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APPROVAL OF TAX INCREMENT REDEVELOPMENT
PLAN FOR GREATER SOUTHWEST INDUSTRIAL
CORRIDOR (WEST) REDEVELOPMENT
PROJECT AREA.

The Committee on Finance submitted the following report:

CHICAGO, April 12, 2000.

To the President and Members of the City Council:

Your Committee on Finance, having had under consideration an ordinance
authorizing the approval of a tax increment redevelopment plan for the Greater
Southwest Industrial Corridor (West) Redevelopment Project Area, having had the
same under advisement, begs leave to report and recommend that Your Honorable
Body Pass the proposed substitute ordinance transmitted herewith.

This recommendation was concurred in by a viva voce vote of the members of the
committee.

Respectfully submitted,

(Signed) EDWARD M. BURKE,
Chairman.

On motion of Alderman Burke, the said proposed substitute ordinance transmitted
with the foregoing committee report was Passed by yeas and nays as follows:

Yeas -- Aldermen Granato, Tillman, Preckwinkle, Hairston, Lyle, Beavers, Dixon,
Beale, Pope, Balcer, Frias, Olivo, Burke, Thomas, Coleman, Peterson, Murphy, Rugai,
Troutman, DeVille, Munoz, Zalewski, Chandler, Solis, Ocasio, Burnett, E. Smith,
Carothers, Wojcik, Suarez, Matlak, Mell, Austin, Colom, Banks, Mitts, Allen, Laurino,
O’Connor, Doherty, Natarus, Daley, Hansen, Levar, Shiller, Schulter, M. Smith,
Moore, Stone -- 49,

Nays -- None.
Alderman Beavers moved to reconsider the foregoing vote. The motion was lost.

The following is said ordinance as passed:
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WHEREAS, It is desirable and in the best interest of the citizens of the City of
Chicago, Illinois (the “City”) for the City to implement tax increment allocation
financing (“Tax Increment Allocation Financing”) pursuant to the Illinois Tax
Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1, et. seq. (1993), as
amended (the “Act”), for a proposed redevelopment project area to be known as the
Greater Southwest Industrial Corridor (West) Redevelopment Project Area (the
“Area”) described in Section 2 of this ordinance, to be redeveloped pursuant to a
proposed redevelopment plan and project attached hereto as Exhibit A (the “Plan”);

and

WHEREAS, Pursuant to Sections 5/11-74.4-4 and 5/11-74.4-5 of the Act, the
Community Development Commission (the “Commission”) of the City, by authority
of the Mayor and the City Council of the City (the “City Council”, referred to herein
collectively with the Mayor as the “Corporate Authorities”) called a public hearing
(the “Hearing”) concerning approval of the Plan, designation of the Area as a
redevelopment project area pursuant to the Act and adoption of Tax Increment
Allocation Financing within the Area pursuant to the Act on January 11, 2000; and

WHEREAS, The Plan and the related eligibility report were made available for
public inspection and review pursuant to Section 5/11-74.4-5(a) of the Act
beginning October 26, 1999, at a time prior to the adoption by the Commission of
Resolution 99-CDC-229 on October 26, 1999 fixing the time and place for the
Hearing, at the offices of the City Clerk and the City’s Department of Planning and
Development; and '

WHEREAS, Due notice of the Hearing was given pursuant to Section 5/11-74.4-6
of the Act, said notice being given to all taxing districts having property within the
Area and to the Department of Commerce and Community Affairs of the State of
Illinois by certified mail on October 29, 1999, by publication in the Chicago Sun-
Times or Chicago Tribune on December 15, 1999 and December 22, 1999, and by
certified mail to taxpayers within the Area on December 15, 1999; and

WHEREAS, A meeting of the joint review board established pursuant to Section
5/11-74.4-5(b) of the Act (the “Board”) was convened upon the provision of due
notice on November 12, 1999 at 10:00 A.M., concerning the approval of the Plan,
designation of the Area as a redevelopment project area pursuant to the Act and
adoption of Tax Increment Allocation Financing within the Area; and

WHEREAS, The Commission has forwarded to the City Council a copy of its
Resolution 00-CDC-1 attached hereto as Exhibit B, adopted on January 11, 2000
recommending to the City Council approval of the Plan, among other related
matters; and
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WHEREAS, After the Hearing, certain changes were made to the Plan (which
changes are reflected in the Plan attached hereto as Exhibit A}, pursuant to Section
11-74.4-5(a) of the Act, notice of such changes was given by mail to each affected
taxing district within the Area, and by publication in the Chicago Sun-Times not less
than ten (10) days prior to the adoption of this ordinance; and

WHEREAS, The Corporate Authorities have reviewed the Plan, the related
eligibility report, testimony from the Hearing, if any, the recommendation of the
Board, if any, the recommendation of the Commission and such other matters or
studies as the Corporate Authorities have deemed necessary or appropriate to make
the findings set forth herein, and are generally informed of the conditions existing
in the Area; now, therefore,

Be It Ordained by the City Council of the City of Chicago:

SECTION 1. Recitals. The above recitals are incorporated herein and made a part
hereof.

SECTION 2. The Area. The Area is legally described in Exhibit C attached hereto
and incorporated herein. The street location (as near as practicable) for the Area is
described in Exhibit D attached hereto and incorporated herein. The map of the
Area is depicted on Exhibit E attached hereto and incorporated herein.

SECTION 3. Findings. The Corporate Authorities hereby make the following
findings as required pursuant to Section 5/11-74.4-3(n) of the Act:

a. the Area on the whole has not been subject to growth and development
through investment by private enterprise and would not reasonably be expected
to be developed without the adoption of the Plan;

b. the Plan;

(i) conforms to the comprehensive plan for the development of the City as a
whole; or

(ii) either (A) conforms to the strategic economic development or redevelopment
plan issued by the Chicago Plan Commission or (B) includes land uses that have
been approved by the Chicago Plan Commission; and

c¢. the Plan meets all of the requirements of a redevelopment plan as defined in
the Act and, as set forth in the Plan, the estimated date of completion of the
projects described therein and retirement of all obligations issued to finance
redevelopment project costs is not later than December 31 of the year in which the
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payment to the municipal treasurer as provided in subsection (b) of Section 11-
74.4-8 of the Act is to be made with respect to ad valorem taxes levied in the
twenty-third (23") calendar year after the year in which the ordinance approving
the redevelopment project area is adopted, and, as required pursuant to Section
5/11-74.4-7 of the Act, no such obligation shall have a maturity date greater than
twenty (20) years.

SECTION 4. Approval Of The Plan. The City hereby approves the Plan
pursuant to Section 5/11-74.4-4 of the Act. ,

SECTION 5. Powers Of Eminent Domain. In compliance with Section 5/11-
74.4-4(c) of the Act and with the Plan, the Corporation Counsel is authorized to
negotiate for the acquisition by the City of parcels contained within the Area. In the
event the Corporation Counsel is unable to acquire any of said parcels through
negotiation, the Corporation Counsel is authorized to institute eminent domain
proceedings to acquire such parcels. Nothing herein shall be in derogation of any
proper authority.

SECTION 6. Invalidity Of Any Section. If any provision of this ordinance shall.
be held to be invalid or. unenforceable for any reason, the invalidity or
unenforceability of such provision shall not affect any of the remaining provisions.
of this ordinance.

SECTION 7. Superseder. All ordinances, resolutions, motions or orders in
conflict with this ordinance are hereby repealed to the extent of such conflict.

SECTION 8. Effective Date. This ordinance shall be in full force and effect
immediately upon its passage.

[Exhibit “E” referred to in this ordinance printed
on page 28998 of this Journal.]

Exhibits “A”, “B”, “C” and “D” referred to in thié ordinance read as follows:
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Exhibit “A”.
(To Ordinance)

Greater Southwest Industrial Corridor (West) Tax
Increment Financing Redevelopment Plan And
Project Revision Number 1.

October 25, 1999.

Revised March 15, 2000.
Forward.

The proposed Greater Southwest Industrial Corridor (West) Redevelopment Plan
and Project is part of an overall effort by the City of Chicago to facilitate
redevelopment in the vicinity of Midway Airport. Recent transportation investments
by the public sector for Midway Airport, the Adlai Stevenson Expressway and the
Chicago Transit Authority’s extension of the Orange Line have or will help to
revitalize this portion of the City. However, these investments are not directed
toward improvement of properties along commercial corridors or within industrial
sites. The City is proposing to establish several Tax Increment Financing Districts
to help facilitate private redevelopment efforts that can build upon the public
investment in the transportation network and revitalize important commercial and
industrial sites located in the southwestern portion of the City.

On the page (see page of this Journal) is a map indicating the six (6) Tax
Increment Financing districts that together will help to revitalize properties in the
vicinity of Midway Airport. The location of the proposed Greater Southwest
Industrial Corridor (West) Redevelopment Project Area and its relation to the other
five (5) districts is also indicated. Criteria for establishing a Tax Increment
Financing district, land-use and zoning patterns and the goals of the City were used
to determine the final configuration of the six (6) districts. However, the overall goal
is to establish all six (6) districts so that revitalized commercial and industrial sites
can provide growth for the City and employment and businesses opportunities for
the residents of the City of Chicago.
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Section I

Introduction And Executive Summary.

A. Area Location.

The Greater Southwest Industrial Corridor (West) Redevelopment Project Area
(hereafter referred to as the “Area”) is located on the southwest side of the City of
Chicago (“City”). The northern limits of the Area are approximately thirteen (13)
miles southwest of the central business district. A location map indicating the
general location of the Area within the City of Chicago is providedonpage  of
this Journal.

The Area covers approximately six hundred eighty-eight (688) acres and includes
one hundred thirty-two (132) (full and partial) city blocks. The boundary of the Area
generally follows the following streets: .

- Cicero Avenue on the west;
- 77™ Street on the south;

- Pulaski Road and Central Park Avenue on the east; and

-- an irregular line that follows 70™ Street, 69" Street and a Chicago:Belt-
Railway Railroad right-of-way from Kenneth Avenue to Cicero Avenue on
the north.

The Area encompasses a number of commercial and industrial sites near the Ford
City retail and industrial complex south of Midway Airport. The Area contains
common characteristics that influence the viability of the entire Area:

- the Area is comprised of commercial and industrial uses. No residential
uses are included in the Area;

-- occupancy rates, building conditions and streetscape conditions are

similar throughout the entire Area.

The boundaries of the Area are shown on (Sub)Exhibit A, Boundary Map of T.I.F.
Area included in Attachment Two of the Appendix.
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B. Existing Conditions.

The Area consists primarily of older commercial and industrial properties (see
(Sub)Exhibit B, Existing Land-Use Assessment Map included in Attachment Two of

the Appendix).

Zoning classifications in the Area are predominantly a mix of industrial and
“commercial” and “business” categories. Institutional zoning covers Daley College,
which is located in the southeastern corner of the Area. Zoning classifications are
shown on (Sub)Exhibit D, Generalized Existing Zoning Map included in Attachment
Two of the Appendix. ' :

The Area is characterized by the following conditions:

-- the predominance (fifty-one percent (51%)) of structures that are thirty-five
(35) years old or older;

-- obsolescence ((fifty-one percent (51%) of buildings or structures);

-- excessive land coverage (fifty-three percent (53%) of buildings or site
improvements); and

-- depreciation of physical maintenance (sixty-seven percent (67%) of
structures or site improvements).

Other blighting factors found to a minor extent are discussed in the Eligibility
Study included as Attachment One of the Appendix.

C. Business And 'Ind'ustry Trends.

Many structures in the Area are in need of repair as documented in the Eligibility
Study included as Attachment One of the Appendix. The age of many buildings and
the specialized construction techniques used for certain industrial buildings (truck
terminals, several buildings associated with World War II era aircraft manufacturing)
have rendered Area properties unable to provide contemporary commercial and
industrial building sites and has contributed to a decline of industrial properties in
the Area. The Ford City retail complex also suffers from the effects of age and
several of the main structures exhibit depreciation of maintenance and several out-
lot buildings are vacant. Approximately one hundred seventy thousand (170,000)
square feet of vacant floor space was observed in the Area.
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The Area encompasses the western portion of the Greater Southwest Industrial
Corridor. Industrial development in the Corridor began during the 1940s.
Industrial structures dating back to this time are present in the Area. In the 1960s
the Ford City Mall was developed on a portion of the former Ford Factory. Major
long time employers in the Area are Sweetheart Cup, Commonwealth Edison,
Peoples Gas, Daley College and several federal government installations.

D. Redevelopment Plan Purpose.

Tax increment financing (“T.I.F.”) is permitted by the Illinois Tax Increment
Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1, et seq., as amended (the “Act”).
The Act sets forth the requirements and procedures for establishing a redevelopment
project area and a redevelopment plan. This Greater Southwest Industrial Corridor
(West) Tax Increment Financing Redevelopment Plan and Project (hereafter referred
to as the “Plan”) documents the qualifications of the Area. The purpose of this Plan
is to correct Area problems and attract new private development. This Plan
identifies the activities, sources of funds and procedures to implement tax increment

~ financing pursuant to the Act.

E. Plan Objectives And Strategies.

N

An overall strategy to retain viable businesses, recruit new businesses and check
the loss of jobs from the City is at the heart of the redevelopment efforts. The City
has chosen to utilize tax increment financing to revive the commercial and
industrial sites and vacant land that make up the Area.

This Plan represents an opportunity for the City to implement a program that can
achieve citywide goals and objectives, as well as some that are specifically directed
at the Area. These goals and objectives include:

- support the existing tax base of the Area;

-- retention of the employment base and provision of new employment
opportunities in the Area;

--  expansion of the tax base through reuse and rehabilitation of commercial
and industrial properties;

- development of new commercial and industrial buildings on underutilized
properties in the Area;
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-- establishment of a program of phased public improvements to help retain
existing business and industries and promote the Area as a place to do
business;

-- elimination of the conditions that qualify the Area as a conservation area;
. and '

-- property assembly as indicated herein to facilitate new development.

This Plan creates a mechanism to revitalize the Area by improvement of the
physical environment and infrastructure and through the orderly transition of
residential, commercial and industrial uses to new or expanded uses in the future.
The City proposes to use T.I.LF. to address needs in the Area and induce the
investment of private capital.

In implementing this Plan, the City is acting to facilitate the revitalization of the
entire Area. The commercial and industrial properties of the Area should be
maintained as commercial and industrial sites that provide jobs and services to
surrounding residential neighborhoods. Industrial and commercial uses will be
encouraged to take advantage of underutilized sites in the Area. In some instances,
transformation of underutilized sites from existing uses to productive industrial or
commercial operations will be encouraged. This Plan is intended to build on the
City’s previous actions to stabilize commercial and industrial land uses, support

- commercial and industrial expansion and attract new business and industry to the
Area. The City recognizes that blighting influences will continue to weaken the Area
and that the entire Area may become blighted if the decline is not reversed.

F. Redevelopment Plan And Project Activities And Costs.
The projects anticipated for the Area may include, but are not limited to:
- property assembly;
- street, alley and sidewalk reconstruction;
- transportation improvements;
- utility work;

-- property rehabilitation and improvements to various existing properties
{including streetscape improvements);
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-- private developer assistance;

-- site clean-up and preparation,;
- marketing and promotion;

-~ environmental remediation; and

- planning studies.

The anticipated activities and associated costs are shown on Table Three,
Estimated Redevelopment Project Costs. The total estimated cost for the activities
listed in Table Three is Forty-three Million Dollars ($43,000,000).

G. Summary And Conclusions.

This Plan summarizes the analyses and findings of the consultant’s work, which, -
unless otherwise noted, is the responsibility of PGAV-Urban Consulting
(“Consultant”). The City is entitled to rely on the findings and conclusions of this
Plan in designating the Area as a redevelopment project area under the Act (defined -
herein). The Consultant has prepared this Plan and the related Eligibility Study with .
the understanding that the City would rely: 1) on the findings and :conclusions of
the Plan and the related Eligibility Study in proceeding with the designation:of the
Area and the adoption and implementation of the Plan, and 2) on the fact that the -
Consultant compiled the necessary information so that the Plan and the related -
Eligibility Study will comply with the Act.

The study and survey of the Area indicates that the requirements necessary to
designate the Area as a conservation area are present. Therefore, the Area is
qualified under the terms of the definitions in the Act. This Plan and the supporting
documentation contained in the Eligibility Study (included herein as Attachment
One of the Appendix) indicate that the Area on the whole has not been subject to
growth and development through investment by private enterprise and would not

-reasonably be anticipated to be developed without the adoption of the Plan.
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Section II.

Legal Description And Project Boundary.

The boundaries of the Area include only those contiguous parcels of real property
and improvements substantially benefitted by the activities to be undertaken as a
part of the Plan. Since the boundaries of the Area include approximately six
hundred eighty-eight (688} acres of land, the statutory minimum of one and five-
tenths (1.5) acres is exceeded.

The boundaries of the Area are shown on (Sub)Exhibit A, Boundary Map of T.I.F.
Area included in Attachment Two of the Appendix and the boundaries are described
in the Legal Description of the Area included as Attachment Three of the Appendix.
A listing of the permanent index numbers and the 1998 equalized assessed value
for all properties in the Area are provided as 1998 Estimated E.A.V. by Tax Parcel
included as Attachment Four of the Appendix.

Section IIL

Statutory Basis For Tax Increment Financing.

. A. Introduction.

In January, 1977, T.L.LF. was made possible by the Illinois General Assembly
through passage of the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-
74.4-1, et seq., as amended (the “Act”). The Act provides a means for municipalities,
after the approval of a redevelopment plan and project, to redevelop blighted,
conservation or industrial park conservation areas and to finance eligible
“redevelopment project costs” with incremental property tax revenues.
“Incremental property tax” or “incremental property taxes” are derived from the
increase in the current E.A.V. of real property within the redevelopment project area
over and above the “certified initial E.A.V.” of such real property. Any increase in
E.A.V. is then multiplied by the current tax rate, which results in incremental
property taxes. A decline in current E.A.V. does not result in a negative incremental

property tax.

To finance redevelopment project costs, a municipality may issue obligations
secured by incremental property taxes to be generated within the project area. In
addition, a municipality may pledge towards payment of such obligations any part
or any combination of the following:
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(@) net revenues of all or part of any redevelopment project;
(b) taxes levied and collected on any or all property in the municipality;
(c)  the full faith and credit of the municipality;

" (d) a mortgage on part or all of the redevelopment project; or

()  any other taxes or anticipated receipts that the municipality may lawfully
pledge. :

Tax increment financing does not generate tax revenues by increasing tax rates.
It generates revenues by allowing the municipality to capture, for a prescribed -
period, the new revenues produced by the enhanced valuation of properties
resulting from the municipality’s redevelopment program, various redevelopment .
projects, and the reassessment of properties. Under T.ILF., all taxing districts
continue to receive property taxes levied on the initial valuation of properties within
the redevelopment project area. Additionally, taxing districts can receive
distributions of excess incremental property taxes when annual incremental
property taxes received exceed principal and interest obligations for that year and .
redevelopment project costs necessary to implement the Plan have been paid. .
Taxing districts also benefit from the increased property tax base after
redevelopment project costs and obligations are paid.

As used herein and in the Act, the term “redevelopment project” (“project”) means -
any public and private development project in furtherance of the objectives of a
redevelopment plan. The term “Area” means an area designated by the
municipality, which is not less in the aggregate than one and one-half (1'%) acres -
and in respect to which the municipality has made a finding that there exist
conditions which cause the area to be classified as an industrial park conservation
area or a blighted area or a conservation area, or a combination of both blighted
area and conservation area. “Plan” means the comprehensive program of the
municipality for development or redevelopment intended by the payment of
redevelopment project costs to reduce or eliminate those conditions the existence
of which qualified the redevelopment project area for utilization of tax increment
financing, and thereby to enhance the tax base of the taxing districts which extend

into the redevelopment project area.

Redevelopment that occurs in a designated redevelopment project area will
increase the E.A.V. of the property and, thus, generate increased real property tax
revenues. This increase or “increment” can be used to finance “redevelopment
project costs” such as property assembly, site clearance, building rehabilitation,
interest subsidy, construction of public infrastructure, et cetera as permitted by the
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Act.
The Illinois General Assembly made various findings in adopting the Act:

1. that there exists in many municipalities within the State blighted and
conservation areas; and

2. that the eradication of blighted areas and the treatment and improvement
of conservation areas by redevelopment projects are essential to the public
interest and welfare.

These findings were made on the basis that the presence of blight, or conditions
- which lead to blight, are detrimental to the safety, health, welfare and morals of the

public. :

To ensure that the exercise of these powers is proper and in the public interest,
the Act specifies certain requirements that must be met before a municipality can
proceed with implementing a redevelopment plan. One (1) of these requirements is

- that the municipality must demonstrate that a redevelopment project area qualifies
for designation. With certain exceptions, an area must qualify generally either as:

-- a blighted area (both “improved” and “vacant” or a combination of both};
or

- a conservation area; or

-- a combination of both blighted areas and conservation areas within the
definitions for each set forth in the Act.

The Act does not offer detailed definitions of the blighting factors used to qualify
areas. The definitions set forth in the Illinois Department of Revenue’s “Definitions
and Explanations of Blight and Conservation Factors (1988)” were used in this
-regard in preparing this Plan. :

B. The Redevelopment Plan And Project For The Greater Southwest Industrial
Corridor (West) Tax Increment Financing Redevelopment Project Area.

As evidenced herein, the Area as a whole has not been subject to growth and
development through private investment. Furthermore, it is not reasonable to
expect that the Area as a whole will be redeveloped without the use of T.I.F.
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This Plan has been formulated in accordance with the provisions of the Act and
is intended to guide improvements and activities within the Area in order to
stimulate private investment in the Area. The goal of the City, through
implementation of this Plan, is that the entire Area be revitalized on a
comprehensive and planned basis to ensure that private investment in rehabilitation
and new development:

1. occurs on a coordinated rather than piecemeal basis to ensure that land-
use, access and circulation, parking, public services and urban design are
functionally integrated and meet present-day principles and standards;
and

2.+ occurs on areasonable, comprehensive and integrated basis to ensure that
the conservation factors are eliminated; and :

3. accomplishes objectives within a reasonable and defined period so that the
‘Area may contribute productively to the economic vitality of the City.

This Plan sets forth the overall Project which are those public and private activities
to be undertaken to accomplish the City’s above-stated goal.- During
implementation of the Project, the City may, from time to time: (i) undertake or
cause to be undertaken public improvements and activities: and (ii) enter into .
redevelopment or intergovernmental agreements with private entities or public
entities to construct, rehabilitate, renovate or restore private or public improvements
on one (1) or several parcels (collectively referred to as “Redevelopment Projects”).

This Plan specifically describes the Area and summarizes the factors'which qualify -
the Area as a “conservation area” as defined in the Act (also, see the Eligibility Study -
included as Attachment One of the Appendix).

Successful implementation of this Plan requires that the City utilize incremental
property taxes and other resources in accordance with the Act to stimulate the
comprehensive and coordinated development of the Area. Only through the
utilization of tax increment financing will the Area develop on a comprehensive and
coordinated basis, thereby reducing or eliminating the conditions which have
precluded development of the Area by the private sector.

The use of incremental property taxes will permit the City to direct, implement and
coordinate public improvements and activities to stimulate private investment
within the Area. These improvements, activities and investments will benefit the
City, its residents, and all taxing districts having jurisdiction over the Area. These
anticipated benefits include:



4/12/2000 REPORTS OF COMMITTEES 28911

-- An increased property tax base arising from new commercial and
industrial development and the rehabilitation of existing buildings.

--  Anincreased sales tax base resulting from new and existing development.

-- An increase in construction, commercial, industrial and other full-time
employment opportunities for residents of the City.

--  The construction of an improved system of roadways, utilities and other
infrastructure which better serves existing businesses and industries and
accommodates desired new development.

Section 1V.

Redevelopment Goals And Objectives.

Information regarding the needs of the Area and proposals for the future was
:obtained from the City of Chicago, various neighborhood groups, comments
expressed at neighborhood meetings and field investigations by the Consultant.

The Area boundaries have been established to maximize the development tools
created by the Act and to address Area problems and needs. To address these
needs, various goals and objectives have been established for the Area as noted in
this section.

A. General Goals For The Greater Southwest Industrial Corridor (West)
Redevelopment Area. '

Listed below are the general goals adopted by the City for redevelopment of the
Area. These goals provide the overall focus and direction of this Plan:

1. Improve the quality of life in the City by revitalizing the Area. This can be
accomplished through creation of secure, functional, attractive,

marketable and competitive business environments.

2. Stabilize and enhance the real estate and sales tax base for the City and
other taxing districts.

3. Retain sound and viable businesses and industries within the Area.
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Attract new business and industrial development within the Area.

Improve the appearance of commercial and industrial properties of the
Area through: building facade renovation/restoration; and public and
private improvements that will have a positive visual impact for the Area.

Create new job opportunities within the Area.

Employ within the Area residents from adjacent neighborhoods and
redevelopment project areas.

B. Redevelopment Objectives.

Listed below are the redevelopment objectives that will guide planning decisions
regarding redevelopment within the Area: -

1.

Reduce or eliminate those conditions that qualify the Area as a
“conservation area”. These conditions are described in detail in the
Eligibility Study (see Attachment One of the Appendix).

Encourage attractive buildings, rights-of-way and open spaces.

Provide public improvements and facilities in relationship to projected
demand.

Facilitate business retention, rehabilitation and new development.

Assist in the establishment of job training and job readiness programs for
Area businesses.

Provide opportunities for women-owned and minority-owned businesses
to share in the process and benefits of redevelopment of the Area.

Ensure that the Area is served by a street system and public
transportation facilities that provide safe and convenient access to and
circulation within the Area. '

C. Development And Design Objectives.

Listed below are specific development and design objectives which will assist the
City in directing and coordinating public and private improvement and investment
throughout the Area.



4/12/2000 ' REPORTS OF COMMITTEES 28913

The guidelines are intended to help attract desirable new businesses, foster a
consistent and coordinated development pattern and create an attractive image and
identity for the Area.

1. Land-Use.
-- Integrate new development with existing businesses throughout the Area.
-- Facilitate rehabilitation of commercial and industrial uses.

- Promote shared parking.

2. Building And Site Development.

-- Repair and rehabilitate commercial and industrial buildings in poor
condition, when feasible. '

-- Reuse vacant buildings in serviceable condition for new business,
commercial or industrial uses.

-- Encourage secure parking, service and support facilities that can be
' shared by multiple businesses and industrial uses.

- Encourage consistent decorative elements around the perimeter of
industrial sites and commercial buildings.
3. Transportation And Infrastructure.

- Provide safe and convenient access to the Area for trucks, autos and public
transportation.

- Improve streets, street lighting, curbs, sidewalks and traffic signalization.

- Promote developments that take advantage of access to the City’s mass
transit network.
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Provide well-defined, safe pedestrian connections within the Area, and
between the Area and nearby destinations.

4. Urban Design.

Establish a streetscape system to coordinate the use of light fixtures,
sidewalks, paving materials, landscaping, street furniture and signage.

Promote high-quality architectural design throughout the Area.
Replace signage that is deteriorated and unattractive.
Preserve and promote buildings with historic and architectural value.

Clear, clean and maintain vacant land.

5. Landscaping And Open Space.

Provide landscaped buffer areas around commercial and industrial
portions of the Area to reduce the impact on adjacent residential
neighborhoods.

Encourage landscaped setbacks.

Promote the use of landscaping and attractive fencing to screen
dumpsters, waste collection areas, loading areas, service areas and the
perimeter of parking lots and other vehicular use areas.

Ensure that all landscaping and design materials comply with the City of
Chicago Landscape Ordinance.

Promote the development of shared open spaces within the Area, including
courtyards, outdoor eating areas, recreational areas, et cetera.

Ensure that all open spaces are designed, landscaped and lighted to
achieve a high level of security.



4/12/2000 REPORTS OF COMMITTEES 28915

Section V.

Basis For Eligibility Of The
Area And Findings.

A. Introduction.

Attachment One of the Appendix (the “Eligibility Study”) contains a comprehensive
report that documents all factors required by the Act to make a determination that
the area is eligible under the Act. A brief synopsis of this Eligibility Study is
included in this section.

To designate redevelopment project area, according to the requirements of the Act,
a municipality must find that there exist conditions which cause such project area
to be classified as a blighted area, conservation area, combination of blighted and
conservation areas, or an industrial park conservation area. The criteria and the
individual factors that were utilized in conducting the evaluation of the physical
conditions in the Area are outlined under the individual headings that follow.

B. Area Background Information.
1. Location And Size Of Area.

The northern limits of the Area are approximately thirteen (13) miles southwest
-of the central business district. A location map indicating the general location of
the Area within the City of Chicago is provided on page of this Journal.

The Area covers approximately six hundred eighty-eight (688) acres and includes
‘one hundred thirty-two (132) (full and partial) city blocks. The boundary of the
Area generally follows the following streets:

-- Cicero Avenue on the west;

-- 77% Street on the south;

-- Pulaski Road and Central Park Avenue on the east; and

--  an irregular line that follows 70" Street, 69" Street and a Chicago Belt
Railway Railroad right-of-way from Kenneth Avenue to Cicero Avenue on
the north.
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The boundaries of the Area are described in the Legal Description included as
Attachment Three of the Appendix and are geographically shown (Sub)Exhibit A,
Boundary Map of T.I.LF. Area, included in Attachment Two of the Appendix.
Existing land uses are identified on (Sub)Exhibit B, Existing Land-Use Assessment
Map, included in Attachment Two of the Appendix.

2. Description Of Current Conditions.

The Area consists of one hundred thirty-two (132) (full and partial) city blocks,
seventy-eight (78) buildings and one hundred forty-two (142) parcels covering
approximately six hundred eighty-eight (688) acres. The land-use breakdown
(shown in acres and percentages) is provided below:

Table One.

Tabulation Of Existing Land-Use.

Land-Use Land Area Percent Of Gross Percent Of Net
Gross Acres Land Area Land Area!”
Commercial 219.8 31.9 34.7
Industrial 342.3 49.7 54.0
Institutional 24.7 3.6 3.9
Vacant/Undeveloped 47.2 6.9 7.4
Sub Total -- Net Area 634.0 54.9 100.0
Public Rights-of-Way 54.4 : 7.9 NA
TOTAL: 688.4 100.0 NA

Note:

(1) Net land area exclusive of public rights-of-way.
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Much of the Area is in need of redevelopment, rehabilitation and revitalization
and is characterized by the three (3) conservation area factors that exist to a major
extent (listed below) as well as six (6) factors that exist to a minor extent
(presented later in this Plan): -

Obsolescence.

Fifty-one percent (51%) of buildings or parcels exhibited evidence of
obsolescence. Obsolescence identified in the Area includes: structures
containing vacant space, structures with design and space layouts that are no
longer suitable for their current use, parcels of limited and narrow size and
configuration and obsolete site improvements including limited provisions for
on-site parking. -

Excessive Land Coverage.

Fifty-three percent (53%) of buildings or site improvements exhibited evidence
of excessive land coverage. Examples of excessive land coverage identified in the
Area include: building or site improvements exhibiting nearly one hundred
percent (100%) lot coverage, lack of required off-street parking and inadequate
provision for loading or service areas.

Depreciation Of Physical Maintenance.

Depreciation of physical maintenance was identified on sixty-seven percent
(67%) of buildings and site improvements in the Area. Examples observed in the
Area include: unpainted or unfinished surfaces, peeling paint, loose or missing
materials, cracks in masonry construction, broken windows, loose gutters and
downspouts, and damaged building areas still in disrepair. Trash and debris
was also observed on several sites and several parking lots and paved areas
exhibited cracks and potholes in need of repair.

The Area on the whole has not been subject to growth and development through
investment by private enterprise and would not reasonably be anticipated to be
developed without the adoption of this Plan. Age and the requirements of
contemporary commercial and industrial tenants have caused portions of the Area
and its building stock to become obsolete and may result in further disinvestment

in the Area.
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Several industrial sites are underutilized and buildings that exhibit depreciation
of physical maintenance, excessive land coverage and obsolescence are present
throughout the Area. Vacant land, vacant buildings and dilapidated buildings
associated with several truck terminals are present in the northern portion of the
Area. East of Pulaski Road several buildings used for aircraft production during
World War II are deteriorated and obsolete. Portions of these buildings are
occupied but are generally underutilized. In the southern portion of the Area, the
primary structures of Ford City Mall exhibit depreciation of maintenance and
deterioration of brick on building facades. In addition, several large commercial
storefronts are vacant in the northern most structure of the Mall complex. Two
(2) of the Mall’s out-lot buildings are vacant and boarded-up and several out-lot
buildings exhibit depreciation of maintenance. :

The City and the State of lllinois (“State”) have designated a portion (eleven and
one- tenths percent (11.1%) of the gross land area) of the Area as Enterprise Zone
2. The remaining portion of the Area will not directly benefit from the Enterprise
Zone program. This designation also recognizes the significant needs of the Area
and underscores the need for public financial incentives to attract private
investment (see (Sub)Exhibit F, Enterprise Zone Map included in Attachment Two

of the Appendix).

Between 1993 and 1998, the Equalized Assessed Value (E.A.V.) of Lake
Township, the township that includes the Area, increased from Three Billion One
Hundred Million Dollars ($3,100,000,000) to Four Billion Dollars ($4,000,000,000)
according to Cook County records. This represents a gain of Nine Hundred Million
Dollars ($900,000,000) (annual average of five and eight-tenths percent (5.8%))
during this six (6) year period. Cook County and the City of Chicago experienced
E.A.V. increases of three and five-tenths percent (3.5%) and three and seven-
tenths percent (3.7%) respectively, during this same period. In 1993, the
estimated E.A.V. of the Area was One Hundred Five Million Nine Hundred
Thousand Dollars ($105,900,000). In 1998, the estimated E.A.V. of the Area was
estimated at One Hundred Fourteen Million Nine Hundred Thousand Dollars
($114,900,000). This represents an average annual growth rate of approximately
one and seven-tenths percent (1.7%) during the six (6) year period between 1993
and 1998. Therefore, the Area experienced annual growth at a rate approximately
seventy percent (70%) lower than experienced in Lake Township, approximately
fifty-one percent (51%) lower than experienced in Cook County and approximately
fifty-four percent (54%) lower than experienced in the City of Chicago during this
same period. ,
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Further, approximately two percent (2%) of the properties in the Area are
delinquent in the payment of 1995 through 1997 real estate taxes and fourteen -
(14) building code violations have been issued on fourteen (14) different buildings
since July 1 of 1994. ' '

Of the approximately seventy-eight (78) buildings and six hundred eighty-eight
(688) acres in the Area, only two (2) permits for new buildings and sixteen (16)
permits for major rehabilitation projects have been issued since July 1, 1994
according to building permit information provided by the City. The two (2) new
buildings are associated with a self-storage facility. One (1) of the major
rehabilitation permits was for an improvement to Daley College and fifteen (15)
were for interior renovations to retail space associated with Ford City Mall.
Approximately fifty-one percent (51%) of the structures in the Area are or exceed
thirty-five (35) years of age.

There is approximately one hundred seventy thousand (170,000) square feet of
vacant floor space located in seventeen (17) buildings in the Area. Vacant uses
include several vacant buildings associated with the two (2) truck terminals
located in the Area, several other industrial buildings and several out-lot buildings
and storefronts associated with Ford City Mall. A significant portion of the vacant
floor space associated with the truck terminals and industrial uses is located in
buildings that are obsolete in terms of contemporary business requirements and
building layout. - -

As part of the documentation of existing conditions in the Area a separate
analysis was performed that looked at development opportunities in the Area.
According to information provided by the Goodman Williams Group, a Chicago-
based real estate research group, the limiting development factors in the Area are
the presence of obsolete site layouts, obsolete structures and the necessity to
assemble multiple parcels to create developable sites.

These conditions have contributed to the decline of adjacent properties and
further hinder the appearance of the Area.

C. Existing Land-Use And Zoning Characteristics.
As indicated in Table One (presented earlier in this Plan), land uses in the Area are

predominately commercial and industrial. Commercial uses account for thirty-one
and nine-tenths percent (31.9%) of the gross land area (thirty-four and seven-tenths
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percent (34.7%) of the net land area) and are concentrated in the Ford City Mall
Area and near the Pulaski Road/ 70" Street intersection. Industrial uses comprise
thirty-one and nine-tenths percent (31.9%) of the gross land area (thirty-four and
seven-tenths percent (34.7%) of the net Area). Industrial uses are generally located-
in the northern and eastern sections of the Area. Daley College is located in the
eastern section of the Area and a local youth organization operates a baseball facility
in the central portion of the Area. No residential uses exist in the Area.

Zoning classifications in the Area are predominantly- a mix of industrial and
commercial categories. Zoning classifications are shown on (Sub)Exhibit D,
Generalized Existing Zoning Map included in Attachment Two of the Appendix.

D. Investigation And Analysis Of Conservation Factors.

In determining whether the proposed Area meets the eligibility requirements.of the
Act, various methods of research were utilized in addition to the field surveys. The
data includes information assembled from the sources below:

‘1. Contacts with local individuals knowledgeable of Area conditions and
history, age of buildings and site improvements, methods of construction,
real estate records and related items.

2. Aerial photographs, Sidwell block sheets, et cetera.

3. Inspection and research as to the condition of local buildings, streets,
utilities, et cetera.

4. On-site field inspection of the proposed Area conditions by experienced
property inspectors of the Consultant and others as previously noted.
Personnel of the Consultant are trained in techniques and procedures to
determine conditions of local properties, utilities, streets, et cetera and
determine eligibility of designated areas for tax increment financing.

S. Use of accepted definitions and guidelines to determine area eligibility as
established by the Illinois Department of Revenue manual in conducting
eligibility compliance review for State of [llinois Tax Increment Finance
Areas in 1988.
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6. Adherence to basic findings of need as established by the Illinois General
Assembly in establishing the Act. These are:

a. There exists in many Illinois municipalities areas that are
conservation or blighted areas, within the meaning of the Act.

b. The eradication of blighted areas and the treatment of conservation
areas by redevelopment projects are essential to the public
interest. :

C. These findings are made on the basis that the presence of blight or

conditions, which lead to blight, is detrimental to the safety,
health, welfare and morals of the public. :

In making the determination of eligibility, it is not required that each and every
property or building in the Area qualify. It is the Area as a whole that must.be
determined to be eligible and that the factors are reasonably distributed throughout
the Area.

The Act currently sets forth fourteen (14) separate factors that are to be used to
determine if an area qualifies as a “conservation area”. In addition, two (2)
thresholds must be met. For an area to qualify as a conservation area fifty percent
(50%) or more of the structures in the area must have an age of thirty-five (35) years .
or more and a combination of three (3) or more of the fourteen (14) factors must be
found to exist such that although the area is not yet a blighted area, it is
detrimental to the public safety, health, morals or welfare and may become a
blighted area.

The Act currently does not define the blight factors, but the Consultant has
utilized the definitions for these terms as established by the Illinois Department of
Revenue in their 1988 Compliance Manual. The Eligibility Study included in the
Appendix defines all of the terms and the methodology employed by the Consultant
in arriving at the conclusions as to eligibility.

Conservation Area: In addition of the age threshold that must be met, a
combination of three (3) or more of the following factors must exist for an area to
qualify as a conservation area under the Act:


http://must.be
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1. Dilapidation.
2. Obsolescence.
3. Deterio?ation.
4. Illegal use of individual structures.
5. Presence of structures below minimum code standards.
6. Abandonment.
7. Excessive Vacancies.
8. Overcrowding of structures and community facilities.
9. .Lack of ventilation, light, or sanitary facilities.
| 10. I.nadequate utilities.
11. ‘Excessive land coverage.
12. Deleterious land-use or layout.
13. bepreciation of physical maintenance.
14. Lack of community planning.
Table Two, Conservation Factors Matrix, provided on page _ of this Journal,

tabulates the condition of all improved properties in the approximately six hundred
eighty-eight (688) acre, one hundred thirty-two (132) full and partial block Area.
This Table indicates that three (3) blighting factors associated with improved land
are present to a meaningful extent and generally distributed throughout the Area.
Further discussion of the relevant eligibility considerations for the Area is included
in the Eligibility Study included as Attachment One of the Appendlx and
summarized in the discussion below:
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E. Summary Of Findings/Area Qualification.

It was determined in the investigation and analysis of conditions in the Area that
the Area qualifies as a “conservation area” under the Act. The qualifying factors that
were determined to exist in the Area are summarized later in this section. The Plan
includes measures designed to reduce or eliminate the deficiencies that cause the
Area to qualify consistent with the strategy of the City in other redevelopment
project areas.

The City and the State of Illinois (“State”) have designated a portion (eleven and
one-tenth percent (11.1%)) of the Area as Enterprise Zone 2 (see (Sub)Exhibit F,
Enterprise Zone Map included in Attachment Two of the Appendix). The remaining
portion of the Area will not directly benefit from the Enterprise Zone program.

The presence of multiple conservation area factors as listed on the following pages,
E.A.V. growth below that of the County, City and Township in recent years, vacant
buildings and underutilized sites indicates that the Area on the whole has not been
subject to growth and development as a result of investment by private enterprise
and will not be developed without action by the City. These have been previously
documented. All properties within the Area will benefit from the T.L.F. program.

The conclusion of the Consultant is that the number, degree and distribution of
eligibility factors as documented in this report warrant the designation of the Area
as a conservation area as set forth in the Act. The summary tables contained on the
following pages highlight the factors found to exist in the Area that cause it to
qualify. This evaluation was made on the basis that the factors must be present to
an extent that would lead reasonable persons to conclude that public intervention
is necessary. Secondly, the distribution of conservation area eligibility factors
throughout the Area must be reasonable so that a good area is not arbitrarily found
to qualify as a conservation area simply because of proximity to an area that
exhibits blighting factors. :

The table presented below is based upon data assembled by the Consultant. The
conclusions presented in this report are those of the Consultant. The local
governing body should review this report. The study and survey of the Area indicate
that requirements necessary for designation of the Area as a “conservation area” are
present. '

Therefore, the Area is qualified as a conservation area to be designated as a
redevelopment project area and eligible for Tax Increment Financing under the Act
(see full text of Attachment One, Eligibility Study included in the Appendix).
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1. Improved Land Statutory Factors.

10.

Eligibility Factor!”

Age?
Dilapidation
Obsolescence
Deterioration
Illegal use of individual structures

Presence of structures below minimum
code standards

Abandonment
Excessive vacancies

Overcrowding of structures and community
facilities

Lack of ventilation, light or sanitary facilities

Inadequate utilities

Notes:

4/12/2000

Existing In Area
51% of Buildings
Are or Exceed
35 Years of Age

Minor Extent
Major Extent

Minor Extent

Not Present

Minor Extent
Minor Extent

Minor Extent

Not Present
Minor Extent

Not Present

(1) Only three (3) factors are required by the Act for eligibility. Nine (9) factors are present in the Area.
Three (3) factors were found to exist to a major extent and six (6) were found to exist to a minor

extent.

(2) Age is not a factor for designation but rather a threshold that must be met before an area can
qualify as a conservation area.
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11.

12.

13.

14.

Eligibility Factor!!

Age®

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

Lack of community planning

Section VI.

Redevelopment Plan And Project.

A. Introduction.

28925

Existing In Area
51% of Buildings
Are or Exceed
35 Years of Age

Major Extent
Not Present

Major Extent

Not Present

This section presents the Plan and Project for the Area. Pursuant to the Act, when
the finding is made that an area qualifies as a conservation, blighted, combination
of conservation and blighted areas, or industrial park conservation area, a
redevelopment plan must be prepared. A redevelopment plan is deﬁned in the Act
at 65 ILCS 5/11-74.4-3(n) as:

“the comprehensive program of the municipality for development or
redevelopment intended by the payment of redevelopment project costs to reduce
or eliminate those conditions the existence of which qualified the redevelopment
project area as a ‘blighted area’ or ‘conservation area’ or combination thereof or
‘industrial park conservation area’, and thereby to enhance the tax bases of the
taxing districts which extend into the redevelopment project area.”

Notes:

(1} Only three (3) factors are required by the Act for eligibility. Nine (9) factors are present in the Area.
Three (3) factors were found to exist to a major extent and six (6) were found to exist to a minor

extent.

(2) Age is not a factor for designation but rather a threshold that must be met before an area can
qualify as a conservation area.
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B. Generalized Land-Use Plan.

The generalized land-use plan for the Area is presented on (Sub)Exhibit C,
Generalized Land-Use Plan included in Attachment Two of the Appendix.

The generalized land-use plan for the Area will be in effect upon adoption of this
Plan. This land-use plan is a generalized plan in that it outlines land-use categories
and alternative land uses that apply to each block in the Area. Existing land uses
that are not consistent with these categories may be permitted to exist. However,
T.L.F. assistance will only be provided for those properties in conformity with this
generalized land-use plan. :

The generalized land-use plan is focused on maintaining and enhancing sound
and viable existing businesses, and promoting new business development at
selected locations. The generalized land-use plan highlights areas for use as
commercial business and industrial opportunities that will enhance existing .
development and promote new development within the Area. The generalized land-
use plan designates six (6) land-use categories within the Area:

1. Commercial.

ii. Commercial Institutional.
iii. Industrial

iv.  Industrial/ Commercial.
V. Institutional.

vi.  Transportation.

These six (6) categories, and their location on the map on (Sub)Exhibit C,
Generalized Land-Use Plan included as Attachment Two of the Appendix, were -
developed from several factors: existing land-use, the existing underlying zoning
district and the land-use anticipated in the future.

Given that the Area contains no residential uses, the Land-Use Plan focuses on

commercial and industrial properties. The core of the Area that parallels the
Chicago Belt Railway railroad right-of-way is identified as industrial. The property -
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associated with Ford City Mall and the properties that front Cicero Avenue are
identified as Commercial/Industrial. Along Pulaski Road, the property associated
with Daley College is identified as Institutional and the property associated with
Ford City East Mall in the extreme southeastern corner of the Area is identified as
Commercial/Institutional. Finally, the commercial properties that exist along
Pulaski Road, between 72" and 70™ Street are identified as Commercial.

It is not the intent of the generalized land-use plan to eliminate nonconforming
uses in this Area. The intent is to prohibit the expansion of these uses and allow the
commercial and industrial nature of the Area to remain intact. It should be clearly
noted that existing uses should remain until such time that they are no longer
viable for their current use.

C. Redevelopment Projects.

To achieve the objectives proposed in the Plan, a number of projects and activities
will need to be undertaken. An essential element of the Plan is a combination of
private projects, public projects and infrastructure improvements. All
redevelopment project activities shall be subject to the provisions of the City’s
ordinances and applicable codes as may be in existence and may be amended from
time to time. Projects and activities necessary to implement the Plan may include
the following:

1. Private Redevelopment Projects.

Rehabilitation of existing properties including adaptive reuse of certain
existing buildings built for one (1) use but proposed for another use (so
long as such rehabilitation can comply with applicable City codes and the
Generalized Land-Use Plan contained herein). New construction or
reconstruction of private buildings at various locations as permitted by the
Plan.

2. Public Redevelopment Projects.

Public projects and support activities will be used to induce and
complement private investment. These may include, but are not limited to:
street improvements; public building rehabilitation; land assembly and site
preparation; street work; transportation improvement programs and
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facilities; public utilities (water, sanitary and storm sewer facilities);
environmental clean-up; park improvements; school improvements;

- landscaping; traffic signalization; promotional and improvement programs;

signage and lighting, as well as other programs as may be provided by the
City and permitted by the Act.

" Property Assembly.

Property assembly in accordance with this Plan may be undertaken by the
private sector. Additionally, the City may encourage the preservation of
buildings that are structurally sound and compatible with the overall
redevelopment of the Area. '

To meet the goals and objectives of the Plan, the City may acquire and
assemble property throughout the Area. (Sub)Exhibit F-1, Land
Acquisition Map located in Attachment Two of the Appendix, indicates the
parcels currently proposed to be acquired for clearance and redevelopment

- in the Project Area. (Sub)Exhibit F-2, Property To Be Acquired By City,

also included in Attachment Two of the Appendix, portrays the acquisition
properties in more detail. Parcels of land may be acquired for the purposes
of land assembly for future redevelopment. Site preparation may include
demolition of existing improvements and environmental remediation,
where appropriate.

The City may acquire and assemble property throughout the Area. Land
assemblage by the City may be by purchase, exchange, donation, lease,
eminent domain or through the Tax Reactivation Program and may be
acquired for the purposes of (a) sale, lease or conveyance to private
developers, or (b) sale, lease, conveyance or dedication for the construction
of public improvements or facilities. Furthermore, the City may require
written 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.

- The City may demolish improvements, remove and grade soils and prepare

sites with soils and materials suitable for new construction. Acquisition,
clearance and demolition will, to the greatest extent possible, be timed to
coincide with redevelopment activities so that tax-producing
redevelopment closely follows site clearance.
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The City may (a) acquire any historic structure (whether a designated City
or State landmark or on, or eligible for, nomination to the National Register
of Historic Places); (b) déemolish any non-historic feature of such structure;
and (c) incorporate any historic structure or historic feature into a
development on the subject property or adjoining property.

In connection with the City exercising its power to acquire real property
not currently identified on (Sub)Exhibit F-1 or listed in (Sub)Exhibit F-2,
including 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 City Council of the City. Acquisition of such real property as may
be authorized by the City Council does not constitute a change in the
nature of the Plan.

For properties described on (Sub)Exhibit F-1, Land Acquisition Map and
listed on (Sub)Exhibit F-2, located in Attachment Two of the Appendix, the
acquisition of occupied properties by the City shall commence within four
(4) years from the date of the publication of the ordinance approving the
Plan. Acquisition shall be deemed to have commenced with the sending
of an offer letter. After expiration of this four (4) year period, the City may.
acquire such property pursuant to the Plan under the Act according to its
customary procedures described above.

Relocation assistance may be provided in order to facilitate redevelopment
of portions of the Area and to meet the other City objectives. Businesses
or households legally occupying properties to be acquired by the City may
be provided with relocation advisory and/or financial assistance as
determined by the City. :

The estimated costs associated with the eligible redevelopment projects are
presented in Table Three, Estimated Redevelopment Project Costs shown below.
These are projects that are necessary to carry out the Plan for the Area and to
address the needs identified in preparing this Plan. :
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Table Three.

Estimated Redevelopment Project Costs.

Activity - Cost!
1. - Planning, Legal, Professional Services, $ 2,000,000
Administrative, Marketing
2. Property Assembly; Site Clearance, Clean-Up; 4,800,000
"~ Site Preparation and Environmental Remediation
3. - Rehabilitation Costs and 20,000,000
' Leasehold Improvements :
4. Public Works or Improvements 3,000,000
S. Job Training, Retraining, Welfare to Work 3,700,000
- and Day Care
6. Taxing Districts’ Capital Costs : 5,000,000
7. Relocation Costs 1,000,000
8.  Interest Subsidy 3,500,000
*TOTAL REDEVELOPMENT PROJECT COSTS: $43,000,000

(1) Further descriptions of costs are provided in Section VII of this Plan. Certain costs contained in
this table will become eligible costs as of November 1, 1999 pursuant to an amendment to the Act.

* In addition to the above stated costs, each issue of bonds issued to finance a phase of the project
may include an amount of proceeds sufficient to pay customary and reasonable charges associated
with the issuance of such obligations, including interest. Adjustments to the estimated line item
costs above are expected and may be made by the City without amendment to the Plan. Each
individual project cost will be re-evaluated in light of projected private development and resulting
incremental tax revenues as it is considered for public financing under the provisions of the Act.
The totals of line items set forth above are an upper estimate of expenditures. Adjustments may
be made in line items within the total and may be made without amendment to the Plan. The City
may incur Redevelopment Project Costs which are paid for from the funds of the City other than
incremental taxes, and the City may then be reimbursed for such costs from incremental taxes.
In no instance, however, shall such additions or adjustments result in any increase in the total
redevelopment costs without further amendment to this Redevelopment Plan.
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This estimate includes reasonable or necessary costs incurred or estimated to be
incurred in the implementation of this Plan. Some of the costs listed in Table Three,
Estimated Redevelopment Project Costs will become eligible costs under the Act
pursuant to an amendment to the Act which will become effective November 1,
1999. In no instance, however, shall such additions or adjustments result in any
increase in the total redevelopment costs without further amendment to this
Redevelopment Plan.

The City proposes to achieve its redevelopment goals and objectives for the Area
through the use of public financing techniques including, but not limited to tax
increment financing. The City also reserves the right to undertake additional
activities and improvements authorized under the Act.

The City may enter into redevelopment agreements or intergovernmental
agreements with private entities or public entities to construct, rehabilitate,
renovate or restore private or pubhc improvements on one (1) or several parcels
(collectively referred to as “Redevelopment Projects”). Redevelopment agreements:
‘may contain terms and provisions that are more specific than the general principles
set forth in this Plan and which may include affordable housing requirements.

D.. Assessment Of 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 Area 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 major taxing districts presen'tly. levy taxes against properties located
within the 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
of protecting and preserving open space in the City and County for the education,
pleasure and recreation of the public.
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Metropolitan Water Reclamation District Of Greater Chicago. This district
provides the main trunk lines for the collection of wastewater from cities; villages
and towns, and for the treatment and disposal thereof.

Chicago Community College District 508. This district is a unit of the State
of Illinois’ system of public community colleges, whose objective is to meet the
educational needs of residents of the City and other students seeking higher
education programs and services. Daley College is located in the Area and -
identified on (Sub)Exhibit A, Boundary Map of T.L.F. Area included as Attachment

- Two of the Appendix. '

Board Of Education Of The City 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 (12") grade. No schools are located in the Area.

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. No public parks are located in the .
Area.

.Chicago School Finance Authoﬁty. The Authority was created in 1974 to .
exercise oversight and control over the financial affairs of the Board of Education. -

City 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; bu11d1ng,
housing and zoning codes, et cetera.

City Of Chicago Library Fund. The Chicago Library District operates and
maintains seventy-nine (79) libraries throughout the City of Chicago.

The extent of the land-use changes discussed previously are not likely to result in
significant new service demands from the City and other taxing districts. In
addition, no residential land uses are identified in the Area.

The City finds that the financial impact on taxing districts of the City
implementing the Plan and establishing the Area is not significant and that the Plan
and Area will not result in significant increased demand for facilities or services from
any taxing district. The replacement of vacant and underutilized properties with
new development may cause some increased demand for services and/or capital
improvements. These services are provided by the Metropolitan Water Reclamation
District (M.W.R.D.) and the City (fire and police protection as well as sanitary
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collection, recycling, et cetera). It is not anticipated that the demand for increased
services and facilities will be significant because nearly all of the Area is currently
developed or was developed at one time and is currently receiving services via the
existing infrastructure. Any increase in demand can be adequately handled by
existing facilities of the M.W.R.D.. Likewise, services and facilities of the City of
Chicago are adequate to handle any increased demand that may occur.

The major goals of this Plan are to: revitalize and restore existing business areas;
assemble tracts of land for new private business development; accomplish the
planned program of public improvements; achieve new business in-fill development
wherever possible and address the needs identified herein which cause the Area to
qualify for T.I.LF. under the Act. Existing built-up areas are proposed to be
revitalized and stabilized. Revitalization is not anticipated to result in a need for
new facilities or expanded services from area taxing bodies. -

The costs presented in Table Three, Estimated Redevelopment Project Costs, have
included a limited portion of costs associated with capital improvement projects for
Area taxing jurisdictions. The City will monitor the progress of the Plan and its
future impacts on all local taxing bodies. In the event significant adverse impacts
are identified that increase demand for facilities or services in the future, the City
will consider utilizing tax increment proceeds or other revenues, to the extent they
are available to assist in addressing needs that are in conformance with this Plan.

The Area represents a very small portion (approximately zero and thirty-five
hundredths percent (0.35%)) of the total tax base of the City. In recent years, E.A.V.
in the Area has not been growing at a rate consistent with that of Lake Township,
the City and Cook County as previously noted. Hence, the taxing bodies will benefit
from a program designed to stabilize the tax base in the Area, stabilize tax revenues
and attract new growth and development in the future.

E. Prior Efforts.

Efforts by public entities to check decline in the Area have been limited. Several
of the streets in the Area are private streets and are in need of repair. The majority
of the public efforts have been directed toward on-going maintenance of public
streets on the periphery of the Area. These efforts have not been directed to
eliminating the factors that cause the Area to qualify as aredevelopment area. Each
of these prior efforts involved area residents, elected officials, businesses and
neighborhood groups. In addition, as part of the process of preparing this Plan
several community meetings were held and elicited comments and input from those
residing near or doing business in the Area.
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Each of the efforts outlined previously were directed at specific major public
improvements in the Area. However, broader efforts that address Area-wide issues

are needed:
- eliminate blighting factors;
- redevelop abandoned sites;

-- improve transportation services, including street improvements, provision
of or improvement to centralized parking areas and incorporation of
vehicular traffic and safety measures;

- initiate employment training programs so as to better prepare the labor
force working in the Area for employment opportunities; -

-- undertake physical improvements to improve the appearance, 1mage and
' marketablhty of the Area; and

- encourage other proposals that can create long-term economic life and
stability.

Section VIL

Statutory Compliance And Implementation Strategy.

The development and follow through of an implementation strategy is an essential
element in achieving the success of this Plan. In order to maximize program
efficiency and to take advantage of current developer interest in the Area, and with
full consideration of available funds, a phased implementation strategy will be
employed. '

A combination of private investments and projects and public improvements and
projects is an essential element of the Plan. In order to achieve this end, the City
may enter into agreements with public entities or private developers, where deemed
appropriate by the City, to facilitate public or private projects. The City may also
contract with others to accomplish certain public projects and activities ‘as
contained in this Plan.

Costs that may be incurred by the City in implementing this Plan may include,
without limitation, project costs and expenses that may be eligible under the Act,
as amended from time to time, including those costs that are necessary and related
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or incidental to those listed below as currently permitted by the Act. Some of the
costs listed below will become eligible costs under the Act pursuant to an
amendment to the Act which will become effective November 1, 1999:

1.

Costs of studies, surveys, development of plans and specifications,
implementation and administration of the Plan including but not limited
to staff and professional service costs for architectural, engineering, legal,
marketing sites within the Area to prospective businesses, developers and
investors, financial, planning or other services.

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, site preparation, site improvements that serve as
an engineered barrier addressing ground level or below ground
environmental contamination, including, but not limited to parking lots
and other concrete or asphalt barriers, and the clearing and grading of
land. '

Costs of rehabilitation, reconstruction or repair or remodeling of existing
public or private buildings, fixtures and leasehold improvements.

The cost of replacing an existing public building if pursuant to the
implementation of a redevelopment project the existing public building is
to be demolished to use the site for private investment or devoted to a
different use requiring private investment and the cost of construction of
public works or improvements. '

Cost of job training and retraining projects including the costs of “welfare
to work” programs implemented by businesses located within the
redevelopment project area.

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 thereunder, including
interest accruing during the estimated period of construction of any
redevelopment project for which such obligations are issued and for not
exceeding thirty-six (36) months thereafter and including reasonable -
reserves related thereto.

To the extent the City by written agreement accepts and approves the
same, all or a portion of a taxing district’s capital costs resulting from the
redevelopment project necessarily incurred or to be incurred (consistent
with statutory requirements) within the taxing district in furtherance of
the objectives of the Plan and Project.
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Relocation costs to the extent that a municipality determines that
relocation costs shall be paid or is required to make payment of relocation
costs by federal or state law. :

Payments in lieu of taxes.

Costs of job training, retraining, 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 (1) or more taxing districts, provided that such costs: (i) are related to
the establishment and maintenance of additional job training, advanced -
vocational education or career education programs for persons employed

or to be employed by employers located in a Redevelopment Project Area,;

(ii) when incurred by a taxing district or taxing districts other than the .
municipality, are set forth in a written agreement by or among the

municipality and the taxing district or taxing districts, which agreement

describes the program to be undertaken, including but not limited to the

number of employees to be trained, a description of the training and

services to be provided, the number and type of positions available or.to
be available, itemized costs of the program and sources of funds to pay for

the same, and the term of the agreement. Such costs include, specifically,

the payment by community college districts of costs pursuant to Sections

3-37, 3-38, 3-40 and 3-40.1 of the Public Community College Act (as

defined in the Act) and by school districts of costs pursuant to Sections

10-22.20a and 10-23.3a of the School Code (as defined in the Act).

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

(A) such costs are to be paid directly from the special tax allocation
fund established pursuant to the Act; and

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

(C) if there are not sufficient funds available in the special tax
allocation fund to make the payment pursuant to this paragraph
(11) then the amounts so due shall accrue and be payable when
sufficient funds are available in the special tax allocation fund;
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12.

13.

14.

(D) the total of such interest payments paid pursuant to this Act may
not exceed thirty percent (30%) of the total: (i) cost paid or incurred
by the redeveloper for the redevelopment project plus (ii)
redevelopment project costs excluding any property assembly costs
and any relocation costs incurred by a municipality pursuant to
this Act; and

(E) the thirty percent (30%) limitation in (B) and (D) above may be
increased to up to seventy-five percent (75%) of the interest cost
incurred by a redeveloper for the financing of rehabilitated or new
housing for low-income households and very low-income
households, as defined in Section 3 of the Illinois Affordable
Housing Act. ' :

An elementary, secondary or unit school district’s increased costs
attributable to assisted housing units as provided in the Act.

Up to fifty percent (50%) of the cost of construction, renovation and/or
rehabilitation of all low- and very low-income housing units (for ownership
or rental) as defined in Section 3 of the Illinois Affordable Housing Act. If
the units are part of a residential redevelopment project that includes
units not affordable to low- and very low-income households, only the low-
and very low-income units shall be eligible for this benefit under the Act.

The cost of day-care services for children of employees from low-income
families working for businesses located within the redevelopment project
area and all or a portion of the cost of operation of day-care centers
established by redevelopment project area businesses to serve employees

from low-income families working in businesses located in the

redevelopment project area. For the purposes of this paragraph, “low-.
income families” means families whose annual income does not exceed
eighty percent (80%) of the City, county or regional median income,
adjusted for family size, as determined from time to time by the United

~ States Department of Housing and Urban Development.

A. Most Recent Equalized Assessed Valuation.

The purpose of identifying the most recent equalized assessed valuation (E.A.V.)
of the Area is to provide an estimate of the initial E.A.V. which the Cook County
Clerk will certify for the purpose of annually calculating the incremental E.A.V. and
incremental property taxes of the Area. The 1998 E.A.V. of all taxable parcels in the
Area is approximately One Hundred Fourteen Million Nine Hundred Thousand
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Dollars ($114,900,000). This total E.A.V. amount, by P.I.N., is summarized in 1998
Estimated E.A.V. by Tax Parcel included as Attachment Four of the Appendix. The
E.A.V. is subject to verification by the Cook County Clerk. After verification, the
final figure shall be certified by the Cook County Clerk, and shall become the
Certified Initial E.A.V. from which all incremental property taxes in the Area will be
calculated by Cook County. .

B. Redevelopment Valuation.

Contingent on the adoption of this Plan, it is anticipated that several major private
developments and/or improvements may occur within the Area. The private
redevelopment investment and anticipated growth that will result from
redevelopment and rehabilitation activity in this Area is expected to increase the
equalized assessed valuation to approximately One Hundred Thirty-five Million
Dollars ($135,000,000) to One Hundred Forty Million Dollars ($140,000,000). This
is based, in part, upon an assumption that the vacant buildings and vacant land in
the Area will be improved and increase in assessed value. These actions will
stabilize values in the remainder of the area and further stimulate rehabilitation and
expansion of existing viable businesses.

C. Sources Of Funds.

The primary source of funds to pay for Redevelopment Project Costs associated
with implementing the Plan shall be funds collected pursuant to tax increment
allocation financing to be adopted by the City in connection with the Plan. Under
such financing, tax increment revenue resulting from increases in the E.A.V. of
property in the Area shall be allocated to a special fund each year (the “Special Tax
Allocation Fund”). The assets of the Special Tax Allocation Fund shall be used to
pay Redevelopment Project Costs and retire. any obligations incurred to finance
Redevelopment Project Costs. :

In order to expedite the implementation of the Plan and construction of the public
improvements and projects, the City of Chicago, pursuant to the authority granted
to it under the Act, may issue bonds or other obligations to pay for the eligible
redevelopment project costs. These obligations may be secured by future revenues
to be collected and allocated to the Special Tax Allocation Fund. 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. :
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If available, revenues from other economic development funding sources, public
or private, will be utilized. These may include City, state and federal programs, local
retail sales tax, applicable revenues from any adjoining tax increment financing
areas, and land disposition proceeds from the sale of land in the Area, as well as
other revenues. The final decision concerning redistribution of yearly tax increment
revenues may be made a part of a bond ordinance.

In the future, the Area may be contiguous to, or be separated only by a public
right-of-way from, other redevelopment project areas created under the Act. The
City may utilize net incremental property taxes received from the Area to pay eligible
redevelopment project costs, or obligations issued to pay such costs, in other.
contiguous redevelopment project areas, or those separated only by a public right-
of-way, and vice versa. The amount of revenue from the Area made available to
support such contiguous redevelopment project areas or areas separated only by a
public right-of-way, when added to all amounts used to pay eligible Redevelopment
Project Costs within the Area, shall not at any time exceed the total Redevelopment
Project Costs described in this Plan.

The Area may become contiguous to, or be separated only by a public right-of-way
from, redevelopment project areas created under the Industrial Jobs Recovery Law
(65 ILCS 5/11-74.6-1, et seq.), as amended. 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
Area, the City may determine that it is in the best interests of the City and in
furtherance of the purposes of the Plan that net revenues from the 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 Area to pay
eligible Redevelopment Project Costs (which are eligible under the Industrial Jobs
Recovery Law referred to above) in any such areas, and vice versa. Such revenues
may be transferred or loaned between the Area and such areas. The amount of
revenue from the Area so made available, when added to all amounts used to pay
eligible redevelopment project costs within the Area or other areas as described in
the preceding paragraph, shall not at any time exceed the total Redevelopment
Project Costs described in Table Three of this Plan.

D. Nature And Term Of Obligation.

Without excluding other methods of City or private financing, a major source of
funding will be those deposits made into the Special Tax Allocation Fund of monies
received from the taxes on the increased value (above the initial equalized assessed
value) of real property in the Area. These monies may be used to repay private or
public sources for the expenditure of funds made as Redevelopment Project Costs
for applicable public or private redevelopment activities noted above, or may be used
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to amortize T.I.F. Revenue obligations, issued pursuant to this Plan, for a term not
to exceed twenty (20) years bearing an annual interest rate as permitted by law.
Revenues received in excess of one hundred percent (100%) of funds necessary for
the payment of principal and interest on the bonds and not needed for other
redevelopment project costs or early bond retirements may be declared as surplus .
and become available for distribution annually to the taxing bodies to the extent
that this distribution of surplus does not impair the financial viability of the project
or the bonds. One (1) or more bond issues may be sold at any time in order to

implement this Plan. :

E. Completion Of Redevelopment Project And Plan.

The redevelopment project shall be completed, and all obligations issued tofinance .
redevelopment costs shall be retired, no later than December 31 of the year in which -
the payment to the City treasurer as provided in the Act is to be made with respect .
to ad valorem taxes levied in the twenty-third (23™) calendar year following the year -
in which the ordinance approving this redevelopment project area is adopted (by -
December 31, 2024).

F. Commitment To Fair Employment Practices, Affirmative Action Plan And
Affordable Housing. : :

‘The C1ty is committed to and will affirmatively implement the followmg principles
in redevelopment agreements with respect to this Plan:

1. 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, et cetera, without regard to race, color, religion, sex, age,
handicapped status, national origin, creed or ancestry.

2. Redevelopers will meet City of Chicago standards for participation of .
Minority Business Enterprises and Woman Business Enterprises and the

City Resident Construction Worker Employment Requirement as required

in redevelopment agreements; provided, however, that some or all of these
 requirements may be waved or reduced for developers who are
participating in one of the City’s small business improvement programs.

3. This commitment to affirmative action will ensure that all members of the -
protected groups are sought out to compete for all job openings and
promotional opportunities.
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4. The City requires that developers who receive T.I.F. assistance for market
rate housing set aside twenty percent (20%) of the units to meet
affordability criteria established by the City’s Department of Housing.
Generally, this means the affordable for-sale units should be priced at a
level that is affordable to persons earning no more than one hundred
twenty percent (120%) of the area median income, and affordable rental
units should be affordable to persons earning no more than eighty percent
(80%) of the area median income.

In order to implement these principles, the City shall require and promote equal
employment practices and affirmative action on the part of itself and its contractors
and vendors. In particular, parties engaged by the City shall be required to agree to
the principles set forth in this section (except as noted above).

G. Housing Impact And Related Matters.

The Area contains no residential structures or structures containing residential
units. Therefore, no residential units will be acquired and no residents will be
displaced as a result of this Plan.

H. Amending The Redevelopment Plan.

This Plan may be amended in accordance with the provisions of the Act.

I. Conformity Of The Plan For The Area To Land Uses Approved By The
Planning Commission Of The City.

This Plan and the Project described herein include the generalized land uses set
forth on the Generalized Land-Use Plan, as approved by the Chicago Plan
Commission prior to the adoption of the Plan by the City of Chicago.

[Attachment Three -- Legal Description referred to in this Greater Southwest
Industrial Corridor (West) Tax Increment Financing Redevelopment
Plan and Project Revision Number 1 constitutes Exhibit “C”
to the ordinance and is printed on pages 28989 through
28996 of this Journal.]
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[(Sub)Exhibit “A” of Attachment Two -- Maps and Plan Exhibits referred
to in this Greater Southwest Industrial Corridor (West) Tax
Increment Financing Redevelopment Plan and Project
Revision Number 1 constitutes Exhibit “E” to the
ordinance and is printed on page 28998
of this Journal.]

[(Sub)Exhibits “B”, “C”, “D”, “E”, “F-1” and “F-2” of Attachment Two -- Maps.
and Plan Exhibits referred to in this Greater Southwest Industrial
Corridor (West) Tax Increment Financing Redevelopment Plan
. and Project Revision Number 1 are printed on pages
28972 through 28977 of this Journal.]

" [Attachment Four -- 1998 Estimated E.A.V. By Tax Parcel referred to
in this Greater Southwest Industrial Corridor (West) Tax
Increment Financing Redevelopment Plan and Project
Revision Number 1 is printed on pages 28978
through 28981 of this Journal.]

[T.ILF. Boundaries for the Midway Redevelopment Area, Location Map
and Table 2 referred to in this Greater Southwest Industrial
Corridor (West) Tax Increment Financing Redevelopment
Plan and Project Revision Number 1 is printed on
pages 28982 through 28984 of this Journal.]

Attachme‘nt One -- Eligibility Study referred to in this Greater Southwest Industrial
Corridor (West) Tax Increment Financing Redevelopment Plan and Project Revision
Number 1 reads as follows:
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Attachment One.
(To Greater Southwest Industrial Corridor (West) Tax Increment
Financing Redevelopment Plan And Project Revision Number 1)

Eligibility Study.

The Greater Southwest Industrial Corridor (West)
Tax Increment Financing
Redevelopment Plan And Project

City Of Chicago
Richard M. Daley
Mayor

October 25, 1999
Revised March 15, 2000.

L

Introduction.

P.G.A.V. Urban Consulting (the “Consultant”) has been retained by the City of
Chicago (the “City”) to prepare a Tax Increment Financing Redevelopment Plan and
Project for the proposed redevelopment project area known as the Greater
Southwest Industrial Corridor (West) Redevelopment Area (the “Area”). Prior to
preparation of the Plan, the Consultant undertook various surveys and
investigations of the Area to determine whether the Area, containing all or part of
one hundred thirty-two (132) full or partial City blocks and approximately six
hundred eighty-eight (688) acres, qualifies for designation as a tax increment
financing district, pursuant to the Illinois Tax Increment Allocation Redevelopment
Act, 65ILCS 5/11-74.4-1, et seq., as amended (the “Act”). This report summarizes
the analyses and findings of the Consultant’s work. This assignment is the
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responsibility of P.G.A.V. Urban Consulting who has prepared this Eligibility Study
with the understanding that the City would rely: 1) on the findings and conclusions |
of this Eligibility Study in proceeding with the designation of the Area as a
redevelopment project area under the Act, and 2) on the fact that P.G.A.V. Urban
Consulting has obtained the necessary information to conclude that the Area can
be designated as a redevelopment project area in compliance with the Act.

Following this introduction, Section II presents background information for the
Area including the geographic location, description of current conditions and area
data; Section III documents the building condition assessment and qualifications
of the Area as a conservation area and as a vacant blighted area under the Act.
Section IV, Summary and Conclusions, documents the findings of the Eligibility
Study.

II

Background Information.

'A. Location And Size Of Area.

The Greater Southwest Industrial Corridor Redevelopment Project Area (hereafter
referred to as the “Area”) is located on the southwest side of the City of Chicago
(“City”). The northern limits of the Area are approx1mate1y thirteen (13) miles
southwest of the central business district.

The Area covers approximately six hundred 'eighty—éight (688) acres and includes
one hundred thirty-two (132) (full and partial) city blocks. The boundary of the Area
generally follows the following streets:

-~ Cicero Avenue on the west;
-- 77" Street on the south;

-- Pulaski Avenue and Central Park Avenue on the east; and

--  an irregular line that follows 70" Street, 69" Street and a Chicago Belt
* Railroad right-of-way from Kenneth Avenue to Cicero Avenue on the north.
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The Area encompasses a number of large commercial and industrial sites near the

* Ford City retail and industrial complex south of Midway Airport. The boundaries
of the Area are shown on (Sub)Exhibit A, Boundary Map of T.I.F. Area included in

Attachment Two of the Appendix. :

B. Description Of Current Conditions.

The Area contains seventy-eight (78) buildings and approximately one hundred
forty-two (142) parcels covering approximately six hundred eighty-eight (688) acres.
Of the approximately six hundred eighty-eight (688) acres in the Area, the land-use

- breakdown (shown in acres and percentages) is shown on the following page.

Much of the Area is in need of redevelopment, rehabilitation and revitalization and
is characterized by: ~

-- the predominance (fifty-one percent (51%)) of structures that are thirty-five
(35) years of age or older;

-- obsolescence (fifty-one percent (51%)) of buildings or structures);
-- excessive land coverage (fifty-three percent (53%) of buildings or site

improvements); and depreciation of physical niaintenance (sixty-seven
percent (67%) of structures or site improvements).

Table One.

.Tabulation Of Existing Land-Use.

Land-Use Land Area Percent Of Gross Percent Of Net
' Gross Acres Land Area Land Area'”
Commercial 219.8 31.9 34 7
Industrial 342.3 49.7 54.0

Note:

(1) Net land area exclusive of public right-of-way.

.
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Land-Use Land Area Percent Of Gross Percent Of Net
Gross Acres Land Area Land Area'V
Institutional 24.7 3.6 3.9
Vacant/Undeveloped 47.2° 6.9 74
Subtotal -- Net Area 634.0 549 -100.0
Public Rights-of-Way 54.4 7.9 : NA
TOTAL: o 688.4 100.0 NA

The Area on the whole has not been subject to growth and private investment .
consistent with surrounding areas and is not expected to do so without the adoption
of the Plan. Age and the requirements of contemporary commercial and industrial
tenants have caused portions of the Area and its building stock to become obsolete
and may result in further private disinvestment in the Area.

Currently several sites in the Area are vacant, underutilized, or exhibit structures
that are deteriorated and in several cases dilapidated. Many structures in the Area
exhibit depreciation of physical maintenance, deterioration and obsolescence.
Several industrial sites are underutilized and buildings that exhibit depreciation of .
physical maintenance, excessive land coverage and obsolescence are present
throughout the Area. :

Vacant land, vacant buildings and dilapidated buildings associated with several
truck terminals are present in the northern portion of the Area. East of Pulaski
Road several buildings used for aircraft production during World War II are
deteriorated and obsolete. Portions of these buildings are occupied but are generally
underutilized. In the southern portion of the Area, the primary structures of Ford
City Mall exhibit depreciation of maintenance and deterioration of brick on building
facades. In addition, several large commercial storefronts are vacant in the northern
most structure of the Mall complex. Two (2) of the Mall’s out-lot buildings are
vacant and boarded-up and several out-lot buildings exhibit depreciation of
maintenance.

Note:

(1} Net land area exclusive of public right-of-way.
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In several instances, obsolescence and excessive land coverage issues are related
to the age and presence of buildings that were constructed for specialized
-construction uses (truck terminals, several buildings associated with World War II
era aircraft manufacturing, et cetera).  This has caused an inability of some Area
properties to provide contemporary commercial and industrial buildings and sites
and has contributed to a decline of industrial properties in the Area. Approximately
one hundred seventy thousand (170,000) square feet of vacant floor space in
seventeen (17) buildings was observed in the Area.

The City and the State of Illinois (“State”) have designated a portion eleven and
one-tenths percent (11.1%) of the gross land area) of the Area as Enterprise Zone 2.
(see (Sub)Exhibit E, Enterprise Zone Map included in Attachment Two of the
Appendix). The Enterprise Zone designation only covers a portion of the Area. The -
remaining portion of the Area will not directly benefit from the Enterprlse Zone
program.

The Area also encompasses the western portion of the Greater Southwest
Industrial Corridor. Industrial development in the Corridor began during the 1940s.
Industrial structures dating back to this time are present in the Area. In the 1960s,

- “the Ford City Mall was developed on a portion of the former Ford site. Several of the
remaining buildings associated with the former Ford factory are still utilized today.
However, several of these structures are underutilized. Major employers in the Area

- are Sweetheart Cup, Commonwealth Edison, Peoples Gas, Daley College and several
Federal Government installations.

Between 1993 and 1998, the Equalized Assessed Value (E.A.V.) of Lake Township,
the township that includes the Area, increased from Three Billion One Hundred
Million Dollars ($3,100,000,000) to Four Billion Dollars ($4,000,000,000) according
to Cook County records. This represents a gain of Nine Hundred Million Dollars
($900,000,000) (annual average of five and eight-tenths percent (5.8%)) during this
six (6) year period. Cook County and the City of Chicago experienced E.A.V.
increases of three and five-tenths percent (3.5%) and three and seven-tenths percent
(3.7%) respectively during this same period. In 1993, the estimated E.A.V. of the
Area was One Hundred Five Million Nine Hundred Thousand Dollars
($105,900,000). In 1998, the estimated E.A.V. of the Area was estimated at One
Hundred Fourteen Million Nine Hundred Thousand Dollars ($114,900,000). This
represents an average annual growth rate of approximately one and seven-tenths
percent (1.7%) during the six (6) year period between 1993 and 1998. Therefore, the
Area experienced annual growth at a rate approximately seventy percent (70%) lower
than experienced in Lake Township, approximately fifty-one percent (51%) lower
than experienced in Cook County and approximately fifty-four percent (54%) lower
than experienced in the City of Chicago during this same period.
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Further, approximately two and zero-tenths percent (2.0%) of the properties in the
Area are delinquent in the payment of 1995 through 1997 real estate taxes and
“fourteen (14) building code violations have been issued on fourteen (14) different
-buildings since July 1, of 1994. Of the approximately seventy-eight (78) buildings
and six hundred eighty-eight (688) acres in the Area, only two (2) permits for new
buildings and sixteen (16) permits for major rehabilitation projects have been
issued since July 1, 1994 according to building permit information provided by
the City. The two (2) new buildings are associated with a self-storage facility. One
(1) of the major rehabilitation permits was for an improvement to Daley College
(which did not increase the E.A.V. of the Area) and fifteen (15) were for interior
renovations to retail space associated with Ford City Mall. Approximately fifty-one
percent (51%) of the structures in the Area are or exceed thirty-five (35) years of age.

It is clear from the study of this Area and documentation in this Eligibility Study
(long-term vacancies, properties that are tax delinquent, absence of new private
development occurring, E.A.V. growth in recent years below that of surrounding
areas, et cetera) that private revitalization and redevelopment has not occurred.to
overcome the blighted conditions that currently exist. The Area is not reasonably
expected to be developed without the aggressive efforts and leadership of the City,
including the adoption of the Plan. "

"C. Area Data And Profile.
Public Transportation.

A description of the transportation network of the Area is provided to document
access to the Area and the existing availability of public transportation to identify
future potential needs of the Area. C.T.A. bus lines and direct connection service
to C.T.A. train station locations provides the Area with reasonable commuter
transit alternatives.

C.T.A. Bus And Transit Routes.
The Area is served by several C.T.A. bus routes. These routes include:
-- North/South Routes.

-- ° 'Route 54B and Routes 379 -- 385: Cicero Avenue.

-- Route 5S3A: Pulaski Road.
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-- East/West Routes.
-- Route 67: 71% Street.

-- Route 79: 79" Street.

Route 54B and Routes 379 -- 385 (Cicero Avenue) connect with the C.T.A.
Orange Line at the new Midway Station north of the Area. Route 54B (Cicero
A