
ceilings on the bottom of the roof
rafters would provide more spacious
interiors at a nominal extra cost and
not result in unused, wasted attic
space.
• Raised foundations. Verticality also
can be achieved through the use of
raised foundations that would allow
steps and porches which are common
neighborhood design features.

Chicago Heights Downtown / East Side Choice Neighborhoods Plan
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HOUSING TYPES

BUILDING DESIGNS

The following site plans and elevations are
provided to illustrate how the development
programming and design strategies can be
fulfilled. These examples focus on the lowdensity housing to be built to fill vacant lots
within the single family area. The new housing
should be compatible with the character of an
established suburban neighborhood.
Unit amenities would include:
» In-unit laundry
» Storage space
» A master bedroom suite

SINGLE-FAMILY ELEVATION

» An eat-in kitchen
» A front porch
» A rear outdoor terrace so that residents can
enjoy the back yard space

PVC
Trim
Boards

Dormer Windows in
vaulted ceiling space
“Thin” Veneer
Stone Base

Front
Porch

Prefinished
Fiberglass
Columns

9’ - 0”

12’

8’ - 6”

Prefinished
engineering
siding

12’

52’ - 0”

SINGLE-FAMILY ELEVATION
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12’

TOWNHOME AND SINGLE-FAMILY FLOORPLANS

2 BED/2 BATH

7’ - 6”

Roof

9’ - 0”

First Floor

Dormer Windows in
vaulted ceiling space

3 BED/2 BATH

Projecting
Entry

Maintenance-Free
Siding and Shingles

4 BED/2 BATH

Projecting Bay
Window

END UNIT

Open
Porch

Different Accent Colors
to Individualize the Units

MIDDLE UNIT

TOWNHOME ELEVATION
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FINANCING PLAN
As is the case with most projects of this nature,
multiple sources of financing will be needed.
Financing through a variety of sources including
Low Income Housing Tax Credits (LIHTC) will be
necessary for each phase, except for the Sunrise/
Bergen Improvement (Phase 1) which are funded
by the Housing Authority.
The Illinois Housing Development Authority
(IHDA) operates LIHTC, along with the state
donation tax credit program. Cook County
has HOME, CDBG, transportation and energy
conservation funds that can also be pursued.
Local foundations and non-profits that have been
working in the South Suburbs are also sources
of potential funding. These include IFF, LISC and
Enterprise Community Partners, but partnerships
with smaller philanthropic foundations will also
be explored.
The portion of the Downtown/East Side where
development of the replacement housing
is proposed is also an Illinois-designated
Opportunity Zone, which allows investors to
defer capital gains taxes from a prior investment
if funds are invested for a period of at least 7
years. This can take many forms including real
estate development and acquisition and the
purchase of or investment in existing and new
businesses including real estate.

ACCESSIBLE HOUSING/FREE FROM
DISCRIMINATION
All new construction and renovations to
existing properties will be done in accordance
with Section 504 of the Rehabilitation Act of
the Fair Housing Act, Title II of Americans with
Disabilities Act, and the Architectural Barriers
Act of 1968 and their respective implementing
regulations. Moreover, the Housing Authority is
steadfast is its commitment to provide a suitable
living environment free from discrimination
throughout suburban Cook County.

RELOCATION AND RIGHT TO
RETURN POLICY
The Housing Authority’s relocation strategy
will meet or exceed all HUD requirements.
Redevelopment and rehabilitation of Sunrise,
Bergen and Mackler will require relocation of
some residents. To minimize the amount of
relocation and disruption to residents during
redevelopment, the phased process described
above will be implemented. The Housing
Authority understands the need to exercise
great sensitivity toward residents for relocation
activities and ensures that it will adequately
communicate to each resident and their families
throughout the process. There will be no out of
pocket expenses borne by the residents, so long
as the expenses are reasonable.
All target housing residents that are lease
compliant at the time of the potential
displacement will have the right to return to
the redeveloped housing when construction is
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completed and the units become available. The
Housing Authority’s relocation plan and right to
return policy will be drafted with the assistance
of an expert relocation agent and support of the
residents.
All Bergen, Mackler and Sunrise tenants were
invited to participate in the target housing
resident needs assessment survey. Survey
questions included initial replacement housing
and relocation preferences. If improvement
of the Sunrise, Mackler and Bergen properties
required redevelopment of existing units,
70% of target housing residents indicated that
they would be willing to temporarily move.
If temporary relocation is required, 55% of
residents indicated their preliminary desire to
stay in Chicago Heights. The most important
factors in making relocation decisions include: 1)
keeping children at their current school, 2) access
to transportation, 3) access to shopping, and 4)
access to jobs.
The Housing Authority’s leadership team held
more than a dozen target housing tenant
meetings over the course of the Choice
Neighborhoods planning process to gather
resident input and keep them informed
concerning future improvements. These
meetings all included opportunities for residents
to ask questions concerning potential relocation
options and indicate their preferences. The
Housing Authority will continue to meet regularly
with target housing tenants to ensure that the
relocation process is clearly understood and best
meets the needs of each household.

ENERGY EFFICIENT/SUSTAINABLE/
HEALTHY HOUSING
Sustainable development is a central feature of
the redevelopment plan. The Housing Authority
will comply with the LEED for Neighborhood
Development (LEED-ND) from the United States
Green Building Council. Housing, community
facilities and recreational spaces will be
integrated and ADA accessible, as required by
law.
» The Housing Plan incorporates design
elements and amenities that are designed
to support income diversity. The newly built
housing will enrich the neighborhood and
appeal to a variety of market segments.
It will also take into consideration the
community’s input regarding building types
and design features as captured in our
preference surveys.
» Buildings will be harmonious in scale with
streets, outdoor spaces and surrounding
structures.

» Sidewalks will be protected from adjacent
street traffic, where appropriate, through
the use of landscape buffers and wellplaced crosswalks.
» Community gathering places will be
incorporated into the housing development
program.
» Stormwater best management practices,
such as green roofs, rain gardens, pervious
surfaces, bioswales and natural vegetation
will be incorporated as necessary.
In addition to LEED-ND considerations, the
Housing Authority will design new buildings to
meet the requirements of the EPA’s ENERGY
STAR Qualified Homes. The Housing Authority
will also work to achieve certification by a
recognized green rating program such as the
Energy Star Plus Indoor Air Package, Enterprise
Green Communities Initiative, or National Green
Building Standards.

LEED-ND ANALYSIS
The replacement housing plan has been
developed to meet the requirements for
certification under the Leadership in Energy and
Environmental Design (LEED) for Neighborhood
Development (LEED-ND) program.
LEED-ND requires that project sites meet a
number of minimum criteria in order to qualify
for certification. In addition to meeting several
prerequisites, projects must achieve at least a
minimum score of 40 points in order to become
LEED certified.
An assessment of the site and its components,
relative to the prerequisites of LEED-ND found
that the required prerequisites can be met. The
project has been designed to attain a minimum
certification under the requirements of LEED for
Neighborhood Development, although the final
point totals cannot be confirmed until the design
and development program is finalized.

» Unit and room sizes will accommodate
contemporary families.
» Unit and room sizes will also accommodate
the needs of those on the housing
authority’s current waiting lists.
» New housing will be interconnected with
sidewalks, streets and walking and bike
paths so that public transportation, future
retail and parks are easily accessible.
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