CITY OF BATAVIA
DATE:
TO:

April 25, 2017 (Updated May 1, 2017)
Committee of the Whole-CD

FROM:
Joel Strassman, Planning and Zoning Officer
SUBJECT: Initial Land Use Proposal Review for Campana Mixed Use Redevelopment
901 North Batavia Avenue
EREG Development, LLC - applicant
Summary: Evergreen Real Estate Group (EREG), d/b/a EREG Development, LLC, has submitted an
application for Initial Land Use Proposal Review (ILUP) to consider adding 80 multiple family residences
inside the Campana Building. This would displace existing tenants in the original building and the north
addition. No change to the size of the building is proposed.
Background: The ILUP process allows the Committee of the Whole (COW) to discuss proposed new uses of
land and to give the general public an opportunity to participate in the Council’s review. The goal of the process
is to discuss issues regarding the proposed change in use and provide general commentary on the proposal. The
result of the process is that the applicant may identify the major areas of concern of the COW and address the
concerns in a refined formal zoning application. If the concerns are insurmountable, the applicant will be so
informed, and can avoid a significant time or expense down the road. This process is not intended to provide a
comprehensive detail oriented review, but focuses on the larger concepts of the proposal.
Originally built in the mid 1930s as a cosmetics factory, the building now has primarily non-industrial tenants.
The 2010 Zoning Code rezoned the property to MU Mixed Use from its long-time zoning classification of LI
Limited Industrial under the previous Zoning Regulations. The building is listed in the National Register of
Historic Places, and received local historic landmark designation in 2003. According to the Geneva Township
Assessor, the building contains 131,000 square feet. The property covers 12.2 acres.
Information Submitted by the Applicant: The proposed rehabilitation/reuse of the Campana building would
be a major economic initiative. Adding residences would result in the building being a mixed use and mixed
income property. Through the State’s housing tax credits, both affordable and market rate apartments would be
provided. Residential unit mix proposed is:
•
•
•

36 – 1 bedroom units
38 – 2 bedroom units
6 – 3 bedroom units

The sports-related facilities would continue to occupy the building’s west wing. The existing retail use would
remain in the south addition.
Exterior building changes are proposed meeting the Federal Standards for the Rehabilitation of Historic
Properties and include:
•
•
•

Restoration of the main entrance tower and glass block
Adding operable windows below the glass block on the east façade
Adding clear windows for residential units on the north and west building facades

Site changes include:
•
•
•
•

Adding parking to the west end of the main front parking area
Adding walkways and landscaping from the expanded parking to the building entrances
(both of the above require State Historic Preservation Office-SHPO-approval)
Defining parking areas and spaces to the west of the original building
Adding a paved fire lane around the west and north sides of the west wing

In support of adding the proposed residences, the applicant notes that the property’s MU District zoning
designation contemplates a mix of uses including multi-family residences and commercial. This mix would be
consistent with the purposes of the MU District, and would implement several Comprehensive Plan goals and
policies. Residential density would be similar to that of a single family neighborhood. Parking and landscaping
conditions may need relief from the Zoning Code requirements. The applicant is working with a parking
consultant to study the parking supply issue.
EREG’s narrative addresses goals and policies in the City’s Comprehensive Plan that are aligned with their
proposal. These are summarized below.
•

•
•
•

•
•
•

•

•

Land Use Element: Goal 1 (maintain Batavia’s attractiveness to live, work shop) would be met by
establishing a mix of uses that can transition from residential use south of Fabyan to commercial uses to
the north. Goal 2 stresses protection of historic places and the proposed restoration would preserve the
building. Goal 4 seeks to diversify housing types and prices, and affordable and accessible units are
proposed. Goal 7 stresses redeveloping obsolete industrial areas with mixed uses as is proposed.
Transportation and Circulation Element: Goals 6 and 7 reference transportation availability for proposed
land uses and individuals’ needs. EREG notes the PACE bus route on Batavia Avenue that serves both
the Geneva and Aurora METRA stations and that 10% of the units in the building will be accessible.
Public Facilities and Services Element: Goal 2 address impacts to other jurisdictions and EREG is
working with the Geneva School District. City services are available to serve the site and capacities
appear adequate.
Economic Development and Redevelopment: This element identifies the Campana property as being
underutilized, in need of maintenance, and encumbered with logistical and financial challenges for
redevelopment. Goals 3 and 5 note preserving significant historic buildings and using alternative
project financing. The proposed project value of over $34 million includes both public and private
financing.
Environment Element: Goals 1 and 3 would be met by incorporating native plantings in a historically
appropriate design. The project will meet or exceed Enterprise Green Standards, and residents will be
informed of sustainable practices.
Parks and Open Space Element: Goal 2 identifies transitions to open space uses. EREG notes this
property’s proximity to Forest Preserve District property.
Housing, Neighborhood Conservation, and Historic Preservation Element: Several Goals would be met
that seek variety in housing types and prices, mixed uses, preservation of significant historic properties,
and diverse neighborhoods. EREG has met with the Fox River Valley Initiative (FRVI) who partners
with area church and community groups. FRVI is looking forward to working with EGREG as this
project moves forward.
Urban Design Element: Goals 1 and 2 stress the importance of quality built environments and reuse of
viable historic buildings. Proposed building renovations address both goals. Goal 9 focuses on
aesthetics and the proposed changes, through working with the City’s Historic Preservation and Plan
commissions address this goal.
Regional and Interjurisdictional Element: Redevelopment includes financing from Kane County and
from the local housing authority.

Staff Analysis: The Comprehensive Plan’s Economic Development and Redevelopment Element identifies the
historic Campana property as being underutilized and in need of repair, and as a potential redevelopment area.
The proposed rehabilitation can effectively address both, while adding varied housing opportunities. The
proposed project also would be consistent with the Homes for a Changing Region recommendation of adding
affordable and rental units in the City.
The underlying MU Mixed Use zoning district allows for residential use, but requires a significant commercial
presence on ground floors that face streets. While the Fabyan Parkway frontage would be all commercial, the
Batavia Avenue frontage would be less than the required 25% commercial. The building’s west wing housing
the sports facilities does not have Fabyan Parkway frontage. The proposed 153 parking spaces for the site
would be significantly less than required by the Zoning Code. The proposed residential unit mix has a parking
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requirement of 153 spaces. Staff estimates that the retail space at the south end requires approximately 58
spaces while the sports facility requires approximately 119 spaces. Overall, approximately 330 spaces would be
required; as proposed, the site has a deficit of 177 parking spaces. Commercial use of part of the second floor
may alter this amount.
With redevelopment, a sidewalk along Fabyan Parkway will be required. To provide pedestrian access to
Western Avenue School in Geneva that serves this property, the City would pursue any developer adding
residential use to extend the sidewalk west along Fabyan Parkway to Allen Drive, and then north along Allen
Drive to the existing sidewalk. Redevelopment will require review by IDOT and KDOT for right-of-way,
intersection, and traffic signal improvements.
The Campana building is home to several telecommunication providers that have wireless communication
facilities in and on the building. The Zoning Code limits buildings that include wireless communication
facilities to non-residential buildings only. These facilities are subject to additional discussion between

EREG, the City, and SHPO. SHPO would like them removed entirely, but EREG needs them as
financial support for the project. Discussion thus far includes solutions that may involve changing the
antennas to more of a stealth installation.
Recommendation: Staff recommends COW conduct the ILUP as prescribed in the Zoning Code as follows:
1. Allow up to 10 minutes for the applicant to make a presentation, after which COW may ask questions of
the applicant.
2. Provide up to 10 minutes for staff to add relevant information, after which COW may ask questions of
staff.
3. Provide up to 30 minutes for public comment.
4. Discuss issues related to the proposed land use change and provide general commentary to the applicant
(no vote occurs as part of this discussion).
Timeline for Actions: There is no specific timeline. Commentary from the COW will assist EREG in
determining their next steps. The ILUP is a voluntary process by the applicant, who may submit complete
applications for zoning entitlements (planned development, variances, design review, subdivision) at any time.
A public hearing/meeting before the Plan Commission would be scheduled after receipt and staff review of
those applications.

Attachment: ILUP Application Material
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EREG Development, LLC
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Initial Land Use Proposal Review Application Narrative –
The Campana Redevelopment – 901 North Batavia Avenue, Batavia, Illinois
Proposed Use
Evergreen Real Estate Group (Evergreen) proposes to bring a major economic incentive to Batavia by
breathing new life in the Campana Factory and restoring the building to its former glory following the
Federal Standards for the Rehabilitation of Historic Properties.
The Campana Factory will be rehabilitated as a mixed‐use (commercial and multi‐family residential)
mixed‐income development with eighty (80) one‐, two‐ and three‐bedroom apartment units located in
the 1936 block and northern 1960s wing. It is proposed that commercial spaces in the southern 1960s
wing and in the 1990s warehouse will be retained. As part of its redevelopment of the site Evergreen
will restore the major historic components of the building.
Background
The Campana Factory at 901 North Batavia Avenue in Batavia, Illinois, first completed in 1936, was
designed by architect Frank D. Chase (1887‐1937) in association with Childs & Smith. The building was
purpose‐built as a factory for the Campana Company, a popular manufacturer of beauty products best
known for their Italian Balm hand lotion. The building’s Bauhaus‐ and Art Deco‐inspired design was both
functional and beautiful and served as a powerful marketing tool for the Campana Company until it left
the building in the 1960s.
The original three‐story building and the center tower were completed in 1936. Two one‐story north
and south wings were completed in the 1960s and a large rear (west) warehouse and loading addition
was completed in the 1990s.
The Campana Factory’s original 1936 block is three stories tall with flat roofs and a prominent 100‐foot
tall tower centered along its east façade. The 1st and 2nd floors occupy the full building footprint while
the 3rd floor occupies only approximately half of the footprint, creating stepped terraces at the north
and south ends of the 3rd floor.
All four of the original facades display alternating strata of glass block ribbon windows and alternating
buff and teal‐colored tile/brick spandrels, giving the building a “streamline” character typical of 1930s
Bauhaus, Art Deco, and Moderne style architecture.
The center east tower is the factory’s most significant character‐defining feature. The building’s primary
public entrance, located at the tower’s base, displays a black granite surround, aluminum “Campana”
lettering, and a shallow metal canopy over the original aluminum and glass doors and transom. Vertical
glass block windows extend upward to the tower’s flat top.
The Campana Factory Building is the only building in the City of Batavia to be listed in the National
Register of Historic Places. However, in 2006, the building was added to Landmark Illinois’ ten most

endangered places list as the building was at risk of either deterioration or development that did not
preserve the historic character and nature of the building.
Today the Campana Factory is a commercial tenant building with the building’s interior divided into
several commercial spaces, many of which are vacant.
Rehab work will include restoration of the main entrance tower (both interior and exterior) and ribbon
of glass block windows flowing around the entire building.
The only change to the east exterior of the building will be to punch new window openings on the
ground floor below the glass block windows in order to provide operable windows. The windows will be
small in size and mostly hidden from view. The Illinois Historic Preservation Agency (IHPA) has visited
the site and reviewed the site plans and believe these windows will not affect the historic nature of the
building. Additionally, clear windows will be added on the building’s north and west sides allowing for
large sun‐filled units.
The building is currently zoned MU (Mixed Use). As such, the proposed development follows the intent
of the MU zoning and will include both commercial and multi‐family residential into the building’s use.
Based on the City of Batavia Zoning Code, the purposes of the Mixed Use Zoning District are to:
A. Implement the policies and goals of the Comprehensive Plan and redevelopment plans of the City.
B. Create complete neighborhoods with a range of uses and activities.
C. Integrate new development into existing neighborhoods.
D. Establish high quality design in new development and redevelopment.
E. Create inviting, coherent and consistent street spaces.
The Campana Factory redevelopment will implement many of the policies and goals outlined in the
city’s Comprehensive Plan (noted below), will redevelop a building into a multi‐use space with a range of
uses and activities, will establish high quality design by preserving an important landmark building, and
will create an inviting, coherent, and consistent street space.
The proposed residential density is 6.5 units/per acre which is equivalent to a low density residential
district. As such, the redevelopment is proposing a mix of uses while maintaining a lower impact on city
infrastructure such as water, sewer, storm, and electric.
It is anticipated that the Campana Factory redevelopment plans may not fit within the MU zoning
requirements in terms of parking and landscaping. As the project progresses through the city’s
development plan review process, the team will work with the city to identify any variances or planned
development that may need to be requested.
The developer has engaged a parking consultant to provide a parking study. Based on the
recommendation of this study, the development team will sit down with City of Batavia staff to discuss
the amount of parking for the site.
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Alignment with goals under the Comprehensive Plan:
Land Use Element
Goal 1. Maintain Batavia as an attractive place to live, work, shop and play, with a balance of land uses
through Policy C: Encourage mixed uses of land where they are compatible and integrated with the
neighborhood. The location of the Campana building is currently zoned mixed use identifying the site as
a prime location for mixed use activities including commercial and residential uses. The mixed uses
proposed as part of the Campana redevelopment will provide a graded transition between the
residential uses to the west and south of the site and the commercial uses to the north of the site.
Evergreen will restore, clean, and repair the exterior brick and windows as well as provide historically
accurate landscaping greatly improving the attractiveness of the building.
Goal 2. Protect and enhance environmentally sensitive and historically significant places through Policy
B: Seek landmark designation for key historic properties. While already a landmark building, the
redevelopment will historically preserve and restore this important building for future generations to
enjoy.
Goal 4. Maintain a diversity of housing types, prices and styles for all segments of the community would
be met by Policy D: Effectively use information from studies of the Batavia housing market to better
address City‐wide housing needs as cited in Homes for a Region Changing Policy Plan. Page 38 identifies
a projected demand for 629 townhomes and 1,085 multifamily units, demonstrating the increasing
demand for denser unit types driven by the increasing number of low‐ and middle‐income seniors along
with the working‐age rental population. The uniqueness of the historic character of the Campagna
building and its substantial grounds (12_acres) provides significant diversity from other local housing
options.
Goal 7. Redevelop obsolete industrial areas as mixed‐use developments compatible with neighborhood
character through Policy A: Plan for adaptive reuse and redevelopment of older industrial areas and
Policy C: Integrate viable historic structures into new developments. The Campana redevelopment is an
adaptive reuse of an old historic factory building into a mixed‐use mixed‐income community.
Transportation and Circulation Element
Goal 6. Ensure that land use and transportation decisions are compatible through Policy B: Ensure that
both land use and transportation issues are considered concurrently for all projects. The Campana
building is located on Pace Bus Route 802 which travels along Batavia Avenue to the Aurora
Transportation and the Geneva Station.
Goal 7. Ensure that the community is accessible to persons of all levels of mobility through Policy A:
Ensure that persons with disabilities are provided with equal access to homes, employment areas,
shopping, recreational activities, and other community destinations. The Campana redevelopment will
include ten percent accessible units. And will incorporate universal design elements in the design
providing an exceptional level of accessibility.
Public Facilities and Services Element
Goal 2. Consider services provided by other agencies in City decision‐making through Policy A: Evaluate
student population impacts in new residential developments. The Campana building falls within the
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Geneva Public School District. As such, Evergreen has met with the Superintendent, Director of Business
Services, and Coordinator of Business Services with the Geneva School District to discuss the
development, student impacts, and required bus radii for pick‐ups and drop‐offs at the building. The
team will continue to work with the school district to ensure the development and school districts needs
are met as the project moves forward. The Campana is located across the street from ample open space
located within the Fabyan Forest Preserve allowing residents an adequate outdoor park to enjoy.
All required utilities are currently provided at the site. The existing will be reused or modified per
requirements of the city and code. However, preliminary review of water, sewer, and electric indicates
that utilities currently serving the site should be adequate for the redevelopment. Once the team has
additional information from its engineers, it will be provided to the city for review.
Economic Development and Redevelopment Element
Goal 3. Improve the quality of land development to make Batavia an attractive place for new investment
through Policy E. Preserve significant historic buildings and features. The ninth issue in the
Comprehensive Plan’s Economic Development and Redevelopment Element specifically identifies the
Campana redevelopment. “The presence of the historic Campana building is an important part of the
City’s architectural heritage. The building and campus is underutilized and in need of maintenance.
Opportunities exist to increase the economic usefulness of the building and site while maintaining its
historic character. The historic nature of the building and site does create extraordinary logistical and
financial challenges in increasing economic usefulness.” Evergreen has found a way to add significant life
to the Campana building while preserving its historic character and heritage.
Goal 5. Form effective partnerships with the private sector to stimulate redevelopment through Policy B:
Search for alternative project financing opportunities and Policy F: Engage real estate professionals with
proven success in redevelopment. Evergreen has extensive experience in adaptive re‐use and
redevelopment as can be seen in part through the recent redevelopment of the Aurora/St. Charles
hospital in Aurora following Federal Standards for the Rehabilitation of Historic Properties. Evergreen
principals have additional historic preservation experience. Evergreen finances these projects by
leveraging a combination of private and public financing sources. The Total Development Cost of the
project is over $34m and includes approximately 65% of private investment through loans and equity.
Environment Element
Goal 1. Protect and enhance the City’s and the region’s air, land, and water resources through Policy C:
Encourage the use of native plants and landscape materials in all developments. The Campana
redevelopment will incorporate an attractive historically appropriate landscape plan that will add native
plantings onto the property.
Goal 3. Encourage the responsible use of environmental resources and energy through Policy A:
Encourage sustainable building practices in construction activities and Policy D: Educate residents,
businesses, and visitors to increase awareness of environmental issues and programs. The proposed
project will be certified as meeting or exceeding national Enterprise Green Standards and will provide
information to residents upon move in about the use of green products and sustainable practices.
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Parks and Open Space Element
Goal 2. Balance active and passive open spaces through Policy B: Apply effective development standards
to provide reasonable transitions from active and passive use parks and open spaces to differing land
uses, especially residential. The Campana is located across the street from Fabyan Forest Reserve
allowing residents of the Campana building access to ample recreational activities. Its landscaped acres
will make an attractive transition to this treasured open community space.
Housing, Neighborhood Conservation and Historic Preservation Element
Goal 1. Provide a wide range of housing opportunities for people in all life circumstances through
numerous policies including Policy A: Provide a diversity of quality rental and owner occupied housing;
Policy C: Provide community workforce housing; Policy E: Seek opportunities to supply quality affordable
housing; Policy G: Accommodate housing needs for persons with disabilities; Policy H: Stress the
importance to financial and lending institutions of remaining committed to meet all housing needs of the
City; Policy I: Maintain opportunities to provide higher density housing in conjunction with mixed‐use
developments; and Policy J: Coordinate with faith‐based community and social service providers to
address the issue of homelessness in the community.
The Campana redevelopment and preservation effort specifically meets all of these community
articulated goals in the following ways:
The Campana redevelopment is a mixed‐income development, which means the development will be
mix affordable units up to 60% AMI along with market rate apartments. The development will provide
quality and attractive housing for Batavia’s workforce.
The development will incorporate Universal Design elements and ten percent of the units will be
accessible.
Additionally, the mixed‐use nature of the development encourages higher density housing in
conjunction with commercial uses.
Evergreen is able to finance this endeavor through a mix of public and private sources including
financing from local financial institutions.
The development team has met with members of the Fox River Valley Initiative who partners with
various local Churches including the Congregational Church of Batavia amongst others in the Fox River
Valley. The organization is excited to work with Evergreen to support this development, and assist in
identifying third‐party social service providers to connect with the development’s property management
staff.
Goal 3. Conserve historical and cultural resources through Policy F: Support organizations that actively
promote Batavia’s cultural heritage and history. Evergreen is conserving/preserving the history of the
Campana Factory.
Goal 4. Create diverse neighborhoods as met through Policy C: Consider development and redevelopment
at greater density where appropriate. The gross density of the Campana redevelopment will be 6.5 units
per acre which minimizes utility impacts while still creating a diverse mixed‐use development.
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Urban Design Element
Goal 1. Improve the quality of the built environment through Policy C: Continue the commitment to
quality design in City construction projects, and work with other public entities to reinforce that objective
in their projects. The Campana redevelopment will provide quality design by partnering with
experienced architectural firm, Weese Langley Weese to preserve the historic elements of the building
and design attractive residential units.
Weese Langley Weese has extensive historic rehabilitation and preservation experience as may be noted
by their long list of awards including, but not limited to the 2014 Preservation Award for Adaptive Reuse
by the Oak Park Historic Preservation Commission for Grove Apartments, 2012 City of Evanston
Preservation and Design Award for 1856 Orrington, Northwestern University, and National Trust for
Historic Preservation 2002 Distinguished Building Award for the Wabash YMCA renovation.
Additionally, the redevelopment is partnering with multiple public agencies for instance, Kane County
and the Illinois Housing Development Authority.
Goal 2. Integrate the preservation of natural and historic features into new developments as committed
to meeting Policy A: Retain and reuse viable historic buildings and architectural elements as a part of
redevelopment projects. The Campana will preserve an important local landmark building and retain the
buildings historical features.
Goal 9. Improve the image of the City as viewed from public streets as will be found through Policy A:
Require design review for all new development in the City except for individual single‐family homes. The
Campana development team will work through the City of Batavia processes including design review.
Regional and Interjurisdictional Issues Element
Goal 1. Increase awareness of the regional context in which local government decisions are made to
increase efficiency of infrastructure improvements, manage traffic and protect the environment through
Policy A: Be a leader in fostering effective intergovernmental cooperation within the Fox Valley area and
Policy B: Consult comprehensive plans and recommendations of other jurisdictions and agencies when
Batavia land use and capital investment decisions are made. The redevelopment of the Campana
building will depend on Fox Valley area agencies working together as the development includes
financing from Kane County and Project Based Vouchers from the Aurora Housing Authority.
Additionally, the development aligns well with the City of Batavia’s Comprehensive Plan and garners the
support of various historic preservation and housing goals.
Please find an initial site plan along with Evergreen and Weese Langley Weese Experience attached to
this document for review.
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Evergreen Real Estate Group is a vigorous
Evergreen Real Estate Group
LIHTC projects awarded:
67
Value of all properties:		
$200MM+
Value of tax credit equity:
$80MM+



Management Profile
Total units under management:
Total units owned:		
States in management portfolio:

residential development, property management,
and construction company with an experienced
leadership team and a fresh outlook on the
challenges of affordable and mixed-income housing
development. The development team within the
Evergreen Real Estate Group develops, finances,

7,000
4,000
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constructs, and operates high-quality affordable
multifamily housing developments in a range of
communities, from the heart of Chicago to the
heartland communities around the Midwest.

Evergreen Real Estate Group principals and development leadership share a combined knowledge of
nearly 100 years of experience in the industry through various functions as owner, lawyer, consultant,
property manager, educator, architect and urban planner. In an ownership and consultant role, principal Larry Pusateri has helped develop 61 different affordable housing projects in Illinois, Indiana, and
Wisconsin. More than a dozen of these have been with various Housing Authorities around the state. In
addition, principals Jeff Rappin and Steve Rappin have owned and developed a wide range of affordable
housing, special needs housing, and market rate multifamily projects over the past 15 years. Jeff Rappin
is a former Senior Vice President for The Habitat Company and has been involved as an attorney and/
or principal in over a billion dollars of tax-exempt bond transactions. Director of Development David
Block developed $200 million in complex, mixed-use and mixed-income projects in his former role as a
development director for a national non-profit organization.
Evergreen Real Estate Group takes the lead on the development of projects from the beginning of the
process with site selection through planning and zoning approvals, building design, financing, leasing
and property management. Evergreen is a responsible, involved partner in creating new and revitalized affordable housing. We believe our role in the development process is to bring the local vision to
life, and to help realize the development process with our expertise in the complex financing and rigorous development schedules required to build many types of affordable housing.
Evergreen Real Estate Group’s development expertise complements its property management expertise
dating to the company’s founding in 1999. Its extensive property management experience allows the
team to overcome a wide range of challenges in developing and operating affordable housing and market-rate properties. With a portfolio of more than 60 properties and 7,000 units currently under contract
in Colorado, Illinois, Indiana, Minnesota, Ohio, North Carolina, Tennessee, and Wisconsin, Evergreen Real
Estate Group provides a broad range of services for just about any type of multifamily property.

Larry Pusateri, Chief Executive Officer, Evergreen Development
Larry Pusateri has worked in the field of affordable housing
development since 1987. He has served as the housing development director of three of Illinois’ most prominent affordable
housing organizations: The Statewide Housing Action Coalition, The Lakefront SRO Corporation, and Travelers & Immigrants Aid (now Heartland Alliance).
His experience with non-profits and community groups across
the state of Illinois has prepared him to serve as CEO of Evergreen Development, the development team within the Evergreen Real Estate Group. From helping create the state’s first
annual revenue source for affordable housing development
to rehabbing single room occupancy apartment buildings for
formerly homeless individuals, Mr. Pusateri is committed to enhancing the affordable housing stock
throughout the state and across the Midwest. He has been a lecturer at affordable housing seminars
sponsored by HUD, the Illinois Housing Development Authority, Chicago Department of Housing, the
first National HIV/AIDS Housing Conference, the Chicago Rehab Network, Neighborhood Reinvestment Corp., the Chicago Community Loan Fund, and the National Rural Housing Conference, among
others. Mr. Pusateri has also served as a housing development finance instructor for the University of
Illinois’ Urban Developer’s Program.
In mid-1995 Mr. Pusateri established Pusateri Development Associates, Inc. since joined into LightenGale Group, as an affordable housing consulting firm. Mr. Pusateri has assisted non-profit and for-profit
developers in the creation of over 1000 housing units at a value in excess of $100 million.
His work has been recognized by the Federal Home Loan Bank at the national level, as the
Chicago Non-Profit Development of the Year by the Local Initiatives Support Corporation
(LISC), and has received several Good Neighbor Awards by the Chicago Board of Realtors.
Mr. Pusateri is a graduate of Northwestern University and the LISC Development Training Institute.

Jeffrey C. Rappin, Chairman
Mr. Rappin is Chairman of the Board for the Evergreen Real Estate Group. Previously, Mr. Rappin was Senior Vice President and
General Counsel for The Habitat Company, a full service real estate company involved in the real estate development, property
management, asset management and brokerage of property, primarily in the metropolitan Chicago area. Mr. Rappin has been a
practicing attorney in Chicago since 1966. Before joining Habitat
in 1987, Mr. Rappin was a senior partner in a major Chicago law
firm specializing in all aspects of real estate law. He received his
undergraduate degree from Purdue University and graduated
from the University of Chicago Law School.
Mr. Rappin is experienced in real estate financing, particularly tax exempt bond financings, and has
been involved as an attorney and/or principal in over 1 billion dollars of tax-exempt bond transactions. Mr. Rappin also has extensive experience in working with numerous federal, state and local
housing agencies including the United States Department of Housing and Urban Development, the
Illinois Housing Development Authority and the City of Chicago Department of Housing. He has also
represented various not-for-profit sponsors in the development of senior and physically disabled housing. Mr. Rappin has also represented numerous contractors specializing in construction of apartments
and condominiums.
Mr. Rappin has served on various committees of both the American and Chicago Bar Associations,
primarily in the areas of real estate development and financing. He has also lectured on aspects of real
estate development before various bar groups.
Mr. Rappin has served on School Boards for both Northbrook and Glencoe and has also acted as Chairman of the Nominating Committee for the New Trier High School Board. His recent charitable participation includes involvement with Literacy Chicago, Children’s Oncology Services, Inc. (which operates
One Step At A Time Camp), AIDS Chicago, the Chicagoland Bicycle Federation and Victory Gardens
Theater.

Stephen Rappin, President
Stephen Rappin is President of the Evergreen Real Estate Group.
Steve brings considerable general management and marketing
skills to this position. Steve has significant experience with development, acquisitions, property management and financial analysis with and emphasis in marketing and property turnaround.
Steve is highly results driven. Prior to joining the Evergreen Real
Estate Group, Steve served in senior marketing positions for such
companies as SC Johnson, Johnson & Johnson and The Kellogg
Company and led the development and marketing of new products both domestically and internationally.
Steve earned an MBA in marketing from Georgetown University
and a Bachelor’s Degree at The American University. Steve is fluent in Spanish and upon graduation
from American, was selected as a VIP Liaison at the World’s Fair in Seville, Spain.
Steve is a licensed Real Estate Broker, Executive member of the Chicagoland Apartment Association
and serves on both the Architectural Review Board and Downtown Development Committees for the
Village of Lake Bluff. Steve is a Ravinia Festival Trustee, serves as President of the Ravinia Festival Associates Board, is a member of the Georgetown University Alumni Association and a youth AYSO soccer
coach. Steve lives in Lake Bluff, Illinois with his wife and three children.

David M. Block, Director of Development
Mr. Block joined the Evergreen Real Estate Group in September
2014 as its Director of Affordable Housing Development. An
architect and urban planner, Mr. Block has been involved in
community development and affordable housing for 20 years.
Prior to joining the Evergreen Real Estate Group, David spent
twelve years at The Community Builders, a national non-profit
organization, becoming the Director of Development for Illinois,
Indiana, Michigan and Wisconsin.
In his time at Community Builders, David managed portions of
three significant public housing transformation engagements,
in Hartford, Connecticut; Louisville, Kentucky; and Chicago.
David also led the development of the residential component of The Shops and Lofts at 47 (with
Skilken Development), a complex $46-million mixed-use development incorporating mixed-income
housing and an urban prototype store for a large national grocery chain.
David was also the primary author of Community Builders’ successful application for $78.6 million in
HUD Neighborhood Stabilization Program 2 (NSP2) funds. David has successfully applied for more
than $107 million in funding from the U.S. Department of Housing and Urban Development, under
the HOPE VI, Section 202, Brownfields Economic Development and Section 108 programs, and has
overseen the design, financing, and construction of nearly 700 units of mixed-income and affordable
housing in five states.
David previously worked as an architect and planner for Goody, Clancy & Associates (GC&A), a Bostonbased firm providing architectural and planning services to a variety of institutional, public, and
private clients.
David has a Master of Architecture degree from Washington University in St. Louis and a Bachelor’s
degree in English from Harvard College in Cambridge, Massachusetts.

Kevin Beard, Project Manager
Kevin Beard is a Project Manager at the Evergreen Real Estate
Group, where his responsibilities include managing closings,
supporting prospecting and new businesses development
efforts, and ushering projects from initial conception through
completion.
Prior to joining Evergreen, Kevin spent more than two years as
a Project Associate in the Chicago office of the The Community
Builders, Inc. His responsibilities at TCB included developing
funding applications, analyzing new business opportunities
and managing acquisitions.
Before entering the affordable housing industry, Kevin worked in commercial real estate, with
experience at REDICO, a commercial real estate firm based in metro Detroit, and in the Beijing office of
Savills, a global real estate professional services firm. At REDICO, Kevin authored successful proposals
for receivership and asset management of retail and office properties; essentially turnaround business
plans for distressed assets, and led the analysis of two proposed corporate acquisitions. As an Analyst at
Savills, Kevin worked with institutional investors in Class A office, retail and residential properties across
northeast China, responsible for synthesizing real estate market and economic data, investigating
assets, and advising clients on a wide range of issues.
Kevin has Master of Urban Planning degree and Professional Certificate in Real Estate Development
from the University of Michigan in Ann Arbor, and a Bachelor’s degree in Economics from Michigan
State University.

Kate Gronstal, Project and Construction Coordinator
Kate Gronstal joined Evergreen in March 2016 as a Project/Construction Coordinator. Prior to joining Evergreen, Kate worked as
civil engineer in Illinois, Iowa and Nebraska for 12 years. Kate has
experience in construction administration, Phase I Environmental Site Assessments, and structural design. Additionally, she has
experience with federal and state grants for programs serving
low-income families.
Kate has worked over 15 years in government relations and
advocacy in both a professional and volunteer capacity. Kate
served as a trusted advisor to Governor Culver for the creation of
the I-JOBS initiative, Iowa’s $830 million bond initiative, used to
rebuild communities after historic flooding in 2008, improve public infrastructure, and assist communities with disaster prevention efforts. Kate also served as a Governor’s appointee on the I-JOBS Board,
which allocated $165 million in competitive and non-competitive grant funds.
Kate has served on the Board of Directors for Girl Scouts of Greater Iowa, Humanities Iowa Board, Iowa
West Foundation’s Community Development & Beautification Advisory Committee, and the Generation Iowa Commission. Kate relocated from her hometown of Council Bluffs, Iowa to Chicago in 2013.
Kate is a member of the Ravenswood Community Council, volunteers at Loyola University, and fundraiser for Special Olympics Illinois.
Kate received a Bachelors of Science in Civil Engineering and a Master of Public Administration from the
Illinois Institute of Technology. Her coursework included: Principles of City Planning, Action Infrastructure, and Urban Development Process. Kate’s master’s practicum was for the Chicago Department of
Planning and Illinois Department of Transportation. Additionally, she is licensed Professional Engineer
in Illinois, Iowa and Nebraska.

Amadi Jordan-Walker, Project Coordinator
Amadi Jordan-Walker joined Evergreen Real Estate
Group in October 2016 as a Project Coordinator. Prior to
joining Evergreen Real Estate Group, Amadi worked for
three years in the contracts department for Aon Benfield,
a reinsurance brokerage division of Aon.
Amadi also has experience working for non-profit and
governmental entities in both Illinois and California.
While in law school, Amadi served as a law clerk for the
community development departments of two prominent public interest law firms. As a law clerk, she worked
on cases defending the rights of low-income residents,
trained non-profit boards on affordable housing funding
options, counseled non-profit and small business owners, and drafted a report to local officials on preserving affordable housing units in Los Angeles. In
addition, she worked as an extern for the California Department of Fair Employment and Housing and
the Chicago Park District.
Prior to law school, Amadi spent three years at LISC/Chicago, where she gained valuable experience
assisting community development organizations in their efforts to implement comprehensive development projects as part of the New Communities Program.
Amadi has a Juris Doctorate degree from the University of Southern California Gould School of Law,
and a Bachelor’s degree in English from Duke University.

Nicolette Jurgens-Tamminga, Project Manager
Nicolette Jurgens-Tamminga joined the Evergreen Development team in May 2016 as a Project Manager. Originally from
Michigan, Nicolette began her career as an AmeriCorps volunteer working with a Grand Rapids neighborhood association to
implement a business revitalizations strategy. The experience
instilled a love of development leading to more than 12 years
of work in the community development field.
Prior to joining Evergreen, Nicolette spent four years as an Assistant Vice President in the Community Investment group of the
Federal Home Loan Bank of Chicago. Her role varied through
the years from acting as a subject matter expert for developing
an online platform for Affordable Housing Program application
submissions, managing the group’s affordable housing rental portfolio from application submission
through project completion review, and chairing the policy committee which led efforts to update the
Bank’s Implementation Plan each year.
Before working with the Bank, Nicolette spent three years as a Project Manager with Chicago-based
affordable housing consultant, Lighten-Gale Group. Her responsibilities with Lighten-Gale Group included assisting clients in bringing their affordable housing deals from inception to finance closing.
Nicolette has a Masters of Urban Planning and Policy degree with a focus on economic development
from the University of Illinois at Chicago, and a Bachelor’s degree in Public Relations from Grand Valley
State University.

Katie Kreifels, Project Manager
Katie Kreifels joined Evergreen Real Estate Group in December,
2016 as a Project Manager. Katie brings several years’ experience in operations management and housing development
throughout the Midwest.
Katie began her housing career at Daveri Development Group,
where she assisted with all aspects of project completion for
several successful multifamily projects. Her primary focus was
preparing financing applications, including 9% and 4% LIHTC,
state and local HOME, CDBG, and TCAP. She also worked to secure other project funding including pre-development and acquisition loans, DCEO and FHLB AHP grants, and state and local
operating subsidies.
Prior to joining Evergreen, Katie spent several years at UP Development, LLC, where she was the Vice
President of Operations, overseeing day-to-day operations and managing the operational details of
projects from initial development stages through closing, construction, and lease up. She led all backend aspects of project completion for the firm’s Midwest portfolio, from design and construction oversight to permitting, environmental reviews, contract administration, construction draws and progress
reporting through stabilization and conversion. She also led project transitions, serving as ongoing
owner liaison to property and asset management teams.
Katie attended early college at Bard College at Simon’s Rock and received a Bachelor of Science from
the Cornell School of Hotel Administration, where she graduated Magna Cum Laude. She also holds a
Tax Credit Specialist certification from NCHM, and has attended the Corporation for Supportive Housing’s Supportive Housing Institute in Illinois, Ohio, and Indiana.

reuseand historic

Adaptive

Aurora, Illinois

Aurora St. Charles Senior Living

The Evergreen Real Estate Group is undertaking the revitalization of the former St. Charles Hospital in
Aurora into 60 independent living apartments for tenants 55 and older.
The project restored this remarkable 1932 Art Deco building, designed by noted architect Wybe J. Van
der Meer, to its original grandeur while providing comfortable and spacious studio, one-bedroom, and
two-bedroom apartments. The renovation work will adhere to the Secretary of Interior’s Standards for
the Rehabilitation of Historic Properties, ensuring that the property continues to serve as a proud Aurora
landmark for many years to come.
The development team included two key local nonprofit organizations - Invest Aurora, and the Northern
Lights Development Corporation - that together created a powerful economic development program to
achieve strong employment and contracting results during the construction program.
The project’s total development cost was approximately $24M, which was funded by a private first mortgage, federal and Illinois state historic tax credits (River Edge Redevelopment Zone credits), LIHTC credits from IHDA, deferred developer fee contributed by the development team, and gap funding from the
City of Aurora. St. Charles Hospital is also included in the newly expanded River Edge Redevelopment
Zone, bringing to Aurora a variety of economic benefits provided by the State of Illinois, and the Aurora
East Side Neighborhood Revitalization Strategy Area
(NRSA).
The restoration and reuse of this important Aurora
landmark conveys new optimism about the strength
of Aurora’s local real estate market, and will transform
an eyesore on one of the City’s most important regional
thoroughfares back into a local point of pride. For the
seniors who will receive safe, comfortable and affordable housing here, for the McCarty neighborhood, and
for the entire City of Aurora, the redevelopment of the
St. Charles Hospital represents a major step forward.

60 Units - Elderly Adaptive Reuse
Total Development Cost:

$ 23,279,872

Financing:
LIHTC Equity:		
Federal Historic Equity:		
State Historic Equity:		
First Mortgage:		
Gap Financing:		

$ 10,503,749
$ 3,773,262
$ 4,287,798
$ 2,890,000
$ 1,825,063

Subsidies Received:
HUD Project-Based Section 8
Status: Completed 2016

Milwaukee, Wisconsin

Blommer Ice Cream Factory Lofts

The Blommer Ice Cream Factory Lofts project consists of two buildings; the adaptive reuse and historic
restoration of the Blommer Ice Cream Factory building on the northwest corner of 15th Street and North
Avenue in Milwaukee’s Lindsay Heights neighborhood, and a new construction building immediately
west of the adaptive reuse portion.
The development team includes the Evergreen Real
Estate Group – a Chicago-based venture of affordable
housing professionals with 100 years of combined experience – and Legacy Midwest Renewal Corporation,
a Milwaukee based Community Housing Development Organization, affiliated with Legacy Redevelopment Corporation, one of Milwaukee’s most respected Community Development Financial Institutions.
The project will have a total of 64 mixed-income units, with 9 market rate units and others affordable at
various income tiers to serve neighborhood residents. Additionally, the new construction building will
include about 2,000 sf of commercial space on the corner of North Ave and 16th St. The project has been
designed with input from local officials and the community, including Walnut Way Conservation Corp.
The project total development cost is approximately $12.6M, which will be funded by a private first
mortgage, state and federal historic tax credits, LIHTC credits from WHEDA, gap funding from the City of
Milwaukee, and deferred developer fee contributed by the development team.
The project contributes to the ongoing revitalization
along the North Avenue corridor. With the groundbreaking of Walnut Way’s Innovation and Wellness
Commons directly across the street, the St. Ann Center
just down the street, and numerous smaller projects
being completed and investments being made in the
neighborhood side-streets, momentum is building in
Lindsay Heights. Blommer Ice Cream Factory Lofts will
help create a node of high quality buildings and activity

64 Units - Family Adaptive Reuse / New
Construction
Total Development Cost:
$ 12,621,351
Financing:
LIHTC Equity:		
$ 7,087,732
Federal Historic Equity:		
$ 1,431,686
State Historic Equity:		
$ 1,275,760
First Mortgage:		
$ 713,705
City of Milwaukee HOME/CDBG: $ 1,500,000
Other Financing:		
$ 613,458

that will send a message about the positive direction
the community is heading.

Status: In Development

* Larry Pusateri is a partner in the Rosenwald Revitalization project through his other firm.

Chicago, Illinois

Rosenwald Courts Revitalization

Vacant for more than 15 years, the Julius Rosenwald Apartments — formerly known as the Michigan
Boulevard Garden Apartments —
 is one of the most historically significant apartment buildings in
American history. Constructed in 1928-1929 to serve the African-American families who had come to
Chicago’s Bronzeville neighborhood as part of the Great Migration from the South, the Michigan Boulevard Garden Apartments was funded entirely by Julius Rosenwald, then president of Sears, Roebuck &
Company. Before the great wave of publicly-funded public and assisted housing that would transform
America’s cities, the full-block complex was the premier example of privately-funded social housing.
From the 1960s through the 1980s, the project increasingly fell into disrepair, to the point that it was
questionable whether the buildings could even be saved. The complex was so deteriorated that it was
used as a stand-in for the Chernobyl nuclear plant in a 2012 motion picture filmed there.
In 2014, Evergreen’s Larry Pusateri was part of a team of experts brought in by an Indianapolis developer and financier to assemble the complex multi-layered financing necessary to save the complex.
The $120M redevelopment project is converting the existing vacant buildings covering an entire city
block between 46th and 47th, Wabash and Michigan into Rosenwald Courts, with 239 one and twobedroom units of senior and family housing with a two-acre professionally landscaped interior courtyard. The complex will include public housing units for
senior citizens and substantial commercial and office
space along 47th Street.
From a project that was on Landmarks Illinois’ “Most
Endangered” list for many years, the Rosenwald
Courts apartments promises ongoing revitalization
for Bronzeville’s 47th Street corridor, together with
the Shops and Lofts at 47 project — another develop-

239 Units - Family/Senior Historic Rehab
Total Development Cost:

$120,300,000

Financing:
4% Tax Credit Equity, Historic Tax Credit
Equity, TIF, City of Chicago tax-exempt
bonds, CHA capital funds, NSP funds, EB5
capital

ment led by key Evergreen personnel. Bronzeville’s
Main Street will once again be a source of pride and
economic success for one of Chicago’s most historic
neighborhoods.

Subsidies Received:
Chicago Housing Authority capital funds
(ACC units)
Status: Financing closed; under
construction

construction

New

Chicago, Illinois

Sangamon Terrace Apartments

Part of the ongoing revitalization of one of Chicago’s most economically distressed neighborhoods, the
Sangamon Terrace Apartments project supports the redevelopment efforts at the adjacent 63rd and
Halsted complex, next to the City Colleges of Chicago Kennedy-King complex. Working with nonprofit
partner Bethel Terrace, who had previously secured a HUD 202 Grant for senior housing, the Evergreen
Real Estate Group undertook the complex process of structuring and closing a mixed-finance HUD
202/4% LIHTC transaction.
The project will offer 24 additional units of senior housing to support the 123 existing units of senior
housing at the adjacent Bethel Terrace site. Seniors at the complex must be 62 or older, and have incomes below 50% of area median income.
Each of the 24 apartments, subject to HUD’s design and construction cost limitations, has one bedroom, a living/dining room, and an open-plan kitchen. Amenities, in addition to those offered at the
adjacent Bethel Terrace building, include a community room and laundry facilities. The site redevelopment plan calls for new landscaping, a large terrace
and green areas for the tenants to enjoy. As part of the
redevelopment, the lobby and common areas of Bethel Terrace will be renovated as well.
Design was by Chicago-based Harley Ellis Devereaux,
and the building was constructed by J.J. Duffy &
Company.

24 Units - Elderly New Construction
Total Development Cost:

$8.3 million

Financing:
Tax Credit Equity
Section 202 Loan
City of Chicago Loan
Tax-exempt bond for construction
Subsidies Received:
HUD Section 202 Elderly Housing PRAC
Status: Completed 2015

For the Fairhaven Crossing project, two community-based organizations engaged the Evergreen Real
Estate Group to bring affordable housing and housing for persons with disabilities to the Mundelein
Community, near the Illinois-Wisconsin border. Lake County United, a membership organization of religious institutions and non-profits and the Mundelein based Lake County Center for Independent Living
(CIL), which provides services for persons with disabilities, selected the project site at 407 Hawley in

Mundelein, Illinois

Fairhaven Crossing

Mundelein and chose Evergreen to act as its developer. Larry Pusateri, CEO of Evergreen’s Development
Group, has secured the financing and overseen the development of almost two dozen special needs affordable housing developments.
The project includes the conversion and expansion of a light industrial 1.5 story brick building in the
downtown Mundelein neighborhood into a 40 unit multifamily residential rental project. Fairhaven
Crossing is a beautiful new addition to the downtown Mundelein area that is in the beginning stages
of a large redevelopment effort which includes a brand new City Hall which is being completed to the
South of the project site. In addition, Fairhaven Crossing is very near the Metra stop, a grocery store, and
just two blocks from the Center for Independent Living.
Fairhaven Crossing consists of nine 1-bedroom, eleven 2-bedroom, and twenty 3-bedroom units. The
Project was built to Enterprise Green certifiable standards and will include quality, durable interior finishes;
energy star rated appliances, an onsite management office, and ample amount of community space including
a computer center and bike storage. Adequate parking
and community gathering spaces will be provided outside at the site.
The Project will be affordable to families up to 60% of
the area median income, based on family size. CIL will

40 Units - Special Needs Housing, New
Construction
Total Development Cost:

$ 13,231,565

Financing:
LIHTC Equity:		
Illinois Donation Credit:		
IHDA HOME funds:		
Deferred Developer Fee:

$ 11,002,113
$ 95,700
$ 1,800,000
$ 333,752

provide tenant and service referrals for the project enabling Fairhaven Crossing to provide an integrated living environment for families with disabilities.

Subsidies Received:
HUD Project-Based Section 8
Status: Completed 2016

Prairie Pointe is an employer-assisted permanent housing development located on an approximately
10-acre parcel of land within the Monmouth City limits. In conjunction with the City of Monmouth
and the largest employer in the area, Evergreen Development CEO Larry Pusateri built 40 large
dwelling spaces, with a mixture of 2, 3 and 4-bedroom units. The development serves families
earning <30% and <60% AMI.
Prairie Pointe offers a variety of housing products, from single family homes to duplexes and
townhomes. In addition to the homes, the development also features a community room with
community kitchen, open space, public restrooms,
management office and computer learning center as
well as green space, walking paths, picnic and BBQ

Monmouth, Illinois

Prairie Pointe

areas, community gardening areas and a playground
area for children.
Prairie Pointe was built as a “green community” with
a variety of features ranging from sunshades to

40 Units Employer-Assisted Housing, New
Construction
Total Development Cost:
Financing:
IHDA Section 1602 funds
IHDA HOME funds

high-efficiency HVAC systems to Energy Star® rated
appliances.

Status: Completed April 2011

$ 9,086,000

urban infill

Mixed Use

* David Block was lead residential developer for this project while employed at another firm.

Chicago, Illinois

The Shops and Lofts at 47

The Shops and Lofts at 47 is a catalytic economic development project that will accelerate the ongoing revitalization of Chicago’s South Cottage Grove commercial corridor in a variety of ways, attracting
new retailers and other commercial businesses with high quality goods and services while providing
quality rental options for market rate tenants, working families, and former public housing residents,
with a range of attractive amenities such as one-for-one structured parking, and convenience retail
within the building.
The development partnership included Mahogany Chicago 47, LLC – a joint venture of Columbus, Ohiobased Skilken and TROY Enterprises – and national not-for-profit residential developer The Community
Builders, Inc (TCB). Evergreen Real Estate Group’s David Block led the development of the residential
component when he was director of development for TCB.
The project encompasses an entire city block on Chicago’s historic Cottage Grove and 47th Street commercial corridors - long the heart of Bronzeville’s economic life. Over a 7-year period, the development
team overcame numerous obstacles, including the most severe recession in 75 years, to bring the project to fruition.
Shops and Lofts at 47 also breaks new ground for architecture and urban design - with 55,000 square feet
of commercial space on the first floor, a second-level
parking structure (a first for moderate-income and affordable housing on the South Side of Chicago), and
balconies and in-unit laundry facilities in each unit, the
development offers amenities comparable to marketrate developments to a range of low- and moderateincome tenants.
The project received the 2015 LISC Chicago Neighborhood Development Award for Best For-Profit Real Estate
project and is a finalist for a 2015 Urban Land Institute
Vision Award.

96 Units - Mixed-Income Family Housing,
55,000 square feet retail space
Total Development Cost:

$ 45,631,628

Financing:
LIHTC Equity:		
$ 8,400,383
New Markets TC Equity:		
$ 3,385,175
City of Chicago TIF:		
$ 12,850,000
Chicago Housing Authority: $ 8,374,409
First Mortgage Financing:
$ 7,950,000
Neighborhood Stabilization 2: $ 2,300,000
Misc Other Financing:		
$ 2,371,660
Status: Completed October 2014

* David Block was lead developer for this project while employed at another firm.

Burrillville, Rhode Island

Stillwater Mill Village Revitalization

Beginning in 2002, when he was with another development company, Evergreen Real Estate Group’s
David Block worked closely with the Town of Burrillville, Rhode Island – a town of 15,000 people – to develop a master plan for the redevelopment of the largely abandoned Stillwater Mill complex, an historic
former cotton mill along the Clear River. The master plan consisted of senior housing, family housing,
a new town library, and subsequent phases of new homeownership units and community amenities.
David worked with the town’s manager and economic development director to develop the physical
and financial master plan, resulting in approval of the plan through the town council, and David wrote
successful applications to the U.S. Department of Housing and Urban Development for nearly $5 million
in Section 202 Housing for Elderly Funds and more than $1 million in Section 108 / Brownfield Economic
Development Initiative funding – both extremely competitive funding programs. HUD also supported
subsequent revitalization efforts with a Main Streets HOPE VI grant to allow for additional infrastructure
and community investments.
David led the development of the Stillwater Heights senior housing complex, a $5.3 million new construction complex for area seniors on fixed incomes on a hilly site overlooking the main mill complex. He
also set up the architectural and financial structure of the revitalization of the main Clocktower building
itself, which was then completed by a local nonprofit
housing developer.
The Town of Burrillville was a very supportive partner
throughout the redevelopment process, ultimately raising funds to support new infrastructure development
in the area and the construction of a new, award-winning public library complex with an attractive outdoor
patio overlooking the river and the mill dam. The complete Stillwater Mill Village Revitalization project has
won numerous state and regional awards for economic
development excellence.

52 Units - Senior New Construction +
43 Units - Family Adaptive Reuse
Total Development Cost:
Financing:
LIHTC Equity:		
Federal Historic Equity:		
State Historic Equity:		
HUD Section 108 loan:		
HUD 202 loan:		
State HOME funds:		

$ 12.6 million

$ 5,000,000
$ 1,000,000
$ 600,000
$ 800,000
$ 4,700,000
$ 500,000

Status: Completed in two phases (family
housing completed by others); 2004 and
2011

acquisition

Value added

Chicago, Illinois (Rogers Park)

Farwell & Jarvis Apartments

Evergreen Real Estate Group acquired the Farwell

85 Units - Senior Acquisition-Rehab

and Jarvis Apartment buildings from the Chicagobased Council for Jewish Elderly, and is undertaking
a much-needed recapitalization that will ensure
the continuing affordability of these important
housing resources for seniors in one of Chicago’s
rapidly gentrifying lakefront neighborhoods, while
addressing significant deferred capital needs.
Evergreen has extended the HUD HAP contract
for an additional 20 years, and is also bringing tax
credit equity and a new 223(f ) LIHTC Pilot Program
mortgage. During construction, Evergreen’s in-house
construction company will replace aging galvanized

Total Development Cost:

$ 12,422,854

Financing:
LIHTC Equity:
First Mortgage:
Seller Note:
Deferred Developer Fee:
Interim income:

$ 3,439,454
$ 7,656,000
$ 200,000
$ 734,378
$ 393,021

Subsidies Received:
HUD Project-Based Section 8
Status: Under Construction

steel water lines, provide enhanced accessibility
for residents, and modernize outdated kitchens and bathes. Evergreen Real Estate Group, as the
property manager, will continue to provide ongoing services for the buildings’ residents.

Lakewood Village was awarded Low Income Housing
Tax Credits from the Illinois Housing Development
Authority for rehabilitation by the Evergreen Real

84 Units - Family Acquisition-Rehab
Total Development Cost:

$ 12,365,431

Estate Group. It is a 7 building project located in both
Island Lake and Grayslake in Lake County, IL.

Lake County, Illinois

Lakewood Village

Lakewood Village is a preservation project where
Evergreen recently extended its HUD HAP contract
an additional 20 years as part of the development
process. As part of the rehabilitation process,
Evergreen secured Enterprise Green Certification and
added amenities to improve the quality of life for
the residents. Some of these items include adding a
computer room, increasing accessibility, adding picnic

Financing:
LIHTC Equity:
First Mortgage:
IHDA Trust Fund:
FHLB AHP:
Interim income:
Subsidies Received:
HUD Project-Based Section 8
Status: Completed 2014

tables and grills for residents, secured bicycle parking,
screen doors and garden plots for a community garden area.

$ 6,372,162
$ 4,300,000
$ 917,925
$ 125,000
$ 447,500

The 2012 Parkview Terrace project rehabilitated 108
Section 8 units in Mishwawka, IN, providing over
$36,000 per unit in renovations in upgraded amenities

108 Units Family Acquisition/Rehab
Total Development Cost:

$ 10,070,614

and environmental efficiencies. The project received
strong support from the community, including
City contribution to upgrade the park next door.
The completion of Parkview Terrace successfully

Mishawaka, Indiana

Parkview Terrace

ensured the stabilization of affordable housing in the
community for an additional 15 years while providing

Financing:
Tax Credit Equity:		
First Mortgage:		
IHCDA Development Fund:

a safer, more beautiful place for residents to live.

Subsidies Received:
HUD Section 8

Parkview Terrace is unique in that it is both project

Status: Completed 2013

$ 8,688,510
$ 882,104
$ 500,000

based Section 8 rental and lease-to-own. Evergreen
Real Estate Group partnered with Habitat of Humanity
of St. Joseph County to build 4 single family homes in addition to the rehabilitation of current
Parkview units to be leased during the 15 year tax credit compliance period, and sold through Habitat
for Humanity to qualified residents after this period.
Parkview Terrace serves families in the 30%, 40%, 50%, and 60% AMI level. The property has
maintained a consistently high occupancy rate since completion.

housing

Special Needs

Thresholds is Illinois’ largest and oldest provider of psychiatric rehabilitation services, providing services to
about 7000 people each year.

As

part of Threshold’s housing portfolio,
Humboldt House is a four-story, thirty-six (36) unit, supportive housing
rental building in the Logan Square
neighborhood of Chicago. Humboldt
House provides homes and services
to tenants with a mental health disability and/or co-occurring other disabilites. Many tenants also may have
complex medical conditions that are
persistent and require long term.

Chicago, Illinois

Humboldt House

Humboldt House currently consists of 25 efficiencies and 12 one bedroom apartments. Thresholds is
working with Evergreen Real Estate Group to provide Humboldt Apartments with the financing for the
rehabilitation needed in order to keep it a safe, attractive, efficient, and viable project for decades to come.
The rehabilitation of the site includes kitchen and bath upgrades, security upgrades, energy efficiency and
water conservation upgrades, along with roof, window, and HVAC work. In addition, the project will add
an elevator to the building, greatly increasing the accessibility of Humboldt House. The proposed elevator
will lead to a change in the unit mix, making the proposed unit mix - 28 efficiencies and 9 one bedrooms.
The Humboldt House rehabilitation will meet the applicable accessibility requirements of Section 504 of
the Rehabilitation Act of 1973, the Illinois Accessibility
Code and Chapter 11 of the Chicago Building Code. It
will have 4 units designed for persons with mobility impairments per ICC/ANSI A117.1-2003 requirements and
1 unit designed for persons with sensory impairments.
Humboldt House currently receives operating support
through the Chicago Housing Authority. The current
tenant services will remain in place at the site, including
Community Support Services, Mental Health Services,
Medication Management or Support, and others. In addition, Thresholds works with other community service
providers to broker relationships for providing the optimum services for all tenants regardless of their disability.

36 Units - Special Needs Rehabilitation
Total Development Cost:

$ 6,132,219

Financing:
LIHTC Equity:		
Federal Historic Equity:		
First Mortgage:		
Seller Financing:		
Other funding:		

$ 2,997,960
$ 742,364
$ 670,000
$ 1,550,000
$ 171,895

Subsidies Received:
CHA Project-Based Section 8
Status: Under construction

* Larry Pusateri is a partner in the Myers Place project with another developer.

Mount Prospect, Illinois

Myers Place

Myers Place is a new construction project of 39 units
of permanent supportive housing for persons living
with mental illness in the Northwest Suburbs. The

39 Units Permanent Supportive Housing
for persons with mental illness, New
Construction

development provides on-site supportive services in
the form of classes, case management, counseling,
transportation assistance and health screenings.
These services would be provided voluntarily to
tenants. Furthermore, community meals, outings,
and activities are also scheduled and available to
all residents. The project was developed by Larry

Total Development Cost:

$ 13,100,000

Financing:
Tax Credit Equity:		
Private First Mortgage		
CDBG IKE Grant		
DCEO Energy Grant:		

$ 10,000,000
$ 1,000,000
$ 2,000,000
$ 100,000

Pusateri, Evergreen Development’s CEO, as a partner
in another development company.
The development features a laundry, air conditioning,
furnished studio, 1 bedroom apartments, a
community room and kitchen, on site property
management offices, on-site social service offices, bike

Subsidies Received:
Section 8 from the Housing Authority
of Cook County, Department of Mental
Health Bridge
Status: Completed July 2013

parking, storage, outdoor living space and generous
landscaping. The first floor includes a commercial space.
Myers Place has received Enterprise Green Certification, and the units were successfully leased up by
the end of 2013.

* Larry Pusateri is a partner in the Walnut Commons project with another developer.

Muncie, Indiana

Walnut Commons

In partnership with Meridian Health Services
(“Meridian”), Walnut Commons is a new construction ,
44-unit Permanent Supportive Housing development

44 Units of Permanent Supportive
Housing, New Construction (targeting
homeless and disabled veterans)

in Muncie, Indiana for people who are homeless or at
risk of homelessness. The project also targets disabled
veterans. The project was developed by Larry Pusateri,
Evergreen Development’s CEO, as a partner in another
development company.
The development has a mix of studio and one-

Total Development Cost:

$ 8,600,000

Financing:
Tax Credit Equity:		
IHCDA Development Fund
HOME (City and State)		
FHLBI AHP Loan		

$ 6,722,419
$ 500,000
$ 375,000
$500,000

bedroom apartments in a 3 story building, with
elevator for accessibility for disabled populations.
It also includes office and clinic space for on-site
supportive services staff and on-site property
management staff, a common laundry room, a large

Subsidies Received:
IHCDA Section 8
Status: Completed June 2015

community room, bike storage, as well as a secured
outdoor patio and green spaces.
The building has a secured entrance; tenants enter through use of a keycard security system and
visitors need to be buzzed in by front desk staff or residents. The entire building is monitored by a
camera surveillance system and all apartments have intercom access to the front doors for guests.
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Chicago, Illinois 60610
Phone: 312-642-1820
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312-527-5377
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Low Income Housing Projects Utilizing Tax Credits and Historic Tax Credits
1704 W. Humboldt
Wabash YMCA
Carlton Apartments
Malden Apartments

Weese Langley Weese Architects Ltd.

Humboldt Apartments Chicago, IL
An existing 3 story 1920’s 29 unit courtyard apartment
building is to be fully rehabbed into affordable family
units which is its current use. The building is in a National
Historic District and the work will include the appropriate
restoration of the exterior and interior historic elements
to a point of being eligible for Historic Tax Credits. Further
the overall building and systems will be receiving an
energy upgrade to achieve Enterprise Green Community
Certification that will include the addition of a Solar Hot
Water collection system.

Weese Langley Weese Architects Ltd.

Wabash YMCA Chicago, IL
Built in 1913 in the then flourishing Bronzeville
neighborhood of Chicago, the Wabash YMCA was the hub
of most African American civic and social groups prior
to World War II, and was an orientation center for those
who migrated from the South hoping for a better way of
life. Now part of the National Register “Black Metropolis”
theme nomination, the Wabash YMCA has been fully
restored and resurrected. The entire building was
originally operated by the YMCA, which now occupies only
the lower floors. The upper floors were converted into
101 single room occupancy units operated by a separate
organization.
After decades of abandonment, the building was fully
restored in compliance with U.S. Department of Interior
Standards. On the exterior, the masonry façade was fully
restored and the original wood windows were faithfully
replicated from the original surviving units. Interior
spaces, including the main stair, lobby, ballroom, and
apartment corridors were brought back to their original
condition. Of special note is the restoration of the mural
“Mind, Body and Spirit” painted in 1936 by prominent
African American artist William Edouard Scott to
commemorate the YMCA‘s guiding purposes.

Weese Langley Weese Architects Ltd.

Carlton Apartments Chicago, IL
Considered a “contributing building” to the Sheridan
Park Historic District, this former 1920‘s residential hotel
and recent religious commune was carefully restored and
completely rehabbed into 70 S.R.O. units with private baths
and individual kitchens.
This historic rehabilitation was required to meet strict
federal building guidelines. Of particular note, the exterior
facade of “Architectural Stone” (similar to concrete blocks)
was carefully rebuilt, refaced, and coated. Special features
such as ornamental rails and oak doors were carefully
repaired and duplicated.
Interior historic features of note include historic “bark-like”
textured plaster, “swirl” style historic plaster, crafted historic
wood trim and historic arched plaster openings.

Weese Langley Weese Architects Ltd.

Malden Apartments Chicago, IL
A badly deteriorated and fire-damaged residential hotel
located in a historic district of Chicago was renovated
into 86 SRO units on 3 floors accessed by a new
elevator. 76 units have private baths, 6 have shared
baths, and 4 are handicap accessible. All units have
kitchenettes that allow completely independent living.
The apartment floors were gutted and rebuilt, while
maintaining the highly functional and efficient layout of
the existing building. At the ground floor, 2 dayrooms
and a 24-hour front desk were built at the front of the
building. The building is considered a ‘contributing’
structure in the historic district. In order to comply
with State of Illinois guidelines, the existing ornamental
plaster in the lobby was preserved and restored, and
historically accurate panel doors and trim were installed
on the first floor. Additionally, the façade was restored,
complete with leaded glass windows at the ground level
and true divided-lite wood windows at the upper floors.
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Adaptive Reuse Historic Buildings for Housing
North Avenue Redevelopment, Phase I
Grove Apartments
Casa Guanajuato

Weese Langley Weese Architects Ltd.

North Ave. Redevelopment, Phase I Chicago, IL
A redevelopment project for Hispanic Housing
Development Corporation is the first phase of a threephase project that will convert a derelict block of the
city into a new cornerstone for the neighborhood. This
phase utilized an existing vacant 4-story warehouse
building. A portion of the rear of the building was
demolished to create a new courtyard, and 24
apartments were created within the building, in a mix of
one, two and three-bedroom affordable apartments for
families.
The existing terra cotta facade of the building has
been restored, contributing to the historic fabric of the
surrounding area. This redevelopment brings much
needed housing and new life to the community.

Weese Langley Weese Architects Ltd.

Grove Apartments Chicago, IL
An existing industrial cable company building in
a former car dealership is being restored to its
original Albert Kahn design with the removal of
a 1970’s facade make over. The original building
footprint is being shaped for residential use and
two additional floors are being added, resulting in
a 51 units building with ground floor commercial.
The design direction of the addition is to extend
the original “Kahn design”, which had planned
for additional floor. This will be accomplished by
“lifting off” the top articulation, extending the
existing elements, and adding them to the new
roof. The lower floor restoration of brick and
decorative concrete will be faithfully replicated in
the added floors.

Weese Langley Weese Architects Ltd.

Grove Apartments Chicago, IL

Weese Langley Weese Architects Ltd.

Casa Guanajuato Chicago, IL
This tall, narrow stone clad building in the historic Pilsen
neighborhood was carefully restored and renovated to
provide six new affordable family apartments. The existing
interior stair was renovated and a new exterior, steel porch
and exit stair were added in order to provide the required
exiting from all of the apartments in this tight layout. The
resulting units are designed to take advantage of the fact that
the building has light from three sides, which gives these
tightly planned units a bright, open feeling.

Weese Langley Weese Architects Ltd.

New Construction Adjacent to Historic Properties
North Avenue Redevelopment, Phase II
North Avenue Redevelopment, Phase III - Multi Family + Loft Interiors
St. Leo Apartments
Casa Maravilla

Weese Langley Weese Architects Ltd.

Page Title
I Chicago, IL
North
Ave. Redevelopment, Phase II
This was a full block redevelopment in Chicago, on North
Avenue and running north on Talman and Washtenaw;
for Hispanic Housing Development Corp. It has turned
an area of derelict buildings and open lots into a new
stabilizing cornerstone for the neighborhood, and added
110 rental units in 6 buildings.
The development strategy started with the restoration of
a central terra cotta façade loft building into multifamily
apartments, adding a senior building on east corner and
then completing the process by adaptively converting a
4 story former furniture store, on the west corner into a 5
floor multifamily building.
The development of the corner buildings provided an
architectural presence on both North Ave. and the two
cross streets. The lots to the north of the project were then
developed into 2 flats that completed the integration of the
project into the Urban Context.
Detail strategies included a careful restoration of the terra
cotta with “Chicago” style windows on the 4 story loft
building, anchoring the west corner with a 5 story elderly
building with an articulating façade to match the existing
scale of the street on the east corner, and creating an
strong corner presence with another 5 story building at the
west, with a scaled and articulated facade that blends the
residential architecture into the business zoning of North
Ave.

Weese Langley Weese Architects Ltd.

Page
NorthTitle
Ave. Redevelopment, Phase III Chicago, IL
Multi Family

Weese Langley Weese Architects Ltd.

St. Leo Apartments Chicago, IL
WLW designed a new construction apartment building
for veterans, the St. Leo Residence developed by
Catholic Charities, for a site occupied by an abandoned
Catholic church, school and convent. At the request of
Mayor Daley, and because the church building had an
‘orange’ designation with the Commission on Chicago
Landmarks, as a part of the project the existing church
tower was saved and restored. The church building was
carefully disengaged from the tower structure when the
remainder of the church was demolished. The tower
masonry was restored, the tile roof was replaced, and a
new stair was installed up to the bell openings.
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Casa Maravilla Chicago, IL
This is the second building that along with Casa
Morelos, occupy the last large tract of land in the
Chicago Pilsen neighborhood. Its shape, like that of
Casa Morelos, is developed around the various sized
units for independent senior living. This building
becomes the front of the project and connects
with the street and the neighborhood and extends
the aesthetic developed with the rear multifamily
building. The cornices and offsets help amplify the
connection to the community context.
The group floor is devoted to the community space
for the tenants and houses a City of Chicago Senior
Center. The entire interior was brightly lit and
multicolored to bring vibrancy to the public and
corridor spaces.
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