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R A H M E M A N U E L 
M A Y O R 

O F F I C E O F T H E M A Y O R 

C I T Y O F C H I C A G O 

September 24, 2015 

TO THE HONORABLE, THE CITY COUNCIL 
OF THE CITY OF CHICAGO 

Ladies and Gentlemen: 

At the request of the Commissioner of Planning and Development, I transmit herewith 
ordinances authorizing amendments to various TIF Districts. 

Your favorable consideration of these ordinances will be appreciated. 

Mayor 



O R D I N A N C E 

WHEREAS, under ordinances adopted on May 17, 2000, and published in the Journal of 
Proceedings ofthe City Council (the "Journal") for such date at pages 31380 to 31518, and under 
the provisions ofthe Tax Increment Allocation Redevelopment Act, 65 ILCS 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 Cicero/Archer Avenue Tax Increment Financing Redevelopment Plan and 
Project" (the "Plan," (a copy of which is attached hereto as Exhibit 2) for a portion ofthe City known 
as the "Cicero/Archer Redevelopment Project Area" (the "Area") (such ordinance being defined 
herein as the "Approval Ordinance"); (ii) designated the Area as a "redevelopment project area" 
within the requirements ofthe Act (the "Designation Ordinance") and, (iii) adopted tax increment 
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) ofthe Act, amendments to a redevelopment plan which 
do 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, 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 to change the land 
uses proposed in the Plan with respect to certain parcels of property, which such amendment shall 
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 Amendment Number 1 to Plan. The "Amendment Number 1 
Cicero/Archer Tax Increment Financing Redevelopment Plan and Project," a copy of which is 
attached hereto as Exhibit 1 (the "Amendment Number 1"), is hereby approved. Except as 
amended hereby, the Plan shall remain in full force and effect. 





SECTION 3. Invalidity of Anv Section. Ifany provision ofthis ordinance shall be held to be 
invalid or unenforceable for any reason, the invalidity or unenforceability ofsuch provision shall not 
affect any of the remaining provisions of this ordinance. 

SECTION 4. Superseder. All ordinances (including, without limitation, the TIF 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 



CITY OF CHICAGO 
AMENDMENT NUMBER 1 

CICERO/ARCHER TAX INCREMENT FINANCING PLAN AND PROJECT 

NOTICE is hereby given by the City of Chicago of the publication and inclusion of changes to 
the City of Chicago Cicero/Archer Tax Increment Financing Redevelopment Plan and Project (as 
amended by this Amendment Number 1 the "Plan") for the Cicero/Archer Redevelopment 
Project Area approved pursuant to an ordinance enacted by the City Council on November 2015 
pursuant to Section 5/11-74.4-5 of the Illinois Tax Increment Allocation Redevelopment Act, as 
amended, 65 ILCS Section 5/11-74.4-1 et seq. (the "Act"). 

/. In Section I entitled, "Introduction and Executive Summary", in sub-section E, entitled 
"Plan Objectives & Strategies", the folio-wing shall be added before the sixth bullet: 

• Construction of residential development 

2. In Section III entitled, "Statutory Basis for Tax Increment Financing", in sub-section B, 
entitled "The Redevelopment Plan and Project for the Cicero/Archer Tax Increment 
Financing Redevelopment Project Area:", folio-wing the sixth and final paragraph, the first 
of the three listed anticipated benefits is deleted and replaced -with the following: 

• An increased property and sales tax base arising from new commercial, industrial, 
and residential development and the rehabilitation of existing buildings. 

3. In Section IV entitled, "Redevelopment Goals and Objectives," in sub-section A, entitled 
"General Goals for the Cicero/Archer Avenue Redevelopment Area", the following shall be 
added as number 8: 

Within the Area, create affordable residential units that will contribute positively to the 
health, safety and general welfare of the City. 

4. In Seclion IV entitled, "Redevelopment Goals and Objectives," in sub-section B, entitled 
"Redevelopment Objectives", the following shall be added as number 9: 

Create affordable residential housing within the Area. 

5. In Section IV entitled, "Redevelopment Goals and Objectives, " in sub-section C, entitled 
"Development and Design Objectives, I. Land Use", the following shall he added after the 

fifth bullet: 

• Promote new affordable residential development 



6. In Section VI entitled, "Redevelopment Plan and Project, " the fifth paragraph in sub-section 
B, entitled "Generalized Land Use Plan", shall be deleted and replaced with the following: 

The generalized land use plan is focused on maintaining and enhancing sound and viable 
existing businesses, and promoting new businesses and residential developments at selected 
locations. The generalized land use plan highlights areas for use as commercial and as 
residential that will enhance existing development and promote new development within the 
Area. The generalized land use plan designates six (6) land uses within the Area: 

Residential/Commercial 
ii. Publ ic/Institutional 
iii. Commercial 
iv. Commercial/Industrial 
V. Institutional/Commercial 
vi. Transportation 

7. In the Appendix "Attachment Two Maps and Plan Exhibits", Exhibit C entitled "Generalized 
Land Use Plan Cicero/Archer Redevelopment Area", shall be replaced with "Exhibit C: 
Future Land Use Plan Map " 



Generalized Land Use Plan 
Cicero/Archer Redevelopment Area 
City of Chicago, Illinois 
Revised: July 21, 2015 

Exhibit C 
DEPARTMENT OF PLANNING 
AND DEVELOPMENT 
ANDREW J . M O O N E Y 

C O M M B S I O N E R 

Wetk Product 

Copyr<gN.20tS, ClryofChkag* 
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Exhibit 'A". 
(To Ordinance) 

i^ewsioji Number 1. 

Cicero/Archer Tax Increment Financing 
Redevelopment Plan And Project. 

October 22, 1999. 
Revised February 28, 2000. 

FORWARD 

The proposed Cicero/Archer Redevelopment Plan and Project Area is par: of 
an overall effort to facilitate redevelopment in the vicinity of Midway Airport. 
Recent transportation investments by the public sector for Midway Airport, 
the Adlai Stevenson Expressway and the CTA's extension of the Orange Line 
have or will help to revitalize this portion of the City. However, these 
investments are not directed toward improvement of properties along 
commercial corridors or within industrial sites. The City is proposing to 
establish several Tax Increment Financing Districts to help facilitate private 
redevelopment efforts that can build upon the public investment in the 
transportation network and revitalize important commercial and industrial 
sites located in the southwestern portion of the City. 

On the following page is a map indicating the six Tax Increment Financing 
districts that together will help to revitalize properties in the vicinity of 
Midway Airport. The location of the proposed Cicero/Archer Redevelopment 
Project Area and its relation to the other five districts is also indicated. 
Criteria for establishing a Tax Increment Financing district, land use and 
zoning patterns and the goals of the City were used to determine the final 
conliguration of the six districts. However, the overall goal is to establish ali 
sLx districts so that revitaHzed commercial and industrial sites can provide 
growth for the City and empioymenr and businesses opportunities for the 
residents ofthe City of Chicago. 
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1. INTRODUCTION AND E X E C U T I V E SUMMARY 

A. Area Location 

The Cicero/Archer Redevelopment Project Area (hereafter referred to as the 
"Area") is located on the southwest side ofthe City of Chicago ("City"). Some 
segments of the Area contain concentrations of vacant parcels and deleteri
ous land uses. Underutilized properties and obsolete buildings of signifi
cant size are located in a number of prominent locations. The northern 
limits of the Area are approximately eight and one-half miles southwest of 
the central business district. A location map is provided on the following 
page indicating the general location of the Area with the City of Chicago. 

The Area covers approximately 94 acres and includes 40 (full and partial) 
city blocks. The Area is irregularly shaped and follows several commercial 
corridors along rhajor streets. The Area includes properties adjacent to the 
following roadways: 

• Cicero Avenue from 45̂ '» Street to approximately oŜ *' Street; 

• 47**' Street from Laramie Avenue to Knox Avenue; and 

• Archer Avenue from Laramie Avenue to Keating Avenue: 

The boundar>- of the Area is identified on Exhibit A, Boundary Map of 
T I F Area included in Attachment Two of the Appendix. 

B. Existins Conditions 

The Area is comprised of three connected commercial corridors. The Ai-ea 
consists primarily of older commercial properties located along the commer
cial corridors formed by the streets noted above. (See Exhibit B, Existing 
Land Use Assessment Map included in Attachment Two ofthe Appen
dix). Many structures in the Area are in need of repair due to depreciation 
of physical maintenance and other conditions as documented in the Eligi
bility Study included as Attachment One ofthe Appendix. Zoning clas
sifications in the Area are predominately commercial and business catego
ries but several pockets of industrial and residential zoning are also pres
ent. Existing Zoning is shown on Exhibit D, Generalized Existing Zon
ing Map included in Attachment Two ofthe Appendix. Approximately 
seventy-one percent (T1%1 of the buildings in the Area are or exceed 35 
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years of age. Declining conditions are also evidenced by deterioration and 
depreciation of maintenance of some of the public infrastructure compo
nents (principally streets and sidewalks) and deterioration of private prop
erties as documented in the Eligibility Study. Along Cicero Avenue the 
blighting factors that exist present a negative image to visitors and Chicago 
residents using Midway Aixport. 

The Area is characterized by the following conditions: 

• the predominance (71%) of structures that are 35 years old or older; 

• obsolescence (58% of buildings or parcels); 

• excessive land coverage (64% of buildings or site improvements); and 

• depreciation of physical maintenance (75% of buildings or site im
provements). 

Additional blighting factors were also found to be present to a minor extent 
and are discussed in more detail in the El igibi l i ty Study included as At
tachment One ofthe Appendix. The condition of some streets, sidewalks, 
curbs, and street lighting requiring repair and maintenance were present. 

C. Business & Industry Trends 

The age of many ofthe buildings and the inability of Area properties to pro
vide contemporarv- commercial building sites and buildings has contributed 
ro a gradual decline in overall conditions ofthe commercial corridors in the 
Area. Approximately 14.000 square feet of vacant floor space was observed 
in the Area. Along Cicero Avenue and 47''' Street numerous vacant lots ex
ist that were once occupied by residential or commercial structures. In 
many instances, these lots are of insufficient size or configuration to ac
commodate many tv-pes of modern commercial uses. In other portions of the 
Area, buildings exhibit signs of depreciation of maintenance and deteriora
tion. In many instances, the lack of maintenance and deterioration is fos
tered by obsolescence and excessive land coverage issues that prevent con
temporary- parking and site development standards to be met. 

This inability to provide contemporan" development sites and provide for 
common commercial amenities such as on site parking is common through-

10 
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out the Area. The possibility exists that the businesses in the Area may 
look outside the Area to continue or expand their operations. Loss of addi
tional commercial tenants, due to an inability to meet contemporary- com
mercial space needs, would be an adverse impact to the Area's viability as 
an employment center within the Citv-. Loss of commercial tenants would be 
detrimental to the surrounding residential neighborhoods and to those who 
utilize Midway Airport. 

Efforts by public entities to check decline in the Area have been limited to 
on-going maintenance of public streets and infirastructure and a small por
tion of the Area is included in a State of lUinois Enterprise Zone, The pres
ence of numerous vacant lots and buildings in need of repair and mainte
nance is evidence that the public efforts to date have not been enough. Ad
ditional portions of the Area may become blighted and lose the ability to 
generate jobs and tax revenue if these conditions are not reversed. 

D. Redevelopment Plan Purpose 

Tax increment financing ("TIF') is permitted by the Illinois Tax Increment 
Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq., as amended (the 
"Act"). The Act sets forth the requirements and procedures for establishing 
a redevelopment project area and a redevelopment plan. This Cicero/Archer 
Tax Increment Financing Redevelopment Plan and Project (hereafter re
ferred to as the "Plan") includes the documentation as to the qualifications 
of the improved portion of the Area as a conservation area and the vacant 
portion of the Area as a blighted area as defined in the Act. The purposes of 
this Plan are to provide an instrument that can be used to guide the correc
tion of Area problems, attract new private development that will produce 
new employment and tax increment revenues and to stabilize existing de
velopment in the Area. This Plan identifies those activities, sources of 
funds, procedures and various other necessarv' requirements in order to im
plement tax increment financing pursuant to the Act. 

£. P^an Objectives & Strategies 

An overall strategy' to retain viable businesses, recruit new businesses into 
the City, and check the loss of jobs from the City is at the heart of the rede
velopment efforts. The City has chosen to utilize tax increment financing to 
revive the commercial corridors, industrial sites and vacant land that make 
up the -Area. 

11 
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This Plan represents an opportunity for the City to implement a program 
that can achieve a number of cityTvide goals and objectives, as well as some 
that are specifically directed at the Area. These goals and objectives in
clude: 

• support and retention of the existing tax base of the Area; 

• expansion ofthe tax base through reuse and rehabilitation of existing 
commercial properties that are presently vacant or underutilized; 

• development of new commercial buildings on vacant and/or underu
tilized properties in the Area: 

• capitalize on the pubHc investment currently underway at Midway 
Airport, along the Stevenson Expressway (1-55) and recently com
pleted by the Chicago Transit Authority ("CTA") outside ofthe Area: 

• establishment of a program of planned public improvements designed 
to enhance the retention of existing business and to promote the Area 
as a place to do business: ' 

• improvement of the condition and appearance of properties within 
the -Irea; 

• eliminate the conditions that may cause the Area to become blighted 
and that quahfy the Area as a conservation area and a blighted area; 
and 

• property assembly as indicated herein to facilitate the development. 

This Plan creates the mechanism to revitalize the Area by improvement of 
the physical environment and infrastructure. The City proposes to use TIF, 
as well as other economic development resources, when available, to ad
dress needs in the Area and induce the investment of private capital. 

In implementing this Plan, the City is acting to facilitate the revitalization 
ofthe entire .Area. The major corridors ofthe Area should be maintained as 
a series of commercial corridors that provide services to industries and resi
dential neighborhoods in the vicinity of the Area and users of Midway Air
port. In some instances transformation of underutilized sues from existing 

12 
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uses to more productive commercial operations will be encouraged. The City 
recognizes that blighting influences will continue to weaken the Ai'ea and 
that the entire Area may become blighted i f decline is not reversed. Conse
quently, the City wishes to encourage private development activity by using 
TIF as a prime implementation tool to complete various public projects. 

This Plan is also intended to build upon the Area's proximity to Midway 
Airport and the Stevenson Expressway by providing opportunities to attract 
commercial uses that can benefit frora airport proximity. Implementation 
of the Plan can also provide support and growth and expansion opportuni
ties for existing business. An improved business atmosphere in the Area 
and removal of the blighting influences will also enhance the stability and 
value of residential properties adjacent to the Area and provide a more 
visually pleasing gateway to Midway Airport. 

F. Redevelopment Plan an,d Project Activities and Costs 

The projects anticipated for the Area may include, but are not limited to: 

• property assembly; 

• street, alley and sidewalk reconstruction; 

• transportation improvements; 

• utility work; 

• property rehabilitation and improvements to various existing proper
ties including streetscape improvements; 

• private developer assistance; 

• environmental remediation and site preparation; 

• marketing and promotion; 

• environmental remediation; and 

• planning studies. 

13 
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The anticipated activities and associated costs are shown on Table Three. 
Estimated Redevelopment Project Costs. The total estimated cost for 
the activities listed in Table Three are 830.360,000. 

Go Summary' & Conclusions 

This Plan summarizes the analyses and findings ofthe consultant's work, 
which, unless otherwise noted, is the responsibility of PGAV-Urban Con
sulting C'Consultant"). The City is entitled to rely on the findings and con
clusions of this Plan in designating the Area as a redevelopment project 
area under the Act (defined herein). The Consultant has prepared this Plan 
and the related Eligibility Study with the understanding that the City 
would rely: 1) on the findings and conclusions of the Plan and the related 
Eligibility Study in proceeding with the designation of the Area and the 
adoption and implementation of the Plan, and 2) on the fact that the Con
sultant compiled the necessary information so that the Plan and the related 
Eligibility Study will comply with the Act. 

The study and survey of the Area indicate that the reqtiirements necessary 
to designate the improved portion of the Area as a conservation area and 
the vacant land in the Area as a blighted area are present. Therefore, the 
Area is qualified under the terms of the definitions in the Act. This Plan 
and the supporting documentation contained in the Eligibility Study (in
cluded herein as Attachment One of the Appendix) indicate that the 
-^ea on the whole has not been subject to growth and development through 
investment by private enterprise, and would nor reasonably be anticipated 
to be developed without the adoption ofthe Plan. 

SECTION II - L E G A L DESCRIPTION AND 
PROJECT BOUNDARY 

The boundaries of the Area include only those contiguous parcels of real 
property and improvements substantially benefited by the activities to be 
undertaken as a part of the Plan. Since the boundaries of the Area include 
nearly 94 acres of land, the statutory minimum of 1.5 acres is exceeded. 

The boundaries represent an area that is a connected series of commercial 
corridors that serve adjacent residential neighborhoods and users of Mid
way Airport. These commercial corridors contain common characteristics 
that influence the viabiUtv of the entire Area: 

14 
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• each corridor represents an older commercial core that has suffered 
firom decline; 

• occupancy rates, building age, building conditions and streetscape 
conditions are relatively similar throughout the entire Area; 

• each corridor is in relatively close proximity to the other (i.e. where 
one corridor ends the other begins and there is no clear demarcation 
of the boundaries between corridors) 

The boundaries of the Area are shown on Exhibit A, Boundary Map of 
T I F Area included in Attachment Two ofthe Appendix and the bounda
ries are described in the Legal Description of the Area included as At
tachment Three of the Appendix. A listing of the permanent index 
numbers and the 1998 equalized assessed value for all properties in the 
Area are provided as 1998 Estimated E.A.V. by Tax Parcel included as 
Attachment Four of the Appendix. 

SECTION III - STATUTORY BASIS FOR TAX 
INCREMENT FINANCING 

A Introduction 

In Januarv' 1977, TIF was made possible by the Illinois General Assembly 
through passage of the Act. The Act provides a means for municipalities, 
after the approval of a redevelopment plan and project, to redevelop 
blighted, conservation, or industrial park conservation areas and to finance 
eligible "redevelopment project costs" with incremental property tax reve
nues. "Incremental property tax" or "incremental property taxes" are de
rived irom the increase in the current E.A.V. of real property within the 
redevelopment project area over and above the "certified initial E.A.V." of 
such real property. Any increase in EA:.V. is then multiplied by the current 
tax rate, which results in incremental property taxes. A decline in current 
E.A.V. does not result in a negative incremental property tax. 

To finance redevelopment project costs, a municipality may issue obliga
tions secured by incremental property taxes to be generated within the 
project area. In addition, a municipality may pledge towards payment of 
such obligations any part or any combination ofthe following: 

15 
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(a) net revenues of all or part-of any redevelopment project; 

(b) taxes levied and collected on any or all property in the municipality: 

(c) the fuU faith and credit ofthe municipality; 

(d) a mortgage on part or all ofthe redevelopment project; or 

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

Tax increment financing does not generate tax revenues by increasing tax 
rates. It generates revenues by allowing the municipality to captiure, for a 
prescribed period, the new revenues produced by the enhanced valuation of 
properties resulting from the municipality's redevelopment program, vari
ous redevelopment projects, and the reassessment of properties. Under the 
Act, all taxing districts continue to receive property taxes levied on the ini
tial valuation of properties within the redevelopment project area. Addi
tionally, taxing districts can receive tlistributions of excess incremental 
property taxes when annual incremental property taxes received exceed 
principal and interest obligations for that year and redevelopment project 
costs necessary to implement the Plan have been paid. Taxing districts also 
benefit from the increased property tax base after redevelopment project 
costs and obligations are paid. 

As used herein and in the Act, the term "redevelopment project" C'project") 
means any pubhc and private development project in furtherance of the ob
jectives of a redevelopment plan. The term "area" means an area desig
nated by the municipality, which is not less in the aggregate than 1-1/2 
acres and in respect to which the municipality has made a finding that 
there exist conditions which cause the area to be classified as an industrial 
park conservation area or a blighted area or a conservation area, or a com
bination of both blighted area and conservation area. Redevelopment plan 
' plan" means the comprehensive program of the municipality for develop
ment or redevelopment intended by the payment of redevelopment project 
costs to reduce or ehminate those conditions the existence of which quahfied 
the redevelopment project area for utilization of tax increment financing, 
and thereby to enhance the tax base of the taxing districts which extend 
into the redevelopment project area. 

16 
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The increase or "increment" can be used to finance "redevelopment project 
costs" such a;s property assembly, site clearance, building rehabiUtation, 
interest subsidy, construction of public infirastructiure, etc. as permitted by 
the Act. 

The Illinois General Assembly made various findings in adopting the Act: 

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

2. That the eradication of bhghted areas and the treatment and im
provement of conservation areas by redevelopment projects are es
sential to the public interest and welfare. 

These findings were made on the basis that the presence of blight, or condi
tions which lead to blight, are detrimental to the safety, health, welfare and 
morals of the public. 

To ensure that the exercise of these powers is proper and in the public in
terest, the Act specifies certain requirements that must be met before a 
municipality can proceed with implementing a redevelopment plan. One of 
these requirements is that the municipality must demonstrate that a rede
velopment project area qualifies for designation. With certain exceptions, 
an area must qualify generally either as: 

a blighted area (both "improved" and "vacant" or a combination of 
both); or 

a conservation area; or 

a combination of both blighted areas and conservation areas within 
the definitions for each set forth in the Act. 

17 
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the. Act does not offer detailed definitions, of the blighting factors used to 
guaiî - areas. The definitions set forth in the IHihois Department of Reve
nue's "Definiubns and Explanations of Blight SLnd Conservation Fa;etors 
(1988)" were used; in this regard in preparing this; Plan, 

B. The Redevelopment Plan and Prniect for the Cicero/Archer Tax 
incremeniFinancins Redevftlopmeni Project Area, 

eyidenced Wein., the Area as a whole ha.s npt been subject to grpŵ ^ 
and development through private investment. Furthermotey it is not rea-
sonabie to expect that the Area as a whole will be redeveloped without the 
use of TIF. 

this Plan has been formulated in accordance wixh the provisions of the Act 
and is intended to guide improvements and activities within the Area in 
order to stimulate private investment in the Area., The goal of the City, 
through implementation of this Plan, is that the entire Area be reviiilized 
ph a Comprehensive and plannecl basis to ensure that private invest ment in 
rehabilitation and new development: 

1. Occurs on a coordinated rather than piecemeal basis to ensure that 
land use. access and circulation, parking, public services and urban 
design are functionally integrated and meet present-day principles 
and standards; and 

2. Occurs on a reasonable, comprehensive and integrated basis to en
sure that the blighting factors are eliminated; and 

3. Accomplishes objectives within a reasonable and defined period so 
that the Area may contribute productively to the economic vitality of 
the City. 

This Plan sets forth the overall Project which are those public and private 
activities to be undertaken to accompUsh the City's above-stated goal. 
During implementation of the Project, the City may, firom time to time: (i) 
undertake or cause ro be underr.iken public improvements and activities: 
and (ii) enter into redevelopment agreements with private entities or public 
entities to construct, rehabiUtate, renovate or restore private or public im
provements on one or several parcels (collectively referred to as "Redevel
opment Projects"). 
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This Plan specifically describes the Area and summarizes the factors which 
qualify- the improved portion of the Area as a conservation area and the va
cant portion of the Area as a bhghted area as defined in the Act. (Also, see 
the Eligibility Study included as Attachment One ofthe Appendix). 

Successful implementation of this Plan requires that the City utilize incre
mental property taxes and other resotirces in accordance with the Act to 
stimulate the comprehensive and coordinated development of the Area. 
Only through the utilization of tax increment financing will the Area de
velop on a comprehensive and coordinated basis, thereby reducing or elimi
nating the conditions which have precluded development of the Area by the 
private sector. 

The use of incremental propertj* taxes wiU permit the City to direct, imple
ment and coordinate public improvements and activities to stimulate pri
vate investment within the Area. These improvements, activities and in
vestments wiU benefit the City, its residents, and all taxing districts having 
jurisdiction over the Area. These anticipated benefits include: 

• An increased property- and sales tax base arising firom new commer
cial and industrial development and the rehabilitation of e.xisting 
buildings. 

' An increase in temporary construction and full-time employment op
portunities for residents ofthe City. 

• The construction of an improved system of roadways, utilities and 
other infi-astructure which better serves existing businesses and in
dustries and accommodates desired new development. 

SECTION IV - REDEVELOPMENT GOALS 
AND OBJECTTVES 

Information regarding the needs of the Area and proposals for the future 
was obtained from the City of Chicago, various neighborhood groups, com
ments expressed at neighborhood meetings and field investigations by the 
Consultant. 

The Area boundaries have been estabhshed to maximize the development 
tools created by the Act and to address Area problems and needs. To ad
dress these needs, various goals and objectives have been established for 
the Area as noted in this section. 

19 
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A. General Goals for Qiqero/Archer Redevelopment Area 

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

1. Improve the quality of life in the City by revitalizing the Area. This 
can be accomplished through creation of seciure, functional, attrac
tive, marketable and competitive business environments. 

2. Stabilize the real estate and sales tax base for the City and other 
taxing districts having jurisdiction over the Area. 

3. Retain viable businesses wiihin the Area. 

-J. Attract new business to the Area. 

5. Improve the appearance of the commercial corridors of the Area 
through: building facade renovationy'restoration: removal of signage 
clutter: restoration of deteriorated signage. In doing so this will have 
the added benefit of improving the appearance of properties along the 
main access to Midway .^rport. 

6. Create new job opportunities within the Area. 

7. Employ residents from wiihin the Area as well as adjacent neighbor
hoods and redevelopment project areas. 

B. Redevelopment Objectives 

Listed below are the redevelopment objectives that will guide planning de
cisions regarding redevelopment within the Area: 

1. Reduce or ehminate those conditions that qualifv' the improved por
tion of the Area as a "consei-vation area" and the vacant land of the 
Area as a "bhghted area". These conchtions are described in detail in 
the Eligibility Study (see Attachment One of the Appendix). 

2. Create an environment that stimulates private investment in the up
grading and expansion of existing businesses and the construction of 
nevt- business facilities. 

3. Encourage visually attractive buildings, rights-of-way and open 
spaces. 
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4. Provide public improvements and facilities in relationship to pro
jected demand. 

5. Assist in the estabhshment of job readiness programs to provide resi
dents with skiUs necessar\' to secure jobs. 

6. Provide opportunities for women-owned and minority-owned busi
nesses to share in the process and benefits of redevelopment of the 
Area. 

7. Maximize the existing transportation network of the Area and ensure 
that the Area is served by a street system and pubhc transportation 
facilities that provide safe and convenient access.' 

8. Create a coherent urban design for the Area. 

C. Development and Design Objectives 

Listed below are the specific development and design objectives which will 
assist the City in directing and coordinating public and private improve
ment and investment throughout the Area, in order to achieve the general 
goals and redevelopment objectives for the Area identified previously in this 
Plan, 

The following guidehnes are intended to help attract desirable new busi
nesses and employment opportunities, foster a consistent and coordinated 
development pattern and create an attractive and quahty image and iden
tity for the Area. 

1. Land Use 

• Promote new commercial development and integrate new devel
opment with existing businesses. 

• Facihtate rehabihtation and development of commercial, retail 
and commercial service uses while recognizing the existence of in
stitutional and residential uses, given the Area s current bounda
ries and existing land use and zoning patterns. 

• Protect areas designated for a particular land use through imple
mentation ofthe generahzed land use plan for the Area. 
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• Encoiu'age expansion of business in the Area where concentra
tions of sound businesses exist. 

• Provide for ancillary uses associated with Midway Airport in loca
tions that do not infringe on surrounding residential neighbor
hoods. 

2. Building and Site Development 

• Repair and rehabilitate existing commercial buildings in poor 
condition. 

• Reuse vacant buildings in serviceable condition for new business 
or commercial uses. 

• Ensure that the design of new buildings is compatible with the 
surrounding building context. 

• Promote the use of lighting, signage and landscaping that adds 
visual interesl and promotes a unique identity within the area. 

• Locate building service and loading areas away from front en
trances and major streets where possible. 

• Encourage secure parking, service and support facihties that can 
be shared by multiple businesses and industrial uses. 

• Encourage consistent decorative elements around the perimeter of 
commercial buildings to provide street level identity. 

3. Transportation and Infrastructure 

• Provide safe and convenient access to the Area for trucks, autos 
and pubhc transportation. 

• Improve streets, street hghting, curbs, sidewalks and traffic sig-
nalization. 

• Promote developments that take advantage of access to the City's 
mass transit network. 
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• Provide well-defined, safe pedestrian connections. 

• Upgrade public utilities and infrastrucfure throughout the Area. 

• Upgrade the Cicero Avenue corridor as a major entrance to the 
Area. 

4. Urban Design 

• Estabhsh a streetscape system to guide the design and location of 
light fixtures, sidewalks, paving materials, landscaping, street 
furniture and signage within each commercial/industrial district 
in the Area, 

• Promote high-quality architectural design throughout the Area. 

• Replace signage that is deteriorated and unattractive. 

• Landscape the major street corridors and repave deteriorated 
sidewalks and curbs. 

• Preserve and promote buildings with historic and architectural 
value, where appropriate. 

• Clear, clean and maintain vacant land and use vacant lots for 
permanent, attractive open space or off-street parking. 

• Eliminate graffiti, trash, weeds and other visually offensive condi
tions. 

5. Landscaping and Open Space 

' Provide landscaped buffer areas to reduce the impact of commer
cial activities on adjacent residential neighborhoods. 

' Encourage landscaped setbacks. 

• Promote the use of landscaping and attractive fencing to screen 
dumpsters, waste collection areas, loading areas, service areas 
and the perimeter of parking lots and other vehicular use areas. 

23 



31400 JOURNAL-CITY COUNCIL-CHICAGO 5/17/2000 

• Pfomoie the development of shared open spaces within the com
mercial corridors, including courtyards, outdoor eating areas, rec
reational areas, etc. 

• Ensure that open spaces are designed, landscaped and lighted lo 
achieve a high level of security. 

SECTION V - BASIS FOR E L I G I B I L I T Y 
OF THE AREA & FINDINGS 

A. Introduction 

Attachment One of the Appendix (the "Eligibilit>- Study") contains a 
comprehensive report that documents all factors required by the Act to 
make a determination that the area is eUgible under the Act. A brief syn
opsis of this Eligibility Study is included in this Section. 

To designate redevelopment project area, according to the requirements of 
the Act, a municipality must find that:there exist conditions which cause 
such project area to be classified as a bUghted area, conservation area, com
bination of blighted and conservation areas, or an industrial park conserva
tion area. The criteria and the individual factors that were utilized in con-
ductirvg the evaluation of the physical conditions in the Area are outlined 
under the individual headings that follow. 

B. Area Backsround Information 

1. Location and Size of Area 

The northern portion of the Area is located eight and one-half miles south
west of downtown Chicago. The Ai'ea includes the following commercial 
corridors; 

• Cicero Avenue fi-om 45'̂ -"- Street to approximately 53'̂ '̂  Street: 

• 47='" Street from Laramie Avenue to Knox Avenue; and 

• Archer Avenue from Laramie Avenue to Keating Avenue; 

The boundanes of the .-Irea are described in the Legal Description in
cluded a? Attachment Three of the Appendix and are geographically 
shown on Exhibit A. Boundary Map of TIF Area, included m Attach
ment Two ofthe Appendix E.\istin» land uses are identified on Exhibit 
B, Existing Land Use Assessment Map. included in Attachment Two 
of the Appendix. 
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2. Description of Current Conditions 

The Area consists of 40 (full and partial) city blocks, 114 buildings and 395 
parcels covering approximately 94 acres. The gross land use percentage 
breakdown.of the Area s acreage is provided on the following page: 

Land Use Perceiitage of 
Gross Land Area 

Percentage of Net 
Land Aiea^ 

Residential 3.7% 6.6% 
Commercial 32.9% 58.8% 
Institutional arid Relared 9.7% 17.3% 
Vacant/Undeveloped 9.7% 17.3% 
Public Riehts-Of-Way 44.0% K/A 

• Net land area exclusive of public rights-of-way. 

Much of the Area is in need of redevelopment, rehabilitation and revitaliza
tion and is characterized by the three conservation area factors that exist to 
a major extent listed below as well as seven additional factors that exist to 
a minor extent presented later in this Plan: 

Obsolescence 

58% of buildings or parcels exhibited evidence of obsolescence. Obsoles
cence identified in the Area includes: structures containing vacant space, 
structures with design and space layouts that are no longer suitable for 
their current use, parcels of limited and narrow size and configuration 
and obsolete site improvements including limited provisions for on-site 
parking. 

Excessive Land Coverage 

64% of buildings or site improvements exhibited evidence of excessive 
land coverage. Examples of excessive land coverage identified in the 
Area include: building or sue improvements exhibiting nearly 100% lot 
coverage, lack of required off-street parking and inadequate provision for 
loading or service areas. 
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Depreciation of Physical Maintenance 

Depreciation of physical maintenance was identified on 75% of buildings 
and site improvements in the Area. Examples observed in the Area in
clude: unpainted or unfinished surfaces, peeling paint, loose or missing 
materials, cracks in masonrv- construction, broken windows, loose gut
ters and downspouts, and damaged building areas still in disrepair. 
Trash and debris was also observed on several sites and several parking 
lots and paved areas exhibited cracks and potholes in need of repair. 

The Area on the whole has not been subject to growth and development 
through investment by private enterprise on a level consistent with other 
sections ofthe City and would not reasonably be anticipated to be developed 
without the adoption ofthis Plan, Age and the requirements of contempo-

rar>- commercial and industrial tenants have caused portions of the Area 
and its building stock to become obsolete and may result in further disin
vestment in the Area. 

Along portions of Cicero Avenue and 47*̂  Street, numerous vacant lots exist 
where once viable commercial or residential structures stood. Some com
mercial uses along Cicero Avenue and 47̂ ^ Street are vacant and underu
tilized. The presence of depreciation of physical mziintenance, obsolescence, 
and excessive land coverage impact negatively on the Area and surrounding 
residential areas and uses. The Commercial corridor along Archer Avenue 
e.xhibits a streetscape in need of improvement. 

The City is currently developing this Plan in an attempt to attract new 
growth and development. 

The City and the State of Illinois ("State") have designated a portion of this 
section ofthe community as Enterprise Zone 2. (see Exhibi t F, Enterprise 
Zone Map included in Attachment Two of the Appendix). However, 
this initiative only covers a small portion of the Area to the east of Cicero 
Avenue and the Cicero Avenue right-of-way. This Enterprise Zone designa
tion is not enough to ehminated further dechne in those portions of the 
Ai'ea within the Enterprise Zone. In addition, the Enterprise Zone designa
tion does not cover all sections ofthe .Area. However, in the future, the En
terprise Zone could be expanded and in conjunction with the components of 
this Plan, could assist in addressing some portions of the Area by providing 
additional incentives for attracting new businesses and retaining existing 
ones that can build on these existing mechanisms. 
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From 1993 through 1998, the Equalized Assessed Value (E-.A.V.) ofthe City 
of Chicago, increased from S28.7 billion to S33.9 billion according to Cook 
County records. This represents a gain of S5.2 billion (annual average of 
3.6%) during this six-year period. From 1993 through 1998. the E.A.V. of 
Lake Township, the township which includes the Cicero/Archer Redevelop
ment Project Area, increased from S3.1 billion to S4.0 billion according to 
Cook County records. This represents a gain of S0.9 billion (annual average 
of 5.8%) during this six-year period. In 1993 the E.A.V. of the Area was 
S14.3 million. In 1998. the E.A.V. ofthe Area was S19.9 million. This rep
resents a gain of So.6 million (annual average of 7.8%) during the six-year 
period between 1993 and 1998. 

While this percentage increase is substantial, the majority of growth occur
ring in the Area during the past 6 years occurred in the reassessment year 
of 1997 and occurred on a small number of properties scattered throughout 
the Area. Between 1996 and 1997 the EAV of the Area grew bv 21.1%. 

However, eleven properties (2.8% of the 395 properties in the Area) account 
for 54.2% of rhe growth between 1996 and 1997. When these eleven proper
ties are removed firom calculations the E j \ . V . growth rate of the Area be
tween 1996 and 1997 falls to 9.6% (compared to 10.6% for Lake Township). 
Therefore, during the 1997 reassessment period the Area's growth rate (ex
cluding the 11 properties mentioned above) was 9.4% below that experi
enced in Lake Township as a whole. The limited number of building permits 
issued for new construction since 1994 also indicates that E.A.V. growth 
occurring in the Area is due to reassessment and not due to new construc
tion. Only 3 permits for new buildingsi and 33 permits for rehabilitation 
projects have been issued in the Area since July 1, 1994. According to 
building permit information provided by the City the total construction 
costs of these improvements was approximately $1,7 million (approximately 
SO.5 million in E.A.V.). Therefore, the majority of the growth occurring in 
the Area is not coming from new investment but is coming firom reassess
ment. Historic trends also indicate that E.A.V. growth is only occurring 
during reassessment years. In the 2 years prior to 1997, the E.A.V.. of the 
-\rea decHned. Between 1995 and 1996 the E.A.V. of the Area declined bv 
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approximately 5426,000 or -2.5%. Between 1994 and 1995 the E-A.V. of 
the Area declined by approximately Sli86,000 or -1,1%. Therefore, the 1995 
and 1996 E.A.V. of the Area was lower than the 1994 E JV.V and only recov
ered dviring the reassessment year of 1997. In addition, between 1997 and 
1998 the E.A.V. of the Area dechned. This means that in three of the last 4 
years the E.A.V. of the Area declined. Furthermore, E.A.V.'s for individual 
properties also indicate that investment is not occurring. Between 1996 
and 1997. 57 (14.5%) of the properties in the Area experienced E.A.V. de
clines and 9.6% of the properties in the Area are deUnquent in the payment 
of 1995 through 1997 real estate taxes. 

Vacant floor space and buiiding code violations indicate that the building 
stock of the Area is declining. There is approximately 14.000 square feet of 
vacant commercial floor space in the Area. Much of this vacant floor space 
is located in buildings that are obsolete in terms of contemporar>- business 
requirements such as building design and site layout. Therefore, reuse of 
much of the vacant floor space in the Area is unlikely. Since July 1. 1994, 
66 building code violations have been issued on buildings. Twenty-four vio
lations were issued for properties on Archer Avenue, 4 were issued for prop
erties on 47ih Street and 38 were issued for properties on Cicero Avenue. 
These violations suggest that properties are gradually becoming obsolete 
and maintenance on these structures is declining as the buildings age. Ap
proximately 71% of the buildings in the Area are or exceed 35 vears of age. 
Onlv one demohtion permit has been issued in the Area since Julv 1, 1994. 
Much of the 9.1 acres of vacant land in the Area (primarily along Cicero 
Avenue and 47"'' Street) has been vacant for more than 5 vears. 

The number of code violations, vacant floor space in obsolete buildings, tax 
delinquencies and vacant lots suggest; that a cycle of decHne is occurring 
along Cicero Avenue and 47'̂ ^ Street. 'As buildings age, they become obso
lete and maintenance on those buildings dechnes. The structures eventu
ally become vacant and are left standing to deteriorate further or are de-
mohshed and the lot is left vacant. 
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As part of the documentation of existing conditions in the Area a separate 
analysis was performed that looked at development opportunities in the 
Area. According to information provided by the Goodman Wilhams Group, 
a Chicago based real estate research group, development opportunities exist 
along the major streets ofthe Area. The property along Cicero Avenue, 47'^ 
Street and Archer Avenue is a development opportunity because of it's ac
cess to 1-55, the proximity to Midway Airport and the large, skilled labor 
force in the proximity of the Area. However, many of these sites are cur
rently underutilized or in need of revitalization. The limiting development 
factors on these potential development sites are the presence of marginal 
commercial structures, the presence of obsolete site layouts and obsolete 
structures and the necessity to assemble multiple parcels to create develop
able sites. These conditions are common along Cicero Avenue and 47th 
Street. 

C. Existing Land Use and Zoning Characteristics 

A tabulation of existing land use by category is shown on the following 
page: 

The existing land uses itemized in Table One are predominantly commer
cial in nature as 32.9 percent of the gross land area or 58.8.percent of the 
net Area (exclusive of public right-of-way) is commercial. Vacant/Undevel
oped land is also significant in the .Area as 9.7 percent of the gross land 
area or 17.3 percent ofthe net Area (exclusive of public right-of-way) is va
cant. One major institutional use (Hearst School) is located in the Area. 
N'o public parks are located m the .Area. Several residential pockets are 
present in the Ajrea. The residential pockets are multi-family uses located 
along .Aj'cher Avenue and along Cicero Avenue near the Archer/Cicero in
tersection. There are 23 multi-family residential structures containing a 
total of 212 residential units and 7 muxed-use (buildings with first floor 
commercial uses and second floor residential uses) structures containing a 
total of 11 residential units in the Area. There are no single-family residen
tial structures in the .Area. One hundred seventy eight of the 212 multi-
family residential units are occupied and 10 ofthe 11 mixed-use residential 
units are occupied. Appro.ximately 3.7 percent of the gross land area or 6.6 
percent ofthe net land area (exclusive of public right-of-way) is residential. 
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The land use survey and map are intended to focus on the uses at street 
level which usually are the predominant use of the property. It should be 
recognized, however, that some of the multi-story buildings along Archer 
Avenue are actually mixed-use structures. The upper floors of these build
ings are often intended for multi-family use, constructed so that the busi
ness owner could live above his shop and maximize the rental income po
tential of the buiiding. In the overwhelming majority of these instances, 
these upper floors experience high rates of occupancy even if the .first floor 
commercial space is vacant. The focus on ground floor uses is not intended 
to minimize the importance ofthe second* floor uses. In fact, maximum use 
and occupancy of these mixed-use buildings is and should be encouraged. 

Table One 
Tabulation of Existing Land Use 

Land Use Land Area 
Gross Acres 

% of Gross 
Land Area 

% of Net 
Land Area' 

Residential . 3.5 3.7% 6.6% 

Commercial 31.0 32.9 58.8 

Insiicucional 9.1 9.7 17.0 

Vacani/L'ndeveloped 9.1 9.7 17.5 

Sub total - Net .Area 52.7 56.0% 100.0% 

Public Rjehts-Of-Way 4-4.0 

Total 94.1 .\c. 100.0% 

Note: 
• Xe: land area exclusive of pubhc nghts-of-way 

The majority of property within the .Area is zoned in "'commerciar" or "busi
ness" categories. A small portion ofthe .Ajrea is zoned as industrial and resi
dential zoning covers the limited amount of residential uses in the .Area as 
well as Hearst School. (See Exhibit D. Generalized Existing Zoning 
Map included in Attachment Two of fhe .Appendix). Along the bounda
ries of the .Aj-ea. residential uses are in close proximity to businesses. The 
boundary separating residential and commercial uses is typically an alley. 
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D. Investigation and An.al'vsis of Cdnservation Factors and BUsht-
ing Factors 

In dê ermjmin the proposed Area meets the eHgibiUtir requirer 
inents: of the Act; varibiis methods of research were litilized ih addition to 
the field suryeys. The data includes infortnatibh assembled firom, the 
sources below-: 

1. Contacts ;With locail̂  m knowledgeable pf Axei conditions an:d 
history, age of buildings and isite improvements, methods of construc
tion, real estate records and related items were utilized. 

2. Aerial photographs, Sidwell block sheets, etc. were utilized. 

3. Inspection and research as to the condition of local buildings, streets, 
utilities, etc. 

4. On-site field inspection of the proposed Area conditions b\' experi
enced property inspectors of the Consultant and others as previously 
noted. Personnel of the Consultant are trained in techniques and 
jjrocedures to determine conditions of locad properties, uiihti^s, 
streets, etc. and determine ehgibihty of designated areas for tax in
crement financing. 

5. Use of accepted definitions and guidelines to determine area eligibil
ity as estabhshed by the Ilhnois Department of Revenue manual in 
conducting eligibility compliance review for State of lUinois Tax In
crement Finance Areas in 1988. 

6. Adherence ro basic findings of need as established by the Illinois 
General .Assembly in establishing the Act. These are; 
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a. There e.xists in many Illinois municipalities areas that are con
servation or blighted areas, within the meaning ofthe Act. 

b. The eradication of blighted areas and the treatment of conserva
tion areas by redevelopment projects are essential to the public 
interest. 

c. These findings are made on the basis that the presence of blight 
or conditions, which lead to blight, is detrimental to the safety, 
health, welfare and morals ofthe public. 

In making the determination of eligibility, it is not required that each and 
even- property or building in the .Area qualify. It is the Area as a whole 
that must be determined to be eligible and that the factors are reasonably 
distributed throughout the Area. 

The Act currently sets forth 14 separate factors that are to be used to de
termine i f an area qualifies as a "conservation area". In addition, two 
thresholds must be met. For an area to qualifr' as a conservation area 50% 
or more of the structures in the area must have an age of 35 years or more 
and a combination pf 3 or more of the 14 factors must be found to exist such 
that although the area is not yet a blighted area, it is detrimental to the 
pubhc safet\\ health, morals or welfare and may become a blighted area. 
For vacant areas to be declared as a "bhghted area" additional criteria and 
factors must be met. 

The Act currently does not define the bhght terms, but the Consultant has 
utilized the definitions for these terms as estabhshed by the Illinois De
partment of Revenue in their 1988 Comphance Manual. The Eligibflity 
Study included in the Appendix defines all of the terms and the methodol
ogy' employed by the Consultant in arriving at the conclusions as to eligi
bility. 

Conservation Area; A combination of 3 or more of the following factors for 
improved property must exist for an area to quaUfy as a conservation area 
under the Act; 

1. Dilapidation 
2. Obsolescence 
3. Deterioration 
4. Illegal use of individual structures 
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5. Presence of structures below minimum code standards 
6. Abandonment ' 
7. Excessive vacancies 
8. Overcrowding of structures and community facilities 
9. Lack of ventilation, light, or sanitary facilities 
10. Inadequate utilities 
11. Excessive land coverage 
12. Deleterious land use or layout 
13. Depreciation of physical maintenance 
14. Lack of community planning 

Table Two. Conservation Area Faptors Matrix, provided on the fol
lowing page, tabulates the condition of all improved properties in the ap
pro.ximately 94-acre. 40 full and partial block Area. Table Two documents 
the conditions of improved portions of the Area. The data contained in Ta
ble Two indicate that three blighting factors associated with improved land 
are present to a meaningful extent ahd generally distributed throughout 
the Area. 

Blighted Vacant Area: The following are various provisions that permit va
cant property to qualify as bhghted: 

1. Combination of 2 or more of the' following factors: 

i . Obsolete platting of the vacant land, 
i i . Diversity of ownership ofsuch land, 
i i i . Tax and special assessment dehnquencies on such land. 
iv. Flooding on all or part of such vacant land, 
v. Deterioration of structures or site improvements in neighbor

ing areas adjacent to the vacant land, or 

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

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

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

•5. The area, prior to its designation, is subject to chrome flooding 
which adversely impacts on real property in the area and such 

/ 
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flooding is substantially caused by one or more improvements 
within or in proximity to the area which improvements have been 
in existence for at least 5 years, or 

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

7. The area is not less than 50 nor more than 100 acres and 75% of 
which is vacant, notwithstanding the fact that such area has been 
used for commercial agricultural purposes within 5 years prior to 
the designation of a redevelopment project area and which area 
meets at least one of the factors itemized herein, and the area has 
been designated as a town or village center by ordinance or com
prehensive plan adopted prior to January 1, 1982, and the area has 
not been developed for that designated purpose. 

The following discussion identifies the relevant ehgibility- considerations for 
the vacant portions of the Area. The vacant areas discussed below have 
been vacant for some time and would be available for development if pri
vate sector interest was identified. 

Approximately 9.1 acres or 17.3 percent of the net land area (exclusive of 
public right-of-way) was identified as vacant. It is evident firom historic 
plats and photos that buildings once existed on some of these sites and 
demolition of these structures has occurred over time. Since July 1, 1994 
only one structvure has been demolished according to permit data provided 
by the City. Therefore, it is evident that demohtion of these structures 
occurred more than 5 years ago and these vacant sites have not generated 
any development activity for some time. Given the deteriorated condition of 
existing structures in the vicinity of the vacant land and the presence of 
other factors necessary to qualify as bhghted property under the Act on the 
vacant land, the vacant portions ofthe Area qualify as a blighted area. 

Further discussion of the relevant eligibihty considerations for the vacant 
areas is included in the Eligibility Study included as Attachment One of 
the Appendix. The vacant parcels are illustrated on the Exhibit B, 
Existing Land Use Assessment Map included in Attachment Two of 
the Appendix and summarized in the discussion below;' 
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E. Summary ofFindines/Area Qualification 

It was determined in the investigation and analysis of conditions in the 
Area that the improved portions of the Area qualify- as a "conservation area" 
and the vacant portions of the Area quahiy as a "bhghted area" under the 
Act. The qualifying factors that were determined to exist in the improved 
area and vacant area are summarized later in this section. The Plan in
cludes measinres designed to reduce of eliminate the deficiencies that cause 
the Area to qualify consistent with the strategy ofthe City in other redevel
opment project areas. 

The loss of businesses firom this Area, mirroring the experience of other 
large urban centers, further documents the trend line and deteriorating 
conditions of the Area. Closures and abandonment of some vacant commer
cial storefronts and vacant land are further evidence of declining conditions 
in the Area. 

The City and the State have designated a portion of the Area (approxi
mately 24.8%) as State of Illinois Enterprise Number Zone 2 as a further 
response to deteriorating conditions in the Area. However, this designation 
only covers a small portion of the Area east of Cicero Avenue and the right-
of-way of Cicero Avenue. This designation recognizes the significant needs 
of a portion of the Area and reinforces the need for public financial incen
tives are reqtiired to attract private investment (see Exhibit F , Enter
prise Zone Map included in Attachment Two of the Appendix). 

The conclusion of the Consultant is that the number, degree and distribu
tion of ehgibility factors as documented in this report warrant the designa
tion of the Area as a conservation area and as a bhghted area as set forth in 
the Act. The summary tables contained on the following pages highlight 
the factors found to exist in the Area that cause it to qualift-. Although it 
may be concluded that the mere presence of the stated ehgibility factors 
noted herein may be sufficient to make a finding of qualification as a con
servation area or blighted area, this evaluation was made on the basis that 
the factors must be present to an extent that would lead reasonable persons 
ro conclude that public intei-vention is appropriate or necessary. Secondly, 
the distribution of conservation area and bhghted area eligibihty factors 
throughout the .Area must be reasonable so that a good area is not arbitrar
ily found to qusQify- as a conservation or bhghted area simply because of 
proximity to an area that e.xhibits bhghting factors. 
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The presence of multiple conservation area and bUghted area factors, va
cant land and declining E.A.V.'s of some area properties indicates that the 
Area on the whole has not been subject to growth and development as a re
sult of investment by private enterprise .and is not anticipated to be devel
oped without the adoption of this Plan. These have been previously docu-

, mented. All properties within the Area will benefit firom the TIF program. 

1. Improved Land Statutory Factors 

1 1 ! 
1 
1 

E L I G I B I L I T Y FACTOR' EXISTING IN 

AREA 

i Age* 71?o of bldgs. 
are or exceed 

35. years of age. 

: 1 DUaoidation Not Present 
2 • Obsolescence Major Extent 

•; 3 ' Deterioration Minor Extent 
: 4 

1 

; Illeeal use of indi\'idual structures Minor Extent 

5 •' Presence of structures below minimum code standards Minor Extent 

6 '• .Abandonment Not Present 

1 ' Excessive vacancies Minor E-xtent 

8 ' Overcrowding of structures and commumt\' facilities Not Present | 

9 Lack of ventilation, lî ht or sanitarv facilities Minor Extent ' 

10 . Inadequate utilities Not Present 

11 Excessive land coveraee Major Extent ! 

12 Deleterious land use or lavout Minor Extent '. 

13 Depreciation of phvsical maintenance Major Extent 

14 Lack of commumtv nlannine Minor E.\tent 
Notes: 

; Oniv three factors are required b\ the for *li2>biii;y Ten lacrors are present in the .\iea 
Three factots were found :3 sxisc :o J major e.vtent and seven were iour.a tc e.tist to a minor 
itrcnt. 

•J .ACC !S not 3 factor for desisrnation bu: rathe.' a threshold that must be met before an area ca.r 
-j jalsr.' as a conservation arei 
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2. Vacant/t'nimnroved Land-Staturon-Factors 

ELICJIBILITY FACTQR 
EXISTING LN̂  VACANT/ 

UNIMPROVED PORTION 
OFARBA 

Tw-o or more of the foUovi^iiig factors: 
i . Obs^ete plattihf (Present) 
i i . Diversiî " of bwriership (Presehtl 
i i i Taa.and;a6ses.smeni: delinqueiâ ^̂ ^̂  (Present) 
iv. . Flooding ODpes not exist) 
V. Deterioration of structures or site improyements in j 

neighboring areas adjacent, to the vacant land (Pre
sent) 

Or 

YES 

'•' 2 |;-Area immediately prior to becoming vacant qualified as 
i [ a biighted improved area: 
; : Or 

3 

•1 

Area consists of unused quarrv or quarries: 
Or I 

.Area consists of unused rail yards, rail cracks or rail
road righirof-wav: 

Or " 

.•\rea pnor to designation is subject to chronic flooding , 
caused by improvements: 

Or 

Area consists of unused disposal sue coniainine earth, 
stone, building debris, etc.: 

Or 

-Ajea is not less than 50 nor more than 100 acre? and 
TS".! I? vacant: 

The analysis presented above i5 based- upon field review and data assem
bled by che Consultanc. The conclusions presented in this report are chose 
of che Consukant. The study and survey of the Area indicate that require
ments necessary for designation of the improved portion of the .Area as a 
conservation area" and the vacant portion of the .\rea as a "biighted area" 

are present. 

37 



31414 JOURNAL-CITY COUNCIL-CHICAGO 5/17/2000 

Therefore, the Area is qualified as both a conservation area ahd blighted 
area to be designated as a redevelopment project area and ehgible for Tax 
Increment Financing under the Act (see full text of Attachment One, El i 
gibility Study included in the Appendix). 

SECTION VI - REDEVELOPMENT PLAN 
AND PROJECT 

A Introduction 

This section presents the Plan and Project for the Area, Pursuant to the 
Act, when the finding is made that an area qualifies as a conservation, 
bUghted. combination of conservation and bhghted areas, or industrial park 
conservation area, a redevelopment plan must be prepared. A redevelop
ment plan is defined in che Act at 65 ILCS 5/11-74,4-3 (n) as: 

the comprehensive program of the municipality for development 
or redevelopment intended by the payment of redevelopment 
project costs to reduce or eliminate those conditions the existence 
of which qualified the redevelopment project area as a "blighted 
area" or "conservation area" or combination thereof or "indus
trial park conservation area," and thereby to enhance the tax 
bases of the taxing districts which extend into the redevelop
ment project area. 

B. Generalized Land Use Plan 

The generalized land use plan for the Area is presented on Exhibit C. 
Generalized Land Use Plan included in Attachment Two of the Ap
pendix. 

The generalized land use plan for the .Area will be in effect upon adoption of 
this Plan. This land use plan is a generalized plan m that it states land use 
categories and even alternative land uses that apply to each block in the 
.\rea. Existing land uses that are not consistent with these categories may 
be permitted to exist. However. TIF assistance will only be provided for 
those properties in conformity with this generalized land use plan. 

The commercial corridors of the .Area should be revitalized through im
provement of the existing streetscape and infrastructure. Redevelopment 
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of small-scale individual properties with the primary focus being a series of 
planned commercial retail/service corridors is anticipated. 

In addition, provisions for other land uses, including, residential and pub
lic/institutional uses are included. The various land uses should be ar
ranged and located to minimize conflicts between neighboring land use ac-. 
tivities. 

"The generahzed land use plan is focused on maintaining and enhancing 
sound and viable existing businesses, and promoting new business devel
opment at selected locations. The generalized land use plan highlights ar
eas for use as commercial business that wiU enhance existing development 
and promote new development within the Area. The generalized land use 
plan designates six (6) land use categories within the Area: 

i. Residential/Commercial 
n. PubUc/Institutional 
iii. Commercial 
iv. Commercial/Industrial 
V. Institutional/Commercial 
vi. Transportation 

These six categories, and their location are identified on Exhibit C, Gen
eralized Land Use Plan included as Attachment Two ofthe Appendix. 
These six categories were developed from several factors: existing land use, 
the existing underlying zoning district and the land use anticipated in the 
future. 

The intent of the Generalized Land Use Plan is for continued commercial 
use of these corridors by providing opportunities for commercial expansion 
and revitalization that will serve the residents of the Area as well as indi
viduals traveling to and from Midway .Airport. It is not the intent of the 
generalized land use plan to ehminate non-conforming existing uses in this 
Axea. or to eliminate residential uses. The intent is to prohibit the expan
sion of these uses where appropriate and allow the commercial nature ofthe 
.Ai-ea to remain intact. In some instances, transformation from residential 
use to commercial may be desirable. It should be clearly noted that existing 
uses may remain until such time that they are no longer viable for their 
current use. 
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C. Redevelopment Projects 

To achieve the objectives proposed in the Plan, a number of projects and 
activities will need to be undertaken. An essential element of the Plan is a 
combination of private projects, public projects and infrastructure im
provements. Al l redevelopment project activities shall be subject to the pro
visions of the City's ordinances and apphcable codes as may be in existence 
and may be amended from time to time. Projects and activities necessary to 
implement the Plan may include the following: 

1, Private Redevelopment Projects: 

RehabiUtation of existing properties including adaptive reuse of cer
tain existing buildings built for one use but proposed for another use 
(so long as such rehabiUtation can comply with appUcable Cit>- codes 
and the GeneraUzed Land Use Plan contained herein). New construc
tion or reconstruction of private buildings at various locations as 
permitted by the Plan. ; 

2, Public Redevelopment Projects: 

Pubhc projects and support activities wiU be used to induce and com
plement private investment. These may include, but are not limited 
to; street improvements; pubhc building rehabiUtation; land assem
bly and site preparation: street work; transportation improvement 
programs and faciUties; pubUc utiUties (water, sanitary and storm 
sewer faciUties); environmental clean-up; park improvements; school 
improvements; landscaping; trafSc signaUzation; promotional and 
improvement programs; signage and hghting, as well as other pro
grams as may be provided by the City and permitted by the Act. 

3, Property Assembly; 

Property assembly in accordance with this plan may be undertaken 
by the private sector. .Additionally, the City may encourage the pres
ervation of buildings that are structurally sound and compatible with 
the overall redevelopment ofthe .Area. 
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To meet the goals and objectives of the Plan, the City may acquire 
and assemble property throughout the Area. Exhibit G-l , Land Ac
quisition Map located in Attachment Two ofthe Appendix, indi
cates the parcels currently proposed to be acquired for clearance and 
redevelopment in the Project Area. Exhibit G-2, Land Acquisition 
List also included in Attachment Two of the Appendix portrays 
the acquisition properties in more detail. Parcels of land may be ac
quired for the purposes of land assembly for future redevelopment. 
Site preparation may include demolition of existing improvements 
and environmental remediation, where appropriate. 

To meet the goals. poUcies or objectives of this Plan, the City may ac
quire and assemble property throughout the Area. Land assemblage 
by the City may be by purchase, exchange, donation, lease, eminent 
domain or through the Tax Reactivation Program and may be ac
quired for the purposes of (a) sale, lease, or conveyance to private de
velopers, or (b) sale, lease, conveyance or dedication for the construc
tion of pubUc improvements or faciUties. Furthermore, the City may 
require written redevelopment agreements with developers before 
acquiring any properties. As appropriate, the City may devote ac
quired property to temporary uses until such property is scheduled 
for disposition and development. 

The City may demoUsh improvements, remove and grade soils and 
prepare sites with soils and materials stiitable for new construction. 
Acquisition, clearance and demolition will, to the greatest extent pos
sible, be timed to coincide with redevelopment activities so that tax-
producing redevelopment closely follows site clearance. 

The City may (a) acquire any historic structvire (whether a desig
nated City or State landmark or on, or eligible for, nomination to the 
National Register of Historic Places); (b) demoUsh any non-historic 
feature ofsuch structure; and (c) incorporate any historic structure or 
historic feature into a development on the subject property or ad
joining property. 
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In connection with the City exercising its power to acquire real prop
erty not currently identified on Exhibit G-l. including the exercise of 
the power of eminent domain, under the Act in implementing the 
Plan, the Citv- wiU follow its customary procedvures of having each 
such acquisition recommended by the Community Development 
Commission (or any successor commission) and authorized by the 
City Council of the City. Acquisition of such real property as may be 
authorized by the City Council does not constitute a change in the 
nature of the Plan. 

For properties described on Exhibit G-l , Land Acquisition Map 
located in Attachment Two of the Appendix, the acquisition of oc
cupied properties by the City shall commence within, four years from 
the date of the publication of the ordinance approving the Plan. Ac
quisition shall be deemed to have commenced with the sending of an 
offer letter. After expiration of this four-year period, the City may 
acquire such property pursuant to the Plan under the Act according 
to its customarj- procedures described in the preceding paragraph. 

Relocation assistance may be provided in order to facilitate redevel
opment of portions of the Redevelopment Project Area and to meet 
the other City objectives. Businesses or households legaUy occupying 
properties to be acquired by the City may be provided with relocation 
advisor}- and/or financial assistance as determined by the City. 

The estimated costs associated with the eUgible redevelopment projects are 
presented in Table Three, Estimated Redevelopment Project Costs 
below. 

42 



5/17/2000 REPORTS OF COMMITTEES 31419 

TABLE T H R E E 
Estimated Redevelopment Project Costs 

Activity Cost^ 

1. Planning, Legal. Professional Services, $ 1,000,000 
Administrative 

2. Property Assembly; Site Clearance & S 7.000.000 
Clean-Up; Site Preparation 

3. Rehabilitation Costs S 8,000,000 

4. Public Works or Improvements S 4,000,000 

5. Job Training S 3,360,000 

6. Taxing Districts' Capital Costs , S 2.000.000 

7. Relocation Costs S 2.000.000 

8. Interest Subsidy S 3.000.000 

*Total Redevelopment Project Costs $30,360,000 

• Further descriptions of costs are provided in Section VII of this Plan. Certain 
costs contained in this table will become ehgible costs as of .November 1. 1999 pur
suant to an amendment to the .^ct. 

In addition to the above stated costs, each issue of bonds issued to finance a phase 
of the project may include an amount of proceeds sufficient to pay customary and 
reasonable charges associated with the issuance of such obhgations. including in
terest. .Adjustments to the estimated line item costs above are expected and may be 
made by the City without amendment to the Plan. Each indh-idual project cost will 
be re-evaluated in hght of projected private development and resulting incremental 
t3.\ revenues as it is considered for pubhc financing under the provisions of the .Act. 
The totals of line items set forth above are an upper hmit of expenditures. .Adjust
ments may be made in Une items within the total and may be made without 
amendment to the Plan, The City may incur Redevelopment Project Costs which 
are paid for from the funds of the City other than incremental ta.\es, and the City 
may then be reimbursed for such costs from incremental taxes. E.xcept as permit
ted by the .Act, m no instance shall such additions or adjustments result in any in
crease in the total redevelopment costs without further amendment to this Rede
velopment Plan. 
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These are projects that are necessary to carry out the capital improvements 
covering portions of the Cicero/Archer Redevelopment Area and to address 
the additional needs identified in preparing this Plan. This estimate in
cludes reasonable or necessary costs inctunred or estimated to be incurred in 
the implementation of this Plan. Some of the costs Usted in Table Three, 
Estimated Redevelopment Project Costs will become eUgible costs un
der the Act pursuant to an amendment to the Act which wil l become effec
tive November 1, 1999. Except as permitted by the Act, in no instance shall 
such additions or adjustments result in any increase in the total redevel
opment costs without further amendment to this Redevelopment Plan. 

i 
The City may enter into redevelopment agreements or intergovernmental 
agreements with private entities or pubUc entities to construct, rehabiUtate, 
renovate or restore private or public improvements on one or several parcels 
(collectively referred to as Redevelopment Projects). Redevelopment 
agreements may contain terms and prpvisions that are more specific than 
the general principles set forth in this Flan and which may include afford
able housing requirements. 

The City proposes to achieve its redevelopment goals and objectives for the 
Area through the use of public financing techniques including, but not lim
ited to tax increment financing. The City also reserves the right to under
take additional activities and improvements authorized under the Act. 

D. Assessment of Financial Impact on Taxins Districts 

In 1994. the Act was amended to require an assessment of any financial 
impact of the redevelopment project area on. or any increased demand for 
services from, any taxing district affected by the redevelopment plan and a 
description of any program to address such financial impacts or increased 
demand. The City intends to monitor development in the .Area and with the 
cooperation ofthe other affected ta.xing'districts will attempt to ensure that 
any increased needs are addressed m connection with any particular devel
opment. 

The following major tcLxing districts presently levy taxes against properties 
located within the Area: 

44 



5/17/2000 REPORTS OF COMMITTEES 31421 

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

Cook County Forest Preserve District. The Forest Preserve District is 
responsible for acquisition, restoration and management of lands for the 
purpose of protecting and preserving open space in the City and County 
for the education, pleasure and recreation ofthe pubUc. 

Metropolitan Water Reclamation Di-̂ t.rict of Greater Chicago,. This dis
trict provides the main trunk lines for the collection of wastewater from 
cities, villages and towns, and for the t̂reatment and disposal thereof. 

ChiragQ Communiu- Colle^ District'508. This district is a unit of the 
State of IlUnois* system of pubUc community colleges, whose objective is 
to meet the educational needs of residents ofthe City and other students 
seeking higher education programs and services. 

Board of Education of the Cit\' of Chicago. General responsibiUties of 
the Board of Education include the provision, maintenance and opera
tions of educational faciUties and the provision of educational services, 
for kindergarten through twelfth grade. Hearst School is located within 
the Area. This school as weU as other Chicago PubUc Schools near the 
Area are shown on Exhibit A, Boundary Map of T I F Area included 
as Attachment Two of the Appendix. 

Chicago Park District. The Park District is responsible for the provision, 
maintenance and operation of park and recreational facilities through
out the City and for the provision of recreation programs. No parks are 
located within the Area, Parks located near the Area are identified on 
Exhibit A. Boundary Map of T I F Area included in Attachment 
Two of the Appendix. 

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

City of Chicago. The City is responsible for the provision of a wide range 
of municipal services, including: police and fire protection: capital im
provements and maintenance: water supply and distribution; sanitation 
service; building, housing and zoning codes, etc. 

Citv of Chicago Library Fund. The Chicago Library District operates 
and maintains 79 libraries throughout the City of Chicago. Several other 
branches located in the .Area library services for residents of the .Area 
and adjacent neighborhoods. 45 
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The extent of the land use changes discussed previously are not Ukely to 
result in significant new service demands from the City and other taxing 
districts. In addition, in some other locations existing residential uses may 
be replaced by new or expanded commercial uses and therefore wiU have an 
offsetting effect. 

The City finds that the financial impact on taxing districts of the City im
plementing the Plan and estabUshing the Area is not significant and that 
the Plan and Area wil l not result in significant increased demand for faciU
ties or services firom any taxing district. The replacement of vacant and 
underutiUzed properties with new devellapment may cause some increased 
demand for services and/or capital improvements. These services are pro
vided by the MetropoUtan Water Reclamation District (M.W.R.D.) and the 
City (fire and police protection as weU as sanitary collection, recycUng, etc.). 
I t is not anticipated that the demand for increased services and faciUties 
wiU be significant because nearly eJl of the Area is currently developed or 
was developed at one time and is currently receiving services via the exist
ing infrastructure. Any increase in demand can be adequately handled by 
existing faciUties of the M.W.R.D. Likewise, seirvices and faciUties of the 
City of Chicago are adequate to handle any increased demand that may oc
cur. 

The major goals of this Plan are to: revitaUze and restore existing business 
areas; assist in property assembly; accomplish the planned program of pub
Uc improvements; achieve new business in-fill development wherever possi
ble and address the needs identified herein which cause the Area to quaUfy 
for TIF under the Act. Existing built-up areas are proposed to be revital
ized and stabilized. Revitalization is not expected to result in a need for 
new facilities or expanded services from area taxing bodies. 

The costs presented in Table Three - Estimated Redevelopment Proj
ect Costs, have included a limited portion of costs associated with capital 
improvement projects for Area taxing jurisdictions. The City will monitor 
the progress of the Plan and its future impacts on all local taxing bodies. In 
the event significant adverse impacts are identified that increase demand 
for facilities or services in the future, the City will consider utilizing tax 
increment proceeds or other revenues, to the extent they are available to 
assist in addressing needs that are in conformance with this Plan. 

The Area represents a ver\- small portion (approximately 0.06%) ofthe total 
tax base of the City. In recent years, E.A.V. has been dechning on some 
Area properties as previously noted. Taxing bodies will benefit from a pro
gram designed to stabilize the tax base in the Area, check the declining tax 
revenues that are the result of deterioration in the Area and attract new 
growth and development in the future. 
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It is expected that benefits from new pubUc and private investment in the 
Area wUl result in spillover of new development and investment in prop
erty, and therefore increased property values, in adjoining neighborhoods of 
the community. The potential for the realization of this trend is borne out 
by data that was compiled by the Illinois Department of Revenue (DOR). In 
a recent report firom December 10, 1997. the DOR notes that E»A.V. has 
grown at a faster rate (6.7%) in areas outside of TIF boundaries, in commu
nities where TIFs have been created than it does in commvmities that have 
not created TIFs where the E.A.V. grew by only 3.5%. Therefore, DORs 
research suggests that establishment ofthe Area and implementation of the 
Plan are likely to also have this spillover effect. This spillover effect will 
generate additional tax revenue for the City and other local taxing bodies 
firom investment outside its borders. 

Fo Prior Efforts 

Prior pubUc improvements and activities initiated by the City and others 
have been limited to on-going maintenance of pubUc infirastructure. Each of 
these prior efforts involved area residents, elected officials, businesses and 
neighborhood groups. In addition, as part of the process of preparing this 
Plan several community meetings were held and eUcited comments and in
put from those residing in or doing business in the Area with respect to this 
Plan. 

Each ofthe efforts outlined prex-iously were directed at specific major public 
improvements in the Area. However, broader efforts that address Area-
wide issues are needed: 

• Eliminate blighting factors; 

• Redevelop vacant sites: 

• Improve transportation services, including provision for parking ar
eas, and incorporation of vehicular traffic and safety measures; 

• Initiate employment training programs so as to better prepare the 
labor force in the .Area for employment opportunities; 

• L'ndertake physical improvements to improve the appearance, image 
and marketability ofthe .Area: and 

• Encourage other proposals that can create long-term economic life 
and stability. 
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SECTION VII - STATUTORY COMPLIANCE AND 
IMPLEMENTATION STRATEGY 

The development and foUow through of an implementation strateg>* is an 
essential element in achieving the success of this Plan. In order to maxi
mize program efficiency and to take advantage of current developer interest 
in the Area, and with fuU consideration of available funds, a phased imple
mentation strategj' wiU be employed. 

A combioation of private investments and projects and pubUc improvements 
and projects is an essential element of the Plan. In order to achieve this 
end. the City may enter into agreements with pubUc entities or private de
velopers, where deemed appropriate by. the City, to faciUtate public or pri
vate projects. The City may also contra;ct with others to accomplish certain 
public projects and activities as conteiined in this Plan. 

Costs that may be incmred by the City in iinplementing this Plan may in
clude, without hmitation. project costs and expenses that may be eUgible 
under the Act. as amended firom time to time, including those costs that are 
necessan- and related or incidental to those Usted below as ctirrently per
mitted by the Act. Some of the costs Usted below wiU become eUgible costs 
under the Acl pmrsuant to an amendment to the Act which wiU become ef
fective November 1. 1999: 

1. Costs of studies, surveys, development of plans and specifications, 
implementation and administration of the Plan including but not 
hmited to staff and professional service costs for architectural, engi
neering, legal, marketing, financial, planning or other services. 

2. Property assembly costs, including but not limited to acquisition of 
land and other property, real or personal or rights or interests 
therein, demolition of buildings, sue preparation, site improvements 
that serve as an engineered barrier addressing ground level or below 
ground environmental contamination, including, but not limited to 
parking lots and other concrete or asphalt barriers, and the clearing 
and grading of land. 

3. Costs of rehabilitation, reconstruction or repair or remodeling of ex
isting public or private buildings, fixtures, and leasehold improve
ments. 
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4. The cost of rfeplacing, an existing pubUc building if pursuant to the 
implementation of a redeveloppierit project the existing public builds 
ing is to be demoUshed to use the site for private investment or de
voted tba (Uffereiit;;usê ^̂ î ^̂ ^ the cost of 
construction of public.Worfe improvements. 

5. Cost of jbb traix^ the cpistis p( 
"welfare to Wdriĉ  jpixigra^ impiemehted by businesses located 
within the redeyelppment project area. 

6. Financing ccists, including but hot limited to all necessary and ind-
dental expenses, related! to the: issuance of obUgations and which may 
include payment of interest on any obUgations issued there imder iii-
eluding interest acctuihg during the estimated period of construction 
of any redevelopEQent project 6)r which such obUgations are issued 
and for not exceeding thirty-six (36) months thereafter and including 
reasonable reserves related thereto. 

7. To the extent the City by writteii agreement accepts and approves 
the same, aU or a portion of a taxing district's capital costs resulting 
from the redevelopment project necessarily incxurred or to be incurred 
(consistent with statutory requirements) within the taxing district in 
furtherance of the objectives ofthe Plan and Project. 

8. Relocation costs to the extent that a municipality determines that 
relocation costs shall be paid or is'required to make payment of relo
cation costs by Federal or State law. 

9. Payments in Ueu of ta.xes. 

10. Costs of job training, retraining, advanced vocational education or 
career education, including but not limited to courses in occupational, 
semi-technical or technical fields leading directly to employment, in
curred by one or more ta.xing districts, provided that such costs: (i) 
are related to the establishment and maintenance of additional job 
training, advanced vocational education or career education pro
grams for persons employed or to be employed by employers located 
in a Redevelopment Project .Area: (ii) when incurred by a taxing dis
trict or ta.xing districts other than the municipality, are set forth m a 
written agreement by or among the municipality and the taxing dis
trict or taxing districts, which agreement describes the program to be 
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undertaken, including but not Umited to the number of employees to 
be trained, a description of the training and services to be provided, 
the number and type of positions available or to be available, item
ized costs ofthe program and sources of funds to pay for the same, 
and the term of the agreement! Such costs include, specifically, the 
payment by community college districts of costs pursuant to Sections 

3-37, 3-38, 3-40 and 3-40.1 of the PubUc Community College Act (as 
defined in the Act) and by school districts of costs pursuant to Sec
tions 10-22.20a and 10-23.3a of the School Code (as defined in the 
Act). 

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

(A) such costs are to be paid directly from the special tax aUocation 
fund estabhshed pursuant to the Act; and 

(B) such pajTnents in any one-year may not exceed 30% ofthe annual 
interest costs incurred by the redeveloper with regard to the rede
velopment project during that year; 

(C) if there are not sufficient fimds available in the special tax alloca
tion fund to make the payment pursuant to this paragraph (11) 
then the amounts so due shaU accrue and be payable when suffi
cient funds are available in the special tax allocation fund; 

(D) the total of such interest payments paid pursuant to this Act may 
not exceed 30% ofthe total: (i) cost.paid or incurred by the rede
veloper for the redevelopment project plus (ii) redevelopment proj
ect costs excluding any property assembly costs and any relocation 
costs incurred by a municipality pursuant to this Act: and 

(E) the 30% limitation in (B) and (D) above may be increased to up to 
75% of the interest cost incurred by a redeveloper for the financ
ing of rehabilitated or new housing for low-income households and 
ven.- low-income households, as defined in Section 3 of the Illinois 
Affordable Housing .Act. 

1:2..An elementary, secondary, or unit school district's increased costs at
tributable to assisted housing units as provided in the .Act. 
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13. Up to 50% of the cost of construction, renovation and/or rehabilita
tion of all low- and ver\: low .income housing units, (for ownership or 
rental); as defined in Seetibiv:3 ofthe Illinois Affordable Housing, Act. 
If the uBiits are part pjf a residential redeyelopraent project that ui-
cludes units ̂  not affordable tp lows.-and verj- lowrincome households, 
only the bw- ind Very Îx̂ WiittGpnp̂ ?: units shaU be eligible fbr this 
benefit under the Act. 

14. The cost of; daycar;e seiT̂ ĉ ^̂ ^ from low-
income families workihg for businiesses located .within the redevel
opment project jure or apportion oFthe cost of operation of day 
care centers established by redevelopment project area businesses to 
serve empldyeeis from low-income famiUes working in businesses lo
cated in the redevelopment project area. For the purposes of this 
para^aph. "lowrincome famiUes" means famiUes whose annual in
come .does,not exceed 80% of the City, county or regioiial median in
come as determined from time to time by the United States Depart
ment of Housing and Urban Development. 

A, Most Recent Equalized Assessed Valuation 
I 

I 
The purpose of identifying the: most recent equalized assessed valuation 
(EA\0 of the Area is to provide an estimate of the initial EAV which the 
Cook County Clerk will certi^- for the purpose of annuaUy calculating the 
incremental EAV and incremental property taxes of the Area. The 1998 
EAV ofall taxable parcels in the Area is approximately S19.9 milUon. This 
total EAV amount, by PIN, is summarized in 1998 E.A.V. by Tax Parcel 
included as Attachment Four of the Appendix. The EAV is subject to 
verification by the Cook County Clerk. After verification, the final figure 
shall be certified by the Cook County Clerk, and shaU become the Certified 
Initial ELAV from which aU incremental property taxes in the Area will be 
calculated by Cook County. If the 1998 EAV shall become avaiilable prior to 
the date of the adoption of the Plan by the City Council, the City may up
date the Plan by replacing the 1997 E.A\' with the 1998 EAV without fur
ther City Council action. 

B. Redevelopment Valuation 

Contingent on the adoption of this Plan, it is anticipated that several major 
prn'ate developments and/or improvements may occur within the -\j-ea The 

51 



31428 JOURNAL-CITY COUNCIL-CHICAGO 5/17/2000 

private redevelopment investment and; aniicipated growth that will result 
from redevelopment and rehabilitation j activity in this Area is expected to 
increase the equalized assessed valuation to approximately S25 million to 
S30 million. This is based, in part, upon an assumption that the vacant 
buildings and vacant land in the Area wiU be improved and increase in as
sessed value. These actions will stabilize values in the remainder of the 
area and further stimulate rehabilitation and expansion of iexisting viable 
businesses. ^ 

C. Sources of Funds 

The primary source of funds to pay for Redevelopment Project Costs associ
ated with implementing the Plan shall' be funds collected pursuant to tax 
increment aUocation financing to be adopted by the City in connection with 
the Plan. Under such financing, tax increment revenue resulting from in
creases in the E.A.V. of property, in the Area shaU be aUocated to a special 
fund each year (the "Special Tax'AUocation Fund"). The assets ofthe Spe
cial Tax Allocation Fund shaU be used to pay Redevelopment Project Costs 
and retire any obligations incurred to finance Redevelopment Project Costs. 

In order to expedite the implementation of the Plan and construction of the 
public improvements and projects, the City of Chicago, pursuant to the 
authority granted to it under the Act, may issue bonds or other obligations 
to pay for the eUgible redevelopment project costs. These obUgations may 
be secured by future revenues to be collected and allocated to the Special 
Tax AUocation Fund. The City may incur Redevelopment Project Costs 
which are paid for from funds of the City other than incremental taxes, and 
the City may then be reimbursed for such costs from incremental taxes. 

If available, revenues from other economic development funding sources, 
public or private. wUl be utilized. Theselmay include City, state and federal 
programs, local retail sales tax. applicable revenues from any adjoining tax 
increment financing areas, and land disposition proceeds from the sale of 
land in the Area, as well as other revenues. The final decision concerning 
redistribution of yearly tax increment revenues may be made a part of a 
bond ordinance. 

In the future, the Area may be contiguous to, or be separated only by a 
public right-of-way from, other redevelopment project areas created under 
the .Act. The City may utilize net incremental property ta.xes received from 
the .Area to pay eligible redevelopment project costs, or obligations issued to 
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pay such costs, in other contiguous redevelopment project areas, or those 
separated only by a pubUc right-of-way. and vice versa. The amount of 
revenue from the Area made available to support such contiguous redevel
opment project areas or areas separated only by a pubUc right-of-way. when 
added to all amounts used to pay eligible Redevelopment Project Costs 
within the Area, shall not at any time exceed the total Redevelopment Proj
ect Costs described in this Plan. 

The Area may become contiguous to. dr be separated only by a pubUc right-
of-way from, redevelopment project areas created under the Industrial Jobs 
Recovery Law (65 ILCS 5/ll-74.61-l! Et Seq., as amended). If the City 
finds that the goals, objectives and financial success of such contiguous re
development project areas or those separated only by a pubUc right of way 
are interdependent with those of the Area, the City may determine that it is 
in the best interests of the Citj' and in furtherance of the purposes of the 
Plan that net revenues from the Area be made available to support any 
such redevelopment project areas, and vice versa. The City therefore pro
poses to utiUze net incremental revenues received from the Area to pay eU
gible Redevelopment Project Costs (which are eUgible under the Industrial 
Jobs Recovery Law referred to above) in any such areas, and vice versa. 
Such revenues may be transferred or loaned between the Area and such 
areas. The amount of revenue from the Area so made available, when 
added to aU amounts used to pay eUgible redevelopment project- costs 
within the Area or other areas as described in the preceding paragraph, 
shall not at any time exceed the total Redevelopment Project Costs de
scribed in Table Three of this Plan. 

D. Nature and Term of Obligation 

Without excluding other methods of City or private financing, a major 
source of funding wiU be those deposits made into the Special Tax Alloca
tion Fund of monies received from the taixes on the increased value (above 
the initial equaUzed assessed value) of real property in the Area. These 
monies may be used to repay private or pubhc sources for the expenditure of 
funds made as Redevelopment Project Costs for applicable pubhc or private 
redevelopment activities noted above, or may be used to amortize TIF 
Revenue obhgations. issued pursuant to this Plan, for a term not to exceed 
20 years bearing an annual interest rate as permitted by law. Revenues 
received in excess of 100% of funds necessar}' for the payment of prmcipal 
and interest on the bonds and not needed for other redevelopment project 
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costs or early boiid reiirernehts m be declared as surplus and become 
available for distribution annually to the, taxing bpdies to the extent that 
this distriburion of:surplus does not ithpair the financial^.^y^^^ of the 
project or the bonds. One bi-; more"bqiid issue be sold at any time in 
drder loimplement this Piah.. 

F. Comnleiion ofRedevelOpnifint Project drirl^ldn 

The redeyelbpmeht project shall be spmpiete4,.^hd all obUgations issued to 
finance redevelopment costs shall be. retired, :no later than December 31 of 
the year, in which the paî ment tb the; City tr^jofe -̂ ct 
is to be made wit^ respect to ^ yStiop^ 'iaix̂ s levied in the twenty-third 
calendar yeiaj fbllowihg the year in which the ordinance approving this rê -
development project area is adopted (By December 31. 2024). 

F. Commitment To Fair Eimpii^yment Practices, Affirmative Action 
Plan and Affordable Housine 

The City is committed to and will afELrmatively implement the foUowing 
principles in redevelopment agreements with respect to this Plan: 

1. The assvirance of equal opportunity in all personnel and emplojTnent 
actions, including, but not Umited to: hiring, training, transfer, pro
motion, discipUne, fringe benefits, salary, employment working con
ditions, termination, etc., without regard to race, color, reUgion, sex. 
age, handicapped status, national origin, creed or ancestry. 

2. Redevelopers wUl meet City of Chicago standards for participation of 
Minority Business Enterprises and Woman Business Enterprises and 
the City Resident Construction Worker Employment Requirement as 
required in redevelopment agreements; provided, however, that some 
or all of these requirements may be waived or reduced for developers 
who are participating in one of the City's small business improve
ment programs. 

3. This commitment to affirmative action wiU ensure that aU members 
of the protected groups are sought out to compete for all job openings 
and promotional opportunities. 

4. The City requires that developers who receive TIF assistance for 
market rate housing set aside 20% of the units to meet affordabilir '̂ 
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criteria established by the Citys'Department of Housiiig. GeneraUy, 
this means the. affordable for-sale units should be priced at a level 
that is affordable to persons earning no more than 120% of the SMSA 
median income, and affordable rental units should be affordable to 
persons earning no more than 80f/o ofthe SMSA median income. 

In order to implement these principles! the City shall require and promote 
equal employment practices and affirmative action on the part of itself and 
its contractors and vendors. In particufar. parties engaged by the City shaU 
be required to agree to the principles set forth in this section. 

i 

Housing Impact and Related Maiters 

Because the Area includes residential junits whose occupants may be dis
placed as a result of the Plan, informt̂ tion regarding the potential impact 
on such residents and residential unitSi is being provided in this Plan. In
cluded in this Plan are Exhibit G-l , Land Acquisition Map and Exhibit 
C. Generalized Land Use Plan included as Attachment Two of the Ap
pendix, which indicate that parcels of real property on which there are 
buildings containing residential units inay be removed and that, to the ex
tent those units are inhabited, the residents thereof wiU be displaced. The 
number and type of residential buildings in the Area potentiaUy affected by 
this Plan were identified during the building condition and land use survey 
conducted as part of the eUgibUity analysis for the Area. A good faith esti
mate and determination of the number of residential units within each such 
builcUng, whether such residential units were inhabited and whether the 
inhabitants were low-income or very low-income households were based on 
a number of research and anadjrtical tools including, where appropriate, 
physical building surveys, data received from building owners and manag
ers and data bases maintained by the City's Department of Planning and 
Development, Cook County tax assessment records and census data. 

The Area contains 23 multi-family buildings containing a total of 212 resi
dential units and 7 mixed-use buildings containing a total of 11 residential 
units. One himdred seventy eight of the 212 multi-family residential units 
are occupied and 10 of the mixed-use residential units area occupied. No 
single-family residential uses are located in the Area. 

-Any buildings contEiining residential units that may be removed and any 
displacement of residents of inhabited units projected herein are expressly 
intended to be within the contemplation of the comprehensive program in-
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tended or sought to be implemented pursuant to this Plan. To the extent 
that any such removal or displacement will affect, households of low-income 
and verj- low-income persons, there shaU be provided affordable housing 
and relocation assistance not less than that which would be provided under 
the Federal Uniform Relocation Assistance and Real Property Acquisition 
Policies Act of 1970 and the regulations thereunder, including the eUgibiUty 
criteria. Affordable housing may either be existing or newly constructed 
housing and the City shaU make a good faith effort to ensure that the af
fordable housing is located in or near the Area. For the purposes hereof, 
"low-income households", "ven.- low-income households", and "affordable 
households" shall have the meanings set forth in the Illinois Affordable 
Housing Act, , 

Based on the acquisition map designated in the Plan as Exhibit G-l , Land 
Acquisition Map located in Attachment Two ofthe Appendix, there are 
3 mLxed-use structures (containing a total of 5 residential units) that, if the 
Plan is implemented in that regard, would result in such buUdings being 
removed. According to data taken from the 1990 U.S. Census, 3 of the 5 
inhabited mixed-use households that would be removed are estimated to be 
occupied by famiUes classified as low-income and 2 of the 5 inhabited 
mixed-use households that would be removed are estimated to be occupied 
by famiUes classified as very low-income: No multi-family or single-family 
residential units are identified for acquisition. Therefore, 5 of the 5 inhab
ited mixed-use households that would be. removed are estimated to be occu
pied by families classified as low- and verj* low-income. 

Based on the land use map included herein as Exhibit C, Generalized 
Land Use Plan included as Attachment Two of the Appendix, when 
compared to Exhibit B, Existing Land Use Assessment Map, also in
cluded in Attachment Two of the Appendix, there are certain parcels of 
property currently containing residential uses and units that, if the Plan is 
implemented in that regard, would result in such btiildings being removed. 
The property associated with the 23 multi-family buildings (a total of 178 
occupied units) and the property associated with the 7 mixed-use buildings 
(a total of 10 occupied units) located in the area are identified as a land use 
other than residential on Exhibit C, Generalized Land Use Plan in
cluded as Attachment Two of the Appendix and therefore would be re
moved. Fifty of the 178 inhabited multi-family households and 3 of the 10 
inhabited mixed-use households that would be removed are estimated to be 
occupied by famiUes classified as low-income. Thirty-four of the 178 inhab
ited multi-family households and 2 of the 10 inhabited mixed-use house
holds that would be removed are estimated to be occupied by famiUes classi
fied as ver>- low-income. Therefore, 89 ofthe 188 inhabited multi-family and 
mixed-use households that would be removed are estimated to be occupied 
by families classified as low- and ver}' low'-income, 
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Exhibit G-2, Parcels To Be Acquired By City included in Attachment 
Two of the Appendix and Attachment Four of the Appendix, 1998 Es
timated E.A.V. by Tax Parcel, contain references to reflect the parcels 
containing buildings and units of residential housing that are impacted by 
the discussion presented in the previous paragraphs. 

H. Amending the Redevelopment Plan 

This Plan may be amended in accordance with the provisions of the Act. 

L Conformity ofthe Plan for the Area To Land Uses Approved bv 
the Planning Commission of the City 

This Plan and the Project described herein include the generalized land 
uses set forth on the Generalized Land Use Plan, as approved by the 
Chicago Plan Commission prior to the adoption of the Plan by the City of 
Chicago. 

[Attachment Three — Legal Description referred to Ln this Cicero/Archer 
Tax Increment Financing Redevelopment Plan and Project Revision 

Number 1 constitutes Exhibit to the ordinance and is 
printed on pages 31499 through 31502 of this Journal,] 

[(Sub)Exhibit "A" of Attachment Two — Maps and Plan Exhibits referred to 
in this Cicero/Archer Tax Increment Financing Redevelopment Plan and 

Project Revision Number 1 constitutes Exhibit "E" to the ordinance 
and is printed on page 31503 of this Journal.) 

[(Sub)Exhibits "B", "C", "D", "E", "F", "G-l" and "0-2" of Attachment Two -
Maps and Plan Exhibits referred to in this Cicero/Archer Tax Increment 
, Financing Redevelopment Plan and Project Revision Number 1 printed 

on pages 31471 through 31481 of this Journal.) 

[Attachment Four - 1998 Estimated E.A.V. By Tax Parcel referred to 
in this Cicero/Archer Tax Increment Financing ~ Redevelopment 

Plan and Project Number 1 printed on pages 31482 
through 31490 of this Journal.] 

[T.I.F. Boundaries for the Midway Redevelopment Area, .Location Map and 
Table 2 referred to this Cicero/Archer Tax Increment Financing 

Redevelopment Plan and Project Revision Number 1 printed 
on pages 31491 through 31493 of this Journal.] 

Attachment One — Eligibility Study referred to in this Cicero/Archer Tax Increment 
Financing Redevelopment Plan and Project Revision Number 1 reads as follows: 
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Attachment One. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Eligibility Study. 

Revision Number 1. 

Cicero/Archer Tax Increment Redevelopment 
Plan And Project. 

October 22, 1999. 
Revised February 28, 2000. 

I. 

Introduction. 

P.G.A.V. Urban Consulting (the "Consultant") has been retained by the City of 
Chicago (the "City") to prepare a Tax Increment Financing Redevelopment Plan and 
Project for the proposed redevelopment project area known as the Cicero/Archer 
Redevelopment Area (the "Area"). Prior to preparation ofthe Plan, the Consultant 
undertook various surveys and investigations ofthe Area to determine whether the 
Area, containing all or part of forty (40) full or partial City blocks and approximately 
ninety-four (94) acres, qualifies for designation as a tax increment financing district, 
pursuant to the Illinois Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-
74.4-1 et seq., as amended ("the Act"). This report summarizes the analyses and 
findings of the Consultant's work. This assignment is the responsibility of P.G.A.V. 
Urban Consulting which has prepared this Eligibility Study with the understanding 
that the City would rely: 1) on the findings and conclusions of this Eligibility Study 
in proceeding with the designation of the Area as a redevelopment project area 
under the Act, and 2) on the fact that P.G.A.V. Urban Consulting has obtained the 
necessary infonnation to conclude that the Area can be designated as a 
redevelopment project area in compliance with the Act. 
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Following this mtroduction, Section II presents background information for the 
Area including the geographic location, description of current conditions and area 
data; Section III documents the building condition assessment and qualifications 
of the Area as a conservation area and as a vacant blighted area under the Act. 
Section IV, Summary and Conclusions, documents the findings of the Eligibility 
Study. 

il. 

Background Information. 

A. Location And Size Of Area. 

The Area is located eight and one-half (8'/a) miles southwest of downtown Chicago 
and is comprised of three (3) interconnected and related commercial corridors 
formed by Cicero Avenue, 47"' Street and Archer Avenue. The Area contains 
approximately ninety-four (94) acres aiid consists of forty (40) (full and partial) 
blocks: 

The Area includes property along the follovidng streets: 

Cicero Avenue ft-om 45'*' Street to approximately 53"* Street; 

47"' Street firom Laramie Avenue to Knox Avenue; and 

Archer Avenue from Laramie Avenue to Keating Avenue. 

The boundaries of the Area are described in the Plan, Legal Description 
(Attachment Three - Appendix) and are geographically shown on Plan, (Sub)Exhibit 
A, Boundary Map (Attachment Two - Appendix). The existing land uses are 
identified on Plan,(Sub) Exhibit B, Existing Land-Use Assessment Map (Attachment 
Two — Appendix). 

B. Description Of Current Conditions. 

The Area consists of forty (40) (full and partial) city blocks, one hundred fourteen 
(114) buildings and approximately three hundred ninety-five (395) parcels covering 
approximately ninety-four (94) acres. Of the approximately ninet>'-four (94) acres 
in the Area, the gross land-use breakdown (shown as a percentage of gross land 
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area) within the Area is as follows; 

Land-Use 

Percentage 
Of Gross 

Land Area 

Percentage 
Of Net 

Land Area'" 

Residential 

Commercial 

Institutional and Related 

Vacated/Underdeveloped 

Public Rights-of-Way 

3.7 

32.9 

9,7 

9.7 

44.0 

6.6 

58.8 

17.3 

17.3 

NA 

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

the predominance (seventy-one percent (71%)) of structures that are thirty-
five (35) years old or older; 

obsolescence (fifty-eight percent (58%) of buildings or parcels); 

excessive land coverage (sixty-four (64%) of buildings or site 
improvements); and 

depreciation of physical maintenance (seventy-five percent (75%) of 
buildings or site improvements). 

(1) Net land area exclusive of ptiblic rights-of-way. 
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The Area on the whole has not been subject to growth and private investment 
and is not expected to do so without the adoption of the Plan. Age and the 
requirements of contemporary commercial and industrial tenants have caused 
portions of the Area and its building stock to become obsolete and may result in 
further private disinvestment in the Area, 

Along Cicero Avenue and 47"" Street vacant lots exist where numerous 
commercial and residential structures were removed. Also along Cicero Avenue 
are several underutilized properties (unused parking lots) and vacant storefronts, 
obsolete commercial^ uses (motels), and deteriorating structures. All of these 
conditions have resulted in a declining commercial corridor and a poor visual 
image along Cicero Avenue, one of the City's major transportation corridors. 

Along Archer Avenue there are numerous commercial uses that exhibit excessive 
land coverage and obsolete layouts that provide little off-street parking. In 
addition, in this commercial corridor, excessive signage, depreciation of 
maintenance on building facades and streetscapes in need of upgrade and. 
improvement and scattered vacant storefronts contribute to the declining visual 
character of the Area. 

Efforts by the City to check decline have met with limited success. The City and 
the State of Illinois ("State") have included a portion of the Area in Enterprise Zone 
Number 2 (see (Sub)Exhibit F. Enterprise Zone Map located in Attachment Two of 
the Appendbc). As noted on the map, this designation only covers a portion 
(approximately twenty-four and eight-tenths percent (24.8%)) of the Area east of 
Cicero Avenue and the Cicero Avenue right-of-way. However, these initiatives have 
not reversed decline in the Area. Additional areas along Cicero Avenue, 47''' Street 
and Archer Avenue are still vacant and underutilized or the buildings exhibit 
depreciation of maintenance. Streetscapes along the major streets of the Area are 
in need of upgrade and improvement. It is cinticipated that in the future, the 
Enterprise Zone benefits and incentives in conjunction with components of this 
tax increment finance strategy, will greatly assist in addressing Area-wide 
problems. 

From 1993 through 1998, the Equalized Assessed Value (E.A.V.) ofthe City of 
Chicago, increased from Twenty-eight Billion Seven Hundred Million Dollars 
($28,700,000,000) to Thirty-three Billion Nine Hundred Million Dollars 
($33,900,000,000) according to Cook County records. This represents a gain of 
Five Billion Two Hundred Million Dollars ($5,200,000,000) (annual average of 
three and six-tenths percent (3.6%)) during this six (6) year period. From 1993 
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through 1998, the E.A.V. of Lake Township, the township which includes the 
Cicero/Archer Redevelopment Project Area, increased from Three Billion One 
Hundred Million Dollars ($3,100,000,000) to Four Billion Dollars ($4,000,000,000) 
according to Cook County records. This represents a gain of Nine Hundred Million 
Dollars ($900,000,000) (annual average of five and eight-tenths percent (5.8%)) 
during this six (6) year period. In 1993 the E.A.V. of the Area was Fourteen Million 
Three Hundred Thousand DoUars ($14,300,000). In 1998. the E.A.V. ofthe Area 
was Nineteen MUlion Nine Hundred Thousand Dollars ($19,900,000). This 
represents a gain of Five Million Six Hundred Thousand Dollars ($5,600,000) 
(annual average of seven and eight-tenths percent (7.8%)) during the six (6) year 
period between 1993 and 1998. 

While this percentage increase is substantial, the majority of growth occurring 
in the Area during the past six (6) years occurred in the reassessment year of 1997 
and occurred on a small number of properties scattered throughout the Area. 
Between 1996 and 1997 the E.A.V. of the Area jgrew by twenty-one and one-tenth 
percent (21.1%). However, eleven (11) properties (two and eight-tenths percent 
(2.8%>) of the three hundred ninety-five (395) properties in the Area) account for 
fifty-four and two-tenths percent (54.2%.) of the growth between 1996 and 1997. 
When these eleven (11) properties are removed from calculations the E.A.V. growth 
rate ofthe Area between 1996 and 1997 falls to nine and six-tenths percent (9.6%>) 
(compared to ten and six-tenths percent (10.6%) for Lake Township). Therefore, 
during the 1997 reassessment period the Area's growth rate (excluding the eleven 
(11) properties mentioned above) was nine and four-tenths percent (9.4%)) below 
that experienced in Lake Township as a whole. The limited number of building 
permits issued for new construction since 1994 also indicates that E.A.V. growth 
occurring in the Area is due to reassessment and not due to new construction. 
Only three (3) permits for new buildings and thirty-three (33) permits for 
rehabilitation projects have been issued in the Area since July 1, 1994. According 
to building permit information provided by the City the total construction costs of 
these improvements was approximately One Million Seven Hundred Thousand 
Dollars ($1,700,000) (approximately Five Hundred Thousand Dollars ($500,000) 
in E.A.V.). Therefore, the majority of the growth occurring in the Area is not 
coming firom new investment but is coming from reassessment. Historic trends 
also indicate that E.A.V. growth is only occurring during reassessment years. In 
the two (2) years prior to 1997, the E.A.V. of the Area declined. Between 1995 and 
1996 the E.A.V. of the Area declined by approximately Four Hundred Twenty-six 
Thousand Dollars ($426,000) or negative two and five-tenths percent (-2.5%). 
Between 1994 and 1995 the E.A.V. of the Area declined by approximately One 
Hundred Eighty-six Thousand Dollars ($186,000) or negative one and one-tenths 
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percent [-1.1%). Therefore, the 1995 and 1996 E.A.V, of the Area was lower than 
the 1994 E.A.V. and only recovered during the reassessrnent year of 1997. In 
addition, between 1997 and 1998 the E.A.V. of the Area declined. This means that 
in three (3) of the last four (4) years the E.A.V. of the Area declined. Furthermore, 
E.A.V.s for individual properties also indicate that investment is not occurring. 
Between 1996 and 1997, fifty-seven (57) (fourteen and five-tenths percent (14.5%))) 
of the properties in the Area experienced E.A.V. declines and nine and six-tenths 
percent (9.6%) of the properties in the Area are delinquent in the payment of 1995 
through 1997 real estate taxes. 

Vacant floor space and building code violations indicate that the buildmg stock 
of the Area is declining. There is approximately fourteen thousand (14,000) 
square feet of vacant commercial floor space in the Area. Much of this vacant floor 
space is located in buildings that are obsolete in terms of contemporary business 
requirements such as building design and site layout. Therefore, reuse of much 
of the vacant floor space in the Area is unlikely. Since July 1, 1994, sixty-six (66) 
building code violations have been issued on buildings. Twenty-four (24) 
violations were issued for properties on Archer Avenue, four (4) were issued for 
properties on 47'" Street and thirty-eight (38) were issued for properties on Cicero 
Avenue. These violations suggest that properties are gradually becoming obsolete 
and maintenance on these structures is dechning as the buildings age. 
Approximately seventy-one percent (71 %) of the buildings in the Area are or exceed 
thirty-five (35) years of age. Only one (1) demolition pennit has been issued in the 
Area since July 1, 1994. Much ofthe nine and one-tenth (9.1) acres of vacant 
land in the Area (primarily along Cicero Avenue and 47'*' Street) has been vacant 
for more than five (5) years. 

The number of code violations, vacant floor space in obsolete buildings, tax 
delinquencies and vacant lots suggest that a cycle of decline is occurring along 
Cicero Avenue and 47"' Street. As buildings age, they become obsolete and 
maintenance on those buildings declines. The structures eventually become 
vacant and are left standing to deteriorate further or are demolished and the lot 
is left vacant. 

It is clear from the study ofthis Area and documentation in this Eligibility Study 
(long-term vacancies, properties that are tax delinquent, absence of new private 
development occurring, dechning E.A.V.s of some Area properties, et cetera) that 
private revitalization and redevelopment has not occurred to overcome the blighted 
conditions that currently exist. The Area is not reasonably expected to be 
developed without the aggressive efforts and leadership of the City, including the 
adoption of the Plan. 
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C. Area Data And Profile. 

Public Transportation. 

A description of the fransp6rta;ti6h hcitwor̂  provided to documeht 
access to the Area and the existing availability pf identify 
future potential heeds Of the Area. The fireqtieht^^^^ bus lines and 
dfrect connection service; to C>T,Â  train static locatibns prô H.des all sections of. 
the:Area with reasonable coniiiititer ti^hsit alteriî ^^ 

e.T.A. Bus And Transit Routes. 

The Area is served by several C T A. bus routes; Thê e routes include: 

North/South Routes: 

Route 54B: Cicero Avenue 

East/West Routes: 

- Route 62/62H; Archer Avenue 

- Route 47: 47'" Street 

Route 54B (Cicero Avenue) connects with the C.T.A. Orange Line at the hew 
Midway Station immediately south of the Area and with the Blue Line north of the 
Area. No Metra commuter stations axe located in the Area. 

Street System. 

Region. 

Access to the regional street system is primarily provided via the Adlai E. 
Stevenson Expressway (1-55) immediately north of the Area. In addition, Cicero 
Avenue (State Highway 50) traverses the Area from north to south. Minor 
improvements (landscape islands in the center ofthe right-of-way) to upgrade 
the appetirance of Cicero Avenue have recently been completed. 
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Local. 

47"' Street and Archer AvenUe a^p:airteiial ;class; streets:. Archer Avenue 
generally has one (1) or two (2) t̂ avelVlanes in each direction, and curbside 
parking lanes. 47*** Street gerierally h§^^ each direction and 
a Gurbside-parking lane. Gicero Avenue; /tfCher Avenue and 47*̂  Street 
experience significant vbltune^ of vehlc^ 

Viaducts And Rail Crossings. 

There are no rail crossings or viadttcts located in the Area. 

Intemal Traffic Patterns And Parking. 

The commercial corridors of the Area generate the majority of the internal traffic 
within the Area. South of the Area, rental car return lots, taxi:and limousine 
staging areas and travelers accessing Midway Airport also generate lairge volumes 
of traffic along Cicero and Archer. 

The major streets that comprise the spines of the Area have peak^period parking 
restrictions, which can increase: street capacity and improve.efficiency. Parking 
in the Area is typically limited tb off-street parking provided by individual 
businesses. The commercial sections of the Area located along Cicero Ayenue and 
Archer Avenue are in need of increased parking for patrons and employees. 
Individual businesses along these streets have narrovv street frontage and some 
buildings that cover one hundred percent (100%) of the lot prevents any on-site 
parking. Along 47"' Street the large number of vacant lots prevent any significant 
demand for parking. 

Pedestrian Traffic. 

Pedestrian traffic is present along the major arterial streets in the Area although 
heavy concentrations are not common, such as the pedestrian traffic associated 
with Hearst School during peak periods before and after school hours. 
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Area Decline, 

- During the past several decades decliiiing pondpitî  Cicero 
Aventte and Archer Avenue have, begun .to appeaj*. Along Cicero Avenue,,many 
vacant lots exist that once were occupied by :e6xn|tier̂ ^ tesidehtial buildings. 
Oyer the years piece-meal demolition pf^stj^ctpresf^^^^ Ayenue has 
occurred; There are also severiaJ eixahfipies'df^ 
structures located along Qicerp Ayenuê ^ Thesji, â ^ .pither d§clining:̂ c^^ 
have resulted in a highly negative viSuEd.Mage? Of Giĉ ^̂  throughout the 
Are?i. Aloiig 47'* Street west of QiceiTO i^yeniie;;ft^ Vajpant lots oî  
underutilized lots (lots; that are payed bitt ;not $eTOng.a'̂ CQi^ 
that serve, a Vacant eornmercial btiildihg^. and .iid^^ land tisea' (truck lot) 
exist. These conditions are adjacent to resideh.ti^,and.m uses {Hearst 
School) and contribute to the pbbf visual imag^/ahd declining cbiiditioiis sQphg 
47"* Street: Along the commercial corridor pif jArcher:Avenue excessive, land 
coverage, excessive signage, deleterious land uses in the form of billboards^ 
depreciation of maintenance on biiilding facadeiî  crea^^ a visual image of a 
streetscape seriously in need of upgrade and maintenance. 

The entire Area is in need of revitalizafi.ori and; improvement by private 
investment. Confidence in the Area can be revived through the City's 
implementation ofthis Plan which is intended to prbmpt investment of private 
sector capital through: 

provision of adequate off-street parking for employees and customers; 

strengthening and defining corridor edges that separate commercial and 
residential areas; 

eliminating blighting factors; and 

promoting businesses along revitalized streetscapes. 

Obstacles to efficient business operations for Area businesses include: 

-- a need to improve transportation facilities and services; 

improvement of the streetscape along the major commercial corridors of 
the Area; 
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ehmination of bUghted conditions; and 

a need to provide improved training programs for area employees. 

The City proposes to use tax increment financing, as well as other economic 
development resources, when available, to address needs in the Area and induce 
the investment of private capital. The Area on the whole has not been subject to 
growth and development through investment by private enterprise and is not likely 
to do so without the adoption ofthe Plan. The public projects that are anticipated 
for the Area may include, but are not hmited to: 

property assembly; 

street, alley and sidewalk reconstruction; 

transportation improvements; 

utility work; 

property rehabilitation and improvements to various existing properties 
including streetscape improvements; 

private developer assistance; 

environmental remediation emd site preparation; 

marketing and promotion; 

environmental remediation; and 

planning studies. 

This Eligibility Study documents the qualifications of the area for designation as 
a redevelopment project area. The purpose of the Plan is to provide an instrument 
that can be used to guide the correction of area problems that cause the area to 
qualify; attract new growth to the area; and stabilize existing development in the 
area. 

D. Existing Land-Use And Zoning Characteristics. 

A tabulation of land area by land-use category is shown below: 
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Table One. 

Tabulation Of Existing Land-Use. 

Land-Use 
Land Area Percentage Of Percentage Of 
Gross Acres Gross Land Area Net Land Area'" 

Residential 

Commercial 

Institutional 

Vacant / Undeveloped 

Subtotal — Net Area 

Public Rights-of-Way 

TOTAL: 

3.5 

31.0 

9.1 

9.1 

52.7 

41.4 

94.1 

3.7 

32.9 

9.7 

9.7 

56,0 

44,0 

100.0 

6.6 

58.8 

17.3 

17.3 

100.0 

NA 

NA 

The existing land uses itemized in Table One are predominantly commercial in 
nature as thirty-two and nine-tenths percent (32.9%) ofthe gross land area or fifty-
eight and eight-tenths percent (58.8%) ofthe net area (exclusive of public right-of-
way) is commercial. Vacant/undeveloped land is also significant in the area as nine 
and seven-tenths percent (9.7%) of the gross land area or seventeen and three-
tenths percent (17.3%) of the net area (exclusive of public right-of-way) is vacant. 

Note: 

(1) Net land area exclusive of public right-of-way-
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Several residential pockets are present in the area. The residential pockets are 
multi- family uses located along Archer Avenue and along Cicero Avenue near the 
Archer/Cicero intersection. There are twenty-three (23) multi-family residential 
structures containing a total of two hundred twelve (212) residential units and seven 
(7) mixed-use (buildings with first (1*') floor commercial uses and second (2"'*) floor 
residential uses) structures containing a total of eleven (11) residential units in the 
area. There are no single-family residential structures in the area. One hundred 
seventy eight (178) ofthe two hundred twelve (212) multi-family residential units are 
occupied and ten (10) ofthe eleven (11) mixed-use residential units are occupied. 
Approximately three and seven-tenths percent (3.7%) of the gross land area or six 
and six-tenths percent (6.6%i) ofthe net land area (exclusive of public right-of-way) 
is residential. Along the boundaries of the area adjacent residential uses are also 
in close proximity to commercial uses that front the major streets of the area. The 
boundary separating residential and commercial uses is generally an alley. These 
situations often create conflicts related to traffic generation and incompatible land 
uses. 

There are no public parks located in the area. Hearst School, located on 47th 
Street west of Cicero Avenue, is the only major institutional use in the Area. 
Existing land uses are identified on (Sub)Exhibit B, Existing Land-Use Assessment 
Map included in Attachment Two of the Appendix 

The majority of property within the area is zoned in "commercial" or "business" 
categories. A small portion of the area is zoned as industrial and residential zoning 
covers the limited amount of residential uses in the area as well as Hearst School. 
(See (Sub)Exhibit D, Generalized Existing Zoning Map included as Attachment Two 
of the Appendix.) 

///. 

Qualification Of The Area. 

A. Illinois Tax Increment Allocation Redevelopment Act. 

The Act authorizes Illinois municipalities to redevelop locally designated 
deteriorated areas through tax increment financing. In order for an area to qualiiy 
as a tax increment financing district, it must first be designated as a blighted area, 
a conservation area (or a combination ofthe two (2)) or industrial park conservation 
area as defined in Section 5/ 1 l-74.4-3(a) of the Act: 
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"(a) 'Blighted area' means any improved or vacant area within the boundaries 
of a redevelopment project area located within the territorial limits of the 
municipality where, i f improved, industrial, commercial and residential 
buildings or improvements, because of a combination of five or more of 
the following factors: age; dilapidation; obsolescence; deterioration; illegal 
use of individual structures; presence of structures below minimum code 
standards; excessive vacancies; overcrowding of structures and community 
facilities; lack of ventilation, light or sanitary facilities; inadequate utilities; 
excessive land coverage; deleterious land-use or layout; depreciation of 
physical maintenance; or lack of community planning, is detrimental to 
the public safety, health, morals or welfare, or if vacant, the sound growth 
of the taxing districts is impaired by, (1) a combination of two or more of 
the following factors: obsolete platting of the vacant land; diversity of 
ownership of such land; tax and special assessment delinquencies on such 
land; flooding on all or part ofsuch vacant land; deterioration of structures 
or site improveinents in neighboring areas adjacent to the vacant land, or 
(2) the area immediately prior to becoming vacant qualified as a blighted 
improved area, or (3) the area consists of an unused quarry or unused 
quarries, or (4) the area consists of unused railyards, rail tracks or railroad 
rights-of-way, or (5) the area, prior to its designation, is subject to chronic 
flooding which adversely impacts on real property in the area and such 
flooding is substantially caused by one or more improvements i n or in 
proximity to the area which improvements have been in existence for at 
least five years, or (6) the area consists of an unused disposal site, 
containing earth, stone, building debris or similar material, which were 
removed from construction, demolition, excavation or dredge sites,, or (7) 
the area is not less than 50 nor more than 100 acres and 75% of which is 
vacant, notwithstanding the fact that such area has been used for 
commercial agricultural purposes within five years prior to the designation 
of the redevelopment project area, and which area meets at least one of the 
factors itemized in provision (1) of this subsection (a), and the area has 
been designated as a town or village center by ordinance or comprehensive 
plan adopted prior to January 1, 1982, and the area has not been 
developed for that designated purpose. 

(b) 'Conservation area' means any improved area within the boundaries of a 
redevelopment project area located within the territorial limits of the 
municipality in which 50% or more of the structures in the area have an 
age of 35 years or more. Such an area is not yet a blighted area but 
because of a combination of three or more of the following factors: 
dilapidation; obsolescence; deterioration; illegal use of individual 
structures; presence of structures below minimum code standards; 
abandonment; excessive vacancies overcrowding of structures cind 
community facilities; lack of ventilation, light or sanitary facilities; 

70 



5/17/2000 REPORTS OF COMMITTEES 31447 

inadequate utilities;, excessive land coyerage;. deleterious land-use or 
layout; depreciation ofphysicalniaintenanceilaCkofcominunity planning 
is detrimental to the public safety, hiealth, mbrals>Or welfare and such an 
area may become a bUghted area". 

The Act d̂so states ait 65;iLGS 5/Jl-74.4-3(n) tiiafr; 

.. Norfedevdopmentplam shaUb& ./. finds that 
the redevelopment proĵ ectarea on thie wfiipte haŝ n̂qtbefet̂ ^̂ ^ and 
development through investment by privatis entearprise, and ŵ 
i-easpnably be anticipated to be developed Wthptit the .adoption of the 
redevelopment plan." 

Vacant areas may also qualify as blighted. In order for vacant land to qualify as 
blighted„it must first be found to be vacant. Vacant laiid as described in the statute 
is; 

"any parcel or combination of parcels of . real property without commercial, 
agricultural and residential buildings which has-hot befeii used foi- commercial 
agricultural purposes within five years, prior to the designation of the 

• redevelopment area unless the parcel is included in an industrial park 
conservation area or the parcel has been subdivided." (65 ILCS 5/ll-74.4-3(v) 
(1996 State Bar Edition), as amended. 

As vacant land, the property may qualify as blighted if the: 

"sound growth of the taxing districts is impaired by (1) a combination of two or 
more of the following factors: obsolete platting of the vacant land; diversity of 
ownership of such land; tax and special assessment dehnquencies on such 
vacant land; flooding on all or part of such land; deterioration of structures or 
site improvements in neighboring areas adjacent to the vacant land, or (2) the 
area immediately prior to becoming vacant quahfied as a blighted improved area, 
or (3) the area consists of an unused quarry or unused quarries, or (4) the area 
consists of unused railyards, rail tracks or railroad rights-of-way, or (5) the area, 
prior to its designation, is subject to chronic flooding which adversely impacts 
on real property in the area and such flooding is substantially caused by one or 
more improvements in or in prcximity to the sirea which improvements have 
been in existence for at least 5 years, or (6) the area consists of an unused 
disposal site, containing earth, stone, building debris or similar material which 
were removed from construction, demolition, excavation or dredge sites, or (7) 
the area is not less than 50 nor more than 100 acres and 75% of which is 
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vac^t, notwithstanding the fact that such: area has been. use^ for cojtnmercial 
agricultural purposes within .5; years prior to the designation of the 
redevelopment, project area and which area meets .at least one, of the factors 
itenaized in provision (1), of this subsectioft (k), to 
as a town or village center by ordinance or cpiiiprehe^^ ptibrto 
January 1, 1982> and the area has not been develppedi for t̂ ^ 
purpose." (65 ILCS 5/1 l-74.4-3(a)(:I996 State Biai? Editibilji 

On the. basis Of thes e criteria, the Area is cpnsid'̂ ^̂ ^ 
(2) ways. Approximately seven and three-tenths' (713) ateres relten êd t̂ ^̂  
land in the Area qualifies as a bUghted area.:. The r e m a i n 
six and eight-tenths (86,8) acres in the Area,is referr€id t6 as -̂^̂^ port̂ ion 
ofthe Area and qiaaUfies as a consiervatiOh area within the jre^ui^^ Act 
as dociunented below. 

B, Surv^, Analysis And Distribution Of EUgibflity Factors. 

Exterior surveys of observable conditions were conducted: of all of the properties 
located within the Area. An analysis was riiade of each ipf the conservation area 
eligibihty factors contained in the Act to determine; their presence in the Area. This 
survey examined not only the condition and use of buildings but also included 
conditions of streets, sidewalks, curbs, gutters, lighting, vacant land, underutiUzed 
land, parking facilities, landscaping, fences and walls, and general maintenance. 
In addition, an analysis was conducted on existing site coverage, parking and land 
uses, and their relationship to the surrounding Area. 

It was determined that the Area qualifies in two (2) ways. The Area qualifies as a 
conservation area consistent with provisions of the Act that apply to "improved" 
areas. Vacant or undeveloped land within the Area qualifies as a bUghted area. 
Approximately nine and one-tenths (9.1) acres ofthe approximately ninety-four (94) 
acres in the Area are currently vacant. Vacant or undeveloped tracts of land 
comprise nine and seven-tenths percent (9.7%) of the gross land in the Area, 

A building-by-building analysis of the forty (40) blocks in the Area was conducted 
to identify the eligibility factors present in the Area (see Conservation Area Factors 
Matrix, Table Two, on the following page and narrative regarding vacant areas 
contained in this section). Each of the factors relevant to making a finding of 
eligibility is present as stated in the tabulations. 
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C. Building Evaluation Procedure. 

This section identifies hoW the properties within thie Area were evaluated. During 
the field survey, aU Components of and improvements to-the Subject pi^jpertieswe;r:^ 
examined to detennine the presence and .iex,tent to-w existed[ 
in the Area. Field investigators by the Staff ofthe Gbnsultantincliaded a registferedi 
architisct and professional plahhiers. Thfey cOnductê ^̂ ^ ihspeMipns .of 
the Area in order to ascertain the existence and;preyalence of the various blighting 
factors described in the Act and Area need§. Thesis ihspectora ha^^ trsaried'iii; 
T;I.F. qualifications survey techniques and have extensive;; caperience: in similar 
uridertakiiigs. 

The Consultant's staff was assisted by information obtaiiied fi-om Various 
departmentspfthe Cityofchicago and Cboki.Gotmĵ ^ Bsfsed bii thiese inyeistigations 
and qualification requirements and the determination of nepds and deficiencies in 
the Area, the quaUfication and the boundary of the Area were determined. 

D. Investigation And Analysis Of EUgibiUty Factors. 

In determining whether the proposed Area meets the eligibihty requireinents ofthe 
Act, various methods of research were used iri additipn to the field surveys. The 
data include information assembled froin the Sources: below: 

1. Contacts with local individuals knowledgeable as to Area conditions and 
history, age of buildings and site improvements, methods of construction, 
review of real estate records and related items, and other information 
related to the Area was used. In addition, aerial photographs, Sidwell 
block sheets, et cetera were also utilized. 

2. Inspection and research as to the condition of local buildings, streets, 
utilities, et cetera. 

3. On-site field inspection of the proposed Area conditions by experienced 
property inspectors of the Consultant and others as previously noted. 
Personnel of the Consultant are trained in techniques and procedures of 
determining conditions of properties, utilities, streets, et cetera and 
determination of eligibility of designated areas for tax increment financing. 

4. Use of accepted definitions and guidehnes to determine area eligibility as 
established by the Illinois Department of Revenue manual in conducting 
eligibility compliimce review for State of Illinois Tax Increment Finance 
Areas in 1988. 
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5. Adherence to basic findings of need expressed in the Act: 

i. There exists in many Illinois municipalities areas that are 
conservation or bUghted areas, within the meaning of the Act. 

ii. The eradication of blighted areas and the treatment of conservation 
areas by redevelopment projects are essential to the public 
interest. 

iii. These findings are made on the basis that the presence of blight or 
conditions, which lead to blight, is detrimental to the safety, 
health, welfare and morals of the public. 

E. Analysis Of Conditions Of Improved Property In The Conservation Area. 

In making the determination of eligibility, each and every property or building in 
the Area is not required to qualify. It is the Area as a whole that must be 
determined to be eligible. 

The following analysis details conditions which cause the Area to qualify under the 
Act, as a conservation area and as a blighted area, per surveys and research 
undertaken by the Consultant between January emd June of 1999; 

Age Of Structures — Definition. 

Age, although not one of the fourteen (14). blighting factors used to estabUsh a 
conservation area under the Act, is used as a threshold that an area must meet 
in order to qualify. In order for an Area to qualify as a conservation area the Act 
requires that "fifty percent (50%) or more of the structures in the area have an age 
of thirty-five (35) years or more". In a conservation area, according to the Act, the 
determination must be made that the Area is, "not yet a blighted area", but 
because of the presence of certain factors, "may become a blighted area". 

Age presumes the existence of problems or Umiting conditions resulting from 
normal and continuous use of structures and exposure to the elements over a 
period of many years. As a rule, older buildings typically exhibit more problems 
than buildings constructed in later years because of longer periods of active usage 
(wear and tear) and the impact of time, temperature and moisture. Additionsdly, 
older buildings tend not to be ideally suited for meeting modem-day space and 
development standards. These typical problematic conditions in older buildings 
can be the initial indicators that the factors used to qualify the Area may be 
present. 
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Summary Of Findings Regarding Age. 

The Area contains a total of one hundred fourteen (114) main'̂ ' buUdings, of 
which seventy-one percent (71%), or eighty-one (81) buildings are thirty-five (35) 
years of age or older as determined by field surveys and local research. 
Therefore, the Area meets the threshold requirement for a conservation area in 
that fifty percent (50%)) or more of the structures in the Area are or exceed thirty-
five (35) years of age. 

1. Dilapidation — Definition. 

Dilapidation refers to an "advanced" state of disrepair of buildings or 
improvements, or the lack of necessary repairs, resulting in the building or 
improvement falling into a state of decay. Dilapidation as a factor is based upon the 
documented presence and reasonable distribution of buildings and improvements 
that are in an advanced state of disrepair. At a minimum, dilapidated buildings 
should be those with critical defects in primary structural components (roof, bearing 
walls, floor structure and foundation), building systems (heating, ventilation, 
lighting, and plumbing) and secondary structural components in such combination 
and extent that: 

a. major repair is required; or 

b. the defects are so serious and so extensive that the buildings must be 
removed. 

Summary Of Findings Regarding Dilapidation. 

The field investigation did not indicate evidence of this factor 

Main buildings are defined as those buildings presently located on each parcel that were 
constructed to accommodate the pnncipal land uses currently occupying the buildings (or prior 
uses in the case of buildings are vacant). Accessory structures such as freestanding garages for 
single-family and or multi-family dwellings, storage sheds, communications towers, et cetera are 
not included in the building counts. However, the condition of these structures was noted in 
considering the overall condition of the improvements on each parcel. 
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2, Obsolescence -- Definition. 

An obsolete building or improvement is one that is becoming obsolete or going out 
of use — not entirely disused, but gradually becoming so. Thus, obsolescence is the 
condition or process of falling into disuse. 

Obsolescence, as a factor, is based upon the documented presence and reasonable 
distribution of buildings and other site improvements evidencing such obsolescence. 
Examples include: 

a. Functional Obsolescence: Structures are typically built for specific uses 
or purposes and their design, location, height and space arrangement are 
each intended for a specific occupancy at a given time. Buildings are 
obsolete when they contain characteristics or deficiencies that limit the 
use and marketability of such buildings. The characteristics may 
include loss in value to a property resulting from an inherent deficiency 
existing from poor design or layout, improper orientation of building On 
site, et cetera, which detracts from the overall usefulness or desirability 
of a property. Obsolescence in such buildings is typically difficult and 
expensive to correct. 

b. Economic Obsolescence: Economic obsolescence is normally a result of 
adverse conditions that cause some degree of market rejection and 
hence, depreciation in market values. Typically, buildings classified as 
dilapidated and buildings that contain vacant space are characterized by 
problem conditions, which may not be economically curable, resulting 
in net rental losses and/or depreciation in market value. 

c. Obsolete Platting: Obsolete platting would include parcels of limited or 
narrow size and configuration or parcels of irregular size or shape that 
would be difficult to develop on a planned basis and in a manner 
compatible with contemporary standards and requirements. Plats that 
created inadequate right-of-way widths for streets, alleys and other 
public rights-of-way or which omitted easements for pubUc utilities 
should also be considered obsolete. 

d. Obsolete Site Improvements; Site improvements, including sewer and 
water lines, public utility lines (gas, electric and telephone), roadways, 
parking areas, parking structures, sidewalks, curbs and gutters, lighting, 
et cetera, may also evidence obsolescence in terms of their relationship 
to contemporary development standards for such improvements. Factors 
of this obsolescence may include inadequate utility capacities, outdated 
designs, ot cetera. 
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Summary Of Findings Regarding Obsolescence. 

The afield survey of main buildings and paircds ̂  irt the Arê ^ 
buildings and parcels exhibit characteriistics, of bbsoiescence* Obsolete buil& 
or site improvements comprised fifty-eight percent CŜ %): or sixty^six (66|;p 
One hundred fourteen (114) main buildings in. the Area. 'Obsolete: site' 
itaprbveineiits are also in evidence due to obsolete cOnstriictî ort pf istf̂ ^ Narro??/-
streets or driveways, irregular widths,: poor pr inadequ^tefti^ sight 
lines and iack of paved surfacJes ori driveways ahd iserviice areras;6:̂ st i^ 
Therefore, obsolescence is present to a rridjô  

3. Deterioration—Definition. 

Deterioration refers, to physical defidenciê s or disrepah^ în buildings or site> 
improvements requiring treatment or repair. While deterioration rriay be: evident in 
basically sound biiildings (i.e., lack ofpaintirig, Iposcipr nusjwng.mâ ^ 
and cracks over limited areas), such deterioration can be correcfed through,normal 
maintenance. Such deterioration would not be sufficiently, advanced to warrant, 
classifying a building as being deteriorated or deteriorating within the purposes of 
the Act. 

Deterioration, which lis not easily correctable in the course of normal maintenance, 
ihay also be evident in buildings. Such buildings may be clas,sified as deteriorating 
or in an advanced stage of deterioration, depending upon, the degree or extent of 
defects. This would include buildings with major defects in the secondary building 
components (i.e., doors, windows, porches, gutters and; downspouts, fascia 
materials, et cetera) and major defects in primary building components (i.e., 
foundations, frames, roofs, et cetera), respectively. 

The conditions of roadways, alleys, curbs, gutters, sidewalks, off-street parking 
and surface storage areas may also evidence deterioration; surface cracking, 
crumbling, potholes, depressions, loose paving materials, weeds protruding through 
the surface, et cetera. 

Deterioration is the presence of structural and non-structural defects which are 
not correctable by normal maintenance efforts, but which require rehabilitation. 

Summary Of Findings Regarding Deterioration. 

Throughout the Area, deteriorating conditions were recorded on twenty-one 
percent (21%) or twenty-four (24) of the one hundred fourteen (114) buildings in 
the Area. The exterior field survey of buildings in the Area found structures with 
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major defects in the secondary structural components, including windows, doors, 
gutters, downspouts, porches, chimneys, fascia materials, parapet walls, et cetera. 

Several sections of sidewalks and curbs along 47"* Street from Cicero Avenue to 
Laramie Avenue also exhibit signs of deterioration such as cracks and crumbling 
surfaces. 

In addition, numerous properties in the Area that were formerly used for parking 
lots associated with Area businesses are cracked and contain potholes. This 
condition is most prevalent along Cicero Avenue and 47"" Street. Site fencing for 
some area uses was observed to be rusting, damaged and deteriorating. In some 
instances Area properties also exhibited household debris and garbage. Therefore, 
deterioration is present to a minor extent. 

4. Illegal Use Of Individual Structures — Definition, 

This factor applies to the use of structures in violation of applicable national, state 
or local laws, and not to legal, nonconforming uses. Examples of iUegal uses may 
include, but not be limited to, the following: 

a. illegal home occupations; 

b. conduct of any illegal vice activities such as gambling or drug 
manufacture; ' 

c. uses not in conformance with local zoning codes and not previously 
grandfathered in as legal nonconforming uses; 

d. uses involving manufacture, sale, storage or use of dangerous explosives 
and firearms. 

Summary Of Findings Regarding Illegal Use Of Individual Structures. 

Illegal use of individual structures was observed in less than one percent (1%) 
or one (1) of the one hundred fourteen (114) buildings in the Area. Therefore, 
illegal use of individual structures is present to a minor extent. 
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5. Presence Of Structures Below Minimum Code Standsirds — Definition. 

Structures below minimum code standards include all structures that do not meet 
the standards of zoning, subdivision. State building laws and regulations. The 
principal purposes of such codes are to require buildings to be constructed in such 
a way as to sustain safety of loads expected from various tjrpes of occupancy, to be 
safe for occupancy against fire and similar hazards, and/or establish minimum 
standards essential for safe and sanitary habitation.. Structures below minimum 
code are characterized by defects or deficiencies that presume to threaten health 
and safety. 

Summary Of Findings Regarding Presence Of Structures Below Minimum 
Code Standards. 

Throughout the Area, structures below minimum code were recorded in twenty-
two percent (22%) or twenty-five (25) of the one hundred fourteen (114) buildings 
in the Area. The exterior field survey of main buildings in the Area found 
structures not in conformance with local zoning codes and structures not safe for 
occupancy because of fire and similar hazards. 

In addition, in the northern portion of the Area properties along 47'" Street 
exhibited garbage and trash from drive-by dumping. Trash and debris from drive-
by dumping is illegal and promotes unsanitaryor unhealthy conditions. This open 
air dumping of trash creates conditions that promote the presence of disease 
carrying insects and vermin. Therefore, presence of structures below minimum 
code standards is present to a minor extent. 

6. Abandonment -- Definition. 

This factor only applies to the "conservation area" designation. Abandonment 
usually refers to the relinquishing by the ovmer of all rights, title, claim and 
possession with intention of not reclaiming the property or resuming its ownership, 
possession or enjoyment. However, in some cases a detennination of abandonment 
is appropriate if the occupant walks away without legally relinquishing title. For 
example, a structure not occupied for twelve (12) months should probably be 
characterized as abandoned. 

79 



31456 JOURNAL-CITY COUNCIL-CHICAGO 5/17/2000 

Summary Of Findings Regarding Abandonment, 

The field investigation did not indicate evidence of this factor. 

7, Excessive Vacancies — Definition. 

EstabUshing the presence of this factor requires the identification, documentation 
and mapping of the presence of vacant buildings which are unoccupied or 
underutilized and which represent an adverse influence on the Area because of the 
frequency, extent, or duration of such vacancies. It includes properties which 
evidence no apparent effort directed toward occupancy or utiUzation and partial 
vacancies. 

Summary Of Findings Regarding Excessive Vacancies. 

The field investigation indicates that eleven (11) buildings, ten percent (10%) of 
the total one hundred fourteen (114) buildings, have buildings with excessive 
vacancy of floor space. There is in excess of fourteen thousand (14,000) square 
feet of vacant industrial and commercial floor space in the Area. In some 
instances this vacant floor space has not been utilized for extended time periods. 
Therefore, excessive vacancy is present to a minor extent. 

8. Overcrowding Of Structures And Community Facilities — Definition. 

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

Summary Of Findings Regarding Overcrowding Of Structures And Community 
F'acilities. ' 

The field investigation did not indicate evidence of this factor. 
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9. Lack Of Ventilation, Light Or Sanitary Facilities - Definition. 

Many older structures fail to provide adequate ventilation, Ught or sanitary 
facilities. This is also a characteristic often found in illegal or improper building 
conversions and in commercial buildings converted to residential usage. Lack of 
ventilation, light or sanitary facilities is presumed to adversely affect the health of 
building occupants (i.e., residents, employees or visitors). 

Typical requirements for ventilation, light and sanitary faciUties include: 

a. adequate mechanical ventilation for air circulation in spaces/rooms 
without windows (i.e., bathrooms, dust, odor or smoke-producing activity 
areas); 

b. adequate natural light and ventilation by means of skylights or windows 
for interior rooms/spaces, and proper window sizes and amounts by room 
area to window area ratios; 

c. adequate sanitary facilities (i.e., garbage storage/enclosure, bathroom 
facilities, hot water and kitchen); and 

d. adequate ingress and egress to and from all rooms and units. 

Summary Of Findings Regarding Lack Of VentUation, Light Or Sanitary 
Facilities. 

The exterior field survey of main buildings in the Area found structures without 
adequate mechanical ventilation, natural light and proper window area ratios in 
the Area. Structures exhibiting a lack of ventilation, light or sanitary facilities were 
recorded in four percent (4%) or four (4) of the one hundred fourteen (114) main 
buildings. Therefore, lack of ventilation, light or sanitary facilities is present to a 
minor extent. 

10. Inadequate Utilities -- Definition. 

Inadequate utilities refers to deficiencies in the capacity or condition of utilities 
which service a property or area, including, but not limited to, storm drainage, water 
supply, electrical power, sanitary sewers, gas and electricity. 
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Sumniary Of Findings Regarding Inadeqtiate Utilities. 

The field investigation did riot indicate the evidence of thiis factor. 

11. Excessive Land Coverage — Definition-

This fectpr piâ ^ be documented by showing :instan,ees: wheiie buil(£ng;4pye.rag;e is 
excessive. Excessive ([Coverage refers to the oyer-intehsive use. of pf pper^ and the 
crp^yding of builidings and accessory faciUties onto a site. Problem iionditipns 
include buildings either improperly situated on the; parcel or located on, parcels of 
inadequatei size shape in relation to present-day standards, p 
for health and safety, and multiple buildings on a single parcel. TChe resiilting 
inadequate conditions include stich factors as insufficiehtpi^viisiibn for light and sfir, 
increased threat of fire due to close proximity tO nearby buildings, lack of adequate 
or proper access to a pubUc right-of-way, lack of required Off-street paridng, and 
inadequate provision:for loading.or service. Excessive land coverage has an adverse 
or blighting effect .on nearby development as problems associated with'lack of -
parldng or loading areas impact adjoining properties. 

Summary Of Findings Regarding Excessive Land Coverage. 

Structures exhibiting one hundred percent (100%)) lot coverage with party or 
firewalls separating one structure from the next is a historical fact of high-density 
urban development. This situation is common throughout the Area. 

Numerous commercial and industrial businesses are located in structures that 
cover one hundred percent (100%) (or nearly one hundred percent (100%))) of their 
respective lots. Other businesses are utilizing one hundred percent (100%) of their 
lot for business operations. These conditions typically do not allow for off-street 
loading facilities for shipping operations or do not provide parking for patrons and 
employees. This has prompted overflow parking and truck traffic associated with 
normal business operations to utilize surrounding residential areas for parking 
and access. 
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In the Area, sixty-four percent (64%) or seventy-three (73) of the one hundred 
fourteen (114) structures revealed some evidence of excessive land coverage. 
Therefore, excessive land coverage is present to a major extent. 

12. Deleterious Land-Use Or Layout — Definition. 

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

Summary Of Findings Regarding Deleterious Land-Use Or Layout. 

As in many communities that have evolved over the years, commercial uses have 
merged with residential uses in the Area. It is not unusual to find small pockets 
of isolated residential buUdings within a predominantiy commercial area. Although 
these areas may be excepted by virtue of age ("grandfather") clauses as legal non
conforming uses, they are, nonetheless, incompatible land uses inasmuch as the 
predominant character of the Area is commercial. As noted previously, fifty-eight 
and eight-tenths (58.8%o) of the net acreage (exclusive of public right-of-way) of the 
Area is used for commercial purposes. Some of these commercial .uses are poorly 
organized and lack proper screening for outside storage areas. There are also 
several billboards scattered throughout the Area that are considered deleterious. 
The combination of limited on-site parking and unorganized and unscreened yard 
areas in close proximity to residential development not only contributes to decline 
but also causes conflicts in traffic, parking and environmental conditions. Ten 
percent (10%) or eleven (11) of the one hundred fourteen (114) structures in the 
Area were considered to be deleterious uses. Therefore, deleterious land-use or 
layout is present to a minor extent. 

13. Depreciation Of Physical Maintenance — Definition. 

This factor considers the effects of deferred maintenance and the lack of 
maintenance of buildings, improvements and grounds comprising the Area. 
Evidence to show the presence of this factor may include, but is not limited to, the 
following: 
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a. Buildings: unpainted or unfinished surfaces; paint peelihg; loose or missing 
materials; sagging or bowing walls, floors, roofs, and porches; cracks; 
broken Windows;.lQose^gutters and downispOuts; lObse pf niissing Shingles; 
damaged building areas still in disrepair; et cetera. This, itiformatibn may 
be CbUiected as part of the btulduig condition surtreys undertaken tb 
dpcuirxent the exis tence of dilapidation and deteribf a>tiph* 

b. :Front yards, Sid^ yards, back yards, arid vacaht parG:elŝ  £̂ ^̂  
trash and debris; broken sidewalks; lack of yegetataon; lack of paying-and 
dust Dontrpl;;potholes; standing water; feniies in disfep^ 
and pruning of vegetation, et cetera. 

c. pubhc or priyatie utiUties: utiUties that are subject tO ihti?riiiptiph.p 
due to on-gbing rniaintenance problems such as leaks or bfesiks, pbVsrer 
outages or shut-downs, or inadequate levels of service, et c«5tera. 

d. Streets, aUeys and parking areas: potholes; broken or crumbling surfaces; 
broken curbs and/or gutters; areas of loose or missing materials; standing 
water, et cetera. 

Summary Of Findings Regarding Depreciation Of Physical Maiiitentece. 

Depreciation of physical maintenance is widespread throughout the Area. A 
majority of the parcels in the Area exhibit characteristics that show a depreciation 
of physical maintenance. Ofthe one hundred fourteen (114) main buildings in the 
Area, severity-five percent (75%o) or eighty-six (86) ofthe buildings are impacted by 
a depreciation of physical maintenance, based on the field surveys conducted. 
These are combined characteristics in building and site improvements. 

Commercial yard areas in the Area exhibit signs of depreciation Of physical 
maintenance due to a lack of paving and dust control and debris storage. Graffiti 
was observed on several structures and site improvements in the area. Curbs, off-
street parking areas and sidewalks throughout the Area exhibit signs of 
depreciation of physical maintenance due to broken or cracked surfaces and areas 
of loose or missing materials. Examples include: 

Along 47'*̂  Street west of Cicero Avenue weeds are present on vacant lots and 
parking areas on numerous properties are in need of repaving due to cracked 
and crumbling surfaces. In addition, sidewalks along 47'*' Street west of Cicero 
Avenue are cracked and pavement surfaces are in need of repair. Therefore, 
depreciation of physiccd maintenance is present to a major extent. 
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14. Lack Of Community Planning — Definition. 

This may be counted as a factor if the area developed prior to or without the 
benefit or guidance of a community plan. This means that no community plan 
existed or it was considered inadequate, and/or was virtually ignored during the 
time of the Area's development. Indications of a lack of community planning 
include: 

1. Streets in the industrial and commercial areas that are too narrow to 
accommodate truck movements. 

2. Street intersections that do not conform to modem traffic engineering 
standards and practices. 

3. One-way street systems that exist with Uttle regard for overall systematic 
traffic planning. 

4. Street parking existing on streets that are too narrow to accommodate two-
way traffic and street parking. 

5. Viaducts that are lower than minimum height requirements creating truck 
clearance problems, 

6. Some larger tracts of land suffer from improper platting that has led to 
some parcels having awkward configuration and/or unusual dimensions 
for their use. 

7. Some properties in the Area do not enjoy good access to public streets. 

8. Some pockets of residential land-use and residential zoning exist that 
present incompatible relationships in areas with a heavy industrial 
environment. 

9. Numerous commercial/industrial properties exist that are too small to 
adequately accommodate appropriate off-street parking and loading 
requirements. 

10. Trailer storage, container storage and other uses that exhibit outside 
storage are a highly negative image for the Area and are operating virtually 
uncontrolled with respect to how they are maintained. 
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Sumrna;ty Of Findings Regarding Lack Of Commxmity Plapning. 

The field investigation mdicates that less than one percent (i%>) or pnp (1) of th;e 
one hundred fourteien (114) main buildings hi the Area exhibits; lack; of 
community planning. Therefore , lack of community planning is present: tb',aniihpr 
extent-. 

F. Analysis Of Undeveloped Or Vacant Property, 

In order for vacant land to qualify as bUghted, it must first be found to be Vacant̂  
Vacant land is; 

"any parcel or conibihation of parcels of real property without cbminiereial, 
• agrictilturai and residential buildings which has not been used fpr couunerciai 

agricultural purposes within five years prior to the designation of the 
redevelopment area unless the parcel is included in ah iridiistrijal .park 
conservation area or the parcel has been subdivided" (65 ILCS 5/11^74.4?-3(v),:,as 
ariiended). 

As vacant land, the: property may qualify as bUghted if the "sound gtowthiof the 
taxing districts is impaired by (1) a combination pf two or more of the fbllbwing 
factors: obsolete pliatting of the vacant land; diversity of ownership of such land; 
tax and special assessment delinquencies on such vacant land; flooding bri all/of 
part ofsuch land; deterioration of structures or site improvements in neighboring 
areas adjacent to the vacant land, or (2) the area immediately prior to becoming 
vacant qualified as a blighted improved area, or (3) the area consists of an unused 
quarry or unused quarries, or (4) the area consists of unused rail yards, rail tracks 
or railroad rights-of-way, or (5) the area, prior to its designation, is subject to 
chronic flooding which adversely impacts on real property in the area ahd such 
flooding is substantially caused by one or more improvements in or in proximity 
to the area which improvements have been in existence for at least five years, or 
(6) the area consists of an unused disposal site, containing earth, stone, building 
debris or similar material which were removed from construction, demolition, 
excavation or dredge sites, or (7) the area is not less than 50 nor more than 100 
acres and 75% of which is vacant, notwithstanding the fact that such area has 
been used for commercial agricultural purposes within five years prior to the 
designation of the redevelopment project area and which area meets at least one 
of the factors itemized in provision (1) ofthis subsection (a), and the area has been 
designated as a town or village center by ordinance or comprehensive plan adopted 
prior to January 1, 1982, and the area has not been developed for that designated 
purpose." (65 ILCS 5/1 l-74.4-3(a), as amended). 
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Summary Of Findings Regarding Undeveloped Or Vacant Property. 

Approxiniately is even arid threertenths (7,3) acres or thirteen arid nine.rtenths. 
percent (13.9 % i of the net land area {exclusive o^ public^rightSrpfew:ay| was 
identified .as bpnta^ requirements tP 4u^Llify ks, bUghted under̂  
the aci It is: e^ndent from historic plats an photos tiiat buildings once 
some of these-sites' and demolition Of these structui-es-has^ociiiuirred byer tiihe. 
Since July 1,1994 otily one (1) structure has beeh deniPUshê ^ 
data provided by the City. Therefore, it is evident that deihoUtibii-xif tlieŝ ^̂ ^̂  
^triictures p p c ^ than fii^ve (5) years ago and these yadarit Sites h 
generated any development activity for some time. In additibn, seven; (7) lots 
identified as yac delinquent in the payment of IQQS 'through 1997 taxes. 
Given the deteriorated condition of existing structiares in the yi,cih>ty: PFthe 
land and the presence of the factors necessaiy tb qualify ais bU^ted. jprbp'ert̂ V 
under the Act on the vacant land, the approximately seven an^ three-tentiis ;(7i3) 
acres of vacant land qualifies as a bUghted area. 

The foUowing discussion (paragraphs i — xi beloW) identifies tracts of land of varied 
sizes totaUng seven and three-tenths (7.3) acres of land. The majority of these tracts 
of land ha:ve beieh vacant for more than five: (5) years. These tracts are identified oh 
Plan, (Sub)Exhibit B, Existing Land-Use Assessment Map (Attachmeiit T*vo — 
Appendix). 

The majority of the land identified as vacant is also obsolete in terms of current 
platting. The majority of vacant and unimproved land along Cicero Avenue and 47"' 
Street are platted into small (twenty-five (25) or thirty (30) foot by one hundred fifty 
(150) foot) lots. These lots were typically utilized for residential or commercial uses 
that provided littie off-street parking. Given that numerous parties own these small 
lots, it would be difficult to consolidate enough of the vacant and improved land 
under single ownership to provide for the contemporary requirements of commercial 
development standards and zoning regulations. In addition, structures and site 
improvements in the proximity of these vacant lots were classified as deteriorated 
in the field investigation of the Area. 

i . An approximately zero and eight-tenths (0.8) acre tract of land exists in the 
5100 -- 5148 block of 47'" Street (cross streets -- Leclaire Avenue on the 
east and Leamington Avenue on the west). This tract has been vacant for 
more than five (5) years. The tract exhibits obsolete platting and is divided 
into eight (8) lots. The tract is under multiple ownership (four (4) owners) 
and a deteriorated structure and site improvement are located across the 
street from this tract. 
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u. Approximately zero and five-tenths (0.5) acres is encompassed by two (2) 
tracts of land in the 5000 - 5048 block of 47"' Shreet (cross streets -
Lavergne Avenue on the east and Lawler Avenue on the west). These tracts 
have been vacant for more than five (5) years. Both tracts exhibit obsolete 
platting. The western tract is divided into six (6) lots. The western tract is 
under multiple ownership (four (4) owners) and a deteriorated structure is 
located between the two (2) tracts on the same block. Two (2) lots on the 
western tract are deUnquent in the payment of 1995 through 1997 taxes. 

ui. An approximately zero and eight-tenths (0.8) acre tract of land exists in. the 
4850 — 4898 block of 47'" Street (cross streets ~ Lacrosse Avenue on fhe 
east and Lamon Avenue on the west). This tract has been vacant for more 
than five (5) years. The tract exhibits obsolete platting and is divided into 
eight (8) lots. The tract is under multiple ownership (three (3) owners) and 
deteriorated structure and site improvements are located across the street 
from this tract. 

iv. An approximately zero and seven-tenths (0,7) acre tract of land exists in 
the 5101 - 5149 block of 47"" Street (cross streets - Leclaire Avenue on 
the east and Leamington Avenue on the west). This tract has been vacant 
for more than five (5) years. The tract exhibits obsolete platting and is 
divided into seven (7) lots. A deteriorated structure is located on the block 
west of this tract. 

V. Approximately zero and five-tenths (0.5) acres is encompassed by two (2) 
tracts of land in the 5001 - 5049 block of 47"* Street (cross streets -
Lavergne Avenue on the east and Lawler Avenue on the west). These tracts 
have been vacant for more than five (5) years. The tracts exhibit obsolete 
platting and are each divided into two (2) lots. The tracts are under 
multiple ownership (two (2) owners within each tract) and a deteriorated 
structure is located across the street from this tract. 1995 through 1997 
taxes are delinquent on the two (2) lots of the western tract. 

vi. An approximately zero and four-tenths (0.4) acre tract of land exists in the 
4900 — 4949 block of 47'*' Street (cross streets — Lamon Avenue on the 
east and Laporte Avenue on the west). This tract has been vacant for more 
than five (5) years. The tract exhibits obsolete platting and is divided into 
eight (8) lots. A deteriorated structure and site improvement is located on 
the same block adjacent to this tract. 
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vii. An approximately zero and five-tenths (0.5) acre tract of land exists in the 
4851 - 4899 block of 47"* Street (cross streets — Lacrosse Avenue on the 
east and Laporte Avenue on the west). This tract has been vacant for more 
than five (5) years. The tract exhibits obsolete platting and is divided into 
six (6) lots. The tract is under multiple ownership (two (2) owners) and a 
deteriorated structure and site improvement are located on the block west 
of this tract. Two (2) lots in this tract are delinquent in the payment of 
1995 through 1997 taxes, 

viu. Approximately zero and six-tenths (0.6) acres is encompassed by two (2) 
tracts of land in the 4500 - 4598 block of Cicero Avenue (cross streets — 
45"* Street on the north and 46"' Street on the south). These tracts have 
been vacant for more than five (5) years. The tracts exhibit obsolete 
platting. The northern tract is divided into seven (7) lots and the southern 
tract is divided into five (5) lots. The northern tract is under multiple 
ownership (three (3) owners). One (1) lot on the southern tract is 
delinquent in the payment of 1995 through 1997 taxes and a deteriorated 
structure and site improvement is located across the street. 

ix. An approximately zero and six-tenths (0.6) acre tract of land exists in the 
4700 - 4798 block of Cicero Avenue (cross streets — 47"' Street on the 
north and 48'" Street on the south). This tract has been vacant for more 
than five (5) years. The tract exhibits obsolete platting and is divided into 
ten (10) lots. The tract is under multiple ownership (two (2) owners) and 
a deteriorated structure and site improvement is located on this block 
adjacent to this tract. 

X. Approximately one and zero-tenths (1.0) acres is encompassed by two (2) 
tracts of land in the 4801 — 4899 block of Cicero Avenue (cross streets — 
48'" Street on the north and 49'" Street on the south). These tracts have 
been vacant for more than five (5) years. The tracts exhibit obsolete 
platting. The northern tract is divided into eleven (11) lots and is under 
multiple ownership (five (5) owners). The southern tract is divided into 
three (3) lots. Deteriorated structures and site improvements are located 
on this block adjacent to these tracts. One (1) lot in the northern tract is 
delinquent in the payment of 1995 through 1997 taxes. 

xi. An approximately zero and nine-tenths (0.9) acre tract of land exists in the 
5001 - 5099 block of Cicero Avenue (cross streets - 50'" Street on the 
north and 51*' Street on the south). This tract has been vacant for more 
than five (5) years. The tract exhibits obsolete platting and is divided into 
ten (10) lots. A vacant deteriorated structure and site improvement is 
located on this block adjacent to this tract. 
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Hence, the vacant; portion of the Area exhibits obsolete plattijrig, diversity of 
ownership, tax aridspceial assessment delinquencies and deterioration of Struotures: 
or site improverriehts in neighboring areas adjacent to th^ vacant, land. Th<sf:ie,fofe, 
the vacant land quaUifies; as a bUghted, area under the Act 

Gv COriclusibh Of • Ihyestigation Of EUgibiUty Factors For The Redevelbpiijeiit 
Project ArfiSi. 

The Area is. impacted by a number pf eUgibiUty factors"; This analysi3:>̂  
demonstTates;that thie improved portion ofthe Area quailifies;as a Conservation^ r̂fia 
and the vac^t land qiiklifies as a bUghted area as defined in the Actj: As 
documented, this is- due to conditions found to exist in the -iinproved" ar«ia: and' in̂ -
the "vacant* area. The Plan infcludes riieashres designed tb reduce or yimin 
deficiencies which cause the Area to qualify'consistent with the. strategy of the City " 
of Chicago for revitalizing other designated redevelopment project ;areas and 
industrial cdrridoris. 

The City and the Staite of Illinois have also designated approximately twenty-four . 
and eight-tenths percent (24.8%) of the Area as State of lUinois Enteiprise Zone 
Number 2. This dissigriation is in fiirther response to the deteribrating.'cohditiphs 
in the Areâ  recognition oif the significant-needs, and realization' that financial 
incentives are required to attract private investment. However, this desigiiation as 
well as the major improvements associated with Midway Airport, the Stevenson 
Expressway and C.T.A. commuter rail fines only benefit a small portion ofthe Area 
and do not address Area-wide needs or the conditions that cause the Area to qualify • 
as a redevelopment area. 

JV. 

Summary And Conclusion. 

The conclusion of the Consultant is that the number, degree and distribution of 
conservation and blighting eligibility factors in the Area as documented in this 
Eligibility Study warrant the designation of the Area as a conservation area as set 
forth Ln the Act. Specifically; 

Below and on the next page are two (2) summary tables highlighting the factors 
found to exist in the Area which cause it to qualify as a conservation area and as 
a blighted area. 
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A, Conservation Area Statutory Factors, 

EUgibiUty Factor'" 

Agê  (2) 

1. Dilapidation 

2. Obsolescence 

3. Deterioration 

4. Illegal use of individual structures 

5. Presence of structures below minimum 

code standards 

6. Abandonment 

7. Excessive vacancies 

8. Overcrowding of structures and community 

faciUties 

9. Lack of ventilation, light or sanitary faciUties 

10. Inadequate utiUties 

11. Excessive land coverage 

Existing In Area 

71% of buildings 
are or exceed 

35 years of age 

Not Present 

Major Extent 

Minor Extent 

Minor Extent 

Minor Extent 

Not Present 

Minor Extent 

Not Present 

Minor Extent 

Not Present 

Major Extent 

Notes: 

(1) Only three (3) factors are required by the Act for eligibility. Ten (10) factors are present in the Area. 
Three (3) factors were found to exist to a major extent and seven (7) were found to exist to a minor 
extent. 

(2) Age is not a factor for designation but rather a threshold that must be met before an area can 
qualify as a conservation area. 
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EUgibiUty Factor"' Existing In Area 

12. Deleterious land-use or layout 

13. Depreciation of physical maintenance 

14. Lack of community planning 

Minor Extent 

Major Extent 

Minor Extent 

B. Vacant/Unimproved Land — Statutory Factor. 

Eligible Factor 

Existing In 
Vacant / Unimproved 

Portion Of Area 

1, Two (2) or more of the following factors: 

i. Obsolete platting (Present) 

Diversity of ownership (Present) u. 

111. Tax and assessment delinquencies 
(Present) 

iv. Flooding (Does not exist) 

V. Deterioration of structures or site 
improvements in neighboring areas 
adjacent to the vacant land 
(Present) 

Yes 

Notes: 

(1) Only three (3) factors are required by the -Act for eligibility. Ten (10) factors are present 
in the Area. Three (3) factors were found to exist to a major extent and seven (7) were 
found to exist to a minor extent 

92 



5/17/2000 REPORTS OF COMMITTEES 31469 

Or 

2. Area immediately prior to becoming vacant 
quahfied as a bUghted improved area; 

Or 

3. Area consists of unused quarry or quarries; 

Or 

4. Area consists of unused rail yards, rail tracks 
or railroad right-of-way; 

Or 

5. Area prior to designation is subject to chronic 
flooding caused by improvements; 

Or 

6. Area consists of unused disposal site containing 
earth, stone, building debris, et cetera; 

Or 

7; Area is not less than fifty (50) nor more than 
one hundred (100) acres and seventy-five percent 
(75%) is vacant. 

While it may be concluded that the mere presence of the stated eligibihty factors 
noted above may be sufficient to qualify the Area as a conservation area, and a 
vacant blighted area, this evaluation was made on the basis that the factors must 
be present to an extent that would lead reasonable persons to conclude that pubUc 
intervention is appropriate or necessary. Secondly, the distribution of conservation 
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area and blighted;area ehgibility factors throughout the Area must be reasonable so 
that a basicaily good area is not arbitrarily found to be a conservation area or 
blightied area siiriply because of proximity to ain area that exhibits blighting ,fabtors• 
The improved; portion ofthe Area is notyet bU^ted, butthe presenceof the factors, 
described in this kligibility Study is detrimental to the pubUc safety, health, morals 
and welfare and the Area may become & blighted area under the, Act. 

Research indicates thatthe Area on the whole has not been subject to growth â id; 
development as a result of investment by private enterprise and will not ̂  bp: 
developed without action by the City. These have been previously documented. All 
properties withiri .the,Area vrill benefit from the Plan. The cpnclusioris pre,sented;ih, 
this EUgibiUty Study are those of the Consultant, 

The analysis contained herein was based upon data assembled by the Consultant. 
The study and survey of the Area indicate that requirements necessary for 
designation as a conservation area and a blighted area are present. Therefore, the. 
Area qualifies, in two (2) ways. The vacant portion of the Area quaUfies as a bUghtedv 
area and the improved portion pf the Area qualifies as a conservation, area to; be 
designated as a redevelopment project area and eligible for Tax Increment Financing" 
under the Act. 

[Table Two refisrred to in this Eligibility Study constitutes 
Table Two to the Cicero/Archer Tax Increment 

Financing Redevelopment Plan and Project 
Revision Number 1 and is printed on 

page 31493 of this Journal.] 
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(SubJExhibit "B" Of Attachment Two-Maps And Plan Exhibits. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Existing Land-Use Assessment Mop. 
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(Sub)Exhibit ' C Of Attachment Two - Maps And Plan Exhibits. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Generalized Land-Use Plan. 
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(Sub)Bxhibit "D" Of Attachment Two-Maps And Plan Exhibits. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Generalized Existing Zoning Map. 
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(Sub)Exhibit "E" Of Attachment Two - Maps And Plan Exhibits. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Subarea Key Map. 
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(Sub)Exhibit "F" Of Attachment Two - Maps And Plan Exhibits. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Enterprise Zone Map. 
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(SubJExhibit "G-l" Of Attachment Two-Maps And Plan Exhibits. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Land Acquisition Map. 
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(Sub)Exhibit "0-2" Of Attachment Two-Maps And Plan Exhibits. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Parcels To Be Acquired By City. 
(Page 1 of 5) 

COUNT AREA NO. PIN NO. 199S EAV TAX DEUNQUENT RESIDENTIAL BUIU)ING / UNIT (1) 

1 1 1904423025 6.289 

2 1904423026 6.289 

3 1904423027 6.289 

4 , 1904423026 6J289 

S 1904423029 6.289 

e 1904423030 6.289 

7 1 1904423031 Exemol 

8 1904423032 Exemcl 

9 1 1904423033 E<emoi 

10 1 1904423034 ExecnDi 

11 1 1904423035 6.289 Y 

12 1 1904423036 6.289 

1 ) 1 1904423037 6.289 

14 1 1904423038 12.114 

15 1 1904423039 12,114 

16 1 1904423040 69.083 

17 1 1904423043 86.586 

IS 2 1904431019 38.456 

19 2 1904431020 19.334 

20 2 1904431021 30.107 

21 2 1904431022 30.107 

22 2 1904431023 6.2S9 

23 2 1804431024 6.289 

24 3 1904431027 47.185 

25 3 1904431028 47.185 
26 3 1904431029 32.352 

j 27 3 1904431030 6.289 
1 28 3 1904431031 25.058 -
! 29 3 1904431032 25.058 

i " 3 1904431033 25.058 

! 31 3 1904431034 25.058 

1 32 3 1904431035 6.285 

i 33 ' 3 1904431041 98,451 

1 34 4 1904430029 11.261 

! 35- i 1904430030 4.795 

36 A 1904430031 4.796 
1 37 1 4 1904430032 4,79S 

38 4 1904430033 4.796 

39 A 1904430034 4.796 

40 A 1904430035 4.796 

41 A 1904430035 11.264 
42 5 J904427036 9.151 

43 6 :1904427029 9.14? Y 

44 6 1904427030 3.695 Y 

45 5 1904427031 3895 

46 1 6 1904427032 3.895 

47 j 6 1904427033 3.895 i 

48 1 6 1904427034 3.8S5 ! 

49 1 7 1904425029 M 259 i 

50 i 7 1904 J 25030 i 4755 i Y 
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(Sub)Exhibit "0̂ 2" Of Attachment Two - Maps And Plan Exhibits. 
(To CiCero/Axcher Tax; Incr.ement Fihancirig Redevelopment 

jPlan And; Project Revision Number 1) 

Parcels To Be Acquired' By City. 
(Page 2 of 5) 

coura AREA HO. PIMNO. 1998 EAV TAX DEUNQUENT RESIDENTIAt. BUlLbmO / UNIT (1) 

51 7 190442^31 •' 4-.798 .Y 

S 2 ' ' 7 ".. 1S04425032 ..•4;798 

- 53 r • 1604425031) 4.798 

S4 ' 7 1904425034 4.796 

55 7 190442d»S 4.786 

56 7' 1904425036 11.264 • 

• sr.- • 8 .16644240^ 141387-

58 B 1904424033 .4;79e 

59 6 19D9201002 6.594 

60 s- 1909201003 6.594 

61 9 1909201004 6.594 

62 9 1909201005 6.594 

63 9 1909201006 8.594 

« 9 1909201007 6J94 

65, 9 1909201008 1S:488 

66 10 19092b2O01 15.484 

67 io 1909202002 6.594 

68 10 1909202047 8.704 

69 11 1909203001 15.484 Y 

70 11 19092031)02 e.&94 Y 

71 12 1909203007 6.594 

72 12 1909203008 15.488 

73 13 1909205041 179.408 
74 14 1909206001 11.261 

75 14 1909206002 4.798 

76 14 1909206003 4.796 
77 14 1909206004 a594 Y 

78 14 190920SOOS 6.594 Y 

79 15 1909207019 328.496 

BO 15 1909207020 18.560 

81 15 19092070211 15.639 

82 15 1909207022 25.782 

83 16 1909207035 10.084 

84 16 1909207036 9.149 1 

1 85 16 1909207037 72.595 

1 86 16 1909207038 152.735 

i 87 15 1909207044 82.352 

1 88 17 190S215019 42.537 

89 17 1909215020 29 134 

! 90 17 1909215021 29,134 

i 91 17 1909215022 29,134 

92 17 1909215026 14.895 

1 93 17 1909215027 14.895 

! 94 17 1909215028 72.724 

95 17 1909215029: 72.724 

96 17 1909215030 14,895 

97 17 1909215031 14,895 

98 17 1909215032 14.895 

99 17 1909215033 30.502 

100 1" 1S09215034 80.502 : 1 
101 17 1 19052150351 8 005 ! 
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(SubJExhibit 'Ch2' Of Attachment Two-Maps And Plan Exhibits. 
(To CieeiTo/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Parcels TQ Be Acquired By City. 
3 of 5) 

COUNT AREANa PIN NO. 1998 EAV TAX DEUNQUENT RESIDENTIAL BUILOINS / UNIT (1) 

IOS IT 1909215036 > B.005 • 

103 17 1909215037 54.040 

104; .17 1909215038 .54.040. 

,. . • ... 105 17. 1909215039 54.040 

106 17 1909215040 B7.B42i 

107 17, 1909215045 24.018 

101 IB 1909223024 46i71 

109 18- 19092236:^ 4aS71 
ii9 \6 1909223028 i29.e9a 
111 18 1909223044 39.842 
t12 18' 1909223029 8:005 

113 19 1909223030 106,753 

11* 19 1909223031 23J!e2 
115 19 1909223032 14̂ 453 
118 19 1909;t230li3 14><59 
117 19 1909233034 17:319 

11« 19 1909223035 64.638 

119 19 1909223036 57;654 

120 19 1909223037 48.459 

121 IB 1909223038 4B»59 

122 19 1909223039 B7JM1 
123 19 1909223040 97541 

124 19 1909223041 45.867 

125 20 1909231029 8:005 

126 20 1909231030 B.005 
127 20 1909231031 8.005 
128 20 1909231032 8,005 
129 20 1909231033 8.005 
130 20 1909231034 8.005 
131 20 1909231035 39.216 Miied Use 
132 20 1909231036 17.114 

133 2C 1909231037 17,114 

134 20 1909231038 54.042 

135 20 1909231039 162.134 

136 20 1909231060 543,238 
137 21 1909411025 25.766 

138 21 1909411026 125,203 

139 21 1909411027 135,258 

140 21 1909411028 6.897 
141 21 1909411029 180.570 
142 22 1909412013 

i 143 22 1909412017 484.923 
\ 144 22 1909412018 295.884 

145 23 1910310012 27.192 Miteo Use 
146 24 1910310001 153.934 
147 24 1910310002 15.233 
148 24 1910310006 101 579 
149 24 19l031OO07^ 

150 24 19 !0310003 15.122 
151 24 1910310009! 57 010 Mixed Use 
152 24 1910310046 247.940 
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(Sub)Exhibit "0-2" Of Attachment Two - Maps And Plan Exhibits. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Parcels To Be Acquired By City. 
(Page 4 of 5) 

COUNT AREA NO. PIN NO. 1998 EAV TAX DEUNQUENT RESIDENTIAL BUILDING I UNIT (1) 

1S3 24 1910310047 - 4.977 

1S4 25 191030002S 189.231 

1S5 25 1910300026 8S463 

1S6 25 1910300027 60.627 Y 

157 25 1910300028 19.504 Y 

ISS 25 1910300029 72.067 

1S9 25 1910300030 10.791 

160 25 1910300031 138,408 

161 26 1910119001 14,985 

162 25 1910119002 7.660 

163 26 1910119003 7.650 

164 26 1910119004 7.660 

165 26 1910119005 7.660 

166 26 1910119006 7.660 

167 26 1910119007 7.660 

168 26 1910119008 7.660 

1G9 26 1910119009 7.660 

170 26 1910119010 7.660 

171 26 1910119052 189.296 

172 27 1910113006 72,482 

173 27 1910113007 13.350 
174 27 1910113008 21.217 

175 27 1910113009 19.046 

176 27 1910113010 18.161 

177 27 1910113011 13.350 

178 27 1910113012 13.350 

179 ! 27 1910113013 13,350 

180 1 27 1910113014 13.291 

181 27 1910113015 18.346 Y 

182 27 1910113016 73 607 Y 

183 27 I9I0113017 132.333 Y 

r 184 27 1910113016 132.396 Y 

! i« 27 1910113051 142.557 Y 

186 28 1910113001 55.895 

187 28 1910113002 118.406 

188 26 1910113003 118.406 

189 2$ 1910107001 14,955 

! 190 29 1910107002 7.66C 

1 191 29 1910107003 7 66C 

192 29 1910107004 7.660 

193 29 1910107005 7.660 

' 194 29 1910107006 7,660 Y 

195 29 1910107007 7 66C 1 
196 29 1910107008 7.660 

.197 29 1910107009 7,660 1 
198 29 1910107010 7,660 

199 29 1910107011 7.660 

200 29 1910107012 7.660 

201 29 1910107013 60.645 i 
202 29 1910107014 57.519 ! 1 
203 29 i 19101070151 57,519 \ 1 
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5/17/2000 REPORTS OF COMMITTEES 31481 

(SubJExhibit "0-2" Of Attachment Two ~ Maps And Plan Exhibits. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Parcels To Be Acquired By City. 
(Page 5 of 5) 

COUNT AREA NO. PIN NO. 1998 EAV TAX DELINQUENT RESIDENTIAL BUILDING / UNIT (1) 

204 29 1910107016 . 57.519 

205 29 1910107017 57.519 

206 29 1910107018 57.519 

207 29 1910107021 7.660 

206 29 1910107022 15.325 

209 29 1910107051 65.938 

210 29 . 1910107052 4.595 

211 30 1910100007 74.607 

212 30 1910100006 74.607 Y 

213 30 1910100009 9.448 

214 30 1910100010 9.448 

215 30 1910100011 9.823 

216 30 191C100012 17.173 

217 30 1910100013 17.173 

211 30 1910100014 17.173 

219 30 1910100015 17.173 

220 30 1910100016 17.173 

221 30 1910100017 17.173 

222 30 191010004S 258.261 

223 31 1910100004 80.406 

224 31 1910100005 1750 

225 31 1910100052 41,898 

226 32 1903312016 193,364 V 

227 32 1903312017 6.130 

i 228 33 1903312001 11,534 

( 229 33 1903312002 Exemw 

I 230 33 1903312003 14.352 

231 33 1903312005 5.979 

232 33 1903312006 7.176 

233 33 1903312007 11.961 

234 33 1903312008 72.896 

' 235 33 1903312009 72.896 Y 

236 33 1903312010 8.371 

237 33 1903312034 7.176 

238 33 1903312035 7.175 

, 239 34 1903306037 620,525 

1 
I i TOTAL 10.704.524 ; 
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Attachment Four. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

1998 Estimated E.A.V. By Tax Parcel. 
(Page 1 of 9)" 

ASSESSEE PIN » 1998 EAV TAX DEUNQUENT RESIDENTIAL aUILOINO' UNIT (1) 

48 1904426030 Exemot 
49 1904426031 Exempt 
50 1904426032 Exempt 

51 1904426033 Eicempt 

53 1904426034 Btomtit 
S3 1904426D35 Exemot 
54 1904426038 Exemot 
SS 1S04427029 9.149 Y 

56 1904427030 3.895 Y 
57 1904427031 3.895 
58 1904427032 3.895 
99 1904427033 3.895 
BO 1904427034 3.895 

• 
61 1904427035 23.617 

62 1904427036 9,151 
63 190442B040 Exempt 
64 1904429037 Exempt 
65 1904430029 11,261 
66 1904430030 4,796 
67 1904430031 4.796 
68 1904430032 4,796 
69 1904430033 4796 
70 1904430034 4.798 
71 1904430035 4,795 
72 1904430036 11.264 
73 1904431015 11.264 
74 1904431016 33.113 
75 1904431017 32.474 

76 1904431018 32.474 

77 1904431019 38.4S6 
78 1904431020 19.334 
79 1904431021 30.107 
80 1904431022 30.107 
81 1904431023 6.289 
82 1904431024 6.289 
83 1904431025 Execncii I 
84 1904431026 Exempi 
85 1904431027 47 186 
86 1904431028 47.186 
87 1904431029 32.352 
88 1904431030 6.289 
89 1904431031 25.0SB 
90 1904431032 25.056 
91 1904431033 25.058 
92 1904431034 25.058 
93 1904431035 6.289 
94 1904431041 98.451 

95 1 1909200001 50.477 
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Attachment Four. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

1998 Estimated E.A.V. By Tax Parcel 
(Page 2 of 9) 

COUNT ASSESSEE PIN« 1998 EAV TAX DEUNQUENT RESIDENTIAL BUILDING / UNIT (1) 

1 1903308037 820.525 

3 1903312001 11.534 

3 1903312002 Exempt 

4 1903312003 14.352 
S. 190331200S 5.979 

6 1903312006 7.176 
7 1903312007 11.981 
8 1903312008 72.898 
9 1903312009 72.896 Y 

10 1903312010 8.371 

11 1903312016 193.364 Y 

12 1903312017 6.130 
13 1903312034 7.1716 

14 190331203S 7.176 
IS 1904423025 6.289 
16 1904423026 6J289 

17 1904423027 6.289 

18 1904423028 6,289 
19 1904423029 6.289 
20 1904423030 6.289 
21 1904423031 Exempt 
22 1904423032 Exemot 
23 1904423033 Exempt 
24 1904423034 Exempt 

25 1904423035 6.289 Y 

26 1904423036 6.289 
27 1904423037 6.289 
28 190442303B 12.114 

29 1904423039 12.114 

30 1904423040 69.083 
31 1304423043 86.586 
32 1904424032 14.387 

33 1904424033 4.796 
34 1904424034 4.796 
35 1904424035 4 796 
36 1904424036 4.796 
37 1904424037 4.796 
38 1904424038 12.933 
39 1904425029 11.259 
40 1904425030 4,796 Y 

41 1904425031 4.796 Y 

42 1S04425032 4.796 

43 1904425033 4,796 
44 1904425034 4.796 

45 190442503S 4 796 
46 1904425036 11 264 

47 1904426029 Ejcempi 
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Attachment Four. 
(To Cicero/Archei: Tax Increment Fihahciiig Redevelopment 

Plan And Project Revision Number 1) 

1998 Estimated BA-V- By tax Parcel 
(Page 3 of 9) 

COUNT ASSESSEE PIN » 1998EAV ,TAXOELmQUENT RESIDENTIAL BUILOiNO 7 UNIT (1) 

SS 1909200002 24.543 
97 1909200003: •24:545 • 

98- 1909200004 ;24i543 
9fl' 1«)9!20(»di5~ 0.594 

100 1909200008 6,594 : 
101 1909200007 17>784 

102 1909201001 45S32 

103 1909291002' 6.594 
104 1909201003 6.594 
IOS 1909201004 6.594 

ICS 1909201005 6.594 
107 190^1006 6.594 
108 1909201007 6.594 
109 1909201008' 15,488 

110 1909202001. 15;4«4 
111 1909202002 6,594 

112 1909202047 8.704 

113 1909202049 Exempt 

114 1909203001 15;484 Y 

115 1909203002 6.594 y 
116 1909203003 6.594 

117 1909203004 36.245 
118 190920300S 49.425 

119 1909203006 6.594 

120 1909203007 6.594 

121 1909203008 15.488 

122 1909204001 15.484 
123 1909204002 58.347 
124 1909204003 6.594 

125 1909204004 6.594 

126 1909204005 65.155 
127 1909204006 65.155 
128 1909204007 5.S94 ! 
129 1909204006 144,383 i 
130 1909205041 179,408 

131 1909206001 11,261 

132 1909205002. 4,796 
133 1909206003 4.796 
134 1909206004 6.594 Y 
135 1909206005 6,594 Y 

136 1909206006 5.594 

137 1909206007 48,989 
138 1909206008 61.184 

139 1909207001 31.927 

140 1909207002 18.599 
141 1909207003 18.717 : 
142 1909207004 18,699 

143 1909207019 i 326.496 1 
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Attachment. Four. 
(To Cicero/Archer Tax Ihicremenf Financing Redevelopment 

Plan And Project R êvision Number 1) 

299S Estimated B.A,V. By Tax Parcel 
(F^ge 4 of 9) 

COOHT ASSESSEE PIN * 1998 EAV ; T A J C DEUNQUENT RESIDENTUL BtitLOINdV UNIT (1) 

• 144: •• 1809:207020 iâ eo 
.14S- 1909207021 15.63^ t 

148: 1909207102 25.782 

147 1S09207023 25.782 , 

148 190S207D35 10.084: 

149 19()92d7036 9:149 

150 1909267037 72.595 

151 19O9207O3S. 152,735 

152 1900207043 33.032 . 

153 1909207044 82.352 

154' 1309215019 42,837 

155 1909215020 29.134 

156 1909215021 29.134 

157 1909215022 29.134 

158 1909215026 14.895 

159 1909215027 14,895 

160 1909215028 71724 

161 1909215029 72.724 

182 1909215030 14.895 
163 1909215031 14,895 
164 1909215032 14.895 

165 1909215033 80.502 

166 1909215034 80.502 

167 1909215035 8.005 

168 1909215036 8.005 

169 1909215037 54.040 

170 1909215038 54.040 

171 1909215039 54.040 

172 1909215040 67.542 

173 1909215045 24.018 

174 1909223024 46,571 

175 1909223025 46.571 

176 1909223026 14.461 

177 1909223027 13,855 

178 1909223028 129.896 

179 1909223029 8.005 

180 1909223030 100,753 

181 1909223031 23.262 

182 1909223032 14.453 

183 1909223033 14,459 

184 1909223034 17,319 

185 ' 1909223035 64.638 

186 1909223036 57.654 

187 1909223037 48.459 

188 1909223038 48.459 

189 1909223039 97.241 

190 1909223040 97,241 1 

191 j 1909223041 45.867 i 
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Attachment Four. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

1998 Estimated E.A.V By Tax Parcel 
(Page 5 of 9) 

COUNT ASSESSEE PIN« 1998 EAV TAX DEUNQUENT RESIDENTIAL BUILDING / UNIT (1) 

193 1909223044 39.842 

193 1909231029 8.005 

194 1909231030 8.005 

195 1909231031 8.005 

19« 1909231032 8.005 

197 1909231033 8.005 

198 1909231034 8.005 

199 1909231035 39.216 Mlxe<l-U5a 

200 1909231036 17.114 

201 1909231037 17.114 • 
202 1909231038 54.042 

203 1609231039 162.134 

204 1909231060 543.238 

205 1909404009 4Z961 

206 1909404010 109.839 

20T 1909404011 109.839 

208 1909404013 45.660 

209 1909404013 40.398 Mlxed^Jse 

210 1909404014 74.991 Mixed-Use 

211 1909404015 89.836 Mum-Family 
212 1909404016 97.418 

Mum-Family 

213 1909405017 357.903 Multi-Family 

214 1909405018 142.934 

215 1909406011 161.568 Multi-Famitv 
216 1909406012 161.766 Multi-Family 

217 1909406013 161,766 Multi-Family 

218 1S09406014 137,029 Multt-Famlly 
219 1909406015 138,483 Multi-Family 

220 1909406016 128.592 Multi-Family 
221 1909407004 80,253 
222 1909407005 80,052 

223 1909407008 67.182 
224 1909407007 114.950 

225 1909407008 99.639 

226 1909407009 156.953 
227 1909408036 64.656 
228 1909408037 115.949 

229 1909408038 115.949 

230 1909408039 38.146 
231 1909408040 51.324 

232 1909408041 34.495 

233 1909408042 34,495 
234 1909408043 40.668 

1909409061 

Multi-Famiiy 

235 1903409081-1001 23.935 

Multi-Famiiy 

236 1909409061-1002 17,766 

Multi-Famiiy 
237 1909409061-1003 17,766 

Multi-Famiiy 238 I 1909409061-1004 17.766 Multi-Famiiy 
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Attachment Four. 
(To Cicero/Archer Tax Increment Fmanchig Redevelopment 

Plan And Project Revision Niunber 1) 

i99S Estimated E.A.V. By Tax Parcel 
(Page 6 of 9) 

COUNT ASSESSEE PIN « 1998 EAV TAX DELINQUENT RESIDENTIAL BUILOiNO / UNIT (1) 

233 1309403061-100S 17.766 
> 240 1909409081-1006 17.766 > 

241- 1909409061-1007 17.766 

> 

242 1909409061-1008 17,766 

> 

343 1909409062 178.691 MulU-Famay 

244 1909409063 169.284 Multi-Family 

245 1909409064 126.088 MulU-Fsmily 

246 1909409065 131.143 MulU'Famly 

247 1909410027 304.909 

248 1909410063 170.852 

349 1909410064 150.339 

350 19O9410O6S 57.780 Multi-Family (3 Structures) 

251 1909411015 90.527 
MulU-FamHy 

252 1909411016 90.527 
MulU-FamHy 

353 1909411020 21,799 
Mul6-Family 

354 1S09411021 20,992 
Mul6-Family 

255 1909411022 92J286 
Mum-Pamity 

258 . 1909411023 92.268 . 
Mum-Pamity 

257 1909411024 134.515 Multt-Familv 
258 1909411025 25.766 

i 259 1909411026 126JJ03 

260 1909411027 135,258 

261 1909411028 6.897 

262 1909411029 180.570 

263 1909411037 18.254 Mum-Family {Part of 1909411040) 

264 1909411038 45.499 Multi-Family 

265 1909411039 69.576 Multi-Family 

266 1909411040 236.785 MulH-Family (Part of 1909411037) 

267 ,1909412013 Exemol 
268 1909412017 484.923 

269 1909412018 295.884 

270 191010QQQ4 80.406 
271 1910100005 1.750 
272 191010)006 Exempt 1 
273 1 1910100007 74.607 

274 1 1910100008 74.607 Y 1 
275 1910100009 9 448 

276 1910100010 9.448 

277 1 1910100O11 9.823 

273 1 1910100012 17.173 

279 1910100013 17.173 

280 1910100014 17.173 

281 1910100015 17.173 

282 1910100016 17.173 
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Attachment Four. 
(To Cicero/Archer Tax Increment Fuiancing Redevelopment 

Plan And Project Revision Number 1) 

i99S Estimated B.A.V. By Tax Parcel 
(Page 7 of 9) 

1 COUNT ASSESSEE PIN fit 1 1998 EAV TAX DEUNQUENT RESIDENTIAL BUILDING / UNIT (1) 
283 - 1910100017 17.173 
384 1910100046 258.261 
285 1910100051 120.808 
286 1910100052 41.898 
287 1910101052 284.449 

288 1910102001 56.834 

389 1910102002 18.499 
290 1910102051 Exemot 
291 1910102052 Exemot 
292 1910107001 14.955 

. 293 191010T002 7.660 
294 1910107003 7.860 
295 1910107004 7.660 
296 1910107005 7.660 
297 1910107008 7.660 Y 
398 1910107007 7.660 
299 1910107008 7.660 
300 1910107009 7.660 
301 1910107010 7.680 
302 1910107011 7.880 
303 1910107012 7.660 
304 1910107013 60,645 

: 305 1910107014 57.519 
308 1910107015 57,519 
307 1910107016 57,519 
308 1910107017 57.519 
309 1910107018 57.519 
310 1910107021 7.660 
311 1910107022 15,325 
312 1910107051 65.936 
313 1 1910107052 4.595 
314 1 1910113001 55,895 
315 1 1910113002 118.406 
316 1 1910113003 718.406 
317 1 1910113004 Exempt 
318 1 1910113005 14,154 
319 1910113006 72.482 1 
320 1910113007 13.350 
321 1910113008 21.217 
322 1 1910113009 19.046 
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Attachment Four. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

J99S Estimated E.A.V. By Tax Parcel 
(Page 8. of 9) 

COUNT ASSESSEE PIN # 1 1998EAV TAX DEUNQUENT RESIDENTIAL BUILOINO/UNIT (1) I 

333 1910113010 18.161 

• 324 •• — 1910113011 - -13.350 

325 1910113012 13.350 

326 1910113013 13.350 

327 1910113014 13.291 

328 1910113015 18.346 Y 

329 1910113018 78.607 Y 

3!»0 1910113017 132J33 Y 

331 1010113018 132.396 Y 

332 1910113051 142.S57 Y 

933 1910119001 14,985 

334 1910119002 7.660 1 1 
335 1910119003 r.660 

336 1910119004 7.660 

337 191011SOOS 7.860 

338 1910119006 7.660 

339 1910119007 7.660 

340 1910119008 7.660 
341 1910119009 7.680 

342 1910119010 7.660 

343 1910119021 Exemot 
344 1910119052 1B9J296 
345 1910119053 Exempi 

346 1910300001 82.965 

347 1910300002 72.881 

1 348 1910300003 72.861 

349 1910300004 72.861 

1 350 1910300005 16.914 

1 3Sl' 1910300006 17.481 

352 1910300007 15.501 

353 1910300008 15.501 

354 1910300009 15.501 

355 1910300010 15.501 

356 1910300011 15.501 

357 1910300012 15.501 

358 1910300013 15.501 

359 1910300014 19.059 

360 1910300025 189.231 
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Attachment Four. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

1998 Estimated B.A.V. By Tax Parcel 
(Page 9 of 9) 

COUNT ASSESSEE PIN at 1998 EAV TAX DEUNQUENT RESIDENTIAL BUILDING/UNIT(1) 1 
361 1910300026 80.383 

362 1910300027 60.627 y 

363 1910300028 19.504 Y 

364 1910300029 72.087 

36S 1910300030 10.791 

366 1910300031 138.408 
367 1910310001 153.934 

368 1910310002 15.283 

369 1910310006 101.679 

370 ': 1010310007 41.634 
371 1910310008 15.122 
372 1910310009 67.010 Mixed-Use. 

373 1910310010 Exempt 
374 1910310011 Exempt 

375 1910310012 27.192 MixecHJse 
378 1910310013 40.067 Mixeti-Usa 
377 1910310014 7.810 
378 1910310015 60.390 Mixed-Use 
379 1910310016 99.632 
380 1910310017 99.632 
381 1910310018 99.632 
383 1910310019 42.905 

383 1910310020 14.390 

384 1910310021 SZ782 

385 1910310022 52.782 
386 1310310023 52.782 
387 1910310024 52.782 

388 1910310025 52.782 

389 1910310026 64.294 

390 1910310046 247.940 

391 1 1910310047 4.977 

392 1 1910317016 17.332 
333 ! 1910317017 17,332 

. 394 1910317018 17.332 

395 1910317090 812,475 

TOTAL 19.922.725 1 
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T.I.F. Boundaries For The Midway Redevelopment Areas. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 
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Location Map. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Bryn Mawr 

Irving Parte 

Belmont 

LAKE 
MICHIGAN 

138th 
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Table 2. 
(To Cicero/Archer Tax Increment Financing Redevelopment 

Plan And Project Revision Number 1) 

Conservation Area Factors Matrix. 
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Amendment No. 2 City of Chicago, 

However, it should be noted that the Project Area has benefited fcom^cpmmunily 
planning in recent times. Parking and loading facilities, and iri sorne cases hufferiareas 
and screening elements are now. required by City codes.. Additionally, there are major 
sVre^scape improvernents occurnng pnmanly along Central As/enue-that.sr^^ 
repentpianhihg initiatives,. White there are: some', conditions th£iimay:ih^ 
resM Cf drigirfal developrpent without the benerit::of somd{^^ oileralf 
the-Project Area does hbt^derhonstr^te this factor fohsuoh a'df^ns&'i^^^^ 

12* Environmiental Remediatlbhf ippsis- "-^ _ , ? liv^.* f;;^ Aja:^ > •.t-r 

If an'^re'a-has'iri^^^ 

required bŷ  State'.br fede.rial. laWi provided that the'?remediatiOn;iCO-̂ § .Qbjlsy 
rriiterial'imj^^lmeht'td th4 develbpfrienf of tlie'red^Veloprn^fifc^ff^^ k 
factor may be counted. 

Summary of Findings Regarding Environmental RemediHtioh Costs; 

Field observation reveals that several properties may be affected by envttoriniental 
cohtdrhination and three (3) sites are listed in- th,e lllinpls^EnM^ 
Agency Sit^ Remediation Program Database. These site& have all.pi^yiq^ 
letters 'of fio' further remediation. The program database dqeisi'not 1ndic$ie.\lf:Siate or 
Federal funds were used in the remediation of the sites and does not. provide the 
cted^ntiQls '6^ remediation consultants- involved: -The^reforep this:, factor was not-
idbntified fh the Project Area. . (̂  . , >;v:: ^ , 

13. Declining or Lagging Rate of GroNArth of Total Eqiiaiized Assessed Vatuatioh < ̂  
V ' ! • '' ^ '' ' 

if tlie total equalized assessed value of tiie proposed redevelopment projectr area |ias 
declined for tiiree (3) of ttie last five (5) calendar years for wliicii information is available, 
or is increasing at an annual rate that is less tfian the balance of the municipality for 
three (3) of the last five (5) calendar years for which information is available, or is 
increasing at an annual rate that is less than the Consumer Price Index for All Urban 
Consumers published by the United States Department of Labor or successor agency 
for three (3) of the last five (5) calendar years for which information is available then this 
factor-may be counted. 

Summary of Findings Regarding Declining or Lagging Rate of Growth of Total 
Equalized Assessed Valuation: 

As discussed in Section ll-B, Development Activity and Assessed Value Trends, of 
this Eligibility Study, analysis of historic EAV for the Project Area indicates that the EAV 
of the Project Area has declined in 2010. 2011, 2012, and 2013 (four years) and has 
experienced growth less than the change in the annual Consumer Price Index for All 
Urban Consumers in the Chicago-Gary-Kenosha MSA in those same (four) years. 
Additionally, the Project Area has experienced growth at a rate less ihah'that of the' 
balance of the City in 2010, 2011, and 2013 (three years). The Project Area meets all 
three of these thresholds to qualify for fhis factor. 

Added Area Eligibility Study (March 2015) P G ^ P L A N N E R S 
AllMclimnit. Five?, P.ngc 22 Ernest R. Siiwvor Enterprises 
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F. Conclusion of Investigation of Eligibility Factors for the Improved Portion of the 
Redevelopment PrdjectArea..^ ^ >,, • 

The presence of •deteribratiBd'buildings;̂ site iijiprovemgnlsr and pubJic-rightSrof-way; ipadequate 
utilities; parcels With excessiv&^ de.ciining or 
sufr̂ par E A V grbyvthi arê ialbindicatip.n;̂ ^̂ ^̂ ^ 
Furthermorej •these' conditionsaaiĉ ^̂ ^̂  .andire.asonably,̂ ^̂ ^̂  
throughout the improved pbrtloris 6f the:: Project Area: the presence: of these Tip eligibility 
factors underscores s liack of private invesfnieht ihjfbe prpjecî ea,::.;̂ ^^ - . . . . ; ?, --i ; -

The fa>r in*cremeĥ :pYq|jramŜ 9 
eliniirî te t̂he dejieieheies?^ RrqjectAiie^i^^ a 
conse'r\?atibri area; 6ohsisteht;vvii&thfê ^^ 
designated redevelbpmerit̂ aireasiainjiiî ^ 
and ahaljslg; it4§ ct6a.Pflhdfc°amtĴ ^ .Jhe^g.resence 
of thes'̂  factors'qiaallfies"̂ the'lriipr9yed»(5tî ^ 

G. Analysis of Undeveloped or Vacant Property 

For the purpose of qualification for TII7, the temi "vacant land" is defined in the Act as follows: 

Any parcel or cbmb/naf/ohVofiparce/s-d̂ ^̂  wjihouty industrial̂  • commens/a/, and 
residential buildings-which, h^sfx-hotib^'en^ Uisedy hr co agricultural purposes 
within five (5) years pnor'tq.'the:.designaU^^^ df,the redeyelppment^prpject area... . 

As noted, only :1;8.acres;(1:?3%)Vof theiRroject^ land by this definition. 
The vacant property is located on'i2 of the 670 total parcels. .These,vacant p^arcels.represent 
little opportunity for in-fill development and revitalization. Vacant land is identified in the Plan 
Appendix, Attachment TwOi?Exhibit<^ Existing>Land;,^ M^P-; The tplighting factors 
present on vacant parcels are summarized oh table 3-2 - Blighting Factors Matrix for 
Vacant Land below. ; ^ SL I.; ; :̂ , 

Table 3r2 , 
Blighting Factors Matrix for Vacant Land 

Bclinonl / Ceiilral Amcniiitieht No. 2 Pcijeca Area 

Sub̂ Ana , T B V I •.•.-CT; ,7 0 ; ••. H.-1 G H 1 J K L M TOTAL 

No. of ImprouBd parcels 49 . ia . 23 32 51 56 56 71 65 51 30 58 49 647 97% 

No. of vacant parcels •0 •'• 0 - 2 0 "6 0 4 ' 1 3 1 0 3 2 22 jy . 
Parcels In R.O.W. 0 0 0 0 0 0 0 0 0 1 0 0 0 1 0% 

Proportion ol parcels vacant 0% 0% 8% 0% 11« 0% 7% 1% 3% 2% 0% 5% 4% 
Total parcels (net R O.W. parcels) . 49 16 52 57 56 60 72 88 52 30 61 51 669 100% 

Sub-Area count - i . 1 1 . 1 1 1 1 1 1 I J 100% 

im mm^mrstvmmimm^ mum 
Obsolete Plattjng (by parcel) D 0 0 0 0 0 0 0 0 0 c 0 0 • 0% 
Diversity ol Ovfficrship (by sub-area) 0 0 :0 ' 0 0 0 0 0 0 0 0 0 0 -
Tax Deftnquendes 0 0 0 •• 1 0 0 0 0 0 1 0 2 0 4 i% 
Tax Delinquencies (% of vacant parcels) 0% 

0 
IIWXi 67% 

3 2 22 100% 
Deienoration of Sinjct. Or Site Improvements in 
Nelghbonnfi Areas 0 0 2 0 6 0 4 1 3 1 0 

67% 

3 2 22 100% 
Environmental Clean-up - - No Determination 
Declining or Sub-par EAV Growth - - YES, Area meets all thresholds 

VAcmiMNO«C.TOBS:( ir6¥,MoT5)-©;K?mSiyfe^ 
Unused Quarry, Mints, Rail, elc 0 0 0 0 0 0 0 • 0 0 0 0 0 

6 

_0 
0 

0 : 0% 
Blighted Before Vacant 0 0 0 0 0 0 0 0 0 0 

0 
0 

" 6 
0 

0 

6 

_0 
0 0 0% 

Chronic Flooding 0 0 0 0 0 0 0 0 0 
0 
0 

0 
" 6 

0 

0 

6 0 0 ov. 
Unused or Illegal Disposal Site 0 0 0 0 0 0 0 0 0 0 

0 
" 6 

0 0 0 0 0% 

Added Area KJigibility Study (March 2015) 
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Using GIS software the Consultant evaluated the Project Area's vacant, land in terms of the 
conditions listed in Table 3-2 during field surveysjiand subsequent .analyses. The data was 
consolidated hy sub-area for each of the factors relevant to making a finding of eligibility. 

Vacant Blighted Area Categoiy l Fadtorst ' 

Obsolete Platting, Diversity OWnefshipi}?;T.ax|vP.elinq . Deteripration of 
Structure's Ih Neighbbrlrf̂ '̂ AriBasi rEpyl̂  or Sub-
Par 6.A.V. (2 or More) '^'.•^.U'^'. 

Vacant land may; 4pa%-â '̂̂ Bll̂ 6(bĴ ]fiSi.Sf ijpgifejy5̂ .î )Vpf4h(̂ ŝ -i(@) VacantsBlighted 
Area CategorY .1 Factors/afe preseî t br> if any .one (t). of the Vacant Blighted Area 

(r"^;."Kft«;v'^/'.^M.!'^ 

Summary of Findings,Regktdlng ObkoIet&Mqtt}ng: 

The result of obsolete platting of yacani find is parcels '''6fTiimHbd''6r n^'irow'size or 

requirements, 6i^'f^^^hgUf4tfMMl^ii^^0 ̂ ht^f:y^'^f^'0^ts''dr allpy^or that-
created inadequate'hghM-way^^^^ /o^'sifijee/s, iallSys, or othe'r pubtic rightsi-of-
way or thai omitted easemer)i f6t^ij&^^ 

t 

This Eligibility 3tudy coh^dens H^^^ Platting of the 22 
vacant parcels in the Prpject Area. 

Summary of Findings RegaftiM'^^^ 

Diversity of ownership refers to,paive!$ Pf,yaca^^ owned by so large a number 
of individuals or entiiies ih^t the ahiiity fd assemble the land for development is 
retarded or impeded. 

This Eligibility Study considers no finding regarding Diversity of Ownership of the 22 
vacant parcels in the Project Area. 

Summary of Findings Regarding Tax Delinquencies-
There are only 22 (3% of total parcels) vacant parcels in the Project Area. For the 
2013 tax, year, there were only four parcels found to be delinquent in the Project 
Area; with three (75%) of the vacant parcels found to be delinquent. 

This Eligibility Study finds this factor present, but not significantly impacting the 
Project Area. 

Summary of Findings Regarding Deterioration of Structures or Site Improvements 
in Neighboring Areas Adjacent to the Vacant Land: 

As indicated in the prior analysis of blighting factors on improved poiiions of the Project 
Area, approximately 65% of buildings exhibited deteriorated conditions, 36% of parcels 
show deteriorated site improvements, and 92% of sub-areas exhibited deteriorated righi-

Addcd Area Elifjibility Study (March 201.5) P G ^ P L A N N E R S 
.'\ttacliment Five, Pafje 2'1 I'^rncst R. Sawyer Kntcrprises 
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oAvvay conditions: It was found that all 22 (.100%) of. the vacant parcels are located 
adjacent to deten'drated buildings or site, improvements. 

Alt of the vacant land in the Project Area is adjacent to or near deteriorated buildings and 
site impmvements. fh&se deten'Qrated.ybuildings. d^^ and 
marPietability of neaity yaicant oniy represenis 1.8 acres in 
th&PrpJei'c{<Area^it honethiiess,^4x^pH^^^ tq;.redpyeJopmelxyh,^t can 
be adhf%s&eH'Jnipisii^thpfM^*^ 
TIF to encpijrageirive'sirhehi^ t - v ; , ' l > 

Summaryqfifvinding^^^ ... 

As is noted in the WSGU^^ipn of emfon cp0,-/qf/mi:^royed, parcels, 
this factor was not det^iwified to be pf^^ 

Summary of Fmdings Reganlmg Deeming or Sub-Par Equalized Assessment 
Valuation!:(EAV)^g}^i}^,,^.^^ 

As,. 
Area, , .;.,, ,ĵ -,,.,;..̂ .̂ ,̂vĵ ^̂ ^̂ ^̂  
from $83.5 / n / f f t ) 4 - & | f e ^ ^ ^ / ^ » ^ ^ ^ 
in at least S of mppast ^^^^ of 
the City of Chicago-in at(i&si 3 ofiHepasi 'S y'dsifs; and %f has been less than the CPl-U 
of the. ChicagqTGaiy?kenq^M^^ 3 ofthe past 5 years. 

With regard to the second set ofyaeantland factors; if tlie'category? f^ctbrs are nfof found to 
exist, only one (1) category; Ŝ f̂â ctql̂ fs.̂ ^̂ ^ No category 2 factors were found 
to be present in the Project Area. " ' ' " ' 

Summary of Findings ^^^R^^^ Blighted Improved Area Immediately Prior to 
Becoming Vacant: 

It is evident from aerial photography that some buildings have been demolished in the 
Project Area. Over the course of: time, a large dense urban area experiences a cycle of 
growth and decay. With only 3% of the Project Area's parcels being vacant, this factor is 
not shown to be present to a meaningful extent at this time. 

Summary of Finding^ Regardirig Unused or Illegal Disposal Site: 

Garbage and litten'hg consisting of van'ous materials was found on scattered vacant lots 
around the Project Area. However, none of these sites had accumulations of materials 
at a sufficient quantity to be classified as an 'illegal disposal site", and for the purposes 
of this analysis this factor Was not shown on Table 3-2 - Blighting Factors Matrix for 
Vacant Land to be present. Nonetheless, it should be noted that the presence of 
overgrown or litter-strewn vacant lots detracts from the appearance of the Project Area 
and inhibits investment. 

H. Conclusion of Investigation of Eligibility Factors for the Vacant Portion of the 
Redevelopment Project Area 

The discussion above, and the evidence summarized in Table 3-2 - Blighting Factors Matrix 
for Vacant Land, indicate that the factors required to qualify the vacant portion of the Project 

Added Area Kligihility Study (March 2015) P G ' W P L A N N E R S 

AU.aclniieiit. I''ive. PHKC: 25 3̂g lOrnest K. Sawyer liiiterjirises 
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Area as a blighted area exist, that the presence of those factors were documented to a 
meaningful extent so that the City may reasonably find that the factors are clearly present within 
the intent of the Act, and that the factors were reasonably distributed throughout the vacant 
portion; of the" Project Area. 

The-tax-ihcreriient program and redeve.lopment:;p!anjJhcludes, nieasu to reduce, or. 
eliminate the deficiencies which causei the Project; Ardaito qualify co.ns[stenbiVvit.h 
ttie Gity of ehicago for revitalizing other deStgpated, r:edeye|opment aireas and, industrial 
Corridbrs, As dbcumehtied in this investlgatibh and a|1ajysis;iit;isjclfê  
the Project Area Is Impacted by eligibility factors. The presence of the$e factors qualifies the 
yabant portion of4hie..Proje .....̂  

Added Area El igibi l i ty Study (March 2015) 

Atlaclinient Five, PaRO 26 
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Belmont/Central T I F Redevelopment Plan and Project 
ATfienaMi^TirNoT-2 City of Chicago 

IV. SUMMARY AND CONCLUSIONS 

The conclusions of PGAV RLANNERSiare-that,the nurnbeff'degreei,and distr|b,ution of eligibility 
factors in tĥ  Project Area as dqcurnented in this Eligibility S;tudy warrant;' i) the. designation,of 
the improved portion of the Project Area as a conjseiyatiqn area, and iij the designation of the 
vacant-portion of tM'Ptofect'fArea aŝ a 'blighteiJ'arê - â^̂  Below is. a table = 
sumhianiihg-theqQalifying'fafct̂  . > 

ConservationvArea' Sfatuton/' Fa'ietdî  -.1-

Age^ d4% of bldgs. exceed. 35 yrs. of age 
1 Dilapidation 
2 Obsolescence Minor.eXtent (3%. of buildings) 

3 Deteribratjbn. 
Major extent (65% of buildings; 

92% of sub-areas) 

4 Presence of structures tielow 
mihimum code standards 

5 Illegal use of individual staictures 
6 Excessive vacancies Minor extent (12% of buildings) 

7 Lack of ventilation, light or sanitary 
facilities 

8 Inadequate utillttes Major extent (100% of sub-areas) 

9 Excessive land coverage or 
oVercrowdihg of structures Major extent (66% of buildings) 

10 Deleterious land use or layout Minor extent (31% of sub-areas) 
11 Environmental clean-up 
12 Lack of Community Planning 
13 Declining or subpar E.A.V. growth YES 

Notes: 
1 Not including Age as a factor, only three (3) factors are required by the Act lo be present for eligibility as a 

Conservation Area. Seven (7) factors are verified present in the Project Area. 
2 Except for EAV growth, qualifying factors can be identified as being found to a major extent by their 

existence on more than 50% of the structures or sub-areas in the Project Area. Three (3) factors were 
found to exist to a major extent and three (3) other factors were found to exist to a minor extent. 

3 Age, although not a blighting factor for designation, is a threshold that must be present for an area lo 
qualify as a Conservation Area, 

Added Area E l i g i b i l i t y S tudy ( M a r c h 2015) 
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Belmont/Central T I F Redevelopment Plan and Project 
Atnendmerit No. 2 City of Chicago 

Bliqhtinq Factors for Vacant Areas 

FACTOR . 
EkiSTING IN VAGANt/ 
UNiMPRoVED PORTION; 
OF PROJECT AREA -

1 , Two (2) or more ofthe followind fectors: 

, i. bbsoletfe plMing--^^ ' 
• r - i 

- -'• • f̂ -" ""'''• '- r-
... ' .i^. 

li^ Diversity of qvi/riership'-̂ ^ 

iii. Taxiandassessnient delinquencies - min 

(PVesenrfof 1'ii^df va^^ 

''.- '-' ' '•: • 
^•"^ -'i^ ••••'.:'•:. 

YES- \: 
Two (2) .factprs: riequired^ .̂, 

Two (2) are preisent 

'• 

f !,-•,•• • • 

' • • f . • • 

IV. Deterioration of StrUctUr̂ BS in Nejglibpring Arei^ - YES. 

(Present on 100% of vacant parcels) - •• • • . -^^.^ \ 
I 
V 

•• v. Environmental Rernediation— not present 
1 
1 I 

yi. Decllrilng or Subpar E.AiV. Growth - YES . . , • 

or 

• - •• > . • 2 Area immediately prior to becoming vacant qualified as a 
blighted improved area; 

or 

1 
1 
1 
1 

3 Area consists of unused quarry or quarries; 
or 

t 

4 Area consists of unused rail yards, rail tracks or railroad right-
of-way; 

or 

5 Area prior to designation is subject to chronic flooding or 
contributes to downstream flooding; 

or 

6 Area consists of unused or illegal disposal site containing 
earth, stone, building debris or similar materials; 

or 

7 Area is not less than 50 nor more than 100 acres and 75% is 
vacant; 

Note: The Project Area qualifies per statutory requirements. Only one (1) above the above seven (7) situations is 
required by the Act. 
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KcJ.nii)n?/Central TIF Redevelopment Plan and Project • .. . 
Aniendment No. 2 " ~ — — _ City of Chicago 

Although it may be concluded that the mere presence of .the stated eligibility; factors»noted, 
above may be sufficient to make a finding of qualification as a cdhservatioh area or a vacant 
blighted aiiea,. thJS;evaluat|on. w made ort the basis that th^ facto rtitist be present to an 
extent :thatwoulid̂ lê ad reaŝ  to conclude that public intervention is appi;opriate or 
necessary.,.̂ -:From;."tJi,ê  ĉ̂ ^̂  report it is; cl6ar that the eligibility'factbrs are 
reasonably distributed-througlibut the Brojecl Area. . . 

The-presence of factors indicated by the Act Inpjudf ?|it̂ ^̂ ^̂ ^ 
inadequate utilities; land lise irtcompatibilities; d̂̂ ^̂̂  or' 
subpar EAV growth;, and the predorfiihande of pajrjcels;̂ ^̂ ^̂ ^ land coverage or 
ovê erowding and may resultjih .cbr)tiHued ciis'ihveMmefit.;fhaVi\Â ^ be •overcome .without 
actibn by the Gity; thes^ cdnditiohs- have been preyfojjslyf'̂ dbeuraepted̂ ^̂ ^̂ ^ All 
prO êrtiSsrwithih'the Project'Area, wiir^ thewtfp prd r̂afn. -

theixonclusi.dns preserited in |his Eligibility Sfvtcĵ 'are-'thb̂ ^̂ ^ 
governing, body should review'this Eligibility ifudy aĥ df̂ iiĵ ^̂ iitlŝ ^̂  sunimary of findings 
contained herein, adopt an ordinance making' â fihjdlpg A â oonseiv area for the,improved 
portion of theProject Area and a.findingof abligtitedarea ofthe Project 
Area ahd making, this Eligibility Study ̂ plrt'df'tlW^ ' ' "'• 

The analysis contained herein was based upon data assiferrtbled tiy PGAV PLANNERS and 
Ernest R. Sawyer Enterprises. The study and. .survey of the Additional Area indicate the 
requirements necessary for designation as a cpmBlnatio'h TOHS^ area, are 
present. Therefore, the Additional Area qualifies as a combination conservation area and a 
vacant blighted area, to be included with the-.0iiglha>AreJ,,'and̂ ^̂  
as a redevelopment project area to be eligible for Tax Increment Fihancirig under the Act. 

Added Area Eligibi l i ty Study (March 2015) PG^lVPLANNERS 
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, B6LM0NT CENTRAL , . 

REDpEtOl^MENT PROJEGfAf^EA 

TAX jNCBEMENT FINANCING PROGRAM 

Prepared for: 
The City of Chicago 

By. 

Goodman Williams Group 

GOODMAN WILLIAMS GROUP 
— — — R E A L E S T A T E R K S E A l l C H 

March 2015 

Anieiulcd Ati,.^c^uncnt Six, Pagft 1 

135 



Table of Contents 

I. INTRODUCTION 3 

II. HOUSING IMPACT STUDY - Part I 6 

NUMBER AND TYPE OF RESIDENTIAL UNITS ; ;.......„.........;; 6 
{ NUMBER AND TYPE OF ROOMS WITHIN UNITS..........;.>.., 8 

I HOUSEHOLDS BY SIZE IN PROJECT AREA : : 9 

f NUMBER OFINHABITED Ums....i,..:.-jh,.hL^iA}<.ihL:.:iih 10 
RACE AND ETHNICfTYpfT RESIDENTS iv;;i...,:.:Miu.^ift.%i.,M^.. 10 

HGUSIN0, \m=fix:(n̂ ]̂:\m i-3 
CURRENT LAND USES IN THE PROJECT AREA 13 

NUMBER AND LOCATION OF UNIFS'THAT GOULD PBTINTIALLY B̂ ^ 13 

RELOCATION PLAN 14 

REPLACEMENT HOUSING , 14 

HOUSING EUGIBIUTY ASSESSMENT 14 

RENTAL HOUSING 15 

FOR-SALE HOUSING , 19 

RELOCATION ASSISTANCE < 23 

Aiiionclod .Atlacliijieiit Si.\. Vaf^e 2 

136 



INTRODUCTION" 

Goodman Williams Group is on a team headed by-i PGAV Planners and Ernest R. Savyyer 
Enterprises, Inc. that is amending the Belmont Central Tax Increment Financing (TIF) 
District. This TIF district was originally approved in January Of 2000. It is being expanded 
to include areas adjacent to the Original Project Area. The added boundaries will be 
designated as tlie Belmont Central Rê ^̂  

The oi3gjnar BiBlmdrit̂ C,e:nti"a!̂ TIFiRede|V̂ ^ an abbreviated^HoiJsjng; 
Impact; Studyf(HI,sj! '•As'̂ partrbf;tĥ ^̂  prop;0sed?ArtiiBpdrne,n̂ ^ Williams Grpup̂ , has-
cornpleted. ihls'HIS for .the erttlfe'arriended: BetfjiontfCentral ftedevelopment Rroject:_Area, 
(referred to in this l-eport as thev'Project Area!0 including thia original and added parcelis.- , 

The Project' Area is ̂ iirrê UlaHy 5shaped't̂ ^̂ ^̂  that follow the commercial 
corf1^(:^:^ldn0 seyerai m > ^ 

• Central Avehue froiTivBereniceAvenuevdn,the) hor̂ ^̂  Avenue-on the :sguth; 
• BelmOht Ayeniie-frdni; IWeade?̂ ^ Leclaire Avenue on the east; 
• Diversey Avfehtie'fridrh Merrimac*AveriUe =on the west to an alley just west of Cicero 

Avenue ori'the east;' ; >,i 
• Laramie AVenuetfrom Belmorit Avertue-on-ithe nptth>generally to Fullerton Avenue on 

the south, excepting blocks between Wellington Avenue and George Street and 
between Wrightwood Avenue and Deming Place; and 

• Fullerton AVehue fiTDm M l̂viriaAvefiUeron the West to Lamon Avenue on the east. 

Within these cdrfiddrs, the bloCl< face .on-both sides of the street (to the respective parallel 
alley) is generally included. The Area includes the Community First Medical Center 
(fomneriy Our Lady of the Resurrection Medical. Center), Chopin Pari<, BlacKhawk Park, 
and Cragin Park. There are eight school uses in the Project Area. A map of the Project 
Area is included in the Redevelopment Plan, which is contained in a separate document. 
The boundaries of Project Area are generally contained in two Chicago community areas, 
Belmont Cragin and Portage Park. 

Portions of the Redevelopment Area are contained in the Belmont Central Special Service 
Area (SSA) 112, which was established in 1979, as the second SSA in the City of Chicago. 
Belmont Central SSA funds are used to finance and manage improvement programs, 
maintain the commercial district, and provides the free parking garage at 3140 North 
Central Avenue for customers of neighborhood businesses. In 2011, the SSA had a 
budget of $613,850 and is managed by the Belmont Central Chamber of Commerce. 

Amended Att;ichnieiit: .Si.x, Psj^e 3 
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There are five (5) TIF redevelopment areas that are adjacent to the. Project Area:.; the 
Belmont/Cicero TlF, the Diversey/Nan̂ agansett TIF, the Galewood/Armitage TIF, the 
Northwestlndustri'al Corridor TIF, arid the West Irving Park TIF;. - v ; v; V: . ,i • .̂ 

Hou^fh^'Impact Study r . f i MM*- r "fl ' , i i £ 

As set,f6rth iq the Act, if,the,redevelopmentplanifpF.aVrea6yelopj7ientĵ  
result in the dispjacernent of residents from 10 or more inhabited-residentliaLunits,, or if the 

:preFi^fei?#hiasin^;iriiies^ and'incorporate the; ;study .in,lthe reidevelbpm|nt pir^^ 
plan, ii^m^sm:^.^^:^-'-^^ •Afi'i> •- '•• , -̂î -rvv'- • .'V^̂ n n c m Kjitml.iij 

•The? pftjiSfet^J^^tcorj^ 
1 ;035li\ the MdigrfArei&j Giiis thousand four 'hUndredififleeri-.(1^5)idftih§^oy^ 
are pcciipled:'3^^^ and 1,021 in the Added Area Mhbugh t.be 
Redeŷ ldp'rtiMhr̂ ^̂ ^̂  
acquiringFagmdjiShIri;gj'<b̂  units, the-Sed6VeJoprt\enkP.l9Miiet?<P|̂ y ĵ-
for the •developfnent dh redevelopment of several portions of the Project. ArOia that-.,rpay . 
contain occupied, residential units. As a result, it is possible that by imp|ejTie.atalloo,i3.(4fif 
Redeyelb'pshienf-Pl̂ rii t'h^displ̂ cemerit̂ 'of residents from 10 or more: inhabited .resjd.eritial 
units cbiJId̂ tyiicLftC-' ••• - • - - - , —r 

theref6re;^thi?f6pbi^fQlfilis thê ^ jmplieiStudyiipiS . 
set forth in the Ulinois Tax increment Allocation Redevelopment Act (65 ILCS 5/11-74.4-'1 
et seq:):-"Theip̂ ^̂ ^ re^uirehlents of the Housing Impact Study are.-as follows:; >. - -

Part̂  1 of t̂he' Housing 'Impact Study shall include the following for all residential unjts 
within the Project. Aî ea: 

(i) data'-as to whether the residential units are single family or multi-family units; 
and 

(ii) the number and type of rooms within the units, if that information is available; 
and 

(iii) whether the units are inhabited or uninhabited, as determined not less than 
45 days before the date that the ordinance or resolution required by 
subsection (a) of Section 11-74.4-5 is passed; and 

(iv) data as to the racial and ethnic composition of the residents in the inhabited 
residential units. The data requirement as to the racial and ethnic 
composition of the residents in the inhabited residential units shall be 
deemed to be fully satisfied by data from the most recent federal census. 

Amt'iulcd At-tar.hnie.nt. Six, Page '1 
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Part 11 of the Housing Impact Study shall identify the inhabited residential units in the 
Project Area that are to be or may be removed. If inhabited residential units are to be 
removed, then the housing impact study shalUdentify: 

(i) the number and-focatioh of iho^units that,Will or may be removed; and 

(ii) tĥ  muriicipalily's plans for C6ltfc ĵlpbj8|̂ t9^<» for those residents in the 
Prtject̂ eayyf!1<>ŝ  

' ' (iii): thê av̂ iî bilHy-of repjaSSfel^^ 
; • are.to b t̂̂ nio^d, %||the;|^ 

(iv) the type and ejrtent of relocation-aŝ ^̂  

'.f- • '•••• 
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II. HOUSING IMPACT STUDY - Part 1 

The information presented in this report us compiled from, a variety of sources. In fall 
2014, PGAV pianhihg conducted field research that identified the parcels and buildings 
located im the. Prbjepti Area-,-the riuijnbenof units iaieachbUjlding, an.d^whether the units 
were occupied or vacant 

The field work, was supplertipnte,^ j|yith. JnfP.i?rha|[pn -TroM .penslis; American 
Cornmuhity Survey'Seieci# ' l^ i i ig^ nineteen 

actual 
unit-. 

1512, 
1711, 1902. i 903; •l" |̂)^4l0lv 1904i02, f90&.0 1907.01, 1907;02, 1908; 1911, 
1912.1913:0t,''^hd^tl|^CJ2i^'^ n '̂-'n-̂ -̂̂ î 'is^ '̂i'̂  ; --̂ v:-?r•! -v;<. : 

Demographic InforfnatlonL on current reisldents. .of the Project Area was provided by Esri 
Business Analysilj a fespecfed yejidorofdembgraphic and economic data. The age ofthe 
housing stock: ̂ hd y^higthefithe OiSCupled tjh or ow/ned in the Project Area 
were determined through Esji basiied oh 2010 U.S. Census data. Other infonnation In Part 
11 of the Housing Impact StOdy was provided by Goodman Williams Group ahd reliable 
secondary sources, as noted' in the tables. Some of the informaiion is presented by 
Community Area. The Project Area falls within the Belmont Cragin and Portage Park 
community areas. 

Number and Type of Residential Units 

The recent field work identified a total of 1,491 housing units in 401 buildings located 
within the Project Area, fable 1 provides estimates of the age of the structures based on 
percentages derived from the Census. As the table indicates, neariy sixty percent ofthe 
housing units in the Piroject Area were built before 1939. 

Table 1 Housing Units In Project Area by Year Structure Built 

Total Housing Units 1.491 100.0% 

2000 lo Present 14 0.9% 
1990 to 1999 27 1 8% 

1980 to 1989 23 1.5% 

1970 to 1979 54 3.6% 

1960 to 1969 130 8.7% 

1950 to 1959 180 12,1% 

1940 to 1949 182 12.2% 

1939 or Earlier 881 59.1% 

Source: Total Units from PGAV Consulting, based on field work, 
percentages from Esri Business Analyst, U. S. Census American 
Community Survey 2008-2012 
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The housing stock in the Project Area is nearly 95% occupied, and consists mostly of 
multifamily buildings. As Table 2 below shows, 26.7% of units in the Project Area are 
located in buildingis containing two to foUr units. More than sixty percent of the hpusing. 
stock (62.9%) is in buildings with 5 or more units, and only 10.4% of the housing stock is 
comprised of singje-fanriiiy homes. 

•-••̂  • • ' Table 2 
Belmont Central Tlt^ RedeVefopmeht Project Area 

tiouslhg Unit Occtfpancy by BuiTding Type 

Building Tvpai 

Single Unitpwellirtgs.;::' ̂ '̂  - j? - .: 

Units in Two^Family Buildings 

Units in 3 and 4-Unit' BullBiflci^ 

UnilS' in Multi-Family (>5 units) Buildings 

TOTAL 

•iiii..: ^:r.-J-
1 Occupied Urilts., 

151; 

122 

.264 

878 

Vacant Units Total 

,1,415 

Percent Nuniber Percent Niihiber Perdisnt 

10.̂ .%. •• A • 5:3yi, I 1.0,4% 

8.6% 4 5.3% 126 8:5% 

18:7% 8 10.5% 272 18.2% 

62.0%. 60 78.9% 938 62'.9% 

100.00% 76 100.0% 1,491 100.0% 

Source; PGAV Gohsultlng, based on field wori<, 201:4 and Goodman Williams Group 

However, in the^ Belmont Cragin and Portage Park communities as a whole, the 
percentage of single family hqrnes is much higher, at 36.4% and 40.7% respectively, 
suggesting that the'Project Area, which is located primarily along commercial corridors, 
has a higher percentage of m'ulti-unit buildings than the community as a whole. 

Table 3 
Housing Units by Property Type, by Community Area, 2012-2013 

Community Area 

Single 

Family Condominium 

Bldg. 
with 
2-4 

Units 

Bldg. 
with 

5+ 
Units 

Belmont Cragin 36.4% 2.7% 43,0% 17.8% 

Portage Park 40.7% 5.9% 34.6% 18.8% 

Source: Institute for Housing Studies at DePaul Univ. 
Cfiicago 5-Year Housing Plan Data Report, 2013 
Note: Belmont Cragin total does not equal 100%, due to rounding 
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Number and Type of Rooms Within Units 

Estimates of the number and types of rooms in the units in the Project Area areiShown-in 
Table4:----̂  . . 

• Of the 1,491 total units counted in the Project Area, an estimated 30% contain five 
rooms. Another 19% of units contain six'roomSi and 20% contain seven rooms or 

• ^Most Of the units: in the Project Area (68%) contain ty/o or three bedî opmsi 
"•̂ ^^Sfnaller sfudiî ^̂ ^̂ ^̂  U"nlt̂ ĥiakê ^ estiniated 1-5% of the. iinitSi 

Larger units with four or more bedrobfrtS make- lib the remaihihg: ̂ 7P^. 

tiftege, findingŝ ŝ̂ ^̂  housing istock in the Project Area, Includes-a high-
''Vii'Ge.nta^k d 
'Vitith children. 

'''̂ V r̂Gentâ e* of units VvTth three or more bedfob'ins, meieting the heeds of targeT5farililieS5-

tafale,̂  
Belmont Central Redevel'opnientlPi'oject Area 

Number Percent 

Total Number of Housing Units 1,491 100:0% 

Number of Rooms 
1 room 60 4% 
2 rooms 15 1%. 
3 rooms 104 7% 
4 rooms 283 19% 
5 rooms 447 30% 
6 rooms 283 19% 
7 or more rooms 298 20% 

Number ofBedrooms 
No bedroom 60 4% 
1 bedroom 164 11% 
2 bedrooms 596 40% 
3 bedrooms 417 28% 
4 or more bedrooms 253 17% 

Sources: PGAV Consulting Held work (units) willi percentages derived 
from Selected Housing Ctiaracteristlcs, 2009-2013 American 
Community Survey 19 Census Tracts surrounding TIF boundary 
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Households by Size in Project Area 

Table 5 below indicates the Household by Size in the Project Area. 

• Faniily Households, defined as households where two or more of those In the 
' hdusehdid dfe related By birth, marriage, or adoption; make up the majority of the 
households inthe Project Area at 76.7%. ' . f -. 

• Of :the Totaf Family Householdis, the average family size is 3:3, More than 40% of 
the households contain 3 or 4 jjepfjle, aqd 35%; haye:fiveQrm^̂ ^̂  residing 
together. These larger farwlies the uĥ tŝ witĥ muÛ  

• Of the Tot$l 'NonrFaitilly Hou nunnber of people per hpusehd^^^^ is." not 
surprisingiyrfniadh I6\iv^ 76% of non-?amily households are comprised of 
ort^'person-; .,.y..,.:. 

Tables 
iibusehoi'ds By Size Irt Belmont Central Project Afga' 

Total iFarnily Households 1,144; .100,0% 

2 People 263 23!o% 
3 People 236 - 20.6% 
4 People 244 21.3% 
5 People 167 14.6% 
6 People 102 8.9% 
7+ People 133 1:1.6% 
Average Family Size 3.3 

Total, Non-Family Households 347 100.0% 

1 person 263 75.8% 
2 People 59 17.1% 
3 People 15 4.3% 
4 People 5 1.5% 
5 People 2 0.6% 
6 People 1 0.3% 
7-1- People 1 0.3% 
Average Nonfamily Size 1.1 

Total Households 1,491 100.0% 

1 Person 263 17.7% 
2 People 322 21.7% 
3 People 251 16.8% 
4 People 249 16.7% 
5 People 169 11.3% 
6 People 103 6.9% 
7+ People 134 9.0% 

Source: Total HH based on PGAV fieldwork; percentages 
derived from Esri Business Analyst, U.S. Census 2010 
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Number of Inhabited Units 

As previously noted, the residential units in the Project Area have a low vacancy rate-. As 
shown in Table 6̂ . of the 1,49.1 total residential,units identified jn the .Project Area, 1,415 
UhitSiV,or;ne r̂ly- 95?̂ ^̂^ Of the occupied .units^ tRese;ar.q j ^ 
bistween owners (45%) and renters (54%). A ^ , ; • . 

table's 
BejniontTIF f^edeveroRrnent^ro|ect'A 
'i^biisiiiq Units bccut^^Kcy arid Tert̂ tê ^ 

:v. -.'•.• . 
ui-?. :-ii' 

. ; Nujiib^r, -l?|i5ceotv, 

Total Housing Unltis 
Occupied! 
VacafitH . . -. 

1,49.1 
1,415 

100:0%'' 
94;?% 

.yj£it1% 

Occupied Housing Units 
Owfter'Occupied' 
Renter Occupied 

1,415 

-'• 
764 

100.0% 

54.0% 

Sources: PGAV Cohsiilling with tenure estimates from ESRI' 
Business Analyst, Census 2010 Housing Profile 

Race and Ethnicity of Residents 

table 7 and Table 8. provide demographic inforrnatiori on •residents, ofthe Project Area 
(Table 7) and the surrounding community areas of Portage Park and Belmont Cragin 
(table 8) for comparison. 

• The 2014 total population of the Project Area is estimated to be 4,167, remaining 
almost constant from the 2010 Census count. Total population numbers in the two 
community areas are also relatively constant, with Belmont Cragin expected to 
grow slightly, from 78,684 to 79,505. 

• Of the total number of residents in the Project Area, 50.9% identify as White, 3.3% 
as Black or African American, 1.1% American Indian or Alaska Native, and 2.3% 
Asian. Over 38% identify as some other race. While Belmont Cragin's race profile 
is similar, Portage Park is characterized as 72% White and 1.4% as Black or 
African American. 

• The population of the Project Area is predominantly Hispanic or Latino (76.3%). 
The Hispanic or Latino population of Belmont Cragin is slightly higher at 80.6%. By 
contrast, the Hispanic or Latino population in neighboring Portage Park Is 
considerably lower at 40.7%. 
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The estimated median household income within the Project Area in 2014 was 
$42,256, slightly below the estimated 2014 median for the City of Chicago of 
$44,353. Household income in Belmont Cragin is relatively consistent with the 
Project Area at $42,072, while the median household income in Portage Park is 
higher at $52,843. 

Table 7 
Belmont Central t i p f^roject Area, Select Pppulattpn Qharaclerlstics 

2010 2014" Estimate 

Niirnber Percent Number Percent 

Population 4,172 100.0% 4,167 •100.00% 

Race 

White Alone 2152 51.6% 2121 50.9% 

Bl^ck or African American Alone 153 3.7% 13'6 3.3% 

American Indian and Alaska Native Alone 47 1.1% 46 1.1% 

Asian Alone '93 2.2% 9'6 2.3% 

Native Hawaiian and Other Pacific Islander Alone 3 0.1% 3 0.1% 

Some Other Race Alone 1565 37.5% 1603 38.5% 

Two or More Races 159 3.8% 162 3.9% 

Hispanic or Latino 3,114 74.6% 3,178 76.3% 

Median Household Income (Esri Estimate) $42,256 

Median Household Income City of Chicago (Esri Estimate) $44,353 

Source: U.S. Census Bureau (2010), Esri Business Analyst (2014 estimates) 
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Table 8 
Portage Park ahd Belmdht-Cragin eommunity: Areas, Select Population Characteristics 

Belrnont Cragin 

2010 

Number Percent 

2014. Estimate 

Number Percent 

Population 78.684 100.0% 79,505 100,0%-

Race 
White Alone 

•' Bl̂ ck-b"r African AhiericariAlortei 
38,162 ,48.5%. 38,10-i 

3;098. . 
47.9% White Alone 

•' Bl̂ ck-b"r African AhiericariAlortei 3,449 • " 4Si%- ' 
38,10-i 
3;098. . .19.%,. ,• 

Arntflcan Indian and-/Ja5ka,,,Na 864 1:iya. 863.. 1.-t% 

Mian Alone - -
- Native Hawaiian and Other Pacific Islander Alone 

1,642 2.1% 1,695 2.i%: Mian Alone - -
- Native Hawaiian and Other Pacific Islander Alone 62 0.1% 61 0:1%. 

-̂ ome"(pit\eĉ ^̂ ^ 31,384 39.9% 32,490 40.9'A 

Two or More Races 3,122 4.0% 3,197 4;o%'' 

Hispanic oFiLatino 62.071 78.9% 64,063 

Median Household lncome:(2014 Esri Estimate) 

• ' - ' 4 '.-•'.. ••• 
$42,072* 

Portage Park 
Pppulation. 71.301 100.0% 71,1.37 ; 100.0̂ 0 
Race 

White Alone 52,367 73.4% 51,313,, 72:1,%,. 
Black or African American Alone 1,133 1.6% 1.029 1.4%' 
American Indian and Alaska Native Alone 495 0.7% 49? P=7%. 
Asian Alone 3,367 4.7% 3̂ 587 5.07?" 

Native Hawaiian and Other Pacific Islander Alone 42 
0.1% 

41 
0.1% 

Some Other Race Alone 11.374 16.0% 12,015 16.9% 
Two or More Races 2,523 3.5% 2.661 3.7% 

Hispanic or Latino 27.448 38.5% 28,956 40.7% 

Median Household Income (2014 Esri Estimate) $52,843 

Source: U S. Census Bureau (2010), Esri Business Analyst (2014 estimates) 
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III. HOUSING IMPACT STUDY - Part 

Current Land Uses in the Project Area 

Existing land uses within the Project Area are primarily cOiximercial .and rnixedruse, with 
residential units above ground floor spaces. The eomraerciali conidprs.t ofirlfullerton,, 
Diversey, Belmont, and Central Avenues are bordered tjy dense residential 
neighborhoods, typically located across a rear alley from the main, cpnlm^^ 
Thei'eri ar6 eight school uses" • in the Project Area," including -̂ S.ti Patric!?', fcjlgh' School: and 
Peter ReinliurgiElementary School, and three parkSpinqluding',C);iOpiriiPari<, Qragio Parkv 
and Blackhawk Park. - ^̂  ;v,-^ .s; ?*« I«M̂  . * = 

A hbtablie institutional use in the Project Area iiiGludes-ComiiiiijnityvFif^ilVled 
(fottHbH '̂fiDqrU^cly of the Resurredion,'Medlca|:^Ceflt^p); ,:aj ;Ad,#J5f;|tf ii;eet>an^ 
Avenue. Community First Medical Center recently tr£ihsiferred?5VVhershlp,.ahd .ls 
to invest $20 million over the next five years on improvements. 

Number and Location of Units that Could Potentialiy be Reinpved 

Primary objectives of the Redevelopment Plan are to attract new*priyaterdeyelopment that 
will' produce new employment and tax incrernent revenue's, .tp.-stabilize. existing 
develbpmeht in the Project Area, and to provide for̂  improved recreational amenities for 
neighbbrhoddr residents. The plan does not presently ertvislonii'aoquiring ,or demolishing 
occupied housing units. 

Presented below are the three steps used to fulfill the statutOry:,requirerTients of defining 
the number and location of inhabited residential units that may be rerpoved or impacted. 

1) Properties identified for acquisition. An acquisition plan haŝ -hot been prepared 
as part of the Plan, There are no occupied housing units in the acquisition plan. 
Therefore, there are no occupied housing units that are planned for acquisition. 

2) Dilapidation. As described in the Eligibility Study, there are no occupied 
residential buildings classified as "dilapidated" in the Project Area. As a result of 
this analysis, there are no occupied housing units that are likely to be displaced 
because they are located within a dilapidated structure. 

3) Changes in land use. The Land Use Plan, presented in the Appendix, identifies 
the future land uses to be in effect upon adoption of the Plan. If public or private 
redevelopment occurs in accordance with land use changes proposed by the Plan, 
displacement of inhabited units will not result. As a result of this analysis, no 
occupied housing units are likely to be displaced because of land use changes. 
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Relocation Plan 

With no residential displacement anticipated, a relocation plan for displaced residents 
within the proposed TIF District has not been established. The following section 
discusses hdusihg 'alternatives in thej adjacent:̂ ^^ 
residents Ih the Project Area:- " i - r .^i-i ; Î̂ N /̂̂  ,̂  - ,,: 

RepladeiTient'Hduslng.. .it ^,s..-•-fts-s-. iV?::i:fi'ltiii$.:j-^^i --j.. .^ii^s--,}-
In. ̂ idqfclanc& A^ttvSection n•=Z4:4^3,:(ri){7!)> Ofctfie^A^ " 
iaffeT^to.iSfisdfl-tHif^fe 
whose residence is removed is located in or near thfef Pfejject Area; .>y: • i '•• s-

bpundairies of; or in close'proxirtiity-tb. the RfojeGVArea^a'fe^difeu^§e.d«ft •tHls^se^^^ 

Housing Eligibility Assessment 

Table 9 presents a breakdown of Project Area households by Income. The estimates for 
perd^'rttagi'of- househblds'wrthin-the Area-an'-egGfijJhjPQipfi^^^QijJP fi|^--'g,^p!l$d'!tP<ftoUs.lng 
data froiTiHhe field survey. Data estimates indicate^;tbatf dVerv^O^^pf^ in ithe-
Project* Area have annual incomes of greater than $75i0OO;; rOVibi;ifdrty^ (41.9%) 
have iricpnies between $35,000 and $75i0p0 annuallyt and^ the* risniai.niing 5,38;Oy^^^ 
incomes less than $35,000. r -

Table 9 
Belmont TiF RiB'deveIbpmentPrbj,ect'Are*d-

Number of Housefholds by Inc'ome; 2014 Estlm^ 

<$15.000 
$15,000 

$24,999 

$25,000 

$34,999 

$35,000 

$49,999 $74,999 

$75,000 

$99,999 

Number of 208 174 183 310 315 130 
Households 

208 174 

Percent of 
Households 14,0% 11.7% 12.3% 20.8% . 21.1%., 8.7% 

or more 

171 

11.5% 

Source: PGAV Planning Field Work and ESRI Business Analyst, Demogmphic and Income Profile 

Most of the subsidized and public housing options available to low-income residents in 
Chicago are determined by Maximum Annual Income Limits published by the US 
Department of Housing and Urban Development (HUD). Limits are based on household 
size ahd are calculated from the Area Median Income (AMI). The 2013 schedule, the 
most recent available, is shown in Table 10, which follows. 
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Table 10 
Schedule of Maximum Annual Income Limits for Greater Chicago* 

Effective December 18, 2013 

AMI 1 Person 2 Person, 3 Person. 4 Person 5 Person 6 Person 7 Person . 8 Person 

120% $60,840 $69,600 $78,240 $^li880 ^93,840 $100,800 $107,760 $114,726 
80% $40,550 , $46,350, . $52,150 . $57,900, $62,550 

• '3546;920 
$67,200 $71,800 $76,450 

60% $3'0,4id $34^800' $39:^20'" ^^3^440 
$62,550 

• '3546;920 $$bl46o '^53,880 ^5ti36b 
50% $25,350 $29,000 $32i600 $36,200 $39,100 $42,000 $44,900 
40% .,$20,280 $23,200 

$i^i|;QO ' 
$28i960 

' $2^720 '̂ 
$31,280 $33,600 $35,920 $38,240 

30% '$i5ri lt) 
$23,200 
$i^i|;QO ' $i'9i56p 

$28i960 
' $2^720 '̂ "'̂ $2E^66 $2'5j20b $28,940 > $28,680 

20% $10,140' $11,600 •'$13,040=' 3^4v48Q $1:^640 .$16,800 $17i960. $i9,i2o 
10% $5,070 $5,800 $§.520'. '$7;240 $7,820 $8,400 $8,980 $9,560 

' IncludeSiCook, DuPage. Lajse, Kape, Mcj|ljn|y,,&^P^^ 

Source: Illinois Housing DeyelopipBn^^^ . 

The Project Area has an estimated 565 households, or 38% of total households, who earn 
60% or less of the Area Median income (AMI). Two hundred eight (208) households earn 
less than $15)000 and areAcategorized iaa-earning less AMI. One hundred 
seventy-four (1-74) households earn between $15i.000iand $24,999 earn less than 50% 
AMI but more than 30% AMI. 

Rental Housing 

This section discusses rental housing options, including CHA, affordable, and market-rate. 

Housing Choice Vouchers. Approxinriately 54% of the Project Area's residents are renters 
and 38% of all households have an income at or below 60% AMI, potentially qualifying 
them for Housing Choice Vouchers, also known as Section 8. Under the Housing Choice 
Voucher Program, renters pay 30-40% of their income for rent and utilities. Landlords 
whose tenants have Housing Choice Vouchers are entitled to Fair Market Rents (FMR), 
established annually by HUD, and which are roughly equivalent to Maximum Monthly 
Gross Rents for households at 60% AMI. Landlords collect the difference between 
tenants' rent and the FMR directly from the Chicago Housing Authority (CHA). 

Project-Based Voucher' Propram. This program is designed for developments where 
landlords enter into a contract with HUD to provide subsidized housing such that the 
Section 8 status is tied to the development and cannot be transferred if a qualified low-
income tenant moves away. A major concern in gentrifying neighborhoods is the loss of 
these project-based Section 8 units when rental properties convert to condominiums or 
when landlords choose not to renew their Seclion 8 contracts, thereby decreasing the 
availability of low-income housing. 

However, within the Project Area and community areas of Belmont Cragin and Portage 
Park, there are no project-based Section 8 housing units. 
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CHA and the Plan:torTransformation. Chicago's.public housing'Stock is in the midst of an 
ongoing redevelopment program known'as CHA Plan for Transformation. Now in its 14'" 
year, ttie plan calls for the redevelopment of 25,000 units of public housing into mixed-
ine6tTie'̂ ĉq̂ iniWn̂  •The-CHA's F.V20i 3 Movinĝ  
,of:;2l ,756 Units, or. 87% of,25,000 units, to be cornpleted by the end of FY2013. 

§j^|l.|urrBnitji'rt^^ majsrvyj^it lists'lbrdSs p.utillblHbusina apd î ousinjgf(|,hoiee ;. 

- i feSer-e i iJ iSn ^ ^ ^ ^ l ^ l ' w i i . ^ - . * " - i l 
.. M'iym̂ , ••'̂ ViSiji.-̂  .i>-i.̂ ?̂ :̂  'i'',̂ ...:.;i:a . ms'.'•^^i.',-;'i -Jiĵ t̂ ^ .̂r̂;?.̂. 

i | *Vt/F&iiiiiiy,IHo^ \A |̂tr Litefc Thii;wajf list tiunlhitly, contklij^adult rfv̂ v 
' ap^ti%^^ uh|tS:̂ vwthjh: Qlti4^vcity-wide,!treidltloi:iki^ 'f*̂  

• Scattered Sitê ^ Afea| VVait'0̂ ^̂ ^ wait' lisfŝ  contain' applicants - • 
.Irite.rastdŜ  in. hpiising- opp ĵFtuniifes In. CHA's sqattbred siter-pp CHA haS; a. 
vyait 'list fforieach of the 77 bbm'mOHity'̂ ^ in' tKS' City 'of-̂ iShib̂ Qe; 1̂  
these walt lists are opened, pe (for approximately 15^0 days) In'order to 
-rililrttaihl'S î̂ dequate llŝ  n; ? 

• "'Seriibtpter̂ ^̂ ^̂  THe^Senior'Site'̂ Based'WaitiListS: are^for applicants -
riq.uesting studio'and briS^bedrobm apartments ̂ in senior designated: housings 
deyelppments: - ' - • 

As of December.SI, 2013, the wait lists have a total 33,806 applicants. " " ' ' 

While there,are:qp,project;based CHA housing, there are scattered site CHA properties in 
and around the Projê ^ 

• CHA Scafered Sites North Central: Hispanic Housing Development Corporation, a 
private management firm, is contracted to manage this portfolio of CHA farnily and 
elderly,public.housing scattered site housing portfolio. It consists of 1,110 units in 
405 buiidi.ngs.thro,ughout 10 community areas, including Albany Park, Avondale,, 
Humboldt,Park, Irving Park, Logan Square, Lower West Side, North Park, Portage 
Park, South Lawndale and West Town. The building type is varied construction 
including single family homes and two and three-story brick walk-up buildings. 
Rents at these units are subsidized 30% based on income. The waiting list for this 
housing is currently closed. 

• CHA Scattered Sites Northeast: This northeast area includes the neighborhood 
areas of Belmont Cragin, and the neighboring communities of Montclare and 
Dunning. Scattered site properties in the northeast range from primarily one to four 
bedrooms. 
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As reported in the Chicago 5-Year Housing Plan Data Report 2013 issued by the Institute 
for Housing Studies,at DePaul University 2013, the communities of Portage Park and 
Belmont Cragin have very low numbers of government assisted units, reported at tess 
than or equal to 2.5 percent of the total housing stock. 

n/larket Rai6 Rehiati' 

Listings,^fpr . j ^ were^identifl.ed jri M ,|-'stin^ S.ervice (MLS) .and 
Cra/gs/(s?J,a ,w^^ m Jamkty^^^ 
20.1:5. AsJshown belbw! mrf able 11 •'tli'fere are"a grea'tfer humber; of urtltsMî tSd foPfeht in 
Poft^^e, 
coqirduriities. 
Belmont CrBfgiifahdPd^ 

Rents for one-bedroorn,and.J/kjOrbe(^AP ln,Pelrnpnt Cragin and Pprtage ;̂ark are 
.above the lj(i,nots! HPU$.lhd P M îximum Monthly Gross l^^^ 
at ^0%; Area.,iy[e,dian lpcom'^i(AMl)i> |a i5 ,fjpr- I'l̂ ^^ 
Simjlarly,rthre"e,/and;fQU are alsb above IHDA's established maximums, 
$1,12ii9{3BR)ani^,260<(^ . ' 

. :r~i,,.^: ....'"-Table 1.1 , 
Sumniary of Rental Listings, by Co^ 

A^la' • • • ' •'' ' 

iBelhiliii'nt'Cragin 
Bedrbbnis Available Apts. Avg. Rent 
6 (Studio) 1 $625 

1^ 10 $849 
2 20 $1,190 
3. 7 $1,492 
4 5 $1,839 

Total 43 

Portage Park 
Bedrooms Available Apts. Avg. Rent 
0 (Studio) 2 $800 

1 16 $916 
2 33 $1,259 
3 10 $1,744 
4 1 $2,300 

Total 62 

Source: Craigslist, Feb. 2015, MLS Jan-Feb 2015 
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Senior Housing. 

The Belmont Cragiii and Portage Park Community Area offers several existing senior 
housing deveibpments. Existing senior developments include: 

• Senior' Suites of Belmont Cragin; Located at 6045 West Grand Avenue,,the 86-unit 
devefbpmenl, built in 1995, includes studio and one bedroom senior ̂ p^i^mehts! 

y ^ | | r J u i | s df'̂ Ceiyy^^ STIslNortlr^idera^^ 
i^!c|^>^|^j^i^yas btiHi.l|n,̂ Q09. ai!;id ]rildC[des.<^^ 2rt;̂ 1 ĵJ<iib aga^ -

unit deVelpjpmeril for seniors In the Belfnbnt Cragin cprnmunil/ 
develbfjedit^ythe AnixterCenter. " " ">v <• '-u. . 

The fbll6wiiig t̂W6 |̂e^^ 

^' ' • S i ® ; : l ^ ; ^ b r g ^ m i^mljer^201^^thb HIispanio Hbuglhg 
Pe^lbpirfehlBori^^ thei redev^lbpmerit ofthe CIcfero: and 
George Elderly Housing Apartments in the Belmont Qi^aiin*e6mmunity A"rMa:. The 
project will provide 70 units in a 75,000 square foot complex, to include a mix of 
studiOi one, and two-bedroom , units. Sixty-one percent of the units will be available 
fpr-seniprs who^e irtcomes range bfetwlgln 30''tb 6b%'^jf%e ̂  median Income, 
while: eight units will' be provided to seniors. at or below 80%, of the area median 
inppme. A new constmction pennit valued at ,$14,mi|Ilon. was issued for this 
deyelopmeht at 4800:-V\/.> George Street; , ,, 

• The Kilpatrick Renaissance: This new development located at 4117 North 
Kilpatrick Avenue in Portage Park is expected for occupancy in February 2015. 
The estimated 98 unit senior apartment building will offer a mix of studio, one and 
two-bedroom offerings. Reportedly, units will be reserved for tenants earning up to 
60% of area median income. The estimated cost for the new construction of this 
project was $15.2 million. 

New and Planned Rental Developments 

There has been limited new rental construction in the Project Area and neighboring 
communities. Development that is occurring is on a small scale, with typical floor plans 
designed for smaller households. 

• A 30-unit multifamily development was recently completed by Zitella Development 
in the Project Area split between buildings on 2917-2939 N. Central Avenue. All 
units are 2 bedroom, 2 bath. Rents on the first floor are $1,295 per month. Second 

- floor units are renting for $1,395 per month. The estimated construction cost for 
Ihe two multifamily developments is $6.6 million. 
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Two other recently completed developments are not located within the Project Area. 

• 3418-3420 North Milwaukee Avenue: Noah Properties recently completed six new 
residential buildings built on formerly vacant land. Each building's construction 
cpst was. estiniated at $1.5 million fbr a total of $9 million. Th*e- 36 rental-units-all ' 
are 2 bedroornii 2 bath, with rent at approximately $1,500 .pen month. All 'griits'af^ 
currentlydeasgd. -. ' . 

• 2835-2841 N>^'Natqma'Avenue: Zitella Development recently, :qprnpleted ;70 new 
unit's in 5 adjacent buildings in the Belnfiont Central areS. TTie- estimated 
ebristraptlpn costs for each building was $1.7 - $2.1 mlillbn; "With t̂hb :tot̂ hpfbĵ ,ptr^ 
cost about $1 Q'fiririiion. All uhits ar«, 2 bedroom-2: bath. Units' a're fcun'ently renting 
fbrSliisfp^rnribnth.'^ " 

Fpr-Sa(e Housing 

The Chicago 5-Year Housing Plan Data Report, 2013 issued by the Institute foe Housing 
Studies atDePaul-University reports data for the share ofirentensjwho can affordably pay,, 
for a median-rprieed^ SF home in their community (financed at 100%). jh^ j . Pqttage ' 
Park/Belmont Cragin submarket was reported to hav.e a median single famijyi<,sajes,,prieg;, 
In .2012 of $148,250. The annual income to affordably own sucb a home was $36,430, 
nriakingi-itvaffordable. for almost-half .(47.2%)-pf .area- renters to affordably p\yri,;aj median 
prlcedi^'singlerfamily home. Some communities reported a ,rate :as jbvy,, as,̂  4.0% 
(LakeyieW/Lincoln Park), while the City of Chicago average for the. percent of renters who 
could affordably own was 36.7% 

Single-family housing-in Portage Park includes the distinctive Chicago-bungalow style of 
housing; A portion of Portage Park was named in 2014 to the National Register of Historic 
Places, joining ten other Chicago neighborhoods. The specific district is bounded by West 
Pensacola Avenue, North Lockwood Avenue, West Hutchinson Street, and North Central 
Avenue. The district, which is north of Irving Park Road, and outside of the Project Area 
boundaries, includes 189 historic bungalows. 

As noted, 46.0% of Project Area residents are estimated to be homeowners and the 
remaining 54.0% renters. Table 12 below summarizes current listings in the Belmont 
Cragin and Portage Park Community Areas from Midwest Real Estate Data, the 
aggregator and distributor of Multiple Listing Sen/ice data. 

• The market for attached units is a relatively small component of the overall 
housing market, with a predominant unit-type of 2-bedroom units. 

• The median price for detached single family homes in Portage Park is significantly 
higher ($296,000) than in Belmont Cragin ($229,000). 
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Table12 
Summary of For-Sale Listings by Community Area 

Community Name Type 
Belmont Cj^gin, 

Portagdi'Park 

Attached 
Attached 
Attached 
Det&cHed 

Attactied-
Attached 
Attached 
Detached 

# Bedrooms Median Price 

2 
3&4 
.mi^ 

-•• 1̂:d;: 
2 

5&A 
N/A 

"$79;9po" 
$i29i900 
$119;900 
$229i6(J0:̂  

ilLf-...^ 

$155,000 
$255i90O 
$29^.000 

, Price Rah'qe 

-"•"=;$79,9'00' " 
$42,000 i$2l9t"000 

$il"g[„90jci 
':$79iQQ0^$47:5^0pp . 

'W^- • 

$89,oBj3^ 199,^0" 
^V-'**'''tji'-'*I '-•••-•'I.' 

$255,900 
^g06-$589,0p0 

... & 
Listings 

1 
9 
1 

: .87 

0 
11 
1 

77 
Source: Midwest Real Estate Data February 2015 

Tables i3-and 14 show the median Sale-priceS-bf aetaehed'^and'';^ units 
sold by Realtors in thie BelmbhtXragiri arid Pbrtaige'ParkvGomrii^^^ the 
previous 8 years. ' ' '- - • v 

• Prices are corisistently'higherin Portage Park'fbr detacHed'Uriitsv^^P 
precipitdusly with the m'ai-ket 'dowiitOrn'"beginning'i^^^ 
bottoming Out iri 2011, prices are sloWly rebburidihg,'but-h returned to pre-
recessionary levels. 

• Belmont Cragin saw an uptick in the number of detached units sold beginning in 
2009, topping out in 2013. Portage Park saw similar upticks,-while outpacing total 
units sold of 2,449 units to 2,388 units in Belmont Cragin. 

• While the attached housing market is much smaller in these communities, the total 
number of units sold in Portage Park (664) again outpaced Belmont Cragin (320). 

• Prices for attached units also dropped significantly from 2007 in both communities, 
bottoming out in 2011 (Portage Park) and 2012 (Belmont Cragin). 
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Table 13 
Median Sales Price of Detached Single-Family Units 

Community 
Name 
Belmont Cragin 
Portage Pari< 

. 2007 ,2008 , 
$295,000 $21,6,000 
$'33o,75o" $27o;b6o 

2009 2010 2011 2012 
ii5o,oop,; $i:i9,oop $125,000 $12.8,000 
.$2'16,575. ,$198,000 $17b;006 $lt5,655 

2013 2014 . 
$146,300 $i86;0pp 
$210,606 $24K6bo"'; 

Number of Detached Single-Family Uhlts Sold 
.... ,i >';••-. - 5 

Community 
Name 2p07 , 2008 2009 2010 2011 2012 2013 2014 Total 

Belmont Cragin 196 ' .137 . , 294, t ; 325 337 351 405 343 
2,388 

Portage Park 236 218 , 264 . ; 279 298 355 415 384 2,449 

Source: This representation Is based in wtibie or in part on data supplied by Midwest Real Estate 
Data LLC for the period January 2007 thfough December 2014. Midwest Real Estate Data LLC^does 
not guarantee nor is it in any way responsible for its accuracy. Data maintained by Midwest Real 
Estate Data LLC may not reflect all real estate activity in the market. © 2014 MRED 

Table 14 
Median Sales Price 6f Attached Single-Family Units 

Community Name 
Belmont Cragin 
Portage Park 

2007 2008 2009 2010 2011 2012 2013 2014 
$189,000 $178,500 $70,000 $72,000 $66,000 $50,000- $85,000 $109,450 
$184,000 $183,500 $138,950 $120,000 $53,500 $62,000 $92,500 $95,100 

Number of Attached Single-Family Units Sold 

Community Name 2007 2008 2009 2010 2011 2012 2013 
Belmont Cragin 55 26 23 35 59 45 49 
Portage Park 129 76 52 53 62 93 92 

2014 Total 
28 320 
107 664 

Source: This representation is based in whole or in part on data supplied by Midwest Real Estate 
Data LLC for the period January 2007 through December 2014. Midwest Real Estate Data LLC 
does not guarantee nor is it in any way responsible for its accuracy. Data maintained by Midwest 
Real Estate Data LLC may not reflect all real estate activity in the market ©2014 MRED 
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Foreclosures 

Table 15 summarizes the foreclosure filings ih the Belmont Cragin and Portage Park 
Community Areas over the last six years. Foreclosures have been higher ip Belrnont 
CragiH-X4.08.1) .over this tjrne period .compared to Portage ,P.&rk (2,665). ̂ Qyerall,. 
foreclosure agtiyity^peakeci in 
been deciining steadily since, to a low in 2013 bt 537 filings. -< ^ • 

.. '^-rrfableflSi-
Foreclosure Fiiings by Community Alrear2b08-2 

i ..1 >i f-

^ ' K . -'. r ••• 

Belmonl-Cragin 
'Portage Pa?i<' 

2008 
687 
•427 

2009 
934 
588' 

2010 
916. 
583 

•2011 
;680 

• 445 

MM 
567 
39!2 

2013 
307 
230 

iooa^Soii 
mm 
4.08"t 

Tbtat 1.114 1,522 1,499 1,125 949 537 6,746 

l^p., Tt>.-

Source: WiofdstockIristitute' 'v-^ r '4' -

Proposed F6r-Sale Developments in Project Area ^ . - " i - ' • ' > 

Research indicates no multi-family for-sale developments currently proposed. ln either the 
Project Area or the neighboring Belmont Cragin and Portage Park CommunltyAreas. 

New for-sale residential development in these:.cpmmunities haSibee,,niCom^̂  single-
family home construction. As shown below In Table 16, new SF construction is oC'cunifig 
primarily in Portage Park. 

Table 16 
New Single-Family Construction Permits, 2009-2014 by Community Area 

2009 2010 2011 2012 2013 2014 Total 
Belmont-Cragin 0 0 0 0 1 3 4 
Portage Park 9 3 1 6 3 6 28 

Total 9 3 1 6 4 9 32 
Source: City of Chicago Data Portal 

.'\inonded Atlachnieiit .Six, Paf;c 22 
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Relocation Assistance 

In the event that the implementation of the Plan results in the removal of residential 
housing units jn the Project Area occupied by low-income households or Very low-income 
households, or the displacerpent .of low-inconme households or very low-income 
households from such residential hptisingi uhits, such households shall be provided 
affordable housing and retlOcation, assistance not less than that which would be provided 
under the federal. Uniform Relocation: Assisiarica and Real Properity Acquisition. Policies 
Act of 1970 and the regulations Ihereundef, Includlhg tfie^ eligibility criteria. Affordable 
housing may be either existjng or jieWiy cbA^ thie City, shiair make a good 
faith effort to ensure, that this affordable hdusirtg .Is located in or near the Project Ar̂ ea • 

As used In the above paragraph, "low-income .Hdtjseholds", "very lovv-incbme households" 
ahd "affordable housing* shail have tha.raeanlng$; ,^ef forth ih' Section 3'of the Illinois 
Affordable Housing Act, 310 ILCS 65/3; As Pf the'.date oflhls Plan, thpse statutory tenns 
are defined as follows: (i) "towMncora^ household* means a single person^ family or 
unrelated persons living together whbse adjusted iriebme is more, than 50 peî cent but less 
lhan 80 percent ofthe median income of the area of resideiTice, adjijsted for family size, as 
such adjusted income and median Income are determined-from time to time by the United 
States Department of Housing and Urban Development ("HUD") for purposes of Section 8 
of the United States Housing Act of 1937; (ii) "very low-income househbld" means a single 
person, family or unrelated persons living together Whose adjusted income is not more 
than 50 percent of the median income of the area of residence, adjusted for family size, as 
so determined by HUD; and (iij)'"affordable hpusing'' nieans residential housing that, so 
long as the same is occupied by low-ihcome households or very loW-income households, 
requires payment of monthly housing costs, indludihg utilities other than telephone, of no 
more than 30 percent of the maximum allowable income for such households, as 
applicable. 

.Aniendod Attaoliinenl Six, Pagr- 2:i 
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EXHIBIT B 

CDC Resolution 
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STATE OF ILLINOIS) 
)SS 

COUNTY OF COOK) 

CERTIFICATE 

I , Robert Wolf, the duly authorized and qualified Assistant Secretary ofthe 

Community Development Commission ofthe City of Chicago, and the custodian ofthe 

records thereof, do hereby certify that I have compared the attached copy of a Resolution 

adopted by the Community Development Commission of the City of Chicago at a Regular 

Meeting held on the 14"" Day of July 2015 with the original resolution adopted at said meeting 

and noted in the minutes of the Commission, and do hereby certify that said copy is a true, 

correct and complete transcript of said Resolution. 

Dated this 14"" Day of July 2015 

ASSISTANT SECRETARY 
Robert Wolf 

15-CDC-19 
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COMMUNITY DEVELOPMENT COIVIMISSION 
O F T H E 

CITY OF CHICAGO 

RESOLUTION ^ C D & 

RECOMMENDING TO T H E C I T Y COUNCIL OF 
T H E C I T Y OF CHICAGO 

FOR T H E PROPOSED 
BELMONT/CENTRAL AMENDMENT NO. 2 

REDEVELOPMENT PROJECT AREA: 

APPROVAL OF AMEDMENT NO. 2 TO T H E 
REDEVELOPMENT PLAN AND PROJECT 

WHEREAS, the Community Development Commission (the "Commission") of the City of 
Chicago (the "City") has heretofore been appointed by the Mayor of the City with the approval 
of its City Council ("City Council," referred to herein collectively with the Mayor as the 
"Corporate Authorities") (as codified in Section 2-124 ofthe City's Municipal Code) pursuant to 
Section 5/1 l-74.4-4(k) of the Illinois Tax Increment Allocation Redevelopment Act, as amended 
(65 ILCS 5/11-74.4-1 et seg.) (the "Act"); and 

WHEREAS, the Commission is empowered by the Corporate Authorities to exercise certain 
powers set forth in Section 5/1 l-74.4-4(k) of the Act, including the holding of certain public 
hearings required by the Act; and 

WHEREAS, staff of the City's Department of Planning and Development has conducted or 
caused to be conducted certain investigations, studies and surveys of the Belmont/Central 
Redevelopment Project Area Amendment No. 2, the street boundaries of which are described on 
Exhibit A hereto (the "Area"), to determine the eligibility ofthe Area as a redevelopment project 
area as defined in the Act (a "Redevelopment Project Area") and for tax increment allocation 
financing pursuant to the Act ("Tax Increment Allocation Financing"), and previously has 
presented the following documents to the Commission for its review: Belmont/Central 
Redevelopment Plan and Project Amendment No. (the "Plan"); and 

WHEREAS, prior to the adoption by the Corporate Authorities of ordinances approving a 
redevelopment plan, designating an area as a Redevelopment Project Area or adopting Tax 
Increment Allocation Financing for an area, it is necessary that the Commission hold a public 
hearing (the "Hearing") pursuant to Section 5/1 l-74.4-5(a) of the Act, convene a meeting of a 
joint review board (the "Board") pursuant to Section 5/11-74.4-5(b) of the Act, set the dates of 
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such Hearing and Board meeting and give notice thereof pursuant to Secfion 5/11-74.4-6 of the 
Act; and 

WHEREAS, a public meeting (the "Public Meeting") was held in accordance and in compliance 
with the requirements of Section 5/ll-74.4-6(e) of the Act, on Thursday, April 30,2015 at 6:00 
PM at the Riis Park, 6100 West Fullerton, Chicago, Illinois 60639, (this date being more than 14 
business days before the scheduled mailing of the notice of the Hearing [hereinafter defined], as 
specified in the Act), pursuant to notice from the City's Commissioner of the Department of 
Plaiming and Development, given on April 15, 2015, (this date being more than 15 days before 
the date ofthe Public Meeting, as specified in the Act), by certified mail to all taxing districts 
having real property in the proposed Area and to all entities requesting that information that have 
taken the steps necessary to register to be included on the interested parties registry for the 
proposed Area in accordance -with Section 5/11-74.4-4.2 of the Act and, with a good faith effort, 
by regular mail, to all residents and to the last known persons who paid property taxes on real 
estate in the proposed Area (which good faith effort was satisfied by such notice being mailed to 
each residential address and to the person or persons in whose name property taxes were paid on 
real property for the last preceding year located in the proposed Area); and 

WHEREAS, the Report and Plan were made available for public inspection and review since 
May 1, 2015, being a date not less than 10 days before the Commission meeting at which the 
Commission adopted Resolution on May 12, 2015 fixing the time and place for the Hearing, at 
City Hall, 121 North LaSalle Street, Chicago, Illinois, in the following offices: City Clerk, Room 
107 and Department of Plarming and Development, Room 1000; and 

WHEREAS, notice of the availability of the Report and Plan, including how to obtain this 
information, were sent by mail on May 19, 2015 which is within a reasonable time after the 
adoption by the Commission of Resolution May 12, 2015 to: (a) all residential addresses that, 
after a good faith effort, were determined to be (i) located within the Area and (ii) located outside 
the proposed Area and within 750 feet of the boundaries of the Area (or, i f applicable, were 
determined to be the 750 residential addresses that were outside the proposed Area and closest to 
the boundaries of the Area); and (b) organizations and residents that were registered interested 
parties for such Area; and 

WHEREAS, notice of the Hearing by publication was given at least twice, the first publication 
being on 6/16/2015 a date which is not more than 30 nor less than 10 days prior to the Hearing, 
and the second publication being on 6/23/2015, both in the Chicago Sun-Times or the Chicago 
Tribune, being newspapers of general circulation within the taxing districts having property in 
the Area; and 

WHEREAS, notice of the Hearing was given by mail to taxpayers by depositing such notice in 
the United States mail by certified mail addressed to the persons in whose names the general 
taxes for the last preceding year were paid on each lot, block, tract or parcel of land lying within 
the Area, on June 16, 2015, being a date not less than 10 days prior to the date set for the 

161 



J. TIF Area Designation. CDC Form21>-retomniI 11904 

Hearing; and where taxes for the last preceding year were not paid, notice was also mailed to the 
persons last listed on the tax rolls as the o-wners of such property within the preceding three 
years; and 

WHEREAS, notice of the Hearing was given by mail to the Illinois Department of Commerce 
and Economic Opportunity ("DECO") and members of the Board (including notice of the 
convening of the Board), by depositing such notice in the United States mail by certified mail 
addressed to DECO and all Board members, on May 15, 2015, being a date not less than 45 days 
prior to the date set for the Hearing; and 

WHEREAS, notice ofthe Hearing and copies of the Report and Plan were sent by mail to taxing 
districts havmg taxable property in the Area, by depositing such notice and documents in the 
United States mail by certified mail addressed to all taxing districts having taxable property 
within the Area, on May 15, 2015, being a date not less than 45 days prior to the date set for the 
Hearing; and 

WHEREAS, the Hearing was held on July 14, 2015 at 1:00 p.m. at City Hall, 2"** Floor, 121 
North LaSalle Street, Chicago, Illinois, as the official public hearing, and testimony was heard 
fi'om all interested persons or representatives of any affected taxing district present at the 
Hearing and wishing to testify, conceming the Commission's recommendation to City Cotmcil 
regarding approval of the Plan, designation of the Area as a Redevelopment Project Area and 
adoption of Tax Increment Allocation Financing within the Area; and 

WHEREAS, the Board meeting was convened on June 5, 2015 at 10:00 a.m. (being a date at 
least 14 days but not more than 28 days after the date of the mailing of the notice to the taxing 
disti-icts on May 15, 2015 in Room 10003A, City Hall, 121 North LaSalle Street, Chicago, 
Illinois, to review the matters properly coming before the Board to allow it to provide its 
advisory recommendation regarding the approval of the Plan, designation of the Area as a 
Redevelopment Project Area, adoption of Tax Increment Allocation Financing within the Area 
and other matters, if any, properly before it, all in accordance with Section 5/1 l-74.4-5(b) ofthe 
Act; and 

WHEREAS, the Commission has reviewed the Report and Plan, considered testimony from the 
Hearing, if any, the recommendation of the Board, if any, and such other matters or studies as the 
Commission deemed necessary or appropriate in making the findings set forth herein and 
formulating its decision whether to recommend to City Council approval of the Plan, designation 
of the Area as a Redevelopment Project Area and adoption of Tax Increment Allocation 
Financing within the Area; now, therefore, 

BE IT RESOLVED BY THE COMMUNITY DEVELOPMENT COMMISSION OF THE 
CITY OF CHICAGO: 
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Section 1. The above recitals are incorporated herein and made a part hereof. 

Section 2. The Commission hereby makes the following findings pursuant to Section 5/11-74.4-
3(n) of the Act or such other section as is referenced herein: 

a. The Area on the whole has not been subject to growth and development through 
investment by private enterprise and would not reasonably be expected to be developed 
•without the adoption of the Plan; 

b. The Plan: 

(i) conforms to the comprehensive plan for the development of the City as a 
whole; or 

(ii) the Plan either (A) conforms to the strategic economic development or 
redevelopment plan issued by the Chicago Plan Commission or (B) includes land 
uses that have been approved by the Chicago Plan Commission; 

c. The Plan meets all of the requirements of a redevelopment plan as defined in the Act 
and, as set forth in the Plan, the estimated date of completion of the projects described 
therein and retirement of all obligations issued to finance redevelopment project costs is 
not later than December 31 of the year in which the pa3anent to the municipal treasurer as 
provided in subsection (b) of Section 5/11-74.4-8 of the Act is to be made with respect to 
ad valorem taxes levied in the twenty-third calendar year following the year of the 
adoption of the ordinance approving the designation of the Area as a redevelopment 
project area and, as required pursuant to Section 5/11-74.4-7 of the Act, no such 
obligation shall have a maturity date greater than 20 years; 

d. To the extent required by Section 5/1 l-74.4-3(n) (6) ofthe Act, the Plan incorporates 
the housing impact study, if such study is required by Section 5/1 l-74.4-3(n)(5) oftiie 
Act; 

e. The Plan will not result in displacement of residents from inhabited units. 

f The Area includes only those contiguous parcels of real property and improvements 
thereon that are to be substantially benefited by proposed Plan improvements, as required 
pursuant to Section 5/1 l-74.4-4(a) of the Act; 

g. As required pursuant to Section 5/1 l-74.4-3(p) of the Act: 

(i) The Area is not less, in the aggregate, than one and one-half acres in size; and 
(ii) Conditions exist in the Area that cause the Area to qualify for designation as a 
redevelopment project area and a blighted area as defined in the Act; 
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h. If the Area is qualified as a "blighted area", whether improved or vacant, each of the 
factors necessary to qualify the Area as a Redevelopment Project Area on that basis is (i) 
present, with that presence documented to a meaningfiil extent so that it may be 
reasonably found that the factor is clearly present within the intent of the Act and (ii) 
reasonably distiibuted throughout the improved part or vacant part, as applicable, of the 
Area as required pursuant to Section 5/1 l-74.4-3(a) ofthe Act; 

i . If the Area is qualified as a "conservation area" the combination of the factors 
necessary to qualify the Area as a redevelopment project area on that basis is detrimental 
to the public health, safety, morals or welfare, and the Area may become a blighted area; 
[and] 

Section 3. The Commission recommends that the City Coimcil approve the Plan pursuant to 
Section 5/11-74.4-4 ofthe Act. 

Section 4. The Commission recommends that the City Council designate the Area as a 
Redevelopment Project Area pursuant to Section 5/11-74.4-4 ofthe Act. 

Section 5. The Commission recommends that the City Council adopt Tax Increment Allocation 
Financing within the Area. 

Section 6. If any provision of this resolution 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 resolution. 

Section 7. All resolutions, motions or orders in conflict with this resolution are hereby repealed 
to the extent of such conflict. 

Section 8. This resolution shall be effective as of the date of its adoption. 

Section 9. A certified copy of tliis resolution shall be transmitted to the City Council. 

ADOPTED: k ^ J i ^ I T 2015 

List of Attachments: 
Exhibit A: Street Boundary Description of the Area 

164 



J. TIF Area Designation: CDC Fonn2b-reconiml 11904 

EXHIBIT A 

Street Boundary Description of the 
Belmont/Central Tax Increment Financing 

Redevelopment Project Area 

The Area is generally bounded by Berenice Avenue on the north, Cicero Avenue on the east, 

Fullerton Avenue on the south, and Meirimac Avenue on the west. 
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Legal Description of the Area 
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PLAN APPENDIX 
Attachment Three - Legai Oescriptipn. 

• BELMom/CtNTRALmRtt)tyBlOPf^ENT^ 

- A d TWAY PART 0MEeT)pN^2d;. ̂  
MEftii5iAN'BdUNbED-Ar^ 
CiNtRWtAVENUE 

WAVEl^'p;AVEN6'E";fd THE |l)dR^^^ 
ei((irlFiAL AVENUE SUBblVflSION OFTftE SOUTH j i df''«TH&WESTI! j<',OP •jPHjlto -iffiî O îESA^^ SAI,%, 
y^E^ LiKl&bir LOT'a'g* ̂ EfNG^Al^O THE EAST.U GE.l>IEAitlSY; LY)NGiE^^,p^^^^ S9tn^i:w.ojsiG;t^^^, . 
EAST UNE'QF THE AlXEY EAST OF eENTPtAL AVENU&Tb;THE'Np)i1tt'LlNfe'0E^^^ . 
NORTH LlhiE biF NEWPORT'AVENUE tO THE WEST UNE OF UNpERiAVEî UE ĵrHî Hp^^ „, 
AVENLlE TbTHE NORTH UNE OF CORNELIA AVENUE; THENGE EASt.AiiOî GlTWE;^^^ 
EAST LINE OF LONG AVENUE; THENCE SOUTH ALONG THE EAST UNE.iOe LON^.Ay^ribXit^^^^ : 
STREET; THENCE WEST ALONG THE SOUTH UNE OF ROSGOETSTRECTjp;̂ ^̂ ^̂ ^ 
ALONd'THtWeST-UNE OFUNDER AVENUE TO THE'SblMiEA^ 
SUBDIVISION OF LOTS B̂ S C OF PARTTDON OF TDE VyESTiJj;,GF ll^E Syî ;)4 q|Eis"EeTlpl'|^^ 
THE SOUTH UNEOF LOT 4;IN BLOCK 6 IN FRED fiUCK^S PORTAGE PARKĵ UBblW^^ SisAlp 
LOT'* BEING ALSO THE EAST UNE OF AN ALLEY LYING WEST OF UNbER'AVENU 
ALLEY LYING WESTOF UI^IOERAVENUE TOTHEEASTERLV E>aENSiqiSpKi^^^ 
POilTAGE PARK SUBDIVISION AFORESAID/BEING ALSO THE SOUTH tilNE:,pEiN:AliEYiW^^ RdSCQE STREEf; , .• 
Ti;̂ ENCE WEST'ALONG AN EASTERLY EXTENSION OF THE.NGRTH LINE P.FiL'pf â ^̂ ^̂  
NORTH OF'ROSCOE STREET T O T H E NORTHWEST CORNER OF LOTi-i^ IN BL0'CiC;4:lN.RKy 
GARDENS; BEINiS ALSO THE EAST LINE OF THE ALLEY LYING EAST OF, GENTW L̂ AVENUE;;tHENeE SOUTH SAID.EAST UNE 
OF THE ALLEY EAST OF CENTRAL AVENUE TO THE SOUTH UNE OF ROSCOE-STREET; THENCiWEST ALONG SAID SOUTH UNE OF 
ROSCOE STREET TO THE EAST LINE OF LOT 7 IN STOLTZNER'S CENTRAL AVENUE SUBDlVl'siON OF BLOCK 4.iN.THE SUBDIVISION 
OF LOTS D, E AND F IN THE PARTITION OF THE WEST V, OF THE SOLn"HVyEST> OF SECTIpN 21 AFORESAID; THENCE SOUTH 
ALONG SAID EAST LINE OF LOT 7 IN STOLTZNER'S CENTRAL AVENUE SUBiJiyiSIONrANb,Ai,bNG..THE SOUTHERLY EXTENSION 
THEREOF TO THE NORTH LINE OF LOTS 14 AND 15 IN SAID STOLTZNER'S CENTRAL AVENUE.SUBDIVISION, SAID NORTH UNE OF 
LOTS 14 AND 15 BEING ALSO THE .SOUTH UNE OF THE ALLEY LYING SOUTH OF ROSCOE STREET; THENCE WEST ALONG SAID 
SOUTH UNE OF THE ALLEY LYING SOUTH OF ROSCOE STREET TO THE EASTiUNE OF LOTH IN SAID5T0LTZNER'S CENTRAL 
AVENUE SUBDIVISION; THENCE SOUTH ALONG SAID EAST UNE OF LOT 11 IN STOLTZNER'S CENTRAL AVENUE SUBDIVISION AND 
ALONG THE SOUTHERLY EXTENSION THEREOF, AND ALONG THE EAST UNE OF. LOTS 30 AND,31-IN-SAID STOLTZNER'S CENTRAL 
AVENUE SUBDIVISION TO THE NORTH LINE OF SCHOOL STREET; THENCE EAST ALONG'SAID NORTH LINE OF SCHOOL STREET TO 
THE NORTHERLY EXTENSION OF THE EAST UNE OF LOT 1 IN WM. S. FRISBY'S;SUBDIVIS.ION OF LOT 1 IN BLOCK 1 IN HIELD AND 
MARTIN'S SUBDIVISION OF BLOCKS 5 AND 6 IN THE SUBDIVISION OF LOTS D, £ AND F IN PARTITION OF THE WEST Y, OFTHE SW 
'/, OF SECTION 21 AFORESAID; THENCE SOUTH ALONG SAID NORTHERLY EXTENSION AND:THE EAST UNE OF LOT 1 IN WM. S. 
FRISBY'S SUBDIVISION ANO ALONG THE SOUTHERLY EXTENSION THEREOF, AND ALONG THE EAST UNE OF THE WEST 150.75 
FEET OF LOT 2 IN BLOCK 1 IN HIELD AND MARTIN'S SUBDIVISION AFORESAID,-AND ALONG THE SOUTHERLY EXTENSION OF SAID 
EAST Llî E OF THE WEST 150.75 FEET OF LOT 2 IN BLOCK 1 IN HIELD AND MARTIN'S SUBDIVISION AND ALONG THE EAST LINE OF 
THE WEST 150.75 FEET OF LOT 1 IN BLOCK 2 IN SAID HIELD AND MARTIN'S SUBDIVISION TO THE SOUTH UNE OF SAID LOT 1 IN 
BLOCK 2, SAID SOUTH LINE OF LOT 1 BEING ALSO THE NORTH LINE OF THE ALLEY NORTH OF BELMONT AVENUE; THENCE EAST 
ALONG SAID NORTH LINE OF THE ALLEY NORTH OF BELMONT AVENUE TO THE NORTHERLY EXTENSION OF THE EAST LINE OF 
LOT 68 IN R.A. CEPEK'S SUBDIVISION OF THE SOUTHWEST /. OF THE SOUTHWEST Y, OF THE SOUTHEAST % OF SECTION 21 
AFORESAID; 
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THENCE SOUTH ALONG SAID NORTHERLY EXTENSION AND THE EAST.LINE OF.SAID LOT 68 IN R.A. CEPEK'S SUBDIVISION TO THE 
NORTH.UNE Of̂ - BELMONT AVENUE; THENCE EAST ALONG SAID NORTH.LINE,OF BELMONT AVENUE TP THE EAST UNE OF LOT 71 
IN SAIO, R.A. CEP^K'S^UBDIVISION; THENCE NORTH ALpNG SAID EAST U(>̂^̂^ 
ALONG THE NORTHERLY EmNSlON THEREOF TO THE SQIJtH UNEOF-LpT ftlN-SAib ^iAj-CEPEK'S SUBbiviSjON- SAID SOUTH 
LINE pF-LbT 531 BEING ALSOTI^E;N0(jTH UNE OF THE ALLEY NpR^ SAID NORTH 
LirjE pe THE AL|£Y N'OR^^^ 

• ,^^^^^^iftm0$Bm^0'-
_ _ .̂.̂ ...siŜ ^̂ iiEWiaiĤ Î ^ 

A^<ENUB!^6'fflEMf"Î ^^^^ 
NORTH UNE'pF tOt'lsTN-TlHE HdLB'ERT EULLEF^^ 
OR THrNbii1>iWE^ K OFSEGTi 
LYING SOUTH bF:BEiJVlbKn'/AVENUE; THENlGE WEST?ALbN^ 
TtfEWEisTLINE?0Fi:dT^i3li^l BL0fcKi lN.k v'v , 
N0RTHWEST-)i'6F SgeTibN 28"AFbRES>VlO, SAID WEST- UNE-'OFLb îOiBiElNG^^^ Oi=. 

NORTH UNrOFTHE ALLEY LYING NbRTH OF DiVERSEY^AVEig'UE;ltAENeE^^^ 
NOR^-bjiDi&ERSEY AVENUE Tov^ 
FIRST DIVERSEY PARK AObmON; THENCE SOUTH ALONG'SAID.NORTHERLVJ'E^H UNE.p.F LOT 17 IN 
BLOCK 3 IN J E. WHITE'S FIRSTDIVERSEY PARK ADDITION T0:THE.NpRTHiUNE:6fc^^^^ 
NORTH UNE OF DIVERSEY AVENUE TO THE WEST LINE OF LOTUS AVENUE;:THEN<'E NdRi>f;ALQi>IG THE-.WEST U N E OF LOTUS 
AVENUE TO THE NORTH LINE OF AN ALLEY LYING NORTH OF DIVERSEY AVENUEifTlHENCE EAST.ALONGTH^ UNE OF AN 
ALLEY LYING NORTH OF DIVERSEY AVENUE TO THE EAST UNEOf= LOTTED.IN THE HULBERT̂ EUULERTON AVENUE HIGHLANDS 
SUBDIVISION #22 BEING A SUBDIVISION OF PART OFTHE EAST H OF THE NW.̂ i.OF-SECTION.28 AFORESAID, ALSO BEING THE 
WEST LINE OF AN AUEY LYING WEST OF 1>\RAMIE AVENUE; THENCE NORTH ALONG THE-WEST LINE OF AN ALLEY LYING WEST 
OF URAMIE AVENUE TO THE INTERSECTION WITH THE WESTERLY-EXTENSION OF THE NORTH LINE OF LOT 36 IN THE HULBERT 
FULLERTON AVENUE HIGHLANDS SUBDIVISION »27 AFORESAID; THENCE EAST ALONG THE WESTERLY EXTENSION OF THE 
NORTH UNE OF LOT 36 IN THE HULBERT FULLERTON AVENUE HIGHlANDS SUBDIVIsioN #27 Ai=ORESAID AND CONTINUING 
EAST ALONG THE EASTERLY E>aENSION OF SAID NORTH UNE OF LOT 36 TO THE EAST.LINE OF LARAMIE AVENUE; THENCE 
NORTH ALONG THE EAST UNE OF LARAMIE AVENUE TO THE SOUTH LINE 0F tbT 2O.IN BLOCK 14 IN FALCONER'S SECOND 
ADDITION TO CHICAGO BEING A SUBDIVISION IN THE SOUTH J4 OF THE NE J« OF SECTION 28 AFORESAID, BEING ALSO THE 
NORTH UNE OF AN ALLEY LYING NORTH OF WOLFRAM STREET; THENCE EAST ALONG THE NORTH LINE OF THE ALLEY LYING 
NORTH OF WOLFRAM STREET TO THE NORTHERLY E>aENSION OF THE EAST UNE OF LOT 22 IN BLOCK 14 IN FALCONER'S 
SECOND ADDITION TO CHICAGO AFORESAID; THENCE SOUTH ALONG THE NORTHERLY EXTENSION OF THE EAST UNE OF LOT 22 
IN BLOCK 14 IN FALCONER'S SECOND ADDITION TO CHICAGO TO THE SOUTH UNE OF WOLFRAM STREET; THENCE WEST ALONG 
THE SOUTH UNE OF WOLFRAM STREET TO Tl IE EAST UNE OF LARAMIE AVENUE; THENCE SOUTH ALONG THE EAST LINE OF 
LARAMIE AVENUE TO THE NORTH UNE OF AN ALLEY LYING NORTH OF DIVERSEY AVENUE; THENCE EAST ALONG THE NORTH 
UNE OF AN ALLEY LYING NORTH OF DIVERSEY AVENUE TO THE INTERSECTION WITH THE NORTHERLY EXTENSION OF THE EAST 
LINE OF THE WEST 21 FEET OF LOT 36 IN BLOCK 13 IN FALCONER'S SECOND ADDITION TO CHICAGO AFORESAID; THENCE 
SOUTH ALONG THE NORTHERLY EXTENSION OF THE EAST LINE OF THE WEST 21 FEET OF LOT 35 AFORESAID TO THE NORTH 
LINE OF DIVERSEY AVENUE; THENCE EAST ALONG THE NORTH UNE OF DIVERSEY AVENUE TO THE WEST UNE OF LOT 28 IN 
BLOCK 12 IN FALCONER'S SECOND ADDITION TO CHICAGO AFORESAID; THENCE NORTH ALONG THE WEST LINE OF SAID LOT 28 
TO THE NORTH LINE OF AN ALLEY LYING NORTH OF DIVERSEY AVENUE; THENCE EAST ALONG THE NORTH LINC OF AN ALLEY 
LYING NORTH OF DIVERSEY AVENUE TO THE INTERSECflON WITH THE NORTHERLY EXTENSION OF THE CENTER LINE OF THE 
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VACATED ALLEY LYING WEST OF CICERO AVENUEjTHENCE SOUTH ALONG THE NORTHERLY EXTENSiOR.'OFTFrf rENTER'DRETJF 
THE VACATED AUEY LYING WEST OF GICERO AVENUE TO THE NORTH UNE OF DIVERSEY AVENUE;,THENCE EAST ALONG THE 
NORTH UNE OF DIVERSEY AVENUE TO THEINTERSECTION.W'ITH THE NORTinEî LY. EXTENSION OF THE EAST UNE OF AN ALLEY 
LYING WEST OF CICERO-AVENUE; THENCE SOUTH ALONG TilE NORTHERLŶ EXTENâ ^̂ ^ 
WEST Of CiCERb AVENUE TO THE'EASTERLY EXTENSÎ  
THENCE-WE^TTiALONd THE EASTERLYEXTENSIONOF̂ ^ . 
EASTliNlE OF AN;ALLEY LYING EAST OF LARAMIE AVENU^^^ 
UIVVMlie AVEtilUETOTiHE SOUTH UNiOFWRIGHTWOODiAVJENUE)^^ 
AYENuiTO.TrtE WEST UNE OS'LARAMIEAV^ 

UNE;0('tOT3G:iNTHEHUL.BfeRT.FUUtERTONA -
28lAfoTlbAiD;Tfi6NCeWEST<^LbNiG:THESQUTH.U 
sirBbivisibH:#^isA^bRE^m^ , 
M/fgste(t«E#AN?Au^ -̂<! 
ALbW<i:TW&sbUTH'tlî E 0 
WpSr'UNE brî ^̂ ^̂  A\;5N.ijE.Td THE NORTH-UNE bjj pfloiviwbî ^^^^ 
bpMMpNpiPiAG^ 

t?|Ejjl6EVlyEST?^^ •?>. 
AVeNpl^rtEf/d^SbUTH AliONG SAltt'EAST tlNE okeEljrrBAU AVlfcli^^^ ;^ 
AlbNtf'^D'-ii^pftfab AVENUE-TOTHBt/dRTilEfft^^ i , , 
HESUBbjviSlON-b? LbTS-l TO 240F BLOCK 7 IN C.N. tOUCK'S-RbiUBpiyiSl̂ lî ^ -
BfrENsibiNtANbTHEWEsf UN̂ ^ IN KEENEYfj-RBqabiyisiON-A^^^ , 
THENpRTHilNE-OF LOT30 IN BLOCK 7IN AF 
THE sbuTrfuKlE'OF THE ALLEY LYING NORTH OF SCHUBERTAVENUE^TiiyHiî ^^^ 
LYlN&NbRtH OF SCHUBERT AVENUE TO THE EAST UNE OE CErfFlijiL AA/iNlj|;i;^XNe|S9 AL^NfeSft l^ : '^ 
CENfitAL AVENUE TO THE NORTH UNE OF SGHUBERT AVENUE; Tî EN,C|',E>^§f̂ ^^^ . 
Tb THE.NORTHERLY EXTENSION OF THE WEST UNE ORLOT-is INiFORiESly^N^A^ 
WRIGHTiybdD AVENUE ADDlTlbN TO CHICAGO IN.THEWE^T Ji-OF Tl̂ &SPLJ l̂ijwiESr^ StCTQP^M^AFpRES/yb^ 
SOUTH ALONG;SAiD NORTHERLY EXTENSION AND THB WEST UI^E OF LOT' ISliNjlQTl.EM'A , 

ANb ALbNG-THE.SdUTHERLY EXTENSION THEREOF TO THE eASTERLY,E)n'5K51QHb̂ '̂'̂ ^̂ ^̂ ^ 
RESOBblVISlbNbF LOTS 2 S T 0 32 I N FOREMAN AND LANNINGiS-RESUBbiylSipiQ ; , 

AbbfflbN^TO CHICAGO; SAID NORTH UNE OF LOT 1 BEING ALSO.THE SQy;riitji!)|;^b^^ 
AVENU.E;itHENGE.WEST ALONG SAID EASTERLY EXTENSION AND THE N p m 
TO 32IN EOREMAN AND LANNING'S RESUBDIVISION 0F;BL0q<-,6 IN.Vy^t^,!^^ 
EAST LINE OF CENTRAL AVENUE; THENCE SOUTH ALONG SAID.EAST LINE b^=;CE^n:R^L AVENUE-^a'T^^^ LilME OF-LOT-i IN 
SAID RESUBDIVISION OF LOTS 25 TO 32 IN FOREMAN AND LANNING'S RESUBDiyiSlpi^ OF .BLQCtt̂ ^̂ ^ WRIGHTWO^PD AVENOE 
ADDmON TO CHICAGO; THENCE EAST ALONG SAID SOUTH UNE OF LOT 2 iN.SAlD.RESUBDIVISION-ANb ALONG THE EASTERLY 
EXTENSION THEREOF TO THE WEST UNE OF LOT 6 IN SAID RESUBDIVISION, .SAlb.WEST UNE .OF LOT 6 BEING ALSO THE EAST 
UNE OFTHE ALLEY LYING EAST OF CENTRAL AVENUE; THENCE SOUTH ALbNG.-SAlp EAST LINE OF 'THE ALLEY LYING EAST OF 
CENTRAL AVENUE AND ALONG THE SOUTHERLY EXTENSION THEREOF TO THE SOUTH .LINE OF DRUMMOND PLACE;:THENCE 
WEST ALONG SAID SOUTH UNE OF DRUMMOND PLACE TO THE WEST UNE OF LOT 23 IN BLOCK 5 IN WRIGHTWOOD AVENUE 
ADDITION TO CHICAGO, A SUBDIVISION OF THE NORTHWEST Y. OF THE SOUTHWEST:>« OF SECTION 28 AFORESAlp; THENCE 
SOUTH ALONG SAID WEST UNE OF LOT 23 IN BLOCK 5 IN WRIGHTWOOD AVENUE ADDnTION TO CHICAGO, TO THE SOUTH UNE 
OF LOT 23, SAID SOUTH UNE OF LOT 23 BEING ALSO THE NORTH UNE OF,THE ALLEY LYING NORTH OF .WRIGHTWOOD AVENUE; 
THENCE EAST ALONG SAID NORTH LINE OF THE ALLEY LYING NORTH OFVyRIGHTWOOD AVENUE TO THE.NORTHERLY 
EXTENSION OFTHE EAST LINE OF LOT 26 IN SAID BLOCK 5 IN.WRIGHTWOOD-AyENUE-ADDmO.N TO CHICAGO; THENCE SOUTH 
ALONG SAID NORTHERLY EXTENSION AND THE EAST LINE OF LOT 26 IN SAID BLOCK S (N VVRIGHTWOOD AVENUE ADDITION TO 
CHICAGO TO THE NORTH UNE OF WRIGHTWOOD AVENUE; THENCE EAST ALONG SAID NORTH UNE OF WRIGHTWOOD AVENUE 
TO THE NORTHERLY EXTENSION OF THE EAST LINE OF LOT 6 IN BLOCK 4 IN HOWSER'S SUBDIVISION OF THE SOUTHWEST Y, OF 
THE SOUTHWEST )4 OF SECTION 28 AFORESAID; THENCE SOUTH ALONG SAID NORTHERLY EXTENSION AND THE EAST UNE OF 
LOT 6 IN BLOCK 4 IN HOWSER'S SUBDIVISION AND ALONG THE SOUTHERLY EXTENSION THEREOF TO THE EASTERLY EXTENSION 
OF THE NORTH UNE OF LOT 11 IN SAID BLOCK 4 IN HOWSER'S SUBDIVISION, SAID NORTH UNE.OF LOT 11 BEING ALSO THE 
SOUTH UNE OF THE ALLEY LYING SOUTH OF WRIGHTWOOD AVENUE; THENCE WEST ALONG SAID SOUTH UNE OF THE ALLEY 
LYING SOUTH OF WRIGHTWOOD AVENUE TO THE EAST LINE OF CENTRAL AVENUE; THENCE SOUTH ALONG SAID EAST LINE OF 
N. CENTRAL AVENUE TO THE SOUTH LINE OF LOT 18 IN SAID BLOCK 4 IN HOWSER'S SUBDIVISION; THENCE EAST ALONG SAID 
SOUTH LINE OF LOT 18 IN BLOCK 4 IN HOWSER'S SUBDIVISION AND ALONG THE EASTERLY EXTENSION THEREOF TO THE WEST 
UNE OF LOTS 38 AND 39 IN SAID BLOCK 4 IN HOWSER'S SUBDIVISION, SAID WEST LINE OF LOTS 38 AND 39 BEING ALSO THE 
EAST LINE OF THE ALLEY LYING FAST OF CENTRAL AVENUE; THENCE SOUTH ALONG SAID EAST LINE OF THE ALLEY LYING EAST 
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Of=. CENTRAL AVENUE TO THE SOUTH ViNE OFiALTGELD STREET; THENCE WEST ALONG SAID SOUTHllNE.pF ALTGELD STREET TO 
THE EAST m t di= C^NfRAi;.AVErvi,UE; THEÎ ICE SOIJTH ALONG SAID EAST UNE OF CENTRAL AVENUETO THE SOUTH-LINE OF LOT 
44 IN BLOCK 5 iN.SAlp HbWs'ER's!,SUBbiV!S/ON;-Tî EN<:E EAST ALONG SAjb^sbutlil^tlNepFVoTj^ SAID •, 

HQwseft'sts.bBbî iâ ^ 
IN HpWSER'SSyBDiyiS^ UNE OF LOTs.S ANb:4 B E I N 6 - / ^ ^ • ^ 
G£rJtfWL- '̂VENUE'{!iHeN^^^ 

Girtti;isi6fioF>fHi;s6^̂ ^̂ ^ 

sbinn E;<<ST̂roF fhEisoi^ 
SOUTH UliiE'bF LOT 23*INiBL0iCK'i' IN DICKEY AND BAkEii'SADPmbN TO GRAGlN^TpTriBEA^^ LGT:23i SAlp EAST 
tlNEbFJrQT^B'Ei•^iG•AL56;THEWESrUNE'6^f;THEALL^ : 
WEST UtiirOF^THEviU^^ 
SAID BLdCK ITN biGi<EŶ i«kNb B/ikiER'S ADDinOMTO CTAGIN; T H E N C ^ E ^ S T ' ^ L ^ 
SOtiTH UNE OFIOTle W SAID BLdCK 1 IN DICKEY AND BAkER'S'XbblTibNTpJi:?^^^ • 
A.yENUE;:THENC;'B NORTH ALONG TilE WEST LINE OF LOClWOOb AVENUfiTpTrf^^^ 

-.0f-.L0t4e-iN.THEHULBEiiTiFULLERTb 
SObTHWEST j i bFiSEGlnbi^ 2^, SAID SOUTH"LijiJE OF lioT 16 BEli^is-ALSbiTHE^i^ORiii'^ ' 
FULl£RTON'AyENUE;'TiHENCE EAST ALONG SAlb^N 
UNE OF-^bT30 ifilSAib HULiBERTFULllR 
THE WEST UNE OFTHEAliEY LYING WEST OF LARAMIE : 
WEST OF LARAMIE AVENUE TO THE NORTH UNE OF DEr^lNG PLACE; TrtENCEEAST-'ALdNG'̂ tHEiylpftT^^^ DEMING PLACE 
TO THE WESf l lNE OF LOT 35 IN THE HULBERT FULLERTON AVENUE^HIGHUkNpSSUBDlyiSiqN'ft^^ OF.THE SE 
OF SECTION 28 AFORESAID, BEING ALSO THE EAST LINE OF AN ALLE'Y LYING EASlFbE-LARAM!E:AVENUE;»THENCESOUTH ALONG 
THE EAST LINE OF THE ALLEY LYING EAST OF LARAMIE AVENUE TO THE sbOTH'fc/NE.bFSAlb;LOT-36 IN HULBERT FULLERTON 
AVENUE HIGHLANDS SUBDIVISION NO. 2, A SUBDIVISION IN THE WEST.J4 OFTHE S0UTHEAST-.>4;0E:SEGTI0N 28 AFORESAID, 
SAID SOUTH Uî E OF LOT 36 BEING ALSO THE NORTH LINE OF THE ALLEY LYING NOiiTH OFiFULLERTON AVENUE;'THENCE EAST 
ALONG SAID NORTH LINE OF THE ALLEY LYING NORTH OF FULLERTON AVENUE TO THE NORTHERLY EXTENSION OF THE EAST 
UNE OF LOT 26 IN BLOCK 15 IN E.F. KENNEDY'S RESUBDIVISION OF PAUL STENSLANDfS SUBDIVlsiON OF THE EAST)4 OFTHE 
SOUTHEAST •/. OF SECTION 28 AFORESAID; THENCE SOUTH ALONG SAID NORTHERLY EXTENSION'AND'THE EAST UNE OE LOT 26 
IN BLOCK 15 IN E.F. KENNEDY'S RESUBDIVISION TO THE NORTH UNE OF FULLERTON AVENUE- THENCE EAST ALONG SAID-
NORTH UNE OF FULLERTON AVENUE TO THE EAST UNE OFTHE WEST 10 FEETOF LOTMIN SAID BLOCK 15 IN E.F. KENNEDY'S 
RESUBDIVISION; THENCE NORTH ALONG SAID EAST LINE OF THE WEST 10 FEET OF LOT 281N SAID,BLOCK 15 IN E.F. KENNEDY'S 
RESUBDIVISION AND ALONG THE NORTHERLY EXTENSION THEREOF TO THESOUTH UNE OF L0T21IN SAID BLOCK 15 IN E.F. 
KENNEDY'S RESUBDIVISION, SAID SOUTH LINE OF LOT 21 BEING ALSO THE NORTH UNE OF THE ALLEY NORTH OF FULLERTON 
AVENUE; THENCE EAST ALONG SAID NORTH LINE OF THE ALLEY LYING NORTH OF FULLERTON AVENUE TO THE EAST LINE OF 
LAMON AVENUE; THENCE SOUTH ALONG SAID EAST UNE OF LAMON AVENUE TO THE EASTERLY EXTENSION OF THE NORTH 
UNE OF LOT 25 IN BLOCK 1 IN McAULEY AND ELLIOTS SUBDIVISION OF THE NORTH Yi OF THE NORTHEAST % OF THE 
NORTHEAST Y. OF SECTION 33 AFORESAID, SAID NORTH LINEOF LOT 25 BEING ALSO THE SOUTH UNE OF THE ALLEY LYING 
SOUTH OF FULLERTON AVENUE; THENCE WEST ALONG SAID EASTERLY EXTENSION AND ALONG THE SOUTH UNE OF THE ALLEY 
LYING SOUTH OF FULLERTON AVENUE TO THE EAST LINE OF LAVERGNE AVENUE; THENCE SOUTH ALONG SAID EAST LINE OF 
LAVERGNE AVENUE TO THE SOUTH LINE OF BELDEN AVENUE; THENCE WEST ALONG SAID SOUTH LINE OF BELDEN AVENUE TO 
THE WEST UNE OF LECLAIRE AVENUE; THENCE NORTH ALONG SAID WEST UNE OF LECLAIRE AVENUE TO THE NORTH LINE OF 
LOT 48 IN BLOCK 2 IN CHICAGO lltIGH IS SUIJDIVISION OF THE NORTH /, OF THE NORTHWEST X OF THE NORTHEAST Y. OF 
SECTION 33 AFORESAID, SAID NORril LINE OF LOT 48 BEING ALSO THE SOUTH LINE OF THE ALLEY LYING SOUTH OF FULLERTON 
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AVENUE; THENCE-WEST ALO.NGi SAID SOUTH LINE OF THE ALLEY LYING SOl/TH OF. FULLERTON AVENUE TO THE WEST UNE OF 
LOT 1 IN THE RESUBDIVISION OF LOTS 29 TO 46 IN BLOCK 8 IN FOSS & NOBLE'S SUBbiyiSION pF PART OF THE EAST / i OF EAST 
a OF THE NpRTFliA/ESTk bR"SEiiTlbN'33 AFdRESAIO/SAlb WESTDNE bP.LDr I'BEIw'ALsd^THEEAST UNE OFTHEALLEY LYING 
EA^OFLObihftbbD'AVENUE; THENGESOUTH ALONG: Ŝ ^̂ ^̂  
THENbRTHUNElbrBELbEN^A^^ UNEOF 

lArtpsE^iAu^ 

iji4E;Qfeii^ 
Tii|NGfewi|t"Jli:bfjiŝ .'î ^̂ ^ • 
'AVfNUkfV?<E|lG&:î dR̂ ^̂ ^ -

AtSbTriesSt^ SdUTH'bfel̂ OiltERfoN'AVENpl̂ ^̂  
Alii^tyiNG^SbpfH'bFFULtERTOW-^^^ 
OE MELVIfJAAVENUE TOt><f SOUTH UNE OF FULLERTON.AVE|iiUE;tHEN^g;^^ 
AVENUfeTO THE EAST LINE dF MEAD 
OF toTlS IIStbLbCK'2'lN-Ji& W PARk SU§"DiyisibN-0^^T13E'ie^ ' 
SECTION 29 AfOR^TO; THE SOUTH UNE OF SAIOLbTlS ALSb BEfliibT^^^^ 
FUtURTb^M/ENUEiTHEM^^ 
LINE.pF7ViEl(/Ai[ip^XVEN^^^^^ • 
AVENUE; 7W£jvMEASf4bN6THE NORT^ UNEOF FULttPiTQN AVENUistpln^EO^^ 
NbftTH%bN&£S^lbv*ES^ MAiMGO AVENUE-Tbi-HE-WESTERi^BqFE^^ i 
skcONb;/i;bbiildi^'TO FULLERTOt̂  CENTIIAL M A N O R / A SUBblVISIpN-r^i TOEEASiof'dP^^ 2d ;; 
Af^biltBAlb>SAlb:SbijHlbNE OF LOT 245 BEING ALSO THE NOR 
THENCE E ^ AtONG SAID NORTH UNE OF THE ALLEY LYING'NbilTH bF F(JLt£(̂ bN7V^^^^ OF PARKSIDE 
AVENUE; THENCE NORTH ALONG SAID WEST UNE OF PARKSIDE AVENUE TOH'HE yyESllRLY EiaENSiON OF THE SOUTH UNE OF 
LOT 51 IN FULLERTON CENTRAL MANOR, A SUBDIVISION IN THE EAST Ji-OFTHE SbUTriEAST.><bKSEaibN 29 AFORESAID. SAID 
SOUTH LINE OF LOT 51 BEING ALSO THE NORTH UNE OF THE ALLEY LYING NORTH pF FULLERTON AVENUE; THENCE EAST 
ALONG SAID WESTERLY EXTENSION A N D ALONG THE SOUTH LINE OF, LOT 51 IN FULLERTONCENTRAL MANOR TO THE EAST 

UNE THEREOF, SAID EAST LINE OF LOT 51 BEING ALSO THE WEST UNE OF THE ALLEYiLYING WEST OF CENTRAL AVENUE; 
THENCE NORTH ALONG SAID WEST UNE OF THE AUEY LYING WEST OF CENTRAL AVENUE TO THE NORTHEASTERLY UNE OF LOT 
6 IN BLOCK 1 IN DIVERSEY HIGHLANDS, A SUBDIVISION OF THE NORTH Of= THE l>JORTH }4 OFTHE NORTHEASTS OF THE 
SOUTHEAST j i OF SECTION 29 AFORESAID; THENCE NORTHWESTERLY ALONG SAID.THENORTHEASTERLY UNE OF LOT 6 IN 
BLOCK 1 IN DIVERSEY HIGHLANDS TO THE NORTH UNE OF SAID LOT 6, SAID NORTH LINE OF LOT 6 BEING ALSO THE SOUTH UNE 
OF THE AiiEY LYING SOUTH OF DIVERSEY AVENUE; THENCE WEST ALONG SAID;S0UTH:LINE'0F THE ALLEY LYING SOUTH OF 
DIVERSEY AVENUE TO THE WEST LINE OF MERRIMAC AVENUE; THENCE 'NORTH ALONGTHE WEST' UNE OF MERRIMAC AVENUE 
TO THE NORTH UNE OF DIVERSEY AVENUE; THENCE EAST ALONG THE.NORTH LINE OF DIVERSEY AVENUE TO THE WEST UNE OF 
MELVINA AVENUE; THENCE NORTH ALONG THE WEST UNE OF MELVINA AVENUE TO THE SOLnH UNE OF LOT 44 IN 
GILDERSLEVE'S SUBDIVISION OF BLOCKS 6 AND 10 TO 13 IN OLIVER L. WATSON'S 5 ACRE ADDITION TO CHICAGO A 
SUBDIVISION OF THE SOUTH OF THE NW Y. OF SECTION 29 AFORESAID; THENCE EAST TO THE NORTHWEST CORNER OF LOT 
36 IN GILDERSLEVE'S SUBDIVISION AFORESAID; THENCE EAST ALONG THE NORTH-LINE OF LOT 36 IN GILDERSLEVE'S 
SUBDIVISION AFORESAID TO THE EAST LINE OF AN ALLEY LYING EAST OF MELVINA AVENUE; THENCE SOUTH ALONG THE EAST 
UNE OF AN ALLEY LYING EAST OF MELVINA AVENUE TO THE NORTH LINE OF LOT 4 IN ANTHONY P. ROSS' RESUBDIVISION OF 
LOT 34 {EXCEPT THE NORTH 96 FEET THEREOF) AND ALL OF LOT 35 IN GILDERSLEVE'S SUBDIVISION AFORESAID; THENCE EAST 
ALONG THE NORTH UNE OF LOT 4 IN ANTHONY P. ROSS' RESUBDIVISION AFORESAID TO THE WEST LINE OF MOODY AVENUE; 
THENCE NORTH ALONG THE WEST LINE OF MOODY AVENUE TO THE INTERSECTION WITH THE WESTERLY EXTENSION OF THE 
SOUTH LINE OF LOT 117 IN COLLINS & GAUNTLETPS DIVERSEY SUBDIVISION OF LOTS 4 TO 6, 8, 9, 12 TO 19, 22 TO 29, 33, 39 TO 
43 AND 45 TO 50 IN GILDERSLEVE'S SUBDIVISION AFORFSAID, ALSO OF BLOCK 5 IN OLIVER L. WATSON'S 5 ACRE ADD! I ION TO 
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CHICAGO;ASUBDIVISION.OF-THE SOUTH;^ OFTHE NW J« OF SEGTipN'29.-AFpRES>!Vip;,THEIHCE-.EAST,Tp.THESOUTHWEST 
CORNER OF LOT 117 IN COLLINS & GAUNTLEfT.'S PiyERSEY-SUBDlVlsipfiJ ApO^ LINE OF 
LOT;U7^IN.GbLUNS a GA0NTLETr'S DIVERSEY SueoVyiSioNAFOREsl̂ P^^ 
GA'UNTl^'is DIVERSEY SUBblVISIONAFbRESAiDBEIN'̂ ^^^ 
TH,E.WEST,UN£ OF McVI.CKElt AVENUETO t̂HE Î̂ ^ 
lN;WALTpRE;G0Gbu"NSKl!S5UJBbi.VJSl̂  -, 
sAlb.sbuT^ î̂ lNEbF 

QVN(EWrGZ:5UB!0(V̂ SI0N̂ C-• ,.««.i....i>...«-^.M.v-**.,.-.,^.>,>.«**^ 

SAID, hibRTH'UNE^^ 'i 
Atpî $5SAlD-EASTERUY fXTENS'l̂ ^ 
EAsir-UliiE OF AUSTiN AVENUE;.THENeE SOUTH ALONG'SAID. & ^ i j#OF^ < 
TtiESpOiiHitlNE-OFT^^^^ 

bFTriE feAST jfebF TriENORTHEAST )1 OFff lE NORTFIWESTVX OF S£'GTIM-2S2AF08E;^^^ 
Ejq'EliSlON TOiHE-TOTkE OF LOT 36 IN BLOCK t IN Ŝ silDOAiiCbRiSkS.AŜ ^̂ ^ '-
SUSpivisiON;'SAiP BfVST UNE OF LOT 36 BEING ALSO THE W.EST.UNE OftTtf^jAUi^^ ; 

.-.y.Q.6lHJiUP.N6/SAip;E 
THE NORTHUNEOF SAID LOT 36; SAID NORTH UjslEOF LOT.Se BEjNp 
BELMPNT AVfeKiUE; >THENGE WEST ALON6;SAID:SOUTH;UNE0F;THE'AllliViliY^ 
LINE OFMEADE AVENUE; THENCE NORTH ALONG SAID'WEST UNE OF MEAPI?AVEN,O.E^^^^ 
SOUTH UNE OF LOT 76 IN CHARLES BOOTH'S BELMONT AVENyE'ADDlTlONjTP .eHiGAqÔ ^̂ ^̂ ^ 
ACRES OF THE NORTH YI OF THE SOUTH K OFTHE SOUTHWESTKANDJTHESOUTH HiOF/^ 

OF SECTION 20'AFORESAID, SAID SOUTH LINE 01= LOT 76 BEING ALSO-THE NORTH UNipF:TiiE ALL£Y:LYING NORTH OF 
BELMONT AVENUE; THENCE EAST ALONG SAID WESTERLY EXTENSION;AND ALONG-THE NORTH UNE OFTHE ALLEY LYING 
NORTH OF BEUVIONT AVENUE TO THE WEST LINE OF AUSTIN AVENUE;.THENGE NORTî  ALONG SAID WEST UNE OF AUSTIN 
AVENUE TO THE WESTERLY EXTENSION OF THE SOUTH UNE OF LOT 6,IN BLOCK 2 IN'JOHNSbN BROTHERS FIRST ADDITION TO 
WESTFlELD MANOR, A SUBDIVISION IN THE WEST 1/3 OF THE WESTX OF THE SOUTHWEST )4 Of̂ THE SOUTHEAST)J OF 
SECTION 20 AFORESAID; THENCE EAST ALONG SAID WESTERLY EXTENSION AND ALONG THE SOUTH UNE OF LOT 6 IN BLOCK 2 
IN JOHNSON BROTHERS FIRST ADDITION TO WESTFlELD MANOR TO THE EAST UNEOF SAIOLOT 6, SAID EAST UNEOF LOT 6 
BEING ALSO THE WEST UNE OF THE ALLEY LYING EAST OF AUSTIN AVENUE; THENCE NORTH AL0.N6 SAID WEST UNE OF THE 
ALLEY LYING EAST OF AUSTIN AVENUE TO THE WESTERLY EXTENSION OF THE SOUTHIINE OF LOT-g IN SAID BLOCK 2 IN 
JOHNSON BROTHERS FIRST ADDITION TO WESTFlELD MANOR, SAID SOUTH UNE OF LOT 9 BEING ALSO THE NORTH UNE OF THE 
ALLEY LYING SOUTH OF SCHOOL STREET; THENCE EAST ALONG SAID NORTH UNE OF THE ALLEY LYING SOUTH OF SCHOOL 
STREET TOTHE NORTHERLY EXTENSION OF THE WEST LINE OF LOT 16 IN THE SUBDIVISION OF LOT 7 IN OWNER'S PARTmON OF 
LOTS 6, 7, 8,9 AND 10 IN VOSS PARTITION OF THE 80 ACRES WEST OF AND ADJOINING THE EAST 40 ACRES OF THE SOUTHEAST 
Y. OF SEaiON 20 AFORESAID; THENCE SOUTH ALONG SAID NORTHERLY EXTENSION AND THE WEST UNE OF LOT 15 IN THE 
SUBDIVISION OF LOT 7 IN OWNER'S PARTITION AND ALONG THE SOUTHERLY EXTENSION OF SAID WEST UNE OF LOT 16 TO THE 
SOUTH UNE OF MELROSE STREET; THENCE EAST ALONG SAID SOUTH UNE OF MELROSE STREET TO THE EAST UNE OF LOT 17 IN 
SAID SUBDIVISION OF LOT 7 IN OWNER'S PARTITION; THENCE SOLTTH ALONG SAID EAST UNE OF LOT 17 IN THE SUBDIVISION OF 
LOT 7 IN OWNER'S PARTITION TO THE SOUTH LINE THEREOF, SAID SOUTH UNE OF LOT 17 BEING ALSO THE NORTH UNE OF THE 
ALLEY LYING NORTH OF BELMONT AVENUE; THENCE EAST ALONG SAID NORTH UNE OF THE ALLEY LYING NORTH OF BELMONT 
AVENUE TO THE WEST LINE OE MAJOR AVENUE; THENCE NORTH ALONG SAID WEST LINE OF N. MAJOR AVENUE TO THE NORTH 
UNE OF MELROSE STREET; 
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THEriCE EASTALbi;iG"SArD7JORmTREOTT5IEtTO5ESIRttl IU IHE EASTDNEOFtOTlSllvrTHESUBDivtSION-OP-THE-SOUTH 
Y, OF THE NORTH >4 OF THE SOUTH 10 ACRES OF THE EAST 40 ACRES IN THE SOUTHEAST !4 OF SECTION 20 AFORESAID, SAID 
EAST LINE OF LOT IS BEING ALSO THE WEST UNEOF THE ALLEY LYING WEST OF CENTRAL AVENUE; THENCE NORTO ALONG 
SAID WEST LINE OFTHE ALLEY LYING WEST OF CENTRAL AVENUE TOTHE NORTH UNE.OF HENDERSON STREEr;THENCE EAST , 
ALONG SAlO NORTH UNE OF HENDERSON STREET TO THE WEST LINE OF CENTRAL AVEhiUE; THENCE NORTH ALONG SAID WEST i 
UNE OF GENTlV̂ t AVENIJE TQTHESbUTH UNE pF ROSCOE STREET; THEfiJGE WEST ALONG SAID SOLrrH UNE OF ROSCOE STREET j 
TbiliEWESrUNE OF MAJOR; AVENUE; THENCÊ NORTH ALONG t 
NEWFbRt AVENUEf THENGE EAST AlPNG TiiE NORTH LINE OF NEWPORT AVENUE TO THE'EAST LpT 7 IN BRtTIGAN :S j 
RKUBbivlSr0N0'FLbfS3tO'7AN i j 
SUBDiviSibj* WTHE-feAST yibF THE Ne K OF TflE:, SE X OF SEeTIOf!! 20 AFbî BAip> BBNd-̂ ^ OF AN ALLEY ; j 
uyiNGWeSfb&GEiiT^ i 
fHiSOUTH tINtOli boY STTtEETrTi;{ENGfrw'Eyn ALONG THE .SOUTH UNE OF EpDY STR j 
AVENbEjT>jEjicPigbfrrMAtON6TTiê ^ ! 
K/î iGNlJtSONĵ iiE^UBblVISlbî lbFTH f m p B m W2 [N; KPECTER^ ZANpPV&^pPjTIp j 
SOBOIVISIOM OFTHE SOOTH KOFTft i 
NORTH ,QFAl:iplSd(j;STREEr;irHEN.̂ ^ 
EAkr LlNeOF tp t 13? IÎ :kOESrER-̂ !fĉ  ' 
A'NHAl±EV:tyi»ij6WpstOF(£ij j 
AVENae'TO,THENp|tTHLIt̂ EbjfBERE^ i 
POINTPFBEGI/iNINGATTHE'WESrtiNEbFCENTRA^^ I 
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EXHIBIT D 

Street Locations of the Area 

The Area is irregularly shaped with boundaries that follow the commercial corridors along several 
major streets that include: Central Avenue from Berenice Avenue on the north to Fullerton 
Avenue on the south; Belmont Avenue from Meade Avenue on the west to LeClaire Avenue on 
the east; Diversey Avenue from Merrimac Avenue on the west to an alley just west of Cicero 
Avenue on the east; Laramie Avenue from Belmont Avenue on the north generally to Fullerton 
Avenue on the south, excepting blocks between Wellington Avenue and George Street and 
between Wrightwood Avenue and Deming Place; and Fullerton Avenue from Melvina Avenue on 
the west to Lamon Avenue on the east. 
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EXHIBIT E 

Map of the Area 
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Attachment Two, Exhibit A 

Boundary Map 

BelmonI / Central AmendmenI No. 2 
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