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Your Committee on Finance, having had under consideration a substitute 
ordinance approving a redevelopment plan for the 1051

h Street and Vincennes 
Avenue 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, Haithcock, Tillman, Preckwinkle, Hairston. Beavers, 
Stroger, Beale, Pope. Balcer, Frias, Olivo, Burke, T. Thomas. Coleman, L. Thomas, 
Murphy, Rugai. Troutman. DeVille, Munoz, Zalewski. Chandler. Solis, Ocasio, 
Burnett, E. Smith. Carothers. Suarez, Matlak, Mell, Austin, Banks, Mitts, Allen, 
Laurino, O'Connor, Doherty, Natarus, Daley, Hansen, Shiller, M. Smith, Moore -- 44. 

Nays-- None 

Alderman Beavers moved to reconsider the foregoing vote. The motion was lost. 

The following is said ordinance as passed : 

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/ 1 1-74.4- 1, et seq. (1993), as 
amended (the "Act"). for a proposed redevelopment project area to be known as the 
1051h Street and Vincennes Avenue 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 
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WHEREAS. Pursuant to Sections 5/ 1 1-74.4-4 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 July 8, 1997; and 

WHEREAS, The Plan (including the related eligibility report attached thereto as an 
exhibit) was made available for public inspection and review pursuant to Section 
5/ 11-74.4-5(a) of the Act beginning May 13, 1997, at a time prior to the adoption 
by the Commission of Resolution 97-CDC-52 on May 13, 1997 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/ 11-7 4.4-6 
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 May 14, 1997, by publication in the Chicago Sun-Times 
on June 9, 1997 and June 11. 1997, and by certified mail to taxpayers within the 
Area on June 25, 1997; and 

WHEREAS, A meeting of the joint review board established pursuant to Section 
5/11-74.4-S(b) of the Act (the "Board") was convened upon the provision of due 
notice under the Act on May 28, 1997 at 10:00 A.M., concerning the approval ofthe 
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 97 -CDC-67 attached hereto as Exhibit B, adopted on July 8, 1997. 
recommending to the City Council approval of the Plan, among other related 
matters; and 

WHEREAS, After the Hearing, certain changes have been made to the Plan (which 
changes are reflected in the Plan attached hereto as Exhibit A) and, pursuant to 
Section 5/ 11-74.4-5(a) of the Act, notice of such changes was given by mail to each 
affected taxing district within th~ Area and by publication in the Chicago Sun Times 
not less than ten (1 0) days prior to the adoption of this ordinance; and 

WHEREAS, The Corporate Authorities have reviewed the Plan (including the 
related eligibility report attached thereto as an exhibit), 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 
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generally informed of the conditions existing in the Area; now, therefore, 

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

SECTION l. 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/ll-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 more than twenty-three (23) years from the date 
of the adoption of the ordinance approving the designation of the Area as a 
redevelopment project area, and, as required pursuant to Section 5/ 1 1-7 4.4-7 of 
the Act, no such obligation shall have a maturity date greater than twenty years 
(20) years. 

SECTION 4 . Approval Of The Plan. The City hereby approves the Plan 
pursuunt to Section 5/ 1 l-74.4-4 of the Act. 

SECTION 5. Powers Of Eminent Domain. In compliance with Section 5/ 1 1-
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 
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State of Illinois ) 
)SS. 

County of Cook ) 
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Exhibit "B". 
(fo Ordinance) 

Certificate. 

10/3/2001 

I. Darlene Cowan the duly authorized, qualified and Assistant Secretary of the 
Community Development Commission of the City of Chicago, and the custo~lian of 
the records thereof. do hereby certify that I have compared the attached copy of a 
resolution adopted by the Community Development Commission of the City of 
Chicago at a Regular Meeting held on the eighth l81h) day of July, 1997, with the 
original resolution adopted at said meeting and recorded in the minutes of the 
Commission, and do hereby certify that said copy is a true, correct and complete 
transcript of said resolution. 

Dated this ninth (9") day of July, 1997. 

(Signed) Darlene Cowan 
Assistant Secretary 

Resolution 97-CDC-67 referred to in this certificate reads as follow: 

Community Development Commission 
Of The 

City Of Chicago 

ResolutiQn 97-CDC-67 

Recommending To 

The City Council Of The City Of Chicago 
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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 is printed 
on page 67666 of this Journal.) 

Exhibits "A". "B". "C" and "D" referred to in this ordinance read as follows : 

Exhibit "A". 
(To Ordinance) 

1 OS" Street And Vincennes A venue 

Tax Increment Financing 

Redevelopment Project And Plan 

L 

Introduction . 

The City of Chicago (the "City") is recognized throughout the world as the urban 
center of America's heartland, serving as a focal point of commerce, industry. 
finance. culture and education. The City is known for its economic wealth and 
vitality as well as its diverse population. eclectic neighborhoods and rich cultural 
heritage. 
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The subject of this report is an approximately fifty-seven and eight-tenths (57 .8) 
acre area located along the east side of Vincennes Avenue, between 103rd Street and 
107tb Street in the Washington Heights Community Area. Located approximately 
eleven (11) miles south of the City's "Loop", the Washington Heights Community 
Area reflects much of the culture and diversity for which the City is known. 

Settlement of the Washington Heights Community Area began in the 1860s, when 
railroad workers began to inhabit "the Crossing" of the Rock Island Railroad and the 
Panhandle Line (Pittsburgh, Cincinnati, Chicago and St. Louis Railroad) near the 
intersection of 103rd Street and Vincennes Avenue. The combination of excellent 
rail transportation and available land attracted the Chicago Bridge and Iron Works 
Company (CB& I) to the Crossing. This company provided jobs and a way of life to 
Washington Heights residents for more than eighty (80) years. The suburb of 
Washington Heights grew quickly around the railroad station and was annexed to 
Chicago in 1890. Washington Heights remained largely vacant until housing booms 
in the 1920s and again following World War II which resulted in the construction 
of primarily single-family homes. By 1950, the area reached residential maturity 
and by 1970 population reached an all time high ofthirty-six thousand live hundred 
forty (36,540). In the past decade, Washington Heights has lost four thousand 
(4,000) residents for a total of thirty-two thousand one hundred fourteen (32, 114) 
persons. 

Washington Heights continues to be a middle class neighborhood. Three-fourths 
(%)of the existing units are single-family structures and owner occupied. However, 
the community area lost housing units for the flrst time in the 1980s because 
virtually no new structures were built to replace demolitions over the decade. The 
site of the former Chicago Bridge and Iron Works Company spans four (4) city 
blocks, has been vacant for more than twenty (20) years and virtually no new 
private development or rehabilitation has occurred on the site or in the area 
immediately surrounding it. 

As part of a strategy to encourage managed growth and stimulate private 
investment on the site of the former Chicago Bridge and Iron Works Company and 
in the surrounding area, Trkla, Pettigrew, Allen & Payne, Inc. ("T.P.A.P.") was 
engaged to investigate whether an approximately fifty-seven and eight-tenths (57 .8) 
acre area qualities for the use of tax increment financing ("T.I.F."). The area under 
investigation is generally bordered by 103rd Street on the north, the extension of the 
Dan Ryan Expressway (I-57) on the east, 107th Street on the south, and Vincennes 
Avenue on the west and is referred to as the 105" Street and Vincennes Avenue Tax 
Increment. Financing RerleVf~lopment Project AreA (the "Project Arer~"). 

The Project Area, described in more detail below, has not been subject to growth 
and development through investment by private enterprise and is not reasonably 
expected to be developed without the efforts and leadership of the City. 
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This Redevelopment Plan (defined below) summarizes the analyses and findings 
of the consultants' work, which, unless otherwise noted, is the responsibility of 
T.P.A.P. and was completed with the assistance of Maura Development Co .. The 
City of Chicago is entitled to rely on the findings and conclusions of this Plan in 
designating the Redevelopment Project Area as a redevelopment project area under 
the Act (defined below). T.P.A.P. has prepared this Redevelopment Plan and the 
related eligibility study with the understanding that the City would rely (i) on the 
findings and conclusions of the Redevelopment Plan and the related eligibility study 
in proceeding with the designation of the Redevelopment Project Area and the 
adoption and implementation of the Redevelopment Plan, and (ii) on the fact that 
T.P.A.P. has obtained the necessary information so that the Redevelopment Plan 
and the related eligibility study will comply with the Act. 

A. Tax Increment Financing 

In January, 1977, T.I.F. was made possible by the Illinois General Assembly 
through passage of the Tax Increment Allocation Redevelopment Act (the" Act"). The 
Act is found in Illinois Compiled Statutes, Chapter 65, Act 5, Section 11-74.4-1, et 
seq., as amended. 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 fmance redevelopment proj~ct costs 
(sometimes referred to as "Project Costs" or "Redevelopment Project Costs") with 
incremental property tax revenues. "Incremental Property Tax" or "Incremental 
Property Taxes" are derived from the increase in the current equalized assessed 
valuation ("E.A.V.") of real property within the Project Area over and above the 
"Certified Initial E.A.V." of the 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 Project Costs, a municipality may issue obligations secured by 
estimated 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: (a) net revenues of all or part of any 
redevelopment project; (b) taxes levied and collected on any or all property in the 
municipality; (c) the full faith and credit of the municipality; (d) a mortgage on part 
or all of the redevelopment project; or (e) any other taxes or anticipated receipts that 
the municipality may lawfully pledge. 

Tax increment financing does not generate tax revenues by increasing tax rates; 
it generates revenues by allowing the municipality to capture, temporarily, the new 
tax revenues generated by the enhanced valuation of properties resulting from the 
municipality's redevelopment project, improvements and activities, various 
redevelopment projects, and the reassessment of properties. 
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Under T.I.F .. 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 surplus Incremental Property Taxes 
when annual Incremental Property Taxes received exceed any principal and il}terest 
obligations for that year and expected redevelopment project cost expenditures 
necessary to implement the Redevelopment Plan. Taxing districts also benefit from 
the increased property tax base after Project Costs and obligations are paid. 

B. 105" Street And Vincennes Avenue Tax Increment Financing Redevelopment 
Project Area. 

The 105" Street and Vincennes Avenue Tax Increment Redevelopment Project 
Area (the "Project Area") consists of an area of approximately fifty-seven and eight­
tenths (57 .8) acres, including perimeter and interior streets. The area also contains 
one (1) active rail line servicing both Metra commuter and freight trains and one (1) 
vacated rail line. The Project Area is located along the western edge of the 
Washington Heights community area on the City's south side and is generally 
bordered on the north by 103rd Street: on the east by the I-57 Expressway right-of­
way; on the south by 1 07" Street; and on the west by Vincennes Avenue, including 
the small triangular block bordered by Charles Street and 104th Street. The smaller 
triangular block is included in the Project Area because its condition is more similar 
to those found in the Project Area than in the adjacent residential areas. Figure 1, 
Project Area Boundary, illustrates the boundary of the Project Area. 

While the internal street system is deficient, access to the Project Area from the 
surrounding community is generally good from all directions. Vincennes Avenue, 
107th Street and 103rd Street provide access to the surrounding community as well 
as to the I-57 Expressway. 

The Project Area consists of eight (8) irregularly shaped tax blocks. three (3) of 
which contain exempt parcels and five (5) of which contain taxable parcels. The 
largest of these blocks is comprised of one (1) large parcel formerly the site of the 
Chicago Bridge and Iron Works Company. The irregular shape of the blocks within 
the Project Area is due primarily to the diagonal alignments of Vincennes Avenue 
and the Rock Island and Pacific Railroad, a rail line currently operated by Metra. 
While the Project Area is predominantly vacant, the Metra Commuter Station is 
located north of 104th Street, within the boundaries of the Project Area. 

In general. the Project Area is characterized by a large portion of vacant and 
underutilized land, deteriorated and obsolete buildings, extensive fly dumping, and 
the presence of building debris, high weeds and junk storage. The internal street 
system is fragmented and deficient, and there is an overall lack of sidewalks, curbs 
and gutters throughout the Project Area. 



10/3/2001 REPORTS OF COMMI'ITEES 67589 

In addition to the two (2) diagonal rights-of-way highlighted above, several other 
factors have influenced the overall shape and character of the Project Area. First, 
construction of the I-57 Expressway along the eastern edge of the Project Area 
effectively cut off the Project Area from the residential neighborhood and tJ:le typical 
grid street pattern located to the east. Second, closure of the Chicago Bridge and 
Iron Works Company more than twenty (20) years ago resulted in a large vacant 
parcel in the heart of the Project Area. Third, removal of the former Pittsburgh, 
Cincinnati, Chicago & St. Louis Railroad, which bisects the Project Area in a 
northwest to southeast direction, resulted in additionalvacant land. Fourth, vacant 
parcels are widely scattered throughout the remaining blocks within the Project 
Area. Finally, the small triangular block bordered by Charles Street, Vincennes 
Avenue and 104" Street is characterized by vacancies, obsolescence and physical 
deterioration . 

The Project Area is dominated by the former Chicago Bridge and Iron Works plant 
site . A combination of long-term vacancy, weather damage, lack of building 
maintenance, fly dumping, and the existence of old foundations and other building 
remains and debris has resulted in extreme deterioration and a negative impact on 
adjacent property. 

C. 105th Street And Vincennes Avenue Tax Increment 
Redevelopment Project And Plan. 

Financing 

As evidenced in Section VI. the Project Area as a whole has not been subject to 
growth and development through private investment. Furthermore, it is not 
reasonable to expect that the Project Area will be redeveloped without the use of 
T.I.F. 

This 105" Street and Vincennes Avenue Tax Increment Financing Redevelopment 
Project and Plan (the "Redevelopment Plan") has been formulated in accordance 
with the provisions of the Act and is intended to guide improvements and activities 
within the Project Area in order to stimulate private investment in the Project Area. 
The goal of the City, through the implementation of this Redevelopment Plan, is that 
the entire Project Area be revitalized on a comprehensive and planned development 
basis in order to ensure that private investment in rehabilitation and new 
development occurs: 

I . on a coordinated rather than piecemeal basis to ensure that the land-use, 
pedestrian access, vehicular circulation, parking, service and urban design 
systems are functionally integrated and meet present-day principles and 
standards; 

2. on a reasonable, comprehensive and integrated basis to ensure that the 
factors of blight are eliminated ; 
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3. within a reasonable and defined time period so that the area may 
contribute productively to the economic vitality of the City; and 

4. with a reasonable mix of new development and rehabilitation which 
supports and takes advantage of labor, financial institutions, and other 
resources or needs to be served within the community. 

The Redevelopment Plan sets forth the overall Redevelopment Project to be 
undertaken to accomplish the above-stated goal. During the implementation of the 
Redevelopment Project, the City may, from time to time, (i) undertake or cause to 
be undertaken public improvements and activities as described in Section V of this 
Redevelopment Plan and (ii) enter into redevelopment agreements with private 
entities to construct, rehabilitate, renovate or restore private improvements on one 
or several parcels (collectively referred to as "Redevelopment Project"). 

The Redevelopment Plan specifically describes the Project Area and sets forth the 
blighting factors which qualify the Project Area for designation as a blighted area as 
defined in the Act. 

Successful implementation of this Redevelopment 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 Project Area. 
Only through the utilization of T.I.F . will the Project Area develop on a 
comprehensive and coordinated basis, thereby eliminating the conditions of blight 
which have precluded development of the Project 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 Project Area. These improvements, activities and investments will benefit 
the City, its residents , and all taxing districts having jurisdiction over the Project 
Area. The anticipated benefits include: 

an increased property tax base ansmg from new residential and 
commercial development and the rehabilitation of existing buildings; 

elimination of problem conditions in the Project Area as well as general 
physical improvement and upgrading of properties; 

increased opportunities for affordable housing within the City; 

remediation of environmental contamination and the removal of a potential 
hazard to the health, safety and welfare of the surrounding community; 
and 
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increased job opportunities during the construction portions of the 
Redevelopment Project. 

II . 

Legal Description. 

The boundaries of the Project Area have been carefully drawn to include only 
those contiguous parcels of real property and improvements substantially benefited 
by the proposed Redevelopment Project to be undertaken as part of this 
Redevelopment Plan. The boundaries are shown in Figure 1, Project Area 
Boundary, and are generally described below: 

The Project Area is generally bordered on the north by 103rd Street; on the east 
by the I-57 Expressway right-of-way: on the south by 107th Street; and on the west 
by Vincennes Avenue, including the small triangular block bordered by Charles 
Street and 104th Street. 

The boundaries of the Project Area are legally described as follows: 

that part of the northwest quarter of Section 1 7, Township 37 North, Range 
14 East of the Third Principal Meridian taken as a tract and more particularly 
described as follows: beginning at the point of intersection of the south right­
of-way line of 107th street with the westerly right-of-way line of Vincennes 
Avenue; thence northeasterly on the last described line to its intersection with 
the westerly right-of-way line of Charles Street; thence northwesterly on the 
last described line to its intersection with the north right-of-way line of 104th 
Street: thence easterly on the last described line to its intersection with the 
westerly right-of-way line of Vincennes Avenue; thence northeasterly on the 
last described line to its intersection with the easterly right-of-way line of the 
former Pittsburgh Cincinnati, Chicago & St. Louis Railroad; thence 
southeasterly on the last described line to the north right-of-way line of 105th 
Street: thence easterly on the last de.scribed line to its intersection with the 
westerly right-of-way line of Interstate 57 Expressway: thence southerly on the 
last described line to its intersection with the south right-of-way line of 107th 
Street; thence westerly on the last described line to the point of beginning, all 
in Cook County, Illinois. 
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III. 

Eligibility Conditions. 

The results summarized in this section are more fully described in a separate 
report which presents the definition, application and extent of the blight factors in 
the Project Area. The report, prepared by T.P.A.P. and entitled "105th Street and 
Vincennes Avenue Tax Increment Financing Redevelopment Project Area Eligibility 
Study". is attached as Exhibit II to this Redevelopment Plan . 

A. Project Area Eligibility. 

Based upon surveys. inspections and analyses conducted by T.P.A.P .. the Project 
Area qualifies as a "blighted area" within the requirements of the Act. The Project 
Area is characterized by the presence of a combination of five (5) or more of the 
blight factors listed in the Act for improved areas. rendering the area detrimental 
to the public safety. health and welfare of the citizens of the City. Specifically, 

of the fourteen (14) factors for "improved" blighted areas as set forth in the 
Act, nine (9) are present to a major extent and one (1) is present to a minor 
extent; 

these ten (10) factors are reasonably distributed throughout the entire 
Project Area; 

the entire Project Area is impacted by and shows the presence of these ten 
(1 0) factors; 

of the seven (7) criteria for "vacant" blighted areas as set forth in the Act, 
three (3) are present within the Project Area; 

the Project Area includes only real property and improvements 
substantially benefited by the Redevelopment Project. 

B. Surveys And Analyses Conducted. 

The blight factors found to be present in the Project Area are based upon surveys 
and analyses conducted by T.P.A.P. The surveys and analyses conducted include: 

I. exterior survey of the condition and use of each building; 

2. site surveys of streets, alleys. sidewalks. lighting. curbs and gutters, 



10/3/2001 REPORTS OF COMMITTEES 67593 

traffic, parking facilities, landscaping, fences and walls and general 
property maintenance: 

3. analysis of existing uses and their relationships: 

4 . comparison of current land-use to current zoning ordinance and the 
current zoning map: 

5. comparison of exterior building conditions to property maintenance codes 
of the City; 

6. analysis of original and current platting and building size and layout; 

7. analysis of vacant sites and vacant buildings: and 

8. review of previously prepared plans, studies and data. 

w. 
Redevelopment Goals And Policies. 

Comprehensive and coordinated area-wide investment in new public and private 
improvements and facilities is essential for the successful redevelopment of the 
Project Area and the elimination of conditions that have impeded redevelopment of 
the Project Area in the past. Redevelopment of the Project Area will benefit the City 
through improvements in the physical environment, an increased tax base, 
additional construction employment andjob training opportunities and an increase 
in the residential population of the Project Area. 

This section identities the general goals and objectives adopted by the City for 
redevelopment of the Project Area. Section V of this Redevelopment Plan presents 
more specific objectives for development and design within the Project Area, and 
describes the redevelopment activities the City intends to undertake to achieve the 
redevelopment goals and objectives presented in this section. 

A. General Goals . 

Listed below are the general goals adopted by the City for redevelopment of the 
Project Area. These goals provide overall focus and direction for this Redevelopment 
Plan. 
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J. An improved quality of life in the Project Area, the Washington Heights 
Community Area and the City through the elimination of the influences 
and manifestations of physical and economic deterioration and 
obsolescence within the Project Area. 

2. An environment within the Project Area which will contribute more 
positively to the health, safety and general welfare of the City, and 
preserve or enhance the value of properties adjacent to the Project Area. 

3. An increased real estate tax base for the City and other taxing districts 
having jurisdiction over the Project Area. 

B. Redevelopment Objectives. 

Listed below are the redevelopment objectives which will guide planning decisions 
regarding redevelopment within the Project Area. 

I . Reduce or eliminate those conditions which qualify the Project Area as a 
blighted area. These conditions are described in detail in Exhibit II to this 
Redevelopment Plan. 

2. Encourage a high quality appearance of buildings, rights-of-way, and open 
spaces and encourage high standards of design. 

3. Strengthen the economic well-being of the Project Area and the City by 
increasing taxable values and affordable housing opportunities. 

4. Assemble land into parcels of sufficient shape and size for disposition and 
redevelopment in accordance with the Redevelopment Plan and 
contemporary development needs and standards. 

5. Create an environment which stimulates private investment in new 
construction and rehabilitation. 

6. Provide needed improvements or facilities in proper relationship to the 
projected demand for such facilities and in accordance with present-day 
design standards for such facilities. 

7. Provide needed incentives to encourage a broad range of improvements in 
preservation, rehabilitation and new development. 

8. Create new job opportunities for city residents utilizing appropriate job 
training and hiring programs. 
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9. Establish job training and job readiness programs to provide residents of 
the City with the skills necessary to secure jobs in the Project Area during 
the construction period. 

10. Provide opportunities for women and minority businesses to share in the 
redevelopment of the Project Area. 

v 

Redevelopment Project. 

This section presents the Redevelopment Project anticipated to be undertaken by 
the City and by private entities in furtherance of this Redevelopment Plan. The 
Redevelopment Project described in this Redevelopment Plan and pursuant to the 
Act includes the overall redevelopment concept, development and design objectives, 
a description of redevelopment improvements and activities, a general land-use 
plan, estimated redevelopment project costs, a description of sources of funds to 
pay estimated redevelopment project costs, a description of obligations that may be 
issued, identification of the most recent E.A.V. of properties in the Project Area, and 
an estimate of future E.A.V. 

A. Overall Redevelopment Concept. 

The Project Area should be redeveloped as a cohesive and distinctive urban 
neighborhood. It should consist of residential developments with diverse services 
and amenities; limited commercial development that is compatible with surrounding 
residential uses; and a range of open space and pedestrian amenities. 

The Project Area should be served by a street system and public transportation 
facilities that provide safe and convenient access to and circulation within the 
Project Area. New development should be served by a street network that reflects 
and extends the traditional grid street system which exists in surrounding areas. 

The Project Area should be characterized by a planned network of open spaces 
and public amenities and facilities which will organize and provide focus to the 
Project Area. An open space network should be crealed which links resiueulial 
areas, parks and public spaces, landscaped streets and surrounding neighborhood 
amenities. 

The Project Area should have a coherent neighborhood design and character. 
Individual developments should be visually and physically linked together. The 
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Project Area should respect Chicago's traditional neighborhood form which is 
characterized by a grid pattern of streets, buildings facing the street, and a human 
scale that is attractive and inviting for pedestrians . 

The Project Area should become an attractive and desirable "neighborhood of 
choice" which provides new affordable housing opportunities, and complements the 
sound existing community areas located nearby. 

B. Development And Design Objectives 

Listed below are the specific development and design objectives which will assist 
the City in directing and coordinating public and private improvement and 
investment within the Project Area in order to achieve the general goals and 
objectives identified in Section IV of this Redevelopment Plan. 

Land-Use, 

Promote comprehensive, area-wide redevelopment of the Project Area as 
a planned and cohesive urban neighborhood. 

Remove or minimize physical barriers and other impediments to unified 
development. 

Promote quality new residential developments throughout the Project 
Area. 

Provide sites for a wide range of affordable housing types. 

Promote housing types that accommodate a diverse mix of households and 
income levels . 

Allow for limited and compatible commercial development in selected 
locations. 

Promote commercial uses that support the needs of the area's residents 
and employees . 

Ensure a sensitive transition between residential and non-residential 
developments in order to minimize conflicts between different land uses. 

Encourage maintenance and upgrading of existing commercial and 
industrial uses . 

Locate parks, open spaces and other community facilities within walking 
distance of residential developments . 
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Transportation And Infrastructure. 

Maintain and extend the grid pattern of streets and blocks that_exists in 
surrounding areas. 

Improve street connections between the Project Area and surrounding 
neighborhoods to the east and west. 

Improve east/west circulation to and through the Project Area. 

Improve north/ south circulation through the Project Area. 

Provide improved at-grade rail crossings at 107th, 105th and 104th Streets. 

Upgrade infrastructure throughout the Project Area. 

Open Space And Pedestrian Facilities . 

Develop new neighborhood parks in the vicinity of and easily accessible 
from new residential developments . 

Provide community parks to help serve the population within the 
surrounding area. 

Provide well-defined and safe pedestrian connections between residential 
developments within the Project Area, and between the Project Area and 
nearby neighborhood destinations . 

Urban Design. 

Establish a distinctive and cohesive visual identity for the Project Area . 

Ensure that all new development reflects Chicago's traditional grid pattern 
of streets and blocks. 

Ensure high quality and harmonious architectural and landscape design 
throughout the Project Area. 

Enhance the appearance of the Project Area by landscaping the streets 
and creating areas for pedestrian activity. 

Preserve buildings with historic and architectural value. 
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Require new developments to respect the architectural character and scale 
of the surrounding community. 

Provide distinctive design features, including landscaping and sign!ige, at 
the major entryway's into the Project Area. 

Screen the Men-a-Chicago, Rock Island and Pacific Railroad corridor 
through the use of berming and landscaping. 

C. Redevelopment Improvements And Activities . 

The City proposes to achieve its redevelopment goals and objectives for the Project 
Area through the use of public financing techniques including, but not limited to, 
tax increment financing, to undertake some or all of the activities and 
improvements authorized under the Act, including the activities and improvements 
described below. The City also maintains the flexibility to undertake additional 
activities and improvements authorized under the Act, if the need for activities or 
improvements change as redevelopment occurs in the Project Area. 

The City may enter into redevelopment agreements with public or private entities 
for the furtherance of this Redevelopment Plan. Such redevelopment agreements 
may be for the assemblage of land; the construction, rehabilitation, renovation or 
restoration of improvements or facilities; the provision of services; or any other 
lawful purpose. Redevelopment agreements may contain terms and provisions 
which are more specific than the general principles set forth in this Redevelopment 
Plan and which include affordable housing requirements as described in Section 
V.E.2, Estimated Redevelopment Project Costs. 

I. Property Assembly . 

Property acquisition and land assembly by the private sector in 
accordance with this Redevelopment Plan will be encouraged by the City. 
Additionally, the City may encourage the preservation of buildings that are 
basically sound and are located so as not to impede the overall 
redevelopment of the Project Area. To meet the goals and objectives of this 
Redevelopment Plan, the City may acquire and assemble property 
throughout the Project Area. Land assemblage by the City may be by 
purchase, exchange, donation, lease or eminent domain and may be for 
the purpose of (a) sale, lease or conveyance to private developers, or (b) 
sale, lease, conveyance or dedication for the construction of public 
improvements or facilities. Furthermore, the City may require written 
redevelopment agreements with developers before acquiring any 
properties. 



10/3/2001 REPORTS OF COMMITTEES 67599 

As appropriate, the City may devote acquired property to temporary uses 
until such property is scheduled for disposition and redevelopment. 

-
The City may demolish improvements, remove and grade soils and prepare 
sites with soils and materials suitable for new construction. Clearance 
and demolition will, to the greatest extent possible, be timed to coincide 
with redevelopment activities so that tracts of land do not remain vacant 
for extended periods and so that the adverse effects of clearance activities 
may be minimized. 

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) demolish 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. 

2. Relocation . 

Much of the Project Area consists of vacant land and underutilized 
buildings and relocation activities by the City are not currently 
anticipated. However, in the event that active businesses or other 
occupants are displaced by the public acquisition of property, they may be 
relocated and may be provided with financial assistance and advisory 
services. Relocation services in conjunction with property acquisition will 
be provided in accordance with City policy. 

3. Provision Of Public Works Or Improvements . 

The City may provide public improvements and facilities that are 
necessary to service the Project Area in accordance with this 
Redevelopment Plan and the comprehensive plan for development of the 
City as a whole. Public improvements and facilities may include, but are 
not limited to, the following : 

a) Streets And Utilities 

A range of individual roadway, utility and related improvement 
projects, from repair and resurfacing to major construction or 
reconstruction, may be undertaken. 
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b) Parks, Open Space And Landscaping. 

Improvements to existing or future parks, open spaces and public 
plazas may be provided and a range of public improve~ents, 
including, the construction of public walkways, screening the 
active railroad through berming, landscaping, lighting and general 
beautification improvements which may be provided for the use of 
the general public. 

4. Rehabilitation Of Existing Buildings 

The City will encourage the rehabilitation of buildings that are basically 
sound and/ or historically significant, and are located so as not to impede 
the Redevelopment Project. 

5. Job Training And Related Educational Programs . 

Programs designed to increase the skills of the labor force to take 
advantage of the employment opportunities within the Project Area may 
be implemented. 

6. Taxing Districts Capital Costs 

The City may reimburse all or a portion of the costs incurred by certain 
taxing districts in the furtherance of the objectives of this ~edevelopment 
Plan. 

7. Interest Subsidies 

Funds may be provided to developers or redevelopers for a portion of 
interest costs incurred by a developer or 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 (1) year may not exceed thirty percent 
(30%) of the annual interest costs incurred by the developer or 
redeveloper with respect to the redevelopment project during that 
year; 

(c) if there are not sufficient funds available in the special tax 
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allocation fund to make the payment, then the amounts so due 
shall accrue and be payable when sufficient funds are available in 
the special tax allocation fund; and 

(d) the total of such interest payments paid pursuant to the Act may 
not exceed thirty percent (30%) of the total (i) costs paid or 
incurred by a developer or redeveloper for a redevelopment project 
plus (ii) redevelopment project costs excluding any property 
assembly costs and any relocation costs incurred by the City 
pursuant to the Act. 

8. Analysis, Administration, Studies, Surveys, Legal. Et Cetera. 

The City, developers, or redevelopers may undertake or engage 
professional consultants, engineers. architects, attorneys, et cetera to 
conduct various analyses, studies, surveys, administration or legal 
services to establish, implement and manage this Redevelopment Plan. 

D. General Land-Use Plan 

Figure 2 presents the General Land-Use Plan that will be in effect upon adoption 
of this Redevelopment Plan. 

As indicated in Figure 2, the Project Area should be redeveloped as a planned and 
cohesive urban neighborhood providing sites for a range of housing types, limited 
commercial and industrial development, and parks and open space. The various 
land uses should be arranged and located so that there is a sensitive transition 
between residential and non-residential developments in order to minimize conflicts 
between different land uses. 

The Land-Use Plan divides the Project Area into live {5) subareas, each of which 
would be suitable for a somewhat different mix of uses and scale and character of 
development. 

Subarea 1 includes the major portion of the Project Area, and is generally 
bounded by 107th Street on the south: Throop Street on the east: 104" 
Street on the north; and the Metra railroad on the west. Subarea 1 also 
includes the vacated rail line right-of-way between 104th Street and 105" 
Street, This subarea should be devoted primarily to planned residential 
development. A wide variety of housing types and styles could be 
accommodated, provided they are compatible with adjacent developments 
and are consistent with the overall objectives for the Project Area. Parks 
and institutional uses could also be appropriate in selected locations. 
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Subarea 2 includes the properties along the east side of Throop Street, 
between 107th and 105" Streets and includes the portion of the vacated 
rail line right-of-way between 105" and 1061h Streets. This subarea would 
be suitable for residential development similar to that permitt.ed in 
Subarea 1; parks, playgrounds and open spaces; public and institutional 
uses; or limited and compatible commercial development. 

Subarea 3 includes the triangular area east of the vacated rail line right­
of-way, between 105th Street and 106" Street and encompasses the 
existing industrial use at this location. While the existing use could 
remain, the site and building should be upgraded and improved, and the 
property screened and buffered from the adjacent residential area. If this 
property is redeveloped, it should be devoted to residential uses, similar 
to that recommended for Subarea 1. 

Subarea 4 includes the small triangular block along the west side of 
Vincennes Avenue, just south of 104th Street. This subarea would be 
suitable for small-scale new commercial development; public uses; off­
street parking; or public open space. The existing fire station building has 
historic interest and adaptive reuse of this structure should be 
encouraged. 

Subarea 5 includes the triangular area generally bounded by 103rd Street 
on the north; Vincennes Avenue on the west; 104th Street on the south; 
and the eastern boundary of the vacated rail line right-of-way on the east. 
This subarea includes the Metra commuter station building and the 
vacated rail line right-of-way between 103rd Street and 1041

h Street. While 
the existing use should remain, additional parking should be considered 
for Metra commuters. 

E. Redevelopment Project Costs 

The various redevelopment expenditures which are eligible for payment or 
reimbursement under the Act are reviewed below. Following this review is a list of 
estimated redevelopment project costs which are deemed to be necessary to 
implement this Redevelopment Plan (the "Redevelopment Project Costs"). 

l. Eligible Redevelopment Project Costs. 

Redevelopment project costs include the sum total of all reasonable or 
necessary costs incurred, estimated to be incurred, or incidental to this 
Redevelopment Plan pursuant to the Act. Such costs may include, 
without limitation, the following: 



10/3/2001 REPORTS OF COMMITTEES 67603 

a) Costs of studies, surveys, development of plans and specifications, 
implementation and administration of the redevelopment plan 
including but not limited to, staff and professional service costs for 
architectural, engineering, legal, marketing, financial, planning or 
other services, provided that no charges for professional services 
are based on a percentage of the tax increment collected; 

b) 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, and the clearing and grading of 
land; 

c) Costs of rehabilitation, reconstruction or repair or remodeling of 
existing public or private buildings and fixtures; 

d) Costs of the construction of public works or improvements; 

e) Costs of job training and retraining projects; 

f) Financing costs including, but not limited to, all necessary and 
incidental expenses related to the issuance of obligations and 
which may include payment of interest on any obligations issued 
hereunder accruing during the estimated period of construction of 
any redevelopment project for which such obligations are issued 
and for a period not exceeding thirty-six (36) months following 
completion and including reasonable reserves related thereto ; 

g) All or a portion of a taxing district's capital costs resulting from a 
redevelopment project necessarily incurred or to be incurred in 
furtherance of the objectives of the redevelopment plan and project 
to the extent the municipality by written agreement accepts and 
approves such costs; 

h) 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; 

i) Payment in lieu of taxes as defined in the Act; 

j) Costs of job training, advanced vocational education or career 
education, including but not limited to, courses in occupational. 
semi-technical or technical fields leading directly to employment, 
incurred by one (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 
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education programs for persons employed or to be employed by 
employers located in a redevelopment project area; and {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 3-3 7, 3-38, 3-40 and 3-40.1 of the Public Community 
College Act (as cited in the Act) and by school districts of costs 
pursuant to Sections 10-22.20a and 10-23.3a of the School Code 
(as cited in the Act): 

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

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

2. such payments in any one {1) 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; 

3. if there are not sufficient funds available in the special tax 
allocation fund to make the payment pursuant to this 
provision, then the amount so due shall accrue and be 
payable when sufficient funds are available in the special 
tax allocation fund; and 

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

1) Unless explicitly provided in the Act, the cost of construction of 
new privately-owned buildings shall not be an eligible 
redevelopment project cost. 
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If a special service area has been established pursuant to the Special 
Service Area Tax Act, [35 ILCS 235/0.01, et seq.] then any tax increment 
revenues derived from the tax imposed pursuant to the Special Service 
Area Tax Act may be used within the redevelopment project an~a for the 
purposes permitted by the Special Service Area Tax Act as well as the 
purposes permitted by the Act. 

2. Estimated Redevelopment Project Costs 

A range of redevelopment activities and improvements will be required to 
implement this Redevelopment Plan. The activities and improvements and 
their estimated costs (1997 dollars) are set forth in Exhibit I of this 
Redevelopment Plan. 

Redevelopment Project Costs described in this Redevelopment Plan are 
intended to provide an upper estimate of expenditures. Within this upper 
estimate, adjustments may be made in line items without amending this 
Redevelopment Plan. 

It is City policy to require 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 units should be priced at a level that is affordable to households with 
incomes of eighty percent (80%) to one hundred twenty percent (120%) of the area 
median income. 

F. Sources Of Funds To Pay Redevelopment Project Costs 

Funds necessary to pay for Project Costs and secure municipal obligations issued 
for such costs are to be derived partially from Incremental Property Taxes. Other 
sources of funds which may be used to pay for Project Costs or secure municipal 
obligations are land disposition proceeds, state and federal grants, investment 
income, private financing and other legally permissible funds the municipality may 
deem appropriate. Also. the City may permit the utilization of guarantees. deposits 
and other forms of security made available by private sector developers. 
Additionally. the City may utilize revenues, other than State sales tax increment 
revenues. received under the Act from one redevelopment project area for eligible 
costs in another redevelopment project area that is either contiguous to, or is 
separated only by a public right-of-way from. the redevelopment project area from 
which the revenues are received. 
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G. Issuance Of Obligations. 

The City may issue obligations secured by Incremental Property Taxes pursuant 
to Section 1 1-7 4.4-7 of the Act. To enhance the security of a municipal obligation 
the City may pledge its full faith and credit through the issuance of general 
obligation bonds. Additionally, the City may provide other legally permissible credit 
enhancements to any obligations issued pursuant to the Act. 

All obligations issued by the City pursuant to this Redevelopment Plan and the Act 
shall be retired in the year 2020. Also, the final maturity date of any such 
obligations which are issued may not be later than twenty (20) years from their 
respective dates of issue. One (1) or more series of obligations may be sold at one 
( 1) or more times in order to implement this Redevelopment Plan. Obligations may 
be issued on a parity or subordinated basis. 

In addition to paying Redevelopment Project Costs, Incremental Property Taxes 
may be used for the scheduled retirement of obligations, mandatory or optional 
redemptions, establishment of debt service reserves and bond sinking funds and 
any other lawful purpose. To the extent that Incremental Property Taxes are not 
needed for these purposes, any excess Incremental Property Taxes shall then 
become available for distribution annually to taxing districts having jurisdiction 
over the Project Area in the manner provided by the Act. 

H. Valuation Of The Project Area 

l. Most Recent E.A.V. Of Properties In The Project Area . 

The most recent E.A.V. of all taxable parcels in the Project Area is 
estimated to total One Million Two Hundred Seventy-nine Thousand Five 
Hundred Seventy-three Dollars ($1,279,573). This E.A.V. is based on 
2000 E.A.V. and is subject to verification by the County Clerk. After 
verification, the final figure shall be certified by the County Clerk of Cook 
County, Illinois. This certified amount shall become the Certified Initial 
E.A.V. from which all Incremental Property Taxes in the Project Area will 
be calculated by the County. The 2000 E.A.V. of the Project Area is 
summarized by tax parcel in Table 1, 2000 E.A.V. by Tax Parcel. 

2. Anticipated Equalized Assessed Valuation. 

By the year 2008 (Collection Year 2009) and following the completion of 
the Redevelopment Project, the E.A.V. of the Project Area is estimated to 
total between Five Million Nine Hundred Thousand Dollars ($5,900,000) 
and Six Millions Six Hundred Thousand Dollars ($6,600,000). This 
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estimate is based on several key assumptions. including: 1) 
redevelopment of the Project Area will occur in a timely manner; 2) The 
E.A.V. of existing development and new development will inflate at the rate 
of two percent (2%) per annum; 3) two hundred (200) housing units of a 
mixed variety will be constructed with an average sales price of Two 
Hundred Twenty-five Thousand Dollars ($225,000) per unit; and 4) the five 
(5) year average state equalization factor of 2.1909 is used in all years to 
calculate estimated E.A.V. 

Tp.ble 1. 

2000 E.A .V. By Tax Parcel. 

Tax Parcel 2000 E.A.V. 

25-1 7-1 04-o I0-0000 Exempt 

25-17-108-001-0000 Exempt 

25- 1 7-1 08-003-0000 $ 14,573 

25- 17-108-005-0000 Exempt 

25-17-109-014-0000 37,815 

25-1 7-109-0 16-0000 50,949 

25-17-109-017-0000 1,299 

25-17-109-018-0000 22,048 

25- 1 7-1 09-o 19-0000 32,745 

25-17-109-020-0000 1,299 

25-17-109-021-0000 340,433 

25-17-1 15-001-0000 2,790 

25-17-1 15-002-0000 1,986 

25-17-115-003-0000 26,157 
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Tax Parcel 2000 E.A.V. 

25-17-115-004-0000 $171708 

25-17-115-005-0000 41249 

25-17-115-006-0000 41798 

25-17-115-007-0000 51381 

25-17-115-008-0000 51899 

25-17-115-009-0000 211624 

25-17-115-010-0000 91325 

25-17-115-011-0000 611213 

25-17-116-002-0000 5401660 

25-17-117-001-0000 31567 

25-17-117-002-0000 21139 

25-17-117-003-0000 21139 

25-17-117-006-0000 Exempt 

25-17-117-007-0000 Exempt 

25-17-117-008-0000 11070 

25-17-117-009-0000 171250 

25-17-117-010-0000 21139 

25-17-117-011-0000 21139 

25-17-117-012-0000 21 13 9 

25-17-117-013-0000 21139 

25-17-117-014-0000 151247 
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Tax Parcel 2000 E.A.V. 

25-17-117-015-0000 $1,834 

25-17-117-016-0000 1,672 

25-1 7-117-0 17-0000 1,456 

25-17-117-018-0000 1,212 

25-17-117-019-0000 954 

25-17-1 17-020-0000 700 

25-17-117-023-0000 2,139 

25-17- 117-024-0000 2,139 

25-17-117-025-0000 2,139 

25-17-1 17-026-0000 1,512 

25-17-1 17-027-0000 1,681 

25- 17-117-028-0000 1,441 

25-17- 117-029-0000 1,274 

25-17- 11 7-030-0000 1,101 

25-17-117-031-0000 907 

25-17-117-032-0000 736 

25-17-117-033-0000 525 

25- 17-1 17-034-0000 218 

25- 17- 117-045-0000 2,995 

25-17-117-046-0000 Exempt 

25-17-500-001-0000 RR 
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Tax Parcel 2000 E.A.V. 

25- 17-50 1-004-0000 RR 

25-17-50 1-005-0000 RR 

TOTAL: $1,279,573 

VI. 

Lack Of Growth And Development Through 
Investment By Private Enterprise. 

10/3/2001 . 

As described in Section III of this Redevelopment Plan. the Project Area as a whole 
is adversely impacted by the presence of numerous blighting factors, and these 
factors are reasonably distributed throughout the area. Blighting factors within the 
Project Area are widespread and represent major impediments to sound growth and 
development. 

The lack of private investment is evidenced by the following: 

The Project Area is characterized by age, dilapidation. obsolescence, 
deterioration, structures below minimum code standards, excessive 
vacancies, excessive land coverage. deleterious land-use and layout. 
depreciation of physical maintenance and an overall lack of community 
planning. 

The Project Area is dominated by a large. dilapidated, abandoned 
industrial building, formerly occupied by the Chicago Bridge and Iron 
Works Company which has remained vacant since its closure more than 
twenty (20) years ago. 

Between 1991 and 1995, the Assessed Valuation ("A.V.") of the Project 
Area decreased by approximately five and three-tenths percent (5.3%). 
Over Llll~ same period, Lhe A.V. of the City as a whole increased by seven 
and one-tenth percent (7 .1 %) . 

In the period between 1980 and 1990, the Washington Heights community 
area. which includes the Project Area, lost housing units. 

Within the last ten {10) years. no building occurred in the Project Area. 
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The following impediments illustrate why the Project Area would not reasonably 
be anticipated to be developed without the intervention of the City and the adoption 
of this Redevelopment Plan. 

The presence of fly dumping, building debris, soil piles, excavations and 
the deterioration of the main industrial building on the former CB&I 
property present a negative image that cannot be overcome without large­
scale redevelopment. 

Site preparation requires the costly removal of concrete slabs, once used 
for iron processing activities . 

Remediation of environmental contamination is necessary to safeguard the 
health, safety and welfare of the surrounding community from potential 
hazards caused by previous uses . 

Most of the former CB&I property is unserved or underserved by modern 
infrastructure including sidewalks , curbs, street lights, water and sewer. 

The internal street system within the larger Project Area is fragmented and 
lacks sidewalks, curbs and gutters . 

The Project Area on the whole has not been subject to growth and development 
through investment by private enterprise . The Project Area would not reasonably 
be expected to be developed without the adoption of this Redevelopment Plan for the 
Project Area . 

VII. 

Financial Impact. 

Without the adoption of this Redevelopment Plan and T.I.F . the Project Area is not 
reasonably expected to be redeveloped by private enterprise. In the absence of City­
sponsored redevelopment initiatives there is a prospect that blighted conditions will 
continue to exist and spread, and the Project Area on the whole and adjacent 
properties will become less attractive for the maintenance and improvement of 
existing buildings and sites . In the absence of City-sponsored redevelopment 
initiatives, erosion of the assessed valuation of property in and outside of the Project 
Area could lead to a reduction of real estate tax revenue to all taxing districts . 
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Section V of this Redevelopment Plan describes the comprehensive Redevelopment 
Project proposed to be undertaken by the City to create an environment in which 
private investment can occur. The Redevelopment Project will be staged over a 
period of years consistent with local market conditions and available financial 
resources required to complete the various redevelopment improvements and 
activities as well as the Redevelopment Project set forth in this Redevelopment Plan. 
Successful implementation of this Redevelopment Plan is expected to result in new 
private investment in rehabilitation of buildings and new construction on a scale 
sufficient to eliminate deteriorating problem conditions and to return the area to a 
long-term sound condition. 

The Redevelopment Project is expected to have both short- and long-term positive 
financial impacts on the taxing districts affected by the Redevelopment Plan. In the 
short-term, the City's effective use of T.I.F. can be expected to stabilize existing 
assessed values in the Project Area, thereby stabilizing the existing tax base for 
local taxing agencies. In the long-term. after the completion of all redevelopment 
improvements and activities, the Redevelopment Project and the payment of all 
Redevelopment Project Costs and municipal obligations, the taxing districts will 
benefit from any enhanced tax base which results from the increase in E.A.V. 
caused by the Redevelopment Project. 

Vll1 

Demand On Taxing District Services. 

The following major taxing districts presently levy taxes against properties located 
within the Project Area: 

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

Cook County Forest Preserve District. The Forest Preserve District is 
responsible for acquisition, restoration and management of lands for the purpose 
of protecting and preserving open space in the City and County for the education. 
pleasure and recreation of the public. 

Metropolitan Water Reclamation District Of Greater Chicago . The district 
provides the main trunk lines for the collection of waste water from cities. villages 
and towns. and for the treatment and disposal thereof. 

South Cook County Mosquito Abatement District. The district provides 
mosquito abatement services to the City of Chicago (south of 87" Street) and 
communities located in southern Cook County. 
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Chicago Community College District 508. The 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. 

Board Of Education. General responsibilities of the Board of Education include 
the provision, maintenance and operation of educational facilities and the 
provision of educational services for kindergarten through twelfth grade. 

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

Chicago School Finance Authority. The Authority was created in 1980 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 the full range of 
municipal services typically associated with large, mature cities, including the 
following: police and tire protection: capital improvements and maintenance: water 
production and distribution, sanitation service: building, housing and zoning 
codes, et cetera. 

In addition to the major taxing districts summarized above, the City of Chicago 
Library Fund has taxing jurisdiction over the Project Area. The City of Chicago 
Library Fund (f'brmerly a separate taxing district from the City) no longer extends 
taxing levies but continues to exist for the purpose of receiving delinquent taxes. 

New residential development may cause increased demand for services or capital 
improvements to be provided by the Board of Education, Community College 
District 508, Chicago Park District, and City of Chicago. Replacement ofvacant and 
underutilized buildings and sites with active and more intensive uses will result in 
additional demands on services and facilities provided by the Metropolitan Water 
Reclamation District of Greater Chicago (the "W.R.D. "). Other than the extension 
of storm water drainage and various lines which will be necessary through portions 
of the Project Area, it is expected that any increase in demand for treatment of 
sanitary and storm sewage associated with the Redevelopment Project Area can be 
adequately handled by existing treatment facilities maintained and operated by the 
W.R.D. 

New private investment in residential and non-residential development, and public 
investment in infrastructure improvements may increase the demand for public 
services or capital improvements provided by the City and the Chicago Park District 
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within and adjacent to the Project Area. These public services or capital 
improvements may include, but are not necessarily limited to, the provision of 
additional open spaces and recreational facilities by the Chicago Park District. 
There may also be an increased use of streets within and near the Project Area. 
However, it is not possible at this time to predict, with any degree of reliability, the 
increased level of demand for services or capital improvements to be provided by 
any taxing district as a result therefrom. 

However, as described more fully in Section V.C.3, Redevelopment Improvements 
and Activities -- Provision of Public Works or Improvements, the City and one {1) or 
more private developers will provide public improvements and facilities to service 
the Project Area. Such improvements will mitigate some of the additional service 
and capital improvement demands placed on taxing districts as a result of the 
implementation of the Redevelopment Project. 

Increases in the City population and in the number of school age children are 
anticipated to result from the Redevelopment Project. Utilizing the Illinois School 
Consulting Service's (I.S.C.S.) methodology for estimating school age children, the 
completion of two hundred fifty (250) single-family homes in the Project Area should 
result in approximately one hundred thirty-eight (138) children who may attend 
public schools in the Project Area. The Chicago Public Schools System may use the 
I.S.C.S. standards for estimating school impact or may use other techniques for 
estimating school age children based on actual experience in other neighborhoods 
in the City. 

There are two (2) elementary schools and two (2) high schools which serve the 
Project Area. Mount Vernon Elementary is at fifty-nine percent (59%) capacity while 
Barnard Elementary is operating at one hundred four and six-tenths percent 
(104.6%) of capacity. Percy L. Julian High School is operating at seventy-four 
percent (7 4%) of capacity. Morgan Park High School is operating "under controlled 
enrollment" at ninety-five percent (95%) of capacity which limits the enrollment of 
students from outside their attendance area. It is anticipated that the current 
capacity at existing public schools in the area, particularly Mount Vernon 
Elementary and Percy L. Julian High School, can accommodate children from the 
Redevelopment Project Area. However, the City will work with the Chicago Board 
of Education to monitor the number of school aged children from the Project Area 
who may enroll at public schools. The City will assist in accommodating such 
students on an annual basis during build out of the Redevelopment Project based 
on the available capacity of schools in the attendance area. 
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IX. 

Conformity Of The Redevelopment Plan To The Plans For Development 
Of The City Of Chicago As A Whole And Uses That Have · 

Been Approved By The Plan Commission Of The City. 

This Redevelopment Plan and the Redevelopment Project described herein include 
land uses which will be approved by the Chicago Plan Commission prior to the 
adoption of the Redevelopment Plan. 

X. 

Phasing And Scheduling. 

A phased implementation strategy will be utilized to achieve comprehensive and 
coordinated redevelopment of the Project Area. 

It is anticipated that City expenditures for Project Costs will be carefully staged 
on a reasonable and proportional basis to coincide with Redevelopment Project 
expenditures by private developers and the receipt of Incremental Property Taxes 
by the City. 

The estimated date for completion of the Redevelopment Project and retirement 
of obligations, if any, issued to finance Project Costs is no later than the year 2020. 

XI. 

Provisions For Amending The Redevelopment Plan. 

This Redevelopment Plan may be amended pursuant to the Act. 
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XII. 

Commitment To Fair Employment Practices 
And Affirmative Action Plan. 

10/3/2001 

The City is committed to and will affirmatively implement the following principles 
with respect to the Redevelopment Plan: 

A) The assurance of equal opportunity in all personnel and employment, 
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 . 

B) 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. 

In order to implement these principles for this Redevelopment Plan, the City shall 
require and promote equal employment practices and affirmative action on the part 
of itself and its contractors and vend9rs. In particular, parties engaged by the City 
shall be required to agree to the principles set forth in this section . 

[Figure 1 referred to in this 1051h Street and Vincennes Avenue 
Tax Increment Financing Redevelopment Project and Plan 

constitutes Exhibit "E" to the ordinance and 
printed on page 67666 of this Journal.] 

[Figure 2 referred to in this 105th Street and Vincennes Avenue 
Tax Increment Financing Redevelopment Project and 

Plan printed on page 6 7 618 of this Journal.] 

Exhibits I and II referred to in this 105th. Street and Vincennes Avenue Tax 
Increment Financing Redevelopment Project and Plan read as follows: 



10/3/2001 REPORTS OF COMMITTEES 

Exhibit I. 
(To 105" Street And Vincennes Avenue Tax Increment 

Financing Redevelopment Project And Plan) 

Estimated Redevelopment Project Costs . 

Eligible Expense 

Analysis, Administration, Studies. 
Surveys, Legal. et cetera 

Property Assembly 

Acquisition 

-- Site Prep Demolition and Environmental 
Remediation 

Public Works and Improvements 

-- Streets, Utilities and Landscaping 

Job Training 

Developer /Interest Subsidy 

Total Redevelopment Project Costs: 

Estimated Cost 

$ 125,000 

2,500,000 

1,900,000 

4,850,000 

150,000 

500,000 

$10,02S,OOO(l) 

6761-7 

(I) Total Redevelopment Project Costs exclude any additional financing cost, including any interest 
expense, capitalized interest and costs associated with optional redemptions. These costs are 
subject to prevailing market conditions and are in addition to Total Project Costs. Total Project 
Costs are inclusive ofredevelopment project costs in contiguous redevelopment project areas that, 
as permitted under the Act, are paid from Incremental Property Taxes generated within the Project 
Area. Funds from contiguous areas which are used to pay eligible Redevelopment Project Costs 
within the Project Area shall not be counted as part of the Total Redevelopment Project Costs. 
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Figure 2. 
(To 105

1
h Street And Vincennes Avenue Tax Increment 

Financing Redevelopment Project And Plan) 

General Land-Use Plan. 

Subar~a I This Subatta should be 
devoted rrimarily 1D pll.lllltd 
residential devtlopmcnL Pules md 
instiMional uses CDUid also be 
approprillc: in sclcacd IOCilions. 

Sllh11tell 2 This Subarea should be 
devoted primarily 1D ruidmtial 
deYclopment simillll' to thai ~illed 
in liiiiiiiiU 1; panu., l';w,.,uunds llld 
open sp~~ees; public 1111d instiiUUonaJ 
uses; or ~:;.~~ ·.... :..~~ 

commercial dcvclopmtnL 

SubDrn 3 The cxininc li&hr 
industrial use should remain. Jf Ibis 
Dro~rTV is ~developed, it should be 
"t.. • ..,...,. .. &.O f'CSu.ac ... - ~, simu ... \0 
th.t=mmcnclcd for Subarn .l. 

S11bar~11 4 This Subarea is ruitablc 
for small·scale new cemm~iil 
development; public uses; otroflnet 
paRift&; or public open sp~~:e. 

Subt~Te~J 5 The exisrinc commuter 
nil Jlallon and rcl'lld use should 
rml&in. Development of the railroad 
right of way might includ( additional 
commuter plll'lcinc. 

north 
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Exhibit II. 

(To 105th Street And Vincennes Avenue Tax Increment 
Financing Redevelopment Project And Plan) 

Eligibility Study. 

Executive Summary. 

67619 

The purpose of this study is to determine whether the 105" Street and Vincennes 
Avenue Tax Increment Financing Redevelopment Project Area (the "Project Area'") 
qualifies for designation as a '"blighted area" within the definitions set forth in the 
Tax Increment Allocation Redevelopment Act (the "Act'"). The Act is found in Illinois 
Compiled Statutes, Chapter 65, Act 5, Section 1 1-74.4-1, et seq., as amended. 

The findings presented in this study are based on surveys and analyses conducted 
by Trkla, Pettigrew, Allen & Payne, Inc. ("T.P.A.P.") for the Project Area of 
approximately fifty-seven and eight-tenths (57 .8) acres located approximately eleven 
(11) miles south of the central business district of Chicago, Illinois. 

The Project Area consists of approximately fifty-seven and eight-tenths (57.8) acres 
generally bounded by 103rd Street on the north, the extension of the Dan Ryan 
Expressway (I-57) on the east, 107th Street on the south and Vincennes Avenue on 
the west. The Project Area is dominated by a large, vacant, industrial site formerly 
occupied by the Chicago Bridge and Iron Works Company, and includes eight 
irregularly shaped tax blocks, including two (2) railroad rights-of-way (the Metra­
Rock Island Line and the vacated Pittsburgh, Cincinnati, Chicago & St. Louis Rail 
Line). Street and rail line rights-of-way consist of twenty-one and zero tenths (21.0) 
acres within the Project Area. The Project Area contains a large portion of vacant 
land, several isolated residential buildings, two (2) public uses, an industrial use 
and one (1) commercial establishment. 

The boundaries of the Project Area are shown on Figure lA, Project Area Boundary. 
A more detailed description of the Project Area is presented in Section II, The lOSth 
Street and Vincennes Avenue Tax Increment Financing Redevelopment Project Area. 

As set forth in the Act, a "redevelopment project 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 and 
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conservation areas. The 1 05" Street and Vincennes Avenue Tax Increment 
Financing Redevelopment Project Area exceeds the minimum acreage requirements 
of the Act. 

As set forth in the Act, "blighted area" means any improved or vacant area within 
the boundaries of a redevelopment project area located within the territorial limits 
of the municipality where, if improved, industrial, commercial and residential 
buildings or improvements, because of a combination of five (5) or more of the 
following factors: age; dilapidation; obsolescence; deterioration; illegal use of 
individual structures; presence of structures below minimum code standards; 
excessive vacancies; overcrowding of structures and community facilities; lack of 
ventilation, light or sanitary facilities; inadequate utilities; excessive land coverage; 
deleterious land-use or layout; depreciation of physical maintenance; or lack of 
community planning, is detrimental to the public safety, health, morals or welfare, 
or if vacant, the sound growth of the taxing districts is impaired by: (1) a 
combination of two (2) or more of the following factors: obsolete platting of the 
vacant land; diversity of ownership of such land; tax and special assessment 
delinquencies on such land; flooding on all or part of such vacant land; 
deterioration of structures or site improvements in neighboring areas adjacent to 
the vacant land; or (2) the area immediately prior to becoming vacant qualified as 
a blighted improved area, or (3) the area consists of an unused quarry or unused 
quarries, or (4) the area consists of unused railyards, rail tracks or railroad 
rights-of-way, or (5) the area, prior to the area's designation, is subject to chronic 
flooding which adversely impacts on real property in the area and such flooding is 
substantially caused by one (1) or more improvements in or in proximity to the area 
which improvements have been in existence for at least five (5) years, or (6) the area 
consists of an unused disposal site, containing earth, stone, building debris or 
similar material, which were removed from construction, demolition, excavation or 
dredge sites, or (7) the area is not less than fifty (50) or more than one hundred 
(1 00) acres and seventy-five percent (7 5%) of which is vacant, notwithstanding the 
fact that such area has been used for commercial agricultural purposes within five 
(5) years prior to the designation of the redevelopment project area, and which area 
meets at least one (1) of the factors itemized in provision (I) above relating to vacant 
areas, and the area has been designated as a town or village center by ordinance or 
comprehensive plan adopted prior to January 1, 1982, and the area has not been 
developed for that designated purpose. 

While it may be concluded that the mere presence of the minimum number of the 
stated factors may be sufficient to make a finding of blight, this evaluation was 
made on the basis that the blighting factors must be present to an extent which 
would lead reasonable persons to conclude that public intervention is appropriate 
or necessary. Secondly, the distribution of blighting factors throughout the project 
area must be reasonable so that basically good areas are not arbitrarily found to be 
blighted simply because of proximity to areas which are blighted. 
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On the basis of this approach, the Project Area is found to be eligible as a blighted 
area within the definition set forth in the Act. Included in the Project Area are three 
(3) subareas: (i) Improved Areas with ten (10) of the fourteen (14) factors set forth 
in the Act: (ii) Vacant Areas with three (3) of the five (5) factors set forth in the Act: 
and (iii) Vacant railroad right-of-way. 

Figure 1B, Subareas Boundary illustrates the three (3) subareas described in 
more detail below. 

Improved Areas. 

The improved area within the Project Area is found to be eligible as an "improved" 
blighted area within the definition set forth in the Act. Specifically, 

Of the fourteen (14) factors set forth in the Act for "improved" blighted 
areas, ten (10) are present in the improved portion of the Project Area. 

The factors present are reasonably distributed throughout the improved 
portion of the Project Area. 

All blocks within the improved portion of the Project Area show the 
presence of blight factors. 

The improved portion of the Project Area includes only real property and 
improvements thereon substantially benefited by the proposed 
redevelopment project improvements. 

Vacant Areas 

The vacant area within the Project Area is found to be eligible as a "vacant" 
blighted area within the definition set forth in the Act. Specifically, 

Approximately twenty-six and two-tenths (26.2) acres within the vacant 
area are characterized by three (3) of the five (5) factors listed under the 
first requirement for "vacant" blighted areas as set forth in the Act. These 
factors include: obsolete platting, diversity of ownership, and deterioration 
of structures and site improvements in areas adjacent to the vacant land. 

The factors are reasonably distributed throughout this vacant area within 
the Project Area. 

All blocks within this vacant area show the presence of blight factors. 
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This vacant area within the Project Area includes only real property and 
improvements thereon substantially benetited by the proposed 
redevelopment project improvements . 

Vacant Railroad Right-Of-Way 

The vacant area within the Project Area is found to be eligible as a "vacant" 
blighted area within the definition set forth in the Act. Specifically, 

Approximately four (4) acres within the vacant area consist of unused 
railroad right-of-way. 

I. 

Basis For Redevelopment. 

The Illinois General Assembly made two (2) key findings in adopting the Act: 

I. That there exist 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. 

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 also specifies certain requirements which must be met before amunicipality 
can proceed with implementing a redevelopment project. One of these requirements 
is that the municipality must demonstrate that the prospective Redevelopment 
Project Area qualities as a "blighted area" within the definitions set forth in the Act 
(Section 1 1-74.4-3) . These definitions are paraphrased below: 
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Eligibility Of A Blighted Area. 

A blighted area may be either improved or vacant. If the area, is improved (e.g., 
with industrial, commercial and residential buildings or improvements), a finding 
may be made that the area is blighted because of the presence of a combination of 
five (5) or more of the following fourteen (14) factors: 

Age 

Dilapidation 

Obsolescence 

Deterioration 

Illegal use of individual structures 

Presence of structures below minimum code standards 

Excessive vacancies 

Overcrowding of structures and community facilities 

Lack of ventilation, light or sanitary facilities 

Inadequate Utilities 

Excessive land coverage 

Deleterious land-use or layout 

Depreciation of physical maintenance 

Lack of community planning 

If the area is vacant, it may be found to be eligible as a blighted area based on the 
finding that the sound growth of the taxing districts is impaired by one (1) of the 
following criteria: 

a combination of two (2) or more of the following factors: obsolete platting 
of the vacant land; diversity of ownership of such land; tax and special 
assessment delinquencies on such land; flooding on all or part of such 
vacant land; deterioration of structures or site improvements in 
neighboring areas adjacent to the vacant. 



67624 JOURNAL--CITY COUNCIL--CHICAGO 10/3/2001 . 

the area immediately prior to becoming vacant qualified as a blighted 
improved area, or 

the area consists of an unused quarry or unused quarries, or 

the area consists of unused railyards, rail tracks or railroad right-of-way, 
or 

the area, prior to the area's designation, is subject to chronic flooding 
which adversely impacts on real property which is included in or (is) in 
proximity to any improvement on real property which has been in 
existence for at least five (5) years and which substantially contributes to 
such flooding. 

the area consists of an unused disposal site, containing earth, stone, 
building debris or similar material which were removed from construction, 
demolition, excavation or dredge sites. 

the area is not less than fifty (50) nor more than one hundred ( 1 00) acres 
and seventy-five percent (75%) ofwhich is vacant, notwithstanding the fact 
that such area has been used for commercial agricultural purposes within 
five .(5) years prior to the designation of the redevelopment project area, 
and which area 'meets at least one of the factors itemized in the first (1 "') 
bullet item above for a vacant blighted area, and the area has been 
designated as a town or village center by ordinance or comprehensive plan 
adopted prior to January 1, 1982, and the area has not been developed for 
that designated purpose. 

Eligibility Of A Conservation Area. 

A conservation area is an improved area in which fifty percent (50%) or more of the 
structures in the area have an age of thirty-five (35) years or more and there is a 
presence of a combination of three (3) or more of the fourteen (14) factors listed 
below. Such an area is not yet a blighted area, but because of a combination of 
three (3) or more of these factors, the area may become a blighted area. 

Dilapidation 

Obsolescence 

Deterioration 

Illegal use of individual structures 

Presence of structures below minimum code standards 
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Abandonment 

Excessive vacancies 

Overcrowding of structures and community facilities 

Lack of ventilation, light or sanitary facilities 

Inadequate utilities 

Excessive land coverage 

Deleterious land-use or layout 

Depreciation of physical maintenance 

Lack of community planning. 

While the Act defines a blighted area, it does not define the various factors, nor 
does it describe what constitutes the presence or the extent of presence necessary 
to make a finding that a factor exists. Therefore, reasonable criteria should be 
developed to support each local finding that an area qualifies as a blighted area. In 
developing these criteria, the following principles have been applied: 

I . The minimum number of factors must be present and the presence of each 
must be documented; 

2. For a factor to be found present, it should be present to a meaningful 
extent so that a local governing body may reasonably find that the factor 
is clearly present within the intent of the Act; and 

3. The factors should be reasonably distributed throughout the 
redevelopment project area. 

It is also important to note that the test of eligibility is based on the conditions of 
the Project Area as a whole; it is not required that eligibility be established for each 
and every property in the project area. 

The City of Chicago is entitled to rely on the findings and conclusions of this 
report in designating the Project Area as a redevelopment project area under the 
Act. T.P.A.P. has prepared this report with the understanding that the City would 
rely (i) on the findings and conclusion of this report in proceeding with the 
designation of the Project Area as a redevelopment project area under the Act, and 
(ii) on the fact that T.P.A.P. has obtained the necessary information to conclude that 
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the Project Area can be designated as a redevelopment project area in compliance 
with the Act. 

H. 

The 1 Osth Street And Vincennes A venue Tax Increment 
Financing Redevelopment Project Area. 

The Project Area consists of an area of approximately fifty-seven and eight-tenths 
(57.8) acres, including perimeter and interior streets. The area contains one (1) 
active rail line servicing both Metra commuter and freight trains and one (1) vacated 
rail line formerly used by the Pittsburgh, Cincinnati, Chicago & St. Louis Railroad. 
The Project Area is located along the western edge of the Washington Heights 
community area on the City's south side and is generally bordered on the north b~ 
103rd Street; on the east by the I-57 Expressway right-of-way; on the south by 107 
Street; and on the west by Vincennes Avenue, including the small triangular block 
bordered by Charles Street and 104th Street. Figure lA, Project Area Boundary, 
illustrates the boundary of the Project Area. 

The Project Area consists of both vacant and built-up areas. As indicated in 
Figure 18, vacant areas exist in five (5) of the eight (8) tax blocks comprising the 
Project Area. Vacant land areas, including vacated streets in Block 116 and the 
vacated railroad right-of-way, total thirty and two-tenths (30.2) acres, or fifty-two 
and two-tenths percent (52.2%) of the total acreage within the Project Area. 

Table 1 illustrates the acreage of various subareas within the Project Area . 

Table 1. 

Acreage Distribution 

lOSth Street And Vincennes Avenue Tax Increment 
Financing Redevelopment Project Area. 

Area Acres 

Vacant land/parcels 26.2 

Percent Of 
Total 

45.3 
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Area 

Vacant land consisting of 
former railroad right-of-way 

Improved land/parcels 

Streets and Metra rail line 
right-of-way 

Total Project Area: 

Acres 

4.0 

6.6 

21.0 

57.8 

Percent Of 
Total 

6.9 

11.4 

36.4 

100.0 
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The Project Area consists of eight (8) irregularly shaped tax blocks, three (3) of 
which contain exempt parcels and five (5) of which contain taxable parcels. The 
largest of these blocks is comprised of one (1) large parcel which spans four (4) city 
blocks and was formerly the site of the Chicago Bridge and Iron Works Company. 
The triangular shape of the blocks was established decades earlier by the diagonal 
alignment of Vincennes Avenue and the Metra-Rock Island & Pacific Rail Line which 
run parallel to, and along side of, each other. 

In addition to these conditions, several other factors have influenced the overall 
shape and character of the Project Area. First, the construction of the I-57 
Expressway effectively cut off the Project Area from the residential neighborhood 
and typical grid street pattern located to the east. Second, the closure of the 
Chicago Bridge and Iron Works Company resulted in a large vacant parcel in the 
heart of the Project Area. Third, the removal of the former Pittsburgh, Cincinnati, 
Chicago & St. Louis Railroad, which bisects the area in a northwest to southeast 
direction, further contributed to the amount of vacant land within the Project Area. 
Finally. vacant parcels are widely scattered throughout the remaining blocks within 
the Project Area. 

The Project Area is dominated by the former Chicago Bridge and Iron Works plant 
site. A combination of long-term vacancy, weather damage, lack of maintenance of 
the main building, fly dumping and the existence of building remains and debris on 
the former Chicago Bridge and Iron Works plant site as well as in the surrounding 
area, has resulted in the current condition of extreme deterioration and has 
adversely impacted adjacent property. 
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The Metra Station is at the north end within the Project Area. Access to the Project 
Area is good from all directions and is provided by Vincennes Avenue, 107th Street 
and 103rd Street; which provides access to all parts of the surrounding area in this 
part of the City and to the I-57 Expressway. 

III. 

Eligibility Survey And Analysis Findings: Improved Areas. 

An analysis was completed for each of the blighted area eligibility factors listed in 
the Act to determine whether each or any are present in the Project Area, and if so, 
to what extent and in what locations. Surveys and analyses conducted by T.P.A.P . 
included: 

I. exterior survey of the condition and use of each building: 

2. site surveys of streets, alleys, sidewalks, lighting, curbs and gutters, 
traffic, parking facilities, landscaping, fences and walls and general 
property maintenance; 

3. analysis of existing uses and their relationships: 

4 . comparison of current land-use to current zoning ordinance and the 
current zoning map: 

5. comparison of exterior building conditions to property maintenance codes 
of the City: 

6. analysis of original and current platting and building size and layout; 

7. analysis of vacant sites and vacant buildings: and 

8. review of previously prepared plans, studies and data. 

In October of 1996 and again in March of 1997, T.P.A.P. documented conditions 
based on exterior inspections of all buildings. Noted during the inspection were 
structural deficiencies of individual buildings and related environmental deficiencies 
in the Project Area. Figure 2, Existing Land-Use identities existing land uses within 
the Project Area and Figure 3, Exterior Survey Form, illustrates the building 
condition survey form used to record building conditions. 
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The following statement of findings is presented for each blighted area eligibility 
factor listed in the Act. The conditions that exist and the relative extent to which 
each factor is present in the Project Area are described. 

A factor noted as not present indicates either that no information was available or 
that no evidence could be documented as part of the various surveys and analyses. 
A factor noted as present to a limited extent indicates that conditions exist which 
document that the factor is present, but that the distribution or impact of the blight 
condition is limited. Finally, a factor noted as present to a major extent indicates 
that conditions exist which document that the factor is present throughout major 
portions of the block, and that the presence of such conditions has a major adverse 
impact or influence on adjacent and nearby development. 

What follows is the summary evaluation of the fourteen ( 14) factors for an 
"improved" blighted area. The factors are presented in order of their listing in the 
Act. 

A. Age . 

Age as a blighting factor presumes the existence of problems or limiting conditions 
resulting from normal and continuous use of structures over a period of years, 
Since building deterioration and related structural problems can be a function of 
time, temperature and moisture, structures which are thirty-five (35) years or older 
typically exhibit more problems and require a greater level of maintenance than 
more recently constructed buildings. 

Figure 4, Age illustrates the location of all buildings in the Project Area which are 
more than thirty-five (35) years of age. 

Conclusion . 

Of the total thirteen ( 13) principal buildings and related accessory buildings and 
structures, all thirteen (13), or one hundred percent (1 00%) are thirty-five (35) years 
of age or older. Age as a factor of blight is present to a major extent. 

B. Dilapidation 

Dilapidation refers to advanced disrepair of buildings and site improvements. 
Webster's New Collegiate Dictionary defines "dilapidate", "dilapidated" and 
"dilapidation" as follows: 

Dilapidate, ".to become or cause to become partially ruined and in need 
.for ,repairs, as through neglect". 
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Dilapidated, ". falling to pieces or into disrepair; broken down; shabby 
and neglected". 

Dilapidation. ". a dilapidating or becoming dilapidated; a dilapidated 
condition". 

To determine the existence of dilapidation, an assessment was undertaken of all 
buildings within the Project Area. The process used for assessing building 
conditions, the standards and criteria used for evaluation, and the findings as to the 
existence of dilapidation are presented below. 

The building condition analysis is based on an exterior inspection of buildings and 
site improvements undertaken during October of 1996 and again in March of 1997. 
Noted during the inspections were structural deficiencies in building components 
and related environmental deficiencies in the Project Area. Dilapidation as a factor 
can refer to site improvements but for purposes of this study has been documented 
in the section describing Deterioration. 

1. Building Components Evaluated. 

During the field survey, each component of a subject building was examined to 
determine whether it was in sound condition or had minor, major, or critical 
defects. Building components examined were of two (2) types: 

Primary Structural. 

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

Secondary Components. 

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

Each primary and secondary component was evaluated separately as a basis for 
determining the overall condition of individual buildings. This evaluation 
considered the relative importance of specific components within a building and 
the effect that deficiencies in the various components have on the remainder of the 
building. 
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2. Building Rating Classifications . 

Based on the evaluation of building components, each building was rated and 
classified into one ( 1) of the following categories: 

Sound . 

Buildings which contain no defects, are adequately maintained, and require 
no treatment outside of normal maintenance as required during the life of the 
building. 

Deficient . 

Buildings which contain defects (loose or m1ssmg material or holes and cracks) 
over a limited or widespread areas which may or may not be correctable through 
the course of normal maintenance (depending on the size of the building or 
number of buildings in a large complex). Deficient buildings contain defects 
which, in the case of limited or minor defects, clearly indicate a lack or a 
reduced level of maintenance. In the case of major defects, advanced defects are 
present over widespread areas, perhaps including mechanical systems, and 
would require major upgrading and significant investment to correct. 

Dilapidated . 

Buildings which contain major defects in primary and secondary components 
and mechanical systems over widespread areas within most of the floor levels . 
The defects are so serious and advanced that building is considered to be 
substandard, requiring improvements or total reconstruction which may either 
be infeasible or difficult to correct. 

Conclusion . 

Of the thirteen (13) buildings, four (4) are in a substandard (dilapidated) 
condition. These include the largest remaining building on the former Chicago 
Bridge and Iron Works site, one (1) commercial building and two (2) residential 
buildings. The factor of dilapidation is present to a major extent in the Project 
Area. 

Figure 5, Dilapidation illustrates the location of substandard (dilapidated) 
buildings in the Project Area . 
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C. Obsolescence. 

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

Functional Obsolescence. 

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

Economic Obsolescence . 

Economic obsolescence is normally a result of adverse conditions which 
cause some degree of market rejection and, hence, depreciation in market 
values. 

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

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



10/3/2001 REPORTS OF COMMITTEES 67633 

1. Obsolete Building Types . 

Functional or economic obsolescence in buildings, which limits their long-term 
use or reuse, is typically difficult and expensive to correct, Deferred maintenance, 
deterioration and vacancies often result, which can have an adverse effect on 
nearby and surrounding development and detract from the physical. functional 
and economic vitality of the area. 

Functional obsolescence is present in seven (7) of the thirteen ( 13) buildings in 
the Project Area. Characteristics observed in the obsolete buildings include both 
large and small, single-purpose industrial buildings not suitable for improvement 
or conversion to accommodate other activity, small structures with limited utility 
or adaptable design for expansion and re-use; older buildings of narrow width or 
irregular shape with limited space and amenities for existing use or potential for 
conversion to accommodate future activity (fire station and vacant commercial 
building previously occupied by a pet service); and older buildings converted from 
their original use to accommodate present activity such as the Public Aid facility. 

These buildings are characterized by obsolescence which limit their efficient or 
economic use consistent with contemporary standards. All thirteen (13) buildings 
in the Project Area are impacted by functional and economic obsolescence. 

2. Obsolete Site Improvement/Platting . 

While the layout of the area, including block and parcel size and shape, is the 
result of the alignment of two (2) rail lines and the construction of 1-57, these 
existing characteristics are nevertheless present. This poor layout is compounded 
by the platting of small lots in two (2) residential blocks which are unsuitable for 
development on an individual lot basis. Two (2) very narrow parcels which are 
unsuitable for development also exist in Block 1 09. The vacant building located 
on Parcel 003 in Block 108 occupies the entire lot and provides no provision for 
off-street parking. The Metra station is located on a small triangular parcel with 
very limited parking space for commuters, forcing vehicles to park along 1041h 
Street and along the vacated rail line right-of-way. Streets such as 104th Street. 
east of Vincennes and 105th Street, east of the vacated rail line were never 
completed with curbs, gutters and sidewalks and contain only semi-permanent 
street surfaces with extensive deterioration and pot holes, 1061

h Street, similarly, 
was never fully constructed and consists of a narrow gravel path. 
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Conclusion . 

All of the thirteen ( 13) buildings in the Project Area are obsolete and obsolete 
platting is present throughout the Project Area . Obsolescence as a factor is 
present to a major extent in the Project Area . 

Figure 6, Obsolescence illustrates the location of obsolete buildings in the 
Project Area. 

D. Deterioration. 

Deterioration refers to any physical deficiencies or disrepair in buildings or site 
improvements requiring treatment or repair. 

Deterioration may be evident in basically sound buildings containing 
minor defects. such as lack of paint, loose or missing materials, or holes 
and cracks over limited areas . This deterioration can be corrected through 
normal maintenance. 

Deterioration which is not easily correctable and cannot be accomplished 
in the course of normal maintenance may also be evident in buildings. 
Such buildings may be classified as minor deficient or major deficient 
buildings, depending upon the degree or extent of defects . Minor deficient 
and major deficient buildings are characterized by defects in the secondary 
building components (e .g., doors, windows, porches, gutters and 
downspouts, fascia materials . Interior walls, ceilings. stairs etc.). and 
defects in primary building components (e.g., foundations. frames, roofs, 
floors, load-bearing walls or building systems, etcetera). respectively. 

It should be noted that all buildings classified as dilapidated are also deteriorated. 

Deterioration Of Buildings. 

The analysis of building deterioration is based on the survey methodology and 
criteria described in the preceding section on "Dilapidation". Of the total thirteen 
(13) buildings and related structures, eleven {11) buildings. or eighty-four and six­
tenths percent (84.6%), are classified as deteriorated or deteriorating. 

Table 2. Summary of Building Deterioration. summarizes building deterioration 
within the blocks containing buildings in the Project Area . 
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Table 2. 
Summary Of Building Deterioration. 

Total Number Minor Major Substandard Percent 
Block Structures Sound Deficient Deficient Dilapidated Deteriorated 

104 1 1 100.0 

108 3 1 66.7 

109 1 1 100.0 

115 4 2 75.0 

116 2 1 100.0 

117 2 1 100.0 

Total : 13 2 3 4 4 

Percent: 100.0 15.3 23.1 30.8 30.8 84.6 

Deterioration Of Parking And Site Surface Areas. 

Field surveys were conducted to identify the condition of parking and surface 
storage areas. All parcels contain either gravel or sandy surfaces or deteriorated 
asphalt and/ or concrete around the perimeter of all buildings within each of the 
properties. These surface areas contain depressions, pot holes, debris (including 
junk and fly dumping), overgrowth of high weeds (including weeds protruding 
through concrete or asphalt), weed trees and exposed storage of industrial 
equipment (including inoperable junk vehicles). 

Deterioration Of Street Pavement, Curbs And Gutters. 

Several interior streets (1 05" Street and 106" Street. east of Throop) are gravel 
or sand surface with depressions, weed growth and pot holes. 104" Street and 
105th Street contain rough pavement, pot holes, deteriorated curbing and limited 
sections of broken sidewalk. Additionally, 104" and lOSth Streets lack sidewalks 
and curbs in several sections and are impacted by fly dumping, weeds and debris. 
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Conclusion 

Deterioration is present in eleven (11) of the thirteen (13) buildings in the Project 
Area and deterioration of site improvements is present throughout the project 
Area. Deterioration as a factor is present to a major extent in the Project Area 

Figure 7, Deterioration illustrates deterioration within the improved portions of 
the Project Area. 

E. Illegal Use Of Individual Structures. 

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

A review of the City's Zoning Ordinance indicates that the entire area is zoned for 
either a manufacturing district, east of Vincennes Avenue or for commercial 
activity, west of Vincennes Avenue. While the residential properties and the Public 
Aid facility are not in compliance with this zoning, the Public Aid facility is 
permitted by special use and the residential properties are legal non-conforming 
uses and therefore are not considered illegal activities. 

Conclusion. 

No illegal uses of individual structures were evident from the field surveys 
conducted. 

F. Presence Of Structures Below Minimum Code Standards. 

Structures below minimum code standards include all structures which do not 
meet the standards ofzoning, subdivision, building, housing, property maintenance, 
fire or other governmental codes applicable to the property. The principal purposes 
of such codes are to require buildings to be constructed so they will be strong 
enough to support the loads expected, to be safe for occupancy against fire and 
similar hazards, and/ or to establish minimum standards essential for safe and 
sanitary habitation. Structures below minimum code are characterized by defects 
or deficiencies which threaten health and safety. 

Of the thirteen ( 13) structures in the Project Area, eight contain visible defects 
over major portions of the various components, including advanced defects which 
are below the current building and property maintenance code for existing 
buildings. 
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Conclusion . 

The results of the analysis, based on exterior surveys, indicate that the factor of 
structures below minimum code standards is present to a major extent within a 
large portion (four (4) of the eight (8) tax blocks) of the Project Area. 

Figure 8, Structures Below Minimum Code Standards illustrates buildings and 
site improvements which arc below minimum code standards. 

G. Excessive Vacancies . 

Excessive vacancies as a factor refers to the presence of buildings or sites which 
are either unoccupied or not fully utilized, and which represent an adverse 
influence on the surrounding area because of the frequency, or the duration of 
vacancies. Excessive vacancies include properties for which there is little 
expectation for future occupancy or utilization. 

Two (2) of the largest commercial and industrial buildings are vacant. The largest 
building on the former Chicago Bridge and Iron Works site has been vacant since 
1972 when the company moved to a suburban location. The multi-story commercial 

building in Block 108, formerly occupied by the Beverly Veterinary Clinic, has been 
vacant for over a year and is for sale. While smaller buildings, including residential 
structures remain occupied, these two (2) large buildings and the vacant nature of 
the Project Area continue to adversely impact major portions of the surrounding 
area. 

Conclusion . 

Excessive vacancies are present in the two (2) largest buildings in the Project 
Area, one (1) of which has been vacant for twenty-five (25) years. The factor of 
excessive vacancies is present to a major extent in the Project Area. 

Figure 9, Excessive Vacancies illustrates buildings in the Project Area which are 
twenty percent (20%) or more vacant. 

H. Overcrowding Of Structures And Community Facilities. 

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

Conclusion . 

No conditions of overcrowding of structures and community facilities have been 
documented as part of the surveys and analyses undertaken within the Project 
Area. 

I. Lack Of Ventilation, Light Or Sanitary Facilities 

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

adequate mechanical ventilation for air circulation in spaces/rooms 
without windows, i.e., bathrooms , and rooms that produce dust, odor or 
smoke : 

adequate natural light and ventilation by means of skylights or windows , 
proper window sizes and adequate room area to window area ratios : and 

adequate sanitary facilities, i.e., garbage storage/enclosure, bathroom 
facilities, hot water and kitchens . 

Conclusion 

The factor of lack of ventilation, light or sanitary facilities is not documented as 
part of this report. 

J. Inadequate Utilities . 

Inadequate utilities refers to deficiencies in the capacity or condition of utilities 
which service a property or area, including but not limited to, storm drainage, water 
supply, electrical power, streets, sanitary sewers and natural gas lines. 
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Conclusion . 

While the extension of existing sewers, drains and structures is required and 
water supply and sanitary sewers would need to be upgraded and extended to 
accommodate any new development in the future, no conditions of inadequate 
utilities in place have been documented as part of the surveys and analysis 
undertaken within the Project Area. 

K. Excessive Land Coverage. 

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

One (I) multi-story building, previously occupied by Beverly Veterinary Clinic and 
more recently occupied by a pet grooming business, has been vacated. This 
property, which includes the main brick building and frame sheds, covers nearly 
ninety-five percent (95%) of a small triangular parcel. The result is that no 
provision for off-street parking, loading and service is possible without using the 
adjacent parking area of the Fire Department property. 

Conclusion. 

The factor of excessive land coverage is present to a limited extent, impacting 
one (1) parcel out of the entire Project Area. 

Figure 10, Excessive Land Coverage illustrates the presence of this factor in the 
Project Area. 

L. Deleterious Land-Use Or Layout 

Deleterious land uses include all instances ofincompatible land-use relationships. 
buildings occupied by inappropriate mixed-uses, and uses which may be considered 
noxious, offensive, or environmentally unsuitable. 
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Deleterious layout includes evidence of improper or obsolete platting of the land. 
inadequate street layout, and parcels of inadequate size or shape to meet 
contemporary development standards, It also includes evidence of improper -layout 
of buildings on parcels and in relation to other nearby buildings. 

Incompatible Uses, 

Four (4) single-family residences in two (2) of the eight (8) blocks in the Project 
Area are inappropriately located in an area zoned as a manufacturing district. 
While the major industrial activity has terminated, industrial uses remain in the 
area . The residential uses are located in the area as a result of the I-57 
Expressway which has severed these blocks from the residential neighborhood 
east of the expressway and are also isolated from the residential neighborhood to 
the south. 

Improper Platting/Layout 

The entire Project Area is impacted by triangular small blocks including two (2) 
blocks platted for residential development with small narrow parcels . A vacated 
rail line right-of-way which runs diagonally through the area further dissects the 
block pattern of the area. restricting land assembly and contributing to the 
existing block and parcel configuration. Several interior streets were never fully 
improved with permanent pavement. curbs. gutters and sidewalks. 

Conclusion 

Deleterious land-use or layout is present to a major extent throughout the entire 
Project Area. 

Figure 11, Deleterious Land-Use or Layout illustrates the presence of this factor 
in the Project Area. 

M. Depreciation Of Physical Maintenance 

Depreciation of physical maintenance refers to the deferred maintenance of 
buildings. parking areas and public improvements such as alleys. sidewalks and 
streets . 

The presence of this factor within the Project Area includes: 

Buildings. All properties, including the remains of the former Chicago 
Bridge and Iron Works Company plant complex, suffer from advanced 
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deterioration and deferred maintenance of building components, including 
roofs, fascias, exterior walls, doors and windows, loading docks, porches 
and steps, gutters and downspouts. 

Storage Yards, Premises And Fences. In addition to the deferred 
maintenance of buildings with advanced deterioration, all improved 
properties contain areas with junk storage and debris, abandoned cars, 
broken concrete sections, high weeds, gravel site surfaces with pot holes, 
and lack screening and general upkeep. The cyclone perimeter fencing 
around the former Chicago Bridge and Iron Works site is rusted, contains 
bent posts and is overgrown with high weeds. Several building remains 
are still present on the site as well as excavations from underground 
storage tank removal and piles of building debris, Fly dumping is evident 
on widespread portions of the site and along interior streets. Two (2) of the 
residential properties contain excessive storage ofvehicles, including cars, 
buses and semi trucks and trailers. Parking areas at the Metra Station, 
tire station and at the Public Aid facility are deteriorated and overgrown 
with weeds or contain gravel with depressions and irregular surfaces. 

Streets. Three (3) of the four (4) interior streets serving the Project Area 
are poorly maintained, lack provisions for storm water drainage and 
contain irregular semi-permanent or gravel surfaces, narrow width, pot 
holes, weeds and debris. 

Conclusion 

Depreciation of physical maintenance as a factor exists to a major extent 
throughout the Project Area. 

Figure 12, Depreciation of Physical Maintenance illustrates the presence of this 
factor in the Project Area. 

N. Lack Of Community Planning. 

The Project Area was developed without the benefit or guidance of overall 
community planning. The Project Area developed on a parcel by parcel basis 
without development controls for industrial uses and the proper separation from 
residential areas in adjacent blocks at the time. The former Chicago Bridge and 
Iron Works Company, which provided the main activity in the area, was 
constructed back in 1889, long before other development occurred in adjacent 
blocks. The construction of the I-57 Expressway severed the area from the 
neighborhood to the east. The freight line, which has been vacated for numerous 
years further dissected blocks from the patterns and activity of surrounding areas. 
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In addition to the above-mentioned constraints of the Project Area, a lack of 
building and site planning guidelines during the original development of the area 
has partly contributed to the problem conditions which characterize the Project 
Area. 

The current block, parcel and building configuration, lack of definable parking, 
inadequate loading and service areas, and the orientation of buildings and setbacks 
are not consistent with present-day standards for industrial development. 

Conclusion. 

Lack of community planning as a factor is present to a major extent throughout 
the Project Area. 

Jv. 

Eligibility Survey And Analysis Findings: Vacant Areas. 

The vacant areas in the Project Area meet the requirements of the Act for "vacant" 
blighted areas under two (2) criteria . These criteria are described as follows: 

I. Three (3) of the· five (5) eligibility factors for "vacant" blighted areas are 
present in the vacant area within the Project Area . Only two (2) are 
required under the Act. 

a) Obsolete Platting Of The Vacant Land. 

Obsolete platting exists in five (5) blocks which contain vacant 
land. Block 104 is bisected by the vacated rail line, resulting in 
one (1) small triangular parcel remaining for Metra Station use. 
Block 109 contains one (1} small irregularly shaped parcel and two 
(2) parcels limited to ten (1 0} feet in width. Block 116 consists of 
a single parcel which spans four (4) city blocks, includes vacated 
streets and has no interior access. Blocks 115 and 117 contain 
small narrow parcels, some of which are limited in depth or 
irregularly shaped as a result of the alignment of the vacated rail 
line and I-57 Expressway rights-of-way. 
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b) Diversity Of Ownership. 

While most of the vacant land areas are under similar ownership, 
a total of nine (9) separate owners of record are indicated for all 
vacant parcels within the Project Area. 

c) Deterioration Of Structures Or Site Improvements In 
Neighboring Areas Adjacent To The Vacant Land. 

All vacant land areas are adjacent to deteriorating structures or 
site improvements as described in Section Ill. 

2. A portion of the vacant area is eligible as "vacant" blighted area due to the 
presence of unused rail yards, rail tracks or railroad rights-of-way. 

Part of the Project Area includes a vacated Pittsburgh, Cincinnati, 
Chicago, & St. Louis Rail Line, which forms part of the eastern boundary 
and bisects four (4) blocks. This right-of-way contains close to four (4) 
acres within the Project Area, a portion of which is used as vehicular 
access and spill-over parking for the Metra Station. 

Conclusion 

The vacant area meets the minimum criteria required for eligibility as a "vacant" 
blighted area. 

v. 

Determination Of Project Area Eligibility. 

Vacant Area. 

The vacant areas within the Project Area meet the requirements of the Act for 
designation as a "vacant" blighted area. The sound growth of the taxing districts is 
impaired by a reasonable presence and distribution of the following criteria: 
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I . The vacant area exhibits three (3) of the five (5) "vacant" blighted area 
factors set forth in the Act including: 

a) Obsolete platting of the vacant land. 

b) Diversity of ownership of such land. 

c) Deterioration of structures and site improvements in neighboring 
areas adjacent to the vacant land. 

2. A portion of the vacant area consists of unused rail yards, rail tracks or 
railroad rights-of-way. 

Improved Area. 

The improved areas within the Project Area meet the requirements of the Act for 
designation as an "improved" blighted area. There is a reasonable presence and 
distribution of ten (1 0) of the fourteen (14) factors listed in the Act for improved 
blighted areas. These blighting factors include the following: 

1. Age 

2. Dilapidation 

3. Obsolescence 

4. Deterioration 

5. Structures below minimum code standards 

6. Excessive vacancies 

7. Excessive land coverage 

8. Deleterious land-use or layout 

9. Depreciation of physical maintenance 
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10. Lack of community planning 

The distribution and summary of blighting factors is indicated in Figure 13, 
Distribution of Blight Factors. 

The eligibility findings indicate that the Project Area is in need of revitalization 
and guided growth to ensure that it will contribute to the long-term physical. 
economic and social well-being of the City. The Project Area is deteriorating and 
declining. All factors indicate that the Project Area as a whole has not been subject 
to growth and development through investment by private enterprise and would not 
reasonably be anticipated to be developed without public action . 

[Figure 1A referred to in this Eligibility Study to 1051
h Street and 

Vincennes Avenue Tax Increment Financing Redevelopment 
Project and Plan constitutes Exhibit "E" to the 

ordinance and is printed on page 67666 
of this Journal.] 

[Figures 18, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12 and 13 referred 
to in this Eligibility Study to 105" Street and Vincennes 

Avenue Tax Increment Financing Redevelopment 
Project and Plan are printed on pages 6764 7 

through 67659 of this Journal.] 

Supplement to this Eligibility Study to 105th Street and Vincennes Avenue Tax 
Increment Financing Redevelopment Project and Plan reads as follows: 

Supplement To Eligibility Study. 

Summary Of Existing Conditions. 

The site at the northwest corner of Block 116 was occupied previously by two (2) 
Chicago Bridge and Iron Works structures. Initial field analysis of the site 
completed in 1996, 1997 and in 1998 identified the two (2) large structures which 
remained on the site. Site visits conducted in April, 1999 and September, 2001 
documented that the structures and related site improvements have been 
demolished and the site is now vacant. Prior to becoming vacant, this improved 
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area qualified as a Blighted Area under the Act as documented in the Eligibility 
Report dated May 12, 1997 and introduced to City Council on October 1, 1997. 
Nine (9) of the fourteen (14) factors set forth in the Act for Blighted Areas were 
present prior to the removal of these structures including: age, dilapi<;iation, 
obsolescence, deterioration, structures below minimum code, excessive vacancies, 
deleterious land-use or layout, depreciation of physical maintenance and lack of 
community planning. 

The owners of the above-mentioned property were notified in 1997 that the 
existing site conditions and buildings were not in compliance with City codes and 
ordinances. Problem conditions cited roof damage, broken windows and 
miscellaneous debris that included piles ofrailroad ties, drums of hazardous waste, 
concrete rubble and wood chips. The property owners were ordered to secure the 
site with fencing and remove the debris and buildings. The site was secured and 
debris was removed in 1998 and the buildings were razed in 1999. 

Impact To Eligibility . 

With the removal of these buildings, this site no longer qualities as an improved 
area. The area now qualities as a vacant area that was blighted prior to becoming 
vacant. These changes reduce the acreage of the improved areas as well as the 
building count within the overall Project Area. References to building count, 
acreage, existing conditions and eligibility factors as they pertain to the above­
mentioned buildings which are affected by the change in existing conditions are 
found in the Eligibility Study on pages 1 -- 3, 7 -- 12, 14 -- 16, 18 -- 24, 26 -- 31, 
33 -- 35 and 37. An additional reference affected by this change is found in the 
Redevelopment Plan. 

The change in the number of buildings does not change the overall eligibility for 
either the vacant or improved portions of the Project Area. The total improved area 
factors remain at ten (1 0) of the fourteen (14) qualifying factors. One (1) additional 
vacant site has been added to the vacant portion of the Project Area and qualities 
under the criteria that the area was blighted prior to becoming vacant. The other 
remaining vacant areas in the Project Area are not affected by the eligibility analysis 
update. 
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Figure 1 B - Subareas Botmdary. 
(To Eligibility Study To 1 05" Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan). 
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Figure 2 -- Existing Land-Use. 
(To Eligibility Study To lOSth Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 
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Figure 3 -Exterior Building Survey Form. 
(To Eligibility Study To 105" Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 
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Fi~e 4 --Age. 
(To Eligibility Study To 105 Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 
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Figure 5 -- Dilapidation. 
(To Eligibility Study To 105th Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 
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Figure 6 -- Obsolescence. 
(To Eligibility Study To 105" Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 
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Figure 7 -- Deterioration. 
(To Eligibility Study To 105th Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 

·.-... DelertoNIH .. 
·-_... Sult.cl 

north 



67654 JOURNAL--CITY COUNCIL--CHICAGO 10/3/2001 

Figure 8 --Structures Below Minimum Code Standard. 
(To Eligibility Study To IOSth Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 
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Figure 9 -- Excessive Vacancies. 
(To Eligibility Study To 1 05" Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 
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Figure 10 -- Excessive Land Coverage. 
(To Eligibility Study To 105" Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 
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Figure 11 --Deleterious Land-Use Or Layout. 
(To Eligibility Study To 105" Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 
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Figure 12 - Depreciation Of Physical Maintenance. 
(To Eligibility Study To 1051h Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 
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Figure 13 -- Distribution Of Blight Factors. 
(To Eligibility Study To 105" Street And Vincennes Avenue Tax 

Increment Financing Redevelopment Project And Plan) 
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For The Proposed 

lOSh Street And Vincennes Avenue 
Redevelopment Project Area: 

Approval Of A Redevelopment Plan, 

Designation Of A Redevelopment Project Area 

And 

Adoption Of Tax Increment Allocation Financing, 

6766 1 

Whereas, The Community Development Commission (the "Commission") of the 
City of Chicago (the "City") has heretofore been appointed by the Mayor of the City 
with the approval of its City Council ("City Council", referred to herein collectively 
with the Mayor as the "Corporate Authorities") (as codified in Section 2-124 of the 
City's Municipal Code) pursuant to Section 5/ 1 1-7 4.4-4 (k) of the Illinois Tax 
Increment Allocation Redevelopment Act, as amended (65 ILCS 5/1 I-7 4.4-1, et seq. 
(1993) (the "Act"); and 

Whereas, The Commission is empowered by the Corporate Authorities to exercise 
certain powers enumerated in Section 5/11-74.4-4(k) of the Act, including the 
holding of certain public hearings required by the Act; and 

Whereas, Staff of the City's Department of Planning and Development has 
conducted or caused to be conducted certain investigations, studies and surveys 
of the 105th Street and Vincennes Avenue area, the street boundaries of which are 
described on (Sub)Exhibit A hereto (the "Area"), to determine the eligibility of the 
Area as a redevelopment project area as defined in the Act (a "Redevelopment 
Project Area") and for tax increment allocation financing pursuant to the Act ("Tax 
Increment Allocation Financing"), and previously has presented to the Commission 
for its review the 1 05 "' Street and Vincennes Avenue Tax Increment Financing 
Redevelopment Project and Plan (the "Plan") (which has as an exhibit the 105th 
Street and Vincennes Avenue Tax Increment Financing Redevelopment Project Area 
Eligibility Study (the "Report)); and 

Whereas, Prior to the adoption by the Corporate Authorities of ordinances 
approving a redevelopment plan, designating an area as a Redevelopment Project 
Area or adopting Tax Increment Allocation Financing for an area, it is necessary ·that 
the Commission hold a public hearing (the "Hearing") pursuant to Section 5/ 1 1-
74.4-5(a) of the Act, convene a meeting of a joint review board (the "Board") 
pursuant to Section 5/ 11-74.4-5(b) of the Act, set the dates of such Hearing and 
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Board meeting and give notice thereof pursuant to Section 5/11-7 4.4-6 of the Act: 
and 

Whereas. The Plan (with the Report attached thereto) were made available for 
public inspection and review beginning May 13, 1997, being a date prior ·to the 
adoption by the Commission of Resolution 97-CDC-52 on May 13, 1997 fixing the 
time and place for the Hearing, at City Hall, 121 North LaSalle Street, Chicago, 
Illinois, in the following offices: City Clerk, Room 107 and Department of Planning 
and Development, Room 1000; and 

Whereas, Notice of the Hearing by publication was given at least twice, the first 
publication being on June 9, 1997, a date which is not more than thirty (30) nor 
less than ten (1 O) days prior to the Hearing, and the second publication being on 
June 11. 199 7, both in the Chicago Sun-Times or the Chicago Tribune, being 
newspapers of general circulation within the taxing districts having property in the 
Area: and 

Whereas, Notice of the Hearing was given by mail to taxpayers by depositing such 
notice in the United States mail by certified mail addressed to the persons in whose 
names the general taxes for the last preceding year were paid on each lot, block, 
tract or parcel ofland lying within the Area, on June 25, 1997, being a date not less 
than ten ( 1 0) days prior to the date set for the hearing: and where taxes for the last 
preceding year were not paid, notice was also mailed to the persons last listed on 
the tax rolls as the owners of such property within the preceding three years: and 

Whereas, Notice of the Hearing was given by mail to the Illinois Department of 
Commerce and Community Affairs ("D.C.C .A. ") and members of the Board (including 
notice of the convening of the Board), by depositing such notice in the United States 
mail by certified mail addressed to D.C.C.A. and all Board members, on May 14, 
1997, being a dale not less than forty-five (45) days prior to the date set for the 

Hearing; and 

Whereas, Notice of the Hearing and copies of the Plan (with the report attached 
thereto) were sent by mail to taxing districts having taxable property in the Area, by 
depositing such notice and documents in the United States mail by certified mail 
addressed to all taxing districts having taxable property within the Area, on May 14, 
1997, being a date not less than forty-five (45) days prior to the date set forth 
Hearing: and 

Whereas, The Hearinf was held on July 8, 1997 at 2:00 P.M. at City Hall, City 
Council Chambers, 2n Floor, 121 North LaSalle Street, Chicago, Illinois, as the 
official public hearing, and testimony was heard from all interested persons or 
representatives of any affected taxing district present at the Hearing and wishing 
to testify, concerning the Commission's recommendation to City Council regarding 
approval of the Plan. designation of the Area as a Redevelopment Project Area and 
adoption of Tax Increment Allocation Financing within the Area: and 
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Whereas, The Board meeting was convened on May 28, 1997 at 10:00 A.M. (being 
a date no more than fourteen ( 14) days following the mailing of the notice to all 
taxing districts on May 14, 1997) in Room 1003A, City Hall, 121 North LaSalle 
Street, Chicago, Illinois, to consider its advisory recommendation regarding the 
approval of the Plan, designation of the Area as a Redevelopment Project -Area and 
adoption of Tax Increment Allocation Financing within the Area; and 

Whereas, The Commission has reviewed the Plan (with the Report attached 
thereto), considered testimony from the Hearing, if any, the recommendation of the 
Board, if any, and such other matters or studies as the Commission deemed 
necessary or appropriate in making the findings set forth herein and formulating its 
decision whether to recommend to City Council approval of the Plan, designation 
of the Area as a Redevelopment Project Area and adoption of Tax Increment 
Allocation Financing within the Area; now, therefore, 

Be It Resolved by the Community Development Commission of the City of 
Chicago: 

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

Section 2. The Commission hereby makes the following findings pursuant to 
Section 5/ 11-74.4-3(n) of the Act or such other section as is referenced herein: 

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 of 
redevelopment plan issued by the Chicago Plan Commission of(B) includes land 
uses that have been approved by the Chicago Plan Commission; 

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 more than twenty-three (23) years from the date 
of the adoption of the ordinance approving the designation of the Area as a 
redevelopment project area, and, as required pursuant to Section 5/ 1 1-74.4-7 of 
the Act, no such obligation shall have a maturity date greater than twenty (20) 
years; and 



67664 JOURNAL--CITY COUNCIL--CHICAGO 10/3/2001 

d. the Area would not reasonably be expected to be developed without the use 
of incremental revenues pursuant to the Act, and such incremental revenues will 
be exclusively utilized for the development of the Area; and 

e. the Area includes only those contiguous parcels of real property and 
improvements thereon that are to be substantially benefitted by the proposed Plan 
improvements, as required pursuant to Section 5/ 11-74.4-4(a) of the Act; [and] 

f. as required pursuant to Section 5/ 11-74.4-3(p) of the Act: 

(i) the Area is not less, in the aggregate, than one and one-half (1 %) acres in 
size; and 

(ii) conditions exist in the Area that cause the Area to qualify for designation 
as a redevelopment project area and a blighted area as defined in the Act[; and] 

Section 3. The Commission recommends that the City Council approve the Plan 
pursuant to Section 5/ 11-74.4-4 of the Act. 

Section 4. The Commission recommends that the City Council designate the 
Area as a Redevelopment Project Area pursuant to Section 5/ 1 1-7 4.4-4 of the Act. 

Section 5. The Commission recommends that the City Council adopt Tax 
Increment Allocation Financing within the Area. 

Section 6. If any provision of this resolution 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 resolution. 

Section 7. All resolutions, motions or orders in conflict with this resolution are 
hereby repealed to the extent of such conflict. 

Section 8. This resolution shall be effective as of the date of its adoption 

Section 9. A certified copy of this resolution shall be transmitted to the City 
Council. 

Adopted: July 8 , 1991 

I(Sub)Exhibit "A" referred to in this Resolution 97 -CDC-67 
constitutes Exhibit "D" to the ordinance and 

is printed on page 67665 of this Journal.] 
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Exhibit "C". 
(To Ordinance) 

Legal Description. 

67665 

The Project Area is generally bordered on the north by 103rd Street; on the east by 
the I-57 Expressway right-of-way; on the south by 107th Street; and on the west by 
Vincennes Avenue, including the small triangular block bordered by Charles Street 
and 104" Street. 

The boundaries of the Project Area are legally described as follows : 

that part of the northwest quarter of Section 17, Township 37 North, Range 14 
East of the Third Principal Meridian taken as a tract and more particularly 
described as follows: beginning at the point of intersection of the south right-of­
way line of 1 07" Street with the westerly right-of-way line of Vincennes Avenue; 
thence northeasterly on the last described line to its intersection with the 
westerly right-of-way line of Charles Street; thence northwesterly on the last 
described line to its intersection with the north right-of-way line of 104"' Street; 
thence easterly on the last described line to its intersection with the westerly 
right-of-way line of Vincennes Avenue; thence northeasterly on the last 
described line to its intersection with the easterly right-of-way line of the former 
Pittsburgh, Cincinnati, Chicago & St. Louis Railroad; thence southeasterly on 
the last described line to the north right-of-way line of 1 05"' Street; thence 
easterly on the last described line to its intersection with the westerly right-of­
way line of Interstate 57 Expressway; thence southerly on the last described line 
to its intersection with the south right-of-way line of 107th Street; thence 
westerly on the last described line to the point of beginning, all in Cook County, 
Illinois. 

Exhibit «D". 
(To Ordinance) 

Street Boundaries Of The Area. 

The Area is generally bounded on the north by 1 03"' Street; on the east by the I-57 
Expressway right-of-way; on the south by 1071

h Street; and on the west by 
Vincennes Avenue. including the triangular small block bordered by Charles Street 
and 104 '" Street. 
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Exhibit "E". 
(To Ordinance) 

PrQject Area Boundary Map. 
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DESIGNATION OF 105TH STREET AND VINCENNES AVENUE 
REDEVELOPMENT PROJECT AREA AS TAX 

INCREMENT FINANCING DISTRICT. 

The Committee on Finance submitted the following report: 

CHICAGO, October 3, 2001 . 

To the President and Members of the City Council: 

Your Committee on Finance, having had under consideration an ordinance 
designating the lOSth Street and Vincennes Redevelopment Project Area as a 
redevelopment project area, having had the same under advisement, begs leave to 
report and recommend that Your Honorable Body Pass the proposed 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 ordinance transmitted with the 
foregoing committee report was Passed by yeas and nays as follows: 

Yeas -- Aldermen Granato, Haithcock, Tillman, Preckwinkle, Hairston, Beavers, 
Stroger, Beale, Pope, Balcer, Frias, Olivo, Burke, T. Thomas, Coleman, L. Thomas, 
Murphy, Rugai, Troutman, DeVille, Munoz, Zalewski, Chandler, Solis, Ocasio, 
Burnett, E. Smith, Cat-others, Suarez, Matlak, Mel!, Austin, Banks, Mitts, Allen, 
Laurino, O'Connor, Doherty, Natarus, Daley, Hansen, Shiller, M. Smith, Moore -- 44. 

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 
105" Street and Vincennes Avenue Redevelopment Project Area (the "Area") 
described in Section 2 of this ordinance. to be redeveloped pursuant to a proposed 
redevelopment plan and project (the "Plan"); and 

WHEREAS. Pursuant to Sections 5/1 1~74.4-4 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 on July 8. 199 7; and 

WHEREAS, The Plan (including the related eligibility report attached thereto as an 
exhibit) was made available for public inspection and review pursuant to Section 
5/ 11-7 4.4-5(a) of the Act; notice of the Hearingwas given pursuant to Section 5/ 11-
7 4.4-6 of the Act; and a meeting of the joint review board (the "Board") was 
convened pursuant to Section 5/ 11-74.4-S(b) of the Act; and 

WHEREAS, The Commission has forwarded to the City Council a copy of its 
Resolution 97 -CDC-67, recommending to the City Council the designation of the 
Area as a redevelopment project area pursuant to the Act, among other things; and 

WHEREAS. The Corporate Authorities have reviewed the Plan (including the 
related eligibility report for the Area attached thereto as an exhibit), 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; and 

WHEREAS, The City Council has heretofore approved the Plan, which was 
identified in An Ordinance Of The City Of Chicago, Illinois, Approving A 
Redevelopment Plan For The 105th Street And Vincennes Avenue Redevelopment 
Project 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. 
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SECTION 2. The Area. The Area is legally described in Exhibit A attached 
hereto and incorporated herein. The street location (as near as practicable) for the 
Area is described in Exhibit B attached hereto and incorporated herein .. The map 
of the Area is depicted on Exhibit C attached hereto and incorporated herein. 

SECTION 3 . Findings. The Corporate Authorities hereby make the following 
findings: 

a. the Area includes only those contiguous parcels of real property and 
improvements thereon that are to be substantially benefitted by proposed Plan 
improvements , as required pursuant to Section 5/ 11-7 4.4-4(a) of the Act; 

b. as required pursuant to Section 5/11 -74.4-3(p) of the Act: 

(i) the Area is not less, in the aggregate, than one and one-half ( 1 '12) acres in 
size; and 

(ii) conditions exist in the Area that cause the Area to qualify for designation 
as a redevelopment project area and a blighted area as defined in the Act. 

SECTION 4 . Area Designated . The Area is hereby designated as a 
redevelopment project area pursuant to Section 5 I 1 1-7 4.4-4 of the Act. 

SECTION 5. 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 6 . Superseder. All ordinances, resolutions, motions or orders in 
conflict with this ordinance are hereby repealed to the extent of such conflict. 

SECTION 7. Effective Date. This ordinance shall be in full force and effect 
immediately upon its passage. 

[Exhibit "C" referred to in this ordinance printed 
on page 6 7 6 71 of this Journal.] 

Exhibits "A" and "B" referred to in this ordinance read as follows : 
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Exhibit "A". 

Legal Description. 

The Project Area is generally bordered on the north by 103rd Street; on the east by 
the I-57 Expressway right-of-way; on the south by 107th Street; and on the west by 
Vincennes Avenue, including the small triangular block bordered by Charles Street 
and 1 04" Street. 

The boundaries of the Project Area are legally described as follows : 

that part of the northwest quarter of Section 17, Township 37 North, Range 14 
East of the Third Principal Meridian taken as a tract and more particularly 
described as follows: beginning at the point of intersection of the south right-of­
way line of 107'' Street with the westerly right-of-way line of Vincennes Avenue; 
thence northeasterly on the last described line to its intersection with the 
westerly right-of-way line of Charles Street; thence northwesterly on the last 
described line to its intersection with the north right-of-way line of 104th Street; 
thence easterly on the last described line to its intersection with the westerly 
right-of-way line of Vincennes Avenue; thence northeasterly on the last 
described line to its intersection with the easterly right-of-way line of the former 
Pittsburgh, Cincinnati, Chicago & St. Louis Railroad; thence southeasterly on 
the last described line to the north right-of-way line of 1051h Street; thence 
easterly on the last described line to its intersection with the westerly right-of­
way line of Interstate 57 Expressway; thence southerly on the last described line 
to its intersection with the south right-of-way line of 1 07" Street; thence 
westerly on the last described line to the point of beginning, all in Cook County, 
Illinois. 

Exhibit "B". 

Street Boundaries Of The Area. 

The Area is generally bounded on the north by 103rd Street; on the east by the I-57 
Expressway right-of-way; on the south by 107" Street; and on the west by 
Vincennes Avenue, including the triangular small block bordered by Charles Street 
and 1 04" Street. 



10/3/2001 

G· 

, ...... 

REPORTS OF COMMITTEES 

Exhibit "C". 

Project Area Boundary Map. 
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ADOPTION OF TAX INCREMENT ALLOCATION FINANCING 
FOR IOSTH STREET AND VINCENNES AVENUE 

REDEVELOPMENT PROJECT AREA . 

The Committee on Finance submitted the following report: 

CHICAGO, October 3, 2001. 

To the President and Members of the City Council: 

Your Committee on Finance, having had under consideration an ordinance 
adopting tax increment financing for the 105th Street and Vincennes Redevelopment 
Project Area, having had the same under advisement, begs leave to report and 
recommend that Your Honorable Body Pass the proposed 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 ordinance transmitted with the 
foregoing committee report was Passed by yeas and nays as follows : 

~ 

Yeas -- Aldermen Granato, Haithcock, Tillman, Preckwinkle, Hairston, Beavers, 
Stroger, Beale, Pope. Balcer, Frias, Olivo, Burke, T. Thomas, Coleman, L. Thomas, 
Murphy. Rugai, Troutman, DeVille, Munoz, Zalewski, Chandler, Solis, Ocasio, 
Burnett, E. Smith, Carothers, Suarez, Matlak, Mel!, Austin, Banks, Mitts, Allen, 
Laurino, O'Connor, Doherty, Natarus, Daley, Hansen, Shiller, M. Smith, Moore -- 44. 

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/ 1 1-74.4- 1, et seq. (1993), as 
amended (the "Act"), for a proposed redevelopment project area to be known as the 
105th Street and Vincennes Avenue Redevelopment Project Area (the "Area") 
described in Section 2 of this ordinance, to be redeveloped pursuant to a proposed 
redevelopment plan and project (the "Plan"); and 

WHEREAS, The Community Development Commission of the City has forwarded 
to the City Council of the City ("City Council") a copy of its Resolution 97-CDC-67, 
recommending to the City Council the adoption of Tax Increment Allocation 
Financing for the Area, among other things; and 

WHEREAS, As required by the Act, the City has heretofore approved the Plan, 
which was identified in An Ordinance Of The City Of Chicago, Illinois, Approving A 
Redevelopment Plan For The lOSth Street And Vincennes Avenue Redevelopment 
Project Area and has heretofore designated the Area as a redevelopment project area 
by passage of An Ordinance Of The City Of Chicago, Illinois, Designating The lOSth 
Street And Vincennes Avenue Redevelopment Project Area A Redevelopment Project 
Area Pursuant To The Tax Increment Allocation Redevelopment Act and has 
otherwise complied with all other conditions precedent required by the Act; 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. Tax Increment Allocation Financing Adopted. Tax Increment 
Allocation Financing is hereby adopted pursuant to Section 5/ 11-7 4.4-8 of the Act 
to finance redevelopment project costs as defined in the Act and as set forth in the 
Plan within the Area legally described in Exhibit A attached hereto and incorporated 
herein. The street location (as near as practicable) for the Area is described in 
Exhibit B attached hereto and incorporated herein. The map of the Area is depicted 
in Exhibit C attached hereto and incorporated herein. 

SECTION 3. Allocation Of Ad Valorem Taxes. Pursuant to the Act, the ad 
valorem taxes, if any, arising from the levies upon taxable real property in the Area 
by taxing districts and tax rates determined in the manner provided in Section 
5/ 1 l-74.4-9 (c) of the Act each year after the effective date of this ordinance until 
redevelopment project costs and all municipal obligations financing redevelopment 
project costs incurred under the Act have been paid, shall be divided as follows: 

a. that portion of taxes levied upon each taxable lot, block, tract or parcel of real 
property which is attributable to the lower of the current equalized assessed value 
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or the initial equalized assessed value of each such taxable lot, block, tract or 
parcel of real property in the Area shall be allocated to, and when collected, shall 
be paid by the county collector to the respective affected taxing districts in the 
manner required by law in the absence of the adoption of Tax Increment Allocation 
Financing; and · 

b. that portion, if any, of such taxes which is attributable to the increase in the 
current equalized assessed valuation of each taxable lot, block, tract or parcel of 
real property in the Area over and above the initial equalized assessed value of 
each property in the Area shall be allocated to, and when collected, shall be paid 
to the City Treasurer who shall deposit said taxes into a special fund, hereby 
created, and designated the "105th Street and Vincennes Avenue Redevelopment 
Project Area Special Tax Allocation Fund" of the City for the purpose of paying 
redevelopment project costs and obligations incurred in the payment thereof. 

SECTION 4. Invalidity Of Any Section. If any provision of this ordinance shall 
be held to be invalid or unenforceable for any reason, the invalidity or unenforceable 
of such provision shall not affect any of the remaining provisions of this ordinance. 

SECTION 5. Superseder. All ordinances, resolutions, motions or orders in 
conflict with this ordinance are hereby repealed to the extent of such conflict. 

SECTION 6. Effective Date. This ordinance shall be in full force and effect 
immediately upon its passage. 

[Exhibit "C" referred to in this ordinance printed 
on page 67676 of this Journal.] 

Exhibits "A" and "B" referred to in this ordinance read as follows : 

Exhibit "A". 

Legal Description 

The Project Area is generally bordered on the north b~ 103rd Street; on the east by 
the I-57 Expressway right-of-way; on the south by 107 Street; and on the west by 
Vincennes Avenue, including the small triangular block bordered by Charles Street 
and 104" Street. 
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The boundaries of the Project Area are legally described as follows : 

that part of the northwest quarter of Section 17, Township 37 North, _ Range 14 
East of the Third Principal Meridian taken as a tract and more particularly 
described as follows : beginning at the point of intersection of the south right-of­
way line of 107th Street with the westerly right-of-way line of Vincennes Avenue; 
thence northeasterly on the last described line to its intersection with the 
westerly right-of-way line of Charles Street; thence northwesterly on the last 
described line to its intersection with the north right-of-way line of 104" Street; 
thence easterly on the last described line to its intersection with the westerly 
right-of-way line of Vincennes Avenue; thence northeasterly on the last 
described line to its intersection with the easterly right-of-way line of the former 
Pittsburgh, Cincinnati, Chicago & St. Louis Railroad; thence southeasterly on 
the last described line to the north right-of-way line of 105th Street; thence 
easterly on the last described line to its intersection with the westerly right-of­
way line of Interstate 57 Expressway; thence southerly on the last described line 
to its intersection with the south right-of-way line of 1071

h Street; thence 
westerly on the last described line to the point of beginning, all in Cook County, 
Illinois. 

Exhibit "B". 

Street Boundaries Of The Area. 

The Area is generally bounded on the north byl03rd Street; on the east by the I-57 
Expressway right-of-way; on the south by 107'' Street; and on the west by 
Vincennes Avenue, including the triangular small block bordered by Charles Street 
and 1 04" Street. 

APPROVAL OF TAX INCREMENT FINANCING REDEVELOPMENT 
PLAN FOR 79TH STREET/SOUTHWEST HIGHWAY 

REDEVELOPMENT PROJECT AREA . 

The Committee on Finance submitted the following report: 

(Continued on page 67677) 
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Exhibit "C". 

Project Area Boundary Map. 

@ , 

' 
... • • I ' 0 ' ' .,_; 

\ 
., 

' i 
,IIIII&. ' i 

north 

E31 Project Bound•.y 


	105th
	105th2
	105th3

