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RESOLUTION NUMBER 2425-R-08

A RESOLUTION OF THE VILLAGE OF FRANKLIN PARK, COOK COUNTY,
ILLINOIS DECLARING AS SURPLUS PROPERTY THE VILLAGE OWNED
BUILDING AND PARCEL OF REAL PROPERTY AT 3335 SCHIERHORN COURT
AND AUTHORIZING VILLAGE STAFF TO MARKET THE PROPERTY FOR
DEVELOPMENT AND DIRECT THE VILLAGE CLERK TO MAKE A COPY
OF THE APPRAISAL OF THE PROPERTY AVAILABLE TO ANY PARTY

WHEREAS, the Village of Franklin Park, Cook County, Illinois (the “Village”) is a duly
organized and existing municipal corporation created under the provisions of the laws of the State
of Illinois and under the provisions of the Illinois Municipal Code, as from time to time
supplemented and amended; and

WHEREAS, The Village owns a parcel of property commonly known as 3335 Schierhorn
Court, Franklin Park, Illinois that is zoned I-1 Light Industrial District, as described in the Village
of Franklin Park Zoning Ordinance, and identified by permanent index number (PIN) 12-22-402-
070-0000 which is a 8,459 square foot lot that is improved with a one-story, brick, light industrial
building approximately 4,212 square feet in size and built in 1962, and as further legally described
on Exhibit A (the “Property”), a copy of which is attached hereto and made a part hereof; and

WHEREAS, the Village President and Board of Trustees of the Village of Franklin Park
(the “Corporate Authorities”) find that the Property is no longer necessary, appropriate, required
for the use of, profitable to or serve any viable use to the Village and that the sale of the Property
will eliminate burdensome maintenance cost, provide needed funds, and generate tax revenue for
use in the general fund of the Village; and

WHEREAS, the Corporate Authorities further find that the Property serves no public use

to the residents of the Village and is in the best interest of the health, safety, and welfare of Village



residents to sell the Property; and

WHEREAS, 65 ILCS 5/11-76-4.1 of the Illinois Municipal Code sets forth a procedure
for the sale of municipal-owned surplus real property by Village staff after ascertaining the value
of the surplus real estate by written appraisal and making said appraisal available for public
inspection; and

WHEREAS, the Village ascertained a written appraisal report for the Property, dated June
28, 2024, which was prepared by Mary Wagner, MAL, of Praedium Valuation Group, 1658 North
Milwaukee Avenue, Suite B, PMB 5460, Chicago, Illinois, 60647 (the “Appraisal”), a copy of
which is attached hereto and made a part hereof, as Exhibit B; and

WHEREAS, the Appraisal found that the current market value or appraised value of the
Property in its “as is” condition is $150,000.00; and

WHEREAS, the Appraisal is on file and available for inspection or copying in the office
of the Village Clerk of the Village of Franklin Park as well as on the Village’s website to any
interested party; and

WHEREAS, the Corporate Authorities have determined it best to allow Village staff in
the Department of Community Development to market the Property for sale for an industrial
development and present to the Corporate Authorities for consideration a sale and development
agreement for the Property that will enhance the industrial corridor around the Property and benefit
the residents of the Village; and

WHEREAS, the Corporate Authorities have determined it is in the best interests of the
Village to allow Village staff to conduct the sale of the Property as provided in 65 ILCS 5/11-76-

4.1 of the Illinois Municipal Code.



NOW, THEREFORE, BE IT RESOLVED by the President and Board of Trustees of
the Village of Franklin Park, Cook County, Illinois, as follows:

Section 1. That the above recitals and legislative findings are found to be true and
correct and are hereby incorporated herein and made a part hereof, as if fully set forth in their
entirety.

Section 2. The Property, as herein described, is hereby determined, and declared by
the Corporate Authorities to be surplus real estate of the Village.

Section 3. The Director of Community Development is hereby authorized to seek
industrial development proposals and to review, recommend, and present a proposal and sale and
development agreement for the Property to the Corporate Authorities in accordance with this
Resolution and pursuant to 65 ILCS 5/11-76-4.1 of the Illinois Municipal Code.

Section 4. The officials, officers, employees, engineers, and attorneys of the Village
are hereby authorized to undertake the necessary steps to present a proposal and final agreement
for the sale of the Property to the Corporate Authorities, as contemplated herein.

Section 5. The Village Clerk is hereby authorized and directed to publish a copy of
this Resolution at the first opportunity following its passage in a newspaper published within the
Village and to make available a copy of the Appraisal for public inspection by any interested party.

Section 6. If any section, paragraph, clause, or provision of this Resolution shall be
held invalid, the invalidity thereof shall not affect any other provision of this Resolution.

Section 7. All ordinances, resolutions, motions, or orders in conflict with this

Resolution are hereby repealed to the extent of such conflict.



Section 8. This Resolution shall be in full force and effect immediately after its

passage and publication as required by law.

(Intentionally Left Blank)



PASSED by the President and Board of Trustees of the Village of Franklin Park, Cook

County, Illinois this 12th day of August 2024, pursuant to a roll call vote, as follows:

YES NO ABSTAIN | "‘ABSENT | PRESENT

AVITIA X
HAGERSTROM X
JOHNSON X
RUHL X
SPECIAL X
YBARRA X
PRESIDENT PEDERSEN

TOTAL 6

APPROVED by the President of the Village of Franklin Park, Cook County, Illinois on

this 12th day of August 2024.

I il

ATE RI A
VILLAGE ERK

BARRETT F. PEDERSEN
VILLAGE PRESIDENT




Exhibit A
Legal Description of Property

THAT PART OF LOT 2 IN SCHIERHORN'S INDUSTRIAL DIVISION OF PART OF
LAFRAMBOISE RESERVE IN TOWNSHIP 40 NORTH, RANGE 12, EAST OF THE THIRD
PRINCIPAL MERIDIAN, IN COOK COUNTY, ILLINOIS, LYING NORTH OF A LINE
DRAWN FROM A POINT IN THE WEST LINE OF SAID LOT 2 WHICH IS 168.04 FEET
SOUTH OF THE NORTHWEST CORNER OF SAID LOT 2 (AS MEASURED ALONG THE
WEST LINE THEREOF) TO A POINT ON THE EASTERLY LINE OF SAID LOT 2 WHICH
IS 172.78 FEET SOUTHEASTERLY OF THE NORTHEAST CORNER OF SAID LOT 2 (AS
MEASURED ALONG THE EASTERLY LINE THEREOF) EXCEPT THAT PART OF SAID
LOT 2 LYING NORTH OF A LINE DRAWN FROM A POINT IN THE WEST LINE OF SAID
LOT 2 WHICH IS 110.0 FEET SOUTH OF THE NORTHWEST CORNER OF SAID LOT 2 (AS
MEASURED ALONG THE WEST LINE THEREOF) TO A POINT IN THE EASTERLY LINE
OF SAID LOT 2 WHICH IS 117.78 FEET SOUTHEASTERLY OF THE NORTHEAST
CORNER OF SAID LOT 2 (AS MEASURED ALONG THE EASTERLY LINE THEREOF), IN
COOK COUNTY, ILLINOIS.

Permanent Index Numbers (PIN): 12-22-402-070-0000

Property commonly known as: 3335 Schierhorn Court, Franklin Park, Ilinois 60131



Exhibit B

Appraisal



PRAEDIUM

VALUATION GROUP
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APPRAISAL REPORT FOR

3335 Schierhorn Court,
Franklin Park,
Cook County, IL, 60131

AS OF
June 28, 2024

PREPARED FOR

Mr. Nicholas Walny
Director of Community
Development

Village of Franklin Park
9500 W. Belmont Ave.
Franklin Park, IL 60131

PREPARED BY

Praedium Valuation Group

1658 N Milwaukee Ave., Suite B,
PMB 5460

Chicago, Illlinois 60647

File Name: 22920



PRAEDIUM

VALUATION GROUP

Appraisals « Consulting « Expert Witness

1658 N Milwaukee Ave., Suite B, www.pvgchicago.com 773-665-8361
PMB 5460 info@pvgchicago.com Fax: 773-665-8342
Chicago, Illinois, 60647

August 5, 2024

Mr. Nicholas Walny

Director of Community Development
Village of Franklin Park

9500 W. Belmont Ave.

Franklin Park, IL 60131

Re: 3335 Schierhorn Court, Franklin Park,
Cook County, IL, 60131

Dear Mr. Walny:

At your request, we have prepared a restricted appraisal report in compliance with the
Uniform Standards of Professional Appraisal Practice. As such, it presents limited
discussion of the data, reasoning and analyses that were used in the appraisal process to
develop the opinion of value. Supporting documentation has been retained in the
appraiser’s workfile. The depth of discussion contained in the report is specific to the needs
of the client and for the intended use stated below.

The 8,459 sf subject site is improved with a one-story, brick, light industrial building
having approximately 4,212 square feet of gross building area. According to public record,
it was built in 1962. The building has 13'+ clear ceiling heights and one, grade-level
overhead door. The interior is mostly open warehouse space with roughly 10% of office
area in fair to poor condition. It has reportedly been vacant for over a decade and has
significant deferred maintenance.

Please reference page 13 of this report for important information regarding the scope of
research and analysis for this appraisal, including property identification, inspection,
highest and best use analysis, and valuation methodology.

Your attention is directed to the Limiting Conditions and Assumptions section of this report
(page 49). Acceptance of this report constitutes an agreement with these conditions and
assumptions. In particular, we note the following:

Hypothetical Conditions:

* There are no hypothetical conditions for this appraisal.

. pvgchicago.com PRAEDIUM

VALUATION GROUP



Mr. Walny
Village of Franklin Park
Page 2

Extraordinary Assumptions:

* We were not provided with a plat of survey or architectural plans. Due to overgrown
shrubs and plants, it was not possible to measure some exterior walls. Therefore,
aerial measurements were used and are approximate. This appraisal is based on the
extraordinary assumption that the building area is accurate. Use of this extraordinary

- assumption may have affected assignment results.

We previously appraised this property for the same client and with the same date of
value, however, at that time, an interior observation was not permitted and the cost
estimates for significant roof and masonry repairs were not available. Otherwise, we
have not provided any services related to the subject property within the five-year period
preceding the date of engagement for this assignment.

Based on the appraisal described in the accompanying report, subject to the Limiting
Conditions and Assumptions, Extraordinary Assumptions and Hypothetical Conditions
(if any), we have made the following value conclusions:

Current Market Value, As Is:
The market value of the fee simple estate of the property, as is, as of June 28, 2024, is

$150,000
One Hundred Fifty Thousand Dollars

The market exposure time preceding June 28, 2024 would have been 6 to 12 months and
the estimated marketing period as of June 28, 2024 is 6 to 12 months.

This report was prepared in conformance with USPAP appraisal guidelines as well as
those of the Appraisal Institute.

Respectfully submitted,
Praedium Valuation Group

—

i ’/ ) N
/ '7%/«-7fcawz,@%w
é/

Mary Wagner, MAI

Illinois Certified General Real Estate Appraiser
License No. 553-001102

License Expires September 30, 2025
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SOUTH ELEVATION
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SOUTHEAST CORNER OF BUILDING IN NEED OF MASONRY
REBUILD
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REAR PAVED AREA BEHIND BUILDING
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SOUTH ON SCHIERHORN COURT
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DRIVEWAY ONTO SITE FROM SCHIERHORN COURT (SOUTH /
RIGHT PORTION) BELONGS WITH PROPERTY TO THE SOUTH
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Summary of Important Facts and Conclusions

GENERAL

Subject:

Owner:

Legal Description:
Tax Identification:
Date of Report:

Intended Use:

Intended Users:

Assessed Value:

Sale History & Current
Listing / Contracts:

3335 Schierhorn Court,
Franklin Park, Cook County, IL, 60131

The 8,459 sf subject site is improved with a one-story,
brick, light industrial building having approximately
4,212 square feet of gross building area. According to
public record, it was built in 1962. The building has 13'+
clear ceiling heights and one, grade-level overhead door.
The interior is mostly open warehouse space with
roughly 10% of office area in fair to poor condition. It
has reportedly been vacant for over a decade and has
significant deferred maintenance.

Village of Franklin Park
See addenda
12-22-402-070

August 5, 2024

The intended use is for internal accounting and possible
disposition purposes.

The Village of Franklin Park

$64,160 (2023), however property will be tax exempt

A review of deeds on the Cook County Clerk's website
indicates that the have been no sales of the subject
property in the last five years. According to the client,
the Village of Franklin Park recently acquired the
property via a deed in lieu of foreclosure.  This
transaction is not yet reported on the Clerk's website

www.pvgchicago.com

PRAEDIUM o

VALUATION GROUP



PROPERTY

Land Area:

. Improvements:
Building ID:
Year Built:

Condition:
Number of Stories:

Gross Building Area (GBA):

Rentable Area (RA):

Property Totals:

Zoning:

Highest and Best Use
of the Site:

Highest and Best Use
as Improved:

VALUE CONCLUSIONS

Total: 8,459 square feet; 0.19 acres

Subject

3335 Schierhorn Court

1962 (Per Cook County GIS)
Fair / Poor

1.00 story

4,212 square feet

4,212 square feet

GBA RA Units
4212 4212 1

I-1, Light Industrial District

A build-to-suit light industrial in accordance with current
zoning.

Continued use of improvements after curing deferred
maintenance.

Reconciled Values:
Value Conclusions
Effective Dates
Property Rights

AsIs

$150,000
June 28, 2024
Fee Simple

The market exposure time preceding June 28, 2024 would have been 6 to 12 months and
the estimated marketing period as of June 28, 2024 is 6 to 12 months.

www.pvgchicago.com
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Key Analysis Points

Location

The subject property is located in the Village of Franklin Park, Illinois, a northwestern
suburb of Chicago. The property is approximately 11.7 miles northwest of the Loop and
2.5 miles southeast of the nearest portion of O’Hare International Airport. Franklin Park is
roughly bordered by Waveland and Seymour Avenues to the north, Des Plaines River Road
and Elm Street to the east, [-294, Belmont Avenue, Grand Avenue, Fullerton Avenue and
Armitage Avenue to the south, and the CNW railroad tracks and Mount Prospect Road to
the west. Neighboring communities include River Grove to the east, Melrose Park and
Northlake to the south, Bensenville to the west and Schiller Park and O’Hare International
Alrport to the north. The subject is located in the northeast portion of the Village of
Franklin Park, approximately 1/3 mile east of the “Franklin Park™ station along the Metra
Rail’s North Central Service station, and about 0.7 mile northeast of the Milwaukee District
West line. The subject has proximate expressway access 1.5 miles northwest to 1-294.
River Road is located one block east and is a primary north-south thoroughfare. The
Schiller Woods and Des Plaines River are located to the east of River Road.

Franklin Park has sizeable industrial districts in the west end of the village and in the
northeast and southeast portions of the village. The local industrial market benefits from
its proximity to the airport and area expressways. The remaining areas are primarily
residential, and there are commercial districts along some thoroughfares in the village.

More specifically, the subject is located on the east side of Schierhorn Court, % block north
of Gage Avenue in an industrial district. Schierhorn Court is a short street that extends one
block from Avenue to the parking lot of a banquet facility % block north of the subject.
Most improvements are similar in age to the subject though there is some recent
construction mixed in. The occupancy rate in the area’s industrial buildings is high. River
Road is one block east and has a mix of commercial, industrial, residential and special
purpose (house of worship, banquet hall, hotel) properties. Schiller Woods and the Des
Plaines River are east of River Road, and this area is in a FEMA designated special flood
hazard area.

Property Description

The 8,459 sf subject site is improved with a one-story, brick, light industrial building
having approximately 4,212 square feet of gross building area. According to public record,
it was built in 1962. The building has 13+ clear ceiling heights and one, grade-level
overhead door. The interior is mostly open warehouse space with roughly 10% of office
area in fair to poor condition. It has reportedly been vacant for over a decade and has
significant deferred maintenance.

The client provided a partial interior description from a building inspector from the Village
of Franklin Park. A copy is presented below:

www.pygchicago.com P R/\E D I U M 12
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“0On March 15, 2024, a visual inspection of 3335 Schierhom was performed. The outside of the building has areas that
will need tuekpsinting. The sautheast carner of the building has major damage frem the roof edge te the ground of the
building. The brick and rartar has given away so shifting has occurred. Replacemant will be requirad. The interior of
the building has some arcas that may have leaks. There was no Aoar puddling, but same joists were showing

moisture, Small areas near sinks showed a black substance {possibie mold}. The interior wall and flcor areas seamed
visually to be ck. The raof should be inspectad and the cornar wall completed. Overalf, depanding on the cost of
repairs, the building seems to hava goad bores, and possibly not need to be demolished. Mike Yonesh”

During our interior observation, floor puddling was noted in areas, and there were some
holes in the drywall wall, broken blocks in some glass block windows and significant
masonry issues. According to contractor’s estimates, the building requires about $77,455
in masonry work and a tear off roof for about $48,500. Additionally it needs a new
concrete floor in the warehouse area, all new office finish and new mechanicals.

The interior is mostly open warehouse area, though there is an office area (est. at 10% of
GBA) with worn and dated finish (older and worn tile and paneling with water marks) in
the front. The front of the lot has overgrown landscaping. There is a driveway along the
side (south) lot line which leads to a paved area in the rear, which is in need of
resurfacing. The fagade has face brick in average condition, while the remainder has
common brick in need of substantial tuckpointing, and brick replacement in areas.
Overall, it is in fair to poor condition.

Report Format
At your request, we have prepared a restricted appraisal report, which in intended to

comply with the reporting requirements set forth under Standards Rule 2 in the Uniform
Standards of Professional Appraisal Practice. As such, it presents limited discussion of the
data, reasoning and analyses that were used in the appraisal process to develop the
appraisers’ opinion of value. Supporting documentation has been retained in the
appraiser’s workfile. The depth of discussion contained in the report is specific to the needs
of the client and for the intended use stated below.

Extraordinary Assumptions

* We were not provided with a plat of survey or architectural plans. Due to overgrown
shrubs and plants, it was not possible to measure some exterior walls. Therefore,
aerial measurements were used and are approximate. This appraisal is based on the
extraordinary assumption that the building area is accurate. Use of this extraordinary
assumption may have affected assignment results.

wwywy.pvgcehicago.com P R/\E D I U M 13
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Report Scope of Work

According to the Uniform Standards of Professional Appraisal Practice, it is the appraiser’s
responsibility to develop and report a scope of work that results in credible results that are
appropriate for the appraisal problem and intended user. Therefore, the appraiser must

identify and consider:

e the client and intended users;

e the intended use of the report;

o the type and definition of value;

o the effective date of value;

® assignment conditions;

e typical client expectations; and

e typical appraisal work by peers for similar assignments.

This appraisal is prepared for Mr. Nicholas Walny, Village of Franklin Park. The problem
to be solved is to estimate the current market value, as is, for internal accounting and

possible disposition purposes.

The definition of market value used in this appraisal is found in The Dictionary of Real
Estate Appraisal, 6" edition (Chicago: Appraisal Institute, 2015), and the same definition
can also can be found in the Code of Federal Regulations; “12 CFR, part 34, subpart C-

Appraisal 34.42 (g).

The most probable price which a property should bring in a competitive and
open market under all conditions requisite to a fair sale, the buyer and seller
each acting prudently and knowledgeably, and assuming the price is not
affected by undue stimulus. Implicit in this definition is the consummation of
a sale as of a specified date and the passing of title from seller to buyer under
conditions whereby:

Buyer and seller are typically motivated;

Both parties are well informed or well advised, and acting in what they
consider their best interests;

A reasonable time is allowed for exposure in the open market;

Payment was made in cash in U.S. dollars or in terms of financial
arrangements comparable thereto; and

The price represents the normal consideration for the property sold, unaffected
by special or creative financing or sales concessions granted by anyone
associated with the sale.

The intended use is to provide an opinion of market value to assist our client, The Village

of Franklin Park, for internal accounting and possible disposition purposes.
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Scope of Work

Report Type:

Property Identification:

Inspection:

Valuation Analyses
Cost Approach:

Sales Comparison Approach:

Income Capitalization
Approach:

Hypothetical Conditions:

This is a Restricted Appraisal Report as defined by
Uniform Standards of Professional Appraisal Practice
under Standards Rule 2-2. This format provides for
only basic property identification, appraisal
statements and value conclusion. The appraisal may
only be used by the client for the intended use. The
rationale for how the appraiser arrived at the opinions
and conclusions set forth in the report may not be
understood properly without additional information in
the appraiser’s workfile.

The subject has been identified by the Assessor's
parcel number, the legal description and common
street address.

An interior and exterior observation has been made. A
plat of survey was not available.

A cost approach was not developed as the age of the
improvements makes the depreciation difficult to
accurately measure. Also, buyers and sellers of this
asset class typically do not use this approach when
making pricing decisions.

A sales comparison approach was developed as there
1s adequate data to develop a value estimate and this
approach reflects market behavior for this property

type.

An income capitalization approach was not developed
as the subject is a vacant single-tenant building that
had formerly been owner occupied. Pricing for this
type of asset is based on a sales comparison analysis,
and the income capitalization approach is not
necessary for credible assignment results.

There are no hypothetical conditions for this
appraisal.
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Extraordinary Assumptions:

We were not provided with a plat of survey or
architectural plans. Due to overgrown shrubs and
plants, it was not possible to measure some exterior
walls. Therefore, aerial measurements were used and
are approximate. This appraisal is based on the
extraordinary assumption that the building area is
accurate. Use of this extraordinary assumption may
have affected assignment results.

viww . pvgchicago.com
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Market Area Analysis
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The subject property is located in the Village of Franklin Park, approximately 11.7 miles
northwest of the Loop and 2.5 miles southeast of O’Hare airport.
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Community Map
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The subject is located in the northeast portion of the Village of Franklin Park,
approximately 1/3-mile east of the “Franklin Park™ station along the Metra Rail’s North
Central Service station, and about 0.7-miles northeast of the Milwaukee District West line.
The subject has proximate expressway access 1.5 miles northwest to [-294. River Road is
located one block east and is a primary north-south thoroughfare. The Schiller Woods and
Des Plaines River are located to the east of River Road.
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Property Description

The 8,459 sf subject site is improved with a one-story, brick, light industrial building
having approximately 4,212 square feet of gross building area. According to public record,
it was built in 1962. The building has 13't clear ceiling heights and one, grade-level
overhead door. The interior is mostly open warehouse space with roughly 10% of office
area in fair to poor condition. It has reportedly been vacant for over a decade and has
significant deferred maintenance.

Land Summary
Parcel ID Gross Land  Gross Land Usable Land Usable Land Topography Shape
Area(Acres) Arca(SqFt)  Area(Acres) Area (Sq Ft)

12-22-402-070 0.19 8459 0.19 8,459 Level . Quadrilateral

SITE

Location: The subject is located on the east side of Schierhorn Court,
north of Gage Avenue in Franklin Park.

Current Use: Warehouse

Site Size: Total: 0.19 acres; 8,459+ square feet
Usable: 0.19 acres; 8,459+ square feet

Shape: The subject site is a quadrilateral.

Frontage/Access: The subject is located along the east side of Schierhorn Ct. and
has one curb cut. Frontage is as follows:
Schierhorn Ct.: 58.04 feet
The site is an interior lot.

Visibility: Unobstructed

Topography: Primarily level

Soil Conditions: The soil conditions at the subject are assumed to be typical of
the region and adequate to support development.

Utilities: Electricity: The site is served by public electricity.
Sewer: City sewer
Water: City water
Natural Gas: The site is served by a public gas company _
Adequacy: The subject's utilities are typical of the market area
and adequate for its intended use.
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Site Improvements:

Flood Zone:

Environmental Issues:

Encumbrance
Easements:

Site Comments:

Paved area along the south and east lot lines; overgrown
landscaping along the front (west) lot line

The subject is located in an area mapped by the Federal
Emergency Management Agency (FEMA). The subject is
located all or almost all in a FEMA zone X, though the
easternmost portion may be in a zone AE. Zone X is not
classified as a special flood hazard area, however, Zone AE is.

FEMA Map Number: 17031C0378]J
FEMA Map Date: August 19, 2008

The appraiser is not an expert in this matter and is reporting
data from FEMA maps.

To the best of our knowledge, there are no known adverse
environmental conditions on the subject site. Some steel drums
with unknown contents were noted in the building and on the
rear of the site. This appraisal is based on the assumption that
the subject does no<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>