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SECTION I - EXECUTIVE SUMMARY 
 
A. Introduction 
 
The City of Chicago (“City”) has taken a proactive approach to revitalizing neigh-
borhoods that has included the use of Tax Increment Financing (“TIF”).  The City 
has established TIF districts to provide a mechanism to induce new private in-
vestment that would not otherwise occur and to finance needed public improve-
ments. 
 
Since 2001, when the Chicago/Central Park Redevelopment Project Area (“Area”) 
plan was established, property assessment trends have dramatically increased the 
equalized assessed valuation (“EAV”) of the Area.  While there has been some pri-
vate redevelopment investment and public improvements, the primary growth of 
the Area’s EAV from the 2001 base year of approximately $84.8 million to the most 
recent valuation in 2009 of approximately $235 million has occurred due to appli-
cation of equalization multipliers.   
 
The original EAV projected increase of $20 million to $25 million over the 23-year 
period in which the Plan is in place was based, in part, upon an assumption that 
the undeveloped land will be built with new development and that the vacant 
buildings will be improved and increase in assessed value.  The original 2001 Plan 
budget of $16 million was developed to implement activities designed to encourage 
private investment in the Area.  This budget and the previous EAV projections did 
not consider such a significant deviation from historic property assessment trends 
that would lead to such a significant increase in property valuations.   
 
The City desires to continue work on the major goals of the Plan: revitalize and 
restore existing business and residential areas; assemble tracts of land for new 
private development; accomplish the planned program of public improvements; 
achieve new business in-fill development; and develop vacant portions of residen-
tial neighborhoods.  The City needs to adopt this second revision to the Chica-
go/Central Park Redevelopment Area Plan to adjust the amount of the line items 
for the allowable Redevelopment Costs found on Table 6-1 on Page 6-4. 
 
As this amendment only represents a change to the estimated redevelopment 
project costs, there are no changes required to the Eligibility Study or Housing 
Impact Study.  However, they are attached to this Redevelopment Plan revision 
and incorporated hereto in their entirety in the Appendix.  References to the Eli-
gibility Study, Housing Impact Study, or the data included in these documents 
that are not amended, are noted in the Redevelopment Plan as originating in these 
documents.  All mapping and other documents in the Appendix not amended are 
similarly noted. 
 
Additionally, references to the Chicago Departments of Planning and Development 
and Housing remain in the Plan, although the City combined these departments 
into the Chicago Department of Housing and Economic Development in 2011.  
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B. Area Location 
 
The Area is located on the west side of the City, approximately 4 miles west of 
downtown Chicago.  A location map is provided on the following page indicating 
the general location of the Area within the City. 
 
The Area is irregularly shaped and is generally bordered by existing redevelop-
ment areas on each side.  A map indicating the location and name of the existing 
adjacent redevelopment areas is provided in the Appendix Attachment Two, 
Exhibit G, Adjacent Tax Increment Financing Redevelopment Areas Map. 
 
The Area encompasses approximately 678 acres and includes 149 (full and partial) 
city blocks.  The boundaries of the Area are generally described as the alley south-
west of Grand Avenue on the north, Kedzie Avenue on the east, Lake Street on the 
south, and Pulaski Road on the west.  In addition, a western arm of the Area ex-
tends several blocks west of Pulaski Road along Division Street.  A boundary map 
of the Area is provided in the Appendix, Attachment Two, Exhibit A, Boun-
dary Map of TIF Area, and the legal description of the Area is provided in the 
Appendix, Attachment Three, Legal Description. 
 
C. Existing Conditions 
 
The core of the Area consists primarily of older residential properties and commer-
cial properties located along Chicago Avenue, Pulaski Road, and Division Street 
(see Appendix, Attachment Two, Exhibit B, Generalized Existing Land Use 
Assessment Map).  Zoning classifications in the Area include varying industrial, 
commercial and residential categories as shown on Exhibit D, Existing Zoning 
Map of Attachment Two of the Appendix.   
 
Many of the structures and site improvements in the Area are in need of repair, as 
documented in the Eligibility Study included as Appendix, Attachment One.  
Lack of widespread public and private investment is evidenced by significant needs 
in the public infrastructure and deterioration of private properties.  The Area is 
further characterized by the following conditions for the improved portion of the 
Area: 
 

• the predominance (96%) of structures that are 35 years or older;1 
• dilapidation (23% of buildings and 49% of improved parcels); 
• obsolescence (10% of buildings); 
• deterioration of buildings and site improvements (98% of structures and 

97% of improved parcels); 
• illegal use of individual structures (less than 1% of buildings); 

                                            
1 This is 46% greater than the statutory requirement.  Under the Tax Increment Allocation Redevelopment Act, 
for designation of an area as a Conservation Area, 50% or more of the buildings must be 35 years old or older. 
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• presence of structures below minimum code standards (23% of build-
ings); 

• excessive vacancies (8% of buildings); 
• lack of ventilation, light or sanitary facilities (less then 1% of buildings); 
• excessive land coverage and overcrowding of structures (47% of parcels); 
• inadequate utilities (97% of sub-areas2); 
• deleterious land use and layout (95% of sub-areas2); and 
• lack of community planning (97% of sub-areas2); 

  
In addition, many streets contain potholes and cracked surfaces, and sidewalks 
and curbs exhibit cracked and broken sections.  The conditions and locations of 
these conditions are further detailed in the Eligibility Study. 
 
The vacant portion of the Area is characterized by the following conditions: 

 
• obsolete platting (40% of vacant parcels); 
• diversity of ownership (56% of vacant parcels); 
• tax and special assessment delinquencies (19% of vacant parcels); and 
• deterioration of structures in neighboring areas (100% of vacant parcels) 

 
D. Business & Residential Trends 
 
During the past several decades, the Area has experienced decline.  This is most 
evident from the high number of vacant lots that once were occupied by commer-
cial and residential buildings. The building stock is declining and many structures 
are vacant.  The visual character of the Area suffers greatly from vacant store-
fronts and deteriorated buildings, a condition that is especially evident along the 
commercial corridors.  In many instances, commercial buildings have been con-
verted to storefront churches or have been vacated.  This condition reflects the lack 
of interest in these corridors by the retail commercial market.  
 
Within the Area, there are conditions that affect the viability of Area businesses. 
These conditions are: 
  

• poor street and streetscape conditions including deteriorated curbs, side-
walks, street surfaces and other infrastructure; 

• lack of parking; 
• blighted conditions including deteriorated and obsolete buildings; 

 
In addition, the following conditions impact the viability of Area residential prop-
erties and adjacent residential properties: 
 
 • age and deterioration of the housing stock and secondary structures (garag-

es); 
 • overcrowding of residential units in portions of the Area; 
 • poor soil conditions that affect the stability of foundations in certain sec-

tions of the Area; 

                                            
2 Sub-Area refers to Exhibit E, Sub-Area Key Map, contained in Appendix – Attachment Two 
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 • adjacent declining commercial and industrial corridors and incompatible 
land use relationships (isolated industrial and institutional uses within the 
Area); and 

 • the presence of trash, debris, and abandoned vehicles in many yards and 
alleys throughout the Area. 

 
E. Redevelopment Plan Purpose 
 
TIF is permitted by the Illinois Tax Increment Allocation Redevelopment Act, 65 
ILCS 5/11-74.4-1 et seq., as amended (the “Act”).  The Act sets forth the require-
ments and procedures for establishing a redevelopment project area and a redeve-
lopment plan. This Chicago/Central Park Tax Increment Financing Redevelopment 
Plan and Project (hereafter referred to as the “Plan”) includes documentation as to 
the qualifications of the Area.  The purpose of this Plan is to create a mechanism 
that can mitigate blighting influences, encourage local growth and development, 
and attract new private development to the Area.  In doing so, new housing oppor-
tunities, new employment opportunities, and stabilization of existing developed 
areas can occur.  This Plan identifies those activities, sources of funds, procedures, 
and various other necessary requirements in order to implement tax increment 
financing pursuant to the Act. 
 
F. Plan Goals & Actions 
 
The TIF program will help to address the blighting conditions present in the Area, 
retain, redevelop and expand residential housing opportunities within the Area, 
and retain, rehabilitate and attract new commercial development opportunities.  It 
represents an opportunity for the City to implement a program to expand the tax 
base of the Area and its initiatives are designed to arrest the spread of blight and 
decline throughout the Area.  Listed below are the general goals for the Area.  
These goals were derived from a combination of sources such as previous planning 
studies prepared for portions of the Area, analyses of specific conditions within the 
Area, community meetings, input by the City’s Department of Planning and dis-
cussions with elected officials. 
 
 Plan Goals 

 
1. Eliminate the blighting conditions that cause the Area to qualify for 

TIF; 
2. Establish a program of planned improvements designed to retain ex-

isting residential uses and promote the Area for new residential de-
velopment. 

3. Design or encourage improvements to revitalize the commercial cor-
ridors of the Area and promote the Area as a place to do business. 

4. Provide for expansion of institutional uses and recreational oppor-
tunities, where appropriate, to better serve Area residents. 

 
The City proposes to use TIF, as well as other economic development resources, 
when available, to address needs in the Area and induce the investment of private 
capital through various actions.  The City recognizes that blighting influences will 
continue to weaken the Area unless the City itself becomes a leader and a partner 
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with the private sector in the revitalization process. Consequently, the City wishes 
to encourage private development activity by using TIF as an implementation tool 
to facilitate the following actions: 
 
 Actions 
 

• Encourage infill residential and commercial projects. 
• Encourage rehabilitation of commercial and residential buildings 

through the use of TIF and other redevelopment mechanisms. 
• Provide assistance to private developers and property owners to facili-

tate residential and commercial redevelopment projects. 
• Market and promote the Area as a place to live and do business. 
• Improve the appearance of streetscapes throughout the Area, through 

infrastructure improvements. 
• Provide assistance for job training, day care, and other services permit-

ted under the Act. 
• Improve public transportation services. 
• Improve or upgrade sewer, water and other utility lines. 

 
G. Redevelopment Plan and Project Costs 
 
The anticipated activities and associated costs are shown in Table 6-1, Estimated 
Redevelopment Project Costs, included herein.  The total estimated costs for 
the activities listed in Table 6-1 are $73,000,000. 
 
H. Summary & Conclusions  
 
This Plan summarizes the analyses and findings of the consultant’s work, which, 
unless otherwise noted, is the responsibility of PGAV PLANNERS (“Consultant”).  
The City is entitled to rely on the findings and conclusions of this Plan in designat-
ing the Area as a redevelopment project area under the Act.  The Consultant has 
prepared this Plan and the related Eligibility Study with the understanding that 
the City would rely: 1) on the findings and conclusions of the Plan and the related 
Eligibility Study3 in proceeding with the designation of the Area and the adoption 
and implementation of the Plan, and 2) on the fact that the Consultant compiled 
the necessary information so that the Plan and the related Eligibility Study will 
comply with the Act.  
 
The study and survey of the Area indicate that the factors required to qualify the 
Area as a combination Conservation Area and Vacant Blighted Area are present 
and that these factors are present throughout the Area.  Therefore, the Area quali-
fies as a redevelopment area under the terms of these definitions in the Act.  This 
Plan, and the supporting documentation contained in the Eligibility Study, indi-
cates that the Area on the whole has not been subject to growth and development 
through investment by private enterprise, and would not reasonably be anticipated 
to be developed without the adoption of the Plan. 

                                            
3 The Eligibility Study that was a part of the original Chicago/Central Park Redevelopment Plan has not been 
Amended and is attached hereto and made a part hereof in its’ entirety.  
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SECTION II – AREA LOCATION, LEGAL DESCRIPTION AND 
PROJECT BOUNDARY 

 
The Area is located four miles west of downtown.  The Area contains approximate-
ly 678 acres and consists of 149 (full and partial) blocks and 4,907 tax parcels4.  
The Area is irregularly shaped and is generally bordered by existing redevelop-
ment areas on each side.  A map indicating the location and name of the existing 
adjacent redevelopment areas is provided in the Appendix as Attachment Two, 
Exhibit G, Adjacent Tax Increment Financing Redevelopment Areas Map. 
  
On the north, the Area follows portions of the southern boundaries of the Divi-
sion/Homan and Pulaski Industrial Corridor Redevelopment Areas.  This boundary 
generally follows the alley located to the southwest of Grand Avenue.  On the east, 
the boundary is the western right-of-way of Kedzie Avenue, which is also the 
boundary for a portion of the Kinzie Industrial Corridor Redevelopment Area.  On 
the south, the boundary generally follows two railroad rights-of-way and the 
northern limits of Garfield Park, parts of which serve as the northern boundary of 
the Midwest Redevelopment Area.  To the west the boundary generally follows the 
existing boundary of the Northwest Industrial Corridor redevelopment area.  
South of Chicago Avenue this western boundary follows an irregular line that gen-
erally parallels Harding Avenue.  North of Chicago Avenue the boundary follows 
the alley west of Pulaski Road.  In addition, an arm of the Area extends several 
blocks west of Pulaski Road along Division Street and ends at Kostner Avenue, 
which is the boundary for the Northwest Industrial Corridor Redevelopment Area. 
 
The boundaries of the Area include only those contiguous parcels of real property 
and improvements substantially benefited by the activities to be undertaken as a 
part of the Plan.  Since the boundaries of the Area include approximately 678 acres 
of land, the statutory minimum of 1.5 acres is exceeded.  The boundaries of the 
Area are shown on Appendix, Attachment Two, Exhibit A, Boundary Map of 
TIF Area, and the boundaries are described in Appendix, Attachment Three, 
Legal Description.  A listing4 of the permanent index numbers and the 2000 
equalized assessed value for all properties in the Area is included in the Appen-
dix, Attachment Four, 2000 Estimated EAV by Tax Parcel. 
 
As shown on Appendix, Attachment Two, Exhibit A, Boundary Map of TIF 
Area, the boundaries of the Area encompasses many residential properties. 
 
The commercial corridors that border these residential areas (Chicago Avenue, 
Pulaski Road, and Division Street) once served the workers and residents of the 
Area.  However, vacant properties and declining and deleterious commercial and 
institutional uses are present along these corridors. These declining conditions 
have resulted in further disinvestment in the commercial corridors and negatively 
impact the adjacent residential neighborhoods.  In general, the decline in the via-
bility of the residential properties of the Area and in adjacent residential areas is 
due in part to proximity to the blight occurring along the commercial corridors. 
 
4 The Certified 2000 EAV of the Area shows 5,022 tax parcels.  As previously noted, the Eligibility Study has not 
been Amended and is attached hereto and made a part hereof in its’ entirety. 
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Where possible, institutional uses have been included in the Area.  These uses are 
adjacent to the declining areas discussed above, and in some cases also contain 
deteriorating conditions.  All properties within the Area will benefit from a pro-
gram that will address the blighted conditions of the Area. 
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SECTION III - STATUTORY BASIS FOR TAX 
INCREMENT FINANCING 

 
A. Introduction 
 
In January 1977, TIF was made possible by the Illinois General Assembly through 
passage of the Act.  The Act provides a means for municipalities, after the approval 
of a redevelopment plan and project, to redevelop blighted, conservation, or indus-
trial park conservation areas and to finance eligible “redevelopment project costs” 
with incremental property tax revenues.  “Incremental property tax” or “incremen-
tal property taxes” are derived from the increase in the current equalized assessed 
value (“EAV”) of real property within the redevelopment project area, over and 
above the certified initial EAV of such real property.  Any increase in EAV is then 
multiplied by the current tax rate, which results in incremental property taxes.  A 
decline in current EAV does not result in a negative incremental property tax. 
 
To finance redevelopment project costs, a municipality may issue obligations se-
cured by incremental property taxes to be generated within the project area.  In 
addition, a municipality may pledge towards payment of such obligations any part 
or any combination of the following: 
 

(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 law-
fully pledge. 

 
TIF does not generate tax revenues by increasing tax rates.  It generates revenues 
by allowing the municipality to capture, for a specified period, the new revenues 
produced by the enhanced valuation of properties resulting from the municipality’s 
redevelopment program, improvements and activities, various redevelopment 
projects, and the reassessment of properties.  This increase or "increment" can be 
used to finance "redevelopment project costs" such as land acquisition, site clear-
ance, building rehabilitation, interest subsidy, construction of public infrastruc-
ture, etc., as permitted by the Act. 
 
Under the Act, all taxing districts continue to receive property taxes levied on the 
initial valuation of properties within the redevelopment project area.  Additionally, 
taxing districts can receive distributions of excess incremental property taxes 
when annual incremental property taxes received exceed principal and interest 
obligations for that year and redevelopment project costs necessary to implement 
the plan have been paid.  Taxing districts also benefit from the increased property 
tax base after redevelopment project costs and obligations are paid. 
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As used herein and in the Act, the term “Redevelopment Project” (“Project”) means 
any public and private development project in furtherance of the objectives of a 
redevelopment plan. The term “Area” means an area designated by the municipali-
ty, which is not less in the aggregate than 1-1/2 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 a blighted area or a conser-
vation area, or a combination of both blighted area and conservation area.  The 
term “Plan” means the comprehensive program of the municipality for develop-
ment or redevelopment intended by the payment of redevelopment project costs to 
reduce or eliminate those conditions, the existence of which qualified the redeve-
lopment project area for utilization of TIF. 
 
The Illinois General Assembly made various findings in adopting the Act: 
 
1. That there exists in many municipalities within the State of Illinois (the 

“State”) blighted and conservation areas; and 
 
2. That the eradication of blighted areas and the treatment and improvement 

of conservation areas by redevelopment projects are essential to the public 
interest and welfare. 

 
These findings were made on the basis that the presence of blight, or conditions 
which lead to blight, are detrimental to the safety, health, welfare and morals of 
the public. 
 
To ensure that the exercise of these powers is proper and in the public interest, the 
Act specifies certain requirements that must be met before a municipality can pro-
ceed with implementing a redevelopment plan.  One of these requirements is that 
the municipality must demonstrate that a redevelopment project area qualifies for 
designation.  With certain exceptions, an area must qualify generally either as: 
 

• a blighted area (both “improved” and “vacant” or a combination of both); or 
•  a conservation area; or 
• a combination of both blighted areas and conservation areas within the de-

finitions for each set forth in the Act. 
 

The Act offers detailed definitions of the blighting factors used to qualify areas. 
These definitions were used as the basis for preparing the Eligibility Study. 
 
B. The Redevelopment Plan for the Chicago/Central Park Tax Increment 

Financing Redevelopment Project Area. 
 
This Plan has been formulated in accordance with the provisions of the Act and is 
intended to guide improvements and activities within the Area in order to stimu-
late private investment in the Area.  The goal of the City, through implementation 
of this Plan, is that the entire Area be revitalized on a comprehensive and planned 
basis to ensure that private investment in rehabilitation and new development 
occurs in the following manner: 
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1. On a coordinated rather than piecemeal basis to ensure that land use, 
access and circulation, parking, public services and urban design are func-
tionally integrated and meet present-day urban planning principles and 
standards; 

 
2. On a reasonable, comprehensive and integrated basis to ensure that blight-

ing factors are eliminated; and 
 
3. Within a reasonable and defined period so that the Area may contribute 

productively to the economic vitality of the City. 
 
This Plan sets forth the overall Project which are those public and private activi-
ties to be undertaken to accomplish the City’s above-stated goal. During imple-
mentation of the Project, the City may, from time to time: (i) undertake or cause to 
be undertaken public improvements and activities; and (ii) enter into redevelop-
ment agreements with private entities to construct, rehabilitate, renovate or re-
store private improvements on one or several parcels (collectively referred to as 
“Redevelopment Projects”). 
 
Successful implementation of this Plan requires that the City utilize incremental 
property taxes and other resources in accordance with the Act to stimulate the 
comprehensive and coordinated development of the Area. TIF will be one of the 
tools that will help the Area develop on a comprehensive and coordinated basis, 
thereby reducing or eliminating the conditions that have precluded development of 
the Area by the private sector.  The use of incremental property taxes will permit 
the City to direct, implement and coordinate public improvements and activities to 
stimulate private investment within the Area. 
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SECTION IV – REDEVELOPMENT GOALS 
AND ACTIONS 

 
In preparing portions of this document, the Consultant utilized the West Humboldt 
Park-Chicago Avenue Redevelopment Plan (“Humboldt Plan”) dated March 1998, 
as well as the Humboldt Park Land Use Plan as a basis for developing the goals 
and objectives and other information presented herein. Additionally, sources in-
clude input and feed back from community leaders and stakeholders in the com-
munities that are located in the Area.  The Humboldt Plan was prepared by the 
City of Chicago, Department of Planning and Development (DPD) under Chapter 
2-124-010(d) of the Chicago Municipal Code and adopted in 1998.  In this chapter 
of the municipal code, a Redevelopment Plan is defined as a “comprehensive pro-
gram for the clearing or rehabilitation and the physical development of a redeve-
lopment area.”  A Redevelopment Area is defined in said ordinance as: 
 

…a slum, blighted, deteriorated or deteriorating area in the aggregate 
of not less than two acres located within the territorial limits of the city 
where buildings, improvements or vacant lots are detrimental to the 
public safety, health, morals welfare or economic stability because of 
age, dilapidation, obsolescence, overcrowding, lack of light, ventilation 
or adequate sanitary facilities, inadequate utilities, excessive land cov-
erage, deleterious land use or layout, inadequate or ineffective use, or 
failure to generate a proper share of tax revenues, housing opportuni-
ties or employment commensurate with the capacity of the area, or any 
combination of such factors. 

 
The recommendations contained in the Humboldt Plan were based on the analysis 
of the Area by DPD staff, comments from the community, and a review of City 
guidelines and other area plans.  The Humboldt area generally covers both sides of 
the Chicago Avenue street frontage up to the alley from Kedzie Avenue on the east 
to Pulaski Road on the west. 
 
The boundaries of the Area as described in the Appendix as Attachment Two, 
Exhibit A, Boundary Map of TIF Area were established after investigation of 
existing conditions, a review of the Humboldt Plan and other adjacent Redevelop-
ment Plans, and input by the City of Chicago, Department of Planning and Devel-
opment, to maximize utilization of development tools created by the Act and its 
ability to address Area problems. 
 
As a result of these efforts and reviews, the boundaries and various goals and ob-
jectives have been established for the Area as noted in this section. 
  
A. Goals for Chicago/Central Park Redevelopment Area 
 
Listed below are the goals for redevelopment of the Area.  These goals provide 
overall focus and direction for this Plan as follows: 
 

1. Eliminate the blighting conditions that cause the Area to qualify for 
TIF. 
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2. Establish a program of planned improvements designed to retain exist-
ing residential uses and promote the Area for new residential develop-
ment. 

 
3. Design or encourage improvements to revitalize the commercial corri-

dors of the Area and promote the Area as a place to do business. 
 

4. Provide for expansion of institutional uses and recreational opportuni-
ties, where appropriate, to better serve Area residents. 

 
In addition to these goals, several items originally identified during the planning 
process for the development of the Humboldt Plan are included.  These goals are 
stated below and reflect a continuation of the process developed during the crea-
tion of the Humboldt Plan:  

• To revitalize and restore the physical and economic conditions in this 
once thriving commercial district (with primary attention being focused 
on reviving Chicago Avenue as the principal commercial corridor for the 
Area); 

• To repair and replace the infrastructure whenever needed, such as but 
not limited to public utilities and public way improvements; 

• To improve the transportation and traffic flow as required. 
 
B. Redevelopment Actions 
 
Listed below are the redevelopment actions that will be implemented to meet the 
goals outlined above.  Several of these actions were derived from objectives out-
lined in the Humboldt Park Plan. 
 
1. Encourage infill residential and commercial development.   

 
• Promote development opportunities on current City-owned vacant lots 

and any vacant land acquired under this Plan to assemble appropriately 
shaped and sized lots sufficient to meet contemporary development needs 
and standards. 

 
2.  Encourage rehabilitation of commercial and residential buildings through 

the use of TIF and other redevelopment mechanisms. 
 

• Promote reuse of underutilized commercial and residential buildings and 
preserve and promote use of buildings with historic and architectural 
value where appropriate.  

 
3. Provide assistance to private developers and property owners to facilitate 

residential and commercial redevelopment projects. 
 
4. Market and promote the Area as a place to live and do business. 
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• Encourage local businesses, local real estate and housing groups and or-
ganizations, and developers to invest in the Area and promote housing 
opportunities. 

 
• Promote retail and commercial uses in nodes to create a critical mass of 

uses that will be mutually beneficial to individual businesses. 
 
5. Improve the appearance of streetscapes throughout the Area.   

 
 • Create a coherent overall urban design that gives deference to the cha-

racter of the community and encourages a streetscape system that sup-
ports commercial and residential redevelopment.  Design new buildings 
so they are compatible with the surrounding architectural and neighbor-
hood context. 

 
6. Provide assistance for job training, day care, and other services permitted 

under the Act. 
 

• Encourage job training and job readiness programs through projects 
within the Area that focus on Area residents and women-owned and mi-
nority-owned businesses. 

 
7. Improve public transportation services. 

 
• Provide for needed public transportation projects and promote develop-

ments that incorporate public transit facilities in their design. 
 
8. Improve or upgrade sewer, water and other utility lines.  

 
• Provide necessary public improvements and facilities in accordance with 

modern design standards. 
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SECTION V – BASIS FOR ELIGIBILITY 
OF THE AREA & FINDINGS 

 
A. Introduction 
 
To designate a redevelopment project area, according to the requirements of the 
Act, a municipality must find that there exist conditions which cause such project 
area to be classified as a blighted area, conservation area, combination of blighted 
and conservation areas, or an industrial park conservation area.  The Eligibility 
Study is included as Attachment One of the Appendix provides a comprehen-
sive report documenting all factors required by the Act to make a determination 
that the Area is eligible under the Act.  Following the background information pro-
vided below, a summary of the information provided in the Eligibility Study is 
presented. 
 
B. Area Background Information  
 
1. Existing Land Use and Zoning5 

 
A tabulation of the land use within the Area is provided below: 
 

Table 5-1 
Tabulation of Existing Land Use 

 
Land Use Land Area Acres % of Net Land 

Area1 
% of Gross 
Land Area 

Industrial  15    3%   2% 

Commercial  35    8%   5% 

Institutional  40    9%   6% 

Vacant Land  74  17% 11% 

Residential 279  62% 41% 

Park/Playground 4 1% 1% 

Public Right-of-Way 231 N/A 34% 

Total       678 Ac. 100% 100% 
1 Net Land Area does not include public right-of-way. 
Note: Percentage and acreage figures are approximated due to rounding.   
 
The land uses itemized in Table 5-1 show the predominantly residential nature of 
the Area (62% of the net land area is residential).  In addition to residential uses, 
the Area is home to numerous commercial uses along Chicago Avenue, Pulaski 
Road, and Division Street.  Commercial uses comprise 8% of the net land area.  
Several schools and hospitals are also scattered throughout the Area. These uses 
(identified as Institutional above) comprise 9% of the net land area.  A limited 
number of industrial uses, 3% of the net land area, are located in the Area.  
  
5 Existing land use is presented as of the date of the Eligibility Study and is not necessarily present land use. 
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Parks and Playgrounds comprise approximately 1% of the net land area.  Existing 
zoning is shown on Exhibit D, Generalized Existing Zoning Map6 in Attach-
ment Two of the Appendix. 
 
2. Other Redevelopment Efforts 
 
Five TIF Redevelopment Areas have been established adjacent to the Area, and a 
portion of a redevelopment area (Humboldt Plan) established under Chapter 2-
124-010(d) of the Chicago Municipal Code exist along the Chicago Avenue corridor. 
The City and the State of Illinois (“State”) have designated 64% of the Area as a 
part of Enterprise Zone 5 (see Exhibit F, Empowerment & Enterprise Zones 
Map in Attachment Two of the Appendix).  In addition, the City and the U. S. 
Department of Housing and Urban Development have included 59% of the Area in 
the Federal Empowerment Zone Program (see Exhibit F, Empowerment & En-
terprise Zones Map in Attachment Two of the Appendix). 
 
However, these efforts have not prevented further decline in the Area because the 
majority of these efforts have been directed to revitalize commercial and industrial 
areas and have not been able to address the needs in residential areas.  The City is 
developing this Plan and Program in an attempt to promote growth of existing and 
new residential development, as well as to enhance commercial development op-
portunities. 
 
It is anticipated that, in the future, the Enterprise Zone, Empowerment Zone, and 
other redevelopment efforts in conjunction with the components of this Plan will 
greatly assist in addressing Area problems.  
 
3. Area Decline 
 
As indicated in the Eligibility Study contained in the Appendix as Attachment 
One the population of the three neighborhood areas that comprise the Area 
declined during the 2000 census period.  This trend has been continuous since 
1960. However, the impact on the number of housing units was even more 
dramatic.  From 1960 to 1990 the number of housing units dropped by 15% in 
Humboldt Park, 46% in West Garfield Park, and 58% in East Garfield Park.  
Vacant lots, particularly in the south portion of the Area, West and East Garfield 
Park, are a visible reminder of the housing abandonment that has occurred. 
  
Demolition of housing units starting in the 1960s has continued through to the 
present time. In the 1980s alone, 14% of available housing units were demolished 
(housing data for the 2000 census was not available at the time the Eligibility 
Study was written).  The highest number of lost units is found in the census tracts 
located east of Pulaski Road and north and south of Chicago Avenue.  These tracts 
comprise the majority of the Area. 
 
 
 
6 Generalized existing zoning is presented as of the date of the Eligibility Study. 
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While demolition of housing units has continued to the present time, a total of only 
90 building permits were issued between January 1996 and May 2001.  Of these 90 
permits, only 20 were for the construction of new buildings (3 commercial build-
ings, 14 residential buildings, and 3 institutional buildings).  Of the remaining 70 
permits issued, 12 were for reconstruction of buildings damaged by fire, 6 were for 
improvements to existing institutional uses, and the remaining 52 permits were 
for renovation of existing commercial and residential buildings. 
 
The permits issued between January 1996 and May 2001 represent an average of 
18 permits per year for the past five years in an Area that contains 4,907 parcels of 
property.  When the permits issued for institutional uses and permits issued for 
repairs due to fire are removed from the data set, 72 permits were issued for 4,889 
parcels.  This means that only approximately 1.5% of the property in the Area has 
experienced some type of reinvestment in the last five years. 
  
Historic Equalized Assessed Values (EAV’s) for the Area, the rate of growth for the 
City of Chicago, and the Consumer Price Index (CPI) for All Urban Consumers for 
the period between 1995 and 2000 are shown below on Table 5-2 - Equalized As-
sessed Value Trends.   Between 1995 and 2000 the City of Chicago EAV in-
creased from $30.4 billion to $40.5 billion.  The annual percent change in EAV is 
indicated on Table 5-2 provided below.  In 1995, the EAV of the Area was approx-
imately $55.5 million.  In 2000, the EAV of the Area was approximately $94.4 mil-
lion.  Further, 553 parcels or 11.2% of the properties in the Area are delinquent in 
the payment of 1999 real estate taxes. 
 

Table 5-2 
Equalized Assessed Value Trends 

1995-2000 
 

Year Area 
E.A.V. 

Area % 
Change 

Over Pre-
vious 
Year 

City of 
 Chicago 
% Change 

Over 
 Previous 

Year 

CPI  
% Change 
Over Pre-

vious Year1 

Area 
E.A.V. 

Growth 
Rate 

Below City 

Area E.A.V. 
Growth 

Rate Below 
CPI 

1995 $55,510,901 - - - N/A N/A 
1996 $54,814,433 -1.3%  1.3% 2.7% Yes Yes 
1997 $66,427,790 21.2%  8.4% 2.7% No No 
1998 $66,177,987  -0.3%  1.8% 2.0% Yes Yes 
1999 $79,851,985 20.7%  4.2% 2.1% No No 
2000 $94,413,414 18.2% 14.5% 3.2% No No 
1 Consumer Price Index for All Urban Consumers (CPI-U) – Chicago-Gary-Kenosha, IL-IN-WI, Unit-
ed States Bureau of Labor Statistics, January, 2002. 
 
While there was growth in the EAV of the Area from 1995 to 2000, most of the 
growth was the result of an anomaly in the way the Assessor calculated equaliza-
tion factors in this portion of the City and not the result of increased development 
activity.  This is clear from the age of most of the buildings in the Area and the 
lack of building permits for new construction. 
 
The principal commercial corridors are where most signs of disinvestments are 
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evident.  Vacant buildings and vacant lots reflect deteriorating and dilapidated 
conditions that affect the viability of numerous commercial structures.  Lack of 
rehabilitation activity along Chicago Avenue, Pulaski Road, and other sections of 
the Area have resulted in numerous commercial buildings being converted into 
storefront churches.  The commercial streetscapes of the Area are also deteri-
orated.  Sidewalks, curbs and gutters, and street and alley paving are in need of 
repair throughout the Area. 
 
Residential portions of the Area reflect losses in population, and the housing stock 
shows evidence of physical decline and deferred maintenance.  The northern por-
tion of the Area exhibits numerous residential structures that are leaning and that 
exhibit deferred.  The southern portion of the Area exhibits the most severe in-
stances of deteriorated housing and contains numerous vacant lots.  Throughout 
the Area, secondary structures (primarily garages associated with residential uses) 
are deteriorated, and many residential lots contain junk vehicles, trash and debris. 
 
Industrial development is limited in the Area.  There is only one large-scale indus-
trial use in the Area and several smaller industrial buildings are scattered 
throughout the Area. 
 
Deteriorated building conditions and vacant land has contributed to long-term 
(more than one year) vacancies in Area buildings.  Approximately 10% of the gross 
land area within the Area is vacant, and the presence of approximately 500,000 sq. 
ft. of vacant floor area (in 291 of the 3,622 buildings in the Area add significantly 
to the view that the Area experiences additional evidence of blight and that market 
acceptance of portions of the Area and building stock is not favorable.  The vacant 
floor space is generally equally distributed between commercial and residential 
structures in the Area. 
 
In addition, 1,225 violations were issued on buildings and properties in the Area 
between January 1993 and May 2001 by the City Department of Buildings.  Since 
January 1993, approximately 25% of the 4,907 properties in the Area have been 
cited for having some type of code violation by the City Department of Buildings. 
 
C. Investigation and Analysis of Conservation & Blighting Factors 
 
The investigation and analysis of the Area indicates that the conditions necessary 
to qualify the Area as a combination Conservation Area and Vacant Blighted Area 
are present.  In making this determination of eligibility, it is not required that 
each and every property or building in the Area be blighted or otherwise qualify.  
It is the Area as a whole that must be determined to be eligible.  However, the fac-
tors must be reasonably distributed throughout the Area.  Vacant land and im-
proved land are subject to separate criteria for qualification as a Blighted Area 
under provision of the Act.  In addition, if vacant land is present in the Area, the 
vacant portion of the Area can qualify as a vacant blighted area and the overall 
area can be adopted as a combination of improved conservation area and vacant 
blighted area.  
The Act sets forth 13 separate blighting factors that are to be used to determine if 
an area qualifies as a “conservation area”.  If a combination of 3 or more is found to 
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exist, the Redevelopment Area can be found to qualify as a “conservation area”. In 
addition, a numerical threshold must be met for an area to qualify as a conserva-
tion area; 50% or more of the structures in the area must have an age of 35 years 
or more.  For vacant areas to qualify the Act sets forth two sets of criteria that 
must be met.  The Eligibility Study, included as Attachment One in the Ap-
pendix, defines all of the terms and the methodology employed by the Consultant 
in arriving at the conclusions as to eligibility.  
In terms of the condition of the improved portion of the Area, much of the Area is 
in need of redevelopment, rehabilitation, and revitalization and is characterized 
by: 
 

• the predominance (96%) of structures that are 35 years or older;7 
• dilapidation (23% of buildings and 49% of improved parcels); 
• obsolescence (10% of buildings); 
• deterioration of buildings and site improvements (98% of buildings and 

97% of improved parcels); 
• illegal use of individual structures (less than 1% buildings); 
• presence of structures below minimum code standards (23% of build-

ings); 
• excessive vacancies (8% of buildings); 
• lack of ventilation, light or sanitary facilities (less than 1% of buildings); 
• excessive land coverage and overcrowding of structures (47% of im-

proved parcels); 
• inadequate utilities (97% of sub-areas8); 
• deleterious land use and layout (95% of sub-areas8); and 
• lack of community planning (97% of sub-areas4) 

 
The vacant portion of the Area is characterized by the following conditions: 

 
• obsolete platting (40% of vacant parcels); 
• diversity of ownership (56% of vacant parcels); 
• tax and special assessment delinquencies (19% of vacant parcels); and 
• deterioration of structures in neighboring areas (100% of vacant parcels) 

 
Table 5-3, Conservation Factors Matrix of Improved Area and Table 5-4, 
Blighting Factors Matrix of Vacant Area, provided on the following pages, 
tabulates the conditions of the buildings and vacant land in Area.  These tables 
indicate that the factors required to qualify the Area as a combination Conserva-
tion Area and Vacant Blighted Area are present and that these factors are present 
throughout the Area. 
 

7 This is 46% greater than the statutory requirement.  Under the Statute, for designation of an area as a Conser-
vation Area 50% or more of the buildings must be 35 years old or older. 
 

8 Sub-Area refers to the Sub-Area key map contained in the Appendix. 
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Table 5-3
Chicago/Central Park Redevelopment Project Area

Obsoles-
cence

Illegal Use 
of 

Individual  
Structures

Presence of 
Structures 
Below Min. 

Code 
Standards 

Excessive 
Vacancy

Lack of 
Ventilation 

Light or 
Sanitary 
Facilities

Excessive 
Land 

Coverage and 
Overcrowd-

ing of 
Structures

Bldgs. Parcels Bldgs. Parcels Bldgs. Bldgs. Bldgs. Bldgs. Bldgs. Parcels

A 49 49 83 79 7 39 45 76 41 0 10 8 3 41 - 10 Yes

AA 94 81 159 130 11 37 90 130 3 0 11 7 0 51 - 11 Yes

B 75 72 89 85 21 31 66 80 14 0 22 10 1 39 - 10 Yes

BB 95 93 158 111 24 50 90 111 3 0 24 7 0 56 - 9 Yes

C 88 88 90 90 28 52 88 89 3 0 29 4 0 30 - 9 Yes

CC 49 48 74 60 9 26 48 56 3 0 9 8 2 13 - 10 Yes

D 39 39 45 40 12 20 35 40 7 1 12 4 2 19 - 11 Yes

DD 65 61 111 84 19 35 64 82 1 0 20 6 1 22 - 10 Yes

E 85 80 102 92 35 53 85 92 15 0 36 8 1 42 - 10 Yes

EE 52 49 101 66 19 27 52 66 9 0 19 10 1 30 - 10 Yes

F 143 135 164 154 42 76 143 146 10 0 43 5 0 95 - 9 Yes

FF 16 12 64 42 5 9 10 21 5 1 6 2 1 2 - 11 Yes

G 135 133 165 140 46 91 133 136 3 0 46 14 0 54 - 9 Yes

GG 26 25 58 33 1 15 26 27 0 0 1 2 0 13 - 8 Yes

H 144 142 160 147 42 92 144 147 8 0 42 9 0 106 - 9 Yes

HH 71 71 123 88 21 45 71 88 7 0 21 4 0 25 - 9 Yes

I 103 103 111 106 11 56 103 106 0 0 13 1 0 57 - 8 Yes

II 90 89 136 101 26 57 89 91 9 0 34 14 0 13 - 9 Yes

J 80 80 84 81 10 38 59 68 0 0 10 0 0 24 - - 6 Yes

Sub Area* Number of 
Buildings

Buildings 
35 Years of 

Age or 
More** 

Environ-
mental 

Clean-up

Lack of 
Community 

Planning

Total 
Parcels

Sub Areas Exhibiting FactorsBuildings/Improved Parcels With Site Improvements Exhibiting Factors

Dilapidation

Conservation Factors Matrix of Improved Area

Improved 
Parcels

Declining 
or Sub-par 
Area EAV 
Growth

Total 
Number of 
Blighting 
Factors 

Present***

Sub Area 
Has 3 or 

More  
Factors 

Deterioration

NO

Inadequate 
Utilities

Deleterious 
Land Use and 

Layout
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Table 5-3
Chicago/Central Park Redevelopment Project Area

Obsoles-
cence

Illegal Use 
of 

Individual  
Structures

Presence of 
Structures 
Below Min. 

Code 
Standards 

Excessive 
Vacancy

Lack of 
Ventilation 

Light or 
Sanitary 
Facilities

Excessive 
Land 

Coverage and 
Overcrowd-

ing of 
Structures

Bldgs. Parcels Bldgs. Parcels Bldgs. Bldgs. Bldgs. Bldgs. Bldgs. Parcels

Sub Area* Number of 
Buildings

Buildings 
35 Years of 

Age or 
More** 

Environ-
mental 

Clean-up

Lack of 
Community 

Planning

Total 
Parcels

Sub Areas Exhibiting FactorsBuildings/Improved Parcels With Site Improvements Exhibiting Factors

Dilapidation

Conservation Factors Matrix of Improved Area

Improved 
Parcels

Declining 
or Sub-par 
Area EAV 
Growth

Total 
Number of 
Blighting 
Factors 

Present***

Sub Area 
Has 3 or 

More  
Factors 

Deterioration Inadequate 
Utilities

Deleterious 
Land Use and 

Layout

JJ 103 101 147 110 18 69 101 108 14 0 18 10 0 88 - 9 Yes

K 82 77 104 96 18 37 81 91 12 0 17 9 0 26 - 9 Yes

KK 88 88 169 101 38 53 87 93 6 0 38 8 2 66 - - 9 Yes

L 142 136 168 153 18 71 142 153 18 0 17 10 4 84 - 10 Yes

M 134 128 157 144 38 67 133 140 24 0 38 14 0 88 - 9 Yes

N 147 140 177 153 25 64 147 152 26 0 26 5 0 88 - 9 Yes

O 148 148 163 149 43 90 148 149 12 2 43 13 0 74 - 10 Yes

P 156 154 181 161 48 110 155 159 0 0 48 12 1 24 - 9 Yes

Q 135 133 168 144 36 75 135 143 9 0 38 4 0 23 - 9 Yes

R 5 2 9 9 0 0 2 3 2 0 0 1 1 3 - - - 6 Yes

S 94 84 173 101 16 29 94 100 11 0 16 10 6 56 - 10 Yes

T 113 112 152 124 14 38 113 124 19 0 14 16 0 78 - 9 Yes

U 90 83 122 96 12 34 87 91 11 0 12 7 0 62 - 9 Yes

V 125 116 152 135 16 54 124 131 3 0 16 9 0 92 - 9 Yes

W 130 130 161 138 16 73 129 139 13 0 16 14 0 62 - 9 Yes

X 122 118 154 132 14 65 122 131 12 0 14 12 0 64 - 9 Yes

Y 157 141 204 170 19 82 157 168 21 0 21 11 4 109 - 10 Yes

Z 152 120 263 173 50 98 148 167 0 0 50 3 0 50 - 8 Yes

Total Bldgs., 
Parcels, Sub-

Areas 
Exhibiting 

Factors

3622 3461 4901 4018 828 1958 3546 3894 354 4 850 291 30 1869 36 35 0 36 Not Present 11 Yes

% Total Bldgs., 
Parcels, Sub-

Areas 
Exhibiting 

Factors

100% 96% 100% 82% 23% 49% 98% 97% 10% Less Then 1% 23% 8% Less Then 1% 47% 97% 95% Not 
Present 97% Not Present

NO
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Chicago/Central Park Redevelopment Project Area
Blighting Factors Matrix of Vacant Area 

Obsolete 
Platting

Diversity of 
Ownership

Tax & 
Special 
Assess-
ment 

Delinq.

Det. Of 
Struct. In 

Neigh. 
Areas

Environ. 
Clean-Up

Declining or 
Sub-par 

EAV Growth

Unused 
Quarry or 

Mine

Unused 
Railyard or 
Railroad R. 

O. W.

Chronic 
Flooding

Illegal 
Disposal Site

Village or 
Town 

Center

Blighted/ 
Improved 
Area Prior 

To 
Becoming 

Vacant

A 4 4 0 1 4 0 4 0 0 0 0 0 0 0

AA 29 7 14 4 29 0 16 0 0 0 0 0 0 0

B 4 3 0 0 4 0 3 0 0 0 0 0 0 0

BB 47 11 35 11 47 0 38 0 0 0 0 0 0 0

C 0 0 0 0 0 0 0 0 0 0 0 0 0 0

CC 14 7 5 5 14 0 10 0 0 0 0 0 0 0

D 5 2 2 0 5 0 4 0 0 0 0 0 0 0

DD 27 7 13 8 27 0 14 0 0 0 0 0 0 0

E 10 5 0 0 10 0 5 0 0 0 0 0 0 0

EE 35 12 33 4 35 0 34 0 0 0 0 0 0 0

F 10 4 0 1 10 0 4 0 0 0 0 0 0 0

FF 22 11 16 2 22 0 16 0 0 0 0 0 0 0

G 25 7 6 1 25 0 12 0 0 0 0 0 0 0

GG 25 7 21 9 25 0 21 0 0 0 0 0 0 0

H 13 9 2 0 13 0 9 0 0 0 0 0 0 0

HH 35 19 22 6 35 0 26 0 0 0 0 0 0 0

I 5 3 0 0 5 0 3 0 0 0 0 0 0 0

II 35 13 28 6 35 0 28 0 0 0 0 0 0 0

J 3 0 0 0 3 0 0 0 0 0 0 0 0 0

JJ 37 28 15 11 37 0 30 0 0 0 0 0 0 0

K 8 8 4 1 8 0 8 0 0 0 0 0 0 0

KK 68 27 52 20 68 0 52 0 0 0 0 0 0 0

L 14 5 4 4 14 0 9 0 0 0 0 0 0 0

M 14 10 2 6 14 0 10 0 0 0 0 0 0 0

Parcels 
Containing 1 

0r More 
Factors

Table 5-4

Sub Area* Vacant 
Parcels

Parcels 
Containing 2 

0r More 
Factors

Vacant Land Factors (1 or More)Vacant Land Factors (2 or More)

NO
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Chicago/Central Park Redevelopment Project Area
Blighting Factors Matrix of Vacant Area 

Obsolete 
Platting

Diversity of 
Ownership

Tax & 
Special 
Assess-
ment 

Delinq.

Det. Of 
Struct. In 

Neigh. 
Areas

Environ. 
Clean-Up

Declining or 
Sub-par 

EAV Growth

Unused 
Quarry or 

Mine

Unused 
Railyard or 
Railroad R. 

O. W.

Chronic 
Flooding

Illegal 
Disposal Site

Village or 
Town 

Center

Blighted/ 
Improved 
Area Prior 

To 
Becoming 

Vacant

Parcels 
Containing 1 

0r More 
Factors

Table 5-4

Sub Area* Vacant 
Parcels

Parcels 
Containing 2 

0r More 
Factors

Vacant Land Factors (1 or More)Vacant Land Factors (2 or More)

N 24 4 7 2 24 0 11 0 0 0 0 0 0 0

O 14 6 5 2 14 0 9 0 0 0 0 0 0 0

P 22 9 8 2 22 0 14 0 0 0 0 0 0 0

Q 24 22 16 7 24 0 22 0 0 0 0 0 0 0

R 0 0 0 0 0 0 0 0 0 0 0 0 0 0

S 72 9 44 13 72 0 50 0 0 0 0 0 0 0

T 28 5 18 5 28 0 19 0 0 0 0 0 0 0

U 26 15 21 7 26 0 23 0 0 0 0 0 0 0

V 17 7 5 2 17 0 13 0 0 0 0 0 0 0

W 23 10 8 7 23 0 15 0 0 0 0 0 0 0

X 22 7 9 7 22 0 12 0 0 0 0 0 0 0

Y 34 11 13 6 34 0 16 0 0 0 0 0 0 0

Z 90 43 67 11 90 0 68 0 0 0 0 0 0 0

Total 
Parcels 

Exhibiting 
Factors

885 357 495 171 885 0 0 628 0 0 0 0 0 0 0

% Total 
Parcels 

Exhibiting 
Factors

100% 40% 56% 19% 100% Not Present Not Present 71% Not Present Not Present Not Present Not Present Not Present Not Present 0%

NO
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D. Summary of Findings 
 
It was determined in the investigation and analysis of blighting factors that the 
Area qualifies as both a conservation area and a vacant blighted area.  The Plan 
includes measures designed to reduce or eliminate the deficiencies that cause the 
Area to qualify as a redevelopment area, and an area consistent with the strategy 
of the City for revitalizing other redevelopment project areas. 
 
The factors noted in the Eligibility Study and summarized above are reasonably 
distributed throughout the Area.  Building code violations, delinquent taxes, demo-
lished housing units, deteriorated conditions, vacant buildings, and vacant lots, 
are evidence that the Area on the whole has not been subject to growth and devel-
opment through investment by private enterprise and is not reasonably antic-
ipated to be developed without the adoption of this Plan.  Age and the require-
ments of contemporary commercial tenants have caused portions of the Area and 
its building stock to become obsolete and may result in further disinvestment in 
the Area.  The loss of businesses from this Area, mirroring the experience of other 
large urban centers, further documents the trend line and deteriorating conditions 
of the neighborhood.  
 
Abandonment of various properties, demolition of housing units, and acquisition 
by the City under the tax reactivation program of numerous parcels, are further 
evidence of declining conditions in the Area, lack of private investment, and little 
interest in the Area by the private market.  There is in excess of 500,000 square 
feet of vacant floor space (generally equally distributed between commercial and 
residential structures) and over 74 acres of vacant land throughout the Area.  
Many of these properties have been available for several years, with little interest 
being expressed by private sector businesses. 
 
The City and State have designated significant portions of the Area as a State of 
Illinois Enterprise Zone and a Federal Empowerment Zone.  These designations, 
along with the urban renewal and adjacent redevelopment areas, are in response 
to the deteriorating conditions in the area, recognition of the significant needs of 
the Area, and realization that financial incentives are required to attract private 
investment. 
 
The summary tables contained on the following pages highlight the factors found 
to exist in the Area that cause the Area to qualify.  The summaries provided in this 
section were based upon data assembled by the Consultant.  The conclusions pre-
sented in this report are those of the Consultant (see full text of the Eligibility 
Study in Attachment One of the Appendix).   
 
The conclusion of the Consultant is that the number, degree, and distribution of 
eligibility factors as documented in this report warrant the designation of the im-
proved portion of the Area as a conservation area and the vacant portion of the 
Area as a blighted area as set forth in the Act.  Although it may be concluded that 
the mere presence of the stated eligibility factors noted herein may be sufficient to 
make a finding of qualification as a conservation area, this evaluation was made 
on the basis that the factors must be present to an extent that would lead reasona-
ble persons to conclude that public intervention is appropriate or necessary.  Se-
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condly, the distribution of conservation area eligibility factors throughout the Area 
must be reasonable so that a sound area is not arbitrarily qualified simply because 
of proximity to an area that exhibits blighting factors. 
 
Therefore, it is the conclusion of the Consultant that the improved portion of the 
Area qualifies as a conservation area, and the vacant portion of the Area qualifies 
as a blighted area to be designated as a redevelopment project area and eligible for 
Tax Increment Financing under the Act.  The local governing body should review 
this report and, if satisfied with the summary of findings contained herein, adopt a 
resolution making a finding of a conservation area for the improved portion of the 
Area and a finding of a blighted area for the vacant portion of the Area, and mak-
ing this report a part of the public record. 
 
 
A. Conservation Area Statutory Factors 
 
 

 FACTOR1 EXISTING IN 
AREA2 

 Age3 96% of bldgs. 
exceed 35 years 

of age. 
1 Dilapidation Minor Extent 
2 Obsolescence Minor Extent 
3 Deterioration Major Extent 
4 Illegal use of individual structures Minor Extent 
5 Presence of structures below minimum code stan-

dards 
Minor Extent 

6 Excessive vacancies Minor Extent 
7 Lack of ventilation, light or sanitary facilities Minor Extent 
8 Inadequate utilities Major Extent 
9 Excessive land coverage Minor Extent 
10 Deleterious land use or layout Major Extent 
11 Environmental clean-up Not Present 
12 Lack of Community Planning Major Extent 
13 Declining or sub-par E.A.V. growth Not Present 
Notes: 

1 Only three factors are required by the Act for eligibility.  Eleven factors are 
present in the Area. 

2 Factors found to exist on more then 50% of the structures or sub-areas in the Area 
were identified as being found to a major extent.  Factors found to exist on less 
then 50% of the structures or sub-areas in the Area were identified as being found 
to a minor extent.  Four factors were found to exist to a major extent, seven were 
found to exist to a minor extent. 

3 Age, although not a blighting factor for designation, is a threshold that must be 
met before an Area can qualify as a Conservation Area. 
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B. Blighted Area Statutory Factors 
 

 

FACTOR 
EXISTING IN VACANT/ 

UNIMPROVED PORTION 
OF AREA 

1 Two or more of the following factors: 
i.   Obsolete platting (Present on 40% of Vacant Parcels) 
ii.  Diversity of ownership (Present on 56% of Vacant    

Parcels) 
iii. Tax and assessment delinquencies (Present on 19% 

of Vacant Parcels) 
iv. Deterioration of Structures in Neighboring Areas 

(Present on 100% of Vacant Parcels) 
v.  Environmental Remediation (Not Present) 
vi. Declining or Sub-Par E.A.V. Growth (Not Present) 
                   
                  Or 
 

 
 
 
 
 
 

YES 

2 Area immediately prior to becoming vacant qualified as 
a blighted improved area; 
                  Or 

 
Not Applicable 

 

3 Area consists of unused quarry or quarries; 
                  Or 

 
Not Applicable 

4 Area consists of unused rail yards, rail tracks or rail-
road right-of-way; 
                  Or 

 
Not Applicable 

5 Area prior to designation is subject to chronic flooding 
caused by improvements; 

                  Or 

 
Not Applicable 

6 Area consists of unused disposal site containing earth, 
stone, building debris, etc.; 

                   Or 

 
Not Applicable 

7 Area is not less than 50 nor more than 100 acres and 
75% is vacant; 

 
Not Applicable 

 
Note: 
Area qualifies per statutory requirements.  Only one factor is required by the Act. 
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SECTION VI - REDEVELOPMENT PLAN 
AND PROJECT 

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

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

 
B. Generalized Land Use Plan 
 
The generalized land use plan for the Area is presented on Exhibit C, Genera-
lized Land Use Plan included as Attachment Two of the Appendix. 
 
The generalized land use plan for the Area will be in effect upon adoption of this 
Plan.  This land use plan is a generalized plan in that it states land use categories 
and alternative land uses that apply to each block in the Area.  Existing land uses 
that are not consistent with these categories may be permitted to remain.  Howev-
er, TIF assistance will only be provided for those properties in conformity with this 
generalized land use plan. 
 
The Area is anticipated to be redeveloped as a mix of residential neighborhoods 
and adjacent commercial corridors.  Sites for a wide range of land uses, including 
limited industrial, open space, and public and institutional uses are also included. 
The various land uses are arranged and located to minimize conflicts between 
neighboring land use activities.  The intent of this redevelopment program is also 
to enhance and support the existing, viable commercial businesses and residential 
uses in the Area through providing opportunities for financial assistance for ex-
pansion and growth where appropriate. 
 
The generalized land use plan is focused on maintaining and enhancing sound and 
viable existing businesses and promoting new business development and residen-
tial development at selected locations.  The generalized land use plan designates 
six (6) land use categories within the Area as follows: 
 

i. Residential 
ii. Mixed (Residential/Commercial/Institutional) 
iii. Mixed (Industrial/Commercial/Institutional) 
iv. Institutional 
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v. Park Space 
vi. Transportation 

 
These six categories, and their location on Exhibit C, Generalized Land Use 
Plan, included in Attachment Two of the Appendix were developed from sever-
al factors: existing land use, the existing underlying zoning district, and the land 
use anticipated in the future.  For the purposes of this report, several sub-areas 
are identified below.  The purpose of discussing these sub-areas is an attempt to 
reflect the predominant existing land uses that are present in these areas and the 
homogeneous nature of the uses in these areas.  However, for specific locations 
within the Area reference should be made to Exhibit C. 
 

Division Street, Pulaski Road, Lake Street, and Chicago Avenue 
 
Along the main corridors of the Area, commercial and widely scattered 
ground floor residential uses currently exist.  Underlying zoning designa-
tions along these corridors are generally commercial or business in nature. 
The Generalized Land Use Plan calls for continued commercial and resi-
dential uses along these main corridors and allows for the inclusion of insti-
tutional uses where appropriate. 
 
Residential Neighborhoods 
 
Residential uses are proposed to be the dominant land use in much of the 
Area.  The Generalized Land Use Plan indicates that the property in the 
residential neighborhoods that make up the majority of the Area should 
continue to be used for residential purposes.  In-fill construction of residen-
tial uses, and rehabilitation of existing residential structures, are antic-
ipated to be the major activities in these areas.  Existing institutional uses 
such as schools, hospitals, fire houses, etc. are anticipated to remain.  
 

It is not the intent of the Generalized Land Use Plan to eliminate non-conforming 
existing uses.  The intent is to prohibit the expansion of certain uses where inap-
propriate, promote changes in use where appropriate, and allow the various sub-
area’s to remain intact so that defined commercial corridors, industrial districts 
and residential neighborhoods can be maintained.  Existing non-conforming uses 
may remain until such time that they are no longer viable for their current use as 
determined under other City ordinances governing non-conforming uses or become 
redeveloped in a manner consistent with this Plan.  
 
 C. Redevelopment Projects 
 
To achieve the objectives proposed in the Plan, a number of projects and activities 
will need to be undertaken.  An essential element of the Plan is a combination of 
private projects, as well as public projects and infrastructure improvements.  All 
redevelopment project activities will be subject to the provisions of the City’s or-
dinances and applicable codes, as may be in existence and may be amended from 
time-to-time.  Projects and activities necessary to implement the Plan may include 
the following: 
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1. Private Redevelopment Projects: 
 
Rehabilitation of existing properties including adaptive reuse of certain exist-
ing buildings built for one use but proposed for another use. New construction 
or reconstruction of private buildings at various locations as permitted by the 
Plan. 

 
2. Public Redevelopment Projects: 

 
Public projects and support activities will be used to induce and complement 
private investment. These may include, but are not limited to: street im-
provements, building rehabilitation; land assembly and site preparation; 
street work; transportation improvement programs and facilities; public utili-
ties (water, sanitary and storm sewer facilities); environmental clean-up; park 
improvements; school improvements; landscaping; traffic signalization; pro-
motional and improvement programs; signage and lighting, as well as other 
programs as may be provided by the City and permitted by the Act. 

  
The estimated costs associated with the eligible public redevelopment projects 
are presented in Table 6-1, Estimated Redevelopment Project Costs 
shown on the following page.  These projects are necessary to address the 
needs of the Area identified in this Plan.  This estimate includes reasonable or 
necessary costs incurred or estimated to be incurred in the implementation of 
this Plan.  A description of eligible redevelopment project costs pursuant to 
the Act is contained in Section VII of this Plan.  

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

 
3. Property Assembly: 
  
 Property acquisition and land assembly by the private sector in accordance 

with this Plan will be encouraged by the City. Additionally, the City may en-
courage the preservation of buildings that are structurally sound and compat-
ible with this Plan for redevelopment of the Area. 

 
 To meet the goals and objectives of this Plan, the City may acquire and as-

semble property throughout the Area.  Land assemblage by the City may be by 
purchase, exchange, donation, lease, eminent domain, or through the Tax 
Reactivation Program, and may be for the purpose of; (a) sale, lease or con-
veyance 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 acquir-
ing any properties.  As appropriate, the City may devote acquired property to 
temporary uses until such property is scheduled for disposition and redeve-
lopment. 
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TABLE 6-1 

Estimated Redevelopment Project Costs 
 

Eligible Expense                Estimated Costs
   
 
1. Analysis, Administration, Studies, Surveys, Legal,  $         2,000,000 

Marketing, etc. 
 
2. Property Assembly including Acquisition, $      5,500,000 
 Site Prep and Demolition, Environmental Remediation 
 
3. Rehabilitation of Existing Buildings, $      10,000,000 
 Fixtures and Leasehold Improvements, 
 Affordable Housing Construction and 
 Rehabilitation Costs  
 
4. Public Works & Improvements, including $      50,665,000 
 streets and utilities, parks and open space, public 
 facilities (schools & other public facilities)1 
 
5. Relocation Costs   $         635,000 
 
6. Job Training, Retraining, Welfare-to-Work $      1,300,000 
 
7. Day Care Services  $      1,300,000 
 
8. Interest Subsidy   $      1,600,000 
     --------------------- 
Total Redevelopment Costs2,3   $  73,000,0004 
     
1This category may also include paying for or reimbursing (i) an elementary, secondary or unit school 
district’s increased costs attributed to assisted housing units, and (ii) capital costs of taxing districts im-
pacted by the redevelopment of the Project Area.  As permitted by the Act, to the extent the City by writ-
ten agreement accepts and approves the same, the City may pay, or reimburse all, or a portion of a tax-
ing district’s capital costs resulting from a redevelopment project necessarily incurred or to be incurred 
within a taxing district in furtherance of the objectives of this Plan. 
 
2Total Redevelopment Project Costs exclude any additional financing costs, including any interest ex-
pense, capitalized interest and costs associated with optional redemptions.  These costs are subject to 
prevailing market conditions and are in addition to Total Redevelopment Project Costs.  
 
3The amount of the Total Redevelopment Project Costs that can be incurred in the Project Area will be 
reduced by the amount of redevelopment project costs incurred in contiguous redevelopment project 
areas, or those separated from the Project Area only by a public right-of-way, that are permitted under 
the Act to be paid, and are paid, from incremental property taxes generated in the Project Area, but will 
not be reduced by the amount of redevelopment project costs incurred in the Project Area which are paid 
from incremental property taxes generated in contiguous redevelopment project areas or those separated 
from the Project Area only by a public right-of-way. 
 

4All costs are in 2010 dollars and may be increased by five percent (5%) after adjusting for inflation re-
flected in the Consumer Price Index (CPI) for All Urban Consumers for All Items for the Chicago-Gary-
Kenosha, IL-IN-WI_ CMSA as published by the U.S. Department of Labor, or some similar index. 
 
Additional funding from other sources such as federal, state, county, or local grant funds may be utilized 
to supplement the City’s ability to finance Redevelopment Project Costs identified above.  
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In connection with the City exercising its power to acquire real property, in-
cluding the exercise of the power of eminent domain, under the Act in im-
plementing the Plan, the City will follow its customary procedures of having 
each such acquisition recommended by the Community Development Com-
mission (or successor commission) and authorized by the City Council of the 
City. Acquisition of such real property as may be authorized by the City 
Council does not constitute a change in the nature of this Redevelopment 
Plan. 
 
The West Humboldt Park-Chicago Avenue Redevelopment Area established 
City authority to acquire and assemble property (See Appendix, Attach-
ment Five, Housing Impact Study9, Exhibit H-1, Units That May Be 
Removed and Exhibit H-2, West Humboldt Underlying Acquisition 
Map for properties identified for acquisition in the West Humboldt Park-
Chicago Avenue Redevelopment Area).  Such acquisition and assembly un-
der the authority is consistent with this Plan.  Nothing in this Plan shall be 
deemed to limit or adversely affect the authority of the City under the 
Humboldt Park Redevelopment Area plan to acquire and assemble proper-
ty.  Accordingly, incremental property taxes from the Area may be used to 
fund the acquisition and assembly of property by the City under the author-
ity of the West Humboldt Park-Chicago Avenue Redevelopment Area.  
 
The City may demolish improvements, remove and grade soils, and prepare 
sites with soils and materials suitable for new construction. Acquisition, 
clearance, and demolition will, to the greatest extent possible, be timed to 
coincide with redevelopment activities so that tax-producing redevelopment 
closely follows site clearance. 

 
 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 develop-
ment on the subject property or adjoining property.  However, no historic 
buildings were identified within the Area at this time. 

 
 Relocation assistance may be provided in order to facilitate redevelopment 

of portions of the Area, and to meet the other City objectives.  Businesses or 
households legally occupying properties to be acquired by the City may be 
provided with relocation advisory and/or financial assistance as determined 
by the City.  The Housing Impact Study7, included as Appendix, At-
tachment Five contains further details with respect to location and num-
ber of residential units that may require relocation and the relocation plan 
for any residents displaced as a result of this Plan. 

 
 
 
9 The Housing Impact Study that was a part of the original Chicago/Central Park Redevelopment Plan has not 
been Amended and is attached hereto and made a part hereof in its’ entirety. 
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 In the event that the implementation of the Plan results in the removal of 
residential housing units in the Project Area occupied by low-income 
households or very low-income households, or the displacement of low-
income households or very low-income households from such residential 
housing units, such households shall be provided affordable housing and re-
location assistance not less than that which would be provided under the 
federal Uniform Relocation Assistance and Real Property Acquisition Poli-
cies Act of 1970 and the regulations thereunder, including the eligibility cri-
teria.  Affordable housing may be either existing or newly constructed hous-
ing.  The City shall make a good faith effort to ensure that this affordable 
housing is located in or near the Project Area. 

 
 As used in the above paragraph “low-income households”, “very low-income 

households” and “affordable housing” shall have the meanings as set forth 
in Section 3 of the Illinois Affordable Housing Act, 310 ILCS 64/3.  As of the 
date of this Plan, these statutory terms are defined as follows: (i) “low-
income household” means a single person, family or unrelated persons liv-
ing together whose adjusted income is more than 50 percent but less than 
80 percent of the median income of the area of residence, adjusted for fami-
ly size, as such adjusted income and median income are determined from 
time to time by the United States Department of Housing and Urban De-
velopment (“HUD”) for purposes of Section 8 of the United States Housing 
Act of 1937; (ii) “very low-income household” means a single person, family 
or unrelated persons living together whose adjusted income is not more 
than 50 percent of the median income of the area of residence, adjusted for 
family size, as determined by HUD; and (iii) “affordable housing” means 
residential housing that, so long as the same is occupied by low-income 
households or very low-income households, requires payment of monthly 
housing costs, including utilities other than telephone, of no more than 30 
percent of the maximum allowable income for such households, as applica-
ble. 

 
 As set forth in the Act, if the redevelopment plan for a redevelopment 

project area would result in the displacement of residents from 10 or more 
inhabited residential units, or if the redevelopment project area contains 75 
or more inhabited residential units and a municipality is unable to certify 
that no displacement will occur, the municipality must prepare a housing 
impact study and incorporate the study in the redevelopment project plan. 

 
 The Area contains 4,622 inhabited residential units.  The Plan provides for 

the development or redevelopment of several portions of the Area that may 
contain occupied residential units.  As a result, it is possible that by imple-
mentation of this Plan, the displacement of residents from 10 or more inha-
bited residential units could occur. 

 
 The results of the housing impact study section are described in a separate 

report which presents certain factual information required by the Act.  The 
report, prepared by the Consultant, is entitled The Chicago/Central Park 
Tax Increment Financing Redevelopment Plan and Project Housing 
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Impact Study and is attached as Appendix, Attachment Five of this 
Plan.    

 
D. Assessment of Financial Impact on Taxing Districts 
 
The Act requires an assessment of any financial impact of the Area on, or any in-
creased demand for services from, any taxing district affected by the Plan and a de-
scription of any program to address such financial impacts or increased demand.   
The City intends to monitor development in the Area and, with the cooperation of 
the other affected taxing districts, will attempt to ensure that any increased needs 
are addressed in connection with any particular development. 
 
The following taxing districts presently levy taxes against all properties located 
within the Area: 
 
 Cook County.  The County has principal responsibility for the protection of 

persons and property, the provision of public health services, and the main-
tenance of County highways. 

 
 Cook County Forest Preserve District.  The Forest Preserve District is re-

sponsible for acquisition, restoration and management of lands for the pur-
pose 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.  This district 

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

 
 Chicago Community College District 508.  This district is a unit of the State 

of Illinois’ system of public community colleges, whose objective is to meet 
the educational needs of residents of the City and other students seeking 
higher education programs and services. 

 
 Board of Education of the City of Chicago.  General responsibilities of the 

Board of Education include the provision, maintenance, and operations of 
educational facilities and the provision of educational services for kinder-
garten through twelfth grade.  Morse School, Ryerson School, Ward School, 
and Westinghouse and Flower High Schools are located within the Area.  
These schools are identified on Exhibit A, Boundary Map of TIF Area 
included in Attachment Two of the Appendix. 

 
 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. Frederick Harding 
Park, Linden Park, Bolling Park, St. Louis Park, Central Park and Kells 
Park are located in the Area.  Exhibit A, Boundary Map of TIF Area in-
cluded in Attachment Two of the Appendix.   
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 City of Chicago.  The City is responsible for the provision of a wide range of 
municipal services, including:  police and fire protection; capital improve-
ments and maintenance; water supply and distribution; sanitation service; 
building, housing and zoning codes, etc. 

 
 City of Chicago Library Fund.  There are no public libraries located within 

the boundaries of the Area.    
 
The City finds that the financial impact of the Plan and the Area on the taxing 
districts listed above is not significant.  The replacement of vacant and underuti-
lized properties with new development may cause some increased demand for ser-
vices and/or capital improvements provided by the Metropolitan Water Reclama-
tion District (MWRD), and fire and police protection, as well as sanitary collection, 
recycling, etc. by the City.  It is expected that any increase in demand for sanitary 
and storm sewage facilities can be adequately handled by existing treatment facili-
ties of the MWRD.  Likewise, facilities of the City of Chicago are adequate to han-
dle any increased demands that may occur. 
 
The major goals of this Plan are to: (i) revitalize and restore existing business and 
residential areas; (ii) assemble tracts of land for new private development; (iii) ac-
complish the planned program of public improvements; (iv) achieve new business 
in-fill development where possible; and (v) develop vacant portions of residential 
neighborhoods that have lost residential units in the recent past.  In addition, the 
needs identified herein that cause the Area to qualify for TIF under the Act are to 
be addressed.  This will not result in a need for new facilities or expanded services 
from area taxing bodies given that the vacant land currently present in the Area 
was once occupied by structures that generated property taxes but have since had 
structures demolished.  In some cases these properties have been removed from 
the tax rolls because the City under various City programs acquired them. In addi-
tion, the costs presented in Table 6-1, include costs for capital improvements asso-
ciated with taxing district facilities located within the Area.  TIF funds may be used 
to improve the taxing district facilities listed previously. 
 
The Area represents a very small portion (0.2%) of the total tax base of the City.  
According to the Eligibility Study, the EAV of the Area has grown at a rate below 
that of the remainder of the City of Chicago and CPI in two of the last four years, 
as previously noted.  Hence, the taxing bodies will benefit from a program designed 
to stabilize the tax base in the Area, check the declining tax revenues that are the 
result of deteriorated conditions in the Area, and attract new growth and develop-
ment in the future. 
 
It is expected that benefits from new public and private investment in the Area 
will result in spillover of new development and investment in property, and there-
fore increased property values in adjoining neighborhoods of the community.  The 
potential for the realization of this trend is borne out by data that was compiled by 
the Illinois Department of Revenue (DOR).  In a report from December 10, 1997, 
the DOR notes that EAV grows at a faster rate (6.7%) in areas outside of TIF 
boundaries, in communities where TIFs have been created, than it does in com-
munities that have not created TIFs, where the E.A.V. grew by only 3.5%.  There-

DRA
FT



Chicago/Central Park TIF 
Redevelopment Plan and Project  City of Chicago 
 

 
9/25/01 PGAV PLANNERS 
Revised January 21, 2011 Page 6-9 

fore, DOR’s research suggests that establishment of the Area and Plan is likely to 
also have this spillover effect and will generate additional tax revenue for the City 
and other local taxing bodies from investment outside its borders. 
 
E. Prior Efforts 
 
A description has been previously given regarding prior plans, studies and activi-
ties initiated by the City and others designed to guide the revitalization of the 
Area.  Each of these prior efforts involved area residents, elected officials, busi-
nesses, and other neighborhood groups.  Meetings held in the Area have elicited 
comments and input from those residing in or doing business in the Area. 
 
Each of the efforts outlined previously have documented the need for continued 
and broader efforts to address the very significant needs of the Area. The commu-
nity leaders and businesses point to the need for expanded concerted efforts to: 
 

• Eliminate the blighting factors; 
• Redevelop abandoned sites; 
• Improve transportation services, including provision of centralized park-

ing areas, incorporation of vehicular traffic, safety measures, and via-
duct improvements; 

• Initiate employment training programs so as to better prepare the labor 
force in the Area for employment opportunities; 

• Undertake physical improvements to improve the appearance, image, 
and marketability of the Area; and 

• Encourage other proposals that can create long-term economic life and 
stability. 
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SECTION VII - STATUTORY COMPLIANCE AND 
IMPLEMENTATION STRATEGY 

 
A. Implementation Strategy 
 
The development and follow-through of an implementation strategy is an essential 
element in achieving the success of this Plan.  In order to maximize program effi-
ciency and to take advantage of current developer interest in the Area, and with 
full consideration of available funds, a phased implementation strategy will be 
employed.  
 
The City may enter into agreements with public entities or private developers, 
where deemed appropriate by the City, to facilitate public or private projects.  The 
City may also contract with others to accomplish certain public projects and activi-
ties as contained in this Plan. 
 
Costs that may be incurred by the City in implementing this Plan may include, 
without limitation, project costs and expenses that may be eligible under the Act, 
as amended from time to time, including those costs that are necessary and related 
or incidental to those listed below as currently permitted by the Act. 
 
The various redevelopment expenditures that are eligible for payment or reim-
bursement under the Act are reviewed below.  A list of estimated redevelopment 
project costs that are deemed to be necessary to implement this Plan were pre-
viously provided in Section 6, Table 6-1, Estimate Redevelopment Project 
Costs. 
 
In the event the Act is amended after the date of the approval of this Plan by the 
City Council of the City of Chicago to (a) include new eligible redevelopment 
project costs, or (b) expand the scope or increase the amount of existing eligible 
redevelopment project costs (such as, for example, by increasing the amount of 
incurred interest costs that may be paid under 65 ILCS 5/11-74.4-3(q)(11)), this 
Plan shall be deemed to incorporate such additional, expanded or increased eligible 
costs as Redevelopment Project Costs under the Plan, to the extent permitted by 
the Act.  In the event of such amendment(s) to the Act, the City may add any new 
eligible redevelopment project costs as a line item in Table 6.1 – Estimated Re-
development Project Costs or otherwise adjust the line items in Table 6.1 
without amendment to this Plan, to the extent permitted by the Act. In no in-
stance, however, shall such additions or adjustments result in any increase in the 
total Redevelopment Project Costs without a further amendment to this Plan. 
 

1. Eligible Redevelopment Costs 
 
Redevelopment project costs include the sum total of all reasonable or neces-
sary costs incurred, estimated to be incurred, or incidental to this Plan pur-
suant to the Act.  Such costs may include, without limitation, the following: 

 
a) Costs of studies, surveys, development of plans and specifications, imple-

mentation and administration of the Plan, including but not limited to, staff 
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and professional service costs for architectural, engineering, legal, financial, 
planning, or other services (excluding lobbying expenses), provided that no 
charges for professional services are based on a percentage of the tax in-
crement collected; 

 
b) Costs of marketing sites within the Area to prospective businesses, develop-

ers, and investors; 
 

c) Property assembly costs, including but not limited to, acquisition of land 
and other property, real or personal, or rights or interests therein, demoli-
tion of buildings, site preparation, site improvements that serve as an engi-
neered barrier addressing ground level or below ground environmental con-
tamination, including, but not limited to, parking lots and other concrete or 
asphalt barriers, and the clearing and grading of land; 

 
d) Costs of rehabilitation, reconstruction, or repair or remodeling of existing 

public or private buildings, fixtures, and leasehold improvements; the costs 
of replacing an existing public building if pursuant to the implementation of 
a redevelopment project the existing public building is to be demolished to 
use the site for private investment or devoted to a different use requiring 
private investment; including any direct or indirect costs relating to Green 
Globes or LEED certified construction elements or construction elements 
with an equivalent certification. 
 

e) Costs of the construction of public works or improvements, including any 
direct or indirect costs relating to Green Globes or LEED certified construc-
tion elements or construction elements with an equivalent certification, ex-
cept that on and after November 1, 1999, redevelopment project costs shall 
not include the cost of constructing a new municipal public building princi-
pally used to provide offices, storage space, or conference facilities or vehicle 
storage, maintenance, or repair for administrative, public safety, or public 
works personnel and that is not intended to replace an existing public 
building as provided in  Section 74.4-3(q) of the Act unless either 
 

(i) The construction of the new municipal building implements a 
redevelopment project that was included in a redevelopment 
plan that was adopted by the municipality prior to November 
1, 1999 or 
 

(ii) The municipality makes a reasonable determination in the 
redevelopment plan, supported by information that provides 
the basis for that determination, that the new municipal 
building is required to meet an increase in the need for public 
safety purposes anticipated to result from the implementa-
tion of the redevelopment plan; 

 
f) Costs of job training and retraining projects, including the costs of “welfare 

to work” programs implemented by businesses located within the Area and 
such proposals feature a community-based training program which ensures 
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maximum reasonable opportunities for residents of the Humboldt Park, 
West Garfield Park, and East Garfield Park Community Areas with partic-
ular attention to the needs of those residents who have previously expe-
rienced inadequate employment opportunities and development of job-
related skills including residents of public and other subsidized housing and 
people with disabilities; 

 
g) Financing costs, including but not limited to, all necessary and incidental 

expenses related to the issuance of obligations and which may include pay-
ment of interest on any obligations issued hereunder, including interest ac-
cruing during the estimated period of construction of any redevelopment 
project for which such obligations are issued and for not exceeding thirty-six 
(36) months following completion and including reasonable reserves related 
thereto. 

 
h) To the extent the City, by written agreement, accepts and approves the 

same, all or a portion of a taxing district's capital costs resulting from the 
redevelopment project necessarily incurred or to be incurred (consistent 
with statutory requirements) within the taxing district in furtherance of the 
objectives of the Plan and Project. 

 
i) Relocation costs, to the extent that the City determines that relocation costs 

shall be paid or is required to make payment of relocation costs by federal 
or state law or by Section 74.4-3(n)(7) of the Act (see “Relocation” section); 

 
j) Payments in lieu of taxes, as defined in the Act; 

 
k) Costs of job training, retraining, advanced vocational education or career 

education, including but not limited to, courses in occupational, semi-
technical or technical fields leading directly to employment, incurred by one 
or more taxing districts, provided that such costs: (i) are related to the es-
tablishment and maintenance of additional job training, advanced voca-
tional education or career education programs for persons employed or to be 
employed by employers located in the Area; (ii) when incurred by a taxing 
district or taxing districts other than the City, are set forth in a written 
agreement by or among the City 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 train-
ing 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, specifical-
ly, the payment by community college districts of costs pursuant to the Pub-
lic Community College Act 110 ILCS 805/3-37, 805/3-38, 805/3-40 and 
8051/3-40.1 and by school districts of costs pursuant to 105 ILCS 5/10-
22.20a and 5/10-23.3a; 

 
l) Interest costs incurred by a redeveloper related to the construction, renova-

tion, or rehabilitation of a redevelopment project provided that: 
(i) such costs are to be paid directly from the special tax allocation 
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fund established pursuant to the Act; 
 
(ii) such payments in any one year may not exceed 30% of the annual 

interest costs incurred by the redeveloper with regard to the redeve-
lopment project during that year; 

 
(iii) if there are not sufficient funds available in the special tax alloca-

tion fund to make the payment pursuant to this provision then the 
amounts so due shall accrue and be payable when sufficient funds 
are available in the special tax allocation fund; 

 
(iv) the total of such interest payments paid pursuant to the Act may 

not exceed 30% of the total: (i) cost paid or incurred by the redeve-
loper for the redevelopment project plus (ii) redevelopment project 
costs excluding any property assembly costs and any relocation 
costs incurred by the City pursuant to the Act; and 

 
(v) The 30% interest cost limitation may be increased to up to 75% of 

the interest cost incurred by a redeveloper for the financing of re-
habilitated or new housing for low-income households and very low-
income households, as defined in Section 3 of the Illinois Affordable 
Housing Act. 
 

m) Unless explicitly provided in the Act, the cost of construction of new pri-
vately-owned buildings shall not be an eligible redevelopment project cost; 
 

n) An elementary, secondary, or unit school district’s increased costs attribut-
able to assisted housing units will be reimbursed as provided in the Act; 
 

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

p) The cost of daycare services for children of employees from low-income 
families working for businesses located within the Area and all or a portion 
of the cost of operation of day care centers established by Area businesses to 
serve employees from low-income families working in businesses located in 
the Area.  For the purposes of this paragraph, “low-income families” means 
families whose annual income does not exceed 80% of the City, county or 
regional median income as determined from time to time by the United 
States Department of Housing and Urban Development. 

 
 If a special service area has been established pursuant to the Special Ser-

vice Area Tax Act, 35 ILCS 235/0.01 et seq., then any tax increment reve-
nues derived from the tax imposed pursuant to the Special Service Area 
Tax Act may be used within the Area for the purposes permitted by the 
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Special Service Area Tax Act as well as the purposes permitted by the Act; 
 

B. Most Recent Equalized Assessed Valuation 
 
The purpose of identifying the most recent EAV of the Area is to provide an estimate 
of the initial EAV which the Cook County Clerk will certify for the purpose of an-
nually calculating the incremental EAV and incremental property taxes of the Area. 
 The 2000 EAV. of all taxable parcels in the Area is approximately $94.4 million.  
This total EAV amount by PIN, is summarized in, 2000 Estimated E.A.V. by Tax 
Parcel included as Attachment Four in the Appendix.  The EAV is subject to 
verification by the Cook County Clerk.  After verification, the final figure shall be 
certified by the Cook County Clerk, and shall become the Certified Initial EAV from 
which all incremental property taxes in the Redevelopment Project Area will be cal-
culated by Cook County.   
 
C. Redevelopment Valuation 
 
Contingent on the adoption of this Plan, it is anticipated that several major private 
developments and/or improvements may occur within the Area. 
 
The private redevelopment investment and anticipated growth that will result 
from redevelopment and rehab activity in this Area was expected to increase the 
2000 EAV by approximately $20 million to $25 million over the 23-year period in 
which the Plan is in place.  This estimate was based, in part, upon an assumption 
that the undeveloped land will be built with new development and that the vacant 
buildings will be improved and increase in assessed value. These actions were ex-
pected to stabilize values in the remainder of the Area and further stimulate rehab 
and expansion of existing viable businesses. 
 
In 2001, the EAV of the Area decreased to approximately $84.8 million, which is 
used as the base year for the TIF district.  Due primarily to dramatically rising 
assessments and equalization multipliers, the 2003 EAV for the Area was approx-
imately $115.9 million; exceeding the original projection of $20 million to $25 mil-
lion.  The 2009 EAV of approximately $235 million represents a growth of approx-
imately $150.2 million in EAV, but again, primarily due to assessment increases 
and not new development in the Area.  Provided the EAV assessment trend con-
tinues, the overall growth of the 2000 EAV is expected to add approximately $230 
million to $250 million in EAV growth.  If new development activity can be gener-
ated on top of the assessment trend, this projection could increase dramatically. 
 
D. Sources of Funds 
 
Funds necessary to pay for Redevelopment Project Costs and secure municipal 
obligations issued for such costs are to be derived primarily from Incremental 
Property Taxes.  Other sources of funds which may be used to pay for Redevelop-
ment Project Costs or secure municipal obligations are land disposition proceeds, 
state and federal grants, investment income, private financing and other legally 
permissible funds the City may deem appropriate.  The City may incur redevelop-
ment project costs which are paid for from funds of the City other than incremental 
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taxes, and the City may then be reimbursed from such costs from incremental tax-
es.  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 revenue is 
received.   
 
The Area is presently contiguous to five Redevelopment Project Areas: 
 

- the Pulaski Industrial Corridor Redevelopment Project Area; 
- the Northwest Industrial Corridor Redevelopment Project Area; 
- the Midwest Redevelopment Area; 
- the Kinzie Industrial Corridor Redevelopment Area; and 
- the Division/Homan Redevelopment Area. 

 
The Area is currently, and may in the future, be contiguous to, or be separated 
only by a public right-of-way from, other redevelopment project areas created un-
der the Act.  The City may utilize net incremental property taxes received from the 
Area to pay eligible Redevelopment Project Costs, or obligations issued to pay such 
costs, in other contiguous redevelopment project areas, or those separated only by 
a public right-of-way, and vice versa.  The amount of revenue from the Area, made 
available to support such contiguous redevelopment project areas, or those sepa-
rated only by a public right-of-way, when added to all amounts used to pay eligible 
Redevelopment Project Costs within the Area, shall not at any time exceed the 
total Redevelopment Project Costs described in this Plan. 
 
The Area may become contiguous to, or be separated only by a public-right-of-way 
from, redevelopment project areas created under the Industrial Jobs Recovery Law 
(65 ILCS 5/11-74.61-1, et seq.). If the City finds that the goals, objectives, and fi-
nancial success of such contiguous redevelopment project areas, or those separated 
only by a public right-of-way, are interdependent with those of the Area, the City 
may determine that it is in the best interests of the City and in furtherance of the 
purposes of the Plan that net revenues from the Area be made available to support 
any such redevelopment project areas, and vice versa.  The City therefore proposes 
to utilize net incremental revenues received from the Area to pay eligible Redeve-
lopment Project Costs (which are eligible under the Industrial Jobs Recovery Law 
referred to above) in any such areas, and vice versa.  Such revenues may be trans-
ferred or loaned between the Area and such areas.  The amount of revenue from the 
Area so made available, when added to all amounts used to pay eligible Redevelop-
ment Project Costs within the Area or other areas as described in the preceding pa-
ragraph, shall not at any time exceed the total Redevelopment Project Costs de-
scribed in Table 6-1 of this Plan. 
 E. Nature and Term of Obligation and Completion of the 

Redevelopment Plan 
 
The City may issue obligations secured by Incremental Property Taxes pursuant to 
Section 11-74.4-7 of the Act.  To enhance the security of a municipal obligation, the 

DRA
FT



Chicago/Central Park TIF 
Redevelopment Plan and Project  City of Chicago 
 

 
9/25/01 PGAV PLANNERS 
Revised January 21, 2011 Page 7-7 

City may pledge its full faith and credit through the issuance of general obligations 
bonds. Additionally, the City may provide other legally permissible credit en-
hancements to any obligations issued pursuant to the Act. 
 
The redevelopment project shall be completed, and all obligations issued to finance 
redevelopment costs shall be retired, no late than December 31 of the year in 
which the payment to the City treasurer as provided in the Act is to be made with 
respect to ad valorem taxes levied in the twenty-third calendar year following the 
year in which the ordinance approving the Area is adopted (i.e., assuming City 
Council approval of the Area and Plan in February 2002, by February 2025).  Also 
the final maturity date of any such obligations which are issued may not be later 
than 20 years from their respective dates of issue.  One or more series of obliga-
tions may be sold at one or more times in order to implement this Plan.  Obliga-
tions 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.  To 
the extent that Incremental Property Taxes are not needed for these purposes, and 
are not otherwise required, pledged, earmarked or otherwise designated for the 
payment of Redevelopment Project Costs, any excess Incremental Property Taxes 
shall then become available for distribution annually to taxing districts having 
jurisdiction over the Area in the manner provided by the Act. 
 
F. Commitment To Fair Employment Practices and Affirmative Action 

Plan 
 
The City is committed to and will affirmatively implement the following principles 
with respect to this Plan: 
 
1. The assurance of equal opportunity in all personnel and employment ac-

tions with respect to the Redevelopment Project, including but not limited 
to hiring, training, transfer, promotion, discipline, fringe benefits, salary, 
employment working conditions, termination, etc., without regard to race, 
color, religion, sex, age, disability, national origin, ancestry, sexual orienta-
tion, martial status, parental status, military discharge status, source of in-
come, or housing status. 

 
2. Redevelopers must meet City of Chicago standards for participation of 24 

percent Minority Business Enterprises and 4 percent Woman Business En-
terprises and the City Resident Construction Worker Employment Re-
quirement as required in redevelopment agreements. 

 
3. This commitment to affirmative action and nondiscrimination will ensure 

that all members of the protected groups are sought out to compete for all 
job openings and promotional opportunities. 
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4. Redevelopers will meet City standards for any applicable prevailing wage 
rate as ascertained by the Illinois Department of Labor to all project em-
ployees. 

 
The City shall have the right in its sole discretion to exempt certain small busi-
nesses, residential property owners and developers from the above.  
 
G. Amending the Redevelopment Plan 
 
This Plan may be amended in accordance with the provisions of the Act. 
 
H. Conformity of the Plan for the Area To Land Uses Approved by the 

Planning Commission of the City 
 
This Plan and the Project described herein include the generalized land uses set 
forth on the Generalized Land Use Plan, as approved by the Chicago Plan Com-
mission prior to the adoption of the Plan by the City of Chicago. 
 
I. City Policies 
 
1. The City may incur redevelopment project costs which are paid for from funds 

of the City other than incremental taxes and the City may then be reimbursed 
for such costs from incremental taxes. 

 
2. The City requires that developers who receive TIF assistance for market rate 

housing set aside 20% of the units to meet affordability criteria established by 
the City’s Department of Housing and Economic Development.  Generally, this 
means the affordable for-sale units should be priced at a level that is afforda-
ble to persons earning no more than 120% of the area median income, and af-
fordable rental units should be affordable to persons earning no more than 
80% of the area median income. 

 
3. The City may enter into redevelopment agreements or intergovernmental 

agreements with private entities or public entities to construct, rehabilitate, re-
novate or restore private or public improvements on one or several parcels (col-
lectively referred to as “Redevelopment Projects”).  

 
4. The City will pursue their overall goal of employment of residents within and 

surrounding the Area in jobs in the Area and in adjacent redevelopment 
project areas.  In this regard, the following objectives are established to meet 
the goals of the Plan and Project: 

 
 i. Establish job readiness and job training programs to provide residents 

within and surrounding the Area with the skills necessary to secure en-
try level and permanent jobs in the Area and in adjoining Areas. 

 ii. Secure commitments from employers in the Area and adjacent Areas to 
interview graduates of the Area’s job readiness and job training pro-
grams. 
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The above includes taking appropriate actions to work with Area employers, local 
community organizations, and residents to provide job readiness and job training 
programs that meet employers hiring needs. 
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I. Introduction 
 
PGAV Urban Consulting (the “Consultant”) has been retained by the City of Chicago 
(the “City”) to prepare a Tax Increment Redevelopment Plan for the proposed rede-
velopment project area known as the Chicago/Central Park Redevelopment Area 
(the “Area”). Prior to preparation of the Redevelopment Plan, the Consultant under-
took various surveys and investigations of the Area to determine whether the Area 
qualifies for designation as a tax increment financing district, pursuant to the Illi-
nois Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq., as 
amended (“the Act”). 
 
This report summarizes the analyses and findings of the Consultant’s work, which is 
the responsibility of the Consultant. This assignment is the responsibility of PGAV 
Urban Consulting who has prepared this Eligibility Study with the understanding 
that the City would rely:  1) on the findings and conclusions of this Eligibility Study 
in proceeding with the designation of the Area as a redevelopment project area un-
der the Act, and 2) on the fact that PGAV Urban Consulting has obtained the neces-
sary information to conclude that the Area can be designated as a redevelopment 
project area in compliance with the Act. 
 
Following this introduction, Section II presents background information of the Area 
including the geographic location, description of current conditions and area data; 
Section III documents the building condition assessment and qualifications of the 
Area as a combination conservation area and vacant blighted area under the Act; 
and Section IV, Summary and Conclusions, documents the findings of the Eligibility 
Study. 
 
This Eligibility Study is a part of the overall tax increment redevelopment plan (the 
“Plan”) for the Area.  Other portions of the Plan contain information and documenta-
tion as required by the Act for a redevelopment plan. 
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II. BACKGROUND INFORMATION 
 

A. Location and Size of Area 
 
The Area is located approximately four miles west of downtown Chicago.  The Area 
contains approximately 678 acres and consists of 149 (full and partial) blocks and 
4,907 tax parcels.  The area is generally bound by Kedzie Avenue on the east, Lake 
Street on the south, Pulaski Road on the west and the rear property lines of proper-
ties that front Grand Avenue on the north.  
 
The boundaries of the Area are described in the Plan, Appendix, Attachment 
Three - Legal Description and are geographically shown on Plan, Appendix, At-
tachment Two, Exhibit A - Boundary Map of TIF Area.  The existing land uses 
are identified on Plan, Appendix, Attachment Two, Exhibit B – Generalized 
Existing Land Use Assessment Map.  
 
B. Description of Current Conditions 
 
Population Characteristics 
 
Most of the Area is located in the southwest portion of Humboldt Park (community 
area 23). The portion of the Area located south of Kinzie Avenue (400 north) is with-
in West Garfield Park (community area 26) and East Garfield Park (community area 
27). Community Area Maps indicating census tracts and other data are provided in 
the Appendix of the Housing Impact Study.  Table 2-1 below presents selected 
Census characteristics for the three communities that contain portions of the Study 
Area. 
 

Table 2-1 
Population Characteristics 

1990-2000 
 

Population Humboldt Park West Garfield Park East Garfield Park 

1990 67,573 24,095 24,030

2000 65,836 23,019 20,881

% Change 1990-2000 -2.6% -4.5% -13.1%

Population By Race - 2000    

White 19.4% 0.7% 1.2%

Black 48.5% 98.4% 97.5%

Am. Indian, Eskimo, or Aleut 0.4% 0.0% 0.0%

Asian or Pacific Islander 0.5% 0.0% 0.1%

Other 28.5% 0.3% 0.3%

Multiple race 2.4% 0.3% 0.5%

Hispanic Origin1 48.0% 0.8% 0.9%
1 – Persons of Hispanic Origin may be of any race. 
Source:  U. S. Department of Commerce - U. S. Census Bureau, 1990 & 2000 Census. 
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Development Activity and Assessed Value Trends 
 
The population of the three neighborhood areas that comprise the Area declined dur-
ing the last census period.  This trend has been continuous since 1960.  The popula-
tion of Humboldt Park declined by 6% between 1960 and 1990.  The population of 
West Garfield Park fell by 47% between 1960 and 1990.  The most dramatic change 
occurred in East Garfield Park, where the population declined by 64% between 1960 
and 1990.  However, the impact on the number of housing units in these areas was 
even more dramatic.  During the 1960 to 1990 time period, the number of housing 
units dropped by 15% in Humboldt Park, 46% in West Garfield Park, and 58% in 
East Garfield Park.  The many vacant lots, particularly in the south portion of the 
Area, which is in West and East Garfield Park, are a visible reminder of the housing 
abandonment that has occurred. 
  
The demolition of housing units started in the 1960s and continued through the end 
of the decade. Table 2-2 below shows the units lost in just the decade of the 1980s 
when 14% of the units in the community areas that contain a portion of the Area 
were demolished (housing data for the 2000 census was not available at the time of 
this writing). The highest numbers of lost units were in the census tracts that com-
prise the majority of the Area.  
 

Table 2-2 
Change In Housing Units 

1980-1990 
 

Community 
Area Tract Units In 

1980 
Units In 

1990 

Change 
Number of 

Units Percent 

Humboldt 
Park 

2307 2,287 2,001 -286 -13% 
2310 1,258 931 -327 -26% 
2311 551 417 -134 -24% 
2312 3,028 2,548 -480 -16% 
2315 3,174 2,712 -462 -15% 
2316 713 647 -66 -9% 

Subtotal 11,011 9,256 -1,755 -16% 

West Garfield 
Park 

2601 679 602 -77 -11% 
2703 705 756 51 7% 

Subtotal 1,384 1,358 -26 -2% 
East Garfield 

Park 2704 484 455 -29 -6% 

All Tracts 12,879 11,069 -1,810 -14% 
Source:  U. S. Department of Commerce - U. S. Census Bureau, 1980 & 1990. 

While the decline in housing units was occurring, a total of 90 building permits were 
issued between January 1996 and May 2001.  Of these 90 permits, only 20 were for 
the construction of new buildings (3 commercial buildings, 14 residential buildings, 
and 3 institutional buildings).  Of the remaining 70 permits issued, 12 were for re-
construction of buildings damaged by fire and 6 were for institutional uses.  The re-
maining 52 permits were for renovations to existing buildings. 
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The permits issued between January 1996 and May 2001 represent an average of 18 
permits per year for the past five years in an Area that contains 4,907 parcels of 
property.  When the permits issued for institutional uses, and permits issued for re-
pairs due to fire, are removed from the data set, 72 permits were issued for 4,889 
parcels.  This means that only approximately 1.5% of the property in the Area has 
experienced some type of reinvestment in the last five years.  This lack of invest-
ment in the Area is reflected by the Assessed Value trends realized over the past five 
years. 
 
Historic Equalized Assessed Values (EAVs) for the Area and the rate of growth for 
the City of Chicago and the Consumer Price Index (CPI) for All Urban Consumers 
for the period between 1995 and 2000 are shown below on Table 2-3 - Equalized 
Assessed Value Trends.   Between 1995 and 2000 the City of Chicago EAV in-
creased from $30.4 billion to $40.5 billion.  The annual percent change in EAV is in-
dicated on Table 2-3 provided below.  In 1995 the EAV of the Area was approx-
imately $55.5 million.  In 2000 the EAV of the Area was approximately $94.4 mil-
lion.  Further, 553 parcels or 11.2% of the properties in the Area are delinquent in 
the payment of 1999 real estate taxes. 
 

Table 2-3 
Equalized Assessed Value Trends 

1995-2000 
 

Year Area 
E.A.V. 

Area % 
Change 

Over Pre-
vious 
Year 

City of 
 Chicago 
% Change 

Over 
 Previous 

Year 

CPI  
% Change 
Over Pre-

vious Year1 

Area 
E.A.V. 

Growth 
Rate 

Below 
City 

Area 
E.A.V. 

Growth 
Rate Be-
low CPI 

1995 $55,510,901 - - - N/A N/A 
1996 $54,814,433 -1.3%  1.3% 2.7% Yes Yes 
1997 $66,427,790 21.2%  8.4% 2.7% No No 
1998 $66,177,987  -0.3%  1.8% 2.0% Yes Yes 
1999 $79,851,985 20.7 %  4.2% 2.1% No No 
2002 $94,413,414 18.2% 14.5% 3.2% No No 
 
1 Consumer Price Index for All Urban Consumers (CPI-U) – Chicago-Gary-Kenosha, IL-IN-WI, United States Bu-
reau of Labor Statistics, January 2002. 
 
While there has been growth in the EAV of the Area since 1995, most of this growth 
is the result of an anomaly in the way the Assessor calculated equalization factors in 
this portion of the City and is not the result of increased development activity.  This 
is clear from the age of most of the buildings in the Area and the lack of building 
permits for new construction.  Much of the Area is in need of redevelopment, rehabil-
itation, and revitalization.  Vacant buildings and vacant lots reflect deteriorating 
and dilapidated conditions that affect the viability of numerous commercial struc-
tures.    Along Chicago Avenue and a portion of Pulaski Road, numerous commercial 
buildings have been converted into storefront churches.  In addition, other older 
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commercial structures exhibit deteriorated conditions and are in need of upgrade 
and improvement.  The commercial streetscapes of the Area are also deteriorated.  
Sidewalks, curbs and gutters, and street paving are in need of repair throughout the 
Area. 
 
Residential portions of the Area reflect losses in population, and the housing stock 
shows evidence of decline.  The northern portion of the Area exhibits numerous resi-
dential structures that are leaning (this may be related to suggestions by some resi-
dents that this portion of the Area was used as a land fill in the early part of the 20th 
century) and deteriorated.  The southern portion of the Area exhibits the most se-
vere instances of deteriorated housing.  The southern portion of the Area also exhi-
bits numerous vacant lots that once contained residential units.  In many instances, 
the City, under the tax reactivation program, acquired the property associated with 
these vacant lots or the structures on these properties were demolished under the 
demolition/lien program.  In these instances the City was reacting to declining con-
ditions of Area properties in an attempt to remove abandoned or derelict properties.  
Throughout the Area, secondary structures (primarily garages associated with resi-
dential uses) are deteriorated, and many residential lots contain junk vehicles, trash 
and debris. 
 
Industrial development is limited in the Area.  There is only one large-scale indus-
trial use in the Area, although several small industrial buildings scattered through-
out the Area have been converted to churches or are vacant. 
 
Long-term (more than one year) vacancies exist in some buildings, and sections of 
the Area are vacant and have not generated private development interest.  Approx-
imately 10% of the gross land area within the Area is vacant, and the presence of 
approximately 500,000 sq. ft. of vacant floor area in 291 of the 3,622 buildings in the 
Area add significantly to the view that the Area experiences additional evidence of 
blight and that market acceptance of portions of the Area and building stock is not 
favorable.  Generally the vacant floor space is evenly distributed between commer-
cial and residential structures.  In addition, 1,225 violations have been issued on 
buildings and properties in the Area between January 1993 and May 2001 by the 
City Department of Buildings.  In other words since January 1993, approximately 
25% of the 4,907 properties in the Area have been cited for having some type of code 
violation by the City Department of Buildings. 
 
Transportation 
 
Public Transportation 
Several CTA bus routes serve the Chicago/Central Park Redevelopment Area.  These 
routes include: 
 
• North-South Routes 

- Route 53:  Pulaski 
- Route 82: Homan 
- Route 52: Kedzie 
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• East-West Routes 
 - Route 65: Grand 

- Route 70: Division 
- Route 66: Chicago 

  
A major asset of the Area that could be further exploited is its location on the west 
side of Chicago.  Although CTA buses serve the Area well, CTA train service is li-
mited to the southern portion of the Area.  The Green Line, an east-west line that 
runs along Lake Street, has a newly renovated station at Kedzie (3200 west).  In 
March 2001, the Pulaski Station had an average of 1,578 weekday riders, and the 
Kedzie Station had 1,286.  These figures are among the lowest of the CTA rail sta-
tions, suggesting limited opportunities for spin-off commercial development at this 
time.  The lower totals reported at the stations near the Area are likely a result of 
fewer job opportunities in the Area because industrial uses are generally not concen-
trated in this portion of the City.  It is likely, that fewer workers are commuting to 
the Area from other sections of the City because there are limited industrial uses 
and therefore limited industrial jobs in the Area. 
 
Recently a new Green Line station was constructed at Central Park and Lake 
Street.  This station will provide greater access to the Garfield Park Conservatory 
for all residents once it is completed.  The Metra Union Pacific West Line to Geneva 
also passes through the southern portion of the Area between Franklin Boulevard 
and Lake Street.  The nearest Metra station is located at Kedzie Avenue immediate-
ly east of the Area.            
 
Street System 
Regional - Downtown Chicago is four miles east of the Area and readily accessible 
via the Eisenhower Expressway (I-290).  The Eisenhower also provides access to the 
substantial employment base in suburban DuPage County communities to the west.  
Access to the Eisenhower is provided via major streets (Pulaski, Homan, and Kedzie) 
approximately one mile south of the Area.   
 
Local - Arterial streets in the Area generally have one or two travel lanes and curb-
side parking lanes. Arterial class streets are signalized at intersections with other 
arterial and collector streets.  East-west arterial streets in the Area are Chicago 
Avenue, Division Avenue, and Lake Street.  North-south arterial streets are Pulaski 
Road, Homan Avenue, and Kedzie Avenue.  Pulaski Road and Chicago Avenue expe-
rience the largest traffic volume in the Area.  East-west arterial streets also provide 
alternative routes to the City’s central area.     
 
Viaducts and Railroads – The Green Line and the rail line utilized by Metra, noted 
above, have viaducts at the crossings associated with the north-south arterial streets 
of the Area.  In addition, several retaining walls and berms associated with rail op-
erations are located in the Area.  All the viaducts and most of the retaining walls 
associated with rail operations exhibit deteriorated conditions and are in need of re-
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pair due to spalling concrete surfaces, damaged columns, cracked, spalling, and 
crumbling pavement, and broken or damaged lighting.        
 
Pedestrian Traffic 
 
Pedestrian traffic in the Area is concentrated along the major arterial streets in the 
Area.  Chicago Avenue has the largest concentration of pedestrian traffic.  The high-
er concentration of pedestrian traffic in these areas is associated with commuters 
utilizing the CTA bus lines along this route and concentrations of commercial uses. 
  
Existing Land Use 
 
A tabulation of land area by land use category is provided on the following page.  At 
the present time, the existing land uses itemized in Table 2-4, provided on the fol-
lowing page, are predominantly residential in nature, as 62% of the net area (exclu-
sive of public right-of-way) is residential.  Residential uses in the Area generally 
consist of three types of structures.  Isolated residential structures (single-family 
and multi-family) located along commercial corridors, upper-floor residential units 
in commercial buildings along commercial corridors, and single-family and multi-
family structures located in residential neighborhoods.  Throughout the residential 
neighborhoods of the Area the housing stock is in poor condition.  This is reflected by 
a large number of residential units having been vacated and torn down, especially in 
the southern portion of the Area. 
 
There are a total of 4,622 inhabited residential units in the Area as determined dur-
ing the field survey of area properties.  As set forth in the Act, if a redevelopment 
plan for the Area results in the displacement of residents from 10 or more inhabited 
residential units, or if the Area contains 75 or more inhabited residential units and 
the City is unable to certify that no displacement of residents will occur, the munici-
pality shall prepare a housing impact study and incorporate the study in the feasi-
bility report required by subsection (a) of Section 11-74.4-5 (sic) [Section 11.74-4-4.1] 
of the Act.  Because 75 or more inhabited residential units are located in the Area, a 
housing impact study has been prepared and is included as an attachment to the 
Plan as Appendix, Attachment Five, Housing Impact Study. 
 
Industrial uses in the Area are limited in the Area and only one large industrial use 
is located in the Area (3300 block of Franklin Boulevard).  Industrial uses comprise 
3% of the net land area. 
 
Commercial uses are predominately located along Chicago Avenue, Pulaski Road, 
and Division Street.  Commercial uses account for 8% of the net land area.  There is 
one multi-tenant retail shopping center in the Area (Chicago-Kedzie Plaza).  This 
center is located on Chicago Avenue immediately west of Kedzie Avenue. 

DRA
FT



Eligibility Study    
Chicago/Central Park Redevelopment Area TIF  
Redevelopment Plan and Project  City of Chicago 
 

 
 
9/25/01 PGAV Urban Consulting 
Revised January 28, 2002 Page 2-7 
 

Table 2-4 
Tabulation of Existing Land Use 

 
Land Use 

Land Area 
Acres 

% of Net Land 
Area1 

% of Gross 
Land Area 

Industrial  15    3%   2% 

Commercial  35    8%   5% 

Institutional  40    9%   6% 

Vacant Land  74  17% 11% 

Residential 279  62% 41% 

Park/Playground 4 1% 1% 

Public Right-of-Way 231 N/A 34% 

Total       678 Ac. 100% 100% 
1. Net Land Area does not include public right-of-way. 
Note: Percentage and acreage figures are approximated due to rounding.   
 
Institutional and recreational uses are located throughout the Area.  The location of 
major institutional and recreational uses can be found on Plan Exhibit A, Boun-
dary Map of TIF Area, contained in the Plan Appendix as Attachment Two.  
The Area is served well by park, school, and hospital facilities.  However, no public 
libraries are located in the Area.  Institutional and recreational uses account for 10% 
of the net land area.    
 
Major institutional uses and parks within and near the Area are listed below: 
 
 •  Parks 

- Linden - 1139 N. Pulaski 
- Harding - 3921 W. Division 
- Bolling Park - 800 Blk. Of N. Harding 
- St. Louis - 347 N. St. Louis 
- Kells - 3201 W. Chicago 
- Central Park - 721 N. Central Park 
- Garfield Park - 100 N. Central Park (Not Located In The Area)  
- Ohio & Harding Park - 607 N. Harding (Not Located In The Area) 

 
 •  Hospitals 

- Hartgrove - 520 N. Ridgeway 
- Sacred Heart - 3240 W. Franklin 

 
 •  Libraries1 

- Humboldt Park Branch - 1604 N. Troy (Not Located In The Area) 

                                                 
1 Both of these libraries are located well outside the Area and are not identified on Exhibit A.  They are being listed 
because they are the nearest facilities operated by the Chicago Library District. 
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- Midwest Branch - 2335 W. Chicago (Not Located In The Area) 
 

•  Schools 
- Lucy Flower Academy - 3545 W. Fulton 
- Samuel Morse Elementary - 620 N. Sawyer 
- Wright School - 615 N. Harding (Not Located In The Area) 
- Ward School – 410 N. Monticello 
- Ryerson School – 646 N. Lawndale 
- Westinghouse High School – 3301 W. Franklin 

 
Zoning Characteristics 
 
The property within the Area is zoned in several categories.  Manufacturing zones 
cover a limited number of industrial uses located in the Area.  Commercial and 
business zoning districts are predominant along Chicago Avenue, Pulaski Road, and 
portions of Division Street.  Residential zoning is predominant in the remainder of 
the Area, reflecting the residential nature of much of the Area (see Plan Appendix, 
Attachment Two, Exhibit D, Existing Zoning Map). 
 
Historic Structures 
 
No buildings identified as Landmarks by the City of Chicago or listed on the Nation-
al Register of Historic Buildings were documented in the Area.  However, 41 build-
ings listed in the Chicago Landmarks, Historic Resources Survey as possessing po-
tentially significant architectural or historical features were identified.  Seven of 
these structures have been demolished.  Many of the buildings listed are concen-
trated in the southern portion of the Area along Lake and Walnut Streets and Ful-
ton Boulevard.  A listing of the structures identified is presented on the following 
page as Table 2-5. 
 
Prior Redevelopment Efforts 
 
Prior redevelopment efforts by the City, Area leaders and residents, businesses and 
business groups have been associated with on-going business retention efforts, edu-
cation efforts and scattered street improvements in the Area.  In addition, numerous 
properties associated with the tax reactivation program and on-going City acquisi-
tion under the demolition-lien program are located in the Area.  The majority of the 
properties acquired under these programs are associated with deteriorated residen-
tial properties, and the structures on those properties have been removed. DRA
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Table 2-5 

Historic Structures 
 

Building Address Building Use Or Name 
3330-3332 W. Chicago Ave. Commercial/Residential 

724 N. Christiana Ave. Residential 
3209 W. Franklin Blvd. Demolished 

3301-3347 W. Franklin Blvd. Westinghouse High School 
3220 W. Fulton Blvd. Residential 
3221 W. Fulton Blvd. Residential 
3231 W. Fulton Blvd. Residential 
3351 W. Fulton Blvd. Residential 
3445 W. Fulton Blvd. Residential 

3531-3559 W. Fulton Blvd. Lucy Flower Technical High School  
1302 N. Harding Ave. Demolished 
1320 N. Harding Ave. Residential 
1328 N. Harding Ave. Residential 
214-220 Homan Ave. Commercial/Residential 

3701-3721 W. Huron St. Ryerson School 
3921-3925 W. Huron St. Commercial/Residential 

3346 W. Lake St. Commercial/Residential 
3530 W. Lake St. Residential 

3800-3806 W. Lake St. Demolished 
930 N. Lawndale Ave. Residential 

3648 W. Ohio St. Demolished 
600-626 N. Sawyer Ave. Samuel F. B. Morse School 
421 N. Springfield Ave. Residential 

3213 W. Walnut St. Residential 
3216 W. Walnut St. Residential 
3229 W. Walnut St. Residential 
3232 W. Walnut St. Demolished 
3236 W. Walnut St. Demolished 
3241 W. Walnut St. Residential 
3242 W. Walnut St. Demolished 
3245 W. Walnut St. Residential 
3250 W. Walnut St. Residential 
3265 W. Walnut St. Residential 
3303 W. Walnut St. Residential 
3318 W. Walnut St. Residential 
3334 W. Walnut St. Residential 
3433 W. Walnut St. Residential 
3440 W. Walnut St. Residential 
3443 W. Walnut St. Residential 
3445 W. Walnut St. Residential 
3521 W. Walnut St. Residential 

 
Five redevelopment areas have been established adjacent to the Area.  The North-
west Industrial Corridor Redevelopment Area, the Pulaski Industrial Corridor Re-
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development Area, the Division/Homan Redevelopment Area, the Kinzie Industrial 
Corridor Redevelopment Area, and the Midwest Redevelopment Area.  The estab-
lishment of these five areas has resulted in an increase in development activity in 
adjacent areas.  However, these initiatives have not resulted in significant redeve-
lopment activity in the Area and decline continues.  The City has also established 
the West Humbolt Park-Chicago Avenue Redevelopment Area along Chicago Ave-
nue.  These areas are identified on Exhibit G, Adjacent Redevelopment Areas 
Map, contained in the Plan Appendix as Attachment Two. 
  
The City and the State of Illinois (“State”) have also included a portion of the Area in 
Enterprise Zone 5 (approximately 64%), and the City and U. S. Department of Hous-
ing and Urban Development have included a portion of the Area (approximately 
59%) in the Federal Empowerment Zone Program (Exhibit F, Empowerment & 
Enterprise Zones Map, contained in the Plan Appendix as Attachment Two). 
 
However, these initiatives have not reversed decline throughout the Area.  For the 
most part, these existing initiatives are directed at industrial or commercial uses in 
neighboring industrial or commercial corridors.  As noted above, the majority of the 
Area is comprised of residential uses and therefore not the direct subject of these ex-
isting mechanisms.  It is anticipated that in the future, the underlying Enterprise 
Zone, Empowerment Zone, and Redevelopment Area, in conjunction with compo-
nents of this tax increment finance strategy, and other City programs, will greatly 
assist in addressing Area problems in the Area.   Conditions that affect efficient 
business operations for Area businesses and industries to include: 
 

• deteriorating infrastructure; 
• blighting conditions; and 
• need for improved training programs for area employees and residents. 

 
Obstacles to providing safe and convenient housing include: 
 

• deteriorating infrastructure; 
• incompatible land uses in adjacent areas; and 
• deteriorating housing stock. 
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III. QUALIFICATION OF THE AREA 
 
A. Illinois Tax Increment Allocation Redevelopment Act 
 
The Act authorizes Illinois municipalities to redevelop locally designated deteri-
orated areas through tax increment financing.  In order for an area to qualify as a 
tax increment financing district, it must first be designated as a blighted area, a 
conservation area (or a combination of the two), or an industrial park conservation 
area as defined at 5/11-74.4-3(a) of the Act.  Based on the criteria set forth in the 
Act, the improved portion of the Area was determined to qualify as a conservation 
area, and the vacant portion of the Area was determined to qualify as a blighted 
area.  As set forth in the Act a conservation area is: 

 
“conservation area means any improved area within the boundaries of a redeve-
lopment project area located within the territorial limits of the municipality in 
which 50% or more of the structures in the area have an age of 35 years or more.  
Such an area is not yet a blighted area but because of a combination of 3 or more 
of the following factors is detrimental to the public safety, health, morals or wel-
fare and such an area may become a blighted area. 
 
(1) Dilapidation.  An advanced state of disrepair or neglect of necessary repairs 

to the primary structural components of buildings or improvements in such a 
combination that a documented building condition analysis determines that 
major repair is required or the defects are so serious and so extensive that the 
buildings must be removed. 

(2) Obsolescence.  The condition or process of falling into disuse.  Structures 
have become ill-suited for the original use.  

(3) Deterioration.  With respect to buildings, defects including, but not limited to, 
major defects in the secondary building components such as doors, windows, 
porches, gutters and downspouts, and fascia.  With respect to surface im-
provements, that the condition of roadways, alleys, curbs, gutters, sidewalks, 
off-street parking, and surface storage areas evidence deterioration, includ-
ing, but not limited to, surface cracking, crumbling, potholes, depressions, 
loose paving material, and weeds protruding through paved surfaces. 

(4) Presence of structures below minimum code standards.  All structures that do 
not meet the standards of zoning, subdivision, building, fire, and other go-
vernmental codes applicable to property, but not including housing and prop-
erty maintenance codes. 

(5) Illegal use of individual structures.  The use of structures in violation of ap-
plicable federal, State, or local laws, exclusive of those applicable to the pres-
ence of structures below minimum code standards. 

(6) Excessive vacancies.  The presence of buildings that are unoccupied or under-
utilized and that represent an adverse influence on the area because of the 
frequency, extent, or duration of the vacancies. 

(7) Lack of ventilation, light or sanitary facilities.  The absence of adequate ven-
tilation for light or air circulation in spaces or rooms without windows, or 
that require the removal of dust, odor, gas, smoke, or other noxious airborne 
materials.  Inadequate natural light and ventilation means the absence or 
inadequacy of skylights or windows for interior spaces or rooms and impro-
per window sizes and amounts by room area to window area ratios.  Inade-
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quate sanitary facilities refers to the absence or inadequacy of garbage sto-
rage and enclosure, bathroom facilities, hot water and kitchens, and struc-
tural inadequacies preventing ingress and egress to and from all rooms and 
units within a building. 

(8) Inadequate utilities. Underground and overhead utilities such as storm sew-
ers and storm drainage, sanitary sewers, water lines, and gas, telephone, and 
electrical services that are shown to be inadequate.  Inadequate utilities are 
those that are: (i) of insufficient capacity to serve the uses in the redevelop-
ment project area, (ii) deteriorated, antiquated, obsolete, or in disrepair, or 
(iii) lacking within the redevelopment project area. 

(9) Excessive land coverage and the overcrowding of structures and community 
facilities.  The over-intensive use of property and the crowding of buildings 
and accessory facilities onto a site.  Examples of problem conditions warrant-
ing the designation of an area as one exhibiting excessive land coverage are:  
the presence of buildings either improperly situated on parcels or located on 
parcels of inadequate size and shape in relation to present-day standards of 
development for health and safety and the presence of multiple buildings on a 
single parcel. For there to be a finding of excessive land coverage, these par-
cels must exhibit one or more of the following conditions: insufficient provi-
sion for light and air within or around buildings, increased threat of spread 
of fire due to the close proximity of buildings, lack of adequate or proper 
access to a public right-of-way, lack of reasonably required off-street parking, 
or inadequate provision for loading and service. 

(10) Deleterious land use or layout.  The existence of incompatible land-use rela-
tionships, buildings occupied by inappropriate mixed-uses, or uses considered 
to be noxious, offensive, or unsuitable for the surrounding area. 

(11) Lack of community planning.  The proposed redevelopment project area was 
developed prior to or without the benefit or guidance of a community plan.  
This means that the development occurred prior to the adoption by the muni-
cipality of a comprehensive or other community plan or that the plan was not 
followed at the time of the area’s development.  This factor must be docu-
mented by evidence of adverse or incompatible land-use relationships, inade-
quate street layout, improper subdivision, parcels of inadequate shape and 
size to meet contemporary development standards, or other evidence demon-
strating an absence of effective community planning. 

(12) The area has incurred Illinois Environmental Protection Agency or United 
States Environmental Protection Agency remediation costs for, or a study 
conducted by an independent consultant recognized as having expertise in 
environmental remediation has determined a need for, the clean-up of ha-
zardous waste, hazardous substances, or underground storage tanks required 
by State or federal law, provided that the remediation costs constitute a ma-
terial impediment to the development or redevelopment project area. 

(13) The total equalized assessed value of the proposed redevelopment project area 
has declined for 3 of the last 5 calendar years for which information is avail-
able or is increasing at an annual rate that is less than the balance of the 
municipality for 3 of the last 5 calendar years for which information is avail-
able or is increasing at an annual rate that is less than the Consumer Price 
Index for All Urban Consumers published by the United States Department 
of Labor or successor agency for 3 of the last 5 calendar years for which in-
formation is available. 
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As set forth in the Act a blighted area is: 
 
“any improved or vacant area within the boundaries of a redevelopment project 
area located within the territorial limits of the municipality where: 

 
(2) If vacant, the sound growth of the redevelopment project area is impaired by a 

combination of 2 or more of the following factors, each of which is (i) present, 
with that presence documented, to a meaningful extent so that a municipality 
may reasonably find that the factor is clearly present within the intent of the 
Act and (ii) reasonably distributed throughout the vacant part of the redeve-
lopment project area to which it pertains: 

 
(A) Obsolete platting of vacant land that results in parcels of limited or 

narrow size or configurations of parcels of irregular size or shape that 
would be difficult to develop on a planned basis and in a manner 
compatible with contemporary standards and requirements, or plat-
ting that failed to create rights-of-way for streets or alleys or that 
crated inadequate right-of-way widths for streets, alleys,, or other pub-
lic rights-of-way or that omitted easement for public utilities. 

(B) Diversity of ownership of parcels of vacant land sufficient in number 
to retard or impede the ability to assemble the land for development. 

(C) Tax and special assessment delinquencies exist or the property has 
been the subject of tax sales under the Property Tax Code within the 
last 5 years. 

(D) Deterioration of structures or site improvements in neighboring areas 
adjacent to the vacant land. 

(E) The area has incurred Illinois Environmental Protection Agency or 
United State Environmental Protection Agency remediation costs for, 
or a study conducted by an independent consultant recognized as hav-
ing expertise in environmental remediation has determined a need for, 
the clean-up of hazardous waste, hazardous substances, or under-
ground storage tanks required by State or federal law, provided that 
the remediation costs constitute a material impediment to the devel-
opment or redevelopment of the redevelopment project area. 

(F) The total equalized assessed value of the proposed redevelopment 
project area has declined for 3 of the last 5 calendar years prior to the 
year in which the redevelopment project area is designated or is in-
creasing at an annual rate that is less than the balance of the munici-
pality for 3 of the last 5 calendar years for which information is avail-
able or is increasing at an annual rate that is less than the Consumer 
Price Index for All Urban Consumers published by the United States 
Department of Labor or successor agency for 3 of the last 5 calendar 
years prior to the year in which the redevelopment project area is des-
ignated.   

(3) If vacant, the sound growth of the redevelopment project area is impaired by 
one of the following factors that (i) is present, with that presence documented, 
to a meaningful extent so that a municipality may reasonably find that the 
factor is clearly present within the intent of the Act and (ii) is reasonably dis-
tributed throughout the vacant part of the redevelopment project area to which 
it pertains: 
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(A) The area consists of one or more unused quarries, mines, or strip mine 
ponds. 

(B) The area consists of unused railyards, rail tracks, or railroad rights-
of-way. 

(C) The area, prior to its designation, is subject to chronic flooding that 
adversely impacts on real property in the area as certified by a regis-
tered professional engineer or appropriate regulatory agency. 

(D) The area consist of an unused or illegal disposal site containing earth, 
stone, building debris, or similar materials that were removed from 
construction, demolition, excavation, or dredge sites. 

(E) Prior to the effective date of this amendatory Act of the 91st General 
Assembly, the area is not less than 50 nor more than 100 acres and 
75% of which is vacant (notwithstanding that the area has been used 
for commercial agricultural purposes within 5 years prior to the de-
signation of the redevelopment project area), and the area meets at 
least one of the factors itemized in paragraph (1) of this subsection, 
that 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. 

(F) The area qualified as a blighted improved area immediately prior to 
becoming vacant, unless there has been substantial private investment 
in the immediately surrounding area. 

  
B. Survey, Analysis and Distribution of Eligibility Factors 
 
A parcel-by-parcel analysis of the Area was conducted to identify the presence of eli-
gibility factors (see Conservation Factors Matrix of Improved Area, Table 3-1, 
and Blighting Factors Matrix of Vacant Area, Table 3-2, contained later in this 
section).  A form similar to Table 3-1 and Table 3-2 was used to document the con-
ditions of Area buildings and properties during field surveys.  The data from the 
field survey was consolidated by sub-area for each of the factors relevant to making 
a finding of eligibility. 
 
The Area is characterized by the following conditions for the improved portion of the Area: 
 

• the predominance (96%) of structures that are 35 years or older;2 
• dilapidation (23% of buildings and 49% of improved parcels); 
• obsolescence (10% of buildings); 
• deterioration of buildings and site improvements (98% of structures and 97% of im-

proved parcels); 
• illegal use of individual structures (less than 1% of buildings); 
• presence of structures below minimum code standards (23% of buildings); 
• excessive vacancies (8% of buildings); 
• lack of ventilation, light or sanitary facilities (less then 1% of buildings); 
• excessive land coverage and overcrowding of structures (47% of parcels); 

                                                 
2 This is 46% greater than the statutory requirement.  Under the Tax Increment Allocation Redevelopment Act, for 
designation of an area as a Conservation Area, 50% or more of the buildings must be 35 years old or older. 
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• inadequate utilities (97% of sub-areas3); 
• deleterious land use and layout (95% of sub-areas3); and 
• lack of community planning (97% of sub-areas3). 

  
In addition, many streets contain potholes and cracked surfaces, and sidewalks and 
curbs exhibit cracked and broken sections.  The conditions and locations of these 
conditions are further detailed latter in this section. 
 
The vacant portion of the Area is characterized by the following conditions: 

 
• obsolete platting (40% of vacant parcels); 
• diversity of ownership (56% of vacant parcels); 
• tax and special assessment delinquencies (19% of vacant parcels); and 
• deterioration of structures in neighboring areas (100% of vacant parcels) 

 
C. Evaluation Procedure 
 
Professional senior planners and a registered architect from the staff of PGAV Ur-
ban Consulting conducted exterior surveys of observable conditions on all properties, 
buildings, and public and private improvements located in the Area.  These inspec-
tors have been trained in TIF survey techniques and have extensive experience in 
similar undertakings. 
 
The surveys examined not only the condition and use of buildings, but also included 
surveys of streets, sidewalks, curbs, gutters, lighting, vacant land, underutilized 
land, parking facilities, landscaping, fences and walls, and general maintenance.  In 
addition, an analysis was conducted on existing site coverage, parking and land 
uses, and their relationship to the surrounding Area.    Investigators also researched 
historic photos and were assisted by information obtained from the City of Chicago.  
The boundary and qualification of the Area was determined by the field investiga-
tions, eligibility requirements described in the Act, and the needs and deficiencies of 
the Area. 
 
D. Investigation and Analysis of Factors 
 
In determining whether or not the proposed Area meets the eligibility requirements 
of the Act, various methods of research were used in addition to the field surveys.  
The data includes information assembled from the sources below: 
 
 1. Contacts with local individuals knowledgeable as to Area conditions and 

history, age of buildings and site improvements, methods of construction, real 
estate records and related items, and other information related to the Area 
was used.  In addition, aerial photographs, Sidwell block sheets, etc. were al-
so utilized. 

 
                                                 
3 Sub-Area refers to Exhibit E, Sub-Area Key Map, contained in the Plan Appendix as Attachment Two 

DRA
FT



Eligibility Study    
Chicago/Central Park Redevelopment Area TIF  
Redevelopment Plan and Project  City of Chicago 
 

 
 
9/25/01 PGAV Urban Consulting 
Revised January 28, 2002 Page 3-6 
 

 2. Inspection and research as to the condition of local buildings, streets, util-
ities, etc. 

 
 3. On-site field inspection of the proposed Area conditions by experienced 

property inspectors of the Consultant and others as previously noted.  Per-
sonnel of the Consultant are trained in techniques and procedures of deter-
mining conditions of properties, utilities, streets, etc. and determination of 
eligibility of designated areas for tax increment financing.   

 
 4. Use of accepted definitions as provided for in the Act. 
 
 5. Adherence to basic findings of need as established by the Illinois General 

Assembly in establishing tax increment financing which became effective on 
January 10, 1977.  These are: 

 
  i. There exists in many Illinois municipalities areas that are conser-

vation or blighted areas, within the meaning of the TIF statute. 
 
  ii. The eradication of blighted areas and the treatment of conserva-

tion areas by redevelopment projects are essential to the public inter-
est. 

 
iii. These findings are made on the basis that the presence of blight or 
conditions which lead to blight, is detrimental to the safety, health, 
welfare and morals of the public. 

 
Table 3-1, Conservation Factors Matrix of Improved Area, provided on the 
following page documents the conditions in the Area. 
  
E. Eligibility Factors – Improved Area 
 
In making the determination of eligibility, each and every property or building in 
the Area is not required to be blighted or otherwise qualify.  It is the Area as a whole 
that must be determined to be eligible. 
 
The report stated below details conditions that cause the Area to qualify under the 
Act as a conservation area, per surveys and research undertaken by the Consultant 
between March and May 2001: 
 

 Age Of Structures  
 

Age, although not one of the 13 factors used to establish a conservation area 
under the Act, is used as a threshold that an area must meet in order to qual-
ify. 
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  Age presumes the existence of problems or limiting conditions resulting from 
normal and continuous use of structures and exposure to the elements over a 
period of many years.  As a rule, older buildings typically exhibit more prob-
lems than buildings constructed in later years because of longer periods of ac-
tive usage (wear and tear) and the impact of time, temperature and moisture.  
Additionally, older buildings tend not to be ideally suited for meeting mod-
ern-day space and development standards.  These typical problematic condi-
tions in older buildings can be the initial indicators that the factors used to 
qualify the Area may be present.      

 
 Summary of Findings Regarding Age: 
  
 The Area contains a total of 3,622 buildings, of which 96%, or 3,461 buildings 

are 35 years of age or older as determined by field surveys and local research.  
In many instances buildings are significantly older than 35 years of age and 
were constructed in the latter part of the 19th century.  Therefore, the Area 
meets the threshold requirement for a conservation area in that 50% or more 
of the structures in the Area exceed 35 years of age. 

 
 1. Dilapidation 
 

Dilapidation as a factor is based upon the documented presence and reasona-
ble distribution of buildings and improvements in an advanced state of disre-
pair.    The field survey of main buildings in the Area found structures with 
leaning or bowing bearing walls and parapet walls, critical defects in primary 
structural components such as severely sagging roofs, damaged floor struc-
tures, and foundations exhibiting major cracks or displacement.  In addition, 
numerous surface parking lots and sections of fencing associated with com-
mercial and industrial uses throughout the Area exhibited paved surfaces in 
need of reconstruction, and site fencing that was damaged or missing.      

  
Summary of Findings Regarding Dilapidation: 
 
 Of the 3,622 buildings in the Area, 828 buildings, or 23%, were found to exhi-

bit buildings in an advanced state of disrepair.  In addition, dilapidated site 
improvements were found on 1,958, or 49% of the 4,024 improved parcels in 
the Area.  In addition, it should be noted that it was observed that on many of 
the properties discussed later in this report with respect to acquisition by the 
City, it was obvious that structures had been recently demolished as part of 
on-going City efforts to remove dilapidated structures where possible.  

 
 2. Obsolescence 

 
 An obsolete building or improvement is one which no longer serves its in-

tended use.  Thus, obsolescence is the condition or process of falling into dis-
use. Obsolescence, as a factor, is based upon the documented presence and 

DRA
FT



Eligibility Study    
Chicago/Central Park Redevelopment Area TIF  
Redevelopment Plan and Project  City of Chicago 
 

 
 
9/25/01 PGAV Urban Consulting 
Revised January 28, 2002 Page 3-10 
 

reasonable distribution of buildings and other site improvements evidencing 
such obsolescence.  Examples include: 

 
 a. Functional Obsolescence:  Structures are typically built for specific 

uses or purposes, and their design, location, height and space ar-
rangement are each intended for a specific occupancy at a given time.  
Buildings are obsolete when they contain characteristics or deficien-
cies, which limit the use and marketability of such buildings.  The 
characteristics may include loss in value to a property resulting from 
an inherent deficiency existing from poor design or layout, improper 
orientation of building on site, etc., which detracts from the overall 
usefulness or desirability of a property.  Obsolescence in such build-
ings is typically difficult and expensive to correct. 

 
 b. Economic Obsolescence: Economic obsolescence is normally a re-

sult of adverse conditions that cause some degree of market rejection, 
and hence, depreciation in market values.   Typically, buildings classi-
fied as dilapidated and buildings that contain vacant space are cha-
racterized by problem conditions, which may not be economically cur-
able, resulting in net rental losses and/or depreciation in market val-
ue. 

 
 c. Obsolete site improvements:  Site improvements, including sewer 

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

 
Throughout the Area, the lack of on-site parking, vacant storefronts, vacant 
second and third floor uses, and dilapidated or deteriorated building condi-
tions indicate that many of the structures in the Area exhibit some form of 
obsolescence.   
 

 Summary of Findings Regarding Obsolescence: 
 
 The field survey of buildings in the Area found that certain buildings exhibit 

characteristics of obsolescence.  Obsolete buildings comprised approximately 
10% or 354 of the 3,622 buildings in the Area.  The majority of these obsolete 
buildings are located in the commercial portions of the Area.  Obsolete site 
improvements also exist in the Area and are generally associated with the 
buildings identified above.  In addition, narrow streets or driveways, irregular 
widths, poor or inadequate turning radii or sight lines and lack of paved sur-
faces on driveways and service areas exist throughout the Area and are exam-
ples of obsolete site improvements. 

DRA
FT



Eligibility Study    
Chicago/Central Park Redevelopment Area TIF  
Redevelopment Plan and Project  City of Chicago 
 

 
 
9/25/01 PGAV Urban Consulting 
Revised January 28, 2002 Page 3-11 
 

 3. Deterioration 
 

 Deterioration refers to physical deficiencies or disrepair in buildings or site 
improvements requiring treatment or repair.  Conditions, which are not easi-
ly correctable in the course of normal maintenance, were classified as deteri-
orated.  Such buildings may be classified as deteriorating or in an advanced 
stage of deterioration, depending upon the degree or extent of defects. 

 
 Buildings with major defects in the secondary building components (i.e., 

damaged doors and door frames, broken windows, window frames and mul-
lins, porches in need of material replacement, gutters and downspouts dam-
aged or missing, weathered fascia materials, cracks in masonry walls, spal-
ling masonry surfaces, etc.) were observed in the Area.    Many of the struc-
tures located in the Area exhibited these conditions.  In addition, roadways, 
alleys, curbs, gutters, sidewalks, off-street parking and surface storage areas 
also evidenced deterioration such as; surface cracking, crumbling, potholes, 
depressions, loose paving materials, weeds protruding through the surface, 
etc.  Site fencing on many larger commercial and industrial lots was rusting 
and required repair to individual posts or sections of fencing.  In some in-
stances, parking areas for vacant properties was being used for trailer sto-
rage. In these instances, it was evident that the lots, and in some cases adja-
cent streets, were not designed for such use and were exhibiting cracks and 
other deteriorated conditions as a result of heavy truck traffic. 

 
 Summary of Findings Regarding Deterioration: 
 
 Throughout the Area, deteriorating conditions were recorded on 98% or 3,546 

of the 3,622 buildings in the Area. The exterior field survey of main buildings 
in the Area found structures with major defects in the secondary components, 
including windows, doors, gutters, downspouts, porches, chimneys, fascia ma-
terials, parapet walls, etc.  Deterioration of site improvements and public im-
provements was also observed.  Deteriorated site improvements were observed 
on 3,892 or 97% of the 4,024 improved parcels in the Area. 

 
4. Presence of Structures Below Minimum Code Standards 

 
Structures below minimum code standards include all structures that do not 
meet the standards of zoning, subdivision, State building laws and regula-
tions.  The principal purposes of such codes are to require buildings to be con-
structed in such a way as to sustain safety of loads expected from various 
types of occupancy, to be safe for occupancy against fire and similar hazards, 
and/or establish minimum standards essential for safe and sanitary habita-
tion.  Structures below minimum code are characterized by defects or defi-
ciencies that presume to threaten health and safety.  
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 Summary of Findings Regarding Presence of Structures Below Min-
imum Code Standards: 

 
 Considering the age of buildings in the Area, it is certain that many of the 

buildings are below the minimum code standards currently in force by the 
City of Chicago.  However, in order to substantiate these conditions both inte-
rior and exterior inspections of the properties would be required.  Based on 
clearly observable conditions evident from exterior inspection throughout the 
Area, structures below minimum code were recorded in 23% or 850 of the 
3,622 buildings in the Area.  The exterior field survey of buildings in the Area 
found structures not in conformance with local zoning codes and structures 
not safe for occupancy because of fire and similar hazards. 

  
 In addition, on many Area properties, garbage, trash, discarded tires and 

abandoned vehicles were observed.  Trash and debris from drive-by dumping 
is illegal and promotes unsanitary and/or unhealthy conditions.  Old tires 
can collect water and promote mosquito breeding.  The presence of open air 
dumping of trash creates conditions that promote the presence of disease car-
rying insects and vermin.  

       
5. Illegal Use of Individual Structures 
 

 This factor applies to the use of structures in violation of applicable national, 
State or local laws.  Examples of illegal uses may include, but not be limited 
to, the following: 

 
a. illegal home occupations; 

 
b. conduct of any illegal vice activities such as gambling or drug 

manufacture; 
 

c. uses not in conformance with local zoning codes and not pre-
viously grandfathered in as legal nonconforming uses; 

 
d. uses involving manufacture, sale, storage or use of dangerous 

explosives and firearms. 
 
 Summary of Findings Regarding Illegal Use of Individual Structures: 
 
 This factor was documented in less then 1% or 4 of the 3,622 buildings in the 

Area.  
 
6. Excessive Vacancies 
 

 Establishing the presence of this factor requires the documenting of the pres-
ence of vacant buildings which are unoccupied or underutilized and which 
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represent an adverse influence on the Area because of the frequency, extent, 
or duration of such vacancies.  It includes properties which evidence no ap-
parent effort directed toward occupancy or utilization and partial vacancies.  

 
 During the field investigation of the Area, a total of 291 buildings were ob-

served to contain vacant floor space.  Based on City of Chicago maps that in-
dicate building footprints, it was estimated that approximately 500,000 
square feet of floor space was vacant.  The vacant floor space is generally dis-
tributed evenly between commercial and residential structures.  Based on the 
condition of some of the vacant floor space (boarded up windows, deteriorated 
interior finishes, lack of lighting, outdated signage, etc.), it is evident that 
much of this floor space has been vacant for an extended period of time.       

 
 Summary of Findings Regarding Excessive Vacancies: 
 
 The field investigation indicates that 291 buildings, 8% of the total 3,622 

buildings, have vacancy of floor space.  There is in excess of 500,000 sq. ft. of 
vacant floor space (ground floor and upper floors) in the Area.  This vacant 
floor space is generally distributed equally among commercial and residential 
structures. 

 
7. Lack of Ventilation, Light or Sanitary Facilities 

 
 Many older structures fail to provide adequate ventilation, light or sanitary 

facilities.  This is also a characteristic often found in illegal or improper 
building conversions and in commercial buildings converted to residential 
usage.  Lack of ventilation, light or sanitary facilities is presumed to adverse-
ly affect the health of building occupants (i.e., residents, employees or visi-
tors). 

 
 Summary of Findings Regarding Lack of Ventilation, Light or Sani-

tary Facilities: 
 

The exterior field survey of main buildings in the Area found structures with-
out adequate mechanical ventilation, natural light and proper window area 
ratios in the Area.  Structures exhibiting a lack of ventilation, light or sanitary 
facilities were recorded in less then 1%, or 30 of the 3,622 buildings. 

 
 8. Inadequate Utilities 
 
 Inadequate utilities refers to deficiencies in the capacity or condition of utili-

ties which service a property or area, including, but not limited to, storm 
drainage, water supply, electrical power, sanitary sewers, gas and electricity. 

 
 Summary of Findings Regarding Inadequate Utilities: 
 
 According to the City Department of Water, most of the water mains in the 

Area are over one hundred years old.  The Department projects the service life 
of an underground water main to be 100 years, and any water main with three 
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or more breaks in a block is a candidate for replacement regardless of age.  
Based on data provided by the City of Chicago Department of Water, water 
mains in need of replacement were located within 97%, or 36 of the 37 Sub 
Areas identified on Exhibit E – Sub Area Key Map, included in Plan Ap-
pendix, Attachment Two.        

 
 9. Excessive Land Coverage and Overcrowding of Structures and 

Community Facilities 
  
 This factor may be documented by showing instances where building cover-

age is excessive. Excessive coverage refers to the over-intensive use of proper-
ty and the crowding of buildings and accessory facilities onto a site.  Problem 
conditions include buildings either improperly situated on the parcel or lo-
cated on parcels of inadequate size and/or shape in relation to present-day 
standards of development for health and safety; and multiple buildings on a 
single parcel.  The resulting inadequate conditions include such factors as in-
sufficient provision for light and air, increased threat of fire due to close prox-
imity to nearby buildings, lack of adequate or proper access to a public right-
of-way, lack of required off-street parking, and inadequate provision for load-
ing or service.  Excessive land coverage has an adverse or blighting effect on 
nearby development because problems associated with lack of parking or 
loading areas impact adjoining properties. 

 
Summary of Findings Regarding Excessive Land Coverage and Over-
crowding of Structures and Community Facilities: 

  
 Structures exhibiting 100% lot coverage with party or fire walls separating one 

structure from the next is a historical fact of high-density urban development.  
This situation is common throughout the commercial portions of the Area. 

 
 Numerous businesses are located in structures that cover 100% of their respec-

tive lots.  In other cases where the business’s building may not cover the entire 
lot, the business is utilizing 100% of their lot for activities associated with 
their operations (storage, work areas, etc.).  These conditions typically do not 
allow for off-street loading facilities for shipping operations, do not provide 
parking for patrons and employees, and do not allow for adequate setbacks.  
This has prompted overflow parking and truck traffic associated with normal 
business operations to utilize surrounding residential areas for parking and 
access.  This condition is common along Chicago Avenue and Pulaski Road. 

 
 In addition, numerous residential buildings exhibit excessive land coverage 

and overcrowding of structures.  In many cases residential structures have 
been reconfigured to include one or two additional units within the structure 
then the original design intended.  While there is still generally only one struc-
ture on a given lot there are now 3 or 4 units within that structure compared 
to only 1 or 2 when the structure was originally constructed.  This has resulted 
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in increased parking demand on residential streets.  The improvements asso-
ciated with 47%, or 1,869 of the 4,024 improved parcels in the Area, revealed 
some evidence of excessive land coverage or overcrowding of structures and 
community facilities.  

 
 10. Deleterious Land Use or Layout 
 
 Deleterious land uses include all instances of incompatible land-use relation-

ships, buildings occupied by inappropriate mixed uses, or uses which may be 
considered noxious, offensive or environmentally unsuitable. 

 
 Summary of Findings Regarding Deleterious Land Use or Layout: 
 
 In an area such as the Chicago/Central Park Redevelopment Area where its 

character has evolved over the years, industrial, commercial and residential 
uses are often in close proximity to one another.  It is not unusual to find resi-
dential structures in small pockets or isolated within a predominantly indus-
trial area or an isolated industrial use in a residential area.  Although these 
areas may be excepted by virtue of age and continuous occupancy as legal non-
conforming uses (whose existence and use is thereby “grandfathered”), they 
are, nonetheless, incompatible land uses inasmuch as the predominant cha-
racter of the Area is influenced by these differing uses.  In addition, the pres-
ence of abandoned vehicles, billboards, junkyards, and boarded-up vacant 
buildings are deleterious land uses that contribute to decline.  Deleterious 
land uses and land use relationships were located within 95%, or 35 of the 37 
Sub Areas identified on Exhibit E – Sub Area Key Map, included in Plan 
Appendix, Attachment Two.   

  
11.  Lack of Community Planning 
 

 This may be counted as a factor if the Area was developed prior to, or without 
the benefit or guidance of, a community plan.  This means that no community 
plan existed, was considered inadequate, and/or was virtually ignored during 
the time of the area’s development.  Indications of a lack of community plan-
ning include: 

 
1. Streets, alleys, and intersections that are too narrow or awk-

wardly configured to accommodate traffic movements. 
 
2. Viaducts lower than the minimum height requirements creat-

ing truck clearance problems. 
 

3. Tracts of land that are to small or that have awkward configu-
rations and/or unusual dimensions. 
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4. Some properties in the Area do not enjoy good access to public 
streets. 

 
5. Industrial land use and zoning adjacent to or within heavily 

developed residential areas without ample buffer areas. 
 

6. Numerous commercial and limited industrial properties exist 
that are too small to adequately accommodate appropriate off-
street parking and loading requirements. 

 
7. The presence of deteriorated structures and other physical con-

ditions that are further evidence of an absence of effective 
community planning. 

 
 Summary of Findings Regarding Lack of Community Planning: 
 
 Lack of Community Planning was observed in 36, or 97%, of the 37 Sub Areas 

identified on Exhibit E – Sub Area Key Map included in Plan Appendix, 
Attachment Two.  Examples of this factor observed in the Area include: con-
versions of residential structures into commercial businesses, conversion of 
single-family and two-family residential structures into multi-family residen-
tial units; industrial and commercial uses located in predominately residen-
tial areas; street and alleys that are too narrow; commercial, industrial, insti-
tutional, multi-family conversions properties that do not provide adequate off-
street parking; and the presence of deteriorated structures and other condi-
tions that indicate the absence of effective community planning.        

 
12.  Environmental Remediation Costs 
 
If an Area has incurred Illinois Environmental Protection Agency or 
United States Environmental Protection Agency remediation costs for, or 
a study conducted by an independent consultant recognized as having ex-
pertise in environmental remediation has determined a need for, the 
clean-up of hazardous waste, hazardous substances, or underground sto-
rage tanks required by State or federal law, provided that the remediation 
costs constitute a material impediment to the development or redevelop-
ment project area then this factor may be counted. 

 
 Summary of Findings Regarding Environmental Remediation Costs: 
 

This factor was not identified in the Area.  However, research by the City De-
partment of Environment indicated that numerous properties in the Area are 
listed in the Department’s databases as having potential environmental issues.  
It was noted by the Department that prior to any demolition or rehabilitation 
activity, formal asbestos and lead-based paint surveys should be conducted.  It 
was also noted by the Department that all demolition or rehabilitation activi-
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ties should be performed in accordance with all applicable permits and regu-
lations.    
 
13.   Declining or Lagging Rate of Growth of Total Equalized As-
sessed Valuation 
 
If the total equalized assessed value of the proposed redevelopment project 
area has declined for 3 of the last 5 calendar years for which information is 
available, or is increasing at an annual rate that is less than the balance of 
the municipality for 3 of the last 5 calendar years for which information is 
available, or is increasing at an annual rate that is less than the Consumer 
Price Index for All Urban Consumers published by the United States De-
partment of Labor or successor agency for 3 of the last 5 calendar years for 
which information is available then this factor may be counted.    

 
Summary of Findings Regarding Declining or Lagging Rate of 
Growth of Total Equalized Assessed Valuation: 
 
Investigation of historic E.A.V. indicated the presence of this factor did not ex-
ist.  However, the E.A.V. of the Area has declined in two of the last five calen-
dar years and grew slower than the balance of the City and CPI in those years 
as well. 

 
F. Conclusion of Investigation of Eligibility Factors for the Improved Por-

tion of the Redevelopment Project Area 
 
The presence of vacancies in area buildings, deteriorated, dilapidated and obsolete 
structures and site improvements, deleterious land use relationships, and lack of 
community planning are evidence of the declining conditions in the Area.    In addi-
tion, these conditions are present to a meaningful extent throughout the Area and 
their presence underscores the lack of private investment and rejection of the Area 
by the private market. 
  
The City and the State of Illinois have designated 64% of the Area as a State of Illi-
nois Enterprise Zone and 59% of the Area as a Federal Empowerment Zone.  In ad-
dition, a portion of the Area is included in a recently created Urban Renewal Area 
and is adjacent to several previously created Redevelopment Areas designated under 
the TIF mechanism.  These designations are in further response to the deteriorating 
conditions in and adjacent to the Area, recognition of the significant needs, and rea-
lization that financial incentives are required to attract private investment to this 
section of the City. 
 
The tax increment program and redevelopment plan include measures designed to 
reduce or eliminate the deficiencies which cause the improved portion of the Area to 
qualify as a conservation area consistent with the strategy of the City of Chicago for 
revitalizing other designated redevelopment areas and industrial corridors.  As do-
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cumented in this investigation and analysis, it is clear that the Area is impacted by 
a number of eligibility factors.  The presence of these factors qualifies the improved 
portion of the Area as a conservation area. 
 
G. Analysis of Undeveloped or Vacant Property 
 
The Area contains 883 vacant parcels of land, or 18% of the total parcels (approx-
imately 74 acres of land, or 17% of the net land area exclusive of public rights-of-
way) in the Area.  A number of these properties are residential properties that were 
acquired by the City under the tax reactivation program.  In many instances the 
properties contained improvements that were in such a deteriorated and dilapidated 
condition that the property was cleared.  Vacant land is identified in the Plan Ap-
pendix as Attachment Two, Exhibit B – Generalized Existing Land Use As-
sessment Map.  The blighting factors present on vacant parcels are summarized on 
Blighting Factors Matrix of Vacant Area, Table 3-2, contained on the following 
pages.  A form similar to Table 3-2 was used to document the conditions of vacant 
Area properties during field surveys and subsequent analyses.  The data was consol-
idated by sub-area for each of the factors relevant to making a finding of eligibility. 
    
1. Obsolete Platting, Diversity of Ownership, Tax Delinquencies, Dete-

rioration of Structures in Neighboring Areas, Environmental Remed-
iation, Declining or Sub-Par E.A.V. (2 or More) 
 
As indicated in the Act, 2 or more of the factors listed above must be present 
in order for vacant land to qualify as blighted under these factors. 
 
Summary of Findings Regarding Obsolete Platting: 
 
The result of obsolete platting of vacant land is parcels of limited or narrow 
size or configurations of parcels of irregular size or shape that would be diffi-
cult to develop on a planned basis and in a manner compatible with contem-
porary standards and requirements, or platting that failed to create rights-of-
way for streets or alleys or that created inadequate right-of-way widths for 
streets, alleys, or other public rights-of-way or that omitted easement for pub-
lic utilities.  
 
The vacant land located along the commercial corridors of the Area is obsolete 
in terms of current requirements for commercial development.  The majority of 
these former commercial properties are platted as lots that range from 24 feet 
to 50 feet wide by 125 feet deep.  These extremely narrow lots are obsolete in 
terms of contemporary commercial development standards.  Lots of this size 
do not provide for adequate off-street parking and are limited in terms of reuse 
for commercial purposes.  In most instances, for redevelopment to occur, mul-
tiple lots would have to be acquired to provide the minimal parking and set-
back requirements.  In addition, many of the vacant residential portions of the 
Area also exhibit obsolete platting.  The proximity to public rights of way and 
re-subdivision has created parcels with unusual configurations that would be 
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difficult to redevelop.   The investigation of this factor indicated that obsolete 
platting was present on 40%, or 357 of the 883 vacant parcels in the Area. 
 
Summary of Findings Regarding Diversity of Ownership: 
 
Diversity of ownership refers to parcels of vacant land owned by so large a 
number of individuals or entities that the ability to assemble the land for 
development is retarded or impeded.  Individual landowners own the ma-
jority of vacant lots in the Area.  In other words, very few areas exist where 
multiple vacant lots in a block have been acquired and consolidated into 
single ownership.  The primary exception to this condition is the property 
acquired by the City under the demolition-lien program (see discussion be-
low).  This is particularly the case in the residential portions of the vacant 
area.  In all likelihood, redevelopment of the vacant portions of the Area 
will be difficult given the scattered nature and multiplicity of owners of the 
vacant lots on a given block. The investigation of this factor indicated that 
diversity of ownership was present on 56%, or 495 of the 883 vacant par-
cels in the Area. 
 
Summary of Findings Regarding Tax Delinquencies: 
 
 A majority of the City owned property in the Area was acquired under the 
tax reactivation program or demolition-lien program.  In addition, as indi-
cated in the Plan Appendix, Attachment Four, 2000 Estimated EAV 
by Tax Parcel, 553 parcels were delinquent in the payment of 1999 real 
estate taxes.  Most of the  parcels acquired under the demolition-lien or tax 
reactivation program were acquired within the last 5 years.  The investiga-
tion of this factor indicated that this factor was present on 19%, or 171 of 
the 883 vacant parcels in the Area. 
 
Summary of Findings Regarding Deterioration of Structures or Site 
Improvements in Neighboring Areas Adjacent to the Vacant Land: 
 
As indicated in the analysis of conservation area factors, approximately 98% 
of buildings and 97% of improved parcels exhibited deteriorated conditions.  It 
was found that all of the vacant land is located on blocks that exhibited dete-
rioration of improved parcels or buildings.  Therefore, deterioration of struc-
tures or site improvements in neighboring areas adjacent to the vacant land 
was found to exist for all of the vacant land present in the Area.    

 
Summary of Findings Regarding Environmental Remediation: 
 
Investigation did not document the presence of this factor. 
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Summary of Findings Regarding Declining or Sub-Par E. A. V.  
Growth: 
 
As noted earlier in this section investigation of historic E.A.V. indicated that 
the presence of this factor did not exist.  

 
With respect to this second set of factors for vacant land, only one factor is required.  

 
Summary of Findings Regarding Blighted Improved Area Immediate-
ly Prior to Becoming Vacant: 
 
As discussed previously, many of the properties indicated as vacant on Exhi-
bit B – Generalized Existing Land Use Assessment Map contained in At-
tachment Two of the Plan Appendix, were acquired under the tax reactiva-
tion program.  It is evident from historic plats and photos that buildings once 
existed on many of these sites and demolition of these structures has occurred 
over time.  Documentation of the conditions of many of the vacant parcels 
prior to becoming vacant is not available.  Given the City’s aggressive demoli-
tion and acquisition of dilapidated structures in the Area, it can be concluded 
that the demolished buildings were removed due to various factors that would 
have qualified the buildings as blighted.  These conditions would have in-
cluded: 
 
- deterioration; 
- dilapidation; 
- obsolescence; 
- presence of structures below minimum code standards; 
- abandonment; and 
- excessive vacancy 
 

 However, for the purposes of this analysis, because the conditions of these 
properties could not be documented, this factor was not shown as present with-
in the Area on Table 3-2.  

 
H. Conclusion of Investigation of Eligibility Factors for the Vacant Por-

tion of the Redevelopment Project Area 
 
As indicated in the discussion above, and on Table 3-2, the factors required to quali-
fy the vacant portion of the Area as a blighted area exist, that the presence of those 
factors were documented to a meaningful extent so that the City may reasonably 
find that the factors are clearly present within the intent of the Act, and that the 
factors were reasonably distributed throughout the vacant portion of the Area.  A 
total of 628 vacant parcels, or 71% of the 883 vacant parcels, contained 2 or more of 
the first set of factors for vacant land.  
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The tax increment program and redevelopment plan include measures designed to 
reduce or eliminate the deficiencies which cause the Area to qualify consistent with 
the strategy of the City of Chicago for revitalizing other designated redevelopment 
areas and industrial corridors.  As documented in this investigation and analysis, it 
is clear that the vacant portion of the Area is impacted by a number of eligibility fac-
tors.  The presence of these factors qualifies the vacant portion of the Area as a 
blighted area. 
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IV. SUMMARY AND CONCLUSIONS 
 
The conclusions of PGAV Urban Consulting are that the number, degree, and distri-
bution of eligibility factors in the Area as documented in this Eligibility Study war-
rant: i) the designation of the improved portion of the Area as a conservation area, 
and ii) the designation of the vacant portion of the Area as a blighted area as set 
forth in the Act.  Below is a summary table highlighting the factors found to exist in 
the Area that causes it to qualify. 
 
A. Conservation Area Statutory Factors 
 

 FACTOR1 EXISTING IN 
AREA2 

 Age3 96% of bldgs. 
exceed 35 years 

of age. 
1 Dilapidation Minor Extent 
2 Obsolescence Minor Extent 
3 Deterioration Major Extent 
4 Illegal use of individual structures Minor Extent 

5 Presence of structures below minimum code stan-
dards 

Minor Extent 

6 Excessive vacancies Minor Extent 
7 Lack of ventilation, light or sanitary facilities Minor Extent 
8 Inadequate utilities Major Extent 
9 Excessive land coverage Minor Extent 
10 Deleterious land use or layout Major Extent 
11 Environmental clean-up Not Present 
12 Lack of Community Planning Major Extent 
13 Declining or sub-par E.A.V. growth Not Present 
Notes: 

1 Only three factors are required by the Act for eligibility.  Eleven factors are present in the 
Area. 

2 Factors found to exist on more then 50% of the structures or sub-areas in the Area were 
identified as being found to a major extent.  Factors found to exist on less then 50% of the 
structures or sub-areas in the Area were identified as being found to a minor extent.  Four 
factors were found to exist to a major extent and seven were found to exist to a minor extent. 

3 Age, although not a blighting factor for designation, is a threshold that must be met before 
an Area can qualify as a Conservation Area. 
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B. Blighted Area Statutory Factors 
 
 

FACTOR 
EXISTING IN VACANT/ 
UNIMPROVED PORTION 
OF AREA 

1 Two or more of the following factors: 
i.   Obsolete platting (Present on 40% of Vacant Parcels) 

ii.  Diversity of ownership (Present on 56% of Vacant 
Parcels) 

iii. Tax and assessment delinquencies (Present on 19% 
of Vacant Parcels) 

iv. Deterioration of Structures in Neighboring Areas 
(Present on 100% of Vacant Parcels) 

v.  Environmental Remediation (Not Present) 

vi. Declining or Sub-Par E.A.V. Growth (Not Present) 
                   
                  Or 
 

 
 
 
 
 
 
 

YES 

2 Area immediately prior to becoming vacant qualified as 
a blighted improved area; 
                  Or 

 
Not Applicable 

 

3 Area consists of unused quarry or quarries; 
                  Or 

 
Not Applicable 

4 Area consists of unused rail yards, rail tracks or rail-
road right-of-way; 
                  Or 

 
Not Applicable 

5 Area prior to designation is subject to chronic flooding 
caused by improvements; 

                  Or 

 
Not Applicable 

6 Area consists of unused disposal site containing earth, 
stone, building debris, etc.; 

                   Or 

 
Not Applicable 

7 Area is not less than 50 nor more than 100 acres and 
75% is vacant; 

 
Not Applicable 

 
Note: 
Area qualifies per statutory requirements.  Only one factor is required by the Act. 

DRA
FT



Eligibility Study    
Chicago/Central Park Redevelopment Area TIF  
Redevelopment Plan and Project  City of Chicago 
 

 
 
9/25/01 PGAV Urban Consulting 
Revised January 28, 2002 Page 4-3 
 

Although it may be concluded that the mere presence of the stated eligibility factors 
noted above may be sufficient to make a finding of qualification as a conservation 
area or a vacant blighted area, this evaluation was made on the basis that the fac-
tors must be present to an extent that would lead reasonable persons to conclude 
that public intervention is appropriate or necessary.  From the data presented in 
this report it is clear that the eligibility factors are reasonably distributed through-
out the Area. 
 
In addition, the Area on the whole has not been subject to growth and investment by 
private enterprise and is not expected to do so without the adoption of the Plan.  Age 
and the requirements of contemporary commercial tenants and decline of residential 
areas have caused portions of the Area and its building stock to become obsolete and 
deteriorated and may result in further disinvestments that will not be overcome 
without action by the City.  These conditions have been previously documented in 
this report.  All properties within the Area will benefit from the TIF program. 
 
The conclusions presented in this Eligibility Study are those of the Consultant.  The 
local governing body should review this Eligibility Study and, if satisfied with the 
summary of findings contained herein, adopt a resolution making a finding of a con-
servation area for the improved portion of the Area and a finding of a blighted area 
for the vacant portion of the Area and making this Eligibility Study a part of the 
public record.  
 
The analysis contained herein was based upon data assembled by PGAV Urban 
Consulting. The study and survey of the Area indicate the requirements necessary 
for designation as a combination conservation area and a blighted area, are present.  
Therefore, the Area qualifies as a combination conservation area and a vacant 
blighted area to be designated as a redevelopment project area and eligible for Tax 
Increment Financing under the Act. 
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I. Introduction 
 
The purpose of this study is to conduct a housing impact study for the 
Chicago/Central Park Redevelopment Project Area (Area) pursuant to the Illinois 
Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq., as 
amended (“the Act”).  The approximately 149-block Area is located in portions of 
three communities (Humboldt Park, West Garfield Park, and East Garfield Park) of 
the City of Chicago (City) and is located four miles west of downtown Chicago.  The 
Area contains approximately 678 acres and 4,730 residential units. 
 
As set forth in the Act, if a redevelopment plan for the Area results in the 
displacement of residents from 10 or more inhabited residential units, or if the Area 
contains 75 or more inhabited residential units and the City is unable to certify that 
no displacement of residents will occur, the municipality shall prepare a housing 
impact study and incorporate the study in the feasibility report required by 
subsection (a) of Section 11-74.4-5 (sic) [Section 11.74-4-4.1], which for the purposes 
herein shall also be the “Chicago/Central Park Tax Increment Financing 
Redevelopment Plan and Project” (“the Plan).  
 
Because the Area includes more than 75 residential units and the City is unable to 
certify that no displacement of residents will occur, information regarding the 
potential impact on such residents and residential units is being provided in this 
Housing Impact Study.  Appendix, Exhibit H-1 – Units That May Be Removed, 
of this Housing Impact Study, indicates the parcels of real property on which there 
are buildings containing residential units that may be removed and that, to the 
extent those units are inhabited, the residents thereof may be displaced.  The 
number and type of residential buildings in the Area potentially affected by the Plan 
were identified during the building condition and land use survey conducted as part 
of the Eligibility Study for the Area.  A good faith estimate and determination of 
the number of residential units and rooms within each such building and whether 
such residential units were inhabited were based on a number of research and 
analytical tools including, where appropriate, physical building surveys, data 
received from building owners and managers, Cook County tax assessment records 
and census data. 
 
The survey of residential units was undertaken between March 1, 2001 and April 1, 
2001.  The Area contained 4,622 inhabited residential units.  The residential units 
are a combination of single-family and multi-family units.  Because the Plan is 
intended to foster economic development activities which may result in the 
acquisition, renovation, and or demolition of property, which may include residential 
units, the housing impact study is being prepared under the assumption that more 
than 10 occupied residential units may be displaced.  However, it should be noted 
that at this time no proposals for the removal of such units has been presented and 
that one of the primary goals of the Plan is to provide mechanisms to aide in the 
construction and rehabilitation of new affordable residential housing. 
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As set forth in the Act: 
 
 Part I of the housing impact study shall include: 
 

(i) data as to whether the residential units are single-family or multi-
family units; 

 
(ii) the number and type of rooms within the units, if that information is 

available; 
 

(iii) whether the units are inhabited or uninhabited, as determined not 
less than 45 days before the date that the ordinance or resolution 
required by subsection (a) of Section 11-74.4-5 of the Act is passed; 
and 

 
(iv) data as to the racial and ethnic composition of the residents in the 

inhabited residential units, which data requirement shall be deemed 
to be fully satisfied if based on data from the most recent federal 
census. 

 
 Part II of the housing impact study identifies the inhabited residential units 

in the proposed redevelopment project area that are to be or may be removed.  
If inhabited residential units are to be removed, then the housing impact 
study shall identify: 

 
(i) the number and location of those units that will or may be removed; 

 
(ii) the municipality’s plans for relocation assistance for those residents in 

the proposed redevelopment project area whose residences are to be 
removed; 

 
(iii) the availability of replacement housing for those residents whose 

residences are to be removed, and identify the type, location, and cost 
of the replacement housing; and  

 
(iv) the type and extent of relocation assistance to be provided. DRA
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 II. Housing Impact Study - Part I  

 
A. Number and Type of Residential Units 
 
The Area contains 1,041 single-family residential units and 3,689 multi-family 
(buildings with 2 or more units) units for a total of 4,730 residential units.  Table H-
1 below indicates the number and type of residential units and a breakdown by type 
of the number of units that were inhabited.  This data was derived from field 
surveys of the Area conducted between March 1, 2001 and April 1, 2001  
 

Table H-1 
Chicago/Central Park Redevelopment Plan and Project 

Housing Impact Study 
Number of Housing Units By Type and Occupancy  

 
Unit Type Vacant Occupied Total 

Single-Family 17 1,024 1,041 
Multi-Family 91 3,598 3,689 
Total 108 4,622 4,730 

 
B. Number and Type of Rooms Within Units 
 
The majority of the Area is developed and limited new residential construction has 
occurred over the last decade.  Data from the 1990 Census was used as the source 
for estimating the number of rooms and bedrooms contained within the residential 
units that are located in the Area.  Table H-2, provided on the following page 
provides housing data for the census tracts within the Area (census tracts are 
identified on maps provided in the Appendix of this study).  
 
Consistent with the field survey of residential units, the census data indicates that 
the majority of residential units in and surrounding the Area are multi-family units. 
In addition, the data suggest the following: 
    

 About 66% of units are renter occupied and 34% are owner occupied;  
 

 About 38% of units are in duplex structures and about 14% are single-family 
detached homes.  Units in multi-family buildings with more than four units 
represent about 21% of all units; 

 
 About 29% of the housing units contain six rooms; five-room units are the 

second most frequent size, representing 23% of all units, and 19% of units 
contain four-rooms; 
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 About 37% of all units have three bedrooms, 34% have two bedrooms, and 

20% have one bedroom. 
  
Table H-3 provides household data for the census tracts that comprise portions of 
the Area. 
 

Table H-3 
Chicago/Central Park Redevelopment Plan and Project 

Housing Impact Study 
Household Characteristics 

 

Households 1990 

Census Tracts 

Humboldt Park W. Garfield 
Park 

E. Garfield 
Park 

Total 2307 2310 2311 2312 2315 2316 2601 2703 2704 
1,771 843 393 2,190 2,456 586 569 730 401 9,939 

Families 1,481 698 345 1,754 1,898 466 183 474 298 7,597 
Persons Per 
Family 4.2 4.2 4.1 4.0 3.9 3.9 3.3 3.7 3.7 N/A 

Median Household 
Income (1989) $22,982 $17,337 $25,079 $19,760 $13,020 $12,892 $4,999 $11,707 $15,052 N/A 

Source: 1990 Census 
 
 
In summary, the typical housing unit in the Area contains five to six rooms with two 
to three bedrooms and is likely to be located in a duplex or 3 to 4 unit building.  The 
occupants are likely to be renters with family sizes generally consisting of 4 persons.  
Household incomes are noticeably lower in the southern portion of the Area with the 
lowest household incomes found in census track 2601, which is located in the 
southwest portion of the Area.     
 
C. Number of Inhabited Units  
 
The Area contained 1,024 occupied single-family units and 3,598 occupied multi-
family units (including duplexes).  There are a total of 4,622 inhabited residential 
units in the Area.  The distribution of inhabited residential units is indicated in 
Table H-1 above.  The survey of residential units was undertaken between March 1, 
2001 through April 1, 2001 and are dates not less than 45 days prior to the date that 
the resolution required by subsection (a) of Section 11-74.4-5 of the Act was or will 
be passed (the resolution setting the public hearing and Joint Review Board meeting 
dates). 

 
D. Race and Ethnicity of Residents 
 
Census data from 1990 and 2000 were used to track the change in population in the 
Area over the last decade and to determine the race and ethnicity of Area residents.  
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Table H-4, provided below, presents population data on the neighborhoods that the 
Area is located in. 
 

Table H-4 
Chicago/Central Park Redevelopment Plan and Project 

Housing Impact Study 
Population Characteristics 1990-2000 

 
Population Humboldt Park West Garfield Park East Garfield Park 

1990 67,573 24,095 24,030 

2000 65,836 23,019 20,881 

% Change 1990-2000 -2.6% -4.5% -13.1% 

Population By Race - 2000    

White 19.4% 0.7% 1.2% 

Black 48.5% 98.4% 97.5% 

Am. Indian, Eskimo, or Aleut 0.4% 0.0% 0.0% 

Asian or Pacific Islander 0.5% 0.0% 0.1% 

Other 28.5% 0.3% 0.3% 

Multiple race 2.4% 0.3% 0.5% 
  
Hispanic Origin1 48.0% 0.8% 0.9% 

1 – Persons of Hispanic Origin may be of any race. 
Source:  U. S. Department of Commerce - U. S. Census Bureau, 1990 & 2000 Census. 

  
The data presented in Table H-4 above reveals the following: 
 

 All the neighborhoods that make up the Area lost population between 1990 
and 2000. 

 
 The racial composition of West and East Garfield Park (the southern portion 

of the Area) is almost entirely black and non-Hispanic.  Humboldt Park is a 
more racially diverse area with approximately 49% black residents, 19% 
white residents, and 29% reported as other.  Approximately 48% of Humboldt 
Park residents are of Hispanic origin.      
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III. Housing Impact Study - Part 2  
 
A. Number and Location of Units That Could Potentially be Removed 
 
One of the primary goals of the Plan is to encourage maintenance, restoration and 
reuse of existing structures, to the maximum extent feasible.  The establishment of 
the Area is intended to foster growth in existing communities.  Although the Plan 
does not anticipate the removal of large numbers of residential units, the Area does 
contain a number of dilapidated buildings that contain residential uses.  
Dilapidation can gravely affect a buildings safety and desirability and is the most 
severe of blighting factors.  Accordingly, it is reasonable to conclude that dilapidated 
buildings may be targeted for redevelopment by developers, which may result in the 
removal of inhabited residential units.  
 
Since no development proposals for the Area have been submitted to the City, it is 
impossible to determine whether the redevelopment or demolition of these buildings 
and the removal of any of their inhabited residential units would stem from projects 
that receive tax increment assistance (or other public projects that are implemented 
in furtherance of this Plan). 
 
Hence, there is a possibility that over the 23-year life of the Area, some inhabited 
residential units may be removed as a result of implementing the Plan.  In order to 
meet the statutory requirement of defining the number and location of inhabited 
residential units that may be removed, a methodology was derived that would 
provide a reasonable estimate.  The methodology used to fulfill the statutory 
requirements of defining the number and location of inhabited residential units that 
may be removed involved three steps. 
 

1. Step one counted all inhabited residential units previously identified on 
any underlying acquisition maps.  For this purpose, the West Humboldt 
Park Chicago Avenue Redevelopment Plan was reviewed.  However, the 
majority of the parcels identified for acquisition were vacant lots, vacant 
buildings or parcels that had been improved since the West Humboldt 
Park Chicago Avenue Redevelopment Area Acquisition Map was adopted.  
Therefore, the number of inhabited residential units that may be removed 
in this step is four (4).  All of the Parcels within the Area identified for 
acquisition in the West Humbodt Park Chicago Avenue Redevelopment 
Plan are shown on Exhibit H-1 and H-2  in the Appendix of this Study. 

 
2. Step two counted the number of inhabited residential units contained on 

parcels that are dilapidated as defined by the Act.  From field surveys 
conducted in preparation of the Plan, the parcels identified which: 1) 
dilapidation is present so that, within 23 years, existing structures may 
be demolished or rehabilitated, and therefore may result in the removal of 
inhabited residential units: and 2) there also exists six or more eligibility 
factors in addition to age and dilapidation (representing the highest 
number of eligibility factors on blocks in the Area).  Therefore, the 
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number of inhabited residential units that may be removed in this step is 
683. 

 
3. Step three counted the number of inhabited residential units that exist 

where the future land use indicated by the Plan will not include 
residential uses.  Therefore, the number of inhabited residential units 
that may be removed from this step is 53.   All of the Parcels within the 
Area identified in this step are identified on Exhibit H-1 in the 
Appendix of this Study. 

 
In summary, a total of 740 occupied residential units were identified as units that 
may be removed in the Area.  Exhibit H-1, located in the Appendix of this Study, 
contains references to identify the units discussed above. 
 
B. Relocation Plan 
 
The City’s plans for relocation assistance for those qualified residents in the Area 
whose residences are to be removed shall be consistent with the requirements set 
forth in Section 11-74.4-3(n)(7) of the Act.  The terms and conditions of such 
assistance are described in E. Relocation Assistance below.  No specific relocation 
plan has been prepared by the City as of the date of this report because no 
redevelopment project has been approved by the City.  Until such a redevelopment 
project is approved, there is no certainty that any removal of residences will actually 
occur. 
 
C. Replacement Housing 
 
In accordance with Section 11-74.4-3(n)(7) of the Act, the City shall make a good 
faith effort to ensure that affordable replacement housing for any qualified displaced 
residents whose residence is removed is located in or near the Area. 
 
One of the primary purposes of this Plan is to redevelop portions of the area (with 
emphasis on the vacant lots in residential areas) for residential uses.  In addition, 
redevelopment of commercial buildings that may provide upper floor residential 
units could result from individual redevelopment projects.  Many of the residential 
units identified above that may be removed are units in vacant or dilapidated 
buildings that need substantial upgrade.  It is anticipated that if these units are 
removed, the majority of them will be replaced with residential units in the Area.  
 
The development of affordable housing is provided for in the Plan.  Developers who 
receive tax increment financing assistance for market-rate housing are to set aside, 
to the greatest extent possible, up to 20-percent of the units to meet affordability 
criteria established by the City’s Department of Housing.  Generally, this means 
that affordable for-sale units should be priced at a level that is affordable to 
households earning no more than 120-percent of the area median income (adjusted 
for family size), and affordable rental units should be affordable to households 
earning no more than 80 percent of the area median income (adjusted for family 
size). 
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Although two types of residential buildings are represented in the Area (single-
family and multi-family), residents can be categorized as either renters or owners.  
It is logical to use tenure, rather than building type, as the basis for discussing 
replacement housing, since a displaced renter would presumably seek a suitable 
replacement apartment without particular concern for the type of structure.  
Overall, renters make up approximately 66% and owner occupied housing 
represents 34% of the households in the Area.   
 
Replacement Rental Housing 
 
A recent comprehensive study of the rental housing market in the Chicago 
metropolitan area concluded that, overall, there is a limited supply of quality 
affordable housing in the city and suburbs.  For Rent:  Housing Options in the 
Chicago Region, published by the Metropolitan Planning Council (MPC), includes a 
current estimate of the number and types of rental units on the West Side of the 
City, which the study defines as the area north and west of the Chicago Sanitary 
and Ship Canal.  According to the study, the West Side of Chicago has a total of 
120,900 rental units, 95.0% of which were occupied.  Table H-5 provided below 
provides information on this West Side inventory by unit type.  The data are also 
broken out for small buildings, those that contain between two and nine units.  Most 
of the rental inventory in the Area would fall in the category of small buildings. 
 
 

Table H-5 
Chicago/Central Park Redevelopment Plan and Project 

Housing Impact Study 
Supply of Rental Housing On The West Side of Chicago 

 
 
 
 
 
 
 
 
 
 
 
 
 
The following conclusions can be drawn from the MPC study: 
 

 The average monthly rent for all West Side apartments is $618 per month.  
The rent is higher ($693) for units in small buildings. 

 
 Vacancy rates are generally consistent for all unit types in both small 

buildings and the overall market.  The exception is one-bedroom units in the 
overall market that have a vacancy rate of 7.5%. 

 All Buildings  Small Buildings* 
Unit Type Vacancy Avg. Rent  Vacancy Avg. Rent 
Studios 2.4% $499  NA NA 
One bedroom 7.5% $625  4.8% $555 
Two bedrooms 4.7% $622  4.9% $592 
Three or more bedrooms 3.9% $639  3.8% $617 
All units 5.0% $618  5.5% $693 
*Small buildings have 2-9 units.      
Source:  For Rent:  Housing Options in the Chicago Region, published by Metropolitan 
Planning Council, November 1999. DRA
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 The vacancy rates for all unit types (with the exception of one-bedroom units) 
are below 6%, the threshold set by the U. S. Department of Housing and 
Urban Development (HUD) for a tight market.  Within the Area the rental 
market is tight.  Although, the rental market on the West Side is not as tight 
as in the overall Chicago region. 

  
To get a snapshot picture of the available apartments within this general area, 
Goodman Williams Group examined advertisements listed on the Chicago Sun-
Times web site on February 19, 2001.  On that day, 46 apartments were advertised 
in the western sectors of the city.  The locations of these apartments are listed on the 
following page as Table H-6. 
 
The information obtained from the Sun-Times listings indicate that average monthly 
rents for the properties listed were below the averages revealed in the MPC study 
for studio, one-bedroom, and two-bedroom units on the West Side of Chicago.  Units 
with 3 or more bedrooms in the Sun-Times listings were higher than the MPC study.  
These data would indicate that renters in units with less than 3 bedrooms would 
likely be able to find a replacement unit at or near the price that they are currently 
paying.  However, renters of units with 3 or more bedrooms may expect to pay prices 
closer to or above the West Side averages found in the MPC Study.        
 
Replacement For-Sale Housing 
 
Table H-7, provided on the page following Table H-6, presents data from the 
Chicago Association of Realtors showing trends in the number of home sales and 
sales prices in the three community areas in which the Area is located.  The data 
reveal the following: 
 

 Sales activity has increased over the last three years in Humboldt Park 
but remained relatively stable in East and West Garfield Park. 

 
 Sales of multi-family buildings with, two, three, or four units are 

predominant in all three-community areas and show particularly strong 
numbers in Humboldt Park (this is also the prevalent residential building 
type). 

 
 Attached units such as condominiums and lofts represent a very small 

share of home sales in the three-community area. 
 
The data suggest that likely sales of existing homes in all three community areas, 
but particularly in Humboldt Park, have been driven by buyers’ interest in 
attractively priced multi-family buildings.  A Humboldt Park multi-family building 
sells for roughly three-quarters of the citywide price.  The numbers of sales and 
transaction prices are steadily rising for small-scale multi-family buildings-the 
mainstay of the housing stock in the Area.  However, this sales activity is not 
widespread throughout all of Humboldt Park. 
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Table H-6 
Chicago/Central Park Redevelopment Plan and Project 

Housing Impact Study 
Survey of Market-Rate Rental Listings 

 
Address Monthly Rent Bedrooms 

Austin Area $630 2 
Austin Area $895 3 
Austin Area $550 1 
Austin Area $650 2 

3527 W. Fullerton $320 1 
3527 W. Fullerton $360 2 
3338 W. Adams $975 4 

5501 W. Washington $455 Studio 
4601 W. Fifth $670 2 

4432 W. Lexington $750 3 
300 S. Kilbourn $550 1 
300 S. Kilbourn $575 2 

Austin Area $650 2 
Austin Area $825 3 

Central & Laramie $600 2 
1000 N. Laramie $690 2 

Austin Area $400 1 
Austin Area $800 2 
Austin Area $850 3 
Austin Area $600 2 
Austin Area $600 2 
Austin Area Not Given 1 
Austin Area $725 2 

112 N. Mason $635 2 
4000 W. Lake $850 3 
533 N. Lawler $720 2 
533 N. Lawler $650 2 

4800 W. Jackson $650 3 
Franklin Blvd. $550 2 

300 S. Sacramento Not Given 3 
100 N. LaTrobe $460 1 
3200 W. Monroe $550 2 
661 N. Austin $530 2 

3347 W. Monroe $600 2 
233 N. Leamington $515 2 
251 N. Kilpatrick $330 Studio 

116 N. Lotus $795 3 
48 N. Parkside $565 1 
1 N. Kostner Not Given 4 

3330 W. Monroe $350 2 
200 N. Austin $825 2 
18 S. Mayfield $475 1 
2906 W. Adams $950 3 

3600 W. Franklin $365 1 
4400 W. Jackson $625 3 
3414 W. Monroe $800 3 

Summary: 
Unit Type Average Monthly Rent Number In Survey 

Studio $393 2 
One-Bedroom $461 9 
Two-Bedrooms $613 22 
Three or more-Bedrooms $815 11 
Total N/A 46 
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Table H-7 
Chicago/Central Park Redevelopment Plan and Project 

Housing Impact Study 
New Community Area Home Sales 

 
  1998 1999 2000 

Type  Median Price Sales Median Price Sales Median Price Sales 

Single Family Detached       

 Humboldt Park $79,500 75 $86,000 124 $87,500 136 

 W. Garfield Park $65,900 10 $27,250 7 $37,620 16 

 E. Garfield Park $84,000 11 $97,000 19 $85,000 16 

 City of Chicago $130,000 9,811 $136,000 10,320 $139,900  10,499 

Attached (Condos, lofts, etc.)       

 Humboldt Park No Sales 0 No Sales 0 $75,000 1 

 W. Garfield Park $83,000 4 $57,000 3 $250,000 1 

 E. Garfield Park $86,300 3 $85,000 4 $130,350 7 

 City of Chicago $153,000 11,092 $177,500 12,606 $203,500 12,883 

Multifamily       

 Humboldt Park $120,000 154 $130,000 201 $140,000 253 

 W. Garfield Park $73,500 33 $95,000 43 $81,000 60 

 E. Garfield Park $87,500 28 $91,000 42 $115,000 56 

 City of Chicago $168,000 4,488 $179,000 5,140 $182,000 4,885 

Source: Chicago Association of Realtors.         
 
Residential Development 
 
Much of the sales and development activity occurring near the Area is located in a 
portion of Humboldt Park that brokers refer to as West Bucktown in an attempt to 
draw upon the proven desirability of the Bucktown neighborhood.  A January 27, 
2001, feature story in the Chicago Tribune described the new construction and loft 
development occurring in an area bounded by Armitage (2000 north), Western (2400 
west), North (1600 north), and California (2800 west).  The staff writer states: 
 

“There was general agreement [among the interviewees] that Armitage and 
Western are the north and east boundaries.  Though there were some quibbles 
about whether North or Division (1200 north) was the south boundary, North 
won.  California won over Kedzie for west.” 

 
Residential activity that is occurring near the Area is occurring in the northeast 
quadrant of the Humboldt Park Community.  The Chicago/Central Park 
Redevelopment Area is in the southwest portion of the Humboldt Park Community 
and includes portions of West and East Garfield Park.  Reinvestment similar to that 
occurring in other parts of the Humboldt Park community has not been realized in 
that portion of Humboldt Park located within the Area. 
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D. Replacement Housing Summary 
 
In general, the intent of the Plan is to facilitate development of affordable 
residential housing in areas that have lost population or where the condition of the 
housing stock is declining.  Residential portions of the Area are designated for infill 
housing in the Plan.  There are a significant number of vacant lots, which, if 
developed with housing, would enhance neighborhood stability and provide housing 
opportunities to help revive the Area.  While certain units have been identified that 
“may be removed”, in general, the majority of these units are being listed as such per 
requirements of the Act that relate to requirements of the Plan preparation.  In 
reality, it is unlikely that many units would be removed. 
 
The typical building type in the Area is a two- or three-flat structure with two- or 
three-bedrooms.  Many of the vacant lots in the Area once contained similar 
structures.  Development of two- and three-flat buildings may allow current 
residents to become homeowners, as well as create quality rental housing.  In 
addition, many programs are available to assist in the development of replacement 
housing.  These same programs are also available to assist in facilitating the 
construction of the new residential development envisioned by the Plan.  Use of 
mechanisms that provide assistance to developers and residents including: 
conveyance of vacant lots; rehabilitation programs; new construction programs; and 
the use of TIF, may make such development more economically viable. 
 
E. Relocation Assistance 
 
In the event that the implementation of the Plan results in the removal of 
residential housing units in the Area occupied by low-income households or very 
low-income households, or the permanent displacement of low-income households or 
very low-income households from such residential housing units, such households 
shall be provided affordable housing and relocation assistance not less than that 
which would be provided under the federal Uniform Relocation Assistance and Real 
Property Acquisition Policies Act of 1970 and the regulations thereunder, including 
the eligibility criteria.  The City shall make a good faith effort to ensure that 
affordable replacement housing for the aforementioned households is located in or 
near the Area. 
 
As used in the above paragraph, “low-income households,” “very low-income 
households” and “affordable housing” have the meanings set forth in Section 3 of the 
Illinois Affordable Housing Act, 310 ILCS 65/3.  As of the date of this report, these 
statutory terms have the following meaning: (i) “low-income households” means a 
single person, family or unrelated persons living together whose adjusted income is 
more than 50 percent but less than 80 percent of the median income of the area of 
residence, adjusted for family size, as such adjusted income and median income are 
determined from time to time by the United States Department of Housing and 
Urban Development (HUD) for purposes of Section 8 of the United States Housing 
Act of 1937; (ii) “very low-income household” means a single person, family or 
unrelated persons living together whose adjusted income is not more than 50 
percent of the median income of the area of residence, adjusted for family size, as so 
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determined by HUD; and (iii) “affordable housing” means residential housing that, 
so long as the same is occupied by low-income households or very low-income 
households, requires payment of monthly housing costs, including utilities other 
than telephone, of no more than 30 percent of the maximum allowable income for 
such households, as applicable. 
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