DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES
‘} Economic Development Division

URBANA memorandum
TO: Mayor Diane Wolfe Marlin and Members of the Urbana City Council
FROM: Carol J. Mitten, City Administrator

Lorrie Pearson, AICP, Community Development Director
Brandon S. Boys, AICP, Economic Development Manager
Stepheny McMahon, Economic Development Coordinator

DATE: April 28, 2020

SUBJECT: AN ORDINANCE APPROVING AN AMENDMENT TO A
REDEVELOPMENT AGREEMENT BY AND BETWEEN THE CITY OF
URBANA, CHAMPAIGN COUNTY, ILLINOIS AND GREEN STREET
REALTY CO., OF ILL.

Introduction

On January 22, 2019 the Urbana City Council approved a redevelopment agreement with Chris Saunders
of Green Street Realty Co., of Ill. regarding a proposed 42-unit townhome project at 200 South Vine
Street.

While construction for the 200 Vine Street Project is underway, the project will not be completed by the
December 31, 2020 date specified in the agreement due to the COVID-19 pandemic, which has delayed
progress. As such, for the project to go forward, it is necessary to extend the completion date by
amendment to provide the developer with the necessary time to see the project through to completion no
later than May 1, 2021.

The attached draft ordinance (Attachment A: Draft Redevelopment Agreement Amendment
Ordinance) would provide the Mayor with the authority to execute an extension of the existing
redevelopment agreement (Attachment B: Executed 2019 Redevelopment Agreement) by four
months from December 31, 2020 to May 1, 2021. The developer has provided a written request to the
City for this extension (Attachment C: Statement from Green Street Realty) as well as some simple
visualizations of how MAC siding will be utilized on the project in place of EIFS siding (Attachment D:
Visualizations of MAC siding for 200 Vine Project).

The 200 Vine project is the first new, residential development in Downtown Urbana in over 15 years. Staff
recommends that the Council authorize an extension of the redevelopment agreement until May 1, 2021 to
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ensure adequate time for project completion.

Discussion

The proposed amending ordinance would allow the Mayor and the developer to execute a pen and ink
amendment of the existing 200 Vine redevelopment agreement, changing the completion date from
December 31, 2020 to May 1, 2021. The developer has provided the following updated timeline for the
project as a whole. As noted, construction of two of the 3-story buildings on the western portion of the

site is already underway.

200 Vine Revised Construction Schedule

Building Start Finish
Green - West (3 story) Fridf17/20 Wed 10/14/20
Elm - West (3 story) Wed 4/29/20 Mon 10/19/20
Elm - East (2 story) Tue 5/12/20 Mon 10/26/20
Urbana (2 story) Mon 5/25/20 Wed 2/3/21
Green - East (2 story) Fri 6/12/20 Mon 2/8/21
Vine - South (3 story) Mon 8/10/20 Wed 3/10/21
Vine - North (3 story) Tue 8/25/20 Fri 3/26/21

Exterior Mon &/3/20 Fri 4/23/21

Provided by Green Street Realty

While the redevelopment calls for a minimum $6MM project budget, Green Street Realty now anticipates
spending $8.05MM on the 200 Vine townhomes. Green Street has also reported more specifics in the
materials it expects to use on the exterior of the townhomes. In an effort to control expenses while
maintaining curb appeal, the developer will replace all EIFS siding contemplated in the original design with
MAC siding. MAC siding is a pre-painted steel siding product Green Street Realty recently began using on
their projects, including 103 East Healey Street in Champaign. MAC siding is more durable than EIFS
siding and is covered by a 40-year warranty. As such, the 200 Vine project as proposed would remain
substantially in accordance with the Preliminary Project Design approved in the 2019 redevelopment
agreement (see Attachment B of this memo and turn to Exhibit A of the redevelopment agreement to
review the Preliminary Project Design). The attached visualizations (Attachment D) show the developer’s
intent to use MAC siding with woodgrain patterns in natural colors and vertical and horizontal paneling.
The visualization also specifically indicates where on the project the MAC siding would be substituted
vertically and horizontally in different colors. All brick exteriors will be constructed as shown in the
Preliminary Project Design and are not impacted by the siding substitution.

Anticipated Fiscal Impacts
Incentives provided to the developer under this redevelopment agreement would remain unchanged. As

required by the 2019 redevelopment agreement, the City has already deeded the property, valued at $1MM,
in as-is condition to the developer. The City has also vacated the remaining alleyways on the site to the
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developer.

As required by the redevelopment agreement, the City will provide future reimbursements to Green Street
Realty for eligible redevelopment project costs after project completion. Upon paying taxes on the
competed project, the developer will receive reimbursement from the Central Tax Increment Finance
(TIF) District of a percentage of the new, incremental taxes paid. In the first year, 100% of these
incremental taxes will be rebated, followed by 80% in the second year, 60% in the third year, 40% in the
fourth year and 20% in the fifth and final year. This rebate schedule was intended to mirror the Think
Urbana property tax rebate schedule, which is available to certain residential developments in the Urbana
Enterprise Zone (outside of any TIF Districts). The 200 Vine project is expected to continue to generate
incremental property taxes through the end of the life of the Central TIF District, presently 2040.

Separate from the redevelopment agreement, the 200 Vine townhome project qualifies for sales tax
exemption on the purchase of all building materials in the State of Illinois through the Urbana Enterprise
Zone.

Options
1. Approve the draft redevelopment agreement amendment ordinance as presented.

2. Approve the draft redevelopment agreement amendment ordinance with changes. It should be
noted that any changes would need to be agreed to by the developer.

3. Deny the draft redevelopment agreement amendment ordinance.

Recommendation

The extension of this redevelopment agreement would allow for Downtown Urbana’s first new residential
construction in over 15 years to proceed to completion. The project will bring new residential density to
the downtown area, enhancing economic activity in the downtown for restaurants, retail and services
including Lincoln Square Mall and Urbana’s Market At the Square.

Staff recommends that the City Council approve the attached draft redevelopment agreement amendment
ordinance.

Attachments:
A: Draft Redevelopment Agreement Amendment Ordinance
B: Executed 2019 Redevelopment Agreement
C. Statement from Green Street Realty
D: Visualizations of MAC siding for 200 Vine Project



ATTACHMENT A

ORDINANCE NO. 2020-05-025

AN ORDINANCE
APPROVING AN AMENDMENT TO A REDEVELOPMENT AGREEMENT
BY AND BETWEEN THE CITY OF URBANA, CHAMPAIGN COUNTY,
ILLINOIS AND GREEN STREET REALTY CO., OF ILL.
(First Amendment - 200 Block of South Vine Street / 300 Block of East Green Street)

WHEREAS, the City of Urbana (“City”) is a home rule unit of local government pursuant
to Article VII, Section 6, of the Illinois Constitution of 1970, and may exercise any function
pertaining to its government and affairs, including the power to regulate for the protection of the
public health, safety and welfare; and

WHEREAS, the City of Urbana, Champaign County, lllinois (the “Municipality”) and
Green Street Realty Co., of lll. (the “Developer”) have entered into a certain Redevelopment
Agreement dated as of January 1, 2019 (with respect to which undefined words and terms as used
herein shall have the meanings as respectively ascribed to them therein, the “Redevelopment
Agreement”); and

WHEREAS, the Developer and its lender have requested a four month extension beyond
the Project Completion Date of December 31, 2020 as presently specified in the Redevelopment
Agreement; and

WHEREAS, the City Council of the Municipality is willing to extend the Project

Completion Date under the Redevelopment Agreement to May 1, 2021.

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE

CITY OF URBANA, ILLINOIS, as follows:
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Section 1. Authorization. The Redevelopment Agreement shall be and is hereby
authorized to be amended to extend the Project Completion Date until May 1, 2021, and the Mayor
is hereby authorized to amend the Redevelopment Agreement on its face for and on behalf of the
Municipality by crossing out the date of “December 31, 2020” in the definition of Project
Completion Date in Section 1.1, by inserting the date of “May 1, 2021 in lieu thereof and by
initialing such change. Such change shall be an effective amendment to the Redevelopment

Agreement when also so initialed by the Developer.

Section 2. Effective Date. This ordinance shall be in full force and effect immediately

upon its passage and approval in the manner provided by law.

PASSED BY THE CITY COUNCIL this___ day of ,

AYES:

NAYS:

ABSTENTIONS:

Charles A. Smyth, City Clerk

APPROVED BY THE MAYOR this day of :

Diane Wolfe Marlin, Mayor
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ATTACHMENT B
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April 24, 2020

City of Urbana

Attn: Brandon Boys ATTACHM T
400 S Vine St ENTC
Urbana, IL 61801

Dear Mr. Boys,

| am writing to request an extension of time to complete the development at 200 S Vine Street. The
current Redevelopment Agreement required us to complete the project by December 31, 2020. We are
requesting that Project Completion Date be extended to May 1, 2021. As we have discussed the current
timeline will be a challenge for us due to a variety of unforeseen issues.

The development required a much more extensive and costly utility relocation that we had anticipated.
Working with numerous utility companies and their schedules was one of the reasons that our project did
not get started last Fall. We have also struggled with budget constraints. Our construction bids came in
well over $8,000,000, much higher than the original $6,000,000 budget that we had anticipated for this
project. We were able to make some changes to materials that allowed us some significant savings and
bring the development budget to $8,055,000. We did this by making just one change to the exteriors,
replacing the EFIS siding section with MAC siding. The MAC siding is a new product that we have been
using on other local projects that we feel is a superior product to EFIS and will look outstanding when
complete. You can view some MAC siding at our project at 103 E Healey St, Champaign if you would like
to see what it looks like in person. The other challenge with this project has been to find a lender that is
willing to finance the development. We are pleased to report that Iroquois Federal Bank has giving us a
loan commitment and is excited about being part of this exciting project. However, with the delays and
the recent COVID 19 events they are requesting that we extend this Project Completion Date in the
Redevelopment Agreement to match up with our revised construction completion schedule of May 1,
2021.

On a positive note, we have picked up the final building permit, relocated utilities and started construction
on the site. While we are requesting a May 2021 date for full completion, you will see a great deal of
progress during 2020. Despite these challenging times, we are fully committed to this development and
believe this will be a valuable addition to Downtown Urbana. Please feel free to reach out if you have any
questions or concerns.

Sincerely,

510 South Neil Street Champaign, Illinois 61820 office: 217/356-8750

greenstrealty.com



Visualizations of MAC Siding for 200 Vine project ATTACHMENT D

Project exterior view, 3-story
Updated rendering of MAC siding with vertical panels

Image facing SE from the intersection of Vine Street and
Elm Street.

Project exterior view, 2-story
While this image has not been updated, the EIFS shown
at the top of each building would be replaced with MAC
siding.
Image facing SW from the intersection of EIm Street and
Urbana Avenue.

Project interior view, 3-story

Updated rendering of MAC siding with vertical and horizontal panels.

Image facing N from the interior of the site.

Project interior, 2-story

Updated rendering of MAC siding with vertical and
horizontal panels

Image facing NE from the interior of the site.

Please note that an existing use of MAC siding by Green Street Realty can be viewed at 103 E Healey St, Champaign.
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