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June 30, 1999 

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 Bryn Mawr/Broadway Redevelopment 
Project Area, along with 63 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 ofPlanning and Development 

/vkqc:{{~ 
Walter K. Knorr 
ChiefFinancial Officer 



E!J ERNST & YOUNG LLP 

June 30, 1999 

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

Commissioner Hill: 

• Suite 400 
1 11 North Canal 
Chicago. Illinois 60606 

• Phone: 312 879 2000 

Enclosed is the required annual report for the Bryn Mawr/Broadway 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 Department. 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 aiiow 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, 

~"'MLLP 
Ernst & Young LLP 

Ernst & Young u_P is a member of Ernst & Young International, Ltd. 
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Purpose of Report: 

The purpose of the Annual Report for the Bryn Mawr/Broadway Redevelopment Project Area 
(Report) is to provide information regarding the City of Chicago (City) tax increment financing 
(TIF) districts in existence on December 31, 1998, as required by the Mayor's Executive Order 97-2 
(Executive Order). This Report covers the Bryn Mawr/Broadway 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. The Report reflects only TIF economic activity during 1998, also referred to in this report 
as "the prior calendar year." As outlined below, several assumptions were made concerning certain 
required information. 

(a) General Description 

The general boundaries of the Project Area are described and illustrated in a map. However, in order 
to provide ease of reading, only major boundary streets are 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 ofDesignation 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. 
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(d) Description of Intergovernmental and Redevelopment Agreements 

Table D describes agreements related to the Project Area which 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 executed by the City in 1998 and filed with the Cook County 
Recorder of Deeds is included in TableD (if applicable). 

(e) Description of TIF Projects 

Table E describes each TIF project in the Project Area that has already received approval by the 
Community Development Commission, and which received TIF financing during 1998. 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. The amount budgeted 
for project costs and the estimated timetable were obtained from the Project Area's 
intergovernmental or redevelopment agreements, if such agreements exist. Table E specifically 
notes: 

1) the nature of the project; 

2) the budgeted project cost and the amount of TIF 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. 

2 
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(f) Description of all TIF Debt Instruments 

Table F describes all TIF debt instruments related to the Project Area in 1998. 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 are not included in Table F, as such instruments do not 
qualify as TIF debt instruments as defined by the Executive Order. Table F includes: 

1) the principal dollar amount ofTIF 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 (1998); 

5) the amount of principal paid from tax increment during the prior calendar year (1998). 

(g) Description of City Contracts 

Table G provides a description of City contracts related to the Project Area, executed or in effect 
during 1998 and paid with incremental tax revenues. In addition, the date, names of all contracting 
parties, purpose, amount of compensation, and percentage of compensation paid is included in the 
table. Table 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. Table G does not 
report such noncontractual 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. 

3 
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(h) Summary of Private and Public Investment Activity 

Table H describes each TIF project in the Project Area that has been executed through an 
intergovernmental or redevelopment agreement in 1998, or that has been approved by the 
Community Development Commission in 1998. 

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. 

Table H contains 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. 

(i) Description of Property Transactions 

Information regarding property transactions is provided in Table 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. 
Specifically, the Executive Order requires descriptions of the following property transactions 
occurring within the Project Area during 1998: 

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 of lease, purpose of rental, and the rental amount; 
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4) every lease of real property by the City to any other person as part of the redevelopment 
plan for the Project 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. 

G) Financial Summary Prepared by the City Comptroller 

Section G) provides a 1998 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. These statements include: 

1) 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. 

(k) Description of Tax Receipts and Assessment Increments 

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. Table K provides the following information: 

1) 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; 

5 



Bryn Mawr/Broadway Redevelopment Project Area 
1998 Annual Report 

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) above. 

All terms used in Table K relating to increment amounts and equalized assessed value (EA V) are 
construed as in Section 9 of the Illinois Tax Increment Allocation and Redevelopment Act or the 
Illinois Industrial Jobs Recovery Law. Unless otherwise noted, the EA V and property tax 

information were obtained from the Cook County Clerk's Office. All sales tax information was 
obtained from the City of Chicago. 

(I) Certain Contracts of TIF Consultants 

Table L provides information about contracts, if any, between the TIF consultant who was paid by 
the City for assisting to establish the Project Area and paid by any entity that has received or is 
currently receiving payments financed by tax increment revenues from the Project Area. The 
contents of Table 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 in 1998. 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. 

(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. 

6 
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(a) GENERAL DESCRIPTION 

The Project Area generally consists of properties on both sides of Bryn Mawr A venue from 
Sheridan Road to the west side of Magnolia A venue, Broadway from just south of Balmoral 
A venue to just north of Bryn Mawr A venue, and residential properties on the west side of 
Winthrop A venue from just south of Berwyn A venue to Balm oral A venue. 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 December 11, 1996. The 
Project Area may be terminated no later than December 11, 2019. 

(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 

During 1998, no new agreements were executed in the Project Area. 
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(e) DESCRIPTION OF TIF PROJECT(S) 

During 1998, there were no tax increment project expenditures within the Project Area. 

9 
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(t) DESCRIPTION OF TIF DEBT INSTRUMENTS 

TABLE F 
DESCRIPTION OF TIF DEBT INSTRUMENTS RELATED TO THE PROJECT AREA- TERMS 

NAME OF DEBT 
INSTRUMENT DATE 

INTEREST 
PRINCIPAL RATE SECURITY TYPE 

City of Chicago Bryn Mawr/Broadway 
Redevelopment Project Subordinate 
Tax Increment Allocation Note 
Taxable Series 1997 

7/31/97 $1,800,000 8.40% Incremental Tax Subordinate 

(I) N.A -not applicable 

Revenue Tax Increment 

10 

Allocation 
Note 

INTEREST PAID PRINCIPAL PAID 
DURING DURING 

UNDERWRITERS TRUSTEES 1998 1998 

N.A.(I) Seaway Bank $)39,020 so 
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(g) DESCRIPTION OF CITY CONTRACTS 

TABLE G 
DESCRIPTION OF CITY CONTRACTS RELATED TO THE PROJECT AREA 

CONTRACTING 

PARTIES AMOUNT OF 
WimTHE DATE OF COMPENSATION 

CITY OF CHICAGO EXECUTION PURPOSE PAID IN 1998 

Bryn Mawr-Belle Shore LLP 1998 Rehabilitation $529,079 

Bansley & Kiener 1998 Studies/Plan/ Admin. $1,500 

Ernst & Young 1998 Studies/Plan! Admin. $7,692 

City TIF Program Administration 1998 Studies/Plan/ Admin. $4,780 

11 

PERCENT OF 
COMPENSATION 
PAID TO DATE 

35% 

100% 

100% 

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

During 1998, there was no information available regarding public or private investment activity 
in the Project Area. 

12 
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(i) DESCRIPTION OF PROPERTY TRANSACTIONS 

During 1998, the City did not take or divest title to real property within the Project Area. 
Additionally, the City was not a lessor or lessee of real property within the Project Area during 
1998. 

13 
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G) FINANCIAL SUMMARY PREPARED BY THE CITY COMPTROLLER 

14 
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EANSLEY AND KIENER~ L. L. p 
CERTIFIED PUBLIC ACCOUNTANTS 

125 SOUTH WACKER DRIVE 

CHICAGO. ILLINOIS 60606-4496 

A~f:.A COO£ 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 combined balance sheet of the Bryn Mawr­
Broadway Redevelopment Project of the City of Chicago, Illinois, as of 
December 31, 1998, and the related combined statements of revenues, 
expenditures and changes in fund balance - governmental funds for the years 
ended December 31, 1998 and 1997. These combined financial statements are 
the responsibility of the City of Chicago's management. Our responsibility 
is to express an opinion on these combined financial statements based on our 
audit. We previously audited and reported upon the balance sheet as of 
December 31, 1997, totals of which are included for comparative purposes 
only. 

We conducted our audits in accordance with generally accepted auditing 
standards. Those standards require that we plan and perform the audit to 
obtain reasonable assurance about whether the combined financial statements 
are free of material misstatement. An audit includes examining, on a test 
basis, evidence supporting the amounts and disclosures in the financial 
statements. 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 audits 
provide a reasonable basis for our opinion. 

In our opinion, the combined financial statements referred to above present 
fairly, in all material respects, the financial position of the Bryn Mawr­
Broadway Redevelopment Project of the City of Chicago, Illinois, as of 
December 31, 1998, and the results of its governmental funds operations and 
changes in fund balance for the years ended December 31, 1998 and 1997 in 
conformity with generally accepted accounting principles. 

As explained in Note 1 to the financial statements, in 1998 the Bryn Mawr­
Broadway Redevelopment Project of the City of Chicago, Illinois changed its 
method of accounting for investments. 



-2-

The year 2000 information on pages 8 and 9 is not a required part of the 
financial statements, but is supplementary information required by the 
Governmental Accounting Standards Board, and we did not audit and do not 
express an opinion on such information. Further, we were unable to apply to 
the information certain procedures prescribed by professional standards 
because of the unprecedented nature of the year 2000 issue and its effects, 
and the fact that authoritative measurement criteria regarding the status of 
remediation efforts have not been established. In addition, we do not 
provide assurance that the City of Chicago is or will become year 2000 
compliant, that the City of Chicago's year 2000 remediation efforts will be 
successful in whole or in part, or that parties with which the City of 
Chicago does business are or will become year 2000 compliant. 

Our audits were conducted for the purpose of forming an opinion on the 
combined financial statements taken as a whole. The schedule of cash 
activities on page 10 and the schedule of expenditures by statutory code on 
page 11, 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 combined financial statements of Bryn Mawr-Broadway 
Redevelopment Project of the City of Chicago, Illinois. Such additional 
information has been subjected to the auditing procedures applied in the 
audits of the combined financial statements and, in our opinion, is fairly 
stated in all material respects when considered in relation to the combined 
financial statements taken as a whole. 

~~~.Lt..P. 
Certified Public Accountants 

May 21, 1999 



A S S E T S 

CITY OF CHICAQO. ILLINQIS 
BRYN MAWR-BROADWAY REDEVELOPMENT PROJECT 

COMBINED BALANCE SHEETS 
DECEMBER 31, 1998 

(With Comparative Totals for 1997) 

General 
Long-term 

Debt 
Governmental Account 

Funds Grou.Q__ 
Total 
].998 

-3-

Total 
1997 

Cash and investments $2,062,291 $ - $2,062,291 $2,201,280 

Property taxes receivable 

Accrued interest 
receivable 

Amount available for 
debt service 

Amount to be provided 
for retirement of 
general long-term debt 

Total assets 

LIABILITIES AND 
FUND BALANCE 

Vouchers payable 

Other accrued liabilities 

Accrued interest payable 

Due to other City funds 

Deferred revenue 

Notes payable (Note 2) 

Total liabilities 

Fund balance 
Reserved for debt 

service 
Unreserved, 

undesignated 

Total fund balance 

Total liabilities 
and fund balance 

250,959 - 250,959 100,000 

15,254 - 15,254 11,101 

447,830 447,830 528,386 

1,242,170 1,242,170 1,271,614 

$2.328.504 $1,690,000 $4.018,504 $4,112,381 

$ - $ - $ - $ 6 

28,387 - 28,387 28,387 

75,600 - 75,600 63,420 

4,780 - 4,780 1,236 

250,959 - 250,959 99,994 

110,000 1, 6901000 1, 800 ( 000 1, 800 5 000 

469,726 1,690,000 2,159,726 1,993,043 

447,830 - 447,830 528,386 

1,410,948 - 1,410,948 1,590,952 

1,858,778 - 1,858,778 2,119,338 

~,,~,~~~g~ Sl 1 690 1 000 $4,018 1 504 ~~, •• ,,~§· 

The accompanying notes are an integral part of the combined financial 
statements. 
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CITY OF CHICAGO, ILLINOIS 
BRYN MAWR-BROADWAY REDEVELOPMENT PROJECT 

COMBINED STATEMENTS OF REVENUES, EXPENDITURES 
AND CHANGES IN FUND BALANCE - GOVERNMENTAL FUNDS 

YEARS ENDED DECEMBER 31, 1998 AND 1997 

Revenues 
Property tax 
Interest 

Total revenues 

Expenditures 
Capital projects 
Debt service 

Principal retirement 
Interest 

Total expenditures 

Revenues under expenditures 

Other financing sources 
Operating transfers in (Note 3) 
Proceeds of debt 

Total other financing sources 

Revenues and other financing sources 
over (under) expenditures 

Fund balance, beginning of year 

1998 

$ 141,208 $ 
105,390 

246,598 

543,051 

110,000 
151,200 

804,251 

(557,653) 

297,093 

297,093 

(260 1 560) 

2,119,338 

-4-

1997 

37,570 
36,867 

74,437 

1,051,236 

63,420 

1, 1141656 

(1,040,219) 

1,359,557 
1, 8001 000 

3,1591557 

2,119,338 

Fund balance, end of year $1,8581778 $ 2,119,338 

The accompanying notes are an integral part of the combined financial 
statements. 



I 

-5-
CITY OF CHICAGQ. ILLINOIS 

BRYN MAWR-BROADWAY REDEVELOPMENT PROJECT 

NOTES TO COMBINED FINANCIAL STATEMENTS 

Note 1 - Summary of Significant Accounting Policies 

Description of Project 

The Bryn Mawr-Broadway Tax Increment Redevelopment Project 
Area (Project) was established in December 1996. This area has 
been established to finance improvements, leverage private 
investment and create and retain jobs. Reimbursements, if any, are 
made to the developer for project costs, as public improvements are 
completed and pass City inspection. 

Principal and interest on the bonds will be paid from 
incremental property taxes generated by the redevelopment district. 

Basis of Accounting 

The Project is accounted for within the capital project, debt 
service and special revenue funds of the City. The Bonds Payable 
are recorded in the City's General Long-term Debt Account Group. 
The report is presented herein on a combined basis. 

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. 

Fixed assets are not capitalized in the general operating 
funds but, instead, are charged as current expenditures when 
purchased. The General Fixed Asset Account Group of the City 
includes the capital assets, if any, of the Project. 

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. 



CITY OF CHICAGO. ILLINOIS 
BRYN MAWR-BROADWAY REDEVELOPMENT PROJECT 

NOTES TO COMBINED FINANCIAL STATEMENTS 
(Continued) 

Note 1 - Summary of Significant Accounting Policies (Continued) 

Illinois Tax Increment Redevelopment Allocation Act Compliance 

-6-

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. 

Cash and Investments 

The note proceeds and incremental taxes associated with the 
Bryn Mawr-Broadway Tax Increment Financing District are deposited 
with the City Treasurer or in a separate trust account. Eligible 
project expenditures are approved by the Department of Planning and 
Development in accordance with the project budget and paid from the 
trust account. Eligible project expenditures may be paid from bond 
proceeds or incremental taxes in excess of next year's annual debt 
service, after fully funding of all other funds and accounts. 

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. 

On January 1, 1998, the City adopted GASB Statement No. 31, 
"Accounting and Financial Reporting for Certain Investments and for 
External Investment Pools." Accordingly, the City values its 
investments at fair value, or amortized cost. 

Property Taxes 

Property taxes are susceptible to accrual and recognized as a 
receivable in the year levied. Revenue recognition is deferred 
unless the taxes are received within 60 days subsequent to year­
end. 
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Note 2 - Notes Payable 
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In July, 1997, the City issued $1,800,000 of Bryn Mawr 
Broadway subordinate tax increment allocation notes, taxable 
series. The notes have an interest rate of 8.4 percent until July 
31, 2002, at which time the notes will be reset to 2.25 percent 
above the average yield of five year U.S. Treasury Notes. The 
notes maturity dates range from January 1, 1999 to January 1, 2009. 
The aggregate maturities of the notes (principal portion only) are 
as follows: 

1999 
2000 
2001 
2002 
2003 
Thereafter 

$ 
70,000 
75,000 
40,000 

110,000 
1,395,000 

SL 690,000 

The principal listed above for each year include amounts 
payable January 1 of the following year. 

In addition to the above notes, the Project has agreed to 
reimburse up to 30 percent of the annual interest to the developer 
on certain obligations incurred by the developer. 

Note 3 - Operating Transfers In 

During 1998 and 1997, in accordance with state statutes, the 
Project received $297,093 and $1,359,557, respectively, from the 
contiguous Edgewater Redevelopment Project for the payment of 
project costs and debt service. 
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YEAR 2000 READINESS DISCLOSURE (UNAUDITED) 

The City's operations, like those of many other business entities, may be 
impacted by the inability of certain computer programs and electronic systems 
with embedded microprocessor chips to recognize calendar dates beyond the 
year 1999. Unless such programs and microprocessors are modified or replaced 
prior to the year 2000, they may not function properly after 1999. 

The City formed an executive committee in May 1998, to oversee possible 
City-wide year 2000 impacts. The Department of Business and Information 
Services has been charged with managing the City's year 2000 project. The 
year 2000 issue is covered within the scope of the City's year 2000 project. 
The year 2000 project is divided into stages as follows: 

Awareness Stage - Establishing a budget and project plan for dealing 
with the year 2000 issue. 

Assessment Stage - Identifying the mission critical systems, equipment 
and individual components for which year 2000 compliance is needed. 

Remediation Stage - Making changes to systems and equipment. 

Validation/testing Stage - Validating and testing the changes that were 
made during the remediation stage. 

The City committed approximately $28.2 million and $32.0 million in 1998 and 
1999, respectively, for the repair and replacement of year 2000 compromised 
systems. As of December 31, 1998, the City entered into contracts for 
approximately $17.7 million for the test plan development, audit stages and 
upgrade of certain software programs. 

~ssion Critical Applications 

The City has identified one computer application, the Chicago Accounting and 
Purchasing System, as critical to conducting the operations for year 2000 
compliance. As of December 31, 1998, the City completed the awareness and 
assessment stages, and the remediation stage was in process for the above 
mission critical component. This mission critical component is still subject 
to the validation/testing stage. The City-wide completion of all stages is 
scheduled for September 1999. 

Embedded Systems 

The awareness stage, including an inventory of embedded systems has been 
completed. Baseline assessment of mission critical functions involving 
embedded systems was substantially completed by the end of the first quarter 
of 1999. The City has retained outside consultants to manage and implement 
completion of this aspect of the year 2000 project by the end of September 
1999. 
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(Continued) 

Other Considerations 
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The City also initiated an assessment of mission critical vendors, which is 
being performed by a consultant with oversight from the executive committee 
to plan for continuity in the City's supply chain. Contingency planning for 
mission critical systems and other elements of the year 2000 project is 
scheduled to be completed by the end of September 1999. 

The above description of the stages of work to address the year 2000 issues 
is not a guarantee those systems will be year 2000 compliant. Although the 
City is currently on schedule to meet its objectives for year 2000 
compliance, there is no assurance that compliance will be achieved in a 
timely manner. Further, if the City successfully addresses its year 2000 
issues, there is no assurance that any other entity or governmental agency 
(including governmental organizations or entities that provide essential 
infrastructure) with which the City electronically interacts will be year 
2000 compliant. At this time, the City can not determine the potential 
impact of such noncompliance on the business and financial condition or the 
results of its operations. 
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SCHEDULE OF CASH ACTIVITIES 
YEARS ENDED DECEMBER 31, 1998 AND 1997 

Cash flows from operating activities 
Property taxes received 
Payments for capital projects 
Interest received 

Net cash used in operating activities 

Cash flows from financing sources 
Debt service 

Interest paid 
Operating transfers in 
Proceeds from debt 

Net cash provided by 
financing activities 

Increase (decrease) in cash and investments 

Cash and investments, beginning of year 

Cash and investments, end of year 

Reconciliation of expenditures over revenues 
to net cash used in operating activities 

Expenditures over revenues 
Adjustments to reconcile expenditures over 

revenues to net cash used in operating 
activities 

Financing activities 
Changes in assets - (increase) 

Property tax receivable 
Accrued interest receivable 

Changes in liabilities - increase 
(decrease) 

Vouchers payable 
Other accrued liabilities 
Accrued interest payable 
Due to other City funds 
Deferred revenue 
Notes payable 

1998 

$ 141,214 
(539,513) 
101,237 

(297 ( 062) 

(139,020) 
297,093 

158,073 

(138,989) 

2,201.280 

1997 

$ 37,564 
(1,021,607) 

89L186 
( 894 ( 857) 

(63,420) 
1,359,557 
1, 800 ( 000 

3,096,137 

2,201,280 

$2.062.291 $ 2.?01,280 

$ (557,653) $(1,040,219) 

139,020 63,420 

(150, 959) (100,000) 
(4,153) (11,101) 

(6) 6 
28,387 

12,180 63,420 
3,544 1,236 

150,965 99,994 
110LOOO 

~ {~~7,Q~') ~ ,~~~~~~7) 



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 

1998 

architectural, engineering, legal, and marketing $ 13,972 $ 

Costs of property assembly, 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 

-11-

1997 

1,236 

buildings, and the clearing and grading of land - 1,050,000 

Costs of rehabilitation, reconstruction or repair or 
remodeling of existing public or private buildings 
and fixtures 529,079 

Costs of financing, including but not limited to all 
necessary and incidental expenses related to the 
issuance of obligations and which may include 
payment of 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 261,200 63,420 

$804.251 $1:114,656 
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(k) DESCRIPTION OFT AX RECEIPTS AND ASSESSMENT INCREMENTS 

TABLEK 
DESCRIPTION OF TAX RECEIPTS AND ASSESSMENT INCREMENTS 

MUNICIPAL STATE MUNICIPAL NET STATE TOTAL 
SALES TAX SALES TAX UTILITY TAX UTILITY TAX INITIAL 1997 

YEAR INCREMENT INCREMENT INCREMENT INCREMENT EAV EAV 

1998 N.A. (1) N.A. (1) N.A. {1) N.A. (1) $17,682,409 $18,749,808 

(I) NA.- not applicable. 

15 

TOTAL 
INCREMENTAL 

PROPERTY 
TAXES 1997 

$154,640 
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(l) CERTAIN CONTRACTS OF TIF CONSULTANTS 

During 1998, no TIF consultant was paid by the City for assisting to establish the Project Area 
and paid by any entity that has received or is currently receiving payments financed by tax increment 
revenues from the Project Area. 
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(m) COMPLIANCE STATEMENT PREPARED BY AN INDEPENDENT PUBLIC 
ACCOUNTANT 

17 



) 
Bansley and Kiener, L.L.P. 

Certified Public Accountants 

'EstaMisfiea 1922 

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 
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We have audited, in accordance with generally accepted auditing standards, 
the combined balance sheet of Bryn Mawr-Broadway Redevelopment Project of 
the City of Chicago, Illinois as of December 31, 1998, and the related 
combined statement of revenues, expenditures and changes in fund balance 
for the year then ended, and have issued our report thereon dated May 21, 
1999. 

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 
Bryn Mawr-Broadway 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. 

May 21, 1999 

BERS 

'HCAN INSTITUTE OF CPA'S 
OIS CPA SOCIETY 

RE STEPHENS NORTH AMERICA. INC 
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Certified Public Accountants 
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1. Executive Summary 

The proposed Bryn Mawr - Broadway Redevelopment Project Area (RP A) consists of properties on 
both sides of Bryn Mawr A venue from Sheridan Road to the west side of Magnolia; Broadway from 
just south of Balmoral to just north of Bryn Mawr; and residential properties on the west side of 
Winthrop from just south ofBerwyn to Balmoral. 

The proposed RP A is characterized by mixed-use commercial and residential areas with a wide 
variety of neighborhood revitalization and redevelopment needs. Further, a review of building 
permit data indicates that there has been negligible investment in growth and development of the 
area since at least 1991. Between 1991 and 1995, building permits issued for the proposed RPA 
totaled just $725,261. Of this total, 29.48% ($213,800) was required to address cited building code 
violations. The total investment is less than 1.5% of the estimated market value ($54,656,568) of 
the property in the area At this rate of investment, it would take over 100 years for reinvestment 
to equal property values at this time. 

The proposed RP A was found to meet the requirements of the state law for designation as a tax 
incremental financing district under the provisions for a conservation area This conclusion was 
based upon several physical features and conditions prominently found throughout the area that the 
act is designed to ameliorate. The area met the requirements for age with 80 of 93 structures 
exceeding 35 years of age. Six additional eligibility factors were observed as being significantly 
present and reasonably distributed on the 15 blocks throughout the proposed RP A. These factors 
include depreciation of physical maintenance, obsolescence, excessive vacancies, excessive land 
coverage, deleterious land use and layout, and lack of community planning. 

The scope of these needs will be addressed through the following objectives: 

• Rehabilitate and upgrade existing housing in the RP A which supports the retention of a 
diverse population base in the neighborhood. 

• Revitalize Bryn Mawr between Sheridan Road and Magnolia as a neighborhood-oriented 
mixed-use business, residential and service district. 

• Encourage the enhanced development of Broadway as a mixed-use district meeting 
contemporary physical development requirements consistent with the urban character of the 
neighborhood. 

• Enhance the sense of common identity in Edgewater by tying together the many sub­
communities with streetscaping and urban design projects. 

The strategies to be employed include targeting anchor buildings and opportunity sites for 
rehabilitation, encouraging private sector activities, investing in public improvements, acquiring land 
to support private efforts, and leveraging other funds by use of public revenues. 

S. B. Friedman & Company I Public Finance Associates 
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The proposed RPA lies immediately north of the existing Edgewater TIF. Funds will be shared 
between these two districts to ma...'dmize their complementary revitalization and redevelopment 
objectives. The proposed redevelopment plan and project provides for total expenditures of 
$17,400,000. The comprehensive revitalization of the Bryn Mawr- Broadway corridor will create 
an attractive and stable commercial district in the Edgewater community and lend to the important 
City objectives of eliminating blight, stemming retail base erosion, enhancing the tax base, 
enhancing and stabilizing existing retail districts, facilitating economic development, and creating 
new employment opportunities for minority and female City residents. 

Among the key, early projects in the RPA are the extensive rehabilitation of the two apartment hotel 
buildings located within the Bryn Mawr A venue historic district. Analysis of the financial feasibility 
of these projects indicates a financing gap that can only be filled with tax incremental financing 
assistance. But for the creation of the tax incrementa/financing district, tftis and other necessary 
redevelopment projects cannot occur. 

This plan and project summarize the analysis and findings of the consultant's work, which, unless 
otherwise noted, is solely the r:sponsibility of S.B. Friedman & Co. and Public Finance Associates 
and does not necessarily reflect the views and opinions of potential developers or the City of 
Chicago. However, the City of Chicago is entitled to rely on the findings and conclusions ofthis 
plan in designating the Bryn Mawr - Broadway district as a redevelopment project area under the 
Act. 

S. B. Friedman & Company 2 Public Finance Associates 



2. Introduction 

In March 1996, S. B. Friedman & Company and Public Finance Associates were engaged to conduct 
a study of certain properties in the Edgewater neighborhood of the City of Chicago to determine 
whether such properties would qualify for status as a "blighted area" or a "conservation area" under 
the Illinois Tax Increment Allocation Redevelopment Act, Illinois Compiled Statutes, 65 ILCS 
5/11-74.4-1 et. seq. (the Act). This Redevelopment Plan and Project (Plan) is the central document 
for the proposed redevelopment plan area (RPA) for a tax increment finance (TIF) district. This 
document is supported by a document outlining the eligibility factors that qualify the RP A for 
designation as a· TIF District. 

Project Area Background & Description 

The RP A is located in the vicinity of the intersection of Bryn Mawr and Broadway A venues in the 
Edgewater community of the City of Chicago, which is located in Cook County, Illinois. Map 1 
shows the approximate boundaries of the proposed district. Appendix 1 contains the official 
boundaries and legal description of the district. 

The RP A includes the commercial portions of all or some of 15 city blocks generally described as: 

• Broadway. Both sides ofBroadway extending from just south ofBalmoral (approximately 
5350 north) to just north of Bryn Mawr (approximately 5622 north), excluding the Jewel 
Food Store property, 

• Bryn Mawr. Both sides ofBryn Mawr extending from near Magnolia (approximately 1218 
West) on the west to Sheridan Road (approximately 1021 West) on the east, 

• Ridge. Selected parcels along Ridge from the Broadway/Bryn Mawr intersection to 
approximately 5623 north, 

• Catalpa. Both sides of Catalpa from the alley immediately west of Broadway to the elevated 
CT A tracks on the east, 

• Balm oral. North side of Balmoral from the alley immediately west of Broadway east to 
Winthrop, and the south side of Balmoral from the alley west of Broadway to the alley east 
of Broadway, 

• Berwyn. Both sides ofBerwyn from the elevated CTA tracks to eastern edge of the right-of­
way along at Winthrop, 

• Winthrop. The west-side of Winthrop including the street right-of-way from 5250 North 
Winthrop to the north edge of the right-of-way along Balmoral (approximately 5400 North 
Winthrop), and 

• CTA. The entire right-of-way of the CTA elevated line from Berwyn to the northern edge 
of Bryn Mawr station. 

All properties were examined for qualification factors consistent with the "conservation area" 
requirements of the Act as well as for development and redevelopment potential. Based upon these 
criteria, the selected properties have been deemed suitable for TIF District status and are considered 
to be the RP A. 

S. B. Friedman & Company 3 Public Finance Associates 



,,... 0.. . ,.,o, j ; . ---h .... ~·-· . .. . . , .......... , ... ........ .. 

·_~; 
1, 
'i 
:~ 

' 
.A. 

lij . [ 
. ( . ( 
t 

[ 

' ( 

' I 

• I 

: I 

~ • I 

f 
~ 



Redevelo.Ement Plan <md Project Bryn Mawr/Broadway Redevelopment Project Area 

History of Area 

Edgewater was founded in 1886 by John Lewis Cochran after he purchased an area of Lake 
Michigan shoreline stretching from Bryn Mawr to Foster and Broadway (then Evanston Avenue) to 
Sheridan Road (then on the lakeshore). The conununity was expanded north to Devon in 1888, west 
to Clark in 1890, and north to l-lorwood in 1893. The proposed RP A encompasses the heart of this 
new community called Edgewater. Cochran developed the area as a planned community and 
installed infrastructure to support the development, including streets, sewers, sidewalks, 
streetscaping (tr~es), and electricity. Edgewater was aggressively marketed to the rising middle class 
and soon attracted businessmen, bankers, architects, doctors, and other professionals who built large 
graceful homes on large shaded lots along the many tree-lined streets found throughout the 
neighborhood. 

Fallowing this initial growth phase, amenities were added to Edgewater that substantially enhanced 
the area for new development. These amenities included new rail stations for the Milwaukee and 
St. Paul railroad at Bryn Mawr and Granville. The Guild Hall (no longer standing) was built as the 
cultural center of the community. By 1900, four major churches, including two in the RP A 
(Edgewater Presbyterian Church and St. Ita's Parish), were established. Several schools were also 
built during the period to serve a growing multi-ethnic immigrant population. This gave rise to 
higher density residential development which accommodated a wide variety of lifestyles and 
incomes. 

Around the turn of the century major changes began to take shape which would dramatically increase 
the population size and density ofEdgewater. In 1889, residents elected to become part of the City 
of Chicago. In 1908, the North Shore Electric Line was extended north to Howard from Wilson, 
connecting the area directly to downtown Chicago shopping and employment. The area was in a 
building boom which was mostly uncontrolled because the building covenants and restrictions that 
had shaped the community had expired. While many developers constructed quality buildings in the 
area, the lack of adequate controls led to the replacement of single-family homes by higher density 
multi-family structures. 

In the early part of the twentieth century, Edgewater experienced an accelerated pace of new 
investment that transformed the area from a predominately single-family residential district to a 
mixed single- and multi-family residential and commercial district. Prominent structures such as 
The Edgewater Beach Hotel- then located directly on the lakefront- were built in the 1910s and 
1920s. These were soon followed by several standard apartment buildings and apartment hotels, 
including the Bryn Mawr and Belle Shore - which attracted young singles and couples who sought 
furnished rooms and convenience-driven services such as laundry and grocery delivery. In this same 
time period, movie theaters such as the Bryn Mawr Theater were built to meet demand for "talkies" 
and silent films. Several other major venues such as the Eleven-Eleven Club, the Armory and the 
Temple Theater were built during this period. 

The Great Depression brought a halt to private development in the area which did not recover until 
the 1950s. Still, there were some major changes. Lake Shore Drive was extended to Foster in 1933 

S. B. Friedman & Company 5 Public Finance Associates 
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by the Works Progress Administration (WPA). Edgewater Hospital opened in 1929, Mundelein 
College in 1930, St. Gertrude's Church in 1932, and St. Gregory High School in 1937. Public 
infrastructure was improved using WP A and other public works funds. While the depression took 
a major toll on many local businesses, many were able to survive by providing necessities and good 
service to the community. Nonetheless, substantial private investment did not occur again in the area 
until after the Second World War. 

The postwar period brought dramatic change for the neighborhood. New immigrants from Japan, 
Korea, Greece,. Mexico, Puerto Rico, the Phillippines, and China replaced the predominately 
European residents in Edgewater of earlier years, bringing with them a renewed vitality to the area. 
However, the population of the area continued to decline from a high in the 1940s of around 55,000 
to less than 48,000 by 1960. By the 1960s, urban decay began to become a major issue as the 
community faced a deteriorating and aging housing stock. Several community organizations 
including the Edgewater Clergy and Rabbi Association and .the newly formed Edgewater Community 
Council worked to funnel limited resources to address housing and social needs. 

The disinvestment and out-migration patterns that began in the 1960s have become manifested in 
larger problems that impact the entire Edgewater community. The disinvestment and population 
decline have left the community with many large and prominent structures that are often 
underutilized, partially or fully vacant, and in need of structural repair and replacement Among the 
buildings in need of rehabilitation are the residential hotels and vacant commercial spaces found 
throughout the proposed RP A. While some of these spaces can be modernized, many are 
functionally and economically obsolete and are now targets for redevelopment. The commercial 
block-face ofBroadway is disrupted in areas because of vacant lots which have become parking and 
storage areas for neighboring businesses. Finally, the public infrastructure in many parts of the 
proposed RP A has deteriorated substantially or is obsolete and must be updated to assist in the area­
wide redevelopment strategy discussed in this document. 

Community groups that were created to address the emergent problems in Edgewater continue to 
pursue a number of redevelopment and community preservation initiatives. This includes the 
creation of the Bryn Mawr Historic District listing in the National Register of Historic Places to 
preserve and provide incentives for the rehabilitation of the many historic buildings along Bryn 
Mawr. The historic district designation was coordinated by a collaboration of neighborhood groups 
and concerned citizens called the Bryn Mawr Task Force. The designation was received on April 
20, 1995 and encompasses the north and south sides of Bryn Mawr between Sheridan Road and 
Broadway. 

As discussed below, the current prevailing conditions in the community require further attention. 
The strategies embodied in the plan are designed to address these conditions and complement other 
redevelopment initiatives occurring in the community, as well as attracting new private investment. 

Existing Conditions and Land Use 

The RP A is characterized by the following land use patterns and physical conditions: 

S. B. Friedman & Company 6 Public Finance Associates 
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Private Land and Improvements. Approximately 93 buildings are situated on I 00 indexed 
parcels, and include the following observations based upon a street, sidewalk and alley 
survey: 
• 14 private residences containing no commercial space, including 5 single-family 

homes and 9 multi-unit apartment/condominium buildings 
• 35 buildings tilllt combine business/commercial space with residential uses, including 

two residential hotel buildings 
• approximately 15 have some or all of their commercial space 

currently vacant and available for use 
• two large residential hotel buildings which are deteriorated and hinder the 

development of the proposed RP A 
• 41 buildings are commercial business properties 

• 8 are completely vacant, with no business activity on the site 
• 4 are to be only partially utilized, and 
• tax exempt buildings include a church and CT A facilities; one park property 

is also exempt 

Public Land/Rights-of-Way. Portions of Broadway, Ridge, Bryn Ma\\T, Kenmore, 
Winthrop, Catalpa, Balrnoral, and Berwyn A venues are included in the RP A. Also included 
are sidewalks, utility easements, alleys, and CT A lines within the designated area. 

Most of the residential uses are located along Winthrop, however two residential hotel buildings are 
located on Bryn Ma\\T. Commercial space is concentrated along Bryn Ma\\T, Ridge and Broadway, 
with limited commercial along Catalpa, Balmoral and Berwyn from just west of Broadway to the 
CTA line. 

Generally, the land use patterns found in the community follow a rational distribution, however, 
there are instances of incompatible land use patterns occurring along Broadway and Bryn Ma"Wr. 
Many of the disparate land use patterns are found along Broadway where commercial, retail, auto 
repair, institutional, recreational, and residential uses exist side-by-side. Land use along Bryn Ma"Wr 
is not as diverse as along Broadway, but there are areas where land uses are incompatible. 
Specifically, along Bryn Ma"Wr west of Broadway, an abandoned industrial building sits amid several 
residential structures. 

Aggravating the land use patterns in the proposed RP A are additional area physical features which 
constrain business operations, limit customer parking areas, and restrict access for product delivery 
to businesses along Bryn Ma"Wr and Broadway. Additionally, the lot depths found along Broadway 
and Bryn Mawr create numerous problems associated with operating businesses in this area 

Broadway is a wide thoroughfare where a number of different traffic patterns conflict. These include 
through drivers going to destinations outside of the proposed RP A, customers and area residents 
attempting to find parking or exiting the neighborhood, and delivery vehicles double parking or using 
limited alley space to drop off store products. The east side of the street is characterized by lot 
depths of 250' with large structures next to small structures, creating a disjointed patchwork of 

S. B. Friedman & Company 7 Public Finance Associates 
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commercial and multi-family residential land uses. The alley behind the east-side ofthe street is 
poorly configured to handle truck delivery and conflicting store or residential parking needs that may 
be required for any redevelopment activity. 

The comparatively shallow lot depths of 125' on the west-side of the street are not sufficient for 
modem commercial uses. The west side of the street also has the majority of vacant land found in 
the proposed RP A. However, the lot depths are inadequate for the development of new commercial 
facilities. This problem is further exacerbated by the narrow alley which cannot accommodate 
product delivery_ nor customer parking. The issue of off-street parking and delivery areas is further 
affected by the fact that many of the buildings along Broadway occupy between 85 and 100% of their 
respective lots. These physical impediments make any redevelopment effort difficult and very 
expensive. 

Many of the problems identified along Broadway are shared by Bryn Mawr. However, on Bryn 
Mawr these problems are more acute because the street is significantly narrower ( 115' width for 
Broadway versus 65' for Bryn Mawr) and there is no alley serving the buildings along the street. 
Furthermore, lot depths along Bryn Mawr are not uniform and range between 100' and 150'. Bryn 
Mawr currently serves as a major connector to Lake Shore Drive and carries a heavy traffic load. 
This combination of factors creates an environment that discourages new investment. 

Another physical feature of the proposed RP A which detracts from its ability to compete in the 
marketplace is disruptions along the block face. This problem is particularly evident along 
Broadway. The disruptions of Broadway's block face include vacant lots, parking lots and 
businesses that do not rely upon nor receive pedestrian customers. The disruptions separate areas 
of commercial concentrations which discourages pedestrian traffic between stores, requires drivers 
to get on and off Broadway to reach nearby stores and impacts the overall vitality of the area. 
Furthermore, fragmented land ownership impedes redevelopment efforts by making it significantly 
more -difficult to assemble large ·sites for new investment 

The age of the commercial structures, lack of investment by both the public and private sectors, 
existing land use patterns, area platting and block-face disruptions underlie the redevelopment needs 
of the RP A. Corresponding to the lack of property investment, and as a direct result of age, many 
of the proposed RP A buildings have be~ poorly retrofitting which lms contributed to making many 
of these buildings inadequately configured for modem commercial uses. The misguided 
recon:figuration of many of these structures has made them unprofitable investments. Property 
owners are not able to capture enough rental income to pay for the high levels of maintenance 
exhibited in the area and typically required of buildings 30 years of age or older. 

Map 2 shows existing land uses in the RP A. 

Redevelopment Needs of the Area 

The land use and existing conditions suggest the following general redevelopment needs for the 
RPA: 
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• Rehabilitate or redevelop major anchor building and opportunity sites, including the 
apartment hotels and commercial structures. 

• Develop uses that conform to current zoning and are compatible with existing residential 
development. 

• Rationalize and adjust the transportation system, loading and parking areas to effectively and 
directly serve the redeveloped RP A. 

• Redevelop and/or rehabilitate parcels that suffer from economic and functional obsolescence 
and other factors that make them unsuitable for modern market-based uses. 

• Streetscape right-of-ways and improve facades to create a common identity for the RP A as 
part of the larger Edgewater neighborhood. 

• Make improvements to RP A infrastructure including streets, sewer and water lines, 
sidewalks, street lighting, electrical, and telecommunication facilities. 

• Create physical and other improvements to reconfigure Bryn Mawr as a local commercial 
street from its current high volume commuter thoroughfare supporting Lake Shore Drive. 

• Stabilize and/or clean up areas where there has been little private and public investment, 
where there are deleterious land uses, functionalleconomic obsolescence, and other 
conditions that are detrimental to the economic vitality of the RP A. Efforts would include, 
but not be limited to, facade enhancement, general maintenance assistance, commercial 
signage, and other programs. 

• Maintain and rehabilitate the CTA station and viaduct in a manner consistent with, and 
complementary to, the surrounding neighborhood, including station renovation and viaduct 
treatments. 

• Provide incentives to encourage assembly of redevelopment sites attractive for contemporary 
development. 

• Leverage limited local resources, both public and private, to attract additional public and 
private investment to the RP A. 

The plan provides tools for the City and local community to encourage the private sector to 
undertake redevelopment and rehabilitation projects, as well as other improvements that serve the 
redevelopment interests of the local community and City. An integrated implementation strategy 
has been developed to address these needs and facilitate the sustainable redevelopment of the RPA. 
This strategy includes targeting anchor buildings for extensive rehabilitation or redevelopment 
activity. To support these specific projects and encourage future RP A investment, public resources, 
including tax increment financing, may be used to repair and modernize RP A infrastructure, create 
an identity for the community, and prepare sites for redevelopment. Land assembly activity may 
occur to consolidate vacant or blighted sites for future private sector redevelopment activities and/or 
to assist private developers with acquisition. 
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Criteria for Designation 

3. Conservation Area Conditions 
Existing in the RP A 

The Act sets forth specific eligibility criteria which must be present to a meaningful extent within 
the RP A at the time of its designation in order for the area to qualify for designation as a 
Conservation Area. These criteria are discussed in detail in the Eligibility Study for the RP A, which 
is a supporting document of this plan. By law, a "redevelopment project area" is: 

an area designated by the municipality . .. in respect to which the municipality has made 
findings that there exist conditions which cause the area to be classified as a blighted area 
or a conservation area, or a combination of both blighted a;eas and conservation area. 

As set forth in the Act, a "conservation area" means 

.. :any improved area within the boundaries of a redevelopment project area located within 
the territorial limits of the municipality in which 50% or more of the structures in the area 
have an age of 35 years or more. Such an area is not yet a blighted area but because of a 
combination of3 or more of the followingfactors: dilapidation; obsolescence; deterioration; 
illegal 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 sanitary facilities; inadequate utilities; excessive land coverage; 
deleterious land use or layout; depreciation of physical maintenance; lack of community 
planning, is detrimental to the public safety, health, morals, or welfare and such an area 
may become a blighted area. 

Conservation Area Factors 

To qualify for designation, the RP A must meet the age requirement plus any three other eligibility 
factors. Six factors (in addition to age) are present to a meaningful extent and are reasonably 
distributed throughout the RP A, including: 

• Depreciation of Physical Maintenance 
• Obsolescence 
• Excessive Vacancies 
• Excessive Land Coverage 
• Deleterious Land Use/Layout 
• Lack of Community Planning. 

All blocks within the RP A satisfy the age requirements and display at least three additional 
Eligibility Factors. The following are present in the RP A: 

Age. 50% or more ofthe structures within the RPA must be 35 years or older. 
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Of the approximately 93 buildings examined, 79 have been determined to be in excess of 35 
years of age. This is 85% of the total buildings within the RP A. 

Depreciation of Physical Maintenance. Depreciation of physical maintenance refers to the 
effects of deferred maintenance and the lack of maintenance of the buildings, surrounding 
parking areas, and public improvements, including alleys, walks, streets, and viaducts. 

Ofthe 93 buildings in the RPA, 87 of these buildings or 94% of the structures exhibit some 
deferred_ maintenance of windows and window frames, doors and door frames, exterior 
walls, canopies, fascias, awnings, gutters, rooft and shingles, and related premises including 
ftnces surrounding or buffering property. In addition, areas of the el track infrastructure, 
some alleys, sidewalks, curbs and gutters, and street pavement are mostly in poor condition 
with irregular and patched surfaces. This Eligibility Factor is overwhelmingly present on 
all I4 of the City blocks examined within the RP A. 

Obsolescence. There are two forms of obsolescence: functional and economic. 

Functional Obsolescence. Buildings become functionally obsolescent when they 
contain characteristics or deficiencies which limit the use and marketability of such 
buildings after the original intended use ceases. The characteristics of functionally 
obsolete buildings or properties may include loss in value to a building or property 
resulting from initially poor physical construction, design, or layout; the improper 
orientation of the building on its parcel site; or the cessation of functional operations 
due to a loss of the intended user followed by an inability to physically modify the 
building for future users. 

Economic Obsolescence. Economic obsolescence is normally a result of adverse 
conditions which cause some degree of market rejection and, hence, depreciation in 
market values. Typically, buildings classified as dilapidated and buildings which 
contain vacant space are characterized by problem conditions which may not be 
economically curable, resulting in net rental losses and/or depreciation in market 
value. 

62 of the buildings in the RP A exhibit either functional obsolescense, economic 
obsolescense, or some combination ofboth This factor affects 67% of the area buildings 
and is found on II of the 14 City blocks and is reasonably distributed throughout the area. 

Excessive Vacancies. Excessive vacancies refers to the presence of buildings or sites which 
are unoccupied or underutilized and which have an adverse influence upon other properties 
within the RPA because ofthe frequency or the duration ofvacancies. Excessive vacancies 
include properties which evidence no apparent effort directed toward their occupancy or 
utilization. 
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Of 93 buildings in the RPA, 27 of them have at least one commercial space vacant, 
sometimes more than one space. 
• 41 commercial buildings located within the RPA: 

• 8 are completely vacant, with no business activity occurring on the site 
• 4 exclusively commercial buildings are partially utilized. 

• 35 mixed-use commercial/residential properties 
• 15 buildings have some or all of their commercial space currently vacant and 

available for use 

Excessive vacancies are present on 12 of the 14 blocks examined in the RP A and this 
eligibility factor is rea~onably distributed throughout the RP A. 

Excessive Land Coverage. Excessive land coverage refers to the over-intensive use of 
property and the crowding of buildings and accessory facilities onto a site that minimizes 
available areas for off-street parking. 

Of the 9 3 buildings in the RP A, 66 buildings, or 71% of the total, exhibit excessive land 
coverage. This Eligibility Factor is present on 13 of the 14 City blocks within the RP A and 
is reasonably distributed throughout the area. 

Deleterious Land Use or Layout. Deleterious land use refers to the existence of 
incompatible land use relationships, buildings or properties occupied by inappropriate uses 
that may be considered noxious, offensive or environmentally unsuitable. 

Deleterious layout includes, but is not limited to, evidence of improper or obsolete platting 
of land; inadequate street or alley layout; and parcels of land which are inadequate in size or 
shape to meet contemporary development standards. It also includes evidence of improper 
layout or development of buildings on parcels and in relation to other buildings. 

Of the 93 buildings in the RPA, 37 buildings, or 40% of the total, exhibit deleterious land 
uses or layout. Therefore, this Eligibility Factor is present and is reasonably distributed 
throughout the RP A on I 0 of the 14 City blocks contained within the RP A. 

Lack of Community Planning. Lack of Community Planning refers to the development or 
redevelopment of a specific area, neighborhood, or community without benefit of guidance 
or precedent; with no consideration of zoning, policy or subdivision of land; and without 
grass roots and community input coordinated by an appropriate City official or agency into 
how best to utilize the properties in the area consistent with- these policies. The 
neighborhood was developed prior to the implementation of zoning, land use planning and 
community participation processes. Therefore, for the purposes of this eligibility factor, the 
RP A has not benefited from contemporary planning practices . 

. Lack of community planning is present throughout the RP A because it was developed 
without the benefit or guidance of overall community planning and policy. All of the 
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properties and buildings within the RPA evidence a lack of community planning which is 
present on all 14 City blocks of the RP A. 

Conclusion 

Based upon the qualification requirements of the Act, this RP A meets the eligibility criteria for 
designation as a Conservation Area Six (6) of the fourteen (14) Eligibility Factors cited in the Act 
are present to a meaningful extent and are reasonably distributed throughout the RP A. These 
Eligibility Fact<?rs are Depreciation of Physical Maintenance; Obsolescence; Deleterious Land Use 
or Layout; Excessive Vacancies; Excessive Land Coverage; and Lack of Community Planning. In 
addition to these Eligibility Factors, deterioration has been documented in two buildings. 
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4. Redevelopment Plan and Project 

Goals, Objectives and Strategies 

Goals, objectives and strategies are designed to address the needs of the community and to form the 
overall framework of the plan for the use of tax increment funds that are anticipated from the RP A. 
The overall goal of the RP A generally outlines the reasons why the RP A is to be created. This goal 
is followed by more specific objectives regarding what the plan is designed to accomplish, key 
strategies and projects that are important to the community. These are followed by specific projects 
that are important to the community. 

Goal 

The overall goal of the redevelopment plan is to provide the directions and mechanisms necessary 
for the self-sustaining revitalization of the RP A in a manner that supports the surrounding residential 
neighborhoods. This goal is tC' be achieved through an integrated and comprehensive strategy that 
utilizes both public and private resources. 

Objectives 

Four broad objectives support the broader overall goal of area-wide revitalization of the RP A and 
the Edgewater neighborhood. These include: 

• Rehabilitate and upgrade existing housing in the RP A which supports the retention of a 
diverse population base in the neighborhood. 

• Revitalize Bryn Mawr between Sheridan Road and Magnolia as a neighborhood-oriented 
mixed-use business, residential and service district. 

• Encourage the enhanced development of Broadway as a mixed-use district meeting 
contemporary physical development requirements consistent with the urban character of the 
neighborhood. 

• Enhance the sense of common identity in Edgewater by tying together the many sub­
communities with str~tscaping and urban design projects. 

Strategies 

These objectives will be implemented through five specific and integrated strategies. These are: 

• Target Anchor Buildings and Opportunity Sites 

The rehabilitation of key anchor building and redevelopment of key opportunity sites are the 
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highest priority projects in the RP A. Because of their size, location and prominence, these 
are improvements and projects that are anticipated to directly and indirectly impact more than 
just the project site. Once completed, these projects are expected to stimulate both physical 
and economic private investment and enhance the RP A and surrounding area 

• Encourage Private Sector Activities 

Through public/private partnerships, the City and local community may provide financial and 
other ~sistance to encourage the private sector to undertake redevelopment and 
rehabilitation projects and other improvements that are consistent with the goals of the 
community and this plan. 

• Public Improvements 

A series of public improvements along Broadway and Bryn Mawr may be designed and 
implemented to help define the RP A as well as prepare sites in the RP A for anticipated 
private investment. 

• Selected Acquisition and Land Assembly 

Selected buildings and vacant sites throughout the RP A may be acquired and assembled to 
attract future private investment and development. The consolidated ownership of these sites 
will make them easier to market to potential community developers and streamline the 
redevelopment process. In addition, assistance may be provided to private developers 
seeking to acquire land and assemble sites in order to undertake projects supportive of this 
plan. 

• Leveraging Funds for Other Improvements 

Remaining uncommitted resources may be used to fund appropriate physical improvements 
and economic development activities consistent with the Act, and to leverage additional 
public and private resources to continue the ongoing comprehensive redevelopment of the 
RP A and surrounding area. 

Redevelopment Plan Elements 

There are three general categories of activities that may be supported by tax increment funds under 
the provisions of the Act: 

Development/Redevelopment/Rehabilitation Activities, including: 
Assembly of Sites, Demolition and Site Preparation 
Provision for Soil and Site Improvements 
Interest Write-down 
Rehabilitation Costs 

S. B. Friedman & Company 16 Public Finance Associates 



Redevelopment Plan and Project Bryn Mawr/Broadway Redevelopment Project Area 

Provision for Relocation Costs 
Environmental Remediation 

Public Improvemen~, including: 
Provision or Rehabilitation of Public Improvements and Facilities 
Capital Costs 

Administrative Support and Financing, including: 
J_ob Training and Related Educational Programs 
Analysis, Administration, Studies, Legal, et al. 
Financing Costs 
Payments in Lieu of Taxes 

A number of key types of projects, activities and improvements were identified for the RP A These 
activities are those which could be undertaken as resources become available. As community needs 
and market conditions change, it is likely that additional projects may be suggested throughout the 
life of the RPA. To the extent that these projects are consistent with the goals ofthis plan and the 
related costs are eligible under the Act, these projects may be considered for funding. 

• Apartment Hotel Rehabilitation. Two existing apartment hotels within the project area 
have been targeted for rehabilitation. Both are prominent anchor building and contain 371 
apartment units totaling over 170,000 square feet and 10 ground floor commercial spaces 
totaling 14,200 square feet. 

Using both historic and low-income tax credits, the buildings would be redeveloped for low 
and moderate income residents. 

It is anticipated that TIF funds will be used to cover eligible costs of the developer in order 
to facilitate the rehabilitation and marketing of the residential and commercial spaces in the 
two buildings. This assistance may be structured to include a combination of grants, direct 
low interest loans, pledged tax increment revenues, and other financing mechanisms 
allowable under the Act. 

• Bryn Mawr Corridor. This corridor generally includes all of the parcels along Bryn Mawr 
Avenue from the east side of Sheridan to the west side ofMagnolia, as well the parcels along 
the north side of Ridge from Broadway to Magnolia Within this area there are several 
significant buildings which are in need of extensive rehabilitation. Activities to be 
undertaken in this corridor include, without limitation: 

• Acquisition of key buildings 
• Rehabilitation assistance including facade and commercial rehabilitation assistance 
• Rehabilitation :;f public infrastructure 
• Redevelopment and rehabilitation of other buildings within the area in accordance 

with eligible expenditures and activities. 
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5. Financial Plan 

Eligible Costs 

The Act outlines several categories of expenditures that can be funded using tax increment revenues. 
These expenditures- referred to as eligible costs- include all reasonable or necessary costs incurred 
or estimated to be incurred, and any such costs incidental to this plan pursuant to the Act Such costs 
may include, wi_thout 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, development advisors, development managers, 
legal, marketing, fmancial, planning or other services, related hard and soft costs, and other 
related expenses, provi~ed, however, that no such charges may be based on a percentage of 
the tax increment collected; 

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

3. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or private 
buildings or 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 objectives 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; 
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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 education programs for persons employed or to be employed by 
employers located in the redevelopment project area; and (ii) when incurred by a taxing 
district or taxing districts other than the municipality, are set forth in a wri nen agreement by 
or among the municipzlity and taxing district(s), which agreement describes the program to 
be undertaken, including but not limited, to the number of employees to be trained, a 
descripdon 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 the 
community college district of costs pursuant to Sections 3-37,3-38,3-40 and 3-41.1 ofthe 
Public and Community College Act and by the school districts of cost pursuant to Section 
10-22.20a and 10-23.3a ofthe School Code. 

11. Interest costs incurred by a developer or other user 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 thirty percent (30%) of the annual 
interest costs incurred by the user with regard to the development 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 ( 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 thirty 
percent (30%) of the total of (i) cost paid or bcurred by the user 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. 

12. Unless explicitly stated in the Act, the cost of construction of new privately O'Mled buildings 
shall not be an eligible redevelopment project cost. 

Estimated Redevelopment Project Costs 

The estimated costs of this plan are sho'Ml in Table 1. To the extent that municipal obligations have 
been issued to pay for such costs incurred prior to, but in anticipation of, the adoption of tax 
increment financing, the City shall be reimbursed for such costs. The total cost provides 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 
document/plan. Additional funding in the form of State and Federal grants, private developers' 
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contributions and other outside sources may be pursued by the City as a means of fmancing 
improvement and facilities which are of benefit to the general community. 

TABLE 1 
ESTIMATED TIF ELIGIBLE COSTS 

PROJECTS/IMPROVEMENTS 
Land Acquisition 
Site Preparation(Environmental Remediation 
Demolition 
Rehabilitation 
Public Improvements 
Job Training 
Interest Subsidy 
Planning, Legal, Professional 
Relocation 

TOTAL REDEVELOPMENT 
PROJECT COSTS 

ESTIMATED COSTS* 
$ 2,275,000 
$ 500,000 
$ 500,000 
$11,000,000 
$ 1,700,000 
$ 25,000 
$ 1,000,000 
$ 250,000 
$ 150,000 

s 17,400,000 

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

All costs are 1996 dollars. In addition to the above listed costs, each issue of bonds or other 
securities 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 will be 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. 
These costs s:kLnQ! include that portion of each project's total costs fmanced from private funds or 
non-TIF public resources. The totals of line items 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. 

Phasing and Scheduling of the Redevelopment 

The initiator of each project shall be required to submit a current schedule for implementation, which 
shall be revised as necessary. \Vhere tax increment funds are used to pay eligible costs, expenditures 
by the City shall be coordinated to coincide on a reasonable basis with the actual redevelopment 
expenditures of the developer(s). The completion date for the RPA plan shall be no later that 23 
years from the date the ordinance establishing the RP A is adopted by the City Council, unless 
extended or amended pursuant to the Act, as amended from time to time. 
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Sources of Funds to Pay Costs 

Funds necessary to pay for redevelopment project costs and/or municipal obligations which have 
been issued or incurred to pay for such costs are to be derived principally from tax increment 
revenues and/or proceeds from municipal obligations which have as a revenue source tax increment 
revenue. To secure the issuance of these obligation, the City may permit the utilization of 
guarantees, deposits, reserves, and/or other forms of security made available by private sector 
developers. 

The tax increment revenue which will be used to fund tax increment obligations and eligible 
redevelopment project costs shall be the incremental real property tax revenues. Incremental real 
property tax revenue is attributable to the increase the current equalized assessed valuation of each 
taxable lot, block, tract, or parcel of real property in the redevelopment project area over and above 
the certified initial equalized assessed value of each such property. Without the use of such 
incremental revenues, the redevelopment project area is not likely to redevelop. 

Other sources of funds which may be used to pay for development costs and associated obligations 
issued or incurred include land disposition proceeds, state and federal grants, investment income, 
private investor and fmancial institution funds, and other sources of funds and revenues as the 
municipality may from time to time deem appropriate such as municipal sales tax revenues, 
municipal amusement taxes, and other sources. 

Revenues from this redevelopment project area may be made available to support any contiguous 
TIF district/redevelopment project area, and revenues in this TIF district/redevelopment area may 
be supplemented by revenues generated by other such contiguous areas. This "sharing" may be 
made without modification to this document so long as the revenues made available to the 
contiguous area at no time exceed the Total Redevelopment Costs described on Table I (unless 
otherwise amended). · 

The proposed Bryn MaM!Broadway RP A (presented in this plan) and the existing Edgewater RP A 
are contiguous to one another, and the City finds that the goals, objectives and financial success of 
said areas to be interdependent The City further fmds that it is in the best interest of the City and 
in the furtherance of the purpo3es of the Act that net revenues from each area be made available to 
support the other. The City therefore proposes to utilize net incremental property and sales tax 
revenues (as allowed by law) received from one area to pay eligible redevelopment project costs, or 
obligations to pay such costs, in the other area, and vice versa The amount of revenues from 
Edgewater TIF area made available to support the Bryn MaM/Broadway TIF area shall not at any 
time exceed the Total Project Cost described in Table 1 (unless otherwise modified). 

The redevelopment plan for the existing Edgewater TIF area will be amended and modified to 
add appropriate and parallel language to allow for sharing of revenues between the districts. 
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Issuance of Obligations 

To finance project costs, a municipality may issue general obligation bonds or obligations secured 
by the anticipated tax increment revenue generated within the districtlredevelopment project area, 
or the City may permit the utilization of guarantees, deposits or other forms of security made 
available by private sector developers to secure such obligation. 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 ~unicipality; (c) the full faith and credit of the municipality; (d) a mortgage on one 
or more properties located within the 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 plan and the Act shall be retired within twenty­
three (23) years 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 of a series of obligations may be sold at one 
or more times in order to implement this plan. The amounts payable in any year as principal and 
interest on all obligations issued by the City 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 nature. 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 redevelopment project costs, and, to the extent that real property 
tax increment is not required for such purposes, shall be declared surplus and shall then become 
available for distribution annually to taxing districts in the 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 EA V of the redevelopment project area is to provide an 
estimate of the initial EAV which the Cook County Clerk will certify for the purpose of annually 
calculating the incremental EA V and incremental property taxes of the RP A. The total 1994 EA V 
for the entire redevelopment area is approximately $17,500,000. Once certified, this EA V will serve 
as the Initial Equalized Assessed V alu.ation, unless the 1995 state equalization factor is certified by 
the Illinois Department of Revenue prior to the adoption of the ordinances establishing the RP A in 
which event the total 1995 EA V s for the area shall be in the Initial EA V. -

Anticipated Equalized Assessed Valuation 

By the year 2019 when the TIF is terminated, it is estimated that the EAV for the redevelopment 
project area will be approximately $33,700,000. This estimate is based on several key assumptions, 
including: 1) the rehabilitation of the residential hotels will be completed in 1999; 2) the impact of 
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inflation upon the EA V of all properties located within the RP A will be 3% per year with its 
cumulative impact occurring in each triennial reassessment year; 3) the most recent state multiplier 
of 2.113 5 as applied to the 1994 assessed value will remain unchanged; and 4) for the duration of 
the RP A, the tax rate for the area is assumed to be 9% and stable throughout the life of the RP A. 
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6. Required Findings and Tests 

Lack of Growth and Private Investment 

The municipality is required to evaluate whether or not the area has been subject to growth and 
private investment and must substantiate a fmding of lack of such investment prior to establishing 
a tax incremental financing district. 

The redevelopment project 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 the the lack 
of new development projects initiated or completed within the area Eighty of 93 buildings, or 90% 
of the total, are over 3 5 years of age. Only 9 have been built since 1960. 

An analysis of building permit data was conducted for the purposes of demonstrating "lack of private 
investment" in the proposed Bryn Mawr Redevelopment Project Area. The data was compiled by 
census tracts (0305, 0306,0307, 0308) for the period 1991-1995. The analysis revealed that there 
has been $725,261 worth of investment in the RP A over this period oftime, howeverrepairs ordered 
by the City of Chicago Department of Buildings (DOB) accounted for 29.48% ($213,800) of this 
total. These property investments cannot be considered voluntary, nor can it be assumed that they 
would have occurred without the code violation orders. Accordingly, the voluntary property 
investments were $511,461. 

The voluntary property investments account for less than 1% of the total 1994 estimated property 
market value for the proposed Bryn Mawr- Broadway RP A ($54,656,568). If we include the code 
violation repairs this percentage marginally increases to 1.33% of total 1994 property values. 

The largest share of investment went toward building maintenance and repair activities - both 
voluntary and involuntary - which is directly related to age of structure. This pattern of investment 
reinforces one of the eligibility findings which asserts that a majority of the buildings are beyond 35 
years of age. By adding the DOB code violation expenses and voluntary investment data, total 
investments in building repairs account for 67.47% ($489,311) ofthe property investments in the 
proposed Bryn Mawr- Broadway RP A between 1991 and 1995. 

Again, the types of investment are representative of the physical needs found within the TIF. For 
instance, the TIF Eligibility Stability indicated that many of the buildings suffer from obsolete 
layouts which impede their ability to compete as effective structures in the commercial real estate 
market. Accordingly, the second largest share of investment went toward building alteration 
activities ($158,950, 21.92% of total investments). Owners typically will invest in structural 
alteration to make their buildings attractive to real estate markets after they are no longer competitive 
in their current configuration. 

New construction accounted for only 4. 89% ($35,500) of the private investment share over the 1991-
1995 time period. This investment went only toward the insertion of new underground storage tanks 
and did not include any investment in new above-ground structures. 
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The following table summarizes the distribution of building permit data by activity between 1991 
and 1995 for the proposed RP A. 

TABLE2 
BRYN MAWR- BROADWAY BUILDING PERMIT ANALYSIS 

Activitv Total Ex~enditures Percent of Total (1991-1995) 

Structural Addition $35,000 4.83% 

Alteration Existing Usage $158,950 21.92% 

Alteration New Usage $6,500 0.90% 

New Construction $35,500 4.89% 

Repairs General $275,511 37.98% 

Repairs Order of Building Dept. $213,800 29.48% 

TOTAL AREA INVESTMENT $725,261 100.0% 
(1991-1995) 

Although some rehabilitation has occurred on a limited and scattered basis, the RP A as a whole has 
not been subject to such growth and development. This lack of investment is evidenced by the 
continued existence of vacant and underutilized parcels and buildings, depreciation of physical 
maintenance, and other factors cited in the Eligibility Study. It is clear that private investment in 
revitalization and redevelopment has not occurred to overcome the conditions that currently exist. 

Finding: The redevelopment p,~oject area (RP A) 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. 

But for .... 

The municipality is required to find that but for the designation of the TIF district and the use of tax 
increment financing, it is unlikely that any significant investment will occur in the proposed RP A. 

The fmancial projections for the rehabilitation of the large residential hotels in the neighborhood 
were evaluated. The financial projections indicate that there is a significant gap in financing that can 
be filled with TIF funds. No other sources are available. Accordingly, but for creation of the TIF, 
these projects, which would contribute substantially to area-wide revital.iz<ition, are unlikely to 
occur without TIF designation for the proposed Bryn Mawr - Broadway RP A. 

Conformance to the Plans of the Municipality 

The proposed redevelopment area and plan must conform to the comprehensive plan for the 
municipality, conform to the strategic economic development plans or include land uses that have 
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been approved by the planning commission. 

The proposed land use of the RP A is consistent with the zoning of the area as most recently revised 
and amended. Further, this plan must be reviewed and approved by the Chicago Plan Commission 
prior to its adoption by the City Council. 

Finding: The redevelopment plan and project conform to plans for the development of the 
municipality as a whole and include land uses that have been approved by the planning commission 
of the municipality. 

Dates of Completion 

This redevelopment project shall be completed and all obligations retired by November, 2019. 

Financial Impact of the Redevelopment Project 

Without the adoption of this plan, and tax increment fmancing, the redevelopment project area is not 
reasonably expected to be redeveloped by private enterprise. There is a real prospect that blighting 
conditions will continue to exist and spread, and the whole 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 Clf real estate tax revenue to all 
taxing districts. 

This document describes the comprehensive redevelopment program proposed to be undertaken by 
the City to create an environment in which private investment can reasonably occur. The 
redevelopment program will be staged with various developments taking place over a period of 
years. If a redevelopment project is successful, various new projects will be undertaken that will 
assist in alleviating blighting conditions, creating new jobs and promoting rehabilitation and 
development in the area 

This redevelopment plan and project is expected to have short and long term fmancial impacts on 
the affected taxing districts. During the period when tax increment financing is utilized, real estate 
tax increment revenues (from the increases in Equalized Assessed Valuation [EA V] over and above 
the certified initial EA V established at the time of adoption of this document) may be used to pay 
eligible redevelopment project costs for the TIF district. At the end of the TIF time period, the real 
estate tax revenues resulting from the redevelopment of the area will be d!stributed to all taxing 
district levying taxes against property located in the district. 

Demand on Taxing District Services 

The following major taxing districts presently levy taxes on properties located within the plan area: 

City of Chicago 
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Chicago Board ofEducation 
Chicago School Finance Authority 
Chicago Park District 
Chicago Community College District 
Metropolitan Water Reclamation District 
County of Cook 
Cook County Forest Preserve District 

The proposed redevelopment plan involves the acquisition of vacant land and existing buildings, 
underutilized parcels and buildings, construction of new commercial and residential buildings, 
improvement! rehabilitation of existing buildings, provision of new and/or improved public facilities 
and infrastructure, and other activities as outlined in this document. Based on the fully developed 
status of the area, its predominately commercial use, and anticipated use of the properties, the 
financial burden of this plan upon these taxing districts is expected to be negligible. 

Non-residential development, such as retail, commercial, office, hotel, public and institutional uses, 
should not cause significant increases in demand for services or capital improvement on any of the 
above taxing districts except the Metropolitan Water Reclamation District. Replacement of vacant 
and under-utilized buildings and sites with active and more intensive uses is anticipated to result in 
additional demands on services and facilities provided by the District. However, it is expected that 
any increase in such demand can be handled by existing facilities, and that increased usage will be 
compensated through use charges. Additional costs to the City for police, fire and sanitation services 
are expected to be minimal since the area involved is currently developed and receives such services. 
In addition, to the extent that the revitalization efforts result in reduced crime and physical 
improvements that reduce the risk of fire, the redevelopment plan may actually result in some 
savings in such costs. 

Depending on the market served and the capacity of existing facilities, the limited amount of 
residential development expected for the RP A may cause some increased demand for services or 
capital improvements of the following taxing bodies: Board of Education, Community College 
District, Chicago Park District, the Metropolitan Water Reclamation District, and the City. These 
costs may include, but are not limited to, the provision of additional public and open space, 
additional demands for police, fire, sanitary and educational services, and other similar costs. 

The character of development expected as a result of the proposed redevelopment is such that 
impacts to these bodies should be minimal. Among the major projects is a rehabilitation of existing, 
occupied apartment hotels. This will not necessarily increase or decrease the _total population or the 
resulting demand for services. 

Given the preliminary nature of the proposed development plan, specific fiscal impacts cannot be 
accurately assessed within the scope of this plan. 
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Program to Address Financial and Service Impact 

As described in detail in prior sections of this report, the complete scale and amount of development 
in the 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. 

The City may provide public improvements and facilities to service the project area It is likely that 
any potential improvements may mitigate some of the additional service and capital demands of this 
redevelopment plan and project. 
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7. Provision for Amending Action Plan 

This Redevelopment Plan and Project document may be amended pursuant to the provisions of the 
Act. 

S. B. Friedman & Company 32 Public Finance Associates 



8. Affirmative Action Plan 

The City is committed to and will affirmatively implement the following principles with respect to 
this redevelopment plan and project. 

A. The assurance of equal opportunity in all personnel and employment actions with respect to 
this redevelopment plan and project, including but not limited to hiring, training, transfer, 
promotion, discipline, fringe benefits, salary, employment working conditions, terminations, 
etc. without regard to race, color, religion, sex, age, handicapped status, national origin, 
sexual preference, creed or ancestry. 

B. Redeveloper will meet City standards for participation of Minority Business Enterprise and 
Women Business Enterprise businesses as required in redevelopment agreements. 

C. The 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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THAT PART OF THE SOUTH HALF OF SECTION 5 AND THE NORTH HAL= OF SECTION 6, BOTH IN 
TOWNSHIP 40 NORTH, RANGE 14, EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS 
FOLLOWS; BEGINNING AT THE INTERSECTION OF THE EAST LINE OF WlfHHROP AVENUE WITH THE 
EASTERLY EXTENSION OF THE SOUTH LINE OF LOT 2 IN BLOCK 10 OF .JOHN LEWIS COCKRAN'S 
SUBDIVISION. A SUBDIVISION OF THE WEST HALF OF THE NORTHEAST FRACTIONAL QUARTER OF 
SAID SECTION 8; THENCE WEST. ALONG SAID EASTERt Y EXTENSION ANC ·THE SOUTH LINE OF SAID 
LOT 2 AND ITS WESTERLY EXTENSION TO THE WEST LINE OF A 15 FOOT ALLEY ADJOINING SAID 
LOT 2; THENCE NORTH ALONG THE AFOREDESCRIBEO WEST LINE OF f. 15 FOOT ALLEY, TO THE 
NORTH UNE OF BERWYN AVENUE; THENCE WEST, ALONG SAID NORTH !.INE OF BERWYN AVENUE 
TO THE SOUTHEAST CORNER OF LOT 13 IN BLOCK 9 IN SAID Jt)HN LEWIS COCKRAN'S 
SUBDIVISION; THENCE NORTH, ALONG THE EAST LINE OF SAID LOT 13 IN BLOCK 9 AND IT'S 
NORTHERLY EXTENSION TO THE SOUTH LINE OF BALMORAL AVENUE AT THE NORTHEAST CORNER 
OF LOT 281N SAID BLOCK 9; THENCE WEST, ALONG SAID SOUTH LINE OF BALMORAL AVENUE TO 
THE NORTHEAST CORNER OF LOT 26 IN SAID BLOCK 9; THENCE SOUTH 1l.LONG THE EAST LINE OF 
LOT 26 AND LOT 25 IN SAID BLOCK 9, TO THE SOUTHEAST CORNER t:IF SAID LOT 25; THENCE 
WEST ALONG THE SOUTH LINE OF SAID LOT 25 TO THE SOUTHWEST CORNER THEREOF, ALSO 
BEING THE EAST LINE OF NORTH BROADWAY; THENCE SOUTH ALONG Tl-~ AFOREDESCRfBED EAST 
LINE OF NORTH BROADWAY TO THE EASTERLY EXTENSION OF THE SOUT·i LINE OF LOT 41N BLOCK 
9 IN COCKRAN'S THIRD ADDITION TO EDGEWATER. IN THE EAST HJ.LF OF THE NORTHWEST 
QUARTER OF SAID SECTION 8; THENCE WEST, ALONG THE SOUTH liNE OF SAID LOT 41N BLOCK 
9 OF COCKRAN'S THIRD ADDITION AND ITS WESTERLY EXTENSION, TC THE WEST LINE OF A 16 
FOOT ALLEY ADJOINING SAID LOT 4; THENCE NORTH, ALONG THE AFOBEOESCRIBED WEST LINE 
OF A 1 6 FOOT ALLEY, TO THE SOUTH liNE OF BALMORAL. AVENUE; THENCE NORTH, TO THE NORTH 
LINE OF SAID BALMORAl AVENUE. AT THE INTERSECTION WITH THE IJ.'EST LINE OF A 18 FOOT 
WIDE ALLEY IN BLOCK 8 IN SAID COCKRAN'S THIRD ADOrrlON; THEIJCE NORTH, AL.ONG THE 
AFOREOESCRIBED WEST LINE OF A 16 FOOT ALLEY IN BL.OCK 8 AND ITS NORTHER!.. Y EXTENSION, 
TO THE NORTH LINE OF CATALPA AVENUE; THENCE EAST, TO THE WEST LINE OF SAID NORTH 
BROADWAY; THENCE NORTH, ALONG SAID WEST LINE OF NORTH BROADWAY. TO THE SOUTH LINE 
OF THE NORTH 10 FEET OF LOT 15 IN BLOCK 1 IN SAID COCKRAN'S lHIRO ADDITION; THENCE 
WEST ALONG THE AFOREDESCRIBEO SOUTH LINE OF THE NORTH 10 FEET OF LOT 15 IN BLOCK 1, 
TO THE WEST LINE OF A 16 FOOT ALLEY L.OCATED IN SAID BLOCK 1 IN COCKRAN·s THIRD Engin~n 
ADDITION; THENCE NORTH, ALONG THE AFOREDESCRIBEO WEST LINE OF 'A 16 FOOT ALLEY 
LOCATED IN BLOCK 1, TO THE SOUTH LINE OF BRYN MAWR AVENUE; TH ~NCE WEST. ALONG SAID Surv~on 
SOUTH UNE OF BRYN MAWR AVENUE. TO THE INTERSECTION OF THE SC UTHERLY EXTENSION OF 
THE WEST LINE OF LOT 1 IN TURCK·s SUSOIVISION, A RESUBOIVISION OF LOT 1 OF A SUBDIVISION I'Lanrwt~ 
OF THE EASTERLY 5.0116 ACRES SOUTH OF THE ROAD IN THE EAST H!\LF OF THE SOUTHWEST 
QUARTER OF SAID SECTION 5, SAID TURCK'S SUBDIVISION RECORDED M.t: Y 8. 1 899 AS DOCUMENT 
NUMBER 2814695; THENCE NORTH. AlONG THE AFOREDESCRISEO WESr LINE OF LOT 7 AND ITS 
SOUTHEFIL Y EXTENSION, TO THE NORTHWEST CORNER OF SAID LOT 7; T ·1ENCE EAST, ALONG THE 
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NORTH LINES QF SAID LOT 7, LOT 8, LOT 5 AND LOT 4 IN SAID TURCK': i SUBDNISION, TO A BEND 
IN SAID NORTH LINE OF SAID LOT 4: THENCE SOUTHEASTERLY, ALONG fHE NORTHERLY LINES OF 
SAID LOT 4, LOT 3 AND LOT 2 TO THE NORTHEAST CORNER THEREOF; f HENCE SOUTHEASTERLY, 
CONTINUING ALONG THE SOUTHEASTERLY EXTENSION OF THE AFORED :SCRIBED COURSE, 6 FEET; 
THENCE NORTHEASTERLY, ALONG A LINE PERPENDICULAR TO 11DGE AVENUE, TO THE 
SOUTHWESTERLY LINE OF RIDGE AVENUE; THENCE NORTHWESTERLY, ALONG SAID 
SOUTHWESTERLY LINE OF RIDGE AVENUE TO THE INTERSECTION WITH THE SOUTHWESTERLY 
EXTENSION OF THE NORTHWESTERLY LINE OF LOT 27 IN BLOCK 9 INC AIRNOUFF'S ADDITION TO 
EDGEWATER RECORDED APRIL 25, 1888 AS DOCUMENT NLMBER 948404; THENCE 
NORTHEASTERLY, ALONG THE AFOREDESCRIBED NORTHWESTERLY LINE OF LOT 27 AND ITS 
SOUTHWESTERLY EXTENSION AND ITS NORTHEASTERLY EXTENSION TO THE NORTHEASTERLY LINE 
OF A 16 FOOT WIDE ALLEY IN SAID BLOCK 9 OF CAIRNOUFF'S ADDITIOIJ TO EDGEWATER; THENCE 
SOUTHEASTERLY, ALONG THE AFOREDESCRIBED NORTHEASTERLY LINE OF A 16 FOOT WIDE ALLEY, 
TO A BEND IN SAID 16 FOOT AllEY; THENCE EAST, ALONG THE NORTH LINE OF SAID 16 FOOT 
AllEY IN BLOCK 9 AND ITS EASTERLY EXTENSION, TO THE EAST LINE OF SAID NORTH BROADWAY; 
THENCE SOUTH, ALONG SAID EAST LINE OF NORTH BROAOWA Y TO T ~E SOUTH LINE OF LOT 18 
IN BLOCK 9 IN COCKRAN'S ADDITION TO EDGEWATER, RECORDED OCTOBER 6, 1887 AS 
DOCUMENT NUMBER 879900; THENCE EAST, ALONG THE AFOREOESCHIBED SOUTH LINE OF LOT 
1 8 IN BLOCK 9 ANO ITS EASTERLY EXTENSION, TO THE NORTHERLY EX" "ENS ION OF THE EAST LINE 
OF LOT 13 IN SAID BLOCK 9 IN COCKRAN'S ADDITION TO EDGEWATE :1; THENCE SOUTH, ALONG 
THE AFOREOESCAIBED EAST LINE OF LOT 13 AND ITS NORTHERLY EXT£ :'\IS ION, TO THE WESTERLY 
EXTENSION OF THE SOUTH LINE OF LOT 11 IN SAJO BLOCK 9 IN :OCKRAN'S ADDITION TO 
EDGEWATER; THENCE EAST, ALONG THE AFOREDESCRIBED WESTERLY EXTENSION OF THE SOUTH 
LINE OF LOT 1 1 IN BLOCK 9. TO A POINT ON THE WEST LINE OF A 15 FO JT WIDE ALLEY ADJOINING 
SAID LOT 1 1 IN BLOCK 9; THENCE NORTH, ALONG THE AFOREDESCfUBE J WEST LINE OF A 15 FOOT 
ALLEY, TO THE INTERSECTION WITH THE WESTERLY EXTENSION OF TH: NORTH UNE OF SAID LOT 
10 IN SAID BLOCK 9; THENCE EAST, ALONG THE AFOREDESCRIBED ··mATH LINE OF LOT 10 IN 
BLOCK 9 AND ITS WESTERLY EXTENSION ANO EASTERlY EXTENSIO '4, TO SAID EAST LINE OF 
WINTHROP AVENUE; THENCE SOUTH. ALONG THE AFOREDESCRIBED EAST LINE OF WINTHROP 
AVENUE, TO A POINT ON THE NORTH LINE OF THE SOUTH 18.00 FEEl OF LOT 14 IN BLOCK 8 IN 
SAID COCKRAN'S ADDITION TO EDGEWATER; THENCE EAST, ALONG THi: AFOREDESCAIBEO NORTH 
LINE OF THE SOUTH 1 8 FEET OF LOT 14 IN BLOCK 8. TO THE EAST LINE OF SAID LOT 1 4 IN BLOCK 
8, THENCE NORTH, ALONG THE AFOREDESCRIBEO EAST LINE OF LC T 14 IN BLOCK 8 TO THE 
INTERSECTION WITH THE WESTERLY EXTENSION OF THE NORTH LINE OF LOT 1 1 IN BLOCK 8 IN 
SAID COCKRAN'S ADDITION TO EDGEWATER; THENCE EAST ALONG S1 •.IO NORTH LINE OF LOT 11 
IN BLOCK 8, AND ITS WESTERLY EXTENSION, TO THE WEST LINE OF KENMORE AVENUE; THENCE 
NORTH, ALONG SAID WEST LINE OF KENMORE AVENUE. TO THE INTERSECTION WITH THE 
WESTERLY EXTENSION OF THE NORTH LINE OF THE SOUTH 40 FEET OF LOT 1 S IN BLOCK 7 IN SAID 
COCKAAN'S .AOOITION TO EDGEWATER; THENCE EAST ALONG THE AFC REOESCRIBEO NORTH LINE 
OF THE SOUTH 40 FEET OF LOT 15 IN BLOCK 7 AND ITS WESTERLY I XTENSION AND EASTERLY 
EXTENSION. TO THE WEST LINE OF LOT 10 IN SAID BLOCK 7 IN SAID COCKRAN'S ADDITION TO 
EDGEWATER; THENCE SOUTH. ALONG THE AFOREOESCRIBED WEST l ~E OF LOT 10 IN BLOCK 7, 
TO THE SOUTH LINE OF THE NORTH HALF OF SAID LOT 10 IN BLOCK 7; THENCE EAST, ALONG THE 
AFOREOESCRIBED SOUTH LINE OF THE NORTH HALF OF LOT 10 IN Bl OCK 7 AND ITS EASTERLY 
EXTENSION, TO THE EAST LINE OF SHERIDAN ROAD: THEN•~E SOUTH. ALONG THE 
AFOREOESCRIBEO EAST LINE OF SHERIDAN ROAD, TO THE EASTERLY ~XTENSION OF THE SOUTH 
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LEWIS COCKRAN'S SUBDIVISION; THENCE WEST, ALONG THE AFOAEt~ESCRIBED SOUTH LINE OF 
LOT 3 IN BLOCK· 1 AND ITS EASTERLY EXTENSION ANO WESTERLY EXlENSION, TO EAST LINE OF 
LOT 22 IN SAID BLOCK 1 OF SAID JOHN LEWIS COCKAAN'S SUBDIVISIO 'I; THENCE NORTH, ALONG 
THE AFOREOESCRIBEO EAST LINE OF SAID LOT 22, IN BLOCK 1, TO THE :;OUTH LINE OF THE NORTH 
6 FEET OF SAID LOT 22, IN BLOCK 1; THENCE WEST ALONG THE AFORE JESCRIBED SOUTH LINE OF 
THE NORTH 6 FEET OF LOT 22, IN BLOCK 1 TO THE EAST LINE OF Kf·NMORE AVENUE; THENCE 
SOUTH, Al-ONG THE AFOAEOESCRIBED EAST LINE OF KENMORE AVENUE, TO THE EASTERLY 
EXTENSION OF THE SOUTH LINE OF LOT 4 IN BLOCK 2 IN SAID JOHN LEWIS COCKRAN'S 
SUBDIVISION; THENCE WEST, ALONG THE AFOREOESCRIBED SOUTH LINf OF LOT 4 IN BLOCK 2 AND 
ITS EASTERLY EXTENSION AND WESTERLY EXTENSION, TO THE SOUTHEAST CORNER OF LOT 21 
IN SAID BLOCK 2 IN SAID JOHN LEWIS COCKRAN'S SUBDIVISION; Tt IENCE WEST. ALONG THE 
SOUTH LINE OF SAID LOT 21 IN BLOCK 2. ANO ITS WESTERLY EXTENSI1 JN, TO THE WEST LINE OF 
WINTHROP AVENUE; THENCE NORTH, ALONG THE AFOREOESCRIBED WEST LINE OF WINTHROP 
AVENUE. TO THE SOUTH LINE OF THE NORTH 10 FEET OF LOT 3 IN BLOCK 3 IN SAID JOHN LEWIS 
COCKRAN'S SUBDIVISION; THENCE WEST, ALONG THE AFOREOESCR BED SOUTH LINE OF THE 
NORTH 10 FEET OF LOT 3, IN SAID BlOCK 3 ANO ITS WESTERLY EXTENSI )N, TO THE INTERSECTION 
WITH THE NORTHERLY EXTENSION OF THE MOST WESTERLY liNE OF SAID LOT 3 IN BLOCK 3; 
THENCE SOUTH .A.LONG THE AFOAEDESCRIBEO MOST WESTERLY LINE OF LOT 3 AND THE WEST 
LINES OF LOTS 4 THROUGH 12 (INCLUSIVE} OF SAID BLOCK 3 TO 1 HE NORTH LINE OF SAID 
CATALPA AVENUE; THENCE SOUTH, TO THE NORTHWEST CORNER OF _QT 1 IN BI..OCK 4 IN SAID 
JOHN LEWIS COCKRAN'S SUBDIVISION; THENCE SOUTH, ALONG THE 'IllEST LINE OF SAID LOT 1 
ANO LOTS 2 THROUGH 12 !INCLUSIVE), TO THE NORTH LINE OF BALMORAL AVENUE; THENCE 
EAST. ALONG THE AFOREDESCRIBEO NORTH LINE OF BALMORAL AVEN\ J E. TO SAID EAST LINE OF 
WINTHROP AVENUE; THENCE SOUTH, ALONG THE AFOREDESCRIBEO EAST LINE OF WINTHROP 
AVENUE. TO THE POINT OF BEGINNING. IN COOK COUNTY. ILLINOIS. 
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APPENDIX 2. SUMMARY OF EAV 

PIN# 1994 EAV EXEMPT 
14-08-200-013 $ 144,561.00 
14-08-200-012 $ 81,945.00 
14-08-200-011 $ 85,618.00 
14-08-200-010 $ 29,124.00 
14-08-200-009 $ 77,853.00 
14-08-200-008 $ 61,691.00 
14-08-200-007 $ 31,667.00 
14-08-200-006 $ - X 

14-08-200-005 $ 57,284.00 
14-08-200-004 $ 266,840.00 
14-08-200-003 $ 78,341.00 
14-08-200-002 $ 75,775.00 
14-08-200-001 $ 441,079.00 
14-08-200-028 $ 223,665.00 
14-08-200-029 $ 26,677.00 
14-08-200-016 $ 27,095.00 
14-08-204-011 $ 180,231.00 
14-08-204-010 $ 147,776.00 
14-08-204-002 $ 100,448.00 
14-08-204-009 $ 638,605.00 
14-08-204-008 $ 222,735.00 
14-08-204-007 $ 179,552.00 
14-08-204-005 $ 269,471.00 
14-08-204-004 $ 69,481.00 
14-08-204-003 $ 50,504.00 
14-08-204-027 $ 77,819.00 
14-08-204-028 $ 43,935.00 
14-08-204-006 $ 166,616.00 
14-08-204-012 $ 205,508.00 
14-08-207-001 $ 135,759.00 
14-08-207-002 $ 83,139.00 
14-08-207-008 $ 221,860.00 
14-08-207-009 $ 46,518.00 
14-08-207-01 0 $ 343,154.00 
14-08-207-011 $ 33,674.00 
14-08-207-012 $ 453,629.00 
14-08-207-013 $ 358,276.00 
14-08-207-014 $ 38,907.00 
14-08-207-015 $ 179,574.00 
14-08-207-016 $ 20,072.00 
14-08-207-017 $ 48,308.00 
14-08-21 0-009 $ 221,998.00 
14-05-41 0-009 $ - X 

14-05-41 0-019 $ 38,041.00 
14-05-41 0-016 $ 2,025,297.00 
14-08-202-009 $ 500,580.00 
14-08-202-022 $ 5,882.00 
14-08-500 $ - X 

TOTAL $ 17,541,600.00 

SOURCE: S.B. Friedman & Company. 7/8/96 



APPENDIX 2. SUMMARY OF EAV 

PIN# 1994 EAV EXEMPT' 
14-05-328-026 $ 40,387.00 
14-05-328-032 $ 3,661.00 
14-05-328-033 $ 155,156.00 
14-05-328-034 $ 9,441.00 
14-05-328-023 $ 80,898.00 
14-05-328-031 $ 112,592.00 
14-05-328-029 $ 139,749.00 
14-05-331-044 $ 272,823.00 
14-05-331-039 $ 71,238.00 
14-08-1 06-009 $ 110,160.00 
14-08-106-01 0 $ 133,186.00 
14-08-1 06-011 $ 157,847.00 
14-08-106-012 $ 119,850.00 
14-08-1 06-013 $ 83,933.00 
14-08-1 06-014 $ 56,217.00 
14-08-1 06-015 $ 92,785.00 
14-08-1 06-016 $ 34,723.00 
14-08-1 06-017 $ 67,596.00 
14-08-113-016 $ 255,727.00 
14-08-113-017 $ 669,925.00 
14-08-113-018 $ 43,485.00 
14-08-113-019 $ 14,530.00 
14-08-113-020 $ 25,829.00 
14-08-113-021 $ 119,709.00 
14-08-113-022 $ 18,307.00 
14-08-113-023 $ 76,725.00 
14-08-113-024 $ 68,108.00 
14-08-113-025 $ 87,171.00 
14-08-113-026 $ 67,550.00 
14-08-113-027 $ 78,104.00 
14-08-113-028 $ 178,067.00 
14-08-113-029 $ 14,530.00 
14-08-113-030 $ 31,250.00 I 
14-08-113-031 $ - X ~ 

~ 

14-08-121-015 $ 125,054.00 '· 
14-08-121-016 $ 48,148.00 
14-08-121-017 $ 29,674.00 
14-05-408-030 $ 208,581.00 
14-05-408-031 $ 171,675.00 
14-05-408-032 $ 41,535.00 
14-05-408-011 $ 207,349.00 
14-05-408-023 $ 402,968.00 
14-05-408-024 $ 141,072.00 
14-05-409-008 $ 1,026,829.00 
14-05-409-018 $ 316,905.00 
14-05-500 $ - X 

14-08-201-001 $ 250,010.00 
14-08-201-008 $ 1,816,450.00 
14-08-201-009 $ 40,786.00 
14-08-201-010 $ 40,786.00 
14-08-200-019 $ 365,955.00 
14-08-200-030 $ - - .. ~. _j 

SOURCE: S.B. Friedman & Company. 7/8/96 


