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Construction Loan and Developer Equity.

✔

4100 S. Packers Avenue

✔

✔

✔

✔

One (1) Payment after completion 10 years

 Grant

$4.46

Increased property taxes and jobs.

Not applicable.

40 permanent jobs and 40 temporary/construction

period jobs.

City Council Introduction on September 12, 2012

Stockyards Industrial Commercial

$2,250,000

12,290,309

 Industrial  Chemical Compositions, LLC

 Construction completion in November 2013

The project entails the construction of an approximately 59,468 square foot industrial manufacturing facility on a 5.5 acre site

within the Stockyards Industrial Commercial TIF. The company that will occupy the new facility, Cedar Concepts, currently

operates their existing business in an outdated building at 43rd and Wolcott. This new building will be constructed on two parcels

which Chemical Compositions will acquire, one is currently owned by the City and the other is privately held. This project, made

possible by the City assistance will allow the company to continue operating within the City of Chicago.

Leading advanced manufacturing hub

Site improvements and remediation for industrial development as

well as the disposition of City owned land for industrial uses.

Chemical Compositions, LLC

Construction of a new industrial facility on a long vacant parcel.
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City of Chicago 
Department of Housing and Economic Development 

STAFF REPORT 
TO THE 

COMMUNITY DEVELOPMENT COMMISSION 
REGARDING 

A PROPOSED NEGOTIATED SALE OF CITY-OWNED PROPERTY 
AND DESIGNATION OF DEVELOPER 

December 13, 2011 

I. PROJECT IDENTIFICATION AND OVERVIEW 

Project Name: 

Applicant Name: 

Project Address: 

Ward and Alderman: 

Community Area: 

Redevelopment Project Area: 

Requested Action: 

Proposed Project: 

Appraised Market Value: 

Sale Price: 

Acquisition Assistance: 

TIF Assistance: 

Cedar Concepts 

Chemical Compositions, LLC 

4100 S. Packers and 1451 W. 41 ''Street 

II th, James Balcer 

New City (Stockyards) 

Stockyards Industrial-Commercial Tax Increment 
Financing District 

Negotiated sale of vacant City land and TIF designation of 
Developer. 

Industrial- 59,468 sq. ft. chemical manufacturing facility 

$629,000 (value as ofJanuary 2010; an updated appraisal 
has been ordered) 

$1.00 

$628,999 

$2,250,000 
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II. PROPERTY DESCRIPTION 

Address: 

Location: 

Tax Parcel Numbers: 

Land Area: 

Current Use: 

Current Zoning: 

Environmental Condition: 

Inventory Profile: 

Developer land: 41 00 South Packers A venue 
City land: 1451 West4l''Street 

Located at the southwest comer ofW. 41" Street and S. 
Packers Ave. 

20-05-104-004/005 (city parcel) and 20-05-105-003/-004 
and -00 5 (private parcel) 

5.5 acres total. 
Developer land: 3.1 acres 
City land: 2.4 acres 

Both parcels are completely vacant and separated by an 
active rail line. The properties have been vacant since the 
mid 1980s when former meat packing facilities were 
demolished. 

Planned Manufacturing District No. 8 

A Phase I was conducted and historical records show the 
property was occupied by the Northern Oil Company (1901 
Sandborn map) at the northeast section and a multi-story 
warehouse on the southern section. The property was part 
of the Swift Meat Packing Company complex. It is 
recommended that additional soil investigation is 
performed due to the historically industrial uses of the site. 
The developer will be responsible for additional soil testing 
and subsequent clean-up activity. 

The land will be sold "as-is" with no warranties or 
representations as to its environmental condition, and it will be 
the responsibility of the developer to complete any 
remediation that may be required by the City or the Illinois 
EPA. The redevelopment agreement with the applicant will 
include release and indemnification language protecting the 
City from liability. 

The City acquired the property through condemnation 1986 
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III. BACKGROUND 

Both subject parcels were acquired by the City of Chicago through Tax Reactivation in the mid-
1990s. In 2004, the City entered into a negotiated sale and subsequent Redevelopment 
Agreement with United Assets Mgmt Corp. (aka United Concrete) to construct a concrete batch 
plant on the 4100 S. Packers property. Due to the economic downturn in 2008, United Concrete 
shut down its business, never constructed the plant and defaulted on the RDA with tbe City. The 
property was foreclosed upon in 2009, Scherston Real Estate Investments, LLC acquired it and 
have been negotiating with Chemical Compositions, LLC since early 20 I 0. Chemical 
Compositions, LLC currently has an Option Contract on tbe private parcel and has already 
invested $300,000 towards its acquisition. The subject parcels were part of tbe Swift Meat 
Packing company which encompassed most of the surrounding area. The former structures were 
demolished in the mid-1990s and the City acquired the sites through back taxes. 

The existing City-owned parcel was subject to a RFP in September 2008. There were no 
respondents at that time and little interest in it ever since. This section of the Stockyards 
Industrial Corridor has seen little new development in recent years and this project would provide 
needed redevelopment activity. 

IV. PROPOSED DEVELOPMENT TEAM 

Development Entity: Cedar Concepts (d/b/a Chemical Compositions, LLC). The company is 
minority-owned limited liability company solely owned by Linda Boasmond- there are no 
members. Cedar started in 1991. The company is an ISO 9001-2008 registered contract 
manufacturer of surfactants and chemical intermediates, and presently owns their existing 
warehouse and leases their manufacturing facility both located in the 4300 block of South 
Wolcott Avenue in Chicago. The company plans on continuing their operations at this site. 

The company gained over $16,000,000 in gross sales in 2008, and employs twenty-nine persons 
on a full time basis. Many of these employees are local City residents, and the manufacturing 
employers are members of United Steel, Paper and Forestry, Rubber, Manufacturing, Energy, 
Allied Industrial and Service Workers International Union Local9777-66. 

Chemical Compositions, LLC manufactures chemicals other companies use in personal care and 
household cleaning products. Other applications aid metalworking, agriculture and aerospace 
processes. Chemical Compositions, LLC has 100 active customers with none representing more 
than I 0% of their annual sales. 

Consultants: DRW Industrial Consultants is the engineering firm on the project, Epstein 
International as the architect, Turner Construction as the General Contractor and legal 
representation by Mark Lenz of Sugar & F elsentbal, LLP and Robert Komensky of Thompson, 
Coburn, Fagel and Haber. First Merit Bank will be providing financing for tbis project. 
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V. PROPOSED PROJECT 

Project Overview. The Project would consist of a manufacturing facility and office space 
totaling approximately 59,468 square feet in the aggregate, with adjacent parking and tank farms. 
To fully utilize the Site for manufacturing, Applicant would require the construction of a rail 
spur to serve the Site. The facility will be constructed to be energy efficient in accordance with 
sustainable building practices, and Applicant will seek LEED certification of the Project from the 
U. S. Green Building Council. Once the Project becomes fully operational, Applicant projects 
that it will not only preserve the present level of employment (29 full time jobs) but also add an 
additional 10 full time jobs. 

The Project consists of a two (2) story mixed occupancy facility of approximately 59,468 square 
feet in total area. The facility will consist of three (3) occupancy types: business, industrial and 
storage. Circulation routes and fire separations shall be established to meet current City of 
Chicago code requirements. The entire facility will consist of a concrete slab-on-grade with 
integral foundations for the building walls. 

The first and second floor business occupancy walls consist of metal studs and drywall, with a 
masonry fa<;ade with EIFS detail. The mezzanine level will consist oflightweight concrete slab on 
metal deck and will be supported on structural steel floor members. Finishes will include a gypsum 
board, hard surface flooring and all necessary casework. All stairs and railings leading to the 
mezzanine level within the business occupancy will be constructed of steel or other material. The 
roof and framing will be exposed steel joists supported by steel grid framing. The business area will 
utilize sustainable materials and energy efficient measures. 

For our sustainable facility design, Applicant shall incorporate and integrate a variety of 
strategies during the design, construction and operation of the Project. Sustainability criteria 
include: resource efficiency, energy efficiency, water conservation, recycled content material, 
renewable material and locally available material. 

The facility will include a "tank farm" on the city-owned parcel with overhead pipes feeding the 
chemicals into the facility. The company's existing facility houses the tanks within the building 
which has proven to be an inefficient use of interior space. 

Applicant anticipates the commencement of construction of the Project in the first quarter of 
2012, with completion of the Project and commencement of business operations of the 
manufacturing facility between twelve to fourteen months after commencement of construction 

A site plan, floor plans and elevation are provided as exhibits to this report 

Environmental Features: The facility will be designed and constructed to achieve LEED 
Certification. Some sustainable features include, but are not limited to, Solar Photovoltaic Panels 
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to generate electricity for the facility 
Solar Thermal Panels 
Wind Power- to generate electricity for the office component 
Solar Storage Tank- to store hot water for use in the office component 
Autoclave Masonry- to achieve higher insulation properties (R-value) along with using 
recycled content material 
Certified Timber - use timber as finished structural members for the office building 
component 
Natural Light - roof line windows to introduce natural light and reduce electricity 
consumption 
CIP System- clean-in-place system will conserve water used routinely in the operation by 
collecting rinse water and storing it for use as wash water in the next cycle 
VFD - variable-frequency-drives will be integrated into all applicable motors to reduce 
motor speed and reduce electricity consumption 
Utilities Heat Recovery- the steam and compressed air systems generate heat as they operate 
and the heat will be recovered and distributed as a heat source for adjacent spaces 
Cistern - to catch and store rainwater for landscape irrigation 
Building Management System -the system will monitor and control all building systems 
(i.e., heating, ventilation, air conditioning, lighting and irrigation) 

VI. FINANCIAL STRUCTURE 

The City, through the Department of Housing and Economic Development, intends to enter into 
a TIF Redevelopment Agreement with Chemical Compositions, LLC for the lesser of$2,250,000 
or 17.4% of the total estimated Project cost of $12,956,698. The City's financial commitment 
will be provided at the issuance of the Certificate of Completion and will likely be secured with a 
second mortgage on the property in the amount of $2,250,000 or equal to the final amount of 
assistance. 

TIF assistance would be provided from area-wide increment within the Stockyard Industrial TIF, 
which is set to expire at the end of2012. All TIP-eligible costs must be incurred and payment made 
by prior to the expiration of the TIF in December 2012. Part of the project site is presently owned by 
the City of Chicago and Chemical Compositions, LLC is also requesting to acquire, for $1.00, that 
parcel for project development. The current appraised value has yet to be determined but the value 
of the write down is currently estimated to be $629,000, based on a January 2010 valuation. This 
amount represents 5% of the TPC. The project will be financed with Developer Equity and a 
construction loan from First Merit Bank. The construction loan will convert, after completion, to a 
two equal loans: one with First Merit Bank, and an SBA loan with First Merit Bank for the other 
loan. Both have a 20 year amortization schedule. 



Negotiated Sale~ Non-residentiall-08 

The following table identifies the sources and uses of funds. 

Sources and Uses of Funds 

Sources 
Equity 
Debt (First Merit Bank) 

Total Sources 

Amount % of total 
$2,756,698 

$10,200,000 
$12,956,698 

Uses 
Acquisition 

Private ($5.54 per sf ofland) 
City owned ($0 per sf of land) 

Hard Costs 
Construction 
Demolition 
G.C. fee 
General Conditions 
Hard Cost Contingency 

Total Hard Costs 

Soft Costs 
Architect's Fee (4.29% of hard costs) 
Consulting Fee (1.08% of total costs) 
Legal Fees/Accounting (0.93% of total costs) 
Insurance (1.02% of total costs) 
Permits (0.77% of total costs) 
Project Management (0.68% of total costs) 
Construction Period Interest (2.17% of total costs) 
Misc. soft costs (0.77% of total costs) 
Soft Cost Contingency (0.85% of total costs) 

Total Soft Costs (11.74% oftota1 costs) 
Equipment 
Furniture and Fixtures 

Total Uses 

*Gross building area is 59,468 square feet 

Amount 

$750,000 
$1.00 

$8,901,006 
$300,000 
$263,000 
$592,697 
$435,867 

$10,492,570 

$450,000 
$140,000 
$120,000 
$132,270 
$100,000 
$88,000 

$281,000 
$100,000 
$110,000 

$1,521,270 
$117,000 

$75,857 
$12,956,698 

21.28% 
78.72% 

100% 

$/sf of Building* 

$12.61 psf 

$149.68 psf 
$5.04 psf 
$4.42 psf 
$9.97 psf 
$7.33 psf 

$176.44 psf 

$7.57 psf 
$2.35 psf 
$2.02 psf 
$2.22 psf 
$1.68 psf 
$1.48psf 
$4.73 psf 
$1.68 psf 
$1.85 psf 

$25.58 psf 
$1.97 psf 
$1.28 psf 

$205.26 psf 
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VII. PUBLIC BENEFITS 

The proposed project will provide the following public benefits. 

Property Taxes: The project will expand the tax base by returning a tax exempt property to the 
tax rolls. 

Environmental Features: The project will incorporate: 
• Solar Thermal Panels 
• Wind Power- to generate electricity for the office component 
• Solar Storage Tank- to store hot water for use in the office component 
• Autoclave Masonry- to achieve higher insulation properties (R-value) along with using 

recycled content material 
• Certified Timber - use timber as finished structural members for the office building 

component 
• Natural Light - roof line windows to introduce natural light and reduce electricity 

consumption 
• CIP System- clean-in-place system will conserve water used routinely in the operation by 

collecting rinse water and storing it for use as wash water in the next cycle 
• VFD - variable-frequency-drives will be integrated into all applicable motors to reduce 

motor speed and reduce electricity consumption 
• Utilities Heat Recovery- the steam and compressed air systems generate heat as they operate 

and the heat will be recovered and distributed as a heat source for adjacent spaces 
• Cistern - to catch and store rainwater for landscape irrigation 
• Building Management System - the system will monitor and control all building systems 

(i.e., heating, ventilation, air conditioning, lighting and irrigation) 

Permanent Jobs: The project is estimated to generate 10 permanent jobs in and retain 29 current 
jobs. The department's workforce development specialists will work with the developer on job 
training and placement. 

Construction Jobs: The project will produce 75-100 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 
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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 James Balcer (II th) endorses the project and has provided a letter of support (see 
exhibits for copy. The following community organization(s) (has/have) endorsed the project: 
Back of the Yards Neighborhood Council. (See exhibits for copies of support letters). 

IX. CONFORMANCE WITH REDEVELOPMENT AREA PLAN 

The proposed project is located in the Stockyards Industrial-Commercial Redevelopment Project 
Area. The proposed project will satisfY the following goals of the area's redevelopment plan: 
encourage industrial development; acquire and dispose of land for redevelopment activity and 
create job opportunities in the Redevelopment Project Area. The implementation strategy for 
achieving the plan's goals envisions the sale of City land for industrial development. The 
proposed project also conforms to the plan's land use map, which calls for industrial 
development at the subject site. 

X. CONDITIONS OF SALE 

If the proposed resolution is approved by the CDC, HED will release a public notice announcing 
the proposed sale and seeking alternative development proposals. The public notice will be 
published in one of Chicago's metropolitan newspapers at least once for each of three 
consecutive weeks. If no responsive alternative proposals are received within 30 days of the 
publishing of the first notice, the department will accept a good faith deposit from the proposed 
developer, and a redevelopment agreement will be negotiated. 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 

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. 
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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, the need 
for public assistance, its public benefits, and the project's conformance with the redevelopment 
area plan, and HED recommends that the CDC approve the sale of 1451 W. 41" Street to 
Chemical Compositions, LLC for development of a chemical manufacturing facility and 
recommends the designation of Chemical Compositions, LLC as Developer. 
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EXHIBITS 

Redevelopment Area Map 
Neighborhood Map or Aerial 

Survey or Plat 
Site Plan 

Front Elevation or Rendering 
Sample M!WBE Letter 

Copies ofM/WBE Certified Letter Receipts 
Community Letters of Support 
Alderman's Letter of Support 










































