Near South Redevelopment Project Area
Tax Increment Financing District Eligibility Study and Redevelopment Plan
Amendment No. 4
Notice of Change to the Redevelopment Plan and Project
May 12, 2010

NOTICE is hereby given by the City of Chicago of corrections to the Near South
Tax Increment Financing Redevelopment Plan and Project (the “Plan”), which
included the Near South Tax Increment Financing Eligibility Report (“Eligibility
Report”) as an exhibit.

To induce redevelopment pursuant to the Tax Increment Allocation
Redevelopment Act, 65 ILCD 5/11-74.4-1 ef seq. ,as amended from time to time
(the “Act”), the City Council of the City of Chicago, (the “City") adopted three
ordinances on April 6, 1990, approving the Central Station Redevelopment
Project Area Increment Financing District Eligibility Study, Redevelopment (the
“‘RPA") as a redevelopment project area under the Act, and adopting tax
increment allocation financing for the RPA.

The Original Plan is being amended to increase the budget. The amendment to
the Original Plan is outlined below following the format of the Original Plan.

Section I: Introduction
No Change.

Section Il: Redevelopment Project Area Boundary Description
No Change.

Section lll: Redevelopment Goals and Objectives
No Change.



Section |V: Blighted area Conditions Existing in the Redevelopment Project Area
Table 1 is replaced with the following table:

Exhibit II: Estimated Redevelopment Project Costs

Near South TIF

Revised May 2010

Program Action Qriginal Project Costs As | Project Costs As
Project Costs | Amended 1994 Amended 2010

Propenrty Acquisition, | 3,300000 9,300,000 13,819,810

Site preparation,

demolition, Relocation

Rehabilitation of N.A. 21,000,000 39,000,000

Existing Buildings

Roadways and 27,600,000 34,600,000 49,600,000

Related

Improvements

Utility Improvements 6,500,000 9,500,000 15,500,000

Parks and Open 1,800,000 3,800,000 6,800,000

Space

Transit Improvements | N.A. 9,500,000 14,500,000

Interest Cost N.A. 10,000 15,000,000

Job Training 500,000 750,000 1,750,000

Analysis, 300,000 700,000 1,700,000

Administration,

Studies, Surveys,

Legal

Contingency N.A. 6,000,000 6,000,000

Total Project Cost $40,000,000 $106,650,000 $163,669,810

Section V: Central Station Area tax Increment Financing Redevelopment Project

No Change

Section VI: Conformity of the Redevelopment Plan to the Comprehensive plan for
Development of the City of Chicago as a Whole

No Change.

Section VII: Phasing and Scheduling of Redevelopment Project

No Change.

Section VIII: Provisions for Amending this Redevelopment Plan

No Change.

Section IX: Affirmative Action Plan




No Change.

Section X: Lack of Growth and Development Through Investment by Private
Enterprise
No Change.

Section XI: Financial Impact of the Redevelopment Project
No Change.

Section XII: Demand on Taxing District Services
No Change.

Section XIII: Program to Address Financial and Service Impacts
No Change.

If you wish to review the Plan, or obtain further information concerning the Plan or
the corrections of the Plan, please contact Beth McGuire at the Department of
Community Development, Suite 1000, 121 N. LaSalle Street, Chicago, lllinois,
(312) 744-4772 during the hours of 9:00 a.m. until 4:00 p.m., Monday through
Friday.

Christine Raguso, Acting Commissioner
DEPARTMENT OF COMMUNITY DEVELOPMENT
City of Chicago



55308 JOURNAL--CITY COUNCIL--CHICAGO 3/28/2001

4. Lobby f(including the main stair leading from the first (1%') to the
second {2™) floor): no changes proposed except the possible addition of
a free-standing reception desk.

The Permit Review Comimittee concurs that the scope of work complies with the
requirements for Class L and will recommend the project to the Commission. The
full Commission will review the project as part of the Class-L application at its
meeting on January 3, 2001.

If you have any questions, please call Eleanor Esser Gorski, Supervising Architect,
at {telephone number omitted for printing purposes)

Sincerely,

(Signed) James Peters
James Peters,
Deputy Commissioner
Landmarks Division

APPROVAL OF AMENDMENT NUMBER 3 TO NEAR SOUTH
TAX INCREMENT FINANCING REDEVELOPMENT
PROJECT AND PLAN.

The Committee on Finance submitted the following report:

CHICAGO, March 28, 2001.

To the President and Members of the City Council:

Your Committee on Finance, having had under consideration an ordinance
authorizing an amendment to the Near South Redevelopment Plan and Project Area,
having had the same under advisement, begs leave to report and recommend that
Your Honorable Body Pass the proposed ordinance transmitted herewith.
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This recommendation was concurred in by a viva voce vote of the members of the
committee.

Respectfully submitted,

{Signed}] EDWARD M. BURKE,
Chairman.

On motion of Alderman Burke, the said proposed ordinance transmitted with the
foregoing committee report was Passed by yeas and nays as follows:

Yeas -- Aldermen Granato, Haithcock, Tillman, Preckwinkle, Hairston, Beavers,
Beale, Pope, Balcer, Frias, Olivo, Burke, T. Thomas, Coleman, L. Thomas, Murphy,
Rugai, Troutman, DeVille, Munoz, Zalewski, Chandler, Solis, Ocasio, Burnett,
E. Smith, Carothers, Wojcik, Suarez, Matlak, Mell, Austin, Banks, Mitts, Allen,
Laurino, O’Connor, Doherty, Natarus, Daley, Levar, Schulter, M. Smith, Moore,
Stone -- 45.

Nays -- None.
Alderman Beavers moved to reconsider the foregoing vote. The motion was lost.

The following is said ordinance as passed:

WHEREAS, Pursuant to ordinances adopted on November 28, 1990 and published
in the Journal of Proceedings of the City Council {the “Journal of Proceedings”) for
such date at pages 25969 -- 26047, in accordance with the Tax Increment Allocation
Redevelopment Act, 65 ILCS 5/11-74.4, et seq. (1998 State Bar Edition), as
amended (the “Act”), the City Council (the “City Council”) of the City of Chicago (the
“City”): (i) approved a redevelopment plan and project (the “Original Plan”) for a
portion of the City known as the “Central Station Project Area” (the “Original
Area”){the “Original Plan Ordinance”); (i} designated the Original Area as a
“redevelopment project area” {the “Designation Ordinance”); and (iii) adopted tax
increment allocation financing for the Original Area (the “T.I.LF. Adoption
Ordinance”){the Original Plan Ordinance, the Designation Ordinance and the T.L.F.
Adoption Ordinance are collectively referred to in this ordinance as the “T.L.F.
Ordinances”); and
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WHEREAS, The City subsequently determined that the Original Area be expanded
to include additional contiguous areas (the “Added Property” and, together with the
Original Area, the “Expanded Project Area”}; and

WHEREAS, In connection with the addition of the Added Property to the Original
Area, the City Council adopted the following ordinances amending and
supplementing T.L.F. Ordinances on August 3, 1994 and published in the Journal
of Proceedings for such date at pages 57846 -- 54950, in accordance with the
provisions of the Act: (i) an Ordinance Approving the Near South Tax Increment
Financing Redevelopment Project and Plan (the “Expanded Area Plan”) for the
Expanded Project Area (the “Plan Ordinance”); (ii) an Ordinance Designating the
Expanded Project Area as a “Redevelopment Project Area” Pursuant to the Act,
Which Re-confirmed the Designation of the Original Area and Designated the
Expanded Project Area as a “Redevelopment Project Area”; and (iii) an Ordinance
Adopting Tax Increment Allocation Financing for the Expanded Project Area
(collectively, the “Expanded Area T.L.F. Ordinances”); and

WHEREAS, Pursuant to ordinances adopted on May 12, 1999, and published in
the Journal of the Proceedings for such date at pages 1002 -- 1012, the City
determined that an additional amendment to the Expanded Area Plan (“Amendment
Number 2”7, and together with the Expanded Area Plan, the “Redevelopment Plan”)
was necessary in order to incorporate the “portability” language included in the Act
and in the Illinois Industrial Jobs Recovery Law, 65 ILCS 5/11-74.6-15(s) (1998
State Bar Edition), in order to permit the City to transfer tax increment revenues to
and from the Expanded Project Area and other redevelopment areas contiguous to
or separated only by a public right-of-way from, the Expanded Project Area, and vice
versa; and

WHEREAS, The Redevelopment Plan established the estimated dates of completion
of the redevelopment project described in the Redevelopment Plan and of the
retirement of obligations issued to finance redevelopment project costs to be
November 28, 2013, which date is not more than twenty-three (23) years from the
date of the adoption of the Designation Ordinance, and the City Council made a
finding in the Plan Ordinance that such dates were not more than twenty-three (23)
years from the date of the adoption of the Designation Ordinance in accordance with
the provisions of Section 11-74.4-3(n)(3} of the Act in effect on the date of adoption
of the T.I.F. Ordinances and the Expanded Area T.I.F. Ordinances; and

WHEREAS, Public Act 91-478 {the “Amendatory Act”), which became effective
November 1, 1999, amended the Act, among other things, to (i) change the dates
set forth in Section 11-74.4-3(n)(3) of the Act by which redevelopment projects must
be completed and obligations issued to finance redevelopment project costs must
be retired to be no later than December 31 of the year in which the payment to a
municipal treasurer as provided in Section 11-74.4-8{b) of the Act is to be made
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with respect to ad valorem taxes levied in the twenty-third (23™) calendar year after
the year in which the ordinance approving a redevelopment project area is adopted,
and (ii) provide that a municipality may amend an existing redevelopment plan to
conform such redevelopment plan to Section 11-74.4-3(n)(3) of the Act, as amended
by the Amendatory Act, by an ordinance adopted without further hearing or notice
and without complying with the procedures provided in the Act pertaining to an
amendment to or the initial approval of a redevelopment plan and project and
designation of a redevelopment project area; and

WHEREAS, The City desires to amend the Redevelopment Plan to conform the
Redevelopment Plan to Section 11-74.4-3(n){3) of the Act, as amended by the
Amendatory Act, in accordance with the procedures set forth in amended Section
11-74.4-3(n)(3); now, therefore,

Be It Ordained by the City Council of the City of Chicago:

SECTION 1. Recitals. The above recitals are incorporated herein and made a
part hereof.

SECTION 2. Amendment To Ordinance Approving Redevelopment Plan.
Paragraphs (f} and (g) of Section 1 of the ordinance approving the Redevelopment
Plan, published in the Journal of Proceedings of August 3, 1994 at page 54880, are
hereby amended to read as follows:

(f) The estimated date for final completion of the redevelopment project (as
defined in the Act) is not later than December 31, 2014.

{g) The estimated date for retirement of obligations issued after the date of the
adoption of the ordinance approving the Redevelopment Plan to finance Expanded
Project Area costs is no later than December 31, 2014,

SECTION 3. Approval Of Amendment To Redevelopment Plan. The
“Amendment Number 3 to Near South Tax Increment Financing Redevelopment
Project and Plan”, a copy of which is attached hereto as Exhibit A (the “Amendment
Number 3”) is hereby approved.

SECTION 4. Finding. The City Council hereby finds that the estimated dates of
completion of (a} the redevelopment project described in the Redevelopment Plan,
as amended by Amendment Number 3, and in Section 2 of this ordinance, and (b)
the retirement of obligations issued to finance redevelopment project costs set forth
in the Redevelopment Plan, as amended by Amendment Number 3, and Section 2
of this ordinance, conform to the provisions of Section 11-74 4-3(n}(3) of the Act, as
amended by the Amendatory Act.
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SECTION 5. Invalidity Of Any Section. If any provision of this ordinance shall
be held to be invalid or unenforceable for any reason, the invalidity or
unenforceability of such provision shall not affect any of the remaining provisions
of this ordinance.

SECTION 6. Superseder. All ordinances (including, without limitation, the T.I.F.
Ordinances, the Expanded Area T.L.F. Ordinances and the ordinance approving
Amendment Number 2), resolutions, motions, or orders in conflict with this
ordinance are hereby repealed to the extent of such conflicts.

SECTION 7. Effective Date. This ordinance shall be in full force and effect
immediately upon its passage.

Exhibit “A” referred to in this ordinance reads as follows:

Exhibit “A”.

Amendment Number 3 To Near South Tax Increment
Financing Redevelopment Project And Plan.

1. The subsection entitled, “Issuance of Obligations”, under Section 5, “Near
South Tax Increment Financing Redevelopment Project”, is amended to read as
follows:

Amendment -- March 2001.

The City may issue obligations secured by the tax increment special tax
allocation fund pursuant to Section 11-74.4-7 of the Act.

All obligations issued by the City pursuant to this Redevelopment Plan and the
Act shall be retired no later than December 31 of the year in which the payment
to the municipal treasurer as provided in Section 11-74.4-8(b) of the Act is to be
levied in the twenty-third {23™) calendar year after the year in which the
ordinance approving the Original Redevelopment Project Area and the Original
Redevelopment Project and Plan was adopted, such ultimate retirement date
occurring on December 31, 2014. Also, the final maturity date of any such
obligations which are issued may not be later than twenty (20) years from their
respective dates of issuance. One (1) or more series of obligations may be sold
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at one (1) or more times in order to implement this Redevelopment Plan. The
amounts payable in any year as principal and interest on all obligations issued
by the City pursuant to the Redevelopment Plan and the Act shall not exceed the
amounts available, or projected to be available, from tax increment revenues and
from such bond sinking funds or other sources of funds as may be provided by
ordinance. Obligations may be of a parity or senior/junior lien natures.
Obligations issued may be serial or term maturities, and may or may not be
subject to mandatory sinking fund redemptions.

Revenues shall be used for the scheduled and/or early retirement of obligations,
and for reserves, bond sinking funds and Redevelopment Project Costs, and, to
the extent that real property tax increment is not used for such purposes, may
be declared surplus and shall then become available for distribution annually
to taxing districts in the Redevelopment Project Area in the manner provided by
the Act.



NEAR SOUTH
TAX INCREMENT FINANCING
REDEVELOPMENT PROJECT AND PLAN

AMENDMENT NO. 2

Prepared for:
The City of Chicago

By:

Teska Associates, Inc.
Mann Gin Dubin & Frazier, Ltd.

December, 1998



2
s

w3

RS 2 o LR

TABLE OF CONTENTS

INTRO DU CTION L e e e e e e e e 1
MODIFICATIONS TO EXPANDED AREA REDEVELOPMENT PROJECT AND PLAN .. ... ... .. 3
References to RedevelopmentPlan ... ... ... . 3
Sources of Funds to Pay Redevelopment Project Costs Amendment ..................... 3

Al

APPENDIX A



|

i

1. INTRODUCTION

On November 28, 1990, the City Council of the City of Chicago (the “City”) adopted ordinances to: 1)
approve the Central Station Area Tax Increment Financing Redevelopment Project and Plan (the “Original
Projectand Plan”); 2) designate the Central Station Project Area (the “Original Redevelopment Project Area”)
as a redevelopment project area; and 3) adopt tax increment allocation financing for the Central Station
Redevelopment Project Area, all pursuant to the Tax Increment Allocation Redevelopment Act, presently
codified as 65 ILCS 5/11-74.4-1 et seq. (1996 State Bar Edition), as amended (the “Act”).

It was determined by the Commercial District Development Commission (the predecessor to the Community
Development Commission) and the Chicago City Council, based on information in the Original Project and
Plan, that there existed conditions which caused the Original Redevelopment Project Area to be subject to
designation as a “Redevelopment Project Area” and designated as a “blighted area” under the Act; that the
Original Redevelopment Project Area on the whole had not been subject to growth and development
through investment by private enterprise and would not reasonably be anticipated to be developed without
the adoption of the Original Project and Plan; that the Original Project and Plan conformed to the
comprehensive land use plan for the development of the City as a whole; that the estimated date of
completion of the Original Plan and Project, and the estimated date of retirement of all obligations issue to
finance redevelopment project costs, was November 28, 2013; that the Redevelopment Project Area would
not reasonably be developed without the use of incremental revenues under the Act and that such
incremental revenues would be used exclusively for the Original Plan and Project; and that the parcels in
the Redevelopment Project Area were contiguous and the only parcels to be substantially benefitted by the
proposed project improvements included in the Redevelopment Project Area.

On August 3, 1994, the City desired to expand the boundaries of the Original Redevelopment Project Area,
to designate such expanded project area as a redevelopment project area under the Act, and to amend the
Original Plan and Project to provide for the development of the area added to the Original Redevelopment
Project Area and the use of tax increment financing for certain additional redevelopment project costs. To
carry out this amendment, the City adopted ordinances to: 1) approve the Near South Tax Increment
Financing Redevelopment Project and Plan (the “Expanded Area Redevelopment Project and Plan”); 2)
designate the Original Redevelopment Project Area and the additional project area resulting from the
expanded boundaries as the Near South Redevelopment Project Area (the “Expanded Redevelopment
Project Area”); and 3) adopt tax increment allocation financing for the Expanded Redevelopment Project
Area, all pursuant to the Act. In adopting such ordinances, the City and the Community Development
Commission made determinations substantially similar to the determinations described in the above
paragraph with respect to the Expanded Redevelopment Project Area.

The City has determined that an additional amendment to the Expanded Area Redevelopment Project and
Plan is necessary at this time in order to incorporate the “portability” language included in the Act, 65 ILCS
5/11-74.4-4(q), and the similar language included in the Industrial Jobs Recovery Law, 65 ILCS 5/11-74.6-
15(s) (State Bar Edition). This change is incorporated in this Amendment No. 2 (the “Amendment”). The
Expanded Area Redevelopment Project and Plan, as amended by this Amendment, is referred to hereinafter
as the Amended Project and Plan. Section 2 of this Amendment describes the modifications in detail.

The Amended Project and Plan summarizes the analyses and findings of the consultant’s work, which unless
otherwise noted, is solely the responsibility of Teska Associates, Inc. and its subconsultants. Teska
Associates, Inc. has prepared this Amendment with the understanding that the City would rely: (i) on the
findings and conclusions of the Amended Project and Plan in proceeding with the adoption and

Near South Redevelopment Project and Plan Amendment No. 2 Page 1



implementation of the Amended Project and Plan; and (ii) on the fact that Teska Associates, Inc. has
obtained the necessary information so that the Amended Project and Plan will comply with the Act.

j This Amendmentincludes Appendix A, which contains the Expanded Area Redevelopment Project and Plan
as approved by the Chicago City Council.

}

B

Near South Redevelopment Project and Plan Amendment No. 2 Page 2
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2. MODIFICATIONS TO EXPANDED AREA REDEVELOPMENT PROJECT AND PLAN

Certain modifications to the Expanded Area Redevelopment Project and Plan are needed to incorporate
“portability” language. These modifications form the basis for the amendment described below.

References to Redevelopment Plan

All references in the Expanded Area Redevelopment Project and Plan to the “Redevelopment Plan” or the
“Redevelopment Project and Plan” shall be deemed to refer to such plan or Project and Plan, as each has

been amended by this Amendment.
Sources of Funds to Pay Redevelopment Project Costs Amendment

The following language is hereby added on page A26 of the Expanded Area Redevelopment Project and
Plan (included as Appendix A) as a concluding paragraph under the heading “Sources of Funds to Pay

Redevelopment Project Costs:”
Amendment - 1998

If the Redevelopment Project Area is contiguous to, or separated only by a public right-of-way from,
one or more redevelopment project areas created under the Act, the City may utilize revenues
received under the Act from the Redevelopment Project Area to pay eligible redevelopment project
costs, or obligations issued to pay such costs, in other contiguous redevelopment project areas or
other redevelopment project areas separated only by a public right-of-way, and vice versa. In
addition, if the Redevelopment Project Area is contiguous to, or separated only by a public right-of-
way from, one or more redevelopment project areas created under the Industrial Jobs Recovery Law
(the “Law”), 65 ILCS 5/11-74.6-1, et seq. (1996 State Bar Edition), as amended (an “IJRB Project
Area”), the City may utilize revenues received from such IJRB Project Area(s) to pay eligible
redevelopment project costs or obligations issued to pay such costs in the Redevelopment Project
Area, and vice versa. Such revenues may be transferred outright from or loaned by the IJRB Project
Area to the Redevelopment Project Area, and vice versa. The amount of revenue from the
Redevelopment Project Area made available to support any contiguous redevelopment project
areas, or those project areas separated only by a public right of way, when added to all amounts
used to pay eligible redevelopment project costs within the Redevelopment Project Area, shall not
at any time exceed the total Redevelopment Project Costs described in this Redevelopment Plan.
This paragraph is intended to give the City the full benefit of the “portability” provisions set forth
in the Act, 651LCS 5/11-74.4-4 (q) and the Law, 65 ILCS 5/11-74.6-15(s).

Near South Redevelopment Project and Plan Amendment No. 2 Page 3
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APPENDIX A
NEAR SOUTH REDEVELOPMENT PROJECT AREA TAX INCREMENT ALLOCATION FINANCE

PROGRAM AS DESIGNATED BY THE CITY COUNCIL OF THE CITY OF CHICAGO AS “CENTRAL
STATION,” IN NOVEMBER, 1990 AND AMENDED AS “NEAR SOUTH” IN AUGUST, 1994.
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NEAR SOUTH

TAX INCREMENT FINANCING
REDEVELOPMENT PROJECT AND PLAN

(FORMERLY REFERRED TO AS
AMENDED CENTRAL STATION AREA
TAX INCREMENT FINANCING REDEVELOPMENT PROJECT AND PLAN)

CITY OF CHICAGO
Richard M. Daley, Mayor

MAY 24, 1994
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1. INTRODUCTION

Chicago's future and its continuing role as a world class city depends on its ability to build upon its strong
assets while overcoming the threats and/or concerns relating to its future stability. Among Chicago's assets
are: its beautiful lakefront setting; its magnificent system of parks, including Grant and Burnham parks; its
viable business center; its many institutions, museums, universities and art galleries; the North Michigan
Avenue shopping facilities; McCormick Plan and Navy Pier; and its extensive neighborhood and community
based cultural and economic organizations.

There are real problems which threaten Chicago. These problems include, but are not limited to, a pattern
of out-migration by both major and minor corporations to the suburbs and to other states; a loss of
convention business to other cities and other countries; the perception of a high incidence of crime;
imbalances in public transportation services within the greater central area which continues to expand
outward from the historic "Loop" business district; aging infrastructure; and the need to revitalize
deteriorating, underutilized and undeveloped areas of the City.

The City of Chicago, working with the State of Ilinois, has initiated bold steps in an effort to overcome some
of the aforementioned problems, including programs to improve Chicago's educational system so students
will be able to find meaningful employment after graduation. Within the greater central area additional
steps have been taken, including the creation of the Metropolitan Pier and Exposition Authority, with Navy
Pier improvements and an active effort directed toward expansion of the McCormick Place complex.
Additional funding is being pursued by the City for planning and design of the Central Area Transit
Circulator system (light rail transit system) to improve internal distribution and travel movements. A major
redesign of the State Street Mall is planned, which, in conjunction with the new Harold Washington Library
and other private developments along State Street will help revitalize this area.

Although the downtown and north and west sides of the central area have experienced dynamic new growth
in office, hotel, entertainment and residential development, the Near South area generally south of Roosevelt
Road and east of Michigan Avenue continues to decline. The Near South section of the greater central area
is in significant need of revitalization and redevelopment. recent studies have verified that the majority of
the properties from 12th Street to 16th Street, and from Michigan Avenue to Indiana Avenue are
characterized by deterioration and obsolescence and the area east of Indiana Avenue contains abandoned

railroad yards which remain undeveloped.

The City of Chicago has long been aware of the redevelopment potential of the entire area. In 1919, the
City Council adopted an ordinance which mandated the implementation of Daniel Burnham's 1909 plan
for the area. More recent planning efforts which singled out the near south area include the 1972 Lakefront
Plan and the 1973 Chicago 21 Plan. The plans put forth recommendations for the near south similar to those
proposed in this redevelopment plan such as the extension of Roosevelt Road and various public transit
improvements. In 1986, the Department of Planning prepared a special Near South Development Plan.
The plan recognized the unique assets of the area and its potential to link the lakeshore and museum
campus with a revitalized Near South neighborhood. The plan recommended roadway extensions at
Roosevelt Road, 16th Street, and McFetridge Avenue.

In general, the plan called for business development which would create jobs in the area, residential
development to stabilize the area and cultural and recreational improvements as well.

A5
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However, despite the existence of such ordinances and plans, the Central Station Area Redevelopment
Project Area (hereinafter designated and defined as the "Redevelopment Project Area") has historically not
been subject to growth and development through investment by private enterprise, and is not reasonably
expected to be developed without the efforts and leadership of the City, including the adoption of this Tax
Increment Financing redevelopment project and Plan and the substantial investment of public funds.
Historically, private investment has not occurred to any major extent in the south loop area except in those
areas in which the City has made a substantial investment of public funds.

The City now has a very real opportunity to serve as a catalyst for the development of the Redevelopment
Project Area, and has already begun taking steps in that direction. On March 1, 1990, the Chicago Plan
Commission approved the Central Station guidelines for Development (the "Central Station Guidelines") for
an aggressive and comprehensive development of mostly vacant land located generally within the eastern
portion of the Redevelopment Project Area. On April 6, 1990, the City Council approved the Central Station
Planned Development Amendment to the Chicago Zoning Ordinance (the "Central Station Plan of
Development") for parts of the land covered by the Guidelines. With the City's assistance and guidance,
development of this portion of the Redevelopment Project Area will open the lakeshore to previously
isolated neighborhoods, and will spearhead increased hosing and business opportunities not only in the
Redevelopment Project Area, but also within the near south loop area as a whole. The City must take an
additional step to accomplish its development goals for the Redevelopment Project Area — the City must
adopt Tax Increment Financing to attract the private investment that is needed within the Redevelopment

Project Area.

Tax Increment Financing

In January, 1977, tax increment financing ("TIF") was made possible by the Illinois General Assembly
through passage of the Tax Increment Allocation Redevelopment Act (hereinafter referred to as the "Act").
The Act is found in lllinois Revised Statutes, Chapter 24, Section 11-74.4-1 et seq. as amended. The Act
provides a means for municipalities after the approval of a "redevelopment plan and project” to redevelop
"blighted", "conservation" or "industrial park conservation" areas and to finance public redevelopment costs
with incremental real estate tax revenues. Incremental real estate tax revenue ("tax increment revenue") is
derived from the increase in the equalized assessed valuation ("EAV") of real property within the TIF
redevelopment area over and above the certified initial EAV of the real property. Any increase in EAV is
then multiplied by the current tax rate which results in tax increment revenue. A decline in current EAV
does not result in a negative real estate tax increment.

To finance redevelopment costs a municipality may issue obligations secured by the anticipated tax
increment revenue generated within the redevelopment 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 receipts that the municipality may lawfully

pledge.

Tax Increment financing does not generate revenues by increasing tax rates; it generates revenues by
allowing the municipality to capture, temporarily, new tax revenues resulting from redevelopment. Further,
under tax increment financing, all taxing districts continue to receive the tax revenue they received prior
to redevelopment from property in the area. Moreover, taxing districts can receive distributions of excess
increment when more tax increment revenue is received than is necessary to pay for expected
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redevelopment project costs and principal and interest obligations issued to pay such costs. Taxing districts
also benefit from the increased property tax base after redevelopment project costs and obligations are paid.

The Central Station Area Tax Increment Redevelopment Plan and Project

This Central Station Area Tax Increment Redevelopment Plan and Project (hereinafter referred to as the
"Redevelopment Plan") has been formulated in accordance with the provisions of the Act. It is a guide to
all proposed public and private actions in the Redevelopment Project Area.

This Redevelopment Plan also specifically describes the Redevelopment Project Area and sets forth the
blighting factors which quality the Redevelopment Project Area for designation as a blighted area as defined

in the Act.

In addition to describing the objectives of redevelopment, the Redevelopment Plan sets forth the overall
program to be undertaken to accomplish these objectives. The "Redevelopment Project” as used herein
means any development project which may, from time to time, be undertaken to accomplish the objectives

of the Redevelopment Plan.

The Redevelopment Project represents one of the most important economic opportunities available for the
City of Chicago. By creating an environment for private development, Chicago will strengthen its tax base
and establish an atmosphere that creates and retains jobs and a real alternative for companies that might
otherwise move to the suburbs or out of state. At the same time, the longstanding objective to complete a
southern edge to Grant Park can be accomplished. The museum campus area can be connected to the
central business district and other areas of the City through suitable improvements to traffic patterns and the
transportation system that serves these facilities and areas.

For the first time, direct linkage between the lakefront and the area south of Roosevelt Road can be planned
and provided. The extraordinarily important McCormick Place facility can be expanded and integrated into
the downtown area. The Redevelopment Project Area provides the vital connection for the museum campus

and McCormick Place with the rest of the City.

The goal of the City of Chicago, however, is to ensure that the entire Redevelopment Project Area be
redeveloped on a comprehensive and planned development basis in order to ensure that new development

occurs:

1. On a coordinated rather than a piecemeal basis to ensure that the land-use, pedestrian
access, vehicular circulation, parking, service and urban design systems will functionally
come together, meeting modern-day principles and standards.

2. On a reasonable, comprehensive and integrated basis to ensure that blighting factors are
eliminated.
3. Within a reasonable and defined time period so that the area may contribute productively

to the economic vitality of the City.
Redevelopment of the Redevelopment Project Area is one of the largest of its kind in the United States, and

its presents challenges and opportunities commensurate with its scale. The success of this effort will depend
to a large extent on the cooperation between the private sector and agencies of local government. The
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adoption of this Redevelopment Plan will make possible the implementation of a comprehensive program
for the redevelopment of the Redevelopment Project Area. By means of public investment, the area will
become a stable environment that will again attract private investment. Public investment will set the stage

for the rebuilding of the area with private capital.

Public and private investment is possible only if tax increment financing is used pursuant to the terms of the
Act. The revenue generated by the development will play a decisive role in encouraging private
development. Conditions of blight that have precluded intensive private investment in the past will be
eliminated. Through this Redevelopment Plan, the City of Chicago will serve as the central force for
marshalling the assets and energies of the private sector for a unified cooperative public-private
redevelopment effort. Implementation of this Redevelopment Plan will benefit the City, its neighborhoods
and all the taxing districts which encompass the Near South Side in the form of a significantly expanded tax
base, employment opportunities and a wide range of other benefits.

Amendment - April 1994

Section 1, Introduction, is amended to include the following additional statements:

During the process of implementing the Central Station Area Redevelopment Project and Plan (the "Original
Redevelopment Project and Plan"), it has become evident that changes in the boundaries of the
Redevelopment Project Area (the "Original Redevelopment Project Area"), and in the development program
are necessary in order to facilitate achievement of the purpose and objectives of the Original Redevelopment
Project and Plan as adopted on November 28, 1990. The area to be added to the original Redevelopment
Project Area is referred to as the "Amended Area" and is generally bounded by Congress Parkway on the
north; Michigan Avenue, Indiana Avenue and Calumet Avenue on the east; the Michigan-Cermak
Redevelopment Tax Increment Financing Project on the south; and State Street on the west. The "Original
Redevelopment Project Area" together with the "Amended Area" is renamed and hereinafter referred to as
the "Near South Redevelopment Project Area". The Near South Redevelopment Project Area is

geographically illustrated in Figure 1, Boundary Map.

The Amended Area consists of approximately 248.4 acres, encompassing thirty-eight full and partial city
blocks, and various street and alley rights-of-way. This area contains vacant land, vacant and deteriorating
buildings, numerous older and obsolete commercial and industrial buildings, underutilized sites and street,

sidewalks and alleys in a deteriorating condition.

This Amended Area is found to be eligible for designation as a "Blighted Area" pursuant to the definition
contained within the Tax Increment Allocation Redevelopment Act of the State of lllinois, as supplemented
and amended from time to time (the "Act"), to overcome conditions of blight and obsolescence and to

improve the economic and physical well-being of the City.

The Amended Area initially developed without the benefit or guidance of overall community planning. The
inclusion of the Amended Area is necessary to stimulate redevelopment of certain properties as well as make
certain public infrastructure improvements to create and sustain a positive environment for private
investment, thereby preventing the decline of properties within this area which may impair the growth of
the tax base of taxing districts having taxing jurisdiction over the Amended Area.

the addition of the Amended Area to the Redevelopment Project Area will permit improved coordination
of redevelopment/revitalization projects and related public infrastructure improvements for all projects
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within the Redevelopment Project Area. The Amended Area is physically and functionally related to other
properties within the Redevelopment Project Area and will be substantially benefitted by the redevelopment
project actions and improvements. The Amended Area functions as part of the greater Central Station Area
which is included in the Original Redevelopment Project Area.

Timely and coordinated public and private investment within the Amended Area will be possible only if tax
increment financing is adopted pursuant to the Act. The Amended Area includes only those contiguous

parcels of real property and improvements thereon substantially benefitted by the Redevelopment Project.

Figure 1, Project Boundary Map, is revised to include the amended area.

2. REDEVELOPMENT PROJECT AREA DESCRIPTION

The boundaries of the Near South Redevelopment Project Area (hereinafter referred to as the

- "Redevelopment Project Area") have been carefully drawn to include only those contiguous parcels of real

property and improvements thereon substantially benefitted by the proposed redevelopment project
improvements to be undertaken as part of this Redevelopment Plan. The boundaries are more specifically
shown in Figure 1, Boundary Map, and more particularly described as follows:

THOSE PARTS OF THE SOUTHWEST QUARTER OF FRACTIONAL SECTION 15, THE
NORTHWEST QUARTER OF FRACTIONAL SECTION 22 AND THE EAST HALF OF THE
SOUTHWEST FRACTIONAL QUARTER OF SAID SECTION 22, ALL IN TOWNSHIP 39 NORTH,
RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, BOUNDED AND DESCRIBED AS

FOLLOWS:

BEGINNING ON THE WEST LINE OF SOUTH MICHICAN AVENUE, AT THE
INTERSECTION OF SAID LINE WITH THE NORTH LINE OF EAST T1TH STREET, AND

RUNNING;

THENCE EAST ALONG THE EASTWARD EXTENSION OF THE SAID NORTH LINE OF
EAST 11TH STREET, TO THE EASTERLY RIGHT-OF-WAY LINE OF SOUTH COLUMBUS

DRIVE;

THENCE SOUTHWARDLY, ALONG SAID EASTERLY RIGHT-OF-WAY LINE TO AN
INTERSECTION WITH THE EASTWARD EXTENSION OF THE AFORESAID NORTH LINE
OF EAST ROOSEVELT ROAD;

THENCE EAST ALONG SAID EASTWARD EXTENSION OF ROOSEVELT ROAD TO THE
EASTERLY RIGHT-OF-WAY LINE OF THE SOUTH BOUND LANES OF SOUTH LAKE
SHORE DRIVE;

THENCE SOUTHWESTWARDLY, SOUTHWARDLY AND SOUTHEASTWARDLY ALONG
THE EASTERLY RIGHT-OF-WAY LINE OF SAID SOUTH BOUND LANES TO AN
INTERSECTION WITH THE EASTWARDLY EXTENSION OF A LINE WHICH IS 1500 FEET
NORTHERLY FROM AND PARALLEL WITH THE NORTHERLY LINE OF THE EAST 23RD
STREET VIADUCT STRUCTURE;
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THENCE WESTWARDLY ALONG SAID LINE WHICH IS 1500 FEET NORTHERLY FROM
; AND PARALLEL WITH THE NORTHERLY LINE OF SAID 23RD STREET VIADUCT, TO
| THE WESTERLY RIGHT-OF-WAY LINE OF THE ILLINOIS CENTRAL RAILROAD;

THENCE NORTHWARDLY ALONG SAID WESTERLY RIGHT-OF-WAY LINE A DISTANCE

N OF 1625 FEET, MORE OR LESS, TO THE NORTHEAST CORNER OF LOT 1 IN E.L.
| SHERMAN'S SUBDIVISION OF LOTS 4, 5 AND 6 IN BLOCK 1 OF CLARKE'S ADDITION
TO CHICAGO IN THE SOUTHWEST FRACTIONAL QUARTER OF SECTION 22,

AFORESAID;

J THENCE WEST ALONG THE NORTH LINE OF SAID LOT 1, AND ALONG SAID NORTH
LINE EXTENDED WEST A DISTANCE OF 186 FEET, MORE OR LESS, TO THE WEST LINE
OF SOUTH PRAIRIE AVENUE;

THENCE NORTH ALONG SAID WEST LINE OF SOUTH PRAIRIE AVENUE A DISTANCE
% OF 84 FEET, MORE OR LESS, TO THE SOUTHEAST CORNER OF LOT 5 IN ASSESSOR'S
DIVISION OF LOTS 1, 2, AND 3 IN BLOCK 1 OF CLARKE'S ADDITION TO CHICAGO,

AFORESAID;

THENCE WEST ALONG THE SOUTH LINE OF SAID LOT 5 A DISTANCE OF 177 FEET,
MORE OR LESS, TO THE POINT OF INTERSECTION WITH A LINE WHICH IS THE EAST

i LINE OF A 20 FOOT WIDE ALLEY;

THENCE NORTH ALONG SAID EAST LINE OF THE 20 FOOT WIDE ALLEY A DISTANCE
1 OF 92 FEET, MORE OR LESS, TO THE SOUTH LINE OF EAST 16TH STREET,;

THENCE WEST ALONG SAID SOUTH LINE OF EAST 16TH STREET, A DISTANCE OF
263.00 FEET, MORE OR LESS, TO THE WEST LINE OF SOUTH INDIANA AVENUE;

THENCE NORTH ALONG SAID WEST LINE OF SOUTH INDIANA AVENUE, A
DISTANCE OF 1407.00 FEE, MORE OR LESS, TO THE SOUTH LINE OF EAST 14TH

| STREET;

THENCE WEST ALONG SAID SOUTH LINE OF EAST 14TH STREET, A DISTANCE OF
| 441.00 FEET, MORE OR LESS, TO THE WEST LINE OF SOUTH MICHIGAN AVENUE;

THENCE NORTH ALONG SAID WEST LINE OF SOUTH MICHIGAN AVENUE, A
DISTANCE OF 1955.00 FEET, MORE OR LESS, TO THE POINT OF BEGINNING, IN

COOK COUNTY, ILLINOIS.

Amendment - April 1994

Section 2, Redevelopment Project Area Description, is amended to include the following legal description
of the Amended Area:

A TRACT OF LAND COMPRISED OF A PART OF EACH OF SECTIONS 15, 16, 21, AND 22, ALL
IN TOWNSHIP 39 NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN IN THE CITY
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OF CHICAGO, COOK COUNTY, ILLINOIS WHICH TRACT OF LAND IS BOUNDED AND
DESCRIBED AS FOLLOWS:

BEGINNING AT THE INTERSECTION OF THE WEST LINE OF SOUTH MICHIGAN
AVENUE WITH THE NORTH LINE OF EAST 11TH STREET BEING ALSO THE
/ SOUTHEAST CORNER OF BLOCK 20 IN THE FRACTIONAL SECTION 15 ADDITION TO
CHICAGO AND RUNNING:;

THENCE EAST ALONG THE EASTWARD EXTENSION OF SAID NORTH LINE OF EAST
11TH STREET A DISTANCE OF 130.00 FEET, MORE OR LESS, TO THE EAST LINE OF
SOUTH MICHIGAN AVENUE AS IMPROVED AND OCCUPIED;

THENCE NORTH ALONG SAID EAST LINE OF SOUTH MICHIGAN AVENUE TO AN
INTERSECTION WITH THE EASTWARD EXTENSION OF THE NORTH LINE OF EAST 8TH
STREET;

;
{
!
i
{

THENCE WEST ALONG SAID EASTWARD EXTENSION AND ALONG THE NORTH LINE
OF EAST 8TH STREET TO AN INTERSECTION WITH THE EAST LINE OF SOUTH
WABASH AVENUE;

THENCE NORTH ALONG SAID EAST LINE OF SOUTH WABASH AVENUE TO AN
i INTERSECTION WITH THE SOUTH LINE OF EAST BALBO STREET;

THENCE EAST ALONG SAID SOUTH LINE OF EAST BALBO STREET AND ALONG THE
g EASTWARD EXTENSION THEREOF TO AN INTERSECTION WITH SAID EAST LINE OF
SOUTH MICHIGAN AVENUE;

THENCE NORTH ALONG THE EAST LINE OF SOUTH MICHIGAN AVENUE AND
§ ALONG THE NORTHWARD EXTENSION OF SAID EAST LINE TO AN INTERSECTION
3 WITH THE EASTWARD EXTENSION OF THE NORTH LINE OF EAST CONGRESS
PARKWAY;

i

‘ THENCE WEST LONG SAID EASTWARD EXTENSION AND ALONG THE NORTH LINE
OF SAID EAST CONGRESS PARKWAY TO THE INTERSECTION WITH THE EAST LINE OF

I SOUTH STATE STREET;

THENCE WEST ALONG A STRAIGHT LINE TO AN INTERSECTION WITH THE WEST
LINE OF SOUTH STATE STREET AND THE NORTH LINE OF WEST CONGRESS
PARKWAY;

THENCE WEST ALONG THE NORTH LINE OF WEST CONGRESS PARKWAY TO AN
INTERSECTION WITH THE NORTHWARD EXTENSION OF THE WEST LINE OF SOUTH
PLYMOUTH COURT;

THENCE SOUTH ALONG SAID NORTHWARD EXTENSION AND ALONG THE WEST

LINE OF SOUTH PLYMOUTH COURT TO AN INTERSECTION WITH THE WESTWARD
EXTENSION OF THE SOUTH LINE OF LOT 8 IN C.L.&I. HARMON'S SUBDIVISION OF
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BLOCK 137 OF SCHOOL SECTION ADDITION TO CHICAGO IN SECTION 16,
AFORESAID;

THENCE EAST ALONG SAID WESTWARD EXTENSION AND ALONG THE SOUTH LINE
OF SAID LOT 8 TO AN INTERSECTION WITH THE WEST LINE OF THE PUBLIC ALLEY,
12 FEET WIDE AS OPENED BY THE CITY COUNCIL PROCEEDINGS INSAID BLOCK 137;

THENCE SOUTH ALONG THE WEST LINE OF SAID PUBLIC ALLEY AND THE
SOUTHWARD EXTENSION THEREOF TO AN INTERSECTION WITH THE SOUTH LINE
OF WEST HARRISON STREET; ‘

THENCE EAST ALONG THE SOUTH LINE OF THE WEST HARRISON STREET TO AN
INTERSECTION WITH THE WEST LINE OF SOUTH STATE STREET, SAID INTERSECTION
BEING ALSO THE NORTHEAST CORNER OF LOT 1 IN THE SUBDIVISION OF BLOCK
136 OF SAID SCHOOL SECTION ADDITION TO CHICAGO IN SECTION 16;

THENCE SOUTH ALONG SAID WEST LINE OF SAID STATE STREET TO AN
INTERSECTION WITH THE WESTWARD EXTENSION OF THE SOUTH LINE OF SUBLOT
2 OF LOT 3 IN BLOCK 15 IN CANAL TRUSTEES SUBDIVISION OF LOTS IN
FRACTIONAL SECTION 15 ADDITION TO CHICAGO;

THENCE EAST ALONG SAID WESTWARD EXTENSION AND ALONG SAID SOUTH LINE
OF SUBLOT 2 TO AN INTERSECTION WITH THE WEST LINE OF THE STRIP OF LAND,
30 FEET WIDE, WHICH RUNS NORTH AND SOUTH THROUGH SAID BLOCK 15;

THENCE SOUTH ALONG SAID WEST LINE OF THE STRIP OF LAND, 30 FEET WIDE, TO
AN INTERSECTION WITH THE NORTH LINE OF EAST 8TH STREET;

THENCE WEST ALONG THE NORTH LINE OF EAST 8TH STREET AND ALONG THE
WESTWARD EXTENSION THEREOF TO AN INTERSECTION WITH THE WEST LINE OF
SOUTH STATE STREET;

THENCE SOUTH ALONG THE WEST LINE OF SOUTH STATE STREET TO AN
INTERSECTION WITH THE WESTWARD EXTENSION OF THE SOUTH LINE OF EAST
21ST STREET;

THENCE EAST ALONG SAID WESTWARD EXTENSION AND ALONG SAID SOUTH LINE
OF EAST 21ST STREET TO THE NORTHWEST CORNER OF LOT 1 IN BLOCK 28 IN
CURLEY'S SUBDIVISION OF BLOCK 28 OF THE ASSESSOR'S DIVISION OF THE
SOUTHWEST FRACTIONAL QUARTER OF SAID SECTION 22;

THENCE SOUTH ALONG THE WEST LINE OF SAID LOT 1 AND THE WEST LINE OF LOT
2 IN SAID BLOCK 28 IN CURLEY'S SUBDIVISION TO THE NORTHWEST CORNER OF
THE SOUTH 25 FEET OF SAID LOT 2;

THENCE EAST ALONG THE NORTH LINE AND THE NORTH LINE EXTENDED EAST OF
SAID SOUTH 25 FEET OF LOT 2 OF THE EAST LINE OF SOUTH WABASH AVENUE
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(SAID EAST LINE OF SOUTH WABASH AVENUE BEING THE WEST LINE OF BLOCK 27
IN CURLEY'S SUBDIVISION AFORESAID);

THENCE NORTH ALONG SAID EAST LINE OF SOUTH WABASH AVENUE TO THE
NORTH LINE OF THE SOUTH 30 FEET OF LOT 19 IN SAID BLOCK 27;

THENCE EAST ALONG THE NORTH LINE AND THE NORTH LINE EXTENDED EAST OF
SAID SOUTH 30 FEET OF LOT 19 TO THE CENTERLINE OF THE NORTH AND SOUTH
PUBLIC ALLEY, 12 FEET WIDE, LYING EAST OF AND ADJOINING SAID LOT 19;

THENCE SOUTH ALONG SAID NORTH AND SOUTH CENTERLINE TO THE
CENTERLINE EXTENDED WEST OF THE EAST AND WEST 25.8 FEET WIDE PUBLIC

ALLEY;

THENCE EASTALONG SAID WESTWARD EXTENSION AND ALONG SAID CENTERLINE
OF THE EAST AND WEST 25.8 FEET WIDE PUBLIC ALLEY, AND ALSO ALONG THE
EASTWARD EXTENSION THEREOF, TO THE WEST LINE OF LOT 5 IN SAID BLOCK 27;

THENCE SOUTH ALONG SAID WEST LINE OF LOT 5 TO THE NORTHWEST CORNER
OF LOT 6 IN SAID BLOCK 27;

THENCE EAST ALONG THE NORTH LINE OF LOT 6 IN SAID BLOCK 27 AND ALONG
SAID NORTH UINE EXTENDED EAST TO THE EAST LINE OF SOUTH MICHIGAN
AVENUE (SAID EAST LINE OF SOUTH MICHIGAN AVENUE BEING ALSO THE WEST
LINE OF BLOCK 26 IN SAID CURLEY'S SUBDIVISION);

THENCE SOUTH ALONG THE EAST LINE OF SOUTH MICHIGAN AVENUE TO THE
NORTH LINE OF THE SOUTH 25 FEET OF LOT 12 IN SAID BLOCK 26;

THENCE EAST ALONG THE NORTH LINE AND SAID NORTH LINE EXTENDED EAST OF
THE SOUTH 25 FEET OF LOT 12 TO THE CENTERLINE OF THE NORTH AND SOUTH
PUBLIC ALLEY, 18 FEET WIDE IN SAID BLOCK 26;

THENCE NORTH ALONG SAID CENTERLINE TO THE WESTWARD EXTENSION OF THE
NORTH LINE OF LOT 3 IN SAID BLOCK 26;

THENCE EAST ALONG SAID WESTWARD EXTENSION AND ALONG THE NORTH LINE
OF SAID LOT 3 AND ALSO ALONG THE EASTWARD EXTENSION THEREOF, TO THE
EAST LINE OF SOUTH INDIANA AVENUE (SAID EAST LINE OF SOUTH INDIANA
AVENUE BEING ALSO THE WEST LINE OF BLOCK 25 IN SAID CURLEY'S
SUBDIVISIONY);

THENCE NORTH ALONG SAID EAST LINE OF SOUTH INDIANA TO THE NORTH LINE
OF THE SOUTH 10 FEET OF LOT 17 IN BLOCK 25 IN SAID CURLEY'S SUBDIVISION;

THENCE EAST LONG SAID NORTH LINE OF THE SOUTH 10 FEET OF LOT 17 AND

ALONG THE EASTWARD EXTENSION THEREOF TO THE EAST LINE OF THE NORTH
AND SOUTH PUBLIC ALLEY, 18 FEET WIDE IN SAID BLOCK 25;
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THENCE SOUTH ALONG SAID EAST LINE TO THE NORTH LINE OF THE SOUTH 24.8
FEET OF LOT 3 IN SAID BLOCK 25;

THENCE EAST ALONG SAID NORTH LINE OF THE SOUTH 24.8 FEET OF LOT 3 AND
ALONG THE EASTWARD EXTENSION THEREOF TO THE EAST LINE OF SOUTH PRAIRIE
AVENUE (SAID EAST LINE OF SOUTH PRAIRIE AVENUE BEING THE WEST LINE OF
BLOCK 24 IN CURLEY'S SUBDIVISION, AFORESAID);

THENCE NORTH ALONG SAID EAST LINE OF SOUTH PRAIRIE AVENUE TO THE
SOUTH LINE OF EAST 215T STREET;

THENCE EAST ALONG THE SOUTH LINE OF EAST 21ST STREET AND ALONG THE
EASTWARD EXTENSION THEREOF TO AN INTERSECTION WITH THE EAST LINE OF
SOUTH CALUMET AVENUE;

THENCE NORTH ALONG SAID EAST LINE OF SOUTH CALUMET AVENUE TO AN
INTERSECTION WITH THE ORIGINAL WESTERLY RIGHT-OF-WAY LINE OF THE
ILLINOIS CENTRAL RAILROAD;

THENCE NORTHWARDLY ALONG SAID WESTERLY RIGHT-OF-WAY LINE TO THE
NORTHEAST CORNER OF LOT 1IN E.L. SHERMAN'S SUBDIVISION OF LOTS 4, 5 AND
6 IN BLOCK 1 OF CLARKE'S ADDITION TO CHICAGO, IN THE SOUTHWEST
FRACTIONAL QUARTER OF SECTION 22, AFORESAID;

THENCE WEST ALONG THE NORTH LINE OF SAID LOT 1, AND ALONG SAID NORTH
LINE EXTENDED WEST, A DISTANCE OF 186.00 FEET, MORE OR LESS, TO THE WEST
LINE OF SOUTH PRAIRIE AVENUE;

THENCE NORTH ALONG SAID WEST LINE OF SOUTH PRAIRIE AVENUE, A DISTANCE
OF 84.00 FEET MORE OR LESS, TO THE SOUTHEAST CORNER OF LOT 5 IN
ASSESSOR'S DIVISION OF LOTS 1, 2 AND 3 IN BLOCK 1 OF CLARKE'S ADDITION TO

CHICAGO AFORESAID;

THENCE WEST ALONG THE SOUTH LINE OF SAID LOT 5 A DISTANCE OF 177 FEET,
MORE OR LESS, TO THE POINT OF INTERSECTION WITH A LINE WHICH IS THE EAST
LINE OF A 20.00 FOOT WIDE ALLEY;

THENCE NORTH ALONG SAID EAST LINE OF SAID ALLEY, A DISTANCE OF 92.00 FEET,
MORE OR LESS, TO THE SOUTH LINE OF EAST 16TH STREET;

THENCE WEST ALONG SAID THE SOUTH LINE OF EAST 16TH STREET, A DISTANCE
OF 263.00 FEET, MORE OR LESS, TO THE WEST LINE OF SOUTH INDIANA AVENUE;

THENCE NORTH ALONG SAID WEST LINE OF SOUTH INDIANA AVENUE, A

DISTANCE OF 1407.00 FEET, MORE OR LESS, TO THE SOUTH LINE OF EAST 14TH
STREET;
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THENCE WEST ALONG SAID SOUTH LINE OF EAST 14TH STREET, A DISTANCE OF
441,00 FEET, MORE OR LESS, TO THE WEST LINE OF SOUTH MICHIGAN AVENUE;

THENCE NORTH ALONG SAID WEST LINE OF SOUTH MICHIGAN AVENUE A
DISTANCE OF 1459.00 FEET, MORE OR LESS, TO AN INTERSECTION WITH THE
NORTH LINE OF THE SOUTH 10.00 FEET OF SUBLOT 1 OF LOT 12 IN BLOCK 21 IN
CANAL TRUSTEE'S SUBDIVISION OF LOTS IN FRACTIONAL SECTION 15 ADDITION

TO CHICAGO;

THENCE WEST ALONG SAID NORTH LINE OF THE SOUTH 10.00 FEET OF SUBLOT 1,
A DISTANCE OF 171.00 FEET, MORE OR LESS, TO THE EAST LINE OF THE PUBLIC
ALLEY, 20.00 FEET WIDE, IN SAID BLOCK 21;

THENCE NORTH ALONG SAID EAST LINE, A DISTANCE OF 350.00 FEET, MORE OR
LESS TO THE SOUTH LINE OF ORIGINAL LOT 1 IN BLOCK 21 IN THE FRACTIONAL
SECTION 15 ADDITION TO CHICAGO;

THENCE EAST ALONG SAID SOUTH LINE, A DISTANCE OF 171.00 FEET, MORE OR
LESS, TO THE WEST LINE OF SOUTH MICHIGAN AVENUE;

THENCE NORTH ALONG SAID WEST LINE AND THE NORTHWARD EXTENSION
THEREOF, A DISTANCE OF 146.00 FEET MORE OR LESS, TO THE POINT OF
BEGINNING.

3. REDEVELOPMENT PROJECT AREA GOALS AND POLICIES

Managed growth in the form of investment in new development and facilities is essential in the
Redevelopment Project Area. Redevelopment efforts in the Redevelopment Project Area will strengthen the
entire City through environmental improvements, increased tax base and additional employment

opportunities.

The Act encourages the public and private sectors to work together to address and solve the problems of
urban growth and development. The joint effort between the City and the private sector to redevelop parts
of the Redevelopment Project Area will receive significant support from the financing methods made

available by the Act.

This section of the Redevelopment Plan identifies the goals and policies of the City for the Redevelopment
Project Area. A later section of this Redevelopment Plan identifies the more specific program which the City
plans to undertake in achieving the redevelopment goals and policies which have been identified.

A. General Goals
. Provide infrastructure improvements within the Redevelopment Project Area.
. encourage commercial and industrial development by eliminating the influences and

manifestations of physical and economic deterioration and obsolescence within the

Redevelopment Project Area.
. Provide south economic development in the Redevelopment Project Area.

AlS



. Revitalize the Redevelopment Project Area to establish it as an important activity center

} contributing to the regional and national focus of the central business district.

} o Create an environment within the Redevelopment Project Area which will contribute to the

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

I . Provide an increased sales tax basis for the City of Chicago, the State of lllinois and other

taxing districts extending into the Redevelopment Project Area.

] B. Policies
/
. Encourage a mixture of uses and scales of development that provide a transition from higher
; densities found in the Loop to the lower densities of the Near South Side.
/ . Expand the residential population of the Near South Side and encourage housing types that
’ accommodate a diverse economic and social mix of residents.
. Provide better access between the South and Near South Sides and the downtown and
lakefront through creation of better and more frequent east-west and north-south links.
. Extend the public features of Chicago's historic boulevard system along Michigan and
Indiana Avenues.
. Accommodate the reconstruction of Lake Shore Drive as a two-way parkway on the west
side of the Field Museum, with an ample landscape edge.
. Design an internal street network that is clear, direct, and easily accessible to the public.
d . Design a street and block plan which integrates the Near South Side with the lakefront.
i, . Complete the south end of Grant Park.
. Apply the policies of the Lakefront Plan of Chicago.
;;} . Provide formal open spaces that relate to Grant Park and Burnham Park and are connected
by the pedestrian street network.
o Provide sufficient parks and recreational areas related to the needs of new Near South Side
residents.
é . Promote a quality, attractive environment compatible with the museum complex in

Burnham Park, provide greater access to Burnham Park from downtown and the community
to the west, and enhance the park setting of the museums.

é . Present active and appropriately designed edges to the communities on all sides, especially
towards Grant Park, Lake Shore Drive, and Michigan Avenue.
. Respect the prominent architectural quality of the museum complex in Burnham Park and
’ the Michigan Avenue streetwalls.
. Enhance the Prairie Avenue Historic District by improving the accessibility and image of

the surrounding community and by creating connections between the District and the
Burnham Park museum complex.

) Protect and frame important views and vistas through the site.

) Encourage active, landscaped pedestrian-orjented streets.

. Encourage a predominant use of public transportation and improve public transportation
services to the Central Station site and the surrounding community.

. Promote the development of a Central Area Transit Circulator system connecting the
downtown with McCormick Place and the Museums.

. Provide adequate facilities for circulation within and through the site for pedestrians, public
transit, and private vehicles.

] Promote development which employs the most efficient use of energy resources.

. Ensure provision of associated parks, open spaces and public facilities on a schedule
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coordinated with the pace of private development.
. Promote the design and construction of public infrastructure which encourages quality

development.
. Give funding and scheduling priority to improvements which provide the greatest benefit

to the general public.

Amendment - April 1994

Section 3, Redevelopment Project Area Goals and Policies, is amended to include the following additional

policies:
. Maintain the Michigan Avenue "streetwall” by encouraging infill developments that are
compatible with the architectural character and heights of existing structures.
. Encourage the rehabilitation or conversion of vacant buildings into residential, commercial
and arts/cultural space within the Prairie Avenue area. Support the concept of the Arts
District as a catalyst for future mixed-use developments.
4. BLIGHTED AREA CONDITIONS EXISTING IN THE REDEVELOPMENT PROJECT AREA

The Redevelopment Project Area includes improved areas and vacant areas as defined in the Act.

Within the improved portion of the area it must be demonstrated that because of the combination of five
or more of the factors described in the Act, the area is detrimental to the public safety, health, morals or
welfare. Based upon surveys, inspections and analysis of the area, the Redevelopment Project Area qualifies

for designation as a "blighted area" as defined by the Act.

. Of the fourteen (14) factors set forth in the Act for improved areas, ten are present in the
area.

Within the vacant portion of the area it must be demonstrated that the sound growth of the taxing districts
is impaired by at least one of the seven factors described in the Act.

. The vacant land area qualifies for designation as a "blighted area" on the basis that the area
consists of unused railyards, rail tracks or railroad rights-of-way.

The factors present are reasonably distributed throughout the area.

All blocks within the area show the presence of blight factors.

The Redevelopment Project Area includes only those contiguous parcels of real property and improvements
thereon substantially benefited by the proposed redevelopment project improvements.

A separate report titled Central Station Area Redevelopment Project - TIF Area eligibility Report describes
in detail the surveys and analysis undertaken and the basis for the finding that the Redevelopment Project
Area qualifies as a "blighted area" as defined by the Act. The factors listed below and shown in Figure 2,
Summary of Blight Factors, are present in the Redevelopment Project Area.
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Improved Area Factors

the improved area includes all of the blocks located west of Indiana Avenue and the railroad property
currently operated by Metra and located along the eastern edge of the project area, adjacent to Lake Shore

Drive.
oy
!
! 1. Age
Age as a factor is present to a major extent throughout the improved blocks. Of the 17 total
7 buildings in the improved area, 16 (94 percent) are 35 years of age or older.
3
i
2. Dilapidation
] Dilapidation as a factor is present to a major extent in one block, and to a limited extent in one
} block. Dilapidation includes 4 buildings that are in a structurally sub-standard condition.
3. Obsolescence
Obsolescence as a factor is present to a major extent throughout the improved area. Conditions
contributing to this factor include obsolete buildings and ohsolete platting. Eight buildings are
characterized by obsolescence, of which 3 are vacant and 3 are partially vacant.
4. Deterioration
Deterioration as a factor is present to a major extent throughout the improved area. Conditions
i contributingto this factor include deteriorating structures, deteriorating off-street parking and storage
areas and site surface areas, and deteriorating alleys, street pavement, curbs, gutters, sidewalks and
the Indiana Avenue viaduct. Thirteen of the 17 buildings are characterized by deterioration.
) 5. Existence of Structures Below Minimum Code
Existing of structures below minimum code standards is present to a major extent in one block and
] to a limited extent in one block. Structures below minimum code include all structures in
| deteriorating or dilapidated condition which are below the City's code standards for existing
’ buildings.
é 6. Excessive Vacancies
Excessive vacancies as a factor is present to a major extent in one block and to a limited extent in
one block. Three buildings contain vacant floors and 3 buildings are entirely vacant.
§ 7. Excessive Land Coverage
Excessive land coverage as a factor is present to a major extent in one block of the area. Conditions
contributing to this factor include parcels where buildings cover more than sixty percent of their
respective sites, restricting provisions for off-street parking, loading and service. A total of 12
building sites are impacted by this factor.
8. Deleterious Land-Use or Layout

Deleterious land-use or layout is present to a major extent in two of the 3 blocks of the improved
area. conditions contributing to this factor include parcels of limited size. Twenty-six of the parcels
within the Redevelopment Project Area exhibit this factor.

Al8



ot

3

‘ Table 1
ESTIMATED REDEVELOPMENT PROJECT COSTS
NEAR SOUTH REDEVELOPMENT PROGRAM

Program Action/Improvement (in $1,000's)

Property acquisition, Site Preparation,
Demolition, Relocation

[

Rehabilitation of Existing Buildings
% Roadways and Related Improvements

Utility Improvements

Parks and Open Space
! Transit Improvements

Interest Cost Incurred by Redevelopers

Ly
Sosap st

Job training and Related Education Programs

Analysis, Administration, Studies, Surveys,
Legal, et. al.

|

Contingency

GROSS PROJECT COST!

Initial Additional Total
Project Project Project
Costs Costs Costs
$ 3,300 $ 6,000 $ 9,300
N.A. 21,000 21,000
27,600 7,000 34,600
6,500 3,000 9,500
1,800 2,000 3,800
N.A. 9,500 9,500
N.A. 10,000 10,000
500 750 1,250

300 400 700
N.A. 6,000 6,000

3 40,000 > ©5,65U 105,650

'Gross Project Costs excludes financing costs, including interest expense, capitalized interest,

'
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and costs associated with issuing bonds and optional redemptions. Estimated Gross Project Costs are
based on 1993 dollars, and are subject to prevailing market conditions at the time they are undertaken.
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10.

Depreciation of Physical Maintenance

Depreciation of physical maintenance is present to a major extent throughout the improved area.
Conditions contributing to this factor include deferred maintenance and lack of maintenance of
buildings, parking and storage areas, and site improvements including streets, alleys, walks, curbs,

gutters and one viaduct,

Lack of Community
Lack of community planning is present to a major extent throughout the improved area. Conditions

contributing to this factor include incompatible land-use relationships, parcels of inadequate size
or irregular shape for contemporary development in accordance with current day needs and
standards, and the lack of reasonable development controls for building setbacks, off-street parking

and loading.

Vacant Area Factors

The vacant land area is located east of Indiana Avenue from 11th Place to approximately 16th Street, and
west of the railroad property used for the Illinois Central METRA commuter service. This vacant area
consists of unused railyards, rail tracks or railroad rights-of-way. It is the former location of active rail lines
and numerous railroad-related uses, including an office building, passenger terminal, train sheds, round
houses, machine shops, baggage room, power house and miscellaneous support buildings. All of the
buildings and tracks have been abandoned and the buildings demolished.

Amendment - April 1994

Section 4, Blighted Area Conditions Existing in the Redevelopment Project Area, is amended to add the
following description of blighted conditions in the Amended Area:

The purpose of this section is to describe the conditions that exist within the Amended Area which
qualify the Amended Area for designation as a "blighted area” within the definitions set forth in the
Tax Increment Allocation Redevelopment Act (The "Act”). The Act is found in Illinois Revised
Statues, Chapter 24, Section 11-74-4.1 et. seq., as amended,

Areportentitied Tax Increment Redevelopment Project Eligibility Report for the Central Station Area
was prepared for the City of Chicago in July, 1990 by Trkla, Pettigrew, Allen & Payne, Inc. Studies
and analyses completed in 1990, and documented as part of the Eligibility Report, provided the
basis for a finding by the City of Chicago that the Original Redevelopment Project Area of
approximately 127 acres qualified for designation as a "blighted area" as defined in the Act.

The Amended Area contains approximately 248.4 acres, including approximately 92.6 acres of
street and alley rights-of-way, and approximately 155.9 acres of parcels within 38 blocks located
in the Amended area. The Amended Area is located immediately west of the Original
Redevelopment Project Area, and is generally bounded on the north by Congress Parkway, on the
south by 21st Street, on the west by State Street, and on the east by Michigan Avenue (between
Congress Parkway and 14th Street), Indiana Avenue (between 14th and 16th Streets), and the lllinois
Central Railroad right-of-way (between 16th and Fullerton Streets).

The Amended Area is an improved area for the purpose of determining eligibility as defined in the
Act. Within an improved area it must be demonstrated that because of the combination of five or
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more of the factors described in the Act, the area is detrimental to the public safety, health, morals,
or welfare.

While it may be concluded that the mere presence of the minimum number of stated factors is
sufficient to make a finding of blight, the following 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 arbitrarily found
to be blighted simply because of their proximity to areas which are blighted.

On the basis of this approach, all or any part of the Amended area is found to be eligible within the
definition set forth in the Act, specifically:

. Of the fourteen factors set forth in the At for improved areas, ten are present in the
Amended Area.

. The blight factors which are present are reasonably distributed throughout the
Amended Area.

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

. The Amended Area includes only those contiguous parcels of real property and

improvements thereon substantially benefited by the proposed redevelopment
project improvements.

The blight factors present in the Amended Area are indicated below. It should be noted that the
definitions of blight factors listed below are the same as set forth in the Central Station Tax
Increment Redevelopment Project Eligibility Report prepared in july 1990 by TPAP for the purpose
of determining the eligibility of the Original Redevelopment Project Area.

The following blighting factors are present in the Amended Area:

1. Age
Age as a factor is present to a major extent. Fifty percent or more of the buildings are 35

years of age or older in 34 of the 38 blocks that comprise the Amended Area.

2. Dilapidation
Dilapidation is present to a limited extent. Of 297 buildings within the Amended Area, 25

or 8.4 percent are dilapidated.

3. Obsolescence
Obsolescence as a factor is present to a major extent. Characteristics include obsolete

platting, obsolete parcels and obsolete buildings.

4, Deterioration
Deterioration as a factor is present to a major extent throughout the Amended Area.

Contributing to this factor include deteriorating structures, deteriorating off-street parking
and storage areas, and deteriorating street surfaces, curbs, gutters and alleys. Of the total
297 buildings, 213, or 72 percent, evidence varying degrees of deterioration.
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Existence of Structures Below Minimum Code
Existence of structures below minimum code standards is present to a moderate extent.
Advanced defects in thirty percent of the buildings are below the City's maintenance and

other codes for existing building.

Excessive Vacancies
Excessive vacancies as a factor is present to a major extent in twenty-one blocks and to a

moderate extent in eleven of the thirty-eight blocks.

Excess Land Coverage
Excessive land coverage is present to a major extent affecting close to 79 percent of the

buildings within the Amended Area.

Deleterious Land-Use or Layout
Deleterious land-use or layout is present to a major extent throughout the Amended Area.

Conditions contributing to this factor include parcels of limited narrow size, parcels of
irregular shape and incompatible uses.

Depreciation of Physical Maintenance

Depreciation of physical maintenance is present to a major extent. Conditions contributing
to this factor include deferred maintenance and lack of maintenance of buildings, parking
and surface storage areas, and site improvements, including streets, alleys, curbs and

sidewaltks.

Lack of Community Planning
Lack of community planning is present to a major extent throughout the Amended Area.

Conditions contributing to this factor include parcels of inadequate size or irregular shape
for contemporary development in accordance with current day needs and standards, the
existence of incompatible or mixed land-uses and the lack of reasonable development
controls for building setbacks and off-street parking. Additionally, the Amended Area
developed without the benefit of community planning guidelines and standards.

Figure 2, Distribution of Blight Factors by Block, is revised to include the Amended Area.

The analysis above is based upon data assembled by representatives of the City and surveys and
analyses conducted by Trkla, Pettigrew, Allen & Payne, Inc. The surveys and analyses conducted

include:

BN AW

Exterior survey of the condition and use of each building;

Field survey of environmental conditions covering streets, sidewalks, curbs and gutters,
lighting, traffic, 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;
Comparison of surveyed buildings to property maintenance and other codes of the City;
Analysis of original and current platting and building size and layout;

Analysis of building floor area and site coverage; and

Review of previously prepared plans, studies and data.
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5. NEAR SOUTH TAX INCREMENT FINANCING REDEVELOPMENT PROJECT

This section presents the overall program to be undertaken by the City of Chicago or by private developers
acting under redevelopment agreements with the City. ltincludes a description of redevelopment plan and
project objectives, a description of redevelopment activities, a general land-use plan, estimated
redevelopment project costs, a description of sources of funds to pay redevelopment project costs, a
description of obligations that may be issued, identification of the most recent equalized assessed valuation
of properties in the Redevelopment Project Area, and an estimate of anticipated equalized assessed

valuation.

In the event the City determines that implementation of certain activities or improvements in not feasible,
the City may reduce the scope of the overall program and Redevelopment Project.

Redevelopment Objectives

ETERENRES

o Reduce or eliminate those conditions which qualify the Redevelopment Project Area as a blighted
area, Section 4 of this Redevelopment Plan, Blighted Area Conditions Existing in the
Redevelopment Project Area, describes existing blighting conditions.

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

. Assemble land into parcels functionally adaptable with respect to shape and size for disposition and
redevelopment in accordance with contemporary development needs and standards.

. Create an environment which stimulates private investment in new construction, expansion, and
rehabilitation.

. Achieve development which is integrated both functionally and aesthetically with nearby existing
development, and which contains a complementary mix of uses.

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

. Provide sites for needed public improvements or facilities in proper relationship to the projected
demand for such facilities and in accordance with accepted design criteria for such facilities.

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

. Encourage the participation of minorities and women in professional and investment opportunities
involved in the development of the Redevelopment Project Area.

. Implement and achieve the Redevelopment Project Area Goals and Policies as set forth in Section
3 of this Redevelopment Plan.
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Redevelopment Plan and Project Activities

The City proposes to achieve its redevelopment goals, policies and objectives for the Redevelopment Project
through public financing techniques including tax increment financing and by undertaking some or all of

the following actions:
1. Property Acquisition, Site Preparation, Demolition and Relocation

Property acquisition and land assembly by private sector for redevelopment in accordance with this
Redevelopment Plan will be encouraged. To achieve the renewal of the Redevelopment Project
Area, property identified in Development Program. Figure 3, attached hereto and made a part
hereof, may be acquired by purchase, exchange or long-term lease by the City of Chicago and
cleared of all improvements and either (a) sold or leased for private redevelopment, or (b) sold,
feased or dedicated for construction of public improvements or recreational facilities. The City may
determine that to meet the goals, policies or objectives of this Redevelopment Plan property may
be acquired where: a) the current use of the property is not permitted under this Redevelopment
Plan; b) the exclusion of the property from acquisition would have a detrimental effect on the
disposition and development of adjacent and nearby property; or ¢) the owner or owners are
unwilling or unable to conform the property to the land-use and development objectives of this
Redevelopment Plan. Further, the City may required written redevelopment agreements with
developers before acquiring any properties.

Clearance and demolition activities 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. Clearance and demolition activities
will include demalition of buildings, breaking-up and removal of old foundations, excavation and
removal of soil and other materials to create suitable sites for new development and to provide for

storm drainage.

Active businesses and other occupants that are displaced by the public acquisition of property will
be relocated and may be provided with assistance payments and advisory services.

As an incidental but necessary part of the redevelopment process, the City may devote property
which it has acquired to temporary uses until such property is scheduled for disposition and
redevelopment.

Acquisition activities include acquisition of property (1} to accommodate the realignment of Lake
Shore Drive and to make improvements to other thoroughfares (2) to permit the more efficient
construction of infrastructure over the METRA tracks, (3) to provide a site for a district
heating/cooling plant, if appropriate, and (4) to provide for additional property acquisition in support
of private development proposals. Further, demolition of structures (including railroad structures)
and protection/relocation of existing utilities and freight tunnels in contemplated. Relocation
services in conjunction with property acquisition will be provided in accordance with City policy.

2. Provision of Public Improvements

Adequate public improvements and facilities will be provided to service the entire Redevelopment
Project Area. Public improvements and facilities may include, but are not limited to the following:
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a. Roadways, and Related Improvements

A range of individual roadway improvement projects from repair and resurfacing through
construction of new roads on structures in air rights will be undertaken. Public sewers,
water lines, and City electrical services for lighting and signals are to be upgraded or
installed new in each improved roadway segment as needed. The complexities and
constraints associated with roadway construction in air rights over an operating railroad
have been taken into account in estimating costs. The principal roadways affected are
Columbus Drive, Roosevelt Road, Indiana Avenue, 13th Street, 14th Street, 15 Street, as
well as segments of other street. Virtually all of these improvements are anticipated in the
Central Station Guidelines.

b. Special Utility Improvement

Construction of a substantial storm sewer is planned for a 16th Street alignment to extend
from Lake Shore Drive west through the Redevelopment Project Area to the Chicago river.
This sewer will provide relief to the combined sewer system serving the area, reduce or
eliminate flooding in the area, and will have capacity to drain storm water on Lake Shore
Drive in the vicinity of the Redevelopment Project Area.

C. Parks and Open Space

Construction of both parks and open spaces will be undertaken. McFetridge Park at
14th/Indiana, and a portion of the addition to Grant Park on the north side of Roosevelt will
be built. These improvements are anticipated in the Central Station Guidelines.

job Training and Related Educational Programs

Separate or combined programs designed to increase the skills of the labor force to take advantage
of the employment opportunities within the Redevelopment Project Area will be implemented. This
will be particularly importantin conjunction with development of international trade operations and
related services.

Analysis, Administration, Studies, Surveys, Legal, et al.

Activities include the long-term management of the TIF Program as well as the costs of establishing
the Program and designing its components.

Redevelopment Agreements

Land assemblage which may be by purchase, exchange, donation, lease, or eminent domain shall
be conducted for (a) sale, lease or conveyance to private developers, or (b) sale, lease, conveyance
or dedication for the construction of pubic improvements or facilities. Terms of conveyance shall
be incorporated in appropriate disposition agreements which may contain more specific controls
than those stated in this Redevelopment Plan.
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Amendment - April 1994
Redevelopment Plan and Project Activities continued in Section 5 is amended to add the following:

Redevelopment Project and Plan activities are expanded to include: resurfacing or reconstruction of all
existing street pavement which is currently in a deteriorating condition; repair or reconstruction of all
deteriorating curbs and gutters; replacement or reconstruction of sidewalks as part of a comprehensive
streetscape/pedestrian walkway system for major parts of the amended area; coordination and
implementation of transit station and structure improvements with other public and private improvement
projects, rehabilitation of existing buildings, and allowance for interest cost incurred by redevelopers as
provided for in the Act.

Figure 3, Development Program, is revised to illustrate the range of actions and improvements proposed for
the Amended Area.

General Land-Use Plan
Amendment - April 1994

The General Land-Use Plan contained in Section 5 is amended to include the following maps, and revised
and added statements:

Figure 4, Land-Use Plan, contained in the Original Redevelopment Project and Plan is revised to include
two figures: Figure 4A, Land-Use Plan, and Figure 4B, Sub Area Land-Use Plan.

Figure 4A, Land-Use Plan, identifies the major land-use category to be in effect upon adoption of this
amended Redevelopment Project and Plan, which is Mixed-Use. The Mixed-Use category includes the
provision for commercial, residential, retail, institutional, exhibition, parking and related uses. Also shown
in 4A are the locations of major thoroughfares and street rights-of-way, the locations of which are subject
to modification by the City.

Figure 4B, Sub Area Land-Use Plan, illustrates the recommended predominant use for the nine subareas
identified, and provides a guide for future land-use developments and related improvements within the
Redevelopment Project Area. Described below are the predominant uses to be included in each subarea.

Subarea 1

Subarea 1 should continue to accommodate office, institutional, retail and service uses which characterize
the adjacent Loop area to the north. Restaurants, professional theaters and related business and service uses
are encouraged to support existing uses in subareas 2 and 3.

Subarea 2

The predominant use of this subarea should remain hotel and institutional. The City should encourage
continued business and institutional uses such as the Chicago Hilton and Towers, the Spertus Museum,
Columbia College and Blackstone Theater. Redevelopment should respect the historic character of the
Michigan Avenue streetwall.
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Subarea 3

The predominant use of this subarea should be residential with accessory retail. This subarea should allow
for high-density residential buildings consistent with recently constructed and rehabilitated buildings such
as 2 East 8th, Burnham Plaza and 1130 South Michigan. Within this subarea, new development along
Michigan Avenue should respect the historic character of the Michigan Avenue streetwall.

Subarea 4

Community shopping uses (grocery store, drug store, etc.) should be encouraged in subarea 4 to serve the
expanding neighborhoods of Dearborn Park 1 and Ii, Central Station and various free-standing and converted
loft residential buildings. Development should be centered near the intersection of State Street and
Roosevelt Road, the CTA subway and elevated stations, and the proposed Central Area Circulator station.
Convenience businesses to serve foot traffic from the transit stations should also be encouraged.

Subarea 5

Residential development that is compatible, in density, with the Dearborn Park If neighborhood located
across State Street should be encouraged in subarea 5. Neighborhood retail and business uses should be
encouraged on ground floors of residential structures.

Subarea 6

Land should be assembled in underutilized blocks for the development of a range of housing types, rental
and sales, in a mixed-density, economically integrated environment. Large scale developments should be
approved as planned developments and provide for off-street parking, recreational facilities and other
supporting amenities. Residential development within this area should link the Dearborn Park and Central
Station neighborhoods. A continuous east-west pedestrian walkway should be provided from the Chicago

River to the lakefront.

Subarea 7

Commercial services, including wholesale and retail trades, should be located along State Street, north of
Cermak.

Subarea 8

Business, residential and cultural uses that are compatible with, support and enhance the existing Prairie
Avenue Historic District and the proposed Arts District should be encouraged in Subarea 8. Rehabilitation
of existing buildings and redevelopment of vacant sites in the Arts District should be encouraged for
business and housing uses, as well as support services, art spaces, public open spaces and community
facilities.

Subarea 9

Hotel, restaurant and service uses should be encouraged in subarea 9, as well as other businesses that are
compatible with the expanding McCormick Place.
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Similar and compatible uses as determined by the City of Chicago Department of Planning and
Development should be encouraged within each subarea.

Estimated Redevelopment Project Costs

Amendment - April 1994

Estimated Redevelopment Project Costs contained in Section 5 is amended to read as follows:

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

10.

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

Property assembly costs, including but not limited to acquisition of 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 buildings and fixtures;
Costs of the construction of public works or improvements;
Costs of job training and retraining projects;

Financing costs, including but not limited to all necessary and incidental expenses related to the
issuance of obligations and which may include payment of interest on any obligations issued
hereunder accruing during the estimated period of construction of any redevelopment project for
which such obligations are issued and for not exceeding 36 months thereafter and including
reasonable reserves related thereto;

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

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, including but not limited
to courses in occupational, semi-technical or technical fields leading directly to employment,

incurred by one or more taxing districts, provided that such costs (i) are related to the establishment
and maintenance of additional job training, advanced vocational education or career education

A217



e e

programs for persons employed or to be employed by employers located in a redevelopment
project area; and (i) when incurred by a taxing district or taxing districts other than the municipality,
are set forth in a written agreement by or among the municipality and the taxing district or taxing
districts, which agreement describes the program to be undertaken, including but not limited to 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 Section 3-37, 3-38, 3-40 and 3-40.1
of the Public Community College Act and by school districts of costs pursuant to Section 10-22.20a
and 10-23.3a of the School Code;

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

a. such costs are to be paid directly from the special tax allocation fund established pursuant
to the Act;
b. such payments in any one year may not exceed 30 percent of the annual interest costs

incurred by the redeveloper with regard to the redevelopment project during that year;

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

d. the total of such interest payments incurred pursuant to this Act may not exceed 30 percent
of the total redevelopment project costs excluding any property assembly costs and any
relocation costs incurred pursuant to this Act or such greater amount as may be hereinafter
authorized by law, including by P.A. 86-1398.

A range of activities and improvements will be required to implement the Redevelopment Project. The
necessary improvements and their costs are shown in Table 1, Estimated Redevelopment Project Costs. To
the extent that the City has incurred costs or municipal obligations have been issued to pay for such
Redevelopment Project costs in anticipation of the adoption of tax increment financing, the City shall be
reimbursed from real estate tax increment revenues for such redevelopment costs. The total Redevelopment
Project costs are intended to provide an upper limit on expenditures. Within this limit, adjustments may
be made in line items, including provision for capitalized interest and other cost of financing associated with
the issuance of obligations, without amendment of this Redevelopment Plan. Additional funding in the form
of State and Federal grants, and private development contributions will be pursued by the City as means of
financing improvements and facilities which are of a general community benefit.
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Sources of Funds to Pay Redevelopment Project Costs

Amendment - April 1994

Sources of Funds to Pay Redevelopment Project Costs contained in Section 5 is amended to read as follows:

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

available by private sector developers.

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

to time deem appropriate.
Issuance of Obligations

Amendment - April 1994
Issuance of Obligations contained in Section 5 is amended to read as follows:

The City may issue obligations secured by the tax increment special tax allocation fund pursuant to Section
11-74, 4-7 of the Act.

All obligations issued by the City pursuant to this Redevelopment Plan and the Act shall be retired within
twenty-three {23) years from the adoption of the ordinance approving the Redevelopment Project Area, such
ultimate retirement date occurring in the year 2013. Also, the final maturity date of any such obligations
which are issued may not be later than twenty (20) years from their respective dates of issue. One or more
series of obligations may be sold at one or more time in order to implement this Redevelopment Plan. The
amounts payable in any year as principal of and interest on all obligations issued by the City pursuant to the

- Redevelopment Plan and the Act shall not exceed the amounts available, or projected to be available, from

tax increment revenues and from such bond sinking funds or other sources of funds as may be provided by
ordinance. Obligations may be of a parity or senior/junior lien natures. obligations issued may be serial
or term maturities, and may or may not be subject to mandatory sinking fund redemptions.

Revenues shall be used for the scheduled and/or early retirement of obligations, and for reserves, bond
sinking funds and redevelopment project costs, and, to the extent that real property tax increment is not used
for such purposes, may be declared surplus and shall them become available for distribution annually to
taxing districts in the Redevelopment Project Area in the manner provided by the Act.
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Most Recent equalized Assessed Valuation of Properties in the Redevelopment Project Area

Amendment - April 1994

Most Recent Equalized Assessed Valuation of Properties in the redevelopment Project Area in Section 5 is
amended to read as follows:

The purpose of identifying the most recent EAV of properties in the Redevelopment Project Area is to
provide an estimate of the Initial EAV which the County Clerk will certify for the purpose of calculating
incremental EAV and incremental property taxes. In the case of the Central Station Area Tax Increment
Financing Redevelopment Project and Plan, there is an Initial EAV (using 1989 EAV) for the area as originally
adopted on November 28, 1990, and a second Initial EAV (using 1992 EAV) for the area to be amended into
the Central Station Area Tax Increment Financing Redevelopment Project and Plan.

Table 2, Summary of Initial EAV by Block, summarizes the initial equalized assessed valuations of blocks
within the Original Area and Amended Area. The EAV summary for the Original Area has since been
Certified as the Initial Equalized Assessed Valuation by the Cook County Clerk on August 12, 1991, and is

$3,223,423.

The initial EAV summarized in Table 2 for the Amended Area serves as the estimated initial equalized
assessed valuations of blocks within the Amended Area as of April 1994. The total initial EAV for the
Amended Area is estimated at $124,791,988, and assumes this amendment to the Redevelopment Plan and
Project will occur before the 1993 state equalization factor is issued, which is sometime in June or July
1994. In the event the amendment is adopted after the 1993 state equalization factor is issued, then the
1993 assessed valuations and 1993 state equalization factor will be used by the County to determine the
Initial EAV for the Amended Area. Additionally, this Certified Initial EAV is issued by the Cook County

Clerk's Office.

The total certified initial EAV for the entire Redevelopment Project Area is estimated at $128,015,411.
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TABLE 2

SUMMARY OF INITIAL EAV BY BLOCK
NEAR SOUTH TAX INCREMENT FINANCING REDEVELOPMENT PROJECT AREA

1 (2]

ORIGINAL AMENDED ENTIRE

PROJECT PROJECT PROJECT

BLOCK NUMBER AREA AREA AREA

17-15-110 $10,087.753 $10,087,753

111 $8,807,434 $8.807.434
17-15-112 50 * $0*

300 $2,459,481 $2,459,481

301 $7,995,577 $7.995,577

302 $2.166,319 $2,166,319

304 $5,836,194 $5,836,194

305 $10,264,638 $10,264,638

306 $4,401,836 $4,401,838

307 $3,237,637 $3,237,637

308 $3,696,048 $3,696,048

309 $3,819,510 $3,819,510
17-15-310 so s$o "
17~15-501 $C* $0°

17-16-247 $1.575,316 $1,575,316

17-22-100 $1,415713 $1,415,713

101 $7,599.167 $7.599,167

17-22-102 $1.236,479 $1,236,479

103 $743,770 $749,770

104 $2,732.826 $2,732,825

17-22-105 $1,959,440 $1,959,440

106 $2,964,749 $2.964,749

107 $3,470,369 $3,470,3589

108 $5,136,042 $5,136,042

17-22~-109 $10,233 $10,233
17-22-110 $Qr* so

300 $1,235,667 $1,235,687

301 $5,094,929 $5,094,929

302 $2,960,436 $2,960,436

303 $17.,271 $2,289,881 $2.307.152
304 $or $3,127,719 $3,127,719 *

305 $1,281,389 $1,281,389

306 $1,110,498 $1,110,498

307 $1,742.271 $1,742,271

308 $1,142,846 $1,142.846

309 $1,676.355 $1.676,355

310 $35,368 $35,368

311 . $1,374,860 $1,374,860

312 $3.224,898 $3.224,898

313 $3,730,428 $3.730.428

314 $1,038,422 $1,038,422

315 $1,027.610 $1,027,610

317 $68,567 $68,557

318 $1,162,295 $1,162,295

319 $2,674,962 $2.674,962

320 $376209 $376,209
500 $0 sor
501 30 so* SO’
17-27-205 $O* so -

TOTAL $3.,223,423 $124,791,988 $128,015,411

* Contains exampt and or railroad properties

1. Basoed on 1989 EAV.

2. Based on 1992 EAV, and is subjec? to final verification and certification by the County Clerk foilowing
the adoption of the ordinances !o add the Amended Area to the Redevelopment Project Area.

TRKLA, PETTIGREW, ALLEN & PAYNE, INC,

May 24, 1994
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Anticipated Equalized Assessed Valuation

Amendment - April 1994

Anticipated Equalized Assessed Valuation in Section 5 is amended to read as follows:

By the year 2005, the estimated equalized assessed valuation of real property within the Redevelopment
Project Area is estimated at approximately $530,000,000. This estimate is based on several key
assumptions, including: 1) Redevelopment for the uses specified in this Redevelopment Plan will occur in
a timely manner; 2) the market value of the recommended residential and commercial developments will

increase following completion of the redevelopment activities described in the Redevelopment Plan; and
3) the average State Multiplier for the five year period 1988 through 1992 of 1.9953 will apply to future

assessed values.

6. CONFORMITY OF THE REDEVELOPMENT PLAN TO THE COMPREHENSIVE PLAN FOR
DEVELOPMENT OF THE CITY OF CHICAGO AS A WHOLE

The Redevelopment Plan and the Redevelopment Project conform to the comprehensive plan for

development of the City of Chicago as a whole. Further, the Redevelopment Plan and Redevelopment

Project are consistent with, and are established pursuant to implementation of, general municipal

development objectives and policies contained in development plans previously adopted and/or considered

by the City of Chicago, including, among others, the following:

1. "AnOrdinance For the Establishment of Harbor District Number Three; the Construction by the Illinois
Central Railroad Company of a New Passenger Station; Electrification of Certain of the Lines of the
Hinois Central and Michigan Central Railroad Companies Within the City; and the Development of
the Lake Front" passed by the City Council of the City of Chicago in 1919, as amended;

2. The Comprehensive Plan of Chicago of 1966;

3. The Guidelines for Development; I.C. Air Rights - 11th Place to 31st Street of 1972;

4. The Lakefront Plan of Chicago of 1973;

5. The Lake Michigan and Chicago Lakefront Protection Ordinance of 1973;

6. Chicago 21: a Plan for the Central Area Committees of 1973;

7. Chicago Central Area Plan of 1983;

8. The Near South Development Plan of 1986;

9.  The Central Station Guidelines; and

10. The Central Station Plan of Development.
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7. PHASING AND SCHEDULING OF REDEVELOPMENT PROJECT

A phased implementation strategy will be utilized to achieve a timely and orderly redevelopment of the
project area.

It is anticipated that City expenditures for redevelopment project costs will be carefully staged on a
reasonable and proportional basis to coincide with expenditures in redevelopment by private developers.

8. PROVISIONS FOR AMENDING THIS REDEVELOPMENT

This Near South Tax Increment Redevelopment Project and Plan may be amended pursuant to the provisions
of the Act.

9. AFFIRMATIVE ACTION PLAN

The City is committed to and will affirmatively implement the following principles with respect to the Near
South Tax Increment Redevelopment Plan and Project:

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

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

In order to implement these principles for this Project and Plan, the City shall require and promote equal
employment practices and affirmative action on the part of itself and its contractors and vendors. In
particular, parties contracting for work on the Project shall be required to agree to the principles set forth

in this section.

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

As described in Section 4 of this Redevelopment Project and Plan report, the Redevelopment Project Area
as a whole is adversely impacted by the presence of numerous blighting factors, and these factors are
reasonably distributed throughout the area. The redevelopment project area on the whole has not been
subject to growth and development through investment by a limited and scattered basis. However, no
major large-scale projects have been initiated in over ten years. The lack of private investment is evidenced
by the continued existence of blight and the limited number of new development projects undertaken on

a planned development basis.

The private investment that has occurred in the near south side in general, but not in the redevelopment
area, has occurred with substantial public assistance. Projects such as Dearborn Park, Printers Row,
McCormick Place and the original Central Station have all been subsidized with local, state or federal

assistance.
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Thus, it is clear that private investment in revitalization and redevelopment has not occurred on a
comprehensive basis or in a timely manner to overcome the blighting conditions that currently exist. The
Redevelopment Project Area is not reasonably expected to be developed without the efforts and leadership
of the City, including the adoption of this Redevelopment Project and Plan, and the adoption of tax

increment financing.

11. FINANCIAL IMPACT OF THE REDEVELOPMENT PROJECT

Without the adoption of this Redevelopment Project and Plan, and tax increment financing, the
Redevelopment Project Area is not reasonably expected to be redeveloped by private enterprise. There is
a real prospect that blighted conditions will continue to exist and spread, and the area on the whole will
become less attractive for the maintenance and improvement of existing buildings and sites. The possibility
of the erosion of the assessed value of property which would result from the lack of a concerted effort by
the City to stimulate revitalization and redevelopment could lead to a reduction of real estate tax revenue

to all taxing districts.

Section 5 of this Redevelopment Project and Plan describes the comprehensive redevelopment program
proposed to be undertaken by the City to create an environment in which private investment can occur.
The redevelopment program will be staged over a period of years consistent with local market conditions
and available financial resources required to complete the various redevelopment projects and activities set
forth in this Plan. If the Redevelopment Project is successful, it is anticipated that the Rehabilitation and
expansion of existing buildings and new development resulting there from will be instrumental in alleviating
blighted conditions and restoring the area to a long-term sound condition.

The Redevelopment Project is expected to have both short- and long-term financial impacts on the taxing
districts affected by the Redevelopment Plan. During the period when tax increment financing is utilized,
real estate tax revenues resulting from increases in EAV over and above the certified initial EAV established
at the time of this Redevelopment Project and Plan will be used to pay redevelopment project costs in the
area. At the end of such period, the real estate tax revenues attributable to the increase in EAV over the
certified initial EAV will be distributed to all taxing districts levying taxes against property located in the
Redevelopment Project Area.

12. DEMAND ON TAXING DISTRICT SERVICES

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

Cook County. The county has principal responsibility for the protection of persons and property, the
provision of public health services and the maintenance of County highways.

Cook County Forest Preserve District. The Forest Preserve District is responsible for acquisition,

restoration, and management of lands for the purpose of protecting and preserving public open space
in the City and County for the education, pleasure and recreation of the public.
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Metropolitan Water Reclamation District of Greater Chicago. the 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. The districtis a unit of the State of Illinois' system of public
community colleges whose objective is to meet the educational needs of residents of the City of
Chicago and other students seeking higher education programs and services.

Board of Education. General responsibilities of the Board include the provision, maintenance and
operations of educational facilities, and the provision of educational services primarily 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 provision 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 the full range of municipal services
typically associated with large, mature cities, including: police and fire protection, capital
improvements and maintenance, water production and distribution, sanitation service, building,
housing and zoning codes, etc.

In addition to the major taxing districts summarized above, the following special taxing districts have taxing
jurisdiction over the Redevelopment Project Area; the Chicago Library Fund, Chicago Urban Transportation
District, and Special Service Area Number 12 (SSA #12). The Chicago Library Fund (formerly a separate
taxing district from the City) and the Chicago Urban Transportation District no longer extend tax levies, but
continue to exist for the purpose of receiving delinquent taxes. n 1991, the City established SSA #12 in
connection with the Central Station Area Circulator. Certain properties located within the Redevelopment
Project Area are also located with SSA #12. Taxes for SSA #12 are levied on non-residential properties
located within its taxing jurisdiction to pay for a portion of the anticipated cost of the construction and
operation of the Central Area Circulator.

Non-residential development, such as retail, commercial service, office, hotel, public and institutional uses,
should not cause increased demand for services or capital improvements on any of the taxing districts
named above except for the Water Reclamation District. Replacement of vacant and underutilized buildings
and sites with active and more intensive uses will result in additional demands on services and facilities
provided by the Water Reclamation District. However, it is expected that any increase in demand for
treatment of sanitary and storm sewage associated with the Redevelopment Project Area can be adequately
handled by existing treatment facilities maintained and operated by the Water Reclamation District.

Residential development may cause increased demand for services or capital improvements to be provided
by the Board of Education, Community college District 508, Chicago Park District, and City. New private
investment in residential and non-residential development, and public investment in infrastructure
improvements may increase the demand for public services or capital improvements provided by the City
of Chicago and the Chicago Park District within an adjacent to the Redevelopment Project Area. These
public services or capital improvements may include but are not necessarily limited to, the provision of
additional open spaces and recreational facilities by the Chicago Park District. However, it is not possible
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at this time to predict, with any degree of reliability, (i) the number or timing of new or rehabilitated
residential buildings that may be added within the Redevelopment Project Area, or (ii) the increased level
of demand for services or capital improvements to be provided by any taxing district as a result therefrom.

If successful, the implementation of the Redevelopment Project may enhance the values of properties within
and adjacent to the Redevelopment Project Area.

13. PROGRAM TO ADDRESS FINANCIAL AND SERVICE IMPACTS

As described more fully in the previous sections, because the scale and mix of development in the Area
cannot be predicted with certainty as of the date of this Redevelopment Project and Plan, the scope of the
financial impact on taxing districts and increase in the demand for services provided by those districts cannot
be quantified at this time. As a result, the City has not development, at present, a specific plan to address

such financial impact or increased demand.

However, as described more fully under Redevelopment Project and Plan Activities—Provision of Public
Improvements in Section 5 of this Redevelopment Project an Plan, the City plans to provide public
improvements and facilities to service the Redevelopment Project Area, Such improvements may mitigate
some of the additional service and capital improvement demands placed on taxing districts as a result of the

implementation of this Redevelopment Project and Plan.
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1
INTRODUCTION

Chicago's [uture’and its continuing rols as a world class city depends on its ability to build
upon its strong assets while overcoming the threats and/or concerns relating to its [uture
stability. Among Chicago's assets are: its beautiful lakefront setting; its magnilicent sys-
tem of parks, including Grant and Burnham parks; its viable business center; its many in-
stirurions, museums, universities and art galleries; the North Michigan Avenue shopping
facilities; McCormick Place and Navy Pier; and its extensive neighborhood and community
based cultural and economic organizations.

There are real problems which threaten Chicago. These problems include, but are not
limited to, a pattern of our-migration by both major and minor corporations to the suburbs
and to other states; a loss of convention business to other cities and other countries; the
perception of a high incidence of crime, imbalances in public transportation services
within the greater central area which continues to expand outward from the historic "Loop"
business district; aging infrastructure; and the need to revitalize deteriorating, underutil-
ized and undeveloped arecas of the City.

The City of Chicago, working with the State of Illineois, has initiated bold steps in an efl-
fort to overcome some of the aforementioned problems, including programs to improve
Chicago's educational system so students will be able to find meaningful emplovment after
graduation. Within the greater central area additional steps have been taken, including the
creation of the Metropolitan Pier and Exposition Authority, with Navy Pier improvements
and an active effort directed toward expansion of the McCormick Place complex. Addi-
tional funding is being pursued by the City for planning and design of the Central Area
Transit Circulator system (light rail transit system) to improve internal distribution and
travel movements. A major redesign of the State Strest Mall is planned, which, in conjunc-
tion with the new Harold Washington Library and other private developments along State
Street will help revitalize this area,

Although the downtown and north and west sides of the central area have experienced
dynamic new growth in office, hotel, entertainment and residential development, the Near
South area generally south of Roosevelt Road and east of Michigan Avenue continues to
decline. The Near South section of the greater central area is in significant need of
revitalization and redevelopment. Recent studies have verified that the majority of the
properties from 12th Street to 16th Street, and from Michigan Avenue to Indiana Avenue
are characterized by deterioration and obsolescence and the area east of Indiana Avenue
contains abandoned railroad yards which remain undeveloped.

The City of Chicago has long been aware of the redevelopment potential of the cntire area.
In 1919, the City Council adopted an ordinance which mandated the implementation of
Daniel Burnham's 1909 plan for the area. More recent planning efforts which singled out
the near south area include the 1972 Lakefront Plan and the 1973 Chicago 2] Plan. The
plans put forth recommendations for the near south similar to those proposed in this
redevelopment plan such as the extension of Roosevelt Road and various public transit im-
provements. In 1986, the Department of Planning prepared a special Near South Develop-
ment Plan. The plan recognized the unique assets of the area and its potential to link the
lakeshore and museum campus with a revitalized Near South neighborhood. The plan
recommended roadway extensions at Roosevelt Road, 16th Street, and McFetridge Avenue.

Central Station TIF Redevelopment Project and Plan Pags 1



In general, the plan called for business development which would create jobs in the area.
residential development to stabilize the area and cultural and recreational improvements as
well,

However, despite the existence of such ordinances and plans, the Cenrral Sration Area
Redevelopment Project Area (hereinafter designated and deflined as the "Redevelopment
Project Area") has historically not besn subject 1o growth and development through invest-
ment by privateenterprise, and is not reasonably expected 10 be developed without the ef-
forts and Jeadership of the City, including the adoption of this Tax Increment Financing
Redevelopment Project and Plan and the substantial investment of public funds. Histori-
cally, private investment has not occurred to any major extent in the south loop area except
in those arcas in which the City has made a substantial investment of public funds.

The City now has a very real opportunity to serve as a catalyst for the development of the
Redevelopment Project Area, and has already begun taking steps in thar direction. On
March 1, 1990, the Chicago Plan Commission approved the Central Station Guidclines for
Development (the "Central Station Guidelines”) for an aggressive and comprehensive
development of mostly vacant land located generally within the eastern portion of the
Redevelopment Project Area. On April 6, 1990, the City Council approved the Central Sta-
tion Planned Development Amendment to the Chicago Zoning Ordinance (the "Central Sta-
tion Plan of Development”) for parts of the land covered by the Guidelines. With the City's
assistance and guidance, development of this portion of the Redevelopment Project Area
will open the lakeshore to previously isolated neighborhoods, and will spearhead increased
housing and business opportunities not only in the Redevelopment Project Area, but also
within the near south loop area as a whole. The City must take an additional step to ac-
complish its development goals for the Redevelopment Project Area -- the City must adopt
Tax Increment Financing to attract the private investment that is needed within the
Redevelopment Project Area.

Tax Increment Financing

In January, 1977, tax increment financing ("TIF") was made possible by the Illinois General
Assembly through passage of the Tax Increment Allocation Redevelopment Act
(hereinafter referred to as the "Act”) The Act is found in Illinois Revised Statutes, Chap-
ter 24, Section 11-74.4-1 gt seq, as amended. The Act provides a means for municipalities
after the approval of a ‘"redevelopment plan and project” to redevelop "blighted,”
"conservation" or "indusirial park conservation” areas and to finance public redevelopment
costs with incremental real estate tax revenues. Incremental real estate tax revenue ("tax
increment revenue”) is derived from the increase in the cqualized assesscd valuation
("EAY") of real property within the TIF redevelopment area over and above the certified
initial EAV of the real property. Any increase in EAV is then multiplied by the current
tax rate which results in tax increment revenue. A decline in current EAV does not result
in a negative real estate tax increment.

To finance redevelopment costs a municipality may issue obligations secured by the an-
ticipated tax increment revenue generated within the redevelopment project area. In addi-
tion, a2 municipality may pledge towards payment of such obligations any part or any com-
bination 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; (¢) the full faith and
credit of the municipality; (d) a mortgage on part or all of the redevelopment project; or (e)
any other taxes or anticipated receipts that the municipality may lawfully pledge.
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Tax Increment [inancing does not generate revenues by increasing tax rates; it generates
revenues by allowing the municipality 1o capture, temporarily, new tax revenues resulting
from redevelopment. Further, under tax increment financing, all taxing districts continue
to receive the tax revenue they received prior to redevelopment from property in the area.
Moreover, taxing districts can receive distributions of excess increment when more tax
increment revenue is received than is necessary to pay for expected redevelopment projest
costs and p_r_incipal and.interest obligations issued to pay such costs. Taxing districts also
benefit from the increased property tax base after redevelopment project costs and obliga-
tions are paid.

The Central Station Area Tax Increment Redevelopment Plan and ?rnjetl

This Central Station Area Tax Increment Redevelopment Project and Plan (hereinaflter
referred to as the "Redevelopment Plan") has been formulated in accordance with the
provisions of the Act. It is a guide to all proposed public and private actions in the
Redevelopment Project Area. !

This Redevelopment Plan also specifically describes the Redevelopment Project Area and
sets forth the blighting factors which qualify the Redevelopment Project Area for designa-
tion as a blighted area as defined in the Act.

In addition to describing the objectives of redevelopment, the Redevelopment Plan sets
forth the overall program to be undertaken to accomplish these objectives. The
"Redevelopment Project” as used herein means any development project which may, from
time to time, be undertaken to accomplish the objectives of the Redevelopment Plan.

The Redevelopment Project represents one of the most important economic opportunity
availabie for the City of Chicago. By creating an environment for private development,
Chicago will strengthen its tax base and establish an atmosphere that creates and retains
jobs and a real alternative for companies that might otherwise move to the suburbs or out
of state. At the same time, the long-standing objective 1o complete a southern edge to
Grant Park can be accomplished. The museum campus area can be connected to the central
business district and other areas of the City through suitable improvements to traffic pat-
terns and the transportation system that serves these facilities and areas.

For the first time, direct linkage between the lakefront and the area south of Roosevelt
Road can be planned and provided. The extraordinarily important McCormick Place
facility can be expanded and integrated into the downtown area. The Redevelopment
Project Area provides the vital connection for the museum campus and McCormick Place
with the rest of the city.

The goal of the City of Chicago, however, is to ensure that the entire Redevelopment
Project Area be redeveloped on a comprehensive and planned development basis in order to
ensure that new development occurs:

1. On a coordinated rather than a piecemeal basis to ensure that the land-use,
pedestrian access, vechicular circulation, parking, service and urban design
systems will functionally come together, meeting modern-day principles and
standards.

2. On a reasonable, comprehcns?c and integrated basis to ensure that blighting
factors are eliminated.
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3. Within a reasonable and defined time period so that the area may contribute
productively to the economic vitality of the Cirty.

Redevelopment of the Redevelopment Project Area is one of the largest of its kind in the
United States, and it presents challenges and opportunities commensurate with its scale.
The success of this effort will depend to a large extent on the cooperation between the
private sector and agencies of local government. The-adoption of this Redevelopment Plan
will make possible the implementation of a comprchcnswc program for the redevelopment
of the Redevelopment Project Area. By means of public investment, the area will become a
stable environment that will again attract private investment. Public investment will set
the stage for the rebuilding of the area with private capital.

Public and private investment is possible only if tax increment financing is used pursuant
to the terms of the Act. The revenue generated by the development will play a decisive
role in encouraging private development. Conditions of blight that have precluded inten-
sive private investment in the past will, be eliminated. Through this Redevelopment Plan,
the city of Chicago will serve as the central force for marshaling the assets and energies of
the private sector for a2 unified cooperative public-private redevelopment effort. Implemen-
tation of this Redevelopment Plan will benefit the City, its neighborhoods and all the
taxing districts which encompass the Near South Side in the form of a significantly ex-
panded tax base, employment opportunities and a wide range of other benefirs.
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2
REDEVELOPMENT PROJECT AREA DESCRIPTION

The boundaries of the Central Station Area Redevelopment Project Area (hercinafter
referred to_as the "Redevelopment Project Area”) Bave been carefully drawn to include
only those contiguous parcels of real property and improvements thereon substantially
benefitted by the proposed redevelopment project improvements to be undertaken as part
of this Redevelopment Plan. The boundaries are more specifically shown in Figure |,
Boundary Map. and more particularly described as follows:

That part of the southwest quarter of fractional section 15, the northwest quarter of
fractional section 22 and the cast half of the southwest fractional quarter of said section
22, all in township 39 north, range 14 east of the third principal meridian, bounded and
described as follows:

THOSE PARTS OF THE SOUTHWEST QUARTER OF FRACTIONAL SECTION
15, THE NORTHWEST QUARTER OF FRACTIONAL SECTION 22 AND THE EAST HALF
OF THE SOUTHWEST FRACTIONAL QUARTER OF SAID SECTION 22, ALL 1IN
TOWNSHIP 39 NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN,
BOUNDED AND DESCRIBED AS FOLLOWS:

BEGINNING ON THE WEST LINE OF S. MICHIGAN AVENUE, AT THE
INTERSECTION OF SAID LINE WITH THE NORTH LINE OF E. 1l1TH STREET, AND
RUNNING

THENCE EAST ALONG THE EASTWARD EXTENSION OF SAID NORTH LINE
OF E. l11TH STREET, TO THE EASTERLY RIGHT-OF-WAY LINE OF S. COLUMBUS
DRIVE;

THENCE SOUTHWARDLY, ALONG SAID EASTERLY RIGHT-OF-WAY LINE TO
AN INTERSECTJON WITH THE EASTWARD EXTENSION OF THE AFORESAID NORTH
LINE OF E. ROOSEVELT ROAD;

THENCE EAST ALONG SAID EASTWARD EXTENSION OF ROOSEVELT ROAD
TO THE EASTERLY RIGHT- DF-HBY LINE OF THE SOUTH BOUND LANES OF SOUTH
LAKE SHORE DRIVE; E

THENCE SOUTHWESTWARDLY, SOUTHWARDLY AND SOUTHEASTWARDLY
ALONG THE EASTERLY RIGHT-OF-WAY LINE OF SAID SOUTH BOUND LANES TO AN
INTERSECTION WITH THE EASTWARDLY EXTENSION OF A LINE WHICH IS 1500
FEET NORTHERLY FROM AND PARALLEL WITH THE NORTHERLY LINE OF THE E.
23RD STREET VIADUCT STRUCTURE;

THENCE WESTWARDLY ALONG SAID LINE WHICH IS 1500 FEET NORTH-
ERLY FROM AND PARALLEL WITH THE NORTHERLY LINE OF SAID 23RD STREET
VIADUCT, TO THE WESTERLY RIGHT-OF~WAY LINE OF THE ILLINOIS CENTRAL
RAILROAD;

THENCE NORTHWARDLY ALONG SAID WESTERLY RIGHT-OF-WAY LINE A
DISTANCE OF 1625 FEET, MORE OR LESS, TO THE NORTHEAST CORNER OF LOT 1
IN E. L. SHERMAN'S SUBDIVISION OF LOTS 4, 5 AND 6 IN BLOCK 1 OF
CLARKE'S ADDITION TO CHICAGO, IN THE SOUTHWEST FRACTIONAL QUARTER OF
SECTION 22, AFORESAID;

THENCE WEST ALONG THE NORTH LINE OF SAID LOT 1, AND ALONG
SAID NORTH LINE EXTENDED WEST A DISTANCE OF 186 FEET, MORE OR LESS,
T0 TBE WEST LINE OF S. PRAIRIE AVEHNUE;

Central Station TIF Redevelopmant Project and Plan Page &



THENCE NORTH ALONG SAID WEST LINE OF S. PRAIRIE AVENUE A
DI1STANCE OF B4 FEET, MORE OR LESS, TO THE SOUTHEAST CORNER OF LOT 5
IN ASSESSOR'S. DIVISION OF LOTS 1, 2 AND 3 IN BLOCK 1 OF CLARKE'S
ALDITION TO CHICAGO, AFORESAID;

1THENCE WEST ALONG THE SOUTH LINE OF SAID LOT 5 A DISTANCE OF
1797 FEET, MORE OR LESS, TO THE POINT OF INTERSECTION WITH A LINE
WHICH 1§ THE EAST LIME OF A 20 FOOT WIDE ALLEY;

THENCC NORTH ALONG SAID EAST LINE OF THE 20 FOOT WIDE ALLEY
A DISTANCE OF 92 FEET, MORE OR LESS, TO THE SOUTH LINE OF E. 1l6TH

STREET;

THENCE WEST ALONG SAID SOUTH LINE OF E., 16TH STREET, A DIs-
~*NCE OF 263.00 FEET, MORE DR LESS, TO THE WEST LINE OF S. INDIANA
7 7ENUL; .

THENCE NORTH ALONG SAID WEST LINE OF S. INDIANA AVENUE, A
DISTANCE OF 1407.00 FEET, MORE OR LESS, TO THE SOUTH LINE OF E. 14TH
STREET;

THCNCE WEST ALONG SAID SOUTH LINE OF E. 14TH STREET, A DIS-
TANCE OF 441.00 FEET, MORE OR LESS, TO THE WEST LINE OF S. MICHIGAN
AVENUE, AND

THENCE NHORTH ALONG ©SAID WEST LINE OF S. MICHIGAN AVENUE, A
DISTANCE OF 1955.0 FEET, MORE OR LESS, TO THE POINT OF BEGINNING, IN
COOK COUNTY, ILLINOIS.
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REDEVELOPMENT PROJECT AREA GOALS AND POLICIE

Managed growth in the form of investment in new development and facilities is essential
in the Redevelopment Project Area. Redevelopment efforts in the Redevelopment Project
Area will strengthen the entire City through environmental improvements, increased rax
base and additional employment opportunities.

The Act encourages the public and private sectors to work together to address and solve the
problems of urban growth and development. The joint cffort berween the City and the
private sector to redevelop parts of the Redevelopment Project Area will receive sig-
nificant support from the {inancing methods made available by the Act,

This section.of the Redevelopment Plan |icl.:mii‘ ies the goals and policies of the City for the
Redevelopment Project Area. A later section of this Redevelopment Plan identifies the
more specific program which the City plans to undertake in achieving the redevelopment
goals and policies which have been identified.

General Goals

0 Provide infrastructure improvements within the Redevelopment Project
Area.
0 Encourage commercial and industrial development by eliminating the in-

{luences and the manifestations of physical and economic deterioration and
obsolescence within the Redevelopment Project Area.

0 Provide sound economic development in the Redevelopment Project Area,

0 Revitalize the Redevelopment Project Area to establish it as an important ac-
tivity center contributing to the regional and national focus of the central
business district.

o Create an environment within the Redevelopment Project Area which will
contribute to the health, saferty, and general welfare of the City, and
preserve or enhance the value of properties adjacent to the Redevelopment
Project Area,

0 Provide an increased sales tax basis for the City of Chicago, the State of II-
linois and other taxing districts extending into the Redevelopment Project
Area.
Policies
0 Encourage a mixture of uses and scales of development that provide a transi-

tion from higher densities found in the Loop to the lower densities of the
Near South Side.

0 Expand the residential population of the Near South Side and encourage
housing types that accommodate a diverse economic and social mix of resi-
dents.
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o Provide better access between the South and Near South Sides and the
downtown and lakefront through creation of berter and more frequent east-
west and north-south links.

0 Extend the public features of Chicago's historic boulevard system along
Michigan and Indiana Avenues.

0 Accommodate the reconstruction of Lake Shore Drive as a two-way parkway
on the west side of the Field Museum, with an ample landscaped edge.

0 Design an internal street network that is clear, direct, and easily accessible to
the public.

0 Design a street and block plan which integrates the Near South Side with the
lakefront.

i

0 Complete the south end of Grant Park.

0 Apply the policies of the Lakefront Plan of Chicago.

] Provide formal open spaces that relate to Grant Park and Burnham Park and

are connected by the pedestrian street network,

o Provide sufficient parks and recreational areas related to the needs of new
Near South Side residents.

0 Promote a quality, attractive environment compatible with the museum com-
plex in Burnham Park, provide greater access to Burnham Park from
downtown and the community to the west, and enhance the park setting of
the museums.

0 Present active and appropriately designed edges to the communities on all
sides, especially towards Grant Park, Lake Shore Drive, and Michigan
Avenue,

0 Respect the prominent architectural quality of the museum complex in

Burnham Park and the Michigan Avenue streetwalls.

0 Enhance the Prairie Avenue Historic District by improving the accessibility
and image of the surrounding community and by creating connections be-
tween the District and the Burnham Park museum complex,

0 Protect and frame important views and vistas through the site.

0 Encourage active, landscaped pedestrian-oriented streets.

o Encourage a predominant use ol public transportation and improve public
transportation services to the Central Station site and the surrounding com-
munity,

0 Promote the development of a Central Area Transit Circulator system con-

necting the downtown with McCormick Place and the museums.
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o Provide adequate facilities for circulation within and through the site for
pedestrians, public transit, and private vehicles,

o Promote development which employs the most efficient use of energy
resources.
0 Ensure provision of associated parks, epen spaces and public facilities on a

— schedule coordinated with the pace of private development.

0 Promote the design and construction of public mt'rastrucmrc which en-
courages quality development.

0 Give funding and scheduling priority 1o improvements which provide the
greatest benefit to the general public.
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4
BLIGHTED AREA CONDITIONS EXISTING
IN THE REDEVELOPMENT PROJECT AREA

The Redevelopment Project Area includes improved areas and vacant areas as defined in
the Act. ;

Within the improved portion of the area it must be demonstrated that because of the com-
bination of five or more of the factors described in the Act, the area is detrimental to the
public safety, health, morals or welfare, Based upon surveys, inspections and analysis of
the area, the Redevelopment Project Area qualifies for designation as a "blighted area” as
defined by the Act. ¥

o Of the fourteen factors set forth in the Act for improved areas, ten are present in
the area.

Within the vacant portion of the area it must be demonstrated that the sound growth of the
taxing districts is impaired by at least one of the seven factors described in the Act,

o The vacant land area qualifies for designation as a "blighted area” on the basis that
the area consists of unused railyards, rail tracks or railroad rights-of-way.

The factors present are reasonably distributed throughout the area.
All blocks within the area show the presence of blight factors.

The Redevelopment Project Area includes only those contiguous parcels of real property
and improvements thereon substantially benefited by the proposed redevelopment project
improvements.

A separate report titled Central Station Area Redevelopment Project - TIF Area Eligibility
Report describes in detail the surveys and analysis undertaken and the basis for the find-
ing that the Redevelopment Project Area qualifies as a "blighted arca”™ as defined by the
Act. The factors listed below and shown in Figure 2, Summary of Blight Factors, are
present in the Redevelopment Project Area.

Improved Area Factors

The improved area includes 2all of the blocks located west of Indiana Avenue and the rail-
road property currently operated by METRA and located along the eastern edge of the
project area, adjacent to Lake Shore Drive,

1 Age
Age as a factor is present to a major extent throughout the improved blocks. Of the
17 total buildings in the improved area, 16 (94 percent) are 35 years of age or older.

] Dilapidation
Dilapidation as a factor is present to a major extent in one block, and to a limited
extent in one block. Dilapidation includes 4 buildings that are in a structurally sub-
standard condition.
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Obsolescence

Obsolescence as a factor is present to a major extent throughout the improved area.
Conditions contributing to this factor include obsolete buildings and obsolete plat-
ting. Eight buildings are characterized by obsolescence, of which 3 are vacant and 3
are partially vacant.

Deteriorstion *

Deterioration as a factor is present to a major exient throughout the improved area.
Conditions contributing to this factor include deteriorating structures, deteriorating
of f-street parking and storage areas and site surface areas,.and deteriorating alleys,
street pavement, curbs, gutters, sidewalks and the Indiana Avenue viaduct. Thir-
teen of the 17 buildings are characterized by deterioration,

L4

Existence of Structures Below Minimum Code

Existence of structures below minimum code standards is present to a major extent
in one block and to a limited extent in one block. Structures below minimum code
include all structures in deteriorating or dilapidated condition which are below the
City's code standards for existing buildings.

Excessive Vacancies
Excessive vacancies as a factor is present to a major extent in one block and to a
limited extent in one block. Three buildings contain vacant floors and 3 buildings
are entirely vacant.

Excessive Land Coverage

Excessive land coverage as a factor is present to a major extent in one block of the
area. Conditions contributing to this factor include parcels where buildings cover
more than sixty percent of their respective sites, restricting provisions for off-street
parking, loading and service. A rtotal of 12 building sites are impacted by this fac-
tor.

Deleterious Land-Use or Layout

Deleterious land-use or layout is present to 2 major extent in two of the 3 blocks of
the improved area. Conditions contributing to this factor include parcels of limited
size. Twenty-six of the parcels within the Redevelopment Project Area exhibit this
factor. '

Depreciation of Physical Maintenance

Depreciation of physical maintenance is present to a major extent throughout the
improved area. Conditions contributing to this factor include deferred maintenance
and lack of maintenance of buildings, parking and storage areas, and site improve-
ments including streets, alleys, walks, curbs gutters and one viaduct.
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10. Lack of Community Planning
Lack of community planning is present to a8 major extent throughout the improved
arca. Conditions contributing to this factor include incompatible land-use relation-
ships, parcels of inadequate size or irregular shape for contemporary development in
accordance with current day needs and standards, and the lack of reasonable
development controls for building setbacks, off-street parking and loading.

Vacant Area Factors

The vacant land area is located east of Indiana Avenue from lith Place to approximately
16th Street, and west of the railroad property used for the Illinois Central METRA com-
muter service. This vacant area consists of unused railyards, rail tracks or railroad rights-
of-way. It is the former location of active rail lines and numerous railroad-related uses, in-
cluding an office building, passenger terminal, train sheds, round houses, machine shops,
baggage room, power house and miscel}aneous support buildings. All of the buildings and
tracks have been abandoned and the buildings demolished.

The analysis above is based upon data assembled by representatives of the City and surveys
and analyses conducted by Trkla, Pettigrew, Allen & Payne, Inc. The surveys and analyses
conducted include:

L Exterior survey of the condition and use of each building;

Field survey of environmental conditions covering streets, sidewalks, curbs
and gutters, lighting, traffic, 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;

5. Comparison of surveyed buildings to property maintenance and other codes
of the City;

Analysis of original and current platting and building size and layout;
Analysis of building floor area and site coverage; and

Review of previously prepared plans, studies and data.

FoL
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5
CENTRAL STATION AREA TAX INCREMENT FINANCING REDEVELOPMENT
PROJECT _ - .

This section presents the overall program to be undertaken by the City of Chicago or by
private developers acting under redevelopment agreements with the City, It includes a
description of redevelopment plan and project objectives, a description of redevelopment
activities, a general land-use plan, estimated redevelopment project costs, a description of
sources of funds to pay redevelopment project costs, a description of obligations that may
be issued, identification of the most recent equalized assessed valuation of properties in the
Redevelopment Project Area, and an es:lim.-.tc of anticipated equalized assessed valuation.

In the event the City determines that implementation of certain activities or improvements
is not feasible, the City may reduce the scope of the overall program and Redevelopment
Project.

Redevelopment Objectives

0 Reduce or eliminate those conditions which qualify the Redevelopment
Project Area as a blighted area. Section 4 of this Redevelopment Plan
Blighted Area Conditions Existing in the Redevelopment Project Area, describes
existing blighting conditions.

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

0 Assemble land into parcels functionally adaptable with respect to shape and

size for disposition and redevelopment in accordance with contemporary
development needs and standards.

o Create an environment which stimulates private investment in neéw construc-
tion, expansion, and rehabilitation.

o Achieve development which is integrated both functionally and aesthetically
with nearby existing development, and which contains a complementary mix
of uses.

0 Encourage a high-quality appearance of buildings, rights-of-way, and open

spaces, and encourage high standards of design.

0 Provide sites for needed public improvements or facilities in proper relation-
ship to the projected demand for such facilities and in accordance with ac-
cepted design criteria for such facilities.

[+} Provide needed incentives to encourage a2 broad range of improvements in
both rehabilitation and new development efforts.
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o Encourage the participation of minorities and women in proflessional and in-
vestmeént opporiunities involved in the development of the Redevelopment
Project Area.

o Implement and achieve the Redevelopment Project Area Goals and Policies as
set forth in Section 3 of this Redevelopment Plan.

"
- -

Redevelopment Plan and Project Activities

The City proposes to achieve its redevelopment goals, policies and objectives for the
Redevelopment Project through public financing techniques including tax increment
financing and by undertaking some or all of the following actions:

¥ Property Acquisition, Site Preparation, Demolition and Relocation

Property acquisition and land assembly by the private sector for redevelop-
ment in accordance with this Redevelopment Plan will be encouraged. To
achieve the renewal of the Redevelopment Project Area, property identified
in Developmen! Program, Figure 3, attached hereto and made a part hereof,
may be acquired by purchase, exchange or long-term lease by the City of
Chicago and cleared of all improvements and either (a) sold or leased for
private redevelopment, or (b) sold, leased or dedicated for construction of
public improvements or recreational [acilities, The City may determine that
to meet the goals, policies or objectives of this Redevelopment Plan property
may be acquired where: a) the current use of the property is not permitted
under this Redevelopment Plan; b) the exclusion of the property from ac-
quisition would have a detrimental effect on the disposition and develop-
ment of adjacent and nearby property; or ¢) the owner or owners are unwill-
ing or unable to conform the property to the land-use and development objec-
tives of this Redevelopment Plan, Further, the City may require written
redevelopment agreements with developers before acquiring any properties.

Clearance and demolition activities 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. Clearance and demolition activities
will include demolition of buildings, breaking-up and removal of old founda-
tions, excavation and removal of soil and other materials to create suitable
sites for new development and to provide for storm drainage.

Active businesses and other occupants that are displaced by the public ac-
quisition of property will be relocated and may be provided with assistance
payments and advisory services.

As an incidental but necessary part of the redevelopment process, the City
may devote property which it has acquired to temporary uses until such
property is scheduled for disposition and redevelopment.

Acquisition activities include acquisition of property (1) to accommodate the
realignment of Lake Shore Drive and to make improvements to other
thoroughfares (2) to permit the more efficient construction of infrastructure
over the Metra tracks, (3) to provide a site for a district heating/cooling
plant, if appropriate, and (4) to provide for additional property acquisition
in support of private development proposals. Further, demolition of struc-
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tures (including railroad structures) and prutectionl/relocat?on of existing
utilities and freight tunnels is contemplated. Relocation services in conjunc-
tion with property acquisition will be provided in accordance with City
policy. ,

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

a. Roadways, and Related Improvements

A range of individual roadway improvement projects from repair and
resurfacing through construction of new roads on structures in air
rights will be undertaken, Public sewers, water lines, and City electri-
cal service for lighting and signals are to be upgraded or installed
new in each improved roadway segment as needed. The complexities
and constraints associated with roadway construction in air rights
over an operating railroad have been taken into account in estimarting
costs, The principal roadways affected are Columbus Drive,
Roosevelt Road, Indiana Avenue, 13th Street, 14th Street, 15th Street,
as well as segments of other streets. Virtually all of these improve-
ments are anticipated in the Central Station Guidelines.

b. Special Utility Improvement

Construction of a substantial storm sewer is planned for a 16th Street
alignment to extend from Lake Shore Drive west through the
Redevelopment Project Area to the Chicago River. This sewer will
provide relief to the combined sewer system serving the area, reduce
or eliminate flooding in the area, and will have capacity to drain
storm water on Lake Shore Drive in the vicinity of the Redevelop-
ment Project Area.

e Parks and Open Space

Construction of both parks and open spaces will be undertaken.
McFetridge Park at 14th/Indiana, and a portion of the addition to
Grant Park on the north side of Roosevelt will be built. These im-
provements are anticipated in the Central Station Guidelines.

3. Job Training and Related Educational Programs

Separate or combined programs designed to increase the skills of the labor
force to take advantage of the employment opportunities within the
Redevelopment Project Area will be implemented. This will be particularly
important in conjunction with development of international trade operations
and related services.
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4. Analysis, Administration, Studies, Surveys, Legal, et al,

Activities include the long-term management of the TIF Program as well as
the costs of establishing the Program and designing its components.

5, Redevelopment Agreements

Land assemblage which may be by purchase, exchange, donation, lease, or
eminent domain shall be conducted for (a) sale, lease or conveyance 10
private developers, or (b) sale, lease, conveyance or dedication for the con-
struction of public improvements or facilities. Terms of convevance shall be
incorporated in appropriate disposition agreements which may contain more
specific controls than those stated in this Redevelopment Plan.

General Land-Use Plan

The Land-Use Plan, Figure 4, attached hereto and made a part hereof, identifies land-uses
and public rights-of-way to be in effect upon adoption of this Redevelopment Plan. The
major land-use categories included within the Redevelopment Project Area are
Commercial/Residential Mixed Use Development and public.

All major thoroughfares and street rights-of-way are shown on the Land-Use Plan map,
Their locations are subject to modification.

The Land-Use Plan as designated in Figure 4 provides a guide for future land-use improve-
ments and developments within the Redevelopment Project Area. It illustrates land uses
most appropriate for specific subareas.

Estimated Redevelopment Project Costs

Redevelopment project costs mean and include the sum rotal of all reasonable or necessary
costs incurred or estimated to be incurred, and any such costs incidental to this Redevelop-
ment Plan pursuant to the Act. Such costs may include, without limitation, the following:

1. Costs of studies, surveys, development of plans, and specifications, implementation
and administration of the redevelopment plan including but not limited to staff and
professional service costs for architectural, engineering, legal, marketing, financial,
planning or other services, provided however that no charges for professional serv-
ices may be 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;

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

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

5. Costs of job training and retraining projects;

Central Station TIF Radevelopment Project and Plan Page 19
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10,

11

Financing costs, including but not Iimited to all necessary and incidental expenses
related to the issuance of obligations and which may include payment of interest on
any obligations issued hereunder accruing during the estimated period of construc-
tion of any redevelopment project for which such obligations are issued and for not
exceeding 36 months thereafter and including reasonable reserves related thereto;

All or a portion of a taxing district’s capital costs resulting from the redevelopment
project necessarily incurred or to be incurred in furtherance of the objectives of the
redevelopment plan and project, to the extent the municipality by writtén agréement
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; i

Payment in lieu of taxes as defined in the Act.

Costs of job training, advanced vocational education or career education, including
but not limited to courses in occupational, semi-technical or technical fields leading
directly to employment, incurred by one or more taxing districts, provided that such
costs (i) are related to the establishment and maintenance of additional job training,
advanced vocational education or career education programs for persons employed
or to be employed by employers located in a redevelopment project area; and (ii)
when incurred by a taxing district or taxing districts other than the municipality,
are set forth in a written agreement by or among the municipality and the taxing
district or taxing districts, which agreement describes the program to be undertaken,
including but not limited to the number of employees to be trained, a description of
the training and services to be provided, the number and type of positions available
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 Section 3-37, 3-38, 3-40 and
3-40.1 of the Public Community College Act and by school districts of costs pursuant
to Sections 10-22.20a and 10-23.3a of the School Code;

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

a. such costs are to be paid directly from the special tax allocation fund estab-
lished pursuant to the Act;

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

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

d, the total of such interest payments incurred pursuant to this Act may not
exceed 30 percent of the total redevelopment project costs excluding any
property assembly costs and any relocation costs incurred pursuant to this
Act or such greater amount as may be hercinafter authorized by law, includ-
ing by P.A, 86-1398,
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A range of activities and improvements will be required to implement the tax increment
redevelopment project. The necessary improvements and their costs are shown in Table 1,
Estimated Redevelopment Project Costs. To the extent that the City has incurred costs or
municipal obligations have been issued to pay for such Redevelopment Project costs in an-
ticipation of the adoption of tax increment financing, the City shall be reimbursed from
real estate tax increment revenues for such redevelopment costs. The total redevelopment
project costs are intended to provide an upper limit on expenditures. Within this limit, ad-
justments may be made in line items, including provision for capitalized interest and other
cost of financing associated with the issuance of obligations, without amendment of this
Redevelopment Plan, Additional funding in the form of State and Federal grants, and
private developer contributions will be pursued by the City as means of financing improve-
ments and facilities which are of a general community benefit.

Table 1

CENTRAL STATION REDEVELOPMENT PROGRAM
ESTIMATED REDEVELOPMENT PROJECT COSTS
(in 1,000's)

PROGRAM ACTION/IMPROVEMENT

Property Acquisition, Site Preparation, Demolition, Relocation $3,300.00
Roadways and Related Improvements 27,600.00
Special Utility Improvement 6,500.00
Parks and Open Space 1,800.00
Job Training and Related Educational Programs 500.00
Analysis, Administration, Studies, Surveys, Legal, et al. 300.00
GROSS PROJECT COST $40,000.00
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Sources of Funds to Pay Redevelopment Project Costs

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

The tax increment revenue which will be used to fund tax increment obligations and
redevelopment project costs shall be the incremental real property tax revenue. Incremen-
tal real property tax revenue is attributable to the increase in the current EAV of each tax-
able lot, block, tract or parcel of real property in the Redevelopment Project Area over and
above the initial EAV of each such property in the Redevelopment Project Area. Other
sources of funds which may be used to pay for redevelopment costs and obligations issued,
the proceeds of which are used to pay'for such costs, are land dispesition proceeds, state
and federal grants, investment income, and such other sources of funds and revenues as the
municipality may from time to time deem appropriate.

Issuance of Obligations

The City may issue obligations secured by the tax increment special tax allocation fund
pursuant to Section 11-74.4-7 of the Act.

All obligations issued by the City pursuant to this Redevelopment Plan and the Act shall
be retired within twenty-three (23) years from the adoption of the ordinance approving the
Redevelopmen: Project Area, such ultimate retirement date occurring in the year 2013,
Also, the final maturity date of any such obligations which are issued may not be later
than twenty (20) years from their respective dates of issue. One or more series of obliga-
tions may be sold at one or more times in order to implement this Redevelopment Plan.
The amounts payable in any year as principal of and interest on all obligations issued by
the City pursuant to the Redevelopment Plan and the Act shall not exceed the amounts
available, or projected to be available, from t1ax increment revenues and from such bond
sinking funds or other sources of funds as may be provided by ordinance. Obligations may
be of a parity or senior/junior lien natures. Obligations issued may be serial or term
maturities, and may or may not be subject to mandatory sinking fund redemptiornis.

Revenues shall be used for the scheduled and/or early retirement of obligations, and for
reserves, bond sinking funds and redevelopment project costs, and, to the extent that real
property tax increment is not used for such purposes, may be declared surplus and shall
then become available for distribution annually to taxing districts in the Redevelopment
Project Area in the manner provided by the Act.

Most Recent Equalized Assessed Valuation of Properties in the Redevelopment Project Area
Table 2 lists the most recent 1989 equalized assessed valuations of properties in the

Redevelopment Project Area. The total estimated equalized assessed valuation for the
Redevelopment Project Area is $5,993,641.

L]

Central Station TIF Redevelopment Project and Plan Page 23



Anticipated Equalized Assessed Valuation

By the year 2005, the estimated equalized assessed valuation of real property within the
Redevelopment Project Area is estimated at approximately $530,000,000. This estimate is
based on several key assumptions, including: 1) Redevelopment for the uses specified in
this Redevelopment Plan will occur in a timely manner; 2) the market value of the recom-
mended commercial developments will increase following completion of the redevelopment
activities described in the Redevelopment Plan; and 3) the most recent proposed State Mul-
tiplier o;f 1.9133 as applied to 1989 assessed values will remain unchanged.

TABLE 2

SUMMARY OF 1989 EQUALIZED ASSESSED VALUATIONS
Real Estate Block Numbers Equalized Assessed Value
17-15-112 $397,396
, 17-15-310 0
' 17-15-501 0
17-22-102 1,328,699
17-22-105 1,959,441
17-22-109 53,031
17-22-110 2,680,667
17-22-303 17,271 :
17-22-304 1,698,247
17-22-501 9,829
17-22-502 0
17-27-501 0
TOTAL $8,144,581

These figures are subject to final verification. Initial EAV is estimated to be 38,144,581,
After verification, the correct figures shall be certified to by the County Clerk of Cook
County, Illinois.
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6

éONFORMITY OF THE REDEVELOPMENT PLAN TO THE COMPREHENSIVE PLAN

FOR DEVELOPMENT OF THE CITY OF CHICAGO, AS A WHOLE

The Redevelopment Plan and the Redevelopment Project conform to the comprehensive
plan for development of the City of Chicago as 2 whole. Further, the Redevelopment Plan
and Redevelopment Project are consistent with, and are established pursuant to implemen-
tation of, general municipal development objectives and policies contained in development
plans previously adopted and/or considered by the City of Chicago, including, among
others, the following:

1.

L

"An Ordinance For the Elstablishment of Harbor District Number Three; the
Construction by the lllinois Central Railroad Company of a New Passenger
Station; Electrification of Certain of the Lines of the Illinois Central and
Michigan Central Railroad Companies Within the City; and the Development
of the Lake Front" passed by the City Council of the City of Chicago in
1919, as amended,

The Comprehensive Plan of Chicago of 1966;

The Guidelines for Development: 1.C. Air Rights -- 11th Place to 31st Street
of 1972;

The Lakefront Plan of Chicago of 1973;

The Lake Michigan and Chicago Lakefront Protection Ordinance of 1973;
Chicago 21: A Plan for the Central Area Committees of 1973;

Chicago Central Area Plan of 1983;

The Near South Development Plan of 1986;

The Central Station Guidelines; and

The Central Station Plan of Development.
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7
PHASING AND SCHEDULING OF REDEVELOPMENT PROJECT

—_—

A phased implementation strategy will be utilized to achieve a timely and orderly
redevelopment of the project area.

It is anticipated that City expenditures for redevelopment project cost will be carefully

staged on a reasonable and proportional basis to coincide with expenditures in redevelop-
ment by private developers.

Central Station TIF Redevelopment Project and Plan Page 28



8 ;
PROVISIONS FOR AMENDING THIS REDEVELOPMENT

This Central Station Tax Increment Redevelopment Project and Plan may be amended pur-
suant to the provisions of the Act.
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9
AFFIRMATIVE ACTION PLAN

The City is committed <0 and will affirmatively implement the following principles with
respect to the Central Station Tax Increment Redevelopment Plan and Project:

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

B. This commitment to affirmative &ction will ensure that all members of the protected
groups, are sought out to compete for all job openings and promotional oppor-
tunities,

In order to implement these principles for this Plan and Project, the City shall require and
promote equal employment practices and affirmative action on the part of itself and its
contractors and vendors. In particular, parties contracting for work on the Project shall be
required to agree to the principles set forth in this section.

"k

Central Station TIF Redevelopment Project and Plan Page 28



EXHIBIT K

ESTIMATED INCREMENTAL TAXES COLLECTED
CENTRAL STATION REDEVELOPMENT PROJECT
CHICAGO, ILLINOIS

ESTIMATED
LEVY COLLECTION REAL ESTATE TAX
YEAR YEAR INCREMENT COLLECTED
1990 1991 $0
1991 1992 579,634
1992 1993 579,634
1993 1994 579,634
1994 1995 579,634
1995 1996 579,634
1996 1997 579,634
1997 1998 579,634
1998 1999 579,634
1999 2000 579,634
2000 2001 579,634
2001 2002 579,634
2002 2003 579,634
2003 2004 579,634
2004 2005 579,634
2005 2006 579,634
2006 2007 579,634
2007 2008 579,634
2008 2009 579,634
2009 2010 279,634
TWENTY-YEAR SUBTOTAL $11,013,046
(Life of the Bonds)
2010 2011 579,634
2011 2012 579,634
2012 2013 579,634

TWENTY-THREE YEAR PROJECT LIFE TOTAL $12,751,948

Prepared by:

Trkla, Pettigrew, Allen & Payne
September 9, 199]
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