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UILDING CHICAGO TOGETHER

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 Stockyards Southeast Quadrant Industrial
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,

Churistopher R. Hill
Commissioner
Department of Planning and Development

Loder (L~

Walter K. Knorr
Chief Financial Officer
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111 North Canal
Chicago, illinois 60606

June 30, 1999

Mr. Christopher R. Hill

Commissioner

Department of Planning and Development
121 N. LaSalle St.

Chicago, Illinois 60602

Commissioner Hill:

Enclosed is the required annual report for Stockyards Southeast Quadrant Industrial
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 allow the reader to locate needed information quickly.

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

Very truly yours,

Sanct ¢ MLL?

Emst & Young LLP

Ernst & Young 1LP is a member of £rmst & Young International, Ltd.
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Purpose of Report:

The purpose of the Annual Report for the Stockyards Southeast Quadrant Industrial 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 Stockyards Southeast Quadrant Industrial
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 of Designation and Termination

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

(c) Copy of Redevelopment Plan

The Redevelopment Plan, as amended (if applicable), for the Project Area is provided as the
Attachment at the end of the Report.
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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 Table D (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.
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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 of TIF debt instruments;

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

3) the underwriters and trustees of each sale;
4) the amount of interest paid from tax increment during the prior calendar year (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.
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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.

(1) 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.

(j) Financial Summary Prepared by the City Comptroller
Section (j) 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 EAV 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;
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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 (EAV) 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 EAV and property tax
information were obtained from the Cook County Clerk’s Office. All sales tax information was
obtained from the City of Chicago.

() 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 I are based on responses to a mail survey. This survey was sent to every
consultant who has prepared at least one redevelopment plan for the establishment of a
redevelopment project area within the City 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
linois Industrial Jobs Recovery Law, as appropriate. Section (m) provides this statement.
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(a) GENERAL DESCRIPTION

The Project Area is generally bounded on the north by Exchange Avenue, on the east by Halsted
Street, on the south by West 47" Street, and on the west by Packers Avenue. 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 February 26, 1992, amended on
September 14, 1994, again on January 10, 1996, and most recently on March 13, 1997 The
Project Area may be terminated no later than February 26, 2015.

(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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(¢) DESCRIPTION OF TIF PROJECT(S)

During 1998, there were no tax increment project expenditures within the Project Area.
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() DESCRIPTION OF TIF DEBT INSTRUMENTS

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

INTEREST PAID PRINCIPAL PAID

NAME OF DEBT INTEREST DURING DURING
INSTRUMENT DATE PRINCIPAL. RATE SECURITY TYPE UNDERWRITERS TRUSTEES 1998 1998
City of Chicago Tax Increment 1/30/97 £20,000,000 5.375% Letter of Credit Tax Increment George K. Baum & Co. Cole Taylor Bank $1,351,609 $0
Allocation Revenue and Refunding Incremental Taxes Allocation
Bonds (Stockyards Southeast Bond

Quadrant Industrial Development
Project Series 1996B)

10
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(g) DESCRIPTION OF CITY CONTRACTS

TABLE G

DESCRIPTION OF CITY CONTRACTS RELATED TO THE PROJECT AREA

CONTRACTING
PARTIES AMOUNT OF PERCENT OF
WITH THE DATE OF COMPENSATION COMPENSATION

CITY OF CHICAGO EXECUTION PURPOSE PAID IN 1998 PAID TODATE
N F. Demolition 1998 Property Assembly Costs $23,410 100%
William A. McCann & Assoc.  Term Agreement Studies/Plan/Admin. 32,319 100%
S.B. Friedman & Co. Term Agreement Studies/Plan/Admin. $9,160 100%
Great Realty Advisors Term Agreement Studies/Plan/Admin. $5,000 100%
Treasurer of State of Illinois 1998 Studies/Plan/Admin. $2,638 100%
Bansley & Kiener 1998 Studies/Plan/Admin. $3,000 100%
Emst & Young 1998 Studies/Plan/Admin. $7,692 100%
Ernst & Young 1998 Studies/Plan/Admin. $33,188 100%
Linberger & Co. 1998 Studies/Plan/Admin. $2.812 100%
Dames & Moore, Inc. 1998 Studies/Plan/Admin. $2,792 100%
City of Chicago Dept. of 1998 Public Works/Improvements 3443,075 100%

Transportation
City of Chicago Bureau of 1993 Public Works/Improvements $9,600 64%
Electricity

Cook County Recorder of Deeds 1998 Studies/Plan/Admin. 349 100%
George K. Baum & Co. 1998 Financing $25,000 100%
The Northemn Trust Co. 1998 Financing $20,196 100%
City TIF Program Administration 1998 Studies/Plar/Admin. $56,382 100%

11
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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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(i) FINANCIAL SUMMARY PREPARED BY THE CITY COMPTROLLER

14



L66T NV 8661 "1t dHHWIOHU

LIOdHE TIWIONVNIA




CITY OF CHICAGO, ILLINOIS

STOCKYARDS SOUTHEAST OQUADRANT REDEVELOPMENT PROJECT

CONTENTS

INDEPENDENT AUDITOR’S REPORT ON THE FINANCIAL STATEMENTS,
REQUIRED AND SUPPLEMENTARY INFORMATION

Combined balance sheets
Combined statements of revenues, expenditures and
changes in fund balance - governmental funds
Notes to combined financial statements
REQUIRED SUPPLEMENTARY INFORMATION (UNAUDITED)
Year 2000 readiness disclosure

SUPPLEMENTARY INFORMATION

Schedule of cash activities
Schedule of expenditures by statutory code
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BansLeEy aND KieNneEr.L.L.P
CerTIFIER PUBLIC ACCOUNTANTS

125 SOUTH WACKER DRIVE
CHICAGO, ILLINOIS 6§0606-4496

AREA CODE 3i2 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 Stockyards
Southeast Quadrant 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
then 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 combined
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 Stockyards
Southeast Quadrant 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 then 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 Stockyards
Southeast Quadrant Redevelopment Project of the City of Chicago, Illinois
changed its method of accounting for investments.
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The year 2000 information on pages 8 and 9 is not a required part of the
financial statements, but 1s 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 Stockyards Southeast
Quadrant 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.

M s d Kern LtP

Certified Public Accountants

May 18, 1999



ASSETS

Cash and investments

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
Due to other City funds
Accrued interest payable
Deferred revenue
Bonds payable (Note 2)
Total liabilities
Fund balance
Reserved for debt
service
Unreserved,
undesignated

Total fund balance

Total liabilities
and fund balance

COMBINED BALANCE SHEETS
DECEMBER 31, 1998
(With Comparative Totals for 1997)

General
Long-term
Debt
Governmental Account Total Total
Funds Group 1998 1997
$20,268,573 - $20,268,573 819,589,361
2,313,506 - 2,313,506 1,862,678
685,329 - £€85,328% 391,417
- 4,633,250 4,633,250 4,133,734
- 15,366,750 15,36€,750 15,866,265
$23,267,.408 $20,000,000 $43,267,408 $41,843,456
7,841 - $ 7,841 s 8,352
499,457 - 499,457 54,527
64,548 - 64,548 68,521
2,313,506 - 2,313,506 1,862,678
~ 20,000,000 20,000,000 20,000,000
2,885,352 20,000,000 22,885,352 21,894,078
4,633,250 - 4,633,250 4,133,734
15,748,806 - 15,748,806 15,715,644
20,382,056 - 20,382,056 19,849,378

$23,267,408 $20,000,000 $43,267,408 $41,.843 456

The accompanying notes are an integral part of the combined financial

statements.



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 over (under) expenditures
Other financing sources (uses)
Operating transfers out (Note 3)
Proceeds of debt
Total other financing sources (uses)
Revenues and other financing sources
over expenditures and other
financing uses

Fund balance, beginning of year

Fund balance, end of year

1998 1997
$ 1,665,324 $ 1,657,797
861,303 861,207
2,526,627 2,519,004
646,313 1,744,496
- 9,900,000
1,347,636 1,186,622
1,893,949 12,831,118
532,678 (10,312,114)
- (525,000)
- 20,000,000
- 19,475,000
532,678 9,162,886
19,849,378 10,686,492

$20,382,056 § 19,849,378

The accompanying notes are an integral part of the combined financial

statements.



NOTES TO COMBINED FINANCIAL STATEMENTS

Note 1 - Summary of Significant Accounting Policies

Description of Project

The Stockyards Southeast Quadrant Redevelopment Project Area
(Project) was established in February 1992. The 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.

The semi-annual principal and interest payments are made from
incremental <real property taxes, which are paid in 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, ILI.INOT

NOTES TO COMBINED FINANCIAL STATEMENTS
(Continued)

Note 1 - Summary of Significant Accounting Policies (Continued)

Illinois Tax Increment Redevelopment Allocation Act Compliance

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

Cash and Investments

The bond proceeds and incremental taxes associated with the
Stockyards Southeast Quadrant 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
yvear'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 wvalues 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.

AT+ 4ot o
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NOTES TO COMBINED FINANCTIAL STATEMENTS
(Continued)

Note 2 - Bonds Payable

Note 3

In January 1997, the City entered into a short-term promissory
note for the purpose of retiring the Tax Increment Allocation
Revenue Bonds Series 1994B ($9.9 million). Also in January 1997,
the City sold Tax Increment Allocation Revenue and Refunding Bonds
Series 1996B ($20.0 million). The bonds have an initial interest
rate of 3.6 percent through February 3, 1997 and have maturity
dates ranging from December 1, 1999 through December 1, 2014.
Certain proceeds and cash on hand will be used to repay the short-
term promissory notes, pay project costs, fund required accounts
and meet initial debt service requirements. After the expiration
of the initial interest rate period, the notes will bear interest
at a weekly, daily, commercial paper or adjustable rates, as
defined, at the discretion of the City. The City entered into an
interest rate swap agreement in June 1997 to reduce its interest
rate risk on the bonds. The swap was approved by the City Council
and is effective from February 10, 1997 and terminates on
December 1, 2014 with an initial notional amount of $20.0 million.

The counterparty's payments will be based on a variable rate of
interest in exchange for an annual fixed rate of interest of
payment made by the City. Therefore, the bonds have an effective
interest rate of 5.375 percent. The aggregate maturities of the
bonds (principal portion only) are as follows:

1959 S 500,000
2000 600,000
2001 700,000
2002 800,000
2003 900,000
Thereafter 16,500,000

$20,000,000

Operating Transfer Out

During 1997 in accordance with state statutes, the Project
transferred $525,000 to the contiguous Stockyards  Annex

‘Redevelopment Project for infrastructure improvements within the

Project area.
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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 19895.

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.

Mission 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.



YEAR 2000 READINESS DISCLOSURE (UNAUDITED)

(Continued)

Other Considerations

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 1is
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 1s currently on schedule to meet its objectives for vyear 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 vyear
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.

A e AT Py o 1+



NOILVWHOANT A¥VINAWATIIAOS




-10

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 provided by operating
activities

Cash flows from financing activities
Debt service
Principal retirement
Interest paid
Operating transfers out
Proceeds of debt

Net cash provided by (used in)
financing activities

Increase in cash and investments
Cash and investments, beginning of year

Cash and investments, end of year

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

Revenues over (under) expenditures
Adjustments to reconcile revenues over
(under) expenditures to net cash
provided by operating activities

Financing activities
Changes in assets - (increase)
Property tax receivable
Accrued interest receivable
Changes in liabilities - increase
(decrease)
Vouchers payable
Due to other City funds
Accrued interest payable
Deferred revenue

1938 18587
$ 1,665,324 $§ 1,657,797
(201,894) (1,712,958,
567,391 516,842
2,030,821 461,681
- (9,900,000)
(1,351,609) (1,575,976)
- (525,000)
- 20,000,000
(1,351,609) 7,999,024
679,212 8,460,705
19,589,361 11,128,656

$20,268,573 $ 19,589,361

$ 532,678 $(10,312,114)

1,351,609 11,475,976
(450,828) (126,644)
(293,912) (344,365)

(511) (22,989)
444,930 54,527
(3,973) (389,354)
450,828 126,644

$ 2,030,821 s 461,681

b s
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SCHEDULE OF EXPENDITURES BY STATUTORY CODE

Code Description

Costs of studies, surveys, development of plans
and specifications, implementation and
administration of the redevelopment plan
including but not limited to staff and
professional service costs for architectural,
engineering, legal, marketing

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 buildings, and the
clearing and grading of land

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

Costs of the construction of public works or
improvements

Costs of 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

1998 1997

$ 125,032 S 128,714
23,410 1,174,713

- 129,218
452,675 8,352
1,392,832 11,390,121
$1,993,949 $12,831,118
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(k) DESCRIPTION OF TAX RECEIPTS AND ASSESSMENT INCREMENTS

TABLE K
DESCRIPTION OF TAX RECEIPTS AND ASSESSMENT INCREMENTS

TOTAL
MUNICIPAL STATE MUNICIPAL NET STATE TOTAL INCREMENTAL
SALES TAX SALES TAX UTILITY TAX UTILITY TAX INITIAL 1997 PROPERTY
YEAR INCREMENT INCREMENT INCREMENT INCREMENT EAV EAV TAXES 1997
1998 N.A. (1) N.A. (1) NA.(1) N.A. (1) $21,528,794 $44,509,131 $228,553

{1) N.A. -not applicable.
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(I 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
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INDEPENDENT AUDITOR'S REPORT

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

We have audited, in accordance with generally accepted auditing standards,
the combined balance sheet of Stockyards Southeast Quadrant Redevelopment
Project of the City of Chicago, Illinois as of December 31, 1598, 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 18, 1859.

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 1in Subsection (g) 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

Stockyards Southeast Quadrant Redevelopment Project of the City of
Chicage, 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.
M rd M.&u/o, L.L.P

Certified Public Accountants

ay 18, 1999

FINSTITUTE OF CPA'S

P& SOCIETY INTERNATIONALLY - MOORE STEPHENS
EPHENS NORTH AMERICA. INC. BANSLEY AND KIENER. LL.P
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EXECUTIVE SUMMARY

GOALS AND OBJECTIVES

General Goals:

*

Improve the quality of life in Chicago by eliminating the influence of, as well as the
manifestations of, both physical and economic blight in the Redevelopment
Project Area.

Provide sound economic development in the Redevelopment Project Area.

Revitalize the Redevelopment Project Area to make it an important center
contributing to the revitalization of the Redevelopment Area.

.Create an envionment within the Redevelopment Project Area which will

contribute to the health, safety, and general welfare of the City, and preserve or
enhance the value of properties in the Redevelopment Project Area.

Create suitable locations for industry.
Create job opportunities.

Achieve changes of land use, through development of coordinated clusters of
uses for neighborhood shopping and industry.

Redevelopment Objectives:

*

Reduce or eliminate those conditions which qualify the Redevelopment Project
Area as a Blighted Area. Section iV of this document, Blighted Area Conditions
Existing in the Redevelopment Project Area, describes the blighting conditions.

Return tax delinquent properties back to the tax roles;

Enhance the tax base of the City of Chicago and of the other taxing districts
which extend into the Redevelopment Project Area by encouraging private
investment in new commercial and industrial construction.

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

Encourage the assembly of land into parcels functionally adaptable with respect
to shape and size for industrial redevelopment needs and standards.

Provide needed incentives t0 encourage improvements for new development
efforts. ‘



* Improve the appearance and security of the Redevelopment Project Area by
creating a new industrial area.

* Provide needed incentives to encourage a broad range of improvements in both
new development and rehabilitation efiforts.

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

Development and Design Objectives

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

* Encourage coordinated development of parcels and structures in order to achieve
efficient building design; unified off-street parking, trucking and service faciiities;
and appropriate access to nearby highways.

* Achieve development which is integrated both functionally and aestheticaily with
nearby existing development. :

* Ensure safe and adequate circulation patterns and capacity in the project area.

* Encourage a high-quality appearance of buildings, rights-of-way and open spaces,
and encourage high standards of design.

* Encourage development of usable industrial space of all sizes.

Based upon surveys, inspections, research and analysis of the area by Louik/Schneider &
Associates, Inc., the Stockyards Southeast Quadrant Industrial Redevelopment Project Area
qualifies as a vacant "blighted area” as defined by the Act. The area is characterized by the
presence of two of the blighting factors for vacant fand as listed in the Act, impairing the sound
growth of the taxing districts in the City of Chicago.

Specifically:
* Of the fourteen factors set forth in the law, eleven are present in the Study Area.
* The blighting factors which are present are reasonably distributed
. throughout the Study Area.
*. All areas within the Study Area show the presence of blighting
factors.

Based upon the findings of the Eligibility Study for the Stockyards Southeast Quadrant industrial
Area, the Redevelopment Project Area on the whole has not been subject to growth and
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development through investment by private enterprise and wouid not reasonably be anticipated
to be deveioped without the adoption of this Redevelopment Plan.

REDEVELOPMENT PLAN

The Redevelopment Plan proposes the development of approximately 70 acres of new industrial
facilities that will stimulate other industrial development by the private sector in the area outside
of the proposed Redevelopment. Project Area. In order to accomplish the City of Chicago
objective of stimulating industrial development in the Stockyards Southeast Quadrant Industrial
Redevelopment Area, public and private improvements need to take place. This Redevelopment
Plan will make approximately 70 acres of land available for industrial facilities development.

The proposed Stockyards Southeast Quadrant Industrial Redevelopment Project Area will require
planning and programming of improvements. The redevelopment agreement will generally
provide for the City to provide funding for necessary soil and site improvements. The funds for
said improvements are to come from the Citys issuance of bonds to be repaid from the
incremental increase in tax revenues to be generated from the entire Redevelopment Project
Area. Developers or users will undertake the responsibility for the required scil and site
improvements, a portion of which may be paid for from the issuance of bonds, and will further
be required to build any agreed to improvements and necessary ancillary improvements required
for the project.

The estimated redevelopment project costs are shown in Tabie 1. To the extent that municipal
obligations have been issued to pay for such redevelopment project costs included prior to, but
in anticipation of, the adoption of tax increment financing, the City shall be reimbursed for such
redevelopment project costs. The total redeveiopment project costs provide an upper limit on
expenditures (exclusive of capitalized interest, issuance costs, interest and other financing costs).



TABLE 1

Program Action/Im men
Land Acquisition $ 500,000
Demoilition 3,500,000
Site preparation 5,300,000
Environmental remediation 2,500,000
Public Improvements 500,000
Job Training 500,000
Interest Subsidies 1,000,000
Contingencies 400,000
Planning, legal, studies, etc. 300,000

TOTAL PROJECT COST* $14,500,000

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

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

The tax increment revenue which will be used to fund tax increment obligations and
redevelopment project costs shall be the incremental real property tax revenues. Incremental
real property tax revenue is attributable to the increase in the current equalized assessed value
of each taxabie lot, block, tract or parcet of real property in the Redevelopment Project Area over
and above the initial equalized assessed value of each such property in the Redeveiopment
Project Area. Cther sources of funds which may be used to pay for redevelopment costs and
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obligations issued or incurred, the proceeds of which are used to pay for such costs, are land
disposition proceeds, state and federal grants, investment income, and such other sources of
funds and revenues as the municipality may from time to time deem appropriate.

Issuance of Obligations

To finance redevelopment costs a municipality may issue obligations secured by the anticipated
tax increment revenue generated within the TIF redevelopment area. In addition, a municipality
may pledge towards payment of such obligations any part or any combination of the following:
(a) net tax increment revenues of all or part of any redevelopment project; (b) taxes levied and
collected on any or all property in the municipality; () the full faith and credit of the municipality;
(d) a mortgage on part or all of the redevelopment project; or (e) any other taxes or anticipated
receipts that the municipality may lawfully pledge.

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 used for such purposes, shall be declared surplus and shall then
become available for distribution annuaily to taxing districts in the Redevelopment Project Area
in the manner provided by the Act.

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

The total 1989 equalized assessed valuation for the entie Redevelopment Project Area is
$20,448,607. This equalized assessed vaiuation is subject to final verification by Cook County.
After verification, the County Clerk of Cook County, illinois will certify the amount, and this
amount wiil serve as the “Initial Equalized Assessed Valuation.®



By the year 2000, when it is estimated that all the anticipated private development will be
completed and fully assessed, the estimated equalized assessed valuation of real property within
the Redevelopment Project Area is estimated at between $32,000,000 and $37,000,000. These
estimates are based on several key assumptions, including: 1) all new industrial development
will be compieted in 1998; 2) the market value of the anticipated developments will increase
following completion of the redevelopment activities described in the Redevelopment Project and
Plan; 3) the most recent State Muitiplier of 1.9133 as applied to 1989 assessed vaiues will remain
unchanged and 4) for the duration of the project the tax rate for the entire Redevelopment Project
Area is assumed to be the same and will remain unchanged from the 1989 level.



INTRODUCTION

The Stockyards Southeast Quadrant iIndustrial Redevelopment Project Area contains
approximately 228.5 acres. The Redevelopment Project Area is bounded generaily on the North
by Exchange Avenue, on the east by Halsted Street, on the south by West 47th Street, and on
the west by Packers Avenue. Haisted Street, 47th Street and Racine Avenue provide the major
access to the Redevelopment Project Area. The Redevelopment Project Area is located in an
area of Chicago that has excellent fransportation access. The Dan Ryan Expressway lies one
mile east along 3Sth Street, Root Street to 43rd Street and 47th Street, and the Stevenson
Expressway is 1.5 miles north along Ashland Avenue. The location and boundaries of the
Redevelopment Project Area are shown on Map 1, Project Boundary.

The Stockyards Southeast Quadrant Industrial Redevelopment Project Area is located in the New
City Community Area within the area known as the former Union Stockyards which is primarily
an industrial area. The Redevelopment Project Area is under-utilized. It contains considerable
areas of vacant land on which there is debris including cinders, bricks, concrete and wood.
Some previous building improvements were removed in the 1960S due to their advanced state
of decay. There are abandoned railroad tracks in portions of the Redevelopment Project Area.

The purpose of the Redevelopment Plan is to create a mechanism to allow for the development
of new industrial facility on the vacant and under-utilized land and to remove dilapidated
structures to create an environment suitable for industrial development in the Redevelopment
Project Area. The redevelopment of this Project Area is expected to encourage economic
revitalization within the community and surrounding area.

Tax increment Allocation Redevelopment Act.

An analysis of conditions within this area indicates that it is appropriate for designation as a
redevelopment project, utilizing the State of lilinois tax increment financing legisiation. The area
is characterized by conditions which warrant the designation as a “blighted area® within the
definitions set forth in the Tax increment Allocation Redevelopment Act (hereafter referred to as



the "Act’). The Act s found in the lilinois Revised Statutes, Chapter 24 Section 11-74.4-1 et seq.,

as amended.

The Act provides a means for municipalities, after the approval of a "Redevelopment Plan and
Project” to redevelop blighted areas by piedging the increase in tax revenues generated by public
and private redevelopment in order to pay for the up front public costs which are required to
stimulate such private investrment in new redevelopment and rehabilitation. Municipalities may
issue obligations to be repaid from the stream of real property tax increments that occur within
the tax increment financing district.

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

The Stockyards Southeast Quadrant Industrial Redevelopment Area Project and Plan (hereafter
referred to as the "Redevelopment Plan®) has been formulated in accordance with the provision
of the Act. It is a guide to all proposed public and private action in the Redevelopment Project
Area. In addition to describing the objectives of redevelopment, the Redevelopment Plan sets
forth the overall program to be undertaken to accomplish these objectives. This program is the
‘Redevelopment Project”.

This Redevelopment Plan also specifically describes the Stockyards Southeast Quadrant
Industrial Redevelopment Tax Increment Redevelopment Project Area (hereafter referred to as
the "Redevelopment Project Area”). This area meets the eligibility requirement of the Act. The
Redevelopment Project Area boundaries are described in Section il of the Redevelopment Plan
and shown in Map 1, Boundary Map.

After its approval of the Redevelopment Plan, the City Council then formally designates the
Redevelopment Project Area.

The purpose of this Redevelopment Plan is to ensure that new development occurs:
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1. On a coordinated rather than a piecemeal basis to ensure that the land-use, vehicuiar
access, ng, service and urban design systems will meet modem-day principles and
stand

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

3. Within a reasonable and defined time period.

Revitalization of the Redevelopment Project Area is a large and complex undertaking and
presents challenges and opportunities commensurate to its scale. The success of this effort will
depend to a large extent on the cooperation between the private sector and agencies of local
government. The adoption of the Fiedevelopment Plan makes possible the implementation of
a logical program to stimulate redevelopment in the Redevelopment Project Area -- an area
which cannot reasonably be anticipated to be dewveioped without the adoption of this
Redevelopment Plan. Public investments, will create the appropriate environment to attract the

investrnent required for the rebuilding of the area.

Successful implementation of the Redevelopment Plan and Project requires that the City of
Chicago take fuil advantage of the real estate tax increments attributed to the Redevelopment
Project as provided in accordance with the Act. The Redeveiopment Project Area would not be
reasonably developed without the use of such incremental revenues.



REDEVELOPMENT PROJECT AREA AND LEGAL DESCRIPTION

The Stockyards Southeast Quadrant Industrial Redevelopment Project Area is located
approximately six miles northwest of Chicagos Central Business District. The Redevelopment
Project Area contains approximately 228.5 acres. The Redevelopment Project Area is bounded
generally on the North by Exchange Avenue, on the east by Halsted Street, on the south by
West 47th Street, and on the west by Packers Avenue. Halsted Street, 47th Street and Racine
Avenue provide the major access to the Redevelopment Project Area.

The legal description of the Stockyards Southeast Quadrant Industriali Redevelopment Project
Area is as foillows:

A tract of land in the Northeast quarter, in the Southeast quarter, and in the East
haif of the Southwest quarter of Section 5, Township 38 North, Range 14 East of
the Third Principal Meridian, described as follows:

Beginning at the Southeast comner of said Section §; thence West along the South
line of said Southeast quarter 2640 feet more or less, to the West line of said
Southeast quarter; thence North 1320 feet along last said West line to the South
line of the Northeast quarter of the Southwest quarter (being the South line of
Packers Subdivision as recorded September 20, 1870 as Document No. 66615);
thence West 910 feet along last said South line to a line 33 feet West of and
parailel to the centerline of Packers Avenue; thence North 1330 feet along last
said line 33 feet West of the centeriine of Packers Avenue to the North line of said
Southwest quarter of Section 5; thence East 910 feet more or less, along last said
North line to the West line of the Northeast quarter of said Section 5; thence North
962 feet along last said West line to the centerline of Exchange Avenue as shown
on Stock Yards Subdivision as recorded March 14, 1903 as Document No.
3362808; thence East 1020 feet along the centerline of Exchange Avenue to the
West line extended North of Donovan Industrial Park as recorded July 1, 1976 as
Document No. 23542559; thence South 952 feet along last said West line to the
centeriine of 43rd Street (alsc being the South line of Northeast quarter of said
Section 5); thence East 320 feet along the centeriine of 43rd Street to the
centeriine of Morgan Street as shown in said Donovan Industrial Park; thence
North 250 feet along last said centerline of Morgan Street to the South line of the
North 190 feet of Lot 4 extended West of said Donovan Industrial Park; thence
East 620.4 feet along !ast said South line to the East line of Lot 4 of Donovan
Industrial Park; thence North 660 feet more or less, along the East line of Lots 4
and 1 in Donovan Industrial Park to the centerline of Exchange Avenue; thence
East 710 feet along the centerline of Exchange Avenue to the East line of said
Section 5; thence South along last said East line of Section 5 to the Southeast
corner of Section S being the place of beginning, all in Lake Township, Cook
County, illinois.

Property contains 228.5 acres, more or less.
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REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES

General Goals:

»

Improve the quality of life in Chicago by eliminating the influence of, as well as
the manifestations of, both physical and economic blight in the Redeveiopment
Project Area.

Provide sound economic development in the Redevelopment Project Area.

Revitalize the Redevelopment Project Area to make it an important center
contributing to the revitalization of the Redevelopment Area.

Create an environment within the Redevelopment Project Area which will
contribute to the heaith, safety, and general weifare of the City, and preserve or
enhance the value of properties in the Redevelopment Project Area.

Create suitable locations for industry.

Create job opportunities.

" Achieve changes of land use, through development of coordinated clusters of

uses for neighborhood shopping and industry.

Redevelopment Objectives:

*

Reduce or eliminate those conditions which qualify the Redevelopment Project
Area as a Blighted Area. Section IV of this documnent, Blighted Area
Conditions Existing in the Redevelopment Project Area, describes the blighting
conditions.

Return tax delinquent properties back to the tax roles;

Enhancs the tax base of the City of Chicago and of the other taxing districts
which extend into the Redevelopment Project Area by encouraging private
investment in new commercial and industrial construction.

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

Encourage the assembly of land into parcels functionally adaptabile with
respect to shape and size for industrial redevelopment needs and standards.

me needed incentives to encourage improvernents for new development
rts.

Improve the appearance and security of the Redevelopment Project Area by
creating a new industrial area.

Provide needed incentives to encourage a broad range of improvements in
both new development and rehabilitation efforts.
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*

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

Development and Design Objectives

*

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

Encourage coordinated development of parcels and structures in order to
achieve efficient building design; unified off-street parking, trucking and service
facilities; and appropriate access to nearby highways.

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

Ensure safe and adequate circulation patterns and capacity in the project area.

Encourage a high-quality appearance of buildings, rights-of-way and open
spaces, and encourage high standards ot design.

Encourage development of usable industrial spaée of all sizes.

Investment in new development is essential in the Stockyards Southeast Quadrant Industrial
Redevelopment Project Area. Development efforts in the Redevelopment Project Area will
" strengthen the entire City through environmental improvements, an increased tax base and

additional employment opportunities.

This section of the Redevelopment Plan identifies the goals and objectives of the
Redevelopment Project Area. A latter section of the Redevelopment Plan identifies more
specific programs which the City plans to undertake in achieving the redevelopment goals
and objectives which have been identified.
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BLIGHTED AREA CONDITIONS EXISTING IN THE REDEVELOPMENT PROJECT AREA

Based upon surveys, inspections, research and analysis of the area by Louik/Schneider &
Associates, Inc. the Redevelopment Project Area qualifies as a "blighted area® as defined by
the Act. A separate report entitled Stockyards Southeast Quadrant Industrial Redevelopment
Area Tax Increment Financing District Eligibility Report,” dated September, 1991 describes in
detail the surveys and analysis undertaken and the basis for the finding that the
Redevelopment Project Area qualiﬁeé asa 'blighted area’ as defined by the Act.

Summarized below are the findings of the Eligibility Report: The area is characterized by the
presence of eleven of the blighting factors for an improved area as listed in the Act, impairing
the sound growth of the taxing districts in this area of the City. Specifically:

* Of the fourteen factors set forth in the law, eleven are present in the area.
* The blighting factors which are present are reasonably
distributed throughout the Study Area.
* All areas within the Study Area show the presence of blighting
factors.
1. Age

Age as a factor is present in two of the three biocks in the Study Area. Of the 30 total
buildings in the Study Area, 21 (70 percent) are 35 years of age or older.

2. Dilapidation
Dilapidation is present in two parceis containing eleven interconnected buildings.
These buildings significantly impact one block of the Study Area.

3. Obsolescance
Obsolescence as a factor is present in two of the three blocks. Sixteen of the Thirty
structures (53 percent) are obsoiete and there are numerous parcels which are
obsoletely platted.
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10.

11.

Deterioration

Deterioration as a factor is present in many of the parcels in the Study Area.
Conditions contributing to this factor include deteriorating structures, deteriorating off-
street parking and storage areas and site surface areas. Twenty-one of the thirty
structures (70 percent) are characterized by deterioration including fours parcels which
contain structures that have deterioration of parking surfaces.

lilegal use of individual structures
There was no evidence of structures which were illegal uses as defined by municipal
ordinance.

Structures Beiow Minimum Code Standards
Structures below the city’s minimum code standards for existing buildings as a factor
is present in one parcel having a major impact on one biock.

Excessive Vacancies

Excessive vacancies as a factor is present in two of the three blocks. Twelve
buildings were entirely vacant (40 percent) and another was partially vacant. The
Study Area contains over 70 acres of vacant under-utilized land (31 percent of the

entire area).

Overcrowding of structures and community facilities
There was no evidence of overcrowding of structures in the Study Area.

Lack of Ventilation, Light or Sanitary Facilities

Twelve structures in the Study Area exhibit a lack of ventilation, light or sanitary
facilities. '

inadequate Utilities

Inadequate utilities are present in the interior area of one Biock and in providing direct
access to another Block in the Study Area.

Excessive land coverage

14



12.

13.

14.

There was no evidence of excessive land coverage in the Study Area.

Deleterious Land-Use or Layout

Deleterious land-use or layout is present in 54 parceis of the 65 parcels (83 percent) in
the Study Area. Conditions contributing to this factor include outside storage areas,
large tracts of vacant and under-utilized land, vacant and dilapidated structures and
sub-standard streets limiting access to portions of the Study Area.

Depreciation of Physical Maintenance

Depreciation of physical maintenance is present in twenty of the thirty structures (67
percent) in the Study Area. In addition, aimost all vacant parcels have deteriorated
surfaces and fly dumping. Conditions contributing to this factor include deferred
maintenance and lack of maintenance of buildings, parking and storage areas, and
site improvements. Depreciation of physical maintenance is present in 50 of the 65
parcels (77 percent) in the Study Area.

Lack of Community Planning

Lack of community planning is present to a major extent throughout the Study Area.
Conditions contributing to this factor include parcels of inadequate size contemporary
development in accordance with current day needs and standards, and the lack of
reasonable development controls for building uses, setbacks, off-street parking and
loading and the limited access provided by the present street system in combination
with the vacant inaccessible land areas. The area lacks an overall pian for coor
dinated development on a parcel by parcel basis. The entire Study Area exhibits this
factor.

The analysis above was based upon data assembied by the City of Chicago, Department of
Economic Development and Louik/Schneider & Associates, Inc. The surveys, research and
analysis conducted include:

1. Exterior surveys of the condition and use of the Redevelopment Project Area;
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2. Field surveys of environmental conditions covering streets, sidewalks, curbs
and gutters, lighting, traffic, parking facilities, landscaping, fences and walls,
and general property maintenance;

3. Analysis of existing and previous uses and their relationships;

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

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

Analysis of Tax delinquency;

® N o O

Review of previously prepared plans, studies and data.

Based upon the findings of the Eligibility Study for Stockyards Southeast Quadrant industrial
Study Area, the Redeveiopment Project Area on the whole has nbt been subject to growth
and development through investment by private enterprise and would not reasonably be
anticipated to be developed without the adoption of this Redevelopment Plan.
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STOCKYARDS SOUTHEAST QUADRANT INDUSTRIAL REDEVELOPMENT PROJECT

A. REDEVELOPMENT PRQJECT AREA GOAL AND OBJECTIVES

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

1. Assemblage of Sites. To achieve the renewal of the Redevelopment
Project Area, property identified in Map 3, Development Activities,
attached hereto and made a part hereof, may be acquired by the City
of Chicago and cleared of all improvements if any and either (a) sold or
leased for private redevelopment, or (b) sold, leased or dedicated for
construction of public improvements or facilities. The City may
determine that to meet the renewal objectives of this Redevelopment
Plan, other properties in the Redevelopment Project Area not scheduled
for acquisition should be acquired, or certain property currently listed
for acquisition should not be acquired. Acquisition of land for public
rights-of-way may also be necessary for the portions of said rights-of-
way that the City does not own (see Map 3).

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

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

a. Construction of Packers Street

b. Provision of utilities necessary to serve the
redevelopment.

3. Provision for Demolition and Environmental Remediation. Funds may be made
. available for demoilition and removal of dilapidated structures and any
necessary environmental remediation required for such building sites.

a. Demolition of the former Hammond Warehouse, inc. storage
facility and any necessary environmental remediation will be
accomplished through a redevelopment agreement with the
Back of the Yards Ne‘ggggrhood Council which is obtaining this
property through the County Tax Reactivation Program.
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4, Provision fi il and Site Im . Funds may be made
a le for improvements properties for the purpose of making land
suitable for development.

a. Entering into a redevelopment agreement for necessary
soil preparation and site improvements in the
Redevelopment Project Area.

5. Provision for Interest Subsidy. Funds may be made available to privately heid
properties for the purpose of reducing interest costs for the purpose of
redeveloping properties.

6. Provision for Job Training. Funds may be made available for companies
building or expanding facilities in the Project Area for the training of new
employees or existing employees.

7. Redevelopment Agreements. lLand assembiage shall be conducted for
(a) sale, lease, or conveyance to private developers, or (b) sale, lease,
conveyance or dedication for the canstruction of public improvements
or facilittes. Terms of conveyance shall be incorporated in appropriate
disposition agreements which may contain more specific controls than
those stated in the Redevelopment Plan.

in the event that the City determines that construction of certain improvements is not finan-
cially feasible, the City may reduce the scope of the proposed improvements.

B. REDEVELOPMENT PLAN

The Redevelopment Plan propeses the development of new industrial facilities that takes
advantage of the Redevelopment Project Areas exceilent location. The industriaj facilities
and ancillary services will cover all of the almost all of the Stockyards Southeast Quadrant
Industrial Redevelopment Project Area. The Redevelopment Project Area will allow for the
development of 1,000,000 square feet of new industrial facilities employing approximately 500
persons.

The Redevelopment Plan proposes a redevelopment by the Back of the Yards Neighborhood
Council (BYNC) that will stimulate other industrial development by the private sector in the
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Redeveiopment Project Area as well as areas outside of the Redevelopment Project Area.
The propose of BYNC' plan is the removal of 11 multi-storied vacant and uninhabited
storage buildings which were built at the turn of the century. These buildings are in a
blighted state of repair and can not be rehabilitated. The buildings have no electricity, heat,
they lack windows, doors, and operating systems. The buildings are located on 476,236
square feet of land (approximately 11 acres), which will be developed with new industrial
buildings when the 11 buildings are demolished. In order to accompilish the City of
Chicago’s objective of stimulating industrial development, numerous public and private
improvements need to take placs. Tﬁis Redevelopment Plan will make approximately 70
acres of land availabie for new industrial facilities development.

The proposed Stockyards Southeast Quadrant Industrial Redevelopment Project Area will
require planning and programming of improvements. The redevelopment agreement will
generally provide for the City to provide funding for necessary soil and site improvehents.
The funds for said improvements are to come from the City's issuance of bonds to be repaid
from the incremental increase in tax revenues to be generated from the entire Redevelopment
Project Area. Developers or users will undertake the responsibility for the required soil and
site improvements, a portion of which may be paid for from the issuance of bonds, and will
further be required to build any agreed to improvements and necessary ancillary
improvements required for the project.

The Redevelopment Plan and Project conforms to the Comprehensive Plan of the City of

Chicago.
C. GENERAL LAND-USE PLAN

The Redevelopment Plan and the proposed projects described herein conform to the land
uses and development palicies for the City as a whole as currently provided by the
Comprehensive Plan of Chicago (1966).
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D. ESTIMATED REDEVELOPMENT PROJECT COSTS

Redevelopment project costs mean the sum total of all reasonable or necessary costs

incurred or estimated to be incurred, and any such costs incidental to this Redevelopment

Plan and Redevelopment Project pursuant to the State of lllinois Tax Increment Allocation
Redevelopment Act. Such costs may include, without limitation, the following:

10.

Costs of studies, surveys, development of plans, and specifications,
implementation and administration of the redeveiopment pian, inciuding
but not limited to staff and professional service costs for architectural,
engineering, legal, marketing, financial, planning or other services,
provided, however, that no charges for professional services may be
based on a percentage of the tax increment collected;

Property assembly costs, including but not limited to acquisition of iand
and other property, real or personal, or rights or interests therein,
demoilition of buildings, and the clearing and grading of land;

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

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

Financing costs, including but not limited to all necessary and incidental
expenses related to the issuance of obligations and which may include
payment of interest on any obiigations 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;

All or a portion of a taxing districts capital costs resulting from the
redeveiopment project necessarily incurred or to be incurred in
furtherance of the objectives of the redevelopment pian and project, to
th%h extent the municipality by written agreement accepts and approves
such costs;

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

Payment in lieu of taxes;

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

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

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

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

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

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

12. Uniess explicitly stated in the Act, the cost of construction of new
privately-owned buildings shail not be an eligible redevelopment project
cost.

The estimated redevelopment project costs are shown in Table 1. To the extent that
municipal obligations have been issued to pay for such redevelopment project costs included
prior to, but in anticipation of, the adoption of tax increment financing, the City shall be
reimbursed for such redevelopment project costs. The total redevelopment project costs
provide an upper limit on expenditures (exciusive of capitalized interest, issuance costs,
interest and other financing costs). Within this limit, adjustments may be made in line items
without amendment to this Redevelopment Plan.
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TABLE 1
ESTIMATED REDEVELOPMENT PROJECT COSTS

Program Action/Improvements

Land Acquisition $ 500,000
Demoiition 3,500,000
Site preparation 5,300,000
Environmental remediation 2,500,000
Public improvements 500,000
Job Training 500,000
Interest Subsidies 1,000,000
Contingencies 400,000
Planning, legal, studies, etc. . 300,000
TOTAL PROJECT COST* $14,500,000

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

E. SQURCES OF FUNDS TO PAY REDEVELOPMENT PROJECT COSTS

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



The tax increment revenue which will be used to fund tax increment obligations and eligibie
redevelopment project costs shall be the incremental real property tax revenues. Incremental
real property tax revenue is attributable to the increase in the current equalized assessed
value of each taxable lot, block, tract or parcel of real property in the Redevelopment Project
Area over and above the initial equalized assessed value of each such property in the
Redevelopment Project Area. Other sources of funds which may be used to pay for
redevelopment costs and obligations issued or incurred, the proceeds of which are used to
pay for such costs, are land disposition proceeds, state and federal grants, investment
income, and such other sources of funds and revenues as the municipality may from time to
time deem appropriate. Without the use of such tax incremental revenues, the
Redevelopment Project Area would not reasonably be developed. All incremental revenues
utilized by the City of Chicago will be utilized exclusively for the development of the
Redevelopment Project Area.

Issuance of Obligations

To finance redevelopment costs a municipality may issue obligations secured by the
anticipated tax increment revenue generated within the TIF redevelopment area. In addition,
a municipality may pledge towards 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 municipaiity; (c) the full faith and credit of the
municipality; (d) a mortgage on part or all of the redevelopment project; or (e) any other
taxes or anticipated receipts that the municipality may lawfully piedge.

All obligations issued by the City pursuant to this Redevelopment Plan and the Act shall be
retired within twenty-three (23) years from the adoption of the ordinance approving the
Redeveiopment Project Area. Also, the final maturity date of any such obligations which are
issued may not be later than twenty (20) years from their respective dates of issue. One or
more series of obligations may be sold at one or more times in order to implement this
Redevelopment Plan. The amounts payabie in any year as principal and interest on all
obligations issued by the City pursuant to the Redevelopment Plan and the Act shall not
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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 lean natures.
Obligations issued may be serial or term maturities, and may or may not be subject to
mandatory, sinking fund, or optional redemptions.

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 used for such purposes, shall be declared surplus and shall
then become availabie for distribution annually to taxing districts in the Redeveliopment
Project Area in the manner provided by the Act.

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

The total 1989 equalized assessed valuation for the entire Redevelopment Project Area is
20,448,607. This equalized assessed valuation is subject to final verification by Cook County.
After verification, the County Clerk of Cook County, lllincis will certify the amount, and this
amount will serve as the "Initial Equalized Assessed Valuation.”

Anticipated Equalized Assessed Valuation

By the year 2000, when it is estimated that all the anticipated private development will be
completed and fully assessed, the estimated equalized assessed vajuation of real property
within the Redevelopment Project Area is estimated at between $32,000,000 and $37,000,000.
These estimates are based on several key assumptions, including: 1) all industrial
development will be completed in 1998; 2) the market value of the anticipated
developments will increase following compietion of the redevelopment activities described in
the Redevelopment Project and Plan; 3) the most recent State Multiplier of 1.9133 as applied
to 1989 assessed values will remain unchanged and 4) for the duration ot the project the tax
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rate for the entire Redevelopment Project Area is assumed to be the same and will remain
unchanged from the 1988 level.
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PROVISION FOR AMENDING ACTION PLAN

The Stockyards Southeast Quadrant Industrial Redevelopment Project Area Tax Increment
Redevelopment Plan and Project may be amended pursuant to the provisions of the Act.



AFFIRMATIVE ACTION PLAN

The City is committed to and will affirmatively implement the following principles with respect
to the Stockyards Southeast Quadrant Industrial Redevelopment Project Area.

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

B. This commitment to affirmative action will ensure that all members of the
protected groups are sought out to compete for all job openings and
promotional opportunities.



LEGAL DESCRIPTION

A tract of land in the Northeast quarter, in the Southeast quarter, and in the
East half of the Southwest quarter of Section 5, Township 38 North, Range 14
East of the Third Principal Meridian, described as foilows:"

Beginning at the Southeast corner of said Section 5; thence West along the
South line of said Southeast quarter 2640 feet more or less, to the West line of
said Southeast quarter; thence North 1320 feet along last said West line to the
South line of the Northeast quarter of the Southwest quarter (being the South
line of Packers Subdivision as recorded September 20, 1870 as Document No.
66615); thence West 910 feet along last said South line to a line 33 feet West
of and parallel to the centerline of Packers Avenue; thence North 1330 feet
along last said line 33 feet West of the centerline of Packers Avenue to the
North line of said Southwest quarter of Section 5; thence East 910 feet more or
less, along last said North line to the West line of the Northeast quarter of said
Section 5; thence North 862 feet along last said West line to the centerline of
Exchange Avenue as shown on Stock Yards Subdivision as recorded March
14, 1903 as Document No. 3362808; thence East 1020 feet along the
centerline of Exchange Avenue to the West line extended North of Donovan
industrial Park as recorded July 1, 1976 as Document No. 23542558; thence
South 952 feet along last said West line to the centeriine of 43rd Street (also
being the South line of Northeast quarter of said Section 5); thence East 320
feet along the centerline of 43rd Street to the centerine of Morgan Street as
shown in said Donovan industrial Park; thence North 250 feet along last said
centerline of Morgan Street to the South line of the North 190 feet of Lot 4
extended West of said Donovan Industrial Park; thence East 620.4 feet along
last said South line to the East line of Lot 4 of Donovan Industrial Park; thence
North 660 feet more or less, along the East line of Lots 4 and 1 in Donovan
industrial Park to the centerline of Exchange Avenue; thence East 710 feet
along the centerline of Exchange Avenue to the East line of said Section 5;
thence South along last said East line of Section S to the Southeast corner of
Section 5 being the place of beginning, all in Lake Township, Cook County,
Hinois.

Property contains 228.5 acres, more or less.
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TABLE 2
1989 EQUALIZED ASSESSED VALUATION

S. E. QUADRANT OF THE STOCKYARDS 1989 EAV

PERM. INDEX NO. 1989
20-05-200-004 $12,377
008 $1,749,755
Q015 $34,395
019 $3,664
045 $1,538
-046 $4,001
047 $4,163
-048 $1,184,715
049 $18,801
050 $1,846,319
067 $25,787
-068 $2,397
070 $3,432
071 $237
072 $2177
073 $9.190
074 $7179
075 $14,742
078 $165,045
Q77 $1,270
083 $519
-088 $222,184
084 $237,532
085 $115,799
096 $216,193
-100 $0
-108 $209,734
-106 $9,899
-112 $1,791,645
-113 $132,773
-114 $84,855
-1185 $50,655
-116 $49,384
-117 $94,272
-118 $252,904
-119 $283,274
-120 $220,881
-132 $1,834,760
-133 : $1,331,856
-135 $37,985
-138 $13,676
-140 $71,043



TOTAL

-141

-147

$63,376
$14,382
$24,258
$2,282,820
$581,157
$7121
$81,034
$73128
$77,058
$821,175
$687,816
$74,389
$12,877
$1,576,764
$48,542
$674,199
$210,663
$462,720
$165,041
$51,774
$0
35,296

$20,448,607



MAPS

Map 1 Redevelopment Project Boundaries
Map 2 Existing Land-Use
Map 3 Redevelopment Plan / Proposed Land-Use
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