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of which three are completely vacant. The majority of the buildings are multi story with large 
floor plans. The industrial buildings west of State Street are smaller in size and are currently 
occupied. 

The Redevelopment Project Area includes a number of academic institutions as well as two 
major hospitals. At the north end of the Redevelopment Project Area is Columbia Michael 
Reese Hospital at 31st and Cottage Grove, part of Mercy Hospital and Medical Center's parking 
facility and MRI building at 26th and King Drive, and Drake Elementary School and Dunbar 
Vocational High School at 28th and King Drive. At the western edge of the Redevelopment 
Project Area is part of the Illinois Institute of Technology campus. Also in the center of the 
Redevelopment Project Area but not included within the boundaries is the Illinois College of 
Optometry. In the south half of the Redevelopment Project Area is De La Salle High School, 
Raymond Elementary School, Philips High and Mayo Elementary School. 

Of the 1,459 parcels in the Redevelopment Project Area, 551 (37.8%) are vacant. The number 
of vacant buildings is quantified by two sources: exterior building surveys conducted by Ernest 
R. Sawyer and the 1990 Census Data. The Census data provides in-depth information on the 
trend of vacant buildings in the Redevelopment Project Area. The 1990 Census Data reported, 
the percentage of vacant housing units is 16% for the Grand Boulevard community and 22% 
for the Douglas community. The trend of vacant housing units as identified by the Local 
Community Fact Book shows over the last 40 years there has been a steady increase in· the 
amount of vacant buildings. 
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In addition to the vacant parcels, the Redevelopment Project Area is plagued with buildings in 
advanced states of disrepair. The analysis of the Eligibility Study concluded that 70% of the 
buildings in the Redevelopment Project Area are either dilapidated and/or deteriorated. 
Evidence of dilapidation and/or deterioration can be found throughout the Redevelopment 
Project Area. 
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Ill. QUALIFICATION AS BLIGHTED AREA 

A. ILLINOIS TAX INCREMENT ACT 

The Act authorizes Illinois municipalities to redevelop locally designated deteriorated areas 
through tax increment financing. In order for an area to qualify as a tax increment financing 
district, it must first be designated as a Blighted Area, a Conservation Area (or a combination 
of the two), or an Industrial Park. 

As set forth in the Act, a MBiighted Area" means any improved or vacant area within the bound­
aries of a redevelopment project area located within the territorial limits of the municipality 
where, if improved, industrial, commercial and residential buildings or improvements, because 
of a combination of five or more of the following factors: age; dilapidation; obsolescence; 
deterioration; illegal use of individual structures; presence of structures below minimum code 
standards; excessive vacancies; overcrowding of structures and community facilities; lack of 
ventilation, light or sanitary facilities; inadequate utilities; excessive land coverage; deleterious 
land use or layout; depreciation of physical maintenance; or lack of community planning, are 
detrimental to the public safety, health, morals or welfareu. The Act also states that, "all factors 
must indicate that the area on the whole has not been subject to growth and development 
through investments by private enterprise", and will not be developed without action by the City. 

On the basis of this approach, the Study Area will be considered eligible for designation as an 
improved Blighted Area within the requirements of the Act. 

B. SURVEY, ANALYSIS AND DISTRIBUTION OF ELIGIBILITY FACTORS 

Exterior surveys of all the 1 ,459 parcels located within the Study Area were conducted by Ernest 
Sawyer Enterprises, Inc. An analysis was made of each of the Blighted Area eligibility factors 
contained in the Act to determine their presence in the Study Area. This exterior survey 
examined not only the condition and use of buildings but also included conditions of streets, 
sidewalks, curbs, gutters, lighting, vacant land, underutilized land, parking facilities, landscaping, 
fences and walls, and general maintenance. In addition, an analysis was conducted of existing 
site coverage and parking, land uses, zoning and their relationship to the surrounding area. 

A block-by-block analysis of the 103 blocks was conducted to identify the eligibility factors (see 
Exhibit 3-Distribution of Criteria Matrix). Each of the factors is present to a varying degree. The 
following three levels are identified: 

• Not present - indicates that either the condition did not exist or that no 
evidence could be found or documented during the survey or analyses. 
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• 

• 
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Limited extent- indicates that the condition did exist, but its distribution was only 
found in a small percentage of parcels and or blocks. 

Present to a minor extent - indicates that the condition did exist, and the 
condition was substantial in distribution or impact. 

Present to a major extent- indicates that the condition did exist and was 
present throughout the area (block-by-block basis) and was at a level to 
influence the Study Area as well as adjacent and nearby parcels of 
property. 

C. BUILDING EVALUATION PROCEDURE 

This section will identify how the buildings within the Study Area are evaluated. 

HOW BUILDING COMPONENTS AND IMPROVEMENTS ARE EVALUATED 

During the field survey, all components of and improvements to the subject buildings were 
examined to determine whether they were in sound condition or had minor, major or critical 
defects. These examinations were completed to determine whether conditions existed to 
evidence the presence of any of the following related factors: dilapidation, deterioration or 
depreciation of physical maintenance. 

Building components and improvements examined were of two types: 

PRIMARY STRUCTURAL COMPONENTS 

These include the basic elements of any building or improvement including 
foundation walls, load bearing walls and columns, roof and roof structure. 

SECONDARY COMPONENTS 

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

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

Once the buildings are evaluated, they are classified as identified in the following section. 
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BUILDING COMPONENT AND IMPROVEMENT CLASSIFICATIONS 

The four categories used in classifying building components and improvements and the criteria 
used in evaluating structural deficiencies are described as follows: 

1. SOUND 

Building components and improvements which contain no defects, are 
adequately maintained, and require no treatment outside of normal ongoing 
maintenance. 

2. REQUIRING MINOR REPAIR - DEPRECIATION OF PHYSICAL MAINTENANCE 
Building components and improvements which contain defects (loose or missing 
material or holes and cracks over a limited area) which often may be corrected 
through the course of normal maintenance. Minor defects have no real effect on 
either primary or secondary components and improvements and the correction 
of such defects may be accomplished by the owner or occupants, such as 
pointing masonry joints over a limited area or replacement of less complicated 
components and improvements. Minor defects are not considered in rating a 
building as structurally substandard. 

3. REQUIRING MAJOR REPAIR- DETERIORATION 

Building components and improvements which contain major defects over a 
widespread area and would be difficult to correct through normal maintenance. 
Buildings and improvements in this category would require replacement or 
rebuilding of components and improvements by people skilled in the building 
trades. 

4. CRITICAL- DILAPIDATED 

Building components and improvements which contain major defects (bowing, 
sagging, or settling to any or all exterior components, for example) causing the 
structure to be out-of-plumb, or broken, loose or missing material and 
deterioration over a widespread area so extensive that the cost of repair would 
be excessive. 

D. BLIGHTED AREA ELIGIBILITY FACTORS 

A finding may be made that the Study Area is a Blighted Area based on the fact that the area 
exhibits the presence of five (5) or more of the blighted area eligibility factors described above 
in Section Ill, Paragraph A. This section examines each of the Blighted Area eligibility factors. 

1. AGE 
Age presumes the existence of problems or limiting conditions resulting from normal and 
continuous use of structures over a period of years. Since building deterioration and related 
structural problems are a function of time, temperature and moisture, structures that are 35 
years or older typically exhibit more problems than more recently constructed buildings. 
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CONCLUSION 

Age is present to a major extent in the Study Area. Age is present in 513 of the 647 (79.3%) 
building and in 58 of the 103 blocks in the Study Area. The results of the age are presented in 
Map 3. 

2. DILAPIDATION 

Dilapidation refers to an advanced state of disrepair of buildings and improvements. In May of 
1997, an exterior survey was conducted of all the structures and the condition of each of the 
buildings in the Study Area. The analysis of building dilapidation is based on the survey 
methodology and criteria described in the preceding section on "How Building Components and 
Improvements are Evaluated." 

Based on exterior building surveys, it was determined that many buildings are dilapidated and 
exhibit major structural problems making them structurally substandard. These buildings are 
all in an advanced state of disrepair. Major masonry wall work is required where water and lack 
of maintenance has allowed buildings to incur structural damage. Since wood elements require 
the most maintenance of all exterior materials, these are the ones showing the greatest signs 
of deterioration. 

Dilapidated buildings exist throughout the Study Area. Examples may be noted in the following 
areas: State Street between 35th and 39th Streets, Wabash Avenue, Michigan Avenue, Indiana 
Avenue, Giles Avenue, Prairie Avenue, and Calumet Avenue. Numerous buildings were found 
where the properties are in an advanced state of disrepair. 

CONCLUSION 
Dilapidation is present to a major extent in the Study Area. Dilapidation is present in 139 of 
the 647 (21.5%) buildings and in 33 of the 103 blocks. Dilapidation is present to a major extent 
in 15 of the 1 03 blocks and to a minor extent in 18 blocks. The results of the dilapidation analysis 
are presented in Map 4. 

3. OBSOLESCENCE 
Webster's New Collegiate Dictionary defines "obsolescence• as "being out of use; obsolete." 
"Obsolete" is further defined as •no longer in use; disused" or "of a type or fashion no longer 
current." These definitions are helpful in describing the general obsolescence of buildings or 
site improvements in the proposed Study Area. In making findings with respect to buildings and 
improvements, it is important to distinguish between functional obsolescence which relates to 
the physical utility of a structure, and economic obsolescence which relates to a property's ability 
to compete in the marketplace. 

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

• ECONOMIC OBSOLESCENCE 

Economic obsolescence is normally a result of adverse conditions which cause 
some degree of market rejection and, hence, depreciation in market values. 
Typically, buildings classified as dilapidated and buildings that contain vacant 
space are characterized by problem conditions which may not be economically 
curable, resulting in net rental losses and/or depreciation in market value. 

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

Obsolescence, as a factor, should be based upon the documented presence and reasonable 
distribution of buildings and site improvements evidencing such obsolescence. 

OBSOLETE BUILDING TYPES 

Obsolete buildings contain characteristics or deficiencies which limit their long-term sound use 
or reuse for the purpose for which they were built. Obsolescence in such buildings is typically 
difficult and expensive to correct. Obsolete building types have an adverse effect on nearby and 
surrounding developments and detract from the physical, functional and economic vitality of the 
area. 

Obsolescence is present in 60.8% of the structures in the improved portion of the Study Area. 
These structures are characterized by conditions indicating the structure is incapable of efficient 
or economic use according to contemporary standards. They contain: 

• An inefficient exterior configuration of the structure, including insufficient 
width and small size. 

• Small size commercial parcels which are inadequate for contemporary 
design and development. 

• Inadequate access for contemporary systems of delivery and service, 
including both exterior building access and interior vertical systems. 

Historically the main commercial areas that serviced the Study Area were along 31st, 35th and 
39th Streets. These areas are typical of many older main street commercial areas in the 
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metropolitan area. During the 1950s, the population of Bronzeville decreased substantially and 
the commercial areas lost a valuable customer base. 

The neighborhood commercial strips, because of the excessive land coverage of the building 
on its parcel, has resulted in lack of parking. In addition, the size of individual stores is obsolete 
for current large-sized floor plans that are needed by many of todays retailers. The retail 
commercial strip at 39th Street has declined, as a result of the economic and functional 
obsolescence of the individual parcels and buildings. This obsolescence has resulted in the loss 
of businesses (vacancy) and a deterioration of physical conditions. With the exodus of the 
majority of businesses, considerable sections of the commercial strip have become vacant 
and/or underutilized. 

The Study Area has a number of residential properties found to be obsolete. Many of the 
structures throughout the Study Area are vacant and dilapidated. Examples of this type of 
obsolescence can be found on Giles Avenue, Indiana Avenue, State Street, Prairie Avenue, 
Calumet Avenue and Dr. Martin Luther King Dr. from 35th Street to 40th Street. 

OBSOLETE PLATTING 

Obsolete platting includes parcels of irregular shape, narrow or small size, and parcels im­
properly platted within the Study Area blocks. The majority of the Study Area has standard 
residential sized 25' x 125' parcels. Although this parcel size is adequate for residential 
buildings, it is not ideal for commercial uses. These small parcels are not suitable for 
development for modern commercial users. 

OBSOLETE SITE IMPROVEMENTS 

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

Throughout the Study Area, there are obsolete site improvements. Internal streets are 
inadequate in terms of condition with deteriorated or no curbs/gutters. Additionally, sidewalks 
are in extremely poor condition or are non-existent. 

CONCLUSION 

Obsolescence is present to a major extent in the Study Area. Obsolescence is present in 709 
(48.6%) of 1,459 parcels and in 68 of the 103 blocks. It is present to a major extent in 55 of the 
1 03 blocks and present to a minor extent in 13 blocks. The results of the obsolescence analysis 
are presented in Map 5. 

4. DETERIORATION 
Deterioration refers to any physical deficiencies or disrepair in buildings or site improvements 
requiring major treatment or repair. 
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• Deterioration which is not easily correctable and cannot be repaired in the 
course of normal maintenance may be evident in buildings. Such 
buildings and Improvements may be classified as requiring major or many 
minor repairs, depending upon the degree or extent of defects. This 
would include buildings with defects in the secondary building 
components (e.g., doors, windows, porches, gutters and downspouts, 
fascia materials, etc.) and defects in primary building components (e.g., 
foundations, frames, roofs, etc.) respectively. 

• All buildings and site improvements classified as dilapidated are also 
deteriorated. 

DETERIORATION OF BUILDINGS 

The analysis of building deterioration is based on the survey methodology and criteria described 
in the preceding section on "How Building Components and Improvements Are Evaluated." Of 
the 647 buildings in the Study Area, 450 (69.6%) buildings are deteriorated. 

The deteriorated buildings in the Study Area exhibit defects in both their primary and secondary 
components. For example, the primary components exhibiting defects include walls, roofs and 
foundations with loose or missing materials (mortar, shingles), and holes and/or cracks in these 
components. The defects of secondary components include damage to windows, doors, stairs 
and/or porches; missing or cracked tuckpointing and/or masonry on the facade, chimneys, etc.; 
missing parapets, gutters and/or downspouts; foundation cracks or settling; and other missing 
structural components. 

Deteriorated structures exist throughout the Study Area due to the combination of their age and 
advanced state of disrepair. The need for masonry repairs and tuckpointing is predominant, 
closely followed by deteriorating doors, facades, and secondary elements in the buildings. The 
entire Study Area contains deteriorated buildings and most of the parcels with buildings are 
impacted by such deterioration. Numerous examples can be found on State Street, Indiana, 
Michigan, Giles and Calumet Avenues. 

DETERIORATION OF PARKING AND SURFACE AREAS 

Field surveys were also conducted to identify the condition of parcels without structures, of 
which 26 (3.6%) of the 720 parcels with no buildings were classified as deteriorated. These 
parcels are characterized by uneven surfaces with insufficient gravel, vegetation growing 
through the parking surface, depressions and standing water, absence of curbs or guardrails, 
falling or broken fences and extensive debris. 

CONCLUSION 
Deterioration is present to s major extent in the Study Area. Deterioration is present in 450 
of the 647 (69.6%) buildings, in 523 of the 1,459 (35.8%) parcels and in 61 of the 103 blocks. 
It is found to be present to a major extent in 38 of the 103 blocks and present to a minor extent 
in 23 blocks. The results of the deterioration analysis are presented in Map 6. 
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5. ILLEGAL USE OF INDIVIDUAL STRUCTURES 

Illegal use of individual structures refers to the presence of uses or activities which are not 
permitted by law. 

CONCLUSION 

A review of the Chicago Zoning Ordinance indicates that there are no illegal uses of the 
structures or improvements in the Study Area. 

6. PRESENCE OF STRUCTURES BELOW MINIMUM CODE STANDARDS 

Structures below minimum code standards include all structures which do not meet the 
standards of zoning, subdivision, building, housing, property maintenance, fire, or other 
governmental codes applicable to the property. The principal purposes of such codes are: 1) 
to require buildings to be constructed in such a way as to sustain safety of loads expected from 
the type of occupancy; 2) to make buildings safe for occupancy against fire and similar hazards; 
and 3) to establish minimum standards essential for safe and sanitary habitation. 

From January 1993 through December 1997, 215 of the 647 (33.2%} buildings have been cited 
for building code violations by the City Department of Buildings (see- Exhibit 2- Building Code 
Violations). 

CONCLUSION 

Structures below minimum code standards are present to a minor extent. Structures below 
minimum code standards have been identified in 215 of the 647 (33.2%) buildings in the Study 
Area over a five year period. 

7. EXCESSIVE VACANCIES 
Excessive vacancy refers to buildings which are unoccupied or underutilized and exert an 
adverse influence on the area because of the frequency, duration or extent of vacancy. 
Excessive vacancies include improved properties which evidence no apparent effort directed 
toward their occupancy or underutilization. 

Excessive vacancies occur In varying degrees throughout the Study Ar~a. A building is 
considered to have excessive vacancies if at least 50% of the building is vacant or underutilized. 
There are vacancies in residential and commercial buildings. Eighty-four of the 647 (14%) 
buildings in the Study Area are vacant or partially vacant (over 50%) buildings covering 94 
parcels. 

CONCLUSION 
Excessive vacancies are present to a minor extent in the Study Area. Excessive vacancies 
can be found in 84 of the 647 (13%) buildings and 29 of the 103 blocks. Excessive vacancies 
are present to a major extent in 4 of the 1 03 blocks and to a minor extent in 25 blocks. 
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8. OVERCROWDING OF STRUCTURES AND COMMUNITY FACILITIES 

Overcrowding of structures and community facilities refers to utilization of public or private 
buildings, facilities, or properties beyond their reasonable or legally permitted capacity. Over­
crowding is frequently found in buildings and improvements originally designed for a specific use 
and later converted to accommodate a more intensive use of activities without adequate 
provision for minimum floor area requirements, privacy, ingress and egress, loading and 
services, capacity of building systems, etc. 

CONCLUSION 

Based on exterior surveys and analyses undertaken within the Study Area, there is no evidence 
of overcrowding of structures and community facilities. 

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

• Adequate mechanical ventilation for air circulation in spaces/rooms 
without windows, e.g., bathrooms, and dust, odor or smoke-producing 
activity areas; 

• Adequate natural light and ventilation by means of skylights or windows 
or interior rooms/spaces, and proper window sizes and adequate room­
area to window-area ratios; 

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

CONCLUSION 
Based on the exterior surveys and analyses undertaken within the Study Area, lack of 
ventilation, light or sanitary facilities was found to a limited extent in 6 of the 103 blocks. 

10. INADEQUATE UTILITIES 

Inadequate utilities refer to deficiencies in the capacity or condition of the infrastructure which 
services a property or area, including, but not limited to, storm drainage, water supply, electrical 
power, streets, sanitary sewers, gas and electricity. 

Inadequate utilities can be found to a major extent in two blocks and to a minor extent in five 
blocks of the Study Area. 

CONCLUSION 
Based on the exterior surveys and analyses undertaken within the Study Area, inadequate 
utilities was found present to a limited extent in 7 of the 103 blocks. 
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11. EXCESSIVE lAND COVERAGE 

Excessive land coverage refers to the over-intensive use of property and the crowding of 
buildings and accessory facilities onto a site. Problem conditions include buildings either 
improperly situated on the parcel or located on parcels of inadequate size and shape in relation 
to present-day standards of development for health and safety. The resulting inadequate 
conditions include such factors as insufficient provision for light and air, increased threat of 
spread of fires due to close proximity to nearby buildings, lack of adequate or proper access to 
a public right-of-way, lack of required off-street parking, and inadequate provision for loading 
and service. Excessive land coverage conditions have an adverse or blighting effect on nearby 
development. 

Excessive land coverage occurs in 142 of the 647 (21.9%} buildings in the Study Area. Many 
of the commercial buildings have been built from property line to property line, leaving no area 
for parking, open space or other amenities. These buildings cover virtually the entire parcel, 
leaving an inadequate amount of space for off-street loading of residents, employees and/or 
customers. 

CONCLUSION 

Excessive land coverage is present to a minor extent in the Study Area. Excessive land 
coverage is present in 142 of the 647 (21.9%)buildings and in 282 of the 1,459 (19.3%) parcels 
and in 32 of the 103 blocks. It can be found to a major extent in 25 blocks and to a minor eXtent 
in 7 blocks. The results of the excessive land coverage analysis are presented in Map 8. 

12. DELETERIOUS lAND USE OR lAYOUT 
Deleterious land uses include all instances of incompatible land-use relationships, buildings 
occupied by inappropriate mixed uses, or uses which may be considered noxious, offensive or 
environmentally unsuitable. It also includes residential uses which front on or are located near 
heavily traveled streets, thus causing susceptibility to noise, fumes and glare. Deleterious layout 
includes evidence of improper or obsolete platting of the land, inadequate street layout, and 
parcels of inadequate size or shape to meet contemporary development standards. It also 
includes evidence of poor layout of buildings on parcels and in relation to other buildings. 

In the Study Area, deleterious land use or layout is identified in 331 of the 1,459 (22.7%) 
parcels, including the 158 parcels exhibiting excessive land coverage with insufficient room for 
parking and/or loading. The Study Area's commercial strips have evidence of incompatible land 
uses on 35th Street, Giles Avenue at 33rd Street, and Indiana Avenue (3600 block). 

CONCLUSION 
Deleterious land use and layout is present to a minor extent in the Study Area. Deleterious 
land use and layout is present in 331 of the 1 ,459 (22. 7%) parcels and In 35 of the 103 blocks. 
Deleterious land use and layout is present to a major extent in 26 blocks and to a minor extent 
in 9 blocks. The results of the deleterious land use and layout analysis are presented in Map 8. 
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13. DEPRECIATION OF PHYSICAL MAINTENANCE 

Depreciation of physical maintenance refers to the effects of deferred maintenance and the lack 
of maintenance of buildings, parking areas and public improvements, including alleys, walks, 
streets and utility structures. The analysis of depreciation of physical maintenance is based on 
survey methodology and criteria described in the preceding section "How Building Components 
and Improvements Are Evaluated." 

The entire Study Area is affected by lack of physical maintenance. Of the 1 ,459 parcels in the 
Study Area, 831 (57%) parcels, representing buildings, parking/storage areas and vacant land, 
evidence the presence of this factor. 

All of the buildings that evidence depreciation of physical maintenance exhibit problems 
including unpainted or unfinished surfaces, peeling paint, loose or missing materials, broken 
windows, loose or missing gutters or downspouts, loose or missing shingles, overgrown 
vegetation and general lack of maintenance, etc. There are 401 of the 647 (62%) buildings in 
the Study Area that are affected by depreciation of physical maintenance. Missing downspouts, 
lack of painting, accumulation of trash and debris, broken fences and other missing elements 
or materials from the walls of the buildings are examples of the degrees of depreciation that 
exist. 

CONCLUSION 

Depreciation of physical maintenance is present to a major extent in the Study Area. 
Depreciation of physical maintenance is present in 401 of the 647 (62%) buildings, 831 (57%) 
of the 1 ,459 parcels and in 75 of the 103 blocks. Depreciation of physical maintenance is 
present to a major extent in 63 blocks and to a minor extent in 12 blocks. The results of the 
depreciation of physical maintenance analysis are presented in Map 9. 

14. LACK OF COMMUNITY PLANNING 

Lack of community planning may be a factor if the proposed redevelopment area was developed 
prior to or without the benefit of a community plan. This finding may be amplified by other 
evidence which shows the deleterious results of the lack of community planning, including 
adverse or incompatible land-use relationships, inadequate street layout, improper subdivision, 
and parcels of inadequate size or shape to meet contemporary development standards. 

The City of Chicago Bronzeville Blue Ribbon Committee Report, the Mid-South Strategic 
Development Plan, the Illinois Institute of Technology Main Campus Master Plan, the Black 
Metropolis Historic District and the Guidelines for Transit-Supportive Development are all plans 
that include the Study Area. Therefore, lack of community planning was found not to be present 
in the Study Area. 

CONCLUSION 

Lack of community planning is not present in the Study Area. 
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SUMMARY 

Nine blighted area eligibility criteria are present in varying degrees throughout the Study Area. 
Fiver factors are present to a major extent and four are present to a minor extent. In addition, 
two factors were found to a liminted extent. The blighted area eligibility factors that have been 
identified in the Study Area are as follows: 

Major extent 
• age 
• dilapidation 
• obsolescence 
• deterioration 
• depreciation of physical maintenance 

Minor extent 
• structures below minimum code 
• excessive vacancies 
• excessive land coverage 
• deleterious land use or layout 

Limited extent 
• inadequate utilities 
• lack of light, ventilation and sanitary 

facilities 
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IV. SUMMARY AND CONCLUSION 

The conclusion of the consultant team is that the number, degree and distribution of Blighted 
Area eligibility factors as documented in this report warrant the designation of the Study Area 
as a Blighted Area as set forth in the Act. Specifically: 

Of the 14 eligibility factors for a Blighted Area set forth in the Act, five are present to a 
major extent and tour are present to a minor extent in the Study Area and only five are 
necessary tor designation as a Blighted Area. In addition two factors were found to be 
present to a limited extent but are not being counted for the findings of the Blighted Area. 

The Blighted Area eligibility factors which are present are reasonably distributed 
throughout the Study Area. 

The eligibility findings indicate that the Study Area contains factors which qualify it as a Blighted 
Area in need of revitalization and that designation as a redevelopment project area will 
contribute to the long-term well-being of the City. The distribution of blighted area eligibility 
factors throughout the Study Area must be reasonable so that a basically good area is not 
arbitrarily found to be a Blighted Area simply because of its proximity to an area with blighted 
area eligibility factors. 

Additional research indicates that the Study Area on the whole has not been subject to growth 
and development as a result of investments by private enterprise, and will not be developed 
without action by the City. Specifically: 

Exhibit 1 - Building Permit Requests, contains a summary of the building permit requests 
for new construction and major renovation from the City of Chicago. There were 44 
building permit requests for new construction and renovation totaling $3,108,895 or 
approximately $621,779 tor the Study Area from 1993-1997. Additionally, there were 50 
demolition permits issued during the same period. 

The lack of growth and investment by the private sector is supported by the trend in the 
equalized assessed valuation (EAV) of all the property in the Study Area. The EAV for 
all smaller residential properties (six units or less) in Chicago of which most of the Study 
Area is comprised, increased from $10,601,881,890 in 1992 to $14,085,430,813 in 1997, 
a total of 32.86% or an average of 6.57% per year. Over the last five years, from 1992 
to 1997, the Study Area has experienced an overall EAV increase of 16.03% from 
$44,696,896 in 1992 to $51 ,860,490 in 1997, an average increase of 3.21% per year. 

Of the 1,459 parcels in the Redevelopment Project Area, 37.8% of the parcels are 
vacant. The vacant parcels are scattered throughout the Redevelopment Project Area. 
Of the 551 vacant parcels, 190 (34.5%) parcels are tax exempt. 
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The conclusions presented in this report are those of the consulting team. The local governing 
body should review this report and, if satisfied with the summary of findings contained herein, 
adopt a resolution that the Study Area qualifies as a Blighted Area and make this report a part 
of the public record. The analysis above was based upon data assembled by Louik/Schneider 
& Associates, Inc. The surveys, research and analysis conducted include: 

1. Exterior surveys of the conditions and use of the Study Area; 

2. Field surveys of environmental conditions covering streets, sidewalks, curbs and 
gutters, lighting, traffic, parking facilities, landscaping, fences and walls, and general 
property maintenance; 

3. Comparison of current land uses to current zoning ordinance and the current zoning 
maps; 

4. Historical analysis of site uses and users; 

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

6. Review of previously prepared plans, studies and data; 

7. Analysis of building permits from 1993-1997 and building code violations from 1993-
1997 requested from the Department of Buildings for all parcels in the Study Area; 
and 

8. Evaluation of the EAV's in the Study Area from 1992 to 1997. 

The study and survey of the Study Area indicate that requirements necessary for designation 
as a Blighted Area are present. 

In addition, the vacant parcels in the Study Area meet the criteria established under the Act for 
a vacant blighted area. The Study Area has 551 vacant parcels. The majority of these parcels 
are approximately 25'x125' lots and are scattered throughout the Study Area. The vacant 
parcels do meet the qualifications for a vacant blighted area under the Act based on the 
following factors: either because of the single factor of the area immediately prior to becoming 
vacant qualifing as a blighted improved area, or the two factors of deterioration of structures or 
site improvements existing in the neighboring adjacent areas and the diversity of ownership. 

Therefore, the Study Area is qualified as a Blighted Area to be designated as a redevelopment 
project area and eligible for Tax Increment Financing under the Act (see Exhibit 4- Matrix of 
Blighted Factors). 
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