
TIF PROJECT SCORECARD 

Pullman Park 
lllth and Doty 

The proposed project will be Phase 18 of the Pullman Park Development. Phase lA contains a Walmart. This Phase will include 
the neighborhood retail component of the development. For Phase 18, the Developer proposes to develop 11.5 acres into a 
neighborhood retail development at the northwest corner of 1 t 1 th and the Bishop Ford Expressway. The current vacant site will 
be replaced with the new construction of approximately 67,000 square feet of retail space in one story buildings, with the 
possibility of two out lots, and approximately 492 parking spaces. The buildings will be designed for LEED certification. 

Type of Project: Neighborhood Retail 

Total Project Cost:$45,827,622 

TIF Funding Request: $12,850,000 

TIF District: North Pullman 

Developer: Pullman Park Development LLC 

Timelioe for Completion: October, 2014 

Project Status: City Council Approval 

RETURN ON INVESTMENT BENCHMARKS 
• Advances Goal of Economic Development Plan YES or NO 

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

• Advances Goal ofTIF District YES or NO 

Q D 
Encourage high-quality retail development that promotes a lively 
pedestrian environment. 

• Addresses Community Need YES or NO 

0 D 
The community does not have enough retail or grocery options. 

• Jobs Created/Retained 
Temporary: 300 
Permanent: 300 FTE 

• Affordable Housing Units Created/Preserved 

NA 

• Return on Investment to City 

$1.6M in annual sales taxes 

FINANCIAL BENCHMARKS 
• Other Funds Leveraged by $1 ofTIF • Financing Structure Grant 

$2.56 

• Types of Other Funding Leveraged YES or NO 

0 D 
State DCEO Grant, New Market Tax Credits 

• Payment Schedule: 
$6.1M cash at closing and annual note payments 

• Taxpayer Protection Provisions YES or NO 

D 0 

RDA TERMS 
• Monitoring Term of Agreement: 

10 years 

OTHER CONSIDERATIONS 
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City of Chicago 
Department of Housing and Economic Development 

STAFF REPORT 
TO THE 

COMMUNITY DEVELOPMENT COMMISSION 
REQUESTING DEVELOPER DESIGNATION 

November 14,2012 

I. PROJECT IDENTIFICATION AND OVERVIEW 

Project Name: 

Applicant Name: 

Project Address: 

Ward and Alderman: 

Community Area: 

Redevelopment Project Area: 

Requested Action: 

Proposed Project: 

TIF Assistance: 

II. PROPERTY DESCRIPTION 

Address: 

Location: 

Tax Parcel Numbers: 

Land Area: 

Pullman Park Development 

Pullman Park Development, LLC 

111lh and Doty 

9th Ward, Alderman Anthony Beale 

Pullman 

North Pullman 

TIF Developer Designation 

The developer proposes to construct approximately 67,000 
square feet of retail space, and potentially two additional 
out lots, and approximately 492 parking spaces. 

Not to exceed $11,003,525.00 

Ill th and Bishop Ford Expressway. 

The Northwest Comer of Ill th and the Bishop Ford 
Expressway. 

25-14-100-045,-046, and 25-14-300-008 

11.5 acres 
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Current Use: 

Current Zoning: 

Proposed Zoning: 

Environmental Condition: 

III. BACKGROUND 

The site is currently an unimproved vacant site. 

PD 1167, Business, Residential, Institutional 

PD 1167 

Project Site has an existing No Further Remediation Letter 
from Illinois Environmental Protection Agency. A revised 
Remedial Action Plan will be submitted to the IEP A prior 
to commencing work. 

In March, 2012, Pullman Park, LLC (The "Developer") submitted a TIF application to the 
Department of Housing and Economic Development (DHED) proposing a plan to develop 11.5 
acres of an 18 acres parcel located directly at the northwest comer of II I th and the Bishop Ford 
Expressway. The site is within the 9th Ward, in the Pullman Community, and within the North 
Pullman Park TIF. 

The project site is currently vacant and it is owned by Pullman Park Development, LLC, the 
Developer for this project. The project site was previously an industrial site and home to 
Ryerson Steel Plant. Ryerson moved its operations in 2008 and the site was acquired by Park 
National Bank in 2008, and then subsequently by U.S. Bank through its acquisition of Park 
National Bank in 2009. The site was acquired in July 2011 by Pullman Park Development 
LLC for the purpose of developing the site into a mixed-use development. 

The proposed project will be Phase IB of the Pullman Park Development. The Pullman Park 
Development is a 180 acre Planned Development in the Pullman community on the far South 
Side of Chicago. The site was formerly a Ryerson Steel operation. The Pullman Park 
Development is comprised of several components: 400,000 square feet of big box retail, 50,000-
75,000 square feet of neighborhood retail, I, I 00 new residential units, as well as an indoor and 
outdoor recreational space. The Pullman Park Development is expected to be an economic 
development engine for the community, providing many benefits including much needed 
construction and permanent jobs. 

The first phase of the Pullman Park Development, Phase lA, is complete. Phase lA included 
infrastructure improvements, both private and public, required for the delivery of a 15.5 acre pad 
for a 150,000 square foot Walmart store. Public infrastructure improvements consisted of the 
rebuilding and re-routing ofDoty Avenue from 107th to I I lth and two retention ponds. The 
private improvements included the installation of utilities, environmental remediation, dynamic 
compaction, grading and construction of parking lot improvements. Phase lA's total project cost 
was $37 million dollars. Phase lA's costs included improvements that will support Phase IB. 
Construction for this phase started in July, 2011 and was substantially complete in September, 
2012. The pad was turned over to Walmart in May, 2012 and Walmart is currently constructing 



TIF Developer Designation- Non-residential 3-12 

its store. This phase was financed without City funds, and it created approximately 150 
construction jobs. Once Walmart is complete approximately400 permanent jobs will be created. 

The Pullman Community is located on the far south side of Chicago. The community area is 
generally bounded by 95th Street on the north, Stony Island Avenue on the east, 1151

h on the 
south and Cottage Grove on the west. The Pullman Community originated as a planned 
industrial town. Through out time it has evolved and currently holds a high stock of significant 
historical buildings. However over time there has also been a heavy decline in population and 
disinvestment in the area. 

The North Pullman TIF was designated in June 2009. The North Pullman TIF was created for 
the sole purpose of the Pullman Park Development. The general boundaries of the TIF are S. 
Doty and S. Tony Island Avenue on the east; E. 1 06th, E. 101

\ and E 111 th Street on the south; S. 
Cottage Grove and South Indiana A venue to the west; and E. 10151 and E. 1 03'd Streets on the 
north. Located in the Pullman and Roseland communities, the North Pullman TIF is intended to 
promote wide-ranging investment in the district's existing buildings and vacant properties. The 
North Pullman Park TIF has a general mix ofland uses that includes residential, commercial and 
industrial. The majority of increment projected to be generated by the district is targeted for 
infrastructure improvements involving streets, utilities, and public spaces. Additional funds are 
targeted for property assembly, building rehabilitation, job training and day care services. 

This project complies with the goals and objectives of the North Pullman Park TIF in that it will 
provide the surrounding community with a much needed retail uses, infrastructure improvements 
and the creation of jobs. 

IV. PROPOSED DEVELOPMENT TEAM 

Development Entity: The development entity Pullman Park Development, LLC, an Illinois 
limited liability company, whose members consist of Chicago Neighborhood Initiatives, Inc. 
("CNI") an Illinois not-for-profit ( 60% interest), and Pullman Transformation, Inc., a Delaware 
corporation and a subsidiary ofU.S. Bank NA, ( 40% interest). CNI is the manager of Pullman 
Park Development LLC. 

Chicago Neighborhood Initiatives, Inc. is a non-for-profit community development corporation 
focused on mixed-use real estate development on Chicago's Far South Side and is a Community 
Development Entity investing New Market Tax Credits in high impact neighborhood Projects. 
Chicago Neighborhood Initiatives, Inc. is committed to combating community deterioration in 
low income Chicago communities, with a specific focus on the Pullman and Roseland 
Neighborhoods. 

David Doig is president of the Chicago Neighborhoods Initiatives. Mr. Doig has over 20 years of 
experience in community development, real estate, finance, and government. Mr. Doig has been 
the lead in the Pullman Park Development. Within one year, Chicago Neighborhood Initiatives 
has been able to begin the first phase of Pullman Park Development. The first phase or Phase IA 
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of the Pullman Park Development is a $30 million, 50 acre Walmart anchored retail center. This 
Phase is expected to be complete in the Spring of 2013. 

In addition, Chicago Neighborhood Initiatives has successfully completed investing $50 million 
of New Market Tax Credit into a community center, a neighborhood hospital, a new charter 
school, and a community health center, creating several hundred new jobs. 

Pullman Transformation, Inc. is a subsidiary of U.S. Bank National Association (U.S. Bank) 
and was solely created for the purpose of this project. U.S. Bank offers regional consumer and 
business banking and wealth management services, national wholesale and trust services and 
global payment services to more than 15.8 million customers. The company employs over 63,000 
people nationwide. 

In Chicago, during 2011, U.S. Bank provided more than $152.8 million in investments 
throughout metropolitan Chicago, which helped to provide affordable housing, encouraged self
sufficiency and fostered economic development. These investments include U.S. Bancorp 
Foundation grants, U.S. Bank corporate giving support and nonprofit sponsorship as well as tax 
credit investments made through U.S. Bancorp Community Development Corporation 
(USBCDC). 

During the first eight months of2012, U.S. Bank extended more than $21.5 million in 
community development loans throughout Chicago. Some of the projects that U.S. Bank was 
involved with include: 

U.S. Bank was one of eleven lenders involved with the $30 million Pullman Wheel works project, 
the acquisition and rehabilitation of a 210 unit complex originally built in 1903. With the support 
of Mercy Housing and Schoolhouse Supplies, U.S. Bank provided backpacks and school supplies 
to 173 children who reside at Pullman Wheelworks. 

U.S. Bank provided loan financing for the Lakefront Phase II redevelopment, 132 rental units 
located in the 4000- 4200 blocks of South Oakenwald and Lake Park Avenues. More than two
thirds of the units in the property will be affordable. 

Consultants: 

TIF Lawyers: 
DLA Piper LLP 
203 N. LaSalle St., 1900 
Chicago, IL 60601 

TIF Consultants: 
Laube Companies 
200 S. Wacker Dr., #31 00 
Chicago, IL 60606 
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Environmental consultation 
DAI Environmental, Inc 
27834 N. Irma Lee Circle 
Lake Forest, Illinois 60045 

Planning and Architectural 
ZPD+A 
542 s. Dearborn, suite 1400 
Chicago, Illinois 60605 

V. PROPOSED PROJECT 

Engineering 
Spaceco, Inc. 
9575 West Higgins Road 
Rosemont, IL 60018 

The proposed project will be Phase IB of the Pullman Park Development. Phase IB will be 
constructed in Sub Area A of the Pullman Park Planned Development. This Phase will include 
the neighborhood retail component of the development. 

For Phase IB, the Developer proposes to develop 11.5 acres into a neighborhood retail 
development at the northwest corner of Ill th and the Bishop Ford Expressway. The current 
vacant site will be replaced with the new construction of approximately 67,000 square feet of 
neighborhood retail space in one story buildings, with the possibility of two out lots, and 
approximately 492 parking spaces. The buildings will be designed for LEED certification and 
the developer will comply with City's green matrix guidelines. 

The developer has been able to secure letters of interest and some leases for more than 50% of 
the development. Retailers interested in leasing space in the Pullman Park Development 
include: a national clothing retailer, a fitness center, and other retailers designed to address the 
community's needs 

The main entrance to the project site will be at lllth and Doty from the !lith exit off the Bishop 
Ford Expressway. The site can also be accessed from 103rd and Woodlawn from the !03rd 
Street exit off of the Bishop Ford. The site will also be accessible by CTA bus. 

The total cost of the Project is approximately $45.8 million and the developer is requesting 
$11,003,525 in TIF assistance. 

A site plan, floor plans and elevation are provided as exhibits to this report. 

VI. FINANCIAL STRUCTURE 

This project is a very vast undertaking, encompassing many public infrastructure improvements 
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and vast site clearance. This deal would not be financially feasible but for the TIF assistance. 
The Developer's ability to borrow funds to complete this phase is limited by the debt remaining 
from Phase lA of the development. Though the cash at RDA closing will reimburse the team for 
prior infrastructure costs incurred during the construction of Phase 1A, that infrastructure will 
serve both Phase lA and JB, as well as other future phases, and the surrounding community will 
benefit as well. 

The TIF assistance will be used as a source of funding during the construction of this phase. The 
funding gap is $11,003,525. The TIF assistance will be in two forms; a cash payment of 
$6,100,000 at RDA closing from existing increment ported from adjacent TIPs and Tax-Exempt 
Notes, the proceeds of which will not exceed the difference between the funding gap of 
$11,003,525 and the cash payment from adjacent TIPs. That Notes will be supported by 
increment generated from this Phase of the project as well as other PINs. The Notes will be 
issued at RDA closing. 

Sources and Uses 
Sources 
Existing New Markets Tax Credit Loans 
State IL DCEO Grant 
Developer Equity 
TIF Cash and Note Proceeds 
Total Sources 

Uses 

Acquisition 
Phase lA Public Infrastructure 
Woodlawn/Doty Improvements (I 03'·ct to I 071h) 
Sitework 
Hard Construction Costs 
Soft Costs 

Arch/Engineering 
Legal 
Developer Fee 
Environmental Consulting 
Brokerage Fees 

Soft Costs Total 
Total Uses (Project Costs) 

$350,000 
$275,000 
$!,568,300 
$150,000 
$562,000 

*land area = 784,080 SF, building area = 67,000 SF 

$22,200,000 
$4,624,097 
$8,000,000 
$11,003,525 
$45,827,622 

$8,900,000 
$13,300,000 
$4,624,097 
$4,332,845 
$11,194,880 

$3,475,800 
$45,827,622 

$/PSF * 

$11.35 

$5.52 
$167 
$51 

%Cost 

.07% 

.06% 
3.4% 
.03% 
1.2% 
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VII. PUBLIC BENEFITS 

The proposed project will provide the following public benefits. 

Permanent Jobs: The project is estimated to generate 300 full time and part time permanent 
jobs. The department's workforce development specialists will work with the developer on job 
training and placement. 

Construction Jobs: The project will produce 300 temporary construction jobs. 

Property Taxes: The project will expand the tax base because the investment in the property 
will result in an increase in its assessed value. 

Sales Tax: the project is estimated to generate approximately $1.6 -1.8 million in annual sales 
taxes in both Phase IA and IB of the Pullman Park Development. 

Environmental Features: The project will incorporate a LEED certified building (s) and comply 
with the City's green matrix requirements. 

Affirmative Action: The developer will comply with the requirements of Chicago's affirmative 
action policy, which requires contract participation of 24% by minority-owned business 
enterprises (MBEs) and 4% by woman-owned business enterprises (WBEs). The developer has 
provided notification of the proposed project, by certified mail, to several associations of 
minority and women contractors. A sample version of the letter and copies of the post office 
receipts for the certified letters are presented as exhibits to this report. 

City Residency: The developer will comply with the requirements of Chicago's city residency 
ordinance, which requires that at least half of all construction-worker hours be filled by Chicago 
residents. The developer will also comply with the requirement that all construction jobs are 
paid the prevailing wage. 

VIII. COMMUNITY SUPPORT 

Alderman Beale endorses the project and has provided a letter of support (see exhibits for copy). 

The following community organization(s) have endorsed the project: Historic Pullman 
Foundation and the Calumet Area Industrial Commission (See exhibits for copies of support 
letters). 

The developer has engaged the community throughout the planning and development process 
since 2008. In total, more than 60 meetings were held with stakeholders to develop the overall 
site plan that was ultimately submitted and approved for Planned Development in 2010. The 
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Developer continues to provide updates to various community organizations at their regular 
meetings, including Pullman Community Development Corporation, Pullman Civic 
Organization, Historic Pullman Foundation, Calumet Area Industrial Commission, and the 
Roseland Promise Community. 

IX. CONFORMANCE WITH REDEVELOPMENT AREA PLAN 

The proposed project is located in the North Pullman Tax Increment Financing Redevelopment 
Project Area. The proposed project will satisf'y the following goal of the area's redevelopment 
plan: 

• Eliminate conditions that qualif'y the North Pullman Redevelopment Project Area (RP A) 
as a conservation area and provide the mechanisms necessary to support public and 
private development and improvements in the RP A. 

• Provide opportunities for women-owned, minority-owned, and locally owned businesses 
to share in job opportunities associated with the redevelopment of the North Pullman 
RP A, particularly in design and construction industries. 

• Support job training programs and increase employment opportunities, including high
technology jobs for area residents. 

The implementation strategy for achieving the plan's goals envisions the need to provide TIF 
financial assistance for the development of neighborhood retail development. The proposed 
project also conforms to the plan's land use map, which calls for a mixed-use development at the 
subject site. 

X. CONDITIONS OF ASSISTANCE 

If the proposed resolution is approved by the CDC, DHED will negotiate a redevelopment 
agreement with the developer. The redevelopment agreement will incorporate the parameters of 
the proposed project as described in this staff report. It is DHED policy that no business will be 
conducted with a development entity whose any principal has outstanding municipal debts (such 
as unpaid parking tickets, unpaid water bills, unpaid business licenses, and others), is in arrears 
of child support payments, or who is a debtor in bankruptcy, a defendant in a legal action for 
deficient performance, a respondent in an administrative action for deficient performance, or a 
defendant in any criminal action. 

Closing will not occur before the City Council has approved the redevelopment agreement, the 
developer has obtained all necessary City approvals including zoning and building permits, and 
the developer has presented proof of financing. The documents will include a development 
timetable. 
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XI. RECOMMENDATION 

The Department of Housing and Economic Development has thoroughly reviewed the proposed 
project, the qualifications of the development team, the financial structure of the project, its need 
for public assistance, its public benefits, and the project's conformance with the redevelopment 
area plan, and DHED recommends that the CDC recommend to the City Council the designation 
of Pullman Park, LLC as Developer for the development of approximately 11.5 acre site the will 
include approximately 67,000 square feet of retail with a the possibility of two out lots, and 
approximately 492 parking spaces located at the north west comer of Ill th and the Bishop Ford 
Expressway. 
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EXHIBITS 

TIF Project Assessment Form 
Redevelopment Area Map 

Neighborhood Map or Aerial 
Survey or Plat 

Site Plan 
Typical Floor Plan 

Front Elevation or Rendering 
Sample M/WBE Letter 

Copies ofM/WBE Certified Letter Receipts 
Lender's Letter oflnterest 

Community Letters of Support 
Alderman's Letter of Support 


































