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I. PROJECT IDENTIFICATION AND OVERVIEW 
 
Project Name: Pierce House  
 
Applicant Name: La Casa Norte 
 
Project Address: 3527-33 W. North Avenue 
 
Ward and Alderman: 26th, Roberto Maldonado 
 
Community Area: Humboldt Park 
 
Redevelopment Project Area: Humboldt Park 
 
Requested Action: TIF Developer Designation 
 
Proposed Project: New construction of rental housing which will consist of 25 

units targeted to homeless, near homeless and/or disabled 
individual or families. The project will also include 
supportive services space and administrative office space 
for La Casa Norte.  All of the residential units (25) will be 
affordable to households earning no more than 30 percent 
of the area median income.  

 
Goal of Project: To provide more housing units and more capacity to 

increase supportive services currently offered to the clients 
of La Casa Norte.  

 
TIF Assistance: $3,500,000 
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II. PROPERTY DESCRIPTION 
 
Address: 3527-33 W. North Avenue 
 
Location: South side of W. North Avenue between N. St. Louis 

Avenue and N. Central Park Avenue 
 
Tax Parcel Numbers: 16-02-200-009 
 16-02-200-010 
 
Land Area: 11,520 sq. ft. 
 
Current Use: The subject site consists of two buildings which would be 

demolished for this project.  The larger building (3527-31 
W. North Avenue) is an approximately 18,750 sq. ft., 
vacant, former commercial brick two-story building in poor 
condition.  The other building, 3533 W. North Avenue is a 
brick two-story building and currently houses La Casa 
Norte’s  administrative offices and crisis intervention 
office. 

 
Current Zoning: B3-5, Community Shopping District. 
 
Environmental Condition:  A Phase I Environmental Site Assessment of 3527 W.  
     North Avenue was conducted by Environmental Design  
     International (EDI) in 2010 and did not find any   
     Recognized Environmental Conditions (RECs).  The study  
     did indicate the presence of a large amount of debris  
     throughout the building which might be a potential REC  
     but could be remediated by its removal.  
III. BACKGROUND 
 
La Casa Norte currently provides housing and services to youth and families at their existing 
building at 3533 W. North Avenue and at scattered sites throughout the city and they wish to 
expand.  Their plans include demolishing their existing building on North Avenue and the 
adjacent building to the east which they purchased for $500,000 in 2010 and replace it with a 
five-story  mixed-use (residential/supportive services) building.    
 
La Casa Norte is located in the Humboldt Park neighborhood, the boundaries of which include 
Bloomingdale Ave to the north, the Union Pacific railroad tracks to the south, the train tracks 
running between Kostner and Cicero to the west, and Humboldt Park proper to the east (to the 
East side of California Ave).  The neighborhood also has one of the largest numbers of Puerto 
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Ricans in Chicago, especially areas immediately north and west of the actual Humboldt Park 
itself, though they only make up half of the Hispanics in the neighborhood.  Per the 2010 census, 
in the census tract where La Casa Norte is located, the median household income was $34,145, 
about 2/3 of the amount in Chicago ($47,831). 23.6% of households were below the poverty 
level, a little higher than 22.7% in Chicago as a whole and unemployment was slightly higher at 
12.3% compared to 11.1%.  The percentage of people living in crowded housing was 11.2% 
compared 4.7% and those without a high school diploma was 35%, nearly double the rate of 
Chicago as a whole (18%). Finally nearly 25% of residents in this census tract were foreign-born, 
somewhat more than the 20.9% rate city-wide. 
 
A recent market study commissioned by the developer indicated that there was very strong 
demand in this market area for supportive housing properties.  There are few other such 
properties in the market area targeting the homeless or very, very low income and La Casa Norte 
maintains a waiting list for housing for homeless individuals and families seeking housing. 
 
 
IV. PROPOSED DEVELOPMENT TEAM 
 
The proposed developer for Pierce House is La Casa Norte. La Casa Norte (LCN) is not-for-
profit 501(c) 3 organization founded in July of 2002 by Keith Decker and Peter McQueen. Sol 
Flores is the current Executive Director.  LCN initially established the Crisis Center, a non-
residential program that provides bilingual and culturally sensitive counseling and prevention 
services to youth and families.  In 2006 LCN expanded their services to include a residential 
facility which provides long-term housing and comprehensive supportive services for up to 16 
homeless young men.  LCN employs a staff of 40 serving over 1,000 households annually across 
the Chicago land area and offers an array of comprehensive program services including housing, 
counseling, employment readiness and prevention services.  In 2014, LCN had $3,902,813 in 
revenue of which $2,857,706 came from government sources, $596,977 from foundations and 
$448,130 from corporate, individual, and other donors.   
 
Development Team 
 
Financial Consultant:  Teresa Prim, Prim Lawrence Group 
Architects:  Jeffery Bone, Landon Bone Baker Architects 
General Contractor: Denco Construction (has provided preliminary cost estimates and will 
 submit final bid)   
 
V. PROPOSED PROJECT 
 
Project Overview:  La Casa Norte wishes to develop a five-story, mixed-use building.  The 
ground floor would consist of a teen center, a food pantry, a teaching kitchen and a health and 
wellness center.  The second floor would house La Casa Norte’s offices and administrative 
center, a large community meeting space and art gallery.  The lower lever would house adult 
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education, a clothing closet and other services for the homeless.  The remainder of the building 
would consist of 25 units of affordable, permanent, supportive rental housing consisting of 7 
studios, 9 one- bedrooms, and 9 two-bedrooms for the homeless or near homeless youth and 
families.   
 
The building is on an urban infill site on the 3500 block of North Avenue.  The structure of the 
building (column, beam, roof, floors, and some exterior bearing walls) will be cast-in-place 
concrete.  The exterior (non-bearing walls will be steel stud with a mix of masonry and rain 
screen panels.  The front façade steps back from the street front above the third floor  which  
allows for some outdoor space for the users.  There is an interior courtyard which will allow 
natural light and ventilation into the interior of the building in addition to the light coming in 
from the front and rear facades.  There are 9 parking spaces the rear of the building, which are 
accessible off from an alley behind the building.  The main entrance to the building will be on 
North Avenue. 
 
A site plan, floor plans and elevation are provided as exhibits to this report. 
 
Residential Unit Profile: The following table provides a detailed description of the proposed 
project.  The subject property will provide a total of 25 rental units of which 100 percent will be 
affordable for households earning no more than 30 percent of the area median income.   These 
units will satisfy the Chicago affordable housing ordinance, which requires 10 percent affordable 
units in projects developed on land sold by the City or 20 percent affordable units in projects 
receiving TIF assistance.  The units will be affordable for 30 years. 
 

Unit Profile 
 

 
Unit Type 

 
Number 

 
Market/ 

Affordable 

 
Size-sf 

 
Monthly 
Rent/sf* 

 
Monthly Rent* 

 
Studio  

 
7 

 
Affordable at 

30% AMI 

 
425 

 
$1.84 $786 

 
1 bed/1 bath 

 
9 

 
Affordable at 

30% AMI 

 
700 

 
$1.26 

 
$882 

 
2 bed/1 bath 

 
9 

 
Affordable at 

30% AMI 

 
900 

 
$1.16 

 
$1047 

 
  *Heat and cooking gas are included in the rent.  Tenants pay only other electric.   
 
The affordable rent paid by the tenant is based on the tenant’s income and not on market 
comparables.  The maximum rent for each defined “affordable” income level is published 
annually by the US Department of Housing and Urban Development and listed according to 
building construction type (i.e. apartment, townhouse, house), number of bedrooms and 
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household size.   Rent per square foot is not considered except that HUD housing quality 
standards and Chicago zoning and building codes set minimum room and unit sizes.  Different 
federal funding development and operating support sources may have different maximum income 
and rent restrictions. 
 
When developers determine the rent to charge for a project that is using HUD program subsidies 
through one of the City of Chicago’s Multifamily Financing programs, the developer is required 
to establish market-area rents by commissioning a market study of the targeted market area. The 
developer is allowed to charge the lesser of HUD-estimated Fair Market Rent or the rent cap by 
income group (i.e., the 60% rent), but must also take into consideration the localized rent for the 
development’s targeted market area, which is often much lower than the HUD FMR, and may be 
the same as, or even lower than, the “affordable” rent levels.  
 
Environmental Features: The Developer will seek to achieve a Gold LEED certification.  The 
tiered-roof design calls for vegetation on three of the levels with the top roof being almost 
entirely covered in vegetation (see attached roof view). 
 
VI. FINANCIAL STRUCTURE 
 
The project will be funded using a variety of funding sources.   Because of the very low rents 
which will keep the project affordable, the project is unable to support a conventional loan.  
Therefore the developer is requesting $3,500,000 in TIF (approximately 19% of total project 
costs) which will be generated from area-wide PINs in the Humboldt Park TIF district.  The TIF 
will be provided in the form of a TIF note issued at closing and paid at project completion.  In 
addition, the residential portion of the project will be financed through a combination of lender 
financing, donations to La Casa Norte and Illinois Donation Tax Credits generated from a portion 
of these donations, a $107,500 Energy Grant from the State of Illinois Department of Commerce 
and Economic Opportunity and the City’s Multi-Family Loan Funds ($4,000,000).  $5,986,890 in 
Market Tax Credit Equity generated from $19M in tax credits from Chase Bank will fund the 
health center, community space, and other non-housing uses in the building.  The table on the 
following page lists the sources and uses they will fund: 
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SOURCES OF FUNDS Amount % of TtC

 Non-
Residential 
Uses Residential

Senior Lender $600,000 3.2% $600,000
DCEO Energy Grant (Committed) $107,250 0.6% $107,250
TIF Bridge Loan $3,500,000 19.0% $1,316,472 $2,183,528
City of Chicago - Multi-Family Loan Fund $4,000,000 21.6% $0 $4,000,000
Donations $4,115,476 22.2% $2,259,889 $1,855,587
Donation Tax Credit Equity $186,800 1.0% $186,800
NMTC Equity $5,986,890 32.4% $5,986,890
TOTAL $18,496,416 100.0% $10,163,251 $8,333,165  
 
 

  
USES   Amount $/sf of Building* 

Land Acquisition ($53.33 per sf of land)  $500,000 $8.70 psf 
Carrying Costs  $19,000 
 
Hard Costs   
 Construction Costs  $12,590,969 $219.00 psf 
 Construction Contingency (5% of hard costs)  $552,235 
 Hard Cost Sub total $13,143,204 $228.61 psf 
 
Soft Costs 

Architect’s Design Fee (6% of hard costs)  $788,551 
Legal Fees (0.9% of total costs)  $170,000 
Financial Consultant (1.3% of total costs)   $240,000   
Construction Interest (.9% of total costs)  $172,200 
Lender fees  $141,659 
NMTC related (fees, legal, reserves, etc.--10.7%tpc)   $1,982,222 
Other soft costs (.6% of total costs)  $102,100 
Building Permits (.4 % of total costs)  $75,000 
Letter of Credit Fees (.5% of total costs)  $100,000 
Insurance (.19% of total costs)  $35,000 
Marketing (.05% of total costs)  $10,000 
Developer Fee (4.5% of total costs)  $850,000 
Reserves (.9% of total costs)  $167,480 

  Total Soft Costs (26.1% of total costs)  $4,834,212 $84.08 psf 
  
 Total Uses  $18,496,416 $321.72 psf 

 
*Gross building area is 57,492 square feet 
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VII. PUBLIC BENEFITS 
 
The proposed project will provide the following public benefits:  
 
Affordable Housing: The project will provide 25 new affordable housing units. 
  
Permanent Jobs: The project is estimated to generate 8 permanent jobs.   The department’s 
workforce development specialists will work with the developer on job training and placement. 
 
Construction Jobs: The project will produce 26 temporary construction jobs. 
 
Affirmative Action: The developer will comply with the requirements of Chicago’s affirmative 
action ordinance, which requires contract participation of 24% by minority-owned business 
enterprises (MBEs) and 4% by woman-owned business enterprises (WBEs).  The developer has 
provided notification of the proposed project, by certified mail, to several associations of 
minority and women contractors.  A sample version of the letter and copies of the post office 
receipts for the certified letters are presented as exhibits to this report. 
 
City Residency: The developer will comply with the requirements of Chicago’s city residency 
ordinance, which requires that at least half of all construction-worker hours be filled by Chicago 
residents.  The developer will also comply with the requirement that all construction jobs are 
paid the prevailing wage. 
 
VIII.  COMMUNITY SUPPORT 
 
Alderman Maldonado endorses the project and has provided a letter of support (see exhibits for 
copy).  La Casa Norte has met with key community stakeholders and organizations including the 
Puerto Rican Cultural Center, Association House of Chicago; Near Northwest Neighborhood 
Network/Humboldt Park Empowerment Partnership; Spanish Coalition for Housing; and 
Bickerdike Redevelopment Corporation and has received enthusiastic support for the project 
from all of these groups.  (See exhibits for copies of support letters).  
 
IX.  CONFORMANCE WITH REDEVELOPMENT AREA PLAN 
 
The proposed project is located in the Humboldt Park Commercial Tax Increment Financing 
Redevelopment Project Area.  The proposed project will satisfy the following goal of the area’s 
redevelopment plan: promote the rehabilitation of the existing structures and new construction 
where appropriate throughout the redevelopment project area.  The implementation strategy for 
achieving the plan’s goals envisions the need to provide TIF financial assistance for new 
residential development.   The proposed project also conforms to the plan’s land use map, which 
calls for mixed-use (residential/commercial/institutional) development at the subject site.   
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X.  CONDITIONS OF ASSISTANCE 
 
If the proposed resolution is approved by the CDC, DPD will negotiate a redevelopment 
agreement with the developer.  The redevelopment agreement will incorporate the parameters of 
the proposed project as described in this staff report.  
 
It is DPD policy that no business will be conducted with a development entity whose any 
principal has outstanding municipal debts (such as unpaid parking tickets, unpaid water bills, 
unpaid business licenses, and others), is in arrears of child support payments, or who is a debtor 
in bankruptcy, a defendant in a legal action for deficient performance, a respondent in an 
administrative action for deficient performance, or a defendant in any criminal action. 
 
Closing of the redevelopment agreement will not occur before the City Council has approved the 
developer has obtained all necessary City approvals including DPD construction approval and 
building permits, and the developer has presented proof of financing.  The documents will 
include a development timetable. 
 
XI.  RECOMMENDATION 
 
The Department of Planning and Development has thoroughly reviewed the proposed project, the 
qualifications of the development team, the financial structure of the project, its need for public 
assistance, its public benefits, and the project’s conformance with the redevelopment area plan, 
and DPD recommends that the CDC recommend to the City Council the designation of La Casa 
Norte as Developer for the development of 25 affordable units at 3527-33 W. North Avenue. 
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EXHIBITS 
 

TIF Project Assessment Form 
TIF Annual Report 

Redevelopment Area Map 
Neighborhood Map or Aerial 

Site Plan 
Typical Floor Plan 

Front Elevation or Rendering 
Sample M/WBE Letter 

Copies of M/WBE Certified Letter Receipts 
Lender’s Letter of Interest 

Community Letters of Support 
Alderman’s Letter of Support 


















































