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1 
17'TROOUCTION 

Chicago's ftuure~ 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 magnit"icent sys
tem of parks. including Grant and Burnham parks; its viable business center; its m:1ny in· 
stitutions. museums , universities and art g:~.lleries; the North Mjchigan Avenue shopping 
f:~cilities; McCormick Place and Navy Pier; and its extensive neighborhood and community 
based cu ltural and economic organizations. 

There are real problems which thre:ltefl Chicago. These problems include. but are not 
limited to, a pattern of out·migr:uion by both major and minor corpor:uions 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 centnl area which continues to expand outw:~.rd from the historic "Loop'' 
business district; aging infrastructure; and the need to revitalize deterior:uing, underutil· 
ized and undeveloped areas of the City. 

The CilY of Chicago, working wi th the St:ue of Illinois, has initiated bold steps in an ef· 
fort to overcome some of the aforementioned problems, including programs to improve 
Chicago's educational system so students will be able to find me:1ningful employment after 
graduation. Within the greater central area addi tional steps have been taken, including the 
cre:ltion 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 tnnsit system) to improve internal distribution and 
travel movements. A major redesign of the State Street Mall is planned, which, in conjunc· 
tion with the new Harold Washington Library and other private de ve lopments along State 
St ree t 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 a rea generally south of Roosevelt Road and east of Michigan Avenue continues to 
decline. The Near South section of the greater central :1rea is in significant need of 
revitalization and redevelopment. Recent studies have verified that the majority of the 
properties from 12th Street to 16th Street, :1nd from Michigan Avenue to Indiana Avenue 
::tre characterized by 'deterioration and obsolescence nnd 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 I 9 J 9, the City Council adopted an ordinance which mandated the implementation of 
Daniel Burnhamts 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 pur forth recommendations for the near south similar to those proposed in this 
redevelopment plan such as the extension of Roosevelt Road and vario us public transit im· 
provements. In 19861 the Department of Planning prepared a special Near South Develop
ment Pl::tn . The plan recognized the unique assets of the area :1nd its potenti31 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. 
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In gener:ll, the plan called for business development which would create jobs in the ::~rc::~. 
residential development to stabilize the area and cultur:ll and recre::~tional improvements ::LS 

welL 

However, despite the existence of such ordinances and plans, the Central Station Area 
Redevelopment Project Area (hereinafter designated and defined as the · Redevelopmen t 
Project Area") has historjc:tHy not been subject to growth and development th rough in vest
ment by priv:nc.,.enterpt.ise, and is not re:uooabl y expec ted to be developed without the e f 
forts and fe-::~dership of the City, including the adoption of this Tax Increment Financing 
Redevelopment Project and Plan and the substantial investmen t of public funds. Histori
cally, private investment has not occurred to any major extent in the south loop uea except 
in those areas jn which the City has made a substo.ntial 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 St:ltion 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 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 :1lso 
within the near south loop area as a whole . The City must take an addition:~! 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 Financin& 

In January, 1977 , tax. increment financing (·TIF") was made possible by the Illinois General 
Assembly through passage of the Ta2t Increment Allocation Re,development Act 
(hereinafter referred to as the "Act .-) The Act is found in Ill inois Revised Sunutes , Chap
ter 24, Section 11-74.4-1 et seo. as amended. The Act provides a means for municipalities 
a f ter the approval of a "redevelopment plan and project" to redevelop "blighted," 
"conserv:uion" or "industrial park conservation" areas and to finance public redevelopment 
costs with incremental real estate tax. revenues. Incremental real estat~ tax revenue ("tax 
increment revenue") is derived from the increase in the equalized assessed valuation 
("EA V") of real pr·operty within the TIF redevelopment area over and above the certified 
ini[ial EA V of the real property. Any increase in EA V is then multiplied by the current 
tax rate which results in tax increment revenue. A decline in current EA V 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 wlthin the redevelopment project area . In addi· 
tion, a 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; (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. 
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Tax Increment financing does not generate revenues by incre~sing t:1x r:ltes; it generat~s 
revenues by allowing the municipality to capture, temporarily, new tax revenues resulting 
from redevelopment. Further, under t:.\X increment finttncing, all taxing districts continue 
to receive the tax revenue they received pnor to redevelopment from property i n the :Hca. 
Moreover, taxing districts can receive distributions of excess inc rement when more t JX 

increment revenue is rec~ived than is necessar y to p3y f or expec ted rc:dcvelopmc:n t p rOJC:: t 
costs and princi.pal and. interest obligations issued to pay such costs. Taxing distric ts a lso 
benefi1 from the increased property tax base after redevelopment project costs and ob lig:l
tions are paid. 

The Central Station Area Tax Increment Redevelopment Plan and Project 

This Central Station Aren Tax Increment Redevelopment Project and Pl:ln (hereinlftcr 
referred to as the "Redevelopmen.t Plan") has been formulated in accordance. with the 
provisions of the Act . lt 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 
available for the City of Chica~o. By c:rea1ing an environment for private development, 
Chicago will strengthen its tax base and establish an atmosphere thllt creates and retnins 
jobs and a real alternative fo r compan ies that might otherwise move to the suburbs or out 
of state. At the same time. the long-Sttlndiog objective to complete a southern edge to 
Grant Park can be accomplished. The museum campus area ca,n 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 arens. 

For the first time, direct linkage between the lakefront and the area south or· Roose velt 
Road can be planned and provided. The extraordinarily important McCormick Place 
fa_cility can be expnnde~ and integrated into the downtown area. The Redevelopment 
Project Area provides the vital connection for the museum campus and McCormick Place 
wjrh 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 rcasonnble, comprehen~e 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 City. 

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 .possit:ile 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 possi.ble 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 dev.elopment. 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 a 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 benefits. 
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2 
REDEVELOPMENT PROJECT AREA DESCRIPTION 

The boundaries of the _Central Station Area Redevelopment Project Area (hereinaf te r 
ref erred to_as t:he "Reeeveloptnent Project Area") Ji:tve been care f ully drawn ro include 
only those contiguous parcels of re:tl property :1nd improvements thereon substantiallv 
benefitted by the proposed redevelopment project improvementS to be undertaken as par't 
of this Redevelopment Plan. The boundaries are more specificall y shown in Figure 1, 
Boundary tVap . and more particularly described as follows: 

That part of the southwest Quarter of fractiono.l section 15, the northwes t quarte r of 
f ractional section 22 and the east half of the southwest fr3ctional quo.rter of said sec tion 
~:2, all in township 39 north, range 14 enst of the third principal meridian, bounded and 
described as follows: ' 

THOSE PARTS OF THE SOUTH\~EST QUARTER OF FRACTIONAL SECTION 
15, THE NORTHWEST QuARTER OF FRACTIONAL SECTION 22 AND THE EAST HALF 
OF THE SOUTH\reST FRACTIONAL QUAR~E~ OF SAID SECTION 22, ALL IN 
TO\~NSHIP 39 NORTH, RANGE l4 EAST OF THE THIRD PRil~CIPAL MERIDIAN, 
BOUNDED AND DESCRIBED AS FOLLOWS: 

BEGINNING ON THE WEST LINE OF S. !-liCHIGAN AVENUE, AT THE 
I N'l'ERSECTION OF SAID LINE \iiTH THE NORTH LINE OF E. 11TH STREET, AND 
RUNNING 

'l'HENCE EAST ALONG THE EAST~lARD EXTENSION OF SAID NORTH LINE 
OF E. 11TH STREET, TO TilE EASTERLY RIGHT-OF-WAY LilJE OF S. COLUHBUS 
DRIVE; 

'l'HEUCE SOUTH\~ARDLY, ALONG SAID EASTERLY RIGHT-OF-~·71\Y LHlE TO 
AN INTERSECT10N WITH THE EAST\'lARD EXTENSION OF THE AFORESAID NORTH 
LINE OF E. ROOSEVEL'l' .ROAD; 

THENCE EJ\S'l' ALONG SAID EASTWARD EXTENSION OF ROOSEVELT ROJ\0 
'1'0 THE EASTERLY RIGHT-OF-WAY Lll~E OF THE SOUTH DOUND LANES OF SOUTH 
LAKE SHORE DRIVE; 

THENCE SOUTH~lES'l'WARDLY, SOUTH\~ARDLY AND SOUTHEAST\iARDLY 
ALONG THE EASTERLY RIGHT-OF-WAY Lil~E OF SAID SOUTII BOUND LANES TO AN 
INTERSECTION WITH THE EASTWARDLY EXTEUSION OF A LINE WHICH IS 1500 
FEET NORTHERLY FRot-1 AND PARALLEL WITH THE NORTHERLY Lll~E OF THE E. 
23RD STREET VIADUCT STRUCTURE; 

'!'BENCE \'lES'l'\'lARDLY ALONG SAID LINE \'lHICH IS 1500 FEE'l' NORTH-
ERLY FROM AND PARALLEL WITH THE NOR'l'HERLY LINE OF SAlD 23RD STREET 
VIADUCT, TO TilE \·lES'l'ERLY RIGHT-OF-\'lAY LINE OF THE ILLINOIS CENTRAL 
RAILROAD; 

THENCE NORTHWARDLY ALONG SAID \iESTERLY RIGHT-OF-\'JAY LINE A 
DISTANCE OF 1625 FEET, MORE OR LESS, TO THE NORTHEAST CORNER OF LOT 1 
IN E. L. SHER1-1AN'S SUBDIVISION OF LOTS 4, 5 Atm 6 IN BLOC!< l OF 
CJ, ARKE' S ADDITION TO CHICAGO, IN THE SOUTHWEST Fn.AC'l'IONA.L QUARTER OF 
SECTION 22, AFORESAID; 

THENCE \'lEST ALONG THE NORTH LUtE OF SAID LOT l, AND ALONG 
SAID NORTH LINE EXTENDED ~1EST A DISTANCE OF 186 FEET, MORE OR LESS, 
'l'O THE WEST LINE OF S. PRAIRIE AVEtmE; 
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WEST LINE OF S . PRAIRIE AVENUE A 
TO THE SOUTHEAST CORNER OF LOT S 
1, 2 AND 3 IN BLOCK l OF CLARKE'S 

THE~CE ~ORTH ALONG SAID 
DJSTANCE OF 84 FEET, MORE OR LESS, 
IN ASS~SSOR'S~ DlVlSlON OF LOTS 
1\l.>lJITIOl~ TO- CIIICAGO, AFORESAID; 

'l'HENCE WEST ALONG THE SOUTH LINE OF SAID LOT 5 A DISTAUCE OF 
177 FEET, HORE OR LESS, TO THE POINT OF lNTil:R~ECTION WITH A LINE 
WlllCH IS THE EAST t.ntE OF A 20 FOOT WIDE ALLI:Y; 

THENCI: NORTH ALONG SAID EAST LINE OF THE 2 0 FOOT WIDE AI,LEY 
A DISTANCE OF 92 FEET, MORE OR LESS, TO TUE SOUTH LINE OF E. 16TH 
STREET; 

THEHCE WES'l' ALONG SAID SOUTH LINE OF E. 16TH STREET, A DIS-
:··-NeE OF 263.00 FEET, MORE OR LESS, TO 'l'HE WEST LinE OF S. IND!AW'· 
! ·;r;NUE: 

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

THENCE HEST ALONG SAID SOUT!I LINE OF E. 14TH STREET, A DIS
T 1\NCE OF 4 41. 0 0 FEET, 1-!0RE OR LESS, TO THE WEST LlUE OF S. Ul CH l GAN 
AVENUE, AND 

THENCE UORTH ALONG SAID WEST LINE OF S. MICHIGAN AVENUE, A 
D!STI\NCE OF 1955.0 FEET, MORE OR LESS, TO THE POIN'l' OF BEGINNING, IN 
COOl< COUUTY, ILLINOIS. 



3 
REDEVELOPMENT PROJECT AREA GOALS AND POLICIES 

Mo.naged growth in the f.Qrm of investment in new development and faci.lities is essential 
in the Red~velopment Project Area. Redevelopment efforts in the Redevelopment Project 
Area will strengthen the entire City through environmcntnl 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 sig
nificant support from the finnncing methods made a vail able by the Act. 

I 
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. 

Gueral Goals 

o Provide infrastructure improvements within the Redevelopment Project 
Area. 

o Encourage commercial and industrial development by eliminating the in
fluences and the manifestations of physical and economic deterioration and 
obsolescence within the Redevelopment Project Area. 

o Provide sound economic development in the Recievelopment Project Area . 

o 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, safety, and seneral welfare of the City, and 
preserve or enhance the value of properties adjacent to the Recievelopment 
Project Area. 

o Provide an increaseci sales tax basis for the City of Chicago, the State of Il
linois and other taxing districts extenciing into the Recievelopment Project 
Area. 

Policies 

o 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. 

o Expand the residential popuwion of the Near South Side and encourage 
housing types that accommodlte a diverse economic and social mix of resi· 
dents. 
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o Provide better access between the South nnd Near South Sides nnd the 
downtown and lakefront through creation of better and more frequent eas t· 
west and north·south links. 

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

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

o Design an internal street network th:u is clear, direct, and easil y accessible to 
the public. 

o Design a street and block pl~n which integrates the Near South Side with the 
lakefront. 

o Complete the south end of Grant Park. 

o Apply the policies of the Lakefront Plan of Chicago. 

o 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 recre3tional areas related to the needs of new 
Near South Side residents. 

o 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. 

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

o Respect the prominent uchitectural quality of the museum e'omplex in 
Burnham Park and the Michigan Avenue streetwalls. 

o 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. 

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

o Encourage active, landscaped pedestrian-oriented streets. 

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

o Promote the development of a Central Area Transit Circul:ltor system con· 
necting the downtown with McCormick Place and the museums. 

Central Slation TIF Redevelopment Projeet and Plan 



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. 

o Ensure provision of associated parks, Gpen spaces and public facilities on :1 

schedule coordinated with the pace of private development. 

o Promote the design and construct ion of public infrastructure which en· 
courases quality development. 

o Give funding and scheduling priority to improvements which provide the 
greatest benefit to the general public. 
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" BLIGHTED AREA CONDITIONS EXISTING 
IN THE RtDEVf:LOPMENT PROJECT AREA 

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

Within the improved portion of the are3 it must be demonstrated that because of the com
bination of five or more of the factors described ,in the Ac:t, 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 desisn:uion as a "blighted area" as 
defined by the Ac:t. •· 

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 desianation as a "blighted area" on the basis that 
the area consists of unused railyards, rail tracks or railrond rights·of-way. 

The factors present are reasonably distributed throughout the area. 

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

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

A separate reporr titled Central Station Area Redevelopment Project- TlF Area Eligibility 
Report describes in detail the s.urveys and analysis undertaken and the basis for the find· 
ing that the Redevelopment Project Area qualifies as a "blighted area~ as defined by the 
Act. The factors listed belo'w and shown in Figure 2, Summary of Blight Factors, are 
present in the Redevelopment Project Area. 

Improved Area Factors 

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

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 buildinss that arc in a structurally sub
standard condition. 
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.). Obsolescence 
Obsolescence as a factor is present to a major extent throughout the improved are~ . 
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. 

4. Detu.ioration 
Deterioration as a factor is present to a mnjor extent throughout the improved areo.. 
Conditions contributing to this factor include deteriorating structures, deteriorating 
off ·street parking and storage areas and site surface areas,. and detcriora ting alleys, 
street pavement, curbs, gutters, sidewalks and the Indiana Avenue viaduct. Thir· 
teen of the 17 buildings are characterized. by detcrior:uion. 

5. Existence or Structures Below Minimum Code 
Existence: of structures below m,lnimum code standards is present to Q 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. 

6. Exc:esshe V acanc:les 
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 Coveraee 
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 theh respective sites, restricting provisions for off -street 
parking, loading and service. A total of 12 building sites are impacted by this fac
tor. 

8. Deleterious Land-Use or Layout 
Deleterious lana-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. 

9. 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. Lacl.: or Commuohy Plaonio& 
Lack of communiry planning is present to a major extent throughout the improved 
area. Conditions contributing to this factor include i.ncompatible land-use relation
ships, parcels of inadequate si~e or irregular shape for contemporary development in 
accordance with curren t day needs and standards, and the lack of reasonable 
development controls for building setbacks, o(f·street parking and loading. 

V3eant Area Factors 

The vacant land area is located east of Indiana Avenue from llt)) 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, 
bagg:1ge room, power house and miscellaneous support buildings. All of the buildings and 
tracks have. been abandoned and the bu1ldings demolished. 

The :tnalysis 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 inc! ude: 

1. Exterior survey of the condition and use of each building; 
2. Field survey of environmental conditions covering streets, sidewalks, curbs 

and gutters, lighting, traffic, parking facilities, landscaping, fences and 
walls, and general property maintenance; 

3. Analysis of existing uses and their relationships; 
4. Comparison of current land use to current zoning ordinance and the current 

zoning map; 
S. Comparison of surveyed buildings to property maintenance and other codes 

of the City; 
6. Analysis of original and current platting and building size and layout; 
7. Analysis of building floor area and site coverage; and 
8. Review of previously prepared plans, studies and data. 
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s 
CENTRAL STATION A~EA TAX INCREMENT FINANCING REDEVELOPMENT 
PROJECT ~ • 

Tttis section presents the overall program to be undertaken by the City of Chicago or by 
private developers acting unde r 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 
ReCievelopment Project Area, and an estimate of anticipated equalized assessed valuation. 

I 

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 

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 Rede~elopment Project Area. describes 
existing blighting conditions. 

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

o 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 new 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. 

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

o 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. 

o Provide needed incentives to encourage a broad range of improvements in 
both rehabilitation and new development efforts. 
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o Encour:~.ge the partieip:~.tion of minorities :1nd women in profession:~. ! and in
vestment opportunities involved in the development of t he Rede velopmen t 
Project Are:~. . 

o Implement nnd 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 objecti ves for the 
Rede velopment Project through public financing techn iques including tax increment 
financing and by undertaking some or all of the follow ing actions: 

I. Property Acquisition, Site Preparation, Demolition and Relocation 

Property :1cquisirion and land assembly by the privo.te sector fo r rede velop
ment in accordance with this Redevelopment Pl:~.n will be encounged. To 
achieve the renewal of the Redevelopment Project Area , property iden tif ied 
in Dtl'tlopmt11l Program, Figure 3, attached hereto and m:~.de a part hereof. 
ma y 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 f:lcilities. The City may determine that 
to meet the goals, policies or objectives of this Redevelopment Plan proper ty 
may be acquired where: a) the current use of the property is not permitted 
under this Redevelopment Plan; b) t he exclusion of the property from ac
quisition would have a detrimental effect on the disposition and develop· 
ment of adjacent and nea r by property; or c) the owner or owners are unwill
ing or unable to conform the property to the land-use and development objec
ti ves of this Redevelopment Plan. Further, the City rna ~ require written 
redevelopment agreements with developers before acquiring an y properties. 

Clearance and demolition activ ities ~ill, to the greatest exten t possible , be 
timed to coincide with redevelopment activities so that tracts of land do no t 
rem:1in vacant for extended periods and so that the adverse effects of 
clearance acti vities 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 suita ble 
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 reloc3ted and may be provided with assistance 
payments and advisory services. 

As an incidental but necessary part of the rede velopment 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 Dri ve and to make improvements to other 
thoroughfares (2) to permit the more ef ficient construction of infrastructure 
over the Metra tracks, (3) to provide a site for a d istrict 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) 3nd protection/relocation of existing 
utilities and freight tunnels is contempl:ned. Reloc:ltion services in conjunc
tion with property acquisition will be provided in :lccordance with City 
policy. 

2. Provision of Public Improvements 

A1lequate public improvements :~nd facilities will be provided to service the 
entire Redevelopment Project Are:l. Public improvements and f:~cilities may 
include, but are not limited to the following: 

a. Roadways, and Related Improvements 

A range of indivi($ual 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 roadw:~y segment as needed. The comple:tities 
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 A venue, J 3th Street, J 4th Street, J S th Street, 
as well as segments of other streets. Virtually all of these improve· 
ments are anticipated in the Ctntral S1atio11 Guidtlines. 

b. Special Utility lmprovemeat 

Construction of a substantial storm sewer is planned for a 16th Street 
alisnmen t 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. 

c. Parks aad Open Space 

Construction of both parks and open spaces will be undertaken. 
McFetridge Park at J 4th/Indiana, and a portion of the addition to 
Grant Park on the north side of Roosevelt will be built. These im· 
ptovements are anticipated in the Ce11tra/ Station Guidelin~s. 

3. Job Traiaiac aad Related Educational Procrams 

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, Lecal, et al. 

Activities include the long-term management of the TIF Prognm as well as 
the costs of estllbHshing the Program :1nd designing its components. 

5. Redevelopment Aareements 

Land assemblage which may be by purchase, exch:~onge, donation, lease , or 
eminent domain shall be conducted for (a) sale, lease or conveyance to 
privnte developers, or (b) sale, lease, conveyance or dedication for the con
struction of public improvements or f:lcilities. Terms of conveyance shall be 
incorporated in appropriate disposition agreements which may contain more 
specific controls than tho~e stilted 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 c:ltcgories 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 total 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; 

2. 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; 
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6. Financing costs, including but not limited to all necessary and incidental expenses 

related to the issuance of obligations and which may include payment of interest on 
any obligations issued hereunder accruing during the estimated period of construc
tion of any redevelopment project for which such obligations are issued and for not 
exceeding ~6 montlls thereafter and including r_easonable r.eserves related thereto; 

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

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

9. Payment in lieu of taxes as defined in the Act. 

10. Costs of job training, advanced vocational education or career education, including 
but not limited to courses in occupational, semi-technical or technical fields leading 
directly to employment, incurred by one or more taxing districts, provided that such 
costs (i) are related to the establishment and maintenance of addit ional 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 aareement 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 1 0-22.20a and 1 0·23.3a 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 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 (1 1) then the amount so due 
shaH 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 hereinafter 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 improvemenu and their cosu are shown in Table 1, 
Estimated R.ede,elop~"t 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 financina, the City shall be reimbursed from 
real estate tax increment revenues for such redevelopment cosu. The total redevelopment 
project costs arc intended ro provide an upper limit on expenditures. Within this limjt, ad
justments may be made ui line items, including provision for capitalized interest and other 
cost of financing associated with the issuance of obliaations, without amendment of this 
Redevelopment Plan. Additional fundina 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 l,OOO's) 

PROGRAM ACTION/ IMPROVEMENT 

Property Acquisition, Site Preparation, Demolition, Relocation 

Roadways and Related Improvements 

Special Utility Improvement 

Parks and Open Space 

Job Training and Related Educational Programs 

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

GROSS PROJECT COST 

Central Station TIF lled.nalopDMDt Project ud Plu 

$3,300.00 

27,600.00 

6,500.00 

1,800.00 

500.00 

300.00 

$40,000.00 



Sour.ces of Funds to P•y Redevelopmeot Project Cosu 

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 ta~ increment 
revenues and proceeds from municipal obligations which have as their revenue source tu 
increment revenue. To -$ecure the issuance of thes~ obligations, the City may permit the 
utilization ..of guarantees, deposits and other forms -of security made a vail able by pri va tc 
sector developers. 

The tax lncrement revenue which will be used to fund tax increment obligations and 
redevelopment project costs shall be the incremental real property tax revenue. lncremen· 
tal real property tax revenue is attributable to the incre:ue in the current EA V of each tax.· 
able lot, block, tract or parcel of real property in ~he Redevelopment Project Area over and 
above the initial EA V 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, st3 te 
and federal grants, investment income, nnd such other sources of funds and revenues as the 
municipality may from time to time deem appropriate. 

Issuance of Oblications 

The City may issue obligations secured by the tax increment special tax allocation fund 
pursuant to Section 11· 7 4.4-7 of the Act. 

All obligations issued by the City pursuant to this Redevelopment Plan and the Act sho.tl 
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 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 obligation$ bsued 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 redemptiorts. 

Rev.enues 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 distributjon annually to taxing districts in the Redevelopment 
Project Area in the manner provided by the Act. 

Most Recent Equalized Assened Valuatioa 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. 
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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 deveiopments will increase following completion of the redevelopment 
activities described in the Redevelopment Plan; and 3) the most recent proposed State Mul
tiplier of 1.9133 as applied to 1989 assessed values will remain unchanged. 

I 

• 
TABLE 2 
SUMMARY OF 1989 EQUALIZED ASSESSED VALUATIONS 

Real Estate Block Numbers 

17-15-112 
17-15-310 
17-15-501 
17-22-102 
17-22-105 
17-22·109 
17-22·1JO 
17·22·303 
17-22-304 
17-22·501 
17-22-502 
17-27-501 

TOTAL 

Equalized Assessed Value 

$397,396 
0 
0 

1,328,699 
1,959,441 

53,031 
2,680,667 

17,271 
1,698,247 

9,829 
0 
0 

$8,144,581 

These figures are subject to final verification. Initial EAV is estimated to be $8,144,581. 
After verification, the correct f igures shall be certified to by the County Clerk· of Cook 
County, Illinois. 
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6. 
CONFORMITY OF THE REDEVELOPMENT PLAN TO THE COMPREHENSIVE PLAN 
FOR DEVELOPMENT O.F 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 Redevelopmen t l»lan 
and Redevelopment Project arc 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 tbe City of Chicago, including, among 
others, the folJowing: 

1. "An Ordinance For the ~stablishment 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~ 

2 The Comprehensive Plan of Chicago of J 966; 

3. The Guidelines for Development: l.C. Air Rights •• 11th Place to 31st Street 
of 1972; 

4. The Lakefront Plan of Chicago of 1973; 

S. The Lake Michiaan and Chicaao Lakcfront Protection Ordinance of 1973; 

6. Chicaao 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 wHl 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. 
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8 
PROVISIONS FOR AMENDING THIS REDEVELOPMENT 

• 
This Central Sta:tion Ta'X 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 .to and will affirmatively implement the followina principles with 
respect to the Central Station Tax Increment Redevelopment Plan and Project: 

A. The assurance or equal opportunity in all personnel and e.mployment actions with 
respect to the Plan and Project, including, but not limited to: hiring. training, trans· 
fer, promotion,, discipline, frinse 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 iction 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~ 
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EXHIBIT K 
ESTIMATED INCREMENTAL TAXES COLLECTED 
CENTRAL STATION REDEVELOPMENT PROJECT 
CHICAGO, ILLINOIS 

LEVY 
YEAR 

1990 
1991 
1992 
1993 
1994 
1995 
1996 
1997 
1998 
1999 
2000 
2001 
2002 
2003 
2004 
2005 
2006 
2007 
2008 
2009 

COLLECTION 
YEAR 

1991 
1992 
1993 
1994 
1995 
1996 
1997 
1998 
1999 
2000 
2001 
2002 
2003 
2004 
2005 
2006 
2007 
2008 
2009 
2010 

TWENTY-YEAR SUBTOTAL 
(Life of the Bonds) 

2010 
20 II 
2012 

2011 
2012 
2013 

ESTIMATED 
REAL ESTATE TAX 

INCREMENT COLLECTED 

so 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579,634 
579.634 

$11,013,046 

579,634 
579.634 
579.634 

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

Prepared by: 

Trkla, Pettigrew, Allen & Payne 
September 9, 1991 




