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I. INTRODUCTION

The North/Cicero Redevelopment Project Area (hereafter referred to as the "Redevelopment
Project Area") is located on the west/northwest side of the City of Chicago, lllinois (the "City")
approximately five (5) miles west/northwest of the City's Central Business District. The
Redevelopment Project Area contains 46.81 acres and consists of nine (full and partial) city
blocks. The Redevelopment Project Area is generally bounded by the alley north of North
Avenue on the north, Keating Avenue on the east, the alley north of Hirsch Street on the south,
and Lavergne Avenue on the west. The boundaries of the Redevelopment Project Area are
shown on Map 1, Project Boundary Map, and the existing land uses are shown on Map 2.

The Redevelopment Project Area is located in a community that is primarily comprised of
various commercial uses interspersed with industrial uses along major thoroughfares.
Residential uses are generally present along non-arterial streets surrounding the
commercial/industrial uses. Vacant parcels, including industrial, commercial and institutional
uses, are also present in the Redevelopment Project Area. The largest vacant parcel in the
Redevelopment Project Area (approximately 15 acres) contained a CTA garage that was
originally constructed in 1910 and was demolished prior to 1991.

The Redevelopment Project Area is located in the northeast corner of the Austin Community of
the City of Chicago. Access to the Redevelopment Project Area is primarily provided by Cicero
Avenue and North Avenue. The Eisenhower Expressway, located directly to the south of the
Redevelopment Project Area, may be accessed at Cicero Avenue. Additionally, the
Redevelopment Project Area is well served by public transportation making the site easily
accessible to the local work force.

Much of the Redevelopment Project Area is in need of redevelopment, rehabilitation and
revitalization and is characterized by:

. incompatible land uses (i.e., commercial and industrial uses adjacent to
residential uses);

. vacant land;

. underutilized and vacant buildings;

. current and past obsolescence;

. inadequate infrastructure; and

. other blighting characteristics.

Redevelopment of the largest three (3) parcels within the Redevelopment Project Area, vacant
industrial/institutional property on a block of 16.9 acres, would require extraordinary
expenditures for demolition, environmental remediation and site preparation; these development
costs would result in a higher development cost per square foot and decrease the potential
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return required to encourage a developer to move ahead with a proposed redevelopment
project.

A. AREA HISTORY AND PROFILE

The Redevelopment Project Area is located in the northeast corner of the Austin Community
which is located on the western edge of the city limits. The Austin Community is bordered by
the suburbs of Oak Park on the west and Cicero on the south.

The land comprising the Austin Community was purchased by various individuals from the
federat government in the 1830s. 1t was developed as a community in the 1860s by Henry W.
Austin who donated part of his land holdings to entice a New England clock factory to relocate
there, bringing its employees. During these early years, Austin, along with Oak Park, was
originally part of the Town of Cicero. In 1889, however, Austin and Oak Park split over the
extension of the Chicago and North Western's Lake Street line to Austin Avenue, which Austin
favored. The residents of Oak Park and Cicero, with their numerical advantage, united against
the Austin residents and voted for an election proposal which detached Austin from Cicero and
led to its annexation to Chicago in 1889.

Today, the Austin community is bounded by the Chicago, Milwaukee and St. Paul Railroad right-
of-way on the north, Roosevelt Road on the south, the Chicago and North Western Railroad
right-of-way on the east, and Austin and Harlem Avenues on the west. The total population of
Austin is estimated at 114,079 people based on the 1990 Census, a net loss of 24,000
inhabitants and a 17.3% decrease from 1980. Additionally, within the four (4) census tracts
represented in the Redevelopment Project Area, the percentage of families with income below
the poverty level ranges from 18 to 46 percent. According the Local Community Fact Book,

hi Metropali rea - 1990, "...much of Austin is still plagued by problems of high crime
rates, unemployment, poverty and decayed or abandoned buildings. The commercial
corridors...are scenes of urban blight with ever fewer retailers willing to invest money in the
area."

LAND USE AND ZONING CHARACTERISTICS

The permitted uses within the Redevelopment Project Area include M1-1, C2-1, R4 and B5-1.
The majority of the Redevelopment Project Area is zoned M1-1, restricted manufacturing district.
The parcels north of North Avenue are zoned C2-1, restricted commercial uses, along with a
small section south of Lemoyne and west of Cicero Avenue. A small area along the western
boundary is zoned R4, general residential use and is currently occupied by a vacant school
building. There is one block between Lemoyne Avenue, Cicero and Lamon Avenues that is
zoned B5-1, general services districts.

Louik/Schneider & Associates, inc. 2
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Currently, the largest block within the Redevelopment Project Area, containing three (3) parcels
with total acreage of 16.9, is vacant. Two of the three parcels are currently zoned M1-1 and the
third is zoned R4. Additional uses in the Redevelopment Project Area include scattered
industrial and commercial activities with second-floor residential, vacant institutional uses and
other vacant and/or underutilized parcels (see Map 2, Existing Land Uses).

The purpose of the North/Cicero Tax Increment Finance Program Redevelopment Plan and
Project (the "Redevelopment Plan") is to create a mechanism to encourage the development

of new commercial facilities on vacant and underutilized land, the redevelopment, rehabilitation
and/or expansion of existing businesses, and the improvement of the physical environmentand
infrastructure. The redevelopment of the Redevelopment Project Area is expected to encourage
economic revitalization within the community and surrounding area.

This Redevelopment Plan summarizes the analyses and findings of the consultants' work, which
is the responsibility of Louik/Schneider and Associates, Inc. The City of Chicago is entitled to
rely on the findings and conclusions of the Redevelopment Plan (including the related eligibility
study) in designating the Redevelopment Project Area as a redevelopment project area under
the Act (defined below). Louik/Schneider and Associates, Inc. has prepared this
Redevelopment Plan and the related eligibility study with the understanding that the City would
rely (1) on the findings and conclusions of the Redevelopment Plan and the related eligibility
study in proceeding with the designation of the Redevelopment Project Area and the adoption
and implementation of the Redevelopment Plan, and (i) on the fact that Louik/Schneider and
Associates, Inc. has obtained the necessary information so that the Redevelopment Plan and
the related eligibility study will comply with the Act.

B. TAX INCREMENT ALLOCATION REDEVELOPMENT ACT

An analysis of conditions within this area indicates that it is appropriate for designation as a
Redevelopment Project Area under the State of lllinois tax increment financing legislation. The
Redevelopment Project Area is characterized by conditions which warrant its designation as
a vacant "Blighted Area" and a “Conservation Area” within the definitions set forth in the Tax
Increment Allocation Redevelopment Act (hereafter referred to as the "Act"). The Act is found
in 65 ILCS 5/11-74.4-1 et seq., as amended.

The Act provides a means for municipalities, after the approval of a "Redevelopment Plan and
Project,” to redevelop blighted and conservation areas by pledging the increase in tax revenues
generated by public and private redevelopment. This increase in tax revenues is used to pay
for up-front costs which are required to stimulate private investment in new redevelopment and
rehabilitation, or to reimburse private developers for eligible costs incurred in connection with

Louik/Schneider & Associates, Inc. 3
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the redevelopment. Municipalities may issue obligations to be repaid from the stream of real
property tax increments that are generated within the tax increment financing district.

The property tax increment revenue is calculated by determining the difference between the
initial equalized assessed value (EAV) or the Certified EAV Base for all real estate located within
the district and the current year EAV. The EAV is the assessed value of the property multiplied
by the state muitiplier. Any increase in EAV is then multiplied by the current tax rate, which
determines the incremental real property tax.

The North/Cicero Redevelopment Plan has been formulated in accordance with the provisions
of the Act. Itis a guide to all proposed public and private action in the Redevelopment Project

-Area. -In addition to describing the objectives of redevelopment, the Redevetopment Plan sets — -

forth the overall program to be undertaken to accomplish these objectives. This program is the
Redevelopment Plan and Project.

This Redevelopment Plan also specifically describes the Redevelopment Project Area. This
area meets the eligibility requirements of the Act (see North/Cicero Tax Increment Finance
Program - Eligibility Study attached as Exhibit 3). The Redevelopment Project Area boundaries
are described in Introduction of the Redevelopment Plan and shown in Map 1, Boundary Map.

After approval of the Redevelopment Plan, the City Council of the City may then formally
designate the Redevelopment Project Area.

The purpose of this Redevelopment Plan is to ensure that new development occurs:

1. On a coordinated rather than a piecemeal basis to ensure that the land use,
vehicular access, parking, service and urban design systems will meet modern-
day principles and standards;

2. On a reasonable, comprehensive and integrated basis to ensure that blighted
area and conservation area factors are eliminated; and

3. Within a reasonable and defined time period.

Revitalization of the Redevelopment Project Area is a large and complex undertaking and
presents challenges and opportunities commensurate to its scale. The success of this effort will
depend to a large extent on the cooperation between the private sector and agencies of local

government.

Regardless of when the Redevelopment Plan and Project was adopted, the Redevelopment
Plan and Project includes land uses that have been approved by the planning commission of
the municipality.

Louik/Schneider & Associates, Inc.
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There has been no major investment in the Redevelopment Project Area for at least the last five
years. The adoption of the Redevelopment Plan will make possible the implementation of a
logical program to stimulate redevelopment in the Redevelopment Project Area, an area which
cannot reasonably be anticipated to be developed without the adoption of this Redevelopment
Plan. Public investments will create the appropriate environment to attract the investment
required for the rebuilding of the area.

Successful implementation of the Redevelopment Plan and Project requires that the City of
Chicago take advantage of the real estate tax increment attributed to the Redevelopment Project
Area as provided in accordance with the Act.

Louik/Schneider & Associates, Inc. 5
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Il. REDEVELOPMENT PROJECT AREA AND LEGAL DESCRIPTION

The Redevelopment Project Area is located on the west/northwest side of the City of Chicago,
lllinois located approximately five (5) miles west/northwest of the City's Central Business District.
The Redevelopment Project Area contains 46.81 acres and consists of nine (full and partial)
large city blocks. The Redevelopment Project Area is generally bounded by the alley north of
North Avenue on the north, Keating Avenue on the east, the alley north of Hirsch Street on the
south, and Lavergne Avenue on the west. The boundaries of the Redevelopment Project Area
are shown on Map 1, Boundary Map, and the existing land uses are shown on Map 2. The
Redevelopment Project Area includes only those contiguous parcels of real property that are
expected to be substantially benefited by the Redevelopment Plan.

The legal description of the Redevelopment Project Area is attached to this plan as Exhibit 1.

Louik/Schneider & Associates, Inc. 6
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lil. REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES
OVERALL GOALS AND OBJECTIVES

Comprehensive goals and objectives are included in this Redevelopment Plan to guide the
- decisions and activities that will be undertaken to facilitate the redevelopment of the
Redevelopment Project Area. Many of them can be achieved through the effective use of local,
state and federal mechanisms.

GENERAL GOALS

In order to redevelop the Redevelopment Project Area in an expeditious and planned manner,
the establishment of goals is necessary. The following goals are meant to guide the
development and/or the review of all future projects that will be undertaken in the
Redevelopment Project Area.

. Improve the quality of life in Chicago by enhancing the local tax base
through the improvement of the Redevelopment Project Area's
economic vitality.

. Encourage sound economic development in the Redevelopment
Project Area.
. Revitalize the Redevelopment Project Area to enhance its importance

a commercial center contributing to the improved vitality of the City.

. Create an environment within the Redevelopment Project Area that
will contribute to the health, safety and general welfare of the City, and
preserve or enhance the value of properties in the area.

. Create a suitable location and environment for modern commercial
activities.
. Achieve desirable changes of land use through a coordinated

public/private effort.

. Promote harmonious and compatible land uses that are primarily
commercial in nature.

Louik/'Schneider & Associates, Inc. 7
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Consider compatible mixed uses in limited instances such as where
the existing adjacent land uses are already residential or industrial.

Promote large-scale development opportunities where feasible and
applicable.

Develop vacant and underutilized land.

Create and preserve job opportunities.

'Eihrcourage a ’di@fsiﬁed economy which provides an array of

employment opportunities.

Encourage the participation of minorites and women in the
redevelopment of the Redevelopment Project Area.

Create a secure, functional, and attractive environment for businesses
and employees.

Enhance the commercial marketability of the Redevelopment Project
Area.

Provide an accessible and attractive environment that is conducive to
modern commercial development in an urban setting.

REDEVELOPMENT OBJECTIVES

To achieve the general goals of this Redevelopment Plan, the following redevelopment

objectives have been established.

Louik/Schneider & Associates, Inc.

Reduce or eliminate those conditions which qualify the
Redevelopment Project Area as a Blighted Area and as a
Conservation Area.

Encourage private investment in new commercial development.

Facilitate the development of vacant land and the redevelopment of
underutilized properties for commercial uses.
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. Eliminate unnecessary streets and alleys to increase the amount of
land available for private investment and redevelopment for
commercial activities.

. Strengthen the economic well being of the Redevelopment Project
Area by encouraging increased commercial activity resulting in
enhanced taxable values and job opportunities.

. Provide public and private infrastructure improvements and other
relevant and available assistance necessary to the successful

- operation of modern commercial development-in-order to promote——————

commercial and related activity in the Redevelopment Project Area.

. Provide needed incentives to encourage a broad range of
improvements for both new development and the rehabilitation of
existing buildings.

. Minimize conflicts between commercial and other land uses within and
adjacent to the Redevelopment Project Area.

. Use City and other public programs to enhance the marketability of
the Redevelopment Project Area.

. Assist in the elimination of existing environmental contamination
through the remediation of affected sites in order to promote new
commercial development.

. Enhance the skills of the labor force to meet the job opportunities
available within the Redevelopment Project Area.

DESIGN OBJECTIVES

Although overall goals and redevelopment objectives are important in the process of
redeveloping an important commercial area, the inclusion of design guidelines is necessary to
ensure that redevelopment activities result in the development of an attractive and functional
environment. The following design objectives give a generalized and directive approach to the
development of specific redevelopment projects.

. Establish a pattern of land use activities arranged according to
modern standards which can include groupings by use to increase

Louik/Schneider & Associates, Inc. 9




City of Chicago

North/Cicero - Redevelopment Plan

efficiency of operation and economic relationships of commercial with
other uses in a compact area.

Encourage coordinated development of parcels and structures in
order to achieve attractive and efficient building design, unified off-
street parking, adequate truck and service facilities, and appropriate
access to nearby arterial streets.

Achieve development which is integrated both functionally and
aesthetically with adjacent and nearby existing development.

Louik/Schneider & Associates, Inc.

Ensure a safe and funéﬁonal circulation pattern, adequate ingress
and egress, and capacity in the Redevelopment Project Area.

Encourage high standards of building and streetscape design to
ensure the high quality appearance of buildings, rights-of-way and
open spaces.

Ensure that necessary security, screening, and buffering devices are
attractively designed and are compatible with the overall design of the
Redevelopment Project Area.

Use signage and other devices to create a unified commercial identity
for the Redevelopment Project Area to facilitate the marketability of

property.
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IV. BLIGHTED AREA AND CONSERVATION AREA CONDITIONS
EXISTING IN THE REDEVELOPMENT PROJECT AREA

The Act states that a "Blighted Area” means any improved or vacant area within the boundaries of
a redevelopment project area located within the territorial limits of the municipality where, if
vacant, the sound growth of the taxing districts is impaired by (1 ) a combination of two or more of
the following factors: obsolete platting of the vacant land: diversity of ownership of such land; tax
and special assessment delinquencies on such land; flooding on all or part of such vacant land:
deterioration of structures or site improvements in neighboring areas adjacent to the vacant land,
or (2) the area immediately prior to becoming vacant qualified as a blighted improved area, or (3)
the area consists of an unused quarry or unused quarries, or (4) the area consists of unused rail

" yards, rail tracks or railroad rights-of-way, or (5) the area, prior to its designation, is subject to
chronic flooding which adversely impacts on real property in the area and such flooding is
substantially caused by one or more improvements in or in proximity to the area which
improvements have been in existence for at least five years, or (6) the area consists of an unused
disposal site, containing earth, stone, building debris or similar material, which was removed from
construction, demolition, excavation or dredge sites, or (7) the area is not less than 50 nor more than
100 acres and 75% of which is vacant, notwithstanding the fact that such area has been used for
commercial agricultural purposes within five years prior to the designation of the redevelopment
project area, and which area meets at least one of the factors itemized in provision (1) above, and
the area has been designated as a town or village center by ordinance or comprehensive plan
adopted prior to January 1, 1982, and the area has not been developed for that designated purpose.

The Act also states that a “Conservation Area" means any improved area within the boundaries
of a redevelopment project area located within the territorial limits of the municipality in
which 50% or more of the structures are 35 years of age or older and the area exhibits the
presence of three (3) or more of the following factors: dilapidation: obsolescence; deterioration;
illegal use of individual structures; presence of structures below minimum code standards;
abandonment; excessive vacancies; overcrowding of structures and community facilities; lack
of ventilation, light or sanitary facilities; inadequate utilities; excessive land coverage, deleterious
land use or layout; depreciation of physical maintenance; or lack of community planning. A
Conservation Area is not yet blighted, but, because of its age and the combination of three (3)
or more of the above-stated factors, is detrimental to public safety, health, morals or welfare and
may become a blighted area. All factors must indicate that the area on the whole has not been
subject to growth and development through investments by private enterprise, and will not be
developed without action by the City.

Based upon surveys, site inspections, research and analysis by Louik/Schneider & Associates,
Inc., the Redevelopment Project Area qualifies as a vacant Blighted Area and a Conservation
Area as defined by the Act. A separate report, entitied “City of Chicago North/Cicero Tax
Increment Finance Program Eligibility Study” and dated March 10, 1997, is attached as Exhibit

Louik/Schneider & Associates, Inc. 11
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3 to this Redevelopment Plan and describes in detail the surveys and analyses undertaken and
the basis for the finding that the Redevelopment Project Area qualifies as a vacant Blighted Area
and a Conservation Area as defined by the Act.

- The improved portion of the Redevelopment Project Area is characterized by the presence of
structures more than 35 years of age and the presence of seven (7) eligibility factors as listed
in the Act for a Conservation Area. The vacant portion of the Redevelopment Project Area was
found to contain sufficient eligibility factors to qualify as an improved Blighted Area immediately
prior to becoming vacant. Summarized below are the findings of the Eligibility Report.

SUMMARY OF ELIGIBILITY FACTORS

The Redevelopment Project Area consists of nine (9) blocks with 67 parcels of property. Of the
67 parcels, 43 contain buildings, 20 contain improved lots with no buildings (parking, outside
storage and school yard), two (2) are streets and two (2) are vacant, grassy lots. There are 27
buildings in the Redevelopment Project Area; one (1) is a vacant institution (school), eight (8)
are industrial buildings, three (3) are residential buildings, four (4) are commercial with upper-
floor residential and 11 are strictly commercial. The largest parcel in the Redevelopment Project
Area is a vacant, grassy parcel of approximately 15 acres that formerly contained a CTA facility.

It was determined that the Redevelopment Project Area would be qualified in two (2) ways. The
largest vacant parcel, 16-04-212-005, is referred to as the vacant portion of the Redevelopment
Project Area and will be qualified as a vacant Blighted Area. The remaining 66 parcels in the
Redevelopment Project Area will be referred to as the improved portion of the Redevelopment
Project Area and will be qualified as a Conservation Area.

The vacant portion of the Redevelopment Project Area exhibits one of the criteria which would
allow for a finding of a vacant Blighted Area as defined in the Act. Specifically, the area,
immediately prior to becoming vacant, qualified as a blighted improved area by exhibiting six (6)
eligibility factors for an improved Blighted Area when only five (5) are required for a
determination of blight. Immediately prior to becoming vacant, the vacant portion of the
Redevelopment Project Area was found to exhibit the following eligibility factors:

Age

Obsolescence

Deterioration

Lack of Light, Ventilation and Sanitary Facilities
Deleterious Land Use or Layout

Depreciation of Physical Maintenance

Louik/Schneider & Associates, Inc. 12
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Throughout the improved portion of the Redevelopment Project Area, seven (7) conservation
area eligibility criteria are present in varying degrees in addition to the age requirement. Four
(4) factors are present to a major extent and three (3) are present to a minor extent. The seven
(7) factors that have been identified in the Redevelopment Project Area are as follows:

deterioration

excessive land coverage

deleterious land use or lay out
depreciation of physical maintenance

Major extent

Minor extent . _dilapidation

. obsolescence
. excessive vacancies

The conclusions of each of the factors that are present within the Redevelopment Project Area
are summarized beilow.

AGE

Age is a factor for a Conservation Area and presumes the existence of problems or limiting
conditions resulting from normal and continuous use of structures over a period of years. Inthe
Redevelopment Project Area, 25 of 27 buildings (93%) are at least 35 years or older.

1. DILAPIDATION

Dilapidation refers to an advanced state of disrepair of buildings and improvements. In the
Redevelopment Project Area, dilapidation is present to a minor extent and was found in 3 of
9 blocks and in 3 of 27 (11%) buildings which are severely damaged and/or neglected, are

structurally substandard and may require removal.

2. OBSOLESCENCE

Obsolescence, both functional and economic, is present to a minor extentin 7 of the 27 (26%)
buildings, 4 of the 9 blocks and 15 of the 66 (23%) parcels in the Redevelopment Project Area
including vacant and dilapidated structures and industrial buildings difficult to reuse by today's

standards.

3. DETERIORATION

Deterioration is present in structures with physical deficiencies or site improvements requiring
major treatment or repair. Deterioration is present to a major extent in 9 of the 9 blocks, 21
of the 27 (78%) buildings and 54 of the 66 (82%) parcels.

Louik/Schneider & Associates, Inc. 13
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4. EXCESSIVE VACANCIES
Excessive vacancies are present to a minor extent in the Redevelopment Project Area.
Excessive vacancies can be found in 8 of the 27 (30%) buildings, 23 of the 63 (35%) parcels and

in 6 of the 9 blocks.

5. EXCESSIVE LAND COVERAGE

Excessive land coverage refers to the over-intensive use of property and the crowding of
buildings and accessory facilities onto a site. Excessive land coverage is present to a major
extent in the Redevelopment Project Area. Excessive land coverage is present in 22 of the 43
(51%) parcels with structures in the Redevelopment Project Area.

Deleterious land uses include all instances of incompatible land-use relationships, buildings
occupied by inappropriate mixed uses, or uses which may be considered noxious, offensive or
environmentally unsuitable. Deleterious land use and layout is present to a major extent in
the Redevelopment Project Area. This factor is present in 39 of the 66 (59%) total parcels, 18
of the 27 (67%) buildings and 5 of the 9 blocks.

7. DEPRECIATION OF PHYSICAL MAINTENANCE

Depreciation of physical maintenance refers to the effects of deferred maintenance and the lack
of maintenance of buildings, parking areas and public improvements, including alleys, walks,
streets and utility structures. Depreciation of physical maintenance is present to a major
extent in 58 of the 66 (88%) parcels, 23 of the 27 (85%) buildings and in all of the 9 blocks of
the Redevelopment Project Area.

CONCLUSION

The conclusion of the consultant team engaged to conduct the study is that the number, degree
and distribution of factors as documented in this report warrant the designation of the
Redevelopment Project Area as a vacant Blighted Area and a Conservation Area as set forth

in the Act.

The vacant portion of the Redevelopment Project Area is found to be eligible to be designated
as a Blighted Area within the definition set forth in the legislation. Specifically:

. Of the seven (7) blighting factors set forth in the law for vacant land of which one
(1) is required for a finding of blight, one (1) is present in the vacant portion of the
Redevelopment Project Area.

. The blighting eligibility factors which are present are reasonably distributed
throughout the vacant portion of the Redevelopment Project Area.

Louik/Schneider & Associates, Inc. 14
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. All areas within the vacant portion of Redevelopment Project Area show the
presence of blighting eligibility factors.

The improved portion of the Redevelopment Project Area is found to be eligible to be designated
as a Conservation Area within the definition set forth in the legislation. Specifically:

. The buildings in the improved portion of the Redevelopment Project Area meet
the statutory criteria that requires 50 percent or more of the structures to be 35
years of age or older.

~*  Ofthe 14 eligibility factors for a Conservation Area set forth in the law, four (4)
are present to a major extent and three (3) are present to a minor extent in the
improved portion of the Redevelopment Project Area and only three (3) are
necessary for designation as a Conservation Area.

. The Conservation Area eligibility factors which are present are reasonably
distributed throughout the improved portion of the Redevelopment Project Area.

. All areas within the improved portion of the Redevelopment Project Area show
the presence of Conservation Area eligibility factors.

. The Redevelopment Project Area is not yet blighted, but because of the factors
described in this report, the Redevelopment Project Area may become a blighted
area.

All blocks in the improved portion of the Redevelopment Project Area evidence the presence
of some conservation area eligibility factors. The eligibility findings indicate that the improved
portion of the Redevelopment Project Area contains factors which qualify it as a Conservation
Area in need of revitalization and that designation as a redevelopment project area will
contribute to the long-term well being of the City.

Additional research indicates that the Redevelopment Project Area on the whole has not been
subject to growth and development through investments by private enterprise, and will not be
developed without action by the City. Specifically:

. A summary of the building permit requests for new construction and renovation
from the City of Chicago is found in Exhibit 2 - Building Permit Requests.
Building permit requests for new construction and renovation for the
Redevelopment Project Area from 1992 - 1996 totaled $567,600. On an annual

Louik/Schneider & Associatss, Inc. 15
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basis (approximately $113,540), this represents only 4.1% of assessed value in
the Redevelopment Project Area.

. The Redevelopment Project Area is primarily comprised of commercial and
industrial uses with some residential and vacant land. The equalized assessed
value (EAV) for all property in the City of Chicago increased from $16,356,481
in 1985 to $32,126,652 in 1995, a total of 96.42% or 9.64% per year. Over the
same period, the Redevelopment Project Area has only experienced an overall
EAV increase of 40.71%, from $4,147,267 in 1985 to $5,835,409 in 1995, an
average of 4.07% per year. Additionally, for the period from 1994 to 1995, the
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1% (56 parcels).

The analysis above was based upon data assembled by Louik/Schneider & Associates, Inc.
The surveys, research and analysis conducted include:

1. Exterior surveys of the condition and use of the Redevelopment Project Area;

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

3. Comparison of current land use to current zoning ordinance and the current
zoning maps;

4, Historical analysis of site uses and users;

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

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

7. Analysis of building permits requested from the Department of Buildings for all

structures in the Redevelopment Project Area from 1992 to 1996; and

8. Evaluation of the equalized assessed values in the Redevelopment Project Area
from 1985 to 1995.

Based upon the findings of the Eligibility Study for the North/Cicero Redevelopment Project
Area, the Redevelopment Project Area on the whole has not been subject to growth and
development through investment by private enterprise and would not reasonably be anticipated
to be developed without the adoption of this Redevelopment Plan.

16
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V. NORTH/CICERO REDEVELOPMENT PLAN AND PROJECT

A. GENERAL LAND USE PLAN

The Proposed Land Use Plan, Map 3, identifies the proposed land uses that will be in effect
upon adoption of this Redevelopment Plan. The major land use categories for the
Redevelopment Project Area are commercial with surrounding mixed-use. The location of all
major thoroughfares and major street rights-of-way are subject to change and modification as
specific redevelopment projects are undertaken.

This Redevelopment Plan and the proposed land uses described herein will be approved by the

Chicago Plan Commission prior to its adoption by the City Council. The proposed land uses are
as follows:

COMMERCIAL
The Redevelopment Plan proposes that the major vacant block within the Redevelopment

Project Area is appropriate for commercial/retail use. The block, containing three (3) parcels
with total combined land area of 16.9 acres, is largely vacant with one unoccupied institutional
structure. The site is well-situated on the southwest corner of the intersection of North and
Cicero Avenues and would be appropriate for commercial/retail use. Additionally, the block
immediately to the south of the major vacant block and west of Lamon Avenue is also
appropriate for commercial/retail use. That block contains two industrial structures, the largest
of which is mostly vacant, adjacent to residential uses. Finally, the northern parcel of the block
south of the major vacant block and east of Lamon Avenue contains an existing commercial use
which is appropriate to maintain.

MixeD Use

In additional to commercial land use, the Redevelopment Plan supports a mixture of
commercial, industrial and residential land uses within the Redevelopment Project Area in the
blocks across North and Cicero Avenues to the north and east respectively from the proposed
commercial area. Additionally, the parcel on the southern half of the block to the south of the
major vacant block and east of Lamon Avenue is appropriate for mixed use activities.

B. REDEVELOPMENT PLAN AND PROJECT
The purpose of this Redevelopment Plan is to create a planning and programming mechanism
that also provides the financial vehicle to allow for the redevelopment of properties within the

Redevelopment Project Area. The Redevelopment Plan contains specific redevelopment
objectives addressing private actions and public improvements which are to assist in the overall
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redevelopment of the Redevelopment Project Area. Implementation of the Redevelopment Plan
will be undertaken on a phased basis and will help to eliminate those existing conditions which
make the Redevelopment Project Area susceptible to blight.

The North/Cicero Redevelopment Project Area is well-suited to commercial development on the
vacant and largely vacant parcels to the southwest of the intersection of North and Cicero
Avenues. This property, which contains a vacant school, a mostly-vacant industrial building and
a very large, publicly-owned vacant lot, totals approximately 22 acres in size. The surrounding
land use patterns, the area's proximity to surface transportation, and the avaitability of vacant
and underutilized property make this property appropriate for the development of new
_commercial/retail activities.

The Redevelopment Plan proposes the redevelopment of this vacant and underutilized property
into modern commercial/retail establishments. With its proximity to other retail destinations
(Goldblatts) directly to the south and east, and particularly to the surrounding suburban
communities of Oak Park and Cicero with access on major arterials, this location is very
appropriate for this type of use. An appropriate proposed development for the Redevelopment
Project Area might allow for the development of approximately 200,000 square feet of
retail/commercial facilities with the potential to create up to 200 permanent, full-time equivalent
jobs and in excess of 500 temporary construction jobs. Additionally, the size of the site might
aliow for approximately 1250 parking spaces to accommodate patrons from the community and
surrounding neighborhoods and municipalities. In general, any proposed commercial/retail
development with appropriate site coverage ratios, sufficient parking, and residential buffering
would be appropriate for this site.

Some mixed use development is also proposed as part of this Redevelopment Plan in limited
locations across North and Cicero Avenues. This portion of the Redevelopment Project Area
is currently mixed use and contains commercial/retail and industrial facilities as well as
residential uses and several vacant and underutilized parcels. Itis anticipated that the proposed
adjacent commercial/retail development will spur future private investment in and redevelopment
of new and existing properties in this area.

The Redevelopment Plan for the North/Cicero Redevelopment Project Area incorporates the
use of tax increment funds to stimulate or stabilize not only the Redevelopment Project Area but
also the properties within the surrounding area through the planning and programming of public
and private improvements. The City may enter into redevelopment agreements with developers
which will generally provide for the City to provide funding for activities permitted by the Act. The
funds for these improvements will come directly from the incremental increase in tax revenues
generated from the Redevelopment Project Area or the City's issuance of bonds to be repaid
from the incremental increase in tax revenues to be generated from the Redevelopment Project
Area. A developer or user will undertake the responsibility for the required site improvements,
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a portion of which may be paid for from the issuance of bonds, and will further be required to
build any agreed to ancillary improvements required for the project. Under a redevelopment
agreement, the developer may also be reimbursed (to the extent permitted by the Act) for all or
a portion of the costs of required site improvements or ancillary improvements from incremental

tax revenues.

C.

ESTIMATED REDEVELOPMENT PROJECT ACTIVITIES AND COSTS

The City proposes to realize its goals and objectives of redevelopment through public finance

‘techniques, including but not limited to tax increment financing, and_by undertaking certain...

1.

Louik/Schneider & Associates, Inc.

activities and incurring certain costs. Such activities may include some or all of the following:

ASSEMBLAGE OF SITES. To achieve the renewal of the Redevelopment Project Area, the
City of Chicago is authorized to acquire property, clear the property of any and all
improvements, if any, engage in other site preparation activities and either (a) sell, lease
or convey such property for private redevelopment, or (b) sell, lease or dedicate such
property for construction of public improvements or facilities. Land assemblage by the City
may be by purchase, exchange, donation, lease or eminent domain. The City may pay
for a private developer’s cost of acquisition land and other property, real or personal, or
rights or interests therein, demolition of buildings, and the clearing and grading of land.
The City may determine that to meet the renewal objectives of this Redevelopment Plan,
properties in the Redevelopment Project Area not scheduled for acquisition should be
acquired. Acquisition of land for public rights-of-way may also be necessary for the
portions of said rights-of-way that the City does not own.

As a necessary part of the redevelopment process, the City may hold and secure property
which it has acquired and place it in temporary use until such property is scheduled for
disposition and redevelopment. Such uses may include, but are not limited to, project
office facilities, parking or other uses the City may deem appropriate.

PROVISION OF PUBLIC IMPROVEMENTS AND FACILITIES. Adequate public improvements and
facilities may be provided to service the entire Redevelopment Project Area. Public
improvements and facilities may include, but are not limited to:

a. Provision for streets, public rights-of-ways and public transit facilities
b. Provision of utilities necessary to serve the redevelopment

Public landscaping
Public landscape/buffer improvements, street lighting and general beautification

improvements in connection with public improvements
Public open space

ao
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3. PROVISION FOR SOIL AND SITE IMPROVEMENTS. Funds may be used by the City or made
available for improvements to properties for the purpose of making land suitable for
development. These improvements may include, but are not limited to:

a. Environmental remediation necessary for redevelopment of the
Redevelopment Project Area
b. Site Preparation - Utilities
¢. Demolition ,
d. Investigations of site and soil conditions prior to remediation, demolition and site
CUPTEPAIAION o S

4. JoB TRAINING AND RELATED EDUCATIONAL PROGRAMS. Funds may be used by the City
or made available for programs to be created for individuals so that they may take
advantage of the employment opportunities in the Redevelopment Project Area.

5. ANALYSIS, ADMINISTRATION, STUDIES, LEGAL, ET AL. Funds may be used by the City or
provided for activities including the long-term management of the Redevelopment Plan
and Project as well as the costs of establishing the program and designing its
components. Funds may be used by the City or provided for costs of studies, surveys,
development of plans, and specifications, implementation and administration of the
redevelopment plan, including but not limited to staff and professional service costs for
architectural, engineering, legal, marketing, financial, planning, environmental or other
services, provided, however, that no charges for professional services may be based on
a percentage of the tax increment collected.

6. INTEREST SUBSIDIES. Funds may be provided to redevelopers for a portion of interest
costs incurred in the construction of a redevelopment project. Interest costs incurred by
a redeveloper related to the construction, renovation or rehabilitation of a redevelopment
project may be funded provided that:

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

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

c. if there are not sufficient funds available in the special tax allocation fund to make
the payment pursuant to this paragraph (6) then the amount so due shall accrue
and be payable when sufficient funds are available in the special tax allocation
fund; and

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

7. REHABILITATION CosTS.  The costs for rehabilitation, reconstruction or repair or
remodeling of existing public or private buildings or fixtures including, but not limited to,
provision of facade improvements for the purpose of improving the facades of privately
held properties may be funded.

8. PROVISION FOR RELOCATION COSTS. Funds may be used by the City or made available
for the relocation expenses of public facilities and for private property owners and

- tenants of properties- relocated or acquired by the Gity (or a developer) for—

redevelopment purposes.

9. FINANCING CosTs. 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 under the Act accruing during the
estimated period of construction of any redevelopment project for which such obligations
are issued and for not exceeding 36 months thereafter and including reasonable
reserves related thereto, may be funded.

10.  CAPITAL CosTs. All or a portion of a taxing district's capital costs resulting from the
redevelopment project necessarily incurred or to be incurred in furtherance of the
objectives of the Redevelopment Plan and Project, to the extent the municipality by
written agreement accepts and approves such costs may be funded.

11. PAYMENT IN LIEU OF TAXES.

12.  CoOSTS OF JOB TRAINING. Funds may be provided for costs of job training, advanced
vocational education or career education, including but not limited to courses in
occupational, semi-technical or technical fields leading directly to employment, incurred
by one or more taxing districts, provided that such costs () are related to the
establishment and maintenance of additional job training, advanced vocational education
or career education programs for persons employed or to be employed by employers
located in a redevelopment project area; and (ii) when incurred by a taxing district or
taxing districts other than the municipality, are set forth in a written agreement by or
among the municipality and the taxing district or taxing districts, which agreement
describes the program to be undertaken, including but not limited to the number of
employees to be trained, a description of the training and services to be provided, the
number and type of positions available or to be available, itemized costs of the program
and sources of funds to pay for the same, and the term of the agreement. Such costs
include, specifically, the payment by community college districts of costs pursuant to
Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public Community College Act (as defined
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in the Act) and by school districts of costs pursuant to Sections 10-22.20a and 10-23.3a
of The School Code.

13. REDEVELOPMENT AGREEMENTS. The City may enter into redevelopment agreements with
private developers which may include, but not be limited to, terms of sale, lease or
conveyance of land, requirements for site improvements, public improvements, job
training and interest subsidies. In the event that the City determines that construction
of certain improvements is not financially feasible, the City may reduce the scope of the
proposed improvements.

To undertake these activities, redevelopment project costs will be incurred.- -"Redevelopment---
Project Costs" mean the sum total of all reasonable or necessary costs incurred or estimated
to be incurred, and any such costs incidental to this Redevelopment Plan pursuant to the Act.

The estimated Redevelopment Project Costs are shown in Table 1. The total Redevelopment
Project Costs provide an upper limit on expenditures (exclusive of capitalized interest, issuance
costs, interest and other financing costs). Within this limit, adjustments may be made in line
items without amendment to this Redevelopment Plan. The costs represent estimated amounts
and do not represent actual City commitments or expenditures. Additional funding in the form
of State and Federal grants, and private developer contributions may be pursued by the City as
a means of financing improvements and facilities which are of a general community benefit.

Table 1 (Estimated Redevelopment Project Costs) represents those eligible project costs in the
Act. These upper limit expenditures are potential costs to be expended over the maximum 23-
year life of the Redevelopment Project Area. These funds are subject to the amount of projects
and incremental taxes generated and the City’s willingness to fund proposed projects on a

project by project basis.
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TABLE 1
ESTIMATED REDEVELOPMENT PROJECT COSTS

Program Action/Improvem Costs
Site Assemblage $4,000,000
Site Preparation/Environmental
Remediation/Demolition $2,000,000
Rehabilitation $ 200,000
__Publicimprovements  ~ $1,000,000 ...
Job Training $ 200,000
Interest Subsidy $ 100,000
Relocation Costs $ 250,000
Planning, Legal, Professional, $ 250,000
Administration
TOTAL REDEVELOPMENT
PROJECT COSTS* $8,000,000 (1)(2)

*Exclusive of capitalized interest, issuance costs and other financing costs

(1). All costs are 1997 dollars. In addition to the above stated costs, each issue of bonds issued to finance
a phase of the project may include an amount of proceeds sufficient to pay customary and reasonable charges
associated with the issuance of such obligations. Adjustments to the estimated line item costs above are
expected. Each individual project cost will be re-evaluated in light of projected private development and
resulting incremental tax revenues as it is considered for public financing under the provisions of the Act. The
totals of line items set forth above are not intended to place a total limit on the described expenditures.
Adjustments may be made in line items within the total, either increasing or decreasing line item costs as a
result of changed redevelopment costs and needs. All capitalized interest estimates are in 1997 dollars and
include current market rates.

(2). Total Redevelopment Project Costs are inclusive of redevelopment project costs in contiguous
redevelopment project areas that are permitted under the Act to be paid from incremental property taxes
generated in the Redevelopment Project Area.
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D. SouRCEs OF FUNDS To PAY REDEVELOPMENT PROJECT COSTS

Funds necessary to pay for Redevelopment Project Costs are to be derived principally from tax
increment revenues, proceeds of municipal obligations which are secured principally by tax
increment revenues, and/or possible tax increment revenues from adjacent redevelopment
projects areas created under the Act. There may be other sources of funds which the City may
elect to use to pay for Redevelopment Project Costs or obligations issued, the proceeds of which
will be used to pay for such costs, including but not limited to state and federal grants and land
disposition proceeds generated from the Redevelopment Project Area. )

- The tax increment revenue which may be used to secure municipal obligations-or pay for-eligible -
Redevelopment Project Costs shall be the incremental real property tax revenue. Incremental
real property tax revenue is attributable to the increase in the current equalized assessed value
of each taxable lot, block, tract or parcel of real property in the Redevelopment Project Area over
and above the initial equalized assessed value of each such property in the Redevelopment
Project Area. Without the use of such tax incremental revenues, the Redevelopment Project

Area would not reasonably be anticipated to be developed.

The North/Cicero Redevelopment Project Area and other potential redevelopment project areas
created under the Act may be or may become contiguous to one another, and, if the City finds
that the goals, objectives and financial success of such redevelopment project areas are
interdependent, the City may determine that it is in the best interests of the City and in
furtherance of the purposes of the Act that net revenues from each such redevelopment project
area be made available to support the other. The City therefore proposes to utilize net
incremental revenues received from the Redevelopment Project Area to pay eligible
redevelopment project costs, or obligations issued to pay such costs, in another contiguous
redevelopment project area, and vice versa. The amount of revenue from the North/Cicero
Redevelopment Project Area made available to support such contiguous redevelopment project
areas, when added to all amounts used to pay eligible Redevelopment Project Costs within the
North/Cicero Redevelopment Project Area, shall not at any time exceed the total
Redevelopment Project Costs described in Table 1 of this Redevelopment Plan.

ISSUANCE OF OBLIGATIONS

To finance Redevelopment Project costs the City may issue general obligation bonds or
obligations secured by the anticipated tax increment revenue generated within the
Redevelopment Project Area or the City may permit the utilization of guarantees, deposits and
other forms of security made available by private sector developers to secure such obligations.
In addition, a municipality may pledge toward 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
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of the municipality; (d) a mortgage on part or all of the Redevelopment Project Area; or (e) any
other taxes or anticipated receipts that the municipality may lawfully piedge.

All obligations issued by the City pursuant to this Redevelopment Plan and the Act shall be
retired within 23 years (by the year 2020) from the adoption of the ordinance approving the
Redevelopment Project Area. 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 Redevelopment Plan.
The amounts payable in any year as principal and interest on all obligations issued by the City
pursuant to the Redevelopment Plan and the Act shall not exceed the amounts available, or
projected to be available, from tax increment revenues and from such bond sinking funds or -
other sources of funds (including ad valorem taxes) as may be provided by ordinance.
Obligations may be of a parity or senior/junior lien natures. Obligations issued maybe serial or
term maturities, and may or may not be subject to mandatory, sinking fund, or optional

redemptions.

Tax increment revenues shall be used for the scheduled and/or early retirement of obligations,
and for reserves, bond sinking funds and Redevelopment Project Costs, and, to the extent that
real property tax increment is not used for such purposes, shall be declared surplus and shall
then become available for distribution annually to taxing districts in the Redevelopment Project
Area in the manner provided by the Act.

E. MosT RECENT EQUALIZED ASSESSED VALUATION OF PROPERTIES IN THE REDEVELOPMENT
PROJECT AREA

The total 1995 equalized assessed valuation for the entire Redevelopment Project Area is
$5,835,409. After verification by the County Clerk of Cook County, this amount will serve as the
“Initial Equalized Assessed Valuation” from which all incremental property taxes in the
Redevelopment Project Area will be calculated by the County. The 1995 EAV of the
Redevelopment Project Area is summarized by permanent index number in Table 2 of this
Redevelopment Plan.

F. ANTICIPATED EQUALIZED ASSESSED VALUATION

By the year 2000 when it is estimated that the commercial development will be completed and
fully assessed, the estimated equalized assessed valuation of real property within the
Redevelopment Project Area is estimated at between $8,500,000 and $11,000,000. These
estimates are based on several key assumptions, including: 1) all commercial redevelopment
will be completed in 2000; 2) the market value of the anticipated developments will increase
following completion of the redevelopment activities described in the Redevelopment Plan and
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Project; 3) the most recent State Multiplier of 2.1243 as applied to 1995 assessed values will
remain unchanged; 4) for the duration of the project, the tax rate for the entire Redevelopment
Project Area is assumed to be the same and will remain unchanged from the 1995 level; and
5) growth from reassessments of existing properties will be at a rate of 2.0% per year with a
reassessment every three years.

G. LACK OF GROWTH AND DEVELOPMENT THROUGH INVESTMENT BY PRIVATE ENTERPRISE

As described in the Blighted Area and Conservation Area Conditions Section of this

-Redevetopment Plan; the Redevelopment Project Area as a whole is adversely impacted by the

presence of numerous factors, and these factors are reasonably distributed throughout the
Redevelopment Project Area. The Redevelopment Project Area on the whole has not been
subject to growth and development through investment by private enterprise. The lack of private
investment is evidenced by continued existence of the factors referenced above and the lack
of new development projects initiated or completed within the Redevelopment Project Area.
There have been no new buildings constructed in the Redevelopment Project Area for many
years except for one fast-food outlet on the northwest corner of the intersection of North and

Cicero Avenues.

The lack of growth and investment by the private sector is supported by the trend in the
equalized assessed valuation (“EAV”) of all the property in the Redevelopment Project Area.
The equalized assessed value for all property in the City of Chicago increased from $16,356,481
in 1985 to $32,126,652 in 1995, a total of 96.42% or 9.64% per year. Over the same period, the
Redevelopment Project Area has experienced an overall EAV increase of 40.71%, from
$4,147,267 in 1985 to $5,835,409 in 1995, an average of 4.07% per year. Additionally, for the
period from 1994 to 1995, the EAV of 59 of the 67 parcels either decreased (3 parcels) or
increased less than 1% (56 parcels).

A summary of the building permit requests for new construction and major renovation from the
City of Chicago is found in Exhibit 2 - Building Permit Requests. Building permit requests for
new construction and major renovation from the City of Chicago is found in Exhibit 2 - Building
Permit Requests. Building permit requests for new construction and renovation for the
Redevelopment Project Area from 1992 - 1996 totaled $567,600. On an annual basis
(approximately $113,540), this represents only 4.1% of assessed value in the Redevelopment
Project Area.

Itis clear from the study of this area that private investment in revitalization and redevelopment
has not occurred to overcome the Blighted Area and Conservation Area conditions that currently
exist. The Redevelopment Project Area is not reasonably expected to be developed without the
efforts and leadership of the City, including the adoption of this Redevelopment Plan.
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H. FINANCIAL IMPACT OF THE REDEVELOPMENT PROJECT

Without the adoption of this Redevelopment Plan, and tax increment financing, the
Redevelopment Project Area is not reasonably expected to be redeveloped by private
_ enterprise. There is a real prospect that the Blighted Area and Conservation Area conditions
will continue and are likely to spread, and the surrounding area will become less attractive for
the maintenance and improvement of existing buildings and sites. The possible erosion of the
assessed value of property, which would resuit from the lack of a concerted effort by the City to
stimulate revitalization and redevelopment, could lead to a reduction of real estate tax revenue
to all taxing districts. If successful, the implementation of the Redevelopment Plan may enhance

__the values of properties within and -adjacent to the Redevelopment Project Area.

Sections A, B, & C of this Redevelopment Plan describe the comprehensive redevelopment
program proposed to be undertaken by the City to create an environment in which private
investment can occur. The Redevelopment Project will be staged with various developments
taking place over a period of years. If the Redevelopment Project is successful, various new
private projects will be undertaken that will assist in alleviating the Conservation Area conditions
which caused the Redevelopment Project Area to qualify as a Conservation Area under the Act,
creating new jobs and promoting development in the Redevelopment Project Area.

The Redevelopment Project is expected to have short and long term financial impacts on the
taxing districts affected by the Redevelopment Plan. During the period when tax increment
financing is utilized, real estate tax increment revenues (from the increases in Equal Assessed
Valuation [EAV] over and above the certified initial EAV established at the time of adoption of
this Plan and Project) will be used to pay eligible redevelopment project costs for the Tax
Increment Financing District. Incremental revenues will not be available to these taxing districts
during this period. When the Redevelopment Project Area is no longer in place, the real estate
tax revenues will be distributed to all taxing districts levying taxes against property located in the
Redevelopment Project Area.

. DEMAND ON TAXING DISTRICT SERVICES

The following major taxing districts presently levy taxes on properties located within the
Redevelopment Project Area: City of Chicago; Chicago Board of Education District 299; Chicago
School Finance Authority; Chicago Park District: Chicago Community College District 508;
Metropolitan Water Reclamation District of Greater Chicago; County of Cook; and Cook County
Forest Preserve District.

The proposed Redevelopment Project involves the acquisition of vacant and underutilized land,
and new construction and rehabilitation of industrial and commercial buildings. Therefore, as
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discussed below, the financial burden of the Redevelopment Project on taxing districts is
expected to be negligible.

Non-residential development, such as the proposed commercial uses and any expanded
industrial development in the proposed mixed use area, should not cause increased demand
for services or capital improvements on any of the taxing districts named above except for the
Metropolitan Water Reclamation District and the City of Chicago. Replacement of vacant and
underutilized land with active and more intensive uses will result in additional demands on
services and facilities provided by the Metropolitan Water Reclamation District. However, it is
expected that any increase in demand for treatment of sanitary and storm sewage associated
with the Redevelopment Project Area can be adequately handled by existing treatment facilities
maintained and operated by the Metropolitan Water Reclamation District. Additionally, any
additional cost to the City of Chicago for police, fire protection and sanitation services will be
minimal since commercial and other mixed-use developments will privately pay for the majority
of the costs of these services (i.e., sanitation services).

J. PROGRAM TO ADDRESS FINANCIAL AND SERVICE IMPACTS

As described in detail in prior sections of this report, the complete scale and amount of
development in the Redevelopment Project Area cannot be predicted with complete certainty
at this time and the demand for services provided by those taxing districts cannot be quantified
at this time. As a result, the City has not developed, at present, a specific plan to address the
impact of the Redevelopment Project on taxing districts.

As indicated in Section C & Table 1, Estimated Redevelopment Project Costs of the
Redevelopment Plan and Project, the City may provide public improvements and facilities to
service the Redevelopment Project Area. Potential public improvements and facilities provided
by the City may mitigate some of the additional service and capital demands placed on taxing
districts as a result of the implementation of this Redevelopment Plan and Project.

K. PROVISION FOR AMENDING ACTION PLAN

The North/Cicero Redevelopment Project Area Tax Increment Finance Program Redevelopment
Plan and Project may be amended pursuant to the provisions of the Act.

L. AFFIRMATIVE ACTION PLAN

The City is committed to and will affirmatively implement the following principles with respect to
the Redevelopment Project Area.
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A. The assurance of equal opportunity in all personnel and employment actions with
respect to the Redevelopment Plan and 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, handicapped status, national origin, creed, or ancestry.

B. Redevelopers will meet City of Chicago standards for participation of Minority
Business Enterprise and Woman Business Enterprises as required in
Redevelopment Agreements. ’

members of the protected groups are sought out to compete for all job openings
and promotional opportunities.

M. PHASING AND SCHEDULING OF REDEVELOPMENT

A phased implementation strategy will be utilized to achieve a timely and orderly redevelopment
of the Redevelopment Project Area. It is expected that over the 23 years that this plan for the
Redevelopment Project Area is in effect, numerous public/private improvements and
developments can be expected to take place. The specific time frame and financial investment
will be staged in a timely manner. Development within the Redevelopment Project Area
intended to be used for commercial purposes will be staged consistently with the funding and
construction of infrastructure improvements, and private sector interest in new commercial
facilities. City expenditures for Redevelopment Project Costs will be carefully staged on a
reasonable and proportional basis to coincide with expenditures in redevelopment by private
developers. The estimated date for completion of the Redevelopment Project shall be no later
than 23 years from the adoption of the ordinance of the City Council of the City approving the
Redevelopment Project Area.

Louik/Schneider & Associates, inc. 29
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TABLE 1
ESTIMATED REDEVELOPMENT PROJECT COSTS

Program Action/Improvemen Costs
Site Assemblage $4,000,000
Site Preparation/Environmental

Remediation/Demolition $2,000,000
Rehabilitation $ 200,000
Public Improvements $1,000,000

~Job Training - $ 200,000
Interest Subsidy $ 100,000
Relocation Costs $ 250,000
Planning, Legal, Professional, $ 250,000

Administration

TOTAL REDEVELOPMENT
PROJECT COSTS* $8,000,000 (1)(2)

*Exclusive of capitalized interest, issuance costs and other financing costs

(1). All costs are 1997 dollars. In addition to the above stated costs, each issue of bonds issued to finance
a phase of the project may include an amount of proceeds sufficient to pay customary and reasonable charges
associated with the issuance of such obligations. Adjustments to the estimated line item costs above are
expected. Each individual project cost will be re-evaluated in light of projected private development and
resulting incremental tax revenues as it is considered for public financing under the provisions of the Act. The
totals of line items set forth above are not intended to place a total limit on the described expenditures.
Adjustments may be made in line items within the total, either increasing or decreasing line item costs as a
result of changed redevelopment costs and needs. All capitalized interest estimates are in 1997 dollars and
include current market rates.

(2). Total Redevelopment Project Costs are inclusive of redevelopment project costs in contiguous
redevelopment project areas that are permitted under the Act to be paid from incremental property taxes
generated in the Redevelopment Project Area.

Louik/Schneider & Associates, Inc. 31
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TABLE 2
1995 EQUALIZED ASSESSED VALUATION

Louik/Schneider & Associates, Inc.

PERMANENT INDEX NUMBER EAV_
16 04 204 007 $355,427
16 04 212 005 Exempt
16 04 212 006 $39,004
16 04 210 010 $744,841
1604 210 011 '$412,284
1804210012 ~ $116,051
16 04 226 002 $1,557,936
16 04 227 013 $642,388
13 33 423 030 $15,255
13 33 423 031 $13,938
13 33 423 032 $13,938
13 33 423 033 $18,301
13 33 423 034 $9,612
13 33 423 035 $9,612
13 33 423 036 $9,587
13 33 423 037 $9,612
13 33 423 038 $9,612
13 33 423 039 $10,163
13 33 423 040 $132,121
13 33 423 041 $132,121
13 33 423 042 $67,143
13 33 423 043 $51,725
13 33 423 044 $8,359
13 33 423 045 $8,359
13 33 423 046 $8,359
13 33 423 047 $8,359
13 33 423 048 $8,359
13 33423 049 $30,770
13 33 423 050 $132,253
13 33 423 055 $132,282
13 33 423 053 Exempt
13 33423 054 Exempt
13 34 315 029 $69,749
13 34 315 030 $69,951
13 34 315 031 $88,783
1334 315032 $4,673
13 34 315033 $19,008
1334 315034 $8,952
1334 315035 $137,786
16 03 100 001 $103,462
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16 03 100 002 $44,523
16 03 100 003 $69,300
16 03 100 004 $22,441
16 03 100 005 $46,820
16 03 100 006 $48,689
16 03 100 007 $48,689
16 03 100 008 $41,335
16 03 100 009 $26,137
16 03 100 010 $26,197
16 03 100 011 $3,365
16 03 100 012 $18,418
16 03 100 013 $24,720
1603100014 o ~ $51,852
16 03 100 015 $2,912
16 03 100 016 $2,853
16 03 100 017 $8,652
16 03 100 018 $10,005
16 03 100 019 $11,059
16 03 100 020 $18,617
16 03 102 001 $8,308
16 03 102 002 $7,471
16 03 102 003 $7,471
16 03 102 004 $15,469
16 03 102 005 $27,316
16 03 102 006 $14,556
16 03 102 007 $8,720
16 03 102 008 $9,379
Total: $5,835,409

Louik/Schneider & Associates, Inc.
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ExHIBIT 1
LEGAL DESCRIPTION

THAT PART OF THE NORTHWEST QUARTER OF SECTION 3 AND THE NORTHEAST
QUARTER OF SECTION 4, TOWNSHIP 39 NORTH, RANGE 13, EAST OF THE THIRD
PRINCIPAL MERIDIAN AND PART OF THE SOUTHEAST QUARTER OF SECTION 33 AND
THE SOUTHWEST QUARTER OF SECTION 34, TOWNSHIP 40 NORTH, RANGE 13, EAST
OF THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT OF INTERSECTION OF THE SOUTH LINE OF THE SOUTHEAST
QUARTER OF SAID SECTION 33 WITH THE WEST LINE OF LAVERGNE AVENUE AS
EXTENDED FROM THE SOUTH; THENCE NORTHERLY, ON SAID LINE EXTENDED, 50.0
FEET TO THE NORTH LINE OF NORTH AVENUE; THENCE EASTERLY ALONG SAID
NORTH LINE TO THE WEST LINE OF LAMON AVENUE AS DEDICATED IN WEST NORTH
AVENUE SUBDIVISION; THENCE NORTHERLY ALONG SAID LINE OF LAMON AVENUE,
124.25 FEET, MORE OR LESS, TO THE SOUTH LINE OF LOT 1 IN BLOCK 6 IN THE
SUBDIVISION OF THAT PART OF THE SOUTHEAST QUARTER OF SECTION 33 LYING
EAST OF THE WEST 26.60 CHAINS AS EXTENDED WEST; THENCE EASTERLY, ALONG
SAID EXTENDED LINE AND ALONG THE SOUTH LINES OF LOTS 1 THROUGH 30 IN SAID
SUBDIVISION, TO THE WEST LINE OF CICERO AVENUE AS PRESENTLY DEDICATED:
THENCE EASTERLY TO THE SOUTHWEST CORNER OF LOT 28 IN SPRAGUE AND
WILSON’S SUBDIVISION OF BLOCK 18 IN W & R O’'BRIEN’S SUBDIVISION; THENCE
EASTERLY 315.0 FEET, MORE OR LESS, TO THE EAST LINE OF KEATING AVENUE;
THENCE SOUTHERLY ALONG SAID EAST LINE, 241.0 FEET TO A POINT ON THE
SOUTHERLY LINE OF NORTH AVENUE; THENCE WESTERLY ALONG THE SOUTHERLY
LINE OF SAID NORTH AVENUE TO THE EAST LINE OF KEATING AVENUE: THENCE
SOUTHERLY ALONG THE EAST LINE OF KEATING AVENUE 138.0 FEET TO THE NORTH
LINE OF LOT 47 IN JOHN F. THOMPSON'S NORTH AVENUE SUBDIVISION AS EXTENDED
EASTERLY; THENCE WESTERLY ALONG SAID LINE EXTENDED AND ALONG THE NORTH
LINE OF SAID LOT 47 191.0 FEET TO THE NORTHWEST CORNER OF SAID LOT 47;
THENCE SOUTHERLY 747.72 FEET, MORE OR LESS, ALONG THE EAST LINE OF A
PUBLIC ALLEY, TO THE SOUTH LINE OF A 16.0 FEET WIDE PUBLIC ALLEY IN PETTIBONE
MULLIKEN COMPANY’S CONSOLIDATION PLAT RECORDED PER DOCUMENT 8212506;
THENCE WESTERLY: ALONG THE SOUTH LINE OF SAID ALLEY 190.88 FEET TO THE
EASTERLY LINE OF CICERO AVENUE; THENCE SOUTHERLY ALONG THE EASTERLY
LINE OF CICERO AVENUE TO A POINT ON THE SOUTHERLY LINE OF HIRSCH STREET
AS EXTENDED WEST: THENCE WESTERLY, ALONG SAID SOUTHERLY LINE OF HIRSCH
STREET, 174.0 FEET TO A POINT ON THE EAST LINE OF LOT 1 IN THEODORE J.
SCHORSCH'S RESUBDIVISION, AS RECORDED BY DOCUMENT 15699705, AS EXTENDED
SOUTHERLY; THENCE NORTHERLY ALONG SAID EAST LINE, 185.66 FEET TO AN ANGLE
IN SAID LOT 1; THENCE NORTHWESTERLY, ALONG A LINE OF SAID LOT 1, 7.07 FEET,

Louik/Schneider & Associates, Inc. 34
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TO AN ANGLE OF SAID LOT 1; THENCE WESTERLY, ALONG THE NORTH LINE OF LOTS
1 THROUGH 26 IN SAID THEODORE J. SCHORSCH’S RESUBDIVISION, 999.24 FEET,
MORE OR LESS, TO THE EAST LINE OF LOT 11 IN THEODORE . SCHORSCH'S
RESUBDIVISION, AS RECORDED BY DOCUMENT 15618701, AS EXTENDED SOUTH;
THENCE NORTHERLY, ALONG SAID EAST LINE AND THE EAST LINE OF LOTS 11
THROUGH 1 IN SAID RESUBDIVISION, 471.42 FEET, MORE OR LESS, TO THE
NORTHEAST CORNER OF LOT 1 IN SAID RESUBDIVISION, BEING A POINT ON THE
SOUTH LINE OF LEMOYNE AVENUE; THENCE WESTERLY, ALONG SAID SOUTH LINE OF
LEMOYNE AVENUE AND ITS EXTENSION WEST, 191.15 FEET TO THE WEST LINE OF
LAVERGNE AVENUE, SAID POINT BEING 33.0 FEET WEST OF THE WEST LINE OF THE
EAST HALF OF THE NORTHEAST QUARTER OF SAID SECTION 4; THENCE NORTHERLY -

~ ALONG THE WEST LINE OF SAID LAVERGNE AVENUE, 694.75 FEET, MORE OR LESS, TO

A POINT ON THE NORTH LINE OF THE WEST HALF OF THE NORTHEAST QUARTER OF
SAID SECTION 4 BEING THE PLACE OF BEGINNING, ALL IN COOK COUNTY, ILLINOIS.

Louik/Schneider & Associates, Inc. 35
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ExHiBIT 2
BUILDING PERMIT REQUESTS

NEW CONSTRUCTION/INVESTMENT PERMITS

PERMIT # ADDRESS DATE INVESTMENT
751612 4737 W. North Avenue 3/30/92 $15,000
752495 1535 N. Cicero 4/22/92 $82,000
757192 1535 N. Cicero 7/28/92 $9,000
758818 1450 N. Cicero. 8/28/92 $325,000..
763433 1450 N. Cicero 12/08/92 $75,000
772674 4737 W. North Avenue 7/26/93 $600
787466 4923 W. Lemoyne 6/13/94 $10,000
803344 4732 W. North Avenue 5/08/95 $2,500
814256 1601 N. Cicero 11/06/95 $2,500
96000651 1420 N. Lamon 2/16/96 $46,000
TOTAL $567,600

Louik/Schneider & Associates, Inc.
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Map LEGEND
MaP 1 REDEVELOPMENT PROJECT BOUNDARY
MapP 2 EXISTING LAND USE
Mapr 3 PROPOSED LAND USE

Louik/Schneider & Associates, Inc.
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I. INTRODUCTION

Louik/Schneider and Associates, Inc. has been retained by the Harlem Irving Companies to
conduct an independent initial study and survey of the proposed redevelopment area known as
the North/Cicero Area, Chicago, lllinois (see Exhibit 1 - Legal Description). The purpose of the
study is to determine whether the North/Cicero Area (the “Study Area”) qualifies for designation
as a vacant "Blighted Area” and a “Conservation Area” for the purpose of establishing a tax
increment financing district, pursuant to the lllinois Tax Increment Allocation Redevelopment Act,
65 ILCS 5/11-74.4-1, as amended (the "Act"). This report summarizes the analyses and findings

of the consuitants' work, which is the responsibility of Louik/Schneider and Associates, Inc. The

~City of ChicagoIs entitled to rely on the findings and conclusions of this report is designating the
Study Area as a redevelopment project area under the Act. Louik/Schneider and Associates,
Inc. has prepared this report with the understanding that the City would rely (i) 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 (i) on the fact that Louik/Schneider and
Associates, 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.

Following this introduction, Section Il presents background information of the Study Area
including the area location, description of current conditions and site history. Section Il explains
the Building Condition Assessment and documents the qualifications of the Study Area as a
vacant Blighted Area and a Conservation Area under the Act. Section IV, Summary and
Conclusions, presents the findings related to the designation of the Study Area as a vacant
Blighted Area and a Conservation Area.

This report was jointly prepared by Myron D. Louik, John P. Schneider, Lori T. Healey and Tricia
Marino Ruffolo of Louik/Schneider and Associates, Inc.

Louik/Schneider & Associates, Inc. 3
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Il. BACKGROUND INFORMATION

A. LOCATION

The North/Cicero Study Area is located on the west/northwest side of the City of Chicago, lllinois
approximately five (5) miles west/northwest of the City's Central Business District. The Study
Area contains 46.81 acres and consists of nine (full and partial) city blocks. The Study Area is
generally bounded by the alley north of North Avenue on the north, Keating Avenue on the east,
the alley north of Hirsch Street on the south, and Lavergne Avenue on the west. The
boundaries of the Study Area are shown on Map 1, Project Boundary Map, and the existing land

The Study Area is located in the northeast corner of the Austin Community of the City of
Chicago. Access to the Study Area is primarily provided by Cicero Avenue and North Avenue.
The Eisenhower Expressway, located directly to the south of the Study Area, may be accessed
at Cicero Avenue. Additionally, the Study Area is well served by public transportation making
the site easily accessible to the local work force.

The Study Area is located in a community that is primarily comprised of various commercial uses
interspersed with industrial uses along major thoroughfares. Residential uses are generally
present along non-arterial streets surrounding the commercial/industrial uses. Vacant parcels,
including industrial, commercial and institutional uses, are also present in the Study Area. The
largest vacant parcel in the Study Area (approximately 15 acres) contained a CTA garage that
was originally constructed in 1910 and was demolished prior to 1991,

'B. DESCRIPTION OF CURRENT CONDITIONS

The Study Area consists of nine (9) blocks with 67 parcels of property. Of the 67 parcels, 43
contain buildings, 20 contain improved lots with no buildings (parking, outside storage and
school yard), two (2) are streets and two (2) are vacant, grassy lots. There are 27 buildings in
the Study Area; one (1) is a vacant institution (school), eight (8) are industrial buildings, three
(3) are residential buildings, four (4) are commercial with upper-floor residential and 11 are
strictly commercial. The largest parcel in the Study Area is a vacant, grassy parcel of
approximately 15 acres that formerly contained a CTA facility.

Much of the Study Area is in need of redevelopment, rehabilitation and revitalization and is
characterized by:

. incompatible land uses (i.e., commercial and industrial uses adjacent to
residential uses);

. vacant land;

. underutilized and vacant buildings;

. current and past obsolescence;

. inadequate infrastructure; and

Louik/Schneider & Associates, Inc.
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. other blighting characteristics.

Additionally, a lack of growth and investment by the private sector is evidenced by 1) the trend
in the number/value of building permit requests for the Study Area, and 2) the growth of
equalized assessed valuation (“EAV”) of all the property in the Study Area during the period from
1985 to 1995. Specifically:

. a summary of the building permit requests for new construction and major
renovation from the City of Chicago is found in Exhibit 2 - Building Permit
Requests. Building permit requests for new construction and renovation for the

. Study._ Area_from 1992 - 1996 totaled $567.600. —-On-an -annual-basis -

(approximately $113,540), this represents only 4.1% of assessed value in the
Study Area.

. The Study Area is primarily comprised of commercial and industrial uses with
some residential and vacant land. The equalized assessed value (EAV) for all
property in the City of Chicago increased from $16,356,481 in 1985 to
$32,126,652 in 1995, a total of 96.42% or 9.64% per year. Over the same period,
from 1985 to 1995, the Study Area has experienced an overall EAV increase of
40.71%, from $4,147,267 in 1985 to $5,835,409 in 1995, an average of 4.07%
per year. Additionally, for the period from 1994 to 1995, the EAV of 59 of the 65
parcels either decreased (3 parcels) or increased less than 1% (56 parcels).

C. AREA HISTORY AND PROFILE

The Study Area is located in the northeast corner of the Austin Community which is located on
the western edge of the city limits. The Austin Community is bordered by the suburbs of Oak
Park on the west and Cicero on the south.

The land comprising the Austin Community was purchased by various individuals from the
federal government in the 1830s. It was developed as a community in the 1860s by Henry W.
Austin who donated part of his land holdings to entice a New England clock factory to relocate
there, bringing its employees. During these early years, Austin, along with Oak Park, was
originally part of the Town of Cicero. In 1889, however, Austin and Oak Park split over the
extension of the Chicago and North Western's Lake Street line to Austin Avenue, which Austin
favored. The residents of Oak Park and Cicero, with their numerical advantage, united against
the Austin residents and voted for an election proposal which detached Austin from Cicero and
led to its annexation to Chicago in 1889.

Today, the Austin community is bounded by the Chicago, Milwaukee and St. Paul Railroad right-
of-way on the north, Roosevelt Road on the south, the Chicago and North Western Railroad
right-of-way on the east, and Austin and Harlem Avenues on the west. The total population of
Austin is estimated at 114,079 people based on the 1990 Census, a net loss of 24,000
inhabitants and a 17.3% decrease from 1980. Additionally, within the four (4) census tracts

Louik/Schneider & Associates, Inc. 5
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represented in the Redevelopment Project Area, the percentage of families with income below
the poverty level ranges from 18 to 46 percent. According the Local Community Fact Book,

hi Metropolitan Area - 1990, *...much of Austin is still plagued by problems of high crime
rates, unemployment, poverty and decayed or abandoned buildings. The commercial
corridors...are scenes of urban blight with ever fewer retailers willing to invest money in the
area."

LAND USE AND ZONING CHARACTERISTICS
The permitted uses within the Study Area include M1-1, C2-1, R4 and B5-1. The majority of the
Study Area is zoned M1-1, restricted manufacturing district. The parcels north of North Avenue

west of Cicero Avenue. a small area along the western boundary is zoned R4, general
residential use and is currently occupied by a vacant school building. There is one block
between Lemoyne Avenue, Cicero and Lamon Avenues that is zoned B5-1, general services

districts.

are zoned C2-1, restricted commercial uses, along with a small section south of Lemoyne and

Currently, the largest block within the Study Area, containing three (3) parcels with total acreage
of 16.9, is vacant. Two of the three parcels are currently zoned M1-1 and the third is zoned R4.
Additional uses in the Redevelopment Project Area include scattered industrial and commercial
activities with second-floor residential, vacant institutional uses and other vacant and/or
underutilized parcels (see Map 2, Existing Land Uses).

Louik/Schneider & Associates, Inc.
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Hl. QUALIFICATION AS A BLIGHTED AREA AND CONSERVATION AREA

a. ILLINOIS TAX INCREMENT ACT

~ The Act authorizes lllinois municipalities to redevelop locally designated deteriorated areas
through tax increment financing. In order for an area to qualify as a tax increment financing
district, it must first be designated as a Blighted Area, a Conservation Area (or a combination
of the two) or an Industrial Park.

The Act states that a Blighted Area means any improved or vacant area within the boundaries of a

~redevelopment project area located within the territorial limits of the municipality where, if
vacant, the sound growth of the taxing districts is impaired by (1) a combination of two or more of
the following factors: obsolete platting of the vacant land; diversity of ownership of such land; tax
and special assessment delinquencies on such land: flooding on all or part of such vacant land:
deterioration of structures or site improvements in neighboring areas adjacent to the vacant land,
or (2) the area immediately prior to becoming vacant qualified as a blighted improved area, or (3)
the area consists of an unused quarry or unused quarries, or (4) the area consists of unused rail
yards, rail tracks or railroad rights-of-way, or (5) the area, prior to its designation, is subject to
chronic flooding which adversely impacts on real property in the area and such flooding is
substantially caused by one or more improvements in or in proximity to the area which
improvements have been in existence for at least five years, or (6) the area consists of an unused
disposal site, containing earth, stone, building debris or similar material, which was removed from
construction, demolition, excavation or dredge sites, or (7) the area is not less than 50 nor more than
100 acres and 75% of which is vacant, notwithstanding the fact that such area has been used for
commercial agricultural purposes within five years prior to the designation of the redevelopment
project area, and which area meets at least one of the factors itemized in provision (1) above, and
the area has been designated as a town or village center by ordinance or comprehensive plan
adopted prior to January 1, 1982, and the area has not been developed for that designated purpose.

The Act also states that a Conservation Area means any improved area within the boundaries
of a redevelopment project area located within the territorial limits of the municipality in
which 50% or more of the structures are 35 years of age or older and the area exhibits the
presence of three (3) or more of the following factors: dilapidation; obsolescence:; deterioration;
illegal use of individual structures; presence of structures below minimum code standards;
abandonment; excessive vacancies: overcrowding of structures and community facilities; lack
of ventilation, light or sanitary facilities; inadequate utilities; excessive land coverage; deleterious
land use or layout; depreciation of physical maintenance; or lack of community planning. a
Conservation Area is not yet blighted, but because of its age and the combination of three (3)
or more of the above-stated factors, is detrimental to public safety, healith, morals or welfare and
may become a blighted area. Al factors must indicate that the area on the whole has not been
subject to growth and development through investments by private enterprise, and will not be
developed without action by the City.

Louik/Schneider & Associates, Inc. 7
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B. SURVEY, ANALYSIS AND DISTRIBUTION OF ELIGIBILITY FACTORS

Exterior surveys were conducted of all of the 67 parcels located within the Study Area. An
analysis was made of each of the blighted area and conservation area eligibility factors
contained in the Act to determine their presence in the Study Area. This exterior survey
examined not only the condition and use of buildings but also included conditions of streets,
sidewalks, curbs, gutters, lighting, vacant land underutilized land, parking facilities, landscaping,
fences and walls, and general maintenance. In addition, an analysis was conducted of existing
site coverage and parking, land uses, zoning and their relationship to the surrounding area.

It was determined that the Study Area would be qualified in two (2) ways. The largest vacant

parcel, 16-04-21 2-005, which formerly contained a CTA facility demolished prior to 1991, is

referred to as the vacant portion of the Study Area and will be qualified as a vacant Blighted
Area. The remaining 66 parcels in the Study Area will be referred to as the improved portion
of the Study Area and will be qualified as a Conservation Area.

A block by block analysis was conducted of the blighted area and conservation area eligibility
factors (see Exhibit 3-Criteria of Eligibility Factors Matrix). Each of the factors are present to
varying degree. The following three levels are identified:

. Not Present - indicates that either the condition did not exist or that no
evidence could be found or documented during the survey or analyses.

. Present to a minor extent - indicates that the condition did exist, but its
distribution or impact was limited.

. Present to a major extent - indicates that the condition did exist and was
present throughout the area (block by block basis) and was at a level to
influence the Study Area and adjacent and nearby parcels of property.

C. VACANT BLIGHTED AREA ELIGIBILITY FACTORS

The large, single tract of vacant land is located between North Avenue on the north, Lemoyne
Avenue on the south, Cicero Avenue and the east and Lavergne on the west. This area is
referred to a the vacant portion of the Study Area.

The vacant portion of the Study Area contains one parcel, 16-04-212-005, of approximately
15.45 acres of vacant land. This Chicago Transit Authority-owned site formerly contained three
buildings (totaling 283,265 square feet) and two covered areas utilized for bus maintenance,
inspection and light repair. These buildings and all related structures were demolished for
replacement at a new location at Chicago and Pulaski Avenues prior to 1991.
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In order for this part of the Study Area to qualify as a vacant Blighted Area, it must be
demonstrated that the sound growth of the taxing districts is impaired one or more of the factors
in the Act described above in Paragraph a, lllinois Tax Increment Act.

The following factor is present within this portion of the Study Area:

1. he area immediately prior to becoming Jualified as jhte s
area. Specifically, a portion of a report by Deleuw, Cather & Company, dated
October 1977 and entitled “Bus Garage Standardization and Rehabilitation Study
for the Chicago Transit Authority" (UMTA Project No. IT-09-0052 and IT-09-
0072), and CTA Job Order #0838, dated February 8, 1991 and entitled "Replace

- Garage - North Avenue", (both of which are attached as Exhibit 5 - CTA Reports)
stated the following:

a) Age - The original bus facility was constructed in 1910 as a streetcar barn.
The other two buildings were constructed shortly thereatfter.

b) Obsolescence - The 1977 Deleuw, Cather and Company report states that
"Present site and physical plant do not compare favorably with criteria contiguity
aspects, space and site requirements. Servicing, inspection and repair are
performed in several buildings scattered throughout the large site. Supervision
of personnel is extremely difficult. Bus traffic flow is very circuitous, causing high
on-site dead head mileage... This situation and the deteriorated condition of the
physical plant make renovation economically and functionally unadvisable." CTA
Job Order #0838 also states that, *...bus storage was located in an open area
divided by freestanding masonry walls which impeded bus movement, resulted
in the need to continuously run buses, and ultimately necessitated replacement
of the facility." It is clear that the facility exhibited both functional and economic
obsolescence which contributed to its disuse and demolition.

c) Deterioration - CTA Job Order #0838 states in its justification for expenditure
of funds for a replacement facility that * The original bus facility...was demolished
due to the extreme age of the building complex and general deterioration of the
structural and mechanical systems.* The 1977 report by Del.euw, Cather and
Company aiso states that "The present physical plant of the North Avenue
Operating Bus Garage is in a generally deteriorated condition." Table II-7 of that
report shows "poor* ratings for specific structural and system components such
as electrical systems, ventilation and fire protection, roof, walls, flashing and
windows.

d) Lack of Light, Ventilation and Sanitary Facilities - CTA Job Order #0838
goes on to state that, “Specifically, the heating system was in poor condition; the
ventilation system was inadequate concentrating fumes in the maintenance area;
and lighting was poor throughout the facility, creating problems in the bus repair
areas."
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e) Deleterious Land Use or Layout - As noted above, both reports document
the poor layout of structures on the site; buses were run inefficiently around three
free-standing buildings and supervision of personnel was difficult given the site
configuration. Additionally, the site was adjacent to residential uses and a
parochial school.

f) Depreciation of Physical Maintenance - As described above, a structure that
is deteriorated also exhibits depreciation of physical maintenance in its interior
and exterior components.

CoNcLUsION L
The vacant portion of the Study Area exhibits one of the criteria which would allow for a finding
of a vacant Blighted Area as defined in the Act. Specifically, the area, immediately prior to
becoming vacant, qualified as a blighted improved area by exhibiting six (6) eligibility factors for
an improved Blighted Area when only five (5) are required for a determination of blight. See
Map 11 - Blighted Area Prior to Vacancy.

The following two sections address the improved portion of the Study Area. The first section
describes the evaluation procedure used for classifying buildings. The second section examines
the eligibility factors for the improved section of the Study Area.

D. BUILDING EVALUATION PROCEDURE
This section will identify how the buildings within the Study Area are evaluated.

How BUILDING COMPONENTS AND IMPROVEMENTS ARE EVALUATED

During the field survey, all components of and improvements to the subject buildings were
examined to determine whether they were in sound condition or had minor, major or critical
defects. These examinations were completed to determine whether conditions existed to
evidence the presence of any of the following related factors: dilapidation, deterioration or
depreciation of physical maintenance.

Building components and improvements examined were of two types:

PRIMARY STRUCTURAL COMPONENTS
These include the basic elements of any building or improvement including
foundation walls, load bearing walls and columns, roof and roof structure.

SECONDARY COMPONENTS

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

gutters and downspouts.
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Each primary and secondary component and improvement was evaluated separately as a basis
for determining the overall condition of the building and surrounding area. This evaluation
considered the relative importance of specific components within the building and the effect that
deficiencies in components and improvements have on the remainder of the building.

Once the buildings are evaluated, they are classified as identified in the following section.

BUILDING COMPONENT AND IMPROVEMENT CLASSIFICATIONS
The four categories used in classifying building components and improvements and the criteria
used in evaluating structural deficiencies are described as follows.

Building components and improvements which contain no defects, are
adequately maintained, and require no treatment outside of normal ongoing

maintenance.

2. REQUIRING MINOR REPAIR — DEPRECIATION OF PHYSICAL MAINTENANCE
Building components and improvements which contain 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 primary or secondary components and improvements and the correction
of such defects may be accomplished by the owner or occupants, such as
pointing masonry joints over a limited area or replacement of less complicated
components and improvements. Minor defects are not considered in rating a
building as structurally substandard.

3. REQUIRING MAJOR REPAIR ~ DETERIORATION

Building components and improvements which contain major defects over a
widespread area and would be difficult to correct through normal maintenance.
Buildings and improvements in this category would require replacement or
rebuilding of components and improvements by people skilled in the building
trades.

4. CRITICAL -- DILAPIDATED

Building components and improvements which contain major defects (bowing,
sagging, or settling to any or all exterior components, for example) 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. '

E. CONSERVATION AREA ELIGIBILITY FACTORS

A finding may be made that the improved portion of the Study Area is a Conservation Area
based on the fact that 50 percent or more of the structures are 35 years of age or more, and the
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area exhibits the presence of three (3) or more of the conservation area eligibility factors
described above in Paragraph A, and that the area may become a blighted area because of
these factors. This section examines each of the conservation area eligibility factors.

AGE

Age is a factor for a Conservation Area and presumes the existence of problems or limiting
conditions resulting from normal and continuous use of structures over a period of years. Since
building deterioration and related structural problems are a function of time, temperature and
moisture, structures which are 35 years or older typically exhibit more problems than more
recently constructed buildings. T m

There are 25 of the 27 (93%) buildings in the Study Area that are at least 35 years or older.
Age is present in 8 out of the 9 blocks in the Study Area.

CoONcCLUSION
Age is present to a major extent in the Study Area. Twenty-five (25) of the 27 buildings (93%)
are at least 35 years or older. The results of the analysis of age are shown in Map 3.

1. DILAPIDATION

Dilapidation refers to an advanced state of disrepair of buildings and improvements. In
November of 1996, Louik/Schneider & Associates, Inc. conducted an exterior survey of all the
structures and the condition of each of the buildings in the Study Area. The analysis of building
dilapidation is based on the survey methodology and criteria described in the preceding section
on “How Building Components and Improvements are Evaluated”

Based on exterior building surveys, it was determined that three (3) buildings were dilapidated
and exhibited major structural problems making them structurally substandard. One (1) vacant,
multi-story residential building had no windows, was boarded-up, and had severely cracked and
sagging foundations and walls. Two (2) commercial structures had walls and roofs caving in,
as well as severe problems with secondary structures such as cracked or missing windows,
broken doors, missing parapets and gutters, etc. These buildings were all in an advanced state

of disrepair.

Dilapidation is present in 3 of the 27 (11%) buildings and in 4 of the 43 (9%) parcels with
buildings. Dilapidated buildings are found in 3 of the 9 blocks.

CONCLUSION
Dilapidation is present to a minor extent in the Study Area. Dilapidation is present in 3 of the
27 (11%) buildings and 3 of the 9 blocks. The results of the dilapidation analysis are presented

in Map 4.
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2. OBSOLESCENCE

Webster's New Collegiate Dictionary defines "obsolescence* as “being out of use; obsolete."
"Obsolete” is further defined as “no longer in use; disused" or "of a type or fashion no longer
current.” These definitions are helpful in describing the general obsolescence of buildings or
site improvements in the proposed Study Area. In making findings with respect to buildings and
improvements, 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

Structures historically have been built for specific uses or purposes.. The design, - -

~location, height and space arrangement are intended for a specific occupancy at
a given time. Buildings and improvements become obsolete when they contain
characteristics or deficiencies which limit the use and marketability of such
buildings and improvements for that use 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, hence, depreciation in market values.
Typically, buildings classified as dilapidated and buildings which contain vacant
space are characterized by problem conditions which may not be economically
curable, resulting in net rental losses and/or depreciation in market value.

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

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

OBSOLETE BUILDING TYPES

Obsolete buildings contain characteristics or deficiencies which limit their long-term sound use
or reuse for the purpose for which they were built. Obsolescence in such buildings is typically
difficult and expensive to correct. Obsolete building types have an adverse effect on nearby and
surrounding development and detract from the physical, functional and economic vitality of the
area.
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These structures are characterized by conditions indicating that they are incapable of efficient
or economic use according to contemporary standards. These conditions include:

. An inefficient exterior configuration of the structures, including insufficient
width, ceiling heights and small size:

. Large floor plates and antiquated building systems;

. Inadequate access for contemporary systems of delivery and ‘service,
including both exterior building access and interior vertical systems; or

% single-purpose industrial use. oo

Obsolete buildings in the Study Area include the vacant school building and the vacant, multi-
story apartment building. These structures have been vacant for some time and exhibit severe
deterioration and dilapidation, respectively. Additionally, the other two dilapidated commercial
structures have depreciated in market value and can be classified as economically obsolete.
Two (2) of the industrial buildings in the Study Area and an adjacent garage, located on the
major thoroughfares and surrounded by commercial and residential uses, can be classified as
functionally obsolete; not only are they surrounded by incompatible uses, but they are severely
limited in their ceiling height, parking for employees and customers and their ability to
accommodate trucks for loading/unloading. These facilities would be extremely difficult to reuse
by most modern manufacturing firms. All of these conditions decrease the marketability of this
area, resulting in its economic obsolescence.

OBSOLETE PLATTING
Obsolete platting includes parcels of irregular shape, narrow or small size, and parcels im-

properly platted within the Study Area blocks.

OBSOLETE SITE IMPROVEMENTS

Site improvements, including sewer and water lines, public utility lines (gas, electric and
telephone), roadways, parking areas, parking structures, sidewalks, curbs and gutters, lighting,
etc.,, may also evidence obsolescence in terms of their relationship to contemporary
development standards for such improvements. Factors of obsolescence may include
inadequate utility capacities, outdated designs, etc. Throughout the Study Area, there are
obsolete site improvements. There are streets that are of an inadequate size with no
curbs/gutters were not constructed to accommodate local traffic and the interstate trucks that
serve the industrial and commercial businesses of the Study Area. Additionally, sidewalks are
in extremely poor shape or are non-existent. '

Obsolescence is present in 7 of the 27 (26%) buildings, 15 of the 66 (23%) parcels and 4 of the
9 blocks in the Study Area.
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CoNcLuUsION

Obsolescence is present to a minor extent in the Study Area. Obsolescence is presentin 7
of the 27 (26%) buildings, 15 of the 66 (23%) parcels and 4 of the 9 biocks. The resuits of the
obsolescence analysis are presented in Map 5.

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

. Deterioration which is not easily correctable and cannot be accomplished

~in the course of normat maintenance may be evident in buildings. Such

buildings and improvements may be classified as requiring major or many

minor repairs, depending upon the degree or extent of defects. This

would include buildings with defects in the secondary building

components (e.g., doors, windows, porches, gutters and downspouts,

fascia materials, etc.), and defects in primary building components (e.g.,
foundations, frames, roofs, etc.), respectively.

. All buildings and site improvements classified as dilapidated are also
deteriorated.

DETERIORATION OF BUILDINGS

The analysis of building deterioration is based on the survey methodology and criteria described
in the preceding section on “How Building Components and Improvements Are Evaluated.”
There are 21 of the 27 (78%) buildings in the Study Area that are deteriorated.

The deteriorated buildings in the Study Area exhibit defects in both their primary and secondary
components. For example, the primary components exhibiting defects include walls, roofs and
foundations with loose or missing materials (mortar, shingles), holes and/or cracks in these
components. The defects of secondary components include damage to windows, doors, stairs
and/or porches; missing or cracked tuckpointing and/or masonry on the facade, chimneys, etc.;
missing parapets, gutters and/or downspouts; foundation cracks or settling; and other missing
structural components.

Deteriorated structures exist throughout the Study Area due to the combination of the age and
advanced state of disrepair. The entire Study Area contains deteriorated buildings and most of
the parcels with buildings are impacted by such deterioration.

DETERIORATION OF PARKING AND SURFACE AREAS

Field surveys were also conducted to identify the condition of the parcels without structures, of
which 20 contain improved lots with no buildings (parking, outside storage and school yard), two
(2) are streets and one (1) is a vacant, grassy lot. Of these 23 parcels, the 20 (87%)
parking/storage/school yard parcels are classified as deteriorated. These parcels are
characterized by uneven surfaces with insufficient gravel, vegetation growing through the
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parking surface, depressions and standing water, absence of curbs or guardrails, falling or
broken fences and extensive debris.

Deterioration can be found in 54 of the 66 (82%) parcels and in 9 of the 9 blocks of the Study
Area.

CONCLUSION
Deterioration is present to a major extent in the Study Area. Deterioration is present in 21 of
the 27 (78%) buildings, 54 of the 66 (82%) parcels and 9 of the 9 blocks. The results of the

deterioration analysis are presented in Map 6.

4. ILLEGAL USE OF INDIVIDUAL STRUCTURES
Illegal use of individual structures refers to the presence of uses or activities which are not

permitted by law.

CONCLUSION
A review of the Chicago Zoning Ordinance indicates that there are no illegal use of the

structures or improvements in the Study Area.

5. PRESENCE OF STRUCTURES BELOW MINIMUM CODE STANDARDS
Structures below minimum code standards include all structures which do not meet the
standards of zoning, subdivision, building, housing, property maintenance, fire, or other
governmental codes applicable to the property. The principal purposes of such codes are (h
to require buildings to be constructed in such a way as to sustain safety of loads expected from
the type of occupancy, (i) to be safe for occupancy against fire and similar hazards, (iii) and to
establish minimum standards essential for safe and sanitary habitation.

CONCLUSION
Structures below minimum code standards is not found to be present as a factor as part of the

exterior surveys and analyses undertaken in the Study Area.

6. ABANDONMENT
Abandoned buildings and improvements are usually dilapidated and show visible signs of long-
term vacancy and non-use. Abandonment is distinguished from vacancy, however, in that the
owner/occupant usually relinquishes all right, title, claim and possession with the intention of not
reclaiming the property or resuming its ownership or possession. Additional supporting
evidence to document abandonment includes nonpayment of property taxes and unsuccessful
attempts to locate owners of vacant properties.

CONCLUSION
No evidence of abandonment of structures has been documented as part of the exterior surveys

and analyses undertaken within the Study Area.

Louik/Schneider & Associates, Inc. 16




City of Chicago
North/Cicero - Eligibility Study

7. EXCESSIVE VACANCIES

Excessive vacancy refers to buildings or sites, a large portion of which are unoccupied or
underutilized and which exert an adverse influence on the area because of the frequency,
duration or extent of vacancy. Excessive vacancies include properties which evidence no

~ apparent effort directed toward their occupancy or underutilization.

Excessive vacancies occur in varying degrees throughout the Study Area. A building is
considered to have excessive vacancies if at least 50% of the building is vacant or underutilized.

There are vacancies in the following building types:

Institutional (school)
-Commercial buildings -

Heavy, single/purpose industrial buildings
Residential buildings

Commercial/Residential (mixed use) buildings

. [ ] [ ] ‘ [

Excessive vacancies exist throughout the Study Area primarily in the industrial, residential and
mixed-use parcels. There are 8 totally vacant or partially vacant (over 50%) buildings on nine
(9) parcels. In addition to the vacant buildings, there is one very small, vacant (unimproved)
parcel and 13 parcels with parking/outside storage that are underutilized.

Excessive vacancies can be found in 8 of the 27 (30%) buildings, 23 of the 66 (35%) parcels and
in 6 of the 9 blocks of the Study Area.

CONCLUSION
Excessive vacancies are present to a minor extent in the Study Area. Excessive vacancies

can be found in 8 of the 27 (30%) buildings, 23 of the 66 (35%) parcels and 6 of the 9 blocks.
The results of the excessive vacancy analysis are presented in Map 7.

8. OVERCROWDING OF STRUCTURES AND COMMUNITY FACILITIES
Overcrowding of structures and community facilities refers to utilization of public or private
buildings, facilities, or properties beyond their reasonable or legally permitted capacity. Over-
crowding is frequently found in buildings and improvements originally designed for a specific use
and later converted to accommodate a more intensive use of activities without adequate
provision for minimum floor area requirements, privacy, ingress and egress, loading and
services, capacity of building systems, etc.

CONCLUSION
Overcrowding of structures and community facilities is not found to be present as a factor as part

of the exterior surveys and analyses undertaken in the Study Area.
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9. LACK OF VENTILATION, LIGHT OR SANITARY FACILITIES

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

. Adequate mechanical ventilation for air circulation in spaces/rooms
without windows, i.e., bathrooms, and dust, odor or smoke producing
activity areas;

. Adequate natural light and ventilation by means of skylights or windows
or interior rooms/spaces, and proper window sizes and amounts by room

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

CONCLUSION
Lack of ventilation, light or sanitary facilities is not found to be present as a factor as part of the

exterior surveys and analyses undertaken within the Study Area.

10. INADEQUATE UTILITIES

Inadequate utilities refer to deficiencies in the capacity or condition of the infrastructure which
services a property or area, including, but not limited to, storm drainage, water supply, electrical
power, streets, sanitary sewers, gas and electricity.

CONCLUSION
There is no evidence of inadequate utilities documented as part of the exterior surveys and

analyses undertaken within the Study Area.

11. EXCESSIVE LAND COVERAGE

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

Excessive land coverage occurs in 22 of the 43 (51%) parcels with structures/buildings in the
Study Area. Throughout the Study Area, there are commercial, residential, mixed-use and
industrial buildings that are constructed lot-line to lot-ine.  Because these buildings cover
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virtually the entire parcel, there is not an adequate amount space for off-street loading or for
parking for residents/employees/customers. Additionally, these parcels do not have access to
adjacent vacant/improved parcels for parking or loading. Excessive land coverage can be found
in 4 of the 9 blocks of the Study Area.

CONCLUSION
Excessive land coverage is present to a major extent in the Study Area. Excessive land

coverage is present in 22 of the 43 (51%) parcels with structures and in 4 of the 9 blocks. The
results of the excessive land coverage analysis are presented in Map 8.

12. DELETERIOUS LAND USE OR LAYOUT

Deleterious land uses include all instances of incompatible land-use relationships, buildings
occupied by inappropriate mixed uses, or uses which may be considered noxious, offensive or
environmentally unsuitable. It also includes residential uses which front on or are located near
heavily traveled streets, thus causing susceptibility to noise, fumes and glare. Deleterious layout
includes evidence of improper or obsolete platting of the land, inadequate street layout, and
parcels of inadequate size or shape to meet contemporary development standards. It also
includes evidence of poor layout of buildings on parcels and in relation to other buildings.

In the Study Area, deleterious land use or layout is identified in 39 of the 66 (59%) parcels,
including the 22 parcels exhibiting excessive land coverage with insufficient room for parking
and/or loading. Eleven (11) parcels exhibit an inappropriate use such as residential next to
industrial, inappropriate residential on heavily-traveled streets, and outside storage/junkyard on
a major thoroughfare.

Deleterious land use and layout can be found in 5 of the 9 blocks and 18 of the 27 (67%)
buildings in the Study Area.

CONCLUSION
Deleterious land use and layout is present to a major extent in the Study Area. Deleterious

land use and layout is present in 39 of the 66 (69%) parcels, 18 of the 27 (67%) buildings and
S of the 9 blocks. The resuits of the deleterious land use and layout analysis are presented in
Map 9.

13. DEPRECIATION OF PHYSICAL MAINTENANCE
Depreciation of physical maintenance refers to the effects of deferred maintenance and the lack
of maintenance of buildings, parking areas and public improvements, including alleys, walks,
streets and utility structures. The analysis of depreciation of physical maintenance is based on
survey methodology and criteria described in the preceding section “How Building Components
and Improvements Are Evaluated”
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The entire Study Area is affected by lack of physical maintenance. This factor is present in all
of the 9 blocks in the Study Area. There are 58 of the 66 (88%) parcels, representing buildings,
parking/storage areas and vacant land, that lack physical maintenance.

All of the buildings (commercial, industrial, residential and mixed use) that evidence depreciation
of physical maintenance include items such as unpainted or unfinished surfaces, peeling paint,
loose or missing materials, broken windows, loose or missing gutters or downspouts, loose or
missing shingles, overgrown vegetation and general lack of maintenance, etc. Twenty-three
(23) of the 27 buildings in the Study Area are affected by depreciation of physical maintenance.

The parking/storage areas and the one small vacant parcel in the Study Area also exhibit

~depreciation of physical maintenance as a facior. There are parking lots that are not routinely
used and are neglected. The parking/storage lots have a variety of broken pavement, pot holes,
standing water, deteriorated curbs, broken or rotted bumper guards, grass growing in pavement,
crumbling asphalt and accumulation of trash or debris. The vacant lot also exhibits an
accumulation of trash and debris, standing water and overgrown vegetation.

Depreciation of physical maintenance can be found in all of the 9 blocks of the Study Area.

CONCLUSION
Depreciation of physical maintenance is present to a major extent in the Study Area.

Depreciation of physical maintenance is present in 58 of the 66 (88%) parcels, 23 of the 27
(85%) buildings and in 9 of the 9 blocks. The results of the depreciation of physical
maintenance analysis are presented in Map 10.

14. LACK OF COMMUNITY PLANNING :
Lack of community planning may be a factor if the proposed redevelopment area was developed
prior to or without the benefit of a community plan. This finding may be amplified by other
evidence which shows the deleterious results of the lack of community planning, including
adverse or incompatible land-use relationships, inadequate street layout, improper subdivision,
and parcels of inadequate size or shape to meet contemporary development standards.

Conclusion
Lack of community planning was not found in Study Area.

SUMMARY

In addition to the age requirement, seven (7) conservation area eligibility criteria are present in
varying degrees throughout the Study Area. Four (4) factors are present to a major extent and
three (3) are present to a minor extent. The seven (7) conservation area eligibility factors that
have been identified in the Study Area are as follows:

Major extent . deterioration
. excessive land coverage
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Minor extent

Louik/Schneider & Associates, Inc.

deleterious land use or lay out
depreciation of physical maintenance

dilapidation
obsolescence
excessive vacancies
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IV. SUMMARY AND CONCLUSION

The conclusion of the consultant team engaged to conduct the Eligibility Study is that the
number, degree and distribution of Blighted Area and Conservation Area eligibility factors as
- documented in this report warrant the designation of the Study Area as a vacant Blighted Area
and an improved Conservation Area as set forth in the Act.

The vacant portion of the Study Area is found to be eligible to be designated as a Blighted Area
within the definition set forth in the legislation. Specifically:

~*  Ofthe seven (7) blighting factors set forth in the law for vacant land of which one
(1) is required for a finding of blight, one (1) is present in the vacant portion of the
Study Area.

. The blighting eligibility factors which are present are reasonably distributed
throughout the vacant portion of the Study Area.

. All areas within the vacant portion of Study Area show the presence of blighting
eligibility factors.

While it may be concluded that the mere presence of one or more of the stated factors may be
sufficient to make a finding of blight, this evaluation was made on the basis that the blighting
factors must be present to an extent which would lead reasonable persons to conclude that
public intervention is appropriate or necessary. Secondly, the distribution of blighting factors
throughout the vacant portion of the Study Area must be reasonable so that basically good
areas are not arbitrarily found to be blighted simply because of proximity to areas which are
blighted. On the basis of this approach, the above referenced vacant parcel of land in the Study
Area is found to be eligible within the definition set forth in the legislation.

The improved portion of the Study Area is found to be eligible to be designated as a Conservation
Area within the definition set forth in the legislation. Specifically:

. The buildings in the improved portion of the Study Area meet the statutory criteria
that requires 50 percent or more of the structures to be 35 years of age or older.

. Of the 14 eligibility factors for a Conservation Area set forth in the law, four (4)
are present to a major extent and three (3) are present to a minor extent in the
improved portion of the Study Area and only three (3) are necessary for
designation as a Conservation Area.

. The Conservation Area eligibility factors which are present are reasonably
distributed throughout the improved portion of the Study Area.

Louik/Schneider & Associates, inc. 22
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. All areas within the improved portion of the Study Area show the presence of
Conservation Area eligibility factors.

. The Study Area is not yet blighted, but because of the factors described in this
report, the Study Area may become a blighted area.

While it may be concluded that the mere presence of age and three (3) or more of the stated
conservation area eligibility factors in Section lii may be sufficient to make a finding of
qualification as a Conservation Area, this evaluation was made on the basis that the factors
must be present to an extent which would lead reasonable persons to conclude that public
intervention is appropriate or necessary. Secondly, the distribution of conservation area
eligibility factors throughout the Study Area must be reasonable so that a basically good area
is not arbitrarily found to be a Conservation Area simply because of proximity to an area. All
biocks in the Study Area evidence the presence of some of the eligibility factors.

Additional research indicates that the area on the whole has not been subject to growth and
development through investments by private enterprise, and will not be developed without action

by the City. Specifically:

. A summary of the building permit requests for new construction and major

‘ renovation from the City of Chicago is found in Exhibit 2 - Building Permit
Requests. Building permit requests for new construction and renovation for the
Study Area from 1992 - 1996 totaled $567,700. On an annual basis
(approximately $113,540), this represents only 4.1% of assessed value in the
Study Area.

. The Study Area is primarily comprised of commercial and industrial uses with
some residential and vacant land. The equalized assessed value (EAV) for all
property in the City of Chicago increased from $16,356,481 in 1985 to
$32,126,652 in 1995, a total of 96.42% or 9.64% per year. Over the same period,
from 1985 to 1995, the Study Area has experienced an overall EAV increase of
40.71%, an average of 4.07% per year. Additionally, for the period from 1994 to
1995, the EAV of 59 of the 67 parcels either decreased (three parcels) or
increased less than 1% (56 parcels).

The conclusions presented in this report are those of the consulting team engaged to analyze
the area and to examine whether conditions exist to permit the designation of a vacant Blighted
Area and a Conservation Area. The local governing body should review this report and, if
satisfied with the summary of findings contained herein, adopt a resolution making a finding of
a vacant Blighted Area and a Conservation Area and making this report a part of the public
record. The analysis above was based upon data assembled by Louik/Schneider & Associates,
Inc. The surveys, research and analysis conducted include:

1. Exterior surveys of the condition and use of the Study Area;

Louik/Schneider & Associates, Inc. 23
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2. Field surveys of environmental conditions covering streets, sidewalks, curbs and
gutters, lighting, traffic, parking facilities, landscaping, fences and walls, and
general property maintenance;

3. Comparison of current land use to current zoning ordinance and the current
zoning maps;

4, Historical analysis of site uses and users;

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

6. - Reviewof previously prepared ptans, studies and data: =~~~

7. Analysis of building permits requested from the Department of Buildings for all
structures in the Study Area from 1992-1996 years; and

8. Evaluation of the equalized assessed values in the Study Area from 1985 to
1995.

The study and survey of the Study Area indicate that requirements necessary for designation
as a vacant Blighted Area and a Conservation Area are present. In order to qualify as a vacant
Blighted Area, the vacant portion of the Study Area must exhibit one or more of the factors set
forth in the Act. The vacant portion of the Study Area was found to qualify as an improved
Blighted Area immediately prior to becoming vacant by exhibiting six (6) of the eligibility factors
for an improved Blighted Area when only five (5) are required for a determination of blight.

In order to qualify as a Conservation Area, 50% or more of the structures in the improved portion
of the Study Area must be 35 years of age or older and the improved portion of the Study Area
must exhibit three or more of the eligibility factors for a Conservation Area set forth in the Act.
In the improved portion of the Study Area, 93% of the buildings are 35 years of age or older.
The improved portion of the Study Area exhibits seven (7) of the criteria necessary for
designation, of which four (4) are present to a major extent and three (3) are present to a minor
extent, and also exhibits a lack of growth and investment.

Therefore, the Study Area is qualified as a vacant Blighted Area and an improved Conservation

Area to be designated as a redevelopment project area and eligible for Tax Increment Financing
under the Act. See Distribution of Distribution of Criteria Matrix - Exhibit 3.

Louik/Schneider & Associates, Inc. 24
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ExHiBIT 1
LEGAL DESCRIPTION

THAT PART OF THE NORTHWEST QUARTER OF SECTION 3 AND THE NORTHEAST
QUARTER OF SECTION 4, TOWNSHIP 39 NORTH, RANGE 13, EAST OF THE THIRD
PRINCIPAL MERIDIAN AND PART OF THE SOUTHEAST QUARTER OF SECTION 33 AND
THE SOUTHWEST QUARTER OF SECTION 34, TOWNSHIP 40 NORTH, RANGE 13, EAST
OF THE THIRD PRINCIPAL MERIDIAN DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT OF INTERSECTION OF THE SOUTH LINE OF THE SOUTHEAST
QUARTER OF SAID SECTION 33 WITH THE WEST LINE OF LAVERGNE AVENUE AS
EXTENDED FROM THE SOUTH; THENCE NORTHERLY, ON SAID LINE EXTENDED, 50.0
FEET TO THE NORTH LINE OF NORTH AVENUE; THENCE EASTERLY ALONG SAID
NORTH LINE TO THE WEST LINE OF LAMON AVENUE AS DEDICATED IN WEST NORTH
AVENUE SUBDIVISION; THENCE NORTHERLY ALONG SAID LINE OF LAMON AVENUE,
124.25 FEET, MORE OR LESS, TO THE SOUTH LINE OF LOT 1 IN BLOCK 6 IN THE
SUBDIVISION OF THAT PART OF THE SOUTHEAST QUARTER OF SECTION 33 LYING
EAST OF THE WEST 26.60 CHAINS AS EXTENDED WEST; THENCE EASTERLY, ALONG
SAID EXTENDED LINE AND ALONG THE SOUTH LINES OF LOTS 1 THROUGH 30 IN SAID
SUBDIVISION, TO THE WEST LINE OF CICERO AVENUE AS PRESENTLY DEDICATED:
THENCE EASTERLY TO THE SOUTHWEST CORNER OF LOT 28 IN SPRAGUE AND
WILSON'S SUBDIVISION OF BLOCK 18 IN W & R O'BRIEN’'S SUBDIVISION; THENCE
EASTERLY 315.0 FEET, MORE OR LESS, TO THE EAST LINE OF KEATING AVENUE;
THENCE SOUTHERLY ALONG SAID EAST LINE, 241.0 FEET TO A POINT ON THE
SOUTHERLY LINE OF NORTH AVENUE; THENCE WESTERLY ALONG THE SOUTHERLY
LINE OF SAID NORTH AVENUE TO THE EAST LINE OF KEATING AVENUE; THENCE
SOUTHERLY ALONG THE EAST LINE OF KEATING AVENUE 138.0 FEET TO THE NORTH
LINE OF LOT 47 IN JOHN F. THOMPSON’S NORTH AVENUE SUBDIVISION AS EXTENDED
EASTERLY; THENCE WESTERLY ALONG SAID LINE EXT ENDED AND ALONG THE NORTH
LINE OF SAID LOT 47 191.0 FEET TO THE NORTHWEST CORNER OF SAID LOT 47:
THENCE SOUTHERLY 747.72 FEET, MORE OR LESS, ALONG THE EAST LINE OF A
PUBLIC ALLEY, TO THE SOUTH LINE OF A 16.0 FEET WIDE PUBLIC ALLEY IN PETTIBONE
MULLIKEN COMPANY’S CONSOLIDATION PLAT RECORDED PER DOCUMENT 8212506;
THENCE WESTERLY: ALONG THE SOUTH LINE OF SAID ALLEY 190.88 FEET TO THE
EASTERLY LINE OF CICERO AVENUE; THENCE SOUTHERLY ALONG THE EASTERLY
LINE OF CICERO AVENUE TO A POINT ON THE SOUTHERLY LINE OF HIRSCH STREET
AS EXTENDED WEST: THENCE WESTERLY, ALONG SAID SOUTHERLY LINE OF HIRSCH
STREET, 174.0 FEET TO A POINT ON THE EAST LINE OF LOT 1 IN THEODORE J.
SCHORSCH’S RESUBDIVISION, AS RECORDED BY DOCUMENT 15699705, AS EXTENDED
SOUTHERLY; THENCE NORTHERLY ALONG SAID EAST LINE, 185.66 FEET TO AN ANGLE
IN SAID LOT 1; THENCE NORTHWESTERLY, ALONG A LINE OF SAID LOT 1, 7.07 FEET,
TO AN ANGLE OF SAID LOT 1; THENCE WESTERLY, ALONG THE NORTH LINE OF LOTS
1 THROUGH 26 IN SAID THEODORE J. SCHORSCH'S RESUBDIVISION, 999.24 FEET,
MORE OR LESS, TO THE EAST LINE OF LOT 11 IN THEODORE J. SCHORSCH'S
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RESUBDIVISION, AS RECORDED BY DOCUMENT 15618701, AS EXTENDED SOUTH;

Louik/Schneider & Associates, Inc. 27
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EXHIBIT 2
BUILDING PERMIT REQUESTS

NEW CONSTRUCTION/INVESTMENT PERMITS

PERMIT # ADDRESS DATE INVESTMENT
751612 4737 W. North Avenue 3/30/92 $15,000
752495 1535 N. Cicero 4/22/92 $82,000
757192 1535 N. Cicero 7/28/92 $9,000
758818 1450 N. Cicero 8/28/92 $325,000
763433 1450 N. Cicero ) 12/08/92 ...$75,000..
R ' 772674 4737 W. North Avenue 7/26/93 $600
787466 4923 W. Lemoyne 6/13/94 $10,000
803344 4732 W. North Avenue 5/08/95 $2,500
814256 1601 N. Cicero 11/06/95 $2,500
96000651 1420 N. Lamon 2/16/96 $46,000
TOTAL $567,600

Louik/Schneider & Associates, Inc.
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ExHiBIT 3
DISTRIBUTION OF CRITERIA MATRIX

VACANT AREA

BLOCK # 1 2 3 4 5 6 7
212 X
Key X Present to a Major Extent
P Present
: NotPresent
Criteria

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

2)  The area immediately prior to becoming vacant qualified as a blighted improved area,

3)  The area consists of an unused quarry or unused quarries,

4)  The area consists of unused rail yards, rail tracks or railroad rights-of-way,

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

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

7)  The area is not less than 50 nor more than 100 acres and 75% of which is vacant, not-

Louik/Schneider & Associates, Inc.

withstanding the fact that such area has been used for commercial agricuitural purposes
within five years prior to the designation of the redevelopment project area, and which area
meets at least one of the factors itemized in provision (1) of the subsection (a), and the area
has been designated as a town or village center by ordinance or comprehensive plan
adopted prior to January 1, 1982, and the area has not been developed for that designated

purpose.
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IMPROVED AREA

4 5 6 8 9 10 M

BLOCK
13 33 423
13 34 315

«Q

[

0V T~

T ToN

XX~
U

o
x
o
x

16 03 100
16 03 102

16 04 204
16 04 210
16 04 212
1604226 .
16 04 227

XX XX XX XX»

>
XXUVOUX XX Xxw

Key
X Present to a Major Extent
P Present

Not Present

Criteria

1 DILAPIDATION

2 OBSOLESCENCE

3 DETERIORATION

4 ILLEGAL USE OF INDIVIDUAL STRUCTURES

5 PRESENCE OF STRUCTURES BELOW MINIMUM CODE
6 ABANDONMENT

7 EXCESSIVE VACANCIES

8 OVERCROWDING

9 LACK OF VENTILATION, LIGHT OR SANITARY FACILITIES
10 INADEQUATE UTILITIES

11 EXCESSIVE LAND COVERAGE

12 DELETERIOUS LAND USE OR LAYOUT

13 DEPRECIATION OF PHYSICAL MAINTENANCE

14 LACK OF COMMUNITY PLANNING

Louik/Schneider & Associates, Inc.
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ExHIBIT 4

MATRIX OF CONSERVATION FACTORS

Louik/Schneider & Associates, Inc.

A. Block Number 423 | 315 | 100 | 102 | 204 | 210 | 212 | 226 22
B. Number of Buildings 5 5 10 1 1 3 0 1 1
1. Number of buildings 35 years or older
2. A. Number of building shqy’vi’n’gwdecline of physical maintenance 3 3 10 1 1 3 4] 1 1
2. B. Number of parcels with site improvements exhibiting decline of physical 12 1 2 5 0 o] 1 o] 0
maintenance
3. A. Number of deteriorated buildings 3 3 9 1 1 2 0 1 1
3. B. Number of parcels with site improvement that are deteriorated 12 1 1 5 0 0 1 0 0
4. A. Number of dilapidated buildings 1 1 1 0 o] 0 0 0 0
4. B. Number of parcels with site improvements that are dilapidated 0 0 o] 0 0 0 0 0 0
5. A. Number of obsolete buildings 1 1 4 0 1 0 0 0 0
5. B. Number of parcels with site improvements that are obsolete 0 o] 0 0 0 0 0 0 0
6. Number of buildings below minimum code 0 0 0 o] 0 0 0 0 o]
7. Number of buildings facking ventilation, light, or sanitation facilities 0 0 0 0 0 0 0 0 0
8. Number of building with illegai uses 0 0 0 0 ¢] 0 0 o] 0
9. Number of buildings with excessive vacancies 1 2 2 0 1 2 0 ¢] 0
9.A. Number of parcels with excessive vacancies 13 3 3 0 1 2 1 0 o]
10. Number of buildings that are abandoned 0 0 0 0 0 0 0 0 0
11. Total number of eligibility factors represented in block 7 7 7 2 4 4 3 2 3
31
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ExHiBIT 5
CTA REPORTS
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DESCRIPTION OF BUILOINGS AND sivs

GBRRAAL

Locations South side of xfun Worth Averwe, betwesn
¥orth Claero Avenue and Nocth Lavergne
Avenue ,

O2te of Taltial Constrwctions ro-o

Bige; Site = 13,¢s oorca
Buildings = 281,263 equare feet

sers

The Yorth Avenue Operating BueiGacege eite Ls bovnded
by West Nocth Avenue om the north, Morth Clcero Avenve on
the oast, West Lesoyne Street on che south, and except for
the propecty occupied by & parochial school, by North
Lavergns Avenus on tha vest. North Lamon Averde bisects the
site.  Bahible I1-13 showe a site plan o€ the present qarage.

U ILDINGS

gnuunoeno.gn:nsnoo buildings snd two covered
4reas on the site. k
Bue malntensnce Curotional modvles for feepection and

Light repair ace on tive Pround tloox of the !:.mep!? referred
Lo a3 Unit 1, Llocated 10Ny Morth Avenue Metween Clcero and
Lanon Avenues. Support functlional wodules ace also jocated
on the groumd (looxr of Umiv ) and the duo:-ﬂc::po: Depert-
Aant {5 contained oa the second n—oa,noa..:.es:&-.

The vaulting Lslend adjecent to the sowth side of vait
1 building has a servotural oteel framed camopy covering
concrete slads amd curbs. i

The Untt 2 beilding contains reapeir gositions snd the
bus exterior c:z:d nodule. Conetruction consists of
®200nry baacing walls Supporchng & struotural steel bruss
500l system with & weod Tool deck. Additfoms to this duilding
have a precast comcrete voof deck, :

1r~2¢

Additional meintesance fusctions) modules are contained
ia 9ntt I, conetrwcted in 1943, Construction consiets of

Basonty bearing walls swpgortieg o structuszal steel truss
root gystem.

35 n..o::Nu-.p!( has 4 structoral stesal framed canopy
covering comorete slsbs and cuzbs.

Punotion

Sasic on-site activities are Prasented in ¥Wxhivics 11-
13 and IX-14. Rxhibit 10-13 showe on-site bus olrowlation
through the maintenance snd Pesking feactions, supatingosed
o¢ the site plen. Bxhibit I1-14 & Agrame both bus and
personnel movenents.

Keighborhood

The neiqhborhood srrounding the orth Avemwe Garage (g
primerily rasidential with single-tamily homes wod a Cfew
thres~story spartment buildings. Cloero and North Avenuee
are etrip commeroial major roadways. Thece are Hght industriat
plants south of the site on Le Boyns Street. On the west of

the garage site, St. Peter Canlefus Blementacy School abrets
the oite.
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NORTH AVEWE BUS GARAGE
“CER ARSA WO. 204

CONDEPION ANALYSIS ;

e preseat physical Plamt of the Noreh Avepue Oparat~
ing Bus Garege Lo £n o Jensrally deteriorsted comditien.
Provent eite snd phpetost vlant 2o not compare favorably
with oritecia ocontigeity aspects, spage, and site requirememts,
Secvioing, Inspection snd opaic sre parformed in gaveral
bulldings ecacteced throwghost the Llerge site. Bupecvision
of pececnnel Lo sxtremely ditficult. Thece i3 mo enclosed
bus parking. Bus teaffic flow {8 very olrcul tows, caneing
w"ﬁ. on-site desd head mileage. |See Buhibit rr-13, Chspter

The presear large site, with ity central location,
dictates that this tacility Wave s key role in total nnoun!..
implementation. Tals Jacage shodld be developsd to
greatest capaclty ca-on»o-m. An Keeplng with orleeria requiremsnts
and CTA opecating pacameters, k

The CPA Transportation Separtment's fueure plene for
the sicte (nclwde an o Tator cralning school ang drivimg
practioe ares. ?znw'-— developnent must also allow for
planned tmprovement of the irterueotion of West North and
doreh Cicero Avenues by the {11inols Oepartment of Trans-~
portation, .

vepqants ne red

Praliolnary ansiysis of tihe fn...!.n site fndicated that
sefflcient ares exiety for the development of a 330~bus
girage in cosformance with aa.l)z:onro: criteria.

Unit Wo. 3, cthe only hullding on the site sultable tor
xenovation, vas coneldered for use to house all Transporta-
tion Departesar modules. Thig oonu:..»:: ve9 dlscarded
after anslysis bacause of Contiquity aspects.

Preseat garsye operations, with scattered malntenance
nodule Rocstions, are carried o-nrnc... ut the entire
site. This fusctiomal dlesrray of modeles throughout the
site is far (rom coamplisnce with the QONLiquity sepects of
oriteria. This situation ame the deteriorated condition of

Iv-34

nto‘..cufow!!.aslb removation ecomomiosily and tusgtionally
unadvisable. .

Pive funotiensl coscepte for the. imepaction asd repair

-wedules vere studled to deterwing timee contlewcation and

to fully wtilize the site while !:—Om disxugtion of

daily operaticas durisg constrwotion. ALl but ope of theee
CONCePLs werd rejected on the basis Of funations) and cemetruseion
staying coneiderations, <The oas CORCOpt xetained ws developed
1ato tvo alterastive tanctionsl plany. Thess plone, ﬂo.o:c!-
below, are besed on cosplete recoastruction of all sodeles
conforming ¢o eriteris,

ALTERRATIVE A - RECONSTAUCTION
Y reaty

Tuis funotiosa) plas, shown on Exbibit IV-1S, reflects
operating charscteristics typlosl o€ o large aoility with
genecods circulition lames, anple puli-in epace ahesd of
vaulti islards, short clirculation routes for servicimg,
and minimal {nterference between servioing snd other Lumc -
tionel modules. The dltarnacive represents tocal Ce00N-~
SEIUCtion with complets emclosure of all functiomsl modales

exCepe fOr covered hus staqing and certein ocovered craféio-
»aye,

Application of code provisions €or maximun permissibie
enclosed parking Svess, as divcvsmed in Chapter Irp, tesalt
fo the four parking sress showe. In addition, the doors
Cacing the cemtral covered traCticway (Lamon Avenve) mes® j 13
Lixe doors. 7These doocs operals siowiy aed would vemalp

<losed tn severs wasther; their lLarge number {s ¢ disadvantage
of this aitecsative.

Ceiteria Application

This alteznative, with all new construction, vill seet
411 criteria requirements for ocv-nqoom module epace amd
contlquity. As deecribed adove, cirosiation avess have been
Ancreased sbove minimwms.

2.5»»86_ Plow

Vebicle flowe sre as shown on Bxhibit IV-13 snd descrited
esrlier in this chaster.
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. CHICAGO TRANSIT AUTHORITY
PROJECT DESCRIPTION | CTA JOB ORDER #0833

(071.006)
PROJECT TITLE:  REPLACE GARAGE - NORTH AVEMUE TO FUNDING
LOCATION: CHICAGO AVENUE AND PULASKI ROAD - FEB 0 81991
AGENCY

A SCOPE

The total scope of this project will provide for the design and construction
of a 250-bus storage and maintenance facility. This facility will have
provistons for bus washing, fueling, vaulting, fnspection, repair, staging,
and will also incliude employee parking, utility vehicle storage, and salt
storage. Included in the project scope are the following: design
- engineering, land acquisition, site preparation, construction, construction = ...
inspection, project management and administration, and provisions for
equipment and furnishings. :

Previous funding of $26,587,804 JO 7730 (IL-03-0109), $1,972,143 JO 7444
(IL-05-0017) and $3,500,000 JO 7094 (FY 87 CTA Fund Balance) provided for the
following: demolition of the existing garage and ancillary faciltity; design
engineering and preparation of contract documents; and estimated construction
funding at time of application including, construction inspection and project

minagement.

This FY 1991 funding of $15,000,000, based on actual construction bids, will

provide additional required funding to complete construction of the facility

facluding construction inspection, contract purchase and engineering, project
eanagement, and provisions for the purchase and installation of bus washers,

maintenance equipment, and furnishings. No future funding s anticipated.

8. BYDGET

Federal CTA Series

B.L.1. No, Budges
01 CTA Engineering s 1,125,000
11 UDirect Services 01 375,000
02 CTA Forces 250,000
12 Direct Services 02 62,500
03 Contract Purchase 459,678
04 Contract Engineering 2,000,000 -
05 Contract Construction 10,727,822

’ TOTM.: 3 15'000;000

MR S '9?7 17:21 312 664 7841 PAGE . 088
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MAR-2S-1997

CHICAGD TRANSIT AUTHORITY °

EROELT DESCRIPTION ' CTA J08 GRDER #0838
: ' . (071.006)

PROJECT TITLE:  REPLACE GARAGE - NORTH AVENUE TO FUNDING
LOCATION: CHICAGD AVEWUE AND PULASKI ROAD FEB 0 8 1991
AGENCY
c. |
1 1 322
2 1 459 678
3 1363636 0
Otr & 1.363 636 0
qtr & 1,363°636 0
Qtr 6 1,363 636 ¢
Otr 7 1,363,636 0
Qﬂ' 8 1,363,637 ¢
Qur 9 1,363 637 8
Qtr 10 1,363.637 0
Qtr 12 1,363,637 0
TOTAL: $ 15,000,000 $ 15,000,000
* Deterwmined by Authorization to Proceed '
SUSTIFICATION

mechinical systems. Specifically, the heating system was 1a poor condition;
the ventilation system was {nadequate concentrating fumes in the maintenance
ares; -and Tighting was poor throughout the facility, creating problems in the
dus repafr areas. Finally, bus storage was located fn an open area divided
by freestanding masonry walls which impeded bus movement, resulted fn. the
veed to continuously run buses, and ultimately necessitated replacement of
the facility. The replacement facility, to be located at Chicago and Pulaski
. Avenves, will have adequate space to provide for 21] bus storage and
maintenance functions 1acluding employee parking and utfl1ty vehicle storage.

312 664 7641 PARGE. 823
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i ~

CHICAGD TRANSIT AUTHORITY

| 2BouEcT peCRrPTION CTA J0B ORDER #0838
(071.006)
* I PROJECT TITLE:  REPLACE GARAGE - NORTH AVENUE TO FUNDING
LOCATION: CHICAGO AVENUE AND PULASKI ROAD FEB 0 8 1991
. MILESTONES AGENCY ~..
Iasks Dates
Job Order Start 04/01/91
Desfgn Start :
Complete Plans & Specs. 12/01/%0
Construction Start 06/01/91 -
Funded Completion 12/01/93
Job Order Completson 03/01/94

nt Sec: 61
: R :
& 19/02/90 3
Revised G2/05/91 - {
Page 2
TOTAL P. 1@
312 664 7841 PRGE. 210
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City of Chicago
North/Cicero - Eligibility Study

MAP LEGEND

- MarP 1 PROJECT BOUNDARY
Map 2 EXISTING LAND USE
MaP 3 AGE
MapP 4 DILAPIDATION
MapP 5 OBSOLESCENCE
Map 6 DETERIORATION
Map 7 EXCESSIVE VACANCIES
MaP 8 EXCESSIVE LAND COVERAGE
MapP 9 DELETERIOUS LAND USE/LAYOUT
MaP 10 DEPRECIATION OF PHYSICAL MAINTENANCE
MaP 11 BLIGHTED AREA PRIOR TO VACANCY

Louik/Schneider & Associates, Inc.
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