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CERTIFICATE OF SERVICE 

The undersigned, an attorney, hereby certifies that on May 27, 1998 he served a copy of the 
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delivered to them via messenger delivery at their respective addresses as indicated below: 

Susan Getzendanner, Esq. 
Nancy Eisenhauer, Esq. 
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THE HAB I T A T C OM P A N Y 

October 24, 1997 

Mr. P. David Sowell 
Office of Public Housing Partnerships 
Department of HUD 
451 7th Street SE 
Washington, D.C. 20410 

.,~ 

RiJ! Development Plan for the long-term lease of 44 units at Mohawk-North and 
"Old Town Square I Cabrini Homes Extension IL06-P002-182 

Dear Mr. Sowell: 

Attached please fmd the development proposal as requested under section 941.606 of the 
regulatiofl!i for the mixed finance development referenced above. We are also sending a 
copy of this submission to Mr. Louis Berra here in Chicago in an effort to expedite the 
site acquisition approval process with HUD. We met with Mr. Berra and his staff on 
Friday, October 17, 1997, and identified the following issues: 

1. There is still the outstanding issue ofCMHDC' s independence from CHA. Mr. Rafael 
Leon was in attendance at the meeting and will supply HUD with a copy of a legal 
opinion that he has received regarding this issue. For purposes of calculating me, 
CMHDC's loan is a contribution to the project. However, the loan is a debt obligation 
that the property owner, MCLI ASD III, L.P ., is obligated to repay according to the 
amortization schedule which is part of the note and mortgage. 

2. There is still the issue of whether or not these units will be granted tax exempt status 
from the State of Illinois. The owners of the units have submitted a budget which 
demonstrates that they can operate these units paying full real estate taxes. However, 
an exemption would allow the owners to build a reserve for future maintenance of the 
units or to accelerate the repayment of the debt to the extent allowed by law. Mr. 
Leon indicates that a plan exists to pay real estate taxes should exemption status not 
be granted. He will submit a plan to deal with the issue. 

3. There is an issue of what should be appraised and what the values should be. The 
appraisals contained in this package (Exhibit VII) have two figures, one for the value 
of the property as if it were being acquired, and the other value is that of the front-end 
lump sum payment. 

350 West Hubbard Street· Chicago, illinois 60610 · Tel: 312.527.5400 · Fax: 312.527.4639 
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Mr. P. David Sowell 
October 24, 1997 

4. Enclosed as Exhibit VIII is the "final" draft of the lease as received from CMHDC. 

5. Because this is the first leasehold program, a question was raised as to what 
certifications, if any, would needed on the designed construction to meet the review 
of the A&E Department of HUD. Habitat will provide a "draft" based on previous 
certifications made for the Scattered Sites Program. 

6. In terms of meeting the requirements of Fair Housing and Equal Opportunity 
(FHEO), Economic Marketing Analysis Study (EMAS), certain census data regarding 
race and income needs to be reviewed. This will be submitted to each of the 
individual departments under separate cover. 

7. Old Town Square is being built adjacent to an elevated Chicago Transit Authority · 
train line. Therefore, a sound attenuation study needs to be completed. Habitat staff 
will work with HUD Environmental Staff to complete this study. 

8. With this submission, CHA is requesting a waiver of any 10-year affordability 
requirements ofHUD in excess of the 40-year term. 

At this time, the twenty-eight (28) units at Old Town Square are beginning construction, 
and the sixteen (16) units at Mohawk-North are ready for occupancy. Therefore, we 
would like to obtain HUD approval as soon as possible so we are able to draw down the 
necessary money to close the transaction within a short period of time. 

Please contact me or Matt Nielson at (312) 527-5400, if you have any further questions. 

Sincerely, 

j 
Valerie B. J 
Executive Vice President 

cc: Louis A. Berra, HUD 
Andrew Rodriguez, CHA 
Rafael Leon, CMHDC 
James Castner, THC 
Matt Nielson, THC 
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EXECUTIVE SUMMARY 

The Habitat Company ("Habitat"), as Receiver for the Chicago Housing Authority's ("CHA") Scattered 
Site Program is pleased to submit the following development plan for the "acquisition" of 44 units of 
public housing through long term leases in two private developments . The units are located in private, 
market rate developments in the neighborhood immediately north of the Cabrini Extention Development. 
The units will be used as replacement housing for the units which have been demolished at 1117-19 N. 
Sedgwick, 1157-59 N. Sedgwick , and for the units that will be demolished at 1150-60 N. Sedgwick and 
1158 N. Cleveland, part of the Cabrini Extension. 

This request is for $4,446,728 in development funds from program IL06-P002-l82 (formerly IL2-20). 

History of Funding Application IL06-P002-182: 
CHA submitted the initial application for FY 1993 Public Housing Development funds for 190 units to 
replace the building at 1117-19 N. Cleveland (262 units), which was part of the Cabrini Extension on 
August 12, 1993. Approval for 107 units was issued on September 30, 1993, under the condition that HUD 
approve a Demolition Application for the building. An additional 83 units were approved under FY 1995 
Public Housing Funds in program IL06-P802-192. The remaining 72 replacement units were included as 
part of the 303 units which were funded under CHA's Urban Revitalization Demonstration Grant (HOPE 
VI) which was granted in 1994. 

In 1994, the Joint Venture - consisting of the Chicago Metropolitan Housing Development Corporation 
(CMHDC), and Habitat- was formed to develop the replacement units. As a result, on August 12, 1994, 
Habitat submitted the required Public Housing Authority Proposal which completed the application process 
for the 107 units. 

The Demolition Application for 1117-19 N. Cleveland was submitted by CHA to HUDon August 11 , 
1993, and approved by HUDon March 1, 1995. Demolition Applications for 1157-59 N. Cleveland and 
1150-60 N. Sedgwick were approved on June 23, 1995. The CHA is currently waiting approval for it 
demolition appliction for 1158 N. Cleveland. Approval for the Public Housing Authority Development 
Proposal was given on June 30, 1995. 
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1. Project Description: Sec.941.606 (d) 

The overall plan for the revitalization of the Cabrini • Green development is multifaceted. This proposal 
focuses on the ftrst 44 units which will be leased on a long term basis from a private entity- MCLIASD III. 
Sixteen of the units are ready for occupancy. The remaining 28 are still in the pre-construction, planning 
phase. Below is a brief description of the two developments from which the units will be leased. 

Mohawk- North • is a new development of single family homes, and condominiums on Mohawk and 
Larrabee Streets in Chicago, just south of North Ave. The developers acquired the land for the 
Development from the City of Chicago ("City"), which required that units be set aside for use by low and 
moderate income households. The total development consists of 91 units, of which 16 have been set aside 
for CHA's use. The units are located in three flat buildings on the 1400 Block of North Larrabee, and are 
all 2 bedroom units, ready for occupancy. There is only one unit per building and the units are dispersed 
through out the buildings on different floors : garden, ftrst or second. Attached in Exhibit I is a location 
map, site plan, and floor plans for the units. 

Old Town Square - is a new development of single family homes, townhouses and condominiums and 
commercial facilities located just north of Division Street and just west of Wells. It will have total of 113 
units of which 28 will be leased to CHA. The CHA units will be 2 bedroom units with one bath, ll 00 
square feet. Construction on these units is anticipated to commence in the spring of 1998. Exhibit I _ 
contains a site plan and floor plans for the units. 

The outline specifications for both projects are attached in Exhibit IX for review. 
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2. Description of Development Method: 

The development method proposed for these 44 units does not strictly conform to any one of the typical 
development methods. It most closely resembles a modified mixed fmance model. Attached in Exhibit Ill 
is correspondence from HUD to CHA with regards to their consideration of the development method for 
these leases. Also in Exhibit III is a letter from Habitat to HUD further clarifying the structure for the 
leases. 
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3. Site Information: Sec. 941.606 {e) 

The two developments are located in the Near North Side community area of the City of Chicago. They are 
all within the boundaries of West Division Street on the south, North Clybourn Ave. on the west, West 
North Ave. on the north, and North Wells Street on the east. The community area just to the north is 
Lincoln Park, which has the second highest per capita income in the City. Atrium Village, one of the 
country's most successful mixed income developments is located south of the subject sites. The area just to 
the east is the neighborhood referred to as the Gold Coast. The area to the west contains the remainder of 
the Cabrini-Green properties. See Exhibit II for a site map. 

Each development site is described below: 

Mohawk-North: Mohawk-North is located on the 1400 and 1500 blocks of North Mohawk and North 
Larrabee Streets. It is an irregular shaped site containing 3.5 acres. The land was previously owned by the 
City of Chicago and sold through an RFP process which stipulated that the development on this site must 
contain units for use as public housing units. (The RFP which the City issued is attached in Exhibit IV.) 
The units are located in three flat buildings which are being sold as condominium to the public. MCL/ ASD 
III will purchase 16 of the units and will in tum, lease them to CHA. In addition, there are 21 single family 
homes, 4 townhomes, and 50 market rate condominiums which were built as part of the development. All 
of the units will be part of a homeowners association which will maintain the common areas of the· 
development. All of the private market units have been constructed, sold and are occupied. 

Old Town Square: Old Town Square is located on the site of the old Oscar Meyer meat processing plant, 
just west of North Wells Street, flanking Goethe and Scott Streets. It is located on an irregular shape site 
which contains 6 acres part of which has been set aside for commercial use. The residential portion of the 
development contains a mix of single family homes, townhouses and condominiums. At this time the first 
phase of construction is nearing completion. The second phase is scheduled to begin in the spring of 1998. 
The managing partners of MCLIASD III have reached an agreement with the developers of Old Town 
Square to purchase 28 of the units, which they will in tum lease to CHA under a 40 year lease. 

Exhibit I contains site plans for each of the developments which have the units CHA is leasing highlighted. 

Exhibit IV contains a letter agreement between MCLI ASD III and CHA outlining the terms of agreement 
to lease the units at Mohawk- North and Old Town Square. In Exhibit V is the RFP issued by the City and 
the Redevelopment Agreement between MCLI ASD II and the City of Chicago governing the land sale at 
Mohawk-North. 
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4. Project Costs: Sec. 941.606 (b) 

a) Categories of Costs: 

Acct No. Total Per Unit 
Administrative Cost 1410.00 $ 35,000 $ 795 
Initial Operating Deficit 1425.00 $ 35,200 $ 800 
Planning 1430.00 $ 7,206 $ 164 
Property Purchase 1440.1 $5,500~000 $125,000 
Appraisal Report 1440.5 $ 3,500 $ 80 
Title Information 1440.6 $ 0 $ 0 
Legal Cost 1440.7 $ 0 $ 0 
Receiver Fee 1490.00 $ 35 000 $ 795 

TOTAL COSTS: $5 615 906 $127 634 

SOURCES OF FUNDS: 

Development Funds Pgm IL06-P002-182( I) $4,446,750 $101 ,062 
CMHDC F AF Loan $1 ,056,000 $ 24,000 
CMHDC $ 113,156 $ 2,572 

TOTAL SOURCES: $5,615,906 $127,634 

(I) The TDC for these units is $96,250, and 1.05% ofTDC is $101 ,062. 

ONGOING OPERATIONS: $400/unit/month increased 
annually at the lesser of 2% or 
CPI(2) 

(2) CPI shall mean the Revised Consumer Price Index for Urban Wage Earners and Clerical 
Workers, All Items (base year index 1982-84 =100) as published by the United States Department 
of Labor, Bureau of Labor Statistics. 

b) Budget and Payment Schedules: 
The payments will be drawn down in two phases. 

Phase 1: 16 units at Mohawk-North are ready for occupancy and /or are occupied. Funds for these 
units will be drawn immediately. 

Phase II: The 28 units at Old Town Square will be built within a future phase of construction. The 
developers anticipate that construction should be complete within eighteen months. 
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5. Appraisal: 

An appraisal of the market value of the proposed leases and any residual values by the fmn of Meyer­
Muriello, which is a state-certified independent appraisal fmn, has been attached as Exhibit VII for 
review. 
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6. Financial Feasibility: 

Leases are structured such that, no funds are released until the units are accepted by CHA as ready for 
occupancy. Therefore, construction risk is the developers, not HUD's. The major risk to HUD, is in the 
event of default. This issue is covered in the lease under Section 12. See Exhibit VIII. 
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7. Zoning: 

Attached in Exhibit II is the pertinent map from the 1997 Title 17 Municipal Code of Chicago Zoning 
Ordinance map with the subject developments highlighted. All the developments are zoned either R-4 or 
R-5 General Residence District or have had a special Planned Development passed as part of the project. 
All the units are or will be constructed in accordance with the appropriate zoning. 
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8. Facilities: Sec. 941.606 (h) 

The 44 units referenced in this proposal will be placed on sites other than the original Cabrini Extension 
site. The Mohawk North site and the Old Town Square site have adequate facilities and services for the 
occupants. The public improvements needed to insure the viability of the project will be provided by the 
developers and the City of Chicago. 

In the new developments, each unit will have either a private entrance or will share with no more than 
seven other units. Each unit will be built with the same amenities as the units being sold at market rates. 
Attached in Exhibit I are the list of amenities for each unit at Old Town Square and Mohawk-North. 

These developments are being built as part of an overall plan which the City has developed called the Near 
North Redevelopment Initiative (NNRI). The overall plan will encompass the area bounded by North 
Avenue on the north, Chicago Avenue on the south, the Chicago River on the west and Wells Street on the 
east. The Plan will encompasses new housing development including public housing, parks, schools, new 
transit facilities, infrastructure improvements and commercial facilities. Attached in Exhibit VI is the full 
proposal with the funding sources identified. Below is a brief outline of the planned new and/or expanded 
facilities: 

Commercial: In addition to housing, the plan includes a new "Town Center'', which will be located at the _ 
northwest comer of Division and Sedgwick and developed by a private developer who currently controls 
the site. The Town Center will include a new commercial district, which will provide community residents 
with a major grocery store, a bank and other shopping facilities. 

Parks/Green Space: The existing City-owned Seward Park, located at Division and Clybourn, will be 
improved and expanded. The historic field house will remain as a focal point of the Town Center. The 
expanded Seward Park will include baseball fields, basketball courts, a spray pool for children as well as 
other amenities. The park will also provide facilities to the newly constructed Byrd elementary school. 

Stanton Park, located near Halsted and the vacated Ogden A venue, will also be enhanced and -directly 
linked to the programs and services offered by the nearby YMCA. 

New Schools: The NNRI plan also calls for the construction of a new Byrd Elementary School. Byrd 
Elementary is currently located at 363 W. Hill Street within the development and has been serving Cabrini 
residents for over thirty years. The new Byrd Elementary school will be a larger, state of the art facility 
located only steps from its current site-on land currently owned by the CHA. The existing Byrd School 
will not be closed until the new facility has been completed; the Board of Education estimates that the new 
Byrd Academy will be opened in 1998. 

A new high school will also be built to replace the Near North Magnet High School. The existing facility 
will not be closed until the new facility is built. The Board anticipates that the new high school will open 
in 1999. The site of the original high school will be made available for private development. Proceeds 
from the land sale will be used to build the new school, to be located at the northwest comer of Halsted and 

Division Streets. 

Public Safety: Creating a safer, more stable Near North Community for all residents is an important goal of 
the redevelopment initiative. A new 18th District Police Station will be built along Division Street between 
Clybourn and Larrabee. It will be linked to the existing fire station to create a neighborhood safety center. 
This- new district police station will include a community center providing a range of neighborhood 
services. Through programs such as community policing (CAPS), officers and community liaisons will 
work band-in-hand with families, businesses and organizations to ensure safety and security. 

New Library: A new library has recently opened on Division Street, east of the proposed Town Center. 
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Jobs: Providing job opportunities for community residents is one of the most important elements of the 
Near North Redevelopment Initiative. The City' s early estimates indicate that this initiative will create 
approximately 2,500 new construction jobs and 900 permanent jobs. The City has committed to instituting 
hiring standards that will maximize opportunities for community residents to obtain construction and 
permanent jobs. A One-Stop Career Services "Care'' Center sponsored by the Mayor's Office of 
Employment and Training, the Illinois Department of Employment Securities, the City Colleges and 
community based organizations has already been opened. The Care Center will provide job search 
resources, job counseling, job matching and other services for community residents. This program will be 
linked to the CHA's Resident Employment Development Initiative (REDI) center, which is located on-site 
at Cabrini; to date, over 300 residents of Cabrini have been put to work through RED I. 
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9. Relocation: Sec. 941.606 (i) 

CHA hereby certifies that it has complied with the Uniform Relocation Act and all other applicable 
Federal relocation requirements. 
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10. Life-cycle Analysis: Sec. 941.606 G) 

Attached in Exhibit VIII are the Outline Specifications for Mohawk North and Old Town Square. The Life 
Cycle Cost Analysis of Utility Combination, HUD for 51994 for both projects is in the process of being 
prepared. and will be forwarded under separate cover. 
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13. Occupancy and Operations Policies: 

Exhibit D to the Lease which is in Exhibit VIII of this proposal contains that Occupancy and Operations 
Policies. 
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12. Environmental Assessment: 

Attached in Exhibit IX please fmd the fmal Environmental Reports for the developments. Mohawk-North 
has a completed Phase I study which found the site to be in compliance with all environmental laws as of 
the date of completion of the report. Old Town Square had environmental hazards on the site, however 
Kraft Foods, the original owner of the site, had completed the remediation prior to the sale of the land to 
the current developers and received an "all clear" letter from the Illinois Environmental Protection Agency 
which is attached. 
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13. Occupancy and Operations Policies: 

Exhibit D to the Lease which is in Exhibit VIII of this proposal contains that Occupancy and Operations 
Policies. 
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14. New Construction Certification: Sec. 941 .606 (m) 

The Section 6(h) analysis was completed as part of the original Application for Public Housing 
Development FY95 for the Cabrini Homes Extension (IL02-20). The program number was later changed 
to IL06-P002-192. The application was approved by HUDon September 29,1995. 
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15. Section 213 Clearance: Sec. 941.606 (I) 

Attached in Exhibit XVI is a letter addressed to Rosanna Marquez, Director of Programs, Office of the 
Mayor requesting comments on the proposed leasing of the units at Mohawk North and Old Town Square. 
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16. Intergovernmental Review: 

Attached is SF - 424 for each development which was sent to the State of Illinois for review. 
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JUN 3 0 ·,995 

Philip A. Hickman 
Program Director 
The Habitat Company 
350 West Hubbard Street 
Chicago, Illinois 60610 

Dear Mr. Hickman: 

U.S. Department rlousing and Urban Development 

Ill ino is State Office 
Off ice of Publ ic Housing 
77 W. Jackson Blvd., Room 2401 
Chicago, Illinois 60604-3507 

SUBJECT: Public Housing Authority Proposal 
Frances Cabrini Homes E~tension (Formerly: IL2-20) 
Project IL06-P002-182 

This is to notify you of our approval of the siteless Public 
Housing Authority (PHA) Proposal in the amount of $9,856,000 for 
the subject. The Joint Venture, The Chicago Metropolitan Housing 
Development Corporation (CMHDC) and the Habitat Company (THC) 
will develop 107 replacement units in the area of 1117-1119 North 
Cleveland. The units will be developed utilizing the modified 
turnkey method . The 107 units, under the demolition replacement 
program, will be replaced by newly constructed semi-detached and 
row houses. The bedroom configuration will be as follows: 

13 one-bedroom units (row-houses) 
46 two-bedroom units (semi-detached) 
46 three-bedroom units (semi-detached) 

2 four-bedroom units (semi-detached) 

Site selection shall be based on site and neighborhood 
standards dealing with concentration of low-income persons and 
purchase and/or rehabilitation costs being within the allowable 
total development cost (TDC) . Also, compliance with the Uniform 
Relocation Assistance and Real Property Acquisition Policies Act 
of 1970 is required. 

The Total Development Cost Analysis indicates an increase in 
the TDC of $593,550 ($10,449,550) of the amount initially 
reserved for this project. We wish to remind you that a budget 
shall not be approved for an amount greater than the reserved 
amount. 
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We note that the administrative expenses are 6.13% of the 
project's TDC. The budget should reflect the current approved 
fee of 3.9% for administrative expenses and 2% for the Receiver's 
fee on turnkey projects. 

The PHA proposal indicates The Habitat Company as the 
Receiver rather than the Joint Venture. We understand that these 
units will be developed by the Joint Venture, CMHDC and THC. The 
Joint Venture is herewith authorized to execute the PHA 
architect's contract. Please be reminded that the PHA has thirty 
(30) months from the fund reservation date to start and/or 
complete construction of the subject development. 

If you should have any questions regarding this matter, 
please contact Eleanor Peyton, Public Housing Development 
Specialist, at (312) 886-9801. 

Sincerely, 

Ux. -;f- \?> ~~(._ 
Chester L. Piontek, Director 
Facilities Management Division 
Office of Public Housing 



nlllo 
THE HABITAT COMPANY 

Ms. Virginia Bova 
Illinois Department of Commerce 
& Community Affairs 
James R. Thompson Center 
100 West Randolph- Suite 3-400 
Chicago, Illinois 60601 

Re: Application for Federal Assistance 
IL06-P002-1 ~ 
Scattered Site Program 
Chicago, Illinois 

Dear Ms. Bova: 

September 23, 1997 

The purpose of this letter is to request Illinois State Clearinghouse review and approval of 
the Application for Federal Assistance for the properties listed. Please see attached list. 

If you need additional information or have any questions, please contact me at 
'- a (312) 527-7462. 

Enclosure 
cc: chron 

prop 

Sincerely, 

SCA TIERED SITE PROGRAM 

Anne M. Sedjo 
Administrative Assistant 

350 West Hubbard Stteet · Chicago, lllinois 60610 · Tel: 312.527.5400 · Fax: 312.527.4639 



Rental# 

1 

2 

3 

4 

5 

6 

7 

8 

9 

10 

11 

12 

13 

14 

15 

16 

HUD/CHA RENTAL UNITS 
MOHAWK NORTH 

Building# Common Address 

27 1441 N. Larrabee, Unit B 

28 1443 N. Larrabee, Unit A 

30 1449 N. Larrabee, Unit C 

31 1451 N. Larrabee, Unit B 

32 1453 N. Larrabee, Unit C 

33 1455 N. Larrabee, Unit A 

34 1459 N. Larrabee, Unit A 

36 1463 N. Larrabee, Unit B 

37 1465 N. Larrabee, Unit C 

39 1471 N. Larrabee, Unit B 

40 1473 N. Larrabee, Unit B 

41 1475 N. Larrabee, Unit C 

42 1479 N. Larrabee, Unit 8 

45 1485 N. Larrabee, Unit A 

46 1487 N. Larrabee, Unit A 

47 1491 N. Larrabee, Unit A 



( 
ILLINOIS DEPARTMENT OF 
COMMERCE AND COMMUNITY AFFAIRS 
.JAMES R. THOMPSON CENTER 
t 00 W. RANDOLPH, SUITE 3·400 
CHICAGO, IL 6060t 

The Habitat Company 

Ms. Anne Sedjo 
1 .•· • . 

350 West Hubbard Street 

Chicago IL 60610 

SAl #: 97092628 

SA IN: 

97092628 
Scattered Site Program/IL06-P002-182 

TITLE: 

THE ILLINOIS STATE CLEARINGHOUSE HAS RECEIVED A "NOTICE OF 

INTENT" FOR THE ABOVE PROJECT. 

THE REVIEW OF YOUR PROPOSAL HAS BEGUN AS REQUIRED BY LAW. YOU 

SHOULD RECEIVE ADDITIONAL CORRESPONDENCE ON THIS PROJECT IN 

APPROXIMATELY 30 DAYS. PLEASE REFER TO THE SAl NUMBER IN 

FUTURE CORRESPONDENCE ON THIS PROPOSAL. FOR FURTHER 

INFORMATION CONTACT MS. VIRGINIA BOVA AT 3 .t 2/St 4·6028 

(TDD NUMBER: 800/4t 9-Q667). 



nlllo 
THE HABITAT COMPANY 

Ms. Virginia Bova 
Illinois Department of Commerce 
& Community Affairs 
James R. Thompson Center 
100 West Randolph- Suite 3-400 
Chicago, Illinois 60601 

Re: Application for Federal Assistance 
IL06-P002-182 
Replacement Housing Program 
Chicago, Illinois 

Dear Ms. Bova: 

October 24, 1997 

The purpose of this letter is to request Illinois State Clearinghouse review and approval of 
the Application for Federal Assistance for the properties listed below. (Please see attached list.) 

If you need additional information or have any questions, please contact me at 
(312) 527-7462. 

Enclosure 
cc: chron 

prop 

Sincerely, 

SCATTERED SITE PROGRAM 

~U-~ 
· Anne M. Sedjo 

Administrative Assistant 

350 West Hubbard Street· Chicago, Dlinois 60610 ·Tel: 312.527.5400 ·Fax: 3U.527.4639 



OLD TOWN SQUARE 
CHA DESIGNATED UNITS 

301B W. Goethe Street #201 
301B W. Goethe Street #202 
301B W. Goethe Street #203 
301B W. Goethe Street #204 

301A W. Scott Street #701 
301A W. Scott Street #702 
301A W. Scott Street #703 
301A W. Scott Street #704 

301C W. Scott Street #901 
301C W. Scott Street #902 
301C W. Scott Street #903 
301C W. Scott Street #904 

279A W. Scott Street #1101 
279A W. Scott Street #1102 
279A W. Scott Street #1103 
279A W. Scott Street #1104 

279B W. Scott Street #1201 
279B W. Scott Street #1202 
279B W. Scott Street #1203 
279B W. Scott Street #1204 

249B W. Scott Street #1401 
249B W. Scott Street #1402 
249B W. Scott Street #1403 
249B W. Scott Street #1404 

2490 W. Scott Street #1601 
2490 W. Scott Street #1602 
2490 W. Scott Street #1603 
2490 W. Scott Street #1604 



Application for Feder 
Assistance 

1, Type ol Subml~lon: 

Applic:.alion 

G Construction 
Prcapplic.lion 

0 Conslru:~on 
0 Non·Construc~on 0 Non-Construction 

5, Appllc.onllnlormallon 

L~~m• e a ~ a ompany, as 
the CHA Scattered Site Pro ram 

A:laress (!I"'' c:.i1y, counry, Sl~le •. 2110 1•~ Qde): 

350 H. Hubbard 
Chicago, Illinois 60610 

·cook County 

6. Employer ldonllllc.ollon Number (EIH) : 

ru-1 2 I 7 I 2l 5l2 I 51 91 
II. Typo ol Appllc.ollan: 

[]J Now 0 Continu;uion O Revision 

II R~rvision, enter appropriate len~rr(s) In box( as}: 

,2. Oait Subtnlllt<l 

D D 

I A.;;:llo::o.-.: loo~>h o< 

Scattered Site Progrnn 

I Ftartol IOtnohtt 

O<Qat'IIUbo.-.al Unol 

Scattered Site Program 
N~"Tit . ltlt;li\Ont number,; ~ ll::.:r.lilt """''~" ol ~~• peo:11 1~ bt Q:'l~t· • . . 
lnvOIV'"!IIIlll a,?ploc.aUO(\ (;~o t &:'U QOU) • Qc, r:'o.l •• t 

Philip Hickman 
Program Director 
(312) 527-5400 

7. Type ol Applic:.anl: (enter zpproprialele:t.er in box) 

A. S~le 
B. Counry 
C. Municipal 
D. Township 
E. Interstate 
F. lntermunicipal 
G . Special Disltict 

H. Independent Sc:hool OisL 

I. S~le Conlrclltd lns~!Jticn ol Hi;her Lea::'ling 
J . Private University 
K. Indian Tribe 
L Individual 
M. Pro~t Organization 

A. Ina ease Award B. Decrease Award 

Other (specily): 

C. Increase Dura~on 
N. O:her(Specily): Court Appclinted 

Receiver -D. Decr~rase Duration 

I 9. Name ol fede~l Agency: . 
1 · U.S. Department of ·Housing 

10 CalaiD" ol f d t I 0 II A ·- ... ena Yr~er. '9e'o'elenment · • • • • omu e s.s~lance ,umt..r: 11. Ooscrlpllvo Tille ol Applicant's ProJocl: r 

CJLJ-18151 ol . Tise: 

12. Arou Aile clod by Pro) eel (dues. =unau. Slain, eJC.): 

Chicago, Illinois 

ll. Propoud ProJocl: I"· Congres.slonal Olsltlcts ol: 
SIMI Date Encftng Dale 

Replacement Housing Program (28 X 2BR) 
IL06-P002-182 

Unknown Unknown I b.PtCIJtel •• 
Various-City of Chicag 

15. Estimated Funding: 

.00 
1

16, Ls Appllcallon SubJ•ct 1o Rovlow by Stal• Ezocullvo Ordot 12372 Procos.s'l 
a. Yes This preap~plica~onlapp6calion was ~:It ava~ble 10 the 

9 856 000 Stale Executive Order 12372 Proc.ess lor review on: 

---------+--~·~~·~~----~ 

I 
Dale: 10/31/88 

-------+--------------1 b. No O Program is nol covered by E.O. 12372 

or 0 Program has nol been selKied by State lor rtviiiW. 

L ft<leral Is 

b.ApOicanl Is 

c. Stall Is 

.oo 

.oo 

Cl. Local Is .oo 17. Ls lht Applicant O.llnquonl on Any Fedt~l O.bl? 

0 Yes II "Yes; explain below or anac:h an explana~on ~No 

•· Otner Is .00 

I, Progr a:n Income js .00 

g. Tolal Is 9,.856,.00~ .oo 

18. To the best of my knowledge and beUel, aU data in this application/pre application are true and correct. the document has been duly au:hori: 
by the governing body of the applicant and the applicant wiU comply with the anached assurances lithe assistance Is awarded. 

I D. Trae c. Ttltpr.ont HvmDer 
Program Director 312/527-5400 

torm SF~24 c: 
Prtsc:ribed by OMS Circ:u'~r A· 



17. Activites; Relationship of Participating Parties: Sec. 941 .606 (a) 

The basic relationship which governs the parties in this transaction is that of Lessee and Lessor. Below is 
an outline of the various parties, the undertaking each party has agreed to, and the legal and business 
relationships and the rights and liabilities (fmancial and otherwise) between the parties. 

Mohawk - North and Old Town Square: 

The units at Mohawk - North and Old Town Square are being developed by MCL/ASD II Limited 
Partnership and MELK Development/MCL Scott Sedgwick L.P., respectively. Several of the principals of 
the developing partnerships have formed a Partnership MCLIASD III which will purchase all 44 units in 
both developments. It is this partnership which will sign a lease with CHA for a term of 40 years for the 
use of these units for public housing eligible families . MCLI ASD III will own the units and will hire a 
management company which CHA has approved to manage the units. 

The land at Mohawk -North was owned by the City of Chicago and one of the stipulations for selling the 
land at a discounted price, was a covenant in the Redevelopment Agreement which required the developer 
to set aside 16 units for low and moderate income families (see Exhibit 4, Section 11). 

The land under Old Town Square was acquired through a private sale, however the developers have agreed 
to set aside 25% of the total units for low and moderate income households. (see Exhibit 3, Letter 
Agreement.) 

The lease between MCLIASD III and CHA will be structured as follows: 

l. A fair market monthly rent has been determined by appraisal. 

2. CHA has agreed to make a payment of $400 per month which increases at the lesser of 2% or CPI, 
based on the operating subsidy available to CHA at this time, to MCLI ASD Ill for a term of 40 years. 
The CHA requests a waiver of any I 0- year affordablility requirement of HUD in excess of the 40-
yearterm. 

3. The difference between the fair market monthly rent and $400 a month for the next 40 years will be 
paid at its net present value today (i.e. in a lump sum). 

4. There will be a residual payment to CHA at the end of the lease term of 25% of the unit's fair market 
value at that time. 

The units at Mohawk-North are complete and ready for occupancy. Upon approval of this Plan, funds will 
be drawn, the lease signed and the units occupied. 

The units at Old Town Square are in the late plarming phase. It is expected that with an eighteen month 
construction schedule (which is based on current sales of market rate condominiums), the last units should 
be ready for occupancy by spring of 1999. 

22 



18. Financing: Sec. 941.606 (g) 

Mohawk - North and Old Town Square: 
Since these units will be owned by MCLIASD III, they have permanently fmanced these units as follows: 

Acquisition by MCLIASD III 

Sources of Funds: 
Loan from CMHDC (l) 
Lump sum payment on Lease 
Total Sources: 

TOTAL 

$5,500,000 

$1 ,056,000 
$4,444,000 
$5;500,000 

Per Unit 

$125 ,000 

$ 24,000 
$101,000 
$125,000 

(I) CMHDC will use moneys derived from the refmancing of bonds -McKinney Act Savings; governed 
by the Refunding Agreement for FAF!Ethics #268A-P, #397, and #417A-B. See attached letter of 
approval in Exhibit X, along with the Note and Mortgage for this loan. These funds may be 
reimbursed at least partly through the "donation" of proceeds from the sale of the units at the end of 40 
years. 

23 



19. Operating Assistance: Sec.94l.606 (c) 

The operating subsidy per unit per month which CHA has requested that HUD fund in 1997 is 
approximately $360 (including allowances for utilities). The average tenant contribution per unit is 
approximately $90. Therefore, CHA would have, in an average situation, $450 for operating expenses and 
utilities per unit per month. 

The Mohawk North and Old Town Square situations are not average situations because a private developer 
owns the land and the units are part of a market rate development. Nonetheless, the CHA has agreed to 
pay $358 to MCL/ASD III, from CHA's operating subsidy and tenant contributions. 

The projected needs of CHA's other public housing developments will be met through the operating 
subsidy and Tenant Rent provided by HUD for those units. 

Any future shortfall in operating subsidy will be offset by Tenant Rent and an operating reserve, which will 
be funded by any excess of Tenant Rent over the estimated $90 per unit per month and/or savings resulting 
from operating costs below $358 per unit per month (which could result from a tax exemption action which 
the CHA will initiate). The CHA notes that because 50% of the units will be occupied by working families 
and because of the quality of these units, the CHA expects Tenant Rent to be higher than average at 
existing CHA properties. 

The number of units at Mohawk North and Old Town Square (44) is too small to affect the average tenant 
rent calculation CHA-wide (based on over 30,000 units) or the operating subsidy received by CHA from 
HUD. The 44 units will constitute 0.1% ofCHA's inventory of public housing units. 

24 



20. Operating Feasibility: Sec. 941 .606 G) 

Attached in Exhibit XI is a draft budget which William Moorehead & Associates has developed to show 
the operating feasibility of Mohawk North. Also attached in Exhibit XI is a ten year operating pro forma 
showing how the property should perform over the next l 0 years. The appraiser has analyzed the expense 
numbers as to their relevancy in today's market. Please see Section Two of the Appraisal, Exhibit VI. 

25 



21. Development Description: Sec. 941.606 (d) 

Total Bedroom Counts 
Units 0 1 2 3 4 5+ 

Mohawk - North 
Public Housing 16 16 

Non Public Housing 75 50 25 
Total 91 66 25 

Old Town Sguare 
Public Housing (Condos) 28 28 

Non Public Housing: 
Condos 36 36 
Townhouses• 87 87 
Single Family• 30 30 

Total 181 151 30 

*Please note that Townhouse and Single Family Home purchasers have the option to increase bedroom 
counts by choosing alternative floor plans, etc. Final counts will not be known until all the units are sold 
and construction is complete. To date, 30% of all townhouse and single family home purchasers are 
choosing to increase the number of bedrooms in their units. 

Both of the developments are built into the original grid pattern of Chicago city streets. All the units are 
being sold as condominiums, therefore the exterior of the units are considered to be common elements. 
The exterior of the units include the roofs, the walls, and the landscaping outside of the units. 
Condominium Associations have been formed to maintain the common areas. All of the documents which 
govern each development is attached in Exhibit XV. 

26 



- 22. Market Analysis: Sec. 941 .606 (f) 

Attached in Exhibit XI please fmd a study done by Tracy Cross and Associates which analyzes the market 
in and around the new developments, The study was commissioned by Habitat to assist the City and CHA 
in their redevelopment efforts. 

27 



23. Cooperation Agreement: 

Attached in Exhibit XVI please find the Cooperation Agreement between the City and CHA. An opinion 
from City of Chicago's Corporation Counsel stating that this program fits within the Cooperation 
Agreement will be forwarded under separate cover. 

28 



24. Compliance with Program Requirements: 

CHA hereby certifies, makes assurances and warrants to HUD in accordance with section 941 .606 (n) of 
the Regulations: 

• That is has the legal authority under State and local law to develop public housing units through the 
establishment or selection of an owner entity, and to enter into all agreements and provide all 
assurances required under the Regulations. In addition, the CHA warrants that it has the legal authority 
necessary to enter into any proposed lease and to fulfill its obligations as a lessee thereunder, ant that it 
has obtained all necessary approvals for this purpose. (See Exhibit Ill for correspondence from HUD 
in regards to their opinion on the concept of the lease.) 

• CHA will be responsible to HUD for ensuring that the public housing units are developed and operated 
in accordance with all applicable public housing requirements, including the ACC, and all pertinent 
statutory, regulatory, and executive order requirements, as those requirements may be amended from 
time to time. CHA also warrants that it will provide for a mechanism to assure, to HUD's satisfaction 
that the public housing units will remain available for use by low-income families for the maximum 
period required by law. In addition, CHA warrants that the management agreement which will provide 
for the management of the public housing units by a private management company will require that_ 
the units be operated in accordance with all applicable requirements for the full term of any low­
income use restrictions. 

29 
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PLAN III 
_.-···_:: ... : 

The Terrace Home 

MOHAWKNORrH 



Rental# 

1 

2 

3 

4 

5 

6 

7 

8 

..__ 9 

10 

11 

12 

13 

14 

15 

16 

HUD/CHA RENTAL UNITS 
MOHAWK NORTH 

Building# Common Address 

27 1441 N. Larrabee, Unit B 

28 1443 N. Larrabee, Unit A 

30 1449 N. Larrabee, Unit C 

31 1451 N. Larrabee, Unit B 

32 1453 N. Larrabee, Unit C 

33 1455 N. Larrabee, Unit A 

34 1459 N. Larrabee, Unit A 

36 1463 N. Larrabee, Unit B 

37 1465 N. Larrabee, Unit C 

39 1471 N. Larrabee, Unit B 

40 1473 N. Larrabee, Unit B 

41 1475 N. Larrabee, Unit C 

42 1479 N. Larrabee, Unit B 

45 1485 N. Larrabee, Unit A 

46 1487 N. Larrabee, Unit A 

47 1491 N. Larrabee, Unit A 



CHICAGO ZONING OROIN4NC ~ 

RESIDENCE DISTRICTS 
Rl SINGlE -FAMI.Y RESIDENC£ DISTRICT 

R2 SINGLE·FAMI.Y RESIOEHC£ DISTRK:T 

R 3 GENERAL. RES10EHCE DISTRICT 

R 4 GENERAL. RESIOENC£ DISTRICT 

R 5 GENERAL RESIDENCE DISTRICT 

R 6 GENERAL RESIOENC£ DISTRICT 

R 7 GENERAL RESIDENCE OIST RICT 

:I GENERAl RESIDENCE DISTRICT 

(Special FlOOd Hazard Area) 
SE C.< 

• · EL• ST. 

R4 

BUSINESS DISTRICTS 
81-1 TO 81-5 LOCAL RETAIL DISTRICTS 

82-1 TO 82-5 RESTRICTED RETAIL DISTRICTS 

83-1 TO 83-5 GENERAL RETAIL DISTRICTS 

84-1 TO 84·5 RESTRICTED SERVICE DISTRICTS 

85-1 TO 85·5 GENERAL SERVICE DISTRICTS 

86·6 ANO 86·7 RESTRICTED CENTRAL BUSINESS DISTRICTS 

87-5 TO 87•7 GENERAL CENTRAL BUSINESS DISTRICTS 

FOR USE ANO BUlK REGULATIONS, RESIDENCE DISTRICTS, SEE ARTICLE 7. 

FOR USE AIID BIU REGULATIOHS, BUSINESS DISTRICTS, SEE ARTICLE B. 

FOR USE AIID BULK REGULATIONS, COMMERCIAL DISTRICTS, SEE ARTICLE 9. 

FOR USE ANO BULK REGULATIONS, MANUFACTURIHG DISTRICTS, SEE ARTICLE 10 

86B 

• . : 3-F" 

COMMERCIAL DISTRICTS 
Cl-l TO Cl-5 RESTRICTEO COMMERCIAL DISTRICTS 

C2-l TO C2-5 GENERAL COMMERCIAL DISTRICTS 

C3-5 TO C3-7 COMMEROAL -MAHUFACTURING DISTRICTS 

C 4 MOTOR FREIGHT TERMINAL DISTRICT 

MANUFACTURING DISTRICTS 
MI-l TO Ml·5 RESTRICTED MAHUFACTURIHG DISTRICTS 

M2·1 TO M 2-5 GENERAL MANUFACTURING DISTRICTS 

M3·1 TO M3·5 HEAVY MA1jUFACTURING DISTRICT 

100' tOOO' 
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West Superior Street; a line 383 feet east of North Hoyne Avenue; the 
alley next south of and parallel to West Superior Street; and a line 191 
feet east of North Hoyne Avenue, 

to those of an R5 General Residence District and a corresponding use district 
is hereby established in the area above described. 

SECTION 2. This ordinance shall be in force and effect from and after its 
passage and due publication. 

Reclassification Of Area Shown On Map Number 3-F. 
(As Amended) 

Be It Ordained by the City Council of the City of Chicago: 

6o; 

SECTION 1. That the Chicago Zoning Ordinance be amended by 
chan~ng all the Ml-2 Restricted Manufacturing District and M1-3 
Restricted Manufacturing District symbols and indications as shown on Map 
No. 3-F in the area bounded by: 

West Goethe Street; a line 868.42 feet east of North Sedgwick Street; 
West Scott Street; a line 465 feet west of North Wells Street; West 
Division Street; and the westerly right-of-way line of the Chicago 
Transit Authority elevated structure, 

to those of an R4 General Residence District and a corresponding use district 
is hereby established in the area above described. 

SECTION 2. That the Chicago Zoning Ordinance be amended by 
changing all the R4 General Residence District symbols and indications 
established in Section 1 above to the designation of a 
Residential/Institutional Planned Development which is hereby established 
in the area above described, subject to such use and bulk regulations as are 
set forth in the Plan of Development herewith attached and made a part 
thereof and to no others. 

SECTION 3. The ordinance shall be in force and ~ffect from and after its 
passage and due publication. 

Plan of Development referred to in this ordinance reads as follows: 
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Residential/Institutional Planned Developme~'t No. k. 
Plan Of Development Statements. 

1. The area delineated herein as Residential/Institutional Planned 
Development consists of approximately 214,479.9 square feet (4.93 . 
acres) and is owned or controlled by the Applicant, Melk 
Development/MCL Scott Sedgwick L.P. 

2. All applicable official reviews, approvals or permits are required to 
be obtained by the Applicant or its successors, assignees, or grantees. 
Any dedication, vacation or closure of streets or alleys, or easements, · 
or adjustments of right-of-way, or consolidation or resubdivision of 
parcels, shall require a separate submittal on behalf of the Applicant 
or its successors, assignees, or grantees and approval by the City 
Council. 

3. The requirements, obligations and conditions contained within this 
Planned Development shall be binding upon the Applicant, its 
successors and assigns and, if different than the Applicant, the legal 
title holder and any ground lessors. All rights granted hereunder to 
the Applicant shall inure to the benefit of the Applicant's successors 
and assigns and, if different than the Applicant, including any 
homeowner's association(s) formed to succeed the Applicant, the 
legal title holder or any ground lessors. Furthermore, pursuant to 
the requirements of Section 11.11-1 of the Chicago Zoning 
Ordinance, the Property, at the time applications for amendments, 
modifications or changes (administrative, legislative or otherwise) to 
this Planned Development are· made, shall be under single 
ownership or under single designated control. Single designated 
control for purposes of this paragraph shall mean that any 
application to the City for any amendment to this Planned 
Development or any other modification or change thereto 
(admin1strative, leg1slative or otherwise) shall be made or 
authorized by all the owners of the Property or any homeowners 
association which may be formed to represent the owners with 
respect to zoning matters and any ~und lessors. Nothing herein 
shall be construed to mean that any lDdividual owner, or any ground 
lessors of the Property or any portion thereof is relieve4 of 
obligations imposed hereunder or rights granted herein or is not 
subject to City action pursuant to this Planned Development. In 
addition, nothing here1n shall prohibit or in any way restrict the 
alienation, sale or any other transfer of all or any portion of the 
Property or any rights, interests or obligations therelD. Upon any 
alienation, sale or any other transfer of all or any portion of the 
Property or the rights therein, except any assignment or transfer of 
rights pursuant to a mortgage or otherwise as collateral for any 
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indebtedness, and solely with respect to the portion of the Property 
so transferred, the term Applicant shall be deemed amended to apply 
to the transferee thereof (and its beneficiaries if such transferee is a 
land trust) and the seller or transferor thereof (and its beneficiaries 
if such seller or transferor is a land trust) shall thereafter be released 
from any and all obligations or liability hereunder. 

4. This Plan of Development consists of fourteen (14) Statements; a 
Bulk Regulations and Data Table; an Existing Zoning Map; a 
Planned Development Property Line; a Boundary and Right-of-Way 
Ac:ljustment Map; a Subarea Boundary and Generalized Land-Use 
MaP.; an Existing Land-Use Map; a Site Plan, Landscape Plan and 
Bu1lding Elevations, dated February 8, · 1996 prepared by 
Pappageorge/Haymes. Full size sets of the Site Plan, Landsca·pe 
Plan and Building Elevations are on file with the Department of · 
Planning and Development. The Planned Development is applicable 
to the area delineated hereto and these and no other zoning controls 
shall apply. The Planned Development conforms to the intent and 
purpose of the Chicago Zoning Ordinance, Title 17 of the Municipal 
Code of Chicago, and all requirements thereof, and satisfies the 
established criteria for approval as a Planned Development. 

5. The following uses shall be permitted within the area delineated 
herein as "Residential/Institutional Planned Development": 

6. 

(a) Subarea A: attached or detached single-family residential 
dwelling units, accessory parking and related uses; 

(b) Subarea B: attached or detached single-family residential 
dwelling units, walk-up apartments, accessory parking 
and related uses; · 

(c) Subarea C: accessory parking. public transit facilities and 
related uses; 

(d) Subarea D: accessory parking. public transit facilities and 
related uses; · 

(e) Subarea E: public libraries, accessory parking and related 
uses; 

(0 Subarea F: public transit facilities, accessory parking to 
uses permitted in Subarea E and related uses. 

Identification signs shall be permitted within the Planned 
Development subject to the review and approval of t;he Department 
of Planning and Development. Temporary s1gns, such as 
construction and marketing signs shall be permitted, subject to the 
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review and approval of the Department of Planning and 
Development. 

7. An~ service drives or. other ingress or. egress shall be adequately 
des1gned and paved 1n accordance Wlth the regulations of the 
Department of Transportation in effect at the time of construction 
and in compliance with the Municipal Code of the City of Chicago, to 
provide ingress and egress for motor vehicles, including emergency 
vehicles. There shall be no parking within such emergency areas. 
Ingress and egress shall be subject to the review and approval of the 
Department of Tran~ortation and of the Department of Planning 
and Development. Closure of all or part of any public streets or 
alleys shall be subject to the review and approval of the Chicago 
Department of Transportation. Parking beneath the elevated 
structure shall be subject to the review and approval of the Chicago 
Transit Authority. 

8. Height restrictions of any buildin~ or any appurtenance thereto 
shall, in addition to the attached Bwlding Elevations, be subject to: 

9. 

10. 

11. 

a. 

b. 

height limitations as certified on form F AA-11 7 or 
successor forms involved in the same subject matter and 
approved by the Federal Aviation Administration; and 

airport zoning regulations as established by the 
Department of Planning and Development, Department of 
AVIation. and Department of Law, and approved by the 
City Council. 

For purposes of Floor Area Ratio (F .A.R.) calculations, the 
definitions in the Chicago Zoning Ordinance shall apply. 

The improvements in Subareas A and B shall be desi~ed, installed 
and maintained in substantial conformance w1th the Bulk 
RefP.!lations and Data Table, the Site Plan, Landscape Plan and 
Budding Elevations attached hereto. The landscaping in all 
subareas (including street trees in the adjacent right-of-way) shall be 
designed, installed and maintained in accordance with the parking 
lot landscaping and parkway tree provisions of the Chicago Zoning 
Ordinance and corresponding regulations and guidelines. 

Prior to the issuance by the Department of Planning and 
Development of a determination pursuant to Section 11.11-3(b) of · 
the Chicago Zoning Or:ID~ance ("Part n App~val") for develo~m~nt 
of a public library w1th1n Subarea C, a s1te plan and bu1ldmg 
elevations for the proposed library shall be submitted to the 
Commissioner of the Department of Planning and Development (the 
"Commissioner") for approval. Review and approval of the site plan 
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and elevations by the Commissioner is intended to assure that the 
specific development proposal conforms with the following design 
parameters: 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

B. 

proposed landscaping shall comply with the provisions of 
the Chicago Landscape Ordinance and to the extent any 
yards are provided, such yards are well landscaped with a 
variety of plant materials exhibiting seasonal color; 

appropriate fencing shall be provided along the site 
perimeter. Along the public right-of-way the fencing shall 
be decorative and transparent in nature; 

the height of any proposed structure shall be compatible 
with the building height of other buildings within the 
Planned Development; 

all visible facades shall exhibit architectural interest 
through massing, architectural detail and fenestration; 

the principal entrance to the building shall face the public 
way; 

any curb-cuts shall be located to reduce traffic hazards; 

parking shall be provided in conformance with the R4 
Residence District requirements for libraries; and 

the Chicago Public Library shall cooperate with the 
Chicago Transit Authority regarding any future rapid 
transit station structure which may be proposed for a 
portion of the site. 

12. The terms, conditions and exhibits of this Planned Development 
Ordinance may be modified administratively by the Commissioner of 
the Department of Planning and Development, upon the application 
for such a modification by the Applicant and after a determination 
by the Commissioner of the Department of Planning and 
Development that such a modification is minor, appropriate and 
consistent with the nature of the improvements contemplated in this 
Planned Development and the purposes underlying the provisions 
hereof. Any such modification of the requirements of this Statement 
by the Commissioner of the Department of Planning and 
Development shall be deemed to be a minor change in the Planned 
Development as contemplated by Section ll.ll-3(c) of the Chicago 
Zoning Ordinance. 
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13. The Applicant acknowledges that it is in the public interest to 
design, construct and maintain all buildings in a manner which 
promotes and maximizes the conservation of energy resources. The 
Applicant shall use best and reasonable efforts to design, construct 
and maintain all buildings located within this Planned Development 
in an energy efficient manner, generally consistent with most 
current energy efficiency standards published by the American 
Society of Heating, Refrigerating and Air-Conditioning Engineers 
(" A.S.H.R.A.E. ") and the Illuminating Engineering Society 
("I.E.S."). Copies of these standards may be obtained from the 
Department of Planning and Development. 

14. Unless substantial construction has commenced within ten (10) 
years following adoption of this Planned Development, and unless 
completion is thereafter ·diligently pursued, then this Planned 
Development shall expire; provided, however, that if the City 
Council amends the Chicago Zoning Ordinance to provide for a 
shorter expiration period which is· applicable to all planned 
developments, then this Planned Development shall expire upon the 
expiration of such shorter time period as provided by said 
amendatory ordinance (the first day of which as applied to this 
Planned Development shall be the effective date of the amendatory 
ordinance). If this Planned Development expires under the 
provisions of this section, then the zoning of the property shall 
automatically revert to the R4 General Residence District 
classification. 

[Bulk Regulations and Data Table; Existing Zoning Map; Planned 
Development Property Line, Boundary and Right-of-Way 

Adjustment Map; Subarea Boundary and Generalized 
Land-Use Plan; Existing Land-Use Map; Site 

Plan; Landscape Plan; and Building 
Elevation Drawings referred to in 

these Plan of Development 
Statements printed on 
pages 19844 through 

19854 of this 
Journal.] 



~:::? 
\ - ··.:.: 

PHASE III 

PHASES 

GD 
CITY OF CHICAGO 
IUCMAIIO M. DALn' . M..-

OUAIITMtHT OJ "-ANMNO 
AND DIVILO,_IIfT J, ......... c-

' •IIDut--
...;t?P;J:!:aa;;t,&,,.,. 2 rr · niD~ 

. :- . :.J, 
. . · ... ~ -t· 

I[ \ ·, 
., ... \\ 

;. 

~;r r. 

J·'" >.:::' L~!~-r- -' CJ 
-· · aiil 

I •• .. • • ' j': :1 
. : .... .. . - .. -- - - INSTITUTIONAL 

PARK 

TIF BOUNDARY 

LA~ID_ USE 

NEAR NORTH PLANNING AREA 



r 

19844 

... 

/ 1?93 
JOURNAL--CITY COUNCIL--CffiCAGO 3/26/96 

Residential/Institutional Planned Development No. b 0/ 
Bulk Regulations And Data Table. 

Slle ANa 

ScMre Feet 

Sub-.- A 122311."" ..... 31314 . ., 
.... c 30011 .5 
..._D 3 .. 4.0 
..._E 23000.0 ...__, 3141.0 
TCICIII 214471.1 

Dau&;:sw• Sill~ 
"*~!: R.O.W. • lie V..-d 
CTAA.O.W. 

Acre 

2.11 
0.72 
0.11 
0.01 
0.53 
0.01 
4.113 

-.... .... o..-.tg 
FAR. Unill 

1.01 13 
1.31 30 
0.40 0 

0 0 
0.10 0 
0.40 0 
1.01 113 ___ ,_ 

171133.4 
3 ..... 0 

33152.5 

Plftilrlg ...~ 

OnSII .. 
70 Pw Slit Plln 
10 Pw Slit Plln 
40 40't"t • 

4 0 
7 ... 11ftt.t11 

• 
140 

40't"t. 

Aocr-. 
4.01 
0 .01 
0.71 

214,411.1 4.13 
44,515.3 1.02 

251,041.2 5~15 ............ .., 
fltlailllllllllulllng ,._, AMe Ado • TGIII Nil 8t AMe 1.01 
lllnillurn ........ Gf Olf................. 140 •• 
-,.r ....,_, tlan .. CTA • pMI ..._.. .. .._.....,.. i1 

.......... '*". t ........ wllin 300 ... tnllll .. --

......... ';m•INIIIe........., 
lllnillurn........, Gf Olf .... LMdng ..... ~ E) 

............. Gf .. c:o-.. 
tllniBult .... lulling ..... 
........ lulling Hligtlt 

... ... ..... ... ... ..... 
PwlulllngS..illusw 

•;;, ne Mill D•••DID.,..~ ao.....,.... LP. 
~ 212410 w.. ........ 

21W11 W.. Goalw IINat 
247-311 w.. 8oae .... 
304-GD w.. DINian .... 



-

3/26/96 UNFINISHED BUSINESS 

Existing Zoning Map. 

LICiltm · 

S.bject PnpertJ Ill J.2J 

. f.·~"- iilfl SUject PnpertJ . Ill Ul 
APPIJCART 1oCEL1t Df:VELOPMZim 

MCL SCOTT S!DCWICK l.P. 

ADDRESS Z1Z.J10 WEST SCO'tT STnEET 
zu.Ju WEST cornu: sru:r:r 
:49-J 11 WaT SCO'tT STIUT 
304.UO waT DlvtSTON ST1lRT 

nAW. 1t~ J'J:MTJA n" !I 100A 

19845 



19846 

I 

1 
1 
a 
z 

.~ 
~. 

baa. 
I 
I 

JOURNAL--CITY COUNCIL--CHICAGO 

Planned Development Property Line, Boundary 
And Right-Of-Way Adjustment Map. 

1 
I 

-~m 

II I 

w. !Ia 

W.~ 

W.BW 

.. .. .. .. . .; -. :: .. 

3/26/96 

• : 
z 

[ 
r-11 r 

~~ 
KCL SCO'l'T SEDGWICJtL.P. 

i1W1o war ICO'!T STUZT 
~11 WD!'QOZTBSTDZT 
Ur411 WIST sc:atT ~. 
~ WESTD!VIIION SDUT 

. I.ICZfiD A. ratTB 
SCALi r • zsv 

- Plaue4 ~--* ....... , 
-~ Db.tltie-' '"'*'' u.. 

"•,... •• u sua a w.....,..., • , .. - ._ ..... ,.._ ..... 



-

3/26/96 UNFINISHED BUSINESS 

Planned Development Subarea Boundary 
And Generalized Use Plan. 
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Existing Land-Use Map. 
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Site Plan. 
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Landscape Plan. 
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Building Elevation Drawings. 
(2 of 4) 
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Building Elevation Drawings. 
(3 of 4) 
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U. 5. Dcp.:~rtment of Ho~iug •nd Urb•n c.veropm.nt 
Washington, D.C. 20410·6000 

C~FlCE 0<= THe ASSISTA~T 3ECj:IF'iAPV 
FOR PUBLIC .A~JO !NO'AN HOUSING 

Mr. Ri;ha~d Monoc:hio 
~enior Act·Tis:')= 
The chicago Hous:~s Authority 
626 West: Jackson aou}.evard 
Chic~go, IL 60661-5601 

Dear Mr. Ncnnochio: 

,JUL A 1921 

This; letter sumnar.:.zt!s the i1t=:('l;jrl"m.c:>nr.'s cu:cr~nt p~s;ition 
with regard to proposals advanced by the Chicago Housing 
At:thcri ty (CAA) fur :.nnovl'lt". i v~ rpp l::v:-~m~nt. ho...-.~in·3'. T~~i =: letter 
•h'ill respond t:o rcur lett~r~ of Ma::::ch 31., April 22 and April 25, 
as wal~ as varict:5 mi'IP.t" i ng-$ ~~d r.:-~:;~nv~l:s~.tionsa you and othcr:J hu.v~ 
had with Chris Hornig and me. 

Let me str~ss at the outset that this resp~nse is conceptual 
only . Th~ Depar~nont can~ct give a formal ~pproval un~il ~ne uL 
more development proposal3 are submitted in accordance with 24 
CFR Part 911, and opccifically ~ubpart F the~eof. Suu~ uf the 
points we have made previously, S1.1ch as the need for an appraise l 
va,::,:_,.ling t:hc prop.03ed lee!J~ho.!.-:J. ac.:JUisitivu::;, d.L': ~l:l::i~nt:.i3.lly onl.y 
rei te-::-at ions ci exist.l.ng regulatory requirement:s. 

As we u~derstanci C¥~'s c~r~er.t p=oposal, c:~ p=oposes to 
~-=quire a longt.erm leA~ehvld o.:J[ c:~. wlw .. :L·.:..cy of t:.:L!a un1c~ in 
certain pr i vat6ly O'••ned C.e...-elopl"!'le::ts, and :3'J.Olease those units to 
public hou~ing 1.-~~idcuL~. Ot!t: trar.sacc.ion i~vol.ves acq:~i-::::ing a 
40-year lease of 44 ~nits at ~Jhawk Ncrch as replacem~nt housing 
fo~.: d-:u:ul..i.~h'::!J u::.ics a: C?.b~ini-Green, which has a 1~9~ HO?E VI 
grant as well as development funds. Mohawk North is a ~ar~~t 
rac.-2 ,j,orneowr.ership comr:tun.:..ty ~n tne Near Nor~r.side R~vitalizatio~ 
arr;a whose resider.ts a.re othei"' .... ise middle- and upper-ir.~ome. The 
acq~islcion ot th~se units is d~~med crucial by cr~ in o::::d~r to 
demonstrate a good faith comrnicment to reolacing Cabrin~-Green 
t..:nits in the irnrr.ed .iat:e neighborhood and i~ mixed-inc!Jrne sec.tings. 
~h~ o~her trans~c~ion (uSrinshore~) !nvolves master leasinq up to 
20~ ot the unit:.s in !n exis~ina tax cr~di~ development ~ear 
Robert. Taylor Homc:s. a.s repl~cem~nc hou£ irtq under CH..<\' s 1996 HOPE 
vr. grant . 

FAX TRANSMITTAL 

. 
• 
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!:-. E:ach .::a.s=, t.r ·. r~ CHA pr~?OS~:5 t:-:ar. che rr.a3te:- 1-?.as-:h~ld 
wculd be acqu~r~d by Chicag0 Metropolitan Housing Devalop~e~t 
Corpc:>rar:icn {OIHDCJ and t:-1e \mit := re-l-eased to :r.e CH..r;. . O!t\DC ~s 
ol.-9a!li.zed as :.;il ir:s::::-um~:-• talicy of the CH.i\ 1 b•..:t you ret::-:-eser.t 
lh3.t ir: is noving to an ind~pence:-,c statu$ wherein a. cu-:-:-e:1t 
m.:ljori~y cf t:.he 3oard {wn::..ch !.s self·p•:rpetuatingl .,.,ould ~:>t be 
offic.ars o~ e:11ployees of CHA. For the Mohawk l'crth proposal. CHA 
would ~6Y the TDC limit (approximately SlOO,OCOJ for eact unit co 
CMniJC; CMHDC wou1.d pay c.he developer's ne~otiac.~d pYir.~ 
(~pproximately $125,000) using ics own funds, which are r:oc 
subject to federal restrictions . Tn ~h~ ~~~~of Brin~hore. the 
proposed pu:.·chase price is below 'l'DC. CMHDC \o;ould n-~t '::.iJrn o ... -er 
the purchasa pri~P r~ th~ owner, but would instead inva~c the 
funds and use the~. tog~ther with rene paid by CP~ (from tenant 
~ ·~nr- .:p,n Ot)~l: .at:ir.a S'..!b.::i:.ly) I t..::- make re:".tal p .:~yt:~entc c.o the 
owner. 

ffiJD sees no insurmountable obst:acl~ to the proposec deal 
structure for Moh~wk North, c~hjcct to the varicu~ cave~ts which 
follo~ and ~o over~:l compliance with Par: 941 anci o~~e~ 
applics.ble rulco. In CHA'~ pr~paration of a prop.;.:s~l \.!.nd~L Pc1.c.L 
94L, ~e exp~cc that CHA will identify the need for particular 
rcgulnt~ry waiver5. 

:::n c~ ·=h ca!l-r: , tho; p:;· ..:.rftoi::le•~ .r.ul~ uC CMRDC is ~or~ ~eadily 
apprG~''3d if CH.Z.. can esta!::>lis.h thar.. CHH::>C is fully independent of 
CP. .. i\.. rn. t:.h-= r'!(;h-:.w!<.. N•.a L1 L~ ·i:wsa::t.ion I t.he use <?! CM.HLC runds to 
pay A p~=chase price above TCC qualifies more readily as a 
"uu> :c :. i•.H.'' not:. covered by ~"Uti rescrict:..l.c:J.s i! l..'f'IH!JC is not a 

.c:oncrclled l!!~tit:.y. Ho·..,ever I CHh should take care -:tat this 
dis~inccicn 1s noc ~liminat~d ty any p=cvlsions ot the 
transac:io~ ~esisn~d :o avoid putting CHA's funds at ~xcessive 
risk in che even~ ot d~tauLt oy other p~rties . 

:n the Brinshore tra~sacti0~, cte investme~t cf ~~ant funds 
and retenti0!1 of i':'lt~rest:. bv Crt.A or its instrurrental:ty C·,r.flicts 
wirh the Cash Manage~~nt Im~rcvement Act of l99C and 24 CFR ?art 
as as currently in~erpreted . Alt~ough we can see the <-e~it of 
t.his type of -c.ransacticn, HUD is r.ot in the positicn t:l r~comrr.end 
?ro~~~ding with ch~ Brinsnore tra~!action a~ this ti~e. Si~uld 
this t~a~saction be ranegc:~ated a~ an outr~gh: pu~cnasa ct the 
units an~/or 40 ~ear masterleas~~ as in Mohawk ~o:~h . the~ the 
process wi:l be the same as in Mohawk North . 
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N·:-twit~standi.ng th~ .:~scription 1·o·.~ p:~c·.,~ded of CHHDC' s 
i\~t.r::n.:l..::ll _,:_l.· ~.::c:.ur ... ., .:.nd ~ -.:t: i. v.i.t;i~:; f.j j;" t. ::~ Hon~ ·., :-; Nort":~ 

::-::-ansaction, t.he Depa!:'tme:1c !"~quires a ::-.ere fo::-mal s h c~o.· ing thar: 
C:Z.:nDC · .i..::; : :u luu<,-jc.L ""' ' _;_u::.t:...L Ui\\t':•.lt.al i cv .:·:: CP-A uncle:; state la.,.., no1.· 
~therwise ccr.t~ol lea by c:tA . P1·:!ase · su:~ rr. i t a legal C? ir.ion by 
Cr-".HDC' s ::cunsel, cogeo::.her with cc.;~.i.~:; u: .::;ue;tJuL Li.Lt '.:l JI.J<.::U111e n t~ 
includin3 authencicaced copies of th~ c~rrenc cha~ce~, a=ticles 
or lncorpora:ion and bylaws . 

In accordance witt tne Department's evclving policies on 
mixed-finance public housing, and ~ith ~he parti~ular 
req..1ire~ents of 24 CFR ?art 941 Subpart F, an authori:y may pass 
capi~al and operating subsidies to a privac~ owne~ to support 
units whi.ch arEI operated in accordance ·.,ith tha requirements of 
~he U.S. Housing Act of 1937. The ~se of a master lease to 
secure such. operations, i~~t~ad · of ch~ Cpe~ac:ng and Regulatory 
Aqreement used in oo:het· S'Jch transac::i:J:-ls, dC~es not in itself 
raise probletns. However, in discussions we have poinc.ed out 
cercain iss~es which your proposal should address. 

If C:HA \!tilizes a 40 year fixed-te!:'lr. lease, t.he expiration 
of such lease would not constitute a "disposition" of the unit 
f,.-nm t-.hP. pllhl ic-: housing program and its attendant use 
restrictions. However, should the masterleas@ be terminated prior 
-:.o the 40 ye.!'.r r:~rm, ~ "~;~!'nl'l;t_ i(")~" wc: ~ 1ld bP. required. 

The CHA. w:.ll need to ensu:!:"~ ~h!\t r::"l<? rn.;~~;tt'Pri•~~,. i r. P.mploys 
in ~act guar~ntee the continued use of :te un!:s in accc=dacce 
with t:ru~ l.ct; fo"t: tha full forty-yoa-.r t::arm .::-~quiroed by l<>.w Tn 
each inscance, the Authority is prop~si~; tc p~y the capical 
vuluc of the le3ce and n~Qd~ to en~ure chat ChQ ~iQn of su~h 

· le~se, or t.he q~.;ie~ enjoy:ner..c the1:eof, is superior to an1· 
v-olunta=y or involWlt:..:~.ry t.rancfer- o~ l;r.Q 1J.nderlyi:"lg fee , •,o~hether 

by :oreclosurP., bankruptcy or othar~ise. ~ike~ise , C~~ will need 
tc en~ure the continuud oo~rQtion of t~~ unite i ~ fu lL co~pli~nce 
w·i th t.he Act , i nclud.:..ng scanda:r-ds of h3.~i t.~bi:. ity. 

I recognize that CHA. sees as one of the ad~:antages of a 
leasing model, ch~ <:~l.;!.l.LLy Lu w.i..LhJ.:.:aw f1.· or.~ t h e 1~~se i f fo:- any 
DEason continued complian~e with the hC~ beccnes di fficul t or 
~cusing cond1~1ons are no longer deslr~~l~. Tl~ Dep~~ cm¢nt 

~el. ieves it has the l~gal flexibil~t.y t~ approve a l ease which 
gives the C.HA the right. t:J terminate ror specif i ed ~ c.; ;.;<.: ~..:.sutl~ iL~ 
less U-:.ar. forty years . Eow~ver, b~cause such a term :. :-~a-:: i on wou l::. 

3 
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be a disposLtion, .::.nd tor reas•.:li18 0f general stF; wards!'-. ~:,> of 
~Ht!Jl ic tunes, CHA W.i ll have to "OZ:oocse substantive oro\.::-t~s and. 
p~· ,);;;ed:.Lr.3l requir-en1~nts !:or such .J.- terminatio::1. which ~:-2 l:l 

acc-:>rri with t:ne Act. na:·rowlv rest:-it::::.-:d. and enS \ l!'f'! t ':-.ct t CHA 
will no~ ios~ the unused val~e of its leas~ nor oth~rw ; ~~ b4ar 
excess costs a3 t~e result of a~y Lessor default. Again, sec. 16 
must be considerec. 

CH.~ will need to carefully negot: ia t". P. ..:~r.y m<Hlt.<arld a~ 
pro·,risions relating to CR.~' s f allure to make regular payillr:nts-
We unders~and ~hat in the MohRwk Nn~th c~gQ, thera vill be 
monthly payments at least fo~ common charges Ccondomi::1ium fees or 
tlomeowners associa.t:.ior. fPP .or:t) "='n t:ha unit:s; wg ~~ore not clco.r 
whether all other ()peratins- costs are r:o be paid direc::.l! by CHA 
::.o '!e!1C:jrs ann ~.=>..,.-vic~ providerc. Individu.:>.t unit lea~e~ ..,·ill b; 
from CHA to a res :.dent, anC. thex:efore actual tenant: St! lecticn and 
'!'P.n!"'. r.n1_l~ct.i.on w~ll b111 the r.ecpon::;ibilit.'7 of CHA. The CF...A tuul::iL. 
think ehrough the i~plications of any owner's remedy which wo~ld 
d~?orivQ tr.-e CHA of ito ~cc of th~ uni C.!S for th..;: full L.~;.:.: ·::~ of t:.l".e 
le~se, and ensure r.hat such ~emedies are consisten: with the Act. 

Parcicular thought will need to be given to the p~oposed 
s:truct.ure cf "stacked" ma~t.er leasco!:l, wht! .. n=in CMHDC masterleases 
uni~s and re-leases the~ to CK~. Legal docu~er.tation ~ill need 
to cn3~,;.ra that CHA' ::1 l:ight:.6 cU.~ ~:L!O!:'Ceable against: both CMHDC 
and the own~r, an~ survive any ad'lersity, in=luding bank:-uptcy, 
"l'lhic.h rr.ay affe:.:.:~ ..::i::.lle:.· . 

.!\:') with ::1:!.1 td.;o;;e::d-!inance transacc1ons, C!-i.A may us: 
opera:ing subsidy only to pay genuine operating costs o~ :he 
un::.c~. :~.,.::; monthly ~a}r.Tlcnt:s t.o cr-tHDC may r.o: in::L.!de C.ef!:-red 
.:apital costs (debt :•, although they raay include l~giti !7'. ai:e and 
.r.~.:~.sonable ass~t: m;:wagement tees. In ~articul~r, Ct<.A r..=:_,: not 
include am::)u:'. ·.:s des ~gned r:o ·co;nr:ensate CM..'"-IDC for its ~2 S, GOO/unit 
1n·.rescment. 

You nave raised to the Depart-ment the need for a:-. e:xc~pt ion 
to, or waiver of, procurament ~ules fo~nd at 24 CFR 85 . 26 and 2~ 
C:'R 9~1. 60S (n) (1 ) (ii) . The Departr..ent. is ~repared to i .s~ :~e an 
appropriate excep~ion or waiver. In the ~ase of Moha~k ~orr.h, 
the need to obtain mixed-inccme r~olacement ho~sinc w~~~~~ the 
Cabrini-Green revitaliza:ion area ls a legitimat~ ~n~ w~: r ~ 
necessarily made compet it.i ve procurement infeas ibl.=, g:. ·:2:: the . 
~xtremely li~ited numbe~ of appropriate dev~lnpmP~ t ~. 

~"':":.. t '" • 

. 
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Additi•:>nally . che CHA a:gu::.r7:c.:! i~::; "claim" on t!~f. uutt.s at:. M.:·haw\..: 
~~ortl-·. u.:J .). ..:;uld..L.Li(.;·Il of r.h~! (.:.lty c.•!: Chicago· s granc ot 
-:1-:velopm~nt ri:rhts t.·J tbe dev~lop.~ :- of chat sice:. Tht:! ne~ar:rr.~:tt 
i;:; l:J'"' r ~ui:i. ·:l~d chat: gi ·.r~n c~-e nove l~y ot t.h~ ~ rr.:mge1.1ent pr:;,posed 
for r-~oil::l'NI~ ~:o.r::h 3.nd the nseJ to begin securing replacel':1er.t 
hcus1ng on an expedited oasis, ~he deviationFJ frcm formal 
?rocuremen~ methods can be justified. Howeve=. as we have 
9revicus1y advi~ed you, as the C~~ moves frcm deDor.~tration of 
~hese l":\echoj3 co imp~ement.ation of a co~cert.ed replacement 
housing etf.;,:,rt, p:-':lcurement ntust be conducted formally. 

The Office of Public Housing P~rtnerships and the Office of 
Genera;. COU!lS>al are prepared to work closely wic:.h you ns ynu .11nrl 

your lawy~rs structure these t.ransaccions. 

s:..ncerely, 

/!:\livid Sewell 
Director . 
Offiee o£ Publie Rouoin9 ~~rtnerehip~ 

• 
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THE HABITAT COMPANY 

June 27, 1997 

Mr. P. David Sowell 
Office of Public Housing Partnerships 
Department of HUD 
451 7th Street SE 
Washington, D.C. 20410 

Re: Development Funds/Long-term Lease 

Dear Mr. Sowell: 

FilE COPY 

This is a follow-up to our telephone discussion last week regarding the use of public housing 
development funds and/or HOPE VI funds in conjunction with a long term lease of a privately 
owned/privately managed apartment(s). Based on our discussion, my understanding is that the 
following guidelines are approvable under current HUD policy for both the HOPE VI and 
conventional public housing programs. 

1. The Habitat Company, as Receiver for CHA's family development programs, may utilize 
development funds for a master lease to make a one time capital payment to an owner of 
an existing apartment(s) under the terms of the lease a monthly payment will be made for 
maintenance. 

2. The lease must be for forty years and the apartment may or may not be exempt from real 
estate taxes . The apartment must be leased to low or very low income families (public 
housing eligible by income). The property will continue to be privately owned and 
privately managed. At the end of the forty-year term of the lease,_possession of the 
apartment reverts back to the ovvner and there is no further obiigation on the part of the 
owner to lease the apartment to the Housing Authority. 

3. The monthly maintenance fee must reflect the cost of maintaining the apartment and the 
monthly payment cannot be utilized to pay debt service of any type . The monthly payment 
will be payed by the Chicago Housing Authority based upon the perfom1ance funding 
system and the HUD approved allowable expense level (AEL). 

350 w~, Huobc:: Scree: · Cnicagc, Iltino:; 6-~5!0 · Tel : 312.527.5-TCV · F~.x: 3i : .s : ~ . .;~ ;; 



4. The amount of the capital payment should be based upon a valuation prepared by an 
independent appraiser. The valuation report should be submitted as pat1 of the submission 
of the Development Proposal to HUD. 

5. The owner/manager may maintain "a project based waiting list"and is responsible fo r the 
marketing and leasing. The waiting list must be maintained from the time of the initial 
marketing and must be established by publicly advertising to current residents of CHA and 
current wait list households which may be eligible for leasing the apartment. The 
owner/manager will be responsible for processing and the tenant selection process will be 
based upon HUD approved criteria. 

6. Since the forty-year lease is considered "public housing" in accordance with the "Nelson 
Dias memo" and subsequent regulations, the locations/site selections are subject to HUD 
site and neighborhood standards and the Gautreaux Court location requirements. 

7. The Habitat Company, as Receiver for the CHA family development programs, may 
execute the lease with an owner and, at occupancy, the lease will be assigned to the CHA. 
(Note: This is comparable to the Receiver contracting for a building(s) and upon 
completion transferring the property to CHA.) 

Other Factors: 

HUD will not approve CHA's request that The Chicago Metropolitan Housing 
Development Corporation (CMHDC), an instrumentality of the CHA, may=t.fut be a party 
to the lease or an intermediary between the CHA and the property owner. 

In one case (Mohawk-North and Old Town Square) we anticipate the capital value to 
exceed 105% of the published Total Development Cost (TDC). CMHDC has indicated 
their willingness to make an additional payment above the TDC up to an appraised fair 
market value . This is an acceptable approach. 

Your review and comment on the above approach/guidelines are greatly appreciated . Based on 
approved guidelines, we shall proceed to have our attorneys draft an agreement with the various 
par1ies we have discussed this concept with and, of course , submit any draft agreement for HUD 
approval. 

. • 



We appreciate your willingness to work closely with us to finalize this type of arrangement. We 
also appreciate the interest in the program exhibited by Louis Berra at the HUD office in Chicago 
in our cooperative effort to provide long term, viable alternatives to the large concentrations of 
distressed housing currently in the CHA stock. 

If you have any questions, please don't hesitate to contact me. 

cc: Louis Berra 
Daniel Levin 
Douglas R. Woodworth 
Valerie B. Jarrett 

1:\USERS\CYNTHIA IPHILICORRESPIHUD\LNGTERML.L TR 

Sincerely, 

Scattered Site Program 

(.Vti::!Jz4--
Director 

. 
• 
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THE HABITAT COMPANY 

FAX TRANSMITTAL 
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Office of Public Housing 
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RE: 
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Fund/Long-Term Lease 

June 27, 1997 
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THE FOLLOWING LETTER IS BEING BOTH FAXED AND MAILED 

Please call Cindy Slade at 312-595-3260 if there is a problem with this 
transmittal. Thank you. 

35C• \\.e<t rL:::-~ ~d Srrcer ·Chicago, ll!i :10!s 6C6l0 · Tel: J i:. sn.S.;C\.1 · Fax: 3i2S:7 . .;f )=! 

• • 



. . . J~· ~' ·~' **t ~ . . ~··~···~······~***····***••••***''''***''''******'****'*'********************* *• ~·-· 
::. . P. 0 I * 
* TRANSACTION REPORT * 
* JUN-27-97 FR I I 0: 53 ;_1~~ ~ 

* :i 

FOR: THE HABITAT CG. v ~: 312 527 5853 

* DATE START RECEIVER TX TIME PAGES TYPE NO"'E 

* 
\ 

•'· JUN-27 !0:50AM !2024013997 2' 4 7' 4 SEND OK ~ 

i: 

** *******************************i*********************************************************** **~¥*~ · 





"CT- A. 97 . - 06 
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Chairhrlln 

Joseph Sbaldiuer 
E:cecutil·~ Director 

Executive Committu 
RosaD.a.a Marquez 

Anensa Randolph 

Ttmotlly W. Wright lU 

Dr. Mildred Harri.<; 

Jerome Batlcr 
General Cou~ 

Ed Moses 
Dq~u.ty £xLt:uJive 
Director for Community 
RL1ations & ltrvolvement 

IIEL ::NT 

The Chicago Housing Authority 

Allison Davis 
Daniel McLean 
c/o MCU ASD, LLC II 
14 West Erie 
Chicago, Illinois 6061 0 

July 22, 1997 

Re: Mohawk North and Oscar Mayer I Old Town Square 

Gentlemen: 

MCUASD, LLC II, an Illinois limited liability company ("Mohawk North 
Developer'') agreed, pursuant to an Agreement for the Sale and Redevelopment 
of Land with the City of Chicago for Mohawk North., dated June 10, 1996 and 
recorded on June 11, 1996 as Document No_ 96445425, to provide for 15 years 
eight rental units for a per month rental of $570 and another eight rental units for 
a per month rental of $947. In addition, Daniel McLean ("'scar Mayer 
Developer'') agreed, pursuant to a letter dated September 4, 1996, addressed to 
Alderman Walter Burnett, to provide 200/o of the total units in Phases I and II of 
the nearby Oscar Mayer development as replacement housing for Cabrini Green 
residents. Mohawk North Developer and Oscar Mayer Developer (collectively 
the .. Developers'') have agreed, in principle, to combine the Mohawk North and 
Oscar Mayer Commitments by providing to CHA a total of 44 units, i.e. 28 at 
Oscar Mayer and 16 at Mohawk North. Pursuant to the terms and conditions 
herein contained. The purpose of this letter is to confirm our respective 
understandings concerning the referenced matter as follows: 

1. Development Costs. The total development cost for each unit shall be 
$125,000. The Unit size shall be not less than 1,100 square feet. 
Developers will supply Chicago Housing Authority ("CHA") and 
Chicago Metropolitan Housing Development Corporation ("CMHDC") 
with documentation acceptable to HlJD to verify the foregoing total 
development costs. 

2_ Deal Structure. The total development cost of $5,500.000 (i.e. 
$125,000 times 44 units) will be paid to the Developers as follows: CHA 
will pay $101,000 per unit for a total of$4,444,000 and CMHDC will 

626 West Jackson BoDievard · Chieago, IDioois 60661-5601 • (312) 791-8500 
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provide a loan for $1,056,000 which shall constitute a payment for 
securing low income housing for public housing residents within a mixed 
income development. Provided, however, that CMHDC's loan may be 
increased by a reasonable amount (to be detennined and agreed upon by 
all parties) needed to cover additional expenses related to the transaction 
(i.e. appraisals, etc.) The term of the loan will be 40 years at an interest 
rate of four and one-half percent ( 4 .5%) per annum amortized over forty 
( 40) years. In consideration of the foregoing payment by 
CHA/CMHDC, the Developers v.-ill provide CMHDC with a master 
lease, as described in paragraph 3 hereof. 

Lease Terms. The Developers and either CHA or CMHDC or 
CHA/CMHDC jointly (to be determined by CHA) will enter into a 
master lease (and CHA/CMHDC will enter into subleases with 
individual tenants) for the 44 units. The lease will provide for a 40- year 
term and a monthly rent of $400 per unit per month. Annual operating 
costs will be set at $3,500 per unit which \Vill mean that a small portion 
of the annual rent for a unit will be applied to debt service ($1 ,300 per 
unit, i.e $400/month x 12 months = $4,800 per year minus $3,500 
operating costs). The amowrt of the monthly shall be increased annually 
by an amount equal to lower of (i) two percent per annum (2%) or (ii) 
the consumer price index. In the event there are insufficient funds to pay 
CMHDC debt service, such unpaid debt service shall be capitalized and 
paid upon the earlier to occur of (i) availability of rental payments for 
such use or (i.i.) the expiration of the term of the loan. The rental 
payment to the Developer includes payment for the following services or 
expenses: exterior maintenance and maintenance of all common 
elements ( i.e. condominium assessments), water charges, real estate 
taxes, if any, all interior maintenance of the units, including, without 
limitation, vacant unit preparation for new occupants, and a replacement 
reserve. If the Developers negotiate a real estate tax exempt status for 
the units, any such benefit would not be refunded to CHA but would be 
added to the_replacement reserve. CHA or its subtenants will be 
responsible for utilities (i.e. gas and electric). CHA shall be responsible 
for exttaordinary damage to the units--caused by CHA tenants. The 
replacement reserve shall be used for all other replacements. At the end 
of the lease term any reserves shall belong to the CHA. 

4. Residual Pavment. While CHA/CMHDC would prefer an option to 
purchase the units at the end of the lease term, we understand that the 
Developers are not willing to grant a purchase option. As a compromise, 
you have agreed to make to CHA/CMHDC a residual payment upon sale 
of the units (i.e. at the end of the lease term) in the amount of 25% of the 
net sale proceeds (i.e. gross sale proceeds from the sale of the units less 
unpaid CMHDC debt). Said Residual Payment shall be secured and may 

616 West Jac:ksoD Boulevard • Chicago, IDiaois 60661-5601 • (31l) 791-8500 
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be provided for in the CMHDC financing document or in such other 
arrangement acceptable to CHA!CMHDC. 

Tenant Screening. Developers have indicated that they will engage 
William Moorehead & Associates or another entity familiar with HUD 
requirements regarding tenant selection and maintenance. The screening 
criteria to be used by CHA concerning the Mohawk North and Oscar 
Mayer developments will be a screening criteria agreed upon by CHA 
and the Developer. The forgoing process will provide for. among other 
things, joint approval of tenants by CHA and the Developers. 

Required Approvals. The forgoing transaction is subject to HUD 
approval, and to the needed approval of a Gautreaux waiver. 

Closin~o It is contemplated that CHA. CMHDC and developers sball 
cooperate in good faith and with due diligence in negotiating the master 
lease, note, mortgage and collateral loan documents and closing the 
transaction contemplated by said documents. The parties presently 
intend to close said transaction by July 31. 1997: provi~ however that 
the forgoing date may be extended if the parties are using due diligence 
to negotiate the foregoing documentation and close the transaction 
contemplated thereby. Within fifteen (15) days of the execution of this 
letter of intent by all parties hereto, CMHDC shall place in an interest 
beari.~g escrow the sum of$200,000 ($12,500 for each of the 16 units m 
Mohawk North which sball be available at closing) which shall 
constitute an earnest money deposit applicable to the payment set forth 
in paragraph 2. In the event the transaction contemplated hereby fails to 
close by August 31, 1997 as such date may be extended by the parties). 
upon written notice to the escrowee by any party hereto, this letter of 
intent shall terminate and the earnest money and interest accrued thereon 
shall be rennned to CMHDC. 

616 West Jackson Boulevard· CbiCIIO. Illinois 60661-5601 • (31Z) 791-8500 
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PLAN ill 
The Terrace 
Home 

A two-bedroom 

condominium residence 
wtlh one and one-half 

baths. galley kitchen. 

and IMng/dlnlng room. 
Patios. private wood 
decks. and cathedral 
ceilings ore available 
per plan. 
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FIRST FlOOR 

( 

l.MNGI1ltNINO 
13'10'. 1WO' 

SECOND FlOOR SECOND FLOOR ENTIIY 
TO 1liiRD fLOOR 

LIVING/DtNING 
1741• x181r 

1liiRD FLOOR 



LUXURY FEATURES 
KITCHEN 

• Gourmet kitchen appliance 
package by Whir1pool 
including: 
• 18 cu. ft. no-frost 

refrigerator /freezer with 
ice maker 

• Continuous-cleaning 
single oven with four­
burner gas cook top and 
electronic clock/timer-

• Vented range hood fan 
• Four-cycle dishwasher 
• Undersink garbage 

disposal 
• Frameless Eurostyle kitchen 

cabinetry with wood or 
laminate doors and 
laminate countertops 

• Double-bawl. stainless steel 
kitchen sink with Moen 
faucet 

• Ceramic tile flooring in 
kitchen and pantry, per plan 

LIVING AREAS 
• Six-panel, steel-insulated 

entrance door 
• Entrance foyer with ceramic 

tile flooring 
• Six-panel. painted Colonist 

interior doors and bi-fold 
closet doors 

• Wall-to-wall carpeting in 
living room. dining room. 
bedrooms. halls, and closets 

• Vinyl-clad wi~e closet sheMng 
• Architectural decorative 

lighting, per plan 
• Pre-wired for telephone 

in living room. kitchen 
and master bedroom, 
per plan 

• Cable ready in IMng room 
and master bedroom. 
per plan 

BA1HROOMS 
• White bathroom plumbing 

fixtures include self-rimmed 
drop-ln sinks 

• Chrome faucets by Moen 
• Fiberglass tubs with 

surrounds, per plan 
• Laminate countertops 
• Ceramic tile floors 

ENERGY EFFICIENCY 
• Gas-fired furnace equipped 

with humidifier and central 
air conditioning throughout 

• 40-gallon. high-recovery. 
gas hot water heater 

• Vinyl. dual-glazed insulated 
windows 

• R-30 fiberglass batt insulation 
in roofs 

EXTERIOR 
• Wood deck or patio. 

per plan 
• Tyvek air infiltration barrier. 

per plan 
• Fully landscaped yard 
• Exteriors include a combina­

tion of vinyl siding. brick 
masonry. split-face block. or 
limestone. per elevation 

• Double-insulated skylights. 
optional per plan 

MCL c~· POleY ot contrual 
inprovements in dllsign end conmuction 
~end ,._lfle 19'>t to disc:onlir'o.le 
lloor plcn Of Chcnge City SPeCiftc:allonL 
~t. _...,..end prices without 
notice Of Oblgatton. Some feat\ses UTroled 
a desCI1bed ae opttonol at extra cost. 

1519 N. Larrabee St. • Chicago, IL 60610 
(312) 573~0909 • Fax (312) 573~ 1830 
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. MOHAWKNORTH. 

·:: ·. ·. , Mohawk and North. More than an · 
interseCtion: A new Chicago neighborhood. 
A genuin.~ ·community of ~ell-conceived 

. homes in th~ heart of everything that makes . 
the Near North· side such a vitaL interesting 
·place: · · . ·· _ · · _ 

. As does any true--community,· ours· .. 
offers a variety of homes. You may' .choo~e<l 
stately 'single-family residence, an innovative . . 
. t6wnh6me or"-an affordable and easy-living_ ·. 
condominiUm· . 

. · . All . offer new -concepts in ·architeCtural.· 
: style.·andinterior design. SUch ·n·ew 'ideas pre . 
the· haHmark of MCL and its partner Mr: Allison 
s: Davis. _MCL is.the :award-winning leader-in :, 
Chicago residential rea~- estate, having built 
more.than 1,200 ~6mes in communities . 
thr,oughout ·our,city's popular in-town·neigh- · 

. · borhoods:.These inciude Old Town Square, . · · 
The Pointe a+·Lincoln Park, The Residences at 

· Cent~al Station, and The Chicago Ho~es· ori · ·. · 
· North Park.' · .· · 

MCL'.s vision for The Hornes of Mohawk 
North: extends beyond the building of homes;_­

: ·we_' re building a neighborhood~ And we · 
welcom·e you to it.· 

·MCL-
·cOMPA ' N '· IES 

.. 
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PLAN III 
The Terrace Home Elevations 

ELEVATION A 
EJ::] . 
1lnRDFlOOR 

ELEVATIONB 1lnRDfLOOR 

ELEVATIONC s:J 
1lnRDFlOOR 
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The Sullivan I 
The Sullivan II 
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OLD TOWN SQUARE 
CHA DESIGNATED UNITS 

301B W. Goethe Street #201 
301B W. Goethe Street #202 
301B W. Goethe Street #203 
301B W. Goethe Street #204 

301A W. Scott Street #701 
301A W. Scott Street #702 
301A W. Scott Street #703 
301A W. Scott Street #704 

301C W. Scott Street #901 
301C W. Scott Street #902 
301C W. Scott Street #903 
301C W. Scott Street #904 

279A W. Scott Street #1101 
279A W. Scott Street #1102 
279A W. Scott Street #1103 
279A W. Scott Street #1104 

279B W. Scott Street #1201 
279B W. Scott Street #1202 
279B W. Scott Street #1203 
279B W. Scott Street #1204 

249B W. Scott Street #1401 
249B W. Scott Street #1402 
249B W. Scott Street #1403 
249B W. Scott Street #1404 

249D W. Scott Street #1601 
249D W. Scott Street #1602 
249D W. Scott Street #1603 
249D W. Scott Street #1604 
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The Sullivan I 
A condominium residence featuring large master bed­
room, one bath, spacious galley kitchen with glass block 
windows, dining room, living room with fireplace and 
access to private balcony. Private parking space. 

The Sullivan II 
A condominium residence featuring two bedrooms, two 
baths, galley kitchen with separate pantry and glass block 
windows, dining room, living room with fireplace and 
access to private balcony. Master bedroom has walk-in 
closet, and private master bath. Private parking space. 
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"-IT CHEN 
• Luxury appliance package . 

incl.uding: 
-18 cu. ft. ftt>st-free 

refrigerator with lee maker 
- Free-standing range with 

self-cleaning oven 

- Four-cycle, under-counter 
dishwasher 

- Undersink garbage 
disposal 

• Double-bowl stainless steel 
sink 

• Single-lever faucet, per plan 
• Ceramic tile floor 
• Designer cabinet selection 
• High-pressure self-edge 

laminate countertops - full 
range of custom colors 

• Under-cabinet fluorescent 
fixture over kitchen sink 

LIVING AREAS AND 
BEDROOMS 
• Rrst floor features 8-foot 

.=ilings. Second, third and 
fourth floors feature 9-foot 
ceilings 

• Rreplace with ceramic tile 

hearth and surround 

Luxury Features 
• Six-panel Colonist doors 
• Painted white trim throughout 

• Luxury wall-to-wall carpeting 
• Smoke detectors throughout 
• Intercom system with exterior 

front door speaker 
• Built-in security system with 

contacts on all operational 
ground floor doors and 
windows 

• Prewired for cable television 
in living room or family room 

and master bedroom 
• Prewired for telephone in 

kitchen and master bedroom 
• Vinyl-clad wire closet shelving 

throughout 

BATHROOMS 
• Ceramic tile floors in all 

bathrooms 
• Ceramic wall tile in tub and 

shower in master bathroom 
• Enameled cast iron, self­

rimming sinks with 8-inch 
designer split handle faucets 

• Custom lighting package 
• Recessed medicine cabinets 
• Optional skylights, per plan 

ENERGY EFFICIENCY 
• R-30 ceiling insulation with 

integral vapor barrier 
• High-efficiency gas forced­

air heating with electronic 
ignition and humidifier 

• Central air conditioning 
• Kitchen, bathroom and 

clothes dryer venting to 
outside 

• Weather-stripped exterior 
doors and windows 

• Interior and exterior caulking 
• Dual-glazed, insulated glass 

pane windows 
• 5/8-inch drywall 
• Dishwasher with energy­

saving cycle 

MECHANICAL 
• Individual air registers 

• 40-gallon, quick recovery 
gas hot water heater 

• 1 00-amp electrical service 
• Copper water lines 

throughout 
• Convenient circuit breakers 
• Washer and dryer hook-ups 

247 West Scott Street. Chicago, IL 60610 
(312) 943-7676 

EXTERIOR 
• Completely landscaped 

courtyard 
• Underground utilities 

• Frost-proof hose bibs, 
per plan 

• Modified membrane roof 
system 

• Concrete city sidewalks 
and curbs 

• Patios, and wood decks 
constructed of pressure­
treated lumber, per plan 

• Maintenance-free gutters 
and downspouts 

• Automatic underground 
sprinkling system for common 
landscaped areas 

• Private, fully-landscaped 
backyards, per plan 

• Masonry and copper detailing 
• Wrought iron fencing 
• Electric garage door with 

remote control, per plan 

MCL Companies· policy ol continual 
improvements in design and ca\Struction 
requi'es Mid reserves the rigN to disca>­
tinue lloor plans or change any spec~ica­
tions. eQuipment. dimensions end p<ices 
without notice or obligation. Some leatufes 
~lustrated or descnbed are optional 1t 
extra cost. 
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If the foregoing reflects your understanding of the transaction, please so 
indicate in the space provided below and return a signed copy to the 
undersigned as soon as possible so that we may commence preparation 
of the documentation. 

Very truly yours. 

CIDCAGO HOUSING AUmORITY 

By: a- r:;a 
Its: Chairman 

CHICAGO METROPOLITAN HOUSING 
DEVELOPMENT CORPORATION 

By:J-,M~ 
I President 

Consented and Agreed To this 
_day of , 1997 
Mohawk North Developer: 
MCU ASD, LLC ~ an Illinois limited 

li1%~y /~ 
By;ts,' ~ 
Oscar Mayer Developer: , 

~· 

Q6 West J.ci~MD BcNkYV1l • ~ D1iDais 6066l-6f01 • (Jl%)791-1500 Ezt. 4171 
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MOHAWK-NORTH 
REQUEST FOR PROPOSALS 

EXECUTIVE SUMMARY 

The City of Chicago, Department of Planning and Development, hereby 
announces a Request for Proposals for the development of new 
residential housing for Disposition Parcels R-7 through R-10 (see 
Part III) within the Mohawk-North Redevelopment Area (the "Area"). 
The Area is located approximately two miles north and one mile west 
of Chicago's Central Business District and comprises, in whole, 
10.3 acres. Disposition Parcels R-7 through R-10 comprise, in 
whole, approximately 3.26, noncontiguous acres. 

The main objective of this Request for Proposals is the development 
of housing along the west side of the 1400 and 1500 blocks of North 
Mohawk Street, the north and south sides of the 500 block of West 
Blackhawk Street, and the east side of the 1400 and 1500 block of 
North Larrabee Street. 

Developers who submit proposals will be permitted to bid on one or 
more of the Disposition Parcels. No minimum bid price will be 
required for the Disposition Parcels. 

All proposals will be evaluated on the basis of: 

1. conformance to the requirements within the Request for 
Proposals and the Mohawk-North Redevelopment Plan; 

2. quality of proposed design; 
3. economic feasibility and marketability of proposal; 
4. financial ability of the developer to complete the 

project; 
5. price offered for land; 
6. developer's project schedule; 
7. developer's past experience with similar projects; and 
8. developer's willingness to develop all Disposition 

Parcels and developer's financial capability of 
developing all Disposition Parcels simultaneously, if 
proposing to develop more than one Disposition Parcel; 

9. . developer's conformance to the City's affirmative action 
goals; 
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10 . developer's willingness to assist in the cost of 
construction of a new alley if proposing to develop 
Disposition Parcel R-7 and/or R-9; and 

11. developer • s willingness to offer for-sale and rental 
housing opportunities to a range of income groups, 
including low- and moderate-income households. 

A pre-proposal conference for developers will be held at 2 : 00p.m . , 
local time, on April 24, 1995, City Hall, Room #1003A, 121 North 
LaSalle Street. The purpose of this conference is to answer 
questions regarding this Request for Proposals. 

NO QOZSTIOHS WILL BE ANSWERED OUTSIDE 'l'BE CONTEXT OP' THIS MEETING. 

Proposals must be submitted to Kelly King, Deputy Commissioner, 
City of Chicago , Department of Planning and Development, no later 
than 2:00p.m., local time, on June 13, 1995, at which time the 
proposals will be opened. 

Key Dates: April 14, 1995 (Friday) Request for 
Proposals Issued 

April 24, 1995 (Monday) Pre-proposal 
Conference for Developers 

June 13, 1995 (·Thursday) Proposals Due 
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I. !NTRODUCTION 

The City of Chicago (the "City"), Department of Planning and 
Development (the "DPD") requests proposals for the development 
of new residential housing for Disposition Parcels R-7 through 
R-10, which total approximately 3. 26 noncontiguous acres. 
Disposition Parcels R-7 through R-10 are located along the 
west side of the 1400 and 1500 block of North Mohawk Street, 
the north and south sides of the 500 block of West Bl~ckhawk 
Street, and the east side of the 1400 and 1500 block of North 
Larrabee Street within the Mohawk-North Re~evelopment Area 
(the "Area") . 

The City seeks the development of mixed-income, owner- and 
rental-occupied, single-family, attached- and detached-housing 
for the subject Disposition Parcels. In order to defray the 
costs of homeownership, the design of the owner-occupied 
housing may incorporate garden-level, rental units. 

Potential developers are invited to bid on one or more of the 
Disposition Parcels. 

Each developer who submits a responsive proposal will be 
required to present his or her plans at a community meeting 
before the final selection is made. 

A pre-proposal conference will be held at 2:00p.m., local 
time, City Hall, on April 24, 1995, 121 North LaSalle Street, 
Room #1003A. The purpose of this conference is to answer 
questions regarding this Request for Proposals. 

NO QUESTIONS WILL BE ANSWERED . OUTSIDE THE CONTEXT OF TBIS 
MEETmG. 

Sealed proposals for redevelopment of Disposition Parcels R-7 
through R-10, within the Area, must be submitted to Kelly 
King, Deputy Commissioner, Department of Planning and 
Development, City Hall, Room #1006, 121 North LaSalle Street, 
Chicago, Illinois 60602 by June 13, 1995 at 2:00p.m., local 
time. 
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II • SITE DESCRIPTION 

The Area is generally bounded by West North Avenue on the 
north, by North Mohawk Street on the east, by an east-west 
line parallel to and approximately 655 feet south of West 
Blackhawk Street on the south, and by North Larrabee Street on 
the west. The exact boundaries are shown on the attached 
Boundary and Disposition Parcel Map (see Part III) . The 
Disposition Parcels available for bidding under this Request 
for Proposals are indicated on said map. 

III. PLAHHmG AND ZOlUNG CQNTROLS 

A. Pexmitted Uses and Density 

The land use and density controls are the same as those 
found in Amendment No. 5 of the Mohawk-North 
Redevelopment Plan (the "Plan"), see Part II~. 

Disposition Parcels R-7 and R-9 are zoned R-.4, and 
Disposition Parcel R-8 is zoned R-5. While Disposition 
Parcel R-10 is presently zoned B4-3, the developer will 
be required to rezone it to R-4. If a developer proposes 
to develop all four Disposition Parcels, the City will 
consider a Planned Development. 

Permitted uses for the Disposition Parcels will be 
limited to mixed-income, owner- and rental-occupied, 
single-family, attached- and detached-housing. The 
owner-occupied housing designs may include garden-level, 
rental units as part of, but separate from, the principal 
living unit, and managed by the owner of said principal 
living unit. If the developer elects to include a rental 
unit, however, how the unit affects privacy, site plans, 
parking, and feasibility of the project shall be included 
in the narrative section and clearly indicated on site 
plans and architectural drawings. 

No restriction is placed on the potential sale price for 
each dwelling unit. However, preference will be given to 
those proposals which offer for-sale and rental housing 
opportunities to a range of income groups, including low­
and moderate-income households . 
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B. Bulk Controls 

The Floor Area Ratio (F.A.R.}, as defined in the Plan, 
is limited to 1 . 7 for Parcel R-8, and 1.2 for Parcels R-7 
and R-9. However, if an F.A . R. of 2.2 is desired for 
Parcel R-8, the City may amend the Plan. Parcel R-10, 
will be limited to a F.A.R. of 1.2 following its rezoning 
to R-4. 

C. Site Orientation 

New units to be located on Disposition Parcels 7 and 8 
shall be oriented such that their main entries and 
facades face North Mohawk Street. New units to be 
located on Disposition Parcels 9 and 10 are not required 
to be oriented such that their main entries and facades 
face the street, but it is strongly encouraged . 
Perference will be given to those proposals that orient 
new units such that their main entries and facades face 
North Larrabee Street. All new units located on all 
Disposition Parcels shall be oriented, such that their 
axes do not deviate from the orthogonal street grid. 

D. Building Setbacks 

Building setbacks 
conform to those 
classification as 

for all Disposition Parcels shall 
stipulated in the R-4 zoning 

defined in the Chicago Zoning 
However, building fronts · shall align with 

adjacent, residential structures where 
Ordinance. 
existing, 
applicable. 

E. Off-Street Parking 

A minimum of one, off-street, parking space shall be 
provided for each principal, living unit and each 
garden-level, rental unit, if incorporated. The DPD 
prefers proposals which incorporate fully enclosed, off­
street parking. 

IV. DESIGN CRITERIA 

The DPD wishes to achieve high quality architectural design in 
the redevelopment of all Disposition Parcels. Designs shall 
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be compatible with the historic character of the surrounding 
residential community. 

In order to achieve this objective, preference will be given 
to proposals which most successfully meet the following design 
criteria: 

A. The Disposition Parcels shall be used for development of 
new, mixed-income, owner- and rental-occupied, single­
family, attached- and detached-housing only; 

B. Building heights shall be a minimum of 2 1/2 stories or 
25 feet and shall be a maximum of 3 1/2 stories or 35 
feet above street level. 

C. A variety of exterior building materials will be 
permitted, including wood siding or shingles, stucco, 
masoru:y, or stone. The use of exterior insulation firtish 
systems is prohibited. The use of concrete except as a 
structural element is strongly discouraged; 

D. In terms of scale, proportion, site lines, height, 
massing, fenestration, materials, and architectural 
elements, the design of new, housing structures shall be 
compatible with the character of existing residential 
structures in the immediate neighborhood and surrounding 
community; 

E. Rear access for Disposition Parcel R-8 shall be via the 
existing alley. Rear access for Disposition Parcel R-7 
shall be via a new alley (See Part III, Section IV) . 
Rear access for Disposition Parcels R-9 and R-10 is 
strongly encouraged via a new alley and the existing 
alley, respectively. While new curb cuts on North 
Larrabee Street are strongly discouraged, new driveway 
curb cuts on North Mohawk Street and West Blackhawk 
Street are prohibited; and 

F. Landscape design shall comply, at a m~n~mum, with the 
Chicago Landscape Ordinance and all applicable building 
codes and regulations. Preference will be given to those 
proposals which exceed the minimum standards. 
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Ordinance. Public-ways and sidewalks must comply with the 
American Disabilities Act. 

If proposing to develop Disposition Parcels R-7 and/or R-9, 
the developer shall be required to incur a percentage of the 
cost of construction of an approximately 700 foot, "L-shaped" 
alley south of West Blackhawk Street, whicp will connect West 
Blackhawk Street and North Larrabee Street and serve housing 
in the 1400 block of North Mohawk Street and North Larrabee 
Street. The developer's percentage to be incurred for the 
cost of construction of said alley shall be relative to the 
given Disposition Parcel's alley frontage. Relative 
percentages and approximate costs are as follows: 

Disposition Parcel Percentage Agproximate Cost 

R-7 
R-9 

Note: 

'" 49\ 
$ 9,300. 
$ 65,200. 

While the percentages will not change, the 
approximate costs are based on a cost estimate and 
are, therefore, subject to change. 

The City makes no representation, warranty, or covenant as to 
the environmental condition of the property or the suitability 
of the land for any purpose whatsoever. It will be the 
responsibility of the developer to investigate and to 
determine at his/her sole cost, the soil and environmental 
condition of the site. Upon approval of the sale of the 
project land, but prior to the execution of the Redevelopment 
Agreement, the City will grant the developer a right-of-entry 
for the sole purpose of conducting soil and environmental 
tests on the City-owned property. The developer must, 
however, provide the City with a certificate of insurance 
which is acceptable to the City. In addition, the developer 
must agree to provide a copy of any and all soil and 
environmental test reports. 

THE DEVELOPER IS ADVISED TO CONTACT REPRESENTATIVES OF THE 
UTILITY COMPANIES AND AGENCIES LISTED IN THE ATTACHMENTS FOR 
ASSISTANCE AND INFORMATION WHERE APPROPRIATE (SEE PART III) • 
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VIII. SVBMXSSXON BEOUXREMEHTS 

Each respondent shall submit eight bound copies and one 
unbound copy of the following documents in a clear, legible, 
and 8~ X 11 format (unless otherwise described) . 

Each proposal must include the following: 

A. A statement of commitment to adhere to the provisions of 
all applicable federal, state, and local laws, ordinances 
and regulations prohibiting discrimination or segregation 
by reason of race, religion, color, gender, physical or 
mental handicap or disability, national or1g1n or 
ancestry, sexual orientation, military status, parental 
status, or source of income, including, such laws, 
ordinances, and regulations with regard to the sale, 
lease or occupancy of the parcels. 

B. An executed offer specifying terms, conditions, and price 
offered for land and other information requested, and the 
name of the representative authorized to act on the 
developer's behalf (see Part II). 

c. A cashier's check or certified check payable to the order 
of the City of Chicago, in the amount of ten percent 
(10%) of the price for the land for which the offer is 
made. 

D. Developer's statement of qualifications and financial 
responsibility ~ncluding the following: 

1. identification of principal members of the 
development team presenting their past experiences 
in design and implementation of similar projects; 

2. demonstration of the developer's ability to provide 
equity and obtain construction, interim (if 
necessary), and permanent financing; 

3. three years of historical financing reports 
compiled by a CPA; 

4. three years of income tax returns which include 
principals as well as development entities; 
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5. personal financial statements for any individual 
with a lOt or greater interest in the development 
entity; 

6. a . listing of all outstanding loans including; 

a. original and current principal balances; 
b. terms, interest rates, and maturity; 
c. a statement from the lender regarding status 

of the loan; and 
c. any special condition (see Part II) ; and 

7. acknowledgement of any litigation in which the 
developer is involved and the nature and status of 
such litigation. 

E. Drawings 

Eight bound and one unbound set of site plans, 
architectural floor plans, and .architectural building 
elevations, must be submitted on unmounted sheets, no 
larger than 30" X 42". The plans . must include the 
following information: 

~- An illustrative site plan drawn to a scale no 
smaller than 1:20. No more than one Disposition 
Parcel shall be drawn on a single sheet. The site 
plan should indicate: 

a. location of off-street parking; 
b. landscaping, fencing, and lighting; 
c. general adjacent context; and 
d. such other information as is necessary to 

readily illustrate the proposal. 

2. Floor plans drawn to the scale of . l/4" = 1"-0". If 
possible, all plans for each given housing unit shall 
be on the same sheet . 

3. Building elevations drawn to the scale of 1/4" = 1'­
o" . If possible, all elevations for each given 
housing unit shall be on the same sheet, and show: 
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a. development in the context of adjacent 
structures; 

b. number and elevation (in feet) of floors; and 
c. description of all fenestrations, materials, 

and architectural elements. 

Developers are cautioned not to prepare construction 
drawings ·at this time . If and when a proposal is 
approved for acceptance, the successful bidder will be 
requested to meet with the DPD to discuss the preparation 
of subsequent construction drawings. 

P. Redevelopment Cost Estimates 

Using the "Redevelopment Cost Estimates" form, itemize 
the estimated development costs and funding available for 
this project (see Part II) . 

G. Narrative In:foJ:m&tion 

1. The land coverage by buildings, common areas (if 
any), open space, and driveways. 

2. An itemized calculation of the Floor Area Ratio 
(F.A.R.). 

3. A general statement describing how the proposed 
development complies with the DPD's design criteria 
contained in Part I, Section IV. 

4. A thorough description of the developer's 
experience, background, and accomplishments. 

5. A thorough description of the developer's marketing 
plan for the proposed development. 

6. A statement of the experience, 
pertinent accomplishments of 
architects. 

background, and 
the proposed 

7. The estimated dates of commencement and completion 
of the construction of the proposed improvements. 
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a. A pro for:ma of sources and uses of funds for 
financing of the development, together with 
supporting documentation, indicating the 
availability of such financing. 

9. A statement describing the public benefit derived 
from the project shall be provided. This shall 
include the estimated number of employees by 
project phase and the estimated Equalized Assessed 
Valuation ( "EAV") after development. 

~0. A statement describing how SO% of the construction 
jobs will be held by City of Chicago residents. 

B. Respondents are reminded to complete and include ALL 
forma required and listed in Part II of this RPP. 

Additional information may ·be furnished to the DPD ·to 
clarify the prospective developer's plans and intentions 

The DPD reserves the right to request additional 
information from any prospective developer after the 
proposal has been received and opened. 

IX. SELECTl:QN CRl:TQl:A 

The DPD will be guided by the following considerations in 
evaluating proposals: 

1) conformance to requirements within the Request for 
Proposals and the -Mohawk-North Redevelopment Plan; 

2) quality of proposed design; 
3) economic feasibility and market~ility of proposal; 
4) financial ability of developer to complete the project; 
5) price offered for land; 
6) developer's project schedule; 
7) developer's past experience with similar projects; 
8) developer's willingness to develop all Disposition 

Parcels and developer's financial capability of 
developing all Disposition Parcels simultaneously, if 
proposing to develop more than one Disposition Parcel; 

9) developer's conformance to the City's affirmative action 
goals; 
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10) developer's willingness to assist in the cost of 
construction of a new alley if proposing to develop 
Disposition Parcel R-7 and/or R-9; and 

11) developer's willingness to offer for-sale and rental 
housing opportunities to a range of income groups , 
including low- and moderate-income households. 

If selected, the developer will be required to execute a 
Redevelopment Agreement, and provide a progress schedule to 
the DPD for approval. 

X. SUB)!];SSION OF PROPOSALS 

All proposals must be submitted on the forms furnished by the 
DPD and must be cgmplete in all respects. 

Proposals must be submitted with all supporting documents ·in 
a plain, sealed envelope marked: 

•Offer to Redevelop MOhawk-North (R-7 through R-10) to be 
opened at 2:00 p.m., local time, on June 13, 1995.• 

It is the responsibility of the developer to insure that his 
or her proposal is received by the DPD by the designated time. 
No offer will be accepted after that time. The offer will 
remain open for a minimum period of ninety ( 90) days from 
June 13, 1995 to September 11, 1995, and will remain in force 
thereafter until withdrawn by the offeror in writing. 

If requested, a receipt will be given for each offer submitted 
to the DPD, prior to the s~ated time for opening offers. 
All materials submitted become the property of the City and 
any release by the developer for publication of the materials 
submitted with an offer may disqualify the prospective 
developer. 

THE CITY MAY REJECT ANY AND ALL OFFERS, AND MAY WAIVE ANY AND ALL 

INFORHALITIES. 

XI. COMMQN];TY PBESENTAT:IONS 

Each developer who submits a responsive proposal will be 
required to present his or her plans to the community at a 
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public meeting before the final selection is made. The date , 
time, and location of this meeting will be arranged by the DPD 
and will be announced at a later date. 
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AGREEMENT FOR THE 
SALE AND REDEVELOPMENT OF LAND 

This AGREEMENT ("Agreement") is made on or as of the lOth day of June, 1996, by 
and between the CITY OF CIDCAGO, an Illinois municipal corporation ("City") having its 
principal office at City Hall, 121 North LaSalle Street, Chicago, Illinois 60602 and MCL/ ASD, 
L.L.C. II, an Illinois limited liability corporation having its principal offices at 1337 West 
Fullerton Avenue, Chicago, Illinois 60614 ("Developer"). 

RE.C.IIAL.S 

WHEREAS, the City Council of the City of Chicago by Ordinance passed January 10, 
1996, approved the sale of that certain real property legally described in Exhibit A attached hereto 
and made a part hereof ("Property") to the Developer; and 

WHEREAS, the Property is located in an area known as the Mohawk-North Redevelop­
ment Area ("Project Area") and is commonly referred to as Parcels R7, R8, R9, and RlO; and 

WHEREAS, the Developer intends to construct ninety-two (92) mixed-income, owner 
and renter occupied dwelling units contained within forty-eight (48) structures and comprising 
townhouses, detached houses and three-level flats ("Improvements" and/or "Project") on the 
Property, which Improvements are consistent with the Redevelopment Plan ("Plan") for the 
Project Area approved by the City Council of the City of Chicago pursuant to an ordinance 
adopted March 12, 1986, including any amendments adopted to the date of this Agreement; 

NOW, TIIEREFORE, in consideration of the promises and the murualobligations of the 
parties hereto, each of them hereby covenants and agrees with the other as follows: 
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expiration shall constitute an event of default under the terms of this Agreement and shall entitle 
the City to draw on the Letter of Credit and retain the entire Perfonnance Deposit. 

,5 D. Interest. The City shall be under no obligation to pay interest on the Preliminary 
Deposit or Earnest Money set forth in this Section 4. 

SECTION 5. PROJECT BUDGET; PROOF OF FINANCING. 

The City acknowledges that it has approved a Project Budget ("Budget") submitted by the 
Developer on June 13, 1995. Not less than fourteen (14) days prior to the Closing, the Developer 
shall submit evidence of funds adequate to finance the purchase of the Property and the 
construction of the Improvements. If the Developer fails to provide the City with proof of 
financing to the City's reasonable satisfaction, the City may declare this Agreement null and void 
and return the Earnest Money and Preliminary Deposit to the Developer. 

SECTION 6. SITE PLANS AND ARCmTECTURAL DRAWINGS. 

The Developer agrees to construct the following number and type of rental and for-sale 
housing units on each of those parcels which comprise the Property: 

A. Parcels R7 and R8. Eleven (11) one-family, for-sale townhouses with unfinished 
basements and a garage structure providing two (2) spaces per dwelling, which garage structure 
may include multiple parking spaces. Two (2) floor plans will be provided to prospective 
homebuyers by the Developer. 

B. Parcel R9. Twenty-two (22) three-family, for-sale and for-rent detached, three-
level flats with not less than one (1) parking space per dwelling. The Developer may combine as 
many as two of the three adjacent levels in a given structure into a single dwelling unit thereby 
creating twenty-two (22) to fifty (50) for-sale units and sixteen (16) rental units. There shall be 
no more than one (1) Low-Income or Moderate-Income Unit (as defined in Section 11 below) per 
three-level flat. 

C. Parcel RlO. Fifteen (15) one-family for-sale detached houses with detached two 
(2) car garages and unfinished basements. Three (3) floor plans will be provided to prospective 
home buyers by the Developer. 

The Developer agrees to construct the Improvements in substantial accordance with the 
Site Plans and Architectural Drawings dated May 3, 1996, which have been approved by the 
City's Department of Planning and Development ("DPD") or a successor agency and which are 
attached hereto as Exhibit B ("Drawings"). No material deviation from the Drawings shall be 
made without the prior written approval of DPD. 
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F. Vacancy. All of the rental units in the Project shall be, and after completion of the 
Project shall remain, suitable for occupancy. No rental unit shall remain vacant for a period of 
more than two (2) months from the last date of occupancy without a written explanation from the 
Developer documenting efforts being made to lease such unit(s). No rental unit shall remain 
vacant for a period of more than six (6) months from the date of last occupancy without the 
express written consent of the City. 

G. Termination of Leases. The Developer shall include in leases for all rental units 
provisions which authorize the Developer to immediately terminate the tenancy of any tenant who 
misrepresented any fact material to the tenant's qualification as a Low-Income or Moderate­
Income Tenant. 

H. Documentation. All tenant lists, applications, and waiting lists relating to the 
Project shall at all times be kept separate and identifiable from any other business of the 
Developer which is unrelated to the Project and shall be maintained, as required by the City , in 
a reasonable condition for proper audit and subject to examination during business hours by 
representatives of the City. If the Developer employs a management agent for the Project, the 
Developer shall require such agent to comply with the requirements of this Agreement and shill 
include such requirements in any and all management agreements or contracts entered into with 
respect to the Project. 

I. Tenant Certification. The Developer shall obtain and maintain on me during the 
Project Term a sworn and notarized statements from the Low-Income and Moderate-Income 
Tenants ("Tenant Cenification") with respect to each and every individual, group of unrelated 
individuals or family who is a tenant in the rental units, signed by the tenant or tenants, i.e., the 
individual or individuals whose name or names appear on the lease, and obtained by the 
Developer (a) prior to such tenant or tenants occupying the unit or signing a lease with respect 
thereto, and (b) thereafter at least annually so long as such individual, individuals, or family 
remain as tenants in the rental units. Each Tenant Certification shall be kept on me with the 
Developer. The Developer shall assist each of the tenants in completing the Tenant Certification. 

J. Lease Terms. All tenant leases shall have a duration of not less than six months, 
shall be in conformity with all applicable laws, including without limitation, the City of Chicago 
Residential Landlord and Tenant Ordinance and shall contain clauses, ~ .ali.a, wherein each 
individual lessee: 

i. Certifies the accuracy of the statements made in the Tenant 
Certification; and 

ii. Agrees that the family income and other eligibility requirements 
shall be deemed substantial and material obligations of his/her 
tenancy, that he/she will comply with all requests for information 
with respect thereto from the Developer or the City and that the 
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failure to provide accurate information in the Tenant Certification 
or refusal to comply with a request for information with respect 
thereto shall be deemed a substantial violation of an obligation of 
his/her tenancy. 

K. Inspection of Records. The Developer shall permit and shall cause any 
management agent for the Project to permit, during normal business hours and upon reasonable 
notice, any duly authorized representative of the City to inspect any books and records of the 
Developer or such agent regarding the Project with respect to the income of low-income and 
moderate income families residing as tenants in the rental units or which pertain to compliance 
with the provisions of this Agreement. The Developer shall permit and shall cause any 
management agent for the Project to permit the City and/or its agents to inspect the Project at all 
reasonable times and access thereto shall be permitted for that purpose. 

L. Compliance. The Developer agrees that it will take any and all reasonable actions 
required by the City to substantiate the Developer's compliance with the restrictions set forth 
herein, including, but not limited to, submitting to the City an annual report executed by th~ 
Developer, commencing on the first January following the completion of the Project and on each 
January 1 thereafter through and including the January following the expiration of the Project 
Term. 

M. Tenant Profile. The Developer shall provide to the City a tenant profile (in the 
form provided to the Developer by the City of Chicago, Department of Housing) for each Low­
Income and Moderate-Income Tenant for each unit in the Project within thirty (30) days after such 
unit is leased to such tenant(s). For each rental unit, promptly after the first leasing of such unit 
after the completion of the Project, the Developer shall provide the City, unless prohibited by law, 
with data on the racial, ethnic, gender and income-level characteristics of (a) the tenants moving 
into such unit initially after completion of the Project, . and (b) the applicants for tenancy of such 
unit within ninety (90) days following completion of the Project. For each subsequent leasing of 
the unit, the Developer shall provide the City, unless prohibited by law, with data on the racial, 
ethnic, gender and income-level characteristics (including gender identification of the head(s) of 
household) of each tenant moving into the unit. 

N. Notice to Cjty. The Developer shall notify the City of the occurrence of any event 
of which the Developer has notice and which event would violate any of the provisions of this 
Agreement. 

0. Cbica2o Fair Housin2 Ordinance. No person in the United States, on the grounds 
of race, color, national origin, religion, or sex shall be excluded from participating in, be denied 
the benefits of, or be subjected to discrimination in connection with the Project. The Developer 
shall cause the Project to comply at all times with the Chicago Fair Housing Ordinance, Section 
5-8-010 ~~-of the Municipal Code of Chicago. 
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P. Ienam Selection Plan. The Developer shall submit to the City not more than thiny 
(30) days after the Closing, a tenant selection plan containing policies and criteria that: (1) are 
consistent with the purpose of providing housing for Low-Income and Moderate-Income Tenants , 
(2) are reasonably related to multi-family program eligibility and the applicants' ability to perform 
the obligations of the lease, (3) give reasonable consideration to the housing needs of families that 
would have a preference under 24 C.P.R. Section 960.211 , and (4) provide for (a) the selection 
of tenants from a written waiting list in the chronological order of their application, insofar as is 
practicable, and (b) the prompt notification in writing to any rejected applicant of the grounds for 
any rejection. 

Q. Release of Restrictions Re2ardin2 Use and Income. Upon written presentation by 
the Developer to the City of documentation identifying those specific units in Parcel R-9 which 
will be retained by the Developer as rental units, the City shall immediately prepare and tender 
to the Developer an appropriate instrument in recordable form releasing the for-sale units in Parcel 
R-9 from the covenants contained in the Deed regarding use and income restrictions . 

SECTION 12. CONDOMINUJM ASSOCIATION. 

The parties hereto contemplate that all of the housing units on Parcel R-9 shall become part 
of a Master Property Owner's Association. In addition, a condominium association 
("Condominium Association") shall be established for the units constructed on Parcel R-9 . Prior 
to the first closing to an initial home buyer, Developer will cause a Master Declaration of 
Restrictions, Easements , and Covenants ("Master Declaration") Disposition to be recorded 
covering all of the Improvements and property in Parcels R-7, R-8, R-9, and R-10. Prior to any 
unit in Disposition Parcel R-9 being conveyed to an initial homebuyer, Developer will record a 
separate Declaration for each building in Parcel R-9 so that three individual condominium units 
will comprise a separate condominium. In the event an initial homebuyer buys all three (3) units 
in one building in Disposition Parcel R-9, such initial homebuyer may elect in writing not to 
submit such property to the Illinois Condominium Act. 

The bylaws governing the Master Property Owner's Association and any condominium 
associations affecting rental units created in Parcel R-9 shall not conflict and shall be in 
accordance with the restrictions and covenants set forth in this Agreement. 

SECTION 13. CERTIFICATE OF COMPLETION. 

Upon completion of any individual condominium, single family home or townhouse in the 
Project ("Completed Unit"), the Developer will deliver a notice of closing ("Notice of Closing") 
to the City in substantially the form attached hereto as Exhibit E. The Notice of Closing will 
include a Certificate of Substantial Completion from the Project Architect, Roy E. Kruse & 
Associates, in substantially the form attached hereto as Exhibit F. 
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1...-2: . Within ten (10) days of the receipt of any Notice of Closing and the accompanying 
Certificate of Substantial Completion, the City shall complete an inspection of the Completed Unit 
and shall deliver to the Developer either: 

(i) a Partial Certificate of Completion ("Partial Certificate") . The 
Partial Certificate shall be a conclusive determination of satisfaction 
and termination of the covenants in this Agreement and the Deed 
with respect to the obligations of the Developer and its successors 
and assigns to construct any single dwelling unit; or 

(ii) a written statement indicating in adequate detail how the Completed 
Unit and/or the Developer has failed to complete the Improvements 
in conformity with the Plan or this Agreement, or is otherwise in 
default, and what measures or actions will be necessary, in the 
reasonable opinion of the City, for the Developer to take or perform 
in order to obtain the Certificate. If the City requires additional 
measures or acts to be taken by Developer, the Developer shall 
resubmit a new Notice of Closing after completing the required 
actions. 

Upon completion of the entire Project, the Developer will deliver a Notice of Project 
Completion to the City in substantially the form attached hereto as Exhibit G (the Notice of 
Project Completion"). The Notice of Project Completion will include a Certificate of Substantial 
Project Completion from the Project Architect, Roy E. Kruse & Associates, in substantially the 
form attached hereto as Exhibit H. Within thirty (30) days after the receipt of the Notice of 
Project Completion and accompanying Certificate of Substantial Project Completion, the City shall . 
complete an inspection of the entire Project and shall deliver to Developer either: 

(i) a final Certificate of Completion ("Final_ Certificate"). The Final 
Certificate shall be a conclusive determination of satisfaction and 
termination of the covenants in this Agreement and the Deed with 
respect to the obligations of the Developer and its successors and 
assigns to construct the Improvements; or 

(ii) a written statement indicating in adequate detail how the Developer 
has failed to complete the Improvements in conformity with the 
Plan or this Agreement, or is otherwise in default, and what 
measures or actions will be necessary, in the reasonable opinion of 
the City, for the Developer to take or perform in order to obtain the 
Final Certificate. If the City requires additional measures or acts 
to be taken by Developer, the Developer shall resubmit a new 
Notice of Project Completion after completing the required actions. 
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Upon issuance of the Final Certificate, the City shall deliver the Letter of Credit to the 

Developer. 

SECTION 14. RESTRICTIONS ON USE. 

The Developer agrees for itself, its successors and assigns, and every successor in interest 
to the Property or any part thereof, and the Deed shall contain covenants on the part of the 
Developer for itself, and its successors and assigns, that the Developer: 

A. Shall devote the Property in accordance with the uses set forth in the Plan and for 
a period of forty ( 40) years subsequent to the approval of the Plan by the City 
Council of the City of Chicago. 

B. Shall not discriminate based upon race, color, religion, sex, national origin or 
ancestry, military status, sexual orientation, source of income, age, or handicap in 
the sale, lease or rental of the Property or any improvements located or to be 
erected thereon. 

SECTION 15. PROHIBITION AGAINST TRANSFER OF PROPERTY. 

A. General. Except with respect to a sale of the Property to an initial homebuyer, 
the Developer or its successors in interest shall not, prior to the issuance of the Final Certificate 
by the City with regard to completion of the Improvements, without the prior written consent of 
the City: (1) sell or convey the Property or any part thereof, or (2) create any assignment with 
respect to the Agreement, the Property, or both, that would take effect prior to the issuance of the 
Final Certificate by the City in accordance with Section 13 above. If the Property is acquired by 
a corporation, partnership or other legal entity, there shall be no transfer of ten percent ( 10%) or 
more interest in the entity nor any similar significant change in the constitution of the entity until 
the Final Certificate is issued or the City consents to the transfer or change. The prohibitions 
contained in this Section 15 shall not apply to those for-sale units for which Partial Certificates 
have been obtained. The provisions of this Section 15 shall not limit the Developer's rights under 
Section 16 of this Agreement. 

· B. Rental Units. Prior to the termination of the Project Term the Developer shall not, 
without prior written consent of the City and except as permitted in this Agreement: (1) sell or 
convey the rental units in Parcel R-9, or (2) create any assignment with respect to the rental units 
in Parcel R-9. Additionally, there shall be no transfer or ten percent (10%) or more interest in 
the Developer nor any similar significant change in the constitution of the Developer until the City 
consents to the transfer or change. 
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SECTION 16. LIMITATION UPON ENCUMBRANCE OF PROPERTY. 

Prior to the completion of the Improvements and the issuance of a Final Certificate by the 
City as provided above, neither the Developer nor any successor in interest to the Property shall 
engage in any financing or other transaction which creates an encumbrance or lien upon the 
Property, except for the purposes of obtaining only: (a) funds necessary to acquire the Property; 
(b) funds necessary to make the Improvements; or (c) funds necessary for the payment of 
architects, surveyors, or legal or title fees in connection with the Improvements. The prohibitions 
contained in this Section 16 shall not apply to those units for which Partial Certificates have been 
obtained. 

SECTION 17. MORTGAGEES NOT OBLIGATED TO CONSTRUCT. 

Notwithstanding any other provision of this Agreement or of the Deed, the holder of any 
mortgage authorized by Section 16 of this Agreement shall not be obligated to construct or 
complete the Improvements; provided, however that the foregoing provision shall not apply to 
any purchaser, other than the holder of the mortgage, of the Property at a foreclosure sale .. 
Nothing in this Section nor in any other section of this Agreement shall be deemed or construed 
to permit or authorize any such holder of a mortgage to devote the Property or any part thereof 
to any use, or to construct any improvements thereon, other than those uses or improvements 
provided or permitted in the Plan. 

SECTION 18. COVENANTS RUNNING WITH THE LAND. 

The parties agree, and the Deed shall so expressly provide, that the covenants provided 
in Sections 6, 8, 10, 11, 14, 15, .and 16 shall be covenants running with the land binding the 
Developer and its successors and assigns to the fullest extent permitted by law and equity for the 
benefit and in favor of the community and the City, and shall be enforceable by the City, any 
successor in interest to the Property, or any part thereof, and the owner of any other land (or of 
any interest in such land) in the Project Area which is subject to the land use requirements and 
restrictions of the Plan. 

SECTION 19. PERFORMANCE AND BREACH. 

A. Time of the Essence. Time is of the essence in the parties' performance of their 
obligations under this Agreement. 

B. Pepnjtted Delays. Neither the City, the Developer, nor any successor in interest 
to the Developer, shall be considered in breach of its obligations with respect to the commence­
ment and completion of construction of the Improvements in the event of delay in the performance 
of such obligations due to unforeseeable causes beyond such party's control and without such 
party's fault or negligence, including but not limited to, any delays or halts in construction of the 
Improvements which are compelled by court order, acts of God, acts of the public enemy, acts 
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of the United States government, acts of the other party, fires, floods, epidemics, quarantine 
restrictions, strikes, embargoes and unusually severe weather or delays of subcontractors due to 
such cause. The time for the performance ofthe obligations shall be extended only for the period 
of the delay if the party seeking the extension shall request it in writing of the other party within 
twenty (20) days after the beginning of any such delay. 

C. Breach. 

(1) Generally. Except as otherwise provided in this Agreement, in the event 
of default by any party or its successor in interest in the performance of its obligations 
under this Agreement, such party or successor, upon written notice from the other, shall 
cure or remedy such default not later than sixty (60) days after red:ipt of such notice. In 
the event such action is not diligently pursued or the default not cured within a reasonable 
time, the aggrieved party may institute such proceedings at law or in equity as may be 
necessary or desirable in its sole discretion to cure and remedy such default, including but 
not limited to, proceedings to compel specific performance by the party in default of its 
obligations. 

(2) Event of Default. For purposes of this Agreement, the occurrence of any 
one or more of the following shall constitute an "event of default" : 

(a) If, at any time, any warranty, material representation or material 
statement made or furnished by the Developer to the City is not true 
and correct; or 

(b) If any petition is filed by or against the Developer under the Federal 
Bankruptcy Code or any similar state or federal law, whether now 
or hereinafter existing (and in the case of involuntary proceedings, 
failure to cause the same to be vacated, stayed or set aside within 
~ixty (60) days after filing); or 

(c) Failure of the Developer to develop Drawings consistent with the 
procedures outlined in Section 6 above with regard to the construc­
tion of the Improvements; or 

(d) If the Developer defaults in fulfilling its obligations with respect to 
the completion of construction of the Improvements (including the 
narure of and the dates of the beginning and completion thereof) or 
abandons or substantially suspends the construction work, and such 
default, violation, abandonment, or suspension shall not be cured, 
ended, or remedied within sixty (60) days of the date the Developer 
receives written demand by the City t<? cure such default; or 
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(e) Failure of the Developer to pay real estate taxes or assessments 
affecting the Property or any part thereof when due, or placing 
thereon any encumbrance or lien unauthorized by this Agreement, 
or suffering any levy or attachment to be made, or any 
materialmen's or mechanics' lien, or any other unauthorized 
encumbrance or lien to attach to the Property or any part thereof, 
and such taxes or assessments shall not have been paid, or the 
encumbrance or lien removed or discharged or provision satisfacto­
ry to the City made for such payment, removal or discharge within 
sixty (60) days after written demand by the City to remove such lien 
or encumbrance; or 

(f) Any assignment, pledge, encumbrance, transfer or other disposition 
made in violation of this Agreement; or 

(g) Any materially adverse change in the financial condition or 
operations of the Developer; or 

(h) Violations by the Developer of the income restrictions 
contained in Section 11 hereof; or 

(i) Failure of the Developer to follow Equal Employment 
Opportunity requirements contained in Section 23 hereof; or 

Failure of the Developer to renew the Letter of Credit as 
provided in Section 4 hereof. 

(3) Prior to Conveyance. If, from the execution date of this Agreement until 
the City delivers to the Developer the Deed to the Property, the Developer or any 
successor in interest defaults in any specific manner as described in Paragraph (2) of this 
Subsection 19(C), subject to the cure periods provided herein, the City may immediately 
terminate this Agreement and institute any action or proceeding at law or in equity against 
the Developer. 

( 4) After Conveyance. If, subsequent to the conveyance of the Property to the 
Developer by the City until the City issues the Final Certificate or Partial Certificate, as 
the case may be, the Developer or its successor in interest shall default in any specific 
manner as described in this Section 19(C), then the City, by written notice to the 
Developer and subject to the cure periods herein, may utilize any and all remedies 
available to the City at law or in equity, including but not limited to, the right to re-enter 
and take possession of the Property and terminate the estate conveyed to the Developer and 
revest title in the Property in the City. Subject to the cure periods herein, the City may 
also, in its sole discretion, terminate the Developer's right of title and all other rights and 
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interests in and to the Property conveyed by the Deed to the Developer, that such title and 
all rights and interests of the Developer and its assigns or successors in interest to the 
Property shall revert to the City; provided, however, that the revesting of title as a result 
thereof in the City shall always be limited by, and shall not defeat, render invalid, or limit 
in any way, the lien of any mortgage authorized by this Agreement, for the protection of 
the holders of said mortgage. 

(5) Resale of the Property . Upon the revesting in the City of title to the 
Property as provided in Section 19(C)(4) hereof, the City shall employ its best efforts to 
convey the Property (subject to the mortgage liens described in this Section) to a qualified 
and fmancially responsible party or parties (as solely determined by the City) who shall 
assume the obligation of completing the construction of the Improvements or such other 
improvements as shall be satisfactory to the City and in accordance with the uses specified 
for the Property in the Plan. The conveyance by the City to said party shall be in 
accordance with all applicable federal, state and local laws, ordinances and regulations and 
consistent with the objectives of the Plan. 

( 6) D jspositjon of Resale Proceeds. If the City sells the Property, the proceeds 
from such sale shall be utilized to reimburse the City for: 

(a) costs and expenses incurred by the City, including but not limited 
to, salaries of personnel in connection with the recapture, manage­
ment, and resale of the Property (but less any income derived by the 
City from the Property in connection with such management); and 

(b) 

(c) 

all taxes, assessments, and water and sewer charges then due with 
respect to the Property; and 

any payments made or necessary to be made (including attorneys' 
fees) to discharge or prevent from attaching or being made any 
subsequent encumbrances or liens due to obligations, defaults or 
acts of the Developer, its successors or transferees; and 

(d) any expenditures made or obligations incurred with respect to 
construction or maintenance of the Improvements; and 

(e) any other amounts owed to the City by the Developer, its succes­
sors or transferees. 

The Developer shall be entitled to receive any proceeds up to the amount of the 
Developer's investtnent in and reasonable costs related to the Property not utilized in meeting the 
expenses of the City described in Subparagraphs (a)-( e) above. 

16 



In addition to, and without in any way limiting the City 's rights under this Section 19, the 
City shall have the right to retain the Performance Deposit, without any deduction, offset or 
recoupment whatsoever, in the event of a default, subject to the applicable cure periods provided 
herein, by the Developer. 

D. Waiver and Estoppel. Any delay by the City in instituting or prosecuting any 
actions or proceedings or otherwise asserting its rights shall not operate as a waiver of such rights 
or operate to deprive the City of or limit such rights in any way. No waiver made by the City 
with respect to any specific default by the Developer shall be construed, considered or treated as 
a waiver of the rights of the City with respect to any other defaults of the Developer. 

E. Access to the Property. Any duly authorized representative of the City, at all 
reasonable times, shall have access to the Property, before and after the Closing, for the purpose 
of confirming the Developer's compliance with this Agreement. 

SECTION 20. CONFLICT OF INTEREST: CITY'S REPRESENTATIVES NOT 
INDIVIDUALLY LIABLE. 

The Developer warrants that no salaried agent, salaried officer, or employee of the City 
shall have any personal interest, direct or indirect, in this Agreement, nor shall any such salaried 
agent, salaried official or employee participate in any decision relating to this Agreement which 
affects his or her personal interests or the interests of any corporation, parmership, or association 
in which he or she is directly or indirectly interested. No salaried agent, salaried official, or 
employee of the City shall be personally liable to the Developer or any successor in interest in the 
event of any default or breach by the City or for any amount which may become due to the 
Developer or successor or on any obligation under the tenns of this Agreement. 

SECTION 21. INDEMNIFICATION. 

Developer agrees to indemnify, defend and hold the City harmless from and against any 
losses, costs, damages, liabilities, claims, suits, actions, causes of action and expenses (including, 
without limitation, attorney's fees and court costs) suffered or incurred by the City arising from 
or in connection with: (A) the failure of Developer to perform its obligations under the 
Agreement; (B) the failure of Developer or any contractor to pay contractors, subcontractors or 
materialmen in connection with the construction of the Improvements; (C) a material 
misrepresentation or omission in the Plan which is the result of information supplied or omitted 
by Developer or by any agents, employees, contractors or persons acting under the control or at 
the request of Developer; (D) the failure of Developer to redress any material misrepresentations 
or material omissions in the Agreement or any other agreement relating hereto; and (E) any 
actions resulting from any activity undertaken by Developer on the Property upon the conveyance 
of said Property to Developer by the City. This indemnification shall terminate at the end of the 
Project Term. 
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SECTION 22. ENVIRONMENTAL CONDITIONS. 

The City makes no covenant, representation or warranty as to the environmental condition 
of the Property or the suitability of the Property for any purpose whatsoever. 

The City acknowledges that Developer may request a right of entry for the sole purpose 
of allowing the Developer to conduct soil and environmental tests . The Developer agrees to 
deliver to the City a copy of each report prepared by the Developer regarding the soil and 
environmental condition of the Property. If during the time period between the execution of this 
Agreement by the Developer and the conveyance of the Property by the City, the soil and 
environmental tests reveal environmental contamination of the Property to such an extent that the 
Developer reasonably determines in its sole discretion that the costs of removing the conta­
mination are too excessive to the Developer, the Developer can declare this Agreement null and 
void. In such event, the Developer's deposits with the City described in Section 4 shall be 
returned to the Developer by the City. The Developer agrees that a notice of termination 
respecting this Agreement shall not be made until all reports concerning the soil and 
environmental condition of the Property have been delivered to the City . If, after the Property 
has been conveyed to the Developer, the soil and environmental condition of the Property is not 
in all respects entirely suitable for the use or uses to which the Property shall be utilized pursuant 
to the terms of this Agreement, it shall be the sole responsibility and obligation of the Developer 
to take such action as may be necessary to place the soil and environmental condition of the 
Property in a condition entirely suitable for the intended uses of the Property. 

SECTION 23. EQUAL EMPLOYMENT OPPORTUNITY. 

A. Employment Opportunity. The Developer agrees for itself and its successors and 
assigns, and shall contractually obligate its or their various contractors, subcontractors or any 
affiliate of Developer operating on the Property (collectively, with the Developer, the 
"Employers" and individually an "Employer") to agree, that for the term of this Agreement with 
respect to the Developer and during the period of any other party 's provision of services in 
connection with the construction of the Project or occupation of the Property: 

1. No Employer shall discriminate against any employee or applicant for 
employment based upon race, religion, color, sex, national origin or 
ancestry, age, handicap or disability, sexual orientation, military discharge 
status, marital status, parental status or source of income as defmed in the 
City of Chicago Human Rights ordinance, Chapter 2-160, Section 2-160-
010 et seg,, Municipal Code of Chicago, except as otherwise provided by 
said ordinance and as amended from time to time ("Human Rights Ordi­
nance"). Each Employer shall take affirmative action to ensure that 
applicants are hired and employed without discrimination based upon race , 
religion, color, sex, national origin or ancestry, age, handicap or disability , 
sexual orientation, military discharge status, marital status , parental status 
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2. 

3. 

4. 

or source of income and are treated in a nondiscriminatory manner with 
regard to all job-related matters, including without limitation: employment, 
upgrading, demotion, or transfer; recruionent or recruionent advertising; 
layoff or termination; rates of pay or other forms of compensation; and 
selection for training, including apprenticeship. Each Employer agrees to 
post in conspicuous places, available to employees and applicants for 
employment, notices to be provided by the City setting forth the provisions 
of this nondiscrimination clause. In addition, the Employers, in all 
solicitations or advertisements for employees, shall state that all qualified 
applicants shall receive consideration for employment without 
discrimination based upon race, religion, color, sex, national origin or 
ancestry, age, handicap or disability, sexual orientation, military discharge 
status, marital status, parental status or source of income. 

To the greatest extent feasible, each Employer is required to present 
opportunities for training and employment of low and moderate income 
residents of the City and to provide that contracts for work in connection 
with the construction of the Project be awarded to business concerns which 
are located in, or owned in substantial part, by persons residing in the City. 

Each Employer shall comply with all federal, state and local equal 
employment and affirmative action statutes, rules and regulations, 
including, but not limited to, the Human Rights ordinance, and the lllinois 
Human Rights Act, 775 ll..CS 5/1-101 ~ il., (1993), and any subsequent 
amendments and regulations promulgated thereto. 

The Developer, in order to demonstrate compliance with the terms of this 
Section, shall cooperate with and promptly and accurately respond to 
inquiries by the City, which has the responsibility to observe and report 
compliance with equal employment opportunity regulations of federal, state 
and municipal agencies. 

5. The Developer and each Employer shall include the foregoing provisions 
of subparagraphs 1 through 4 in every contract entered into in connection 
with the Project, and shall require inclusion of these provisions in every 
subcontract entered into by any subcontractors, and every agreement with 
any affiliate operating on the Property, so that each such provision shall be 
binding upon each contractor, subcontractor or affiliate, as the case may 
be. 

6. Failure to comply with the employment obligations described in this Section 
23(A) shall be a basis for the City to pursue remedies under the provisions 
of Section 19 hereof. 
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B. City Resident Employment Recruitment. The Developer agrees for itself and its 
successors and assigns, and shall contractually obligate the other Employers, as applicable, to 
agree, that during the construction of the Project they shall comply with the minimum percentage 
of total worker hours performed by actual residents of the City of Chicago as specified in Section 
2-92-330 of the Municipal Code of Chicago (at least fifty percent of the total worker hours worked 
by persons on the site of the construction for the Project shall be performed by actual residents 
of the City of Chicago) ; provided, however, that in addition to complying with this percentage, 
the Developer and the other Employers shall be required to make good faith efforts to utilize 
qualified residents of the City of Chicago in both unskilled and skilled labor positions . 

1. The Developer and the other Employers may request a reduction or waiver 
of this minimum percentage level of Chicagoans as provided for in Section 
2-92-330 of the Municipal Code of Chicago in accordance with standards 
and procedures developed by the Purchasing Agent of the City of Chicago. 

2. "Actual residents of the City of Chicago" shall mean persons domiciled 
within the City of Chicago. The domicile is an individual's one and only 
true, fixed and permanent home and principal establislunent. · 

3. The Developer and the other Employers shall provide for the maintenance 
of adequate employee residency records to ensure that actual Chicago 
residents are employed on the Project. The Developer and the other 
Employers shall maintain copies of personal documents supponive of every 
Chicago employee's actual record of residence. 

4. Quarterly certified payroll reports (U.S. Department of Labor Form WH-
34 7 or equivalent) shall be submitted to the Commissioner of Planning and 
Development in triplicate, which shall identify clearly the actual residence 
of every employee on each submitted certified payroll. The first time that 
an employee's name appears on a payroll, the date that the company hired 
the employee should be written in after the employee's name. 

5. The Developer and the other Employers shall provide full access to their 
employment records to the Purchasing Agent, the Commissioner of 
Planning and Development, the Superintendent of the Chicago Police 
Department, the Inspector General, or any duly authorized representative 
thereof. The Developer and the other Employers shall maintain all relevant 
personnel data and records for a period of at least three (3) years after final 
acceptance of the work constituting the Project as evidenced by the issuance 
of the Certificate. 

6. At the direction of the Department of Planning and Development, affidavits 
and other supporting documentation will be required of the Developer and 
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9. 

the other Employers to verify or clarify an employee's actual address when 
doubt or lack of clarity has arisen. 

Good faith efforts on the part of the Developer and the other Employers to 
provide utilization of actual Chicago residents (but not sufficient for the 
granting of a waiver request as provided for in the standards and 
procedures developed by the Purchasing Agent) shall not suffice to replace 
the actual, verified achievement of the requirements of this Section 
concerning the worker hours performed by actual Chicago residents. 

When work at the Project is completed, in the event that the City has 
determined that the Developer and the other Employers failed to ensure the 
fulfillment of the requirement of this Section concerning the worker hours 
performed by actual Chicago residents or failed to report in the manner as 
indicated above, the City will thereby be damaged in the failure to provide 
the benefit of demonstrable employment to Chicagoans to the degree 
stipulated in this Section. Therefore, in such a case of non-compliance it 
is agreed that 1120 of 1 percent (.05%), 0.0005, of the aggregate hard 
construction costs set forth in the Project Budget (as the same shall be evi­
denced by approved contract value for the actual contracts) shall be 
surrendered by the Developer and/or the other Employers to the City in 
payment for each percentage of shortfall toward the stipulated residency 
requirement. Failure to report the residency of employees entirely and 
correctly shall result in the surrender of the entire liquidated damages as if 
no Chicago residents were employed in either of the categories. The 
willful falsification of statements and the certification of payroll data may 
subject Developer and/or the other Employers or employee to prosecution. 

Nothing herein provided shall be construed to be a limitation upon the 
"Notice of Requirements for Affirmative Action to Ensure Equal 
Employment Opportunity, Executive Order 11246" and "Standard Federal 
Equal Employment Opportunity, Executive Order 11246," or other 
affirmative action required for equal opportunity under the provisions of 
this Agreement. 

10. The Developer shall cause or require the provisions of this Section 23(B) 
to be included in all construction contracts and subcontracts related to the 
Project. 

C. Developer's MBE/WBE Commitment. The Developer agrees for itself and its 
successors and assigns, and shall contractually obligate the Employers to agree, that during the 
construction of the Project: 

21 



-~ 

--/ 

: : ...,.. 
i 

w. 
i 

1. Consistent with the fmdings which support the Minority-Owned and 
Women Owned Business Enterprise Procurement Program (the 
"MBE!WBE" Program"), Section 2-92-420 ~ ~-. Municipal Code of 
Chicago, and in reliance upon the provisions of the MBE/WBE Program 
to the extent contained in, and as qualified by, the provisions qf this Section 
23(C), during the course of construction of the Project, at least the 
following percentages of the aggregate hard construction costs (as set forth 
in the Project Budget) shall be expended for contract participation by 
minority-owned businesses ("MBEs") and by women-owned businesses 
("WBEs") : 

a. At least 25% by MBEs. 
b. At least 5% by WBEs. 

2. For purposes of this Section 23(C) only, the Developer (and any party to 

whom a contract is let by. the Developer pursuant to this Agreement) shall 
be deemed a "Contractor" and this Agreement (and any contract let 
pursuant thereto) shall be deemed a "Contract" as such terms are defmed 
in Section 2-92-420, Municipal Code of Chicago. In addition, the term 
"minority-owned business" or MBE shall mean a business enterprise 
identified in the Directory of Certified Minority Business Enterprises 
published by the City's Purchasing Department, or otherwise certified by 
the City's Purchasing Department as a minority-owned business enterprise; 
and the term "women-owned business" or WBE shall mean a business 
enterprise identified in the Directory of Certified Women Business 
Enterprises published by the City's Purchasing Department, or otherwise 
certified by the City's Purchasing Department as a women-owned business 
enterprise. 

3. Consistent with Section 2-92-440, Municipal Code of Chicago, the 
Developer's MBEJWBE commitment may be achieved in part by the 
Developer utilizing a MBE or a WBE as a contractor, by subcontracting or 
causing a contractor to subcontract a portion of the work to one or more 
MBEs or WBEs, or by the purchase of materials used in the Project from 
one or more MBEs or WBEs, or by any combination of the foregoing . 
Those entities which constitute both a MBE and a WBE shall not be 
credited more than once with regard to the Developer's MBE/WBE 
commitment as described in this Section 23(C) . 

4. The Developer shall deliver quanerly reports to the Department of Planning 
and Development describing its efforts to achieve compliance with this 
MBEIWBE commitment. Such reports shall include ~ .al.ii the name and 
business address of each MBE and WBE solicited by the Developer or a 
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contractor to work on the Project, and the responses received from such 
solicitation, the name and business address of each MBE or WBE actually 
involved in the Project, a description of the work performed or products or 
services supplied, the date and amount of such work, product or service, 
and such other information as may assist the Department of Planning and 
Development in detennining the Developer 's compliance with this 
MBE!WBE commitment. The Department of Planning and Development 
shall have access to the Developer's books and records, including, without 
limitation, payroll records and tax returns, and records and books of 
account upon at least five (5) business days' notice, to allow the City to 
review the Developer's compliance with its commitment to MBEIWBE 
participation. 

5. Any reduction or waiver of the Developer's MBEIWBE commitment as 
described in this Section 23(C) shall be undertaken in accordance with 
Section 2-92-450, Municipal Code of Chicago. 

SECTION 24. PROVISIONS NOT MERGED WITH DEED. 

The provisions of this Agreement shall not be merged with the Deed, and the Deed shall 
not be deemed to affect or impair the provisions of this Agreement. 

SECTION 25. HEADINGS. 

The headings of the various sections of this Agreement have been inserted for convenient 
reference only and shall not in any manner be construed as modifying, amending, or affecting in 
any way the express terms and provisions thereof. 

SECTION 26. GOVERNING LAW. 

This Agreement shall be governed. by and construed in accordance with the laws of the 
State of Illinois. 

SECTION 27. ENTIRE AGREEMENT. 

This Agreement constitutes the entire agreement between the parties hereto and supersedes 
and replaces completely any prior agreements betWeen the parties with respect to the subject 
matter hereof. This Agreement may not be modified or amended in any manner other than by 
supplemenw written agreement executed by the parties. 
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SECTION 28. SEVERABILITY. 

If any provision of this Agreement, or any paragraph, sentence, clause, phrase or word, 
or the application thereof is held invalid, the remainder of this Agreement shall be construed as 
if such invalid part were never included and this Agreement shall be and remain valid and 
enforceable to the fullest extent permitted by law. 

SECTION 29. NOTICES. 

Any notice, demand or request required or pennitted to be given hereunder shall be hand­
delivered in writing or sent by registered or certified mail, postage prepaid, to the Developer at 
the address set forth above, with copies to Davis, Miner, Barnhill & Galland, P.C., 14 West Erie 
Street, Chicago, lllinois, Attention: William A. Miceli, Esq., and Anne Cotter, Esq., General 
Counsel, MCL Companies, 1337 West Fullerton Avenue, Chicago, illinois 60614, and to the City 
of Chicago, Department of Planning and Development located at 121 North LaSalle Street, Room 
1000, Chicago, Illinois 60602. 

Notices are deemed to have been received by the parties three days after mailing. The· 
parties, by notice given hereunder, may designate any further or different addresses to which 
subsequent notices, certificates or other communications shall be sent. 

SECTION 30. COUNTERPARTS. 

This Agreement is executed in triplicate, each of which shall constitute an original 
instrument. 

SECTION 31. ORGANIZATION AND AUTHORITY. 

The Developer (if other than an individual) represents and warrants that it is duly 
organized and validly existing under the laws of the State of Illinois, with full power and authority 
to acquire, own and redevelop the Property, and that the person(s) signing this Agreement on 
behalf of the Developer have the authority to do so. 

SECTION 32. TERMINATION. 

Notwithstanding anything contained in this Agreement to the contrary, and unless an 
amendment has been executed extending the same, this Agreement shall have a duration of two 
(2) years, commencing with the execution date above written. Subsequent to the expiration of said 
period, the Developer shall have no right with regard to any portion of the Property not conveyed 
and this Agreement shall be rendered null and void with regard to such portion. This Agreement 
shall remain in full force and effect as to those portions of the Property conveyed within the two 
(2) year period. 
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IN WITNESS WHEREOF, the City has caused this Agreement to be duly executed in 
its name and behalf by its Commissioner of Planning and Development and the Developer has 
signed and sealed the same on or as of the day and year first above written. 

This· instrument was prepared by: 

Maria Hoffman, Esq. 
Assistant Corporation Counsel 
Room 610- City Hall 
Chicago, Illinois 60602 
(312) 744-6933 

A:\AGnMa.JlDA.l35 

CITY OF CIDCAGO, 

an lllinois limited liability corporation 

By: ________________ _ 
Its: ________________________________ ___ 

By:. ________________ _ 
Its: ______________________________ _ 

MCUASDill, 
an lllinois limited liability corporation 

By: ________________ _ 
Its: -----------------------------------
By: _______________ _ 
Its: _________________ __ 
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STATE OF ILUNOIS 

COUNTY OF COOK 

) 

) ss 
) 

I, {.;_,t_ W {} · 9cc.u t..bt.. a Notary Public in and for said County, in the State 
aforesaid, do hereby certify that J.F. Boyle, Jr., personally known to me to be the Commissioner 
of Planning and Development of the City of Chicago, an lllinois municipal corporation, and 
personally known to me to be the same person whose name is subscribed to the foregoing 
instrument, appeared before me this day in person and being first duly sworn by me severally 
acknowledged that as such Commissioner, she signed and delivered the said instrument, pursuant 
to authority given by the City of Chicago, as her free and voluntary act and as the free ·and 
voluntary act and deed of said corporation, for the uses and purposes therein set forth. · 

GIVEN under my notarial seal this I 0 day of ~e. , 1996. 

--"OFFICIAL S~A~'' 
ELLEN A O'CONNOR 

My con ,.... . -..::r'_-CSSATE OF IWNOI5 
MY COMMISSlON EXARES 10/!S/9-7 

A:\AGT\MCL.RDA.13S 

,19 __ . 
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~ IN WITNESS WHEREOF, the City has caused. this Agreement to be duly executed in 
qts name and behalf by its Commissioner of Planning and Development and the Developer has 
-signed and sealed the same on or as of the day and year first above written. 

This instrument was prepared by: 

Maria Hoffman. Esq. 
Assistant Corporation Counsel 
Room 610 - City Hall 
Chicago, illinois 60602 
(312) 744-6933 

A:\A01\MOJtOA.lJS 

CITY OF CIDCAGO, 
an Illinois municipal corporation 

By: ________________ _ 
J.F. Boyle, Jr., Commissioner 
Department of Planning and Development 

MCUASD II, 
an Illinois limited liability corporation 

By:_.,t--.-+...:..:.:::.......,4-.,.,.--------
Iu: ______ ~--~~~~--------------

MCUASDm. 
an illinois limited liability corporation 

By:~~~..L::::::.~_:_:~~-------­
Iu:---~~~--~~~~------------

By:·_..L:::..~U:::.::..:.-+~--;------
Iu:· _____ -+~~~r------
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STATE OF ILLL"lOIS 

COUNTY OF COOK 

) 

) SS. 
) 

I, i1Ylllet;<1 i~rx:d , a Notary Public in and for said County, 
in the State aforesaid. do 

1~reby certify that A 11 i son s. Davis , personally known to me to 
be- Member of MCL/ASD L.L.C. II . an 
1 11 i no is 1 i m i ted 1 i ab i 1 i ty comoanv , and personally known to me to be the same person 
whose name is subscribed to the foregoing instrument, appeared before me this day in person and 
being first duly swam by me severally acknowledged that as such Member · 

•he signed and delivered the said instrument, pursuant to authority given by 
MCL/ ASD L. L. c. I I , as liar/his free and voluntary act and as the free and 
voluntary act and deed of said Member , for the uses and purposes therein 
set forth. 

GIVEN under my notarial seal this _ID __ day ofJU.l~< , 1996. 

"O.FFICLAL SEAL• ~ 
LEAH MOORE , 

Notary Pucric, State of IIRnoia 
Mv Commi~sic;-· E~pires 2116197 

NOTARY PUBUC 

My commission expires------· 19 __ . 

A:IAGT\MCI.JU)A.IJ5 
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STATE OF ILLINOIS 

COUNTY OF COOK 

) 

) SS. 
) 

I, LtrdetS iM.Ld , a Notary Public in and for said County, 
in the State aforesaid, do hereby ceRifi that Dan i e 1 E. Mclean , personally known to me to 
be tfiifF Member of MC L/ AS D L. L. C • I I , an 

Ill i no j s 1 j m i ted 1 jab j 1 j ty company , and personally known to me to be the same person 
whose name is subscribed to the foregoing instrument, appeared before me this day in person and 
being first duly sworn by me severally acknowledged that as such __ Me_m_b_e_r _____ _ 

a'he signed and delivered the said instrument, pursuant to authority given by 
MC L/ AS D L. L • C • I I , as -/his free and voluntary act and as the free and 
voluntary act and deed of said Member , for the uses and purposes therein 
set forth. 

GIVEN under my notarial seal this \ b 

"OFFICIAL SEAL" 
LEAH MOORE 

Notary Public, State of IIRnois 
My Commissior; t.xpires 2116197 

My commission expires ------• 1996. 

A:\AU'nMCIJU)A.Jl.S 29 

day of · JlLnEt , 1996. 

NOTARY PUBUC 
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EXECUTIVE SUMMARY 

Report Prepared For: The Habitat Company 
350 West Hubbard Street 
Chicago, Illinois 60610 

Type of Property : 16 scattered condominium units 

Property Location: 14 N. Block, Larrabee A venue 
Chicago , Illinois 
(Mohawk North development) 

Effective Date of Valuation & Opinions : July 29, 1997 

Report Date : September 24 , 1997 

Conclusions : 
Aggregate Retail Value : $2 ,154,000 

Present Worth, Market Rents versus 
Contract Rents , 40 year term: 

9.4% Pro Forma Investor 
Discount Rate: 

10 .5% Pro Forma Market 
Discount Rate: 

11 % Pro Forma Investor 
Discount Rate: 

Present Value Residual Payment: 

Appraisers: 

File #0650CH7 .494 . 

$1 ,980,000 

$1,750,000 

$1,650,000 

$13,000 

Thomas G. Muriello, SRA, V.P . 
Illinois State Certified 
General Real Estate Appraiser 
License No. 153-000500 

Frank J. Muriello , MAI, SRA, CRE 
Illinois State Certified 
General Real Estate Appraiser 
License No. 153-000722 

MEYER-MURIELLO, INC. 
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CONSULTATION SERVICE 
LIMITED APPRAISAL - SUMMARY REPORT 

In response to prior agreement with our client, this is a Consulting assignment and Limited 

Appraisal - Summary Report intended to comply with the reporting requirements set forth 

by the Uniform Standards of Professional Appraisal Practice. Some of the supporting 

documentation concerning the data, reasonings, and analyses might be retained in the 

appraisers ' file. The depth of discussion in this report is specific to the needs of the client 

and for the intended use as stated herein. The appraisers are not responsible for 

unauthorized use of this report. 

CLIENT: 

PRIMARY APPRAISER: 

REVIEW APPRAISER: 

SUBJECf PROPERTY: 

The Habitat Company 
350 West Hubbard Street 
Chicago, Illinois 60610 

Thomas G. Muriello, SRA, VP 
Illinois State Certified 
General Real Estate Appraiser 
License No. 153-000500 

Frank J. Muriello, MAl, SRA, CRE 
Illinois State Certified 
General Real Estate Appraiser 
License No. 153-000722 

Sixteen Scattered Condominium Units 
The Homes of Mohawk North 
East Side of Larrabee Avenue 
North of Blackhawk Avenue 
Chicago, Illinois 

PURPOSE AND INTENDED USE OF THE APPRAISAL: 

It is our understanding that The Habitat Company as Receiver for the CHA Scattered Site 

Program plans to negotiate a long-term lease (40 years) for the subject units within this 

development. The purpose of this appraisal and consultation service is to determine 

appropriate components of the lease, based upon certain guidelines. Our market rent study 
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tn comparison to contract rems, we understand, will be a basis for a one-time capital 

payment paid up from to the developer. We also understand that monthly operating 

expenses are to be paid to the developers, and our consultation service includes commentary 

on the developer 's pro forma. We understand that there will be a "residual payment" to 

CHA. and that the final amount is to be based upon 25% of the net sale proceeds after the 
40 year term . 

SPECIAL ASSUMPTIONS: 

1. All information pertaining to the proposed lease terms is from our client and other 

representatives, and is assumed to be correct. 

2. We have been asked to project the market value of the subject units in 40 years . It 

must be understood that this portion of our assignment does not fall in the "appraisal" 

category of USP AP since such a projection is extremely speculative by character and 

nature, being based almost solely upon given investor parameters (e.g. rates of 

appreciation) that might not be supportable in the marketplace . We developed this 

portion of the assignment only as the point of reference as a type of "investment value" 

- ,-.... as defined by the Appraisal Institute. 

3. This is a unique assignment since it has characteristics of a USP AP appraisal and 

USP AP consulting. The appraisal portion mostly pertains to the estimate of retail value 

for the subject units and invokes various USP AP Departures, including the omission 

of the Cost Approach and the omission of a discounted cash flow study to determine 

the present worth of the units when completed, as if sold to a single developer. We 

are comfortable with this USP AP Departure considering the nature of the assignment. 

Clearly, the client should understand that there is no reference in this appraisal report 

as to the true present value of the subject as "sold" units, i.e. prospective value, 

discounted to present worth. There is also no reference to the present value of the 

project as a rental apartment complex, discounted for construction, absorption, etc. 

This type of analysis is commonly required in normal, conventional lending practices. 

The omission of the Cost Approach, including underlying land value as vacant and 

ready to be developed to its highest and best use, is not considered to be significant for 

the estimate of retail value of the subject units. The reason is that said Cost Approach 

is simply not utilized by prudent buyers and sellers of condominium and townhouse 

units in the subject market area. 
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DEFINITION OF MARKET VALUE: 

A current economic definition agreed upon by federal financial instirutions in the United 

States of America is: 

The most probable price which a property should bring in a competitive 
and open market under all conditions requisite to a fair sale, the buyer 
and seller each acting prudently and knowledgeably , and assuming the 
price is not affected by undue stimulus . Implicit in this definition is the 
consummation of a sale as of a specified date and the passing of title 
from seller to buyer under conditions whereby : 

1. buyer and seller are typically motivated; 

2 . both parties are well informed or well advised and acting in what 
they consider their best interests ; 

3 . a reasonable time is allowed for exposure in the open market ; 

4 . payment is made in terms of cash in United States dollars or in 
terms of financial arrangements comparable thereto ; and 

5 . the price represents the normal consideration for the property sold 
unaffected by special or creative financing or sales concessions 
granted by anyone associated with the sale. 

(Uniform Standards of Professional Appraisal Practice , published by the Appraisal 

Foundation, Copyright 1994) 

PROPERTY RIGHTS APPRAISED: 

The property rights appraised for the retail value estimate are of the fee simple title of the 

subject units , assuming no liens or encumbrances other than normal covenants and 

restrictions of record. 

DATE OF INSPECTION: 

The subject property was inspected on July 29, 1997. 
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EFFECTIVE DATE OF VALUE: 

The effective date of this appraisal is July 29 , 1997, the date of our inspection of the subject 

property . 

DATE OF REPORT: 

This report is dated September 24, 1997 . 

IDENTIFICATION OF THE PROPERTY: 

The subject consists of 16 "scattered" units within the Homes of Mohawk North 

development, located along the east side of Larrabee Avenue, just north of Blackhawk 

Street, within the corporate limits of the City of Chicago, Illinois. These are referred to 

as the HUD/CHA Rental Units, Mohawk North, and are further identified as follows: 

Rental No. Building No. Common Address 

1 27 1441 N. Larrabee, Unit B 

2 28 1443 N. Larrabee, Unit A 

3 30 1449 N. Larrabee, Unit C 

4 31 1451 N. Larrabee, Unit B 

5 32 1453 N. Larrabee, Unit C 

6 33 1455 N. Larrabee, Unit A 

7 34 1459 N. Larrabee, Unit A 

8 36 1453 N. Larrabee, Unit B 

9 37 1465 N. Larrabee, Unit C 

10 39 1471 N. Larrabee, Unit B 

11 40 1473 N. Larrabee, Unit B 

12 41 1475 N. Larrabee, Unit C 

13 42 1479 N. Larrabee, Unit B 

14 45 1485 N. Larrabee, Unit A 

15 46 1487 N. Larrabee, Unit A 

16 47 1491 N. Larrabee, Unit A 
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STATEMENT OF OWNERSHIP: 

It is our understanding that the Mohawk North development is owned by MCL Companies , 

Dan McLean, Allison S. Davis . This information is assumed to be correct. 

ONE YEAR SALES HISTORY OF THE SUBJECT: 

As mandated by FIRREA and the Uniform Standards of Professional Appraisal Practice , 

appraisers are required to cite any sales , listings, or offer history of a property of a subject 

type . It is our understanding that the subject units have been "tagged" for the Scattered Site 

Program, and have been under thtilame ownership since construction. This information 

is assumed to be correct. 

ESTIMATE OF EXPOSURE AND MARKETING TIME: 
Based on an analysis of comparable sales and discussions with knowledgeable brokerag~ 

sources, we estimate that both an exposure and marketing time of approximately 6 to 12 

months would be applicable to the subject individual units at the appraised values herein 

(retail value), provided they would be priced properly and aggressively marketed through 

methods considered normal and prudent for the subject property type, and by qualified and 

competent marketing agent(s). The estimate of exposure and marketing time for the 16 units 

in bulk would be projected as something more, but again, this is not part of our 

appraisal/ consultation assignment. 

APPRAISAL DEVELOPMENT/CONSULTATION AND REPORTING PROCESS: 

In preparing this appraisal, the appraisers 

0 

0 

0 

inspected the subject neighborhood, subject site, and the exterior as well 

as sample units of the improvements; the balance are assumed to be 

virtually the same, except as described herein; 

completed research for individual unit sales, market rents, and operating 

expenses; 
confirmed and analyzed the condo sale data and developed the Sales 

Comparison Approach to Value only as it applies to the individual units 

"as completed." Additionally, the appraisers completed an investor survey 

for market-anticipated discount rates, etc. 
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To develop the opinion of value for the "market value" portion, the appraisers performed 

a Limited Appraisal process as defmed by the Uniform Standards of Professional Appraisal 

Practice. This means that departures from Standard 1 were invoked. This is a combination 

Limited Summary Appraisal Report and consultation service . Some of the supporting 

documentation might be retained in the appraisers' file, although to a limited degree if 

applicable at all. Sources of data include properties that we have appraised, developers in 

this market area, local multiple listing services, rental and management agents, public 

records and public record services, property owners, etc. 
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AREA/VICINITY SUMMARY: 

The general vicinity of the subject has come to be tied to various names , including Old 

Town, North Town, and the Near North Side . Technically, North Town is known as 

properties west of Wells Street, east of the Chicago River, north of Chicago Avenue, and 

south of North Avenue. Old Town itself is essentially the east and west sides of Wells 

Street, north of Division, and adjacent to the south of Lincoln Park. Clearly, North Town 

might very well be one of the last near-downtown neighborhoods ripe for gentrification. 

The advantages of being identified with Old Town are inevitable, with "locals" haveing now 

expanded this neighborhood boundary to and even beyond Larrabee A venue to the west. 

This vicinity has had its share of redevelopment over the past five years or so, with most 

occurring between 1994 and the present. Some of the larger developments include Old 

Town Square, Mohawk North, Schiller Place, and Cobbler Square. Old Town Square is 

probably the largest, a mixed use residential community just west of Wells Street and north 

of Division. Under construction are 24 individual condominium units in a 4-story (actually 

3 plus garden level) building, in addition to 30 detached, single-family residences (28 sofd 

of current date) and 59 attached row-house residences. Phase II will include more of 

condominium units. 

Much of the residential new construction in this area is in response to the Near North 

Redevelopment Initiative (NNRI), the City of Chicago's plan for a mixed use project in this 

near north side community area. This redevelopment vicinity is indicated to have 

boundaries of North Avenue on the north, Chicago Avenue to the south, the Chicago River 

to the west, and Wells Street on the east. The largest NNRI developments are Old Town 

Square, The Homes at Mohawk North, and Orchard Park, which is on the 1500 block of 

Clyborn. 

The Initiative originally called for 50% of all residential units to be sold at market rate, 

20% for working, low-income families, and 30% for public housing residents. In process 

is the demolition of approximately 1 ,324 housing units at Cabrini Green; the NNRI affords 

options for residents to stay in the community, relocate to other public housing, or move 

to other locations in the city. 

Also planned are new schools to replace the Near North Career Metro High School, and 

Byrd Community Academy. Commercial shopping is also slated for various locations, and 

a new Chicago Public Library has been completed along the north side of Chicago A venue 

west of Wells Street. 
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Mohawk North, the subject development. is at the far west edge of this recent gentrification 

district , located along the east side of Larrabee Avenue , south of North Avenue. 92 units 

are planned, including 66 condominiums in 22, 3-story buildings , plus 15 detached single­

family residences and 11 townhouses at the northwest and southwest corners of Blackhawk 
and Mohawk . 

Older more noticeable developments include a 6-unit subdivision at 1436 Wieland , where 

sales began September 1, 1995, and where a 5 1/2 months sell-out was realized. Schiller 

Place is a 52-unit development of townhouses completed in 1995. Prices initially ranged 

from $265 ,000 to $370,000 . All of the units were sold within a two year period, from 

January of 1995 to January of 1997 (absorption 2.17 units per month) . Another townhouse 

development is called Cleveland Courts, at the southwest corner of Blackhawk and Hudson. 

This is being marketed by the Jameson Realty Group. Cobbler Square is a 292-unit, lost 

rental conversion along Wells, and includes an adjacent parking garage plus nine first floor 

commercial spaces. 

In-fill and smaller redevelopment pieces are in evidence on the side streets west of Wells, 

with the most developed being at North Park and Wieland. A westward push evidences less 

rehab and individual development, with Larrabee seeming to be the boundary . Certainly, 

sites are available for smaller single developments, as are older brick and frame residences 

ripe for rehabilitation. 

The recent development in this area is not surprising in light of proximity to downtown 

Chicago , Lincoln Park, and Lake Michigan. This is truly one of the last Near North 

sections ripe for redevelopment. There is probably a higher percentage of townhouses by 

a slight margin over single-family residences, with a share of condominium spaces. Some 

developers such as that of the subject have "tagged" various units as replacement housing 

for Cabrini Green residents (rentals) . By and large, the majority of new construction units 

in this market are owner-occupied, and developers anticipate the same for the bulk of the 

absorption period. 

After considering all factors, it is our opinion that there are no adverse trends evident in the 

subject market area, and none that would negatively impact the marketability of the subject 

properties . 
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PHOTOGRAPHS 

-

II 
Front view, sample units II 

II 
Front view, sample units II 
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PHOTOGRAPHS 

II View of rear sections 
II 

/I 
View northerly along Larrabee Avenue 

II 

File No . 0650CH7.494 l\IEYER-MURIELLO,INC. 
[11] 



PHOTOGRAPHS 

II 
View of adjacent SFR section II 
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PROPERTY DATA: SUMMARY 

LOCATION: 

No. UNITS: 

TYPE BUILDING: 

FLOOR LOCATIONS: 

FLOOR PLAN: 

UNIT SIZES: 

File No . 0650CH7 .494 

The subject consists of 16 individual "scattered" units 

in the condominium section of the Homes of Mohawk 

North development, located along the east side of 

Larrabee A venue, just north of Blackhawk Street. 

16 out of 66 

Each of the subject units is located in a three-story 

(actually two-story plus garden level, below grade in 

front) , masonry and frame constructed, detached 

building, one unit per floor. Exterior construction 

includes predominantly face brick front, architectural 

concrete block elsewhere . Subject units are said to be 

in the "C" elevation buildings . 

Each building has three units, which vary only slightiy 

in plan and gross size. The "A" units are the garden 

levels, the "B" units are second floor, and the "C" are 

third floor units, all stairway accessed. According to 

information furnished to us, the subject includes the 

following mix: 

Total "A" first floor (garden) unit : 6 

Total "B" second floor units: 6 

Total "C" third floor units: 4 

Each unit has a living room/dining room, galley 

kitchen, two bedrooms, and 11h baths. The first floor 

units have a sunken patio, while the second and third 

floor units have individual wood decks. Each unit has 

one exterior parking space located at the back of the 

development. 

(Note - condominium units are traditionally measured 

paint -to-paint) 

"A" first floor: 965 ± sq. ft. 

"B" second floor: 965± sq.ft. 

"C" third floor: 965± sq.ft. 
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STA~WARD FEATURES: 

• 
• 

• 
• 
• 
• 
• 
• 
• 
• 

• 
• 
• 
• 
• 
• 
• 
• 
• 

• 

Built-in 4-cycle dishwasher , garbage disposal , plus free-standing appliances 

Frameless kitchen cabinetry with choice of wood or laminate doors , plus 

laminate countertops 

Double-bowl stainless steel kitchen sink with Moen faucets 

Ceramic tile flooring in kitchen and pantry 

6-panel steel insulated entrance door 

6-panel interior doors and bi-fold closet doors 

Wall-to-wall carpeting in primary rooms 

Vinyl-clad wire closet shelving 

Decorative lighting 

Telephone wiring for living room, kitchen, and master bedroom, plus cable in 

living room and master bedroom 

Self-rimmed drop-in sinks, Moen faucets 

Fiberglass tubs with surrounds 

Combination gas-fired HVAC with humidifier 

Each unit has 40 gallon, high recovery , gas-fired water heater 

Windows are vinyl, dual-glazed and insulated 

Roof insulation R-30 fiberglass 

Exterior construction masonry, with Tyvek air infiltration barrier 

Landscaped front yard, with painted security fence, common 

Primary common area has paved parking lot at rear, graded for what is assumed 

to be appropriate drainage; individual striped spaces, one per unit as standard . 

Reportedly 100 amp electrical service per unit 

Flf.'/CTIONAL UTILITY: Adequate 

CONDITION: New construction 
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ZONING MAP 

Rl SINGLE ·FAMI.Y RESIDENCE DISTRICT 

R Z SINGLE· FAMILY RESIDENCE DISTRICT 

R 3 GENERAL RESIDENCE DISTRICT 

R4 GENERAL RESIDENCE DISTRICT 

R 5 GENERAL RESIDENCE DISTRICT 

R6 GENERAL RESIDENCE DISTRICT 

R 7 GENERAL RESIDENCE DISTRICT 

R 8 GENERAL RESlDENCE DISTRICT 
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ZONING/HIGHEST AND BEST USE: 

According to the 1997 zoning map for the City of Chicago, the subject units are located in 

the R-4, General Residence District. Permined uses include single-family residences, rental 

apartments , condominiums , townhouses , and typical non-profit types. We spoke with a 

representative of the City of Chicago Department of Planning and Zoning who verified that 

the use of the subject property is considered to be legal and conforming . We assume that 

this information is correct. 

Although this rather unique assignment does not include a complete appraisal process in the 

traditional sense, our opinion is that there is little doubt the highest and best use of the land 

as vacant is for some type of residential redevelopment. This is consistent with the 

gentrification trend that has been occurring in this Near North community area over the past 

few years, extending to approximately Larrabee Avenue, and even w Clybourn on the west. 

Alternate uses such as commercial or industrial are simply inconsistent with zoning and 

economic feasibility . It is our further opinion that the highest and best use of the individual 

subject units is probably for their intended use as condominium dwellings . Although this 

type of residential space might represent the minority in the greater land west of Wells, 

north of Division, and south of North Avenue, alternate market areas have proven 

condominiums to be a reasonably viable product in this greater near north market. 

REAL ESTATE TAXES: 

The subject units are virtually new construction and real estate taxes have yet to be levied. 

It was indicated to us that the primary players expect the subject units to be exempt from 

real estate taxes based upon an appeal to the Illinois Department of Revenue . However, to 

our knowledge this has not come to fruition. 

Estimating market-rate real estate taxes is a risky task for an appraiser to say the least. 

Variations can occur rather widely, depending upon a number of different factors, many of 

which are not even discernible. With these limitations, we have uncovered various 

comparisons of existing condominium units in the_ subject general market area, and some 

just outside of this market area. On the following page these are presented for reference 

purposes : 

File No. 0650CH7 .494 MEYER-MURIELLO, INC. 

[18] 



REAL ESTATE TAX COMPARABLES: 

Location Room Count Reported Taxes 

1524 North LaSalle, Unit 4W 3-1-l $2 ,633.00 

1460 Sandburg, Unit 1011 5-2-2 $1,473 .00 

30 East Division, Unit 5E 4-2-2 $1 ,775 .00 

1309 North Wells, Unit 708 4-2-2 $2 ,299 .16 

Our valuation would assume that real estate taxes for the subject units, if applicable , would 

be at competitive and market levels. 
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LEASE TERMS: 

No. UNITS: 

LESSOR: 

LESSEE: 

TERM: 

RENT: 

BASIS: 

ESCALATIONS: 

GAS, ELECTRIC PAID BY: 

ALL OTHER CHARGES: 

OWNERSHIP OF UNITS 
AT END OF LEASE: 

RESIDUAL PAYMENT: 

FINANCING: 

File No. 0650CH7.494 

16 in The Homes of Mohawk North. The total 

financing package actually includes 28 units in Old 

Town Square , addressed under a separate appraisal/ 

consultation assignment for our client . 

Developer, MCL 

CHA 

40 years 

$400 per unit per month 

Semi-gross 

Minimal increases based upon the lower of (a) 2% per 

year or (b) CPI. 

Tenant 

Paid by landlord, including monthly assessments , 

water and sewer, real estate taxes if applicable, 

interior decorating and maintenance 

Lessor 

In place of an option to purchase the units at the end 

of the lease term, a compromise has been reached for 

the developers to make a residual payment to 

CHNCMHDC upon the sale of the units at the end of 

the lease term. The amount will be 25% of the net 

sale proceeds (i.e. gross sales proceeds from the units 

minus any unpaid CMHDC debt). 

Although not part of this assignment and inconsistent 

with the traditional defmition of market value, it is our 

understanding that CMHDC is to provide a loan in the 

amount of $1,056,000, which shall constitute a 

payment for securing low income housing for public 

housing residents. Said loan will be 40 years at an 

interest rate of 4.5%. Please note that the loan is 

actually for 16 units in the subject development and 

28 units in Old Town Square, total 44 units. 
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MARKET RENTS VERSUS CONTRACT RENTS 

It has been proposed that the lessee (CHA) make a one-time and up-front payment to the 

developers (capital payment). This payment is based upon the present worth of the 

difference between market and contract rents, the latter of which, at $400 plus escalations , 

is considered to be notably less than market levels. The first step in this process is the 

estimate of market rent by direct comparison. 

We have completed extensive research for such comparisons in this market area, which is 

largely owner-occupied, i.e. for townhouse and condominium units . However, the data 

uncovered is considered to suggest a decent basis of comparison for the subject in light of 

scarcity . The grid on the following page summarizes the best of the total rental 

comparisons uncovered for this analysis. Standard lease terms in the industry include one 

year duration, with tenants commonly responsible only for unit electric and gas (heat). 
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RENTAL COMPARISON: SUMMARY 

Comp AJJress Agt: 

No. 

Rill 1445 North Park 100 

+ 

R#2 1530 N . Orleans 100 

+ 

R#3 1329 N . Mohawk New 

R/14 1407 N. Mohawk 100 

+ 

R#5 1465 N. Larrabee, #B New 

R#6 1473 N. Larrabee, #C New 

R/17 1451 N. Larrabet:, #A New 

R/18 1443 N. Larrabee, #B New 

R#9 1350 N. Wells 100 

+ 

Sub. Mohawk North New 

Rehah 

RemoJ 

Rehab. 

New 

Rehab 

New 

New 

New 

New 

Loft 
Conv . 

New 

( 

Qual/ l.oc . Pkg . Room Utls . 

ConJ . lnciJ Count lnciJ . 

Avg. Supr. No 5-3-1 lit: at 
4-2-1 Watt:r 

Avg- Sl. Yes 3-1 - 1 Water 
GooJ Supr. 

Good . Simlr . Yes 6-3 -2 Water 
Yes 6-3-2 

Good Simlr. Yes 5-2-1 Water 
Yes 5-2-1 
Yes 4-1-1 

Avg.- Simlr. Yes 5-2- Water 
Good l'h 

Avg- Simlr. Yes 5-2- None 
Good 1'/z 

Avg.- Simlr. Yes 5-2- Water 
Good l'h 

Avg.- Simlr. Yes 5-2- Water 
Good 11/z 

Good Supr. No loft, Water 
I hath 

Avg .- Yes 5-2- Water -
Good l'h 

( r 

floor ReptJ . Est Rate/ Colllllllent 

Loc . Rent/ Sq .Ft. Sq.Ft. 
Mo . 

I $1.100 965 $1.14 Rt:nwJt:kd, hut not a n:hah; 
Bsml. $600 700 $0 .86 framt: hiJg . . avg . quality 

1&2. $800 750 $1.07 Brick hiJg . . rehab . hut 
parallel to "el" trat:ks . 

2 $1,400 1,400 $1.00 New brick hiJg , 3 units . 
3 (ask) I st noor anJ hasnu. 

$1,600 1,400 $1.14 duplext:J for owner 

I $1.500 1,150 $1 .30 4 -unit hldg . , rehah. 
2 $1,500 1,150 $1.30 lireplact:s, security, other 

Gdn . $975 850 $1.15 Jt:tails 

2 $1,350 965 $1.40 llomt:s by Mohawk North 
(ask) 

3 . $1,350 965 $1.40 Homes by Mohawk North 

Gdn . $1,400 965 $1.45 llomes hy Mohawk North 
(ask) 

2 $1,500 965 $1.55 Uumt:s hy Mohawk North 
(ask) 

varies $1,500- 1,000 $1.50- Cohhlcr Squart:. a loft 
$1,600 $1 .60 conversion , 292 units , 42 

llnor plans , nunu:rous bldg. 
Amenities incl. Doorman. 

atrium. elevator-scrvt:d, 
sundeck. community room . 
Pkg . available for eltlra fee -

$95 -$135 . uncovered vs . 
parking garage 

Gdn ., NIA 965 -- New bldgs - west edge of 
1,2 gentrification district 

.. . 



CO:'iCLUSIONS: 

Considering the mixed use nature of this residential market and also the range between 

older/existing, remodeled , renovated vintage, and new construction properties , our survey 

includes a corresponding variety of rental comparisons. Some of the comparisons are 

standard rental units in remodeled, renovated, or new construction buildings. Still others 

are bona fide condominiums, most in newer projects . 

Reasonably consistent is the standard in this area , where the tenants respectively are 

responsible for payment of all utilities with the exception of water. Some variations are 

apparent for differences in overall quality, but most of the comparisons include a parking 

space in the monthly rent. 

Also evident is a preference for bona fide above-grade locations versus basement or garden 

levels, reasonably characteristic in this and other markets. R#1 is an example of this,_ with 

the basement unit generating only 86C per square foot per month versus $1.15 per square 

foot per month for the first floor, despite the fact that the lower level unit is somewhat 

smaller and that the market tends to acknowledge an inverse relationship between unit price 

and size, in this case per square foot. R#4 suggests the same tendency, with the smaller but 

inferior located garden unit generating less per square foot per month than the upper floors. 

On the other hand, there does not appear to be convincing evidence of a preference for third 

floor versus second floor units given the same floor plan and design/size. The only 

apparent exception is R#3, the third floor of which shows a $200 per month increase 

compared to the second floor. But according to the sales agent, this premium is attributed 

largely to cathedral ceilings and skylights, plus a rooftop deck. 

* * * * * * * * * * 

For the subject units, inevitable attention is drawn to R#5 through R#8 . These are all in 

the same development, with varying floor locations. Reportedly, only one has been rented 

successfully, that being R#6, a third floor unit at $1,350 per month. This was a successful 

lease signing after about two months of marketing. The asking price was $1,3 7 5 per month, 

and the contract $1,350. R#5 was being marketed at $1,350 per month, a third floor unit 

in the same complex. But after about one year, the listing was canceled, i.e . in early June 

of 1997 . 
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Recently placed on the open market with the same broker are RJ/7 and RJ/8 , both at 

Mohawk North. The difference in asking rates at $1,400 and $1 ,500 per month , according 

to the broker , is anticipated as a result of floor location, R#7 being a garden unit and RJ/8 

being the top floor. By comparison to R#6, it is anticipated that these asking prices would 

be negotiated downward . 

Some of the higher rates for rentals in the Old Town area are in Cobbler Square (RJI9) at 

1350 North Wells . This is a 292 unit loft conversion of the former Doctor Scholl factory . 

The rate for 1,()(X) square foot units are $1 ,500 to $1 ,600 per month, or $1.50 to $1.60 per 

square foot net. These are even understated since parking is charged at an extra fee . But 

it should be remembered that this is a loft conversion with inherently different charm, and 

a property with common building amenities, including a 24 hour doorman, exercise room, 

etc . These rates per square foot for the subject would be unrealistic . 

After careful analysis and consideration of all factors, it is our opinion that the following 

are deemed market rates for the subject units: 

6 Total "A" first floor (garden) units@ $1,150/mo. ($1.19/sq.ft .) x 12 mos . $82 ,800 

6 Total "B" second floor units@ $1,350/mo. ($1.40/sq.ft.) x 12 mos $97 ,200 

4 Total "C" third floor units @ $1 ,400/mo. ($1.45/sq.ft.) x 12 mos . $67.200 

Total gross annual market rents $247 ,200 

Contract Rents: 

16 units x $400/mo. x 12 mos. $76 ,800 

• • • • • • • • • • 

DISCOUNTING PARAMETERS: 

RENT: 

Per the lease agreement, the term is 40 years with an initial rate of $400 per unit per month. 

Escalations are on an annual basis , either at 2% per year or based upon CPI indications, 

whichever is lower. 

We have referred to the August issue of Economic Indicators prepared for the Joint 

Economic Committee by the Council of Economic Advisors, United States Government 
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Printing Office, Washington, DC, 1997. The following are year-end (comparisons 

December to December) changes in consumer prices: 

Year-to-Y ear All Items Housing 

1987 +4 .4 +3 .7 

1988 +4.4 +4 .0 

1989 +4.6 +3 .9 

1990 +6.1 +4 .5 

1991 +3.1 +3.4 

1992 +2 .9 +2.6 

1993 +2.7 +2.7 

1994 +2 .7 +2.2 

1995 +2.5 +3.0 

1996 +3 .3 +2.9 

Although there is no way to truly anticipate CPI changes over the next 40 years, we have 

utilized the data over the last ten years, which suggests that the lower of the two factors per 

the lease agreement will very likely be the standard 2% escalation for the contract rents. 

For market rents, we have completed extensive research and conversations with rental 

agents of properties in Old Town and competing sections of the Near North side. Statistics 

over the past ten years suggest variations in rate increases from 1 % to 4%, but leasing 

experts indicate that an average rate of 2% would be anticipated. Again, it is difficult to 

project rate changes over the next 40 years, but it is our opinion that a prudent investor 

would acknowledge virtually the same 2% rate for market rents and no more. The most 

recent investor survey in the August, 1997, issue published by Real Estate Research 

Corporation (RERC) indicates an average anticipated rate escalation for multiple-family 

property rents of approximately 4 .5%. But investors usually base their pro forma on 5 to 

10 year holding periods. In the final analysis, we have selected 2% as most applicable, 

considering all factors, including the length of this particular projection, i.e. 40 years. 
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V ACA~CY AND COLLECTION: 

The discounted cash flow statement includes deductions for vacancy and collection as 

applied to the market rents, and a collection contingency to the contract rent. That applied 

to market rent is based upon investor survey, and are actual occupancy studies in this 

market. This is consistently the average amount acknowledged by multi-family investors 

in the subject area in development of typical pro formae. The rate applied to contract rent 

is less. at on! y 2% . This acknowledges that CHA is the lessee, and hence , a vacancy factor 

would not likely be realized . 

DISCOUNT RATE: 

With all other parameters in place, the selection of the discount or yield rate is the 

remaining step. This is the fmal and critical step in the discounted cash flow analysis . The 

actual yield rate on an investment cannot be determined until said investment is sold, but 

an investor generally considers a target yield for the investment just prior to or during the 

period of ownership . 

A method to estimate the discount rate anticipated as being applicable to the subject's 

periodic net cash flows involves consideration of the difference, or spread, between free and 

clear equity yields for real estate investments, vis-a-vis "safe" rates of return on alternate 

cash investments such as municipal bonds (Aa), corporate bonds (Aaa) , and US Treasury 

issues. The spread is commonly called the intermarket yield spread, and represents the 

amount of risk over and above the safe rates that would be applicable for real estate 

investment. The following charts show a summary of various bond and government issue 

rates , along with discount rates and prime rates over the past eight years and eight months. 
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TABLE I: RATES OF RETURN OVER TIME 

Year end 08/97 1996 1995 1994 1993 1992 1991 1990 1989 

3 Yr . T-Bill s 6 . 11% 5.99% 6.25 % 6.27 % 4.40% 5.30 % 6.82 o/c 8 .26 % 8 .55% 

10 Yr . T-Bill s 6 .36% 6.44% 6.57% 7 .09 % 5.87 % 7.01 % 7 .86% 8 .55 % 8.49% 

Hi-Grade: 5 .50% 5 .75% 5.95% 6. 19 % 5.63% 6.41 % 6.89 % 7 .25% 7.24% 
Municipal Bonds 

Corporate:: Aaa 7 .27% 7.37% 7 .59% 7.97% 7 .22% 8.14% 8.77 % 9.32% 9.26% 
Bonds 

Discount Rate 5.00% 5.02% 5.21% 3.60% 3.00% 3.25% 5.45 % 6.98% 6.93% 

Prime:: Rate 8.5% 8 .2% 8.83% 7 .15% 6.00% 6.25% 8.46 % 10 .01 10 .87 
% ~ 

TABLE II: RATE CHANGE ANALYSIS 

Period 1996 to 95/96 94/95 93/94 92/93 91192 90/91 89/90 

08/97 

3 Yr. T- 2% -4% -1% 43% -17% -22% -17% 3% 

Bills 

10 Yr . T- -2% -7% -21% 33% -16% -11% -8% 1% 

Bills 

Hi-Grade -25% -2% -19% 20% -12% -7% -5% 0% 

Municipal 
Bonus 

Corporate -1% -3% 15% 10% -11% -7% -6% 1% 

Aaa Bonds 

Discount N/A -4% 45% 28% -8% -40% -22% 1% 

Rate 

Prime Rate 3% -4% 23% 42% -4% -26% -15% -8% 

Average -4% -43% 4% 25% -11% -19% -12% -2% 

Change 
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TABLE Ill: INTERMARKET YIELD SPREADS; 
Real Estate versus Capital Markets 

1Q/97 1Q/96 1Q/95 1Q/94 

Mean Real Estate Yield 11.5% 11 .5% 11.5% 11.6 % 

YIELD SPREAD (% Points) 1 

Moody's Baa Corporate 3.4% 3.4% 3.0% 3.6% 

Moody's Aaa Corporate 4.1% 4.1% 3.5% 4.2% 

10 Yr. Treasuries 5.0% 5.2% 4.5% 5.2% 

1 Real estate over other investments 

1Q/93 

12 .2% 

4.0 % 

4.6% 

6.2% 

Table I was taken from the Journal of Economic Indicators published by the U.S. 

Government Printing Office, page 30 of the August, 1997 issue, which inch.ides data 

available as of August 30. The T-bill yields are adjusted to constant maturities by the 

Treasury Department. The remaining rates represent average effective rates for the year. 

The table shows a range of 5. 00% for the discount rate to 7 . 79% for corporate Aaa bonds 

as of August 30, 1997. 

Table II shows percentage changes in yield rates for the various instruments over time. The 

bottom line of the table shows the average overall change for the six instruments combined . 

Yields decreased an average of 2% from 1989 to 1990, and for the following three 

recessionary years yield rates dropped consistently, ranging from -19% for 1991 to 25% for 

1992 and 1993. 

Rates increased dramatically from the end of 1993 to late 1994, primarily owing to the 

actions of the Federal Reserve Board in their efforts to curb inflation. However, the 

discount rate, which had held steady at about 5. 2% since March of 1995, was reduced in 

February, 1996, by nearly 20 basis by the Federal Reserve. Most banks accordingly lowered 

their prime lending rate to 8.27%. Inflation appears to be under control, and the Federal 

Reserve elected not to raise rates in their most recent meeting in September. Overall , 

interest rates have been stable for the last year. 
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Table III was taken from The Real Estate Report by Real Estate Research Corporation, 

Volume 26 , No. 1-1997. It shows intermarket yield spreads between real estate investments 

and the capital markets (i .e., safe rates of return). Included for comparison to the mean real 

estate yield are both Aaa and Baa corporate bonds and 10 year T -bills . The spread between 

"safe" yields and real estate yields ranges from 3.40% to 5.00 %, which essentially 

represents the additional risk applicable to , and return therefore justified for , real estate due 

to the effort required to manage the investment , as well as illiquidity and other factors . 

Based on the current returns on alternate investments in the far left column of Table I, our 

opinion is the minimum acceptable safe rate of return on alternative cash investments is 

6 .00 %. Adding to this the intermarket yield spread range from 3.40 % to 5.00 % results in 

a total discount rate range from 9.40% to 11.00% applicable to real estate investments . 

Selection of an appropriate discount rate also requires an analysis of the risks or perceptions 

of risks involved with the subject .property. There is no question as to the "quality" of 

tenancy, i.e . CHA. An investor would acknowledge this as a positive market-motivating 

factor in the investment itself. Development of the subject area has been rather steady , 

particularly over the past two years, and vacant lots are becoming more scarce as a result. 

This immediate vicinity in the Near North side is probably one of the only remaining near­

downtown districts ripe for gentrification. Histories of other sections, including River 

North, River West, and even Lincoln Park, suggest that the vicinity will maintain its vitality 

into the foreseeable future. Acceptance of the subject type of product appears to be 

reasonable , and there are no adverse trends evident at this time or anticipated for the 

foreseeable future. However, the projection period at 40 years would likely be viewed with 

some caution by investors, by character and nature. Projections this far in advance are 

rarely made, and are speculative and conjectural. In light of all of these factors , our 

opinion is that an upper range discount rate of 10.5% is an appropriate reflection of the 

risks or perceptions of risk involved with the subject investment. This rate will be used to 

calculate the present value factors as applied to the net cash flows . 

* * * * * * * * * * 

Our client has also asked that we prepare two other discounted cash flow analyses, one with 

the lowest discount rate suggested (9.4%) and one at the higher end rate indicated (11 %) . 

Clearly, our opinion is that a prudent investor would view the 10.5% rate as appropriate for 

this type of investment, as we have explained above. The other discounted cash flow 
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analyses are for demonstration purposes , and are based upon particular pro forma , 

depending upon perspective. 

We are not uncomfortable with presenting various discount rate projections since many 

investments are tested within such a range by the investment market. 

SUMMARY: 

Pro Forma (Market) Discount Rate: 

Pro Forma (Investor) Discount Rate: 

Pro Forma (Investor) Discount Rate: 

DISCOUNTED CASH FLOW STATEMENT: 

10.5% 

9.4% 

11.0% 

The table on the following page is the discounted cash flow statement that summarizes and 

executes all of the aforementioned assumptions and parameters . This is the result of our 

srudy , and represents our opinion as to the realistic market-supported discount. These are 

summarized below: 

Term: 

Rent Escalation: 

Discount Rate: 

Average Contract Rents: 

Average Market Rents: 

First Year Gross Contract Rents: 

First Year Gross Market Rents: 

40 years 

2% - contract rents, 2% - market rents 

10.50%; 9.4% & 11% 

$400, at start, Year 1 

$1,2881
, at start, Year 1 

$76,800 

$247,200 

1 Gross $247,200 + 16 units + 12 months. 
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OPERATING EXPENSES: 

Part of the proposed lease agreement is that a monthly maintenance fee would be paid to 

reflect the cost of maintaining each of the subject units. We have been asked to review pro 

forma operating expenses submitted by the developer. The following is a summary of the 

proposed budget : 

DEVELOPER'S PRO FORMA: 

Expense Item Total Amount Basis/Comment 
Estimated 

Management fee $3,648 $19 .00 per month per unit. This equates to 
approximately 4. 75% of gross income . 

Miscellaneous $700 Once per year tenant activities at $500 plus office 
Administrative supplies at $200. 

Legal and $1,500 Audit, legal fees including evictions 
Accounting 

Monthly $13,320 Based on anticipated monthly assessment rates of 
Assessments $65 .00 for garden units, $70.00 for second floor 
(Association) units, and $75.00 for third floor units. Monthly 

assessment covers sewer and water, scavenger, 
landscape maintenance, and "management fee" 

(presumed to be management of the association, 
and not of the subject units as one investment 

property). Monthly assessments are also proposed 
to cover liability insurance for the common areas, 
but not indicated for building/unit fire insurance. 

Utilities -0- Paid by tenants. Common area utilities included 
in monthly assessment. 

Maintenance $5,760 Extermination $2.50/apartment per month, 
grounds maintenance $10 per unit per month, 
repair payroll 16 hours per month at $15 per 

hour, repair materials $15 per unit per year, and 
heating and cooling repair $15 per unit per year. 

Decorating $800 Two units per year 

Insurance $200 Not known; rate for unit fire insurance anticipated 
as higher 

File No . 0650CH7 .494 
1\-lEYER-MURIELLO, INC. 

[39] 



--

Continued 

Expense Item Total Amount Basis/Comment 

Real Estate $32,000 $2,000 per unit per year 
Taxes , if 
applicable 

Replacement $12,000 $750 per unit per year 
Reserves 

Total $69,928 $4,371 per unit total 

Total without $37,928 $2,371 per unit total 
Real Estate 

Taxes 

Total without $25,928 $1,621 per unit total 
Real Estate 
Taxes and 
Reserves 

COMMENT: 

Initially, it is best to view anticipated expenses for the subject as if a 16-unit rental complex. 

Of course, the subject is more unique than most typical multiple-family properties because 

the units are "scattered" and because of condominium ownership (monthly association dues, 

etc.). Expense analyses for multiple-family rental properties are commonly analyzed on the 

basis of a percentage of gross of effective gross income. This is traditionally and 

reasonably sound procedure when a subject and comparable properties are in the same area 

and when the units generate comparable rents. 

Our research has verified at present and over the years an expense range of, say, 45% to 

55% of gross potential income for many aparonent buildings. But this is almost exclusively 

for typical apartment complexes which generate gross rents of only $500 to $650 per unit 

per month. Obviously, this is not the case for the subject area, where rents for such units 

can range from $1,000 to $1,600 per month. Expenses as a percentage of gross income can 

therefore be notably lower in comparison to more typical apartment properties. As a result, 

we believe that a prudent investor would likely estimate expenses for the subject property 

on the basis of a cost per unit, both from comparison and from itemization bases . The 

method of estimating anticipated expenses on the basis of cost per unit does have 
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disadvantages , because of variations in age, quality , size , etc . but at the very least, the 

method provides an initial basis of comparison. 

The method is best developed with real estate taxes as a separate item. The reason is that 

for properties, for example , in the subject area , real estate taxes can range from $1 ,200 to 

$1 ,600 per unit, and then some higher than this. But this is for typical multiple-family 

apartments. and not for condominiums. The estimate of $2 ,000 per unit for the subject is 

difficult to argue with, although there are no guarantees as to what the assessor 's final 

decision will be. Other adjustments of the data must be made for utilities , since in the 

subject pro forma tenants pay for same, except for sewer and water. The proposed monthly 

assessment amounts appear to be competitive for condominiums of this type and in this area . 

Monthly association dues include common area insurance, sewer and water, scavenger, 

landscaping, and a management fee for the association. 

One other item to be treated separately is "reserves" since if this amount is taken by 

investors at all for multiple-family properties, the amount is usually not based upon the 

appropriate break-down method. 

We have appraised many of the following properties, and have obtained information on 

others from appropriate data sources. The grid summary on the following page is 

considered to at least provide a guide to the proposed expenses per unit for the subject 

property, i.e. $1,621 without real estate taxes and reserves. 
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EXPENSE COMPARADLES: 

Location No. 
Units 

510 I N. Sheridan Rd. 104 
Chicago, IL 

54 E. Scott 31 
Chicago, IL 

434 W. Melrose 43 
Chicago, II 

12276 Washington 22 
Lake Bluff, IL 

4901 N. Wolcott 147 
Chicago, IL 

Subject 16 
1400 N. Larrabee Ave 

Chicago, IL 

Age Type Expense 
Year 

40± Multi-Apt. 1996 

90+ Multi-Apt. 1996 

75+ Multi-Apt. 1996 

10 Cluster 1996 
Townhomes 

40+ Multi -Apt. 1996 

New Individual --
Units, 

Scattered 

( \ 
p 

" 

RE Approx . Comment 
Taxes/ Expenses/Unit 

Unit w/Taxes, 
Reserves, Heat 

$908 $1,035 Lower cost per unit expected as a result of unit mix : 
very small units, with 56 1-BR & 48 studios . 
Cost/sq. ft. Gross bldg. area approx . $1.73 

$1,644 $1 ,446 Completely renovated bldg .; all 1-BR & studios, but 
high profile location. Cost/sq . ft. approx . $2 .24 . 

$1,421 $1,521 Vintage, elevator served bldg. In good condition, but 
not a "rehab." 37 studios , 3 1-BR, 8 3-BR. 

Cost/sq .ft. approx. $2.43 

$803 $1,491 Townhouse-rental complex, all 2-BR, 11/z baths, 2-
story bldgs. (3). Tenants pay all utilities including 
water & sewer. Expenses include adjustment for 

same. Approx . cost $1.46/sq .ft. 

$1,483 $2,037 Multi -bldg . Complex in Ravenswood Manor. Beller 
than average updating , but not to great extent. 

Reported expenses on high side as might have included 
some capital expenditures . Approx . cost $2 .00-

$2 . 20/sq. ft. 

-- $1,621 Developer's pro forma- Cost/sq .ft. $1 .55 (based on 
estimated gross area, including exterior walls) 

----



Variations are not surprising in light of certain factors . The first comparison is a larger 

building, but with very small units . Even the one-bedroom types are below the size found 

typically on the north side . This is one of the reasons why the expense indication is 

distorted on the low side. The second comparison is also of all one-bedroom and studios, 

but these are larger on the average , as reported by the broker. This is also a higher profile 

location on the near north side. A similar rate is found for the third comparison, also a 

vintage building. but not renovated . 

The only comparison included outside of the area is the fourth , in Lake Bluff. The reason 

is that this is a attached townhouse rental apartment complex, and is only ten years old. 

The cost per unit at $1,491 is somewhat lower than the projection for the subject, but 

miscellaneous costs such as legal and accounting fee are not included in the comparison 

amount. The rate per square foot at $1.46 is competitive with the equivalent of the subject, 

$1.55 per square foot. 

Comparison Five is the largest presented , and is located in the Ravenswood Manor section 

of the northwest side . This is a decent building since it does have condominium conversion 

potential, but was overall in average condition at the time of sale in early 1997. The rate 

of Si2.037 exceeds the estimate for the subject and the balance of the comparisons. We 

believe that this might very well be reflective of the fact that capital expenditures had been 

made throughout the course of 1996, although the specific amount was not made known. 

Based upon our study , it does appear that the subtotal expense rate per unit proposed for the 

subject development at $1,621 is reasonably supportable. Again, we have based our 

analysis prior to real estate taxes and reserves . 

Reserves for replacements as made by prudent investors can be based upon a number of 

different methods, with ranges of $200 to $300 per unit as typical for true investor pro 

formae. However, the most accurate methodology if a true reserve fund is to be set is by 

the breakdown method. We submit the following as reference : 
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RESERVES: BREAKDO\VN METHOD 

Item Estimated Total Estimated Annual 
Unit Cost Economic Life Reserve 

Carpeting (est. 700 $3 .75 $2, 625 7 $375 
sq. ft.) 

Appliances $600 $1,800 10 $180 

HVAC $3 ,000 $3 ,000 15 $200 

Water Heater $600 $600 15 $40 

Total $795 

The basis of $750 per unit as projected . by the developer appears to be reasonable , 

depending upon the quality of the replacement item. For example , carpeting ca,n be 

replaced as low as $2.50 per square foot. We have used a good quality rate at $3 .75 per 

square foot in our breakdown method model. 

Based upon our analyses, the following is submitted as a summary of the developer 's pro 

forma expenses, most of which appear to be reasonably competitive . The only addition 

made is for fire insurance, which we were not able to locate on the draft budget provided . 

Comments Adjusted/Sq . Ft 

Management OK 4 .75% G.l. $3 ,648 

Administrative (miscl .) OK Appears adequate $700 

Legal & Accounting OK Per survey $1 ,500 

Association Dues Appears Competitive Estimate per developer . $13 ,320 

Repairs/Maintenance OK $360/unit/year; appears adequate for $5 ,760 
the size of the units 

Decorating OK 2 units/year $800 

Insurance (fire) Must be higher $200 quoted-stabilized $115/unit, $1 ,800 
$1,800± 

Real Estate Taxes Hard to argue with Basis $2,000/unit $32,000 

Replacements Must be higher Breakdown method $12 ,000 

Adjusted Expenses $71,528 

Adjusted Expenses per Unit $4 ,471 
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SECTION THREE 

AGGREGATE RETAIL VALUE, RESIDUAL PAYMENT 
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AGGREGATE RETAIL VALUE, RESIDUAL PAYME~T: 

It is our understanding that in place of an option to purchase the subject units at the end of 

the 40 year lease term, the developers will make a residual payment on the basis of the 

projected net sales proceeds (gross sale price minus any unpaid CMHDC debt). We have 

been told that the payment will be current. In light of this, Section Three includes a current 

retail market value estimate (via the Sales Comparison Approach), a projection of "value" 

at the end of the 40 year term, and a discount to present worth . 

This portion of the assignment falls under both USP AP classifications for an appraisal report 

and consultation service. The "appraisal" is only the development of the Sales Comparison 

Approach for the subject individual units, aggregate retail value, but no present worth 

analysis of this as a single project. This is USPAP Departure. The projection of "value" 

at the end of the lease term falls strictly as a consultation service, and in no way can be 

construed as a supportable estimate of true market value. It is probably better classified as 

a investment value, given certain parameters and assumptions. Please remember that this 

projection is not likely supportable by solid market evidence, and therefore in no way can 

be construed as a viable estimate. No appraiser in his or her right mind would certify to 

such a value in the traditional sense. 

RETAIL VALUE ESTIMATE: 

We have completed extensive research for sales of individual units in the subject and 

competing market areas. On the following pages are adjustment grids of Freddie Mac Form 

465/Fannie Mae Form 1073, standards in the appraisal industry. Note that many of the 

sales are of closed units in the subject development, by nature considered to be among the 

better comparisons. It should also be remembered that we have been asked to appraise the 

subject as base units, no upgrades. There are three valuations, considering that the subject 

units include first floor (garden level), second floor, and third floor locations. 
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