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BUILDING CHICAGO TOGETHER

June 30, 1999

The Honorable Mayor Richard M. Daley, Members

of the City Council, and Citizens of the City of Chicago
City of Chicago

121 N. LaSalle Street

Chicago, Illinois 60602

Ladies and Gentlemen:

The attached information for the Roosevelt/Racine 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

Lo (LA

Walter K. Knorr
Chief Financial Officer
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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 Roosevelt/Racine Redevelopment Project Area,
which we compiled at the direction of the Department of Planning and Development pursuant to
the Mayor’s Executive Order 97-2. The contents are based on information provided to us by the
Chicago Departments of Planning and Development, Finance, and Law Department. We have
not audited, verified, or applied agreed upon procedures to the data contained in this report.
Therefore, we express no opinion on its accuracy or completeness.

The report includes the City’s data methodology and interpretation of Executive Order 97-2 in
addition to required information. The tables in this report use the same lettering system as the

Executive Order in order to allow the reader to locate needed information quickly.

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

Very truly yours,

Sanct ¥ MLL?

Emst & Young LLP

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

The purpose of the Annual Report for the Roosevelt/Racine Redevelopment Project Area (Report) is
to provide information regarding the City of Chicago (City) tax increment financing (TIF) districts in
existence on December 31, 1998, as required by the Mayor’s Executive Order 97-2 (Executive
Order). This Report covers the Roosevelt/Racine Redevelopment Project Area (Project Area).

Methodology:

In the process of providing information about the Project Area, care was taken to follow the
organization of the Executive Order to allow the reader to locate needed information in an efficient
manner. The Report reflects only TIF economic activity during 1998, also referred to in this report
as “the prior calendar year.” As outlined below, several assumptions were made concerning certain
required information.

(a) General Description

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

(b) Date of Designation and Termination

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

(c) Copy of Redevelopment Plan

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

Table D describes agreements related to the Project Area which are either intergovernmental
agreements between the City and another public entity or redevelopment agreements between the
City and private sector entities interested in redeveloping all or a portion of the Project Area. The
date of recording of agreements executed by the City in 1998 and filed with the Cook County
Recorder of Deeds is included in Table D (if applicable).

(e) Description of TIF Projects

Table E describes each TIF project in the Project Area that has already received approval by the
Community Development Commission, and which received TIF financing during 1998. Those
projects in discussion, pre-proposal stage with a developer, or being reviewed by Community
Development Commission staff are not “projects” for purposes of the Report. The amount budgeted
for project costs and the estimated timetable were obtained from the Project Area’s
intergovernmental or redevelopment agreements, if such agreements exist. Table E specifically
notes:

1) the nature of the project;
2) the budgeted project cost and the amount of TIF assistance allocated to the project;

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

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

5) a description of all TIF financing, including type, date, terms, amount, project recipient,
and purpose of project financing.
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(f) Description of all TIF Debt Instruments

Table F describes all TIF debt instruments related to the Project Area in 1998. It should be noted
that debt instruments issued without a security pledge of incremental taxes or direct payments from
incremental taxes for principal and interest are not included in Table F, as such instruments do not
qualify as TIF debt instruments as defined by the Executive Order. Table F includes:

1) the principal dollar amount of TIF debt instruments;

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

3) the underwriters and trustees of each sale;
4) the amount of interest paid from tax increment during the prior calendar year (1998);

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

(g) Description of City Contracts

Table G provides a description of City contracts related to the Project Area, executed or in effect
during 1998 and paid with incremental tax revenues. In addition, the date, names of all contracting
parties, purpose, amount of compensation, and percentage of compensation paid is included in the
table. Table G does not apply to any contract or contract expenditure reported under (e)}(5) of
Section 4 of the Executive Order.

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

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

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

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

(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
i property, name of lessor, date of transaction, duration of lease, purpose of rental, and the
i rental amount.

B () 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;

i 2) cash receipts by source and transfers deposited into the fund during the prior calendar
year;
w’l 3) transfer credits into the fund for the Project Area during the prior calendar year;

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

5) the balance in the fund for the Project Area at the conclusion of the prior calendar year.

(k) Description of Tax Receipts and Assessment Increments

Table K provides the required statement of tax receipts and assessment increments for the Project
Area as outlined in the Executive Order. The amount of incremental property tax equals the

; incremental EAV from the prior year multiplied by the applicable property tax rates. Actual receipts
may vary due to delinquencies, sale of prior years’ taxes, and payment of delinquencies. See the
financial report for actual receipts. Table K provides the following information:

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

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

property tax year;

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

All terms used in Table K relating to increment amounts and equalized assessed value (EAV) are
construed as in Section 9 of the Illinois Tax Increment Allocation and Redevelopment Act or the
Illinois Industrial Jobs Recovery Law. Unless otherwise noted, the EAV and property tax
information were obtained from the Cook County Clerk’s Office. All sales tax information was
obtained from the City of Chicago.

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

The Project Area is generally bounded by Cabrini Street on the north; Morgan Street and Racine
Avenue on the east; the east-west alley south of 15™ Street on the south; and Ashland Avenue on the
west. The map below illustrates the location and general boundaries of the Project Area. For precise
boundaries, please consult the legal description in the Redevelopment Plan (Attachment).
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(b) DATE OF DESIGNATION AND TERMINATION

The Project Area was designated by the Chicago City Council on November 4, 1998. The Project
Area may be terminated no later than November 4, 2021.

(¢) COPY OF REDEVELOPMENT PLAN

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

(d) DESCRIPTION OF INTERGOVERNMENTAL AND REDEVELOPMENT
AGREEMENTS

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

1 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.

10
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(g) DESCRIPTION OF CITY CONTRACTS

During 1998, there were no City contracts relating to the Project Area.

11
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(h) SUMMARY OF PRIVATE AND PUBLIC INVESTMENT ACTIVITY

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

12
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(i) DESCRIPTION OF PROPERTY TRANSACTIONS

During 1998, the City did not take or divest title to real property within the Project Area.
Additionally, the City was not a lessor or lessee of real property within the Project Area during 1998.
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(j) 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
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(k) DESCRIPTION OF TAX RECEIPTS AND ASSESSMENT INCREMENTS

TABLE K
DESCRIPTION OF TAX RECEIPTS AND ASSESSMENT INCREMENTS

TOTAL
MUNICIPAL  STATE MUNICIPAL  NET STATE TOTAL  INCREMENTAL
SALES TAX 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) NA. (1) $6,018,800(2) NA.(3) NA. (3)

(1) N.A. - not applicable.
(2) Source - Roosevelt/Racine Redevelopment Plan and Project.

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

15
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() 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.

16
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(m) COMPLIANCE STATEMENT PREPARED BY AN INDEPENDENT PUBLIC

ACCOUNTANT

During 1998, there were no tax increment expenditures within the Project Area.
compliance statement was provided for this section.

17
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PROPOSED ROOSEVELT/RACINE

e F AR INCREMENT FINANCING REDEVELOPMENT PROJECT ANDPLAN

""Notice of Correction of the Redevelopment Project and Plan"

NOTICE is hereby given by the City of Chicago (the "City") of corrections to the proposed
Roosevelt/Racine Tax Increment Financing Redevelopment Project and Plan (the "Plan"), which
includes the Roosevelt/Racine Project Area Tax Increment Financing Eligibilitv Studv as an
exhibit. A public hearing tor the Plan will be held by the Community Development Commission
of the City on September 22. 1998. pursuant to Section 5/11-74.4-4 of the Illinois Tax Increment
Allocation Redevelopment Act. as amended (65 ILCS Section 5/11-74.4-1 et seq.) (1996 State
Bar Edition) (the "Act").The Plan is hereby corrected as follows:

1. The language on page 30 under Section V. (Redevelopment Project). under sub-heading
E (Redevelopment Improvements and Activities). under the general heading "Property
Assembly," is hereby amended by adding a new tinal paragraph in italics as follows:

Land acquisition activities contemplated in this Redevelopment Plan and indicated on
Figure 4. Acquisition Plan, will be initiated by the City within five years of the date of the
adoption of this Redevelopment Plan by the City.

The corrected Plan has been available for public inspection and review since August 3, 1998 at
the Office of the City Clerk. Room 107, 121 N. LaSalle Street, Chicago, Illinois or the
Department of Planning and Development. Room 1107. 121 N. LaSalle Street, Chicago, Illinois.
[ f you wish to review the Plan. or obtain further information concerning the Plan or the
corrections of the Plan. please contact Robert C. Madiar. at the Department of Planning and
Development. Room 1000. 121 N. LaSalle Street. Chicago. Illinois. (312) 744-0068 during the
hours of 8:00 a.m. until 4:00 p.m.. Monday through Friday.

Christopher R. Hill, Commissioner

DEPARTMENT OF PLANNING AND DEVELOPMENT
City of Chicago

List of Attachments:

Exhibit 1: Legal Description of the Area
Exhibit 2: Street Boundaries of the Area

a:\roosrac.ntc.cso.dsk



EXHIBITE
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m of Notice bv Mail to Taxing Districts, DCCA and Board Members

by given that on the 22nd day of September, 1998, the Community Development
he City of Chicago (the "City") will hold a public hearing at 2:00 p.m. at City
rs. City Hall, 121 North LaSalle Street, Second Floor, Chicago, Illinois,

al of a redevelopment plan for the Roosevelt/Racine Area more fully described
"), designation of the Area as a redevelopment project area as defined in the
>ment Allocation Redevelopment Act, as amended (65 ILCS 5/11-74.4-1 et seq.)
cdition) (the "Act") and use of tax increment allocation financing pursuant to the
| or a portion of the costs of improvements proposed to be made in the Area

%m
;

cuments concerning the subject matter of the hearing are enclosed, and the Plan
"'k (that are hereby incorporated into this notice by reference) a legal description
s tiption of the street boundaries of the Area and a map showing the street

3?;
[

Ragine Tax Increment Financing Redevelopment Project and Plan (the “Plan™)
o as Exhibit B (which has attached as an exhibit the Roosevelt/Racine

[ax Increment Financing Eligibility Studv (the “Report™)): and

. Plan is to encourage mixed-use development. including new residential,
ereial development within the Area. The City, in proposing the actions
Ekhe Plan, aims to encourage redevelopment in the Area. enhance the tax
ther affected taxing districts by encouraging private investment in the Area
ce the value of properties therein. To accomplish these goals, the
#hat the City may carry out certain public improvements in the Area,

. 1t agreements for the construction of public and private improvements,

. ¢ ists of such improvements using funds from the special tax allocation

. vand issue one or more series of obligations secured by such funds.

‘ mib)re complete description of proposed activities.

L’:ﬁ.
a; ~y

"be given an opportunity to be heard at the hearing and to file written
ll legk at the hearing. All interested persons, including representatives of
Eable property within the Area and the Illinois Department of
.+ Affairs, are invited to submit comments concerning the subject
.~ the date thereof to the following address: -

-

s M

1all.
rd

w

jsider
)fd’

at ar€

on
A3 of
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City of Chicago
Richard M. Daley, Mayor
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City of Chicago, Illinois

This Redevelopment Plan is subject to review -
and comment and may be revised

after comment and hearing.

Prepared by:
Trkla, Pettigrew, Allen & Payne, Inc.

July 1998
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I. INTRODUCTION

This document is to serve as a redevelopment plan for an area approximatety 1.5 miles south-
west of the City of Chicago's central business district (the “Loop™) subsequently referred to in
this document as the Roosevelt/Racine Redevelopment Project Area (the “Project Area™).

As part of its strategy to encourage managed growth and stimulate private investment within the
Project Area, the City of Chicago (the "City") engaged Trkla, Pettigrew, Allen & Payne, Inc.
(“TPAP”) to study whether the Project Area of approximately 211.58 acres qualifies as a
“conservation area,” or a “blighted area” under the Illinois Tax Increment Allocation Redevel-
opment Act (65 [LCS 5/11-74.4-1, et seq.) (the “Act”). The Project Area is generally bounded
by Cabriru Street on the north; Morgan Street and Racine Avenue on the east; 15th Street on the
south; and Ashland Avenue and Loomis Street on the west.

The Project Area consists primarily of one of the largest and oldest concentrations of public
housing in the City, the ABLA Homes. The ABLA Homes is made up of five sub-
developments, constituting over 3,700 dwelling units. ABLA is an acronym for the five sub-
developments; the Addams Homes, the Brooks Homes (including the Brooks Extension),
Loomis Courts, the Abbott Homes, and although not represented in the ABLA acronym, the
Jones Apartments for Senior Citizens make up the overall ABLA development in the Project
Area. Buildings within the ABLA Development are of various types and ages. Buildings sizes
range from rowhouses and walk-ups to high-rises. The ages of the buildings range from the late
1930s through the mid 1960s.

Decreases in the value and appearance of private property in and near the Project Area have

been exacerbated by problems within ABLA. According to the Chicago Housing Authority

(the "CHA"):

e The overall occupancy rate of ABLA is only 57%; v

e ABLA is characterized by the results of long-term maintenance neglect of building exteriors
as well as advanced deterioration of all building systems;

e The CHA has been cited for numerous code violations throughout the development,

e On average the crime rate of ABLA is 5 times higher than the City.

This Roosevelt/Racine Tax Increment Financing Redevelopment Plan and Project (the
"Redevelopment Plan") represents a continuing cooperative effort on the part of the City and
the CHA to provide safe, clean and affordable housing for Chicago’s poor, while spurring
private investment in the Project Area. Although the Project Area is dominated by the presence
of public housing, there is privately owned property along the southern frontage of Roosevelt
Road and along the eastern frontage of Ashland Avenue. Despite the blighted conditions
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prevalent in the Project Area, some aspects of the area offer hope that the opportunity for
redevelopment may exist.

The physical assets of the Project Area include the following features:

e The close proximity of vanous public, and semi-public, educational and recreational
facilities including the Smyth School, Riis School, Medill School. Jefferson School. Vermon
Park, Fosco Park, the University of Illinois at Chicago, and YMCA facilities.

e Overall proximity, or ease of access to, major employment centers, including the
Western/Ogden Industrial Corridor, the Illinois Medical District and the University of
[llinois at Chicago.

e Both the Eisenhower Expressway (Interstate Route 290) and the Stevenson Expressway
(Interstate Route 55) are readily accessible, as is the Dan Ryan Expressway (Interstate
Route 90/94).

e Roosevelt Road provides important east-west arterial street access and major north-south
access is provided by Ashland and Racine Avenues.

e The Project Area is adjacent to a portion of the eastern boundary of the Illinois Medical
District (the “District”™), an area of one square mile which includes Cook County Hospital,
Rush Presbyterian-St. Luke’s Medical Center, University of Illinois at Chicago ("UIC"),
UIC Medical Center, the West Side Veterans Administration facility, and Chicago
Technology Park and Research Center. District entities employ a total of over 40,000
people, according to the District’s Master Plan, dated March 7th, 1997.

The Project Area described in more detail below, as well as in the accompanying Eligibility
Study, has not been subject to growth and development through investment by private enter-
prise and is not reasonably expected to be re-developed without the efforts and leadership of the
City. While much of the Project Area is publicly held property and would not be expected to be
the subject of private investment, even the areas of privately held property have not been sub-
ject to growth and development through the investment of private enterprise, nor is it reasona-
bly expected to be redeveloped without the efforts and leadership of the City.

TPAP has prepared this Redevelopment Plan and the related eligibility study with the under-
standing that the City would rely on (i) the findings and conclusions of the Redevelopment Plan
and the related eligibility study in proceeding with the designation of the Redevelopment Plan,
and (ii) the fact that TPAP. has obtained the necessary information so that the Redevelopment
Plan and the related eligibility study will comply with the Act.
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A. The RooseveltRacine Tax Increment Financing Redevelopment Project
Area

The Project Area 1s located approximately 1.5 miles southwest of the Loop. The Project Area
consists of 237 buildings. encompasses a total of 211.58 acres and comprises 449 separate tax
parcels. 292 of which are tax exempt. The Project Area as a whole is an improved area; how-
ever there are some small scattered. individual vacant sites within the Project Area. totaling ap-
proximately 4.78 acres. Most, if not all. of these vacant sites have been improved with build-
ings at some prior time. For 2 map depicting the boundaries and a legal description of the Proj-
ect Area, see Section [, Legal Description.

The Project Area encompasses six main areas: a) the Jane Addams Homes, which includes the
CHA development north of Roosevelt, south of Cabrini Street and between the Racine Avenue
on the east and Loomis Street on the west; b) the Robert Brooks Homes, which are located
south of Roosevelt Road between Loomis Street and Racine Avenue and north of 14th Street;

c) the Grace Abbott Homes, which are generally located south of Roosevelt Road. north of

15th Street. east of Ashland Avenue and west of Loomis Street, included near the Abbott
Homes are the Jones Apartments for seniors. d) Loomis Courts which are located south of 14th
Street, north of 15th Street and between Loomis Street on the west and Racine Avenue on the
east; ¢) the Brooks Extension, which is immediately to the east of the original Brooks develop-
ment and is bounded by Roosevelt Road on the north, Racine Avenue on the west, and Blue
[sland Avenue along the south and east and f) the Barbara Jean Wright Court Apartments,
which is south of Maxwell Street, north of 14th Place, west of Morgan Street and east of the
Congressman Collins and Newberry Apartments (not included in the Project Area).

The Jane Addams Homes

The Jane Addams Homes is the oldest of the five ABLA sub-developments. Its units were built
in 1938. This development is located on a twenty-four acre site bounded by Cabrini Street on
the north, Roosevelt Road on the south, Racine Avenue on the east, and Loomis Street on the
west. The development consists of thirty-two buildings containing a total of 987 dwelling
units, mostly three-story and four-story apartment buildings, with some two-story row houses.
All buildings in this development are experiencing very low occupancy rates.

"The Robert Brooks Homes and Brooks Extension

The Robert Brooks Homes consists of 89 rowhouses. The original Brooks development is
bounded by Loomiis Street on the west, Roosevelt Road on the north, Racine Avenue on the
east and . 14th Street on the south. Having been buiit in 1943, it is the second oldest of the sub-
developments in the larger ABLA public housing complex and originally contained 835 dwell-
ing units. According to CHA officials, federal funding from the 1996 HOPE VI application is
currently being used to demolish a portion of the Brooks development and rehabilitate some of
the remaining units.
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The Brooks Extension is located on the east side of Racine. immediately adjacent to the original

Brooks development. The Brooks Extension consists of three high-rise buildings. built in 1961.
containing a total of 450 dwelling units. All three buildings are planned for demolition. with
replacement housing to be built on the cleared site.

The Loomis Courts

The Loomis Courts are two mid-rise buildings, built in 1950, containing 126 dwelling units.
They are located on the block immediately south of Medill Elementary School. The develop-
ment is bounded by Loomis on the west, 14th Place on the north, Throop Street on the east and
15th Street on the south. | '

The Grace Abbott Homes

The Grace Abbott Homes are located south of Roosevelt Road, east of the commercial frontage
on the east side of Ashland Avenue, north of 15th Street and west of Loomis Street. This de-
velopment contains 7 high-rises and 33 rowhouse buildings, for a total of 1.200 dwelling units.
The Jones Apartments, seniors housing, is included in the totals for this development. All
buildings, with the exception of the Jones Apartments, were built in 1955. The Jones Apart-
ment Building was built in 1963. In addition to the above mentioned residential buildings, this
sub-area also includes Addams Park, currently the largest single tract of open space, at ap-
proximately 7.4 acres, within the ABLA development.

The Barbara Jean Wright Court Apartments

The Barbara Jean Wright Court Apartments is a multifamily residential complex with a mix of
market rate and section 8 tenants. Despite a low vacancy rate and relatively young age of the
complex, property maintenance has been deferred and deterioration of buildings and site condi-
tions exist. Immediately adjacent to the Barbara Jean Wright Court Apartments is the Newberry
Community Center which also is in need of maintenance and rehabilitation.
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1 TheProject Area as a Whole

The Project Area as a whole is substantial in size and is dominated by the presence of the
ABLA public housing complex. The entire Project Area constitutes nearlv 212 acres on the
Citv’s West Side. The five CHA housing projects within the Project Area constitute 127.1
acres. including right-of ways. or nearly 60% of the total Project Area. The entire Project Area
currently contains 59.5 acres dedicated to rights-of-way Rights-of-way account for 28% of the
total land area in the Project Area.

There are three census tracts that very closely approximate the borders of the land within the
Project Area. These three tracts are 2832, 2838 and 2839. According to the U.S. Bureau of the
Census - 1990 Census of Population and Housing, these three census tracts collectively:

e Contain 3,479 total households.

e Have an average median age of 20.4 years of age.

e Are 97% renter occupied.

e Have an average median household income of $5,320 and an average per capita income of
$3,597.

e Have just over 4% of all persons 25 years of age or older with college degrees.

The privately held property within the Project Area has not been subject to growth and devel-
opment through investment by private enterprise. While the publicly held properties within the
Project Area have been subject to some specific publicly funded investments (for example the
CHA has been demolishing and rehabilitating selected units within the Brooks Development),
the level of effort that will be needed to achieve a safe, clean and attractive mixed-income
community has not been achieved yet. Evidence of this lack of privately funded growth and
development is detailed in Section V1 and summarized below.

it

e Numerous buildings show signs of obsolescence, deterioration, building code violations,
excessive vacancies, and an overall depreciation of physical maintenance.

e Between 1991 and 1996, the assessed valuation (the “AV™) of the privately held, taxable
‘] property in the Project Area decreased by 12.25%, (from $3,187,660 to $2,797,230). Dur-
ing the same period, the AV of the City as a whole increased by 7.13% (from
$13,349,817,293 to $14,301,855,055).

e Between 1991 and 1996, the equalized assessed value (the "EAV") of the privately held,
taxable property in the Project Area decreased by 8% (from $6,542,035 to $6,018,800).
During the same period, the EAV of the City as a whole increased by 12.32% (from
$27,397,830,030 to $30,773,301,521).

e Within the last five years, only 8 building permits have been issued for the construction of
new structures in the Project Area. These permits represent an estimated $627.460 in
building projects. However, only 5 of these permits, representing an estimated $263,000 in
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building projects, are attributable to private investment. The rest represents publicly funded
construction projects.

o Over the last 5 years. more than 97% of the dollar value of all projects requiring building
permits. inclusive of new construction. rehabilitation of existing structures and work per-
tormed to bring building into compliance with code, has been attributable to public spend-
ing and not due to private investment.

e Nine building permits issued over the last 5 years (out of a total of 64) representing a total
estimated project cost of $124,650, are for repairs done by the order of the City of Chicago
Department of Buildings.

B. Tax Increment Financing

In January 1977, Tax Increment Financing (“TIF”) was made possible by the [llinois General
Assembly through passage of the Act. The Act provides a means for municipalities, after the
approval of a redevelopment plan and project, to redevelop blighted, conservation, or industrial
park conservation areas and to finance eligible “redevelopment project costs” with incremental
property tax revenues. ‘“Incremental Property Tax” or “Incremental Property Taxes™ are derived
from the increase in the current EAV of taxable real property within the redevelopment project
area over and above the “Certified Initial EAV” of such real property. Any increase in EAV is
then multiplied by the current tax rate which results in Incremental Property Taxes. A decline in
current EAV does not result in a negative Incremental Property Tax.

To finance redevelopment project costs, a municipality may issue obligations secured by In-
cremental Property Taxes to be generated within the project area. In addition, a municipality
may pledge towards payment of such obligations any part or any combination of the following:
(a) net revenues of all or part of any redevelopment project; (b) taxes levied and collected on
any or all property in the municipality; (c) the full faith and credit of the municipality; (d) a
mortgage on part or all of the redevelopment project; or (e) any other taxes or anticipated re-
ceipts that the municipality may lawfully pledge.

Tax increment financing does not generate tax revenues by increasing tax rates; it generates
revenues hy allowing the municipality to capture the new tax revenues produced by the en-
hanced valuation of properties resulting from the municipality's redevelopment program, im-
provements and activities, various redevelopment projects, and the reassessment of properties
for a period of up to 23 years. Under TIF, all taxing districts continue to receive property taxes
levied on the initial valuation of properties within the redevelopment project area. Additionally,
taxing districts can receive distributions of excess Incremental Property Taxes when annual In-
cremental Property Taxes received exceed principal and interest obligations for that year and
the redevelopment project costs necessary to implement the redevelopment plan. Taxing dis-
tricts also benefit from the mcreased property tax base after redevelopment project costs and
obligations are paid. '
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7 C The
nancing Redevelopment Project Area

Without a comprehensive and area-wide effort by the City to promote investment in accordance
with this Redevelopment Plan, the privately held properties within the Project Area will not
likely be subject to sound growth and development through private forces. Additionally. the
Project Area would likely continue to be characterized by dilapidation, obsolescence. deteriora-
tion. structures below minimum code standards, excessive vacancies, depreciation of physical
maintenance and an overall lack of community planning. Additional loss to the existing tax
base that results will lead to the overburdening of taxpayers with higher tax rates on taxable
properties. The long term effect is a tax base that is not adequate to sustain its own need for
% governmental services.

While small-scale, piecemeal development might occur in limited portions of the Project Area,
the City believes that the Project Area should be developed on a coordinated, comprehensive
and planned basis to ensure continuity with the planning efforts of the City and the surrounding
neighborhoods. A coordinated and comprehensive redevelopment effort will allow the City and
other taxing districts to work cooperatively to prepare for the increased service demands that
i may arise from the conversion of underutilized land and buildings to more intensive uses as

well as to initiate job training efforts that will prepare residents of the Project Area to work in
B the existing and newly-created jobs in the planned commercial strip along Ashland Avenue and
in adjacent redevelopment areas.

As evidenced in Section VI, the Project Area as a whole has not been subject to growth and de-
velopment through private investrnent. Furthermore, it is not reasonable to expect that the Proj-
ect Area as a whole will be redeveloped without the use of TIF. While it is understood that
much of the Project Area consists of exempt property not readily accessible to private invest-
ment, the private property surrounding ABLA has suffered declines in value and appearance
similar to the decline in maintenance and upkeep of ABLA on the part of the CHA. Current
: and ongoing efforts on the part of CHA to revitalize ABLA make the coordination and timing
% of other non-CHA redevelopment effort all the more critical.

This Redevelopment Plan has been formulated in accordance with the provisions of the Act and
is intended to guide improvements and activities within the Project Area in order to stimulate
private investment in the Project Area. The goal of the City, through implementation of this
Redevelopment Plan, is that the entire Project Area be revitalized on a comprehensive and
planned basis to ensure that private investment in rehabilitation and new development occurs:

1. On a coordinated, rather than piecemeal basis to ensure that land use, access and circu-
lation, parking, public services and urban design are functionally integrated and meet
present-day principles and standards; and

2. On areasonable, comprehensive and integrated basis to ensure that the factors of blight
are eliminated; and
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3. Within a reasonable and defined time period so that the area may contribute produc-
tively to the economic vitality of the City through an increased tax base and job crea-
uon.

Redevelopment of the Project Area will constitute a large and complex endeavor. and presents
challenges and opportunities commensurate with its scale. The success of this redevelopment
etfort will depend. to a large extent. on the cooperation between the private sector and agencies
of local government. Through this Redevelopment Plan, the City will serve as the guiding force
for directing the assets and energies of the private sector to ensure a unified and cooperative
public-private redevelopment effort.

This Redevelopment Plan sets forth the overall “Redevelopment Project” to be undertaken to
accomplish the City’s above-stated goal. During implementation of the Redevelopment Project,
the City may, from time to time: (i) undertake or cause to be undertaken public improvements
and activities; and (ii) enter into redevelopment agreements with private or public entities to
construct, rehabilitate, renovate or restore private or public improvements on one or several
parcels (collectively referred to as “Redevelopment Projects”).

This Redevelopment Plan specifically describes the Project Area and summarizes the blight
factors which qualify the Project Area as a “blighted area” as defined in the Act.

Successful implementation of this Redevelopment Plan requires that the City utilize Incre-
mental Property Taxes generated by a TIF designation and other resources in accordance with
the Act to stimulate the comprehensive and coordinated development of the Project Area. Only
through the utilization of TIF will the Project Area develop on a comprehensive and coordi-
nated basis, thereby eliminating the existing blight conditions which have precluded develop-
ment of the Project Area by the private sector to date.

The use of Incremental Property Taxes will permit the City to direct, implement and coordinate
public improvements and activities to stimulate private investtnent within the Project Area.
These improvements, activities and investments will benefit the City, its residents, and all tax-
ing districts having jurisdiction over the Project Area. Anticipated benefits include:

¢ Improved living conditions for all residents of the Project Area, especially CHA residents.

e An increased property tax base arising from new private mixed-income housing develop-
ment.

e Anincreased sales tax base resulting from new and revitalized commercial development.

e An increase in construction, and other full-time employment opportunities for existing and
future residents of the City.

e The elimination of numerous physical impediments within the Project Area on a coordi-
nated and timely basis so as to minimize the costs of redevelopment and promote the com-
prehensive, area-wide redevelopment.
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e The construction of an improved system of roadways, including the re-introduction of Chi-
cago’s traditional street grid system to some of the areas where it had been disrupted by

previous development patterns. utilities and other infrastructure which better serves existing
buildings and adequately accommodates desired new development.
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II. LEGAL DESCRIPTION AND PROJECT BOUNDARY

The boundaries of the Project Area have been drawn to include only those contiguous parcels of
real property and improvements substantially benefited by the proposed Redevelopment Project
improvements to be undertaken as part of this Redevelopment Plan. The boundaries of the Proj-
ect Area are shown in Figure 1, Project Area Boundary Map, and are generally described be-
low:

The Project Area is generally bounded by Cabrini Street on the north; Morgan Street and
Racine Avenue on the east; |5th Street on the south; and Ashland Avenue and Loomis Street on

the west.

The boundaries of the Project Area are legally described in Exhibit IV.

Roosevelt/Racine Redevelopment Project and Plan

page 10



'rloosevenﬂoad (1200 S))
- RS U i

anStL (1000 ..
T

} Morg
T

l

]

:

2 I |
8 P

= !

J s s Y
3 P
S ]
5 sl
5 < ]
i - i

% ~=e=== Project Area Boundary
Figure 1
Project Area Boundary Map ; ) ®

Rooseveltl Racine Chicago, lllinois

Tax Increment Financing Redevelopment Project Area Prepared By: Trkia, Pettigrew, Allen, & Payne, inc.



!
§

s w\y, .

[l ELIGIBILITY CONDITIONS

The results summarized in this section are more fully described in a separate report which pres-
ents the definitions. applications and extent of the blight factors in the Project Area. The report.
prepared by TPAP. entitled “Roosevelt/Racine Project Area Tax Increment Financing Eligibil-
ity Study” 1s attached as Exhibit [II to this Redevelopment Plan.

. Of the 14 blighting factors set forth in the Act for “improved” blighted areas. 10 are
present in the Project Area. Five factors are required to be present under the Act in order
for the finding to be made that an area is an improved blighted area. Nine factors (age,
dilapidation, obsolescence, deterioration, structures below minimum code standards,
excessive vacancies, deleterious land use or layout, depreciation of physical maintenance
and lack of community planning) are present to a major extent in the Project Area and
one factor (excessive land coverage) is present to a limited extent in the Project Area. A

. factor present to a limited extent is present in a block, but the distribution or impact of the
blight condition is limited in scope or severity. A factor which is present to a major
extent is present throughout major portions of a block, with the presence of this condition
severely impacting or influencing adjacent and nearby development. When assessing
whether a factor is present to a major or minor extent throughout the Project Area as a
whole, the scope and severity of that factor is considered. Therefore the determination of
major or minor extent is not simply a determination of a majority or minority of blocks
with the factor present to a major or limited extent.

. Within the "improved" blighted area, vacant land and vacant parcels exist where
buildings have been removed. These vacant sites are characterized by obsolete platting
and are adjacent to deteriorating structures or site improvements.

o The factors present are reasonably distributed throughout the Project Area, including the
vacant portions of the Project Area.

. All blocks within the Project Area show the presence of blight factors.

. The Project Area includes only real property and improvements thereon substantially
benefited by the proposed redevelopment project improvements.
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Surveys and Analyses Conducted

An analysis was made of each of the blighted area eligibility factors listed in the Act to
determine whether each or any are present in the Project Area, and if so. to what extent and in
what locations. Surveys and analyses conducted by TPAP and Ray/Dawson. P.C. Architects &
Engineers included:

[R9]

(V]

Exterior survey of the condition and use of each building;

Site surveys of streets, alleys, sidewalks, curbs and gutters, lighting, parking facilities,
landscaping, fences and walls, and general property maintenance;

Analysis of existing uses and their relationships;

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

Analysis of original and. current platting and building size and layout;

Analysis of vacant sites and vacant buildings;

Analysis of building floor area and site coverage;

Analysis of building permits issued for the Project Area from 1993 through 1997; and

Review of previously prepared plans, studies and data.
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IV. REDEVELOPMENT GOALS AND OBJECTIVES

Comprehensive and coordinated area-wide investment in new public and private improve-
ments and facilities is essential for the successful redevelopment of the Project Area and the
elimination of conditions that have impeded redevelopment of the Project Area in the past.
Redevelopment of the Project Area will benefit the City through improvements in the physi-
cal environment. an increased tax base, additional employment opportunities and the addition
to a clean and safe public housing stock.

This section identifies the general goals and objectives adopted by the City for redevelopment
of the Project Area. Section V presents more specific objectives for development and design
within the Project Area and the redevelopment activities the City plans to undertake to achieve
the goals and objectives presented in this section.

A. General Goals

Listed below are the general goals adopted by the City for redevelopment of the Project Area.
These goals provide overall focus and direction for this Redevelopment Plan.

1. Improve the quality of life in the City by revitalizing the Project Area. This can be ac-
complished through assisting the Project Area to become a secure, functional and attractive :
mixed-income neighborhood and by encouraging the construction of new, affordable hous-
ing.

)

Create an environment within the Project Area which will contribute more positively to the
health, safety and general welfare of the City, and preserve and enhance the value of prop-
erties within and adjacent to the Project Area.

Create an increased real estate and sales tax base for the City and other taxing districts hav-
ing jurisdiction over the Project Area.

GJ

4. Retain and enhance sound and viable existing businesses within the Project Area.
5. Create new job opportunities within the Project Area.

6. Employ residents from within the Project Area as well as surrounding areas, in jobs in the
Project Area and adjacent redevelopment project areas.
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B.

Redevelopment Objectives

Listed below are the redevelopment objectives which will guide planning decisions regarding
redevelopment within the Project Area.

I

o

()

10.

Reduce or eliminate those conditions which qualify the Project Area as a blighted area.
These conditions are described in detail in Exhibit III to this Redevelopment Plan.

Strengthen the economic well-being of the Project Area by increasing taxable values.

Assemble or encourage the assembly of land into parcels of appropriate shape and sufficient
size for redevelopment in accordance with this Redevelopment Plan and contemnporary de-
velopment needs and standards.

Encourage visually attractive buildings, rights-of-way and open spaces incorporating high
design standards.

Provide necessary public improvements and facilities in proper relationship to the projected
demand for such facilities and in accordance with present-day design standards for such
facilities.

Provide necessary incentives to encourage the development of quality market rate, and af-

fordable, housing.

Provide necessary incentives to encourage business retention, rehabilitation and new devel-
opment.

Establish job training and job readiness programs to provide residents from within and sur-
rounding the Project Area with the skills necessary to secure jobs within the Project Area
and adjacent redevelopment project areas.

Secure commitments from employers located in adjacent redevelopment project areas to
interview graduates of the Project Area’s job readiness and job training programs.

Provide opportunities for women and minority businesses to share in the redevelopment of
the Project Area.
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V. REDEVELOPMENT PROJECT

This section presents the Redevelopment Project anticipated to be undertaken by the City. the
CHA and by private entities on behalf of the City in furtherance of this Redevelopment Plan.
The Redevelopment Project described in this Redevelopment Plan and pursuant to the Act in-
cludes: a) the overall redevelopment concept. b) development and design objectives. ¢) the land
use plan. d) improvement and development recommendations for planning sub-areas, ¢) a de-
scription of redevelopment improvements and activities, f) estimated redevelopment project
costs. g) a description of sources of funds to pay estimated redevelopment project costs. h) a
description of obligations that may be issued, and i) identification of the most recent EAV of
properties in the Project Area and an estimate of future EAV.

Preparation of this Redevelopment Plan has included a review of the CHA's /997 Hope VI
Revitalization Application for ABLA dated July 17, 1997, the CHA’s ABLA Redevelopment
document dated December 6, 1997, the CHA’s Hope VI Application for a Revitalization Plan
ABLA Homes (Brooks Extension - Target Development) and the City of Chicago Department
of Urban Renewal's 1966 Roosevelt/Halsted Proposals for Renewal, as well as numerous
physical needs assessments and modernization cost estimate reports prepared for the use of
CHA planners. - These previously prepared plans and studies were supplemented with inter-
views of representatives of the CHA, which owns significant land within the Project Area.
This Redevelopment Plan incorporates many of the findings and recommendations of these
previous plans and studies.

A. Overall Redevelopment Concept

The Project Area should be redeveloped as a functional, clean and attractive mixed-use and
mixed-income residential neighborhood with convenient commercial service enterprises typical
of sound neighborhoods throughout the City. It should consist of residential and business areas
offering a range of site development opportunities.

The Project Area should be marked by improvements in infrastructure, improvements in exist-
ing residential developments, creation of new mixed-income residential units, creation of new
public housing, business development, and enhancement of the area’s overall image and ap-
pearance. .Improvement projects should include the rehabilitation and reuse of existing public
housing buildings where viable, new business development, new market-rate and affordable
residential development, street repairs, sewer system and infrastructure maintenance, landscap-
ing and other appearance improvements.

The Project Area should maximize its existing accessibility features and should be served by a
street system and public transportation facilities that provide safe and convenient access to, and
circulation within, the Project Area.
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The Project Area should be characterized by an organized network of open spaces. pedestrian
facilities and public amenities which will link major residential areas and other facilities.

The Project Area should have a coherent overall design and character. Individual developments
should be visually distinctive and compatible. Where it is not in conflict with current public
housing development practices. the Project Area should respect Chicago’s traditional neighbor-
hood form which is characterized by a grid pattern of streets, with buildings facing the street.
including rear and front yards. To see planned re-introduction of street right-of -ways reference
Figure 2: Generalized Land Use Plan.

B.  Development And Design Objectives

Listed below are the specific development and design objectives which will assist the City in
directing and coordinating public and private improvement and investment throughout the Proj-
ect Area in order to achieve the general goals and objectives identified in Secrion [V of this Re-

development Plan.

The Development Guidelines are intended to help attract desirable new residential, business and
employment development, foster a consistent and coordinated development pattern, and create
an attractive and quality image and identity for the Project Area.

1. Land Use

e Redevelop the Project Area as a distinctive residential environment inciuding a mix of
housing types serving a range of households and income levels.

e Promote comprehensive, area-wide redevelopment of the Project Area as a planned and co-
hesive mixed-income residential neighborhood with adequate supporting commercial de-
velopment.

e Provide sites for a wide range of land uses, including mixed-income residential develop-
ment, consistent with contemporary residential standards, institutional, retail, commercial

service and open green space.

o Promote retail and commercial uses in selected locations which support the needs of the
Project Area’s residents.

e Protect areas designated for residential and commercial uses from competing and conflict-
ing land uses.

e Encourage continued growth of high quality market-rate residential units in the vicinity of
the Project Area.

2. Building and Site Development

Roosevelt/Racine Redevelopment Project and Plan
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New residential development should be compatible with and complement the existing de-
velopment pattern within the majority of the City’s neighborhoods. Residential buildings
should be positioned perpendicular to the street. with their front doors facing the street.

Setbacks should conform to the requirements of the R-4 zoning district. However. setbacks
should be consistent within each block.

Repair and rehabilitate existing public housing buildings in poor condition and demolish
buildings where rehabilitation is not feasible.

Reuse vacant buildings in serviceable condition.

Ensure that the design of new buildings is compatible with the surrounding building con-
text.

Promote the use of architectural treatments and landscaping around buildings to add visual
interest

Locate building service and loading areas away from front entrances and major streets
where possible.

Encourage parking, service and support facilities which can be shared by multiple build-
ings.

Discourage the use of chain link fencing.
Transportation and Infrastructure

Provide safe and convenient access to the Project Area for pedestrians, autos and public
transportation.

Provide an adequate supply of conveniently located parking to serve all residential and
commercial areas.

Alleviate traffic congestion along arterial routes throughout the Project Area.
Improve the street surface conditions, street lighting, and traffic signalization.

Provide well-defined, safe pedestrian connections between developments within the Project
Area, and between the Project Area and nearby destinations.

Upgrade public utilities and infrastructure throughout the Project Area as required.

Urban Design

Roosevelt/Racine Redevelopment Project and Plan
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The Project Area should have a strong pedestrian orientation. Sidewalks should be pro-
vided along all street frontages. Safe and convenient pedestrian connections should be
provided between residential areas and nearby shopping and other activity areas.

Establish a comprehensive streetscape system to guide the design and location of light fix-
tures. sidewalks, paving matenals, landscaping, street furniture and signage throughout the
Project Area.

Promote high quality and harmonious architectural and landscape design throughout the
Project Area.

Enhance the appearance of the Project Area by landscaping the major street corridors.

Install streetpole banners throughout the Project Area to signal revitalization and reinvest-
ment.

Preserve and reuse buildings with historic and architectural value, where appropriate.

Clear, clean and maintain vacant land, particularly in highly visible locations; where possi-
ble, use vacant lots for open space or off-street parking.

Improve the condition and appearance of remaining public housing areas.
Eliminate illegal dumping, abandoned vehicles and graffiti.
Promote the development of public art at selected locations.
Prohibit billboards and restrict other outdoor advertising.
Landscaping and Open Space

Provide landscaped buffers to secure and beautify residential areas and reduce the adverse
impact of non-residential adjacent uses.

Encourage landscaped open spaces in front setbacks, particularly along arterial collector
streets.
Screen active rail tracks with landscaping.

Promote the use of landscaping and attractive fencing to screen dumpsters, waste collection
areas, loading areas, service areas and the perimeter of parking lots and other vehicular use

dareas.

Ensure that all landscaping and design materials comply with the City of Chicago Land-
scape Ordinance.

Roosevelt/Racine Redevelopment Project and Plan
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¢ Promote the development of shared open spaces within residential areas. including court-
vards. eating areas. recreational areas. etc.

» Ensure that all open spaces are designed. landscaped and lighted to achieve a high level of
security.

C. Generalized Land Use Plan

Figure 2 represents the Generalized Land Use Plan that will be in effect upon adoption of this
Redevelopment Plan. This plan is a generalized plan in that it depicts “ideal” uses for various
portions of the Project Area. This plan does not preclude other uses from existing within any of
the various land use categories. However, it does restrict potential TIF assistance to those rede-
velopment projects that comply with the Generalized Land Use Plan.

As indicated in Figure 2, the Project Area should be redeveloped as a planned and cohesive
mixed-income residential neighborhood providing for a wide range of land uses, including
public housing, market-rate residential, commercial service, open space and public and institu-
tional uses. The various land uses should be arranged and located to minimize conflicts between
different land use activities.

The Generalized Land Use Plan highlights numerous opportunities for mixed-income resi-
dential and business improvement, enhancement and new development within the Project
Area. The plan is focused on maintaining and enhancing sound and viable existing residential
and businesses, and promoting residential and business development at selected locations.

As part of this Redevelopment Plan the City plans to acquire most of the privately held par-
cels along the southern frontage of Rooseveit Road from Racine Avenue on the east to a par-
cel immediately east of the Shell Gasoline Station on the south east corner of Ashland Ave-
nue and Roosevelt Road. The City also plans to acquire most of the privately held parcels
along the eastern frontage of Ashland Avenue, beginning immediately south of the afore-
mentioned Shell Station, and continuing south to the north line of West 14th Place. In addi-
tion the City also plans to acquire the parcels fronting 15th Street on the south and bounded
by Lafflin Street on the west and Loomis Street on the east. This acquisition plan is depicted
on Figure 4: Acquisition Map.

The Generalized Land Use Plan designates five (5) land use categories within the Project Area,
as described below:

e Residential - Areas that are predominately residential in nature. Residential areas can in-
clude single-family and muiti-family dwelling units; market-rate housing, low/moderate in-
come housing, as well as housing owned and maintained by the CHA. Some areas under
this category may contain privately developed housing on land owned by the CHA but
leased to a private developer for all, or some, of the aforementioned purposes.

Roosevelt/Racine Redevelopment Project and Plan

page 20



o Commercial - Includes the eastern frontage of Ashland Avenue from Roosevelt Road on the
north 1o 14th Place on the south. The City plans to acquire a sufficient number of parcels
along this frontage to accommodate development of a new cohesive commercial strip.
Permitted uses include: barber/beauty salons. drv cleaners and other convenience retail and
service uses.

o Mived-Use - Includes areas where a range of uses may be appropriate and will depend to
great extent upon the type of redevelopment activities that occur in surrounding areas.
Possible uses in this land use category include: Residential, Parks/Open Space, Commercial
or Public/Educational.

o  Public/Educarional - Includes areas controlled by the City, Chicago Park District, YMCA,
Chicago Public Schools and other like entities.

e Parks/Open Space - Includes improved parks and playgrounds, and landscaped areas used
primarily for recreational purposes. Open Space may also serve as a buffer between differ-
ent types of land use, or buildings of different scales.

o Reintroduction of Rights-of-Way ("R.O.W."). As specified on the Generalized Land Use Plan
there are areas where the City plans to reintroduce the street grid system.

Recommended land use strategies for specific sub-areas are presented in the following section
of this Redevelopment Plan.

Roosevelt/Racine Redevelopmem Project and Plan
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The Project Area has been subdivided into nine (9) sub-areas, each of which would be suitable
for a different mix of uses and intensity of development. and each of which warrants a different
approach to improvement and redevelopment. (See Figure 3)

[t should be emphasized that the boundaries of these sub-areas and the specification of uses
within the sub-areas are for guidance only, and are subject to refinement and modification as a
part of the City’s planned development process.
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Sub-area 4

Planning Sub-area A constitutes the northernmost portion of the Project Area. [t is bounded
generally by Cabrini Street on the north. Racine Avenue on the east. Roosevelt Road on the
south. and Loomis and Throop Streets on the west. This area is currently CHA property. and
contains some of the oldest public housing in Chicago. It is expected that this area will remain
primarily residential in nature, but with the addition of some newly constructed. mixed-income
residential development. Currently this area is dominated by the CHA's Addams Homes.

Two major factors that should be taken into consideration when redeveloping this area are: a)
the area is bounded on two sides by major thoroughfares, Roosevelt Road and Racine Avenue,
and b) there are two public-use facilities within the area (the Boys and Girls Club and Riis
School). Residences located along Roosevelt Road should complement those to be located
along the southern frontage of Roosevelt Road and include attractive landscaping similar on
both the north and south sides of the road. Residential buildings should be of a human scale
with attractive masonry facades similar to multi-family residences in the established residential
neighborhoods to the north. The Roosevelt and Racine intersection should serve as a “gateway
area” for the newly redeveloped area and be a symbol of what a safe, clean, viable and diverse,
mixed-income neighborhood can look like.

Sub-area B

Sub-area B consists of the southern frontage along Roosevelt Road from Racine Avenue on the
east to the eastern property line of the Shell gas station located on the southeast corner of Ash-
land Avenue and Roosevelt Road. (The gas station parcel will remain commercial and is part
of the commercial sub-area E.) It is recommended that mixed-income residential development
made .up of two and three unit multifamily buildings of masonry construction that blend into
traditional urban residences in appearance be built in this sub-area. Landscaping on both sides
of Roosevelt Road, along with appropriate street furniture, would add significantly to an en-
hanced neighborhood setting. The City expects that it will move to acquire all privately owned
properties that it does not already own within this sub-area. Refer to Figure 4, Acquisition
Map, for specific parcels targeted for acquisition.

Sub-area‘C

Sub-area C currently consists of three CHA high-rise buildings, as of the date of TPAP field
survey, (the Brooks Extension) in the northern section and the Liberty Shopping Center on the
southern section. Future plans for this sub-area should include the demolition of all existing
structures and the consolidation of the residential section with what is currently a dilapidated
retail area to form a more solidly residential area. In conjunction with the demolition and re-
habilitation in the Brooks Homes already begun by CHA, replacement housing should be built
in this sub-area similar to that being recommended along Roosevelt Road in Sub-area B.

Roosevelt/Racine Redevelopment Project and Plan
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In addition, Washburne Avenue and 13th Street should be extended to run through to this area.
essentially creating three new blocks. integrating the larger street grid system.

Sub-area D

Sub-area D currently contains several public and semi-public uses including Smyth School and
the Duncan YMCA. It is anticipated that this sub-area will be maintained for public and semi-
public uses, but that there may be some reconfiguration of open space.

The service oriented entities in this sub-area provide a range of services to the population living
in ABLA. Just like ABLA many of these entities are striving to maintain clean, safe and sani-
tary conditions within their service areas.

Sub-area E

Sub-area E contains the eastern frontage along Ashland Avenue from Roosevelt Road on the
north to the north side of 14th Place. Currently this area is a mixture of vacant buildings, va-
cant lots, a few inhabited residential structures, a used car lot and two cellular telephone towers.
This sub-area should be redeveloped as a commercial area containing businesses that serve the
nearby residential population. The church located at the northeast corner of Ashland Avenue
and Hastings Street, which may have architectural and historical significance, should remain.

The City expects to acquire all remaining privately owned properties within this sub-area, with
the exception of the aforementioned church. Refer to Figure 4, Acquisition Map, for specific
parcels identified for acquisition.

Sub-area F

Sub-area F contains the bulk of the CHA's ABLA Public Housing Development. It is antici-
pated that this sub-area will remain residential in nature, but that there will be modifications in
the configuration and density of the buildings, configuration of open space, and the extent and
configuration of City rights-of-way. Existing public and semi-public buildings, such as the
Medill Elementary School, are expected to remain. As part of the reintroduction of the street
grid to the area, 13th Street, 14th Street and 14th Place should be re-opened through this sub-
area. Open space in this sub-area, Fosco Park, approximately 2.4 acres has the potential, based
on the Generalized Land Use Plan, to be expanded to approximately 4.9 acres, although the ex-
act configuration has not been determined at this time.

Sub-area G

Sub-area G currently contains several active industrial uses and it is expected at this time that
those uses will remain. Most buildings appear to contain a substantial amount of vacant space,
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which suggests the possibility for some intensification. Since this is a sub-area where industrial
uses abut residential uses. buffer areas should be introduced, possibly on the north side of 15th
Street. in the torm of trees and other landscaping. Opportunity sites for new development also
exist in this sub-area.

The City expects that it will move to acquire some privately owned properties within this sub-
area. Refer to Figure 4. Acquisition Map, or Exhibit V. Parcels [dentified for Acquisition. for
specific parcels targeted for acquisition.

Sub-area H

Sub-area H is a triangular piece of land bounded by Blue Island Avenue on the northwest,
Racine Avenue on the east and 15th Street on the south. This sub-area contains parcels that are
small and isolated by the configuration of the streets. However the potential exists to greatly
enhance the image of the community by applying attractive landscaping in such a way that
buffers the neighboring residential uses not only from the parcels themselves, but also the South
Water Market immediately east of Racine Avenue.

Sub-area {

Sub-area I is bounded by Maxwell Street on the north, Morgan Street on the east, 14th Place on
the south and the eastern parcel lines of the parcels containing the Congressman Collins
Apartments and the Newberry Apartments on the west. The western northvsouth boundary for
this sub-area runs between Barbara Jean Wright Court and the other two apartment complexes.
The Collins Apartments and Newberry Apartments are not included in the Project Area. This
sub-area is heavily influenced by the presence of the Barbara Jean Wright Court Apartments
complex, in fact the only structure in this sub-area that is not part of the apartment complex is
the Newberry Center, a community center.

This sub-area is currently planned to continue as a multi-family residential development with
the Newberry Center continuing to operate in its current location. However, the apartment
complex suffers from neglect, nearby infrastructure needs investment and landscaping could
provide some relief in term of a buffer from the activity at the South Water Market to the south
and the activities at the UIC Athletic fields to the east.
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E.  Redevelopment Improvements and Activities

The City proposes to achieve its redevelopment goals and objectives for the Project Area
through the use of public financing techniques including, but not limited to. tax increment fi-
nancing in order to undertake some or all of the activities and improvements authorized under
the Act, including the activities and improvements described below. The City also maintains the
flexibility to undertake additional activities and improvements authorized under the Act. if the
need for activities or improvements change as redevelopment occurs in the Project Area.

Wherever possible the City will seek to maximize a positive impact, through this Redevelop-
ment Plan, on the Project Area's job training programs, public school facilities, park facilities
and infrastructure.

The City may enter into redevelopment agreements with public or private entities for the fur-
therance of this Redevelopment Plan. Such redevelopment agreements may be for the assem-
blage of land; the construction, rehabilitation, renovation or restoration of improvements or
facilities; the provision of services; or any other lawful purpose. Redevelopment agreements
may contain terms and provisions which are more specific than the general principles set forth
in this Redevelopment Plan and which may include affordable housing requirements.

1. Property Assembly

To meet the goals and objectives of this Redevelopment Plan, the City may acquire
and assemble property throughout the Project Area. Land assemblage by the City may
be by purchase, exchange, donation, lease, eminent domain or through the Tax Reac-
tivation Program and may be for the purpose of (a) sale, lease or conveyance to pri-
vate developers, or (b) sale, lease, conveyance or dedication for the construction of
public improvements or facilities. Furthermore, the City may require written redevel-
opment agreements with developers before acquiring any properties.

Figure 4, Acquisition Plan, indicates the parcels currently proposed to be acquired for
clearance and redevelopment in the Project Area. Exhibit V, Parcels to be Acquired,
contains the block and parcel identification number of parcels proposed for acquisi-
tion.

As appropriate, the City may devote acquired property to temporary uses until such
property is scheduled for disposition and redevelopment.

The City may demolish improvements, remove and grade soils and prepare sites with
soils and materials suitable for new construction. Clearance and demolition will, to the
greatest extent possible, be timed to coincide with redevelopment activities so that
tracts of land do not remain vacant for extended periods and so that the adverse effects
of clearance activities may be minimized.

The City may incorporate any historic structure or historic feature into a development
on the subject property or adjoining property.
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In connection with the City exercising its power-to-sequire-reat property niot currently

 identified on Figure 4, Acquisition Map, including the exercise of the power of emi-

nent domain, under the Act in implementing the Redevelopment Plan, the City will
follow its customary procedures of having each such acquisition recommended by the
Community Development Commission {(or any successor commission) and authorized
by the City Council of the City of Chicago. Included in this Redevelopment Plan is an
Acquisition Map, Figure 4, depicting all of the real property that the City anticipates it
will need to acquire in this redevelopment effort.

Land acquisition activiites contemplated in this Redevelopment Plan and indicated on
Figure 4, Acquisition Plan, will be initiated by the City within five years of the date of
adoption of the Plan by the City.

Relocation

In the event that active businesses or other occupants are displaced by the public ac-
quisition of property, they may be relocated and may be provided with financial assis-
tance and advisory services in accordance with City policy.

Relocation assistance is available to eligible businesses and residential occupants in
cases where the City's acquisition of property forces a move.

Provision of Public Works or Improvements

The City may provide public improvements and facilities that are necessary to service
the Project Area in accordance with this Redevelopment Plan and the comprehensive
plan for development of the City as a whole. Public improvements and facilities may
include, but are not limited to, the following:

a) Streets and Utilities

A range of individual roadway, utility and related improvement projects, from
repair and resurfacing to major construction or reconstruction, may be under-
taken.

b) . Parks and Open Space

Improvements to, or relocation of existing parks, or the creation of new parks,
open spaces and public plazas may be provided, including the construction of
pedestrian walkways, stairways, lighting, landscaping and general beautifica-
tion improvements for use by the general public.

Rehabilitation of Existing Buildings

The City will encourage the rehabilitation, reconstruction, repair, or remodeling of
public or private buildings and fixtures that are structurally sound and/or historically
significant, and are compatible with the Redevelopment Project.

Roosevelt/Racine Redevelopment Project and Plan

page 30



S
|'
f

!
i

i
i
¥
i

o Ty

n

8.

F.

Job Training and Related Educational Programs

The City may implement programs designed to increase the skills of the labor force to
maximize the employment opportunities within the Project Area.

Taxing Districts Capital Costs

The City may reimburse all or a portion of the costs incurred by certain taxing dis-
tricts in the furtherance of the objectives of this Redevelopment Plan.

Interest Subsidies

Funds may be provided to developers or redevelopers for a portion of interest costs
incwrred by a developer or redeveloper related to the construction. renovation or re-
habilitation of a redevelopment project provided that:

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

(b) such payments in any one year may not exceed 30 percent of the annual interest
costs incurred by the developer or redeveloper with respect to the redevelopment
project during that year;

(c) if there are not sufficient funds available in the special tax allocation fund to make
the payment, then the amounts so due shall accrue and be payable when sufficient
funds are available in the special tax allocation fund; and

(d) the total of such interest payments paid pursuant to the Act may not exceed 30
percent of the total (i) costs paid or incurred by a developer or redeveloper for a
redevelopment project plus (ii) redevelopment project costs excluding any prop-
erty assembly costs and any relocation costs incurred by the City pursuant to the
Act.

* Analysis, Administration, Studies, Surveys, Legal, etc.

_The City may undertake or engage professional consultants, engineers, architects, at-
torneys, etc. to conduct various analyses, studies, surveys, administration or legal
services to establish, implement and manage this Redevelopment Plan.

Redevelopment Project Costs

The various redevelopment expenditures which are eligible for payment or reimbursement un-
der the Act are reviewed below. A list of estimated redevelopment project costs which are
deemed to be necessary to implement this Redevelopment Plan (the “Redevelopment Project
Costs™) is attached as Exhibit I to this Redevelopment Plan.
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1. Eligible Redevelopment Project Costs

Redevelopment project costs include the sum total of all reasonable or necessary costs
incurred. estimated 1o be incurred. or incidental to this Redevelopment Plan pursuant
to the Act. Such costs may include. without limitation, the following:

)

4)
5)
6)

7)

8)

9
10)

Costs of studies, surveys, development of plans and specifications. implementa-
tion and administration of the redevelopment plan including but not limited to.
staff and professional service costs for architectural, engineering, legal. market-
ing, financial, planning or other services, provided that no charges for profes-
sional services are based on a percentage of the tax increment collected;

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

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

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

Financing costs including, but not limited to, all necessary and incidental ex-
penses related to the issuance of obligations and which may include payment of
interest on any obligations issued thereunder accruing during the estimated pe-
riod of construction of any redevelopment project for which such obligations are
1ssued and for a period not exceeding 36 months following completion and in-
cluding reasonable reserves related thereto;

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

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

Payment in lieu of taxes as defined in the Act;

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

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

1. such costs are to be paid directly from the special tax allocation fund es-
tablished pursuant to this Act;

)

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

if there are not sufficient funds available in the special tax allocation fund
to make the payment pursuant to this provision, then the amount so due
shall accrue and be payable when sufficient funds are available in the spe-
cial tax allocation fund; and

LI

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

12) Unless explicitly provided in the Act, the cost of construction of new privately-
owned buildings shall not be an eligible redevelopment project cost.

Ifa special service area has been established pursuant to the Special Service Area Tax
Act, [35 ILCS 235/0.01 et. seq.] then any tax increment revenues derived from the tax
imposed pursuant to the Special Service Area Tax Act may be used within the Project
Area for the purposes permitted by the Special Service Area Tax Act as well as the
purposes permitted by the Act.

2 Estimated Redevelopment Project Costs

A range of redevelopment activities and improvements will be required to implement
this Redevelopment Plan. The activities and improvements and their estimated costs
are set forth in Exhibit I of this Redevelopment Plan.
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Redevelopment Project Costs described in this Redevelopment Plan are intended to
provide an upper estimate of expenditures. Within this upper estimate. adjustments
may be made in line items without amending this Redevelopment Plan. The estimated
costs depicted in this Redevelopment Plan are estimated costs for potential redevelop-
ment activities and are not actual commitments, budgetary authority, encumbrances or
expenditures on the part of the City, or any of its constituent departments or agencies.
Total Redevelopment Project Costs as described in Exhibit I do not include private re-
development costs, or costs financed from non-TIF public resources.

The City requires that developers who receive TIF assistance for market rate housing
set aside twenty percent (20%) of the units to meet affordability criteria established by
the City's Department of Housing. Generally, this means the affordable for-sale units
should be priced at a level that is affordable to persons earning no more than one hun-
dred and twenty percent (120%) of the area median income, and affordable rental units
should be affordable to persons earning no more than eighty percent (80%) of the area
median income.

G.  Sources of Funds to Pay Redevelopment Project Costs

Funds necessary to pay for Redevelopment Project Costs and secure municipal obligations is-
sued for such costs are to be derived primarily from Incremental Property Taxes. Other sources
of funds which may be used to pay for Redevelopment Project Costs or secure municipal obli-
gations are land disposition proceeds, state and federal grants, investment income, private fi-
nancing and other legally permissible funds the municipality may deem approprate. The City
may incur Redevelopment Project Costs which are paid for from funds of the City other than
incremental taxes, and the City may then be reimbursed for such costs from incremental taxes.
Also, the City may permit the utilization of guarantees, deposits and other forms of security
made available by private sector developers. Additionally, the City may utilize revenues, other
than State sales tax increment revenues, received under the Act from one redevelopment project
area for eligible costs in another redevelopment project area that is either contiguous to, or is
separated only by a public right-of-way from, the redevelopment project area from which the
revenues are received.

The Project Area may, in the future, be contiguous to, or be separated only by a public right of
way from, other redevelopment project areas created under the Act. The City may utilize net in-
cremental property taxes received from the Project Area to pay eligible redevelopment project
costs, or obligations issued to pay such costs, in other contiguous redevelopment project areas,
or those separated only by a public right of way, and vice versa. The amount of revenue from the
Project Area made available to support such contiguous redevelopment project areas, or those
separated only by a public right of way, when added to all amounts used to pay eligible Rede-
velopment Project Costs within the Project Area, shall not at any time exceed the total Redevel-
opment Project Costs described in this Redevelopment Plan.

The Project Area may become contiguous to, or be separated only by a public right of way from,
redevelopment project areas created under the Industrial Jobs Recovery Law (65 ILCS




3/11-74.6-1, 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 in-
terdependent with those of the Project Area. the City may determine that it is in the best inter-
ests of the City and in the furtherance of the purposes of the Redevelopment Plan that net reve-
nues from the Project Area be made available to support any such redevelopment project areas.
The City theretore proposes to utilize net incremental revenues received from the Project Area
to pay eligible redevelopment project costs (which are eligible under the Industrial Jobs Recov-
erv Law referred to above) in any such areas, and vice versa. Such revenues may be transferred
or loaned between the Project Area and such areas. The amount of revenue from the Project
Area so made available, when added to all amounts used to pay eligible Redevelopment Project
Costs within the Project Area or other areas as described in the preceding paragraph, shall not at
any time exceed the total Redevelopment Project Costs described in Exhibit I of this Redevel-
opment Plan.

H.  Issuance of Obligations

The City may issue obligations secured by Incremental Property Taxes pursuant to Section 11-
74.4-7 of the Act. To enhance the security of a municipal obligation the City may pledge its full
faith and credit through the issuance of general obligation bonds. Additionally, the City may
provide other legally permissible credit enhancements to any obligations issued pursuant to the
Act.

All obligations issued by the City pursuant to this Redevelopment Plan and the Act shall be re-
tired within 23 years from the adoption of the ordinance approving the Project Area and the Re-
development Plan, such ultimate retirement date occurring in the year 2021. Also, the final
maturity date of any such obligations which are issued may not be later than 20 years from their
respective dates of issue. One or more series of obligations may be sold at one or more times in
order to implement this Redevelopment Plan. Obligations may be issued on a parity or subordi-
nated basis.

In addition to paying Redevelopment Project Costs, Incremental Property Taxes may be used
for the scheduled retirement of obligations, mandatory or optional redemptions, establishment
of debt service reserves and bond sinking funds. To the extent that Incremental Property Taxes
are not needed for these purposes, any excess Incremental Property Taxes shall then become
available for distribution annually to taxing districts having jurisdiction over the Project Area in
the manner provided by the Act.

L Valuation of the Project Area
1. Most Recent EAYV of Properties in the Project Area

The most recent (1996) EAV of all taxable parcels within the Project Area is estimated
to be $6,018,800. This 1996 EAV is subject to verification by the County Clerk. After
verification, the final figure shall be certified by the County Clerk. This certified amount
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shall become the Certified Initial EAV from which all Incremental Property Taxes in the
Project Area will be calculated by the County. The 1996 EAV of the Project Area is
summarized in Exhibit II: /996 E4V by Tax Parcel: Project Area.

[f the 1997 EAVfigures for all taxable parcels within the ProjectArea shall become
available prior to the date of the adoption of the Redevelopment Plan by the City
Council. the City may update the Redevelopment Plan by replacing the 1996 EAV with
the 1997 EAV without further City Council action.

Anticipated Equalized Assessed Valuation

By the tax year 2013 (collection year 2014), the assumed end of a 15 year buildout pe-
riod and following the construction of mixed-income residential developments, com-
mercial developments and redevelopment, roadway and utility improvements, installa-
tion of additional and upgraded lighting, improved signage and landscaping, etc. and

. substantial completion of potential Redevelopment Projects, as currently anticipated, the

EAV of the Project Area is estimated to total approximately $84 million. Uses for reve-
nue collected based on the increased EAV after the buildout period will depend on the
method used to finance redevelopment activities, and the additional actions that may
need to be taken by the City in furtherance of the Plan. Such actions may include assist-
ing private redevelopment or providing public improvements. No surplus can be de-
clared until all obligations are retired, and all Redevelopment Project Costs have been
incurred. Once all obligations incurred have been satisfied, and all Redevelopment Proj-
ect Costs have been incurred the Redevelopment Project can be dismantled.

Estimates are based on several key assumptions, including: 1) redevelopment of the
Project Area will occur in a timely manner; 2) inflation of EAV of 2% per triannuai reas-
sessment period; 3) approximately 2.5 million square feet of taxable residential space
will be constructed in the Project Area; 4) approximately 406,000 square feet of com-
mercial space will be constructed in the Project Area; 5) approximately 979,000 square
feet of land, formerly tax exempt status, will be placed on the tax rolls and; 6) the five
year average state equalization factor of 2.1240 (tax years 1992 through 1996) is used in
all years to calculate estimated EAV.

-




a
|

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

As described in Section /IT of this Redevelopment Plan. the Project Area as a whole is adversely
impacted by the presence of numerous blight factors that are reasonably distributed throughout
the Project Area. These factors are widespread within the Project Area and represent major im-
pediments to sound growth and development.

The decline and lack of private investment in the Project Area are evidenced by the following:

The Physical Condition of the Project Area

e Specifically, the age of structures, dilapidation, obsolescence, deterioration, the illegal use
of individual structures, the presence of structures below minimum code standards. exces-
sive vacancies, overcrowding of structures and community facilities, a lack of ventilation,
light, or sanitary facilities, inadequate utilities, excessive land coverage, deleterious land-
use or lay-out, depreciation of physical maintenance and a lack of community planning

e From January 1, 1993 through December 1997, 195 building code violations have been
cited within the Project Area by the City of Chicago Department of Buildings

Lack of New Construction by Private Enterprise

e Within the last five years, only 8 building permits have been issued for the construction of
new structures in the Project Area. These permits represent an estimated $627,460 in
building projects. However, only S of these permits, representing an estimated $263,000 in
building projects, are attributable to private investment. The remaining permits represent
publicly funded construction projects.

Lack of Renovation by Private Enterprise

o There has been no large-scale, comprehensive rehabilitation of existing private buildings
within the Project Area for at least five years.

e Over the last 5 years, more than 97% of the dollar value of all projects requiring building

" permits, inclusive of new construction, rehabilitation of existing structures and work per-

formed to bring building into compliance with code, has been attributable to public spend-
ing and not due to private investment.

e Nine building permits issued over the last 5 years, representing a total estimated project cost

of $124,650, are for repairs done by the order of the City of Chicago Department of Build-
Ings.

Assessed Values that Fail to Keep Pace with the City as a Whole
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Between 1991 and 1996, the assessed valuation (the “AV™) of the privately held taxable
property within the Project Area decreased by 12.25% (from $3.187.660 10 $2.797.230).
while the AV of the City as a whole increased by 7.13% during the same period (from
$13.349.817.293 10 $14.301.833.033).

Between 1991 and 1996. the EAV of the privately held taxable property within the Project
Area decreased by 8% (from $6.542.035 to $6,018.800). Over this same period. the EAV of
the City as a whole increased by 12.32% (from $27,397,830,030 to0 $30,773.301.521).

Impediments to Future Development

Development of the Project Area cannot be reasonably anticipated without intervention
from the City and adoption of this Redevelopment Plan due to the following impediments:

Incentive to maintain or upgrade properties is reduced by the overall appearance of disin-
vestment and blight associated with the overall Project Area.

Street conditions, within much of the Project Area, are poor and lacking curbs, gutters and
street lights.

The diversity of ownership of land needed to be assembled for any large scale redevelop-
ment along the Ashland Avenue and Roosevelt Road Frontages.

Problems Symptomatic of a Lack of Private and Public Investment
According to the July 17, 1997 Redevelopment Fact Sheet, prepared by the CHA:
The overall occupancy rate of ABLA is only 57%.

ABLA is characterized by the manifestations of a lack of maintenance of building exteriors
as well as advanced deterioration of all building systems.

The CHA has been cited for numerous code violations throughout the development.

On average the crime rate of ABLA is 5 times higher than that of the City.

Contained in the- Act is the provision that TIF may only be used if the Project Area were not to
be reasonably expected to be redeveloped “but for” the use of TIF. The preceding statements
are meant as supporting evidence to meet this “but for” test.

The Project Area is a blighted area as evidenced in the accompanying Eligibility Study, Exhibit
[II. The Project Area on the whole has not been subject to growth and development through
investtment by private enterprise and is not reasonably expected to be re-developed without the
efforts and leadership of the City and the adoption of this Redevelopment Plan for the Project
Area.
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VII. FINANCIAL IMPACT

Without the adoption of the Redevelopment Plan and TIF. the Project Area is not reasonably
expected to be redeveloped by private enterprise. In the absence of City-sponsored redevelop-
ment initiatives. there is a prospect that blight factors will continue to exist and spread. and the
Project Area on the whole and adjacent properties will become less attractive for the mainte-
nance and improvement of existing buildings and sites. In the absence of City-sponsored rede-
velopment initiatives, erosion of the assessed valuation of property in and outside of the Project
Area could lead to a reduction of real estate tax revenue to all taxing districts.

Section V of this Redevelopment Plan describes the comprehensive, area-wide Redevelopment
Project proposed to be undertaken by the City to create an environment in which private in-
vestment can occur. The Redevelopment Project will be staged over a period of years consistent
with local market conditions and available financial resources required to complete the various
redevelopment improvements and activities as well as Redevelopment Projects set forth in this
Redevelopment Plan. Successful implementation of this -Redevelopment Plan 1s expected to
result in new private investment in rehabilitation of buildings and new construction on a scale
sufficient to eliminate problem conditions and to return the area to a long-term sound condition.

The Redevelopment Project is expected to have significant positive financial impacts on the
taxing districts affected by this Redevelopment Plan. After the completion of all redevelopment
improvements and activities, Redevelopment Projects and the payment of all Redevelopment
Project Costs and municipal obligations, the taxing districts will benefit from the enhanced tax
base which results from the increase in EAV caused by the Redevelopment Projects.

Roosevelt/Racine Redevelopment Project and Plan




VIII. DEMAND ON TAXING DISTRICT SERVICES

The following major taxing districts presently levy taxes against non-exempt properties located
within the Project Area:

Cock County. The County has principal responsibility for the protection of persons and

property, the provision of public health services and the maintenance of County high-
ways.

Cook County Forest Preserve District. The Forest Preserve District is responsible for
acquisition, restoration and management of lands for the purpose of protecting and pre-

serving open space in the City and County for the education, pleasure and recreation of
the public.

Metropolitan Water Reclamation District of Greater Chicago. This district provides the
main trunk lines for the collection of waste water from cities, villages and towns, and
for the treatment and disposal thereof.

Chicago Community College District 508. This district is a unit of the State of [ilinois’
system of public community colleges, whose objective is to meet the educational needs

of residents of the City and other students seeking higher education programs and serv-
ices. ’

Board of Education of the City of Chicago. General responsibilities of the Board of
Education include the provision, maintenance and operations of educational facilities
and the provision of educational services for kindergarten through twelfth grade.

Chicago Park District. The Park District is responsible for the provision, maintenance

and operation of park and recreational facilities throughout the City and for the provi-
sion of recreation programs.

Chicago School Finance Authority. The Authority was created in 1980 to exercise
oversight and control over the financial affairs of the Board of Education.

City of Chicago. The City is responsible for the provision of a wide range of municipal
services, including: police and fire protection; capital improvements and maintenance;
water supply and distribution; sanitation service; building, housing and zoning codes,
etc.

In addition to the major taxing districts summarized above, the City of Chicago Library Fund
has taxing jurisdiction over part or all of the Project Area. The City of Chicago Library Fund
was formerly a separate taxing district from the City. While it no longer extends taxing levies
as a separate taxing agency it continues to exist for the purpose of receiving delinquent taxes.
The Library Fund now levies taxes as a fund within the total rate of the City of Chicago.
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A Impact of the Redevelopment Project

The replacement of vacant and underutilized properties within the Project Area may cause in-
creased demand for services and/or capital improvements to be provided by the Metropolitan
Water Reclamation District, the City and possibly the Chicago Public Schools. The nature of
the estimated increased demands on these taxing districts are described below:

Metropolitan Water Reclamation District of Greater Chicago. The CHA's construction

of new replacement housing within the ABLA development along with the rehabilita-

tion of many dwelling units may increase occupancy levels in ABLA. In addition. a

possible resurgence of viable commercial properties in the Project Area may cause in-

creased demand for the services and/or capital improvements provided by the Metro-
. politan Water Reclamation District.

City of Chicago. The replacement of vacant and underutilized properties with new and
rehabilitated residential dwelling units along with resulting business development may
increase the demand for services and programs provided by the City, including police
protection, fire protection, sanitary collection, recycling, etc.

Chicago Public Schools. The addition to and rehabilitation of the housing stock within
the Project Area may result in an increased population of school aged children. Capacity
for additional students exists at schools within the Redevelopment Project Area, as well
as at schools in the vicinity of the Project Area. However, the extent to which unused
capacity is actually suitable for use has not been determined.

B.  Program to Address Increased Demand for Services or Capital Improve-
ments

The folloWing activities represent the City’s program to address increased demand for services
or capital improvements provided by the impacted taxing districts.

As it is eéxpected that any increase in demand for treatment of sanitary and storm sewage asso-
ciated with the Project Area can be adequately handled by existing treatment facilities main-
tained and operated by the Metropolitan Water Reclamation District, no assistance is proposed
for the Metropolitan Water Reclamation District.

If it is determined that actions on the part of the City which are directly linked to this Redevel-
opment Plan increase the demand on the Chicago Public Schools beyond their existing capacity
at facilities with attendance areas which overlap with any portion of the Project Area the City
may compensate the Chicago Public Schools for some portion of their increased costs, provided

they are TIF eligible expenses.
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If it is determined that actions on the part of the City which are directly linked to this Redevel-
opment Plan increase the demand on the Chicago Park District at facilities within the Project
Area the City may compensate the Chicago Park District for some portion of their increased
costs. provided they are TIF eligible expenses.

This proposed program to address increased demand for services or capital improvements pro-
vided by some or all of the impacted taxing districts is contingent upon: (i) the Redevelopment
Project occurring as anticipated in this Redevelopment Plan, (ii) the Redevelopment Project
resulting in demand for services sufficient to warrant the allocation of Redevelopment Project
Costs; and (iii) the generation of sufficient Incremental Property Taxes to pay for the Redevel-
opment Project Costs listed above. In the event that the Redevelopment Project fails to material-
ize, or involves a different scale of development than that currently anticipated. the City may
revise this proposed program to address increased demand, to the extent permitted by the Act,
without amending this Redevelopment Plan.

Exhibit I to this Redevelopment Plan illustrates the preliminary allocation of Redevelopment
Project Costs.

Roosevelt/Racine Redevelopment Project and Plan

———— AT}



[X. CONFORMITY OF THE REDEVELOPMENT PLAN FOR
) THE PROJECT AREA TO LAND USES APPROVED BY
THE PLANNING COMMISSION OF THE CITY

This Redevelopment Plan and the Redevelopment Project described herein include the general-
ized land uses set forth in Figure 2. as approved by the Chicago Plan Commission prior to the
i adoption of the Redevelopment Plan by the City Council of the City.
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| X. PHASING AND SCHEDULING

A phased implementation strategy will be utilized to achieve comprehensive and coordinated
redevelopment ot the Project Area.

[t is anticipated that City expenditures for Redevelopment Project Costs will be carefully staged
- on a reasonable and proportional basis to coincide with Redevelopment Project expenditures by
| private developers and the receipt of Incremental Property Taxes by the City.
4

Estimates of anticipated EAV assume a buildout period for improvements of 15 years; the
maximum legal life of a TIF is 23 years. All obligations incurred as a result of this Plan must
be met within the 23 year maximum life of the TIF. It is currently assumed that tax increment
revenues will be used every year of this TIF's existence to fund eligible Redevelopment Project
Costs.

§
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XI. PROVISIONS FOR AMENDING THIS
| REDEVELOPMENT PLAN

i ' This Redevelopment Plan may be amended pursuant to the Act.
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XII. COMMITMENT TO FAIR EMPLOYMENT PRACTICES,
| AFFIRMATIVE ACTION PLAN AND PREVAILING
WAGE AGREEMENT

E The City is commutted to and will affirmatively implement the following principles with respect
to this Redevelopment Plan:

A) The assurance of equal opportunity in all personnel and employment actions. includ-
1 ing, but not limited to: hiring, training, transfer, promotion, discipline, fringe benetits, sal-
ary, employment working conditions, termination, etc., without regard to race, color, relig-
ion, sex, age, handicapped status, national origin, creed or ancestry.

B) Redevelopers will meet City of Chicago standards for participation of Minority Busi-
ness Enterprises and Woman Business Enterprises, the City Resident Construction Worker

Employment Requirement, and the prevailing wage requirement as required in redevelop-
ment agreements.

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

g In order to implement these principles, the City shall require and promote equal employment
practices and affirmative action on the part of itself and its contractors and vendors. In particu-

J lar, parties engaged by the City shall be required to agree to the principles set forth in this sec-
i tion.
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Analysis, Administration,
Studies, Surveys, Legal, etc.

Property Assembly
-Acquisition
-Site Prep and Demolition
-Environmental Remediation

Rehabilitation of Existing Buildings

Public Works & Improvements'
-Streets and Utilities
-Parks and Open Space
-Public Facilites

Relocation Costs

Job Training

Developer/Interest Subsidy

TOTAL™

Esti

ate

ost
1,000,000
6,000,000
1,500,000
2,000,000
1,000,000

10,000,000
6,000,000

10,000,000
2,000,000

6,500,000

1,000,000

47,000,000

[1.] This category may aiso include reimbursing capital costs of téxing districts impacted by the redevelopment of the Project:

‘Area. As permitted by the Act, the City may pay, or reimburse all, or a portion of the Board of Education's and the Park

‘District's capital costs resulting from the Redevelopment Project, pursuant to a written agreement by the City accepting and
'apprcving such costs.

‘to Total Project Costs.

.[3.] The amount of the Total Redevelopment Costs that can be incurred in the Project Area will be reduced by the amount of
_redevelopment project costs incurred in contiguous redevelopment project areas, or those separated from the Project Area
‘only by a public right of way, that are permitted under the Act to be paid, and are paid, from incremental property taxes
E’generated in the Project Area, but will not be reduced by the amount of redevelopment project costs incurred in the Project

{2.] Total Redeveiopment Costs exclude any additional financing costs, including any interest expense, capitalized interest
‘and costs associated with optional redemptions. These costs are subject to prevailing market conditions and are in addition

¢Area which are paid from incremental property taxes generated in contiguous redevelopment project areas or those

iseparated from the Project Area only by a public right of way.
|
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| EXHIBIT II: ESTIMATED EQUALIZED ASSESSED VALUATION BY TAX PARCEL
e ROOSEVELT/RACINE TIF

CHICAGO, ILLINOIS
N 1996
Z Count PINs EAV
’ 1 17-17-320-001-0000 Exempt
2 17-17-320-002-0000 Exempt
» 3 17-17-321-001-0000 Exempt
4 17-17-322-009-0000 Exempt
3 17-17-323-001-0000 Exempt
6 17-17-332-005-0000 Exempt
7 17-17-333-001-0000 Exempt
8 17-17-333-002-0000 Exempt
9 17-17-333-003-0000 Exempt
! 10 17-17-333-004-0000 Exempt
1 17-17-333-005-0000 Exempt
12 17-17-333-006-0000 Exempt
1B 17-17-334-003-0000 Exempt
‘ 14 17-17-334-004-0000 Exempt
| 15 17-17-334-005-0000 Exempt
} 16 17-20-100-006-0000 34,102
17 17-20-100-007-0000 25,650
% 18 17-20-100-008-0000 3,344
19 17-20-100-009-0000 3,344
: 20 17-20-100-010-0000 3,344
% 21 17-20-100-011-0000 Exempt
22 17-20-100-012-0000 3,344
| 23 17-20-100-013-0000 3,344
- 24 17-20-100-014-0000 5,016
: 25 17-20-100-015-0000 20,103
| 26 17-20-100-016-0000 44,831
27 17-20-100-017-0000 3,344
| 28 17-20-100-018-0000 3,344
29 17-20-100-019-0000 32,514
30 17-20-100-020-0000 38,104
j 31 17-20-100-021-0000 9,403
32 17-20-100-022-0000 3,387
| 33 17-20-100-023-0000 3,387
34 17-20-100-024-0000 4,450
35 17-20-100-042-0000 Exempt

Trkla, Pettigrew, Allen and Pavne. Inc.



s

T
(W)
=

- iy~ ONQ

17-20-100-043-0000
17-20-100-044-0000
17-20-100-045-0000
17-20-100-046-0000
17-20-101-001-0000
17-20-101-002-0000
17-20-101-003-0000
17-20-101-004-0000
17-20-101-005-0000
17-20-101-006-0000
17-20-101-007-0000
[7-20-101-008-0000
17-20-101-009-0000
17-20-101-010-0000
17-20-101-011-0000
17-20-101-012-0000
17-20-101-039-0000
17-20-101-040-0000
17-20-101-041-0000
17-20-102-001-0000
17-20-102-002-0000
17-20-102-003-0000
17-20-102-004-0000
17-20-102-007-0000
17-20-102-008-0000
17-20-102-009-0000
17-20-102-010-0000
17-20-102-011-0000
17-20-102-012-0000
17-20-102-013-0000
17-20-102:014-0000
17-20-102-015-0000
17-20-102-016-0000
17-20-102-017-0000
17-20-102-018-0000
17-20-102-019-0000
17-20-102-020-0000
17-20-102-021-0000
17-20-102-045-0000
17-20-102-046-0000
17-20-102-047-0000

Trkla, Pettigrew, Allen and Payne, Inc.

1996

Exempt
Exempt
Exempt
216.020
3.382
9.713
7.682
14.632
36,979
47,701
17,016
70,552
18,761
22,513
23271
7.542
Exempt
48,220
Exempt
28,611
8,689
8,437
45,631
6,731
3,662
3,662
3,761
Exempt
3,484
12,964
12.964
17,513
6,827
3,344
7,311
15,877
17,715
22,518
Exempt
Exempt
Exempt
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| 77 17-20-102-048-0000 Exempt
78 17-20-102-049-0000 Exempt

| 79 17-20-102-050-0000 Exempt

! 80 17-20-102-051-0000 Exempt
;, 81 17-20-102-052-0000 Exempt

3 82 17-20-102-053-0000 214.727

' 83 17-20-103-001-0000 41.168
} 84 17-20-103-002-0000 8.265

é 85 17-20-103-003-0000 8.265
86 17-20-103-004-0000 10,808

7 87 17-20-103-005-0000 10,974
88 17-20-103-006-0000 8,557

89 17-20-103-007-0000 8,585

90 17-20-103-008-0000 4,355

91 17-20-103-009-0000 4,355

! 92 17-20-103-010-0000 19.537
93 17-20-103-011-0000 4,355
] 94 17-20-103-012-0000 8,710
' 3 95 17-20-103-013-0000 4355
’ 96 17-20-103-014-0000 20,596
| 97 17-20-103-015-0000 4,355
B 98 17-20-103-046-0000 Exempt
99 17-20-103-047-0000 Exempt

100 17-20-103-048-0000 52,099

101 17-20-103-050-0000 86,769

102 17-20-104-001-0000 Exempt

103 17-20-104-002-0000 8,691

104 17-20-104-003-0000 9,508

s? 105 17-20-104-004-0000 11,525
: 106 17-20-104-022-0000 Exempt
} 107 17-20-104-023-0000 Exempt

| 108 17-20-104-024-0000 Exempt

) 109 17-20-104-025-0000 Exempt
i 110 17-20-104-026-0000 Exempt
111 17-20-104-027-0000 Exempt

| 112 17-20-104-047-0000 Exempt
113 17-20-104-048-0000 Exempt

' 114 17-20-104-049-0000 . Exempt
115 17-20-104-050-0000 : Exempt
116 17-20-105-009-0000 Exempt
117 17-20-105-010-0000 Exempt
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05-011-0000
05-020-0000
05-021-0000
05-022-0000
03
0

!
-20-1
1
l
103-023-0000
105-024-0000
17-20-105-025-0000
[7-20-105-026-0000
17-20-105-027-0000
17-20-105-028-0000
17-20-105-029-0000
17-20-105-030-0000
17-20-105-031-0000
17-20-105-032-0000
17-20-105-033-0000
17-20-105-034-0000
17-20-105-035-0000
17-20-105-036-0000
17-20-105-037-0000
17-20-105-038-0000
17-20-105-039-0000
17-20-105-040-0000
17-20-105-041-0000
17-20-105-042-0000
17-20-105-043-0000
17-20-105-044-0000
17-20-105-045-0000
17-20-105-047-0000
17-20-105-048-0000
17-20-106-056-0000
17-20-106-057-0000
17-20-106-058-0000
17-20-106-059-0000
17-20-106-060-0000
17-20-106-061-0000
17-20-107-046-0000
17-20-108-001-0000
17-20-108-002-0000
17-20-108-003-0000
17-20-108-004-0000
17-20-108-005-0000

17-20-
17-20-
17-20-
[7-20-
17-20-
17-20-

r_

EAV
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt

29,653
2,806
4,346
4,346

Exempt
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163
164
163
166
167
168
169
170
171
172
173
174
173
176
177
178
179
180
181
182
183
184
185
186
187
188
189
190
191
192
193
194
195
196
197
198
199
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17-20-108-022-0000
17-20-108-023-0000
17-20-108-044-0000
17-20-108-043-0000
17-20-100-001-0000
[7-20-109-002-0000
17-20-109-003-0000
[7-20-109-004-0000
17-20-109-003-0000
17-20-109-006-0000
17-20-109-007-0000
17-20-109-008-0000
17-20-109-009-0000
17-20-109-010-0000
17-20-109-011-0000
17-20-109-012-0000
17-20-109-013-0000
17-20-105-014-0000
17-20-109-015-0000
17-20-109-016-0000
17-20-109-017-0000
17-20-109-018-0000
17-20-109-019-0000
17-20-109-020-0000
17-20-109-021-0000
17-20-109-022-0000
17-20-109-023-0000
17-20-109-024-0000
17-20-109-025-0000
17-20-109-026-0000
17-20-109-027-0000
17-20-109-028-0000
17-20-109-029-0000
17-20-109-030-0000
17-20-109-031-0000
17-20-109-032-0000
17-20-109-033-0000
17-20-109-034-0000
17-20-109-035-0000
17-20-109-036-0000
17-20-109-037-0000

1996

Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt



ki M
i

[SOTNN NS T S A B (S R (U I S B BN |
L) LI W LI L LI L) W W
O 0 =) O W LN e

(3]
5
<o

Trkia, Pettigrew, Allen and Payne, Inc.

7/27/98

o WPINs e e
17-20-109-038-0000

17-20-109-039-0000
[7-20-109-040-0000
17-20-109-041-0000
17-20-109-042-0000
17-20-109-043-0000
17-20-110-051-0000
17-20-111-0035-0000
17-20-111-013-0000
17-20-111-014-0000
17-20-111-015-0000
17-20-111-022-0000
17-20-111-023-0000
17-20-111-024-0000
17-20-111-025-0000
17-20-111-026-0000
17-20-111-027-0000
17-20-112-001-0000
17-20-112-002-0000
17-20-112-003-0000
17-20-112-004-0000
17-20-112-005-0000
17-20-112-006-0000
17-20-112-009-0000
17-20-112-010-0000
17-20-112-011-0000
17-20-112-012-0000
17-20-112-013-0000
17-20-112-037-0000
17-20-112-038-0000
17-20-112-039-0000
17-20-112-040-0000
17-20-112-041-0000
17-20-113-001-0000
17-20-113-002-0000
17-20-113-003-0000
17-20-113-004-0000
17-20-113-005-0000
17-20-113-006-0000
17-20-113-007-0000
17-20-113-008-0000

,E ?&:V;sz:z«;«aew e e TS T e

Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
10,410
3,060
4,164
69,941
10,412
46,944
846

846

846
9,005
64,794
14,040
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
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279
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17-20-113-009-0000
17-20-113-010-0000
17-20-113-011-0000
17-20-113-012-0000
17-20-113-013-0000
17-20-113-014-0000
17-20-113-015-0000
17-20-113-016-0000
17-20-113-017-0000
17-20-113-018-0000
17-20-113-019-0000
17-20-113-020-0000
17-20-113-045-0000
17-20-114-044-0000
17-20-115-048-0000
17-20-115-049-0000
17-20-116-001-0000
17-20-116-002-0000
17-20-116-003-0000
17-20-116-004-0000
17-20-116-005-0000
17-20-116-006-0000
17-20-116-008-0000
17-20-116-009-0000
17-20-116-010-0000
17-20-116-011-0000
17-20-116-046-0000
17-20-116-047-0000
17-20-116-048-0000
17-20-116-049-0000
17-20-116-050-0000
17-20-116-051-0000
17-20-117-050-0000
17-20-117-051-0000
17-20-118-024-0000
17-20-118-025-0000
17-20-118-026-0000
17-20-118-027-0000
17-20-119-001-0000
17-20-119-002-0000
17-20-119-003-0000

1996 e

EAV
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt

9,369
2,840
17,280
16,349
12,060
12,265
Exempt
2,840
7,675
Exempt
Exempt
1,754
1,874
4,312
41,231
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
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1996

7-20-119-004-0000

17-20-119-005-0000
17-20-119-006-0000
17-20-119-007-0000
17-20-119-008-0000
17-20-119-009-0000
17-20-119-010-0000
17-20-119-011-0000
17-20-119-012-0000
17-20-119-013-0000
17-20-119-014-0000
17-20-119-015-0000
17-20-119-019-0000
17-20-119-020-0000
17-20-119-021-0000
17-20-119-022-0000
17-20-119-023-0000
17-20-119-024-0000
17-20-119-025-0000
17-20-119-026-0000
17-20-119-027-0000
17-20-119-028-0000
17-20-119-029-0000
[7-20-119-030-0000
17-20-119-031-0000
17-20-119-032-0000
17-20-119-033-0000
17-20-120-001-0000
17-20-121-022-0000
17-20-121-023-0000
17-20-121-033-0000
17-20-121-034-0000
17-20-121-035-0000
17-20-121-036-0000
17-20-121-040-0000
17-20-122-040-0000
17-20-122-041-0000

17-20-123-037-0000

17-20-124-001-0000
17-20-124-002-0000
17-20-124-003-0000

Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
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356
357
358
359
360
361
362
363

Trkla, Pettigrew, Allen and Payne, Inc.

7/27/98

PINs

17-20-124-005-0000
17-20-124-006-0000
17-20-124-007-0000
17-20-124-008-0000
17-20-124-009-0000
17-20-124-010-0000
17-20-124-011-0000
17-20-124-012-0000
17-20-124-013-0000
17-20-124-014-0000
17-20-124-019-0000
17-20-124-020-0000
17-20-125-001-0000
17-20-125-002-0000
17-20-125-003-0000
17-20-125-004-0000
17-20-125-005-0000
17-20-125-006-0000
17-20-125-007-0000
17-20-125-008-0000
17-20-125-009-0000
17-20-125-010-0000
17-20-125-011-0000
17-20-126-001-0000
17-20-126-002-0000
17-20-126-003-0000
17-20-126-004-0000
17-20-126-005-0000
17-20-126-006-0000
17-20-127-001-0000
17-20-127-002-0000
17-20-127-003-0000
17-20-127-004-0000
17-20-127-005-0000
17-20-127-006-0000
17-20-127-007-0000
17-20-127-008-0000
17-20-127-009-0000
17-20-127-010-0000
17-20-127-011-0000

11,473
20,529
153,468
Exempt
Exempt
244,001
1,407
1,407
1,407
1,407
1,407
1,407
1,407
1,407
1,407
1,407
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" 17.50-127-012-0000

17-20-127-013-0000
17-20-127-014-0000
17-20-127-015-0000
17-20-128-018-0000
17-20-128-020-0000
17-20-128-021-0000
17-20-128-022-0000
17-20-129-001-0000
17-20-129-002-0000
17-20-129-003-0000
17-20-200-014-0000
17-20-200-062-0000
17-20-200-063-0000
17-20-200-064-0000
17-20-201-021-0000
17-20-201-026-0000
17-20-201-027-0000
17-20-201-029-0000
17-20-201-030-0000
17-20-201-032-0000
17-20-201-033-0000
17-20-201-034-0000
17-20-201-035-0000
17-20-201-036-0000
17-20-202-024-0000
17-20-202-025-0000
17-20-202-026-0000
17-20-202-027-0000
17-20-202-028-0000
17-20-202:029-0000
17-20-202-030-0000
17-20-202-031-0000
17-20-202-032-0000
17-20-202-033-0000
17-20-202-034-0000
17-20-202-035-0000
17-20-202-036-0000
17-20-202-037-0000
17-20-202-038-0000
17-20-202-049-0000

o AV

1996

1.407
1.407
1,407
291.321
463.332
126.462
87.974
7,903
6,208
3,212
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt

1,407
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17-20-202-053-0000

105
406
107
408
409
410
411
412
413
414
415
416
417
418
419
420
421
422
423
424
425
426
427
428
429
430
431
432
433
434
435
436
437
438
439
440
441
442
443
444
445

Trkla, Pettigrew, Allen and Payne, [nc.

7/27/98

PINs...

17-20-202-054-0000
17-20-202-055-0000
17-20-202-036-0000
17-20-202-0357-0000
17-20-207-045-0000
17-20-208-041-0000
17-20-209-022-0000
17-20-210-002-0000
17-20-210-003-0000
17-20-210-004-0000
17-20-210-005-0000
17-20-210-006-0000
17-20-210-007-0000
17-20-210-008-0000
17-20-210-009-0000
17-20-210-010-0000
17-20-210-017-0000
17-20-210-018-0000
17-20-210-036-0000
17-20-210-039-0000
17-20-210-040-0000
17-20-210-041-0000
17-20-211-037-0000
17-20-211-038-0000
17-20-211-040-0000
17-20-212-001-0000
17-20-212-002-0000
17-20-212-003-0000
17-20-212-004-0000
17-20-212-005-0000
17-20-212-006-0000
17-20-212-007-0000
17-20-212-008-0000
17-20-212-009-0000
17-20-213-088-0000
17-20-213-090-0000
17-20-213-092-0000
17-20-214-016-0000
17-20-214-020-0000
17-20-220-061-0000

1996

Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
494.140
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
299,095
Exempt
Exempt
18,363
8,183
8,884
4,551
4,056
5,831
4,813
3,630
4,859
308,864
328,971
Exempt
128,588
241,735
167,824
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446 17-20-220-062-0000
447 17-20-220-065-0000
448 17-20-300-007-0000
149 17-20-300-023-0000

1996

10,823
644.273
Exempt
Exempt

rT'otal 5 $

6.018.800
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The purpose of this study is to determine whether the Roosevelt/Racine Redevelopment Project Area
(the “Project Area”) qualifies for designation as a "blighted area” within the definitions set forth in the
Tax Increment Allocation Redevelopment Act (the “Act”). The Act 1s found in Illinois Compiled
Statutes, Chapter 65, Act 5, Section 11-74 .4-1 et. seq., as amended.

The findings presented in this study are based on surveys and analyses conducted by Ray/Dawson, P.C,,
CHA staff and Trkla, Pettigrew, Allen & Payne, Inc. ("TPAP”) for the Project Area of approximately
211.6 acres located one and one half miles southwest of the central business district of Chicago, Illinois.

The Project Area is an improved area that encompasses 47 tax blocks and 449 tax parcels of various sizes.
The Project Area is generally bounded by portions of Cabrini Street and Roosevelt Road on the north; -
portions of Racine Street, Morgan Street and Blue Isiand Avenue on the east; 15th Street and 14th
Place on the south: and a portion of Ashland Avenue and Loomis Street on the west.

The boundaries of the Project Area are shown on Figure 1, Boundary Map. A more detailed description of
the Project Area is presented in Section II, The Roosevelt/Racine Project Area.

Figure 2, Current Generalized Land Use, demonstrates a generalized view of current land use patterns
WIULIN UlE FTOJECT ATed. 1M1s Ngure 1s generdllzed and does not consiliuie e iotalily of land uses on a
parcel by parcel basis within the Project Area.

As set forth in the Act, a "redevelopment project area” means an area designated by the municipality
which is not less in the aggregate than 1'% acres, and in respect to which the municipality has made a
finding that there exist conditions which cause the area to be classified as an industrial park
conservation area or a blighted area or a conservation area, or a combination of both blighted and
conservation areas. The Project Area exceeds the minimum acreage requirements of the Act.

As set forth in the Act, "conservation area" means any improved area within the boundaries of a
redevelopment project area located within the territorial limits of the municipality in which 50% or
more of the structures in the area have an age of 35 years or more. Such an area is not yet a blighted
area but because of a combination of three or more of the following factors--dilapidation;
obsolescence; deterioration; illegal use of individual structures; presence of structures below minimum
code standards; abandonment; excessive vacancies; overcrowding of structures and community
facilities; lack of ventilation, light or sanitary facilities; inadequate utilities; excessive land coverage;
deleterious land use or layout; depreciation of physical maintenance; or lack of community planning--
is detrimental to the public safety, health, morals or welfare and such an area may become a blighted
area.

Roosevelt/Racine Eligibility Study Page 1
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e e e e amefop i the Act; Httiohtedareat reans any - rproved or varant e within e boarrdaries of 2
? redevelopment project area located within the territorial limits of the municipality where, if improved,
industrial, commercial and residential buildings or improvements, because of a combination of five or
more of the following factors: age; dilapidation; obsolescence; deterioration; illegal use of individual
i structures; presence of structures below minimum code standards; excessive vacancies; overcrowding of
structures and community facilities; lack of ventilation, light or sanitary facilities; inadequate utilities;
; excessive land coverage; deleterious land use or layout; depreciation of physical maintenance; or lack of
| community planning, is detrimental to the public safety, health, morals or welfare, or if vacant, the sound
growth of the taxing districts is impaired by: (1) a combination of two or more of the following factors:
obsolete platting of the vacant land; diversity of ownership of such land; tax and special assessment
B delinquencies on such land; flooding on all or part of such vacant land; deterioration of structures or site
improvements in neighboring areas adjacent to the vacant land; or (2) the area immediately prior to
becoming vacant qualified as a blighted improved area. or (3) the area consists of an unused quarry or
unused quarries, or (4) the area consists of unused rail yards, rail tracks or railroad rights-of way, or (5)
the area, prior to the area's designation, is subject to chronic flooding which adversely impacts on real
property in the area and such flooding is substantially caused by one or more improvements in or in
proximity to the area which improvements have been in existence for at least five years, or (6) the area
consists of an unused disposal site, containing earth, stone, building debris or similar material, which
i were removed from construction, demolition, excavation or dredge sites, or (7) the area is not less than 50
or more than 100 acres and 75% of which is vacant, notwithstanding the fact that such area has been used
for commercial agricultural purposes within five years prior to the designation of the redevelopment
project area, and which area meets at ]east one of the factors itemized in provision (1) of the subsections
o (a), and the area has been designated as a town or village center by ordinance or comprehensive plan

adopted prior to January 1, 1982, and the area has not been developed for that designated purpose.

H

While it may be concluded that the mere presence of the minimum number of the stated factors may be
sufficient to make a finding of blight, this evaluation was made on the basis that the blighting factors
must be present to an extent which would lead reasonable persons to conclude that public intervention is
appropriate or necessary. Secondly, the distribution of blighting factors throughout the study area must be
reasonable so that basically good areas are not arbitranily found to be conservation areas or blighted
simply because of proximity to areas which are blighted.

On the basis of this approach, the Project Area is found to be eligible as a blighted area within the
definitions set forth in the Act. Specifically:

)
|
i
i
i

. Of the 14 blighting factors set forth in the Act for “improved” blighted areas, 10 are present in the
f Project Area. Nine factors (age, obsolescence, deterioration, structures below minimum code
standards, excessive vacancies, excessive land coverage, deleterious land-use or layout,
depreciation of physical maintenance and lack of community planning) are present to a major
extent and one factor (dilapidation) is present to a limited extent. When assessing whether a factor
is present to a major or minor extent throughout the Project Area as a whole, the scope and
severity of that factor is considered. Therefore the determination of major or minor extent is not
| simply a determination of a majority or minority of blocks with the factor present to a major or
! minor extent.

. The factors present are reasonably distributed throughout the Project Area.

Roosevelt/Racine Eligibility Study Page 4



. The Project Area includes only real property and improvements thereon substantially benefited by
the proposed redevelopment project improvements.
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I BASIS FOR REDEVELOPMENT

The Illinois General Assembly made two key findings in adopting the Act:

1. That there exists in many municipalities within the State blighted and conservation areas; and

[

That the eradication of blighted areas and the treatment and improvement of conservation areas by
redevelopment projects are essential to the public interest.

These findings were made on the basis that the presence of blight or conditions which lead to blight are
detrimental to the safety, health, welfare and morals of the public.

To ensure that the exercise of these powers is proper and in the public interest, the Act also specifies
certain requirements which must be met before a municipality can proceed with implementing a
redevelopment project. One of these requirements is that the municipality must demonstrate that a
prospective redevelopment project area qualifies either as a “blighted area” or as a “conservation area”
within the definitions for each set forth in the Act (Section 11-74.4-3). These definitions are described

below.

ELIGIBILITY OF A BLIGHTED AREA

A blighted area may be either improved or vacant. If the area is improved (e.g., with industrial,
commercial and residential buildings or improvements), a finding may be made that the area is blighted
because of the presence of a combination of five or more of the following fourteen factors:

o Age

e Dilapidation

e Obsolescence

e Deterioration

e Illegal use of individual structures

e Presence of structures below minimum code standards
e Excessive vacancies

e Overcrowding of structures and community facilities
e Lack of ventilation, light, or sanitary facilities

] Inadeauate utilities

e Excessive land coverage

e Deleterious land-use or lay-out

e Depreciation of physical maintenance

e Lack of community planning

If the area is vacant, it may be found to be eligible as a blighted area based on the finding that the sound
growth of the taxing districts is impaired by one of the following criteria:

Roosevelt/Racine Eligibility Study Page 6
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- combimationoftwoor more-of the fottowing factors:-obsotete platting of tite vacant tamdy

diversity of ownership of such land; tax and special assessment delinquencies on such land;
flooding on all or part of such vacant land; deterioration of structures or site improvements in
neighboring areas adjacent to the vacant land.

The area immediately prior to becoming vacant qualified as a blighted improved area.
The area consists of an unused quarry or unused quarries.
The area consists of unused rail yards, rail tracks or railroad rights-of-way.

The area, prior to the area's designation, is subject to chronic flooding which adversely impacts
upon real property which is included in, or is in proximity to, any improvement on real property
which has been in existence for at least five years and which substantially contributes to such
flooding.

The area consists of an unused disposal site, containing earth, stone, building debris or similar
material, which were removed from construction, demolition, excavation or dredge sites.

The area is not less than 50 nor more than 100 acres and 75% of which is vacant, notwithstanding
the fact that such area has been used for commercial agricultural purposes within five years prior
to the designation of the redevelopment project area, and which area meets at least one of the
factors itemized in the first bullet point listed above, and the area has been designated as a town or
village center by ordinance or comprehensive plan adopted prior to January 1, 1982, and the area

1 a1 3 ] 10 ] PO |
1140 LIV el UVVVLUP\—\; AV KLt \5\'-:).513“&\-\3 }!L&PUJ\-.

ELIGIBILITY OF A CONSERVATION AREA

A conservation area is an improved area in which 50 percent or more of the structures in the area have an
age of 35 years or more and there is a presence of a combination of three or more of the fourteen factors
listed below. Such an area is not yet a blighted area, but because of a combination of three or more of
these factors, the area may become a blighted area.

L]

Dilapidation

Obsolescence

Deterioration

[llegal use of individual structures

Presence of structures below minimum code standards
Aband_onment

Excessive vacancies

Overcrowding of structures and community facilities
Lack of ventilation, light, or sanitary facilities
Inadequate utilities

Excessive land coverage

Deleterious land-use or lay-out

Depreciation of physical maintenance

Lack of community planning

Roosevelt/Racine Eligibility Study Page 7



~ While the Act defines a blighted area and a conservation area, it does not define the various factors for

each, nor does it describe what constitutes the presence or the extent of presence necessary to determine
that a factor exists. Therefore, reasonable criteria should be developed to support each local finding that
an area qualifies as either a blighted area or as a conservation area. In developing these criteria, the

following principles have been applied:
1. The minimum number of factors must be present and the presence of each must be documented;

2. For a factor to be considered present, it should be present to a meaningful extent so that a local
governing body may reasonably find that the factor is clearly present within the intent of the Act; and

3. The factors should be reasonably distributed throughout the redevelopment project area.

It is also important to note that the test of eligibility is based on the conditions of the area as a whole; it is
not required that eligibility be established for each and every property in the project area.

Roosevelt/Racine Eligibility Study Page 8



IL | THE ROOSEVELT/RACINE PROJECT AREA

The Project Area is generally bounded on the north by sections of Cabrini Street and Roosevelt Road; on
the east by Racine Avenue, Morgan Street and Blue Island Avenue; on the south by 15th Street and 14th
Place; and on the west by Ashland Avenue and Loomis Street.

In total, the Project Area contains 257 buildings, 47 tax blocks, 449 tax parcels of various sizes and
encompasses 211.6 acres of land. The acreage is distributed as indicated in Table 1 below.

The Project Area is dominated by the ABLA Public Housing Areas. ABLA is an acronym for five
distinct housing developments which include: Jane Addams Homes, Robert Brooks Homes, Brooks
Extension, Loomis Courts, Grace Abbott Homes and the Jones Senior Apartments. Another large
housing area withing the Project Area is the Barbara Jean Wright Courts located east of Blue Island
Avenue, consisting of 272 units in 27 buildings of varying size. In addition to these housing
developments, commercial frontage on Ashland Avenue, between 15th Street and Roosevelt Road and
along Roosevelt Road, between Ashland Avenue and Loomis Street is included. Three blocks of
industrial activity along 15th Street, between Ashland Avenue and Throop Street is also within the
Project Area.

Table 1: Acreage Distribution
Roosevelt/Racine Project Area

Area Land Area R.O.W Total
e Addams Homes 26.6 11.8 384
e Brooks Homes 24.8 6.8 31.6
¢ Brooks Extension 7.6 7.6
e Abbott Homes 41.2 3.9 45.1
¢ Loomis Courts 3.6 3.6
e Jones Sr. Apartments 8 8
Total CHA Housing Areas 104.6 22.5 127.1
e Barbara Jean Wright Courts 13.9 13.9
o Ashland/Roosevelt Frontage 6.9 2.4 93
e 15th Street Industrial Frontage 4.9 4 5.3
e  Other commercial/public areas 21.8 21.8
e Remaining streets and alleys 342 34.2
Area Total 152.1 59.5 211.6
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commercial and industrial frontage of Ashland Avenue, Roosevelt Road and 15th Street. The Project
Area is characterized by conditions which may be some of the most serious evidence of urban decay in

this portion of the City or any comparable area.

The ABLA housing developments range in age from 60 to 38 years while the Barbara Jean Wright
Courts are approximately 25 years old. They suffer from years of deferred maintenance, obsolete
mechanical systems excessive maintenance costs, vacancies, vandalism, deterioration, uninhabitable
and unsanitary conditions and other factors. The combination of which has impacted the area, creating

] the current conditions.

The super-blocks within the ABLA portion of the Project Area display an excessive density of
dwelling units within buildings as well as a close placement of buildings within blocks. This
contributes to problems caused by the improper layout of blocks and buildings; for example, a lack of
recreational space and adequate vehicle parking space. There is no recreational space within the
Barbara Jean Wright Courts. The commercial frontage also contains similar characteristics including:
aging buildings, vacancies, deterioration, debris around properties and conflicting commercial and
residential activity in close proximity.

i While there are parcels within the Project Area that do not contain buildings they are not devoid of

Improvements and exnibit Diigiting 1aCtors Just as 110SE parceis witii Dulidiings preseit.
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III. ELIGIBILITY SURVEY AND ANALYSIS FINDINGS:
IMPROVED AREAS

An analysis was conducted of each of the blighting eligibility factors listed in the Act to determine which
are present in the Project Area, and if so, to what extent and in what locations. Surveys and analyses
conducted by TPAP, Ray/Dawson, P.C. and CHA Staff included:

1. Exterior survey of the condition and use of each building;

2. Site surveys of streets, alleys, sidewalks, curbs and gutters, lighting, parking facilities,
landscaping, fences and walls, and general property maintenance;

Analysis of existing uses and their relationships;

Comparison of current land use to current zoning ordinance and the cuwrrent zoning map;
Analysis of original and current platting and building size and layout;

Analysis of vacant sites and vacant buildings;

Analysis of building floor area and site coverage;

Analysis of sample building code violations issued to CHA by the City; and

D S R AN A o

Review of previously prepared plans, facility condition studies and data.

Figure 3 presents the survey form used to record building conditions.

A factor noted as “not present” indicates either that no information was available or that no evidence
could be documented as part of the various surveys and analyses. A factor noted as “present to a limited
extent” indicates that conditions exist which document that the factor is present, but that the distribution
or impact of the blight condition is limited. Finally, a factor noted as “present to a major extent” indicates
that conditions exist which document that the factor is present throughout major portions of the block,
and that the presence of such conditions has a major adverse impact or influence on adjacent and nearby

development. _

The following statement of findings is presented for each blight factor listed in the Act. The conditions
that exist and the relative extent to which each factor is present in the Project Area are described. What
follows is the summary evaluation of the 14 factors for an “improved” blighted area. The factors are

presented in order of their listing in the Act.
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Age presumes the existence of problems or limiting conditions resulting from normal and continuous use
of structures over a period of years. Since building deterioration and related structural problems can be a
function of time, temperature, moisture and level of maintenance over an extended period of years, struc-
tures which are 35 years or older typically exhibit more problems and require greater maintenance than
more recently constructed buildings. Structures within the Project Area include some of the oldest
buildings in the City, many of which were built between the 1890's and the 1920's along the commercial
corridors of Roosevelt Road and Ashland Avenue. The ABLA housing developments date back to 1938
for the Addams Homes which was the first public assisted housing development in the city. The high rise
buildings in the other housing areas were built as recently as the 1960°s.

Of the 257 buildings within the Project Area, 217, or 84%, are 35 years of age or older. Age as a factor of
blight is present to a major extent in 37 of the 41 blocks in the Project Area containing buildings.

Figure 4, Age, illustrates the location of all buildings in the Project Area which are more than 35 years of
age.

B. DILAPIDATION
Dilapidation refers to advanced disrepair of buildings and site improvements. Webster's New Collegiate
Dictionary defines “dilapidate,” “dilapidated” and “dilapidation” as

Dilapidate, “... to become or cause to become partially ruined and in need of repairs, as through neglect.”
Dilapidated, “... falling to pieces or into disrepair; broken down; shabby and neglected.”
Dilapidation, “... dilapidating or becoming dilapidated; a dilapidated condition.”

To determine the existence of dilapidation, an assessment was undertaken of all buildings within the
Project Area. The process used for assessing building conditions, the standards and criteria used for
evaluation, and the findings as to the existence of dilapidation are presented below.

The building condition analysis is based an exterior inspection of all buildings undertaken during
December of 1997 and July of 1998. Noted during the inspections were structural deficiencies in building
components and related environmental deficiencies in the Project Area.

Roosevelt/Racine Eligibility Study Page 13
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1. Building Components Evaluated.

During the field survey, each component of a building was examined to determine whether it was in
sound condition or had minor, major, or critical defects. Building components examined were of two

types:

Primary Structural
These include the basic elements of any building: foundation walls, load bearing walls and columns,
roof and roof structure.

Secondary Components

These components are generally secondary to the primary structural components and are necessary
parts of the building, including porches and steps, windows and window units, doors and door units,
chimneys, gutters and downspouts.

Each primary and secondary component was evaluated separately as a basis for determining the
overall condition of individual buildings. This evaluation considered the relative importance of
specific components within a building, and the effect that deficiencies in the various components
have on the remainder of the building.

2. Building Rating Classifications

Based on the evaluation of building components, each building was rated and classified into one of the
following categories:

Sound
Buildings which contain no defects, are adequately maintained, and require no treatment outside of
normal maintenance as required during the life of the building.

Deficient

Buildings which contain defects (loose or missing material or holes and cracks) over either limited or
widespread areas which may or may not be correctable through the course of normal maintenance
(depending on the size of the building or number of buildings in a large complex). Deficient buildings
contain defects which, in the case of limited or minor defects, clearly indicate a lack of or a reduced level
of maintenance. In the case of major defects, advanced defects are present over widespread areas would
require major upgrading and significant investment to correct.

Dilapidated

Buildings which contain major defects in primary and secondary components over widespread areas. The
defects are so serious and advanced that the building is considered to be substandard, requiring
improvements or total reconstruction. Corrective action may not be feasible.

Of the 257 buildings within the Project Area, 11, or 4% are in a substandard (dilapidated) condition. The
factor of dilapidation is present to a major extent in 1 block and to a limited extent in 6 blocks of the 41
blocks containing buildings.
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extent or substandard (dxlapldated) is based on the exterior survey of structures and property. Typically, in

an exterior survey, components which are visible are limited to exterior walls, roofs (not including flat
roofs) and secondary components such as windows, doors, porches, steps, chimneys, fascias, gutters and
downspouts, etc. Foundations can only be visible over the limited area above grade in some buildings. A
detailed interior, exterior survey where many more components are visible, including mechanical
systems, would reveal many more defects in the buildings surveyed. Building conditions within the
ABLA developments based on interior analysis along with exterior conditions would indicate an increase
in all classifications to a higher rating, 1.e. minor to major deficient and major deficient to substandard. A
review of facility inspection reports and code violation documents for the ABLA developments indicate
that interior components and mechanical systems are severely deteriorated and or dilapidated. While
these conditions may be present, dilapidation as a factor was based only on the severe conditions of
limited visible exterior components of each structure that in combination and criteria resulted in a
substandard (dilapidated) rating.

Figure 5, Dilapidation, illustrates the location of substandard buildings in the Project Area.

C. OBSOLESCENCE

Webster's New Collegiate Dictionary defines “obsolescence” as “being out of use; obsolete.” “Obsolete™
is further detined as “no ionger in use; disused™ or “oif a Type or fasiuon no ionger current.” ihese
definitions are helpful in describing the genéral obsolescence of buildings or site improvements in a
proposed redevelopment project area. In making findings with respect to buildings, it is important to
distinguish between functional obsolescence, which relates to the physical utility of a structure, and
economic obsolescence, which relates to a property’s ability to compete in the market place.

Functiona lescence

Historically, structures have been built for specific uses or purposes. The design, location, height, and
space arrangement are intended for a specific occupant at a given time. Buildings become obsolete when
they contain characteristics or deficiencies which limit their use and marketability after the original use
ceases. The characteristics may include loss in value to a property resulting from an inherent deficiency
existing from poor design or layout, the improper orientation of the building on its site, etc., which
detracts from the overall usefulness or desirability of a property.

c ic lescence
Economic obsolescence is normally a result of adverse conditions which cause some degree of market
rejection and, hence, depreciation in market values.

Site improvements, including sewer and water lines, public utility lines (gas, electric and telephone),
roadways, parking areas, parking structures, sidewalks, curbs and gutters, lighting, etc., may also
evidence obsolescence in terms of their relationship to contemporary development standards for such
improvements. Factors of obsolescence may include inadequate utility capacities, outdated designs, etc.

Obsolescence as a factor should be based upon the documented presence and reasonable distribution of
buildings and site improvements evidencing such obsolescence.
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Functional or economic obsolescence in buildings, which limits their long-term use or reuse, is typically
difficult and expensive to correct. Deferred maintenance, deterioration and vacancies often result. The
presence of obsolete buildings can have an adverse effect on nearby and surrounding development and

detract from the physical, functional and economic vitality of the area.

Characteristics of obsolete buildings include:

Small, buildings with limited space for existing or long-term utility, unsuitable for expansion.

Single purpose buildings of limited size, designed for a specific use which are not easily adaptable or
suited to other uses. Single purpose buildings which have been added on to or converted to

accommodate other activity.
Multi-story, mixed-use, commercial buildings with store fronts converted to apartments.

Multi-story industrial buildings with inefficient or outdated mechanical systems; including a lack of
central air conditioning, limited lighting and small elevators or the lack of freight elevators.

Commercial buildings with triangular shapes which result in narrow store fronts with limited depth.
Older schanl huildinos with hioh ceilings and single pane windows. resulting in costlv upkeep and
high energy loss.

Three and four story residential buildings lacking elevators.

Thirty-eight of the 257 buildings in the Project Area are impacted by obsolescence. Buildings
characterized by obsolescence are limited in their efficient or economic use consistent with contemporary

standards.
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2. Obsolete Platting and Layout

The Project Area was originally platted prior to the turn of the century. The diagonal alignment of Blue
Island Avenue contributed to an inconsistent pattern of block sizes and shapes resulting in parcels of
varying configurations and depth. Blocks along Roosevelt Road and Ashland Avenue are the remaining
frontage of the original blocks which formed the typical street and block grid pattern and still contain the
original platting of narrow 25 foot lots. The subsequent development of the super-blocks created for
public housing has resulted in a fragmented pattern of blocks with dead-end streets, reduced interior
circulation and isolation of these large block areas from the surrounding neighborhood.

Overall, platting, block layout and configuration and the high density building placement of the Project
Area is not consistent with modern day standards for residential and commercial development.

Conclusion
Obsolescence, as evidenced by the obsolete buildings and obsolete platting and layout is present to a

major extent in 27 blocks and to a limited extent in 18 of the 47 blocks.

Figure 6, Obsolescence, illustrates the location of obsolete buildings and obsolete platting and layout in

Al o Ty o o A im .
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D. DETERIORATION
Deterioration refers to any physical deficiencies or disrepair in buildings or site improvements which
require treatment or repair.

e Deterioration may be evident in basically sound buildings containing minor defects, such as lack
a lack of paint, loose or missing materials, or holes and cracks over limited areas. This
deterioration can be corrected through normal maintenance.

e Deterioration which is not easily correctable and cannot be accomplished in the course of
normal maintenance may also be evident in buildings. Such buildings may be classified as
minor deficient or major deficient buildings, depending upon the degree or extent of defects.
Minor deficient and major deficient buildings are characterized by defects in the secondary
building components (e.g., doors, windows, fire escapes, gutters and downspouts, fascia
materials; etc.), and defects in primary building components (e.g., foundations, exterior walls,
floors, roofs, etc.), respectively.

It should be noted that all buildings and site improvements classified as dilapidated are also deteriorated.
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Deterioration of Buildings

The analysis of building deterioration is based on the survey methodology and criteria described in the
preceding section on “Dilapidation.” Of the 257 buildings in the Project Area (including dilapidated
buildings) 238, or 93%, are classified as exhibiting deterioration.

Table 2, Summary of Building Deterioration, summarizes building deterioration within the blocks
containing buildings in the Project Area.
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Field surveys were conducted to identify the condition of streets, alleys, curbs, gutters and sidewalks in
the Project Area. All of the alleys in the blocks fronting Roosevelt Road and Ashland Avenue contain
deteriorated surfaces with pot holes, broken and cracked pavement with weeds and debris. Interior walks
within the Abbott and Brooks housing development are deteriorated with broken, sunken, or missing
sections, and cracked surfaces. Poor, irregular and deteriorated street pavement exists along 15th Street
near the industrial properties. Broken pavement sections are present in portions of Maxwell street and
parking lots within the Barbara Jean Wright Courts contain sections of settling pavement with standing
water during rain periods.

Deterioration as a factor is present to a major extent in 40 blocks and to a limited extent in 6 blocks of the
total 47 blocks within the Project Area.

Figure 7, Deterioration, illustrates deterioration within the Project Area.

E. ILLEGAL USE OF INDIVIDUAL STRUCTURES
Illegal use of individual structures refers to the presence of uses or activities which are not permitted by
law.

N illannl nicac Af individnal ctmisrtirac xirare avidont fram the finld cirmretve randiicted
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210 .
211

I

No. Of
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12
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Table 2: Summary of Building Deterioration (Cont.’d)

‘ Survey Building Condition
Block No. Of Deteriorated/ Substandard/
No. Buildings Sound Deteriorating Dilapidated

[o.—

Uy LY W
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KON VSN S
N W
|
A2 NN RS
]
t

Tt
i
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S

Project Area 257 19 227 11
Total

Percent 100.0 7.4 88.3 4.3
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' F. PRESENCE OF STRUCTURES BELOW MINIMUM CODE STANDARDS

Structures below minimum code standards as a factor of blight as defined in the Act, is evidenced by
structures which do not meet the applicable subdivision, building, housing, property maintenance, fire, or
1 other governmental codes. The principal purposes of such codes are to require buildings to be constructed
: so that they will be strong enough to support the loads expected, to be safe against fire and similar
hazards, and to establish other minimum standards essential for safe and sanitary habitation. Structures
| below minimum code are characterized by defects or deficiencies which threaten health and safety.

A sample of recent code violations incurred by CHA properties within the Project Area was analyzed so
as to classify the type of violation. The categories are listed below, by sub-division.

Addams Homes

o Fire damage on kitchen wall and base cabinets.

e Holes, peeling paint, loose, broken and missing plaster on interior walls and ceilings
Broken doors and missing door hardware.

Broken and missing window panes.

Broken and missing floor tile.

Accumulation of refuse and debris.

e a D man s e o ecam o e cmem v emmm s am o Ty e v Sem e s e

efective piumbing, DIOKEN Iaucets, iaring Pipes and uia.iua, DAUITUD WaIET iCaKS.
Infestation of cockroaches and mice.

» Missing smoke detectors.

» Defective lead-based paint.

e (Gas, smoke and sewage odors.

e Stagnant water and raw sewage in basement areas.

¢« o »

Abbott Homes

Open masonry joints in chimneys.

Rotting and broken window sills.

Exterior stairs with missing parts, handrails, broken concrete.
Defective fencing and service walks.

Doors loose and out of openings, missing hardware.

Broken, missing, or torn screens on storm doors and windows
Missing dead-bolt locks.

Windows with missing putty, broken frames and missing hardware
Missing or broken floor tile.

Broken or missing light fixtures.

Cockroach and mice infestation.

Defective kitchen and bath faucets, defective commode flush tanks.
Disconnected downspouts.

[ N
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Abbott Homes (con't)

Broken fascias, soffit and water leaks.
Defective radiator valves.

Doors without peep holes.

Missing smoke alarms.

Brooks Homes

Obstructions and debris in front of exits.

Loose, peeling paint and plaster on interior walls and ceilings.
Broken and loose doors.

Inadequate light and fixtures in common areas.

Large holes and cracks in interior walls and ceilings.

Broken and missing floor tile.

Broken and missing window panes and inoperable windows.
Inadequate doors, missing screens and door closing devices.

Infestation of rats, cockroaches and mice., need to seal off rodent holes.

High weeds and tree growth (vegetation) on roof.
Faucet, pipes and radiator leaks, loose plumbing fixtures.
Ciogged pipe drains.

Missing smoke detectors.

Roof leaks and seepage.

Loose or broken concrete canopies at door entries

Brooks Extension

Obstructed passageways

Abandoned refrigerators

Missing self-closers on doors.

Broken interior surfaces on walls and ceilings
Loose or broken flooring.

Loose windows, missing glazing and hardware.
Broken exterior service walks.

Leaking roofs.

Infestation of mice and cockroaches.

Defective smoke alarms.

Inadequate hot and cold water pressure and supply.
Missing refuse chute doors.

Leaking and broken plumbing fixtures and piping.
Missing or torn window screens.

Exit signs not illuminated.

Roosevelt/Racine Eligibility Study
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Barbara Jean Wright Courts

City code violation records for this private development did not consist of the level of detail as those of
the ABLA developments. City records did indicate violations within 8 of the 27 residential buildings.
Comparing the type of defects of the ABLA properties with those of the Jean Wright Courts visible
during the exterior surveys, however, would include similar code related defects as follows:

Loose, mildewed and deteriorated vertical wood siding.

Loose, warped and paint-blistered fascia boards.

Cracked window panes, windows without screens.

Curled and brittle roofing shingles, roofing which has reached it's material life.

Loose and deteriorated wood siding on roof dormers over stair wells.

Blistered gutters and downspouts, missing bottom sections of downspouts and splash blocks

e Masonry damage at service doors.

e Masonry cracks from settlement due to erosion at foundations caused by improper downspouts.
e Settled concrete steps and sidewalk sections.

The factor of structures below minimum code standards is present to a major extent in 38 of the 41 blocks
containing buildings. Figure 7 illustrates the location of buildings below minimum code standards.

G. EXCESSIVE VACANCIES

Excessive vacancies refers to the presence of buildings or sites which are either totally unoccupied or not
fully utilized. These buildings and sites exert an adverse influence on the surrounding area because of the
frequency or duration of vacancies. Excessive vacancies include properties for which there is little
expectation of future occupancy or utilization.

Excessive building vacancies are found throughout major portions of the Project Area. Vacancies include
buildings which are entirely vacant and buildings with vacant floor areas. Vacancies are prevalent in most
of the buildings fronting Ashland Avenue and Roosevelt Road. According to CHA, the vacancy rate of
the ABLA Homes, as a whole, is approaching 50%. Totally vacant buildings are dominant in the Addams
and Brooks Homes areas.
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conducted by TPAP, Ray/Dawson, P.C. and CHA staff. Vacancies were determined on a combination of
shuttered or gutted buildings, boarded windows in units, obvious vacant units, or areas with signs
advertising space available. Documents received from CHA also discussed the vacancies within each
housing development area. It should be noted that along the Roosevelt Road and Ashland Avenue
commercial corridors businesses which appear to be within buildings may not exist either due to old
signage, for rent or lease signs, or padlocked doors, including security gates. There may also be
businesses which are seasonal or temporary, or businesses which operate for a limited time during the
day. Vacancies were judged by visible conditions of the building store fronts and obvious signs of activity
at the time the survey was being conducted.

Of the total 257 buildings, 79, or 31% are totally vacant and 60 buildings are partially vacant. Vacant
ABLA buildings include 68 which are totally vacant and 50 which are partially vacant. Vacancies within
the Barbara Jean Wright Court apartments are limited to 2 percent. In combination, 139 buildings, or 54.1
percent of the buildings in the major portion of the area are totally or partially vacant.

Excessive vacancies as a factor is present to a major extent in 19 blocks and to a limited extent in 11 of
the 41 blocks containing buildings.

Figure 9, Excessive Vacancies, illustrates buildings in the Project Area which are 20 percent or more
vacant.
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| H. OVERCROWDING OF STRUCTURES AND COMMUNITY FACILITIES
Overcrowding of structures and community facilities refers to the utilization of public or private
buildings, facilities, or properties beyond their reasonable or legally permitted capacity. Overcrowding is
frequently found in buildings originally designed for a specific use and later converted to accommodate a
more intensive use without adequate regard for minimum floor area requirements, privacy, ingress and
egress, loading and services, capacity of building systems, etc.

No conditions of overcrowding of structures and community facilities have been documented as part of
1 any exterior or interior surveys undertaken within the Project Area.

. I. LACK OF VENTILATION, LIGHT, OR SANITARY FACILITIES

Lack of ventilation, light, or sanitary facilities refers to substandard conditions which adversely affect the
health and welfare of building occupants, e.g., residents, employees, or visitors. Typical requirements for
ventilation, light, and sanitary facilities include:

e Adequate mechanical ventilation for air circulation in spaces/rooms without windows, i.e., bathrooms,
and rooms that produce dust, odor or smoke;

i e Adequate natural light and ventilation by means of skylights or windows, proper window sizes, and
adequate room area to window area ratios; and

e Adequate sanitary facilities, i.e., garbage storage/enclosure, bathroom facilities, hot water, and
kitchens.

A

Review of documents received from CHA regarding code violations indicates that items such as improper
refuse disposals, inoperable incinerators, inoperable windows and screens, inadequate plumbing and
related defects are widespread throughout the housing areas. Stagnant water in basements and
crawlspaces and infestations of rodents and insects are also prevalent. Steam pipes that deliver heat to
many dwelling units throughout the development are inadequate. Leaking valves and broken sections of
pipe are common.

o
B
i
1

While these conditions exist, the factor of lack of ventilation, light, or sanitary facilities is not sufficiently
documented as part of the exterior surveys conducted for the Project Area.

1 J. INADEQUATE UTILITIES

Inadequate utilities refers to deficiencies in the capacity or condition of utilities which serve a property or
area. Utilities include, but are not limited to. storm drainage, water supply, electrical power, streets,
sanitary sewers and natural gas.

No determination as to the adequacy, or inadequacy of the existing utilities\serving the Project Area has
‘f been documented as part of the surveys and analyses undertaken within the Project Area.
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Excessive land coverage refers to the over-intensive use of land and the crowding of buildings and
accessory facilities on a site. Problem conditions include buildings either improperly situated on a parcel,
or located on parcels of inadequate size or irregular shape in relation to present-day standards for health
and safety. The result is insufficient light and air, increased threat of fires due to the close proximity of
buildings, lack of adequate access to a public right-of-way, lack of required off-street parking, and
inadequate provisions for loading and service. Excessive land coverage can have an adverse, or blighting,
effect on nearby development.

The overall dwelling unit density throughout the five ABLA developments is 37.2 units per acre. This
would be considered excessive according to modemn residential development standards for this type of
housing. Throughout most of the Abbott, Addams and Brooks Homes, buildings are placed in close
proximity to each other with no provisions for interior green areas or storage. There are very limited off-
street parking areas. Along the Ashland Avenue and Roosevelt Road corridors there are properties where
buildings cover most of the sites, allowing no provisions for off-street parking, loading or service.

The factor of excessive land coverage is present to a major extent in 6 blocks and to a limited extent in 8
of the 47 total blocks.

Figure 10, Excessive Land Coverage, illustrates these properties within the Project Area.

(U3}
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Deleterious land-uses include all instances of incompatible land-use relationships. This can include
buildings occupied by inappropriate mixed uses, and uses which may be considered noxious or offensive.

Deleterious layout includes evidence of improper or obsolete platting of the land, inadequate street layout,
and parcels of inadequate size or shape to meet contemporary development standards. It also includes
evidence of improper layout of buildings on parcels including the building’s relationship to other nearby

buildings.

Incompatible Uses
Along Ashland Avenue within the Project Area, all five blocks contain residential buildings adjacent to

incompatible commercial properties.

Improper Layout and Platting

Five blocks within the Addams Homes development are very large blocks (super-blocks) with limited
provisions for parking, open space, play areas or proper vehicular access. The Abbott area contains two
super-blocks with similar problems. The Brooks Homes blocks are linear with excessive lengths and a
high density of low rise buildings. Four tax blocks were combined into a super-block for the Barbara
Jean Wright Courts accessible by one 1nterior cul-de-sacced L4th Streel. deveral Other large super-blocKs
along Blue Island Avenue also lack the proper access, parking and open space provisions for the
residents. The entire area was developed by eliminating the typical grid pattern of medium sized blocks
resulting in the creation of isolated large housing development areas with no relationship to the pattern of
adjacent development. Three partial blocks containing industrial activity have limited depth and abut the
rail line at the south end of the area. Due to the limited block size and depth, loading and service can only
be accomplished by blocking 15th Street. Many problems, such as poor access, vandalism, crime,
isolation, maintenance and security are exacerbated by the deleterious layout of the area.

The factor of deleterious land-use or layout is present to a major extent 22 blocks and to a limited extent
in 12 of the 47 total blocks.

Figure 11, Deleterious Land Use or Layout, illustrates these conditions in the Project Area.
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M. DEPRECIATION OF PHYSICAL MAINTENANCE

Depreciation of physical maintenance refers to deferred maintenance of buildings, parking areas and
public improvements such as alleys, sidewalks and streets.

The presence of this factor within the Project Area includes:

Buildings and Premises. Of the 257 buildings, 238 suffer from deferred maintenance of windows, -
doors, store fronts, exterior walls, cornices, fire escapes, porches and steps, loading docks, fascias,
gutters, downspouts and chimneys. Yards and premises throughout much of the area contain high
weeds, deteriorated fencing, exposed outdoor storage and debris.

Streets. Alleys. Sidewalks, . Deterioration of these improvements is widespread throughout the
Project Area. Poor pavement conditions are evidenced by pot holes and deteriorated pavement along
15th Street. Alleys in the blocks along Ashland Avenue and Roosevelt Road are deteriorated with
irregular surfaces and pot holes. They also exhibit excessive amounts of debris, litter and weed
growth. Interior walks within the Abbott , Brooks and Wright Developments are deteriorated with
missing, settled and cracked sections.

Parking Surface and Site Surface Areas. Parking areas within the commercial, industrial and

residential areas contain pot holes, weed growth and depressions. Several lots contain either gravel or
deteriorated asphalt and lack striping or bumper stops. Parking surfaces within the Barbara Jean
Wright courts contain settied sections, ol Siicks ITom servicing oi privaie venicles, weed growin and
debns.

The factor of depreciation of physical maintenance is present to a major extent in 42 blocks and to a
limited extent in 4 of the 47 total blocks.

Figure 12, Depreciation of Physical Maintenance, illustrates the presence of this factor in the Project
Area.
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'N. LACK OF COMMUNITY PLANNING

The original Project Area was platted prior to the turn of the century. Original buildings were constructed
on a parcel by parcel basis with narrow lots. The earliest public housing units were occupied in 1938.
During the 1950's and early 1960's large scale public housing developments were constructed in response
to an affordable housing shortage at the time. This development occurred, however, by means of forming
large super blocks and the elimination of the typical block and street pattern grid system. This
reconfiguration of the area resulted in the isolation of these housing developments from the adjacent
blocks and activity with limited interior access due to the elimination of both east-west and north-south
interior streets and prior to the existence of an overall community plan. Industrial, commercial and
residential blocks were originally platted and developed on a parcel-by-parcel and building-by-building
basis, with little evidence of coordination and planning among buildings and activities. Presently, the area
contains both large and small blocks, incompatible relationships with residential activity in several
commercial block fronts. The lack of community planning prior to development has contributed to some
of the problem conditions which characterize the overall Project Area.

The factor of lack of community planning is present to a major extent throughout the entire Project Area,
or all 47 blocks.
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IV. DETERMINATION OF PROJECT AREA ELIGIBILITY
) Improved Area

The Project Area meets the requirements of the Act for designation as an improved “blighted area.” There
is a reasonable presence and distribution of 10 of the 14 factors listed in the Act for improved blighted
! areas. These blighting factors include the following

4 1. Age
2. Dilapidation

Obsolescence

Lo

4. Deterioration

Structures below minimum code standards

(W)

Excessive vacancies
Excessive land coverage

Deleterious land-use or layout

\O [o¢] ~J1 (@)Y

Depreciation of physical maintenance

10. Lack of community planning

1
|
!
i
i

The entire area as a whole has not been subject to growth and development through investment by private
enterprise, and would not reasonably be anticipated to be developed without public action.
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Summary of Blight Factors

1 Age

2 Dilapidation

3 Obsolescence

4 Deteroration

5 Structures Below Minimum Code

‘6 Excessive Vacancies

7 Excessive Land Coverage

8 Deleterious Land-use/ Layout

9 Depreciation of Physical Mam!enance
10 Lack of Community Planning

—=--=== Project Area Boundary
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Blight Factors
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10
11

12

14

Age
Dilapidation
Obsolescence
Deterioration

Illegal use of
individual structures

Structures below
minimum code
Excessive vacancies

Overcrowding of
structures and
community facilities
Lack of ventilation,
light or sanitary
facilities

Inadequate utilities

Excessive land
coverage

Deleterious land-use
or layout

Depreciation of
physical maintenance
Lack of community
planning

Not present or not examined

100

mECOn

[ Present to a limited extent

M Present to a major extent

101

ROOMN

102

HEEONR

103

ERON

--continued--

BLOCK R

104 105 106

107 108

109
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--continued--

Blight Factors

(U S TS N N T

110

Age m
Dilapidation

Obsolescence 0
Deterioration ]

Illegal use of
individual structures

Structures below |
minimum code

Excessive vacancies =

Overcrowding of
structures and

comununity facilities
Lack of ventilation,

light or sanitary facilities
Inadequate utilities

Excessive land
coverage

Deleterious land-use
or layout

Depreciation of |
physical maintenance

Lack of community m
planning

Not px:ésent or not examnined

‘0 Present to a limited extent

M Present to a major extent

111

112 113

--continued--

114 115 116

EERCOMN

117 118

119

Roosevelt/Racine Eligibility Study

Page 4



Table 3 Distribution of Blighting Factors

! --continued--
Blight Factors BLOCK NUMBERS
; 120 121 122 123 124 125 126 127 128 129
| I Age | E _ B B
a 2 Dilapidation =
3 Obsolescence 0O 0 O = 0 m = n 0O
4 Deterioration [ | ) [ = | | | ] =
5 Illegal use of
individual structures
6  Structures below | || n | | ||
minimum code
’ 7  Excessive vacancies 0 0 0
8  Overcrowding of
: } structures and
! community facilities
; 9  Lack of ventilation,
| light or sanitary facilities
o 10 Inadequate utilities
11  Excessive land |
coverage
12 Deleterious land-use | | a n | | n
or layout
13 Depreciation of n || | | n | | n || |
physical maintenance
| 14 Lack .Of community n n » n n n u n n =
planning..

Not present or not examined
[J Present to a limited extent

M Present to a2 major extent
--continued--
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--continued--

Blight Fact BLOCK NUMBERS
200 201 207 208 209 210 211 213 214 220
1 Age E E N E =
2  Dilapidation
3 Qbsolescence u B B [ | | O 0 0 O
4 Deterioration n 0 u = 0 u n n u
5 TIllegal use of
individual structures
6  Structures below | | | | | | n
minimum code
7  Excessive vacancies u » u
8  Overcrowding of
ctrirtiiras anA
community facilities
9  Lack of ventilation,
light or sanitary facilities
10 Inadequate utilities
11 Excessive land
coverage
12 Deleterious land-use n | | O O O O
or layout
13 Depreciation of n 0 | || O ] | | |
physical maintenance
14 Lack of community m u u n m = n n n u
planning
Not present or not examined
O Present to a-limited extent
M Present to a major extent
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| V"I;aﬁle 3 DiStl‘ibl:ﬁbﬁ?;f Biighﬁng Factor

--continued--
Blight Factors BLOCK NUMBERS
Total Extent
320 321 322 323 332 333 334 major/limited
2 Dilapidation O 1/6
3 Obsolescence E B E N | | | 27/18
4  Deterioration E E N B K n | 40/6
5 Illegal use of 0/0
individual structures
6  Structures below HE N | | n | 38/0
minimum code
7  Excessive vacancies ®E B B O 19/11
Overcrowding of
ologblotebigeiofiatotal 00
community facilities
9  Lack of ventilation, ,
light or sanitary facilities 0/0
10 Inadequate utilities , 0/0
11 Excessive land O O O 0O
coverage 6/8
12 Deleterious land-use O O O || O O O 2212
or layout
13 Depreciation of E N E B | | n 42/4
physical maintenance
planning
Not pfésent or not examined
[ Present to a limited extent
M Present to a major extent
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Exhibit IV Order No.: 9801012

BEGINNING AT THE POINT OF INTERSECTION OF THE EAST LINE OF
S. RACINE AVE. WITH THE NORTH LINE OF W. ROOSEVELT RD;

THENCE EAST ALONG SAID NORTH LINE OF W.ROOSEVELT RD. TO THE EAST
LINE OF S. MORGAN ST s

THENCE SOUTH ALONG SAID EAST LINE OF S. MORGAN ST. TO THE
CENTERLINE OF W. MAXWELL ST,

THENCE WEST ALONG SAID CENTER LINE OF W. MAXWELL ST. TO THE WEST
LINE OF S. MORGAN ST;

THENCE SOUTH ALONG THE WEST LINE OF S. MORGAN ST. TO THE
NORTHEASTERLY LINE OF 14th PL.;

THENCE NORTHWEST ALONG SAID NORTHEASTERLY LINE OF W. 14th PL. TO
THE SOUTHEAST CORNER OF LOT 53 INBLOCK 1 IN SWIFT, McAULEY & TYRRELL’S
SUBDIVISION OF THE NORTH HALF OF THE SOUTHWEST QUARTER OF THE
NORTHEAST QUARTER OF SECTION 20, TOWNSHIP 39 NORTH, RANGE 14 EAST OF THE
THIRD PRINCIPAL MERIDIAN, THE SOUTH LINE OF SAID LOT 53 BEING ALSO THE

NORTH LINE OF W. 14th PL;

THENCE WEST ALONG SAID NORTH LINE OF W.14th PL., A DISTANCE OF 571.43
FEET,

THENCE NORTH ALONG A LINE PARALLEL WITH THE WEST LINE OF SAID
BLOCK 1IN SWIFT, McAULEY & TYRRELL’S SUBDIVISION TO THE CENTER LINE OF

VACATED 14th ST,

THENCE WEST ALONG SAID CENTERLINE OF VACATED 14th ST., ADISTANCE
OF 3.00 FEET, TO THE SOUTHERLY EXTENSION OF THE WEST LINE OF LOT 70 IN
BLOCK 5 INHENRY WALLER'’S SUBDIVISION OF THE NORTHWEST QUARTER OF THE
NORTHEAST QUARTER OF SECTION 20, TOWNSHIP 39 NORTH, RANGE 14 EAST OF THE
THIRD PRINCIPAL MERIDIAN;

THENCE NORTH ALONG SAID SOUTHERLY EXTENSION AND THE WEST LINE
OF SAID LOT 70 AND THE NORTHERLY EXTENSION THEREOF AND ALONG THE WEST
LINE OF LOT 21 IN SAID BLOCK 5 INHENRY WALLER’S SUBDIVISION, A DISTANCE

Order No. 9801012-R3 July 13, 1998
Chicago Guarantee Survey Co. 123 W. Madison St., Chicago, IL. (312) 726-6880
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OF 169.95 FEET,

THENCE WEST ALONG A LINE PARALLEL WITH THE NORTH LINE OF SAID

BLOCK 5 IN HENRY WALLER'’S SUBDIVISION, TO A POINT ON THE WEST LINE OF LOT
25 IN SAID BLOCK 5 IN HENRY WALLER’S SUBDIVISION,;

THENCE NORTH ALONG SAID WEST LINE OF LOT 25 IN SAID BLOCK 5 IN
HENRY WALLER’S SUBDIVISION AND ALONG THE NORTHERLY EXTENSION
THEREOF AND ALONG THE WEST LINE OF LOT 25 IN BLOCK 4 IN SAID HENRY
WALLER’S SUBDIVISION TO THE SOUTH LINE OF W. MAXWELL ST.

THENCE WEST ALONG SAID SOUTH LINE OF W. MAXWELL ST. TO THE
SOUTHEASTERLY LINE OF BLUE ISLAND AVE ;

THENCE SOUTHWEST ALONG SAID SOUTHEASTERLY LINE OF
BLUE ISLAND AVE. TO THE EAST LINE OF S. RACINE AVE

THENCE SOUTH ALONG SAID EAST LINE OF S. RACINE AVE. TO THE EASTERLY
EXTEXSION OF THE NORTH LINE OF LOTS 1 THRIJ 10, INCLUSIVE, IN RLOCK 16, IN

WM. SAMPSON’S SUBDIVISION OF BLOCKS 7, 9, 10, 15 AND 16 IN SAMPSON’S AND
GREENE’S ADDITION TO CHICAGO, SAID NORTH LINE OF LOTS 1 THRU 10,

INCLUSIVE, BEING ALSO THE SOUTH LINE OF W. 15th ST

THENCE WEST ALONG SAID SOUTH LINE OF W. 15th ST. TO THE
NORTHWESTERLY LINE OF BLUE ISLAND AVE; '

THENCE SOUTHWEST ALONG ‘SAID NORTHWESTERLY LINE OF
BLUE ISLAND AVE. TO THE EAST LINE OF S. THROOP ST.;

THENCE NORTH ALONG SAID EAST LINE OF S. THROOP ST. TO THE EASTERLY
EXTENSION OF THE NORTH LINE OF LOTS 26 THRU 50, INCLUSIVE, IN WILLIAM
SAMPSON’S SUBDIVISION OF BLOCK 7, 9, 10, 15 AND 16 IN SAMPSON’S AND GREENE’S
ADDITION TO CHICAGO, SAID NORTH LINE BEING ALSO THE SOUTH LINE OF THE

ALLEY SOUTH OF 15th ST,

THENCE WEST ALONG SAID EASTERLY EXTENSION AND THE SOUTH LINE OF
THE ALLEY SOUTH OF 15th ST. TO THE EAST LINE OF S. ASHLAND AVE;

THENCE NORTH ALONG SAID EAST LINE OF S. ASHLAND AVE. TO THE NORTH
LINE OF W. ROOSEVELTRD,;

Order No. 9801012-R3 July 13, 1998
Chicago Guarantee Survey Co. 123 W. Madison St., Chicago, I1. (312) 726-6880
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THENCE EAST ALONG SAID NORTH LINE OF W. ROOSEVELT RD. TO THE WEST

THENCE NORTH ALONG SAID WEST LINE OF S. LOOMIS ST. TO THE NORTH
LINE OF W. GRENSHAW ST.;

THENCE EAST ALONG SAID NORTH LINE OF W. GRENSHAW ST. TO THE WEST
LINE OF S. THROOP ST,;

. -

THENCE NORTH ALONG SAID WEST LINE OF S. THROOP ST. TO THE SOUTH
LINE OF W. TAYLOR ST,;

THENCE WEST ALONG SAID SOUTH LINE OF W. TAYLOR ST. TO THE
SOUTHERLY EXTENSION OF THE EAST LINE OF LOT 56 IN ROBERT L. MARTIN’S
SUBDIVISION OF BLOCK 11 AND 16 IN VERNOR’S PARK ADDITION TO CHICAGO;

THENCE NORTH ALONG SAID SOUTHERLY EXTENSION AND THE EAST LINE
OF LOT 56 INROBERT L. MARTIN’S SUBDIVISION AND THE NORTHERLY EXTENSION
THEREOE AWD THe BAST LINE OF LGT 52 O3 SALD ROBERT L. MARTEY'S SUBDIVISION
AND THE EAST LINE OF LOTS 1 THRU 6, INCLUSIVE, IN ROBERT L. MARTIN’S
RESUBDIVISION OF LOTS 47 THRU 51, INCLUSIVE, IN ROBERT L. MARTIN’S
SUBDIVISION AND ALONG THE EAST LINE OF LOT 46 IN SAID ROBERT L. MARTIN’S
SUBDIVISION AND THE NORTHERLY EXTENSION THEREOF TO THE NORTH LINE OF

W. ARTHINGTON ST.;

THENCE EAST ALONG SAID NORTH LINE OF W. ARTHINGTON ST. TO THE WEST
LINE OF S. ADA ST,

THENCE NORTH ALONG SAID WEST LINE OF S. ADA ST. TO THE NORTH LINE
OF W. CABRINI ST;

THENCE EAST ALONG SAID NORTH LINE OF W. CABRINI ST. TO THE EAST LINE
OF S. RACINE AVE,

THENCE SOUTH ALONG SAID EAST LINE OF S. RACINE AVE. TO THE POINT OF
BEGINNING, BEING A POINT ON THE NORTH LINE OF W. ROOSEVELT RD.

Order No. 9801012-R3 July 13, 1998
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Exhibit V

Parcels To Be Acquired

SO
q

PIN

17-20-100-006-0000
17-20-100-007-0000
j 17-20-100-008-0000
17-20-100-009-0000
17-20-100-010-0000
17-20-100-012-0000
17-20-100-013-0000
17-20-100-014-0000
17-20-100-015-0000
17-20-100-016-0000
17-20-100-017-0000
17-20-100-018-0000
17-20-100-019-0000
17-20-100-020-0000
17-20-100-022-0000
i 17-20-100-023-0000
17-20-100-024-0000
17-20-101-001-0000
17-20-101-002-0000
17-20-101-003-0000
17-20-101-004-0000
i 17-20-101-005-0000
17-20-101-006-0000
17-20-101-007-0000
17-20-101-008-0000
17-20-101-009-0000
17-20-101-010-0000
17-20-101-011-0000
17-20-101-012-0000
z 17-20-102-001-0000
17-20-102-002-0000
17-20-102-003-0000
17-20-102-004-0000-
17-20-102-007-0000
17-20-102-008-0000
; 17-20-102-009-0000
17-20-102-010-0000
17-20-102-012-0000
17-20-102-013-0000
17-20-102-014-0000
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Exhibit V

Parcels To Be Acquired

PIN

!

17-20-102-015-0000
17-20-102-016-0000
17-20-102-017-0000
17-20-102-018-0000
17-20-102-019-0000
17-20-102-020-0000
17-20-102-021-0000
17-20-102-053-0000
17-20-103-001-0000
17-20-103-002-0000
17-20-103-003-0000
17-20-103-004-0000
17-20-103-005-0000
17-20-103-006-0000
17-20-103-007-0000
17-20-103-008-0000
17-20-103-009-0000
17-20-103-010-0000
17-20-103-011-0000
17-20-103-012-0000
17-20-103-013-0000
17-20-103-014-0000
17-20-103-015-0000
17-20-103-048-0000
17-20-103-050-0000
17-20-104-001-0000
17-20-104-002-0000
17-20-104-003-0000
17-20-104-004-0000
17-20-104-022-0000
17-20-104-023-0000
17-20-104-024-0000
17-20-104-025-0000
17-20-104-026-0000 -
17-20-104-027-0000
17-20-108-001-0000
17-20-108-002-0000
17-20-108-003-0000
17-20-108-004-0000
17-20-108-022-0000
17-20-112-001-0000



Parcels To Be Acquired

PIN

17-20-112-002-0000
17-20-112-003-0000
17-20-112-004-0000
17-20-112-005-0000
17-20-112-006-0000
17-20-116-002-0000
17-20-116-003-0000
17-20-116-004-0000
17-20-116-005-0000
17-20-116-006-0000
17-20-116-008-0000
17-20-116-010-0000
17-20-116-011-0000
17-20-116-048-0000
17-20-116-049-0000
17-20-116-050-0000
17-20-116-051-0000
17-20-127-001-0000
17-20-127-002-0000
17-20-127-003-0000
17-20-127-004-0000
17-20-127-005-0000
17-20-127-006-0000
17-20-127-007-0000
17-20-127-008-0000
17-20-127-009-0000
17-20-127-010-0000
17-20-127-011-0000
17-20-127-012-0000
17-20-127-013-0000
17-20-127-014-0000
17-20-127-015-0000
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