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SECTION 3. Approval Of Amendment Number 2 To Plan. The “Near West
Tax Increment Redevelopment Area Redevelopment Plan and Project Amendment
Number 2”, a copy of which is attached hereto as Exhibit A (the “Amendment
Number 27) is hereby approved.

SECTION 4. Finding. The Corporate Authorities hereby find that the estimated
dates of completion of (a) the redevelopment project described in the Plan, as
amended by Amendment Number 2, and Section 2 of this ordinance, and (b) the
retirement of obligations issued to finance redevelopment project costs set forth in
the Plan, as amended by Amendment Number 2, and in Section 2 of this ordinance,
conform to the provisions of Section 11-74.4-3(n)(3) of the Act, as amended by the
Amendatory Act.

SECTION 5. Invalidity Of Any Section. If any provision of this ordinance shall
be held to be invalid or unenforceable for any reason, the invalidity or
unenforceability of such provision shall not affect any of the remaining provisions
of this ordinance.

SECTION 6. Superseder. All ordinances (including, without limitation, the T.I.F.
Ordinances and the Expanded Area T.I.F. Ordinances), resolutions, motions or
orders in conflict with this ordinance are hereby repealed to the extent of such
conflicts.

SECTION 7. Effective Date. This ordinance shall be in full force and effect
immediately upon its passage.

Exhibit “A” referred to in this ordinance reads as follows:

Exhibit “A”.

Amendment Number 2 To Near West Redevelopment Project Area
Tax Increment Finance Program Redevelopment Plan And Project.

1. The second paragraph under Section E, “Sources Of Funds To Pay
Redevelopment Project Costs”, is amended to read as follows:

Incremental property tax rcvenuc is attributable to the increase in the current
equalized assessed value of each taxable lot, block, tract or parcel of real
property in the Near West Redevelopment Project Area over and above the initial
equalized assessed value of each such property in the Near West Redevelopment
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Project Area. Without the use of such tax incremental revenues, the Near West
Redevelopment Project Area would not reasonably be anticipated to be
developed.

2. The second paragraph in the subsection entitled, “Issuance of Obligations”,
under Section E, “Sources Of Funds To Pay Redevelopment Project Costs”, is
amended to read as follows:

All obligations issued by the City pursuant to this Near West Redevelopment
Plan and Project and the Act shall be retired no later than December 31 of the
year in which the payment to the municipal treasurer as provided in Section 11-
74.4-8(b) of the Act is to be made with respect to ad valorem taxes levied in the
twenty-third (23™) calendar year after the year in which the ordinance approving
the Original Redevelopment Project Area was adopted, such ultimate retirement
date occurring on December 31, 2013. Also, the final maturity date of any such
obligations which are issued may not be later than twenty (20) years from their
respective dates of issue. One (1) or more series of obligations may be sold at
one (1) or more times in order to implement this Near West Redevelopment Plan
and Project. The amounts payable in any year as principal and interest on all
obligations issued by the City pursuant to the Near West Redevelopment Plan
and Project and the Act shall not exceed the amounts available, or projected to
be available, from tax increment revenues and from such bond sinking funds or
other sources of funds (including ad valorem taxes) as may be provided by
ordinance. Obligations may be of a parity or senior/junior lien natures.
Obligations issued may be serial or term maturities, and may or may not be
subject to mandatory, sinking fund or optional redemptions.

3. The section entitled “Phasing And Scheduling Of Redevelopment”, is amended
to read as follows:

A phased implementation strategy will be utilized to achieve a timely and orderly
redevelopment of the Near West Redevelopment Project Area. City expenditures
for Redevelopment Project costs will be carefully staged on a reasonable and
proportional basis to coincide with expenditures in redevelopment by private
developers. The estimated date for completion of the Redevelopment Project is
no later than December 31, 2013.
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4. The second paragraph in the Subsection F entitled, “Nature and Term of
Obligations to be Issued”, under Section V, “Redevelopment Project”, in Attachment
2, Tax Increment Redevelopment Area (T.I.F.) -- Madison/Racine Redevelopment
Plan and Project is amended to read as follows:

All obligations issued by the City pursuant to this Redevelopment Plan and
Project and the Act shall be retired no later than December 31 of the
year in which the payment to the municipal treasurer as provided in
Section 11-74.4-8(b) of the Act is to be made with respect to the ad valorem
taxes levied in the twenty-third (23") calendar year after the year in which the
ordinance approving the R.P.A. was adopted, such ultimate retirement date
occurring on December 31, 2013. However, the final maturity date of any
obligations issued pursuant to the Act may not be later than twenty (20) years
from their respective dates of issuance. One (1) or more series of obligations may
be issued from time to time in order to implement this Redevelopment Plan and
Project. All obligations are to be covered after issuance by projected and actual
tax increment, other tax revenue and by such debt service revenues and sinking
funds as may be provided by ordinance. The total principal and interest payable
in any year on all obligations shall not exceed the amounts available in that
year, or projected to be available in that year, from tax increment revenues and
from bond sinking funds, capitalized interest, debt service reserve funds and all
other sources of funds as may be provided by ordlna.nce

5. The Section VII entitled, “Scheduling Of The Redevelopment Project”, in
Attachment 2, Tax Increment Redevelopment Area (T.I.F.) -- Madison/Racine
Redevelopment Plan and Project is amended to read as follows:

A. Completion of Redevelopment Project and Retirement of Obligations to
Finance Redevelopment Costs.

This Redevelopment Project will be completed on or before December 31,
2013. The City expects that the Redevelopment Project will be completed
sooner than the maximum time limit set by the Act, depending on the
incremental real property tax yield. Actual public and/or private
construction activities are anticipated to be completed within ten (10)
years from the adoption of this Redevelopment Plan.
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FORWARD

in January 1989, the City Council of the City of Chicago adopted ordinances to: 1) approve the
Madison-Racine Tax Increment Financing (TiF) Redevelopment Plan and Project, 2) designate
the Madison-Racine Redevelopment Project and Redevelopment Project Area, and 3) adopt tax
increment allocation financing for the Madison-Racine Redevelopment Project Area. It had been
determined by the Commercial District Development Commission and the City Council that the
Madison-Racine Redevelopment Project Area on the whole had not been subject to growth and
development through investment by private enterprise and would not reasonably be anticipated
to be developed without the adoption of the Madison-Racine TIF Redevelopment Plan and
Project.

During the process of implementing the Madison-Racine TIF Redevelopment Plan and Project
(the “Original Redevelopment Plan and Project”), it has become evident to the City that changes
in the boundaries of the- Madison-Racine Redevelopment Project Area (the "Original
Redevelopment Project Area") and the Madison-Racine Redevelopment Project are necessary
in order to facilitate achievement of the purpose and objectives of the Madison-Racine TiF
Redevelopment Plan and Project as adopted in January 1989. Consequently, the City of
Chicago is expanding the boundaries of the Original Redevelopment Project Area by
incorporating the Greektown and Randolph Street Market communities, and updating the
Madison-Racine TIF Redevelopment Plan and Project.

The area to be added to the Original Redevelopment Project Area is referred to as the "Added
Area" and is generally bounded by Lake Street on the north, Van Buren and the Circle
Interchange of the Dan Ryan, Eisenhower and Kennedy Expressways on the south, the
Kennedy Expressway on the east, and Green and Peoria Streets on the west. The Original
Redevelopment Project Area together with the Added Area is renamed and hereinafter referred
to as the "Near West Redevelopment Project Area”. The Near West Redevelopment Project
Area contains approximately 102 acres, and is geographicaily depicted on Map 1 (Boundary
Map). The accompanying redevelopment plan is now entitled the Near West Redevelopment
Ptan and Project, and incorporates portions of the Original Redevelopment Plan and Project.
Relevant text taken from the Original Redevelopment Plan and Project is highlighted in this Near
West Redevelopment Plan and Project and is distinguished by italicized. type.

Louik/Schneider & Associates, Inc, , 1
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INTRODUCTION

In January 1989, the City of Chicago adopted the Madison-Racine TIF Redevelopment Plan and
Project to facilitate redevelopment and private investment within the Madison-Racine area. The
Original Redevelopment Plan and Project is now being restated to reflect the changes, including
the expansion of the boundaries to the Original Redevelopment Project Area. This restated
plan is referred to as the Near West Redevelopment Plan and Project (the “Near West
Redevelopment Plan and Project”). Relevant elements of the Original Redevelopment Plan and
Project are highlighted, as necessary, in this Near West Redevelopment Plan and Project.

Original Redevelopment Project Area Background and Description

Historically, the Madison-Racine area has been the focus of redevelopment efforts by the City
of Chicago since the early 1970s. The Original Redevelopment Project Area was part of the
larger Madison-Racine Urban Renewal Area that was: previously designated as a slum and
blighted area by the Department of Urban Renewal pursuant to Resolution No. 76DUR68 on
May 25, 1976. The Chicago City Council approved the designation of slum and blight on June
22, 1976. The redevelopment plan for the Madison-Racine Urban Renewal Area was adopted
by the Chicago City Council on October 24, 1979. Later, the Madison-Racine Urban Renewal
Area was redesignated as a Blighted Commercial Area by the City's Commercial District
Development Commission on November 18th, 1980, and by the Chicago City Council on
December 12, 1980. Factors contributing to the decline of this originally strong industrial and
manufacturing district included the construction of the Dan Ryan Expressway, changing U.S.
retail shopping patterns, and the increased burden of lower income residents relocating into the
area due to urban renewal projects on the Loop’s west side.

In 1989, the City developed a plan to address comprehensive growth within the Madison-Racine
area through the designation of a tax increment financing district. The designation of the
Original Redevelopment Project Area as a tax increment financing district created a mechanism
to improve the condition of the Original Redevelopment Project Area in order to attract and
encourage significant private investment.

The Original Redevelopment Project Area is generally described as follows:

The Northern boundary of the Original Redevelopment Project Area is West Washington Street
and West Randolph Street (along the 1000 and 1100 blocks of West Washington), the Southern
boundary is generally West Monroe Street and West Madison Street; the Eastern boundary is
South Green Street and North Peoria Street; and the Western boundary is South Aberdeen
Street and North May Street.

Louik/Schneider & Associates, Inc. 2
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Current uses are mixed-industrial, commercial/service, retail/wholesale, residential, single room
occupancy uses, and parking/storage lots. A number of vacant lots are also interspersed with
the uses described above.

The Original Redevelopment Project Area is part of the larger Madison-Racine Urban Renewal
Area ... This larger area—as designated a number of years ago—suffered from the presence
of older, obsolete structures. Most of these structures were in very poor condition ... The area
within the Original Redevelopment Project Area as well as near the Original Redevelopment
Project Area was targeted for a more intensive acquisition plan by the City (in comparison to the
rest of the Madison-Racine Urban Renewal Area).

.. . The site survey as well as the review of uses within the Original Redevelopment Project Area
indicates that problems still exist. Due to the fact that more recent City and private sector activity
has been undertaken, some of the blighted conditions may have been mitigated. However, the
need for a coordinated series of public improvements and assistance in combination with private
investment of considerable size and scope is required to stem blighting conditions, bringing the
area as a whole back to productive reuse. Based upon site surveys as well as other available
information, the Original Redevelopment Project Area was qualified as a conservation area on
an area wide basis. The age of the structures, the presence of obsolescence, depreciation of
physical maintenance, inadequate utilities (overall condition of sidewalks, curbs, and streets)
deleterious land use and layout were present to a major extent in the Original Redevelopment
Project Area. All blocks within the area indicate the presence of some conservation qualification
factors. .In addition to the factors described above, deterioration, excessive vacancies, existence
of structures below minimum code, and excessive land coverage are also present in some of -
the blocks. Certain individual blocks possessed conditions that characterized those blocks as
blighted, as such term is defined and used in the Act; such blighted conditions were not
characteristic of the area as a whole.

Added Area Description

The Added Area contains approximately 55.5 acres and includes 25 (full and partial) city blocks.
It is divided into two sections; the first, south of Madison Street, is referred to as the Halsted
Street District (Greektown) and the second, north of Madison Street, is referred to as the
Randolph Street District (Market). The existing land uses within the Added Area are shown on
Map 2. The Added Area also includes two parcels, 17-17-122-042 and 17-16-238-014, which
are part of the Eisenhower Expressway.

The Added Area is located on the west side of the City of Chicago and has excellent
transportation access, particularly to surrounding communities. The major access to the Added
Area is provided by the Dan Ryan, Eisenhower and Kennedy Expressways, aiso Halsted,
Madison, Washington, Randolph, Monroe, Adams, Lake Streets and Jackson Boulevard. The
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Added Area is located within an area of the City of Chicago which contains retail, service,
residential and industrial uses.

The Added Area is adjacent to and abuts the Original Redevelopment Project Area on Monroe
Street between Peoria and Green Streets and on Green between Madison and Monroe Streets.
The Added Area shares characteristics of the Original Redevelopment Project Area. Both
areas have a combination of manufacturing, residential, service, retail and commercial land
uses.

Added Area History

The presence and involvement of the Greek community in the Added Area has a long history.
Although a few Greeks immigrated to Chicago in the 1840's and 1850's, the main surge of
immigration from Greece to Chicago did not begin until the 1870's. Following the Great Fire of
1871, Chicago was viewed by Greek immigrants as a City that offered a great opportunity for
financial success. By 1882, there were almost 1,000 Greeks living in Chicago. Working largely
in construction and in the wholesale produce markets, these early immigrants sent money back
to Greece and saved money to bring relatives to Chicago. Over the next decade, thousands of
Greeks settled in Chicago, including entire families. By 1892, the new immigrants formed the
first Greek Orthodox parish, the Annunciation Church, in rented quarters in the Randolph Street
Market District.

By the turn of the century, a concentration of Greek immigrants had developed on the near West
Side. New immigrants continued to pour into the Near West side until the passage of the
Immigration Quota Act in 1924. This legislation severely limited the immigration of eastern and
southern Europeans and greatly reduced the number of immigrants of both Greek and Italian
descent who had been crowding into Near West side neighborhoods. At its peak, Chicago's
Greektown probably housed 40,000 to 50,000 persons and <:itended west to Ashland Avenue.
The commercial area extended north on Halsted Street to vackson Boulevard.

Today, all that remains of the historic Greektown Area is about three blocks on Halsted north
of Van Buren. Numerous restaurants, a grocery, a pastry shop, a pharmacy, a store selling
religious artifacts and a travel agency now constitute “Greektown.” The restaurants draw
business from throughout the metropolitan area and are popular with tourists and convention
delegates. The grocery no longer stocks exclusively Greek merchandise--having changed its
inventory to include items desired by the non-Greek residents of the area. Moreover, the other
businesses are experiencing declining demand for their goods and services, and slowly, the last
vestiges of the historic Greektown areas are disappearing.

Louik/Schneider & Associates, Inc. 4
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The City's Role in Redevelopment

With the creation of the Madison-Racine Tax Increment Financing District, the City planned to
encourage the comprehensive redevelopment of the Original Redevelopment Project Area.
Following are relevant sections of the Original Redevelopment Plan and Project which indicate
the City’s intentions regarding the Original Redevelopment Project Area.

In order to accomplish such redevelopment, the City has undertaken the designation of the
Original Redevelopment Project Area and begun to explore methods of providing the necessary
public improvements within the Original Redevelopment Project Area. Public assistance is
required to promote redevelopment due to the lack of strong marketplace momentum.
Marketplace perception relating to the condition of the Original Redevelopment Project Area
and/or lack of amenities serves to limit potential and competitive development of property within
‘the Original Redevelopment Project Area. The City plans on demonstrating a positive
marketplace signal through the sustained redevelopment of the Original Pedevelopment Project
Area including the possible clearing of substandard and obsolete structures, the possible
assembly of land into appropriate and feasible development packages, and the possible
depositibn of such packages to developmental entities. The scope of existing redevelopment
needs to be addressed by the Cily. It is important to future tenants/owners of property within
the Original Redevelopment Project Area and the Near West Side Community Area that the
markeltplace perceives the property favorably. Projects must be of sufficient scope and quality
that attract investor and markelplace confidence.

The Original Redevelopment Project Area as constituted would be difficult to develop solely
through investment by private enterprise. It is not reasonable to anticipate substantial reuse of
sites within the Original Redevelopment Project Area without the adoption of a redevelopment
plan that addresses the characteristics of the properties and recent market trends, while
pro..ding a practical met.iod for financing the redevelopment project. The City has prepared this
redevelopment plan to address its needs and mest its redevelopment goals and objectives
relaung to the Original Reaevelopment Project Area through the use of tax increment financing.

The City recognizes the need for implernentation of various strategies to overcome existing area
conditions and lack of competitiveness with out-of-City (suburban) locations. The needed public
investment will be possible only if tax increment financing is adopted pursuant to the terms of
the Tax increment Allocation Redevelopment Act, lllinois Rev. Stat., Section 1174.4-3 (the
"Act’). Incremental real estate tax revenue generated by the Original Redevelopment Project
Area will play a decisive role in encouraging private development.

Existing site conditions that have precluded intensive private investment in the past will be

eliminated. Through this Madison-Racine Redevelopment Plan and Project, the City will serve
as t,. central force for 1..arshaling the assets and energies of the private sector for a unified

Louik/Schneider & Associates, Inc, , 5
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cooperative public-private redevelopment effort. Ultimately, the implementation of the Madison-
Racine Redevelopment Plan and Project will benefit the City and all the taxing districts which
are included in the Original Redevelopment Project Area in the form of a significant expansion
of the real estate tax base . . .

The Original Redevelopment Project Area has not been subject to comprehensive
redevelopment through investment by private enterprise and it is not reasonably anticipated to
be developed in a comprehensive manner without the adoption of a redevelopment plan and
project. The City has prepared this Madison-Racine Redevelopment Plan and Project to use
tax increment financing in order to address its needs and meet its redevelopment goals and
objectives.

In November 1988, the City of Chicago's Commercial District Commission adopted a resolution
authorizing a feasibility study to use Tax Increment Financing ("TIF") for the redevelopment of
the area legally described herein in Exhibit | and outlined on the map in Exhibit 2 (See
Appendix). Redevelopment of the Original Redevelopment Project Area is tenable only if a
portion of the public improvements are funded by TIF.

The adoption of this Madison-Racine Redevelopment Plan and Project makes possible the
implementation of a comprehensive program for the economic redevelopment of the proposed
Original Redevelopment Project Area. By means of public investment, the  Original
Redevelopment Project Area will become an improved, more viable environment that will attract
private investment. The public investment will set the stage for the redevelopment of the area
with private capital.

Pursuant to the requirements of the Act, the Original Redevelopment Project Area includes only
those contiguous parcels of real property and improvements thereon which are substantially
benefitted by the Madison-Racine Redevelopment Plan and Project. Also in accordance with
the Act, the Qriginal Redevelopment Project Area is not less than 1 ¥ acres in the aggregate.

The addition of the Added Area will permit improved coordination of redevelopment and
revitalization projects and related public improvements for all projects within the Near West
Redevelopment Project Area. The Added Area is physically and functionally related to other
properties within the Original Redevelopment Project Area and will substantially benefit from the
redevelopment project actions and improvements.

There has been little major investment in the Added Area for at least the last five years. The
adoption of the Near West Redevelopment Plan and Project will make possible the
implementation of a logical program to stimulate redevelopment in the Added Area which cannot
reasonably be anticipated to be developed without the adoption of the Near West
Redevelopment Plan and Project. Public investments will create the appropriate environment

Louik/Schneider & Associates, Inc, 6
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to attract the investment required for the rebuilding of the area. But for the investment of funds
by the City, some future redevelopments would not be financially feasible and would not go
forward.

The purpose of the Near West Redevelopment Plan and Project is to create a mechanism to
allow for the redevelopment of the Near West Redevelopment Project Area with new mixed-use,
commercial/retail, residential and light industrial facilities. The redevelopment is expected to
encourage economic revitalization within the community and surrounding area.

Tax Increment Allocation Redevelopment Act

The Original Redevelopment Plan and Project established the existence of eligible conditions
within the Original Redevelopment Project Area at the time of its creation as a tax increment
financing district. An analysis of conditions within the Added Area indicates that it is appropriate
for designation as a redevelopment project area under the State of Illinois tax increment
financing legislation. The Added Area is characterized by conditions which warrant its
designation as an improved “Conservation Area” within the definitions set forth in the Act. The
Act is found in 65 ILCS 5/11-74.4-1 et seq., as amended.

The Act provides a means for municipalities, after the approval of a "redevelopment plan and
project”, to redevelop blighted and conservation areas by pledging the increase in tax revenues
generated by public and private redevelopment. This increase in tax revenues is used to pay
for up-fi'bnt costs which are required to stimulate the private investment in new redevelopment
and rehabilitation. Municipalities may issue obligations to be repaid from the stream of real
property tax increments that occur within the tax increment financing district. :

The property tax increment revenue is calculated by determining the difference between the
initial equalized assessed value (EAV) or the Certified EAV Base for all real estate located within
the district and the current year EAV. The EAV is the assessed value of the property muitiplied
by the state multiplier. Any increase in EAV is then multiplied by the current tax rate, which
determines the incremental real property tax.

The Near West Redevelopment Redevelopment Plan and Project has been formulated in
accordance with the provisions of the Act. It is a guide to all proposed public and private action
in the Near West Redevelopment Project Area. In addition to describing the objectives of
redevelopment, the Near West Redevelopment Plan and Project sets forth the overall program
to be undertaken to accomplish these objectives. This program is the Near West
Redevelopment Plan and Project.

Louik/Schneider & Associates, Inc. 4 7
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This Near West Redevelopment Plan and Project also specifically describes the Near West
Redevelopment Project Area. The Original Redevelopment Project Area at the time of its
designation met the eligibility requirements of the Act (see Attachment 2 for Madison-Racine
Qggvglggmgng Plan and Project-Eligibility Report, and the Near West Tax Increment Financing
-_Eligibili ). The Near West Redevelopment Project Area boundaries are

shown in Map 1 (Boundary Map).

After approval of the Near West Redevelopment Plan and Project, the City Council will then
formally designate the Near West Redevelopment Project Area.

The purpose of this Near West Redevelopment Plan and Project is to ensure that new
development occurs:

- 1. On a coordinated rather than a piecemeal basis to ensure that the land-use, vehicular
access, parking, service and urban design systems will meet modern-day principles and
standards;

2. On a reasonable, comprehensive and integrated basis to ensure that blighting factors

are eliminated; and
3. Within a reasonable and defined time period.

Revitalization of the Near West Redevelopment Project Area is a large and complex undertaking
and presents challenges and opportunities commensurate to its scale. The success of this effort
will depend to a large extent on the cooperation between the private sector and agencies of local
government.

Successful implementation of the Near West Redevelopment Plan and Project requires that the
City of Chicago take full advantage of the real estate tax increments attributed to the Near West
Redevelopment Project Area as provided in accordance with the Act.

Louik/Schneider & Associates, Inc, 8
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REDEVELOPMENT PROJECT AREA AND LEGAL DESCRIPTION

The Near West Redevelopment Project Area is located on the near west side of the City of
Chicago, lllinois directly west of the City's Central Business District. The Near West
Redevelopment Project Area contains approximately 102 acres. The boundaries of the Near
West Redevelopment Project Area are shown on Map 1 (Boundary Map); the current land uses
are shown on Map 2 (Existing Land Uses). The Near West Redevelopment Project Area
includes only those contiguous parcels of real property that are expected to be substantially
benefited by the Near West Redevelopment Plan and Project.

The legal description of the Near West Redevelopment Project Area includes the legal
description of the Original Redevelopment Project Area combined with the legal description of
the Added Area, and is as follows:

Legal Description of the Original Redevelopment Project Area

BEGINNING AT THE SOUTHEAST CORNER OF WEST MADISON STREET AND SOUTH
GREEN STREET; THENCE SOUTHERLY TO THE SOUTHEAST CORNER OF SOUTH
GREEN STREET AND WEST MONROE STREET; THENCE WESTERLY TO A SOUTHWEST
CORNER OF SOUTH SANGAMON STREET AND WEST MONROE STREET; THENCE
NORTHERLY TO THE SOUTHWEST CORNER OF WEST MADISON STREET AND SOUTH
SANGAMON STREET; THENCE WESTERLY TO THE SOUTHEASTERN CORNER OF WEST
MADISON STREET AND SOUTH MORGAN STREET; THENCE SOUTHERLY TO THE
SOUTHEAST CORNER OF SOUTH MORGAN STREET AND WEST MONROE STREET;
THENCE WESTERLY TO THE SOUTHWEST CORNER OF SOUTH ABERDEEN STREET
AND WEST MONROE STREET, THENCE NORTHERLY TO THE SOUTHWEST CORNER OF
WEST MADISON STREET AND SOUTH ABERDEEN STREET; THENCE WESTERLY TO A
POINT IN THE WEST LINE, PRODUCED SOUTH OF NORTH MAY STREET; THENCE
NORTHERLY TO THE NORTHWEST CORNER OF WEST RANDOLPH STREET AND NORTH
MAY STREET; THENCE EASTERLY TO THE NORTHEAST CORNER OF WEST RANDOLPH
STREET AND NORTH CARPENTER STREET; THENCE SOUTHERLY TO THE NORTHEAST
CORNER OF NORTH CARPENTER STREET AND WEST WASHINGTON STREET; THENCE
EASTERLY TO THE NORTHEAST CORNER OF NORTH PEORIA STREET AND WEST
WASHINGTON STREET; THENCE SOUTHERLY TO THE NORTHEAST CORNER OF WEST
MADISON STREET AND NORTH PEORIA STREET: THENCE EASTERLY TO THE
NORTHEAST CORNER OF WEST MADISON STREET AND NORTH GREEN STREET;
THENCE SOUTHERLY TO THE POINT OF BEGINNING.

Loufk/Schneider & Associates, Inc._
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THIS AREA INCLUDES:

BLOCK 17-08-448 OF WHICH A PART IS A PART OF S.F. GALE'S SUB. OF BLOCK 52 OF
CARPENTER'S ADDITION TO CHICAGO (REC. FEBRUARY 29, 1872. DOC. 15649) (WHICH
SAID CARPENTER'S ADDITION |S A SUB. OF THE SOUTHEAST 1/4 OF SECTION 8-39-14.
REC. AUGUST 31, 1836); AND OF WHICH A PART IS ALSO A PART OF WILLIAM HALE
THOMPSON'S SUB. OF LOTS 17 TO 26 INC. IN S.F. GALE'S SUB. OF BLOCK 52 OF
CARPENTER'S ADDITION TO CHICAGO. REC. JULY 21, 1890. DOC. 1306568 (WHICH
SAID CARPENTER'S ADDITION IS A SUB. OF THE SOUTHEAST 1/4 OF SECTION 8-39-14.
REC. AUGUST 31, 1836).

ALSO

BLOCK 17-08-447 OF WHICH PART IS A PART OF BLOCK 51 OF CARPENTER'S ADDITION
TO CHICAGO, A SUB. OF THE SOUTHEAST 1/4 OF SECTION 8-39-14. REC. AUGUST 31,
1836. ANTE FIRE; AND OF WHICH A PART IS ALSO A PART OF ASSESSOR'S SECOND
DIVISION OF THE EAST %2 OF LOT3ALLOF LOTS 1,2,7,8, 11,12, 15, 16, 17 & 18 OF
BLOCK 51 OF CARPENTER'S ADDITION TO CHICAGO. REC. NOVEMBER 29, 1872. DOC.
71687. RE-REC. OCTOBER 1, 1875. DOC. 51466; AND OF WHICH A PART IS ALSO A
PART OF H.C. VAN SCHAAK'S SUB. OF LOT 7 (EXCEPT THE NORTH 20 FEET) AND LOT
8 (EXCEPT THE SOUTH 20 FEET) IN BLOCK 51 OF CARPENTER'S ADDITION TO
CHICAGO. REC. OCTOBER 27, 1885. DOC. 664546.

ALSO

BLOCK 17-08-446 OF WHICH A PART IS A PART OF BLOCK 50 OF CARPENTER'S
ADDITION TO CHICAGO, A SUBDIVISION OF THE SOUTHEAST 1/4 OF SECTION 8-39-14.
REC. AUGUST 31, 1836 (ANTE-FIRE); AND OF WHICH A PART IS A PART OF
ASSESSOR'S DIVISION OF LOTS | TO 9 IN BLOCK 50 OF CARPENTER'S ADDITION TO

CHICAGO. REC. JULY 30, 1859. ANTE-FIRE. -

ALSO

BLOCK 17-08-437 WHICH IS PART OF BLOCK 42 CARPENTER'S ADDITION TO CHICAGO,
A SUBDIVISION OF THE SOUTHEAST 1/4 OF SECTION 8-39-14. REC. AUGUST 31, 1836
(ANTE-FIRE).

ALSO

BLOCK 17-08-436 WHICH IS PART OF WILLIAM J. BUNKER'S SUB. OF BLOCK 43 OF
CARPENTER'S ADDITION TO CHICAGO. REC. JULY 1, 1848. ANTE-FIRE, (WHICH SAID
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CARPENTER'S ADDITION IS A SUBDIVISION OF THE SOUTHEAST 1/4 OF SECTION 8-39-
14. REC. AUGUST 31, 1836 (ANTE-FIRE)).

ALSO

BLOCK 17-08-444 OF WHICH A PART IS A PART OF RESUB. OF BLOCK 48 OF
CARPENTER'S ADDITION TO CHICAGO. REC. FEBRUARY 17, 1857. ANTE-FIRE (WHICH
SAID CARPENTER'S ADDITION IS A SUBDIVISION OF THE SOUTHEAST 1/4 OF SECTION
8-39-14. REC. AUGUST 31, 1836); AND WHICH A PART IS A PART OF C.W. COOK'S SUB.
OF LOTS 1 TO 5 OF BLOCK 48 OF CARPENTER'S ADDITION TO CHICAGO (ANTE-FIRE),
(WHICH SAID CARPENTER'S ADDITION IS A SUBDIVISION OF THE SOUTHEAST 1/4 OF
SECTION 8-39-14. REC. AUGUST 31, 1836).

ALSO

BLOCK 17-08-445 OF WHICH A PART IS A PART OF BLOCK 49 OF THE CARPENTER'S
ADDITION TO CHICAGO, A SUBDIVISION OF THE SOUTHEAST 1/4 OF SECTION 8-39-14.
REC. AUGUST 31, 1836 (ANTE-FIRE); AND OF WHICH A PART IS A PART OF THE SUB.
OF THE WEST 100 FEET OF LOT 6 OF BLOCK 49 OF CARPENTER'S ADDITION TO
CHICAGO. REC. SEPTEMBER 13, 1875. DOC. 48790.

ALSO

BLOCK 17-17-208 OF WHICH IS BLOCK 2 OF DUNCAN'S ADDITION TO CHICAGO, A
SUBDIVISION OF THE EAST % OF THE NORTHEAST 1/4 OF SECTION 17-39-14. ANTE-

FIRE.

ALSO

BLOCK 17-17-207 WHICH IS A PART OF BLOCK 3 OF DUNCAN'S ADDITION TO CHICAGO,
A SUBDIVISION OF THE EAST %2 OF THE NORTHEAST 1/4 OF SECTION 17-39-14 (ANTE-
FIRE); AND OF WHICH A PART IS SUBDIVISION OF LOTS 15 AND 16, BLOCK 3, DUNCAN'S

ADDITION TO CHICAGO, ANTE-FIRE.
ALSO

BLOCK 17-17-203 WHICH IS A PART OF THE SUBDIVISION OF BLOCK 1 OF CANAL
TRUSTEE'S SUBDIVISION AND OF BLOCK 5 OF DUNCAN'S ADDITION TO CHICAGO.
REC. AUGUST 13, 1853. ANTE-FIRE, (WHICH SAID CANAL TRUSTEE'S SUBDIVISION IS
A SUBDIVISION OF THE WEST %2 AND THE WEST Y2 OF THE NORTHEAST 1/4 OF
SECTION 17-39-14. REC. AUGUST 31, 1848 (ANTE-FIRE); AND WHICH SAID DUNCAN'S
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ADDITION IS A SUBDIVISION OF THE EAST "2 OF THE NORTHEAST 1/4 OF SECTION 17-
39-14. REC. APRIL 29, 1836 (ANTE-FIRE)).

ALSO

BLOCK 17-17-204 OF WHICH A PART IS A PART OF THE SUBDIVISION OF BLOCK 1 OF
CANAL TRUSTEE'S SUBDIVISION, AND OF BLOCK 5 OF DUNCAN'S ADDITION TO
CHICAGO. REC. AUGUST 13, 1853 (ANTE-FIRE), (WHICH SAID CANAL TRUSTEE'S
SUBDIVISION IS A SUBDIVISION OF THE WEST % AND THE WEST % OF THE
NORTHEAST 1/4 OF SECTION 17-39-14; AND WHICH SAID DUNCAN'S ADDITION IS A
SUBDIVISION OF THE EAST % OF THE NORTHEAST 1/4 OF SECTION 17-39-14); AND OF
WHICH A PART IS ALSO A PART OF SUBDIVISION OF THE INTERIOR PART OF BLOCK
1 OF CANAL TRUSTEE'S SUBDIVISION. REC. APRIL 8, 1857 (ANTE-FIRE); AND OF
WHICH A PART IS ALSO A PART OF HOLDEN'S PLAT OF PARTS OF BLOCK 5 OF
DUNCAN'S ADDITION AND PART OF BLOCK 1 OF CANAL TRUSTEE'S SUBDIVISION
(ANTE-FIRE). '

ALSO

BLOCK 17-17-205, OF WHICH A PART IS A PART OF THE SUBDIVISION OF BLOCK 1 OF
CANAL TRUSTEE'S SUBDIVISION AND OF BLOCK 5 OF DUNCAN'S ADDITION TO
CHICAGO. REC. AUGUST 13, 1853 (ANTE-FIRE), (WHICH SAID CANAL TRUSTEE'S
SUBDIVISION IS A SUBDIVISION OF THE WEST Y2 AND THE WEST % OF THE
NORTHEAST 1/4 OF SECTION 17-39-14. REC. AUGUST 31, 1848 (ANTE-FIRE), AND
WHICH SAID DUNCAN'S ADDITION IS A SUBDIVISION OF THE EAST % OF THE
NORTHEAST 1/4 OF SECTION 1739-14. REC. APRIL 29. 1836 (ANTE-FIRE)); AND OF
WHICH A PART IS A PART OF C.C.P. HOLDEN'S RESUBDIVISION OF LOTS 33, 34, & 35
OF BLOCK 1 OF CANAL TRUSTEE'S SUBDIVISION (AN c-FIRE).

Added Area Legal Description

THAT PART OF THE SOUTHEAST QUARTER OF SECTION 8 AND PART OF THE
SOUTHWEST QUARTER OF SECTION 9 AND PART OF THE NORTHWEST QUARTER OF
SECTION 16 AND PART OF THE NORTHEAST QUARTER OF SECTION 17, TOWNSHIP 39
NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS
FOLLOWS: BEGINNING AT THE INTERSECTION OF THE NORTH RIGHTS OF WAY LINE
OF WEST LAKE STREET, WITH THE WEST RIGHTS OF WAY LINE OF NORTH PEORIA
STREET; THENCE SOUTH, ALONG SAID WEST RIGHTS OF WAY LINE OF NORTH PEORIA
STREET, TO THE NORTH RIGHTS OF WAY LINE OF WEST WASHINGTON STREET,
THENCE EAST, ALONG SAID NORTH RIGHTS OF WAY LiNE OF WEST WASHINGTON

Louik/Schneider & Associates, Inc. 12




City of Chicago
Near West - Redevelopment Plan

STREET, TO THE EAST RIGHTS OF WAY LINE OF NORTH PEORIA STREET; THENCE
SOUTH, ALONG SAID EAST RIGHTS OF WAY LINE OF NORTH PEORIA STREET, TO THE
SOUTH RIGHTS OF WAY LINE OF WEST WASHINGTON STREET; THENCE EAST, ALONG
SAID SOUTH RIGHTS OF WAY LINE OF WEST WASHINGTON STREET, TO THE WEST
RIGHTS OF WAY LINE OF NORTH GREEN STREET; THENCE SOUTH, ALONG SAID WEST
RIGHTS OF WAY LINE OF NORTH GREEN STREET, TO THE NORTH RIGHTS OF WAY
LINE OF WEST MADISON STREET; THENCE EAST, ALONG SAID NORTH RIGHTS OF WAY
LINE OF WEST MADISON STREET, TO THE EAST RIGHTS OF WAY LINE OF NORTH
GREEN STREET; THENCE SOUTH, ALONG SAID EAST RIGHTS OF WAY LINE OF NORTH
GREEN STREET AND THE EAST RIGHTS OF WAY LINE OF SOUTH GREEN STREET, TO
THE SOUTH RIGHTS OF WAY LINE OF WEST MONROE STREET; THENCE WEST, ALONG
SAID SOUTH RIGHTS OF WAY LINE OF WEST MONROE STREET, TO THE EAST RIGHTS
OF WAY LINE OF SOUTH PEORIA STREET; THENCE SOUTH, ALONG SAID EAST RIGHTS
OF WAY LINE OF SOUTH PEORIA STREET, TO THE NORTH RIGHTS OF WAY LINE OF
WEST ADAMS STREET; THENCE EAST, ALONG SAID NORTH RIGHTS OF WAY LINE OF
WEST ADAMS STREET, TO THE SOUTHEAST CORNER OF LOT 9 IN BLOCK 9 IN
DUNCAN'S ADDITION TO CHICAGO, A SUBDIVISION OF THE EAST HALF OF THE
NORTHEAST QUARTER OF SAID SECTION 17, ALSO BEING A POINT IN THE
CENTERLINE OF SAID BLOCK 9; THENCE SOUTH, ALONG THE CENTERLINE OF BLOCK
12 IN SAID DUNCAN'S ADDITION TO CHICAGO (AND ITS NORTHERLY AND SOUTHERLY
EXTENSIONS) TO THE SOUTH RIGHTS OF WAY LINE OF WEST JACKSON BOULEVARD;
THENCE EAST, ALONG SAID SOUTH RIGHTS OF WAY LINE OF WEST JACKSON
BOULEVARD, TO THE WEST RIGHTS OF WAY LINE OF SOUTH GREEN STREET; THENCE
SOUTH, ALONG SAID WEST RIGHTS OF WAY LINE OF SOUTH GREEN STREET, TO THE
NORTHERLY RIGHTS OF WAY LINE OF THE DWIGHT D. EISENHOWER EXPRESSWAY;
THENCE EASTERLY, ALONG SAID NORTHERLY RIGHTS OF WAY LINE OF THE DWIGHT
D. EISENHOWER EXPRESSWAY TO A POINT ON THE SOUTH LINE OF LOT 2 IN BLOCK
21 1i{ SAID DUNCAN'S ADDITION TO CHICAGO, SAID POINT BEING 17.00 FEET EAST OF
THE SOUTHWEST CORNER OF SAID LOT 2; THENCE EAST, ALONG THE SOUTH LINE OF
SAIL LOT 2 TO THE SOU THEAST CORNER THEREOF, SAID POINT BEING ON THE WEST
RIGHTS OF WAY LINE OF SOUTH HALSTED STREET; THENCE EAST TO THE
SOUTHWEST CORNER OF LOT 17 IN J.A. YALE'S SUBDIVISION OF BLOCK 5 OF SCHOOL
SECTION ADDITION TO CHICAGO OF SAID SECTION 16, SAID POINT BEING ON THE
EAST RIGHTS OF WAY LINE OF SOUTH HALSTED STREET; THENCE EAST, ALONG THE
SOUTH LINE OF LOTS 17 THRU 13 INCLUSIVE, IN SAID J.A. YALE'S SUBDIVISION, TO A
POINT ON THE EAST LINE OF THE WEST 5.00 FEET OF LOT 13 IN SAID J.A. YALE'S
SUBDIVISION; THENCE NORTH, ALONG SAID EAST LINE OF THE WEST 5.00 FEET OF
LOT 13, TO THE SOUTH RIGHTS OF WAY LINE OF WEST VAN BUREN STREET; THENCE
NORTHERLY, TO A POINT ON THE NORTHERLY RIGHTS OF WAY LINE OF WEST VAN
BUREN STREET, SAID POINT BEING ON THE WEST RIGHTS OF WAY LINE OF THE JOHN
F. KE.«NEDY EXPRESSAY: THENCE NORTHERLY, ALONG SAID WEST RIGHTS OF WAY
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LINE OF THE JOHN F. KENNEDY EXPRESSWAY, TO THE NORTH RIGHTS OF WAY LINE
OF WEST LAKE STREET; THENCE WEST, ALONG SAID NORTH RIGHTS OF WAY LINE OF
WEST LAKE STREET, TO THE POINT OF BEGINNING, IN COOK COUNTY, ILLINOIS.

14
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OVERALL GOALS AND OBJECTIVES

The overall goals and objectives presented in this Near West Redevelopment Plan and Project
are consistent with, and do not contradict, the goals and objectives presented in the Original
Redevelopment Plan and Project. The Near West Redevelopment Plan and Project also
conforms to the Madison-Racine Urban Renewal Designation and Redevelopment Project
Report for the development of the Madison-Racine area as a whole.

General Goals

. Improve the quality of life in Chicago by improving the economic vitality of the
“conservation area” in the Near West Redevelopment Project Area.

. Provide sound economic development in the Near West Redevelopment Project Area.

. Revitalize the Added Area to enhance its importance as a commercial center
contributing to the improved vitality of the City.

. Create an environment within the Near West Redevelopment Project Area which will
contribute to the health, safety and general weifare of the City, and reserve or enhance
the value of properties in the area.

. Strengthen the existing business community and create a suitable location for
commerce.
. Create new job opportunities for community and City residents in accordance with the

City's Affirmative Action goals.

. Encourage the development of mixed uses.

. Create new commercial/retail centers and the accompanying job opportunities.

. Create an identity for Greektown in the Halsted Street District which will create a center '
for tourism.

. Achieve desirable changes of land use through a coordinated public/private effort.

. Provide open, attractive and safe public areas to enhance access to and confidence in

the general area.

- T
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Redevelopment Objectives

. Reduce or eliminate those conditions which qualify the Near West Redevelopment
Project Area as a Conservation Area.

. Enhance the tax base of the City of Chicago and of the other taxing districts which
extend into the Near West Redevelopment Project Area by encouraging private
investment in new development within the Added Area.

. Strengthen the economic well-being of the Near West Redevelopment Project Area and
the City by increasing business activity, taxable values and job opportunities.

e Provide needed incentives to encourage a broad range of improvements for both new
development and rehabilitation efforts for existing buildings..

. Enhance the commercial/tourism activity in the Added Area by providing additional
public and private infrastructure improvements which create a clear identity for this
important tourist area.

. Encourage the participation of minorities and women in the development of the Near
West Redevelopment Project Area.

Development and Design Objectives

. Establish a pattern of land use activities arranged in compact, compatible groupings to
increase efficiency of operation and economic relationships.

. Encourage coordinated development of parcels and structures in order to achieve
attractive and efficient building design; unified off street parking; adequate truck, service,
and loading facilities; and appropriate access to nearby arterial streets.

. Achieve development which is integrated both functionally and aesthetically with nearby
existing development.

. Ensure a safe and adequate circulation pattern, adequate ingress and egress and
capacity in the Near West Redevelopment Project Area.

. Encourage a high-quality appearance of buildings, rights-of-way and open spaces, and
encourage high standards of design.
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. Encourage development of usable commercial/retail space of all sizes within the Added
Area.
. Retain the unique character of the Added Area.
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CONSERVATION AREA CONDITIONS EXISTING
IN THE NEAR WEST REDEVELOPMENT PROJECT AREA

The eligibility findings of the Near West Redevelopment Project Area, including the Original
Redevelopment Project Area and the Added Area, are presented in this section.

Original Redevelopment Project Area Findings

The eligibility findings for the Original Redevelopment Project Area are detailed in Attachment
1, and are summarized below.

The Original Redevelopment Project Area was evaluated for the City by Kane, McKenna and
Associates, Inc. in November and December, 1988. Based upon surveys, inspections, research
and analysis of the Original Redevelopment Project Area by the City of Chicago and Kane,
McKenna and Associates, Inc., the Original Redevelopment Project Area qualified as a
"Conservation Area" as defrned by the Act. A separate report entltled E ggm uty Sludy Qt

MA_@_a Chrcago lllinois, dated January 1989 (see Attachment 2) descrlbes the surveys and
analysis undertaken and the basis for the finding that the Original Redevelopment Project Area
qualifies as a *Conservation Area" as defined by the Act Summarlzed below are the frndlngs
of the Eli A

in the aggggn-Bagme § ugy rea. The Madlson Hacrne Redevelopment Pro;ect Area was

characterized by the presence of four of the blighting factors as listed in the Act, impairing the
sound growth of the taxing districts in this area of the City. Specifically:

* Of the fourteen factors set forth in the law, in addition to Age four were present in the
Original Redevelopment Project Area.

* The blighting factors which are present‘are reasonably distributed throughout the
Original Redevelopment Project Area.

* All areas within the Original Redevelopment Project Area show the presence of
blighting factors.

The following conservation factors were present within the Original Redevelcpment Project Area

as described in the
November 28, 1988:
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1. Age .

Of the approximately 72 buildings within the area, about 63 or 88% were 35 years of
age or older. Age as a factor was present to a major extent in all the 12 blocks that
compromise the Original Redevelopment Project Area.

2. Obsolescence
Of the approximately 72 structures, it was estimated that about 49 or 68% of the
structures were functionally and/or economically obsolete. In 9 of the 12 blocks obsole-
scence was present in 50% or more of the structures; in 2 blocks 25-50% of the
structures were characterized as obsolete.

3. Depreciation of Physical Maintenance
it was estimated that 56 out of 72 structures, or 78% exhibited some evidence (in
varying degrees) of depreciation of physical maintenance; 22 out of 26 vacant parking
lots, or about 85%, exhibited depreciation of physical maintenance. Depreciation was
present to a major degree in 11 out of 12 blocks, and to an average degree in the
remaining block.

4. Inadequate Utilities ,
.-Inadequate utilities were present throughout the Original Redevelopment Project Area.
Inadequate utilities were present to a major extent in 9 out of the 12 blocks. The roads
throughout the Original Redevelopment Project Area were in poor condition. Vaulted
sidewalls were in poor condition and in many cases served as a hazard to pedestrian

traffic.

5. Deleterious Land Use or Layout
The area as a whole lacked adequate off street parking. Many structures had low land
to building ratios, which makes it difficult to reconfigure or expand current operations.

Other qualifying factors existed to a minor extent. Some structures were below minimum code
requirements; some structures had excessive land coverage. Excessive vacancies were
present in some structures; some vacant, unpaved lots had no present use except to remain
underutilized without addressing area wide redevelopment. Some structures exhibited
deterioration. The area was platted primarily in the nineteenth century; as a consequence, the
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City was not able to guide the platting and building of structures through a comprehensive plan.
Many of the structures and property were better suited for less intensive uses (e.g. garages,
parking) or for market uses that were no longer viable (e.g., multi-story industrial).

Added Area Findings

Based upon surveys, site inspections, research and analysis by Louik/Schneider & Associates,
Inc., the Added Area qualifies as a Conservation Area as defined by the Act. A separate report
entitled City of Chicago Near West Tax Increment Financing Program Eligibility Study, dated
March 1, 1996, describes in detail the surveys and analyses undertaken and the basis for the
finding that the Added Area qualifies as a Conservation Area as defined by the Act. The
majority (91%) of the Added Area is characterized by the presence of structures more than 35
years of age and the presence of 9 factors listed in the Act for a Conservation Area.

Summarized below are the findings of the City of Chicage Near West Tax Increment Financing

ligibili

Summary of Factors

In addition to the age requirement, nine criteria are present in varying degrees throughout the
Added Area. The 9 factors have been identified as follows:

Minor Extent
« Presence of Structures Below Minimum Code Standards
« Lack of Ventilation, Light or Sanitary Facilities

Major Extent
o Dilapidation
»  Obsolescence
+ Deterioration
+ Excessive Vacancies
« Excessive Land Coverage
« Depreciation of Physical Maintenance
« Lack of Community Planning

20
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The conclusions of each of the nine factors are summarized beiow.

1. Dilapidation
Dilapidation, an advanced state of disrepair of buildings and improvements, is present
throughout the Added Area. This factor is present in 13 of the 25 blocks and in 28 of the
114 buildings.

2. Obsolescence
Obsolescence, both functional and economic, is present in 14 of the 25 blocks and in 50
of the 114 buildings. Within the Added Area, many parcels are of inappropriate size or
shape, public improvements such as alleys and street widths are inadequate, and 45% of
the structures are incapable of efficient or economic use according to contemporary

standards.

3. Deterioration
Deterioration is present in structures with physical deficiencies or site improvements
requiring major treatment or repair. This factor is present to a major extent and is found
.in 18 of the 25 blocks and in 102 of 210 parcels.

4. Presence of Structures Below Minimum Code Standards
One structure in the Added Area was found to exhibit the presence of structures below

minimum code standards.

5. Excessive Vacancies |
Excessive vacancy was found to be present in varying degrees throughout the Added
Area. Excessive vacancies, including completely and partially vacant structures, are
present in 14 of the 25 blocks and in 42 of the 114 buildings.

6. Lack of Ventilation, Light or Sanitary Facilities
Qtructures in the Addad Area exhibiting inadequate ventilation or light are those with no
windows or having boarded-up windows. This factor is present in 4 of the 25 blocks and

in 6 of the 114 buildings.
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7.  Excessive Land Coverage
Excessive land coverage, manifested by the over-intensive use of property and the
crowding of buildings and accessory facilities onto a site, is present throughout the Added
Area. The factor is exhibited in 16 of the 25 blocks and in 90 of the 114 buildings.

8. Depreciation of Physical Maintenance
Depreciation of physical maintenance, manifested by substantial deferred maintenance
and lack of maintenance of buildings, parking areas and streets, is present to a major
extent in 22 of the 25 blocks and 157 of the 210 parcels in the Added Area.

9. Lack of Community Planning
Lack of community planning is present throughout the entire Added Area (except for block
122, the Eisenhower Expressway) which was developed prioryto and without the guidance
of a community plan.

Conclusion

The conclusion of the consultant team engaged to conduct the study is that the number, degree
and distribution of factors as documented in this report warrant the designation of the Added
Area as a Conservation Area within the definition set forth in the Act. Specifically:

. The building and improvements meet the statutory criterion that requires 50 percent or
more of the structures to be 35 years of age or older.

. Of the 14 factors for a Conservation Area set forth in the law, 9 are present in the
Added Area and only three are necessary for designation as a Conservation Area.

. The conservation area factors which are present are reasonably distributed
throughout the Added Area.

ooy

. All areas within the Added Area show the presence of Conservation Area factors.

All blocks in the Added Area evidence the presence of some eligibility factors. The eligibility
findings indicate that without revitalization, the Added Area could become blighted and that
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designation as a redevelopment area will contribute to the long-term well being of the City. All
factors indicate that the area on the whole has not been subject to growth and development
through investments by private enterprise, and will not be developed without action by the City.

The analysis above was based upon data assembled by Louik/Schneider & Associates, Inc.
The surveys, research and analysis conducted include:

1. Exterior surveys of the condition and use of the Added Area;

2.  Field surveys of environmental conditions covering streets, sidewalks, curbs and gutters,
lighting, traffic, parking facilities, landscaping, fences and walls, and general property
maintenance,

3. Comparison of current land use to current zoning ordinance and the current zoning maps;

4.  Historical analysis of site uses and users;
5.  Analysis of original and current platting and building size layout; and

6. .., Review of previously prepared plans, studies and data.

Based upon the findings of the M&MM&LI&MW

Eligibility Study, the Added Area on the whole has not been subject to growth and development
through investment by private enterprise and would not reasonably be anticipated to be
developed without the adoption of this Near West Redevelopment Plan and Project. But for the
investment of City funds, some future redevelopments would not be financially feasible and

would not go forward.
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NEAR WEST REDEVELOPMENT PLAN AND PROJECT
A. REDEVELOPMENT PROJECT PLAN AND PROJECT ACTIVITIES

The City proposes to realize its goals and objectives of redevelopment through public finance
technigues, including but not limited to tax increment financing, and by undertaking some or all
of the following actions.

1. Assemblage of Sites. To achieve the renewal of the Near West Redevelopment Project
Area, property identified in Map 4 - Properties to be Acquired attached hereto and made
a part hereof, may be acquired by the City of Chicago and cleared of all improvements,
if any, and either (a) sold, leased or conveyed for private redevelopment, or (b) sold,
leased or dedicated for construction of public improvements or facilities. The City may
pay for a private developer's cost of acquisition land and other property, real or personal,
or rights or interests therein, demolition of buildings, and the clearing and grading of land.
The City may determine that to meet the renewal objectives of this Near West
Redevelopment Plan and Project, other properties in the Near West Redevelopment
Project Area not scheduled for acquisition should be acquired or certain property currently
listed for acquisition should not be acquired. Acquisition of land for public rights-of-way
will also be necessary for the portions of said rights-of-way that the City does not own.

As a necessary part of the redevelopment process, the City may hold and secure property
which it has acquired and place it in temporary use until such property is scheduled for
disposition and redevelopment. Such uses may inciude, but are not limited to, project
office facilities, parking or other uses the City may deem appropriate.

2.  Provision of Public Improvements and Facilities. Adequate public improvements and
facilities may be provided to service the entire Near West Redevelopment Project Area.
Public improvements and facilities may include, but are not limited to:

a. Provision for streets and public rights-of-ways;
b. Provision of utilities necessary to serve the redevelopment;
C. Public landscaping; and
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d. Public landscape/buffer improvements, street lighting and general beautification
improvements in connection with public improvements.

3. Provision for Soil and Site Improvements. Funds may be made available for
improvements to properties for the purpose of making land suitable for development.
These improvements may include, but are not limited to:

a. Environmental remediation necessary for redevelopment of the Near West
Redevelopment Project Area.
~ Site Preparation - Utilities.
Demolition.

4, Job Training and Related Educational Programs. Funds may be made available for
programs to be created for future employees so that they may take advantage of the
-employment opportunities.

5.  Analysis, Administration, Studies, Legal, et al. Funds may be provided for activities
including the long-term management of the Near West Redevelopment Plan and Project
-as well as the costs of establishing the program and designing its components. Costs of
studies, surveys, development of plans, and specifications, implementation and
administration of the redevelopment plan, including but not limited to staff and professional
service costs for architectural, engineering, legal, marketing, financial, planning or other
services, prdvided, hoWe\)er, that no charges for professional services may be based on
a percentage of the tax increment collected.

6. Interest Subsidies. Funds may be provided to developers or user for a portion of interest
costs incurred in the construction of a redevelopment project. Interest costs incurred by
a redeveloper related to the construction, renovation or rehabilitation of a redevelopment

project provided that:

a. such costs are to be paid directly from the special tax allocation fund
established pursuant to the Act;

b. ‘such payments in any one year may not exceed 30 percent of the annual

interest costs incurred by the redeveloper with regard to the redevelopment
project during that year;
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10.

11.

12.

c. if there are not sufficient funds available in the special tax allocation fund
to make the payment pursuant to this paragraph (6) then the amount so
due shall accrue and be payable when sufficient funds are available in the
special tax allocation fund; and

d. the total of such interest payments paid pursuant to the Act may not exceed
30 percent of the total of (I) costs paid or incurred by the redeveloper for the
redevelopment project plus (ii) redevelopment project costs excluding any
property assembly costs and any relocation costs incurred by a municipality
pursuant to the Act.

Rehabilitation Costs. The costs for rehabilitation, reconstruction or repair or remodeling
of existing public or private buildings or fixtures including, but not limited to, provision of
facade improvements for the purpose of improving the facades of privately held properties.

Provision for Relocation Costs. Funds may be made availabie for the relocation
expenses of public facilities and for private property owners and tenants of properties
relocated or acquired by the City for redevelopment purposes.

Financing Costs. Financing costs, including but not limited to all necessary and incidental
expenses related to the issuance of obligations and which may include payment of interest
on any obligations issued hereunder accruing during the estimated period of construction of
any redevelopment project for which such obligations are issued and for not exceeding 36
months thereafter and including reasonable reserves related thereto.

Capital Costs. All or a portion of a taxing district's capital costs resulting from the
redevelopment project necessarily incurred or to be incurred in furtherance of the
objectives of the redevelopment plan and project, to the extent the municipality by written
agreement accepts and approves such costs.

Payment in lieu of taxes.

Costs of job training. Costs of job training, advanced vocational education or career
education, including but not limited to courses in occupational, semi-technical or technical
fields leading directly to employment, incurred by one or more taxing districts, provided
that such costs (I) are related to the establishment and maintenance of additional job
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13.

training, advanced vocational education or career education programs for persons
employed or to be employed by employers located in a redevelopment project area; and
(iiy when incurred by a taxing district or taxing districts other than the municipality, are set
forth in a written agreement by or among the municipality and the taxing district or taxing
districts, which agreement describes the program to be undertaken, including but not
limited to the number of employees to be trained, a description of the training and services
to be provided, the number and type of positions available or to be available, itemized
costs of the program and sources of funds to pay for the same, and the term of the
agreement. Such costs inciude, specifically, the payment by community college districts
of costs pursuant to Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public Community College
Act and by school districts of costs pursuant to Sections 10-22.20a and 10-23.3a of The
School Code.

Redevelopment Agreements. The City may enter into redevelopment agreements with
private developers which may include, but not be limited to, terms of sale, lease or
conveyance of land, requirements for site improvements, public improvements, job training
and interest subsidies. In the event that the City determines that construction of certain
improvements is not financially feasible, the City may reduce the scope of the proposed

improvements.

B. REDEVELOPMENT PLAN

For planning purposes, the Near West Redevelopment Project Area is divided into two
subareas: the Original Redevelopment Project Area and the Added Area which incorporates
Halsted Street and the Randolph Street Districts.

The Near West Redevelopment Plan and Project for both of these subareas is consistent with
the following objectives of the Madison-Racine Urban Renewal Area:

(@)

(b)

Louik/Schneider & Associates, Inc,

Retain and strengthen the existing nature of the business community within the
boundaries of the Madison-Racine Urban Renewal Project.

Removal of obsolete and substandard structures which are a blighting-influence on the
community.
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(c) Provide for the retention of basically sound buildings that are compatible with the Madison-
Racine Urban Renewal Plan and encourage the upgrading of those facilities where
necessary.

(d) Provide marketable parcels of land, sufficient in size and configuration for economically
feasible development of commercial and/or light industrial facilities and related uses.

(e) Provide land for adequate off-street parking, loading facilities, and open space designed
to enhance the community.

(f) Provide for the vacation of unnecessary streets and alleys and the development of a
street system which will improve traffic flow and safely and adequately serve the area.

Additionally, this Near West Redevelopment Plan and Project is consistent with the stated
proposed renewal action plans for the Madison-Racine Urban Renewal Area which includes
proposed public actions in the area comprised of a combination of any or all of the following
activities: acquisition of property, relocation of site occupants, demolition of structures, site
preparation, vacation of streets and alleys, assemblage of land into marketable disposition
parcels, disposition of land for public and private development, rehabilitation of structures to
meet City of Chicago Codes and Ordinances, and other related redevelopment activities.

Subarea 1: Original Redevelopment Project Area

The Original Redevelopment Project Area comprises the bou..uaries of the Madison-Racine Tax
Increment Financing District. The following elements of the Madison-Racine Redevelopment
Project and Plan are highlighted in this Near West Redevelopment Plan and Project, and
comprise the redevelopment plan for the Original Redevelopment Project Area.

The [Original] Redevelopment Projects are to create a sense of ‘place”, to attract developers
and similar businesses, as well as to improve the circulation, access and security through
common improvements. Projects must be of sufficient size so that the [Original] Redevelopment
Project will not be overwhelmed by the poverty and decay that is adjacent to the site, but rather
will create an area where security and economic vitality are enhanced. Projects need to
discontinue the sporadic development of the area, and encourage more planned area
developments so as to reduce the depressed conditions curreritly existing throughout the district.
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These depressed conditions have, in many cases, contributed to the failure of fully realizing the
potential real estate taxes in the area as well as contributing to an absolute decline in overall
property assessments. It is firmly believed that underutilization of the land within the Madison-
Racine commercial district and the Original Redevelopment Project Area has resulted in a
significant reduction in potential property taxes for the City, overall.

It is intended that underutilized properties will be developed and put to current market uses. The
anticipated tenants shall be compatible with existing industrial and commercial facilities. The
Van Buren and Jackson Corridor has recently experienced rehabilitation of numerous buildings
for commercial/office uses (particularly loft redevelopment uses).

The [Original] Redevelopment Project's implementation will continue to improve the physical
appearance of the Original Redevelopment Project Area and contribute to the economic
deve/op(nent of the area, arresting decline and stabilizing the Near West Side commercial area.
The redeve/opment of the Original Redevelopment Project Area will serve as a catalyst and as
an essential anchor for the overall area. Job creation associated with the project will provide
new, improved employment opportunities for community and City residents.

... The, Original Redevelopment Project Area has the advantage of providing quick access to
the City's Central Loop (the Original Redevelopment Project Area is located approximately one
(1) mile from the center of the City's Loop) and related means of transportation are
advantageous in competing with suburban developments. On-site parking and less congested
stre sts, as well as the ‘cld town’ amenities near the Original Redevelopment Project Area are
adu..unal characteristi.o that could be utilized to entice business to the in-city location.
l:lowever, coordinated redevelopment is necessary to address an efficient and an economic
approach, evidencing planning with respect to uses, access/egress, and competitive amenities.

The City’'s nearby central core area is experiencing tremendous commercial growth, particularly
in the financial markets, at rental rates competitive with projects located outside of Cook County.
White the commercial growth provides significant office facilities for certain types of industries,
there is a lack of appropriate space for businesses that serve the financial, banking, real estate
and investment industries. The Original Redevelopment Project Area’s redevelopment will also
address such support uses as well as other uses including light industrial.
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Subarea 2: Added Area

The Added Area comprises Halsted Street (Greektown) and the Randolph Street (Market)
districts. This Redevelopment Plan  proposes the redevelopment of the Near West
Redevelopment Project Area, to stimulate or stabilize not only the Added Area but also the
properties within the surrounding area.

This Near West Redevelopment Plan and Project is intended to enhance the attractive appeal
of the Halsted Street and Randolph Street districts, both of which are increasingly important
tourist and entertainment areas, and to establish a safe, attractive and appealing physical link
between them.

The proposed link will create opportunities for shared amenities such as hotel, parking and
convenience retailing services. Unification of the areas (while enhancing their unique qualities)
will transform widely-held perceptions about the near west side by creating a critical mass of
"welcoming” territory that will expand incrementally as new attention and investment is drawn
to the area.

Halsted Street (Greektown) District

At present, the Halsted Street (Greektown) district is little more than a cluster of popular restau-
rants, a place where such commercial and social activity that transpires takes place exclusively
indoors. What Greektown lacks is a well defined and memorable public space (centered on the
street), which would be conducive to the sort of civic activity that transpircz in so many other
Chicago entertainment and business areas.

In order to enhance this community, it is planned to rehabilitate the streets and sidewalks
surrounding the easterly portion of the Halsted Street District so as to reflect the strong ethnic
image and historical architecture of the Greek community and heritage. The plan proposes to
furnish Greektown with the necessary architectural components that will give this area a more ™
fitting and identifiable image. This band runs along the entire length of the Greektown corridor
on both sides of the street. In this way, the streetscape becomes one of the most important
architectural devices that unify and define the Halsted Street District.

«3,
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The same "Greek" theme detailing at the gateways and the sidewalks will carried onto the
facades of the existing buildings. These will be treated with specific surface alterations and
additions. The new motifs applied on the facades will be distinctly Greek details inspired from
ancient Greek art, history and architecture. The new facade treatment will work to unify and
define Greektown.

It is also contemplated that a new hellenic museum and cuitural center may be developed and
used for educational, business and cultural offices, and meeting rooms.

The existing parking areas that surround the Greektown District will be more than adequate in
helping to serve the thousands of people who will be coming into Greektown to view the
museum and cultural center (upon development), shop at the various stores and eat and be
entertained in the outstanding Greek restaurants that abound on Halsted and the adjoining cross
streets.~

The proposed redevelopment and identification of the Greektown District will also help to serve
the redevelopment of properties abutting the streets in Greektown just west of Halsted, i.e.,
Green Street, and the request for City assistance is needed on several fronts.

Chicago as a premier convention city is in need of having this most popular eating and
entertainment area enhanced so as to portray a more positive image to all it's guests and
visitors. The interest generated by the visitors and guests coming to Chicago's Greektown will
be a substantial enhancement to the cultural aspects of our City.

Randolph Street (Market) District

The Randolph Street (Market) district was once the heart of the city's wholesale foods trade
supplying many area restaurants and groceries. The unique geometry of the public right-of-way
and the several blocks of continuous vintage Chicago streetscape has resulted in various land
use changes in the area directly west of this redevelopment area. The resuits, now increasingly
apparent, include a number of new restaurants, and a new residential community located west
of this area that has emerged almost exclusively as a result of the conversion of older loft-type
industrial buildings to residential use.
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The presence of a growing residential community has highlighted the need to expand residential
services and amenities.

Plan - Pri vel n

. Encourage development of large vacant parcels of land along the éxpressway to create
consistent enclosure of the public (street) space and provide a physical boundary along
the expressway frontage.

. Encourage development of outdoor public space (Halsted Street District) as focal point
and public activity center within Greektown streetscape.

. Develop design guidelines for street facade renovation along Halsted and Randolph
Street Areas.
. Encourage development of shared parking and transportation facilities and convenience

retailing oriented to the nearby residential community in the service/amenity zone.

. Encourage infill development that is consistent with the scale and character of existing
development.

Plan Strategy

Investment in the public reaim can serve to encourage expanded private investment if public
programs are shaped in response to market forces. The underlying plan strategy is to develop
a public improvement’s program that reinforces and encourages further private investment.

Representative projects in the Halsted Street and Randolph Street Districts would include, but
not be limited to, retail, institutional, and commercial land uses with a pronounced Greek identity
along Halsted Street containing uses such as a museum, an international trade center, or

imported goods marketplace (agora).
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Public Improvements:

. Paving and lighting improvements along Halsted Street (from Van Buren north) between
Greektown and Randolph Market Districts (with different treatments in each area).

. Construction of a Gateway to the Randolph Market at the west end of Randolph Street
Kennedy Expressway bridge.

. Construction of a Gateway to Greektown at the west end of Van Buren and
Monroe/Kennedy Expressway and construction of an identity marker along the Kennedy
Expressway visible to Circle interchange traffic.

. Reconfiguration of Randolph Street right of way.

. Upgrading and creating a Greek visual identity to the rapid transit station at Halsted and
Congress,; reopening of rapid transit station on Lake Street line at Halsted/Lake (or
construction of new station at Morgan/Lake).

» . Creation of a buffer along Kennedy Expressway right-of-way.

C. GENERAL LAND-USE PLAN

This Near West Redevelopment Plan and Project and the proposed projects described herein
will be approved by the Chicago Plan Commission prior to the adoption of the Plan.

The Land-Use Plan, Map 3, identifies proposed land-uses and public rights-of-way to be in effect
upon adoption of this Near West Redevelopment Plan and Project. The major land-use
categories for the Original Redevelopment Project Area will be mixed-use. For the Added Area,
the major land-use categoriés will be commercial, retail, institutional and related type uses
including hotels and other reiated tourism uses. The location of all major thoroughfares and
major street rights-of-way are subject to change and modification. Recommendations for
specific land-use areas for each Subarea are presented below.
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Subarea 1: Original Redevelopment Project Area

The land-uses proposed for this Subarea are mixed-uses. The mixed-use category includes the
provision for commercial, office, residential, retail, institutional, light industrial, parking, and other
related, compatible uses. As redevelopment occurs and existing parking lots are transformed
into higher intensity uses, parking land-uses should be reserved to accommodate the. off-street
parking associated with the other allowable land-uses which generate significant jobs.

Subarea 2: Added Area

Halsted St Distri
The proposed land-uses for this subarea are commercialretail, residential/office and
commercial/retail and residential/office.

Randolph Street District

The proposed land-uses for this subarea are commercial/retail, residential/office and
commercial/retail and residential/office.

D. ESTIMATED REDEVELOPMENT PROJECT COSTS

Redevelopment project costs means the sum total of all reasonable or necessary costs incurred
or estimated to be incurred, and any such costs incidental to this Near West Redevelopment
Plan and Project pursuant to the Act. Such costs may include, without limitation, the following:

1. Costs of studies, surveys, development of plans and specifications,
implementation and administration of the redevelopment plan, including but not
limited to staff and professional service costs for architectural, engineering, legal,
marketing, financial, planning or other services, provided, however, that no
charges for professional services may be based on a percentage of the tax
increment collected;
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Property assembly costs, including but not limited to acquisition of land and other
property, real or personal, or rights or interests therein, demolition of buildings,
and the clearing and grading of land;

Costs of rehabilitation, reconstruction or repair or remodeling of existing public
or private buildings and fixtures;

Costs of the construction of public works or improvements;
Costs of job training and retraining projects;

Financing costs, including but not limited to all necessary and incidental
expenses related to the issuance of obligations and which may include payment
of interest on any obligations issued hereunder accruing during the estimated
period of construction of any redevelopment project for which such obligations
are issued and for not exceeding 36 months thereafter and including reasonable
reserves related thereto,

Allora portion of a taxing district's capital costs resulting from the redevelopment
project necessarily incurred or to be incurred in furtherance of the objectives of
the redevelopment plan and project, to the extent the municipality by written
agreement accepts and approves such costs;

Relocation costs to the extent that a municipality determines that relocation costs
shall be paid or is required to make payment of relocation costs by federal or

state law;
Payment in lieu of taxes;

Costs of job training, advanced vocational education or career education,
including but not limited to courses in occupational, semi-technical or technical
fields leading directly to employment, incurred by one or more taxing districts,
provided that such costs (I) are related to the establishment and maintenance of
additional job training, advanced vocational education or career education
programs for persons employed or to be employed by employers located in a
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redevelopment project area; and (ii) when incurred by a taxing district or taxing
districts other than the municipality, are set forth in a written agreement by or
among the municipality and the taxing district or taxing districts, which agreement
describes the program to be undertaken, including but not limited to the number
of employees to be trained, a description of the training and services to be
provided, the number and type of positions available or to be available, itemized
costs of the program and sources of funds to pay for the same, and the term of
the agreement. Such costs include, specifically, the payment by community
college districts of costs pursuant to Sections 3-37, 3-38, 3-40 and 3-40.1 of the
Public Community College Act and by school districts of costs pursuant to
Sections 10-22.20a and 10-23.3a of The School Code;

Interest costs incurred by a redeveloper related to the construction, renovation
or rehabilitation of a redevelopment project provided that:

a. such costs are to be paid directly from the special tax allocation
fund established pursuant to the Act;

b. such payments in any one year may not exceed 30 percent of the
annual interest costs incurred by the redeveloper with regard to
the redevelopment project during that year,;

C. if there are not sufficient funds available in the special tax
allocation fund to make the payment pursuant to this paragraph
(11) then the amount so due shall accrue and be payable when
sufficient funds are available in the special tax allocation fund; and

d. the total of such interest payments paid pursuant to the Act may
not exceed 30 percent of the total of (I} costs paid or incurred by
the redeveloper for the redevelopment project plus (i)
redevelopment project costs excluding any property assembly
costs and any relocation costs incurred by a municipality pursuant
to the Act.
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12. Unless explicitly stated in the Act, the cost of construction of new privately-owned
buildings shall not be an eligible redevelopment project cost.

The estimated Near West Redevelopment Project costs are shown in Table 1. To the extent
that municipal obligations have been issued to pay for such Near West Redevelopment Project
costs incurred prior to, but in anticipation of, the adoption of tax increment financing, the City
shall be reimbursed for such Near West Redevelopment Project costs. The total Near West
Redevelopment Project costs provide an upper limit on expenditures (exclusive of capitalized
interest, issuance costs, interest and other financing costs). Within this limit, adjustments may
be made in line items without amendment to this Near West Redevelopment Plan and Project.
Additional funding in the form of State and Federal grants, and private developer contributions
will be pursued by the City as a means of financing improvements and facilities which are of a

general community benefit.
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TABLE 1
ESTIMATED REDEVELOPMENT PROJECT COSTS
Program Action/improvements

Initial Project Additional Total
Costs Project Costs  Project Costs

Land Acquisition $12,500,000 $ 3,000,000 $ 15,500,000
Site Preparation/Environmental $§ 500,000 $ 750,000 $ 1,250,000
Remediation/Demolition $ 1,000,000 $ 3,500,000 $ 4,500,000
Rehabilitation $ 500,000 $ 2,500,000 $ 3,000,000
Public Improvements $ 4,250,000 $ 4,000,000 $ 8,250,000
Job Training $ 3,000,000 $ 250,000 $ 3,250,000
Interest Subsidy $ 83,000,000 $ 500,000 $ 3,500,000
Planning, Legal, Professional $ 1,000,000 $ 250,000 $ 1,250,000
Relocation $ 750,000 $ 250,000 $ 1,000,000
Capitalized Interest $ 7,000,000 * ) $ 7,000,000
Contingency $ 500,000 v $

TOTAL REDEVELOPMENT

PROJECT COSTS $34,000,000(1) $14,500,000(2)* $ 48,500,000*

*Exclusive of capitalized interest, issuance costs and other financing costs

(1). All costs are 1988 dollars. In addition to the above stated costs, each issue of bonds issued to finance
a phase of the project may include an amount of proceeds sufficient to pay customary and reasonable charges
associated with the issuance of such obligations. Adjustments to the estimated line item costs above are
expected. Each individual project cost will be re-evaluated in light of projected private development and
resulting incremental tax revenues as it is considered for public financing under the pravisions of the Act. The
totals of line items set forth above are not intended to place a total limit on the described expenditures.
Adjustments may be made in line items within the total, either increasing or decreasing line item costs for
redevelopment costs. All capitalized interest estimates are in 1988 dollars and include current market rates.

(2). All costs are 1996 dollars. In addition to the above stated costs, each issue of bonds issued to finance
a phase of the project may include an amount of proceeds sufficient to pay customary and reasonable
charges associated with the issuance of such obligations. Adjustments to the estimated line item costs
above are expected. Each individual project cost will be re-evaluated in light of projected private
development and resulting incremental tax revenues as it is considered for public financing under the
provisions of the Act. The totals of line items set forth above are not intended to place a total limit on the
described expenditures. Adjustments may be made in line items within the total, either increasing or
decreasing line item costs for redevelopment costs.
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E. SOURCES OF FUNDS TO PAY REDEVELOPMENT PROJECT COSTS

Funds necessary to pay for Near West Redevelopment Project costs and municipal obligations
which have been issued to pay for such costs are to be derived principally by tax increment
revenues and/or tax increment revenues from municipal obligations which have as their revenue
source tax increment revenue. The tax increment revenue which may be used to secure
municipal obligations or pay for eligible Near West Redevelopment Project costs shall be the
incremental real property tax revenues. To secure the issuance of these obligations, the City
may permit the utilization of guarantees, deposits and other forms of security made available by
private sector developers. '

Incremental real property tax revenue is attributable to the increase in the current equalized
assessed value of each taxable lot, block, tract or parcel of real property in the Near West
Redevelopment Project Area over and above the initial equalized assessed value of each such
property in the Near West Redevelopment Project Area.  Without the use of such tax
incremental revenues, the Near West Redevelopment Project Area would not reasonably be
anticipated to be developed. All incremental revenues utilized by the City of Chicago will be
utilized exclusively for the development of the Near West Redevelopment Project Area.

There ‘may be other sources of funds which the City may elect to use to pay for Near West
Redevelopment Project costs or obligations issued, the proceeds of which will be used to pay
for such costs, including but not limited to state and federal grants and land disposition proceeds
generated from the district.

The amount of revenues from the Near West Redevelopment Project Area made available to
support any contiguous redevelopment project area, when added to all amounts used to pay
eligible redevelopment project costs within the Near West Redevelopment Project Area, shall
not at any time exceed the Total Redevelopment Project Costs described on Table 1 (unless

otherwise amended)‘.
Issuance of Obligations

To finance Near West Redevelopment Project costs a municipality may issue general obligation
bonds or obligations secured by the anticipated tax increment revenue generated within the
Near West Redevelopment Project Area or the City may permit the utilization of guarantees,
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deposits and other forms of security made available by private sector developers to secure such
obligations. In addition, a municipality may pledge toward payment of such obligations any part
or any combination of the following: (a) net revenues of all or part of any redevelopment project;
(b) taxes levied and collected on any or all property in the municipality; (c) the full faith and credit
of the municipality; (d) a mortgage on part or all of the Near West Redevelopment Project Area;
or (e) any other taxes or anticipated receipts that the municipality may lawfully pledge.

All obligations issued by the City pursuant to this Near West Redevelopment Plan and Project
and the Act shall be retired within 23 years (by the year 2012) from the adoption of the
ordinance approving the Original Redevelopment Project Area. Also, the final maturity date of
any such obligations which are issued may not be later than 20 years from their respective dates
of issue. One or more series of obligations may be sold at one or more times in order to
implement this Near West Redevelopment Plan and Project. The amounts payable in any year
as principal and interest on all obligations issued by the City pursuant to the Near West
Redevelopment Plan and Project and the Act shall not exceed the amounts available, or
projected to be available, from tax increment revenues and from such bond sinking funds or
other sources of funds (including ad valorem taxes) as may be provided by ordinance.
Obligations may be of a parity or senior/junior lien natures. Obligations issued may be serial or
term maturities, and may or may not be subject to mandatory, sinking fund, or optional
redemptions.

Tax increment revenues shall be used for the scheduled and/or early retirement of obligations,
and for reserves, bond sinking funds and Near West Redevelopment Project costs, and, to the
extent that real property tax increment is not used for such purposes, shall be declared surplus
and shall then become available for distribution annually to taxing districts in the Near West
Redevelopment Project Area in the manner provided by the Act.

Most Recent Equalized Assessed Valuation of Properties in the
Redevelopment Project Area

The purpose of identifying the most recent EAV of properties in the Near West Redevelopment
Project Area is to provide an estimate of the Initial EAV which the Cook County Clerk will certify
- for the purpose of calculating incremental EAV and incremental property taxes. In the case of

the Madison-Racine Tax Incremental Financing Redevelopment Project and Plan, there is an
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Initial EAV (using 1988 EAV) for the area originally adopted January, 1989, and a second Initial
EAV (using 1994 EAV) for the area to be amended to the Original Redevelopment Project Area.

Table 2, Summary of Equalized Assessed Valuation, summarizes initial equalized assessed
valuations of parcels within the Original Redevelopment Project Area and Added Area. The
EAV summary for the Original Redevelopment Project Area has since been Certified as the
Initial Equalized Assessed Valuation by the Cook County Clerk on March 23, 1989, and is
$5,954,993.

The initial EAV summarized in Table 2 for the Added Area serves as the estimated initial
equalized assessed valuations of blocks within the Added Area as of January 1996. The total
initial EAV for the Added Area is estimated at $30,668,528. and assumes this Near West
Redevelopment Plan and Project will occur before the 1995 state equalization factor is issued,
which is sometime in June or July 1996. In the event the amendment is adopted after the 1995
state equalization factor is issued, then the 1995 assessed valuations and 1995 state
equalization factor will be used by the County to determine the Initial EAV for the Added Area.
‘Additionally, this estimated amount is subject to any Certificates of Error which may be
adjudicated before a final Certified Initial EAV is issued by the Cook County Clerk's office.

The tdtal Certiﬁed initial EAV for the entire Near West Redevelopment Project Area is estimated
at $36,623,521. )

Anticipated Equalized Assessed Valuation

By the year 2002 when it is estimated that commercial development will be completed and fully
assessed, the estimated equalized assessed valuation of real property within the Near West
Redevelopment Project Area is estimated at between $45,000,000 and $50,000.000. By the
year 2005, when it is estimated that all of the development will be completed and fully assessed,
the equalized assessed valuation of real property within the Near West Redevelopment Project
Area is estimated to be between $47,500,000 and $52,000,000. These estimates are based on
several key assumptions, including: 1) all commercial redevelopment will be completed in 19--;
2) the market value of the anticipated developments will increase following completion of the
redevelopment activities described in this Near West Redevelopment Plan and Project; 3) the
most recent State Multiplier of 2.1135 as applied to 1994 assessed values will remain
unchanged; and 4) for the duration of the project, the tax rate for the entire Near West
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Redevelopment Project Area is assumed to bé the same and will remain unchanged from the
1994 level.

F. LACK OF GROWTH AND DEVELOPMENT THROUGH INVESTMENT BY PRIVATE
ENTERPRISE

As described in the Conservation Area Conditions Section of this Near West Redevelopment
Plan and Project report, the Added Area as a whole is adversely impacted by the presence of
numerous factors, and these factors are reasonably distributed throughout the Added Area. The
Added Area on the whole has not been subject to growth and development through investment
by private enterprise. The lack of private investment is evidenced by continued existence of the
factors referenced above and the lack of new development projects initiated or completed within
the Added Area. ‘

The lack of growth and investment by the private sector is supported by the trend in the
equalized assessed valuation “EAV” of all the property in the Added Area during the period of

1993 and 1994. The 1994 EAV represents a tri-annual reassessment for all the properties

within this area. Generally the EAV has increased modestly in the Added Area, however 47%
of the parcels in a tri-annual assessed year either stayed the same or decreased in terms of
equalized assessed valuation. The Added Area contains 210 parcels. Of the 210 parcels, 11%
(23 parcels) have increases of 30% or more from 1993 to 1994. The EAV increase from 1993
to 1994 (not including the above referenced 23 parcels) represents a 1.69% rate of increase,
which is significantly below the City’s 5% rate of increase during this period.

There has been limited amount of investment in the last two years in both the Randolph and
Halsted Street Districts. A summary of the building permit requests for new construction and
major renovation from the City of Chicago is found in Exhibit Two - Building Permit Requests.

Building permit requests for renovation and new construction for the Added Area from 1993-
1995 total $8,004,070. Three projects, 845 West Madison, 14 North Peoria and 28 N. Halsted
account for over $5,584,000 during that period. Two of these projects (845 West Madison and
14 North Peoria) were complete renovations of multi-story buildings for office use and residential
use respectively. Building permits requests from 1993-1995 excluding the three previously
mentioned projects totaled $2,459,860.
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Grand Total-W/O

Total Madison Peoria Halsted 3 Projects
1993 4,893,200 3,500,000 859,000 0 534,000
1994 1,470,028 335,000 40,000 0 1,135,028
1995 1,640,842 0 0 850,000 790,842

On an annual basis, this investment represents less than one percent of the market value of the
Added Area.

- It is clear from the study of this area that private investment in revitalization and redevelopment
has not occurred to overcome the Conservation Area conditions that eurrently exist. The Added
Area is not reasonably expected to be developed without the efforts and leadership of the City,
including the adoption of this Near West Redevelopment Plan and Project.

G. FINANCIAL IMPACT OF THE REDEVELOPMENT PROJECT

Without the adoption of this Near West Redevelopment Plan and Project, and tax increment
financing, the Near West Redevelopment Project Area is not reasonably expected to be
redeveloped by private enterprise. There is a real prospect that the Conservation Area
conditions will continue and are likely to spread, and the surrounding area will become less
attractive for the maintenance and improvement of existing buildings and sites. The possibility
of the erosion of the assessed value of property which would result from the lack of a concerted
effort by the City to stimulate revitalization and redevelopment could lead to a reduction of real
estate tax revenue to all taxing districts.

Sections A, B, & C of this Near West Redevelopment Plan and Project describe the
comprehensive redevelopment program proposed to be undertaken by the City to create an
environment in which private investment can occur. The Near West Redevelopment Project will
be staged with various developments taking place over a period of years. If the Near West
Redevelopment Project is successful, various new private projects will be undertaken that will
assist in alleviating the Conservation Area conditions which caused the Near West

Louik/Schneider & Associates, Inc. 43




City of Chicago
Near West - Redevelopment Plan

Redevelopment Project Area to qualify as a Conservation Area under the Act, creating new jobs
and promoting development in the Near West Redevelopment Project Area.

The Near West Redevelopment Project is expected to have short and long term financial
impacts on the taxing districts affected by this Near West Redevelopment Plan and Project.
During the period when tax increment financing is utilized, real estate tax increment revenues
(from the increases in Equal Assessed Valuation [EAV] over and above the certified initial EAV
established at the time of adoption of this Plan and Project) will be used to pay eligible
redevelopment project costs for the Near West Tax Increment Financing District. Incremental
revenues will not be available to these taxing districts during this period. At the end of the TIF
time period, the real estate tax revenues will be distributed to all taxing districts levying taxes
against property located in the Near West Redevelopment Project Area.

H. DEMAND ON TAXING DISTRICT SERVICES

The following major taxing districts presently levy taxes on properties located within the Near
West Redevelopment Project Area: City of Chicago; Chicago Board of Education; Chicago
School Finance Authority; Chicago Park District; Chicago Community College District;
Metropolitan Water Reclamation District of Greater Chicago; County of Cook; and Cook County
Forest Preserve District.

The proposed Near West Redevelopment Project involves the acquisition of vacant and
underutilized land, new construction of commercial/retail buildings. Therefore, the financial
burden of the Near West Redevelopment Project on taxing districts is expected to be negligible.

Non-residential development, such as retail, commercial and industrial uses, should not cause
increased demand for services or capital improvements on any of the taxing districts named
above except for the Metropolitan Water Reclamation District. Replacement of vacant and
underutilized land with active and more intensive uses will result in additional demands on
services and facilities provided by the Metropolitan Water Reclamation District. However, itis
expected that any increase in demand for treatment of sanitary and storm sewage associated
with the Near West Redevelopment Project Area can ~= adequately handled by existing
treatment facilities maintained and operated by the Metropolitan Water Reclamation District.
Additionally, any additional cost to the City of Chicago for police, fire protection and sanitation
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services will be minimal since the commercial/retail and industrial developments will privately
pay for the majority of the costs of these services (i.e., sanitation services).

Without the adoption of this Near West Redevelopment Plan and Project, and tax increment
financing, the Added Area is not reasonably expected to be redeveloped by private enterprise.
There is a real prospect that the Conservation Area factors will continue to exist and spread,
and the area as a whole will become less attractive for the maintenance and improvement of
existing buildings and sites and will become a blighted area. The possibility of the erosion of the
assessed value of property which would resuit from the lack of a concerted effort by the City to
stimulate revitalization and redevelopment could lead to a reduction of real estate tax revenue
to all taxing districts.

If successful, the impiementation of the Near West Redevelopment Project may enhance the
values of properties within and adjacent to the Near West Redevelopment Project Area.

I. PROGRAM TO ADDRESS FINANCIAL AND SERVICE IMPACTS

As described in detail in prior sections of this report, the complete scale and amount of
development in the Near West Redevelopment Project Area cannot be predicted with complete
certainty at this time and the demand for services provided by those taxing districts cannot be
quantified at this time.

As indicated in Section D, Estimated Redevelopment Project Costs of this Near West
Redevelopment Plan and Project, the City may provide public improvements and facilities to
service the Near West Redevelopment Project Area. It is likely that any potential improvements
may mitigate some of the additional service and capital demands placed on taxing districts as
a result of the implementation of this Near West Redevelopment Plan and Project.
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PROVISION FOR AMENDING ACTION PLAN

The Near West Redevelopment Redevelopment Plan and Project may be amended pursuant
to the provisions of the Act.

Louik/Schneider & Associates, Inc, 46




City of Chicago
Near West - Redevelopment Plan

AFFIRMATIVE ACTION PLAN

The City is committed to and will affirmatively implement the following principles with respect to
the Near West Redevelopment Project Area.

A The assurance of equal opportunity in all personnel and employment actions with respect
to the Near West Redevelopment Plan and Project, including but not limited to hiring,
training, transfer, promotion, discipline, fringe benefits, salary, employment working
conditions, termination, etc., without regard to race, color, religion, sex, age,
handicapped status, national origin, creed, or ancestry.

B. Redeveloper will meet City of Chicago standards for participation of Minority Business
Enterprise and Woman Business Enterprises as required in redevelopment agreements.

C. This commitment to affirmative action and non discrimination will ensure that all
members of the protected groups are sought out to compete for all job openings and
promotional opportunities.
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PHASING AND SCHEDULING OF REDEVELOPMENT

A phased implementation strategy will be utilized to achieve a timely and orderly redevelopment
of the Near West Redevelopment Project Area. City expenditures for Redevelopment Project
costs will be carefully staged on a reasonable and proportional basis to coincide with
expenditures in redevelopment by private developers. The estimated date for completion of the
Redevelopment Project shall be no later than 23 years from the adoption of the original
ordinance of the City Council of the City approving the Original Redevelopment Project Area.
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TABLE 1
ESTIMATED REDEVELOPMENT PROJECT COSTS
Program Action/improvements

Initial Project Additional Total

Costs Project Costs  Project Costs
Land Acquisition $12,500,000 $ 3,000,000 $ 15,500,000
Site Preparation/Environmental $ 500,000 $ 750,000 $ 1,250,000
Remediation/Demolition $ 1,000,000 $ 3,500,000 $ 4,500,000
Rehabilitation $ 500,000 $ 2,500,000 $ 3,000,000
Public Improvements $ 4,250,000 $ 4,000,000 $ 8,250,000
Job Training $ 3,000,000 $ 250,000 $ 3,250,000
Interest Subsidy $ 3,000,000 $ 500,000 $ 3,500,000
Planning, Legal, Professional $ 1,000,000 $ 250,000 $ 1,250,000
Relocation $ 750,000 $ 250,000 $ 1,000,000
Capitalized Interest $ 7,000,000 v $ 7,000,000
Contingency $ 500,000 * $
TOTAL REDEVELOPMENT
PROJECT COSTS $34,000,000(1) $14,500,000(2)* $ 48,500,000 *

*Exclusive of capitalized interest, issuance costs and other financing costs

(1). All costs are 1988 dollars. In addition to the above stated costs, each issue of bonds issued to finance
a phase of the project may include an amount of proceeds sufficient to pay customary and reasonable charges
associated with the issuance of such obligations. Adjustments to the estimated line item costs above are
expected. Each individual project cost will be re-evaluated in light of projected private development and
resulting incremental tax revenues as it is considered for public financing under the provisions of the Act. The
totals of line items set forth above are not intended to place a total limit on the described expenditures.
Adjustments may be made in line items within the total, either increasing or decreasing line itemn costs for
redevelopment costs. All capitalized interest estimates are in 1988 dollars and include current market rates.

(2). All costs are 1996 dollars. In addition to the above stated costs, each issue of bonds issued to finance
a phase of the project may include an amount of proceeds sufficient to pay customary and reasonabie
charges associated with the issuance of such obligatiohs. Adjustments to the estimated line item costs
above are expected. Each individual project cost will be re-evaluated in light of projected private
development and resulting incremental tax revenues as it is considered for public financing under the
provisions of the Act. The totals of line items set forth above are not intended to place a total limit on the
described expenditures. Adjustments may be made in line items within the total, either increasing or
decreasing line item costs for redevelopment costs.
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TABLE 2
SUMMARY OF EQUALIZED ASSESSED VALUATION

Original Amended Entire
Perm Index # Project Area Project Area
17-08-436-001 $5,537 $5,537
17-08-436-002 $5,537 $5,537
17-08-436-003 $5,537 $5,537
17-08-436-004 $48,442 $48,442
17-08-436-005 $6,865 $6.,865
17-08-436-006 : $40,327 $40,327
17-08-436-007 $8,136 $8,136
17-08-436-008 $467,863 $467,863
17-08-436-009 $38,399 $38,399
17-08-436-010 $16,741 $16,741
17-08-436-011 $16,741 $16,741
17-08-436-012 : $36,954 $36,954
17-08-436-013 $17,096 . $17,096
17-08-436-014 $9,248 i $9,248
17-08-436-015 $10,188 $10,188
17-08-436-016 $8,141 $8,141
17-08-436-017 $8,970 $8,970
17-08-436-018 $8,976 $8,976
17-08-436-019 $53,050 $53,050
17-08-436-020 $92,278 $92,278
17-08-437-005 $39,894 $39,894
17-08-437-006 $66,565 $66,565
17-08-437-007 $10,164 $10,164
17-08-437-008 $14,560 $14,560
17-08-437-009 : $23,015 $23,015
17-08-437-010 $156,441 $156,441
17-08-437-011 $128,320 $128,320
17-08-437-012 $116,201 $116,201
17-08-437-015 exempt sxempt
17-08-437-016 $13,691 $13,691
17-08-444-001 $59,716 $59,716
17-08-444-002 $48.249 - $48,249
17-08-444-003 . $4,432 $4,432
17-08-444-004 $3,723 $3.723
17-08-444-005 $22,555 $22,555
17-08-444-006 $7.767 $7.767
17-08-444-007 $7,767 $7.767
17-08-444-008 $7.767 $7.767
17-08-444-009 $7,767 $7,767
17-08-444-010 axempt axempt
17-08-444-011 $31,898 $31,898
17-08-444-012 $8,925 $8,925
17-08-444-013 $146,357 $146,357
17-08-444-014 . $19,149 $19,149
17-08-444-015 $5,610 $5,610
17-08-444-016 $5,989 55,989
17-08-444-017 $5,576 $5,576
17-08-444-018 $5,548 $5,548
17-08-444-019 ) $32,413 $32,413
17-08-444-020 $12,227 $12,227
17-08-444-021 $4,432 $4,432
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17-08-444-022
17-08-444-023
17-08-444-024
17-08-444-025
17-08-444-027
17-08-444-028

17-08-445-007
17-08-445-010
17-08-445-011
17-08-445-012
17-08-445-013
17-08-445-014
17-08-445-015
17-08-445-016
17-08-445-017
17-08-445-018
17-08-445-019
17-08-445-020
17-08-445-021
17-08-445-022
17-08-445-023
17-08-445-024

17-08-446-001
17-08-446-004
17-08-446-005
17-08-448-006
17-08-446-007
17-08-446-008
17-08-446-009
17-08-446-010
17-08-446-011
17-08-446-012
17-08-446-013
17-08-446-014
17-08-446-015

© 17-08-447-002
17-08-447-003
17-08-447-004
17-08-447-008
17-08-447-009
17-08-447-010
17-08-447-011
17-08-447-012
17-08-447-013
17-08-447-014
17-08-447-015
17-08-447-016
17-08-447-017
17-08-447-018
17-08-447-019
17-08-447-020
17-08-447-021
17-08-447-022

17-08-448-001
17-08-448-002
17-08-448-003
17-08-448-004
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$4,432
$4,432
$4,432
$36,097
$13,710
$11,321

$35,299
$4,182

$72,373
$67,309
$18,76S
$3,121

$42,502
$32,204
$39,300
$17,210
$13,797
$13,621
$13,945
$2,627

$11,259
$85,143

$523,814
$13,705
$10,396
$4,721
$14,876
$17,319
$34,081
$16,203
$42,597
$84,867
$86,232
§$19,926
$282,433

$4,657
$2,881
$8,329
$3,641
§$132,607
$112,128
$2,658
$4,432
$3,545
$3,545
$6,027
$6,238
$5,885
$3,119
$16,521
$9,362
$109,607
$33,735

$182,615
$63,529
$111,892
§53,608

$4,432
$4,432
$4,432
$36,097
$13,710
$11,321

$35,299
$4,182

$72,373
$67,309
$18,765
$3,121

$42,502
$32,204
$39,300
$17,210
$13,797
$13,621
$13,945
$2,627

$11,259
$85,143

$523,814
$13,705
$10,396
$4,721
$14,876
$17,319
$34,081
$16,203
$42,597
$84,867
$86,232
$19,926
$282,433

$4,657
$2,881
$8,329
$3,641
$132,607
$112,128
$2,658
$4,432
$3,545
$3,545
$6,027
$6.238
$5,885
$3,118
$16,521
$9.362
$109,607
$33,735

$182,615
$63,529
$111,892
$53,608
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17-17-203-001
17-17-203-002
17-17-203-003
17-17-203-004
17-17-203-008
17-17-203-009
17-17-203-010
17-17-203-011
17-17-203-012
17-17-203-013
17-17-203-014
17-17-203-015
17-17-203-016
17-17-203-017
17-17-203-018
17-17-203-019
17-17-203-020
17-17-203-021

17-17-204-001
17-17-204-002
17-17-204-003
17-17-204-004
17-17-204-005
17-17-204-006
17-17-204-007
17-17-204-008
17-17-204-009

17-17-205-001
17-17-205-002
17-17-205-003
17-17-205-Q04
17-17-205-005
17-17-205-006
17-17-205-007
17-17-205-008
17-17-205-009
17-17-205-010
17-17-205-011
17-17-205-012
17-17-205-013
17-17-205-014
17-17-205-015
17-17-205-016
17-17-205-017
17-17-205-018
17-17-205-019
17-17-205-020
17-17-205-021
17-17-205-023
17-17-205-024

17-17-207-001
17-17-207-002
17-17-207-003
17-17-207-004
17-17-207-005
17-17-207-006
17-17-207-007
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exempt

exempt

$30,502
$34,533
$27,258
$16,814
$35,004
$9,910

$30,146
$33,680
$16,447
$12,027
$4,854

$4,854

$17.318
$49,306
$15,806
$14,966

$75,554
$5,858
$5,858
$6,486
$5,858
$88,062
$78,857
$33.311
$148,844

$2,052
$1.979
$3,997
$3,997
$3,997
$4,477
$41,008
$28,822
$14,246
$6,971
$6,971
$6,624
$9,172
$6,984
$6,134
$13,676
$27,460
$3,397
$3,679
$3,114
$6,795
$41,661
$42,084

exempt
exempt
exempt
exempt
exempt
axempt
axempt

exempt

exempt

$30,502
$34,533
$27,258
$16,814
$35,004
$9,910

$30,146
$33,680
$16,447
$12,027
$4,854

$4,854

$17,318
$49,306
$15,806
$14,966

$75,554
$5,858
$5,858
$6,486
$5,858
$88,062
$78,857
$33,311
$148,844

$2,052
$1,979
$3,997
$3,997
$3,997
$4,477
$41,008
$28,822
$14,248
$6,971
$6,971
$6,624
$9,172
$6,984
$6,134
$13,676
$27 460
$3,397
$3,679
$3,114
$6,795
$41,661
$42,084

axempt
exampt
exempt
axempt
exampt
exempt
axempt
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17-17-207-008
17-17-207-009
17-17-207-010
17-17-207-015
17-17-207-016
17-17-207-017
17-17-207-019
17-17-207-020
17-17-207-021
17-17-207-022
17-17-207-023

17-17-208-001
17-17-208-002
17-17-208-005
17-17-208-006
17-17-208-007
17-17-208-008
17-17-208-009
17-17-208-010
17-17-208-016
17-17-208-017
17-17-208-018

17-08-433-001
17-08-433-002
17-08-433-003
17-08-433-004
17-08-433-005
17-08-433-006
17-08-433-007
17-08-433-008
17-08-433-011
17-08-433-012
17-08-433-013
17-00-433-014
17-08-433-015
17 08-433-016
17 08-433-017
17-08-433-018

17-08-434-001
17-08-434-002
17-08-434-003
17-08-434-004
17-08-434-005
17-08-434-006
17-08-434-007
17-08-434-008
17-08-434-009
17-uo-434-010
17-08-434-011
17-08-434-012
17-08-434-013
17-08-434-014
17-08-434-015
17 "R.434-016
17-08-434-017
17-08-434-018
17-08-434-019
17-08-434-020
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exempt
$4,162
$4,162
exempt
exempt
axempt
axempt
$84,354
$73,171
exempt
$42,535

$66,284
axempt
exempt
axempt
exempt
$88,359
axempt
exempt
axempt
exempt
exermnpt

$101,636
$83,924
$102,579
$82,805
$12,783
$31,233
$32,812
$149,059
$112,115
$30,897
$38.637
$22,390
$29,671
$38,381
$65,280
$108,270

$35,298
$46,290
$37,690
$37,637
$40,243
$90,547
$19,795
$43,725
$39,550
$20,461
$20,461
$131,248
$31,884
$31,884
$51,428
$63,963
$45,149
$31,967
$36,849
$34,930

exempt
$4,162
34,162
exempt
exempt
exempt
exempt
$84,354
$73.171
exempt
$42,535

$66.284
exempt
axempt
exempt
exempt
$88,359
exempt
exempt
exempt
exempt
exempt

$101,636
$83,924
$102,579
$82,805
$12,753
$31,233
$32,812
$149,089
$112,115
$30,897
$38,637
$22,390
$29,671
$38,381
$65,280
$108,279

$35,298
$46,290
$37,690
$37.637
$40,243
$90,547
$19,795
$43,725
$39,550
$20,461
$20,461
$131,248
$31,884
$31,884
$51,428
$63,963
$45,149
$31,967
$36,849
$34,930
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17-08-434-021
17-08-434-022

17-08-441-001
17-08-441-002
17-08-441-003
17-08-441-004
17-08-441-005
17-08-441-006

17-08-442-001
17-08-442-002
17-08-442-003
14-08-442-004
17-08-442-005
17-08-442-006
17-08-442-007
17-08-442-008
17-08-442-009
17-08-442-010
17-08-442-011
17-08-442-012

17-08-450-006
17-08-450-007
17-08-450-008
17-08-450-014
17-08-450-015
17-08-450-016
17-08-450-017
17-08-450-018
17-08-450-019
17-08-450-020
17-08-450-021

17-09-318-001
17-09-318-002
17-09-318-003

17-09-319-001
17-09-319-002
17-09-319-003
17-09-319-004
17-09-319-005
17-09-319-006
17-09-318-007
17-09-319-008
17-09-319-018

17-09-327-001
17-09-327-002
17-09-327-003
17-09-327-004
17-09-327-005
17-09-327-006
17-09-327-007
17-09-327-008
17-09-327-009
17-09-327-010
17-09-327-011
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$21,124
$147,806

$378,849
$30,117

$326,663
$802,993
$138,337
$126,358

$236,839
$35,042
$35,042
$201,429
$503,992
$48,731
$48,731
$250,906
$38,814
$258,692
$228,256
$219,848

$144,992
$74,575
$163,135
$103,001
$144,202
$42,355
$67,230
$69,980
$137,227
$339,847
$1,165,105

$214,757
$117,204
$104,193

$52,225
$129,925
$71,926
$70,386
$448,417
$76,181
$57,861
$36,164
$36,538

$188,154
$248,404
$140,417
$44,952
$36,777
$47,264
$48,558
$87,886
$68,596
$52,823
$59,254

$21,124
$147,806

$378,849
$30,117

$326,663
$802,993
$138,337
$126,358

$236,839
$35,042
$35,042
$201,429
$503,992
$48,731
$48,731
$250,806
$38,814
$258,692
$228,256
$219,848

$144,992
$74,575
$163,135
$103,001
$144,202
$42,355
$67,230
$69,980
$137,227
$339,847
$1,165,105

$214,757
$117,204
$104,193

$52,225
$129,925
$71,925
$70,386
$448,417
$76,181
$57,861
$36,164
$36,538

$188,154
'$248,404
$140,417
$44,952
$36,777
$47,264
$48,558
$87,886
$68,596
$52,823
$59,254
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17-09-328-014
17-09-328-015
17-09-336-001
17-09-336-007

17-09-337-001
17-09-337-002
17-09-337-003
17-09-337-004
17-09-337-005
17-09-337-016

17-16-100-030-8002

17-16-105-016
17-16-105-017
17-16-105-018
17-16-105-019
17-16-105-020
17-16-105-021
17-16-105-029
17-16-105-036

17-16-109-001
17-16-109-002
17-16-109-003
17-16-109-004
17-16-109-005
17-16-109-006
17-16-109-007
17-16-109-008

17-16-110-004
17-16-110-005
17-16-110-006
17-16-110-007
17-16-110-019

17-16-116-001
17-16-116-002
17-16-116-003
17-16-116-004
17-16-116-005

17-16-117-001
17-16-117-025
17-16-117-027
17-16-117-032
17-16-117-033

17-16-122-042

17-17-209-001
17-17-209-002
17-17-209-003
17-17-209-004
17-17-209-009
17-17-209-010
17-17-209-011
17-17-209-012
17-17-209-013
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$731,594
$175,177
$549,381
$63,881

$141,053
$72,563.00
$102,505
$75,477
$141,717
$125,745

$2,709,021

$95,283
$51,521
$123,027
$37,174
$85,094
$97,790
$28,806
$146,341

$52,510
$33,019
$33,019
$33,019
$33,019
$33,019
$17.168
$195,921

$56,887
$142,336
$97,310
$133,161
$112,438

$466,826
$354,810
$28,953
$28,953
$265,661

$184,008
$18,753
$97,375
$74,774
$60,138

Exempt
$90,363
$99,950
$353,284
$44,834
$667,891
$67,947
$250,777
$83,591
$83,591

$731,594
$175.177
$549,381
$63,881

$141,053
$72,563.00
$102,505
$75,477
$141,717
$125,745

$2,709,021

$95,283
$§51,521
$123,027
$37,174
$85,094
$97,790
$28,806
$146,341

$52,510
$33,019
$33,019
$33,019
$33,019
$33,019
$17,168
$195,921

$56,887
$142,336
$97,310
$133,151
$112,438

$466,826
$354,810
$28,953
$28,953
$265,661

$184,008
$18,753
$97,375
$74,774
$60,138

Exempt

$30,363
$99,950
$353,284
$44,834
$667,891
$67,947
$250,777
$83,591
$83,591
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17-17-209-014
17-17-209-015
17-17-209-016
17-17-208-017
17-17-208-018

17-17-214-009
17-17-214-002
17-17-214-003
17-17-214-004
17-17-214-008
17-17-214-006
17-17-214-007
17-17-214-012
17-17-214-013
17-17-214-014
17-17-214-015

17-17-215-001
17-17-215-002
17-17-215-009
17-17-215-010
17-17-215-011
17-17-215-012
17-17-215-016
17-17-215-017
17-17-215-018
17-17-215-019
17-17-215-020
17-17-215-021
17-17-215-022
17-17-215-023

17-17-221-010
17-17-221-011
17-17-221-012
17-17-221-013

17-17-222-002
17-17-222-003
17-17-222-006
17-17-222-008
17-17-222-009
17-17-222-010
17-17-222-014
17-17-222-016
17-17-222-017
17-17-222-019
17-17-222-020
17-17-222-021
17-17.222-022
17-17-222-023
17-17-222-024
17-17-222-026

17-17-228-003
17-17-228-004
17-17-228-005
17-17-228-006
17-17-228-011
17-17-228-012

Louik/Schneider & Associates, Inc,

$58,356
$48,359
$68,617
$105,865
$143,171

$29,969
$11,624
$12,842
$25,728
$20.805
$12,129
$530,243
$130,137
$66,943
$133,129
$126,597

Exsmpt
Exempt
$110,802
Exempt
Exempt
Exempt
$55,118
$32,981
$48,019
$109,894
$194,630
Exempt
Exempt
Exempt

$237,496
$40.626
$34,095
$108,323

$57,183
$25,850
$448,724
$42,570
$87,581
$117,980
$66,620
$8,462
$33,613
$1,501,029
$27,027
$23,990
$6,715
$64,844
$64,265
$182,013

$59,537
$29,767
$29,767
$29,767
$155,511
$128,057

$58,356

$48,359 |
$68,617

$105,865

$143,171 !

$29,969 |
$11,624

$12,842

$25,728 |
$20,805

$12,129

$530,243

$130,137

$66,943 |
$133,129

$126,597

Exempt

Exempt |
$110,802

Exempt

Exampt |
Exempt

$55,118

$32,981

$48,019

$109,894 |
$194,630

Exampt

Exempt

Exempt

$237,496
$40,626
$34,095
$108,323

$57,183
$25,850
$448,724
$42,570
$87,581
$117,980
$66,620
$8,462
$33,613
$1,501,029
$27,027
$23,990
$6,715
$64,844
$64,265
$182,013

$59,537
$29,767
$29,767
$29,767
$155,511
$128,057
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17-17-228-013 $130,107 $130,107
17-17-228-014 $71,768 $71,768
17-17-228-015 $167,233 $167,233
17-17-228-016 ‘ $173,140 $173,140
17-17-228-017 $237,204 $237,204
17-17-228-018 $104,426 $104,426
17-17-228-019 $49,128 $49,128
17-17-228-020 $15,646 $15,646
17-17-228-021 $303,053 $303,053
17-17-228-021-1001 $15,646 $15,646
17-17-228-021-1002 $15,839 $15,839
17-17-228-021-1003 $29,145 $29,145
17-17-228-021-1004 $11,339 $11,339
17-17-228-021-1005 $20,336 $20,336
17-17-228-021-1006 $16,028 $16,028
17-17-228-021-1007 $25,599 $25,599
17-17-228-021-1008 $15,839 $15,839
17-17-228-021-1009 $11,339 $11,339
17-17-228-021-1010 $14,887 $14,887
17-17-228-021-1011 $34,657 $34,657
17-17-228-021-1012 . $31,681 $31,681
17-17-228-021-1013 $17,223 : $17.223
17-17-228-021-1014 $26,992 $26,992
17-17-228-021-1015 $17,804 $17.804
17-17-228-021-1016 $28,006 $28,006
17-17-228-021-1017 $12,733 $12,733
17-17-228-021-1018 $12,733 $12,733
17-17-228-021-1019 $16,662 $16,662
17-17-228-021-1020 ~ $36,303 $36,303
17-17-228-021-1021 $33,074 $33,074
17-17-228-021-1022 $13,492 $13,492
17-17-228-021-1023 $28,131 $28,131
17-17-228-021-1024 $23,316 $23,316
17-17-228-021-1025 $24,645 $24,645
17-17-228-021-1026 . $17.992 $17,992
17-17-228-021-1027 $13,492 $13,492
17-17-228-021-1028 ) $17,548 $17,548
17-17-228-021-1029 , $42,452 $42,452
17-17-228-021-1030 $29.842 $29,842
17-17-228-021-1031 $14,126 $14,126
17-17-228-021-1032 $29,272 $29,272
17-17-228-021-1033 - $19,704 $19,704
17-17-228-021-1034 $25,786 $25,786
17-17-228-021-1035 $14,126 $14,126
17-17-228-021-1036 $18,626 $18,626
17-17-228-021-1037 $18,436 $18,436
17-17-228-021-1038 $44,098 $44,098
17-17-228-021-1039 $35,735 $35,735
17-17-228-021-1040 $19,387 $19,387
17-17-228-021-1041 o $25,913 $25,913
17-17-228-021-1042 $20,589 $20,589
17-17-228-021-1043 $31,426 $31,426
17-17-228-021-1044 $19,387 $19,387
17-17-228-021-1045 $19,387 $19,387
17-17-228-021-1046 $19,323 $19,323
17-17-228-021-1047 $2,786 $2,786
17-17-228-021-1048 $2,786 $2,786
17-17-228-021-1049 $2,786 $2,786
17-17-228-021-1050 $2,786 $2,786
17-17-228-021-1051 : $2,786 $2,786
17-17-228-021-1052 $2,786 $2,786

Louik/Schneider & Associates, Inc,




City of Chicago

Near West - Redevelopment Plan

17-17-228-021-1053
17-17-228-021-1054
17-17-228-021-1055
17-17-228-021-1056
17-17-228-021-1057
17-17-228-021-1058
17-17-228-021-1059
17-17-228-021-1060
17-17-228-021-1061
17-17-228-021-1062
17-17-228-021-1063
17-17-228-021-1064
17-17-228-021-1065
17-17-228-021-1066
17-17-228-021-1067
17-17-228-021-1068
17-17-228-021-1069
17-17-228-021-1070
17-17-228-021-1071
17-17-228-021-1072
17-17-228-021-1073
17-17-228-021-1074
17-17-228-021-1075
17-17-228-021-1076
17-17-228-021-1077
17-17-228-021-1078
17-17-228-021-1079
17-17-228-021-1080
17-17-228-021-1081
17-17-228-021-1082
17-17-228-021-1083
17-17-228-021-1084
17-17-228-021-1085
17-17-228-021-1086
17-17-228-021-1087
17-17-228-021-1088
17-17-228-021-1089
17-17-228-021-1090
17-17-228-021-1091
17-17-228-021-1092
17-17-228-021-1093
17-17-228-021-1094
17-17-228-021-1095
17-17-228-021-1096
17-17-228-021-1097
17-17-228-021-1098

17-17-238-013
17-17-238-014
17-17-238-018
17-17-238-019

TOTAL

Louik/Schneider & Associates, Inc.

$5,854,993

$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,788
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786

- $2,786

$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$1,900
$1,900
$1,900
$1,800
$1,900
$1,900
$1,800
$1,900
$1,900
$1,900
$1,900
$1,900
$1,900
$1,900
$1,900
$1,900
$1,900
$1,900
$1,800
$1,900
$1,800
$1,900
$1,800

$118,855
Exempt
$526,494
$1,178,549

$30,668,528

$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
32,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$2,786
$1,900
$1,900
$1,900
$1,900
$1,900
$1.800
$1,800
$1,900
$1,800
$1,900
$1,900
$1,900
$1,900
$1,800
$1,900
$1,900
$1,500
$1,900
$1,900
$1,900
$1.900
$1,900
$1.800

$118,855
Exempt
$526,494
$1,178,549

$36,623,521
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. MAPS

Map 1 Redevelopment Project Boundary
Map 2 Existing Land-Use
Map 3 Proposed Land-Use

Map 4  Property Which May Be Acquired

Louik/'Schneider & Associates, Inc,
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L. INTRODUCTION

The purpose of this report is to document in a comprehensive
~ay the extent of the factors of “conservation area” which may be
found in the area designated ag the Enterprise Business Park in
Chicago, Illinois, and to determine the eligibility of this area
for such status pursuant to the Tax Increment Allocation
Redevelopment Act, Illinois Rev. Stat., Section 11-74.4-3 (the
“Act) .

The proposed Redevelopment Project Areea (the "RPA") ig
generally described as follows:

The Northern boundary of the RPA is West Washington Street
and West Randolph Street (along the 1000 and 1100 blocks of West
Washington); the Southern boundary is generally West Monroe
Street and West Madison Street; the Eastern boundary is South
Green Street and North Peoria Street; and the Western boundary is

South Aberdeen Street and North May Street.

The survey was undertaken in November and December, 1988 and
also includes the findings of previous surveys and inventories
conducted by various firms and agencies which were available and
are pertinent to the evaluation of this area.

The Basis For Redevelopment

The elimination or reduction of conservation area factors
within Illinois communities through the implementation of
conservation measures and redevelopment is addressed by the Act.
The Act authorizes the use of tax increment revenues derived from
the tax rates of varioua taxing districts in a project area for
the payment of redevelopment projects. For redevelopment
eligibility, under this legislation, a subject area must contain
conditions which warrant its designation as a "conservation
area’ .,



According to Section L1-74.4-3 of the Act (in pertinent
cart!), a ‘"conservation area: means:

tay “"Conservation area means anyv improved area within the
boundaries of a redevelopment pro.Jject area located
within the territorial limits of the municipality in
“nicn 30% or more of the structures in the area have an
age of 33 vears or more. Such an aresa is not ver a
blighted area but because of a combination of 3 or more
of the following factors: dilapidation: obsolescence:
deterioration: i1llegal use of individual structures:
presence of structures below minimum code standards:
abandonment: excessive vacancies:. overcrowding of
structures and community facilities: lack of
ventilation. light or sanitarv facilities: inadequate
utilities: excessive land coverage:. deleterious land
use or lavout: depreciation of phvsical maintenance:
lack of community planning. is detrimental to the
public safety, health. morals or welfare, and such an
area mav become a blighted area.

The area as a whole qualifies as a conservation area due to
the conditions that are characteristic of the area as a whole.
However, within the RPA are blocks that, on their own, possess
conditions which would qualifv those blocks as “"blighted”. as
such term is defined and used in the Act. Conclusions in the
report are based on conditions in the area as a whole, but might
be reageregated to define "blighted”™ and “"conservation” areas
«within the RPA.

2. REDEVELOPMENT STUDY AREA

The Citv of Chicago’'s (the "Citv’) Near west Side commercial
area i(and particulariy what is known as the Madison-Racine
Commercial District) has been significantly blighted since the
earlvy 1370's. The Madison-Racine Commercial Digtrict is
generally bounded on the north by West Lake Street, on the east
oy the John F. Kennedy Expresswav, on the south by West Monroe
Street, and West Madison Street, and on the west by North QOgden
Street. The Madison-Racine area was determined to be a slum and
blighted area by the Department of Urban Renewal pursuant to
Resolution No. 76DUR68 on Mav 23, 1976. The Chicago City Council
approved the designation of slum and blizhted on June 22, 1976.



The redevelopment plan for the area was adopted by the Chicago
Citv Council on October 24. 1979. In December of 1980, the
Commercial District Commission of the City of Chicago designated
the Madison-Racine Project as a blighted area in need of
commercial development. Factors contributing to the decline of
this originally strong industrial and manufacturing districe
include the construction of the Dan Rvan Expresswav. changing
L.S. retail shopping patterns, and the increased burden of lower
tncome residents relocated into the areas due to urban renewal
projects on the Loop’'s west side.

From 1370 to 19835, the Near West Side experienced an
estimated loss of approximately 23.323 individuals, accounting
for a 32% total loss. This loss in population ranks eighth
highest of the 77 citv community areas., Additionally, this loss
occurred during a time when the City was experiencing an overall

population gain.

The 1980 Census median family income places the Near West
Side area at $7.334 and the 3SMSA at $24.536. These figures
indicate an outstanding disparity between residents of the Near
West Side and the rest of the metropolitan area.

Approximately 32%X of those residents living on the Near West
Side have incomes below poverty level. Additionally, forty eight
percent (48%) of the families are at or below poverty level. In
1980, the unemplovment rate was at 19%, and City sources suggest
this rate may have decreased onlyv slightly by 1988.

The Citv has made efforts through various programs to
clear many of the deteriorated and substandard buildings from the
area since 1977. There are blocks of dilapidated housing and
manufacturing buildings., as well as many unkept vacant lots that
still exist. A survey of the Madison-Racine district, taken in
1378, described over 90% of the buildings as being of a
dilapidated or deterioratad nature; t..e majority of these
structures were non-residential.



The zntervrise Business Park Redevelooment Project Area
(RPA) 13 part of the larger Madison-Racine Project Area. As
described previously, the larger area-as designated a number of
vears ago-suffered from the presence of older. obsolete
structures. Mogt of these structures were in very poor condition
as described in the designation report. The area within the RPA
as well as near the RPA was targeted for a more intensive
acquisition plan by the City (in comparison to the rest of the
Madison-Racine Project Area). Since 1979, a number of parcels
within the vicinity of the RPA have been acquired by the City.
Reference to the 1979 acquisition map indicates that a number of
structures have since been razed. The construction of the
Motorola facility (not located within the RPA), the Federal
Express facility, and the rehab of the building housing Social
Security offices attest to the importance of City of Chicago
efforts to date. However, the examples above illustrate separate

projects that were not coordinated with one another and are not able

to generate significant area wide confidence (as perceived by the
marketplace). The newer projects, as well as removal of
structures, has gserved to remove some conditions of blight within
the area,

Reference to information contained in the Mid-Chicago
Economic Development Project report entitled A Partnership for

Action (1970), indicates that many obstacles to redevelopment
still exist. Firms in eight industrial areas, including the

Wegt-Central area in which the RPA is located, were survey by the
City. At that time, 86% of the firms surveyed were located in
multi-story buildings, while only 38% of firms were in buildings
less than 40 years old. These statistics ranked at the top or
near the top range in comparison to firms in other areas. Most
firms noted that very little room was available for expansion.
Most common problems reported by surveyed firms in 1970 related
to environmental conditions (surrounding community appearance,
other uses), crime and vandalism. and poor condition of streets,
curbs, etc.

The RPA, and the area adjacent to the RPA, both contain wmany
multi-story buildings which are obgsolete (by current standards)

for more intensive indugtrial or commercial reuse., The condition
of sidewalks, streets, and curbs within the RPA is very poor.
Many of the __.Jlewalks are of vaulted construction. Disrepair and

deferred maintenance have resulted in cracking and holes 1in
sidewalks, a condition that is dangerous as well as unsightly in
appearance. Evidence of vandalism is still present--grarfitti,
debris strewn in lots, dumping in alleys and lots were observed
during site surveys.



Manv of the older buildings constructed within the RPA were
designed for uses that are different from current ones. Changes
in technology as well as production have resulted in industrial
shifts to single story structures with higher ceilings and more
efficient loading facilities. Many garage structures and uses
“ithin the RPA do not efficiently wutilize space, nor do thev
provide for a more intensive redevelopment of the RPA. Manv of
the olocks are characterized by a variety of users, tvpes of
duiidings (e.g. multi-story, single storyv). and condition of
structures.

The site survey as well as the review of uses within the RPA
lndicaces that problems still exist. Due to the fact that more
recent City and private sector activity has been undertaken. has
mitigated some of the blighted conditions. However, the need for
a coordinated series of public improvements and assistance in
combination with private investment of considerable size and
scope 1s required to stem blighting conditions., in order to bring
the area as a whole back to productive reuse. Based upon site
survevs as well as other available information, the RPA qualifies
as a “"conservation area’ on an area wide basis. The age of the
structures. the presence of obsolesence, depreciation of physical
maintenance. inadequate utilities {(overall condition of
sidewalks, curbs., and streets), and deleterious land use and
lavout, were present to a major extent throughout the 12
blocks. All blocks within the area indicate the presence of some
conservation qualification factors. In addition to the factors
described above deterioration, excessive vacancies. existence of
structures below minimum code., and excessive land coverage are
also present in some of the blocks.

3. SITE EVALUATION

Buiriding & Site Conditiong

The evaluation of existing buildings and site conditions is
a primary step in determining the eligibility of a redevelopment
area. The system for classifying buildings is based upon
exterior site surveys and additional information provided by the
City. The information was organized to provide an analytical
evaluation of the existing conditions in the study area.



Survev and Analvsis Procedure

The condition analysis is based on exterior inspections

“ithin the study area conducted during November and December,
1988. The exterior survey was conducted as the initial phase of
the analvsis, to note obvious structural deficiencies. The
results of the exterior survev are detailed on the attached
chart. Each propertv within each block was examined and given a
classification,

10,

The properties were examined using the following factors.

Age: Simply the time vhich was passed since building
construction was completed.

[llegm]l Use of Structure: The presence on the property of
illegal uses or activities.

Structure Below Minimum Code Standards: Local standards of
building, fire, housing, zoning, subdivision or lack of
conformance with octher applicable governmental codes.

Exceasive Vacghcies: When the occupancy or use level of the
building is low for frequent or lengthy periods so as to
represent an adverse area influence.

Lack of Ventilation, Light or Sanitary Facilities:
Conditions which would negatively influence the health and
welfare of building users.

nadeguate Utilities: Deficiencies in sewer, water suppilvy.

m——

storm drainage., electricity, streets or other necessary site
services.

Abandonment The building is unoccupied and unused. and no
apparent effort 13 being directed toward occupancy and use.

Dilapidation: The condition where the safe use of the
building is seriously impaired, as evidenced by substandard
structural conditions: this is an advanced stage of
deterioration.

Qbsolescence: When the structure has become or will soon
become ill-suited for the originally designed use.

Deterioration: A condition where the quality of the
building has declined in terms of structural integrity
and/or building systems due to lack of investment, misuse or

age.
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12.

13.

14,

Qvercrowding of Structures and Community Facilities: A
level of use beyond a designed or legally permitted level.

Excessive Land Coverage: Site coverage of an unacceptably
high level.

Deleterious Land Use or lavout: Inappropriate propertwy use
or plotting, or other negative influences not otherwise
covered, which discourages investment in a property.

Depreciation of Phvsical Maintenance: Decline in property
maintenance which leads to building degeneration, health and
safety hazards, unattractive nuisances, unsightliness,
property value decline and area distress.

Lack of Communitv Planning: Deficiency in local direction
of growth, development or redevelopment in order to maintain
or enhance the viability of the area or community.

The following codes were assigned to each factor per block.

Major-M Factor present to a major extent within
a block.
Moderate~Mod Factor present to a moderate extent

within a block.

Minor-Min Factor is present to a minor extent
within a block.

Not Pregent-N Factor is not present at all within the
block.



4. QVERALL THEORY OF QUALIFICATION

The presence of several factors interact to make the RPA a
conservation area. The phvsical condition of the structures,
their positions vig-a-vis each other. and the network of streets
and sidewalks that connect the structures interact to create an
tnefficient svstem for reuse: unless these conditions are
lmproved, the RPA will evidence continued economic stagnation and
decline. The relevant factors are the following (please refer to
above for definitions of the following factors).

11 Age
2) Obsolescence
3) Depreciation of Physical Maintenance
4) Inadequate Utilities
3) Deleterious Land Use or Layout
6) Deterioration
7) Excessive Land Coverage
8) Structures Below Minimum Code Standards
9) Excessive Vacancies
10) Lack of Community Planning

Several of the above factors lower the value of both
individual properties and the value of property for the area as a
whole. Depreciation of physical maintenance leads to a state of
disrepair. The onset of time (age) hastens this state of
disrepair. This state of disrepair can become a state of
deterioration. Structures that are below minimum code standards
reduce the value of structures. Functional obsolescence. and
deleterious land use or layout, make it difficult to effeciently
utilize structures and sites for current industrial and
commercial needs. Inadequate utilities, such as sidewalks,
streets, alleys and curbs., makes it difficult to flow both people
and goods to points within and without the area. Excessive iand
coverage leaves little room for expansion or reconfiguration of
current operations. Lack of coamunity planning, in the form of
street layout and platting, results in a land use pattern that is
of little use to any particular form of user (industrial,
commercial, residential), and of little use to all in addition,
it make it difficult for say, an industrial user to expand onto
adjacent facilities, especially if such facilities are commercial
or residential. Excessive vacancies depress rents. The
prescence of these factors affects more than just the properties
that possess them; the factors undercut the market as a whole.



The lower valuye of provertv resuits in lower rentg angd
return on lnvestmenrc, Importantly. since the area as a wnole
suffers from depressed rents. an individual property owner is
unlikelv to receive much of a recurn on his individual
lnvestment: the deterioration around the individual property will
force down that propertv's value. This investment climate
discourages lnvestment. Without Such investment the factors
mentioned above wil]l continue to exist., and further decay will
ensue.

3. DETERMINATION OF ELIGIBILITY

The following conservation area gualification factors are
present:

1. Age

Of the approximatelv 72 buildings within the aresa,
about 63 or 88X are 35 vears of age or older. Age as
a factor is present to a major extent in all the 12
blocks that compromise the RPA.

2. Qbsoclescence

Of the approximately 72 structures, it is estimated that
about 49 or 68% of the structures are functionally and/or
economically obsolete. In 9 of the 12 blocks obsole-
scence is present in 50% or more of the structures; in
2 blocks 25-50%X of the structures are characterized as

obsolete.
3. Depreciation of Phvasical Maintenance

It is estimated that 36 out of 72 structures, or 78%
exhibit some evidence (in varving degress) of
depreciation of phvsical maintenance: 22 ocut of 26
vacant parking lots. or about 85X, exhibit depreciation
of physical maintenance. Depreciation is present to a
major degree in 11 out of 12 blocks. and to an average
degree in the remaining block.

¢, Inadequate Utilities

Inadequate utilities are present throughout the RPA.
Inadequate utilities are present to a major extent in 9
out of the 12 blocks. The roads throughout the RPA are
in poor condition. Vaulted sidewalls are in poor
condition and in many cases serve as a hazard to
pedestrian traffic.

-9



3. Deleterious Land Use or Lavout

The area as a whoie lacks adequate offstreet parking.
Many structures have low land to building ratios, which
makes it difficult to reconfigure or expand current

operations.
Other qualifving factors exist to a minor extent. Some
structures are below minimum code requirements:! some structures
have excesslve land coverage. Excessive vacancies are present :n

3ome sStructures:. some vacant. unpaved lots have no present use
except to remain underutilized without addressing area wide
redevelopment. Some structures exhibit deterioration. The ares
vas platted primarily in the nineteenth century. as consequence,
the Citv was not able to guide the platting and building of
structures through a comprehensive plan. Many of the structures
and property are better sulted for less intensive uses (e.g.
farages, parking) or for market uses that are no longer viable
(e.g., multi-story industrial). The block summaries that follow
are based upon site survevs only and are to be supplemented by
file material. The summaries are provided to give an overall
description and impression of the area’s structures, general site
conditions, and description of uses.

Block No.203

A majoritv of the structures are greater than 35 years old.
A majority of the structures are functionally and econcmically
obsolete, due to the poor conditions of the structures,
Depreciation is evidenced in a majority of structures, as well as
broken windows., deteriorating tuckpointing. cracked paint,
parapets deteriorating., etc. Three unpaved lots are overgrown
with vegetation: fences are rusted and sagging along with several
atorefront vacancies. There are both residential and retail uses
on the block. Sidewalks and curbs are in extremely poor
condition,

Block No. 204

A majority of structures are over 30 years old. Parking
lots are unpaved surrounded with fences that are in poor
condition. Narrow alleywavs and are divide this block from
Block 203 and 205, which mav make transportation difficult in
spots. Alley is in poor condition and many loading doors and
windows are in poor shape, as are some wall/roof connections.

-10-



Slock No 203

Majority of the block is an unpaved parking lot, with
surrounding fence in poor condition. NO curbs exist and some
depreciation of physical maintenance exists as well: facades are
in poor condition, There .3 a presence of Oovergrown vegetation.

Block No 208

Some structures are over 35 years old. Sidewalks and curbs
are in poor condition. Manv vacant storefronts exist.
Also present is depreciation of physical maintenance for the
majority of structures. It also appears that a majority of the
structures exhibit some form of economic or functidnal
obsolescence. There is also an unpaved parking lot overgrown
with vegetation.

Block No 443

A majority of the structures are over 35 years old. Also, a
najoritv of structures appear to exhibit characteristics of

- functional or economic obsolescence and exhibit depreciation of

phvsical maintenance. There are unpaved parking lots with fences
in poor condition. Many windows and facade are¢ in poor condition
with some debris in vacant lots. Curbs., and sidewalks in are
poor condition. There is also inandequate offstreet parking.

Block No 446

A majority of structures are over 35 years old, and exhibit
characteristics of obsolescence, depreciation of phyvsical
maintenance. Manvy storefronts are in poor condition. Many
windows are boarded up., with facade requiring work (tuckpointing,
etc.)., Loading docks are in poor shape and have rusting fences.
Parking lots are unpaved with overgrown vegetation. Curbs and
sidewalks are in poor shape (inadequate utilitiea). Resijidential,
retail, and distribution uses on same “lock with inadequate off-
street parking and some existing vacancies.

Block No 448

A majority of improved space is over 3§ years old. One ;
structure (two in total) on the block exhibits characteristics of
obsolescence and exhibits depreciation of physical maintenance.
Facade and loading docks both require some repair, and numerous
windows are broken. Overall the block ‘-~ in poor condition.
There is a vacant unpaved parking lot on the block.

-11-



3loex No 207

The olock contains sidewalks and curbs in poor condition
“ith some evidence of deterioration. One empty lot within the
block is unpaved and i3 surrounded by a wire fence which is in
poor condition. A second empty lot i3 also unpaved and
surrounded by a chain link fence which is in poor condition and
on day of viewing was partially filled with cars. Along with the
conditions of the sidewalks both lots show evidence of
depreciation of physical maintenance, deterioration, and
deleterious land use or layout. Also located within the dock is
a combination one and two story industrial building with garage/
warehouse space, office space, and a loading dock. The building
shows possible signs of depreciation of physical maintenance.

Major factors found within the block are: depreciation of
th31cal maintenance, deterioration, excessive vacancies,
inadequate utilities and possible deleterious land uses or
lavour,

Block No 447

The block houses a 1| to 2 story brick building showing signs
of being in average to poor condition. The building shows signs
of depreciation, especially the facade. and possible signs of
age, obsolesence, and excessive land coverage. The sidewalks
along the building are cracked and in poor condition.

Also, located within the block is a one story building which
shows possible signs of age, obsolescence, and excessive land
coverage. It is not known from the exterior whether the building
is occupied from the Washington Street side. However, from
Sangamon Street the building is occupied by one businesas and the
structure appears to be i1n poor to average condition. The
sidewalks running along the building are cracked and in poor
condition.

On the east side of the block is a one story brick building
appearing to oe occupied and in poor condition., showing possible
signs of age, obsolescence, deterioration, and structures below

inimum code .andards.

A 3 story brick loft building in average condition is also
located on the block, showing possible signs of depreciation in
portions such as the ground level, and the southern portion.

-12-



The block also contains two (2) empty lots, the firse of
~“ni1ch contained a for sale sign surrounded by weeds and other
vegetation. The lot showed signs of depreciation of physical
maintenance, and deleterious land uses or lavout. The sidewalk
near the lot shows sjigng of deterioration--especially the curbg--
and is predominantly cracked and in poor condition. The second
empty lot adjacent to the lLoft building shows some depreciation,
especially of the fence and paving.

Overall, the entire block shows major signs of depreciation

of phvsical maintenance deleterious land uses or lavout, age,
and obsolescence.

Block No 444

The block contains a three (3) story brick building -- a
loft construction of which the first floor appears occupied, with
some depreciation near windows. The building covers the wnole
lot and shows signs of excessive land coverage. The building
also shows signs of age, obsolescence, deterioration, excessive
vacancies and deleterious land uses or lavout. Adjacent to the
building lies a two story white brick building in average to poor
condition. The first floor appears occupied and possibly the
second floor. The front of the building has been replaced by
glass block. The building shows signs of age, obsolescence,
depreciation of physical maintenance, inadequate utilities, and
deleterious land uses or layout.

Located next to the building is a vacant unpaved lot in
poor condition. The lot is surrounded by a rusted fence in a
depreciated condtion. There are signs of depreciation of
physical maintenance, and excessive vacancies,

A one story brick building which appears to be vacant lies
adjacent to the lot. Overall, the exterior of the building
appears to be in poor condition, especially as the facade and
brick on the west side of the building are crumbling. The
building shows signs of age, obsolescence, depreciation of
phyvsical maintenance, deterioration, excessive vacancies, and
possible signs of dilapidation, and structure below minimum code
standards.

-13-



A parxing lot. with a fence that 13 showing signs of
?eprec1&c1on of phvsical maintenance 13 adjacent to the above
cuilding. The sidewalks and curbos surrounding the area are in
poor and depreciating condition.

Following is a twg (2) story brick structure in which the
first and second floor appear to be occupied, and which shows
s1Zns of exterior depreciation. Adjacent to the building is a
paved parking lot in poor condition surrounded by a fence. On
the dav of viewing there were cars parked on the lot and debris
dumped in the alley. Immediately following is a fenced unpaved
parking lot.

The block also contains the Calvary Rescue Army Mission,
which is a three (3) story brick building with an empty lot
located just east of the building. The exterior of the building
13 in poor condition. The facade is in need of tuckpointing,
and the sidewalks and curbs are in poor condition. The building
shows possible signs of age, obsolescence, depreciation of
physical maintenance, deleterious land uses or layout
deterioration, and possibly, structures below minimum code
standards.

The empty lot immediately following is for sale and is
overgrown with vegetation and strewn with debris. The lot shows
signs of depreciation of physical maintenance, excessive
vacancies, and deleterious land uses or layout.

Adjacent to the lot is a commercial building which shows
some minor signs of depreciation, as well as possible signs of
age, obsolescence, and deleterious land uses or layout. (e.g.,
inadequate parking or loading facilities).

On the west side of the block is a two (2) story industrial
loft, in average to poor condition. Adjacent to it is a multi-
story building with a garage, with characteristics of functional
or economic obsolescence. The doors and windows appear to be in
need of repair. The lot to the socuth is filled with debris.
These parcels appear to show signs of age, obsolescence,
depreciaticn of physical maintenance, excessive vacanciles,
deleterious land uses or layout, and excessive land coverage.

A majority of the block contains the following factors;: age,

obsolescence, depreciation of physical maintenance and
deleterious land uses or layout.

-14-



Sloex No 337

A studio/productioen complex occupies a significant portion
of the block. The Washington Street side exposes facade which is
cracked and peeling, The east side of the building also exposes
peeling facade, ag wel] as peeling window trim and the window

frames that require maintenance. The back portion (facing the
allev) requires tuckpointing. The west side of the building has
peeling paint and cracked facade. The sStructure as a whole shows

signs of age, obsolescence. depreciation of physical maintenance.,
possible deterioration, deleterious land uses or layout and
excesslve land coverage.

A restaurant at the north end of the block shows signs of
depreciation near the roof. The lot/vard adjacent is cluttered:
both the structure and lot show possible signs of obsolescence,
depreciation of physical maintenance and excessive land coverage.

)

A four (4) story brick loft is also Located at the north end
of the block, evidencing characteristics of obsolescence and
showing some minor depreciation on the exterior. Other possible
factors are: deleterious land uses or layout, excessive land
coverage.

Overall, a majority of the block seems to contain, age,

obsolescence, depreciation of physical maintenance, and
deleterious land use or layout.

Block No 436

The block contains a six (6) story brick building which
needs window repair and treatments due to depreciation near
frames and sills. There may be vacancies on the top floors.
The water tank on the top floor needs work. Adjacent to the
building is a vacant parking lot which needs paving. Sidewalks
surrounding the lot and near the building are cracked.

Also within the block is a parking lot exhibiting wminor
depreciation and overgrown vegetation at the sidewalks. The
s1dewvalks themselves are in poor condition with numerous cracks,
holes and litter near the curb. The west side of the lot contains
a raised area and much sloping. ‘
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FoLlowing s an occupied studio building. a three (3) story
gray brick building, which shows some depreciation of the south

~all and ha; only one (1)} locading dock. The stairs are also in
poor condition and need painting. The.sidewalks around the
building are cracked and the alley’'s are brick. Adjacent to the

§u1{ding ls a paved parking lot which requires additional work to
Ceé functional as there 1s a collapsed sidewalk at the north end.
The allevy 15 in poor condition., and there 1is no curb.

. Adjacent to the above building is a two (2) story brick
building showing signs of peeling paint and grafitti at the east
vall. The sidewalks are cracked and in poor condition. The
building appears occupied, but a problem seems to exist with
loading in the alleys, since alleys are in poor shape and are
narrow,

[mmediately following are two (2) buildings: one is a 2 story
the other a 3 story. There is a problem with loading space. The
2 story building is in poor condition. The three story building
has a brick facade, and needs additional work.

The next building on the block is a two (2) story apartment
building with newer looking stucco facade that seems to be

cracked near the roof. The north wall contains painted bricks of
which some are peeling. The alley contains trash and a large
number of old pallets. There seems to be a problem with loading

and access to the allev.

Following the above. is a one story building in average

condition. The entry door needs painting. Next is an auto care
facilities, which is a one (1) story brick garage with an
overhead door in poor shape. The driveway and sidewalks are

cracked., with cars parked cutside that are in various states of
disrepair.

The following building is a three (3) story former fire
station. The brick needs tuckpointing, and facade improvement
and doors are in need of repair. There appear to be possible
mixed uses on the upper floors. ’

A majority of the block shows gsigns of age, obsoclescence.
depreciation of physical maintenance, and inadequate utilities.
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deglnning at the Southeast corner of wWest Mag

ison Str
South Green Street: chence Southerly to the Southeagt cc::i e
Souta Green Street and West Monroe Street! thence vester)y ZOC:
a

Southwest corner of South Sangamon Street and West Monroce Str
tnence Northerly to the Southwest corner of West Madison Streat
and South Sangamon Street: thence Westerly to the Southeasterr
corner of West Madison Street and South Morgan Streec: thance
Soutnerly to the Southeast corner of South Morgan Street and West
“onroe Streec: thence westerly to the Southwest corner orf Scuth
Aberdeen Street and West Monroe Street; thence Northerly to the
Soutnwest corner of West Madison Street and South Aberdeen
Street; thence \Westerly to a point in the West line, producea
South of North May Street; thence Northerly to the Nortnwest
corner of West Randolpnh Street and North May Street: cthence
Zasteriy to the Northeast corner of West Randolph Street ana
North Carpenter Streect; thence Southerly to the Northeast corner
s North Carpenter Street and West Washington 3Street; thaence
Zagterly to the Northeast corner of North Peoria Street and West
~asnington Streec; thence Southerly to the Northeast corner of
~est Madision Street and North Peoria Street; thence Easterly to
the Northeast corner of West Madison Street and North Green
Street. thence southerly to the point of beginning.

eev;

This area includes:

¥ 17-08-448 of which a part s a part of S.F. GCale’s Sub. of
kK 352 of Carpenter’s Addition to Chicago (Rec. February 29,
. Doc. 15649) (which said Carpenter’s Addition igs a sub. of
Southeast 1/4 of Section 8-3%-14., Rec. August 31, 1836);: ana
wnich a part is also a part of William Hale Thompson’'s Sub. of
Lots 17 to 26 inecl. in S.F. Gale’s Sub. of Block 32 of
Carventer’s Addition to Chicago. Rec. July 21, 18%0. Doc.
1306568 (which said Carpenter’s Addition is a sub. of the
Southeast 1/4 of Section 8-39-14. Rec. August 31, 1836).

O ¢t - )W
000 o -
hn ~+Q O

ALSO
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Block 17-08-447 of which part is a part of Bloek 3 .
Carpenter’s Addition to Chicago, a sub. of the Southeast 254 ot
Section 8-39-14. Rec. August 31, 1836. Ante Fire; and of uhichOf
part is also & part of Assessor's Second Division of the Easgt 1/;
of Lot 3 all of Lots !, 2, 7, 8, 11, 12, 15, 16, 17 & 18 of Bloek
51 of Carpenter’s Addition to Chicago. Rec. November 29, 1872.
Doc. 71687. Re-rec. October 1, 1875. Doc. 51466; and of which a
part is also a part of H.C. Van Schaak’s 3ub. of Lot 7 (except
the North 20 feet) and Lot 8 (except the South 20 feet) in Block

51 of Carpenter’s Addition to Chicago. Rec. October 27, 1885.
Doc. 664346. '

ALSO

Block 17-08-446 of which a part is a part of Block 50 of
Carpenter’s Addition to Chicago, a subdivision of the Southeast
1/4 of Section 8-39-14. Rec. August 31, 1836 (Ante~Fire); and of
which a part is a part of Assessor’s Division of Lots | to 9 in
Blockx 30 of Carpenter’'s Addition to Chicago. Rec. July 30, 1859.
Ante-Fire,

ALSO

Block 17-08-437 which is part of Block 42 of Carpenter's Addition
to Chicago, a subdivision of the Southeast 1/4 of Section 8~39-
14. Rec. August 31, 1836 (Ante-~Fire}).

ALSO

Block 17-08-436 which is part of William J. Bunker’s Sub. of
Block 43 of Carpenter’s Addition to Chicago. Rec. July 1, 1848,
Ante-Fire, (which said Carpenter’s Addition is a subdivision of
the Southeast 1/4 of Section 8-39-14. Rec. Auguat 31, 1836 (Ante-
Fire})

ALSO

Block 17-08-444 of which a part is a part of Resub. of Block 48
of Carpenter’s Addition to Chicago. Rec. February 17, 1857.
Ante-Fire (which said Carpenter’'s Addition is a subdivision of
the Southeast 1/4 of Section 8-39-14. Rec. August 31, 1836); and
which a part is a part of C.W. Cook’'s Sub. of Lots 1 to 53 of
Block 48 of Carpenter’s Addition to Chicago (Ante-Fire), {which
said Carpenter’s Addition is a subdivision of the Southeast 1/4
of Section 8-39-14. Rec. August 31, 18361}.

ALSO
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Block 17-08-4453 of which a part is a part of Block 49 of the
Carpenter’'s Addition to Chicago, a subdivision of the southeast
1/4 of Section 8-39-14. Rec. August 31, 1836 (Ante~Fire): and of
which a part is a part of the Sub. of the West 100 feet of Lot &
of Block 49 of Carpenter's Addition to Chicago. Rec. Septemper
13, 1875. Doc. ¢48790.

ALSO

quck 17-17-208 of which is Block 2 of Duncan’s Addition to
Chicago, a 3subdivision of the East |/2 of the Northeast [/4 of

Section 17-39-14. Ante-Fire,
ALSO

Block 17-17-207 which is a part of Block 3 of Duncan’s Addition
to Chicago, a subdivision of the East 1/2 of the Northeast 1/4 of
Section 17-39-14 (Ante~Fire); and of which a part is subdivision
of Lots 15 and 16 of Block 3 of Duncan’s Addition to Chicago,
Ante~Fira.

ALSO

Block 17-17-203 which is a part of the Subdivision of Block ! of
Canal Trustee's Subdivision and of Block 5 of Duncan’s Addition
to-Chicago. Rec. August 13, 1853. Ante-Fire, (which said Canal
Trustee’s Subdivision is a subdivision of the West 1/2 and the
West 1/2 of the Northeast 1/4 of Section 17-39-14, Rec. August
31, 1848 (Ante-Fire]; and which said Duncan’s Addition is a
Subdivision of the East 1/2 of the Northeast 1/4 of Section 17-
39-14., Rec. April 29, 1836 (Ante-~Fire}}.

ALSO

Block 17-17-204 of which a part is a part of the Subdivision of
Block | of Canal Trustee’'s Subdivision, and »>f Block 3 »>f
Duncan’s Addition to Chicago. Rec. August 13, 1853 (Ante-Fire),
{which said Canal Trustee’s Subdivision is a Subdivision of thae
West 1/2 and the West 1/2 of the Northeast 1!/4 of Section 17-339-
14; and which said Duncan's Addition is a Subdivision of the East
1/2 of the Northeast 1/4 of Section 17-39-14); and of which a
part is also a part of Subdivision of the interior part of Block
1 of Canal Trustee’s Subdivision. Rec. April 8, 1857 (Ante-Fire);
and of which a part is also a part of Holden’s Plat of parts of
Block 35 of Duncan's Addition and part of Block 1 of Canal
Trustee’s Subdivision (Ante-Fire).

ALSO

Page 3 of 4



Block 17-17-205, of which a part is a part of the Subdivision of
Block 1 of Canal Trustee's Subdivision and of Block 5 of Duncan's
Addition to Chicago. Rec. August 13, 1853 (Ante-Fire), (which
said Canal Trustee’s Subdivision 13 a Subdivision of the West 1/2
and the West 1/2 of the Northeast 1/4 of Section 17-39-14. Rec.
August 31, 1848 (Ante-Fire}, and which said Duncan’'s Addition is
a Subdivision of the East 1/2 of the Northeast 1/4 of Section 17-
39-14. Rec. April 29, 1836 {Ante-Fire]}); and of which a part is a
part of C.C.P. Holden's Resubdivision of Lots 33, 34, & 35 of
Block 1 of Canal Trustee's Subdivision (Ante-Fire).
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I.  INTRODUCTION AND BACKGROUND

Background

The City of Chicago (the "City"”) Near West Side commercial
area {(and particularly what igs known as the Madison-Racine
Commercial District) has been significantly blighted since the
early 1970's. The Madison-Racine Commercial District is
generally bounded on the north by West Lake Street, on the east
bv the Jonn F. Kennedy Expressway, on the south by West Monroe
Street, and West adison Street, and on the west by North Ogden
Street. The Madison-Racine area was determined to be a slum and
blighted area by the Department of Urban Renewal pursuant to
Resolution No. 786DURE8 on May 25, 1976. The Chicago City Council
approved the designation of slum and blighted on June 22, 1975.
The redevelopment plan for the area was adopted by the Chicago
City Council on COctober 24, 1979. In December of 1980, the
Commercial District Commission of the City of Chicago designated
the Madison-Racine Pro.ject as a blighted area in need of
commercial development. Factors contributing to the decline of
this originally strong industrial and manufacturing district
include the congtruction of the Dan Rvan Expressway, changing
U.S. retail shopping patterns, and the increased burden of lower
income residents relocated into the areas due to urban renewal
projects on the Loop’s west side.

. From 1970 to 1983, the Near West Side experienced an
estimated loss of approximately 25,323 individuals, accounting
for a 32% total loss. This loss in population ranks eighth
highest of the 77 city community areas. -.Additionally, this loss
occurred during a time when the City was experiencing an overall

population gain.

The 1980 Census median family income places the Near West
Side area at 87,334 and the SMSA at $24,536. These figures
indicate an outstanding disparity between residents of the Near
West Side and the rest of the metropolitan area.

Approximately 52% of those residents living on the Near West
Side have incomes below poverty level. Additionally, forty eight
percent (48%) of the families are at or below poverty level. In
1980, the unemployment rate was at 19%, and City sources suggest
this rate may have decreased only slightly by 1988,

The City has made efforts through various programs to
clear many of the deteriorated and substandard buildings from the
area since 1977. There are blocks of dilapidated housing and
manufacturing buildings, as well as many unkept vacant lots that
still exist. A survey of the Madison-Racine district, taken in
1976, described over 90% of the buildings as being of a
dilapidated or deteriorated nature; the majority of these
structures were non-residential.

-1-



Industrial and business growth in the area has been stifled
largely because demand for industrial space in the City hag been.
replaced by the need for single-story buildings not found in this
district. Meanwhile, there has been a surge in Loop office
construction which provides significant office support potential
for facilities located near the Loop.

. The City intends to address comprehensive growth within the
tladison-Racine area through the designation of of a Redevelcopment
Project Area (the "RPA"). Conditions within the RPA need to be
lmproved in order to attract and encourage significant private
lnvestment.

The RPA is generally described as follows:

The Northern boundary of the RPA is West Washington Street
and West Randolph Street (along the 1000 and 1100 blockS of West
Washington); the Southern boundary is generally West Monroe
Street and West Madison Street: the Eastern boundary is 3South
Green Street and North Peoria Street; and the Western boundary is
South Aberdeen Street and North May Street.

Current uses are mixed-industrial, commercial/service,
retail/wholesale, residential, single room occupancy uses, and
parking/storage lots. A number of vacant lots are also
interspersed with the uses described above.

The Redevelopment Project Area ("RPA") is part of the larger
Madison-Racine Pro.ject Area., As described previously, the larger
area-as designated a number of years ago-suffered from the
presence of older, obgsolete structures. Most of these structures
were in very poor condition as described in the designaction
report. The area within the RPA as well as near the RPiA w~as
targeted for a more intensive acquisition plan by the City (in
comparison to the rest of the Madison-Racine Pro.ject Area).

Since 1979, a number of parcels within the vicinitv of zhe
RPA have been acquired by the City. Reference to the 1973
acquisition map indicates that a number of structures have since
been razed. The construction of the tMotorola facility (not
locted within the RPA), the Federal Express facility, and the
rehab of the building housing Social Security offices attest to
the importance of City of Chicago efforts to date. However, the
examples above illustrate separate projects that were not
coordinated with one another. The newer projects, as well as
removal of structures, has served to remove gome conditions of
blight within the area.



- The site survey ag well as the review cf uses within the 334
indicates that proolems still exist. QOue to the fact that agrse
recent City and private sector activity has oeen undertaken, sone
of the blighted conditions may have teen mitigated. However,
need for a coordinated series of public improvements and
assistance in combination with private investment of congideranle
size and scope is required to stem blighting conditions, bringing
the area as a whole back to productive reuse. 3ased uopon site
survevs as well as other availaole information. the RPA was
qualified as a conservation area on an area wide basis. The age
of the structures, the presence of obsolesence, depreciation of
physical maintenance. inadequate utilities (overall condition of
sidewalks, curbs, and streets) deleteriocus land use and lavout,
were present to a major extent in the RPA. All blocks within che
area indicate the presence of some conservation qualification
factors. In addition to the factors described aboove,
deterioration, excessive vacancies, existence of structurss beiow
minimum code, and excessive land coverage are also present in
some of the blocks. Certain individual blocks possessed
conaitions that characterized those blocks as bliganted. as such
term is defined and used in the Act; such blighted conditions
were not characteristic of the area as a whole.

-
“ne

The Citv'a Role in Redeveicoment

The City plans to encourage comprenhensive redevelopment of
the RPA. In order to accomplish sucn redevelopment, the City has
undertaken the designation of the RPA and begun to explore
methods of providing the necessary public improvements within the
RPA. Public assistance is required to promote redevelopment cdue
to the lack of strong marketplace momentum. Marketplace
perception relating to the condition of the RPA and/or lack of
amenities serves to limit potential and competitive cdevelotment
of property within the RPA. The City plans on cemonstracting a
positive marketplace signal througzh the sustained redeveloopmen:
of the RPA including the possible clearing of substandard and
ocbsolete structures, the possicle assemoly of land into
appropriate and feasible development packages, and the possible
diposition of such packages to developmental entities.

Currently, redevelopment activity has been limited within the
immediate area--sufficient density of new development and
redevelopment is required in order to generate significant
interest within the area wnile attracting and prormoting quality
industrial and commercial uses. The scope of existing
redevelopment needs to be addressed by the Citvy. It is importan:
to future tenants/owners of property within the RPA and the Near
~est Side Community Area that the marxetdlace opercsives the
progerty favorably. Projects must be of sutficient scope and
quality that attracts invescor and marketplace confidence.



The RPA as constituted would be difficult to develop solelv
through investment by private enterprise. It is not reasonable
to anticipate substantial reuse of sites within the RPA without
the adoption of a redevelopment plan that addresses the
characteristics of the properties and recent market trends, while
providing a practical method for financing the redevelopment
project. The City has prepared this redevelopment plan to
address its needs and meet its redevelopment goals and objectives
relating to the RPA through the use of tax increment financing.

The City recognizes the need for implementation of
various strategies to overcome existing area conditions and lack
of competitiveness with out-of-City (suburban) locations. The needed
public investment will be possible only if tax increment
financing is adopted pursuant to the terms of the Tax Increment
Allocation Redevelopment Act, Illinois Rev. Stat., Section 11~
74.4-3 (the "Act”). Incremental real estate tax revenue generated
by the RPA will play a decisive role in encouraging private
development.

Existing site conditions that have precluded intensive
private investment in the past will be eliminated. Through this
Redevelopment Plan and Project, the City will serve as the
central force for marshalling the assets and energies of the
private sector for a unified cooperative public-private
redevelopment effort. Ultimately, the implementation of the
Redevelopment Plan and Project will benefit the City and all
the taxing districts which are included in the RPA in the form of
a significant expansion of the real estate tax base and
employment base. The Redevelopment Plan-and Project will serve
to create new jobs within the City and thereby reduce
unemployment within taxing districts which cover all or part of
the RPA. -

The RPA has not been subject to comprehensive redevelopment
through investment by private enterprise and it is not reasonably
anticipated to be developed in a comprehensive manner without the
adoption of a Redevelopment Plan and Project. The City has
prepared this Redevelopment Plan and Project to use tax increment
financing in order to address its needs and meet its
redevelopment goals and objectives.

In November, 1988, the City of Chicago’s Commercial District
Commission adopted a resolution authorizing a feasibility study
to use Tax Increment Financing ("TIF") for the redevelopment of
the area legally described herein in Exhibit 1 and outlined on
the map in Exhibit 2. Redevelopment of the TIF area is tenable
only if a portion of the public improvements are funded by TIF.



The adoption of this Redevelopment Plan and Project makes
possible the implementation of a comprehensive program for the
economic redevelopment of the proposed RPA. By means of public
investment, the RPA will become an improved, more viable
environment that will attract private investment. The public
investment will set the stage for the redevelopment of the area
with private capital.

Pursuant to the requirements of the Act, the RPA includes
only those contiguous parcels of real property and improvements
thereon which are substantially benefitted by the redevelopment
plan and project. Also in accordance with the Act, the RPA is
not less than 1 1/2 acres in the aggregate.

Redevelopment Plan Development and Employment Projections

The City will encourage and consider proposals for
facilities and structures of all types and character provided
that such proposals meet the zoning classification (as revised
from time to time) and are consistent with other City ordinances
and overall goals.

The City is open to the type and class of employees that are
reasonably emploved by the type and character of facilities that
it ultimately approves. Based on the estimated timing and
absorption (Exhibit 6) of this plan, the City anticipates that
approximately 550 new employees will be employed within the RPA
after completion of the first phase of redevelopment. First
source hiring policies will be favored as well as conformance to
City DEO and AA policies. Relevant City, State, and Federal job
training programs will be utilized as appropriate to facilitate
the employment and training of community .esidents to the fullest

extent practicable.

The development team is anticipated to consist of
experienced developers, and the appropriace support professionals
such as leasing brokers, architects, and general contractors.

The City expects to develop the RPA in a sustained, consistent
manner. The private team will work with the City to ensure
that appropriate, beneficial development occurs that is in
conformance with market-driven realities.



Anticipated users include, but are not limited to, support
services and commercial uses that complement nearby Loop uses,;
light industrial and/or distribution facilities may also be
considered. Currently, many of these potential users have
favored out~of-city locations. The RPA’s proximity to the Loop
and transportation advantages have been overshadowed by negative
marketplace perception, with respect to both physical
surroundings and in-City economic disincentives. Facilities
are anticipated to be modern quality structures that will serve
the needs of tenants/users in an efficient, cost effective manner
that is in conformance with the economic development goals,
objectives, and ordinances of the City.



II. REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION

The legal description is included in Exhibit 1.



ITI. CONSERVATION AREA CONDITIONS EXISTING IN THE REDEVELOPMENT
PROJECT AREA =RLE

Findings

The Redevelopment Project Area was studied to determine its
qualifications as a "conservation area” as such term is defined in
the Act. A description of the qualification factors is found in
Exhibit 5. In summary, the following factors were found with the
RPA: age, obsolesence, depreciation of physical maintenance,
inadequate utilities, deleterious land use or layout, lack of
community planning, deterioriation, excessive vacancies, and
structures below minimum code standards. Certain individual
blocks were found to possess conditions that would qualify such
blocks as "blighted”, as that term is defined and used in the
Act. Conclusions in this report are based on conditions in the
area as a whole, but might be reaggregated to define "blighted”
and "conservation” areas within the RPA.

Eligibility Survevw

The entire designated Redevelopment Project Area was
evaluated by the City and Kane, McKenna and Associates, Inc.
in November and December, 1988.



IV. REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES

. The following goals and objectives are presented for the RPA
in accordance with the City's zoning ordinance and comprehensive
plan. The Redevelopment Plan and Project also conform to the
Madison-Racine Redevelopment Plan for the development of the area
as a whole.

General Goals of the Redevelopment Plan

1) Provide .jobs for community and City regsidents in accordance
with the City’'s Affirmative Action goals:

2) Strengthen the existing business community within the area;

3) Remove obsolete and substandard structures which exert a
blighting influence on the community;

4) Retain and upgrade sound buildings compatible with the
redevelopment plan;

5) Provide adequate off-street parking, loading facilities, and
open space designed to enhance the community:

6) Provide for the vacating of unnecessary streets and allevs
to improve traffic flow and safety; and

Provide open, attractive and safe public areas to enhance
access to and confidence in the general area.

~1
—~

These goals are complementary to the enterprise zone concept
and the City’s Madison-Racine Project plan.

Specific Goals of the Redevelopment Plan

1) Create new job opportunities for community residents and
City residents utilizing first source hiring programs and
appropriate job training programs.

2) Complement the growth and maintain the momentum of
development to the North and South of the Loop;

3) Stimulate economic revitalization of the neighporhoods West
of the Dan Ryan Expressway;



4) Attract new businesses and/or rehabilitate stock of
existing commercial structures;

3) Increase the number of public/private development
partnerships;

6) Preserve and expand the tax base:and

7) Ensure the presence of skilled technical support businesses

for the downtown office population;

—

Redevelooment Objectives

The Redevelopment Projects are to create a sense of ‘place’,
to attract other developers and similar businesses, as well as to
inprove the circulation, access and security through common
improvements. Projects must be of sufficient size so that the
project will not be overwnelmed by the. poverty and decav cthat is
adjacent to the site, but rather will create an area wnere
security and economic vitality are enhanced. Pro.jects need to
discontinue the sporadic development of the area, and encourage
more planned area developments so as to reduce the depressed
conditions currently existing throughout the district. These
depressed conditions have. in many cases, contributed to the
failure of fully realizing the potential real estate taxes in the
area as well as contributing to an absolute decline in overail
property assessments. It is firmly believed thnat
underutilization of the land within the Madison-Racine commercial
district and the RPA has resulted in a significant reduccion in
potential property taxes for the City, overall.

It is intended that underutilized properties will :e
developed and put to current market uses, including space for
high technology services of businesses and offices in the
downtown area. The anticipated tenants will be compatible with
existing industrial and commercial facilities. The Van 3uren and
Jackson Corridor has recently experienced rehabilitatiocn of
numerous buildings for commercial/office uses (particularly loft
redevelopment uses).

The purpose of the RPA designation will allow the City to

a) Coordinate redevelooment activities within an important
core area in order to provide a positive marketplace
signal;

b) Reduce or eliminate conservation area {actors nresent

within the area. and

c) Accomplish redevelooment over a reasonadle tiae pertod.

-10-



‘ The Redevelopment Project’s implementation will continue ==
lmprove the physical appesrance of the entire Madison-Racine
District and contribute to the economic development of the area,
arresting decline and stablizing the Near %West Side commercial
area. The redevelopment of the RPA will serve as a catalyst and
&8s an essential anchor for the overall area. Job creation
associated with the project will provide new. improved emplovment
opportunities for community and City residents, including an
employment program that allows for the use of the City‘s Firscz
Source Hiring program.

One central concern for the RPA’s wviability is its apilisy
Lo compete with suburban and collar countwv facilities.
Commercial rental rates and real estate taxes in the Loop have
grown significantly in recent years. Thus, many firms have
elected to relocate to areas further away from the Cenctral
Business District, where the overall rental and tax rates may be
lower. Public assistance is required to ensure adeguate
redevelopment and address disparities in-locations.

The RPA has the advantage of providing quick access to the
City’s Central Loop (the RPA is located approximately ocne (1)
mile from the center of the City’'s Loop) and related means of
transportation are advantageous in competing with suburpan
developments. On-site parking and less congested streets., as
well as the 'old town’' amenities near the RPA are additional
characteristics that could be utilized to entice business to the
in-city location. However, coordinated receveloobment is
necessary to address an efficient and an economic approach,
evidencing planning with respect to uses, access/egress, and
competitive amenities.

The City’s nearby central core area 15 experiencing
tremendous commercial growth, particularly in the financial
markets, at rental rates competitive with projects located
cutside of Cook County. While the commercial growth provides
significant office facilities for certain tyvpes of industriss,
there is a lack of appropriate space for businesses that serve
the financial, banking, real estate and investment industries.
The RPA’'s redevelopment will also address such support uses as
well as other uses including light industrial.



V. REDEVELOPMENT PROJECT

A, City Redevelopment Plan and Project Objectives

The City proposes to realize its goals and objectives of
encouraging development of the redevelopment project area through
public finance techniques including, but not limited to, Tax
Increment Financing:

(1) By reducing interest costs of a redeveloper related to
the construction, expansion or rehabilitation of
redevelopment projects.

(2) Acquisition and assembly of property.
(3) By providing public facilities which may include:

i) Utility improvements and expansion (including
curbs and sidewalks); ..
ii) Street improvements and expansion;
iii) Traffic signalization and intersection
improvements; and
iv) Landscaping and signs on public ways.

(4) By providing for demolition, site preparation,
clearance and grading of redevelopment sites, as well
as appropriate relocation.

(35) Exploration and review of job training programs in
coordination with City, federal, state, and county
programs.

B. General Land Use Plan

Existing land use consists of about 12 Cityv blocks as
described in Exhibit 3. A number of different uses (commercial,
industrial, and mixed use) exist within the RPA. Exhibit ¢,
attached hereto and made a part of this plan, designates intended
general land uses in the RPA. The proposed land uses will
conform to the City’s Comprehensive Plan and the Madison-Racine

Project Plan.

All redevelopment projects shall be sub.ject to the
provisions of the City Zoning Ordinance, as well as Planned Unit
Development provisions, as may be amended from time to time.



c. Redevelovpment Program !

' Pursuant to the foregoing objectives, the City will
loplement a coordinated program of actions to facilitate
redevelopment, incliuding, but not limited to, acquisition and
assembly, provision of interest rate writedown, public
improvements, demolition and/or clearance, raslocaticn and

Job training assistance.

Interest Rate Writedown

The City may enter into an agreement with developers
whereby a portion of the interest cost of a construction,
renovation or rehabilitation project is paid for on an annual
basis out of the Special Tax Allocation Fund of the RPA, in |
accordance with the Act.

Public Imorovements

The City may provide public improvements in the RPA to
enhance the RPA as a whole, to support the Redevelopment Project |
Plan and Project, and to serve the needs of City and area residents
Appropnriate public improvements mayv include, but are not limited \
to: .

- new construction and improvements of streets, alleys,
curbs, sidewalks/pedestrianways and street iLntersections;

- improvement and extension of public utilities:

- landscaping/beautification. lighting, and signage of
public properties; and

- traffic signalization.

Acouisition

Property may be acquired by the City in order to further
objectives of this Plan and enhance development alternatives for
appropriate users.

) Clearance of existing structures on properties to be
acquired will, to the greatest extent possible, be schecduled to
coincide with redevelopment activities so that parceis do not
remain vacant for extended periods of time and 30 that the
advarse effects of clearance activities may be minimized.

-13-~



Property, when acquired, mav be made available for temvorarv

public or private revenue producing uses which will not have
adverse impacts on the redevelopment area, until such time as
they are needed for planned development. Such revenues, if any,
would accrue to the special tax allocation fund for the
redevelopment project.

Land Disvosition

Property may be acquired by the City and may be assembled
into appropriate redevelopment sites. These properties nmay bhe
sold or leased by the City to a private develover or develovers,
in whole or in part, for redevelopment subject to the invitation
proposal requirements of the Act.

Terms of conveyance shall be incorporated into appropriate
disposition agreements, and may include more specifiec
restrictions than contained in this Redevelopment Pilan or in
other City codes and ordinaces governing tnhe use of lana.

Demolition and Site Preparation

As determined by the type of use and market considerations,
a portion or all of the existing structures may be demolished.
Demolition may include removal of agsbestos insulation conformant
with all environmental requirements. Should a portion of a
facility be adapted for more market oriented uses, aspestos
insulation may have to be removed as part of site preparaction in
order to accommodate development. Again, all removal would
conform to environmental requirements. Other site preparacion
for reuse would also conform to appropriate environmental and
¢-“er governmer..al regulations.

Lelocation

The City or the developer may provide for relocation
conformant with its policies and regulations in order to
accomplish the goals and objectives of the Plan, using Federal,
State or municipal criteria.

-11-
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JOob Trainine

The City may assist facilities located within the APA in
obtaining job training assistance. Job training and retraining
programs currently available from or through other gzovernments
include, but are not limited to:

~-- The federal Jobs Partnership Training aAct (JPTA)
programs administered by the City of Chicago’'s Mayor's
Office of Employment Training;

-- The State of Illinois High Impact Training Supporse
{HITS) program:

- Applicable local vocational educational progranms;

- The State of Illinois Industrial Training Program
{1ITP);

t o~

-~ Other federal. state. county or non-prorit programs thac

are currently available or will be develoved and
initiated cver time.

D. Estimated Redevelooment Project Costs - Phases 1 and 2

Redevelopment project costs mean and include the sum taozal
of all reasonable or necessary costs incurred or estimated ta be
incurred, and any such costs incidental to this Redevelopment
Plan and Project. Eligible costs permitted by the Act pertinent
to this Redevelopment Plan and Project are:

1. Costs of studies and surveys, develoobment of plans and
specifications, implementation and administracion of
the redevelopment plan, including, out not limitea tcz,
staff and professional service costs for architectural.
engineering, legal, marketing, financial. planninz or
other services, provided, however, that no charges
for professional services may be based on a percentage
of the tax increment collected;

2. Property assembly costs, including, but not limited to,
acquisition of land and other prcoerty, real or
personal, or rights or interests therein, demolition of
buildings, and the clearing and grading of land;

3. Costs of the construction of public works or
improvements;

4. Costs of job training and r-etralnlng projects:



Financing costs. includinzg, sut not limited to, all
necessary and incidental expenses related to the
issuance of obligations and which may include payment
of interest on any obligations issued hereunder
accruing during the estimated period of construction of
any redevelopment project for which such obligations
are issued and not exceeding thirty-six (36) months
therearter, including reasonable reserves relatad
thereto;

All or a portion of a taxing district’s cavital costs
resulting from the redevelopment project necessarily
incurred or to be in furtherance of the objectives of
the Redevelopment Plan and Project, to the extent the
Village by written agreement accepts and approves such
costs;

Relocation costs to the extent that the Village
determines that relocation-costs snall be paid or is
required to make payment Of reiocatinn costs oy federa:
or Illinois law;

Payment in lieu of taxes;

Costs of job training, advanced vocational education or
career education, including, but not limited to,
courses in occupationsl, semi-tecanical or tecnnical
fields leading directly to employment, incurred by one
or more taxing districts, provided that sucn costs (1)
are related to the establishment and maintenance of
additional Jjob training, advanced vocational education
or career education programs for persons employed or ==
be employed by employers located in the EZFPA; and (ii)
when incurred by a taxing district or taxing districes
other than the Village, are set forth in a written
agreement by or among the Village and the taxing
district or taxing districts, which agreemenc describes
the program to be undertaken, including, but not
limited to, the number of employees to be trained, a
description.of the training and services to ove
provided, the number and type of positions available or
to be available, itemized costs of the program and
sources of funds to pay for the same, and the term of
the agreement. Such costs include, specifically, the
payment by community college districts of costs
pursuant to Sections J-37, 2-38, 3-40 anda 2-40.1 of the
Illinois Public Community College Act and t¥ school
districts of costs pursuant 2 Sections (0-22.20a ana
10-23.3a of The Illinoils School Code;
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10. Interest costs incurred by a redevelover related to the
construction, renovation or renaoirliizaction of a
redevelopment project provided that:

(a) such costs are to.be paid directly from the
special tax allocation fund estaodlished pursuanc
to the Act: and

{(b) such payments in any one vear may not exceed 20%
of the annual interest costs incurred by the
redeveloper with regard to the redevelooment
project during that year; and

(c) if there are not sufficient funds available in <he
special tax allocation fund to make the payment
pursuant to this paragraph (10}, then the amounts
so due shall accrue and be payable when sufficient
funds are available in the gspecial tax allocation

fund; and — -

(d) the total of such Lnterest payments incurred
pursuant to the Act may not exceed 30% of the
total redevelopment project costs excluding any
property assemoly costs and any relocation costs
incurred pursuant to the Act.

11. If a special service area has oeen establisned pursuanc
to "An Act to provide the manner of levying or Laposing
taxes for the provision of special services to areas
within the boundaries of home rule units and non-home
rule municipalities and counties”, apvroved September
21, 1973, as amended, then any tax ilncrement revenues
derived from the tax imposed pursuant to "An Act %o
provide the manner of levying or imposing taxes for the
provision of special services to areas within the
boundaries of home rule units and non-nome rule
municipalities and counties”™, approved Septempber 21,
1973, as amended, may oe used within the RPA for the
purposes permitted by that Act as well as the purposes
permitted by the Act.

-

Estimated project costs are shown in Tables 11 and lb. To
the extent that the City has incurred redevelopment project
costs prior to, but in anticipation of, the adoption of tax
increment financing, the City mavy be reimbursed {or such costs.
Adjustments to the cost items listed in Tables la and 15 are
anticipated without amendment to the Acdevelopment Plan.



TABLE 1la

REDEVELOPMENT PROJECT - ESTIMATED PHASE 1 PROJECT COSTS

Program Action/Imporovement
Interest Cost as Allowed Under
Paragraph (11) of Chapter 24,
Par. 11-74.4-3 of the Act

Estimated Cost!s)

$ 1,000.000

Acquisition and Assembly 7,000,000
Utility Improvements 230,000
Street Construction and/or Extension 1,000,000
Intersection and Traffic Signalization

Improvements 230.000
Streetscape Improvements, Including

Landscaping, Signage, and Streetlights 230,000
Land Demolition and/or Site Preparation

and Clearance : 1,000,000
Rehabilitation 230,000
Relocation 230,000
Planning, Legal, Architectural. Engineering,
Administrative and Otner rFroressional

Service Costs ] 500,000
Job Training, Retraining and Affirmative

Action Consulting Services 1,300,000
Capitalized Interest (8) 3,300,000
Contingencies 230.009
ESTIMATED PHASE 1 COSTS 517,000,000

(A)

All cost estimates are in 1988 dollars. [n addition to the
above stated costs, each issue of bonds issued to finance a
phase of the project may include an amount of proceeds
sufficient to pay customary and reasonable charges
associated with the issuance of such obligations.
Adjustments to the estimated line item costs above are
expected. Each individual project cost will te re-evaluactsa
in light of projected private development and resulting
incremental tax revenues as it is considered for public
financing under the provisions of the Act. The totals of
line items set forth above are not intended to place a total
limit on the described expenditures. Adjustments may be
made in line items within the total, either increasing or
decreasing line item costs for redevelopment costs.

All capitalized interest estimates are in 1988 dollars and
include current market rates.
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TABLE 1b

REDEVELOPMENT PROJECT - ESTIMATED PHASE 2 PROJECT COSTS

Program Action/Imorovement
Interest Cost as Allowed Under
Paragraph (11} of Chapter 24,
Par. 11-74.4-3 of the Act
Acquisition and Assembly
Utility Improvements
SEreet Rehabilitation/Construction and/or
txtension, Curb and Sidewalk Construction
Intersection and Traffic Signalization
Improvements
Streetscape Improvements, Including
Landscaping, Signage, and Streetlights
Demolition and/or Site Preparation
and Clearance
Rehabilitation
Relocation -
Planning, Legal, Architectural, Engineering,
Administrative and Other Proressional
Service Costs
Job Training, Retraining and Affirmative
Action Consulting Services
Capitalized Interest (B)
Contingencies
ESTIMATED PHASE 2 CCSTS

TOTAL ESTIMATED PROJECT COSTS

(A) All cost estimates are in 13988 dollars.

Estimaced Cosrt(g)

$ 2.000,000
5,300,000
230,000

1,300,000
250,000
500,000
500,000
250,000
530,000
500,000

1,500,000

3.500.000

230.000
317,300,000

$34,000,000

In addition to the

apcov

stated costs, each issue of bonds issued to finance a phase of
the project may include an amount of proceeds sufficient to ray

customary and reasonable charges associated with the

such obligations . Adjustments to the estimacted line item

costs above are expected. Each individual project cost will

be re-evaluated in light of pro.jected private development
and resulting incremental tax revenues as it is considered
for public financing under the provisions of the Act. The
totals of line items set forth above are not intended to
place a total limit on the described expenditures.
Adjustments may be made in line items within the total,
either increasing or decreasing line item costs for

redevelopment costs.

(B All capitalized interest estimates are
include current market rates.

in 1988 collars and

1ssuance of



E. Sources of Funds to Pay Redeveiopment Project Costs

Funds necessary to pay for redevelopment project costs are
to be derived principally from real property tax incremental
revenues and proceeds from any nunicipal obligations to be
retired primarily with tax increment revenues and interest earnecd
on resources available but not immediately needed for the
Redevelopment Project.

The tax increment revenues which will be used to pav debt
service on the tax increment obligations and to direcciv pay
redevelopment project costs shall be the incremental real
property taxes attributable to the increase in the equalized
assessed value of each taxable lot, block., tract or parcel of
real property in the RPA over and above the initial equalized
assessed value of each such lot, etc. in the RPA.

Other sources of funds which may be used to pay for
redevelopment project costs and deQt seryvice on municinal
obligations issued to finance project costs are: Tne procesds orf
real property sales, real property tax receipts, if the
obligations are general obligations of the City, certain motor
tax revenues, certain land lease payments, certain state and
federal grants, certain investment income, and such other sources
of funds and revenues as the Zity may, from time to time, deem
appropriate.

The City may use its general fund and uctilize (:3 :taxing
power to sustain redevelopment projects and pay deot service on
obligations issued in connection therewith to be reimbursed. if
possible, from tax increment financing revenues.

F. Nature and Term of Obligations to be Issued

The City may issue obligations secured by the tax
increment special tax allocation fund established for the 272
pursuant to Section 11-74.4-7 of the Act or sucnh other Iunds or
security as are available to the City by virtue of its home
rule powers provided by the Constitution of the State of
Illinois.

€.
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~ll oolizations issued by the Cit¥ fursuant :o this
Feceveiopment Plan and Project and tae Act snall not exceeq
twenty-three (23} years from the date of adoption of the
ordinance approving the RFA or : - However, thq
final maturity date of any obligations 1ssued pursuant ta th do-
Tay not be later than twenty (20) years from its respective gate

of issuance. One or more series of obligations may be issuedq
from time to time in order to implement this Redevelooment Plap
and Project. All obligations are to be covered after issuance oy

projected and actual tax increment, other tax revenue and by such
dedbt service revenues and sinking funds as may be provided by

ordinance. The total principal and interest pavable ia anv vear
on all oboligations shall not exceed the amounts availadle in tharc

7ear, or projected to be availaple in that year, {rom tax incremen-

revenues and rfrom bond sinking funds, capitalized interest, depe
service reserve funds and all other socurces of funds as mayv be
provided by ordinance.

Those revenues not reaquired for princigal and iateresct
pavments, required reserves, oond sinking funds, redeveiopment

pro.Ject costs and reserves required to fund such COSts, eariy

retirement of outstanding securities, and to facilitate the
economical issuance of additional bonds necessary to accoablish
the redevelopment plan, may ve declared surpius and shall then
beccme available for distridbution annually to the State of
Illinois and to taxing districts overlaoning the RPA in the
manner provided by the Act.

Such securities mav be issued on either a taxatcie or tax-
exempt basis, with either fixed interest rates or floating
interest rates; with or without capitalized interesct: with orT
without deferred principal retirement; =~ith or without interest
rate limits, and with or without redemption provisions.

G. lost Recent Equalized Assessed Vzl.luacion of Properties :in
the Redevelamnment Proiject Area

The total 1987 equalized assessed valuation for the RPA is
approximately $5,875,891. The Boundary Map, Exhibit 2, shows the
location of the RPA.

H. Anticipated Equalized Assessed Valuaction

Upon completion of the anticipated 2rivate cdevelopment,
assuming a Cook County, [llinois equalization {acror (mult:ipiier:
of 1.8318, it is estimaced that the equalized assessed valuacicn
of real property within che 3PA «i1ll be apnroxtimacely
§235,000,000.



VI. DESCRIPTION OF COMPONENTS OF REDEVELOPMENT P20JECT

A Description of Redevelopment Project

The City will employ an ioplementation strategy vhich
stresses economic feasibility whereby tax increment funds will
not be initially pledged unless corresponding private invesctment
1s reasonadbly projected to be sufficient to generate egual or
greater return of future tax revenues. Such strategy «ill
contribute to a realistic approach in funding proijects while
assuring that the City has the flexibility te continue to
prioritize among possible projects in meeting both City and
private sector goals. The redevelopment projects contemplated by
the City include, but are not limited to, the following:

Interest Cost Coverage: The City may pay for certain
"interest costs incurred by a redevelover for construction.
renovation or rehabilitation of a redeveliocpment pro.ject
which shall include costs incurred by a develover pertaining
to the redevelopment project. Such funding wouid be paid
for out of annual property tax increment revenue generated
from the RPA as allowed under the Act.

Utilitv Imnrovements: The City may make improvements.
extension and adjustment in water, storm sewer, sanictary
sewer, electric lighting and other utilitiy systems. lew
improvements may also consist Of cONSTruction of a sewage
lift station.

Right-of-Wavy [mvrovements: The City may laprove,
conatruct, reconstruct or extend primary and secondary
street right-of-ways and other such terrcitory located on
public laad, on private land or through public easement on
private land. Curbs and sidewalks may also te improved or
reconstructed.

Propertv acgouisition and lssembpiv: The City may acquirce
land within the RPA for the purpose of facilitating the
assembly and preparation of property.

Demolition. Site Prevaration nnd Clearance: The City masw
remove debris and other disposal material {rem sites and/or
grade such sites as part ¢f its redevelopment activities.

Professio.... Services: The City may use 2ax tncresmentc
financing to pay necessary arcaitecctural., engineering,
planning, legal, removal. admintisctrative 1nd {inuznctial

costs.



Costs of Job Training: The Citv mav implement 0B traipinms
programs., i

Relocation: The City may provide for appropriate relocatisn
conformant to its policies and regulations.

8. Commitment to Fair Employment Practices and Affiraative
Action

As part of any Redevelopment Agreement entered into by the
City and any private davelopers, both will agree to establish
and implement an honorable. progressive, and goal-oriented
affirmative action program that serves appropriate sectars of the
City. The program will be conformant with the most recent City
policies and plans. ’

With respect to the public/private develovment’s internal
operations. both entities will pursue--empioyment practices wnich
provide equal opportunity to all peocple regarcless of sex, color,
race or creed. Neither party will countenance discriaination
against any employvee or applicant because of sex, marital status,
national origin, age, or the presence of physical handicaps.
These nondiscriminatory practices will apply to all areas or
emplovyment, including: hiring, upgrading and promotiocas,
terminations, compensation, benefit programs and education
opportunities.

All those involved with employment activities will 2e
responsible for conformance to this policy and the compliance
requirements of applicable state and federal regulacions.

The City and private developers will adopt a policy of
equal employment opportunity and will include or reguire the
inclusion of this statement in all contracts and subcontracts At
any level. Additionally, any public/private entities will seeit
Lo ensure and maintain a working environment free of harassmen-*
intimidation, and coercion at all sites, and in all fac:ilities a:
vhich all employees are assigned to work. It shall be
specifically ensured that all on-site supervisory personnel are
avware of and carry out the obligation to maintain such a working
environment, with specific attention to minority and/or female
individuals.

Finally, the entitiea will utilize affirmative action to
‘ensure that business opportunities are provided ana that job
applicants are emploved and treated in a nondiscriminateory
manner. (nderlying this policy is the reccgnition 2v the
entities that successful arfirmactive action programs are
lmporctant to the continued growth and vitality of the cocmmunity.
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VII. SCHEDULING OF THE REDEVELOPMENT PROJECT

A Completion of Redevelopment Project and Retirement of
Obligations to Finance Redevelopment Costs

This Redevelopment Project will be completed on or before a
date 23 years from the adoption of an ordinance designating the
RPA or . The City expects that the Redevelopment
Project will be completed sooner than the maximum time limit set
by the Act, depending on the incremental real property tax vield.
Actual public and/or private construction activities are
anticipated to be completed within ten (10) years from the
adoption of this Redevelopment Plan.

(=)
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VIII. PROVISTIONS FOR AMENDING THE TAX INCREMENT %Ep
PLAN AND PROJECT

EVELOPMENT

This Redevelopment Plan and Project may te amended Pursuant
to the provisions of the Act.






EXHIBIT 1

Legal Description

Beginning at the Southeast corner of West Madison Street and
South Green Street; thence Southerly to the Southeast corner of
South Green Street and West Monroe Street; thence westerly to a
Southwest corner of South Sangamon Street and West Monroe Street;
thence Northerly to the Southwest corner of West Madison Street
and South Sangamon Street; thence Westerly to the Southeastern

corner of West Madison Street and South Morgan Street:; thence
Southerly to the Southeast corner of South Morgan Street and West
Monroce Street; thence Westerly to the Southwest corner of South

Aberdeen Street and West Monroe Street; thence Northerly to the
Southwest corner of West Madison Street and South Aberdeen
Street; thence Westerly to a point in the West line, produced
South of North May Street; thence Northerly to the Northwest
corner of West Randolph Street and North May Street: thence
Easterly to the Northeast corner of West Randolph Street and
North Carpenter Street; thence Southerly to the Northeast corner
of North Carpenter Street and West Washingtom Street; thence
Easterly to the Northeast corner of North Peoria Street and West
Washington Street; thence Southerly to the Northeast corner of
West Madision Street and North Peoria Street: thence Easterly to
the Northeast corner of West Madison Street and North Green

Street; thence southerly to the point of beginning.

This area includes:

Block 17-08-448 of which a part is a2 part of S.F. Gale’s Sub. of
Block 352 of Carpenter’s Addition to Chicago (Rec. February 29,
1872. Doc. '13649) (which said Carpenter’s Addition is a sub. of
the Southeast 1/4 of Section 8-39-14. Rec. August 31, 1836); and
of which a part is also a part of William Hale Thompson’s Sub. of
Lots 17 to 26 incl. in S.F. Gale’s Sub. of Block 32 of
Carpenter’s Addition to Chicago. Ree. July 21, 18%80. Doc.
1306588 (which said Carpenter’s Addition is a sub. of the
Southeast 1/4 of Section 8-39-14. Rec. August 31, 1836).

ALSO



Block 17-08-447 of which part is a part of Block 31 of
Carpenter’s Addition to Chicago, a sub. of the Southeast 1/4 of
Section 8-39-14. Rec. August 31, 1836. Ante Fire; and of which a
part is also a part of Assessor’s Second Division of the East 1/2
of Lot 3 all of Lots 1, 2, 7, 8, 11, 12, 13, 16, 17 & 18 of Block
51 of Carpenter’s Addition to Chicago. Rec. November 29, 1872.
Doc. 71687. Re-rec. October 1, 1875. Doc. 51466; and of which a
part 1is also a part of H.C. Van Schaak’s Sub. of Lot 7 (except
the North 20 feet) and Lot 8 (except the South 20 feet) in Block
51 of Carpenter’s Addition to Chicago. Rec. October 27, 1883.
Doc. 664546. '

ALSO

Block 17-08-448 of which a part is a part of Block 30 of
Carpenter’s Addition to Chicago, a subdivision of the Southeast
1/4 of Section 8-39-14. Rec. August 31, 1836 (Ante-Fire); and of
which a part is a part of Assessor’s Division of Lots 1 to 9 in
Block 50 of Carpenter’s Addition to Chicago. Rec. July 30, 1839.
Ante-Fire,.

ALSO

Block 17-08-437 which is part of Block 42 Carpenter’'s Addition to
Chicago, a subdivision of the Southeast 1/4 of Section 8-39-14.
Rec. August 31, 1836 (Ante-Fire).

ALSO

Block 17-08-436 which is part of William J. Bunker’s Sub. of
Block 43 of Carpenter’s Addition to Chicago. Rec. July 1, 1848.
Ante-Fire, (which said Carpenter’s Addition is a subdivision of
the Southeast 1/4 of Section 8-39-14. Rec. August 31, 1836 [Ante-
Fire]l)

ALSO

Block 17-08-444 of which 2 part is a part of Resub. of Block 48
of Carpenter’s Addition to Chicago. Rec. February 17, 1837,
Ante-Fire (which said Carpenter’'s Addition is a subdivision of
the Southeast 1/4 of Section 8-39-14., Rec. August 31, 1836); and
which a part is a part of C.W. Cook’s Sub. of Lots 1 to 5§ of
Block 48 of Carpenter’s Addition to Chicago (Ante-Fire), {which
said Carpenter’s Addition is a subdivision of the Southeast 1/4
of Section 8-39-14. Rec. August 31, 1836).

ALSO
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Block 17-08-143 of which a part is a part of Block 49 of the
Carpenter’s Addition to Chicago, a subdivision of the southeast
1/% of Section 8-39-14. Rec. August 31, 1836 (Ante-Fire); and orf
which a part is a part of the Sub. of the West 100 feet of Lot §
of Block 49 of Carpenter’s Addition to Chicago. Rec. September
13, 1875. Doe. 48790, '

ALSO

quck 17-17-208 of which is Block 2 of Duncan’s Addition to
Chlcggo, a 3subdivision of the East 1/2 of the Northeast 1/4 of
Section 17-39-14. Ante-Fire;

ALSO

Block 17-17-207 which is a part of Block 3 of Duncan’s Addition

to Chicago, a subdivision of the East 1/2 of the Northeast 1/4 of

Section 17-39-14 (Ante-Fire); and of which a part is subdivision

;f Lots 15 and 18, Block 3, Duncan’s addition to Chicago, Ante-
ire;

ALSO

Block 17-17-203 which is a part of the Subdivision of Block 1 of
Canal Trustee’s Subdivision and of Block 5 of Duncan’s Addition
to Chicago. Rec. August 13, 1833. Ante~Fire, (which said Canal
Trustee’s Subdivision is a subdivision of the West 1/2 and the
West 1/2 of the Northeast 1/4 of Section 17-39-14. Rec. August
31, 1848 {[Ante~Fire]; and which said Duncan’s Addition is a
Subdivision of the East 1/2 of the Northeast 1/4 of Section 17~
39-14. Rec. April 29, 1836 ([Ante-Fire]).

ALSO

Block 17-17-204 of which a part is a part of the Subdivision of
Block 1 of Canal Trustee’s Subdivision, and of Bleck 35 of
Duncan’s Addition to Chicago. Reec. Augus. 13, 1833 {(Ante-Fire},
{which said Canal Trustee’s Subdivision is a Subdivision of the
West 1/2 and the West 1/2 of the Northeast 1/4 of Section 17-39-
14; and which said Duncan’s Addition is a Subdivision of the East
1/2 of the Northeast 1/4 of Section 17-39-14); and of which a
part is also a part of Subdivision of the interior part of Block
1 of Canal Trustee’s Subdivision. Rec. April 8, 1857 (Ante-~Fire);
and of which a part is also a part of Holden’s Plat of parts of
Block 5 of Duncan’s Addition and part ~¢ Block 1 of Canal

Trustee’s Subdivision (Ante-Fire).

ALSO
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Block 17-17-205, of which a part is a part of the Subdivision of
Block 1 of Canal Trustee’s Subdivision and of BlockK 5 of Duncan’s
Addition to Chicago. Rec. August 13, 1833 (Ante-Fire), (which
said Canal Trustee’s Subdivision is a Subdivision of the West 1/2
and the West 1/2 of the Northeast 1/4 of Section 17-39-14. Rec.
August 31, 1848 [Ante-Fire}, and which said Duncan’s Addition is
a Subdivision of the East 1/2 of the Northeast 1/4 of Section 17-
39-14., Rec. April 29, 1836 (Ante-Fire]); and of which a part is a
part of C.C.P. Holden’'s Resubdivision of Lots 33, 34, & 35 of
Block 1 of Canal Trustee’s Subdivision (Ante-Fire).
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