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DEPARTMENT OF COMMUNITY DEVELOPMENT SERVICES 

Economic Development Division 

m e m o r a n d u m 

TO: Laurel Lunt Prussing, Mayor 

FROM: Elizabeth H. Tyler, FAICP, Director, Community Development Services 

DATE: September 22, 2016 

SUBJECT: AN ORDINANCE APPROVING A SUPPLEMENT TO THE 
REDEVELOPMENT AGREEMENT BY AND BETWEEN THE CITY OF 
URBANA, CHAMPAIGN COUNTY, ILLINOIS AND 129 NORTH RACE LLC 
IN CONNECTION WITH THE REDEVELOPMENT PROJECT AREA 
NUMBER TWO 

Introduction 

On February 16th, 2015 the Urbana City Council approved a redevelopment agreement with Chenxi 
Yu, Dustin Kelly and Matt Cho of 129 North Race LLC regarding a proposed redevelopment project 
on their property at 129 North Race Street involving renovation of the former Concept Cosmetology 
building into retail and office space. On July 5th, 2016 the Council approved an ordinance amending 
the existing redevelopment agreement to extend the completion date one year to June 30, 2017. 

The renovation of this historic structure continues in preparation for its first major retail tenant, Cherry 
Tree Café. The project is expected to result in full reactivation of the building by multiple tenants 
including the Urbana Museum of Photography, Autumn Berry Inspired, and a creative coworking 
studio and office space to be used by both musicians and artists. However, during renovation work it 
was determined that the building’s existing electrical system was deficient. To accommodate all the 
planned uses, a full service upgrade including the electrical panel and most wiring will be needed to 
accommodate three phase power. This change in electric power service will also necessitate a 
replacement of the HVAC system in the building and some additional ductwork will be required to 
accommodate multiple tenants. Lastly, the building’s existing hot water heaters were found to be 
insufficient for the intended café and commercial uses and require upgrades as well. These costs were 
not anticipated by the owners and as such have placed the completion of the project and Cherry Tree 
Café’s schedule for opening in jeopardy. 

The attached draft ordinance (Attachment A: Draft Ordinance and Supplemental Redevelopment 
Agreement) would provide for a supplemental reimbursement to 129 N Race LLC for these specific 
unanticipated costs as an addendum to the existing redevelopment agreement (Attachment B: 
Existing Redevelopment Agreement as Amended). 
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Overview of the Redevelopment Agreement at 129 North Race and the Proposed 
Addendum 

The intent of the existing redevelopment agreement is to activate the building with an anticipated 
progression of new tenants. It is anticipated that the building, when at full tenancy, will house 20-35 
employees. 

The redevelopment agreement requires the following outcomes for the project: 
(i) modernizing building interior, including upgrades to contemporary materials, finishes and 

fixtures; 
(ii) creating more openings in the building for interior visibility; 
(iii) activating the building facades, including such features as glass storefronts, adding awnings 

and signage and creating outdoor/patio seating on west and south sides of building; and 
(iv) programming space for multiple users to include the following occupancies: 

a. retail/restaurant tenants;
b. creative industry office tenants, small business incubators or co-working space; and
c. other similar retail/restaurant and office users.

Specifically, the property owners are working with tenants Cherry Tree Café, the Urbana Museum of 
Photography, Autumn Berry Inspired, an additional commercial tenant to be announced in the future, 
and a co-working studio and office for local artists presently including the band Withershins and a 
screenprinter. The owners intend to preserve the historic character of the building while making these 
substantial renovations. In addition, they plan to improve the building’s east façade to allow more light 
to enter the building among other improvements. 

While the project is now well underway in preparation for Cherry Tree Café, the renovation of this 
existing, historic structure has experienced renewed delays due to unanticipated costs that often 
accompany the renovation of older buildings. At present, the owners anticipate that the Cherry Tree 
Café would begin operations in January of 2017 and that the full renovation project would be 
completed by June of 2017. Staff is recommending an addendum of the redevelopment agreement to 
supplement extraordinary costs. 

The costs of the unanticipated expenditures required to achieve code compliance are estimated at 
$55,000 based on staff review of quotes provided by the developer and inclusive of a 10 percent 
contingency. The draft agreement addendum would provide reimbursement of actual receipts for 
eligible mechanical, electrical and plumbing expenses at a rate of 80 percent making the maximum 
allowable reimbursement $44,000. This would increase the maximum reimbursement available to 129 
N Race Street under the redevelopment agreement to $126,500 up from $82,500 which is currently 
available. Therefore, in order to receive the maximum incentive under the proposed addended 
agreement the developer would be required to submit $355,000 in eligible expenses on the project. 

All reimbursements made under the addendum will be structured as a loan to 129 N Race LLC that is 
forgivable upon completion of the project, as defined above, prior to completion date of June 30, 2017. 
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Anticipated Fiscal Impacts & Upcoming Budget Amendment 

Tax Increment Financing (TIF) incentive remains a requirement to accomplish the proposed project, 
which represents the first major full-building renovation along Race Street. A reactivation of 129 
North Race will complement the activity at Masijta Grill and the mural and gardens at the Courier Café 
in making strong mid-block activity to help connect Main Street to the recently completed Boneyard 
Creek Improvement Area and the forthcoming brewery on Griggs Street. 

The property at 129 N Race is currently located in TIF 2, but is intended to be among those parcels 
proposed for removal from TIF 2 and incorporation into the new Central TIF. As such, the proposed 
incentives for extraordinary mechanical, electrical and plumbing costs under discussion would need to 
be paid for from the Central TIF fund. In addition, a transfer of fund balance from TIF 2 to the new 
Central TIF will be required. Assuming Council approval of this proposed agreement addendum, the 
budget amendment to achieve these changes would be brought forward by the Finance Department at 
the October 10th Committee of the Whole with final approval to coincide with the adoption of the 
Central TIF on October 17th. It is presently anticipated that the TIF 2 Fund will finish the current fiscal 
year with a fund balance in excess of $1 million. 

The project at 129 N Race St is expected to assist the intent of the Central TIF by reducing blighting 
factors, eliminating the dilapidation of the urban fabric, facilitating reuse of a long vacant space, 
generating positive business activity in the area, and encouraging additional future investment in 
Downtown Urbana. 

By 2022, the project at 129 N Race Street is expected to produce approximately $20,000 in 
incremental tax revenue. In addition, over this same period of time the new retail establishment at this 
site is expected to generate at least $137,000 in local sales tax to the city, school district, and county. 
$96,000 of this total local sales tax would go the City of Urbana. 

Aside from the direct fiscal impact, the project is expected to continue to extend the commercial 
reactivation of the western stretch of Main Street north along Race Street as well as compliment the 
improvements to the Boneyard Creek Crossing. This addendum to the redevelopment agreement would 
enable more vibrant activity, the creation of novel studio and retail spaces, and the expansion of the 
entrepreneurial and artistic culture that is thriving in Downtown Urbana. 

Options 

1. Approve the draft redevelopment agreement addendum ordinance as presented.

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

3. Deny the draft redevelopment agreement addendum ordinance.
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Recommendation 

The completion of this redevelopment agreement and project at 129 North Race Street would result in 
the commercial reactivation of a vacant and underutilized property in TIF District 2 which is 
anticipated to be reassigned to the new Central TIF District. The project is expected to have a positive 
fiscal impact for the City and its taxing partners within the next five years, and the generation of 
positive, visible activity in Downtown Urbana. 

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

Prepared by: 

______________________________________ 

Brandon S Boys, Economic Development Manager 

Attachments: 
Attachment A: Draft Ordinance and Supplemental Redevelopment Agreement 
Attachment B:  Existing Redevelopment Agreement As Amended 



ATTACHMENT A 

ORDINANCE NO. 2016-09-094 

AN ORDINANCE 
APPROVING A SUPPLEMENT TO THE REDEVELOPMENT AGREEMENT 

BY AND BETWEEN THE CITY OF URBANA, CHAMPAIGN COUNTY, 
ILLINOIS AND 129 NORTH RACE LLC IN CONNECTION WITH 

THE REDEVELOPMENT PROJECT AREA NUMBER TWO 

WHEREAS, the City of Urbana, Champaign County, Illinois (the “Municipality”) and 129 
North Race LLC (the “Developer”) have entered into a certain Redevelopment Agreement dated as 
of March 1, 2015, including as amended to extent the Completion Date until June 30, 2017 (the 
“Redevelopment Agreement”) concerning redevelopment incentives and assistance related to the 
development and redevelopment of a part of Redevelopment Project Area Number Two at 129 
North Race Street; and 

WHEREAS, the City and the Developer now find it necessary, desirable and in their 
respective mutual best interests to supplement the Redevelopment Agreement in order to make 
provision for the payment or reimbursement of certain additional Redevelopment Projects Costs; 
and 

WHEREAS, there has been presented to and there is now before the meeting of the City 
Council of the Municipality at which this Ordinance is adopted the form of a certain Supplement to 
Redevelopment Agreement (the “Supplement”) by and between the City and the Developer 
regarding such payments and reimbursements under the Redevelopment Agreement. 

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 
OF URBANA, CHAMPAIGN COUNTY, ILLINOIS, as follows: 

Section 1.  That the Supplement by and between the City and the Developer, in substantially 
the form thereof which has been presented to and is now before the meeting of the City Council of 
the City at which this Ordinance is adopted, be and the same is hereby authorized and approved. 

Section 2.  That for and on behalf of the City, the Mayor is hereby authorized to execute and 
deliver the Supplement, and the City Clerk is hereby authorized to attest thereto, with such 
insertions, corrections and technical revisions in the form of such Supplement as may be approved 
by the Mayor, such execution or acceptance thereof, as the case may be, to constitute conclusive 
evidence of such approval of any and all such insertions, corrections or technical revisions therein 
from the form of the Supplement now before the meeting of the City Council at which this 
Ordinance is adopted. 

Upon motion by Council Member _________________, seconded by Council Member 
_________________, adopted at a regular meeting this ____ day of ____________, 2016, by roll 
call vote, as follows: 
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AYES (Names): ____________________________________________________________ 

____________________________________________________________ 

NAYS (Names): ____________________________________________________________ 

ABSENT (Names): ____________________________________________________________ 

PASSED this ____ day of ____________, 2016. 

__________________________________________ 
City Clerk 

APPROVED this ____ day of ____________, 2016. 

__________________________________________ 
Mayor 



SUPPLEMENT TO 
REDEVELOPMENT AGREEMENT 

THIS SUPPLEMENT TO REDEVELOPMENT AGREEMENT, including Exhibit 
A hereto (collectively, this “Supplement”) is made as of the 1st day of October, 2016, by and 
between the City of Urbana, Champaign County, Illinois, an Illinois municipal corporation (the 
“City”), and 129 North Race LLC (the “Developer”), with respect to that certain Redevelopment 
Agreement dated as of March 1, 2015, including as amended to extend the Completion Date (as 
defined in the Redevelopment Agreement) to June 30, 2017 (the “Redevelopment Agreement”), 
by and between the City and the Developer.  Except as otherwise specifically defined in Section 1 
of this Supplement or elsewhere herein, all capitalized words, terms and phrases as used in this 
Supplement shall have the same meanings as respectively ascribed to them in the Redevelopment 
Agreement. 

RECITALS: 

The City and the Developer each now find and determine that it is necessary, desirable 
and appropriate to supplement the Redevelopment Agreement by this Supplement in order to make 
provision for supplemental Redevelopment Loan financing to the Developer under the covenants 
and conditions of the Redevelopment Agreement and this Supplement. 

NOW, THEREFORE, in consideration of the covenants and agreements by the City 
and the Developer as parties to the Redevelopment Agreement, including those as contained in this 
Supplement to the Redevelopment Agreement, the City and the Developer hereby agree to 
supplement the Redevelopment Agreement by this Supplement, subject to all the covenants and 
conditions expressed in the Redevelopment Agreement and this Supplement as follows: 

Section 1.  Section 4.1 of the Redevelopment Agreement is hereby supplemented to add 
a new Section 4.1.S. thereto, such Section 4.1.S. to provide as follows: 

Section 4.1.S.  City’s Supplemental TIF Funded Financial Obligations.  The City shall 
have the supplemental obligations set forth in this Section 4.1.S. relative to financing Eligible 
Redevelopment Project Costs for mechanical, electrical and plumbing work in connection with the 
Project (the “Supplemental Work”).  Upon the submission to the City by the Developer of a 
Requisition for the costs of the Supplemental Work incurred and paid and the approval thereof by 
the City in accordance with Article VI of the Agreement, the City, subject to the terms, conditions 
and limitation set forth in this Section 4.1.S. immediately below, agrees to reimburse the Developer, 
or to pay as directed by the Developer, from the Fund the supplemental Loan Advances related to 
the Supplemental Work at the Property as follows: 

(a) Redevelopment Loan Financing.  Upon the execution and delivery of the 
Supplemental Promissory Note (attached hereto as Exhibit A) by the Developer, the 
City shall provide to the Developer the supplemental Redevelopment Loan.  The 
supplemental Redevelopment Loan shall be a straight line of credit in the principal 
amount of up to $44,000.00, shall bear interest at a non-default rate of -0%- per 
annum, and shall be due and payable upon demand on the day immediately 
following the Completion Date.  The proceeds of the supplemental Redevelopment 
Loan shall be made available to the Developer at the times specified in Section 6.4 of 
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the Agreement in the form of supplemental Loan Advances payable to or at the 
direction of the Developer not more frequently than weekly in an amount or amounts 
equal to 80% of the costs of the completed Supplemental Work up to a maximum 
amount of $44,000.00. 

(b) Loan Forgiveness.  Anything to the contrary in the Supplemental Promissory Note 
notwithstanding, in the event the Developer completes the Supplemental Work on or 
before the Completion Date and no “Default” under Section 7.1 of the Agreement by 
the Developer has then occurred and is continuing, the supplemental Redevelopment 
Loan shall be deemed fully paid and discharged. 

Section 2.  Except as expressly supplemented as provided in Section 1 of this 
Supplement above, all other provisions of the Agreement shall be applicable with respect to the 
supplemental Redevelopment Loan under this Supplement.  The provisions of the Redevelopment 
Agreement, as now supplemented by this Supplement, are hereby ratified, confirmed and approved 
by both the City and the Developer. 

IN WITNESS WHEREOF, each of the parties hereto have executed or caused this 
Supplement to be executed by proper officers duly authorized to execute the same as of the 1st day 
of October, 2016. 

CITY OF URBANA, CHAMPAIGN COUNTY, 
ILLINOIS 

By:_______________________________________ 
Mayor 

ATTEST: 

By:__________________________________ 
City Clerk 

129 NORTH RACE LLC 

By:______________________________________ 
Its Manager 



EXHIBIT A 

SUPPLEMENTAL 
PROMISSORY NOTE 

Borrower: 129 North Race LLC 
206 W. Main Street 
Urbana, IL  61801 

Lender: City of Urbana, Champaign County, Illinois, 
an Illinois municipal corporation 
400 S. Vine Street 
Urbana, IL  61801 
Attn:  City Comptroller 

Principal Amount:  $44,000.00 Interest Rate:  -0-% Date of Note:  _____________, 2016 

PROMISE TO PAY.  129 North Race LLC, an Illinois limited liability company (the “Borrower”) promises to pay to City of Urbana, 
Champaign County, Illinois (“Lender”), or order, in lawful money of the United States of America, the principal amount of Forty-Four 
Thousand Dollars ($44,000.00), or so much as may be outstanding, together with interest at the rate of -0-% per annum on the unpaid 
principal balance of each advance.  Interest shall be calculated from the date of each advance until repayment of such advance. 

PAYMENT.  Borrower will pay this loan in accordance with the following payment schedule: 
Any and all principal and interest owing hereon is due and payable upon demand by the City in the event that any and all 
such principal and interest owing hereon is not deemed fully paid and discharged on the day immediately following the 
“Completion Date” as described in that certain Redevelopment Agreement dated as of March 1, 2015 (the 
“Redevelopment Agreement”, by and between Lender and Borrower including as such quoted terms are defined 
therein). 

The annual interest rate for this Supplemental Promissory Note (this “Note”) is computed on the basis of 360 days or twelve 30-day 
months.  Borrower will pay Lender at Lenders address shown above or at such other place as Lender may designate in writing.  Unless 
otherwise agreed or required by applicable law, payments will be applied first to accrued unpaid interest, then to principal, and any 
remaining amount to any unpaid collection costs and late charges. 

PREPAYMENT.  Borrower may pay all or a portion of the amount owed earlier than it is due without Lender’s consent. 

LATE CHARGE.  If a payment is 10 days or more late, Borrower will be charged 5.000% of the regularly scheduled payment. 

DEFAULT.  Borrower will be in default if any of the following happens:  (a) Borrower fails to make any payment when due; (b) 
Borrower breaks any promise Borrower has made to Lender, or Borrower fails to comply with or to perform when due any other term, 
obligation, covenant, or condition contained in this Note, the related Redevelopment Agreement or other agreement related to this Note, 
or in any other agreement or loan Borrower has with Lender; (c) any representation or statement made or furnished to Lender by 
Borrower or on Borrower’s behalf is false or misleading in any material respect either now or at the time made or furnished; (d) Borrower 
does or becomes insolvent, a receiver is appointed for any part of Borrower’s property, Borrower makes an assignment for the benefit of 
creditors, or any proceeding is commenced either by Borrower or against Borrower under any bankruptcy or insolvency laws; (e) any 
creditor tries to take any of Borrower’s property on or in which Lender has a lien or security interest; or (f) any guarantor dies or any of 
the other events described in this default section occurs with respect to any guarantor of this Note. 

LENDER’S RIGHTS.  Upon default, Lender may declare the entire unpaid principal balance on this Note and all accrued unpaid interest 
immediately due, without notice, and then Borrower will pay that amount.  Upon default, or if this Note is not paid or deemed paid at final 
maturity, Lender, at its option, may add any unpaid accrued interest to principal and such sum will bear interest therefrom until paid, at 
the rate of 8% per annum. Lender may hire or pay someone else to help collect this Note if Borrower does not pay. Borrower also will pay 
Lender that amount.  This includes, subject to any limits under applicable law, Lender’s attorneys’ fees and Lender’s legal expenses 
whether or not there is a lawsuit, including attorneys’ fees and legal expenses for bankruptcy proceedings (including efforts to modify or 
vacate any automatic stay or injunction), appeals, and any anticipated post-judgment collection services.  If not prohibited by applicable 
law, Borrower also will pay any court costs, in addition to all other sums provided by law. This Note has been delivered to Lender and 
accepted by Lender in the State of Illinois.  If there is a lawsuit, Borrower agrees upon Lender’s request to submit to the 
jurisdiction of the courts of Champaign County, the State of Illinois.  Lender and Borrower hereby waive the right to any jury 



PROMISSORY NOTE 
(Continued) 

Page 2 

trial in any action, proceeding, or counterclaim brought by either Lender or Borrower against the other.  This Note shall be 
governed by and construed In accordance with the laws of the State of Illinois. 

CONFESSION OF JUDGMENT.  Borrower hereby irrevocably authorizes and empowers any attorney-at-law to appear in any court of 
record and to confess judgment against Borrower for the unpaid amount of this Note as evidenced by an a affidavit signed by an officer of 
Lender setting forth the amount then due, plus attorney’s fees as provided in this Note, plus costs of suit, and to release all errors, and 
waive all rights of appeal.  If a copy of this Note, verified by an affidavit, shall have been filed in the proceeding, it will not be necessary 
to file the original as a warrant of attorney.  Borrower waives the right to any stay of execution and the benefit of all exemption laws now 
or hereafter in effect.  No single exercise of the foregoing warrant and power to confess judgment will be deemed to exhaust the power, 
whether or not any such exercise shall be held by any court to be invalid, voidable, or void; but the power will continue undiminished and 
may be exercised from time to time as Lender may elect until all amounts owing on this Note have been paid in full. 

LINE OF CREDIT.  This Note evidences a straight line of credit.  Once the total amount of principal has been advanced, Borrower is 
not entitled to further loan advances.  Advances under this Note may be requested by Borrower or by an authorized person in accordance 
with the Redevelopment Agreement.  The following party or parties are authorized to request advances under the line of credit until 
Lender receives from Borrower at Lender’s address shown above written notice of revocation of their authority:  Matthew Cho.  Borrower 
agrees to be liable for all sums advanced in accordance with the instructions of an authorized person.  The unpaid principal balance owing 
on this Note at any time shall be evidenced by endorsements on this Note.  Lender will have no obligation to advance funds under this 
Note if:  (a) Borrower is in default under the terms of this Note; or any agreement that Borrower has with Lender, including the 
Redevelopment Agreement made in connection with the signing of this Note; (b) Borrower ceases doing business or is insolvent; or (c) 
Borrower has applied funds provided pursuant to this Note for purposes other than those authorized by Lender. 

GENERAL PROVISIONS.  Lender may delay or forego enforcing any of its rights or remedies under this Note without losing them. 
Borrower, and any other person who signs, guarantees or endorses this Note, to the extent allowed by law, waives presentment, demand 
for payment, protest and notice of dishonor.  Upon any change in the terms of this Note, and unless otherwise expressly stated in writing, 
no party who signs this Note, whether as maker, guarantor, accommodation maker or endorser, shall be released from liability.  All such 
parties agree that Lender may renew or extend (repeatedly and for any length of time) this loan, or release any party or guarantor or 
collateral; or impair, fail to realize upon or perfect Lender’s security interest in the collateral; and take any other action deemed necessary 
by Lender without the consent of or notice to anyone. All such parties also agree that Lender may modify this loan without the consent of 
or notice to anyone other than the party with whom the modification is made. 

PRIOR TO SIGNING THIS NOTE, BORROWER HAS READ AND UNDERSTANDS ALL THE PROVISIONS OF THIS NOTE. 
BORROWER AGREES TO THE TERMS OF THE NOTE AND ACKNOWLEDGES RECEIPT OF A COMPLETED COPY OF THE 
NOTE. 

BORROWER: 

129 North Race LLC 

By:____________________________________________ 
Matthew Cho, Manager 



ENDORSEMENTS 

DATE OF PRINCIPAL PRINCIPAL
TRANSACTION ADVANCE BALANCE
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