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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 West Pullman Industrial Park
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 of Planning and Development

Loder

Walter K. Knorr
Chief Financial Officer
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i’l ERNST& YOUNG LI_P & Suite 400 & Phone: 312 879 2000

111 North Canal
Chicago, HHinois 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 the West Pullman Industrial Park 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,

Saret ¢ MLL?

Emst & Young LLP

Ernst & Young Lip is a member of Ernst & Young International, Ltd.
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West Pullman Industrial Park Redevelopment Project Area
1998 Annual Report EDRGS

Purpose of Report:

The purpose of the Annual Report for the West Pullman Industrial Park Redevelopment Project Area
(Report) 1s to provide information regarding the City of Chicago (City) tax increment financing (TTF)
districts in existence on December 31, 1998, as required by the Mayor’s Executive Order 97-2
(Executive Order). This Report covers the West Pullman Industrial Park 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 mformation.

(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 i1dentified. For exact boundarnes, 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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West Pullman Industrial Park Redevelopment Project Area

(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.



-

]
i

West Pullman Industrial Park Redevelopment Project Area

(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.

(3) 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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West Pullman Industrial Park Redevelopment Project Area

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.

(1) 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
[linois Industrial Jobs Recovery Law, as appropriate. Section (m) provides this statement.
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(a) GENERAL DESCRIPTION

The Project Area generally includes all of the properties on the north side of 1 19" Street between
Morgan Street and Loomis, all properties on the south side of 1 19" Street between Morgan Street and
a point approximately 400 feet east of Loomis, all properties on the north side of 120" between the
alley just west of Halsted and a point approximately 400 feet east of Loomis, all properties on the south
side of 120™ Street from the alley just west of Halsted to Loomis, and all properties on the north side of
122™ Street of the Metra Electric Line Right-of-Way between the alley just west of Halsted and
Aberdeen Street. 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 March 11, 1998. The Project Area
may be terminated no later than March 11, 2021.

RO

(c) COPY OF REDEVELOPMENT PLAN

O~

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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(f) DESCRIPTION OF TIF DEBT INSTRUMENTS

During 1998, there were no TIF debt instruments outstanding for the Project Area.

|
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(g) DESCRIPTION OF CITY CONTRACTS

During 1998, there were no City contracts relating to the Project Area.
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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.
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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.
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(i) FINANCIAL SUMMARY PREPARED BY THE CITY COMPTROLLER

During 1998, no financial activity occurred in the Project Area. Therefore, no audited statements
were prepared pertaining to the Special Tax Allocation Fund for the Project Area.

14



West Pullman Industrial Park Redevelopment PrOJect Area

(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 SALESTAX UTILITY TAX UTILITY TAX  INITIAL 1997 PROPERTY
YEAR INCREMENT INCREMENT INCREMENT INCREMENT EAV EAV TAXES 1997
1998 N.A. (1) N.A. (1) N.A. (1) N.A. (1) $7,567273(2) N.A (3) N.A.(3)

(1) N.A. - not applicable.
(2) Source - West Pullman Industrial Park Redevelopment Plan and Project.

(3) NA. - not available. As of December 31, 1998, the certified EAV had not been established. Therefore, incremental
property taxes could not be calculated.

15




() 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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]
é (m) COMPLIANCE STATEMENT PREPARED BY AN INDEPENDENT PUBLIC
ACCOUNTANT
-
| During 1998, there were no tax increment expenditures within the Project Area. Therefore, no

compliance statement was provided for this section.
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ATTACHMENT
N REDEVELOPMENT PLAN

j 18



TG S R SR £

West Pullman Industrial Park Conservation Area

Industrial Jobs Recovery Law Tax Incremental Financing Eligibility
Study and Redevelopment Planning and Project Plan

Prepared for:

The City of Chicago
Department of Planning and Development

October 1997

| ’E’S. B. Friedman & Company

Real Esiate Advisors and Development Consultants

b Proposed



y
|

Table of Contents

Executive SUIMMArY . . .. ..ottt et e ettt e 1
Introduction . ... ...t . 4
Required Findings and Evidence for Qualifications ......................... ... 15
Redevelopment Plan & Required Findings .......... ... ... .. ............... 25
Financial Plan & Required Findings ........... ... ... . ... ... .. .......... .36
Affirmative ActionPlan . ......... . ... ...44
Provision for Amending ActionPlan . .. ... .. .. ... ... ... 45
ATAChMENtS . ... o 46

S.B. Friedman & Company

221 N. LaSalle St., Ste. 1007

Chicago, IL 60601
312/424-4250 / fax: 312/424-4262
E-Mail: FriedmanCo@aol.com
S.B. Friedman & Company i Development Advisors



1. Executive Summary

The proposed West Pullman Industrial Park Conservation Area (West Pullman IPCA) tax increment

_financing (TIF) district has been surveyed and analyzed for designation as a TIF districtunderthe . .

Illinois Industrial Jobs Recovery Law, 65 ILCS 5/11 - 74.6 - 1, et seq. (the IJRL).

The IJRL was designed to address the unique redevelopment challenges of underutilized and/or
completely abandoned industrial areas--particularly those that are environmentally contaminated.
Another objective of the law was to provide resources to retain and expand Illinois’ industrial base
economy. The IJRL establishes a number of required statutory findings that need to be demonstrated
before any area can be designated as an IJRL TIF district.

The West Pullman IPCA is characterized by substantial disinvestment. A majority of the proposed
West Pullman IPCA is vacant, and the remaining industrial buildings are older structures.
Environmental contamination is found throughout the proposed area, and this contamination creates
a major impediment to redevelopment and new industrial investment. Area infrastructure is
inadequate to accommodate most modemn industrial uses, and substantial infrastructure
improvements will need to be completed in order to attract new industrial investment.

The physical and environmental conditions underscore the need to address those issues that are
making the proposed West Pullman IPCA unattractive for new investment.

S.B. Friedman & Company s review of the required statutory findings demonstrate that the West
Pullman IPCA qualifies for designation under the IJRL provisions for an industrial park conservation
area found within the [JRL. The West Pullman IPCA qualifies as an IJRL TIF district consisting of
an industrial park conservation area based upon the following criteria:

. The area consists of 210 acres and is completely within the corporate boundaries of the City
of Chicago.

. The proposed West Pullman IPCA is primarily zoned industrial. The City is in the process
of changing the zoning designation for parcels that are currently not zoned industrial and will
complete the process prior to adoption of this plan.

. Between 1992 through May 1997, the Unemployment Rate for the City of Chicago averaged
1.56% above the national average thereby qualifying the area as a labor surplus municipality.

. The proposed West Pullman IPCA is well serviced by roadways, commuter mass transit lines
(bus and rail) and freight rail lines.

. The 1996 EAV for the proposed West Pullman IPCA is .025% of the 1996 EAYV for the City
of Chicago ($30,773,301,521).

. Based upon a compound annual growth rate of only 1.98% in Equalized Assessed Valuation
(EAV) between 1991 and 1996 (compared to a rate of growth of 2.35% of the City as a

S.B. Friedman & Company ’ 1 Development Advisors
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whole) and physical evidence of deindustrialization, the proposed West Pullman IPCA has
not been subject to growth or investment by private enterprise in a substantial period of time.
The minor growth in EAV was entirely due to the 1994 triennial re-assessment and increases

in the City as a whole it increased by 1.3%.

. The West Pullman IPCA is an important component of the City’s economic development and
industrial base retention and attraction strategy. The current zoning of the proposed West
Pullman IPCA accommodates industrial uses.

. The redevelopment plan is reasonably expected to create an approximate total of 3,300
industrial, warehousing, research & development and general office jobs. The industrial
jobs alone will generate approximately an additional 5,600 jobs in the regional economy in
non-manufacturing sectors. The revitalization of the West Pullman area will enhance the
likelihood of retaining several medium sized manufacturers in the area that employ a total
of 344 workers. Job generation values were derived from regional floor space per worker
standards provided by the Northeastern Illinois Planning Commission and the multiplier
value was provided by the City of Chicago.

. Any obligations issued by the City pursuant to this plan and the IJRL shall be retired within
twenty-three (23) years from the adoption of the ordinance approving the redevelopment
project as set forth in the Plan.

. The provision of new facilities will significantly enhance the tax base of the taxing districts
that extend into the West Pullman IPCA. The current EAV of the proposed West Pullman
IPCA is approximately $7,600,000. The estimated EAV at the end of 23 years is anticipated
to be approximately $75,300,000. This is an 896% increase in equalized assessed value
which will result in substantial gains in revenue for those taxing districts that overlap the
proposed West Puliman IPCA.

Physical evidence of disinvestment in the form of vacant land and underutilized industrial facilities
suggests that the area is not attractive for new investment. The provisions of TIF resources will
address a number of the weaknesses currently found within the proposed West Pullman IPCA, and
facilitate new investment by private enterprise.

Based upon these findings it is the determination of S.B. Friedman & Company that the proposed
West Pullman IPCA qualifies under the provisions of an industrial park conservation area (an
“IPCA”) as found within the [JRL.

The Redevelopment Plan is an integrated and comprehensive strategy designed to address the full
range of issues that are making the proposed West Pullman IPCA unattractive for new private
investment. The anticipated activities and projects include:

. Acquisition and Demolition
. Environmental Remediation

S.B. Friedman & Company 2 Development Advisors
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Because these projects will need to be coordinated to optimize development opportunities and create
a coordinated system of area-wide preparation, marketing and development facilitation, the City
plans to utilize a development manager with extensive experience in the development of both
“brownfield” (vacant and often contaminated industrial land) and “greenfield” (vacant and non-
contaminated, typically found outside metropolitan areas) industrial parks to oversee the

development process.

The West Pullman IPCA represents a substantial opportunity for the City of Chicago to preserve and
expand its industrial base. The anticipated benefits of the proposed West Pullman IPCA will create
a competitive industrial park within the corporate limits of the City and will create opportunity for
new employment and job training for area residents.

S.B. Friedman & Company 3 Development Advisors
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The City of Chicago is currently involved in a comprehensive process of encouraging redevelopment
of many industrial areas within the City. The redevelopment of these industrial areas is an important
component of the City’s overall economic development strategy.

The City of Chicago engaged S.B. Friedman & Company to conduct a tax incremental financing
eligibility study and prepare a plan under the provisions of the IJRL. This report is the combined
Eligibility Study and Redevelopment Plan for the West Pullman Industrial Park Conservation Area
and was prepared under the provisions of the [JRL.

The West Pullman IPCA represents an opportunity for the preservation, retention, redevelopment,
and expansion of industry in an area that has traditionally been industrial in nature but has suffered
disinvestment over the past twenty to thirty years. Few locations within the City offer a solid
industrial history, diverse transportation system (expressways as well as public transportation), an
accessible industrial workforce, and a population of trainable working-age residents. These factors
are important in the locational decision making of industrial, storage, and distribution-oriented
businesses.

The purpose of the West Pullman IPCA is to create a mechanism to allow for the development of
new industrial and industrial support facilities on existing vacant or underutilized land, the
redevelopment and/or expansion of existing industrial businesses, and the improvement of the
physical environment and infrastructure. The redevelopment of the West Pullman IPCA is expected
to encourage economic and industrial revitalization within the community and surrounding area.

This report covers the events and conditions that exist and were determined to be germane at the
completion of our research on August 17, 1997 and not thereafter. These events or conditions
include, without limitation, governmental actions and additional development that may have changed
any of the observed conditions made on or before August 17, 1997.

This Eligibility Study and Redevelopment Planning and Project Plan (the “Plan” or “Redevelopment
Plan”) summarize the analysis and findings of the consultant’s work, which, unless otherwise noted,
is solely the responsibility of S.B. Friedman & Company. The City of Chicago is entitled to rely on
the findings and conclusions of the Plan in designating the West Pullman IPCA as an Industrial Park
Conservation Area under the IJRL. S.B. Friedman & Company has prepared this Plan with the
understanding that the City would rely (1) on the findings and conclusions of the Plan in proceeding
with the designation of the West Pullman IPCA and the adoption and implementation of the Plan,
and (2) on the fact that S.B. Friedman & Company has obtained the necessary information so that
the Plan will comply with the IJRL and that the West Pullman IPCA can be designated as a
Redevelopment Planning and Redevelopment Project Area in compliance with the [JRL.

S.B. Friedman & Company 4 Development Advisors
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. The West Pullman IPCA satisfies one of the following standards:

(a) the area is a labor surplus municipality (the average unemployment rate for the
municipality is at least 1% over the U.S. national average over the 4 preceding
calendar years prior to the designation of the “industrial park conservation area™),
(b) the area is served by adequate public or road transportation for access by the
unemployed and for the movement of goods and materials,

(c) the area contains no more than 2% of the most recently ascertained equalized
assessed value of all taxable real properties within the municipality,

(d) the project plan for the area includes a plan for and establishes a marketing
program to attract appropriate businesses to the area,

(e) the project plan for the area includes an adequate plan for the financing and
construction of necessary infrastructure, and

(f) the project plan for the area provides for an employment training project to
prepare unemployed workers for work in the industrial park conservation area, and
the employment training project has been approved by official action of or is to be
operated by the local community college district, public school district or state or
locally designated private industry council; or :

Standard Two:

(a) the area is a substantial labor surplus municipality (the average unemployment
rate for the municipality is at least 2% over the U.S. national average over the 5
preceding calendar years prior to the designation of the “industrial park conservation
area”),

(b) the area is served by adequate public or road transportation for access by the
unemployed and for the movement of goods and matenals,

(c) the area contains no more than 2% of the most recently ascertained equalized
assessed value of all taxable real properties within the municipality, and

(d) the project plan for the area provides for an employment training project to
prepare unemployed workers for work in the industrial park conservation area, and
the employment training project has been approved by official action of or is to be
operated by the local community college district, public school district or state or
locally designated private industry council.

No Redevelopment Plan for the West Pullman IPCA shall be adopted by a municipality

without finding that:

1.

The West Pullman IPCA has not been subject to growth and development thorough
investment by private enterprise and would not reasonably be anticipated to be
developed in accordance with public goals stated in the Redevelopment Plan without
the adoption of the Redevelopment Plan;

The Redevelopment Plan and project conform to the comprehensive plan for the
development of the municipality as a whole, or for municipalities with populations

S.B. Friedman & Company 6 Development Advisors



City of Chicago West Pullman Redevelopment Plan & Project

of 100,000 or more, the Redevelopment Plan and project either:

(a) conforms to the strategic economic development or redevelopment plan issued o

by the designated planning authority, or
(b) includes land uses that have been approved by the planning commission of the
municipality;

3. The Redevelopment Plan is reasonably expected to create or retain a significant
number of permanent full time jobs;

4. The estimated date of completion of the Rede\;elopment Project and retirement of
obligations incurred to finance redevelopment project costs is not more than 23 years
from the adoption of the ordinance approving the project; and

5. The provisions of new facilities significantly enhance the tax base of the taxing
districts that extend into the West Pullman IPCA.

Sections 3, 4, and 5 detail the findings of S.B. Friedman & Company with regard to these required
statutory findings.

The Study Area

The proposed tax increment finance district known as the “West Pullman Industrial Park
Conservation Area” is located within the West Pullman community of the City of Chicago, in the
County of Cook. The West Pullman IPCA has been analyzed under the provisions of the [JRL as
an Industrial Park Conservation Area.

The proposed boundaries of the West Pullman [PCA are detailed on Map 1. The West Pullman
IPCA contains only those parcels of real property and improvements which will be substantially
benefitted by the Plan.

The West Pullman IPCA boundaries generally include all of the properties on the north side of 119*
Street between Morgan Street and Loomis, all properties on the south side of 119" Street between
Morgan Street and a point approximately 400 feet east of Loomis, all properties on the north side
of 120™ between the alley just west of Halsted and a point approximately 400 feet east of Loomis,
all properties on the south side of 120® Street from the alley just west of Halsted to Loomis, and all
properties on the north side of 122™ Street to the Metra Electric Line Right-of-Way between the alley
just west of Halsted and Aberdeen Street.

West Pullman Industrial and Social History & Demographic Profile

The area known as West Pullman was initially settled in the 1830s. Rapid growth did not occur in
the area until after the opening of the Illinois Central and Michigan Central Railroad station and the
development of the Pullman Palace Car Works in the 1850s.

In the late 1880s, real estate speculators and various business interests active on the South Side

S.B. Friedman & Company 7 Development Advisors
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City of Chicago West Pullman Redevelopment Plan & Project

formed the West Pullman Land Association (Land Association) to market property between 119%
Street and 123" Street between Wentworth and Halsted. The Land Association had phenomenal
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spread westward toward Ashland Avenue. This industrial development was also facilitated by
transportation improvements which included the extension of the Illinois Central Railroad into Blue
Island, the construction of the Pennsylvania Railroad line through the area, and streetcar extensions
along major area thoroughfares in the late 1800s. Among the companies that opened facilities in the
community during this period were the Plano Manufacturing Company, the Whitman Barnes
Company, the Chicago Malleable Casting Company, and the Sterling Lumber Supply Company.

Population growth in the area was also encouraged by the West Pullman Land Association. In 1890,
the Land Association began construction on a 600-home development that was completed 4 years
later. However, development activity was stifled around the turn of the century by 3 events: (1) the
4-year depression that began in 1893, (2) the Pullman Strike of 1894 and (3) the economic downtumn
of 1908. It was during these 15 turbulent years that the West Pullman Land Association went
bankrupt along with several area industrial businesses.

In the early part of the 20" Century a large influx of Eastern European immigrants moved into the
area. By 1919 the West Pullman Community reached residential maturity and had a population of
23,019 people. The upsurge in population in the post World War I period brought the community’s
population to about 30,000 in 1930. The post World War I period also inaugurated a new period of
industrial development and activity. However, this post-war upturn was short lived as the Great
Depression impacted the industrial development of Chicago and the rest of the country. The West
Pullman community--along with the nation’s economy--languished until several federal programs
were initiated by the Roosevelt Administration in the mid-1930s. Many of the Roosevelt
Administration’s programs were designed to stimulate economic activity through public
expenditures. Industrial cities like Chicago benefitted greatly from such Roosevelt Programs as the
Works Progress Administration. Additionally, World War Il initiated new growth for the community
in the 1940s. The growth in industry led to several new manufacturers locating in the area including
International Harvester (which took over Plano Manufacturing’s facilities) and Dutch Boy Paints.

The population of the community continued to grow in the post war period, peaking at 45,000 people
in 1980. However, the demographic makeup of the community changed during this post war period.
Beginning in the 1960s, a massive shift of the City’s African-American population occurred resulting
in the population of West Pullman becoming more racially integrated. As of 1990, 94% of the West
Pullman community was African American. The housing stock over this period was dramatically
altered by development of suburban style tract development. The development of these tract homes
has resuited in West Puliman having one of the City’s highest rates of single-family home ownership
rates. In 1990, 72% of the homes in the area were owner-occupied structures. The 1990 median

housing value was $59,270.

The West Pullman industrial base--as well as the industrial base of Chicago--was affected by the
national shift inaugurated by the opening of the interstate highway system. Substantial industrial and
population base relocated to communities on the outskirts of Chicago. This decentralization is a
continuing factor that impacts Chicago and other cities throughout the country. During this period,

S.B. Friedman & Company 9 Development Advisors



E

b
7

City of Chicago West Pullman Redevelopment Plan & Project

International Harvester and Dutch Boy Paints relocated their operations out of the area, as did several

steel mills on the City’s South Side. At the same time several businesses remained, including Cart

“"Buddig and Company, Ingersoll Products, and several smaller manufacturing concerns.

As of 1990, the median family income for the West Pullman Community Area was $33,065, which
1s $2,000 higher than the median family income for the City as a whole. According to the 1990
Census, 17% of West Pullman residents were living below the poverty level. West Pullman’s 18%
unemployment rate is typical of many South Side communities which have exceeded the City’s
average for many years. The persistent high unemployment rates found in the community are
attributed to the rapid deindustrialization of the City’s South Side over the past 20 years.
Nonetheless, the population of West Pullman retains fairly high skills which are borne out by
educational attainment levels. Thirty-nine percent of the West Pullman population has more than a
high school education, and according to the 1990 Census, 54% of the employed population was
working in white collar professions.

Existing Conditions

The deindustrialization of the West Pullman community has left the area without a major
concentration of economic activity. Certainly a core group of businesses have remained within the
area, but even the largest of these businesses operate with streamlined employment bases as
mechanization has created production efficiencies in manufacturing processes.  The
deindustrialization has also impacted the viability of the proposed West Pullman IPCA to attract and
generate new jobs. This section serves to highlight those factors that are contributing to the
weakening of the West Pullman community as a location for new industrial development.

STRUCTURAL

The West Puilman IPCA has a variety of industrial buildings of varying size and conditions. Many
of these properties are vacant, or underutilized. Two major industrial businesses account for a
majority of the available space in the area. Ingersoll Products at 11900 S. Morgan Street and U.S.
Gear at 1030 W. 119™ Street occupy the largest active industrial facilities in the area. Many of the
vacant buildings in the area exhibit moderate symptoms of structural deterioration whxch include
broken windows and sagging roof lines.

Most of the existing manufacturing buildings--occupied and unoccupied--are smaliler rectangular
configurations built in the mid 1950s to late 1960s. The Ingersoll Products facility is the largest
building in the area and appears to have been built in stages, beginning in the early part of this
century. The U.S. Gear facility appears to have also been constructed in the 1950s. The company
has recently constructed large aluminum sided warehouse/distribution facilities immediately north
of their plant. Each of these active businesses maintain their facilities well, though Ingersoll
Products is not fully utilizing all its space.

The partially demolished Amforge facility on the northside of 119" between Racine and Loomis is
a blighted site defaced by graffiti. According to the City, the remaining structures on the Amforge
site are scheduled for demolition within the next couple of months. Similarly, the former Dutch Boy

S.B. Friedman & Company 10 Development Advisors
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Paints and Intemational Harvester sites on the southside of 120" Street still have structural elements
ical elements have beenremoved.

INFRASTRUCTURE

Area infrastructure is in generally fair to poor condition. In very poor condition is 120" Street
between Halsted and Ashland, which is the main east-west route through the proposed West Pullman
IPCA. This street does not appear to be well traveled and is completely vacant on its southside
where the former Dutch Boy Paints and International Harvester facilities once stood. The sidewalks
along 120" Street are poorly maintained and underused with grasses and weeds overgrowing the
walkways.

According to information collected from the City of Chicago Department of Transportation (CDOT)
several infrastructure improvement projects at grade and below grade need to be undertaken to
support a industrial development in the area. The nature of these infrastructure improvements
include--but are not limited to--public lighting improvements, street resurfacing, widening and curb
reconstruction, sewer and water-main replacement and sidewalk reconstruction.

ENVIRONMENTAL

In May of 1996, a Phase I Environmental Site Assessment of the proposed West Pullman IPCA was
conducted by Harza Environmental Services, Inc. at the request of the Chicago Department of
Environment. The purpose of the study was to provide a broad source of information regarding
environmental conditions which affect vacant, residential, commercial, industrial, and public
property within the proposed West Pullman IPCA.

The City supplemented Harza’s site analysis with its own analysis and expanded the information
provided in the Phase I Environmental Site Assessment. The City also designated contaminated site
areas within the proposed West Pullman IPCA in an effort to prioritize environmental remediation
scheduling and estimated remediation costs. Harza’s findings are summarized in Appendix 3. The
City’s site analysis is summarized in Table 1 by site area, and Map 2 delineates these site areas.

SURROUNDING COMMUNITY

Surrounding the proposed West Pullman IPCA are several blocks of single-family residential
neighborhoods. The majority of these blocks are well kept and organized around block clubs.

On the blocks immediately east and west of Halsted, the residential structures are primarily multi-
story multi-family frame construction. It appears that a majority of area renters live on these blocks.
Many of these structures were built in the 1930s and 1940s and the greatest residential structural
deterioration is found on these blocks.

To the south, north, and west of the proposed West Pullman IPCA, the majority of the housing stock
is tract-style single family, owner-occupied residential, mostly in bungalow or modern suburban
architectural types. These blocks are well kept and fully organized into block clubs. Interspersed
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Table 1
City of Chicago Environmental Assessment & Estimated Remediation Costs for the Proposed West Puliman IPCA
SHe Area [Site Description/Addrese JChemicals/iMaterials of Concern |Total Est. Cost [Project Status
1 F ormar Duich Boy Sile Lead, USTs, ASTs, Soivents, Pstoleum NLIsF y EPA ged sie
915 W. 1208 St (Study Area 13) Praducts, Demoktion Debns Responsible Paity  Offsite Sampling Underway
undergoing negolis-
bon w/ Ciy {+$500K)
2 F ormer intemakonal Harvesies Site
038-$150 W. 1208h 51 {Study Asea 12) USTs, organic solvanis, benzens, sulhuic Navistar is PRP Phase { complsiad Phasse
acld, psuoleum products. ACMs, PCBs, Envolied in tEPA il & 11 bepins summar 97
demokton debns, Ry-dumping debxis, lead- Voluntary Cleanup
, based paint Prog (+$1,000,000)
3 Fomnas Amaricen Foigs Sits
1250 W. $104h 51, 1300 W. 110th, 11825 S Ada, USTs, pstioleum prodiscts, ACMs, $3 1 milkon IEPA removed G183 Summer
11827 S Ads, 1241-1301 W. 118, (othaa) Consu debas, Ry-dumpung debas, o 97 Demo completed
{Study Ares 3) sisinad soll near ASTs, lead based psind, Suawnes ‘97, Phases | &
PCBa, approx 5000 res il bagans Summar ‘97
4 840 W 120th (Former W. Puliman lron) (Siudy Ases 8} Oul-siained sods, PCBs from dismaniiad $300K Phase { compieted
sleclical ¥anstoaners, ACM misc consly Phase H & Hl penading
debas, sbandoned vetudes, lead-based
paud, sppiox 100 kes
5 {940 W 1206 {11927 S Moigan) (Sludy Ases 8) USTs (gasokne tank), PCBs. od simned sod, $300K Phass | complsted
debris, sbandoned vehictes, sppiox 100 Lies Phase il & il pending
[} 1176 51 and Carpanter (Study Ases 1) USTs (spprox 16,000 gels) resting in SW $1 2 mithion Phase | compisied
cornad of 104, stained soll, vegetai:on, sisg, Phate li & i psncng
demolition debris, iy -dumnping debris
7 11727 - 59 S Carpeniesr (Study Ares 2) Patrolown products, solvents lead, & sud, $150K Phase | compietsd
(ans0C w/ Budo, saivagehepaw yad), Prase Il & Hii pending
Ay -Gumgping debais
[ ] 16801-11843 5 Raune, 1144 W 110th St- Psirolsum products solvents lead, & acid, $200K Phese | compleled
1156 W 1194 St (Study Area 4) {8ss0c w/ Ao, salvageNepaw yaid), Phase li & il pendaing
Ay -dumgping debsts, USTe
® U'S Geal Parung Lot {Address not provided 115th 1) Asphail padung tol, Addibonal dala needed 31 2 mMion Phase t compioud
(Skudy Ases 5) Phase il & Iil pending
10 EaM ol US Gea Paking Lot (Study Area 5) Additichal dals needed $300K Phase | compisted
Phase i & 1l pendwig
1" 11931 South Loomis (Sludy Area 6) AST (pelso.gasokne), stained sod, 55 gal drums,  §1 5 milion Phase | completed
aroad Les, consls dabas. ACM L BP Phase )l & il pending
LBP-dsbne
12 1226 W 120th (Sludy Ares 10) Petroleum oils, bansformer ods (PCBs), ACM, $15 muthon . Phase | compieied
lead-based paint debris, UST, Ay -dumping debns Phase i & 1l pandng
13 12017 S Peodia, B15:025W 1201h 51, USTs, patroleusm products $500K Phase | compieled
1 1040 W 122nd S1. {Suudy Area 15) USTs, ASTs, 50i staning, 55 gal dnuns $2 0 milion Phase | compleled
Phase il & il psodng

Note: Sia Azee Numbess Correspond i Thoss Found on Map 2
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on several blocks were public schools, parks and other institutional amenities. The majority of these
properties are brick construction, but several are constructed with vinyl and aluminum siding.

¢ been built-in-the vicinity of Christ-Universal - Temple, which berder:

proposed West Pullman IPCA on the west, particularly along 120" Street on available m-ﬁll sites. -

These are mostly brick-ranch style homes, constructed within the past 5 years. Christ Universal
Temple has a non-profit housing corporation that has completed some of these structures.

The proposed West Pullman IPCA has suffered significant disinvestment and has created a vacant
pocket in the middie of a community that has endured significant economic stress. The
environmental contamination, obsolete industrial structures, area abandonment, and dated
infrastructure have made the area unattractive for new investment. Without substantial attention,
the West Pullman IPCA will continue to be an underutilized and uncompetitive industrial area,
aggravating existing conditions and exerting negative influences on the surrounding neighborhood.

S.B. Friedman & Company 14 Development Advisors
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3. Required Findings and Evidence for Qualification

Several findings must be demonstrated to qualify an area as an IPCA under the IJRL. Each required

ﬁndmg thhm the IJRL relevant to an IPCA mn;;_b_g_dgmg_nmm pnor to approvmg an area as

In summation, the West Pullman IPCA qualifies under the preliminary findings as follows:

the West Pullman IPCA is completely within the corporate boundaries of the City of
Chicago;

currently the proposed West Pullman IPCA is primarily zoned industrial; the City will
complete a zoning redesignation process for all non-industrial parcels prior to formal
designation by the City Council of the City of the West Pullman IPCA under the IJRL;

the area contains a substantial amount of improved and vacant land suitable for industrial
use;

between 1992 and 1996, the Unemployment Rate for the City of Chicago averaged 1.66
percentage points above the national average thereby qualifying the City of Chicago as a

labor surplus municipality;

the proposed West Pullman IPCA is well serviced by roadways, commuter mass transit lines
(bus and rail), and freight rail lines for access by the unemployed and for movement of goods

and services;

the 1996 EAV for the proposed West Pullman IPCA is .025% of the 1996 EAV for the City
of Chicago of $30,773,301,521 (the last available year a total city-wide EAV was

established);

based upon a compound annual growth rate of 1.98% in Equalized Assessed Valuation
(EAV) between 1991 and 1996 and physical evidence of deindustrialization, the proposed
West Pullman IPCA has not been subject to growth or investment by private enterprise in a
substantial period of time. The minor growth in EAV was due to the 1994 triennial re-
assessment and change in the multiplier. EAV declined between 1995 and 1996. By
comparison, the City’s compound annual growth rate of Equalized Assessed Value was
2.35% between 1991 and 1996 and a positive 1.27% between 1995 and 1996 ;

the IPCA is an important component of the City’s economic development and industrial base
retention and attraction strategy.

The evidence upon which these findings are based is summarized below.

“Industrial Park Conservation Area” means an area within the boundaries of an [PCA located
within the corporate limits of a municipality or within 1.5 miles of the corporate limits of a
municipality if the area is to be annexed to the municipality.

S.B. Friedman & Company
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Evidence: The proposed West Puliman IPCA lies within the city limits of Chicago
and is generally bounded by 117" Street to the north, 122™ Street to the south, South
Loomis Street to the west and Halsted Street to the east. Map 3 details the location
of the proposed West Puliman IPCA within the corporate limits of Chicago.

2. The area must be zoned industrial no later than the date on which the municipality by
ordinance designates the redevelopment project area.

Evidence: The 1997 Chicago Zoning Ordinance shows that the West Pullman IPCA
under review is primarily zoned for industrial uses (92% of the total land area). The
West Pullman IPCA is zoned M1-1 Restricted Manufacturing District, M2-2 General
Manufacturing District and M3-3 Heavy Manufacturing District. The West Pullman
IPCA also includes two parcels that have non-industrial designations. City officials
involved with this study indicated that the process of changing the zoning designation
of these non-industrial parcels to industrial designations will be completed prior to
the West Pullman IPCA’s formal designation as an IPCA under the [JRL. Map 4
details the zoning designation for the parcels within the West Pullman IPCA.

3. The area includes improved or vacant land suitable for use as an industrial park.

Evidence: The proposed West Pullman IPCA contains former industrial sites of
nearly 1.6 million square feet in land area or 36.3 acres. These areas may include
vacant buildings or other remaining structural elements. In addition, the proposed
IPCA contains nearly 3.5 million square feet of vacant land or 79 acres. Much of this
land had at one time been used for industrial purposes but has been cleared. The
large land area available is consistent with the needs of modern industry for sites that
can be designed to accommodate contemporary industrial process, loading, and
parking requirements. As noted under a separate finding, the presence of full
Interstate highway access at I-57 and 119" Street enhances the suitability of sites in
this area for industrial purposes.

4. To be designated as an IPCA, the West Pullman IPCA satisfies the provisions under Standard
1 of Section 74.6-10 (e) (1) of the IJRL on the following bases:

. The municipality must be a labor surplus municipality (the average unemployment rate for
the municipality is at least 1% over the U.S. national average over the 4 preceding calendar
years prior to the designation of the “industrial park conservation area”).

Evidence: The Annual Non-Seasonally Adjusted Unemployment Rate for the City
of Chicago averaged 1.66 percentage points above the national Annual Non-
Seasonally Adjusted Unemployment Rate between 1992 and 1996. The IJRL
requires that the City’s rate be at least 1% over the national rate. Table 2 details the
yearly unemployment rates for Chicago and the United States as a whole over this
period of time.

S.B. Friedman & Company ‘ 16 Development Advisors
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City of Chicago West Pullman Redevelopment Plan & Project
Table 2. 1993-1996 Annual Unemployment Rates for Chicago and the United States
1992 1993 1994 19958 1996
B e 1T R . M i < IR SIS SR
United States 7.5 6.9 6.1 5.6 54
Difference 2.0 2.7 1.2 1.1 1.3
Source: U. S. Dep t of Labor B of Labor St “The Employment Situation.”

This data demonstrates that for the required 4-year statutory' period of time, the City
of Chicago was a “labor surplus municipality” as defined within IJRL.

e The West Pullman IPCA should be served by adequate public and or road transportation for
access by the unemployed and for the movement of goods or materials.

Evidence: The West Pullman IPCA is well served by surface roads, freeway access,
and rail transit.

. Vehicular: Automobiles and trucks may access West Pullman via surface
roads from Halsted and 119® streets. Freeway access is available at the
intersection of I-57 and 119™ which is approximately 1.5 miles to the west of
the proposed West Pullman IPCA. This is a 4-way interchange which
accommodates truck traffic.

. Bus: The Chicago Transit Authority operates 3 bus routes within the vicinity
of the proposed West Pullman IPCA. These routes run along Halsted #8A,
119* #119 and Throop-124th #359. The terminus for the 119" and Throop-
124th Street lines is at 119™ and Halsted which is just east of the West

Pullman [PCA.

e * Commuter Rail: Metra operates the Blue Island Railroad commuter line
along the southern half of the propased West Pullman IPCA. There are two
Metra stations that directly service the proposed West Pullman IPCA; one
station is at Racine and the other station is at Halsted.

. Freight Rail: Several active freight rail terminals are within close proximity
- to the proposed West Pullman IPCA. These include: the B&O Chicago
Terminal Yard at I-57 and 138 Street; the Indiana Harbor Belt Blue Island
Yard at I-57 and Thorton Road; the Norfolk Southern Calumet Yard at I-94
and 103" Street; and the BeltRailway Company of Chicago South Chicago

Yard at 1-94 and 95" Street.

The proposed West Pullman IPCA is well serviced by both public and road transit
systems making the area accessible for potential workers (both transit and non-transit
dependent) and for the delivery and distribution of materials and products.

S.B. Friedman & Company 19
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The roadway network within the vicinity of the proposed West Pullman IPCA is well
suited for modem truck traffic transportation. 1-57 is a Class 1--as designated by the
Illinois Department of Transportation--roadway which allows for a maximum truck
wexght of 80, 000 pounds at 13 feet and 6 inches high and 8 feet and 6 mches wide.

artenal roadways, which mclude Halsted and 119* Street, are desxgnated WBSO or

WB60 which allows for a 50- or 60-foot trailer length and an 80,000-pound weight
limit. The vicinity and routes toward the proposed West Pullman IPCA do not have
any viaducts and height concems are minimal. Finally, the majority of intersections,
including all area truck routes, have 50-foot turning radii which allow an 80,000-
pound truck to turn without using 2 lanes.

The West Pullman IPCA shall contain no more than 2% of the most recently equalized
assessed value of all taxable real properties within the corporate limits of the municipality.

Evidence: According to data collected from the Cook County Assessor’s Office,
1996 was the last year a full Equalized Assessed Value (EAV) could be estimated for
the City as a whole. As of 1996, the EAV for the City of Chicago as a whole was
$30,773,301,521 and the 1996 EAV for the proposed West Pullman IPCA was
approximately $7,600,000. Thus, in 1996, the EAV for the proposed West Pullman
IPCA was 0.025% of the value for the City as a whole, which is well below the
statutory threshold value of 2%.

The Redevelopment Plan (Section 4) includes a marketing program to attract appropriate
businesses to the proposed West Pullman IPCA.

Evidence: The details of the marketing program can be found within the
Redevelopment Plan.

The Redevelopment Plan and the Financial Plan (Section 5) includes the full program for
construction of necessary infrastructure to support the anticipated development within the
proposed West Pullman IPCA and the financing to support these projects.

Evidence: The details of the construction program and financing program for the
West Pullman IPCA can be found within Sections 4 and 5 respectively.

The Redevelopment Plan includes an employment training program to prepare unemployed
workers for work in the proposed West Pullman IPCA. The City Colleges of Chicago are

prepared to operate the employment training programs.

Evidence: The details of the employment training program can be found within the
Redevelopment Plan. The City Colleges have indicated their willingness to operate
the training programs as confirmed by Doctor Omero Suarez’s letter dated September
11, 1997 and attached as Appendix 4.
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5. The proposed West Pullman IPCA 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 in accordance with public goals stated in the Redevelopment

' Plan without the adoption of the Redevelopment Plan.

Evidence: Data was collected from the Cook County Assessor’s Office on property
values for the years 1991 through 1996 as a way to demonstrate lack of any
significant investment in the proposed West Puliman IPCA. Table 3a details the
Assessed Values for all Property Index Numbers (PINs) within the proposed West

Pullman IPCA.

Table 3a. 1991-1996 Equalized Assessed Valuation Trends - West Pﬁllman IPCA

Category 1991 1992 1993 1994 1995 1996
Equalized -

Assessed '

Value (EAV) $6,860,207 $7,060,421 $7,232,094 $7.685,614 $7,718,848 $7.567.273
Real

Unadjusted

EAV Change —_— 2.92% 243% 6.27% 0.43% -1.96%
Equalized Assessed Valuation CAGR: 1.98%

Source. Cook County Assessor’s Office

Based upon available data, the West Pullman IPCA has experienced little real growth
in Equalized Assessed Valuation (EAV) between 1991 and 1996. The Compound
Annual Growth Rate (CAGR) for EAV was 1.98% between 1991 and 1996; this
minor CAGR can be primarily attributed to the reassessment jump that occurred in
1994. As a point of comparison, the CAGR of Equalized Assessed Valuation for the
City as a whole was 2.35% between 1991 and 1996. Accounting for EAV Change
over the course of four assessment interval periods between 1991 and 1995, the
proposed West Pullman I[PCA EAV performed at a rate comparable to the City as a
whole. However, in the 1995-1996 interval, EAV declined by approximately 2% for
the West Pullman IPCA and increased approximately 1.3% for the City as a whole.
We have collected year to year EAV data between 1991 and 1996 for the City as a
whole to demonstrate trends in EAV which illustrates the comparable trends. This

data is detailed in Table 3b.
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Table 3b. 1991-1996 Equalized Assessed Valuation Trends - City of Chicago
(In Millions)

Category 1991 1992 1993 1994 1995 1996
Assessed

Value (EAV) $27,398 $27,964 $28,662 $30,090 $30,388 $30,773
EAV Change 2.07% 2.50% 4.98% 0.99% 1.27%
Equalized Assessed Valuation CAGR: 2.35%

Source: Cook County Assessor’s Office

Additional evidence for the West Pullman IPCA was collected based upon field
research and analysis. Several of the remaining buildings within the proposed West
Pullman IPCA were vacant, as were several acres of land that at one time
accommodated industrial facilities. Of the 9,137,586 square feet of land in the area,
an estimated 3,466,244 square feet are vacant; this is equivalent to 38% of the land
in the area. Additionally, 1,583,067 square feet of existing industrial space is vacant.
The amount of vacant and overgrown land, building space and partiaily demolished
structures found in the proposed West Pullman IPCA is indicative of substantial
disinvestment, deterioration of tax base, deterioration of employment base and
general area industrial decline. Map 5 details the observed conditions within the
proposed West Pullman IPCA and in the immediate surrounding areas.

6. For municipalities with a population of 100,000 or more, regardless of when the
redevelopment plan and project was adopted, the redevelopment plan and project either:
(a) conforms to the strategic economic development or redevelopment plan issued by the
designated planning authority of the municipality or;
(b) includes land uses that have been approved by the municipality’s planning commission.

Evidence: The proposed West Pullman IPCA conforms to the strategic economic
development plan of the City regarding industrial development. This Plan is part of
a larger comprehensive planning effort under the City’s Planning NOW program,
which is seeking to revitalize the West Pullman/Maple Heights community. An
important component of this revitalization initiative is the provision of employment
and modern industrial job training opportunities. The establishment of the West
Pullman IPCA is a critical component of this wider effort and comports with the
City’s larger strategic economic development and redevelopment plans for the West
Pullman community. The West Pullman IPCA represents an opportunity for the
preservation, retention, redevelopment, and expansion of industry within the City of
Chicago in an area that has traditionally been industrial in nature. Few locations
within the City offer a solid industrial history, diverse transportation systems, and an
accessible industrial workforce. Each of these factors is important in the locational
decisions of manufacturing, warehousing and distribution related industries.
Recognizing these locational advantages, and the historic land use in the proposed
West Pullman Industrial Park Conservation Area, the City is taking action to
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facilitate the area’s revitalization.

Addmonally, the proposed West Pullman IPCA includes land uses by zoning
signation and uses that support ind i A the.
within the proposed West Pullman IPCA is de51gnated Ml I, M2-2 and M3-3.
Districts zoned in the “M” categories allow for manufacturing activity at various
densities. The proposed West Pullman IPCA includes several complementary land
uses for industrial investment. These complementary land uses include industrial
businesses that have been located in the area for a long time.

A D T S L TR T L £ A SR s E

| The land uses in this Plan have been approved by the Chicago Planning Commission
3 prior to the adoption of the Plan.

!

Wk

S.B. Friedman & Company 24 Development Advisors



"1

#e NEUCVYCOIUPITICTIIE 1 LBIL X NCYKH CH & I g
Redevelopment Planning & Project Area

Under the provisions of the URL at 65 ILCS 5/11-74.6-10 (p), municipalities may designate

N Redevelopment Planning Areas which contain multiple Redevelopment Project Areas. However, the .~

West Pullman [PCA is structured as one unitary Redevelopment Planning and Project Area.

EXISTING LAND USE

Currently, the predominating land use within the proposed West Pullman IPCA is vacant industrial
land; however, there are also smaller vacant tracts that at one time may have accommodated small
commercial or residential uses. The remaining land uses are scattered site industrial and warehouse
activities, residential, and junk or storage yards. Table 4 details the identified existing land uses and
amount of land dedicated to each use.

Table 4. Etisting Land Uses and Land Use Area

Land Use Category Land Use % of Total
Area/Square Feet

Vacant Land 3,466,244 37.9%
Vacant Industrial Space 1,583,067 17.3%
Active Industrial Space 1,899,505 20.8%
Storage/Junk Yard 163,114 1.8%
Government/Institutional 331,116 3.6%
Vacant Commercial 8,278 0.09%
Single Family Residential 21,362 0.23%
Multi-family Residential 2,670 0.03%
Right-of-Way (streets and railroads) 1,662,230 18.2%
TOTAL 9,137,586

Map 6 details the existing land uses within the proposed West Pullman [PCA.

FUTURE LAND USE

The City of Chicago has identified the West Pullman IPCA as an important industrial redevelopment
site. The proposed West Pullman IPCA has several acres of available industrial redevelopment land,
as well as several existing anchor businesses making the area an attractive site for an industrial park.

As envisioned, the West Pullman IPCA will be a concentration of industrial, industrial support
services, warehousing/storage, distribution, communication technologies, research and development
and high technology office space in a modem park-like setting. The aesthetic environment will A
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City of Chicago west Pullman Kedevelopment Plan & Project

complement the industrial and business nature of the park with improved street lighting and internal
circulation routes for employees and delivery vehicles. Interior site infrastructure and access points

will be adjusted to efficiently accommodate modem truck sizes of 80,000 pounds and 65-foot

e TEEHE

Map 7 details the future land use within the proposed West Pullman [PCA. These land uses will be
approved by the Planning Commission of the City of Chicago prior to the adoption of this Plan.

GENERAL CHARACTER OF NEW CONSTRUCTION

As envisioned, the new construction within the proposed West Pullman IPCA will involve a mix of
mid- to large- sized modern industrial structures, office space, warehousing and distribution
facilities, and research and development buildings.

Densities within the proposed West Pullman IPCA are anticipated to be at a .50 floor-to-area ratio-
(FAR) which provides for moderately intense development with adequate space available for surface
parking areas and shipping and receiving facilities.

Redevelopment Planning & Project Area Activities
The projects that need to be undertaken within the Redevelopment Planning and Project Area are
area-wide improvements that will support modem industrial and high technology facilities,

accommodate modem truck transportation and create a competitive, marketable, industrial park.

The following activities and projects will be initiated to achieve the redevelopment objectives for
the proposed West Pullman IPCA:

. Acquisition and Demolition

. Environmental Remediation

. Infrastructure Improvements & Engineering Services
. Marketing

. Employment and Training

. Development Assistance

Because these projects will need to be coordinated to optimize development opportunities and create
a seamless system of area-wide preparation, marketing and development facilitation, the City plans
to utilize a development manager with extensive experience with competitive industrial development
gleaned from work on both “brownfield” and “greenfield” industrial parks to oversee the
development process. '

The following sections detail the activities and projects that will be undertaken within the West
Pullman IPCA.
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ACQUISITION AND DEMOLITION

Vacant and underutilized buildings and vacant land not already owned by the City will be cataloged

a particular property. The City plans to acquire these properties through direct offers to property
owners, through the Tax Reactivation Program which allows the City to acquire tax delinquent
properties for the cost of the delinquent taxes, or through donation, leasing, or eminent domain.

Where appropriate, the City will demolish the existing, or rernalmng, structures or structural
elements to clear the land for future redevelopment

ENVIRONMENTAL REMEDIATION

The nature of the West Pullman IPCA as described in earlier sections indicates a clear need for
environmental clean-up and remediation activities. These activities will be determined through
detailed engineering studies and the creation of a master plan for clean-up in conjunction with the
overall master plan and marketing program for the development. The major components of this
activity are expected to include the following:

Phase 2 Environmental Studies and Remediation Plans. Detailed planning will be undertaken
to determine the type and scale of environmental remediation for the West Pullman IPCA as a whole
and each site within it. Particular attention will be paid to separating those aspects of remediation
that must be completed before sites can be marketed (Advance Remediation) and those that should
be undertaken in conjunction with construction on the sites within individual redevelopment project
areas (Concurrent Remediation).

Detailed Engineering. Engineering design work would be conducted to establish definitive
Advance and Concurrent Remediation activities for the West Pullman [PCA as a whole and each
site. This would include construction drawings and bid specifications.

Regulatory Compliance and Streamlining. A program would be established to achieve regulatory
compliance as clean-up occurs. The objectives of this program would be to achieve advance
agreement on required actions at both the Advance Remediation and Concurrent Remediation levels
for the West Pullman IPCA and each site. This program would establish a method of compliance
and approval that allows building construction to occur on the sites concurrently with final

remediation.

Remediation Implementation. Advance Remediation activities would be undertaken in accordance
with the Detailed Engineering program and coordinated as appropriate with the Marketing Program
described in a later section of this Plan.

The City plans to analyze and remediate environmental contamination throughout the West Puliman
IPCA. However, certain specific site remediation may be best accomplished concurrently with
actual site redevelopment. As redevelopment proceeds on a site by site basis, these additional
environmental activities may be required to contain existing contaminants that may be uncovered
after site preparation begins, or may be more efficiently contained as part of the site redevelopment
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as opposed to broader area remediation activities. As part of redevelopment agreements, the City
will provide resources and technical expertise to address these specific site environmental

INFRASTRUCTURE IMPROVEMENTS & ENGINEERING SERVICES

Several area-wide infrastructure improvements are anticipated that will improve circulation within
the proposed West Pullman IPCA and improve accessibility to the area. These circulation projects

are as follows:

. Entryway improvements at Loomis and 119" and 120" Streets on the west side and near
Halsted and 119™ and 120™ Streets on the east side of the proposed West Pullman IPCA that
distinguish the area from the surrounding residential community. These improvements
include entryway lighting, signage, landscaping, and street widening;

. 119" Street and 120" Street will need to be widened and resurfaced to accommodate modemn
truck sizes of 80,000 pounds and 65 feet in length;

. Racine will need to be extended and widened from 118" to the Metra Right-of Way to create
a north-south internal circulation route and open land to the immediate west of Ingersoll

Products for new development;

. Morgan Street will need to be extended and widened from 119" Street to the Metra Right-of
Way to create a north-south internal circulation route and open up the large parcel bounded
by Peoria to the east, 120" Street to the north, unimproved southern extension of Racine to
the west and the Metra Right-of-Way to the south for development;

. Loomis will need to be widened between 118" and 120® Streets; and

. 118™ Street will need to be improved and widened between Loomis and the alley east of
Racine and extended from the alley east of Racine to Carpenter.

Additionally, several other area-wide projects will need to be undertaken to enhance future
marketing efforts for the proposed West Pullman IPCA. These projects are as follows:

. Improved street lighting throughout the proposed West Pullman IPCA;

. Improved water and sewer systems;
. Hard wiring for modem telecommunication linkages;
. Perimeter landscaping, as well as buffer landscaping to define the proposed West Pullman

Industrial Park from the surrounding residential area, and creation of screening between
industrial and residential land uses; and
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. Repaving of sidewalks and creation of an internal park pedestrian circulation system.

memos dated May 15, 1997 from Bruce Worthington at CDOT to James Bower at the Department
of Planning and Development. These estimates are set forth below in Table 5.

..An_estimate. of certain infrastructure costs--including some detailed above--was provided in two

Table 5. Estimated Infrastructure Improvement Costs

Location Scope of Work Cost
118*/Racine to Loomis reconstruction of street w/ sewer - $ 925,000
118%/Morgan to alley west reconstruction of street w/ sewer $ 112,000
Racine alley/117thto 118% reconstruction $ 42,500
Morgan alley/118th north reconstruction of street w/ sewer $ 84.400
Loomis/I18th to 119* reconstruction $ 377,000
119%/Halsted to Loomis resurfacing $ 367,200
120"/Halsted to Ashland reconstruction - $2,038,500*
'122*/Halsted to Loomis reconstruction $1,114,000*
Morgan/119th to 120th reconstruction $ 261,000
Peoria/119th to 122nd reconstruction $ 875,000
Green/122nd to Metra reconstruction $ 267,000
Ada/119th to 120th new street construction $ 450,000
TOTAL $6,913,600

Source: Memorandum from Bruce Worthington, Chyef Highway Engineer, CDOT to James Bower, Deputy Commussioner, DPD, dated May 15, 1997 and July 28, 1997
*122™ between Halsted and Loomis falls within approximately 50% of the propased West Pullman [PCA, between Halsted and Loomus falls within approximately 85%
of the West Puliman IPCA, and 120 * between Halsted and Ashland falls within approximately 80% of the West Puliman IPCA. The construction esumates for these

streets were adjusted downward accordingly from the onginal esumates.

Individual projects within the West Pullman IPCA may require specific engineering. Specific
engineering and construction on a site-by-site basis may include:

. ingress and egress points,
. secondary roadways,

. site improvements, and

. utilities. -

The City may provide engineering services and construction of site improvements as required to
support redeveloping the entire proposed West Pullman IPCA.

MARKETING

The marketing program for the West Pullman IPCA is to be coordinated with the environmental
clean-up program. The clean-up of the area should precede the active direct marketing of the sites.
The steps involved in the marketing program for any site may include the following:
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Market Analysis and Detailed Program. A detailed market analysis will be prepared for the site
which will identify the types of manufacturing, research and development, distribution and
warehouse users that are appropriate to the site. This analysis will identify the industrial

“classification of such Tirtns and provide the basis Tor identiTying Specific firms as appropnate. The

more specific physical requirements of such firms would be researched and a detailed development
program of users and user requirements prepared.

Master Plan. A detailed master plan incorporating the development requirements will be prepared.
This plan will include street layouts, widths, parcel size, landscaping, buffering, entrance treatments,
coordination with environmental remediation, design and coordination with infrastructure

improvements, and phasing.

Marketing Management. A marketing manager will be selected to coordinate and implement the
overall marketing of the site including such activities as establishing target market program lists,
establishing cooperative relationships with brokers and property owners, creating and implementing
advertising and public relations programs, conducting calling programs on existing businesses,
conducting calling programs to target businesses, and similar activities based on the market study
and master plan.

EMPLOYMENT AND TRAINING

The City, in conjunction with the City Colleges, future area employers, and available state and
federal programs will create a comprehensive Employment and Training program that will enable
unemployed and/or under-skilled people to participate in formalized training, retraining and
mentoring/apprenticeship programs. These programs will enable participants to gain employment
within the proposed West Pullman IPCA, or elsewhere in the regional economy in fields previously
unattainable because of skills mismatch or under-qualification.

As part of the redevelopment agreements entered into between the City and businesses within the
West Pullman IPCA that are receiving assistance under the IJRL, these businesses will be required
to participate in available employment training and retraining programs. These programs will
include requirements by these businesses to interview a certain required minimum number of
employees from the local area population that participate in various employment training and
retraining programs. The businesses may also enter into agreements with the City to establish
mentoring and apprenticeship programs made available to area residents, or agree to participate in
employment training and retraining programs coordinated through the City College system or other
training providers in conjunction with the redevelopment of the proposed West Pullman IPCA.

In a letter dated September 11, 1997, Dr. Omero Suarez, Vice Chancellor for Academic Affairs -
Planning & Research at the City Colleges of Chicago, indicated that City Colleges would operate
the employment training component of the West Pullman IPCA. Specifically, Dr. Omero explained
that City Colleges was prepared to provide:

1. Training in basic skills, English as a second language, and job preparation skills;
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2. Over 140 occupational programs in the areas of manufacturing, business, managements,
electronics, security, industrial maintenance, food service, health, transportation, construction
and telecommunications; and

P s e R e T T e T I R N T LI R

3. Employee training services to companies.

These three areas of educational and employment development services are a critical component to
the success of the West Pullman IPCA. Dr. Omero’s letter is attached as Appendix 4 to this

document.

Local area construction contractors lists will be made available to redevelopers. The redevelopers
will be strongly encouraged to take advantage of area contractors in the construction of
redevelopment projects within the proposed West Pullman IPCA. The opportunity for these
construction trade contractors to participate in the redevelopment of the proposed West Pullman
IPCA will provide opportunities for these local contractors to increase their individual capacity to
handle broader projects.

DEVELOPMENT ASSISTANCE

Several financial incentives may be made available to existing property owners and redevelopers to
facilitate the redevelopment process within the West Pullman IPCA on a project by project basis.
Such costs include interest costs incurred by developers, rehabilitation costs of existing private
structures, land cost write-down and certain redevelopment site preparation costs.

Proposed Developers and Desired Users and Tenants

In order to insure that the redevelopment of the proposed West Pullman IPCA proceeds in the most
optimal and efficient manner, appropriate developers will be targeted who have a known capacity
to develop business and industrial parks, and specifically those developers who have prior experience
with “brownfields” redevelopment. Similarly, the long term success of the West Pullman IPCA will
require the appropriate mix of businesses. The businesses envisioned for the proposed West Pullman
IPCA include light manufacturing concerns, warehousing and distribution enterprises, research and
development facilities, telecommunication facilities, and industrial support services. These
businesses will complement each other, while minimizing impacts upon the surrounding residential
districts in the area.

Required Plan Finding - Job Creation

The IJRL requires a specific finding on the estimated potential number of jobs that will be created
after the full development of the Redevelopment Planning and Redevelopment Project Area is
complete. Estimation of potential jobs generated was derived from an analysis of hypothetical
development that was done without a formal market analysis. Several assumptions were used to
arrive at our estimates:
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.

The site is suitable for industrial development as determined in Section 3, particularly with
respect to access to transportation, available land, and historical use.

" ""Upon completing the project, all available developnient parcels within the proposed West™ =~

Pullman IPCA will be fully developed;

Conceptual development patterns were based upon a .50 floor-to-area ratio (FAR) that was
suggested by the City as a basis for eventual development densities and which was tested as
to its ability to accommodate contemporary parking and loading requirements;

Conceptual development would primarily consist of an equal mix of light industrial and
warehouse and distribution facilities; these uses would be complemented by research and
development facilities; and

Floor space per worker standards obtained from the Northeast Illinois Planning Commission
(NIPC) will be typical for the Chicago Metropolitan Region.

This finding is in addition to those findings detailed in Section 3 above.

1.

The Plan is reasonably expected to create or retain a significant number of permanent full
time jobs.

Evidence: S.B. Friedman & Company conducted a planning analysis and prepared
a hypothetical land use map showing potential manufacturing and warehouse
building footprints. The building footprints enabled us to estimate the number of
jobs that could be generated by the proposed West Pullman IPCA. Our planning
analysis revealed the following characteristics of the West Pullman [PCA:

. Total land available for redevelopment: 4,860,654 square feet, or 111.6 acres;
. Total land devoted to right—of-way;: 2,051,682 square feet, or 47.1 acres;

. Maximum practical FAR for industrial districts: .50;

. Total square footage of possible new light industrial buildings: 1,027,630
square feet;

. Total square footage of possible new warehouse and distribution space:
1,027,630 square feet; and

. Total square footage of possible new research & development and general
office space: 362,693 square feet.

The estimated square foot values revealed through this planning analysis were then
reconciled with floor space per worker standards derived from the Northeastern
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Illinois Planning Commission. Table 6 shows the estimated jobs generated by
j category of space within the proposed West Pullman IPCA.

Q B BRI e

i Estimated SF
, Development Type Worker/1000 SF Development Estimated Jobs
] Industrial 17 1,027,630 1,747
Warehouse/Distribution 0.4 1,027,630 411
! Research & Development/General ,
Office 31 362,693 1.124
TOTAL JOBS GENERATED: 3,282

Using the NIPC floor space standard values, and applying these values to total square
feet derived from our conceptual plan resulted in a total of 3,282 jobs within the
proposed West Pullman IPCA

Based upon S.B. Friedman & Company’s planning analysis and relying upon a
manufacturing employment multiplier of 3.2 provided by the University of Illinois,
the 1,747 manufacturing jobs will result in 5,590 additional jobs in the regional
economy in non-manufacturing sectors. A similar multiplier analysis for the
i warehousing jobs and research & development and general office jobs has not been
) conducted because the required data could not be located.

Additionally, the revitalization of the West Pullman area will enhance the likelihood
of retaining several medium sized manufacturers that are still operating in the area.
There are 6 known manufacturers in the proposed West Pullman IPCA. These
j manufactures are:

Arbor Tool - 50 employees
Aldridge Metal - 10 employees
Carl Buddig - 34 employees
Abbey Metal - 20 employees
Ingersol - 160 employees

U.S. Gear - 70 employees

There are a total of 344 employees for these existing manufacturers. The retention
of these jobs is an important consideration for the City’s redevelopment efforts in the
proposed West Pullman IPCA.
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5. Financial Plan & Required Findings

Eligible Costs

" The TIRL “outlines ‘several categories of expenditures that can be funded using tax increment =~

revenues. These expenditures are referred to as “Redevelopment Project Costs” and are defined in
the IJRL as the sum total of all reasonable or necessary costs incurred or estimated to be incurred by
the municipality, and any of those costs incidental to a redevelopment plan and a redevelopment
project. These costs include, without limitation, the following:

(1) Costs of studies, surveys, development of plans, and specifications, implementation and
administration of the redevelopment plan, staff and professional service costs for architectural,
engineering, legal, marketing, financial, planning or other services, but no charges for professional
services may be based on a percentage of the tax increment collected.

(2) Property assembly costs within a redevelopment project area, including, but not limited to,
acquisition of land and other real or personal property or rights or interests therein. '

(3) Site preparation costs, including but not limited to clearance of any area within a redevelopment
project area by demolition or removal of any existing buildings, structures, fixtures, utilities and
improvements and clearing and grading; and including installation, repair, construction,
reconstruction, or relocation of public streets, public utilities, and other public site improvements-
within or without a redevelopment project area which are essential to the preparation of the
redevelopment project area for use in accordance with a redevelopment plan.

(4) Costs of renovation, rehabilitation, reconstruction, relocation, repair or remodeling of any
existing public or private buildings, improvements, and fixtures within a redevelopment project area.

(5) Costs of construction within a redevelopment project area of public improvements, including but
not limited to, buildings, structures, works, utilities or fixtures.

(6) Costs of eliminating or removing contaminants and other impediments required by federal or
State environmental laws, rules, regulations, and guidelines, orders or other requirements or those
imposed by private lending institutions as a condition for approval of their financial support, debt
or equity, for the redevelopment projects, provided, however, that in the event (i) other federal or
State funds have been certified by an administrative agency as adequate to pay these costs during the
18 months after the adoption of the redevelopment plan, or (ii) the municipality has been reimbursed
for such costs by persons legally responsible for them, such federal, State, or private funds shall,
insofar as possible, be fully expended prior to the use of any revenues deposited in the special tax
allocation fund of the municipality and any other such federal, State or private funds received shall
be deposited in the fund. The municipality shall seek reimbursement of these costs from persons
legally responsible for these costs and the costs of obtaining this reimbursement.

(7) Costs of job training and retraining projects.

(8) Financing costs, including but not limited to all necessary and incidental expenses related to the
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issuance of obligations and which may include payment of interest on any obligations issued under
the IJRL accruing during the estimated period of construction of any redevelopment project for

which the obligations are issued and for not exceeding 36 months thereafter and including reasonable o

~ reserves related to those costs.

(9) 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 those costs.

(10) 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. '

(11) Payments in lieu of taxes.

(12) 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 if those costs are: (i) related to the establishment and

maintenance of additional job training, advanced vocational education or career education programs

for persons employed or to be employed by employers located in a redevelopment project area; and
(ii) are incurred by a taxing district or taxing districts other than the municipality and are set forth

in a written agreement by or among the municipality and the taxing district or taxing districts, which"
agreement describes the program to be undertaken, including, but not limited to, the number of
employees to be trained, a description of the training and services to be provided, the number and

type of positions available, itemized costs of the program and sources of funds to pay for the same,

and the term of the agreement. These costs include specifically, the payment by community coliege
districts of costs under Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public Community College Act

and by school districts of costs under Sections 10-22.20a and 10-23.3a of the School Code (as

described in the IJRL).

(13) The interest costs incurred by redevelopers or other nongovernmental persons in connection
with a redevelopment project, and specifically including payments to redevelopers or other
nongovernmental persons as reimbursement for such costs incurred by such redeveloper or other

nongovernmental person, provided that:

(A) interest costs shall be paid or reimbursed by a municipality only pursuant to the prior
official action of the municipality evidencing an intent to pay or reimburse such interest

costs;

(B) such payments in any 1 year may not exceed 30% of the annual interest costs incurred
by the redeveloper with regard to the redevelopment project during that year;

(C) except as provided in subparagraph (E), the aggregate amount of such costs paid or
reimbursed by a municipality shall not exceed 30% of the total (i) costs paid or incurred by
the redeveloper or other nongovernmental person in that year plus (ii) redevelopment project
costs excluding any property assembly costs and any relocation incurred by a municipality
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pursuant to the IJRL;

(D) mterest costs shall be paid or reimbursed by a murucxpahty solely from the specxal tax

proceeds of any obhgatlons issued by a mumc1pahty,

(E) if there are not sufficient funds available in the special tax allocation fund in any year to
make such payment or reimbursement in full, any amount of such interest cost remaining to
be paid or reimbursed by a municipality shall accrue and be payable when funds are available
in the special tax allocation fund to make such a payment.

(14) The costs of construction of new privately owned buildings shall not be an eligible
redevelopment project cost.

[f a special service area has been established under the Special Service Area Tax Act (as described
in the IJRL), then any tax increment revenues derived from the tax imposed thereunder to the Special
Service Area Tax Act may be used within the West Pullman IPCA for the purposes permitted by the
[JRL.

Estimated Redevelopment Project Costs

The estimated Redevelopment Project Costs of this Plan are shown in Table 6. 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 Plan. Additional funding in the form of State and Federal grants, private developers’
contributions and other outside sources may be pursued by the City as a means of financing
improvement and facilities which are of benefit to the general community. All costs are in 1997
dollars.

The estimated Redevelopment Project Costs listed below do not reflect capitalized interest, issuance
costs, and other financing costs which may be incurred in connection with the issuance of obligations
to pay redevelopment project costs. These financing costs also constitute Redevelopment Project
Costs and may include one or more of the following: any interest expense of the City associated with
debt obligation, debt service reserves or other forms of credit enhancement, and the cost associated
with prepayments and optional redemptions. These costs are subject to prevailing market conditions.

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 IJRL.
These costs do not include that portion of each project’s total costs financed from private funds or
non-TIF public resources.

Table 7 details the line item budget for the proposed West Pullman IPCA.
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Table 7. West Pullman IPCA Project Budget

Studies, Administration, Staff & Professional $500,000
Acquisition $5,000,000
Demolition and Site Preparation $500,000
Renovation & Rehabilitation $2,500,000
Environmental Remediation $18,000,000
Public Infrastructure $19,450,000
Employment & Training $£5,000,000
Taxing District Capital Costs $500,000
Relocation $200,000
Payments in Lieu of Taxes $100,000
Developer Interest Subsidy Sl,750,000
TOTAL $53,500,000

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.

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 in the current equalized assessed valuation of each
taxable lot, block, tract, or parcel of real property in the West Pullman IPCA over and above the
certified initial equalized assessed value of each such property. Without the use of such
incremental revenues, the West Pullman IPCA is not likely to redevelop.

Other sources of funds which may be used to pay for Redevelopment Project Costs and associated
obligations issued or incurred include: land disposition proceeds, state and federal grants and loans,
investment income, private investor and financial institution funds, reimbursement of environmental
clean-up costs by those legally responsible for such costs, 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. The municipality may incur Redevelopment Project
Costs which are paid for from funds of the municipality other than incremental taxes, and the
municipality may then be reimbursed for such costs from incremental taxes.
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TUSUCH E6ntigious Tedevelopiient proje

The West Pullman IPCA may become contiguous to, or be separated only by a public right of way
from, redevelopment project areas created under the Tax Increment Allocation Redevelopment Act
(65ILCS 5/11 - 74.4-1, et seq.). If the Clty finds that the goals, objectives and financial success of

interdependent with those of the West Pullman IPCA, the City may determine that it is in the best
interest of the City and in furtherance of the purposes of the IJRL that net revenues form the West
Pullman IPCA be made available to support any such redevelopment project areas. The City
therefore proposes to utilize net incremental revenues received from the West Pullman IPCA to pay
eligible redevelopment project costs (which are eligible under the Act referred to above) in any such
areas. The amount of revenue from the West Pullman IPCA so made available, when added to all
amounts used to pay eligible Redevelopment Project Costs within the West Pullman IPCA, shall not

at any time exceed the total Redevelopment Project Costs described in Table 7 of this Plan.

Issuance of Obligations

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

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. All obligations issued by the City pursuant to this
Plan and the IJRL shall be retired within twenty-three (23) years from the adoption of the ordinance
approving the redevelopment project or Plan.

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. To the extent that real property
tax increment is not required for such purposes, revenues shall be declared surplus and become
available for distribution annually to area taxing districts in the manner provided by the IJRL.

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

The purpose of identifying the most recent EAV of the redevelopment project area is to provide an
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estimate of the initial EAV which the Cook County Clerk will certify for the purpose of annually
calculating the incremental EAV and incremental property taxes of the West Pullman IPCA. The
total 1996 EAV for the entlre redevelopment area 1s $7,567,273. Once cemﬁed thJS EAV w1ll

certified by the IllmmsDepartment of Revenue prxor to the adoptlon of the ordmances estabhshmg
the West Pullman IPCA in which event the total 1998 EAV for the area shall be in the Initial EAV.
(See Appendix 2 for a listing of 1996 EAV )

Anticipated Equalized Assessed Valuation

By 2021, the year when the West Pullman IPCA 1s terminated, the EAV for the area is estimated
to be approximately $75,300,000. This estimate is based on several key assumptions, including: 1)
the redevelopment planning area will be fully redeveloped by 2020; 2) the impact of inflation upon
the EAV of all properties within the West Pullman IPCA will be 3% per year with its cumulative
impact occurring in each triennial reassessment year; 4) the most recent state multiplier of 2.1517
as applied to the 1996 assessed value will remain unchanged; and 5) for the duration of the West
Pullman IPCA, the tax rate for the area is assumed to be 9.464% and stable throughout the life of
the West Pullman IPCA.

Financial Impact of the Redevelopment Projects

Without the adoption of this Plan, and tax increment financing, the West Pullman IPCA is not
expected to be redeveloped by private enterprise. There is a real possibility that the whole area will
become less attractive for the maintenance and improvement of existing buildings and sites. The
possibility of the continued erosion of the assessed value of property which would result from the
lack of a concerted effort by the City to stimulate revitalization and redevelopment could lead to a
reduction of real estate tax revenue to all taxing districts.

This Plan 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,
creating new jobs and promoting rehabilitation and development in the area.

This Plan is expected to have short and long term financial 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 [EAV] over and above the certified initial EAV
established at the time of adoption of this Plan) 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 West Pullman IPCA will be distributed to all taxing district levying
taxes against property located in the West Pullman IPCA.

Demand on Taxing District Services

The following major taxing districts presently levy taxes on properties located within the plan area:
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to address the impact of the Plan on taxing districts.

The Cxty may prov1de pubhc 1mprovements and fac1htxes to service the West Pullman IPCA It is

;5 demands of thxs Plan on the taxing dlstncts

Required Findings

The IJRL requires 2 specific findings relevant to the financial aspects of the Plan to be elaborated
upon. These findings are in addition to those findings detailed in Sections 4 and 5 above. These

| findings are as follows:

1. The estimated date of completion of the redevelopment project described in this Plan and
retirement of obligations incurred to finance redevelopment project costs is not more than
23 years from the adoption of the ordinance approving the Redevelopment Project or Plan.

Evidence: As detailed in the “Issuance of Obligations” subsection above, all
obligations issued by the City pursuant to this Plan and the IJRL shall be retired
within twenty-three (23) years from the adoption of the ordinance approving the
Redevelopment Project or Plan. 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.

i 2. The provision of new facilities significantly enhances the tax base of the taxing districts that
extend into the West Pullman IPCA.

j Evidence: The current EAV of the proposed West Puliman IPCA is approximately
] $7,600,000. The EAV at the end of 23 years is estimated to be approximately
f $75,300,000. This is an 896% increase in equalized assessed value which will result
- in substantial gains in revenue for those taxing districts that overlap the proposed

West Pullman [PCA.
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7. Provision for Amending Action Plan

This Plan document may be amended pursuant to the provisions of the IJRL.
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1 8. Attachments

| ‘ Appendix 1: Boundary and Legal Description (Manhard Consulting)

1 Appendix 3: Harza Consulting’s Phase I Environmental Site Assessment Summary for the West
Pullman Industrial Park Conservation Area '

/ Appendix 4: Letter from Dr. Omero Suarez, Vice Chancellor for Academic Affairs - Planning &
| Research, City Colleges of Chicago
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Main Office

900 Woodlands Parkway
Vernon Hills, 1L 60061
847/634-3550

Fax 847/634-0095

Email: inio@manhard.com

" South SubGrban Office
15W7C0 North Frontage Rd.
Suite 104-A
Hinsdale, IL 60521
630/986-3550

? Fax 630/986-5553

WEST PULLMAN INDUSTRIAL PARK CONSERVATION AREA

THAT PART OF THE SOUTH HALF OF SECTION 20 AND THE NORTH HALF OF
SECTION 29, TOWNSHIP 37 NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL
MERIDIAN, DESCRIBED AS FOLLOWS: BEGINNING AT THE INTERSECTION OF THE
NORTHERLY RIGHT-OF-WAY LINE OF 118TH STREET WITH THE WESTERLY RIGHT-
OF-WAY LINE OF LOOMIS STREET; THENCE EASTERLY ALONG SAID NORTHERLY
RIGHT-OF-WAY LINE TO THE WESTERLY LINE OF A 16 FOOT WIDE PUBLIC ALLEY
ABUTTING BLOCK 30 OF FREDERICK H. BARTLETT'S GREATER CALUMET
SUBDIVISION OF CHICAGO; THENCE NORTHERLY ALONG SAID WESTERLY ALLEY-
LINE TO THE NORTHERLY RIGHT-OF-WAY LINE OF 117TH STREET; THENCE
: EASTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY LINE TO THE EASTERLY
i RIGHT-OF-WAY LINE TO CARPENTER STREET, THENCE SOUTHERLY ALONG SAID
EASTERLY RIGHT-OF-WAY LINE TO THE NORTHWEST CORNER OF LOT 61 OF
oy STANLEY MATTHEWS SUBDIVISION; THENCE EASTERLY ALONG THE NORTHERLY
f LINE OF SAID LOT TO THE WESTERLY LINE OF LOTS 35 THROUGH 48 (INCLUSIVE)
IN SAID SUBDIVISION; THENCE SOUTHERLY ALONG SAID WESTERLY LINE TO THE
; NORTHERLY RIGHT-OF-WAY LINE OF 118TH STREET; THENCE EASTERLY ALONG
I SAID NORTHERLY RIGHT-OF-WAY LINE TO THE EASTERLY RIGHT-OF-WAY LINE OF
MORGAN STREET; THENCE SOUTHERLY ALONG SAID EASTERLY RIGHT-OF-WAY
; LINE TO THE NORTHERLY RIGHT-OF-WAY LINE OF 119TH STREET; THENCE
EASTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY LINE TO THE EASTERLY
RIGHT-OF-WAY LINE OF PEORIA STREET; THENCE SOUTHERLY ALONG SAID
EASTERLY RIGHT-OF-WAY LINE TO THE WESTERLY EXTENSION OF THE
o NORTHERLY LINE OF LOT 1 IN BLOCK 1 OF FIRST ADDITION OF WEST PULLMAN
SUBDIVISION; THENCE EASTERLY ALONG SAID NORTHERLY EXTENSION TO THE
& NORTHWEST CORNER OF SAID LOT 1, THENCE SOUTHERLY ALONG THE
j WESTERLY LINE OF LOTS 1 THROUGH 11 (INCLUSIVE) IN SAID BLOCK TO THE .
NORTHERLY RIGHT-OF-WAY LINE OF 120TH STREET; THENCE SOUTHERLY TO nghnes
THE NORTHWEST CORNER OF LOT 1 IN BLOCK 8 OF SAID FIRST ADDITION TO  surveyors
WEST PULLMAN SUBDIVISION; THENCE SOUTHERLY ALONG THE WESTERLY LINE
OF LOTS 1 THROUGH 18 (INCLUSIVE) IN SAID BLOCK TO THE SOUTHWEST Panners
CORNER OF SAID LOT 18, THENCE 25.00 FEET SOUTHERLY ALONG A
PROLONGATION OF THE LAST COURSE; THENCE 165 FEET WESTERLY; THENCE
SOUTHERLY TO THE NORTHERLY RIGHT-OF-WAY LINE OF ILLINOIS CENTRAL
RAILROAD; THENCE WESTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY LINE TO




THE EASTERLY RIGHT-OF-WAY LINE OF PEORIA STREET; THENCE SOUTHERLY
ALONG SAID EASTERLY RIGHT-OF-WAY LINE TO THE SOUTHERLY RIGHT-OF-WAY
LINE OF SAID ILLINOIS CENTRAL RAILROAD; THENCE EASTERLY ALONG SAID

SOUTHERLY RIGHT-OF-WAY LINE TO THE NORTHWEST CORNER OF LOT 1 IN
BLOCK 8 OF SAID FIRST ADDITION TO WEST PULLMAN SUBDIVISION; THENCE
SOUTHERLY ALONG THE WESTERLY LINE OF LOTS 1 THROUGH 12 TO THE
EASTERLY EXTENSION OF THE SOUTHERLY LINE OF LOT 11 IN BLOCK 1 OF
RESUBDIVISION OF BLOCKS 8 TO 16 (INCLUSIVE) OF SAID FIRST ADDITION;
THENCE WESTERLY ALONG SAID SOUTHERLY LOT LINE TO THE EASTERLY
RIGHT-OF-WAY LINE OF GREEN STREET, THENCE SOUTHERLY ALONG SAID
EASTERLY RIGHT-OF-WAY LINE TO THE SOUTHERLY RIGHT-OF-WAY LINE OF
122ND STREET; THENCE WESTERLY ALONG SAID SOUTHERLY RIGHT-OF-WAY
LINE TO THE WESTERLY RIGHT-OF-WAY LINE OF RACINE AVENUE; THENCE
NORTHERLY ALONG SAID WESTERLY RIGHT-OF-WAY LINE TO THE WESTERLY
EXTENSION OF THE SOUTHERLY LINE OF LOT 7 IN VICTORY HEIGHTS THIRD
ADDITION; THENCE EASTERLY ALONG SAID EXTENSION AND SAID SOUTHERLY
LINE TO THE WESTERLY LINE OF A 16 FOOT WIDE VACATED PUBLIC ALLEY
ABUTTING LOTS 1 THROUGH 7 (INCLUSIVE) IN SAID SUBDIVISION; THENCE
NORTHERLY ALONG SAID WESTERLY ALLEY LINE TO THE SOUTHERLY RIGHT-OF-
WAY LINE OF SAID ILLINOIS CENTRAL RAILROAD; THENCE WESTERLY ALONG
SAID SOUTHERLY RIGHT-OF-WAY LINE AND CURVE TO THE WESTERLY RIGHT-OF-
WAY LINE OF SAID LOOMIS STREET, THENCE NORTHERLY ALONG SAID
WESTERLY RIGHT-OF-WAY LINE TO THE NORTHERLY RIGHT-OF-WAY LINE OF
120TH STREET, THENCE EASTERLY ALONG SAID NORTHERLY LINE TO A POINT
400 FEET EAST OF THE EAST LINE OF THAT PART OF SAID LOOMIS STREET
VACATED BETWEEN 120TH STREET AND 119TH STREET; THENCE NORTHERLY
ALONG A LINE, 400 FEET EAST OF SAID VACATION, TO A POINT 55 FEET SOUTH
OF THE SOUTHERLY RIGHT-OF-WAY LINE OF SAID 119TH STREET; THENCE
WESTERLY ALONG A LINE, 55 FEET SOUTH OF SAID RIGHT-OF-WAY, TO THE
CENTERLINE OF SAID LOOMIS STREET, THENCE NORTHERLY ALONG SAID
CENTERLINE TO SAID SOUTHERLY RIGHT-OF-WAY LINE OF SAID 119TH STREET,
THENCE WESTERLY ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE TO THE
WESTERLY RIGHT-OF-WAY LINE OF SAID LOOMIS STREET; THENCE NORTHERLY
ALONG SAID WESTERLY RIGHT-OF-WAY LINE TO SAID POINT OF BEGINNING.
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Appendix 3: Harza Consulting’s Phase I Environmental Site Assessment Summary for the
West Pullman Industrial Park Conservation Area

Several sources of information were reviewed for Harza’s Phase 1 Environmental Site Assessment,

TTTIRCTOAIE:
. Historical maps and aerial photographs were studied to determine past and present land uses;
. Regulatory databases were searched in order to identify, map, and list sites in the area with

potential or existing environmental liabilities; and

. Harza’s team also conducted a “windshield survey” of the area and conducted detailed site
inspections. These inspections consisted of a ground examination of structures and readily
accessible site areas to verify activities and land uses, and to confirm the presence of
environmentally hazardous conditions. Active industrial properties and residential properties
were not included, but were viewed from locations accessible to the general public.

To undertake the Phase 1 Environmental Assessment, Harza subdivided their study area--which
coincides with the boundaries of the proposed West Pullman IPCA--into 16 subareas and identified
5 general land use descriptions: vacant, commercial, residential, industrial, and public properties.

These properties were analyzed and it was determined that 3 sites within the project study area
appear on the Comprehensive Environmental Response, Compensation, and Liability Index System
List (CERCLIS) and thus pose a serious threat to the environment and to human health. Sites on
the list have been proposed to be investigated because they are suspected by the United States
Environmental Protection Agency (US-EPA) of being toxic to the environment and may require
cleanup. If these sites are in fact contaminated they can be included on the National Priorities List
and become “Superfund” Sites.

The CERCLIS sites in the West Pullman Area are as follows:

. International Harvester, 1015 West 120" Street

. West Pullman Iron Metal, 11954 South Peoria Street

. Dutch Boy (Carter White Lead/NL Industries), 12101 South Peoria Street

Two CERCLIS sites were identified outside of, but within 1/2 mile of, the project study area:

. Cizcm/EWacant Lot, 1137-1141 Vermont Avenue
. Alburn Incorporated, 2200 East 119® Street

GENERAL ASSESSMENT OF ENVIRONMENTAL CONDITIONS
Harza made several general areawide observations which included:

. the entire study area has railroad right-of-ways that are devoid of vegetation and could have

R



been contaminated by chemical spills and herbicide applications;

. the study area also exhibits many other potentially harmful conditions which are distributed

throughout the sites and include above ground and underground storage tanks asbestos -

“ T Eontainitg aterfal, PCBS, dnd 1e4d-cofitaining matenals.

The following subsections correspond to Harza’s 16 study areas and detail the evidence of
environmental contamination within each specific study area.

Study Area 1

. One 16,000-gallon underground storage tanks is on the site.
. Stained soil, stressed vegetation, slag, and demolition debris were observed.

Study Area 2

. There is an auto salvage yard/repair facility on the south end of the lot. It is possible that soils
may be contaminated with petroleum products, solvents, lead, and acids.

Study Area 3

. Sanborn Maps show a gasoline tank and oil house. A 158,000-gallon above ground fuel oil
storage tank was removed and there is significant soil staining around the pad. There is an
old basement near the smokestack with significantly stained soil. City records indicate 2000-
gallon gasoline and 1000-gallon kerosine tanks were installed, but there is no removal record.

. There are many trenches with stained soil, piles of garbage, debris, and tires as well as
abandoned vehicles on the property. Stained soil and pools of oily liquid were observed
throughout the site.

. Suspect asbestos containing material was observed at various places throughout the property.

. Suspect lead-based paint materials were observed on standing walls.

. PCBs may have been released onto the ground, contaminating the soils.

Study Aread

. There is a gasoline pump and vent pipe suggesting an underground storage tank on the north

part of the property. The tank does not appear to be registered.

. There is an auto salvage/repair yard on the property. The soil may contain petroleum
products, solvents, acids, and lead contamination. The property has abandoned cars, trucks,
tires, and other debris.
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Transformers were observed indicating possible PCB contamination.

This property was formerly the property of West Pullman Car Works. It is currently the site
of Abbey Metal, West Pullman Iron & Metal, and retail stores along Halsted Street.

One underground storage tank and four above-ground storage tanks were observed on the
site.

The site had transformers which could contain PCBs

Study Area 10

The property used to be occupied by Chicago Malleable Castings. Most of the buildings
have been demolished. The property is vacant and is now owned by 1020 Building
Partnership.

Five underground storage tanks and 2 oil houses were observed.

Scattered piles of debris, 55-gallon drums, asbestos containing material, and scattered piles
of lead-based paint materials were observed.

The 6000-gallon underground storage tank for transformer oil could indicate PCB
contamination of the property.

Study Area 11

The property formerly accommodated International Harvester stock sheds and railroad
sidings.

There is debris, including lumber and roofing material on the property and a large black stain
devoid of vegetation in the center.

Scattered piles of suspected asbestos containing and lead-based paint material were observed.

Study Area 12“

*

The property was formerly the International Harvester West Pullman Works. Most of the
buildings have been demolished and the property is vacant. The owners have agreed to a
voluntary clean-up of this property. No details of this agreement are available for the Phase
1 Environmental Site Assessment.

Multiple underground and above ground storage tanks can be found on the property.



. The property is covered with demolition debris, including bricks, glass, lumber, and concrete.

. Suspected asbestos and lead-based pamt matenals were found on the property

% . There are plles of transformer plates indicating possxble PCB spllls.

Study Area 13

. The property was formerly occupied by National Lead. Most of the buildings have been
! demolished and the property is vacant. The property is currently under litigation, details of

which are unknown.
. Seven underground and above ground storage tanks were observed on the property.
. Suspected asbestos and lead-based paint materials were found on the property in piles of
debris.
. Based on the former use of the property, for processing lead-based paints, it is likely that
%% there is lead in the soils throughout the property.

) Study Area 14
i | . Two underground storage tanks were observed on the property.
7 Study Area 15

. Seven underground storage tanks can be found on the property.

i . There is black soil staining on the north, west, and south sides of Modern Steel Treatment.
There are 55-gallon drums overflowing with granular, solid, viscous, and liquid wastes.

Study Area 16

. The property is vacant and covered with trees and weeds.
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Industrial Jobs Recovery Law Provisions

~~The 17RL Provides a Wiy 16 desighiate an area as a tax increment financing district when the

objectives are to retain existing industrial base and redevelop traditionally industrial districts. The
Illinois Legislature declared at 65 ILCS 5/11-74.6-5:

It is hereby found and declared that the communities of the State have lost over 300,000
manufacturing jobs over the last decade and that these losses have resulted in persistent high
levels of unemployment and underemployment and substantial tax-base losses in many areas
of the State, which have left a large inventory of vacant industrial space.

The Legislature continued:

To reverse these adverse economic conditions, it is necessary to encourage private
investment and restore and enhance the tax base of the taxing districts in these areas by the
development or redevelopment of project areas. The reversal of these adverse economic
conditions and elimination of the negative impact they have on communities through
industrial redevelopment projects, and the retention and expansion of the economic bases of
Illinois communities is hereby declared to be essential to the public interest.

It is found and declared that the use of incremental tax revenues derived from tax levies of
various taxing districts in redevelopment project areas for the payment of redevelopment
project costs is of benefit to those taxing districts.

Under the provisions of the IJRL, communities may create industrial redevelopment planning and
project areas under three separate designations. These designations are as follows:

. Environmentally Contaminated Area;
. Industrial Park Conservation Area; and
. Vacant Industrial Buildings Conservation Area.

Each of these designations requires a certain set of findings—-some of which are unique to each
designation—that are outlined in the main body of the statute at 65 ILCS 5/11-74.6-10. The West
Pullman I[PCA has been designated under the provisions of an “Industrial Park Conservation Area.”
As an “Industrial Park Conservation Area” the following relevant findings for the West Pullman
IPCA have to be demonstrated prior to formal adoption of the Plan by the municipality:

. The proposed West Pullman IPCA is within the corporate limits of the municipality;

. The proposed West Pullman IPCA is zoned industrial no later than the date on which the
municipality by ordinance designates the redevelopment project area;

. The proposed West Pullman IPCA includes both improved or vacant land suitable for use
as an industrial park or a research park, or both;

S.B. Friedman & Company 5 Development Advisors



1 City of Chicago West Pullman Redevelopment Plan & Project

. The West Pullman IPCA satisfies one of the following standards:

1. Standard One:
e e Y {REATea 1S a 1abor surplus. mumcnpalny (the average unemployment rate for t.hc g
f municipality is at least 1% over the U.S. national average over the 4 preceding
calendar years prior to the designation of the “industrial park conservation area™),
(b) the area is served by adequate public or road transportation for access by the
unemployed and for the movement of goods and materials,

(c) the area contains no more than 2% of the most recently ascertained equalized
assessed value of all taxable real properties within the municipality,

(d) the project plan for the area includes a plan for and establishes a marketing
program to attract appropriate businesses to the area,

(e) the project plan for the area includes an adequate plan for the financing and
construction of necessary infrastructure, and

(f) the project plan for the area provides for an employment training project to
prepare unemployed workers for work in the industrial park conservation area, and
the employment training project has been approved by official action of or is to be
operated by the local community college district, public school district or state or
locally designated private industry council; or :

2. Standard Two:
" (a) the area is a substantial labor surplus municipality (the average unemployment
i rate for the municipality is at least 2% over the U.S. national average over the 5
preceding calendar years prior to the designation of the “industrial park conservation
- area”),
“}, (b) the area is served by adequate public or road transportation for access by the
unemployed and for the movement of goods and materials,
i (c) the area contains no more than 2% of the most recently ascertained equalized
i assessed value of all taxable real properties within the municipality, and
(d) the project plan for the area provides for an employment training project to
prepare unemployed workers for work in the industrial park conservation area, and
the employment training project has been approved by official action of or is to be
operated by the local community college district, public school district or state or
locally designated private industry council.

. No Redevelopment Plan for the West Pullman IPCA shall be adopted by a municipality
- without finding that:

1. The West Pullman [PCA has not been subject to growth and development thorough
investment by private enterprise and would not reasonably be anticipated to be
1 developed in accordance with public goals stated in the Redevelopment Plan without
’ the adoption of the Redevelopment Plan;

2. The Redevelopment Plan and project conform to the comprehensive plan for the
development of the municipality as a whole, or for municipalities with populations

S.B. Friedman & Company 6 Development Advisors
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of 100,000 or more, the Redevelopment Plan and project either:
(a) conforms to the strategic economic development or redevelopment plan issued
by the designated planning authority,or _ .

municipality;

3. The Redevelopment Plan is reasonably expected to create or retain a significant
number of permanent full time jobs;

4. The estimated date of completion of the Rede\?elopment Project and retirement of
obligations incurred to finance redevelopment project costs is not more than 23 years
from the adoption of the ordinance approving the project; and

5. The provisions of new facilities significantly enhance the tax base of the taxing
districts that extend into the West Pullman IPCA.

Sections 3, 4, and 5 detail the findings of S.B. Friedman & Company with regard to these required
statutory findings.

The Study Area

The proposed tax increment finance district known as the “West Pullman Industrial Park
Conservation Area” is located within the West Pullman community of the City of Chicago, in the
County of Cook. The West Pullman [PCA has been analyzed under the provisions of the [JRL as
an Industrial Park Conservation Area.

The proposed boundaries of the West Pullman IPCA are detailed on Map 1. The West Pullman
IPCA contains only those parcels of real property and improvements which will be substantially
benefitted by the Plan.

The West Pullman IPCA boundaries generally include all of the properties on the north side of 119*
Street between Morgan Street and Loomis, all properties on the south side of 119® Street between
Morgan Street and a point approximately 400 feet east of Loomis, all properties on the north side
of 120® between the alley just west of Halsted and a point approximately 400 feet east of Loomis,
all properties on the south side of 120* Street from the alley just west of Halsted to Loomis, and all
properties on the north side of 122™ Street to the Metra Electric Line Right-of-Way between the alley
just west of Halsted and Aberdeen Street.

West Pullman Industrial and Social History & Demographic Profile

The area known as West Pullman was initially settled in the 1830s. Rapid growth did not occur in
the area until after the opening of the Illinois Central and Michigan Central Railroad station and the
development of the Pullman Palace Car Works in the 1850s.

In the late 1880s, real estate speculators and various business interests active on the South Side

S.B. Friedman & Company 7 Development Advisors
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formed the West Pullman Land Association (Land Association) to market property between 119*
Street and 123" Street between Wentworth and Halsted. The Land Association had phenomenal
success at attracting industries to open facilities i in the area, and additional industrial development

l rward-toward Ashiand Avenue-- Fhis-industei

transportation improvements which included the extension of the Ilinois Central Railroad into Blue
[sland, the construction of the Pennsylvania Railroad line through the area, and streetcar extensions
along major area thoroughfares in the late 1800s. Among the companies that opened facilities in the
community during this period were the Plano Manufacturing Company, the Whitman Bames
Company, the Chicago Malleable Casting Company, and the Sterling Lumber Supply Company.

Population growth in the area was also encouraged by the West Pullman Land Association. In 1890,
the Land Association began construction on a 600-home development that was completed 4 years
later. However, development activity was stifled around the turn of the century by 3 events: (1) the
4-year depression that began in 1893, (2) the Pullman Strike of 1894 and (3) the economic downtum
of 1908. It was during these 15 turbulent years that the West Pullman Land Association went
bankrupt along with several area industrial businesses.

In the early part of the 20™ Century a large influx of Eastern European immigrants moved into the
area. By 1919 the West Pullman Community reached residential maturity and had a population of
23.019 people. The upsurge in population in the post World War I period brought the community’s
population to about 30,000 in 1930. The post World War I period also inaugurated a new period of
industrial development and activity. However, this post-war upturn was short lived as the Great
Depression impacted the industrial development of Chicago and the rest of the country. The West
Pullman community--along with the nation’s economy--languished until several federal programs
were initiated by the Roosevelt Administration in the mid-1930s. Many of the Roosevelt
Administration’s programs were designed to stimulate economic activity through public
expenditures. Industrial cities like Chicago benefitted greatly from such Roosevelt Programs as the
Works Progress Administration. Additionally, World War II initiated new growth for the community
in the 1940s. The growth in industry led to several new manufacturers locating in the area including
International Harvester (which took over Plano Manufacturing’s facilities) and Dutch Boy Paints.

The population of the community continued to grow in the post war period, peaking at 45,000 people
in 1980. However, the demographic makeup of the community changed during this post war period.
Beginning in the 1960s, a massive shift of the City’s African-American population occurred resuiting
in the population of West Pullman becoming more racially integrated. As of 1990, 94% of the West
Pullman community was African American. The housing stock over this period was dramatically
altered by development of suburban style tract development. The development of these tract homes
has resulted in West Puliman having one of the City’s highest rates of single-family home ownership
rates. In 1990, 72% of the homes in the area were owner-occupied structures. The 1990 median
housing value was $59,270.

The West Pullman industrial base--as well as the industrial base of Chicago--was affected by the
national shift inaugurated by the opening of the interstate highway system. Substantial industrial and
population base relocated to communities on the outskirts of Chicago. This decentralization is a
continuing factor that impacts Chicago and other cities throughout the country. During this period,

S.B. Friedman & Company 9 Development Advisors
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International Harvester and Dutch Boy Paints relocated their operations out of the area, as did several

steel mills on the City’s South Side. At the same time several businesses remained, mcludxng Carl -
T BUddig and Tompany, Tigersoll Products, and séveral smaller manufacturing concerns. -

As of 1990, the median family income for the West Pullman Community Area was $33,065, which
is $2,000 higher than the median family income for the City as a whole. According to the 1990
Census, 17% of West Pullman residents were living below the poverty level. West Pullman’s 18%
unemployment rate is typical of many South Side communities which have exceeded the City’s
average for many years. The persistent high unemployment rates found in the community are
attributed to the rapid deindustrialization of the City’s South Side over the past 20 .years.
Nonetheless, the population of West Pullman retains fairly high skills which are borne out by
educational attainment levels. Thirty-nine percent of the West Pullman population has more than a
high school education, and according to the 1990 Census, 54% of the employed population was
working in white collar professions.

Existing Conditions

The deindustrialization of the West Pullman community has left the area without a major
concentration of economic activity. Certainly a core group of businesses have remained within the
area, but even the largest of these businesses operate with streamlined employment bases as
mechanization has created production efficiencies in manufacturing processes.  The
deindustrialization has also impacted the viability of the proposed West Pullman IPCA to attract and
generate new jobs. This section serves to highlight those factors that are contributing to the
weakening of the West Pullman community as a location for new industrial development.

STRUCTURAL

The West Pullman IPCA has a variety of industrial buildings of varying size and conditions. Many
of these properties are vacant, or underutilized. Two major industrial businesses account for a
majority of the available space in the area. Ingersoll Products at 11900 S. Morgan Street and U.S.
Gear at 1030 W. 119® Street occupy the largest active industrial facilities in the area. Many of the
vacant buildings in the area exhibit moderate symptoms of structural deterioration Wthh include

broken windows and sagging roof lines.

Most of the existing manufacturing buildings—occupied and unoccupied--are smaller rectanguiar
configurations built in the mid 1950s to late 1960s. The Ingersoll Products facility is the largest
building in the area and appears to have been built in stages, beginning in the early part of this
century. The U.S. Gear facility appears to have also been constructed in the 1950s. The company
has recently constructed large aluminum sided warehouse/distribution facilities immediately north
of their plant. Each of these active businesses maintain their facilities well, though Ingersoll
Products is not fully utilizing all its space.

The partially demolished Amforge facility on the northside of 119® between Racine and Loomis is
a blighted site defaced by graffiti. According to the City, the remaining structures on the Amforge
site are scheduled for demolition within the next couple of months. Similarly, the former Dutch Boy

S.B. Friedman & Company 10 Development Advisors
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Paints and International Harvester sites on the southside of 120 Street still have structural elements

INFRASTRUCTURE

Area infrastructure is in generally fair to poor condition. In very poor condition is 120" Street
between Halsted and Ashland, which is the main east-west route through the proposed West Pullman
IPCA. This street does not appear to be well traveled and is completely vacant on its southside
where the former Dutch Boy Paints and International Harvester facilities once stood. The sidewalks
along 120%™ Street are poorly maintained and underused with grasses and weeds overgrowing the
walkways. '

According to information collected from the City of Chicago Department of Transportation (CDOT)
several infrastructure improvement projects at grade and below grade need to be undertaken to
support a industrial development in the area. The nature of these infrastructure improvements
include--but are not limited to--public lighting improvements, street resurfacing, widening and curb
reconstruction, sewer and water-main replacement and sidewalk reconstruction.

ENVIRONMENTAL

In May of 1996, a Phase I Environmental Site Assessment of the proposed West Pullman IPCA was
conducted by Harza Environmental Services, Inc. at the request of the Chicago Department of
Environment. The purpose of the study was to provide a broad source of information regarding
environmental conditions which affect vacant, residential, commercial, industrial, and public
property within the proposed West Pullman [PCA.

The City supplemented Harza's site analysis with its own analysis and expanded the information
provided in the Phase | Environmental Site Assessment. The City also designated contaminated site
areas within the proposed West Pullman IPCA in an effort to prioritize environmental remediation
scheduling and estimated remediation costs. Harza’s findings are summarized in Appendix 3. The
City’s site analysis is summarized in Table 1 by site area, and Map 2 delineates these site areas.

SURROUNDING COMMUNITY

Surrounding the proposed West Pullman IPCA are several blocks of single-family residential
neighborhoods. The majority of these blocks are well kept and organized around block clubs.

On the blocks immediately east and west of Halsted, the residential structures are primarily multi-
story multi-family frame construction. It appears that a majority of area renters live on these blocks.
Many of these structures were built in the 1930s and 1940s and the greatest residential structural
deterioration is found on these blocks.

To the south, north, and west of the proposed West Pullman IPCA, the majority of the housing stock
is tract-style single family, owner-occupied residential, mostly in bungalow or modern suburban
architectural types. These blocks are well kept and fully organized into block clubs. Interspersed

S.B. Friedman & Company 11 Development Advisors
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Table 1
City of Chicago Environmental Assessment & Estimated Remediation Costs for the Proposed West Pullman iPCA
ISke Area [Site Description/Address {Chemicals/Materials of Concem {Votal Est. Cost [Project Status
1 Formaes Dusch Boy Sive Lesd USTs ASTs, Solvents. Pekoleum NLIs P y EPA d sl
Fﬂsw. 1201 SA (Skadty Ases 13} Products, Demaksion Debns Responsiie Party  ONsile Sampkng Undsrway
undeigoing negobia.
i Lo w/ Cty {¢$500K}
2 Formmaer lnlemakional Harvesier Sie
1150 W. 1200 Si (Study Assa 12) USTs, organic soivanis, benzens, sultuic Navisias is PRP Phase | comgisted Phase
ackd, pevoleum products, ACMs, PCBs, Ervolied m IEPA W & ¥ begine summaer 87
' demokison debns, Ay-dumping debris, lead- Voluntary Cleanup
bered paint Prog (+$1,000,000)
3 Foimar Amacdican Forge Site -
1250 W. 116 S8, 1300W. 1194, 11825 S Ada, USTs, peloleum products. ACMs, $3 1 maman 1EPA removed ies Susmined :
11027 8. Ade, 1241-0301 W. 1184, (0thais) Consy debris, fy-dumpng debns, od 97 Demo compistad
]’(M Asen 3) stned soli near ASTe, lead-based paini, Summer ‘97, Phasas 1 & P
PCBS, spprox. BO00 kies H beguns Summer 907
4 048 W 12000 (Former W Puitman lion) (Siudy Area 8)  Od-sisined sode, PCBs kom dismantied $300K Phase | completed p
sleciical bansiommers, ACM, nusc consir Phass ¥ & I parcing
debns, sbandoned vatucies, lead-bassd
paind, sppron 100 bies
§ J940W 12081 (11927 § Moigan) (Study Ases 8) USTs (gasokne tank), PCBs, ot sisined sod, $300K Phase | completed
debrts, sbandoned vetucies, appion 100 sies Phase U & Wi pandng
] 1174 St and Carpenter {Skudy Asea 1) USTs (sppeox 16,000 geis} restng in SW $1 2 muthon Phase § compisisd
corners of 10, stained sod, vegeiaton, sag, Phase il & W panding
demaokbon debiris, Ay -cunging debns
7 IT27 - 58S Capentar (Skudy Ares 2) Patsolsum products. soivents lesd, & acid, $150K Phase ) completed
(8880C w/ 840, salvagenepan yaid), Phase Ul & 4 penang
Ry -Qumping debris
1680111843 S Racne, 1144 W 1B SI. Peualeum products solvents isad, & aud, $200K Phasa | compisied
1158 W 1190h S1 (Skudy Area 4) {a980C w/ suto, salvageNepay yaid), Phase i & it peniiing
Ay -dumping debiis, USTa
9 U'S Gear Parlung Lot (Address not provided 1181 St)  Asphail packing lol, Addiional data nesded $1 2 aukion Phaset uxvpuod : R
{Study Ares 5) Phase Ui & Il pendeng - R
1 Y
10 Esstof US Gear Partung Lol (Study Ares 5) Addionst data needed $300K Phase | completed B
Phase H & Wi penduyg
1" 11931 South Loonus (Study Azea 6) AST (petro gasokns), stmned sod. 55 gst drums, 1 5 nulhon Phase | complated
fadioad Les, consy debns. ACM.LBP Phass 4 8 1l peniing
LBP -debns :
12 1225 W 1208 (Siudy Area 10} Pealioleum ods, tansformer ols (PCBs), ACM, $1 5 mdlion . Phase | complsted 1
tead-based pand debns, UST, y-dumping debns Phase i1 & W penang '
13 12017 S Peons, 815025 W 120th St, USTs, pstoisum producis $500K FPhase ) complated
1“4 1040 W 122nd St (Skudy Ares 15) USTe, ASTs, sou stamning. 55 gal dauns $2 0 nwion Phase ) compleled
Phase il & 1l psnding

Hote  Bele Ares Numbeis Comespond 0 Those Found on Mep 2
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City of Chicago West Pullman Redevelopment Plan & Project

on several blocks were public schools, parks and other institutional amenities. The majority of these
properties are brick construction, but several are constructed with vinyl and aluminum siding.

s T

Several new homes have beéén built in the Vicinity of Christ Univérsal Temple, which bordersthe ™~

proposed West Pullman IPCA on the west, particularly along 120 Street on available in-fill sites.
These are mostly brick-ranch style homes, constructed within the past 5 years. Christ Universal
Temple has a non-profit housing corporation that has completed some of these structures.

The proposed West Pullman IPCA has suffered significant disinvestment and has created a vacant
pocket in the middle of a community that has endured significant economic stress. The
environmental contamination, obsolete industrial structures, area abandonment, and dated
infrastructure have made the area unattractive for new investment. Without substantial attention,
the West Pullman IPCA will continue to be an underutilized and uncompetitive industrial area,
aggravating existing conditions and exerting negative influences on the surrounding neighborhood.

S.B. Friedman & Company 14 Development Advisors
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3. Required Findings and Evidence for Qualification

Several ﬁndings must be demonstrated to qualify an area as an [PCA under the [JRL. Each required

an IPCA.
In summation, the West Pullman IPCA qualifies under the preliminary findings as follows:

. the West Pullman IPCA is completely within the corporate boundarxes of the City of
Chicago;

. currently the proposed West Pullman IPCA is primarily zoned industrial; the City will
complete a zoning redesignation process for all non-industrial parcels prior to formal
designation by the City Council of the City of the West Pullman IPCA under the IJRL;

. the area contains a substantial amount of improved and vacant land suitable for industrial
use;

. between 1992 and 1996, the Unemployment Rate for the City of Chicago averaged 1.66
percentage points above the national average thereby qualifying the City of Chicago as a

labor surplus municipality;

. the proposed West Pullman IPCA is well serviced by roadways, commuter mass transit lines
(bus and rail), and freight rail lines for access by the unemployed and for movement of goods

and services;

. the 1996 EAYV for the proposed West Pullman IPCA is .025% of the 1996 EAV for the City
of Chicago of $30,773,301,521 (the last available year a total city-wide EAV was

established);

. based upon a compound annual growth rate of 1.98% in Equalized Assessed Valuation
(EAV) between 1991 and 1996 and physical evidence of deindustrialization, the proposed
West Pullman IPCA has not been subject to growth or investment by private enterprise in a
substantial period of time. The minor growth in EAV was due to the 1994 triennial re-
assessment and change in the multiplier. EAV declined between 1995 and 1996. By
comparison, the City’s compound annual growth rate of Equalized Assessed Value was

. 2.35% between 1991 and 1996 and a positive 1.27% between 1995 and 1996 ;

. the IPCA is an important component of the City’s economic development and industrial base
retention and attraction strategy.

The evidence upon which these findings are based is summarized below.

1. “Industrial Park Conservation Area” means an area within the boundaries of an IPCA located
within the corporate limits of a municipality or within 1.5 miles of the corporate limits of a
municipality if the area is to be annexed to the municipality.

S.B. Friedman & Company 15 Development Advisors
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Evidence: The proposed West Pullman IPCA lies within the city limits of Chicago
and is generally bounded by 117" Street to the north, 122™ Street to the south, South

Loomis Street to the west and Halsted Street to the east. Map 3 details the location

* " of the proposed West Piillimian TPCA within the corporate limits of Chicago.

2. The area must be zoned industrial no later than the date on which the municipality by

ordinance designates the redevelopment project area.

Evidence: The 1997 Chicago Zoning Ordinance shows that the West Pullman IPCA
under review is primarily zoned for industrial uses (92% of the total land area). The
West Puliman IPCA is zoned M1-1 Restricted Manufacturing District, M2-2 General
Manufacturing District and M3-3 Heavy Manufacturing District. The West Pullman
IPCA also includes two parcels that have non-industrial designations. City officials
involved with this study indicated that the process of changing the zoning designation
of these non-industrial parcels to industrial designations will be completed prior to
the West Pullman [PCA’s formal designation as an IPCA under the [JRL. Map 4
details the zoning designation for the parcels within the West Pullman IPCA.

3. The area includes improved or vacant land suitable for use as an industrial park.

Evidence: The proposed West Pullman IPCA contains former industrial sites of
nearly 1.6 million square feet in land area or 36.3 acres. These areas may include
vacant buildings or other remaining structural elements. In addition, the proposed
IPCA contains nearly 3.5 million square feet of vacant land or 79 acres. Much of this
land had at one time been used for industrial purposes but has been cleared. The
large land area available is consistent with the needs of modern industry for sites that
can be designed to accommodate contemporary industrial process, loading, and
parking requirements. As noted under a separate finding, the presence of full
Interstate highway access at I-57 and 119" Street enhances the suitability of sites in
this area for industrial purposes.

4. To be designated as an IPCA, the West Pullman IPCA satisfies the provisions under Standard

1 of Section 74.6-10 (e) (1) of the IJRL on the following bases:

. The municipality must be a labor surplus municipality (the average unemployment rate for

the municipality is at least 1% over the U.S. national average over the 4 preceding calendar
years prior to the designation of the “industrial park conservation area™).

Evidence: The Annual Non-Seasonally Adjusted Unemployment Rate for the City
of Chicago averaged 1.66 percentage points above the national Annual Non-
Seasonally Adjusted Unemployment Rate between 1992 and 1996. The IJRL
requires that the City’s rate be at least 1% over the national rate. Table 2 details the
yearly unemployment rates for Chicago and the United States as a whole over this
period of time.

S.B. Friedman & Company ' 16 Development Advisors



R St Bt %
s ot ORI, .

‘ V Industrial Park Consersation Area

el :—l 5‘ :om:n: -:nu 7.‘ ||Ilh.: "run R p';b . . .
[ syt e Bohn PAT] Son i, i §' T e ' la .
YL J L :‘ . BTEE | o
. [ J U 5
1 12n Acaneet N é i é 1 / & e o P i g
1210 Py o '8 Yo, M Y - A ETIRT °
b3 o | I 1a® “om, A5l (s 2 . 113th
N ! ) ) P
Kennedy [pram P 3| B0 €od Yoo, A |02 Ada Park | g, l l _
Park | =/ @ ?l Mg, en A ! . .
h ’ < - ‘
L & - EE F, .;u.- y b 1ah J .
’ I 5 y .
hal 3! pimond Pars( " ey MBS fuushn ! | P
il . " 1 -
HHRE Ly j JET . I
¢ vew i) S y 1150 v
4$2]3 Iy . (%4 r
A1l | 0 g HRALE T
wunt Hopg il g H I i /!.,, Tny '3 | & Hy» by
" s P
Cemetery npnl 8 3lee ! 5[ 57 wi e
. g | <l UL I "[ i » HE . I
g b 3 slc
ik, o frdin pi s als '
g [ 13| cnbcaco chry Limfe¥ | 3] 2 !
)0 - TYNTYY ’. ad '
o/ 1) 1201h l’mm,
- - i
& : i
- ™ E 4 'l? st a _': 1
HHEE i '
2iSizic 122 } olIN sl
% J A AVHHE
;i e MCAGO CITY LI o HEeE
D! e fiwe = baml fo FEEF—wlom f J. e yf jfmpamaanememme g (33 o - w] cqwmme ‘ X*
ST, il
Gryg P & L i
Orgh Ly . 2anfTH 1L e]- € Al 4=
° ) ale v W] G s 41
Run * 8 <
H in) | &7 g opemg o et
-SfF eyt —— Jfinunce 1 ps 9 . . -4
I L : * s y
x S P e 2l Ledn 14 2| HEIS LUMET| & edai Pork’ i
- HERZEH ERRRREHE :
iy B ey 8 z .
HEZRSE HARK|: | W
o I I§ “la
£l
Or gng o 124in 8
P )
EHS
d gls|=
w12
1 ’L{ i hah
uov
P
% B jrom Golden Gat, }
r I‘d"‘ g Ay il ° P‘l:. .: rgp o '3"' . ”(

Wendell Campbell Associates, Inc.

Architecis + Plannars * Construction Mansgers

".'s. B. Friedman & Co

Real Estaie Advisors and Development




LiEa

CURRENT ZONING

3
:

1 23h8 [ ]rV
-y :
-
1L ] \
J L L
R2 L]
¥ 9]

—]
e

l -
g (e w] ==

| s
ﬂl‘l_ﬁ

~— g
. emereopmampern | .

I e
B 10
b | R2 I
LU <A
TE
Ez J._] " M3.3
| e
R g
j L j
[T1IT]
| Rz
:;'!.55 - R
‘L g :(_
':' - r
AT

Sowrce: 1998 Chicage Zomng Ordimance

I

e
L f—

Ba- | = T
J_ L _‘\ M4
) B
T =T\ 3 = _‘
PEYRLE PTTN!‘ ——
L[-% J
\‘\ i _-:
Mi=1 ¥ |
| = i
M2-2 R3Z
af 1
[] ] ¢ BI5-| % §
: A
M2-2 — Ml-1 —;
| I !I :
- M 1
M-l : '
I, [
1 J} £
g
7

AT I e

WNN WPIPCA Bosadary

Wendell Campbeil Associates, inc.
AVCA ’

S. B. Friedman & Compan;

Aeal Enese Advise— end Developeners Consuisany:

-
"



City of Chicago West Pullman Redevelopment Plan & Project

Table 2. 1993-1996 Annual Unemployment Rates for Chicag_q and the United States

“L 1992 1993 1994 1998 1996

m; — ) W
’ United States 7.5 6.9 6.1 5.6 5.4
] Difference 2.0 2.7 1.2 1.1 1.3

Source: U. §. Department of Labor Bureau of Labor Stausucs, “The Employment Situanon.™

3 This data demonstrates that for the required 4-year statutory period of time, the City
of Chicago was a “labor surplus municipality” as defined within IJRL.

- e The West Pullman IPCA should be served by adequate public and or road transportation for
‘ access by the unemployed and for the movement of goods or materials.

Evidence: The West Pullman IPCA is well served by surface roads, freeway access,

and rail transit.
. Vehicular: Automobiles and trucks may access West Pullman via surface
@ roads from Halsted and 119* streets. Freeway access is available at the

intersection of I-57 and 119® which is approximately 1.5 miles to the west of
the proposed West Pullman IPCA. This is a 4-way interchange which
i accommodates truck traffic.

- . Bus: The Chicago Transit Authority operates 3 bus routes within the vicinity
1 ; of the proposed West Pullman IPCA. These routes run along Halsted #8A,
119® #119 and Throop-124th #359. The terminus for the 119" and Throop-
124th Street lines is at 119" and Halsted which is just east of the West

k. Pullman IPCA.

e * Commuter Rail: Metra operates the Blue Island Railroad commuter line
along the southern half of the propased West Puliman IPCA. There are two
Metra stations that directly service the proposed West Pullman IPCA; one
station is at Racine and the other station is at Halsted.

. Freight Rail: Several active freight rail terminals are within close proximity
~. . to the proposed West Pullman IPCA. These include: the B&O Chicago

J Terminal Yard at I-57 and 138" Street; the Indiana Harbor Belt Blue Island
. Yard at I-57 and Thorton Road; the Norfolk Southern Calumet Yard at [-94
| and 103™ Street; and the BeltRailway Company of Chicago South Chicago
| Yard at 1-94 and 95™ Street.

| ‘ The proposed West Pullman IPCA is well serviced by both public and road transit
j systems making the area accessible for potential workers (both transit and non-transit
dependent) and for the delivery and distribution of materials and products.

S.B. Friedman & Company 19 Development Advisors
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The roadway network within the vicinity of the proposed West Pullman IPCA is well
suited for modem truck traffic transportation. I-57 is a Class 1--as designated by the
[llinois Department of Transportation--roadway which allows for a maximum truck
weight of 80,000 pounds at 13 feet and 6 inches high and 8 feet and 6 inches wide.

TemrrrAeeording to informiation ffom the Chicago Départment of Transportation the area

arterial roadways, which include Halsted and 119® Street, are designated WB50 or
WB60 which allows for a 50- or 60-foot trailer length and an 80,000-pound weight
limit. The vicinity and routes toward the proposed West Pullman IPCA do not have
any viaducts and height concerns are minimal. Finally, the majority of intersections,
including all area truck routes, have 50-foot turning radii which allow an 80,000-
pound truck to turn without using 2 lanes.

The West Pullman IPCA shall contain no more than 2% of the most recently equalized
assessed value of all taxable real properties within the corporate limits of the municipality.

Evidence: According to data collected from the Cook County Assessor’s Office,
1996 was the last year a full Equalized Assessed Value (EAV) could be estimated for
the City as a whole. As of 1996, the EAV for the City of Chicago as a whole was
$30,773,301,521 and the 1996 EAV for the proposed West Pullman IPCA was
approximately $7,600,000. Thus, in 1996, the EAV for the proposed West Pullman
IPCA was 0.025% of the value for the City as a whole, which is well below the
statutory threshold value of 2%.

The Redevelopment Plan (Section 4) includes a marketing program to attract appropriate
businesses to the proposed West Pullman IPCA.

Evidence: The details of the marketing program can be found within the
Redevelopment Plan.

The Redevelopment Plan and the Financial Plan (Section 5) includes the full program for
construction of necessary infrastructure to support the anticipated development within the
proposed West Pullman IPCA and the financing to support these projects.

Evidence: The details of the construction program and financing program for the
West Pullman IPCA can be found within Sections 4 and 5 respectively.

. The Redevelopment Plan includes an employment training program to prepare unemployed

workers for work in the proposed West Pullman IPCA. The City Colleges of Chicago are
prepared to operate the employment training programs.

Evidence: The details of the employment training program can be found within the
Redevelopment Plan. The City Colleges have indicated their willingness to operate
the training programs as confirrned by Doctor Omero Suarez’s letter dated September
11, 1997 and attached as Appendix 4.

S.B. Friedman & Company 20 Development Advisors



City of Chicago West Pullman Redevelopment Plan & Project

N 5. The proposed West Pullman IPCA 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 in accordance with public goals stated in the Redevelopment ) o

T T Plan without the adoption of the Redevelopment Plan.

Evidence: Data was collected from the Cook County Assessor’s Office on property
values for the years 1991 through 1996 as a way to demonstrate lack of any
significant investment in the proposed West Pullman IPCA. Table 3a details the
Assessed Values for all Property Index Numbers (PINs) within the proposed West

| Pullman [PCA.
! ,_
Table 3a. 1991-1996 Equalized Assessed Valuation Trends - West Pullman IPCA
"
| 25 Category 1991 1992 1993 1994 1995 1996
Equalized
P Assessed .
9@; Value (EAV) $6,860,207 $7,060,421 $7,232,094 $7,685,614 $7,718,848 $7,567.273
Real
Unadjusted
EAV Change — 2.92% 2.43% 6.27% 0.43% -1.96%
Equalized Assessed Valuation CAGR: 1.98%

Source. Cook County Assessor's Office

i Based upon available data, the West Pullman IPCA has experienced little real growth
in Equalized Assessed Valuation (EAV) between 1991 and 1996. The Compound
. Annual Growth Rate (CAGR) for EAV was 1.98% between 1991 and 1996; this
; minor CAGR can be primarily attributed to the reassessment jump that occurred in
1994. As a point of comparison, the CAGR of Equalized Assessed Valuation for the

i City as a whole was 2.35% between 1991 and 1996. Accounting for EAV Change
over the course of four assessment interval periods between 1991 and 1995, the
proposed West Pullman [IPCA EAV performed at a rate comparable to the City as a
whole. However, in the 1995-1996 interval, EAV declined by approximately 2% for
the West Pullman IPCA and increased approximately 1.3% for the City as a whole.
We have collected year to year EAV data between 1991 and 1996 for the City as a
whole to demonstrate trends in EAV which illustrates the comparable trends. This

data is detailed in Table 3b.
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City of Chicago West Pullman Redevelopment Plan & Project

Table 3b. 1991-1996 Equalized Assessed Valuation Trends - City of Chicago
(In Millions)

Equalized

Assessed

Value (EAV) $27,398 $27,964 $28,662 $30,090 $30,388 $30,773
EAV Change 2.07% 2.50% 498% 0.99% 1.27%
Equalized Assessed Valuation CAGR: 2.35%

Source: Cook County Assessor's Office

Additional evidence for the West Pullman IPCA was collected based upon field
research and analysis. Several of the remaining buildings within the proposed West
Pullman [PCA were vacant, as were several acres of land that at one time
accommodated industrial facilities. Of the 9,137,586 square feet of land in the area,
an estimated 3,466,244 square feet are vacant; this is equivalent to 38% of the land
in the area. Additionally, 1,583,067 square feet of existing industrial space is vacant.
The amount of vacant and overgrown land, building space and partially demolished
structures found in the proposed West Pullman IPCA is indicative of substantial
disinvestment, deterioration of tax base, deterioration of employment base and
general area industrial decline. Map 5 details the observed conditions within the
proposed West Pullman IPCA and in the immediate surrounding areas.

6. For municipalities with a population of 100,000 or more, regardless of when the
redevelopment plan and project was adopted, the redevelopment plan and project either:
(a) conforms to the strategic economic development or redevelopment plan issued by the
designated planning authority of the municipality or;
(b) includes land uses that have been approved by the municipality’s planning commission.

Evidence: The proposed West Pullman [PCA conforms to the strategic economic
development plan of the City regarding industrial development. This Plan is part of
a larger comprehensive planning effort under the City’s Planning NOW program,
which is seeking to revitalize the West Pulilman/Maple Heights community. An
important component of this revitalization initiative is the provision of employment
and modern industrial job training opportunities. The establishment of the West
Pullman IPCA is a critical component of this wider effort and comports with the

“City’s larger strategic economic development and redevelopment plans for the West
Pullman community. The West Pullman IPCA represents an opportunity for the
preservation, retention, redevelopment, and expansion of industry within the City of
Chicago in an area that has traditionally been industrial in nature. Few locations
within the City offer a solid industrial history, diverse transportation systems, and an
accessible industrial workforce. Each of these factors is important in the locational
decisions of manufacturing, warehousing and distribution related industries.
Recognizing these locational advantages, and the historic land use in the proposed
West Pullman Industrial Park Conservation Area, the City is taking action to

S.B. Friedman & Company 22 Development Advisors
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1 City of Chicago West Pullman Redevelopment Plan & Project

o facilitate the area’s revitalization.

Additionally, the proposed West Pullman IPCA includes land uses by zoning

R e e asipationTand USEs T4t SEpPort industrial investment. A majority of the land

| within the proposed West Pullman IPCA is designated M1-1, M2-2 and M3-3.

Districts zoned in the “M” categories allow for manufacturing activity at various

densities. The proposed West Pullman IPCA includes several complementary land

| uses for industrial investment. These complementary land uses include industrial
businesses that have been located in the area for a long time.

j The land uses in this Plan have been approved by the Chicago Planning Commission
prior to the adoption of the Plan.

1
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4. Redevelopment Plan & Required Findings

Redevelopment Planning & Project Area

ions -of-the-lJIRL -at- 65-1LCS-5/11-74.6-10..(p), smunicipalitie

West Pullman IPCA is structured as one unitary Redevelopment Planning and Project Area.

EXISTING LAND USE

Currently, the predominating land use within the proposed West Pullman IPCA is vacant industrial
land; however, there are also smaller vacant tracts that at one time may have accommodated small
commercial or residential uses. The remaining land uses are scattered site industrial and warehouse
activities, residential, and junk or storage yards. Table 4 details the identified existing land uses and

amount of land dedicated to each use.

Table 4. &BtigiLand Uses and Land Use Area

Land Use Category Land Use % of Total
Area/Square Feet

Vacant Land 3,466,244 37.9%
Vacant Industrial Space 1,583,067 17.3%
Active Industrial Space 1,899,505 20.8%
Storage/Junk Yard 163,114 1.8%
Govemnment/Institutional 331,116 3.6%
Vacant Commercial 8,278 0.09%
Single Family Residential 21,362 0.23%
Muiti-family Residential 2,670 0.03%
Right-of-Way (streets and railroads) 1.662.230 18.2%
TOTAL ‘ 9,137,586

Map 6 details the existing land uses within the proposed West Pullman IPCA.

FUTURELANDUSE

The City of Chicago has identified the West Pullman IPCA as an important industrial redevelopment
site. The proposed West Pullman [PCA has several acres of available industrial redevelopment land,
as well as several existing anchor businesses making the area an attractive site for an industrial park.

As envisioned, the West Pullman IPCA will be a concentration of industrial, industrial support
services, warehousing/storage, distribution, communication technologies, research and development
and high technology office space in a modern park-like setting. The aesthetic environment will

S.B. Friedman & Company 25 Development Advisors
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City of Chicago West Pullman Redevelopment Plan & Project

complement the industrial and business nature of the park with improved street lighting and internal
circulation routes for employees and dehvery vehicles. Interior site infrastructure and access points

odate modem truckc-sizes-of 80,000 pounds-and- 65+foot- -

Map 7 details the future land use within the proposed West Pullman [PCA. These land uses will be
approved by the Planning Commission of the City of Chicago prior to the adoption of this Plan.

GENERAL CHARACTER OF NEW CONSTRUCTION

As envisioned, the new construction within the proposed West Pullman IPCA will involve a mix of
mid- to large- sized modemn industrial structures, office space, warehousing and distribution
facilities, and research and development buildings.

Densities within the proposed West Pullman IPCA are anticipated to be at a .50 floor-to-area ratio-
(FAR) which provides for moderately intense development with adequate space available for surface
parking areas and shipping and receiving facilities.

Redevelopment Planning & Project Area Activities |

The projects that need to be undertaken within the Redevelopment Planning and Project Area are
area-wide improvements that will support modern industrial and high technology facilities,
accommodate modern truck transportation and create a competitive, marketable, industrial park.

The following activities and projects will be initiated to achieve the redevelopment objectives for
the proposed West Pullman IPCA:

Acquisition and Demolition

Environmental Remediation

Infrastructure Improvements & Engineering Services
Marketing

Employment and Training

Development Assistance

L d . . . [ ) *

Because these projects will need to be coordinated to optimize development opportunities and create
a seamnless system of area-wide preparation, marketing and development facilitation, the City plans
to utilize a development manager with extensive experience with competitive industrial development
gleaned from work on both “brownfield” and “greenfield” industrial parks to oversee the
development process. '

The following sections detail the activities and projects that will be undertaken within the West
Pullman IPCA.
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City of Chicago West Pullman Redevelopment Plan & Project

ACQUISITION AND DEMOLITION

~ Vacant and undqmtilized buildings and vacant land not alreadyr owned bX, yghe City will be cataloggg o
""and appraised to establish fair market values, taking into consideration any environmental issues with

a particular property. The City plans to acquire these properties through direct offers to property
owners, through the Tax Reactivation Program which allows the City to acquire tax delinquent
properties for the cost of the delinquent taxes, or through donation, leasing, or eminent domain.
Where appropriate, the City will demolish the existing, or remaining, structures or structural
elements to clear the land for future redevelopment.

ENVIRONMENTAL REMEDIATION

The nature of the West Pullman IPCA as described in earlier sections indicates a clear need for
environmental clean-up and remediation activities. These activities will be determined through
detailed engineering studies and the creation of a master plan for clean-up in conjunction with the
overall master plan and marketing program for the development. The major components of this
activity are expected to include the following:

Phase 2 Environmental Studies and Remediation Plans. Detailed planning will be undertaken
to determine the type and scale of environmental remediation for the West Pullman I[PCA as a whole
and each site within it. Particular attention will be paid to separating those aspects of remediation:
that must be completed before sites can be marketed (Advance Remediation) and those that should
be undertaken in conjunction with construction on the sites within individual redevelopment project
areas (Concurrent Remediation).

Detailed Engineering. Engineering design work would be conducted to establish definitive
Advance and Concurrent Remediation activities for the West Pullman IPCA as a whole and each
site. This would include construction drawings and bid specifications.

Regulatory Compliance and Streamlining. A program would be established to achieve regulatory
compliance as clean-up occurs. The objectives of this program would be to achieve advance
agreement on required actions at both the Advance Remediation and Concurrent Remediation levels
for the West Pullman IPCA and each site. This program would establish a method of compliance
and approval that allows building construction to occur on the sites concurrently with final
remediation.

Remediation Implementation. Advance Remediation activities would be undertaken in accordance
with the Detailed Engineering program and coordinated as appropriate with the Marketing Program
described in a later section of this Plan.

The City plans to analyze and remediate environmental contamination throughout the West Pullman
[PCA. However, certain specific site remediation may be best accomplished concurrently with
actual site redevelopment. As redevelopment proceeds on a site by site basis, these additional
environmental activities may be required to contain existing contaminants that may be uncovered
after site preparation begins, or may be more efficiently contained as part of the site redevelopment

S.B. Friedman & Company 29 Development Advisors



= omm

City of Chicago West Pullman Redevelopment Plan & Project

as opposed to broader area remediation activities. As part of redevelopment agreements, the City
will provide resources and technical expertise to address these specific site environmental

INFRASTRUCTURE IMPROVEMENTS & ENGINEERING SERVICES

Several area-wide infrastructure improvements are anticipated that will improve circulation within
the proposed West Pullman IPCA and improve accessibility to the area. These circulation projects

are as follows:

. Entryway improvements at Loomis and 119" and 120" Streets on the west side and near
Halsted and 119" and 120" Streets on the east side of the proposed West Pullman IPCA that
distinguish the area from the surrounding residential community. These improvements
include entryway lighting, signage, landscaping, and street widening;

. 119* Street and 120" Street will need to be widened and resurfaced to accommodate modem
truck sizes of 80,000 pounds and 65 feet in length;

. Racine will need to be extended and widened from 118" to the Metra Right-of Way to create
a north-south internal circulation route and open land to the immediate west of Ingersoll

Products for new development;

. Morgan Street will need to be extended and widened from 119" Street to the Metra Right-of
Way to create a north-south internal circulation route and open up the large parcel bounded
by Peoria to the east, 120" Street to the north, unimproved southern extension of Racine to
the west and the Metra Right-of-Way to the south for development;

. Loomis will need to be widened between 118" and 120" Streets; and

. 118" Street will need to be improved and widened between Loomis and the alley east of
Racine and extended from the alley east of Racine to Carpenter.

Additionally, several other area-wide projects will need to be undertaken to enhance future
marketing efforts for the proposed West Pullman IPCA. These projects are as follows:

. - Improved street lighting throughout the proposed West Pullman IPCA;

. Improved water and sewer systems;

. Hard wiring for moderh telecornmunication linkages;

. Perimeter landscaping, as well as buffer landscaping to define the proposed West Pullman

Industrial Park from the surrounding residential area, and creation of screening between
industrial and residential land uses; and
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. Repaving of sidewalks and creation of an internal park pedestrian circulation system.

_ An estimate of certain infrastructure costs--including some detailed above--was provided intwo
"memos dated May 15, 1997 from Bruce Worthington at CDOT to James Bower at the Department

of Planning and Development. These estimates are set forth below in Table 5.

Table 5. Estimated Infrastructure Improvement Costs

Location Scope of Work Cost
118*/Racine to Loomis reconstruction of street w/ sewer . $ 925,000
118*/Morgan to alley west , reconstruction of street w/ sewer $ 112,000
Racine alley/117th to 118* reconstruction $ 42,500
Morgan alley/118th north reconstruction of street w/ sewer $ 84,400
Loomis/118thto 119 reconstruction $ 377,000
119%/Hasted to Loomis resurfacing $ 367,200
120®/Haisted to Ashland reconstruction $2,038,500*
122/Halsted to Loomis reconstruction $1,114,000°
Morgan/119th to 120th | reconstruction $ 261,000
Peoria/119th to 122nd reconstruction $ 875,000
Green/122nd to Metra reconstruction $ 267,000
Ada/119th to 120th new street construction $ 450,000
TOTAL . §6,913,600

Source: Memorandum from Bruce Wordungton, Chief Highway Engineer, CDOT 10 James Bower, Deputy Commissioner, DPD, dated May 15, 1997 and July 28, 1997
*122"™ between Halsted and Loomis falls within approximately 50% of the proposed West Puliman [PCA, between Halsted and Loom:s falls within approximately 85%
of the West Pullman [PCA, and 120 * between Halsted and Ashland falls within approximately 80% of the West Pullman [PCA. The construction estimates for these
streets were adjusted downward accordingly from the onginal esumates.

Individual projects within the West Pullman IPCA may require specific engineering. Specific
engineering and construction on a site-by-site basis may include:

. ingress and egress points,
. secondary roadways,

. site improvements, and

. utilities. -

The City may provide engineering services and construction of site improvements as required to
support redeveloping the entire proposed West Pullman IPCA.

MARKETING

The marketing program for the West Pullman IPCA is to be coordinated with the environmental
clean-up program. The clean-up of the area should precede the active direct marketing of the sites.
The steps involved in the marketing program for any site may include the following:
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Market Analysis and Detailed Program. A detailed market analysis will be prepared for the site

which will identify the types of manufactunng, research and development, distribution and
""" "warehouse users that are appropriate to the site.  This analysis will identify the industrial

classification of such firms and provide the basis for identifying specific firms as appropriate. The
more specific physical requirements of such firms would be researched and a detailed development

program of users and user requirements prepared.

Master Plan. A detailed master plan incorporating the development requirements will be prepared.
This plan will include street layouts, widths, parcel size, landscaping, buffering, entrance treatments,
coordination with environmental remediation, design and coordination with infrastructure

improvements, and phasing.

Marketing Management. A marketing manager will be selected to coordinate and implement the
overall marketing of the site including such activities as establishing target market program lists,
establishing cooperative relationships with brokers and property owners, creating and implementing
advertising and public relations programs, conducting calling programs on existing businesses,
conducting calling programs to target businesses, and similar activities based on the market study

and master plan.

EMPLOYMENT AND TRAINING

The City, in conjunction with the City Colleges, future area employers, and available state and
federal programs will create a comprehensive Employment and Training program that will enable
unemployed and/or under-skilled people to participate in formalized training, retraining and
mentoring/apprenticeship programs. These programs will enable participants to gain employment
within the proposed West Pullman IPCA, or elsewhere in the regional economy in fields previously
unattainable because of skills mismatch or under-qualification.

As part of the redevelopment agreements entered into between the City and businesses within the

. West Pullman IPCA that are receiving assistance under the IJRL, these businesses will be required

to participate in available employment training and retraining programs. These programs will
include requirements by these businesses to interview a certain required minimum number of
employees from the local area population that participate in various employment training and
retraining programs. The businesses may also enter into agreements with the City to establish
mentoring and apprenticeship programs made available to area residents, or agree to participate in
employment training and retraining programs coordinated through the City College system or other
training providers in conjunction with the redevelopment of the proposed West Pullman IPCA.

In a letter dated September 11, 1997, Dr. Omero Suarez, Vice Chancellor for Academic Affairs -
Planning & Research at the City Colleges of Chicago, indicated that City Colleges would operate
the employment training component of the West Pullman IPCA. Specifically, Dr. Omero explained
that City Colleges was prepared to provide:

1. Training in basic skills, English as a second language, and job preparation skills;
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2. Over 140 occupational programs in the areas of manufacturing, business, managements,

ustrial maintenance, food service, health, transportation, construction
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3. Employee training services to companies.

These three areas of educational and employment development services are a critical component to
the success of the West Pullman IPCA. Dr. Omero’s letter is attached as Appendix 4 to this

document.

Local area construction contractors lists will be made available to redevelopers. The redevelopers
will be strongly encouraged to take advantage of area contractors in the construction of
redevelopment projects within the proposed West Pullman IPCA. The opportunity for these
construction trade contractors to participate in the redevelopment of the proposed West Pullman
IPCA will provide opportunities for these local contractors to increase their individual capacity to

handle broader projects.
DEVELOPMENT ASSISTANCE

Several financial incentives may be made available to existing property owners and redevelopers to
facilitate the redevelopment process within the West Pullman IPCA on a project by project basis.
Such costs include interest costs incurred by developers, rehabilitation costs of existing private
structures, land cost write-down and certain redevelopment site preparation costs.

Proposed Developers and Desired Users and Tenants

In order to insure that the redevelopment of the proposed West Pullman IPCA proceeds in the most
optimal and efficient manner, appropriate developers will be targeted who have a known capacity
to develop business and industrial parks, and specifically those developers who have prior experience
with “brownfields” redevelopment. Similarly, the long term success of the West Pullman IPCA will
require the appropriate mix of businesses. The businesses envisioned for the proposed West Pullman
IPCA include light manufacturing concerns, warehousing and distribution enterprises, research and
development facilities, telecommunication facilities, and industrial support services. These
businesses will complement each other, while minimizing impacts upon the surrounding residential
districts in the area.

Required Plan Finding - Job Creation

The IJRL requires a specific finding on the estimated potential number of jobs that will be created
after the full development of the Redevelopment Planning and Redevelopment Project Area is
complete. Estimation of potential jobs generated was derived from an analysis of hypothetical
development that was done without a formal market analysis. Several assumptions were used to
arrive at our estimates:
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The site is suitable for industrial development as determined in Section 3, particularly with
respect to access to transportation, available land, and historical use.

* Upon completing the project, all available development parcels within the proposed West

Pullman IPCA will be fully developed;

Conceptual development patterns were based upon a .50 floor-to-area ratio (FAR) that was
suggested by the City as a basis for eventual development densities and which was tested as
to its ability to accommodate contemporary parking and loading requirements;

Conceptual development would primarily consist of an equal mix of light industrial and
warehouse and distribution facilities; these uses would be complemented by research and

development facilities; and

Floor space per worker standards obtained from the Northeast [llinois Planning Commission
(NIPC) will be typical for the Chicago Metropolitan Region.

This finding is in addition to those findings detailed in Section 3 above.

The Plan is reasonably expected to create or retain a significant number of permanent full
time jobs.
Evidence: S.B. Friedman & Company conducted a planning analysis and prepared
a hypothetical land use map showing potential manufacturing and warehouse
building footprints. The building footprints enabled us to estimate the number of

jobs that could be generated by the proposed West Pullman IPCA. Our planning
analysis revealed the following characteristics of the West Pullman IPCA:

. Total land available for redevelopment: 4,860,654 square feet, or 111.6 acres;
«  Total land devoted to right-of-ways: 2,051,682 square feet, or 47.1 acres;
J Maximum practical FAR for industrial districts: .50;

. Total square footage of possible new light industrial buildings: 1,027,630

square feet;

. Total square footage of possible new warehouse and distribution space:
1,027,630 square feet; and

. Total square footage of possible new research & development and general

office space: 362,693 square feet.

The estimated square foot values revealed through this planning analysis were then
reconciled with floor space per worker standards derived from the Northeastern
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% Illinois Planning Commission. Table 6 shows the estimated jobs generated by
category of space within the proposed West Pullman IPCA.

T T " Table 6. Estimated Job Generation
Estimated SF
i Dévelopment Type Worker/1000 SF Development Estimated Jobs
1 Industrial 1.7 1,027,630 1,747
Warehouse/Distribution 0.4 1,027,630 411

j Research & Development/General ,

7 Office 3.1 362,693 1.124

i TOTAL JOBS GENERATED: 3,282

Using the NIPC floor space standard values, and applying these values to total square
feet derived from our conceptual plan resulted in a total of 3,282 jobs within the

proposed West Pullman IPCA

Based upon S.B. Friedman & Company’s planning analysis and relying upon a
manufacturing employment multiplier of 3.2 provided by the University of Illinois,
. the 1,747 manufacturing jobs will result in 5,590 additional jobs in the regional
= economy in non-manufacturing sectors. A similar multiplier analysis for the
i warehousing jobs and research & development and general office jobs has not been
conducted because the required data could not be located.

i Additionally, the revitalization of the West Pullman area will enhance the likelihood

of retaining several medium sized manufacturers that are still operating in the area.

] There are 6 known manufacturers in the proposed West Pullman [PCA. These
! manufactures are:

Arbor Tool - 50 employees
Aldridge Metal - 10 employees
Carl Buddig - 34 employees
Abbey Metal - 20 employees
Ingersol - 160 employees

U.S. Gear - 70 employees

e e o o o o

There are a total of 344 employees for these existing manufacturers. The retention
of these jobs is an important consideration for the City’s redevelopment efforts in the
| proposed West Pullman IPCA.
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Eligible Costs

revenues. These expendxtures are referred to as “Redevelopment Pro;ect Costs and are def‘med in
the IJRL as the sum total of all reasonable or necessary costs incurred or estimated to be incurred by
the municipality, and any of those costs incidental to a redevelopment plan and a redevelopment
project. These costs include, without limitation, the following:

(1) Costs of studies, surveys, development of plans, and specifications, implementation and
administration of the redevelopment plan, staff and professional service costs for architectural,
engineering, legal, marketing, financial, planning or other services, but no charges for professional
services may be based on a percentage of the tax increment collected. '

(2) Property assembly costs within a redevelopment project area, including, but not hrruted to,
acqmsmon of land and other real or personal property or rights or interests therein.

(3) Site preparation costs, including but not limited to clearance of any area within a redevelopment
project area by demolition or removal of any existing buildings, structures, fixtures, utilities and
improvements and clearing and grading; and including installation, repair, construction,
reconstruction, or relocation of public streets, public utilities, and other public site improvements
within or without a redevelopment project area which are essential to the preparation of the
redevelopment project area for use in accordance with a redevelopment plan.

(4) Costs of renovation, rehabilitation, reconstruction, relocation, repair or remodeling of any
existing public or private buildings, improvements, and fixtures within a redevelopment project area.

(5) Costs of construction within a redevelopment project area of public improvements, including but
not limited to, buildings, structures, works, utilities or fixtures.

(6) Costs of eliminating or removing contaminants and other impediments required by federal or
State environmental laws, rules, regulations, and guidelines, orders or other requirements or those
imposed by private lending institutions as a condition for approval of their financial support, debt
or equity, for the redevelopment projects, provided, however, that in the event (i) other federal or
State funds have been certified by an administrative agency as adequate to pay these costs during the
18 months after the adoption of the redevelopment plan, or (ii) the municipality has been reimbursed
for such costs by persons legally responsible for them, such federal, State, or private funds shall,
insofar as possible, be fully expended prior to the use of any revenues deposited in the special tax
allocation fund of the municipality and any other such federal, State or private funds received shall
be deposited in the fund. The municipality shall seek reimbursement of these costs from persons
legally responsible for these costs and the costs of obtaining this reimbursement.

(7) Costs of job training and retraining projects.

(8) Financing costs, including but not limited to all necessary and incidental expenses related to the
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issuance of obligations and which may include payment of interest on any obligations issued under
the IJRL accruing during the estimated period of construction of any redevelopment project for

" wHich the obligations are issued 4nd for ot exceeding 36 months thereafter and including reasonable

reserves related to those costs.

(9) 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 those costs.

(10) Relocation costs to the extent that 2 municipality determines that relocation costs shall be paid
or is required to make payment of relocation costs by federal or State law.

(11) Payments in lieu of taxes.

(12) 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 if those costs are: (i) related to the establishment and
maintenance of additional job training, advanced vocational education or career education programs
for persons employed or to be employed by employers located in a redevelopment project area; and
(ii) are incurred by a taxing district or taxing districts other than the municipality and are set forth
in a written agreement by or among the municipality and the taxing district or taxing districts, which
agreement describes the program to be undertaken, including, but not limited to, the number of
employees to be trained, a description of the training and services to be provided, the number and
type of positions available, itemized costs of the program and sources of funds to pay for the same,
and the term of the agreement. These costs include specifically, the payment by community college
districts of costs under Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public Community College Act
and by school districts of costs under Sections 10-22.20a and 10-23.3a of the School Code (as
described in the IJRL).

(13) The interest costs incurred by redevelopers or other nongovernmental persons in connection
with a redevelopment project, and specifically including payments to redevelopers or other
nongovernmental persons as reimbursement for such costs incurred by such redeveloper or other
nongovemmental person, provided that:

(A) interest costs shall be paid or reimbursed by a municipality only pursuant to the prior
official action of the municipality evidencing an intent to pay or reimburse such interest
Costs;

(B) such payments in any 1 year may not exceed 30% of the annual interest costs incurred
by the redeveloper with regard to the redevelopment project during that year;

(C) except as provided in subparagraph (E), the aggregate amount of such costs paid or
reimbursed by a municipality shail not exceed 30% of the total (i) costs paid or incurred by
the redeveloper or other nongovernmental person in that year plus (ii) redevelopment project
costs excluding any property assembly costs and any relocation incurred by a municipality
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pursuant to the IJRL;

(D) interest costs shall be paid or reimbursed by a municipality solely from the special tax

allocation fund established pursuant to the IJRL and shall not be paid or reimbursed fromthe =

" proceeds of any obligations issued by a municipality;

(E) if there are not sufficient funds available in the special tax allocation fund in any year to
make such payment or reimbursement in full, any amount of such interest cost remaining to
be paid or reimbursed by a municipality shall accrue and be payable when funds are available
in the special tax allocation fund to make such a payment.

(14) The costs of construction of new privately owned buildings shall not be an eligible
redevelopment project cost. ’

If a special service area has been established under the Special Service Area Tax Act (as described
in the IJRL), then any tax increment revenues derived from the tax imposed thereunder to the Special
Service Area Tax Act may be used within the West Pullman IPCA for the purposes permitted by the

[JRL.

Estimated Redevelopment Project Costs

The estimated Redevelopment Project Costs of this Plan are shown in Table 6. 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 Plan. Additional funding in the form of State and Federal grants, private developers’
contributions and other outside sources may be pursued by the City as a means of financing
improvement and facilities which are of benefit to the general community. All costs are in 1997

dollars.

The estimated Redevelopment Project Costs listed below do not reflect capitalized interest, issuance
costs, and other financing costs which may be incurred in connection with the issuance of obligations
to pay redevelopment project costs. These financing costs also constitute Redevelopment Project
Costs and may include one or more of the following: any interest expense of the City associated with
debt obligation, debt service reserves or other forms of credit enhancement, and the cost associated
with prepayments and optional redemptions. These costs are subject to prevailing market conditions.

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 IJRL.
These costs do not include that portion of each project’s total costs financed from private funds or
non-11F public resources.

Table 7 details the line item budget for the proposed West Pullman IPCA.
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Table 7. West Pullman IPCA Project Budget

Activity/Project _ Budget - 7
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Acquisition $5,000,000

Demolition and Site Preparation $500,000

Renovation & Rehabilitation $2,500,000

Environmental Remediation £18,000,000

Public Infrastructure £19,450,000

Employment & Training $5,000,000

Taxing District Capital Costs $500,000

Relocation $200,000

Payments in Lieu of Taxes $100,000

Developer Interest Subsidy $1,750,000

TOTAL $53,500,000

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.

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 in the current equalized assessed valuation of each
taxable lot, block, tract, or parcel of real property in the West Pullman IPCA over and above the
certified initial equalized assessed value of each such property. Without the use of such
incremental revenues, the West Pullman IPCA is not likely to redevelop.

Other sources of funds which may be used to pay for Redevelopment Project Costs and associated
obligations issued or incurred include: land disposition proceeds, state and federal grants and loans.
investment income, private investor and financial institution funds, reimbursement of environmentat
clean-up costs by those legally responsible for such costs, 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. The municipality may incur Redevelopment Project
Costs which are paid for from funds of the municipality other than incremental taxes, and the
municipality may then be reimbursed for such costs from incremental taxes.
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The West Pullman IPCA may become contiguous to, or be separated only by a public right of way
from, redevelopment project areas created under the Tax Increment Allocation Redevelopment Act
(65 ILCS 5/11 - 74.4-1, et seq.). If the City finds that the goals, objectives and financial success of
such contiguous redevelopment project areas or those separated only by a public right of way are

""interdependent with those of the West Pullman TPCA the ity may determine that it is in the best

interest of the City and in furtherance of the purposes of the IJRL that net revenues form the West
Pullman IPCA be made available to support any such redevelopment project areas. The City
therefore proposes to utilize net incremental revenues received from the West Pullman IPCA to pay
eligible redevelopment project costs (which are eligible under the Act referred to above) in any such
areas. The amount of revenue from the West Pullman IPCA so made available, when added to all
amounts used to pay eligible Redevelopment Project Costs within the West Pullman IPCA, shall not

at any time exceed the total Redevelopment Project Costs described in Table 7 of this Plan.

Issuance of Obligations

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

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 subjectto
mandatory, sinking fund, or optional redemptions. All obligations issued by the City pursuant to this
Plan and the IJRL shall be retired within twenty-three (23) years from the adoption of the ordinance
approving the redevelopment project or Plan.

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. To the extent that real property
tax increment is not required for such purposes, revenues shall be declared surplus and become
available for distribution annually to area taxing districts in the manner provided by the IJRL.

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

The purpose of identifying the most recent EAV of the redevelopment project area is to provide an
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estimate of the initial EAV which the Cook County Clerk will certify for the purpose of annually
calculating the incremental EAV and incremental property taxes of the West Pullman IPCA. The

total 1996 EAV for the entire redevelopment area is §7,567,273. Once certified, this EAV will

" serve as the Initial Equalized Assessed Valuation, uniess the 1997 state equalization factor is

certified by the Illinois Department of Revenue prior to the adoption of the ordinances establishing
the West Pullman IPCA in which event the total 1998 EAV for the area shall be in the Initial EAV.
(See Appendix 2 for a listing of 1996 EAV.)

Anticipated Equalized Assessed Valuation

By 2021, the year when the West Pullman IPCA is terminated, the EAV for the area is estimated
to be approximately $75,300,000. This estimate is based on several key assumptions, including: 1)
the redevelopment planning area will be fully redeveloped by 2020; 2) the impact of inflation upon
the EAV of all properties within the West Pullman IPCA will be 3% per year with its cumulative
impact occurring in each triennial reassessment year; 4) the most recent state multiplier of 2.1517
as applied to the 1996 assessed value will remain unchanged; and 5) for the duration of the West
Pullman IPCA, the tax rate for the area is assumed to be 9.464% and stable throughout the life of
the West Pullman IPCA.

Financial Impact of the Redevelopment Projects

Without the adoption of this Plan, and tax increment financing, the West Pullman IPCA is not
expected to be redeveloped by private enterprise. There is a real possibility that the whole area will
become less attractive for the maintenance and improvement of existing buildings and sites. The
possibility of the continued erosion of the assessed value of property which would result from the
lack of a concerted effort by the City to stimulate revitalization and redevelopment could lead to a
reduction of real estate tax revenue to all taxing districts.

This Plan 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,
creating new jobs and promoting rehabilitation and development in the area.

This Plan is expected to have short and long term financial 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 [EAV] over and above the certified initial EAV
established at the time of adoption of this Plan) 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 West Pullman [PCA will be distributed to all taxing district levying
taxes against property located in the West Pullman IPCA.

Demand on Taxing District Services

The following major taxing districts presently levy taxes on properties located within the plan area:
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City of Chicago
Chicago Board of Education

"Chicago Park District
Chicago Community College District
Metropolitan Water Reclamation District
County of Cook
Cook County Forest Preserve District
Mosquito Abatement District

The proposed Plan involves the acquisition of vacant land and existing buildings, underutilized
parcels and buildings, construction of new industrial buildings, improvement/ rehabilitation of
existing buildings, provision of new and/or improved public facilities and infrastructure, and other
activities as outlined in this Plan.

Industrial development 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 will result in additional demands on services and facilities provided by the District. It is
expected that any increase in such demand can be handled by existing facilities, and that increased
usage will be compensated through user 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 Plan may actually result in some cost

savings.

Depending on the markets served, the development expected within the West Pullman IPCA may
cause increased demand for services or capital improvements of the following taxing bodies: Board
of Education, Community College District, the Metropolitan Water Reclamation District, and the
City. These costs may include, but are not limited to, additional demands for police, fire, sanitary
and educational services for job training, and other similar costs. The West Pullman IPCA currently
has a low EAV. Given its size, 210 acres, relative to the total area of the overlying jurisdictions, any
impact on the taxing bodies should be able to be absorbed during the life of the West Pullman IPCA.
After the West Pullman IPCA is no longer in effect the overlying jurisdictions will benefit from any
increased EAV of the area.

Given the preliminary nature of the proposed Plan, specific fiscal impacts cannot be accurately
assessed within the scope of this Plan.

Program for Addressing Financial and Service Impact

As described in prior sections of this Plan, the complete scale and amount of development in the
West Pullman IPCA cannot be predicted with complete certainty at this time and the effect on
demand for services provided by taxing districts that presently levy taxes on properties in the area
cannot be quantified at this time. As a result, the City has not developed, at present, a specific plan
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City of Chicago West Pullman Redevelopment Plan & Project

to address the impact of the Plan on taxing districts.

hkely that any potentlal unprovements may mmgate some of the addmonal service and capltal
demands of this Plan on the taxing districts.

Required Findings

The IJRL requires 2 specific findings relevant to the financial aspects of the Plan to be elaborated
upon. These findings are in addition to those findings detailed in Sections 4 and 5 above. These

findings are as follows:

1. The estimated date of completion of the redevelopment project described in this Plan and
retirement of obligations incurred to finance redevelopment project costs is not more than
23 years from the adoption of the ordinance approving the Redevelopment Project or Plan.

Evidence: As detailed in the “Issuance of Obligations” subsection above, all
obligations issued by the City pursuant to this Plan and the IJRL shall be retired
within twenty-three (23) years from the adoption of the ordinance approving the
Redevelopment Project or Plan. 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.

2. The provision of new facilities significantly enhances the tax base of the taxing districts that
extend into the West Puliman [PCA.

Evidence: The current EAV of the proposed West Pullman IPCA is approximately
$7,600,000. The EAV at the end of 23 years is estimated to be approximately
$75,300,000. This is an 896% increase in equalized assessed value which will result
in substantial gains in revenue for those taxing districts that overlap the proposed
West Pullman IPCA.
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6. Affirmative Action Plan

The Cxty is committed to and will affirmatively implement the followmg prxncxples with respect to

!

A. The assurance of equal opportunity in all personnel and employment actions with respect to
this Plan, 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. Redevelopers will meet City standards for participation of Minority Business Enterprise and
Women Business Enterprise businesses as required in redevelopment agreements.

H
i
B

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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7. Provision for Amending Action Plan
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L Appendix 1: Boundary and Legal Description (Manhard Consulting)
comp oo Appendix 2: Summary of EAV. (Y. PINS). . ...
!
" Appendix 3: Harza Consulting’s Phase I Environmental Site Assessment Summary for the West
,; Pullman Industrial Park Conservation Area '
|
j
Appendix 4: Letter from Dr. Omero Suarez, Vice Chancellor for Academic Affairs - Planning &
] Research, City Colleges of Chicago
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Main Office

900 Woodlands Parkway
Vernon Hiiis, (L 60061
847/634-3350

Fax 847/634-0095

Email: nio®@manhard.com

South Suburban Office
15W700 North Frontage Rd.
Suite 104-A

Hnsdale, IL 60321
630/986-3550

Fax 630/986-3353

WEST PULLMAN INDUSTRIAL PARK CONSERVATION AREA

THAT PART OF THE SOUTH HALF OF SECTION 20 AND THE NORTH HALF OF
! SECTION 29, TOWNSHIP 37 NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL
MERIDIAN, DESCRIBED AS FOLLOWS: BEGINNING AT THE INTERSECTION OF THE
NORTHERLY RIGHT-OF-WAY LINE OF 118TH STREET WITH THE WESTERLY RIGHT-
OF-WAY LINE OF LOOMIS STREET; THENCE EASTERLY ALONG SAID NORTHERLY
RIGHT-OF-WAY LINE TO THE WESTERLY LINE OF A 16 FOOT WIDE PUBLIC ALLEY
ABUTTING BLOCK 30 OF FREDERICK H. BARTLETT'S GREATER CALUMET
SUBDIVISION OF CHICAGO; THENCE NORTHERLY ALONG SAID WESTERLY ALLEY-
LINE TO THE NORTHERLY RIGHT-OF-WAY LINE OF 117TH STREET; THENCE
EASTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY LINE TO THE EASTERLY
l RIGHT-OF-WAY LINE TO CARPENTER STREET; THENCE SOUTHERLY ALONG SAID
EASTERLY RIGHT-OF-WAY LINE TO THE NORTHWEST CORNER OF LOT 61 OF
- STANLEY MATTHEWS SUBDIVISION; THENCE EASTERLY ALONG THE NORTHERLY
j LINE OF SAID LOT TO THE WESTERLY LINE OF LOTS 35 THROUGH 48 (INCLUSIVE)
IN SAID SUBDIVISION; THENCE SOUTHERLY ALONG SAID WESTERLY LINE TO THE
} NORTHERLY RIGHT-OF-WAY LINE OF 118TH STREET; THENCE EASTERLY ALONG
j SAID NORTHERLY RIGHT-OF-WAY LINE TO THE EASTERLY RIGHT-OF-WAY LINE OF
MORGAN STREET; THENCE SOUTHERLY ALONG SAID EASTERLY RIGHT-OF-WAY
| LINE TO THE NORTHERLY RIGHT-OF-WAY LINE OF 119TH STREET; THENCE
wd EASTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY LINE TO THE EASTERLY
RIGHT-OF-WAY LINE OF PEORIA STREET; THENCE SOUTHERLY ALONG SAID
EASTERLY RIGHT-OF-WAY LINE TO THE WESTERLY EXTENSION OF THE
NORTHERLY LINE OF LOT 1 IN BLOCK 1 OF FIRST ADDITION OF WEST PULLMAN
SUBDIVISION; THENCE EASTERLY ALONG SAID NORTHERLY EXTENSION TO THE
NORTHWEST CORNER OF SAID LOT 1; THENCE SOUTHERLY ALONG THE
WESTERLY LINE OF LOTS 1 THROUGH 11 (INCLUSIVE) IN SAID BLOCK TO THE _
NORTHERLY RIGHT-OF-WAY LINE OF 120TH STREET; THENCE SOUTHERLY TO ™"
THE NORTHWEST CORNER OF LOT 1 IN BLOCK 8 OF SAID FIRST ADDITION TO  suneyors
WEST PULLMAN SUBDIVISION; THENCE SOUTHERLY ALONG THE WESTERLY LINE
OF LOTS 1 THROUGH 18 (INCLUSIVE) IN SAID BLOCK TO THE SOUTHWEST Flanners
j CORNER OF SAID LOT 18; THENCE 25.00 FEET SOUTHERLY ALONG A
’ PROLONGATION OF THE LAST COURSE; THENCE 165 FEET WESTERLY; THENCE
SOUTHERLY TO THE NORTHERLY RIGHT-OF-WAY LINE OF ILLINOIS CENTRAL
RAILROAD; THENCE WESTERLY ALONG SAID NORTHERLY RIGHT-OF-WAY LINE TO
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THE EASTERLY RIGHT-OF-WAY LINE OF PEORIA STREET; THENCE SOUTHERLY
ALONG SAID EASTERLY RIGHT-OF-WAY LINE TO THE SOUTHERLY RIGHT-OF-WAY
LINE OF SAID ILLINOIS CENTRAL RAILROAD; THENCE EASTERLY ALONG SAID

SOUTHERLY RIGHT-OF-WAY LINE TO THE NORTHWEST CORNER OF LOT 1IN
BLOCK © OF SAID FIRST ADDITION TO WEST PULLMAN SUBDIVISION; THENCE
SOUTHERLY ALONG THE WESTERLY LINE OF LOTS 1 THROUGH 12 TO THE
EASTERLY EXTENSION OF THE SOUTHERLY LINE OF LOT 11 IN BLOCK 1 OF
RESUBDIVISION OF BLOCKS 8 TO 16 (INCLUSIVE) OF SAID FIRST ADDITION;
THENCE WESTERLY ALONG SAID SOUTHERLY LOT LINE TO THE EASTERLY
RIGHT-OF-WAY LINE OF GREEN STREET, THENCE SOUTHERLY ALONG SAID
EASTERLY RIGHT-OF-WAY LINE TO THE SOUTHERLY RIGHT-OF-WAY LINE OF
122ND STREET; THENCE WESTERLY ALONG SAID SOUTHERLY RIGHT-OF-WAY
LINE TO THE WESTERLY RIGHT-OF-WAY LINE OF RACINE AVENUE; THENCE
NORTHERLY ALONG SAID WESTERLY RIGHT-OF-WAY LINE TO THE WESTERLY
EXTENSION OF THE SOUTHERLY LINE OF LOT 7 IN VICTORY HEIGHTS THIRD
ADDITION; THENCE EASTERLY ALONG SAID EXTENSION AND SAID SOUTHERLY
LINE TO THE WESTERLY LINE OF A 16 FOOT WIDE VACATED PUBLIC ALLEY
ABUTTING LOTS 1 THROUGH 7 (INCLUSIVE) IN SAID SUBDIVISION; THENCE
NORTHERLY ALONG SAID WESTERLY ALLEY LINE TO THE SOUTHERLY RIGHT-OF-
WAY LINE OF SAID ILLINOIS CENTRAL RAILROAD; THENCE WESTERLY ALONG
SAID SOUTHERLY RIGHT-OF-WAY LINE AND CURVE TO THE WESTERLY RIGHT-OF-
WAY LINE OF SAID LOOMIS STREET. THENCE NORTHERLY ALONG SAID
WESTERLY RIGHT-OF-WAY LINE TO THE NORTHERLY RIGHT-OF-WAY LINE OF
120TH STREET; THENCE EASTERLY ALONG SAID NORTHERLY LINE TO A POINT
400 FEET EAST OF THE EAST LINE OF THAT PART OF SAID LOOMIS STREET
VACATED BETWEEN 120TH STREET AND 119TH STREET; THENCE NORTHERLY
ALONG A LINE, 400 FEET EAST OF SAID VACATION, TO A POINT 55 FEET SOUTH
OF THE SOUTHERLY RIGHT-OF-WAY LINE OF SAID 119TH STREET; THENCE
WESTERLY ALONG A LINE, 55 FEET SOUTH OF SAID RIGHT-OF-WAY, TO THE
CENTERLINE OF SAID LOOMIS STREET, THENCE NORTHERLY ALONG SAID
CENTERLINE TO SAID SOUTHERLY RIGHT-OF-WAY LINE OF SAID 119TH STREET;
THENCE WESTERLY ALONG SAID SOUTHERLY RIGHT-OF-WAY LINE TO THE
WESTERLY RIGHT-OF-WAY LINE OF SAID LOOMIS STREET; THENCE NORTHERLY
ALONG SAID WESTERLY RIGHT-OF-WAY LINE TO SAID POINT OF BEGINNING.

1228-1.ip4



1 obay

sl s wEd 3 LT
- [ . s PO PO S =3
uszo s sl 5 IR ESR
- . - ’ 00 - 0 e =d
Nz s WL s MW IR R
- s . pra gt a4
- ‘ - ‘ o0 —~4
o s oS | R RS
0s3'Cor s Nz 8 0204 026252
- g - s L LR 2221
[ 4 ~4 s mi'n ] Filigl s a4
SLL't s <% H 0 R
WL s ot 3 ooz e
o'y s e ] "R R
sies £ MR s TR
- g = s IRV
e -8 A 3 1. gl -4 =4
[ -4 $ =X | gy
wiBsT § sevL S Z0ORLT
- . - ' OO -,
mo $ ©NSL s RI0RR
1) $ WSS 3 SRR
58 s XD 4 LT gl s =4
[ -3 Tt s Zwook 8 L0V R
- s - s OOV
Fi 18 s s SIo101 5|
Fits 1t4 s wrioL 8 YO0V B2
. s - 3 IO RR
- 3 = s 0LO0L B2
- g = s 8004 0L 25T,
. g - s 2007104625}
98T s oz s 10010V 22|
o'z $ WS 900104 €25
oaL's s oey 5 zZosire <
oaL's s o LSl R
oot s osl E e roZ
oo'i s os s SL064 P02
ez s i s 2=
sz s o s nosiraz<|
sz s ox s SIOBIr R
sz s ot $ PIOSL Oz ST ]
Nz $ o' E tlosire<s
ez s %t s ZIOBIr R
osc's s S5 s HOSIreZ ST
sz 3 ot s 0L0SIr T
ST s W s SOOI r R
'y s s OB
o t s LOO B
LT s s 0082
we's $ w s So0 el
e $ o s POOSIr o
0z s 6zl s CO0BIr 22|
s s W 4 Z00 81Oz
ool s oY H 100810252
'L s o8 s "ol |
unT s s s 201 roZsl]
ez s s ] Zosire<z
ez s s IS
o s e 4 GSIrEZ<Z
oz s s SIOSIreE R
oz s Zee ] OS]
T s s s LIoSIreZ<
aoT s e s NOSIrE=
o'z s s s SIOSIraZ
oz s e 4 roSIroZ
ooz s e ] CIO9Ir IR
oz s Zms ] ZIoSIr =]
oz s us s L0 reZ <2
eyt s sy s POO¥I I O2
O8'Le0'L s R ] SOOPIPFOE R
. s - s COPIrRsT
(3] $ ®ic ] AUOSTT RS
orz s Zwol s [ -3 34
- s - s TR
" s mou H OO
(1% 3 9xT ] rosrws
osth [ - 1] s PIOLZTOZSR
e s Wi s ciorLzoz 2
= s ome s PORT R
"es $ ey s CLONT OS]
$ eose s WO
. ml $ sl W
8 st s [ g =sn =4

1877 Nid 4Ll vOd! Uswsiing 1som

i'
s

{
i
|
¢

F EOTS—.



B T8 . i REEH
1 24.29- 20201 3 9287 198,701
5-29- 202-014 s 58 3 1,151
2%5-29-202-015 $ 3s88 3 7538
25-29-202-018 s 2058 3 “n
20 20001 s ARSI 3 A7 848
25-29-203-002 s 798 3 103,701
25-29-204-001 B s 82,480
25-23-204002 s 1408 $ 300
25-29-204-003 s 6 3 1.297
25-29-204-004 3 &3 3 1297
25-29- 204-008 s &3 3 1297
25-29-204-008 s e 3 1297
25-25-204-007 3 312 3 LRy -4
25-28-204-008 s T § 6,538
25-25-204-008 s 3037 3 858
25-29-204-010 3 e $ 7875
25-25-205.047 $ . .
5-29- 208-049 s - 3 -
25-29-207-002 s 25303 § 54444
25-29-207-004 H 96208 $ 2717
|25-28-207-008 s 186353 5 400978
25-29-207-008 $ w2 3 588,580
25-28-207-007 7336 S 157 928
25-29-207-008 s 812 § 142275
25-25-208-001 s M3 3 1.8
25-29-208-002 s 843 3 1814
25-29-208-003 3 841 § 1874
25-25- 208-004 H 133 § 2890
25-29-208-005 s a3 s 1814
25-25-208-008 s 7% § 1814
| 25-25-208-007 s sos § 1.304
25-29-208-008 M 608 § 1.304
25-25-208-0080 s s § 1,204
25-28-208-010 s 64 3 1.3
25-28-208-001 s 7847 3 16884
25-29-2080-002 s 1597 348
25-29-200-000 3 2288 § 4917
25-29-200-004 s 39857 $ 8514
25.29-209-008 s 1483 § 314
25-29-209-008 1483 3 314
25-29-208-007 s 292 3 6.29¢8
25-29-200-008 s 318 3 8708
25-29-209-008 s 318 s 8,708
25-29-200-010 s 310 § 6,690
25-25-200-011 s ™ S 1,713
2%.25-200-015 H - 4 -
25-29-209-016 ] - 8 -
25-29-208-017 s 6004 § 13112
25-29-200-018 s 2m s 4,887
25-29-209-019 s 1548 § axr
25-29-200-020 s 154 3§ aar
| 25-29-209-021 $ 1974 3 252
25-29-208-023 s 1403 3 314
25-29-200-024 s 1483 3.
25.29-200-032 s 1847 3974
25-29-200-00 H 1847 3 3974
25-28-200-034 s e 3 1.287
2S- 28- 200-038 L 1177 252
25-29- 209-00 s 5208 § 11,20
5. 28-208-037 s 5208 3 11,200
25-28- 20004 s -2 - I 55,588
25-28- 200-044 ] o072 13,088
5-29- 2090 5 6917 § 7=
25-29- 2080 s 5917 3 m
25-29-200.047 ] 67158 S 144 497
25-28-210-002 s w2 3 173
25-29-210-003 ] 42 3 3,08t
23-29-210-004 a3 173
25.29-210-00 ] ™ s 1,058
25-29-210-008 s oz 3 178
25-29-210-007 ] a2 3 1728
25-29-210-008 s a3 1738
25-29-210-000 s o2 3 173
[25-29-210-010 s a2 s 1728
5.28-210-011 a2 s 1728
25-29-210-042 2508 3 2%
5-29-419-018 3 137 § 284
2%, 29.500-00 - 4 -
. 2950000 3 - 1 3 -
25 29-500-007 $ - 3 -
= XT3

Page 2



b
i
i

-

Appendix 3: Harza Consulting’s Phase I Environmental Site Assessment Summary for the

West Pullman Industrial Park Conservation Area

Several sources of information were reviewed for Harza’s Phase | Environmental Site Assessment,
including: '

. Historical maps and aerial photographs were studied to determine past and present land uses;

. Regulatory databases were searched in order to identify, map, and list sites in the area with
potential or existing environmental liabilities; and

. Harza’s team also conducted a “windshield survey” of the area and conducted detailed site
inspections. These inspections consisted of a ground examination of structures and readily
accessible site areas to verify activities and land uses, and to confirm the presence of
environmentally hazardous conditions. Active industrial properties and residential properties
were not included, but were viewed from locations accessible to the general public.

To underta.ké the Phase 1 Environmental Assessment, Harza subdivided their study area--which
coincides with the boundanes of the proposed West Pullman IPCA--into 16 subareas and identified
5 general land use descriptions: vacant, commercial, residential, industrial, and public properties.

These properties were analyzed and it was determined that 3 sites within the project study area
appear on the Comprehensive Environmental Response, Compensation, and Liability Index System
List (CERCLIS) and thus pose a serious threat to the environment and to human health. Sites on
the list have been proposed to be investigated because they are suspected by the United States
Environmental Protection Agency (US-EPA) of being toxic to the environment and may require
cleanup. If these sites are in fact contaminated they can be included on the National Priorities List
and become “Superfund” Sites.

The CERCLIS sites in the West Pullman Area are as follows:

. International Harvester, 1015 West 120" Street

. West Pullman Iron Metal, 11954 South Peoria Street

. Dutch Boy (Carter White Lead/NL Industries), 12101 South Peoria Street

Two CERCLIS sites were identified outside of, but within 1/2 mile of, the project study area:

. Cizca:/EW aéant Lot, 1137-1141 Vermont Avenue
. Alburn Incorporated, 2200 East 119" Street

GENERAL ASSESSMENT OF ENVIRONMENTAL CONDITIONS
Harza made several general areawide observations which included:

. the entire study area has railroad right-of-ways that are devoid of vegetation and could have
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. the study area also exhibits many other potentially harmful conditions which are distributed
throughout the sites and include above ground and underground storage tanks, asbestos
containing material, PCBs, and lead-containing materials.

The following subsections correspond to Harza’s 16 study areas and detail the evidence of
environmental contamination within each specific study area.

Study Area l

. One 16,000-gallon underground storage tanks is on the site.
. Stained soil, stressed vegetation, slag, and demolition debris were observed.

Study Area 2

. There is an auto salvage yard/repair facility on the south end of the lot. It is possible that soils
may be contaminated with petroleum products, solvents, lead, and acids.

Study Area3

. Sanborn Maps show a gasoline tank and oil house. A 158,000-gallon above ground fuel oil
storage tank was removed and there is significant soil staining around the pad. There is an
old basement near the smokestack with significantly stained soil. City records indicate 2000-
gallon gasoline and 1000-gallon kerosine tanks were installed, but there is no removal record.

. There are many trenches with stained soil, piles of garbage, debris, and tires as well as
abandoned vehicles on the property. Stained soil and pools of oily liquid were observed
throughout the site.

. Suspect asbestos containing material was observed at various places throughout the property.

. Suspect lead-based paint materials were observed on standing walls.

. PCBs may have been released onto the ground, contaminating the soils.

Study Area 4

. There is a gasoline pump and vent pipe suggesting an underground storage tank on the north
part of the property. The tank does not appear to be registered.

. There is an auto salvage/repair yard on the property. The soil may contain petroleum
products, solvents, acids, and lead contamination. The property has abandoned cars, trucks,
tires, and other debris.
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Study Area §

v B

.. The property-is-currently a-parling lot-and-is-seeurely ferced: -+~ -~ e s

No asbestos, PCBs, or lead-based paint materials were observed.

Study Area 6

L]

The property was formerly The International Harvester Lumber Yard and Lakeside Lumber.
All buildings have been demolished and the site is now vacant.

There was a 25,000-gallon above ground storage tank on the east side of the property, which
has been removed. There was a 1000-gallon gasoline tank installed in 1958. There is no

record of removal.

At the northeast corner of the property, near the dumpsters, is stained soil . There are many
mounds of dumped soil and debris including a 55-gallon drum, an old 275-gallon above
ground storage tank, lumber, railroad ties, and concrete chunks throughout the property. An
abandoned truck and trailer sit on the property as well as an in-ground concrete basin of
unknown use. '

Scattered piles of suspected asbestos containing and lead-based paint material were observed.

Study Area 7

The property is an abandoned railroad bed just south of 119™ Street.

The property has an asphalt parking lot and is securely fenced.

Study Area 8

This property contained a coal company, a fire station, a machine shop, an auto repair shop,
and West Pullman Iron and Metal Company. It is now occupied by Carl Budding Meat
Building, the fire station, and West Pullman Iron and Metal Company.

Underground storage tanks can be found on the site.

Much of the property is a junkyard with abandoned vehicles, debris, stained soils,
compressed gas cylinders, drums, and fuel oil above ground storage tanks. There is stained
soil and continuing discharge from 3 pipes, 2 from the wall and 1 from the roof, on the south
side of the Carl Budding company.

Suspect asbestos-containing material was observed in the piles of debris scattered over the
property.
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Transformers were observed indicating possible PCB contamination.

Study Area 9

L]

This property was formerly the property of West Pullman Car Works. It is currently the site
of Abbey Metal, West Pullman Iron & Metal, and retail stores along Halsted Street.

One underground storage tank and four above-ground storage tanks were observed on the
site.

The site had transformers which could contain PCBs

Study Area 10

The property used to be occupied by Chicago Malleable Castings. Most of the buildings
have been demolished. The property is vacant and is now owned by 1020 Building

Partnership.
Five underground storage tanks and 2 oil houses were observed.

Scattered piles of debris, 55-gallon drums, asbestos containing material, and scattered piles
of lead-based paint materials were observed.

The 6000-gallon underground storage tank for transformer oil could indicate PCB
contamination of the property.

Study Area 11

The property formerly accommodated International Harvester stock sheds and railroad
sidings.

There is debris, including lumber and roofing material on the property and a large black stain
devoid of vegetation in the center.

Scattered piles of suspected asbestos containing and lead-based paint material were observed.

Study Area 12

The property was formerly the International Harvester West Pullman Works. Most of the
buildings have been demolished and the property is vacant. The owners have agreed to a
voluntary clean-up of this property. No details of this agreement are available for the Phase
1. Environmental Site Assessment.

Multiple underground and above ground storage tanks can be found on the property.



. The property is covered with demolition debris, including bricks, glass, lumber, and concrete.

. There are piles of transformer plates indicating possible PCB spills.

Study Area 13

. The property was formerly occupied by National Lead. Most of the buildings have been
demolished and the property is vacant. The property is currently under litigation, details of

which are unknown.

. Seven underground and above ground storage tanks were observed on the property.

. Suspected asbestos and lead-based paint materials were found on the property in piles of
debris.

. Based on the former use of the property, for processing lead-based paints, it is likely that

there is lead in the soils throughout the property.
Study Areé 14
. Two undergrbund storage tanks were observed on the property.
Study Area 15
. Seven underground storage tanks can be found on the property.

. There is black soil staining on the north, west, and south sides of Modern Steel Treatment.
There are 55-gallon drums overflowing with granular, solid, viscous, and liquid wastes.

Study Area 16

. The property is vacant and covered with trees and weeds.



