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Agenda

� Introducing the IFF

� Facilities Section of the RFP

– Determining site criteria 

– Identify appropriate facilities

– Evaluate and secure site

– Identify sufficient financing

� The Development Process Overview
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Welcome to IFF
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The IFF is the Midwest’s largest Community Developm ent 
Financial Institution (CDFI) exclusively serving no nprofits

� Nonprofit (501c3) fund started in 1988

� Assets exceeding $145 million

� Four offices serving Illinois, Indiana, Missouri and Wisconsin

� Below Market Rate Lending:

– Nearly 700 loans to 391 nonprofits
– Totaling $228 million

� Real Estate Consulting and Development:

– Completed 264 projects
– Developed 1,214,050 square feet

� Charter School Capital Program

– 61 loans totaling $28 million
– Sponsored $49 million in tax exempt bonds for 7 new campuses and 2 existing campuses
– 25 consulting and development projects
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There are several key areas that must be taken into  account 
when planning facility needs for the school  

Critical Pieces for a Successful Facility Project 

Critical 
Considerations  

Issues to drive the plan 

Unique Needs 
� Mission/Vision of your school
� Geographic target area
� Additional site specific needs

Size 
� Square footage estimates
� # of Classrooms, # of students
� Other spaces: curriculum specific, admin. etc.  

Project Team 

� External: 
– Real Estate Broker  
– Architect 
– Project Manager

� Internal:
– Staff point person 
– Board member (advocate for the school but also a real 

estate person committed t o the vision)

Financial 
Requirements 

� Paying for the facility and/or renovation 

Short/Long Term 
Considerations 

� Early needs vs. room for the school at capacity
� Affordability
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Schools must determine if the will use a CPS or ind ependent 
facility 

Benefits Challenges 
Available 

Information 
Fees/Funding

CPS Facility 

� Facility services 
provided by CPS if 
desired/ required

� Renovations 
managed and paid 
for by CPS

� Requires significantly 
less management 
time once the school 
is open 

� Limited influence on space 
design/ allocations (basic 
improvements, timing, degree 
of access prior to opening)

� Often share space with 
another school which requires 
the use of CPS services 
(unless two charters are 
sharing the building)

� Restrictions/ conditions for 
purchasing facility services

� Extensive approval process 
(community support, 
competitive selection process) 

� RFP facilities 
available 

� Shared space vs. 
Single school 
(Pages 18&20, 
Appendix Q) (1)

� Service fees 
($930/elementary, 
$1351/high school) (1)

Independent 
Facility 

� More freedom in 
choosing the location

� Significant autonomy 
� Greater control over 

any shared 
arrangement

� Greater say over 
facility hours and 
payment /hiring of 
building personnel 

� Greater 
liability/responsibilities 
(occupancy costs, 
renovations, meeting codes, 
and site management)

� Extensive financial 
requirements for purchase 
and/or renovation

� Timing of renovations

� RFP Priority 
communities 
(Pages 5 & 8, 
Appendix O) (1)

� RFP Overcrowded 
Communities (Page 
6) (1)

� Community forum 
process 

� $425/pupil facilities 
supplement (page 
22) (1)

Note(1): All appendices, fees, and page numbers are based on last year’s RFP 
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The process for identifying and securing an indepen dent site 
requires significant time and professional assistan ce   

Steps:

Development 
Team 

Selection

� Define facility 
criteria

� Walk around the 
area of interest 

� Build relationships 
with key persons in 
the community 

� Be creative/flexible  
about space 

� Leverage the IFF 
and other 
resources

� Determine if the 
space meets 
your pre-defined 
criteria

� Ensure that it is 
affordable  

� Determine if 
zoning  is 
appropriate or if 
a change is 
likely to be 
approved

� Determine  
lease/terms 

� Agree on timing 

� Plan to address use 
of space and any 
restrictions

� Determine Purchase 
Conditions 

� Negotiate costs 

� Determine down 
payment/Agency 
equity 

� Decide to lease 
or buy 

� Secure CDFI or 
bank loans 

Selecting an Independent Facility

Search Evaluation Negotiation Financing

Resources: Real Estate Brokers, Archdiocese, Alderm an, Existing Charters, IFF Real Estate 
Services; Here and Now Study, Community Groups (Boy s/Girls Clubs, Y’s, Child Care)
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When proposing an independent facility, several key  aspects of the 
site need to be explored to determine the site’s fe asibility

Site Evaluation Components  Key Components 

Inspecting Architect Evaluation 
(Appendix K) (1)

� Feasibility for a school - YOUR school
� Building Codes, Health, Life Safety (sprinklers, fire), ADA
� Zoning
� Security
� Parking/Drop off/Transportation
� Must be completed by CPS approved architect 

ADA Compliance Report (Appendix N) (1)

� Alignment with ADA standards for accessible design includes the 
site, entrance, interior routes, and classrooms, unique purpose 
rooms, restrooms, and fire alarms 

� Remediation plan to address non-compliance 
� CPS will provide for and pay for ADA standards upon request 

Qualifications of the Project Manager 
� Experience with school and if possible charter school 

construction/renovation 

Scope and Cost of Work � Plan to address architect’s report plus soft costs and contingency

Sources and Uses of Funds (Appendix L) (1) � Proof of sufficient financing for the entire project
� Planned equity contribution

Realistic Timeline
� Proposed timeline that allows for adequate time before the start

of the school year 

Evidence site is secured 
� Letter of Intent (LOI)
� Memorandum of Understanding (MOU)

Ongoing Occupancy Costs (in budget) � Appropriately budgeted for in 5 year operations

Note(1): All appendices and page numbers are based on last year’s RFP 
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The Inspecting Architect Report will need to be com pleted by 
CPS approved architect (1)

 

Site Address   

Charter School Name   

Inspector's Name 
(incl. firm if 

appropriate)  

 

Telephone   

Date  

 

General Building Info 

Construction Type   

Approximate Age   

Approximate Size of Building (sq. ft.)   

Approximate Amount of Space 
Charter Will Need (sq. ft.)  

 

Number of Floors   

Approximate Square Feet per Floor   

___ Occupied      ___Unoccupied 
Use (if known)   

Appearance    ___Poor     ___ Good      ___ Excellent 
Maintenance  ___Poor     ___ Good      ___ Excellent 

Describe Area  ___ Depressed  ___ Stable  ___ Prosperous 
Zoning (if known) Is a school a permitted use?   ___YES ___ NO 

Inspecting Architect Report

If your team moves forward in the process, CPS will  also need to
inspect the site

Note(1): See appendix K in last year’s RFP
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Ensure that your school has sufficient funds to cov er the 
entire cost of facility development

School Name

Sources and Uses of Funds for Facility Development
Sources of Funds

Charter school cash  $
Loan from (1) $
Loan from (1) $
Capital contributions (2) $
Start up grants $
Total Sources of Funds $

Uses of Funds
Property inspection $
Down payment on property $
Working cash during project  (3) $
Insurance during project $
Architect’s fees $
Construction or renovation: (4) $

$
$
$
$

Subtotal Construction or Renovation $
Project management fees $
Legal fees  $
Collateral costs (if borrowing $
Reserve for cost overruns $
Other (3) $
Total Uses of Funds $

(1) Include name of bank or lender, rate, term, and status (loan approved, in negotiations, assumed).

(2) Provide details on a separate sheet of paper: capital fundraising plans, specific grant proposals, commitments, etc.

(3) Provide details on a separate sheet of paper if cannot be described in space provided.

(4) Provide a detailed breakdown of any construction or renovation costs.  Attach a separate piece of paper if necessary.

(5) Please indicate whether and explain why this estimate is different than the Inspecting Architect Report estimate.

Notes:

Sources and Uses of Funds 

Total sources must equal total uses
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Potential Financial Structures 

� Typical Financing Needs

– Renovation 
– Acquisition 
– Leasehold Improvements
– Additional equipment beyond CPS allocation

� Potential Financing Structures

– Loan

• IFF Charter and Contract School Loan Program

• Commercial banks
– Seller Financing 
– Landlord Build-out
– Bond Deal 

� Agency Equity/Cash is needed too:

– “Walk around” money
– Down payments
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Facility renovation/construction can be lengthy and  requires 
dedicated management  with significant construction  expertise 

K
ey

 C
om

po
ne

nt
s 

: � Ensure  
completion

� Determine 
occupancy 
qualification 

� Finalize punch 
list

� Acquire licensing 
and warranties

� Develop as-built 
drawings

� Conduct training 
for on-going 
management

Project Team 
Assembly Design Permitting

Financing 
Finalization 

Deal –
Closing 

Construction 

� Hire the 
appropriate 
team:

– Project 
Manager 

– Architect 

– General 
Contractor

� Develop the 
appropriate 
documents:

– Designs

– Contracts

� Hold  weekly 
Construction 
meetings

� Disburse 
payouts

� Escrow

� Sign lien 
waivers

� Disburse 
retainage

� Change 
orders

Construction Process Overview

Close-Out 

Pre-Development Phase 

� Obtain 
required 
inspector 
approvals 

� Acquire the 
appropriate 
permits for 
your needs 

� Provide 
lender(s) 
with any and 
all 
information 
they need to 
ensure 
financing 
commitment

� Determine key 
requirements

� Confirm 
contracts

� Secure permits

� Secure 
environmental 
clearance

� Complete 
surveys and 
inspecting 
architect 
agreements

� Secure 
commitment 
letters from 
other 
funders/lenders

Project 
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IFF offers the following resources

� Charter School Loan Fund 

– Below market rate financing for nonprofit real estate projects

– Also for Contract Schools

– Research Study: The Need for Performing Schools in Chicago’s Neighborhoods

� Real Estate Services

– Consulting Services: site selection, feasibility studies

– Project Management
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Contact Information

IFF
One North LaSalle
Suite 700
Chicago, Illinois 60602
www.iff.org

Jill Levine
Director of School Services
(312) 629-0060
JLevine@iff.org


