TIF PROJECT SCORECARD
Ravenswood Station
Lawrence Avenue/Ravenswood Avenue
The project entails the development of an approximately 3.7 acre site for a 127,000 square foot retail center that will
be anchored by a Mariano’s Fresh Market grocery store. The remainder of the retail space will be occupied by an LA
Fitness center and a Sears Tire and Battery store as well as roughly 350 parking spaces.
Type of Project: Commercial

Developer: Ravenswood Station, LLC

Total Project Cost: $42,041,660
TIF Funding Requested: $5,500,000 (not to exceed)

Timeline for Completion: Construction completion at
the end of 2014.

TIF District: Western Avenue North, 47th Ward

Project Status: CDC on July 10, 2012

Return on Investment Benchmarks
Advances Goal of Economic Development Plan
Yes - Develop and Deploy Neighborhood Assets to Align
with Regional Economic Growth.
Advances Goal of TIF District
Yes - Encourage the development of mixed-use retail/		
commercial along the major corridors of Western, Damen,
Lawrence, Lincoln, and Montrose.

Jobs Created/Retained
Created: 200 permanent/175 construction
Affordable Housing Units Created/Preserved
N/A
Return on Investment to City
Increased sales taxes and property taxes.

Addresses Community Need
Yes- Development of a long-vacant/underutilized site for
commercial use including a grocery store.

Financial Benchmarks
Other Funds Leveraged by $1 of TIF
$7.41

Financing Structure
Grant

Types of Other Funding Leveraged
Yes - Construction Loan, Developer Equity

RDA Terms
Payment Schedule
To be determined, after project completion.
Taxpayer Protection Provisions
NO
Monitoring Term of Agreement
10 years

Other Considerations
ONLY USE IF IT MEETS SPECIAL MERIT CONSIDERATION AND PROJECT DOES NOT FIT INTO ECON DEV PLAN AND/OR TIF 		
DISTRICT PLAN
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City of Chicago
Department of Housing and Economic Development
STAFF REPORT
TO THE
COMMUNITY DEVELOPMENT COMMISSION
REQUESTING DEVELOPER DESIGNATION
July 10,2012

I. PROJECT IDENTIFICATION AND OVERVIEW
Project Name:

Ravenswood Station

Applicant Name:

Ravenswood Station, LLC.

Project Address:

1820-24 W. Lawrence Avenue

Ward and Alderman:

7th Ward, Alderman Pawar

Community Area:

Lincoln Square

Redevelopment Project Area:

Western Avenue North

Requested Action:

TIF Developer Designation

Proposed Project:

The developer proposes to improve approximately 3.7 acre
site that will include approximately 127,000 square feet of
retail and 357 parking spaces.

TIF Assistance:

$5,500,000.00

II. PROPERTY DESCRIPTION
Address:

1820-24 W. Lawrence Avenue

Location:

Northwest Comer of Lawrence and Ravenswood Avenue.

Tax Parcel Numbers:

14-17-418-013

Land Area:

3.7 acres

TlF Developer Designation- Non-residential LfZ

Current Use:

The site is currently improved with a Sears Tire and Auto
Store and a surface parking lot.

Current Zoning:

B3-2, Community Shopping - Destination

Proposed Zoning:

PD

Environmental Condition:

A phase I and a phase II were conducted at the project site
which indicated that no further remediation is needed for
this project to move forward.

III. BACKGROUND
In January 16, 2012, Ravenswood Station, LLC (The "Developer") submitted a TIF application
to the Department of Housing and Economic Development (DHED) proposing a plan to develop
a site that is approximately 3.7 acres and is located at the Northwest comer of West Lawrence
Avenue and North Ravenswood Avenue. The site is currently owned by Sears Roebuck and
Co., a member of the proposed Development team. The project site is currently used as a Sears
Tire and Auto Store and surface parking. The site is zoned B3-2, the Developer will be seeking a
Planed Development approval for the proposed project. The adjacent Metra station is being
renovated and is currently under construction. The Developer had previously submitted a
number of proposed plans for the site, but those plans were never realized.

This proposed project will consist of substantial improvements to the approximately 3.7 acre site
that will include approximately 127,000 square feet of retail and 357 parking spaces. This
project is within the 7'h Ward, in the Western Avenue North TIF, and within the Lincoln Square
Community area.
The Western Avenue North TIF covers 227 acres of mixed land uses along major arterial streets
within the Lincoln Square and Uptown communities. Many area buildings suffer from age and
obsolescence and no longer contribute to the viability of area streets. The TIF is intended to
encourage their redevelopment or rehabilitation for various uses that serve community needs.
Priorities also include the development of new senior housing, the reinforcement of existing
retail nodes with pedestrian-friendly improvements, the creation of infill development at select
locations, and the expansion of off-street parking. Funds also support property assembly efforts,
relocation costs, and improvements to area open spaces, job training and day care services.
The project will provide the area with a much needed grocery store and pedestrian-friendly retail
uses.
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IV. PROPOSED DEVELOPMENT TEAM
Development Entity: The development entity is Ravenswood Station, LLC. it is owned by
primarily a two member entities: Chitown-EB/EP IV, LLC, (45%), Sears, Roebuck and Co.
(45%), the remaining ownership (10%) are held by third parties, neither of which holds more
than 7.55 of the applicant. Chitown-EB/EP IV, LLC is owned by Seymour Taxman (33.34%),
Timothy Barrett (33.33%), and Eugene I. Porto Living Trust (33.33%). Sears, Roebuck and
Co., has a sole shareholder, Sears Holdings Corporation, a publicly traded corporation.
Ravenswood Station, LLC is essentially a single purpose entity that exists only for this project.
The lead principals for the Project, Tim Barrett, Gene Porto, and Seymour Taxman have worked
together for many years as partners.
Tim Barrett and Gene Porto formed their partnership, Great Lakes Principals, in 1991. Great
Lakes Principals is a full-service development company specializing commercial retail and office
projects. Since its inception Great Lakes Principals has leased over 1.5 million square feet of
grocer-anchored retail area throughout Illinois.
Seymour Taxman is the materially-involved developer principal of that entity. Seymour Taxman
founded The Taxman Corporation, an Illinois corporation in 1974. The Taxman Corporation, is a
full service commercial real estate development and management company providing a multitude
of services including property development, marketing and economic feasibility studies,
coordination of architectural and construction contracts, retail leasing, financial consultation, and
management of operating properties. For over the last thirty years, The Taxman Corporation
concentrated its efforts in the Chicago metropolitan area. In that time period, The Taxman
Corporation has been involved in the development and/or redevelopment of nearly 2,000,000
square feet of neighborhood and community retail developments. Project sizes range from freestanding buildings containing 6,000 square feet to major retail centers as large as 800,000 square
feet
Sears Holdings Corporation is the nation's fourth largest broadline retailer with approximately
3,900 full-line and specialty retail stores in the United States and Canada. Sears Holdings is the
leading home appliance retailer as well as a leader in tools, lawn and garden, home electronics
and automotive repair and maintenance. lt is also proprietor of a number of name brads carried
through their stores. Sears is also the larges provider of home services. Sears Holdings
Corporation operates through its subsidiaries, including sears, Roebuck and Co. and Kmart
Corporation.
Consultants:
Zoning Lawyers:
Daley and George
20 South Clark St., 400
Chicago, IL 60603

TIF Lawyers:
DLA Piper LLP
203 N. LaSalle St., 1900
Chicago, IL 60601
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Architects:
Antunovich Associates
224 W. Huron St., & East
Chicago, IL 60610

TIF Consultants:
Laube Companies
200 S. Wacker Dr., #3100
Chicago, IL 60606

V. PROPOSED PROJECT

Project Overview: The Developer proposes to develop a 3.7 acres located on the north side of
Lawrence Avenue at Ravenswood Avenue with a retail development that will include
approximatelyl27,OOO square feet of retail and 357 parking spaces. The existing Sears Tire and
Auto Store would be demolished and this business would be relocated into a portion of the new
two-story retail building.
The retail development will consist of a two level structure with a third level parking deck and
surface parking. The ground level of the building will accommodate an LA Fitness that will be
approximately 35,000 square feet and the relocation of the Sears Auto Center which will be
approximately 1,000 square feet. The second level, an approximately 87,000 square-feet, will be
leased for a Mariano's grocery store. The third level deck will have approximately 204 parking
spaces and the surface parking will hold an additional 158 parking spaces.
The building materials will consists of pre-cast concrete, vertical metal paneling, glass,
architectural louvers, face brick and metal panels. The building will also seek LEED certification
and include a green roof covering 100% of the net roof area.
A site plan, floor plans and elevation are provided as exhibits to this report.
Environmental Features: This project will seek LEED certification and include a green roof
covering 100% of the net roof area.

VI. FINANCIAL STRUCTURE
The project consists of the construction of an approximately 133,000 square foot retail center
which will be anchored by an 88,000 square foot grocery store. The developer has signed leases
from Roundy's grocery store, Sears Auto, and LA Fitness which cumulatively account for 100%
of the leasable space. The sources for the development include a combination of construction
financing, likely provided by Associated Bank and developer equity.
The City, through the Department of Housing and Economic Development, intends to reimburse
the Developer for a portion of their TlF Eligible costs in an amount not to exceed the lesser of
$5,500,000 or 13.% of the total project cost, currently estimated to be $42,041,660. The City's
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assistance will be provided as a reimbursement for eligible costs which will include: demolition,
site prep, environmental, and miscellaneous soft costs. The assistance will be provided through a
combination of: I. a single payment at completion of $1,000,000 from existing area-wide
increment within the Western Avenue North TIF; and 2. a tax-exempt developer note issued at
completion of the project for not more than $4,500,000 and paid over roughly 10 years,
exclusively from the project pins.
Because of the extraordinary costs associated with the project, primarily related to site prep and
the need to construct a vertical parking structure, this development would not move forward
without utilizing TIF in order to help offset these costs.
The following table identifies the sources and uses of funds.

Sources and Uses of Funds
Sources and Uses of Funds
Sources
Construction Loan (Associated
Bank)
Developer Eqnity
TIF Bridge Loan (Associated Bank)
Land Equity
Total Sources

Amount

% of Total

$28,001,805
$6,539,855
$4,500,000
$3,000,000

66.60%
15.56%
10.70%
7.14%

$42,041,660

100%

Uses
Hard Costs

Amount

$/SF of Building*

Tenant Improvements

$9,649,225

$72.52

Concrete

$7,903,834

$59.40

Mechanical Systems

$1,348,242

$10.13

Thenna1 and Moisture Protection

$1,555,186

$11.69

Doors and Windows

$1,571,027

$11.81

Site Prep- Earthwork

$1,270,482

$9.55

$794,043

$5.97

Construction Management

$791,014

$5.94

Miscellaneous Hard Costs

$6,606,812

$49.65

Hard Cost Contingency

$1,841,454

$13.84

$33,331,319

$250.50

General Conditions

Total Hard Costs
Soft Costs/Fees (% of TPC)
Architecture and Engineering
(1.55%)
Permits (1.08%)

Amount

$/SF of Building*

$651,778

$4.90

$452,327

$3.40
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Leasing Commissions (2.70%)

$1,136,246

$8.54

Legal, Title, Closing Costs (1.53%)

$645,000

$4.85

Developer Fees (1.78%)

$750,000

$5.64

$2,245,000

$16.87

$168,343

$1.27

Total Soft Costs (14.39%)

$6,048,694

$45.46

Relocation of Existing Business

$1,661,647

$12.49

Land Acquisition and Assembly

$1,000,000

$7.52

Miscellaneous Soft Costs (5.34 %)
Contingency (0.40%)

Total Uses

$42,041,660

I

$315.96

I

'Building is 133,061 total square feet

VII. PUBLIC BENEFITS
The proposed project will provide the following public benefits.
Property Taxes: The project will expand the tax base because the investment in the property
will result in an increase in its assessed value.
Environmental Features: The project will incorporate a LEED certified building and include a
green roof covering 100% of the net roof area.
Permanent Jobs: The project is estimated to generate 200-250 permanent jobs. The
department's workforce development specialists will work with the developer onjob training and
placement.
Construction Jobs: The project will produce 175-200 temporary construction jobs.
Affirmative Action: The developer will comply with the requirements of Chicago's affirmative
action ordinance, which requires contract participation of24% 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.
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VIII. COMMUNITY SUPPORT
Alderman Pawar endorses the project and has provided a letter of support (see exhibits for copy).
The project was presented to the community in three meetings held on December I, 20 II;
December 5, 2011; and December 19, 2011. Also, the following community organization has
endorsed the project: Lincoln Square Chamber of Commerce. (See exhibits for copies of support
letters).

IX. CONFORMANCE WITH REDEVELOPMENT AREA PLAN
The proposed project is located in the Western Avenue North Tax Increment Financing
Redevelopment Project Area. The proposed project will satisfy the following goals of the area's
redevelopment plan:
• Eliminate conditions that qualify the Western Avenue North Redevelopment Project Area
(RP A) as a conservation area.
• Encourage the development of mixed-use retail/commercial, residential, and institutional
uses, as appropriate, along major corridors of Western, Darnen, Lawrence, Lincoln, and
Montrose, and at the core Lawrence/Lincoln/Western Intersection
• Strengthen the economic well-being of the Western Avenue North RPA by providing
resources for retail, commercial, residential, and institutional development in the Western
Avenue North RPA, as appropriate.
• Provide opportunities for women-owned, minority-owned, and locally owned business to
share in the job and construction opportunities associated with the redevelopment of the
Western Avenue North RPA
• Support job training programs and increase employment opportunities, including hightechnology jobs for area residents.
The implementation strategy for achieving the plan's goals envisions the need to provide TIF
financial assistance for the development of approximately 3.7 acre site the will include
approximately 127,000 square feet of retail and 357 parking spaces. The proposed project also
conforms to the plan's land use map, which calls for Community shopping - destination oriented
development at the subject site.

X. CONDITIONS OF ASSISTANCE
Ifthe proposed resolution is approved by the CDC, DHED 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 DHED 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

Ravenswood Station
Lawrence Avenue/Ravenswood Avenue
The project entails the development of an approximately 3.7 acre site for a 127,000 square foot retail center
that will be anchored by a Mariano's Fresh Market grocery store. The remainder of the retail space will be
occupied by an LA Fitness center and a Sears Tire and Battery store as well as roughly 3S0 parking spaces.
Type of Project: Commercial
Total Project Cost: $42,041,660
TIF Funding Requested: $5,500,000 (not to exceed)
th
TIF District: Western Avenue North, 47 Ward
Developer: Ravenswood Station, LLC
Timeline for Completion: Construction completion at the end of 2014.
Project Status: July 3" 2012, anticipate CDC on July 10, 2012

Advances Goal of Economic Development Plan
Advances Goal of TIF District

Addresses Community Need

Yes- Develop and Deploy Neighborhood Assets
to Align with Regional Economic Growth.
Yes- Encourage the development of mixed-use
retail/commercial along the major corridors of
Western, Damen, Lawrence, Lincoln, and
Montrose.
Yes- Development of a longvacant/underutilized site for commercial use
including a grocery store.

Jobs Created/Retained

Created: 200 permanent/17S construction

Affordable Housing Units Created/Preserved

Not Applicable.

Return on Investment to City

Increased sales taxes and property taxes .

.

:.

Other Funds Leveraged by $1 of TIF
Types of Other Funding Leveraged
Financing Structure

$7.41
Yes- Construction Loan, Developer Equity
Grant

Payment Schedule

To be determined, after project completion.

Taxpayer Protection Provisions
Monitoring Term of Agreement

No
10 Years

ONLY USE IF IT MEETS SPECIAL MERIT CONSIDERATION AND PROJECT DOES NOT FIT INTO ECON DEV
PLAN AND/OR TIF DISTRICT PLAN

