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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

July 10,2012

I. PROJECT IDENTIFICATION AND OVERVIEW

Project Name:

Applicant Name:

Project Address:

Ward and Alderman:

Community Area:

Redevelopment Project Area:

Requested Action:

Proposed Project:

Rosenwald Courts

Rosenwald Courts Apartments LP

4600 South Michigan (Building)
4601 S. Michigan; 4609 S. Michigan; 4611 S. Michigan;
4638 S. Wabash; 4648 S. Wabash (Parking Lots)

3 (Alderman Pat Dowell)

Grand Boulevard, 38

47th/King TIF Redevelopment Project Area

Negotiated sale of vacant City and designation of
Developer

The project will provide a total of 331 housing units for
seniors and families. Of these, 165 will be senior units
including 60 units with public housing ACC contracts from the
CHA and 60 units with project-based rental assistance (Project
Based Vouchers) from the CHA. The remaining 46 senior units
will be affordable to seniors at or below 60% AMI with no
subsidies.

The 165 family units will be available to families earning at or
below 30%, 50%, or 60% AMI and 18units with unrestricted
(market rate) rents.
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Appraised Market Value:

Sale Price:

Acquisition Assistance:

TIF Assistance:

II. PROPERTY DESCRIPTION

Address:

Location:

Tax Parcel Numbers:

Land Area:

Current Use:

Landmark Status:

Additionally, there will be approximately 21,000 s.f. of
commercial storefront space along 47th Street in the 4600
N. Michigan Avenue building.

$155,000 ($2.74 per square foot).-City-owned parcels
$15,500,000 (Buildings)

$5.00 (Parking lots)

$154,995

Maximum of$25,000,000

4600 South Michigan (building)
4601 S. Michigan, 4609 S. Michigan, 4611 S. Michigan,
4638 S. Wabash, 4648 S. Wabash (city-owned parking lots)

City block between 46th Street, 47th Street, Wabash Avenue,
and Michigan Avenue, and three surface lots for parking
along Michigan and two along Wabash

Buildings: 20-03-3] 9-007-0000; 20-03-319-008-0000
Parking Lots: 20-03-320-001-0000; 20-03-320-002-0000;
20-03-320-003-0000; 20-03-318-033-0000;
20-03-318-026-0000

203,105 square feet or 4.662 acres

The building(s) were constructed in ]929 by Julius
Rosenwald. The complex included approximately 44]
units of family workforce housing with a 2 acre interior
courtyard. It was designated a national historic landmark
by the National Park Service in 1981. However, the project
is in need of major rehabilitation. The complex has been
vacant, deteriorating, and largely open to the elements for a
decade.

All buildings associated with the Rosenwald complex are
listed on the National Register and the Developer would
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Current Zoning:

Proposed Zoning:

Environmental Condition:

support designation of the entire complex as a Chicago
Landmark should the City's Landmark Commission vote to
recommend designation.

Buildings: RM-5, B3-2, B3-3
Parking Lots: Lot A- R24, Lot B- CI-2, Lot C- RM-5

Building: The Rosenwald five-story building is in process
ofbeing uniformly rezoned to B2-3; building will be
treated as a non-conforming development based on
historical use.

The three-story walk-ups are zoned RM-5, which permit
the proposed redevelopment without modification.

Parking Lots:
Lot A = RT-4 (parking is permitted use)
Lot B =Cl-2 (parking is permitted use)
Lot C = RM-5 (requires special use)

The proposed B2-3 zoning amendment for the 5-story
Rosenwald Building along with a special-use permit to
allow parking on the "Lot C" parcels will be filed.
They are anticipated to be approved by the Committee on
Zoning at its August meeting with full City Council
approval in September.

Minimal lead remediation of windows must be done in the
building; it is to be removed appropriately during the
demolition process. A Phase II was submitted to HED on
6/26/2012. It has been forwarded for review.
Environmental clearance will be a condition of closing. The
developer will be responsible for paying for any
environmental cleanup, which is included in the project
budget.

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 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.
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Inventory Profile:

III. BACKGROUND

4648 S. Wabash: Acquired in 1977; then re­
acquired by Tax Foreclosure in
12/2000

4638 S. Michigan: Judgment 09/1973
4601 S. Michigan: Tax Deed 05/1999
4609 & 4611 S. Michigan: Acquired in Jt. Warranty Deed

in 01/1978

Building
In 1929, educator Booker T. Washington requested that Sears president Julius Rosenwald develop
decent affordable workforce housing for African-American families working in the Washington Park
and Grand Boulevard neighborhoods. Pressure on the Bronzeville area from the Great Migration
drove the demand for such a development, and the building prospered for decades as a home for the
middle-class. Notable residents included poet Gwendolyn Brooks, singer Nat King Cole, producer
Quincy Jones, and boxer Joe Louis. Unfortunately, the 1960s saw a transition to disrepair as crime
started to plague the neighborhood. The building made the National Register of Historic Places in
1981 but has been shuttered since 1999, and in 2003, the National Trust for Historic Preservation
listed the project as one of "America's II Most Endangered Historic Places." Several similar
designations followed, ranging from the Chicagoland Watch List of Landmarks Illinois in 2005 to
the "Chicago's Seven Most Threatened Buildings" list by Preservation Chicago in 2007.
Accordingly, the City of Chicago has the developer's agreement that the project could to be
designated as a Chicago landmark should the City's Landmark Commission vote to recommend
designation.

TIP District
The 47thIKing Drive TIF District was designated on March 27, 2002. The TIF currently collects
approximately $7.l M of increment annually. Projects receiving TIF funding include: Cuisine of
the Diaspora (a group of three restaurants located in one building--$2.6M); Ounce of Prevention
Fund (supporting an early childhood development Center--$320,000); CPS ADA renovations to
the Attucks School($IM) and the same to the Mollison School ($750,000); and approximately
$1,460,500 in lighting improvements along 47th St. from State to Prairie; Indiana from 31st to
55th

; King Dr. from 40th to 51 st; and Michigan from 31st to 55th $500,000 has been allocated for
the Small Business Improvement Fund (SBIF) and $337,500 for protected bicycle lanes along
King Drive.

IV. PROPOSED DEVELOPMENT TEAM

Owner Entity: Rosenwald Courts LP, its general partner is Landwhite Developers, LLC, GB
Rosenwald, Lighten-Gale LLC, and The Burton Foundation and its limited partner, GB
Rosenwald, LLC. An organizational chart is attached as an exhibit to this report.
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Experience:

Developer: Rosenwald Courts Developer LLC whose members are Landwhite Developers, LLC
and Lighten-Gale Group.

Managing General Partner: Three experienced developers - Landwhite Developers LLC, Jim
Bergman, and Lighten-Gale Group- have partnered together specifically for the redevelopment of
Rosenwald Courts, and will jointly be part of the managing general partner entity.

Landwhite's principals, David Roos and Jay Landesman have extensive experience with LIHTC
projects and retail deals throughout the country. Mr. Landesman either directly or through his family
trust has acted as the developer / owner ofa substantial number of retail centers in the past 30 years.
Mr. Landesman currently participates in ownership of 15 retail centers with 2,400,000 square feet.
Mr. Roos, first as a staff member of The Sterling Group, based in Indiana and later as a consultant
has managed the development process for 17 LIHTC projects in 5 states. Landwhite specializes in
historic renovations and is involved in the development of three other historic renovations.
Landwhite will manage the day-to-day responsibilities and provide the expertise around the historic
renovation and managing the retail process.

Member: Jim Bergman has developed more than 35 LIHTC projects since 1991, including most
recently Crown Hill Estates, an $80 million dollar, three-phase development providing a total of335,
1700 square foot single family homes in Gulfport, MS, including the development of the entire
infrastructure for the 150 acre subdivision. Other recent family projects include 90 units in Waukee,
lA, 72 units in Keokuk, lA, and 68 units in East Dundee, 11. Mr. Bergman has also recently
developed independent elderly projects in Fox Lake, Il., Waukee, lA, Bettendorf, lA, East Moline,
Il., and in East Dundee, IL totaling 494 units and 90 million of total development dollars. Mr.
Bergman also participated in the historic renovation of the Roosevelt School in Decatur, 11. Mr.
Bergman's Section 42 portfolio is comprised ofmore than 2200 units, developed between 1991 and
present .Mr. Bergman will be responsible for arranging the required tax credit syndications for the
deal and providing oversight of the general contractor.

Member: Lighten-Gale Group (LGG) provides development services and coordinates the financing
for non-profit, for-profit and governmental real estate developers/owners. They have been the
financial consultant on more than 60 affordable housing projects. LGG has extensive experience with
mixed-finance Low-Income Housing Tax Credits (LIHTC) projects as well as working with the
Chicago Housing Authority on a variety ofprojects in the last 10 years. LGG coordinated part ofthe
financing for North Town Village (2000), Jazz on the Boulevard (2005), and Fountain View
Apartments (2006), all ofwhich used either Hope VIol' CHA Capital Funds. LGG has also worked
with several other housing authorities through Illinois on affordable housing, most recently a mixed­
finance redevelopment in Litchfield. LGG will be responsible to coordinate all of the loans and
grants for the project as well as the project-based vouchers and HUD mixed-finance application!
subsidy layering review.
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Member: The Burton Foundation (TBF), an Illinois based 501c3, currently has ownership in 1210w
income housing tax credit developments around the Midwest. TBF is a charitable, tax-exempt,
501(c)(3) organization which creates and preserves high-quality affordable housing for family and
senior residents of low and moderate income levels. Their central mission is to assist families in
finding safe, secure, and affordable housing through participation in partnerships and management
activities. They are also a philanthropic organization who builds permanent charitable capital
through donations, grants, aid, and low-income interest loans to the poor for housing and health
needs. They will participate in this project by facilitating certain financing and other grants for the
project, including the Donation Tax Credit, FHLB and DCEO funds. They will also be responsible
for hiring and oversight of the senior service coordinator.

Architect: Hartshorne Plunkard Associates. Founded in 1987, Hartshorne Plunkard Architecture
is an award winning, full service architecture, interior and planning design firm located in
Chicago's Fulton Market District.

General Contractor: TBD

Property Manager: Mercy Housing Management Group (MHM) - formerly known as Mercy
Services Corporation (MSC) was established in 1983 to provide property management services
for Mercy Housing's affordable housing communities. Today, they manage hundreds of
properties across the United States for multiple ownership groups with a wide variety of product,
regulatory and population types.

Historic Consultants: MacRostie Historic Advisors LLC provides historic preservation consulting
services on a nationwide basis to developers, lenders, and investors active in the rehabilitation of
historic income-producing real estate.

TIF Consultant: ERS Enterprises, 1nc. is all urban economic development advisory and construction
consulting services finn that serves users and developers ofresidential, commercial and institutional
real estate in the Chicago area.

Attorneys: Charity & Associates P.C. was established in January of 1994 by Elvin E. Charity. The
firm's areas of practice include real estate law, municipal law and finance, corporate and business
law. The Real Estate practice group ofDLA Piper has 175 US real estate lawyers provide a range of
real estate services, including acquisitions and dispositions, construction, finance, land use and
development, leasing, environmental, insurance, tax, and litigation services.

Market Analyst: Valerie S. Kretchmer Associates, 1nc. (VKSA) has conducted numerous
feasibility analyses in city, suburban and rural locations. VSKA is on the Illinois Housing
Development Authority's (IHDA) list of approved consultants for site and market studies.
Projects have included rental and for-sale, market rate and affordable, as well as senior and
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special needs housing.

V. PROPOSED PROJECT

Project Overview:
The building was designated a national historic landmark by the National Park Service in 1981. The
redevelopment will preserve the facade ofthe building, while undertaking a complete gut rehab and
redesign ofthe interior space to create a floor plan appropriate for modem living. One section ofthe
building (ten total units) will retain the original floor plans. All existing electrical, mechanical,
RVAC and plumbing systems and fixtures will be removed and upgraded to current industry best
practice standards.

The existing building consists of five-story walk-ups with 28 separate entrances. The redesign will
create three separate entrances. Two entrances will solely serve the Senior Building and the third
solely the Family Building. The two most prominent entrances will be on Wabash and Michigan
Avenue and will each contain three elevators. The third entrance on 46th street will have two
elevators. All three entrances will have secured entry and a station for property management
staff/security personnel.

The balance of the site includes seven attached three-story walk up buildings located at 46th and
Michigan Avenue. These were built prior to the five-story structure and will be incorporated into the
family portion ofthe redevelopment. These buildings will remain three-story walk-ups and will have
their own separate entrances and rear porches. They have common stairwells and will not have
elevators or common space. These buildings will share a small backyard and will have a security
fence with a key-fob secured gate to allow access into the courtyard. These three flat buildings are
also historically significant, so will include a large amount of restoration to the facade and unit
interiors, The floor plans will be updated.

Senior, 55+ Building
The Senior building with 166 units will face Wabash, and includes 148 one-bedroom units and 18
two-bedroom units. One hundred and twenty (120) of the senior units (72% of senior units) will
have rent subsidies so that tenants pay no more than 30 percent of their income toward rent and
utilities. These units include 60 units with public housing ACC contracts from the CRA and 60 units
with project-based rental assistance (Project Based Vouchers) from the CHA. The remaining 46 units
will be affordable to seniors at or below 60% AMI with no subsidies.

Family Housing Buildings
The 165 family units include 132 units in the five-story family wing accessed on Michigan Avenue
and 33 units in the three-story walk-ups at the northeast comer of the site. There will be 57 one­
bedroom units, 87 two-bedroom units and 21 three-bedroom units. Twelve units will receive the
Long Term Operating subsidy so that the units will be affordable to households at 30% AMI. These
units include 6 one-bedrooms, 4 two-bedrooms, and 2 three-bedrooms. A total of 135 units will be
affordable to families with annual household incomes at or below 60% AMI. The remaining 18 units



Negotiated Sale- Residential3-12

will be unrestricted.

The rents for family units are sized to attract working families to the project. The original vision of
the Rosenwald was to provide decent, safe and affordable housing for the working poor. The
redevelopment aims to maintain this mission for the Bronzeville neighborhood.

Non-subsidized rents for the units range from $600 to $1,050. Assuming households do not pay more
than 30% of their income toward rent, these units are affordable and available for households with
incomes starting at $24,000 per year (I BR units), $26,000 (2 BR units) and $32,000 (3 BR units).
Thus, the units are affordable for a household with one full time wage earner who receives an hourly
wage of$I1.75 (l BR), $12.75 (2 BR) or $15.70 (3 BR). The project will provide a preference, to
the extent allowed by law, for working families.

Commercial Space
Approximately 21,000 square feet of commercial space will front Michigan Avenue. The
commercial space will be marketed to a wide range ofsmall retail tenants that would add vibrancy to
the overall building.

Building and Unit Amenities
The redeveloped building will offer a robust amenity package not found in other properties in the
market area. The entry points will serve as the central area of each building. The Senior entrance
area will include a large lobby, a fully furnished community room, a reading room, a library with
computers and an exercise room. The Family entrance area will include a community room, a larger
exercise room, a cyber cafe with computers, and conference rooms. The 46th Street entrance will
include a large community room with warming kitchen that will have glass walls that looks out onto
the courtyard. This room can be made available to the neighborhood for special occasions. This
entrance will also include three social service offices which will be used by an activities coordinator
for the Family units and one for the Senior units. These coordinators will also function as liaisons
for residents needing off-site social services. Both buildings will include on-site management offices
and mail rooms. The entire building will be wired for Wi-Fi, There will be tenant storage and bike
storage located in the basement. Twenty percent ofall units are fully accessible; the accessible units
are all located in the 5-story building.

The most significant amenity in the redeveloped Rosenwald Courts is the two-acre courtyard that
will be retained, upgraded and improved. The Courtyard will contain different elements and
amenities that will appeal to the different population groups. There will be at least one playground,
as well as patiofbarbeque areas and community gardens. There is not anticipated to be any public
access to the Courtyard,

The unit amenities are significantly better than most other apartment buildings in the area. All units
will have in-unit washer and dryer. The majority ofthe two-bedroom units will have two bathrooms,
and all three bedroom units will have two bathrooms. All units will include refrigerator, microwave,
stove and dishwasher. The owner will pay for heat, water heating, water/sewer and trash. Tenants
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will be responsible for electricity and cooking electric. The building will have central air
conditioning, which the tenants will pay for through their electric bill.

Security
In addition to the centralized entrances, there will also be key-coded entry devices and security
cameras throughout the development, including at the entrances, parking lots and courtyard.
Sprinklers will be installed throughout the buildings

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 331 rental units of which 313 units or 95%
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

I bedl I bath- 2 Affordable at or 630 $315 $800
Family below 30% AMI

I bedl I bath - 10 Affordable at or 620 $600 $800

Senior below 60% AMI

I bed/l bath- 51 Affordable at or 630 $600 $800
Family below 60% AMI

I bed/l bath- 18 Affordable at or 790 $625 $825

Senior below 60% AMI

I bed/l bath- 60 Affordable at or 790 $800 $825

Senior below 50% AMI

(Project-based
Sec. 8 units)

I bed/l bath- 60 Affordable at or 620 $550 $800

Senior below 50% AMI

(CHAACC
units)
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I bed! I bath- 4 MarketRate 630 $800 $800
Family

2 bed!2 bath - 8 Affordable at or 800 $388 $850
Family below 30% AMI

2 bed!2 bath - 27 Affordableat or 800 $650 $850
Family below 60% AMI

2 bed!2 bath - 18 Affordable at or 810 $700 $850
Senior below 60% AMI

2 bed!2 bath - 42 Affordable at or 875 $725 $850
Family below 60% AMI

2 bed!2 bath - 10 MarketRate 875 $850 $850
Family

3 bed!2 bath 2 Affordable at or 1,160 $429 $1,050
below 30% AMI

3 bed!2 bath 15 Affordable at or 1,160 $850 $1,050
below 60% AMI

3 bed!2 bath 4 MarketRate 1,160 $1,050 $1,050

*Water!sewer, trash, and gas heating and hot water are included in rent. Tenants will pay for
electricity.

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 ofbedrooms and
household size. 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.
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Environmental:
The project meets HED's multi-family rental program requirements. The developer is adhering
to the Chicago Green Homes Program and the Illinois Energy Efficient Affordable Housing
construction Program. The project will achieve points in the following categories: sustainable
sites, energy efficiency, energy star appliances, insulation, health and safety, and resource
conservation.

VI. FINANCIAL STRUCTURE

Rosenwald Courts will be funded with a combination ofpublic and private sources of funds ­
federal, state, and local. The majority of the funding will come from the tax credit equity from
Historic and Low Income Housing Tax Credits.

HED will be providing multiple funding sources for the project - a $5 million Neighborhood
Stabilization Program (NSP) loan will fund almost 4.5% of the development costs, and with
CDC approval, a maximum of$25M in TIF. The TIF will be funded by area-wide increment
from the 4ih/King Drive TIF and will be made through cash payments during project
construction. In addition to the TIF, the City is proposing a land write-down of five vacant
parcels to be used for parking with a total value of $155,995. This brings the total City level of
assistance to a maximum of$25,155,995 or 22.8% of Tl'C.

The City will issue approximately $58.5 million in Tax Exempt Bonds which will be purchased
by a lender, and after a period of stabilization and issuance of a Certificate of Completion, retired
in part by TIF payments ($16,250,000) and tax credit equity ($39,000,000). The lender will retain
a smaller permanent first mortgage ($2,150,000). All other sources are used both during
construction and for permanent financing.

The Owners are donating a portion of the building costs to the project. Fifty percent of the
property's donated value, or $3,300,000, is the amount of the DTCs that are to be sold will
generate $2,970,000 in equity for the project. HED will award the DTCs.

The following tables identify the construction and pennanent sources and the uses of funds:

Construction Sources

_ },J50,.o.00. 2,51
15,3_0.0.&00 13.27
40,500,003 36.97
18,00.o,D.00 ' 16::U
),9JO,QOO , 2.71

700,000 0.64

- -- ----

: Series A Bonds
- . _._ ...." ..- ..._-_. -,,---

, Series B Bonds
- -- - _.

}~qllity_Bridge.Loan

HOPE VII CHA Loan-- ~ ---
Illinois Donation Tax Credits-- --- ----
FHLB AHP (Freedom Bank).

Amount %ofTPC
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INSP Loa;- ..... "j '''''5',000,00014:56 -""..

[IT ol}~i~ti;;g~~~bsidy_ . _ .~= J=-~1,lOO,00011.00~=~~==

i~:~~;c~5~~C13(). . ". 'T-'~~%~~~~~H:~-}"-'-"!
I'D~f~;;:~dD~~el~p~;F~~-'--"T"3,524,2071'j22-"--

i Tax Credit Eq;ity- ..._ .. --'·-12,446~54ir7.98-
I - .- .. -'-'-~-'~--. ,--~--'-"-~-'-"~'

i Total Construction Sonrces ; $109,542,757 i 100.00
i"----.-~··--·_~~- ,,--.----.----~.- .. _...,. ."-..- --_-.__._". - --·,----"-~~·-·_"_···-·"· .. ·-r·- ~.__.~.---~

'___ J

Permanent Sources
i Series ABonds ...
· ._~-_ ...-.._------- •....~_... -,-"

:.r::T(JJle!ati!!.g~.lIbsi~y
· HOPE VII CHA Loan_._.....,,-_...-- - ,"-"----,,_... --"

Illinois Donation Tax Credits
FHLB .'~Hl' (FrlOedol11 Bank)
NSP Loan--,,-,,-~--------
IL EEACHP DCEO

--~_ .. __...- .-

· TIF.Allocation . . .
i Deferred Developer Fee
r T~x c;~ditE9~ity' .

Total Permanent Sources

%ofTPC
. -2;750,000 I2.5I

. '1;100,000[1....0·-
"j8~OOO;000'r16~43-'

.: ... TC)iQ;QooJ.?~71- ..
700,000 ! 0.64.......~ ,,_. . ._ --1- __ "· __ ~_

..~,Q9Q,9QQJ4..56 .
i 1,252,000 i 1.14

,,-._--_._.---- -j._"---~_.-

25,000,9.09.' 2~.8.
.~,~2~,2Q7 1 }.2~

j2.,246,~50 .45~0 .
$109.,542,757 i 100.00

Uses1"'''__

: Acquisition . : ($35.83 per square foot ofland)
· Acquisition (City- 1

I

· owned land) I

• Site Preparation
: 'ila;d C~sts' .

Amount

. $7,277,495.

s 5.00

$2,612,204

% ofTPC*

6.6%

2.4%

PSF of
Building**

$15.82

i $5.68

I Construction $58,22~,1?0

: Contingency(l2% of hard costs) : $6,710,553

i SubtotalHard Costs $64,9~9J72}

Soft Costs

53.2%

6.1%

59.3% :$141.17

i Furniture, Fixtures and
: Equipment

[ Building Permits and Expediter

. Construction Interest

. $350,000

.$400,000.
$4,:350,000

0.3%

0.4%

4.0%

$0.76

$0.87

$9.46
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$75.46
I

; $379.31

I
i

0.6%

3.8%

7.3%

1.1%

3.2%

0.1%

0.6%

, 0.1%

1.1%

. Reserves

• Developer Fee

; Overhead

i Profit

: Subtotal Soft Costs

I Total Project Costs

---~ .--- -_. --r'-'-'-'-- -.,._-,- --. -..--~- -~---"..--.---~".,~-- .---..-.-.-.------ ..- j-_.__.._.... _--- -- I
I Contractor Bond/LOr" Fees !$504,716 ! 0.5% I $1.10

.. - -I- ......--._.- ...- ... . ..·"-'-'~I ..--- ---.- ....- --.. _ ..... - .. '--"1
Other Lender Fees , $4,000,000 I 3.7% ! $8.70'-.' __ ' - ._ ~--t'--_._----- ·---·-T .. · .. · ,.,_.._-".

i Phase I Environmental Report i $50,000 i 0.0% i $0.11
i C;~~t~~cti~~'I;~p~;ti-;~" --". !$'50,000 .... ro.O% T$O.l1

1E~~i;;~;~~t~I'-'-----'T$J:900,OOO --11'.7'%] $4.13-
--1"'---"'---""--"'- .-..-.-.---- - ._. - ----..-..---·--I~------·--"-----~·· .,._.' ...... ".. 1·---- ..------··-

l Architect (2%ofhard costs) . i $1,300,000 . i 1.2% .1 $2.83

'1 I3~Ei~~~;i;g E;~;_~~---~·.~.]i75:~OO,-, =.~_iQ.l0/0 . ~I ---
i Survey and Appraisals i $150,000 1 0.1% i-.- ..-----_..._..__ .... ,- ... "'... ,..---_. --+ -----._.._----------~-~--- -, ,,--_.,--
I Consultants 1 $398,658 I 0.4%

'-'i -' l : "' - ,,,.

i Accountant i $150,000 ; 0.1%or -- --- .- ;_.._.... __.....----- --'
ILegal~Organizational !. $900,000 I 0.8%

·1L'e.~der L_~g~IFee~- · __ .~l$J~i~()Q i(j:I%
i Marketing & Leasing .! $496,500 0.5%
I Application, Title andRecording' . .. .

: Fees '~5"QQ9.

TH~;'~d Insurance $64Q,099

, Real Estate Taxes $120,000

iBond Fees $1,203,250 ...
: Construction and Penn Loan I

1 Points .. $613,000

$4,133,046

$8,000,000

.$1,177,290
. $3,531,870

.. $34,713,330

$109,542,757

*Total Project Costs
**Gross building area is 460,000 square feet

VII. PUBLIC BENEFITS

The proposed project will provide the following public benefits:

Affordable Housing: The project will provide 313 affordable housing units.

Environmental Features: The project will incorporate energy efficiency, energy star appliances,
insulation, health and safety, and resource conservation items in its scope of work.
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Construction Jobs: The project will produce 360 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.

Permanent Jobs: The project is estimated to generate 25 permanent jobs in building
management, security and detail. The department's workforce development specialists will
work with the developer on job training and placement.

VIII. COMMUNITY SUPPORT

Alderman Dowell endorses the project and has provided a letter of support (see exhibits for
copy). The project was presented to the community at meetings held on February 29, June 7,
2012. Further a task force formed with the purpose ofmonitoring the redevelopment of the
property met April 24, May 22, and June 17, 2012

IX. CONFORMANCE WITH REDEVELOPMENT AREA PLAN

The proposed project is located in the 47th
/ King Redevelopment Project Area. The

Redevelopment Plan for the 47th and King Redevelopment Project Area (the
"Redevelopment Plan") has an overall goal of elimination of blighting factors. Specifically,
the proposed project will satisfy the following goals of the area's redevelopment plan:

• Reduce or eliminate those conditions that qualify the Redevelopment
Project Area as a Conservation Area

• Renovate the viable structures that do remain and create new
residential opportunities in the Redevelopment Project Area

• Cultivate a successful and vibrant community in the Redevelopment
Project Area, reminiscent ofthe area's cultural heyday in the 19205 and
1930s

• Create construction job opportunities in the Redevelopment Project
Area
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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, 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. Ifno 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 offinancing. The documents
will include a development timetable.

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 4600 South Michigan, 4601
S. Michigan, 4609 S. Michigan, 4611 S. Michigan, 4638 S. Wabash, 4648 S. Wabash to
Rosenwald Courts Apartments LP and/or a related entity and recommends the designation of
Rosenwald Courts Apartments LP and/or a related entity as Developer for development of 331
affordable units.
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EXHIBITS

Organizational Chart
TIF Project Assessment Form

Redevelopment Area Map
Neighborhood Map or Aerial

Surveyor Plat
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
Community Letters of Support
Alderman's Letter of Support

















































Revised 10/05 NEGOTlATED SALEWITH TIF

COMMUNITY DEVELOPMENT COMMISSION
OF THE

CITY OF CHICAGO

RESOLUTION NO. 12-CDC-

AUTHORIZATION TO ENTER INTO A NEGOTIATED SALE WITH ROSENWALD
COURTS APARTMENTS LP FOR DISPOSITION OF THE PROPERTY LOCATED AT
4600 S. MICHIGAN WITHIN THE 47TH/KING REDEVELOPMENT PROJECT AREA

AND
AUTHORIZATION TO NEGOTIATE A REDEVELOPMENT AGREEMENT WITH

ROSENWALD COURTS APARTMENTS LP

AND
RECOMMENDATION TO THE CITY COUNCIL OF THE CITY OF CHICAGO
FOR THE DESIGNATION OF ROSENWALD COURTS APARTMENTS LP AS

DEVELOPER

WHEREAS, the Community Development Commission (the "Commission") of the City of
Chicago (the "City") has heretofore been appointed by the Mayor of the City with the approval of
its City Council (the City Council referred to herein collectively with the Mayor as the
"Corporate Authorities") as codified in Section 2-124 of the City's Municipal Code; and

WHEREAS, the Commission is empowered by the Corporate Authorities to exercise certain
powers enumerated in Section 5/11-74.4-4(k) of the Illinois Tax Increment Allocation
Redevelopment Act, as amended (65ILCS 5/11-74.4-1 et seq.), (as amended from time to time,
the "Act"); and

WHEREAS, the City Council, upon the Commission's recommendation pursuant to Resolution
02-CDC-03 and pursuant to the Act, enacted three ordinances on January 8th, 2002, pursuant to
which the City approved and adopted a certain redevelopment plan and project (the "Plan") for
the 47th/King Redevelopment Project Area (the "Area"), designated the Area as a redevelopment
project area and adopted tax increment allocation financing for the Area. The street boundaries
of the Area are described on Exhibit A hereto; and

WHEREAS, the City owns the property located at 4601 S. Michigan, 4609 S. Michigan, 4611 S.
Michigan, 4638 S. Wabash and 4648 S. Wabash having the Property Identification Number(s)
(PINs) 20-03-320-001-0000, 20-03-320-002-0000, 20-03-320-003-0000, 20-03-318-033-0000,
and 20-03-318-026-0000 (the "City Property"); and



WHEREAS, Rosenwald Courts Apartments LP and/or a related entity (the "Developer") owns
the property located at 4600 S. Michigan having the PINs 20~03~319~007~0000 and 20~03~319~

008~0000 (the "Developer Property"); and

WHEREAS, staff of the Department of Housing and Economic Development of the City of
Chicago (the "Department") have entered into discussions the Developer conceming the sale of
the Property for redevelopment as parking in connection with the development of331 units of
family and senior housing on the Developer Property; and

WHEREAS, the Developer has submitted a project budget and evidence ofhaving the financial
capacity to complete the project, and the staff of the Department have reviewed these and found
them to be satisfactory; and

WHEREAS, the Developer has proposed to pay $5 as consideration for the purchase of the City
Property, which is $150,000 less than the appraised fair market value of$155,000; and

WHEREAS, staff of the Department have determined that the Developer's proposal conforms to
the Plan; and

WHEREAS, pursuant to Section 5111~74.4~4(c) of the Act, the City may not enter into any
agreement relating to the development of City-owned property within the Area without first
making public disclosure of the terms of such agreement and all bids and proposals related
thereto and providing reasonable opportunity for any person to submit an alternative proposal or
bid; and

WHEREAS, HED requests the authority of the Commission to make the required disclosure by
publishing a public notice substantially in the form set forth as Exhibit B hereto (the "Notice")
be published at least once for three consecutive weeks in at least one Chicago metropolitan
newspaper, inviting altemative proposals from other developers who will have a period of not
less than thirty (30) days after the first publication of the public notice in which to submit a
responsive proposal; and

WHEREAS, HED requests that the Commission recommend to City Council that the Developer
be designated as the developer for the Project and that HED be authorized to negotiate, execute
and deliver a redevelopment agreement with the Developer for the Project, if no responsive
alternative proposals are received by HED within thirty (30) days after publication of the first
Notice or, if alternative proposals are received and HED in its sole discretion determines that the
Developer's Project is the best proposal; now, therefore,

BE IT RESOLVED BY THE COMMUNITY DEVELOPMENT COMMISSION OF THE
CITY OF CHICAGO:

Section I.

Section 2.

The above recitals are incorporated herein and made a part hereof.

The Commission hereby authorizes HED to publish the Notice.



Section 3. The Commission hereby recommends to City Council that the Developer
be designated as the developer for the Project and that RED be authorized
to negotiate, execute and deliver on the City's behalf a redevelopment
agreement with the Developer for the Project, so long as no responsive
alternative proposals are received by RED within the time recited above
or, if alternative proposals are received and RED in its sole discretion
determines that the Developer's Project is the best proposal.

Section 4. RED is hereby authorized to advertise the City's intent to negotiate the
sale and redevelopment of the City Property and to request responsive
alternative proposals.

Section 5. Said proposals must be submitted in writing to Andrew J. Mooney,
Commissioner, Department ofRousing and Economic Development, Attn:
Dinah Wayne, City Rall- Room 1000, 121 North LaSalle Street, Chicago,
1llinois 60602 within 30 days of the date of the first publication ofthe
Notice and shall contain names of parties, offer prices for the City
Property, evidence of financial qualifications, and a timetable for
redevelopment before said proposal will be considered.

Section 6. In the event that no responsive proposals are received at the conclusion of
the advertising period, or if alternative proposals are received and RED in
its sole discretion determines that the Developer's Project is the best
proposal, then the sale of the land described in Exhibit A shall be
recommended to the City Council without further Commission action.

Section 7. If any provision of this resolution shall be held to be invalid or
unenforceable for any reason, the invalidity or unenforceability of such
provision shall not affect any of the remaining provisions of this
resolution.

Section 8. All resolutions, motions or orders in conflict with this resolution are
hereby repealed to the extent of such conflict.

Section 9. This resolution shall be effective as of the date of its adoption.

Section 10. A certified copy of this resolution shall be transmitted to the City Council.

ADOPTED: ,2012

Attachments: Exhibit A, PINs and Street Addresses of City Property and TIF Area
Street Boundary Description

Exhibit B, F01111 ofNotice Requesting Alternative Proposals












