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1. Executive Summary

5/11-74.4-1 o 5€q., as amended (the “Act”), and thus in Support of jtg designation g the
79/ Vincennes Redevelopment Project Area (the “79" Vincennes RPA” or “RPA™), I addition,
since the Eligibility Study has determined that the RPA qualifies as 3 conservation area, thig report
also containg the Redevelopment Plan and Project (the “Redevelopment Plan” or “Redevelopment

by Perry Avenue on the east; 79" a4 81 Streets on the south; portions of Unjop and Emerald
Avenues and Halsted Street on the west; and 76" Street on the north,

Deterioratlon;
3. Deleterioys Land Use ang Layout; ang
4. [nadequate Utilities.

Redevelopment Plan, Goal, Objectives, and Strategies

SCB. Friedman & Company / Developmeny Advisorg



Objectives, Twelve broad objectives Support the overa|| goal of area-wide revitalization of the
79th/Vincennes RPA. These include:

———

10.

.

Promote Commercial apq residentia| development and redevelopment that s
“transit-oriented” in nature and reflects site design and mixes of yses that promote transijt
ridership and accessibility;

Provide Opportunities for women-owned, minonty-owned, and Ioca”y-owned businesses
to share in job Opportunities associated with the redevelopment of the 79th/Vincennes RPA,

Support job training and welfare to work Programs and increage employment Opportunities
for City residents; and

12. Provide daycare assistance to support employees of local businesses.

S.B. Friedmay & Company 2 Developmeny Advisors
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City of Chicago 79th/Vincennes Redevelopment Project Area

4.

Facilitate Property Assembly, Demolition, and Site Preparation, Financja] assistance
may be provided to private developers seeking to acquire land, and ¢ assemble and
prepare sites in order to undertake projects in support of this Redevelopment Plan and
Project,

Required Fip dings

The conditions required under the Act for the adoption of the Eligibility Study and Redevelopment
Plan and Project are found to be present within the 79th/Vincennes RPA.

1.

Without the Support of public résources, the redevelopment objectives of the
79th/Vincennes RPA will most likely not be realized. TIF assistance may be used to fund
rehabilitation, infrastructure improvements, and expansions to public facilitjes. Without

The 79th/Vincennes RPA includes only the contiguous rea| property that js expected to
substantially benefit from the proposed Redevelopment Plan and Project improvements.

S. B Friedman & Company 4 Developmeny Advisors



2. Introduction

The Study Areq
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79th/Vincennes Redevelopment Project Area
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City of Chicago 79th/Vincennes Redevelopment Project Area

History of Community Areq'

located within the Greater Grand Crossing Community Area, which s bounded roughly by an
irregular northern boundary extending southeast from LaSalle and 61% Streets along South
Chicago Avenue, and then north to 67 Street; the Hlinois Central Railroad (ICRR) on the east;
79" Street on the south; and ap irregular western boundary stretching northwest from Wallace and
79" Streets to LaSalle and ¢ * Streets. The western and Southeastern portions of the RpA lie in the
Auburn Gresham and Chatham Community Area, respectively. The history of each Community

century-old neighborhoods, including Grand Crossing, Park Manor, Brookline, Brookdale, and
Essex. A socio-economic mix of working class and poverty-ridden areas, Greater Grand Crossing

The development of Greater Grand Crossing followed a historic rajj collision between trains of the
Ilinois Centraj and Michigan Southern railroads in 1853, at the intersection of what is now 75t
Street and South Chicago Avenue. South Side developer Pay] Cornell believed that the area
surrounding the Stop was 3 desirable site for both residentia) and industriaj development, as
transportation into the City wag assured. The remainder of the Community wag unsettled prairje,
until the manufacturing industry began establishing factories in the community during the 1870s,
the earliest of which was the Chicago Tack Company, established jn 1876. As industria]
development grew, frame cottages began to appear in the 1890s, between 71%and 75t Streets from
Cottage Grovye Avenue to St. Lawrence Avenue, Development was further facilitated by the
extension of the Calumet Electric Trolley Line at 63" Street and Grand Boulevard (King Drive) to

Cottage Grove Avenue and 93+ Street.

Between 1895 and 1930, the Population of Greater Grand Crossing grew steadily. However,
during the Depression and World War I1, only minor Population increageg occurred. Though the

Society),

SCB. Friedman & Company 10 Developmeny Advisors
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City of Chicago 79th/Vincennes Redevelopment Project Area

Known as a stable community with a Jow crime rate and strict Property standards, Chatham’s leye

S.B. Friedman & Company /1 Developmeny Advisors



City of Chicago 79th/Vincennes Redevelopment Project Area

of homeownership has historicaliy been Strong in Comparison to other Community Areas op
Chicago’s South Side. Neighborhoods in the areg consist of mostly singie-famiiy dwellings and
two- and three-flat apartment buildings; historicaiiy, between fifty-five angd SIXty percent of the
housing stock in the area hag been Owner-occupied. A of the 2000 Census, homeownership Stood

Another feature of the Community js 5 commitment to neighborhood involvement. Neighborhoods
in the area haye organized multiple block clubs that work to relieve overcrowding in areq schools,
defend the neighborhoods from gangs, and influence neighborhood zoning decisjons. H istoricaiiy,
entrepreneurship has also been 5 characteristic of the community, making it home to some of the

Based on § B. Friedman & Company’s research, eight land useg have been identified within the
79‘“/Vincennes RPA:

. Commercial;

. Residentiai;

* Mixed Uses;

* Light Industriai;

. Pubiic/lnstitutionai (including public facilities, religious institutions, and socia] Services);
* Parks/Open Space;

. Raiiroad/Rights~of-way; and

* Vacant lang.

The existing land yse pattern in the 79”’/Vincennes RPA is shown in Map 3. This map represents
the predominant Jang use in the area on a parcel-by-parce| basis. The langd use displayed was the

S.B. Friedman & Company 12 Developmeny Advisors



land use mogt apparent during fielq observation, The mixed-uge designation js used for those
parcels that contain two or more of the fo”owing land useg: residential, Commercial, or

public/institutional.

Residentia], Residentia] uses are found throughout the RPA. Multi-family rental apartment
buildings that include two.- and three-flats gre the predominant building type. Some residential
units are also located on the upper floors of mixed-use buildings op, 79t Street. The highest
concentration of single-family homes is found south of 79'h Street. The RPA does not contain any

condominiym units,

Light Industrig], There are several light industrial ygeg located in the northeast portjon of the
RPA, along Yale angd Wentworth Avenues, between 76 and 77" Streets.

Public/lnstitutional. There are several public and/or institutional uses located in the RPA. These
include the Chicago Transit Authority byg facility that comprises the majority of the eastern

portion of the RPA, as wel] as numerous religjoys uses located throughout the RPA.

Winneconna Parkway . This is an unusual landscape feature in the context of Chicago
neighborhoods.

S. B. Friedman & Company 13 Developmeny Aa’wls'()T.s’
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City of Chicago 79th/Vincennes Redevelopment Project Area

Historical(y Significant Structures

8. B. Friedman & Company obtained data from the Chicago Historic Resources Survey (CHRS) to
identify architectura”y and/or historica“y significant buildings located withip the 79"y incennes
RPA. The CHRS identifies over 17,00 Chicago Properties and contajng information on buildings
that may possess important architectural and/or historica] significance, A ranking system wag used
to identify historic and architectyrg] significance according to three Criteria adopted by the CHRS:
1) age; 2) degree of external physica] integrity; and 3) level of possible significance.

architectura) feature or historical association that made them significant in the context of the
community. Some Structures may potentially qualify for Chicago Landmark designation. The
properties identified by the CHRS are listed in Tabje I.

Table 1: Historic Buildings in RPA

Type of
Building Style

Oglesbz Public Schoo] 830-858 w. 77" Street Public Art Nouveay 1913 Orange
St. Leo Roman Catholic 7752-7756 §. Emerald Residential (1] Romaqesque Orange
Church gformerz Avenye Revival
N/A 7630 S. Union Avenue Residential Orange
N/A 7636 S. Union Avenue Orange
Aubumn Park Masonic 7824-7834 S, Union Public/

.o 12 Beaux-Arts Orange

% Avenue Institutional

N/A 7716 S. Egg Resid lm-

P

Year / CHRS Color

Name Address Built Code P!

I

leston Avenue Orange
7515-7529 §. Harvard
N/A 7919 8. Union Avenue Residentia) Eastlake 1890 Orange

SCB. Friedman & ( ompany /5 Developmeny Aa’w]w;
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Under the Act, two primary avenyeg €Xist to establigh eligibility for an area to permit the yge of tax
increment ﬁnancing for area redevelopment: declaring ap area as a “blighted area” and/or 3
“conservation area.”

“Blighted areag” are tho
the public safety, health,
growth of the tax base i

Obsolescence, The condition Or process of falling into disuse, Structures haye become ill-suited
for the original use.

S.B. Friedman & Company 16 Developmeny Advisors
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City of Chicago 79th/Vincennes Redevelopment Project Area

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,

Presence of Structures Below Minimum Code Standards, Aj] Structures that do not meet the
standards of Zoning, subdivision, building, fire, and other governmental codeg applicable to

property, but not including housing and property maintenance codes.

Illegal Use of Individual Structures. The use of structures jn violation of the applicable Federal,
State, or local laws, exclusive of those applicable to the presence of structyreg below minimum

code standards.

Excessive Vacancies. The presence of buildings that are unoccupied or under-utilized and that
Tepresent an adverse influence on the area because of the frequency, extent, or duration of the

S. B Friedman & Company 17 Developmeny Advisorg
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for All Urban Consumers published by the United States Department of Labor or Successor agency
for three of the last five calendar Years prior to the Year in which the redevelopment project area g

years.

8. B. Friedman & C ompany /8 Development Advisory



City of Chicago 79th/Vincennes Redevelopment Project Area

Deterioration of Structures or Site Improvements in Neighboring Areas Adjacent to the
Vacant Lang, Evidence of Structural deterioration and area disinvestment in blocks adjacent to
the vacant land may substantjate why new development had not previously occurred on the vacant
parcels.

Environmenta] Contaminatiop, The area has incurred | linois Environmenta] Protection Agency

information js available or jg increasing atan annual rate that is less than the Consumer Price Index
for All Urban Consumers published by the United States Department of Labor or Successor agency
for three of the last five calendar years prior to the year in which the redevelopment project area ig
designated.

Additiona”y, under the « lighted areq” section of the Act, eligibility may be established for those
vacant areas that woyjq have qualifieq as a blighted areg immediately prior to beeoming vacant,
Under this test for establishing eligibility, building records may be reviewed to determine that 5
combination of fiye Or more of the 13 improved property
listed above were present immediately prior to demolition of the area’s Structures.

“blighted area” or “conservation area” requirements of the Act. Based upon these criteria, the
property within the 79th/Vincennes RPA qualifieg for designation as a “conservatjon area” as
defined by the Act.

S\ B. Friedman & Company 19 Developmeny Advisors



Although jt may be concluded under the Act that the mere presence of the minimum number of the
Stated factors may be sufficient to make 3 finding of the RPA as 5 conservation area, thjs
evaluation wag made on the basig that the conservation areq factors myst be present to an extent
that indicates that public intervention jg appropriate or necessary,

Conservation Area Findings

As required by the Act, within 3 conservation area, at least fifty percent (50%) of the buildings
must be 35 years of age or older, and 4¢ least three of the 13 eligibility factors muysgt be found

Estabh'shing that at least 50 percent of the 79th/Vincennes RPA buildings are 35 years of age or

ondition precedent to establishing the area as g conservation area under the Act. Based
on information provided by the Cook County Assessor’s office, we haye established that of the
535 buildings located withip the 79th/Vincennes RPA, 463 (87 percent) are 35 years of age or
older.

In addition to establishing that 79th/Vincennes RPA meets the age requirement, oyr research hag
revealed that the fo”owing four factors are present to 5 major extent:

. Lack of Growth jp Equalized Assessed Valye (EAV);
Deterioration;

3. Deleterioys Land Use and Layout; ang

4. Inadequate Utilities.

Based on the Presence of thege factors, the RPA exceeds the minimum requirements of ,

S.B. Friedmap & Company 20 Developmeny Advisors



City of Chicago 79th/Vincennes Redevelopment Project Area

“conservation area’ under the Act.

Overall, the growth in equalized assessed valye of the RPA has fallen behind that of the balance of
the City for three out of the last five years. More than two thirds of the blocks within the RPA are
serviced by inadequate utilities, particularly sewer lines which are deficient relative to City
standards and therefore overdue for repair/replacement. More than 90 percent of the blocks within

the RPA either contain deteriorated byjj INgs or parking surfaces, or are served by deteriorated
infrastructure, including cracked o crumbling sidewalks, deteriorated alleys, and deteriorated

Maps 4A through 4D illustrate the presence and distribution of these eligibility factors on a
block-by-block basis within the RPA. The following sections summarize our field research as it
pertains to each of the identified eligibility factors found within the 79th/Vincennes RPA.

1. Lack of Growth in Equalized Assessed Value

Total Equalized Assessed Value (EAV) is a measure of the value of property within the
79th/Vincennes RPA. During three of the previous five years, the total growth in EAV of the
79th/Vincennes RPA has not kept pace with that of the balance of the City of Chicago. This lack of
growth in EAV jsan indication that the RPA suffers from a lack of private investment as compared
to the balance of the City of Chicago.

Percent o ;Peic‘ey"' 1 Percent
Changein |- Chéilégl 4 Changein
v | Eav TRy
200272003 | 20032004 4 200412005
79%/Vincennes RpA 2193 [ o83 | g3
City of Chicago 17.29 3.97 7.28
(balance of) e

* Qualifying periods are shaded,

8. B. Friedman & ¢ ompuny 21 Development 4 dvisors
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City of Chicago 79th/Vincennes Redevelopment Project Area

2. Deterioration

This factor was given to those buildings (and their corresponding parcels) where interior and/or
exterior deterioration of buildings could be documented through SUrveys or interview. Examples
of the building deterioration observed in the field are deteriorated roofs, porches, and exterior
doors and stairs; missing or deteriorating brick and other fascia; and broken windows,

Overall, 665 parcels within the RpA (76 percent) are directly served by deteriorated infrastructyre
such as alleys, str, ets, and sidewalks); and 382 parcels (43 percent) contain buildings which

exhibit deterioration, Deterioration wasg deemed to be present to a meaningful extent on a given

* Unsafe vehicular access and/or traffic flow, The design and configuration of some
streets within the RPA results in problematic and potentially unsafe traffic flow patterns
and vehicular access to parcels. Examples of this include the lack of one-way signage and
Stop signs on both the northern and southern lanes of Winneconna Parkway; residential
garages that are lajid oyt jn such a way that residents are required to exit by backing out into
a public roadway (Stewart Avenue between 80" and 81 streets); and triangular
commercial parcels with vehicular access on all three sides in close proximity to
intersections, resulting in potentially unsafe traffic patterns on the surrounding publjc

S.B. Friedman & Company 26 Developmen; Advisors




City of Chicago 79th/Vincennes Redevelopment Project Area

safety hazard for nearby residents, especially children, The extensjye bresence of thege
conditions js incompatible with nearby residentia| Property and serves to break up the
fabric of the neighborhood. Therefore, in addition to vacant parcels themselves, parcels
located within 50’ of a vacant parcel were ajsq deemed to exhibit deleterious Jand use and

layout,

Deleterious Jang use and layout was found to be present on 700 of the 880 parcels within the RpA
(80%). A block was deemed to exhibit the factor if it was present on 50 percent Or more of the
parcels on that block. On this basis, 46 of the 59 tota) blocks (78%) were found to exhibit
deleterious land use and layout.

4. Inadequate Utilities

correction of obsolete factors, Obsolete buildings and pProperties have an adverse effect on nearby
Properties and detract from the physical, functional, ang €conomic vitality of the Surrounding

community.

An appreciable amount of obsolescence eXists within the 79”‘/Vincennes RPA. Obsolescence,
cither functional, €conomic, or some Combination of both, wag documented for I3 of the 535
buildings (2 percent) within the RPA. While this may appear to be g relatively smayj number of

——

* The City of Chicago Department of Water Management defines the projected seryice life as 100 years,

S\ B. Friedman & Company 27 Developmeny Advisors



Relying on data provided by the City’s Department of Buildings, code violation Citations were
issued for §¢ Separate Property addresgeg within the 79th/Vincennes RPA between January 2009
and November 2006. This continuing problem underscores the documented deterioration of
buildings,

Environmental Protection Agency (IEPA) as Leaking Underground Storage Tank (LUST) sites.

S B Friedman & Company 28 Developmeny Advisorg
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4. Redevelopment Plan & Project

Redevelopmeny Needs of the 79th/Vincennes RPA

The existing land yse pattern and conditions in the 79th/Vincennes RPA suggest four
redevelopment needs for the area:

3. Property assembly, demolition, and Site preparation; and
4. Job training and day care assistance,

Goals, objectives, and Strategies are designed to address the need for redevelopment within the
overall framework of the Redevelopment Plan and Project for the use of anticipated tax increment
funds generated within the 79th/Vincennes RPA.

Objectives, Twelve broad objectives support the overalj goal of area-wide revitalization of the
79th/Vincennes RPA. These include:

8. B. Friedman & Company 29 Development Advisors




City of Chicago 79th/Vincennes Redevelopment Project Area

2. Facilitate residentia] development and redevelopment that wi] accommodate current and
future residents of the RPA, including a range of income levels and a variety of housing
tenure (ownership Versus rental);

8. Promote commercia] and  residentja] development and redevelopment that js
“transit-oriented” in nature and reflects site design and mixes of yseg that promote transit
ridership and accessibility;

10. Provide Opportunities for women-owned, minon'ty-owned, and locally-owned businesses

I'1. Support Jjob training and welfare to work Programs and increase employment Opportunities
for City residents; and

\

S B Friedman & Company 30 Developmeny Advisors



City of Chicago 79th/Vincennes Redevelopment Project Area

The City requires that developers who receive TIF assistance for market-rate housing set
aside twenty percent (20 percent) of the units to meet affordability criteria established by
the City’s Department of Housing or any successor agency. Generally, thjs means that

interest costs for new housing units to be occupied by low-income and very low-income
households ag defined in Section 3 of the inois Affordable Housing Act.

Facilitate Property Assembly, Demolition, and Site Preparation. F inancial assistance
may be provided to private developers seeking to acquire land, and 1o assemble and
Prepare sites in order o undertake projects in Support of thig Redevelopment Plan and
Project.

SCB. Friedman & Company 317 Developmeny Advisors



City of Chicago 79th/Vincennes Redevelopment Project Area

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 unti] such property is scheduled for disposition
and development,

identified throughout the life of the 79th/Vincennes RPA. To the extent that these projects meet
the goals, objectives, and Strategies of thjs Redevelopment Plan and Project and the requirements
of the Act and budget outlined in the next section, these Projects may be considered for tax

increment funding.

Proposed Futyre Land Use
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City of Chicago 79th/Vincennes Redevelopment Project Area

Assessment of Housing Impact

S.B. Friedman & Company 34 Developmeny Adw'sE




5. F inancial Plan

Eligible Cosyy

The varioys redevelopment €Xpenditures that are eligible for payment or reimbursement under the
Act are reviewed below. Following this review s 5 list of estimated redevelopment project costs
that are deemed to be necessary to implement this Redevelopment Plan and Project (the
“Redevelopment Project Costs™).

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

and professional Service costs for architectural, engineering, legal, ﬁnancial, planning or
other services (excluding lobbying €xpenses), provided that no charges for professiona]
lecte

Services are baged On a percentage of the tax increment coj d;

2. The costs of Marketing siteg within the Rpa to prospective businesses, developers, and
investors;

3. Property assembly costs, including byt not limited to, acquisition of Jang and other

property, real or Personal, or rights o interests therein, demolition of buildings, site
Preparation, sjte improvements that serve as an engineered barrjer addressing ground leve]

4. Costs of rehabj litation, reconstruction, or repair or remodeling of existing public or private
buildings, fixtures, and leasehold improvements; and the costs of replacing an existing
public building if pursuant to the implementation of a redevelopment project the existing
public building is to be demolished to use the site for private investment or devoted to 3
different uge requiring private investment;

5. Costs of the construction of public works or improvements subject to the limitations jn
Section | l-74.4-3(q)(4) of the Act;
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City of Chicago 79th/Vincennes Redevelopment Project Area

10.

1.

experienced inadequate employment 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, al| nhecessary and incidenta] 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 reserveg
related thereto;

74.4-3(n)(7) of the Act;
Payment in liey of taxes, as defined in the Act;

Costs of job training, retraining, advanced vocational education or career education,
including but not limited to, courses in Occupational, semi-technical, or technical fields
leading directly to employment, incurred by one or more taxing districts, provided that
such costs; (i) are related to the establishment and maintenance of additional job training,

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 10-22.204 and 10-23.3a of
the School Code, 105 1LCS 5/10-22.20a and 5/10-23.33;

Interest costs incurred by a redeveloper related to the construction, renovation, or
rehabilitation of 4 redevelopment project provided that:

a. Such costs are to be paid directly from the special tax allocation fund established
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16.

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

C. If there are not sufficient funds available in the special tax allocation fund to make
the payment pursuant to thjg provision, then the amounts so due shaj accrue and be
payable when sufficient funds are available in the Special tax allocation fund;

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

€. For the financing of rehabilitated or new housing for low-income households and
very low-income households, as defined in Section 3 of the Illinojs Affordable
Housing Act, the percentage of Seventy-five percent (75%) shal] be substituted for
thirty percent (30%) in subparagraphs 12p and 12d above;

An elementary, Secondary, or unjt school district’s increased costs attributable to assisted
housing units will be reimbursed a5 provided in the Act;

includes units not affordable to low- and very low-income households, only the Jow- and
very low-income units shall be eligible for benefits under the Act; and

for businesses located within the RPA and all or a portion of the cost of Operation of day
care centers e