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City of Chicago
Department of Planning and Development
STAFF REPORT
TO THE
COMMUNITY DEVELOPMENT COMMISSION
REGARDING
A PROPOSED NEGOTIATED SALE OF CITY-OWNED PROPERTY
AND DESIGNATION OF DEVELOPER
MAY 10, 2016

I. PROJECT IDENTIFICATION AND OVERVIEW
Project Name:

McCrory Senior Apartments, LLC

Applicant Name:

McCrory Senior Apartments, LLC

Project Address:

1637, 1649, 1651, and 1659 W. Washington Blvd

Ward and Alderman:

27th, Walter Burnett

Community Area:

Near West Side

Redevelopment Project Area:

Central West

Requested Action:

Negotiated sale of vacant City land and designation of
Developer

Proposed Project:

Construction of five-story rental affordable building for
seniors. The project will provide 62 housing units of which
7 units or 11 percent will be affordable for households
earning no more than 30% percent of the area median
income and 55 units or 89 percent will be affordable for
households earning no more than 60% percent of the area
median income.

Goal of Project:

Provide senior housing
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Appraised Market Value:

$697,493 ($59.31 per square foot)

Sale Price:

$4.00

Acquisition Assistance:

$697,489

TIF Assistance:

Up to $4,100,000

II. PROPERTY DESCRIPTION
Address:

1637-59 W. Washington Blvd.

Location:

Southeast corner of Washington and Paulina

Tax Parcel Numbers:

17-07-430-010 (City-Owned)
17-07-430-009 (Developer-Owned)
17-07-430-008 (Developer-Owned)
17-07-430-007 (Developer-Owned)
17-07-430-006 (Developer-Owned)
17-07-430-005(City-Owned)
17-07-430-004(City-Owned)
17-07-430-003 (Developer-Owned)
17-07-430-002 (Developer-Owned)
17-07-430-001(City-Owned)

Land Area:

City-Owned:
Developer-Owned:
Total:

Current Use:

The parcels are covered by grass and trees. There is an iron
fence separating the parcels from the church parking lot to
the east of the site and also along Washington to west.

Current Zoning:

RM5.5, Residential Multi-Unit District

Environmental Condition:

The Developer had a Phase I completed in March 2015 and
no Recognized Environmental Conditions (RECs) were
identified in connection with the subject site,

11,761 sq. ft.
19,602 sq. ft.
31,363 sq. ft.

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

Inventory Profile:

17-07-430-001– Tax Foreclosure 2/8/1982
17-07-430-004– Sheriff’s Deed 6/11/1980
17-07-430-005– Demolition/Sheriff’s Deed 1/26/1981
17-07-430-010– Condemnation/Sheriff’s Deed 9/20/1982

III. BACKGROUND
The project site is located in a highly desirable area, just three blocks from United Center, a
block from Union Park, and within blocks of major public transportations connections including
the Ashland bus and the Ashland/Lake El stop served by both the Green and Pink CTA elevated
lines. Adjacent uses include a newly renovated school, Hope Academy, as well as newly
rehabbed and constructed condos. Nearby land uses include large-scale multifamily residential
and institutional uses which are compatible with the scale of the proposed 5-story building. As
West Loop development ventures father into the Near West Side, the project will preserve
affordability for seniors who may be priced out of the neighborhood. There are numerous
restaurants, retail shops, supportive services and healthcare facilities with walking distance of the
site or a short El ride away.
In the Near West Side community area in which McCrory Senior Apartments will be located, the
median household income was $45,886 compared to $47,099 for Chicago as a whole. A market
study by Novogradac &Company prepared for the developer in March of 2015 did not provide
data specifically on senior income in the area but did note that senior households tend to earn less
than the general population. 22.6% of households were below the poverty level, a little higher
than 18.7% in Chicago as a whole and unemployment was slightly lower at 10.7% compared to
11.1% in all of Chicago. The percentage of people living in crowded housing was 3.8% less
than the average of 4.7% city-wide and those without a high school diploma was 11.2%, less than
the rate of Chicago as a whole (20.6%). Finally 18.3% of residents in this census tract were
foreign-born, somewhat more than the 21.1% rate city-wide.
IV. PROPOSED DEVELOPMENT TEAM
Development Entity: McCrory Senior Apartments, LLC, an Illiois LLC is the owner, of which
McCrory Senior Apartments Manager, LLC is the managing member. At closing, a “To Be
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Detemined: (TBD) entity will be admitted as the investor member. McCrory Senior Apartments
Manager, LLC members are Brinshore Development, LLC, an Illinois LLC, as well as FBCC
Development Corporation, an Illinois Corporation. Directors of FBCC Development
Corporation are Darris Saw, Annie Rice, and Darlene Burnett. Brinshore Development, LLC
members are RJS Real Estate Services, Inc., an Illinois Corporation as a member as well as Brint
Development, Inc., and Illinois corporation. Brint Development, Inc.’s President and Owner is
David B. Brint. RJS Real Estate Services, Inc.’s President and Owner is Richard J. Sciortino.
The developer’s organization chart is included in the exhibits.
The Brinshore Development, LLC, which is a private firm, was founded in 1994 and specializes
in the development of affordable, mixed –income and market rate housing throughout the
Midwest. Prior to co-founding Brinshore Development, principals David Brint and Richard
Sciortino each gained a decade worth of real estate development experience in affordable
housing. To date, Brinshore Development has completed over 65 tax credit- funded projects
comprised of over 4,000 apartments and homes. Their numerous projects in Chicago include the
recently closed Clybourn Division project at 1200-1226 N. Clybourn (redevelopment of a portion
of CHA’s Cabrini Green) Westhaven Park (redevelopment of CHA’s Henry Horner Homes)
along Lake Street and Washington between Hermitage and Oakley and the Diplomat Hotel at
3208 N. Sheffield. Brinshore Development’s headquarters are located in Northbrook, Illinois.
First Baptist Congregational Church (FBCC) was founded in 1944 and moved into their current
location (1613 W. Washington) in 1970. In 2012-13, FBCC partnered with Heartland Housing
to renovate the 86-unit Viceroy Hotel.
Brinshore Development will be responsible for the development and overall operations of the
property, including all the asset management and other related services. Brinshore will be
responsible for the ultimate determination and utilization of all project partners and of all other
development activities.
In its position as the local partner, FBCC will serve as the main public representative, with
responsibilities to include guiding and facilitating community input and coordinating media
relations.
Consultants:
Architect: Landon Bone Baker Architects, Ltd.
Landon Bone Baker is the architectural firm that has collaborated with Brinshore on the design
and construction oversight of Villages of Westhaven and with Bickerdike Development on their
Rosa Parks Apartments and Harold Washington Unity Co-op. Additionally, Landon Bone Baker
has participated in the design and construction of single-family and multi-family housing in and
out of the Chicagoland area, as well as been involved with interior office build outs, daycare
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centers and the Chicago Housing Authorities (CHA) Hope VI revitalization programs. Recent
CHA projects include Parkside of Old Town, Phase IIb and Park Boulevard.
Attorney: Applegate Thorne-Thomsen
Applegate Thorne-Thomsen was founded in 1998 on the belief that “healthy communities are the
key to economic opportunity for all residents.” Applegate Thorne-Thomsen specializes in new
development as well as preservation and has represented numerous developers on City funded
transactions.
General Contractor: Powers and Sons
Founded in 1967 by Mamon Powers Sr., Powers & Sons Construction Company, Inc., is a highly
respected commercial, industrial and institutional construction company. Powers & Sons has
Recent multi-family housing projects in Chicago by Powers and Sons include TRC Senior
Village, Hansberry Square at Legends South and The Grant at Woodlawn Park.
Property Manager: Leasing and Management Company
Leasing and Management Company was incorporated in 1980 and is licensed to work in Indiana
and Illinois. They manage over 4,000 units in IL in low and mid-rise buildings, with over 3,000
income restricted units in their portfolio. The currently manage 14 projects owned by Brinshore
including the 120-unit Prairie Park (220 E. Garfield Blvd) Apartments; the 32-unit Dorchester
Artist Housing Collaborative (6949 S. Dante); and Keystone Place Apartments, 69 units at 6417
S. Ellis Avenue.
V. PROPOSED PROJECT
Project Overview: The proposed project includes development of ten vacant lots into a 62-unit
affordable housing development for low-income seniors. The project is located at the corner of
Paulina and Washington, on the same block as the First Baptist Congregational Church (FBCC).
Currently the site is comprised of six parcels owned by FBCC and four city-owned parcels. The
City is proposing to sell the developer these parcels for $1.00 per parcel. The church purchased
their parcels over a period of years (1987 to 2012) from various owners. The project will consist
of 48 one-bedroom and 14 two-bedroom units in a 5-story masonry building. Seven units will be
accessible and two units will be equipped for the hearing/visually impaired. The front elevation
will have a brick and cast stone base veneer with cast stone block below the windows.
Aluminum clad wood window on the first floor and vinyl windows on the upper floors. Five
metal panel bays will add visual interest on the front of the building.
Project amenities will include a large community room, a fitness room, an exam room for
visiting medical professionals, on-site management office, laundry facilities, 24-seat multimedia
theater, computer room, rear patio, and ample seating in a “front porch” setting that will bring
activity to the street by creating large openings for high pedestrian visibility. 20 parking spaces
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will be located in the rear of the building.
A site plan, typical floor plan 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 62 rental units of which 7 units or 11 percent
will be affordable for households earning no more than 30 percent of the area median income55
units or 89 percent will be affordable for households earning no more than 60% percent of the
area median income. These units will satisfy the Chicago affordable housing ordinance, which
requires 10 percent of the total units to be affordable in projects developed on land sold by the
City or 20 percent in projects receiving TIF assistance.
Rental Unit Profile
Unit Type

Number

Market/
Affordable

Size-sf

Monthly
Rent/sf*

Monthly Rent*

1 bed/1 bath

5

Affordable at
30% AMI

650

$2.52

$257

2 bed/1 bath

2

Affordable at
30% AMI

800

$2.58

$310

1 bed/1 bath

43

Affordable at
60% AMI

650

$1.04

$624

2 bed/1 bath

12

Affordable at
60% AMI

800

$1.06

$750

Tenants will pay gas heat, gas cooking, gas water heating and other electric. Services provided include
social programming/activities, health education and financial benefits advocacy.

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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The previously mentioned market study prepared for the developer in March of 2015 determined
that there were no existing or proposed senior LIHTC properties in the Primary Market Area
(PMA) bounded by W. Division St. on the north, W. 18th St. on the south, Interstate 94/90 on the
east, and S. California Ave. and S. Sacramento Blvd. on the west. Based on the reported rents
and vacancy levels at the most comparable properties, they believe that the 30 and 60 percent of
AMI rents as proposed are achievable.
Environmental Features: Project will achieve Energy Star Certification. The project will
manage storm water on site with rain gardens and permeable pavers; Energy Star appliances and
lighting plan; low-VOC wood finishes, paints, sealers, carpet; garbage and recycling chutes for
building-wide recycling plan; water-conserving fixtures and faucets; and native, drought-tolerant
landscaping.
VI. FINANCIAL STRUCTURE
The proposed development will provide 62-units of affordable, rental housing for seniors. The
seven units at 30% AMI will be targeted tor residents participating in the State Referral Network
(SRN). The project is in one of the SRN “Communities of Preference,” and is considered a
desirable location for residents moving from institutional settings into community-based settings.
McCrory Senior Apartments will not be offering supportive services but it is expected that
residents qualifying for the SRN units will already be connected to a supportive services network
from their previous association with the institutions or communities where they had lived.
The deal is being financed using a variety of sources including $1,173,294 in Low Income
Housing Tax Credits (LIHTC) from IHDA yielding $12,579,767 in tax credit equity. The value
of the land donation from the City and FBCC will generate $930,000 in Illinois Affordable
Housing Tax Credits (DTC) from IHDA, yielding $837,000 in DTC equity. In order to bridge the
LIHTC equity, most of which will not come in until the project has been completed, the
developer is getting a $12,000,000 bridge loan from Citibank. The developer has applied for a
$600,000 grant from the Federal Home Loan Bank (FHLB) but they will not know until
November of this year whether they will be awarded these funds. Therefore, the City is prepared
to provide up to $4,100,000 in area-wide TIF funds cover the gap in financing. If the developer
receives the FHLB grant, the TIF amount will be reduced according (to $3,500,000). The TIF
funds are necessary because the rents which will keep the project affordable at 30% and
60%AMI will not generate enough income to support a conventional permanent loan.
In addition to the TIF funding, the developer will receive a write-down of $697,489 for the cityowned parcels. The land write-down, combined with the maximum amount of TIF assistance
($4,100,000) totals $4,797,489 or 27.3% of total project costs. The TIF money will be paid in
three equal installments during construction with the last of the payments made at the issuance of
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Certificate of Completion.
The following table identifies the sources and uses of funds:
Sources and Uses of Funds
Sources
TIF provided during construction
Federal Home Loan Bank
State Donation Tax Credit Equity
General Partner Equity
Syndicated Tax Credit Equity
Deferred Developer Fee
Total Sources
Uses
Acquisition (City Parcels)
Construction Costs
Contingency
Total Hard Costs
Soft Costs
Architect’s Fees (3.53% of hard costs)
Legal Fees (1.03% of total costs)
Lenders Fees (1.25% of total costs)
Acquisition (Right of Way)
Marketing and Leasing
Realized Developer Fee (5.71% of total costs,
excluding deferred developer fee)
Deferred Developer Fee (1.43% of total costs)
Reserves (1.68% of total costs)
Liability Insurance during construction
Real Estate Taxes during construction
Construction Interest (2.88% of total costs)
Appraisal, Market Study, Accountant (general)
Phase I and Phase II Environmental Reports
Architecture Supervision
Tax Credit Issuer Fees (0.93% of soft costs)
Geotech, energy rater, plan & cost review)
Fixtures, furniture and Equipment
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Amount
$ 3,500,000
600,000
837,000
10,100
12,579,767*
250,000
$17,776,867
Amount
$
4
$13,263,161
579,226
$13,842,391

$ 488,343
180,000
218,975
33,000
40,000
1,000,000
250,000
294,786
90,000
20,000
504,105
41,400
56,500
99,288
162,329
47,750
75,000

% of Total
19.68%
3.37%
4.70%
.05%
70.77%
1.43%
100.00%
$/sf of Building**

$219.95 psf
9.61 psf
$229.56
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Permit Expediter, Surveys, Title & Recording
Other Soft Costs
Total Soft Costs (21.02% of total costs)
Total Uses

72,500
10,500
$ 3,684,476
$61.10 psf
$17,776,867 $294.80 psf

*It is anticipated that $12,000,000 of the Low-Income Housing Tax Credit equity will be
bridged with a loan from Citibank.
**Gross

building area is 60,300 square feet

VII. PUBLIC BENEFITS
The proposed project will provide the following public benefits.
Affordable Housing: The project will provide 62 new affordable housing units.
Property Taxes: The project will expand the tax base by returning a tax exempt property to the
tax rolls.
Construction Jobs: The project will produce 100 temporary construction jobs.
Affirmative Action: The developer will comply with the requirements of Chicago’s affirmative
action ordinance, which requires contract participation of 26% by minority-owned business
enterprises (MBEs) and 6% 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.
Permanent Jobs: The project is estimated to generate 2 permanent jobs –a property manager and
a supportive service coordinator. The maintenance staff at nearby Westhaven Park will provide
on-site maintenance at McCrory so no new maintenance position will be created at this site.
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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 a meeting held on February 5th, 2016 and
attended by 30-40 people. The attendees had questions about income levels served by the
building, parking, services provided, etc. and were generally excited that new affordable units
would be available in the area. The following community organization has endorsed the
project: New Westside Federation; The Woman’s Treatment Center; St. Leonard’s Ministries;
Hermitage Manor Cooperative; and Interfaith Organizing Project of Greater Chicago. (See
exhibits for copies of the support letters).
IX. CONFORMANCE WITH REDEVELOPMENT AREA PLAN
The proposed project is located in the Central West Redevelopment Project Area. The proposed
project will satisfy the following goals of the area’s redevelopment plan: Facilitate the assembly,
preparation, and marketing of vacant and underutilized sites for new retail, commercial,
residential and public/institutional development, as well as off-street parking areas. The
implementation strategy for achieving the plan’s goals envisions the sale of City land for mixed
use development. 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 SALE
If the proposed resolution is approved by the CDC, DPD 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 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
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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, the need for public
assistance, its public benefits, and the project’s conformance with the redevelopment area plan,
and DPD recommends that the CDC approve the sale of 1637, 1649, 1651, and 1659 W.
Washington Blvd. to McCrory Senior Apartments, LLC for development of 62 units of
affordable senior housing and recommends the designation of McCrory Senior Apartments, LLC
as Developer.
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EXHIBITS
TIF Project Assessment Form
TIF District Summary of Projects
Redevelopment Area Map
Aerial Context Map
Aerial Map showing Church and FBCC Parcels
Organizational Chart
Site Plan
Typical Floor Plan
Front Elevation or Rendering
Sample M/WBE Letter
Copies of M/WBE Certified Letter Receipts
Copy of Residential Developer License
Letter of Interest from Lender
Community Letters of Support
Alderman’s Letter of Support
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