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February 18, 2021 
 
 
 
Chicago Board of Education 
c/o Mr. Scott R. Borstein 
Neal and Leroy LLC 
20 South Clark Street  Suite 2050 
Chicago, IL   60603 
 
 
Reference: Proposed Pre-Kindergarten School 

“Clark Street Early Childhood Center” 
 1840 North Clark Street 

 Chicago Illinois 
 
Dear Mr. Borstein: 
 
At your request, I have analyzed the property located at 1840 North Clark Street regarding the use 
of the property as a tuition free, publicly funded Pre-Kindergarten School.  The proposed Pre- 
Kindergarten School will assist in meeting this densely populated community’s need for Pre- 
Kindergarten education opportunities.  Upon completion of my research and analysis, I have 
prepared the attached report.  This report represents a consulting service, not an appraisal report; 
however, it has been prepared to comply with the Uniform Standards of Professional Appraisal 
Practice.   
 

The property consists of a two-story, +/-45-year-old vacant commercial building.  The building is 
part of the Hemingway House development.  The property is the subject of a Special Use 
Application to be heard by the Zoning Board of Appeals of the City of Chicago.  The intended use 
of this report is to aid the client in their application for the Special Use.  The client/intended user is 
the Chicago Board of Education and their appointed representatives.  
 
If you have any questions regarding the analysis or require any additional information please 
contact the undersigned.  I appreciate having the opportunity to be of service to you in this matter. 

 
Respectfully submitted, 
KMD Valuation Group LLC 

 
Kathleen M. Dart, MAI 
State Certified General Real Estate Appraiser   
License #553-001316          Expires: 09/30/2021   
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PURPOSE OF THE STUDY 
 

This study has a single objective, to analyze the possible impact from granting a variation in the 
nature of a Special Use which would allow a Pre-Kindergarten School within a two-story, vacant 
commercial building located at 1840 N. Clark Street, Chicago, IL (Subject Property). The Community 
has a need for tuition free, publicly funded pre-kindergarten education opportunities and this Pre- 
Kindergarten School will assist in meeting these needs.  The Pre-Kindergarten School will be 
affiliated with the Chicago Public School elementary schools in the neighborhood.  
 

The scope of the assignment included an analysis of the Subject Property to determine if the Pre- 
Kindergarten School 1) complies with applicable standards of the Zoning Ordinance; 2) serves the 
interest of the public convenience and will not have a significant adverse impact on the general 
welfare of the neighborhood; 3) is compatible with the surrounding area, and 4) promotes pedestrian 
safety and comfort.   
 

The Subject Property is zoned B3-5 Community Shopping District.  Schools, including Pre-
Kindergarten schools, are permitted in a B3-5 District as a Special Use under Section 17-3-0207 M 
of the City of Chicago’s Zoning Ordinance.    
 

The Subject Property was observed from the exterior on February 2, 2021.  Interior photos of the 
property, associated with broker advertisements for the sale/rental the property, were reviewed.  
 
 
GENERAL INFORMATION 
 

The subject Pre-Kindergarten School is proposed to be located in the Old Town neighborhood of the 
Lincoln Park Community. 
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GENERAL INFORMATION 
 
Development surrounding the property include row houses, multi-family buildings of varying sizes, a 
few mixed-use buildings (commercial with residential above), a hotel and a few commercial 
buildings.  Lincoln Park and its Farm in the Zoo are located immediately to the east of the Subject 
Property.    
 

 
Source: Google Maps dated May 2019.  Note: Red highlight reflects Subject Property and is for location reference only. 
 
The Property is located at the intersection of three thoroughfares, Clark Street, Lincoln Avenue and 
Wells Street. CTA Bus service runs along Clark Street.  CTA Bus service on Lincoln Avenue begins 
to the northwest, at its intersection with Armitage Avenue. In addition, CTA Bus service is available 
on nearby throughfares of Stockton Drive, Armitage Avenue and North Avenue.    
The depots for the CTA’s Brown, Purple and Red Line trains are located within ½ mile of the Subject 
Property.   
 

 
Source: Property listing 
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GENERAL INFORMATION (continued) 
 
The proposed Pre-Kindergarten School will be located within an existing, 2-story commercial 
building.  The building contains approximately 17,808 square feet, and as proposed, the Pre-
Kindergarten School will occupy the entire building.  The facility will be known as Clark Street Early 
Childhood Center.  At the time of property observations, the building was vacant.  The building was 
formerly leased to and occupied by Coldwell Banker Realty for its office use.  The space is reported 
to have been vacated in mid-2019.  The owner of the property is reported to be Hemingway 
Associates LLC.  
 
The Chicago Board of Education (CBOE) proposes to lease the building because there is 
insufficient space in the surrounding neighborhood’s Chicago Public School’s (CPS) elementary 
schools to house Pre- Kindergarten Schools and because this densely populated community has a 
significant need for Pre- Kindergarten education opportunities.  A Pre- Kindergarten School at this 
location will provide a publicly funded educational program to the community.   
 
The proposed Pre-Kindergarten School will be affiliated with the CPS elementary schools in the 
neighborhood.  Hours of operation will be from 7:30 am to 4:00 pm with student school hours being 
from 8:00 am to 2:30 pm. The proposed Pre- Kindergarten School will have 28 staff members and 
serve a total of approximately 200 students from the area.  
 
As it currently exists, the Subject Property does not offer on-site parking.  However, parking spaces 
are available for rent on a daily or monthly basis in the Hemingway complex’s underground parking 
garage.  The garage entrance is located adjacent (north) of the subject building on Clark Street.  
 
As proposed, the property will be assigned 10 spaces in the existing adjacent parking garage.   
 
The property currently has 2 bike racks that accommodate 8 bikes, exceeding the required 4 bike 
spaces.  
 
The plan includes a designated drop-off/loading zone.  If approved, a student drop-off/pick-
up/loading area will be installed along the east side of Lincoln Avenue. 
 
As proposed, the Subject Property will have sufficient parking, areas for student drop-off and 
loading, bicycle parking and easily accessible classroom entrances.  
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DESCRIPTION OF SUBJECT PROPERTY 
 
The subject of the study is a proposed Pre-Kindergarten School to be named Clark Street Early 
Childhood Center.  The Pre-Kindergarten School, if approved, will be located within a two-story 
commercial building.  The description of the site was taken from: site observations; review of a 
preliminary survey and the site plan of the property prepared by Wallin Gomez Architects, Ltd; 
available public information, broker information; information provided by a representative of the 
client; and, aerial maps. 
 
The following briefly describes the site and building where the proposed Pre-Kindergarten would be 
located. 
 

   Location: The Subject Property is located at the northwest corner of Clark Street and 
Lincoln Avenue, in the Old Town neighborhood of the Lincoln Park 
Community of the City of Chicago.  The site has a common address of 
1840 N. Clark Street and is identified as PINs 14-33-409-022 and 14-33-
409-023. 

 
Site Data: 
   Site Size: The site has an irregular shape and contains approximately 22,700 square 

feet. The site has approximately 216 feet of frontage along the west side of 
Clark Street, approximately 228 feet of frontage along the east side of 
northwest/southeast Lincoln Avenue, and approximately 63 feet of frontage 
along the north side of east/west Lincoln Avenue.  A 10-foot-wide public 
alley runs along the northwest property line.  In addition to a property 
survey, a Sidwell Map and Cook County Assessor records were also 
reviewed. 

 

   Utilities: Utility services are available to the site, including electricity, natural gas, 
water, sanitary sewer and cable communications. 

 
   Topography: The parcel is basically level and at grade with surrounding streets and 

drainage is assumed adequate.  The site does not lie within a designated 
flood plain.   

 
   Access: The Subject site is a corner parcel and can be accessed from the west side 

of Clark Street, the east side of Lincoln Avenue and from a 10-foot 
east/west running alley which runs along the subject’s northwest property 
line. The property does not have curb-cuts on Clark Street or Lincoln 
Avenue.   

 
 The site is also located at the intersection of Lincoln Avenue and Wells 

Street.  Wells Street terminates just south of the Subject site.  The site 
does not have frontage on Wells Street.  

 
 The site has visibility from Clark Street, Lincoln Avenue and Wells Street.  
 
   Site Improvements:  Site improvements include: a concrete paved plaza/open space and 

concrete planters.  
 

   Environmental: Assumed the property has no environmental issues. 
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The following Sidwell Map reflects the parcel where the Pre-Kindergarten School is proposed to be 
located.  The property is identified as PINs: 14-33-409-022 and 14-33-409-023. 
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Preliminary Survey of the Subject Property  
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DESCRIPTION OF SUBJECT PROPERTY (CONTINUED) 
 

Surrounding Streets:  
The Subject Property is located at the northwest corner of Clark Street and Lincoln Avenue.  In 
addition, the Subject Property is located at the intersections of Clark Street, Lincoln Avenue and 
Wells Street.  Wells Street terminates just south of the Subject Property.  Lincoln Avenue terminates 
at its intersection with Clark Street.  
 

The intersection of Clark Street and Lincoln Avenue is a lighted intersection.  The intersection of 
Wells Street and Lincoln Avenue is a lighted intersection. The streets surrounding the Subject 
Property are asphalt paved with curbs and gutters allowing appropriate drainage.  
 
 
 

Clark Street is a two-way, north/south commercial thoroughfare with two lanes in each direction. 
Clark Street, at this location, has curb-side parking on both sides of the street.  Street Parking is 
controlled by City paybox system.  
 

 
Clark Street Looking North, Lincoln Park on Right 

 

 

Clark Street Looking South, Proposed Pre-K School on Right, Lincoln Park on Left 
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DESCRIPTION OF SUBJECT PROPERTY (CONTINUED) 
 
 

 
Garage Entrance, Off of Clark Street.  Propose Pre-K School on Left 

 
 

 
Lighted Intersection of Clark Street and Lincoln Avenue, looking east from Lincoln Avenue 
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DESCRIPTION OF SUBJECT PROPERTY (CONTINUED) 
 

Surrounding Streets:  
 

Lincoln Avenue is a two-way, north bound secondary/residential street with one driving lane in each 
direction and curb-side parking on both sides of the street.  Lincoln Avenue has a northbound and a 
southbound designated bike lane. Parking is free in this area of Lincoln Avenue. 
Northwest/southeast bound Lincoln Avenue curves to an east/west bound direction at the Subject 
Property’s south property line and then terminates at its intersection at Clark Street.   

 

If the Pre-Kindergarten School is approved, plans call for a drop off/pick-up/loading zone to be 
installed on the east side of Lincoln Avenue. Lincoln Avenue will have “No Parking” restrictions 
during morning drop-off and afternoon pick-up times on school days.  Signage will be installed along 
the east side of Lincoln Avenue along the property’s frontage.  
 
 

 
Lincoln Avenue looking Northwest, Proposed Pre-K School on Left 
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DESCRIPTION OF SUBJECT PROPERTY (CONTINUED) 
 

Surrounding Streets:  
 

 
Lincoln Avenue looking West toward intersection with Wells Street, Subject Property on the Right   

 
Wells Street is a two-way, north/south area thoroughfare with one driving lane in each direction and 
curb-side parking on both sides of the street.  Wells Street terminates just south of the Subject 
Property.  Street Parking is controlled by City paybox system. Wells Street has a northbound and a 
southbound designated bike lane. 

 

 
Wells Street looking South from its intersection with Lincoln Avenue (south of Subject Property) 



Page-11 - 

KMD Valuation Group, LLC 
 

DESCRIPTION OF SUBJECT PROPERTY (CONTINUED) 
 
Surrounding Land Uses:  

The area surrounding the Subject Property is densely developed.  
 
Land uses on Clark Street consist of a 29-story high-rise residential 
condominium building and a 12-story hotel and Lincoln Park.   
 
Land uses on Lincoln Avenue consist of two-story row houses, 2 and 3 
flats, 4 story multi-family buildings and two -story mixed-use buildings.   
 
Land uses on Wells Street consist of the above noted 12-story hotel, two-
story row houses, two and three -story mixed-use buildings, and a small 
parking garage.  
 
The majority of the improvements in the immediate area are well 
maintained, range in age from +/-10 to +100 years.  Residential properties 
are in high demand.  A modest number of commercial vacancies were 
noted.   

 
   Avg Daily Traffic: The most recent data from IDOT reports the following average daily traffic 

counts on the streets surrounding the Subject Property: 
• Clark Street:  15,900 (2018). 
• Lincoln Avenue: 9,200 (2018). 
• Wells Street:  6,800 (2018). 
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DESCRIPTION OF SUBJECT PROPERTY (CONTINUED) 
 
ZONING 
 

According to the City of Chicago’s web-site and Department of Planning and Development the 
subject site is zoned B3-5, Community Shopping District.  
 
The primary purpose of the B3, Community Shopping district is to accommodate a very broad range 
of retail and service uses, often in the physical form of shopping centers or larger buildings than 
found in the B1 and B2 districts. In addition to accommodating development with a different physical 
form than found in B1 and B2 districts, the B3 district is also intended to accommodate some types 
of uses that are not allowed in B1 and B2 districts. 
 
Development in B3 districts will generally be destination-oriented, with a large percentage of 
customers arriving by automobile. Therefore, the supply of off-street parking will tend to be higher in 
B3 districts than in B1 and B2 districts. 
 
The B3 district permits residential dwelling units above the ground floor. 
 
The B3 district can be combined with the dash 1, dash 1.5, dash 2, dash 3 or dash 5 bulk and 
density designations. These designations are differentiated primarily on the basis of floor area 
ratios, minimum lot area requirements and height requirements.   
 
The B3-5 designation allows a maximum Floor Area Ratio of 5.0.  The B3-5 designation requires a 
minimum lot area per dwelling unit of 200 square feet.  A review of the complete ordinance is 
essential to understanding the full requirements of the B3-5 District.    
 
The Subject Property lies within 2,640 feet of a CTA train station and may qualify for parking and 
FAR variances.   
 
Zoning Districts in the immediate area surrounding the Subject Property include: 
 

Clark Street: B3-5: Community Shopping District  
 

Lincoln Avenue: B1-3: Neighborhood Shopping District 
 RM-5: Residential Multi-Unit District 
 

Wells Street: B3-5: Community Shopping District  
 RM-5: Residential Multi-Unit District 
 
The CBOE is proposing establishing a Pre-Kindergarten-school to be located in an existing, vacant 
commercial building at 1840 N. Clark Street.  The Pre-Kindergarten School will be affiliated with the 
CPS elementary schools in the neighborhood.  According to 17-3-0207-M of the City of Chicago 
Zoning Ordinance, Schools, including Pre-Kindergarten schools, require a Special Use approval in 
the B3-5 District.    
 
The Subject Property is located within the City of Chicago’s North Planning District.  
 
The Subject Property is located within the Private Zone of the Lake Michigan and Chicago Lakefront 
Protections Ordinance. 
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Zoning Map  

 

Address 
1840 N. Clark Street 

 

Zoning 
Business 
Commercial 
Manufacturing 
Residential 
Planned Development 
Planned Manufacturing 
Downtown Core 
Downtown Service 
Downtown Mixed 
Downtown Residential 
Transportation 
Parks & Open Space 
Zoning Boundaries 

Information provided on the City of Chicago web site should not be used as a substitute for legal, accounting, real estate, business, tax, or other 
professional advice. The City of Chicago assumes no liability for any damages or loss of any kind that might arise from the use of, misuse of, or the 
inability to use the City web site and-or the materials contained on the web site. The City of Chicago also assumes no liability for improper or incorrect 
use of materials or information contained on its web site. All materials that appear on the City of Chicago web site are distributed and transmitted as is, 
without warranties of any kind, either express or implied, and subject to the terms and conditions stated in this disclaimer.  
Source: City of Chicago web-site 
0
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DESCRIPTION OF SUBJECT PROPERTY (CONTINUED) 
 
Improvement Data: 
 

The Proposed Pre-Kindergarten School is to be located within a two-story commercial building, with 
surrounding plaza, known as the Hemingway House Professional Building.  The building is vacant 
and was formerly used as office space for a real estate brokerage firm.  The building is part of a 
larger complex that includes a 29-story, 280-unit residential condominiums, three commercial 
spaces and a public underground parking garage.   
 

The description of the property, “As Is” and “As Proposed”, was taken from:  
• Exterior observations;  
• Interior photos from the property’s offering brochure 
• Wallin Gomez Architects Ltd. preliminary survey dated 10/2020; and site plan and 

architectural construction design plans dated 12/2020.  
 

“As Is”       
 

   Building Type: Two-Story, Commercial Building 
 

   Age: +/-45 years old  
 

   Size: +/-17,808 square feet   
 Ground Floor: +/-9,931 sq. ft.;  
 2nd Floor +/-7,877 sq. ft. 
 

   Basement: None 
 

   Construction: Masonry, steel framing, with concrete trim and floor to ceiling glass 
windows. 

 

   Roof: Flat. Assume the roof structure is insulated and appropriately sealed and in 
average condition.  The northern half of the roof contains an in-ground pool 
and sun area associated with the adjacent residential building. Entrance to 
this area is from the attached residential building only and for residents use 
only. 

 

   Electric: Assumed functional and meets all code requirements. 
 

   Plumbing: Assumed functional and meets all code requirements. 
 

   HVAC: Gas forced area furnaces, base board heat on the ground floor and roof-
top air-conditioning units.  Assumed functional, but in need of an upgrade.  
Assumed to meet all code requirements 

 

   Elevator: One elevator.  Assumed to meet all code requirements 
 

   Finishes: Single tenant, open floor-plan with office build-out; including, multiple, 
individual climate controlled, private office spaces with glass demising 
walls, and conference rooms.  The space has kitchenette areas and 
restrooms.  The second floor is accessed via two interior stairwells or the 
elevator. The space has tile, wood veneer and carpet flooring; acoustical 
tile ceiling with fluorescent lighting; painted drywall and tile walls.   
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DESCRIPTION OF SUBJECT PROPERTY (CONTINUED) 
 
 

   Finishes:  The building has a number of access street level doors on both the Clark 
Street frontage and the Lincoln Avenue frontage. These entries have metal 
frame, glass door systems 

 
 
   Condition and  
           Utility:  The building is currently vacant.  The building was formerly occupied by 

Coldwell Banker Realty which closed in mid-2019.    
 

The building is overall average condition in need of renovations and/or 
updating. The property appears to have adequate utility for a commercial 
building of this generation.   
 

   Parking Garage: The Subject Property does not include on-site parking or a parking garage; 
however, the Hemingway House complex includes an underground parking 
garage.  Parking spaces are available at a monthly rate of $90 to $100.  

 
 
   Site Improvements: The Property includes a +/-9,000 square foot concrete open plaza/outdoor 

space.  The space includes concrete planters.  This space is not 
secured/fenced.  The northwest corner of the site has a partially enclosed 
trash area.  
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Use and Design of the Subject Property, If Approved 
 
If approved, the proposed Pre-Kindergarten School will occupy the entire  +/-45-year-old, two-story 
commercial building at 1840 N. Clark Street, Chicago, Illinois.  The Pre-Kindergarten School will be 
known as Clark Street Early Childhood Center.  
 
The CBOE proposes to lease this +/-17,808 square foot building because there is insufficient space 
in the surrounding neighborhood’s CPS’s elementary schools to house Pre- Kindergarten Schools 
and because this densely populated community has a need for Pre- Kindergarten education 
opportunities.  A Pre- Kindergarten School at this location will provide a publicly funded educational 
program to the community. The proposed Pre- Kindergarten School will be affiliated with the CPS 
elementary schools in the neighborhood. 
 
The building will receive significant (+/-$5.2 million) renovations prior to the Pre-Kindergarten School 
opening.  The proposed First Floor Plan prepared by Wallin Gomez Architect Ltd. (see following 
page) indicates this floor will be divided into a main entrance/reception area (east elevation); 5 
classrooms, each with a washroom, work area sinks, and storage area; a multi-purpose room; a 
main office; accessory office; a faculty breakroom; a food prep room, three additional washrooms; 
janitor room, mechanical closets, and a few additional storage areas.   
 
The proposed Second Floor Plan (see following page) indicates this floor will be divided into 5 
classrooms, each with a washroom, work area sinks, and storage area; a small group meeting 
room; an additional washroom; mechanical closets; janitor room; and, a few additional storage 
areas.  It is noted that the center of the floor plate is closed off, not useable space.  This space 
relates to the in-ground pool located on the roof and used by the residents of the adjacent 
condominium building, the Hemingway House.    
 
The Pre-Kindergarten School includes two interior stairwells one along the building’s east elevation 
and one at the northwest corner of the building.  The space also has an elevator that is located 
adjacent to the main reception area along the east elevation’s main entrance.   
 
Build-out will include new painted partitioning, new ceilings and flooring, and new plumbing and 
electrical as designed. The building’s HVAC system will be replaced with a new efficient system.  
 
New handrails will be added to the staircases, new cabinets and countertops will be added, new life-
safety systems will be installed; and, the windows will be reglazed as needed.  The building’s floor 
to ceiling windows will allow significant natural light into the classrooms and hallways. 
 
In addition, new door systems will be installed that will meet modern security standards. 
 
A new, +/-1,800 square foot soft surface play area will be designated within the Property’s plaza 
area, along the east elevation of the building.  The concrete area will have a rubber cover and 4-
foot-high ornamental fencing with a 3-foot gate will be installed to secure the area.  
 
The exterior plaza surrounding the building will be appropriately landscaped, trees to the parkway 
surrounding the building will be added, repairs to the damaged concrete sidewalks along the 
parkway will be made, walkways will be added where necessary, and signage will be added to the 
facade along the east elevation of the building (Clark Street).   
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Use and Design of the Subject Property, If Approved 
First Floor Plan 
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Use and Design of the Subject Property, If Approved 
Second Floor Plan 
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Use of the Subject Property, If Approved (continued) 
 
The proposed Pre- Kindergarten School will operate from 7:30 a.m. to 4:00 p.m., will have 28 staff 
members and serve a total of approximately 200 students from the area.  If approved, the school will 
open for the 2021/2022 school year (Fall of 2021).  
 
The Subject Property has two on-site bike racks that allow for 8 bike spaces, exceeding the required 
4 spaces.  The Property has no on-site parking for automobiles.  However, if approved, ten spaces 
will be reserved for the school’s use in the adjacent underground, parking garage.  The garage can 
be accessed from a curb-cut on Clark Street, immediately north of the proposed school.  
 
 
Road and Traffic 
 
The surrounding properties consist of commercial and residential uses.  Clark Street, Lincoln 
Avenue and Wells Street, where the Subject Property is located, are commercial thoroughfares in 
the area.   
 
Clark Street, Lincoln Avenue and Wells Street have speed restrictions and traffic controls.  The 
intersection of Clark Street and Lincoln Avenue is controlled by a lighted traffic signal. The 
intersection of Wells Street and Lincoln Avenue is controlled by a lighted traffic signal.  These traffic 
stop requirements and speed slowing measures assist in slowing traffic around the Subject 
Property.  In addition, the traffic signals have pedestrian signals with countdown timers that assist in 
pedestrian safety.  
 
If the Pre-Kindergarten School is approved, and subject to CDOT approval, plans call for a student 
drop-off/pick-up zone to be installed on the east side of Lincoln Avenue along the property’s west 
elevation. This will allow a pick-up/loading area in front of the building’s Lincoln Avenue entrance.  
Parking restrictions on school days will be put in place during morning drop off (7:30 am to 9:00 am) 
and afternoon pick up times (2:00 am to 4:00 pm). 
 
The restricted area will cover approximately 200 feet along Lincoln Avenue, between the Wells 
Street/Lincoln Avenue intersection and the public alley abutting the properties north property line.  
The Grewal Hamilton Associates Traffic Study (see below) indicates this area can accommodate 
stacking for 10 vehicles.   
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Use of the Subject Property, If Approved (continued) 
 
If the proposed Pre-Kindergarten School is approved, and subject to CDOT approval, school 
signage will be installed on Clark Street and Lincoln Avenue approaching and departing the school 
area.  School crossing signage will also be installed on Clark Street and Lincoln Avenue.  The 
CBOE will work with CDOT to install necessary and appropriate signage to assure safe conditions 
for students, staff and pedestrians.   
 
A Traffic and Parking Impact Study was performed by Gewalt Hamilton Associates (GHA).  The 
Subject Property, the proposed use, and surrounding streets were studied.  Existing and future 
conditions in the study area were analyzed and evaluated with respect to traffic operations and the 
impact of the planned Pre-Kindergarten development.  The Study included a capacity analysis.  The 
capacity analysis results indicate that the increase in projected site-generated traffic that would be 
associated with the proposed school has little effect upon the operations of the area roadway 
network.  
 
The study further concluded: 1) that all study intersections and approaches are anticipated to 
operate at acceptable levels of service; 2) the site is well served by alternative travel modes, 
including walking and public transportation; 3) there is ample on-street capacity to accommodate a 
designated loading zone adjacent to the school, along with overflow demand for parents that park 
and walk their kids for drop-off/pick-up activities; and, 4) the proposed Pre-Kindergarten School 
would have minimal impact on intersection operations (delay and/or queuing). 
 
This Impact Study assumes the “no-parking” and “pick-off/drop-off/loading” areas designated for the 
Pre-Kindergarten School will be in accordance with approvals by the City of Chicago.  These 
requirements will be met once the Pre- Kindergarten School is approved for this location.  
 
In conclusion, once renovations are completed, the property will provide a safe and appropriate 
environment for the Pre-Kindergarten students, teachers and visitors.  The above noted features 
help to support safety for vehicles and pedestrians in the area.  
 
 
. 
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SUBJECT PHOTOGRAPHS – (Photos Taken February 2, 2021) 
 

 
Proposed Pre-Kindergarten School Location  

East Elevation along Clark Street  
Looking North (29 story Hemingway House in Background) 

 

 
Proposed Pre-Kindergarten School Location  

East Elevation along Clark Street  
Looking Southwest (14 story Hotel Lincoln in Background) 
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SUBJECT PHOTOGRAPHS – (Photos Taken February 2, 2021) 
 

 
Proposed Pre-Kindergarten School Location  

West Elevation along Lincoln Avenue 
Looking Northeast (29 story Hemingway House in Background) 

 
 

 

 
Proposed Pre-Kindergarten School (West Elevation) 

East Side of Lincoln Avenue, Looking Southeast 
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ADJACENT AND SURROUNDING PROPERTIES 
 

 
Adjacent Parking Garage 

Subject Property on Left, 29 Story Hemingway House on Right  
 
 

 
29 Story Hemingway House, +/-280 Unit Condo Building 

North of Subject Property  
Looking North on Clark Street 
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ADJACENT AND SURROUNDING PROPERTIES 
 

 
HOTEL LINCOLN 

SOUTHWEST CORNER OF LINCOLN AVENUE AND CLARK STREET 
IMMEDIATELY SOUTH OF SUBJECT PROPERTY  

 

 
LINCOLN PARK, EAST SIDE OF CLARK STREET (DIRECTLY EAST OF THE SUBJECT PROPERTY)  

LOOKING NORTHEAST FROM INTERSECTION OF CLARK STREET AND LINCOLN AVENUE. 
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ADJACENT AND SURROUNDING PROPERTIES 
 

 
ROW HOUSES ALONG THE WEST SIDE OF LINCOLN AVENUE  

IMMEDIATELY WEST OF SUBJECT PROPERTY  
 

 
ROW HOUSES ALONG THE EAST SIDE OF LINCOLN AVENUE (AND TRAFFIC CONTROL SIGNAGE) 

IMMEDIATELY NORTHWEST OF SUBJECT PROPERTY  
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IMPACT ON SURROUNDING PROPERTIES 
 

The objective of this study is to: 
 

1) Analyze the possible impact from granting a Variation in the nature of a Special Use which 
would allow a Pre-Kindergarten School at 1840 N. Clark Street; and,  

2) Determine if the granting variations in the nature of the Special Uses will cause substantial 
injury in the value to other property in the neighborhood. 

 
The Subject site is zoned B3-5; Community Shopping District.  Property uses in the general area 
include residential uses, mixed-uses (commercial with residences above the ground floor), and 
modest sized commercial uses.   
 
The streets surrounding the Subject Property are densely developed with no vacant land available 
for development.  The area is improved with single family, low-rise and high-rise multi-family uses, 
mixed uses and a hotel.  Lincoln Park is located directly east of the Subject Property, on the east 
side of Clark Street.  Properties generally range from 10 to +/-100 years in age and most are well 
maintained.  Commercial properties in the area have historically reflected strong occupancy and 
demand, however, currently, the area reflects a modest level of commercial vacancies, likely tied to 
the effects of the pandemic.  
 
As part of this study, a driving tour of the Subject Property’s immediate neighborhood was 
performed.  I have also examined commercial type properties within the subject’s general area 
which operate as Pre-Kindergarten Schools.  These properties are located within commercial zoned 
districts.   
 
The research indicated that there are a number of pre-school and Pre-Kindergarten Schools located 
within commercial buildings zoned for commercial use in Subject’s market area.  These areas 
include Lincoln Park, as well as the adjacent community of Lake View.  These schools are located 
on area commercial thoroughfares.  Vacancy rates, property values, including rental rates and 
recent sales, were analyzed to assist in determining if the operation of Pre-Kindergarten Schools 
have a negative impact on surrounding property values.   
 
The following Schools represent a sample of properties reviewed.  All of these facilities are located 
in a commercial zoned district, similar to the location of the proposed Pre-Kindergarten School and 
are located less than 2 miles from Subject Property. 
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No. 1  1127 and 1135 W. Armitage Avenue 
 
This property is comprised of 2, two-story, non-contiguous commercial buildings located on the 
south side of Armitage Avenue, between Clifton Avenue and Seminary Avenue. A School 
occupies both buildings or approximately 15,970 square feet.  The property is located 
approximately 1.1 miles northwest of the Subject Property in the Lincoln Park Community. 
 
The buildings are occupied by The Goddard School of Lincoln Park, an early education school 
facility (toddlers through Pre-K).  The school is a private, tuition-based facility.  The school has 
two out-door play areas at the rear of the 1135 building.  A school representative indicated there 
is a waiting list for Pre-K spots at the school. The school operates from Monday through Friday 
7:00 a.m. to 6:30 p.m. and serves children from the area.  The property does not have one-site 
parking.  Parking is restricted along the east side of Armitage Avenue, in front of the building.  
Loading zones (15 minute) are established along the frontage of each building during school 
hours.   
 
The site is zoned B3-2, Community Shopping District.  The B3-2, Community Shopping District 
permits a daycare facility by right, however, schools and Pre-K-school uses require a Special 
Use.  
 
The surrounding area is comprised of commercial buildings, mixed-use buildings and multi-
family buildings.  Tenants include: a boutique, hair salon, coffee shop, wine shop and design 
studio. Small multi-family residences and single-family residences are located to the north and 
south.  Vacancy in the area appears low.  A review of sales and rental activity in this vicinity 
indicates this property has not had a detrimental effect on property values.   
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No. 2  2850 N. Lincoln Avenue 
 
This property is comprised of a two-story, +/-18,260 square foot, 5-year-old building located on 
the southwest side of Lincoln Avenue, between George Street and Diversey Parkway.  The 
property is located approximately 1.8 miles northwest of the Subject Property in the Lake View 
Community. 
 
The building is occupied by The Gardner School of Lincoln Park, a day care and early education 
school (pre-school, Pre-K and Kindergarten) facility.  A school representative indicated there is 
typically a waiting list for Pre-K spots at the school. The school operates from Monday through 
Friday 7:00 a.m. to 6:00 p.m. and serves children from the area.  The property has parking for 2 
vehicles in a garage located on the ground floor of the rear of the building.  Parking is restricted 
along the southwest side of Lincoln Avenue, in front of the building.  Loading zones (15 minute) 
are established from 7:00 am to 6:00 pm, along the frontage of the building.   
 
The site is zoned C1-2, Neighborhood Commercial District.  The C1-2 Neighborhood 
Commercial District permits a daycare facility by right, however, schools and Pre-K-school uses 
require a Special Use.  
 
The surrounding area is comprised of commercial buildings, mixed-use buildings and multi-
family buildings. Tenants include a restaurant, Bright Horizons Early Education, dental office, 
medical office, cooking school and a tavern. Multi-family residences and a modest number of 
single-family residences are located to the east and west. Vacancy in the area appears low.  A 
review of sales and rental activity in this vicinity indicates this property has not had a detrimental 
effect on property values.   
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No. 3 538 W Diversey Parkway 
 

This property is comprised of a one-story, +/-15,000 square foot (with partial basement) newly 
renovated commercial building located at the northwest corner of Diversey Parkway and 
Cambridge Avenue.  The property is located approximately 1.2 miles northwest of the Subject 
Property in the Lake View Community. 
 
The building is occupied by Everbrook Academy, a Pre-Kindergarten School. The facility also 
offers infant and toddler care and pre-school classes. The school is a private, tuition-based 
facility that serves up to 100 students.  The school has an +/-1,500 square foot interior court 
yard that serves as a play area. The school operates from Monday through Friday 7:30 a.m. to 
5:30 p.m. and serves children from the area.  The property does not have one-site parking.  
Parking is restricted (loading zone) during school hours.  
 
The site is zoned B3-5, Community Shopping District.  The B3-5, Community Shopping District 
permits a daycare facility by right, however, schools and Pre-K-school uses require a Special 
Use.  
 
The surrounding area is comprised of large and small multi-family and mixed-use building 
ranging in age from newly constructed to +100 years.  Tenants in the area include: a hair salon, 
a dental office, restaurants and an AT&T store.  Mid-size and large multi-family residences are 
located to the north and south.  Vacancy in the area appears low.  A review of sales and rental 
activity in this vicinity 
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No. 4  2350 N. Clark Street 
 
This property is comprised of a one and part three-story, mixed-use building containing 
approximately 22,000 square feet.  The property is located on the east side of Clark Street 
between Fullerton Parkway and Belden Avenue. The property is located approximately 0.7-mile 
northwest of the Subject Property in the Lincoln Park Community. 
 
The ground floor of the building is occupied by L&L Academy and Pre-School.  The facility offers 
pre-school, pre-Kindergarten, Kindergarten classes.  L&L also has an infant and toddler care 
and pre-school facility at a different Lincoln Park location. The school is a private, tuition-based 
facility.  The school operates from Monday through Friday 7:30 a.m. to 6:00 p.m. and serves 
children from the area.  The property does not have one-site parking.  Parking is restricted along 
the west side of Clark Street, in front of the building.  A loading zone (15 minute) is established 
from 7:30 am to 6:00 pm, along the frontage of the building. 
 
The site is zoned B1-3, Neighborhood Shopping District.  The B1-3, Neighborhood Shopping 
District, requires a Special Use for a School/Pre-K-school use.  
 
The surrounding area is comprised of commercial buildings, including national clothing retailers, 
a dry cleaner, liquor story, grocery store and a restaurant.  There are also a number of mixed-
use buildings on Clark Street.  A CTA Bus line runs along Clark Street. Multi-family residences 
and a modest number of single-family residences are located to the east and west. Occupancy 
in the area appears strong.  A review of sales and rental activity in this vicinity indicates this 
property has not had a detrimental effect on property values.   
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No. 5  2301 N. Clark Street 
 
This property, known as Belden Centre, is a seven-story, +/-110,000 square foot, mixed-use 
building located at the northeast corner of Clark Street and Belden Avenue.  The property is 
located approximately 1/2 mile north of the Subject Property in the Lincoln Park Community. 
 
A part of the ground floor and second floor is occupied by Guidepost Montessori, an early 
education school (preschool, Pre-K and Kindergarten) and daycare facility.  Guidepost opened 
in 2020 and occupies approximately 23,000 square feet of the building.  The facility is open from 
7:00 am to 6:30 pm, with typical school hours of 8:30 am to 3:00 pm.  The school is a private, 
tuition-based facility that serves children from the area.  The property has on-site parking 
available.  Parking is restricted along the north side of Belden Avenue.  A loading zone (15 
minute) is established from 8:00 am to 8:00 pm, along the frontage of the building. 

 
The site is zoned PD 458, which has an underlying zoning of B3-3, Community Shopping 
District.  The B3-3, Community Shopping District permits a daycare facility by right, however, 
schools and Pre-school uses require a Special Use.  The Guidepost Montessori replaced an 
early childhood education facility at this location.   
 
The surrounding area is comprised of mixed-use buildings, a public storage building, and 
Francis Parker School.  Commercial tenants in the area include Dunkin Donuts, 7-Eleven, a hair 
and nail salon, eye doctor and a restaurant. CTA Bus lines run on Clark Street.  Multi-family 
residences and single-family residences are located to the east and west. Vacancy in the area 
appears low.  Lincoln Park is located two blocks to the east.  A review of sales and rental 
activity in this vicinity indicates this property has not had a detrimental effect on property values.   
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No. 6 1932 N. Clark Street 
 

This property is comprised of a seven and part nine-story, mixed-use building, known as Park 
View. The building is located on the west side of Clark Street between Armitage Avenue and 
Wisconsin Street. The property is located within 2 blocks of the Subject Property in the Lincoln 
Park Community. 
 
The ground floor of the building is occupied by Sonnets Academy.  The facility offers pre-school, 
pre-Kindergarten classes as well as infant and toddler care.  The school is a private, tuition-
based facility.  The school operates from Monday through Friday 7:00 a.m. to 6:30 p.m. and 
serves children from the area.  The property does not have one-site parking.  Parking is 
restricted along the west side of Clark Street, in front of the building.  A loading zone (15 minute) 
is established from 8:00 am to 4:30 pm, along the frontage of the building. 
 
The site is zoned B3-5, Community Shopping District.  The B3-5, Community Shopping District, 
requires a Special Use for a School/Pre-K-school use.  
 
The surrounding area is comprised of multi-family buildings, town homes and mixed-use 
properties. Lincoln Park is located directly east, on the east side of Clark Street. CTA Bus lines 
run on Clark Street.  Small multi-family residences, townhomes and single-family residences are 
located to the west. Occupancy in the area appears strong.  A review of sales and rental activity 
in this vicinity indicates this property has not had a detrimental effect 
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Summary  

Overall, all of the Pre-Kindergarten Schools are located on area thoroughfares within the Subject’s 
area.  In my opinion, these properties each serve a use similar to the proposed use for the Subject 
Property, a Pre-Kindergarten School.  
 
The six properties are located within commercial zoned districts similar to the subject property.  The 
properties are all located less than 2 miles from the Subject Property, in densely developed and 
populated areas.  From available information, the Schools are operating at or near capacity, 
reflecting the demand for early educational facilities in the area.   
 
The immediate area and communities surrounding the Subject Property are densely developed and 
populated.  There is demand for quality, tuition free and affordable education and this demand is 
expected to continue.  The City of Chicago has determined that universal pre-kindergarten is 
necessary to properly educate children and is working to meet this continued need.  The proposed 
Pre-Kindergarten School will occupy a building, formerly used by a single tenant office user that has 
been vacant for almost two years.  In my opinion, the proposed Pre-Kindergarten School will help 
alleviate the continued strong demand for quality education in the area.   
 
Based on an analysis of the neighborhood and overall community, and a review of similar preschool 
and Pre-Kindergarten educational facilities, it is my opinion that none of these schools have a 
detrimental effect on property values in their surrounding neighborhoods.  Rather, these facilities are 
consistent with surrounding properties and not only provide stability to the property and 
neighborhood, because it provides: income to the property owner, low vacancy at the property; and, 
adds to the area’s real estate tax base; but aides in solidifying the overall neighborhood because it 
provides much needed educational programs to these densely populated areas.     
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Standards for a Special Use 
 
According to 17-13-0905 General Criteria of the City of Chicago Zoning Ordinance,  
 

Except as otherwise expressly provided in this Zoning Ordinance, no special use application 
may be approved unless the Zoning Board of Appeals finds that the proposed use in its 
proposed location meets all of the following criteria:  

 
1) Complies with all applicable standards of this Zoning Ordinance.  
 

A Pre-Kindergarten School is permitted as a Special Use under the subject’s B3-5 District 
zoning designation. The property, as proposed, appears to comply with the applicable 
standards. 

 
 

2) Is in the interest of the public convenience and will not have a significant adverse impact 
on the general welfare of the neighborhood or community. 

 

The Lincoln Park Community is a mature, densely developed and populated, residential 
neighborhood. Although the area has tuition based/private Pre-Kindergarten schools, the 
subject’s neighborhood has a need for tuition free, publicly funded Pre-Kindergarten 
education opportunities.   

 

The City has determined that universal Pre-Kindergarten is necessary to properly educate 
children and is in the process of providing the required classroom space throughout the 
City to meet this need.  There is strong demand for kindergarten enrollment at Lincoln 
Park area schools. As a result, the City does not have the adequate space to house its 
Pre-Kindergarten program within area schools.  The proposed Pre-Kindergarten School at 
1840 N. Clark Street will help to relieve this area’s demand for tuition free, publicly funded 
Pre-kindergarten opportunities.   

 

The proposed Pre-Kindergarten School will not have an adverse impact on the general 
welfare of the neighborhood; rather, it will have a positive impact, providing a needed 
education service to the area.  
 

 The proposed Pre-Kindergarten School will be located in a building that has been vacant 
for almost two years.  If approved, the building will be renovated/upgraded, adding to the 
value of the property and benefiting the immediate area.  The proposed Pre-Kindergarten 
School’s occupancy within a vacant building will help to stabilize market occupancy.  

 

 Use of the property located at 1840 N. Clark Street as a Pre-Kindergarten School will not 
impede development or investment in the area.  Property values are commonly linked 
with the availability and quality of education in the area.  My study of the subject’s market 
and other community/neighborhood markets has indicated that the presence of 
appropriately located Pre-Kindergarten Schools does not have any adverse impact on 
value or on the general welfare of the neighborhood or community.   
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Standards for a Special Use (continued) 
 

3) Is compatible with the character of the surrounding area in terms of site planning and building 
scale and project design. 

 
The proposed Pre-Kindergarten School will be located within an existing, two-story, 17,808 
square foot, +/-45-year-old single tenant commercial building.  Surrounding properties consist 
of residential uses, a few mixed uses, a hotel and Lincoln Park.  More intense commercial 
uses are found to the southwest on Wells Street and along North Avenue to the south.  
 
Buildings immediately surrounding the property range in age from +/-20 years to +80 years 
and in height from two and three-story row houses to a 29-story residential building 
(Hemingway House).  The Subject Property is located adjacent to Hemingway House and is 
part of the Hemingway development.   

 
No new structure is contemplated for the Pre-Kindergarten School space.  However, as 
needed, windows will be reglazed along the building’s elevations.  New entrance doors will be 
added to the building which will enhance the safety of the school’s students, staff and visitors.  
A new, secured play lot will be established along the building’s east elevation.  All design 
changes and associated work, will be performed in accordance with all City requirements and 
regulations.   
 
A large majority of area commercial and mixed-use buildings do not have on-site parking. The 
Subject Property, will be assigned 10 parking spaces in the adjacent, secured parking garage 
that is accessed from Clark Street.  The property currently includes two bike parking racks 
which accommodate a minimum of four bikes each.  The current bike space availability 
exceeds bike parking requirements.  

 
The location and design of the Pre-Kindergarten School in this existing, single tenant 
commercial building is compatible with the surrounding area in scale and design.  

 
4) Is compatible with the character of the surrounding area in terms of operating characteristics, 

such as hours of operation, outdoor lighting, noise, and traffic generation. 
 
 The use of the site is compatible with the character of the surrounding area in terms of 

operating characteristics, such as hours of operation, outdoor lighting, noise, and traffic 
generation.  The property, as proposed, provides off-street parking, has appropriate exterior 
lighting, and has an area for pick-up/drop-off/loading designed in accordance with all City 
requirements and regulations.  

 
 The proposed Pre-Kindergarten School will operate between 7:30 a.m. to 4:00 p.m.., Monday 

through Friday.  Improvements surrounding the Subject Property include a hotel, which 
operates 24/7 and +/-280-unit, high-rise residential building. The activity in these buildings, 
and other developments within blocks of the Subject Property have longer operating hours 
than the proposed Pre-Kindergarten.    
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Standards for a Special Use (continued) 
 
Standard 4 (continued) 

 
I have reviewed a Traffic and Parking Impact Study relating to the existing building located at 
1840 N. Clark Street being occupied and operated as a Pre-Kindergarten School.  This report 
was performed by GHA and dated February 12, 2021.   

 
The Study concluded: 1) that the increase in projected site-generated traffic that would be 
associated with the proposed school has little effect upon the operations of the area roadway 
network; 2) that all study intersections and approaches are anticipated to operate at 
acceptable levels of service; 3) the site is well served by alternative travel modes, including 
walking and public transportation; 4) there is ample on-street capacity to accommodate a 
designated loading zone adjacent to the school, along with overflow demand for parents that 
park and walk their kids for drop-off/pick-up activities; and, 5) the proposed Pre-Kindergarten 
School would have minimal impact on intersection operations (delay and/or queuing). 

 
If the Pre-Kindergarten School is approved, and subject to CDOT approval, plans call for a 
student drop off zone to be installed on the east side of Lincoln Avenue. This will allow a drop-
off/pick-up/loading area in front of the building’s Lincoln Avenue entrance.  Parking restrictions 
on school days will be put in place during morning drop off and afternoon pick up times.  The 
restricted area will cover approximately 200 feet along Lincoln Avenue in front of the school.    
 
If the proposed Pre-Kindergarten School is approved, and subject to CDOT approval, school 
crossing signage will be installed on Lincoln Avenue and Clark Street approaching and 
departing the school area.   

 
In addition, if approved, 10 parking spaces in the adjacent parking garage will be assigned to 
the staff of the School and will alleviate on-street parking.  

 
 In conclusion, it is my opinion that the proposed Pre-Kindergarten School’s operation, 

including its hours, lighting, noise and traffic generation are consistent with the character of 
the other business uses in the area.  

 
 

5) Is designed to promote pedestrian safety and comfort. 
 

 The Pre-Kindergarten School is proposed to be located within an existing commercial 
building, which has been designed in accordance with all codes and regulations, thereby 
ensuring pedestrian safety and comfort.  The property will meet the City of Chicago’s on-site 
parking requirement with 10 assigned parking spaces in the adjacent parking garage.  Access 
to the parking garage is appropriately designated, allowing safe ingress and egress of 
vehicles and crossing by pedestrians. The property also includes at least eight, on-site bicycle 
parking spaces.    



Page-38 - 

KMD Valuation Group, LLC 
 

Standards for a Special Use (continued) 
 
 

Standard 5 (continued) 
 

 The streets surrounding the Subject Property have traffic stop requirements that will assist in 
slowing traffic in the area.  Traffic on Clark Street, Lincoln Avenue and Wells Street have 
speed restrictions and traffic controls.  The two intersections surrounding the Subject 
Property, Lincoln Avenue and Clark Street, and, Lincoln Avenue and Wells Street, are 
controlled by a lighted traffic signal. The other streets in the immediate area, Wisconsin Street 
and Lincoln Park West, are secondary/residential streets.  The intersections of Lincoln 
Avenue, Lincoln Park West and Wisconsin Street is controlled by a lighted traffic signal and 
the intersection of Wisconsin Street and Clark Street is controlled by a stop sign.  These traffic 
stop requirements and speed slowing measures assist in slowing traffic on Lincoln Avenue 
and Clark Street. 

 
If the Pre-Kindergarten School is approved and subject to CDOT approval, plans call for a 
student drop-off/pick-up zone to be installed on the east side of Lincoln Avenue. This will 
allow a drop-off/pick-up/loading area in front of the building’s Lincoln Avenue entrance.  The 
restricted area will cover approximately 200 feet along Lincoln Avenue in front of the school.  
Parking restrictions on school days will be put in place during morning drop off and afternoon 
pick up times along the east side of Lincoln Avenue.   

 
If the proposed Pre-Kindergarten School is approved, and subject to CDOT approval, school 
signage will be installed on Lincoln Avenue and Clark Street, approaching and departing the 
school area.  School crossing signage would be installed on Lincoln Avenue and Clark Street.  
The CBOE will work with CDOT to install necessary and appropriate signage to assure safe 
conditions for students, staff and pedestrians.   

 
 The streets that surround the Property have traffic signals that control traffic in this area and 

the property will have designated loading/pick-up zones for students.  These features provide 
safety to pedestrians along the public ways.  The Property has appropriate lighting and 
landscaping, overall enhancing pedestrian and surrounding residents’ comfort and safety.   

 

 In conclusion, the Property as proposed, provides a safe and appropriate environment for the 
Pre-Kindergarten students, teachers, visitors and area pedestrians.  As proposed, the 
Property is designed to promote pedestrian safety and comfort. 

 
 
 

Conclusion 
In my opinion, the proposed Pre-Kindergarten School 1) complies with applicable standards of the 
Zoning Ordinance; 2) serves the interest of the public convenience and will not have a significant 
adverse impact on the general welfare of the neighborhood; 3) is compatible with the surrounding 
area, and 4) promotes pedestrian safety and comfort.   
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CERTIFICATION 
 
I certify that, to the best of my knowledge and belief: 
 
 The statements of fact contained in this report are true and correct. 
 The reported analyses, opinions and conclusions presented in this report are limited only by 

those assumptions and limiting conditions discussed in this report, and that they are my 
personal, unbiased professional analyses, opinions and conclusions. 

 I have no present or prospective interest in the property that is the subject of this report, and 
no personal interest with respect to the parties involved. 

 I have no bias with respect to the property that is the subject of this report to the parties 
involved.  

 My engagement in this assignment was not contingent upon developing or reporting 
predetermined results.  

 My compensation is not contingent upon reporting a predetermined conclusion or any 
direction that favors the cause of the client, the attainment of a stipulated result, or the 
occurrence of a subsequent event directly related to the intended use of this appraisal.  

 My analyses, opinions and conclusions were developed, and this report has been prepared 
in conformity with the Uniform Standards of Professional Appraisal Practice (USPAP). 

 Kathleen Dart has made exterior observations of the property that is the subject of this 
report.  

 No one provided significant professional assistance to the person signing this certification. 
 I have performed no services, as an appraiser or in any other capacity, regarding the 

property that is the subject of this report within the three-year period immediately preceding 
acceptance of this assignment.  

 As of the date of this report, Kathleen Dart has completed the requirements of the 
continuing education program of the Appraisal Institute. 

 
 

 
Kathleen M. Dart, MAI   
State Certified General Real Estate Appraiser   
License #553-001316          Expires: 09/30/2021   
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Qualifications of Kathleen M. Dart, MAI  
 

Designations 
MAI, Appraisal Institute 

 
Real Estate Licenses 

Certified General Real Estate Appraiser for the State of Illinois  
 
Education 
 

 University of Illinois, Champaign, Illinois 
 Bachelor of Arts 
 Major: Economics 
 

 University of Illinois, Chicago, Illinois 
 College of Business Administration 
 Certificate of Business Administration 
Real Estate Courses Include 

 
Appraisal Institute Course, Standards of Professional Practice, Parts A, B & C 
Appraisal Institute Course, Appraisal Principles (1A-1) 
Appraisal Institute Course, Appraisal Procedures (1A, 2) 
Appraisal Institute Course, Basic Income Capitalization (1BA) 
Appraisal Institute Course, Advanced Income Capitalization (1BB) 
Appraisal Institute Course, Case Studies in Real Estate Valuation (2-1) 
Appraisal Institute Course, Report Writing and Valuation Analysis (2-2) 
 
University of Illinois, Real Estate Finance 
University of Illinois, Residential Valuation 
University of Illinois, Valuation of Real Estate 

 
I have completed several education courses and attended various seminars sponsored by the 
Appraisal Institute over the past 20 years.  The Appraisal Institute conducts a program of 
continuing education for its designated members.  MAI’s who meet the standards of this program 
are awarded periodic education certification. I am currently certified under this program.   
 
Professional Affiliations 
 
 Illinois Coalition of Appraisal Professionals 

Appraisal Institute 
 

Expert Testimony 
 Circuit Court of Cook County 
 Circuit Court of Lake County 

State of Illinois Property Tax Appeal Board 
City of Chicago Zoning Board of Appeals 
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Qualifications of Kathleen M. Dart, MAI (continued)  
Professional Experience 
 

2007-Present KMD Valuation Group, LLC., Chicago, IL 
 

2003-2007  Midwest Appraisal Company, Inc., Chicago, IL 
 

2001-2003  Real Estate Research Corporation, Chicago, IL 
 

1992-2001  Real Estate Analysis Corporation, Chicago, IL 
 

1983-1992  Cook County Assessor’s Office, Chicago, IL 
 

Assignments include: 
• Loan Underwriting:  Prepared appraisals on several existing and proposed developments 

in the Metropolitan area for large and small financial institutions.   
• Litigation: Prepared appraisals for condemnation and client/partnership disputes. 
• Highest and Best Use Analysis:  Prepared appraisal reports analyzing the highest and best 

use of obsolete properties in re-gentrifying areas. 
• Market Studies and Impact Studies: Prepared consulting reports which analyzed market 

value and zoning impact on property’s subject to variations and special uses.  Prepared 
market rent studies for both landlords and lessees for use in lease negotiations.  

• Review Appraisal:  Prepared review appraisals, as defined by USPAP. 
• Leased Fee and Fee Simple Market Value Appraisal Reports for portfolio management, 

mortgage financing, condemnation, estate planning, acquisition and disposition, and 
property tax litigation.  

 

Representative Appraisal Assignments 
River View II, Proposed 150 unit Condominium Development, Chicago, Illinois 
EAB Plaza, +1 million square foot Office Building, Uniondale, New York 
Chevy Chase Pavilion, Mixed Use Development, Washington, DC. 
EDS Headquarters, Office Building, Auburn Hills, Michigan 
Chicago Athletic Club, 12 South Michigan Ave., Chicago, Illinois 
190 South LaSalle Street, 800,000 square foot Office Building, Chicago, Illinois 
Interstate 290 and Mannheim Road, Vacant Land, Hillside, Illinois 
1340 S. Michigan Avenue, Highest and Best Use Analysis, Chicago, Illinois 
55 East Monroe, +1,000,000 square foot Mixed Use Building, Chicago, Illinois 
Hampton Inn and Suites, 2825 Greenspoint Parkway, Hoffman Estates, Illinois 
191st and Crescent, Proposed Office Building, Mokena, Illinois 
143rd and Bell Road, 10 acres Commercial Land, Homer Glen, Illinois 
Uptown Theater, Landmark Theater Building, Chicago, Illinois 

 Unincorporated Will County, Proposed 200 unit Condo/Townhome Development 
Barrington Hills, Unincorporated Cook County 20 acres, Cook County, Illinois 
167th & Kedzie Avenue, 27 acres of land, Hazel Crest, Illinois 
Rivercrest Shopping Center, 500,000 square foot Shopping Center, Crestwood, Illinois 
95 W. Algonquin, 137,000 square foot office building, Arlington Heights, Illinois 
152 acres of vacant land, Bourbonnais, Kankakee County, Illinois 
105th and Indianapolis Blvd, four building mixed use, Chicago, Illinois 
201 Division, 7.5 acres of land, Bensenville, Illinois 

 181 West Madison, 1,050,000 square foot office building, Chicago, Illinois 
 Annex of Arlington, 200,000 square foot shopping center, Arlington Heights, Illinois  
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