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1. INTRODUCTION

The City of Chicago (the “City”) is recognized throughout the world as the urban center of
'America’s heartland, serving as a focal point of commerce, industry, finance, culture and
education. The City is known for its economic wealth and vitality as well as its diverse population,
eclectic neighborhoods and rich cultural heritage.

The subject of this report is an approximately 57.8 acre area located along the east side of
Vincennes Avenue, between 103rd Street and 107th Street in the Washington Heights Community
Area. Located approximately 11 miles south of the City’s “Loop,” the Washington Heights
Community Area reflects much of the culture and diversity for which the City is known.

Settlement of the Washington Heights Community Area began in the 1860s, when railroad
workers began to inhabit “the Crossing” of the Rock Island Railroad and the Panhandle Line
(Pittsburgh, Cincinnati, Chicago and St. Louis Railroad) near the intersection of 103rd Street and
Vincennes Avenue. The combination of excellent rail transportation and available land attracted
the Chicago Bridge and Iron Works Company (CB&I) to the Crossing. This company provided
jobs and a way of life to Washington Heights residents for more than 80 years. The suburb of
‘Washington Heights grew quickly around the railroad station.and was annexed to Chicago in
1890. Washington Heights remained largely vacant until housing booms in the 1920s and again
foliowing World War II, which resulted in the construction of primarily single family homes. By
1950, the area reached residential maturity and by 1970 population reached an all time high of
36,540. Over the last two decades, Washington Heights has lost 6,600 re31dents from a 1980
population of 36,453 to a year 2000 pOpU[&tIOH 0f 29,843,

Washmgton Heights continues to be a -middle class nelghborhood. Three-fourths of the existing
units are single-family structures and owner occupied. However, the community area lost housing
units for the first time in the 1980s because virtually no new structures were built to replace
demolitions over the decade. The site of the former Chicago Bridge and Iron Works Company
spans 4 city blocks, has been largely vacant for more than 20 years, with little or no new private
development or rehabilitation occurring on the site or in the area immediately surrounding it.

As part of a strategy to encourage managed growth and stimulate private investment on the site of
the former Chicago Bridge and Iron Works Company and in the surrounding area, Trkla,
Pettigrew, Allen & Payne, Inc. (“TPAP”), was engaged to investigate whether an approximately
57.8 acre area qualifies as a “conservation area,” a “blighted area,” or a combination of both
blighted and conservation areas under the Illinois Tax Increment Allocation Redevelopment Act
(65 ILCS 5/11-74.4-1 et seq.) as amended (the “Act”). The area under investigation is generally
bordered by 103rd Street on the north, the extension of the Dan Ryan Expressway (I-57) on the

~east, 107th Street on the south, and Vincennes Avenue on the west and is referred to as the 105th
Street and Vincennes Avenue Tax Increment Fmancmg Redevelopment Project Area (the “Project
Area”).
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The Project Area, described in more detail below as well as in the accompanying 105” Street and
Vincennes Avenue Tax Increment Financing Redevelopment Project Area Eligibility Study (the
“Eligibility Study"), has not been subject to growth and development through investment by
" private enterprise and is not reasonably expected to be developed without the efforts and
intervention of the City. Based on a proposed residential development plan, the 105" Street and
Vincennes Avenue Tax Increment Financing Redevelopment Project and Plan. (the
"Redevelopment Plan") and the accompanying Eligibility Study were prepared in 1997 and
presented for public hearing but were not adopted at that time. Minor revisions were made to the
Redevelopment Plan in 2001 to reflect updated Equalized Assessed Valuation and existing
conditions in.the Project Area. The Redevelopment Plan was adopted on October 3, 2001.
Shortly thereafter, the developer of the proposed residential development filed for bankruptcy and
the development did not occur. Johnson Research Group, Inc. was engaged by the development
team of MGM Construction Company and The Terrell Group in 2005 with a new residential
development proposal in the Project Area. To achieve the objectives of the original
Redévelopment Plan and ensure the successful residential development of the 105" Street and
Vincennes Avenue Project Area, it has become necessary to amend language and data contained
herein, which will be referred to as the Amended 105" Street and Vincennes Avenue Tax
Incremernt Financing Redevelopment Area Project and Plan (the “Amended Redevelopment
Plan”). The related Eligibility Study has not been amended or revised smce its preparatlon in 1997
and adoptlon in 2001.

Tlus Amended Redevelopment Plan summanzes the analyses and findings of TPAP and Johnson
Research Group’s (the “consultants”) work, which, unless otherwise noted, is the responsibility of
the consultants. The City is entitled to rely on the findings and conclusions of this Amended
Redevelopment Plan in designating the Redevelopment Project Area as a redevelopment project
~ area under the Act. TPAP has prepared this Amended Redevelopment Plan, which includes as an
‘Exhibit, the related Eligibility Study prepared by TPAP with the understanding that the City
“would rely (i} on the findings and conclusions of the Amended Redevelopment Plan and the
related Eligibility Study in proceeding with the adoption and implementation of the Amended
Redevelopment Plan, and (ii) on the fact that the consultants have obtained the necessary
information so that the Amended Redevelopment Plan and the related Eligibility Study will-
comply with the Act.

A TAXINCREMENT FINANCING

In January 1977, Tax Increment Financing (“TIF”} was authorized by the Ilinois General -
Assembly through passage of the Act. The Act provides a means for municipalities, after the
approval of a redevelopment plan and project, to redevelop blighted, conservation, or industrial
park conservation areas and to finance redevelopment project costs (sometimes referred to as
“Project Costs” or “Redevelopment Project Costs™) with incremental property tax revenues.
“Incremental Property Tax” or “Incremental Property Taxes” are derived from the increase in the
current equalized assessed valuation ("EAV") of real property within the- redevelopment project
area over and above the “Certified Tnitial EAV” of such real property. Any increase in EAV is
then multiplied by the current tax rate, which results in Incremental Property Taxes. A declme in
current EAV does not result in a negative Incremental Property Tax.

-~
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To finance redevelopment project costs, a municipality may issue obligations secured by -

Incremental Property Taxes to be generated within a project area. In addition, a municipality may -

pledge towards payment of such obligations any part or any combination of the following: (a) net .

revenues of all or part of any redevelopment project; (b) taxes levied and collected on any or all

property in the municipality; (c) the full faith and credit of the municipality; (d) a mortgage on part
or all of the redevelopment project; or (e} any other taxes or anticipated recelpts that the
‘municipality may lawfully pledge.

Tax increment financing does 1ot generate tax revenues. This financing mechanism allows the
municipality to capture, for a certain number of years, the new tax revenues produced by the
enhanced valuation of properties resulting from the municipality’s redevelopment program,
improvements.and activities, various redevelopment projects, and the reassessment of properties.
All taxing districts continue to receive property taxes levied on the initial valuation of properties
within the redevelopment project area. ‘Additionally, taxing districts can receive distributions of
excess Incremental Property Taxes when annual Incremental Property Taxes received exceed
principal and interest obligations for that year and redevelopment project costs necessary to

“implement the redevelopment plan have been paid and such excess amounts are not otherwise
pledged, earmarked or designated for future usage on other redevelopment projects. Taxing
districts also benefit from the increased property tax base after redevelopment project costs and
obligations are paid and the project area’s term has expired or has been terminated.

B. | THE 105TH STREET AND VINCENNES AVENUE TAX
| INCREMENT FINANCING REDEVELOPMENT PROJECT AREA

The 105th Street and Vincennes Avenue Tax Increment Redevelopment Project Area (the
“Project Area”) consists of an area of approximately 57.8 acres, including perimeter and interior
streets. The area also contains 1 active rail line servicing both Metra commuter and freight trains
and 1 vacated rail line. The Project Area is located along the western edge of the Washington
Heights community area on the City's south side and is generally bordered on the north by 103rd
Street; on the east by the I-57 Expressway right-of-way; on the south by 107th Street; and on the
west by Vincennes Avenue, including the small triangular block bordered by Charles Street and
104th Street. The smaller triangular block is included in the Project Area because its condition is
more similar to those found in the Project Area than in the adjacent residential areas. Figure 1,
" Project Area Boundary, illustrates the boundary of the Project Area.

'Although the internal street system is deficient, access to the Project Area from the sufrounding
community is generally good from all directions. Vincennes Avenue, 107th Street and 103rd
Street provide access to the surrounding community as well as to the I-57 Expressway.

 The Pfojéct Area consisté of 8 irregularly shaped tax-blocks, 3 of which contain exempt parcels -
- and S of which contain taxable parcels. The largest of these blocks is comprised of 1 large parcel

formerly the site of the Chicago Bridge and Tron Works Company. The irregular shape of the - ’

~ blocks within the Project Area-is due pnmanly to the diagonal alignments of Vincennes Avenue
and the Rock Island and Pacific Railroad, a rail line currently operated by Metra. Although the
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Project Area is predominantly vacant, the Metra Commuter Station is located north of 104th
Street, within the boundaries of the Project Area. A self-storage facility, built in 2003, is located
immediately south of the commuter station.

In general, the Project _Area is characterized by a large portion of vacant and underutilized land,

- deteriorated and obsolete buildings, extenstve fly dumping, and the presence of building debris,
high weeds and junk storage. The internal street system is fragmented and deficient, and there is
an overall lack of sidewalks, curbs and gutters throughout the Project Area. |

In addition to the 2 diagonal rights-of-way highlighted above, several other conditions have
influenced the overall shape and character of the Project Area. First, construction of the I-57
Expressway along the eastern edge of the Project Area effectively cut off the Project Area from -
the residential neighborhood and the typical grid street pattern located to the east. Second,
closure of the Chicago Bridge and Iron Works Company more than 20 years ago resulted in a
large vacant parcel in the heart of the Project Area. Third, removal of the former Pittsburgh,
Cincinnati, Chicago & St. Louis Railroad, which bisects the Project Area in a northwest to
southeast direction, resulted in additional vacant land. Fourth, vacant parcels are widely scattered
throughout the remaining blocks within the Project Area. Finally, the small triangular block
bordered by St. Charles Street, Vincennes Avenue, and 104th Street is charactenzed by vacancies,
obsolescence and physical deterioration.

The Project Area is dominated by the former Chicago Bridge and Iron Works plant site. A
combination of long-term vacancy, weather damage, lack of building maintenance, fly dumping,
and the existence of old foundations and other building remains and debris has resulted in extreme
deterioration and a negative impact on adjacent property.

C. THE AMENDED 105TH STREET AND VINCENNES AVENUE TAX

INCREMENT FINANCING REDE VELOPMENT PROJECT AND
PLAN

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

This Amended Redevelopment Plan has been formulated in accordance with the provisions of the
Act and is intended to guide improvements and activities within the Project Area in order to
stimulate growth and private investment in the Project Area as a whole. The goal of the City,
. through the implementation of this Redevelopment Plan, is that the ‘entire Project Area be
revitalized on a comprehensive and planned develo pment basis to ensure that private mvestment in
new development and rehabilitation occurs: '

1. On a coordinated rather than piecemeal basis to ensure that the land use, pedestrian
- access, vehicular circulation, parking, setvice and urban design systems are functionally
integrated and meet present- day principles and standards,
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2. On a reasonable, comprehenswe and integrated basis to ensure that the factors of blight
are eliminated;

3. Withm a reasonable and defined time period so that the area may contnbute productlvely
' to the economic vitality of the City; and

4. With a reasonable mix of new development and rehabilitation which supports and takes
advantage of labor, financial institutions, and other resources or needs to be served within
the community.

The Amended Redevelopment Plan sets forth the overall Redevelopment Project to be undertaken

~ to accomplish the above-stated goal. During the implementation of the Redevelopment Project,
the City may, from fime to time: (i) undertake or cause to be undertaken public improvements and
"activities; and (i) enter into redevelopment agreements and intergovernmental agreements with
private or public entities to construct, rehabilitate, renovate or restore private or public
improvements on one or several parcels or any other lawful purpose. Items (i) and (ii) are
collectively referred to as “Redevelopment Projects.”

The Amended Redevelopment Plan specifically describes the Project Area and summarizes the
blighting factors which qualify the PrOJect Area for designation as a bhghted area as defined in the
Act.

Successful implementation of this Amended Redevelopment Plan requires that the City utilize
Incremental Property Taxes and other resources in-accordance with the Act to stimulate the
- comprehensive and coordinated development of the Project Area. Only through the utilization of
TIF will the Project Area develop on a comprehensive and coordinated basis, thereby eliminating
the conditions of blight which have limited development of the Project Area by the private sector.

-The use of Incremental Property Taxes will permit the City to direct, implement, and coordinate
public improvements and activities, which are intended to stimulate private investment within the
Project Area. These improvements, activities and investments will benefit the City, its residents,
- and all taxing districts having jurisdiction over the Project Arca. The anticipated benefits include:

. e An increased property tax base arising from new residential and commercial development
.and the rehabilitation of existing buildings; :

o Elimination of problem conditions in the Project - Area as well as general physical
improvement and upgradmg of properties;

‘o' Increased opportunities for affordable housing mthm the City;

» Remediation of environmental contamination and the removal of a potenuai hazard to the
health, safety and welfare of the surrounding community; and

- o Increased job opportumtles durmg the construction pomons of the Redevelopment-
" Project.
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II. LEGALDESCRIPTION

The boundaries of the Project Area have been carefully drawn to include only those contiguous

parcels of real property and improvements substantially benefited by the proposed Redevelopment

Project to be undertaken as part of this Amended Redevelopment Plan. The boundaries are shown
in Figure 1, Project Area Boundary, and are generally described below:

The Project Area is generally bordered on the north.by 103rd Street; on the east By the 1-57
Expressway right-of~way; on the south by 107th Street; and on the west by Vincennes Avenue,
including the small triangular block bordered by Charles Street and 104th Street.

‘The boundaries of the Project Area are legally described as follows:

THAT PART OF THE NORTHWEST 1/4 OF SECTION 17, TOWNSHIP 37 NORTH,
RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN TAKEN AS A TRACT AND
MORE PARTICULARLY DESCRIBED AS FOLLOWS: BEGINNING AT THE POINT OF
INTERSECTION OF THE SOUTH RIGHT-OF-WAY LINE OF 107TH STREET WITH THE
WESTERLY  RIGHT-OF-WAY LINE OF VINCENNES AVENUE; THENCE
NORTHEASTERLY ON THE LAST DESCRIBED LINE TO ITS INTERSECTION WITH
THE WESTERLY RIGHT-OF-WAY LINE OF CHARLES STREET; THENCE
NORTHWESTERLY ON THE LAST DESCRIBED LINE TO ITS INTERSECTION WITH
THE NORTH RIGHT-OF-WAY LINE OF 104TH STREET; THENCE EASTERLY ON THE
LAST DESCRIBED LINE TO ITS INTERSECTION WITH THE WESTERLY RIGHT-OF-
WAY LINE OF VINCENNES AVENUE; THENCE NORTHEASTERLY ON THE LAST
DESCRIBED LINE TO ITS INTERSECTION WITH THE EASTERLY.RIGHT-OF-WAY
- LINE OF THE FORMER PITTSBURGH CINCINNATI CHICAGO & ST. LOUIS
'RAILROAD; THENCE SQUTHEASTERLY ON THE LAST DESCRIBED LINE TO THE
NORTH RIGHT-OF-WAY LINE OF 105TH STREET, THENCE EASTERLY ON THE LAST
DESCRIBED LINE TO ITS INTERSECTION WITH THE WESTERLY RIGHT-OF-WAY
LINE OF INTERSTATE 57 EXPRESSWAY, THENCE SOUTHERLY ON THE LAST
- DESCRIBED LINE TO ITS INTERSECTION WITH THE SOUTH RIGHT-OF WAY LINE
. OF 107TH STREET, THENCE WESTERLY ON THE LAST DESCRIBED LINE-TO THE
PO[NT OF BEGINNING, ALL IN COOK COUNTY, ILLINOIS.
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II. ELIGIBILITY CONDITIONS

. The results summarized in this section are more fully described in a separate report which presents
the definition, application and extent of the blight factors in the Project Area. The report,
prepared by TPAP and entitled “105th Street and Vincennes Avenue Tax Increment Financing
Redevelopment Project Area Eligibility Study,” is attached as Exhibit II to this Amended
Redevelopment Plan.

A.  PROJECT AREA ELIGIBILIT Y

Based upon surveys, inspections and analyses conducted by TPAP, the Pro;ect Area qualifies asa
“blighted area" within the requirements of the Act. The Project Area is characterized by the
“presence of a combination of 5 or more of the blight factors listed in the Act for improved areas,
‘rendering the area detrimental to the public safety, health and welfare of the citizens of the City. o
Specifically, '

e Of the fourteen factors. for “improved” blighted areas as set forth in the Act, 9 are
present to a major extent and 1 is present to a minor extent.

e These 10 factors are reasonably distributed throughout the entire Project Area.
¢ The entire Project Area is impacted by and shows the presence of these. 10 factors.

e Ofthe 7 criteria for “vacant” blighted areas as set forth in the Act, 3 are present within
the Project Area.

o The Project Area includes only real property and improvements substantially benefited
by the Redevelopment Project.

B.  SURVEYS AND ANALYSES CONDUCTED

The blight factors found to be present in the Project Area are based upon surveys and analyses -
conducted by TPAP. The surveys and analyses conducted include:

. Exterlor survey of the condItxon and use of each buddmg,

2. Site surveys of streets, alleys, 31dewalks lighting, curbs and gutters, traﬁic parkmg
facilities, landscapmg, fences and walls, and general property maintenance;

Analysis of existing uses and their relationships;

Comparison of current land use to the currenit Zoning ordinance and zoning map;
Companson of exterior buildmg COIldlthl’lS to property mamtenance codes of the City,
Analysis of ongmal and current platting and building size and layout

~ Analysis of vacant sites and vacant buildings; and

® N w AW

Review ofprevi'o'uély prepared plans, studies and data.
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Iv. REDEVELOPMENT GOALS AND POLICIES

Comprehensive and coordinated area-wide investment in new public and private improvements
and facilities is essential for the successful redevelopment of the Project Area and the elimination
of conditions that have impeded redevelopment of the Project Area in the past. Redevelopment of
the Project Area will benefit the City through improvements in the physical environment, an
increased tax base, additional construction employment and job training opportunities and an
_ increase in the number and quality of affordable housing opportunities.

This section identifies the general goals and objectives adopted by the City for redevelopment of
the Project Area. Section V of this Amended Redevelopment Plan presents more specific-
objectives for development and design within the Project Area, and describes the redevelopment
activities the City intends to undertake to achieve the redeveIOpment goals and objectives
presented 1n this Section. :

'A. GENERAL GOALS

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

1. An improved quality of life in the Project Area, the Washington Heights
Community Area and the City through the elimination of the influences and
manifestations of physical and economic deterioration and-obsolescence within- the
Project Area. :

2. An environment within the Project Area which will contribute more positively to
the health, safety and general welfare of the City, and preserve or enhance the
value of properties adjacent to the Pro;ect Area.

3. An increased real estate tax base for the City and other taxing dlstrlets having
- jurnisdiction over the PrOject Area.

B. REDE VELOPMENT OBJECTIVES

Listed below are ‘the redevelopment Ob_]eCthf:S which will gu1de pIanmng de0151ons regarding
redevelopment within the Project Area.

1. Reduce or eliminate those conditions which qualify the Project Area as a bhghted
area. These conditions are described in detail in Exhxbxt I to th:s Amended.
Redevelopment Plan.

2 - Encourage a high-quality appearance of buildings, rights-of-way, and open spaces
- and encourage high standards of design. '

: ._ 3. Strengthen the economic well- being of the Prolect Area and the City by 1 mcreasmg
' ‘taxable vaIues and aifordable housmg opportumtles
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4. Assemble land into parcels of sufficient 'shape and size for disposition and
redevelopment in accordance with the Amended Redevelopment Plan and
contemporary development needs and standards.

5. Create an env:ronment wh10h stimulates private investment in new- constructlon
and rehabilitation.
0. Provide needed improvements or facilities in proper relationship to the projected

demand for such facilities and in accordance with present day design standa.rds for
such facilities.

7. Provide needed incentives to en’cdnrége a broad range of improvements in
preservation, rehabilitation and new development. '

8. Create new job opportumtles for City residents utilizing appropnate job training
and hiring programs. _

9. Establish job training and _]Ob readiness programs to provide residents of the Clty
with the skills necessary to secure jobs in the Project Area during the construction
period.

10.  Provide opportunitiés for women-owned and minority-owned businesses to share

in the redevelopment of the Project Area.
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V. REDEVELOPMENT PROJECT

This section presents the Redevelopment Project anticipated to be undertaken by the City and by
private entities in furtherance of this Amended Redevelopment Plan. The Redevelopment Project
described in this Amended Redevelopment Plan and pursuant to the Act includes the overall
redevelopment concept, development and design objectives, a description of redevelopment
improvements and activities, a general land use plan, estimated redevelopment project.costs, a
description of sources of funds to pay estimated redevelopment project costs, a description of
obligations that may be issued, identification of the most recent EAV -of propertles in the PrOJect
Area, and an estimate of future EAV.

A -OVERALL REDEVELOPMENT CONCEPT

The Project Area should be redeveloped as a cohesive and distinctive urban neighborhood. It
should consist of residential development that complements and enhances the range and styles of

the existing housing stock in the community; limited commercial development that is compatible
with surrounding residential uses; and complementary open space and pedestrian amenities.

The Project Area should be served by a street system and public. transportation facilities. that
provide safe and convenient access to and circulation within the Project Area. New development
should be served by a street network that reflects and extends the traditional grid street system
which exists in Surro'unding areas.

“The Project Area should be characterized by a planned network of open spaces and private

development which will organize and provide focus to the Project Area. An open space network
~ should be created which links résidential areas, parks and pubhc spaces, landscaped streets and
surrounding neighborhood amenities.

The Project Area -should have a coherent neighborhood design and character. Individual
developmients should be visually and physically linked within the Project Area and to the larger
community. The Project Area should respect Chicago’s traditional neighborhood form, which is
characterized by a grid pattern of streets, buildings facing the street and a human scale that is
attractive and- mwtmg for pedestnans

The Project Area should become an attractive and desirable ¢ nelghborhood of choice” which - B

provides new affordable housing opportunities, and complements the sound existing community
. areas located nearby

" B. - DE VELOPMENT AND DESIGN OBJECTI VES

Listed below are the specific devel_opment and design ob_;ectwes which will assist the City in
directiﬁg and coordinating public and private improvement and investment within the Project Area

in order to achieve the genéral goals and objectives identified in Sectron IV of this Amended
‘Redevelopment Plan. - :
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Land Use

Promote comprehensive, area-wide redevelopment of the Project Area as a pianned and
coheswe urban neighborhood.

Remove or minimize physwal barriers and other 1mped1ments to unified development
Promote quality new I‘GSldthlaI developments throughout the Pr()ject Area.

Prowde sites for a wide range of affordable housing types.

" Promote housing types that accommodate a diverse mix of households and income levels.

Allow for limited and compatible commercial development in selected locations.
Promote commercial uses that support the needs of the area’s residents and employees.

Ensure a sensitive transition between residential and non-residential developments in order
to minimize conflicts between different land uses.

Encourage maintenance and upgrading of existing commercial and industrial uses.

Locate parks, open spaces and other commumty facilities within wallqng distance of

residential developments.

Transportation and Infrastructure

Maintain and extend the grid pattern of streets and blocks that exists in surrounding areas.

Improve street connections between the Project Area and surrounding neighborhoods to
the east and west. ' :

Improve east-west circulétion to and through the Project Area.

Impro;\fe north-south circulation through the Project Area.

Provide improved at-grade rail ofossings at 107th, 105th and 104th Streets.
Upgrade infrastructure throughout the Project Area.
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Open Space and Pedestrian Facilities

e Develop new, eesily accessible neighborhood parks in the vicinity of new residential
developments.-

. Provide community parks to help serve the population within the surrounding area.

o Provide well-defined and safe pedestrian connections between residential developrrtents
within the Project Area, and between the Project Area and nearby neighborhood
destinations.

Urban Design
o REstablish a distinctive and cohesive visual identity for the Project Area.

o Ensure that all new development reflects Chicago’s traditional grid pattern of streets and
blocks.

o Ensure high quality and hannomous architectural and landscape de31gn throughout the
Project Area.

o Enhance the appearance of the PrOJeet Area by landscaping the streets and creating areas
for pedestrian activity.

e Preserve bu’ﬂdmgs with historic and architectural value.

e Require new developments to respect the architectural character and scale of the
' surrounding community.

o Provide distinctive design features, including landscaping and signage,” at the major
entryways into the Project Area.

e Screen the Metra - Chicago, Rock Island and Pacific Railroad corridor through the use of
berming and landscaping,

C. . REDEVELOPMENT IMPROVEMENTS AND ACTIVITIES

The City proposes to achieve its redevelopment goals and objectivee for the Project Area through
the use of public financing techniques including, but not limited to, tax increment financing, to
undertake some or all of the activities and improvements authotized under the Act, including the
~ activities and improvements described below. The City also maintains the flexibility to undertake
additional activities and improvements authorized under the Act, if the need for activities or
improvements change as redevelopment occurs in the Pro;eet Area. |

The City may enter into redevelopment agreements or mtergovemmental agreements with pubhc
or private entities for the furtherance of this Amended Redevelopment Plan to construct, .
rehabilitate, renovate or restore improvements for public or private facilities on one or several

parcels or any other fawful purpose (collectively referred to as “Redevelopment Projects”).
* Redevelopment agreements may contain terms and. provisions that are more specific than the
general principles set forth in this Amended Redevelopment Plan and which include affordable .

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

1

Property Assembly

' Property acquisition and land assembly by the private sector in accordance with this

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

acquired property to temporary uses until such property is scheduled for dlSpOSlthﬂ and
redevelopment

Tn connection with the City exercising its power to acquire real property, including the
exercise of the power of eminent domain, under the Act in implementing the Plan, the
City will follow its customary procedures of having each such acquisition recommended
by the Community Development Commission {or any successor commission) and
authorized by the City Council of the City. Acquisition of such real property as may be
authorized by the City Council does not constltute a change in the nature of this
Amended Redevelopment Plan

Relocation

Relocation assistance may be provided to facilitate redevelopment of portions of the
Project Area and to meet other City objectives. Businesses or households legally _ocbu—
pying properties to be acquired by the City subsequent to this Amended Redevelopment

- Plan may be provided with relecation advisory and- financial assistance as determined by -

the City. In the event that the impiementaﬁon of the Amended Redevelopment Plan re-
sults in the removal of residential housing units in the Project Area occupied by low-
income households or very low-income households, or the displacement of low-income

- .'households or very low-income households from such residential housmg units, such
"households’ shall be provided affordable housing and relocation assistance not less than

that which would be provided under the federal Uniform Relocation Assistance and Real

Property Acquisition Policies Act of 1970 and the regulations thereunder, including the

eligibility criteria. Affordable housing may be either existing or newly constructed hous-
ing. The City shall make a good faith effort to ensure that this affordable housing is lo-
cated in or near the Project Area. :
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As used w the above -paragraph "low-income households",  "very low-income
households" and “affordable housing” shall have the meanings set forth in Section 3 of
the Ulinois Affordable Housing Act, 310 ILCS 65/3. As of the date of this Amended
Redevelopment Plan, these statutory terms are defined-as follows: (i) "low-income
household" means a single person, family or unrelated persons living together whose
~ adjusted income is more than 50 percent but less than 80 percent of the median income
of the area of residence, adjusted for family size, as such adjusted income and median
income are determined from time to time by the United States Department of Housing
and Urban Development ("HUD") for purposes of Section 8 of the United States
Housing Act of 1937, (ii) "very low-income household" means a single person, family or
unrelated persons living together whose adjusted income is not more than S0 percent of
the median income of the area of residence, adjusted for family size, as so determined by
HUD; and (iii) “affordable housing" means residential housing that, so long as the same
is occupied by low-income households or very low-income houscholds, requires
payment of monthly housing costs, including utilities other than telephone, of no more
than 30 percent of the maximum allowable income for such households, as applicable.

- 3.  Provision of Public Works or Improvements

- The City may provide public improvements and facilities that -are necessary to service
the Project Area in accordance with this Amended Redevelopment Plan and the
comprehensive plan for development of the City as a whole. Public improvements and

facilities may include, but are not limited to, the following:

al Streets and Utilities

A range of individual roadway, utility and related improvement projects, from
repair and resurfacing to ma}or construction or reconstruction, may be
undertaken. :

b) Parks, Open Space and Landscaping

Improvements to existing or future parks, open spaces and pubhc plazas may be
provided and a range of public improvements, including, the construction of
public walkways, screening the active railroad through berming, landscaping,
lighting and general beautification improvements which may be provided for the
use of the general public.. : ‘

4, Rehabilitation of Existing Buildings _
‘The City will encourage.'the rehabilitation of buildings that are basically sound and/or
. historically significant, and are located so as not to impede the Redevelopment Project.
.5, Job Training and Related Educational PrOgramS

E ,Programs designed to increase the skills of the labor force that would take advantage of
the employment opportunities within the Project Area may be implemented.
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6. Taxing Districts Capital Costs

The City may reimburse all or a portion of the costs incurred by certain taxing districts
in the furtherance of the objectives of this Amended Redevelopment Plan.

7. Interest Subsidies

Funds may be provided to developers or redevelopers for a portion of interest costs
" incurred by a developer or 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 aHocation fund established
pursuant to the Act; and

(b) such payments in any one year may not exceed 30 percent of the annual interest .
costs incurred by the developer or redeveloper w1th respect to the redevelopment
- project during that year; o

(c) if there are not sufficient funds available in the special tax allocation fund to make
the payment, then the amounts so due shall accrue and be payable when ‘sufficient
funds are available in the special tax allocatlon fund,

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

(e) Up to 75 percent of interest costs incurred by a developer or redeveloper for the
financing of rehabilitated or new housing units for low-income households and very
low-income households, as defined in Section 3 of the Ilfinois Affordable Housing
Act.

8. Affordable Housing

Funds may be provided to developers for up to 50 percent of the cost of construction,
renovation and/or rehabilitation of all new low- and very low-income housing units (for
ownership or rental) as defined in Section 3 of the Illinois Affordable Housing Act. If -

 the units are part of a residential redevelopment pmJect that includes units not affordable
to low- and very low-income households; only the low- and very low-ncome units shall
be eligible for benefits under the Act.

9, Analysis, Adminis_tration, Studies, Su__x_‘_veys, Legal, etc.

* Under contracts that will run for three years or less (excluding contracts for architectural
and engineering services which are not subject to such time limits) the City and/or
prvate developers may undertake or engage professional consultants, engineers,

- architects, attorneys, etc. to conduct various analyses, studies, Surveys, administration or -
Jegal services to establish, implement and manage this Amended Redevelopment Plan.
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D.  GENERAL LAND-USE PLAN

Figure 2 presents the General Land-Use Plan that will be in effect upon adoption of this Amended
Redevelopment Plan.

As 'mdicated in Figure 2, the Project Area should be redeveloped as a planned and cohesive urban
: nelghborhood providing sites for a range of housing types, parks and open space, and limited new
commercial development. The various land uses should be arranged and located so that there is a
sensitive transition between residential and non—reswlentxal developments in order to minimize
conflicts between different 1and uses.

The Land-Use Plan divides the Project Areéa into 5 subareas, each of which would be su1table for
" a somewhat different mix of uses and scale and character of development.

- o Subarea I includes the major portion of the Project Area, and is generally bounded by
107th Street on the south; Throop Street on the east; 104th Street on the north; and the
Metra railroad on the west. Subarea 1 also includes the vacated rail line right-of-way
between 104th Street and 105th Street. This Subarea should be devoted primarily to
planned residential development. A wide variety of housing types and styles could be
accommodated, provided they are compatible with adjacent -developments and are
consistent with the overall objectives for the Project Area. Parks and institutional uses
could also be appropriate in selected Iocatlons

o Subarea 2 includes the propemes along the east side of Throop Street, between 107th and
105th Streets and includes the portion of the vacated rail line night-of-way between 105th
and 106th Streets. This Subarea would be suitable for residential development similar to
that permitted in Subarea 1; parks, playgrounds and open spaces; public and institutional.

o Subarea.3 includes the triangular area east of the vacated rail line right-of-way, between
105th Street and 106th Street and encompasses the existing industrial use at this location.
Although the existing use could remain, the site and building should be upgraded and
mmproved, and the property screened and buffered from the adjacent residential area. If

this property is redeveloped, it should be devoted to residential uses, similar to that
recommended for Subarea 1. -

o Subarea 4 inCIUd_es the small triangular block along the west side of Vincennes Avenue,
just south of 104th Street. This Subarea would be suitable for small-scale new commercial -
development; public uses; off-street parking; or public open space. The existing fire station
building has historic interest and adaptive reuse of this structure should be encouraged.

o - Subarea 5 includes the triangular area generally bounded by 103rd Street on the north;
Vincennes Avenue on the west, 104th Street on the south; and the eastern boundary of the
vacated rail line right-of-way on the -east. This Subarea includes the Metra commuter
station building and the vacated rail line right-of-way between 103rd Street and 104th.
Street. While the existing use should remain, additional parking should be consxdered for
Metra commuters.uses; ot limited and compatible commercial development.
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E. REDEVELOPMENT PROJECT COSTS

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

In the event the Act is amended by the Illmors General Assembly after the date of the approval of
this Amended Redevelopment Plan by the City Council of Chicago to (a) include new eligible
redevelopment project costs, or (b) expand the scope or increase the amount of existing eligible
redevelopment project costs (such as, for example, by increasing the amount of incurred interest
costs that may be paid under 65 ILCS 5/1-74.4-3(q)(11)), this Amended Redevelopment Plan
"shall be deemed to .incorporate such additional, expanded or increased eligible costs as -
Redevelopment Project Costs under the Amended Redevelopment Plan, to the extent permitted
by the Act. In the event of such amendment(s) to the Act, the City may add any new eligible
redevelopment project costs as a line item in Exhibit I or otherwise adjust the line items in Exhibit
I without amendment to this Amended Redevelopment Plan, to the extent permitted by the Act. In

" no instance, however, shall such additions or adjustments result in any increase in the total
Redevelopment Project Costs without a further amendment to this Amended Redevelopment
Plan

1.  Eligible Redevelopment Project Costs

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

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

b) The cost of marketing sites within the Pro;ect Area to prospective businesses,
" developers and investors,

c) Property assembly costs, including but not hmlted to, atquisition of Iand and other
property, real or personal, or rights or interests therein, demolition of bu1ldmgs sife
- preparation, site improvements that serve as an enginecied barrier addressing -
ground level or below ground environmental contamunation, including but not
limited to parking lots and other concrete or asphalt barriers, and the clearing and
gradmg of land,

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

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

f) Costs of job training and retraining projects including the costs of “welfare to
work” programs implemented by businesses located within the Project Area and
such proposals feature a community-based training program which ensures
maximum reasonable opportunities for residents of the Washington Heights

. Community Area with particular attention to the needs of those residents'who have
previously experienced- inadequate employment opportunities and development of
job-related skills including residents of public and other subsujlzed housmg and
people with disabilities; : :

g) Financing costs including, but not limited to, all necessary and incidental expehses
related to the issuance-of obligations and which may include payment of interest on
any obligations issued hereunder including interest accruing during the estimated

- period of construction of any redevelopment project for which such obligations are
issued and for a period not exceeding 36 months following completion and
mcludmg reasonable reserves related thereto

h) To the extent the City by written agr,eement accepts and approves the same, all or a

"portion of a taxing district's capital costs resulting from the redevelopment project

necessarily incurred or to be incurred within a taxing district i furtherance of the
objectives of the Amended Redevelopment Plan ;

1) 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 or by Section 74.4-3(n)(7) of the Act (see Section V.C.2 above) or otherwise
determines that the payment of relocation costs is appropriate;

j) Payment in hieu of taxes, as defined in the Act;

k) Costs of job training, retraining, advanced vocational education or career education,
including but not limited to, courses in occupational, semi-technical or technical
fields leading directly to employment, .incurred by one or more taxing districts,
provided that such costs: (i) are related to the establishment and maintenance of
additional job training, advanced vocational education or career education programs
for persons employed. or to be employed by employers located in a Project Area;

~and (i) when incurred by a taxing district or taxing districts other than the City, are
set forth in a written ‘agreement by or among the City and the taxing district or
taxing districts, which agreement describes the program to be undertaken including

" but not limited to, the number of employees to be trained, a description of the
training and services to be provided, the number and type of positions available or -
to be available, itemized costs of the program and sources of funds to pay for the .
same, and the term of the agreement. Such costs include, specifically, the payment
'by community college districts of costs pursuant to Sections 3-37, 3-38, 3-40, and
3—401 of the Public Community College Act, 110 TLCS 805/3-37, 805/3-38, -
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805/3-40 and 805/3-40.1, and by school districts of costs pursuant to Sections 10-
22.20a and 10-23.3a of the School Code 105 ILCS 5/10-22.20a and 5/10-23 3a;

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

1. such costs are to be paid directly from the special tax allocatton ﬁmd
established pursuant to this Act,

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

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

4. the total of such mterest payments paid pursuant to the Act may not exceed -
30 percent of the total: (1) costs paid or incurred by the redeveloper for such
redevelopment project, plus (ii) redeveiopment project costs excluding any
property assembly costs and any relocation costs mcurred by the City
pursuant to the Act; and

5. Up to 75 percent of the interest cost incuired by a redeveloper for the
financing of rehabilitated or new housing units for low-income households
and very low-income households as defined in Sectlon 3 of the Illinois
Affordable Housing Act.

m) Unless explicitly provided in the Act, the cost of construction of new privately-

0

owned buildings shall not be an eligible redevelopment project cost;

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

Up to 50 percent of the cost of construction, renovation and/or rehabilitation of all

. new low- and very low-income housing units (for ownerslup or rental) as defined in

Section 3 of the Illinois Affordable Housing Act. If the units are part of a residential
redevelopment project that includes umits not affordable to low- and very low-

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

The cost of daycare services for children of employees from low—income f'amilies
working for bustnesses located within the Project Area and all or a portion of the
cost of operation of day care centers established by Project Area businesses to serve
employees from low-income families working in businesses located in the Project
Area. For the purposes of this paragraph, “low-income families” means families
whose annual income does not exceed 80 percent of the City, county ‘or regional

median income as determined time to tlme by the United States Department of

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

2. Estimated Redevelopment Proj_ect Costs

A range of redevelopment activities and improvements wiil be required to implement this
Amended Redevelopment Plan. The activities and improvements and their estimated
costs are set forth in Exhibit T of this Amended Redevelopment Plan. All estimates are
based on 2004 dollars. Funds may be moved from one line item to another or to an
eligible cost category described in this Amended Redevelopment Plan.

Redevelopment Project Costs described in this Amended Redevelopment Plan are
intended to provide an upper estimate of expenditures. Within this upper estimate,

adjustments may be made in line items w1thout amending this Amended Redevelopment
. Plan.

F.  SOURCES OF FUNDS TO PAY REDE VELOPMENT PROJECT
COSTS '

Funds necessary to pay for Redevelopment Project Costs and secure municipal obligations issued
for such costs are to be denved partially from Incremental Property Taxes. Other sources of funds
~ which may be used to pay for Redevelopment Project Costs or secure municipal obligations are
land disposition proceeds, state and federal grants, investment income, private financing and other
legally permissible funds the City may deem appropriate. The City may incur Redevelopment
Project Costs which are paid for from funds of the City other than Incremental Property Taxes,
and the City may then be reimbursed from such costs from Incremental Property Taxes. Also, the
City may permit the utilization of guarantees, deposits and other forms of security made available
by private sector developers. Additionally, the City may utilize revenues, other than State sales tax
increment revenues, received under the Act from one redevelopment project area for eligible costs
in another redevelopment project area that is either contiguous to, or is separated only by a public
right-of-way from, the redevelopment project area from which the revenues are received.

The Project Area may be contiguous to or separated by only a public right—of—wﬁy from other

redevelopment project areas created ufider the Act. The City may utilize nét Incremental Property

Taxes received from the Project Area to pay eligible redevelopment projects costs, or obligations -
issued to pay such costs, in other contiguous redevelopment project areas or project areas
separated only by a public right-of-way, and vice versa. The amount of revenue from the Project

+ Area, made available to support such contiguous redevelopment project areas, or those separated

only by a public right-of- -way, when added to all amounts used to pay eligible Redevelopment
- Project Costs within the Project Area, shall not at any time exceed the total Redevelopment
PEOJect Costs described in this Amended Redevelopment Plan.

The Project Area may become contlguous to, or be separated only bya pubhc right-of- way from, -
redevelopment project areas created under the Industrial Jobs Recovery Law. (65 ILCS 5/11-74.6-
-1, et seq). If the City finds that the goals, objectives and financial success of such contiguous

105th Street and Vincennes Avenue Tax Increment Financing Redevelopment Pré)ject and Plen - Page 22
Chicago, lllinois May 12, 1997; Revised as of September 20, 2001; Amended November 30, 2005



redevelopment project areas or those separated only by a public right-of-way are interdependent
with those of the Project Area, the City may determine that it is in the best interests of the City
and in furtherance of the purposes of the Amended Redevelopment Plan that net revenues from
the Project Arca be made available to support any such redevelopment project areas and vice
versa. The City therefore proposes to utilize net incremental revenues received from the Project
Area to pay eligible redevelopment project costs (which are eligible under the Industrial Jobs
‘Recovery Law referred to above) in any such areas and vice versa. Such revenues may be
transferred or loaned between the Project Area and such areas.  The amount of revenue from the
Project Area so made available, when added to all amounts used to pay eligible Redevelopment
Project Costs within the Project Area or other areas as described in the preceding paragraph, shall

not at any time exceed. the total Redevelopment Project Costs described in Exhibit I of this
Amended Redevelopment Plan.

G. ISSUANCE OF OBLIGATIONS

The City may issue obligations secured by Incremental Property Taxes pursuant to Section 11-
74.4-7 of the Act. To enhance the security of a municipal obligation, the City may pledge its full
faith and credit through the issuance of general obligation bonds. Additionally, the City may

provide other legally permissible credit enhancements to any obligations issued pursuant to the
Act. '

‘The redevelopment project shall be completed, and all obligations issued to finance redevelopment
costs shall be retired, no later than December 31 of the year in which the payment to the City
treasurer as provided in the Act is to be made with respect to ad valorem taxes levied in the
" twenty-third calendar year following the year in which the ordinance approving the Project Area is
adopted (i.e. City Council approved the Redevelopment Plan and designated the Project Area on
October 3, 2001), by December 31, 2025. 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 Amended
Redevelopment Plan. Obligations may be issued on a parity or subordinated basis.

In addition to paying Redevelopment Project Costs, Incremental Property Taxes may be used for.
the scheduled retirement of obligations, mandatory or optional redemptions, -establishment of debt
service reserves and bond sinking funds. To the extent that Incremental Property Taxes are not
" needed for these purposes, and are not otherwise required, pledged, earmarked or otherwise
designated for the payment of Redevelopment Project Costs, any excess Incremental Property

Taxes shall then become available for distribution annually to taxing districts having jurisdiction
over the Project Area in the manner provided by the Act.

H.  VALUATION OF THE PROJECT AREA

1. The Certified Imtlal EAYV of Propertles in the Pro;ect Area

The Certified Initial EAV of all properties in the Project Area is $1,268,074. This figure

is based .on 2000 EAV, certified by the County Clerk of Cook County, Hlinois. The
- Certified Initial EAV of the Project Area is summanzed by tax parcel in Table 1,

Certified Initial EAV by Tax Parcel.
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2. Anticipated Equalized Assessed Valuation

By the year 2024 {Collection Year 2025) and foliowmg the - completlon of the
Redevelopment Project, the EAV of the Project Area is estimated to total approximately
$34.5 million. This estimate is based on several key assumptions, including: 1)
redevelopment of the Project Area will occur in a timely manner; 2) The EAV of
existing development and new development will inflate at the rate of 3 percent per
‘annum;, 3) 233 housing units of a mixed variety will be constructed with an average sales
price of $286,762 per unit; and 4) the 5-year average state equalization factor of 2.3284
is used in all years.to calculate estimated EAV.

TABLE 1: CERTIFIED INITIAL EAV BY TAX PARCEL

2,139

“Tax Parcel VCertified Certified -
A _ 2000 EAV Tax Parcel 2000 EAV
25-17-104-010-0000 . Exerupt 25-17-117-011-0000 2,139
25-17-108-001-0000 - Exemipt 25-17-117-012-0000 2,139
. 25-17-108-003-0000 14,573 25-17-117-013-0000 2,139
25-17-108-005-0000 Exempt 25-17-117-014-0000 10,747
. 25-17-109-014-0000 37,815 25-17-117-015-0000 1,834
25-17-109-016-0000 50,949 25-17-117-016-0000 1,672
25-17-109-017-0000 1,299 25-17-117-017-0000 1,456
- 25-17-109-018-0000 22,048 25-17-117-018-0000 1,212
25-17-109-019-0000 32,745 25-17-117-019-0000 954
25-17-109-020-0000 1,299 25-17-117-020-0000 700
25-17-109-021-0000 340,433 25-17-117-023-0000 2,139
25-17-115-001-0000 C2,790 25-17-117-024-0000 2,139
25-17-115-002-0000 1,986 25-17-117-025-0000 2,139
"25-17—115-003-0000 - 19,157 25-17-117-026-0000 - 1,512
- 25-17-115-004-0G00 17,708 25.17-117-027-0000 1,681
25-17-115-605-0000 . 4,249 25-17-117-028-0000 1,441
25-17-115-006-0600 4,798 - 25-17-117-029-0000 1,274
25-17-115-007-0000 5,381 25-17-117-030-0000 1,101
25-17-115-008-0000 5,899 25-17-117-031-0000 907
95-17-115-009-0000 21,624  25-17-117-032-0000 - - 736
25-17-115-010-0000 9,325 25-17-117-033-0000 525
25-17-115-011-0000 61,213 25-17-117-034-0000 218
25-17-116-002-0000 540,660 25.17-117-045-0000 ' 2.995
25-17-117-001-0000 - 3,587 25-17-117-046-0000 Exempt
25-17-117-002-0600 2,139 " 25-17-500-001-0000 RR
25-17-117-043-0000 2,139 45-17- 501-004-0000 ARR
25-17-117-006-0000 Exempt 25- 17_501_005_0000 RR
25-17-117-007-0000 * Exempt . TOTAL )'$1,268,074- '
25-17-117-008-0000 1,070 ,
25-17-117-009-0000 117,250
25-17-117-010-0000
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VL.

LACK OF GROWTH AND DEVELOPMENT THROUGH
INVESTMENT BY PRIVATE ENTERPRISE

-As described in Section IIT of this Amended Redevelopment Plan, the Project Area as a whole is
 adversely impacted by the presence of numerous blighting factors, and these factors are
. reasonably distributed throughout the area. Blighting factors within the Project Area are
widespread and represent major impediments to sound growth and development.

The lack of private investment is evidenced by the following:

The Project Area ‘is characterized by age, dilapidation, obsolescence, deterioration,
structures below minimum code standards, excessive vacancies, excessive land coverage,
deleterious land-use and layout, depreciation of physical maintenance and an overall lack
of community planning.

The Project Area is dominated by a large, dilapidated, abandoned industrial buddlng
formerly occupied by the Chicago Bridge and Iron Works Company which had remained
vacant for more than 20 years.

Between 1991 and 1995, the Assessed Valuation (“AV”} of the Project Area decreased by

approxlmately 5.3 percent. Over this same penod the AV of the City as a whole mcreased
by 7.1 percent. :

In the period between 1980 and 1990, the Washington Heights commumty area, whlch

. includes the Project Area, lost housing units.

Within the last ten years, only one building was constructed in the PI‘OjCCt Area.

The following impediments illustrate why the Project Area would not reasonably be anticipated to
be developed without the mterventzon of the City and the adoption of this Amended
Redevelopment Plan,

The presence of fly dumping, building debris, soil piles, excavations and the deterioration
of the main industrial building on the former CB&I property present a nega,tive nnage that
cannot be overcome without large-scale redevelopment.

~ Site preparation requires the costly removal of concrete slabs, once used for ron

processing activities.

Remediation of environmental contamination is necessary to safeguard the health, safety
and welfare of the surroundmg commumty from potential hazards caused by previous

‘uses.

Most of the former CB&I property is unserved or undefserved by modern infrastructure
including sidewalks, curbs, street lights, water and sewer.

The internal street system within the ‘farger Project Area is fragmented and lacks -~
sidewalks, curbs and gutters.

The Pro_]ect Area on the whole has not been subject to growth and development through
investment by private enterprise. The Project Area would not reasonably be expected to be.
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developed on a comprehensive and coordinated basis without the intervention of the Clty and the
adoption of this Amended Redevelopment Plan for the Project Area.
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VII. FINANCIAL IMPACT

Without the adoption of this Amended Redevelopment Plan and TIF, the Project Area is not

reasonably expected to be redeveloped by private enterprise. In the absence of City-sponsored

redevelopment initiatives there is.-a prospect that blighted conditions wiil continue to exist and

spread, and the Project Area on the whole and adjacent properties will become less attractive for
the investment and improvement of the community. In the absence of City-sponsored

redevelopment initiatives, erosion of the assessed valuation of property in and outside of the

Project Area could lead to a reductlon of real estate tax revenue to aEi tamng districts.

“Section V of thlS Amended Redevelopment Plan descnbes the comprehenswe Redevelopment
Project proposed to be undertaken by the City to create an environment in which private
investment can occur. The Redevelopment Project will be staged over a period of years consistent
with local market conditions and available financial resources required to complete the various.
redevelopment improvements and activities as well as the Redevelopment Project set forth in this
Amended Redevelopment Plan. Successful implementation of this Amended Redevelopment Plan
is expected to result in new private investment in rehabilitation of buildings and new construction
on a scale sufficient to eliminate detertoratmg problem conditions and to return the area to a long-
term sound condition.

The Redevelopment Project is expected to have both short- and long-term positive financial
impacts on the taxing districts affected by the Amended Redevelopment Plan. In the short-term,
the City's effective use of TIF can be expected to stabilize existing assessed values in the Project
Area, thereby stabilizing the existing tax base for local taxing agencies. In the long-term, after the
completion of all redevelopment improvements and activities, the Redevelopment Project and the
payment of all Redevelopment. Project Costs and municipal obligations, the taxing districts will
. benefit from any enhanced tax base which results’ from the increase in EAV caused by the
Redevelopment Project.
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VIILDEMAND ON TAXING DISTRICT SERVICES

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

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

Cook County Forest Preserve District. The Forest Preserve District is responsible for
acquisition, restoration and management of lands for the purpose of protecting and

preserving ‘open space in the Clty and County for the education, pleasure and recreation of
the public.

Metropolitan Water Reclamation District of Greater Chicago. The district pr'ovides the
main trunk lines for the collection of waste water from cities, villages and towns, and for
the treatment and disposal thereof.

South Cook’ County Mosquito Abatement District. The district provides mosquito
- abatement services to the City of Chicago (south of 87th Street) and communities located
in southermn Cook County.

Chicago Community College District 508, The district is a unit of the State of Illinois’
system of public community colleges whose objective 1s to meet the educational needs of
residents of the City and other students seeking higher education programs and services.

Board of Education of the City of Chicago. General responsibilities of the Board of
Education include the provision, maintenance and operation of educational facilities and

- the provision of educational services for kindergarten through twelfth grade. No public
school facilities. are located within the boundaries of the Project Area. Public school
facilities located within a Y-mile of the Project Area include Percy Julian High School,
located immediately east of the Project Area, Barnard Elementary School, and Mt. Vernon
Elementary School.

Chicago Park District. The Park Distriét 1 'respoﬁsible for the p'rov'i‘s'i‘(.).n, ‘maiﬂtéﬁanc.é and
operation of park and recreational facilities throughout the City and for the provision of
recreation programs. There are no parks located within the Project Area. Park District

- facilities located within a Y2- rmle of the Project Area include Lamb ‘Mt. Vernon, and
Graver Parks.

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

City of Chicago. The City is responsible for the provision of the full range of municipal
services typically associated with large, mature cities, including the following: police and
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fire protection; capital improvements and maintenance; water production and distribution;
sanitation service; building, housing and zoning codes, etc.

City of Chicago Library Fund. General responsibilities of the Library Fund include the
provision, maintenance and operation of the City’s library facilities. There are no libraries
within the boundaries of the Project Area. The nearest library facilities are located outside
the Project Area and include Woodson Regional Library at 9525 S. Halsted Street, the

"~ Walker Branch lerary at 11071 S. Hoyne Avenue and the Beverly Branch lerary at
2121 W. 95" Street.

A IMPACT OF THE REDE VELOP_MENT PROJECT

In 1994, the Act was amended to require an assessment of any financial impact of the Project
“Area or, or any increased demand for services from, any taxing district affected by the Amended
Redevelopment Plan and a description of any program to address such financial impacts or
increased demand. The City intends to monitor development in the Project Area and with the
cooperation of the other affected taxing districts will attempt to ensure that any increased needs
are addressed in connection with any particular development. The estimated pature of these
increased demands for services on these taxing districts are described below.

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

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

Board_of Education. The replacement or rehabilitation of underutilized properties w1th
new residential development is likely to increase the demand for services and programs
provided by the Board of Education. There are no public school facilities located within
the Project Area. Three public schools are located within a %-mile of the Project Area and
inclade Percy L. Julian High School, Mt. Vemon Elementary School and Barnard

Elementary School. These school facilities are illustrated in thure 3, C'ommumty
Facilities.

Chicago Park District. The replacernent or rehabilitation of underutlhzed propertles with
res:dential commercial, business and other development i is likely to increase the demand
for services, programs and capital improvements provided by the Chicago Park District
within and adjacent to the Project Area. These public services or capital improvements
may include, but a_fe not necessarily limited to, the provision of additional open spaces and
recreational facilities by the Chicago Park District. There are no public parks located
~ within the Project Area. The nearest public parks within a %-mile of the iject Area are
.. identified in Figure 3. Commumgz Fac:lztzes
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B.

City of Chicago Library Fund. The replacement or rehabilitation of underutilized
properties with residential, commercial, business and other development is likely to
increase the demand for services, programs and capital improvements provided by the City
of Chicago Library Fund.

PROGRAM TO ADDRESS INCREASED DEMAND FOR SERVICES
OR CAPITAL IMPROVEMENTS

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

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

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

It 15 expected that new residential developmeet' and the -redevelopment of vacant,

underutilized or non-residential property to residential use may generate additional
demand for recreational services and programs and, therefore, would warrant additional |
open spaces and recreational facilities operated by the Chicago Park District. The Land
Policies Plan, released by the Chicago Park District in 1990, established the goal of 2
acres of parkland per 1,000 residents for each community area. The Parkland Needs
Analysis, released in 1993, indicates that Washington Heights does not meet this standard.
Open space needed to meet the minimum standard was identified at 3.6 acres.

Redevelopment of the Project Area anticipates the inclusion of a 2-acre park to be’

donated to the Chicago Park District. The City intends to monitor development in the

"Project Area and, with the cooperation of the Chicago Park District, will attempt to-

--ensure that any increased demands for the services and-capital improvements provided by -
- 'the Chicago Park Dlstnct are addressed in connection w1th any partlcular residential

' development

‘It is expected that new residential development and the redevelopment of vacant, -
underutilized ‘or non-residential property to residential use will result in an increase in -

demand for services provided by the Board of 'Edecat‘ion._ To determine this potential

~ increase, the Ehlers & Associates’ (formerly Iinois School Consulting Services)

- methodology for estimating school age. children was utilized. Based on the possible

development of 233 new residential units, including a mix of single-family détached and
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attached units and condominium units, an increase of approximately 100 elementary
school age children and approximately 32 high school age children could result.

There -are 2 elementary schools and 2 high schools which serve the Project Area. New
residential development within the Project Area would fall within the Mt. Vernon
Elementary School . attendance boundary Mt. Vernon is operating at 39 percent of
capacity and would be able to accommodate additional students. Barnard Elementary
School is adjacent to the TIF district on the western boundary but is.currently operating at -
capacity. High schools within a half-mile of the Project Area include Percy L. Julian High:
School, located adjacent to the Project Area and Morgan Park High School to the
southwest. High school capacity analysis is approached from a regional perspective due to
_the number of students willing and able to travel longer distances to schools outside their -
attendance area. Chicago Public Schools representatives indicate that as a region, 'they
would be able to handle additional high school students that imght be generated by the
" Project Area.

It is anticipated that the current capacity at existing public schools in the area, particulariy
Mt. Vernon Elementary and Percy L. Julian High School, can accommodate children from
the Project Area. However, the City will work with the Chicago Board of Education to
monitor the number of school-aged children from the Project Area who may enroll at
pubhc schools. The City will assist in accommodatmg such students on an annual basis
based on the available capacity of schools in the attendance area.

o It is expected that any increase in demand for Cook County, Cook County Forest Preserve .
District, South Cook County Mosquito Abatement District and Chicago -Community
College District 508 services and programs associated with the Project Area can be
adequately handled by services and programs maintained and operated by these taxing
districts. Therefore, at this time, no special programs are proposed for these . taxing
districts. Should demand increase so that it exceeds existing service and program
* capabilities, the City will work with the affected taxing district to determme what, if any,
program is necessary to provide adequate services.

The City’s program to address mcreased demand for services or capital improvements provided
by some or all of the unpacted taxing districts is contingent upon: (i) the Redevelopment Project
" occurring as anticlpated in this Amended Redevelopment Plan, (i) the Redevelopment Project
resulting in demand for services. sufficient to warrant the allocation of Redevelopment Project
Costs; and (iii) the generation of sufficient Incremental Property Taxes to pay for the
Redevelopment Project Costs m Exhibit 1. In the event that the Redevelopment Project fails to
‘méxerialize or involves a different scale of development than that currently aniicipated, the City -
may revise its program to address increased demand, to the extent pemutted by the Act, without
amending thxs Amended Redevelopment Plan.

‘,EXhlblt I to this Amended Redeveiopment Plan d}ustrates the present allocation of estimated
Redevelopment Project ( Costs :
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IX. CONFORMITY OF THE AMENDED REDEVELOPMENT
PLAN TO THE PLANS FOR DEVELOPMENT OF THE
CITY OF CHICAGO AS A WHOLE AND USES THAT HAVE

~ BEEN APPROVED BY THE PLAN COMMISSION OF THE
CITY

This Amended Redevelopment Plan and the Redevelopment Project described herein include land
-uses which were approved by the Chicago Plan Commission prior to the adoption of the
Redevelopment Plan.
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X. PHASING AND SCHEDULING

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

It is anticipated that City expenditures for Redevelopment Project Costs will be carefully staged
on a reasonable and proportional basis to coincide with Redevelopment Project expenditures by
private developers and the receipt of Incremental Property Taxes by the City.

. The estimated date for completion of Redevelopment Projects is no later than December 31 of the
year in which the payment to the City treasurer as provided in the Act is to be made with respect
to ad valorem taxes levied in the twenty-third calendar year following the year in which the
ordinance approving the Redevelopment Plan was adopted, which occurred in 2001 (ie.
December 31, 2025). '
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XI. PROVISIONS FOR AMENDING THE AMENDED
REDEVELOPMENT PLAN

This Amended Redevelopment Pian may be arﬁended pursuant to the Act.
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XII. COMMITMENT TO FAIR EMPLOYMENT PRACTICES
AND AFFIRMATIVE ACTION PLAN

The City is committed to and will affirmatively implement the following principles with respect to
this Amended Redevelopment Plan; '

A) The assurance of equal opportunity in all personnel and employment actions, with respect to
the Redevelopment Project, including, but not limited to hiring, training, transfer, promotion,
discipline, fiinge benefits, salary, employment working conditions, termination; etc., without
regard to race, color, sex, age, religion, disability, national origin, ancestry, sexual orientation,
marital status, parental status, military discharge status, source of income, or housing status.

B) Redevelopers must meet the City’s standards for pﬁrticipati_ém of 24 percent Minority Business
Enterprises and 4 percent Woman Business Enterprises and the City Resident Construction
Worker Employment Requirement as required in redevelopment agreements.

C) This commitment to affirmative action and nondiscrimination will ensure that all members of

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

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

The City shall have the right in its sole discretion to exempt certain small businesses, remdentlal
property owners and developers from the above
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XIIL HOUSING IMPACT AND RELATED MATTERS |

As set forth in the Act, if'the redevelopment plan for a redevelopment project area would result in
the displacement of residents from 10 or more inhabited residential units, or if the redevelopment
" project area contains 75 or more inhabited residential units and a municipality is unable to certify
that no diéplacement ‘will occur, the municipality must prepare a housing impact study and
incorporate the study in the redevelopment project plan. ‘

The Project’ Area contains 4 inhabited residential units. The Amended Redevelopment Plan
provides for the development or redevelopment of several portions of the Project Area that may
contain occupied residential units. As a result, it is possible that by implementation of this Plan,
* the displacement of residents from 4 inhabited residential units could occur. '

Given that this Amended Redevelopment Plan would not result in the displacement of residents
from 10 or more inhabited residential units and the Project Area does not contain 75 or more
- inhabited residential units, the completion of a housing impact study is not required under the Act.
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| EXHIBIT I: Estimated Redevelopment Project Costs

| . ‘105“" Street and Vinc_ennes-Avenue TIF

ELIGIBLE EXPENSE _ ESTIMATED COST
Analysis, Administration, Studies, Surveys, |
Legal, Marketin'g etc. : $ 1,300,000
Property Assembly : . : $ 6,200,000

-Acquisition, Site Prep, Demolition, and
Environmental Remediation

Public Works & Impr_()vements[” $ 4,450,000
-Streets and Utilities, Community Facilities,
Parks and Open Space, and Landscaping

Taxing District’s Capital Costs $ 1,300,000
Job Training, Retraining, Welfare-to-Work _ $ 300,000
Day Care Services h 200,000
Developer Intefest Subsidy $ 400,000
TOTAL REDEVELOPMENT COSTS?E! $ 14,150,000

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

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

Bl The amount of the Total Redevelopment Costs that can be incurred in the Project Arez will be reduced by the amount of
redevelopment project costs incurred in contiguous redevelopment project areas, or those separated from the Project Aréa only
by a public right of way, that are permitted under the Act to be paid, and are paid, from incremental property taxes generated in
the Project Area, but will not be reduced by the amount of redevelopment project costs incurred in the Pfoject Area which are
paid from incremental property taxes generaf.cd in contiguous rcdevclopment pro;cct areas or those separated from the Project
. Area only by a public right of way.

M Increases in estimated Total Redevelopment Project Costs of more than 5 percent, after adjustment for inflation from the
date of thc Plan adoption, are subject to the Plan amendment procedures as provided under the Act.

.Addltlonal funding from other sources such as federal, state, county, or local grant funds may be utilized to suppiement the
City’s ability to finance Redevelopment Project Costs identified above.
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| EXECUTIVE SUMMARY

The purpose of this study is to determine whether the [05th Street and Vincennes Avenue Tax
Increment Financing Redevelopment Project Area (the "Project Area™) qualifies for designation as

a “blighted area” within the definitions set forth in the Tax Increment Allocation Redevelopment
Act (the “Act”). The Act is found i in lilinois Compiled Statutes, Chapter 65, Act-5, Sectlon 11-74 4-
letseq., as amended.

The findings presented in this study are based on surveys and analyses conducted by Trkla,
Pettigrew, Allen & Payne, Inc. (“TPAP™) for the Project Area of approximately 57.8 acres located
approximately 11 miles south of the central business district of Chicago, lllinois.

The Project ‘Area consists of approximately 57.8 acres generally bounded by 103rd Street on the
north, the extension of the Dan Ryan Expressway ( I-57) on the east, 107th Street on the south and

" Vincennes Avenue on the west. The Project Arca is dominated by a large, vacant, industrial site
formerly occupied by the Chicago Bridge and Jron Works Company, and includes eight irregularly

~shaped tax blocks, including two railroad rights-of-way (the. Metra-Rock Island Line and the
vacated Pittsburgh, Cincinnati, Chicago, and St. Louis Rail Line). Street and rail line rights-of-way
consist of 21.0 acres within the Project Area. The Project Area contamns a large portion of vacant
land, several isolated residential buildings, two public uses, an industrial use and one commerc;al
establishment.

The boundaries. of the Project Area are shown on Figure 1A, Project Area Boundary. ‘A more
detailed description of the Project Area is presented in Section I, The 105th Street and Vincennes
Avenue Tax Increment Financing Redevelopment Project Area. g

As set forth in the Act, a "redevelopment project area” means an area designated by the

municipality - which s not- less-in the aggregate than 1% acres, and in ‘respect to which the’
municipality has made a finding that there exist conditions which cause the area to be classified as
an industrial park conservation area or a. blighted area or a conservation area, or-a combination of
both blighted and conservation areas. The 105th Street and Vincennes Avenue Tax Increment
" Financing Redevelopment Project Area exceeds the minimum acreage requirements of the Act.

As set forth in the Act, "blighted area” means any :mproved or vacant area within the boundanes of
a redevelopment project area located within the territorial limits of the mumc:pality where, if
~ improved, industrial, commercial and residential buildings or' improvements, because of a
.combination of 5-or more of the foliowrng factors: age; dllapldatlon, absolescence; deterioration;
illegal- use of individual structures; -presence of structures below minimum code standards;
excessive vacancies; overcrowding of structures and community facﬂltles fack of vent:latlom light

- 105¢h Street and Vincennes Aventie Tax Increment Fi mancmg Eligibility Study - 512797
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or sanitary facilities; inadequate utilities; excessive land coverage; deleterious fand use or layout;
depreciation of physical maintenance; or lack of community planning, is detrimental to the public
safety, health, morals or welfare, or if vacant, the sound growth of the taxing districts is impaired
by: (1) a combination of 2 or more of the following factors: obsolete platting of the vacant land;
diversity of ownership of such land; tax and special assessment delinquencies on such land;
flooding on all or part of such vacant land; deterioration of structures or site improverments in
neighboring areas adjacent to the vacant land; or (2) the area immediately prior to becoming vacant
qualified as a blighted improved area, or (3) the area consists of an unused quarry or unused
quarries, or (4) the area consists of unused railyards, rail tracks or railroad rights-of way, or (5) the
area, prior to the area's designation, is subject to chronic flooding which adversely impacts on real
property in the area and such flooding is substantially caused by one or more improvements in or in
proximity to.the area which 1mpr0vements have been in existence for at least 5 years, or (6) the area
consists of an unused disposal site, containing earth, stone, building debris or_ similar material,
which were removed from construction, demolition, excavation or dredge sites, or (7) the area is
not less than 50 or more than 100 acres and 75% of which is vacant, notwithstanding the fact that
such area has been used for commercial agricultural purposes within 5 years prior to the designation
of the redevelopment project area, and which area meets at least one of the factors itemized in
provision (1) above relating to vacant areas, and the area has been designated as a town or village
- center by ordinance or comprehensive plan-adopted prior to January 1, 1982 and the area has not
been developed for that dest gnated purpose '

While -1t may be concluded that the mere presencepf the minimum number of the stated factors may -
be sufficient to make a finding of blight, this evaluation was made on the basis that the blighting
factors must be present to an extent which would lead reasonable persons to conclude that public
intervention is appropriate or necessary. Secondly, the distribution of blighting factors throughout
the project area must be reasonable so that basically' good areas are not arbitrarily found to be
~ .blighted sunpiy_because of proximity to areas which are blighted. :

On the basis of this approach, the Project Area is found to be eligible as a blighted area within the
~ definition set forth in the Act. Included in the Project Area are three subareas: (i) Improved Areas

~ with 10 .of the 14 factors set forth in the Act; (i) Vacant Areas with 3 of the 5 factors set forth in the
Act; and (ii1) Vacant railroad right-of-way.

b

-Figure 1B, Subareas Boundary illustrates the three subareas. de;cn'bed in more detaii_ below. :
Ifnproved Areas

The improved area within the. PrOJect Area is found to be eligible as an 1mproved” bhghted area
- within the deﬁmtxon set forth in the Act. Specifically, .

o Of the fourteen factors set forth in the Act for “improved” blighted areas, ten are present in the
improved portion of the Project Area.’

~ e The factors present are reasonably dlstnbutcd throughout the Lrnproved pomon of ‘the Pro_]ect
Are& . .

105th Street and Vincennes A_vénﬁe Tax Increment Financing Eligibility Study [5/12/97]
Chicago, Hlinois ' . : - Page 2



o All blocks within the improved portion of the Project Area show the presence of blight factors.

e The improved portion of the Project Area includes only real property and improvements thereon
substantially benefited by the proposed redevelopmeént project improvements.

Vacant Areas

The vacant area within the Project Area is found to be eligible as a “vacant” blighted area within the
definition set forth in the Act. Specifically,

e Approximately 26.2 acres withun the vacant area are characterized by 3 of the 5 factors listed
under the first requirement for “vacant” blighted areas as set forth in the Act. These factors
include: obsolete platting, diversity of ovmershlp, and deterioration of structures and site
1mprovements in areas adjacent to the vacant land. :

o The factors are reasonably distributed throughout this vacant area within the Project Area.
. All blocks Wlthm this vacant area show the presence of blight factors.

e This vacant area within the Project Area includes only real property and improvements thereon
. substantially benefited by the proposed redevelopment project improvements. -

‘Vacant Railroad Rig_!lt—Of-Way

‘The vacant area wnhm the Project Area is found to be ehgble as a “‘vacauat” blighted area thhm the
definition set forth in the Act. Specifically,

o Approxunately 4 acres within the vacant area consist of unused railroad right-of-way.

1 05!/: Street and V"ncennes Avenue Tax Increment Financing Elzgzb:lzty Study {5/12/97]
Ckzcago Hlinois o Page 3



1. BASIS FOR REDEVELOPMENT

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

1. That there exist in many municipalities within the State blighted and conservation areas; and

2. That the eradication of blighted areas and the treatment and irﬁprovement of conservation areas
by redevelopment pro,j'ects are essential fo the public mnterest.

These findings were made on the basis that the presence of bhght or conditions Wthh lead to bhght
are demmental to the safety, health, welfare and morals of the public.

To ‘ensure that the cxercise of the_sc;powe’rs is proper and in the public interest, the Act also

. specifies certain requirements which must be met before a municipality can- proceed with
implementing a redevelopment project. Oné of these requirements is that the municipality: must
demonstrate that the prospective Redevelopment Project, Area qualifies as a "blighted area" within
the definitions set forth in the Act (Section 11-74.4-3). These definitions are paraphrased below:

ELIGIBILITY OF A BLIGHTED AREA

A i)lighted'ar'ea rﬁay be cither improved _of vacant. If the area is improved (e.g., with hIdustfia-I,
' éom'mer.cia_l and residential buildings or improvements), a finding may be made that the area is
blighted because of the presence of a combination of five or more of the following fourteen factors:

Age
e Dilapidation
e Obsolescence
Deterioration
Ilegal use of mdividual structures - _
Presence of structures below minimum code standards
Excessive vacancies
“‘Overcrowding of structurés and comununity facilities
Lack of ventilation, light, or sanitary facilities
Inadequate Utilities -
- BExcessive land Cov_erage
‘Deleterious land-use or lay-out
Depreciation of physical maintenance
Lack of community planning

° o »

e ¢ o o ©
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If the area is vacant, if may be found to be eligible as a blighted area based on the finding that the
sound growth of the taxmg dlstncts is impaired by one of the following criteria:

e A combination of 2 or more of the following factors: obsolete platting of the vacant land;
diversity of ownership of such land; tax and special assessment delinquencies on such land;
flooding on all or part of such vacant land; deterioration of structures or site improvements

- in neighboring areas adjacent to the vacant.

o The area immediately prior to becoming-vacaht qualified as a blighted improved area, or
o The area consists of an unused quarry or unused quames or
e The area consists of unused raﬂyards rail tracks or railroad nght-of—way, or

e The area, prior to the area's demgnatxon is subject to chronic ﬂoodmg which adversely
‘impacts on real property which is ‘included in or (is) proximity to any improvement on
real property which has been in existence for-at least S years and which substantially

_ contributes to such flooding.

e  The area consists of an unused disposal site, containing earth, stone, building debris or
~ similar matenial, which were removed from construction, demolition, excavation or dredge
- sites.

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

- notwithstanding the fact that such area has been used for commercial agricultural purposes

within 5 years prior to the designation of the redevelopment project area, and which: area

- meets at least one of the factors itemized in the first bullet item above for a vacant blighted

. area, and the area has been designated as a town or village cenfer by ordinance or

comprehensive plan adopted pitor to January 1, 1982, and the area has not been devek)ped
for that designated purpose.

ELIGIBILITY OF A CONSERVATION AREA

A conservation area is an improved area in which 50 percent or more of the structures in the area
have an age of 35 years or more and there is a presence of a combination of three or more of the
fourteen factors listed befow. Such an area is not yet a blighted area, but because ofa combmatlon
of three or more of these factors, the area may become a bhghted area.

e Dilapidation
e Obsolescence
¢ Detetioration
e Illegal use of individual structures
e Presence of structures below minimum code standards
. Abandonment
. e Excessive vacancies

i

e Overcrowding of structures md.cdmmunityfak:ilities

1 05¢th Street and Vincennes Avenué Tax Increment Financing Ehg:bdzty Studyr o 5 [5/12/97} .
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» Lack of ventilation, light, or sanitary facilities
» Inadequate utilities

. Excessive land coverage

o Deleterious land-use or lay-out

e - Depreciation of physical maintenance

- Lack of community planning.

‘While the Act defines a blighted area, it does not define the various factors, nor does it describe
what constitutes the presence or the extent of presence necessary to make a finding that a factor
exists. Therefore, reasonable criteria should be developed to suppott each local finding that an area .
-qualiﬁes as a blighted area. In developing these criteria, the following principles have been applied:

1. The unimum | ‘number of factors must be present and the presence of each must be
' documented

2. For a factor to be found present, it should be present to a rneaningﬁﬂ extent so that a local
_ governing body may reasonably find that the factor is clearly present within the intent of the
Act; and S

3. The factors should be reasonably distributed throughout the redevelopment project area.

. Itis also important to note that the test of eligibility is based on the conditions of the Project Area-as
" a whole; it is not required that eligibility be established for each and every property in the project
area. : ' '

The City of Chicago is entitled to rely on the findings and conclusions of this report mn
designating the Project Area as a redevelopment project area under the Act. TPAP has prepared
this-report with the understanding that the City would rely (i) on the findings and conclusion of
this report in proceeding with the designation of the Project Area as a redevelopment project area
under the Act, and (i1} on the fact that TPAP has obtained the necessary information to conclude
that the Project Area can be designated as a redevelopment. project area in compliance with the
Act. ' : '

1 05th Street and Vincennes Avenue Tax Increment Fi. inancing Elzgibrlzgl Study o [Sl 12/97}
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II. THE 105TH STREET AND VINCENNES AVENUE TAX
INCREMENT FINANCING REDEVELOPMENT PROJECT
AREA

The Project Area consists of an area of approximately 57.8 acres, including perimeter and interior
streets. The area contains one active rail line servicing both Metra commuter and freight trains and
~one vacated rail line formerly used by the Pittsburgh, Cincinnati, Chicago, & St. Louis Railroad.
The Project Area is located along the western edge of the Washington Heights community area on
the City’s south side and is generally bordered on the north by 103rd Street; on the east by the I-57
Expressway right-of-way; on the south by 107th Street; and on the west by Vincennes Avenue,
~ including the small triangular block bordered by Charles Street and 104th Street. Figure IA, Prq,rect

" . Area Boundary, illustrates the boundary of the Pro; ect Area.

The Project Area consists of both vacant and built-up areas. As indicated in Figure 1B, vacant areas

- exist in five of the eight tax blocks comprising the Project Area. Vacant land areas, including
vacated streets in Block 116 and the vacated railroad right-of- way, total 30.2 acres, or 52.2- percent
of the total acreage within the Project Area.

‘Table I.illustrates the acfeage of various subareas w1thm the Project Area.

Table 1, Acreage Distribution : :
IOStb Street and Vincennes Avenue Tax Increment I‘mancmg Redevelopment Prolect Area

Area _ ' Acres Percent of total
e Vacant land/parcels 262 453
o ~Vacant land consisting of former E
-ratlroad right-of-way 4.0 6.9
e Tmproved land/parcels . - 60 _ 11.4
‘e Streets and Metra rail line right-of-way = 21.0 | 36.4
Total Project Area - 518 100.0

- The Project Area consists of eight irregularly shaped tax blocks, three of which contain exempt

parcels and five of which contain taxable parcels. The largest of these blocks is comprised of one
large parcel which spans four city blocks and was formerly the site of the Chicago Bridge and

Iron Works Company. The triangular shape of the blocks was established decades earlier by the

dwgonal alignment of Vincennes Avenue and the Metra --Rock Isiand and Pae:ﬁc Rail Line which

un pataHeI to, and along side of, each other.

In addition to these conditions, several other factors have influenced the overall shape and character
‘of the Project Area. First, the construction of the I-57 Expressway effectively cut off the Project
Area from the remdentlal neIghborhood and typical grid street pattern [oeated to the east. Second, -

e
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the closure of the Chicago Bridge and Iron Works Company resulted in a large vacant parcel in the
heart of the Project Area. Third, the removal of the former Piitsburgh, Cincinnati, Chicago, and St.
Louis Railroad, which bisects the area in a northwest to seutheast direction, further contributed to
~ the-amount of vacant land within the Project Area. Finally, vacant parcels are widely scattered
throughout the remaining biocks within the Project Area.

. Thc Project Area is dominated by the former Chicago Bridge and Iron Works plant site. A
combination of long-term vacancy, weather damage, lack of mainterance of the main building, fly
dumping and the existence of building remains and debris on the former Chicagé Bridge and Iron

‘Works plant site as well as in the surrounding area, has resulted in the current condition of extreme

_ deterioration and has adversely impacted adjacent property.

The Metra Station is at the north end within the Project Area. Access to the Project Area is good
from all directions and is. provided by Vincennes Avenue, 107th Street, and 103rd Street; which
provides access to all parts of the surroundmg area in this part of the City and to the I-57
-Expressway.

105th Street and Vincennes Avenue Tax Increment Financin o Eligibility Study [5/12/97]
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I1I. ELIGIBILITY SURVEY AND ANALYSIS FINDINGS:
IMPROVED AREAS

An analysis was completed for-each of the blighted area eligibility factors iiéted in the Act to
determine whether each or any are present in the Project Area, and if so, to what extent and in what
locations. Surveys and analyses conducted by TPAP included:

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

2. Site surveys of sireets, alleys, sidewalks, lighting, curbs and gutters, traffic, parking
facilities, landscaping, fences and walls, and general property maintenance;

3. Analysis of existing uses and ther relationships;

4. Comparlson of current land use to current zoning ordinance and the current zonmg
map;

5. Comparison of exterior building conditions to property maintenarnce codes of the
City,

Analysis of original and current platting and building size and layout;
7. Analysis of vacant sites and vacant buildings; and |

Review of previously prepared plans, studies and data.

In October of 1996 and again in March of 1997, TPAP documented conditions based on exterior
inspections of all buildings. Noted during the inspection were structural deficiencies of individual
buildings and related environmental deficiencies in the Project Area. Figure 2, Existing Land Use
identifies existing land uses within the Project Area and Figure 3, Exterior Survey Form, illustrates
the building condition survey form used to record building conditions,

The following statement of findings is presented for each blighted area eligibility factor listed in the .
- Act. The conditions that exist and the relative extent to which each factor is present in the iject
‘Area are described.

A factor noted as not present indicates either that no information was available or that no evidence
could be documented as part of the various surveys and analyses. A factor noted as present fo a
- limited extent indicates that conditions exist which document that the factor is present, but that the -
distribution or impact of the blight condition is limited. Finally, a factor noted as presént to a major
~ extent.indicates that conditions exist which docurnent that the factor is present throughout major
-portions of the block, and that the presence of spch conditions has a-major adverse impact or:
_influence on adjacent and nearby development.

‘What f(.)liows‘_'is the summary evaluation of the 14 factors for an “improved” blighted area. The
- factors are presented in order of their listing in the Act.

1 05th Street and Vincennes Avenue Tox [ncrement Financing Eligibility Study ' O [5A2197) -
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- EXTERIOR BUILDING SURVEY FORM
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A. AGE

Age as a blighting factor presumes the existence of problems or limiting conditions resulting from
normal and continuous use of structures over a period of years. Since building deterioration and
related structural problems can be a function of time, temperature and moisture, structures which
are 35 years or older typically exhibit more problems and require a greater level of maintenance

~ than more recently constructed buildings.

Flgure 4, Age tllustrates the location of all buildings in the Pro;ect Area which are more than 35
years of age.

Conclusion

_Of the total thirteen principal buildings and related accessory buildings and structures, all thirteen, -

or 100 percent, are 35 years of age or-older. Age as a factor of blight is present to a major extent. .

B.  DILAPIDATION

Dilapidation refers to advanced disrepair of buildings and site improveménts. Webster's New
Collegiate Dictionaly defines "dilapidate,” "dilapidated,” and "dilapidation” as follows:

e  Dilapidate, “...to become or cause to become partially rulned and m need for repaus as*
through neglect_"

¢  Dilapidated, “.. falling to pieces or into disrepair; broken down; shabby and neglected.”
e Dilapidation, "...a dilapidating or becoming dilapidated; a dilapidated condition." -

To determine the existence of dilapidation, an assessment was undertaken of all buildings within.
the Project Area. The process used for assessing building conditions, the standards and criteria”

* used for evaluation, and the findings as to the existence of dilapidation are presented below,

. The bujiding condition analysis is based on an -exterior inspection of Buildihgs and site
 improvements undertaken during October of 1996 and again in March of 1997. Noted during the

inspections were structural deficiencies in building components and related environmental
deficiencies in the Project Area. Dilapidation as a factor can refer to site 1mprovements but. for
purposes of this study has been documented in the section describing Deterioration. :

1L Bui[ding Components E va!u_atea’

" During the field survey, each component of a subject bmldmg was exarmined to détermine whether

it was in sound condition or'had minor, major, or critical defects: Building components exanune:d .

" “were of two types:

I 051h Street and Vmcennes Avenue Tax Increment Fi mancmg Eligibility Study ' . [Sf 12/97}
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- - Pnmary Structural. -
These include the basic elements of any building: foundation walls, load bearing walls and
columns, roof and roof structure.

—  Secondary Comp_onents
- These are components generally added to the primary structural components and are necessary
. parts of the building, including porches and steps, windows and window units, doors and door
units, chimneys, and gutters and downspouts.

Each primary and sccondary component was evaluated separately as a basis for determining the
overall condition of individual buildings. This evaluation considered the relative importance of

- specific components within a building and the effect that deficiencies in the various:-components
have on the remainder of the building.

2.B t_tilding Rating C!assg'fications

: Based on the evaluation of building components, each building was rated and classified into one of
the following categories:

Sound

- Buildings which contain no defects, are adequately maintained, and require no treatment outside of
normal maintenance as required during the life of the building.

Deﬁment

- Buildings which contain defects (loose or missing materlal or holes.and cracks) over a limited or
widespread areas which may or may not be correctable through the course of normal maintenance
(depending on the size of the building or number of buildings in a large complex). Deficient
~buildings contain defects which, in the case of limited or minor defects, clearly indicate a lack or'a
‘reduced level of maintenance. In the case of major defects, advanced defects are present over
widespread areas, perhaps including mechanical systems, and would require major upgrading and
significant investment to correct.

Dilapida =

. Bulldmg Wthh contain major defects in primary and secondary components and mechamcal'
- systems over widespread areas within most of the floor levels. The defects are so serious and
advanced that building is. considered to be substandard, requiring improvements or total
reconstruction which may either be infeéasible or difficult to correct.

Conclusion

Of the thirteen buildings, four are m a substandard (dilapidated) condition. These include the largest
remaining building on the former Chicago Bridge and Iron Works site, one commercial bullding

and two residential ‘buildings. The factor of dilapidation is present o a major extent in the Project

71'05 th Street and Vincennes Avenue Tax I{zcremént Financing Eligibility Study - [5/12/97]
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Figure 5, Dilapidation illustrates the location of substandard (dilapidated) buildings in the Project
Area

C.  OBSOLESCENCE

Webster'ss New Collegiate Dictionary defines "obsolescence” as "being out of use; obsolete."
"Obsolete" is further defined as "no longer in use; disused" or "of a type or fashion no longer
current." These definitions are helpful in describing the general obsolescence of buildings or site

improvements in a proposed redevelopment project area. In making findings with respect to
~ buildings, it is important to distinguish between functional obsolescence, which relates to the

- physical utility of a structure, and economic obsolescence, which relates to a property's ability to
compete in the market place. -

o  Functional Obsolescence
' Structures historically have been built for specific uses or purposes. The design, location,
height and space arrangement are intended for a specific occupant at a given time. Buildings
become obsolescent when they contain characteristics or deficiencies which limit their use and
marketability after the original use ceases. The charactenistics may include loss in value to a
property resulting from an inherent deficiency existing from poor design or layout, improper
. orentation of the bmidmg on its site, etc., which detracts from the overall usefulness or

.desirability of a property

s Economic Obsolescence.

Economic obsolescence is normally a result of adverse conditions Wthh cause some degrce of
market rejectlon anid, hence, depreciation in market values.
/

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

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

1. Obsolete Bmldlng Types

: Functlonal Of €CONOIIC obsalescence in buildings, which limits their 1ong—term use or reuse, is
typically difficult and expensive to correct. Deferred maintenance, deterioration and vacancies often
- result, which can have an adverse effect on nearby and surrounding development and detrict from
the physical, functional and economic vitality of the area. '

I 05th Street and Vincennes Avenue Tax Increment Fmancmg Elzgibtlz{y Study R tS/ 12/97}
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- Functional obsolescence 1s present in seven of the thirteen buildings in the Project Area.
‘Characteristics observed in the obselete buildings include both large and small, single-purpose
industrial buildings not suitable for improvement or conversion to accommodate other activity,
* small structures with limited utility or adaptable design for expansion and re-use; older buildings of
* narrow width or rregular shape with imited space and amenities for existing use or potential for
- conversion to accommodate future activity (fire station and vacant commercial building previously
occupied by a pet service); and older buildings converted from their original use to accommodate
 present activity such as the Public Aid facility. ' '

These buildings are characterized by obsolescence which Hmit their efficient or €COoNoINIC. Use
consistent with contemporary standards. All thirteen bulldmgs it the Project Area are unpacted by
functional and economic obsolescence.

1. Obsolete Site Improvement/Platting

While the layout of the area, including block and parcel size and shape, is the result of the
alignment of two rail lines and the construction of I-57, these existing characteristics are
nevertheless present. This poor layout is compounded by the platting of small lots in two residential -
~ blocks which are unsuitable for development on an individual lot basis. Two VEry narrow parcels
which are unsuitable for development also exist in Block 109. The vacant building located on
parcel -003 m Block 108 occupies the entire lot and provides no provision for off-street parking. .
The Metta station is located on a small triangular parcel with very limited parking space for
commuters, forcing vehicles to park along 104th Street and along the vacated rail line right-of-way.
. Streets such as 104th Street, east of Vincennes and 105th Street, cast of the vacated rail line were
never completed with curbs, gutters and sidewalks and contain .only semi-permanent street surfaces
with extensive deterioration and pot holes. 106th Street, similarly, was never fully constructed and
‘consists of a narrow gravel path.

Conclusions

All of the 13 buildings in the Project Area are obsolete and obsolete platting is present throughout
the Project Area. Obsolescence as a factor is present to a major extent.in the Project Area.

Figure 6, Obsolescence illustrates the location of obsolete buildings in the Project Area.

D.  DETERIORATION

Detenoratlon refers to. any physical deﬁcxencxes or dlsreparr mn bulldmgs or sxte xmprovements
requiring tIeatment or repalr

" s~ Deterioration may be evident in basically sound buildings containing minor defects, such as
lack of -paint, loose or missing mmaterials, or holes and cracks over limited areas. This
deterioration can be corrected through nonnai maintenarnce.

' I 05 th S[reer and Vincennes Avenue T ax Increment Fmancmg Eizglbthty Study - 15/ 12/ 971
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e  Deterioration which is not easily correctable and cannot be accomplished in the course of
normal mainfenance may also be evident in buildings. Such buildings may be classified as
minor deficient or major deficient buildings, depending upon the degree or extent of defects.
Minor deficient and major deficient buildings are characterized by defects in the secondary
building components {(e.g., doors, windows, porches, gutters and downspouts, fascia materials,
interior walls, ceilings, stairs etc.), and defects in primary building components (e.g,

- foundations, frames, roofs, floors, load-bearing walls or building systems etc.), respectively.

It should be noted that all buildings classified as dilapidated_ are also deteriorated.

Deterioration of Buildings

* The analysis of building deterioration is based on the survey methodology and criteria described in
the preceding section on "Dilapidation." Of the total thirteen buildings and related structures, 11 -

buildings, or 84.6 percent, are classified as deteriorated or deteriorating.

Table 2, Swummary of Building Deterioration, summarizes building deterioration within the blocks
containing buildings in the Project Area. '

_ Table 2, Summary of Building Deterioration

Total No. Minor " Major = Substandard:  Percent

Block Structures  Sound Deficient  Deficient (Dilap.) Detertorated
104 1 - 1 - - 100.0
108 3 1 1 - 1 : 66.7
109 1 - 1 - ©100.0
115 4 1 - 2 1 : 75.0
116 2 -- — : I B S 100.0
117 2 - 1 I - 100.0
"Total .~ 13 2 3 | ‘

. Percent  100.0 153 231 308 308 84.6

Deterioration of Parking and Site Surface Areas

Field surveys were conducted to identify the condition of parking and surface storage areas. All

parcels contain either gravel or sandy surfaces or deteriorated asphalt and/or concrete around the -

perimeter of all buildings within each of the properties. These surface areas contain depressions, pot

holes, debris (including junk and fly dumping), overgrowth of. high weeds (including weeds

: "protrudmg through concrete or asphalt), weed trees, and exposed storage of industrial eqmpment
{(including inoperable junk vehicles). :

1 05th- Street and Vincennes Avenue Tax [ ncrement F inancing Ehgibthty Stua’y : 511 2/97}
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Deterioration of Street Pavement, Curbs and Gutters

Several ntertor streets (105th Street and 106th Street, east of Throop) are gravel or sand surface
with depressions, weed growth and pot holes. 104th Street and 105th Street contain rough
pavement, pot holes, deteriorated curbing, and limited- sections of broken sidewalk. Additionally,
104th and 105th Strects lack sidewalks and curbs in séveral sections and are impacted by fly
dumping, weeds and debs. :

- Conclusion
Deterioration is present in 11 of the 13 buildings in the Project Area and detenoration of site
improvements is present throughout the Project Area. Deterioration as a factor is present to a major .

extent in the Project Area.

Figure 7, Deterioration illustrates deterioration within the improved portions of the Project Area.

E. ILLEGAL USE OF INDIVIDUAL STRUCTURES

Hlegal use of individual structures refers to the _presence of uses or activities which are not
. permitted by law. : : :

A review of the City's Zoning Ordinance indicates that the entiré area is zoned for either a-
manufactuning district, east of Vincennes Avenue or for commercial activity, west.of Vincennes.
Avenue. While the residential properties and the Public Aid facility are not in compliance with this
- zoning, the Public Aid facility is permitted by special use and the residential properties are legai
non—conformmg uses and therefore are not conmdered illegal activities.

Conclusiou

No illegal uses of individual structures were evident from the field surveys conducted.:

F. - PRESENCE OF STRUCTURES BELQW MINIMUM CODE STANDARDS

Structures below minimum code standards include al structures which do not meet the standards of
zoning, subdivision, building, housing, property maintenance, fire or other governmental codes -
“applicable to the property. The principal purposes of such codes are to require buildings to be
constructed so they will be strong enough to support the loads expected, to be safe for occupancy
against fire and similar hazards, and/or to establish minimum standards essential for safe and
sanitary habitahon. Structures below minimyum -code are charactenzed by defects or deﬁ01en<:1es

E Wthh threaten health and safety

~ Of the thirteen structures in the Project Area, eight contain visible defects over major portions of
* the vanious components, including-advanced defects which are below the -current building aud
, property matntenance code for ex1st1ng buildings. :

105th Street af;d Vincennes Avenue Tax Increment Financing Eligi;ffilz'ty Study - {5/12/97] -
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Conclusion

The results of the analysis, based on exterior surveys, indicate that the factor of structures below
. minimum code standards is present to a major extent within a large portion (four of the eight tax
blocks) of the Project Area.

Flgure 8, Structures Below Minimum Code Standards illustrates buﬂdmgs and site merovements
- which are below minimum code standards.

G.  EXCESSIVE VACANCIES

Excessive: vacancies as a factor refers to the presence of bulldmgs or sites which are either
unoccupied or not fully utilized, and which represent an adverse influence on the surrounding area
because of the frequency, or the duration of vacancies. Excessive vacancies include pr0pertzes for
which there is little expectation for future occupancy or utilization.

Two of the largest commercial and industn'al buildings are vacant. The largest bu1ldmg on the
“former Chicago Bridge and.Iron Works site has been vacant since 1972 when the company moved -
to a suburban location. The multi-story commercial building in Block 108, formeriy occupied by
the Beverly Veterinary Clinic, has been vacant for over a year and is for sale. While smaller

- buildings, including residential structures remain occupied, these two large bulldmgs and the vacant

nature of the Project Area continue to adversely impact major portions of the surroundmg area.
. Conclusion
Excessive vacancies are present in the two largest buildings in the Project Area, one of which has

been vacant for 25 years. The factor of excessive vacancies is present to a major extent in the
Project Area.

Figure 9, Excessive Vacancees ilustrates buildings in the Project Area which are 20 percent or more
: vacant

H. OVERCROWDING OF STRUCTURES AND COMMUNITY FACILITIES

Overcrowding of structures and community facilities refers to the utilization of public or private
‘buildings, facilities,. or- properties beyond their reasonable or legally permitted capacity.
- Overcrowding is frequently found in buildings originally designed for a specific use and later
converted to -accommodate a more intensive use without regard for minimum- floor area
requircments, privacy, ingress and egress, loading and services, capacity of building systems, etc.

_Conclusiou

No conditions of overcrowding of structures and commumity facilities have been documented as
part of the surveys and analyses undertaken within the Project Area_

105th Street and Vmcennes Avenue Tax Increment Financing Elzgzbzluy Study ' - - 52197
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L LACK OF VENTILATION, LIGHT, OR SANITARY FACILITIES

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

o Adequate mechanical ventilation for air circulation in spaces/rooms without windows, ie.,
‘bathreoms, and rooms that produce dust, odor or smoke;

e Adequate natural hg,ht and ventilation by means of skyhghts or windows, proper wmdow sizes
and adequate room area to wmdow area ratios; and

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

" Conclusion

The factor of lack of ventilatieil, light or sanitary facilities is not documented as part of this report.

J. INADEQUATE UTILITIES

Inadequate utilities refers to deficiencies in the capacity or condition of utilities which service a
. property or area, including but not limited to, storm drainage, water supply, electrical power, streets,
sanitary sewers, and natural gas lines.

Conclusion

While the extension of existing sewers, drains and structures is required and water supply and
sanitary sewers would need to be upgraded and extended to accommodate any new development in
the future, no conditions of inadequate utilities in place have been documented as part of the
surveys and analysis undertaken within the Project Arca.

K. EXCESSIVE LAND COVERAGE

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

1 05th Street and Vmcemzes Avenue Fax Increment Financing E[zgtbdtty Study : o {5/12097]
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One multi-story building, previously occupied by Beverly Veterinary Clinic and more recently

occupied by a pet grooming business, has been vacated. This property, which includes the main

brick building and frame sheds, covers nearly 95 percent of a small triangular parcel. The result is -
that no provision for off-street parking, loading and service is possible without using the adjacent

parking area of the Fire Department property.

Conclusion

The factor of excessive land coverage is prcsent to a limited extent, 1mpactmg one parcei out of the
entire Project Area.

‘Figure 10, Excessive Land' Coverage illustrates the presence of this factor in the Project Area.

L. DELETERIOUS LAND-USE OR LAYOUT

Deleterious land-uses include all instances of incompatible land-use relationships, buildings
occupied by inappropriate mixed-uses, and uses which may be considered noxious, offensive, or
environmentally unsuitable.

Deleterious layout includes evidence of improper or obsolete platting of the land, inadequate street -
layout,and parcels of inadequate size or shape to meet contemporary development standards. It also

includes evidence of improper. Iayout of bmldmgs on parcels-and. in relation to other nearby
bmldmgs

' Incompatible Uses

Four single family. residences in two of the eight. blocks in the Project Area are inappropriately
located in an area zoned as a manufacturing district. ‘While -the major industrial activity has
terminated, industrial uses remain in the area. The residential uses are located in the area as a result
of the I-57 expressway which has severed these blocks from the residential neighborhood east of
the expressway and are-alsoisolated from the residential neighborhood to the south. :

Improper platting/layout

“The entire Project Area is impacted by triangular small blocks including two blocks platted for
- residential development with small narrow parcels. A vacated. rail line right-of~way which runs

- diagonally through the area further dissects the block pattern of the area, restricting land assembly

) and contributing to the existing block and parcel configuration. Several interior streets were néver
_fuily improved with perimanent pavement, curbs, gutters and sidewalks

. -105th Street and Vi ncennes Avenue Tax Increment Fmanczng Elzgzbdny Study . N [5112/973
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Conclusion
Deletericus land-use or layout is present to a major extent throughout the entire Project Area

Figure 11, Deleterious Land-Use or Layout illustrates the presence of this factor in the Project
Area. .

M. DEPRECIATION OF PHYSICAL MAINTENANCE

Depreciation of physical maintenance refers to the deferred maintenance of Buildings, parking areas
and public improvements such as alleys, sidewalks, and streets.

The presence of this factor within the Project Area includes:

» Buildings. All properties, including the remains of the former Chicago Bridge and Iron Works
Company plant complex, suffer from advanced deterioration and deferred maintenance of
building components, including roofs, fascias, exterior walls, doors and windows, loading

~ docks, porches and steps, gutters and downspouts.

e Storage Yards, Premises and Fences. In addition to the deferred maintenance of buildings with
- advanced detertoration, all improved properties contain aréas with junk storage and debris,
abandoned cars, broken concrete sections, high weeds, gravel site surfaces with pot bioles, and
lack screening and general upkeep. The cyclone perimeter fencing around the former Chicago -
Bridge and Iron Works site is rusted, contains bent posts and is overgrown with high weeds.
Several building remains are still present on the site as well as excavations from underground
storage tank removal and piles of building debris. Fly dumping is evident on widespread
portions of the site and along interior streets. Two of the residential properties contain excessive
storage of vehicles, including cars, buses and semi trucks and trailers. Parking areas at the
Metra Station, fire station and at the Public Aid facility are deteriorated and overgrown with
weeds or contam gravel with depressions and irregular surfaces.

o Streets. Three of the four interior streets serving the Project Area are poorly maintained, lack
~ provisions for stormn water drainage and contain 1rregular semi permanent or gravel surfaces,
~nartow width, pot holes, weeds and debris.

Coﬁclusien

'Deprecmnon of physmal maintenance as a factor exists to a major extent throughout the Pro;ect
Area.

Iigure 12, Depreciation of Physical Maintenance illustrates the presence of thiS factor in the
Project Area.

i 05th Street and Vmcennes Avenue Tax Increment Financing Eligibility Study ' [5/12/97]
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N. LACK OF COMMUNITY PLANNING

The Project Area was developed without the benefit or guidance of overall community planning,
The Project Area developed on a parcel by parcel basis without development controls for industrial
uses and the proper separation from residential areas in adjacent blocks at the time. The former
‘Chicago Bridge and fron Works Company, which provided the main activity in the area, was
constructed back in 1889, long before other development occwred in adjacent blocks. The
construction of the I-57 Expressway severed the area from the neighborhood to the east. The freight
line, which has been vacated for numerous years further dlssected blocks from the patterns and
activity of surroundmg areas.

" In addition to the above-mentioned constraints of the Project Area, a lack of building and site
planning guidelines during the original development of the area has partly contnbuted to the -
problem conditions which characterize the Project Area..

The current block parcel and building configuration, lack of definable-parking, inadequate loading -
and service areas, and the orientation of buildings and set backs are not consistent with present—c[ay :
standards for industrial development.

i 'Conclusion

'Lack of community planning as a factor is present to a major extent throughout the Project Area.

105tH Street and Vincennes Avenue Tax Increment Fmancmg Ehgzbtlzty Study o 15712/97}
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IV. ELIGIBILITY SURVEY AND ANALYSIS FINDINGS:
: VACANT AREAS

The vacant areas in the Project Arca meet the wquuemcnts of the Act for “vacant” bhghted areas
under two criteria. These critenia are desctibed as follows:

1. Three of the five eligibility factors for “vacant” blighted areas are present in the
- vacant area withio the Project Area. Only two are required under the Act:

a) Obsolete plattmg of the vacant land. :

~ Qbsolete platting exists in five blocks which contain vacant land. Block 104 i is bisected by
' the vacated rail line, resulting ini one small triangular parcel remaining for Mefra -
Station use. Block 109 contains one small imegularly shaped parcel and two parcels

limited to 10 feet in width. Block 116 consists of a single parcel which spans four

city blocks, includes vacated streets and has no interior access. Blocks 115 and 117

contain small narrow parcels some of which are limited-in depth or irregularly

shaped as a result of the alignment of the vazated ra1£ line and I-57 Expressway

nghtsﬂof -way.

b) -Diversity of ownership.
- While most of the vacant land areas are under stmilar OWnershlp, a total of nine (9) separate
' OWHCI'S of record are mdmated for aH vacant parcels within the Project Area.

c) Deterioration of structures or site 1mprovements in nelghbormg areas adjacent -
te the vacantland.

All vacant land areas are adjacent to deterjorating structures or site improvements as
described in Section IIL

2. A portion of the vacant area is eligible as “vacant” blighted area due to the presence of °
unused rail yards, rail tracks or railrgad rights-of-way. -

Part of the Project Area includes a vacated Pittsburgh, Cincinnati, Chicago, & St. Louis rail
line, which forms part of the eastern boundary and bisects four blocks. This right-of-way
contains close to four acres within the Project Area, a portion of which i is used as vehicular
-access and sp111~over parkmg for the Metra Station.

Canclusion

The vacant area meets the minumum criteria required for eligibility as a “vacant” blighted area.

- 105th Street and Vincennes Avenue Tax Increment Financing Eligibility Study {sn2/971
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V. DETERMINATION OF PROJECT AREA ELIGIBILITY

VACANT AREA

The vacant areas within the Project Area meet the requirements of the Act for designation as a
“vacant” blighted area. The sound growth of the taxing dlstncts i1s umpaired by a reasonable
presence and distribution of the following criteria: :

1. The vacant area exhibits 3 of the 5 “vacant” bhghted area factors set forth in the Act
including: .
a) Obsolete-platting-of the vacant land.

b) . Diversity of ownérship of such land.

c) Detemomtxon of structures and site unprovements n nelghbonng areas adjacent to
: the vacant land.
20 A portion of the vacant area consist of unused railyards, rail tracks or _raﬂroad rights-of-way.
IMPROVED AREA

The improved areas within the I:’_foject Area meet the requirements of the Act for designation as an
“@mprovedl” blighted area. There is a reasonable presence and distribution of 10 of the 14 factors
listed in the Act for improved blighted areas. These blighting factors include the following:

Age

Dilapiciation -

Obsolescence
" Deterioration '

Structu’resAbélow minimum code standards

Excessive vacancies

Excessive land coverage

Deleterious land-use or lay-out

R - VNP N R ST

-Deprec’iation of physical maintenance -

10 Lackof commumty pianmng -

The distribution and summary of blighting factors is indicated in Flgure 13, Distribution of Blight
Factors. :

" The eligibility ﬁﬂdings indicate that the Project Area isAi_n.need-of _revitalizaﬁoh and guided growth.
- to ensure that it will contribute {o the long-term physical, economic, and social well-being of the

105th Street and Vincennes Avenue Tax Increment Financing Eligibility Study - {5/12/97]
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‘City. The Project Area 1s deteriorating and declining. All factors indicate that the Project Area as a
whole has not been subject to growth and development through investment by private enterprise,
and would not reasonably be anticipated to be developed without public action.
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SUPPLEMENT TO THE
105TH STREET AND VINCENNES AVENUE
TAX INCREMENT FINANCING
REDEVELOPMENT PROJECT AREA ELIGIBILITY STUDY

Summary of Existing Conditions

The site at the northwest corner of Block 116 was occupied previously by two Chicago
Bridge and Iron Works structures. Initial field analysis of the site completed in- 1996, 1997,
and in 1998 identified the two large structures which remained on the site. Site visits

"conducted in April 1999 and September 2001 documented that the structures and related. .
site improvements have been demolished and the site is now vacant. Prior to becoming
vacant, this improved area qualified as a Blighted Area under the Act as documented in the
Eligibility Report dated May 12, 1997 and introduced to City Council on October 1, 1997.
Nine of the fourteen factors set forth in the Act for Blighted Areas were present prior to the
removal of these structures including: age, dilapidation, obsolescence, deterioration,
structures - below minimum code, excessive vacancies, deleterious land-use or layout,
depreciation of physical maintenance and lack of community planning.

The owners of the above-mentioned property were notified in 1997 that the existing site
conditions and buildings were not in coropliance with' City codes.and ordinances.
Problem conditions cited roof damage, broken windows, and miscellaneous debiis that
included piles of railroad ties, drums of hazardous waste, concrete rubble and wood
chips. The property owners were ordered to secure the site with fencing and remove the
" debris and buildings. The site was secured and debris was removed m 1998 and the
buildings were razed in 1999.

Impact to Eligibility

With the removal of these buildings, this site no longer qualifies as an improved area.
The area now qualifies as a vacant area that was blighted prior to becoming vacant. These -
changes reduce the acreage of the improved areas as well as the building count within the
overall Project Area. References to building count, acreage, existing conditions and
eligibility factors as they pertain to the above mentioned buildings which are affected by
the change in existing conditions are found in the Eligibility Study on pages 1-3, 7-12, .
14-16, 18-24, 26-31, 33-35 and 37. An additional reference affected by this change Is

found in the Redeveiopment Plan on page 8.

The ch_ange in the number of buildings does n_ot change the overall eligibility for either
the vacant or improved portions of the Project: Area. The total improved arca factors
- remain at 10 of the 14 qualifying factors. One additional vacant site has been added to the
vacant portion of the Project ‘Area and qualifies under the. criteria that the area was
blighted prior to becoming vacant. The other remaining vacant areas in the- Pro_;ect Area.
are not’ affected by the eligibility aualysw update.



105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBIT D-1
PROJECT BUDGET
TOTAL
Land Acquisition $ 7,748,469
Site work, clearing and grading of land, $ 10,155,433
infrastructure and public works or
improvements (roadways, streetscape, lighting,
park, etc.)
Hard costs in connection with the construction 5 22,640,720
of residential units (foundation to finishes)
Soft Costs (professional fees, surveys, $ 6,321,598
marketing, etc.)
Financing & Interest Expense $ 2,750,000
TOTAL $ . 49.616,220
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105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBIT D-2

CONSTRUCTION (MBE/WBE) BUDGET

MBE

WBE
*
TOTAL 24% 4%

Land Acquisition n/a n/a n/a

Site work, clearing and grading of land, $10,155,433 $2,437,304 $406,217

infrastructure and public works or

improvements (roadways, streetscape,

lighting, park, etc.)

Hard costs in connection with the construction $22,640,720 $5,433,773 $905,629

of residential units (foundation to finishes)

Soft Costs (professional fees, surveys, $5,775,598  $1,386,144 $231,024

marketing, etc.)

Financing & Interest Expense n/a n/a n/a
FTOTAL $38.571,751 $9.257.221  $1,542.870

*Total Costs subject to MBE/WBE Requirements
Actual MBE/WBE expenditures may vary among budgeted line items. However, the Total
Actual MBE/WBE expenditures will equal or exceed the Total MBE/WBE budget.

77

S:Shared/FINANCE/Nyberg/105" & Vincennes RDA — Execution drafl 07/02/2012.ver.2.doc



105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA
MGM/TGI 105" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBITE

SCHEDULE OF TIF-FUNDED IMPROVEMENTS

Land Acquisition ' $ 7,748,469

Site work, clearing and grading of land, $10,155,433
infrastructure and public works or improvements
(roadways, streetscape, lighting, park, etc.)

Soft Costs (professional fees, surveys, marketing, $ 1,108,478
etc.)

Financing & Interest Expense $ 2,750,000
FOTAL $21,762.380

Note: Notwithstanding the total of TIF-Funded Improvements, the assistance to be provided by
the City is limited to not more than $11,900,000.
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105™ STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBITF

RESERVED
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105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBIT G
CONSTRUCTION CONTRACT

The construction contract for the Project 1s attached to this exhibit cover sheet.
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AMENDED AGREEMENT BETWEEN OWNER AND GENERAL CONTRACTOR

AGREEMENT made as of the |

BETWEEN the Owner:

The Owner and Confractor agree as follows.



ARTICLE1 THE CONTRACT DOCUMENTS

The Contract Documents consist of this Agreement, Conditions of the Contract (General, Supplementary and other
Conditions), Drawings, Specifications, Addenda issued prior to execution of this Agreement, other documents listed
in this Agreement and Modifications issued after execution of this Agreement; these form the Contract, and are as
fully a part of the Contract as if attached to this Agreement or repeated herein. The Contract represents the entire
and integrated agreement between the parties hereto and supersedes prior negotiations, representations or
agreements, either written or oral. An enumeration of the Contract Documents, other than Modifications, appears in
Article 8.

ARTICLE2 THE WORK OF THIS CONTRACT
The Contractor shall fully execute the Work described in the Contract Documents, except to the extent specifically
indicated in the Contract Documents to be the responsibility of others.

ARTICLE 3 DATE OF COMMENCEMENT AND SUBSTANTIAL COMPLETION _
§ 3.1 The date of commencement of the Work shall be the date of this Agreement unless a different date is stated
below or provision is made for the date to be fixed in a notice to proceed issued by the Owner,

If, prior to the commencement of the Work, the Owner requires time to file mortgages, mechanic's hens and other
security interests, the Owner's time requirement shall be as follows:

§ 3.2 The Contract Time shall be measured from the date of commencement.

§ 3.3 The Coniractor shall achieve Substantial Completion of the entire Work not later than the dates set forth in the
MGM/TGI 105™ Street LLC Amended and Restated Redevelopment Agreement, dated , (hereinafter
referred to as the “RDA”, a copy of which has been provided to the Contractor.

Pomon  of Work . e Substantial Completion Date

, subject to adjustments of this Contract Time as provided in the Contract Documents.

ARTICLE 4 CONTRACT SUM

§ 4.1 The Owner shall pay the Contractor the Contract Sum in current funds for the Contractor's performance of the
Contract. The Contract Surn shall be the “GC Per Home Fee” as set for in the Forbearance Agreement dated June
29,2012, entered into between MGM/TGI 105™ Street, LLC, the Terrell Group, Inc., Patrick C. Terrell, and
Bridgeview Bank Group. In addition, upon execution of this Amended Agreement, Owner agrees to pay the
Contractor an initial General Contractor Fee of One Hundred Thousand and 00/100 Dollars ($100,000.00) for past
work completed under the original Agreement dated October, 2006. Such past work consists of project management,
lien and judgment research; facilitating cornmunication, community outreach, and meetings with Aldermen Austin
and Brookins; meetings with residents; attendance at and participation in City council and commission meetings,
project budget revisions, infrastructure cost estimates, development of park site plans and negotiation of park
dedication to Chicago Park District; meetings with marketing broker @Properties to develop pricing; contact with
developers of prior homes to ensure their compliance; meetings with City’s compliance department; preparing
closing documents related to insurance, economic disclosures, work related to re-activating LI.C status,

§ 4.2 The Contract Sum is based upon the following altemates, if any, which are described in the Contract
Documents and are hereby accepted by the Owner:

§ 4.3 Unit prices, if any, are as follows:

Descnptton

ARTICLE 5 Intentionallly Deieted.



ARTICLE6 TERMINATION OR SUSPENSION
§ 6.1 The Contract may be terminated by the Owner or the Contractor as provided in Article 14 of AIA Document
A201-1997.

§ 6.2 The Work may be suspended by the Owner as provided in Article 14 of AIA Document A201-1997.

ARTICLE 7 MISCELLANEOUS PROVISIONS

§ 7.1 Where reference is made in this Agreement to a provision of AIA Document A201-1997 or another Contract
Document, the reference refers to that provision as amended or supplemented by other provisions of the Contract
Documents.

§ 7.2 Payments due and unpaid under the Contract shall bear interest from the date payment is due at the rate stated
below, or in the absence thereof, at the legal rate prevailing from time to time at the place where the Project is
located.

§ 7.4 The Contractor's representative is:

A

§ 7.5 Neither the Owner's nor the Contractor's representative shall be changed without ten days written notice to the
other party.

§ 7.6 Other provisions:

ARTICLE 8 ENUMERATION OF CONTRACT DOCUMENTS

§ 8.1 Scope of Work: Contractor agrees to construct single family residences in accordance with the plans and
specifications for the “Regal”, “Diplomat”, “Monarch” and “Diplomat Deluxe” plans, and such further plans and
specifications as may from time to time be approved by Owner’s Lender, and in accordance with budgets to be
approved by Owner’s lender. Contractor further agrees that the construction of the residences shall be in
accordance with the MGM/TGI 105™ Street LLC Amended and Restated Redevelopment Agreement.

§8.1.1 The Agreement is this executed 1997 Amended edition of the Standard Form of Agreement Between Owner
and Contractor, AlA Document A101-1997.

§ 8.1.2 The General Conditions are the 1997 edition of the General Conditions of the Contract for Construction, AIA
Document A201-1997, as modified by the parties, and to the extent consistent with the Amended Agreement.

§ 8.1.3 The Supplementary and other Conditions of the Contract are those contained in the Project Manual dated
, and are as follows

cations
S %

§ 8.1.6 The Addenda, if any, are as follows:
Number

Date




Portions of Addenda relating to bidding requirements are not part of the Contract Documents unless the bidding
requirements are also enumerated in this Article 8.

§ 8.1.7 Other documents, if any, forming part of the Contract Documents are as follows:

See R1derA to Amended A, eement N

This Agreement is eatered into as of the day and year first written above and is executed in at least three original
copies, of which one is to be delivered to the Contractor, one to the Architect for use in the administration of the
Contract, and the remainder to the Owner.

MGM/TGI 105™ STREET, LLC THE TERRELL GROUP, INC.

By ParnckC Terreil Manager ‘ Patrick ‘C Terre[l Presza’ent .



Rider A to Amended Agreement between Owner and General Contractor

General Contractor agrees to comply with all terms of the MGM/TGI 105" Street LLC
Amended and Restated Redevelopment Agreement, dated Jy /% (¢ ﬂ‘%gr'einafter referred to as
the “RDA”) a copy of which has been provided to General Contractor. General Contractor ‘
agrees that any and all contracts entered into between the General Contractor and any
subcontractor shall contain all the necessary terms and provisions required by said RDA.



105™ STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105™ STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBITH
APPROVED PRIOR EXPENDITURES

A Schedule of Approved Prior Expenditures
is attached to this exhibit cover sheet.
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DEPARTMENT OF HOoUSING AND EcoNoOMICc DEVELOPMENT
CITY OF CHICAGO

July /9 2012

Patrick Terrell

MGM/TGI 105" Street LLC
616 South Access Road
Suite 305

Chicago, IL 60666

Re:  MGM/TGI 105™ Street LLC Amended and Restated Redevelopment Agreement
Confirmation of Prior TIF - Eligible Expenses

Dear Mr. Terrell:

The City of Chicago’s Department of Housing and Economic Development (“HED”) is
providing this letter as confirmation for MGM/TGI 105" Street LLC (“Developer”) and it successors
and assigns that the City of Chicago (the “City™) is in receipt of and has certified the eligibility of
$14,342,961.14 of TIF eligible expenses incurred and paid relating to the Amended and Restated
Redevelopment Agreement referred to above (the “Amended and Restated RDA™).

The City issued a Certificate of Expenditure of $9,250,000 in connection with the City’s
issuance of a note of even amount on April 16, 2008 (the “Old Note™) and that certain
Redevelopment Agreement by and between the City and Developer dated as of October 20, 2006 and
referred to in the Amended and Restated RDA as (the “2006 RDA”). As part of the closing of the
Amended and Restated RDA (the “Closing”): '

() The Old Note and related $9,250,000 Certificate of Expenditure will be cancelled;

(1)  The City will issue a new Certificate of Expenditure for $3,200,000 to establish the
opening value of the City Note referred to in the Amended and Restated RDA (the
“New Note™),

(iit)  The City will be providing funds in the amount of $1,100,000 for reimbursement of
the certified TIF eligible expenses.

121 NORTH LASALLE STREET, ROOM 1000, CHICAGO, ILLINOIS 60602



Patrick Terrell

July /9 .2012
Page 2

The Closing elements described above will not in any way cancel or limit the remaining
$10,042,961.14 of certified TIF eligible expenses for purposes of future pay-as-you-go
reimbursements (if any) in accordance with the terms of the Amended and Restated RDA.

The Department of Hoﬁsing and Economic Development looks forward to working with you
toward successful completion of this development.

Sincerely,

A

Andrew J,
Commissioner

cc: Beth McGuire
William Nyberg

SASHARED\Finance\Nyberg\105th & Vincennes\Confirmation of Prior TIF Eligible Expenses.wpd



105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBIT I
PERMITTED LIENS
L. Liens or encumbrances against the Property (and related improvements):

Those matters set forth as Schedule B title exceptions in the owner’s title insurance
policy issued by the Title Company as of the Closing Date, but only so long as applicable
title endorsements issued in conjunction therewith on the date hereof, if any, continue to
remain in full force and effect.

2. Liens or encumbrances against Developer or the Project, other than liens against the
Property (and related improvements), if any:

. NONE
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105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 165" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBIT J
FORM OF OPINION OF DEVELOPER’S COUNSEL
[To be retyped on Developer’s Counsel’s letierhead] -

. 2012

City of Chicago

City Hall, Room 600

121 North LaSalle Street
Chicago, IL. 60602

ATTENTION: Corporation Counsel
Ladies and Gentlemen:

We have acted as counsel to MGM/TGI 105™ Street LLC, an Illinois limited liability
company, in connection with the construction of certain improvements on the property in the
105th Street and Vincennes Avenue Redevelopment Project Area (the “Project™). In that
capacity, we have examined, among other things, the following agreements, instruments and
documents of even date herewith, hereinafter referred to as the “Documents™:

(a) MGM/TGI 105" Street LLC Redevelopment Agreement (the “Agreement”) of
even date herewith, executed by Developer and the City of Chicago (the “City™); and

(b) all other agreements, instruments and documents executed in connection with the
foregoing.

In addition to the foregoing, we have examined

(a) the onginal or certified, conformed or photostatic copies of each of Developer’s
(1) Articles of Orgamization, as amended to date, (i) Operating Agreement,
(in) qualifications to do business and certificates of good standing in all states in which
Developer is qualified to do business, and (iv) records of all limited liability company
proceedings relating to the Project; and
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) such other documents, records and legal matters as we have deemed necessary or
relevant for purposes of i1ssuing the opinions heremafter expressed.

In all such examinations, we have assumed the genuineness of all signatures (other than
those of Developer), the authenticity of documents submitted to us as originals and conformity to
the originals of all documents submitted to us as certified, conformed or photostatic copies.

Based on the foregoing, it is our opinion that:

1. Developer 1s a limited liability company duly organized, validly existing and in
good standing under the laws of its state of organization, has full power and authority to own and
lease its properties and to carry on its business as presently conducted, and is 1n good standing
and duly qualified to do business as a foreign organization under the laws of every state in which
the conduct of its affairs or the ownership of its assets requires such qualification, except for
those states in which its failure to qualify to do business would not have a material adverse effect
on it or its business.

2. Developer has full right, power and authority to execute and deliver the
Documents to which it 1s a party and to perform its obligations thereunder. Such execution,
delivery and performance will not conflict with, or result in a breach of, Developer’s Articles of
Organization or Operating Agreement or result in a breach or other violation of any of the terms,
conditions or provisions of any law or regulation, order, writ, injunction or decree of any court,
government or regulatory authority, or, to the best of our knowledge after diligent inquiry, any of
the terms, conditions or provisions of any agreement, instrument or document to which
Developer is a party or by which Developer or its properties is bound. To the best of our
knowledge after diligent inquiry, such execution, delivery and performance will not constitute
grounds for acceleration of the maturity of any agreement, indenture, undertaking or other
instrument to which Developer is a party or by which it or any of its property may be bound, or
result in the creation or imposition of (or the obligation to create or impose) any lien, charge or
encumbrance on, or security interest in, any of its property pursuant to the provisions of any of
the foregoing, other than in favor of any lender providing lender financing.

3. The execution and delivery of each Document and the performance of the
transactions contemplated thereby have been duly atthorized and approved by all requisite action
on the part of Developer.

4. Each of the Documents to which Developer is a party has been duly executed and
delivered by a duly authorized officer of Developer, and each such Document constitutes the
legal, valid and binding obligation of Developer, enforceable in accordance with its terms, except
as himited by applicable bankruptcy, reorganization, insolvency or similar laws affecting the
enforcement of creditors’ rights generally.

5. Exhibit A attached hereto (a) identifies the members of Developer and the number
of membership interests held by each member. To the best of our knowledge after diligent
inquiry, except as set forth on Exhibit A, there are no warrants, options, rights or commitments
of purchase, conversion, call or exchange or other rights or restrictions with respect to any of the
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equity of Developer. Each outstanding membership interest of Developer is duly authorized,
validly issved, fully paid and non-assessable.

6. To the best of our knowledge after diligent inquiry, no judgments are outstanding
against Developer, nor is there now pending or threatened, any litigation, contested claim or
governmental proceeding by or against Developer or affecting Developer or its property, or
seeking to restrain or enjoin the performance by Developer of the Agreement or the transactions
contemplated by the Agreement, or contesting the validity thereof. To the best of our knowledge
after diligent inquiry, Developer is not in default with respect to any order, writ, injunction or
decree of any court, government or regulatory authority or in default in any respect under any
taw, order, regulation or demand of any governmental agency or instrumentality, a default under
which would have a material adverse effect on Developer or its business.

7. To the best of our knowledge after diligent inquiry, there is no default by
Developer or any other party under any material contract, lease, agreement, instrument or
commitment to which Developer 1s a party or by which the company or its properties is bound.

8. To the best of our knowiedge'aﬂer diligent inquiry, all of the assets of Developer
are free and clear of mortgages, liens, pledges, security interests and encumbrances except for
those specifically set forth in the Documents.

9. The execution, delivery and performance of the Documents by Developer have
not and will not require the consent of any person or the giving of notice to, any exemption by,
any registration, declaration or filing with or any taking of any other actions in respect of, any
person, including without limitation any court, government or regulatory authority.

10.  To the best of our knowledge after diligent inquiry, Developer owns or possesses
or is licensed or otherwise has the right to use all licenses, permits and other governmental
approvals and authorizations, operating authornties, certificates of public convenience, goods
carriers permits, authorizations and other rights that are necessary for the operation of its
business.

11. A federal or state court sitting in the State of Illinois and applying the choice of
law provisions of the State of Illinois would enforce the choice of law contained in the
Documents and apply the law of the State of Illinois to the transactions evidenced thereby.

We are attorneys admitted to practice in the State of Illinois and we express no opinion as
to any laws other than federal laws of the United States of America or the laws of the State of
[liinois.
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This opinion is issued at Developer’s request for the benefit of the City and its counsel,
and may not be disclosed to or relied upon by any other person.

Very truly yours,

By:
Name:
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105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105™ STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBIT K
PARK SITE PLAN

The Park Site Plan is attached to this exhibit cover sheet.
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105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBIT L
FORM OF PAYMENT AND PERFORMANCE BOND

A form of payment and performance bond is attached to this exhibit cover sheet.
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CONTRACTOR'S PERFORMANCE & PAYMENT BOND

Enoio All Hen by these Hreserds,  Thaiwe
incipal, hercinsfier referred to &5 Cantactor, and ’ =
. . -, Surcty
the County of Cook and Staic of Dlipois, arc held and firmly bound unto the CITY OF CHICAGO o the penal-sum of

wful mancy of the United States, for the paymcot of which sum of moacy, well and guly to be made, we bind oursclves, our beirs,
cautors, admtnistrators, successors 2nd assigns, joinidy znd sevenally, fomly by these prosents.

5:&12& with our scais and dated this day of AD. 199
| Whe Qondition of the Abofie Ghligation s such, That whercas the above
unden Contracior has catered into a ceruin coatract with the CITY OF CHICAGO, bearing date the

yof ‘ ' AD 19 . for

AN
¥

e 3aid ‘coitract 1 incorporaied herein by refercace s entirety, including without limitation, any and all indemnificauca pmviiion:. o

Now, if the s3id Contractor shall in all sespecis well'and truly kecpand perform the.said contract on its pirt, in accordanée with
terms and provisions of afi of the Coatract Documents compnsing said. contract, and i the time and manner therein prescribed, and
ther shall save, indemnify, 20d kecp barmicss the Cuy of Chicago zgamst all loss, damages, clams, lisbifisics, judgements, costs, and
scnses which may i anywise acoruc agawnss s2id Caty of Chicago, m mmcqucnc: af the granting of said contract, or which may m
rwise sesult therefrom, of which may rexult from sinct hability. or which may in anywise result from any injurics 10, or death of, 2ay
sod, or-damage to any rexl or persoaal propeny, arsng directly ot indircctly from or 'in coanection with, workpcrfarmcdortobc‘
formed under s2id contract by x3id Coniracior, 1is Agents. Employces.ot Workmen, assignect, subconitacton, of myomch*:. n amy*
pect whatever, of -which may result 08 accouat of any infringement of asy patent by rexson of the maicrials, machinery, devices ot
rratus used 1a the performance of s2id coatract, and ‘marcovet, shall pay to said City any sum ot sums of moncy detemmined by the
chasing Ageat, andor by a caunofccmpctcm,mudxcuou. to be duc said thbyrwono{myfzilmcor scglect in the parformance of
requirements of said ‘contract, whercfore the said PurdusmgAgcmsh:l!h:vcclccwdtonspcnduzanuﬂlhcnmc, and shall pay-all
msmddcmmdswha:socm whxbmyacaucmczch;ndcmymmzlmznmdsubcounm -and to cach: and cvery pesson who
Ul be cmployed by the 2id Contractor or by 15 astignees and su@nmon, moraboutthcpcr{ormmocof said conuract, and with -
ges paid at prevailing wage gates i so required by said contract, and shall insure its lisbility to pay the compensation, aod shalt pay &
ms and demands for compensation which may accruc 10 cach and every person who shail be cmplayed by them of any.of them in of
nat the performance of said contract. or whuch shall accrue to the beacficiarics of dependents of any such pemon, under the provisions -
he Workers® Compeasation Act, 820 ILCS 305, a5 amcnded, 2nd the Workers' Ooa:p:umdbucmAcLﬂlﬂﬂi:SBIO,uamadd
rcmzﬁcr referred 1o as "Acts™) then i this obligation 1o be null 2nd void. othcrwise 1o remain in full force and effect.



Anditixha:byczpmﬂymdmtoodmd;gmed, and made a crodition bereof] mmj@mmﬂmmtnidc&qrmm
it based upon any lasx, damages, clams, Lbilites, judgemens, cost of Cxponses which may in aywisc sccrue agaunst said Cry a3 2
ascquence of the granting of aad coatnct, m'hﬂmyhmm'-mm‘j@mthmlmmqu
. or death of, any porson, of damage to any real or persawal propaty, aning diecily or indaeatly from, or i coabecuca with, work
:fmmcd,ntmbcpcrfmﬁod under said coatract by said Congacior or s ageats, anployoss of workanen, #ignecs, subcogusciors, or
mmmmmmammmmamwaso{m and any order of court based upon such decrsion, of
igement thereon, rendered xgxinnnidquf&iaphmsdtmdmnhmgmhmdmdﬁmmmof@
ndcncyntubimdonprumaﬁnpmsdtihﬂhwmmubcam,m&mdmwwad:mdlﬂpﬂnmm
ligation, a5 10 amount, lizbiliry and all other things perwining thereio. L

Evctypcsonﬁn’ni:hingmataidorpcdanninghhorinlhcquamwofnﬁmamd_cﬂhcr_unindjviduxl. 23 3 subcontractot,
otherwise, shafl have the right 10 suc on this band n the nxroc of the City of Chicago for bis usc and bencfit and i such suit £xid parson
plastiff. shail filc a copy of this bond, ceniificd by the party or panics in whose chirge this bood shall be, which copy shall be. wnless
scution thereof be dénicd under oath, prims fagie evidence of the execunion ead delivery of the original; provided, that nothing m this
od contained shall be taken 10 make the City of Chicago Lable to any subconmracter, marerisiman; laborer ot 10 sy other person o any
ater extent thag it would have becs lisble prior to the enacunent of the Public Consruction Bond Act, 30 ILCS 550, as amcendod:
wvided further, that any person baving a claim for 1sbor and materials fumnishod in the performance of this contract shall have no right of
jon unless he shatl have filed 2 verified notice of such claim with the Clexk of the City of Chicago within 180 .days aficr the datc of the
t item of work or the furnishing of the {ast item of matenials, and shall have fumithed a copy of such werified potice 10 the contracior
hin 10 days of the filing of the natice with the City of Chicago. Such clatm shafl be verificd and thall costein the nxme and sddress of
claimant, the business address of the claimanc within the State of Ilinokx, if any, or if the cisimant be a forcign corporation baving no
s of busincts with the State the principal place of business of 1aid corporation, and in sl cases of panocrship the names and residencrs
sach of the pariners, the name of the conraczor for the City of Chicagy, the oame of the porzon, firm or corporation by whom the
magt was cmployed or 1o whom: such claimant furnished materialy, the amount of the ciaim and a brief desciption of the public
wovement for the construciica or installation of which the contract s 10 be performed. Provided, further, that no defect-in the potice
sin provided for shall deprive the clrimant of his right of actiod under the tenns and provisioos of this bood aless it shall afhrmarvely
car that such defect bas prejudiced the rights of an interested party assenting the same;  provided, further, that no action shall be
ught uptil the cxpiration of onc hundred twenty (120) days after the date of the bt itah of work or of the furnishing of the last item of
erial, cxcept in cases where thc final seulement betwees the City of Chicago and the Conuacior shall bave been made prior to the
traucs of the 120 day period-in which case acion may be taken immediately following such finkl zettlement, and provided, further, that
action of any kind shall be biought later than six (§) monthis afier the accepunce by the City of Chicago of the completion of wotk.
+ suit upaa this bood shall be brought only i a citcuit couri of the Suie of Do in the judicial district in which the contract shall have
a performed. v :

The said Surcty, for value received, hereby stipulaies and agrees that no change, exiensioo of time, themation or addition to the terms
my of the Contract Documents compnsiag said contract. of to the work 10 be performed thercunder, shall @ anywise affoct the
gaucas on thus bond. and it does hereby waive noucc of any such change, exteasion of lime, alteration or sddition to the terms of zaid
tract Documents of o the work. '

{Seal)
oved 3 .
(Seal)
IR (SeaD)
Parcheang Agent
(Sealy
| Approved as to for and legality: ‘ A : . i (Seal)
Assistzat Corparanaa Counsel

ql-2



105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBIT M
FORM OF CERTIFICATE OF EXPENDITURE AND CITY NOTE

. A form of the Certificate of .Expenditure and City Note are attached to this exhibit cover
sheet
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CERTIFICATE OF EXPENDITURE FOR CITY NOTE

, 2012

To:  Registered Owner

Re:  City of Chicago, Cook County, Illinois (the “City™)
$3,200,000 Tax Increment Allocation Revenue Note
(MGM/TGI 105th Street LLC Redevelopment Project),
Taxable Series A (the “City Note™)

This Certificate is submitted to you, as Registered Owner of the City Note, pursuant to
the Ordinance of the City authorizing the execution of the City Note adopted by the City Council
of the City on , 2012 (the “Qrdinance”). All terms used herein shall have the same
meanings as when used in the Ordinance.

The City hereby certifies that $3,200,000 is advanced as principal under the City Note as
of the date hereof. Such amount has been properly incurred, is a proper charge made or to be
made in connection with the redevelopment project costs defined in the Ordinance and has not
been the basis of any previous principal advance. As of the date hereof, the outstanding principal
balance under the City Note is $3,200,000.

IN WITNESS WHEREOF, the City has caused this Certificate to be signed on its behalf
as of , 2012,

CITY OF CHICAGO

By: Commuissioner
Department of Housing and Economic
Development

AUTHENTICATED BY:

REGISTRAR
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TAXABLE SERIES A PRINCIPAL AMOUNT
REGISTERED $3,200,000
NO.R-1

UNITED STATES OF AMERICA
STATE OF ILLINOIS
COUNTY OF COOK
CITY OF CHICAGO
TAX INCREMENT ALLOCATION REVENUE NOTE

(MGM/TGI 105TH STREET LLC
REDEVELOPMENT PROJECT), TAXABLE SERIES A

Registered Owner: MGM/TGI 105th Street LLC, an Illinois limited liability company
Interest Rate: _ % per annum (but not more than 8.50%)

Issue Date: , 2012
Principal Amount:  $3,200,000

Maturity Date: December 31, 2025, unless extended in accordance with Section 4.03 of
the attached Redevelopment Agreement

KNOW ALL PERSONS BY THESE PRESENTS, that the City of Chicago, Cook
County, Hllinois (the “City”), hereby acknowledges itself to owe and for value received promises
to pay to the Registered Owner identified above, or registered assigns as hereinafter provided, on
or before the Maturity Date identified above, but solely from those certain Pledged Revenues
hereinafter identified, the principal amount of this Note ($3,200,000) and to pay the Registered
Owner or registered assigns interest on that amount at the Interest Rate per year specified above
from the Issue Date specified above. Interest shall be computed on the basis of a 360-day year of
twelve 30-day months. Interest on accrued but unpaid interest on this Note shall accrue at the
Interest Rate per year specified above beginning on February Ist of each year until paid.
Principal of and interest on this Note are payable annually on February st of each year in

accordance with the attached amortization schedule from the following City Funds: (i) first from
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funds within the 119th Street/l-57 Redevelopment Project Area in accordance with Section
4.03(c){(v)Y(A) of the Redevelopment Agreement, as defined below; (11) only in the event such
ported funds are insufficient to pay the amounts of principal and interest under the Note when

due, from Available Incremental Taxes in accordance with Section 4.03(c)(v)}(B) of the

Redevelopment Agreement.
As described in the Redevelopment Agreement dated as of , 2012 (the

“Redevelopment Agreement”) between the City and Developer, Developer has agreed to

construct the Project (as defined in the Redevelopment Aéreement) and to advance funds under
the TIF Act for certain eligible redevelopment project costs related to the Project. Prior to the
date hereof, Developer has expended no }ess than $3,200,000 for such redevelopment project
costs, as evidenced by the certificate of expenditure executed by the City in accordance with the

Redevelopment Agreement and attached hereto (the “Certificate of Expenditure™).

The principal of and interest on this Note are payable in lawful money of the United
States of America, and shall be made to the Registered Owner or registered assigns hereof as
shown on the registration books of the City maintained by the Comptroller of the City, as
registrar and paying agent (ﬁhe “Registrar™), at the close of business on the 15th day of the month
immediately prior to the applicable payment, maturity or redemption date, and shall be paid by
check or draft of the Registrar, payable in lawful money of the United States of America, mailed
to the address of such Registered Owner or registered assigns as it appears on such registration
books or at such other address furnished in writing by such Registered Owner or registered
assigns to the Registrar; provided, that the final installment of principal and accrued but unpaid
interest will be payable solely upon presentation of this Note at the principal office of the

Registrar in Chicago, Illinois or as otherwise directed by the City.
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This Note is issued by the City in fully registered form in the aggregate principal amount
of §3,200,000 for advances made prior to the date hereof by MGM/TGI 105th Street LLC, an
[llinois limited liability company (the “Developer™) for the purpose of paying the costs of certain
eligible redevelopment project costs incurred by Developer in connection with the
redevelopment of property in the 105th Street and Vincennes Avenue Redevelopment Project

Area (the “Redevelopment Area™) in the City, with such redevelopment work and related

construction being defined as the “Infrastructure Project”, all in accordance with the Constitution

and the laws of the State of Illinois, and particularly the Tax Increment Allocation
Redevelopment Act (65 ILCS 5/11-74.4-1 et seq.) as amended (the “TIF Act”), the Local
Government Debt Reform Act (30 ILCS 350/1 et seq.) as amended and an Ordinance adopted by
the City Council of the City on , 2012 (the “Ordinance”), in all respects as by law
required.

The City has assigned and pledged in the Redevelopment Agreement certain rights, title
and interest of the City in and to certain incremental ad valorem tax revenues from the 119th
Street/I-57 Redevelopment Project Area and from the Redeveloprﬁent Area which the City is
entitled to receive pursuant to the TIF Act and the Ordinance, in order to pay the principal of and
interest of the Note. The revenues so pledged are described in Section 4.03 of the

Redevelopment Agreement and defined herein as the “Pledged Revenues”. Reference is hereby

made to the Ordinance for a description, among others, with respect to the determination,
custody and application of said Pledged Revenues, the nature and extent of such security with
respect to the Note and the terms and conditions under which the Note 1s issued and secured.
THIS NOTE IS NOT A GENERAL OR MORAL OBLIGATION OF THE CITY BUT IS A

SPECIAL LIMITED OBLIGATION OF THE CITY, AND IS PAYABLE SOLELY FROM
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THE PLEDGED REVENUES, AND SHALL BE A VALID CLAIM OF THE REGISTERED
OWNER OR REGISTERED ASSIGNS HEREOF ONLY AGAINST SAID PLEDGED
REVENUES. THIS NOTE SHALL NOT BE DEEMED TO CONSTITUTE AN
INDEBTEDNESS OR A LOAN AGAINST THE GENERAL TAXING POWERS OR CREDIT
OF THE CITY, WITHIN THE MEANING OF ANY CONSTITUTIONAL OR STATUTORY
PROVISION. THE REGISTERED OWNER AND REGISTERED ASSIGNS OF THIS NOTE
SHALL NOT HAVE THE RIGHT TO COMPEL ANY EXERCISE OF THE TAXING POWER
OF THE CITY, THE STATE OF ILLINOIS OR ANY POLITICAL SUBDIVISION THEREOF
TO PAY THE PRINCIPAL OF OR INTEREST ON THIS NOTE.

The principal of this Note is subject to prepayment and/or redemption at any time without
premium or penalty.

This Note 1s transferable by the Registered Owner hereof or registered assigns in person
at the principal office of the Registrar in Chicago, lllinois, but only in the manner and subject to
the limitations provided in the Ordinance and the Redevelopment Agreement, and upon
surrender and cancellation of this Note. Upon such transfer, a new Note of authorized
denomination of the same maturity and for the same aggregate principal amount will be issued to
the transferee in exchange herefor. The Registrar shall not be required to transfer this Note
during the period beginning at the close of business on the 15th day of the month immediately
prior to the matunty date of this Note nor to transfer this Note after notice calling this Note or a
portion hereof for prepayment or redemption has been mailed, nor during a period of 5 days next
preceding mailing of a notice of prepayment or redemption of this Note. Such transfer shall be

in accordance with the form at the end of this Note.
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This Note hereby authorized shall be executed and delivered as the Ordinance and the
Redevelopment Agreement provide.

The City and the Registrar may deem and treat the Registered Owner hereof or registered
assigns as the absolute owner hereof for the purpose of receiving payment of or on account of
principal hereof and for all other purposes and neither the City nor the Registrar shall be affected
by any notice to the contrary, unless transferred in accordance with the provisions hereof.

It is hereby certified and recited that all conditions, acts and things required by law to
exist, to happen, or to be done or performed precedent to and in the issuance of this Note did
exist, have happened, have been done and have been performed in regular and due form and time
as required by law; that the issuance of this Note, together with all other obligations of the City,
does not exceed or violate any constitutional or statutory limitation applicable to the City.

This Note shall not be valid or become obligatory for any purpose until the certificate of
authentication hereon shall have been signed by the Registrar.

[THE REMAINDER OF THIS PAGE IS INTENTIONALLY LEFT BLANK]
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IN WITNESS WHEREOF, the City of Chicago, Cook County, Illinois, by its City

Council, has caused its official seal to be imprinted by facsimile hereon or hereunto affixed, and

has caused this Note to be signed by the duly authorized signature of the Mayor and attested by

the duly authorized signature of the City Clerk of the City, all as of

(SEAL)
Attest:
City Clerk
CERTIFICATE
OF
AUTHENTICATION

This Note 1s described in the
within mentioned Ordinance and
is the $3,200,000 Tax Increment
Allocation Revenue Note
(MGM/TGTI 105th Street LLC
Redevelopment Project), Taxable
Series A, of the City of Chicago,
Cook County, Illinois.

Comptroller

Date:

Mayor

Registrar and Paying Agent:
Comptroller of the

City of Chicago,

Cook County, Hlinois
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TAXABLE SERIES A PRINCIPAL AMOUNT
REGISTERED $3,200,000

NO. R-1

ATTACHMENT TO UNITED STATES OF AMERICA
STATE OF ILLINOIS
COUNTY OF COOK
CITY OF CHICAGO
TAX INCREMENT ALLOCATION REVENUE NOTE
(MGM/TGI 105™ STREET LLC
REDEVELOPMENT PROJECT), TAXABLE SERIES A

NO. R-1
FORM OF ASSIGNMENT
FOR VALUE RECEIVED, the undersigned sells, assigns and transfers unto
the within Note and does hereby inévocabiy constitute and appoint
attomey to transfer the said Note on the books kept for registration thereof
with full power of substitution in the premises.

Dated:

Registered Owner

NOTICE; The signature to this assignment must correspond with the name of the Registered
Owner as it appears upon the face of the Note in every particular, without
alteration or enlargement or any change whatever.

Signature Guaranteed:

Notice: Signature(s} must be guarar{teed by a member of the New York Stock
Exchange or a commercial bank or trust company.

Consented to as of:

City of Chicago, Illinois

By:
Title , Department of
Housing and Economic Development
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ATTACHMENT TO UNITED STATES OF AMERICA
STATE OF ILLINOIS
COUNTY OF COOK
CITY OF CHICAGO
TAX INCREMENT ALLOCATION REVENUE NOTE
(MGM/TGI 105™ STREET LLC
REDEVELOPMENT PROJECT), TAXABLE SERIES A

NO. R-1
PAYMENT AND AMORTIZATION SCHEDULE

Payment and Amortization Schedule to be attached to this Cover Sheet at Closing
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105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBIT N
CITY FUNDS REQUISITION FORM

A form of the City Funds Requisition Form is attached to this exhibit cover sheet.
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REQUISITION FORM

STATE OF ILLINOIS )
)SS
COUNTY OF COOK )

The affiant, MGM/TGI 105" Street LLC, (“Developer”), hereby certifies that with
respect to that certain MGM/TGI 105" Street LLC Amended and Restated Redevelopment
Agreement between Developer and the City of Chicago dated as of
2012 (the “Redevelopment Agreement”):

2

A. Expenditures for the Project, in the total amount of $ , have
been made:
B. This paragraph B sets forth and is a true and complete statement of all costs of

TIF-Funded Improvements for the Project reimbursed by the City to date:

$

C. Developer requests reimbursement for the following cost of TIF-Funded
Improvements:

$

D. None of the costs referenced in paragraph C above have been previously
reimbursed by the City.

E. Developer hereby certifies to the City that, as of the date hereof:
1. Except as described in the attached certificate, the representations and
warranties contained in the Redevelopment Agreement are true and correct and Developer is in

compliance with all applicable covenants contained herein.

2. No event of Default or condition or event which, with the giving of notice
or passage of time or both, would constitute an Event of Default, exists or has occurred.
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All capitalized terms which are not defined herein have the meanings given such terms in
the Redevelopment Agreement.

MGM/TGI 105" Street LLC, an [llinois
limited liability company

By:

Printed
Name:

Title:

Subscribed and sworn before me this _
day of

My commission expires:
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105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBIT O
FORM OF CITY SUBORDINATION AGREEMENT

This document prepared by and after recording return to:
William A. Nyberg, Esq.

Assistant Corporation Counsel

Department of Law

121 North LaSalle Street, Room 600

Chicago, II. 60602

SUBORDINATION AGREEMENT

This Subordination Agreement (“Agreement”) is made and entered into as of the day of,
between the City of Chicago by and through its Department of Housing and Economic
Development (the “City”), [Name Lender], a [national banking association] (the “Lender”).

WITNESSETH:

WHEREAS, [description of the Project]

WHEREAS, [description of financing and security documents] as part of obtaining
financing for the Project, Developer (the “Borrower”), have entered into a certain Construction
Loan Agreement dated as of , 200__ with the Lender pursuant to which the
Lender has agreed to make a loan to the Borrower in an amount not to exceed $July 19 (the
“Loan”), which Loan is evidenced by a Mortgage Note and executed by the Borrower in favor of
the Lender (the “Note”), and the repayment of the Loan is secured by, among other things,
certain liens and encumbrances on the Property and other property of the Borrower pursuant to
the following: (i) Mortgage dated 200 and recorded 200 as
document number made by the Borrower to the Lender; and (i1) other security
(all such agreements referred to above and otherwise relating to the Loan referred to herein
collectively as the “Loan Documents”™);

WHEREAS, Developer desires to enter into a certain Redevelopment Agreement dated
the date hereof with the City in order to obtain additional financing for the Project (the
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“Redevelopment Agreement,” referred to herein along with various other agreements and
documents related thereto as the “City Agreements”);

WHEREAS, pursuant to the Redevelopment Agreement, Developer will agree to be
bound by certain covenants expressly running with the Property, as set forth in Sections 8.02 and
8.16 of the Redevelopment Agreement (the “City Encumbrances™);

WHEREAS, the City has agreed to enter into the Redevelopment Agreement with
Developer as of the date hereof, subject, among other things, to (a) the execution by Developer
of the Redevelopment Agreement and the recording thereof as an encumbrance against the

Property; and (b) the agreement by the Lender to subordinate their respective liens under the
Loan Documents to the City Encumbrances; and

NOW, THEREFORE, for good and valuable consideration, the receipt, adequacy and

sufficiency of which are hereby acknowledged, the Lender and the City agree as hereinafter set
forth:

1. Subordination. All rights, interests and claims of the Lender in the Property
pursuant to the Loan Documents are and shall be subject and subordinate to the City
Encumbrances. In all other respects, the Redevelopment Agreement shall be subject and
subordinate to the Loan Documents. Nothing herein, however, shall be deemed to limit any of
the Lender=s other rights or other priorities under the Loan Documents, including without
limitation the Lender’s right to receive, and Developer’s ability to make, payments and
prepayments of principal and interest on the Note, or to exercise its rights pursuant to the Loan
Documents except as provided herein. Furthermore, nothing herein shall have any effect
whatsoever on the respective rights, obligation and covenants of the Lender and the City under
that certain Redevelopment Agreement dated _, 2012, The liabilities and obligations of
- the Lender with respect to the City Encumbrances and the City Agreements shall be as set forth
in Section 16 of the Redevelopment Agreement.

2. Notice of Default. The Lender shall use reasonable efforts to give to the City, and
the City shall use reasonable efforts to give to the Lender, (a) copies of any notices of default
which it may give to Developer with respect to the Project pursuant to the Loan Documents or
the City Agreements, respectively, and (b) copies of waivers, if any, of Developer’s default in
connection therewith. Under no circumstances shall Developer or any third party be entitled to
rely upon the agreement provided for herein. Failure of either party to deliver such notices or
waivers shall in no instance alter the rights or remedies of such party under the Loan Documents
or the City Agreements.

3. Waivers. No waiver shall be deemed to be made by the City or the Lender of any
of their respective rights hereunder, unless the same shall be in writing, and each waiver, if any,
shall be a waiver only with respect to the specific instance involved and shall in no way impair
the rights of the City or the Lender in any other respect at any other time.

4, Goveming Law; Binding Effect. This Agreement shall be interpreted, and the
rights and liabilities of the parties hereto determined, in accordance with the internal laws and
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decisions of the State of Illinois, without regard to its conflict of laws principles, and shall be

binding upon and inure to the benefit of the respective successors and assigns of the City and the
Lender.

5. Section Titles; Plurals. The section titles contained in this Agreement are and
shall be without substantive meaning or content of any kind whatsoever and are not a part of the
agreement between the parties hereto. The singular form of any word used 1n this Agreement
shall include the plural form.

6. Notices. Any notice required hereunder shall be in writing and addressed to the
party to be notified as follows:

If to the City: City of Chicago .
Department of Housing and Economic Development
121 North LaSalle Street, Room 1000
Chicago, lllinois 60602
Attention: Commissioner

With a copy to: City of Chicago Department of Law
121 North LaSalle Street, Room 600
Chicago, lllinois 60602
Attention: Finance and Economic
Development Division

If to the Lender:

Attention:

With a copy to:

Aftention:

or to such other address as either party may designate for itself by notice. Notice shall be
deemed to have been duly given (i) if delivered personally or otherwise actually received, (ii) if
sent by overnight delivery service, (iii) if mailed by first class United States mail, postage
prepaid, registered or certified, with return receipt requested, or (iv) if sent by facsimile with
facsimile confirmation of receipt (with duplicate notice sent by United States mail as provided
above). Notice mailed as provided in clause (iii} above shall be effective upon the expiration of
three (3) business days after its deposit in the United States mail. Notice given in any other
manner described in this paragraph shall be effective upon receipt by the addressee thereof]
provided, however, that if any notice is tendered to an addressee and delivery thereof is refused
by such addressee, such notice shall be effective upon such tender.
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7. Counterparts. This Agreement may be executed m two or more counterparts,
each of which shall constitute an original and all of which, when taken together, shall constitute
one instrument.

['The remainder of this page is intentionally left blank.]
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IN WITNESS WHEREOF, this Subordination Agreement has been signed as of the date
first written above.

[LENDER], [a national banking association]

By:

Its:

CITY OF CHICAGO

By:

Its: Commussioner, Department of

Housing and Economic Development

ACKNOWLEDGED AND AGREED TO
THIS DAY OF

2

[Developer], a

By:

Its:
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STATE OF TLLINOIS )
) SS
COUNTY OF COOK)

I, the undersigned, a notary public in and for the County and State aforesaid, DO
HEREBY CERTIFY THAT _ , personally known to me to be the Commissioner of
the Department of Housing and Economic Development of the City of Chicago, Hlinois (the
“City”) and personally known to me to be the same person whose name is subscribed to the
foregoing instrument, appeared before me this day in person and acknowledged that as such

Commissioner, (s)he signed and delivered the said instrument pursuant to authority,
as his/her free and voluntary act, and as the free and voluntary act and deed of said City, for the
uses and purposes therein set forth.

GIVEN under my hand and notaria] seal this day of

Notary Public

My Commission Expires

(SEAL)
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STATE OF ILLINOIS )

) SS
COUNTY OF COOK)
I, , a notary public in and for the said County, in the State
aforesaid, DO HEREBY CERTIFY THAT , personally known to me to be
the of [Lender], a , and personally known to me to be the

same person whose name is subscribed to the foregoing instrument, appeared before me this day
in person and acknowledged that he/she signed, sealed and delivered said instrument, pursuant to
the authority given to him/her by Lender, as his/her free and voluntary act and as the free and
voluntary act of the Lender, for the uses and purposes therein set forth.

GIVEN under my hand and notarial seal this day of

Notary Public

My Commission Expires

(SEAL)
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EXHIBIT A - LEGAL DESCRIPTION
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105" STREET AND VINCENNES AVENUE
REDEVELOPMENT PROJECT AREA

MGM/TGI 105" STREET LLC
REDEVELOPMENT PROJECT

Amended and Restated
Redevelopment Agreement
dated as of July 19, 2012

EXHIBIT P
FORM OF CITY RECAPTURE MORTGAGE

The form of the City Recapture Mortgage 1s attached to this exhibit cover sheet.
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CITY RECAPTURE MORTGAGE

This instrument prepared by
and after recording return to:

Department of Law

City of Chicago

Room 600

121 North LaSalle Street
Chicago, llinois 60602

MORTGAGE, SECURITY AND RECAPTURE AGREEMENT,
INCLUDING RESTRICTIVE COVENANTS

THIS MORTGAGE, SECURITY AND RECAPTURE AGREEMENT, INCLUDING
RESTRICTIVE COVENANTS (“this Mortgage™) is made as of this ___ day of
200 from (“Mortgagor™), to the CITY OF CHICAGO, an
IMinois municipal corporation, having its principal office at City Hall, 121 N. LaSalle Street,
Chicago, Illinois 60602 (the “City” or “Mortgagee™).

RECITALS

WHEREAS, Mortgagor is on the date hereof purchasing from the Initial Seller: (i) that
certain real property legally described on Exhibit A attached hereto and a single family home or
townhome located thereon, or (ii) that certain condominium unit as described on Exhibit A
attached hereto (the property described on Exhibit A hercto is hereinafter referred to as the

“Home™) (certain terms used herein and not otherwise defined are defined on Exhibit B attached
hereto}; and

WHEREAS, Mortgagor is purchasing the Home for the Purchase Price, based on the
Base Purchase Price plus upgrades, if any; and

WHEREAS, the City’s TIF Contribution was conditioned upon, among other things, the
requirement that the Home be subject to the Affordability Requirements that shall be imposed as
encumbrances and as covenants running with the land; and

WIHEREAS, the Affordability Requirements are necessary to implement certain
requirements of the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq.,
and the City’s TIF Affordability Guidelines; and

WHEREAS, the Affordability Requirements require that, among other things, with
respect to the initial sale of the Home, with respect to which this Mortgage is being granted, and
(unless Mortgagor is permitted and elects to repay to the City the City Subsidy Recapture
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Amount) with respect to each subsequent resale of the Home thereafter during the Recapture
Period, such Home may be sold only to a Qualified Household at an Affordable Price; and

WHEREAS, Mortgagor’s household is a Qualified Household and the Purchase Price is
an Affordable Price; and

WHEREAS, Mortgagor acknowledges and agrees that the Base Purchase Price is less
than the fair market price for the Home by an amount equal to the City Subsidy Amount, as
evidenced by contemporaneous or projected sales of comparable units; and

WHEREAS, Mortgagor is able to purchase the Home for less than its fair market value
because of the City’s TIF Contribution, which has subsidized a portion of the construction costs

of the Home, and because of the imposition of the Affordability Requirements pursuant to this
Mortgage; and

WHEREAS, but for the City’s TIF Contribution, and the City’s imposition of the

Affordability Requirements, Mortgagor would have been unable to purchase the Home for an
Affordable Price; and

WHEREAS, the City has required Mortgagor to execute this Mortgage in order to both:
(a) impose the Affordability Requirements upon the Mortgaged Property and give notice of the
Affordability Requirements to Mortgagor, to any subsequent purchaser of the Home, and to any
lender having a mortgage secured by the Home, and (b)to secure the recapture payment
described in Article [1F and Mortgagor’s other obligations under this Mortgage; and

WHEREAS, in consideration of the City’s TIF Contribution, the benefits accruing to
Mortgagor as a result of its purchase of the Home for an Affordable Price, and for other good
and valuable consideration, the receipt and sufficiency of which are hereby acknowledged,
Mortgagor has executed and delivered to the City this Mortgage;

_ NOW, THEREFORE, to secure the performance and observance by Mortgagor of all the
terms, covenants and conditions described in this Mortgage, and in order to charge the
properties, interests and rights hereinafter described with such consideration, Mortgagor has
executed and delivered this Mortgage and does hereby grant, convey, assign, mortgage, grant a
security interest in, and confirm unto Mortgagee and its successors and assigns forever, all of the
following described property (which is hereinafter sometimes referred to as “Mortgaged
Property”):

(A) The Home, and all easements, rights, interests and appurtenances thereto,
including, without limitation, any deeded, reserved or assigned parking area or storage space and
any interest in common elements and limited common elements;

(B)  All structures and improvements of every nature whatsoever now or hereafter
situated within or comprising a part of the Home, including, without limitation, all fixtures of
every kind and nature whatsoever which are or shall be attached to said buildings, structures or
improvements, and now or hereafter owned by Mortgagor, including all extensions, additions,
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improvements, betterments, renewals and replacements of any of the foregoing
(“Improvements™);

(C)  All rents and issues of the Home and Improvements from time to time and all of

the estate, right, title, interest, property, possession, claim and demand at law, as well as in equity
of Mortgagor, in and to the same;

TO HAVE AND TO HOLD the Mortgaged Property and all parts thereof unto
Mortgagee, its successors and assigns, to its own proper use, benefit and advantage forever,
subject, however, to the terms, covenants and conditions herein;

WITHOUT limitation of the foregoing, Mortgagor hereby further grants unto Mortgagee,
as provided in the provisions of the Uniform Commercial Code of the State of Illinois, a security
interest in all of the above-described property, which are or are to become fixtures.

THIS MORTGAGE IS GIVEN TO SECURE: (a} amounts which may become due and
payable under this Mortgage, and (b) performance of each and every one of the other covenants,
conditions and agreements contained in this Mortgage, and in any other agreement, document or
instrument to which reference is expressly made in this Mortgage.

ARTICLE I

INCORPORATION OF RECITALS

The recitals stated above constitute an integral part of the Mortgage and are hereby
incorporated in this Mortgage by this reference with the same force and effect as if stated in this
Mortgage as agreements of the parties.

ARTICLE I

COVENANTS, REPRESENTATIONS AND WARRANTIES

Mortgagor covenants and agrees with Mortgagee that at all times during the Recapture
Period:

2.01 Taxes and Assessments.

(a) Mortgagor will pay when due all general taxes and assessments (including,
without Iimitation, any condominium or homeowner’s association assessments, 1f applicable),
special assessments, water charges and all of the charges against the Mortgaged Property and
will, upon Mortgagee’s written request, furnish to Mortgagee receipts evidencing payment
thereof, provided that Mortgagor, in good faith and with reasonable diligence, may contest the
validity or amount of any such taxes, assessments or charges, provided that during any such
contest the enforcement of the lien of such taxes, assessments or charges is stayed.
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(b) Mortgagor will not suffer (unless bonded or insured over) any mechanic’s,
laborer’s, material men’s, or statutory lien to remain outstanding upon any of the Mortgaged
Property. Mortgagor may contest such lien, provided that Mortgagor shall first post a bond in
the amount of the contested lien, or provide title insurance over such contested lien, and further

provided that Mortgagor shall diligently prosecute the contested lien and cause the removal of
the same.

2.02 Insurance. Mortgagor will keep the Mortgaged Property continuously insured (or
will use reasonable efforts to cause the condominium or homeowner’s association, as applicable,
to keep insured such parts of the Mortgaged Property as may be required to be insured by such
association under the applicable declaration) in such amounts and against such risks as required
of Mortgagor by the Senior Lender, paying the premiums for said insurance as they become due.
Policies of insurance shall hame Mortgagee as an additional insured. All policies of insurance
shall provide that the same must not be canceled, except upon thirty (30) days prior written
notice to Mortgagee.

2.03 Maintenance of the Mortpaged Property.

(a) Mortgagor shall preserve and maintain the Mortgaged Property in good condition
and repair, will not commit or suffer any waste thereof, and will keep the same in a clean,
orderly and attractive condition. Mortgagor must not do or suffer to be done anything which will
increase the risk of fire or other hazard to the Mortgaged Property or any part thereof.

(b) If the Mortgaged Property or any part thereof is damaged by fire or any other
cause, Mortgagor will immediately give written notice of the same to Mortgagee.

(©) Mortgagee or its representatives shall have the right to inspect the Mortgaged
Property to assure compliance with the terms of this Mortgage.

{d) Mortgagor will promptly comply, and cause the Mortgaged Property to comply,
with all present and future laws, ordinances, orders, rules and regulations and other requirements
of any governmental authority affecting the Mortgaged Property or any part thereof and with all

instruments and documents of record or otherwise affecting the Mortgaged Property or any part
thereof.

(e) If all or any part of the Mortgaged Property is damaged by fire or other casualty,
then Mortgagor (subject to the rights of the Board of Managers of the condominium or
homeowner’s association, if applicable, with respect to any proceeds applicable to common
elements or hmited common elements), will promptly restore the Mortgaged Property to the
equivalent of its condition prior to the fire or other casualty, to the extent of any insurance
proceeds made available to Mortgagor for that purpose.

2.04 Subordination. This Mortgage is subject and subordinate in all respects to the
Senior Mortgage, if any, provided, however, that the maximum amount of indebtedness
(inchuding indebtedness attributable to protective advances made by the Senior Lender or other
amounts secured under the terms of the Senior Mortgage) that are superior to the lien of this
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Mortgage will in no instance and at no time exceed 100% of the Purchase Price plus the City
Subsidy Amount. Any refinancing of the Senior Mortgage permitted under this Section 2.04,

however, will also be deemed a Senior Mortgage for purposes of the subordination set forth in
this Section 2.04.

2.05 Income Eligibility. ~Mortgagor represents and warrants to Mortgagee that
Mortgagor’s household income, as of the time of Mortgagor’s execution of its purchase contract
for the Mortgaged Property, met the income eligibility requirements established by the City
applicable to a purchaser of the Home, as set forth in the definition of Qualified Household on
Exhibit B hereto.

ARTICLE 111

RECAPTURE OF CITY SUBSIDY PROVISIONS

3.01  Acknowledgment of City Subsidy. Mortgagor acknowledges and agrees that the
City has subsidized a portion of the costs of construction of the Home in the amount of the City
Subsidy Amount, resulting in Mortgagor’s purchase of the Home at an Affordable Price.

3.02 Primary Residence; No Leasing. Mortgagor covenants to the City that during the
Recapture Period, it shall own and use the Mortgaged Property as its primary residence (and the
primary residence of Mortgagor’s Qualified Household) as long as Mortgagor owns the
Mortgaged Property. Mortgagor covenants that during the Recapture Pertod, it will not lease the
Mortgaged Property to any person or let any other person to occupy or use the property without
the prior written consent of the City, which will be in the City’s reasonable discretion, and
which, if granted, will require that the total amount payable by any tenant household not exceed
the amount stated to qualify such housing as “affordable housing” as defined in the Illinois
Affordable Housing Act, 310 ILCS 65/1 et seq.

3.03  Permutted Transfers.

(a) Mortgagor covenants that during the Recapture Period, it will not sell or
otherwise directly or indirectly transfer ownership of the Mortgaged Property, except: (i)to a
Qualified Household, and (ii) for an Affordable Price, and provided that (iii) the Qualified
Houschold executes a mortgage, security and recapture agreement in sumilar form to this
Mortgage, if such resale Affordable Price i1s below the market price, as reasonably determined by
the City’s Department of Housing. If Mortgagor attempts or purports to transfer the Mortgaged
Property to a transferee in violation of any one or more of the conditions in clauses (i}, (11} and
(iii), such attempted or purported transfer shall be a violation of the Affordability Requirements,
and shall constitute an immediate Event of Default under Section 4.01(a).

(b) Any transfer of ownership: (x) resulting from Mortgagor’s death and occurring
by: (i) the terms of a written land trust, personal trust or will, or (11) state intestacy law, or (y) to
a spouse or member of Mortgagor’s Qualified Household, or (z) resulting from Mortgagor’s
transfer of the Home into a land trust or personal trust of which Mortgagor is the sole beneficiary
and holder of power of direction, as applicable, will be subject to the transfer restrictions stated
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in Section 3.03(a), for further transfers, and provided, further that the transferee taking
ownership under this Section 3.03(b) will be bound by all of the affordable housing covenants
contained in this Mortgage.

3.04 Right to Request Waiver or Modification. The Affordability Requirements in this
Article IIT may be waived or modified in writing by the City, upon a showing of undue hardship
or changed circumstances that would make the enforcement of such covenants inequitable or
impractical, as determined by the City in its sole discretion.

3.05 Approval of Transfer and Release of Mortgage. Upon either: (a) a permitted
transfer described in Section 3.03, or (b) a transfer accompanied by a repayment of the City
Subsidy Recapture Amount in accordance with the terms of this Mortgage, the City will, upon 10
business days prior written notice, execute and deliver a “Certificate of Transfer” confirming that
such transfer is a permitted transfer under this Mortgage and effective to dehiver legal title to the
transferee. In addition, within 30 days of receipt of a written request from Mortgagor,
Mortgagee will execute a release of the Mortgage in recordable form.

3.06 REASONABLE RESTRAINT ON  ALIENATION. MORTGAGOR
ACKNOWLEDGES AND AGREES THAT TO THE EXTENT THE AFFORDABILITY
REQUIREMENTS, ANYTHING IN THIS ARTICLE I, OR ANY OTHER PROVISION IN
THIS MORTGAGE COULD BE DEEMED A RESTRAINT ON ALIENATION, THAT ANY
SUCH RESTRAINT: (A)IS REASONABLE, (B) IS, AS EXPLAINED IN THE RECITALS,
SUPPORTED BY ADEQUATE CONSIDERATION, (C) IS NECESSARY TO IMPLEMENT
THE CITY’S PUBLIC POLICY OBJECTIVE OF DEVELOPING AND MAINTAINING
LOW-INCOME AND VERY LOW-INCOME HOUSING, (D) SHOULD BE ENFORCED AS
WRITTEN, AND (E) WAS A MATERIAL INDUCEMENT TO THE CITY’S INITIAL
DECISION TO PROVIDE THE TIF CONTRIBUTION, WHICH HAS ENABLED
MORTGAGOR TO BUY THE HOME FOR THE PURCHASE PRICE, WHICH IS
MATERIALLY BELOW THE FAIR MARKET VALUE PRICE. MORTGAGOR,
THEREFORE, KNOWINGLY AND VOLUNTARILY, TO THE FULLEST EXTENT
PERMITTED BY LAW, WAIVES THE RIGHT TO RAISE ANY DEFENSE TO THE
ENFORCEMENT OF THE AFFORDABILITY REQUIREMENTS, WHETHER AT LAW OR
IN EQUITY.

ARTICLE IV
DEFAULT

4.01 Events of Default. The terms “Event of Default” or “Events of Default”,
wherever used in the Mortgage, shall mean any one or more of the following events:

(a) Failure by Mortgagor to comply with any of the Affordability Requirements
stated in Sections 3.02 or 3.03;
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(b) Failure by Mortgagor to duly observe or perform any other material term,
covenant, condition, or agreement in this Mortgage after the expiration of the applicable cure
periods provided in Section 4.02; or

(c) A default continuing beyond all applicable cure periods under the Senior
Mortgage and permitting foreclosure under the Senior Mortgage.

4.02 City Remedies. The City has the following remedies depending on the nature and
timing of the Event of Default.

(a) Recapture Payment Event. If an Event of Default occurs under Section 4.01(a)
prior to the Recapture Period expiration, any purported lease, direct or indirect sale or transfer of
ownership, or mortgaging of the Mortgaged Property makes the City entitled to the specific
enforcement of the Affordability Requirements and any other remedies available under this
Mortgage. The City, in its sole discretion, and in lien of its specific enforcement of the
Affordability Requirements, may elect to require payment of the City Subsidy Recapture
Amount (as defined below) in the event that the City determines that specific enforcement of the
Affordability Requirements is impractical or inappropriate. If Mortgagor pays to the City the
City Subsidy Recapture Amount, then the City shall have no other remedy with respect to such
Event of Default and shall be obligated to execute and deliver a release of this Mortgage in
recordable form and the transferee shall not be bound by any Affordability Requirements or
otherwise required to execute and deliver any mortgage in favor of the City.

The “City Subsidy Recapture Amount” shall be an amount equal to the City Subsidy
Amount plus simple, non-compounding interest on such amount at the rate of one percent (1.0%)

per annum (assuming twelve 30 day months) calculated from the date of this Mortgage to the
date of the Recapture Payment Event.

For example, if (x)this Mortgage was dated January 1, 2002, (y)the date of the
Recapture Payment Event was July 1, 2008, and (z) the City Subsidy Amount was $20,000, then
(i) the interest on the City Subsidy Amount would be $1,300 ($200/year for 6 years, plus $100

for one half-year), and (ii) the City Subsidy Recapture Amount would be $21,300 ($20,000 plus
$1,300).]

(b)  If an Event of Default occurs under Section 4.02 or Section 4.03 and such default
involves a faillure to make timely payment of any amount due and secured by this Mortgage or
the Senior Mortgage and such failure is not cured within 10 days of the Mortgagee’s delivery of
written notice of such failure to Mortgagor (a “Monetary Event of Default”), then Mortgagee
may immediately: (i) declare the City Subsidy Recapture Amount immediately due and payable
(with such Monetary Event of Default date being also being deemed a Recapture Payment Event
for purposes of computing such amount); and (ii} exercise any other remedies available under
this Mortgage (including, without limitation, specific enforcement of the Affordability
Requirements any time prior to the end of the Recapture Period of this Mortgage), in either
instance without further notice or demand.

117

S:Sharcd/FINANCE/Nylberg/105" & Vincennes RDA — Execution draft 07/02/2012.ver.2.doc



(c) If Mortgagor fails to perform any other obligation required under this Mortgage
not described in Section 4.02 and such failure is not cured within 60 days of the Mortgagee’s
delivery of written notice of such failure to Mortgagor, then Mortgagee may immediately:
(1) declare the City Subsidy Recapture Amount immediately due and payable (with such non-
monetary Event of Default date being also being deemed a Recapture Payment Event for
purposes of computing such amount}; and (ii) exercise any other remedies available under this
Mortgage (including, without limitation, specific enforcement of the Affordability Requirements
any time prior to the end of the Recapture Period of this Mortgage), in either instance without
further notice or demand. If such default cannot be cured within such 60 day period, however,
and if Mortgagor has commenced efforts to cure such default, then the time to cure shall be
extended so long as said party diligently continues to cure such default.

(d) If an event of default occurs under the Senior Lender’s security documents (after
the giving of any applicable notice and lapse of any applicable cure period, if any) and the Senior
" Lender commences efforts to foreclose its mortgage (or obtain a deed-in-lieu-of-foreclosure),
obtain appointment of a receiver for the Mortgaged Property, or obtain possession of the
Mortgaged Property, then such event of default will (notwithstanding anything in this
Section 4.02 to the contrary) constitute an immediate Event of Default under this Mortgage and
the Mortgagee may immediately: (i) declare the City Subsidy Recapture Amount immediately
due and payable (with such commencement date being also deemed a Recapture Payment Event
for purposes of computing the City Subsidy Recapture Amount); and (11} exercise any other
remedies available under this Mortgage, in either instance without further notice or demand.

4.03 Other Remedies.

(a) If any amounts due under and secured by this Mortgage become due, whether by
acceleration or otherwise, Mortgagee has the right to foreclose the lien hereof for such
indebtedness or part thereof. This Mortgage and the right of foreclosure hereunder will not be
impaired or exhausted by any foreclosure of the Senior Mortgage, and may be foreclosed
successively and in parts, until all of the Mortgaged Property has been foreclosed against. In any
‘such foreclosure, or upon the enforcement of any other remedy of Mortgagee, there will be
allowed and included as additional indebtedness all expenditures and expenses which may be
paid or incurred by or on behalf of Mortgagee for reasonable attorneys’ fees, appraisers’ fees,
outlays for documentary and expert evidence, stenographers’ charges, publication costs, and
costs involved in title insurance and title examinations. All expenditures and expenses of the
nature in this Section 4.03 mentioned, and such expenses and fees as may be incurred in the
protection of the Mortgaged Property and the maintenance of the lien of this Mortgage, including
the reasonable fees of any attorney employed by Mortgagee in any litigation or proceeding
affecting this Mortgage, or the Mortgaged Property, including probate and bankruptcy
proceedings, or in preparation for the commencement or defense of any proceeding or threatened
suit or proceeding, will be immediately due and payable by Mortgagor, with interest thereon at
the lesser of the highest rate permitted by law or fifteen percent (15%) per annum, and shall be
secured by this Mortgage. The proceeds of any foreclosure sale of the Mortgaged Property will
be distributed and applied in the following order of priority: (i) on account of all costs and
expenses incidental to the foreclosure proceedings, including all such items as are mentioned in
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this section; (ii) repayment of the indebtedness owed to the Senior Lender, subject to the
limitation in Section 2.04; (iii) repayment of any other amounts due under this Mortgage; and

(iv) payment of any remaining amounts due to Mortgagor, its successors or assigns, as their
rights may appear.

(b)  Mortgagor must not and will not apply for or avail itself of any appraisement,
valuation, stay, extension or exemption laws, or any so-called “Moratorium Laws”, now existing
or hereafter enacted, in order to prevent or hinder the enforcement or foreclosure of this
Mortgage, BUT HEREBY WAIVES the benefit of such taws. Mortgagor, for itself and all who
may claim through or under it, WAIVES ANY AND ALL RIGHT to have the property and
estates comprising the Mortgaged Property marshaled upon any foreclosure of the lien hereof,
and agrees that any court having jurisdiction to foreclose such lien may order the Mortgaged
Property sold as an entirety. To the extent permitted by law, Mortgagor HEREBY WAIVES any
and all rights of redemption from sale under any order or decree of foreclosure of this Mortgage
on such Mortgagor’s behalf and on behalf of each and every person, except decree or judgment

creditors of Mortgagor, acquiring any interest in or title to the Mortgaged Property subsequent to
the date of this Mortgage.

(c) Upon any other entering upon or taking of possession of the Mortgaged Property
after the occurrence of an Event of Default and the expiration of the applicable cure period and
other than by means of a foreclosure, Mortgagee, subject to the rights of the Senior Lender, may
hold, use, manage and control the Mortgaged Property and, from time to time:

(i) make all necessary and proper maintenance, repairs, renewals,
replacements, additions, betterments and improvements thereto and thereon and purchase
or otherwise acquire additional fixtures, personalty and other property required in
connection therewith;

(i) insure or keep the Mortgaged Property insured;

(iii)  manage the Mortgaged Property and exercise all the rights and powers of
Mortgagor to the same extent as Mortgagor could in its own name or otherwise with
respect to the same; and

(iv)  enter into any and all agreements with respect to the exercise by others of
any of the powers herein granted to Mortgagee, all as Mortgagee from time to time may
reasonably determine to be to its best advantage.

Mortgagee may collect and receive all the rents, issues, profits and revenues of the same,

including those past due as well as those accruing thereafter, and, after deducting to the extent
reasonable:

(aa) expenses of taking, holding and managing the Mortgaged Property
(including compensation for the services of all persons employed for such purposes);
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{bb) the cost of all such maintenance, repairs, renewals, replacements,
additions, betterments, improvements and purchases and acquisitions;

{cc)  the cost of such insurance;

(dd) such taxes, assessments and other similar charges as Mortgagee may
determine to pay;

(ec)  other proper charges upon the Mortgaged Property or any part thereof; and

(ff)  the reasonable compensation, expenses and disbursements of the attorneys
and agents of Mortgagee

shall apply the remainder to the payment of amounts due under this Mortgage. The balance of
such funds, if any, after payment in full, of all of the aforesaid amounts shall be paid to
Mortgagor.

(d) Mortgagee may also seek specific performance or injunctive relief in order to
enforce the provisions of this Mortgage.

4,04 Receiver. Subject to the rights of the Senior Lender, if an Event of Default has
occurred and 1s continuing after an applicable cure period has expired, Mortgagee, upon
application to a court of competent jurisdiction, is entitled to the appointment of a receiver to
take possession of and to operate the Mortgaged Property and to collect and apply the rents,
issues, profits and revenues thercof. The receiver will otherwise have all of the rights and
powers to the fullest extent permitted by law.

4.05 Purchase by Mortgagee. Upon any foreclosure sale, Mortgagee may bid for and
purchase the Mortgaged Property and is entitled to apply all or any part the City Subsidy
Recapture Amount and other amounts due under and secured by this Mortgage as a credit to the
purchase price.

4.06 Remedies Cumulative. No right, power or remedy conferred upon or reserved to
Mortgagee by this Mortgage is intended to be exclusive of any other right, power or remedy, but
each and every right, power and remedy is cumulative and concurrent and is in addition to any

other right, power and remedy given hereunder or now or hereafter existing at law, in equity or
by statute.

4.07 Waiver. No delay or omission of Mortgagee to exercise any right, power or
remedy accruing upon any Event of Default will exhaust or impair any such right, power or
remedy or will be construed to be a waiver of any such Event of Default or acquiescence therein;
and every right, power and remedy given by this Mortgage to Mortgagee may be exercised from
time to time as often as may be deemed expedient by Mortgagee. No consent or waiver,
expressed or implied, by Mortgagee to or of any breach or Event of Default by Mortgagor in the
performance of its obligations hereunder will be deemed or construed to be a consent or waiver
to or of any other breach or Event of Default in the performance of the same or any other
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obligations of Mortgagor. Failure on the part of Mortgagee to complain of any act or failure to
act or to declare an Event of Default, urespective of how long such failure continues, will not
constitute a waiver by Mortgagee of its rights or umpair any rights, powers or remedies on
account of any breach or default by Mortgagor.

ARTICLE V

MISCELLANEQUS PROVISIONS

5.01 Successors and Assigns This Mortgage inures to the benefit of and is binding
upon Mortgagor and Mortgagee and their respective legal representatives, successors and
assigns. Whenever a reference is made in this Mortgage to Mortgagor or to Mortgagee, such
reference shall be deemed to include a reference to legal representatives, successors and assigns
of Mortgagor or Mortgagee, as applicable.

502  Terminology. All personal pronouns used in this Mortgage, whether used in the
masculine, feminine or neuter gender, includes all other genders; the singular includes the plural,
and vice versa. Titles and sections are for convenience only and neither limit nor amplify the
provisions of this Mortgage, and all references to articles, sections or paragraphs refers to the
corresponding articles, sections or paragraphs of this Mortgage unless specific reference is made
to such articles, sections or paragraphs of another document or instrument.

5.03  Severability. If any provision of this Mortgage or the application thereof to any
person or circumstance becomes invalid or unenforceable to any extent, then the remainder of
this Mortgage and the application of such provision to other persons or circumstances will not be
affected thereby and will be enforced to the extent permitted by law.

5.04 Security Agreement. This Mortgage must be construed as a “Security
Agreement” within the meaning of and will create a security interest under the Uniform
Commercial Code as adopted by the State of Illinois with respect to any part of the Mortgaged
Property which constitutes fixtures. Mortgagee has all the rights with respect to such fixtures
afforded to it by said Uniform Commercial Code in addition to, but not in limitation of, the other

rights afforded Mortgagee by this Mortgage or any other agreement.

5.05 Maoadification. No change, amendment, modification, cancellation or discharge
hereof, or of any part hereof, will be valid unless in writing and signed by the parties or their
respective successors and assigns. Mortgagor has no right to convey the Home into a land trust
without obtaining the prior written consent of the City.

5.06 No Merger. It being the desire and intention of the parties that this Mortgage and
the lien hereof do not merge in fee simple title to the Mortgaged Property, it is hereby understood
and agreed that should Mortgagee acquire any additional or other interests in or to said property
or the ownership thereof, then, unless a contrary interest is manifested by Mortgagee as
evidenced by an appropriate document duly recorded, this Mortgage and the lien hereof will not
merge in the fee simple title, toward the end that this Mortgage may be foreclosed as if owned by
a stranger to the fee simple title. ‘
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5.07 Applicable Law. This Mortgage must be interpreted, construed and enforced
under the laws of the State of Illinois, without regard to its conflict of laws principles.

5.08 Administration. All consents, approvals, modifications, waivers, adjustments or
other actions of the City described herein shall be made in writing by the City, acting through its
Department of Housing and Economic Development, or any successor department thereto. All
notices, requests, or other comumunications to the City hereunder must be made to the
Department of Housing at the following address:

Department of Housing and Economic Development
ATTN: Commissioner

121 North LaSalle Street

Room 1000

Chicago, Illinois 60604

[The remainder of this page 1s deliberately left
blank and the signature page follows]
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IN WITNESS WHEREOF, the undersigned has caused this Mortgage to be signed as of
the day and year first above written.

MORTGAGOR(S):
STATE OF ILLINOIS )
} SS
COUNTY OF COOK)
I, , @ Notary Public in and for said County, in the State
aforesaid, do hereby certify that to me as the same person whose name is

subscribed to the foregoing instrument, appeared before me this day in person and being first
duly sworn by me acknowledged that he/she signed and delivered the said instrument as his/her
free and voluntary act, for the uses and purposes therein set forth.

Given under my hand and notarial seal this
day of , 200 .

Notary Public

My commission expires
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Exhibit A
(City Recapture Mortgage)

Legal Description of the Home
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Exhibit B
{City Recapture Mortgage)

Definitions

“Affordability Requirements” means the affordability requirements contained in
Sections 3.02 and 3.03 hereof.

“Affordable Price” means an amount less than or equal to the price at which Monthly
Homeownership Costs for the Home would total not more than 30% of household income for a
household with a family size equal to the product of 1.5 multiplied by the number of bedrooms in

the Home whose income is the maximum amount allowable for such household to be a Qualified
Household.

“Base Purchase Price” means , being the amount of the Purchase Price
exclusive of upgrades.

“City Subsidy Amount” means $ , constituting the difference between the
market value of the Home at the time of its initial purchase (based on appraisals, comparable
sales or similar evidence as shall be acceptable to the Department of Housing and Economic
Development) and the Base Purchase Price.

“City Subsidy Recapture Amount” has the meaning set forth in Section 4.02 hereof.

“Closing Date” means the date of signing of this Mortgage.
“Home™ has the meaning stated in the recitals.

“Initial Seller” means MGM/TGI 105" Street, LLC, an Illinois limited liability company,
Developer.

“Monthly Homeownership Costs” means the sum of the following estimated amounts:

(1) monthly principal and interest payments on a 30-year fixed rate purchase
money morigage in the amount of 95% of the purchase price, bearing
interest at a rate equal to the prevailing rate as published in the Chicago
Tribune (or posted on the intemet website maintained by the Chicago
Tribune) as of the date of calculation of Monthly Homeownership Costs,
rounded up to the nearest 1/4,

(1) annual estimated real property taxes, divided by 12,

(iii)  annual insurance premiums, divided by 12, for homeowners’ insurance in
the amount of the replacement value of the Home, and
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(iv)  monthly condominium assessment payments or similar homeowner’s
association payments, if applicable.

“Purchase Price” means $ , being the sum of the Base Purchase Price plus
upgrades.

“Recapture Period” means for the period commencing on the Closing Date and ending
upon the 30th anniversary of the Closing Date.

“Qualified Household” means a single person, family or unrelated persons living together
whose adjusted income is not more than 100% of the Chicago-area median income, adjusted for
family size, as such adjusted income and Chicago-area median income are determined from time
to time by the United States Department of Housing and Urban Development for purposes of
Section 8 of the United States Housing Act of 1937. As of the Closing Date, such income
limitations are as follows: )

# of Persons In Household 100% of AMI

o ST, W R FE R e R
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“Senior Lender” means , being the mortgagee under the
Senior Mortgage.

“Senior Mortgage” means that certain mortgage dated as of , between
Mortgagor and the Senior Lender, recorded with the Office of the Recorder of Deeds of Cook
County, Illinois on as document # to secure indebtedness
in the original principal amount of §

“TIF Contribution” means a contribution by the City of tax increment financing funds
towards payment of a portion of the construction costs of the Home.
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