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AMENDMENT NO. 1

~The ordinance adopting the Jefferson Park Business District Redevelopment Project
Area Redevelopment Plan and Project was approved by the Chicago City Council on
July 8, 1998. The City has determined that a boundary change is needed 1o remove
certain residential properties from the Redevelopment Project Area.

This revision of the Jefferson Park Business District Redevelopment Project Area
Redevelopment Plan and Project (dated November, 1998) supersedes the previous

eligibility for designation as a “conservation area.” Negligible changes to eligibility are
noted both within the text of the main report, where appropriate, and in Appendix B:
Eligibility Report. As a result of this change in the boundary of the Redevelopment
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content of the two documents differ sign

1. INTRODUCTION

This document presents a Tax Increment F inancing Redevelopment Plan and Project (hereinafter
referred to as the “Redevelopment Plan”) pursuant to the Tax Increment Allocation
Redevelopment Act (65 ILCS 5/11-74.1 gt seq.) (1996 State Bar Edition), as amended (the
“Act”) for the Jefferson Park Business District (the “Redevelopment Project Area”) in the City of
Chicago, Illinois (the “City”). The Redevelopment Project Area includes land along Milwaukee
Avenue from the Kennedy Expressway on the north to Montrose Avenue on the south, and land

reflects a commitment by the City to revitalize the Redevelopment Project Area.

A planning study was prepared in 1997 to guide the revitalization of the Jefferson Park Business
District. This study, known as the “Jefferson Park Business District Improvement Plan,”
provides in-depth analysis of existing conditions and establishes a set of comprehensive

business district. Many of the recommendations of this study took the form of 1deas, preliminary
designs and development concepts that provide overall direction for improving the business
district. This study also included an "action agenda” to help focus improvement activities. Thus,
this study was intended to serve as a working tool by the City and community leaders for
improving the business district.

The goals, policies and proposals of this Redevelopment Plan are derived in part from the 1997
“Jefferson Park Business District Improvement Plan.” The 1997 “Jefferson Park Business
District Improvement Plan” recommends the creation of a tax-increment financing district as an

Park business district. However, this Redevelopment Plan is an "official plan" formulated
specifically to respond to the Act, and establishes proscribed measures to promote the
redevelopment of the Redevelopment Project Area. Thus, although this Redevelopment Plan is
consistent with the 1997 “Jefferson Park Business District Improvement Plan,” the purpose and
ificantly.
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the Redevelopment Project Area for designation as a “conservation area” tay Increment financing
district. The need for public intervention, goals and objectives, land use policies and other policy
matenals are presented in this Redeveiopment Plan. The results of a study documenting the
eligibility of the Redeveiopmem‘g@jggf Area as a conservation area are presented in Appendix

Tax Increment Financing

and at 5/] 1-74.4-2(b) that:

. In order to promote and protect the health, safety, morals, and welfare of the
public, that blighted conditions need to be eradicated and conservation measures

proposed redevelopment project area meets the statutory criteria for desi gnation as a “blighted
area,” a “‘conservation area” or an “industrial park conservation area.” A redevelopment plan
must then be prepared which describes the development or redevelopment program intended to
be undertaken to reduce or eliminate those conditions which qualified the redevelopment project
area as a “blighted area,” “conservation area,” or combination thereof, or “industrial park
conservation area,” and thereby enhance the tax bases of the taxing districts which extend into
the redevelopment project area.

The Act also states at Section 5/11-74.4-3(n) that:

No redevelopment plan shall be adopted unless. .. (1) ...the redevelopment project area on
the whole has not been subject to growth and development through investment by private
enterprise and would rot be reasonably be anticipated to be developed without the adoption
of the redevelopment plan, (2) ...the redevelopment plan and project conform to the
comprehensive plan for the development of the municipality as a whole, or, for
municipalities with a population of 100,000 or more, regardless of when the redevelopment
plan and project was adopted, the redevelopment plan and project either: (i) conforms to the
strategic economic development or redevelopment plan issued by the designated planning
authonity of the municipality, or (ii) includes land uses that have been approved by the

~ ‘planning:--commission:of  the' ‘municipality, (3) the-redevelopment pian -establishes the:: e -
estimated dates [which shall not be more than 23 years from the adoption of the ordinance-

9
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an industrial park conservation area. also that the municipality is a labor surplus municipality

and that the implementation of the redevelopment plan will reduce unemplovment. create

new jobs and by the provision of new facilities enhance the tax base of the taxing districts
~that extend into the redevelopment project area, and ( 5) if any incremental revenues are being ™

Redevelopment projects are defined as any public or private development projects undertaken in
furtherance of the objectives of the redevelopment plan.

provisions contained in the Act and, if the area so qualifies, the preparation of a redevelopment
plan for the redevelopment project area in accordance with the requirements of the Act.

Overview of The Redevelopment Project Area

The irregu]ariy shaped Redevelopment Project Area is centered on the Milwaukee
Avernue/Lawrence Avenue intersection and runs north-south along Milwaukee Avenue from the

and/or expand existing businesses; 3) provide an adequate supply of parking; and 4) and
improve the Redevelopment Project Area’s physical environment and infrastructure. These
improvement activities would provide the stimulus needed to revitalize the Redevelopment

Project Area
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Summary of Findings

The analysis of conditions within the Redevelopment Project Area indicates that it is appropriate
for designation as a “conservation area” in accordance with the Act. The suitability of the
Redevelopment Project Area for designation as a "conservation area” is based on the following

1) The Redevelopment Project Area has not been subject 1o growth and development
through private enterprise.

2) The continued lack of growth and development will exacerbate conditions of
obsolescence, causing further disinvestment and, eventually, blight.

3) The Redevelopment Project Area would not reasonably be anticipated to be developed
by private enterprise without public intervention and the adoption of this Redevelopment

4) The eligibility study, provided in Appendix B, finds that the Redevelopment Project
Area meets the requirements for designation as a "conservation area” because of the
presence of the following conditions:

a) age of buildings;

b) deleterious land use and layout;

-¢c) depreciation of physical maintenance;
d) excessive land coverage;

e) lack of community planning; and

f) obsolescence.

5) The conditions outlined above are well distributed throughout the Redevelopment
Project Area.

This Redevelopment Plan summarizes the analyses and findings of the consultant’s work, which
unless otherwise noted, is solely the responsibility of Camiros, Ltd. and its subconsultants.
Camiros, Ltd. has prepared this Redevelopment Plan and the related eligibility report with the
understanding that the City would rely (1) on the findings and conclusions of the Redevelopment
Plan and the related eligibility report in proceeding with the designaticn of the Redevelopment

Project Area and the adoption and implementation of the Redevelopment Plan and Project, agnd .. .
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(11) on the fact that Camiros, Ltd. has obtained the necessary information so that the
Redevelopment Plan and the related eligibility report will comply with the Act.

The Redevelopment Plan has been formulated in accordance with the provisions of the Act. This

document is a guide to all proposed public and private actions in the Redevelopment Project =

Area.
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2. PROJECT AREA DESCRIPTION

districts at the present time, although the proposed Portage Park Redevelopment Project Area, if
adopted, would abut this Redevelopment Project Area at Montrose Avenue,

The proposed Redevelopment Project Area includes only contiguous parcels and qualifies for
designation as a “‘conservation area.” The proposed Redevelopment Project Area includes only
those parcels which are anticipated to be substantially benefited by the proposed redevelopment
project improvements.

Current Land Use and Zoning

The pattern of existing land use within the Redevelopment Project Area consists predominantly
of commercial uses that range from general retail to personal services to auto-oriented
businesses, as shown in F 1gure 2, Existj . Other use types represented are:
eating/drinking establishments, consumer services, professional and office/financial services,
public/institutional uses. The small number of non-commercial properties within the
Redevelopment Project Area consist of industrial and residential uses.

Current zoning is shown in F igure 3, Exjsti ing. Current zoning is generally consistent
with existing land use, with a majority of the Redevelopment Project Area falling under business
district zoning classifications, including B2-1, B3-2, B4-1, B4-2, B5-1, B5-2 and B5-3. The B2-
1, B4-1 and B4-2 are restricted business districts which limit establishments to 21,875 square
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is consistent with existing land use patterns. Also located within the Redevelopment Project
Area are small areas of R-3 and R-4 residential classifications.

Community Characteristics, Land Use and Access

The Jefferson Park area is located at the cross-roads of several significant transportation
facilities. The Redevelopment Project Area lies immediately south and west of the Kennedy
Expressway, which has an interchange at Lawrence Avenue immediately east of the
Redevelopment Project Area. A Metra commuter rail station and the CTA’s Rapid Transit
Facility Terminal comprise major intermodal transfer points in the northern half of the
Redevelopment Project Area. Bus lines serving the area follow the major traffic cormdors of
Milwaukee Avenue, Lawrence Avenue, and Montrose Avenue. A majority of the parking
available in the business district take the form of on-street, parallel parking areas that are
congested and difficult to access during peak business hours.

The residential area surrounding the Redevelopment Project Area reflects a mix of single family
and multi-family dwellings. Within the Redevelopment Project Area, newer residential
development has taken the form of scattered apartment buildings and condominiums, constructed
largely since 1970. Most of these are located along Milwaukee Avenue south of Leland Avernue.

Despite the stability of the surrounding residential area, the older commercial properties along
Milwaukee Avenue have declined since the 1970s. There is a significant need to attract new
commercial uses, renovate and restore the facades of many older commercial buildings, and
improve the character of the streetscape. Infrastructure conditions are generally deteriorated,
reflecting negatively on the visual character of the Redevelopment Project Area. Especialiy poor
conditions exist at the two Metra railroad viaducts which serve as the entrance to the business
district from the north and the east. What little new commercial development that has occurred is
incongruous in scale and is auto-oriented, weakening the pedestrian orientation and historic
character of Milwaukee Avenue. The large, CTA intermodal facility located towards the north
end of the Redevelopment Project Area is dominated by bus activity and is not pedestrian-
friendly. It is also poorly integrated with the business district, and looks shabby and

unwelcoming.

The key demographic and market characteristics found in the 1997 “Jefferson Park Business
District Improvement Plan” include the following:

» The current mix of uses lacks retail anchors (exacerbated by the recent closing of a
Woolworth’s) that would give the business district strength and prominence. As a result,
the business district plays a marginal role in terms of meeting the commercial needs of
community residents. The presence of more prominent retail uses would provide a viable
framework for the smaller scale, local businesses which currently dominate the mix of

businesses.
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* Demographic and market conditions reveal income and local population characteristics of
sufficient scale to support a local business district, as outlined in the 1997 “Jefferson Park
Business District Improvement Plan.”

¢  These characteristics include:

k. A popuiation of over 44,000 within the primary trade area (approximate 1 mile
radius);

Median household income of $42,324, reflecting a stable, middle-class community;
Projected retail trade potential of $475 million; and

Significant leakage of local expenditures in many retail categories, based on a
comparison of the projected retail trade potential within the primary trade area to the
existing business inventory.

(384

oW

* The alignment of nearby competing commercial areas is fragmented, and many
expenditures made by local residents take place outside the local nei ghborhood area.
This allows a reasonable opportunity to capture more local expenditures within the
Redevelopment Project Area.

 The visual character of the Redevelopment Project Area is a major weakness. Planning
meetings with the Jefferson Park Chamber of Commerce revealed that many
neighborhood residents shop at attractive suburban retail centers. While the business mix
within the Redevelopment Project Area cannot compete directly with these large retail
centers, exposure to these facilities has made local residents accustomed to attractive
retail settings. The physical setting of the Redevelopment Project Area must be improved
to become competitive and capture a higher proportion of local retail expenditures.

In order to prevent further decline of an important community resource and to encourage private
investment, an effective commercial revitalization program in the Redevelopment Project Area is

required. -

Jefferson Park Redevelopment Project Area- Amendment No. |
Camiros, Ltd.




3. ELIGIBILITY OF THE REDEVELOPMENT PROJECT AREA FOR
DESIGNATION AS A CONSERVATION AREA

The Redevelopment Project Area, which is the subject of this Redevelopment Plan, has declined
significantly over the past several decades and will not regain long-term viability without the
adoption of this Redevelopment Plan. The Redevelopment Project Area has become increasingly
obsolete in terms of ability to sustain a viable level of retail activity, and it no longer serves a
mearungful role in serving area residents. The obsolescence of the Redevelopment Project Area
is a result of outdated development patterns characterized by: -

* buildings that are too small to meet the needs of many modern retailing operations;
* lot sizes and configurations that do not allow for the construction of larger buildings;
* excessive coverage of land that precludes the provision of adequate parking;

* diversity of land ownership that thwarts the assemblage of land needed to develop larger
and more suitable commercial uses, especially anchor-type uses;

» older buildings in need of rehabilitation;
e poor access conditions;

* unaftractive public improvements and infrastructure not up to par with competing retail
areas.

The Redevelopment Project Area on the whole has not been subject to significant growth and
development through investment by private enterprise. Based on present conditions, the
Redevelopment Project Area is not likely to be developed without the adoption of the
Redevelopment Plan. Further decline in the Redevelopment Project Area will occur in the
absence of private-sector investment, and blight with the Redevelopment Project Area would
eventually have a blighting effect on adjacent residential areas. ‘

In September and October 1997, a study was undertaken by Camiros, Ltd. to determine whether
the proposed Redevelopment Project Area is eligible for designation as a conservation area in
accordance with the requirements of the Act. This analysis concluded that the Redevelopment
Project Area so qualifies. The Act first requires that at least 50% of the buildings within the

-

s
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Redevelopment Project Area be at least 35 years old. Eightv-nine percent 189%%) of the buildings
within the Redevelopmen: Project Area are more than 35 years old. :

The following five factors were found to be present to a major extent:

¢ Deleterious land use or layout
Depreciation of physical maintenance
Excessive land coverage

Lack of community planning
Obsolescence

e o o o

The following three factors were found to be present to a minor extent:

¢ Detentoration
* Excessive vacancies N
* Presence of structures below minimum code

The specific basis upon which eligibility for designation as a conservation area was established is
presented in the Jefferson Park Business District Redevelopment Project Area Eligibility Report,
which is presented as Appendix B of this document.

Need for Public Intervention

Redevelopment of property within the Redevelopment Project Area is not expected to occur
without public intervention. The analysis of conditions within the Redevelopment Project Area
included an evaluation of construction activity between January 1993 and September 1997.
Table | summarizes construction activity within the Redevelopment Project Area by year and

project type.

During this five-year period, a total of 33 building permits were issued for property within the
Redevelopment Project Area. However, this level of building permit activity is not necessarily a
sign of economic well-being. A certain leve] of building permit activity occurs merely to address
basic maintenance. With the exception of three permits issued for building expansion and more
significant rehabilitation, building permits within the Redevelopment Project Area were issued
for either general repairs or correction of building code violations. The fact that no building
permits were issued for new construction or for demolition provides more meaningful insight
into the lack of new of investment.

This minimal level of investment illustrates the fundamental problem which threatens to cause
blight within the Redevelopment Project Area: the economic and functional obsolescence of its
commercia! property. This problem is not being resolved thiough private-sector investment. A
healthy level of business activity needed to sustain a viable neighborhood business district can e
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only be restored through the construction of new buildings or rehabilitation of existing buildings.
and developments designed to meet the needs of modern retail activity. -

Construction activity has focused on maintaining existing obsolete buildings, not on the
construction of new buildings or major renovations of existing buildings. Propenty values are
still too high to make significant commercial redevelopment economically viable.

Unfortunately, property values will only decline sufficiently to make such redevelopment
economically viable when continued obsolescence has resulted in reduced reinvestment, deferred
maintenance and the emergence of blight.

The dollar value of most individual construction projects was also very small. The average

vearly construction value over the five-year period was $506,493. In 1993 and 1994, the

This investment in property is very small for commercial property. Most structures in the
Redevelopment Project Area were built in the 1920s and 1930s and need significant
Improvements in building systems and interior Space to serve modern users. The construction
value of a single new 25,000 square foot store ($2.5 million) would likely equal the construction
value of all building permit activity in the Redevelopment Project Area over the last five years
(82,532,465). Clearly, the development needs of the Redevelopment Project Area would not
reasonably be expected to occur without public intervention and the adoption of this
Redevelopment Plan.

Table 1
: )

1993 1994 1995 1996 1997~

Construction Value

New Construction $0 $0 30 $0 30
Additions $600,000 $875,000 S0 50 $0
Alterations/Repairs $151,600 $256,450 $285,900 $238,515 $125,000
Demolition $0 30 $0 30 S0
Total $751,600 $1.131.450 $285,900 $238.515 $125,000

# of Permits Issued

New Construction 0 0 0 0 0
Additions i 2 0 0 0
Alterations/Repairs 7 6 8 8 1
Demolition 0 0 0 0 0
Total 8 8 8 8 1

* 1997 figures include activity through September only
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4. REDEVELOPMENT PLAN GOALS AND OBJECTIVES

The proposed Jefferson Park Business District Redevelopment Plan is consistent with City plans
for the Redevelopment Project Area. The land uses conform to those approved by the Chicago
Plan Commission.

The 1997 “Jefferson Park Business District Improvement Plan” established a series of goals and
objectives to guide decision making for local revitalization. The following goals and objectives,
which were developed through that planning effort, serve as the policy framework for this
Redevelopment Plan. ‘

Community Goals:

* Reduce deleterious conditions.
* Outline a pattern for future land uses and development types.

* Promote new investment in both high quality new development and high quality
rehabilitation/renovation.

* Promote job creation and loca] employment.
* Enhance the tax base of the Redevelopment Project Area.

Redevelopment Objectives:
* Encourage private investment in the Redevelopment Project Area, both in the form of
new development and renovation of existing properties.
* Direct development activities to appropriate locations in accordance with the land use
plan and general land use strategies.
* Encourage rezoning of obsolete designations to facilitate development of underutilized
property for uses with demonstrated market support.

* Provide opportunities for business and commercial development where there is
demonstrated market support, with an emphasis on bringing in recognized national and

regional uses.

Jefferson Park Redevelopment Project Area- A mendmen: No. |
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Urban

Encourage increased use of the Redevelopment Project Area by pedestrians, while aiso
improving vehicular circulation along and around the Milwaukee Avenue corridor.

Improve parking to support a higher level of business activity while remaining sensitive
to the district’s pedestrian orientation.

and Streetscape Design Objectives:

Enhance visual character through the application of unified design standards and
guidelines for new developments, building rehabilitation, and streetscape improvements.

Enhance the appearance and function of the existing intermodal public transit facility,
including improved facilities for automobile drop-off and pick-up.

Improve and coordinate the facade treatments of existing, older commercial properties
along Milwaukee Avenue.

Emphasize the core of the Redevelopment Project Area (along Milwaukee Avenue
between Lawrence Avenue and Gale Street) through prominent aesthetic improvements.

Emphasize the “gateways” into the Redevelopment Project Area with viaduct
improvements and urban design elements. *

Add greenery throughout as part of comprehensive infrastructure and streetscape
improvements.

Incorporate pedestrian amenities such as sitting areas, attractive bus shelters, landscaping
and omamental lighting throughout.

Jefferson Park Redevelopment Project Area- Amendment No. |
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5. REDEVELOPMENT PLAN

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

1.

Assembling sites for redevelopment through appropriate land assembly techniques. The
City may determine that it is necessary to participate in property acquisition, including
condemnation, or may use other means to induce transfer of such property to a private
developer.

Providing relocation assistance as needed as part of the City’s property acquisition
activities within the Redevelopment Project Area.

Providing public improvements and facilities which may inciude, but are not limited to
utilities, street closures, transit improvements, signalization, parking and surface right-of-
way improvements, and streetscape enhancements.

Entening into redevelopment agreements for the rehabilitation or construction of
allowable private improvements in accordance with the Redevelopment Plan.

Providing job training and job readiness programs that meet employers’ hiring needs, as
allowed under the Act, by working with employers, local community organizations and

residents.

Incurring costs or reimbursing developers for other eligible redevelopment project costs
as provided in the Act in implementing the Redevelopment Plan.
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6. REDEVELOPMENT PROJECT DESCRIPTION

The Redevelopment Plan seeks to create a strong, active and diverse business district. The
Redevelopment Project Area’s vitality is based on a series of factors including the infusion of
new businesses through redevelopment, enhanced existing local businesses, increased parking
and reduced congestion, and an attractive physical setting that Incorporates streetscape
improvements and facade renovation.

Based on the 1997 "Jefferson Park Business District Improvement Plan," this Redevelopment
Plan recognizes that some existing buildings will need to be removed to attract new uses and new
investment, while in other areas, enhancing local business activity in existing older buildings
must be emphasized. Policies will be established that stress building renovation, parking
improvements and business district management. A broad program of aesthetic enhancement
will consist of a comprehensive program of streetscape improvements, widespread facade
renovations and aesthetically compatible new development. The Redevelopment Plan
components will create the quality environment required to sustain shopping activity in a
competitive retail market.

Physical improvements to the Redevelopment Project Area are seen as a critical component of its
overall improvement. Over the course of time, the Redevelopment Project Area has become
obsolete in its physical layout and appearance. This obsolescence takes several forms. Older
commercial buildings are no longer of a size and shape suitable for many types of current retail
use. New buildings are needed to support vital new uses while existing buildings to be retained
will require renovation. The Redevelopment Project Area also lacks adequate parking to support
a higher level of business activity, and significant physical changes are needed to address this

situation.

The poor overail appearance of the Redevelopment Project Area is a problem related to
obsolescence. Part of this problem stems from neglect; property within the Redevelopment
Project Area has not received the kind of reinvestment needed to keep the Redevelopment
Project Area attractive to shoppers. Building facade renovation of a significant nature is needed
throughout the Redevelopment Project Area. Improvements to the public right-of-ways are also
needed, including a comprehensive streetscape program to help provide an attractive pedestrian

shopping environment.
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amic?pated as a result of implementing the proposed Redevelopment Plan are outlined below and
are discussed in more detail in the 1997 “Jefferson Park Business District Improvements Plan ™

New Development: New development is a major element of business district revitalization and
will be needed at key locations in the Redevelopment Project Area to allow for development of
retail anchors. Key new development projects are expected to include redevelopment of the CTA
transit facility into a mixed development containing transit-oriented commercia) space and new
commercial development near the intersection of Milwaukee and Lawrence Avenues.

New Parking Facilities: New surface parking lots are needed to provide adequate parking for
business district activities. This is particularly important for areas of older buildings that will not
be subject to redevelopment and will need parking to strengthen existing businesses. It is

Public Improvements: Improvements to public infrastructure and facilities are needed to
complement and attract private sector investment. Infrastructure improvements would include:

* intersection improvements to improve traffic flow
* public transit improvements

® streetscape enhancement
* creating attractive “gateways” into the business district

Locations of specific uses or public infrastructure improvements may vary from the projects
outlined above as a result of more detajled land planning and site design activities. Such
variations are permitted without amendment of this Redevelopment Plan as long as they are
consistent with the Redevelopment Plan goals and objectives and the land uses approved by the
Chicago Plan Commission. Market-based redevelopment proposals should be evaluated on a
case-by-case basis as they arise to determine their conformance with the established
Redevelopment Plan goals and objectives.
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Development Strategies/Redevelopment Activities

In order to stimulate private investment in the Redevelopment Project Area, the following
activities and actions may be undertaken.

Site Assembly

To meet the goals and objectives of this Redevelopment Plan, parcels of land suitable for new
development must be assembled. Over the course of the twenty-three year life of the
Redevelopment Project Area, it is expected that that bulk of land acquisition and assembly will
be performed by the private sector. Where land critical for new development cannot be acquired
on the open market by the private sector, it may be deemed necessary for the C 1ty to acquire and
assemble property in the Redevelopment Project Area.

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 purpose of (a) sale, lease or
conveyance to private developers, or (b) sale, lease, conveyance or dedication for the
construction of public improvements or facilities. F urthermore, the City may require written
redevelopment 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, inciuding the exercise
of the power of eminent domain, under the Act in 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 C ity 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.

Analysis, Professional Services and Administrative Activities

The City rﬁay undertake or engage professional consultants, engineers, architects, attorneys, and
others to conduct various analyses, studies, administrative or legal services to establish,
implement and manage this Redevelopment Plan.

Provision of Public Improvements and Facilities

Adequate public improvements and facilities may be provided to service the entire
Redevelopment Project Area. Public improvements and facilities may include, but are not limited
to street closures to facilitate assembly of development sites, upgrading streets, si gnalization
improvements, provision of streetscape amenities, parking improvements and utility

improvements.
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Relocation Costs

Relocation assistance may be provided in order to facilitate redevelopment of portions of the
Redevelopment Project Area. and to meet other City objectives for the Redevelopment Project
Area.

Job Readiness/Training

To the extent allowable under the Act, job training costs may be directed toward training
activities designed to enhance the competitive advantages of the area and to attract additional
employers to the Redevelopment Project Area who will provide jobs for Chicago residents.

A job readiness/training program is a component of the Redevelopment Plan. The City expects
to take an aggressive approach toward hiring from the community and set standards for
redevelopment that maximize Job opportunities for Chicago residents.

Redevelopment Agreements

Terms of redevelopment as part of this redevelopment project may be incorporated in appropriate
redevelopment agreements. For example, the City may agree to reimburse a redeveloper for
incurring certain eligible redevelopment project costs under the Act. Such agreements may
contain specific development controls as allowed by the Act.

The City requires that developers who receive TIF assistance for market rate housing set aside
20% of the units (or commit to an alternative affordable housing option pursuant to Department
of Housing Guidelines) to meet affordability criteria established by the City’s Departments of
Housing and Planning and Development. Generally, this means the affordable for-sale units
should be priced at a level that is affordable to persons earning no more than 120% of the area
median income, and affordable rental units should be affordable to persons earning no more than
80% of the area median income.

Financing Costs Pursuant to the Act

Interest on any obligations issued under the Act accruing during the estimated period of
construction of the redevelopment project and other financing costs may be paid from the
incremental tax revenues pursuant to the provisions of the Act.

Interest Costs Pursuant to the Act

Pursuant to the Act, the City may allocate a portion of the incremental tax revenues to pay or
reimburse redevelopers for interest costs incurred in connection with redevelopment activities in
order to enhance the redevelopment potential of the Redevelopment Project Area.
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7. GENERAL LAND USE PLAN AND MAP

The land uses proposed in the Redevelopment Project Area conform to the land uses approved bv
the Chicago Plan Commissjon,

Figure 4, e , 1dentifies’land uses expected to result from implementation of
the Redevelopment Plan in the Redevelopment Project Area. The land use Ccategories planned
for the Redevelopment Project Area are: 1) commercial; 2) mixed use (commercial and public);
3) mixed use (commercia] and residential); 4) residential; and 5) public/semi-public. The
General Land Use Plan is intended to provide a guide for future land use Improvements and
developments within the Redevelopment Project Area, and focuses on improving and expanding
the range of commercial land uses within the proposed core of the retail area and an appropriate
mix of uses far areas peripheral to the core area. The distribution of these proposed uses within
the Redevelopment Project Area is outlined bejow.

Commercial: Proposed commercial use is located within the proposed retail core area
around the Lawrence and Milwaukee Avenue intersection, and extending northward to the

Milwaukee Avenue bndge over the Kennedy Expressway.
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Residential: Land under this category consists of an existing residential parcel on the west
side of Milwaukee Avenue south of the Kennedy Expressway. :

Public/Semi-Public: Land under this category consist of existing park land at Wilson and
Jefferson Park. Also included is land for an expanded Veterans Square Plaza at the corner
- of Higgins and Milwaukee Avenue, which would serve as the focal point for the business

district and outdoor community event facihity.

The land use strategies formulated are intended to direct development toward the most
appropriate land use pattern in each area and enhance the overall development of the
Redevelopment Project Area in accordance with the goals and objectives of the Redevelopment
Plan. Locations of specific uses or public infrastructure improvements may vary from the
General Land Use Plan as a result of more detailed planning and site design activities. Such
variations are permitted without amendment of this Redevelopment Plan as long as they are
consistent with the Redevelopment Plan goal$ and objectives and the land uses and zoning
approved by the Chicago Plan Commission.

The Redevelopment Plan seeks to create a strong, active and diverse business district, providing
an attractive pedestrian shopping experience that is also convenient to vehicular oriented
shopping demand. The Redevelopment Project Area’s vitality is based on a series of factors
including the infusion of new businesses through redevelopment, enhanced existing local
businesses, increased parking and reduced congestion, and an attractive physical setting
incorporating streetscape and facade renovations. The focal point envisioned within the
‘Redévelopment Projeéct Area is an enhanced and expanded Veterans Square Plaza, linked to -
major retail redevelopment proposed on the current CTA bus terminal site. This redevelopment
would capitalize on the retail potential of the transit facility, while improving its function and
better integrating it with the adjacent commercial corridor.

e i IR L
it A
T L TR

Jefferson Park Redevelopment Project Area- Amendment No. |
Camuros, Lid.




:'\":{ =i e T d : 3 5 ot

’ i.' =, TS IBET & w0 § o ma T
£ 7% Delbmant: cortm oG] o O mto g i~
Rl e W=
sns.-—‘g TOITI00s S0P 0 36005 Cgmaﬁc g
1S FE g %
_‘&ggg}g G0 ooy lhm:x:nﬂmrxznm h:ﬂ:ammmn aps @%cncm" 2

‘!f.

Bccnamrs- ﬂbm@wﬁwgg znuﬂmmg
0 e 9 EEEM_

__r.. : {_7;._ i}l mcmmc'cm]}:m

= L_\w z@_c_sn__g@
“ﬁ%z Tj05 DCGma fﬂ!ﬁ"‘““n m

: | "'fz"f.-."."?.‘ =,;~;;;j;g Emm :

[HER

I

&
_%,_

A '{"_?.m[:n‘- . - “-m"-l iy .
QAT ‘\,__"“"""‘-'5‘ <

f. nw.

! Dampuufn ‘/

D N0 oo To
‘ lrlu " lrulsrL

lllllllll"l"lll"l ‘II'"“'!" ":

N. CENTRAL AVENUE

iz
}

?

LEGEND - 2 -
PROSICT BOUNDARY - -

COMMERCIAL
3, Rk T NP o ‘@
24 A P $ ~

[TTTTT] MKED USE (COMSERCIAL & PUSUC)
CW B s R e

R 121D U3 COMMERCIAL & RESISOMAL) ,
FIGURE 4 AESORNTIAL
GENERAL LAND USE PLAN —_
JEFFZASON PARK
BUSINESS DISTRICT REDEVELOPMENT PROJECT AREA ' § -

AMENDMENT NO. ¢



7 biildings and fixtures;

8. REDEVELOPMENT PLAN FINANCING

Tax increment financing is an economic development tool designed to facilitate the
redevelopment of bli ghted areas and to arrest decline in areas that may become blighted without
public intervention. It is expected that tax increment financing will be an important means,
although not necessarily the only means of financing improvements and providing development

incentives in the Redevelopment Project Area throughout its twenty-three year life.

Tax increment financing can only be used when private investment would not reasonably be -
expected to occur without public assistance. The Act sets forth the range of public assistance
that may be provided.

It is anticipated that expenditures for redevelopment project costs will be carefully staged in a
reasonable and proportional basis to coincide with expenditures for redevelopment by private
developers and the projected availability of tax increment revenues.

Eligible Project Costs

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

1. Professional services including: costs of studies and surveys, development plans and
specifications, implementation and administration of the Redevelopment Pian including
but not limited to staff and professional service costs, and including but not limited to
architectural, engineering, legal, marketing, financial, planning or other special services,
provided however, that no charges for professional services may be based on a
percentage of the tax increment collected,

2. Property assembly costs, including but not limited to acquisition of land and other
property, real or personal, or rights or interests therein, demolition of buildings,
reimbursement of acquisition costs incurred by private developers, and the clearing and
grading of land;

3. Costs of rehabilitation, reconstruction, repair or remodeling of existing public or private

S
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9.
10.

Costs of the construction of public works or improvements:

Costs of job training and retraining projects, 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
as provided in the Act;

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 under the Act 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 Redevelopment Plan,
to the extent the City, by written agreement, accepts and approves such costs:
Relocation costs to the extent that the C ity determines that relocation costs shall be paid
or that the City is required to make payment of relocation costs by state or federal law;

Payment in lieu of taxes;
Interest costs incurred by a developer related to site-specific redevelopment as provided
in the Act.

The cost of constructing new privately-owned buildings is not an eligible redevelopment project
cost, unless specifically authorized by the Act.

Estimated Project Costs

A range of activities and improvements may be required to implement the Redevelopment Plan.
The proposed eligible activities and their estimated costs over the course of the twenty-three year
life of the Redevelopment Project Area are briefly described below and also shown in Table 2.

1.

 clearance required to prepare sites for new dev

Professional services including: planning, legal, surveys, fees and other related
development costs. This budget element provides for studies and survey costs for
planning and implementation of the project, including planning and legal fees,
architectural and engineering, marketing, financial and special service costs. (Estimated
cost. §900,000)

Property assembly costs, including acquisition of land and other property, real or
personal or rights or interests therein, and other appropriate and eligible costs needed to
prepare the property for redevelopment. These costs may include the reimbursement of
acquisition costs incurred by private developers. Land acquisition may include
acquisition of both improved and vacant property in order to create development sites,

accommodate public rights-of-way or to provide other public facilities needed to achieve

goals and objectives of this redevelopment plan. Property assembly costs also include:
demolition of existing improvements, including clearance of blighted properties or
elopment, site preparation, inciuding _
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grading, and other appropriate and eligible site activities needed to facilitate new
construction; and environmental clean up costs associated with property assembly which
are required to render the property suitable for redevelopment. (Estimated cost:
$15,500,000)

3. Rehabilitation, reconstruction, repair or remodeling of existing public or private
- buildings and fixtures. (Estimated cost: $9,250, 000)

4. Construction of public improvements, infrastructure and facilitjes. These improvements
are intended to improve access within the Redevelopment Project Area, stimulate private
investment, and address other identified public improvement needs. (Estimated cost-
$18.750,000)

5. Costs of job training and retraining projects, advanced vocational education or career
education as provided for in the Act. (Estimated cost: 31,000, 000)

6. Relocation costs as Judged by the City to be appropriate or required to further
implementation of the Redevelopmqnt Plan. (Estimated cost: § 750,000)

7. Interest costs associated with redevelopment project financing, pursuant to the
provisions of the Act. (Estimated cost: §1,850,000)

Program Action/Improvement Budget
Planning, Legal, Surveys and Related

Development Costs $£900,000
Property Assembly $15,500,000
Rehabilitation $9,250,000
Public Improvements $18,750,000 (1)
Job Training and Retraining $1,000,000
Relocation $750,000
Interest Costs $1,850,000
TOTAL $48,000,000 (2 (3

(1) This category may also include reimbursing capital costs of taxing districts tmpacted by the redevelopment of the
Project Area. As permitted by the Act, the City may pay, or reimburse all, or a portion of the Board of Education's
and the Park District’s capital costs resulting from the Redevelopment Project pursuant 10 a written agreement by the
City accepting and approving such costs.

(2) The total Estimated Redevelopmen: Project Costs exclude any additional financing costs, including anv interest

permitted under the Act to be paid, and are paid, Jrom incremental property laxes generated in the Project Area, but
will not be reduced by the amount of redevelopment project costs incurred in the Redevelopment Project Area which
are paid from incrementaol taxes generated from contiguous redevelopment project areas.

13) The total Estimated Redevelopment Project Costs provides an upper limit on expenditures and adjustments may be
made in line items without amendment 10 this Redevelopment Plzr.
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The estimated gross eligible project cost over the twenty-three year period is $48,000,000. All -
project cost estimates are in 1998 dollars.

Any bonds issued to finance portions of the project may include an amount of proceeds sufficient
to pay customary and reasonable charges associated with issuance of such obligations as well as
to provide for capitalized interest and reasonably required reserves. The total project cost figure
excludes any costs for the issuance of bonds. Adjustments to estimated line items, which are
upper estimates for these costs, are expected and may be made without amendment to the
Redevelopment Plan.

Sources of Funds

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

The tax increment revenue which will be used to fund tax increment obligations and
redevelopment project costs shall be the incremental real property taxes. 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, 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 City
may from time to time deem appropriate. The City may incur redevelopment project costs which
are paid for from funds of the City other than incremental taxes, and the City may then be
reimbursed for such costs from incremental taxes.

The Redevelopment Project Area may become contiguous to, or be separated only by a public
right-of-way from, other redevelopment project areas. If the City finds that the goals, objectives
and financial success of such contiguous redevelopment project areas or those separated only by
a public right-of-way are interdependent with those of the Redevelopment Project Area, the City
may determine that it is in the best interests of the City and in furtherance of the purposes of the
Redevelopment Plan that net revenues from the Redevelopment Project Area be made available
to support any such redevelopment project areas and vice versa. The City therefore proposes to
utilize net incremental revenues received from the Redevelopment Project Area to pay eligible
redevelopment project costs in any such areas and vice versa. Such revenues may be transferred
or loaned between the Redevelopment Project Area and such areas. The amount of revenue from
the Redevelopment Project Area made available to support other redevelopment project areas as
described above, when added to all amounts used to pay eligible redevelopment project costs
within the Redevelopment Project Area or other areas, shall not at any time exceed the total

‘redevelopment project costs described in Table3above. .. D
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Development of the Redevelopment Project Area would not be reasonably expected to occur
without the use of the incremental revenues provided by the Act. Redevelopment project costs
include those eligible project costs set forth in the Act. Tax increment financing or other public
sources will be used only to the extent needed 10 secure commitments for private redevelopment
activity.

Nature and Term of Obligations to be Issued

The City may issue obligations secured by the tax increment special tax allocation fund
established for the Redevelopment Project Area pursuant to the Act or such other funds or
security as are available to the City by virtue of its powers pursuant to the Illinois State
Constitution and are available under the Act.

All obligations issued by the City in order to implement this Redevelopment Plan shall be retired
within twenty-three (23) years from the adoption of the ordinance approving the original
Redevelopment Project Area. The final maturity date of any such obligations which are issued
may not be later than twenty (20) years from their respective dates of issuance. One or more
series of obligations may be sold at one or more times in order to implement this Redevelopment
Plan. The City may also issue obligations to a developer as reimbursement for project costs
incurred by the developer on behalf of the City.

Revenues shall be used for the scheduled and/or early retirement of obligations, and for reserves,
bond sinking funds and redevelopment project costs, and, to the extent that the rea] 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

As of the 1997 tax year, the total equalized assessed valuation (EAV) for property within the
Redevelopment Project Area is $25,004,028. This shall serve as the “initial equalized assessed
valuation™ for the Redevelopment Project Area. The EAV for each of the parcels contained
within the Redevelopment Project Area is presented in Appendix C.

The initial equalized assessed valuation is subject to final determination and verification by the
Cook County Assessor. After verification, the correct figure shall be certified by the County
Clerk of Cook County, Illinois. This Redevelopment Plan has utilized EAV values for the 1996

tax year.
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Anticipated Equalized Assessed Valuation

Once the project has been completed and the property is fully assessed. the equalized assessed
valuation of real property within the Redevelopment Project Area is estimated at $61,000,000.
This esumate has been calculated assuming that the Redevelopment Project Area will be
developed in accordance with the General Land Use Plan described in Figure 4 of this
Redevelopment Plan. .

The estimated EAV assumes that the assessed value of property within the Redevelopment
Project Area will increase substantially as a result of new development within the
Redevelopment Project Area.

Calculation of the projected EAV is based on several other assumptions, including: 1)
redevelopment of the Jefferson Park Business District Redevelopment Project Area will occur in
a timely manner; and 2) the application of a State Multiplier of 2.1240 to the projected assessed
value of property within the Redevelopment Project Area; and 3) an annual inflation rate of 3%.
The projected State Multiplier was calculated by averaging the State Multipliers for Cook
County for the most recent five year period (1992-1996).

Financial Impact on Taxing Districts

In 1994, the Act was amended to require an assessment of any financial impact of the
Redevelopment Project Area on or any increased demand for services from any taxing district
affected by the Redevelopment Plan and a description of any program to address such financial
impacts or increased demand. The City intends to monitor development in the areas and with the
cooperation of the other affected taxing districts will attempt to ensure that any increased needs
are addressed in connection with any particular development.

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

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

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

acquisition, restoration and management of lands for the purpose cf protecting and preserving
open space in the City and County for the education, pleasure and recreation of the public.

Metropolitan Water Reclamation District of Greater Chicago. The Water Reclamation

District provides the main trunk lines for the collection of waste water from cities, villages
and towns, and for the treatment and disposal thereof.

Chicago Community College District 508. The Community College District is a unit of the
State of Illinois’ system of public community colleges, whose cbjective is to meet the
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educational needs of residents of the City and other students seeking higher education
programs and services.

Board ‘of Education of the Citv of Chicago. General responsibilities of the Board of
Education include the provision, maintenance and operations of educational facilities and the
provision of educational services for kindergarten through twelfth grade.

Chicago Park District. The Park District is responsible for the provision, maintenance and
operation of park and recreational facilities throughout the City and for the provision of

recreation programs.

chool Finance Authority. The Authority was created in 1980 to exercise oversight
and control over the financial affairs of the Board of Education.

Citv of Chicago. The City is responsible for the provision of a wide range of municipal
services, including: police and fire protection; capital improvements and maintenance; water
supply and distribution; sanitation service; building, housing and zoning codes, etc. The City
also administers the City of Chicago Library Fund, formerly a separate taxing district from
the City.

The proposed revitalization of the Redevelopment Project Area may generate an increased
demand for services and/or capital improvements to be provided by the Metropolitan Water
Reclamation District, the City of Chicago, the Board of Education, the Chicago Park District and
the Chicago Community College District 508. The estimated nature of these increased demands
for services on these taxing districts are described below.

t itan Water ) istn icago. The proposed revitalization
and redevelopment proposed may cause increased demand for the services and/or capital
improvements provided by the Metropolitan Water Reclamation District.

City of Chicago. The proposed revitalization and redevelopment proposed may increase the
demand for services and programs provided by the City, including police protection, fire
protection, sanitary collection, recycling, etc.

T jon ' i . The possible addition of new households with
school-aged children to the Redevelopment Project Area may increase the demand for
services and programs provided by the Board of Education.

Chicago Park District. The potential addition of new households to the Redevelopment
Project Area may increase the demand for services and programs provided by the Chicago

Park District. Two parks, Jefferson Park and Wilson Park, are located within the
Redevelopment Project Area, and could be affected by proposed development.

Chicago Community College District 508. The proposed revitalization and redevelopment

- ...~ proposed may.increase the -demand for services and.-programs provided‘ by the Community ...
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-~ districts'to determine what, if any, program is necessary to-provide adequate services.

¢

College District. Given the geographic dispersion of the student population of city colleges.

however, any impact created by this Redevelopment Project Area would likely be very

minimal.

Redevelopment of the Redevelopment Project Area may result in changes to the leve] of required
public services. The required level of these public services wil depend upon the uses that are
ultimately included within the Redevelopment Project Area. Although the specific nature and
timing of the private investment expected to be attracted to the Redevelopment Project Area
cannot be precisely quantified at this time, a general assessment of financial impact can be made
based upon the level of development and timing anticipated by the proposed Redevelopment
Plan.

When completed, developments in the Redevelopment Project Area will generate property tax
revenues for all taxing districts. Other revenues may also accrue to the City in the form of sales
tax, business fees and licenses, and utility user fees. The costs of some services such as water and
sewer service, building inspections, etc. are' typically covered by user charges. However, others
are not and should be subtracted from the estimate of property tax revenues to assess the net
financial impact of the Redevelopment Plan on the affected taxing districts.

For most of the taxing districts levying taxes on property within the Redevelopment Project
Area, increased service demands are expected to be negligible because they are already serving
the Redevelopment Project Area. Upon completion of the Redevelopment Plan, al taxing
districts are expected to share the benefits of a substantially improved tax base. However, prior to
the completion of the Redevelopment Plan, certain taxing districts may experience an increased
demand fur services.

Facilities owned and operated by other taxing districts within the Redevelopment Project Area
include Jefferson Park and Wilson Park. The Redevelopment Plan is not expected to affect
service costs for these parks as a result of any currently anticipated redevelopment projects. To
the extent that tax revenues within the Redevelopment Project allow, funds for Improvement to
these facilities may be made available from the public improvements portion of the
Redevelopment Plan budget.

Two City operated facilities, a Chicago Police Department facility at Gale Street and Lester
Avenue and a Streets and Sanitation Department facility at Ainslie Street and Lipps Avenue, are
both expected to be relocated outside the Redevelopment Project Area to better serve the larger
community. These two currently tax-exempt properties are expected to be returned to taxable
status as private sector redevelopment sites.

[t 1s expected that any increase in demand for the services and programs of the aforementioned
taxing districts associated with the Redevelopment Project Area can be adequately handled by
the existing services and programs maintained by these taxing districts. Therefore, at this time,
no special programs are proposed for these taxing districts. Should demand increase so that it
exceeds existing service and program capabilities, the City will work with the affected taxing

LR
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Completion of the Redevelopment Project and Retirement of Obligations to Finance
Redevelopment Project Costs

- This Redevelopment Plan will be completed, including the retirement of any obligations issued
to finance improvements, on or before a date twenty-three (23) years from the adoption of the
ordinance designating the Redevelopment Project Area. Improvements will be phased and
scheduled to facilitate redevelopment of the Redevelopment Project Area in accordance with the
Redevelopment Plan.
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9. PROVISIONS FOR AMENDING THE REDEVELOPMENT PLAN

This Redevelopment Plan may be amended pursuant to the provisions of the Act.

Jefferson Park Redevelopment Project Area- Amendment No. |
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10. CITY OF CHICAGO COMMITMENT TO FAIR EMPLOYMENT PRACTICES
AND AFFIRMATIVE ACTION

As part of any Redevelopment Agreement entered into by the City and the private developer,
both will agree to establish and implement an affimative action program that serves appropriate

With respect to this Redevelopment Plan, the City is committed to and will affirmatively
implement the assurance of equal opportunity in all personnel and employment actions, 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.

Anyone involved with employment or contracting activities in connection with this
Redevelopment Plan will be responsible for conformance with this policy and the compliance
requirements of applicable state and federal regulations.

The City and the private developers involved in the implementation of this Redevelopment Plan
will adopt a policy of equal employment opportunity and will include or require the inclusion of
this statement in all contracts and subcontracts at any level for the project being undertaken in the
Redevelopment Project Area. Any public/private partnership established for the development
project in the Redevelopment Project Area will seek to ensure and maintain a working
environment free of harassment, intimidation, and coercion at all sites, and in all facilities at
which employees are assigned to work. It shall be specifically ensured that all on-site supervisory
personnel are aware of and carry out the obligation to maintain such a working environment,
with specific attention to minority and/or female individuals. The partnership will utilize
affirmative action to ensure that business opportunities are provided and that job applicants are
employed and treated in a nondiscriminatory manner.
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APPENDIX A

JEFFERSON PARK BUSINESS DISTRICT
REDEVELOPMENT PROJECT AREA
AMENDMENT NO. 1

LEGAL DESCRIPTION

BEGINNING AT THE POINT OF INTERSECTION OF THE CENTERLINE OF
MILWAUKEE AVE. WITH THE CENTERLINE OF W.MONTROSE AVE.:

THENCE WEST ALONG SAID CENTERLINE OF W. MONTROSE AVE. TO THE
SOUTHEASTERLY EXTENSION OF THE NORTHEASTERLY LINE OF LOTS 12 AND 13
IN THE SUBDIVISION OF PART OF BLOCK 2 OF DYMOND’S SUBDIVISION LYING IN
THE WEST HALF OF THE NORTHEAST QUARTER OF SECTION 16, TOWNSHIP 40
NORTH RANGE 13 EAST OF THE THIRD PRINCIPAL MERIDIAN, SAID
NORTHEASTERLY LINE OF LOTS 12 AND 13 BEING ALSO THE SOUTHWESTERLY
LINE OF THE ALLEY SOUTHWESTERLY OF MILWAUKEE AVE.;

W. AGATITE AVE..

THENCE WEST ALONG SAID SOUTH LINE OF W. AGATITE AVE. TO THE
SOUTHEASTERLY EXTENSION OF THE NORTHEASTERLY LINE OF LOT 12 IN
BLOCK 1 IN IRVING PARK HOMES BLDG. CO.S SUBDIVISION NO. 3, SAID
NORTHEASTERLY LINE OF LOT 12 BEING ALSO THE SOUTHWESTERLY LINE OF
THE ALLEY SOUTHWESTERLY OF MILWAUKEE AVE,;

THENCE NORTHWESTERLY ALONG SAID SOUTHEASTERLY EXTENSION
AND THE SOUTHWESTERLY LINE OF SAID ALLEY SOUTHWESTERLY OF
MILWAUKEE AVE. AND NORTHERLY ALONG THE WEST LINE OF SAID ALLEY TO
THE SOUTH LINE OF W. SUNNYSIDE AVE.;

THENCE WEST ALONG SAID SOUTH LINE OF W. SUNNYSIDE AVE. TO THE
SOUTHEASTERLY EXTENSION OF THE NORTHEASTERLY LINE OF LOT 2 IN THE
RESUBDIVISION OF LOT 1 IN BLOCK 8 IN ROBERT'S MILWAUKEE AVE.
SUBDIVISION OF LOTS 5 AND 10 OF THE SUBDIVISION OF THAT PART OF LOT 5 IN
THE SCHOOL TRUSTEE'S SUBDIVISION LYING WEST OF MILWAUKEE AVE., SAID
NORTHEASTERLY LINE OF LOT 2 BEING ALSO THE SOUTHWESTERLY LINE OF

- - THE ALLEY SOUTHWEST OF MILWAUKEE AVE.; s
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THENCE NORTHWESTERLY ALONG SAID SOUTHEASTERLY EXTENSION
AND SOUTHWESTERLY LINE OF SAID ALLEY SOUTHWEST OF MILWAUKEE AVE.
TO SOUTHWESTERLY EXTENSION OF THE SOUTHEASTERLY LINE OF LOT 7IN THE
SUBDIVISION OF (EXCEPT THE NORTH 1.5 RODS AND THE SOUTH 4 RODS) THAT
PART WEST OF MILWAUKEE AVE. OF LOT 5 OF THE SCHOOL TRUSTEES
SUBDIVISION IN SECTION 16, TOWNSHIP 40 NORTH, RANGE 13 EAST OF THE THIRD
PRINCIPAL MERIDIAN:

THENCE NORTHEASTERLY ALONG SAID SOUTHWESTERLY EXTENSION
AND ALONG THE SOUTHEASTERLY LINE OF SAID LOT 7 IN THE SUBDIVISION OF
(EXCEPT THE NORTH 1.5 RODS AND THE SOUTH 4 RODS) THAT PART WEST OF
MILWAUKEE AVE. OF LOT 5 OF THE SCHOOL TRUSTEES SUBDIVISION TO THE
SOUTHWESTERLY LINE OF MILWAUKEE AVE.;

LOT I INBLOCK 8 IN ROBERT'S MILWAUKEE AVE. SUBDIVISION OF LOTS 5 AND 10
OF THE SUBDIVISION OF THAT PART OF LOT 5 IN THE SCHOOL TRUSTEE'S
SUBDIVISION LYING WEST OF MILWAUKEE AVE.;

THENCE NORTHWESTERLY ALONG SAID NORTHEASTERLY LINE OF LOT 2
IN THE RESUBDIVISION OF LOT 1 IN BLOCK 8 IN ROBERT'S MILWAUKEE AVE.
SUBDIVISION OF LOTS 5 AND 10 OF THE SUBDIVISION OF THAT PART OF LOT5IN
THE SCHOOL TRUSTEE'S SUBDIVISION LYING WEST OF MILWAUKEE AVE. TO THE

SOUTHEASTERLY LINE OF W. WINDSOR AVE,;

THENCE NORTHWEST ALONG A STRAIGHT LINE TO A POINT ON THE
NORTHWESTERLY LINE OF W. WINDSOR AVE. WHICH IS 133.4 FEET SOUTHWEST

THENCE NORTHWESTERLY ALONG A LINE 133.4 FEET SOUTHWEST OF AND
PARALLEL WITH THE SOUTHWESTERLY LINE OF MILWAUKEE AVE. TO A LINE 100

FEET NORTHWESTERLY OF AND PARALLEL WITH THE AFORESAID
- - NORTHWESTERLY LINE OF W. WINDSORAVE,; = e ey
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THENCE NORTHEASTERLY ALONG SAID LINE 100 FEET NORTHWESTERL Y
OF AND PARALLEL WITH THE NORTHWESTERLY LINE OF W. WINDSOR AVE. TO
THE SOUTHWESTERL Y LINE OF MILWAUKEE AVE;

THENCE WEST ALONG SAID NORTH LINE OF LOT | TO THE WESTERLY
LINE OF SAID LOT 1; '

THENCE SOUTHERLY ALONG SAID WESTERLY LINE OF SAID LOT 1 TO THE
SOUTH LINE OF LOT 9 IN BLOCK 1 IN ROBERT'S MILWAUKEE AVE. SUBDIVISION
OF LOTS 5 AND 10 IN THE SUBDIVISION OF PART LOT 5 IN SCHOOL TRUSTEE'S
SUBDIVISION WEST OF MILWAUKEE AVE., EXCEPT THE NORTH 1 % RODS AND
THE SOUTH FOUR RODS THEREOF;

THENCE WEST ALONG SAID SOUTH LINE OF LOT 9 IN BLOCK 1 IN ROBERT'S
MILWAUKEE AVE. SUBDIVISION TO THE WEST LINE OF SAID LOT 9; ‘

THENCE NORTH ALONG SAID WEST LINE OF LOT 9 TO THE NORTH LINE OF
SAID LOT 9, BEING ALSO THE NORTH LINE OF THE SOUTH HALF OF THE EAST
EALF OF THE NORTHWEST QUARTER OF SECTION 16, TCWNSHIP 40 NORTH,
RANGE 13 EAST OF THE THIRD PRINCIPAL MERIDIAN:

THENCE WEST ALONG SAID NORTH LINE OF THE SOUTH HALF OF THE
EAST HALF OF THE NORTHWEST QUARTER OF SECTION 16, TOWNSHIP 40 NORTH,
RANGE 13 EAST OF THE THIRD PRINCIPAL MERIDIAN TO THE SOUTHERLY

THENCE NORTHERLY ALONG SAID SOUTHERLY EXTENSION AND ALONG
SAID EASTERLY LINE OF LOT 49 AND THE NORTHERLY EXTENSION THEREOF
AND ALONG THE EASTERLY LINE OF LOT 48 IN SAID JEFFERSON PARK WEST AND

- "7 THENCE EAST ALONG SAID NORTH LINE OF THE ALLEY SOUTH OF LEEAND
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AVE. TO THE WESTERLY LINE OF MILWAUKEE AVE.;

THENCE NORTHWESTERLY ALONG SAID WESTERLY LINE OF MILWAUKEE
AVE. TO THE SOUTH LINE OF LELAND AVE;

THENCE WEST ALONG SAID SOUTH LINE OF LELAND AVE. TO THE
SOUTHERLY EXTENSION OF THE EAST LINE OF LOT 22 IN SAID STEVENS
SUBDIVISION OF JEFFERSON PARK, SAID EAST LINE OF LOT 22 BEING THE WEST
LINE OF THE ALLEY WEST OF MILWAUKEE AVE.;

BLOCK 50 IN THE VILLAGE OF JEFFERSON IN SECTIONS 8,9, AND 16, TOWNSHIP 40
NORTH, RANGE 13 EAST OF THE THIRD PRINCIPAL MERIDIAN;

THENCE NORTHEASTERLY ALONG SAID SOUTHWESTERLY EXTENSION
AND ALONG THE SOUTHERLY LINE OF SAID LOT 1 IN ROBERT’S HOMESTEAD
ADDITION TO JEFFERSON A DISTANCE OF 166 FEET;

THENCE WESTERLY ALONG SAID SOUTHERLY LINE OF W. GIDDINGS ST. TO
THE SOUTHERLY EXTENSION OF THE EASTERLY LINE LOT 5 IN BUTLER'S

MERIDIAN, SAID EASTERLY LINE OF LOT 5 BEING ALSO THE WESTERLY LINE OF
THE ALLEY WEST OF MILWAUKEE AVE.;

THENCE NORTHERLY ALONG SAID SOUTHERLY EXTENSION AND ALONG
SAID WESTERLY LINE OF THE ALLEY WEST OF MILWAUKEE AVE. TO THE

AVE. SUBDIVISION OF THAT PART OF BLOCK 53, 54, AND 55 OF THE VILLAGE OF
JEFFERSON LYING SOUTH OF LAWRENCE AVE., EXCEPT LOTS 12 AND 13 IN
BLOCK 53;

THENCE WESTERLY ALONG SAID SOUTHERLY LINE OF LOT 16 TO THE
EASTERLY LINE OF LONDON AVE,;

THENCE WESTERLY ALONG A STRAIGHT LINE TO THE NORTHEASTERLY
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CORNER OF LOT 21 IN BLOCK 2 IN SAID BUTLER'S MILWAUKEE & LAWRENCE
AVE. SUBDIVISION: .

THENCE WESTERLY ALONG THE NORTHERLY LINE OF SAID LOT 21 TO THE
NORTHWEST CORNER THEREOF;

THENCE WESTERLY ALONG A STRAIGHT LINE TO THE NORTHEAST
CORNER OF LOT 7 IN SAID BLOCK 2 IN BUTLER'S MILWAUKEE & LAWRENCE AVE.
SUBDIVISION:

THENCE WESTERLY ALONG THE NORTH LINE OF SAID LOT 7 IN BLOCK 2 IN
BUTLER'S MILWAUKEE & LAWRENCE AVE. SUBDIVISION TO THE SOUTHERLY
EXTENSION OF THE EAST LINE OF LOT 4 IN SAID BLOCK 2 IN BUTLER'S
MILWAUKEE & LAWRENCE AVE. SUBDIVISION;

THENCE NORTH ALONG SAID SOUTHERLY EXTENSION AND ALONG THE
EAST LINE OF LOT 4 IN ROBERT'S HOMESTEAD ADDITION TO THE NORTH LINE

THENCE WEST ALONG SAID SOUTH LINE OF THE ALLEY NORTH OF W.
LAWRENCE AVE. TO THE EAST LINE OF N. LONG AVE.;

THENCE SOUTH ALONG SAID EAST LINE OF N. LONG AVE. AND ALONG THE
SOUTHERLY EXTENSION THEREOF TO THE SOUTHERLY LINE OF W. LAWRENCE

AVE.

THENCE WEST ALONG SAID SOUTHERLY LINE OF WEST LAWRENCE AVE.
TO THE WEST LINE OF N. LINDER AVE;

THENCE NORTH ALONG SAID WEST LINE OF N. LINDER AVE. TO THE
NORTHEASTERLY LINE OF HIGGINS RD.;

-
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THENCE SOUTHEASTERLY ALONG SAID NORTHEASTERLY LINE OF
HIGGINS RD. TO THE EAST LINE OF LOT 14 IN BLOCK 46 OF THE VILLAGE OF

THENCE NORTH ALONG SAID EAST LINE OF LOT 14 TO THE NORTHERLY
LINE THEREOF, SAID NORTHERLY LINE BEING ALSO THE SOUTHWESTERLY LINE
OF THE ALLEY SOUTHWESTERLY OF MILWAUKEE AVE ;

- THENCE WESTERLY ALONG THE NORTHERLY LINE OF SAID LOT 14 AND
ALONG THE NORTHERLY LINE OF LOTS 15 THRU 23, INCLUSIVE, IN SAID BLOCK
46 OF THE VILLAGE OF JEFFERSON TO THE SOUTHEASTERLY LINE OF GALE ST..

THENCE NORTHWESTERLY ALONG A STRAIGHT LINE TO THE EAST
CORNER OF LOT 13 IN BLOCK 57 OF THE VILLAGE OF JEFFERSON, SAID CORNER
BEING ALSO THE INT ERSECTION OF THE NORTHWESTERLY LINE OF GALE ST.
WITH THE SOUTHWESTERLY LINE OF LESTER AVE.;

THENCE NORTHWESTERLY ALONG SAID SOUTHWESTERLY LINE OF
LESTER AVE. TO THE SOUTHWESTERLY EXTENSION OF THE SOUTHEASTERLY

SOUTHEASTERLY LINE OF LOT 14 BEING ALSO THE NORTHWESTERLY L’INE OF
THE ALLEY NORTHWESTERLY OF GALE ST

THENCE NORTHEASTERLY ALONG SAID SOUTHWESTERLY EXTENSION
AND THE SOUTHEASTERLY LINE OF LOT 14 TO THE NORTHEASTERLY LINE OF
SAID LOT 14, SAID NORTHEASTERLY LINE BEING ALSO THE SOUTHWESTERLY

LINE OF THE ALLEY SOUTHWESTERLY OF MILWAUKEE AVE,;

ALLEY SOUTHWESTERLY OF MILWAUKEE AVE. TO THE SOUTHEASTERLY LINE
OF EDMUNDS ST.;

THENCE NORTHEASTERLY ALONG SAID SOUTHEASTERLY LINE OF
EDMUNDS ST. TO THE SOUTHWESTERLY LINE OF THE RIGHT OF WAY OF THE
CHICAGO AND NORTHWESTERN RAILWAY CO;

THENCE NORTHWESTERLY ALONG SAID SOUTHWESTERLY LINE OF THE
RIGHT OF WAY OF THE CHICAGO AND NORTHWESTERN RAILWAY CO. TO THE

NORTHWESTERLY LINE OF EDMUNDS ST.;

THENCE NORTHEASTERLY ALONG THE NORTHEASTERLY EXTENSION OF
SAID NOKRTHWESTERLY LINE OF EDMUNDS ST., BEING ALSO THE

NORTHWESTERLY LINE OF THE RIGHT ‘OF WAY OF THE CHICAGO™AND -
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NORTHWESTERN RAILWAY CO. TO THE SOUTHWESTERLY LINE OF THE RIGHT OF
WAY THE CHICAGO AND NORTHWESTERN RAILWAY Co, .

THENCE NORTHWESTERLY ALONG SAID SOUTHWESTERLY LINE OF THE
RIGHT OF WAY THE CHICAGO AND NORTHWESTERN RAILWAY CO. TO THE
CENTER LINE OF CENTRAL AVE.;

THENCE SOUTHEAST AND EAST ALONG SAID NORTHEASTERLY LINE OF
THE RIGHT OF WAY OF THE CHICAGO AND NORTHWESTERN RAILWAY CO. TO
THE SOUTHWESTERLY LINE OF AVONDALE AVE.;

THENCE SOUTHEAST ALONG.SAID SOUTHWESTERLY LINE OF AVONDALE
AVE. TO THE NORTHERLY LINE OF D. W. ELDREDS PRIVATE PARK IN THE D.W.
ELDREDS RESUBDIVISION OF BLOCK 32 IN VILLAGE OF JEFFERSON IN SECTIONS

8,9,AND 16;

THENCE WESTERLY ALONG SAID NORTHERLY LINE OF D. W ELDREDS
PRIVATE PARK TO THE SOUTHWESTERLY LINE THEREOF, SAID SOUTHWESTERLY
LINE BEING ALSO THE NORTHEASTERLY LINE OF THE RIGHT OF WAY OF THE
CHICAGO AND NORTHWESTERN RAILWAY CO,;

THENCE SOUTHEASTERLY ALONG SAID NORTHEASTERLY LINE OF THE
RIGHT OF WAY OF THE CHICAGO AND NORTHWESTERN RAILWAY CO. TO THE

NORTH LINE OF W. LAWRENCE AVE,;

THENCE EAST ALONG SAID NORTH LINE OF Ww. LAWRENCE AVE. A
DISTANCE OF 150 FEET; '

THENCE SOUTH ALONG A STRAIGHT LINE PERPENDICULAR TO THE NORTH
LINE OF W. LAWRENCE TO THE SOUTH LINE OF SAID W. LAWRENCE AVE.;

THENCE WEST ALONG SAID SOUTH LINE OF W. LAWRENCE AVE. TO THE
NORTHEASTERLY LINE OF AVONDALE AVE.;

TOWNSHIP 40 NORTH, RANGE 13 EAST OF THE THIRD PRINCIPAL MERIDIAN, SAID
NORTH LINE OF LOT 2 BEING ALSO THE SOUTH LINE CF THE ALLEY SOUTH OF

LAWRENCE AVE;

-
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THENCE WEST ALONG SAID EASTERLY EXTENSION AND ALONG SaAID
NORTH LINE OF LOT 2 TO THE EAST LINE OF N. LARAMIE AVE

NORTHEASTERLY LINE OF THE ALLEY NORTHEAST OF MILWAUKEE AVE.;

THENCE SOUTHEASTERLY ALONG SAID NORTHEASTERLY LINE OF ;I'HE
ALLEY NORTHEAST OF MILWAUKEE AVE. AND ALONG THE SOUTHEASTERLY
EXTENSION THEREOF TO THE EAST LINE OF N. LARAMIE AVE,;

THENCE EAST ALONG SAID SOUTH LINE OF LOT 12 AND THE EASTERLY
EXTENSION THEREOF TO THE WEST LINE OF LOT 29 IN SAID BLOCK 2 IN

THENCE SOUTH ALONG SAID EAST LINE OF THE ALLEY WEST OF N.
LEAMINGTON AVE. AND THE SOUTHERLY EXTENSION THEREOF TO THE NORTH
LINE OF W. WILSON AVE.:

THENCE SOUTH ALONG A STRAIGHT LINE TO THE NORTHWEST CORNER OF
LOT 11 INBLOCK 9 IN SUNNYSIDE ADDITION TO JEFFERSON PARK;

THENCE SOUTHEASTERLY ALONG THE SOUTHWESTERLY LINE OF SAID
LOT 11 TO THE NORTHEASTERLY EXTENSION OF THE SOUTHEAST LINE OF LOT 17
IN SAID BLOCK 9 IN SUNNYSIDE ADLDITION TO JEFFERSON PARK;
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THENCE SOUTHWESTERLY ALONG SAID NORTHEASTERLY EXTENSION
AND ALONG THE SOUTHEAST LINE OF LOT 17 IN BLOCK ¢ IN SUNNYSIDE
ADDITION TO JEFFERSON PARK TO THE NORTHEASTERLY LINE OF MILWAUKEE
AVE..

THENCE SOUTHEASTERLY ALONG SAID NORTHEASTERLY LINE OF
MILWAUKEE AVE. TO THE NORTHWESTERLY LINE OF W. WINDSOR AVE

THENCE SOUTHEASTERLY ALONG SAID NORTHWESTERLY EXTENSION
AND ALONG THE SOUTHWESTERLY.LINE OF SAID LOT 56 TO THE SOUTH LINE OF
SAID LOT 56;

THENCE EAST ALONG THE SOUTH LINE OF SAID LOT 56 TO THE
NORTHERLY EXTENSION OF THE EAST LINE OF THE ALLEY EAST OF MILWAUKEE
AVE,;

THENCE SOUTH ALONG SAID NORTHERLY EXTENSION AND THE EAST LINE
OF THE ALLEY EAST OF MILWAUKEE AVE. TO THE NORTH LINE OF w.

SUNNYSIDE AVE.;
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THE ALLEY NORTHEAST OF MILWAUKEE AVE

IN SCHOOL TRUSTEE'S SUBDIVISION OF SECTION 16, TOWNSHIP 40 NORTH,
RANGE 13 EAST OF THE THIRD PRINCIPAL MERIDIAN, SAID WEST LINE OF LOT 11
BEING ALSO THE EAST LINE OF THE ALLEY EAST MILWAUKEE AVE,;

THENCE SOUTH ALONG SAID NORTHERLY EXTENSION AND ALONG SAID
EAST LINE OF THE ALLEY EAST MILWAUKEE AVE. AND THE SOUTHERLY
EXTENSION THEREOF TO THE CENTERLINE OF W. MONTROSE AVE.: .

THENCE WEST ALONG SAID CENTERLINE OF W. MONTROSE AVE. TO THE
POINT OF BEGINNING ON THE CENTERLINE OF MILWAUKEE AVE.

ALLIN CHICAGO, COOK COUNTY, ILLINOIS.
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APPENDIX B

JEFFERSON PARK BUSINESS DISTRICT
REDEVELOPMENT PROJECT AREA

ELIGIBILITY REPORT

The purpose of this analysis is to determine whether a portion of the City identified as the
Jefferson Park Business District Redevelopment Project Area qualifies for designation as a tax
Increment financing district pursuant to the “Tax Increment Allocation Redevelopment Act” (65
ILCS 5/11-74.1 €t seq.) (1996 State Bar Edition), as amended (the “Act™). This legislation

The area proposed for designation as the Jefferson Park Business District Redevelopment Prc;ject
Area is hereinafter referred to as the “Study Area” and is shown in Figure A.

The Study Area is approximately 79 acres in size and includes 184 tax parcels located on 25 tax
blocks. All 184 parcels are improved, and 173 parcels contain buildings. The Study Area
includes only contiguous parcels and street right-of way.

This report summarizes the analyses and findings of the consultant’s work, which, unless
otherwise noted, is solely the responsibility of Camiros, Ltd. and jts subconsultants, and does not
necessarily reflect the views and opinions of potential developers or the City. However, the City
is entitled to rely on the findings and conclusions of this report in desi gnating the Study Area as a
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1. INTRODUCTION

The Tax Increment Allocation Redevelopment Act permits municipalities to induce
redevelopment of eligible “blighted”, “conservation” or “industria] park conservation areas” in
accordance with an adopted redevelopment plan. The Act stipulates specific procedures which

In adopting the Act, the Illinois General Assembly found:

1. (at 65 Sec 5/1 1-74.4-2(a)) That there exists in many municipalities within the State
blighted and conservation areas . .; and

2. (at65 Sec 5/1 1-74.4-2(b)) That the eradication of blighted areas and the treatment and
improvement of conservation areas by redevelopment projects is hereby declared to be
essential to the public interest.

Before the tax increment financing technique can be used, the municipality must first determine
that the proposed redevelopment area qualifies for designation as a blighted area, conservation
area, or an industrial park conservation area. Based on the conditions present, this eligibility
report finds that the Study Area qualifies for designation as a “conservation area.”
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Conservation Areas

* Abandonment

* Deleterious land use or layout

* Deterioration

* Depreciation of physical maintenance

¢ Dilapidation

* Excessive land coverage

* lllegal use of individual structures i

* Excessive vacancies

* Lack of community planning

e Lackof ventilation, light, or sanitary facilities

¢ Obsolescence

* Overcrowding of structures and community facilities
* Presence of structures below minimum code standards
. Inadeciuate utilities

Although the Act defines conservation areas, it does not define when the factors present qualify
an area for such designation. Therefore, it is necessary to establish reasonable and defensible

The presence and documentation of the minimum number of factors may be sufficient to
establish eligibility for designation as a conservation area. However, this evaluation was made on

Project Area. In other words, each factor identified should be present to a meaningful degree so
that a local governing body may reasonably find that the factor s clearly present within the intent
of the Act. Similarly, factors should be reasonably distributed throughout the Redevelopment
Project Area so that areas largely free of blighting conditions are not arbitrarily found to be
eligible because of their proximity to areas which are eligible.

The test of eligibility of the study area is based on the conditions of the area as a whole. The Act
does not require that eligibility be established for each and every property in the Study Area.
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2. ELIGIBILITY STUDIES AND ANALYSIS

Act are present in the Study Area, and if $0, to what extent and in which locations.
In order to accomplish this evaluation the following tasks were undertaken:

1. Exterior survey of the condition and use of each building.

2. Field survey of environmenta] conditions involving parking facilities, public
infrastructure, site access, fences and general property maintenance.

3. Analysis of existing land uses and their relationships.

4. Comparison of surveyed buildings to zoning regulations.

5. Analysis of the current platting, building size and layout.

6. Analysis of building floor area and site coverage.

7. Review of previously prepared plans, studies, inspection reports and other data.
8. Analysis of real estate assessment data.

9

. Review of available building permit records to determine the leve] of development
activity in the area.

10. Review of building code violations.

An exterior building conditions survey and a site conditions survey of the area were undertaken
in September and October 1997. The analysis of conditions s organized by tax block. The Study
Area contains 25 tax blocks, as shown in F igure B.

Where a factor is described as being present to a major extent, the factor is present throughout
major portions of the Study Area. The presence of such conditions have a major adverse impact
or influence on adjacent and nearby development. A factor described as being present to a minor

or that no evidence was documented as a result of the various surveys and analyses. Factors
whose presence could not be determined with certainty wers not considered in establishing

eligibility. T
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as a “‘conservation area” under the Act. These findings describe the conditions that exist and the
extent to which each factor is present.
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JEFFERSON PARK

BUSINESS DISTRICT REDEVELOPMENT PROJECT AREA CAMI ROS
AMENDMENT NO. |



3. PRESENCE AND DISTRIBUTION OF ELIGIBILITY FACTORS

distributed throughout the Study Area. This eligibility study finds that the Study Area qualifies
for designation as a “conservation area.” Eighty-nine perceni (89%) of ali buiidings within the
Study Area are at least 35 years of age. This is substantially more than the minimum of 50%
required by the Act for designation. Additionally, eight of the conditions cited in the Act are
present within the Study Area. The five conditions present to a major extent are: deleterious land
use or layout; depreciation of physical maintenance; excessive land coverage; lack of community
planning; and obsolescence. The three conditions present to a minor extent are: deterioration;
excessive vacancies; and presence of structures below minimum code. All of these factors are
well distributed throughout the Study Area.

The presence and distribution of all eligibility factors are discussed below. Following the
discussion of age, the fourteen additional conditions that were analyzed are presented in four
sections: factors present to a major extent; factors present to a minor extent; factors not found to
be present; and factors whose presence could not be determined.

Age

The age of a structure is often a key indicator of the relative usefulness of a piece of property.
Older structures frequently require extensive maintenance in order to maintain mechanical
Systems or maintain structural integrity. The costs involved in maintaining and upgrading aging

-
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buildings often create adverse impacts on existing users and create impediments to the
marketability and reuse of industrial or commercial structures.

which age becomes a potentially blighting factor with T€spect to structures within a study area.
For buildings intended for long-term occupancy, this is the point at which building systems can
be expected to begin to fail, and building types may become obsolete as a result of changing
technology or use. For buildings that are designed for a shorter life Span, age can become a
blighting factor even in relatively new buildings.

Eightv-nine percent (89%) of buildings within the Study Area are more than 35 years old,
substantially more than the 50% required under the Act for designation of a conservation area.

a minor extent on three.

The following discussion describes the extent to which each of the 14 elj gibility factors for
designation of a conservation area are present within the Study Area.

Factors Present to a Major Extent
Deleterious Land Use or Layour

Deleterious land uses include instances of incompatible land use relationships, single-purpose
buildings converted to accommodate other activity, buildings occupied by inappropriate mixed
uses, or uses which may be considered noxicus, offensive, or environmentally unsuitable. This
condition also exists if any of the following are present:

* Platting does not conform to current development codes with respect to lot size,
configuration and public access.

* Parcels are of inadequate size or shape for contemporary development.

¢ Land uses are nori-conforming with Tespect to current zoning.

* There are land use conflicts with adjacent land uses.

* Single purpose buildings have been converted to accommodate another activity, or
buildings are occupied by inappropriate mixed uses.

* Residential uses front on or near heavily traveled streets, thus causing susceptibility to
noise, fumes and glare; ,

* Structures are located in a 100 year flood plain; or

* Environmental contamination is present which hampers reuse.

This factor is present to a major extent, affecting 92% of the parcels within the Study Area (or
170 of 184). Of the 25 tax blocks in the Study Area, this factor was present to a major extent on
- 2l-and to a minor-extent on one. Parcels are of inadequate size and shape for modem commercial -
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development. They are characterized by narrow lot widths and insufficient lot depths. Minimal

off-street parking is provided for commercial employees or customers. There are severa|
Instances of land yse conflicts between commercial and residential uses, as well as instances of

This factor is present to a major extent. Ap;nroximately 66% of all parcels (or 121 of 184) in the
Study Area evidenced this condition. Of the 25 tax blocks in the Study Area, this factor was
present to a major extent on 19 and to a minor extent on three.

Excessive Land Coverage

This condition is present when buildings occupy all or most of the lot, leaving little or no space
for off-street parking, off-street loading and open Space amenities. Problem conditions include
buildings that are improperly situated on the parcel or buildings that are Jocated on parcels of
Inadequate size and shape in relation to contemporary standards of development, health or safety.
The resulting inadequate conditions include insufficient provision for light and air, increased
threat of the spread of fires due to the close proximity of nearby buildings, lack of adequate or
Proper access to a public i ght-of-way, lack of required off-street parking or inadequate provision
for loading and service. Excessive land Coverage frequently has an adverse or blighting influence
on nearby development. :

Jefferson Park Redevelopment Project Area- Amendment No. |
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Conditions resulting from a Jack ofcommum'ty Planning include the existence of incompatible
}and uses, the lack of Proper development of vacant or improved sites, and the presence of
Inconsistent platting Including parcels of small or irregular shapes, the presence of
nonconforming uses Wwith respect to zoning, inadequate street layout or improper subd; vision.

Lack pfcqmmunity planning is ajso indicated when there are inadequate public utilities or plans
for utxvhty Improvements thay would allow the property to be developed in accordance with the
mtensxt)_f of use identified in the municipality’s comprehensive plan or zoning ordinance or other

the 25 tax blocks In the Study Area, this factor was present to a major extent onl8andtoa
minor extent on three.

Obsolescence

The presence of this condition is demonstrated by the many narrow commercial buildings along
Milwaukee Avenue that lack adequate off-street parking and loading facilities, and which
therefore cannot be easily marketed for commercial uses. This condition was found 1o pe present
{0 a major extent throughout the Studyv Area, with 99 of 173 structures, or 57 %. being classified

as obsolete. Of the 25 tax blocks in the Study Area, this factor Was present to a major extent on
15 and to a minor ¢xtent on one.
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Factors Present to 3 Minor Extent
Deterioration

This condition js Present when there are physical deficiencies in buildings or site Improvemen;
reéquinng treatment Or repair. Deterioration may be present in basically sound buildings that

repair. Such defects may involve ejther primary building components ( foundations, walls, roofs)
Or secondary building Components (doors, windows, porches, fascia Mmaterials, gutters and
downspouts). All buildings Classified a5 dilapidated are also considered to be deteriorating.

Deterioration was found ro pe present to a minoy extent throughout the Study Areq. Overall j6
out of 173 buildings, or 9%, were foung l0 be deteriorgreq Of the 25 1ax blocks in the Study
Area, this factor Was present to a minoy €Xlent on seven and to 2 major extent on pope. The
Seven blocks affected t0 2 minor extent are well distributeq throughout the Study Area.

Excessive Vacancies

This condition IS present when the OCCupancy or use Jeve] ofa building is jow for frequent or
lengthy periods. The presence of buildings or sjtes which are unoccupied or underutilized
generally represents an adverse inflyence on the area. Excessive vacancies include abandoned
Properties which evidence no apparent effort directed toward their OcCupancy or utilization,

At the time of the condition survey, 15 buildings (or 9%) with vacancies weye identified g5
evidenced b .

enced by empry o parually empty commercig] buildings. Th;s condition wqs considered
present to a minor exten; Within the Study Areq overall. Of the 25 tax blocks in the Study Area,

sanitary habitatjon Buildings bejow minimum code are characterized by defects or deficiencjeg
which threaten health and safety.

Jefferson Park Redeve/opmem Project Areq. Amendment No. B-12
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This Jactor js present 1o 4 minor extep; within the Study 4req A review of the buz’[a’z‘ng code
Violations Since /99> ia’emzﬁed 39 bui/dings which had been cited With code Violations o, 23725
of all Structures. Thege code violations were most heavily concentrated in the center third of the
Study Area (ip the vicinity of the intersection of Milwaukee ang Lawrence). Of the 25 tax blocks
in the Study Area, this factor was present to a major €Xtent on seven ang 10 2 minor exten; on

Factors Not Found ¢o be Present

Abandonment

Property is ﬁ'equently also deteriorating or dilapidated, and may have tax delinquencies or
contain environmenta] contaminants which limit jts €conomic value ang Teuse potential. The
Presence of substantjaj Numbers of abandoned buildings ijn an area can discourage private
Investment and lead to further decline.

This factoy reflects a substandard condition of 3 building’s foundation, wall or roof elements
where deterioration hag occurred to such ap extent that rehabilitation jg Not practical or
€conomically feasibje. Such Structures typically exhibjt major structyra] fatigue such as leaning
Or warped wals, bowed or $agging roofs, or Cracked or missing foundation walls.

Dilapidarion was not found to pe present within the Study Areq 10 4 significant exren; Overal],
One structure was found to be dilapidated dye o arecent fire, affecting one tax block to a miney
extent.

Factors Whose Presence Could Not Be Determined

lllegal Use of Individugy Structures

This condition could nor pe assessed with certainty within the Study Areq. and therefore s not
considered presen; 10 2 degree sufficient to warrant its inclusion g5 a blighting Jactor. Almost all

-
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buildings are being ysed for their original purpose, and appear to conform to the City of Chicago
Zoning Ordinance. ’ C.

Lack of Venlilation, Light, or s, anitary Facilities

Concjitjons, such as Jack of indoor Plumbing or lack of adequate windows or other means of
prqwdmg Ventilation or | ght, can negatively influence the health and welfare of 3 building’s
residents or users, Typica] requirements for ventilation, |j ght, and sanitary faciljtjes include:

and other available information 10 4 degree sufficien; o warrany jrg inclusion gs g bligkting‘
Jacror presen; Within the Study Areq, :

Inadequate Utilities

This factor eXists in the absence of one Or more of the following utilities serving the site: gas,
electricity, water, sanitary sewer Or storm sewer. Thjs factor is ajso present when the eXisting
utilities are 1nadequate to accommodate the Jeve] of development permitted under current zoning
Or envisioned under the comprehens; ve plan or adopted redevelopment Plan for the area

This factor does not appear to be present within the Study Area since aj} property is presently

served by the appropriate utilities, and nearly al] Properties are in actjve Use. As it could not pe
determined wi, certainty, jt js noy considered 1o pe g blighting Jactor presen; Within the Study
Area.

-
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designation of Improved property as a “conservation area * Of the conditions cited in the Act,
eight are present within the Study Area.

The conditions present to a major extent are:

Deleterious Jand use or layout
Depreciation of physical maintenance
Excessive lang Coverage

Lack of community planning
Obsolescence

The conditions Present to a minor extent are:

* Deterioration
* Excessive vacancies
* Presence of structures below minimum code

Or part of the Study Area as a “conservation area” and the adoption of 2 tax increment
redevelopment plan and Project. The distribution of factors within the Study Area s presented in

Jefferson Park Redevelopmens Project Areq- Amendment No. | B-15
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APPENDIX C: INITIAL EQUALIZED ASSESSED VALUE (E
WITHIN THE JEFFERSON PARK BU
REDEVELOPMENT PROJECT AREA

Block PIN EAVS7 *  Biock PIN' EAVS?  Bjock PIN EAvVe?

13-08-318  008-0000 $0 13-16-109  046-0000 $471.292 1306332 016-0000 $0

13-09-318  010-0000 30 13-16-109  051-0000 $306.607 13-08-500 002-0000 S0

13-08-318  017-0000 $64.465 13-16-110  001.0000 $29.758 13-16-10¢  018.0000 , $0

13-05-318 018-0000  $193.504 13-16-110  002-0000  $50.607 13-16-105 0010000  $218.623

13-08-318  019-0000 $72.323 13-16-110  003-0000 $50.565 13-16-105  012-0000 $628,843

13-08-318  021-0000 $11.215 13-16-110 0040000 $137.820 13-16-105  013.0000 $102,700

13-08-318 023-0000  $116.430 13-16-110 0050000 $144.963 13-16-105  014-0000 $81,770

13-08-318  025-0000 $0 13-16-110  011-0000 $40.218 13-16-105 0150000 $108,623

13-08-318  032-0000 $85,760 13-16-110  012.0000 $63.833 13-16-105 016-0000 $102,803

13-08-318 033-0000  $246.419 13-16-110 013.0000  $165,046 13-16-105  017-0000 $60,348

13-09-318 034-0000  $482.447 13-16-110  014.0000 $119.812 13-16-105  018-0000 $33,087

13-08-319  001-0000 $37.765 13-16-110  015.0000 $10.753 13-16-105 019-0000 $96,868

13-08-319  002-0000 $146.243 13-16-110  016.0000 $64.259 13-16-105 020-0000 $70,851

13-09-319  006-0000 $281.785 13-16-110  030-0000 363,788 13-16-105 021-0000 $131,440

13-08-319 007-0000 128 831 13-16-110  031.0000  $39,710 13-16-105  024-0000 $80,745

13-09-31%  008-0000 852,895 13-16-110  035-0000 $72.577 13-16-105 0250000 $1,415354

13-08-319  009-0000 $64.770 1316110  044-0000 $142.470 13-16-105 026-0000 $80,829

13-09-319  010-0000 $91.210 13-16-110  048-1001 $14.892 13-16-105  027-9000 $87,121

13-08-319 011-0000  $100,906 13-16-110 0481002  $15,384 13-16-106 001-0000  $276211

13-08-322  013-0000 $62.187 13-16-110 0451003 $14,892 13-16-106  002-0000 $113,475

13-08-322  014-0000 §75,564 13-16-110  049-1004 $10.738 13-16-106 003-0000 $230,126

13-09-322 015-0000  $413.730 13-16-110  049-1005 11,196 13-16-106  004-0000  $130,535

13-08-322 016-0000  $§131.904 13-16-110  049-1006 $7.782 13-16-106  005-0000 $148,635

13-08-322  017-0000 $80.447 13-16-110 049.1007 $14.892 13-16-121 0160000 $106,729

13-08-322  018-0000 $67.456 13-16-110  049-1008 $15,384 13-16-121 017-0000 NA

13-08-322 019-0000  $331 650 13-16-110  048-1009  $14.802 13-16-121  018-0000 NA

13-08-322 0210000  $177654 13-16-110  049-1010  $14.892 13-16-200 001-0000 $30.257

13-08-322  022-0000 $88.816 13-16-110 045-1011 $7.717 13-16-208  012-0000 $0

13-08-322  023-0000 $84,511 13-16-110 048.1012 $14,892 13.16-208  013-0000 $0

13-08-322 024-0000  $180,260 13-16-110  048.1013  $10,738 13-16-208  018-0000 $24,891

13-08-322  030-0000 $66.186 13-16-110 049.1014 $11,196 13-16-208  019-0000 $24,276

13-08-322  031-0000 $58.895 13-16-110  049-1015 §7.520 13-16-208  020-0000 $23,266

13-08-322 036-0000  $331.874 13-16-110 045-1016  $193,992 13-16-208  021-0000 $34,382

13-09-323 0150000  $236,020 13-16-110  048-1017  $15.384 13-16-208  043-0000 $0

13-08-323  016-0000 $40,498 13-16-110 049.1018 $14.892 13-16-208  044-0000 $20,767

13-08-323  017-0000 283416 13-16-117  001-0000 $0 13-16-208  045-0000 $0

13-08-323  018-0000 $131,431 13-16-117  017-0000 $59,542 13.16.216  001-0000 $417.411

13-08-323  015-0000 $129,830 13-16-117  018-0000 $6.034 13-16-216  002-0000 $151,768

13-08-323  020-0000  $2,15+ 839 13-16-117 0190000 $108.605 13-16-218 001-0000  $233.136

13-08-323  022-8001 013-16-121 0150000 $124.077 13-16-218  002-0000 $98,203

13-08-323  022-8002 $17.118 13-09-330 010-0000 $2,246 13-16-218  003-0000 $156,502

T e



Jefferson Park

Consultant/Firm: Camiros, Ltd
Ward(s)/Alderman: 45" Patrick Levar

Community area(s): 11, Jefferson Park & 15, Portage Park

Proposed Land Uses: Development of new retai] and commercial space as well as enhancing
existing businesses, reducing congestion and increasing parking

Acreage and/or Number of Pins: 79 acres, 73 PIN’s
EAYV at time of plan(1998): $25,004,028

Anticipated EAV of TIF District: $61,000,000

Estimated Budget: Planning, Legal, Surveys & related

Development Costs ~ § 900,000

Property Assembly $15,500,000

Rehabilitation $ 9,250,000

Public Improvements $18,000,000

Job Training & Retraining ¢ 1,000,000

Relocation Costs $ 750,000

Interest Costs $ 1.850.000

Total Cost $48,000,000

TIF Legislative Dates
TIF expiration date: 7/8/2021
City Council Approval: 7/8/98
CDCP Hearing: 7/14/98



Portability: Portable
Adjacencies: Irving Park/Cicero; Portage Park
Expiration of adjacencies: 6/ 10/2019; 9/9/2021

Prior Land Uses: The area consists of commercial uses that ran
services. There are also consumer services and professional and

Jefferson Park (page 2)

ge from general retail to personal
financial services,
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