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INDEPENDENT AUDITOR’S REPORT

To The Board of Directors of
CHICAGO METROPOLITAN HOUSING DEVELOPMENT CORPORATION
Chicago, Illinois

Opinion

We have audited the accompanying consolidated financial statements of CHICAGO METROPOLITAN
HOUSING DEVELOPMENT CORPORATION ("CMHDC") (an Illinois not-for-profit corporation),
which comprise the consolidated statement of financial position as of December 31, 2024, and the related
consolidated statements of activities, functional expenses and cash flows for the year then ended, and the
related notes to the consolidated financial statements.

In our opinion, the consolidated financial statements referred to above present fairly, in all material respects,
the financial position of CMHDC as of December 31, 2024, and the changes in its net assets and its cash flows
for the year then ended in accordance with accounting principles generally accepted in the United States of
America.

Basis for Opinion

We conducted our audit in accordance with auditing standards generally accepted in the United States of
America. Our responsibilities under those standards are further described in the Auditor’s Responsibilities
for the Audit of the Financial Statements section of our report. We are required to be independent of
CMHDC and to meet our other ethical responsibilities in accordance with the relevant ethical requirements
relating to our audit. We believe that the audit evidence we have obtained is sufficient and appropriate to
provide a basis for our audit opinion.

Responsibilities of Management for the Financial Statements

Management is responsible for the preparation and fair presentation of the consolidated financial statements
in accordance with accounting principles generally accepted in the United States of America, and for the
design, implementation, and maintenance of internal control relevant to the preparation and fair presentation
of financial statements that are free from material misstatement, whether due to fraud or error.

In preparing the consolidated financial statements, management is required to evaluate whether there are
conditions or events, considered in the aggregate, that raise substantial doubt about CMHDC’s ability to
continue as a going concern within one year after the date that the consolidated financial statements are
available to be issued.

Auditor’s Responsibilities for the Audit of the Financial Statements

Our objectives are to obtain reasonable assurance about whether the consolidated financial statements as a
whole are free from material misstatement, whether due to fraud or error, and to issue an auditor’s report
that includes our opinion. Reasonable assurance is a high level of assurance but is not absolute assurance
and therefore is not a guarantee that an audit conducted in accordance with generally accepted auditing
standards will always detect a material misstatement when it exists. The risk of not detecting a material
misstatement resulting from fraud is higher than for one resulting from error, as fraud may involve
collusion, forgery, intentional omissions, misrepresentations, or the override of internal control.
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Misstatements are considered material if there is a substantial likelihood that, individually or in the
aggregate, they would influence the judgment made by a reasonable user based on the financial statements.

In performing an audit in accordance with generally accepted auditing standards, we:

 Exercise professional judgment and maintain professional skepticism throughout the audit.

 Identify and assess the risks of material misstatement of the consolidated financial statements, whether
due to fraud or error, and design and perform audit procedures responsive to those risks. Such
procedures include examining, on a test basis, evidence regarding the amounts and disclosures in the
financial statements.

 Obtain an understanding of internal control relevant to the audit in order to design audit procedures that
are appropriate in the circumstances, but not for the purpose of expressing an opinion on the
effectiveness of CMHDC’s internal control. Accordingly, no such opinion is expressed.

 Evaluate the appropriateness of accounting policies used and the reasonableness of significant
accounting estimates made by management, as well as evaluate the overall presentation of the
consolidated financial statements.

 Conclude whether, in our judgment, there are conditions or events, considered in the aggregate, that
raise substantial doubt about CMHDC’s ability to continue as a going concern for a reasonable period
of time.

We are required to communicate with those charged with governance regarding, among other matters, the
planned scope and timing of the audit, significant audit findings, and certain internal control related matters that
we identified during the audit.

Report on Summarized Comparative Information

We have previously audited CMHDC’s 2023 consolidated financial statements, and we expressed an unmodified
audit opinion on those audited consolidated financial statements in our report dated June 27, 2024. In our opinion,
the summarized consolidated comparative information presented herein as of and for the year ended December
31, 2023, is consistent, in all material respects, with the audited consolidated financial statements from which it
has been derived.

Report on Supplementary Information

Our audit was conducted for the purpose of forming an opinion on the consolidated financial statements as a
whole. The accompanying consolidating schedule of financial position and consolidating schedule of activities
are presented for purposes of additional analysis and are not a required part of the consolidated financial
statements. Such information is the responsibility of management and was derived from and relates directly to
the underlying accounting and other records used to prepare the consolidated financial statements. The
information has been subjected to the auditing procedures applied in the audit of the consolidated financial
statements and certain additional procedures, including comparing and reconciling such information directly to
the underlying accounting and other records used to prepare the consolidated financial statements or to the
consolidated financial statements themselves, and other additional procedures in accordance with auditing
standards generally accepted in the United States of America. In our opinion, the information is fairly stated in
all material respects in relation to the consolidated financial statements as a whole.

Chicago, Illinois
July 11, 2025
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2024 2023

ASSETS

Current Assets

Cash and cash equivalents 2,887,071$        2,412,513$           

Tenant accounts receivable (Less: Allowance 

for doubtful accounts of $20,220 and $20,220

for 2024 and 2023, respectively) 82,941               181,985                

Grants receivable - corporation 125,000             -                        

Escrow deposits 1,074,061          1,029,414             

Prepaid expenses 336,840             430,555                

Construction receivable 16,292               10,000                  

Note receivable - short-term portion 21,072               20,179                  

Total Current Assets 4,543,277          4,084,646             

Property and Equipment

Land, building and improvements, rental portfolio 85,231,075        83,845,105           

Office equipment and furniture 282,583             255,006                

Automobiles -                    23,300                  

Construction in progress 386,177             -                        

85,899,835        84,123,411           

Less: Accumulated depreciation (39,293,968)      (38,764,455)          

Total Property and Equipment 46,605,867        45,358,956           

Other Assets

Operating lease right of use asset 136,989             191,935                

Notes receivable - long-term portion 437,501             459,259                

Total Other Assets 574,490             651,194                

TOTAL ASSETS 51,723,634$      50,094,796$         

(WITH SUMMARIZED COMPARATIVE TOTALS FOR 2023)

CHICAGO METROPOLITAN HOUSING DEVELOPMENT CORPORATION

(AN ILLINOIS NOT-FOR-PROFIT CORPORATION)

CONSOLIDATED STATEMENT OF FINANCIAL POSITION

AS OF DECEMBER 31, 2024

The accompanying Notes are an integral part of these consolidated Financial Statements.

3



0

Page 2 of  2

2024 2023

LIABILITIES AND NET ASSETS

Current Liabilities

Accounts payable 162,775$           245,345$               

Prepaid tenant rent and security deposits 75,068               150,662                 

Accrued compensated absences 25,143               23,976                   

Accrued real estate taxes 1,145,289          1,119,711              

Accrued expenses 206,444             212,378                 

NSP loan - Leland - short-term portion 70,664               70,664                   

Lines of credit 4,438,634          5,254,941              

Loans payable - short-term portion 49,583               1,988,630              

Mortgages payable - short-term portion 833,570             2,106,853              

1602 Grant funds - short-term portion 262,840             262,840                 

Operating lease liability - short term 66,456               64,685                   

Total Current Liabilities 7,336,466          11,500,685            

Long-Term Liabilities

Long-Term Debt

NSP loan - Leland - long-term portion 460,338             531,006                 

Loans payable - long-term portion 2,189,594          294,859                 

Mortgages payable - long-term portion 38,345,874        35,287,178            

Less:  unamortized debt finance cost (312,247)           (310,575)                

Net Long-Term Debt 40,683,559        35,802,468            

Community development investment payable 114,000             -                         

IHDA capital grant 904,729             545,450                 

Deferred interest payable 584,320             552,651                 

Tax Credit - IHDA-Albany 279,418             279,418                 

Operating lease liability - long term 103,523             160,240                 

1602 Grant funds - long-term portion 262,868             525,704                 

Total Long-Term Liabilities 42,932,417        37,865,931            

Total Liabilities 50,268,883        49,366,616            

Net Assets

Without Donor Restrictions 1,329,751          228,180                 

With Donor Restrictions 125,000             500,000                 

Total Net Assets 1,454,751          728,180                 

TOTAL LIABILITIES AND NET ASSETS 51,723,634$      50,094,796$          

(WITH SUMMARIZED COMPARATIVE TOTALS FOR 2023)

CHICAGO METROPOLITAN HOUSING DEVELOPMENT CORPORATION

(AN ILLINOIS NOT-FOR-PROFIT CORPORATION)

CONSOLIDATED STATEMENT OF FINANCIAL POSITION

AS OF DECEMBER 31, 2024

The accompanying Notes are an integral part of these consolidated Financial Statements.
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Without Donor With Donor

 Restrictions  Restrictions 2024 2023

Revenues and Other Support

Program income - rental income 10,132,056$     -$              10,132,056$    9,587,158$  

Grants - corporations 193,436            125,000         318,436           507,500       

Grant funds-NSP 70,668              -                70,668             70,664         

Grant funds-1602 262,836            -                262,836           262,840       

Gain (loss) on sales of properties 969,595            -                969,595           1,414,908    

Other operating income 74,568              -                74,568             136,108       

Construction income 75,711              -                75,711             141,992       

Interest income 45,498              -                45,498             51,214         

Net assets released from restrictions 500,000            (500,000)       -                   

Total Revenues and Other Support 12,324,368       (375,000)       11,949,368      12,172,384  

Expenses

Program services:

Properties 10,408,102       -                10,408,102      11,716,356  

Support services:

Management and general 814,695            -                814,695           749,746       

Total Expenses 11,222,797       -                11,222,797      12,466,102  

Change in Net Assets 1,101,571         (375,000)       726,571           (293,718)     

Net Assets at Beginning of Year 228,180            500,000         728,180           1,021,898    

NET ASSETS AT END OF YEAR 1,329,751$       125,000$       1,454,751$      728,180$     

(WITH SUMMARIZED COMPARATIVE TOTALS FOR 2023)

CHICAGO METROPOLITAN HOUSING DEVELOPMENT CORPORATION

(AN ILLINOIS NOT-FOR-PROFIT CORPORATION)

CONSOLIDATED STATEMENT OF ACTIVITIES

FOR THE YEAR ENDED DECEMBER 31, 2024

The accompanying Notes are an integral part of these consolidated Financial Statements.
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Program 

Services

Support 

Services 2024 2023

Management Total Total

Properties and General Expenses Expenses

EXPENSES

  Employee Compensation   

Salaries 477,833$         211,397$       689,230$        634,191$         

Payroll taxes 18,713             24,941           43,654            43,248             

Employee benefits 72,293             22,273           94,566            66,819             

Total Employee Compensation 568,839           258,611         827,450          744,258           

  Other Expenses

Advertising 224,139           -                 224,139          222,795           

Automobile expense 1,606               904                2,510              7,883               

Bad debt expense 9,810               -                 9,810              -                   

Consulting - construction 171,170           -                 171,170          108,395           

Janitorial and administrative services 408,721           -                 408,721          367,631           

Insurance 585,109           -                 585,109          543,308           

Interest 2,319,622        -                 2,319,622       2,213,555        

Property management fees 373,123           209,881         583,004          538,817           

Miscellaneous expenses 24,912             -                 24,912            4,875               

Office expense 144,523           73,073           217,596          240,906           

Professional fees 114,512           235,235         349,747          380,928           

Property taxes 1,061,927        -                 1,061,927       1,006,700        

Rent 71,851             34,281           106,132          117,153           

Repairs and maintenance 1,391,903        -                 1,391,903       1,322,674        

Telephone -                   2,710             2,710              2,691               

Utilities 1,211,322        -                 1,211,322       1,207,109        

Total Expenses Before Depreciation 8,683,089        814,695         9,497,784       9,029,678        

Depreciation 1,725,013        -                 1,725,013       3,436,424        

TOTAL EXPENSES 10,408,102$    814,695$       11,222,797$   12,466,102$    

(WITH SUMMARIZED COMPARATIVE TOTALS FOR 2023)

CHICAGO METROPOLITAN HOUSING DEVELOPMENT CORPORATION

(AN ILLINOIS NOT-FOR-PROFIT CORPORATION)

CONSOLIDATED STATEMENT OF FUNCTIONAL EXPENSES

FOR THE YEAR ENDED DECEMBER 31, 2024

The accompanying Notes are an integral part of these consolidated Financial Statements.
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2024 2023

CASH FLOWS FROM OPERATING ACTIVITIES:

Change in net assets 726,571$             (293,718)$        

Adjustments to reconcile change in net

  assets to net cash provided by (used) in operating activities:

Depreciation 1,725,013            3,436,424        

Lease expense - operating 53,808                 55,883              

Payments on operating lease obligation (48,948)                (62,960)            

Amortization of unamortized finance cost 96,167                 96,892              

(Gain) Loss on sales of properties (969,595)              (1,414,908)       

Bad debt expense 9,810                   -                   

Release from NSP loan (70,668)                1,904                

Release from 1602 Grant funds (262,836)              (262,840)          

Release from IHDA Grant funds (43,436)                -                   

Changes in assets and liabilities:

Prepaid expenses 93,715                 (19,673)            

Construction receivable (6,292)                  (10,000)            

Security deposit -                       20,170              

Tenant accounts receivable 99,044                 (73,687)            

Grants receivable - corporation (125,000)              -                   

Accrued real estate taxes 25,578                 (133,865)          

Accrued compensated absences 1,167                   (22,908)            

Accounts payable and accrued expenses (88,504)                (74,374)            

Prepaid tenant rent and security deposits (75,594)                (17,919)            

Net Cash Provided By (Used) In Operating Activities 1,140,000            1,224,421        

CASH FLOWS FROM INVESTING ACTIVITIES:

Collections of notes receivable 20,865                 19,210              

Building purchases and improvements (3,036,167)           (1,540,151)       

Property sale proceeds 1,015,523            2,828,622        

Purchase of financing costs (89,719)                (101,123)          

Net Cash Provided By (Used) In Investing Activities (2,089,497)           1,206,558        

CASH FLOWS FROM FINANCING ACTIVITIES:

Deferred interest payable 31,669                 24,736              

Proceeds from community development investment 114,000               -                   

Proceeds from new mortgages 4,575,000            4,500,000        

Proceeds from issuance of notes/loans payable and line of credit 230,000               862,979           

Principal payments on mortgages (2,794,062)           (6,870,555)       

Principal payments on notes/loans payable and line of credit (1,090,620)           (948,556)          

Proceeds from IHDA Capital grants 402,715               545,450           

Net Cash Provided By (Used) In Financing Activities 1,468,702            (1,885,946)       

Increase (Decrease) in Cash, Cash Equivalents and Restricted Cash 519,205               545,033           

Cash, Cash Equivalents and Restricted Cash at Beginning of  Year 3,441,927            2,896,894        

CASH, CASH EQUIVALENTS AND RESTRICTED CASH AT END OF YEAR 3,961,132$          3,441,927$      

SUPPLEMENTAL DATA:

   Interest paid 2,238,497$          2,174,484$      

CHICAGO METROPOLITAN HOUSING DEVELOPMENT CORPORATION

(AN ILLINOIS NOT-FOR-PROFIT CORPORATION)

CONSOLIDATED STATEMENT OF CASH FLOWS

FOR THE YEAR ENDED DECEMBER 31, 2024

(WITH SUMMARIZED COMPARATIVE TOTALS FOR 2023)

The accompanying Notes are an integral part of these consolidated Financial Statements.
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NOTE 1 – NATURE OF ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING 

POLICIES 

 

Nature of Organization 

 

CHICAGO METROPOLITAN HOUSING DEVELOPMENT CORPORATION (“CMHDC”) is a 501(c)(3) not 

for profit corporation founded in 1982 by the Chicago Housing Authority (CHA).  CMHDC was created initially 

to issue tax-exempt bonds under the United States Housing and Urban Development (HUD) Section 11(b) 

Program.  On December 31, 2021 CHA and CMHDC legally separated thus terminating the instrumentality and 

any other relationship between the two entities. The articles of incorporation and the bylaws were revised 

accordingly to reflect this event. This change has not affected the activities of CMHDC and its affiliates. 

CMHDC has continued its role to include active development and financing of quality affordable housing, with 

particular emphasis on the revitalization and redevelopment of communities throughout the Chicago area. 

CMHDC's mission is to expand housing opportunities, create mixed-income communities and offer a variety of 

housing options for lower-income individuals and families throughout the Chicago area. 

  

The financial statements consolidate CMHDC and the following entities.  The entities’ ownership are as 

follows: 

100% owned by CMHDC 

CMHDC Properties, LLC Diversey Manor, LLC  CMHDC Laflin, LLC 

3252 W. Leland, LLC  CMHDC Kolin, LLC  CMHDC-ALB, LLC 

CMHDC-Albany, LLC  5238 Neenah, LLC  1902 Birchwood, LLC 

4848 Wrightwood, LLC  CMHDC Progressive NFP Progressive Square Limited Partnership  

Phase I 

In 2024 CMHDC created the following entities to expand housing opportunities, create mixed-income 

communities and offer a variety of housing options for lower-income individuals and families. CMHDC is the 

sole member of CMHDC Equity Fund I and II and these entities are the sole members of 244 S. Marion, LLC 

and 6221 Wabansia, LLC, respectively. 

 

CMHDC Equity Fund I  244 S. Marion, LLC 

CMHDC Equity Fund II  6221 Wabansia, LLC    

  

CMHDC Progressive NFP is a wholly owned subsidiary of CMHDC and is the .01% General Partner of Progressive 

Square Limited Partnership Phase I.  On December 31, 2015, CMHDC acquired a 99.99% Limited Partner interest 

in Progressive Square Limited Partnership Phase I (“Partnership”).  The Partnership owns and operates a 24-unit 

rental apartment project located at 4752 S. Wabash in Chicago, Illinois. The financial statements consolidate the 

operations of the Partnership. 

 

CMHDC Development Services (“Development Services”) an affiliate of CMHDC, formed in 2009 under the 

laws of the State of Illinois as a non-profit corporation was dissolved on February 7, 2024.  The mission of 

Development Services was to expand housing opportunities and offer a variety of housing options for lower 

income individuals and families within the Chicago Metropolitan Area.  CMHDC board members were members 

of Development Services board.  CMHDC’s board had a majority controlling interest in Development Services. 

During 2023 Development Services transferred its interest in the limited liability companies holding title and 

the related mortgages to various properties to CMHDC, see Note 12.  Those LLC entities are: 

 

CDS Cicero NFP, LLC  CDS Austin, LLC  CDS Ridge, LLC 

CDS Dobson, LLC  CDS Harvard, LLC  CDS Harlem, LLC 
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NOTE 1 – NATURE OF ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING 

POLICIES – Continued 

 
Development Services also transferred its interest in Chicago Metropolitan Construction, LLC (‘CMC”) to 

CMHDC. CMC provides construction services to other organizations and businesses, see Revenue and Cost 

Recognition – Construction disclosure on page 12. 

 
Basis of Accounting 

 

The consolidated financial statements of CMHDC have been prepared on the accrual basis of accounting, 

whereas revenue is recognized when earned and expenses are recognized when incurred. To ensure observance 

of certain constraints and restrictions placed on the use of resources, separate cash accounts are maintained in 

accordance with the underlying programs.   

 

Consolidation Policy  

 

The accompanying consolidated financial statements include the accounts of the parent company (Chicago 

Metropolitan Housing Development Corporation), and all its wholly owned subsidiaries. Inter-company transactions 

have been eliminated in consolidation. 

 

Net Assets 

 

Net assets, revenues, gains and losses are classified based on the existence or absence of donor or grantor-imposed 

restrictions. Accordingly, net assets and changes therein are classified and reported as follows: 

 

Net assets without donor restrictions – Net assets available for use in general operations and not 

subject to donor restrictions. 

 

Net assets with donor restrictions – Net assets subject to donor-imposed stipulations that may or will 

be met either by actions of CMHDC and/or the passage of time.  

 

Income Tax Status 

 

CMHDC is exempt from income taxes under Section 501(c) (3) of the Internal Revenue Code. CMHDC had no 

unrelated business income during 2024, and therefore, no provision for federal or state income taxes has been made 

in the accompanying financial statements. CMHDC is no longer subject to examination by the Internal Revenue 

Service for years prior to 2021. 

 

Cash and Cash Equivalents 

 

Cash equivalents are short-term, highly liquid investments (i.e., money market mutual funds or other highly liquid 

investments with original maturities of three months or less) that are readily convertible to known amounts of cash 

and have insignificant risk of changes in value because of changes in the interest rate. 
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NOTE 1 – NATURE OF ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING 

POLICIES – Continued 

 

Investments 

 

The organization’s investments are bought and held principally for the purpose of generating income. Investments 

in equity securities with readily determinable fair values and all investments in debt securities are stated at fair value. 

Fair value is based on quoted market prices. For the year ended December 31, 2024 there were no investments for 

CMHDC. 

 

Estimates 

 

The preparation of financial statements in conformity with accounting principles generally accepted in the United 

States of America requires management to make estimates and assumptions that affect certain reported amounts and 

disclosures. Accordingly, actual results could differ from those estimates. 

 

Property and Equipment 

 

Land, buildings and equipment are recorded at cost if purchased or, fair value if contributed, plus significant 

expenditures required to make residences ready for occupancy.  Operating equipment purchases of $1,000 or more 

are depreciated over the estimated useful life of five years using the straight-line method. Buildings were depreciated 

over an estimated useful life of 27.5 years using the modified accelerated cost recovery system, which approximates 

methods allowable under accounting principles generally accepted in the United Stated of America. Effective 

January 1, 2024 CMHDC implemented a change in buildings useful life from 27.5 years to 40 years. 

 

Finance Cost and Amortization 

 

Financing costs are amortized over the term of the mortgage loan using the straight-line method. Accounting 

principles generally accepted in the United States of America require that the effective yield method be used to 

amortize financing costs; however, the effect of using the straight-line method is not materially different from the 

results that would have been obtained under the effective yield method.  

 

Description of Programs 

 

During 2024, CMHDC continued its efforts on the development and retention of affordable mixed-income housing. 

CMHDC operates several rental properties located in different areas of the City of Chicago and metropolitan area 

(see rental portfolio description).  All of the units have been made available to qualified tenants in accordance with 

regulations controlling the different sources of funds that CMHDC receives. 
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NOTE 1 – NATURE OF ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING      

POLICIES – Continued 

 

Rental Portfolio 

Rental units are the largest component of CMHDC’s real estate holdings.  As of December 31, 2024 CMHDC and 

its affiliate(s) owned and operated the following properties as rental units for the benefits of low and very low-

income families: 

 

 
Residences are capitalized at acquired cost, plus significant expenditures required to make the residences ready for 

occupancy.  Residences are depreciated when they are available for occupancy.  

 

Public Housing Programs 

 

CMHDC provided two loans in the amount of $384,000 each to a developer to secure units at Mohawk North and 

Old Town Village for replacement public housing.  The units are leased by the developer to CHA under a 40-year 

master lease. The terms of the loans are as follows: 

 

Loan Date Borrower Amount Interest Rate Maturity Date 

July 30, 1998 Mohawk North $384,000 4.5% August 31, 2038 

August 9, 2002 Old Town Village $384,000 4.5% September 1, 2042 

     

Entity Holding Rental Property Property Location Units Carrying Value

CMHDC Chicago, Illinois 102 13,344,224$          

Diversey Manor Apartments, LLC Chicago, Illinois 51 4,698,534              

CMHDC Properties, LLC Chicago, Illinois 236 23,243,098            

CMHDC Kolin, LLC Chicago, Illinois 15 978,336                

CMHDC Laflin, LLC Chicago, Illinois 51 711,255                

CMHDC Albany, LLC Chicago, Illinois 20 4,055,217              

CMHDC ALB, LLC Chicago, Illinois 20 3,356,954              

3252 W. Leland, LLC Chicago, Illinois 6 1,645,758              

5238 Neenah, LLC Chicago, Illinois 12 1,597,079              

1902 Birchwood, LLC Chicago, Illinois 10 1,232,143              

4848 Wrightwood, LLC Chicago, Illinois 44 5,242,256              

CMHDC Progressive NFP Chicago, Illinois 24 4,487,487              

CDS Cicero, NFP LLC Cicero, Illinois 54 6,510,373              

CDS Harlem, LLC Hardwood Heights and Chicago, Illinois 27 3,923,773              

CDS Dobson, LLC Evanston, Illinois 12 1,698,265              

CDS Austin, LLC Cicero, Illinois 14 909,842                

CDS Ridge, LLC Evanston, Illinois 17 2,088,192              

CDS Harvard, LLC Evanston, Illinois 20 2,821,807              

6221 Wabansia, LLC Chicago, Illinois 10 1,151,757              

244 South Marion, LLC Oak Park, Illinois 10 1,534,725              

Total 85,231,075            

Accumulated Depreciation (39,046,774)           

Total Carrying Value Net of Depreciation 46,184,301$          
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NOTE 1 – NATURE OF ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING      

POLICIES – Continued 

 

Restricted Investments – Security Deposits 

 

As required by municipalities and the State of Illinois tenant security deposits are required to be set aside and held 

in separate interest-bearing accounts and are not available for operating purposes.  These deposits are currently held 

in bank accounts managed by Kass Management Services, Inc. and Urban Equities Real Estate Consultants, Inc., 

the Property Managers. The deposits, including any interest accumulated, are released to the tenants according to 

the lease terms. The restricted deposit balances as of December 31, 2024 and 2023 are $0 and $0 respectively. 

 

Receivables 

 

Receivables are reported at the outstanding balance less an allowance for doubtful accounts, if necessary.  

Accounts receivable are written off when all collection efforts have been used and the tenant has been evicted. 

Generally, the receivables are considered past due 5 days after the due date and delinquent if not received within 

30 days of the due date. However, the specific terms, including interest charges on late payments, are dependent 

upon the lease contracts.   

 

Rental Income and Revenue Recognition – Rental Activities 

 

Rental income is recognized for apartment rentals as it accrues.  Advance receipts of rental income are deferred 

and classified as a liability until earned. 

 

Revenue streams subject to ASC 606 Revenue from Contracts with Customers include: tenant reimbursement of 

consumption-based costs paid by the Project on behalf of the tenant, such as utilities and other monthly fees.  

Additional revenue includes laundry, vending, pet and parking fees as well as damages.  Such fees are ancillary to 

the lease process and are recognized as revenue at the point in time such fees are incurred.   

 

Revenue and Cost Recognition – Construction 

 

The Financial Accounting Standards Board (FASB) issued new guidance that created Topic 606, Revenue from 

Contracts with Customers, in the Accounting Standards Codification (ASC). Topic 606 requires the recognition 

of revenue when promised goods or services are transferred to customers in an amount that reflects the 

consideration to which an entity expects to be entitled in exchange for those goods or services. The new guidance  

also added Subtopic 340-40, Other Assets and Deferred Costs – Contracts with Customers, to the ASC to require 

the deferral of incremental costs of obtaining a contract with a customer. Collectively, we refer to the new Topic 

606 and Subtopic 340-40 as the “new guidance.” 

 

The Organization contracts are single performance obligations that are satisfied over time. Payments are also 

due over time in installments, based on project phases as specified in the contract, with final payment due at the 

time the contract is complete and the customer accepts the project. 

 

The Organization recognizes revenues from fixed-price contracts using the cost-to-cost input method, which 

measures progress toward completion based on the percentage of cost incurred to date to estimated total cost for 

each contract. That method is used because management considers total cost to be the best available measure of 

progress on the contracts.  
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NOTE 1 – NATURE OF ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING      

POLICIES – Continued 

 

Revenue and Cost Recognition – Construction 

 

Because of inherent uncertainties in estimating costs, it is at least reasonably possible that estimates used will 

change within the near term. There are a number of factors that can contribute to changes in estimates of contract 

cost and profitability. The most significant of these include: 

 

• The completeness and accuracy of the original bid 

• Costs associated with scope changes 

• Changes in costs of labor and/or materials 

• Changes in productivity expectations 

 

Contract costs include all direct subcontractor and construction supervision costs related to contract 

performance. Selling, general, and administrative costs are charged to expense as incurred. Provisions for 

estimated losses on uncompleted contracts (if any) are made in the period in which such losses are determined. 

Changes in job performance, job conditions, and estimated profitability may result in revisions to costs and 

income, which are generally recognized in the period in which the revisions are determined.   

 

The contract asset “costs and estimated earnings in excess of billings on uncompleted contracts” represents 

revenue recognized in excess of billings. The contract liability “billings in excess of costs and estimated earnings 

on uncompleted contracts” represents billings in excess of revenues recognized. 

 

The Organization has one outside contract outstanding at December 31, 2024. The remaining outstanding 

contract obligation was a change order which was commenced subsequent to year end. Construction revenue for 

the year ended December 31, 2024 was $75,711.  The construction services receivable as of December 31, 2024 

and 2023 was $16,292 and $10,000, respectively.  There were no material payables at December 31, 2024.   

 

Contract acquisition costs 

 

The Organization has applied the practical expedient provided by FASB ASC 340-40-25-4 and all incremental 

customer contract acquisition costs are expensed as they are incurred, as the amortization period of the asset that 

the Organization otherwise would have recognized is one year or less in duration. 

 

Cash, Cash Equivalents and Restricted Cash  

 

The following table provides reconciliation of cash, cash equivalents, and restricted cash reported within the 

statement of financial position that sum to the total of the same such amounts shown in the statements of cash 

flows at December 31, 2024 and 2023: 

 2024  2023 

Cash and cash equivalents $  2,887,071  $  2,412,513 

Escrow- tax insurance and construction  1,074,061  1,029,414  

Total cash, cash equivalents and restricted cash, 

shown on the statement of cash flows 

 

   $  3,961,132 

  

$  3,441,927 
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NOTE 1 – NATURE OF ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING      

POLICIES – Continued 

 

Liquidity and Availability of Financial Assets 

 

Financial assets available for general expenditures, that is, without donor restrictions or other restrictions limiting 

their use, within one year of the statement of financial position date, comprised the following: 

 

Cash and cash equivalents     $  2,887,071 

Tenant accounts receivable              82,941 

Less: Restricted grant          (125,000) 

Less: Prepaid tenant rent and security deposits      (  75,068) 

    $  2,769,944 

  

The tenant accounts receivable are expected to be collected within one year.  CMHDC has a goal to maintain 

financial assets, which consist of cash on hand to meet normal operating expenses. CMHDC has a policy to structure 

its financial assets to be available as its general expenditures, liabilities, and other obligations come due.  

 

Functional Allocation of Expenses 

 

The costs of program and supporting services activities have been summarized on a functional basis in the statement 

of activities.  The statement of functional expenses presents the natural classification detail of expenses by function.  

Accordingly, certain costs have been allocated among the program and supporting services benefited.  

 

The financial statements report certain categories of expenses that are attributed to the housing programs or 

supporting functions of CMHDC.  Therefore, expenses require allocation on a reasonable basis that is consistently 

applied. The expenses that are allocated include salaries, payroll taxes and benefits, management fees, rent and office 

expenses, which are allocated on the basis of estimates of time and effort.   

 

Comparative Financial Information 

 

The consolidated financial statements include prior-year summarized comparative information in total but not 

by net asset class. Such information does not include sufficient detail to constitute a presentation in conformity 

with generally accepted accounting principles. Accordingly, such information should be read in conjunction 

with CMHDC's consolidated financial statements for the year ended December 31, 2023, from which the 

summarized information was derived. 

 

Lease – Adoption of FASB ASC 842 

CMHDC determines if an arrangement contains a lease at inception based on whether CMHDC has the right to 

control the asset during the contract period and other facts and circumstances.  CMHDC elected the package of 

practical expedients permitted under the transition guidance within the new standard, which among other things, 

allowed it to carry forward the historical lease classification.   

 

CMHDC has elected for all underlying classes of assets, to not recognize right-of-use assets and lease liabilities 

for short-term leases that have a lease term of twelve months or less, but greater than one month at lease 

commencement, and do not include an option to purchase the underlying asset that CMHDC is reasonably certain 

to exercise.  CMHDC recognizes lease cost associated with its short-term leases on a straight-line basis over the 

lease term.   
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NOTE 1 – NATURE OF ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING      

POLICIES – Concluded 

 

Reclassification  

 

Certain amounts from the prior year have been reclassified in order to conform to the current year’s presentation.  

 

 

NOTE 2 – NOTES RECEIVABLE  

 

Notes receivable for Mohawk North and Old Town Village due from the developer as of December 31, 2024 and 

2023, were $458,573 and $479,438 respectively. The interest rate on these receivables is 4.50%. 

 

The notes receivable balance consists of the following: 

 

  2024  2023 

Mohawk North  $    207,566    $   218,551 

Old Town Village        251,007      260,887 

      Total Notes Receivable        458,573                     479,438 

     

Less: Current portion        (21,072)       (20,179) 

     

TOTAL LONG-TERM NOTES RECEIVABLE   $   437,501       $   459,259 

 

NOTE 3 – FAIR VALUE OF FINANCIAL INSTRUMENTS 

 

The carrying value of cash, receivables, deposits and prepaid expenses and accounts payable approximate fair value 

due to the short maturity of these instruments. The carrying value of notes payable approximates fair value based on 

rates applicable to the debt and remaining maturity. 

 

NOTE 4 – ESCROW DEPOSITS AND RESTRICTED RESERVES  

 

CMHDC Controlled Properties: 

Escrow accounts for CMHDC and affiliates have been setup at various banks/mortgage companies to fund real 

estate tax and insurance reserves. As of December 31, 2024 and 2023, the escrow balance was $1,074,061 and 

$1,029,414 respectively.  
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NOTE 5 – LINES OF CREDIT 

 

The lines of credit consist of the following: 

                                                                                                                                  2024                             2023 

 

CMHDC has a line of credit agreement with Lakeside Bank for 

maximum borrowings of $875,000 which is secured by various 

properties.  The interest rate is 6.25%.  The outstanding balance 

at December 31, 2024 and 2023 was $823,669 and $839,352, 

respectively. 

 

 

 

 

 

 

       823,669 

 

839,352 

     

CMHDC has a line of credit agreement with Bank Financial for 

maximum borrowings of $6,000,000, which is secured by 

various properties, at a variable interest rate - prime rate not to 

fall under 8.5%. The outstanding balance at December 31, 2024 

and 2023 was $3,614,965 and $4,415,589 under this line of 

credit.  The line, over the years has been used for building 

improvements, rehab work, short term acquisitions and short 

term debt repayment.  

 

   3,614,965 

 

            

4,415,589 

 

                    Total Line of Credit Outstanding                   

  

     4,438,634                           

  

         5,254,941                         

 

 

Less: Current portion 

  

    (4,438,634)                           

  

      (5,254,941)                      

 

 

TOTAL LONG-TERM LINES OF CREDIT                  -                    - 
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NOTE 6 – LOANS AND MORTGAGES PAYABLE  

 

The loans payable balance consists of the following: 

  2024  2023 

     

Loan payable to Illinois Housing Development Authority, 

including interest at 1% through 2031, for the financing of 

property located at 4700 N. Beacon, Chicago, Illinois. 

 

294,872 

 

338,009     

     

Loan payable to the Illinois Housing Development Authority with 

interest only at 1.50%, through 2024.  The loan currently requires 

payment of interest at 0.27% with the remaining 1.23% accrued.  

The loan was assumed during the purchase of 1638 S. 51st Ave, 

1801 S. 50th Ave, 5700 W. 35th St., and 5741 W. 35th St., all in 

Cicero, Illinois. The loan was modified in September 2024 at an 

annual rate of 0% through December 31, 2034.      

 

     1,101,552 

 

        1,102,118 

     

Loan payable to the Illinois Housing Development Authority with 

interest only at 1.50%, through 2024.  The loan currently requires 

payment of interest at 0.36% with the remaining 1.14% accrued.   

The loan was assumed during the purchase of 1638 S. 51st Ave, 

1801 S. 50th Ave, 5700 W. 35th St., and 5741 W. 35th St., all in 

Cicero, Illinois. The loan was modified in September 2024 at an 

annual rate of 0% through December 31, 2034.           

 

     842,753 

 

          843,362 

     

                  Total Loan Outstanding    2,239,177 

 

        2,283,489 

 

Less: Current portion   (49,583)     (1,988,630) 

     

TOTAL LONG-TERM LOANS PAYABLE  $ 2,189,594  $      294,859 
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NOTE 6 – LOANS AND MORTGAGES PAYABLE – 

Continued 

     

The mortgage payable balance consists of the following:     

  2024  2023 

     

Loan payable to Bank Financial in monthly installments of 

principal and interest of 5.0% through October 1, 2048. The loan 

was refinanced with Bank Financial, NA in 2018 for the property 

located at 5337-43 North Damen, Chicago, Illinois. 

 

825,644         842,951        

     

Loan payable to Bank Financial in monthly installments of 

principal and interest of 5.0% through November 1, 2048. The 

loan was refinanced with Bank Financial, NA in 2018 for the 

property located at 4434-42 W. 87th Street, Chicago, Illinois. 

  

 

 

271,946 

  

 

 

          277,612 

     

Loan payable to Bank Financial in monthly installments, 

including principal and interest at 4.75% through November 1, 

2048.  The loan was refinanced with Bank Financial, NA in 2018 

for the property located at 9422-24 S. Laflin Street, Chicago, 

Illinois. 

 

161,105 

 

164,590 

     

Loan payable to Bank Financial in monthly installments, of 

principal and interest at 4.5% through November 1, 2048.  The 

loan was refinanced with Bank Financial, NA in 2018 for the 

property located at 7955-59 S. Paulina/1648-50-52 W. 80th 

Street, Chicago, Illinois.  The property was sold in June 2024.  

 

      - 

 

291,502 

     

Loan payable to Bank Financial in monthly installments, of 

principal and interest at 4.75% through November 1, 2048.  The 

loan was refinanced with Bank Financial, NA in 2018 for the 

property located at 5152-78 (Park Ave.) South Martin Luther 

King Drive, Chicago, Illinois.  

 

 

 

 

971,236  

 

 

 

  992,109 

     

Loan payable to Bank Financial in monthly installments of 

principal and interest of 5.0% through October 1, 2048.  The loan 

was refinanced with Bank Financial, NA in 2018 for the property 

located at 1530-32 W. Wilson and 4607-13 N. Ashland, Chicago, 

Illinois. 

 

 

1,552,568 

 

1,585,114 

     

Loan payable to Bank Financial in monthly installments, of 

principal and interest at 5.25% through November 1, 2048. The 

loan was refinanced with Bank Financial, NA in 2018 for the 

property located at 10979 S. Church, Chicago, Illinois. 

 

338,583 

 

345,375 
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NOTE 6 – LOANS AND MORTGAGES PAYABLE – 

Continued 

 

 

 

 

  2024  2023 

     

Loan payable to Bank Financial in monthly installments, of 

principal and interest at 4.75% through November 1, 2048. The 

loan was refinanced with Bank Financial, NA in 2018 for the 

property located at 1714 W. Jonquil, Chicago, Illinois. 

 

  469,882 

 

480,048 

     

Loan payable to Bank Financial in monthly installments, 

including principal and interest at 4.75% through October 1, 2048.  

The loan was refinanced with Bank Financial, NA in 2018 for the 

property located at 4412-26 N. St. Louis, Chicago, Illinois. 

 

1,992,227 

 

2,035,588 

     

First mortgage payable to Community Investment Corporation 

(first mortgage) in monthly installments, including principal and 

interest at 5.75% through 2013 and 3.36% through 2023, 

thereafter 6.125% through 2028 for property located at 3213 W. 

Diversey, Chicago, Illinois. The mortgage was refinanced in 

2024, refer to page 21. 

 

        - 

 

1,244,199 

     

Second mortgage payable to Community Investment Corporation 

in monthly installments, including principal and interest. The note 

bears a 3-year interest rate at 5.5% per annum, subject to 

adjustment at 3-year intervals.  The first anniversary date was 

January 1, 2017. Monthly installments of principal and interest 

are based on a 15-year amortization through 2029 for property 

located at 3213 W. Diversey, Chicago, Illinois. The mortgage was 

refinanced in 2024, refer to page 21. 

 

      - 

 

304,473 

     

Loan payable to Bank Financial in monthly installments, 

including principal and interest at 4.5% through November 1, 

2048.  The loan was refinanced with Bank Financial, NA in 2018 

for the property located at 1401-11 W. 80th Street, Chicago, 

Illinois. The property was sold in June 2024. 

  

 

 

         - 

 

227,736 

     

Loan payable to Bank Financial in monthly installments, 

including principal and interest at 4.5% through November 1, 

2048.  The loan was refinanced with Bank Financial, NA in 2018 

for the property located at 4957 N. Albany, Chicago, Illinois. 

 

1,046,759 

 

1,070,272 

     

Loan payable to Lakeside Bank, in monthly installments, 

including principal and interest at 6.75% through November 27, 

2028.  The loan was refinanced with Lakeside Bank in 2023 for 

the property located at 9051-55 S. Ada, Chicago, Illinois. 

 

138,553 

 

140,039 
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NOTE 6 – LOANS AND MORTGAGES PAYABLE – 

Continued 

 

 

 

 

  2024  2023 

Loan payable to Bank Financial in monthly installments, 

including principal and interest at 4.75% through October 1, 2048.  

The loan was refinanced with Bank Financial, NA in 2018 for the 

property located at 2242-44 N Monticello, Chicago, Illinois. 

 

853,174                    

 

871,743 

 

 

Loan payable to Bank Financial in monthly installments, 

including principal and interest at 4.75% through October 1, 2048. 

The loan was refinanced with Bank Financial, NA in 2018 for the 

property located at 2920 N. Albany, Chicago, Illinois. 

 

1,098,852 

 

1,122,769 

     

Loan payable to Lakeside Bank, including principal and interest 

at 4% through 2023. The loan was refinanced with an interest of 

6.35% and extended to 2028 for property located at 2104 W. 

Birchwood, Chicago, Illinois. 

  

 

 

1,745,165  

 

 

 

1,767,520 

     

     

Loan payable to Lakeside Bank in monthly installments, 

including principal and interest at 6.35% through 2028. The loan 

was obtained for property located at 1914 N. Drake, Chicago, 

Illinois. 

 

678,657 

 

686,638 

     

Loan payable to Bank Financial in monthly installments, 

including principal and interest at 3.95% through August 1, 2052.  

The loan was refinanced with Bank Financial, NA in 2024 for the 

property located at 9101 S. Beverly, Chicago, Illinois. 

 

1,676,374 

 

1,708,696 

     

Loan payable to CIBC Bank in monthly installments of principal 

and interest at 4.2% through 2028. The loan is secured by the 9155 

S. Laflin, Chicago, Illinois properties.  

 

314,321 

 

317,930 

     

Loan payable to Community Investment Corporation in monthly 

installments, including principal and interest at 5.50% through 

2032.  The construction loan was converted to a conventional 

loan. The loan was obtained to purchase property located at 3252-

56 W. Leland, Chicago, Illinois. 

 

142,985 

 

148,612 

     

Loan payable to Lakeside Bank in monthly installments, 

including principal and interest at 7.0% through April 7, 2029. 

The loan was used to purchase property located at 1501 N. Kolin, 

Chicago, Illinois. The loan was refinanced in 2024. 

 

410,264 

 

418,014 
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NOTE 6 – LOANS AND MORTGAGES PAYABLE – 

Continued 

 

 

 

 

  2024  2023 

Loan payable to Bank Financial in monthly installments, 

including principal and interest at 6.25% through 2028. The loan 

was obtained to purchase the property located at 6221 Wabansia 

Chicago, Illinois.                                                                                            

 

  

 

 

               

 

 

795,000 

 

 

 

- 

 

Loan payable to the Community Investment Corporation in 

monthly installments, accruing interest at 3.5% through 2032. The 

loan was refinanced with the Community Investment Corporation 

for Progressive Square Limited Partnership Phase I Apartments 

located in Chicago, Illinois.  

 

656,007  669,961 

     

Loan payable to the City of Chicago in connection with 

Progressive Square Limited Partnership Phase I Apartments.  The 

loan is payable in monthly installments, including principal 

through July 31, 2029.  

  

 

 

762,180 

 

 

 

 

762,180 

     

Loan payable to Lakeside Bank in monthly installments, 

including principal and interest at 6.35%, through 2028. The loan 

was obtained to pay off loans with CIBC maturing in 2023 for 

properties located at 744 Dobson St., 1216-26 Harvard Terrace, 

127-129 Ridge all in Evanston, Illinois. 

 

3,840,330 

 

            

3,884,865 

     

Loan payable to First National Bank of Brookfield in monthly 

installments, including principal and interest at 7.25% through 

2029 The loan was obtained to purchase property located at 244 

S. Marion., Oak Park, Illinois.  

 

 

 

 

 

 

1,080,000             

 

     

  - 

     

Loan payable to Community Investment Corporation in monthly 

installments, including principal and interest at 6.5% through 

2034. The loan was obtained to purchase property located at 3213 

W. Diversey, Chicago, Illinois. The loan was refinanced in 2024. 

            

 

 

2,680,381  

 

 

 

- 

     

     

Loan payable to Bank Financial in monthly installments, 

including principal and interest at 5.0% through November 1, 

2048.  The loan was refinanced with Bank Financial in 2018 for 

the property at 1336-38 S. Austin, Cicero, Illinois. 

 

 
 

 

418,013 

 

 
 

 

430,165 
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NOTE 6 – LOANS AND MORTGAGES PAYABLE – 

Continued 

     

  2024  2023 

Loan payable to PNC Bank, N.A. (previously payable to the 

Community Investment Corporation) in monthly installments, 

including principal and interest at 3.249% through April 28, 2028. 

In April 2021, the loan was refinanced. The loan is secured by the 

buildings located at 3025, 4904, 4916 and 4932 N. Harlem in 

Chicago and Harwood Heights, Illinois.   

 

 

2,906,321 

  

 

 

 

 

2,997,983 

     

     

Loan payable to PNC Bank, N.A. in monthly installments, 

including principal and interest at 6.395% through 2029. The loan 

is secured by a residence located at 1902 Birchwood, Chicago, 

Illinois. The loan was refinanced in 2024.   

 

763,876 

 

779,607 

     

Loan payable to PNC Bank, N.A. in monthly installments, 

including principal and interest at 6.36% through 2029.  The loan 

is secured by a residence located at 5238 Neenah, Chicago, 

Illinois. The loan was refinanced in 2024. 

 

941,082 

 

960,938 

     

Loan payable to PNC Bank, N.A. (previously payable to the 

Community Investment Corporation) in monthly installments, 

including principal and interest at 3.066% through May 26, 2028.  

The loan is secured by the apartment buildings   located at 2415 

N. Kildare, 2904 N. Linder, 3736 W. Diversey, 3104 W. Ainslie, 

4633 N. Lawndale and 4948 N. Harding, Chicago, Illinois. 

 

2,048,565 

 

2,115,164 

     

Loan payable to Lakeside Bank in monthly installments, 

including principal and interest at 6.95% through 2028. The 

second loan was obtained to cover shortfall for loans for the 

Evanston properties, 127 Ridge, 742 Dobson, and 1216 Harvard 

Terrace. Loan is secured by the buildings at 1505 N. Kolin, 2104 

W. Birchwood, and 1914 N, Drake, Chicago, Illinois. 

   

591,702 

         

          597,798          
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NOTE 6 – LOANS AND MORTGAGES PAYABLE – 

Continued 

 

 

 

2024 

 

2023 

     

First mortgage payable dated August 9, 2018 to Community 

Investment Corporation in monthly installments of $7,709, 

including principal and interest at 5% through August 1, 2028.  The 

interest rate is subject to adjustment at five-year intervals. The 

interest rate was adjusted to 7% effective May 2023. The loan is  

secured by the 9 Albany properties at 2244 W. Farragut, 1811 N.  

Lotus, 6514 N. Sacramento, 5214 W. Parker, 2308 N. Mango,  

5331 W. Barry, 5858 W. Diversey, 5000 W. Montana and 2734  

W. Gregory, Chicago, Illinois. 

 

 

1,293,733 

 

1,314,417 

     

Second mortgage payable dated August 9, 2018 to Community 

Investment Corporation in monthly installments of $1,530, 

including principal and interest at 5% through August 1, 2028.  The 

interest rate is subject to adjustment at five-year intervals. The 

interest rate was adjusted to 7% effective May 2023. The loan is  

secured by the 9 Albany properties at 2244 W. Farragut, 1811 N.  

Lotus, 6514 N. Sacramento, 5214 W. Parker, 2308 N. Mango,  

5331 W. Barry, 5858 W. Diversey, 5000 W. Montana and 2734  

W. Gregory, Chicago, Illinois. 

 

  

 

 

 

 

 

 

 

256,765 

  

 

 

 

 

 

 

 

 260,870 

     

Loan payable to the City of Chicago Pear Program Loan. The 

loan is non-interest bearing and is due in 2048.   

 

2,000,000 

 

       2,000,000 

     

Loan payable to PNC Bank in monthly installments, including 

principal and interest at 2.76% through 2030.  The loan is secured 

by the building located at 4848 Wrightwood, Chicago, Illinois. 

 

3,457,194         3,576,602 

     

     

     

                 Total Loans and Mortgages Outstanding         39,179,444       37,394,031 

                  Less Current Portion   (833,570)      ( 2,106,853) 

     

TOTAL LONG-TERM LOANS AND MORTGAGES 

PAYABLE 

 

$   38,345,874    $   35,287,178 
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NOTE 6 – LOANS AND MORTGAGES PAYABLE – Continued 

 

Principal Payments on debt to maturity are as follows: 

      

 Principal 

2025 $ 5,321,788 

2026 929,680 

2027 972,050 

2028 14,132,822 

2029 4,312,745 

Thereafter 20,188,170 

  

TOTAL $45,857,255           

 

Leland Building 

During 2011, CMHDC purchased a property located at 3252-56 W. Leland, Chicago, Illinois, using two loans: 

1) a construction loan in the amount of $198,000 from Community Investment Corporation; 2) and a convertible 

loan from the City of Chicago (through Mercy Housing) as a part of their Neighborhood Stabilization Program 

(NSP) at an interest rate of 0%.  The City of Chicago loan has been converted to a forgivable grant after 15 years.  

The outstanding balance of the forgivable loan as of December 31, 2024 and 2023 is $531,002 and $601,670, 

respectively. 

 

Diversey Manor Apartment Building 

On January 12, 2007, CMHDC purchased the Diversey Manor Apartment Building located at 3213-23 W. Diversey 

at an acquisition and development cost of $3,259,403.  

 

The financing for the purchase was provided as follows: 

 

Mortgage payable to Community Investment Corporation  $     1,600,000 

Loans payable to the 

Illinois Housing Development Authority 

 

1,166,123 

Seller financing – Deferred payment    150,000 

Building improvements funded by proceeds 

from the sale of tax credit – City of Chicago 

 

281,636 

Settlement costs  28,905 

Development costs  32,739 

TOTAL COST  $     3,259,403 

 

In 2023 the Illinois Housing Development Authority loans were paid off. 

 

 

 

 

 

 

 

 



CHICAGO METROPOLITAN HOUSING DEVELOPMENT CORPORATION 

(AN ILLINOIS NOT-FOR-PROFIT CORPORATION) 

 

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 

 

FOR THE YEAR ENDED DECEMBER 31, 2024 

 25 

 

 

NOTE 6 – LOANS AND MORTGAGES PAYABLE – Continued 

 

City of Chicago PEAR Program Financing 

On August 14, 2018 the City of Chicago issued a $2,000,000, noninterest-bearing loan to CMHDC Albany, LLC 

under the Preservation of Existing Affordable Rentals (PEAR) Program.  The goal of the PEAR Program is to 

maintain affordable housing in appreciating neighborhoods. As part of the financing, CMHDC Albany, LLC agreed 

to a regulatory agreement calling for a 30-year affordability restriction on 15 of the 20 units.  The restrictions are 

60% Area Medium Income for 4 units and 80% Area Medium Income for 11 units.  The regulatory agreement began 

on August 14, 2018 and runs through the project term August 14, 2048.  The regulatory agreement requires annual 

owner and tenant certifications, and leasing in accordance with the tenant selection plan.   

 

Illinois Housing Development Authority Capital Grants 

In 2024 the Progressive and Beacon properties were awarded Grants for the purposes of Capital Improvements in 

the amount of $475,000 and $474,152, respectively. The Grants require set asides for median income tenants as 

defined in the Grant and Regulatory Agreements for ten years. The Grant is subject to recapture if the affordable 

units in the development falls below the required percentage.  The capital grants are reported as a liability on the 

Statement of Financial Position and amortized over the regulatory period.  Tax grants are amortized as income over 

10 years. During the year ending December 31, 2024 CMHDC utilized $948,165 of the total IDHA capital grants 

as follows: 

 

Cicero Gardens Buildings 

On December 29, 2010, CMHDC through CDS Cicero NFP, LLC purchased the Cicero Gardens Buildings located 

at 1638 S. 51st Ave., 1801 S. 50th Ave., 5700 W. 35th St., and 5741 W. 35th St. (collectively referred to as Cicero 

Gardens) at an acquisition and development cost of $6,157,596. 

 

The 1602 Grant funds were made available as part of the purchase of the building and will be forgiven in full on the 

forgiveness date of December 31, 2027, unless there is the occurrence of a default as stipulated in the written 

agreement. CMHDC is amortizing the Section 1602 Grant as a forgivable loan. The grant is earned 1/15th per year; 

therefore, the outstanding liability is reduced and amortized as deferred revenue over the 15-year compliance period 

and commenced January 1, 2012. As of December 31, 2024 and 2023, CMHDC has earned $3,416,920 and 

$3,154,080, respectively with a remaining balance of $525,708 and $788,540, respectively. 

 

The financing for the purchase was provided as follows: 

Loans payable to the Illinois Housing Development Authority (IHDA) 
 

$  1,945,480 

IHDA reserves  80,199 

Seller financing   31,431 

Building improvements and first loan payoff funded by proceeds from 

the 1602 Grant funds 

 

3,942,620 

Settlement costs  157,866          

   

TOTAL COST  $  6,157,596 

IHDA Capital Grant Gross 12/31/24 Amortization Net Grant Liability  12/31/23  

Progressive   $473,248   $(15,830) $457,418  $ 199,807 

Beacon     474,917     (27,606)     447,311    345,643  

   $948,165   $(43,436) $904,729 $ 545,450 
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NOTE 6 – LOANS AND MORTGAGES PAYABLE – Concluded 

 

Cicero Gardens Buildings- continued 

Principal payments on the Illinois Housing Development Authority long-term debts are not expected until 

maturity. Interest payments on the two IHDA loans are expected on a monthly basis. The monthly payment 

requirement for the IHDA loans is applied to accrued interest. The original terms of the loans require that the 

$250 payment requirement represents collecting .27% (first loan) and .36% (second loan) of the interest rate and 

deferring 1.23% (first loan) and 1.14% (second loan). Also, additional interest payments can be obtained within 

three months of the following fiscal year based on evaluation of 65% of net cash, as deemed in the regulatory 

agreement. The Illinois Housing Development Authority loans stipulate those additional amounts be paid 

towards the principal based on excess of net cash, as defined by the loan agreements. In September 2024 the 

loans were modified providing an annual interest rate of 0% through December 2034. 

 

NOTE 7 – RESTRICTED CORPORATE GRANTS 

 

JP Morgan Chase Bank, NA Grant 

In July 2023, CMHDC was awarded a $500,000 Grant from JP Morgan Chase Bank for organizational planning 

and property acquisition. As of December 31, 2024 the grant has been spent via the purchase of the 244 Marion 

property located in Oak Park, Illinois.  The grant’s purpose is to preserve naturally occurring affordable housing 

at risk of loss in opportunity and emerging neighborhoods for the benefit of low-income families within special 

consideration on the South and West sides of Chicago. The grant budget provides $400,000 for property 

acquisition and $100,000 for program staff and consulting costs.  

 

JP Morgan Chase Foundation Grant 

In October 2024, CMHDC was awarded a $250,000 grant from JP Morgan Chase Foundation. As of December 

31, 2024, $125,000 of the total grant has been spent. Management intends to spend the grant funds in accordance 

with the grant’s terms and conditions which requires the grant funds be spent by October 31, 2026. The grant’s 

purpose is to preserve affordable rental housing in Chicago. The grant budget provides $175,000 for staff costs 

and $75,000 for marketing/communications. 

 

NOTE 8 – CONCENTRATIONS OF FINANCIAL INSTRUMENT RISK 

   

CMHDC had $2.8M and $2.4M on deposit at several banks as of December 31, 2024 and 2023, respectively.  

Balances uninsured by the FDIC at December 31, 2024 and 2023 were approximately $343,000 and $45,000, 

respectively.   

           

NOTE 9 – OPERATING LEASE  

 

The CMHDC evaluated current contracts to determine which met the criteria of a lease. The right-of-use (ROU) 

assets represent the CMHDC’s right to use underlying assets for the lease term, and the lease liabilities represent 

the CMHDC’s obligation to make lease payments arising from these leases. The ROU assets and lease liabilities, 

which arise from operating leases, were calculated based on the present value of future lease payments over the 

lease terms. The CMHDC has made an accounting policy election to use its incremental borrowing rate to 

discount future lease payments. The weighted-average discount rate applied to calculate lease liabilities as of 

December 31, 2024 was 5%. 

 

The CMHDC’s operating lease consist primarily of real estate leases for office space. The lease has remaining 

lease terms of three years. 



CHICAGO METROPOLITAN HOUSING DEVELOPMENT CORPORATION 

(AN ILLINOIS NOT-FOR-PROFIT CORPORATION) 

 

NOTES TO THE CONSOLIDATED FINANCIAL STATEMENTS 

 

FOR THE YEAR ENDED DECEMBER 31, 2024 

 27 

 

 

NOTE 9 – OPERATING LEASE – Concluded 

 

For the year ended December 31, 2024 and 2023, total operating lease cost was $36,032. As of December 31, 

2024, the weighted-average remaining lease term for the CMHDC’s operating leases was approximately 3 years. 

 

Cash paid for operating leases for the year ended December 31, 2024 and 2023 was $64,685 and $50,586 

respectively. Future maturities of lease liabilities are presented in the following table, for the fiscal years ending 

December 31: 

 

2025               $    66,456 

2026               68,288 

2027               46,571 

Total lease payments             181,315 

Less present value discount               (11,336)  

Total lease obligations        $  169,979 

  

In addition to base rent the tenant's share under the current lease shall also include variable payments for the 

tenant's proportionate share of taxes and common area expenses as defined in the lease.  Rent expense for 

December 31, 2024 and 2023 was $106,131 and $117,153, respectively.  

 

NOTE 10 – PROPERTY MANAGEMENT FEES AGREEMENTS 

 

Kass Management Services, Inc. 

CMHDC uses Kass Management Services, Inc. for certain properties under a negotiated management agreement 

with compensation as defined in the management agreement. For the years ended December 31, 2024 and 2023, 

property management fees were $348,569 and $360,078, respectively. 

 

Urban Equities Real Estate Consultants, Inc. 

CMHDC uses Urban Equities Real Estate Consultants, Inc. for certain properties under a negotiated management 

agreement with compensation as defined in the management agreement. For the years ended December 31, 2024 

and 2023, property management fees were $234,435 and $178,739, respectively. 

 

Total property management expense for years 2024 and 2023 were $583,004 and $538,817, respectively. 

 

NOTE 11 – ACCOUNTING FOR UNCERTAIN TAX POSITIONS 

 

CMHDC has adopted the accounting standard regarding “Accounting for Uncertain Tax Positions”. This 

accounting standard provides detailed guidance for financial statement recognition, measurement, and disclosure 

of uncertain tax positions recognized in CMHDC’s consolidated financial statements. It requires an entity to 

recognize the financial statement impact of a tax position when it is more likely than not that the position will 

be sustained upon examination. The adoption of this standard had no material effect on CMHDC’s financial 

position, results of its operations, or cash flows. The tax years after 2020 remain subject to examination by the 

taxing authorities. 
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NOTE 12 – COMMON CONTROL TRANSFER 

 

In 2023 CMHDC Development Services transferred the assets and liabilities of its sole member limited 

liability companies to CMHDC. As entities under common control, CMHDC recorded the transferred 

assets and liabilities at their carrying value.  CMHDC Development Services was dissolved on February 

7, 2024. 

 
NOTE 13 – COMMUNITY DEVELOPMENT INVESTMENT AGREEMENT 

 
In December 2024, CMHDC received $114,000 in funding under a community development investment 

agreement with Bank Financial, National Association (“Bank Financial”) to facilitate the creation of Naturally-

Occurring Affordable Housing (“NOAH”). The proceeds were utilized in the acquision of property located at 

6221 W. Wabansia. The term of the investment agreement is 10 years during which Bank Financial is entitled 

to a 3% return on investment.  At the end of the 10-year period repayment of the original investment amount 

and all interest and other amounts are due to Bank Financial. 
 
NOTE 14– CHANGE IN ACCOUNTING ESTIMATE 

 

Prior to fiscal year 2024, CMHDC’s buildings were being depreciated over an estimated useful life of 27.5 years.  

After reassessing the structural condition of the buildings, the organizational direction to extend the mission of the 

Organization via longer term building improvements and current usage patterns, management concluded that 40 

years is more representative of the useful life of the buildings.   

 

As a result of this change in accounting estimate, the depreciation expense for the fiscal year 2024 has been adjusted 

to reflect the revised useful life of the buildings.  This change has been applied prospectively.   

 
There is no impact on the financial position as of December 31, 2023. 

 

NOTE 15 – NET ASSETS WITH DONOR RESTRICTIONS 

 
Net assets with donor restrictions subject to release from restriction when a specific event occurs, at December 

31, 2024 and 2023, are as follows:  

 

   

  2024  2023 

Time restricted        125,000               - 

Property acquisition              -      500,000 

     

TOTAL NET ASSETS WITH DONOR 

RESTRICTIONS  

 

$   125,000    

 

  $   500,000 
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NOTE 16 – SUBSEQUENT EVENTS 

 

In April 2025 the board approved the disposition of eleven properties from their rental property portfolio. The 

sale proceeds will be reinvested. 

 

Management has evaluated subsequent events through July 11, 2025, which is the date the consolidated financial 

statements were available to be issued and determined that there were no additional significant subsequent events 

to be recognized or disclosed in the consolidated financial statements. 
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Page 1 of  2

CMHDC

Progressive

Square

CMHDC Equity 

Fund I, LLC

CMHDC 

Equity Fund II, 

LLC

Eliminating

Entries

Consolidated

Total

ASSETS  

Current Assets

Cash and cash equivalents 2,760,944$    114,994$       11,133$             -$                  -$                 2,887,071$         

Tenant accounts receivable (Less: Allowance 

for doubtful accounts of $20,220 and $20,220

for 2024 and 2023, respectively) 82,941           -                -                     -                    -                   82,941               

Grants receivable - corporation 125,000         -                -                     -                    -                   125,000             

Escrow deposits 1,026,996      15,609           24,011               7,445                 -                   1,074,061           

Prepaid expenses 173,284         162,525         1,031                 -                   336,840             

Construction receivable 16,292           -                -                     -                   16,292               

Note receivable - short-term portion 21,072           -                -                     -                   21,072               

Total Current Assets 4,206,529      293,128         36,175               7,445                 -                   4,543,277           

Property and Equipment

Land, building and improvements, rental portfolio 78,057,130    4,487,487      1,534,721           1,151,737          -                   85,231,075         

Office equipment and furniture 282,583         -                -                     -                    -                   282,583             

Construction in progress 386,177         -                -                     -                    -                   386,177             

78,725,890    4,487,487      1,534,721           1,151,737          -                   85,899,835         

Less: Accumulated depreciation (36,487,922)  (2,779,821)    (15,347)              (10,878)             -                   (39,293,968)       

Total Property and Equipment 42,237,968    1,707,666      1,519,374           1,140,859          -                   46,605,867         

Other Assets

Operating lease right of use asset 136,989         -                -                     -                    -                   136,989             

Notes receivable - long-term portion 437,501         -                -                     -                    -                   437,501             

CMHDC Capital Investment 677,797         -                -                     -                    (677,797)          -                     

Total Other Assets 1,252,287      -                -                     -                    (677,797)          574,490             

TOTAL ASSETS 47,696,784$  2,000,794$    1,555,549$         1,148,304$        (677,797)$        51,723,634$       

CHICAGO METROPOLITAN HOUSING DEVELOPMENT CORPORATION

(AN ILLINOIS NOT-FOR-PROFIT CORPORATION)

CONSOLIDATING SCHEDULE OF FINANCIAL POSITION

AS OF DECEMBER 31, 2024
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Page 2 of  2

CMHDC

Progressive

Square

CMHDC Equity 

Fund I, LLC

CMHDC Equity 

Fund II, LLC

Eliminating

Entries

Consolidated

Total

LIABILITIES AND NET ASSETS   

Current Liabilities

Accounts payable 128,156$         31,925$           2,694$                  -$                      -$                 162,775$             

Prepaid tenant rent and security deposits 69,254             -                        5,814                    -                         -                   75,068                  

Accrued compensated absences 25,143             -                   -                       -                         -                   25,143                  

Accrued real estate taxes 1,046,778        32,492             43,219                  22,800                   -                   1,145,289            

Accrued expenses 193,778           1,913                6,743                    4,010                     -                   206,444               

NSP loan - Leland- short-term portion 70,664             -                   -                       -                         -                   70,664                  

Lines of credit 4,438,634        -                   -                       -                         -                   4,438,634            

Loans payables - short-term portion 49,583             -                   -                       -                         -                   49,583                  

Mortgages payable - short-term portion 796,378           24,000             3,998                    9,194                     -                   833,570               

1602 Grant funds - short-term portion 262,840           -                   -                       -                         -                   262,840               

Operating lease liability - short term 66,456             -                   -                       -                         -                   66,456                  

Total Current Liabilities 7,147,664        90,330             62,468                  36,004                   -                   7,336,466            

Long-Term Liabilities 4,389,051        

Long-Term Debt

NSP loan - Leland - long-term portion 460,338           -                   -                       -                         -                   460,338               

Loans payable - long-term portion 327,786           -                   1,076,002            785,806                 -                   2,189,594            

Mortgages payable - long-term portion 36,927,687      1,418,187        -                       -                         -                   38,345,874          

Less: Unamortized debt finance cost (290,131)          -                   (22,116)                -                         -                   (312,247)              

Net Long-Term Debt 37,425,680      1,418,187        1,053,886            785,806                 -                   40,683,559          

Community development investment payable -                   -                   -                       114,000                 -                   114,000               

IHDA capital grant 447,311           457,418           -                       -                         -                   904,729               

Deferred interest payable 584,320           -                   -                       -                         -                   584,320               

Tax Credit - IHDA-Albany 279,418           -                   -                       -                         -                   279,418               

Operating lease liability - long term 103,523           -                   -                       -                         -                   103,523               

1602 Grant funds - long-term portion 262,868           -                   -                       -                         -                   262,868               

Total Long-Term Liabilities 39,103,120      1,875,605        1,053,886            899,806                 -                   42,932,417          

Total Liabilities 46,250,784      1,965,935        1,116,354            935,810                 -                   50,268,883          

Net Assets

CMHDC Capital Investment -                   -                   445,485               232,312                 (677,797)          -                       

With donor restrictions 125,000           -                   -                       -                         -                   125,000               

Without donor restrictions 1,321,000        -                   (6,290)                  (19,818)                 -                   1,294,892            

Partners' equity -                   34,859             -                       -                         -                   34,859                  

Total Net Assets 1,446,000        34,859             439,195               212,494                 (677,797)          1,454,751            

TOTAL LIABILITIES AND NET ASSETS 47,696,784$    2,000,794$      1,555,549$          1,148,304$           (677,797)$        51,723,634$        
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0

 

Without Donor 

Restrictions

With Donor 

Restrictions

Progressive 

Square

CMHDC Equity 

Fund I, LLC

CMHDC 

Equity Fund II, 

LLC

Eliminating 

Entries

Consolidated 

Total

Revenue and other support

Program income - rental income 9,713,456$             -$                        324,865$       90,262$                    3,473$               -$             10,132,056$    

Grants - corporations 177,606                  125,000                  15,830           -                           -                    -               318,436           

Grant funds-NSP 70,668                    -                          -                 -                           -                    -               70,668             

Grant funds-1602 262,836                  -                          -                 -                           -                    -               262,836           

Other operating income 73,949                    -                          -                 619                           -                    -               74,568             

Construction income 75,711                    -                          -                 -                           -                    -               75,711             

Gain (loss) on sales of properties 969,595                  -                          -                 -                           -                    -               969,595           

Interest income 45,441                    -                          57                  -                           -                    -               45,498             

Net assets released from restrictions 500,000                  (500,000)                 -                 -                           -                    -               -                  

Total Revenues 11,889,262             (375,000)                 340,752         90,881                      3,473                 -               11,949,368      

Expenses

Salaries 641,087                  -                          48,143           -                           -                    -               689,230           

Payroll taxes 43,654                    -                          -                 -                           -                    -               43,654             

Employee benefits 94,566                    -                          -                 -                           -                    -               94,566             

Advertising 221,991                  -                          385                1,763                        -                    -               224,139           

Automobile expense 2,510                      -                          -                 -                           -                    -               2,510               

Bad debt expense 9,810                      -                          -                 -                           -                    -               9,810               

Consulting - construction 171,170                  -                          -                 -                           -                    -               171,170           

Janitorial and administrative services 388,905                  -                          16,616           3,200                        -                    -               408,721           

Insurance 564,478                  -                          19,338           1,293                        -                    -               585,109           

Interest 2,248,910               -                          26,552           40,021                      4,139                 -               2,319,622        

Property management fees 558,907                  -                          19,808           4,289                        -                    -               583,004           

Miscellaneous expenses 24,912                    -                          -                 -                           -                    -               24,912             

Office expense 214,478                  -                          1,265             -                           1,853                 -               217,596           

Professional fees 334,054                  -                          11,481           4,212                        -                    -               349,747           

Property taxes 1,006,477               -                          32,369           16,660                      6,421                 -               1,061,927        

Rent 106,132                  -                          -                 -                           -                    -               106,132           

Repairs and maintenance 1,339,740               -                          47,061           5,102                        -                    -               1,391,903        

Telephone -                          -                          2,710             -                           -                    -               2,710               

Utilities 1,185,599               -                          20,439           5,284                        -                    -               1,211,322        

Depreciation 1,604,324               -                          94,464           15,347                      10,878               -               1,725,013        

Total Expenses 10,761,704             -                          340,631         97,171                      23,291               -               11,222,797      
 

Change in Net Assets 1,127,558               (375,000)                 121                (6,290)                      (19,818)             -               726,571           

Net Assets - Beginning of Year 193,442                  500,000                  34,738           -                           -                    -               728,180           

NET ASSETS - END OF YEAR 1,321,000$             125,000$                34,859$         (6,290)$                    (19,818)$           -$             1,454,751$      

FOR THE YEAR ENDED DECEMBER 31, 2024

CHICAGO METROPOLITAN HOUSING DEVELOPMENT CORPORATION

(AN ILLINOIS NOT-FOR-PROFIT CORPORATION)

CONSOLIDATING SCHEDULE OF ACTIVITIES

CMHDC
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