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I. PROJECT IDENTIFICATION AND OVERVIEW 
 
Project Name: Cornerstone Apartments 
 
Applicant Name: The Community Builders, Inc. 
 
Project Address: 611 E. 50th Street 
 633 E. 50th Street 
 636 E. 50th Street 
 731 E. 50th Place 
 4950 S. Langley Street 
 
Ward and Alderman: 4th/ Will Burns 
 
Community Area: 38. Grand Boulevard 
 
Redevelopment Project Area: 49th/ St. Lawrence 
 
Requested Action: TIF Developer Designation 
 
Proposed Project: Construction of 20 new affordable units in three three-story 

buildings and renovation of 45 units. The project will 
provide 65 housing units of which 12 units or 18% will be 
affordable to 50% or less, 44 units or 67 percent will be 
affordable for households earning no more than 60 percent 
of the area median income and seven units or 10 percent 
will be affordable for households earning no more than 80 
percent of the area median income and two units or three 
percent will be unrestricted. 

 
Goal of Project: To provide both new and rehabilitated affordable units and 

build on three currently vacant parcels. 
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TIF Assistance: $2,500,000 
 
II. PROPERTY DESCRIPTION 
 
Address: 611 E. 50th Street 
 633 E. 50th Street 
 636 E. 50th Street 
 731 E. 50th Place (Evans Bldg.) 
 4950 S. Langley Street (Langley Bldg.) 
 
Location: The project is on scattered sites with one parcel on the 

northeast corner of Champlain and 50th St; one on southeast 
corner of same; and parcel on 50th St. between Champlain 
on the east and S. St. Lawrence on the west. The Langley 
Building is located nearby at the northwest corner of 
Langley and 50th Street and the Evans Building on the 
southeast corner of Evans and 50th Place. 

 
Tax Parcel Numbers: 20-10-232-010 
 20-10-220-033 
 20-10-225-016 
 20-10-225-004 
 20-10-220-020 
 
Land Area: 78,900 sq. ft. 
 
Current Use: The three vacant lots have grass and are well-maintained.  

The two existing buildings are masonry three-story walk-
ups with limestone detail built in the early 1900s.  Both 
buildings are occupied and in generally good repair on the 
exterior but would benefit from interior renovations to 
increase energy efficiency and improve the quality of the 
affordable housing offered.   The Evans Building is 22,213 
sq. feet and the Langley Building is 18,509 sq. feet. 

 
Current Zoning: RM5, Residential Multi-Unit District 
 
Environmental Condition: For the vacant land, Phase 1 and related environmental 

reviews were conducted and submitted to HUD because the 
project is also using HUD NSP2 funds.  HUD reviewed the 
confirmed a Finding of No Significant Impact (FONSI). Phase 
1 reviews were also conducted at the Evans and Langley 



TIF Developer Designation- Residential 2-14 
 
 

Buildings and no Recognized Environmental Conditions 
(RECs) were found.  

 
III. BACKGROUND 
 
The Grand Boulevard Community Area in which the project planned covers 1.73 sq. miles on the 
south side of Chicago.  The boulevard from which the community area takes its name is now 
Martin Luther King, Jr. Drive. The area is bounded by 39th to the north, 51st Street to the south, 
Cottage Grove Avenue to the east, and the Chicago, Rock Island & Pacific Railroad tracks to the 
west. The Robert Taylor Homes were located mostly in Grand Boulevard.  The population 
according to the 2010 Census was 21,929 down from 28,006 (-21.7%) in 2000.  The median 
income in 2010 was $28,040 with 28 % of the residents living below the poverty line.  In terms 
of education, of the 14,007 people over 25 years old, 19% have less than a high school education, 
 24% have high school diploma, GED or equivalent, 31 % have some college or an Associate’s 
degree and 25% have a Bachelor’s degree or higher.  20.6% of the residents are unemployed. 
 
The proposed project is located in North Washington Park in the 49th/St. Lawrence TIF District.  
This district was established in 1996 with the main goal of encouraging new development and or 
rehabilitation activity in the area.    A prime site for redevelopment mentioned in the plan was the 
southeast corner of 49th Street and St. Lawrence where the long abandoned Francis E. Willard 
School was located.  In 1997, the Willard Square Apartments was developed by Technical 
Assistance Corporation for Housing (TACH) and was granted $2,180,000 in TIF funds.  The 
project is affordable new infill construction consisting of 100 units in 16 six-flats and two three-
flats, some of which are located on the former Willard School site.  The Willard Square project 
has been the only TIF supported redevelopment since the district was established.  See the 
attached 49th/St. Lawrence TIF district description.   More recent housing built in the area 
included Savoy Square, the newest phase of CHA’s Legends South completed in 2010 with 139 
units in mid-rise buildings.   
 
With regard to the proposed project, TCB purchased the Evans and Langley Buildings from 
TACH in the Fall of 2012 for $705,040.  In addition they assumed a City loan of $1,254,000.  
The property at the time appraised for $2,340,000.  TCB is under negotiations to buy 11 PINs 
from TACH for a deeply discounted price.   The land has appraised for $277,657 and is being 
sold by TACH for $79,549.   Hales Franciscan High School is a well-regarded, private, 4-year 
Roman Catholic high school established in 1962, located across Langley St. from the Langley 
Building. 
 
 
IV. PROPOSED DEVELOPMENT TEAM 
 
Development Entity:  
 
The Community Builders (TCB) will be the developer and property manager for Cornerstone.  

http://en.wikipedia.org/wiki/Martin_Luther_King,_Junior
http://en.wikipedia.org/wiki/Robert_Taylor_Homes
http://en.wikipedia.org/wiki/Private_school
http://en.wikipedia.org/wiki/Roman_Catholic
http://en.wikipedia.org/wiki/High_school
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TCB is a national nonprofit organization which had its start in Boston in 1964.  Since then, it has 
grown to include 500 employees across 14 states.   The Community Builders, Inc. is one of the 
largest and most accomplished non-profit development corporations in the United States.  As 
stated in the organization’s strategic plan, their mission is “to build and sustain strong 
communities where people of all incomes can achieve their full potential.”  Nationally, the 
company’s revenue in 2014 is projected to be $53.5 million dollars with 6% coming from their 
property management work and property cash flow, 39% from construction (fees, construction 
management, legal, consulting and planning) and 1% from philanthropic and donor support. 
 
Locally TCB has over 10 years of mixed-income revitalization experience in the 4th ward as the 
master developer for Oakwood Shores.  Their work in Chicago includes the preservation of 
affordable housing, including the preservation of the Lorington Apartments in Logan Square and 
Merrill Court Apartments in the South Shore.  
 
TCB was also one of the developer entities for Shops and Lofts presented to the CDC on July 10, 
2012 and passed by City Council on October 3, 2012.  Located at the southwest corner of 47th 
Street and Cottage Grove Avenue, this project is currently under construction and will contain  
96 residential rental dwelling units will be affordable to households earning no more than 60% of 
the area median income.  It also includes 54,678 square feet of retail space which will be 
anchored by a Walmart grocery store.  TIF assistance in the amount of $12,850,000 makes up 
28.2% of the entire budget, and the land write down (approximately $2.241M) makes up 4.9% of 
the entire budget ($45,631,629).  A list of additional TCB projects in Illinois and northwest 
Indiana is attached as an exhibit to this report. 
 
Consultants:  
 
Architect:  PappaGeorge Haymes/Steve Rezabek 
PappaGeorge Haymes began in Chicago in 1981 and has since expanded nationally.  Their 
experience includes adaptive reuse and single-family renovations as well as low-rise apartments, 
mid-rises, high-rises and tall towers of 80 stories or more. 
 
General Contractor: Linn-Mathes, Inc. 
 Linn-Mathes has been in business since 1916 and has worked on a wide range of projects from 
new construction to rehabilitation as well as senior and affordable projects. 
 
V. PROPOSED PROJECT 
 
Project Overview:   
The proposed project consists of two major components.  One component is the renovation of the 
45 units in the Evans and Langley Buildings.  Planned renovations include new roofs, flooring, 
kitchens, bathrooms and window replacements where needed.   It is anticipated that the buildings 
will each be renovated a stairwell (approximately six households) at a time and that these 
residents time will be relocated to “host units” in nearby buildings for the period of the 
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renovation. These two existing buildings are masonry three-story walk-ups with limestone 
detailing were built in the early 1900s.  The Evans Building (731 E. 50th Pl.) has 24 affordable 
apartments and the Langley Building (4950 S. Langley St.) has 21 affordable apartments.   Both 
buildings were rehabbed in 1992.  All 45 units in the Evans & Langley buildings are already set 
at affordability levels of 60% AMI. Going forward, twelve units at Evans and Langley will be 
preserved for households earning no more than 50% AMI.   
 
Also planned is the construction of three three-story apartment buildings containing a total of 20 
units on three currently vacant lots nearby on 50th Street.  These new apartments will be 
designed, marketed, and operated to serve working artist households.    Concentrating artists in 
this new development is intended to strengthen the burgeoning arts community in and around the 
Washington Park community.  A few blocks to the north is the Bronzeville Artist Loft’s project, 
a mixed-use development including 16 residential units and an art gallery on the first floor.  The 
Little Black Pearl Workshop, a 40,000 sq. ft. non-profit arts center that offers art classes and 
programming is located 0.3 miles west of the proposed Cornerstone development.   Because 
artists often provide services to their neighborhood, it is anticipated that their presence will 
enhance the quality of life for their neighbors, including the nearby Hales-Franciscan High 
School. 
 
The 20 new apartments will be divided so that 11 are reserved for households earning less than 
60% AMI, and 9 units are reserved for households earning less than 80% AMI.  The buildings 
will have a face brick veneer, some with wide glazed brick, prefinished sheet metal panel system, 
and wood paneling.  Currently a total of surface 16 parking spaces are planned with five located 
behind one building, seven behind another, and four behind the last building.  The infill 
construction is planned to fit in with the existing neighborhood buildings in height and scale. A 
site plan, floor plans and elevation are provided as exhibits to this report. 
 
Residential Unit Profile: The following table provides a detailed description of the proposed 
project.  The subject property will provide a total of 65 rental units of which 12 units or 18 
percent will be affordable for households earning no more than 50 percent of the area median 
income, 44 units or 67 percent will be affordable for households earning no more than 60 percent 
of the area median income, seven units or 10 percent will be affordable for households earning 
no more than 80 percent of the area median income and two units or three percent will be 
unrestricted. The overall project will satisfy the Chicago affordable housing ordinance, which 
requires 10 percent affordable units in projects developed on land sold by the City or 20 percent 
affordable units in projects receiving TIF assistance.   
 

Unit Profile for New Construction 

Unit Type Number Market/Affordable Size-sf Monthly 
Rent/sf* 

Monthly 
Rent* 

Market 
Rate Rent 

1 bed/1 bath) 9 Affordable at 60% AMI 750-
850 0.83 650-670 

900-950 
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2 bed/1 bath 
 2 Affordable at 60% AMI 1050 0.76 803 

1200 

1 bed/1 bath 
 3 Affordable at 80% AMI 750-

850 1.13 900 900-950 

2 bed/1 bath 4 Affordable at 80% AMI 1050 1.05 1100 1200 

3 bed/2 bath 
 2 Affordable at 80% AMI 1250 1.08 1400 1430 

Total 20      

 
  * The tenants pay for gas heat, electric cooking, and gas water heating.  Parking is included with 16 of 

the newly constructed units.  
 
 

Unit Profile for Rehab (Evans and Langley Buildings) 

Unit Type Number Market/Affordable Size-sf Monthly 
Rent/sf* 

Monthly 
Rent* 

Market 
Rate 
Rent  

1 bed/1 bath 
 1 Affordable at 50% AMI 700 0.96 673 800-850 

2 bed/1 bath 
 10 Affordable at 50% AMI 873 0.89 778 950-

1000 
3 bed/1 bath 

 1 Affordable at 50% AMI 963 0.90 864 1150-
1200 

1 bed/1 bath 
 1 Affordable at 60% AMI 700 1.13 790 800-850 

2 bed/1 bath 
 17 Affordable at 60% AMI 873 1.05 890-949 950-

1000 
3 bed/1 bath 

 15 Affordable at 60% AMI 963 .10 1026-
1093 

1150-
1200 

Total 45      

*In the Evans Building, rent includes heating and the tenants pay for the other utilities.  In the Langley 
Building the tenants pay for all utilities. 
 
The affordable rent paid by the tenant is based on the tenant’s income and not on market 
comparables.  The maximum rent for each defined “affordable” income level is published 
annually by the US Department of Housing and Urban Development and listed according to 
building construction type (i.e. apartment, townhouse, house), number of bedrooms and 
household size.   Rent per square foot is not considered except that HUD housing quality 
standards and Chicago zoning and building codes set minimum room and unit sizes.  Different 
federal funding development and operating support sources may have different maximum income 
and rent restrictions. 
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Environmental Features: The renovations will incorporate Energy Star features including 
Energy Star windows (where replaced) and appliances. A key element of renovations to the 
Evans & Langley buildings will be energy efficiency and water conservation improvements.  
Particular focus will be placed on upgrading heating, cooling, ventilation and insulation systems 
to reduce utility cost for residents and building operations.  The new construction will all be 
Energy Star rated. 
 
The Cornerstone development strategy itself is location efficient and reuse-focused.  Well-built 
existing residential buildings are being renovated and vacant lots redeveloped, all within a 10 
minute walk or less to CTA train stops, the University of Chicago, shopping hubs, schools, 
cultural institutions and substantial green space.   
 
VI. FINANCIAL STRUCTURE 
 
This rental project is being financed using a variety of different sources.  The primary source of 
fund is tax credit equity in the amount of $9,262,500.  The renovation of the Evans and Langley 
Buildings will be partially supported by a $1,254,887 CDBG loan assumed from TACH upon 
purchase of these buildings.  National Housing Trust Equity, LLC will be the tax credit 
syndicator and has provided the attached commitment letter.  In addition TCB is receiving 
$1,023,649 in Neighborhood Stabilization Loan funds which had been allocated to TCB, Inc.  
The developer is also requesting $957,000 in Illinois Donation Tax Credits based on the donated 
value of the land and buildings from TACH.  The proposed TIF amount is $2,500,000 which will 
be paid from area-wide PINS.  This represents 16% of the total project cost of $15,398,136.  It 
will be paid at benchmark completion points during construction with $1M paid in 2014, $1M in 
2015 and $500,000 paid in 2016.  TIF is required because of the low level of affordability (below 
50 and 60% AMI) of more than half of the units in the project. 
 
The following tables identify the sources and uses of funds:  
 

Sources and Uses of Funds 
 

Sources  Amount % of total 
  

Equity  $  9,262,500 60% 
 TIF (paid in during construction) $  2,500,000     16 % 
 NSP 2 Loan (TCB)                        $  1,023,649        7% 
 CDBG Loan (assumed from TACH)              $ 1,254,887        8% 
 Deferred Dev. Fee                                       $     100,000        1% 

Donation Tax Credits                      $    957,000            6% 
 City of Chicago Multifamily Loan     $    300,000            2% 

  Total Sources       $15,398,136     100% 
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        Uses Amount 
$/sf of 
Building* $/Unit 

Land Acquisition ($ 8.69 per sf of land)** $     79,549  $  3.19 per gsf $3,977 
Building Acquisition ($6.77per gsf) $   705,040  $ 13.06 per gsf $15,668 
City Loan Assumption ($15.90 per gsf) $1,254,887  $15.90 per gsf 

     
Hard Costs    

Renovation (Hard Costs)  $4,590,985   
New Construction (Hard Costs) $5,006,525   

Total Hard Costs $9,597,511  $121.64 per gsf 
 Soft Costs 

   Architect’s Fee (5% of hard costs) $480,000  
  Loan Origination Fee (0.6% of loan) $35,000  
  Legal Fees (1.7% of total costs) $275,000  
  Marketing (0.4% of total costs) $75,000  
  Loan Interest (2% of total costs) $318,000  
  Reserves (3.2% of total costs) $494,105  
  Developer Fee (5.8% of total costs) $900,000  
  Other financing (1.8% of total costs) $284,644  
  Construction period costs (0.9% of 

total costs) $137,000  
  Tenant relocation (1% of total costs) $150,000  
  Other soft costs (3.9% of total costs) $612,500  
  Total Soft Costs     $3,761,249 $47.67 per gsf $57,865 

Total Uses $15,398,236 
 

$236,904 
*Gross building area is 78,900 sf 

   **Land area is 49,089 sf 
    

The proposed project will provide the following public benefits: 
 
Affordable Housing: The project will provide 20 new affordable housing units and 45 
rehabilitated units. 
  
Property Taxes: The project will expand the tax base because the investment in the property 
will result in an increase in its assessed value. 
 
Permanent Jobs: The project is estimated to generate 2 permanent jobs-- 1 for maintenance and 
1 for property management/administration. 
 
Construction Jobs: The project will produce 130 temporary construction jobs. 
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Affirmative Action: The developer will comply with the requirements of Chicago’s affirmative 
action ordinance, which requires contract participation of 24% by minority-owned business 
enterprises (MBEs) and 4% by woman-owned business enterprises (WBEs).  The developer has 
provided notification of the proposed project, by certified mail, to several associations of 
minority and women contractors.  A sample version of the letter and copies of the post office 
receipts for the certified letters are presented as exhibits to this report. 
 
City Residency: The developer will comply with the requirements of Chicago’s city residency 
ordinance, which requires that at least half of all construction-worker hours be filled by Chicago 
residents.  The developer will also comply with the requirement that all construction jobs are 
paid the prevailing wage. 
 
VIII.  COMMUNITY SUPPORT 
 
Alderman Burns endorses the project and has provided a letter of support (see exhibits for copy). 
The project was presented to the community at a meeting held in 2011. Recently the Developer 
met for a second time with residents of the Evans and Langley Buildings to give an update about 
the project and collect their input as the renovations plans are finalized.  The project has been 
well-received both by the alderman and the community.  The Developer will have an 
informational booth at Chicago’s Creative Expo this March at the Chicago Cultural Center to 
promote the artist component of the project.   Quad Community Development Corporation 
(QCDC) has endorsed this project and a copy of their support letter is attached.    
 
IX.  CONFORMANCE WITH REDEVELOPMENT AREA PLAN 
 
The proposed project is located in the 49th/St. Lawrence Tax Increment Financing 
Redevelopment Project Area.  The proposed project will satisfy the following goals of the area’s 
redevelopment plan:  
 

• To improve the quality of life within the Project Area by eliminating the influences and 
manifestations of physical and economic deterioration and obsolescence. 

• To create an environment which will contribute to the health, safety and general welfare 
of the City, and enhance the value of properties within and near the Project Area. 
 

The implementation strategy for achieving the plan’s goals envisions the need to provide TIF 
financial assistance for the development of residential units.  The proposed project also conforms 
to the plan’s land use map, which calls for residential development at the subject site.   
 
X.  CONDITIONS OF ASSISTANCE 
 
If the proposed resolution is approved by the CDC, DPD will negotiate a redevelopment 
agreement with the developer.  The redevelopment agreement will incorporate the parameters of 
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the proposed project as described in this staff report.  
 
It is DPD policy that no business will be conducted with a development entity whose any 
principal has outstanding municipal debts (such as unpaid parking tickets, unpaid water bills, 
unpaid business licenses, and others), is in arrears of child support payments, or who is a debtor 
in bankruptcy, a defendant in a legal action for deficient performance, a respondent in an 
administrative action for deficient performance, or a defendant in any criminal action. 
 
Closing of the sale of the property will not occur before the City Council has approved the 
redevelopment agreement the developer has obtained all necessary City approvals including 
zoning and building permits, and the developer has presented proof of financing.  The documents 
will include a development timetable. 
 
XI.  RECOMMENDATION 
 

 The Department of Planning and Development has thoroughly reviewed the proposed project, the 
qualifications of the development team, the financial structure of the project, its need for public 
assistance, its public benefits, and the project’s conformance with the redevelopment area plan, 
and DPD recommends that the CDC recommend to the City Council the designation of The 
Community Builders, Inc. as Developer for the development of Cornerstone Apartments at 611 
E. 50th Street, 633 E. 50th Street, 636 E. 50th Street, 731 E. 50th Place and 4950 S. Langley Street. 
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EXHIBITS 
 

TIF Project Scorecard 
TIF District Report  

Section 5 from 49th/St. Lawrence TIF Annual Report 
List of TCB Builders Projects 

TCB Board of Directors 
Ownership Structure 

Redevelopment Area Map 
TIF Legal Description 

Neighborhood Map or Aerial 
Site Plan 

Typical Floor Plan 
Front Elevation or Rendering 

Sample M/WBE Letter 
Copies of M/WBE Certified Letter Receipts 

Lender’s Letter of Interest 
Community Letters of Support 
Alderman’s Letter of Support 


















































