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The Honorable Mayor Richard M. Daley, Members 
of the City Council, and Citizens of the City of Chicago 
City of Chicago 
121 N. LaSalle Street 
Chicago, Illinois 60602 

Ladies and Gentlemen: 

The attached information for the Martin Luther King, Jr. Drive and 41" 
Street Redevelopment Project Area, along with 43 other individual reports, 
is presented pursuant to the Mayoral Executive Order 97-2 (Executive 
Order) regarding annual reporting on the City's tax increment financing 
(TIF) districts. The City's TIF program has been used to finance 
neighborhood and downtown improvements, leverage private investment, 
and create and retain jobs throughout Chicago. 

Pursuant to the Executive Order, the Annual Report, presented in the form 
of the attached, will be filed with the City Clerk for transmittal to the City 
Council and be distributed in accordance with the Executive Order. 

Sincerely, 

Christopher R. Hill 
Commissioner 
Department of Planning and Development 

?UPrct:' LL-c 
Walter K. Knorr 
Chief Financial Officer 



ill ERNST & YOUNG LLP 

June 30, 1998 

Mr. Christopher R. Hill 
Commissioner 
Department of Planning and Development 
121 N. LaSalle St. 
Chicago, Illinois 60602 

Commissioner Hill: 

• Sears 1ower 
233 South Wacker Drive 
Chicdgo, Illinois 60606-6301 

• Phone: 312 879 2000 

Enclosed is the required annual report for the Martin Luther King, Jr. Drive and 41st Street 
Redevelopment Project Area, which we compiled at the direction of the Department of Planning 
and Development pursuant to the Mayor's Executive Order 97-2. The contents are based on 
information provided to us by the Chicago Departments of Planning and Development, Finance, 
and Law. We have not audited, verified, or applied agreed-upon procedures to the data contained 
in this report. Therefore, we express no opinion on its accuracy or completeness. 

The report includes the City's data methodology and interpretation of Executive Order 97-2 in 
addition to required information. The tables in this report use the same lettering system as the 
Executive Order in order to allow the reader to locate needed information quickly. 

It has been a pleasure to work with representatives from the Department of Planning and 
Development and other City departments. 

Very truly yours, 

~-tnLLP 
Ernst & Young LLP 

Ernst & Young LLr' is a member of Ernst ,'X Young International, Ltd. 
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Purpose of Report: 

The purpose of the Annual Report for the Martin Luther King, Jr. Drive and 41st Street 
Redevelopment Project Area (Report) is to provide useful information to interested parties 
regarding the City of Chicago's (City) tax increment financing (TIF) districts in existence on 
December 31, 1997, as required by the Mayor's Executive Order 97-2 (Executive Order). This 
Report covers the Martin Luther King, Jr. Drive and 41st Street Redevelopment Project Area 
(Project Area). 

Methodology: 

In the process of providing information about the Project Area, care was taken to follow the 
organization of the Executive Order to allow the reader to locate needed information in an 
efficient manner. Except to the extent that Section (h) also describes completed projects, the 
Report reflects only TIF economic activity during 1997. As outlined below, several assumptions 
were made concerning certain required information. 

(a) General Description 

The general boundaries of the Project Area were described and illustrated in a map. However, in 
order to provide ease of reading, only major boundary streets were identified. For exact 
boundaries, the interested reader should consult the legal description of the Project Area 
boundaries found in the Redevelopment Plan (Attachment). 

(b) Date of Designation and Termination 

For purposes of this Report, the date of termination is assumed to occur 23 years from the date of 
designation, the maximum duration currently allowed under the Tax Increment Allocation 
Redevelopment Act. 

(c) Copy of Redevelopment Plan 

The Redevelopment Plan, as amended (if applicable), for the Project Area is provided as the 
Attachment at the end of the Report. 

(d) Description of Intergovernmental and Redevelopment Agreements 
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Agreements related to the Project Area are either intergovernmental agreements between the City 
and another public entity or redevelopment agreements between the City and private sector 
entities interested in redeveloping all or a portion of the Project Area. The date of recording of 
Agreements with the Cook County Recorder of Deeds is included in Section (d) (if applicable). 

(e) Description ofTIF Projects 

Section (e) describes each TIF project in the Project Area that has already received approval by 
the Community Development Commission. The amount budgeted for project costs and the 
estimated timetable were obtained from the Project Area's intergovernmental or redevelopment 
agreement, if such agreements exist. City tax increment project expenditures during 1997, tax 
increment project expenditures to date, and a description of all TIF financing was included in 
Section (e). This Report covers only those projects already approved by the Community 
Development Commission as of December 31, 1997, and which received TIF financing during 
1997. Those projects in discussion, pre-proposal stage with a developer, or being reviewed by 
Community Development Commission staff are not "projects" for purposes of the Report. 

(f) Description of all TIF Debt Instruments 

Descriptions of all TIF debt instruments in Section (f) were obtained from the City. It should be 
noted that debt instruments issued without a security pledge of incremental taxes or direct 
payments from incremental taxes for principal and interest were not included in Section (f). 
Such instruments do not qualify as TIF debt instruments as defined by the Executive Order. 

(g) Description of City Contracts 

Section (g) provides a description of City contracts paid with incremental property tax revenues 
in 1997. For purposes of the Report, "prior calendar year" as defined in the Executive Order 
means 1997. Section (g) does not cover payments for services related to TIF projects previously 
reported in Section (e). 

City contracts related to the Project Area are defined as those contracts paid from TIF funds, not 
related to a specific TIF project, and not elsewhere reported. Items include but are not limited to 
payments for work done to acquire, dispose of, or lease property within an area, or payments to 
appraisers, surveyors, consultants, marketing agents, and other professionals. These services 
may affect more than one project in a Project Area and are not otherwise reported. Section (g) 
does not report such non-contractual cost items as Recorder of Deeds filing fees, postage, 
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telephone service, etc. City contracts may include term agreements which are city-wide, multi
year contracts that provide goods or services for various City departments. 

(h) Summary of Private and Public Investment Activity 

Section (h) describes each TIF project in the Project Area that has an executed intergovernmental 
or redevelopment agreement as of December 31, 1997, or that has been approved by the 
Community Development Commission as of December 31, 1997. 

The investment activity reported is based on data for projects described in the intergovernmental 
or redevelopment agreements and any additional data available to the Commissioner of Planning 
and Development. Private and public investments are estimated in Section (h) on a completed 
project basis. The Report contains only the final ratio of private/public investment for each TIF 
project. Other private investment activity is estimated based on the best information available to 
the Commissioner of Planning and Development. 

(i) Description of Property Transactions 

Information regarding property transactions is provided in Section (i), to the extent the City took 
or divested title to real property or was a lessor or lessee of real property within the Project Area. 

(j) Financial Summary Prepared by the City Comptroller 

Section (j) provides a 1997 financial summary for the Project Area audited by an independent 
certified public accounting firm. These statements were prepared in accordance with generally 
accepted accounting principles. 

(k) Description of Tax Receipts and Assessment Increments 

Information concerning 1997 tax receipts and assessments associated with the Project Area is 
provided in Section (k). The amount of incremental property tax equals the incremental EA V 
from the prior year multiplied by the applicable property tax rates. Actual receipts may vary due 
to delinquencies, sale of prior years' taxes, and payment of delinquencies. See the financial 
report for actual receipts. 
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(l) Certain Contracts ofTIF Consultants 

Section (1) provides information about contracts, if any, between the TIF consultant who was 
paid by the City for assisting to establish the Project Area and any entity that has received or is 
currently receiving payments financed by tax increment revenues from the Project Area. The 
contents of Section (l) are based on responses to a mail survey. This survey was sent to every 
consultant who has prepared at least one redevelopment plan for the establishment of a 
redevelopment project area within the City, as of December 31, 1997. 

(m) Compliance Statement Prepared by an Independent Public Accountant 

As part of the audit procedures performed by independent accountants, certain compliance tests 
were performed related to the Project Area. Included in the Annual Report is an audit opinion 
indicating compliance or non-compliance with the Illinois Tax Increment Allocation 
Redevelopment Act or the Illinois Industrial Jobs Recovery Law, as appropriate. Section (m) 
provides this statement. 

4 
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(a) GENERAL DESCRIPTION 

The Martin Luther King, Jr. Drive and 41st Street Project Area is generally bounded by East 40
1
h 

Street on the north, South Vincennes A venue on the east, East Bowen A venue on the south, and 
South Martin Luther King, Jr. Drive on the west. The map below illustrates the location and 
general boundaries of the Project Area. For precise boundaries, please consult the legal 
description in the Redevelopment Plan (Attachment). 
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(b) DATE OF DESIGNATION AND TERMINATION 

The Project Area was designated by the Chicago City Council on July 13, 1994. The Project 
Area may be terminated no later than July 13, 2017. 

(c) COPY OF REDEVELOPMENT PLAN 

The Redevelopment Plan for the Project Area, as amended (if applicable), is contained in this 
Report (Attachment). 

(d) DESCRIPTION OF INTERGOVERNMENTAL AND REDEVELOPMENT 
AGREEMENTS 

Information pertaining to executed intergovernmental and redevelopment agreements is provided 
in TableD below. A description of intergovernmental and redevelopment agreements executed 
in connection with the Project Area, naming parties, dates of authorization by the City Council, 
dates of execution, and dates of recording in the office of the Cook County Recorder of Deeds (if 
applicable), is included. 

TABLED 
INTERGOVERNMENTAL AND REDEVELOPMENT AGREEMENTS 

PARTIES DATE OF DATE DATE OF RECORDING 
TO AGREEMENT AUTHORIZATION BY OF IN RECORDER OF DEEDS 

WITH CITY CITY COUNCIL EXECUTION OFFICE (if applicable) 

Paul G. Stewart Apts. 7/13/94 1011/94 10/20/94 

6 
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(e) DESCRIPTION OF TIF PROJECT(S) 

Section (e) contains the required information as outlined in the Executive Order about each TIF 
project which has received TIF financing during the most recently concluded prior calendar year 
( 1997). A description of each TIF project approved by the Community Development 
Commission or currently under way within the Project Area is included in Section (e). The 
section specifically notes: 

I) the nature of the project; 

2) the budgeted project cost and the amount ofTIF assistance allocated to the project; 

3) the estimated timetable, and a statement of any change in the estimate during the prior 
calendar year; 

4) total City tax increment project expenditures during the prior calendar year and total 
City tax increment project expenditures to date; 

5) a description of all TIF financing, including type, date, terms, amount, project 
recipient, and purpose of project financing. 

During 1997, there were no tax increment project expenditures for the Project Area. 
Therefore, no information was provided for this section. 
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{f) DESCRIPTION OF TIF DEBT INSTRUMENTS 

Section (f) contains TIF debt information for the Project Area as outlined in the Executive Order. 

I) the principal dollar amount of TIF debt instruments; 

2) the date, dollar amount, interest rate and security of each sale of TIF debt instruments, 
and type of instrument sold; 

3) the underwriters and trustees of each sale; 

4) the amount of interest paid from tax increment during the prior calendar year (1997); 

5) the amount of principal paid from tax increment during the prior calendar year (1997). 

As of December 31, 1997, there were no TIF debt instruments outstanding for the Project 
Area. 
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(g) DESCRIPTION OF CITY CONTRACTS 

The following Table G contains the information as outlined in the Executive Order pertaining to 
City contracts related to the Project Area. The section contains a description of each City 
contract related to the Project Area and executed or in effect during the prior calendar year. In 
addition, the date, names of all contracting parties, purpose, amount of compensation, and 
percentage of compensation paid is included in the table. This Section (g) does not apply to any 
contract or contract expenditure reported under (e)( 5) of Section 4 of the Executive Order. 

City contracts related to the Project Area are defined as those contracts paid from TIF funds, not 
related to a specific TIF project, and not elsewhere reported. Items include but are not limited to 
payments for work done to acquire, dispose of, or lease property within a Project Area, or 
payments to appraisers, surveyors, consultants, marketing agents, and other professionals. These 
services may affect more than one project in a Project Area and are not otherwise reported. 
Section (g) does not report such non-contractual cost items as Recorder of Deeds filing fees, 
postage, telephone service, etc. City contracts include term agreements which are city-wide, 
multi-year contracts that provide goods or services for various City departments. 

TABLE G 
DESCRIPTION OF CITY CONTRACTS RELATED TO THE PROJECT AREA 

CONTRACTING 
PARTIES 

WITH THE 

CITY OF CHICAGO 

City TIF Program Administration 

DATE OF 

EXECUTION 

1997 

PURPOSE 

Cost of Implementation 
and Administration 

9 

AMOUNT OF PERCENT OF 
COMPENSATION COMPENSATION 

PAID IN 1997 PAID TO DATE 

$1.249 100% 
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(h) SUMMARY OF PRIVATE AND PUBLIC INVESTMENT ACTIVITY 

The following Table H provides the required information as outlined in the Executive Order 
pertaining to private investment activity, job creation, job retention, and the ratio of private to 
public investment. It describes each TIF project in the Project Area that has an executed 
intergovernmental or redevelopment agreement as of December 31, 1997, or that has been 
approved by the Community Development Commission as of December 31, 1997. 

To the extent this information is available to the Commissioner of Planning and Development on 
a completed project basis, the table provides a summary of private investment activity, job 
creation, and job retention within the Project Area, and a summary for each TIF project within 
the Project Area. 

The Report contains only the final ratio of private/public investment for each TIF project. The 
private investment activity reported includes data from the intergovernmental or redevelopment 
agreement(s) and any additional data available to the Commissioner of Planning and 
Development. Other private investment activity is estimated based on the best information 
available to the Commissioner of Planning and Development. 

TABLE H 
DESCRIPTION OF PRIVATE INVESTMENT ACTIVITY, JOB RETENTION, JOB CREATION, 
AND RATIO OF PRIVATE TO PUBLIC INVESTMENT IN THE PROJECT AREA 

JOB JOB 
PRIVATE 

INVESTMENT PUBLIC 
RATIO OF 

PRIVATE/PUBLIC NAME OF 
TIF PROJECT CREATION RETENTION ACTIVITY INVESTMENT INVESTMENT 

Paul G. Stewart Apts. N.A.(I) N.A.(l) $7,554,961 $4,324,377 1.75 

TOTAL $7,554,961 $4,324,377 1.75 

(I) NA -not available. 

Note 1: Data gathered by an independent consultant to the City. with the assistance of City staff. 

Note 2: Project is being funded using a combination of public funds including tax increment financing. 
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(i) DESCRIPTION OF PROPERTY TRANSACTIONS 

The Executive Order requires information pertaining to property transactions occurring within 
the Project Area, to the extent the City took or divested title to real property or was a lessor or 
lessee of real property within the Project Area. Specifically, the Executive Order requires 
descriptions of the following property transactions occurring within the TIF area during the prior 
calendar year (1997): 

1) every property acquisition by the City through expenditure of TIF funds, including 
the location, type and size of property, name of the transferor, date of transaction, the 
compensation paid, and a statement whether the property was acquired by purchase or 
by eminent domain; 

2) every property transfer by the City as part of the redevelopment plan for the Project 
Area, including the location, type and size of property, name of the transferee, date of 
transaction, and the compensation paid; 

3) every lease of real property to the City, if the rental payments are to be made from 
TIF funds. Information shall include the location, type and size of property, name of 
lessor, date of transaction, duration oflease, purpose ofrental, and the rental amount; 

4) every lease of real property by the City to any other person as part of the 
redevelopment plan for the area. Information shall include the location, type and size 
of property, name of lessor, date of transaction, duration of lease, purpose of rental, 
and the rental amount. 

As mentioned above, the Executive Order requires reporting of property transactions occurring 
within the Project Area, to the extent the City took or divested title to real property or was a 
lessor or lessee of real property within the Project Area. However, the City did not take or 
divest title to real property within the Project Area during 1997. Additionally, the City was 
not a lessor or lessee of real property within the Project Area during 1997. 

11 
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(j) FINANCIAL SUMMARY PREPARED BY THE CITY COMPTROLLER 

The audited financial statements provide the required information as outlined in the Executive 
Order pertaining to financial aspects of the Special Tax Allocation Fund for the Project Area. 
These statements include: 

I) the balance in the fund for the Project Area at the beginning of the prior calendar 
year; 

2) cash receipts by source and transfers, deposited into the fund during the prior calendar 
year; 

3) transfer credits into the fund for the Project Area during the prior calendar year; 

4) expenditures and transfers from the fund, by statutory category, for the Project Area 
during the prior calendar year; 

5) the balance in the fund for the Project Area at the conclusion of the prior calendar 
year. 
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BANS LEY AND KIENER .. L. L. P. 
CERTIFIED PUBLIC AccoUNTANTS 

125 SOUTH WACKER DRIVE 

CHICAGO, ILLINOIS 60606-4496 

AREA CODE 312 263-2700 

INDEPENDENT AUDITOR'S REPORT 

The Honorable Richard M. Daley, Mayor 
Members of the City Council 
City of Chicago, Illinois 

We have audited the accompanying balance sheet of the 41st and Martin 
Luther King, Jr. Drive Redevelopment Project of the City of Chicago, 
Illinois, as of December 31, 1997, and the related statement of revenues, 
expenditures and changes in fund balance for the year then ended. These 
financial statements are the responsibility of the City of Chicago's 
management. Our responsibility is to express an opinion on these financial 
statements based on our audit. 

We conducted our audit in accordance with generally accepted auditing 
standards. Those standards require that we plan and perform the audit to 
obtain reasonable assurance about whether the financial statements are free 
of material misstatement. An audit includes examining, on a test basis, 
evidence supporting the amounts and disclosures in the financial state
ments. An audit also includes assessing the accounting principles used and 
significant estimates made by management, as well as evaluating the overall 
financial statement presentation. We believe that our audit provides a 
reasonable basis for our opinion. 

In our opinion, the financial statements referred to above present fairly, 
in all material respects, the financial position of the 41st and Martin 
Luther King, Jr. Drive Redevelopment Project of the City of Chicago, 
Illinois, as of December 31, 1997, and the results of its operations and 
changes in fund balance for the year then ended in conformity with 
generally accepted accounting principles. 

Our audit was conducted for the purpose of forming an opinion on the 
financial statements taken as a whole. The schedule of cash activities on 
page 6 and the schedule of expenditures by statutory code on page 7, which 
are also the responsibility of the City of Chicago's management, are 
presented for purposes of additional analysis and are not a required part 
of the financial statements of 41st and Martin Luther King, Jr. Drive 
Redevelopment Project of the City of Chicago, Illinois. Such additional 
information has been subjected to the auditing procedures applied in the 
audit of the financial statements and, in our opinion, is fairly stated in 
all material respects when considered in relation to the financial 
statements taken as a whole. 

~ uA., ~' L.l.P. 
Certified Public Accountants 

April 13, 1998 
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Cash and investments 

Property taxes receivable 

BALANCE SHEET 
DECEMBER 31, 1997 

A S S E T S 

Accrued interest receivable 

Total assets 

LIABILITIES AND FUND BALANCE 

Due to other City funds 

Deferred revenue 

Fund balance 

Total liabilities and fund balance 

$ 39,253 

100,000 

376 

$139,629 

$ 1,250 

100,000 

38,379 

$139,629 

The accompanying notes are an integral part of the financial statements. 
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CITY OF CHICAGO, ILLINOIS 
41ST AND MARTIN LUTHER KING, JR. DRIVE REDEVELOPMENT PROJECT 

STATEMENT OF REVENUES, EXPENDITURES AND CHANGES IN FUND BALANCE 
YEAR ENDED DECEMBER 31, 1997 

Revenues 
Property tax 
Interest 

Total revenues 

Expenditures 
Capital projects 

Revenues over expenditures 

Fund balance, beginning of year 

Fund balance, end of year 

$37,572 
388 

37,960 

1,250 

36,710 

1,669 

$38,379 

The accompanying notes are an integral part of the financial statements. 
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NOTES TO FINANCIAL STATEMENTS 

Note 1 - Summary of Significant Accounting Policies 

Description of Project 

The 41st and Martin Luther King, Jr. Drive Tax Increment 
Redevelopment Project Area (Project) was established in July 1994. 
The area has been established to finance improvements, leverage 
private investment and create and retain jobs. Reimbursements, if 
any, are made to the developer as public improvements are completed 
and pass City inspection. 

Basis of Accounting 

The Project is accounted for within the special revenue funds 
of the City. 

The financial statements are prepared on the modified accrual 
basis of accounting and current financial resources measurement 
focus with only current assets and liabilities included on the 
balance sheet. Under the modified accrual basis of accounting, 
revenues are recorded when susceptible to accrual, i.e. , both 
measurable and available to finance expenditures of the current 
period. Available means collectible within the current period or 
soon enough thereafter to be used to pay liabilities of the current 
period. Expenditures are recorded when the liability is incurred. 

Management's Use of Estimates 

The preparation of financial statements in conformity with 
generally accepted accounting principles requires management to 
make estimates and assumptions that affect the reported amounts of 
assets and liabilities and disclosure of contingent assets and 
liabilities at the date of the financial statements and the 
reported amounts of revenues and expenses during the reporting 
period. Actual results could differ from those estimates. 

Illinois Tax Increment Redevelopment Allocation Act Compliance 

The Project's expenditures include reimbursements for various 
eligible costs as described in subsection (q) of Section 11-74.4-3 
of the Illinois Tax Increment Redevelopment Allocation Act and the 
Redevelopment Agreement relating specifically to the Project. 
Eligible costs include but are not limited to survey, property 
assembly, rehabilitation, public infrastructure, financing and 
relocation costs. 
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NOTES TO FINANCIAL STATEMENTS 
(Continued) 

Note 1 - Summary of Significant Accounting Policies (Continued) 

Cash and Investments 

-5-

Cash belonging to the City is generally deposited with the 
City Treasurer as required by the Municipal Code of Chicago. The 
City Comptroller issues warrants for authorized City expenditures 
which represent a claim for payment when presented to the City 
Treasurer. Payment for all City warrants clearing is made by 
checks drawn on the City's various operating bank accounts. 

The City Treasurer and City Comptroller share responsibility 
for investing in authorized investments. Interest earned on pooled 
investments is allocated to participating funds based upon their 
average combined cash and investment balances. Investments are 
stated at cost or amortized cost, which approximates market value. 

Property Taxes 

Property taxes are 
receivable in the year 
unless the taxes are 
year-end. 

susceptible to accrual and recognized as a 
levied. Revenue recognition is deferred 
received within 60 days subsequent to 
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(k) DESCRIPTION OF TAX RECEIPTS AND ASSESSMENT INCREMENTS 

The following Table K provides the required statement of tax receipts and assessment increments 
for the Project Area as outlined in the Executive Order. The amount of incremental property tax 
equals the incremental EA V from the prior year multiplied by the applicable property tax rates. 
Actual receipts may vary due to delinquencies, sale of prior years' taxes, and payment of 
delinquencies. See the financial report for actual receipts. The table provides the following 
information: 

I) for a sales tax Project Area, the municipal sales tax increment and state sales tax 
increment deposited in the fund during the prior calendar year; 

2) for a utility tax Project Area, the municipal utility tax increment and the net state 
utility tax increment amount deposited in the special allocation fund during the prior 
calendar year; 

3) for a property tax Project Area, (A) the total initial equalized assessed value of 
property within the Project Area as of the date of designation of the area, and (B) the 
total equalized assessed value of property within the Project Area as of the most 
recent property tax year; 

4) the dollar amount of property taxes on property within the Project Area attributable to 
the difference between items (3)(A) and (3)(B) ofthis Section (k). 

All terms used in Section (k) relating to increment amounts and assessed value are construed as 
in Section 9 of the Illinois Tax Increment Allocation and Redevelopment Act or the Illinois 
Industrial Jobs Recovery Law. 
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SCHEDULE OF CASH ACTIVITIES 
YEAR ENDED DECEMBER 31, 1997 

Cash flows from operating activities 
Property taxes received 
Interest received 

Increase in cash and investments 

Cash and investments, beginning of year 

Cash and investments, end of year 

Reconciliation of revenues over expenditures 
to net cash provided by operating activities 

Revenues over expenditures 
Adjustments to reconcile revenues over expenditures 

to net cash provided by operating activities 
Changes in assets - (increase) 

Property tax receivable 
Accrued interest receivable 

Changes in liabilities - increase 
Due to other City funds 
Deferred revenue 

-6-

$ 38,018 
12 

38,030 

1,223 

$ 39,253 

$ 36,710 

(98,318) 
( 3 76) 

1,250 
98,764 

$ 38,030 



SCHEDULE OF EXPENDITURES BY STATUTORY CODE 

Code Description 

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, and marketing 

-7-

$1,250 



Martin Luther King, Jr. Drive and 4rt Street Redevelopment Project Area 
1997 Annual Report 

TABLE K 
DESCRIPTION OF TAX RECEIPTS AND ASSESSMENT INCREMENTS 

TOTAL 
MUNICIPAL STATE MUNICIPAL NET STATE TOTAL INCREMENTAL 
SALES TAX SALES TAX UTILITY TAX UTILITY TAX INITIAL 1996 PROPERTY 

YEAR INCREMENT INCREMENT INCREMENT INCREMENT EAV EAV TAXES 1996 

1997 N.A. (I) N.A. (I) N.A. (I) N.A. (I) $114305 $512,029 $37,597 

(I) N.A.- not applicable. 

14 



Martin Luther King, Jr. Drive and 41st Street Redevelopment Project Area 
1997 Annual Report 

(I) CERTAIN CONTRACTS OF TIF CONSULT ANTS 

Section (I) provides information about contracts, if any, between the TIF consultant was paid by 
the City for assisting to establish the Project Area and any entity that has or is currently receiving 
payments financed by tax increment revenues from the Project Area. The contents of Section (I) 
are based on responses to a mail survey. This survey was sent to every consultant who has 
prepared at least one redevelopment plan for the establishment of a redevelopment project area 
within the City, as of December 31, 1997. The Executive Order specifically applies to contracts 
that the City's tax increment advisors or consultants, if any, have entered into with any entity that 
has received or is receiving payments financed by tax revenues produced by the same Project 
Area. No TIF Consultant was paid by the City for assisting to establish the Project Area. 
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Martin Luther King, Jr. Drive and 4r• Street Redevelopment Project Area 
1997 Annual Report 

(m) COMPLIANCE STATEMENT PREPARED BY AN INDEPENDENT PUBLIC 
ACCOUNTANT 

For the Project Area's Special Tax Allocation Fund, this Report provides a certified audit report 
reviewing compliance with the Illinois Tax Increment Allocation Redevelopment Act or the 
Illinois Industrial Jobs Recovery Law, as appropriate. The audit was performed by an 
independent public accountant, certified and licensed by the State of Illinois, and in accordance 
with generally accepted auditing standards established by the American Institute of Certified 
Public Accountants. The Report contains a statement from the accountant indicating compliance 
or non-compliance with the Illinois Tax Increment Allocation Redevelopment Act or the Illinois 
Industrial Jobs Recovery Law, as appropriate. 
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Bansley and Kiener, L.L.P. 
Certified Public Accountants 

'Estll6 (isfw{ 19 2 2 

125 SOUTH WACKER DRIVE CHICAGO, ILLINOIS 60606-4496 312/263-2700 FAX 312/263-6935 

INDEPENDENT AUDITOR'S REPORT 

The Honorable Richard M. Daley, Mayor 
Members of the City Council 
City of Chicago, Illinois 

BERNARD J SULLIVAN. C .P A 
RICHARD J QUINN, CPA 

FRANK S GADZALA, C P A 
PAUL A MERKEL, CPA 

THOMAS A TYLER, C PA 
JOHN W SANEW Ill, CPA 

THOMAS A CERWIN. C.P.A 
STEPHEN A PANFIL. C P A 
MICHAEL D HUELS. C P A 

ROBERT J MARSCHALK. C P A 
THOMAS J CAPLICE C P A 

ROBERT J HANNIGAN, C P A 
GERARD J PATER. C P A 

VINCENT M GUZALDO. C P A 

MANAGEMENT ADVISORY SERVICES 

TiMOTHY A MULCAHY 
DAVID W RICHMOND 

We have audited, in accordance with generally accepted auditing standards, 
the balance sheet of 41st and Martin Luther King, Jr. Drive Redevelopment 
Project of the City of Chicago, Illinois as of December 31, 1997, and the 
related statement of revenues, expenditures and changes in fund balance for 
the year then ended, and have issued our report thereon dated April 13, 
1998. 

In connection with our audit, nothing came to our attention that caused us 
to believe that the Project failed to comply with the regulatory provisions 
in Subsection (q) of Section 11-74.4-3 of the Illinois Tax Increment 
Allocation Redevelopment Act and Subsection (o) of Section 11-74.6-10 of the 
Illinois Industrial Jobs Recovery Law as they relate to the eligibility for 
costs incurred incidental to the implementation of the 41st and Martin 
Luther King, Jr. Drive Redevelopment Project of the City of Chicago, 
Illinois. 

This report is intended for the information of the City of Chicago's 
management. However, this report is a matter of public record, and its 
distribution is not limited. 

April 13, 1998 

MEMBERS 
AMERICAN INSTITUTE OF CPA'S 
ILLINOIS CPA SOCIETY 
MOORE STEPHENS NORTH AMERICA. INC 

~~~l.l.l. 
Certified Public Accountants 

INTERNATIONALLY- MOORE STEPHENS 

BANSLEY AND KIENER. LLP 
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I. INTRODUCTION AND BACKGROUND: 

A. The Grand Boulevard Community 

The proposed Redevelopment Project Area, and the 

proposed Project are located in the City of Chicago 

in community Area 38 commonly called Grand 

Boulevard. 1 Grand Boulevard is bounded by Pershing 

Road on the north, 51st Street on the south, Cottage 

Grove on the east, and Rock Island Railroad tracks 

on the west. The Grand Boulevard area is one of the 

poorest communities in Chicago. In 1989, in 

accordance with the Census data compiled by the City 

of Chicago, the Grand Boulevard area had a family 

median income of $7,671 (down from $11,640 in 1979) 

compared to the family median income for the City of 

$30,707 (400% lower). Of the City's seventy-seven 

community areas, the Grand Boulevard community had 

the fourth highest rate of tax delinquent properties 

(25.51%) in 1987. The rate for the City was 3.81%. 

The Grand Boulevard community experienced a 33% 

1 The City of Chicago has seventy-seven official 
community Area designations. Each Community Area has a 
name, e.g., Lincoln Park, Grand Boulevard, etc., and each 
Community Area is divided into census tracts. 



decline in population from 1980 to 1990. The 

population went from 53,741 to 35,897. 

During the last decade (from 1980 to 1989), the area 

lost 3.3% of its 20,852 dwelling units .. Of its 

2,853 buildings, approximately 61.0% were in need of 

major repair by 1988, compared to the whole City at 

7.08%, and of the total buildings, 4.2% were 

abandoned compared to the rest of the City at 0.8%. 

Another staggering statistic is the percentage of 

vacant lots in the area: 35.64% compared to 10.06% 

for the City. These characteristics of the 

Community Area (Grand Boulevard) are even more 

prevalent in the proposed Redevelopment Project Area 

and will be presented and documented throughout this 

Redevelopment Plan and Project (the "Plan") and the 

Eligibility Report. 

There were 1,007 new dwelling units built in Grand 

Boulevard from 1980 to 1989. Of the total during 

this period, approximately 37.4% (377 units) were 

developed by Peoples Consumer co-operative, the 

Sponsor of the proposed Project, utilizing 

government assisted financing. These units were 
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developed as the third and fourth phases of the Paul 

G. Stewart Apartments. (The first four phases of 

the Paul G. Stewart Apartments are shown on Map 1, 

which is attached to and made a part of this 

Redevelopment Plan and Project. The f.irst two 

phases were developed during the period 1971 to 1979 

and consisted of 420 units. These units were also 

developed and built through the use of government 

assisted programs. Together the four phases 

comprise 707 units of housing for the elderly and 90 

family units. 

The City played a major role in the fourth phase 

development by assisting in acquiring the land 

through the former Department of Urban Renewal 

("OUR"). one of the parcels within the 

Redevelopment Project Area is currently under the 

same Redevelopment Agreement with OUR which governed 

Phase Four. The success of the earlier phases of 

the Paul G. Stewart Apartments was based on the 

availability of government assisted financing. The 

government programs which were used to develop the 

first four phases are no longer available to assist 

in devetoping affordable housing. Therefore, the 

3 



use of tax increment revenue is an important 

resource in helping to meet the goals of developing 

affordable housing for very low, low, and moderate 

income persons. 

B. The Redevelopment Project Area ("RPA") 

The proposed RPA is approximately 4.71 acres 

excluding street areas. Including street areas, the 

RPA is approximately 7 acres. The proposed tax 

increment RPA boundaries: 

run from the center of the intersection of East 
40th Street and South Vincennes Avenue southward 
to the center of the intersection of South 
Vincennes Avenue and East Bowen Avenue, west to 
the center of East Bowen Avenue and South Martin 
Luther King Drive, north to the center of the 
intersection of South Martin Luther King Drive 
and East 41st Street, east to the center of the 
alley located approximately 17 5 ' from Martin 
Luther King Drive, south approximately 120' to 
the center of the alley mid-block between East 
41st Street and East Bowen Avenue, east 
approximately 100' to the boundary of 429 and 
431 East 41st Street, north between the parcels 
to the center of East 41st Street, east to the 
boundary of 460 and 462 East 41st Street, north 
to the center of the alley mid-block between 
East 4Oth Street and East 41st Street, east 
approximately 25' to the eastern boundary of 65 
East 40th Street, north along the eastern 
boundary of 465 East 40th Street to the center 
of East 40th Street, and then east to the center 
of the intersection of East 4Oth Street and 
South Vincennes Avenue. 
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Map 1 shows the boundaries of the RPA and also shows 

the location of the RPA in respect to Phases I-IV of 

the Paul G. Stewart apartments. The legal 

description of the RPA is also attached and made a 

part hereof as Exhibit A. 

All of the land use in the RPA is residential, as 

shown in the Existing Land Use Map, Map 2, which is 

attached to and made a part of this Plan and would 

permit multi-family and single family housing units. 

Approximately 90% of the land in the RPA is vacant. 

The buildings which remain are either dilapidated 

and abandoned or in need of substantial 

rehabilitation. The RPA 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 

the redevelopment plan. 

The City will encourage redevelopment projects in 

the RPA in order to increase the number of 

affordable housing units. The modest number of 

newly constructed multi-family housing units which 

has occurred near the RPA has been accomplished 
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utilizing federal deep subsidy programs. In the 

absence of these dollars, or other subsidies in 

their stead, it is not possible to develop housing 

to meet affordable housing needs of the neighbor

hood market. Investment solely through~ private 

enterprise can only create housing at a price too 

high to meet the need for affordable housing in the 

RPA. If a redevelopment plan is not adopted which 

addresses the characteristic market needs of the 

RPA, and which provides a practical, sound method 

for financing the proposed redevelopment project, as 

well as other redevelopment projects, it is probable 

the land which is vacant will remain vacant into the 

unforeseeable future and the remaining structures 

will probably continue to deteriorate and eventually 

will need to be razed. Thus, more vacant land will 

be created and the tax base will continue to erode. 

This Plan has been prepared to address the needs of 

the City in meeting its redevelopment goals and 

objectives of the Comprehensive Plan of Chicago, 

dated December, 1966 and also the goals and 

objectives of its Comprehensive Housing 

Affordability Strategy ("CHAS") prepared by the City 

of Chicago Department of Housing as they relate to 
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the RPA using tax increment financing ("TIF") to 

meet these goals and objectives. 2 It should be noted 

that paragraph 1266, Sec. 16 of the "Illinois 

Affordable Housing Act" provides for " the use of 

tax increment financing to increase the availability 

of affordable housing." Tax increment financing is 

provided for by the Tax Increment Allocation 

Redevelopment Act, as amended (the "Act"). 

The development of additional housing in the RPA, 

through the use of tax increment financing will act 

as a stimulus and a catalyst to attract and 

encourage other development. As the Project and 

other development activity take place, in time, 

blighted conditions will be eliminated. In the 

final analysis the implementation of the 

Redevelopment Plan and Project will have positive, 

long term benefits to the City of Chicago and all of 

the taxing districts which are included in the RPA. 

2 The city of Chicago is required to submit to the u.s. 
Department of Housing and Urban Development { "HUD") pursuant 
to section 105 of the cranston-Gonzalez National Affordable 
Housing Act of 1991, a Comprehensive Housing Affordability 
Strategy. Initially, the City was required to prepare a 
five year plan. Thereafter, the City.must submit annual 
updates of its housing strategy. 
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The real estate tax base will be expanded; excess 

revenue will be generated; and jobs from 

construction and ongoing property management will be 

available. 

II. REDJVELOPKENT PLAN AND PROJECT AREA GOALS AND 
OBJECTIVES 

The goals and objectives which follow for the RPA 

are in accordance with the objectives of the Tax Increment 

Redevelopment Allocation Act (the "Act") and the City's 

CHAS. 

A. Redevelopment Plan and Project Objectives 

The City seeks to achieve the following objectives 

by encouraging the development and redevelopment of 

RPA through various public financing techniques 

including, but not limited to, Tax Increment 

Financing: 

1. Eliminating slum and blighted conditions. 
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2. Providing affordable housing units for very 

low income, low income, and moderate income 

families. 

3. Providing for stability of the, RPA by 

entertaining development proposals for 

residential redevelopments, 

4. Preserving the architectural and historical 

characteristics of the surrounding 

neighborhood, 

5. Enhancing the tax base of the affected 

taxing districts, 

6. Attracting both public 

7. 

investment in the RPA. 

Providing opportunities 

minority businesses to 

redevelopment of the area. 

and private 

for women 

share in 

and 

the 

8. Encouraging development and redevelopment in 

an Enterprise Zone area. 
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9. Contributing to the health, welfare, and 

safety of the City. 

10. Improving the infrastructure of the RPA. 

B. General Land Use 

The existing land consists of approximately 4. 7 

acres of land zoned for residential use, including 

the land which fronts on Dr. King Drive. (Map 2.) 

Map 3 attached hereto and made part of the Plan 

designates the intended land use in the RPA as 

residential, single and multi-family. The RPA 

conforms to the strategic economic development plans 

or redevelopment plans issued by the designated 

planning authority of the City and includes land 

uses that have been approved by the plan commission 

of the City. All the parcels in the RPA will be 

benefited by the Plan and Project. 
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c. Redevelopment Proqram 

In order to achieve the foregoing objectives in the 

RPA, the City will pursue a coordinated program of 

action to assist and facilitate res.idential 

development. The City will seek and encourage the 

rehabilitation of existing structures, if feasible, 

and new construction for both single family 

dwellings and multi-family dwellings by all 

qualified developers. 

III. THE REDEVELOPMENT PROJECT Cthe "Project") 

The Project will be the development of housing in 

the RPA and infrastructure related thereto. The 

housing will include multifamily developments and 

may include single family townhouses. It is 

contemplated that the first structure to be built is 

to be a 13 story highrise building of reinforced 

concrete with an exterior brick finish. It will 

contain approximately 96 dwelling units. 

This Project in the RPA will aid in revitalizing an 

important area of the City. Located in the Grand 
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Boulevard community, the RPA is very convenient to 

downtown Chicago, approximately 4 miles north, and 

to the lakefront, approximately 1.5 miles east. The 

site has excellent access to public transportation. 

Buses on King Drive and the elevated trai~ at 43rd 

street and Prairie run on a 24 hour schedule. 

All of the property in the RPA is expected to be 

developed or redeveloped in the next ten years. 

Since there is so much vacant property in the RPA, 

it is likely that a variety of styles and types of 

occupancy will take place, including owner-occupied 

single-family housing as well as renter-occupied 

townhouses and garden apartments. The few existing 

non owner occupied buildings which remain in the RPA 

will probably be razed and redeveloped, because they 

have deteriorated past the point of being feasible 

to rehabilitate. Those buildings which are owner 

occupied are more likely to be remodeled. 

The City will encourage the development and 

redevelopment of the land provided that each 

proposal conforms to the current zoning ordinance 
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(as amended and revised from time to time) and is 

consistent with other City ordinances and plans. 

Each phase of the Project will generate construction 

jobs and material suppliers. Although con~truction 

jobs generated within the RPA are not permanent, the 

ripple effects of construction jobs are well 

documented. Permanent jobs that will be generated 

include such jobs as service jobs in property 

management, property maintenance, and marketing. 

Development activity in the proposed RPA could 

stimulate private development activity outside of 

the RPA. 

IV. OPALIFICATION OF THE RPA ONQER TBE ACT AS A BLIGHTED 
AB.D: 

Findinqs •• to conditions 
Redevelopment Project Area 

Existinq in the 

The Act provides that an area may be designated as 

a redevelopment project area, if it qualifies as a 

"blighted area." 
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After studying the conditions which exist within the 

RPA, it is determined that the RPA meets the 

criteria to qualify both the vacant and improved 

parcels as blighted area as defined in the Act. The 

whole RPA therefore qualifies as a blighteq area. 

A. Blighted vacant area. 

The vacant parcels meet the criteria for 

"blighted" as defined in the Act based on the 

following factors specified by the Act which are 

present which impair the growth of property 

values: obsolete platting of the vacant land; 

diversity of ownership of the land, 

deterioration of structure and site improvements 

in neighboring areas adjacent to the vacant 

land. Only two of these factors are required to 

be present to qualify the vacant parcels as 

being blighted under the Act. Three factors are 

present. Map 2 of the eligibility report, which 

is also Map 2 of this Plan, shows the location 

of vacant land and improvements in the RPA. As 

described in detail in the Eligibility Report, 

there are at least eight different owners of 

vacant land in the RPA. As illustrated on Map 
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2, the parcels are not of such a size as to 

accommodate proposed projects. 

B. Blighted improved area. 

The improved properties meet the criteria of the 

Act as blighted improved area. The improved 

properties meet the blighted area criteria as 

defined in the Act based on the following 

factors: age; depreciation of physical 

maintenance; deterioration; dilapidation; 

obsolescence; presence of structure below 

minimum code standards; excessive vacancies; 

lack of community planning, all of which are 

detrimental to the public safety, health, morals 

or welfare. Five of these factors need be 

present to qualify the area as a blighted area, 

but at least eight eligibility factors are 

present. A description .of the criteria for 

blighting factors pertaining to improvements is 

set forth in Exhibit B which is attached to and 

made a part of this Plan. 

A detailed analysis of the blighted conditions 

causing qualification is set forth in the 

15 



Eligibility Report which is attached as Exhibit 

c. Table 1 of the Eligibility Report which 

indicates the comprehensive nature of the 

existence of these factors is also attached to 

this Plan. 

V. ESTIMATED REDEVELOPMENT PROJECT COST 

Pursuant to the Act, redevelopment project costs 

mean and include the sum total of all reasonable or 

necessary costs incurred or estimated to be 

incurred, and any such costs incidental to this 

Redevelopment Plan and Project. Eligible costs may 

include: 

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; 

2. 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; 
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3. Costs of rehabilitation, reconstruction or 
repair or remodeling of existing public or 
private buildings and fixtures; 

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

5. Costs of job training and retraining 
projects; 

6. 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; 

7. 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 
obj.ecti ves of the redevelopment plan and 
project, to the extent the municipality by 
written agreement accepts and approves such 
costs; 

8. 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; 

9. Payment in lieu of taxes; 

10. 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 
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11. 

education programs for persons employed or 
to be employed by employers located in a 
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, incl~ding 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 cost 
related to the 
rehabilitation 
provided that: 

incurred by a redeveloper 
construction, renovation or 
of a redevelopment project 

(a) such costs are to be paid directly from 
the special tax allocation fund 
established pursuant to this Act; and 

(b) such payments in any one year may not 
exceed 30% 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 amounts so 
due shall accrue and be payable when 
sufficient funds are available in the 
special tax allocation fund; and 
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(d) the total of such interest payments paid 
pursuant to this Act may not exceed 30% 
of the total (i) cost 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 this Act. 

' 
Estimated eligible Redeveloped Project Costs for the 

area are shown on Exhibit 0 which is attached to and 

made a part of the Plan. To the extent that Project 

Costs have been incurred prior to, but in 

anticipation of the adoption of tax increment 

financing, and thereafter after tax increment 

financing has been adopted, those eligible costs may 

be reimbursed. Reasonable adjustments in the cost 

items listed from time to time may be made in the 

projections without amendment to the Redevelopment 

Plan. Funds may be moved from one line item to 

another or to an eligible cost category described in 

this Plan and may be adjusted upward by the annual 

rate of inflation. 

VI. SOVRCI Ol lYNDS TO PAY RJDEYELOPMENT COSTS 

The source of Funds to pay redevelopment costs is 

the real estate tax increment generated by the 
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increase in assessed value of properties included in 

the RPA. It is contemplated that most of the Tax 

Increment Revenue will be applied to the interest 

subsidy. The interest subsidy will be applied 

toward the annual debt service on the mor~gage of 

the first multifamily structure to be built. Tax 

Increment Revenue may be available to cover other 

eligible costs in the RPA and/or distributed to the 

taxing districts. Except as the City's commitment 

to pay the interest subsidy from Tax Increment 

Revenue to the extent that it is available may be 

termed an obligation of the City, it is not 

anticipated that the City will issue obligations to 

fund the development of the first multifamily 

structure. The City may, however, determine it is 

desirable to issue revenue or general obligations 

secured by the tax increment special tax allocation 

fund established for the RPA pursuant to Section 11-

74.4-7 of the Act or such other funds or security as 

are available to the City by virtue of its powers 

under the Act and as provided by the Constitution of 

the State of Illinois. 
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All obligations issued by the City pursuant to this 

Redevelopment Plan and Project and the Act shall be 

retired not more than twenty-three (23) years from 

the date of adoption of the ordinance approving the 

RPA. However, the final maturity date of any 

obligations issued pursuant to the Act may not be 

later than twenty ( 2 0) years from its respective 

date of issuance. one 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 ordinance. 

Those revenues not required for principal and 

interest payments, required reserves, bond sinking 
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funds, redevelopment project costs and reserves 

required to fund such costs, early retirement of 

outstanding securities, and to facilitate the 

economical issuance of additional bonds necessary to 

accomplish the redevelopment plan, may be ~eclared 

surplus and shall then become available for 

distribution annually to taxing districts 

overlapping the RPA in the manner provided by the 

Act. 

Such securities may be issued on either a taxable or 

tax-exempt basis, with either fixed interest rates 

or floating interest rates; with or without 

capitalized interest; with or without deferred 

principal retirement; with or without interest rate 

limits, and with or without redemption provisions. 

VII. "Btrl' FOR" TEST 

The continued existence of vacant properties which 

characterizes most of the RPA, as well as the lack 

of rehabilitation of existing structures is evidence 

indicating that the RPA as a whole has not been 

subject to growth and development through investment 

by private enterprise. Most of the parcels in the 
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VIII. 

RPA have been vacant for more than ten years. "But 

for" the TIF no projects would be feasible in the 

RPA. The creation of the TIF district will enable 

redevelopment to occur in an economically depressed 

area where otherwise the development of affordable, 

new construction housing would be infeasible. 

ASSESSMENT OF ANY FINA!fCIAL IMPACT OF THE 
REDEVELOPMENT PROJECT AREA ON OTHER TAXING 
DISTRICTS: 

Based on the established "but for" of the RPA and 

the projects which will follow, the redeveloped area 

will be positively impacted. There will be little, 

if any, short term, financial impact on most of the 

taxing districts. The districts could benefit from 

the distribution of excess revenue granted by the 

district after eligible costs are covered. All of 

the taxing districts will benefit from the long

term financial impact of the TIF. At the end of the 

TIF term of 23 years, all of the projects in the TIF 

district are to pay full real estate taxes. The 

following is an assessment of the financial impact 

on the various taxing districts: 
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1. Cook County and Cook County Health Facilities: 

There will be no or little financial impact. 

Health services to the projected population of 

the RPA will not result in a net increase in 

health services provided by County facilities. 

2. Chicago Park Qistrict: There will be no or 

little financial impact. 

3. Forest Preserve District of cook county: There 

will be no financial impact. 

4. Metropolitan Water Reclamation Qistrict of 

Greater Chicago: There will be no or little 

financial impact. Sewer lines are available to 

service the RPA. 

5. Community College District 508: There will be 

no or little financial impact. The projected 

population of the RPA will not result in a net 

increase in the Chicago City Colleges. To the 

extent that there are students from the RPA the 

impact would be the same if they lived outside 

of the RPA. 
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6. City of Chicago. There will be no negative 

financial impact and no expected increase in 

demand for City Services. Vacant and abandoned 

properties provide opportunities for ,criminal 

activity such as drug sales and arson. 

Redevelopment in the RPA will help reduce the 

demand for City Police and Fire Services in the 

RPA. As projects are developed in the RPA, the 

requirement for City Services should be typical 

of other normal developed neighborhoods. The 

RPA will have a positive impact on the City's 

economic development and availability of 

affordable housing. 

8. Board of Education: There will be some financial 

impact. There will be an increase in demand for 

school services as a result of children of 

tenants who reside in the projects in the RPA. 

Because of a dramatic drop in population in the 

Grand Boulevard Community, schools which serve 

the RPA have excess capacity, 
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XIII. PROVISIONS FOR AMENDING THE 
RIDIVILOPMENT PLAN AND PROJECT 

TU INCREMENT 

This Redevelopment Plan and Project may be amended 

pursuant to the provisions of the Act. 

(50024C18) 
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so new building facilities will not be required. 3 

Since there will be no financial impact on the taxing 

districts, it would be premature to establish 

programs to address such financial impact or 

increased demand for services at this time. 

IX. MOST RECENT EQUALIZED ASSESSED YALUATION OP 
PROPIRTIES IN THE REDEVELOPMENT PROJECT AREA 

It is estimated that the most recent equalized 

· assessed valuation for the RPA is approximately 

$111,634. See Table 2 attached. 

X. ANTICIPAtED EOQALIZED ASSESSED VALUATION 

It is estimated that the Projected equalized assessed 

valuation of real property within the RPA will be 

approximately $2,100,000 for land and improvements 

as a result of the development of the first· 

multifamily structure. After full development of the 

3 The schools which serve the RPA are King High School 
and Fuller Elementary School. According to officials at 
said schools, both schools are currently operating below 
maximum capacity. 
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RPA it is anticipated that the projected equalized 

assessed valuation of real property in the RPA will 

be $5,000,000. 

XI. COMMITMENT TO FAIR EMPLOYMENT PRACTICES AND 
AlFIRKATIVJ ACTION 

As part of any Redevelopment Agreement entered into 

by the City and any private developers, both will 

agree to establish and implement a goal-oriented 

affirmative action program that serves appropriate 

sectors of the City. 

With respect to the public/private development's 

internal operations, both entities will pursue 

employment practices which provide equal opportunity 

to all people regardless of sex, color, race, creed, 

age, national origin, marital status or the presence 

of physical handicaps. Neither party will 

countenance discrimination against any employee or 

applicant because of sex, color, race, creed, age, 

national origin, marital status, or the presence of 

physical handicaps. These nondiscriminatory 

practices will apply to all areas of employment, 

27 



including: hiring, upgrading and 

terminations, compensation, benefit 

education opportunities. 

promotions, 

programs and 

All those involved with employment activi~ies will 

be responsible for conformance with this policy and 

compliance with the requirements of applicable state 

and federal regulations. 

The City and private developers will adopt a policy 

of equal employment opportunity and will include or 

require the inclusion of this statement in all 

contracts and subcontracts at any level. 

Additionally, any public/private entities will seek 

to ensure and maintain a working environment free of 

harassment, intimidation, and coercion at all sites, 

and in all facilities at which all employees are 

assigned to work. It shall be specifically ensured 

that all on-site supervisory personnel are aware of 

and carry out the obligation to maintain such working 

environment, with specific attention to minority 

and/or female individuals. 
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Finally, the entities will utilize affirmative action 

to ensure that business opportunities are provided 

and that job applicants are employed and treated in 

a nondiscriminatory manner. Underlying this policy 

is the recognition by the entities that su~cessful 

affirmative action programs are important to the 

continued growth and vitality of the community. 

XII. SCIEDQLING OF THE REDEVELOPMENT PROJECT 

Completion of Redevelopment Project and Retirement 
of Obliqations to Finance Redevelopment Costs 

This Redevelopment Plan and Project will be completed 

on or before a date twenty-three (23) years from the 

adoption of an ordinance designating the RPA. The 

City thus expects that the Redevelopment Project will 

be completed sooner than the maximum time limit set 

by the Act. Actual public and/or private 

construction activities are anticipated to be 

completed within ten (10) years from the adoption of 

this Redevelopment Plan and Project. The City may 

issue bonds to fund redevelopment project costs. 
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EDXBI'l' A 

Legal Description 

'l'AX IBCRBMEH'l' FI~CIBG DIS'l'RIC'l' 

'TMAT PMT OF Tl£ KST 1/2 OF Tl£ ID'1li(AST 1/4 t6 SECTICII l, TMSHIP 31 
JDTH, IMGE 14, WT OF lH£ nn• NDI:lNl. UIDJM, ICIJIIDEJ) NCO 
DDCRIIED AS FOU.OIIS: I£CIIIIlll: AT TME nm:RSECTIGI Of lMt: lfEST£1U. Y 
fXTENSIOK Of TH£ COOlJl LIIIE Of E. laiiEII AYOIIE, I£IIC A LliiE te.OO FEET, 
AS IDSUR£D AT Rt&HT .UCUS, 511111'11 OF MD PMAI.L£1. VI111 M samt LIIIE Of 
ll.OCl Z Ill cmtU S. ltMJI'S __,tnSJCII OF 111£ 1111111 liZ OF 111£ ID1H liZ 
til 111£ SIIII1IIOT 1/4 OF H D11DS1' 1/4 t6 SAID SUTlCII J, aa.DIIC TO 
1N£ PUT 1H£I£OF l£COIDED JIU 2&, 1173 AS DOCliU1' IG. UttlS, VITit 1KE 
SCU1KIII.Y EXlUSIGI Of A LIIE 21.10 FEET, AS .:APfiD AT UCIIT Na£$, 
WEST t6 MID PMAUE1. 1111111t£ IllEST LIIE OF' IUIZ Z II SAID UDH£' S. 
1110'S SUIDIVISJCII; 1ltSit£ Mllltlll.Y AI..- SAlD LAST D£S£1I11D PMAU.£L 
LIN£ AIIJ SAID PAIAUEL Llll£ EXTOllED 10M liR'DISO:ilCII vmt .111E IIESTOLY 
mDISICII OF 1IIE C9ITEJl LIJIE tJE E. 41Sr S1IEET, 11E11C A IJI[ SS.OO FE£T, 
AS IOSUIED AT RIIHT AIICUS, aTII Of _, NUtJ.n lfi'11I 111E a11l U1E 01 
llOCl Z II SAID liSitli[ S. IIMJI'S SUIDIYISIIIh 111E1EE WTEIILY .__ SAID 
CDmJI LIIE OF E. 41ST maT 10 M lwt'EISEtnCII 11111 1M£ DTMEJILY 
EXTDSICIM OF TME Cmtl Lll£ Of - D111-samt flalllt AU.£Y LYJ& WT tJI 
Alii .ADJOIIUIC LOTS 1 10 10, IllUSIVE. II aaat Z IN SAID IEIItl! S. 
1010'S SUIDIYISIDih 11IEJICE samaLY A&..DIC SUD LAST DESI:IIIED CDml 
LIN£ TD M INTERSEtllGI IU1M 1IIE MEmii.T EXTEIS1DII aF 1IIE canD u• OF 
T1l£ UST·WST PUII.IC AU.£Y LYJ& D111 fll _. .ID.lDIIII. LOT$11 TO 14, 
liiCWSlVE, IN ILOCl Z Ill SAID IDlE S. ...,S su.MSICII; lHDEt 
W'TOl.Y M.- SAID LAST DE'SCIIIID CDITII Lll( 11J AI IWIEitSELilCII VIlli 111£ 
SCII11IEII. Y EXTEIISIGI fiF 111£ WT U.: f11 UIT 14 Ill ILCICl Z II SAID ReB£ 
S. 1110'S SWDIYISICII; 1II£IICl aliiiLY M.S 111E fAST UIE Of WD LOT 
14 All) ALL1C SAID WT Llllt DIDIB TOM liiusttnCII VI1'II 1ltE ctl1tl 
LIIIE 01 E. 41ST S11£l'T, ARIIUAID; 'lEE£ W'IDLY .__SAID canR UJ£ 
or E. 41ST STREET TO M UhusrtllCII ld11l THE IIIU1HEJILY EI1EISIOII Of lMt 
IBT UIE OF LilT ll II &a I mllcllY'S ADDmCII TO 11'111( ,_, IEIIC A 
SUIDIYISICIN II 1HE D11I:AST 1/4 aF SD:TICII S, AFGIDAID, ACalllll. 1'0 1HE 
PUT 111EREOF IUCIIID OCTaiEI I, JC AS IIDCIIDT .,. 414221; 1IEIIC£ 
lllRTHEit. Y A1.G1C 1HE M£ST LIIE aF !AID UIT Sl Am au. SAID EST UIE 
EXTEJaD TO M IIITDSECTICII VJ11I 1HE CIII1D LIRE f/1 THE EAST -ET MUC 
ALLEY LYI& 111m( OF MD ADJOIIIJC SAID LDf Jh 1MEJI:I WliiLY AI.S SAlD 
LAST DUCIIIED CfliiEI UIIE 10 AI DmiSICriCII VIlli- ....... , OTEISIOK 
IIF 111£ IIESTDLY UIIE aF LOT Z II 111£ SIDMSICII aF UI1S a AID Q Dl 
ILOCK 1 11 R~:GY•s ADDmCII TO lftll( Nil • .-sAID. ICCUMJ• 1D M PI.AT 
OF SAID SISJY!stCII aF UITS 42 MD Cl IBtiiLID SUIE*it 10, .. AS 
DDCIJIEJIT IG. WIOS; 1HEIIC£ ana&.Y ._ 1IIE IUTDLY UIE Of SAID LilT 
Z MD Al.DIC SAID IIESTEILY LIIIE EXmiiiD 10 AI AIR£ fl0111' II SAID UIE; 
'nOtE lllml£l1. Y ALDIC Tt1E IIUIIIILY UIIE Of SUD LOT Z AID ALS SAID 
IIRTDILY LJIE IXIEJUD TO Nl JllidSlLIIIII111111 nE CDIID LJJ[ fl E. 40111 
S11££T, lEI• A UIE 33.00 FUT, AS IUSIB AT 1181f -.!$, D1ll OF Alii 
PMALU1. vt111 TtiE aTII LIIIE aF IUat I II lll:llY'S MDITUIITO 11'111( Nil, 
AAilESAID; 1HEJIC!. WTEJILY ~ SliD CDniR UIE 01 t. 40111 sratr MID 
ALDie SAID tD11!R LJII[ EXTl1IJID USTEILY TO M DITIISltTlDII 11111 liE coma UIIE aF S. Wl..a.s AYDIIE; lEa S111111ERLY .,_SAID axra 
LIIIE fl S. vr~ AYOIIf 10M lli'DSKTI .. VI1111HE WTEILT EXTBISICII 
llf 11lt COOD UIE Of [. 111D ~. AfGIESAID; 'ME! WSTEII.f AI.GIC 
SAID CEJntl u. ·llf E. DOl AYEJUr Ale.__ SAID CD1'D UIE UJEDD TU 
1M£ fOIIfT Of KGJMIIIC, Ill Tit£ em OF QIICMO, C0D1C ClUnY, lUIIIliS. 
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EXHIBIT B 

The criteria listed in the Act were defined for 
purposes of the analysis of structures as follows: 

1. Illegal Use of Structure: The presence on the 
property of illegal uses or activities. 

2 . structure Below Minimum Code standards: Local 
standards of building, fire, housing, zoning, 
subdivision or lack of conformance with other 
applicable governmental codes. 

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

4. Lack of ventilation, Light or sanitary Facilities: 
Conditions which would negatively influence the 
health and welfare of building users. 

5. Inadequate Utilities: Deficiencies in sewer, water 
supply, storm drainage, electricity, streets or other 
necessary site services. 

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

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

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

9 . overcrov4ipq ot structures and community Facilities: 

10. 

A level of use beyond a designed or legally permitted 
level. 

£zcessive Land coverage: 
unacceptably high level. 
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11. Deleterious Lapd Use or Layout: Inappropriate 
property use or plotting, or other negative 
influences not otherwise covered, which discourages 
investment in a property. 

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

13. Lack of Copupi ty Plannipq: Deficiency in local 
direction of growth, development or redevelopment in 
order to maintain or enhance the viability of the 
area or community. 

Methodology 

The RPA has been evaluated in its qualification as 
a "blighted area" on an area-wide basis. The RPA has been 
evaluated according to the appropriate qualification 
features listed in the Act. 
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:he boundary of 460 and 462 East 41st Street, ~orth 
to the center of :he alley mid-block between ~ast 
40th Street and ~ast 41st Street, east approx~mately 
25' :o the eastern boundary of 65 East 40th Street, 
north along the eastern boundary of 465 East 40th 
Street :o the center of East 40th Street, ftnd :hen 
east to the center of the intersection of East 40th 
Street and South Vincennes Avenue (see Map 1 
attached). 

The district ~s located within R4 and RS zon~ng 
class~=~cations and Residential Planned Development 
No. 99 (see Map 5 attached). The proposed RPA 
includes predorn~nantly vacant land with eight 
residen:~al bul:d~ngs, three of which are currently 
occupied. · 

Information sources: 

1. Chicago Zonlng Ordinance: Title 17 Municipal Code 
of Chicago, 1993 

2. Sanborn Map Company Inc., Street Map, Revised by 
the Department of Planning May, 1980 

3. Chicago Aerlal Survey, Aerial Photo at 1"=100', 
Spr~ng, 1988 



EXHIBIT C 

EliqiDility Report 

C-1 



O'Don11e11 

Wieilune 

?ooourana 

"t!tersan 

:rcn!lects 

~ corooraren 

TAX INCREMENT FINANCING ELIGIBILITY REPORT 

March 23, 1994 

To: City of Chicago 

From: Joel Stauber. O'Donnell Wicklund Pigozzi & 
?eterson Arch~~ects, :nc. 

Re: PROPOSED DR. MARTIN LUTHER KING DR. AND 41ST ST. 
TAX INCREMENT REDEVELOPMENT PROJECT AREA 

~he purpose of :~:s ~eport is to summarize findings 
related to the ~~8~8sed tax increment financing distr~ct 
located adjacent :: 4:st and Martin Luther King Drive in 
Chicago, ::l~~o~s. :~e report is divided into four parts 
which i~cl~de an exa~~nation of the proposed Redevelopment 
Plan Area (~PAl boundaries, review of compliance with the 
Illinois Tax Increnent Allocation Redevelopment Act (TIF 
Act) revised in 1994. and documentation of· factors which 
qualify the distr.:.c: ander "blighted improved" and 
"blighted vacant" sect:.ons of this Act. 

A. RPA BOUNDARIES 

The proposed tax .:.ncrement financing district 
bo~ndar~es run :rom the center of the intersection of 
East 40th Street a~d South Vincennes Avenue southward 
to the center of the intersection of South Vincennes 
Avenue and East 3owen Avenue, west to the center of 
East Bowen Avenue and South Dr. Martin Luther King 
Drive, north :o the center of the intersection of 
south Dr. Martin Luther King Drive and East 41st 
Street, east to the center of the alley located 
approximately 175' from Dr. Martin Luther King Drive, 
south approximately 120' to the center of the alley 
~id-block between East 41st Street and East Bowen 
Avenue. east approximately 100' to the boundary of 
429 and 431 East 41st Street, north between the 
parcels to the center of East 41st Street, east to 

One Nol'ln franKlin Suite ci 50 
Chrcago. Uhnors 60606 

:-c LiKe LOCI~ ilOIII 

Jeernrtd. Uhnt~~s 60015 

TeleohoM 312 332.9600 !'eitDIIOnt 708.940.9600 
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B. TIF ACT COMPLIANCE 

l. COMPREHENSIVE PLAN 

The Ci~y of Chicago published The comprehensive Plan 
of Chicago in 1966. ~his plan has been used as a 
guide for developmen~ in ~he City and is of a form 
and subs~ance consis~en~ w~~h comprehensive planning. 

2. REDEVELOPMENT AREA 

The proposed RPA ~s con~iguous and contained wi~hin a 
single per~me~er boundary. The RPA has no~ been used 
for commerc~al agr~cultural purposes in ~he last five 
years. 

Eight parcels w~~hin ~he RPA are improved with 
buildings and w~ll be evaluated with qualification 
factors for "bligh~ed improved" (see Map 2 
residential use parcels). All eight parcels have 
three story masonry s~ructures, with the building at 
458-460 Eas~ Bowen Avenue appearing to contain 
residential apartments. 

Fifty-~wo parcels are vacant and will be evaluated 
with quali!ica~~on factors for "blighted vacant". 

3. SIZE OF RPA 

The RPA is substantially larger than the minimum 1.5 
acre required by the TIF Act. It encompasses 60 tax 
parcels and totals approximately 7.5 acres of land 
including the street right of ways (4.71 acres 
parcels only) . 
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4. "SUBSTANTIALLY BENEFIT" 

The RPA rnus~ be del~~eated to ensure that no 
properties will be ~ncluded ~n ~he area that do not 
substantially benefi~ from being included in ~he RPA. 
The redevelopmen~ plan proposed improveme~ts that 
represent: 

a. A coordinated. rather than piece-meal. 
approach to assure that the components of the 
plan combine to meet contemporary development 
pr~nc~ples and standards. 

b. An approach which facilitates elimination of 
blight~~g factors. 

c. A reasonable and defined time period to 
contr~bute productively to the economic 
vital~tY of the RPA. 

d. ~nhancement of vacant land in the RPA. 

e. A positive influence on properties near the 
RPA. 

5. "BUT FOR" 

The RPA has been ir. net economic decline. with no 
signs of private investment over the past 25 years. 
It will likely cont~nue its economic decline without 
the adoption of the TIF/RPA. While there has been 
development in the last 30 years in nearby properties 
(Paul G. Stewart Apartments), all of it has been with 
assistance from federal funding. The current 
blighting conditions in the RPA seriously impair the 
viability of private residential development. The 
Redevelopment Plan ~akes residential development 
viable through establishment of a TIF district. 
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6 • REDEVELOPMENT PLAN 

The Redevelopment Plan is consistent with The 
comprehensive Plan of Chicago of 1966, :he 1993 
Chicago Zoning Ordinance and the 1993 Mid-South 
Strategic Development Plan. The follow~nq are key 
aspects of these ordinances or policies of 
development: 

a. Comprehensive Plan strategic objectives which 
include emphasis on expanded opportun~ties 
:or :~e d~sadvantaged, proper allocat~on of 
:and. ecc~om~c development and job 
oppor:~~~:~es, and family life and the 
env~::-c:--... '!ten t.. 

b. Comp::-e;.er.s~ve Plan policies for residential 
areas wn~c~ ~nclude making decent, safe, and 
san~ta::-y ~ousing available to all income 
groups. expand the total housing supply 
w~th~n :he city, and to provide more 
divers~:y ~n choices of housing type within 
the City. 

c. Comprehensive Plan designates the area as a 
Demonstration City Opportunity Area which has 
potent~al :or coordinated physical-social 
~mprovement programs where substantial 
clearance would present opportunities for new 
housing, and an emphasis would be on aiding 
people to become self-sufficient and to move 
up out o: the poverty bracket. 

d. The Mid-South Plan strategic assessment 
indicates that the area should be heavily 
resident~al and should accommodate households 
with a wide range of incomes; that population 
densities should be large enough to support a 
wide variety of retail establishments, 
community services, and transportation modes; 
and that redevelopment of the community 
should not mean displacement of current 
residents, but instead, the creation of 
opportunities for them. 
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e. The Mid-Sou~h Plan also ~ndicates thac vacan~ 
lo~s sca~cered throughout the ir.cerior of 
quadran~ eight where chis site is locaced 
should prov~de ample land for various 
des~gns. 

g. 

. 
The Chicago Transit Authority indicates that 
in addit~on to Bus Route 3 on Dr. Martin 
Luther King Drive, the nearby Green Line 
(which is curren~ly closed for 
reconstruct~on) will provide transit access 
ac 40tr. and Indiana. 

7he City's Comprehensive Housing Afford
ab~l~ty Stra~egy (FY 1994 to FY 1998) 
prov~des that T!Fs will be used as a vehicle 
of ~ts housing delivery sys~em co assisc in 
~mplernencacion of its housing policies and 
s~rateg~es. 

Information Sources: 

1. Depar~ment of Planning and Development, The 
Comprehensive Plan of Chicago, December 1966 

2. Wendell Campbell Associates, Inc. & Applied Real 
Estate Analysis, Mid-South Strategic Development 
Plan: ~escor;~g Bronzeville, September 1993 

3. Chicago Transi~ Authority, System Map, March 1991 

4. conversation with Sheri Hear.mb of the Chicago 
Trans~t Authority, February 15, 1994 

5. City of Chicago, Comprehensive Housing 
Affordability Strategy, FY 1994 to FY 1998 

6. Section 105 c:anston-Gonzalez National Affordable 
Hous~ng Act, 1991 
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