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OFFICE OF THE MAYOR

CITY OF CHICAGO

RAHM EMANUEL
MAYOR

November 16, 2011

TO THE HONORABLE, THE CITY COUNCIL
OF THE CITY OF CHICAGO
Ladies and Gentlemen:

At the request of the Commissioner of Housing and Economic Development, I transmit
herewith an ordinance authorizing an amendment to the Woodlawn tax increment financing plan.

Your favorable consideration of this ordinance will be appreciated.

Very truly yours,

Tl el

Mayor
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ORDINANCE

WHEREAS, under ordinances adopted on January 20, 1999, and published in the Journal of
Proceedings of the City Council (the *Journal”) for such date at pages 87763 to 87860, and under
the provisions of the Tax Increment Allocation Redevelopment Act, 651LCS 5/11-74.4.1 et seq., as
amended (the “Act”), the City Council (the “Corporate Authorities™) of the City of Chicago (the “City"):
(i) approved “The Woodlawn Avenue Tax tncrement Financing Efigibility Study, Redevelopment Plan
and Project’ (the “Plan”) for a portion of the City known as the “Woodlawn Redevelopment Project
Area” (the “Area”) (such ordinance being defined herein as the “Approval Ordinance”); (i)
designated the Area as a “redevelopment project area” within the requirements of the Act (the
“Designation Ordinance”) and, (iii) adopted tax mcrement financing for the Area (the “Adoption
Ordinance”); and

WHEREAS, the Approval Ordinance, the Designation Ordinance, and the Adoption
Ordinance are collectively referred to in this ordinance as the “TIF Ordinances”; and

WHEREAS, Public Act 92-263, which became effective on August 7, 2001, amended the Act
to provide that, under Section 11-74.4-5(c) of the Act, amendments to a redevelopment plan which
do not (1) add additional parcels of properly to the proposed redevelopment project area, (2)
substantially affect the general land uses proposed in the redevelopment plan, (3) substantially
change the nature of the redevelopment project, (4).increase the total estimated redevelopment
project cost set out in the redevelopment plan by more than 5% after adjustment for inflation from
the date the plan was adopted, (5) add additional redevelopment project costs to the itemized list of
redevelopment project costs set out in the redevelopment plan, or (6) increase the number of
inhabited residential units to be displaced from the redevelopment project area, as measured from
. the time of creation of the redevelopment project area, to a total of more than 10, may be made
" without further hearing, provided that notice is given as set forth in the Act as amended; and

WHEREAS, the Corporate Authorities now desire to amend the Plan further to change the
land uses proposed in the Plan with respect to certain parcels of property, which such amendment
shail not (1) add additional parcels of property to the proposed redevelopment project area, (2)
substantially affect the general land uses proposed in the redevelopment plan, (3) substantially
. change the nature of the redevelopment project, (4) increase the total estimated redevelopment
project cost set out in the redevelopment plan by more than 5% after adjustment for inflation from
the date the plan was adopted, (5) add additional redevelopment project costs to the itemized list of
redevelopment project costs set out in the redevelopment plan, or (6) increase the number of
inhabited residential units to be displaced from the redevelopment project area, as measured from
the time of creation of the redevelopment project area, to a total of more than 10;

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF
CHICAGO:

SECTION 1. Recitals. The above recitals are incorporated herein and made a part hereof.

SECTION 2. Approval of Revision Number 1 to Plan. The “Amendment Number 1 |
Woodlawn Redevelopment Project Area Tax Increment Financing Eligibility Study, Redevelopment
Plan and Project,” a copy of which is attached hereto as Exhibit 1, is hereby approved. Except as

amended hereby, the Pian (a copy of which is attached hereto as Exhibit 2) shall remain in full force
and effect.




SECTION 3. Invalidity of Any Section. If any provision of this ordinance shall be held to be
invalid or unenforceable for any reason, the invalidity or unenforceability of such provision shall not
affect any of the remaining provisions of this ordinance.

SECTION 4. Superseder. All ordinances (including, without limitation, the TIE Ordinances),
resolutions, motions or orders in conflict with this ordinance are hereby repealed to the extent of
such conflicts.

SECTION 5. Effective Date. This ordinance shall be in full force and effect immediately
upon its passage.




EXHIBIT 1
Amendment Number 1
(see attached)



AMENDMENT NUMBER 1
November, 2011 '

Woodlawn Redevelopment Project Area
Tax Increment Financing Eligibility Study, Redevelopment Plan and Project

Woodlawn Redevelopment Project Area Tax Increment Finanéing Eligibility Study, Redevelopment
Plan and Project is amended as follows:

Map 7 Proposed Land Use Map.

Map 7 is replaced in its entirety with Map 7 Proposed Future Land Use Map attached to this
Amendment Number 1.

!
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Map 7 (Amendment Number 1)
(see attached) |
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EXHIBIT 2
Plan
(see attached)
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Exhibit. “A”.
(To Ordinance)

‘Woodlawn Redepelopment Project” Area -

Tax Increment Financing
Eligibility Study, Redevelopment,

Plan. And Project:

1.

Executive: Summary:-

In June- 1997 S B: Fnedman & Company was engaged by the Clty of: Chlcago
‘to -conduct:.a - Tax' Ihcrement Financing’ Elxgxbxhty Study and prepare &
Redevelopment Plan and Pro_]ect for a Redevelopment Pro_}ect Area (Woodlawn
R.P:A.) in the WoodlaWn community. This report details. the eligibility factors
found at. the time of designation as a “bhghted area” within the proposed
Woodlawn Redevelopment Project Area Tax Incrément Financing (T:1:F.} District
under the definitions set forth _in " ithe lilinois “Tax Increment. Allocation
‘Redevelopment Act'(Act), This report also‘contains the'Rédevelopment Plan and.
Prolect for the proposed Woodlawn R.P.A. '

The proposed Woodlawn R.F: A has been. found to be. ehg1ble for Tax lncrement
Financing désighationunder the “bhghted drea” définition. The improved parcels
within the Woodlawn R.P.A. as a.whole were-deemed eligible under requisite
ehglblhty factorsto be a bhghted area under the Act. In addition, three sub-areas
within the’ proposed Woodlawn R.P.A. were found eligible under reduisite
ehg1b1hty factorsias“vacant bhghted” under the Act. These areas. predommately
contain Iarge contlguous pareels of vacant land:

Eligibility Factors.
Improved Parcels.

The improved parcels within the Woodlawn R.P.A. as a whole qualify under the
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provisions of the-Act as a “bhghted area”, based upon the. following. ehgxbllxty
factors .

-~ Age.
- Deteriorati-on.
- Excessive vacancies.
e Depreciétidn'of:phygicai m‘ajnten'anée‘
-~ Dilapidation, |
 onsesinen
' Deleteridus larid-tis¢ of layout.

+i--  "Structiires bélow miriifiium code: -
-~ Lack of. »commu’nity plémﬁg-

Our research has revealed. that of the fourteen ( 14) possxble ehgxblhty factors

to a major extent and three {3) factOrs are present to a lesser extent

Vacant Subareas.

“Three-sub-areas w1thm ‘the Woodlawn R.P.A. quahfy under-the. prov1s1ons of
the Act as “vacant: bhghted” ‘based upon eligibility factors. Each: subarea was
evaluated individually based upon criteria set forth in. the Act. ‘A combmatxon “of
two (2) out-of five (5) possible ehglblhty factors-must be:présent for.ar .aréa’to-
qualify as vacant bhghted .

Subarea I qualifiesas vacant.bligﬁtea based on the following eHgiBilitj_; factors:

-~ Detérioration of structures or site improvements in adjacent areas.

<~ Diversity of ownership.

--  Tax-delinquencies.
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Subarea 2 qualifies based on the following factors:
- Deterioration-of structures or site,fimprqvements‘i‘n aﬂjacent areas.
_— Diversity of ownership.

- Tax delinquencies.

Subarea 3'qualifies based on the following factors: -
- Obsolete planing.

--  Diversity of ownership.

' Ob_}CCthCS

The. amchoratlon of these. factors and preventxon of any further dechne wﬂl be
addressed through the fo]lowmg ‘objectives:

- Reﬁtéhze' 63"" Street, between Stohy'lsiand Avc‘hué .and Universny

.....

service uses in conjunctlon W1th remdentlal development

-- Enhance the sense: of a neighborhood identity-in ‘Woédlawn. with
streetscapmg, urban design prOJects and other pubhc Jmprovements

= Support the exxstmg resxdentxal commumty through rehabilitation
éfforts and other programs. to help: m1t1gate blighting conditions and -
conditions that.could lead to.blight. :

- Rehabilitate-and upgrade-exié.ting;cdmmercial development as well as
develop new commercial uses neat the intersection of 63 Street and
Cottage Grove Avenue.

The strategies. to 'be employed include: targeting opportunity sites for
réhabilitation, new development and open space; investing in public
infrastructure improvements; acquiring land to ‘support private sector efforts;
and‘leveragin'g,private funds through the use of public revenues.

10
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Required Findings.

The following conditions are sufficient to allow findmgs in favor. of the adoption
of this Redevelopment Plan:

First, the proposed Woodlawn R.P.A. has'not been subject to growth and
development. The R.P.A. experienced a three and sixty-seven hundredths
percent (3.67%) compound annual increase in the Equalized Assessed Value -

- -(E:A.V.) in real property as a whole between 1993 and 1997. This growth is
attributable to eleven {11) parcels which have experienced. s:gmﬁcant value
increases. The E.A.V. for the other one thousand five hundred thirteen (1, 513)
parcels in the' Woodlawn R.P.A, only experienceda one and four-tenths pefcent
(1.4%) compound annual increase between. 1993 and 1997. This is less. than -
the Consumer Price Index-during those years, which experienced a compound
annual increase ‘of two and sixty-six hundredths percent (2.66%). Also,
developmerit which has occurred within the vicinity of the Woodlawn R:P.A..
has been SUbSldlZCd s;gmﬁcantly with public resources other than T.LF.,
Therefore;-it-¢an.reasonably ‘be- concludéd that the Woodlawn . R:P:A. -has: note.
beeri .subject to- growth and investment by private parties and would not

reasonably be anticipated to be developed without the adoptlon of ‘the
Redevelopment Plan.

¢ Second; but-for: adoptlon of:the T.LF., redevelopment is.not hkely 10 occur.
‘ P‘ubhcly supported investments are crumal to 1everage prwate investment and.
-sustain the redevelopmentactivities occurring in the:vicinity'of the Woédlawn
R.P.A; These redevelopment efforts are anticipated to-bring substantial
beneﬁts to the Woodlawn R.P.A.. However, if public assistance cannot be .-
given, these: redevelopmentefforts are not likely to continue: Consequently, the
Woodlawn R.P.A. is not likely to be redeveloped through private market eﬂ"orts '
Therefore, but for the adoption of T.L.F., critical publicresources will be lackmg‘

that .would be requlred to support the sustained redevelopment of the
Woodlawn R.P.A. i

“Third, the Woodlawn R.P.A includes only those contiguous parcels of real
property ‘which are expéected to be benefitted substantially by the proposed
plan.improvements.

Finally, the land uses in the Woodlawn Redevelopment Plan-will be approved
by the Chicago Plan Commission and the City Counkcil and’ il conform tothe
plans for the development .of the rnun1c1pahty as a whole. The- Woodlawn
community has been the focus of substantial public and private plannihg and
development efforts over a-number of years. This Redevelopment Plan must be
approved by the Chicagoe Plan Commission prior t¢ being submitted to the City -
Council for final approval. Also, the proposed redevelopment activities ahd_

il
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anticipated future land-use pattern for the Woodlawn R.P.A. need to conform
to the strategies and desired future land-use outlined in the Woodlawn
Redevelopment Plan.. Therefore, the Tax Increment Financing Redevelopment
Plan -- based on Plan Commission review -- conforms to plans for the
development of the municipality as ‘a- whole as: well as the Woodlawn
community specifically.

2.

Introduction.

The. Study Areé.

The tax increment financing dlstngt known as the “Woodlawn Redevelopment
- Project-Area® (“Woodlawn..R.P.A.%-or-“R. P:A. ”) is located.within. the Woodlawn -

commumty of the City of Chicago (the “City”),in Cook County.(the “County”}. In .

g -’June 1997, S. B. Friedman & Company (the. consultant) was engaged to.conduct
* astudy of certain properties in this nexghborhood to determine whether the area
containing these properties would qualify for. status-as a “blighted area” and/ or
-“conservation area” under the: 1llinois Tax Iricrement. ‘Allocation: Redevelopment ’
““Act, 65 ILCS 5/1, 1:74.4-1, et seq. (the: “Act ).

The Woodlawn R.P.A. .is generally bounded by 62"“ Street to the north, the 1C
railroad tracks to:the east, Marquette Road to the south, and Cottage Grove-to
the west. [t contains approximately thrée‘hundred thirty (330} acres of land. The

.predominantland-use within the Woodlawn R.P.A. is residential. 63" Street is
the main commercial thoroughfare in the Woodlawn R.P. A.. Institutional uses
are scattered throughout the area. Certain pdarcels. were gxcluded from the
district because they have expenenced recent development activity. or ‘are

. generally stable and do not need major. rehabilitation or’ improvement. Map 1
.details the:general location of the Woodlawn community and: Map 2 details‘the
boundaries of -the Woodlawn R.P.A., which includes only those contigugus.
parcels of real property that are’ expected to. be benefitted. substantlally by the
improvements discussed within this report.

The repoft covers'events and conditions that exist and were determined to be
" relevant at the:completion of our research’'in August, 1998 and not thereafter,

These events or conditions include, w1thout limitation, governriental actions and
additional developments

This Eligibility 'S\t'udy and Redevelopment Project- and Plan (“Redevelopment

12
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Plan”) summarizes the analysis and findings of the consultant’s work which,
unless otherwise .noted, are solely the responsxblhty of S: B. Friedman &
Company. - The City of Chicago is entitled to rely on the findings and conclusions
of the Redevelopment Plan in designating the Woodlawn Redevelopment Project
Area as:a redevelopment project area under the.Act. -S. B. Friedman & Company
lias prepared this Redevelopment Plan with the understanding that the City
would rely (1} on the findings and conclusions of the, Redevelopment Plan in
proceedmg with the deszgnatlon of the Redevelopment ‘Project Area and the.

- -ddoption and-implemeritation 6f the RedévelopmentPlan, and (2) on the fact that
S. B. Friedman & Company has obtained the necessary information so that the:
Redevelopment Plan will comply with the Act and that the Redevelopment Project
Area can be designated as a redevelopment project area in compliance with the
Act.

_-Hist’ory Of The Study Area’.

‘The:growth-of the-study area.was stimulated’ bjf two. (2) major events at.the:end
of the 19th Century: One was the 1889 annexation of the communities now-
known as Woodlawn to'the Cxty of Chlcago, wh1ch brought mumcxpal semces
Exp031t10n) wh:ch was held in Jackson Park locatecl on Woodlawn s eastem
boundary in. 1893; prompted new: constructlon of hotels, -dpartment-buildings

_and stores. By the time-of the World 3 Fau', Woodlawn ‘had a .population of -
twenty thousand (20,000). Interestin development there also was instigated, in
-pa'rt; by ‘the opening of the Washington Park Clubin 1884. '

‘By:. 1915 Woodlawn had reached residential matunty W1th the-neighborhdods
consxstmg of a mix of* Smgle-famlly homes and:two: (2) ‘three {3} and four. [4) story
‘buildings. The population of the Woodlawn commumty ¢ontinued to grow until
reaching an- all-time. high of elghty—one thousand- (81,000} in 1960 (a twenty-

.:ithree‘percent (23%) increase from 1930 to 1960) “This growth occurted during
a penod of little new construction and was accommodated by the subdivision of
existing structures to create -additional dwellmg umts -The housing’ stock
increased “from -nineteen thousand (19 G00) umts in 1930 to twenty-nine
thousand (29, 000) units-in. 1960. These-and later conversions initiated an era
of substandard housing in the study area. Eventually, the neglect of ‘older
bulldlngs led to extensive residential decay. As-early as. 1940, the commercial

 arear alo.ng,63"’ Street also started to show signs of. detenoratlon

! Local Cornmunity Fact Book: Chicago Metropo!:tan Area 1990, edited by Thé Ch;cago Fact Book
Consortium, pages 134 -- 196,

13
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' ngh ‘unemployment, which ‘led to wzdespread ‘poverty, -coinbined with a

. decrease in- city. services, contnbuted ‘to detenoratmg buﬂdlngs and streets.

Fiirthermore, dunng the 19705 alarge number of arson fires’ destroyed several
-apartment-and business buﬂdmgs in Woodlawn. Many of the once-busy and
well-kept buildings that housed stores: -along 63 'Street either weré destroyed,
abandoned, bumed-out, or boarded-up. Between 1960 and 1990, Woodlawn's

. populatmn had declined from exghty one ‘thousand (81,000) to twenty-seven
thousand ({27,000}

’I'hé' 1990 census data for the Woodlawn community reveal that the remaining
populatlon is among the poorestiin the. City. Approxxmately thirty-two. percent
(32%) of the area population in ‘Woodlawn lived below the poverty level. The.
1990 census placed the median famijly incomeé in the Woodlawn area at
Seventeen Thousand Seven Hundred Fourteen Dollars ($17, 714} or fifty-nine
‘percent {59%) of the medjan famnily income for the City as a whole Twenty-nine

‘ Thousand Elght Hundred vae Dollars ($29 805}

The economic decline of the populationresulted-in‘a corresponding decline in
area housmg stock and many housing units were abandoned., Between 1960
and 1990 over sixteen thousandfive hundred’ (16,500) units of housing were lost
-in Woodlawn, 'Most of the declirie in the hotising stock was the result of the

Do ._-demohtlon of dangerous and abandoncd buﬂdmgs

Current "C'onditions In The Stu'dy Aféa.

quay, the ‘Woodlawn community is in trans:txon There is su‘bsta.nt‘iai
',abandonment -and disinvestment throughéut.thé drea, but at th¢ same time
.several area projects point toward the beginning: of neighborhood. revitalization.

.. "There:have been new homes bullt under the:New'Homes for Chlcago program,
. new commumty mshtutmns bullt 1nclud1ng the South Side Y M .C.A., the

;due int part; to citywide rev1ta11zat10n efforts in Chxcago s nexghborhoods -In the

past five'(S) toten {10} years, several ‘major projects. have advanced investment
-southward- from the Loop: therelocation of Lake ‘Shore Drive; the redeveloprent
of the Illinois Central Raxlroad .property into-Central Station; the southward
continuation of Dearborn Park; and _the . developmeént of North
Kenwood/ Oakland. Woodlawn's close proximityto the University of Chicago, the
‘park systém,and the Lakefront traditionally have contributed to its strength as
a community. These attributes are helping to. generate redevelopment interest
in the area within the Woodlawn R.P.A. and its'siurrounding area. A great deal
of investment has oceurred in the Woodlawn commumty on behalf of community

.

14
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groups and institutions, but not the private sector:

However, despite this interest, the Woodlawn R.P.A. as‘a ' whole is not thriving.
The aréastill contains vast amounts of vacantland, abandoned buildings, and
vacant retail space that. have had a detrimental efféct on ‘the ‘surrounding.
neéighborhood. The Clty of Chicago has committéd résources to the area in terms
of focused planning, redevelopment strategies and housing assistance. If
approved tax-increment financing will serve as-one more tool Wthh would aud
__in the rev1tahzat10n of the Woodlawn R.P.A.

. ' 3.

Eligibility - Analysis.

‘ -provismhswo'f"r-he'wi,lliﬁois Tax ‘Increment ‘Allo¢ation Rédevelopmerit Act: -

“Under the Act, an’area'can be eligible for the use ‘of tax mcrementﬁnancmg for
area: redevelopment if the area meets the qualifications of-the Act for being
des:gnated among other things, a “b]lghted area’ or.a * conservatmn area”™.

S

“Bhghted areas are those areas vnth bhghtmg mﬂuences mpactmg the pubhc- :
the growth of the tax base in the area. “Blighted areas L either may be unproved
orvacant. "“Conservationareas™are those 1mproved areas:which are déteriorating’
and declmmg, -and are in danger of becomingblighted if the-deterioration is not
abated. An area that.is vacant cannot-be qualified as a conservatlon area”,

‘I‘he statutory prov1s1ons of the Act specify how-a dlstnct can be designated. as
a. conservatzon ‘and/or. “blighted™ redevelopment pm]ect area based upon.an
ewdentxary ﬁndmg of certaineligibility factors listedin the Act. These.factors are
identical for both bhghted improved areas. and congervation areas with the -’
exception that under the “conservation area” designation;. abandonment" is an
added eligibility factor, and “age” is a prerequisiteand defined fdctor. The factors
are llsted at 65 ILCS 5 / 11-74. 4-3(&) and (b) and are as follows

15
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--  Age of structure.

--  Abandonment.

-~ Deleterious land-use of lay-out.

--  .Depreciation of ‘physié’al maintenance.
-~  Deterioration.

- Dilapidation,

-- ' Excessive land coverage:

--  'Excessive vacancies.

-~ . lilegal use.

s ‘Inadequate-utilities.

- Lack -of community planning;
- _Lack of ventilation, light and sanitary.facilities:

—— -Obsolescence.

-~ Overcrowding of structures and‘community-facilities.

- '.Str.u_cture below. minimum code,

According to the Act, “blighted improved areas” must have a:combination of five
(5) or.more of these eligibility factors actitig in concert which threaten théhealth,
'safety, morals, or welfare of the- proposed district. “Conservation areas? must

- have a minimum of fifty percent (50%) of the total structures aged thu-ty—ﬁve (35}
years or older within the area, plus a. combmatmn of three (3) or more additional
eligibility factors which are detrimental'to the public safety, health, morals, or
welfare and which could résult in such an area. becoming blighted.

ifan a{éa_is‘vacant, it may be found tqj be eligible under the provisions of the
“blighted area” section of the Act. Vacant land includes any parcel or

combination of parcels of real properties without industrial, commercial, and
residential buildings which has not been used for commercial agricultural uses

16
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within five (5} years prior to the designation of the. RPA, unless su’i:h parcels.
are included in an Industrial Park Conservation Area or such parcels have been
subdivided.

Vacant property may qualify as-a blighted : area based on.a combination of two
(2) or moré of the following factors:

- Obsolete platting.

- Deterioration of structures.orsite"i“mprovcment's in neigﬁboring areas.
‘-~ Diversity of ownership.

--  Flooding on all or part of such vacant land.

- Tax and special assessment delinquenciés.

The “blighted. area” :section of the Act includes six- (6) other avenues for
establishing eligibility in. a 'vacant area, ‘but none of these aré rélevant to the
‘conditions within the ‘Woodlawn R.PA.
fM'cthodoIoé,y Overview: -

All propertxes in the Woodlawn R.P.A. were examined for. quahﬁcatlon factors
Sonsistént with either “blighted area” or “conservation area? fequirements of the
Act. Anjalysis of eligibility factors was- conducted through dn’ eXtensive exterior
survey of the condition and use of each property Specxﬁc analysis of each
property within the Woodlawn R.P.A., and for the’ Woodlawn R.P.A. as a whole,

. included:

' —-- Fiéld_surveys of the condition of‘all streets, sidewalks, curbs. and .
' gutters, lighting, traffic, patking faciliti€s, landscaping, fences and
walls, and- other property; public'and private; within the area.

- Observation of the proximity and use of : abuttmg and adjacent
propertles

- Examination of original and curfe'nt platting, building size and lay-out.

-~ " Inventory of the presence of vacant property and currently vacant
buﬂdmgs

17
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Infrastructure and utilities currently serving the Woodlawn R.PIA.

Cutrent and historical zoning standards-within the Woodlawn R.P.A.

Historical investment and real estate growth pattems of the Woodlawn
R.P:A.

County data regardinghistoricaland curren t'assessed valuat'ion_«fer-the )

‘Woodlawn R.P.A.

Discussions of the Woodlawn R.P.A. with City officials, - property
owners, employees.and conmmunity representatives.

.Building D‘epartmerit‘records-pn demolition and construction activity.

.Information reg;u’ding owners of record and tax delinquencies.

In addmon a review of prekusly prepared data was conducted, mcludmg but
not limited to, the followmg items:

The City's Zoning. Ordmance Mumc:pal Code of Chlcago Tltle 17
1995. '

-Current and-historical plat MAaps.

Aérial photographs of the Woodlawh R.P.A.

Previously approved redevelopment pIans concerning property within
the- Woodlawn R.P.A:

An assessment of building conditions was completed for each! ‘building within
the Woodlawn R.P.A.. The building condition analysis is based. on’an exterior
inspection of each’ buildin g within the Woodlawn R.P.A. conducted between June

1997 and August 1998. Any observable.structural deficiencies: in -individual. |

buildings-and surroundingenyirons thhm the Woodlawn R.P.A. were'noted: The
components of the visible exterior of each buﬂdmg were examined to-determine
whether they were in sound C‘Ond_ltl()‘n or had minor, major-or critical defects.
Exterior primary building components, which inchide the basic elements of any
building, foundation walls, exterior load-bearing walls and columns, and
" observable roof and roof structures were examined. Exterior secondary buﬂdmg
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components, 1nclud1ng porches and steps, windows and window units, exterior:
doors and door units, chimneys, gutters-and:down spouts also were: exammed

Each observable primary and secondary building component was evaluated
separately as a basis for determining the overall.condition of each building. This
evaluation considered.the relativé impértance of specific components within:a.
building and the -effect that deficiencies .in components will ‘have on the
remainder of the building. Buxldlngs which contained minor defects such as:lack:

- of painting and loose or missing. miaterials, that could be ¢corrected through

normal maintenance, were considered to _cxh:blt depreciation of physxcal.
maintenance as referenced in the Ac¢t: . Deterioration refers ‘to ‘physical
deﬁcwncxes or. dlsrepalr in buildings that would be difficult to correct through
normal maintenance. Dilapidation was reserved for thosebuildings with critical
defects in primary and secondary-structural components in such combination

and to -such- extent t:hat ma;or repair would be required or'that'the buﬂdmgmustu'
be rernoved :

4.

" .Summary .Of -Eli’éibiii‘ty Factors.

Application. Of Met‘hodology.‘
B_és_ed upon the prdvisions of the Act and ﬁéigﬁbofhood conditions currently’

found in the Woodlawn: R.P:A., we have concluded that a “blighted area”
desjgnation forbothimproved and vacant land would reflect and characterize the

: condltnons and factors that exist within the Woodlawn R:P:A.. The “bhghted

- area” des1gnat10n was’ apphed to:improved properties in the R.P.A. as a'whole

and the “blighted vacant area” designation was appled to three (3] subareas-of
vacant land: - : :

The three,(3) subareas contain predominately vacant land. and are shown in
Map-3. Subarea 1-encompasses: the vacarnt land to the immediate north and
south: of 63™ “Street between Drexel to. the west and. Kimbark to ‘the east. -
Suba:ea 2-contains vacantland on the north and south sides-of 65 Street
roughly bordered by Drexel to the west-and Kimbark to-the east. Subarea 3 is.
adjacent to the Illinois ‘Central Railroad on the eastern edge of the RP.A.
bounded by 63™ Street to the north, Blackstone to the east, 64" to the south,
and Dorchester to the west. 63 and 65 Streets are major east/west.
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" thoroughfares in the Woodlawn R.P.A., The presence of vacant land on these
~ corridors has-a-detrimental effect on the Woodlawn Community as a whole.

The following section describes the eligibility factors and details the presence
of these factors as distributed throughout the Woodlawn R.P.A.. Maps 4and 5
demonstrate the presence .and distribution of the. ehglbxhty factors for the.

) unproved parcels and vacant subareas, respectively. ‘

Improved Property.

The fourteen (14) factors listed under the “blighted area” designation- for
.improyed properties were evaluated to-establish the area’s eligibility.” If an area
‘is improved, a combination of five-(5) or. thore-eligibility factors must be present
for-designation as a blighted area.

E"lig’ibility Factors.”

~ Each .of the fourteen [14) eligibility” factors was a551gned a benchmark value
which;, when present, could be considered mcamngful The benchmark values
‘were apphed to the improved- propertles in each block, of the: R.P.A,., The
benchrnark values vary for each of the fourteen (14) factors in order to reﬂect the
degree’ of impact each present factor ‘has on the surroundmg prropertles in
-addltlon the distribution of each factor was:analyzed on a block-by-block basis
to ensire.its reasonable distribution throughout the Woodlawn R.P.A., Where

- these-fictors are not defined i the Act, they are defined as for the. purposes -of .
this Plan: as follows:

‘1. -Age.

Age of & stracture s€rvés as-an 1nd1cator of existing problems or limiiting

' condxt:ons resultmg from. normal and continuous use. Older structures
frequently require extensive mamtenance to uphold their mechanical systems,

structiiral integrity and fl.mctlonahty The costs involved. in ‘maintaining .and

‘upgrading older structures.can be extenswe ofteir creating adverse impacts on

. existing users and 1mpedzments to the ma:ketablhty .and reuse of these
‘ 'structures

“No- criterja are set forth in the Act to define age for a “blighted area”.

However, the “conservation area” definition establishes thirty-five (35) years as
an indication of the point at which age becomes a potentially blighting factor.
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This is the point at which building systems can be expected to fail and building
types may become dbsolete as'a result of changing téchnology andfor needs.

As indicated-earlier, the Woodlawn R.P.A. was first developed in the early part
of the 20" century. The vast majority of the existing structures in the
Woodlawn R.P.A"-were constructed' prior to’ 1962, and are in excess of thirty-
- five (35) years: old. This conclusion is supported. by County assessment
records, Sidwell maps, Sanbom maps, ,aenal_phot‘ographls taken between 1992
and 1995 and testimony of neighborhood residents. This factor is present to
a.major extent and is prevalent -throughout the Woodlawn R.P.A.. The
benchmark value was set at fifty percent (50%).of improved-parcels thhm each
block. Of the nine hundred twenty-nine (929) improved parcels within the
‘Woodlawn R:P.A., seven hundred forty-four (744} have structures, thirty-five
(35) years or older. This factor is present on fifty-eight. (58) of the sixty-three
(63} blocks. (mnety -two percent (92%])) with u'nproved property. This factor is.
present at:or above the benchmark value on seventy-nine percent (79%) of the

- blocks withtimproved property.. ‘

2. Deleterious Land-Usé Or Lay-Out.

‘Deleterious land-use or lay-out includes conditions' which have a harmful- -
‘éffect on-an-area inchiding inappropriate land use, inadequate 1ot frofitage,
irregular lot shape, insufficient vehicular access, fragmentation of ownership
and other  blighting conditions which discourage development and
redevelopment Deleterious land-use or lay-out has: a negative impact on.
surrounding; properties. Therefore its benchmark valie was set atfifteen
percent (15%). ‘This factor is present to a minor extent, It was found to be
present on forty~e1ght percent (48%) of the improved blocks, but only at the
benchmark value on seventeen percent {17%) of the blocks with improved
property in the Woodlawn R.P.A.

3. Depreciation Of Physiéal Maintenance.

Deprecxatlon of physical maintenance refers to a cond1t1on that frequently is
seen in older: residential areas and is treatable. Therefore, it must bespresent
on at least fifty: perc_ent {50%) of improved parcels to be-a major factor. This
factor is present to a major extent .and is prevalent throughout the entire
‘Woodlawn R.P.A.. It-can be found on fifty-eight-(S8) of the sixty-three (63)
‘blocks {ninety-two percent (92%)) with.improved property in the Woodlawn
R.P.A.. Furthermore, on seventy-eight percent (78%) of these bloéks, this
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factor is present at or above the benchmark value:

4. Deterioration.

- Deterioration is the process of basmally sound structures becoming worse in
quahty due to deficiencies, in primary and secondary bulldmg components.
(Primary components include exterior walls, foundations and roof structure,
and secondary components include window: and door units, porches and
exterior surfaces.) Buildings in this category generally contain defects which
seriously impair the usefulness of the structure. Deéterioration is a more
serious-level of defefred mainténance and refers. to structural deficiencies;
therefore;- its benchmark value was set"at twenty-five .percent (25%). This
factor,is present in the Woodlawn R.P:A. to:a major extent. Of the sixty-three
(63) blocks with improved property in the-Woodlawn R.P.A, fifty (SO) blocks (or
seventy-ninepercent {(79%)}) exhibit the presence. .of this factor. Deterioration

~ was found above:the benchmark valug on sixty-eight percent (68%)-of the .
improved blocks.

5. Dilapidation.

Dilapidation is. an advanced -stage. of deterioration. Structures or
unprovements in this" category contam critical deficiencies in structural

- components-which are v1rtuaily non- correctable -and’present a:safety hazard
- for-the occupants of the building. Dllapgdgt;o_g is-an advanced stage of building -
deterioration, and dilapidated buildings have a negative impact on fieighboring
properties. Thus,the benchmark value:for this factor is set at fifteen percent
(15%)., Of the sixty-three (63) blocks with improved property in the Woodlawn
‘R.P:A, thlrty—two (32) (or fifty-one percent (S1%}} exhibit the presence of this
factor: This: factoris;present in the Woodlawn R.P.A.. to a major_extent. It was

found above- the. benchmark value on twenty-seven percent 7[2'_7%) of the -

improved blocks.

6. Excessive Land Coverage.

Excesswe land coverage is the over—mtensxve use of property evidenced by
inadequate yards, setbacks, open space and the crowdmg of buildings and
accessory facilities onto a site which are out of character with the
neighborhood and community as a whole and could have an adverse effect on
use of a building. This factor is not reasonably distributed and is not present
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even to a minor extent. It is-present on only five (5) of the sixty-three (63)
(eight percent (8%)) improved blocks within the Woodlawn R.P.A:. This factor
is not reasonably distributed and is not present even to a minor extent:

7. Excessive Vacarncies.

Excessive vacancies refers to the presence of buildings which are unoccupied
or underutilizéd and which répreseént an adverse influence on the area because
of the frequency, extent or duration of such vacancies. The benchmark value -
is set at fifteen percerit (15%) to ‘account for the serious impact: that any
‘buiilding with excessive vacanciés has 6n surrounding properties. -A’ buildinig
was considered to have excessivevacancies if it appeared to be at least. thirty-
three percent (33%)} vacant. This factor is present-in the’ ‘Woodlawn R.P.A. to
a major extent. ‘Seventy.percent (70%) of the blocks with improVed. properties
‘have this factor present.and forty—four percent (44%) of these blocks have ttus

.- factor at or above “thé benchmark value.- F‘ur'thermore historical *Census:
information ‘indicates that:excessive Vacancies have heen a problen: in the
'Woodlawn community for the last three (3) decades as. the: ‘populationt has
dropped by more than su(ty percent: (60%) in that time period. The 1990
Cénsus indicates that the:vacancy rate in Woodlawn is twenty percent (20%)

8. lllegal Use.

Illegal use refers.to the. presence of uses-or activities which:are- contrary to
law and for not perrmtted by municipal ordmances This factor is’ ‘not present -
in:the Woodlawn R.P.A. asia. whole The current land uses were- rewewed for’
compliance with the curreht zoning code anid no significant number of
'violations were observed. Other.illegal uses'were not detected from the. physzcal
‘survey of the real property in the Woodlawn R.P.A.. ’I‘herefore it was concluded
“that this factor is not present. even to a minor extent;

9, Inadequéte Utilities.

Inadequate utilities refers to deficiencies:and inadequacies in the-capacity of
utilities which service a* property or area. This factor is not- reasoniably
distributed and is not present even to a minor extent: This factor is not
present on any of the improved blocks within the Woodlawn R.P.A.
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10. Lack Of Communify -Planning.

Lack of commumty planmng refers to the absence of an effective planning
prograin in place’at; the time ‘the area was developed originally which results
in physma] cbstacles to redevelopment and/or failure to zmplernent approved
plans for.the community., .The City of Chicago has approved various plans for
the area over the past thirty (30) years, includingthe Woodlawn Redevelopment
Plan, ‘the. Marquette-Stony Island Redevelopment Plan, ~and .the
63rd /DorchesterRedevelopment Plan, which together encompass some or.all
of-thé properties withiin the: Woodlawn R.P.A.. However, fundmg sources and -
other economic and market forces’ have hindered the development which may
have occurred ‘as a result: of these plans. Also, certain areas within the
Woodlawn R.P:A, were developed prior to or without the benefit of d:community
plan. This. factor is: deemed: to be present in the Woodiawn R P. A as a whole
to a minor extent. :

'11. Lack Of -s\fentﬂation. Light And Sanitary Facilities.

Substandard conditions. which are below ‘minimum :code, standards that-
- adversely affeét the’ health, safety ‘and welfare of buﬂdmg occupants This
. factor is:not reasonably chstnbuted and is‘not- present-even to'a.minor extent.
This factor-is'present-on only oné (1} of the sixty-three (63] {two percent (2%)}
improved blocks w1thm ‘theé Woodlawn R.P.A.

'12. Obsolescence.. ,

Obsolescence is the condluon or process of becommg out-of-date -Qr-non-
functional for the’ use or-uses. for which the structure-or unprovement was
ongmally de31g11ed This is evidenced by such factors as. msufﬁmentw1dth and
size, 1rregu!ar shape and random addmons Buildings are obsolete when
conditions - limit ‘the ‘use and marketabmty of such buﬂdmgs Site
improvements. are' obsolete in terms of their relationship ‘to .contemporary
developmentstandards. The majority of the buildings in the Woodlawn R.P.A.
are residentialand; aIthough many of the buildings are in- poor condltmn they
are not obsolete for that use. A building.is considered’ obsolete if-it is not
functional or has limited _poténtial for adaptive re-use. The: benchmark value
is set at fifteen percent-(15%). Of the sixty-three (63)-blocks with improved
property in the Woodlawn R:P.A., sixteen: (16), (or twenty—ﬁve percent 125%}))
exhibit the presence of this factor. This factor was found above the: benchmark
value on eight percent {8%j) of the improved properties; therefore; it'is present
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.to a minor extent.

-13. Ovcrcrowding. Of Structurés And Corh'muni'ty Facilities.

Over-mtenswe use of bmldmgs, fac:lhnes and: properues beyond that permitted.
by ordinance or capacity. This factor was. not found on any:of the improved
- Blocks within the Woodlawn R.P/A. and therefore is not present even to a minor

| extent, ’

14, Stmqﬁlres; ‘Below Minimiiin Code.
. Structures below minimum code refers to. buildings requiring serious repairs

| -or rengvation. Thus, the benchmark. value for the factor was set at fifteeni
percent {15%) This factor was documented- by records. kept by the City of

_. Chicago Department of Buildings of builaiﬁgé with violations from 1994 to'the

present This factoris present to-a: major extent.. Of the sixty- three (63) blocks -
- with lmproved property in the Woodlawn RP.A., th1rty»e1ght (38} {or -sixty-

“percent {60%)) exhibit the presence of this factor ’I‘hxs factor was. found above
i+ ‘the benchmark valueon forty»-four,gercentl(fm%) of the improved properties.

- Vicant: Subareas

‘The. vacant land within three '(3) subareas was examined under the vacant.
".)blxghted prov1snon in the Act. ‘In order for-each subarea‘to qualify as vacant
' bhghted a combination of two (2) .or.more of five (5) pOSSlblC factors must be.
A-present in.each subarea. -

'El'igib'ility Factors.

The five. (5) factors’ listed ‘under the “bhghted vacant” designation were:
. evaluated to establish each subarea’s eligibility. In order to qualify as blighted

- vacant, the.vacanit property in each ‘Subaréa must exhibit a combination of two
{2y or mofe of the following criteria: '

1. Deterioration Of Stmctures Or Site Improvements In Nelghbonng
Areas.

The condition of improved pijgpe’;‘ty can have a significant impact on the

25



- -of the area. -

87786 JOURNAL--CITY COUNCIL--GHICAGO 1/20/99

development potential of vacant land. This condition exists if vacant:land
aréa is adjacent to an improved area ‘which evidences deterioration,
depreciation of physxcal maintenance or other blighting condltxons that apply
to mmproved areas

2. Diversity Of Qwnership Of Vacant Land.

Diversity of ownership refers.to a situatiori where different ownerships and
‘interests in the land are sufficient in number to impede the:ability to
‘assemble. the land for' development meeting contemporary development
standards. The costs of land assembly canalso be a significant issue;where
there is a combination 6f va¢ant and improved property with niultiple OWneérs.

There are scattered: groupmgs of vacant tax parcels throughout theR: PA.
that represent a variety of developmerit opportunities;, particularly. in the
. three.(3) vacant subareas.. Soxne sites could be used for smgle-—fanuly units,

while others-may be more appropriate for.townhouses or other types of

‘multifariily residential 6r non-residential development In these: mstances
multiple owners can have:a detrimental effect on the development potent;al

AN
-3. Flooding On All Or Part Of Such Vacant Land.

Evidence to support this findmg may be derived from municipal engmeermg
‘records, United States Arxny Corps.of Engmeers or other federal-or State

agency- documents, and other secondary source information .which -~

satisfactorily documents. the conditien of ﬂoodmg

4. Obsolete Platting Of. Vacant Land.

Obsolete platting of vacantland would iricludeé: parcels of limitedor- na_rrow
‘size .and" conﬁguratxon parcels of 1rregular size or shape that:would be
difficult to develop on planned basis .and .in a manner compatible -with
contemporary standards and requlremonts and parcels that must be
subdivided to accommodateé appropriate land uses and developmént
densities.
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5. Tax And Special Assessment Delinquencies.

Evidence' of nhonpayment of real estate property taxes and/or special
assessments for an unreasonable period of time must.be shown to-document
the. presence of this factor. This could also include: ewdence of: forfexture
The presence, of this:factorindicates a significant lack of market mterest in
the development potential of the area.

.Findings.

‘Subarea- 1.

Three (3) of the five (5) possible factors were found present to a major extent in
- ‘Subarea 1, therefore. quahfymg it 'as a blighted vacant area under prov1sxons of
the Act. 'I‘hese factors are:

Diversity of Ownership: This factor is present.to a major extent. The.
subarea contains one-hundred forty-three (143) vacant parcels with
approximately sixty. (60) different ownership ‘interests. Of the one.
hundred- forty-three (143) vacant. parcels approx1mately seventy-five -
(75) are City- owned parcels ﬁfty—four (54),ar€ privately-owned -parcels.
{with forty- elght (48) different owners) and fourteen (14) parcels are in
eleven (11) dlﬁ'erent trusts, Almost every block orportionthereof within
the'subareahas at least three (3) different owners, indicating that the
diversity- of ownershxp factor is’ largely distributed throughout the

subarea.

The' significant. presénce and widespread distribution. of -different
ownership interests in the subarea can impede 'the ability to assemble,
the ldnd for development meeting contemporary development
standards.-

Deterioration of Structures or Sité Inprovements in Adjacent Areas:
This factor is presérit to a major eéxtent. All adjaderit’blocks to the
subarea exhibit. bhghtmg factors as'defined under the “bhghted area”

section of the Act:for improved property. Eighty percent (80%) of the
neighboring blocks exhibit at least five (5) blighting factors, including
deterioration of structures and depréciation of physical maintenance.
The remaining adjacent blocks exhibit déterioration of structures and
depreciation of physical maintenance. The presence of the adjacent
deterioration is described in the Improved Area section of this report

27



87788

JOURNAL--CITY COUNCIL--CHICAGO 1/20/99

and is shown.on Map 4.

A . -
Tax Delinguencies: Thié factor is present’ to a major extent.
Approximately thirty perceént (30%]} of the vacant parcels in the subarea
are tax delinquent. The presence of this factor indicates lack of interest

.in the development potential of the area.

Subarea 2.

Two(2) of the five (5) possible factors were found present to:a meaningful'extent
in this subarea, therefore qualifyingit as‘a bhghtedvacant ared under provasmns
of the Act. In addition, one (1) factor was found present to a minor extent.
These factors-are:

D1vers1ty of Ownership: This factor is present to a major extent,

.Subarea’2 contains ninety-one { ?1) vacant parcels with. apprommately

thirty-four (34) different ownership interests. Of the ninety-one.(91)

: vacant parcels -approximately forty-five (45) are City-owned parcels,
forty-five (45) are. privately-owned parcels (w1th th1rty~two (32) dlfferent
‘ ‘owners) and one (1) parcel is in a; trust

The 51gn1ﬁcant presence and widespread distribution of different
ownershlp interests in the subarea can n:npede the- abxhty to assemble

‘the. land for development meeting contemporary development

standards

]

Deterioration. of Structures or Site Improvements in-Adjacent Areas:

This factor is present to a major extent. All blocks adjacent to_the
subarea exh1b1t blighting factors as defined under the “bhghted area”
section of the Act for improved: property. Fifty pércent (50%) of the
neighbonng blocks: exhibit at least five: (5) bhghtmg factors; 1ncludmg

deterioration, of structures and depreciation of phym_cal maintenance.
‘The remaining adjacent blocks exhibit deterioration of structures and

depreczatlon of physical maintenance. The presence -of the adjacent ;

detenoratlon is.described in the Improved Area section-of this report
and is,shown on Map 4.

Tax Delinquencies: This factor is present to a minor extent.

Approximately sixteen percent (16%) of the vacant parcels in the
subarea are tax delinquent. The presence of this: ‘factor indicates lack
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of interest in the development potential of the area.

Subasarea 3.

“Two-(2) of the five (5) possible factors were found present-to a major extent in
this subarea, therefore qualifying it as a blighted vacarit area under provxsmns
of the Act. These factors are:

Diversity of Ownership: This factor is present to a major extent. The
subarea. contains thirty-four (34) vacant parcels with approximately
nine-(9) different ownershlp interests. Of the thirty-four-(34) vacant-

pa:cels approximately ten (10) are City-owned parcels, twenty:two (22) oo

are privately-owned parcels {with six. (6) different owners) and two (2)
parcels are in separaté trusts. Almost every block or portion’ ‘thereof
within the subarea has three: (3] different owners, mdmatmg that the-

" diversity- of ownershlp factor is 1argely dlstnbuted throughout the

subarea:

) The s1gmﬁcant presence and wzdespread distribution of different ownershxps
mterests in the subarea can 1mpede the. ability to asscmble ‘the /land for -
development meeting contemporary. development standards. '

Obsolete Platting:rThiSwfactor is.-present to a major extent. The;parcels
immediately adjacentto and.to the east of the railroad tracks.are small -
lots, vacated alleys and/or rights-of-way. These parcels are of litnited
or narrow size and configuration and/or of irregular size or shape that
would be difficult to develop on planned basis and in. a manner
compatible with contemporary standards and requirements. Of the
thirty-four (34) vacant parcels’located within this subarea, €ighty-eight

percent {88%) .exhibit obsolete platting,

Supplemental Review Of Vacant Land Conditions.

Approximately five hundred eighty-three (583) parcels’ of vacant land exist
within the Woodlawn R.P.A. as a whole; fifty-four percent {54%) or three hundred
fourteen (314} of these vacant parcels are located outside of the three (3)
subareas. These parcel$ are scattered among the properties quahﬁed as blighted

improved. As a'supplement.to the analy31s of the vacant subareas, we reviewed. ..
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the condition of these:other-vacant parcels.

The vacant parcels otitside of the three (3) subareas also appear to exhibit
three {3) of the qualifying f factors that define vacant blighted property under the
Act. These vacant parcels appear ‘to have (1) diversity of. ownersh;p, (2)
deferioration of structures and site improvements in néighboringareas adjacent
to-the vacant_ land atid:(3) tax:and special assessment delinquencies.

- .Diversity of ‘Ownership of Vacant Land. Analysis of Cook County's
records regarding the taxpayers, of record for the vacant parcels reveals
‘a multitude of owners. This. situation would make- it -difficult to
‘assembleand for new developmentmeetmg con temporarydeVelopment
standards.

~  'Deterioration of Structures or-Site Improvementsin Neighboring Areas.
‘The vacant parcels are scattered throughout the Woodlawn R.P.A. and -
are adjacent 'to 1mproved areas which evidence deferioration -of
structures or site unprovements and Wthh separately quahﬁed as an

- 'bhghted 1mproved area )

== Taxand Spema] Assessment. Delinquencies. The Woodlawn R.P.A. as
a whole has: one .hundred forty. (140) vacant parcels w1th‘ tax
delinquency. - :Approximately sixty percent (60%)(e1ghty—four (84)) of
these- pa:cels are Iocated outside of the threé (3} vacant subareas

Re\new of the: dlstnbutlon of these ‘conditions indicates, that the vacant parcels
outside of the. three (3) subareas evidence conditions. that could: potentially
qualify these vacant ‘parcels.as “vacant blighted” under- th_e Act.

Conclusion.

Based upon the qualification requirements of the Act, the Woodlawn R.P.A.
1meets the ehg1b1hty criteria for designation as a “bhghted area”. ‘Map4 shows
that six (6} of the fourteen (14) ehglbﬂxty factors cited in the Act are present to
a major extent and three (3) of the-factors are present to a minor extent. Under
the Act, the presence of five (5) of these fourteen (14) factors is: required for an
area to be designated as a blighted area. All of the factors are reasonably
distributed throughout the Woodlawn.R.P.A.. Table 1 also summarizes the
eligibility factors-on a block-by-block basis for improved propefties within the
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R.P.A.

Three (3)-subareas within the Woodlawn R.P.A, meet the eligibility critéria for
des1gnatmn as “vacantblighted areas” based upon the qualification requireménts
sét forth in the Act. Map 5'shows: that'a combination of at least two {2) of-the

five (5) eligibility factors are present-to.a major extent in-each subarea. Under - L
‘the Act, a combination of two {2)-or more eligibility factors:must be present: for .. .

designation as a vacant blighted. aréa. All of ‘the factors -are reasonably '
distributed within each subarea. -

The findings contained within this Plan indicéte that the Woodlawn R:P.A. -
satisfies- the statutory ‘criteria for- d531gnatzon .as-a “blighted area” for" ‘both ik
.improved and vacant. properties. Demgnatlon of-this area by the Cityas.a T.I.F:

District. will contnbute to the 1ong-term well! bemg of this community, its
'remdents and the -City as a whole.

5

. Redevelopment. Project And Plan.

Existing.Land-Use.

The - Woodlawn' R:P.A. contains, sevefal larid-use patterns: residential;
commieréial, vacant and- institutional. Residential land dominates the'land-use-
within the Woodlawn R.P.A., followed by commercial uses along 63™ Street and
Cottage Grove.Avenue. A great deal of vacant. land is interspersed within the °

Woodlawn R.P.A., most of which has been: divided. 1nto three (3).subareas (shown
on Map 3).

Map:6 details the existing land-use patterns within the Woodlawn R,P.A.

Reciévqlc_}pm‘c.:nt"Néeds.of the Woodlawn RPA )

The Iancl—uﬁsé and existing conditié ns suggest five:(5) redevelopment needs:for
the Woodlawn R.P.A.:

- land assembly;
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-~ new commercial and residential development;
--  rehabilitation of existing stfuctures; -
-~ infrastructure improvements; and

- demolition.

- The Redevelopment Plan provides' tools for the City to support the continuing .
redevelopment of Woodlawn, as.-well :as other ifnprovéments that serve. the .
rédévelopment interésts of the local cominunity and the City. An 1ntegrated'
‘implementation strategy has been developed to address these needs and
- facilitate the, sustainable redevelopment of the Woodlawn R.P.A.. To‘support -
these specific projects and eficourage fiiture investment, public resources which
include . tax- increment ﬁnancmg, rnay be. used to repair and modernize
.infrastructure and other 1mprovemehts create an 1dent1ty for the commumty
;prepare sites for redevelopment and support building rehabilitation. Land . .

f,assembly activity may .occur: to consohdate sites (for future private: sector

;-redeveloprnent act1v1t1es and for to: as§ist, pnvate developers with acquxsmon

Goals, Objéctives And Strategies.

Goals objectwes and strategles demgned to address the needs of the_
‘.ant:lmpated tax mcrement funds generated by the Woodlawn R.PA.. ’I‘hefoverall '
: goals of the.- Woodlawn R:P:A. generally outline the reasons why the Woodlawn:
'R.E.A. is'to be created. ‘These goals are followed by:more specific objectives and
:projects regarding what the:plan is designed to accomplish.

Goals.,

The overall goal of the Redevelopment ‘Plan is to stimulate econémic growth :

© and- foster rehablhtatton and/ or redevelopment of residential, commerciai -and

institutional uses in the Wooedlawn R.P.A.. This goal is to be achieved through

an integrated and comprehensive strategy that utilizes public resources to retain |
existing investment and stimulate additional investment. '

32 —



1/20/99

3 -

REPORTS OF COMMITTEES 87793

The.two (2) major goals are;to:

Retain and strengthen the business community within the Woodlawn
R.P.A.

Retam and strengthen the residential cornmumty \mthm the WoodI.aWn
R.P:A.

Obj egti\(es.

Listed below are. spemﬁc objectives which support-the broader: overall goal of
-areawide remtahzatzon of the Woodlawn R.P.A. and- the surroundmg
nelghborhoods These include:

Strategies.

. commltted to Such use:

Concentrate COm'mercial uses near the intersection’of 63" . Street and -
Cottage Grove Avenue to reduce the surplus, of land and’ buxldmgs

Provide: land for adequate off-street parkmg, 1oadzng fatilities jand open

space- demgned to enhance the different development areas ‘within the
Woodlawn R:P.A.

Revitalize: 63’il Street between Stony Island Averiue: and. University

~Ayenue as, ‘a; residential’ district with ne1ghborhood onented retail and-

service uses in-conjunction with-new residential development

Enha‘ncefthe sense:of a neighborhood ideritity in the Woodlawn R:P.A.
with, streetscaping and urban design projects,

* Suppoit the existing résidential commiunity-thiough rehabilitation and

renovation opportunities.

These objectives .will be implemented through 6 specific-strategies:

Public Improvements.

‘A streetscape program and/or gateways may be implemented on 63"
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‘Street to help define the Woodlawn R.P.A. as: ‘well as create an 1dent1ty
for anticipated private investment. Also, sewer and water
improvements and new streets and sidewalks will be implemented as
needed in the Woodlawn R.P.A.

Parks and Qpen Space.

A new ﬁérk may be implemented along 63™ Street to support the

exxstmg community and encouragenew residential development along
63" Street. A new park may be implemented around the Wadsworth
School to create:a school campus environment. In addition, other

'parks ‘may be supported as additional development occurs and

additional open space is needed.

'ncentives to: Private Sector for Rehabilitation and Improvements.

The City’ and local community' may providé: financial and other
dssistance to encourage the private’sector to undeértake'redevelopment

- and. rehabﬂltatxon projects and other: 1mprovements thatare. consistent
_‘with the goals of the community and this Redevelopment Plan.

Incentives to Eﬁdsting Homeowners for Rehabilitation and"

Improvtements.

The ‘City-may provide financial and other assistance to owners. of

.exxstmg residential units to rehabilitate. their propertles and make
-other improvements that are .consistent: with' the goals of the
community and this Redevelopment Plan.

Selected Acquisition and Land Assembly.

To ﬁleeﬁ,t}xe goals and objectives of this Redgvelopfnept Plan, the City
may acquire and assemble property throughout the Woodlawn R.P.A..

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
devélopérs, or (b) sale, lease, conveyance or dedication for the

3
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construction -of public improvements-or facilities. Furthermore; the.
City may require written .redevelopment: agreements with developers
before acquiring any properties. As appqupnate;, the City may devote
acquired property to terhporary uses until.such property.is scheduled
for disposition and development.

In connection with the City exercising 'its’. power to acquire real

property, including the exercise of the powér of eminent domain; under

. the Act in implementing the Redevelopment Plan (but not including the

acquisition of property pursuant to the authority conferred. by the
designation of the project areas described below), thé:City will follow its
customary procedures-of having each such-acquisition-recommeérnided

by the Community Development -Commission {or any successor

commission) and authorized by the City Councilof the Citfy‘, acquisifion,
of such real property as'may be authorized by the City Council does.
not cqnstitute a change-in the nature of this Redevelopment Plan. ’

City Council designation of the Woodlawn. Redevelopment Area, _the
Marquette-Stony Island ‘Redevélopment Project. Area, the 63™
Dorchester Redévelopiment Project Ared, and the 71% and Stony Island -
Avenue Redevelopment Project Area. (pendmg its approval) established.

the City's authority to acquire and assemble property ‘within the.
Woodlawn R.P.A.

Such acquisition and assembly under that.authority is consistentwith.

this RedevelopmentPlan. Nothingin this’ Redevelopment Plan shall be
deeined to limit or adversely affect the authority of the City under the

. above mentioned designations and plans to acquire and assemble.

property. Accordingly, incremental property taxes from. the Woodlawn

R.P.A. may be used to, fu_nd the acquisition.and assemb]y of property

by the-City-under the authority of the above mentioned plans.

Leveraging Funds for Other Improvements:

Resources may also be used to fund appropriate physical
‘improvements: and economic:development activities consistent with
the Act, and to leverage additional public and private;resources-to
continue the ongoing comprehensive redevélopment of the Woodlawn
R.P.A.
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'Elé:_ments Cf The Redevelopmerit Plam.

There are three (3) general categories of actlwnes that may be’ supported by tax
increment funds under the provisions of the Act:

Dex‘relppme;’it/ Redevelopment / Rehabilitation f’:lctivities, incluciing: ‘
Assembly and acquisit.idn of sites, denidlzitiﬁn_‘and-s'it'c;:-_pé"eparat',iqn.
Interest-subsidies. ;
' Rehabilitation costs.

Reldcatipﬁ- costs.
Environmental ne_mgé_liation.,
I;ublic Improvements, including_:'-

.....

fac1ht1es

"Capital costs related to publié ihf;‘;éstﬂ.iqt}fz_’re' improvements and facilities.

N
~

.Adﬁiniét?ative ‘Sup;lnor't- and Financing, including;
-Job training and related ¢dﬁ¢§tigné;‘ progarms:
A-I'lailjf.sis,"—adrh—irulstration, studies,, legal.
Fina;mcing costs, - | |

Payments in. heu of taxes. '
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The. City may enter into redevelopment agreements with public or private
entities for the furtherance of these activities. These activities are those which
could be undertaken as resources become available. As community needs:and
market condmons change, it is likely that additional projects may be suggested
‘throughout the life of the Woodlawn R.P.A.." To:the extent that these projects aré
cons:stent w1th ‘the goals of this. Redevelopment Plan, and related costs.are
'ehglble tunder the Act, these. pI'O_]eCtS may be con51dered for fundmg

lt is City pOlicy to require that developers who receive ’I‘] F. assistance for’
market rate- Nousing set aside twenty percent (20%) of the units to ‘meet
affordablhty criteria established by the Clty s Department of Housing. Generally,
this; means the affordable for-sale units should be priced at a: level that is
“affordable-to persons earning no more than oné hundred twenty (120%} of the
area median irficome, and affordable rental units should be affordable to persons
ea:nmg ‘no ‘more than exghty percent (80%} of the area median income.

Futiire Land Usés.

: ’f‘heiand uses;represent the Jand uses that are to be encouraged in the: ﬁlﬁ:re ,
-growth of the" Woodlawn R.P:A.. and may be. supported by T: I F. assxsted '
' actlvmes The followmg land uses are mcluded : '

' ,Mxxed Use: Th1s ‘may include. remdentxal' commermal and/or institutional
uses,

Residential: This includesthe renovation anéi/ or.construction of for-sale and
Tental housing units: single- -famnily, towrihouse-and multi-family dwellings.
"I‘hls may include-cormmercial and retail uses that -support‘and complement,
‘resxdentlal uses.

Institutional: This includes the renovation and/or construction of schools,
government buildings, churches and social service agencies:

The proposed future land uses are shown on Map 7..
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6.

~ Financial’ Plan:

Eligible Costs.

The Act outlines several categories of expenditures that can be funded using
tax increment revenues. .These: expenditures. - referred to as eligible
redevelopment project costs -- include all reasonable or necessary-costs incurred

.or.estimated to be incurred, and any such costs incidental to this Redevelopment_

Plan pursuant to thé Act. Suc}; costs'may include, without hmxtenqn_ the
following: :

1. costs of studies, surveys, development of plans and spemﬁcatlons,
implementation and administration of the. redevelopment plan, including, but
not limited to, staff and professxonal service- .costs for architectuial,

.engineering;.development adv1sors, development managers, legal marketmg, -t e

financial, -planhing or other-sérvices, related hard and soft costs, and other
related :gxpénses, provided, however that.no such charges may be: based on a
percentage of the tax mcreme_nt collected

2. property.assembly.costs; mcludmg but not lumted to, acqulsltlon ‘ofland
and other property, real 6r persona.l or rights or interest therein, demohtlon
of buildings, and clearing and. gradmg of land;

- 3. costs of rehabilitation, reconstructlon _repair-or'remodeling of ex1stmg:
vpubhc or private buildings or ﬁxtures

4, costs of the construction ‘offpubhc Works‘ornimproyements;
§. costs of job training and r'e‘training projects;

6. financing costs, mcludmg but not hrmted to, all necessary and-incidental -
expenses related to: the 1ssuanee of’ obhgations and which :may. 1nc1ude
payment of interest on any obhgat:ons issued hereunder accruing dunng the
estimated period of constructicnof-any redevelopment project for which such
obligations are issued and for not-exceeding thirty-six (36) months- thereafter
and including reasonable reserves related thereto;

7. all or a portion of a taxing district's capital costs resulting from. the
redevelopmentproject necessanly incurred or to be incurred in furtherance of
the objectives of the redeveIOpment plan and pro;ect to ‘the extent the
municipality by written agréement accepts and approves such costs;

38



1/20/99 ~ REPORTS OF COMMITTEES 87799

8. relocanon costs to the extent that a municipality determines that
rejocation. costs shail be paid or is required to make payment of- relecatlon.
casts by federal or state Iaw

9. _péyix_}ent in'liew of taxes;

10. costs'of job training, advanced vocational education or.career education,
mcludmg but.-not limited to, courses in oc¢upational, semi-technical or
- technical fields.leading dxreetly to .employment, incurred by one (1} or more
taxing districts, provided that such costs {i) dare related to the establishment
and maintenance of.additional job trammg, advanced vocation to education or
career educat:on ‘programs. ‘for persons emp]oyed or to be employed by
employers, located in the redevelopment project area; and. (i) when incurred by-
a taxing dlStI‘lCt or: taxmg districts other than the mummpahty, are-set forth-in
a written: agreement by or- amongithe municipality and’ taxmg dxstnct(s), which

agreement describes the pro gram to-be undertaken, mcludmg but not limited,
-to the number of employees to be trained, a description of the: training and

_ semces to berprovided,. the number and type of positions; available or to be. . ..

avaﬁable itemized costs of the program and sources 6f funds to pay for the

same, and the term:. of the agreement Such costs mclude, specifically, the

payment by: the: community college district of costs pursuarit-to Sections 3-37,

'3-38, 3-40'and'3:-41.1 of the Public and Community: Coliége Act as cited in the:
. Act and by the school districts:of.cost pursuant to Sectlon lG 22 20a- and 10:
23.3a%f. the ‘ScHool Code as ¢ited'in the Act;

11. interest, costs ‘incurred by a devéloper or -other - usei félated to the
COnstructmn renovation or rehabilitationof a redevelopment project provided
that:

a. such costs are to be pmd directly from the: spec1al tax allocation fund
estabhshed pursuant to the Act;,

b such payments in any one year (1) may not exceed thu'ty percent (30%)
of.the annual interest costs incurred by the developer/ user with regard to
the developrnent ‘project during that year;

c. if'there ‘are not sufficient funds available ifi the $pecial tax allocation
fund 16 make the payment pursuant to this paragraph (11} then the amount
so due shall accrue and be payable when sufficient funds‘are-available in the
special'tdax allocation fund; and

‘d. the total of such interest payments paid pursuant to the Act may not

exceed" thlrty percent (30%) of-the total of (i) cost paid or mcurred by the
develoger/ user for the redevelopment project-plus {ii} rédevelopment project

39



87800 . JOURNAL--CITY COUNCIL--CHICAGO 1/20/99

costs excluding any property assembly costs ‘dnd any relocation costs
incurred by a municipality pursuant to the Act;

12. uﬁlesé‘éxplicitiy stated in the Act, the cost of construction of new
privately owned buildings-shall not be an eligible redevelopment project cost.

-Estimated Redevelopment. Project Costs.

The estimated ‘costs of this T:I.F. plan.are shown in'Table 2. The, total cost
-provides.an-upper limit on expenditures by the City under this Redevelopment
Plan (excluswe -of cap:tahzed interest, issuance costs,, interest, and other
financing costs): W1thm this limit, adjustments may’ be made in line. items’
without amendment to this Redevelopment Plan. Addltlonal funding in the form
of State and Federal grants, private, developers contnbutlons and other outside
sources may'| bé pursued by the City as a means of financing improvements -and
. ,facahues wh1ch are of-benefit: to. the .general. community and the. Woodlawn
R:PA., but. any such- additional funding would ‘not. be part of*the: total
'redevelopment project-costs: descnbed in Table.2. of thlS Redevelopment Plan,

‘Table 2,

Estimated T.LF. Eligible Costs. '

PrO_] ects/ Impfévém'ents Estimated Costs

Land Acquisiti_qq / Relocation -$"10,000,000
‘Si‘ce'Bregar,atiqn}Envirgnmehtal Remediation 10,000,000
Demolition C g ‘ 5 ,000,000
Rehabilitation' ' 12,500,000
Public meéov';aments /Taxing Districts )

, Capital Costs: 10,000,000
Job Training - , 5,00(5,000
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Projects /Improvements : Estimated Costs
Interest Subsidy A ' $5,000,000
Planning, Legal, k
Professional , . 2,500,000
TOTAL REDEVELOPMENT

- PROJECT COSTS L $60,000,0007

The estimated redevelopment project” costs listed above do. not reﬂect:
capitalized interest, issuance costs, interest; and other ﬁnanclng costs-which
may be incurred in connection with the .issuance of obllgatlons ‘to pay-

_..redevelopment pro_]ect cosis:

" Each mdlwdual prOJect w:.ll be evaluated in hght of. prOJected pnvate

. development-and resultmg incremental tdx. revenues as it is considered ‘for.

© public assistance under'the prowsmns of the' Act. Redevelopment: pI‘O_]eCt costs
for any project do not.in¢lude that portion of each project's total costs financed.

© from' pnvate funds or non-T:LF: public resources. The totals of line-itéms ih
Table 2 above are not: 1ntended to place a - total limit on the. descrlbed
expendltures Adjustments'may. be madein, hne items within the total, elther-:
mcreasmg or decreasing line- 1tem costs for redevelopment costs:

2 Total redevelopment project costs are mcluswe of redevelopment project costs in, connguous

'rcdevelopment project areas, ‘or those separated only by a public right- of-way, ‘that ‘are -
permitted-under the Act to'be pald from incremhental property taxes generated in the Woodlawn
R.P.A., but are notinclusive of redevelopment project costs incurred in the Woodlawn R:P.A.
which are paid from incremental taxes generated in.any other contiguous redevelopment project.
area, or.those separated only by a public nght—of—way The total redevelopment project-costs
are, excluswe of caplta'nzed Antercst, issuance costs, interest, and other hnancing costs and
subject to prevailing market: conditions.
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Phasing And Scheduling Of The Redevelopment.

_ The initiator of. eatch project shall be required to submita current schedule for.
implementation, which shall be revised as neécessary. Where _tax increment
funds are used fo- pay -eligible redevelopment- project costs, to the extent that
‘funds are -available for ‘such -purposes, -expenditures by the City . shall be
coordinated to comcrde on a reasonable basis with the actual redevelopment
expenditures - of the developer(s) The completion date for 'the Woodlawn
‘Redevelopment Plan shall be no'later that twenty-three (23) years from the date.
-of adoption of the ordinance approving, the ‘Woodlawn Redevelopment Plan,
-unless amended pursuant to- the Act, as amended from time to time, :

P

Sources/fOf. Funds To, Pay ~Costs,. A

Funds necessary to pay for redevelopment project costs and/or ‘municipal
_.obligations which.have been issued or.incurred to. pay for.such.costs are to.be,
derived principallyfrom taxincremeéntrevenués and/or proceeds from: mumc1pal
. “obhgatlons which have as a repayment source tax incrementrevenue. T6 secure
the issuance .of these obhganons the City may permiit the - utilization of -
., . guarantees, deposxts reserves and/or other forms of security rhade, avallable by
.. private.sector. developers :

The tax 1ncrernent revenue Whmh ‘will be used to fund tax increment
obhgatlons and el1g1ble redevelopment projéct costs shall be the: mcremental real
property tax'revenues. Incremental real _property tax revenue is- -attributable to
the increaSe of thé currént equdlized asséssed: ‘valuation of each taxable lot,
" block; tract, or parcel.of real” property in the Woodlawn R.P.A. ‘over-and above
"the certified mltlal equahzed assessed value of each such- property

Other ‘sources’of. ﬁ,mds which’ may be used- to pay for redevelopment project
‘costs and associated obhgatmns issued ‘or incurred include land d15p0$1t10n
. ‘proceeds, local. -programs, state and federal.grants, investment income, privaté
Anvestor and ﬁnancml institution funds, and other sources of funds and
revenues as the munlcxpahty may, from time-to time, deem appropnate such as ,
municipal sales tax revenues; mumcxpal amusement taxes, and.other sources.
T.L.F: funding maybe used in support of other programs-operated by the City for
property owners and taxpayers ‘within the Woodlawn R.P.A.. Any such use-of
- T.LF. funds would be subject to all of the provisions of the Act.
The Woodlawn R:P:A. may, in the future, be contiguous- to_, or separated ‘b'y a
' public right-of-way from other redevelopment project areas under the Act. The
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City may- utilize net incremental property taxes received from the Woodlawn
R.P.A. ‘to- pay eligible redevelopment ‘project’ costs; or obligations. issued to'pay.
such costs, in.other contiguous redeveiopment project areas, or those separated
-only by a public right-of- way from the Woodlawn R.P.A., and vice versa. The
amount-of revenué from the Woodlawn R.P.A: made. avaﬂable to support such
contiguous :redevelopment project areas, or. such .areas separated only by a
public right-of-way from the Woodlawn R.P.A., when added to all amounts used"
to pay. ehglble redevelopment project costs within the Woodlawn R.P.A., shall not
at .any time: exceed the total redevelopment pro;ect costs descnbed in. this
Redevelopment Plan.

The Woodlawn R.P:A. may become. contiguous to, or be separated only by a
wpubht:; right-of-way from, redevelopmént project areas created under the
Industnal Jobs Recovery Law (65 ILCS 5/11-74.6- 1, et seq) The City may
determxne that it is'in the best-interests of the Cxty and in furtherance of the
purposes of the Redevelopment Plan that nét revenues from the Woodlawn R.P.A.

---b&:made-available-to support any ‘such. redevelopment. pro;ect areas; and vice

" versa:: The:City therefore: proposes ‘to utilize net’incremental revenues received
“from the 'Woodlawn R.P.A. to pay eligible redevelopment project costs (which are
:elxglble under-the’ Industnal Jobs Recovery Law referred to above) in any such
areas,and vice versa. Such revenues may | be: transferred or loaned between the
Woodlawn R P:A:-and such areas: The amount-of revenue from the Woodlawn
R.P.A. ‘so:madé available, when added. to all amounts. used to pay eligible
.redeveIopment project: costs within the Woodlawn R.P.A. or. other areas as
“described in the precéding paragraph, shall nét at any time exceed thé total
redevelopment project costs described in Table 2 ‘of this Redevelopment Plan.

Issuance :Of omigaﬁcﬁs.

.To ﬁnance redevelopment project costs, the City may issue. general obligation
.- _‘bonds§-of obhgatlons secured by the antlcxpated tax incrément revenue generated
_w1th1n the: ‘Woodlawn R.PA,, or the City may permit the.utilization of guarantees,
.deposxts or other forms of security made.available by private sector developers

to secure such obligation. In addition, the City iay pledge toward payment of
.such obligations any part or any combination of the: following: (a) net revenues

of-all or part-of any redevelopment projéct; (b} taxes levied and collected on any

or all property in-the City; (c) the full faith and credit of the City; (d) a mortgage
_'on one {(1)-or :inticipa’ted receipts that the City. may lawﬁllly‘pledge_

All obligations issued by the City pursuant to this Redevelopment Plan and the
Act shall be retired within twenty-three (23) years from the adoption of the

v
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ordinance approving the Woodlawn R.P.A.. Also, the final maturity date of any
such obligations which are issued may not be later than twenty (20} years from
their.respective dates of issue. One (1) or more of a series of obligations may be .
sold at-one (1) or more times in order to implement this Redevelopment Plan.
“The amounts payable in any year as principal and interest on all obligations

" issued by the City shall not exceed the amounts available, or projected to be
available, from tax-increment revenues.and from such bond sinking-funds or.
other sources of funds {including ‘ad- valorem ‘taXes) as may be provided by
ordinance. Obllgatlons may be .of a parity or senior/junior lien nature.
Obligations issued may be serial or term maturities, and may or may not be
subject to mandatory, smkmg fund, or optional redemptxons

Tax increment revenues shall be used for- the -scheduled and/ or early )
retirement of obligations, and for reserves, bord sinking. funds, and’
redevelopment project.costs. To theextent that real property tax:incrementis
not required for such purposes, revenues shall be declared surplus and become

. available for distributionannually to ared-taxing districts inithe manner provided
by the Act. \

Most ‘Recent Equalized Assessed Valuatmn (“E. A V.")- Of. Propemes In The
'+ : Redevelopment: Pro;ect Area.

The.purpose of identifyingthe most recent E.A.V. of the Woodlawn R.P.A. is to
provide an estimate of the initial E.A:V.which the Cook County Clerk will certify
for the purpose of annually-calculating the inéremeital E.A’V. and incremental
property taxes of the Woodlawn R.P.A.. The most recent E.A.V. (based on 1997,
E.AV)) for the entire redevelopment area (based on available information) is
Thirty-two Million Eight Hundred- Sixty- oné Thousand Three Hundred Ten

"Dollars {$32 861,310). This total EAV. amount, by PN, is summarized in
Appendix 2. '

In the'event that 1998 E.A.V. information for the Woodiawn R.P.A. is finalized
prior to the time that the Woedlawn R.P.A. is-designated-and-the Redevelopment
Plan is approved pursuant to ordinances$ passed by the City Council éf the City,
this Redevelopment Plan may be supplemented, prior to.or after the passage of
such ordinances, to include the updated . 1998 E.A.V. information, and such
updated information will (if reqmred by the Act) becoime the initial E.A.V. which
the. Cook Couinty Clerk will certify for the Woodlawn R.P.A.
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Anticipated Equalized Assessed Valuation.

By 2021, the year when the Woodlawn R.P.A. is terminated, the E.A.V. for the
Woodlawn R.P.A. will be approximately Ninety-six Million Three Hundred Forty
Thousand Eight Hundred Twenty Dollars ($96,340,820). In order to estimate the
E.AV. for the Woodlawn R.P.A. at that time, information on planned
improvement projects within the area, including both new development and the
rehabilitation of existing structures, was obtained. The estimated E.AV. is
based on several key assumptions, including: ~ 1} anticipated phasing and
completion of the planned new improvements and construction; 2) conversion
of a portion of the vacant land on currently residentially-zoned parcels, for which
no planned improvements exist, to housing units; 3} adjustment to the base
E.A.V. for Cook County Homeowner Exemption based on an estimated number
of owner-occupied housing units; 4) three percent (3%) annual inflation upon
the E.A.V. of all properties within the Woodlawn R.P.A. with its cumulative
impact occurring in each triennial reassessment year; 4) a multiplier of 2.1120,
the average of the last six (6} years, will be applied to calculate E.A.V; and 5) a
tax rate of 9.3848%, the average of the tax rate for the past six {6) years, will be
applied to the Woodlawn R.P.A.. The tax rate and multiplier are assumed to be
stable throughout the life of the Woodlawn R.P.A.

7.

Required Findings And- Tests.

Lack Of Growth And Private Investment.

The Woodlawn R.P.A. on the whole has not been subject to growth and.
development through investment by private enterprise. As described in Parts 3
.and 4 of this Redevelopment Plan (Eligibility Analysis and Summary of Eligibility
Factors), the Woodlawn R.P.A. as a whole is adversely impacted by the presence
of numerous factors which are reasonably distributed throughout the Woodlawn
R.P.A.. The lack of private investment is evidenced by the decline in E.AV. for
the R.P.A. each year between 1994 and 1996. The E.A.V. increased between
1996 and 1997 primarily due to the triennial reassessment cycle.

Between 1993 and 1997 the E.A.V. of the Woodlawn R.P.A. increased at a’

compound annual rate of three and sixty-seven hundredths percent (3.67%),
- compared to three and eighty-six hundredths percent (3.86%) for the City as a
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whole between 1993 and 1997. However, an examination ofithe 1997 E.A.V. for
the Woodlawn R.P.A. indicates: that only eleven (11) of the-one thousand five
hundred ‘twenty-four (1, 524) P.L.N.s experienced s:gmﬁcant value increases
‘betwéen 1993 and 1997, The.growth in E.A.V. for these ¢levén (11} P.LN.s is not
duie ‘to new pnvate investment, but appears to be .a result of the triennial
reassessment «cycle. This was .confirmed by the physxcal inspection of the
buildings as'described in Part 3. The equalized ass€ssed value of the remaining
one thousand five hundred thirteen {1 513) P.ILN.s dld ot experience a
&gmﬁcant‘value increase and only rose at a compound annual growth rate of
one and four-ténths percent {1.4%) between 1993 and 1997. The remaining one
thousand five- hundred thirteen (1,513) P:LN.s, excluding the'eleven (11) P.I.N.s
mentioned above increased at approximately one-third (¥3), of the rateof the. City
-a§ a‘whole between 1993 and 1997. Furthermore, the Consumer Price Index
- grewata compound annual growth rate of two and sixty-sixhundredthis percent
(2.66%) between 1993 and 1997, which is-almost twice that of the-growth in the
‘Woodlawn R.P.A.,. excluding the éleven (11) growth P.LN.s. This is further
~évidence.of the relative lack of private investent. Wthh has. occurred in the
Woodlawn RP. A

- The: lack of growth through itivestment by pnvate enterprise 'is further
_=ev1denced by the lack of new development pro_;ects initiated or completed in the
Woodlawn ‘R.P.A.. There-is a limited -amount of - pnvate .market investment
occumng in areas 1mmed1ately surrounding thé Woodlawn R:P.A., particulary
north of 61% Street. However, this investment has been assisted with significant
public resourdces other than T.I.F.. This includes:

--  .sales pnce subsidies from the New Homes for: Chlcago program (C1ty of
" - Chicagp); and
-~  loans of5City of Chicago HOME dollars to facilitate the construction of
low- to.moderate-income rental housing.,

- Ini addition to these development programs, other public resources have been
‘used’ to facilitate private market activity, including foreclosure of demolition
_liens, tax reactivation and -public transit: improvements. -Building permit

requests for properties within the Woodlawn R.P.A, from October 1994 to July

-1998 wére analyzed to determine in what areas of the Woodlawn R.P.A. permits

have been issued and redevelopment has occurred: Approximately three

hundred (300) pemuts were issued dunng this time, of which two hundred
thifty-one (231) (seventy-nine percent (79%)} were for new construction or

.improvement to existing structurés and sixty-nine (69) (twenty-three percent
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(23%)) were for demolition of existing. structures. The analysis reveals that thé .
majority of new investment in- the: Woodlawn R.P.A. was concentrated in the
relatively small area located north of ‘East 63™ Street, between South Cottage
‘Grove -Avenue and the Illinois Central Railroad. Notwithstanding this
.concentration of recent mvestment those blocks were still. found to evidence
sufficient eligibility factors to quahfy for-designation.. Most of the permits. issued
outside of this northernmost area were miainly for minor repairs, code compliance,

demolition and A.D.A. accessability; not ' for major renovations or. new
construction. ‘

Finding: The Woodlawn R.P.A. on-the whole has not been subject to growth.
and development through investment by private enterprise and would not
reasonably be anticipated to be, developed without the adoption of the
Redevelopment Plan.

“But-For™Test. .

The Act requires a finding that, but for the designation of the T.IF. district-and

the use of tax increment financing, it is unlikely that any sngmﬁcant investment
wﬂl occur in the Woodlawn R.EA.

It. is clear from the study of'this area that sufficient priva’te investment in’
revitalization and redevelopmenthas not occurred to overcome the Blighted Area
conditionsithat currently exist. The: Woodlawn R.P.A.is not, reasonably expected
to be. developed without the efforts and leadership of the City, including the
adoption of this. Redevelopment’ Plan and the adoption of tax increment

financing:

Finding; Butfor the adoptlon of- T L.E.'in the Woodlawn R.P.A., critical public .
resources will be lacking that. ‘would otherwise support the sustained
redevelopment of the Woodlawn R.P.A. and such developmentwill not therefore
occur.

Conformance To The Plans Of The Municipality.

The Woodlawn R.P.A. and Redevelopment Plan must conform to ‘the
comprehenswe plan for the:City, conform to the strategic economic development
plans, orinclude land uses that have been approved by the planning commission
of the Cxty
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" The proposed redeévelopment activities and future land use within the
‘Woodlawn R.P.A. are consistent with the plans prevmusly approved by the- City,
including the Woodlawn Redevelopment . Plan, the: Marquette/Stony Island .
Redevelopment Plan and the 63" Dorchester RedevelopmentPlan. Further, this
Redevelopment ‘Plan, 1ncludmg the proposed land usés: described in this
Redevelopment Plan, will,be approved by the Chicago Plan Commzsswn pnor to

. its adoption by the City Counc1l :

~ Finding: The Redevelopment Plan includes land uses that have been approved
by the planning commission of the City.

Dates Of Completion.

The redevelopment pro_]ect descrlbed in this Redevelopment Plan shall be
completed and all obhgatmns retired by 2021.

8.

Finandial ‘Inipact Of The -Redevelopiment Project.

Without the adoption of this Redevelopment Plan and tax incremert ﬁnancixig‘,
. the Woodlawn R.P:A. is not’ expected to be redeveloped by pnvate enterpnse
There is areal prospect that detenoratmg conditions will continue to exist and
' .spread and that the entiré.area will become léss attractive for new development '
as well as for the maintehance and upkeep of exxstmg bulldmgs and sites. The'
possibility of the, contmued erosion of the assessed value: of- property, which
" would result. frorn the lack: of a concerted effort by the City to stimulate
revitalizationt and redevelopment could lead to a reductlon of real estate tax
Tevenue to all taxing’ districts.
N
This Redevelopment Plan describes the comprehensive redevelopment program
proposed to be undertaken by the City to create an-environmentin which private
investment can reasonably occur. The redevelopment program will be staged
with various developments taking place over a .period of years. If ‘a
redevelopment project is' successful, various new. projects will be undertaken
that will assist in alleviating blighting conditions, creating’ new jobs, and
. promoting rehabilitation and development in the Woodlawn R.P.A:
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This Redevelopment Plan.and the project described. herein. is expected to have
short- and long-term ﬁnanmal impacts.on the affected taxing districts.. During
the penod when tax increment ﬁnancmg is utilized, real estate tax increment
revenues (from theincreases in E.A.V. over and above the certtﬁed mmal E:AV.
established at the time of adoption of this Redevelopment Planj.may be’ used to
pay ehg1ble redevelopment project costs for the- Woodiawn R.P.A.. - At: the time
when the ‘Woodlawn R:P.A. is no longer i in placeunder the Act, the, real estate-
tax revenues résulting froin the redevelopment of the WoodlaWn R:P. A. wﬂl be‘
distributed to alk ta.xmg districts levying taxes ‘against: property located in the.
Woodlawn R.P. A ‘These revenues will then be available for use by the affected
taxing districts.

Demand On Taxing District Services.

‘The-following major taxing dxstncts presently levy taxes on. propertles located
'-.\mthm the Woodlawn R: P Al e e - o

City of;ChmagO -
- Chicago Board. of Education
_ Ghic;go ‘School f?fné;n'ée* Authority
" Chicago Park District

Chicago Comninnif)f:Co}(lege District
'Métrtipblﬁa:; Wa‘tef‘]’v?'e“cl'afnatio‘n District
| éoiin,ty of Coole |

Cook County Forest Preserve. District

Cityof Chicago Library Fund

The role of each body is discussed below:
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City of Chicago. The City is responsible for the provision of a wide range of
municipal services, including: police and fire protection; capital improvements
and maintenance; water supply and distribution; sanitation service; building,
housing and zoning codes.

Chicago Board of Education. General responsibilities of the Board of
- Education include the provision, maintenance and operations of educational
facilities and the provision of education services for kindergarten through
twelfth (12") grade. Four (4] facilities have been included in the Woodlawn
R.P.A.: Carnegie Elementary School, Wadsworth Elementary School and
Wadsworth C.P.C., Fiske Elementary School and Dumas Elementary School.
All Chicago public schools within the Woodlawn R.P.A. and within three (3)
blocks of the Woodlawn R.P.A. have been identified and illustrated in Map 8.

Chicago School Finance Authority. The Authority was created in 1980 to

exercise oversight and control over the financial affairs of the Board of

"Education. It currently exists to only-collect taxes and pay outstanding -

obligations. '
)

Chicago Park District. The Park District is responsible for the provision,
maintenance and operation of park and recreational facilities through the
City and for the provision of recreation programs. Six (6) park sites have been
included in the Woodlawn R.P.A.. All Chicago parks within the Woodlawn
R.P.A. and within three (3) blocks of the Woodlawn R.P.A. have been
identified and are illustrated in Map 8.

Chicago Community College District. This districtis a unit of the State of
Ilinois’ system of public community colleges, whose objective is to meet the
educational needs of residents of the City and other students seeking higher
education programs and services.

Metropolitan Water Reclamation District of Greater Chicago (“M.W.R.D.”).
This district provides the main trunk lines for the collection of waste water
from cities, villages and towns, and for the treatment and disposal thereof.

County of Cook. The County has principal responsibility for the protection

of persons and property, the provision of public health services and the
maintenance of County highways.
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Cook County Forest Preserve District. The Forest Preserve District is
responsible for acquisition, restoration and management of lands for the
purpose of protecting’and preserving open space in the City and County for
the education, pleasure and recreation of the, public.

In addition to the major taxing districts summarized above, the C1ty of Chlcago
Library Fund has taxingjurisdiction over part or:all of the Woodlawn R;P:A.. The
City of Chicago Libtary Fund.no longer extends taxing leviés but: continues to
exist for the purpose of receiving delinquent taxes.

Impact Of The Redevelopment Project.

The Redevelopment Planinvolves the acquisition of vacant land and existing
buildings and underutilized parcels and buildings, demolition and site
preparation, construction of hew commercial, residential and .industdal
buildings, - improvement /rehabilitation .of.. .existing. buildings; . residential
developers andjfor the Park District. The City of Chicago’ has.recently incladed
requirements for.. set-backs and open space _provisions - for residential
development: Also, the Park District.is eligible for T.LF. assistance within the
project boundary. -AS 111ustrated in Mdp 9, there are currently:six;(6) parks and
playlots in the Woodiawn R.P.A. .

-- It is éxpected that any increase in demand for City of Chicago services
and programs assocjated with the Woodlawn R.P.A. can be adequately
‘handled: by ex1stmg City, police, fire protection, sanitary collection and
recycling. services and prograins- mamtamed and operated by thé-City-

of Chicago. Therefore, no spec:lal programs are-proposéd for the City. of°
Ch:cago

Should demand increase so that it exceeds existing service and ‘program
capabilities, the City-will work with the affected taxing district to determine
what, if any, pregrar is necessary to_provide-zfdequateiservices.

9.

L

.Provisions For Amending The Plan.

This Redevelopment Plan document may be amended pursuant to the
provisions of the Act.
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10.

Comniitment To Fair Employment Practices And Affirmative. Action "Plan.

The Clty is committed to and will affirmatively implemeént the followmg
pnnmples with respect to this Redevelopment Plan.

A.  The assurance of equal opportunity in all personnel and employment
‘actions with respect to this redevelopment plan-and project; including,
but not limited to, hiring, training, transfer, promction, discipline,
fnnge benefits, salary, employment workmg condmons temnnatlons,
et'Cetera, without regard to race, color, rehgmn sex, age, handicapped
Status, national origin, sexual preference, creed or ancestry.

B. Redeveloper will meet City standards for participation of Minority
.+ .. Business Enterprise and Women- Busmess Enterprise businesses-as
téquired-in redevelopent dgréements.

C. The commitment to affirmative actioni and nondiscrimination will
ensure that all members of the protected | groups are sought out to.
compete for-all-job- openings: and- promotional opportunities:

[Map. 2 referred to in this Woodlawn Redevelopment Project.
Area Eligibility Study, Redevelopment Plan énd' Project
constitutes Exhibit "E” to the ordinance and '
s pnnted on page 87844 of this Journal]

{Appendix 1 referred to in this Woodlawn Redevelopment Project
Area Eligibility Study, Redevelopment Plan- and Project
constitutes Exhibit “C” to the ordinance and is
printed on pages 87840 through 87843 of
this Journal.]

[Maps 1, 3, 4, 5, 6, 7 and 8 referred to in this Woodlawn
Redevelopment Project Arca Eligibility Study, Redevelopment
Plan and Project printed on pages 87814
through 87820 of this Journal)]
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Map 5
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“Table 1.

(To Woodlawn Redevelopment Prq;ect Area Eligibility

st!;dy, Redevelopment Plan' And. Project)

Sutmary Of Ellgtbztlty Fdctors™

(On Improved Parcels).

- {Page 1 of 2)
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Block Township Section- "A-é ’ Deter. Dd:zp ‘Obsel  -Struc Balew . Excess. Dd. Land Deprec.of ,

] - : - Min. Code' Vac,  Useof L:vom Phy. Maint,
I 100 20- P 919. ; 36% 0% 9% 45% 18%. 1 0% - 91%%
T 0 20 Ty ST % % % 18% 0% 0% 7%

1 102 20- 23 943 &% 13% 0% L 25% 25%, &% 100%%

a T03 20 B 1w 3% 0% 0% 20% 7% 3% 83% -

5 104 PRI - B < TSN (YA L A 18% 5% 4% 84%
5 105 20 1 g1 L 45e 9% 0% 1% C15% 9% 94%%
CT 106 0 3 100%; ¢ .26% 1% T % 13% 1% 579
s {07 0 p] wo% 0% . 0% 0% 40%% 20% 0% 100%
s 108 0 M 100%:  100%.T100% 100% 100% 100% 1002 ,100%%
1o 109 - - 20 - 23 - %% --4s°' 16%: - 0% 32% 0% - 16% 8a%,’
TV 1) 20 23 60% . 40% 120% 0% T% 13% 20%; 60%
= 20 3 100%; %W o o 9% 0% 0% 86%%
512 0 DOT% L ISS%T 5% . 5% 0% 5%. 5% Ti%
113 20 25 0100%, 38%  19% - 0% 3% 19% - C15% 3%
15 1M 0 n IOO°’ 2% 4% 0% 1% 4% 0%- 93% -
16 115 0 B 100% 318% 8% 0% 21% A% 05 83%.
BT ¢ T 20 o 74 Sa9%. 0% T 0% T 17%- 3% 0% 87%
15 N7 . 20 3 idess. 35% 9% @y T 1% . 99%. 0% 78%%
R VE S0 - 3 96% L A% T6% 4% 33% 16% 13% 83%
219 0 .33 87%.. 33% % 0% 331% % 7% 63%
S 120 0 B g% 3% 3% 1% 21% 3% 14% 2%
RN W S0 B9 - 6T%- 33 % 1% 17% ELN 92%%-
3 T -3 80% 60% - 0% 0% 0% 0%t 0% 30%%
L e T 0 B S3% . 0% 0% 0% 5% 0%. 0% 95%%
%, 200 0 -2 8% a5%. . 18% 9% 7% 18% 9% %
6201 20 B T% I 18% 18% 2% 18% 120 65%
2202 v 0B 0% 0%. 0% 0%, 0% 7% 0%. 1%
= 206 200 T2 0% 100% 0% 0% %% % 0% 100%
207 20 » 100%. 0% 0% 0% 0% 0% 0% 0%
0 207 20 22 0% 0% o 0% 0% 0% . 0% 0%
S 210 2 OISt 0% 0% 0% 25% 0% 0% 75%
noo2 20 T O100% S W% 0% 5% 1% 2% 8%
Ja. M2 0 .23 %% %%, 6% 0% 23% 199 6% 85%
3 23 M 03 93%  MI% 0% 0% 7% 15% % 93%
T3 00 -2 TSN 63%W . 0% 0% 0% 13% 0% 5%
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(Page 2 of 2)

Block Township Section Age Deter.” Dilap. Obsol. Struc Below  Excess. Del Land Deprec. of l .
Min., Code Vac. Use or Lavout  Phy. Maint. |
36 218 . 33 80% 0% 0% 0% 0% . 20% 0% 30%
PR [ 20 13 100% 6% 0% 0% 0% aney, 5% 78%
5 220 - 20 2 100% 2% 0% 0%  c H% 2% 0% 6%
» I 20 T3OB3p MW 0% LH 17% 1% 3% . 48
0 15 20 21 78%  100%  33% 0% %4 $3% 0% - 10035
a0 31 20 220086% 93% % Zi% 0% 36% reg, 100%
o 309 20 4 100° 0% 0% 0% 0% 24 T 0% 100%
a3 20 14100%  75%  40% 0% 13% 63% . 50% 38%
e 312 20 14 0% 0%. 0% 0% 0% 0% 0% 33%
: 315 0 14 25% 0% 0% 0% . 0% 0% 0% 25%
s 34T 20 4 50% 3 %% 0% 0% 33% L 25% 50%
T 318 20 14 100%  20% 0% 0% . :40% T a0%s 20 60%
3 36 20 AL 22%% 13% D% 9% J¥6% 13% ° 34%
19 3IF 20 4 100%  36%  13% 0% 18% 7%, 9% 6%
50 313 20 14 100% . 44% 2% 2%, 199 33% 229, 89%
403 20 4 67% 0% - (% (0% 0% . 0% ) 0% L00%
U s Ta0e 300 Tz a3 U36% 0% 0% 0% T 0% 005 86%
53 407 20 14 looe, 0% 0% 0% 2% 0% 0% 0%
510 0¥ 20 13 Bl%  38% 6% 6% 0% 13% 0% 50%
e 309 L0 14 30% 0% 0% 0% 0% 0% 0% .20%
56 410 20 1100% 0%  .0% 0% 0% 0% 0% 0%
B 4 20 14 B2 45% 9t Q% 7% 36% 9°4 73%
sy 41 20 14 9a%  3%% 0% 1% 1% b1 0% 94%
53 414 20 14 25% 8% 0% 0% 0% 4% . 0% 13%
Tso 415 20 14 100%  43%  43% 9% 29% 43% a3 86%
&1 416 20 14 1000 0% 0% 0% 0% " 0% 0% -100%
& 4M 20 15 0% 0% 0% 0% 0% a%% 0% 0%
6y 300 0 0 B 0% 100% 0% 0% 0% 0% 0% 100%
» blks, w/ factor i3 50 32 16 b1 I 30 L4
overall pereratoge 1A T 1% 25% 0% T0% 48% g%
“{per aver 157 91% % pal’d % res H 13 9%
pet. over 20% 1% 3% 4% 5% 3% 2% 10% 37%
peL. aver 15% ° ¢ 89% £8% 10% I% %N - 16% 5% 85%
pet. over 307 1Y &3% 3% 1% 13% 13% . % 26N
pet aver s_uv. T9% 2T% 2% e % 3% % TRY%
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Table *3A7% -
(To Woodlawn Redevelopment Project Area Ehg1bﬂ1ty
Study Redevelopment Plan And Project)

1993 ~ 1997 Equalrzed ‘Assessed Valies
Woodlawn R.P.A. And City Of Chicago
(In. Millionsj}, .

Area 1993 19 1 19es . | 1996 1997

‘Chy of Chicago | S28,662., | Soos0 | 'ss0381 | %3076, | $353%0
‘Woodlawn 245 " 5267 s252° $24.7 $25.9
REA ) :
(Excluding 171
‘Growth PINs) . b

| wooitawn 5285 TS0 .| wmes 290" | sz
RPA (Al PINs) B _
Woodswm | 539 43 - $4. | Ha | 70
rPa(il, » -
Growth PINs)

Table -“3B”;

{To Woodlawn Redeveloprmént Préject Area Eligibility
” Study Redevelopment Plan And Pro_]eet)

1993 ~ 1997 Annual Changes. In Equahzed Assessed Values o
Woodlawn R.P.A. And Caty Of Chtcago

Arca Aanual Pmn,,e Chan.ge T ) Compound Annual
L Chasize

) 293 10 '94* | 94 1o ‘95 I ‘95 r.o ‘96 "96 to ‘97 ‘9310 ‘97

Co{Cayof 4.98%. g% - 125%" A R X

Chicaga ' T R

Woodawn | 8.80% | 549w’ | 208%. | 4sen | . 1.40%

Twoodiawn | 885% | —<s66% | -156% - 15.07% 3.67%

Woodlawvm | 11.03% | 51% | "129% 58.69% 15.73%
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:  Appéndix 2.
{To Woodlawn Redevelopment Project Area Eligibility

4

e T T e T e T R
e 110 2 1100 | ool d - 103 3
2o 20 - |z3 (100 | 002] $ 3L857.44-
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afieo” " [30 ja3 j1o0 | 004§ 1,133.938.00-
slioo Lo (23 (100 {003 § 52319877y
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7{ioo" 20 23 1100 ] 007] 37 9.455.16,
sice 70 33 110G | ook § 12,42924.
ofite. [0 33 1100 3 Lo -

. 10§100 20 23 {100 ] 010} ¥ $.960,15,
11R%E " [30 2 100 [ 611} ¥ J1L133.45
121500 10 ¥ [1007) 013F'$ “1301L5Y
138020 In hwa | aisl 5 12,384.1L
14100 78 33 1105 ] 014] §. -
15760, |2 23 100 Fol1s) § LT
W[ fab. {2 Jiov } 616} § 16,424.34
17{i00 20 2y 1100 { 0i7] § . 51,785.07
187500 70 23 |100 | 018 § -
L1101 20 33 [2a1 | 003} § -
20{701 20 D {101 | oo4] § 13.129.78.
2101 - {p{or | oo § .19.302 .40
220700 - —}26 -~ fav ol |- o008 $ ~ . 1.476.2%
3L 0 23 1101 | oo 3 J15,351.74
23100 30, - J20 Ji03-| O0Sl § -
250101 0. {5 J301 | 009] § 14.040 91 -
26f01 k0 23 [0l o § - 13;189 .95
27hei 20 3 {101 ] uill § 14,036.61
28}501 20 G Net.] 013 § .
29161 30 ERIEREE R ‘1;,476.29
30[e1 10 73 ot | iy 5.0 1275157
[ 20 B{ior{oisl's - 12:833.23
s32000 0 73 {101 | 016] § Voo
KX 30 RN KTGE -
40 30 Z3 (10l | 018l § -
350101 70 3 [10L | 015 3 -
36{i01 20 0L oy § -
3IThot [10 Iy {101 | 034§ . -
k34§17 i B ol [ o] § 1.502.08
101 20 23 | 624. 3 1.495.63
40701 20 3 (10F | 025).§ . 16,533,64
41101 - |20 jz3 Jiot | 028} S 16,540.08
4200 30 O a0l o778 -3,006.31
43781 0 23 (101 | ozs]'s 1250660
S4hi61 70 -3 100 3 420070
451300 20 - - 135 1k | o3y § - 3.006.31
4601 0 {23 {101 | odl] § -
4701 70 D [101 [-032] §.° 17.08%.05
48{7o1 20 5 fie1 | 033} § ‘1,502.08
49101 20 T 108 [ 034] % 2,748.44
suft 0 73 (101 [ o3t ¥ L.
SHIeT 10 " )33 [101 o3 ¥ 24.465.23
52[10 20 33 {101 | 038} § 17.150.37
5306 20 73 1101 ) 0393 794,974,381
5410 30 13 1101 1. 0404, §- 24,076.28 -
55(iat 26 23 (101 (o0l 1.551.51
364102 30 23 {102 | oGt} § T .
STz 10 7 102 s -
s8lior 8- Dtk ool $ -
-59h102 20 2y (102 ¥ 49.441.89
60102 20 23 102 | 007 5. 60,023.07
611102 20 [25 |10z | o8| § 4.752.99
6201 0 -1 |02 | 005 3 97,506.34
63103 20 23 1162 | 0103 26381183
&3[102 20 D (102 | 01} § 71.635.73
65002 20 23 (102 [ 01y § 6501712
66102 20 13 {102 | 013]-% 103.536.15
67102 0 ¢ f23 {102 | 014 ¥ 23,723 .85
YA ECT] 90 131102 | 1 § 274629
6y 20 23 [102 | 01g'S 2.769.93
7002 20 2y [0z | 017 § -
i 70 25 Doz ¢ 018} 3 19,301.42
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7anm 20 23 163 003] 5+ 1X.444.01
75003 20 2300 003 ¥ 1682374
76163 2 13 j103 0035} 5 -
77103 20 R 06| 3 15.433.40
TH(103 76 13 1103 007 § 1.768.5%
T3 PR R T oE) S 2 75T
0710 30 23 [103 5] ¥ 104,524.64 -
¥1he 20 10w 5 21,832.82
32[i03 70 23 [103 (TR 1,796.48
337103 70 23 {161 017 $  14,887.58
B4{ig3 10 FERICT) i s 1690110
851163 30 |23 [103 014] 5 13.BEE.34
3600 20 23 [103.] 013 3 1,927.56
377703 20 23 Jim oig} 3 13, ¥24.87
21 [15) 70 23 (103 o[l §  15805.16
89103 20 |23 {103 oisl'S -
K103 20 23 {105 . 020] 3 14,113.98
91e3 20 23 J103 02t} § 15.4%1.42
21303 136 - 13 ies o 3 1524000
%] T g FTIeD 7 T 7S “14,638.31 °
94103 30 |23 J103 Gad; S. -
LA 20 31031 T 8 5 1064908y
96103 20 |23 4503 026} 3 : -
97063 70 Dhes] o2 5. 3.006.31
9Bfio 70 23 |i03: 028 §. -
99ho3- 20 23 Ji03 029 §- 1692044
1040{ie3 20 )5 (103-] o030y §  17.298.65
10153 FL FE oI F 1447714
102f103 70 {0 103 9i ¥ 17,3%9.64
103103 20, . J23.]103 634 5 11,342.5%
104 103 0. |13 |103 034 § 1531091
050y o 73 1103 ‘o’s—s{ $ 1236761
1064153 20 |3 M0y | 636 § 1367075
- 107Hw 30 73°1103 03] ¥ -
UL TTE] 20 R 038 3 L1, TI5.%0
10vtioy 20 23 [103 037] $  1l509.51
1jo{To3 20 |B[163 | 0d0) 8 14,4%6:48
~111{103 70,0 JD (103 | o4 5 1323293
IRk |2 ] 042 3 5,754.75
LT 20 13 §tad 04X § -
1145103 J30 2 |33 044 § -
1150 o P ) e8] 5 -
11561104 20 D [14 Gal| 3- 442,901,138
117104 20 23 1104 x| 3 101.4B1.30
118fioq 30 73 [104 003 ¥ 3,006.31
11%{i0a 30 73 [104 004} § 3.398.10
1200104 10 13 1104 oast 5 15.186.28
121085 [ hoa | oel-3 10.464.85.
122764 20 |1 f108 007} § -
12304 20 )4 104 m@! s 1,502.08
124104 20 73 [104 oo 3 1935088
125}16s 70 23 {104 o10] § 3.006.31
126{10= 20 T3 (104 ol ¥ 15.317.36
127116 70 13 (104 oy 3 13,729.32
12%}104 70 {23 104 o3 12220079,
12%h0s 20 73 {102 ﬂg} 5 1331244
1301105 10 73 |104 015 3 1260975
131004 20 EX N EIE B -
132{104 20 3 |104 017 § - :
133f10a 10 23 {104 olgf 5 71.517.54.
134N6q 20 13 1i0e o9 $ 1138132
135{10 70 3 |104 020} 3 38,600.6%
136(104 20 ¢ |10 [104 02;] § 1393991
137f164 70 73 | 104 arz 8§ 13.727.17
13fi6a 20 73 104 03] § 2269238
139{iGa 70 23 {104 G4} 3 3.006.31
1407104 20 2 I} of3] ¥ 3.008.46
141}104 30 73 |104 036 § 9.212.33
142[103 0 JA[os | w3 9.596.9%
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