WESTERN AVENUE SOUTH TAX INCREMENT FINANCING
REDEVELOPMENT PLAN AND PROJECT

Notice of Change

NOTICE is hereby given by the City of Chicago (the “City”) of changes to the Western Avenue
South Tax Increment Financing Eligibility Study, Redevelopment Plan and Project (the “Plan™). The
Plan was approved pursuant to an ordinance enacted by the City Council of the City on January 12,
2000, pursuant to Section 5/11-74.4-4 of the Illinois Tax Increment Allocation Redevelopment Act,
as amended, 65 ILCS Section 5/11-74.4-1 et seq. (the “Act”). The changes set forth herein relate
only to the replacement of the 1997 Equalized Assessed Valuation (“EAV”) for property in the
Western Avenue South Redevelopment Project Area with the 1998 EAV.

The revised Plan was approved pursuant to an ordinance enacted by the City Council of the City on
May 17, 2000, pursuant to Section 5/11-74.4-4 of the Act.

The Plan is hereby changed as follows:

i

At the bottom of the cover page under the date reference of September 1999 (Revised
October 29, 1999), the following language is added:

Revised January 7, 2000

The third and fourth full paragraphs on page 5 and continued on page 6 under the sub-
heading “Required Findings” within the general section heading “Executive Summary” are
stricken and replaced with the following:

While some new investment has occurred in the Western Avenue South RPA between 1994

and the beginning of 1999, this investment has been minimal in scope and isolated in areas

within the RPA. Taken as a whole, the RPA has not been subject to growth and development
through investment by private enterprise. The Western Avenue South RPA is located within

Jefferson and Lake View Townships. From 1994 through 1998 the growth of equalized
assessed valuation (“EAV.” which is the value of property from which property taxes are
based) in the RPA has lagged behind that of the City of Chicago and both Jefferson and Lake
View Townships. The compound annual growth rate of EAV for the Western Avenue South
RPA was 2.95% between 1994 and 1998. In comparison, the compound annual growth rate
of EAV was 3.06% for the City of Chicago. 3.10% for Jefferson Township, and 4.37% for

Lake View Township over the same period of time.

The following language in the second full paragraph on page 50 (now page 49) under the
sub-heading “Most Recent Equalized Assessed Valuation of Properties in the Redevelopment
Project Area” within the general section heading “Financial Plan” is changed:

. The second sentence which reads: “The 1997 EAV of all taxable parcels in the
Western Avenue South RPA is approximately $67,500,000" is changed to read as
follows:

The 1998 EAV of all taxable parcels in the Western Avenue South RPA is




approximately $71.161.000.

. The last sentence is stricken.

The following language in the third full paragraph on page 50 (now the second full paragraph
on page 49) under the sub-heading “Anticipated Equalized Assessed Valuation” within the
general section heading “Financial Plan” is changed:

. The first sentence which reads: “By 2023 the EAV for the Western Avenue South
RPA will be approximately $136,500,000" is changed to read as follows:

By 2023 the EAV for the Western Avenue South RPA will be approximately
$143.879.000.

. That part of the second sentence which reads after the colon: “...2) an equalization
factor 0f 2.1489; and 3) a tax rate of 8.843% for the duration of the Western Avenue
South RPA” is changed to read as follows:

...2) an equalization factor 0f 2.1799: and 3) a tax rate of 8.872% for the duration of
the Western Avenue South RPA.

The second and third paragraphs on page 51 (now page 50) under the sub-heading “Lack of
Growth and Private Investment” under the general section heading “Required Findings and
Tests” are stricken and replaced with the following:

While some new investment has occurred in the Western Avenue South RPA between 1994

and the beginning of 1999, this investment has been minimal in scope and isolated in areas
within the RPA. Taken as a whole, the RPA has not been subject to growth and development
through investment by private enterprise. The Western Avenue South RPA is located within
Jefferson and Lake View Townships. From 1994 through 1998 the growth of equalized
assessed valuation (“EAV.” which is the value of property from which property taxes are
based) in the RPA has lagged behind that of the City of Chicago and both Jefferson and Lake
View Townships. The compound annual growth rate of EAV for the Western Avenue South
RPA was 2.95% between 1994 and 1998. In comparison, the compound annual growth rate
of EAV was 3.06% for the City of Chicago. 3.10% for Jefferson Township, and 4.37% for
Lake View Township over the same period of time.

In Appendix 2, entitled “Summary of EAV (by PIN),” the1997 EAV data is replaced with
1998 EAV data. The title of Appendix 2 remains the same.

Due to the splitting and/or combining of tax parcels during the 1998 assessment cycle, the
following changes are made to the list of Property Identification Numbers (PINs) in
Appendix 2: Summary of EAV (by PIN):

The following PINs are removed:

14-18-324-041-000
14-18-329-026-000
14-18-329-027-000



The following PINs are added:

14-18-324-047-1001
14-18-324-047-1002
14-18-329-043-0000

All of the PINs that are added or removed are within the current boundaries of the Western
Avenue South Redevelopment Project Area (“RPA”) as shown in the Plan. The
addition/removal of these PINs is solely due to changes in tax parcel property identification
numbering and does not affect the boundaries or legal description of the RPA.

The changed Plan is available for public inspection and review as of April 12, 2000 at the Office of
the City Clerk, Room 107, 121 North LaSalle Street, Chicago, Illinois, or at the Department of
Planning and Development, 10™ Floor, 121 North LaSalle Street, Chicago, Illinois. If you wish to
review the Plan or obtain further information concerning the Plan or the changes to it, please contact
Susan Kroll, at the Department of Planning and Development, Room 1107, 121 North LaSalle Street,
Chicago, Illinois, (312) 744-6711 during the hours of 9:00 a.m. until 4:00 p.m., Monday through

Friday.

Christopher R. Hill, Commissioner
DEPARTMENT OF PLANNING AND DEVELOPMENT
City of Chicago
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1. Executive Summary

In May 1999, S. B. Friedman & Company was engaged by the City of Chicago (the “City”) to
conduct a Tax Increment Financing Eligibility Study and prepare a Redevelopment Plan and Project
(the “Redevelopment Plan”). This report details the eligibility factors found within the Western
Avenue South Redevelopment Project Area Tax Increment Financing District (the “Western Avenue
South RPA” or “RPA”) in support of its designation as a “conservation area” within the definitions
set forth in the Illinois Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq.,
as amended (the “Act”). This report also contains the Redevelopment Plan and Project for the
Western Avenue South RPA.

The Western Avenue South RPA is located within the North Center community area. It consists of
584 tax parcels and 408 buildings on 57 blocks and contains approximately 254 acres of land.

Determination of Eligibility

This report concludes that the Western Avenue South RPA is eligible for Tax Increment Financing
(“TIF”) designation as a “conservation area” because 50% or more of the structures in the area have
an age of 35 years or more and because the following five (5) eligibility factors have been found to
be present to a major extent:

. Depreciation of Physical Maintenance;
. Deterioration;

. Structures Below Minimum Code;

. Obsolescence; and

. Deleterious Land Use or Lay-out

Additionally, two (2) other eligibility factors, Excessive Vacancy and Lack of Community Planning,
are present to a minor extent and demonstrate that the Western Avenue South RPA is in a state of
gradual decline through disinvestment. Left unchecked, these conditions could accelerate the
decline of the community and, combined with those factors that have been documented to be present
to a major extent, could lead to more widespread and intensive commercial, industrial, and
residential disinvestment. :

Redevelopment Plan Goal, Objectives, and Strategies

The overall goal of the Redevelopment Plan is to reduce or eliminate conditions that qualify the
Western Avenue South RPA as a conservation area and to provide the direction and mechanisms
necessary to re-establish Irving Park Road and Western Avenue as active and vibrant mixed-use
commercial districts that provide a comprehensive range of commercial and retail uses to the
surrounding residential community. Residential and institutional uses should be accommodated
where appropriate. In addition, the Addison Industrial Corridor located within RPA should be
upgraded and improved. That portion of the Addison Industrial Corridor located within the RPA
runs along the east side of the Chicago River, as described below:
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City of Chicago Western Avenue South Redevelopment Project Area

. properties bounded by Addison on the south, Irving Park on the north, Western on the east,
and the Chicago River on the west;

. properties on the west side of Rockwell between Irving Park on the south and Belle Plaine
on the north; and

. certain properties on the east and west sides of Rockwell between Belle Plaine on the south
and Berteau on the north.

Without improvements, the Addison Industrial Corridor can fall into further disrepair and minimize
development opportunities in the surrounding areas. The Addison Industrial Corridor abuts
residential neighborhoods. Therefore, it is critical to upgrade and improve the Addison Industrial
Corridor within the.RPA to create an industrial park appearance that successfully blends with these
neighboring residential areas. Improvements to the Addison Industrial Corridor within the RPA
should be constructed to prevent any adverse impacts to the River and the surrounding residential
neighborhoods. :

Rehabilitation and redevelopment of the RPA will induce redevelopment opportunities in
surrounding neighborhoods. The redevelopment of the RPA is to be achieved through an integrated
and comprehensive strategy that leverages public resources to stimulate additional private
investment. The underlying strategy is to use tax increment financing, as well as other funding
sources, to reinforce and encourage further private investment.

Objectives. Fourteen objectives support the overall goal of area-wide revitalization of the Western
Avenue South RPA. These include:

1. Encourage retail, commercial, industrial, and residential development by facilitating the
assembly, preparation and marketing of vacant and improved sites, and assisting private
developers to assemble suitable sites for modern development needs;

2. 'Encourage the development of senior housing;

3. Facilitate the remediation of environmental problems to provide additional land for new
retail, commercial, and residential development and redevelopment, as appropriate;

4, Foster the replacement, repair, and/or improvement of infrastructure, where needed,
including sidewalks, streets, curbs, gutters, and underground water and sanitary systems to
facilitate the construction of new retail, commercial, industrial, viaduct clearance, and
residential development as well as the rehabilitation of residential, commercial, institutional,
and public properties within the Western Avenue South RPA;

5. Facilitate the preservation and/or rehabilitation of anchor retail, commercial, and
institutional uses, established institutional facilities, and architecturally or historically
significant buildings in the Western Avenue South RPA;
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10.

11.

12.

13.

14.

Support the goals and objectives of other overlapping plans, including the North Center
Commercial Area Master Plan (City of Chicago Planning Now Study, July 1998), and
coordinate available federal, state, and local resources to further the goals of this
redevelopment plan;

Encourage the development of mixed-use retail/commercial, residential, and institutional
uses, as appropriate, along Irving Park Road, at the core intersection of Irving
Park/Damen/Lincoln, along Western Avenue, Montrose Avenue, and Lincoln Avenue;

Preserve and enhance the pedestrian orientation of appropriate retail nodes and other areas

- with heavy pedestrian activity, such as the Irving Park/Damen/Lincoln intersection and the

Irving Park CTA Station, by encouraging pedestrian-friendly uses and design strategies that
include, but are not limited to, the following: facilitate safe pedestrian movement across
wide arterial streets with pedestrian amenities, widen narrow sidewalks; and create visual
interest and safer pedestrian environments with streetscaping, landscaping, lighting, and
buffering;

Facilitate the provision of adequate on- and off-street parking for visitors, employees, and
customers of the RPA;

Strengthen the economic well-being of the Western Avenue South RPA by providing
resources for retail, commercial, residential, industrial, and institutional development in the
Western Avenue South RPA, as appropriate;

Encourage the upgrade and improvement of the that portion of the Addison Industrial
Corridor located within the RPA to create an industrial park appearance that successfully
blends with the neighboring residential areas while modernizing the corridor for modern day
industrial users. Improvements may include, but are not limited to: streetscaping,
landscaping, buffering, and improved vehicular and pedestrian circulation. Without these
improvements, that portion of the Addison Industrial Corridor located within the RPA can
fall into further disrepair and disuse as an industrial area, and minimize development
opportunities in the surrounding areas;

Create an environment for educational, recreational, and other institutional facilities where
needed and in accordance with the Redevelopment Plan by providing enhancement
opportunities for public facilities and institutions, such as schools, parks, transit facilities,
and libraries;

Provide opportunities for women-owned, minority-owned, and locally owned businesses to
share in the job and construction opportunities associated with the redevelopment of the
Western Avenue South RPA; and

Support job training programs and increase employment opportunities, including high-
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technology jobs, for area residents.

Strategies. These objectives will be implemented through five (5) specific and integrated strategies.
These include:

Implement Public Improvements. A series of public improvements throughout the
Western Avenue South RPA may be designed and implemented to help define and create
an identity for the area and subareas, prepare sites for anticipated private investment, and
create a more conducive environment for retail, commercial, industrial, and residential
development.

These improvements may include new streetscaping, improved street and sidewalk lighting,
resurfacing of alleys, sidewalks and streets, reductions in area curb-cuts, and other public
improvements consistent with the Redevelopment Plan. These public improvements may
be completed pursuant to redevelopment agreements with private entities or
intergovernmental agreements with other public entities, and may include the construction,
rehabilitation, renovation, or restoration of public improvements on one or more parcels.

Develop Vacant and Underutilized Sites. The redevelopment of vacant and underutilized
sites within the Western Avenue South RPA is expected to stimulate both physical and
economic private investment and enhance properties within the RPA.

Encourage Private Sector Activities. Through active marketing of prepared sites and
public-private partnerships, the City may provide financial and other assistance to encourage
the private sector to undertake redevelopment and rehabilitation projects and other
improvements that are consistent with the goals of this Redevelopment Plan.

Facilitate Property Assembly, Demolition, and Site Preparation. To meet the goals,
policies and/or objectives of this Redevelopment Plan, the City may acquire and assemble
property throughout the RPA. Land assemblage by the City may be by purchase, exchange,
donation, lease, eminent domain, or through the Tax Reactivation Program and may be for
the purposes of (a) sale, lease, or conveyance to private developers, or (b) sale, lease,
conveyance or dedication for the construction of public improvements or facilities.
Furthermore, the City may require written development agreements with developers before
acquiring any properties. As appropriate, the City may devote acquired property to
temporary uses until such property is scheduled for disposition and development.

In connection with the City exercising its power to acquire real property, including the
exercise of the power of eminent domain, under the Act implementing the Plan, the City will
follow its customary procedures of having each such acquisition recommended by the
Community Development Commission (or any successor commission) and authorized by
the City Council of the City. Acquisition of such real property as may be authorized by the
City Council does not constitute a change in the nature of this Redevelopment Plan.
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The private sector often acquires and assembles property to create redevelopment
opportunities and suitable sites for modern development needs. Property assembly by the
private sector to meet the goals, policies, or objectives of this Redevelopment Plan may be
assisted using tax increment revenues.

Facilitate/Support New Development. In order to facilitate private market interest, the
City may enter into agreements within the limits of the Act to facilitate and support
redevelopment projects that complement and comport with the goals, objectives and
strategies of this Redevelopment Plan and/or the acquisition and assembly of property by the
City under the authority of this TIF Redevelopment Plan.

Required Findings

The required conditions for the adoption of the Redevelopment Plan and Project are found to be
present within the Western Avenue South RPA.

First, the City 1s required to evaluate whether or not the RPA has been subject to growth through
private investment and must substantiate a finding of lack of such investment prior to establishing
a tax increment financing district.

While some new investment has occurred in the Western Avenue South RPA between 1994 and the
beginning of 1999, this investment has been minimal in scope and isolated in areas within the RPA.
Taken as a whole, the RPA has not been subject to growth and development through investment by
private enterprise. The Western Avenue South RPA is located within Jefferson and Lake View
Townships. From 1994 through 1998 the growth of equalized assessed valuation (“EAV,” which
is the value of property from which property taxes are based) in the RPA has lagged behind that of
the City of Chicago and both Jefferson and Lake View Townships. The compound annual growth
rate of EAV for the Western Avenue South RPA was 2.95% between 1994 and 1998. In
comparison, the compound annual growth rate of EAV was 3.06% for the City of Chicago, 3.10%
for Jefferson Township, and 4.37% for Lake View Township over the same period of time.

As another method to examine the scope of new investment in the Western Avenue South RPA,
S. B. Friedman & Company examined building permit data for the period between 1994 and early
1999 provided by the City of Chicago Department of Buildings. One hundred twenty-one permits
were issued within the Western Avenue South RPA totaling $10.3 million during that time period.
Approximately 6 of these permits were for building demolition, 15 for code compliance, and the
remaining 100 ($10.1 million adjusted for demolition and code compliance), were for new
construction, rehabilitation, mechanical upgrades, or minor repairs.

Based on our review of the data, approximately 19 of the 100 permits totaling nearly $5 million
were initiated for public facilities (i.e., public schools, libraries, or CTA) improvements or for
institutional purposes. The remaining 81 permits (35 million) were privately initiated, with $1.7
million, or approximately 35%, of the $5 million in total private investment issued for new
construction. Total private investment amounts to approximately $1 million per year over the past
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five years, or approximately 1% of total market value of all property within the TTF district. At this
rate, it would take the private market a substantial amount of time to replace the current market
value of the RPA.

Furthermore, our review of the permit data revealed that a majority the new construction and private
investment has been limited to specific locations within the RPA and has not been evenly distributed
throughout the area. Fifteen permits totaling $3 million dollars, or nearly 61% of the total private
investment, were issued to only 4 different buildings. Three of these permits, totaling approximately
$800,000, were for new construction. The remaining $2.2 million were issued for alterations to
existing uses, general repairs, and miscellaneous or revisions. Without these permits, the total
private investment would total only $2 million dollars. This is approximately $400,000 per year,
or approximately 0.4% of the total market value of all property within the RPA.

The impact on surrounding properties of the property investment on which building permits were
issued has been isolated and minimal. These new investments and existing property improvements
have not stimulated widespread new private investment in the Western Avenue South RPA.

Second, the City is required to find that, but for the designation of the TIF district and the use of tax
increment financing, it is unlikely that significant investment will occur in the Western Avenue
South RPA.

Without the support of public resources, the redevelopment objectives of the Western Avenue South
RPA would most likely not be realized. The scope of area-wide improvements and development
assistance resources needed to rehabilitate the Western Avenue South RPA as a mixed-use
commercial district are expensive, and the private market, on its own, has shown little ability to
absorb all these costs. Resources to assist with site assembly and preparation, public infrastructure
improvements, and private property rehabilitation are needed to leverage private investment and
facilitate area-wide redevelopment consistent with the Redevelopment Plan. TIF funds can be used
to fund site preparation, site assembly, infrastructure improvements, and building rehabilitation.
Accordingly, but for creation of the Western Avenue South RPA, these projects, which would
contribute substantially to area-wide redevelopment, are unlikely to occur without TIF de51gnat10n
of the Western Avenue South RPA.

Third, the Western Avenue South RPA includes only those contiguous parcels of real property that
are expected to benefit substantially from the proposed Redevelopment Plan improvements.

Finally, the proposed land uses described in this Redevelopment Plan will be approved by the
Chicago Plan Commission prior to its adoption by the City Council. The redevelopment
opportunities identified in earlier area planning initiatives will be substantially supported and their
implementation facilitated through the creation of the Redevelopment Plan.
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2. Introduction

The Study Area

This document serves as the eligibility study (“Eligibility Study”) and Redevelopment Plan and
Project for the Western Avenue South Redevelopment Project Area (“Western Avenue South RPA”
or “RPA”). The Western Avenue South RPA is located within the North Center community area
of the City, in Cook County (the “County”). In May 1999, S. B. Friedman & Company was
engaged by the City to conduct a study of certain properties in these neighborhoods to determine
whether the area containing these properties would qualify for status as a “blighted area” and/or
“conservation area” under the Act.

The community context of the Western Avenue South RPA is detailed on Map 1.
The Western Avenue South RPA consists of approximately of 584 tax parcels and 408 buildings on

57 blocks and contains approximately 254 acres of land. Included within the boundaries of the RPA
are certain properties along:

. The east and west sides of Western Avenue between Montrose on the north and Roscoe on
the south;

. The east side of Western Avenue between Roscoe on the north and Belmont on the south;

. The east side of the North Branch of the Chicago River between Berteau on the north and

just north of Grace on the south;

. The east half of the North Branch of the Chicago River between Addison on the north and
Belmont on the south;

. The north and south sides of Irving Park Road between the North Branch of the Chicago
River on the west and Ravenswood on the east;

. The south side of Montrose Avenue from Campbell Avenue on the west to approximately
106 feet east of Western Avenue on the east;

. The east and west sides of Lincoln Avenue between Warner on the north to Byron on the
south; and

. The east and west sides of Damen Avenue between Belle Plaine on the north to Byron on
the south.

Map 2 details the boundaries of the Western Avenue South RPA which includes only those
contiguous parcels of real property that are expected to benefit substantially by the Redevelopment
Plan improvements discussed herein. The boundaries represent an area that is a connected series
of commercial mixed-use corridors that serve adjacent residential neighborhoods. The commercial
corridors contain common characteristics that influence the viability of the entire RPA:
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City of Chicago Western Avenue South Redevelopment Project Area

. The primary corridors along Western Avenue, Irving Park Road, and Lincoln Avenue
represent a commercial core for the adjacent residential neighborhoods;

. Building age, building conditions, and streetscape conditions are relatively similar
throughout the entire RPA;

The corridors included in the RPA also are cohesive in that they together provide a complete range
of retail, commercial, service, and institutional uses for residents. The Irving Park Corridor contains
large institutional facilities such as the Corus Bank and the Ravenswood Hospital, and
neighborhood-oriented retail, professional, and services, particularly near the core intersection of
Irving Park, Lincoln, and Damen. The Western Avenue Corridor houses a mix of institutional,
service, and commercial uses, including a several commercial strip malls and a full-line grocery
store. That portion of the Addison Industrial Corridor located within the RPA abuts both the
Western Avenue and Irving Park corridors. It also is adjacent to surrounding residential
neighborhoods just outside of the RPA. Because of its close proximity to the Western Avenue and
Irving Park corridors and adjacent residential neighborhoods, it is critical to upgrade and improve
the portion of the Addison Industrial Corridor located within the RPA to create an industrial park
appearance that successfully blends with the neighboring commercial corridors and residential areas.
Without these improvements, the Addison Industrial Corridor can fall into further disrepair and
minimize development opportunities in the surrounding areas. Because the corridors are in close
proximity to one another and intersect each other, all the corridors together act as a cohesive
commercial environment providing retail, commercial, and services to residents. Each corridor and
therefore all property in the Area will benefit from a strategy that addresses the deteriorating
streetscapes and building conditions throughout the RPA.

Appendix 1 contains the legal description of the Western Avenue South RPA.

The Eligibility Analysis covers events and conditions that exist and that were determined to support
the designation of the Western Avenue South RPA as a “conservation area” under the Act at the
completion of our research on August 5, 1999 and not thereafter. These events or conditions
include, without limitation, governmental actions and additional developments.

This Eligibility Study and Redevelopment Plan summarize the analysis and findings of the
consultant’s work, which, unless otherwise noted, is solely the responsibility of S. B. Friedman &
Company. The City is entitled to rely on the findings and conclusions of the Redevelopment Plan
in designating the Western Avenue South RPA as a redevelopment project area under the Act. §.
B. Friedman & Company has prepared this Redevelopment Plan with the understanding that the City
would rely (1) on the findings and conclusions of the Redevelopment Plan in proceeding with the
designation of the Western Avenue South RPA and the adoption and implementation of the
Redevelopment Plan, and (2) on the fact that S. B. Friedman & Company has obtained the necessary
information including, without limitation, information relating to the equalized assessed value of
parcels comprising the Western Avenue South RPA, so that the Redevelopment Plan will comply
with the Act and that the Western Avenue South RPA can be designated as a redevelopment project
area in compliance with the Act.
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History of Area’

The entire Western Avenue South RPA is located within the North Center community area on the
North Side of the City of Chicago. The North Center community area is generally defined as the
area bound by Montrose on the north; Ravenswood on the east; Diversey on the south; and the North
Branch of the Chicago River on the west.

North Center. The community of North Center was annexed to Chicago in 1889. Up until 1871,
the area was sparsely settled farmland and prairie, accessible only by the North Branch of the
Chicago River and by Fort Road (now Lincoln Avenue). Much of the land was leased out to newly
arrived German immigrants in the 1850s.

In 1854, the Chicago and North Western Railroad laid tracks along what is now Ravenswood
Avenue, the eastern boundary of the community area. Small truck-farming communities developed
along side the tracks. Truck farming was the economic mainstay until the 1890s, and it was here
that greenhouse technology was first developed. After the Chicago Fire of 1871, many dispossessed
Chicagoans moved to North Center. The massive post-Fire rebuilding effort and demand for non-
wood housing provided the main impetus for the development of what came to be known as
“Bricktown,” the area where Belmont crosses the Chicago River. Bricktown contained vast claypits,
and became home to the Northwest Terra Cotta Works, the major brick manufacturer of that time.
Other industries moved into the southern portion of the community.

Despite the depression of 1893, the 1890s saw an expansion of residential development in North
Center, especially in the former farming areas north of Addison Street and west of Damen Avenue.
Residential development continued into the early 1900s, as transportation in the area greatly
improved with the creation of a new Western Avenue streetcar line, extensions of Irving Park Road
and the Lincoln and Clybourn Avenue lines and, most significant, the extension in 1907 of the
Ravenswood elevated railway. The North Western Railroad tracks, originally built at street level,
were elevated in the 1890s. The corner of Lincoln Avenue, Irving Park, and Damen Avenue soon
developed into the commercial hub of the area. This led to a 40% population growth around World
War I as many East Europeans moved into the southern portion of the community. Germans and
Swedes continued to settle in the northérn portion of the North Center community area.

By the mid-1910s, the old claypits were closing down. The community continued to be mostly
residential with wood-frame and brick single-family homes and two-flats. In 1990, the housing of
North Center was over 60% renter-occupied, and there had been no appreciable change in total units
since the 1940s. During the late 1910s and 1920s, light manufacturing began to appear along
Ravenswood Avenue from Montrose to Diversey. Such light manufacturing is still found there
today, but many small factories and warehouses have lately been converted into residential lofts.

Hnformation on the history of the North Center community area was derived from the Local Community Fact Book
Chicago Metropolitan Area 1990, edited by the Chicago Fact Book Consortium, (copyright 1995, Board of Trustees of the
University of Iilinois) pages 48-49.
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In 1934, Lane Technical High School (Lane Tech) was built on its current site over what once were
claypits. Lane Tech was originally an all-boys school, but became a co-educational facility in 1971.
Lane Tech is currently a “magnet school.” Enrollment has declined from approximately 5,600 in
1971 to approximately 4,200 students at present, according to Chicago Public Schools data.

The population of North Center reached its peak in 1940 at nearly 49,000. Improved transportation
systems helped fuel the decline in North Center’s population as people began moving to outlying
suburbs. By 1970 it had declined to less than 40,000, and dropped to 33,010 in 1990. Overall, the
community lost nearly 33% of its population between 1970 and 1990. This decline is more rapid
than that of Chicago overall.

The North Center community contains a large business district with a wide range of commercial
establishments. The business area is centered at Lincoln, Damen, and Irving Park Road. There are
convenience stores, restaurants, and a variety of retail stores. Western Avenue houses many
automobile dealerships and used car lots. Industry is concentrated in specific areas, along the
Chicago River, Ravenswood, and Western Avenue. ~

North Center is a community that has undergone significant economic hardship in recent years. The
heavy industry along the river has been in steady decline, and the once flourishing light
manufacturing district along Ravenswood Avenue has suffered as many businesses moved to
suburban locations and other areas outside of the City. The main commercial hub of Lincoln,
Damen, and Irving Park is aged and in need of revitalization and investment.

Existing Land Use

Based upon S. B. Friedman & Company's research, eight (8) land uses have been identified within
the Western Avenue South RPA:

. Residential;

. Commercial;

. Commercial/Residential;

. Institutional (including public facilities, hospitals, social services),
. Parks/Open Space;

. Vacant land;

. Industrial; and
. Mixed-use

The overall pattern of land use in the Western Avenue South RPA is shown in Map 3. The land uses
displayed on Map 3 represent the predominant land use, mainly on block-by-block basis; the
predominant land use displayed is not necessarily the only land use present on a given block, but
rather the predominant use. The mixed-use designation is used in those areas where no one land use
category predominates. These areas contain two or more of the following land uses: residential,
commercial, commercial/residential, institutional, industrial, or vacant land.
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City of Chicago Western Avenue South Redevelopment Project Area

The predominant land use in the Western Avenue South RPA is commercial, primarily focused on
the major thoroughfares of Western Avenue and Irving Park Road. Commercial development is
interspersed with residential and institutional land uses, primarily focused on Western Avenue and
Irving Park Road. However, over the past 20 years, a limited amount of new retail development has
occurred in the Western Avenue South RPA. The Addison Industrial Corridor runs along the east
side of the North Branch of the Chicago River roughly between Berteau and Belmont.

Interspersed among the commercial and residential uses are institutional uses, including public
facilities, schools, day care facilities, and social service uses. The public schools within the Western
Avenue South RPA are Coonley Elementary and Lane Technical High School. Combined, these
schools have unfunded capital needs totaling approximately $600,000 according to the Chicago
Public Schools Capital Improvements Program (CIP) for Fiscal Years 1999-2003. Furthermore, the
Lane Technical High School Stadium requires major rehabilitation; the costs for the stadium
renovation are not reflected in the $600,000 figure. Public uses and facilities within the RPA
include the Chicago Transit Authority (CTA) Irving Park Station at Ravenswood, Richard Clark
Park, and Revere Park. These public facilities are shown in Map 6.
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3. Eligibility Analysis
Provisions of the Illinois Tax Increment Allocation Redevelopment Act

Based upon the conditions found within the Western Avenue South RPA at the completion of S. B.
Friedman & Company 'sresearch, it has been determined that the Western Avenue South RPA meets
the eligibility requirements of the Act as a conservation area. The following outlines the prov1sxons
of the Act to establish eligibility.

Under the Act, two (2) primary avenues exist to establish eligibility for an area to permit the use of
tax increment financing for area redevelopment: declaring an area as a “blighted area” and/or a
“conservation area.”

“Blighted areas” are those improved or vacant areas with blighting influences that are impacting the
public safety, health, morals, or welfare of the community, and are substantially impairing the
growth of the tax base in the area. “Conservation areas” are those improved areas which are
deteriorating and declining and soon may become blighted if the deterioration is not abated.

The statutory provisions of the Act specify how a district can be designated as a “conservation”
and/or “blighted area” district based upon an evidentiary finding of certain eligibility factors listed
in the Act. These factors are identical for each designation with the exception that “abandonment”
is an added eligibility factor under “conservation area” designation.

According to the Act, “blighted areas” must have a combination of five (5) or more of these
eligibility factors acting in concert which threaten the health, safety, morals or welfare of the
proposed district. “Conservation areas” must have a minimum of 50% of the total structures within
the area aged 35 years or older, plus a combination of three (3) or more additional eligibility factors
which are detrimental to the public safety, health, morals, or welfare and which could result in such
an area becoming a blighted area.

The factors are listed at 65 ILCS 5/11-74.4-3 (a) and (b) and are defined for purposes of this
Redevelopment Plan (these factors are not defined in the Act) as follows:

Age of Structure. Age presumes the existence of problems or limiting conditions resulting from
normal and continuous use of structures and exposure to the elements over a period of many years.
These problems and conditions negatively affect building condition, adaptability, re-use, and value.

Deterioration. This is the process of basically sound structures worsening in quality due to
deficiencies in primary and secondary building components. Primary components include exterior
walls, foundations, roof structure, etc. Secondary components include window and door units,
porches, exterior surfaces, etc. Buildings in this category generally contain defects which seriously
impair the usefulness of the structure.

Deterioration of site improvements refers to physical deficiencies or disrepair to roadways, alleys,
curbs, sidewalks, parking areas, and other site features which require treatment or repair beyond that
of normal maintenance.
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Dilapidation. Dilapidation is an advanced stage of deterioration. Structures or improvements in
this category contain critical deficiencies in structural components which are virtually uncorrectable
and present a safety hazard for the occupants of the building.

Obsolescence. This is the condition or process of becoming out-of-date or non-functional for the
use or uses the structure or improvement was originally designed for and is evidenced by such
factors as insufficient width and size, irregular shape, and random additions. Buildings are obsolete
when conditions limit the use and marketability of such buildings. Site improvements are obsolete
in terms of their relationship to contemporary development standards.

Illegal Use of Individual Structures. Illegal use is the presence of land uses or activities which
are contrary to law and/or not permitted by municipal ordinances.

Structure Below Minimum Code. This factor represents structures containing conditions that are
less than the accepted minimum standards of zoning, subdivision, fire, housing, building, or other
governmental codes applicable to the property.

Excessive Vacancy. Excessive vacancy is a condition evidenced by vacant buildings or portions
of buildings which are not being utilized which have an adverse impact on the area.

Abandonment. Abandoned properties are those in which the property owner has relinquished all
interest and in which it is apparent that no effort will be directed toward future utilization.

Overcrowding of Structures and Community Facilities. This refers to over-intensive use of
buildings, facilities and properties beyond that permitted by ordinance or capacity.

Lack of Ventilation, Light or Sanitary Facilities. These are considered to be substandard
conditions which are below minimum code standards that adversely affect the health, safety and
welfare of building occupants.

Inadequate Utilities. This includes deficiencies and inadequacies in the capacity of utilities which
service a property or area. ' |

Excessive Land Coverage. Excessive land coverage is the over-intensive use of property evidenced
by inadequate yards, setbacks, open space, and the crowding of buildings and accessory facilities
onto a site which is out of character with the neighborhood and community as a whole and could
have an adverse effect on use of a building.

Deleterious Land Use or Lay-Out. Deleterious land use or lay-out refers to the configuration of
lot and/or improvements which minimize opportunity for redevelopment on a particular parcel, as
well as surrounding parcels, thereby minimizing redevelopment opportunities on a more area-wide
basis. Specific problems include inappropriate land use, conflicts with surrounding land uses,
inadequate lot frontage, irregular lot shape, insufficient vehicular access, fragmentation of
ownership, and other blighting conditions which discourage development and redevelopment.
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Depreciation of Physical Maintenance. This is the lack of normal maintenance of building
components, but not to a degree of structural deficiency or inadequate provision for upkeep of site
features and landscaping.

Lack of Community Planning. The absence of an effective planning program at the time the area
was originally developed which results in physical obstacles to redevelopment, or failure to
implement approved plans for the community is considered to be lack of community planning.

As explained, “blighted areas” must have a combination of five (5) or more of these eligibility
factors and “conservation areas” must have a minimum of 50% of the total structures within the area
aged 35 years or older, plus a combination of three (3) or more additional eligibility factors.

Under the provisions of the “blighted area” section of the Act, if the land is vacant, a combination
of two (2) or more of the following factors also may be identified which combine to impact the
sound growth in tax base for the proposed district.

Obsolete Platting of Vacant Land. Obsolete platting of land is the arrangement of parcels of land
which is not conducive to supporting contemporary land uses evidenced by lay-out which is
inconsistent with accepted site planning standards and development trends.

Diversity of Ownership. Diversity of ownership is when adjacent properties are owned by multiple
people. This complicates the assembly of small parcels to a size that is large enough to
accommodate modern types of development.

Tax and Special Assessment Delinquencies. Evidence of delinquent tax payment.

Flooding on All or Part of the Vacant Land. Poor drainage of the soil or the location of the
property within a special flood hazard area makes financing or insuring the property impossible or
more costly and may hinder redevelopment.

Deterioration of Structures or Site Improvements in Neighboring Areas Adjacent to the
Vacant Land. Evidence of structural deterioration and area disinvestment in blocks adjacent to the
vacant land may substantiate why new development had not previously occurred on the vacant
parcels.

Additionally, under the “blighted area” section of the Act, eligibility may be established for those
vacant areas that wo