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1. INTRODUCTION

This document presents a Tax Increment Financing Redevelopment Plan and Project (hereinafter
referred to as the "Plan") pursuant to the Tax Increment Allocation Redevelopment Act (65 ILCS
5/11-74.4-1 et seq.) as amended, (the “Act”) for the 35"/State Redevelopment Project Area (the
“Project Area”) located in the City of Chicago, Illinois (the “City”). The Project Area boundaries
are delineated on Figure 1, Redevelopment Project Area Boundary Map in Appendix A and
legally described in Appendix B. The Project Area boundaries are generally West 33" Street and
West 34™ Street on the north, South State Street on the east, West Pershing Road on the south
and South Wentworth Avenue and the Dan Ryan Expressway on the west. The Project Area also
includes Chicago Rock Island and Pacific Railroad right-of-way that extends north to 31% Street.

35" Street divides the Project Area into two separate, but linked components. Improved property
north of 35" Street is owned by the Illinois Institute of Technology (IIT) and includes a mix of
vacant and underutilized facilities, some of which has been leased to for-profit entities. Most of
the land south of 35" Street is owned by the Chicago Housing Authority (CHA) and comprised
the Stateway Gardens public housing complex, which is slated for redevelopment as a new
mixed-income community. Public right-of-way and active rail lines forms the western portion of
the Project Area.

With the exception of the Crispus Attucks School, all the buildings in the Stateway Gardens
(CHA) portion of the Project Area (south of 35™ Street) will be demolished as part of the
revitalization effort.

The IIT portion of the Project Area contains several buildings, including the IIT Research
Institute (IITRI) Materials Technology Building which was the first building in the United States
designed by the world famous architect, Ludwig Mies van der Rohe, in 1943.

The Plan responds to problem conditions within the Project Area and reflects a commitment by
the City to improve and revitalize the Project Area.

The Plan summarizes the analyses and findings of Ernest R. Sawyer Enterprises, Inc. (hereinafter
referred to as “The Consultant”) which, unless otherwise noted, is the responsibility of the
Consultant. 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 has prepared this Plan, the related eligibility study and housing impact study
(“Housing Impact Study”) with the understanding that the City would rely: 1) on the findings
and conclusions of the Plan and the related eligibility study in proceeding with the designation of
the Redevelopment Project Area and the adoption and implementation of the Plan, and 2) on the
fact that the Consultant has obtained the necessary information so that the Plan and the related
eligibility study and Housing Impact Study will comply with the Act.

The Plan presents certain factors, research and analysis undertaken to document the eligibility of
the Project Area for designation as a "blighted area" tax increment financing (“TIF”) district.

The need for public intervention, goals and objectives, land use policies, and other policy
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Project Area as a blighted area are presented in Appendix C, Eligibility Stuy (the “tudy”).
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Tax Increment Financing
In adopting the Act, the Illinois State Legislature pursuant to Section 5/11-74.4-2(a) found that:

...there exists in many municipalities within this State blighted, conservation and
industrial park conservation areas as defined herein;

and pursuant to Section 5/11-74.4-2(b) also found that:

...in order to promote and protect the health, safety, morals and welfare of the public,
that blighted conditions need to be eradicated... and that redevelopment of such areas
be undertaken... The eradication of blighted areas... by redevelopment projects is
hereby declared to be essential to the public interest.

In order to use the tax increment financing technique, a municipality must first establish that the
proposed redevelopment project area meets the statutory criteria for designation as a “blighted
area,” “conservation area” or “industrial park conservation area.” A redevelopment plan must
then be prepared pursuant to Sections 65 ILCS 5/11-74.4-3, et seq. of the Act, which describes
the development or redevelopment program intended to be undertaken to reduce or eliminate
those conditions which qualified the redevelopment project area as a “blighted area,”
“conservation area,” or combination thereof, or “industrial park conservation area,” and thereby
enhance the tax base of the taxing districts which extend into the redevelopment project area.

In order to be adopted, a municipality seeking to qualify a redevelopment project area as a
“blighted area” must find that a Plan meets the following conditions pursuant to Section 5/11-
74.4-3(n) of the Act:

(1) The redevelopment project area on the whole has not been subject to growth and
development through investment by private enterprise and would not be reasonably
anticipated to be developed without the adoption of the redevelopment plan; (2) the
redevelopment plan and project conform to the comprehensive plan for the development of
the municipality as a whole, or, for municipalities with a population of 100,000 or more,
regardless of when the redevelopment plan and project was adopted, the redevelopment plan
and project either: (i) conforms to the strategic economic development or redevelopment plan
issued by the designated planning authority of the municipality, or (ii) includes land uses that
have been approved by the planning commission of the municipality; and (3) the
redevelopment plan establishes the estimated dates of completion of the redevelopment
project and retirement of obligations issued to finance redevelopment project costs (which
dates shall not be later than December 31 of the year in which the payment to the municipal
treasurer as provided in 65 ILCS 5/11-74.4-8(b) of the Act is to be made with respect to ad
valorem taxes levied in the twenty-third calendar year after the year in which the ordinance
approving the redevelopment project area is adopted.

Redevelopment prOJects are deﬁned as any publlc or pr1vate development prOJects undertaken in

prov1des a means for munlelpahtres after the approval of a redevelopment plan and pI’O}GCt to
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redevelop blighted, conservation, or industrial park conservation areas and to finance eligible
“redevelopment project costs” with incremental property tax revenues. “Incremental Property
Tax” or “Incremental Property Taxes” are derived from the increase in the current equalized
assessed value (“EAV?”) of real property within the redevelopment project area over and above
the “Certified Initial EAV” of such real property. Any increase in EAV is then multiplied by the
current tax rate to arrive at the Incremental Property Taxes. A decline in current EAV does not
result in a negative Incremental Property Tax.

To finance redevelopment project costs, a municipality may issue obligations secured by
Incremental Property Taxes to be generated within the redevelopment project area. In addition, a
municipality may pledge towards payment of such obligations any part or any combination of
the following:

(a) net revenues of all or part of any redevelopment project;

(b) taxes levied and collected on any or all property in the municipality;

(c) the full faith and credit of the municipality;

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

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

Tax increment financing does not generate tax revenues. This financing mechanism allows the
municipality to capture, for a certain number of years, the new tax revenues produced by the
enhanced valuation of properties resulting from the municipality's redevelopment program,
improvements and activities, various redevelopment projects, and the reassessment of properties.
This revenue is then reinvested in the area through rehabilitation, developer subsidies, public
improvements and other eligible redevelopment activities. Under TIF, all taxing districts
continue to receive property taxes levied on the initial valuation of properties within the
redevelopment project area. Additionally, taxing districts can receive distributions of excess
Incremental Property Taxes when annual Incremental Property Taxes received exceed principal
and interest obligations for that year and redevelopment project costs necessary to implement the
redevelopment plan have been paid and such excess Incremental Property Taxes are not
otherwise required, pledged or otherwise designated for other redevelopment projects. Taxing
districts also benefit from the increased property tax base after redevelopment project costs and
obligations are paid.

The City authorized an evaluation to determine whether a portion of the City, to be known as the
35"/State Redevelopment Project Area, qualifies for designation as a blighted area pursuant to
the provisions contained in the Act. If the Project Area is so qualified, the City requested the
preparation of a redevelopment plan for the Project Area in accordance with the requirements of
the Act.

The 35"/State Redevelopment Project Area Overview

The Project Area is approximately 91.2 acres in size, of which 33.5 acres (36.7%) are devoted to
alley, street and rail rights-of-way. The Project Area is comprised of improved property and
vacant land. Of the 57.7 acres not devoted to public or railroad rights-of-way, approximately
26.2 acres are classified as improved property and approximately 31.5 acres consists of vacant
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There are a total of 122 tax parcels within the Project Area, 99 of which are located within the
Dan Ryan Expressway and LaSalle Street right-of-way. One tax parcel contains active railroad
right-of-way. The remaining 22 tax parcels comprise the improved and vacant portions of the
Project Area. These tax parcels are located on 17 tax blocks, as defined by Cook County, and
shown on Figure C, Tax Block Map in Appendix C. Nine of these tax blocks are improved
property, five tax blocks are entirely vacant, and three tax blocks contain only public and
railroad rights-of-way. There are a total of 16 buildings located on seven improved tax blocks.
Two tax parcels contain multiple buildings.

The improved portion of the Project Area is characterized by:

Dilapidation

Obsolescence

Deterioration

Presence of structures below minimum code standards

Excessive vacancies

Inadequate utilities

Excessive land coverage or overcrowding of community facilities
Deleterious land use or layout

Lack of community planning

Vacant land within the Project Area suffers from the following statutory qualifying factors:

Obsolete platting

Diversity of ownership

Tax and special assessment delinquencies

Deterioration of structures or site improvements in adjacent areas
Stagnant or declining equalized assessed valuation (EAV)
Blighted before becoming vacant

As a result of these conditions, the Project Area is in need of redevelopment, rehabilitation
and/or revitalization. In recognition of the unrealized potential of the Project Area, the City is
taking action to facilitate its revitalization.

The Project Area, as a whole, has not been subject to growth and development by private
enterprise and would not reasonably be anticipated to be developed without the adoption of the
Plan. The Eligibility Study, attached hereto as Appendix C, concludes that property in this area is
experiencing deterioration and disinvestment. The analysis of conditions within the Project Area
indicates that it is appropriate for designation as a blighted area in accordance with the Act.

The purpose of the Plan is to create a mechanism to allow for the development of new
residential, commercial and community facilities on existing vacant and underutilized land; the
development of research and development facilities or other commercial uses that will provide
Jobs for area residents and expansion of existing businesses; the redevelopment of obsolete land
uses; and the improvement of the area’s physical environment and infrastructure. The
redevelopment of the Project Area is expected to encourage residential and economic
_revitalization within the community and.the Qnrrnnnding areq ] s
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The Plan has been formulated in accordance with the provisions of the Act. This document is a
guide to all proposed public and private actions in the Project Area.
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2. PROJECT AREA DESCRIPTION

The proposed boundaries of the 35"/State Redevelopment Project Area are shown in Figure 1,
Redevelopment Project Area Boundary Map (see Appendix A). The Project Area is
approximately 91.2 acres in size, including public rights-of-way. A legal description of the
Project Area is included as Appendix B of this document. The Project Area includes only those
contiguous parcels that are anticipated to be substantially benefited by the proposed
redevelopment project improvements and, which, collectively qualify for designation as a
“blighted area.”

The general area has been the subject of various planning studies in recent years. Specifically, in
2001, the Chicago Housing Authority (CHA) began comprehensive planning and coordination
with the City of Chicago and selected development teams for the redevelopment of the CHA’s
Stateway Gardens housing complex and its surrounding area. IIT has also been actively pursuing
improvements to its campus, including development of a new Green Line CTA station.

Despite the troubled state of public housing and economic conditions, the Project Area contains
numerous physical assets as highlighted below:

e The Project Area has excellent access to and from the interstate highway system
including
entrances and exits to Interstate 90/94 (Dan Ryan Expressway) at 35™ Street and Pershing
Road (39" Street) and access to Lake Shore Drive at Oakwood Boulevard and 31% Street.

» Public transportation options include CTA elevated service, CTA buses and the Metra
lllinois-Central Electric Rail Line. CTA trains to the Loop and other locations are
available via the Green Line and Red Line, located at 35" Street and State Street and 35™
Street & the Dan Ryan Expressway, respectively. CTA buses that serve the area include
the #1, #35 and #39 buses. The Metra station is located less than one mile northeast of
the Project Area at 27" Street, Jjust east of Ellis Avenue.

e Pedestrian access to the lakefront is available via 35" Street while vehicular and
pedestrian access is available via Oakwood Boulevard and 31 Street.

e Community facilities within the Project Area include the 35™ Street Red Line CTA
station, Stateway Park and Crispus Attucks School, which are expected to serve as
anchors as the revitalization of the Project Area evolves.

* The Project Area is surrounded by a number of public facilities including public parks,
schools, libraries, transit stations, and police stations. Stateway Park is located within the
boundaries of the Project Area. 31* Street Beach and Oakwood Beach are located within
one mile of the Project Area.

» The Project Area is in close proximity to multiple landmark structures from the golden
age of the Black Metropolis-Bronzeville area, including the Chicago Bee Building and
the Overton Hygienic Building across the street from the Project Area on State Street
within the Bronzeville TIF district. In addition, several buildings owned by IIT within the
Project Area are recognized as landmark structures.

In general, the Project Area has experienced a lack of growth or development from investment

~Trom the Private sector. Evidence ol this lack ol growth and development 1S detailed in Section 4
of this Plan and summarized below.
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e Between 1998 and 2002, the growth in EAV of the vacant areas lagged behind the
average EAV growth for property in the City in three of the last five years. In two of
those years, the EAV actually declined.

e Of the three taxable properties within the Project Area, two (66.6%) were tax delinquent
in 2001.

o Between 1998 and 2002, there were a total of 23 building permits issued in the Project
Area. The majority of those permits were issued to address basic maintenance needs.
Sixteen permits were issued for rehabilitation and repairs, representing 69.6% of the total
number of permits issued. Five permits or 21.7% of the total were issued for demolition.
Only two permits were issued for new construction, with an estimated total construction
value of $238,905.

e The City of Chicago’s Department of Buildings issued a total of 10 violations to
buildings in the Project Area between 1998 and 2002.

The nine tax blocks that comprise the improved portion of Project Area are characterized by nine
improved “blighted area” qualifying factors: 1) dilapidation, 2) obsolescence, 3) deterioration, 4)
presence of structures below the minimum code standards, 5) excessive vacancies, 6) inadequate
utilities, 7) excessive land coverage or overcrowding of community facilitate, 8) deleterious land
use or layout, and 9) an overall lack of community planning

The five tax blocks that comprise the vacant part of the Project Area are characterized by five
vacant “blighted area” qualifying factors under Section 74.4-3(a)(2) of the Act (the “Vacant
Blighted Area Option A Factors”): 1) obsolete platting, 2) diversity of ownership, 3) tax and
special assessment delinquencies, 4) deterioration of structures or site improvements in
neighboring areas adjacent to the vacant land, and 5) stagnant or declining EAV. The CHA and
City documentation also indicate that the vacant portion of the Project Area also satisfies one of
the vacant “blighted area” qualifying factors under Section 74.4-3(a)(3) of the Act (the “Vacant
Blighted Area Option B Factors”) in that it qualified as blighted prior to becoming vacant These
declining physical and economic conditions impede the potential for growth and development
through private investment. Without the intervention of the City and the adoption of tax
increment financing and this Plan, the Project Area would not reasonably be expected to be
redeveloped.

Three tax blocks consist entirely of public or active railroad right-of-way. These blocks were not
analyzed as part of the Eligibility Study in Appendix C because they contain only public or
railroad right-of-way, not subject to private investment.

Community Context

The Project Area lies within the Douglas Community which has a long and diverse history.
Earliest use of the area was by Native Americans who marked a trail that became the modern-
day Vincennes Avenue. White settlement came as a result of the development of the Illinois
Central railroad. The Douglas Community was home to Irish Catholic immigrants working on
the railroads in the 1850s and a large population of German Jews following the Chicago Fire of

Is/1.
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The area has a minor connection to Illinois and Civil War politics. Former Senator Stephen A.
Douglas, who in the 1858 Senatorial campaign famously debated Abraham Lincoln, lived here
and lent his name to the area. While the area was not the center of ethnic tensions at the time,
Douglas was at the forefront of the slavery debate with Lincoln. Douglas supported the idea of
popular sovereignty — that the people of the new states of the union should decide by popular
referendum if the state would be slave or free. That Douglas’ namesake area later became an
important African-American neighborhood is ironic.

In the late 19" century, as the population in the Douglas Community grew, African-American
settlements were concentrated in the area bounded by the rail yard and industrial properties on
the north and west and the affluent white neighborhoods on the east. Restrictive covenants and
racial discrimination confined black families of all income levels to the overcrowded slums that
became known as the “Black Belt” or the “Black Metropolis” and was largely ignored by
Chicago’s business and social community.

As a result, the African-American business and political community began to satisfy its own
demand for goods and services. A tremendous influx of African-Americans leaving the South
between 1910 and 1920, a period often referred to as the Great Migration, fueled the
community’s financial independence and established the Black Metropolis as the center for
African-American business and political power nationally.

African-American culture flourished, invigorated by the nationally-influential spirit of the
Harlem Renaissance and W.E.B. DuBois’ idea of the “Talented Tenth,” who formed black
artistic class culture into a classical tradition. International stars of African-American literary
arts, music and visual arts frequented the areas clubs, restaurants and shops. Famous writers like
Langston Hughes, Ama Bontemps and Richard Wright saw the Douglas neighborhood as an
inspiration. Wright’s novel Native Son is largely set in the area and reflects the sentiments and
anxieties of the time.

Several landmark buildings owned and financed by African-American entrepreneurs were built
during the heyday of the Black Metropolis including the Chicago Bee Building and the Overton
Hygienic Building on State Street which remain standing today. The area was also home to a
number of music-oriented clubs and cafés that earned Chicago its reputation as the jazz center
and attracted such performers as Louis Armstrong, Jelly Roll Morton, King Oliver and Duke
Ellington.

Despite hope and progress, the area has reflected physically and spiritually the tragedy of
American race relations. The race riots of the “Red Summer of 1919” reflected the belief of
many white Chicagoans that the growing African-American population should and must remain
within the boundaries established for it. While this type of segregation allowed for the
development of some African-American businesses and institutions, the lack of access to
financing and other resources hindered growth. The Black Metropolis reached its peak in the
mid 1920s. By 1925, the number of new arrivals had decreased considerably along with
employment opportunities undermining the stability of the African-American owned business
community. New business and commercxal opportunltles estabhshed out51de the community to

its CLELGY. and. ...
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financial base. Jobs disappeared. The ﬁnal blow came w1th the Stock Market Crash of 1929 and
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the Great Depression. The independent businesses that relied strictly on the local community
were unable to recover.

The housing infrastructure became overcrowded and dilapidated. In the 1950’s many homes
were abandoned or destroyed for urban renewal and large-scale public housing projects. Pockets
of concentrated poverty were created in the CHA’s public housing complex and the surrounding
area as the economy of the South Side, and Chicago in general, became less industrialized during
the ensuing decades.

Overcrowding, unemployment and deteriorating living conditions worsened in the years that
followed. The urban renewal program of the 1950s and 1960s dramatically changed the
landscape of the neighborhood. Entire blocks were cleared along State Street for the
construction of public housing and the campus of the Illinois Institute of Technology.

In 19535, the City began constructing what was to become Stateway Gardens, a 32.7-acre public
housing development of eight residential high rise buildings and three non-residential buildings.
The development was fully occupied by 1958.

At a density of 50.3 units per acre, Stateway Gardens provided 1,644 units. Other public housing
projects in the Douglas area including the Robert Taylor Homes, the Ida B. Wells Homes,
Dearborn Homes, Prairie Avenue Courts and Clarence Darrow Homes resulted in historic
overcrowded and racially concentrated housing.

In 1969, the Court’s ruling in Dorothy Gautreaux et al. vs. The Chicago Housing Authority
(“Gautreaux”) imposed location and density restrictions on the CHA’s ability to redevelop new
public housing units. After nearly two decades of inactivity on the part of CHA, the court
appointed a Receiver, The Habitat Company, to administer the CHA’s new housing construction.
Section 202 of the 1996 HUD appropriations bill mandates demolition of certain distressed
developments, including eight high rise developments and five low and mid rise developments
for a total of approximately 14,000 units. Stateway Gardens is included among the Section 202
mandated demolitions in Chicago.

In 2001, the CHA began comprehensive planning and coordination with the City of Chicago and
selected a development team for the Stateway Gardens redevelopment project.

It is important to note that in addition to the impressive history of the Douglas Community as a
whole, the history of the Illinois Institute of Technology (IIT) is equally impressive. Located
within the Douglas Community Area, for more than 100 years, IIT is the result of the merger of
the Armour and Lewis Institutes. Ludwig Mies van der Rohe arrived in the United States in 1938
to direct the architecture program at Armour Institute. He had been the director of the Bauhaus, a
renowned school of art and architecture in Germany. The Armour and Lewis Institutes were
close to a merger at the time and Armour’s president, Henry Heald, asked Mies to plan an
extended campus for the university that would be known as the Illinois Institute of Technology.

His new curriculum reflected the revolutionary influence of the German Bauhaus School.

a campus selected in 1976 by the American Institute of Architecture national membership as one
of the top 200 architectural achievement in the United States. Mies’ masterpiece, S.R. Crown
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Hall, recognized as one of the most significant buildings of the 20" century, continues to house
HT’s College of Architecture, Mies’ “home of ideas and adventures.” Crown Hall was
designated as a National Historic Landmark in 2001.

IIT’s commitment to architecture has also shaped the skyline of Chicago. Many of the city’s
soaring buildings and most innovative spaces were designed or engineered by College of
Architecture alumni and faculty.

Current Land Use and Community Facilities

The current land use within the Project Area consists of residential, institutional and for-profit
business uses. The existing business uses are located within the IIT buildings included in the
Project Area. The Project Area also includes a significant amount of vacant land, created through
the demolition of obsolete and deteriorated CHA high-rise buildings. The current configuration
of land use is represented in Figure 2, Existing Land Use (see Appendix A).

The Project Area is located within a half mile of 38 public facilities including public parks,
schools, libraries, transit stations, and police stations. One public park, Stateway Park is located
within the boundaries of the Project Area. Crispus Attucks School is also located within the
Project Area. Two other educational facilities are housed in IIT buildings within the Project
Area. Other public parks and recreation opportunities that are available in close proximity to the
Project Area are identified on Figure 3, Community Facilities in Appendix A.

The Project Area is in close proximity to multiple landmark structures from the golden age of the
Black Metropolis-Bronzeville area, including the Chicago Bee Building and the Overton
Hygienic Building which is across the street from the Project Area on State Street. Additionally,
as stated else where in this document, there are many buildings of architectural significance
located on the IIT Campus, a portion of which is located within the Project Area.

Transportation Characteristics

The Project Area has excellent access to and from the interstate highway system including
entrances and exits to Interstate 90/94 (Dan Ryan Expressway) at 35" Street and Pershing Road
(39" Street); access to Lake Shore Drive at Oakwood Boulevard and 31 Street.

Public transportation options include CTA elevated service, CTA buses and the Metra Illinois-
Central Electric Rail Line. CTA trains to the Loop and other locations are available via the
Green and Red Lines, located at 35" Street and State Street and 35" Street and the Dan Ryan
Expressway respectively. Each of these rapid transit stations is within a five minute walking
distance from more than half of the Project Area and have a commute time of seven minutes to
the Loop. CTA buses that serve the area include the #1, #35 and #39 buses. The #1 bus runs
north and south along Indiana Avenue between 29" Street and 51% Street and eventually reaches
the Loop. The #35 bus runs east and west on 35" Street between Cottage Grove Avenue and
Kedzie Street, then to 36" Street and Mercy Hospital. The #39 bus runs east and west along
Pershing Road between the lakefront and St. Louis Avenue. The Metra station is located less

than one.mile.northeas: at a@mwm%mmwmwww~
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Metra Commuter Rail station has been proposed as part of the Redevelopment Plan.
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Additionally, pedestrian access to the lakefront is available via 35™ Street while vehicular and
pedestrian access is available via Oakwood Boulevard and 31* Street. 31% Street Beach and
Oakwood Beach are located within one mile of the Project Area.

The combination of CTA and the possible future Metra service provides good public
transportation to the Project Area. The excellent public transportation to the area will make the
entire Chicago Metro Area easily accessible for jobs and entertainment outside the immediate
Project Area.
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3. ELIGIBILITY OF THE PROJECT AREA FOR DESIGNATION AS A
BLIGHTED AREA

The Project Area, on the whole, has not been subject to significant growth and development
through investment by private enterprise. Based on the conditions present, the Project Area is not
likely to be comprehensively or effectively developed without the adoption of the Plan. A series
of studies were undertaken to establish whether the proposed Project Area is eligible for
designation as a blighted area in accordance with the requirements of the Act. This analysis
concluded that the Project Area so qualifies.

The Project Area contains a total of 17 tax blocks, which are identified in Figure C, Tax Block
Map in Appendix C. Nine tax blocks consist of improved property and five tax blocks consist
entirely of vacant land. Three tax blocks consist of public or active railroad right-of-way not
subject to private investment, and were not analyzed as part of the Eligibility Study.

For improved property, the presence of five of the 13 conditions set forth in the Act is required
for designation as a blighted area. These factors must be meaningfully present and reasonably
distributed within the Project Area. Of the 13 factors cited in the Act for improved property, nine
factors are present within the Project Area. Seven of these factors are meaningfully present,
while two factors are present to a minor extent. All factors are reasonably distributed throughout
the Project Area.

The following factors were found to a meaningful extent within the Project Area:

e Obsolescence (affecting 67% of improved tax blocks)

¢ Deterioration (affecting 88% of improved tax blocks, four tax blocks to a major extent
and four tax blocks to a minor extent)

* Presence of structures below minimum code standards (affecting 56% of improved tax
blocks)

¢ Inadequate utilities (affecting 100% of improved tax blocks)

» Excessive land coverage or overcrowding of community facilities (affecting 78% of
improved tax blocks)

¢ Deleterious land use or layout (affecting 56% of improved tax blocks)

¢ Lack of community planning (affecting 100% of improved tax blocks)

The following factors are present to a minor extent with respect to improved property, affecting
less than 50% of the improved tax blocks within the Project Area:

e Dilapidation (affecting 22% of improved tax blocks)
* Excessive vacancies (affecting 44% of improved tax blocks)

Five tax blocks are comprised entirely of vacant land. With respect to vacant land within the
Project Area, the following Vacant Blighted Area Option A factors were found to be present:

¢ Obsolete platting (meaningfully present, affecting all five vacant tax blocks)
e Diversity of ownership (present to a minor extent, affecting one tax block)

T&TTTaxor Special assessment delinquencies (present fo a minor extent, affecting one tax
block)
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* Deterioration of structure or site improvements in areas adjacent to vacant land
(meaningfully present, affecting all five vacant tax blocks)

* Stagnant or declining EAV (present to a meaningful extent affecting all five vacant tax
blocks)

In addition, the following Vacant Blighted Area Option B factor was found to be present:

* Qualified as blighted before becoming vacant (present to a major extent, affecting three
of the five vacant tax blocks)

For more detail on the basis for eligibility, refer to the Study in Appendix C.

Need for Public Intervention

The analysis of conditions within the Project Area included an evaluation of construction activity
between 1998 and 2002. Table |, Building Permit Activity (1998-2002), summarizes
construction activity within the Project Area by year and project type.

Table 1

BUILDING PERMIT ACTIVITY (1998-2002)

Construction Activity 1998 1999 2000 2001 2002 Total
Construction Value

New Construction $0 $0 $200,000 $38,905 $0 $238.,905
Rehab/Repairs 70,000 7,746,747* 1,219,000 4,265,891 369,567 13,671,205
Demolition 0 0 900,000 2,173,891 2,536,847 5,610,738
Total $70,000 $7,746,747 | $2,319,000 $6,478,687 $2,906,414 | $19,520,848
# of Permits Issued

New Construction 0 0 1 1 0

Rehab/Repairs 1 1 4 5 5

Demolition 0 0 1 1 3

Total 1 1 6 7 8

* - This improvement was related to the rehabilitation and repair of a building on IIT’s campus at 142 W. 35" Street.
Source: City of Chicago, Dept. of Buildings

During this five-year period, a total of 23 building permits were issued for projects within the
Project Area. In analyzing the building permit activity, it should be recognized that a certain
level of activity occurs merely to address basic maintenance needs, which appears to account for
the majority of the construction activity in the project area. 16 permits were issued for
rehabilitation and repairs, representing 69.6% of the total number of permits issued, and five
permits (21.7%) were issued for demolition. Only two permits for an estimated total construction
value of $238,905 were issued for new construction during the five-year period. Much of the
recent construction activity is related to the demolition of CHA buildings within the Project

Area.

which contain 31.5 acres of lan, has not kept pace with the EAV growth of the City. The EAV
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of the vacant tax parcels increased by a total of $1,583 over this period. Of the three taxable
properties within the Project Area two were tax delinquent in 2001.

Given the blighting factors that have been documented, the overall redevelopment of the Project
Area would not reasonably be expected to occur without public intervention and the adoption of
the Plan. The economic and social conditions of the residents residing in the Project Area are
such that the private sector would not engage in redevelopment of the Project Area or make
significant private investments without active public involvement and intervention. As
documented in the Housing Impact Study presented in Section 9 of this Plan, all of the residents
of the Project Area are classified as very, very low-income households. The transformation of
the Project Area, in particular the property south of 35™ Street, from a deteriorated and obsolete
public housing project into a dynamic mixed-income community cannot be accomplished
without public assistance.
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4. REDEVELOPMENT PLAN GOALS AND OBJECTIVES

The proposed Redevelopment Plan and Project is consistent with City plans for the area. The
land uses will be approved by the Chicago Plan Commission prior to the adoption of the Plan.
The following goals and objectives are provided to guide development in the Project Area.

General Goals

Reduce or eliminate deleterious conditions.

Provide for the orderly transition from obsolete land uses to more appropriate land use
patterns.

Facilitate the CHA’s efforts to revitalize the Project Area as set forth in the Chicago
Housing Authority Plan for Transformation Stateway Gardens Redevelopment Plan.
Redevelop the Stateway Gardens housing development as a mixed-income residential
community with appropriate neighborhood commercial facilities, employment centers
and community uses..

Create an attractive environment through streetscape enhancements and other public
improvements that encourage new residential and commercial development.

Employ residents within and surrounding the Project Area in jobs generated by area
development.

Improve public facilities and amenities including new streets, utility infrastructure, and
parks.

Enhance the tax base of the Project Area.

Redevelopment Objectives

Encourage private investment, especially new development on vacant land within the
Project Area.

Direct development activities to appropriate locations within the Project Area in
accordance with the land use plan and general land use strategies.

Facilitate development of underutilized property for uses that have demonstrated market
support.

Provide opportunities for business and commercial development to support new
residential neighborhoods.

Encourage development of affordable for-sale and rental housing, as defined by the
City’s Department of Housing, including for-sale housing for persons earning no more
than 100% of the area median income and rental housing for persons earning no more
than 60% of area median income, or such other language that may be applicable.
Encourage development of market-rate housing as part of an overall program to create a
mixed-income neighborhood.

Re-establish the traditional Chicago street grid system that existed prior to the
construction of the Stateway Gardens Housing Development by rebuilding 36 Street and
37" Street west to the railroad embankment, and Dearborn Street between 38" Street and

3s“steeet, oo
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Establish job readiness and job training programs to provide residents within and
surrounding the Project Area with the skills necessary to secure jobs in the Project Area
and in adjacent redevelopment project areas.

Promote the hiring of local residents, including graduates of the Project Area’s job
readiness and job training programs.

Improve recreational amenities within the Project Area.

Strengthen the economic well being of the Project Area by returning public, vacant and
underutilized properties to the tax rolls.

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

Encourage improvements in accessibility for people with disabilities.

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

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

Design Objectives

Establish design standards for commercial and residential redevelopment to ensure
compatible high-quality development.

Enhance the appearance of major thoroughfares including 35" Street and State Street
through streetscape improvements.

Encourage increased use of public transit facilities through pedestrian-friendly design,
while also improving vehicular movement.

Design new structures that are of the quality and standard to blend in with the existing
structures within the larger community area.

Develop a series of neighborhood parks and open spaces.

Create a system of high quality, pedestrian friendly streets.
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5. REDEVELOPMENT PLAN

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

Property Assembly, Site Preparation and Environmental Remediation

To meet the goals and objectives of the Plan, the City may acquire and assemble property
throughout the Project Area. Land assemblage by the City may be by purchase, exchange,
donation, lease, eminent domain or through the Tax Reactivation Program, and may be for
the purpose of (a) sale, lease or conveyance to private developers, or (b) sale, lease,
conveyance or dedication for the construction of public improvements or facilities.
Furthermore, the City may require written redevelopment agreements with developers
before acquiring any properties. As appropriate, the City may devote acquired property to
temporary uses until such property is scheduled for disposition and development.

Figure 4, Land Acquisition Overview Map (see Appendix A), indicates the parcels currently
proposed to be acquired for redevelopment in the Project Area. There are currently three
vacant parcels proposed to be acquired: 17-33-420-024, 17-33-420-025 and 17-33-420-
026. These parcels are located on South Dearborn Street within the Stateway Gardens
portion of the Project Area.

Table 8, Land Acquisition by Block & Parcel Identification Number and Address (see
Appendix A), portrays the acquisition properties in more detail.

In connection with the City exercising its power to acquire real property not currently on
the Acquisition Map, including the exercise of the power of eminent domain, under the Act
in implementing the Plan, the City will follow its customary procedures of having each
such acquisition recommended by the Community Development Commission (or any
successor commission) and authorized by the City Council of the City. Acquisition of such
real property as may be authorized by the City Council does not constitute a change in the
nature of this Plan. The acquisition of such property may be paid for using TIF funds.

For properties described in Figure 4, Acquisition Map, the acquisition of occupied
properties by the City shall commence within four years from the date of the publication of
the ordinance approving the Plan. Acquisition shall be deemed to have commenced with
the sending of an offer letter. After the expiration of this four-year period, the City may
acquire such property pursuant to this Plan under the Act according to its customary
procedures as described in the preceding paragraph.

The City, the CHA or a private developer may a) acquire any historic structure (whether a
designated City of 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
implement a project that meets the goals and objectives of the Redevelopment Plan; and d)

__incorporate USLOTIC -streture-or-historic~ferture it a-developmient on the subject

rp jning property.
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Affordable Housing

The City requires that developers who receive TIF assistance for market rate housing set
aside 20% of the units to meet affordability criteria established by the City’s Department of
Housing or any successor agency. Generally, this means the affordable for-sale units
should be priced at a level that is affordable to persons earning no more than 100% of the
area median income, and affordable rental units should be affordable to persons earning no
more than 60% of the area median income.

Intergovernmental and Redevelopment Agreements

The City may enter into redevelopment agreements or intergovernmental agreements with
private entities or public entities to construct, rehabilitate, renovate or restore private or
public improvements on one or several parcels (collectively referred to as “Redevelopment
Projects”). Such redevelopment agreements may be needed to support the rehabilitation or
construction of allowable private improvements, in accordance with the Plan; incur costs or
reimburse developers for other eligible redevelopment project costs as provided in the Act
in implementing the Plan; and provide public improvements and facilities which may
include, but are not limited to utilities, street closures, transit improvements, streetscape
enhancements, signalization, parking, surface right-of-way improvements, public schools
and parks.

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

Job Training

To the extent allowable under the Act, job training costs may be directed toward training
activities designed to enhance the competitive advantages of the Project Area and to attract
additional employers to the Project Area. Working with employers and local community
organizations, job training and job readiness programs may be provided that meet
employers’ hiring needs, as allowed under the Act.

A job readiness/training program is a component of the Plan. The City expects to
encourage hiring from the community that maximizes job opportunities for Chicago

residents.

Relocation

In the event that the implementation of the Plan results in the removal of residential
housing units in the Project Area occupied by low-income households or very low-income
households, or the displacement of low-income households or very low-income households
from such residential housing units, such households shall be provided affordable housing
and relocation assistance not less than that which would be provided under the Federal
Umfoml Relocation A551stance and Real Property Acqulsltlon Pohcles Act of 1970 and the

ex1t1ng0rknewly Aconstructedhousm g The‘ C1ty shallmake a fltheort toensure -
that this affordable housing is located in or near the Project Area.
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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 Plan, these statutory terms
are defined as follows: (i) "low-income household" means a single person, family or
unrelated persons living together whose adjusted income is more than 50 percent but less
than 80 percent of the median income of the area of residence, adjusted for family size, as
such adjusted income and median income are determined from time to time by the United
States Department of Housing and Urban Development ("HUD") for purposes of Section 8§
of the United States Housing Act of 1937; (ii) "very low-income household" means a single
person, family or unrelated persons living together whose adjusted income is not more than
50 percent of the median income of the area of residence, adjusted for family size, as so
determined by HUD; and (iii) "affordable housing" means residential housing that, so long
as the same is occupied by low-income households or very low-income households,
requires payment of monthly housing costs, including utilities other than telephone, of no
more than 30 percent of the maximum allowable income for such households, as
applicable.

Financial Impact on Taxing Districts

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

Analysis, Professional Services and Administrative Activities

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

Provision of Public Improvements and Facilities

Adequate public improvements and facilities may be provided to service the Project Area.
Public improvements and facilities may include, but are not limited to, street closures to
facilitate assembly of development sites, upgrading streets including reconstruction of
streets in order to reestablish the original street grid pattern, development of parks and
recreational facilities, signalization improvements, provision of streetscape amenities,
parking improvements, utility improvements and the provision of daycare facilities
designed to meet the needs of the community.

Financing Costs Pursuant to the Act

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

Pursuant to the Act, the City may allocate a portion of the incremental tax revenues to pay
or reimburse developers for interest costs incurred in connection with redevelopment
activities in order to enhance the redevelopment potential of the Project Area.

Construction of New Low-Income Housing Pursuant to the Act

Pursuant to the Act, the City may pay from incremental tax revenues up to 50% of the cost
of construction of new housing units to be occupied by low-income and very low-income
households as defined in Section 3 of the Illinois Affordable Housing Act. The cost of
construction of those units may be derived from the proceeds of bonds issued by the City
under the Act or other constitutional or statutory authority or from other sources of
municipal revenue that may be reimbursed from incremental tax revenues or the proceeds
of bonds issued to finance the construction of that housing.
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6. REDEVELOPMENT PROJECT DESCRIPTION

The Plan seeks to address the obsolete pattern of land use and street system incongruities
resulting from the development of the Chicago Housing Authority (CHA) Stateway Gardens
housing project. The Plan seeks to encourage redevelopment of the Stateway Gardens public
housing site into a mixed-income community with appropriate neighborhood commercial,
employment centers and community uses. The construction of new infrastructure, including re-
establishing a neighborhood street grid and the enhancement of major thoroughfare rights-of-
way is seen as an essential part of needed redevelopment.

The Plan also seeks to expand employment opportunities for residents of the Project Area
through the development of research and development facilities or other institutional and
commercial uses to be located within the IIT portion of the Project Area.

The Plan recognizes that new investment in residential and commercial property is needed to
improve the Project Area. Attracting new private investment will require the redevelopment of
existing properties and the rehabilitation of certain other properties. Proposals for infrastructure
improvements will stress projects that serve and benefit the surrounding residential, commercial
and institutional uses. A comprehensive program of aesthetic enhancements will include
streetscape improvements and aesthetically compatible new development. The components will
create the quality environment required to sustain the revitalization of the Project Area. The
major physical improvement elements anticipated as a result of implementing the proposed Plan
are outlined below.

Residential Redevelopment

Residential redevelopment is proposed for majority of the Project Area. Residential building
types may include single-family, townhouses, and multi-family units including mid-rise
buildings. Neighborhood open space and community facilities may be incorporated into the
overall residential development pattern as appropriate.

Commercial Development

The Plan recognizes that attractive new commercial development will help promote investment
in residential property and serve the people who live in this community. The Plan seeks to
promote new commercial development along 35" Street and State Street as part of a mixed-use
environment. Commercial uses may also be considered along Pershing Road as a component of
residential mixed-use buildings. As described above, IIT intends to work to convert underutilized
portions of its campus located within the Project Area into productive commercial and
institutional uses such as research and development facilities that would provide training and
employment opportunities to new residents within the Project Area and CHA residents.

Community and Institutional Facilities

A daycare center is planned to support the residential and commercial uses within the Project

~ATea Several park 1acilities are expected to pe incorporated 1o e design of the Stateway
Gardens portion of the Project Area. Improvements to the Crispus Attucks School, which is in
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the Project Area, or other educational facilities that serve the Project Area may also be
undertaken under the Plan.

Public Improvements

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

¢ Construction and dedication of new streets to provide adequate access to individual
properties;

New water and sewer infrastructure;

New street lighting;

New landscaping in compliance with the City of Chicago Landscape ordinance;
New parks and recreation areas;

¢ Improvement of other public facilities that meet the needs of the community;

¢ New pedestrian-friendly streets and walkways;

e Streetscape enhancements along 35" Street;

e Improvements to the viaducts providing access to the Project Area; and

e New Metra station at 35" Street.
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7. GENERAL LAND USE PLAN AND MAP

Figure 5, Land Use Plan (see Appendix A), identifies land use policies to be pursued in the
implementation of the Plan. The land use categories planned for the Project Area are: 1)
residential; 2) residential/commercial/community mixed use; 3) institutional/commercial mixed-
use; and 4) public use. The Land Use Plan allows for a prudent level of flexibility in land use
policy to respond to future market forces. This is accomplished through the mixed-use land use
category. The "residential/commercial/community” category allows for residential, commercial
and community-oriented public and private institutional uses. The "institutional/commercial
mixed-use” land use category is designed to accommodate the proposed IIT biomedical research
and development complex and other appropriate commercial and institutional uses. The "public"
land use category is limited to governmental uses and facilities, including schools, parks,
libraries and public service facilities. The Land Use Plan is intended to serve as a guide for
future land use improvements and developments within the Project Area.

The land uses proposed for the Project Area are consistent with the redevelopment goals of this
Plan and are generally consistent with existing zoning.

The Land Use Plan is intended to serve as a broad guide for land use and redevelopment policy.
The plan is general in nature to allow adequate flexibility to respond to shifts in the market and
private investment. A more specific discussion of the proposed uses within the Project Area is

outlined below.

Residential

Residential use is proposed for most of the Project Area. This will primarily take the form
of single-family and multi-family development, including townhouses and mid-rise
residential buildings. Open space and neighborhood-oriented community facilities are also
allowable uses within the residential land use category.

Residential/Commercial/Community Mixed-Use

This land use designation applies to portions of the Project Area where
supportive commercial and community uses such as a day care center and
educational facilities will be incorporated into the planned residential
neighborhood. Commercial uses may be located along the 35™ Street, State
Street and Pershing Road frontages.

Institutional/Commercial Mixed-Use

This land use designation has been applied to portions of the Project Area that
are part of the IIT campus. It is intended to accommodate IIT facilities and other
public and institutional uses, as well as for-profit research and development
facilities and office uses.

Public/Community Facility
This land use category is limited to the planned public park along State Street.
Other public and institutional uses will be accommodated within the other Jand

“use designations.
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Transportation

This land use category has been applied to the portions of the Project Area that
contain the Dan Ryan Expressway and railroad rights-of-way. New
development under this category could include construction of a new Metra
commuter rail station at 35™ Street.

These land use strategies are intended to direct development toward the most appropriate land
use pattern for the various portions of the Project Area and enhance the overall development of
the Project Area in accordance with the goals and objectives of the Plan. Locations of specific
uses, or public infrastructure improvements, may vary from the Land Use Plan as a result of
more detailed planning and site design activities. Such variations are permitted without
amendment to the Plan as long as they are consistent with the Plan’s goals and objectives and the
land uses and zoning approved by the Chicago Plan Commission.
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8. REDEVELOPMENT PLAN FINANCING

Tax increment financing is an economic development tool designed to facilitate the
redevelopment of blighted areas and to arrest decline in areas that may become blighted without
public intervention. It is expected that tax increment financing will be an important means,
although not necessarily the only means, of financing improvements and providing development
incentives in the Project Area throughout its 23-year life.

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

may be provided.

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

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

In the event the Act is amended after the date of the approval of this Plan by the City Council of
Chicago to (a) include new eligible redevelopment project costs, or (b) expand the scope or
increase the amount of existing eligible redevelopment project costs (such as, for example, by
increasing the amount of incurred interest costs that may be paid under 65 ILCS 5/11-74.4-
3(q)(11)), this Plan shall be deemed to incorporate such additional, expanded or increased
eligible costs as Redevelopment Project Costs under the Plan, to the extent permitted by the Act.
In the event of such amendment(s) to the Act, the City may add any new eligible redevelopment
project costs as a line item in Table 2 or otherwise adjust the line items in Table 2 without
amendment to this Plan, to the extent permitted by the Act. In no instance, however, shall such
additions or adjustments result in any increase in the total Redevelopment Project Costs without
a further amendment to this Plan.

Eligible Redevelopment Project Costs

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

1. Costs of studies and surveys, development of plans and specifications, implementation
and administration of the Plan including, but not limited to, staff and professional service
costs for architectural, engineering, legal, financial, planning or other services (excluding
lobbying expenses), provided however, that no charges for professional services may be
based on a percentage of the tax increment collected;
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10.

1.

Property assembly costs, including, but not limited to, acquisition of land and other
property, real or personal, or rights or interests therein, demolition of buildings, site
preparation, site improvements that serve as an engineered barrier addressing ground
level or below ground environmental contamination, including, but not limited to parking
lots and other concrete or asphalt barriers, and the clearing and grading of land;

Costs of rehabilitation, reconstruction, repair or remodeling of existing public or private
buildings, fixtures and leasehold improvements; and the cost of replacing an existing
public building, if pursuant to the implementation of a redevelopment project, the
existing public building is to be demolished to use the site for private investment or
devoted to a different use requiring private investment;

Costs of the construction of public works or improvements subject to the limitations in
Section 11-74.4-3(q)(4) of the Act;

Costs of job training and retraining projects including the cost of “welfare-to-work”
programs implemented by businesses located within the Project Area and such proposals
featuring a community-based training program which ensures maximum reasonable
employment opportunities for residents of the Project Area with particular attention to the
needs of those residents who have previously experienced inadequate opportunities and
development of job-related skills, including residents of public and other subsidized
housing and people with disabilities.

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

To the extent the City, by written agreement accepts and approves the same, all or a
portion of a taxing district’s capital costs resulting from the Redevelopment Project
necessarily incurred or to be incurred within a taxing district in furtherance of the
objectives of the Plan.

Relocation costs, to the extent that the City determines that relocation costs shall be paid
or is required to make payment of relocation costs by state or federal law or in
accordance with the requirements of Section 74.4-3(n)(7) of the Act (see "Relocation"
section);

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 d 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
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12.

13.

14.

15.

16.

be employed by employers located in the Project Area; and (ii) when incurred by a taxing
district or taxing districts other than the City, are set forth in a written agreement by or
among the City and the taxing district or taxing districts, which agreement describes the
program to be undertaken including but not limited to, the number of employees to be
trained, a description of the training and services to be provided, the number and type of
positions available or to be available, itemized costs of the program and sources of funds
to pay for the same, and the term of the agreement. Such costs include, specifically, the
payment by community college districts of costs pursuant to Sections 3-37, 3-38, 3-40,
and 3-40.1 of the Public Community College Act, 110 ILCS 805/3-37, 805/3-38, 805/3-
40 and 805/3-40.1, and by school districts of costs pursuant to Sections 10-22.20a and
10-23.3a of the School Code, 105 ILCS 5/10-22.20a and 5/10-23 .3a.

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

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

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

* 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;

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

* up to 75% of the interest cost incurred by a redeveloper for the financing of
rehabilitated or new housing units for low-income households and very low-income
households, as defined in Section 3 of the Illinois Affordable Housing Act.

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

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

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

The cost of day care services for children of employees from low-income families

working for businesses located within the Project Area and all or a portion of the costof

~operattomrof-day-care-tenters-estabisted BY Project Area BUSTHESSES 10 Serve employees

from low-income families working in businesses located in the Project Area. For the
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purposes of this paragraph, “low-income families” means families whose annual income
does not exceed 80% of the City, county or regional median income as determined from
time to time by the United States Department of Housing and Urban Development.

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

Act.

Estimated Project Costs

A range of activities and improvements may be required to implement the Plan. The proposed
eligible activities and their estimated costs over the life of the Project Area are briefly described
below and shown in Table 2, Estimated Redevelopment Project Costs.

1.

Professional services including planning studies, legal, surveys, real estate marketing
costs, fees and other costs related to the implementation and administration of the Plan.
This budget element provides for studies and survey costs for planning and
implementation of the project, including planning and legal fees, architectural and
engineering, development site marketing, financial and special service costs. (Estimated
cost: $3,000,000)

Property assembly costs, including, but not limited to, acquisition of land and other
property, real or personal, or rights or interests therein, and other appropriate and eligible
costs needed to prepare the property for redevelopment. These costs may include the
reimbursement of acquisition costs incurred by private developers. Land acquisition may
include acquisition of both improved and vacant property in order to create development
sites, accommodate public rights-of-way or to provide other public facilities needed to
achieve the goals and objectives of the Plan. Property assembly costs also include:
demolition of existing improvements, including clearance of blighted properties or
clearance required to prepare sites for new development, site preparation, including
grading, and other appropriate and eligible site activities needed to facilitate new
construction, and environmental remediation costs associated with property assembly
which are required to render the property suitable for redevelopment. (Estimated cost:
$10,000,000)

Rehabilitation, reconstruction, repair or remodeling of existing public or private
buildings and fixtures; and up to 50% of the cost of construction of low-income and very
low-income housing units. (Estimated cost: $10,000,000)

Construction of public improvements, infrastructure and facilities. These improvements
are intended to improve access within the Project Area, stimulate private investment and
address other identified public improvement needs, and may include all or a portion of a
taxing district’s eligible costs, mcludmg 1ncreased costs of the Chlcago Pubhc Schools

attributable to. assisted. housis

requirements of the Act. (Estzmated cost $ ] 5 000 000)
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5. Relocation costs, as judged by the City to be appropriate or required to further
implementation of the Plan. (Estimated cost: $1,000, 000)

6. Costs of job training and retraining projects, advanced vocational education or career
education, as provided for in the Act. (Estimated cost: $4, 000,000)

7. Interest subsidy associated with redevelopment projects, pursuant to the provisions of the
Act. (Estimated cost: $5,000,000)

8. Provision of day care services as provided in the Act. (Estimated cost: $2,000,000)

The estimated gross eligible project cost over the life of the Project Area is approximately $50
million. All project cost estimates are in 2003 dollars. Any bonds issued to finance portions of
the redevelopment project may include an amount of proceeds sufficient to pay customary and
reasonable charges associated with issuance of such obligations, as well as to provide for
capitalized interest and reasonably required reserves. The total project cost figure excludes any
costs for the issuance of bonds. Adjustments to estimated line items, which are upper estimates
for these costs, are expected and may be made without amendment to the Plan.

Additional funding from other sources such as federal, state, county, or local grant funds may be
utilized to supplement the City's ability to finance Redevelopment Project Costs identified

above.

29 May 29, 2003
(Revised October 7, 2003)



Table 2
ESTIMATED REDEVELOPMENT PROJECT COSTS

Eligible Expense Estimated Cost

I. Analysis, Administration, Studies, Surveys, Legal, Marketing, etc. $3,000,000

2. Property Assembly including Acquisition, Site Prep and Demolition,
Environmental Remediation $10,000,000

3. Rehabilitation of Existing Buildings, Fixtures and Leasehold
Improvements, Affordable Housing Construction and Rehabilitation Cost $10,000,000

Public Works & Improvements, including streets and utilities, Parks and

open space, public facilities (schools & other public facilities)! $15,000,000
5. Relocation Costs $1,000,000
6. Job Training, Retraining, Welfare-to-Work $4,000,000
7. Interest Subsidy $5,000,000
8. Day Care Services $2,000,000
TOTAL REDEVELOPMENT COSTS "V $50,000,000™

'"This category may also include paying for or reimbursing (i) an elementary, secondary or unit school
district's increased costs attributed to assisted housing units, and (ii) capital costs of taxing districts impacted by the
redevelopment of the Project Area. As permitted by the Act, to the extent the City by written agreement accepts and
approves the same, the City may pay, or reimburse all, or a portion of a taxing district's capital costs resulting from a
redevelopment project necessarily incurred or to be incurred within a taxing district in furtherance of the objectives
of the Plan.

*Total Redevelopment Project Costs exclude any additional financing costs, including any interest expense,
capitalized interest and costs associated with optional redemptions. These costs are subject to prevailing market
conditions and are in addition to Total Redevelopment Project Costs.

*The amount of the Total Redevelopment Project Costs that can be incurred in the Project Area will be
reduced by the amount of redevelopment project costs incurred in contiguous redevelopment project areas, or those
separated from the Project Area only by a public right-of-way, that are permitted under the Act to be paid, and are
paid, from incremental property taxes generated in the Project Area, but will not be reduced by the amount of
redevelopment project costs incurred in the Project Area which are paid from incremental property taxes generated
in contiguous redevelopment project areas or those separated from the Project Area only by a public right-of-way.

“Increases in estimated Total Redevelopment Project Costs of more than five percent, after adjustment for
inflation from the date of the Plan adoption, are subject to the Plan amendment procedures as provided under the
Act.

Additional funding from other sources such as federal, state, county, or local grant funds may be utilized to
supplement the City’s ability to finance Redevelopment project Costs identified above.
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Sources of Funds

The funds necessary to pay for Redevelopment Project Costs and secure municipal obligations
issued for such costs, are to be derived primarily from Incremental Property Taxes. Other
sources of funds which may be used to pay for Redevelopment Project Costs or secure municipal
obligations are land disposition proceeds, state and federal grants, investment income, private
financing, and other legally permissible funds as the City may deem appropriate. The City may
incur redevelopment project costs (costs for line items listed on Table 2, Estimated
Redevelopment Project Costs) which are paid for from funds of the City other than incremental
taxes, and the City may then be reimbursed for such costs from incremental taxes. Also, the City
may permit the utilization of guarantees, deposits and other forms of security made available by
private sector developers.

Additionally, the City may utilize revenues, other than State sales tax increment revenues,
received under the Act from one redevelopment project area for eligible costs in another
redevelopment project area that is either contiguous to, or is separated only by a public right-of-
way from, the redevelopment project area from which the revenues are received.

As shown in Figure 6, Adjacent TIF Districts, the Project Area is contiguous to the Bronzeville
Redevelopment Project Area on the east and south, and the 35" and Wallace Redevelopment
Project Area on the west. The Stockyards Annex Redevelopment Project Area is located
immediately southwest of the Project Area, separated only by public rights-of-way.

The Project Area may be contiguous to or separated by only a public right-of-way from other
redevelopment project areas created under the Act. The City may utilize net incremental property
taxes received from the 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 Plan.

The Project Area may become contiguous to, or be separated only by a public right-of-way from,
redevelopment project areas created under the Industrial Jobs Recovery Law (65 ILCS 5/11-
74.61-1 et seq.). If the City finds that the goals, objectives and financial success of such
contiguous redevelopment project areas, or those separated only by a public right-of-way, are
interdependent with those of the Project Area, the City may determine that it is in the best
interests of the City and the furtherance of the purposes of the Plan that net revenues from the
Project Area be made available to support any such redevelopment project areas and vice versa.
The City therefore proposes to utilize net incremental revenues received from the Project Area to
pay eligible redevelopment project costs (which are eligible under the Industrial Jobs Recovery
Law referred to above) in any such areas, and vice versa. Such revenues may be transferred or
loaned between the Project Area and such areas. The amount of revenue from the Project Area so
made available, when added to all amounts used to pay eligible redevelopment project costs

WLIDIN DG LIQICCt Ared, Qr.other.areas.descrihedan.the preceding-pataagraph—shall-ne
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exceed the total redevelopment project costs described in Table 2, Estimated Redevelopment
Project Costs.

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

Nature and Term of Obligations to be Issued

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

The redevelopment project shall be completed, and all obligations issued to finance
redevelopment costs shall be retired, no later than December 31 of the year in which the payment
to the City treasurer as provided in the Act is to be made with respect to ad valorem taxes levied
in the twenty-third 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 Plan in 2003, by
2027). Also, the final maturity date of any such obligations which are issued may not be later
than 20 years from their respective dates of issue. One or more series of obligations may be sold
at one or more times in order to implement this Plan. Obligations may be issued on a parity or
subordinated basis.

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

Most Recent Equalized Assessed Valuation

The purpose of identifying 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 2002 EAV of all taxable parcels within the Project Area is $3,722,416. This
total EAV amount by Parcel Identification Number (PIN) is summarized in Appendix D. The
EAV is subject to verification by the Cook County Clerk. After verification, the final figure shall
be certified by the Cook County Clerk, and shall become the Certified Initial EAV from which
all incremental property taxes in the Project Area will be calculated by Cook County.
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Anticipated Equalized Assessed Valuation

By the tax year 2026 (collection year 2027) and following the substantial completion of
35™M/State Redevelopment Project, the EAV of the Project Area is estimated to range between
approximately $40 million and $42 million. The estimated range is based on several key
assumptions, including: 1) redevelopment of the Project Area will occur in a timely manner; 2)
approximately 880 new residential units will be constructed in the Project Area, including
approximately 1/3 CHA units, 1/3 market-rate for sale units, and 1/3 affordable units (both rental
and for-sale); 3) Stateway Gardens development will occur over multiple phases and be
completed and occupied by May 2009; 4) approximately 27,500 square feet of new commercial
space will be constructed in the Project Area and occupied by May 2009; 5) approximately
100,000 square feet of additional taxable commercial and research space in the IIT portion of the
Project Area will be developed and occupied by the end of 2008; 6) an estimated annual inflation
rate in EAV of 2.0 percent through 2026, realized in triennial reassessment years only (6.12
percent per triennial reassessment period); 7) the five-year average state equalization factor of
2.2225 (tax years 1998 through 2002) is used in all years to calculate estimated EAV; and 8) the
land associated with for-sale units will be taxable whereas the land associated with CHA units

will be completely tax-exempt.

Financial Impact on Taxing Districts

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

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

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

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

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

Board of Education of the City of Chicago: General responsibilities of the Board of
Education include the provision, maintenance and operations of educational facilities and the

__provision of educational services for kindergarten through twelfthgrade.
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Chicago Community College District 508: The Community College District is a unit of the
State of Illinois' system of public community colleges, whose objective is to meet the
educational needs of residents of the City and other students seeking higher education
programs and services.

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

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

Metropolitan Water Reclamation District of Greater Chicago: The Water Reclamation
District provides the main trunk lines for the collection of wastewater from cities, villages
and towns, and for the treatment and disposal thereof.

The proposed revitalization of the Project Area would be expected to create moderate demands
on public services. The development of new residential property on vacant and deteriorated land
could increase the demand for school services as well as parks and other population-based
services.

Within the land use designations on the Land Use Plan that allow for residential use, 880 new
dwelling units are planned. Total population is estimated to increase substantially from the 561
current residents. The number of school age children is also likely to increase as a result of
residential redevelopment from a current population of 293 residents under the age of 18. An
estimated 343 children under the age of 18 could reside in the Project Area when redevelopment
is completed. This estimate was derived by applying the average number of children per
household in the three adjacent census tracts, based on 2000 U.S. Census data, to the 582
residential dwelling units that are expected to accommodate households with children.

The demand for water and sewer services would increase as well. Proposed commercial
development would not increase the demand for population-based services, but would increase
demand for water and sewer services and similar types of infrastructure, including the
Metropolitan Water Reclamation District,

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

When completed, developments in the Project Area will generate property tax revenues for all
taxing districts. Other revenues may also accrue to the City in the form of sales tax, business fees

_and licenses, and utility user fee 0

5. .CO
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building inspections, etc. are iéally covered by user charges. However, others are not a
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should be subtracted from the estimate of property tax revenues to assess the net financial impact
of the Plan on the affected taxing districts.

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

It is expected that most of the increases in demand for the services and programs of the
aforementioned taxing districts, associated with the Project Area, can be adequately handled by
the existing services and programs maintained by these taxing districts. However, $15 million
has been allocated within the Project Budget to public improvements, including "taxing district
capital costs" to address potential demands associated with implementing the Plan.

Real estate tax revenues resulting from increases in the EAV, over and above the Certified Initial
EAYV established with the adoption of the Plan, will be used to pay eligible redevelopment costs
in the Project Area. Following termination of the Project Area, the real estate tax revenues,
attributable to the increase in the EAV over the Certified Initial EAV, will be distributed to all
taxing districts levying taxes against property located in the Project Area. Successful
implementation of the Plan is expected to result in new development and private investment on a
scale sufficient to overcome blighted conditions and substantially improve the long-term
economic value of the Project Area.

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

The Plan will be completed, and all obligations issued to finance redevelopment costs shall be
retired, no later than December 31st 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 Plan is adopted (assuming
adoption in 2003, by December 31, 2027).

35 May 29, 2003
(Revised October 7, 2003)



9. HOUSING IMPACT STUDY

A Housing Impact Study has been conducted for the Project Area to determine the potential
impact of redevelopment on area residents. As set forth in the Act, if the redevelopment plan for
a redevelopment project area would result in the displacement of residents from 10 or more
inhabited residential units, or if the redevelopment project area contains 75 or more inhabited
residential units and the City is unable to certify that no displacement of residents will occur, the
municipality shall prepare a housing impact study and incorporate the study as part of the
separate feasibility report required by the Act and in the redevelopment project plan. As of April
25, 2003, the Project Area contained 191 inhabited residential units. The Plan provides for the
redevelopment of portions of the Project Area that contain occupied residential units. As a result,
implementation of this Plan will result in the displacement of residents from 10 or more
inhabited residential units. Therefore, a housing impact study is required. The Housing Impact
Study, set forth in this Section 9 presents certain factual information required by the Act and
fulfills the Act’s housing impact study requirement. It is also integral to the formulation of the
goals, objectives, and policies of the Plan.

This Housing Impact Study is organized into two parts. Part I describes the housing survey
conducted within the Project Area to determine existing housing characteristics. Part II describes
the potential impact of the Plan. Specific elements of the Housing Impact Study include:

Part I - Housing Survey

i.  Type of residential unit, either single-family or multi-family.

ii.  The number and type of rooms within the units, if that information is available.

iil. 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.

iv. Data as to the racial and ethnic composition of the residents in the inhabited
residential units, which shall be deemed to be fully satisfied if based on data from
the most recent federal census.

Part II - Potential Housing Impact

i.  The number and location of those units that will be or may be removed.

il.  The municipality's plans for relocation assistance for those residents in the proposed
redevelopment project area whose residencies are to be removed.

iii. The availability of replacement housing for those residents whose residences are to
be removed, and the identification of the type, location and cost of the replacement
housing.

iv. The type and extent of relocation assistance to be provided.
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PART I - HOUSING SURVEY

Part | of this study provides, as required by the Act, the number, type and size of residential units
within the Project Area, the number of inhabited and uninhabited units, and the racial and ethnic
composition of the residents in the inhabited residential units.

Number and Type of Residential Units

The number and type of residential units within the Project Area were identified during the building
condition and land use survey conducted as part of the eligibility analysis for the area. This survey,
completed on April 25, 2003, revealed that the Project Area contains two residential buildings
containing a total of 362 units. The number of residential units by building type is outlined in Table

3, Number and Type of Residential Units.

Table 3
NUMBER AND TYPE OF RESIDENTIAL UNITS
Building Type Total Number of Buildings Total Number of Units
Single-Family 0 0
Multi-Family (1) 2 362 (2)
Total 2 362

Source: Chicago Housing Authority and ERS Enterprises

(1) 3616-18 S. State is a 10-story residential that contains 132 units. 3651-53 S. Federal St is a 17-story residential building that

contains 230 units,

(2) Of the 362 units in the two buildings 12 (3.32%) have been converted to non-dwelling uses.

Number and Type of Rooms in Residential Units

The distribution of the 362 residential units within the Project Area by the number of bedrooms
is identified in Table 4, Units by Number of Bedrooms.

Table 4

UNITS BY NUMBER OF BEDROOMS !

Number of Bedrooms Number of Units % of Total
Studio 0 0.0%
1 Bedroom 50 13.8%
2 Bedroom 150 42.5%
3 Bedroom 154 41.4%
4 Bedroom 4 1.1%
5+ Bedroom 4 1.1%
TOTAL 362 100.00%

Source: Chicago Housing Authority

1 As defined by the Census Bureau, number of bedrooms includes all rooms intended for use as bedrooms
even if they are currently used for some other purpose. A housing unit consisting of only one room, such as
a one-room efficiency apartment, is classified, by definition, as having no bedroom.
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Number of Inhabited Units

A review of data provided by the CHA of inhabited dwelling units within the Project Area was
conducted by Ernest R. Sawyer Enterprises, Inc. This analysis identified 362 residential units, of
which 159 (43.9%) were identified as vacant and 12 (3.32%) were identified as being converted to
non-residential uses. Therefore, there are 191 total inhabited units within the Project Area. As
required by the Act, this information was ascertained as of April 25, 2003, which is a date not less
than 45 days prior to the date that the resolution required by subsection (a) of Section 11- 74.4-5 of
the Act is or will be passed (the resolution setting the public hearing and Joint Review Board meeting
dates).

Race and Ethnicity of Residents

The racial and ethnic composition of the residents within the Project Area is identified in Table
3, Race, Ethnicity, Age, and Gender Characteristics, within this section. The racial and ethnic
composition of the residents in the inhabited residential units was determined by using
demographic information which was provided by the Chicago Housing Authority.

Table 5
RACE, ETHNICITY, AGE, AND GENDER CHARACTERISTICS
TOTAL % of Total
Race
White 0 0.0%
Hispanic 0 0.0%
African-American 561 100.0%
American Indian & Alaska Native 0 0.0%
Pacific Islander 0 0.0%
Asian 0 0.0%
Other Race 0 0.0%
TOTAL 561 100.0%
Source: Chicago Housing Authority
Hispanic Origin TOTAL % of Total
Hispanic 0 0.0%
Non-Hispanic 561 100.0%
TOTAL 561 100.0%
Source: Chicago Housing Authority
Age Range Male Female TOTAL % of Total
0-4 years 22 19 41 7.3%
5-13 years 82 81 163 29.0%
14-16 years 30 26 56 10.0%
17-18 years 15 I8 33 5.9%
19+ years 67 201 268 47.8%
TOTAL 216 345 561 100.0%
Source: Chicago Housing Authority
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PART II - POTENTIAL HOUSING IMPACT

Part II of this study contains, as required by the Act, information on any acquisition, relocation
program, along with replacement housing and relocation assistance.

Number and Location of Units That May Be Removed

The primary objectives of the Plan are to redevelop vacant land and correct obsolete land use
patterns through redevelopment, including replacement of existing CHA housing units. All of the
191 inhabited residential units are scheduled to be removed as this Plan is implemented. Figure
7, Housing Impact Study Map (See Appendix A), identifies the 191 inhabited residential units
that will be removed during the 23-year life of the 35"/State Redevelopment Project Area.

Plans For Relocation Assistance

The City’s efforts will provide assistance not less than that which would be provided under the
Federal Uniform Relocation Assistance and Real Property Acquisition Act of 1970.

A copy of the Chicago Housing Authority’s Leaseholder Housing Choice and Relocation Rights
Contract is provided in Appendix E. The attached contract sets forth the rights and
responsibilities of the Chicago Housing Authority, its agents, and the CHA Leaseholder
regarding relocation either temporarily or permanently for a CHA unit and will be used to ensure
that displaced residents are relocated in keeping with the intent of the Act.

Replacement Housing

In accordance with Section 11-74.4-3 (n)(7) of the Act, the City shall make a good faith effort to
ensure that affordable replacement housing for any qualified displaced resident whose residence
is removed is located in or near the Project Area. Newly constructed affordable replacement
housing built as part of the 35"/State Redevelopment Project will constitute a part of such
permanent replacement housing. If affordable replacement housing cannot be provided to a
displaced resident within the Project Area, then the City will make a good faith effort to ensure
that appropriate replacement housing will be found in either the Project Area or the surrounding
community areas.

The location, type and cost of a sample of possible replacement housing units located within the
surrounding community areas were determined through classified advertisements from the
Multiple Listing Service of Northern Illinois, the Chicago Association of Realtors, the Chicago
Sun-Times, Chicago Tribune, Chicago Defender, Hyde Park Herald, and Lakefront Outlook, and
from Internet listings on Apartments.com and HomeStore.com during the first part of the month
of April 2003. The results of this research are presented in Table 6, Survey of Available Rental
Housing Units. It is important to note that Chicago has a rental cycle where apartments turn over
at a greater rate on May 1 and October 1 of each year. These times would likely reflect a wider

variety of rental rates, unit sizes and locations than those available at other times throughout the
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Table 6
SURVEY OF AVAILABLE RENTAL HOUSING UNITS

No. | Location Distance Bedrooms | Rent Amenities Section 8 | Community
from Area Accepted | Area
I 43358 1 mile 1 $675 Central No Kenwood
Greenwood Heat/Air
2 47118 1.5 miles 1 $550 Central No Kenwood
Greenwood Heat/Air
3 49™and St. | 2.0 miles | 3 $975 Central No Grand
Lawrence Heat/Air Boulevard
4 4220 S 1.25 miles | 2to 3 $750- | New Yes Grand
Michigan $£900 Renovation Boulevard
5 4509 S 2.0 miles 3 $1,200 Yes Grand
Michigan Boulevard
6 4026 S 1.25 miles | 2 $625 No Grand
Calumet Boulevard
7 55228 2.5 miles 4 $1,000 - | Central Yes Grand
Wells $1,500 | Heat/Air Boulevard
8 4901 S 2.5 miles 2t03 $750 - Yes Grand
Michigan $900 Boulevard
9 36318 0.5 mile 2 $850 No Douglas
King Drive
10 4724 S 1.5 miles lto2 $800 - | New Yes Grand
Vincennes $900 Renovation Boulevard
11 | 44" and 1.5miles |2 $980 New Yes Grand
Wells Renovation Boulevard
12 [ 817E47" | 2.5 miles |4 $900 No Grand
Place Boulevard
13 40™ and 1.0 miles 2t03 $750- Individual Yes Grand
Calumet $850 heat Boulevard
14 | 48Mand 1.5 miles 2to03 $750- Yes Grand
Prairie $850 Boulevard
15 5136 S 2.0 miles 3 $1,200 | Heat Yes Grand
King Drive Included Boulevard
16 4841 S 1.5 miles 2 $650 New Yes Grand
Evans Renovation Boulevard
17 4423 S 1.5 miles 2 $775 New No Grand
Indiana Renovation Boulevard
18 4856 S 1.5 miles 5 $1,500 | New Yes Grand
Prairie Renovation Boulevard
19 4420 S 1.5 miles 3 $950 New Yes Grand
Calumet Renovation Boulevard
20 3840 S 0.5 miles 1 $675 New Yes Douglas
King Drive Renovation
21 4110 S. 075 miles | 2 $700 Heat No Grand
King Drive Included Boulevard
22 | 34™and 0.25 miles | 1to2 $550- | New Yes Douglas
Giles $900 Renovation
23 4329 S. 1.25 4 $1,400 | Central No Grand
Indiana Heat/Air Boulevard

Source: Chicago Sun-Times, Chicago Tribune, Chicago Defender, Lakefront Outlook, Hyde Park Herald, Apartments.com, and

A . ot S
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Relocation Assistance

If the removal or displacement of low-income, very low-income or very, very low-income
households is required, such residents will be provided with relocation assistance in accordance
with the Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970 and
the regulations there under, including the eligibility criteria. The City shall make a good faith
effort to ensure that affordable replacement housing for the aforementioned households is
located in or near the Project Area.

As used in the above paragraph, "low-income households," "very low-income households,"
"very, very low-income households" and "affordable housing" have the meanings set forth in
Section 3 of the Illinois Affordable Housing Act, 310 ILCS 65/3. These statutory terms have the
following meanings:

a. "low-income households" means a single-person, family or unrelated
persons living together whose adjusted income is more than 50 percent but
less than 80 percent of the median income of the area of residence, adjusted
for family size, as such adjusted income and median income are determined
from time to time by the United States Department of Housing and Urban
Development (HUD) for purposes of Section 8 of the United States Housing
Act of 1937;

b. "very low-income households" means a single-person, family or unrelated
persons living together whose adjusted income is not more than 50 percent
of the median income of the area of residence, adjusted for family size, as so

determined by HUD;

c. "very, very low-income households" means a single-person, family or
unrelated persons living together whose adjusted income is not more than 30
percent of the median income of the area of residence, adjusted for family
size, as so determined by HUD; and

d. "affordable housing" means residential housing that, so long as the same is
occupied by low-income households or very low-income households,
requires payment of monthly housing costs, including utilities other than
telephone, of no more than 30 percent of the maximum allowable income for
such households, as applicable.

In order to estimate the number of moderate-, low-, very low- and very, very low-income
households within the Project Area, ERS obtained demographic information from the Chicago
Housing Authority. Based on the available information from the Chicago Housing Authority and
the Income limits provided by Housing and Urban Development Agency (HUD) and the Illinois
Housing Development Authority (IHDA). It is estimated that 100% of the households within the
Project Area can be classified as very, very low-income. This information is summarized in

Table 7, Household Income.
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Table 7

HOUSEHOLD INCOME

Income Category Annual Income Range % of Households | Number of Households
Very, Very, Low- $0-$15,850 100% 191

Income

Very Low Income $15,851 - $26,400 0.0% 0
Low-Income 826,401 - $39,550 0.0% 0
Moderate-Income $39,551 - $52,800 0.0% 0

Above Moderate- $52,8010r above 0.0% 0

Income

TOTAL 100.0% 191

Source: HUD, IHDA, and CHA.

As described above, the estimates of the total number of moderate-, low-, very low- and very,
very low-income households within the Project Area collectively represent 100% of the total
inhabited units, and the number of households in the low-income categories collectively
represent 100% of the total inhabited units. Therefore, replacement housing for any displaced
households over the course of the 23-year life of the 35"/State Redevelopment Project Area
should be affordable at these income levels. It should be noted that these income levels are likely
to change over the 23-year life of the Project Area as both median income and income levels
within the Project Area change.
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10. PROVISIONS FOR AMENDING THE PLAN

The Plan may be amended pursuant to the provisions of the Act.
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11. CITY OF CHICAGO COMMITMENT TO FAIR EMPLOYMENT
PRACTICES AND AFFIRMATIVE ACTION

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

1.~ The assurance of equal opportunity in all personnel and employment 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, religion, sex, age, disability, national origin, ancestry, sexual
orientation, marital status, parental status, military discharge status, source of income, or
housing status.

2. Redevelopers must meet the City of Chicago's standards for participation of 25 percent
Minority Business Enterprises and 5 percent Woman Business Enterprises and the City
Resident Construction Worker Employment Requirement as required in redevelopment
agreements.

3. This commitment to affirmative action and nondiscrimination will ensure that all members of
the protected groups are sought out to compete for all Jjob openings and promotional
opportunities.

4. Redevelopers will meet City standards for any applicable prevailing wage rate as ascertained
by the Illinois Department of Labor to all project employees.

The City shall have the right in its sole discretion to exempt certain small business, residential
property owners and developers from the above.
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APPENDIX A

35"™M/STATE
REDEVELOPMENT PROJECT AREA

FIGURES 1-7 and TABLE 8
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Table 8
LAND ACQUISITION BY PARCEL IDENTIFICATION NUMBER AND ADDRESS

The following list of parcels represents those parcels identified for acquisition on the Acquisition
Map of this Plan.

Properties to Be Acquired Under this Plan

PIN NUMBER STREET ADDRESS CITY jSTATE ZIP CODE

17-33-420-024 3800 South Dearborn Street CHICAGO IL 60609
17-33-420-025 3804 South Dearborn Street CHICAGO |iL 60609
17-33-420-026 3806 South Dearborn Street CHICAGO |iL 60609
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APPENDIX B

35"/STATE
REDEVELOPMENT AND PROJECT AREA

LEGAL DESCRIPTION

ALL THAT PART OF THE EAST HALF OF SECTION 33, TOWNSHIP 39 NORTH,
RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, BOUNDED AND DESCRIBED

AS FOLLOWS:

BEGINNING AT THE POINT OF INTERSECTION OF THE NORTH LINE OF WEST
PERSHING ROAD WITH THE WEST LINE OF SOUTH STATE STREET;

THENCE NORTH ALONG SAID WEST LINE OF SOUTH STATE STREET TO THE
NORTH LINE OF HERETOFORE VACATED 34™ STREET:

THENCE WEST ALONG SAID NORTH LINE OF HERETOFORE VACATED 34™
STREET TO THE NORTHERLY EXTENSION OF THE EAST LINE OF LOT 26 IN HANNA
BUSBY’S SUBDIVISION OF PART OF THE SOUTHWEST QUARTER OF BLOCK 16 IN
THE CANAL TRUSTEE’S SUBDIVISION OF SECTION 33, TOWNSHIP 39 NORTH,
RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, SAID NORTHERLY
EXTENSION BEING ALSO THE EAST LINE OF THAT PART OF HERETOFORE
VACATED 34™ STREET BEARING PIN 17-33-221-003;

THENCE SOUTH ALONG SAID EAST LINE OF THAT PART OF HERETOFORE
VACATED 34™ STREET BEARING PIN 17-33-221-003 TO THE CENTER LINE OF SAID
VACATED 34™ STREET, SAID CENTER LINE OF VACATED 34™ STREET BEING
ALSO THE SOUTH LINE OF THE PARCEL OF PROPERTY BEARING PIN 17-33-221-003;

THENCE WEST ALONG SAID SOUTH LINE OF THE PARCEL OF PROPERTY
BEARING PIN 17-33-221-003 TO THE WEST LINE OF THE EAST 22.50 FEET OF
VACATED FEDERAL STREET (FORMERLY BUTTERFIELD STREET), SAID WEST LINE
OF THE EAST 2250 FEET OF VACATED FEDERAL STREET (FORMERLY
BUTTERFIELD STREET) BEING ALSO THE WEST LINE OF THE PARCEL OF
PROPERTY BEARING PIN 17-33-221-003;

THENCE NORTH ALONG SAID WEST LINE OF THE PARCEL OF PROPERTY

BEARING PIN 17-33-221-003 AND ALONG THE NORTHERLY EXTENSION THEREOF

TO THE NORTH LINE OF WEST33RD STREET;
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THENCE WEST ALONG SAID NORTH LINE OF WEST 33RP STREET TO THE
WEST LINE OF THE VACATED ALLEY LYING WEST OF AND ADJOINING LOT 182 IN
BOONE, JONES AND KIEFER’S SUBDIVISION OF THE NORTH THREE QUARTERS OF
BLOCK 1 AND THE EAST 75 FEET OF BLOCK 2 AND LOT 49 IN BEECHER’S
SUBDIVISION OF THE SOUTH HALF OF THE SOUTH HALF OF BLOCK 1 OF THE
CANAL TRUSTEE’S SUBDIVISION OF SECTION 33, TOWNSHIP 39 NORTH, RANGE 14
EAST OF THE THIRD PRINCIPAL MERIDIAN, SAID WEST LINE OF THE VACATED
ALLEY BEING ALSO THE EAST LINE OF THE JOINT RAILROAD RIGHT OF WAY OF
THE NEW YORK CENTRAL SYSTEM AND THE CHICAGO, ROCK ISLAND AND

PACIFIC RAILWAY;

THENCE NORTH ALONG SAID EAST LINE OF THE JOINT RAILROAD RIGHT
OF WAY TO THE NORTH LINE OF AFORESAID SECTION 33, TOWNSHIP 39 NORTH,
RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, SAID NORTH LINE BEING
ALSO THE CENTER LINE OF WEST 315" STREET;

THENCE WEST ALONG SAID CENTER LINE OF WEST 3157 STREET TO THE
WEST LINE OF THE AFORESAID JOINT RAILROAD RIGHT OF WAY;

THENCE SOUTH ALONG SAID JOINT RAILROAD RIGHT OF WAY TO THE
NORTH LINE OF WEST 33" STREET:

THENCE WEST ALONG SAID NORTH LINE OF WEST 33RP STREET AND
ALONG THE WESTERLY EXTENSION THEREOF TO THE WEST LINE OF THE EAST
HALF OF THE NORTHEAST QUARTER OF AFORESAID SECTION 33, TOWNSHIP 39
NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, SAID WEST LINE
BEING ALSO THE CENTER LINE OF SOUTH WENTWORTH AVENUE;

THENCE SOUTH ALONG SAID WEST LINE OF THE EAST HALF OF THE
NORTHEAST QUARTER OF SECTION 33 AND ALONG THE WEST LINE OF THE EAST
HALF OF THE SOUTHEAST QUARTER OF SAID SECTION 33 TO THE WESTERLY
EXTENSION OF THE NORTH LINE OF LOTS 57 THROUGH 61, BOTH INCLUSIVE, IN
ENOS AYRES’ SUBDIVISION OF LOT 2 IN THE SUBDIVISION OF LOT 18 OF THE
CANAL TRUSTEE’S SUBDIVISION OF SECTION 33, TOWNSHIP 39 NORTH, RANGE 14
EAST OF THE THIRD PRINCIPAL MERIDIAN, SAID NORTH LINE OF LOTS 57
THROUGH 61, BOTH INCLUSIVE, BEING ALSO THE SOUTH LINE OF WEST 35™
STREET;

THENCE EAST ALONG SAID WESTERLY EXTENSION AND THE SOUTH LINE
OF WEST 35™ STREET TO THE EAST LINE OF THE ALLEY LYING EAST OF AND
ADJOINING LOT 1 IN SAID ENOS AYRES’ SUBDIVISION, SAID EAST LINE BEING
ALSO THE WEST LINE OF THE JOINT RAILROAD RIGHT OF WAY OF THE NEW
YORK CENTRAL SYSTEM AND THE CHICAGO, ROCK ISLAND AND PACIFIC

RAILWAY;

.. THENCE SOUTH _ALONG SAID WEST LINE.QF. THE. JOINT RAILROAD -REGHTE-or e

“OF WAY OF THE NEW YORK CENTRAL SYSTEM AND THE CHICAGO, ROCK ISLAND
AND PACIFIC RAILWAY TO THE NORTH LINE OF WEST 38™ STREET;
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THENCE WEST ALONG SAID NORTH LINE OF WEST 38™ STREET AND
ALONG THE WESTERLY EXTENSION THEREOF TO THE WEST LINE OF THE EAST
HALF OF THE SOUTHEAST QUARTER OF SECTION 33, TOWNSHIP 39 NORTH,
RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, SAID WEST LINE BEING
ALSO THE CENTER LINE OF SOUTH WENTWORTH AVENUE;

THENCE SOUTH ALONG SAID WEST LINE OF THE EAST HALF OF THE
SOUTHEAST QUARTER OF AFORESAID SECTION 33 TO THE WESTERLY
EXTENSION OF THE SOUTH LINE OF LOT 72 IN YOUNG AND ROWLEY’S
SUBDIVISION OF THE SOUTH HALF OF BLOCK 3] OF THE CANAL TRUSTEE’S
SUBDIVISION OF SECTION 33, TOWNSHIP 39 NORTH, RANGE 14 EAST OF THE
THIRD PRINCIPAL MERIDIAN, LYING WEST OF THE CHICAGO, ROCK ISLAND AND
PACIFIC RAILROAD LAND, SAID SOUTH LINE OF LOT 72 IN YOUNG AND
ROWLEY’S SUBDIVISION BEING ALSO THE NORTH LINE OF WEST PERSHING
ROAD;

THENCE EAST ALONG SAID NORTH LINE OF WEST PERSHING ROAD TO THE
POINT OF BEGINNING AT THE WEST LINE OF SOUTH STATE STREET, ALL IN THE
CITY OF CHICAGO, COOK COUNTY, ILLINOIS.
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APPENDIX C

35"M/STATE
REDEVELOPMENT AND PROJECT AREA

ELIGIBILITY STUDY

The purpose of this study is to determine whether a portion of the City of Chicago identified as
the 35"/State Redevelopment Project Area qualifies for designation as a tax increment financing
district within the definitions set forth under 65 ILCS 5/11-74.4 contained in the “Tax Increment
Allocation Redevelopment Act” (65 ILCS 5/11-74.4-1 et seq.), as amended. This legislation
focuses on the elimination of blighted or rapidly deteriorating areas through the implementation
of a redevelopment plan. The Act authorizes the use of tax increment revenues derived in a
project area for the payment or reimbursement of eligible redevelopment project costs.

The area proposed for designation as the 35"/State Redevelopment Project Area, hereinafter
referred to as the “Study Area,” is shown in Figure A, Study Area Boundary Map. The Study
Area is approximately 91.2 acres in size and includes 122 tax parcels. The Study Area includes
approximately 33.5 acres of land devoted to public and railroad rights-of-way. One tax parcel
(17-33-502-001) is devoted to active rail right-of-way. The Study Area also includes 99 tax
parcels on four tax blocks that contain Dan Ryan right-of-way and a relocated LaSalle Street.
Although these parcels are clearly devoted to transportation use, they were never replatted by
Cook County to delineate the public right-of-way as it presently exists.

Improved property within the Study Area totals 26.2 acres on nine tax blocks. Of the 14
improved tax parcels, 12 contain buildings and two contain park improvements. There are a total
of 16 buildings within the improved portions of the Study Area.

There are eight vacant parcels within the Study Area found on five tax blocks. Vacant land
accounts for 31.5 acres within the Study Area.

This study summarizes the analyses and findings of the consultant’s work, which, unless
otherwise noted, is solely the responsibility of Ernest R. Sawyer Enterprises, Inc. and its sub-
consultants and does not necessarily reflect the views and opinions of potential developers or the
City of Chicago. Emest R. Sawyer Enterprises, Inc. has prepared this report with the
understanding that the City would rely 1) on the findings and conclusions of this report in
proceeding with the designation of the Study Area as a redevelopment project area under the
Act, and 2) on the fact that Ernest R. Sawyer Enterprises, Inc. has obtained the necessary
information to conclude that the Study Area can be designated as a redevelopment project area in
compliance with the Act.
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1. INTRODUCTION

The Tax Increment Allocation Redevelopment Act (the "Act") permits municipalities to induce
redevelopment of eligible “blighted,” “conservation” or “industrial park conservation areas” in
accordance with an adopted redevelopment plan. The Act stipulates specific procedures, which
must be adhered to, in designating a redevelopment project area. One of those procedures is the
determination that the area meets the statutory eligibility requirements. Under 65 ILCS 5/11-
74.4-3(p), the Act defines a "redevelopment project area" as:

“... an area designated by the municipality, which is not less in the aggregate than 1-1/2
acres, and in respect to which the municipality has made a finding that there exist conditions
which cause the area to be classified as a blighted area, conservation area or industrial park
conservation area, or combination of both blighted and conservation areas.”

In adopting the Act, the Illinois State Legislature found that:

1. ...there exists in many municipalities within this State blighted, conservation and
industrial park conversation areas...(at 65 ILCS 5/1 1-74.4-2(a)); and

2. ...the eradication of blighted areas and treatment and improvement of conservation areas
by redevelopment projects is hereby declared to be essential to the public interest (at 65
ILCS 5/11-74.4-2(b)).

The legislative findings were made on the basis that the presence of blight, or conditions that
lead to blight, is detrimental to the safety, health, welfare and morals of the public. The Act
specifies certain requirements, which must be met, before a municipality may proceed with
implementing a redevelopment project in order to ensure that the exercise of these powers is
proper and in the public interest.

Before the tax increment financing (“TIF™) technique can be used, the municipality must first
determine that the proposed redevelopment area qualifies for designation as a "blighted area,”
“conservation area," or "industrial park conservation area." Based on the conditions present, this
Eligibility Study (the “Study”) finds that the Study Area qualifies for designation as a blighted
area, both with respect to its improved area and with respect to its vacant area.

Blighted Areas

If the property under consideration is improved, a combination of five or more of the following
factors must be present for designation as a blighted area, as more fully discussed in Section

74.4-3(a)(1) of the Act:

Dilapidation

Obsolescence

Deterioration

Presence of structures below minimum code standards

e I N

Excessive vacancies

C-4 May 29, 2003
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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 layout

11. Environmental clean-up requirements

12. Lack of community planning

13. Stagnant or declining equalized assessed value

If the property consists of vacant land, a combination of two or more of the following factors
qualifies the area as blighted, all as more fully discussed in Section 74.4-3(a)(2) of the Act (the
“Vacant Blighted Area Option A Factors”):

B

SN

Obsolete platting of vacant land

Diversity of ownership of vacant land

Tax or special assessment delinquencies on such land

Deterioration of structures or site improvements in neighboring areas adjacent to the
vacant land

Environmental clean-up requirements

Stagnant or declining equalized assessed value

Vacant land may also qualify as blighted if any one of the following factors is present, all as
more fully described in Section 74.4-3(a)(3) of the Act (the “Vacant Blighted Area Option B
Factors™):

1.
3.

4.

5.

6.

The area consists of one or more unused quarries, mines or strip mine ponds;

The area consists of unused rail yards, tracks or rights-of-way;

The area is subject to flooding as certified by a registered professional engineer or
appropriate regulatory agency;

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

The area is between 50 to 100 acres, 75 percent vacant, shows deleterious qualities
and was designated as a town center before 1982, but not developed for that purpose;
The area qualified as blighted immediately before it became vacant.

The Act defines blighted areas and recent amendments to the Act also provide guidance as to
when the factors present qualify an area for such designation. Where any of the factors defined in
the Act are found to be present in the Study Area, they must be: 1) documented to be present to a
meaningful extent so that the municipality may reasonably find that the factor is clearly present
within the intent of the Act; and 2) reasonably distributed throughout the vacant or improved part
of the Study Area, as applicable, to which such factor pertains.

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

An analysis was undertaken to determine whether any or all of the blighting factors listed in the
Act are present in the Study Area, and if so, to what extent and in which locations,

In order to accomplish this evaluation the following tasks were undertaken:

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

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

Analysis of existing land uses and their relationships.

Comparison of surveyed buildings to zoning regulations.

Analysis of the current platting, building size and layout.

Analysis of building floor area and site coverage.

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

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

L XN kW

10. Review of building code violations

The exterior building condition survey and site conditions survey of the Study Area were
undertaken between April 11, 2003 and April 24, 2003. The analysis of site conditions was
organized by tax block as shown in Figure C: Tax Block Map, with the corresponding existing
land use shown in Figure D: Existing Land Use.

Where a factor is described as being present to a meaningful extent, the factor is present with
respect to a majority of the improved or vacant tax blocks in the Study Area, as applicable. The
presence of such conditions has a major adverse impact or influence on adjacent and nearby
property. A factor described as being present to a minor extent indicates that the factor is
present, but that the distribution of impact of the condition is more limited, affecting fewer than
50% of the improved or vacant tax blocks, as applicable. A statement that the factor is not
present indicates that either no information was available or that no evidence was documented as
a result of the various surveys and analyses. Factors whose presence could not be determined
with certainty were not considered in establishing eligibility.

Each factor identified in the Act for determining whether an area qualifies as a blighted area is
discussed below and a conclusion is presented as to whether or not the factor is present in the
Study Area to a degree sufficient to warrant its inclusion as a blighting factor in establishing the
eligibility of the area as a blighted area under the Act. These findings describe the conditions that
exist and the extent to which each factor is present.
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3. PRESENCE AND DISTRIBUTION OF ELIGIBILITY FACTORS

The Act establishes different eligibility factors for improved property versus vacant land.
Property within the Study Area consists of a combination of improved property and vacant land.
Three tax blocks within the Study Area consist entirely of public or railroad right-of-way not
subject to private investment and have been excluded from the eligibility analysis which follows.

Improved property includes parcels that contain buildings, structures, parking or other physical
improvements. Improved property may include single parcels or multiple parcels under single or
common ownership. Landscaped yards, open space or other ancillary functions may also be
classified as improved property for the purposes of the eligibility analysis if they are obviously
accessory to an adjacent building (primary use). For the purpose of this analysis, Stateway Park,
located on tax blocks 17-33-416 and 17-33-417, has been classified as improved property.

In order to establish the eligibility of a redevelopment project area under the improved “blighted
area” criteria established in the Act, at least five of 13 eligibility factors must be meaningfully
present and reasonably distributed throughout the Study Area with respect to improved property.
For vacant land, either two Vacant Blighted Area Option A Factors or one Vacant Blighted Area
Option B Factor must be meaningfully present and reasonably distributed with respect to the
vacant land.

This eligibility study finds that the Study Area qualifies for designation as a combination of an
improved blighted area and vacant blighted area under the criteria contained in the Act. The
following seven qualifying factors for an improved blighted area are meaningfully present to a
major extent and reasonably distributed within the improved portions of the Study Area:

Obsolescence

Deterioration

Presence of structures below minimum code standards
Inadequate utilities

Excessive land coverage or overcrowding of community facilities
Deleterious land use or layout

Lack of community planning

N R W~

Two other qualifying factors for improved property are present to a minor extent within the
Study Area. Dilapidation is present on two of the nine improved tax blocks. Excessive vacancies
were found on four of the nine improved tax blocks.

The following five Vacant Blighted Area Option A Factors apply to the vacant land in the Study
Area:

Obsolete platting
Diversity of ownership
Tax and special assessment delinquencies

B

_Vacant land

5. Stagnant or declining EAV
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Three of these factors are meaningfully present to a major extent, affecting each of the five
vacant tax blocks. Two factors (diversity of ownership and tax and special assessment
delinquencies) are present to a minor extent affecting only one tax block. Although these
conditions affect only a small portion of the Study Area, the location of the affected tax parcels
adversely impacts the redevelopment potential of a much larger portion of the Study Area.

In addition, the following Vacant Blighted Area Option B Factor is present with respect to
vacant parcels on three of the five vacant tax blocks:

* The area qualified as blighted immediately before it became vacant

Vacant land that previously contained CHA buildings qualifies as blighted because it qualified as
a blighted improved area immediately prior to becoming vacant by virtue of the presence of the
following eligibility factors applicable to improved property:

Dilapidation

Obsolescence

Deterioration

Presence of structures below minimum code standards
Excessive vacancies

Deleterious land use or layout

Lack of community planning

Deleterious land use or layout

Stagnant or declining equalized assessed value

000N L s W

The presence and distribution of eligibility factors related to the qualification of the Study Area
for designation as a combination of an improved blighted area and a vacant blighted area are
discussed below. The thirteen conditions that were analyzed with respect to the improved portion
of the Study Area are presented in two sections: factors present within the Study Area and
factors not found to be present or whose presence could not be determined. Following this
discussion, the eligibility factors related to vacant land are discussed.

All of these factors are well distributed throughout the Study Area, as indicated in Table C
Distribution of Blighting Factors.

Improved Property

Of the 14 tax blocks within the Study Area that are not exclusively devoted to rights-of-way,
nine tax blocks, containing a total of 14 tax parcels were characterized as improved property.

Factors Present Within The Study Area

1. Dilapidation
As defined in the Act, “dilapidation” refers to an advanced state of disrepair or neglect of
necessary repairs to the primary structural components of buildings or improvement in such a

combination that a documentedbyzldmg condition. analisis dpforwww '“VI/"”.’ s

“TPequiréd or the defecis are so serious and so extensive that the buildings must be removed.
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This section summarizes the process used for assessing building conditions in the Study Area,
the standards and criteria used for evaluation, and the findings as to the existence of dilapidation
or deterioration of structures.

The building condition analysis is based on a thorough exterior inspection of the buildings and
sites conducted by Ernest R. Sawyer Enterprises, Inc., in April, 2003. Structural deficiencies in
building components and related environmental deficiencies in the Study Area were noted during

the survey.
Building Components Evaluated

During the field survey, each component of the buildings in the Study 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:

Primary Structural Components
These include the basic elements of any building: foundation walls, load-bearing walls
and columns, roof, roof structures and facades.

Secondary Components

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

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

Building Component Classification

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.

Deficient — Requiring Minor Repair

Building components containing defects (loose or missing material or holes and cracks

over a limited area), which often may be corrected through the course of normal

maintenance. Minor defects have no real effect on either the primary or secondary

components and the correction of such defects may be accomplished by the owner or

occupants, such as tuckpointing masonry joints over a limited area or replacement of less
complicated components. Minor. defects are..not.considered. in.rating. a.building. as... .

structurally substandard.
Deficient - Requiring Major Repair
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Building components that contain major defects over a widespread area that would be
difficult to correct through normal maintenance. Buildings in the major deficient category
would require replacement or rebuilding of components by people skilled in the building
trades.

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 material and deterioration over a widespread area) so extensive that the cost of
repair would be excessive.

Final Building Rating

After completion of the exterior-interior building condition survey, each structure was placed in
one of three categories based on the combination of defects found in various primary and
secondary 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 no minor defects.

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.

¢ Deficient-Minor
Buildings classified as “deficient — requiring minor repairs” have more than one minor

defect, but no major defects.

¢ Deficient-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 that 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 on the exterior survey:.

Conclusion: Dilapidation was found to be present within the Study Area to a major extent on

—— FASC AP GO O e ten
T DEEsANEL A
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than 50% of the improved tax blocks, this condition was Jound to be present to a minor extent
within the Study Area overall.

2. Obsolescence
As defined in the Act, “obsolescence” refers to the condition or process of falling into disuse.

Structures have become ill suited for 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 orientation of the building on its site, etc., which detracts from the overall
usefulness or desirability of a property.

Economic Obsolescence
Economic obsolescence is normally a result of adverse conditions which cause some degree

of market rejection and 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 overall area.

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

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.

Obsolescence is present in the two Stateway Gardens high rises and the IIT buildings. The CHA
and IIT buildings are obsolete with limited amenities, outdated plumbing, electrical and heating
systems, lack of energy efficiency based on inadequate insulation and single pane window walls
and a lack of provisions for American Disability Act (ADA) accessibility, all of which would
require major renovation to update these structures. Estimates to renovate the CHA high-rise
residential buildings are close to $30 million per building. The Stateway Gardens development

was constructed between 1955 and 1958, and has not been. substantially AMPrOvEd.. B

“rehabilitated. TIT buildings were constructed in 1951 and expanded in 1959 and are impacted by
similar obsolete characteristics.
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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 major 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 minor extent.

Conclusion: Obsolescence is present to a meaningful extent, affecting buildings on six of the
nine improved tax blocks to a major extent and buildings on one improved tax block to a minor
extent. Therefore, this factor is present to a meaningful extent and reasonably distributed
throughout the Study Area.

3. Deterioration

As defined in the Act, “deterioration” refers to, with respect to buildings, defects including, but
not limited to, major defects in the secondary building components such as doors, windows,
porches, gutters and downspouts, and Jascia. With respect to surface improvements, the
condition of roadways, alleys, curbs, gutters, sidewalks, off-street parking, and surface storage
areas evidence deterioration, including, but not limited to, 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.

Deterioration of streets and sidewalks is present along Federal Street, south of 35" Street, and
Dearborn Street, north of 39™ Street. The pavement is deteriorated and includes broken sections
and potholes. Sidewalks contain broken, settled sections and broken or missing curbs. The plaza
section above the basement level around the IIT Research Tower contains settled and broken
sections that allow water penetration into the space below.

The analysis of building deterioration is based on the survey methodology and criteria described
in the preceding discussion of “dilapidation.” Each of the 16 buildings within the Study Area
contains either minor or major deficiencies. Advanced deterioration, broken and/or missing
components in the CHA buildings included fascias, door canopies, windows, doors, gutters and
downspouts and peeling paint. The IIT buildings in blocks 17-33-220, 17-33-223 and 17-33-224
show presence of peeling paint on windows and broken concrete on the plaza of the tower

building.

Conclusion: Deterioration is present to a major extent in four of the nine improved tax blocks
and to a minor extent in four other improved tax blocks. Therefore, the factor of deterioration is
present to a meaningful extent and reasonably distributed throughout the Project Area, affecting
eight of the nine improved tax blocks.

4. Presence of Structures Below Minimum Code Standards

As defined in the Act, the “presence of structures below minimum code standards " refers to all
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.
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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.
Data contained in the Chicago Housing Authority Plan for Transformation Stateway Gardens
Redevelopment Plan was also reviewed.

City of Chicago Building Department records between 1998 and 2002 include code violations
for both the IIT and CHA buildings within the Study Area. These code violations affect three of
the of the 16 buildings that remain in the Study Area. Code violations were identified in
buildings on two other tax blocks during the building condition survey conducted in April 2003.
In conjunction with the CHA Demolition Applications and accompanying HUD Forms 52860
and 531, specific code violations cited by the City of Chicago include:

* Exposed wiring and loose electrical fixtures and outlets

* Broken windows, doors and frames

Broken flooring

Broken exterior balconies

Missing plumbing fixtures, water leaks or lack of hot water in units
Plaster damage from plumbing leaks, loose and cracked plaster
Broken or missing exit signs or smoke detectors

Interior garbage dumping, exposed debris in hallways

Infestation of rodents and roaches

The factor is considered to be present to a major extent in a block if 20% or more of the
buildings on a block are below minimum code standards. The factor is considered to be present
to a minor extent on a block if fewer than 20% of the buildings are below minimum code
standards.

Conclusion: The factor of structures below minimum code standards is present to a major extent
in five of the nine improved tax blocks. T, herefore, the factor of structures below minimum code
standards is present to a meaningful extent and reasonably distributed throughout the Study
Area.

5. 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 area because of the
Jrequency, extent, or duration of the vacancies.

Wide-spread vacancies of residential units within the Stateway Gardens high rises as well as

s iR e HE-buttdings-were~docammented -t SO RSHIETS Held svalmiars and documents

received from CHA and IIT in April of 2003. There are two remaining residential towers in the
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CHA Stateway Gardens development. Of the 362 total units in the two remaining towers, only
191 are occupied.

According to detailed information received from IIT staff, vacancies within their existing
buildings are significant. The three-cluster building group fronting 35™ Street contains vacant
floor areas ranging from 100 percent (Chemical Research Building) to 33 percent. Within the
four building group fronting State Street, vacant space varies from 28 to 60 percent. Four of the
seven tax blocks containing buildings have excessive vacancies.

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

Conclusion: Excessive vacancies, as a factor, is present to a major extent in four of the nine
improved tax blocks within the Study Area. T herefore, while present, the factor of excessive
vacancies is not considered present to a meaningful extent because it affects fewer than 50% of
the improved tax blocks. Although present 10 a minor extent, this condition is reasonably
distributed throughout the Study Area.

6. 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
insufficient capacity to serve the uses in the redevelopment project area, (ii) deteriorated,
antiquated, obsolete, or in disrepair, or (iii) lacking within the redevelopment project area.

According to reports received from the City’s Department of Water and Sewers, existing sewers
in the Study Area were installed between 1873 and 1881, an age of 121 to 129 years. Future
replacement of the aging sewers will cost more than $2 million. Some water mains are over 100
years of age and other water mains are approaching 100 years. Existing 6-inch lines need to be
replaced with the minimum 8-inch ductile iron lines. The projected cost for replacement of
existing water mains is estimated at $1,167,500.

Conclusion: Inadequate utilities, as a factor, is present to a meaningful extent and reasonably
distributed throughout all portions of the Study Area.

7. Excessive Land Coverage or Overcrowding of Community Facilities

As defined in the Act, “excessive land coverage or overcrowding of community facilities” refers
to the over-intensive use of property and the crowding of buildings and accessory facilities onto
a site. Examples of problem conditions warranting the designation of an area as one exhibiting
excessive land coverage are: (i) the presence of buildings either improperly situated on parcels
or located on parcels of inadequate size and shape in relation to present- day standards of
development for health and safety and (ii) the presence of multiple buildings on a single parcel.
For there to be a finding of excessive land coverage, these parcels must exhibit one or more of

C JOOWING CONI oS INSUIFICTEnt Provision for light and air within or around buildings,
increased threat of spread of fire due to the close proximity of buildings, lack of adequate or

P R MY AN ESC W ¥ Y
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proper access to a public right-of-way, lack of reasonably required off-street parking, or
inadequate provision for loading and service.

The improved portion of the Study Area consists of larger, super-block areas where local streets
were vacated for the development of the southern portion of the IIT campus and the CHA
Stateway Gardens public housing complex. This layout restricts accessibility to the area and
prohibits accessibility within the interior of these blocks. A narrow strip of land with limited
width along the rail line, the result of street closures, remains but houses two power plants and
limited parking. The super block configuration created for the CHA housing developments and
the IIT buildings lack proper interior street access for circulation, loading and parking. The
existing block and limited street pattern of the area does not satisfy contemporary standards and
limits potential for private development.

The IIT portion of the Study Area includes a group of three buildings on one block fronting 35"
Street and a group of four buildings fronting State Street. These buildings occupy almost the
entire block on which they are located. There is very limited vehicle access and parking on the
interior of the building group fronting 35™ Street and no vehicle access for parking, loading and
service for the building group fronting State Street. Parking for these IIT structures is in a remote
area, east of State Street and east of the “L” tracks.

The Stateway Gardens housing development originally consisted of 8 buildings containing 1,644
dwelling unit on 33 acres, or approximately 50 dwelling units per acre. Apart from the
overcrowding of dwelling units within buildings, the high-rise structures are placed with only
interior walkways for site access. There are no interior streets, parking or loading areas within
the blocks where buildings are located. Current standards require a minimum of at least one
parking space per dwelling unit. A narrow strip of surface parking exists along the Metra Rail
Line which can accommodate approximately 30 cars and is insufficient for the number of units
that remain in adjacent high-rise buildings and does not provide access to the interior for loading
and service.

The Crispus Attucks Elementary School covers its entire site, with the building located on two
tax parcels. The amount of space for the structure and the open space and related play areas
around the school also prohibits proper access, loading and parking provisions comparable to
current standards.

Conclusion: Excessive land coverage and overcrowding of structures and community facilities is
present to a major extent in seven improved tax and is reasonably distributed throughout the
Project Area. Therefore, this factor is meaningfully present and reasonably distributed
throughout the Study Area.

8. 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
noxious, offensive, or unsuitable for the surrounding area.

The present uses on the Stateway Gardens portion of the Study Area are incompatible in terms of

“reomftguratishand Tocation with the CHA's efforts to develop the area as a mixed income
residential community. The central power plant, located on tax block 17-33-404, is one example
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of a use that is incompatible with the intended residential character of the portion of the Study
Area located south of West 35" Street. Additionally, the present layout of the blocks is not
conducive to redevelopment within the Study Area.

Conclusion: The factor of deleterious land-use or layout is found to be present to a major extent
in five of the nine improved tax blocks. T herefore, this factor is meaningfully present and
reasonably distributed throughout the Study Area.

9. Lack of Community Planning

As defined in the Act, “lack of community planning” means that the proposed redevelopment
project area was developed prior to or without the benefit or guidance of a community plan. This
means that the development occurred prior to the adoption by the municipality of a
comprehensive or other community plan or that the plan was not followed at the time of the
area’s development. This factor must be documented by evidence of adverse or incompatible
land-use relationships, inadequate street layout, improper subdivision, parcels of inadequate
shape and size to meet contemporary development standards, or other evidence demonstrating
an absence of effective community planning.

The Study Area’s block, parcel and street configuration, assembly of blocks for the placement of
CHA and IIT buildings with a lack of interior vehicular access and sufficient off-street parking,
are evidence of the absence of effective community planning. Although the development of
Stateway Gardens and the IIT campus were the result of major redevelopment efforts following
World War II, these planning approaches have been demonstrated to be flawed, especially with
respect to the decision to concentrate the poor in high-rise public housing projects. The Chicago
Housing Authority Plan For Transformation Stateway Gardens Redevelopment Plan recognizes
the inadequacies of the current land use and community plan and will address these deficiencies

accordingly.

Additionally, the Court decision in Gautreaux vs. The CHA et al. concluded in 1969, that the
CHA program for locating public housing between 1949 and 1969 was flawed in that the CHA
located new public housing projects only in poor and minority neighborhoods. As a result, the
location and arrangement of high concentrations of public housing developments has proven to
be evidence of ineffective community planning.

Conclusion: Lack of community planning as a factor is present to a major extent, affecting the
entire Study Area. Therefore, this factor is meaningfully present and reasonably distributed
throughout the Study Area.

Factors Found Not To Be Present Or Whose Presence Could Not Be
Determined

lllegal Use of Structures
There is an illegal use of a structure when structures are used in violation of federal, state or

local laws. Based on the surveys conducted, no structures in the Study Area are used illegally.
This factor was found not to be present within the Study Area.

“Lack of Ventilation, Light, or Sanitary Facilities
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As defined in the Act, “lack of ventilation, light, or sanitary facilities” refers to the absence of
adequate ventilation for light or air circulation in Spaces or rooms without windows, or that
require the removal of dust, odor, gas, smoke, or other noxious airborne materials. Inadequate
natural light and ventilation means the absence or inadequacy of skylights or windows for
interior spaces or rooms and improper window sizes and amounts by room area to window area
ratios. Inadequate sanitary facilities refers to the absence or inadequacy of garbage storage and
enclosure, bathroom facilities, hot water and kitchens, and structural inadequacies preventing
ingress and egress to and from all rooms and units within a building.

Conclusion: Conditions pertaining to a lack of ventilation, light, or sanitary facilities were not
documented to an extent sufficient to warrant use of this Jactor to qualify the area as an
improved blighted area.

Environmental Clean-Up

As defined in the Act, “environmental clean-up” means that the area has incurred Lllinois
Environmental Protection Agency or United States Environmental Protection Agency
remediation costs for, or a study conducted by an independent consultant recognized as having
expertise in environmental remediation has determined a need for, the clean-up of hazardous
waste, hazardous substances, or underground storage tanks required by State or federal law,
provided that the remediation costs constitute a material impediment to the development or
redevelopment of the redevelopment project area.

Conclusion: No existing environmental surveys were found that identify sites within the Study
Area as environmentally contaminated, nor were any such surveys conducted as part of this
Study. Therefore, the presence of environmental contamination could not be determined.

Stagnant or Declining E qualized Assessed Value

As defined in the Act, this factor is present when the Study Area can be described by one of the
Jollowing three conditions: | ) the total equalized assessed value (“EAV”) has declined in three
of the last five years; 2) the total EAV is increasing at an annual rate that is less than the
balance of the municipality for three of the last five years; or 3) the total EAV is Increasing at an
annual rate that is less than the Consumer Price Index for all Urban Consumers Jor three of the

last five years.

Table A, Comparative Increase in Equalized Assessed Value — Improved Property compares the
annual change in EAV for improved property within the Study Area with the balance of the City.
There is only one taxable improved tax parcel within the Study Area. This property is the owned
by IIT. The portion of the building occupied by for-profit entities is assessed for property tax
purposes. The fluctuation in EAVs is a reflection of the number of taxable uses located in the [IT
buildings within the Study Area in a given year.
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Table A
COMPARATIVE INCREASE IN EQUALIZED ASSESSED VALUE - IMPROVED

PROPERTY

2002 2001 2000* 1999 1998
Improved $3,708,892 $3,708,892 $3,571,281 $5,079,914 $1,632,054
Property within
the Study Area 0% 3.85% -29.70% 211.26% 1.44%
City of Chicago
7.98% 3.71% 14.50% 4.20% 1.70%

*Reassessment years
Source: Cook County Tax Extension Office

Conclusion:  Stagnant or declining EAV was found to be present within the Study Area for only
two of the last five years as shown in Table A, Comparative Increase in Equalized Assessed
Value. Therefore, this factor is not present within the improved portion of the Study Area.

Summary Conclusions — Improved Area

On the basis of the above review of current conditions, the improved part of the Study Area
meets the criteria for qualification as a blighted area. The Project Area exhibits the presence of
nine of the 13 improved blighted area factors. Seven of these factors are meaningfully present
and reasonably distributed throughout the Study area. Only five factors are required to qualify as
a blighted area under the Act. Two factors are present to a more limited extent and were not used
to qualify the Study Area as an improved blighted area.

VACANT LAND

Five tax blocks are classified as vacant land for purposes of this eligibility analysis. The vacant
areas were previously occupied by six Stateway Gardens high-rise buildings demolished in 2001
and 2002 and a daycare center demolished in May 2003. Vacant land may qualify as a blighted
area if any of two of the six Vacant Blighted Area Option A Factors exist or if any one of the
Vacant Blighted Area Option B factors exist. The five vacant tax blocks include eight tax
parcels. Each of the five vacant tax blocks within the Study Area meets the criteria required for
designation as a "vacant blighted area” as set forth in the Act.

The vacant part of the Study Area satisfies three of the Vacant Blighted Area Option A Factors
and one of the Vacant Blighted Area Option B Factors, thus qualifying under each of the
blighted area tests.
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Vacant Blighted Area Option A Factors

Vacant areas within the Study Area may qualify for designation as part of a redevelopment
project area, if the sound growth of the redevelopment project area is impaired by a combination
of two of six factors listed in section 1 1-74.4-3(a)(2) of the Act, each of which is (1) present, with
that presence documented, to a meaningful extent so that a municipality may reasonably find that
the factor is clearly present within the intent of the Act and (ii) reasonably distributed throughout
the vacant part of the redevelopment project area to which it pertains. These factors include:

a. Obsolete Platting
This factor is present when the platting of vacant land results in parcels of limited or narrow
size or configuration of parcels in irregular size or shape that would be difficult to develop on
a planned basis, in a manner compatible with contemporary standards and requirements.
Obsolete platting is also evident where there is a failure to create rights-of-way for streets or
alleys or where public rights-of-way are of inadequate widths, or easements for public

utilities have not been provided.

When the Stateway Gardens public housing was developed, the traditional lot and block
structure of the original neighborhood was eliminated. In its place, superblocks were created
and the underlying street grid was eliminated. Redevelopment of the Study Area as a mixed
income residential community that includes single-family, townhouse and mid-rise multi-
family building types cannot occur given the current platting of the vacant portions of the

Study Area.

This factor affects all five of the vacant tax blocks and is present to a major extent in the
Study Area. Therefore, this factor is meaningfully present and reasonably distributed within
the Study Area.

b.  Diversity of Ownership
This factor is present when the number of owners of the vacant land is sufficient in number

to retard or impede the assembly of land for development. This factor affects one tax block
with three small, strategically located parcels that will hinder the ability of the CHA and
selected developer to redevelop the Stateway Gardens site. While present, this factor was not
used to qualify the vacant part of the Study Area as a blighted vacant area under the Act.

¢. Tax and Special Assessment Delinquencies
This factor exists when tax or special assessment delinquencies exist or the vacant land has
been the subject of tax sales under the property tax code within the last five years. This
condition applies to two tax parcels located on one tax block. This factor is present to a
minor extent within the Study Area and is not present to a degree that is sufficient to qualify
the vacant portions of the Study Area as a blighted vacant area under the Act.

d. Deterioration of Structures or Site Improvements in Neighboring Areas Adjacent to the

Vacant Land
Deterioration of structures or site improvements in neighboring areas adjacent to the vacant

land includes the improved areas as described in the previous sections. The griteria used.for . .

evatrating e e SrAtion 6T Strictures and. site Improvements in neighboring areas is

presented in greater detail elsewhere in the Eligibility Study.
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The improved part of the Study Area is adjacent to the vacant portion of the Study Area. As
described previously in this report, deterioration is present to a meaningful degree in the
improved portion of the Study Area. The factor of deterioration of structures or site
mprovements in neighboring areas adjacent to the vacant land is present to a meaningful
extent and impacts all of the vacant tax blocks.

Conclusion: Deterioration of structures or site improvements in neighboring areas adjacent
to the vacant area impacts each of the five vacant tax blocks to a major extent and is
therefore present to a meaningful extent and reasonably distributed throughout the vacant
parts of the Study Area.

e. 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 last 5 calendar years prior to the year in which the redevelopment project is
designated or is increasing at an annual rate that is less than the balance of the municipality
Jor 3 of the last 5 calendar years for which information is available or is Increasing at an
annual rate that is less than the Consumer Price Index Jor All Urban Consumers published
by the United States Department of Labor or successor agency for 3 of the last 5 calendar
years prior to the year in which the redevelopment project area is designated.

Collectively, the vacant portion of the Study Area experienced a growth rate in EAV that
lagged behind the growth rate for the balance of the City in four of the last five years and
actually declined in one of those years. Tuble B, Comparative Increase in Equalized
Assessed Value — Vacant Land presents the percent change in EAV by year for the vacant
portion of the Study Area and the rate of growth in EAV for the balance of the City.

Table B
COMPARATIVE INCREASE IN EQUALIZED ASSESSED VALUE — VACANT LAND
2002 2001 2000 1999 1998

Vacant Land $13,524 $12,635 $12,180 $12,329 $11,941
within the
Study Area 7.04% 3.88% -1.21% 3.25% 1.44%
City of Chicago

7.98% 3.71% 14.50% - 4.20% 1.77%

*Reassessment years
Source: Cook County Tax Extension Office

Conclusion: The vacant portion of the Study Area satisfies the definition contained in the
Act with respect to stagnant or declining EAV for four of the past five years. Therefore, this
Jactor is meaningfully present and reasonably distributed throughout the Study Area.

J- Environmental Clean-Up

A A e I e AT, éivivonmental clean-up” means that the areaq has incurred Illinois
Environmental Protection Agency or United States Environmental Protection Agency
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remediation costs for, or a study conducted by an independent consultant recognized as
having expertise in environmental remediation has determined a need for, the clean-up of
hazardous waste, hazardous substances, or underground storage tanks required by State or
Sederal law, provided that the remediation costs constitute a material impediment to the
development or redevelopment of the redevelopment project area.

Conclusion: No existing environmental surveys were found that identify sites within the
Study Area as environmentally contaminated, nor were any such surveys conducted as part
of this Study. Therefore, this factor was not Jound to be present within the Study Area.

Blighted Vacant Area Option B Factors

Vacant areas within the Study 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 one of six
other factors listed in section 11-74.4-3(a)(3) of the Act, that (i) is present, with that presence
documented, to a meaningful extent so that a municipality may reasonably find that the factor is
clearly present within the intent of the Act and (i1) is reasonably distributed throughout the
vacant part of the redevelopment project area to which it pertains. The only factor that is present
is defined in the Act as follows:

The area qualified as a blighted improved area immediately prior to becoming vacant and there
has not been substantial private investment in the immediately surrounding area.

When it was originally built during the period 1955 to 1958, the Stateway Gardens development
included eight high-rise buildings located between State and Federal Streets, from 35" Street to
Pershing Road. Four of the eight buildings were demolished in 2001 and early 2002 as part of
Chicago Housing Authority Plan Jor Transformation Stateway Gardens Redevelopment Plan.
More recently, in November 2002, one more CHA high-rise building (3542-44 South State
Street) was demolished. Building conditions in the first four CHA buildings prior to their
demolition were documented in the Request for Approval of Demolition of One High-Rise
Building within the STATEWAY GARDENS (IL2-22) and Request for Approval Jor the
Demolition of 3 High-Rise Buildings within the STATEWAY GARDENS (IL2-22) (collectively
referred to as “CHA Demolition Applications”), which were submitted to the U.S. Department of
Housing and Urban Development, March 14, 2000 and May 19, 2000, respectively. Conditions
in the fifth building at 3543-44 South State, demolished in November 20002, were documented
by field surveys taken by Trkla, Pettigrew, Allen & Payne, Inc. in October and November of
2002 and by S.B. Friedman & Company in August and June of 2002 (collectively referred to as
“Consultants field surveys™). All of the aforementioned was reviewed and field surveys were
updated in April 2003 by Ernest R. Sawyer Enterprises, Inc. The problem conditions
documented in the CHA Demolition Applications and the Consultants field surveys are the basis
by which it has been determined that the area qualified as a blighted improved area immediately
prior to becoming vacant.

Using the definitions for an improved blighted area as stated in the Act, presented below is a
summary evaluation of the eight improved blighted area factors that were present with respect to
the three vacant tax blocks that preyiogsly contained CHA buildings before becoming vacant
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a. Obsolescence - The CHA Demolition Applications cited a number of obsolete systems by
today’s standards including the central heating system, the electrical service, which required
an upgrade in order to comply with City of Chicago Building Code: and dwelling units,
common areas and elevators, which required upgrades to meet current ADA codes. In
addition, a majority of all units in each building required comprehensive modernization.

b. Deterioration — Both building and site deterioration were present prior to demolition and
cited in the CHA Demolition Applications. The buildings exhibited concrete spalling and
cracking of the exterior walls, stairwells, and open gallery areas.

c. Presence of structures below minimum code standards — Prior to demolition each of the
buildings had received one or more building code violations. The CHA Demolition
Applications indicates that the one building had been cited for 29 building code violations by
the City of Chicago and a second had been cited for 23. Building code violations ranged from
missing doors, interior repairs, and lighting repairs to rodent and insect infestation, plumbing
and sewage problems, and exterior wall, floor and balcony repairs. Three of the five building
had been remanded to housing court in 1997 for failure to correct code violations. Between
1987 and 1997 nearly every building on site appeared before the City of Chicago Housing
Court for code violations.

d. Excessive vacancies — At the time of the CHA Demolition Applications in the spring of
2000, 59.6% of the units in four of the five buildings had been vacant for 12 or more months.
CHA documents from 1997 indicated an overall vacancy rate for Stateway Gardens as
28.7%.

e. Inadequate utilities — Based on reports provided by the City of Chicago’s Water and Sewer
Departments, a number of utilities within the vacant areas, in addition to the remaining
Project Area, are aging or inadequate. This includes sewers that were built between 1873 and
1881, water mains that are over 100 years of age and others that are approaching 100 years.
Existing 6-inch water lines are of insufficient capacity and need to be replaced with the
minimum 8-inch ductile iron lines.

J. Excessive Land Coverage and Overcrowding — The site design and high density of the
Stateway Gardens development have contributed to the physical, social and economic
isolation of residents which has been cited in the CHA Demolition Applications as having
“an imminent threat to the health and safety of not only the public housing residents but the
surrounding community as well.” Stateway Gardens were developed at a density of 50.3
units per acre. In addition to the high density, the development lacked through streets and
was physically isolated by the IIT Campus on the north the expressway on the west and the
Robert Taylor Homes on the south. Because of its physical isolation from the rest of the
community, Stateway Gardens became a haven for crime. The placement of the high-rise
buildings and excessive site coverage did not permit sufficient off-street parking for residents
or close-in access for loading, servicing or delivery.

& Lack of Community Planning — As evidenced in the Gautreaux decision in 1969, the CHA

program for locating public housing between 1949 and 1909 was. flawed.in that. the.CHA

—Totartd iew public Rousing projects only in poor and minority neighborhoods. The CHA
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h.

Plan for Transformation Proposes to address this deficiency by developing mixed income
neighborhood housing types.

Stagnant or Declining Equalized Assessed Value

This factor is present when the Study Area can be described by one of the following three
conditions: 1) the total equalized assessed value (“EAV”) has declined in three of the last
five years; 2) the total EAV is increasing at an annual rate that is less than the balance of the
municipality for three of the last five years; or 3) the total EAV is increasing at an annual rate
that is less than the Consumer Price Index for all Urban Consumers for three of the last five
years.

Stagnant or declining EAV was found to be present with respect to vacant land within the
Study Area to a major extent. A stagnant or declining EAV is indicative of economic and
functional obsolescence. This condition relates to the lack of growth and private investment
in an area resulting in economic and physical decline. Tuble B, Comparative Increase in
Equalized Assessed Value, shows that the EAV for the Study Area declined for one of the
past five years and increased at a slower rate than the balance of the City in three other tax
years.

Lack of Investment in Surrounding Area — The eligibility criterion under which “the area

qualified as a blighted improved area immediately prior to becoming vacant” cannot be used if
there has been substantial private investment in the immediately surrounding area. Publicly
owned properties border the vacant areas on the south and west, IIT properties are located to the

north, and privately and publicly held land is located to the east. There have been no building or
repair permits issued for the properties immediately east of the vacant areas and only one of the

three IIT buildings has received private investment or improvements in the last five years. It is

therefore determined that substantial private investment has not occurred in the immediately

surrounding area.
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Table C:

DISTRIBUTION OF BLIGHTING FACTORS

Improved Improved Property Eligibility Factors
Tax Blocks ("X": factor present to major extent: "*": Factor present to minor extent)
Tax Block 2 3 4 5 6 7 8 9 10 11 12 13
17-33-219*
17-33-220 X * X X X X
17-33-223 X * X X X
17-33-224 * * X X X X X
17-33-404 X X X X X X
17-33-407 X X X X X X X X
17-33-408 X X X X X X X X
17-33-416 X X X X X X
17-33-417 X X X X
17-33-418*
17-33-421 * X X X
17-33-502*
* - These blocks are comprised solely of railroad or highway right-of-way not subject to private investment and were,
therefore, not analyzed as part of the Eligibility Study.
Total:
Major
Presence 6 4 5 0 4 0 9 7 5 0 9 0
Total:
Minor
Presence 1 4 0 0 0 0 0 0 0 0 0 0
Legend of Eligibility Factors- Improved Property
1 Dilapidation
2 Obsolescence
3 Deterioration
Presence of structures below minimum code
4 standards
5 lllegal use of structures
6 Excessive vacancies
7 Lack of ventilation, light or sanitary facilities
8 Inadequate utilities
9 Excessive land coverage or overcrowding of community facilities
10 Deleterious land use or layout
11 Environmental contamination
12 Lack of community planning
13 Stagnant or declining EAV
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Table C: (Continued)
DISTRIBUTION OF BLIGHTING FACTORS

Vacant Tax Vacant Land Eligibility Factors
Blocks
("X"; factor present to major extent; "™*"; factor present to
minor extent)
Tax Block A B C D E F G H i J K
17-33-405 X X X X
17-33-406 X X X X
17-33-415 X X X
17-33-419 X X X
17-33-420 X X X X X
Total:
Major
Presence 5 1 1 5 0 5 0 0 0 0
Total:
Minor
Presence 0 0 0 0 0 0 0 0 0 0
Legend of Eligibility Factors -
Vacant Land
A Obsolete platting
B Diversity of ownership
C Tax and special assessment delinquencies
D Deterioration of structure or site improvements in areas adjacent to vacant land
E Environmental contamination
F Stagnant or declining equalized assessed valuation
G Unused quarries, mines or strip ponds
H Unused rail yards, rail tracks or railroad right-of-ways
I Subject to chronic flooding as certified by registered engineer or regulatory agency
J Unused or illegal disposal site
K Blighted before becoming vacant
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APPENDIX D

35"/STATE
REDEVELOPMENT AND PROJECT AREA
INITIAL EQUALIZED ASSESSED VALUE

# PIN NO. 2002 EAV # PIN NO 2002 EAV
1 17-33-219-001 Exempt 37 17-33-405-050 Exempt
2 17-33-219-002 Exempt 38 17-33-406-050 Exempt
3  17-33-219-003 Exempt 39 17-33-407-059 Exempt
4 17-33-219-004 Exempt 40  17-33-408-048 Exempt
5 17-33-219-005 Exempt 41 17-33-415-045 Exempt
6 17-33-219-006 Exempt 42 17-33-416-048 Exempt
7 17-33-219-007 Exempt 43  17-33-417-048 Exempt
8 17-33-219-008 Exempt 44 17-33-418-001 Exempt
9  17-33-219-009 Exempt 45  17-33-418-002 Exempt
10  17-33-219-010 Exempt 46  17-33-418-003 Exempt
11 17-33-219-011 Exempt 47  17-33-418-004 Exempt
12 17-33-219-012 Exempt 48 17-33-418-005 Exempt
13 17-33-219-013 Exempt 49  17-33-418-006 Exempt
14 17-33-219-014 Exempt 50  17-33-418-007 Exempt
15 17-33-219-015 Exempt 51 17-33-418-008 Exempt
16 17-33-219-016 Exempt 52 17-33-418-009 Exempt
17 17-33-219-017 Exempt 53 17-33-418-010 Exempt
18  17-33-219-018 Exempt 54 17-33-418-011 Exempt
19 17-33-220-001 Exempt 55  17-33-418-012 Exempt
20 17-33-220-005 Exempt 56 17-33-418-013 Exempt
21 17-33-220-006 Exempt 57 17-33-418-014 Exempt
22 17-33-220-007 Exempt 58  17-33-418-015 Exempt
23 17-33-220-008 Exempt 59  17-33-418-016 Exempt
24 17-33-220-009 Exempt 60  17-33-418-017 Exempt
25  17-33-220-010 Exempt 61 17-33-418-018 Exempt
26 17-33-220-011 Exempt 62  17-33-418-019 Exempt
27 17-33-220-012 Exempt 63 17-33-418-020 Exempt
28  17-33-220-015 Exempt 64  17-33-418-021 Exempt
29  17-33-220-016 Exempt 65  17-33-418-022 Exempt
30  17-33-220-017 Exempt 66  17-33-418-023 Exempt
31 17-33-220-018 Exempt 67 17-33-418-024 Exempt
32 17-33-223-020 Exempt 68  17-33-418-025 Exempt
33 17-33-223-038 Exempt 69  17-33-418-026 Exempt
34 17-33-223-039 Exempt 70 17-33-418-027 Exempt .
D A A Y o/ 7 € N ¥ 0 C W LW Er Exempt
36 17-33-404-101 Exempt 72 17-33-418-029 Exempt
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# PIN NO. 2002 EAV # PIN NO. 2002 EAV
73 17-33-418-030 Exempt 99 17-33-419-013 Exempt
74 17-33-418-031 Exempt 100 17-33-419-014 Exempt
75 17-33-418-032 Exempt 101 17-33-419-015 Exempt
76 17-33-418-033 Exempt 102 17-33-419-016 Exempt
77  17-33-418-034 Exempt 103 17-33-419-017 Exempt
78  17-33-418-035 Exempt 105 17-33-419-019 Exempt
79  17-33-418-036 Exempt 106 17-33-419-020 Exempt
80  17-33-418-037 Exempt 107  17-33-419-021 Exempt
81 17-33-418-038 Exempt 108 17-33-419-022 Exempt
82  17-33-418-039 Exempt 109 17-33-419-023 Exempt
83 17-33-418-040 Exempt 110 17-33-419-024 Exempt
84  17-33-418-041 Exempt 111 17-33-419-025 Exempt
85 17-33-418-042 Exempt 112 17-33-419-026 Exempt
86  17-33-418-043 Exempt 113  17-33-419-050 Exempt
87 17-33-418-044 Exempt 114  17-33-419-051 Exempt
88  17-33-419-002 Exempt 115  17-33-419-052 Exempt
89  17-33-419-003 Exempt 116 17-33-420-024 $8,473
90  17-33-419-004 Exempt 117  17-33-420-025 $5,051
91 17-33-419-005 Exempt 118 17-33-420-026 Exempt
92  17-33-419-006 Exempt 119  17-33-420-049 Exempt
93  17-33-419-007 Exempt 120 17-33-421-047 Exempt
94 17-33-419-008 Exempt 121 17-33-421-048 Exempt
95  17-33-419-009 Exempt 122 17-33-502-001 Exempt
96  17-33-419-010 Exempt
97 17-33-419-011 Exempt
98  17-33-419-012 Exempt Total Initial EAV $3,722,416
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APPENDIX E

CHICAGO HOUSING AUTHORITY'’S
LEASEHOLDER HOUSING CHOICE AND RELOCATION
RIGHTS CONTRACT
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CHA LEASEHOLDER HOUSING CHOICE AND
RELOCATION RIGHTS CONTRACT:

General Purpose.

This Contract sets forth the rights and responsibilities of the Chicago Housing Authors
(CHA), its agents, and the CHA Leaseholder. The terms of this Contract shall appi. i-
the event that CHA relocates said Leaseholder from his or her CHA unit si*~a-
temporarily or permanently for any reason beyond the control of the Leaseholder wne -

It is understood that CHA's ability to offer a right of return is subject to tha fecar-
funding commitments identified in the Moving to Work Agreement ("MTW*) with tn=
United States Department of Housing and Urban Deveiopment ("HUD"). To the exzr-
HUD reduces its commitment, fewer hard units will be built or rehabilitated. In the evern:
that federal funds are reduced to a level that is insufficient to meet the level of hard ur.-
production as described in the Plan for Transformation, it is the CHA's obligaticn unca-
the Plan to consult with the Central Advisory Council ("CAC") to make revisions ‘o ot
Plan as necessitated by this reduced funding. The MTW Agreement also provides tha:
if there is insufficient funding to meet the level of hard unit production, Leasehcldar:
covered by this contract will receive a Section 8 voucher. This contract does rc:
commit CHA to build units at g particular development to satisfy all families with = rices

of return. After meeting the Plan for Transformation goal of approximately twentv f:

thousand (25,000) public housing units, CHA agrees to make reasonable efiors -
identify opportunities to add public housing units to its inventory.

This Contract does not apply to transfers required to fill vacant units (routine turnave-
units), to address building system failures, or CHA's failure to provide habitable housing
when such housing is not subject to the redevelopment process as laid outinthe CrA's
Plan for Transformation. This contract, including the rights and obligations set icrin

herein and implementation thereof, is subject to any decisions or orders of the
Gautreaux Court or any other applicable court order.

This Contract constitutes the basic rights and responsibilities of the CHA, its agents anc
the Leaseholder during the redevelopment process. Any existing or propeses
Redevelopment Agreement between the developer and the CHA negotiated as par: of
the redevelopment process may contain additional relocation terms, conditions, znd
property specific requirements for admission and continued Occupancy. In such cases,
the Redevelopment Agreement  will govern, provided that the protections tc
Leaseholders under this Contract are not diminished. CHA agrees to modify the terms
and conditions of any existing or proposed Redevelopment Agreement(s) to ensure thzt

Leaseholder rights and housing options covered by this Contract are retained.

FRyewAW.

MOAT with e T Sear Advisory Counai (LAC)

_Similarly, if a Memorandur

"If the agreed upon language conflicts with CHA's Acmissions and Occupancy Policy, the Policy wiil te
amended accordingly.



results from the redevelopment process, the terms and conditions of that MOA meYy rict
diminish the rights and protections afforded under this contract.

This Contract shall provide the rights and responsibilities for:

1. Leaseholders in occupancy on October 1, 1999 that are determined lezse
compliant; and

2. Household members of Leaseholders described above that become
Leaseholders pursuant to the Admissions and Occupancy Policy (£&0
Policy) and CHA's Split Family Transfer Procedures in order io acdress
overcrowded conditions or for CHA initiated reasons.  Hcusehcig
members must be authorized occupants as defined by the A & O Paiicy.

This Contract is not applicable to residents whose occupancy begins after
10/1/98.

(@3]

a. These families do not have a3 right to return to a public housing unj
These families are, however, provided the relocation precs
protections outlined in this contract. The rights and responsibiiizes
of these families are discussed in mors detail in a separais

contract.

—

W
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D. The CHA agrees to track these families while they participate in the
Section 8 Program. These families will be offered a Secticn 8
voucher with a preference on a site based waiting list and Citvwide
preference list. These families will be provided a priority cver new
admissions but after families with a right of return undsr this
contract (See Section 4(d) & (c)(2)).

1. Lease Compliance, Additional Lease Requirements, Property Specific
Requirements and Lease Amendments.
This Contract applies to lease compliant Leaseholders as determined by this
paragraph and paragraphs 3 and 5 below. The conditions of lease complience,
additional lease requirements and property specific requirements are:

a. Leaseholder is current with rent, or is current in a repayment agreement.

b. When the Leaseholder is responsible for utility charges as sz CHA
Leaseholder, the Leaseholder has no unpaid balance with the CHA or 3
utility company or is current on a repayment agreement with the CHA or
utility company.

T TRETéEseRolder, household member. or guest under the controi cf the
Leaseholder is in compliance with the terms of the CHA lease adopted by



the CHA board on August 15, 2000, and any additional tzr~:
subsequently required to be added to such lease by federal law. ;.
compliance with respect to the Lease obligations must be demonsira-- -
by notices of Lease violations and/or evidence of serious or repez:

violations of material terms of the Lease.

Compliance with Section Il of the A&O  Policy, which proniri--
unauthorized occupants, as defined in subparagraphs 6(c) and (d) of im:

Lease, or requires the household to add such occupants in accordar =
with the Lease.

Leaseholder has a good housekeeping record (Leaseholder =
maintained a clean and safe unit) as indicated by the housekesrcin:
inspection reports in the Leaseholder's file.

wy ay

Leaseholder has not destroyed, defaced, damaged, or removed any par
of a dwelling unit or development as indicated by the housekeerir:
inspection reports in the Leaseholder's file or work orders reflecting =
pattern of Leaseholder damage or abuse.

Lease compliance as defined above shall include the period during whizn
the family lives in CHA housing and any pericd of Section 8 assisiance.

New Authority-Wide Requirements: In addition to ihe lease requirsmer:
established by subparagraphs 1 (a) through (g) above, additionz! jeas-
requirements may be adopted pursuant to subparagraph 1 () below. ~
Leaseholder who is and remains lease compliant as provided -
subparagraphs 1 (a) through (g) above, but who is not in compliance wits
the additional lease requirements shall have the right not to be evictec g7
shall continue to have the night to return to a newly construcied ¢
rehabilitated public housing unit as described in paragraphs 4 znd
below, unless an independent hearing officer, as descrinec in
subparagraph 1(}), finds that the Leaseholder is not making a gocd fziin
effort to comply with the additional lease requirements. In making such
determination, the hearing officer shall take into consideraticn &li cf -
Leaseholder's circumstances, including, but not limited to, the abilitv ¢* i,
Leaseholder to comply with the additional lease requirements anc -
access adequate outreach, assessment, referral or follow-up services =s
part of the initiative to assist the Leaseholder to comply with additiorz;
lease requirements. The determination of the hearing officer shai| b=
subject to the applicable provisions of existing law.

-3

Co

)

r

Additional lease requirements shall not include minimum  income
requirements. A Leaseholder who is exempt under . the Communisy

—SeritE REqUIrements of the Quality Housing and Work Responsibility £c?
of 1998, and/or any amendments thereto, as set forth in 24 CFR §80.501,



or exempt under any provisions set forth in the Relocation Riz=nis
Contract, shall not be required to comply with additional '-=
requirements that consist of work requirements or require other zciicrs

related to the basis for such exemption.

o~
I
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Property Specific Requirements: In addition to the lease compiiarcs
requirements established by subparagraphs 1 (a) through (n) atcuz,
existing or proposed Redevelopment Agreements may include prorerty
speciiic requirements. Property specific requirements include but are nct
limited to: criteria for admission, return to the property, requirements fo
continued occupancy, time periods and activities for meeting or curing 3
failure to meet such requirements, and documentation to estabiish cr
verify compliance with such requirements. Such requirements ara to b=
developed by the working group engaged in the planning process for 2
property. As soon as such requirements are developed and adopied for
the property, notice of such requirements to affected residents will be
provided no less than one year prior to the date of housing offer.

-3

Any amendments to the CHA Residential Lease that exceed the minimum
HUD regulatory requirements (24 CFR 966) wiil be subject to public nciice
and comment and HUD approval, consistent with paragraph 1& cof the
Resident Protection Agreement/MTW Agreement.

At sites where property speciiic requirements are in place, lezsa
compliance shall be defined to include such additional criteria. At sit=s
where property specific requirements are not in place, lease comgiiance
shall include only those criteria established in subparagraphs 1 (a) throug:
(h) above.

a

3

Determinations of lease compliance with respect to new authority-wice
requirements as described in 1 (h) and of property specific requirements
as described in 1 (i) are subject to the grievance procedures as referenced
in subparagraph 11 (b) of this contract. Hearing Officers for such
grievances will be independent parties jointly agreed to by the CAC ard
CHA.

The benefit of any priority or preference for right of return or continued
OCCupancy based on property specific requirements that include work
must also be given to households where the head, spouse, or scle
member is age 62 or older or is 1 person with disabilities (24 CFR $60.206

(b) (2)).

Property specific requirements will apply equally to the private and public
housing rental units in_mixed income developments. UNless.. otheniss.

“requUIred by Taw.



Utility Connections.

Families who select a permanent housing choice that requires tenant paid uiiiities
must be able to obtain utility connections for that unit. If the Leaseholder (heac ¢~
household) cannot demonstrate the ability to have utilities turned on in ths
Leaseholder's name at the time a permanent relocation unit is identifiad ar that
Leaseholder, the Leaseholder will not be offered the permanent relocation unit.

Prior to being made an offer, the Leaseholder must demonstrate to the CHA that
the Leaseholder can have utilities turned on in the Leaseholder's name. Failura
to obtain utility connections will not result in the loss of the right to return under
this contract; however, prior to any subsequent unit offers, the Leaseholder must
demonstrate the ability to obtain utility connections.

Recertifications and Determination of Lease Compliance.
The CHA has two recertification processes:

a. Annuel or interim recertifications, completed as a normal function of property
management; and

b. "Right of return" recertifications (annual or interim), that are completed in
conjunction with relocation and in accordance with this contract,

) Initial Right of Return Recertification: Upon implementation of this
Contract, all families who were in occupancy as of October 1, 18¢¢
will attend a right of return receriification interview as a part of an

interview, families will be asked to sign a Residentizi Lease
Agreement which incorporates their rights under the Relocation
Rights Contract and complete a Housing Choice Survey.

(2)  Final Right of Return Recertification: This right of retum
recertification process will begin when the CHA is ready to fill new
or rehabilitated public housing units at a particular site. At this right
of return recertification interview, families will be examined for
continued lease compliance and compliance with any applicable
property specific requirements.

The recertification to determine lease compliance shall be made as described in
subparagraph 5(h) below. Serious Lease violations subsequent to recertification
of either type, may result in termination of the Lease.




Basic Rights of CHA Leaseholders.

In cases of relccation dye to redevelopment, demolition, required conversicr -
tenant-based assistance, rehabilitation, consolidation or court order, the C=

shall provide the following basic rights to the Leaseholders as described in -
General Purpose Section of this Contract:

a. Comparable replacement housing as defined in paragraph 10 below.

b. To the maximum extent possible and subject to subparagraph 4(c) belzy
CHA will house each Leaseholder in the Leaseholder’s preferred housir -
choice. CHA will provide each Leaseholder with all relevant informazic
regarding the available replacement housing choices. In the eveni ¢
permanent relocation, the Leaseholder will be allowed to select up to thr=-
replacement housing choices in order of preference. Where temgora--
relocation js necessary, the Leaseholder will be able to Choose =
temporary Section 8 voucher, or state a public housing developms--
preference that will be honored to the extent feasible. These choices ars
defined in Section 8 of this document and shall e listed on the Housin-
Choice Survey (HCS).

C. Lottery System and Unit Offers:

(M Lease compliant Leaseholders are guaranteed the right to returm -
a newly constructed or rehabilitated public housing unit. Howe=-
the CHA cannot guarantee that all families displacec ¢
redevelopment activity will be able to return to their site of origin ¢
receive their permanent housing choice.

When public housing units become available, first priority for thcs=
units (see order of offers provided in subparagraph 4(d) below) wii
be determined by lottery. The lottery will be by priority group snc
type and size of unijt.

(2)  In order to satisfy the right of return, CHA will, in accordance with
subparagraph 4(b) above, make two offers of othenyisz
comparable dwelling units. It s understood that these offers ma
not be the Leaseholder's site of origin or HCS preference. Faiiurs
to accept the second offer will result in the loss of right of returr

be based on the Housing Choice Survey (HCS) and will permit the
Leaseholder to obtain a preference on a site-based waiting list and
preference on 3 citywide placement list. Families in occupancy

after 10/1/99 will get a preference on these Jists after righ
~tamities-who far s accept a second offer of housing.

o ol WU . VI
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d.

A Leaseholder wiil be offered the first available unit from the ES
based waiting list or citywide placement list. A Leaseholce: ¢
preference status will be offered a unit based on availability z-¢
only after a right of return Leaseholder is offered a unit, but cric: -
a new admission.

e

If the Leaseholder rejects an offer from a site based or cityw/i2
preference list, the Leaseholder will be removed from ail lists =
will not retain a preference for a public housing unit. CHA's exsrcis
of this paragraph is subject to the grievance procedures under i
Contract, pursuant to subparagraph 10(b).

The CHA will house Leaseholders using the priorities listed below. VWi=in
any priority group, a lottery will be used to determine the order of offz-z.
Lease compliant families not selected in a lottery will be eligible ic-
lotteries at other sites where units are available.

For all public housing units, subject to applicable court orders zrc
provided for in a redevelopment plan, the order of offers by unit type z-
bedroom size shall be as follows, subject to the additional requiremzsr=
listed on pages 7 through 10 of this contract:

(1) Leaseholders who lived at the site on Ociober 1, 1999 and chose
that site as their permanent housing choice, zare lezse compiiani.
and meet property specific requirements.

v

(2) Leaseholders who lived at the site on October 1, 1999and chose
that site as their permanent housing choice, are lease compliz-t
and are engaged in activities to meet property speci
requirements.

(3)  Leaseholders who did not live at the site on October 1, 1998, but
chose that site as their permanent public housing choice, are lezse
compliant, and meet property specific requirements.

(4)  Leaseholders who did not live at the site on October 1, 19g¢ !

chose that site as their permanent public housing choice, are |

compliant, and are engaged in activities to mest property specific
requirements.

o~
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(5) Leaseholders who were moved temporarily to the site due tc
redevelopment activities at their site of origin, are lease compliarit,
and meet property specific requirements.

“(B) " Leasehoiders who were h{oved,temporarily to the site due fo

redevelopment activities at their site of origin, are lease compliant,



(7)

(8)

(8)

(10)

(11)

(12)

(13)

and are engaged in activities  to  meet property soecific
requirements.

Leaseholders who were not selected in other lotteries, arz lzzse
compliant, and meet property specific requirements.

Leaseholders who were not selected in other lotteries, are lease
compliant, and are éngaged in activities to meet property spsciiic
requirements.

Leaseholders who receive a temporary Section 8 voucher in
accordance with the criteria established for households WNC are
unable to meet property specific requirements. (If such housahaids
are being offered units at a property without a redevelopment cian,
the move from temporary Section 8 to a public housing unit wiil te
treated as an administrative transfer.)

Leaseholders with 2 return preference as described ir
subparagraph 4(c)(2) above, who are lezse compliant, anc mset
property specific requirements.

Leaseholders with a2 return preference as descricec in
subparagraph 4(c)2) above, who are lease compliant, znd ars
engaged in activities to meat property specific requirements.

Leaseholders who wish to make a Gautreaux transfer as described
inthe A& O Policy to a redeveloped property, are lease compliant,
and meet property specific requirements.

Leaseholders who wish to make a Gautreaux transfer as describec
inthe A& O Policy to a redeveloped property, are lease compliant,
and are engaged in activities to meet property specific
requirements.

New admissions based on income requirements establishec in the
A&O Policy or as agreed to in the Redevelopment Agreemernt for
that site. Families in this group must meet the property speciiic
requirements as established in the redevelopment plan for the site.

For categories 1, 3, S, 7,10, 12, and 14, the following must be true at the
time of the housing offer:

*

The household meets any additional property specific requirements

established in the redevelopment agreement for the PIORELY:. &R




. The household must be lease compliant as definec in
subparagraphs 1 (a) through (h) of this contract.

In the event the household subsequently fails to meet the property specTin
requirements, in order to continue in occupancy, the household must s
evidence in activities to meet the property specific requirements znd r==:
such requirements within a minimum of one (1) year (or a longer period ==
specified in the Redevelopment Agreement). The roperty Managa; .
retain the discretion to provide the Leaseholder with additional tim= -
cure.

Should the household fail to meet such requirements within cne (1) CEN
Or a longer period as specified in the Redevelopment Agreement, t~=
Leaseholder is entitled to one transfer to another CHA unit in accordarcz
with the following:

. CHA will offer a unit that meets Housing Quality Standards (HC=
as defined by HUD's regulations at a property where ‘h=
Leaseholder meets the property specific requirements.

) If the Leaseholder declines the transfer unit, the CHA will ofer =
permanent Section 8 voucher.

. In the event a unit of appropriate bedroom size as definec in i~z
Admissicns and Occupancy Policy is unavaiiabie: CHA will ofieri~z
family a temporary Section 8 until such time as an eppropriatz L
becomes available. The family must be relocated to temgerary
Section 8, or housed in a CHA unit as described in (a), nct mcr=
than 180 days after expiration of the one-year cure period. Putiiz
housing units offered to families in temporary Section 8 as z rasui
of this paragraph will be located in a development wherz the
household meets the property specific requirements. Such moves
will be made in accordance with the order of offers establishac in

this contract.

Notwithstanding the above mentioned one-transfer entittement, such
transfer will not diminish the Leaseholders right to remain in a putiic
housing unit subject to being lease compliant, as defined in the CHA
Residential Lease and its attachments.

For categories 2, 4, 6, 8, 11, and 13, the following must be true at the time
of the housing offer:

. The household. must ;;«»~ ”

activities in order to meet the property specific requirements: and

yrareTengagEd T



. The household must be lease - compliant as defined in
subparagraphs 1 (a) through (h) of this contract.

» The household must meat the property specific requirements
referenced above within a minimum of one year (or & longer pericg
as specified in the Redevelopment Agreement) from the datz cf
admission.

In the event the household fails to meet the property specific requirements
within one year (or a longer period as specified in the Redevelopment
Agreement) the Leaseholder is entitled to one transfer to ancther CHA
unit. The Property Manager will retain the discretion to provide the
Leaseholder with additional time to cure. The transfer unit will be offered
in accordance with the following:

*  CHA will offer a unit that meets HQS as defined by HUD's regulaticns
at a property where the Leaseholder meets the property specific
requirements.

* If the Leaseholder declines the transfer unit, the CHA will offer z
permanent Section 8 voucher.

* In the event a unit of appropriate bedroom size as defined in the
Admissions and Occupancy Policy is unavailabie; CHA will offer the
family a temporary Section 8 housing choice voucher until such time as
an appropriate unit becomes avaiiable. The family must be relocatec to
temporary Section 8, or housed in a CHA unit as described in (a)
above, not more than 180 days after expiration of the one-year cure
period. Public Fousing units offered to families in temporary Secticn §
as a result of this paragraph will be located in a development where
the Leaseholder meets the property specific requirements. Such
moves will be made in accordance with the order of offers estzblished
in this contract.

Notwithstanding the above mentioned one-transfer entitlement, such
transfer will not diminish the lezseholder rights to remain in a pubilic
housing unit subject to their being lease compliant, as defined in the CHA
Residential Lease and its attachments.

Emergency Transfers.

(M Emergency transfers (moves required when 3 building or unit's
condition poses an immediate threat to the Leaseholders’ safety

_and welfare) shall.he execi

PoSsSITE - angTT
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accordance with the Emergency Transfer section of the CHA's A&QD
Policy. As soon as practical after the occurrence, but in no event
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(2)

later than forty-five (45) days, the CHA shall inform the ! 220
writing about such moves, the nature of the emergency, namss ¢f
Leaseholders affected and the temporary or permanent lccz:icn
where they are housed. The release of personal information ¢~ +
LAC is contingent upon the Leaseholder's authorization as Drovic =
by the release at the end of this document. Refusal to comply it
a request from the CHA for an emergency transfer can be grourcs
for Lease termination. A move as a result of an Emergenzy
Transfer does not extinguish any right of return or other reioczricn
rights as provided by this contract. ’

O

[N

3

CHA will not provide prior written notice to Leasehclders in
situations where CHA has little or no warning of the conditicn or
situation that resuits in an emergency. To the extent feasible, C=A
will provide prior written notice within & reasonable time pericd in
Leaseholders where there js prior knowledge or information
cencerning the conditions or situation creating the emergency (<c.c.
court ordered closing due to code violations). CHA will not usz *ta
emergency transfer provision for the purpose of builcirc
consolidation. To the maximum extent possible, CHA will cios
buildings using a building consolidation plan with notice as reGuire
by this contract.

d

Q0

5. CHA Reasponsibilities Prior to Relocation.
Prior t- relocating any Leaseholder, the CHA shall-

a.

Conduct Relocation Planning Meetings for all affected Leaseholders ic:

(1)

(2)

(3)

(4)

Explain the reason for the relocation and any proposed plans for
the development, including the proposed numbers of newly
constructed or rehabilitated units (if applicable).

Develop a relocation plan in consultation with the LAC and affected
residents. CHA will conduct at least two such informatior sessicns
with at least one to be held during evening or weekend hours.

Review the Relocation Packet described in subparagraph 5(c)
below.

Present residents with any existing scale models, photographs,
video of other similar units built or rehabilitated in other CHA
developments, or renderings of units to be built or rehabilitated.

a

TASTpartTOr e Tédevelopment process, enter into a Redevelopment

Agreement that may include terms that affect the relocation process for

11



the development. The Redevelopment Agreement will address sit
specific relocation issues not covered in this Contract. If there is n
Redevelopment Agreement, then this Contract represents the applicati«
rights and procedures for the relocation process. The CHA will make =
good faith effort to enter into a MOA with the LAC that reflectz anv
property specific understandings with respect to the redevelcomer:
process.

O

At the time of the Relocation Planning Meetings, provide Leasehalder
with a Relocation Packet that contains information on their rights under th
Uniform Relocation Act (URA) or Section 531 (Demolition and Dispcsiticn
of the Quality Housing and Work Responsibility Act (QHWRA). Al
Leaseholders will"be required to sign for the receipt of the Relccation
Packet. The Relocation Packet will include information on reloczticn
assistance benefits, replacement housing choices as outlines in
paragraph 6 of this Contract, processing time frames for Secticn &
relocatees, and identify the office where the CHA Relocation Prccecurzs
Manual is available for inspection. If a Leaseholder cannot attend anv ¢
the Relocation Planning Meetings, then the CHA will provide the name i
a contact person and the cffice address with telephone number whers
information may be obtained.

1

(7

iy

As part of the initial right of return recertification, provide a HCS. The (2
will include the foilowing information for each family member: name, zc=,
gender, and any accessibility needs (e.g., wheelchair). In addition, HCS's
shall allow families to identify characteristics of desirable neighborhocds
and/or developments to which they are seeking to transfer. The CHA sr=1
allow Leaseholders the opportunity to select up to three permanent
replacement housing choices (including permanent Section 8) and a
temporary housing choice (either public housing or Section 8). In
conducting HCS's, CHA will provide written notice in accordance wiin
subparagraph 5(h)(1)(ii) below. Families have the option to change their
permanent housing choices on their HCS one time. This change may be
made at any time between submitting their HCS in conjunction with their
initial right of return recertification and accepting an offer of permang-t

replacement housing.

Ensure that all communication regarding any relocation activities be
written in plain, understandable language and posted and made availabie
in the property management offices and any relocation site offices.
Persons who are unable to read or understand relocation documents cr
notices (e.g. illiterate, foreign language, or impaired vision or other
disability) must be provided with appropriate translation/communiczation

oy

(e.g. sign language interpreter or re

CHA staff. Each written communictll indicate the name, address
and telephone number (including the telecommunication device for the

12



deaf (TDD/TTY) number, if appiicable) of a person who may be contzctad
for answers to questions or other needed help.

Amend its property Mmanagement contracts or other applicable conirzcis o)
include all rights, responsibilities, and obligations requireC bv this
Contract.

Make offers of housing in accordance with the priorities established in this
Contract and in accordance with CHA's approved A&QO Policy and the
Tenant Selection and Assignment Plan, as conformed to this Contract.

Provide Leaseholders with the following written notices in tre order
described below:

(1) For All CHA Leaseholders

() Relocation Contract Notice: The CHA will provide
Leaseholders with information regarding lease complizrce
as it relates to this Contract. Any Leaseholder who was in
Occupancy on October 1, 1899 and is lease compliant is
protected by this contract. A sampie notice is attachad
hereto as Exhibit A.

(i) Right of Return Recertification Notice: The CHA shall
provide each affected Leaseholder a fourteen (14) cay
written notice to attend the recertification interview thz: is
completed in preparation for relocation and in accordance
with paragraph 3 of this Contract. Sample notices zre
atiached hereto as Exhibits B and K.

Subsequent to the right of return recertification, the property
manager will prepare a building roster. The roster will identify
the status of each Leaseholder with respect to right of return,
family size and other household information necessarv to
effect the relocation process. The roster will be used to
distribute and track the completion of the HCS's. This roster
will also track Leaseholders with a right of return to s
particular site who have been relocated to another site as
the result of an emergency transfer.

(i)  Notice of Lease Compliance: This written notice descrices
the outcome of the right to return recertification. Samples of
these notices are attached hereto as Exhibits E1-E3 and L1-

L2. The right to return recertification u

Y

"hrée outcomes:
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. Evidence of incurable Lease violations  wil!

. The Leaseholder will be found lease compiiant zr2
will be recertified with the right of return: or

Q M

discovered and the CHA will begin the Lezs
termination process or, if applicable, terminze
Section 8 assistance. If the Court enters judgment izr
eviction or a hearing officer upholds termination o
Section 8 assistance, the Leaseholder will be evicied
with no right to return and receive a Loss of Right ¢f
Return Notice, Exhibit D1. If the Court or hezring
officer enters judgment in favor of the Leaseholcer,
the Leaseholder is deemed lease compliant zr.
retains all rights under this contract. If the CHA ccs
not begin the eviction or Section 8 terminaticn
process within sixty (60) days, the Leaseholder wii! -

deemed lease compliant; or

~
i
<
=

=4

. Evidence of curable Lease violations will b
discovered and the Leaseholder will be given ¢n:
hundred eighty (180) days to cure.

) (b

(]

Notice of Final Determination of Lease Compliance
(Initial Right of Return Recertification: The CHA wili
notify the Leaseholder in writing at the end of the cre
hundred eighty (180) days as to the result of the attempr ¢z
cure. If the Leaseholder cures all existing Lease violaticns,
then the Leaseholder will be determined Lease compliani. if
the Lease violations are not cured, the CHA will terminats
the Lease in accordance with subparagraph 5(h)(2)(ii). A
sample of these notices are attached hereto as Exhibit F1-
F2 and M1-M2.

(2) For First Moves, Permanent or Temporary:

(i)

¥ BBIRBE the. Leaseholdar

180/120 Day General Information and Eligibility Notice
(required by 49 CFR 24.203(a) & (b)): The CHA shzil
provide each affected Leaseholder a written generzl
information notice stating their rights under Section 534 of
QHWRA (Demolition and Disposition), or the URA, as
applicable. This written notice shall state:

and caution them not to move prematurely.

14
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(ii)

(iii)

.

. The reason for the relocation and informatiog

regarding the Relocation Planning  mesings
described in subparagraph 5(a) above.

. That the Leaseholder is entitled to the relccition
assistance as provided by this contract.

This notice shall be issued as soon as feasible, but in no
event less than six months (180 days) prior to the prepesec
date of relocation resulting from demolition, rehabilitation, or
conversion to tenant-based assistance. A minimum ¢f four
months (120 days) prior notice is required for reiocation cus
to planned buiiding consolidation. A sample notice s
attached hereto as Exhibit G.

Ninety (90) Day Notice: (required by 49 CFR 24.203(ch)
CHA shall provide each affected Leaseholder nctice cf
displacement in the following manner:

. Leaseholders moving to temporary or perinansant
Section 8 [easeholders moeving to Section & uniss
will receive a ninaty (90) day nctice of displacement
when ar-approvable-reguest-for the unit hes pz
an HQS inspection has-been-submitiad. A sample cf

the notice is attached hereto as Exhibit H and N.

. Leaseholders moving out of their developmert of
origin Leaseholders requiring a move to a unit that is
not in their development of origin will receive = niney
(90) day notice once the address of a comparatis
replacement housing unit has been identified. &
sample of the notices are attached hereto as Exhicit

H and N.

. Leaseholders moving to another unit within their
development of origin Leaseholders who do nct
leave their development of origin will be treatec zs
administrative transfers. If applicabie, leasehciders
will receive notice pursuant to 49 CFR 24.203.

Notice of Satisfaction of Right of Return: Leaseholdars
moving permanently will receive a notice stating that

choosing a permanent Section 8 or new or rehabilitgteg =~~~

~pHbic-housg Ut CoHSHUE s heT final housing choice and

that the leaseholders right of return has been satisfied,
Exhibit D2.
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(3)

For Subsequent Temporary Moves: The notice process
subsequent temporary moves will follow the process outiined i
subparagraph 5(h)(1)(ii - iv) and (2) of this Contract wis in

icr

following exceptions:

(i)

At the option of the CHA, if a Leaseholder was recerified
within six (6) months of a notice of subsequent termpcrary
move, then an additional recertification will be waived. |fthe
CHA opts to recertify the Leaseholder, then the CHA is
required to provide the Leaseholder with all appiicenis

notices as set forth in subparagraph 5(h)(2) above.

4}

Temporary Housing Choice Survey (HCS) Notice: |n tne
event of subsequent temporary relocation(s), th
Leaseholder will have the option to fill out a temporary HCS.
The permanent housing choice indicated on the first housing
choice survey will remain the Leaseholder's permz-ent
housing choice preference. The CHA will provide szch
Leaseholder with at least four (4) days advance writzn
notification of the dates and times when temporary
replacement housing choice surveys will be conduciacd oy

CHA relocation staff.

[¢0]

Invoking the Right to Return - Final Move:

The written notice process for permanent or final moves follows the
process for first moves as outlined in subparagraph 5(h) (1) ang {Z
with the following exceptions:

(i)

(i)

(iif)

No Relocation Contract Notice will be given for the finzi
move.

No 180/120 General Information Notice will be given for the
final move.

A Leaseholder who is given written riotice of Lease violations
will have thirty (30) days to cure and wiil be reevaiuzizd
following the cure period. A Leaseholder who has curec will
receive written notice that the Leaseholder will be relocated
ninety (20) days from the date of the notice as describec in
subparagraph S(h)(2)(vi). During the cure perioc, the
Leaseholder's priority for a unit of the Leaseholder's chaice

__will be suspended
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(iv)  The CHA will move to terminate assistance for a Secticn 8
Leaseholder or evict a Leaseholder who has not cured Within
- the thirty (30) days. If a hearing officer upholds a terminztion
of assistance or if the Court enters judgment for eviction, tn
Leaseholder will lose assistance or be evicted with no nght
to retum. If the hearing officer or Court enters judcment |
favor of the Leaseholder, the Leaseholder is deemed lees
compliant and retains all rights under this contract. |7 th
CHA does not begin the assistance termination or eviction
process within sixty (60) calendar days, the Leaseholder will
be deemed Lease compliant.

[t I Sl ¢ ]

D

In addition to the notices described above, the following notice wiil be
given in conjunction with the Redevelopment Process: :

1>
o o

0] Notice of Property Specific Requirements:
redevelopment working groups develop property speci
requirements for sites undergoing redevelopment, the CH.
will give notice to all families with a right of return descrinin
the approved requirements. Such notice will be given ro
less than one (1) year prior to an offer of a replacement
housing unit.

=h

uy I»

6. CHA Responsibilities During Relocaticn.

a.

ol ranially Aiara s ool L
k ok HNBF

Good Neighbor and Transition counseling will be made available to =i
Leaseholders and members of their household. Transition counseling
censists of an introductory information session that includes an overvizw
of the Section 8 program, information on private sector housing
requirements, home management training, and Leaseholder rights uncer
the Federal Fair Housing Act and related state and local Fair Housing
laws. Individual counseling sessions will also occur. Individual counssiing
will provide families with the opportunity to connect to supportive services,
receive information on housing search techniques, engage in financial
planning, and if requested receive a referral to a Mobility Counseiing
program. Transition Counseling will also include limited follow-up contact

after the move.

Mobility Counseling is available for Leaseholders interested in moving to
opportunity areas. Opportunity areas are defined as census tracts with ne
more than 23.49 % of families with incomes below the poverty leve! ("low

poverty census tract) and no more than 30 % African-American population

2

Leaseholders who indicate an interest in moving tc opportunity areas or to
low poverty or racially diverse census tracts. Mobility Counseling wili aiso
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include follow-up contact by telephone and at least one (1) post-move visis
to the family (provided the family is within the Chicago metropelitan arez’

The CHA or its designee shall provide public transportation stipencs :--
any relocatee to Section 8 housing, and transportation assistancs
mobility moves sufficient to allow the Leaseholder in each case to insgec:
up to three Section 8 units.

The CHA shall allow the Leaseholder adequate time to enter intc a leasa
for the unit selected. Adequate time for public housing Leaseholders wi:
be defined as one (1) year. The CHA or its Section & contractor will pemis
increased time through extensions or re-issuance of vouchers #:-
relocatees.

The CHA shall provide the Leaseholder with relocation assistance -
services in accordance with the either the URA or Section 531 of QHWRE.A
titted Demolition and Disposition, as applicable. Such assistance sh
apply for both temporary and permanent relocation. Upon request, =
CHA will make available g copy of any applicable property specifiz
Redevelopment Agreement to the Leaseholder. :

1

\%
~
<

The CHA shall ensure that each comparable replacement dwelling unit is
decent, safe, and sanitary, at a minimum meets the Section 8 hcusing

quality standards and conferms to the requirements in subparagrasrs
10(a) and (b) of this Contract.

The CHA will provide the following moving services to the Leasehoider fzr
relocation: transportation, (as described in subparagraph 6(b) atove!,
packing materials, temporary storage (not to excesd ninety (90) cavs..
reimbursements for utility hook-up including telephone and cabie, anc
credit checks. Through the moving company, CHA will also provice
property replacement insurance. CHA will reimburse families for ny
reasonable losses sustained during the move. CHA may also provids
reimbursement for other moving related activities determined by the CHA
to be reasonable and necessary to the move.

In providing moving services pursuant to subparagraph 6(f) above, the
following shall apply: For all local temporary moves to Section 8, definec
as any move within the Chicago metropolitan area, CHA will provice
moving services for both the initial move to the temporary housing choice
and the return move to the permanent housing offered. CHA will not
reimburse or provide moving services for Leaseholders using a temperary
Section 8 voucher outside the Chicago metropolitan area. For permanent

_.Section 8 moves Cago-Tetropotitarr-ated; CHA Wl provics -

moving services as outlined in subparagraph 6(f) above.
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h. The CHA is obligated to abide by the above set of responsibiiities for gl
Leaseholder relocation associated with this Contract.

i. CHA will work to assure access to existing social services for CrHA
residents.

Leaseholder Obligations.

Ouring the relocation process, the Leaseholder shall be bound by certain cuties
and responsibilities. Failure to adhere to these duties and responsibilitizs may
result in the delay or forfeiture of the right of return as provided for in tris

Contract.
a. A Leaseholder may lose the right to return by failing to abide by any of the
following:

(1)

(2)

Provide all relevant information, in a timely manner, to the CHA
during & recertification process and attend recerification
appointments.

If the Leaseholder fails to comply with this obligation, CHA wiil sarc
written notice of this failure to the Leaseholder. The Leaseholce-
must provide the necessary information and/or scheduie any
necessary appointments within fifteen (18) calendar days from the
verifiled date of mailing. In the event the Leaseholder fzils to
respond to this notice within fifteen (15) calendar days, the CRA
may evict the Leaseholder, resulting in the loss of the right i
return.

Attend at least one (1) Relocation and/or Redevelopment Flannirg
Meeting described in subparagraph 5(a) that explains the relcczation
process, plans for development, and the timing of such procsdures
to be implemented, or pick up a Relocation Packet at the
Redevelopment Planning Meeting or at the Leasehclder's
management office and sign a certification attesting to its receipt.

If the Leaseholder fails to pick up and sign for a Relocation Facket,
the CHA will send written notice of failure to comply with this
obligation. The Leaseholder must attend a presentation to receive
a Relocation Packet or retrieve one from the management office
within fifteen (15) calendar days from the verified date of mailing
and sign a certification. Failure of the Leaseholder to respond tc
this notice within the fifteen (15) calendar days may result in the

_loss of the right to return
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(3)

Complete and return a signed Housing Choice Survey (HCS) form.

If the Leaseholder fails to comply with this obligation, the CHA wi:
send written notice to the Leaseholder informing the Leasehoidar of
the failure. The Leaseholder must return a signed HCS within
fifteen (15) calendar days from the verified date of mailing ¢f the
notice of failure to comply. If no HCS is received from ths
Leaseholder, the CHA will assign the Leaseholder a temccrz
relocation unit based on availability, without regard to preferenc
and the Leaseholder will lose the right to return. '

Maintain lease compliance in accordance with the terms znd
conditions in CHA's Lease and Leases executed during tenure a5 &
temporary Section 8 resident. When notified of lease complizncs
issues, the Leaseholder must take appropriate steps to remecy
such issues. Failure to maintain lease compliance may result in
eviction and loss of the right to return as stated in paragraphs 3 and
5.

Remove a household member who is subject to a iifztime
registration requirement under a state sex oftender registration
program within fifteen (15) days of notice to do so.

Accept one of two (2) housing offers as described in Subparacraph
4(c)(2) of this contract.

A Leaseholder may delay the right of return by failing to abide by eny cns
of the following:

(1)

(2)

If applicable, failing to attend and participate in all required Secticn
8 screening, orientation, briefing sessions, and recertifications; and

At the time of the permanent move, feiling to abide by the perscnai
housing choice ranking identified through the HCS process outlined
in paragraph 5 of this document.

The Right of Return is extinguished at the time of acceptance of an cifer of
a CHA newly rehabilitated or newly constructed unit.

Types of Permanent Housing.
The CHA will provide lease compliant Leaseholders with the following permanent

comparable replacement housing options:

“SELNoN 8. A Section 8 unit is an existing unit owned by a private landlord

located anywhere in the United States, and is in compliance with all
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Section 8 Program standards. Permanent Section 8 is a final housirz
choice. If a Leaseholder is successful in securing a Section 8 unit v+~ -
the one year time allotment as provided in subparagraph 6(c), then :--
CHA will not provide a Right to Return. Therefore, if the Leasehc'z=-
chooses Permanent Section 8 on the HCS, then the Leaseholcer o --
select two (2) public housing choices in the event that no Section & unir =
secured within one (1) year.

b. Rehzbilitated Scattered Site. A scattered site unit is a public housing un'
constructed in accordance with the orders of the Federal Court in =
Gautreaux case. (These units are identified as Category 3 in the Plar, -
Transformation). Subject to satisfaction of all rights to return estabiis= -
through this Contract, scattered site units will be occupied in accorcznc=
with the percentages established in the Gautreaux Court Ordered Terz--
Selection and Assignment Plan. For the purposes of this Contrzc:
scattered sites do not include local replacement housing units describeg ir

subparagraphs 8(c)(1) and (2) below.

o Local Reolacement Housing

(1) Rehabilitated Unit. A rehabilitated unit is a unit locates in
development that is substantially rehabilitated as part of -
redevelopment plan. A substantially rehabilitated unit is defires z:
a unit that is rehabilitated at a level sufficient to remain z vie- =
pubiic housing unit for twenty (20) vears following rehabiiitaticr.
Lease compliant Leasehoiders who are currently residing in i~e
units to be rehabilitated shall have first priority for those units i~
accordance with the order of offers in subparagraph 4(d).

TS

(2) Newlv Constructed Units. Lease compliant Leaseholders wi-
currently reside in units to be demolishad shall have first pricrity 7or
all on-site or neighborhood public housing units located in cr nezr
the develcpments or sub-developments from which they wers
displaced.

(i) On-site_Unit. An on-site unit is a newly constructed urit
located on the site of the units that were demolished as pzr
of the redevelopment plan.

(i) Neighborhood Unit. A neighborhood unit is a newl;
constructed unit located in the community area adjacent io
the public housing development.
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10.

_b. Consistent with applicable federal rea

The CHA will provide lease compliant Leaseholders with the following temporary
comparable replacement housing options:

a. Iransfer Unit. A transfer unit is a decent, safe, and sanitary uni, in
compliance with Section 8 housing quality standards, local health znd
safety codes, located in any CHA development. A lease compliant
Leaseholder who selects a transfer unit will retain the right of return to s
local replacement housing unit as described above.

b. Existing Scattered Site. Same as defined in subparagraph 8(b) atcove
with the provision that a lease compliant Leaseholder who selects an
existing scattered site unit as a temporary choice will retain the right to
return o a new or rehabilitated scattered site unit or local replacement
housing unit as referenced above.

C. Section 8 Unit. Same as defined in subparagraph 8(a) above with the
provision that, in accordance with the A&O Policy, Leaseholders opting or
temporary Section 8 will be given a right of return to a local replacerrent
housing unit. In addition, temporary Section 8 Leaseholders inveking their
right to return, will be classified as CHA transferees.

d. Non-CHA Housing. Other hcusing options voluntarily chosen by ths
Leaseholder. Lease compliant Leaseholders who select this option ratain
their right of return to a local replacement housing unit.

Nature of Comparable Replacement Housing.
Each relocated Leaseholder is entitled to a comparable replacement-housing
unit. '

a. A comparable replacement housing unit, whether public housing cr
Section 8, is defined as one that is decent, safe and sanitary, functionally
equivalent to the Leaseholders original dwelling unit, adequate in size to
accommodate the Leaseholder's household, located in an area not subject
to unreasonable adverse environmental conditions, located in an area nct
less desirable than the location of the Leaseholder’s originai dwelling unit
with respect to commercial and public facilities, reasonably accessible to
the Leaseholder's place of employment, located on a siie that is typicel in
size for residential development with normal site improvements, meats
Section 8 housing quality standards (where applicable) and is no more
costly to the Leaseholder than the public housing unit from which the
Leaseholder is moving.

E3FRE DA LN Sd L
~ e et
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housing unit must meet the accessibility needs of the Leaseholder and/or
the Leaseholder's family members.
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A Leaseholder may reject an offer of a replacement housing unit that is
not comparable as described in subparagraphs 10(2) and (b). Su-n
refusal will not affect the Leaseholder rights under this contract. -

For Section 8, the CHA will foster moves to opportunity areas, but the finz!
location choice belongs to the Leaseholder. An opportunity arsz s
defined as a census tract with no more than 23.49 % of families witr
incomes below the poverty level and no more than 30 % African-American
population. '

11. Monitoring and Enforcing this Contract.

a.

Reporting. On a Guarterly basis, the CHA shall report to the CHA Roard of

Commissioners, the CAC, and the community at large on deveicpmarn:
and relocation activities. The report shall also include Site-by-zits
infermation  with  sufficient detail to enable the CHA Board of
Commissioners and the CAC to ensure that Leaseholders are affordec tha
rights guaranteed under this Contract, The information in the repcrt shai
include but not be limited to the timely service of notices, the timely
presentation of relocation information, completed recertifications, famiiv
status as a result of the recertification, and HCS results. The report wii;
also include Section 8 utilization information and identify the number cf
expired Section 8 vouchers where families are not successful in fincing
housing. This report shall be in writing and shall be forwarded to the CHA
Board of Commissioners and the CAC, and be made available ic the
community at large, within thirty (30) days of the end of each quarier. The
CHA shall contract with an independent auditor to ensure monitcring and
tracking of the relocation process.

Grievance Procedures.

1. Public housing Leaseholders, as well as Leaseholders who checse
Section 8 as a temporary housing choice and are program
participants, may enforce the guarantees contained in this conirzct
through the standard CHA grievance process. This in no way
restricts a Leaseholder's right to seek enforcement of this contract
through the judicial system. This Agreement does not supercade
applicable federal, state, or local law.

2. A temporary Section 8 household, as described above, may use the
CHA grievance process including the right to a formal nearing

(unless otherwise excluded. by the CHA ghevanee-procedurasy—

only to enforce of the contract or any termination of
Section 8 assistance pursuant to 24 CFR 982.552. In the event
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12.

13.

that a hous
grievance, t

ehold with a temporary. Section 8 voucher fles z
he informal hearing shall be conducted by t-=

contractor for the Section 8 program. Any subsequen: for:;

hearing shall be heard by a Hearing Officer designated by CHx

General Cou

Applicability.

For those choosing a temporary Section 8 voucher or other non-CHA housir~

with the right to return, th

ey

nsel.

€ applicable portions of this contract shall survive the

termination of the Leaseholder's Lease.

Amendment.
If policy changes to this

contract are required, the CHA will negotiate -z

proposed changes with the CAC and request approval from the CHA's Board =+
Ccmmissioners. |f precedural changes to this contract are required, the CHA wii
similarly negotiate these changes with CAC prior to implementation, but nesd ne:

seek the approval of the C
changes will be approved i

HA's Beard of Commissioners for such changes. Sus-
n writing by the CEO or his/her designee.
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LEASEHOLDER:

Name (printed)

Signature

Fhone

CHA:

Name (printed)

Signature
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