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The southwest Development Area Report states the following with 

regard to the redevelopment of land in the stockyards area: 

"At the height of operation, in the early 1940's, the 
stockyards and Packingtown meant more than 30,000 
jobs ... The westward movement of the meat packing 
industry caused a decline in job opportunities which 
culminated in the mid-1950's when most major firms 
closed their Chicago operations. The result was a 
serious need for jobs ... and a large amount of unused 
industrial land. (pp. 15-16) 

The redevelopment of that land with job producing 
industries has been a high priority problem that is 
today only partly solved. Rail yards that are now 
larger than needed, large tracts of land with extensive 
existing construction unsuited for new uses and a 
complex of private streets and utilities have presented 
many serious physical and legal obstacles. Prime 
location alone will not insure success of this project; 
air pollution and offensive odors must be controlled; 
the area must be made attractive to compete with newer 
areas ... (p. 16) 

The retail shopping facilities in the Back of the Yards follows 

the general city-wide pattern of commercial frontage along major 

arterial streets. This pattern no longer meets the current needs 

of many consumers. A development objective for this area of 

Chicago includes the development of a new commercial center in 

order to provide increased employment opportunities and the 

strengthening of the tax base of the City. 

The revitalization, retention and expansion of industrial areas 

is a key component of the City of Chicago's strategy for economic 

development. This strategy is documented in numerous plans and 

policy statements, including Chicago, 1992: Goals and Policies 

and Ten-Year Development Strategies which, in a discussion of the 

framework for economic development, cited the following as major 

-26-



t 

f 
f 
f 
r 
J 

! 
I 

I 

l 
i 

l 
t 
l 
l 
t_ 

L 

L 

policy under the goal of making Chicago a "Viable Manufacturing 

City": 

Encourage 
Industrial 
Citywide. 

the 
Park 

Development 
Areas as 

of 
Well 

Industry in Significant 
as Scattered Locations 

Six major industrial concentrations have been designated as 
targets for development. These include: Northwest Center 
for Industry, Goose Island, Stockyards, Pullman, Chicago 
Center for Industry, and Lake Calumet. These areas are 
being actively serviced, enhanced and marketed. The primary 
advantage of these areas is their large available parcels of 
land, which is often a critical consideration of new or 
relocating industry. (Page 19) 
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D. ESTIMATED REDEVELOPMENT PROJECT COSTS 

Redevelopment project costs mean the sum total of all reasonable 

or necessary costs incurred or estimated to be incurred, and any 

such costs incidental to this Redevelopment Plan and 

Redevelopment Project pursuant to the State of Illinois Tax 

Increment Allocation Redevelopment Act. Such costs may include, 

without limitation, the following: 

1. 

2. 

3. 

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 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 
any buildings, and the clearing and grading of land; 

Costs of the construction of public works or 
improvements; 

4. Costs of job training and retraining projects: 

5. 

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 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; 
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7. Payment in lieu of taxes; 

8. 

9. 

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 re­
lated 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 dis­
trict 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 Sections 10- 22.20a and 
10-23.3a of the School Code; 

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

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

b. 

c. 

d. 

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

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

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. 

-29-



i 
l 

i 
i • 

l 

The estimated redevelopment project costs are shown in Table 1. 

To the extent that municipal obligations have been issued to pay 

for such redevelopment project costs included prior to, but in 

anticipation of, the adoption of tax increment financing, the 

city shall be reimbursed for such redevelopment project costs. 

The total redevelopment project costs provide an upper limit on 

expenditures (exclusive of capitalized interest, issuance costs, 

interest and other financing costs). Within this limit, 

adjustments may be made in line items without amendment to this 

Redevelopment Plan. 
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TABLE 1 

ESTIMATED REDEVELOPMENT PROJECT COSTS 

Program Action/Improvements 

Sub-Area #1 - 47th Street and South Damen Avenue 

Land Acquisition and Public Improvements 

Contingencies 

Planning, legal, studies, etc. 

Sub-Area #2- Wolcott/Railroad 

Acquisition 

Infrastructure improvements 

Site prepara1:1on 

Contingenc1es 

Planning, legal, studies, etc. 

$1,900,000 

150,000 

190,000 

.500,000 

1,750,000 

1,750,000 

1,400,000 

400,000 

Sub-Area #3 - Northwest Quadrant of the Stockyards 

Acquisition 

Infrastructure improvements 

Site preparat1on 

Contingencies 

Plann1ng, legal, studies, et.c. 

TOTAL PROJECT COST* 

1,000,000 

4,150,000 

1,430,000 

2,232,000 

658,000 

$17,510,000 

* Exclus1ve of capitalized 1 nterest, 1ssuance costs, and other 

financing costs. 
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E. SOURCES OF FUNDS TO PAY REDEVELOPMENT PROJECT COSTS 

Funds necessary to pay for redevelopment project costs and 

municipal obligations which have been issued or incurred to pay 

for such costs are to be derived principally from tax increment 

revenues and proceeds from municipal obligations which have as 

their revenue source tax increment revenue. To secure the 

issuance of these obligations, the City may permit the 

utilization of guarantees, deposits and other forms of security 

made 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 revenues. Incremental real 

property tax revenue is attributable to the increase in the 

current equalized assessed value of each taxable lot, block, 

tract or parcel of real property in the Redevelopment Project 

Area over and above the initial equalized assessed value of each 

such property in the Redevelopment Project Area. Other sources 

of funds which may be used to pay for redevelopment costs and 

obligations issued or incurred, the proceeds of which are used to 

pay for such costs, are land disposition proceeds, state and 

federal grants, investment income, and such other sources of 

funds and revenues as the municipality may from time to time deem 

appropriate. 
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The city may issue general obligation bonds secured by the full 

faith and credit of the City for the purpose of financing 

redevelopment project cost. Such bonds may be payable from ad 

valorem taxes levied against all taxable property in the City. 

Issuance of Obligations 

To finance redevelopment costs a municipality may issue 

obligations secured by the anticipated tax increment revenue 

generated within the TIF redevelopment area. In addition, a 

municipality may pledge towards payment of such obligations any 

part or any combination of the following: (a) net revenues of 

all or part of any redevelopment project; (b) taxes levied and 

collected on any or all property in the 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. 

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. Also, the final maturity date of 

any such obligations which are issued may not be later than 

twenty (20) years from their respective dates of issue. One or 

more series of obligations may be sold at one or more times in 
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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 (including ad valorem taxes) as 

may be provided by ordinance. Obligations may be of a parity or 

senior/junior lean natures. Obligations issued may be serial or 

term maturities, and may or may not be subject to mandatory, 

sinking fund, or optional redemptions. 

Revenues shall be used for the scheduled andjor early retirement 

of obligations, and for reserves, bond sinking funds and 

redevelopment project costs, and, to the extent that real 

property tax increment is not used for such purposes, shall be 

declared surplus and shall then become available for distribution 

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 

The total 1987 equalized assessed valuation for the entire 

Redevelopment Project Area is $11,938,779. This equalized 

assessed valuation is subject to final verification by Cook 
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county. After verification, the County Clerk of Cook County, 

Illinois will certify the amount, and this amount will serve as 

the "Initial Equalized Assessed Valuation." 

Anticipated Equalized Assessed Valuation 

By the year 1998, when it is estimated that all the anticipated 

private development will be completed and fully assessed, the 

estimated equalized assessed valuation of real property within 

the Redevelopment Project Area is estimated at between 

$19, 000, 000 and $24, 500, 000. By the year 2002, the equalized 

assessed value of real property within the Redevelopment Project 

is estimated at between $24,000,000 and $26,500,000. These 

estimates are based on several key assumptions, including: 1) 

Redevelopment of the 47th and Damen Commercial sub-area will be 

completed in 1990; 2) Redevelopment of the Northwest Quadrant of 

the stockyards and the Wolcott/Railroad sub-areas will occur in a 

timely manner; 3) the market value of the anticipated industrial 

developments will increase following completion of the 

redevelopment activities described in the Redevelopment Project 

and Plan; 4) the most recent State Multiplier of 1.8916 as 

applied to 1987 assessed values will remain unchanged and 4) for 

the duration of the project the tax rate for the entire 

Redevelopment Area is assumed to be the same and will remain 

unchanged from the 1987 level. 
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TABLE 2 

1987 EQUALIZED ASSESSED VALUATION 

===================================================================== 
PERM. INDEX NO • VACANT COMMERCIAL INDUSTRIAL OTHER 

===================================================================== 

20-05-101-006 RR 
-007 RR 
-010 RR 
-017 29,588 
-022 21,683 
-023 1,178 
-024 1,105 
-025 180,018 
-034 EX 
-035 EX 
-036 157,235 

20-05-102-001 37,838 
-002 RR 
-003 49,416 
-004 24,674 
-006 RR 
-011 
-012 55,950 
-016 79,631 
-019 47,899 
-020 1,254 
-021 46,787 
-023 106 
-024 EX 
-025 779 
-027 45,047 
-040 65,707 
-041 48,276 
-042 113 
-043 RR 21,290 
-044 46,796 
-045 8,875 

20-05-103-001 1,544 
-002 15,288 
-003 15,106 
-004 7,704 
-005 4,057 
-006 3,967 
-007 3,967 
-008 107,685 
-009 37,719 
-010 4,366 
-011 6,549 
-013 4,213 
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==================================================================== 

f -014 61,297 
-015 60,560 

1 
-018 16,854 

r -020 32,670 

! -021 24,680 
~ -022 20,870 

-023 18,331 

f -024 4,266 
-025 2,113 

20-05-104-001 90,602 

• -002 293,457 

I -004 EX 
-005 EX 

20-05-105-003 9,606 
~ 

I -004 362,941 
f. -005 204,497 

20-05-106-001 EX 
; -003 208,082 
j -006 EX 

-007 3,259 

( 
-008 3,774 

J 20-05-107-001 1,483 
t~ -002 1,483 

-003 1,483 

f -004 1,483 
-005 1,483 
-006 1,483 

t -007 1,483 

t -008 1,483 
-009 10,504 
-010 1,544 

L -011 1,544 
-012 19,510 
-013 15,231 

• 20-05-108-001 46,060 .. 
l -010 EX 

-012 8,480 

f 
-013 6,333 
-014 38,191 
-015 31,247 
-016 57,520 

1 -017 48,232 1 

L -018 25,652 
20-05-109-002 130,282 

-003 62,205 
20-05-110-003 125,226 

-006 266,799 
-007 114,620 
-008 20,026 
-009 85,521 
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===================================================================== 
f -010 52,002 
.. -011 44,733 
• 20-05-111-016 3,619 

-017 966,759 
l 20-05-112-001 1,061,021 
l -009 203,322 

-010 233,342 
r -011 313,338 t -012 24,212 

-013 48,750 

f 20-05-113-002 97,586 
l 20-05-114-003 159,816 
~ -004 130,030 

-005 158,671 

f -006 154,445 
l -007 1,344,693 

20-05-500-001 RR 

i -002 RR 
20-06-100-108 60,500 

-109 386,000 
.., 20-06-200-014 22,998 

l -046 20,864 
-057 79,239 
-058 331,389 

1 -061 73,383 
-068 576,815 
-069 RR 

L 
-070 RR 

20-06-303-004 47,992 
-006 191,029 
-008 22,992 

J -010 64,415 
~ -011 EX 

-014 44,046 

J 20-06-400-008 369,363 
i.... -013 100,111 

-014 13,502 

L 
-015 5,889 
-016 179,237 
-018 222,013 
-020 306,246 

J -024 85,809 ~ 

L -025 10,748 
20-06-500-001 RR 

TOTAL 1,683,503 653,768 9,313,040 288,468 

TOTAL ALL USES 11,938,779 
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VI. PHASING AND SCHEDULING OF REDEVELOPMENT PLAN 

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 will be 

carefully staged on a reasonable and proportional basis to coincide 

with expenditures in rehabilitation andjor redevelopment by private 

developers. 

! The public and private improvements to be undertaken in the 

Redevelopment Project Area are anticipated to be completed in the 

twentieth year. Table 1, the Estimated Redevelopment Project Costs 

i (See page 31), illustrates the public improvements to be undertaken 
l 

L 
l 
L 

I 
'-

L 

as part of the Redevelopment Project. 
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; VII. PROVISION FOR AMENDING ACTION PLAN 

i This Stockyards Industrial-Commercial Redevelopment Area Tax 
I . 

Increment Redevelopment Plan and Project may be amended pursuant to 

i 
~ the provisions of the Act. 
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following principles with respect to the Stockyards Industrial-

Commercial Redevelopment Area. 

A. The assurance of equal opportunity in all personnel and 

employment actions with respect to the Plan and Project, 

including but not limited to: hiring, training, transfer, 

promotion, 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 action will ensure that all 

members of the protected~ groups are sou~ht out to compete for 

all job openings ~~d promotional opportunities. 
! r 

{ 

In order to implement these principles for ~his Plan and Project the 
,,,.-·'·----

city shall require and all parties contracting with the City on the 

Project meet city goals for Minority Business Enterprises, Women's 

Business Enterprises, Affirmative Action and First Source Hiring. 
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(Plan Amendment No. 1) 

EXHIBIT A 

THE PLAN AMENDMENT 

City of Chicago 

Stockyards Industrial-Commercial Redevelopment Area 

Tax Increment Finance Program 

Amendment to Redevelopment Plan 

September, 1994 

The Redevelopment Plan of the City of Chicago approved by 
Ordinance adopted on March 8, 1989 relating to the Stockyards 
Industrial-Commercial Redevelopment Area Tax Increment Finance 
Program is amended by adding the following new Section: 

IX. Relationship t9 Stockyards Southeast Quadrant Industrial 
Redevelopment Project Area. 

By Ordinance adopted on ·February 26, 1992, the City 
established a redevelopment project area known as the Stockyards 
Southeast Quadrant Industrial Redevelopment Project Area, also 
located in the former Union Stockyards. The Stockyards Southeast 
Quadrant Industrial Redevelopment Project Area and the Stockyards 
Industrial - Commercial Redevelopment Area are contiguous to one 
another (but for separation by 43rd Street), and the City finds the 
goals, objectives and financial success of such redevelopment 
project areas to be interdependent. The City further finds that it 
is in the best interests of the City and in furtherance of the 
purposes of the Act that net revenues from each such redevelopment 
project be made available to support the other. The City therefore 
proposes to utilize net incremental revenues received from one 
redevelopment project area to pay eligible redevelopment project 
costs, or obligations issued to pay such costs, in the other 
redevelopment project area, and vice versa. 

1125737-1 18 
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City further finds that it is in the best interests of the City and in furtherance of the 
purposes of the Act that incremental revenues from the Stockyards Southeast 
Quadrant TIF District and the proposed Stockyards Annex Redevelopment Project 
area and the proposed 35th-Halsted TIF District be made available to support the 
Stockyards Industrial-Commercial TIF District, and vice versa. 

Note 2. The total redevelopment project costs provide an upper limit on 
expenditures (exclusive of capitalized interest, issuance costs and other financing 
costs). Within this limit, adjustments may be made in line items without further 
amendment to Table No.1. 



EXHIBIT A 

PLAN AMENDMENT No.2 
STOCKYARDS INDUSTRIAL-COMMERCIAL 

TAX INCREMENT FINANCING DISTRICT 
REDEVELOPMENT PLAN AND PROJECT 

December 10, 1996 
City of Chicago 

The Redevelopment Plan of the City of Chicago approved by Ordinance adopted on March 8, 
1989 relating to the Stockyards Industrial-Commercial Redevelopment Area Tax Increment 
Finance Program is amended as follows: 

page 31: Text in Table 1, Estimated Redevelopment Project Costs, Sub-Area #3 -
Northwest Quadrant of the Stockyards, is replaced by: 

Sub-Area #3 -Northwest Quadrant of the Stockyards 

Acquisition $3,500,000 

In.frastrusture Improvements $ 7,232,000 

Site Preparation $2,200,000 

Job Training $ 500,000 

Planning, legal, studies, etc. $ 658,000 

Total Project Cost* $ 22,130,000 

whereby various line items are increased, the category of job training is added, 
and the category of Contingencies is deleted. 

The following text is inserted at the foot of the Table: 

Note I. The Stockyards Southeast Quadrant TIF District and the proposed 
Stockyards Annex TIF District and the proposed 35th-Halsted TIF District are all 
contiguous to the Stockyards Industrial-Commercial District. The City finds the 
goals, objectives and.financial success of such redevelopment project areas to be 
interdependent. The City therefore proposes to utilize incremental revenues received 
from one redevelopment project area to pay eligible redevelopment projects costs, or 
obUgations issued to pay such costs, in other contiguous redevelopment areas. The 
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Stockyards Industrial-Commercial 

Consultant/Firm: Joseph A. Schudt & Associates, Inc 

Ward(s)/Alderman: 11th, James Balcer 

Community area(s): 61, New City 

Location: Redevelopment area includes land bounded by Blue Island and Cermak Road on the 
north, the Dan Ryan Expressway on the east, Garfield Boulevard on the south, and Western 
A venue on the west. 

Proposed Land Uses: Industrial 

Acreage and/or Number of Pins: 148 PIN's 

EAV at time ofplan(1989): $11,938,779 

Anticipated EAV ofTIF District: ~$25,000,000 

Estimated Budget: 

TIF Legislative Dates 
TIF expiration date: 3/9/2012 
City Council Approval: 3/9/89 
CDCP Hearing: 1124/89 

Land acquisition $ 
Planning, Legal, analysis, etc $ 
Site Preparation $ 
Infrastructure Improvements $ 
Contingencies $ 

Total Cost $ 

3,400,000 
1,248,000 

3,180,000 
5,900,000 
3,782.000 

17,510,000 



Stockyards 1-C (page 2) 

Portability: Not Portable 

Adjacencies: 351h & Halsted; Stockyards Annex; Stockyards Southeast Quadrant; 43rd & Damen 

Expiration of adjacencies: 1114/2020; 12/11/2019; 2/6/2015; 8/3/2017 

Prior Land Uses: The area consists of predominately industrial buildings, vacant land and 
railroad right of ways 
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