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June 30, 1998 

The Honorable Mayor Richard M. Daley, Members 
of the City Council , and Citizens of the City of Chicago 
City of Chicago 
121 N. LaSalle Street 
Chicago, Illinois 60602 

Ladies and Gentlemen: 

The attached information for the Near West Redevelopment Project Area, 
along with 43 other individual reports, is presented pursuant to the Mayoral 
Executive Order 97-2 (Executive Order) regarding annual reporting on the 
City ' s tax increment financing (TIF) districts. The City's TIF program has 
been used to finance neighborhood and downtown improvements, leverage 
private investment, and cre~te and retain jobs throughout Chicago. 

Pursuant to the Executive Order, the Annual Report, presented in the form 
of the attached, will be filed with the City Clerk for transmittal to the City 
Council and be distributed in accordance with the Executive Order. 

Sincerely, 

Christopher R. Hill 
Commissioner 
Department of Planning and Development 

Walter K. Knorr 
Chief Financial Officer 



ill ERNST & YouNG LLP 

June 30, 1998 

Mr. Christopher R. Hill 
Commissioner 
Department of Planning and Development 
121 N. LaSalle St. 
Chicago, Illinois 60602 

Commissioner Hill: 

• Sears Tower 
233 South VVacker Drive 
Chicago, illinois 60606-6301 

• Phone: 312 879 2000 

Enclosed is the required annual report for the Near West Redevelopment Project Area, which we 
compiled at the direction of the Department of Planning and Development pursuant to the 
Mayor's Executive Order 97-2. The contents are based on information provided to us by the 
Chicago Departments of Planning and Development, Finance, and Law. We have not audited, 
verified, or applied agreed upon procedures to the data contained in this report. Therefore, we 
express no opinion on its accuracy or completeness. 

The report includes the City's data methodology and interpretation of Executive Order 97-2 in 
addition to required information. The tables in this report use the same lettering system as the 
Executive Order in order to allow the reader to locate needed information quickly. 

It has been a pleasure to work with representatives from the Department of Planning and 
Development and other City departments. 

Very truly yours, 

~-~nLL'P 
Ernst & Young LLP 

Ernst,\ Young tU' is a mernber of Ernst'"' Young InternationaL Ltd. 
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Purpose of Report: 

The purpose of the Annual Report for the Near West Redevelopment Project Area (Report) is to 
provide useful information to interested parties regarding the City of Chicago's (City) tax 
increment financing (TIF) districts in existence on December 31, 1997, as required by the 
Mayor's Executive Order 97-2 (Executive Order). This Report covers the Near West 
Redevelopment Project Area (Project Area). 

Methodology: 

In the process of providing information about the Project Area, care was taken to follow the 
organization of the Executive Order to allow the reader to locate needed information in an 
efficient manner. Except to the extent that Section (h) also describes completed projects, the 
report reflects only TIF economic activity during 1997. As outlined below, several assumptions 
were made concerning certain required information. 

(a) General Description 

The general boundaries of the Project Area were described and illustrated in a map. However, in 
order to provide ease of reading, only major boundary streets were identified. For exact 
boundaries, the interested reader should consult the legal description of the Project Area 
boundaries found in the Redevelopment Plan (Attachment). 

(b) Date of Designation and Termination 

For purposes of this Report, the date of termination is assumed to occur 23 years from the date of 
designation, the maximum duration currently allowed under the Tax Increment Allocation 
Redevelopment Act. 

(c) Copy of Redevelopment Plan 

The Redevelopment Plan, as amended (if applicable), for the Project Area was provided as the 
Attachment at the end of the Report. 

(d) Description of Intergovernmental and Redevelopment Agreements 

Agreements related to the Project Area are either intergovernmental agreements between the City 
and another public entity or redevelopment agreements between the City and private sector 
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entities interested in redeveloping all or a portion of the Project Area. The date of recording of 
Agreements with the Cook County Recorder of Deeds is included in Section (d) (if applicable). 

(e) Description of TIF Projects 

Section (e) describes each TIF project in the Project Area that has already received approval by 
the Community Development Commission. The amount budgeted for project costs and the 
estimated timetable were obtained from the Project Area's intergovernmental or redevelopment 
agreement, if such agreements exist. City tax increment project expenditures during 1997, tax 
increment project expenditures to date, and a description of all TIF financing were included in 
Section (e). This Report covers only those projects already approved by the Community 
Development Commission as of December 31, 1997, and which received TIF financing during 
1997. Those projects in discussion, pre-proposal stage with a developer, or being reviewed by 
Community Development Commission staff are not "projects" for purposes of the Report. 

(f) Description of all TIF Debt Instruments 

Descriptions of all TIF debt instruments in Section (f) were obtained from the City. It should be 
noted that debt instruments issued without a security pledge of incremental taxes or direct 
payments from incremental taxes for principal and interest were not included in Section (f). 
Such instruments do not qualify as TIF debt instruments as defined by the Executive Order. 

(g) Description of City Contracts 

Section (g) provides a description of City contracts paid with incremental property tax revenues 
in 1997. For purposes of the Report, "prior calendar year" as defined in the Executive Order 
means 1997. Section (g) does not cover payments for services related to TIF projects previously 
reported in Section (e). 

City contracts related to the Project Area are defined as those contracts paid from TIF funds, not 
related to a specific TIF project and not elsewhere reported. Items include but are not limited to 
payments for work done to acquire, dispose of, or lease property within an area, or payments to 
appraisers, surveyors, consultants, marketing agents and other professionals. These services may 
affect more than one project in a Project Area and are not otherwise reported. Section (g) does 
not report such non-contractual cost items as Recorder of Deeds filing fees; postage; telephone 
service, etc. City contracts may include term agreements which are city-wide, multi-year 
contracts that provide goods or services for various City departments. 
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(h) Summary of Private and Public Investment Activity 

Section (h) describes each TIF project in the Project Area that has an executed intergovernmental 
or redevelopment agreement as of December 3 I, I 997, or that has been approved by the 
Community Development Commission as of December 3 I, I 997. 

The investment activity reported is based on data for projects described in the intergovernmental 
or redevelopment agreements and any additional data available to the Commissioner of Planning 
and Development. Private and public investments are estimated in Section (h) on a completed 
project basis. The Report contains only the final ratio of private/public investment for each TIF 
project. Other private investment activity is estimated based on the best information available to 
the Commissioner of Planning and Development. 

(i) Description of Property Transactions 

Information regarding property transactions is provided in Section (i), to the extent the City took 
or divested title to real property or was a lessor or lessee of real property within the Project Area. 

(j) Financial Summary Prepared by the City Comptroller 

Section (j) provides a 1997 financial summary for the Project Area audited by an independent 
certified public accounting firm. These statements were prepared in accordance with generally 
accepted accounting principles. 

(k) Description of Tax Receipts and Assessment Increments 

Information concerning 1997 tax receipts and assessments associated with the Project Area is 
provided in Section (k). The amount of incremental property tax equals the incremental EAV 
from the prior year multiplied by the applicable property tax rates. Actual receipts may vary due 
to delinquencies, sale of prior years' taxes, and payment of delinquencies. See the financial 
report for actual receipts. 

(I) Certain Contracts ofTIF Consultants 

Section (I) provides information about contracts, if any, between the TIF consultant who was 
paid by the City for assisting to establish the Project Area and any entity that has received or is 
currently receiving payments financed by tax increment revenues from the Project Area. The 
contents of Section (I) are based on responses to a mail survey. This survey was sent to every 
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consultant who has prepared at least one redevelopment plan for the establishment of a 
redevelopment project area within the City, as of December 31, 1997. 

(m) Compliance Statement Prepared by an Independent Public Accountant 

As part of the audit procedures performed by independent accountants, certain compliance tests 
were performed related to the Project Area. Included in the Annual Report is an audit opinion 
indicating compliance or non-compliance with the Illinois Tax Increment Allocation 
Redevelopment Act or the Illinois Industrial Jobs Recovery Law, as appropriate. Section (m) 
provides this statement. 

4 
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(a) GENERAL DESCRIPTION 

The Near West Redevelopment Project Area (Project Area), as amended, is generally bounded by 
Lake Street on the north, Van Buren and the Circle Interchange of the Dan Ryan, Eisenhower, 
and Kennedy Expressways on the south, the Kennedy Expressway on the east, and May Street on 
the west. For precise boundaries, please consult the legal description in the Redevelopment Plan 
(Attachment). 

W Lake St. 

W Randolph St. 

W Washington St. 

WatrenAve. 

W Madison St. 

W Monroe St. 

WAdamsSt. 

Quincy St. 

W Jackson St. 

Gladys Ave. 

W Van Buren St. 
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(b) DATE OF DESIGNATION AND TERMINATION 

The Project Area was designated by the Chicago City Council as the "Madison-Racine" Project 
Area on March 23, 1989, and amended as the "Near West" Project Area on June 10, 1996. The 
Project Area may be terminated no later than March 23, 2012. 

(c) COPY OF REDEVELOPMENT PLAN 

The Redevelopment Plan for the Project Area, as amended (if applicable), is contained in this 
Report (Attachment). 

(d) DESCRIPTION OF INTERGOVERNMENTAL AND REDEVELOPMENT 
AGREEMENTS 

Information pertaining to executed intergovernmental and redevelopment agreements is provided 
in TableD below. A description of intergovernmental and redevelopment agreements executed 
in connection with the Project Area, naming parties, dates of authorization by the City Council, 
dates of execution, and dates of recording in the office of the Cook County Recorder of Deeds (if 
applicable) is included. 

TABLED 
INTERGOVERNMENTAL AND REDEVELOPMENT AGREEMENTS 

PARTIES TO DATE OF DATE DATE OF RECORDING 
AGREEMENT AUTHORIZATION BY OF IN RECORDER OF DEEDS 

WITH CITY CITY COUNCIL EXECUTION OFFICE {if Bl!l!licable} 

United Hellenic-American 7/10/96 1012196 N.A. (I) 

H20 Plus, Inc. 712192 1115192 8/24/93 

(I) N.A. ·not available. 
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(e) DESCRIPTION OF TIF PROJECT(S) 

Section (e) contains the required information as outlined in the Executive Order about each TIF 
project which has received TIF financing during the most recently concluded prior calendar year 
(1997). A description of each TIF project approved by the Community Development 
Commission or currently under way within the Project Area is included in Section (e). The 
section specifically notes: 

1) the nature of the project; 

2) the budgeted project cost and the amount ofTIF assistance allocated to the project; 

3) the estimated timetable, and a statement of any change in the estimate during the prior 
calendar year; 

4) total City tax increment project expenditures during the prior calendar year and total 
City tax increment project expenditures to date; 

5) a description of all TIF financing, including type, date, terms, amount, project 
recipient and purpose of project financing. 
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TAII.EE 
~<l'lOFTIFPROJECISAifllOVIDB\'TIJE<Xl\t\IJNl'IY~~<l'l\WIH~ 

DURING 1HE PRIOO 0\U:NDAR YFAR 

llF lUTALUIY lUTALUIY I'RII\OPJ\1, 
IUXl':IID A'!SSfAI'O: I'RICR WAR TAX ll'lREMNf TAX ll'lREMNf ll\lE<F llRM<F MDNf 

N\TIRE I'Rllff.T AI.J.lXAliDlO fSilM\liD OWoU:S IN fXI'ENll'llRES fXI'ENll'llRES n1'E <FllF llF llF G"IIF JWliiXT 
<FI'RliEIT <Urr 1l£1'Rl1EIT TIU:TAIILE TIU:TAIILE OCRI!'>GI9'17 101l\1E ~ ~ ~ l<lNAI'Ul'G Rf(JPIENr 

1'\'RI'OiE 

G'I'I«'UHT 
HN-W Jl'(; 

Site $5,537,115 $1,()!4, 115 NA(I) NA(I) $121,052 $1,00,615 ~~ NA(I) NA(I) NA(I) 1120Plu; Site 
~ ~tisitim 

G.8 of $1,374,670 $1,330,(U) NA(I) NA(l) m3,952 Sl,330,<ro lraenmal ~ NA (I) NA(I) NA (I) lliled ll'llcni~r 0-Rs ~~· 
1\tiic 'Mri;s Arrcricm 1\H ic W Th.' 

((rgJI:ss 

(I) NA- ru !Milltk. 
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(f) DESCRIPTION OF TIF DEBT INSTRUMENTS 

Section (f) contains TIF debt information for the Project Area as outlined in the Executive Order: 

1) the principal dollar amount of TIF debt instruments; 

2) the date, dollar amount, interest rate and security of each sale of TIF debt instruments 
and type of instrument sold; 

3) the underwriters and trustees of each sale; 

4) the amount of interest paid from tax increment during the prior calendar year ( 1997); 

5) the amount of principal paid from tax increment during the prior calendar year (1997). 

As of December 31, 1997, there were no TIF debt instruments outstanding for the Project 
Area. 
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(g) DESCRIPTION OF CITY CONTRACTS 

Section (g) contains the required information as outlined in the Executive Order pertaining to 
City contracts related to the Project Area. The section contains a description of each City 
contract related to the Project Area and executed or in effect during the prior calendar year. In 
addition, the date, names of all contracting parties, purpose, amount of compensation, and 
percentage of compensation paid is included in the table. This Section (g) does not apply to any 
contract or contract expenditure reported under (e)(S) of Section 4 of the Executive Order. 

City contracts related to the Project Area are defined as those contracts paid from TIF funds, not 
related to a specific TIF project and not elsewhere reported. Items include but are not limited to 
payments for work done to acquire, dispose of, or lease property within a Project Area, or 
payments to appraisers, surveyors, consultants, marketing agents and other professionals. These 
services may affect more than one project in a Project Area and are not otherwise reported. 
Section (g) does not report such non-contractual cost items as Recorder of Deeds filing fees; 
postage; telephone service, etc. City contracts may include term agreements which are city-wide, 
multi-year contracts that provide goods or services for various City departments. 
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TABLE G 
DESCRIPTION OF CITY CONTRACTS RELATED TO THE PROJECT AREA 

CONTRACTING 
PARTIES 

WITH THE DATE OF 

CITY OF CHICAGO EXECUTION PURPOSE 

S.B. Friedman & Company 1997 Cost of Studies 

Mid-America Title Company 1997 Cost of Studies 

Mid-America Title Company 1997 Cost of Studies 

Xerox Corporation 1997 Cost of Studies 

City TIF Program Administration 1997 Cost of Implementation 
and Administration 

Environmental Risk 1997 Cost of Studies 

Chicago Sun-Times, Inc. 1997 Cost of Studies 

11 

AMOUNT OF PERCENT OF 
COMPENSATION COMPENSATION 

PAID IN 1997 PAID TO DATE 

$3,280 100% 

$645 100% 

$3,728 100% 

$1,879 I 000/o 

$30.701 100% 

$215 100% 

$1,707 I 000/o 
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(h) SUMMARY OF PRIVATE AND PUBLIC INVESTMENT ACTIVITY 

Section (h) provides the required information as outlined in the Executive Order pertaining to 
private investment activity, job creation, job retention, and the ratio of private to public 
investment. It describes each TIF project in the Project Area that has an executed 
intergovernmental or redevelopment agreement as of December 31, 1997, or that has been 
approved by the Community Development Commission as of December 31, 1997. 

To the extent this information is available to the Commissioner of Planning and Development on 
a completed project basis, the table provides a summary of private investment activity, job 
creation, and job retention within the Project Area, and a summary for each TIF project within 
the Project Area. 

The Report contains only the final ratio of private/public investment for each TIF project. The 
private investment activity reported includes data from the intergovernmental or redevelopment 
agreement(s) and any additional data available to the Commissioner of Planning and 
Development. Other private investment activity is estimated based on the best information 
available to the Commissioner of Planning and Development. 

TABLEH 
DESCRIPTION OF PRIVATE INVESTMENT ACfMTY, JOB RETENTION, JOB CREATION, 
AND RATIO OF PRIVATE TO PUBUC INVESTMENT IN THE PROJECT AREA 

PRIVATE RATIO OF 
NAME OF JOB JOB INVESTMENT PUBUC PRIV A TFJPUBLIC 

TIFPROJECT CREATION RETENTION ACTMTY INVESTMENT INVESTMENT 

United Hellenic-American N.A(l) N.A(l) $44,670 $1,330,000 O.Q3 

Congress 

H20 Plus, Inc. 60 N.A.(l) $4,453,000 $1,084,115 4.ll 

TOTAL $4,497,670 $2,414,115 1.86 

(I) N.A. -not applicable. 

Note 1: Data gathered by an independent consultant to the City, with the assistance of City of staff. 
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(i) DESCRIPTION OF PROPERTY TRANSACTIONS 

The Executive Order requires information pertaining to property transactions occurring within 
the Project Area, to the extent the City took or divested title to real property or was a lessor or 
lessee of real property within the Project Area. Specifically, the Executive Order requires 
descriptions of the following property transactions occurring within the TIF area during the prior 
calendar year ( 1997): 

I) every property acquisition by the City through expenditure of TIF funds, including 
the location, type and size of property, name of the transferor, date of transaction, the 
compensation paid, and a statement whether the property was acquired by purchase or 
by eminent domain; 

2) every property transfer by the City as part of the redevelopment plan for the Project 
Area, including the location, type and size of property, name of the transferee, date of 
transaction and the compensation paid; 

3) every lease of real property to the City, if the rental payments are to be made from 
TIF funds. Information shall include the location, type and size of property, name of 
lessor, date of transaction, duration of lease, purpose of rental and the rental amount; 

4) every lease of real property by the City to any other person as part of the 
redevelopment plan for the area. Information shall include the location, type and size 
of property, name of lessor, date of transaction, duration of lease, purpose of rental 
and the rental amount. 

As mentioned above, the Executive Order requires reporting of property transactions occurring 
within the Project Area, to the extent the City took or divested title to real property or was a 
lessor or lessee of real property within the Project Area. However, the City did not take or 
divest title to real property within the Project Area during 1997. Additionally, the City was 
not a lessor or lessee of real property within the Project Area during 1997. 

13 
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(j) FINANCIAL SUMMARY PREPARED BY THE CITY COMPTROLLER 

The audited financial statements provide the required information as outlined in the Executive 
Order pertaining to financial aspects of the Special Tax Allocation Fund for the Project Area. 
These statements include: 

1) the balance in the fund for the Project Area at the beginning of the prior calendar 
year; 

2) cash receipts by source and transfers, deposited into the fund during the prior calendar 
year; 

3) transfer credits into the fund for the Project Area during the prior calendar year; 

4) expenditures and transfers from the fund, by statutory category, for the Project Area 
during the prior calendar year; 

5) the balance in the fund for the Project Area at the conclusion of the prior calendar 
year. 
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EANSLEY AND KIENER. L. L. P. 
CERTIFIED PUBLIC AccouNTANTS 

125 SOUTH WACKER ORIVE: 

CHICAGO, ILLINOIS 60606-4496 

AA£A COO£ 312 2e3-2?00 

INDEPENDENT AUDITOR'S REPORT 

The Honorable Richard M. Daley, Mayor 
Members of the City Council 
City of Chicago, Illinois 

We have audited the accompanying balance sheet of the Near West 
Redevelopment Project of the City of Chicago, Illinois, as of December 31, 
1997, and the related statement of revenues, expenditures and changes in 
fund balance for the year then ended. These financial statements are the 
responsibility of the City of Chicago's management. Our responsibility is 
to express an opinion on these financial statements based on our audit. 

We conducted our audit in accordance with generally accepted auditing 
standards. Those standards require that we plan and perform the audit to 
obtain reasonable assurance about whether the financial statements are free 
of material misstatement. An audit includes examining, on a test basis, 
evidence supporting the amounts and disclosures in the financial state­
ments. An audit also includes assessing the accounting principles used and 
significant estimates made by management, as well as evaluating the overall 
financial statement presentation. We believe that our audit provides a 
reasonable basis for our opinion. 

In our opinion, the financial statements referred to above present fairly, 
in all material respects, the financial position of the Near West 
Redevelopment Project of the City of Chicago, Illinois, as of December 31, 
1997, and the results of its operations and changes in fund balance for the 
year then ended in conformity with generally accepted accounting 
principles. 

Our audit was conducted for the purpose of forming an opinion on the 
financial statements taken as a whole. The schedule of cash activities on 
page 6 and the schedule of expenditures by statutory code on page 7 which 
are also the responsibility of the City of Chicago's management, are 
presented for purposes of additional analysis and are not a required part 
of the financial statements of Near West Redevelopment Project of the City 
of Chicago, Illinois. Such additional information has been subjected to 
the auditing procedures applied in the audit of the financial statements 
and, in our opinion, is fairly stated in all material respects when 
considered in relation to the financial statements taken as a whole. 

~~~,t-t.f. 
Certified Public Accountants 

April 28, 1998 
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Cash and investments 

CITY OF CHICAGO, ILLINOIS 
NEAR WEST REDEVELOPMENT PROJECT 

BALANCE SHEET 
DECEMBER 31, 1997 

A S S E T S 

Property taxes receivable 

Accrued interest receivable 

Total assets 

LIABILITIES AND FUND BALANCE 

Due to other City funds 

Vouchers payable 

Deferred revenue 

Total liabilities 

Fund balance 

Total liabilities and fund balance 

-2-

$2,319,658 

970,000 

18,373 

$3,308,031 

$ 30,702 

3,413 

954.298 

988,413 

2.319.618 

$3,308,031 

The accompanying notes are an integral part of the financial statements. 



Revenues 
Property tax 
Interest 

CITY OF CHICAGO, ILLINOIS 
NEAR WEST REDEVELOPMENT PROJECT 

STATEMENT OF REVENUES, EXPENDITURES 
AND CHANGES IN FUND BALANCE 

YEAR ENDED DECEMBER 31, 1997 

Total revenues 

Expenditures 
Capital projects 

Expenditures over revenues 

Fund balance, beginning of year 

Fund balance, end of year 

-3-

$ 935,440 
127,671 

1,063,111 

1, 0971160 

(34,049) 

2,353,667 

$2,319,618 

The accompanying notes are an integral part of the financial statements. 



CITY OF CHICAGO, ILLINOIS 
NEAR WEST REDEVELOPMENT PROJECT 

NOTES TO FINANCIAL STATEMENTS 

Note 1 - Summary of Significant Accounting Policies 

Description of Project 

-4-

The Near West Tax Increment Redevelopment Project Area 
(Project) was established in June 1996. The area has been 
established to finance improvements, leverage private investment 
and create and retain jobs. Reimbursements, if any, are made to 
the developer as public improvements are completed and pass City 
inspection. 

Basis of Accounting 

The Project is accounted for within the special revenue funds 
of the City. 

The financial statements are prepared on the modified accrual 
basis of accounting and current financial resources measurement 
focus with only current assets and liabilities included on the 
balance sheet. Under the modified accrual basis of accounting, 
revenues are recorded when susceptible to accrual, i.e. 1 both 
measurable and available to finance expenditures of the current 
period. Available means collectible within the current period or 
soon enough thereafter to be used to pay liabilities of the current 
period. Expenditures are recorded when the liability is incurred. 

Management's Use of Estimates 

The preparation of financial statements in conformity with 
generally accepted accounting principles requires management to 
make estimates and assumptions that affect the reported amounts of 
assets and liabilities and disclosure of contingent assets and 
liabilities at the date of the financial statements and the 
reported amounts of revenues and expenses during the reporting 
period. Actual results could differ from those estimates. 

Illinois Tax Increment Redevelopment Allocation Act Compliance 

The Project's expenditures include reimbursements for various 
eligible costs as described in subsection (q) of Section 11-74.4-3 
of the Illinois Tax Increment Redevelopment Allocation Act and the 
Redevelopment Agreement relating specifically to the Project. 
Eligible costs include but are not limited to survey I property 
assembly, rehabilitation, public infrastructure, financing and 
relocation costs. 



CITY OF CHICAGO, ILLINOIS 
NEAR WEST REDEVELOPMENT PROJECT 

NOTES TO FINANCIAL STATEMENTS 
(Continued) 

Note 1 - Summary of Significant Accounting Policies (Continued) 

Cash and Investments (Continued} 

-5-

Cash belonging to the City is generally deposited with the 
City Treasurer as required by the Municipal Code of Chicago. The 
City Comptroller issues warrants for authorized City expenditures 
which represent a claim for payment when presented to the City 
Treasurer. Payment for all City warrants clearing is made by 
checks drawn on the City's various operating bank accounts. 

The City Treasurer and City Comptroller share responsibility 
for investing in authorized investments. Interest earned on pooled 
investments is allocated to participating funds based upon their 
average combined cash and investment balances. Investments are 
stated at cost or amortized cost, which approximates market value. 

Property Taxes 

Property taxes are susceptible to accrual and recognized as a 
receivable in the year levied. Revenue recognition is deferred 
unless the taxes are received within 60 days subsequent to year­
end. 



SCHEDULE OF CASH ACTIVITIES 
YEAR ENDED DECEMBER 31, 1997 

Cash flows from operating activities 
Property taxes received 
Payments for capital projects 
Interest received 

Increase in cash and investments 

Cash and investments, beginning of year 

Cash and investments, end of year 

Reconciliation of expenditures over revenues 
to net cash provided by operating activities 

Expenditures over revenues 
Adjustments to reconcile expenditures over 

revenues to net cash provided by 
operating activities 

Changes in assets - {increase) decrease 
Property tax receivable 
Accrued interest receivable 

Due from other funds 
Changes in liabilities - increase (decrease) 

Due to other City funds 
Vouchers payable 
Deferred revenue 

-6-

$ 933,445 
(1,003,720) 

127,365 

57,090 

2,262,568 

$ 2,319,658 

$ (34,049) 

(64,362) 
{306} 

75,371 

30,702 
(12,633) 
62,367 



SCHEDULE OF EXPENDITURES BY STATUTORY CODE 

Code Description 

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 

Costs of the construction of public works or improvements 

Costs of relocation to the extent that a municipality 
determines that relocation costs shall be paid 
or is required to make payment of relocation 
costs by federal or state law 

-7-

$ 42,156 

933,952 

121,052 

$1,097,160 
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(k) DESCRIPTION OFT AX RECEIPTS AND ASSESSMENT INCREMENTS 

The following Table K provides the required statement of tax receipts and assessment increments 
for the Project Area as outlined in the Executive Order. The amount of incremental property tax 
equals the incremental EA V from the prior year multiplied by the applicable property tax rates. 
Actual receipts may vary due to delinquencies, sale of prior years' taxes, and payment of 
delinquencies. See the financial report for actual receipts. The table provides the following 
information: 

I) for a sales tax Project Area, the municipal sales tax increment and state sales tax 
increment deposited in the fund during the prior calendar year; 

2) for a utility tax Project Area, the municipal utility tax increment and the net state 
utility tax increment amount deposited in the special allocation fund during the prior 
calendar year; 

3) for a property tax Project Area, (A) the total initial equalized assessed value of 
property within the Project Area as of the date of designation of the area, and (B) the 
total equalized assessed value of property within the Project Area as of the most 
recent property tax year; 

4) the dollar amount of property taxes on property within the Project Area attributable to 
the difference between items (3)(A) and (3)(8) of this Section (k). 

All terms used in Section (k) relating to increment amounts and assessed value are construed as 
in Section 9 of the Illinois Tax Increment Allocation and Redevelopment Act or the Illinois 
Industrial Jobs Recovery Law. 
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TABLE K 
DESCRIPTION OF TAX RECEIPTS AND ASSESSMENT INCREMENTS 

MUNICIPAL STATE MUNICIPAL NET STATE 
SALES TAX SALES TAX UTILITY TAX UTILITY TAX 

YEAR INCREMENT INCREMENT INCREMENT INCREMENT 

1997 N.A. (I) N.A. (I) N.A. (I) N.A. (I) 

(I) N. A.- not applicable. 
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TOTAL 
TOTAL INCREMENTA 

INITIAL 1996 PROPERTY 

EAV EAV TAXES 1996 

$36,850,570 $46,968.4 71 $963,066 



Near West Redevelopment Project Area 
1997 Annual Report 

(I) CERTAIN CONTRACTS OF TIF CONSULT ANTS 

Table L provides information about contracts, if any, between the TIF consultant who was paid 
by the City for assisting to establish the Project Area and any entity that has or is currently 
receiving payments financed by tax increment revenues from the Project Area. The contents of 
Table L are based on responses to a mail survey. This survey was sent to every consultant who 
has prepared at least one redevelopment plan for the establishment of a redevelopment project 
area within the City, as of December 31, 1997. The Executive Order specifically applies to 
contracts that the City's tax increment advisors or consultants, if any, have entered into with any 
entity that has received or is receiving payments financed by tax revenues produced by the same 
Project Area. 

TABLEL 
DESCRIPTION OF EXTERNAL CONTRACTS RELATED TO THE AREA- CllY TIF CONSULTANTS 

NAMEOFCilY 
TIF CONSULT ANT 

OR ADVISOR 

(I) N .A. - not applicable. 

CLIENT 
RECEIVING 

TIF ASSISTANCE 

None 
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NATURE OF 
SERVICE PROVIDED 

TO CLIENT 

N.A. (I) 
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(m) COMPLIANCE STATEMENT PREPARED BY AN INDEPENDENT PUBLIC 
ACCOUNTANT 

For the Project Area's Special Tax Allocation Fund, this Report provides a certified audit report 
reviewing compliance with the Illinois Tax Increment Allocation Redevelopment Act or the 
Illinois Industrial Jobs Recovery Law, as appropriate. The audit was performed by an 
independent public accountant, certified and licensed by the State of Illinois, and in accordance 
with generally accepted auditing standards established by the American Institute of Certified 
Public Accountants. The Report contains a statement from the accountant indicating compliance 
or non-compliance with the Illinois Tax Increment Allocation Redevelopment Act or the Illinois 
Industrial Jobs Recovery Law, as appropriate. 
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INDEPENDENT AUDITOR'S REPORT 

The Honorable Richard M. Daley, Mayor 
Members of the City Council 
City of Chicago, Illinois 

RICHARD J QUINN 
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We have audited, in accordance with generally accepted auditing standards, 
the balance sheet of Near West Redevelopment Project of the City of Chicago, 
Illinois as of December 31, 1997, and the related statement of revenues, 
expenditures and changes in fund balance for the year then ended, and have 
issued our report thereon dated April 28, 1998. 

In connection with our audit, nothing came to our attention that caused us 
to believe that the Project failed to comply with the regulatory provisions 
in Subsection (q) of Section 11-74.4-3 of the Illinois Tax Increment 
Allocation Redevelopment Act and Subsection (o) of Section 11-74.6-10 of the 
Illinois Industrial Jobs Recovery Law as they relate to the eligibility for 
costs incurred incidental to the implementation of the Near West 
Redevelopment Project of the City of Chicago, Illinois. 

This report is intended for the information of the City of Chicago's 
management. However, this report is a matter of public record, and its 
distribution is not limited. 

April 28, 1998 

MEMBERS 
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FORWARD 

In January 1989, the City Council of the City of Chicago adopted ordinances to: 1} approve the 
Madison-Racine Tax Increment Financing (TIF} Redevelopment Plan and Project, 2) designate 
the Madison-Racine Redevelopment Project and Redevelopment Project Area, and 3} adopt tax 
increment allocation financing for the Madison-Racine Redevelopment Project Area. It had been 
determined by the Commercial District Development Commission and the City Council that the 
Madison-Racine Redevelopment Project Area on the whole had not been subject to growth and 
development through investment by private enterprise and would not reasonably be anticipated 
to be developed without the adoption of the Madison-Racine TIF Redevelopment Plan and 
Project. 

During the process of implementing the Madison-Racine TIF Redevelopment Plan and Project 
(the "'riginal Redevelopment Plan and Projectj, it has become evident to the City that changes 
in the boundaries of the· Madison-Racine Redevelopment Project Area (the •original 
Redevelopment Project Area•) and the Madison-Racine Redevelopment Project are necessary 
in order to facilitate achievement of the purpose and objectives of the Madison-Racine TIF 
Redevelopment Plan and Project as adopted In January 1989. Consequently, the City of 
Chicago Is expanding the boundaries of the Original Redevelopment Project Area by 
incorporating the Greektown and Randolph Street Market communities, and updating the 
Madison-Racine TIF Redevelopment Plan and Project. 

The area to be added to the Original Redevelopment Project Area is referred to as the • Added 
Area• and is generally bounded by Lake Street on the north, Van Buren and the Circle 
Interchange of the Dan Ryan, Eisenhower and Kennedy Expressways on the south, the 
Kennedy Expressway on the east, and Green and Peoria Streets on the west. The Original 
Redevelopment Project Area together with the Added Area is renamed and hereinafter referred 
to as the •Near West Redevelopment Project Area•. The Near West Redevelopment Project 
Area contains approximately 102 acres, and is geographically depicted on Map 1 (Boundary 
Map). The accompanying redevelopment plan is now entitled the Near West Redevelopment 
Plan and Project, and Incorporates portions of the Original Redevelopment Plan and Project. 
Relevant text taken from the Original Redevelopment Plan and Project is highlighted in this Near 
West Redevelopment Plan and Project and is distinguished by italicized type. 

Louik/Schneider & Associates, Inc:...-------------------- 1 
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INTRODUCTION 

In January 1989, the City of Chicago adopted the Madison-Racine TIF Redevelopment Plan and 
Project to facilitate redevelopment and private investment within the Madison-Racine area. The 
Original Redevelopment Plan and Project is now being restated to reflect the changes, including 
the expansion of the boundaries to the Original Redevelopment Project Area. This restated 
plan is referred to as the Near West Redevelopment Plan and Project (the "Near West 
Redevelopment Plan and Projecf'). Relevant elements of the Original Redevelopment Plan and 
Project are highlighted, as n~cessary, in this Near West Redevelopment Plan and Project. 

Original Redevelopment Project Area Background and Description 

Historically, the Madison-Racine area has been the focus of redevelopment efforts by the City 
of Chicago since the early 1970s. The Original Redevelopment Project Area was part of the 
larger Madison-Racine Urban Renewal Ares that was previously designated as a slum and 
blighted ares by the Department of Urban Renewal pursuant to Resolution No. 76DUR68 on 
May 25, 1976. The Chicago City Council approved the designation of slum and blight on June 
22, 1976. The redevelopment plan for the Madison-Racine Urban Renewal Area was adopted 
by the Chicago City Council on October 24, 1979. Later, the Madison-Racine Urban Renewal 
Area was redesignated as a Blighted Commercial Area by the City's Commercial District 
Development Commission on November 18th, 1980, and by the Chicago City Council on 
December 12, 1980. Factors contributing to the decline of this originally strong industrial and 
manufacturing district included the construction of the Dan Ryan Expressway, changing U.S. 
retail shopping patterns, and the increased burden of lower income residents relocating into the 
ares due to urban renews/ projects on the Loop's west side. 

In 1989, the City developed a plan to address comprehensive growth within the Madison-Racine 
area through the designation of a tax increment financing district. The designation of the 
Original Redevelopment Project Area as a tax increment financing district created a mechanism 
to improve the condition of the Original Redevelopment Project Area in order to attract and 
encourage significant private investment · 

The Original Redevelopment Project Area is generally described as follows: 

The Northern boundary of the Original Redevelopment Project Area is West Washington Street 
and West Randolph Street (slang the 1000 and 1100 blocks of West Washington); the Southern 
boundary is generally West Monroe Street and West Madison Street; the Eastem boundary is 
South Green Street and North Peoria Street; and the Westem boundary is South Aberdeen 
Street and North May Street. 

Louik/Schneider & Associates, Inc . .__ ____________________ 2 
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Current uses are mixed-industrial, commerciaVservice, retaiVwholesale, residential, single room 
occupancy uses, and parking/storage lots. A number of vacant lots are also interspersed with 
the uses described above. 

The Original Redevelopment Project Area is part of the larger Madison-Racine Urban Renewal 
Area . . . This larger area-as designated a number of years ago-suffered from the presence 
of older, obsolete structures. Most of these structures were in very poor condition . . . The area 
within the Original Redevelopment Project Area as well as near the Original Redevelopment 
Project Area was targeted for.a more intensive acquisition plan by the City (in comparison to the 
rest of the Madison-Racine Urban Renewal Area). · 

... The site survey as well as the review of uses within the Original Redevelopment Project Area 
indicates that problems still exist. Due to the fact that more recent City and private sector activity 
has been undertaken, some of the blighted conditions may have been mitigated. However, the 
need for a coordinated series of public improvements and assistance in combination with private 
investment of considerable size and scope is required to stem blighting conditions, bringing the 
area as a whole back to productive reuse. Based upon site surveys as well as other available 
information, the Original Redevelopment Project Area was qualified as a conservation area on 
an area Wide basis. The age of the structures, the presence of obsolescence, depreciation of 
physical maintenance, inadequate utilities (overall condition of sidewalks, curbs, and streets) 
deleterious land use and layout were present to a major extent in the Original Redevelopment 
Project Area. All blocks within the area indicate the presence of some conservation qualification 
factors. In addition to the factors described above, deterioration, excessive vacancies, existence 
of structures below minimum code, and excessive land coverage are also present in some of 
the blocks. Certain lndMdual blocks possessed conditions that characterized those blocks as 
blighted, as such term is defined and used In the Act; such blighted conditions were not 
characteristic of the area as a Whole. 

Added Area Description 

The Added Area contains approximately 55.5 acres and includes 25 (full and partial) city blocks. 
It is divided into two sections; the first, south of Madison Street, is referred to as the Halsted 
Street District (Greektown) and the second, north of Madison Street, is referred to as the 
Randolph Street District (Market). The existing land uses within the Added Area are shown on 
Map 2. The Added Area also includes two parcels, 17-17·122-<>42 and 17-16-238.014, which 
are part of the Eisenhower Expressway. 

The Added Area is located on the west side of the City of Chicago and has excellent 
transportation access, particularly to surrounding communities. The major access to the Added 
Area is provided by the Dan Ryan, Eisenhower and Kennedy Expressways, also Halsted, 
Madison, Washington, Randolph, Monroe, Adams, Lake Streets and Jackson Boulevard. The 
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Added Area is located within an area of the City of Chicago which contains retail, service. 
residential and industrial uses. 

The Added Area is adjacent to and abuts the Original Redevelopment Project Area on Monroe 
Street between Peoria and Green Streets and on Green between Madison and Monroe Streets. 
The Added Area shares characteristics of the Original Redevelopment Project Area. Both 
areas have a combination of manufacturing, residential, service, retail and commercial land 
uses. 

Added Area History 

The presence and involvement of the Greek community in the Added Area has a long history. 
Although a few Greeks immigrated to Chicago in the 1840's and 1850's, the main surge of 
immigration from Greece to Chicago did not begin until the 1870's. Following the Great Fire of 
1871 , Chicago was viewed by Greek immigrants as a City that offered a great opportunity for 
financial success. By 1882, there were almost 1,000 Greeks living in Chicago. Working largely 
in construction and in the wholesale produce markets, these early immigrants sent money back 
to Greece and saved money to bring relatives to Chicago. Over the next decade, thousands of 
Greeks settled in Chicago, including entire families. By 1892, the new immigrants formed the 
first Greek Orthodox parish, the Annunciation Church, in rented quarters in the Randolph Street 
Market District. 

By the tum of the century, a concentration of Greek immigrants had developed on the near West 
Side. New immigrants continued to pour into the Near West side until the passage of the 
Immigration Quota Act in 1924. This legistation severely limited the immigration of eastern and 
southern Europeans and greaUy reduced the number of immigrants of both Greek and Italian 
descent who had been crowding into Near West side neighbOrhoods. At its peak, Chicago's 
Greektown probably housed 40,000 to 50,000 persons and :::tended west to Ashland Avenue. 
The commercial area extended north on Halsted Street to ... ackson Boulevard. 

Today, all that remains of the historic Greektown Area is about three blocks on Halsted north 
of Van Buren. Numerous restaurants, a grocery, a pastry shop, a pharmacy, a store selling 
religious artifacts and a travel agency now constitute •Greektown." The restaurants draw 
business from throughout the metropolitan area and are popular with tourists and convention 
delegates. The grocery no longer stocks exclusively Greek merchandise-having changed its 
inventory to include items desired by the non-Greek residents of the area. Moreover, the other 
businesses are experiencing declining demand for their goods and services, and slowly, the last 
vestiges of the historic Greektown areas are disappearing. 

Louik/Schneider & 'Associates, Inc;.__ ____________________ 4 
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The City's Role in Redevelopment 

With the creation of the Madison-Racine Tax Increment Financing District, the City planned to 
encourage the comprehensive redevelopment of the Original Redevelopment Project Area. 
Following are relevant sections of the Original Redevelopment Plan and Project which indicate 
the City's intentions regarding the Original Redevelopment Project Area. 

In order to accomplish such redevelopment, the City has undertaken the designation of the 
Original Redevelopment Project Area and begun to explore methods of providing the necessary 
public improvements within the Original Redevelopment Project Area. Public assistance is 
required to promote redevelopment due to the Jack of strong marketplace momentum. 
Marketplace perception relating to the condition of the Original Redevelopment Project Area 
and/or lack of amenities serves to limit potential and competitive development of property within 
the Original Redevelopment Project Area. The City plans on demonstrating a positive 
marketplace signal through the sustained redevelopment of the Original Redevelopment Project 
Area including the possible clearing of substandard and obsolete structures, the possible 
assembly of land into appropriate and feasible development packages, and the possible 
deposition of such packages to developmental entities. The scope of existing redevelopment 
needs to be addressed by the City. It is important to future tenants/owners of property within 
the Original Redevelopment Project Area and the Near West Side Community Area that the 
marketplace perceives the property favorably. Projects must be of sufficient scope and quality 
that attract investor and marketplace confidence. 

The Original Redevelopment Project Area as constituted would be difficult to develop solely 
through investment by private enterprise. It is not reasonable to anticipate substantial reuse of 
sites within the Original Redevelopment Project Area without the adoption of a redevelopment 
plan that addresses the characteristics of the properties and recent market trends, while 
pro;, :ding a practical met: Jod for financing the redevelopment project The City has prepared this 
redevelopment plan to address Its needs and meet Its red8VBiopment goals and objectives 
relarmg to the Original Reoevelopment Project Area through the use of tax increment financing. 

The City recognizes the need for implementation of various strategies to overcome existing area 
conditions and lack of competitiveness with out-of-city (suburban) locations. The needed public 
investment will be possible only If tax increment financing is adopted pursuant to the terms of 
the Tax increment Allocation Redevelopment Act, Illinois Rev. Stat., Section 1174.4-3 (the 
•Act"). Incremental real estate tax revenue generated by the Original Redevelopment Project 
Area will play a decisive :ole in encouraging private development. 

Existing site conditions that have precluded intensive private investment in the past will be 
eliminated. Through this Madison-Racine Redevelopment Plan and Project, the City will serve 
as t,,.., central force for ,,.;.tshaling the assets and energies of the private sector for a unified 
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cooperative public-private redevelopment effort. Ultimately, the implementation of the Madison­
Racine Redevelopment Plan and Project will benefit the City and all the taxing districts which 
are included in the Original Redevelopment Project Area in the form of a significant expansion 
of the real estate tax base ... 

The Original Redevelopment Project Area has not been subject to comprehensive 
redevelopment through investment by private enterprise and it is not reasonably anticipated to 
be developed in a comprehensive manner without the adoption of a redevelopment plan and 
project. The City has prepared this Madison-Racine Redevelopment Plan and Project to use 
tax increment financing in order to address its needs and meet its redevelopment goals and 
objectives. 

In November 1988, the City of Chicago's Commercial District Commission adopted a resolution 
authorizing a feasibility study to use Tax Increment Financing (7/F•) for the redevelopment of 
the area legally described herein in Exhibit I and outlined on the map in Exhibit 2 (See 
Appendix). Redevelopment of the Original Redevelopment Project Area is tenable only if a 
portion of the public Improvements are funded by TIF. 

The adoption of this Madison-Racine Redevelopment Plan and Project makes possible the 
implementation of a comprehensive program for the economic redevelopment of the proposed 
Original Redevelopment Project Area. By means of public investment, the Original 
Redevelopment Project Area will become an improved, more viable environment that will attract 
private investment. The public investment will set the stage for the redevelopment of the area 
with private capital. 

Pursuant to the requirements of the~ the Original Redevelopment Project Area includes only 
those contiguous parcels of real property and improvements thereon which are substantially 
benefitted by the Madison-Racine Redevelopment Plan and Project. Also .n accordance with 
the Act, the Original Redevelopment Project Area is not less than 1 Jj acres in the aggregate. 

The addition of the Added Area will permit improved coordination of redevelopment and 
revitalization projects and related public Improvements for all projects within the Near West 
Redevelopment Project Area. The Added Area is physically and functionally related to other 
properties within the Original Redevelopment Project Area and will substantially benefit from the 
redevelopment project actions and improvements. 

There has been little major investment in the Added Area for at least the last five years. The 
adoption of the Near West Redevelopment Plan and Project will make possible the 
implementation of a logical program to stimulate redevelopment in the Added Area which cannot 
reasonably be anticipated to be developed without the adoption of the Near West 
Redevelopment Plan and Project. Public investments will create the approfJ• iate environment 
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to attract the investment required for the rebuilding of the area. But for the investment of funds 
by the City, some future redevelopments would not be financially feasible and would not go 
forward. 

The purpose of the Near West Redevelopment Plan and Project is to create a mechanism to 
allow for the redevelopment of the Near West Redevelopment Project Area with new mixed-use, 
commercial/retail, residential and light industrial facilities. The redevelopment is expected to 
encourage economic revitalization within the community and surrounding area. 

Tax Increment Allocation Redevelopment Act 

The Original Redevelopment Plan and Project established the existence of eligible conditions 
within the Original Redevelopment Project Area at the time of its creation as a tax increment 
financing district An analysis of conditions within the Added Area indicates that it is appropriate 
for designation as a redevelopment project area under the State of Illinois tax increment 
financing legislation. The Added Area is characterized by conditions which warrant its 
designation as an improved ·conservation Area" within the definitions set forth in the Act. The 
Act is found in 65 ILCS 5/11-74.4·1 et seq., as amended. 

The Act provides a means for mu.nicipallties, after the approval of a •redevelopment plan and 
projecr, 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 the private investment In new redevelopment 
and rehabilitation. Municipalities may issue obligations to be repaid from the stream of real 
property tax increments that occur 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 multiplier. Any increase in EAV is then multiplied by the current tax rate, which 
determines the incremental real property tax. 

The Near West Redevelopment Redevelopment Plan and Project has been formulated in 
accordance with the provisions of the Act. It Is a guide to all proposed public and private action 
in the Near West Redevelopment Project Area. In addition to describing the objectives of 
redevelopment, the Near West Redevelopment Plan and Project sets forth the overall program 
to be undertaken to accomplish these objectives. This program is the Near West 
Redevelopment Plan and Project. 
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This Near West Redevelopment Plan and Project also specifically describes the Near West 
Redevelopment Project Area. The Original Redevelopment Project Area at the time of its 
designation met the eligibility requirements of the Act (see Attachment 2 for Madjson-Racine 
Redevelopment Plan and project-Eligibility Report, and the Near West Tax Increment Financing 
Program - Eligibility Study). The Near West Redevelopment Project Area boundaries are 
shown in Map 1 (Boundary Map). 

After approval of the Near West Redevelopment Plan and Project, the City Council will then 
formally designate the Near. West Redevelopment Project Area. 

The purpose of this Near West Redevelopment Plan and Project 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 modem-day principles and 
standards; 

2. On a reasonable, comprehensive and Integrated basis to ensure that blighting factors 
are eliminated; and 

3. Within a reasonable and defined time period. 

Revitalization of the Near West 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. 

Successful implementation of the Near West Redevelopment Plan and Project requires that the 
City of Chicago take full ~dvantage of the real estate tax Increments attributed to the Near West 
Redevelopment Project Area as provided in accordance with the Act. 
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REDEVELOPMENT PROJECT AREA AND LEGAL DESCRIPTION 

The Near West Redevelopment Project Area is located on the near west side of the City of 
Chicago, Illinois directly west of the City's Central Business District. The Near West 
Redevelopment Project Area contains approximately 1 02 acres. The boundaries of the Near 
West Redevelopment Project Area are shown on Map 1 {Boundary Map); the current land uses 
are shown on Map 2 (Existing Land Uses). The Near West Redevelopment Project Area 
includes only those contiguous parcels of real property that are expected to be substantially 
benefited by the Near West Redevelopment Plan and Project. 

The legal description of the Near West Redevelopment Project Area includes the legal· 
description of the Original Redevelopment Project Area combined with the legal description of 
the Added Area, and is as follows: 

Legal Description of the Original Redevelopment Project Area 

BEGINNING AT THE SOUTHEAST CORNER OF WEST MADISON STREET AND SOUTH 
GREEN STREET; THENCE SOUTHERLY TO THE SOUTHEAST CORNER OF SOUTH 
GREEN STREET AND WEST MONROE STREET; THENCE WESTERLY TO A SOUTHWEST 
CORNER OF SOUTH SANGAMON STREET AND WEST MONROE STREET; THENCE 
NORTHERLY TO THE SOUTHWEST CORNER OF WEST MADISON STREET AND SOUTH 
SANGAMON STREET; THENCE WESTERLY TO THE SOUTHEASTERN CORNER OF WEST 
MADISON STREET AND SOUTH MORGAN STREET; THENCE SOUTHERLY TO THE 
SOUTHEAST CORNER OF SOUTH MORGAN STREET AND WEST MONROE STREET; 
THENCE WESTERLY TO THE SOUTHWEST CORNER OF SOUTH ABERDEEN STREET 
AND WEST MONROE STREET; THENCE NORTHERLY TO THE SOUTHWEST CORNER OF . ' 

WEST MADISON STREET AND SOUTH ABERDEEN STREET; THENCE WESTERLY TO A 
POINT IN THE WEST UNE, ·pRODUCED SOUTH OF NORTH MAY STREET; THENCE 
NORTHERLY TO THE NORTHWEST CORNER OF WEST RANDOLPH STREET AND NORTH 
MAY STREET; THENCE EASTERLY TO THE NORTHEAST CORNER OF WEST RANDOLPH 
STREET AND NORTH CARPENTER STREET; THENCE SOUTHERLY TO THE NORTHEAST 
CORNER OF NORTH CARPENTER STREET AND WEST WASHINGTON STREET; THENCE 
EASTERLY TO THE NORTHEAST CORNER OF NORTH PEORIA STREET AND WEST 
WASHINGTON STREET; THENCE SOUTHERLY TO THE NORTHEAST CORNER OF WEST 
MADISON STREET AND NORTH PEORIA STREET: THENCE EASTERLY TO THE 
NORTHEAST CORNER OF WEST MADISON STREET AND NORTH GREEN STREET; 
THENCE SOUTHERLY TO THE POINT OF BEGINNI~G. 
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THIS AREA INCLUDES: · 

BLOCK 17-08·448 OF WHICH A PART IS A PART OF S.F. GALE'S SUB. OF BLOCK 52 OF 
CARPENTER'S ADDITION TO CHICAGO (REC. FEBRUARY 29, 1872. DOC. 15649) (WHICH 
SAID CARPENTER'S ADDITION IS A SUB. OF THE SOUTHEAST 1/4 OF SECTION 8-39-14. 
REC. AUGUST 31, 1836); AND OF WHICH A PART IS ALSO A PART OF WILLIAM HALE 
THOMPSON'S SUB. OF LOTS 17 TO 26 INC. IN S.F. GALE'S SUB. OF BLOCK 52 OF 
CARPENTER'S ADDITION TO CHICAGO. REC. JULY 21, 1890. DOC. 1306568 (WHICH 
SAID CARPENTER'S ADDITION IS A SUB. OF THE SOUTHEAST 1/4 OF SECTION 8-39-14. 
REC. AUGUST 31, 1836): 

ALSO 

BLOCK 17-08-447 OF WHICH PART IS A PART OF BLOCK 51 OF CARPENTER'S AODmON 
TO CHICAGO, A SUB. OF THE SOUTHEAST 1/4 OF SECTION 8·39·14. REC. AUGUST 31, 
1836. ANTE FIRE; AND OF WHICH A PART IS ALSO A PART OF ASSESSOR'S SECOND 
DIVISION OF THE EAST li OF LOT 3 ALL OF LOTS 1, 2, 7, 8, 11, 12, 15, 16, 17 & 18 OF 
BLOCK 51 OF CARPENTER'S ADDmON TO CHICAGO. REC. NOVEMBER 29, 1872. DOC. 
71687. RE·REC. OCTOBER 1, 1875. DOC. 51466; AND OF WHICH A PART IS ALSO A 
PART OF H. C. VAN SCHAAK'S SUB. OF LOT 7 (EXCEPT THE NORTH 20 FEET) AND LOT 
8 (EXCEPT THE SOUTH 20 FEET) IN BLOCK 51 OF CARPENTER'S ADDmON TO 
CHICAGO. REC. OCTOBER 27, 1885. Doc: 664546. 

ALSO 

BLOCK 17.08-446 OF WHICH A PART IS A PART OF BLOCK 50 OF CARPENTER'S 
ADDmON TO CHICAGO, A $UBDMSION OF THE SOUTHEAST 1/4 OF SECTION 8·39-14. 
REC. AUGUST 31, 1836 (ANTE·FJAE): AND OF WHICH A PART IS A PART OF 
ASSESSOR'S DIVISION OF LOTS I TO 9 IN BLOCK 50 OF CARPENTER'S AOOmON TO 
CHICAGO. AEC. JULY 30,1859. ANTE·FJRE. 

BLOCK 17.08-437 WHICH IS PART OF BLOCK 42 CARPENTER'S AODmON TO CHICAGO, 
A SUBDIVISION OF THE SOUTHEAST 1/4 OF SECTION 8-39-14. REC. ·AUGUST 31, 1836 
(ANTE-FIRE}. 

ALSO 

BLOCK 17-08-436 WHICH IS PART OF WILUAM J. BUNKER'S SUB. OF BLOCK 43 OF 
CARPENTER'S ADDmON TO CHICAGO. REC. JULY 1, 1848. ANTE·FIRE, (WHICH SAID 
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CARPENTER'S ADDITION IS A SUBDIVISION OF THE SOUTHEAST 1/4 OF SECTION 8-39-
14. REG. AUGUST 31, 1836 (ANTE-FIRE)). 

ALSO 

BLOCK 17-08·444 OF WHICH A PART IS A PART OF RESUB. OF BLOCK 48 OF 
CARPENTER'S ADDITION TO CHICAGO. REC. FEBRUARY 17, 1857. ANTE-FIRE (WHICH 
SAID CARPENTER'S ADDITION IS A SUBDIVISION OF THE SOUTHEAST 1/4 OF SECTION 
8·39·14. REC. AUGUST 31, 1836); AND WHICH A PART IS A PART OF C. W. COOK'S SUB. 
OF LOTS 1 TO 5 OF BLOCK48 OF CARPENTER'S ADDITION TO CHICAGO (ANTE-FIRE), 
(WHICH SAID CARPENTER'S ADDITION IS A SUBDIVISION OF THE SOUTHEAST 1/4 OF 
SECTION 8-39-14. REC. AUGUST 31, 1836). 

ALSO 

BLOCK 17·08·445 OF WHICH A PART IS A PART OF BLOCK 49 OF THE CARPENTER'S 
ADDITION TO CHICAGO, A SUBDIVISION OF THE SOUTHEAST 1/4 OF SECTION 8-39·14. 
REC. AUGUST 31, 1836 (ANTE-FIRE); AND OF WHICH A PART IS A PART OF THE SUB. 
OF THE. WEST 100 FEET OF LOT 6 OF BLOCK 49 OF CARPENTER'S ADDITION TO 
CHICAGO. REC. SEPTEMBER 13, 1875. DOC. 48790. 

ALSO 

BLOCK 17-17·208 OF WHICH IS BLOCK 2 OF DUNCAN'S ADDmON TO CHICAGO, A 
SUBDIVISION OF THE EAST~ OF THE NORTHEAST 1/4 OF SECTION 17-39-14. ANTE· 
FIRE. 

ALSO 

BLOCK 17-17-207 WHICH IS A PART OF BLOCK 3 OF DUNCAN'S ADDmON TO CHICAGO, 
A SUBDIVISION OF THE EAST~ OF THE NORTHEAST 1/4 OF SECTION 17-39-14 (ANTE· 
FIRE); AND OF WHICH A PART IS SUBDIVISION OF LOTS 15 AND 16, BLOCK 3, DUNCAN'S 
ADDITION TO CHICAGO, ANTE-FIRE. 

ALSO 

BLOCK 17·17-203 WHICH IS A PART OF THE SUBDIVISION OF BLOCK 1 OF CANAL 
TRUSTEE'S SUBDIVISION AND OF BLOCK 5 OF DUNCAN'S ADDmON TO CHICAGO. 
REC. AUGUST 13, 1853. ANTE-FIRE. (WHICH SAID CANAL TRUSTEE'S SUBDIVISION IS 
A SUBDIVISION OF THE WEST ~ AND THE WEST 12 OF THE NORTHEAST 1/4 OF 
SECTION 17·39-14. REC. AUGUST 31, 1848 (ANTE-FIRE); AND WHICH SAID DUNCAN'S 

Louik/Schneider & Associates, Jnc . .__ _________________ 11 



City of Ch1cago 
Near West· Redevelopment Plan _________________ _ 

ADDITION IS A SUBDIVISION OF THE EAST Y2 OF THE NORTHEAST 1/4 OF SECTION 17-
39-14. REC. APRIL 29, 1836 (ANTE-FIRE)). 

ALSO 

BLOCK 17-17-204 OF WHICH A PART IS A PART OF THE SUBDIVISION OF BLOCK 1 OF 
CANAL TRUSTEE'S SUBDIVISION, AND OF BLOCK 5 OF DUNCAN'S ADDITION TO 
CHICAGO. REC. AUGUST 13, 1853 (ANTE-FIRE), (WHICH SAID CANAL TRUSTEE'S 
SUBDIVISION IS A SUBDIVISION OF THE WEST ~ AND THE WEST ~ OF THE 
NORTHEAST 1/4 OF SECTION 17-39-14; AND WHICH SAID DUNCAN'S ADDITION IS A 
SUBDIVISION OF THE EAST~ OF THE NORTHEAST 1/4 OF SECTION 17-39-14); AND OF 
WHICH A PART IS ALSO A PART OF SUBDIVISION OF THE INTERIOR PART OF BLOCK 
1 OF CANAL TRUSTEE'S SUBDIVISION. REC. APRIL 8, 1857 (ANTE-FIRE); AND OF 
WHICH A PART IS ALSO A PART OF HOLDEN'S. PLAT OF PARTS OF BLOCK 5 OF 
DUNCAN'S ADDITION AND PART OF BLOCK 1 OF CANAL TRUSTEE'S SUBDIVISION 
(ANTE-FIRE). 

ALSO 

BLOCK 17·17-205, OF WHICH A PART IS A PART OF THE SUBDIVISION OF BLOCK 1 OF 
CANAL TRUSTEE'S SUBDIVISION AND OF BLOCK 5 OF DUNCAN'S ADDmON TO 
CHICAGO. REC. AUGUST 13, 1853 (ANTE-FIRE), (WHICH SAID CANAL TRUSTEE'S 
SUBDIVISION IS A SUBDIVISION OF THE WEST ~ AND THE WEST ~ OF THE 
NORTHEAST 1/4 OF SECTION 17·39-14. REC. AUGUST 31, 1848 (ANTE-FIRE), AND 
WHICH SAID DUNCAN'S ADDmON IS A SUBDIVISION OF THE EAST ~ OF THE 
NORTHEAST 1/4 OF SECTION 1739-14. REC. APRIL~- 1836 (ANTE-FIRE)); AND OF 
WHICH A PART IS A PART OF C.C.P. HOLDEN'S RESUBDIVISION OF LOTS 33, 34, & 35 
OF BLOCK 1 Of CANAL TRUSTEE'S SUBDIVISION (ANi c·FIRE). 

Added Area Legal Description 

THAT PART OF THE SOUTHEAST QUARTER OF SECTION 8 AND PART OF THE 
SOUTHWEST QUARTER OF SECTION 9 AND PART OF THE NORTHWEST QUARTER OF 
SECTION 16 AND PART OF THE NORTHEAST QUARTER OF SECTION 17, TOYJNSHIP 39 
NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED AS 
FOLLOWS: BEGINNING AT THE INTERSECTION OF THE NORTH RIGHTS OF WAY LINE 
OF WEST LAKE STREET, WITH THE WEST RIGHTS OF WAY LINE OF NORTH PEORIA 
STREET; THENCE SOUTH, ALONG SAID WES~m-~·P . OF WAY LINE OF NORTH PEORIA 
STREET, TO THE NORTH RIGHTS OF WAY . . E OF WEST WASHINGTON STREET; 
THENCE EAST, ALONG SAID NORTH RIGHT · ~'. «i' WA't &..iNE OF WEST WASHINGTON 
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STREET, TO THE EAST RIGHTS OF WAY LINE OF NORTH PEORIA STREET; THENCE 
SOUTH, ALONG SAID EAST RIGHTS OF WAY LINE OF NORTH PEORIA STREET, TO THE 
SOUTH RIGHTS OF WAY LINE OF WEST WASHINGTON STREET; THENCE EAST, ALONG 
SAID SOUTH RIGHTS OF WAY LINE OF WEST WASHINGTON STREET, TO THE WEST 
RIGHTS OF WAY LINE OF NORTH GREEN STREET; THENCE SOUTH, ALONG SAID WEST 
RIGHTS OF WAY LINE OF NORTH GREEN STREET, TO THE NORTH RIGHTS OF WAY 
LINE OF WEST MADISON STREET; THENCE EAST, ALONG SAID NORTH RIGHTS OF WAY 
LINE OF WEST MADISON STREET, TO THE EAST RIGHTS OF WAY LINE OF NORTH 
GREEN STREET; THENCE SOUTH, ALONG SAID EAST RIGHTS OF WAY LINE OF NORTH 
GREEN STREET AND THE EAST RIGHTS OF WAY LINE OF SOUTH GREEN STREET, TO 
THE SOUTH RIGHTS OF WAY LINE OF WEST MONROE STREET; THENCE WEST. ALONG 
SAID SOUTH RIGHTS OF WAY LINE OF WEST MONROE STREET, TO THE EAST RIGHTS 
OF WAY LINE OF SOUTH PEORIA STREET: THENCE SOUTH, ALONG SAID EAST RIGHTS 
OF WAY LINE OF SOUTH PEORIA STREET, TO THE NORTH RIGHTS OF WAY LINE OF 
WEST ADAMS STREET; THENCE EAST, ALONG SAID NORTH RIGHTS OF WAY LINE OF 
WEST ADAMS STREET, TO THE SOUTHEAST CORNER OF LOT 9 IN BLOCK 9 IN 
DUNCAN'S ADDITION TO CHICAGO, A SUBDIVISION OF THE EAST HALF OF THE 
NORTHEAST QUARTER OF SAID SECTION 17, ALSO BEING A POINT IN THE 
CENTERLINE OF SAID BLOCK 9; THENCE SOUTH, ALONG THE CENTERLINE OF BLOCK 
12 IN SAID DUNCAN'S ADOmON TO CHICAGO (AND ITS NORTHERlY AND SOUTHERLY 
EXTENSIONS) TO THE SOUTH RIGHTS OF WAY LINE OF WEST JACKSON BOULEVARD; 
THENCE EAST, ALONG SAID SOUTH RIGHTS OF WAY LINE OF WEST JACKSON 
BOULEVARD, TO THE WEST RIGHTS OF WAY LINE OF SOUTH GREEN STREET; THENCE 
SOUTH, ALONG SAID WEST RIGHTS OF WAY LINE OF SOUTH GREEN STREET, TO THE 
NORTHERLY RIGHTS OF WAY LINE OF THE DWIGHT D. EISENHOWER EXPRESSWAY; 
THENCE EASTERLY, ALONG SAID NORTHERLY RIGHTS OF WAY LINE OF THE DWIGHT 
D. EISENHOWER EXPRESSWAY TO A POINT ON THE SOUTH LINE OF LOT 2 IN BLOCK 
21 liJ SAID DUNCAN'S ADDmON TO CHICAGO, SAID POINT BEING 17.00 FEET EAST OF 
THE SOUTHWEST CORNER OF SAID LOT 2; THENCE EAST, ALONG THE SOUTH LINE OF 
SAl() LOT 2 TO THE SOU rHEAST CORNER THEREOF, SAID POINT BEING ON THE WEST 
RIGHTS OF WAY LINE OF SOUTH HALSTED STREET; THENCE EAST TO THE 
SOUTHWEST CORNER OF LOT 17 IN J.A. YALE'S SUBDIVISION OF BLOCK 5 OF SCHOOL 
SECTION ADDmON TO CHICAGO OF SAID SECTION 16, SAID POINT BEING ON THE 
EAST RIGHTS OF WAY UNE OF SOUTH HALSTED STREET; THENCE EAST, ALONG THE 
SOUTH LINE OF LOTS 17 THRU 13 INCLUSIVE, IN SAID J.A. YALE'S SUBDIVISION, TO A 
POINT ON THE EAST LINE OF THE WEST 5.00 FEET OF LOT 13 IN SAID J.A. YALE'S 
SUBDIVISION; THENCE NORTH, ALONG SAID EAST LINE OF THE WEST 5.00 FEET OF 
LOT 13, TO THE SOUTH RIGHTS OF WAY UNE OF WEST VAN BUREN STREET; THENCE 
NORTHERLY, TO A POINT ON THE NORTHERLY RIGHTS OF WAY LINE OF WEST VAN 
BUREN STREET, SAID POINT BEING ON THE WEST RIGHTS OF WAY LINE OF THE JOHN 
F. Kb~NEDY ~PREss·~.AY; THENCE NORTHERLY, ALONG SAID WEST RIGHTS OF WAY 
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LINE OF THE JOHN F. KENNEDY EXPRESSWAY, TO THE NORTH RIGHTS OF WAY LINE 
OF WEST LAKE STREET; THENCE WEST, ALONG SAID NORTH RIGHTS OF WAY LINE OF 
WEST LAKE STREET, TO THE POINT OF BEGINNING, IN COOK COUNTY, ILLINOIS . 

..... ... 
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Redevelopment Objectives 

• Reduce or eliminate those conditions which qualify the Near West Redevelopment 
Project Area as a Conservation Area. 

• Enhance the tax base of the City of Chicago and of the other taxing districts which 
extend into the Near West Redevelopment Project Area by encouraging private 
investment in new d~velopment within the Added Area. 

• Strengthen the economic well-being of the Near West Redevelopment Project Area and 
the City by increasing business activity, taxable values and job opportunities. 

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

• Enhance the commerciaVtourism activity in the Added Area by providing additional 
public and private infrastructure improvements which create a clear identity for this 
important tourist area. 

• Encourage the participation of minorities and women in the development of the Near 
West Redevelopment Project Area. 

Development and Design Objectives 

• Establish a pattern of land use actMties arranged in compact, compatible groupings to 
increase efficiency of operation and economic relationships. 

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

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

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

• Encourage a high-quality appearance of buildings, rights-of-way and open spaces, and 
encourage high standards of design. 
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• Encourage development of usable commerciaVretail space of all sizes within the Added 
Area. 

• Retain the unique character of the Added Area. 
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CONSERVATION AREA CONDITIONS EXISTING 
IN THE NEAR WEST REDEVELOPMENT PROJECT AREA 

The eligibility findings of the Near West Redevelopment Project Area, including the Original 
Redevelopment Project Area and the Added Area, are presented in this section. 

Original Redevelopment Project Area Findings 

The eligibility findings for the· Original Redevelopment Project Area are detailed in Attachment 
1, and are summarized below. 

The Original Redevelopment Project Area was evaluated for the City by Kane, McKenna and 
Associates, Inc. in November and December, 1988. Ba~d upon surveys, inspections, research 
and analysis of the Original Redevelopment Project Area by the City of Chicago and Kane, 
McKenna and Associates, Inc., the Original Redevelopment Project Area qualified as a 
·conservation Area• as defined by the Act. A separate report entitled E!igjbillty Study of A 
Proposed Redevelopment Proiect Area tor Tax Increment Financing ;n the Madison-Racine 
Stydy Area, Chicago Illinois, dated January 1989 (see Attachment 2) describes the surveys and 
analysis undertaken and the basis for the finding that the Original Redevelopment Project Area 
qualifies as a ·conservation Area• as defined by the Act. Summarized below are the findings 
of the Eligibility Study of a Proposed Redevelopment Project Area for Tax Increment Financing 
jn the Mad!sgn-Bacjne Study Area. The Madison • Racine Redevelopment Project Area was 
characterized by the presence of four of the blighting factors as listed in the Act, impairing the 
sound growth of the taxing districts in this area of the City. Specifically: 

* 

* 

* 

Of the fourteen factors set forth in the law, in addition to Age four were present in the 
Original Redevelopment Project Area. 

The blighting factors which are present are reasonably distributed throughout the 
Original Redevelopment Project Area. 

All areas within the Original Redevelopment Project Area show the presence of 
blighting factors. 

The following conservation factors were present within the Original Redevelopment Project Area 

as described in the Madjson-Bacjne Bedeyelgpment Plan and Proiect Eligibility Bepgrt dated 

November 28, 1988: 
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1. Age 

Of the approximately 72 buildings within the area, about 63 or 88% were 35 years of 

age or older. Age as a factor was present to a major extent in all the 12 blocks that 

compromise the Original Redevelopment Project Area. 

2. Obsolescence 

Of the approximately 72 structures, it was estimated that about 49 or 68% of the 

structures were functionally and/or economically obsolete. In 9 of the 12 blocks obsole­

scence was present in 50% or more of the structures; in 2 blocks 25-50% of the 

structures were characteriZed as obsolete. 

3. Depreciation of Physical Maintenance 

It was estimated that 56 out of 72 structures, or 78% exhibited some evidence (in 

varying degrees) of depreciation of physical maintenance; 22 out of 26 vacant parking 

lots, or about 85%, exhibited depreciation of physical maintenance. Depreciation was 

present to a major degree In 11 out of 12 blocks, and to an average degree in the 

remaining block. 

4. Inadequate UtiiHies 

Inadequate utilities were present throughout the Original Redevelopment Project Area. 

Inadequate utilities were present to a major extent In 9 out of the 12 blocks. The roads 

throughout the Original Redevelopment Project Area were in poor condition. Vaulted 

sidewalls were In poor condition and in many cases served as a hazard to pedestrian 

traffic. 

5. Deleterfoua Land Use or Layout 
The area as a whole lacked adequate off street parking. Many structures had low land 

to building ratios, which makes It dffficult to reconfigure or expand current operations. 

Other qualifying factors existed to a minor extent Some structures were below minimum code 

requirements; some structures had excessive land coverage. Excessive vacancies were 

present in some structures; some vacant, unpaved lots had no present use except to remain 

underutilized without addressing area wide redevelopment Some structures exhibited 

deterioration. The area was platted primarily in the nineteenth century; as a consequence, the 
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City was not able to guide the platting and building of structures through a comprehensive plan. 

Many of the structures and property were better suited for less intensive uses (e.g. garages, 
parking) or for market uses that were no longer viable (e.g., multi-story industrial). 

Added Area Findings 

Based upon surveys, site inspections, research and analysis by Louik/Schneider & Associates, 

Inc., the Added Area qualifies as a Conservation Area as defined by the Act. A separate report 
entitled City of Chicago Near West Tax Increment Ejnancjng Program Eligibility Study, dated 

March 1 , 1996, describes in detail the surveys and analyses undertaken and the basis for the 
finding that the Added Area qualifies as a Conservation Area as defined by the Act. The 

majority (91%} of the Added Area is characterized by the presence of structures more than 35 

years of age and the presence of 9 factors listed In the Act for a Conservation Area. 

Summarized below are the findings of the City of Chicago Near West Tax Increment Ejnancjng 
program Ellg!b!ltty Study. 

Summary of Factors 

In addition to the age requirement, nine criteria are present in varying degrees throughout the 

Added Area. The 9 factors have been identified as follows: 

Minor Extent 

• Presence of Structures Below Minimum Code Standards 
• Lack of Ventilation, Ught or Sanitary Facilities 

Major Extent 

• Dilapidation 

• Obsolescence 

• Deterioration 

• Excessive Vacancies 

• Excessive Land Coverage 

• Depreciation of Physical Maintenance 

• Lack of Community Planning 
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The conclusions of each of the nine factors are summarized below. 

1. Dilapidation 

Dilapidation, an advanced state of disrepair of buildings and improvements, is present 

throughout the Added Area. This factor is present in 13 of the 25 blocks and in 28 of the 

114 buildings. 

2. Obsolescence 
Obsolescence, both functional and economic, is present in 14 of the 25 blocks and in 50 

of the 114 buildings. Within the Added Area, many parcels are of inappropriate size or 

shape, public improvements such as alleys and street widths are inadequate, and 43% of 

the structures are incapable of efficient or economic use according to contemporary 

standards. 

3. Deterioration 

Deterioration is present In structures with physical deficiencies or site improvements 

requiring major treatment or repair. This factor is present to a major extent and is found 

in 18 of the 25 blocks and in 1 02 of 21 0 parcels. 

4. Presence of Structures Below Minimum Code Standards 
One structure in the Added Area was found to exhibit the presence of structures below 

minimum code standards. 

5. Excessive Vacancies 
Excessive vacancy was found to be present in varying degrees throughout the Added 

Area. Excessive vacancies, including completely and partially vacant struct.ures, are 

present in 14 of the 25 blocks and in 42 of the 114 buildings. 

6. Lack of Ventilation, Light or Sanitary Facllltlea 
~tructures in the ,Arftiqd Area exhibiting inadequate ventilation or light are those with no 

windows or having boarded-up windows. This factor is present in 4 of the 25 blocks and 

in 6 of the 114 buildings. 
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7. Excessive Land Coverage 

Excessive land coverage, manifested by the over-intensive use of property and the 

crowding of buildings and accessory facilities onto a site, is present throughout the Added 

Area. The factor is exhibited in 16 of the 25 blocks and in 90 of the 114 buildings. 

8. Depreciation of Physical Maintenance 

Depreciation of physical maintenance, manifested by substantial deferred maintenance 

and lack of maintenance of buildings, parking areas and streets, is present to a major 

extent in 22 of the 25 blocks and 157 of the 210 parcels in the Added Area. 

9. Lack of Community Planning 

Lack of community planning Is present throughout the entire Added Area (except for block 

122, the Eisenhower Expressway) which was developed prior to and without the guidance 

of a community plan. 

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 Added 

Area as a Conservation Area within the definition set forth in the Act. Specifically: 

• The building and lmp~vements meet the statutory criterion that requires 50 percent or 

more of the structures to be 35 years of age or older. 

• Of the 14 factors for a Conservatlof;1 Area set forth in the law, 9 are present in the 

Added Area and only three are necessary for designation as a Conservation Area. 

• The conservation area factors which are present are reasonably distributed 

throughout the Added Area. 

• All areas within the Added Area show the presence of Conservation Area factors. 

All blocks in the Added Area evidence the presence of some eligibility factors. The eligibility ..... ·-... ~ 
findings indicate that without revitalization, the Added Area could become blighted and that 
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designation as a redevelopment area will contribute to the long-term well being of the City. All 

factors 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. 

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 Added 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; and 

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

Based upon the findings of the City of Chicago Near West Tax Increment Ejnancjng program 

E!igjbi!tty Study, the .Added Ar8a 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 Near West Redevelopment Plan and Project. But for the 

investment of City funds , some future redevelopments would not be financially feasible and 

would not go forward. 
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NEAR WEST REDEVELOPMENT PLAN AND PROJECT 

A. REDEVELOPMENT PROJECT PLAN AND PROJECT ACTIVmES 

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 some or all 

of the following actions. 

1. Assemblage of Sites. To achieve the renewal of the Near West Redevelopment Project 

Area, property identified in Map 4 • Properties to be Acquired attached hereto and made 

a part hereof, may be acquired by the City of Chicago and cleared of all improvements, 

if any, and either (a) sold, leased or conveyed for private redevelopment, or (b) sold, 

leased or dedicated for construction of public improvements or facilities. 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 dearing and grading of land. 

The City may determine that to meet the renewal objectives of this Near West 

Redevelopment Plan and Project, other properties in the Near West Redevelopment 

Project Area not scheduled for acquisition should be acquired or certain property currently 

listed for acquisition should not be acquired. Acquisition of land for public rights-of-way 

will also be necessary for the portions of said rights-of-way that the City does not own. 

As a necessary part of the redev8lopmeirt 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 rec:Jevelopment. Such uses may include, but are not limited to, project 

office facilities, parking or other uses the City may deem appropriate. 

2. Provision of Public Improvements and Facilities. Adequate public improvements and 

facilities may be provided to service the entire Near West Redevelopment Project Area. 

Public improvements and facilities may Include, but are not limited to: 

a. Provision for streets and public rights-of-ways; 

b. Provision of utilities necessary to serve the redevelopment; 

c. Public landscaping; and 
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d. Public landscape/buffer improvements, street lighting and general beautification 

improvements in connection with public improvements. 

3. Provision for Soil and Site Improvements. Funds may be made available for 

improvements to properties for the purpose of making land suitable for development. 

These improvements may include, but are not limited to: 

4. 

a. Environmental remediation necessary for redevelopment of the Near West 

Redevelopment Project Area. 

b. Site Preparation • Utilities. 

c. Demolition. 

Job Training and Related Educational Programs. Funds may be made available for 

programs to be created for future employees so that they may take advantage of the 

employment opportunities. 

5. Analysis, Administration, Studies, Legal, et al. Funds may be provided for activities 

including the long-term management of the Near West Redevelopment Plan and Project 

as well as the costs of establishing the program and designing its components. Costs of 

studies, surveys, development of plans, and specfflcations, Implementation and 

administration of the redevelopment plan, Including but not limited to staff and professional 

service costs for architectural, engineering, legal, marketing, financial, planning 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 developers or user 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 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 redevelopment 

project during that year; 
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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 

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. 

8. Provision for Relocation Costs. Funds may be made available for the relocation 

expenses of public facilities and for private property owners and tenants of properties 

relocated or acquired by the City for redevelopment purposes. 

9. Financing Costs. Fmancing costs, including but not Umited to aU necessary and incidental 

expenses related to the issuance of obligations and which may include payment of interest 

on any obligations issued hereunder 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. 

1 0. 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. 

11. Payment In lieu of taxes. 

12. Costs of job training. 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 (I) are related to the establishment and maintenance of additional job 
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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 and by school districts of costs pursuant to Sections 1 0.22.20a and 1 0·23.3a 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. 

B. REDEVELOPMENTPLAN 

For planning purposes, the Near West Redevelopment Project Area Is divided into two 

subareas: the Original Redevelopment Project Area and the Added Area which incorporates. 

Halsted Street and the Randolph Street Districts. 

The Near West Redevelopment Plan and Project for both of these subareas is consistent with 

the following objectives of the Madison-Racine Urban Renewal Area: 

(a) Retain and strengthen the existing nature of the business community within the 

boundaries of the Madison-Racine Urban Renewal Project. 

(b) Removal of obsolete and substandard structures which are a blighting-influence on the 

community. 

Louik/Schneider & Associates, Inc . .__ __ -----------------27 



City of Chicago 
Near West· Redevelopment Plan ____________________ _ 

(c) Provide for the retention of basically sound buildings that are compatible with the Madison­

Racine Urban Renewal Plan and encourage the upgrading of those facilities where 

necessary. 

(d) Provide marketable parcels of land, sufficient in size and configuration for economically 

feasible development of commercial and/or light industrial facilities and related uses. 

(e) Provide land for adequate off-street parking, loading facilities, and open space designed 

to enhance the community. 

(f) Provide for the vacation of unnecessary streets and alleys and the· development of a 

street system which will improve traffic flow and safely and adequately serve the area. 

Additionally, this Near West Redevelopment Plan and Project is consistent with the stated 

proposed renewal action plans for the Madison-Racine Urban Renewal Area which includes 

proposed public actions in the area comprised of a combination of any or all of the following 

activities: acquisition of property, relocation of site occupants, demolition of structures, site 

preparation, vacation of streets and alleys, assemblage of land Into marketable disposition 

parcels, disposition of land for public and private development, rehabilitation of structures to 

meet City of Chicago Codes and Ordinances, and other related redevelopment activities. 

Subarea 1: Original Redevelopment Project Area 

The Original Redevelopment Project Area comprises the bo ..... uartes of the Madison-Racine Tax 

Increment Financing District. The following elements of the Madison-Racine Redevelopment 

Project and Plan are highlighted in this Near West Redevelopment Plan and Project, and 

comprise the redevelopment plan for the Original Redevelopment Project Area. 

The [Originaq Redevelopment Projects are to create a sense of "place·, to attract developers 
and similar businesses, as well as to improve the circulsnon, access and security through 
common Improvements. Projects must be of sufficient Size so that the [Original] Redevelopment 
Project will not be overwhelmed by the poverty and decay that Is adjacent to the site, but rather 
will create an ares where security and economic vitality are enhanced. Projects need to 
discontinue the sporadic development of the area, and encourage more planned area 
developments so as to reduce the depressed conditions cun-,;;;tty existing throughout the district. 
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These depressed conditions have, in many cases, contributed to the failure of fully realizing the 

potential real estate taxes in the area as well as contributing to an absolute decline in overall 

property assessments. It is firmly believed that underutilization of the land within the Madison­

Racine commercial district and the Original Redevelopment Project Area has resulted in a 

significant reduction in potential property taxes for the City, overall. 

It is intended that underutilized properties will be developed and put to current market uses. The 

anticipated tenants shall be compatible with existing industrial and commercial facilities. The 

Van Buren and Jackson Corridor has recently experienced rehabilitation of numerous buildings 

for commerciaVoffice uses {particularly loft redevelopment uses). 

The [Original] Redevelopment Project's implementation will continue to improve the physical 

appearance of the Original Redevelopment Project Area and contribute to the economic 

development of the ares, arresting decline and stabilizing the Near West Side commercial ares. 

The redevelopment of the Original Redevelopment Project Area will serve as s catalyst and as 

an essential anchor for the overall area. Job creation associated with the project will provide 

new, improved employment opportunities for community and City residents . 

. . . The Original Redevelopment Project Area has the advantage of providing quick access to 

the City's Central Loop (the Original Redevelopment Project Area is located approximately one 

(1) mile from the csnt~tr of the City's Loop) and related means of transportation are 

advantageous in competing w1tt1 suburban dt:Nslopments. On-site parking and less congested 

str€sts, ss well~ the 'cld town' amenities near the Original Redevelopment Project Area are 

adw·,.,"'nsl charactertsti._ that t;DJJlJ:J be utilized to entice business to the In-city location. 

However, coordinated redevelopment Is necessary to address an efficient and an economic 

approach, evidencing planning with respect to uses, scces&'egress, and competitive amenities. 

The City's nearby central core ares Is experiencing tremendous commercial growth, particularly 

in the financial markets, at rental rates competitive with projects located outside of Cook County. 

While the commercial growth provides significant office facilities for certain types of industries, 

there is a lack of appropriate spacs for businesses that serve the finsnclsl, banking, real estate 

and Investment industries. The Original Redevelopment Project Area's redevelopment will also 

address such support uses as well ss other uses Including light Industrial. 
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Subarea 2: Added Area 

The Added Area comprises Halsted Street (Greektown) and the Randolph Street (Market) 

districts. This Redevelopment Plan proposes the redevelopment of the Near West 

Redevelopment Project Area, to stimulate or stabilize not only the Added Area but also the 

properties within the surrounding area. 

This Near West Redevelopment Plan and Project is intended to enhance the attractive appeal 

of the Halsted Street and Randolph Street districts, both of which are increasingly important 

tourist and entertainment areas, and to establish a safe, attractive and appealing physical link 

between them. 

The proposed link will create opportunities for shared amenities such as hotel, parking and 

convenience retailing services. Unification of the areas (while enhancing their unique qualities) 

will transform widely-held perceptions about the near west side by creating a critical mass of 

"welcoming" territory that will expand incrementally as new attention and investment is drawn 

to the area. 

Halsted Street (Greel<townl District 

At present, the Halsted Street (Greektown) district is little more than a cluster of popular restau­

rants, a place where such commercial and social activity that transpires takes place exclusively 

indoors. What Greektown lacks is a weU defined and memorable public space (centered on the 

street), which would be conducive to the sort of cMc activity that transpire: in so many other 

Chicago entertainment and business areas. 

In order to enhance this community, it is planned to rehabilitate the streets and sidewalks 

surrounding the easterly portion of the Halsted Street District so as to reflect the strong ethnic 

image and historical architecture of the Greek community and heritage. The plan proposes to 

furnish Greektown with the necessary architectural components that will grvo this area a more ·· 

frtting and identifiable image. This band runs along the entire length of the Greektown corridor 

on both sides of the street In this way, the streetscape becomes one of the most important 

architectural devices that unify and define the Halsted Street District. ... 

Louik/Schneider & Associates, Jnc . .._ ____________________ .30 



City of Chicago 
Near West· Redevelopment Plan ____________________ _ 

The same •Greek· theme detailing at the gateways and the sidewalks will carried onto the 

facades of the existing buildings. These will be treated with specific surface alterations and 

additions. The new motifs applied on the facades will be distinctly Greek details inspired from 

ancient Greek art, history and architecture. The new facade treatment will work to unify and 

define Greektown. 

It is also contemplated that a new hellenic museum and cultural center may be developed and 

used for educational, business and cultural offices, and meeting rooms. 

The existing parking areas that surround the Greektown District will be more than adequate in 

helping to serve the thousands of people who will be coming into Greektown to view the 

museum and cultural center (upon development), shop at the various stores and eat and be 

entertained In the outstanding Greek restaurants that abound on Halsted and the adjoining cross 

streets. 

The proposed redevelopment and Identification of the Greektown District will also help to serve 

the redevelopment of properties abutting the streets in Greektown just west of Halsted, i.e., 

Green Street. and the request for City assistance is needed on several fronts. 

Chicago as a premier convention city is In need of having this most popular eating and 

entertainment area enhanced so as to portray a more positive image to all It's guests and 

visitors. The interest generated by the visitors and guests coming to Chicago's Greektown will 

be a substantial enhancement to the cultural aspects of our City. 
!·, 

Randolph Streit (Market) District 

The Randolph Street (Market) district was once the heart of the city's wholesale foods trade 

supplying many area restaurants and groceries. The unique geometry of the public right-of-way 

and the several blocks of continuous vintage Chicago Streetscape has resulted in various land 

use changes In the area directly west of thlS redevelopment area. The results, now Increasingly 

apparent. inctude a number of new restaurants, and a new residential community located west 

of this area that has emerged almost exclusively as a result of the conversion of older loft-type 

industrial buildings Jo residential use. . ... 
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The presence of a growing residential community has highlighted the need to expand residential 

services and amenities. 

Elements of the Plan • Private Development Opportunities 

• Encourage development of large vacant parcels of land along the expressway to create 

consistent enclosure of the public (street} space and provide a physical boundary along 

the expressway frontage. 

• Encourage development of outdoor public space (Halsted Street District) as focal point 

and public activity center within Greektown streetscape. 

• Develop design guidelines for street facade renovation along Halsted and Randolph 
Street Areas. 

• Encourage development of shai'ed parking and transportation facilities and convenience 

retailing oriented to the nearby residential community in the service/amenitY zone. 

• Encourage infill development that is consistent with the scale and character of existing 
development 

Plan Strategy 

Investment in ttie public realm can serve to encourage expanded private investment If public 

programs are shaped in response to market forces. The underlying plan strategy is to develop 

a public improvemenrs program that reinforces and encourages further private investment 

Representative projects in the Halsted Street and Randolph Street Districts would include, but 

not be limited to. retail, institutional, and commercial land uses with a pronounced Greek identity 

along Halsted Street containing uses such as a museum. an international trade center. 'or 

imported goods marketplace (agora). 
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Public Improvements: 

• Paving and lighting improvements along Halsted Street (from Van Buren north) between 

Greektown and Randolph Market Districts (with different treatments in each area). 

• Construction of a Gateway to the Randolph Market at the west end of Randolph Street 
Kennedy Expressway .bridge. 

• Construction of a Gateway to Greektown at the west end of Van Buren and 

Monroe/Kennedy Expressway and construction of an identity marker along the Kennedy 
Expressway visible to Circle interchange traffic. 

• Reconfiguration of Randolph Street right of way. 

• Upgrading and creating a Greek visual identity to the rapid transit station at Halsted and 

Congress; reopening of rapid transit station on Lake Street line at Halsted/Lake (or 
construction of new station at Morgan/Lake). 

• Creation of a buffer along Kennedy Expressway right-of-way. 

C. GENERAL LAND-USE PLAN 
·' 

This Near West RedeveiQPment Plan and Project and the proposed projects described herein 

will be approved by the Chicago Plan Commission prior to the adoption of the Plan. 

The Land-Use Plan, Map 3, identifies proposed land-uses and public rights-of-way to be in effect 

upon adoption of this Near West Redevelopment Plan and Project. The major land-use 

categories for the Original Redevelopment Project Area will be mixed-use. For the Added Area, 

the major land-use categories will be commercial, retail, institutional and related type uses 

including hotels and other related tourism uses. The location of all major thoroughfares and 

major street rights-of-way are subject to change and modification. Recommendations for 

specific land-use areas for each Subarea are presented below. 
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Subarea 1: Original Redevelopment Project Area 

The land-uses proposed for this Subarea are mixed-uses. The mixed-use category includes the 
provision tor commercial, office, residential, retail, institutional, light industrial, parking, and other 

related, compatible uses. As redevelopment occurs and existing parking lots are transformed 
into higher intensity uses, parking land-uses should be reserved to accommodate the off-street 

parking associated with the other allowable land-uses which generate significant jobs: 

Subarea 2: Added Area 

Halsted Street Djstdct 

The proposed land-uses for this subarea are commerciaVretail, residentiaVoffice and 

~ommerciaVretail and residentiaVoffice. 

Randolph Street District 

The proposed land-uses for this subarea are commerdavretail, residentiaVoffice and 

commerciaVretail and residentiaVoffice. 

D. ESTIMATED REDEVELOPMENT PROJECT COSTS 

Redevelopment project costs means the sum total of all reasonable or necessary costs incurred 

or estimated to be Incurred, and any such costs incidental to this Near West Redevelopment 
Plan and Project pursuant to the Ad.. Such costs may include, without limitation, the following: 

1. 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 or other services, provided, however, that no 

charges for professional services may be based on a percentage of the tax 

increment collected; 
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2. Property assembly costs, including but not limited to acquisition of land and other 

property, real or personal, or rights or interests therein, demolition of buildings, 

and the clearing and grading of land; 

3. Costs of rehabilitation, reconstruction or repair or remodeling of existing public 
or private buildings and fixtures; 

4. Costs of the construction of public works or improvements; 

5. Costs of job training and retraining projects; 

6. 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 hereunder 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; 

7. All or a portion of a taxing districrs 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; 

8. Relocation costs to the extent that a municipality determines that relocation costs 

shall be paid or is required to make payment of relocation costs by federal or 

state law; 

9. Payment in lieu of taxes; 

1 o. 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 (I) 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 
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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 progran:' 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 and by school districts of costs pursuant to 

Sections 1 0-22.20a and 1 Q-23.3a of The Scho~l Code; 

11. Interest costs incurred by a redeveloper related to the construction, renovation 

or rehabilitation of a redevelopment project 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 redevelopment project during that year; 

c. if there are not sufficient funds avail~ in the special tax 

allocation fund to make the payment pursuant to this paragraph 

(11) then the amount so due shall accrue and be payabCe 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 (li) 

redevelopment project costs excluding any property assembly 

costs and any relocation costs Incurred by a municipality pursuant 

to the Act 
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12. Unless explicitly stated in the Act, the cost of construction of new privately-owned 

buildings shall not be an eligible redevelopment project cost. 

The estimated Near West Redevelopment Project costs are shown in Table 1. To the extent 

that municipal obligations have been issued to pay for such Near West Redevelopment Project 

costs incurred prior to, but in anticipation of, the adoption of tax increment financing, the City 

shall be reimbursed for such Near West Redevelopment Project costs. The total Near West 

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 Near West Redevelopment Plan and Project. 

Additional funding in the form of State and Federal grants, and private developer contributions 

will be pursued by the City as a means of financing improvements and facilities which are of a 

general community benefit. 
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TABLE 1 

ESTIMATED REDEVELOPMENT PROJECT COSTS 

Program Actionl1mprovements 

Land Acquisition 
Site Preparation/Environmental 
Remediation/Demolition 
Rehabilitation 
Public Improvements 
Job Training 
Interest Subsidy 
Planning, Legal, Professional 
Relocation 
Capitalized Interest 
Contingency 

TOTAL REDEVELOPMENT 
PROJECT COSTS 

Initial Project 
Costs 

$12,500,000 
$ 500,000 
$ 1,000,000 
$ 500,000 
$ 4,250,000 
$ 3,000,000 
$ 3,000,000 
$ 1,000,000 
$ 750,000 
$ 7,000,000 
$ 500,000 

Additional 
Project Costs 
$3,000,000 
$ 750,000 
$3,500,000 
$2,500,000 
$4,000,000 
$ 250,000 
$ 500,000 
$ 250,000 
$ 250,000 

• 
• 

Total 
Project Costs 
$ 15,500,000 
$ 1,250,000 
$ 4,500,000 
$ 3,000,000 
$ 8,250,000 
$ 3,250,000 
$ 3,500,000 
$. 1,250,000 
$ 1,000,000 
$ 7,000,000 
$ 

$34,000,000(1) $14,500,000(2)* $ 48,500,000* 

··exclusive of capitalized interest, issuance costs and other financing costs 

(1 ). All costs are 1988 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 pr:Msions of the Act. Tho 

totals of line items set forth above are not intended to place a total Hmit on the described expenditures. 

Adjustments may be made in line items within the total, either increasing or decreas•ng line item costs for 

redevelopment costs. All capitalized interest estimates are in 1988 dollars and include current market rates. 

(2). All ~ts are 1996 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 in<frvidual project cost will be re-evaluated in light of projvted 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 Une Items within the total, either increasing or 

decreasing line item costs for redevelopment costs. 
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E. SOURCES OF FUNDS TO PAY REDEVELOPMENT PROJECT COSTS 

Funds necessary to pay for Near West Redevelopment Project costs and municipal obligations 

which have been issued to pay for such costs are to be derived principally by tax increment 

revenues and/or tax increment revenues from municipal obligations which have as their revenue 

source tax increment revenue. The tax increment revenue which may be used to secure 

municipal obligations or pay for eligible Near West Redevelopment Project costs shall be the 

incremental real property taX revenues. To secure the issuance of these obligations, the City 

may permit the utilization of guarantees, deposits and other forms of security made available by 

private sector developers. 

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 Near West 

Redevelopment Project Area over and above the initial equalized assessed value of each such 

property in the Near West Redevelopment Project Area. Without the use of such tax 

incremental revenues, the Near West Redevelopment Project Area would not reasonably be 

anticipated to be developed. All incremental revenues utilized by the City of Chicago will be 

utilized exclusively for the development of the Near West Redevelopment Project Area. 

There may be other sources of funds which the City may elect to use to pay for Near West 

Redevelopment Project costs or obligations issued, the proceeds of which will be used to pay 

for such costs, including ~ not Umited to state and federal grants and land disposition proceeds 

generated from the district. 

The amount of revenues from the Near West Redevelopment Project Area made available to 

support any contiguous redevelopment project area, when added to all amounts used to pay 

eligible redevelopment project costs within the Near West Redevelopment Project Area, shall 

not at any time exceed the Total Redevelopment Project Costs described on Table 1 (unless 

otherwise amended). 

Issuance of Obligations 

To finance Near West Redevelopment Project costs a municipality may issue general obligation 

bonds or obligations secured by the anticipated tax increment revenue generated within the 

Near West Redevelopment Project Area or the City may permit the utilization of guarantees, 
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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 
of the municipality; (d) a mortgage on part or all of the Near West Redevelopment Project Area; 

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

All obligations issued by the City pursuant to this Near West Redevelopment Plan and Project 

and the Act shall be retired within 23 years (by the year 2012) from the adoption of the 

ordinance approving the Original 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 Near West Redevelopment Plan and Project. The amounts payable in any year 

as principal and interest on all obligations issued by the City pursuant to the Near West 

Redevelopment Plan and Project 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 may be 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 Near West 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 Near West 

Redevelopment Project Area in the manner provided by the Act. 

Most Recent Equalized Assessed Valuation of Properties In the 

Redevelopment Project Area 

The purpose of identifying the most recent EAV of properties In the Near West Redevelopment 

Project Area is to provide an estimate of the Initial EAV which the Cook County Clerk will certify 

for the purpose of calculating incremental EAV and incremental property taxes. In the case of 

the Madjsoo-Bacine Tax Incremental Financing Redevelopment Proiect and Plao, there is an 
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Initial EAV (using 1988 EAV} for the area originally adopted January, 1989, and a second Initial 

EAV (using 1994 EAV} for the area to be amended to the Original Redevelopment Project Area. 

Table 2, Summary of Equalized Assessed Valuation, summarizes initial equalized assessed 

valuations of parcels within the Original Redevelopment Project Area and Added Area. The 

EAV summary for the Original Redevelopment Project Area has since been Certified as the 

Initial Equalized Assessed Valuation by the Cook County Clerk on March 23, 1989, and is 

$5,954,993. 

The initial EAV summarized in Table 2 for the Added Area serves as the estimated initial 

equalized assessed valuations of blocks within the Added Area as of January 1996. The total 

initial EAV for the Added Area is estimated at $30,668,528. and assumes this Near West 

Redevelopment Plan and Project will occur before the 1995 state equalization factor is issued, 

which is sometime in June or July 1996. In the event the amendment is adopted after the 1995 

state equalization factor is issued, then the 1995 assessed valuations and 1995 state 

equalization factor will be used by the County to determine the Initial EAV for the Added Area. 

Additionally, this estimated amount is subject to any Certificates of Error which may be 

adjudicated before a final Certified Initial EAV Is issued by the Cook County Clerk's office. 

The total certified initial EAV for the entire Near West Redevelopment Project Area Is estimated 

at $36,623,521. 

Anticipated Equalized Assessed Valuation 

By the year 2002 when it is estimated that commercial development will be completed and fully 

assessed, the estimated equalized assessed valuation of real property within the Near West 

Redevelopment Project Area Is estimated at between $45,000,000 and $50,000.000. By the 

year 2005, when it Is estimated that all of the deYelopment will be completed and fully assessed, 

the equalized assessed valuation of real property within the Near West Redevelopment Project 

Area is estimated to be between $47,500,000 and $52,000,000. These estimates are based on 

several key assumptions, incfuding: 1) all commercial redevelopment will be completed in 19-; 

2) the market value of the anticipated developments will increase following completion of the 

redevelopment activities described In this Near West Redevelopment Plan and Project; 3) the 

most recent State Multiplier of 2.1135 as applied to 1994 assessed values will remain 

unchanged; and 4) for the duration of the project, the tax rate for the entire Near West 
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Redevelopment Project Area is assumed to be the same and will remain unchanged from the 

19941evel. 

F. LACK OF GROWTH AND DEVELOPMENT THROUGH INVESTMENT BY PRIVATE 

ENTERPRISE 

As described in the ConserVation Area Conditions Section of this Near West Redevelopment 
Plan and Project report, the Added Area as a whole is adversely impacted by the presence of 

numerous factors, and these factors are reasonably distributed throughout the Added Area. The 
Added 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 Added Area. 

The tack 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 Added Area during the period of 
1993 and 1994. The 1994 EAV represents a tri-annual reassessment for all the properties 
within this area. Generally the EAV has increased modestly in the Added Area, however 47% 
of the parcels in a tri-annual assessed year either stayed the same or decreased in terms of 
equalized assessed valuation. The Added Area contains 21 o parcels. Of the 210 parcels, 11% 
(23 parcels) have increases of 30% or more from 1993 to 1994. The EAV Increase from 1993 
to 1994 (not Including the above referenced 23 parcels) represents a 1.69% rate of increase, 
which is signifiCantly below the City's 5% rate of increase during this period. 

There has been limited amount of investment in the last two years in both the Randolph and 
Halsted Street Districts. A summary of the building permit requests for new construction and 

major renovation from the City of Chicago is found in Exhibit Two • Building Permit Requests. 

Building permit requests for renovation and new construction for the Added Area from 1993-

1995 total $8,004,070. Three projects, 845 West Madison, 14 North Peoria and 28 N. Halsted 
account for over $5,584,000 during that period. Two of these projects (845 West Madison and 
14 No~ ~ria) were complete renovations of multi-story buildings for office use and residential 
use respectively. Building permits requests from 1993-1995 excluding the three previously 

mentioned projects totaled $2,459,860. 
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Grand Totai-W/0 

I21a1 MggjaQD PeQrja Hg!steg ~ PrQj~~~~ 

1993 4,893,200 3,500,000 859,000 0 534,000 

1994 1,470,028 335,000 40,000 0 1,135,028 

1995 1,640,842 0 0 850,000 790,842 

On an annual basis, this investment represents less than one percent of the market value of the 

Added Area. 

It is clear from the study of this area that private investment in revitalization and redevelopment 

has not occurred to overcome the Conservation Area conditions that currently exist The Added 

Area is not reasonably expected to be developed without the efforts and leadership of the City, 

including the adoption of this Near West Redevelopment Plan and Project. 

G. FINANCIAL IMPACT OF THE REDEVELOPMENT PROJECT 

Without the adoption of this Near West Redevelopment Plan and Project, and tax Increment 

financing, the Near West Redevelopment Project Area is not reasonably expected to be 

redeveloped by private enterprise. There ~ a real prospect that the Conservation Area 

conditions will continue and are likely to spread, and the surrounding area will become less 

attractiVe for the mainten.ance and Improvement of existing buildings and sites. The possibility 

of the erosion of the assessed value of property which would result 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. 

Sections A, 8, & C of this Near West Redevelopment Plan and Project describe the 

comprehensive redevelopment program proposed to be undertaken by the City to create an 

environment in which private Investment can occur. The Near West Redevelopment Project will 

be staged with various developments taking place over a period of years. If the Near West 

Redevelopment Project Is successful, various new private projects will be undertaken that will 

assist in alleviating the Conservation Area conditions which caused the Near West 

Louik/Schneider & Associates, lnc:..--------------------43 





City of Chicago 
Near West- Redevelopment Plan ____________________ _ 

Redevelopment Project Area to qualify as a Conservation Area under the Act, creating new jobs 

and promoting development in the Near West Redevelopment Project Area. 

The Near West Redevelopment Project is expected to have short and long term financial 

impacts on the taxing districts affected by this Near West Redevelopment Plan and Project. 

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 Near West Tax Increment Financing District. Incremental 

revenues will not be available to these taxing districts during this period. At the end of the TIF 

time period, the real estate tax revenues will be distributed to all taxing districts levying taxes 

against property located In the Near West Redevelopment Project Area. 

H. DEMAND ON TAXING DISTRICT SERVICES 

The following major taxing districts presently levy taxes on properties located within the Near 

West Redevelopment Project Area: City of Chicago; Chicago Board of Education; Chicago 

School Finance Authority; Chicago Park District; Chicago Community College District. 

Metropolitan Water Reclamation District of Greater Chicago; County of Cook; and Cook County 
Forest Preserve District. 

The proposed Near West Redevelopment Project invotves the acquisition of vacant and 

underutilized land, new construction of commerciaVretail buildings. Therefore, the· financial 

burden of the Near West RedfNetopment Project on taxing diStricts is expected to be negligible. 

Non-residential development, such as retail, commercial and Industrial uses, 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. 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 Near West Redevelopment Project Area can "-a 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 
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services will be minimal since the commerciaVretail and industrial developments will privately 

pay for the majority of the costs of these services (i.e., sanitation services). 

Without the adoption of this Near West Redevelopment Plan and Project, and tax increment 

financing, the Added Area is not reasonably expected to be redeveloped by private enterprise. 

There is a real prospect that the Conservation Area factors will continue to exist and spread, 
and the area as a whole will become less attractive for the maintenance and improvement of 

existing buildings and sites and will become a blighted area. The possibility of the erosion of the 

assessed value of property which would result 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 Near West Redevelopment Project may enhance the 

values of properties within and adjacent to the Near West Redevelopment Project Area. 

I • 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 Near West Redevelopment Project Area cannot be predicted with complete 

cenainty at this time and the demand for services provided by those taxing districts cannot be 

q ... antified at this time. 

As Indicated in Section 0, Estimated Redevelopment Project Costs of this Near West 

Redevelopment Plan and Project, the City may provide public Improvements and facilities to 

service the Near West Redevelopment Project Area. It is likely that any potential improvements 

may mitigate some of the additional service and capital demands placed on taxing districts as 

a result of the implementation of this Near West Redevelopment Plan and Project. 
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PROVISION FOR AMENDING ACTION PLAN 

The Near West Redevelopment Redevelopment Plan and Project may be amended pursuant 

to the provisions of the Act. 

.•. , . 

-... 
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AFFIRMATIVE ACTION PLAN 

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

the Near West Redevelopment Project Area. 

A. The assurance of equal opportunity in all personnel and employment actions with respect 

to the Near West 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. Redeveloper will meet City of Chicago standards for participation of Minority Business 

Enterprise and Woman Business Enterprises as required in redevelopment agreements. 

C. This commitment to affirmative action and non discrimination will ensure that all 

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

promotional opportunities. 
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PHASING AND SCHEDULING OF REDEVELOPMENT 

A phased implementation strategy will be utilized to achieve a timely and orderly redevelopment 

of the Near West Redevelopment Project Area. 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 original 

ordinance of the City Council of the City approving the Original Redevelopment Project Area. 
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TABLE 1 

ESTIMATED REDEVELOPMENT PROJECT COSTS 

Program Action/Jmprovements 

Land Acquisition 
Site Preparation/Environmental 
Remediation/Demolition 
Rehabilitation 
Public Improvements 
Job Training 
Interest Subsidy 
Planning, Legal, Professional 
Relocation 
Capitalized Interest 
Contingency 

TOTAL REDEVELOPMENT 
PROJECT COSTS 

Initial Project 
Costs 

$12,500,000 
$ 500,000 
$ 1,000,000 
$ 500,000 
$ 4,250,000 
$ 3,000,000 
$ 3,000,000 
$ 1,000,000 
$ 750,000 
$ 7,000,000 
$ 500,000 

Additional 
Project Costs 
$3,000,000 
$ 750,000 
$3,500,000 
$2,500,000 
$4,000,000 
$ 250,000 
$ 500,000 
$ 250,000 
$. 250,000 

• 
• 

Total 
Project Costs 
$ 15,500,000 
$ 1,250,000 
$ 4,500,000 
$ 3,000,000 
$ 8,250,000 
$ 3,250,000 
$ 3,500,000 
$ 1,250,000 
$ 1,000,000 
$ 7,000,000 
$ 

$34,000,000(1) $14,500,000(2)* $48,500,000. 

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

( 1 ). All costs are 1988 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 ~ 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 for 

redevelopment costs. All capitalized interest estimates are in 1988 dollars and include current market rates. 

(2). All costs are 1996 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 Une Items within the total, either increasing or 

decreasing line item costs for redevelopment costs. 
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TABLE2 

SUMMARY OF EQUALIZED ASSESSED VALUATION 

Original Amended Entire 
Perm Index I P[2il~ A[ll P1:2J1~ A[ll P[Qjl~l A[ll 
17-08-436-001 $5,537 $5,537 
17.08-436-002 $5,537 $5,537 
17 .Oa-.36-003 $5,537 $5,537 
17~ $48,""2 $48,442 
17 -oa-.38-005 $6,865 $6,865 
17 -o&-436-006 540.327 $40,327 
17-08-436-007 $8,138 $8,136 
17 .Q8-<436-008 $487,883 $467,883 
17 ..()8..436.009 $38.399 $38,399 
17 -oe-.c36-01 0 $16,741 $16,741 
17 -oe-.c36-011 $16,741 $16,741 
17 -oe-.c36-012 $36,954 $36,954 
17~13 $17,081 $17,098 
17 -o&-436-014 $8,241 $9.248 
17 ..oa-.436-015 $10,188 $10,188 
17 -o&-43e-018 $8,141 $8,141 
17 -o&-43e-017 $8.170 $8,970 
17~18 $8,978 $8,978 
17 -o&-436-019 $53,050 $53,050 
17~ $82,271 $92,278 

17 -08-437..()()5 $39,884 $39,894 
17-08-437 .()08 $81,515 $86,585 
17 -08-437..()()7 $10,184 $10,184 
17 -08-437-oo& $14.510 $14,510 
17 ..Q8.437.()()9 $23.015 $23,015 
17-o&-437..()10 $158,441 $158,441 
17 ..Q8.437.()11 $121,320 $128.320 
17 ..Q8.437.()12 $118,.201 $118.201 
17 ..Q8.431.()15 -- ...... 
17 ..Q8.437.()18 $13..1 $13,891 

17..()8 444..001 •.ne S58.711 
17 ..()8.4.44.002 $48,241 $48.241 
17.08 444 003 $4,432 $4,432 
17.08 444 004 $3,723 $3,723 
17 -oa 44 4 .()05 S22.555 $22,555 
17 .Q8.444.00I $7,711 $7,7rl 
17-oa 444 007 $7,711 $7,7r/ 
17-oa 444 001 $7,711 $7,787 
17 -o&-444-009 17,711 $7,7rl 
17 .()8.4o4.4.()1 0 .... .-npt 
17 ..()8..444.011 S31.ue $31,898 
17 ..()8..444.012 SI.I2S $8,925 
17-o& 444 013 $148.357 $148.357 
17 ..()8-444.014 $19,141 $19,141 
17 ..()8..444.015 $5,110 $5,810 
17 ..()8-444.01 8 SS.HI $5,919 
17 ..Q8.444.017 $5.578 $5,578 
17 ..Q8.444.018 $5,548 $5,548 
17 ..()8..444.019 $32,413 $32,413 
17 ..()8-444..()20 $12.227 $12.227 
17 ..()8.44o4.()21 $4,432 $4,432 
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, 7 ·08-444-022 $4,432 $4,432 

, 7.08-444-023 $4,432 $4,432 

, 7 ·08-444.024 $4,432 $4,432 
, 7.08-444-025 $36.097 $36.097 
17.08-444-027 $13,710 $13,710 
, 7 ·08-444-028 $11,321 $11,321 

17 ·08-445-007 $35.299 $35.299 
17 .QS-445-01 0 $4,182 $4,182 
17.08-445-011 $72,373 $72.373 
17 .QS-445-0 12 $67,309 $67,309 
17 .QS-445-013 $18,765 $18,765 

17.08-445-014 $3,121 $3,121 

17.08-445-015 $42.502 $42,502 

17.08-445-016 $32,204 $32.204 
17.08-445-0:17 $39,300 $39,300 

17.08-445-018 $17.210 $17.210 
17.08-445-019 $13,797 $13,797 
17 .()8-445-020 $13,821 $13.621 
17 .QS-445-021 $13,945 $13,945 

17~ $2,627 $2,627 
17-o&.....s-o23 $11,259 $11.259 
17.Q8 445-024 $85,143 $85,143 

17 ..Q8.446.001 $523,814 $523,814 
17.08 446 004 $13,705 $13,705 
17-o8 446 005 $10,386 $10.396 
17.08 4 46-001 $4,721 $4,721 

17-o8 448 007 $14,878 $1•U76 
17.08 446 008 $17,319 $17,319 
17.Q8.446.009 $34,081 $34,081 
17.Q8.4.46.01 0 $16.203 $16.203 
17~11 $42,597 $42.591 

17~12 $84,887 $84,867 

17~13 $88..232 $86..232 
17~14 $19,928 $19.928 
17~15 $212,433 $282,433 

17 .Q8.4.474)2 $4,157 $4,657 

17-Q8.4.47-oo3 $2.111 $2.881 

17-oa-447-004 $8,321 $8,329 

17.Q8.447.QOI S3.M1 $3,&41 

17-oa-447 -009 $132.107 $132,807 

17 .Q8.4.47 .010 $112.121 $112,128 

17-Q8.4.47 .011 $2.151 $2.858 

17..()8.447.012 $4,432 $4,432 

17.Q8.447 .013 $3,545 $3,545 

17..()8.4.4 7.014 $3,545 $3,545 

17..()8.447.()15 S8.Q27 $8,027 

17 .Q8.4.47 .018 $8,238 $6,238 

17.Q8.447 .017 $5,885 $5,885 

17~7..018 $3,119 $3,119 

17-Q8.4.47 .019 $16.521 $18.521 

17 .()8.447 .()20 $9.382 $9,382 

17 .()8.447 .()21 $109,807 $109,607 

17-o&-447..()22 $33,735 $33.735 

17~1 $182.815 $182,815 

17 ..Q8.448.00.2 $83,529 $63,.529 

17 ..()8-448.()03 $111.892 $111.02 

17.Q8 H8 004 $53,808 $53,608 
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17-17·203-001 exempt exempt 
17-17·203.002 exempt exempt 
17 ·17 ·203-003 $30.502 $30.502 
17-17·203·004 $34,533 $34,533 
17 ·17 ·203.008 $27.258 $27.258 
17 ·17 ·203-009 $16.814 $16,814 
17·17·203.010 $35,004 $35,004 
17·17·203.011 $9,910 $9,910 
17·17·203.012 $30,146 $30,146 
17·17·203-Q13 $33,680 $33,680 
17-17·203-Q14 $16,447 $16,447 
17-17-293-()15 $12,027 $12.027 
17-17·203-Q16 $4,85ol $4,854 
17·17-203.017 $4,85ol $4,85ol 
17·17-203-Q18 $17.318 $17,318 
17·17·203-Q19 $49.306 $49,306 
17-17-203-Q20 $15.806 $15.806 
17-17-203-021 $14,966 $14,966 

17-17·204-0Q1 $75.554 $75.554 
17-17-204-002 ss.asa $5,858 
17-17-~ ss.asa ss.asa 
17-17-204-004 se • .cae $6,486 
17.17 ·204-005 $5,858 $5.858 
17·17-2().4.()()6 $88,012 $88,012 
17-17-204-007 $78.157 $78.157 
17.17 ·204-008 $33.311 $33.311 
17.17 ·204-008 $148,844 $148,844 

17·17·205-001 $2.052 $2,052 
17-17·205-002 $1,971 $1,979 
17-17·205-003 $3$117 $3,197 
17 ·17 .205-()(M $3$117 $3,997 
17 ·17 ·205-005 $3$117 $3,997 
17 ·17 ·205-006 $4,477 $4,477 
17 ·17 -205-007 $41,(101 $41,008 
17 ·17 ·205-008 $21,1122 $28.822 
17 ·17 ·205-009 114.248 $14.246 
17·17-205-010 SU71 S8,i71 
17-17·205-011 11.171 11.171 
17-17·205-012 11,124 11.824 
17·17-205-013 $1,172 $9,172 
17·17·205-014 ~~- se ... 
17·17·205-015 11,134 $8,134 
17·17-205-018 $13,878 $13,878 
17·17-205-017 127.480 $27,480 
17 ·17 ·205-011 $3,387 $3,317 
17·17-205-019 $3,871 $3,671 
17-17·205-020 $3,114 $3,114 
17-17·205-021 11.795 $8,795 
17 ·17 ·205-023 $41.861 $41,881 

17 ·17 ·205-024 $42.014 $42,084 

17.17 ·207 .001 ... .-npt 
17-17·207-oo2 ... eumpt 
17·17-207-oo3 ... .-npt 
17-17-207-ocM ... eumpt 
17-17-207..()()5 ... .,.,. 
17-17-207-oo& .-npt .-mpt 
17·17·207-oo7 ... .-npt 
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17-17-207.008 exempt exempt 

17-17-207-Q09 $4,162 $4,162 

17-17-207-Q10 $4,162 $4,162 

17 -17-207-Q15 exempt exempt 
17-17·207-Q16 exempt exempt 
17-17·207-Q17 exempt exempt 
17-17-207-Q19 exempt exempt 
17-17-207-Q20 $84,354 $84,354 

17-17·207-Q21 $73,171 $73,171 

17-17-207-Q22 exempt exempt 
17-17-207-()23 $42,535 $42,535 

17-17-208-001 $66.284 $66.284 

17-17-208-002 exempt exempt 

17-17-208-005 exempt exempt 
17-17-208-006 exempt exempt 

17-17·208-007 exempt exempt 
17·17-208-008 $88.359 $88,359 

17-17-208-009 exempt exempt 
17-17·208-010 exempt exempt 
17-17·208-018 exempt exempt 

17-17-208-017 exempt exempt 

17-17-208-018 exempt exempt 

17 -Q8.433.001 1101.836 $101.638 

17 -Q8.433-002 $83,924 $83,924 

17 -Q6-o433-Q03 1102.579 1102.579 
17~ $82,805 $82.805 
17 -Q8-433.00S 112,153 112.153 
17 -oa..c33-Q06 131.233 131.233 
17-Q8.433.007 S32,112 132.812 
17-Q8-433.008 1148,059 $149.059 
17 -Q8-433-011 1112,115 $112,115 

17-o8-433-012 $30,117 S30.U7 
17 -Q8-433-013 $31.137 138.837 

17-.... -433-014 S22,3IO 122.390 
17 -o8-433-015 S21,871 $29,871 

17 08-433-016 $31,311 $38,311 

1 ';' 08-433-017 Sl5,210 Sl5.280 
17 -o8-433-018 1101.270 $108,270 

17 -Q8..434.001 $35,281 S35,2H 

17 -Q8o.C34o002 148.280 $48,280 

17 -o&-434-003 $37,110 $37,680 

17~ S37,137 $37,637 

17 -os-434-005 $40,243 $40.243 

17-Q8 .. 34-CIOI $80,547 $90,547 

17 -Q6.434o007 $11,785 111,795 

17 ..()8-.434-QOI $43,725 $43,725 

17~ $39,550 $39,550 

17~10 $20,481 $20,481 

17 -oe-43+011 $20,481 $20,481 

17 -oe-43+012 1131.248 $131.248 

17 -oe-43+013 $31,884 $31,884 

17 -o&-434-014 $31,884 $31,884 

17 -o&-434-015 $51,428 $51,428 

1'7 "•-434-o16 $83,983 $63,913 

17 -o&-434-017 $45,148 $45,141 

17 -o&-434-018 $31,H7 $31,967 

17 -08-434-Q19 $38,849 $38,849 

17 -Q8-434.020 $34,830 $34,930 
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17 ·08-434-021 $21,124 $21,124 
17 ·08-434-022 $147,806 $147,806 

17..08--441..001 $378,849 $378,849 
17..()8-441..002 $30,117 $30.117 
17 ·08--441-003 $326.663 $326.663 
17·08-441-<>04 $802.993 $802,993 
17 ..()8-441..()05 $138.337 $138,337 
17 ..08-441..()()6 $126.358 $126,358 

17..08--442.001 $236.839 $236,839 
17..08--442 ..()()2 $35,042 $35,042 
17..08--442.003 $35,042 $35,042 
14-0~~ $201,429 $201,429 
17..08-442..()05 $503,992 $503,992 
17 ..()8-442..()()6 $48,731 $48,731 
17~.()()7 $48,731 $48,731 
17~.()()8 $250.906 $250,906 
17~.()()9 $38,81" $38,81" 
17~.010 $258,692 $258,692 
17..Q8.442.011 $228.256 $228.256 
17~.012 $219,8"8 $219,848 

17 ..()8..4S().O() S1...-,9Q2 $1 ..... 992 
17 .Q8-450.007 $7".575 $7 .. ,575 
17~ $183,135 $183,135 
17 .()8.450.01" $103,001 $103,001 
17~15 $1"".202 $144.202 
17~18 $42.355 $42,355 
17~17 $67.230 $67,230 
11 -oe-450-01 a $89,180 $69,910 
17 -oe-450-019 $137.227 $137.227 
17~ 1338,147 S338.M7 
17 -o8-450-021 $1,185,105 $1,185,105 

17..()9.311-001 $21 ... 757 $21 ... 757 
17 ..()9.318-002 $117,204 $117,204 
17 ..()9.311-003 S1CM,113 $10..,113 

17 ..()9.319..()01 SS2.225 $52.225 
17 ..()9.319-002 $121,125 $129.925 
17 .()9.3l8-003 $71.125 $71,825 
17 -OV-319-004 $70,388 S70.3H 
17 ..()9.319-005 SoUIA17 .....,, .. 17 
17 ..()9-319-008 $78,181 S78,1a1 
17 -o9-31.oo7 $57,111 $57,181 
17 ..Q9.31i-008 S36.1M $36,1&4 
11 ..Q9.319-01 a $36,531 $36,531 

17 ..()9.327 .001 $111.154 $111,154 
17 ..()9.327 ..Q02 S24.~ S24.~ 
17 ..()9.327 -003 $140 ... 17 $140 ... 17 
17..()9.327~ $44.952 S....,852 
17.09-327 .oos $36,777 $38,777 
17 ..()9.327 ..()()6 1"7.2&4 1"7.2&4 
17 .()9.327 .007 54.558 $4,551 
17 ..()9.327 -ooe $17,811 $87,188 
17 ..()9.327 .()()9 $11,588 SII.SH 
17 ..()9.327 ..()1 0 S52.823 $52,123 
17 .()9.327 .011 $59..25" $59.254 
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17-09·328·014 $731,594 $731.594 
17-09·328.015 S175.1n S175.1n 
17 ·09-336.00 1 $549,381 $549,381 
17 ·09·336·007 $63.881 $63,881 

17·09-337·001 $141,053 $141,053 
17 ·09·337 .002 $72.563.00 $72,563.00 
17.09-337 -oo3 $102,505 $102.505 
17 .09·337 .Q04 S75.•n S75,4n 
17 .Q9-337 .005 $141,717 $141,717 
17.09·337.016 $125,745 $125,745 

17 ·16-1 00.03().8002 $2,709.021 $2,709,021 

11·16-105.016 $95.283 $95.283 
17·16·105-017 $51,521 $51,521 
17·16-105.018 $123,027 $123.027 
17·16-105-019 $37,174 $37,174 
17 ·16-1 05-020 $85,094 $85,09<4 
17·16-105-021 $97,790 $97,790 
17-16-105-029 $28,806 $28,806 
17-16-105-036 $146,341 $146,341 

17-16-109-001 $52,510 $52,510 
17·16-109-002 $33,019 $33,019 
17-16-109-003 $33,019 $33,019 
17-16-109-004 $33,019 $33,019 
17-16-109-005 $33,019 $33,019 
17·16-109-008 $33,019 $33,019 
17-16-109-007 $17,188 $17,168 
17·16-109-008 $185,821 $195,921 

17 ·16-110o004 $56.887 $56,887 
17-16-110.00S $1~,336 $142,336 
17-16-1 to-006 $97.310 $97.310 
17·16-11o-oo7 $133,151 $133,151 
17-16-110.019 $112.438 $112,438 

17·16-116-001 $4M,I28 $466,828 
17·16-116-002 $354,810 $354,810 
17-16-116-003 $28.153 $28.153 
17-16-116-004 $28.153 $28.153 
17-16-11.&-005 $285,881 $285,881 

17-16-117.001 $184,008 $184,008 
17-16-117..Q25 $18.753 $18,753 
17·16-U7-o27 $97.375 $97,375 
17-16-117..()32 S1•.n• s1•.n• 
17·16-1 1-7.Q33 $80,138 $60,138 

17-16-122-oQ Ex8mpt Exilmpt 

17·17·209-001 $90.383 $90.363 
17-17-209-002 $99.150 $99,850 
17·17-209-003 $353.284 $353.284 
17·17·209-004 s.ow.e:w $44,834 
17-17·209-009 $867,891 $867,891 
17-17-209-010 $S7,947 $67,947 
17-17·209-011 S250.n7 $250,n7 

17-17·209-012 $83,591 $83,591 

17-17·209-013 $83,591 $83,591 
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17-17-209-014 $58.356 $58,356 
17-17-209..015 $48,359 $48,359 
17-17-209..016 $68.617 $68,617 
17-17-209..017 $105,865 $105,865 
17-17·209-()18 $143,171 $143,171 

17-17·214-009 $29.969 $29,969 
17-17·214-002 $11,624 $11,624 
17-17-214-003 $12.842 $12.842 
17-17·214-00( $25,728 $25,728 
17-17-214-005 $20,805 $20,805 
17-17·21+-006 $12.129 $12,129 
17-17·214-007 $530.243 $530.243 
17-17-214-012 $130,137 $130,137 
17-17-214-013 $66,943 $66,943 
17-17·214-014 $133,129 $133,129 
17·17·214-015 $126,597 $126,597 

17·17-215-001 Exempt ex.tnpt 
17·17·215-002 Exempt Elctmpt 
17·17·215-009 $110,802 $110,802 
17·17·215-010 Exempt ex.tnpt 
17·17·215-011 Exempt ex.tnpt 
17·17·215-012 Eampt Exempt 
17·17-215-016 $55,118 $55,118 
17·17·215-017 $32.981 $32,981 
17·17·215-018 $48,018 $48,019 
17·17·215-019 $108,894 $109,894 
17·17·215-020 $184,830 $184,830 
17·17·215-021 e.mpt Exempt . 
17·17·215-022 Eampt e.mpt 
17·17·2t5-023 Eampt Exempt 

17·17·221..010 $237,488 S237 .... 
17·17·221..011 $<40,121 $<40.621 
17·17·221.012 $34,085 $34,095 
17·17·221.013 $108,323 $108,323 

17·17-222.()02 $57,183 $57,183 
17 ·17 ·222-oo3 $25.850 $25.850 
17-17·222-ool 1448.72. $448,72. 
17 ·17 ·222..QOI $42,570 $42.570 
17 ·17 -222-oot $87,581 $87,581 
17·17·222.010 $117.180 $117,810 
17·17·222.01" SM.I20 SM,820 
17·17·222.018 $8."12 $8,"12 
17·17·222.017 $33,813 $33,813 
17·17·222.018 $1,501,028 $1,501,029 
17·17-222.Q20 $27,027 $27,027 
17-17·222-o21 $23.110 $23.910 
17-17-222.Q22 $8,715 $8,715 
17·17·222-o23 SS..N4 *·Me 
17-17·222-o2" SS..215 SS..285 
17·17·222-o25 $182.013 $182,013 

17 ·17 ·228-oo3 $51,537 $51.537 
17 ·17 ·228-0CM $28,717 $28,717 
17-17·228-005 $29,717 $29,717 
17·17·228-006 $29.717 $28,717 
17·17·228-o11 $155.511 $155,511 
17·17·228-o12 $128.057 $128.057 

Louik/Schneider & Associates, Inc 56 



City of Chicago 
Near West- Redevelopment Plan _________________________ _ 

17-17·228..013 
17·17-228-014 
17-17·228..015 
17-17-228..016 
17·17·228-{)17 
17-17-~8..018 

17-17·229-019 
17-17·228..020 
17 ·17 ·228-021 
17·17·228..021·1001 
17-17·228-021-1002 
17-17·228-021-1003 
17 ·17 ·228-021·1004 
17-17·228-021·1005 
17-17·228-021·1006 
17 ·17·228-021·1 007 
17-17·228-021·1008 
17 ·17·228-021·1009 
11·17·228-021·1010 
17·17·223-021·101 1 
17·17·228-021·1012 
17·17·228-021·1013 
17·17·228-021·1014 
17·17·228-021·1015 
17·17·223-021·1016 
17·17·228-021·1017 
17·17·228-021·1018 
17·17·223-021·1019 
17 ·17 ·228-021·1 020 
17·17·228-021·1021 
17·17·228-021·1022 
17·17·228-021·1023 
17·17·228-021·1024 
17-17·228-021·1025 
17·17·228-021·1026 
17·17·228-021·1027 
17·17·228-021·1028 
17·17·228-021·1029 
17 ·17 ·228-021·1 030 
17-17·228-021·1031 
17 ·17 ·228-021·1 032 
17-17·228-021·1033 
17·17·228-021·1034 
17 ·17 ·228-021·1 035 
17·17·228-021·1031 
17·17·228-021·1037 
17·17·228-021·1031 
17·17·228-021·1038 
17 ·17 ·228-021· 1040 
17·17·228-021·1041 
17-17·228-021·1042 
17 ·17 ·228-021 ·1043 
17·17·228-021·1044 
17 ·17 ·228-021·1 045 
17-17·228-021·1048 
17·17·228-021·1047 
17 ·17 ·228-021· 1048 
17-17·228-021·1049 
17·17·228-021·1050 
17·17·228-021·1051 
17·17·228-021·1052 

$130,107 
$71,768 
$167.233 
$173,140 
$237.204 
$104,426 
$49,128 
$15,646 
$303,053 
$15,646 
$15,839 
$29,145 
$11.339 
$20,336 
$16,028 
$25,599 
$15,839 
$11,339 
$14,887 
$34,657 
$31,881 
$17.223 
$26.992 
$17,804 
$28,006 
$12,733 
S12.733-
S1U82 
$36,303 
$33,074 
$13,482 
$28,131 
123.316 
$24.~ 
$17.892 
$13,42 
$17~ 
$42,452 
$29,842 
$14,121 
$212.72 
$18,704 
S25.7H 
$14,121 
$18.126 
$18.438 
$44,091 
$35,735 
$19,387 
$25,913 
$20.589 
$31,421 
$18,387 
$19,387 
$19,323 
S2.7H 
S2.7H 
$2,7H 
S2,7H 
$2.788 
$2,786 

$130,107 
$71,768 
$167.233 
$173,140 
$237.204 
$104,426 
$49,128 
$15,646 
$303.053 
$15,646 
$15,839 
$29,145 
$11,339 
$20.336 
$16,028 
$25,599 
$15,839 
$11.339 
$14,887 
$34,657 
$31,681 
$17.223 
$26,992 
$17,804 
$28,006 
$12,733 
$12,733 
$16,662 
$36,303 
$33,074 
$13,492 
$28,131 
$23.316 
$24.~ 
$17,982 
$13,492 
$17,548 
$42,452 
$29,842 
$14,128 
S29Z12 
$18,704 
$25,786 
$14,128 
$18,628 
$18,436 
$44,098 
$35,735 
$19,387 
$25.913 
$20,589 
$31,426 
$19,387 
$19,387 
$19.323 
$2,786 
$2,786 
S2.786 
$2,786 
$2,786 
$2,788 
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17·17·228-021-1053 
17-17-228-021-1054 
17-17 ·228-021·1 055 
17-17-228-021·1056 
17 ·17 ·228-021·1 057 
17 ·17 ·228-021-1 058 
17-17 ·228-021·1 059 
17·17-228-021-1060 
17-17·228-021·1061 
17-17·228-021·1062 
17 ·17 ·228-021-1 063 
17·17-228-021·1064 
17·17·228-021·1065 
17·17·228-021·1066 
17·17·228-021·1067 
17·17·228-021·1068 
17·17·228-021·1069 
17·17·228-021·1070 
17·17·228-021·1071 
17·17·228-021·1072 
17·17·228-021·1073 
17·17·228-021·1074 
17·17·228-021·1075 
17·17·228-021·1078 
17·17·228-021·1077 
17·17·228-021·1078 
17·17·228-021·1079 
17·17·228-021·1080 
17·17·228-021·1081 
17·17·228-021·1012 
17·17·228-021·1083 
17·17·228-021·10&4 
17·17·228-021·1085 
17-17·228-021·1018 
17·17·228-021·1087 
17·17·228-021-1018 
17-17 ·228-021·1 089 
17·17·228-021·1080 
17·17·228-021·1081 
17·17·228-021·1082 
17·17·228-021·1013. 
17·17·228-021·1ot4 
17·17·228-021·1015 
17·17·228-021·1096 
17·17·228-021·1087 
17·17·228-021·1otl 

17-17·238-013 
17·17·238-014 
17-17·238-018 
17·17·238-019 

TOTAL S5,9SU93 

$2.786 
$2.786 
$2.786 
$2.786 
$2.786 
$2.786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2.786 
$2,788 
$2,786 
$1,900 
$1.900 
$1,900 
suoo 
suoo 
$1,900 
$1,900 
suoo 
$1,900 
suoo 
$1,900 
$1,900 
$1.900 
$1,900 
$1.900 
$1,900 
$1.100 
$1,900 
$1.100 
11.100 
$1.100 
$1.900 
11.100 

$118.855 
e-npt 
SSH.494 
$1,178,548 

$2.786 
$2.786 
$2,786 
$2,786 
$2,786 
$2,786 
$2.786 
$2,786 
$2,786 
$2.786 
$2,786 
$2.786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$2,786 
$1,900 
$1,100 
$1,900 
St.900 
S1.900 
$1,100 
$1,900 
$1,900 
$1,900 
$1.100 
$1,100 
$1.100 
$1,900 
$1.100 
suoo 
$1,100 
suoo 
suoo 
$1.100 
S1.900 
$1,900 
$1,900 
$1,100 

$111,855 
Exempt 
S528,484 
$1,178,549 

$38,823.521 
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MAPS 

Map 1 Redevelopment Project Boundary 

Map 2 Existing Land-Use 

Map 3 Proposed Land-Use 

Map 4 Property Which May Be Acquired 

Louik/Schneider & Associates, Inc~----------------- ___ 59 
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1. INTRODUCTION 

The purpose of this repor~ is to document in a comprehensive 
'-'aY the extent of the factors of "conservation area" w-hich may be 
found in the area desianated as the Enterprise Business Park in 
Chicaao, Illinois, and to determine the eli&ibility of this area 
for such status pursuant to the Tax Increment Allocation 
Redevelopment Act, Illinois Rev. Stat., Section ll-i4.4-3 (the 
"Act" l. 

The proposed Redevelopment Project Area (the "RPA''l is 
aenerally described as followa: 

The Northern boundary of the RPA is West Washinaton Street 
and West Randolph Street falona the 1000 and 1100 blocks of West 
waahinaton); the Southern boundary is aenerally West Monroe 
Street and West Madison Street; the Eastern boundary is South 
Creen Street and North Peoria Street: and the Western boundary is 
South Aberdeen Street and North Hay Street. 

The survey was undertaken in November and December, 1988 and 
also include• the findinas of previous aurveya and inventories 
conducted by various !irma and aaenciea which were available and 
are pertinent to the evaluation ot this area. 

The Baais For Redevelopment 

The elimination or reduction ot conservation area factors 
within Illinois coaaunities throuch the implementation of 
conservation measures and redevelopment is addressed by the Act. 
The Act authorizes the uae of tax increment revenues derived from 
the tax rates ot various taxina districts in a project area for 
the payment of redevelopment projects. For redevelopment 
eli&ibility, under this leaislation. a subject area must contain 
conditions which warrant ita deaicnation as a "conservation 
area". 
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According to ~ect1on Ll-7~.~-3 of the ~ct lin pert:nent 
par: l. a ··conservatlon area: :neans: 

lal "Conservati~;- area" means an:v improved area '-'ithin the 
boundar1es of a redevelopment pro.ject area located 
within the terrltorial limits of the municipalit:v in 
whicn 50% or more of the structures in the area have an 
aJe of 35 vears or more. Such an area is not vet a 
bli~hted area but because of a combination of 3 or more 
of the follow1n~ factors: dilap1dation: obsolescence: 
deterioratlon: 1lleaal use of individual structures: 
oresence of structures below minimum code standards: 
~bandonment: excessive vacancies: overcrowdin« of· 
structures and communit:v facilities: lack of 
ventilation. liaht or sanitar:v facilities: inadequate 
utilities: excessive land coveraee: deleterious land 
use or lavout: depreciation of phvsical maintenance: 
lack of communitv planninJ,.is detrimental to the 
public safetv, health. morals or welfare. and such an 
area mav become a bliihted area. 

The area as a whole qualifies as a conservation area due to 
the conditions that are characteristic of the area as a whole. 
However. within the RPA are blocks that. on their ovn, possess 
conditions which would qualify those blocks as "bli&hted". as 
such term is defined and used in the Ac~. Conclusions in the 
report are based on conditions in the area as a whole. but mi(ht 
be rea««re«ated to define "bli&hted" and "conservation·· areas 
within the RPA. 

2. REOEVELOP~EST STUDY AREA 

The Citv of Chica•o's Cthe ··citv"l Near •est Side commercial 
area iand particularly what is known as the ~adison-Racine 
Commercial District) has been siJnificantl:V bli«hted since the 
earl:v 1970's. The Hadison-Racine Commercial District is 
~enerally bounded on the north by wese Lake Street, on ~he e&s~ 
b:v the John F. Kennedy Expressway, on the south b~ •est ~onroe 
Street, and West Hadiaon Street. and on the west by Sorth Olden 
Street. The Madison-Racine area was determined to be a alum and 
bliih~ed area by the Department of ~rban Renewal pursuant to 
Resolution No. i6DUR68 on Hay 25, 19i6. The Chicaco City Council 
approved the desicnation of slum and bli«hted on June 22. l9i6. 
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The ~ecievelopment plan for the area ~as adopted by the Chica~o 
Cit..- Council on OctOber z.;. 19i9. In December of 1980. the 
Commercial District Comm1ssion of the CitY of Chica~o des1;nated 
tne ~adison-Racine Project as a bli~hteci area in need of 
commercial development. Factors contributin« to the decline of 
this ori«inallv stroni industrial and ~anufacturini district 
include the construction of the Dan Rvan Express~av. chan~ln« 
l.S. retail shoppin~ patterns. and the increased burden of lo~er 
lncome residents relocated into the areas due to urban renewal 
projects on the Loop's ~est side. 

From 19i0 to.l985. the Sear \.fest Side experienced an 
estimated loss of approximately 25.323 individuals. accountinl 
for a 32% total loss. This loss in population ranks ei~hth 
hiRhest of the ii city communitY areas. Additionally. this loss 
occurred durin~ a time when the City ~as experiencin~ an overall 
population gain. 

The 1980 Census median family income places the Near \ofest 
Side area at 57.534 and the SMSA a~ !24.536. These fiRures 
indicate an outstandinc disparitY between residents of the Near 
\ofest Side and the rest of the metropolitan area. 

Approximate!~ 52~ of those residents livtnc on the Near West 
Side have incomes below poverty level. Additionally, forty eicht 
percent 148~, of the faailie• are at or below poverty level. rn 
1980. the unemployment rate was at 19S. and City sources SUiJest 
this rate may have decreased only slichtly by 1988. 

The City ha• made efforts throuch various pro«rams to 
clear many of the deteriorated and subs~andard buildin&s from the 
area since 19ii. There are blocks of dilapidated housin« and 
manufacturinc buildincs. as well a• manv unkep~ vacan~ lots that 
still exist. A survey of the Madison-Racine district. taken in 
19i6. described over ·90~ of the build;nc• aa beinc of a 
dilapidated. or deteriorated nature: t:.e majority of these 
stru~tures were non-residential. 
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The Enter~r:se Bus1ness ParK Redevelocment Pro.Ject Area 
IRPAI 1s oar~ of the lar~er ~ad1son-Rac1ne ProJect Area. As 
descrlbeci. prev1ously, tn~ larger area-as desl~nated a number c! 
~ears ago-suffered from the presence of older. obsolete 
structures. Most of these structures were 1n very poor condition 
as descr1bed 1n th~ des1inat1on report. The area ~ithin the RPA 
as ~ell as near the RPA was tarieted for a more intens1ve 
acqu1sition plan by the City 1 in comparison to the rest of the 
Madison-Racine Pro.]ect Areal. Since 1979. a number of parcels 
within the vicinitY of the RPA have been acquired by the Cit~. 
Reference to the 19i9 acqu1sition map indicates that a number of 
structures have since been razed. The construction of the 
Motorola fac1lity <not located within the RPA>. tbe Federal 
Express facilitY, and the rehab of the buildinl housinc Social 
Security offices attest to the importance of City of Chica1o 
efforts to date. However. the examples above illustrate separate 
projects that were not coordinated with one another and are not abl 
to 1enerate silnificant area wide confide~ce· laa perceived by the 
marketplace). The newer projects, aa well aa removal of 
structures, has served to remove some conditions of bli1ht ~ithin 
the area. 

Reference to information contained in the Hid-Chicaco 
Economic Development Pro;ect report entitled A Partnershic for 
Action fl970l, indicates that many obstacles to redevelopment 
still exist. Firms in eilht industrial areas, includinl the 
West-Central area in which the RPA is located, were survey by the 
City. At that time. 86~ of the firma surveyed were located in 
multi-story buildin1s. while only 38S of firma were in buildincs 
less than 40 years old. These statistics ranked at the top or 
near the top ran1e in comparison to firma in other areas. Hoat 
firms noted that very little rooa was available for expansion. 
Most common problems reported by surveyed firms in 1970 related 
to environmental conditions fsurroundinl community appearance, 
other uses), crime and vandalism. and poor condition of ~treets, 
curbs, etc. 

The RPA, and the area adjacent to the RPA, both contain many 
Multi-story buildinca which are obsolete lby current standards) 
for more intensive industrial or commercial reuse. The condition 
of sidewalks, streets, and curbs within the RPA ia very poor. 
~anv of the __ Jewalka are of vaulted construction. Disrepair and 
deferred maintenance have resulted in crackin1 and holes in 
sidewalks, a condition that is dan1erous as well aa unsirhtly in 
appearance. ividence of vandalism is atill present--lrafitti, 
debris atrewn in lots, duapinl in alleys and lots were observed 
durin& site surveys. 
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~anv of the older bu1ldin~s constructed wtthln the RPA were 
dest~ned for uses that ar~ different from curr~nt ones. Chan~es 
tn technoloiY as well as oroductton have resulted in 1ndustr1al 
shifts to sin~le storv st~uctures ~ith hiiher ceilin~s and more 
efficient loadin« facilities. ~any ~ara~e structures and uses 
withtn the RPA do not efficiently utilize space. nor do thev 
provide for a more tntensive redevelopment of the RPA. Manv of 
the blocks are charactertzed by a varietY of users. tYpes of 
bu1ldinas I e.~. multi-story. sin~le storyl. and condition of 
structures. 

The site survey as well as the review of uses within the RPA 
indicates that problems still exist. Due to the fact that more 
recent City and private sector activity has been undertaken. has 
miti~ated some of the bliihted conditions. However, the need for 
a coordinated series of public improvements and assistance in 
combination with private investment of considerable size and 
scope is required to stem bli~htin~ conditions. in order to brina 
the area as a whole back to productive ·reuse. Based upon site . 
surveys as well as other available information, the RPA qualifies 
as a "conservation area" on an area wide basis. The a~e of the 
structures. the presence of obsolesence. depreciation of physical 
maintenance, inadequate utilities !overall condition of 
sidewalks, curbs, and streets), and deleterious land use and 
layout, were present to a major extent throu•hout the 12 
blocks. All blocks ~ithin the area indicate the presence of some 
conservation qualification factors. In addition to the factors 
described above deterioration. excessive vacancies. existence of 
structures below minimum code. and excessive land coveraae are 
also present in some of the blocks. 

3. SIT! EVALYAT!ON 

Building & Site Conditions 

The evaluation of existinl buildinss and site conditions is 
a primary step in deteraininl the elisibility of a redevelopment 
area. Tne systea for classifyinl buildin~s is based upon 
exterior site surveys and additional information provided by the 
City. The information was orcanized to provide an analytical 
evaluation of the existin~ conditions in the study area. 
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5urv~v and Analvsis Procedure 

ihe condition analysis is based on ex~er1or inspections 
~ithin the s~ud, area cond~c~ed durin~ NoveMber and December, 
1988. The ex~erior survey ~as conduc~ed as the initial phase of 
the analvsis. to note obvious s~ructural deficiencies. The 
results of the exterior survev are detailed on the attached 
chart. Each propert~ within each block was examined and iiven a 
class1fication. 

ihe properties ~ere examined usinK the followinc factors. 

1. ~: Simply the· time which was passed since buildina 
cons~ruc~ion was completed. 

2. Illegal Vse of Structure: The presence on the proper~y of 
illecal uses or ac~lvities. 

3. Struc~ure Belo~ Minimum Code Standards: Local s~andards of 
buildinc. fire, hous1n1. zoninc. subdivision or lack of 
conformance wi~h other applicable aovernmen~al codes. 

4. Excessive Vacancies: when the occupancy or use level of the 
buildina is lo~ for frequent or lenathy periods so as to 
represent an adverse area influence. 

5. Lack of Ventilation, Licht or Sanitarv facilities: 
Conditions ~hicb ~ould neaatively influence ~be health and 
welfare of buildina users. 

o. !nadegua~e utilities: Deficiencies in sewer. water supply. 
s~orm drainaae. electricity, stree~s or other necessary site 
services. 

7. Abandonment The buildinc is unoccupied and unused. and no 
apparent effort is b~ina directed toward occupancy and use. 

a. Dilapidation: The condition where the safe use of the 
buildina is seriously impaired, as evidenced by subs~andard 
structural conditions: this is an advanced staae of 
deterioration. 

9. Obsolescenqe: When the structure has become or will soon 
become ill-suited for tbe oriainallT desianed use. 

10. Deterioration: A condition where the quality of the 
buildinl has declined in terms of s~ructural intearitY 
and/or buildinl systems due to lack of investment. misuse or 
ace. 
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ll. Overcrowding of Structures and Communitv Fac1lit1es: A 
level of use beyonci a des1gned or leia11Y permltted level. 

12. Excessive Land Coverage: Site coveraie of an unacceptabl~ 
hiih level. 

13. Deleterious Land ~se or Lavout: Inappropriate propertv use 
or plottlni, or other ne•at1ve influences not other~lse 
covered. which discoura1es investment in a property. 

t~. Depreciation of Phvs1cal ~aintenance: Decline in propert~ 
maintenance which leads to buildini deieneration, health and 
safety hazards, unattractive nuisances, unsi•htliness, 
property value decline and area distress. 

15. Lack of Communitv Planning: Deficiency in local direction 
of iro~th, development or redevelopment in order to maintain 
or enhance the viability of the area or community. 

The follo~ini codes were assi~ned to each factor per block. 

!1ajor-M 

!1ocierate-Mod 

!1inor-Min 

Sot Present-N 

Factor present to a major extent t.~ithin 
a block. 

Factor present to a moderate extent 
within a block. 

Factor is present to a minor extent 
within a block. 

Factor is not present at all within the 
block. 

_,_ 



~. OVERALL THEORY OF QUALIFICATION 

The presence of sever&l fac~ors in~erac~ to make the RPA a 
conservation are&. The phvsical condition of the s~ructures, 
their positions vis-a-vis each other. and the network of streets 
and sidewalks that connect the structures interact to create an 
lnefficlent svstem for reuse: unless these conditions are 
improved. the RPA w1ll evidence continued economic stacnation and 
decline. The relevant factors are the followinc !please refer to 
above for definitions of the f9llowinc factors). 

1 l Ale 
21 Obsolescence 
3) Depreciation of Physical Maintenance 
41 Inadequate Utilities 
51 Deleterious Land Use or Layout 
61 Deterioration 
i> Excessive Land Coveraae 
81 Structures Below Minimum Code Standards 
91 Excessive Vacancies 

101 Lack of CommunitY Planninl 

Several of the above factors lower the value of both 
individual properties and the value of property for the area as a 
whole. Depreciation of physical maintenance leads to a state of 
disrepair. The onset of time faae) hastens this state of 
disrepair. This state of disrepair can become a state of 
deterioration. Structures that are below minimum code standards 
reduce the value of structures. Functional obsolescence. and 
deleterious land use or layout, make it difficult to effecientlY 
utilize structures and sites for current industrial and 
commercial needs. Inadequate utilities, such as sidewalks, 
streets, alleys and curbs, makes it difficult to flow both people 
and coods to points.within and without the area. Excessive land 
covera1e leaves little room for expansion or reconficuration of 
current operations. Lack of coaaunit7 plannina, in the form of 
street layout and plattina, results in a land use pattern that is 
of little uae to any particular form of uaer findustrial. 
commercial, reaidential), and of little use to all in addition. 
it make it difficult !or say, an ind..ustrial user to expand onto 
adjacent facilities, eapeeially if such facilities are commercial 
or residential. £xceasive vacaneies depress ren~s. The 
prescence o! these factors affects more than just the properties 
that possess thea: .the factors undercut the market as a whole. 
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7he lo~er value of orooer~v resui:s 1n lo~er ren~s ana 
re~ur~ on 1nves~ment. lmoor~antlv. s1nce the area as a ~nole 

sur:ers from aeoressea rents. an lndlVldual propertv o~ner 1s 
unllkelv to rece1ve mucn of a return on hls lndivldual 
lnvestment: the deter1orat1on around the individual propertv ~lll 
force do~n that propertv's value. This 1nvestment climate 
d1scoura2es 1nvestment. ~ithout sucn 1nvestment the factors 
men t 1 oned above ~ill con t 1nue to exist. and further deca.v· ~111 
ensue. 

3. DETERMINATION OF ELIGIBILITY 

The followin~ conservation area qualification factors are 
present: 

Of the approximatelY i2 buildin•• within the area, 
about 63 or 88S are 35 years of ace or older. Ace as 
a factor is present to a maJor extent in all the 12 
blocks that compromise the R·PA. 

2. Obsolescence 

Of the ap~roximately i2 structures. it is estimated that 
about 49 or 68S of the structures are functionally and/or 
economicallY obaolete. In 9 of the 12 blocks obsole­
scence is present in 50S or more of the structures: in 
2 blocks 25-50S of the structure• are characterized as 
obsolete. 

3. Oe~reciation of PhTsical Maintenance 

It is estimated that 56 out of 72 structures. or 78S 
exhibit ao•e evidence lin varyin• decressl of 
depreciation of physical maintenance: 22 out of 26 
vacant parkinc lota. or about ass. exhibit de~reciation 
of pbysical maintenance. Depreciation is present to a 
major decree in 11 out of 12 blocks, and to an averace 
decree in the re•ainina block. 

4. Inadequate Utili ties 

Inadequate utilities are present throuchout the RPA. 
Inadequate utilities are present to a major extent in 9 
out of the 12 blocks. The roads throuchout the RPA are 
in poor condition. Vaulted sidewalls are in poor 
condition and in many caaes serve as & hazard to 
pedestrian traffic. 
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Deleterious Land Cse or Lavout 

The area as a whole lacks adequate offstreet ?&rkln~. 
~anv structures have low land to buildin~ ratlos. wn1cr. 
~akes lt dlfficult to reconfiiure or expand current 
operations. 

Other quali!vin~ factors exis~ ~o a minor ex~en~. Some 
structures are belo~ min1mum code requiremen~s: some structures 
nave excess1ve land covera~e. Excessive vacancies are present :n 
some structures: some vacant. unpaved lo~s have no present use 
except to remain underutllized without addressinl area wide 
redevelopment. Some structures exhibit deterioration. The area 
was platted primarilY 1n the nineteenth century: as consequence. 
the Citv was not able to 1uide the plattina and buildini of 
structures throu•h· a comprehensive plan. Many of the struc~ures 
and proper~y are better suited for less intensive uses (e·l· 
~ara¥es. parkin~) or for market uses that are no lon1er viable 
te.a .. multi-story industrial). The block summaries that follo~ 
are based upon site survevs only ana are to be supplemented by 
file material. The summaries are provided to live an overall 
description and impression of the area's structures. 1eneral site 
conditions. and description of uses. 

Block No.203 

A majoritv of the structures are creater than 35 years old. 
A maJority of the structures are functionall:v and economicall:v 
obsolete. due to the poor conditions of the structures. 
Depreciation is evidenced in a majoritY of structures, aa well aa 
broken ~inaowa, deterioratinc tuckpointina. cracked paint, 
parapets deterioratina. etc. Three unpaved lota are overcrown 
with veaetation; fences are rusted and saaaina alona with several 
storefront vacancies. There are both residential and retail uses 
on the block. Sidewalks and curbs are in extremely poor 
condition. 

8lock No. 204 

A ma.jori ty of structures are over 50 years old. Park ina 
lots are unpaved surrounded with fences that are in poor 
condition. Narrow alleyva~s and are divide this block from 
Block 203 and 205, which ma~ make transportation difficult in 
spo~s. Alley ia in poor condition and many loadinl doors and 
w1ndows are in poor shape. as are some wall/roof connections. 
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3locK '<o 205 

~a.JoritY of the block 15 an unpaved parking lot. Ulth 
surrounding fence in poor condition. No cu~bs exist and some 
cieprec1ation of physical ma1ntenance ex1s~s as well: fa~ades are 
1n poor condition. There 1 s a presence of overgrown vegetation. 

Block ~o 208 

Some struc~ures are over 35 years old. Sidewalks and curbs 
are in poor condition. ~anv vacant storefronts ex1st. 
Also present is depreciation of physical maintenance for the 
ma.1or1t:V of s~ructures. It also appears that a majorit:v of the 
structures exhibit some form of economic or functional 
obsolescence. There is also an unpaved parkinl lot overgrown 
~.:ith vegetation. 

Block No 445 

A majorit:V of the structures are over 35 years old. Also, a 
majoritv of structures appear to exhibit characteristics of 
functional or economic obsolescence and exhibit depreciation of 
physical maintenance. There are unpaved parkinc lots with fences 
in poor condition. Man:v window• and facade are in poor condition 
with some debris in vacant lots. Curba. and sidewalks in are 
poor condition. There is also inadequate offstreet parkinc. 

Block No 446 

A majority of structures are over 35 years old. and exhibit 
characteristics of obaolescence. depreeiation of ph~sical 
maintenance. Han~ storefronts are in poor condition. Many 
windows are boarded up. with facade requirinc work Ctuckpointina, 
etc.). Loadinl dock• are in poor shape and have rustins fences. 
Parkins lots are unpaved with over1rown ve1etation. Curbs and 
sidewalks are in poor.shape (in~dequat~ utilities). Residen~ial. 
retail, and distribution usea on saae ~lock with inadequate off­
street parkinc and soae exiatina vacancies. 

Block No 448 

A majorit7 of iaproved space is over 35 years old. One 
structure (two in total> on the block exhibits characteristics of 
obsolescence and exhibit• depreciation of phyaical maintenance. 
Facade and loadina docks both require some repair, and numerous 
windows are broken. Overall the block ~~ in poor condition. 
There is a vacant unpaved parkinc lot on the block. 
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3locK .'io 20i 

The olock con~a1ns sldewalks and curbs 1n poor condltion 
w1th some evldence of deter 1orat:on. One empty lot within the 
block is unpaved and 19 surrounded by a wire fence which is in 
poor condition. A second empt~ lot is also unpaved and 
surrounded by a cha 1 n link fence which is in poor condition and 
on day of viewin& was partiall~ filled with cars. Alons Wlth the 
conditions of the sidewalks both lots show evidence of 
depreciation of ph~stcal malntenance, deterioration. and 
dele~er1ous land use or layout. Also located within the dock is 
a combina~ion one and two stor~ industrial buildin& with sarase/ 
warehouse space, office space, and a loadin& dock. The buildin& 
shows possible sisns of depreciation of physical maintenance. 

Major factors found within the block are: depreciation of 
physical maintenan~. deterioration, excessive vacancies, 
inadequate utilities and possible deleterious land uses or 
la~out.. 

Block No 447 

The block houses a 1 to 2 story brick buildina showina sians 
of beina in averaae to poor condition. The buildina ahowa siena 
of depreciation, especially the facade. and poaaible sian• of 
aae, obaolesence, and excessive land covera1e. The sidewalks 
alone the buildina are cracked and in poor condition. 

Alae, located within the block is a one story buildina which 
shows poaaible si1na of a1e, obsolescence, and excessive land 
coveraae. It is not known from the exterior whether the buildin& 
is occupied from the Waah1ncton Street side. However, from 
Sanaamon Street the buildinl ia occupied by one buaineaa and the 
structure appears to be in poor to avera1e condition. The 
sidewalks runnina alon1 the buildin1 are cracked and in poor 
condition. 

On the eaat aide of the block is a one story brick buildina 
appearina to oe occupied and in poor condition. ahowinl possible 
siana of ace. obsolescence, deterioration, and structures below 

inimum code .•nd&rda. 

A 3 story brick loft buildinl in averale condition is alao 
located on the block, showina possible si1n• of depreciation in 
portions such aa the around level, and the southern portion. 
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The block also con~alns t~o (2l emp~y lo~s. the fi~s~ of 
~n1cn con~a1ned a for sale s 1gn surrounded bv weeds and o~her 
vegetatlon. The lot snowed 51 sns of deprec1a~1on of pnys1cal 
ma1ntenance, and dele~er 1 ous land uses or lavout. The Sldewalk 
near the lot shows 91 gns of deterioration--especla11~ the curbs-­
and 1s predomlnantly. cracked and in poor condition. The second 
empty lot adjacent to the loft building shows some deprec1ation, 
especially of the fence and pavinS· 

Overall. the entire block shows major signs of depreciation 
of phys1cal maintenance deleterious land uses or la~out, age. 
anci obsolescence. 

Block ~o 444 

The block contains a three C3l story brick building --a 
loft construction of which the first floor appears occupied, ~ith 
some depreciation near ~indows. The buildina covers the •nole 
lot and shows si&ns of excessive land coveraae. The building 
also shows signs of aae. obsolescence, deterioration, excessive 
vacancies and deleterious land uses or layout. Adjacent to the 
buildinr lies a two story white brick buildinl in averaae to poor 
condition. The first floor appears occupied and possibly the 
second floor. The front of the buildina haa been replaced by 
&lass block. The buildina showa sian• of ace, obsolescence, 
depreciation of physical maintenance, inadequate utilities. and 
deleterious land uses or layout. 

Located next to the buildina is a vacant unpaved lot in 
poor condition. The lot ia surrounded by a rusted fence in a 
depreciated condtion. There are sians of depreciation of 
physical maintenance. and excessive vacancies. 

A one story brick buildina which appears to be vacant lies 
adjacent to the lot. Overall. the exterior of the buildina 
appears to be in poor condition. especially as the facade and 
brick on the west side of the buildina are crumblina. The 
buildina showa sians of ace. obaoleacence, depreciation of 
physical maintenance; deterioration, excessive vacancies, and 
possible sians of dilapidation. and structure below minimum code 
standards. 
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A par~ing lot. ~tth a fence that lS snowlng Slgns of 
depreclatton of phvstcal maln~enance ts ad.Jacen~ to the above 
6u1lding. The Sldewalks and curbs surroundin~ the area are tn 
poor and depreclatlni conditlon. 

Followin& is a two t2l storY brlck structure in which the 
first and second floor appear to be occup1ed. and which shows 
Slins of exterior deprec 1 atlon. Adjacent to the buildine is a 
paved parking lot 1n poor condition surrounded by a fence. On 
the dav of viewin~ there were cars parked on the lot and debris 
dumped 1n the alley. Immediately following is a fenced unpaved 
parkin& lot. 

The block also contains the Calvary Rescue Army Mission, 
which is a three !31 story brick buildin& with an empt~ lot 
located just east of the buildinz. The exterior of the buildinz 
is in poor conditio~. The facade is in need of tuckpointing, 
and the sidewalks and curbs are in poor condition. The building 
shows possible siens of ase, obsolescence, depreciation of 
physical maintenance. deleterious land uses or layout 
deterioration, and possibly, structures below minimum code 
standards. 

The emptY lot immediately followins is for sale and is 
overcrown with ve1etation and strewn with debris. The lot showe 
si1ns of depreciation of physical maintenance, excessive 
vacancies, and deleterious land usea or layout. 

Adjacent to the lot is a commercial buildinr which shows 
some minor si&na of depreciation, aa well aa poaaible si&ns of 
are. obsolescence, and deleterious land uses or layout. Ce.r •• 
inadequate parkinr or loadinr facilities). 

On the weat side of the block is a two 12) story industrial 
loft, in averare to poor condition. Adjacent to it ia a multi­
story buildinl with a rarare, with characteristics of functional 
or economic obsolescence. The doors and windows appear to be in 
need of repair. The lot to the south is filled with debris. 
These parcels appear to show si&ns of ace, obsolescence, 
depreciaticn of physical aaintenance, exceaaive vacancies, 
deleterious la~d uses or layout, and excessive land covera1e. 

A majority of the block contains the followinC factors; ace, 
obsolescence, depreciation of physical aaintenance and 
deleterious lana uses or layout. 
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A studio/productlon comclex occu~1es a signlficant portion 
of the block. The ~ash1ngto~ Street s1de ex~oses facade which is 
cracked and peeling. The east s1de of the building also exposes 
peeling facade, as ~ell as peeling window trlm and the windo~ 
frames that require malntenance. The back portlon 1faclni the 
alley! requires tuckpo1nt1ng. The west side of the building has 
peeling paint and cracked facade. The structure as a whole shows 
s1gns of age, obsolescence. depreciation of ph~s1cal maintenance. 
poss1ble deterloration. deleter1ous land uses or layout and 
excess1ve land coverage. 

A restaurant at the north end of the block shows signs of 
depreciation near the roof. The lot/yard adjacent is cluttered: 
both the structure and lot show possible signs of obsolescence. 
depreciation of ph~sical ~aintenance and excessive land coverage. 

I 

A four 141 story brick loft is also located at the north end 
of the block. evidencing characteristics of obsolescence and 
showing some minor depreciation on the ex~erior. Other possible 
factors are: deleterious land uses or layout, excessive land 
coverage. 

Overall. a majority of the block seems to contain. aae, 
obsolescence. depreciation of physical maintenance, and 
deleterious land use or layout. 

Block No 436 

The block contains a six C6J story brick buildina which 
needs window repair and treatments due to depreciation near 
frames and sills. There may be vacancies on the top floors. 
The water tank on the top floor needs work. Adjacent to the 
bu1ldin1 is a vacant parkin& lot which needs paving. Sidewalks 
surroundina the lot and near the buildina are cracked. 

Also within the block is a parkin& lo~ exhibitinl m1nor 
depreciation and overarown ve1etation at the sidewalks. The 
s1dewalks themselves are in poor condition with numerous cracks, 
holes and litter near the curb. The west side of the lot contains 
a ra1sed area and much alopina. 
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Following is an occuoied studio buildin&. a three 13l story 
grav br1ck building, ·~hlch sho~s some depreciation of the south 
~all and has only one 1 ll loading dock. The stairs are also in 
poor condition and need painting. The-side~alks around the 
bullding are cracked and the a11ev's are brick. Adjacent to the 
oullding is a paved parking lot ~hich requires additional ~ork to 
be functional as there lS a collacsed sidewalk at the north end. 
The alley 1s in poor condition. a~d there is no curb. 

Adjacent to the above buildinl is a two <2> story brick 
building showin& signs of peeling paint and grafitti at the east 
~all. The sidewalks are cracked and in poor condition. The 
bu1lding appears occupied, but a problem seems to exist ~ith 
loading in the alleys, since alleys are in poor shape and are 
narrow. 

Immediately following are two <2l buildings: one is a 2 story 
the other a 3 story. There is a problem with loading_ space. The 
2 story building is in poor condition .. The three story building 
has a brick facade, and needs additional work. 

The next building on the block is a two C2l story apartment 
building with newer looking stucco facade that seems to be 
cracked near the roof. The north wall contains painted bricks of 
which some are peeling. The alley contains trash and a large 
number of old pallets. There seems to be a problem with loading 
and access to the alley. 

Fo11owinc the above. is a one story building in averace 
conaltion. The entry door needs painting. Next is an auto care 
facilities. which is a one Cll story brick garace with an 
overhead door in poor shape. The driveway and sidewalks are 
cracked. with cars parked outside that are in various states of 
disrepa1r. 

The following building is a three C3) story former fire 
station. The brick needs tuckpointinc, and facade improvement 
and doors are in need of repair. There appear to be possible 
m1xed uses on the upper floors. 

A majority of the block shows signs of ace. obsolescence, 
depreciation ot physical maintenance, and inadequate utilities. 

-16-



..... 
&' 

llll!l~~~ Qf !i!U,lM IIUIIf!~ fA~IOII~ 

fpterprlee Perk TIF blatrlct - Tlf bletrlct No • • 
Ouell Ucallon I lock Block IInck 

factor U1 4H Hi 

·'-· tt H ~· 
C.beoleecence " H tt 

Clepreclellon or 
Ph~alcal Halntanance Hod tt tl 

De terlora tl on tUn til" tlud 

Clllapldatlon tlln tlln .. 
E~ceaalve Vacanolea N tlod !'lin 

I na.lequate IJllllll ee tlod tl :·a 

lie I eter luue Land l"aea 
or La~out Htod ~ .... Hln 

E~ceaalwe Land Cover••• H til n H 

Lack or Ventilation, Lleht, 
or Sanllar~ faollltlee H H ,; 

Lack or CoaaunltT Plannln• tlln !iln ~ 

vvercroe:dlne or Structure• 
and co .. unll1 faclllllee .. tlln .. 

Structure• Below Hlnlaua 
Coda llandarda tlln til n H 

llle•al Uae tlln N 1: 

Code: tl : 
tlocl a 
til n : 

rreaenl to a aainr ~xt~nt 
preeenl lo a aodcrnlct ~slent 
preaen~ to • •inur esl~nl 

I lock 
IOi 

tl 

.. 

" 
tl 

,. 
Hln 

~· 
tl 

N 

H 

Hod 

N 

tl 

H 

llm:k Dlock I lock I lock IIIJck .... 101 H5 HI 20. 

tt ~· " ~I 'I 

Ho•l tl tl H ~lud 

tl tl tl tl tl 

H tlod ,. tlod tlod 

H H N til" 1: 

H H Hln tlod tlln 

:I tl . ~· tlod :·rod 

!i ~lod N tlod ~lod 

.. tun tf ,. H 

.. .. H til n N 

til n ~I N ~od ~I 

H tl " H ,. 

tl tlod H til n ~loci . 
ti N N til n N 

Block Dluck Block 
205 203 fl& 

" tl tl 

tl H H 

tl tl tl 

, H ti 

,. tlod N 

tlod II Hln 

tl tl tl 

!'lin tlod tlod 

tt til n N 

,. tlod tl 

tloci ~lod tlod 

til n N N 

tlod tlod 14 

" " H 



LEGAL .DESCRIPTION 



ae~1nn1n2 at the Soutneast corner ot ~es~ ~&dlaon s·--...... e':. anc. 
Sou:~ Green Street; thence Sout~erlv to the Sou~neaa~ corne- c~ 
S~u:~ Green Street ana ~est ~onroe Street: thence wes~erly ~ 0 : 

s~u::;~o~est corner of ·Soutn Saniamon Street and. west !"tonroe St:-eet.: 
::;e~ce ~ortherly to the Southwest corner of west Maa1son S~:-eet. 
anc South San%amon Street: thence ~esterl~ to the Soutneaster~ 
~o~~er of \.'est Madison Street and South ~or1an Street: tnence 
Sout~erly to the Soutneast corner of South Marian Street and. \.'est 
~onroe Street: thence westerly to the Southwest corner of Soutn 
Aberdeen Street and ~est !"tonroe Street: thence Norther!~ to the 
Sout~~o~est corner ot west Madison Street and South Aberdeen 
Street: thence \.iesterly to a point in the \.iest line, ?-rociucea 
Sout~ of North Hay Street: thence Northerly to the ~ort~west 
corner of \.iest Rancioloh Street and North Hay Street: thence 
Easterly to the ~ortheast corner of west Randolph Street and. 
~orth Carpenter Street; thence Southerly to the Northeast cor~er 
cf Sorth Carpenter Street and west Washincton Street: tnence 
~asterly to the Northeast corner o! North Peoria Street and West 
~asn1n~ton Street; thence Southerly to the Northeast corner of 
~est ~adision Street and. Sorth Peor1a Street: thence Easterly to 
the Northeast corner of West Madison Street and North Green 
Street: thence southerly to the point of becinnin1. 

This area includes: 

Block 17-08-~~8 of which a part is a part of S.F. Gale's Sub. of 
Block 52 of Carpenter's Additlon to Chiea%o IRee. February 29. 
!Si2. Doe. 156~9) !which said Carpenter's Addition is a sub. of 
tne Southeast 1/~ of Section 8-39-1~. Rec. Aucust 31, 18361: ~nci 
of which a part is also a part of William Hale Thompson's Sub. o: 
Lots li to 26 incl. in S.F. Gale's Sub. o! Block 52 of 
Carpenter's Addition to Chieaco. Ree. July 21, 1890. Doe. 
1306568 (which said Carpenter's Addition is a sub. of the 
Southeast 1/~ o! Section 8-39-1~. Ree. Aucust 31, 18361. 

ALSO 
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Block li-08-447 of which par~ is a par~ of Block 3 1 of 
Car?enter's Addition to Chica~o. a sub. of the Southeaa~ 1/4 of 
Sect.lon 8-39-14. Rec .. AUIUSt 31, 1836. Ante Fi:-e: and of wi\ich a 
part lS also a part of Assessor's Second Division of the Eaa~ l/2 
of Lot 3 all of Lots 1, 2, 7, 8, 11, 12, 15, 16, 171 18 of Block 
51 of Carl'enter's Addition to Chica1o: Rec. November 29, 1872. 
Doc. 71687. Re-rec. October 1, 1875. Doc. 51466; and of which a 
part is also a part of H.C. Van Scbaak's Sub. of Lot 7 (except 
the Morth 20 feetl and Lot 8 lexcept the South 20 feet! in Block 
51 of Carpenter's Addition to Chicaco. Rec. October 27, 1885. 
Doc. 664546. 

ALSO 

Block li-08-446 of ~hich a part is a part of Block SO of 
Carpenter's Addition to Chica1o, a subdivision of the Southeast 
1/4 of Section 8-39-14. Rec. Auaust 31, 1836 <Ante-fire); and of 
which a part is a part of Assessor's Division of Lota l to 9 in 
Block 50 of Carpenter's Addition to Chicaao. Rec. July 30, 1859. 
Ante-Fire. 

ALSO 

Block 17-08-43i wnich is part of Block 42 of Carpenter's Addition 
to Chicaco, a subdivision of the Southeast 1/4 of Section 8-39-
14. Rec. Au•ust 31. 1836 tAnte-Fire). 

ALSO 

Block 17-08-436 which is part ot Williaa J. Bunker's Sub. of 
Block 43 of Carpenter's Addition to Chicaao. Rec. July l, 1848. 
Ante-Fire. lwhich said Carpenter's Addition is a subdivision of 
tbe Southeast 1/4 of Section 8-39-14. Rec. Auaust 31, 1836 (Ante­
Fire ll 

ALSO 

Block 17-08-444 of wnich a part is a part of Resub. of Block 48 
or Carpenter's Additioa to Chicaao. Rec. February 17, 1857. 
Ante-Fire (which said Carpenter's Addition is a subdivision of 
tbe Southeast 1/4 of Section 8·39·14. Rec. Auaust 31, 18361; and 
~hich a part is a part of c.w. Cook's Sub. of Lots 1 to 5 of 
Block 48 of Car~enter's Addition to Chicaao (Ante-Fire,, (which 
said Carpenter's Addition is a subdivision of the Southeast 1/4 
of Section 8-39-14. Rec. Auaust 31, 18361. 

ALSO 
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Block 17-0S-445 of which a part is a part of Block 49 of the 
Car?enterJs Addition to Chicago, a subdivision of the southeast 
1/4 of Section S-39~14. Rec. AuiUSt 31, 1836 fAnte-Fire.l; and of 
~hich a part is a part of the Sub. of the West 100 feet of Lot 6 
of Block 49 of CarpenterJs Addition to Chica&o. Rec. September 
1 3 , 1 8 7 5 . Doc . 4 8 7 9 0 . 

ALSO 

Block 1i-l7-208 of which is Block 2 of Duncan's Addition to 
Chica&o, a subdivision of the East l/2 of the Northeast 1/4 of 
Section 17-39-14. Ante-Fire. 

ALSO 

Block 17-l7-20i wbich is a part of Block 3 of Duncan's Addition 
to Cbica&o, a subdivision of the East 1/2 of the Northeast l/4 of 
Section 17-39-14 !Ante-Firel: and of which a part is subdivision 
of Lots 15 and 16 of Block 3 of Duncan's Addition to Chica&o, 
Ante-Fire. 

ALSO 

Block 17-17-203 which is a part of the Subdivision of Block 1 of 
Canal Trustee's Subdivision and of Block 5 of Duncan's Addition 
to Chica&o. Rec. Aucust 13, 1853. Ante-Fire, !which said Canal 
Trustee's Subdivision is a subdivision of the West 1/2 and the 
West 1/2 of the Northeast 1/4 of Section 17-39-14. Rec. Aucust 
31, 1848 (Ante-Fire); and which said Duncan's Addition is a 
Subdivision of the East 1/2 of the Northeast 1/4 of Section 17-
39-14. Rec. April 29, 1836 (Ante-Fire)). 

ALSO 

Block 17-17-204 of which a part is a part of the Subdivision of 
Block 1 of Canal Trustee's Subdivision, and 'f Block 5 Jf 
Duncan's Addition to Chica1o. Rec. Aucust 13, 1853 !Ante-Firel, 
!which said Canal Trustee's Subdivision is a Sub~\vision of t~­
West 1/2 and the Weat 1/2 of the Northeast 1/4 of Section 17-39-
14: and which said Duncan'• Addition is a Subdivision of the East 
1/2 of the Northeaat 1/4 of Section 17-39-14); and of which a 
part is also a part of Subdivision of the interior part of.Block 
1 of Canal Trustee's Subdivision. Rec. April 8, 1857 !Ante-Firel: 
and of which a part is also a part of Holden's Plat of parts of 
Block 5 of Duncan's Addition and part of Block 1 of Canal 
Trustee's Subdivision (Ante-Fire). 

ALSO 
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Block 11-17-205, o! which a part is a part o! the Subdivision of 
Block 1 of Canal Trustee's Subdivision and of Block 5 of Duncan's 
Addition to Chica•o·. Rec. Au•ust 13, 1853 (Ante-Fire)., (which 
said Canal Trustee's Subdivision is a Subdivision o! the west 1/2 
and the West 1/2 of the Northeast 1/4 of Section 17-39-14. Rec. 
Au•ust 31, 1848 (Ante-Fire), and which said Duncan's Addition is 
a Subdivision of the East 1/2 of the Northeast 1/4 of Section 17-
39-14. Rec. April 29, 1836 (Ante-Fire]); and of which a part is a 
part of C.C.P. Holden's Resubdivision of Lots 33, 34, • 35 of 
Block 1 of Canal Trustee's Subdivision (Ante-Fire). 
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I. INTRODUCTION AND BACKGROUND 

Back~round 

The City of Chicaco <the "City"l Near West Side commercial 
area (and particularlY what is known as the Madison-Racine 
Commercial District) has been si~nificantlY bli~hted since the 
early 1970's. The Madison-Racine Commercial District is 
generally bounded on the north by West Lake Street. on the east 
by the John F. Kennedy Expressway, on the south by west Monroe 
Street, and West Madison Street, and on the west by North Ogden 
Street. The Madison-Racine area was determined to be a slum and 
bli~hted area by the De~artment of Urban Renewal ~ursuant to 
Resolution No. ioDu~68 on May 25, 19i6. The Chic~«o CitY Council 
approved the desi~nation of slum and bli~hted on June 22, 19io. 
The redevelopment plan for the area was adopted by the Chicaao 
City Council on October 24, l9i9. In December of 1980, the 
Commercial District Commission of the City of Chica~o desi~nated 
the Madison-Racine Project as a bli8hted area in need of 
commercial development. Factors contributin~ to the decline of 
this oriainally strona industrial and manufacturina district 
include the construction of the Dan Ryan Expressway, chanaina 
U.S. retail shoppinc patterns, and the increased burden of lower 
income residents relocated into the areas due to urban renewal 
projects on the Loop's west side. 

From 19i0 to 1985, the Near West Side experienced an 
estimated loss of approximately 25,323 individuals, accountinc 
for a 32% total loss. This loss in population ranks ei~hth 
hiahest of the ;; city community areas. .Additionally, this loss 
occurred durin& a time when the City was experiencina an overall 
population ~· 

The 1980 Census median family income places the Near West 
Side area at s7,534 and. the SMSA at S24,536. These fi~ures 
indicate an outstandinc disparity between residents of the Near 
West Side and the rest of the metropolitan area. 

Approximately 52X of those residents livina on the Near West 
Side have incomes below poverty level. Additionally, forty e.icht 
percent (48Xl of the families are at or below poverty level. In 
1980, the unemployment rate was at 19X, and City sources aucaest 
this rate may have decreased only sliahtly by 1988. 

The City bas made efforts throuah various proarams to 
clear many of the deteriorated and substandard buildings from the 
area since 19ii. There are blocks of di~apidated housinc and 
manufacturing buildinas, as well as many unkept vacan~ lots tha~ 
still exist. A survey of the Madison-Racine district, taken in 
19i6, described over 90~ of the buildinas as beinc of a 
dilapidated or deteriorated nature; the majority of these 
structures ~ere non-residential. 
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rndus~rial and ~usiness gro~~h in ~he area has Oeen S~l:led, 
largely because demand for induscrial space. in the City has been 
~eplaced by the nee~ for sinile-s~ory buildin~s not found in this 
dis~r:ct. Meanwhile, there has been a surge in Loop office 
cons~ruction whicn provides si:nificant office support potential 
for facilities located near the Loop. 

The City intends to address comprehensive grow~h ~ithin ~~e 
~!adison-Racine area through ~he desiina~ion of of a Redevelooment 
Projeot Area !the "RPA"J. Conditions ~ithin the RPA need to.be 
improved in order to attract ana encourage significan~ private 
invest:ent. 

The RPA is eenerallY described as follows: 

The Northern boundar~ of the RPA is west washincton Street 
and West Randolph Street Ialone the 1000 and 1100 blockS of ~est 
washington); the Southern bounaarv is generally West ~ionroe 
Street and west Madison Street: the Eastern boundary is South 
Creen Street and North Peoria Street: ·and the western bounaary is 
South Aberdeen Street and North May Street. 

Current uses are mixed-industrial, commercial/service, 
retail/wholesale. residential, sincle room occupancy uses, and 
parkinc/stora•e lots. A number of vacant lots are also 
interspersed with the uses described above. 

The Redevelopment Project Area ("RPA'') is part of the lar:er 
Madison-Racine Project Area. As described previously, the larcer 
area-as desicnated a number of years aco-~uffered from ~he 
presence of older, obsole~e structures. Mos~ of these st~uc~ures 
were in very poor condition as described in the desicna~ion 
report. The area within the RPA a~ well as near the RPA was 
tarceteci for a more intensive acquisition plan by the Cit7 (in 
comparison to the rest of the Madison-Racine ProJect Are1l. 

Since 1979, a number of parcels within the vicinit~ of the 
RPA have been acquired by the City. Reference to the 19i3 
acquisition map indicates that a number of structures have since 
been razed. The construction of the Motorola facility !no~ 
locted within the RPAl, the Federal Express facility, and .~he 
rehab of the buildinc housinc Social Security offices attes~ to 
the importance of City of Chicaco efforts to date. However, the 
examples above illustrate separate projects that were not 
coordinated with one another. The newer projects, as well ~s 
removal of structures, has served to remove some conditions of 
bli&ht within the area. 
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The site survev as ~ell as the :evlew of ~ses ~1~hi~ :~e ~?A 
~~cilc~~es that p~oo1ems S~lll exls~. Due to the fact that ~o~e 
recent Cit7 and prlvate sector actiYltY has been undertaken, sorwe 
of the bliihted conditions may have been ~itiga~ed. Ho~ev~r. the 
need for a coordinated series of public 1mproveroents and 
assistance in combination ~ith private invest~ent of considerable 
size and scope is requ1red to stem bli~hting conditions. brin~:nz 
the area as a ~hole bacK to productive reuse. aased upon site 
surveys as ~ell as other available infor~ation. the RPA ~as 
qualified as a conservation area on an area ~ide basis. The aie 
of the structures, the presence of obsolesence, depreciation of 
ph;sical maintenance. inadequate utilities <overall condition of 
sidewalks. curbs, and streets) deleterious land use and lavout, 
were present to a major extent in the RPA. All blocks Yithin the 
area indicate the ~resence of some conservation qualification 
factors. In addition to the factors described aoove, 
d~terioration, excessive vacancies, existence of structures below 
minimum code, and excessive land coverage are also present in 
some of the blocks. Certain individual ~locks possessed 
conditions that character1:ed those blocks as bliihted. ~s sue~ 
term is defined and used in the Act; such bli~hted conditions 
were not characteristic o{ the area as a whole. 

The Citv 1 s Role in Redevelocment 

The City plans to encoura•e comprehensive redevelopment or 
the RPA. In order to accomplish such redevelopment, the City has 
undertaken the desicnation of the RPA and becun to explore 
methods of providinc the necessary publi~ improvements uithin t~e 
RPA. Public assis~ance is required to promote redevelopmen~ ~ue 
to the lack o{ stronc marketplace momen~um. ~arketplace 
perception relatinc to the condition of the RPA and/or lack o: 
amenities serves to limit potential and competitive cevelopmen~ 
of property ~ithin the RPA. The City plans on cemonstrati~g a 
positive marketplace·sicnal throuch the sustained redevelop~en: 
of the RPA includinc the possible cleari~c of substandard and 
obsolete structures, the possible assembly of land into 
appropriate and feasible development packaces. and the possible 
diponition of such packaces to developmental entities. 
Currently, redevelopment activity has been limited ~ithin ~~e 
immediate area--sufficient density of new development and 
redevelopment is required in order to cenerate sirnificant 
interest uithin the area ~hile attractinr ~nd proQotinr quality 
industrial and commercial uses. The scope of existinR 
redevelopment needs to be addressed by the City. It is import~n: 
to future tenants/owners of property within the RPA and the Near 
~est Side CommunitY Area that the market~l~ce pcrceiv~s the 
property favornbly. Projects must be of sufficient scope and 
quality that attracts investor ~nd m3rketplace confidence. 
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The RPA as constituted would be difficult to develop solel~ 
throu~h investment by private enterprise. It is not reasonable 
to anticipate substantial reuse of sites within the RPA without 
the adoption of a redevelopment plan that addresses the 
characteristics of the properties and recent market trends, while 
providina a practical method for financin~ the redevelopment 
project. The City has prepared this redevelopment plan to 
address its needs and meet its redevelopment ~oals and objectives 
relatinc to the RPA throuah the use of tax increment financina. 

The City recocnizes the need for implementation of 
various strateaies to overcome existin~ area conditions and lack 
of competitiveness with out-of-City (suburban> locations. The neede 
public investment will be possible only if tax increment 
financina is adopted pursuant to the terms of the Tax Increment 
Allocation Redevelopment Act, Illinois Rev. Stat., Section 11-
i4.4-3 (the "Act"). Incremental real estate tax revenue senerated 
by the RPA will play a decisive role in encouraaina private 
development. 

Existinc site conditions that have precluded intensive 
private investment in the past will be eliminated. Throuah this 
Redevelopment Plan and Project, the City will serve as the 
central force for marshallina the assets and eneraies of the 
private sector for a unified cooperative public-private 
redevelopment effort. Ultimately, the implementation of the 
Redevelopment Plan and Project will benefit the City and all 
the taxina districts which are included in the RPA in the form of 
a siani!icant expansion of the real estate tax base and 
employment base. The Redevelopment Plan-and Project will serve 
to create new jobs within the City and thereby reduce 
unemployment within taxinc districts which cover all or part of 
the RPA •. 

The RPA has not been subject to comprehensive redevelopment 
throuch investment by private enterprise and it is not reasonably 
anticipated to be developed in a comprehensive manner without the 
adoption of a Redevelopment Plan and Project. The Cit~ has 
prepared this Redevelopment Plan and Project to use tax increment 
financina in order to address its needs and meet its 
redevelopment aoals and objectives. 

In November, 1988, the City of Chicago's Commercial District 
Commission adopted a resolution authorizing a feasibility study 
to use Tax Increment Financinc ("TIF") for the redevelopment of 
the area leaally described herein in Exhibit 1 and outlined on 
the map in Exhibit 2. Redevelopment ot the TIF area is tenable 
only if a portion of the public improvements are funded by TIF. 
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The adoption of this Redevelopment Plan and Project makes 
possible the implement~tion of a comprehensive program for the 
economic redevelopment of the proposed RPA. By means of public 
investment, the RPA will become an improved, more viable 
environment that will attract private investment. The public 
investment will set the sta1e for the redevelopment of the area 
with private capital. 

Pursuant to the requirements of the Act, the RPA includes 
only those contiiuous parcels of real property and improvements 
thereon which are substantially benefitted by the redevelooment 
plan and project. Also in accordance with the Act, the RPA is 
not less than l l/2 acres in the a(iregate. 

Redevelo~ment Plan Develoement and Emplovment Projections 

The City will encouraae and consider proposals for 
facilities and structures of all types and character provided 
that such proposals meet the zonin( classification Cas revised 
from time to time) and are consistent with other City ordinances 
and overall aoals. 

The City is open to the type and class of employees that are 
reasonabl~ employed by the type and character of facilities that 
it ultimately approves. Based on the estimated timini and 
absorption CExhibit 6) of this plan, the City anticipates that 
approximately 550 new employees will be employed within the RPA 
after completion of the first phase of redevelopment. First 
source hirina policies will be favored as well as conformance to 
City DEO and AA policies. Relevant City, State, and Federal job 
traininl proarams will be utilized as appropriate to facilitate 
the employment and trainina of community .csidents to the fullest 
extent practicable. 

The development team is anticipated to consist of 
e~perienced developers, and the appropri~~e support professionals 
such as leasinl brokers, architects, and aeneral contractors. 
The Cit~ expects to develop the RPA in a sustained, consistent 
manner. The private team will work with the City to ensure 
that appropriate, beneficial development occurs that is in 
conformance with market-driven realities. 
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Anticipated users include, ~ut are not limited to, support 
services and commercial uses that complement nearby Loop uses; 
li&ht industrial and/or distribution facilities may also be 
considered. Currently, many of these potential users have 
favored out-of-city locations. The RPA's proximity to the Loop 
and transportation advanta&es have been overshadowed by negative 
marketplace perception, with respect to both physical 
surroundings and in-City economic disincentives. Facilities 
are anticipated to be modern quality structures that will serve 
the needs of tenants/users in an efficient, cost effective manner 
that is in conformance with the economic development goals, 
objectives, and ordinances of the City. 
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II. REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION 

The leial description is included in Exhibit 1. 



III. CONSERVATION AREA CONDITIONS EX!STI~G IN '!'HE REDEVELOPNEN'!' 
PROJECT AREA 

Findings 

The Redevelopment Project Area was studied to determine its 
qualifications as a "conservation area" as such term is defined in 
the Act. A description of the qualification factors is found in 
Exhibit 5. In summary, the following factors were found with the 
RPA: age, obsolesence, depreciation of physical maintenance, 
inadequate utilities~ deleterious land use or layout, lack of 
community planninl, ~eterioriation. excessive vacancies, and 
structures below minimum code standards. Certain individual 
blocks were found to possess conditions that would qualify such 
blocks as "blighted", as that term is defined and used in the 
Act. Conclusions in this report are based on conditions in the 
area as a whole, but might be reaggregated to define "blighted" 
and "conservationH areas within the RPX. 

Elicibilitv Survev 

The entire designated Redevelopment Project Area was 
evaluated by the City and Kane, McKenna and Associates, Inc. 
in November and December, 1988. 
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IV. REDEVELOPMEST PROJECT AREA GOALS AND OBJECTIVES 

The fo11owinl goals and objectives are presented for the RPA 
in accord~nce with the City's zoning ordinance and comprehensive 
plan. The Redevelopment Plan and Project also conform to the 
Madison-Racine Redevelopment Plan for the development of the area 
as a whole. 

General Goals of the Redevelopment Plan 

ll Provide .iobs for community and City residents in accordance 
with the City's Affirmative Action goals; 

2) Strengthen the existing business community within the area; 

3) Remove obsolete and substandard structures which exert a 
blighting influence on the community; 

4) Retain and upgrade sound buildings compatible with the 
redevelopment plan; 

5} Provide adequate off-street parking, loading facilities, and 
open space desianed to enhance the community: 

6) Provide for the vacatinc of unnecessary streets and alleys 
to improve traffic flow and safety; and 

i) Provide open, attractive and safe public areas to enhance 
access to and confidence in the Jeneral area. 

These goals are complementary to the enterprise zone concept 
and the City's Madison-Racine Project plan. 

Specific Goals of the Redevelopment Plan 

1) Create new job opportunities for community residents and 
City residents utilizinc tirst source hiring pro1rams and 
appropriate job training pro1rams. 

21 Complement the arowth and maintain the momentum of 
development to the North and South of the Loop; 

3> Stimulate economic revitalization ot the neiahborhoods West 
of the Dan Ryan Expressway; 
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~l Att~act new businesses and/or rehabili~ate stock o: 
existlng commercial structures; 

5l Increase the number of public/private development 
partnerships; 

6) Preserve and expand the tax base;and 

7} Ensure the presence of skilled technical support businesses 
for the downtown office population: 

Redevelo~ment ObJectives 

The Redevelopment Projects are to create a sense of 'place:, 
to attract other developers and similar businesses, as well as to 
improve the circulation, access and security throuch common 
improvements. Projects must be of sufficient size so that the 
project will not be overwhelmed by t~e:povertv and decay that is 
adjacent to the site. but rather will create an area where 
security and economic vitality are enhanced. Projects need to 
discontinue the sporadic development of the area, and encourase 
more planned area developments so as to reduce the depressed 
conditions currently existin& throu~hout the district. These 
depressed conditions have. in many cases, contributed to the 
failure of fully realizins the potential real estate taxes in the 
area as ~ell as contributin« to an absolute decline in overail 
property assessments. It is firmly believed th~t 
underutilization of the land within the Madison-Racine commerci~l 
district and the RPA has resulted in a si~nificant reduction in 
potential property taxes for the City, overall. 

It is intended that underutilized properties will :e 
developed and put to current market uses, includinc space fer 
hi&h technolocy se~vices of businesses and offices in t~e 
downtown area. The anticipated tenants will be compati~le ~ith 
existin~ industrial and commercial fscilities. The Van Buren and 
Jackson Corridor has recently experienced rehabilit~ticn of 
numerous buildincs for commercial/office uses (par~icularly loft 
redevelopment uses). 

The purpose or the RPA deai&n~tion will allow the City to 

&) Coordinate redevelopment activities within ~n i~port~nt 
core area in order to provide a positive marketpl~ce 
si~nal: 

b) Reduce or elimin4te conserv~eion ~~e~ (~ctors ~resent 
within the are~: ~nd 

c) Accomplish redevelopment over ~ r~~son~ble ti~·~ period. 
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The Redevelopmen~ Pro.iect's i~~leme~t~tion Ytll continue :: 
1mp~ove the physlcal appearance of the entl=e ~!adison-Raclne 
Distrlc~ and con~rlbute to the economic development of the area, 
arrestin' decline. and stablizini the Near west Side commerclal 
area. The redevelopment of the RPA will serve as a catalyst and 
as an essential anchor for the overall area. Job creation 
associated with the project will provide ne~. im?roved em~lo~nnen· 
opportunities for community and City residents, includini an 
em~loyment pro~ram that allows for tte use of the City's First 
Source Hi~in~ prozram. 

One central concern for the P.PA's viability is its ability 
to compete with suburban and collar county facilities. 
Commercial rentaL rates and real estate taxes in the Leo~ have 
~rown si,nificantly in recent years. Thus. many firms have 
elected to relocate to areas further away from the Central 
Business District, where the overall rental and tax rates ma~ be 
lower. Public assistance is required to ensure adequate 
redevelopment and address disparities in-locations. 

The RPA has the advantale of providins quick access to the 
City's Central Loop (the RPA is located approximately one 11) 
mile from the center of the City's Loopl and related means of 
transportation are advant&Jeous in competinl with suburban 
developments. On-site parkinc and less concested streets. as 
well aa the 'old town' amenities near the RPA are additional 
characteristics that could be u~ilized to entice business to the 
in-city location. However, coordina~ed reaevelopment is 
necessary to address an efficient and an economic approach, 
evidencinl plannin1 with respec~ to uses, access/e~ress, and 
competitive amenities. 

The City's nearby central core area is experiencini 
tremendous commercial 1row~h. particularly in the financial 
markets, at rental rates competitive with projec~s located 
outside of Cook Count~. While the commercial rro~tn provides 
si:nificant office facilities for certain t~~es of industries. 
there is a lack of appropriate space tor businesses that se~ve 
the financial, bankin1, real estate and investment industries. 
The RPA's redevelopment will also address such support uses as 
well as other uses includin1 lisht industrial. 
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V. REDEVELOPMENT PROJECT 

A. City Redevelopment Plan and Project Objectives 

The City proposes to realize its goals and objectives of 
encouraging development of the redevelopment project area through 
public finance techniques including, but not limited to, Tax 
Increment Financing: 

(ll By reducing interest costs of a redeveloper related to 
the construction, expansion or rehabilitation of 
redevelopment pro.;ects. 

(2) Acquisition and assembly of property. 

(3) By providing public facilities which may include: 

ii Utility improvements and expansion lincludinc 
curbs and sidewalks>; 

ii) Street improvements and expansion; 
iii) Traffic signalization and intersection 

improvements; and 
iv) Landscaping and signs on public ways. 

(4) By providing for demolition, site preparation, 
clearance and grading of redevelopment sites, as well 
as appropriate relocation. 

(5) Exploration and review of job training programs in 
coordination with City, federal, state, and county 
programs. 

B. General Land Use ·Plan 

Existing land use consists of about 12 City blocks as 
described in Exhibit 3. A number of different uses (commercial, 
industrial, and mixed use) exist within the RPA. Exhibit 4, 
attached hereto and made a part of this plan, designates intended 
general land uses in the RPA. The proposed land uses will 
conform to the City's Comprehensive Plan and the Madison-Racine 
Project Plan. 

All redevelopment projects shall be subject to the 
provisions of the City Zonina Ordinance, as well as Planned Unit 
Development provisions, as may be amended from time to time. 
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C. Redevelopment Pr-ogram 

Pursuant to the foregoing objectives, the City vill 
implement a coordinated progra~ of actions to facilitate 
redevelopment, including, but not ~imited to, acquisition and 
assembly, provision of interest ra~e writedown, public 
improvements, demolition and/or clearance, relocation and 
job training assistance. 

Interest Rate W~itedown 

The City may enter into an agreement with develooers 
whereby a portio~ of the interes~ cost of a cons~ruction. 
renovation or rehabilitation project is paid for on an annual 
basis ou~ of the Special Tax Alloca~ion Fund of the RPA, in 
accordance with the Act. 

Public Im~rovements 

The City may provide public improvements in the RPA to 
enhance the RPA as a whole, to support the Redevelopment Project 
Plan and Project, and to serve the needs of City and area res1aen 
Appropriate public improvements ma~ include, but are not limited 
to: 

new construction and improvements of streets, alleys, 
curbs, sidewalks/pedestrianways and street in~ersections 

improvement and ex~ension of public utilities: 

landscaping/beautification. lighting, and signa'e of 
public properties; and 

traffic signalization. 

Acouisition 

Property may be acquired by the City in order to further 
objectives of this Plan ana enhance development ~lternatives for 
appropriate users. 

Clearance of existinl structures on properties to be 
acquired will, to the Jreatest extent possible, be scheduled to 
coincide with redevelooment activities so th~t o~rcels do not 
remain vacan~ for exte;aed perioas of time and ~0 that the 
adverse effects of clear~nee activities m~y be mtnimi=ed. 
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Proper~T. when acquired. ~av be made available !~r temporar~ 
public or pr1va~e revenue producing uses ~hich will not have 
adverse impacts on ·the redevelopmen~ area, until sucn time as 
they are needed for planned development·. Such revenues, if any, 
would acc~ue to the special tax alloca~ion fund for :he 
redevelopment project. 

Land Dis-cosition 

Proper~y may be acquired by the City and may be assembled 
into appropriate redevelopment sites. These properties may be 
sold or leased by the City to a priva~e developer or developers. 
in whole or in part, for redevelopmen~ subject to the invitation fc 
proposal requirements oi the Act. 

Terms of conveyance shall be incor~ora~ed into a-c-crooriate 
disposition acreemen~s. and may include.more specific .. · 
restrictions than contained in this R.edevelopment Plan or in 
other City codes and ordinaces ,overn1n~ the use oi lana. 

Demolition and Site Pre-caration 

As determined by the type of use and market cons•aerations. 
a por~ion or all of the existinc s~ruc~ures may be demolished. 
Demolition may include removal of asbes~os insula~ion conformant 
with all environmental requiremen~s. Should a port4on of a 
facility be adapted for more market oriented uses, asbestos 
insulation may have to be removed as part of site preparation in 
order to accommodate development. Arain, all removal would 
conform to environmental requirements. Other site preparation 
for reuse would ~lso conform to appropriate environment~! and 
c·-er &overnmer..al re&ulations. 

!;.eloeati.on 

The City or· the developer may provide for reloention 
conformant with its policies and re&ulations in order to 
accomplish the coals and objectives of the Plan, usinc Feder~l. 
State or municipal criteria. 
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The City may assis~ facilities located within the ~?A in 
obtaining job trainin~ assls~ance. Job ~rainin~ and ret:aining 
programs currently available f~om or through o~her ~over~~ents 
include, but are not limited to: 

The federal Jobs Partnership Training Act IJ?TAl 
programs administered by the CitY of Chicaeo's Mayor's 
Office of Employment Training; 

The State of Illinois High Impact Training Support 
!HITS) pro1ram: 

Applicable local vocational educational proirams; 

The State of Illinois Industrial Trainin: Pro,ram 
!ITPl: 

Other federsl. state. count/ or non-profit ~rorr~ms ~hat 
are currentlY available or will be developed and 
initiated over time. 

D. Estimated Redevelopment Project Costs - Phases l and z 
Redevelopment project costs mean and include the sum total 

of all reasonable or necessary costs incurred or estiQated to be 
incurred, and any such costs incidental to this Redevelopment 
Plan and Project. Elicible costs permitted by the Act pertinent 
to this Redevelopment Plan and Project are: 

1. Costs of studies and surveys, development of plans and 
specifications. implementation and administration of 
the redevelopment plan, includinl. out not limited t:, 
staff and professional service costs for architectur~l. 
encineerinc, leaal. marketing, financial. pl~nn1nt or 
other services, provided, however, that no char:es 
for professional services may be based on a percentsce 
of the tax increment collected; 

2. Prope~ty assembly costs, includin:, out not limited to, 
acquisition of land and other prc?erty, real or 
personal, or richts or interests therein. demolition of 
buildincs. and the clearin¢ and crndin~ of land; 

J. Costs of the construction of public works or 
improvements: 

4. Costs of job trsinins ~nd ~ctr~1n1n~ ~~oj~cts: 
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5. Financin~ cos~s. inclucii~~. ou~ no~ li~ited ~~. a~~ 
necessary and inclden~al expenses ~elated to the 
issuance of obliiations and ~hicn may include paymen~ 
of in~eres~ on anY obligations issued hereunder 
acc~uini durini the estima~ed period of const:uction o 
any redevelopment project for which such obliga~ions 
are issued and not exceedini tr.irty-six C36l months 
thereafter, including reasonable reserves relateci 
thereto; 

6. All or a portion of a taxing district's capital costs 
resultin: from the redevelopment project necessaril¥ 
incurred or to be in furtherance of the objectives of 
the Redevelopment Plan and Project, to the extent the 
Yillaie by wri~ten agreement accepts and approves such 
costs; 

i. Relocation costs to the e~tent that the Yilla1e 
deter:nines that relocation-·costs shall ·be pa1ci or is 
re~uired to make payment ·of relocatton costs b~· fecie:-!.i 
or Illino1s law; 

8. Payment in lieu of taxes: 

9. Costs of job traininv., advanced vocational education or 
career education, includin:, but not limited to, 
courses in occupational. semi-technical or tecnnicai 
fields leadinc directly to employment, incurred by one 
or more taxinl districts, provided that such costs !il 
are related to the e•tablishment and maintenance of 
additional job trainin&, advanced vocational education 
or career education procrams for persons employed or ~= 
be employed by employers located in the ~?A; and (ii) 
when incurred by a taxinc district or t~xin; dist~ic:s 
other than the Villace, are set forth in a •rittan 
a1reement by or amonc the Villace and t~e ta~in1 
district or t~xinc districts. ~hich ~•reement desc~ibes 
the procra.m to be undertaken. includinc. out not 
limited to, the number of employees to be t~~ineci, a 
description.of the trainin1 and services to be 
provided, the number and type of positions available o:­
to be available, itemized costs of the procram and 
sources of funds to pay for the same, and t~e term of 
the acreement. Such costs include, specific1lly, the 
payment by communitY collere districts of costs 
pursuant to Sections 3-Ji, 3-JS. 3-40 ~nd :-40.1 of t~c 
Illinois Public Community Colle~e Act and :y school 
districts of costs pursu~nt ~o Sections to-::.:oa ~nci 
10-2J.3a of The Illinois $chool C~de: 
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10. Interest costs incu~red by a redeve oper ~el~ted :o t~e 
constructlon. renovatlon or ~ehaoil t~tlon of a 
redevelopment proJect provlcied that: 

{a) such costs are to be p~id direc~ly from the 
special tax allocation fund established pursuant 
to the Act: and 

(b) such payments in any one year ~ay not exceeci 20~ 
of the annual interest costs incurred by the 
redeveloper with recard to the redevelopment 
project durinl that year; and 

(c) if there are not sufficient funds available in the 
special tax alloc~tion fund to make the payment 
pursuant to this para1raph (10), then the amounts 
so due shall accrue and be payable when sufficient 
funds are available in the special tax allocaxion 
fund; and 

(d) the total of such interest payments incurred 
pursuant to the Act may not exceed JO~ of the 
total redevelopment pro.ject costs excludinc any 
property assembly costs and any relocation costs 
incurred pursuant to the Act. 

11. rr a special service ares has been established pursuant 
to "An Act to provide the manner of levyinc or i~posin& 
taxes for the provision of special services to areas 
within the boundaries of home rule units and non-home 
rule municipalities and counties", approved September 
21, 1973, as amended, then any t~~ increment revenues 
derived from the tax imposed pursuant to "An Act to 
provide the manner of levyina or imposinc taxes for the 
provision of special services to areas within the 
boundaries of home rule units and non-home rule 
municipalities and counties", approved September 21. 
13i3, as amended, may be used within the RPA for the 
purposes permitted by that Act as well as the purposes 
permitted by the Act. 

Estimated project costs are sho~n in Tables la and lb. To 
the extent that the City has incurred redevelopment project 
costs prior to, but in Qnticipation o(, the adoption of tax 
increment financin1, the City may be reimbursed for such costs. 
AdjustQents to the cost items listed in Tables ta and lb are 
anticipated without amendment to th~ icdevelopmenc Plan. 
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7A.BLZ la 
REDEVELOPrlENT PROJECT - EST !:lATED PHA . .S E l PROJ EC7 COSTS 

Pro~ram Action/Tm~roveme~t 

!n~eres~ Cos~ as Allowed Under 
Paracraph (11) of Chapter 2~. 
Par. 11-74.4-3 of the Act 

Acquisition and Assembly 
Utility Improvements 
Street Construction and/or Extension 
Intersection and Traffic Sicnaiiza~ion 

Improvements 
Streetscape Improvements, Includin: 

Landscapinc, Sicnare, and Streetli:hts 
Land Demolition and/or Site Prepara~ion 
and Clearance 

Rehabilitation 
Relocation 
Planninc, Lecal, Architectural. En~ineerinc, 
Administrative and Other Froiess1orial 
Service Coats 

Job Traininc, Retraininc and Affirmative 
Action Consultinc Services 

Capitalized Interest IB) 
Contincencies 

£STI~TED PHASE 1 COSTS 

Esti~~teci Costfsl 

s 1.000.000 
7,000.000 

230.000 
1,000,000 

230.000 

230,000 

1,000.000 
2.50.000 
230,000 

300,000 

1,300,000 
3,300.000 

·~so.ooo 

:Jli,vOO,vOO 

<A) All cost estimates are in 1988 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 charces 
associated with the issuance of such obli~1tions. 
Adjustments'to the estimated line item costs above are 
expected. Each individual project cost ~ill oe re-evalua~ed 
in li&ht of projec~ed private development ana resultinc 
incremental tax revenues as it is considered for public 
finaneinc under the provisions of the Act. The ~o~als 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 increasinc or 
decreasin& line item costs for redevelopment costs. 

{8) All capitalized interest estim:Ltes nre in l988 doll:~.rs :~.nd 
include current market r~tes. 
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7).BLE lb 
2:C:DEVELOP~lE!-tT PROJECT - ESTr:IATED ?!-:AS:.: 2 ?ROJ EC7 COSTS 

Pro~ram Action/!ro~rovement 
Interes~ Cos~ as Allowed Under 
Parairaph (lll o£ Chapter 2~. 
Par. 11-74.4-3 of the Act 

Acquisition and Assembly 
Utility Improvements 
Street Rehabilitation/Cons~ruction and/or 

Extension, Curb and Sidewalk Cons~ruc~ion 
Intersection and Traffic Si:nali:ation 

Improvements 
Streetscape Improvements, Includin' 

Landscapina, Si&naae. and Streetli&hts 
Demolition and/or Site Preparation 
and Clearance 

Rehabilitation 
Relocation 
Plannin:, Le,al, Architectural, En:ineerinc, 
Administrative and Other Professional 
Service Costs 

Job Trainina, Retrainin& and Affirmative 
Action Consultinl Services 

Capitalized Interest <Bl 
Contin:encies 
£STnlATED PHASE 2 CCSTS 

TOTAL ESTIMATED PROJECT COSTS 

Estimated Costrsl 

s 2.000,000 
5,500.000 

230,000 

1,500 •. 000 

230,000 

500,000 

500,000 
230,000 
500.000 

500,000 

l. 300.000 
3.300.000 

230.000 
:il i '000' 000 

534,000,000 

(A) All cost esti=ates are in 1988 dollars. In addition to the abc 
stated costs, each issue of bonds issued to finance a phase of 
the project ~ay include an amount of proceeds sufficient to pay 
customary and reasonable char:es associated wi~h the issuance o 
such obli&ations . Adjustments to the es~ica~ed line item 
costs above are expected. Each individual project cost ~ill 
be re-evalua~ed in liJht of projected priva~e develo~ment 
and resultinc incremental tax revenues as it is considered 
for public financina 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 e~penditures. 
Adjustments may be made in line items within the tot~l. 
either increasina or decreasinl line item costs for 
redevelopment costs. 

(8) All capitali:ed interes~ estim~tes ~re in 1988 ~~ll~rs ~nd 
include current marke~ rates. 
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Sou~ces of Funds to ?ay ?.edevei~p~enc ~~OJec: Costs 

Funds necessa-ry t.o pay for redevelopment ?=-o.iect costs a~e 
to be derived principally froro real propertY tax incremental 
revenues and proceeds from any munici?al obli:ations to be 
reti:-ed primarily with tax increment revenues and interest e~r~ec 
on resources available but. not immediately needed for the 
Redevelopment Project. 

The tax increment revenues which will be used to pay debt 
service on the tax increment oblizations and to dlrectlv cav 
redevelopment project costs shall be the incremental real· · 
propertY taxes attributable to the increase in the equalized 
assessed value of· each taxable lot. block. tract or ~arcel of 
real property in the RPA over and above the initial ~quali:ed 
assessed value of each such lot, etc. in the RPA. 

Other sources of funds which may be used to pay for 
redevelopment project costs anc:i. dei:lt. ser:.·tce on muntci!'al 
obli &a t.ions issued to finance project cos t.s are: 1 ne proceeC.s of 
real property sales, real propertY tax receipts, if the 
obli:ations are 1eneral obli%&tions of the City, certain motor 
tax revenues, certain land lease payments, cert~in state and 
federal =rants, certain invest:Dent .income, an~ such, other sources 
ot funds and revenues as the ~ity may, from time to time, deem 
appropriate. 

The City may use its 1eneral fund anci utilize it3 t~xinl 
power to sustain redevelopment projects and pay debt. service on 
obli1ations isaued in connection therewith to be reimbursed, if 
possible, from t~x increment financinl revenues. 

F. Nature and Term of Obli1ations to be Issued 

The City may· issue obli1ations secured by the tax 
incremen-t special tax allocation fund established for the R?.\ 
pursuant to Section 11-i~.~-i of the Act or such other :unds or 
security as ar.e available to the City by virtue of its home 
rule powers provided by the Constitution of the State of 
Illinois. 

. .... -... -



All obligat:ons issued by the Ci:~ ;u~suant :~ t~:s 

Re~evelocment Plan and ProJect and t~e Act snall not e~ceeci 
t~entY-t~ree 123l years from the date of a~opt:cn of the 
ordinance approving ·the R~A or lioweve:-. ~he 
final ~aturity date of any obli:atlons 1ssueci pursuant :o the Ac: 
may not be later than twentv (20l years from its respective date 
at 1ssuance. One or more series of obli~ations may be issued 
from time to time in order to implement this Redevelopment ?lan 
and ?roject. All obli:ations are to be covered after issuance by 
pro.jected and actual tax increment. other tax revenue and bv sucn 
debt service revenues ~nd sinkin~ funds as may be crovided bv 
ordinance. The total principal and interest payable in any ~ear 
on all ooliiations shall not e~ceed the amounts available in that 
year, or projected to be available in that year, from tax increment 
revenues and from bond sinkin~ funds, capitalized interest, cieot 
service reserve funds and all other sources of funds as mav· be 
provided by ordinance. 

Those revenues not required for ?rincipal and interest 
payments, requ1red reserves. bond sinkin~ funds, redev~Lopment 

'proJect costs and reserves required t6 fund such costs. early· 
retirement of outstandinr securities, and to facilitate the 
economical issuance of additional bonds necessary to accomolish 
the redevelopment plan. may be declared surplus and shall then 
become available for distribution annually to the State of 
Illinois and to taxinc districts overlappin' the RPA in the 
manner provided br the Act. 

Such securities may be issued on either a t~xable or t~x­
exempt basis, with either fixed interes~ rates or floa~in~ 
interest rates; with or withouc capitalized incerest; ~ith or 
without deferred principal retirement: ~ith or without in~erest 
rate limits, and ~ith or without redemp~ion provisions. 

G. Host Recent Equalized Assessed v~:uacion of Proper:ies in 
the Redevel~pm~nc Project Area 

The to~al 1987 equalized assessed valuation for the R?A is 
approximately 55,875,891. The Boundary Map, Exhibit 2, shous the 
location of the RPA. 

H. Anticipated Equalized Assessed Yalu~tion 

Upon completion of the anticipated ~rivate development. 
assumin~ a Cook County, rllinois equ~liz~tlon f~ctor lmult!?licrt 
of 1.8916, it is esti~ated t~~t :he equ~lizcd 3ssesseci v~lu3tion 
of ~eal propertv ~ithin the ~PA ~ill b~ 3pproxtm3tciy 
szs.ooo,ooo. 
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A. Description of Redevelopment Pro,jec:t 

The City will employ an im~lementation st~ate(Y ~nich 
stresses economic: feasibility ~hereby t~x incre~ent funds ~ill 
not be initially pled1ed unless c:orrespondin' private i~vest~ent 
is reasonably projected to be sufficient to renerate e~uai o~ 
1reater return of future tax revenues. Such strate(Y ~ill 
contribute to a realistic: approach in fund.in~ projects -.:hile 
assurin& that the City has the flexibilit~ to conti~ue to 
prioritize amonc possible projects in meetinc both City and 
private sector 10als. The redevelopment projects c:ontem?lated by 
the City include, but are not limited to, the follo-1n1: 

Interest Cost Covera2e: The City may ~ay for certarn 
~ 

·interest costs incurred by a redeveloper for c:onstr~ctlon. 
renovation or rehabilitation of a reaeveloJ:!ment pro.Jec:t 
which shall include costs incurrea by a developer pertalnl~( 
to the redevelopment project. Such fundinl would be paid 
for out of annual property tax increment revenue cenerated 
from the RPA as allowed ~nder the Act. 

Utilitv fmnrov~ments: The Cit~ may make improvements. 
extension and adjustment in water, storm sewer, sanit~r7 
sewer. electric li1htinc and other utilitY systems. ~·­
improvements may also consist of constructlon oi a sewa'e 
lift·station .. 

RiJht-of-~av Improvements: The City may i~prove, 
construct, reconstruct or extend primary and secor.dar7 
street richt-of-ways and other such territory located on 
public land, on private land or throuch public easement on 
private land.· Curbs and sidewalks may also be improved o~ 
reconstructed. 

Propertv ~cquisition and Asse~blv: The Cit7 may ~c:q~i:e 
land within the RPA for the purpose ot !&cilit~tinl t~e 
assembly ana preparation of pro~erty. 

pemolition. Site Preparation ~nd Clear~nc:t: The City m~~ 
remove debris and other disposal materia! from sites 3nd/or 
crade such sites as part of its redevelopment ac:t~vit~es. 

Professio .. -: Services: The Ctt:: m:1y use t~x i.nc::-e~ent 
financin; to pay necessary ~rc~itcctur:ll, en~inee:-inc. 
planninc, le1:1l. r-emov:1l. ~d.ministr:ltt.ve ·1nci fir.;1r.c:t~J. 
costs. 
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programs. 

Relocation: The City may provice for approprlate :elocati=~ 
conforman~ to its policies and regulations. 

S. Commitment to Fair Empioymen~ Practices and Affi~~a~ive 
Action 

As part of any Redevelopment Aireement entered into by the 
City and any private developers. both will a&ree to establish 
and implement an honorable. procressive. and Joal-oriented 
affirmative action prorram that serves appropriate sectors of the 
City. The prorra~ ~ill be conformant ~ith the most recent CitY 
policies and plans. 

With respect to the public/private development 1 s inter~l~. 
operations. both entities ~ill purs~·empioyment practices •ni~h 
provide e~ual opportuntt7 to all people re1ardless of sex. color, 
race or creed. Neither party will countenance discrimlnation 
acainst any employee or applicant because of sex. marital status. 
national oricin, are. or the presence of physical handic3ps. 
These nondiscriminatory practices will apply to all areas ot 
employment. includinr: hirinr. upcradinc and promotions. 
terminations, compensation, benefit procrams and education 
opportunities. 

All those involved with employment activities will oe 
responsible for conformance to this ~olicy and the compliance 
requirements of applicsble state and !ederal recu!ations. 

The City and. priva~e developers will adopt a polici· of 
equal emploTmen~ opportunity and. will include or require the 
inclusion of this seaeement in all contraces and subcon~~~c~s >t 
any level. Add.i tionally, an~ public/private entities ~ill see!: 
to ensure and. maintain a workinc environment free of harassmenp 
in~imidation, and. coercion at all sites. ~nd in all facilities ~~ 
which all employees are assianed to ~ork. It shall be 
specifically ensured. that all on-site supervisory personnel are 
aware of and. carry ou~ the obli~ation to maintain such a ~orkin1 
environment, with specific attention to minority ana/or female 
incH vid.uals. 

Finally, the entities will utili:e affirmative action to 
ensure that business opportunities ~re provided an~ tnst job 
applicants are employed ~nd treated in a nondiscr1:in~tory 
manner. Cnderlyinl this policy is th~ recc;nition oy tne 
entitie~ that successful ~f(ir~ative action pro~r~~s ~re 
important to the continued 1ro~th and vtt~lit; of the communtty. 
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VII. SCHEDUL!~G OF THE REDEVeLC?~!~T ?~OJe\.~ 

A. Completion of Redevelopmen~ Projec~ and P.eti~emen~ of 
Obliia~ions ~o Finance Redevelopmen~ Cos~s 

This Redevelopmen~ Projec~ ~ill be completed on or before a 
date 23 years from ~he adop~ion of an ordinance ciesi:natinc the 
RPA or , . The City expec~s tha~ the P.edeve1ocmen~ 
Project ~111 be c;;pleted sooner than the maximum time limit set 
by the Act, depenain& on the incremental real property tax yield 
Actual public and/or priva~e construc~ion ac~ivities are 
an~icipa~ed to be completed within ten (10l years from the 
adoption of this ~edevelopment Plan. 

... ' --.-



VII!. PROVISIONS FOR AMENDING TR! T.!.X' :NCRE:!ENT ~::n::·,.:::t.OP\!E'i' 
PLAN AND PROJECT 

This Redevelop~ent Plan and Projec~ may be amended ?urs~ant 
to the provisions of the Ac~. 
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EXHIBIT 1 

~egal Description 

Be~inninz at the Southe~st corner of West ~ladison Street and 
South Green Street; thence Southerly to the Southeast corner of 
South Green Street and West Monroe Street; thence westerly to a 
Southwest corner of South San~amon Street and West Monroe Street; 
thence Northerly to the Southwest corner of west Madison Street 
and South Sanaamon Street; thence Westerly to the Southeastern 
corner of West Madison Street and South Morzan Street; thence 
Southerly to the Southeast corner of South Morgan Street and West 
Monroe Street; then~e Westerly to the Southwest corner of South 
Aberdeen Street and West Monroe Street; thence Northerly to the 
Southwest corner of West Madison Street and South Aberdeen 
Street; thence Westerly to a point in the west line, produced 
South of North May Street; thence Northerly to the Northwest 
corner of West Randolph Street and N~rth Hay Street: thence 
Easterly to the Northeast corner.of West Randolph Street and 
North Carpenter Street; thence Southerly to the Northeast corner 
of North Carpenter Street and West Washinaton Street; thence 
Easterly to the Northeast corner of North Peoria Street and west 
Washinaton Street; thence Southerly to the Northeast corner of 
West Hadision Street and North Peoria Street: thence Easterly to 
the Northeast corner of West Madison Street and North Green 
Street; thence southerly to the point of be1inning. 

This area includes: 

Block 17-08-448 of which a part is a part of S.F. Gale's Sub. of 
Block 52 of Carpenter's Addition to Chica1o (Rec. February 29, 
1872. Doe. 15649) {which said Carpenter's Addition is a sub. of 
the Southeast 1/4 of Section 8-39-14. Rec. Au1ust 31, 1836); and 
of which a part is also a part of William Hale Thompson's Sub. of 
Lots li to 26 incl. in S.F. Gale's Sub. of Block 52 of 
Carpenter's Addition to Chicaao. R~c. July Zl, 1890. Doc. 
1306568 (which said Carpenter's Addition is a sub. of the 
Southeast 1/4 ot Section 8-39-14. Rec. Au1ust. 31, 1836). 

AUO 



Block li-OS-447 of which part is a part of Block 51 of 
Carpenter's Addition.to Chica1o, a sub. of the Southeast 1/4 of 
Section 8-39-14. Rec. Aucust 31, 1836. Ante Fire; and of which a 
part is also a part of Assessor's Second Division of the East 1/2 
of Lot 3 all of Lots 1, 2, 7, 8, 11, 12, 15, 16, 17 & 18 of Block 
51 of Carpenter's Addition to Chicaco. Rec. November 29, 1872. 
Doe. 71687. Re-ree. October 1, 1875. Doe. 51466; and of which a 
part is also a part of H.C. Van Schaak's Sub. of Lot 7 (except 
the North 20 feet) and Lot 8 fexcept the South 20 feet) in Block 
51 of Carpenter's Addition to Chicaao. Rec. October 27, 1885. 
Doe. 664546. 

ALSO 

Block 17-08-446 of which a part is a part of Block 50 of 
Carpenter's Addition to Chicaco, a subdivision of the South.ast 
1/4 of Section 8-39-14. Reo. Auaust 31, 1836 (Ante-Fire); and of 
which a part is a part of Assessor's Division of Lots 1 to 9 in 
Block 50 of Carpenter's Addition to Chicaao. Rec. July 30, 1859. 
Ante-Fire. 

ALSO 

Block 17-08-437 which is part of Block 42 Carpenter's Addition to 
Chicaao. a subdivision of the Southeast 1/4 of Section 8-39-14. 
Reo. Aucuat 31, 1836 (Ante-Fire). 

ALSO 

Block 17-08-436 which is part of William J. Bunker's Sub. of 
Block 4~ of Carpenter's Addition to Chieaco. Reo. July 1, 1848. 
Ante-Fire, (which said Carpenter's Addition is a subdivision of 
the Southeast 1/4 of Section 8-39-14. Rec. Auauat 31, 1836 [Ante­
Fire]) 

ALSO 

Block 17-08-444 of which a part is a part of Resub. of Block 48 
of Carpenter's Addition to Chicaao. Reo. February 17, 1857. 
Ante-Fire (which said Carpenter's Addition is a subdivision of 
the Southeast 1/4· of Section 8-39-14. Rec. Au1ust 31, 1836); and 
which a part is a part of c.w. Cook's Sub. of Lots 1 to 5 of 
Block 48 of Carpenter's Addition to Chicaao CAnte-Firel, (which 
said Carpenter's Addition ia a subdivision of the Southeast l/4 
of Section 8-39-14. Reo. Aucust 31, 1836). 

ALSO 
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Block 17-08-~45 of which a part is a part of Block 49 of the 
Carpenter's Addition ~o Chica&o, a subdivision of the southeast 
1/4 of Section 8-39-14. Rec. Au1ust 31, 1836 <Ante-Fire); and of 
which a part is a part of the Sub. of the West 100 feet of Lot 6 
of Block 49 of Carpenter's Addition to Chica&o. Rec. September 
13, l8i5. Doc. 48i90. 

ALSO 

Block 17-17-208 of which is Block 2 of Duncan's Addit~on to 
Chicaao, a subdivision of the East 1/2 of the Northeast r/4 of 
Section li-39-14. Ante-Fire; 

ALSO 

Block 17-1i-207.which is a part of Block 3 of Duncan's Addition 
to Chicaao, a subdivision of the East 1/2 of the Northeast 1/4 ~f• 
Section 17-39-14 (Ante-Fire); and of which a part is subdivision 
of Lota 15 and 16, Block 3, Duncan's addition to Chicaao, Ante­
Fire; 

ALSO 

Block 17-17-203 which is a part of the Subdivision of Block 1 of 
Canal Trustee's Subdivision and of Block 5 of Duncan's Addition 
to Chicaao. Rec. Auaust 13, 1833. Ante-Fire, (which said Canal 
Trustee's Subdivision is a subdivision of the West 1/2 and the 
West ·112 of the Northeast 1/4 of Section 17-39-14. Rec. Auaust 
31, · 1848 [Ante-Fire); and which said Duncan's Addition is a 
Subdivision of the East 1/2 of the Northeast 1/4 of Section li-
39-14. Rec. April 29, 1836 [Ante-Fire]). 

ALSO 

Block 17-17-204 of vbich a part is a part of the Subdivision of 
Block 1 of Canal Trustee's Subdivision, and of Block 5 of 
Duncan's Addition to Chicaco. Rec. Aucua. ,3, 1853 (Ante-Fire). 
(which said Canal Trustee's Subdivision is a Subdivision of the 
West 1/2 and the West 1/2 of the Northeast 1/4 of Section li-39-
14; and which said Duncan's Addition is a Subdivision of the East 
1/2 of the Northeast 1/4 of Section 17-39-14>; and of which a 
part is also a part of Subdivision of the interior part of Block 
1 of Canal Trustee's Subdivision. Rec. April 8, 1857 (Ante-Fire); 
and of which a part is also a part of Holden's Plat of parts of 
Block 5 of Duncan's Addition and part ~, Block 1 of Canal 
Trustee's Subdivision (Ante-Fire). 

ALSO 
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Block 17-17-205, of which a part is a part of the Subdivision of 
Block 1 of Canal Trustee's Subdivision and of Block 5 of Duncan's 
Addition to Chicaao. Rec. Auaust 13, 1853 (Ante-Fire), (which 
said Canal Trustee's Subdivision is a Subdivision of the West 1/2 
and the West 1/2 of the Northeast 1/4 of Section 17-39-1~. Rec. 
Auiust 31, 1848 [Ante-Fire], and which said Duncan's Addition is 
a Subdivision of the East 1/2 of the Northeast 1/4 of Section 17-
39-14. Rec. April 29, 1836 (Ante-Fire]); and of which a part is a 
part of c.c.P. Holden's Resubdivision of Lots 33, 34, & 35 of 
Block 1 of Canal Trustee's Subdivision (Ante-Fire). 
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