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MINUTES OF THE HOUSING, PLANNING & DEVELOPMENT COMMITTEE 
JULY 11, 2022 
AUDITORIUM 

 
Present: Councilmembers, Bullock, Shachner, & Kepple 
 
Also Present: Councilmember Baker & Marx, Allison Urbanek of Lakewood Alive, Don 
Heckelmoser of LSC Corp., Patricia Wellborn of Lakewood Black Caucus, Kris Keniray of Fair 
Housing Center for Rights & Research, Development Director Dan Wyman, Director of 
Planning & Development Shawn Leininger, Programs Manager Martin Castelletti 
 
Call to Order: 7:10 p.m. 
 

Approval of the minutes of the July 5, 2022 Housing, Planning & Development 
Committee meeting. 

 
A motion was made and seconded to approve the minutes of the July 5, 2022 Housing, Planning 
& Development Committee meeting. All members voted in favor. Motion passed. Minutes 
approved. 

*** 
Communication from Councilmembers Rader & Shachner regarding affordable 
housing 
 

At the invitation of the Chair, Ms. Urbanek discussed housing topics, pointed to resources, and 
posed questions related to the following (see attached for more detail): 

• Defining affordable housing  
• Identifying housing challenges for renters 
• Statistics from the Lakewood Landlord Housing Survey of 2019 
• Displacement of residents due to landlord turnover 
• Lack of housing supply 
• Current city programs that address housing 

 
The committee established that 100% AMI for our community is $85,400 for a family of four 
and that AMI must be at 50% or less than this figure to qualify for a housing voucher. 
 
Mr. Heckelmoser provided the following maximum allowable rental rates for a studio apartment, 
at his facility which receives low-income tax credits: 

• 30% AMI - $449/month 
• 60% AMI - $897/month  

 
He pointed out that $897/month is not necessarily affordable for a person at that income level, 
which is why the Westerly charges $515/month. He pointed out that this is only possible because 
the building was constructed in the 1960s and that if these units were new construction that LSC 
could not afford to charge lower rents. 
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Councilmember Shachner expressed support for Ms. Urbanek’s suggestion that the City’s 
landlord seminar devote a portion of its content to dispelling myths about the housing choice 
voucher program. To address the housing shortage, Councilmember Shachner contemplated 
increasing the vacant property license fee to an amount that would discourage homeowners from 
keeping their properties vacant. He committed to following up to determine if such an approach 
is legal, or, if fees are required to be correlated with the amount of city time and expense. Later, 
he suggested a potential vacant property tax based on the value of the home. 
 
Mr. Heckelmoser remarked further on the mismatch between true affordability and the HUD 
definitions of affordability. He noted that the average income for a Westerly resident is 
$14,000/year. He stated that is it easier to create new affordable housing for residents at 60% 
AMI, but that the demand is stemming from individuals who need 30% AMI housing.  
 
Ms. Urbanek emphasized that the 30% gross income standard is inadequate and does not take 
into consideration a person’s other significant expenses. 
 
Ms. Wellborn pointed to the need to break down barriers of discrimination. She asked for data on 
the breakdown of income levels by race to better understand the intersection of race and poverty. 
 
Ms. Keniray of the Fair Housing Center provided data on the number of housing vouchers within 
the City, noting that there were 433 vouchers in 2012 and 267 today. She noted that the average 
voucher-holder in the city has been a resident for 9 years and is disabled. She provided other 
statistics about the characteristics of Lakewood voucher holders. She reported that many people 
would love to live in Lakewood and to stay in Lakewood but are struggling to find affordable 
housing. 
 
Chairman Bullock suggested that affordable housing be established as a council priority moving 
forward. He provided background on the rationale for originally establishing a housing license 
program. He pointed out that the code requires landlords to fulfill 2 of 3 requirements to hold a 
housing license, including attending a city-sponsored landlord training seminar. The committee 
established that the landlord training seminar used to be provide twice annually and is now 
provided one time. Councilmember Bullock advocated for multiple landlord training 
opportunities throughout the year and that housing vouchers are discussed.  
 
Councilmember Kepple asked how about how much accessible rental housing is available that is 
not specifically for seniors. 
 
Mr. Wyman replied that this is brought up with each of the city’s loan applicants and grant 
recipients. The city also has a grant program for installing, chair lifts, stair lifts and ramps. 
Lakewood Alive will do a free aging-in-place assessment for residents and install easy fixes such 
as grab bars for free. 
 
Ms. Keniray spoke about accessible building design guidelines and how they do not apply to the 
majority of buildings in Lakewood which were constructed before 1939.  
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Mr. Heckelmoser noted that dozens of units in his buildings have been rehabbed for ADA 
compliance, which is required since his property receives federal funds. 
 
The committee established that a private landlord not receiving any federal assistance would not 
be required to pay for ADA modifications. Furthermore, the landlord would have to agree to any 
such modifications. 
 
Councilmember Rader referenced a previous legislative attempt to implement source of income 
protection for renters. He asked the participants if this policy would make a positive impact on 
affordability, given the other realities.  
 
Ms. Keniray replied that such a policy would be very helpful as many residents become 
displaced during a change of ownership when the new landlord refuses to accept vouchers. She 
noted that the CMHA voucher program has changed and improved over the years and is intended 
to stabilize families and unlock opportunities.  
 
Councilmember Rader encouraged Councilmembers to keep an open mind regarding the source 
of income protection legislation. He questioned what more can be done to help displaced 
residents forced out by a change in ownership. 
 
Chairman Bullock suggested that the free market control a lot of this in the interest of 
maximizing profit and that the city needs to connect with community partners with non-profit 
missions. He questioned how the city can better track market rents, noting that many small, 
private landlords provide affordable rents. 
 
Mr. Castelletti suggested city-sponsored housing subsidies, incentivizing, and engaging with 
non-profit partners to build affordable housing within Lakewood.  
 
Director Leininger pointed out that many private property transfers in the city are arranged 
privately between parties and the city is not at the table or aware until after they are finalized. He 
envisioned how the city and its partners could play a positive role if it were aware of these 
exchanges. 
 
Councilmember Bullock cited examples of when the city successfully engaged in the private 
market in the interest of historic preservation. 
 
Councilmember Baker suggested a possible consultant to help analyze housing market data to 
focus efforts.  
 
Mr. Hecklemoser spoke about future directions of LSC Corp. and potential partnerships. 
 
Ms. Wellborn advocated for additional diversity, equity, and inclusion work to prevent against 
housing discrimination. 
 
 
Finance Committee adjourned at 8:27 p.m. 



Tactics to Address Affordable Housing Issues
From LakewoodAlive
July 2022

For the purposes of our discussion below, LakewoodAlive defines affordable housing as:
Renters:includes rent and utilities. Homeowners would include mortgage ( P.I.T.I.) Principle,
Interest, Taxes and Insurance) and utility costs. Affordable housing costs should not not exceed
30% of gross income and ideally net income but the standard is gross income.

Housing Challenges for Renters:
- Lack of affordable units

- Quality varies on each unit, low income residents have a higher chance of living
in substandard housing.

- Continue to use the power behind the Lakewood Building Department to
do their Annual Rental Inspection to hold landlords accountable for safe
and sanitary housing

- Lack of acceptance of Housing Choice Vouchers for rental income
- Educational campaigns to the community as well as landlords to disprove

negative perceptions of voucher recipients.
- Work to dispel myths about the program and highlight the advantages

- It would be great to hear from CMHA or EDEN to get their insight
Data:
Data from Lakewood Landlord Housing Survey (2019)
https://www.lakewoodoh.gov/wp-content/uploads/2019/03/LandlordVoucherSurveyResult
s_0319.pdf
-From 366 responses, 67 accept Section 8 or other types of housing vouchers
-From 344 responses, 113 “didn’t know” that the housing voucher programs pays
landlords on time every month
-From 344 responses, 170 said that tenants with vouchers were more likely to cause
damage or problems than tenants without vouchers
-From 344, 109 “don’t know” that housing voucher programs are stable, consistent
sources of income
-From 342, 267 didn’t want to learn more about housing voucher programs.

Questions:
1. How many vouchers are currently being used in Lakewood?
2. What can we do with the data that was gathered by the 2019 Lakewood Landlord

Survey?
a. What was the outcome of the City of Lakewood Landlord Survey?

- Buildings are being purchased and leases are not being renewed or being turned into
month to month leases with significant rent increases causing short notice for tenants
and long term tenants to find housing

https://www.lakewoodoh.gov/wp-content/uploads/2019/03/LandlordVoucherSurveyResults_0319.pdf
https://www.lakewoodoh.gov/wp-content/uploads/2019/03/LandlordVoucherSurveyResults_0319.pdf


- Lack of supply in general- supply and demand is driving up the rental costs regionally as
well as here in Lakewood.

- We have several housing projects in various stages of process both with market
rate and affordable housing components

- Hopefully adding additional supply will help to re-balance the market and
potentially decrease rents

Questions:
1. What will these units do to the market?
2. Is it possible to complete a Comprehensive Housing Study determining how many units

we have, their type, where the gaps are and how we as a community can respond by
filling in the gaps through future planned projects?

- For Example:
- Can we create a comprehensive housing survey to identify the

number of affordable housing units we are lacking to create a goal
by which to measure success?

- Use this survey to identify other housing needs like:
- Accessible Housing
- Multi-Generational Housing
- Affordable Family Units
- Affordable Senior Units

Data:
HUD Affordable Housing Interactive Map
This link shows affordable housing opportunities in Lakewood
https://resources.hud.gov/

Current Programs in Lakewood’s Affordable Housing Plan for Investment Property

-Rental Restoration Program ( City of Lakewood) which provides incentives to the landlord to
offer affordable rents based on income and market rates for a period of 5 years. Through the
program they have access to up to $10,000 per unit to make the unit lead safe along with other
repairs and improvements. A percentage is forgiven each year they provide below market rent
to low-moderate income tenants.

-Gap financing for rental development projects using HOME funds (City of Lakewood)
incorporating affordable units for low-moderate income households.



Housing Challenges for Low-Moderate Income Owner-Occupied Properties

- Increasing property taxes and utility costs
- Create an educational campaign to ensure that all eligible residents are taking

advantage of Homestead Exemption for both property taxes and water and sewer
rates

- Campaign to get all eligible folks enrolled in P.I.P.P. and H.E.A.P. to reduce
monthly utility cost burdens

- Increasing home repair costs
- Work with local agencies to help with code compliance and safety issues.

- LakewoodAlive, Department of Community Development and CHN
Housing Partners provide programs to help with home repairs and energy
efficiency and weatherization

- Lead Safe Cuyahoga is offered through Cuyahoga County Health
Department

- Big Issue: Trees and garages and fences and driveways tend to be
common requests for repairs but HUD funding cannot be used to do these
repairs on their own.

- 51% of repairs must be completed on the actual house structure in
order to do work on things like trees, garages and fences and
driveways

- Shortage of affordable houses for purchase
- Unable to use down payment assistance because of increasing purchase prices

- Maximum purchase price to use the program is $149,000
- Which is nearly impossible to find at the moment

- If down payment assistance is used it is forgiven after 5 years for double homes
and not for single homes

- It may be worth re-examining this program to see if we are able to work
with HUD to increase the maximum purchase price

- Examine the forgiveness process for single family and doubles
- How can we maximize this program?

- Provide financial assistance for LMI owner-occupants who are able to purchase
low-cost homes that need work to bring them into code compliance.

- Reverse Mortgages ( HECM) ( for 62+)
- Can be used as a tool to keep folks in their homes longer as you take equity out

of the home to pay off debt or to be used as a revenue source
- Backfires if the person lives in the home longer than the reverse mortgage lasts,

it eats up all of the equity and the home can no longer be used as a way to pay
for home repairs and the home can no longer be used for equity.



- Education from a HUD certified counselor is required to use this product
- https://www.hud.gov/program_offices/housing/sfh/hecm/hecmabou

Solutions
- Continue to review and build upon the 8 point plan utilized by the City of Lakewood

- • Action Step 1 – Launch Rental Restoration Program Preserving Affordability
•Action Step 2 – Explore Gap Financing for Rental Development Projects

- • Action Step 3 – Develop and expand non-profit partnerships with housing
agencies

- • Action Step 4 – Provide more homeownership opportunities for low- and
moderate-income households

- • Action Step 5 – Develop new affordable home construction
- • Action Step 6 – Connect property owners to resources and incentives
- • Action Step 7 – Conduct more outreach & advocacy to HUD and CMHA to

improve effectiveness and service delivery of housing programs in Lakewood.

- Step 4- Work to build in protections to keep the created affordable
housing affordable by selling it in perpetuity to LMI borrowers or
borrowers under 120% AMI Deed restrictions

- Equity Sharing
- Land Trust Models

https://www.yshome.org/your-community-land-trust.html

○ https://shelterforce.org/2015/10/15/organizing_and_the_co
mmunity_land_trust_model/#:~:text=The%20CLT%20Mod
el,land%20to%20lower%2Dincome%20households.

- Continuing building the plan for acquiring foreclosed properties
and returning them back into the market to meet the current needs

- Working with the Land Bank to get as many properties as
possible and create more LMI housing.

- Step 6- Work together with LakewoodAlive and other non-profits to review
current programs and other local and national programs to tweak the
current offerings to ensure that they are meeting the current needs of the
community.

- This could be done through regular monthly meetings
- Continue to educate the community about programs that are offered

through the Department of Community Development, LakewoodAlive and
other organizations

- Loans
- Grants
- Pride Fund ( Loan Guarantee Program) to help

unbanked/unconventional clients gain access to affordable and

https://www.yshome.org/your-community-land-trust.html
https://shelterforce.org/2015/10/15/organizing_and_the_community_land_trust_model/#:~:text=The%20CLT%20Model,land%20to%20lower%2Dincome%20households
https://shelterforce.org/2015/10/15/organizing_and_the_community_land_trust_model/#:~:text=The%20CLT%20Model,land%20to%20lower%2Dincome%20households
https://shelterforce.org/2015/10/15/organizing_and_the_community_land_trust_model/#:~:text=The%20CLT%20Model,land%20to%20lower%2Dincome%20households


traditional bank loans which will ultimately improve their credit
scores and bankability.

Additional Helpful Websites
Affordable Housing Strategies (from the site below)
https://lsaplanning.com/innovative-affordable-housing-strategies-in-high-cost-markets/

Inclusionary Housing
https://inclusionaryhousing.org/designing-a-policy/affordability-preservation/

Local inclusionary housing policies tie the creation of affordable homes for low- and
moderate-income households to the construction of market-rate housing or commercial
development.
The vast majority of programs have affordability requirements that last for 30 years or longer;
only 7% require units to remain affordable for less than 30 years. Many programs have
functionally permanent affordability; units must remain affordable in perpetuity, for 99 years, for
the life of the building.

Link has examples of what several cities and counties have done

Stamford, Connecticut

Stamford adopted its program in 2003 when the city had just prepared an analysis projecting a shortage

of 8,000 affordable housing units in the city. It was determined that, as a relatively small city, Stamford

would need every single affordable unit to last. As the city’s program director said “If we allowed these

units to expire after 30 years, which was the conventional HUD affordability term, we’d start losing units

as fast as we produced them, and it would be a futile program.”

https://hdfconnects.org/about/

Cambridge, Massachusetts

Cambridge administrators were motivated by their recent experience with the expiration of the city’s

federally-subsidized affordable housing units at a time when affordability needs were growing. Officials in

Cambridge also reasoned that the affordability term should be permanent since the bonus density

provided to the landowner as part of the inclusionary housing agreement would also be permanent.

https://lsaplanning.com/innovative-affordable-housing-strategies-in-high-cost-markets/
https://inclusionaryhousing.org/designing-a-policy/affordability-preservation/


https://www.cambridgema.gov/CDD/housing/forapplicants/resalepool
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Jesse Boyd
Location:
Submitted At:  6:01pm 07-11-22

It is time that Lakewood seriously reconsider its land use policies and legalize housing.

Legalize housing not just among its arteries, but on of all of its 5.54 square mile body.

Barriers that constrain housing supply by restricting density, as the main culprit for the dearth of affordable
housing in the United States, is no longer the nascent hypotheses of policy wonks but the veritable conclusions
from eminent academic and expert institutions around the world.

The aperture of research has closed in on minimum lot sizes, set backs, parking minimums, height restrictions,
and many other density preventing municipal ordinances as the most significant contribution to rising housing
costs. 



Lakewood has long been a beacon of density in the face of generations of urban sprawl. 

That not only can density remain safe, equitable, and enjoyable, but also affordable. 

What will it say about Lakewood and its legacy of density when it closes its doors to those that needed homes. 

That when its country needed dense housing the most, its leaders, such as Lakewood, were unable to live up to
its virtues and history and provide more housing. 

It is time to up zone Lakewood.
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