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Unit Number Unit Living Rent/ USES OF FUNDS Total /Unit /NSF
MULTIFAMILY INCOME SF of Units Mix Rents Monthly Annual Area SF SF To Purchase Land $5,810,000 $16,600.00 $20.10
Studio 550      40               11% 1,325               53,000             636,000        22,000     2.41         Garage 15,000$         /per space 5,700,000      16,286              19.72               
One Bedroom / One Bath 750      195             56% 1,725               336,375           4,036,500     146,250   2.30         Hard Construction Cost    50,575,000    144,500            175.00             
Two Bedroom / Two bath 1,050   115             33% 2,300               264,500           3,174,000     120,750   2.19         Municipal Building -$               /sq. ft. -                 -                   -                   
TOTAL 826 350 100% $1,868 $653,875 $7,846,500 289,000 $2.26      Retail Hard Costs $120 /sq. ft. 240,000         686                   0.83                 
     Vacancy 7.00% ($45,771) ($549,255) Total Hard Construction Cost $56,515,000 $161,471 $195.55
EFFECTIVE MULTIFAMILY INCOME $608,104 $7,297,245 Architectural & Engineering

     Architectural and Engineering Fees 4.10% 2,317,115      6,620                8.02                 
RETAIL INCOME Area SF Rent/SF Monthly Annual      Architectural Services Fees   150,000         429                   0.52                 
Municipal -              -$       -                   -                   Construction Period Costs
Retail 2,000          16.00$   2,667               32,000                  Real Estate Attorney 175,000         500                   0.61                 
     Vacancy (Reflects N/N/N) 10.0% -                   -                        Construction Loan Legal 25,000           71                     0.09                 
NNN Reimbursable -                   -                        Title and Recording 50,000           143                   0.17                 
TOTAL EFFECTIVE INCOME - RETAIL $2,667 $32,000      Construction Interest 5.00% 100.00% 2,973,097      8,495                10.29               

     Financing Fee - F&C 0.25% 148,655         425                   0.51                 
OTHER INCOME # of Units Rents Monthly Annual      Financing Fee - Mezzanine 0.00% -                 -                   -                   
Garages 380 0.00 -                   -                        Financing Fee - Construction 1.00% 594,619         1,699                2.06                 
Garage Income 380 160.00 60,800             729,600                Furnishings and Equipment 450,000         1,286                1.56                 
Late Fees/NSF 350 0.00 -                   -                   Other Period Costs
Application/Administration Fees 350 0.00 -                   -                        Taxes 40,000           114                   0.14                 
Pet Registration & Monthly Fee 350 0.00 -                   -                        Lease-up Incentive $300 105,000         300                   0.36                 
Floor & View Premiums 0 0.00 -                   -                        Retail Leasing Commissions 10                  6.00% -                 -                   -                   
Miscellaneous 350 65.00 22,750             273,000                Capitalized Lease-up Marketing 15,000           43                     0.05                 
TOTAL $83,550 $1,002,600      Working Capital / Travel 225,000         643                   0.78                 
     Vacancy 7.00% (5,849)              (70,182)                 City Connection/Impact Fees/Permits 1,300,000      3,714                4.50                 
EFFECTIVE OTHER INCOME $77,702 $932,418      Tenant Improvements $45 90,000           257                   0.31                 

     Market Study 5,000             14                     0.02                 
TOTAL EFFECTIVE INCOME - MULTIFAMILY $688,471.92 $8,261,663      Appraisal 15,000           43                     0.05                 

     Insurance 100,000         286                   0.35                 
OPERATING EXPENSES - MULTIFAMILY Unit/Year Annual      Land Broker Fee 6.00% -                 -                   -                   
     Operating Expenses 3,800               1,330,000             Organizational (e.g. Partnership) 10,000           29                     0.03                 
     Property Insurance 250                  87,500                  Construction Management 1.00% 565,150         1,615                1.96                 
     Property Taxes 3,700               1,295,000             Development Contingency 5.00% 2,825,750      8,074                9.78                 
TOTAL OPERATING EXPENSES $7,750 $2,712,500 Total Development Cost $74,504,386 $212,870 $257.80
     Replacement Reserves 250                  87,500                  Developer Overhead 5.00% 3,576,564      10,219              $12.38
TOTAL EXPENSES Percentage of Gross Income 33.89% $8,000 $2,800,000 TOTAL USES $78,080,950 $223,088 $270.18

NET OPERATING INCOME - MULTIFAMILY $5,461,663 SOURCES OF FUNDS Total /Unit /SF
     Developer Contribution 100.0% 78,080,950    223,088            270.18             

TOTAL NET OPERATING INCOME $5,461,663      Shortfall 0.0% 0                    0                       0.00                 
TOTAL SOURCES $78,080,950 $223,088 $270.18

Value Cap Rate on
ECONOMIC VALUE Calculation Construction UNDERWRITING LTV/Cost Max Loan
    Net Operating Income 5,461,663             Income Base Value 107,091,431  80% 85,673,145      
    Market Capitalization Rate 5.10%      Total Development Cost 78,080,950    80% 62,464,760      
    Income Based Value 107,091,431         Debt Service Coverage 5.50% 30 4,369,330      1.25 64,127,848
    Total Development Cost 78,080,950      6.99%

The Lesser of 80% LTV, 80% of Development Cost or 1.25 DSCR $62,464,760
ASSUMPTIONS
Amenities SF 9,000 Required Yield/Return-on-Cost 7.00%
Total Garage Parking 380 Maximum Development Cost $78,023,757
Surface/Street Parking 0 GAP $0
Other Parking 0
Total Parking Provided 380

FINANCIAL MODEL Option 3 full site
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December 15, 2016

Theresa H. Tarka
Purchasing Assistant
Village of Downers Grove
801 Burlington Ave.
Downers Grove, IL 60515

Dear Theresa,

Flaherty & Collins Properties (F&C) is pleased to submit this Request for Proposal 
regarding Police Station/Village Hall municipal facility (“Combined Facility”), Phase I, and 
remaining balance of the site, Phase II.  As Developer, F&C will develop the Project in the 
same manner as the projects outlined in this proposal. 

We believe our extensive experience and proven track record make us the best and most 
uniquely qualified developer to undertake this exciting development. If selected, F&C 
commits to deliver a first-class, high-quality, innovative mixed-use development in a timely 
and efficient manner.

We believe we are the best and most qualified developer to execute and deliver upon this 
development. The materials to follow provide more detail to support each of these points.

• Corporate Experience.  F&C, which has over 450 employees, has developed 
58 projects and more than 8,500 units in the past 15 years with a value in 
excess of $1 billion, currently manages over 15,200 units in 12 states and has 
been involved with the construction of over 15,000 units in 20 states.  F&C is 
fully integrated with in-house development, construction and property 
management professionals and has the ability to structure, procure and close 
complicated, multi-layered financing.  

• Team Members.  The senior management team assigned to the Project has 
over 200 years of combined experience in real estate development.  The project 
team has extensive experience and a proven track record with similar mixed-use 
urban-core oriented developments; four that are currently under development. 
Additionally, we have teamed with a top design partner, BKV Group, who has 
extensive experience not only with urban mixed-use developments, but also with 
municipal buildings and police stations.  Please see BKV’s complete company 
profile in Exhibit A.  

• Financing Capacity.  F&C has proven its ability to raise debt and equity 
financing and structuring complicated public-private partnerships.  We have the 
financial strength to bring transactions to a successful closing; partially attributed 
to our strong, long-standing relationships with numerous banks and equity 
providers.  

www.flco.com 4



Creating a true public/private partnership is an integral component of achieving 
success in the Project, which will assist in enhancing the needs of Downers Grove 
Economic Development Corporation.  F&C recognizes this and has extensive 
experience not only working closely with municipalities, but we understand the 
various financing techniques and different ways of structuring the Project.

For the foregoing reasons, and the reasons stated in this proposal, Flaherty & Collins 
Properties believes it is the best and most qualified developer to fulfill the Downers 
Grove Economic Development Corporate and Village of Downers Grove goals and 
objectives for this project.

Sincerely,

David M. Flaherty
CEO
Flaherty & Collins Properties
One Indiana Square
Suite 3000
Indianapolis, IN 46204
317.816.9300
dflaherty@flco.com
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Location One Indiana Square, Suite 3000
Indianapolis, IN 46204
P: 317.816.9300
F: 317.816.9310

Founded 1993

Executive Leadership David M. Flaherty – Chief Executive Officer
Jerry Collins, CPM – President
Brian Ploss, CPA – Chief Financial Officer

Primary Project Contact Brian Prince, Developer
bprince@flco.com

Number of Employees 450+

Product Types Multifamily-over-retail, market rate, affordable 
housing, mid- and high-rise

Company Bio

Com
pany O

verview

www.flco.com

Flaherty & Collins Properties 
Corporate Headquarters

Principals:
Jerry Collins & David Flaherty



Flaherty & Collins Properties (F&C) is the most active mixed-use, multi-family developer in the Midwest, with 
over one-half billion dollars currently in development in Indianapolis, Cincinnati, Minneapolis/St. Paul, Chicago, 
St. Louis and Kansas City. World-Class Developments, mixed-use, public/private partnerships are our specialty. 

A full-service, fully integrated company, Flaherty & Collins Properties consists of three main departments: 
Development, Construction and Management. The talented and experienced professionals at Flaherty & Collins 
Properties specialize in complex infill deals that have a public-private component. 

Formed in 1993 by David. M. Flaherty and Jerry Collins, F&C has been consistently ranked as a Top 50 
developer nationally for the past eight years for multi-family developments based on number of units built. 
Currently, F&C manages over 15,226 units in 12 states.

Flaherty & Collins Properties has earned Accredited Management Organization (AMO®) designation from the 
Institute of Real Estate Management (IREM®). This designation is given to an exclusive group of companies 
that meets rigorous standards.

With over 450 employees, Flaherty & Collins Properties focuses on building trust, managing long-term 
partnerships and developing strong communication channels. 

Developer History

Company Overview
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Development
Flaherty & Collins Development has 
produced 58 properties and over 8,500 
units. These developments include multiple 
tax-credit, market rate, affordable housing, 
mixed-use and public-private projects, with 
a wide range of financing techniques, 
structures and capital sources. The F&C 
Development team will provide leadership 
from feasibility studies, site selection, 
financing, design, and leasing to project 
stabilization. Our results driven experts will 
work together to minimize challenges and 
facilitate the development process. 
Thorough research and market analysis, 
combined with custom project 
development, result in satisfied 
stakeholders, profitable projects and a 
pleasing array of lifestyle choices for 
residents, customers and the community as 
a whole.

Construction
Flaherty & Collins Construction has vast experience in all types 
of construction, including high-rise, mid-rise, commercial, 
mixed-use and wood-frame to concrete and steel construction. 
F&C is in the unique position of being able to use our internal 
construction team on any development. This bring tremendous 
value to the overall project.

Management
Flaherty & Collins Management currently oversees 103 properties and over 15,226 units in 12 states. 
We are an Accredited Management Organization (AMO), with three Certified Public Accountants 
(CPAs) on our staff. Our experience bridges all phases of property management, including: marketing, 
lease-up strategies, budgeting, forecasting, demographic studies, resident programs, relocation 
strategies and other facets of the property management business. F&C Management has tremendous 
experience marketing its own properties as well as working with owners on third-party management 
contracts. 

Cosmopolitan on the Canal – Indianapolis, IN

Com
pany O

verview

Ninety7Fifty on the Park – Orland Park, IL
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Flaherty & Collins Properties works together in a “one team integrated” approach on all of its developments. 
Each member of the F&C team identified in this proposal has the current time and requisite experience to 
prosecute the development in an efficient and expeditious manner. Our organization will work fluidly with the 
Downers Grove Economic Development Corporation and the Village to make the project a long-lasting success. 
As developer, F&C will coordinate its work through constant communication and regular meetings with the 
entire development team to achieve maximum efficiencies. We will engage the community and respond to 
opinions in a mutually respectful, engaging and open environment. This “total team” approach is invaluable to 
creating a successful project with multi-generational impact. 

Brian Ploss – CFO
A Certified Public Accountant, Brian will work with the 
Development Team to help create budgets, procure financing and 
monitor financial reporting and analysis. Brian will be a partner on 
the project. 

Chris  Kirles – President, Construction
Chris is responsible for formulating the company’s strategic planning 
with regards to the Construction division. His responsibilities include 
establishing systems and procedures, project controls, financial 
controls and operations. Chris provides a high level of organizational 
and communication skills to the Construction division, as well as 
providing oversight on the Architectural & Engineering department, 
Construction Management and Operations.

Brian Prince– Developer
Brian is responsible for identifying new markets for development 
opportunities as well as assisting in procuring tax credits for projects. 
Additionally, Brian analyzes financial projections, budgets, and 
overall feasibility of a project, while also working with local 
communities and property management to ensure the overall 
success of projects.

Deron Kintner –General Counsel
As General Counsel, Deron reports directly to the CEO and leads 
corporate strategic and tactical legal initiatives, as well as serving as 
key legal advisor on all major business transactions. Deron advises 
on legal aspects of the company’s financing and developments, 
including negotiating critical contracts. Deron oversees the selection 
and management of all outside counsel.

12www.flco.com

David Flaherty, CEO
A principal in Flaherty & Collins, 
David will help with overall 
development, strategic planning 
and finance structuring. He will 
also work with lenders, equity 
participants and other financing 
partners to help procure, 
structure and close financing on 
the project.

Jerry Collins, President
A principal in F&C, Jerry is a 
designated Certified Property 
Manager (CPM) with over 30 
years of multi-family property 
management experience. Jerry 
and his team will help design, 
develop leasing strategies, 
coordinate marketing materials, 
recommend rental rates and 
contribute in all areas of the 
management process. 

Team Profile



Brian Moore – Marketing & Communications Director
Brian oversees marketing and branding of all new developments, including websites, 
leasing displays, brochures, floor plan names, logo designs and fly-through animations. 
Additionally, Brian serves as a public relations and media liaison for new 
developments and for the Flaherty & Collins Properties corporate office as 
Communications Director. 

Kathy Desautels, Director of Development Services
Kathy serves as a liaison between the development, management and construction 
teams during project  development. She is directly involved with the design, the unit 
mix and the selection of interior and exterior finishes. She directs the project marketing 
strategy and works with the construction team as modifications are made. Kathy 
ensures all phases of the development process work together smoothly so that the end 
product exceeds expectations.

Brandon Bogan – LEED, AP, Director of Design & Preconstruction 
Services
Brandon oversees all design and preconstruction services at Flaherty & Collins 
Properties as a key team member of our construction and development team, 
collaborating with project partners, managers and developers to ensure the overall 
vision of a project is not only met, but exceeds expectations, while monitoring budget 
goals and quality aspects of selections. 

Jill  Meals- Herron – Vice President of Management
Jill will work with Jerry Collins and the rest of the Flaherty & Collins team to provide 
input and help coordinate the entire marketing, lease-up and management activities at 
the development.

Michael Collins, CPM – Regional Property Manager
Michael is involved in numerous pieces of the project, working with the development 
team as the regional property manager through the initial lease-up phase of the 
development. He allows works closely with the A&E and Marketing teams on the 
project.

13www.flco.com
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Our Development team is guided by results-driven experts, who carefully review feasibility studies, 
research and market analysis, site selection, financing, design and leasing to project stabilization to provide 
a customized project development. 

From multifamily-over-retail to historic rehabilitations, adaptive re-use and affordable housing, we 
currently have projects in Illinois, Indiana, Kentucky, Michigan, Minnesota, Missouri, North Carolina, and 
Ohio. Each location is carefully evaluated for design, product-type and amenities. 

We have extensive experience using a variety of products, including: conventional construction loans, 
mezzanine debt, joint venture, private equity, tax-exempt bonds, 501 (c) 3 bonds, LIHTC tax credits, 
HOME, AHP, HOPE VI and other associated affordable housing.

Development Key Personnel

David Flaherty CEO
Deron Kintner General Counsel
Duane Miller Vice President,  

Community Development & Asset Mgmt.
Ryan Cronk Vice President, Development
Jim Crossin Vice President, Development
Austin Carmony Vice President, Development
Julie Collier Vice President, Development
Brian Prince Developer
Brian Moore Marketing & Communications Director
Brandon Bogan Preconstruction Services Director
Kathleen DeSautels Development Services Director
Drew Rosenbarger Development Associate

www.flco.com

Team Profile
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Construction Management Capabilities
The Construction team at Flaherty & Collins Properties has over 100 years of combined experience in all types of 
construction, including: high-rise, mid-rise, commercial, mixed-use, wood-frame, concrete and steel. 

A licensed general contractor, the product offering covers the entire spectrum: multifamily-over-retail, market rate 
apartments, affordable housing communities, mid-rise apartments, historic rehabilitations, adaptive re-use and 
renovations. We use a national base of subcontractors and the building process is managed to maximize efficiency 
while minimizing costs. 

Our Construction experts also take a value engineering approach on every development, managing all construction 
supervision, scheduling, cost control and vendor / subcontractor selection. 

Construction Key Personnel

Chris Kirles President
Gordon Benner Construction Consultant
Jason Schoettle Vice President
Ed Duda Project Executive –

High Rise Projects
Mike Stufflebeam Project Manager
Art Smith Project Manager
Jon Dispennett Project Manager
Tony Williams Asst. Project Manager
Josh Marsh Construction Cost Engineer
Brandon Bogan A&E Services Director
Alison Langebartels Director of Construction 

Accounting

Communities Units Contract Value

Completed New Construction: 35 5,198 $358 million

Properties Under Construction: 5 1,049 $108.5 million

Planned New Construction: 3 640 $165 million

Completed Rehabilitation: 8 1,228 $47.5 million

TOTAL CONSTRUCTION: 51 8,115 $679 million

Team Profile



Property Management  Key Personnel

Jerry Collins, CPM President
Jill Meals-Herron Senior Vice President, Property & Asset Mgmt.
Kristin Quinn, CPM Vice President, Property & Asset Mgmt.
Rob Elsby, CPA Controller
Flo Brengle Commercial Real Estate Property Manager
Wendy Conner Regional Property Manager
Teri Hedemark Regional Property Manager
Alma Slash Regional Property Manager
Aggie Woods Regional Property Manager
Carrie Blastic Regional Property Manager
Gavin Greene Regional Property Manager
Michael Collins, CPM Regional Property Manager
Sarah Simmons Regional Property Manager
Angela Peoples Regional Property Manager
Melissa Barrett Regional Property Manager
Kim Whitaker Director of Compliance
Chris Guess Human Resource Director
Melissa DeLong Marketing Manager
Derek Miller Creative Marketing Manager
Lynn King Property Management Associate

With a full-service and caring on-site staff, the Flaherty 
& Collins Properties Property Management team 
provides a focused and balanced approach to all phases 
of property management including: marketing, lease-up 
strategies, budgeting, forecasting, demographic studies, 
resident programs and relocation strategies. 

An AMO®-designated company (awarded by the 
IREM®), our management team exceeds expectations of 
owners and residents with skill, experience and customer 
service. 

Using targeted marketing programs, skilled maintenance 
technicians, a talented on-site staff and comprehensive 
accounting and reporting has managed 268 properties 
and 44,687 units since 1993.

16www.flco.com
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Public / Private Partnerships

All of the Flaherty & Collins Properties project portfolio are public/private partnerships, as F&C specializes in 
this type of development with municipalities all over the United States. 

21
Projects

$1
Billion

 6,300 Total Units
 400,000 Retail Square Feet
 25,000 Office Square Feet 
 9,000 Total Parking Spaces

Team Profile
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Name Location

Cosmopolitan on the Canal Indianapolis, IN

The Residence at The COR Ramsey, MN

Ninety7Fifty on the Park Orland Park, IL

The Boulevard at Oakley Station Cincinnati, OH

Axis Indianapolis, IN

The Heights Linden Square Gladstone, MO

The Depot at Nickel Plate Fishers, IN

360 Market Square Indianapolis, IN

2700 University St. Paul, MN

The Breakwater New Albany, IN

Union | Riverfront Berkley Park Kansas City, MO

4th & Race Cincinnati, OH

306 Riverfront District Kokomo, IN

Completed / Under Construction Projects

Name Location

The Annex Tulsa, OK

The Mill at Ironworks Plaza Mishawaka, IN

The Yards Kansas City, MO

Untitled Project Elkhart, IN

Untitled Project Covington, KY

Untitled Project Baltimore, MD

Untitled Project Clayton (St. Louis), MO

Untitled Project Brownsburg, IN

Projects Under Development

Team Profile
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401 N. Senate Ave.
Indianapolis, IN 46204

Axis is 336 units with 
60,000 square feet of 
retail, including a 42,000 
square foot Marsh grocery. 
The development, at 
358,642 total square feet, 
includes a 436 space 
parking garage. Axis is a 
public / private partnership 
with the City of 
Indianapolis. After breaking 
ground in February 2013, it 
opened in the fall of 2014. 
and was completed in 
Spring 2015. 

www.flco.com
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8594 E. 116th Street
Fishers, IN 46038

A premium, mixed-use development in the heart of downtown Fishers, Indiana, Flaherty & Collins were selected out  
of six applicants to develop Phase I of a new downtown parcel. The Depot at Nickel Plate consists of 240 luxury 
residential apartments, 478,737 total square feet – including 17,410 square feet of retail space - and a 434 space 
parking garage. Construction began in October 2013; retail and first units were available in the fall of 2014, with 
construction completion in early 2015. 

www.flco.com

Comparable Development Experience
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9750 Crescent Park Circle
Orland Park, IL 60462

Ninety7Fifty on the Park is a 
premium, urban, mixed-use 
development adjacent to the 
143rd Street Metra Station in 
Orland Park, Illinois. The 
development consists of 295 
luxury units and 4,000 
square feet of retail. The 
project includes 387 parking 
spaces and is 486,445 total 
square feet. After breaking 
ground in 2012, it opened in 
August 2013. 

www.flco.com
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Kansas City, MO

The Heights at Linden Square is a 
224 unit, mixed-use development 
with 10,000 square feet of retail 
space. Located in Kansas City, this 
public / private partnership opened in 
the Spring of 2015. A design 
partnership with Landform 
Professional Services.

www.flco.com
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310 W. Michigan St.
Indianapolis, IN 46202

This first-class, mixed-use project consists of 
218 rental units, 225,774 total square feet, 
18,000 square feet or retail and a 345 space 
parking garage. The project was completed in 
2010 and successfully leased-up in a record-
breaking six months while achieving the 
highest rents in the City and exceeding rent 
projections.

www.flco.com
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411 Spring St.
New Albany, IN 47150

The New Albany Redevelopment Commission has approved a $16 million development by Flaherty & Collins 
Properties at the former Coyle Chevrolet property on Spring Street in downtown New Albany that will feature 
197 luxury apartments, high-end amenities and is set to become the first apartment development in Southern 
Indiana to offer gigabit Internet. Community features include upscale, resort-style amenities attractive to young 
professionals, including a luxury swimming pool with cabanas, Dog Park, Fitness Center, Cyber Café and Outdoor 
Kitchen. The project includes the adaptive re-use of the former Coyle Chevrolet building. The Breakwater is 
234,196 total square feet and features 272 parking spaces. The project will be complete in early 2017.

www.flco.com
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360 Market Square 
360 E. Market Street
Indianapolis, IN 46204

Located in the heart of Downtown Indianapolis, 360 Market Square is a 28-story 
mixed-use residential luxury apartment tower that will feature 292 luxury apartment 
one, two and three-bedroom apartment residences. The development, at nearly 300 
feet tall, will feature a 40,000 square foot Whole Foods Market®.

Apartments will feature floor-to-ceiling glass, solar shades, quartz countertops in 
kitchens and baths, gourmet kitchens with energy efficient appliances that include side-
by-side refrigerators and recessed balconies. Select units will include private terraces.

In addition, the project will have 2,500 square feet of retail space and a 525-space 
parking garage, with 309, 008 total square feet. The apartments will feature floor to 
ceiling glass, balconies, wood flooring, stainless steel appliances and granite counter tops. 
Residential amenities will include a resort style pool and deck, state of the art fitness and 
amenity spaces.
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Comparable Development Experience
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4th & Race
Cincinnati, OH

Selected by the City of Cincinnati out of 12 
submitted proposals, F&C will develop this highly 
sought-after public/private project. A total of 16-
stories, 8-stories of 208 high-end, luxury apartment 
homes will sit atop 8stories of a new city-owned, 
925-space parking garage.

Project partners Cincinnati Center City Development 
Corp. (3CDC) will develop the parking garage and 
lease it from the city. 3CDC would also develop and 
own 25,000 square feet of street-level commercial 
space.. Ground breaking is scheduled for September 
2016.

Comparable Development Experience
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Clayton, MO. 

A 30-story, High-Rise Tower just 10 minutes from Downtown St. Louis. The project will consist of 300 units, 
12,500 square feet of retail and a 400-space parking garage. The project is under development and estimated 
to be completed in 2019. 

Comparable Development Experience



ANNEX
Tulsa, OK

A partnership with the Tulsa Performing Arts Center (TPAC) Trust and the City of Tulsa, Annex features 244 
luxury apartments and a 35,000 square foot Reasor’s grocery. An additional 8,000 square feet of downtown 
streetfront retail space will be targeted for restaurants and complement theater programs. The 12-story building 
will also feature 7,500 square feet of space for TPAC and 300 parking spaces. 

www.flco.com
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2700 University Ave. W
St. Paul, MN 55114

2700 University is a premium, mixed-use development in St. Paul, Minnesota. 2700 University will consist of 
248 luxury residential apartments, 2,800 square feet of retail space and a 232 underground parking. 20% of units 
will be affordable; 50% AMI.  2700 University is 345,482 square feet. 

www.flco.com
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Union | Berkley Riverfront Park
Kansas City, MO

This planned mixed-use urban village development, a partnership with The Port Authority of Kansas City, will 
consist of 407 luxury apartment units, 400 parking spaces and 12,000 square feet of retail. Amenities will 
include a resort-style pool with sundeck, sky bar with views of downtown Kansas City and the river, a gaming 
lounge, fitness club, indoor/outdoor yoga and Pilates studio, a pet wash and a bicycle bar.

www.flco.com
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Ramsey, MN

The Residence at the COR is a 230 unit, mixed-
use, transit oriented development located on the 
Northstar Line commuter rail in Minneapolis. The 
project opened in June 2013 and is a 
public/private partnership.  A design partnership 
with Landform Professional Services and 
Urbanworks Architecture. 

www.flco.com
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Cincinnati, OH

Boulevard at Oakley Station includes 302 
units and opened in the fall of 2013 in 
Cincinnati. The project is a public / private 
partnership involving tax abatement, TIF and 
Clean Ohio funds. It is Silver LEED certified. A 
second phase of an additional 150 units will be 
complete in mid-2017.  

www.flco.com
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306 Riverfront District
Kokomo, IN

A partnership with the City of Kokomo on a new project to redevelop the former Apperson Brothers factory and 
surrounding property in a luxury mixed-use apartment community. The conceptual plans call for approximately 
201 luxury apartment homes with a retail component and featuring resort style amenities that will support and 
activate the space around the new development.  The project broke ground in October 2016 and will be 
completed in early 2018.

Comparable Development Experience



www.flco.com

Elkhart, IN. 200 units with 5,200 SF retail. 
Estimated – 2019

Mishawaka, IN. 232 units with 16,500 SF retail. 
Estimated – 2019

Comparable Development Experience
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Covington, KY. Redevelopment of MainStrasse. 200 units with Retail 
Space. Estimated – 2018

The Yards. Kansas City Stockyards District. 230 units with 8,000 SF retail. 
Estimated – 2018

Comparable Development Experience
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Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate Construction $121,000,000 292
66% - 1 Bed

33% - 2 Beds
1% - 3 Beds

573 sq. ft. –
1,584 sq. ft. 

43,000 sq ft

Indianapolis, IN

Construction: Feb. 2015 – Early 2017 Retail Tenant(s): Whole Foods Market, Starbucks

Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate Complete $65,000,000 295
60% - 1 Bed
40% - 2 Bed 

756 sp. ft. –
1,512 sq. ft.

4,000 sq ft

Construction: Jan. 2012 – July 2013 Retail Tenant(s):

Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate Lease - Up $74,483,000 336

10.7% - Studio
59.2% - 1 Bed
29.8% - 2 Bed

.3% - 3 Bed

854 sq. ft. –
1,223 sq ft.

60,000 sq ft

Construction: Feb. 2013 – May 2015 Retail Tenant(s): Marsh Supermarket

www.flco.com
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Construction: May 2012 – August 2013 Retail Tenant(s): Dental

Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate Lease – Up $26,333,000 224
55.9% - 1 Bed
44.1 % - 2 Bed

434 sq. ft. –
1,317 sq. ft.

10,000 sq ft

Gladstone, MO

Construction: August 2013 – July 2015 Retail Tenant(s): City of Gladstone

Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate Complete $33,875,000 230
62.6% - 1 Bed
37.4 – 2 Bed

533 sq. ft. –
1,598 sq. ft.

3,000 sq ft

Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate Lease - Up $40,753,232 242
52.5% - 1 Bed
46.7% - 2 Bed

.8% - 3 Bed

748 sp. ft. –
2,297 sq. ft.

17,410 sq ft

Construction: October 2013 – May 2015 Retail Tenant(s): Brixx Wood Fired Pizza, Dottie Couture boutique, 
Yogurtz, Flamme Burger, Salon Seven 

www.flco.com

Comparable Development Experience
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Cincinnati, OH
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Construction: Fall 2016 – Spring 2018 Retail Tenant(s): Port KC, Other

Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate & 
Affordable

Under 
Construction

$53,671,846 248
25% - Studio
53.6% - 1 Bed
21.4% - 2 Bed

483 sq. ft. –
1,391 sq. ft.

3,500 sq ft

St. Paul, MN

Construction: June 2015 – Fall 2016 Retail Tenant(s): TBD

Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate In Development $70,000,000 407 TBD TBD 12,000 sq. ft.

Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate Complete $39,200,000 302
55.6% - 1 Bed
44.4% - 2 Bed

676 sq. ft. –
1,619 sq. ft.

None

Construction: Nov. 2012 – Nov. 2013
Phase II: June 2016-Spring 2017

Retail Tenant(s): N/A

www.flco.com
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Kokomo, IN
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Construction: Fall 2015 – Spring 2017 Retail Tenant(s): TBD

Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate Complete $38,500,000 218
65.6% - 1 Bed
34.4% - 2 Bed

653 sq. ft. –
1,577 sq. ft.

10,000 sq. ft.

Indianapolis, IN

Construction: January 2007 – May 2009 Retail Tenant(s): ThreeSixtyGroup

Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate In Development $27,364,306 201 TBD TBD 8,000 sq. ft.

Type Status Development Cost Units Unit Mix
Unit Size 

Range
Retail

Market Rate In Development $25,970,000 191 TBD TBD 6,000 sq. ft.

Construction: Fall 2016 – Late 2017 Retail Tenant(s): TBD

New Albany, IN

www.flco.com
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Project Innovation

Many of our recent projects have incorporated innovative features and innovate design:

• 2700 University – We introduced a new product model to the City of St. Paul – a fully integrated 
affordable (20%) and market-rate (80%) housing to meet the City of St. Paul’s goals for a TOD 
development along a newly constructed Green transit line. Will be LEED® certified. 

• Cosmopolitan on the Canal – We developed and introduced the first urban-infill, mixed-use 
development featuring luxury residential over first-floor commercial space in the State of Indiana.

• Ninety7Fifty on the Park – We worked with the Village of Orland Park during the economic 
downturn when credit was frozen to structure an financial package on a $60,000,000 
development that included among the incentives a $38,000,000 loan from the Village in 
exchange of the Village sharing in the revenue of the project – which included the first Transit-
Oriented development in Orland Park providing ease of access to the Metra Station. 

• 4th & Race – We were selected as part of a completive RFP process for a high-rise luxury 
residential tower in downtown Cincinnati that included an urban grocer and parking garage.  A new 
mayoral administration took office with different policies and priorities, and we worked with them 
to deliver a product that fit this new vision by adding a 300 room hotel component to the project, 
while partnering with local project partners on various components of the development.

• Axis – We worked with One America, a publicly-traded company, and the City of Indianapolis to 
redevelop one of the Company’s downtown parking lots into a mixed-use development that 
included bringing the first urban grocery store to downtown Indianapolis. This project also required 
solving the lost employee parking as a result of development of the parking lot.  F&C, the City, and 
the One America worked together to construct a garage closer to One America’s office building for 
additional employee parking, which resulted in a win-win-win for City, One America and F&C.

• 360 Market Square – We were selected from a highly-competitive RFP process to develop the 
former Market Square Arena site, which was previously been home to the NBA’s Indiana Pacers 
and had been undeveloped for 13 years.  The City of Indianapolis had already selected an anchor 
tenant for the development, Whole Foods Market, and the terms of their lease for the space.  We 
reconfigured our development, including the financial structure, in order to accommodate the 
grocer and carry-out the City’s vision for the site.

• The Boulevard at Oakley Station - We helped to spearhead one of the largest environmentally 
challenged sites in the country which resulted in one of the largest earth moving requirements.  We 
deliver over 300 luxury units to the site with the nicest amenities in the greater Cincinnati area.  
The success and commitment of our development and brining over 400 new residents with 
strong disposable incomes to the area has gone on to spearhead millions of additional retail and 
office development to the area. The project is Silver LEED® certified. 

Comparable Development Experience
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Project Innovation (cont’d)

• The Heights Linden Square - In a public/private partnership with  the City of Gladstone, Missouri - a 
suburb of Kansas City - we helped in establishing a recognizable downtown City center by adding 
first floor retail and 225 high-end apartments above 10,000 square feet of retail  in a new 
urbanism design. Awarded two Green Globe awards by Green Building Initiative.

• The Depot at Nickel Plate – The City of Fishers, Indiana – a suburb of Indianapolis – sought out a 
project that would transform their City by creating a downtown epicenter. The Depot is the first in a 
series of projects that has brought five new retail options for dining, shopping and more to the 
Fishers core, while creating a walkable, bikable hub of activity. Over 17,410 square feet of retail, a 
150-space parking garage and 242 premium residential units make up the project, which has won 
Construction and Interior Design awards. 

Comparable Development Experience
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Financing Sources
Project Name Total Development 

Cost
Owner Municipality Partner Municipality Subsidy 

360 Market Square $121,000,000 $96,600,000 City of Indianapolis $23,400,000

4th & Race $80,000,000 $62,500,000 City of Cincinnati $17,500,000

Ninety7Fifty $65,000,000 $40,000,000 Village of Orland 
Park

$25,000,000

Axis $74,483,000 $59,483,000 City of Indianapolis $15,000,000

The Heights at Linden 
Square

$26,333,000 $14,333,000 City of Gladstone $12,000,000

The Depot at Nickel Plate $40,753,232 $26,233,044 City of Fishers $14,520,188

The Boulevard at Oakley 
Station

$39,200,000 $36,200,000 City of Cincinnati $3,000,000

Cosmopolitan on the 
Canal

$38,500,000 $35,500,000 City of Indianapolis $3,000,000

The Residence at The
COR

$33,875,000 $21,975,000 City of Ramsey $11,900,000

2700 University $53,671,846 $20,038,979 City of St. Paul $14,993,897

Union | Berkley Riverfront 
Park

$72,000,000 $53,000,000 City of Kansas City $19,000,000

The Breakwater (New 
Albany)

$24,937,849 17,350,000 City of New Albany $7,587,849

306 Riverfront (Kokomo) $25,970,026 $13,100,000 City of Kokomo $12,870,026

Elkhart, IN $28,000,000 $17,500,000 City of Elkhart $10,500,000

The Mill at Ironworks 
Plaza (Mishawaka)

$42,000,000 $27,000,000 City of Mishawaka $15,000,000

Brownsburg $37,500,000 $21,500,000 City of Brownsburg $16,000,000

Covington, KY $42,000,000 $33,000,000 City of Covington $9,000,000

Comparable Development Experience
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Financing Sources
Project Name Subsidy Type Construction Lender Total Funds

360 Market Square TIF / City Land Bank of Ozarks $121,000,000

4th & Race Tax Abatement, Reduced Parking Rates, 
Free Air Rights, TIF

Merchants Bank $80,000,000

Ninety7Fifty TIF / Land / Other / Impact Fees / 
Bonds

Village of Orland 
Park

$65,000,000

Axis TIF PNC $74,483,000

The Heights at Linden Square TIF / City Land / Sales Tax Fifth / Third $26,333,000

The Depot at Nickel Plate TIF / City Land / Impact Fees BMO $40,753,232

The Boulevard at Oakley 
Station

Tax Abatement / TIF BMO $39,200,000

Cosmopolitan on the Canal Tax Abatement Regions $38,500,000

The Residence at The COR TIF / Land / Impact Fees / Mezz PNC $33,875,000

2700 University TIF / TOD Grant / HOME BMO / Western / 
LISC

$53,671,846

Union | Berkley Riverfront Park Property & Sales Tax Abatement / 
Tenant Lease

TCF $72,000,000

The Breakwater (New Albany) TIF / DINO Tax Credit / Impact Fees First Merchants Bank $24,937,849

306 Riverfront (Kokomo) TIF / City Land / DINO Tax Credit / 
Other

BMO $25,970,026

Elkhart, IN Land / TIF / Economic Dev. Funds /
Industrial Recovery Tax Credits

TBD $28,000,000

The Mill at Ironworks 
(Mishawaka)

Land / TIF / Regional Cities Funds Centier Bank $42,000,000

Brownsburg, IN Land / TIF / Waiver of Fees / EDIT TBD $37,500,000

Covington, KY Land / Industrial Revenue Bond (IRB) TBD $42,000,000

Comparable Development Experience
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F&C Involvement
Project Name Type of 

Development
Owned by F&C CM /

Construction 
Developed by 

F&C
Managed by F&C

360 Market Square Public / Private YES F&C  / 
Lend Lease

YES YES

4th & Race Public/ Private YES F&C / TBD YES YES

Ninety7Fifty Public / Private
TOD

YES F&C / McHugh YES YES

Axis Public / Private YES F&C YES YES

The Heights Linden 
Square

Public / Private YES F&C YES YES

The Depot at Nickel 
Plate

Public / Private YES F&C YES YES

The Boulevard at Oakley 
Station

Public / Private YES F&C YES YES

Cosmopolitan on the 
Canal

Public / Private YES F&C YES YES

The Residence at The
COR

Public / Private
TOD

YES F&C YES YES

2700 University Public / Private YES F&C/
Kraus Anderson

YES YES

Union | Berkley 
Riverfront Park

Public/Private YES F&C / 
MW Builders

YES YES

The Breakwater 
(New Albany)

Public/Private YES F&C YES YES

306 Riverfront 
(Kokomo)

Public/Private YES F&C YES YES

Comparable Development Experience
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Project Vision

Flaherty & Collins Properties believes the Burlington Avenue site makes it conducive to a first class high-density 
mixed-use development.  We are confident that strong demand exists for this type of Project and have 
experienced tremendous success with our comparable mixed-use projects throughout the Midwest, including 
Indianapolis, Cincinnati, OH, Kansas City, MO, and Minneapolis, MN regions, as well as nearby in Orland Park.

The vision for this Project will provide for a new vibrant, walkable Transit Oriented Development (“TOD”) 
neighborhood in Downers Grove by capitalizing on the proximity to the Metra Commuter Train Station.  Our 
experience with similar projects has proven to attract both young professionals and empty-nesters to the 
community.  Our goal is to deliver the best luxury apartment product and experience in the Chicago suburbs.  

Residential Development Description

Our proposal consists of a phased approach as dictated by the Village. The development’s first phase would 
include a 4-story building over a one level podium parking structure, containing 105 residential rental units, and 
approximately 100 parking spaces, The second phase would include 193 units over a one level podium parking 
structure and approximately 208 parking spaces. There is the potential to add approximately 2,000-4,000 sf 
of retail space if that makes sense for the project.  In addition, between the two phases, we would have close to 
9,000 Sf of amenity space. The pool will be located in Phase II along with other outdoor amenities located over 
the parking deck. 

Based on our past experiences with similar projects, high-density housing in mixed-use environments is not as 
conducive to those with young children.  The nature of this type of project caters more towards those that are 
extremely active, social and have a strong desire to be included in the action and constantly entertained.  This 
type of resident, often referred to as a renter by choice, will pay a premium to live in this type of environment 
and when selecting an apartment is more concerned with the technological capabilities and onsite amenities as 
opposed to getting the most square footage for the best price.  As a result, we anticipate offering smaller units 
(approximately 830 net square feet on average) that are very efficient and equipped with the latest technology 
and finishes.  

The average salary of our residents is over $100,000.  Consistent with all projects by Flaherty & Collins 
Properties, this Project will be developed to the highest quality and individual apartment units will be designed 
with the potential of converting to for sale condominiums in the future.

Project Vision
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Residential Development Description Continued . . . . 

The residential building occupies the southwest corner of the master plan with a 10’ setback at the Curtiss
Street façade and ample side yards. The overall mass of the building is reduced by integrating various unit types
and depths into the proposal and expressing them on the exterior. The scale is further made residential with the
use of bays, balconies and various window sizes to create a complex layering of architectural elements. Each
building has its own structured parking lined with units so no apartment occupant is too far from their parking
space. Two generous amenity decks, one on each parking structure, bring light and air to the interior of the
building and get wrapped with units and housing amenities on all four sides. Units extend across the south, east
and west of the parking garages to conceal them from the residential neighborhood to the south.

Phase One, consisting of a 4-story residential structure over a single-story parking podium will be constructed
first. Once the existing Police Department has been demolished, Phase 2 (everything east of Phase 1) will be
constructed. While Phase One consists of housing units along 3 sides of the podium, Phase 2 will utilize all four
sides effectively creating the perception of two enclosed elevated amenity courtyards.

The building lobby for Phase One will be located on the southwest corner along the primary street approach.
This taller element gives the main entry to the building prominence for improved wayfinding. The lobby for phase
two is located on the Southeast corner of Phase Two and also has a taller presence to be more easily identifiable.
Each unit gets ample natural light, and most have a balcony or terrace. At the first floor along Curtiss Street, the
units will be double height as a result of the grade change across the site. This allows mezzanines in those units
and creates a townhome-style feel to the street frontage reinforcing the residential scale of the neighborhood.

Building amenities are located on the second floor and will spill outside onto the tops of the parking garages and
are surrounded by units creating a vibrant and active courtyard-like atmosphere. The courtyards will be filled with
amenities, the east more active and the west more contemplative. The size of the courtyards allows for ample
natural light to support the year-round use of these spaces.

The exterior of the building is articulated with balconies, bump outs, set backs, and other elements to break the
scale down as appropriate for the residential neighborhood. In addition to this articulation and the implied layers
of privacy created by the massing, the building character is defined by the use of a variety of brick colors, a
restrained metal panel expression, and wood-look penthouse cladding. Together, this creates a dynamic and lively
façade that is able to maintain a consistent design language without feeling boring or repetitive, and that
disguises its scale by hiding behind itself. The intent of the layering of materials, setbacks and steps, coupled
with well-landscaped front yards is to respectfully blend in this modern building with its neighbors.

Project Vision
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Architectural Design Vision

The project will provide high-value apartments for young professionals and empty-nest adults with a vibrant
collection of amenities in close proximity to transit and the activity of downtown. The density of the project will
enhance the economic success of downtown businesses without putting additional stress on street parking and
without resorting to large surface lots. The building exteriors will be designed with durable low-maintenance
materials, will present a façade articulated to the scale of the adjacent properties, will provide for inherent
wayfinding, and will suggest the interior program of the spaces they surround. The site design will provide a
beautifully landscaped buffer between project elements and the existing context and a connection to the natural
world for building occupants.

Master Plan Approach

Proximity to the bustling and diverse downtown as well as the Downers Grove Metra stop gives the site high
potential for mixed use redevelopment. An analysis of the site and surrounding neighborhood yields features
that present both challenges and opportunities that serve to inspire the master plan. By reinvigorating the urban
fabric and managing the site topography, we believe that this mixed use development can have a transformative
impact on the Village of Downers Grove.

Flaherty & Collins believes the residential aspects of the mixed use development will work to strengthen the
downtown core and act as a threshold to the residential neighborhoods to the east and south. Activity from the
new building will be focused inward toward the two large amenity decks, with units lining the west, south and east
facades obscuring the garage from view. To reduce the scale of the buildings to one appropriate to a site
transitioning between a small town business district and a residential neighborhood, townhome-style walk-up
units along Curtiss Street with a stepped façade creating a perception of gradually increasing privacy for the
apartment dwellers are proposed. Balconies, walk-out terraces, projecting bays, and large windows will provide
the feel of a dense, but clearly residential, street. Additionally, the building steps back at the top floor along
Curtiss Street to provide a more pedestrian scale while reinforcing the street wall. An appropriate mix of durable
materials enhances the residential atmosphere and scale.

At the request of the Village of Downers Grove, the project has been organized into two phases. The first,
western phase, can be built in tandem with the new Village Hall and Police Department while the existing police
department remains open. Upon completion of Phase One the existing police department can be torn down to
make room for Phase Two of the residential development.

The proposed master plan takes advantage of the site’s natural topography by using it to create taller height
spaces for the inward-facing amenity spaces. This also permits mezzanines in the townhome-style walk-up units
along Curtiss Street.

Project Vision
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The residential units will consist of a mix of studios, one bedroom one bath, 
one bedroom one bath den, two bedroom two baths and two bedroom two 
baths den.  All units will have  a minimum of 9’ ceilings, upgraded cabinet 
packages, track and pendant lighting, upgraded hard surfaces in the kitchens 
and entries, intrusion alarms, patios/balconies, 2” blinds, roman soaking tubs 
with tile surrounds, Berber carpet, washer/dryer, upgraded appliances; 
including a stove with self-cleaning oven, microwave oven, dishwasher, 
garbage disposal and double door frost-free refrigerator.  High-tech features 
and state-of-the-art technology will be a theme consistent throughout the 
project. All units will be separately metered for water and electricity. 

Apartment Features

• 9’ Ceilings
• Upgraded Cabinets
• Upgraded Hard Surfaces
• Pendant Lighting in kitchen
• Roman Soaking Tubs w/ tile 

tub surrounds
• Brushed Chrome Hardware
• Front Load Washer / Dryer
• Stainless Steel Appliances 

(including gas stove, 
microwave, oven,  double door 
refrigerator)

• Balconies
• 2” Window Blinds
• Intrusion Alarms

Community Amenities

• Secured Residential Lobby
• Leasing Office
• State-of-the-Art Fitness 

Center
• Internet Café 
• Media & Gaming Lounge
• Club Room w/ kitchen, bar, 

and seating for groups
• Game Room w/ Billiards
• Aqua Lounge
• Heated Saltwater Pool
• Extensive Landscaping w/ 

decorative lighting features
• Secured Parking Garage w / 

public parking access
• Bike Storage & Bike Shop 

(repair equipment, Spinners 
and pumps)

Development Amenities

Amenities are highlighted by 10,000 square feet of first floor “storefront” 
amenity space that is part of the retail space. The amenity area will be 
wireless throughout and will include a state-of-the-art fitness center, internet 
café, game room with billiards, business center, aqua lounge and leasing 
office. Covered and secured garage parking will be available to the residents. 
There will be a considerable amount of hardscape; such as a courtyard, raised 
planting beds, decorative lighting, etc. to create an appealing urban 
environment. There will also be two landscaped plazas, an aqua lounge and a 
resort style pool.

The apartment quality used in the modeling would be similar to the product 
quality in our project Ninety-Seven-Fifty located in Orland Park.  The final 
product type and style will be determined in a collaborative approach 
between the Village of Downers Grove and Flaherty & Collins Properties.

Flaherty & Collins Properties would propose to host the Village of Downers 
Grove’s leadership team for a tour of existing Flaherty & Collins Properties 
developments to collaborate ideas on the project to ensure the quality and 
design are consistent with the needs of the Village.

Project Vision
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Green Features, LEED® & Sustainable Design

Flaherty & Collins Properties is experienced and familiar with various innovations and strategies regarding 
energy efficiency, including the National Green Building Standards of the National Association of Home 
Builders, as well as with LEED standards associated with the U.S. Green Building Council.  Flaherty & Collins 
Properties’ Construction Team employs a full-time project manager who specializes in green building, and works 
closely with the development and construction team to ensure successful third-party certification upon project 
completion. Our most recent projects have all achieved either a LEED or NGBS rating, including The Boulevard 
at Oakley Station in Cincinnati, Ohio, which was awarded Silver LEED status. 2700 University in St. Paul, 
Minnesota, once complete, will also receive Silver LEED status.  The Heights Linden Square was awarded two 
Green Globes by Green Building Initiative (GBI) for reduction of environmental impacts and use of 
environmental efficiency practices.

Below are common Green Features we employ in our developments and we would intend to do similar features 
for this Project. 

• Water saving faucets, shower heads, and toilets
• Energy efficient lighting
• White TPO Roofing
• Energy efficient furnaces & water heaters
• Energy Star-rated appliances
• Puron HVAC
• Bike racks
• Electric Car Charging Stations
• Low E Glass and energy efficient windows and doors
• Salt-water pool
• Low VOC paints and carpet
• Low VOC in sealants
• Recycling available on site

Project Tangible Benefits

• New first-class Village Hall and Police Station, meeting all of the Village’s needs and objectives, 
including efficiency and design

• Addition of first class-luxury apartment stock, a big attraction for  both professionals and employers 
bringing new jobs to Downers Grove, as well as retention of existing residents who desire this product

• Resident profile would be primarily  young professionals, millennials, empty nesters, singles, couples, 
with few children – low service cost residents with high disposable income and tax revenues  who will 
support existing Downers Grove businesses, especially those downtown 

• Increase ridership in Metra Commuter Rail through location of approximately 500 new residents 
within short walking distance of the Metra Station

• Potential for additional parking within the Project’s Parking Garage for Metra Parking if needed.
• Significant increase in property tax revenues for the Village resulting from nearly $80,000,000 

private development
• Over $75,000,000 construction project, producing approximately 1,000 construction jobs

Project Vision
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2017-2018

Estimated Timeline (Month) March. Apr May Jun July Aug Sep

RFP Process Complete

Initial Due Diligence period w/ City

Public Approvals /
Development Agreement

Design Review

Closing

2017

Estimated Timeline (Month) Sep Oct Nov Dec Jan
18’

Feb March

Construction of
Combined Facility Starts

2017

Estimated Timeline (Month) Sep Oct Nov Dec Jan
18’

Feb March

Construction of Residential 
Development Starts

Schedule Phase I

The following outlines a conceptual timeline by which we believe we could proceed and execute this transaction.

Timeline
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2017– 2018
Residential Phase I

Sep
17’

Nov
18’

Construction Schedule
The following outlines a conceptual timeline the construction of both Phase I and Phase II. Construction of the 
Residential Development should take approximately 14 months from groundbreaking to project completion for 
Phase I and 18-20 months from groundbreaking of Phase II. Phase II would start once the Police Station was 
vacated.

2018– 2020
Residential Development Construction Timeline

Dec.
18’

Jun.
20’

Timeline
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In the page to follow is our preliminary financial analysis for the Project. We are projecting a total project cost
of approximately $22.7 million in phase I and $42.8 million in phase II. Again, these numbers are preliminary
and subject to change as we work with the Village through the design process to create the optimal project for
this site.

Public/Private Partnership & Open Book Approach

Flaherty & Collins Properties understands the importance of open communication and transparency when it
comes to public partnerships. In this regard, we have worked very closely on previous development projects
with municipalities to ensure the key objectives and goals of all involved are met. With this in mind, our
attached projections should be considered a starting point for further discussions. This “open book” approach
to our development process is integral to our success as public-private infill developers, and we would welcome
the Village of Downers Grove to ask any of our current or previous government partners how we are to work
with as project partners. Flaherty & Collins has the expertise and experience with multiple forms of financing
and understands what is required to attract capital and bring the project to fruition.

Flaherty & Collins Properties would first work closely with the Village on the overall plans for the property,
which would include site layout and uses (residential, commercial, parking, etc.). In addition, these overall plans
would include density, building heights and parking infrastructure. Once a preliminary plan has been agreed to
by the team, Flaherty & Collins Properties will complete a financial proforma for review with the team.
Flaherty & Collins Properties has proven its ability to bring necessary capital to the table and structure
complicated public-private partnerships. We have the financial strength to bring transactions to a successful
closing; partially attributed to our strong, long-standing relationships with numerous banks and equity
providers, and our proven track record, as evidenced in our extensive resume of successfully completed
projects.

We are willing to submit corporate financial statements or other documents presenting the financial condition
of the developer and partners. We have included Municipal and Financial References in the pages that follow.

www.flco.com

Financial Statement
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Project / Municipal References

Kurt Ulrich
City Administrator
City of Ramsey, MN
7550 Sunwood Dr. NW
Ramsey, MN 55303
Phone: 763.433.9845
E-mail: kulrich@cityoframsey.com
Project Reference: The Residence at The COR

Scott Fadness
Mayor
City Fishers, IN
One Municipal Drive
Fishers, IN 46038
Phone: 317-595-3111
E-mail: mayorfadness@fishers.in.us
Project Reference: The Depot at Nickel Plate

Kirk Davis
City Manager
City of Gladstone, MO
70140 N. Holmes
Gladstone, MO
Phone: 1.816.436.2200
E-mail: citymanager@gladstone.mo.us
Project Reference: The Heights 

Stephen Dronen
Dept. of Trade & Development
City of Cincinnati
805 Central Avenue, #700
Cincinnati, OH 45202
Phone: 513.352.6126
E-mail: Stephen.Dronen@cincinnati-oh.gov
Project Reference: 4th & Race

Paul G. Grimes
Village Manager
Village of Orland Park, IL
14700 Ravinia Avenue
Orland Park, IL 60462
Phone: 708.403.6155
E-mail: pgrimes@orland-park.il.us
Project Reference: Ninety7Fifty

Adam Collins
Former Deputy Mayor 
of Economic Development
City of Indianapolis, IN

Phone: 317.502.4037
E-mail: awc@wshlaw.com
Project Reference: 360 Market Square
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Marie Franchett
Principal Project Manager
City of St. Paul
25 W. Fourth Street, Suite 1000
St. Paul, MN 55102
Phone: 651.266.6702
E-mail: marie.franchett@ci.stpaul.mn.us
Project Reference: 2700 University

Joe Perry
Vice President
Port Authority of Kansas City, MO
300 Wyandotte Street, Suite 100
Kansas City, MO 64105
Phone: 816.559.3728 
E-mail: jperry@kcportauthority.com
Project Reference: Union | Berkley Riverfront 
Park

www.flco.com

Comparable Development Experience
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Sarah Beeson
Vice President – Real Estate Banking
PNC Financial Services Group
101 W. Washington Street
Indianapolis, IN 46255
Phone: 317.267.7373
E-mail: sarah.beeson@pnc.com
Project Reference: Axis, The Boulevard at 
Oakley Station, 2700 University

John Dietzen
Vice President
BMO Harris Bank
135 N. Pennsylvania St., Suite 1000
Indianapolis, IN 46204
Phone: 317.269.2780
E-mail: john.dietzen@bmo.com 
Project Reference: The Depot at Nickel Plate

Ross Mailloux
President, Northwest Arkansas
Bank of the Ozarks
P.O. Box 8811
Little Rock, AR 72231
Phone: 479.695.3784
E-mail: mallioux@bankozarks.com
Project Reference: 360 Market Square

Brett Headley
Vice President
J.P. Morgan Chase 
1 E. Ohio St. 17th Floor, IN1-0175
Indianapolis, IN 46227
Phone: 317.684.2611
E-mail: brett.r.headley@jpmorgan.com

Financial References

Financial Capacity

mailto:sarah.beeson@pnc.com
mailto:john.dietzen@bmo.com
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mailto:brett.r.headley@jpmorgan.com
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Land Purchase Price

We have broken the purchase price into Phase 1 and Phase 2. Phase 1 purchase price will be $1,008,000
and payable at closing of the land associated with the project phase 1. Phase II purchase price will be
$1,235,200 and payable at closing of the second parcel associated with Phase II of the project.

Phase I will involve no demolition and will not have a swimming pool so we can budget based upon those
assumptions and current construction pricing. Phase II will include demolition and much more amenity space
and a swimming pool, additionally we have seen construction cost rise year over year so we have accounted
for that within our numbers, as a result we have made those adjustments within our purchase price for Phase
II.

Tax Commitment

Flaherty and Collins understands the goal of the Village is to leverage the proceeds from sale of the village
land along with the tax increment generated from the new development and along with any proceeds
currently on hand.

In addition to our offer price, Flaherty & Collins is willing to sign a tax payer agreement that guarantees that
we will pay $409,500 in taxes for Phase I and another $752,700 in taxes for Phase II. That is a grand total
of $1,162,200 annually. Over a 22 year period that is over $25.5 million that will be guaranteed by Flaherty
and Collins. We will guarantee that payment and agree not to seek any tax abatement during this period that
would lower our guaranteed payment amount.

We believe having this guarantee is very valuable for the Village in knowing what you will collect in taxes.
Another developer may offer more cash up front but then seek tax abatements on the property and you can’t
count on the TIF revenue to support the Village Hall project. We are attempting to take the guessing out of it
and make things as simple as possible for you.

Environmental & Physical Assumptions

We have assumed that Flaherty & Collins Properties will be responsible for the demolition and removal of
the existing structures on the Project Site, but that there are no extraordinary issues with those structures
and the removal thereof. However, we are flexible and willing to work with the Village to determine the
optimal manner to address these items.

Summary
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Summary

Summary 

Flaherty & Collins Properties is the most active mixed-use, multi-family developer in the Midwest, with 
nearly one billion dollars of Public-Private Partnership projects completed or currently in development in 
Indianapolis, Cincinnati, Minneapolis/St. Paul, Chicago, St. Louis and Kansas City. 

Our development portfolio contains a long list of projects very similar to the one desired here in the Village of 
Downers Grove, including a project in nearby Orland Park. As a result, we believe we are the best and most 
qualified developer to execute and deliver upon this development. We looking forward to working with the 
Village of Downers Grove.

Summary
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Exhibit A 
Partner Information
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317.816.9300

One Indiana Square, Suite 3000
Indianapolis, IN 46204
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