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I. PROJECT IDENTIFICATION AND OVERVIEW 
 
Project Name: West Humboldt Place 
 
Applicant Name: The Children’s Place Association 
 
Project Address: 3533-45 West Chicago Avenue 
 
Ward and Alderman: 27th/Walter Burnett 
 
Community Area: Humboldt Park, 23 
 
Redevelopment Project Area: Chicago / Central Park 
 
Requested Action: TIF Developer Designation 
 
Proposed Project: The three-story new construction will consist of 13 studio, 

two and three bedroom units of permanent supportive 
housing with space for supportive services on the first 
floor.  The project will provide 13 housing units of which 
100 percent of the units will be affordable for households 
earning no more than 80 percent of the area median 
income.  

 
TIF Assistance: $1,000,000 
 
 
II. PROPERTY DESCRIPTION 
 
Address: 3533-45 West Chicago Avenue 
 
Location: Southwest Corner of Chicago and Drake Avenues 
 



Tax Parcel Numbers: 16-11-200-019 
 16-11-200-020 
 
Land Area: 19,050 sq. ft. 
 
Current Use: The land is currently vacant and is surrounded by an 

approximately five foot high iron fence. 
 
Current Zoning: B3-2 Community Shopping District 
 
 
Environmental Condition: The site does not require remediation. 
 
III. BACKGROUND 
 
The proposed project will be built on a vacant parcel in the Humboldt Park neighborhood.  The 
surrounding neighborhood is a mix of commercial and residential structures along with many 
vacant parcels.  The Children’s Place Association (CPA) currently has two residential facilities 
which serve households whose head of household has a disability and may have a history of 
homelessness and the organization wants to increase the capacity of people they can serve.   In 
order to fill a financial gap associated with their proposed project at 3533 W. Chicago, CPA 
approached the City asking for TIF assistance.  CPA purchased the land for $212,000 on August 
29, 2013. 
 
IV. PROPOSED DEVELOPMENT TEAM 
 
Development Entity:    
 
The Children’s Place Association has two decades of experience providing client supportive 
services directly, in managing relationships with other community service providers and in 
making and receiving client referrals to social service and health care providers.  They also have 
experience working as a managing agent for apartments through their fully owned subsidiary, 
Children’s Place Housing Corporation, since 1998.  The mission of The Children's Place 
Association is to improve the present and secure the future for children, youth and families 
confronted by HIV/AIDS or other life-changing health conditions.  The organization has an 
annual budget of $6.2M with approximately 85% of its revenues coming from government 
service fees and grants and the remaining 15% from individuals, foundations, and corporate 
giving. 
 
The Developer has previously developed two buildings of supportive housing in the Humboldt 
Park community: a 10-bed residence for children medically complex needs at 3059 W. Augusta 
Blvd; and a multi-use facility at 1800 N. Humboldt Blvd that includes an early learning center 
and three residential units.   It also manages six subsidized apartments.  Each of these properties 
is fully occupied with an extensive waitlist. 
 



Consultants:  
Architect: Landon Bone Baker Architects, Ltd. 
LBB worked on The Children Place’s previous building project, the Early Leaning Center and 
Housing Program.  They have a wealth of experience in planning and designing for all types of 
projects, especially those for their non-profit clients involved in affordable housing. 
 
Finance Consultant: Lighten-Gale Group 
Lighten –Gale Group is a Chicago-based affordable housing consultant established in 1999.  
They have extensive experience in coordinating financing and project management services 
related to the development of affordable, market rate and mixed-income housing, with a specialty 
in developments for homeless and special need populations. 
 
V. PROPOSED PROJECT 
 
Project Overview:  The Children’s Place Association proposes construction of a 13 unit , 3 story 
rental building with subsidized apartments for low-income families in which at least one member 
(head of household) has a disability.  The housing will be permanent housing and  include onsite 
supportive services and space for resident activities on the first floor.    These amenities include a 
community room, communal kitchen, and a computer resource area.   Supportive services will be 
provided to all tenants by Children’s Place and will include case management, family success 
coaching, mental health therapy, job training and educational assistance.  The building will 
contain studio, two-bedroom and three-bedroom units.  All of the units will be available to 
people with disabilities.  The exterior of the building will be a brick veneer with fiber cement 
panels running vertically  between the windows on the second and third floors.  There will be a 
surface parking lot with 9 spaces which will be accessed off of an adjoining alley directly south 
of the building.     
 
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 13 rental units of which three units will be 
available to households learning less than 30 percent of area median income (AMI), six units at 
50% AMI or less, and four units available to households earning less than 80% of AMI.   These 
units 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 

 
 

Unit Type 
 
Number 

 
Market/ 

Affordable 

 
Size-sf 

 
Monthly 
Rent/sf* 

 
Monthly Rent* 

 
Studio  

 
3 

 
Affordable at 

30% AMI 

 
370 

 
$1.08 

 
$399 

 
2 bed/1 bath 

 
3 

 
Affordable at 

50% AMI  

 
800 

 
$1.07 

 
$854 

 
3 bed/1 bath  

 
3 

 
Affordable at 

50% AMI 

 
1,050 

 
$.94 

 
$986 

 
 

2 bed/1 bath 
 

2 
 
Affordable at 

80% AMI 

 
800 

 
$1.20 

 
$958 

 
3 bed/1 bath 

 
2 

 
Affordable at 

80% AMI 

 
1,050 

 
$1.12 

 
$1,171 

 
  * The owner will pay 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 Economic 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. 
 
When developers determine the rent to charge for a project that is using HUD program subsidies 
through one of the City of Chicago’s Multifamily Financing programs, the developer is required 
to establish market-area rents by commissioning a market study of the targeted market area. The 
developer is allowed to charge the lesser of HUD-estimated Fair Market Rent or the rent cap by 
income group (i.e., the 60% rent), but must also take into consideration the localized rent for the 
development’s targeted market area, which is often much lower than the HUD FMR, and may be 
the same as, or even lower than, the “affordable” rent levels.  
 
Environmental Features: The project complies with HED’s green matrix by being Energy Star 
compliant. The project will also comply with the 2013-2014 Illinois Energy Efficient Affordable 
Housing Construction Program administered by DCEO.   The requirements of these programs 
included a reflective, Energy Star roof, insulated entry doors, advanced air sealing techniques,   
Energy Star Certified appliances;  Energy Star-labeled lighting fixtures;  direct vent sealed 
combustion furnaces, minimum 14.5 SEER air conditioners; 50% landscaping planted with 
native or adaptive species; low-flow plumbing fixtures  and low-VOC paint. 



 
VI. FINANCIAL STRUCTURE 
 
The proposed rental project will be funded from a variety of sources.  The Developer has 
received a commitment from IHDA for $3,210,162 in Permanent Supportive Housing Funding 
and an administrative grant of $131,162.    In addition, the project will be funded with a $42,000 
DCEO Energy Efficiency Grant, $75,000 in Donation Tax Credits and $300,000 raised through 
The Children’s Place Association capital campaign.   The $1,000,000 in TIF assistance will be 
paid in four installments--$250,000 at 25%, 50%, and 75% completion.  The final $250,000 will 
be paid at issuance of the Certificate of Completion.   The total TIF amount represents 19.5% of 
the total project costs ($5,125,324). TIF assistance will come from area- wide increment in the 
Humboldt Park TIF and is needed to off-set the cost of developing a housing project in which 
100% of the units will be affordable.    
 
The following table identifies the sources and uses of funds.  
 

Sources and Uses of Funds 
 

Sources   Amount % of total 
IHDA FAF  $313,162 6.1% 
Children’s Place capital campaign  $300,000 5.8% 
DCEO Energy Efficiency  42,000 .8% 
TIF during construction  $1,000,000 19.5% 
IHDA Permanent Supportive Housing  $3,210,162 62.7% 
Deferred Developer Fee  $185,000 3.6% 
Illinois Affordable Housing Tax Credits  $75,000 1.5% 

Total Sources  $5,125,324 100% 
 

Uses   Amount $/sf of Building* 
Land Acquisition ($11.12 per sf of land)  $212,000 $10.92 psf 
Hard Costs   
 Construction  $3,269,919 
 Contingency  $172,905 
 Other Construction Costs  $211,182 
  Total Hard Costs  $3,654,006 $188.35 psf 
 
Soft Costs 

Architect’s Fee (4.8% of hard costs)  $174,160 
Legal Fees (1.2% of total costs)  $64,750   
Other Professional Fees (2.9% of total costs)  $149,025 
Consultants(3% of total costs)  $153,082 
Developer Fee(7.5% of total costs)  $389,111 
Reserves(1.1% of total costs)  $59,513 
Lender Fees(3.9% of total costs)  $202,677 
Other soft costs(2.3% of total costs)  $121,750 

Total Soft Costs (24.5% of total costs)           $1,259,318 
 

     



Total Uses    $5,125,324 $264.19 psf 
 *Gross building area is 19,400 square feet 

     
 
VII. PUBLIC BENEFITS 
 
The proposed project will provide the following public benefits. 
 
Affordable Housing: The project will provide 13 new affordable housing 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 nine full-time program staff members 
related to the supportive services located on the first floor of the building.   There will also be a 
part-time summer position, Camp Coordinator, and two part-time building property staff.  
 
Construction Jobs: The project will produce 20 temporary construction jobs. 
 
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 Burnett endorses the project and has provided a letter of support (see exhibits for 
copy).  The project was presented to the community at two meetings held on July 21st and 
September 18th, 2012.  The development team received positive feedback during presentations 
mad to the Chicago Avenue Task Force Committee and the block club meeting.  Attendee 
provided positive comments.   The West Humboldt Park Development Council has endorsed the 
project.  (See exhibits for copy of support letter).  
 
IX.  CONFORMANCE WITH REDEVELOPMENT AREA PLAN 
 
The proposed project is located in the Chicago/Central Park Tax Increment Financing 
Redevelopment Project Area.  The proposed project will satisfy the following goals of the area’s 
redevelopment plan:  eliminate the blighting conditions that cause the area to qualify for TIF; 



encourage infill residential and commercial projects.  The implementation strategy for achieving 
the plan’s goals envisions the need to provide TIF financial assistance for the development of 
permanent supportive housing.  The proposed project also conforms to the plan’s land use map, 
which calls for mixed use development at the subject site.   
 
X.  CONDITIONS OF ASSISTANCE 
 
If the proposed resolution is approved by the CDC, HED will negotiate a redevelopment 
agreement with the developer.  The redevelopment agreement will incorporate the parameters of 
the proposed project as described in this staff report.  
 
It is HED 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. 
 
 
XI.  RECOMMENDATION 
 
The Department of Housing and Economic 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 HED recommends that the CDC recommend to the City Council the designation of 
The Children’s Place Association as Developer for the development of 13 units of permanent 
supportive housing at 3533-45 West Chicago Avenue. 



 
EXHIBITS 

 
TIF Project Assessment Form 

Redevelopment Area Map 
Neighborhood Map or Aerial 

Survey or Plat 
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 



Board of Directors 
Officers 

Kathleen Ryan Sellew, Chair 
Managing Director 
Marsh USA Inc.  

Brenda B. Asare, Vice Chair 
Senior Vice President, Midwest Division 
Manager 
The Alford Group 

Brian K. Greenblatt*, Treasurer  
Managing Director & Senior Vice President  
The PrivateBank 

John J. Durso, Secretary 
Partner 
Ungaretti & Harris, LLP 

Board Members 

Robert Bale 

Josephine Calderon  
Director of Personal Trust 
Fifth Third Bank 

Ralph J. DiClmente Ph.D. 
Professor of Public Health and Pediatrics 
Emory University 

Betty J. Jackson* 
Executive Vice President & Chief Operating 
Officer 
Envision Unlimited 

Cheryl Jackson 

Harold A. Kessler, M.D. 
Professor of Medicine & 
Immunology/Microbiology 
Associate Director, Section of Infectious 
Diseases 
Rush University Medical Center 

Raymond J. Mulligan 
Vice President, Chicago Metro Sales 
Blue Cross/Blue Shield of Illinois 

Edward F. Otto* 
Principal 
Ted Otto Group, LLC 

Michael Silverman 
Senior Vice President, Chief Legal Officer 
SmithBucklin 

Jack W. Strand 
Partner, Strand & Browne Real Estate 
Founding Board Member, The Children’s 
Place Association 

Sara W. Swift* 
Past Chair, Board of Directors 
Community Volunteer 

Diana Ware 
Managing Director, Corporate Risk Manager 
Mesirow Financial 

 

* Indicates past Board Chair  

 

http://childrens-place.org/blogs/about/4078872-board-of-directors
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