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City of Chicago 
Department of Planning and Development 

STAFF REPORT 
TO THE 

COMMUNITY DEVELOPMENT COMMISSION 
REQUESTING DEVELOPER DESIGNATION 

June 10, 2014 

I. PROJECT IDENTIFICATION AND OVERVIEW 

Project Name: 

Applicant Name: 

Project Address: 

Ward and Alderman: 

Community Area: 

Redevelopment Project Area: 

Requested Action: 

Proposed Project: 

Goal of Project: 

TIF Assistance: 

II. PROPERTY DESCRIPTION 

Address: 

Location: 

Tax Parcel Numbers: 

Land Area: 

Buona Restaurant/! 071
h Street & Western Ave. 

Beverly Western Partoers LLC. 

2342 W. 107thStreet ( 25-18-122-019,25-18-122-020) 
10633 S. Western Ave. (25-18-122-007, -008, and -009) 

191
h Ward, Alderman Matt O'Shea 

Beverly 

Western/Rock Island TIF 

TIF Developer Designation 

Retail/Commercial 

Develop a blighted site, create approximately 40 construction jobs, 
and create approximately 60 jobs, Increase City revenue through 
property taxes and sales taxes. 

Up to $450,000.00 

2342 W. I 07th Street (25-18-122-019, 25-18-122-020) 
10633 S. Western Ave. (25-18-122-007, -008, and -009) 

Northeast Comer of 1071
h Street and Western Avenue. 

2342 W. I 07th Street (25-18-122-019, 25-18-122-020) 
10633 S. Western Ave. (25-18-122-007, -008, and -009) 

Approximately 32,000 square feet 
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Current Use: 

Current Zoning: 

Proposed Zoning: 

Environmental Condition: 

III. BACKGROUND 

The property consists of three vacant buildings and parking. 
The property has been vacant for a number of years. 

B1-1 

B1-1 

A phase I was conducted by the developer and the 
Property was found to have no contamination. 

The project site is within the Beverly Community Area on the City's far southwest side and in 
close proximity to Evergreen Park and Oak Lawn. The area boundaries are irregular and the area 
generally includes: 87th Street on the north; Beverly A venue, Hale A venue and Vincennes Road 
on the east; 1 07th Street on the south; and California A venue and Western A venue on the west. 

Beverly is diverse and suburban-like with tree-lined cui-de-sacs. Beverly has an estimated 
20,000 households with an estimated average household income of$78,000. In 2010, the 
Beverly population was 55,303, a decline of approximate 5% from 2000. There are approximate 
8,030 housing units, 82% are owner occupied and 17% are renter occupied. The housing stock 
consists of older homes and has a variety of styles from the typical ranch and bungalow styles to 
large mansions. Beverly is considered a family friendly community and it's racially diverse, with 
demographics that include 66% white and 29% black. 

Beverly is home to the Beverly Arts Center, the Chicago Irish Film Festival, the Ridge Historical 
Society and the Rotary Club. The community is listed on the National Register of Historic 
Places. Beverly is a veritable treasure trove of historic and architecturally significant homes. 
Designs by Frank Lloyd Wright, as well as those of his pupil, Walter Burley Griffin, are well 
represented here. 

Although, there has been substantial private investment and development in Beverly, the 
community has a hard time in attracting commercial and retail businesses to the area. You can 
see these through the many vacancies that exist along 951

h street and Western Avenue. The 
proposed project is located along the Western Avenue Commercial Corridor, which begins at 
95th Street and runs south to 115th Street. The corridor includes one and two story commercial 
properties. The parcels are small in size and are not suitable for what major retailers would be 
looking to develop. 

The primary reason the Beverly community has been having a hard time attracting commercial 
and retail development is due to Beverly bordering the Evergreen Park and Oak Lawn suburbs. 
Not only are these suburbs able to attract retailers by having more flexible development 
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regulations than Chicago, they are also able to provide many incentives that include TIF 
assistance, property tax incentives, sales tax incentives, and streetscape. 

In September 2013, the City released a Citywide Retail Market Analysis which stated that "An 
estimated $3.6 billion is spent by Chicago households in retail stores located outside of the City 
boundaries, or "leaking" from the City. New stores that will help fill these gaps must be located 
in supportive submarkets and at strategic locations. The City should take an assertive role in 
identifYing, assembling, and entitling large sites and providing the necessary infrastructure." 
In this Analysis the Far Southwest side Submarket includes both the Beverly and Morgan Park 
communities, and provides leakage or gap in this submarket to be in the amount of $25.5 million 
dollars in the eating and drinking category. 

On June, 2013, the development team submitted a TIF application to the City to develop the 
project site located at the 10633 S. Western Avenue and 2342 W. 107th Street. The Developer is 
requesting TIF assistance in the amount not to exceed $450,000.00 in order to facilitate the 
development. The development will include demolishing three vacant buildings in order to 
construct two new commercial buildings and parking. 

This project would be a great addition to the Beverly Community Area in that it would provide 
the community with the much needed dining venue for its residents and improve a blighted 
comer in the community, and create new jobs. The project would also, conform and compliment 
the surrounding commercial/retail corridor along the Western A venue retail frontage. 

The project site is within the Western/Rock Island TIF Redevelopment Project Area. The 
Western/Rock Island TIF was established in February 2006 and qualified as a "Conservation 
area" TIF. A "Conservation Area" is an improved area that not yet blighted but, because of a 
combination of various factors that are considered detrimental, may become a blighted area. 
The Western/Rock Island TIF purpose is to encourage new development on vacant commercial 
property and redevelopment of deteriorated and obsolete commercial properties on blocks within 
the project area that suffer from small lot size, lack of off-street parking and poor accessibility. 
The plan recognizes that new investment in commercial, office and residential property is needed 
to improve the project area and revitalize these areas of the community that form the core of the 
Project Area. 

This project is in compliance with the Western Avenue/Rock Island TIF by encouraging new 
commercial development in appropriate locations; encouraging private investment, especially 
new development on vacant and underutilized lots with the Project Area. 

The redevelopment proposal has the support of Alderman of Matt O'Shea of the 191
h Ward 



TIF Developer Designation~ Non~residentia12~14 

IV. PROPOSED DEVELOPMENT TEAM 

Development Entity: 
Beverly Western Partners LLC is an entity created for sole purpose of redeveloping the subject 
site, and is comprised of Keystone Ventures, LLC and 1419 Properties, LLC, each of which will 
have an equal SO% interest in Beverly Western Partners LLC. Keystone Ventures, LLC is an 
Illinois limited liability company with Timothy Hague being the manager and sole member. 
1419 Properties, LLC is an Illinois limited liability company wholly owned by the Buoanvolato 
Family, also owners ofthe Buona Restaurants. 

Keystone Ventures, LLC, was formed by Timothy Hague in 2006. Mr. Hague has been active in 
the commercial real estate in the Chicago metropolitan market for more than 20 years and 
possesses extensive experience in project development. Prior to forming Keystone Ventures, 
LLC, Mr. Hague was President of the Taxman Corporation and an equity partner and an active 
participant in several retail and mixed-use (retail and residential) development projects. 

The Buona Companies is a family owned organization which specializes in professional food 
service management. The organization has three divisions: Buona Restaurants, Buona Catering, 
and Beyond Events Venue Management. The Buona Restaurants started 34 years ago in 
Berwyn, Illinois. Since then, the chain has expanded to fourteen locations throughout the 
Chicago land area. The restaurants are casual, upscale quick service restaurants which vary in 
size, from 3,000 square feet to 5,500 square feet. Buona Catering provides customers with off 
premises catering and comprehensive services. The Beyond Events is division that specializes 
and event management and is an exclusive caterer for Chicago's top tourist attractions. 

Consultants: 
Attorney- William Mitchell, Meltzer Purtill & Stelle LLC, 300 S. Wacker Drive, Suite 3500, 
Chicago, IL 60606, telephone: 312.987.9900, email: wmitchell@mpslaw.com 

Architect- Jonathon Hague, Hague Architecture, 418 Clinton Place, River Forest, IL 60305, 
telephone: 708.771.3900, email: jhague@haguearch.com 

Civil Engineer- Jim Kapustiak, SPACECO Inc., 9575 W. Higgins Road, Suite 700, Rosemont, 
IL 60018, telephone: 84 7.696.4060, jckapustiak@spaceconinc.com 

Construction MBE/WBE Assistance Consultant- Eric Griggs, The Force Development Group, 
LLC, 53 W. Jackson Boulevard, Suite 1222, Chicago, IL 60604, telephone: 773.606.8013, email: 
forceconstructionco@gmail.com. 

V. PROPOSED PROJECT 

Project Overview: The subject redevelopment site approximately 32,036 SF, and is currently 
occupied by three (3) small vacant commercial buildings, that will be completely demolished. 



TIF Developer Designation~ Non~residential2-14 

The site is located on the northwest corner of I 071
h Street and Western A venue and is part of the 

commercial corridor along Western Avenue. The development will include the vacation of an 
east/west bisecting alley, with an approximate land area of 1,588 square feet. 

The Developer is proposing a commercial development that will include two new buildings: a 
3,940 square foot restaurant building with drive-through service for a Buona Restaurant, and a 
2, I 00 square foot building to be leased to another commercial retail/restaurant business. The 
development proposal is also subject to the vacation of an east/west bisecting alley, with an 
approximate land area of 1,588 square feet (99' in length by 16' in width). The development 
plan includes parking for approximately 28 vehicles. 

The Buona Restaurant will be the first Buona restaurant within the City limits. The restaurant 
will provide casual dining for up to 11 0 people and will also offer catering and carry out services. 

A site plan, floor plans and elevation are provided as exhibits to this report. The buildings will 
be orientated toward Western Avenue with the building facades in close proximity to Western 
A venue, consistent with the majority of commercial building along Western Avenue in the 
Beverly neighborhood. Appropriate landscaping features will occupy space along Western 
A venue and 1 07th Street, and the northern boundary of the site, which abuts King Lockhart Park. 

The plan provides for customer ingress-egress points on 1 07th Street and Western A venue, and 
one egress for the drive-through on Western Avenue. The design will be consistent with the 
traditional architecture common in Beverly neighborhood. The buildings are to be brick with 
decorative stone features. The corners will have decorative steel canopies and the sides will have 
canvas awnings. All storefront windows will include: 1" insulated glass with dark bronze 
aluminum frames. 

Environmental Features: The proposed development will be Green friendly and will include 
the following green components. Landscaping: locally manufactured product reducing C02 
emissions, Concrete& Asphalt: composed of recyclable materials. Roof: White single ply 
membrane reflects sunlight, Low VOC paint. Ceiling tile (Armstrong tiles) Product's 
Environmental Product Declaration (EDP's) certified by ICC. Furniture: made of renewable 
materials. Interior and exterior will be LED lights. Cambria Counter tops: Product meets 
GREEN GUARD standards that improve indoor air quality. High efficiency cooking equipment. 
Fixtures: Low water use fixtures. High efficiency heating/cooling. 

VI. FINANCIAL STRUCTURE 

The City of Chicago, through its Department of Planning and Development, proposes to enter 
into a Tax Increment Financing Redevelopment Agreement with Beverly Western Partners, LLC 
to reimburse the Developer for a portion of their TIF -eligible costs in an amount not to exceed 
$450,000 for the completion of the 3,940 square foot Buona Restaurant ("Component 1 ")and 
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the completion of a 2,100 square foot commercial building ("Component 2"), which is 
approximately 15.8% of the Total Project Cost, currently estimated to be $2,846,974 (the 
"TPC"). 

SOURCES & USES OF FUNDS 

Sources: 

Equity* 

Bank Loan (Talmer Bank) 

Total Sources: 

Uses: 

Property acquisition ($26.51 per SF of land) 

Site Clearance & Preparation 

Hard Costs 

Hard Cost Contingency 

Soft Costs: 

Architecture (%of total hard cost 

Engineering (%of total hard cost 
Appraisal (% of tota I cost 

Developer Fees (%of total cost 
Loan Origination Fee (%of loan 
General Contractor Fee (%of total cost 

Construction Management (%of total cost 

Insurance (%of total cost 

Interest Reserve (%of total cost 

Leasing Commissions (%of total cost 
Legal (%of total cost 
Marketing/Office (%of total cost 

Permits (%of total cost 

R.E Taxes During Canst. (% of tota I cost 

Site Survey (%of total cost 
Zoning/TIF (%of total cost 
Lender's Inspecting Arch (% of total cost 
Total Soft Costs: 

Total Uses: 

* $450,000 TIF Funds will reimburse the developer's equity 

Land Area, Sq Ft 30,181 

Total Building, Sq Ft 6,040 

3.7% 

1.0% 

0.1% 

2.6% 

2.0% 

1.8% 

0.9% 

0.1% 

2.5% 
2.1% 

2.6% 

0.2% 

l.S% 

0.9% 

0.5% 

0.5% 

0.2% 

Amount 

$1,046,974 

$1.800.000 

$2 846 974 

$800,000 

$335,000 

$1,012,500 

$119,950 

$SS,OOO 

$15,000 

$3,500 

$75,000 

$36,800 

$52,500 

$25,000 

$2,504 

$70,000 

$60,400 

$75,000 

$5,000 

$43,820 

$25,000 

$15,000 

$15,000 

$5,000 

$579,524 

$2,846,974 

%of total 

37% 

63% 

100% 

$/Bldg. Project 
psi Component 1 

$132.45 $800,000 

$55.46 $335,000 

$167.63 $697,500 

$19.86 $94,750 

$45,000 

$15,000 

$3,500 

$51,667 

$25,351 

$52,500 

$17,222 

$1,725 

$48,222 

$39,400 

$51,667 

$3,444 

$30,187 

$17,222 

$10,333 

$10,333 

$3.444 

$426,219 

$2,353,469 

Project 
Component 2 

$0 

$0 
$315,000 

$25,200 

$10,000 

$0 

$0 
$23,333 

$11,449 

$0 

$7,778 

$779 

$21,778 

$21,000 

$23,333 

$1,556 

$13,633 

$7,778 

$4,667 

$4,667 

$1.556 

$153,305 

$493,505 

The TIF Assistance will be allocated contingent upon the completion of the Components in the 
following manner: 

Component I up to a maximum of $335,000 in City Funds 
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Component 2 up to a maximum of$115,000 in City Funds 

In the event that construction on Component 2 has not started within an agreed upon number of 
years of the closing of the RDA the maximum amount ofTIF Assistance that may be paid will be 
$335,000. 

The TIF Assistance will be provided as a reimbursement for acquisition, construction and build
out costs associated with the Project, as well as other related TIF-eligible costs. The TIF-eligible 
expenses will be reimbursed from available area-wide increment in the Western/Rock Island 
Redevelopment Project Area Tax Increment Allocation Fund. 

Annual Payments 
Payment of the TIF Assistance for Component 1 and Component 2 will be provided through five 
(5) equal, annual payments contingent upon the completion of the individual Components. The 
Annual Payments for Component 1 will commence upon the issuance of a Certificate of 
Completion for Component I and the Annual Payments for Component 2 will commence upon 
the one-year anniversary of the issuance of the Certificate for Component 2. 

The payment ofTIF Assistance for each Component will be provided according to the following 
schedule: 

TIF 
Annual Pavment Timin2 Amount* 

Component 1 - Buona Restaurant: Annual Payment #I issuance of CoC $67,000 

Annual Payment #2 1st anniversary of issuance ofCoC $67,000 

Annual Payment #3 2nd anniversary of issuance of CoC $67,000 

Annual Payment #4 3rd anniversary of issuance ofCoC $67,000 

Annual Payment #5 4th anniversary of issuance ofCoC $67,000 

Component 2 - Retail Building: Annual Payment #I 1st anniversary of issuance ofCoC $23,000 

Annual Payment #2 2nd anniversary of issuance of CoC $23,000 
Annual Payment #3 3rd anniversary of issuance of CoC $23,000 

Annual Payment #4 4th anniversary of issuance ofCoC $23,000 

Annual Payment # 5 5th anniversary of issuance of CoC $23,000 .. 
*The actual amount may vary dependmg on the final certified Total ProJeCt Cost and the amount ofTIF-Ehg1ble 
expenses incurred for each Component. 

In the event that Components I and 2 are completed concurrently, the TIF Assistance will be 
provided in five (5) equal, annual payments in the amount of$90,000 commencing at the 
issuance of the Certificate of Completion. 

VII. PUBLIC BENEFITS 

The proposed project will provide the following public benefits. 
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Sale Taxes: The project will increase City revenues via sales taxes. Once completed the project 
is expected to generate approximately $250,000.in new sales tax revenue. 

Property Taxes: The project will expand the tax base because the investment in the property 
will result in an increase in its assessed value. Once completed, the project will generate 
approximately $40,000. in new property taxes. 

Environmental Features: The project will incorporate the following components: Landscaping: 
locally manufactured product reducing C02 emissions, Concrete& Asphalt: composed of 
recyclable materials, Roof: White single ply membrane reflects sunlight, Low VOC paint, 
Ceiling tile (Armstrong tiles): Product's Environmental Product Declaration (EDP's) certified by 
ICC., Furniture: renewable materials, Interior and exterior LED lights, Cambria Counter tops: 
Product meets GREEN GUARD standards, High efficiency cooking equipment, Fixtures: Low 
water use fixtures., High efficiency heating/cooling. 

Permanent Jobs: The project is estimated to generate 5 full time 20 part time permanent jobs in 
the Buona Restaurant. The department's workforce development specialists will work with the 
developer on job training and placement. 

Construction Jobs: The project will produce approximately 42 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. 

VIII. COMMUNITY SUPPORT 

Alderman Matt O'Shea of the 19th Ward endorses the project and has provided a letter of 
support (see exhibits for copy). The following community organizations have endorsed the 
project: Mount Greenwood Community and Business Association and The Beverly Area 
Planning Association. (See exhibits for copies of support letters). 

IX. CONFORMANCE WITH REDEVELOPMENT AREA PLAN 
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The proposed project is located in the Western/Rock Island Tax Increment Financing 
Redevelopment Project Area. The proposed project will satisfy the following goals of the area's 
redevelopment plan: Encouraging new commercial development in appropriate locations; 
encouraging private investment, especially new development on vacant and underutilized lots 
with the Project Area. The implementation strategy for achieving the plan's goals envisions the 
need to provide TIF financial assistance for the development of commercial projects. The 
proposed project also conforms to the plan's land use map, which calls for commercial 
development at the subject site. 

X. CONDITIONS OF ASSISTANCE 

If the proposed resolution is approved by the CDC, DPD 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 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 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. 

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, its need for public 
assistance, its public benefits, and the project's conformance with the redevelopment area plan, 
and DPD recommends that the CDC recommend to the City Council the designation of Beverly 
Western Partners, LLC as Developer for the development oftwo new commercial buildings and 
approximately 28 off-street parking spaces at 10633 S. Western Avenue and 2342 W. 107th 
Street. 
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EXHIBITS 

TIF Project Assessment Form 
TIF Annual Report 

Redevelopment Area Map 
Neighborhood Map or Aerial 

Survey or Plat 
Site Plan 

Typical Floor Plan 
Front Elevation or Rendering 

Sample M/WBE Letter 
Copies ofM/WBE Certified Letter Receipts 

Lender's Letter oflnterest 
Community Letters of Support 
Alderman's Letter of Support 



TIF PROJECT SCORECARD 

Buona Beef Restaurant 
10633 S. Western Avenue 

Beverly Western Partners, LLC proposes to demolist three existing buildings located at the northeast corner of Western Ave and 
107th Stand replace them with two new commercial buildings with approximately 28 off-street parking spaces. The project is 
planned in two phases: the first phase includes the construction of a 3,940 sq ft building with drive through service for Buona Beef 
Restaurant, and the second phase includes the construction of2,100 sq ft building suitable for a retail/restaurant business . 

Advances Goal of Economic Development Plan YES or NO 

lil D 
Develop and deploy neighborhood assets to align with regional econ growth 

• Advances Goal ofTIF District YES or NO 

Q D 
Target Opportunity Sites 

• Addresses Community Need YES or NO 

0 D 
Lack of local businesses to serve the community. 

• Jobs Created/Retained 
60 Created - 20 full time and 40 part time 

• Affordable Housing Units Created/Preserved 
Not applicable 

• Retnrn on Investment to City 
Not applicable 

FINANCIAL BENCHMARKS 
• Other Funds Leveraged by $1 ofTIF 

$4.00 

• Types of Other Funding Leveraged YES or NO 

lil D 
senior bank loan 

• Financing Structure bank Joan $1,800,000 
equity $1,070.724 

RDATERMS 
• Payment Schedule: • Monitoring Term of Agreement: 

Annual; 5 equal cash payments 10 years 

• Taxpayer Protection Provisions YES or NO 

G D 
Developer must occupy& lease site for 10 years. 

OTHER CONSIDERATIONS 

• 






































