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Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the 

area provided on the original form.

This sheet, the Project Data sheet, and the representative photo will be sent to the Committee in advance as the Project Overview.

Project Name

Address	 City/State/ZIP

1. Give a brief overview of the project.

	

2. Why does the project merit the Rudy Bruner Award for Urban Excellence ? (You may wish to consider such factors as: effect on the urban environment; 
innovative or unique approaches to any aspect of project development; new and creative approaches to urban issues; design quality.)

PROJECT AT-A-GLANCE

daniel
Typewritten Text
Approximately 500 words.

daniel
Typewritten Text
Approximately 500 words.
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PROJECT DESCRIPTION
Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to the 
area provided on the original form.

1.  Describe the underlying values and goals of the project. What, if any, signifcant trade-offs were required to implement the project?

2.  Briefly describe the project’s urban context. How has the project impacted the local community? Who does the project serve? 
      How many people are served by the project?

daniel
Typewritten Text
Approximately 500 words.

daniel
Typewritten Text
Approximately 500 words.
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3. Describe the key elements of the development process, including community participation where appropriate.

5.  Is the project unique and/or does it address significant urban issues? Is the model adaptable to other urban settings?

PROJECT DESCRIPTION (CONT’D)

4. Describe the financing of the project. Please include all funding sources and square foot costs where applicable.

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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3.	Describe the project’s impact on your city. Please be as specific as possible.

4. Did this project result in new models of public/private partnerships? Are there aspects of this project that would be instructive to agencies like yours
	 in other cities?

  

5.	What do you consider to be the most and least successful aspects of this project?

PUBLIC AGENCY PERSPECTIVE (CONT’D)

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the  question to which it responds, and the length of each answer should be limited to 
the area provided on the original form.

This sheet is to be filled out by the person who took primary responsibility for project financing or is a representative of the group which did.

Name	 Title

Organization	 Telephone   (           )

Address	 City/State/ZIP

Fax   (           )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose 
whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials 
and to grant these rights and permissions.

Signature                                                                                                    	 Date

1. What role did you or your company play in the development of this project? Describe the scope of involvement.

2.	What trade-offs or compromises were required during the development of the project?

DEVELOPER PERSPECTIVE

mailto: ?subject=Rudy Bruner Award perspective sheet request form&body=download the Rudy Bruner Award electronic perspective form here http://www.brunerfoundation.org/rba/pdfs/2015/ps3.pdf
https://www.adobe.com/content/dam/Adobe/en/feature-details/acrobatpro/pdfs/signing-a-document-electronically.pdf
daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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3.	How was the project financed? What, if any, innovative means of financing were used? 

4.	What do you consider to be the most and least successful aspects of the project?	 	

DEVELOPER PERSPECTIVE (CONT’D)  

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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PROFESSIONAL CONSULTANT PERSPECTIVE
Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to 
the area provided on the original form.

This sheet is to be filled out by a professional who worked as a consultant on the project, providing design, planning, legal, or other services. Copies may be given 
to other professionals if desired.

Name	 Title

Organization	 Telephone   (          )

Address	 City/State/ZIP

Fax   (          )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever, 
the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials and to grant 
these rights and permissions.

Signature	 Date

1. What role did you or your organization play in the development of this project?

2.	 Describe the project’s impact on its community. Please be as specific as possible.

mailto: ?subject=Rudy Bruner Award perspective sheet request form&body=download the Rudy Bruner Award electronic perspective form here http://www.brunerfoundation.org/rba/pdfs/2015/ps4.pdf
https://www.adobe.com/content/dam/Adobe/en/feature-details/acrobatpro/pdfs/signing-a-document-electronically.pdf
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3. How might this project be instructive to others in your profession?

  

4.	What do you consider to be the most and least successful aspects of this project? 

PROFESSIONAL CONSULTANT PERSPECTIVE (CONT’D)

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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ARCHITECT OR DESIGNER PERSPECTIVE
Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the  question to which it responds, and the length of each answer should be limited to 

the area provided on the original form.

This sheet is to be filled out by a design professional who worked as a consultant on the project, providing design, planning, or other services. Copies may be 

given to other design professionals if desired.

Name	 Title

Organization	 Telephone   (          )

Address	 City/State/ZIP

Fax   (          )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever, 
the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials and to grant 
these rights and permissions.

Signature	 Date

1.	Describe the design concept of this project, including urban design considerations, choice of materials, scale, etc.

2.	 Describe the most important social and programmatic functions of the design.

mailto: ?subject=Rudy Bruner Award perspective sheet request form&body=download the Rudy Bruner Award electronic perspective form here http://www.brunerfoundation.org/rba/pdfs/2015/ps5.pdf
https://www.adobe.com/content/dam/Adobe/en/feature-details/acrobatpro/pdfs/signing-a-document-electronically.pdf
daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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3.	Describe the major challenges of designing this project and any design trade-offs or compromises required to complete the project.

4.	  Describe the ways in which the design relates to its urban context.

ARCHITECT OR DESIGNER PERSPECTIVE (CONT’D)

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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OTHER PERSPECTIVE
Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to 
the area provided on the original form.

Name	 Title

Organization	 Telephone   (          )

Address	 City/State/ZIP

Fax   (           )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever, 
the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials and to grant 
these rights and permissions.

Signature                                                                                                     	 Date

1. What role did you play in the development of this project?

2.	 Describe the impact that this project has had on the your community. Please be as specific as possible.

mailto: ?subject=Rudy Bruner Award perspective sheet request form&body=download the Rudy Bruner Award electronic perspective form here http://www.brunerfoundation.org/rba/pdfs/2015/ps6.pdf
https://www.adobe.com/content/dam/Adobe/en/feature-details/acrobatpro/pdfs/signing-a-document-electronically.pdf
daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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3.	What trade-offs and compromises were required during the development of the project? Did you participate in making them?

4.	What do you consider to be the the most and least successful aspects of this project? 

OTHER PERSPECTIVE (CONT’D)

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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OTHER PERSPECTIVE
Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to 
the area provided on the original form.

Name	 Title

Organization	 Telephone   (          )

Address	 City/State/ZIP

Fax   (           )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever, 
the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials and to grant 
these rights and permissions.

Signature                                                                                                     	 Date

1. What role did you play in the development of this project?

2.	 Describe the impact that this project has had on the your community. Please be as specific as possible.

mailto: ?subject=Rudy Bruner Award perspective sheet request form&body=download the Rudy Bruner Award electronic perspective form here http://www.brunerfoundation.org/rba/pdfs/2015/ps6.pdf
https://www.adobe.com/content/dam/Adobe/en/feature-details/acrobatpro/pdfs/signing-a-document-electronically.pdf
daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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3.	What trade-offs and compromises were required during the development of the project? Did you participate in making them?

4.	What do you consider to be the the most and least successful aspects of this project? 

OTHER PERSPECTIVE (CONT’D)
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Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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OTHER PERSPECTIVE
Please answer questions in space provided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 
answers are typed on a separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to 
the area provided on the original form.

Name	 Title

Organization	 Telephone   (          )

Address	 City/State/ZIP

Fax   (           )	 E-mail

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever, 
the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials and to grant 
these rights and permissions.

Signature                                                                                                     	 Date

1. What role did you play in the development of this project?

2.	 Describe the impact that this project has had on the your community. Please be as specific as possible.

mailto: ?subject=Rudy Bruner Award perspective sheet request form&body=download the Rudy Bruner Award electronic perspective form here http://www.brunerfoundation.org/rba/pdfs/2015/ps6.pdf
https://www.adobe.com/content/dam/Adobe/en/feature-details/acrobatpro/pdfs/signing-a-document-electronically.pdf
daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.
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3.	What trade-offs and compromises were required during the development of the project? Did you participate in making them?

4.	What do you consider to be the the most and least successful aspects of this project? 

OTHER PERSPECTIVE (CONT’D)

daniel
Typewritten Text
Approximately 400 words.

daniel
Typewritten Text
Approximately 400 words.



Harvest Commons Apartments: Relevant Project Dates

1930 The Union Park Hotel opens as an “apartment hotel” for workers new to Chicago in need of 

temporary housing.

1963�2003 Under new ownership and with a new name, the Viceroy Hotel steadily falls into serious decline.

2004 The Viceroy Hotel is closed and taken over by the City of Chicago.

2008 The City of Chicago releases a Request For Proposals for the purchase and development of 1519 

W. Warren Blvd.

2009 Heartland Housing and First Baptist Congregational Church are awarded the project and begin the 

work of transforming the building into permanent supportive and affordable housing.

2010 The City Council of Chicago designates the Union Park Hotel as a Chicago Landmark.

Illinois Historic Preservation Agency recommends eligibility to the National Register of Historic 

Places.

2012 Construction begins on the gut rehabilitation.

2013 Mayor Rahm Emanual celebrates the ribbon cutting of Harvest Commons Apartments as part of the 

Eisenhower Corridor “Neighborhoods Now" developments.

The first residents of Harvest Commons move into their new home.

Harvest Commons residents and community volunteers participate in the first planting of the urban 

farm.

Gracie’s Café opens as a social enterprise of St. Leonard's Ministries located on the ground floor and 

employing serveral residents of Harvest Commons.

2014 Heartland Human Care Services and Heartland Health Outreach host the first Winter Garden & 

Health Party at Harvest Commons.

The Near West Side neighborhood celebrates the sculpture dedication of the public art project for 

Harvest Commons by residents of St. Leonard’s Ministries Grace House, St. Andrew’s Court, and 

members of First Baptist Congregational Church, and facilitated by archi9treasures and artist Bernard 

Williams.

For creating a welcoming new presence in the neighborhood that supports growth in the rapidly 

changing community and preserves a legendary Chicago landmark, Landon Bone Baker Architects is 

named the 2014 winner of the First Place Richard H. Driehaus Award for Architectural Excellence in 

Community Design for Harvest Commons.

Awards

2014 • Vision Award Winner, ULI Chicago

• Chicago Landmark Award for Preservation Excellence

• American Institute of Architects–Illinois Crombie Taylor Honor Award

• Richard H. Driehaus, 1st Place Award for Architectural Excellence in Community Design

2013 • National Historic Preservation Advocacy Week, Preservation’s Best of 2013

• American Institute of Architects–Chicago Distinguished Building Award

• J. Timothy Anderson Award for Excellence in Historic Rehabilitation

• Affordable Housing Finance Readers’ Choice Award Winner 



© Wayne Cable Photography



© Landon Bone Baker Architects





© David Schalliol



© Landon Bone Baker Architects (left) Shane Welch Photography (right)



© Landon Bone Baker Architects (left) Shane Welch Photography (right)





© Wayne Cable Photography



© Shane Welch Photography



© Shane Welch Photography



© Shane Welch Photography



© Shane Welch Photography



© Shane Welch Photography



© Shane Welch Photography



© Wayne Cable Photography



© Leslie Schwartz Photography



© Leslie Schwartz Photography



© Shane Welch Photography



© Shane Welch Photography



© Landon Bone Baker Architects



© Landon Bone Baker Architects















































 E
N

T
E

R
P

R
IS

E
 C

O
M

M
U

N
IT

Y
 P

A
R

T
N

E
R

S
, 

IN
C

. 

A
m

er
ic

an
 C

it
y
 B

u
il

d
in

g
 

 1
0
2
2
7
 W

in
co

p
in

 C
ir

cl
e 


 C
o
lu

m
b
ia

, 
M

D
 2

1
0
4
4
 

 4
1
0
.9

6
4
.1

2
3
0
 

 w
w

w
.e

n
te

rp
ri

se
co

m
m

u
n
it

y
.o

rg
 

 
  F

eb
ru

ar
y
 2

, 
2

0
1

2
 

 H
u

m
e 

A
n

 

D
ir

ec
to

r 
o

f 
R

ea
l 

E
st

at
e 

D
e
v
el

o
p

m
e
n
t 

V
ic

er
o

y
 H

o
te

l 
L

im
it

ed
 P

ar
tn

er
sh

ip
 

2
0

8
 S

. 
L

aS
al

le
 B

lv
d

.,
 S

u
it

e 
1

8
1

8
 

C
h
ic

a
g
o

, 
IL

 6
0

6
0

4
 

(3
1

2
) 

6
6
0

-1
3

4
5
 

   D
ea

r 
H

u
m

e,
 

 Y
o

u
r 

p
ro

je
ct

, 
V

ic
er

o
y
 A

p
ar

tm
en

ts
, 

h
as

 b
ee

n
 s

e
le

ct
ed

 o
u
t 

o
f 

a 
p

o
o

l 
o

f 
G

re
en

 C
o

m
m

u
n

it
ie

s 
p

ro
je

ct
s 

to
 

u
n
d

er
g
o

 t
h
e 

E
n
te

rp
ri

se
 G

re
en

 C
o

m
m

u
n
it

ie
s’

 v
er

if
ic

at
io

n
 p

ro
to

co
l.

  
T

h
e 

v
er

if
ic

at
io

n
 p

ro
to

co
l 

is
 i

n
te

n
d

ed
 t

o
 

b
e 

an
 e

d
u
ca

ti
o

n
al

 p
ro

ce
ss

 f
o

r 
b

o
th

 t
h
e 

p
ro

je
ct

 t
ea

m
 a

n
d

 E
n

te
rp

ri
se

, 
an

d
 i

s 
a 

fr
ee

 p
ro

ce
ss

 w
it

h
 n

o
 c

o
st

 t
o

 t
h
e 

d
ev

el
o

p
er

 o
r 

p
ro

je
ct

 t
ea

m
. 

 I
 a

m
 a

tt
ac

h
in

g
 a

 d
o

cu
m

en
t 

th
at

 p
ro

v
id

es
 a

d
d

it
io

n
al

 i
n

fo
rm

at
io

n
 o

n
 t

h
e 

p
ro

ce
ss

. 

 W
e 

ar
e 

p
ai

ri
n
g
 y

o
u
 w

it
h
 E

d
 V

o
n
T

h
o

m
a
, 

a 
th

ir
d

 p
ar

ty
 c

o
n
su

lt
an

t 
fr

o
m

 o
u
r 

T
ec

h
n
ic

al
 A

ss
is

ta
n
ce

 P
ro

v
id

er
 

N
et

w
o

rk
 t

h
at

 i
s 

lo
ca

te
d

 i
n
 y

o
u

r 
re

g
io

n
. 

T
h
e 

T
ec

h
n
ic

al
 A

ss
is

ta
n
ce

 P
ro

v
id

er
 N

et
w

o
rk

 i
s 

a 
d

ir
ec

to
ry

 o
f 

th
e 

n
at

io
n

’s
 l

ea
d

in
g
 g

re
e
n
 d

ev
el

o
p

m
e
n
t 

p
ro

fe
ss

io
n
al

s 
in

 t
h
e 

re
si

d
en

ti
al

 s
ec

to
r 

th
at

 E
n
te

rp
ri

se
 c

re
at

ed
 i

n
 

re
sp

o
n
se

 t
o

 t
h
e 

g
ro

w
in

g
 d

e
m

a
n
d

 f
o

r 
sp

ec
ia

li
ze

d
 g

re
en

 t
ec

h
n
ic

al
 a

ss
is

ta
n
ce

 a
m

o
n

g
 o

u
r 

a
ff

o
rd

ab
le

 h
o

u
si

n
g
 

p
ar

tn
er

s.
 T

h
e 

T
A

 p
ro

v
id

er
 w

il
l 

w
o

rk
 w

it
h
 y

o
u
r 

p
ro

je
ct

 t
ea

m
 t

o
 c

o
n
d

u
ct

 t
h
re

e 
d

if
fe

re
n

t 
re

v
ie

w
s 

th
ro

u
g

h
o

u
t 

th
e 

co
n
st

ru
ct

io
n
 p

ro
ce

ss
. 

 T
h
es

e 
re

v
ie

w
s 

in
cl

u
d

e 
a 

d
e
sk

to
p

 r
ev

ie
w

 a
n
d

 a
 p

re
-d

ry
w

al
l 

an
d

 p
o

st
-c

o
n

st
ru

ct
io

n
 

si
te

 v
is

it
. 

  

 T
o
 i

n
tr

o
d

u
ce

 y
o

u
 t

o
 y

o
u
r 

T
ec

h
n
ic

al
 A

ss
is

ta
n
ce

 P
ro

v
id

er
, 

re
v
ie

w
 t

h
e 

V
er

if
ic

at
io

n
 p

ro
ce

ss
, 

a
n
d

 a
n
sw

er
 a

n
y
 

q
u
es

ti
o

n
s 

th
at

 y
o

u
 m

ig
h
t 

h
a
v
e,

 w
e 

ar
e 

g
o

in
g
 t

o
 h

o
st

 a
n
 i

n
tr

o
d

u
ct

o
ry

 p
h
o

n
e 

ca
ll

. 
 P

le
as

e 
re

p
ly

 t
h
is

 t
o

 e
m

ai
l 

w
it

h
 y

o
u
r 

av
ai

la
b

il
it

y
 o

v
er

 t
h
e
 n

ex
t 

tw
o

 w
ee

k
s.

 

 If
 y

o
u
 h

a
v
e 

an
y
 q

u
es

ti
o

n
s 

p
ri

o
r,

 p
le

as
e 

co
n
ta

ct
 m

e 
at

 d
ep

le
y
@

en
te

rp
ri

se
co

m
m

u
n
it

y
.o

rg
 o

r 
4

1
0

.7
7

2
.2

4
1
1

. 

 S
in

ce
re

ly
, 

 
D

av
id

 E
p

le
y
 

P
ro

g
ra

m
 D

ir
ec

to
r,

 E
n
er

g
y
 P

er
fo

rm
a
n
ce

 -
 G

re
e
n
 C

o
m

m
u

n
it

ie
s 

E
n
te

rp
ri

se
 C

o
m

m
u

n
it

y
 P

a
rt

n
er

s 

mailto:depley@enterprisecommunity.org






Follow us Mobile Log in / Create Account

 GO

Tweet 1 Share

« Best New Small-Business Incubator Best Affordable Medical Care »

IREASHIA BENNETT

HARVEST COMMONS

1519 W. Warren, 312-660-1354

After a $22 million renovation, the old Viceroy Hotel on the near-west side reopened
last year in stunning fashion. The architects behind the renovation, Landon Bone Baker,
have restored the terra-cotta facade and the arched ceilings inside. The building
originally opened in 1930 as the Union Park Hotel (because it faces Union Park), with
175 cramped rooms, most furnished with wall beds. It was renamed the Viceroy in 1963
and designated a landmark by the city in 2010. The six-story art-deco-style building,
for decades a transient hotel and vacant since 2007, now houses 89 single, low-income
residents in studio apartments under the banner of Harvest Commons, developed and
managed by the nonprofit Heartland Alliance. Many of the residents were recently
homeless; some have never before had a home of their own. Their studios feature full
kitchens and baths and are furnished with a twin bed and a chair. One floor is reserved
for ex-offenders who first participated in a transitional residential program run by Saint
Leonard's Ministries. Harvest Commons residents work in Gracie's Cafe on the first floor

5LikeLike More

Best New Home for the Recently Homeless http://www.chicagoreader.com/chicago/best-new-home-for-the-recently...

1 of 2 6/27/2014 10:46 AM
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	Archtiect Question 1: Harvest Commons was guided by the philosophy that smart, environmentally friendly design will help those who are the most vulnerable gain stability and improve their quality of life. The project goals revolved around four clear components: 1) preserving the historic structure; 2) repurposing the building as affordable, supportive, and green housing; 3) organizing the ground floor programming and community spaces; and 4) integrating  urban agriculture into the overall development. Our team focused on restoring the building while also developing innovative ways for these elements to work together.

Above all, our concern was to provide 89 units of high-quality housing. To produce residential units that are warm, comfortable, and also durable studios, the residential floors were reconfigured to reduce the number of units from 164 to 89. Next, the redevelopment team worked to simultaneously rehabb the historic structure while implementing a series of zero-waste and smart building features meant to soften the building’s footprint and encourage healthy lifestyles. The project includes green features such as geothermal heating and cooling, a solar-thermal domestic hot water system, and extensive native planting and permeable paving to mitigate storm water runoff. The less visible items, such as super-insulation, advanced sealing techniques, energy efficient mechanical equipment and light fixtures, and water efficient fixtures, will also have a large impact on energy and water consumption. Of course, the greenest part of all was using the existing building, rather than tearing it down in favor of new construction. 

The ground floor was designed to best serve these residents and further develop this notion of sustainable design which is closely linked to health and wellness. The historic lobby was restored as the hearth of this new home, connecting residents to the building's past while also providing them with opportunities for socialization and gathering. Moving outdoors to the urban farm, the design of the pavilion brings a new energy to the once vacant lot and acts as a gateway between the garden and sidewalk. Against the backdrop of this historic building, the pavilion is an animated piece on the site which is playful but also respectful.
	Archtiect Question 2: The most important social and programmatic functions of the design are the housing, social services, teaching kitchen, and on-site cafe. After an initial focus on providing a healthy and safe place to live, the design turned to address new ways of engaging residents around social services and educational programming. Expanding the definition of “green building” to include not only construction techniques and materials but also onsite food production, tenant education around food and nutrition, and tenant participation in energy monitoring has been a critical component of the vision for Harvest Commons.

Harvest Commons features an onsite garden for residents’ food production with a solar-powered chicken coop, a teaching kitchen for nutrition and cooking classes, as well as onsite property management and supportive services offices, a lobby featuring extensive historic plaster work and community space, two meeting/conference rooms, a computer lab, a laundry room, and a bike storage room. Additionally, ground floor retail space is occupied by Gracie’s House, a social enterprise café in which graduates of St. Leonard’s Ministries’ culinary job training program will have on-the-job work experience.

The extensive ground floor support services and amenities compliment the green technologies, foster community within the building, improve residents’ emotional and physical health, and ensure that residents benefit from sustainability. Beyond the five floors of housing, the deliberate choice for these ground floor features and partnerships seek to offer residents enjoyable and educational opportunities as they get back on their feet within their community. 
	Archtiect Question 3: The project was challenged simply by the need to preserve and modernize a historic 90-year-old six-story masonry bearing building. Specifically, our team was tasked with fitting new technology into a old building, reconfiguring the ground floor to hold many community partners and program spaces, and integrating the urban farm into the overall development. 

As part of the renovation, we preserved and rehabbed the Art Deco exterior and a number of intricately detailed and crafted interior spaces. We worked with city and state preservationists to establish the scope of preservation and rehabilitation. We reviewed countless rounds of window configurations, terracotta samples, and mortar installations with these same officials and were able to work directly with incredible craftspeople, including tile makers, plasterers, and masons, to restore the beautiful building to its past glory. In addition to upholding the integrity of the structure, we were challenged to integrate an expansive green scope into this historic shell. The project brought the building up to and beyond modern code, safety, and comfort standards. Shoring up the existing hybrid cast-in-place concrete, steel, and wood structure was an active and creative struggle throughout the construction process. We expanded floor openings to allow for code compliant stairs and elevators and shored up the poor soil conditions below to support these new insertions. Ultimately, Harvest Commons received Enterprise Green Communities certification and went through the city’s Green Permit program.

In developing the outdoor space, we were challenged by the general impression of farming in the city. Initially, our proposal for an urban farm was not warmly received because the most visible local examples were considered valuable, but unsightly. The farm was relabeled a “garden” for the purposes of funding and design reviews. To create an urban farm design that was both productive and beautiful, our team paid close attention to the edges of our property with masonry and living screens at the edges, and also collaborated with a local non-profit and future residents to develop an amazing steel sculpture to be located at the corner of the property. Much time was spent developing the few small structures associated with the farm as well, such as a farm stand, storage shed, and chicken coop.



	Archtiect Question 4: The former Viceroy Hotel had an established relation to the physical and psychological urban context. What is now seen as a beautiful standalone structure, the building had once been a part of a more dense fabric. Throughout the design process, we heard warm stories of the more distant past – stories of housing for workers and a time when the social club downstairs hosted some of the major names in Chicago music. We also heard and read tales of the building's decline and the misfortune of those residents who occupied it. 

Our goal was to bring this building and site back to a working and thriving part of its urban context. First, Harvest Commons is a place for vulnerable individuals to live comfortably, feel safe, and start their upward trajectory. It was a delicate balance to bring the building back to life while also working to redefine it as green and progressive affordable housing. In updating the building and moving the bar forward in terms of design, the restorative touches mingle with smart technology, such as a building-wide intranet that connects to a bank of screens that shows residents the real-time energy usage of their units. The building’s connectivity also allows Harvest Commons to take transit-oriented development to the next level, with monitors displaying arrival times for every bus and train line that runs adjacent to the site. 

Harvest Commons has transformed a vacant, derelict building that was a locus for criminal activity and unsafe living conditions into a vibrant community asset serving some Chicago’s most vulnerable populations. By preserving the historic building, the redevelopment team has preserved local history in a rapidly changing neighborhood, providing visual stability to long term residents. The garden, visible to passersby as well as residents, complements Union Park across the street and realizes the potential for vacant urban space to be reclaimed as a green, living community asset. And, in housing Gracie’s Café, the building creates a natural gathering space for tenants and the public. Harvest Commons is a model for community-based sustainable preservation and proves that affordable housing can play a role in neighborhood revitalization.

	Project Description Question 1: Harvest Commons opened in 2013 as a vibrant and environmentally-sustainable residential community where individuals confronting or at risk for homelessness can access the amenities and social services needed to help them lead healthy and engaged lives. Originally built in 1929-1930 as a residential hotel for "modern living," Harvest Commons has experienced several transformations reflecting the cycles of growth, decline, and renewal of the Near West Side neighborhood. With this gut rehabilitation, the six-story terracotta and brick building has been converted into 89 efficient studios with a rich array of on-site supportive services. The project preserves a Chicago Landmark building and is an important piece in revitalizing the struggling Eisenhower Corridor neighborhood. Harvest Commons aims to transform a derelict building, create high quality affordable housing, introduce active ground floor spaces which enhance the pedestrian experience, preserve and celebrate historic resources, and utilize innovative sustainable design and placemaking techniques.

In rehabilitating the hotel, the development team took a holistic approach to sustainability that respects the integrity of the structure and integrates the project’s environmental, social, and economic dimensions. Preserving the building’s historic features involved repairs to the terracotta and brick façades and extensive restoration of original plaster architectural details in the first floor lobby. The first floor consists of administrative and service offices and multiple community spaces, including the meticulously restored lobby, two meeting rooms, and a teaching kitchen, and the remaining five floors are dedicated to permanent housing. The development team preserved and restored the original corridors, including the barrel vaulted ceilings, and reconfigured the original floor plan for the units to accommodate larger living spaces. The furnished units range in size from approximately 320- to 450-square-feet; each includes a kitchen, private bathroom, and multiple windows that maximize natural lighting. 

An extensive support infrastructure helps residents remain stably housed and provides life-skills training, workforce development programs, and other activities. The building’s first floor provides offices for Heartland Human Care Services and Heartland Health Outreach, affiliates of Heartland Housing, to provide case management services, along with mental health and substance abuse counseling. A commercial-grade teaching kitchen staffed by a dietician is used for cooking classes and other programs to promote resident wellness and healthy living. The dietician provides residents with both group classes and one-on-one nutritional counseling. Resident engagement extends into the community, as the development includes green spaces with walking paths and a 3,474-square-foot urban farm and community garden operated in partnership with Heartland Human Care Services and Heartland Health Outreach. As part of its program for recently incarcerated women, St. Leonard’s Ministries operates a social enterprise café that is open to the public on the building’s ground floor. After completing St. Leonard’s workforce development program, residents work in the café to gain practical experience that will help them secure employment in the food services industry. 


	Project Description Question 2: The Near West Side has undergone significant change in the past decade, with the development of the West Loop as a destination residential neighborhood to the east and the redevelopment of the Henry Horner Homes to the West. In the face of increasing gentrification pressures and loss of the housing stock that has traditionally served the most vulnerable in this area, the community and City joined forces to preserve the neighborhood’s economic diversity with a vision of affordable housing in the former Viceroy Hotel. Harvest Commons now provides that critical housing options for individuals often least able to secure and sustain quality housing on their own.  Harvest Commons provides high-quality and deeply affordable housing units coupled with supportive and resident services where the most vulnerable can live in dignity. The wide range of programming and the new green features at Harvest Commons provide an opportunity to make and sustain connections across a range of community stakeholders. The project created over 230 jobs and is part of Mayor Rahm Emanuel’s “Chicago Neighborhoods Now” initiative, which is coordinating $2.9 billion in new economic development, housing, and quality of life improvements in seven opportunity-rich sections of Chicago.

At Harvest Commons, 100% of the units are affordable to those earning at or below 60% of area median income. Additionally, nine units are affordable for those earning at or below 30% of the area median income. Since Heartland Housing secured project-based rental subsidies for the project, tenants pay 30% of their income for rent; a rate far below market rents in the rapidly gentrifying neighborhood. Many of the residents were recently homeless; some have never before had a home of their own. Their studios feature full kitchens and baths and are furnished with a twin bed and a chair. Eighteen units are specifically reserved for individuals who have recently left the Illinois prison system. Several of these residents participate in St. Leonard’s Ministries workforce development program and are employed at Gracie’s Café, a social enterprise coffee shop that is open to the public on the building’s ground floor.

	Project Description Question 3: To ameliorate displacement of the affordable housing once prevalent on the Near West Side, and remove a locus of crime and blight from the neighborhood, the community and Alderman worked with the City of Chicago for many years to purchase the Viceroy Hotel and offer it for affordable housing development.  As a near neighbor and community leader, First Baptist Congregational Church played an important role in advocating for the hotel’s redevelopment.  After being selected as developer for the project, Heartland Housing’s particular vision for this project was developed in a participatory planning process including members of First Baptist Congregational Church (the development partner), service providers (including Heartland Human Care Services and St. Leonard’s Ministries, the operator of the first floor café), property management staff, commissioning agent, and the design team. This initial meeting was structured around the Owner’s Project Requirements, which documents expectations used to guide the project through design development and ultimately provide the criteria for assessing the project success. The comprehensive stakeholder charrette helped shape the vision for the building’s green features and, particularly, how the spaces on the first floor related to residents and the greater community. This initial meeting also helped visualize the potential of the farm and teaching kitchen to provide a multi-faceted health and nutrition program for residents. The TIF approval process also included several opportunities for public comment.

Additionally, Heartland Housing and the design team partnered with archi-treasures for a community participatory design/build of an 12 foot outdoor sculpture which was installed on the corner of Warren Boulevard and Ogden Avenue. The design charrette workshop included two, one hour introductory, project information and recruiting meetings and two, three hour design workshops with participants from St. Leonard’s Ministries and First Baptist Congregational Church. 



	Project Description Question 4: The development budget for this project was approximately $22.3 million. Primary financing sources included $1.3 million in Low Income Housing Tax Credits from the Illinois Housing Development Authority, $1.2 million in Donation Tax Credits, $3.9 million in Tax Increment Financing, and the property donation from the City of Chicago. Additional funding sources included: State of Illinois Energy-Efficiency Grants; 89 Project Rental Assistance vouchers from the Chicago Housing Authority; federal Historic Preservation and Renewable Energy Tax Credits; and construction bridge financing. Enterprise Community Investments provided the Low Income Housing, Renewable Energy, and Historic Tax Credit equity. Construction financing was provided by Enterprise Community Loan Fund (ECLF - $4 million) and US Bank ($6.1 million). US Bank also purchased the Donation Tax Credits. The urban farm and community garden’s operations are supported by a $55,000 grant from Enterprise Community Partners, Hillshire Brands Foundation, and Citibank.
	Project Description Question 5: Harvest Commons does more than give the recently homeless a roof over their heads: it establishes an innovative model for community-based preservation and a progressive housing type that supports social sustainability. By connecting 89 affordable micro-units to on-site supportive services, an urban farm, a teaching kitchen, and a social enterprise café, this historic and green rehabilitation aims to revitalize a community in which to work, play, learn, live, and, most importantly, stay. Harvest Commons employs smart sustainability which will be monitored to establish benchmarking for future projects. The project is also an example of a comprehensive, strategic alliance between a non-profit developer, the public sector, and community residents, which is working towards community-based solutions and can serve as a model for other community initiatives in areas lacking or losing affordable housing. The issues it addresses are common to at-risk populations grappling with homelessness and the solution responds with a comprehensive understanding of “home” and by redefining green living. Harvest Commons is a model for the positive impact affordable housing can have on its residents' lives. 
	At-a-Glance Name: Harvest Commons
	At-a-Glance Address: 1519 W. Warren Blvd.
	At-a-Glance City/State/Zip: Chicago, IL 60607
	At-a-Glance Question 1: Harvest Commons is an 89-unit affordable residential and supportive services project and a historic and green rehabilitation on Chicago’s Near West Side. Opened in 1930 as the Union Park Hotel, this six-story, terracotta-and-brick building is a Chicago landmark, neighborhood icon, and classic example of Art Deco architecture. Still, in recent years the building fell on hard times. The structure wore signs of its several transformations: first, an “apartment hotel” and later as the Viceroy Hotel, one of the city’s many SROs, which advertised a cheap place to sleep and became a focal point for dysfunction and crime. After falling into disrepair and closing nearly a decade ago, the Viceroy Hotel has been born again as Harvest Commons, providing a safe, supportive, and healthy living environment for near-homeless individuals, including 17 units for ex-offenders. The project preserves affordable housing in connection with former Mayor Daley’s pledge to fight homelessness, and includes on-site case management and employment counseling for residents. The major renovation of this historic structure involved the exterior façade and historic lobby, which included restoring the intricate, molded plaster, and sculpted terracotta tiles. The residential floors were reconfigured to reduce the number of units from 164 to 89 and integrate new green features, such as geothermal heating and cooling, a solar-thermal domestic hot water system, extensive native planting, super-insulation, and advanced air sealing techniques. The ground floor, which stood vacant for nearly a decade, has been invigorated by a social enterprise café and a teaching kitchen out of which Heartland Housing provides classes about nutrition and food preparation. Outside, a garden provides therapeutic opportunities for residents, as well as a way of engaging closely in sustainable urban agriculture.
	At-a-Glance Question 2: Harvest Commons is most notable for its innovative approach to preserving affordable housing while promoting “green living” as well as its design quality. The redevelopment team, including Heartland Housing, First Baptist Congregational Church, and St. Leonard’s Ministries, committed to better understanding the needs of tenants and offering relevant programming that encourages healthy lifestyles, complements the new green building features, and also creates a welcoming presence in the neighborhood. The design promotes a feeling of openness and approachability, in addition to following a comprehensive green evaluation metric outlined by Enterprise Community Partners, a national nonprofit leader dedicated to affordable housing and sustainable communities. The former hotel has been restored to be much more than an apartment building. As an affordable and supportive housing facility, the project establishes an extensive support infrastructure for residents and has catalyzed investment and pedestrian traffic to a block which was formerly only an example of disinvestment. For preserving a neighborhood icon and contributing to the on-going rejuvenation of the Near West Side, Harvest Commons merits the Rudy Bruner Award for Urban Excellence.
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	Overview Date: 12/9/2014
	About Digital Signature: 
	Public Agency Question 3: Harvest Commons impacts Chicago in multiple ways. First, the project added 89 permanent supportive housing apartments for very and extremely low income individuals. Harvest Commons residents are linked not only to traditional case managers, but also to the on-site farm manager and dietitian, who support residents in improving their wellness by accessing fresh vegetables, fruits and eggs. Increasing the amount of permanent supportive housing is a critical element in the City’s affordable housing goals. Second, a landmark building was preserved, contributing to the architectural interest of the neighborhood and to its history. Third, the project removed criminal activity that had been occurring in and around the building. Fourth, the development features water and energy savings appliances and fixtures, and generates a portion of its own energy needs through the geothermal heating and cooling system and the solar panels to heat the domestic hot water supply. This reduction in energy and water consumption helps align with the city's Climate Action Plan of reducing our greenhouse gas emissions in 2020 by 25% from 1990 levels. Lastly, Harvest Commons is a model for the positive impact affordable housing can have on its residents’ lives. It illustrates the impact of careful design and materials selection combined with an innovative program model.  
	Public Agency Question 4: Harvest Commons would not exist without multiple public/private partnerships. The development team worked with multiple City of Chicago departments, the State of Illinois’ departments of Commerce, Environmental Protection, Historic Preservation and Human Services, and private investors and lenders. Building all of these partnerships for one project is not unheard of in affordable housing, but remains difficult. Each governmental entity needs to understand the contours of others’ programs and be reasonably flexible in order to be able to support innovative developments. At a local government level, staff needs to be flexible in understanding the concept so as to think creatively about potential land uses and, for instance, the need for resident parking. On the private side, Enterprise Community Partners not only participated in the construction and permanent financing for the project, but also provided grant money for the first year of the wellness program. Having this philanthropic commitment from a project team member is critical to supporting this type of innovative development. Additionally, the buildout of Gracie’s Café, the social enterprise coffee shop in the ground floor retail space, was financed by a CDFI that specializes in loans to non-profits; without this loan product, the café would not have been feasible.
	Public Agency Question 5: The most successful element of this project is in its placemaking. The intersection of serving the extremely low-income population with a broader set of wellness services in the context of highly sustainable urban redevelopment that restored an iconic neighborhood feature in a neighborhood that has seen rapid visual change in recent years. The visibility of the City's investment also helps bridge different socioeconomic and related development patterns of the surrounding neighborhood. Residents are proud of their home and the staff is helping them to stabilize their lives. The project team looked beyond a perceived need for parking at the building to replace a gravel parking lot with a vibrant farm on a highly visible intersection of arterial streets. 

The least successful aspect of this project, if there is one, was the lack of lobby space to accommodate the throngs of admirers and well-wishers during its formal opening with Mayor Rahm Emanuel and other development partners. 
	Consultant Name: Mimi McKay
	Consultant Title: Principal Landscape Architect
	Consultant Organization: McKay Landscape Architects
	Consultant Phone Area: 773
	Consultant Phone Number: 561-1227
	Consultant Address: 5615 N. Ravenswood Ave.
	Consultant City/State/Zip: Chicago, IL 60640
	Consultant Fax Area: 773
	Consultant Fax Number: 561-1225
	Consultant Email: mimi@mckaylandarch.com
	Consultant Date: 12/8/2014
	Consultant Question 1: McKay Landscape Architects collaborated with Heartland Housing and Landon Bone Baker Architects on the overall site and landscape design for Harvest Commons. Building on the team’s desire for “green living” on the site, we arranged many components which transformed the site into an incredibly productive and sustainable landscape:

• Food Production – The farm includes a 3500 sf community garden, orchard, chicken coop, and composting area. Bee keeping will be added soon.
• Integrated Programming – The farm ties directly to many programming opportunities inside the building, including classes on food prep, nutrition, organic farming, tree grafting, and beekeeping. 
• Storm Water Management – An extensive green roof covers 40% of the roof. The plant material was pre-grown off-site, resulting in 90% coverage upon installation. This reduces the weeding required to maintain the roof. The site’s 3450 sf parking lot is surfaced with permeable pavers and surrounded with gardens featuring native perennials with low water requirements. Forty percent of the site’s surfaces are now permeable.
• Rainwater Re-Use – Rainwater is captured from the pavilion structure and directed to the perennial areas, reducing irrigation needs.
• Reduced Energy Costs – The green roof and perennial areas transpire, releasing water back into the atmosphere. This positively impacts the micro-climate, cooling the area and reducing the heat island effect. The green roof also reduces energy costs by acting as an additional insulation layer for the building. 
• Biodiversity – The green roof and gardens promote biodiversity by providing habitat for pollinators. This mutually benefits the urban farm which requires pollination to succeed.
• Scale – Landscape reduces the scale of the 6-story building through the placement of columnar trees, an orchard and pavilion. It also breaks down the 14,000 sf of exterior space into smaller, friendlier spaces.
• Community Space – A variety of exterior community spaces are created with landscape. Beyond the community garden, there is a pavilion area where residents can gather while protected from the weather. A rolling gate adjacent to this space will allow this area to house a future farm stand. An intimate patio allows Gracie’s Café customers to enjoy their food and views into the farm. The permeable parking surface can be used as a gathering space for larger groups. This project demonstrates how true collaboration between disciplines can lead to amazing, integrated places.
	Consultant Question 2: While the impact of this project is most observable in the 89 residents at Harvest Commons, this project benefits the community-at-large in many ways:

• Positive Change in the Neighborhood Landscape – The former Viceroy Hotel had fallen into disrepair and had become an epicenter for crime in the Near West Side neighborhood. The transformation of this site into a neighborhood point of pride transformed the local landscape. 
• Source of Low-Income Housing/Social Services – Harvest Commons provides an improved version of low-income supportive housing, connecting the community to its most challenged residents. Partnerships with neighborhood organizations such as St. Leonard’s Ministries and First Baptist Congregational Church enable an expansion of their services to more community members.
• A Neighborhood Amenity – Gracie’s Cafe, a resident-operated coffee shop on the first floor, is a frequently-visited neighborhood amenity with outside seating. A future farm stand on the grounds will also benefit the area.
• Showcase of Best Practices – The triangular site, sandwiched between two busy streets, is highly visible. It is also common for pedestrians passing by to show interest in the activities on the site. Harvest Commons is a wonderful showcase for best storm water practices and urban agriculture.
• Benefits of Community Gardening – The Harvest Commons community garden builds relationships between the residents while directly tying the landscape to the programming available to them. It also connects the residents to the city’s agricultural heritage, the food they eat and a city-wide movement. Studies have shown that community gardens have other positive impacts:
     o Individuals who interact with nature through gardening have reported decreased stress levels, increased self-esteem and better overall mental  
        health. 
     o Neighborhoods with community gardens experience decreased crime rates.
     o Farming is a fulfilling source of exercise, resulting in the tangible reward of healthy food. 
     o Gardens usually improve the aesthetics of a site and are often sources of community pride. 
     o Locally grown food requires less transportation, decreasing fossil fuel use and the city’s carbon footprint. 
     o Urban agriculture increases the availability of healthy food options in areas that lack healthy food outlets. 
• Providing a Workforce – Harvest Commons is located near Fulton Market, an area with many food-related businesses. Much of the programming at Harvest Commons – both on the farm and in the teaching kitchen – focuses on providing a workforce that will benefit these nearby businesses.

	Consultant Question 3: Harvest Commons is a powerful case study for landscape architects for a variety of reasons:

• Stormwater Management – The green roof, permeable parking surface and water re-use are great examples of techniques that work well in high-density, urban locations.
• Urban Agriculture – The community garden, chicken coop, and composting area also demonstrate best practices, especially in the way they tie directly into the programming inside the building. 
• Density of Programmatic Elements – This project demonstrates that all of these elements can co-exist on a relatively small site in the middle of the city. This former brownfield has been leveraged into an incredibly productive asset. 
• Connections to the Community at Large – Harvest Commons not only serves its residents but the entire neighborhood. During the design process, the team thoughtfully designed the spaces with the intent of engaging the larger community through partnerships with local organizations, the commercial component of Gracie’s Café, the potential for a farm stand, the design of a series of gathering spaces that the community can use, and by creating an architectural gem that is a point of neighborhood pride. Repurposing a building and a site has led to an amazing project which serves the residents and the neighborhood.
• Integration on Every Front – Harvest Commons is more than a sum of its programmatic parts. Much consideration was given to tying the different components to each other, making each element even more powerful than it would be on its own. This Intense integration is the result of a truly collaborative design process that engaged many disciplines and community stakeholders. This project exemplifies the power of collaboration and the importance of vision and strong leadership provided by Heartland Housing and Landon Bone Baker Architects, resulting in an integrated environment.   

	Consultant Question 4: The goals of productive reuse of a brownfield site, growth of an urban farm with integrated programming for residents, successful storm water management and rain water reuse, reduced energy costs from the green roof and the many choices the architects made for the building, biodiversity supported by the choice of plantings and, finally, the outdoor spaces which support community gathering have all been successful. We feel that the design intent of the landscape was realized and has exceeded expectations in terms of social engagement from both the residents and surrounding community. As far as we are concerned, this is the most important indicator of a successful landscape. We believe that the integration of programmatic elements and the connections that the site builds with the community at large are the reason for this success.

However there are always lessons learned:

• Although the staff farmer provides a lot of maintenance in the community garden and the orchard, the perennial garden in other areas of the site requires additional maintenance that was not originally included in the budget. While maintenance requirements were kept in mind during plant selection, there is no such thing as a “maintenance-free” garden. Occasional weeding is necessary throughout the season and watering is also needed to help the plants become established particularly during extended periods of drought. Additional help has been brought in by Harvest Commons to do this maintenance, but this will need to be considered in future budgets. An “Owner’s Manual” might be a way to clearly communicate maintenance needs so that a proper maintenance budget can be a part of the plan from the beginning.
• The apple orchard has not yet become as prolific as expected due to the cultivar choices and an initial drought summer. However this has become an opportunity for the staff farmer to give lessons on tree grafting. The plan is for new varieties to be grafted on to the existing rootstock to promote cross-pollination. As with all landscapes, this one will evolve over time through the care of the residents and staff.

Luckily, the staff and residents at Harvest Commons are open to sharing the lessons so that we can bring this knowledge forward into future projects.
		2014-12-09T15:38:08-0600
	Mimi McKay
	I am the author of this document


	Send to Contact: 
	About Digital Signature: 
		2014-12-09T15:40:04-0600
	Andrew Geer
	I am the author of this document


	Other Perspective Name: Andrew Geer
	Other Perspective Organization: Enterprise Community Partners
	Other Perspective Title: Vice President & Market Leader - Chicago
	Other Perspective Phone Area: 312
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	Other Perspective Address: 230 W. Monroe Street, Suite 1250
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	Other Perspective Email: ageer@enterprisecommunity.org
	Other Perspective Date: 12/8/2014
	Other Perspective Question 1: For more than 30 years, Enterprise Community Partners has introduced solutions through public-private partnerships with financial institutions, governments, community organizations and other partners that share our vision that one day, every person will have an affordable home in a vibrant community, filled with promise and the opportunity for a good life. On the Harvest Commons project, Enterprise Community Partners and it's affiliate Enterprise Community Investment participated in three critical roles in the development of this project: 

1) Enterprise Community Investment played the lead role in the syndication of the federal Low-Income Housing Tax Credits. The total amount of equity invested through the Low-Income Housing Tax Credit was $14.476M, comprising 64.5% of the $22.460M total development costs of the project. The federal Low-Income Housing Tax Credit is the primary production tool for the creation of affordable housing in the nation and is critical in developing housing targeting homeless and at-risk populations with limited income.      

2) Heartland Housing, the lead developer of Harvest Commons made an early commitment to achieving a high level of green and sustainability in the design and rehabilitation of the project. To achieve this goal, Heartland Housing utilized the Enterprise Green Communities Criteria to certify the property.    

3) Enterprise Community Partners provided initial grant funding for an innovative resident engagement program at Harvest Commons, which focused on urban agriculture, sustainable food and promotion of active and healthy lifestyles. The grant funding was utilized to hire a part time "farmer" for the development of the urban farm with the residents of Harvest Commons and for a part time nutritionist to engage the residents around production of healthy meals.   






	Other Perspective Question 2: Permanent supportive housing projects, such as Harvest Commons, are cost effective approaches to addressing homelessness and housing at-risk populations in our urban communities. A large percentage of homeless and at-risk populations experience chronic health issues which impacts housing stability and long-term health care costs. Heartland Housing's unique approach to including both green and sustainable design and resident engagement program that promotes healthy lifestyles can potentially serve as a national model for integrating health outcomes with permanent supportive housing. Towards that end, Enterprise Community Partners is providing support through our Impact Academy to Heartland Housing to perform a formal evaluation of the program.     

The program’s theory of change holds that through the resident engagement program, residents will experience positive life changes along several dimensions. Some of the outcomes that Heartland Housing will measure through the evaluation include: i) increased housing stability; ii) increased consumption of healthy food; iii) increased knowledge of nutrition; iv) increased physical activity level; v) decreased Body Mass Index (BMI); vi) decreased hospitalizations and vii) increased green living practices.  

Heartland Housing and Enterprise both believe that through this theory of change, long-term impacts of this project will include improved health and decreased health care costs and decreased costs associated with homelessness.
	Other Perspective Question 3: From the perspective of Enterprise Community Partners and Enterprise Community Investment, the primary area in which the development confronted trade-offs was related to the inclusion of the urban farm and training kitchen in the development and the total development costs. For purposes of the Low-Income Housing Tax Credit and financing of the project, commercial or retail spaces often need to be financed separately. This would of created a gap in the financing for Heartland Housing that would of needed to be filled by another source of funding. However, based upon the focus of the resident engagement program and the benefits that would be derived by the low-income residents from the urban farm and training kitchen, Enterprise was able to work with Heartland Housing to ensure that the costs of these elements could be incorporated into the financing of the project.    

Additional trade-offs were discussed in the design of the project to ensure it met Heartland's goal of achieving Enterprise Green Communities certification. In this regard, Enterprise did not participate in making the decision but our Green Communities Criteria served as a framework for achieving the green certification.
	Other Perspective Question 4: The most successful aspect of this permanent supportive housing project is the integration of the resident engagement program to promote better health outcomes for at-risk populations. We have seen that Heartland Housing has successfully included similar programs in their new developments in suburban Cook County and Madison, WI. Enterprise believes that the field of affordable housing and community development is at an important inflection point in which their is a need to ensure that low-income residents have more than a safe and decent home. The home needs to be connected to health, transit and jobs for residents to achieve their full potential.   

It is hard to pinpoint what is the least successful aspect of this project, but a challenge to this project and the overall field of affordable housing relates to the generally high costs of development. While Heartland was able to rehabilitate the project to historic and green certification standards, the overall costs remain high. Enterprise is focused on developing strategies to address this concern and is partnering with industry leaders to achieve cost effective approaches to the development of this critical housing.    
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	Other Perspective Name: Anthony Rubano
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	Other Perspective Question 1: Within the State Historic Preservation Office, I was the staff reviewer for this project, providing assistance so that the rehabilitation could be approved by the National Park Service with a minimum of concerns and conditions. The National Park Service is the final arbiter of whether projects meet the Secretary of the Interior’s Standards for Rehabilitation and qualify for the 20% federal income tax credit. My office is directly involved with the project’s design development and construction, works with the development team to bring the project into compliance with the Standards, and then communicates the final scope of work and all subsequent changes to the federal agency. From my first site visit on November 12, 2010, through the ongoing amendment for exterior signage, I worked extensively with the owner (Heartland Housing) and both architecture firms (Jack Schroeder with Landon Bone Baker and Danielle Euer with McGuire Igleski) to retain significant historic fabric while accommodating the required program. When the project began, the building was in terrible condition: to separate out the metal for scrapping, vandals threw aluminum windows down a historic stair, which completely ruined the staircase; earlier remodelings in the lobby had encased historic decorative elements; and historic Art Deco plaster work had been damaged by water infiltration. These and other specific problems required intense examination to determine what historic fabric remained and what could be repaired. The team then modified the scope of work so that the repairable elements were retained and repaired properly.
	Other Perspective Question 2: From my perspective, this project gives testimony that sustainability does not need to come at the cost of historic preservation. State-of-the-art, progressive social programs can be housed in existing structures; indeed, a historic structure, nearly demolished by neglect, has been exemplarily rehabilitated. It also strikes me that this rehabilitation above others presents a potent metaphor for the restorative social work going on inside, work taking place in a vessel into which new life has been breathed. Coincidentally, I happened to be the host of the 2014 AIA Illinois Honor Awards ceremony and had the pleasure of awarding Harvest Commons the Crombie Taylor Honor Award for Historic Preservation that night. Furthermore, during National Historic Preservation Advocacy Week, Harvest Commons was one of six projects nationally that were named “Preservation’s Best.” Even among other eye-catching preservation projects, this one rises to the top. 
	Other Perspective Question 3: From a historic preservation perspective, I cannot recall any trade-offs. On the east side of the building, there was an instance during the development of the new café exterior when the architect (Landon Bone Baker) had to pull back their design slightly to conform to the federal Standards for Rehabilitation.  Even then, the only change to their design concept was minor: instead of using fiber cement panels in 4 colors (taken from the palette of the historic polychromed terra cotta), the panels were in 3 shades of one color. The revised concept was that a monochrome coloration was less distracting from the Art Deco front elevation when seen from the northeast; because this new entrance was on the side of the building, it could have a more contemporary appearance and still meet the Standards. When confronted with other difficult aspects or unforeseen conditions, solutions were worked out that fit the budget and programmatic constraints and also met the Standards. For example, the ceiling in the café space was extremely low, which necessitated that ducts, sprinklers, and conduit be installed below the headers of the front display windows. Typically, this does not meet the Standards in such a visually prominent space, but through a systematic analysis of the room’s constraints and the HVAC requirements, a solution was achieved that did not visually detract from the building’s historic character yet fulfilled the project’s needs.
	Other Perspective Question 4: It’s challenging to select just one or two successful aspects of this project. The program of the Harvest Commons complex is indeed admirable, but my role in the project was that of a regulator, with a jurisdiction consigned to maintaining existing significant historic fabric. This project is exemplary in the way in which significant historic fabric was protected and restored. In some regards, the level of commitment to the building’s historic character exceeded what the Standards demand. Where the Standards would ask that surviving decorative plaster in the lobby merely be stabilized and maintained, the project beautifully reconstructed damaged and missing portions. The Standards would not demand that the missing exterior light fixtures be remanufactured, but this project reconstructed them. Though the polychromed terra cotta around the main entrance did not have to be uncovered and restored, it was. The historic unit doors were meticulously refabricated to meet current fire code. Perhaps most impressively, when it was discovered that the elevator shafts had no footings and, therefore, much of the historic multicolored lobby tile would have to be demolished and replaced, the architects worked through a succession of tile fabricators to find one that could exactly match the size, colors, and texture of the historic art tile.  
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	Developer Question 1: Heartland Housing, in partnership with First Baptist Congregational Church, developed Harvest Commons. We are the managing member of Viceroy Hotel Limited Partnership, which owns the project, and are the property manager.

In this role, Heartland Housing was responsible for all facets of the development of this property, including developing the ambitious project vision of holistic green living that would include both onsite renewable energy production and onsite urban agriculture and wellness programming. In partnership with First Baptist Congregational Church, we submitted this vision for the property to the City of Chicago in response to a Request for Proposals for the Site. After we were chosen to develop the property, we developed the financing plan for the project, applied for the needed financing, worked with the design and construction teams to fully develop the project’s design, and oversaw construction, building turn-over and lease-up. As property manager, we continue to oversee the project’s day to day operations, maintenance and leasing. After securing funding from the Illinois Department of Human Services and private foundations, Heartland Heartland contracted with sister organizations, Heartland Human Care Services and Heartland Health Outreach, to provide onsite case management, health screenings, employment counseling for residents that needed these supportive services. Additionally, these organizations have staff in place to engage residents in the operations of the urban agriculture program and health and wellness classes, including nutrition, cooking, and fitness management.

Founded in 1989 as the community development partner of Heartland Alliance, Heartland Housing was one of the first supportive housing providers in the United States, combining housing development with supportive services to ensure resident housing success. In 25 years, we have created 14 affordable housing communities (1600 units). We currently manage over 1,000 units of quality, safe housing for the most vulnerable in the Midwest. Our tools include the spectrum of affordable housing financing tools such as LIHTC, HOME/CDBG, TIF and private debt.
	Developer Question 2: One compromise required during the development of Harvest Commons relates to the mission of the second floor of the building. Heartland Housing has partnered with St. Leonard’s Ministries to provide permanent housing for ex-offenders that have recently completed St. Leonard’s Ministries’ transitional housing program. St. Leonard’s Ministries originally sought to restrict this housing to women, as its transitional housing programs are separated by gender and many of its female participants are domestic and/or sexual violence survivors that would prefer women’s housing. However, HUD did not grant the waiver to fair housing regulations that would have been needed for this program, so we had to compromise and allow all floors in the building to house both women and men.

More generally, as we developed the vision of expanding the definition of “green building” to include not only construction techniques and materials but also onsite vegetable and egg production and tenant education around food and nutrition, we had to be aware of cost constraints. Construction features were always weighed against the constraints of the project budget; however, with strong local support, the project was able to incorporate the majority of the pre-construction “wish list”, avoiding a compromised outcome.

To realize the promise of the farm and teaching kitchen to improve tenants’ health, Heartland Housing has always understood that it would need both to develop a staffing and program model for this programming as well as raise outside funds to support it. Heartland Housing staff researched and visited multiple Chicago urban agriculture programs to understand different farming models and potential partnerships. After many months of research, Heartland Housing determined a program model and created partnerships with sister organizations Heartland Human Care Services and Heartland Health Outreach to develop job descriptions and deliver the needed farming and nutrition staff. Heartland Housing also sought and received funding from Enterprise Community Partners for the initial year of farm and nutrition programming. Subsequent funders include Hillshire Brands Foundation and Citi. The challenge of obtaining and balancing limited funds for property management and residential service providers continues, but we have been able to build a strong team that works together to effectively deliver quality property management and the holistic wellness and green living program around which Harvest Commons was developed.
	Developer Question 3: This project used multilayered financing typical in the affordable housing field. However, Harvest Commons’ financing was innovative in combining Low Income Housing Tax Credits, Renewable Energy Tax Credits and Historic Preservation Tax Credits in one project. Additionally, to increase the yield of the LIHTC, the project has an extended term construction loan that enables the final installation of LITHC equity to be 60 months after project start rather than a more customary 24 or 30 months.

Total development costs for the project were approximately $19.8 million, including approximately $13 million in hard costs ($249 per square foot). A Low Income Housing Tax Credit allocation generated $11.7 million of equity from Enterprise Community Investments, bridged by USBank and Enterprise Community Loan Fund. Additionally, the project received $2.7 million of federal Historic Preservation Tax Credit equity and $30,000 of federal Renewable Energy Tax Credit equity (both also purchased by Enterprise Community Investments). The City of Chicago donated the land and building to Heartland Housing for $1, generating $1.08 million in Illinois Affordable Housing Tax Credit equity (the acquisition transaction is excluded from the total development cost given above). The City also provided $3.9 million of TIF funds. Additionally, Harvest Commons received an $182,000 grant from the Illinois Department of Commerce and Economic Opportunity for energy efficiency.

Funding for the residential supportive services provided to tenants is provided by the Illinois Department of Human Services and private grant funders including Enterprise Community Partners and the Hillshire Brands Foundation.
	Developer Question 4: Harvest Commons has won awards for design, historic preservation, engineering and green building. One of the most successful elements of the building is its achievement of being innovative on each of these fronts simultaneously. As a real estate project, we have restored a beautiful Art Deco building, sustaining one of the neighborhood’s unique buildings amidst rapid changes to neighboring streets. By creating the garden and surrounding landscaping on what was a gravel parking lot, we have created a new place: a small oasis on a block that was formerly a locus of neighborhood crime and degraded living conditions.

However, Harvest Commons is more than just a successful historic preservation project. It is a model of community development that succeeds because high quality design and construction are invested to house the extremely low income, and are enriched with an innovative model of engaging residents around urban agriculture and wellness programming. In its second summer of farm operations, residents helped produce approximately 740 pounds (1700 USDA servings) of vegetables, including many rare heirloom varieties, and to collect more than 1400 eggs. Although the community dietitian and farm manager are still working to increase the numbers of residents participating in the wellness programs to maximize their impact, their work has bred a loyal and deeply invested corps of residents who speak powerfully of the impact the garden has had on their lives.

One element of the project that has been more challenging is supporting the success of the first floor commercial tenant, Gracie’s Café. Gracie’s Café is a project of St. Leonard’s Ministries, and is a social enterprise café that is the final stage of employment training in a comprehensive job training program for ex-offenders. However, the café is still working to develop the amount of foot traffic that it needs to be fully self-supporting.
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	Other Perspective Question 1: archi-treasures partnered with Heartland Housing and Landon Bone Baker Architects (LBBA) to create a public artwork using archi-treasures' signature participatory design process. During the planning phase we identified key stakeholder groups from which to recruit participants including members of the congregation of First Baptist Congregational Church, residents of St. Leonard's Ministries' Grace House and St. Andrews Court. archi-treasures identified several artists to present their work to Heartland Housing and LBBA and Bernard Williams was selected to work with the stakeholder group. During two workshops held at the Church, a diverse group of about 15 participants learned about the Harvest Commons project, the history of the building, and the history of the neighborhood. They brainstormed ideas and developed table top maquettes for a sculpture and also toured the construction site. From these maquettes, Bernard Williams created a design that referenced ideas and images developed during the workshops. The sculpture combines iconographic symbols to form an intricate pattern that is cut into two one-inch thick slabs of steel that are joined to form a "V" shape. The final sculpture anchors the apex of the Harvest Commons property at the intersection of Ogden Avenue and Warren Boulevard. 
	Other Perspective Question 2: archi-treasures is an arts based community development organization that uses the arts and design as tools for community engagement. For this particular project it was important for the community to embrace the transformation of an historic building, the Viceroy Hotel, into supportive housing. The Viceroy is located in a Chicago neighborhood that is in transition as former warehouse and industrial buildings are converted into high end residential condominiums and demographics change. Historically, this area was once the center of a bustling corridor of African American businesses along Lake Street and nearby Union Park was the first racially integrated park in the City. Like much of the West Side, disinvestment in the area led to a decline that for many was symbolized by the Viceroy Hotel which became the center of much illicit activity including rampant prostitution along Madison Street. First Congregational Baptist Church is a neighborhood anchor that embraces the rich cultural history of the African American community on the West Side while envisioning a future that transcends the more recent period of decline. By including the congregation in the project and holding the workshops at the church, the archi-treasures sculpture project was able to include neighborhood stakeholders that have been left out of much recent development. The participation of residents from St. Leonard's Ministries who are ex-offenders working to create new futures for themselves, lent a sense of transformation and hope to the workshop dialogue that is captured in the sculpture.  
	Other Perspective Question 3: In many ways, the process of developing an archi-treasures project is always a series of trade-offs and compromises because it is intrinsically attempting to balance the needs and concerns of multiple and disparate stakeholders. The developer, the architects, the community, the artist, the contractors, and the City are all coming to the project with different priorities and interests. In the end, the Viceroy is a public sculpture that could have been commissioned by the developer, designed and fabricated in the artist's studio, and bolted into place without any of the dialogue and investment that took place here. archi-treasures' participatory process negotiates a multiplicity of ideas, opinions and aesthetics to create artwork that connects to the place and the people where it resides. 
	Other Perspective Question 4: During the second workshop, one of the elder African American deacons of the Church joined us for awhile and spoke about the history of the neighborhood and his personal memories. Deacon Thomas Dorsey is 79 years old and has lived in the neighborhood all of his life. He told us that the First Congregational Baptist Church building dates back to 1869 and that Dr. Martin Luther King, Jr. preached at First Baptist in the 1960s. The Union Park Temple was where many great jazz and blues musicians and vocalists performed such as Billy Eckstein, Dinah Washington, and Muddy Waters.  The Emerson Elementary School was the only school in the 1950s that taught “Negro” history. Union Park got its name because of the union uprisings at the park and that a number of union headquarters were located in the neighborhood along Ashland.  He also spoke of the housing displacement that was caused by the construction of the United Center Stadium just west of the Church on Madison.  He talked of the movie theaters, the Union Park concerts, the clubs and strip joints on Madison as well as the Viceroy Hotel’s history. His visit served to ground our creative process in a way that was special.


It is always challenging to define, identify and engage "the community" in an archi-treasures project. Subsidized housing development projects present a specific challenge in that the community of residents who will occupy the future building - the most obvious "community" - are typically unknown at the time that the project is developed. In this case, very few of the current residents of Harvest Commons participated in the archi-treasures workshops and therefore don't have the immediate connection to the artwork that they might have had. 
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