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I. IN TRODUCTION

This document is o serve as the redevelopment plan (the “Redevelopment Plan”) for an area
located on the near south side of the City of Chicago (the “City”) approximately four miles
immediately south of the City’s centra] business district (the “Loop™). The area Is generally
bounded by East 37" Street on the north, the west line of the Nlinois Central Rail Line on the east,
East Pershing Road and East Oakwood Boulevard on the south and South Vincennes Avenue on
the west. This area is referred to in this document ag the Madden/Wells Tax Increment Financing
Redevelopment Project Area (the “Project Area”). The Project Area is regionally accessible by
Lake Shore Drive and is less than two miles from the Dan Ryan Expressway.

the Project Area of approximately 97.6 acres qualifies as a “conservation area,” a “blighted area,” or
a combination of both blighted areas and conservation areas under the Illinois Tax Increment
Allocation Redevelopment Act (65 ILCS 5/1 1-74.4-1 et seq.), as amended (the “Act”). The Project
Area, described in more detail below as we]] as in the accompanying Eligibility Report, has not
been subject to growth and development through investment by private enterprise and is not
Teasonably expected to be developed without the efforts and leadership of the City.

The Plan Ssummarizes the analyses and findings of the consultants’ work, which, unless otherwise
noted, is the responsibility of “TPAP”. The City is entitled to rely on the findings and conclusions
of this Plan in designating the Redevelopment Project Area as a redevelopment project area under
the “Act”. The Consultant hag prepared this Plan and the related eligibility report with the
understanding that the City would rely: 1) on the findings and conclusions of the Plan and the
related eligibility report in proceeding with the designation of the Redevelopment Project Area and
the adoption and implementation of the Plan, and 2) on the fact that the Consultant has obtained the
necessary mformation so that the Plan and the related eligibility report will comply with the Act.

Boundary,

The Project Area is located entirely in the Oakland community area. Oakland was first settled in the
1850s as a workers town serving the Sherman and Cottage Grove stockyards and industrial area,
Growth of the area accelerated with the establishment of the 47t Street train station by the Illinois

extension of horse car and later streetcar service through the area, Qakland quickly changed to an
Madden/Wells Tyx Increment F, inancing Redevelopment Areq Project and Plan Page 1
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land uses for the community and identifies certain improved and unimproved property to be
acquired in order to implement the NKO Plan.

roject Area, listed in Table 1 and illustrated in Figure 2, Historic Resources,
have been designated as a part of the "Oakland Landmark Multiple Resource District" (MRD) as
a Chicago Landmark. No building in the MRD can be demolished or altered without the
approval of the Commission on Chicago Landmarks and, in some cases, the approval of the
Chicago City Council. In addition, any new construction within the MRD must be approved by
the Commission on Chicago Landmarks, A map of the MRD can also be found in the Chicago
Zoning Ordinance. Additional historic Tesources and requirements pertaining to those resources
may be identified as part of the Memorandum of Agreement between the City, CHA, HUD, et. al,,

regarding the redevelopment of the Madden/Wells CHA property.
Madden/Wells Tax Increment F, inancing Redevelopment Areq Project and Plan Page 2
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Information not gygﬂq?!g ________ |

| Information not available

] Information not available | 17-35-101-086
* No building is currently standing on this parcel, however, it is still 4 part of the MRD.

Madden/Wells Tax Increment F, inancing Redevelopment Areq Project and Plan Page 3
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In addition to the architectural and historically si gnificant structures in the Project Area, the Project
Area includes a number of other physical assets:

* Convenient access to and from the interstate highway system. Entrance/exit to Lake Shore

® Pedestrian access to the lakefront is available via 35" Street while vehicular and pedestrian
access 1s available via Oakwood Boulevard and 31* Street.

® Mandrake Park and Oakland Park are located within the Project Area providing playground
equipment and neighborhood park recreationa) opportunities. Other public park and recreation

opportunities that are avajlable within a half-mile of the Project Area include Ellis Park and
Madden Park. Oakwood Beach is located Just east of the Project Area.

® Another place of interest within a half-mile of the Project Area is the Douglas Tomb State
Historic Site located at 35" Street and Lake Park Avenue,

Despite the numerous assets in the community, the Project Area as a whole has not been subject to
growth and development through investment by the private sector. Evidence of this lack of growth
and development is detailed in Section V7 and summarized below.

* Ofthe 125 buildings in the Project Area, 102 (81%) are classified as deteriorating.

* The Project Area contains 887 residentia] units. As of March 19,2002, 310 were inhabited
and 577 units (65%) were vacant.

*  Over the three-year period from January 1999 to February 2002, 74 code violations were
issued to 74 Separate properties within the Project Area, which represents 59.2% of the
buildings in the Project Area.

® Between 1996 and 2000, the growth in EAV of the vacant areas within the Project Area,
both individually and collectively, has not kept pace with the EAV growth rate of the City.
Between 1996 and 2000, the growth in EAV of the vacant areas lagged behind the Cityin 3

of the last 5 years. In two of those years, the EAV declined.

* Between 2000 and 2001, the total EAV of the improved portion of the Project Area
declined by 14.4%, During the same year period, the total EAV of the vacant portions of the
Project Area declined by 9.4%,

¢  Twenty-seven properties (12%) within the Project Area were tax delinquent in 2000,

Madden/Wells Tax Increment F inancing Redevelopment Areq Project and Plan Page 6
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site improvements in neighboring areas adjacent to the vacant land, environmenta] clean-up, and
declining or lagging EAV. These declining physical and economic conditions continue to impede
growth and development through private investment. Without the intervention of the City and the
adoption of Tax Increment Financing and this Redevelopment Plan, the Project Area would not
reasonably be expected to be redeveloped.

B.  Tax Increment Financing

In January 1977, Tax Increment Financing (“TIF ") was authorized by the Ilinois Genera] 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 industria] park conservation
areas and to finance eligible “redevelopment project costs” with incremental property tax revenues.

following: (a) net revenues of all or part of any redevelopment project; (b) taxes levied and
collected on any or al property in the municipality; (c) the ful] faith and credit of the municipality;
(d) a mortgage on part or all of the redevelopment project; or (e) any other taxes or anticipated

Chicago, Ilinois — REVISED October 18 2002



C The Redevelopment Plan Jor the Madden/Wells Tqx Increment Financing
Redevelopment Project Areq

As evidenced in Section V1, the Project Area as a whole has not been subject to growth and
development through private investment. Furthermore, it is not reasonable to expect that the
Project Area as a whole wil] be redeveloped without the use of TIF.

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

eliminated; and

3. Within a reasonable and defined time period so that the Project Area may contribute
productively to the economic vitality of the City.

Redevelopment of the Project Area will constitute a complex endeavor. The success of this
redevelopment effort will depend to a large extent on the cooperation between the private sector

this Redevelopment Plan, the City will provide a basis for directing the assets and energies of the
private sector to ensure a unified and cooperative public-private redevelopment effort.

This Redevelopment Plan sets forth the overall “Redevelopment Project” to be undertaken to
accomplish the City’s above-stated goals. During implementation of the Redevelopment Project,
the City may, from time to time: (i) undertake or cause to be undertaken public improvements and

Madden/Wells Tax crement F inancing Redevelopment Areq Project and Plan Page 8
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agreements and intergovernmenta] agreements with private or public entities to construct,
rehabilitate, renovate or restore private improvements and undertake other redevelopment project
activities authorized under the Act on one or several parcels (items (1) and (ii) are collectively
referred to as “Redevelopment Projects”).

qualify the improved part of the Project Area as an improved “blighted area” and the factors that
qualify the vacant part of the Project Area as a vacant “blighted area” as defined in the Act.

Successful implementation of this Redevelopment Plan requires that the City utilize Incremental
Property Taxes and other resources in accordance with the Act to stimulate the comprehensive and

® Elimination of problem conditions in the Project Area;

* The construction of an improved system of roadways, utilities and other infrastructure that can
adequately accommodate desired new development;

* Increased opportunities for affordable renta] and for-sale housing within the Project Area;

®  Quality housing opportunities for public housing residents;

rehabilitation of existing buildings and returning tax €xempt properties to the tax roll; and

® The expansion and improvement of public facilities.

Madden/Wells Tax Increment Fi inancing Redevelopment Areq Project and Plan Page 9
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The legal description of the Project Area is found in Exhibit I at the end of this report.

Madden/Wells Tax Increment Fi inancing Redevelopment Areq Project and Plan Page 10
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HI. ELIGIBILITY CON DITIONS

The results summarized in this section are more fully described in a Sparate report that presents the
definition, application and extent of the blight factors in the Project Area. The report, prepared by
TPAP is entitled “Madden/Wells Redevelopment Project Area Tax Increment Financing Eligibility
Report,” (the “Eligibility Report”) and is attached ag Exhibit IV to this Redevelopment Plan.

A. Summary of Project Area Eligibility

Based upon surveys, inspections and analyses of the Project Area, both the vacant and improved
portions of the Project Area separately qualify under the applicable criteria as a “blighted area”
within the requirements of the Act. The Project Area is characterized by the presence of a
combination of five or more of the blight factors listed in the Act, rendering the Project Area
detrimental to the public safety, health and welfare of the citizens of the City. Specifically, the
Eligibility Report finds that:

The Improved Areq

® Of the 13 factors set forth in the Act for improved blighted areas, 9 factors are found to be
present. Five factors are required for eli gibility as a bl ghted area.

* The Project Area includes only real property and improvements thereon substantially benefited
by the proposed redevelopment project improvements,

The Vacant Area

®* Vacant subarea 2 contains 5 out of the 6 Criteria 1 factors: obsolete platting; diversity of
ownership; deterioration in adjacent areas; environmental clean-up; and declining or lagging
EAV.

* Vacant subarea 3 contains 4 out of the 6 Criteria 1 factors: obsolete platting; deterioration in
adjacent areas; and declining or lagging EAV, and environmental clean-up.

Madden/Wells Tax Increment F inancing Redevelopment Areq Project and Plan Page 11
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* Vacant subarea 4 contains 5 out of the 6 Criteria 1 factors: obsolete platting; deterioration n
adjacent areas; and declining or lagging EAV; diversity of ownership, and environmental clean-

up.
® Vacant subarea 5 contains all of the 6 Criteria 1 factors,

B.  Surveys and Analyses Conducted

The blight factors documented in the Project Area are based upon surveys and analyses conducted
by TPAP. The Surveys and analyses conducted for the Project Area include:

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

2. Field survey of conditions covering streets, sidewalks, curbs and gutters, lighting,
traffic, parking facilities, landscaping, fences, and general property maintenance;

Analysis of existing uses within the Project Area and their relationships to surroundings;
Comparison of current land use to current zoning ordinance and the current zoning map;

Analysis of original and current platting and building size and layout;

3

4

5

6. Analysis of vacant portions of the site and buildings;

7 Analysis of building floor area and site coverage;

8 Review of previously prepared plans, studies and data;

9 Review of City of Chicago sewer and water condition data;

10.  Analysis of City of Chicago building code violation data from 1996 to 2002;

1. Analysis of Cook County Assessor records for assessed valuations and equalization
factors for tax parcels in the Project Area for assessment years 1996 to 2001;

12, Analysis of Cook County Treasurer’s Proof of Payment records for the year 2000; and

13. Review of Phase II Environmental Report as prepared by an independent consultant.

Madden/Wells Tax Increment F, inancing Redevelopment Areq Project and Plan Page 12
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Iv. REDEVELOPMENT GOALS AND OBJECTIVES

A. General Goals

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

1. An improved quality of life in the Project Area and the surrounding communities,
2. Elimination of the factors that qualified the Project Area ag a blighted area,

3. An environment that will contribute more positively to the health, safety and general welfare of
the Project Area and the surrounding community.

4. A community that is stable, economically and racially diverse, secure and beautiful,

5. New housing opportunities for all income groups.

B. Redevelopment Objectives

Listed below are the redevelopment objectives which will guide planning decisions regarding

redevelopment within the Project Area.

1. Create an environment that stimulates private investment in the Project Area.

3. Support the development of new mixed-income and mixed-density housing, including rental
units for market rate, affordable, and low- and very low-income households, and for sale units
available at market rate and affordable prices.

Madden/Wells Tax Increment Fi inancing Redevelopment Areq Project and Plan Page 13
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Assemble or encourage the assembly of land into parcels of appropriate shape and sufficient
size for redevelopment in accordance with this Redevelopment Plan.

6. Encourage visually attractive buildings, rights-of-way and open spaces and encourage high
standards of design.

7. Encourage Improvements in accessibility for people with disabilities.

8. Upgrade public utilities, infrastructure and streets, including streetscape and beautification
projects, improvements to schools and community facilities.

9. Create a strong, sustainable System of parks and open Spaces that links the Project Area to
adjacent amenities, boulevards and parks while creating desirable addresses for the new
development.

10. Create new Job opportunities for City residents utilizing the most current hiring programs and
appropriate job training programs.

11. Provide Opportunities for women-owned, minority-owned and local businesses and local
residents to share in the redevelopment of the Project Area.

Madden/Wells Tax Increment Financin g Redevelopment Areq Project and Plan Page 14
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V. REDEVELOPMENT PROJECT

properties in the Project Area and an estimate of future EAV.

A. Overall Redevelopment Concept

Figure 3 presents the Land-Use Plan that will be in effect upon adoption of this Redevelopment
Plan,

The Project Area’s prime location near the lakefront, close proximity to the Loop, and excellent
local and regjonal accessibility via Lake Shore Drive, the Dan Ryan Expressway, two CTA elevated

The Project Area should re-establish the traditional pattern of streets and blocks that connect to
adjacent neighborhoods and link to a network of neighborhood open Spaces and public amenities.

B. Land Use Plan

. The land uses within the Project Area are General Residential, Park and Open Space, and
Public/Institutional. Permitted uses allowable under the each land use is listed and described below:

General Residential
* Dwellings, one-family, two-family, and multiple family attached or detached;

* Schools; including campus park-type playgrounds and other types of playgrounds and
parks;

Madden/Wells Tax Increment F inancing Redevelopment Areq Project and Plan Page 15
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* Community centers and day care centers
Park and Open Space

* Parks and playgrounds, and

*  Community centers and day care centers,

Public/Institutional

* Public and institutional uses that serve the Project Area and surrounding neighborhoods.

C.  Development And Design Objectives

Listed below are the specific Development and Design Objectives which will assist the City in
directing and coordinating public and private improvements and investment within the Project Area
in order to achieve the general goals and objectives identified in Section IV of this Redevelopment

Plan.

The Development and Design Objectives are intended to enhance and attract a variety of desirable
uses such as new residential and public/institutional redevelopment; foster a consistent and
coordinated development pattern; and revitalize the urban identity of the Project Area.

a) Land Use

* Promote comprehensive redevelopment of the Project Area as a planned and cohesive urban
neighborhood.

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

* Create a sustainable network of park and open spaces that serve the neighborhood uses and
link the community to the larger park system.

¢ Establish community facilities, including community centers, schools, and day care centers
at appropriate locations within the Project Area.

b) Building and Site Development

* Maintain Chicago’s traditional neighborhood form that is characterized by a grid pattern of
streets, buildings oriented toward the street, and a human scale that is attractive and inviting to
pedestrians.

Madden/Wells Tax Increment F. inancing Redevelopment Areq Project and Plan Page 17
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front yard setbacks and building lines/heights; street orientation of buildings; alleys; parking to
the rear of housing; and limited curb cuts.

Encourage a variety of architectura] styles that would be consistent with surrounding
neighborhoods.

Ensure that private development and redevelopment iImprovements to sites and streetscapes are
consistent with public Improvement goals and plans.

c) Transportation, Circulation and Infrastructure

Re-establish a traditiona] pattern of streets that inter-connects the varjous parts of the
neighborhood and Supports a safe, pedestrian environment.

Promote improved public transportation, including bus and rail transit.
Improve the street surface conditions, street [ ghting, and traffic signalization.
Install or upgrade public utilities and infrastructure ag required.

Ensure that provision of off-street parking meets or exceeds the minimum requirements of the
City.
d) Urban Design, Landscaping, and Open Space

Promote high quality and harmonijous architectural, landscape and streetscape design that
contributes to and complements the surrounding neighborhoods.

Provide new pedestrian-scale lighting where appropriate.
Encourage streetscape features within the Project Area including street trees,
Screen active rail tracks for safety and appearance, as appropriate,

Develop new neighborhood parks that are accessible to all residents.

Ensure that a] Open spaces are designed, landscaped and it to achieve a high level of public
safety and security.

Madden/Wells Tax Increment Fi inancing Redevelopment Areq Project and Plan Page 18
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Developers who receive TIF assistance for market-rate housing are to set aside 20 percent of the
units to meet affordability criteria established by the City’s Department of Housing, based on area
median income, General]y, this means the affordable for-sale units should be priced at a leve] that
is affordable to Persons eaming no more than 120 percent of the area median income, and

median income.,

1. Property Assembly

facilities. Furthermore, the City may require written redevelopment agreements with
developers before acquiring any properties. As appropriate, the City may devote acquired

No acquisition plan has been prepared for this Plan, By adoption of the North Kenwood.-
Oakland Conservation Plan in 1992 (‘Underlying Conservation Area Plan™), the City has
established authority to acquire and assemble property. Properties to be acquired as

Madden/Wells Tax Increment F, inancing Redevelopment 4req Project and Plan Page 19
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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; (c)
demolish all or portions, as allowed by laws, of historic structures, if necessary, to

(d) incorporate any historic structure or historic feature into a development on the subject
property or adjoining property.
2, Relocation

properties to be acquired by the City subsequent to this Plan may be provided with
relocation advisory and financial assistance as determined by the City. In the event that
the implementation of the Redevelopment 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

As used in the above paragraph “low-income households”, “very low-income
households” and “affordable housing” shall have the meanings set forth in Section 3 of
the Illinois Affordable Housing Act, 310 ILCS 65/3. As of the date of this
Redevelopment Plan, these statutory terms are defined as follows: (i) “low-income

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; (i1) “very low-income household” means a single person, family or unrelated

Madden/Wells Tax ncrement F; inancing Redevelopment Areq Project and Plan Page 20
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persons living together whose adjusted income is not more than 50 percent of the median
Income of the arca of residence, adjusted for family size, as g0 determined by HUD; and
(i) “affordable housing” means residentia) housing that, so long as the same js 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

b) Parks and Open Space

general public.
4. Rehabilitation of Existing Buildings

The City will encourage the rehabilitation of buildings that are basically sound and/or
historically or architecturally significant,

S. Job Training and Related Educationa] Programs

Programs designed to increase the skills of the labor force that would take advantage of

Incremental Property Taxes may be used to cover the cost of day care services and centers
within the Project Area for children of low-income employees of Project Area businesses

Madden/Wells T4y Increment F, Inancing Redevelopment Areq Project and Plan Page 21
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pursuant to the Act;

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

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

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

(e) The cost limits set forth in this paragraph in subparagraphs (b) and (d) above shall be
modified to permit payment of up to 75 percent of interest costs incurred by a

9. Affordable Housing

Funds may be provided to developers for up to 50 percent of the cost of construction,
renovation and-or rehabilitation of aj] low- and very low-income housing units (for

low-and very low-income households, only the low- and very low-income units shall be
eligible for benefits under the Act.

10. Analysis, Administration, Studies, Surveys, Legal, etc.

attorneys, etc. to conduct various analyses, studies, surveys, administration or legal

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

Madden/Wells Tax Increment Financing Redevelopment Area Project and Plan Page 22
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b)

d)

2

h)

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 increment collected;

The cost of marketing sites within the area to prospective businesses, developers and
investors;

Costs of job training and retraining projects including the cost of "welfare to work"
programs implemented by businesses located within the redevelopment project area
and such proposals feature a community-based training program which ensures

skills including residents of public and other subsidized housing and people with
disabilities;



i)
k)

y

Payment in lieu of taxes, as defined in the Act;

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: (1) are related to the establishment and maintenance of
additional job training, advanced vocational education or career education programs
for persons employed or to be employed by employers located in the Project Area;
and (i) when incurred by a taxing district or taxing districts other than the

5/10-23.3a;

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

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

2. such payments in any one year may not exceed 30 percent of the annual
Interest costs incurred by the redeveloper with regard to the redevelopment
project during that year;

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

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

5. Up to 75 percent of the Interest cost incurred by a redeveloper for the
financing of rehabilitated or new housing units for low-income households and
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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 privately-
owned buildings shall not be an eligible redevelopment project cost;

n) An elementary, secondary, or unit schoo] district’s increased costs attributable to
assisted housing units will be reimbursed as provided in the Act;

0)  Up to 50 percent 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 Ilinois 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
benefits under the Act; and '

p) The cost of daycare services for children of employees from low-income families

If a special service area has been established pursuant to the Special Service Area Tax Act,
35 ILCS 235/0.01 ez Seq. then any tax increment revenues derived from the tax imposed
pursuant to the Special Service Area Tax Act may be used within the redevelopment
project area for the purposes permitted by the Special Service Area Tax Act as well as the
purposes permitted by the Act,

2. Estimated Redevelopment Project Costs

A range of redevelopment activities and improvements will be required to implement this
Redevelopment Plan. The activities and improvements and their estimated costs are set

Redevelopment Project Costs described in this Redevelopment Plan are intended to
provide an upper estimate of expenditures. Within this upper estimate, adjustments may
be made in line items without amending this Redevelopment Plan.
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incorporate such additional, expanded or increased eligible costs Redevelopment Project
Costs under the Redevelopment Plan to the extent permitted by the Act. In the event of

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 redevelopment
project costs, which are paid for from funds of the City other than incrementa] taxes, and the City
may then be reimbursed from such costs from incrementa] taxes. Also, the City may permit the
utilization of guarantees, deposits and other forms of Secunity made available by private sector
developers. Additionally, the City may utilize Tevenues, other than State sales tax increment

redevelopment project area that is either contiguous to, or is separated only by a public right-of-way
from, the redevelopment project area from which the revenues are received.

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

G.  Issuance of Obligations

The City may issue oblj gations secured by Incremental Property Taxes pursuant to Section 1 1-74.4-
7 of the Act. To enhance the security of a municipal obligation, the City may pledge its full faith
and credit through the issuance of general obligation bonds. Additionally, the City may provide
other legally permissible credit enhancements to any obligations issued pursuant to the Act.

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

H.  Valuation of the Project Area
1. Most Recent EAV of Properties in the Project Area

The purpose of 1dentifying the most recent equalized assessed valuation (“EAV”) of the
Project Area is to provide an estimate of the initial EAV which the Cook County Clerk will
certify for the purpose of annually calculating the incremental EAV and incremental
property taxes of the Project Area. The final 2001 EAV of all taxable parcels in the Project
Area is approximately $1,464,503. This total EAV amount by PIN is summarized in
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2.

Anticipated Equalized Assessed Valuation

By the tax year 2025 (collection year 2026) and following the substantia] completion of the
Redevelopment Project, the EAV of the Project Area is estimated to range between
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VI. LACK OF GROWTH AND DEVELOPMENT THROUGH
INVESTMENT BY PRIVATE ENTERPRISE

The decline of and the lack of private investment in the Project Area are evidenced by the
following:

Improved Area

* Ofthe 125 buildings in the Project Area, 102 (81%) are classified as deteriorating.

* Over the three-year period from January 1999 to February 2002, 74 code violations were
issued to 74 Separate properties within the Project Area, which represents 59.2% of the 125
buildings in the Project Area.

* The Project Area contains 887 residential units. As of March 19, 2002 310 units (34.4%)
were inhabited and 577 units (65.6%) were vacant.

* Eighteen properties (12%) within the improved part of the Project Area were tax delinquent
n 2000.

declined by 14.4%,

Vacant Areas

* Between 1996 and 2000, the growth in EAV of each of the five vacant subareas, both
individually and collectively, has not kept pace with the growth rate of the City. Between
1996 and 2000 the growth in EAV of the vacant subareas lagged behind the City in 3 of the
last 5 years. In two of those years, the EAV declined.

* Between 2000 and 2001, the total EAV of the vacant portions of the Project Area declined

by 9.4%.
* Nine properties (4%) of the properties within the vacant parts of the Project Area were tax
delinquent in 2000,
In summary, t proved part of the Project Area qualifies under the Act as a blighted area

he im
exhibiting 9 of the 13 factors listed in the Act. Only 5 factors are required for qualification as a
blighted arca. The 5 vacant subareas individually qualify under the vacant blighted area criteria.
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Therefore, the Project Area as a whole is cligible as a redevelopment project area, with the
meaningful presence and reasonable distribution of blighting conditions that are detrimental to the
public safety, health, and welfare,

Over the five-year period of 1997-2001, there were a total of 27 building permits issued in the
Project Area, 10 of which were for new construction. Of those, 1 was for a minor project, while 2

Of the total Project area, approximately 24% of the land that is not dedicated to alley, street, and
rights-of-way, is vacant. Based on field surveys undertaken by TPAP, approximately 114 of the
125 buildings in the Project Area (90%) were constructed before 1950, with only 10% of the
buildings having been constructed within the last § decades. The Project Area on the whole has not
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VII. FINANCIAL IMPACT

expected to be redeveloped by private enterprise. In the absence of City-sponsored redevelopment
initiatives, there is a prospect that blight factors will continue to exist and spread, and the Project
Area on the whole and adjacent properties will become less attractive for the maintenance and
improvement of existing buildings and sites. In the absence of City-sponsored redevelopment
initiatives, erosion of the assessed valuation of property in and outside of the Project Area could
lead to a reduction of real estate tax revenue to al] taxing districts.

The Redevelopment Project is expected to have significant short- and long-term positive financial
Impacts on the taxing districts affected by this Redevelopment Plan. In the short-term, the City's
effective use of TTF, through the encouragement of new development and redevelopment, can be
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VIII. DEMAND ON TAXING DISTRICT SERVICES

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

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

Cook_County Forest Preserve District. The Forest Preserve District is responsible for

City of Chicago. The City is responsible for the provision of a wide range of municipal

Chicago School Finance Authority. The Authority was created n 1980 to exercise oversight
and control over the financial affairs of the Board of Education,
In 1994, the Act was amended to require an assessment of any financia] impact of the Project Area
On, or any increased demand for services from, any taxing district affected by the Redevelopment
Plan and a description of any program to address such financial Impacts or increased demand. The
City intends to monitor development in the area and with the cooperation of the other affected
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taxing districts will atlempt to ensure that any increased needs are addressed in connection with any
particular development.

A. Impact of the Redevelopment Project

The rehabilitation or replacement of underutilized properties with business, , residential, and other
development may cause increased demand for services and/or capital improvements to be provided
by the Metropolitan Water Reclamation District, the City, the Board of Education and the Chicago
Park District. The estimated nature of these increased demands for services on these taxing districts
are described below.

Metropolitan Water Reclamation District of Greater Chicago. The rehabilitation of or
replacement of underutilized properties with new development may cause increased
demand for the services and/or capital improvements provided by the Metropolitan Water
Reclamation District.

City of Chicago. The replacement or rehabilitation of underutilized properties with new
development may increase the demand for services and programs provided by the City,
including police protection, fire protection, sanitary collection, recycling, etc.

Board of Education. The replacement or rehabilitation of underutilized properties with new
residential development is likely to increase the demand for services and programs provided
by the City. Two Chicago Public School facilities, Donahue Elementary & Child Parent
Center and the Einstein Parent Training Center are located within the boundaries of the
Project Area. Each of these public school facilities, as well as other nearby public school
facilities is identified in Figure 4, Community Facilities.

Chicago Park District. The replacement or rehabilitation of underutilized properties with
residential, commercial, business and other development is likely to increase the demand for
services, programs and capital improvements provided by the Chicago Park District within
and adjacent to the Project Area. These public services or capital improvements may
include, but are not necessarily limited to, the provision of additional open spaces and
recreational facilities by the Chicago Park District. There are currently two public parks
located within the Project Area, Mandrake Park and Oakland Park. The nearest parks within
approximately one-half mile are identified in Figure 4, Community Facilities.

City of Chicago Library Fund. The replacement or rehabilitation of underutilized properties
with residential, commercial, business and other development is likely to increase the
demand for services, programs and capital improvements provided by the City of Chicago
Library Fund. The King Branch library at 3436 §. King Drive is the nearest library facility.
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B.

Program to Address Increased Demand for Services or Capital
Improvements

The following activities represent the City’s program to address increased demand for services or
capital improvements provided by the impacted taxing districts.

Metropolitan Water Reclamation District of Greater Chicago. It is expected that any
increase in demand for treatment of sanitary and storm sewage associated with the Project
Area can be adequately handled by existing treatment facilities maintained and operated by
the Metropolitan Water Reclamation District. Therefore, no special program is proposed
for the Metropolitan Water Reclamation District,

City of Chicago. It is expected that any increase in demand for City services and programs
associated with the Project Area can be adequately handled by existing City, police, fire
protection, sanitary collection and recycling services and programs maintained and operated
by the City. Therefore, no special programs are proposed for the City.

Board of Education, It is expected that new residential development and the redevelopment
of vacant, underutilized or non-residential property to residential use will result in an
increase in demand for services provided by the Board of Education. To determine this
potential increase, the Ehlers & Associates’ (formerly Illinois School Consulting Services)

children could result.

Although two public school facilities have been identified as located within the Project
Area, Einstein has been closed as an elementary school and currently operates as a parent
and teacher training center. According to Chicago Public Schools, demolition of the
Einstein facility is slated for 2002. The remaining school facility within the Project Area,
Donahue Elementary, is currently not in use and is expected to remain unused until the
neighborhood population increases enough to justify the use of this school. Additional
public elementary schools located outside of the Project Area, but within approximately
one-half mile, include Doolittle Elementary School and Doolittle Intermediate School.
School representatives indicate that both schools are operating under capacity and could
handle additional students

The nearest public high schools are Martin Luther King High School and Phillips High
School. Martin Luther King High School is operating well under capacity but is in the
process of transitioning to a magnet school, which, while it may serve a more city-wide
population, will be an educationa] option for new and existing families with high school age
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children. Phillips High School is operating well under capacity and could accommodate
additional students beyond its current enrollment.

It is expected that any increase in demand for Board of Education services and programs
associated with the Project Area can be adequately handled by existing facilitics. The City
and the Board of Education, will attempt to ensure that any increased demands for the
services and capital improvements provided by the Board of Education are addressed in
connection with any particular residentia] development in the Project Area.

Other Taxing Districts. It is expected that any increase in demand for Chicago Park District,
Chicago Library Fund, Cook County, Cook County Forest Preserve District, and Chicago
Community College District 508°s services and programs associated with the Project Area
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X.  PHASING AND SCHEDULING

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

The estimated date for completion of Redevelopment Projects is no later than December 31 of the
year in which the payment to the City treasurer as provided in the Act is to be made with respect to
ad valorem taxes levied in the twenty-third calendar year following the year in which the ordinance
approving the Project Area is adopted (i.e., assuming City Council approval of the Project Area and
Redevelopment Plan in 2002), by December 31, 2026.
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XI.  PROVISIONS FOR AMENDING THIS REDEVELOPMENT
PLAN

This Redevelopment Plan may be amended pursuant to the Act.
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A) The assurance of equal opportunity in al] personnel and employment actions, 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, sex, age, religion, disability, nationa] origin, ancestry,

sexual orientation, marital status, parental status, military disqharge status, source of

p——

The City shall have the right in its sole discretion to exempt certain small businesses, residential
property owners and developers from the above.
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XIII. HOUSING IMPACT

that no displacement wi] occur, the municipality must prepare a housing impact study and
Incorporate the study in the redevelopment project plan.
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EXHIBIT I:

Legal Description of Project Boundary
MADDEN/WELLS TIF

THENCE WESTERLY ALONG SAID SOUTHERLY LINE OF EAST OAKWOOD
BOULEVARD TO THE EASTERLY LINE OF LOT 1 IN BENSLEY’S SUBDIVISION OF
LOTS 15 AND 16 OF THE ASSESSOR’S DIVISION OF BLOCK 7 IN CLEAVERVILLE, A
SUBDIVISION OF THE NORTH PART OF FRACTIONAL SECTION 2, TOWNSHIP 38
NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN AND THE SOUTH



PART OF SECTION 35, TOWNSHIP 39 NORTH, RANGE 14 EAST OF THE THIRD
PRINCIPAL MERIDIAN;

THENCE SOUTHERLY ALONG SAID WESTERLY LINE OF LOT 3 TO THE
SOUTHERLY LINE OF LOT “A” IN THE CONSOLIDATION OF THE NORTH 10 FEET OF
LOT 8, ALL OF LOT 9 AND THE SOUTH 25 FEET OF LOTS 10 AND 11 IN THE
SUBDIVISION OF BLOCK 6 IN AFORESAID CLEAVERV[LLE;

THENCE NORTH ALONG THE NORTHERLY EXTENSION OF THE WEST LINE
OF BLOCK 16 IN AF ORESAID CLEAVERVILLE, SAID WEST LINE OF BLOCK 16 BEING
ALSO THE EAST LINE OF sourty COTTAGE GROVE AVENUE, TO THE EASTERLY
EXTENSION OF THE SOUTH LINE OF LOTS 10, 11, 14 AND 15 IN BLOCK 1 OF
CLEAVERVILLE ADDITION, BEING A SUBDIVISION OF THE NORTH HALF OF THE






EXHIBIT Ir:

Madden/Weljs Redevelopment Project Area

Estimated Redevelopment Project Costs

ELIGIBLE EXPENSE ESTIMATED COST
Analysis, Admim'stration, Studies, Surveys,
Legal, Marketing etc. § 1,000,000
Property Assembly hiz:luding Acquisition, Site Prep
and Demolition, Environmenta] Remediation $18,000, 000

Rehabilitation of Existing Buildings, Fixtures and
Leasehold Improvements, Affordable Housing Construction
and Rehabilitation costs $ 5,000, 000

Public Works & Improvements, including streets and utilities,
parks and open Space, public facilities

(schools & other public facilities)!'] $ 5,000, 000
Relocation Costs $ 1,500, 000
Job Training, Retraining, Welfare-to-Work $ 1,250, 000
Day Care Services $ 1,250, 000
Interest Subsidy $ 2,000,000
TOTAL REDEVELOPMENT COSTS B $ 35,000,000 “

2 Total Redevelopment Costs exclude any additiona) financing costs, including any interest expense, capitalized interest and costs
associated with optional redemptions. Thege costs are subject to prevailing market conditions and are in addition to Total Project
Costs.
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2001 Equalized Assessed Valuation by Tax Parcel
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EXHIBIT 111, 2001 EAV BY TAX PARCEL

e I N

MHH&—AD—ANH’—‘H
P°.\'.°\.U‘.">*.‘*’N."".O

3s.

PIN
17-34-417-025-0000
17-34-419-012-0000
17-34-420-001-0009
17-34-420-010-0009
17-34-420-018-0000
17-34-420-024-000
17-34-420-027-0000
17-34-420-028-0000
17-34-420-029-0000
17-34-420-030-0000
17-34-420-031-000
17-34-420-032-0000
17-34-420-033-0000
17-34-420-034-0000
17-34-421-001-0000
17-34-421-057-0000
17-34-421-072-0009
17-34-421-081-0000
17-34-421-082-0000
17-34-421-083-0000
17-34-421-090-0000
17-34-421-091-000¢
17-34-421-092-0000
17-34-421-093-0000
17-34-421-094-0000
17-34-421-096-0000
17-34-421-097-0000
17-34-421-098-0000
17-34-421-099-0000
17-35-101-001-0000
17-35-101-002-0000
17-35-101-003-0000
17-35-101-004-0000
17-35-101-005-0000
17-35-101-006-0000
17-35-101-007-0000
17-35-101-008-0000
17-35-101-009-0000
17-35-101-010-0000
17-35-101-014-0000
17-35-101-015-0000
17-35-101-016-0009
17-35-101-017-0000
17-35-101-018-0009
17-35-101-019-0000
17-35-101-020-000¢
17-35-101-021-0000
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2001 EAV 48
Exempt 49,
Exempt 50.
Exempt 51
Exempt 52.
Exempt 53.
Exempt 54,
Exempt 55.
Exempt 56.
Exempt 57.
Exempt 58.
Exempt 59.
Exempt 60
Exempt 61.
Exempt 62.
Exempt 63.
Exempt 64
Exempt 65.
Exempt 66.
Exempt 67.
Exempt 68.
Exempt 69.
Exempt 70.
Exemp(t 71.
Exempt 72.
Exempt 73.
137,849 74.
50,989 75.
58,801 76.
44,475 77.

3,340 78.
9,186 79.
9,200 80.
Exempt 81.
Exempt 82.
Exempt 83,
10,073 84,
3,837 85,
Exempt 86.
Exempt 87.
Exempt 88.
Exempt 9.
Exempt 90.
Exempt 91.
Exempt 92,
12,699 93,
5,012 94.
3,934 95,

cing Redevelopmen; Project and Plan
er 18, 2002

17-35-101-022-0000
17-35-101-023-0000
17-35-101-024-0000
17-35-101-025-000¢
17-35-101-026-0000
17-35-101 -027-0000
17-35-101 -028-0000
17-35-101-029-0000
17-35-101-030-0000
17-35-101-03] ~0000
17-35-101 -032-0000
17-35-1 01-033-0000
17-35-101 -034-0000
17-35-101-035-0000
17-35-101—036—0000
17-35-101-03 7-0000
17-35—101-038-0000
17-35—101—072~OOOO
17-35-101 -073-0000
17-35-101-074-0000
17-35-101 -075-0000
17-35-101 -076-0000
17-35-101-079-0000
17-35-101 -080-0000
1 7-35-101-081-0000
17-35-101 -082-0000
17-35-101 -083-0000
17-35-101 -084-0000
17-35-101 -085-0000
17-35-101 -086-0000
1 7-35-101-087-0000
17-35-101 -088-0000
17-35-101 -089-0000
17~35-101-090—OOOO
17-35-101 -092-0000
17~35-101~O93-OOOO
17-35—101-099-0000
17—35—101-101—0000
17-35-101-1 02-0000
1 7-35-101-103-0000
17-35-101-104-0000
17-35-101-1 05-0000
17-35-101-106-0000
17-35-101-1 07-0000
17-35-101-1 08-0000
17-35-101-1 09-0000
17-35-101-1 10-0000
17-35-101-111 -0000

Exempt
Exempt
Exempt
4,573
30,210
13,965
11,567
12,314
Exempt
Exempt
Exempt
Exempt
Exempt
5,243
4,001
Exempt
26,353
11,394
Exempt
6,310
13,870
Exempt

Exempt
Exempt
Exempt
5,666
Exempt
12,099
15,600
14,554
Exempt
5,728
7,913
44,230
13,598
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
24,306
1,568
905
42,403
41,419
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EXHIBIT 111. 2001 EAV BY TAX PARCEL

96.

97.

98.

99.

100.
101.
102
103,
104,
105.
106.
167.
108.
109.
110.
111
112.
113.
114.
115,
116.
117.
118.
119,
i20.
121,
122,
123.
124,
125,
126.
127.
128.
129,
130.
131,
132.
133.
134,
135,
136.
137.
138.
139
140,
141,
142,
143,

Maddeny, Wells

17-35-102-001 -0000
17-35.1 02-002-0000
17-35-1 02-003-0000
17-35-1 02-004-0000
17-35-1 02-005-0000
17-35.1 02-006-0000
17-35-1 02-007-0000
17-35-1 02-008-0000
17-35-1 02-009-0000
17-35-102-01 0-0000
17-35-102-01 1-0000
17-35-1 02-012-0000
17-35.102-01 3-0000
17-35-102-01 4-0000
17-35-102-01 5-0000
17-35-102-0] 6-0000
17-35-102-0; 7-0000
17-35-102-01 8-0000
17-35-1 02-019-0000
17-35-1 02-020-0000
17-35-102-021 -0000
17-35-1 02-022-0000
17-35-1 02-023-0000
1 7-35-102—024—0000
17-35-1 02-025-0000
1 7-35-102-026—0000
17-35-103-001 -0000
]7—35-103-002-0000
17-35-1 03-003-0000
17-35-1 03-004-0000
17-35-1 03-005-0000
1 7-35-103-006~OOOO
17-35-103 -007-0000
17-35-1 03-008-0000
17-35-103 -009-0000
17-35-103-01 0-0000
17-35-103-01 1-0000
17-35-103-01 2-0000
17-35-1 03-013-0000
17-35-104-001 -0000
17-35-1 04-002-0000
1 7—35-104—003—0000
17-35-1 04-004-0000
17-35-1 04-005-0000
17-35-1 04-006-0000
17-35-1 04-007-0000
17-35-1 04-008-0000
17-35-1 04-009-0000

Tax Incremeny F, inancing Redeve],

Exempt
Exempt
33,885
9,359
5,139
13,965
3,363
17,633
55,966
196,418
5,149
4,135
4,141
6,133
7,195
11,112
11,205
9,595
9,533
36,275
Exempt
Exempt
3,257
4,192
Exempt
Exempt
Exempt
13,401
Exempt
Exempt
Exempt
11,907
18,862
5,303
5,169
4,629
4,629
Exempt
9,399
Exempt
14,956
5,571
5,620
Exempt
21,583
4,169
6,724
698

Chl‘cago, Minois — pE VISED October | 8 2002

144
145,
146.
147
148.
149,
150.
151.
152
153.
154,
155.
156.
157,
158, .
159,
160.
161.
162.
163.
164.
165.
166.
167.
168.
169.
170.
171,
172
173,
174,
175,
176.
177.
178.
179,
180.
181.
182,
183,
184,
185.
186.
187.
188.
189
190,
191.

opment Project gnd Plan

17-35-1 04-010-0000 11,662
17-35-104-01 1-0000 Exempt
17-35-104-012-0000 2,922
17-35-104-01 3-0000 Exempt
17-35-104~014-OOOO 14,755
17»35-104~015-OOOO 14,713
17-35-104-01 6-0000 11,226
17-35-1 04-022-0000 56,061
17-35-1 04-023-0000 24,512
17-35-1 04-024-0000 22,802
17-35-106-001 -0000 Exempt
17-35-1 06-002-0000 Exempt
17-35-1 06-003-0000 Exempt
17-35-1 06-004-0000 Exempt
20-02-100-001 -0000 Exempt
20~02-100-OO2-OOOO Exempt
- 20-02-1 00-003-0000 Exempt
20-02-1 00-004-0000 Exempt
20-02-100-005-0000 Exempt
- 20-02-1 00-006-0000 Exempt
20-02-1 00-007-0000 Exempt
20-02-100-.008-0000 Exempt -
20-02-1 00-009-0000 Exempt
20-02-100-01 0-0000 Exempt
20-02-100-01 1-0000 Exempt
20-02-100-01 3-0000 Exempt
20-02-100-01 7-0000 Exempt
20-02-100-01 8-0000 Exempt
20-02-102-001 -0000 Exempt
20-02-102-002~OOOO Exempt
20—02—102~024—OOOO Exempt
20-02-1 02-034-0000 Exempt
20-02-1 03-001-0000 Exempt
20-02-1 03-003-0000 Exempt
20-02-103 -004-0000 Exempt
20-02-1 03-005-0000 Exempt
20-02-1 03-006-0000 Exempt
20-02-103-01 8-0000 Exempt
20-02-103-02 0-0000 Exempt
20-02-103-021 -0000 2,023
20-02-103-03 7-0000 Exempt
20-02-1 03-038-0000 4,370
20-02-1 03-039-0000 Exempt
20-02-1 03-040-0000 Exempt
20-03-202-00] -0000 Exempt
20~O3-202-002-OOOO Exempt
20-03-202~003-OOOO Exempt
20—03-202—004-0000 Exempt
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192.
193,
194.
195.
196.
197.
198.
199,
200.
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202.
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204.
205.
206.
207.
208.
209.
210.
211.
212.
213,
214,
215,
216.
217.
218.
219.
220,

—

20-03-202-005-0000
20-03-202-006-0000
20-03-202-007-0000
20-03-202-008-0000
20-03-202-009-0000
20-03-202-010-0000
20-03-202-011-0000
20-03-202-012-0000
20-03-202-013-0000
20-03-202-014-0000
20-03-202-015-0000
20-03-202-016-0000
20-03-202-017-0000
20-03-202-018-0000
20-03-202-019-0000
20-03-202-020-0000
20-03-202-021-0000
20-03-202-022-0000
20-03-202-023-0000
20-03-202-026-0000
20-03-202-027-0000
20-03-202-028-0000
20-03-202-029-0000
20-03-202-030-0000
20-03-202-031-0000
20-03-202-032-0000
20-03-202-033-0000
20-03-202-034-0000
20-03-202-035-0000

Total Project Area

Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
Exempt
¥ 1,464,503
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EXECUTIVE SUMMARY

The purposes of this report entitled Madden/Wells Redevelopment Project Area Eligibility Report
(the “Eligibility Report”) are to: (i) document the blighting and conservation factors that are present
within the Madden/Wells Redevelopment Project Area (the “Project Area”), and (11) conclude

Allocation Redevelopment Act (the "Act"). The Act is found in Illinois Compiled Statutes,
Chapter 65, Act 5, Section 11-74.4-1 et. seq., as amended.

The findings and conclusions contained in this Eligibility Report are based on surveys,
documentation, and analyses of physical conditions within the Project Area. These surveys and
analyses were conducted by Trkla, Pettigrew, Allen & Payne, Inc. (“TPAP”) during February and
March 2002. The City of Chicago (the “City”) is entitled to rely on the findings and conclusions of

conservation area or a blighted area, or a combination of both, pursuant to the Act is made by the
City of Chicago (the “City”) after careful review and consideration of the conclusions contained in
this Eligibility Report.

The Project Area

The Project Area is approximately 97.6 acres in size, located approximately four miles south of the
Chicago Loop in the Oakland community area. The Project Area is bordered by 37™ Street on the
north, the Hlinois Central Rail Line (Metra) right-of-way on the east, portions of Pershing Road and
Oakwood Boulevard on the south, and Vincennes Avenue on the west. The boundaries of the
Project Area are illustrated in F igure 1, Project Area Boundary.

The Project Area is made up of 13 full and/or partial tax blocks, four of which have been laid out as
super blocks as a result of street vacations for land assembly related to the large Chicago Housing
Authority (“CHA”) housing developments. One tax block (104) is split by the extension of
Pershing Road. The CHA developments include the Ida B. Wells complex (between Cottage Grove
Avenue and Vincennes Avenue) and the Madden Park Homes (between Cottage Grove Avenue and
Ellis Avenue). The former Clarence Darrow Homes in the large block bordered by Pershing Road,
Langley Avenue, 38" Street and Cottage Grove Avenue have been demolished.

Madden/Wells Redevelopment Project Area Eligibility Report Page 1
Chicago, Hllinois — REVISED October 18, 2002
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summarized briefly below. The summary that follows is limited to (1) a discussion of the approach
taken to evaluate the presence of eligibility factors in the Project Area and (i) the conclusions

derived from the evaluation.
Eligibility Evaluation

The approach taken to evaluate the presence of eligibility factors within the Project Area is listed
below.

I. Survey the Project Area and document the physical conditions of buildings, site
Improvements and vacant areas.

2. Document and analyze existing land uses and their relationships with one another, and the
size, configuration and layout of buildings and parcels.

3. Review supporting secondary and previously prepared plans and documents,

- Delineate improved and Vacant areas within the Project Area,

5. Tabulate and map the extent and distribution of blighted factors that exist within the
improved and vacant areas.

6. Evaluate the extent and distribution of eligibility factors within each of the vacant and
improved areas, and conclude whether the extent and distribution of the factors are sufficient
to qualify the areas for designation as a redevelopment project area.

7. Review Chicago Housing Authority documentation of the CHA buildings and sites for the
presence of blighted area factors as required by the Act.

8. Review of City Sewer Department and Water Department memoranda regarding the adequacy
of utilities in the Project Area.

9. Review of Phase II Environmental Report as prepared by an independent consultant for the
need for environmental clean-up in the Project Area.

Madden/Wells Redevelopment Project Areq Eligibility Report Page 3
Chicago, lliinois - REVISED October 18, 2002
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Conclusions
The Project Area is fo
within the definitions

factors are, with respe

und to be eligible as a comb

ination of an improved and vacant blighted area

set forth in the Act. This conclusion is made on the basis that blighted area

Ct to both the vacant and im

proved areas, (i) present to a meaningful extent

and (ii) reasonably distributed throughout the Project Area.

Madden/Weljs Redevelopment Project Area Eligibility Report Page 4
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I.  BASIS FOR REDEVELOPMENT

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

1. That there exists in many municipalities within the State of Illinois, blighted and
conservation areas; and

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

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

To ensure that the exercise of these powers is proper and in the public interest, the Act also
specifies certain requirements that must be met before a municipality can proceed with im-
plementing a redevelopment project. One of these requirements is that the municipality must
demonstrate that a prospective redevelopment project qualifies either as a “blighted area” or as a
“conservation area,” or a combination of both, within the definitions for each set forth in the Act (in
Section 11-74.4-3). The definitions for a bl ghted area are described below.

As set forth in the Act, a "redevelopment project area” means an area designated by the
municipality which is not less in the aggregate than 1% acres, and in respect to which the

requirements of the Act.

A.  ELIGIBILITY OF A BLIGHTED AREA

IMPROVED AREA

A blighted area may be either improved or vacant. If the area is improved, it may be found to be
eligible as a blighted area based on the finding that industrial, commercial, and residential buildings
or improvements are detrimental to the public safety, health, or welfare because of a combination of
5 or more of the following 13 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 (i) reasonably distributed throughout the improved part of the
redevelopment project area:

1. Dilapidation

2. Obsolescence
3. Deterioration
4. Presence of structures below minimum code standards
5. Tllegal use of individual structures
6. Excessive vacancies
Madden/Wells Redevelopment Project Areq Eligibility Report Page 6
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7.  Lack of ventilation, light, or sanitary facilities

8. Inadequate utilities

9. Excessive land coverage and overcrowding of structures and community facilities
10." Deleterious land-use or lay-out

11. Environmenta] clean-up

12. Lack of community planning

13. Declining or lagging equalized assessed valuation

VACANT AREAS

vacant part of the redevelopment project area:
a. Obsolete platting of the vacant land;
b. Diversity of ownership of such land;
C. Tax and special assessment delinquencies on such land;
d

Deterioration of structures or site improvements in neighboring areas adjacent to the
vacant land;
The area has incurred or is in need of significant environmental remediation costs; and

f. The total equalized assessed valuation has declined or lagged behind the City.

The presence of one 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 (1) reasonably distributed throughout the vacant part
of the redevelopment project area:

& The area consists of an unused quarry or unused quarries;
h. The area consists of unused rail yards, rail tracks or railroad rights-of-way;

1. The area, prior to the area's designation, is subject to chronic flooding that adversely
impacts on real property in the area as certified by a registered professional engineer or
appropriate regulatory agency;

J. The area consists of an unused or illegal disposal site, containing earth, stone, building
debris or similar material, that were removed from construction, demolition, excavation or
dredge sites;

k. Prior to November 1, 1999, the area is not less than 50 nor more than 100 acres and 75%
of which is vacant, notwithstanding the fact that such area has been used for commercial

Madden/Wells Redevelopment Project Areq Eligibility Report Page 7
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agricultural purposes within 5 years prior to the designation of the redevelopment project
area, and which area meets certain other qualifying criteria and

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

II.  ELIGIBILITY ANALYSIS AND CONCLUSIONS

The determination of whether the Project Area qualifies as an Improved Blighted Area and/or
Vacant Blighted Area pursuant to the Act is made by the City after careful review and consideration

surveys and analyses of existing conditions and land uses as well as a review of third party
documents conducted by TPAP during March 2002.

A. SURVEYS AND ANALYSES CONDUCTED

An analysis was made of each of the factors listed in the Act to determine whether each or any
are present in improved and vacant parts of the Project Area, and if so, to what extent and in
what locations. Surveys and analyses conducted by TPAP included:

1. Exterior survey of the condition and use of all buildings and sites in the Project Area
including detailed site inspection with CHA management staff to survey each Ida B.
Wells building for condition, occupancy, and analysis of neighboring areas adjacent to
the Project Area;

2. Field survey of environmental conditions covering streets, sidewalks, curbs and gutters,
lighting, traffic, parking facilities, landscaping, fences and walls, and general property
maintenance;

3. Analysis of the existing uses within the Project Area and their relationships to the
surroundings;

4. Analysis of current parcel configuration and building size and layout;

5. Comparison of current land use to current zoning ordinance and the current zoning map;

Madden/Wells Redevelopment Project Area Eligibility Report Page 8
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Analysis of original and current platting and building size and layout;

6

7. Analysis of vacant portions of the site and building;

8. Analysis of building floor area and site coverage;

9. Review of previously prepared plans, studies and data;

10. Review of Sewer Department and Water Department memoranda regarding the
adequacy of utilities in the Project Area;

11. Analysis of Cook County Assessor records for assessed valuations and equalization
factors for tax parcels in the Project Area for assessment years 1996 to 2001 ;

12. Analysis of Cook County Treasurer proof of payment records for the Year 2000; and
13. Review of Phase IT Environmental Reports as prepared by an independent consultant.

B. IMPROVED AREA

A statement of findings is presented for each blighting factor listed in the Act. The conditions
that exist and the relative extent to which each factor is present are described below.

1. Dilapidation

This section summarizes the process used for assessing building conditions in the Project Area,
the standards and criteria used for evaluation, and the findings as to the existence of dilapidation

The building condition analysis is based on a thorough exterior inspection of the buildings and
sites conducted in March 2002. Structural deficiencies in building components and related
environmental deficiencies in the Project Area were noted during the survey. See Figure 3,
Exterior Survey Form, which was completed for, and contains survey findings for each building
in the Project Area.

Building Components Evaluated

During the field survey, each component of the buildings in the Project Area was examined to
determine whether it was in sound condition or had minor, major, or critical defects. Building
components examined were of two types:

Madden/Wells Redevelopment Project Area Eligibility Report Page 9
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Primary Structural Components
These include the basic elements of any building: foundation walls, load-bearing walls

and columns, floors, roof and roof structure.

Secondary Components

These are components generally added to the primary structural components and are
hecessary parts of the building, including exterior and interior stairs, windows and
window units, doors and door units, interior walls, chimneys, and gutters and
downspouts.

deficiencies in components will have on the remainder of the building.

Building Component Classifications

The four categories used in classifying building components and systems and the criteria used in
evaluating structural deficiencies are described below:

Sound
Building components that contain no defects, are adequately maintained, and require no

treatment outside of normal ongoing maintenance.

Critical
Building components that contain major defects (bowing, sagging, or settling to any or all
exterior components causing the structure to be out-of-plumb, or broken, loose or missing

would be excessive.

Madden/Wells Redevelopment Project Area Eligibility Report Page 10
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Final Building Rating

After completion of the exterior-interior building condition survey, each structure was placed in
one of four categories based on the combination of defects found in various primary and secon-
dary building components. Each final rating is described below:

Sound
Sound buildings can be kept in a standard condition with normal maintenance. Buildings
so classified have less than one minor defect.

Deficient

Deficient buildings contain defects that collectively are not easily correctable and cannot
be accomplished in the course of normal maintenance. The classification of major or
minor reflects the degree or extent of defects found during the survey of the building.

Minor
Buildings classified as “deficient - requiring minor repairs” - have more than one
minor defect, but less than one major defect.

Major

Buildings classified as “deficient - requiring major repairs” - have at least one
major defect in one of the primary components or in the combined secondary
components, but less than one critical defect.

Substandard

Structurally substandard buildings contain defects that are so serious and so
extensive that the building must be removed. Buildings classified as structurally
substandard have two or more major defects.

“Minor deficient” and “major deficient” buildings are considered to be the same as
“deteriorating” buildings as referenced in the Act; “substandard” buildings are the same as
“dilapidated” buildings. The words “building” and “structure” are presumed to be
interchangeable.

Madden/Wells Redevelopment Project Area Eligibility Report Page 11
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Exterior Survey

The conditions of the buildings within the Project Area were determined based on observable
components. TPAP conducted an exterior survey of each building within the Project Area to
determine its condition. One commercial building was found to be in substandard (dilapidated)
condition. This building is one of several buildings in one of the thirteen fill] and/or partial
blocks within the Project Area.

limited extent.

Conclusion: Structurally substandard buildings (Dilapidation) as a Jactor is present to a
meaningful extent in only one of thirteen full and/or partial blocks and impacts
only one of 125 total buildings, resulting in an insufficient presence and therefore,
dilapidation is not present 1o a meaningful extent and is not reasonably
distributed to qualify as an eligibility factor.

2. Obsoleécence

As defined in the Act, “obsolescence” refers to the condition or process of falling into disuse.
Structures have become ill suited Jor the original use.

In making findings with respect to buildings, it is important to distinguish between functional
obsolescence, which relates to the physical utility of a structure, and economic obsolescence, which
relates to a property's ability to compete in the marketplace.

Functional Obsolescence

Historically, structures have been built for specific uses or purposes. The design, location,
height, and space arrangement are intended for a specific occupant at a given time. Buildings
become obsolete when they contain characteristics or deficiencies which limit their use and
marketability after the original use ceases. The characteristics may include loss in value to a
property resulting from an inherent deficiency existing from poor design or layout, the improper

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

If functionally obsolete properties are not periodically improved or rehabilitated, or economically
obsolete properties are not converted to higher and better uses, the income and value of the property
erodes over time. This value erosion leads to deferred maintenance, deterioration, and excessive
vacancies. These manifestations of obsolescence then begin to have an overall blighting influence
on surrounding properties and detract from the economic vitality of the overal] area.

Madden/Wells Redevelopment Project Area Eligibility Report Page 13
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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 Improvements. Factors of obsolescence may include inadequate utility
capacities, outdated building designs, etc.

Obsolete Building Types

Obsolete buildings contain characteristics or deficiencies that limit their long-term sound use or
re-use. Obsolescence in such buildings is typically difficult and expensive to correct. Obsolete
building types have an adverse affect on nearby and surrounding development and detract from
the physical, functional and economic vitality of the area.

A block in which more than 20% of the buildings or sites are obsolete is indicated as
characterized by the presence of obsolescence to a meaningful extent. A block in which less than
20% of the buildings or sites are obsolete is indicated as characterized by the presence of
obsolescence to a limited extent. Figure 4, Obsolescence, illustrates meaningful and limited
obsolescence in the Project Area.

Conclusion: Tpe analysis indicates that obsolescence is present to a meaningful extent in Jfive

condition of roadways, alleys, curbs, gutters, sidewalks, off-street parking, and surface storage
areas evidence deterioration, including, but not limited 1o, surface cracking, crumbling,
potholes, depressions, loose paving material, and weeds protruding through paved surfaces.

Based on the definition given by the Act, deterioration refers to any physical deficiencies or

disrepair in buildings or site Improvements requiring treatment or repair.

N\\ . 0 . ¥
Madden/Wells Redevelopment Project Area Eligibility Repory Page 14
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® Deterioration may be evident in basically sound buildings containing minor defects, such as
lack of painting, loose or missing materials, or holes and cracks over limited areas. This
deterioration can be corrected through normal maintenance,

and 37" Place.

Deterioration of Buildings

In the preceding section on "Dilapidation." Table 1, Building Conditions, indicates the condition

of all buildings in the 9 blocks containing buildings within the improved area.

\ . - « 3 23
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Percent
Deficient

Substandard
(Dilapidated)

Minor
Deficient

Major
Deficient

~ 23 buildings were classified as structurally sound;
i — 16 buildings were classified as minor deficient (deteriorating);
85 buildings were classified as major deficient (deteriorating); and
— 1 building was classified as substandard (dilapidated).

!

A block in which 20% or more of the buildings or site improvements are characterized by
deterioration, provided that at least 10% of all buildings are deteriorating to a major deficient
level, indicate that deterioration is present to a meaningful extent. A block in which less than

(=N
&
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3
E
=]
=
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K.

4. Illegal Use of Individual Structures

As defined in the Act, “illegal use of individual Structures” refers to the use of structures in
violation of applicable Jederal, State, or local laws, exclusive of those applicable to the presence
of structures below minimum code standards.

No illegal uses of individua] buildings were noted to be present.

Conclusion: No illegal uses of individual Structures were evident from the Jield surveys
conducted.

5. Presence of Structures Below Minimum Code Standards

Structures that do not meet the standards of zoning, subdivision, building, fire, and other
governmental codes applicable to property, but not including housing and property maintenance
codes.

As referenced in the definition above, the principal purposes of governmental codes applicable to
properties are to require buildings to be constructed in such a way as to sustain safety of loads
expected from the type of occupancy; to be safe for occupancy against fire and similar hazards;
and/or to establish minimum standards essential for safe and sanitary habitation. Structures
below minimum code standards are characterized by defects or deficiencies that threaten health
and safety. '

Determination of the presence of structures below minimum code standards was based upon
visible defects and advanced deterioration of building components from the exterior surveys.

Advanced deterioration, broken and/or missing components in the CHA buildings included
fascias, door canopies, windows, doors, gutters and downspouts. City of Chicago Building

to a limited extent on a block if fewer than 20% of the buildings are below minimum code
standards.

Conclusion:  The Jactor of structures below minimum code standards is present to a meaningful
extent in 6 blocks and to a limited extent in 1 block of the 9 blocks containing
buildings. Therefore, the Jactor of structures below minimum code standards is
present to a meaningful extent and reasonably distributed throughout the Project

Madden/Wells Redevelopment Project Area Eligibility Report Page 19
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6. Excessive Vacancies

As defined in the Act, “excessive vacancies” refers to the presence of buildings that are
unoccupied or under-utilized and that represent an adverse influence on the areq because of the
Jrequency, extent. or duration of the vacancies,

Excessive Vacancies.

A block in which 20% or more of the buildings are partially or totally vacant is characterized by
the presence of excessive vac ncies to a meaningful extent. A block where fewer than 20% of the
buildings partially or totally vacant is characterized by the presence of excessive vacancies to a
limited extent. -

Conclusion: Excessive vacancies, as a factor, is present to a meaningful extent throughout the
entire Project Area. Therefore, the factor of excessive vacancies is Dpresent to a
meaningful extent and reasonably distributed throughout the Project Area.

7. Excessive Land Coverage and Overcrowding of Structures and Community
Facilities

As defined in the Act “excessive land coverage and overcrowding of structures and community
Jacilities” refers to the over-intensive use of properly and the crowding of buildings and

buildings, increased threar 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 reasonable required off-street
parking, or inadequate provision for loading and service.

The Ida. B. Wells housing development contains 68 buildings within the Project Area on two
large blocks and originally contained close to 600 dwelling units prior to the conversion of a

The buildings are spaced with adequate set backs and distance from adjacent structures, and are
served by perimeter streets including Vincennes Avenue, 37" Street, 38 Street, Langley Avenue
and 39" Street. However, the interior of the development contains three narrow interior streets
and no provisions for parking or loading and service access to any of the buildings, including
those converted to office use, The Act specifies that a lack of off-street parking or provisions for

Madden/Wells Redevelopment Profect Area Eligibility Réport Page 21
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loading and service are conditions of parcels exhibiting excessive land coverage. Twenty-six of
the 68 buildings are located on the interior of the various clusters of buildings, far removed from
the limited existing interior streets, Also, current standards require a minimum of at least one
parking space per dwelling unit. The Ida B. Wells development would require at least 4 or more
acres to meet the parking standard if off-street surface parking were provided to meet current
standards.

Additionally, severa] properties  containing public and institutional buildings (Donahue
Elementary School, Christ the King Church, and severa] apartment buildings) cover most of the
lots on which they are located with no or limited provisions for off-street parking, loading, and

Conclusion:  Excessive land coverage and overcrowding of structures and community facilities

reasonably distributed throughout the Project Area.

Madden/Wells Redevelopment Project Area Eligibility Report Page 22
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8. Lack of Ventilation, Light, or Sanitary Facilities

As defined in the Act, lack of ventilation, light, or sanitary facilities refers to the absence of
adequate ventilation Jor light or air circulation in spaces or rooms without windows, or that

ratios. Inadequate sanitary facilities refers to the absence or inadequacy of garbage storage and
enclosure, bathroom Jacilities, hot water and kitchens, and Structural Inadequacies preventing
ingress and egress to and Jrom all rooms and units within a building.

9. Inadequate Utilities

As defined in the Act, “inadequate utilities” refers to underground and overhead utilities such as
Storm sewers 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

Tiu Campbell, Inc, (“CTC”), there are major deficiencies in utility and mechanical systems
throughout the CHA developments in the Project Area. According to CTC’s report submitted as
part of the HOPE VI application, a physical assessment indicated severe problems with the CHA

Conclusion: Inadequate utilities, 45 4 Jactor, is present to q meaningful extent and reasonably
distributed throughout all portions of the Project Areq.
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10. Deleterious Land Use or Layout

As defined in the Act, “deleterious land-use or layout refers to the existence of incompatible
land-use relationships, buildings occupied by inappropriate mixed-uses, or uses considered to be

Incompatible Uses

Two blocks contain commercial uses within predominantly residential areas and conflict with the
residential character of adjacent residential land uses,

A block in which 20% or more of all properties exhibit deleterious land use or layout is indicated
as characterized by the presence of deleterious land use or layout to a meaningful extent. A block
in which fewer than 20% of the properties exhibit deleterious land use or layout is indicated as
characterized by the presence of deleterious land use or layout to a limited extent. Figure 9,
Deleterious Land Use/Layout, illustrates blocks with meaningful or minor presence of this factor.

Conclusion: The Jactor of deleterious land-use or layout is present to a major extent in two
blocks and to a limited extent in six blocks containing buildings. Therefore, the
Jactor of deleterious land use or layout is present to a meaningful extent and
reasonably distributed throughout the Project Area

11. Lack of Community Planning

an absence of effective community planning.

Madden/Wells Redevelopment Project Area Eligibility Report 4 Page 26
Chicago, Hlinois - RE VISED October | 8 2002






[C——

EN—

parking, and incompatible commercial uses in conflict with adjacent residential areas in two
blocks, all occurred prior to any guidelines for development of the Project Area.

Conclusion:  Lack of community Planning as a factor is present to a meaningful extent and
reasonably distributed throughout the Project Area.

12. Environmental Remediation
As defined in the Act, “environmental remediation” means that the areq has incurred lllinois

Environmental Protection Agency or United States Environmental Protection Agency
remediation costs for, or g Study conducted by an independent consultant recognized as having

redevelopment of the redevelopment project area.

Madden/Wells Redevelopment Project 4req Eligibility Report Page 28
Chicago, Illinois — REVISED October 18, 2002



[

Table 2. Change in EAV by Year - Improved Area

Lagging EAV
98/99 | Present?

Improved Part of the g !‘
Project Area ! 7% . -7.1 0.1% 37.4%
\“‘\\\—,N, : T —
LMM-~JM:H“_\_J_~_~__JMLM
Balance of the City 1.3%; 8.4%! 1.8%' 4.29% 14,5%| *NA

1 ! | | ;f f N

| |
|
J 1.9%,! 1.4%( 2.5%) 3.9%

*Data not available at time of update.

CPI-U
Chicago-Kenosha-Ga:y

1.2%

Conclusion: The Jactor of declining or lagging EAV is present in" the improved part of the
Project Areq.

Summary Conclusions — Improved Area

On the basis of the above review of current conditions, the improved part of the Project Area
meets the criteria for qualification as a Blighted Area. The Project Area exhibits the presence of 9
of the 13 blighting area factors. These factors include: obsolescence, deterioration, structures
below minimum code standards, excessive vacancies, excessive land coverage and
overcrowding, inadequate utilities, deleterious land-use or layout, a lack of commiunity planning
and declining or lagging EAV. Only five factors are required to qualify as a Blighted Area under

(1) Obsolete Platting
Pursuant to the Act, obsolete platting means the . --platting of vacant land that results in parcels
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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 platting that failed to create rights-of-ways for streets or alleys or that
created inadequate right-of-way widths for streets, alleys, or other public rights-of-way or that
omitted easements for public utilities.”

Obsolete platting is present to a meaningful extent and Impacts vacant subareas 2,3,4, and 5 of the
Project Area. Factors contributing to this obsolescence include numerous small parcels and parcels
of irregular and inconsistent configuration. The size and configuration of the current parcels were
intended for single-purpose uses., Consequently, the platting and subdivision of these four vacant
subareas within the Project Area are obsolete by present-day standards

Conclusion:  The Jactor of obsolete platting is present to a meaningful extent and is reasonably
distributed throughout vacant subareas 2 through 5.

(2)  Diversity of Ownership
Pursuant to the Act, diversity of ownership means: “Diversity of ownership of parcels of vacant
land sufficient in number to retard or impede the ability to assemble the land for development.

Table 3 below identifies the number of separate taxpayers of record within each of the § vacant
subareas. ' ‘

Table 3. Diversity of Ownership by Vacant Subarea

Vacant Subarea } | #of Separate Taxpayers | Diversity Factor Presenﬂ
V-1 1 No
V-2

V-4 4
V-5 Yes I

Conclusion:  The Jactor of diversity of ownership is present to a meaningful extent and
reasonably distributed in vacant subareas 2, 4, and 5.

(3)  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

Twenty-seven of the properties in the Project Area were tax delinquent in Assessment Year 2000.
Nine of these tax delinquent properties were located in the vacant portion of the Project Area. Table
4 below identifies the presence of this factor within each vacant subarea.

Table 4. Tax Delinquency, Vacant Subareas

% of Presence ’ Delinquency Factorj
| Present? |

Vacant Subarea [ No of Delinquent |Total No. of Parcels
Parcels

V-1
V-2

7 | 0.0%
—Hﬁﬁ__‘_‘*

33
V-3 2
V-4 7
V-5 8
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Conclusion:  Tax delinquencies are present to a minor extent in two vacant subareas and to a
meaningful extent in one subareq. Consequently, this Jactor is present to
meaningful extent and is reasonably distributed in vacant subarea 5.

(4)  Deterioration of Structures or Site Improvements in Neighboring Areas Adjacent to
the Vacant Land

Deterioration of structures or site Improvements in nei ghboring areas adjacent to the vacant land
includes the improved areas as described in the previous sections. The criteria used for evaluating
the deterioration of structures and site improvements in neighboring areas is presented in greater
detail in Section ILB.1 of the Eligibility Report.

Deterioration of Structures

The improved part of the Project Area is adjacent to all five vacant subareas in the Project Area.
Of the 125 buildings within the improved area of the Project Area:

23 buildings were classified as structurally sound;

16 buildings were classified as minor deficient (deteriorating);

85 buildings were classified as major deficient (deteriorating); and
1 structure was classified as structurally substandard (dilapidated).

Deterioration of Streets

As stated earlier in this report, interior streets within the Ida B. Wells housing development are
deteriorated with broken and cracked pavement, pot holes, broken speed bumps, curbing and
sunken sections due to collapse of sewer lines or other causes for settlement. Deterioration of site
improvements is present to a meaningful extent in the area adjacent to the vacant land.

The factor of deterioration of structures or site improvements in neighboring areas adjacent to the
vacant land is present to a meaningful extent and impacts all five vacant subareas,

Conclusion:  Deterioration of structures or site improvements in neighboring areas adjacent to
the vacant area impacts each of the 5 vacant subareas and is therefore present to a
meaningful extent and reasonably distributed throughout the vacant parts of the
Project Area.

(5)  Declining or Lagging EAV
As defined in the Act, a “declining or lagging equalized assessed valuation” means that the total
equalized assessed value of the proposed redevelopment project area has declined for 3 of the

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 Department of Labor or successor agency for
3 of the last 5 calendar years for which information is available,

Each of the 5 vacant subareas experienced a growth rate in EAV that lagged behind the growth
rate for the balance of the City. Table S illustrates the percent change in EAV by year for each of
the vacant subareas as well as the change in EAV for the balance of the City and the Consumer
Price Index.

Madden/Wells Redevelopment Project Areq Eligibility Report Page 31
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Table 5. Change in EAV by Year- Vacant Subareas
' Percent Change in EAV

f

Vacant Suba'rhermf*/' 9596 | 96/97 | 97/98 | 98599 ] 99/00
i N | ] e [ T
! Exempt| Exempt Exemptj Ex
0.0%  263%  70.6% A

, Exempt | Exempt) Exempt
0.0%  87.5% 9%
0.0%  87.5%) -25.3%

80.4% -9.4% Yes

Lagging EAV

*Data not available at time of update. :

Conclusion:  The Jactor of Declining or Lagging EAV is present to 4 meaningful extent in each
of the five subareas.

(6) Environmentql Clean-Up

provided that the remediation COSIs constitute a materig] impediment to the development or
redevelopment of the redevelopment Project area.

Vacant areas within the Project Area may also qualify for designation as part of a redevelopment
project area, if the sound growth of the redevelopment project area is impaired by 1 of 6 other
factors listed in section 11-74.4-3(a)(3) of the Act, that (i) is present, with that presence
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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 distributed throughout the vacant
part of the redevelopment project area to which it pertains. The only factor that js present is
defined in the Act as follows:

Homes were documented in the Application Jor Total Demolition of Low-Income Public Housing
— Clarence Darrow Homes (the “CHA Demolition Application”), which was submitted to the
US. Department of Housing and” Urban Development, July 26, 1995, and the
Madden/Wells/Darrow HOPE VI Application submitted in May 2000. Three of the four

in Section II.B, a Summary evaluation of the 9 improved area blight factors that were present in
Vacant Subarea 1 prior to becoming vacant is presented below.

1. Dilapidation — The 4 CHA buildings were determined to be structurally substandard with
defects so serious that the buildings must be removed. The buildings were demolished in 1999
and 2000.

2. Obsolescence - The CHA Demolition Application cited a number of obsolete systems by
today’s standards including the central heating system, the electrical service, which required an

5. Excessive vacancies — At the time of the CHA Demolition Application, the Clarence Darrow
. Homes were 49.4% vacant. Despite a long waiting list of CHA applicants, the CHA had been
hampered by a lack of funding to rehabilitate vacant units exacerbated by acts of vandalism.
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6. Inadequate utilities — Based on reports provided by the City of Chicago’s Water and Sewer
Departments, a number of utilities within Vacant Subarea 1, in addition to the remaining
Project Area, are aging or inadequate. This includes water mains, which were built between

and west side of the subarea.

density of 33.5 units per acre. In addition to the high density, the development lacked through
Streets and was cut off from the adjacent community. As a result, the maze of dead-end streets
isolated residents from the larger community and contributed to criminal activity.

8. Environmental clean-up - As part of the CHA Demolition Application, studies were

—_—
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1. DETERMINATION OF PROJECT AREA ELIGIBILITY

The Project Area meets the requirements of the Act for des; gnation as a combination of improved
and vacant “blighted areas.” The summary of blighted area factors present within the improved
and vacant areas in the Project Area are indicated in Tables 6 & & and illustrated in F igures 10 &
11.

Improved Area

The improved area exhibits the reasonable presence and distribution of 9 of the 13 factors
required under the Act for blighted areas. These include: ki

1. Obsolescence
2. Deterioration
3. Structures below minimum code standards
4. Excessive vacancies
5. Excessive land Coverage and overcrowding
6. Inadequate utilities
7. Deleterious land-use or layout
8. Lack of community planning
9. Declining or lagging EAV
Vacant Area

Each of the 5 vacant subareas qualifies under the first set of criteria for vacant blighted areas as
presented in the Act. In addition, vacant subarea 1 qualifies under the second set of criteria for

1. The vacant part of the Project Area is impaired by a combination of 2 of 6 factors listed in
section 1 1-74.4-3(a)(2) of the Act for qualification as a vacant blj ghted area. Specifically,

* Each of the vacant subareas exhibits a combination of 2 or more factors. The various
factors present include:

a. Obsolete platting of the vacant land (Vacant Subareas 2,3,4,5);
b. Diversity of ownership (Vacant Subareas 2,4,5);

Tax and special assessment delinquencies (Vacant Subarea 5)

A

Deterioration of structures or site improvements in nei ghboring areas adjacent to
the vacant land (Vacant Subareas 1, 2,3, 4,5); and

e. Declining or lagging EAV (Vacant Subareas 1,2,3,4,5).

f. Environmental clean up (Vacant Subareas 1,2,3, 4,5)
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* Each of the factors that are present within their respective subareas is present to a
meaningful degree and is reasonably distributed throughout that vacant part of the Project
Area.

2. The vacant part of the Project Area is impaired by the presence of one of the six criteria listed
In section 11-74.4-3(a)(3) of the Act for qualification as vacant blighted area. Specifically,
the area qualified as 4 blighted improved area immediately prior to becoming vacant unless
there has been substantial Private investment in the immediately surrounding areq.

* Nine improved blighted area factors were documented as present in the Vacant Subarea 1
prior to becoming vacant,

* Publicly-owned properties surround Vacant Subarea 1 on all sides. Consequently, no
private investment has occurred in the immediately surrounding area.
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EXHIBIT V:

Madden/Wells Redevelopment Project Area Tax Increment
Financing Housing Impact Study
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INTRODUCTI ON

The purpose of this report is to conduct a housing impact study for the Madden/Wells Tax
Increment Financing Project Area (the “Project Area™) as set forth in the Tax Increment
Allocation Act (the "Act"). The Act is found in Illinois Compiled Statutes, Chapter 65, Act
5, Section 11-74.4-1 ¢ Seq., as amended. The Project Area is generally bounded by East
37t Street on the north, the west line of the Tllinois Central Rail Line on the east, East
Pershing Road and East Oakwood Boulevard on the south and South Vincennes Avenue on
the west.

As set forth in the Act, if the plan for a project area would result in the displacement of
residents from 10 or more inhabited residentia] units, or if the project area contains 75 or
more inhabited residentia] units and the City is unable to certify that no displacement of
residents will occur, the municipality shal] prepare a housing impact study and incorporate
the study in a Separate feasibility report incorporated in the redevelopment plan

; As of March 19, 2002, the Project Area contains 310 inhabited residential units located
throughout the Project Area. The foregoing “Madden/Wells Tax Increment Financing

i Project and Plan,” (the ““ Plan™) which incorporates this document by reference, provides
'? for new development. One of the goals of the Plan is to maintain sound existing housing
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Part I of the housing impact study shall include:

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

(i) the number and type of rooms within the units, if that information is
available;

(1i1)  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 residentia] units in the
proposed 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:

(1) the number and location of those units that wil] or may be removed;

(ii)  the municipality's plans for relocation assistance for those residents in the
proposed 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.

Madden/Wells Redevelopment Project Area Tax Increment F inancing Housing Impact Study Page 1
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PART |

bedrooms has also been estimated based on 1990 Census information and fieldwork
completed by the Consultant.

A. Number and T ype of Residential Units

The Project Area contains a variety of residentia] structures including single-famﬂy, multi-
family, and mixed-use buildings. A tota] of 887 residential units was identified including
10 smgle-family units, 24 two-family units, 18 three-family units, 829 multi-family units,
and 6 mixed-uge units. The distribution of the aforementioned units by building type is

shown in Table 1, below.

Table 1: Project Area Residential Units, by Building Type

Bullding Type | Total Units | 95 of 7ol ]

evelopment Project Area Tax Increment F, inancing Housing Impact Study Page 3
Chicago, HMlinois — June 27, 2002




Project Area %,
Census

Source: T; rkia, Pertigrew, Allen & Payne, Inc.

C. Number of Inhabited Unirs

Source: T; rkla, Pettigrew, Allen & Payne, Inc.

D. Race ang Ethnicity of Residents
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Table 4: Estimate of Project Area Population, by Building Type

Family Size Estimated
Inhabited | 4 djustment (Persong Number of
Units per unit)* Residents

Source: U.S. Census and Trkla, Pettigrew, Allen & Payne, Inc.

Census 2000 2000%,
1988 98.7%
27 1.3%

Note: Data deriveq Jrom US Censys 2000. Includes paris of Census tracts 3602 (blocks 1004-
1008) and 3603 (blocks 1003, 004, 1007 and all of block group 2).
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summarized below:

1) Dilapidation as defined in the Act refers to an advanced state of disrepair or neglect
of necessary repairs to the primary structyra] components of buildings or
Improvements in such a combination that a documented building condition analysis

2) No acquisition plan has been prepared as part of the Madden/Welis Redevelopment
Project and Plan. By adoption of the North Kenwood Oakland Conservation Plan in
1992, as amended (the “Underlying Conservation Area Plan”), the City has
previously established authority to acquire and assemble property. Nothing in this

the acquisition and assembly of property by the City under the authority of the
Underlying Conservation Area Plan. Included on the Underlying Conservation Area

the acquisition plan may result in the displacement of these inhabited residential
units. The acquisition map for the Underlying Redevelopment Area Plan is included
in the Redevelopment Plan as Exhibit VL.

granted in July 2000. Ajj 267 inhabited CHA units within a tota] of inhabited 64
buildings identified therein and situated in the Project Area may be subject to
removal or displacement as a result of the Madden/Wells/Darrow Master Plan. All
267 inhabited units are within multi-family buildings.

3) After reviewing the proposed land use (residential) as compared with the current

Madden/Wells Redevelopment Project drea Tax Increment F, inancing Housing Impact Study Pages
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B. Relocation Plan

The City’s plans for relocation assistance for those qualified residents ip the proposed
Project Area whose residences are to be Temoved shall be consistent with the requirements
set forth in Sectjon 11-74.4-3(n)(7) of the Act. No specific relocation plan has been
prepared by the City as of the date of this report because no project has been approved by
the City. Untj] such a project s approved, there is no certainty that any removal of
residences wi]] actually oceyr.

However, the Chicago Housing Authority (CHA) has prepared a relocation plan entitled
“Revised: 2000 Hope VI Relocation Plan, Madden Park/Darrow Homes/Ida B, Wells/Wells
Extension”, submitted on October 3, 2001 to the US Department of Housing and Urbap

Project Area. This plan explains how the CHA wil comply with HUD’g Resident
Protection Agreement. In this document, the estimated number of residents, the relocation
destinations, resident preferences with respect to relocation, relocation resources, relocation

C Availabiligy of Replacement Housing
In accordance with Section 11-74.4—3(11)(7) of the Act, the City shall make a good faith

Madden/Wells Redevelopmeny Project Area Tax Incremeny F, inancing Housing Impact Study Page 7
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Per Noreh Kemvood—OakIand Conservation Area Plan
Address Units Type

TF
SF
SF
TOTAL ‘ 4
Chicago Housing 4 uthority, Per Hope V7 Application Master Plan
Address ’ Units ’ Type
605 E 37TH PLACE 10 MF
623 E 37TH PLACE 5 MF
o 643 E 37TH PLACE 3 MF
o 640 E 37TH PLACE 2 MF
620 E 37TH PLACE 3 MF
610 E 37TH PLACE 3 MF
j 3709 S VINCENNES 12 MF
001-611 E 37TH PLACE MF
. . 635-643 E 37TH PLACE MF
- 667-677 E 37TH PLACE MF
3741-3759 § VINCENNES MF

2

4

2

8

o 615-623 E 37TH PLACE/61 8-626 E 38TH STREET 4

625-633 E 37TH PLACE/628-634 E 38TH STREET 2

679-687 E 37TH PLACE/688—696 E38TH STREET 1

606-618 E 38TH STREET 5

638-674 E 38TH STREET 5

601-607 E 38TH ST 4

631-341] E38THST 3

: 063-673 E 38TH ST 2
f 3802-3808 S LANGLEY AVE 2 MF
3809-3829 § VINCENNES 6 MF
609-619 E 38TH ST/618-626 E 38TH PLACE 5 MF
621-629 E 38TH ST/628-636 E 38TH PLACE 3 MF
3 MF
2 MF

4

3

4

5

1

3

3

3

5

2

4

2

2

043-651 E 38TH ST/650-658 & 38TH PLACE
: 653-661 E 38TH ST/660-668 & 38TH PLACE
812-3826 S LANGLEY
606-616 E 38TH PLACE
638-648 E 38TH PLACE
670-680 E 38TH PLACE
828-3834 S LANGLEY AVE
001-607 E 38TH PLACE
629-639 E 38TH PLACE
659-669 E 38TH PLACE
689-699 E 38TH PLACE
841-3859 S VINCENNES
009-627 E 38TH PLACE
619-625 E 38TH PLACE/622-623 E 38TH STREET
641-647 E 38TH PLACE/642-643 E 38TH STREET

MF
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649-657 E 38TH PLACE/650-658 E 38TH STREET 2 MF
671-677 E. 38TH PLACE/672-678 w 39TH STREET I MF
679-687 E 38TH PLACE/680-686 E 38TH STREET 2 MF
840-3858 § LANGLEY AVE 8 MF
600-610 E 39TH ST 6 MF
630-640 E 39TH ST 6 MF
660-670 E 39TH ST 4 MF
688-698 E 39TH ST 5 MF
59-677 E 37TH ST 7 MF
079-693 E 37TH ST 8 MF
3710-3726 5 COTTAGE GROVE 9 MF
50-756 E 37TH PLACE 3 MF
30-746 E 37TH PLACE : 9 MF
20-744 E 37TH PLACE 4 MF
651-657 E 37TH PLACE 2 MF
13-723 E 37TH PLACE 5 MF
45-755 E37TH PLACE 5 MF
79-785 E 37TH PLACE 3 MF
00-708 E 38TH ST/701-709 E 37TH PLACE 2 MF
28-736 E 38TH ST/725-733 E 37THPLACE 4 MF
38-746 E 38TH ST/735-743 37TH PLACE 5 MF
60-768 E 38TH ST/757-765 E 37TH PLACE 1 MF
808-3812 SLAKE PARK AVE 6 MF
822-3828 S LAKE PARK AVE 6 MF
830-3834 S LAKE PARK AVE 6 MF
814-3820 S LAKE PARK AVE 6 MF

TOTAL [ 267
SF=Single Jamily; TF= Ty, Jamily; 3F=Three Family: MF =Multiple F, amily/dpartments.

The information presented on replacement housing, both for-sale and rental, is based on
classified advertisements from the Chicago Tribune, the Hyde Part Herald, and the
Chicago Sun-T, imes, as well as 3 corresponding telephone survey with area landlords and
apartment management Ccompanies.

Table 7.

TPAP also conducted a survey of for-sale housing in the Oakland, Grand Boulevard,
Douglas, and Kenwood areas, to gauge the amount, size and pricing of replacement for-saje
housing. All the homes listed are located in the Douglas or Kenwood community areas,

The data were obtained from classified advertisements from the Chicago T3 ribune/Multiple
Listing Service of lllinois. The average sale price was $153,174, while the range of sale
prices was $55,000—$218,000. With the exception of one studio, all had between one and
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three bedrooms, with 39% being three-bedrooms and 30% being two bedrooms. Locations,
sizes and prices of the for-sale housing sample are presented in Table 8.

Table 7. Location, Type, Cost and Availability of Replacement Housing Units- Renta]

| APARTMENT ADDRESS
1 34233 Cottage Grove Oakland
2 current Oakland
3 current Oakland
4 1606 E. Hyde Park Blvd--3 units avl. Utilities incl./exc] E current Hyde Park
5 1606 E. Hyde Park Blvd.. units avl. Utilities incl./excl E current Hyde Park
6 15042 Hyde Park Blvd no current Hyde Park
7 no current Hyde Park
8 no current Hyde Park
current Hyde Park
no current Hyde Park
no current Hyde Park
no current Hyde Park
Utilities incl./exc] E current Hyde Park
Utilities incl./exc] E current Hyde Park
5541 S. Everett Avenue current Hyde Park
1380 E. Hyde Park Blvd--3 units avi, current Hyde Park
1020 E. Hyde Park Blvd current Hyde Park
current Hyde Park
current Hyde Park
current Hyde Park
current Hyde Park
4724 S. Vincennes Ave--3units avl]. current Hyde Park
5200 S. Harper current Hyde Park
Utilities incl./excl E $1,200] current Hyde Park
Utilities incl./exc] E $925 current Hyde Park
yes June Hyde Park
Utilities incl./exc] E current Hyde Park
Utilities incl./excl E current Hyde Park
Utilities incl./exc] B current Hyde Park
Utilities incl./exc] E current Hyde Park
4729 S. Ellis Avenue--3units av]. tilities incl./exc] EG current Hyde Park
4729 S. Ellis Avenue current Hyde Park
yes $570 current Hyde Park
Utilities incl./excl EG| $775 current Hyde Park
2200 |Utilities incl./excl E,G, $2,000| current Hyde Park
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Table 8, Location, Type, Cost and Availabih’ty of Re i For Sale

row house

condominjum Douglas
condominjum Douglas
condominium Douglas
condominjum Douglas
condominijum Douglas
condominium Douglas
condominium Kenwood
condominijum Kenwood
condominium Kenwood
condominium Kenwood
condominium Kenwood
condominium Kenwood
condominijum Kenwood
condominium Kenwood
condominjum Kenwood
condominjum Kenwood
condominjum Kenwood
condominium Kenwood
condominjum Kenwood
cooperative Kenwood
cooperative Kenwood
4848 S. Drexel cooperative Kenwood

AVERAGE LIST PRICE:

Chicago Ty ribune/Multiple Listing Service of Northern lllinois, March | 7, 2002

D. Type and Extent of Relocation Assistance

In the event that the i plementation of the Plan results in the removal of residentia]
housing units in the Project 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 residentia] housing units, such households shajj be provided

Housing Authority (CHA) has Prepared a relocation plan with respect to residents of public
housing units located in the Project Area.

As used in the above paragraph, “low-income households,” “very low-income
" have the meanings set forth in
Section 3 of the Ilinois Affordable Housing Act, 310 ILCS 65/3.  As of the date of this
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(iv) “affordable housing” meang residentia] housing that, so long as the same is
occupied by low-income households or very low-income households, requires
bayment 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.

For the burposes of this study, the very low-income category has been divided into very,
very low-income (those households with an income of 0% to 30% of area median income)
and very low-income (those households Wwith an income of 30% to 50% of area median
Income). One method of estimating moderate, low-, and very-low income households in
the Project Area uses 2002 income limitg for four-person households, as set by HUD for
the purposes of Section 8 of the United States Housing Act of 1937". The estimated

number of low-income households in inhabited units of the Project Area is 24 (or 7.9%),

1s 14 (or 4.5%), the estimated number of Vvery, very low-income households in the Project
Area is 260 (or 83.7%), and the estimated number of moderate-income households in
inhabited units of the Project Area is 10 (or 3.3%). Using the method described herein, the
estimate of tota] moderate-, low-, very low-, and Very, very low-income households in the
Project Area is 308 units, or 99.5 9% of all inhabited units,

As described above, the estimates of tota] low-, very low-, or Vvery, very low-income-
households within the Project Area Tepresent 96.1% of the tota] inhabited units, Those
households at or below the moderate-income Jeve] collectively Tepresent 99.5% of the tota]
inhabited units. The City wil implement the “Madden/Wells Tax Increment Financing
Area Project and Plan" (including the requirements applicable to composition of the Jjoint

residential unitg are occupied by very, very low-, very low-, low-, or moderate-income
households.

' The 2002 Income limits for a family of four in the Chicago metropolitan region, (which includes the City of
Chicago), as determined by HUD, are $22,600 for very, very low-income eligibility, $37,700 for very low-
income eligibility, $54,400 for low-income eligibility, and §90,480 for moderate-income eligibility.
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ncome Category

ery, Very Low-Income (0% to 30% AMI)
ery Low-Income (30% to 50% AMI)
Low-Income (50% to 809% AMI)
Moderate Income (80% to 1209 AMI)

Sources: HUD and Claritas Datg Corporation, Inc.

Note: The Claritas income caltegories wey
income limits gs set by HUD.

Claritas
2007
Estimareds; Households | 4,

Above-Moderate Income (1209 AMI+)

Estimated
Project Areq

Four-person HH
nual Income Ran

5 $22,599
$22,600-  $37,699
$37,700-  $54,399
$54,400-  $90,479

e adjusted to moye closely reflect the 2002

C orresponding
Claritas Income




Exhibit VT:

North Kenwood-Oakland Conservation Area Acquisition Map (as
approved in 1992)
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