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INTRODUCTION 

The City of Chicago, Illinois (the "City") has historically been the premier midwestern location for 
education, commerce, law, finance, insurance, retail and culture. Nowhere is this historical 
dominance more noteworthy than the 35-block area within the City's Central Business District 
circumscribed by the elevated commuter rail facility known as the "El." This area is bounded on 
the north by Lake Street; on the south by Van Buren Street; on the east by Wabash Street; and on 
the west by Wells Street and is referred to as the "Loop." 

In the early 1970s, City leaders recognized the need for City intervention within obsolete areas in 
and around the Loop and began exploring and planning for new redevelopment opportunities. In 
1973, the City identified redevelopment opportunities for an approximately 9-block area generally 
bounded on the north by the Chicago River; on the south by Randolph Street; on the east by 
Wabash Street; and on the west by Clark Street; as well as the block bounded by Randolph, 
Washington, State and Dearborn Streets (the "North Loop"). In 1973, the City's Chicago 21 Plan 
identified a critical need for the North Loop to be revitalized in order for it to contribute to the 
overall strength and long-term viability of the Central Business District. Moreover, the Chicago 21 
Plan noted the opportunity for major redevelopment of all or portions of blocks contained in the 
North Loop. Concurrently with the Chicago 21 Plan in 1973, the City designated the North Loop 
Renewal Study Area. Later, in March 1979, the Commercial District Development Commission 
("CDDC") and the City of Chicago designated the North Loop Renewal Study Area as a Blighted 
Commercial Area pursuant to Chapter 15.1 of the Chicago Municipal Code. Additionally, the City 
adopted a redevelopment plan for the study area and later amended this redevelopment plan in 
October 1982. 

In 1981, the CDDC published the North Loop Guidelines for Conservation and Redevelopment (the 
''North Loop Guidelines") to guide the redevelopment of the North Loop and encourage conformity 
with the CDDC's vision for the North Loop. The North Loop Guidelines established the basis for 
detailed parcel development plans in the North Loop, and included goals, objectives and guidelines 
for conservation, preservation, space use, circulation, densities and space allocation. Following 
public hearings, the Chicago Plan Commission adopted resolutions approving amendments to the 
North Loop Guidelines in May 1981. The City Council then adopted an Ordinance approving the 
North Loop Guidelines in October 1981. Following additional public hearings, the City Council 
adopted an ordinance on October 27, 1982, approving further amendments to the North Loop 
Guidelines. 

In a further effort to eliminate adverse conditions, obsolescence and other blighting factors and to 
stimulate private investment in new construction and rehabilitation of existing buildings in the 
North Loop, the City enacted the following ordinances on June 20, 1984: (i) an Ordinance 
Approving the North Loop Tax Increment Redevelopment Plan and Redevelopment Project; (ii) an 
Ordinance Designating the North Loop Tax Increment Redevelopment Project Area; and (iii) an 
Ordinance Adopting Tax "Increment Financing For the North Loop Redevelopment Project Area. 
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The redevelopment project area and the redevelopment plan and project enacted by these 
ordinances and as revised in September 1987 are hereinafter referred to as the "Original Project 
Area" and the "Original Redevelopment Plan," respectively. The Original Redevelopment Plan is 
attached as Exhibit I to this Central Loop Redevelopment Plan (defined herein). 

Many of the major redevelopment projects identified in the Original Redevelopment Plan have 
been successfully implemented. New buildings and facilities have replaced the many deteriorated 
and obsolete buildings that led to the designation of the Original Project Area. Private investment in 
new development is evident in several buildings, including 203 North LaSalle, 77 West Wacker, 
201 North Clark, 200 North Dearborn, Leo Burnett, Chicago Title and Trust Company, the 
Renaissance Hotel and two new parking facilities. In addition, rehabilitation of the Chicago 
Theater and Page Brothers buildings and the ABC Building is complete, and rehabilitation of the 
Harris/Selwyn Theaters, the Oriental Theater and the Reliance Building has been initiated. 

City sponsored initiatives and incentives to stimulate private investment in the Original Project 
Area are noteworthy and clearly successful when judged by most standards of performance, 
although development is still underway in parts of the area. According to the North Loop 
Guidelines and the Original Redevelopment Plan, the City expected the presence of these public 
and private investments within the North Loop and the Original Project Area to stimulate additional 
private investments outside of the Original Project Area. However, these successful developments 
have not stimulated private investment outside of the Original Project Area in an amount, type or 
scale which was originally anticipated by the City, particularly within areas located west, east and 
south ofthe Original Project Area which contain some of the oldest buildings in the Loop. 

As part of a strategy to encourage managed growth and stimulate private investment in new 
construction and maintenance and improvement of existing buildings in the areas located adjacent 
to the Original Project Area, the City engaged Trkla, Pettigrew, Allen & Payne, Inc. ("TP AP") to 
study whether an approximately 38 block area qualifies as a "conservation area" under the Illinois 
Tax Increment Allocation Redevelopment Act. This area, located in and adjacent to the historical 
Loop, consists of two subareas which are collectively referred to as the "Added Project Area." 
Subarea 1 is generally located west of the Original Project Area and is generally bounded by 
Franklin Street on the west; Haddock Place on the north; LaSalle Street on the east and Court Place 
on the south. Subarea 2 is generally located east and south of the Original Project Area and is 
generally bounded by Dearborn Street on the west; the Chicago River on the north; Michigan 
A venue on the east; and Congress Parkway on the South. A map depicting the boundaries of the 
Added Area is contained in Part A, Section II of this plan. 

This plan, entitled the Central Loop Tax Increment Financing Redevelopment Project and Plan, 

consists of three parts (A, B and C) which present the comprehensive plan of the City for 
redevelopment of the Added Project Area and the Original Project Area. Summarized below are the 
contents of Parts A, B and C. 

Central Loop Redevelopment Project and Plan [January 13, 1997] page n 



Part A hereof supplements the Original Redevelopment Plan for the Added Project Area being 

added to the Original Project Area. The addition of the Added Project Area to the Original Project 
Area creates an expanded redevelopment project area referred to herein as the "Central Loop 

Redevelopment Project Area." 

Part B hereof amends the Original Redevelopment Plan in order to harmonize the Original Project 

Plan with the redevelopment plan and project for the Added Project Area set forth in Part A. 

Part C hereof sets forth estimated Redevelopment Project Costs for the Central Loop 

Redevelopment Project Area. 

Included as exhibits hereto are the Original Redevelopment Plan (Exhibit I) and the Central Loop 
Added Project Area Tax Increment Financing Eligibility Study (Exhibit II). 

The Original Redevelopment Plan as supplemented by Part A and as amended by Part B together 

with Part C is hereinafter referred to as the "Central Loop Redevelopment Plan." 
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PART A: SUPPLEMENT TO ORIGINAL 
REDEVELOPMENT PLAN 



I. GENERAL 

The Added Project Area is comprised of two subareas. Subarea 1 consists of 1 full and 6 partial 
blocks and is located west of the Original Project Area. Subarea 1 is generally bounded by Franklin 
Street on the west; Haddock Place on the north; LaSalle Street on the east and Court Place on the 
south. Subarea 1 also includes buildings located at 304 and 308 West Randolph and the buildings 
fronting the west side of Franklin Street between Randolph Street and Couch Place. 

Subarea 2 is located south and east of the Original Project Area and consists of23 full and 8 partial 
blocks and is located south and west of the Original Project Area. Subarea 2 is generally bounded 
by Dearborn Street on the west; the Chicago River on the north; Michigan A venue on the east; and 
Congress Parkway on the South. Subarea 2 also includes the buildings along the east side of 
Michigan Avenue-between Wacker Place and Wacker Drive; the Monadnock Building (53 West 
Jackson Boulevard); and the three block area bounded by LaSalle Street on the west, Van Buren 
Street on the north, Dearborn Street on the east and Congress Parkway on the south. Excluded 
from Subarea 2 are several buildings along the periphery of the Added Project Area which have 
been constructed since the 1960s or significantly rehabilitated within the last few years and which 
are in good condition. · 

For a legal description and map depicting the boundaries of the Added Project Area, see Section II, 
Legal Description. 

The Added Project Area contains 213 buildings and approximately 138.9 acres and consists of 
various uses, including office, retail, service commercial, professional, governmental, cultural and 
educational. A portion of the Added Project Area is a part of the City's historic Loop and contains 
many of the City's oldest office and retail buildings as well as a wide variety of local, state and 
federal landmarks. 

The Added Project Area includes a total of 57 "competitive" (defined as having more than 100,000 
square feet of rentable space) office buildings containing more than 15.9 million square feet of 
office space, or approximately 14.6 percent of the total downtown market. Several classes of 
buildings exist within the Added Project Area. Class A space typically includes the most 
prestigious buildings with the highest quality standard finishes and mechanical systems. These 
buildings compete for premier office users. Only one building in the Added Project Area is 
considered to be Class A - The Chicago Bar Association Building. Class B buildings compete for a 
wide range of users. Building finishes are fair to good, and mechanical systems are adequate. 
Fourteen buildings in the Added Project Area are classified as Class B buildings, 10 of which were 
built in the early 1900s and substantially rehabbed to bring them up to Class B standards. Seven of 
these rehabbed buildings, including the Santa Fe Building, Peoples Gas Building, and Britannica 
Center, are located along Michigan Avenue. The remaining 42 office buildings in the Added 
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Project Area are Class C quality, meaning that the tenants they attract require functional space at 
rents that are typically below the average for the area. These buildings often do not have modem 
mechanical systems and offer few of the amenities associated with modem office buildings. 

As of June 1996, the overall occupancy rate for Class A buildings in the downtown market was 
more than 90 percent, the occupancy rate for Class B buildings was slightly more than 80 percent, 
and the Class C occupancy rate was approximately 73 percent. Approximately 44 percent of the 
Class C office buildings in the downtown are located within the Added Project Area. The East 
Loop submarket, which includes most of the competitive office buildings in the Added Project 
Area, has the lowest occupancy rate in the downtown market. 

The Class A and B buildings in the Added Project Area had a combined occupancy rate of 91 
percent in 1988. The rate has fallen steadily to 81 percent in 1995, approximately 1 percentage 
point less than the downtown average of 82 percent. Occupancy trends for Class C buildings in the 
Added Project Area show an even more troubling trend. In 1988, the occupancy rate in these Class 
C buildings was 84 percent. By 1995, the rate had fallen to 71 percent, more than 11 percentage 
points less than the downtown average of 82 percent. Nearly one third of the space in these 
buildings stands vacant. Ten Class C buildings in the Added Project Area currently have 
occupancy rates of 50 percent or less. In contrast, in 1988 only one building was less than 50 
percent occupied. 

Consistent with falling occupancy rates, absorption of space has been negative for the buildings in 
the Added Project Area for every year since 1988. Absorption, which measures the net change in 
occupied square feet, is the best indicator of demand for space. Negative absorption indicates that 
more tenants are leaving the area than are moving into it. In 1995, absorption in the Added Project 
Area was negative 85,349 square feet, while absorption for the downtown was positive 679,602 
square feet. In 1994, absorption in the Added Project Area was negative 166,768 square feet, while 
absorption for the dO\vntown was positive 2,914,042 square feet. 

The rental rates in ~e Class C office buildings are extremely low. According to BOMA/Chicago's 
1996 Rent Barometer, the average net effective rent for Class C buildings in downtown Chicago is 
$3.57 per square foot. The actual return to the landlord, when amortized over the term of the lease, 
averages $2.4 7 per square foot. These low returns make it difficult for landlords to pay taxes and 
adequately maintain their properties, much less finance significant improvements to their buildings. 
The downward occupancy and rental rate trends that have occurred in recent years for many 
existing office buildings in the Added Project Area are likely to continue, despite generally 
improving conditions in the overall office market. 

The Added Project Area on the whole has not been subject to growth and development through 
investment by private enterprise. Evidence of this lack of growth and development is detailed in 
Section VI and summarized below. 
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• Numerous buildings show signs of obsolescence, deterioration, building code violations, 
excessive vacancies, and an overall depreciation of physical maintenance. 

• Major development sites have remained vacant for more than 1 0 years. 
• During the past 10 years, new construction within the Added Project Area has been limited 

to 3 structures: a public library, a quasi-public office building and a Commonwealth Edison 
cooling plant. 

• During the past 5 years, building renovations have occurred in only a limited number of 
non-public buildings. 

• Absorption of office space in the Added Project Area has been negative in every year since 
1988. 

• The overall office vacancy rate in the Added Project Area is more than 7 percent higher 
than the overall vacancy rate of downtown. 

• Average gross rents per square foot of Class Band C office buildings in the Added Project 
Area are lower than the average gross rents per square foot of Class B and C office 
buildings in the downtown as a whole. 

• More than 75 small retail, office and commercial service buildings contain several vacant or 
substantially vacant floors at or above the ground floor. 

• Several department stores have closed since the early 1980s, including Sears, Montgomery 
Wards, Goldblatts, Rothschilds and Wiebolt's 

• Between 1991 and 1-995, the equalized assessed valuation (the "EAV") of the Added 
Project Area decreased by approximately $43,370,000, while the EAV of the Loop and the 
City as a whole increased. 

• In spite of a higher overall tax rate and State equalization factor in 1995 as compared to 
1991, property tax revenues generated in the Added Project Area were $3,700,000 lower in 
1995 than in 1991. 

Without a substantial, visible and comprehensive effort by the City to promote investment 
throughout the Added Project Area, the Added Project Area will not likely be subject to additional 
growth through private investment. Additionally, the Added Project Area would likely continue to 
be characterized by obsolescence, deterioration, structures below minimum code standards, 
excessive vacancies, deferred maintenance, foreclosures and declining assessed valuations. The 
Added Project Area, while not yet a blighted area, may continue to decline and deteriorate and, 
without the intervention of the City, may become a blighted area. Finally, the Added Project Area 
would not reasonably be anticipated to develop without the intervention of the City and the 
adoption of this redevelopment project and plan for the Added Project Area. 

A. TAX INCREMENT FINANCING 

In January 1977, Tax Increment Financing "TIF" was made possible by the Illinois General 
Assembly through passage of the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-
74.4-1 et seq., as amended (the "Act"). The Act provides a means for municipalities, after the 
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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 revenues. "Incremental Property Tax" or "Incremental Property Taxes" are derived 
from the increase in the current EAV of real property within the redevelopment project area over 
and above the "Certified Initial EAV" of such real property. Any increase in EAV is then 
multiplied by the current tax rate which results in Incremental Property Taxes. A decline in current 
EA V does not result in a negative Incremental Property Tax. 

To finance redevelopment project costs, a municipality may issue obligations 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 of the following: (a) net 
revenues of all or part of any redevelopment project; (b) taxes levied and collected on any or all 
property in the municipality; (c) the full faith and credit of the municipality; (d) a mortgage on part 
or all of the redevelopment project; or (e) any other taxes or anticipated receipts that the 
municipality may lawfully pledge. 

Tax increment fmancing does not generate tax revenues by increasing tax rates; it generates 
revenues by allowing the municipality to capture, temporarily, the new tax revenues generated by 
the enhanced valuation of properties resulting from the municipality's redevelopment program, 
improvements and activities, various redevelopment projects, and the reassessment of properties. 
Under TIF, all taxing districts continue to receive property taxes levied on the initial valuation of 
properties within the redevelopment project area. Additionally, taxing districts can receive 
distributions of excess Incremental Property Taxes when annual Incremental Property Taxes 
received exceed principal and interest obligations for that year and redevelopment project costs 
necessary to implement the redevelopment plan have been paid. Taxing districts also benefit from 
the increased property tax base after redevelopment project costs and obligations are paid. 

B. THE REDEVELOPMENT PLAN FOR THE ADDED PROJECT 
AREA 

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

This Part A has been formulated in accordance with the provisions of the Act and is intended to 
guide improvements and activities within the Added Project Area in order to stimulate private 
investment in the Added Project Area. The goal of the City, through the implementation of this 
Part A, is that the entire Added Project Area be revitalized on a comprehensive and planned basis in 
order to ensure that private investment in rehabilitation and new development occurs: 
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1. On a coordinated rather than piecemeal basis to ensure that the land use, pedestrian access, 
vehicular circulation, parking, service and urban design systems are functionally integrated 
and meet present-day principles and standards; 

2. On a reasonable, comprehensive and integrated basis to ensure that the factors of blight and 
conservation are eliminated; and 

3. Within a reasonable and defined time period so that the area may contribute productively to 
the economic vitality of the City. 

The redevelopment of the Added Project Area will constitute one of the largest of its kind in the 
United States, and presents challenges and opportunities commensurate with its scale. The success 
of this effort will depend to a large extent on the cooperation between the private sector and 
agencies of local government. The adoption of this Part A will make possible the implementation 
of a comprehensive program for the redevelopment of the Added Project Area. By means of public 
investment, the Added Project Area will become a stable environment that will again attract private 
investment. Public investment will set the stage for redeveloping the Added Project Area through 
private investment. 1brough this Part A, the City will serve as the central force for directing assets 
and energies of the private sector for a unified cooperative public-private redevelopment effort. 

This Part A sets forth the overall "Redevelopment Project" to be undertaken to accomplish the 
above-stated goal. During the Redevelopment Project implementation, the City may, from time to 
time, (i) undertake or cause to be undertaken public improvements and activities and (ii) enter into 
redevelopment agreements with private entities to construct, rehabilitate, renovate or restore private 
improvements on one or several parcels (collectively referred to as "Redevelopment Projects"). 

This Part A specifically describes the Added Project Area and summarizes the conservation area 
factors which qualify the Added Project Area as a "conservation area" as defined in the Act. 

Successful implementation of this Part A requires that the City utilize Incremental Property Taxes 
and other resources in accordance with the Act and work cooperatively with the private sector and 
other governmental agencies. Incremental Property Taxes and other resources will be utilized to 
stimulate the comprehensive and coordinated development of the Added Project Area. Only 
through the utilization of TIF will the Added Project Area develop on a comprehensive and 
coordinated basis, thereby eliminating the conservation area conditions and the threatened blight 
which have precluded its comprehensive and coordinated development by the private sector. 

The use of Incremental Property Taxes by the City will permit the City to direct, implement and 
coordinate public improvements and activities to stimulate private investments on a comprehensive 
basis. These improvements, activities and investments will benefit the City, its residents, and all 
taxing districts having jurisdiction over the Added Project Area. The anticipated benefits include: 
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A Commitment to Maintaining a Healthy and Viable Downtown and City 

• Demonstrates a conunitment to the downtown. 

• Reinforces the Loop's role as a regional employment and retail center. 

• Improves and enhances the City's reputation as a world-class business, ,cultural, institutional 
and entertainment destination. 

• Expands cultural, educational and entertainment opportunities. 

• Strengthens the lakefront culturaVconvention corridor by enhancing institutions and improving 
connections between facilities. 

An Improved Business Climate in the Added Project Area 

• Reduces physical deterioration and obsolescence. 

• Improves and upgrades the image and appearance of the area. 

• Stimulates private investment in building rehabilitation and new development. 

• Enhances the City's central business district as a vibrant area throughout the day and night. 

• Promotes additional pedestrian traffic. 

• Increases the residential population in the Loop. 

• Protects historic buildings and districts. 

Increased Employment and Retail Opportunities for the City's Residents 

• Stabilizes and expands the City's employment base. 

• Promotes a wider range of goods and services for the residents of the City. 
• Provides additional employment and retail opportunities in an area which is well-served by 

public transportation and easily accessible from many of the City's neighborhoods. 

Stabilized and Expanded Tax Revenues Generated within the Added Project Area 

• Strengthens the non-residential property tax base of the City. 

• Strengthens the sales tax base of the City through increased business activity. 

• Reverses the decline of assessed values in the Added Project Area. 

• Maintains a healthy balance between the property tax burden borne by homeowners and non

residential properties. 
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II. LEGAL DESCRIPTION 

The boundaries of the Added Project Area have been drawn to include only those contiguous 
parcels of real property and improvements substantially benefited by the proposed Redevelopment 
Project to be undertaken as part of this Part A. The boundaries of the Added Project Area are 
shown in Figure 1, Boundary Map, and are generally described below: 

The Added Project Area is comprised of two subareas. Subarea 1 consists of 1 full and 5 partial 
blocks and is located west of the Original Project Area. Subarea 1 is generally bounded by Franklin 
Street on the west; Haddock Place on the north; LaSalle Street on the east and Court Place on the 
south. Subarea 1 also includes buildings located at 304 and 308 West Randolph and the buildings 
fronting the west side of Franklin Street between Randolph Street and Couch Place. 

Subarea 2 is located south and east of the Original Project Area and consists of 23 full and 8 partial 
blocks and is located south and west of the Original Project Area. Subarea 2 is generally bounded 
by Dearborn Street on the west; the Chicago River on the north; Michigan A venue on the east; and 
Congress Parkway on the South. Subarea 2 also includes the buildings along the east side of 
Michigan Avenue between Wacker Place and Wacker Drive; the Monadnock Building (53 West 
Jackson Boulevard); and the three block area bounded by LaSalle Street on the west, Van Buren 
Street on the north, Dearborn Street on the east and Congress Parkway on the south. 

Buildings excluded from the general boundaries of the Added Project Area described above include 
the following: 225 W. Wacker Building, 180 N. LaSalle Building and the parking structure to its 
west, State of Illinois Building (150 N. LaSalle Street), 225 W. Randolph Building, United of 
America Building (1 E. Wacker Drive), Stone Container Building (150 N. Michigan Avenue), 
Marshall Field's department store, Inland Steel Building (30 W. Momoe Street), 33 West Momoe 
Building, 33 North Dearborn Building and the Dirksen Federal Building. These buildings represent 
buildings along the periphery of the Added Project Area which have been constructed since the 
1960s or have been significantly rehabilitated within the last few years and which are in good 
condition. 
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The boundaries of the Added Project Area are legally described as follows: 

Subarea 1 
A TRACT OF LAND COMPRISED OF ALL OR PARTS OF BLOCKS 19, 20, 31, 32, 33, 

40 AND 41 IN THE ORIGINAL TOWN OF CHICAGO, TOGETHER WITH PARTS OF 
STREETS AND ALLEYS ADJOINING SAID BLOCKS, IN THE SOUTH HALF OF SECTION 
9, TOWNSHIP 39 NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, 
WHICH TRACT IS MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE INTERSECTION OF THE WEST LINE OF NORTH LaSALLE 
STREET AS WIDENED WITH THE NORTH LINE OF BLOCK 33; 

THENCE WEST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF .. 
WEST LAKE STREET) TO THE WEST LINE OF SAID BLOCK,· 

THENCE SOUTH ALONG SAID WEST LINE (BEING ALSO THE EAST LINE OF 
NORTH WELLS STREET) TO THE NORTH LINE OF WEST COUCH PLACE; 

THENCE EAST ALONG SAID NORTH LINE TO AN INTERSECTION WITH THE 
NORTHWARD EXTENSION OF THE WEST LINE OF LOT 7 IN BLOCK 33; 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID WEST LINE, TO 
THE SOUTH LINE OF SAID BLOCK; 

THENCE EAST ALONG SAID SOUTH LINE (BEING ALSO THE NORTH LINE OF 
WEST RANDOLPH STREET) AND ALONG THE EASTWARD EXTENSION OF SAID 
SOUTH LINE, TO AN INTERSECTION WITH THE NORTHWARD EXTENSION OF THE 
WEST LINE OF BLOCK 39 IN ORIGINAL TOWN OF CHICAGO,· . 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID WEST LINE 
(BEING ALSO THE EAST LINE OF NORTH LaSALLE STREET) TO AN INTERSECTION 
WITH THE EASTWARD EXTENSION OF THE SOUTH LINE OF WEST COURT PLACE; 

THENCE WEST ALONG SAID EXTENSION AND ALONG SAID SOUTH LINE TO 
THE WEST LINE OF BLOCK 40 AFORESAID; 

THENCE WEST, CROSSING NORTH WELLS STREET, TO THE NORTHEAST 
CORNER OF LOT 8 IN BLOCK 41 AFORESAID; 

THENCE WEST ALONG THE NORTH LINE OF SAID LOT TO AN INTERSECTION 
WITH THE SOUTHWARD EXTENSION OF THE WEST LINE OF LOT 1 IN SAID BLOCK; 

THENCE NORTH ALONG SAID EXTENSION AND ALONG SAID WEST LINE, TO 
THE NORTH LINE OF BLOCK 41,· 

THENCE WEST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
WEST RANDOLPH STREET) TO THE NORTHWEST CORNER OF SAID BLOCK; 

THENCE WEST, CROSSING NORTH FRANKLIN STREET, TO THE NORTHEAST 
CORNER OF BLOCK 42 IN ORIGINAL TOWN OF CHICAGO; 

THENCE WEST ALONG THE NORTH LINE OF SAID BLOCK 1 (BEING ALSO THE 
SOUTH LINE OF WEST RANDOLPH STREET) TO AN INTERSECTION WITH THE 
SOUTHWARD EXTENSION OF THE WEST LINE OF THE EAST 20 FEET OF LOT 7 IN 
BLOCK 31 AFORESAID; 

THENCE NORTH ALONG SAID EXTENSION AND ALONG SAID WEST LINE, TO 
THE NORTH LINE OF WEST COUCH PLACE; 
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THENCE EAST ALONG SAID NORTH LINE TO THE EAST LINE OF BLOCK 31; 
THENCE NORTH ALONG SAID EAST LINE (BEING ALSO THE WEST LINE OF 

NORTH FRANKLIN STREET) AND ALONG THE NORTHWARD EXTENSION OF SAID 
EAST LINE TO AN INTERSECTION WITH THE WESTWARD EXTENSION OF THE 
SOUTH LINE OF BLOCK 20 AFORESAID; 

THENCE EAST ALONG SAID EXTENSION, AND ALONG SAID SOUTH LINE 
(BEING ALSO THE NORTH LINE OF WEST LAKE STREET) TO THE WEST LINE OF 
NORTH POST PLACE; 

·THENCE NORTH ALONG SAID WEST LINE AND ALONG THE NORTHWARD 
EXTENSION THEREOF, TO AN INTERSECTION WITH THE WESTWARD EXTENSION 
OF THE NORTH LINE_ OF WEST HADDOCK PLACE; 

THENCE EAST ALONG:SAID EXTENSION AND ALONG SAID NORTH LINE TO 
THE EAST LINE OF BLOCK 20; .. 

THENCE EAST, CROSSING NORTH WELLS STREET, TO THE INTERSECTION OF 
THE WEST LINE OF BLOCK 19 AFORESAID WITH THE NORTH LINE OF WEST 
HADDOCK PLACE; 

THENCE EAST ALONG SAID NORTH LINE TO AN INTERSECTION WITH THE 
WEST LINE OF NORTH LaSALLE STREET AS WIDENED; 

THENCE SOUTH ALONG SAID WEST LINE TO THE SOUTH LINE OF BLOCK 19; 
THENCE SOUTH, CROSSING WEST LAKE STREET, TO THE POINT OF 

BEGINNING; 
IN THE CITY OF CHICAGO, COOK COUNTY, ILLINOIS. 

Subarea 2 

A TRACT OF LAND COMPRISED OF PART OF BLOCK 58 AND PARTS OF 
ADJACENT STREETS AND ALLEYS IN THE ORIGINAL TOWN OF CHICAGO IN 
SECTION 9, TOGETHER WITH ALL OR PARTS OF BLOCKS I, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 
12,14AND15ANDPARTSOFADJACENTSTREETSANDALLEYSINFORTDEARBORN 
ADDITION TO CHICAGO IN SECTION 10,ANDALL OR PARTS OF BLOCKS 1 THRU 10 . . , 
AND ALL OR PARTS OF BLOCKS 1 THRU 10 INCLUSIVE AND PARTS OF ADJACENT 
STREETS AND ALLEYS IN FRACTIONAL SECTION 15 ADDITION TO CHICAGO, AND 
ALL OR PARTS OF BLOCKS 113, 114, 120, 122,123, 124, 137, 138, 139, 140, 141 AND 142 IN 
SCHOOL SECTION ADDITION TO CHICAGO, ALL IN TOWNSHIP 39 NORTH, RAN_(!E 14 
EAST OF THE THIRD PRINCIPAL MERIDIAN, WHICH TRACT OF LAND IS MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGJNNINGATTHENORTHWESTCORNEROFBLOCK8INFORTDEARBORN 
ADDITION TO CHICAGO IN SECTION 10 AFORESAID,· 

THENCE EAST ALONG THE NORTH LINE OF SAID BLOCK (BEING ALSO THE 
SOUTH LINE OF EAST WACKER DRIVE) TO THE NORTHEAST CORNER OF LOT 6 IN 
SAID BLOCK; . 

THENCE SOUTH ALONG TH_E EAST LINE OF SAID LOT TO THE NORTH LINE 
OFEASTHADDOCKPLACE; 
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THENCE WEST ALONG SAID NORTH LINE TO AN INTERSECTION WITH THE 
NORTHWARD EXTENSION OF THE EAST LINE OF LOT 28 IN BLOCK 8,· 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE, TO 
THE SOUTlf LINE OF SAID BLOCK,· 

THENCE EAST ALONG SAID SOUTH LINE.(BEING ALSO THE NORTH LINE OF 
EAST LAKE STREET) TO AN INTERSECTION WITH THE NORTHWARD EXTENSION OF 
THE EAST LINE OF LOT 10 IN BLOCK 9 OF FORT DEARBORN ADDITION TO 
CHICAGO; 

THENCE SQUTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE TO 
THE NORTH LINE OF EAST BENTON PLACE,· 

THENCE EAST ALONG SAID NORTH LINE, AND ALONG THE EASTWARD 
EXTENSION THEREOF, TO AN INTERSECTION WITH THE NORTHWARD EXTENSION 
OF THE WEST LINE OF THE SOUTH PART OF BLOCK 10 IN FORT DEARBORN 
ADDITION TO CHICAGO,· 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID WEST LINE 
(BEING ALSO THE EAST LINE OF NORTH WABASH AVENUE) AND ALONG THE 
SOUTHWARD EXTENSION THEREOF, TO AN INTERSECTION WITH THE EASTWARD 
EXTENSION OF THE NORTH LINE OF BLOCK 13 IN SAID FORT DEARBORN 
ADDITION,· 

THENCE WEST ALONG SAID EXTENSION TO THE NORTHEAST CORNER OF 
SAID BLOCK 13; 

1'HENCE SOUTH ALONG THE EAST LINE OF SAID BLOCK (BEING ALSO THE 
WEST LINE OF NORTH WABASH AVENUE) TO THE SOUTHEAST CORNER OF SAID 
BLOCK; 

THENCE WEST ALONG THE SOUTH LINE OF SAID BLOCK (BEING ALSO THE 
NORTH LINE OF EAST WASHINGTON STREET) TOAN INTERSECTION WITH THE 
NORTHWARD EXTENSION OF THE WEST LINE OF BLOCK 14 IN FORT DEARBORN 
ADDITION; 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID WEST LINE 
(BEING ALSO THE EAST LINE OF NORTH STATE STREET) TO AN INTERSECTION 
WITH THE EASTWARD EXTENSION OF THE SOUTH LINE OF LOT 1 IN ASSESSOR'S 
RESUBDIVISION OF SUB-LOTS 1 TO 5 OF ASSESSOR'S DIVISION OF LOTS 1, 2, 3, 4 
AND 5 OF BLOCK 58 IN ORIGINAL TOWN OF CHICAGO AFORESAID; 

THENCE WEST ALONG SAID EXTENSION, CROSSING NORTH STATE S'/}rEET 
AND ENTERING SECTION 9 AFORESAID, AND CONTINUING ALONG SAID SOUTH 
LINE OF SAID LOT 1, TO THE SOUTHWEST CORNER OF SAID LOT; 

THENCE NORTH ALONG THE WEST LINE OF SAID LOT TO THE NORTH LINE 
OF BLOCK 58; 

THENCE WEST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
WEST WASHINGTON STREET) TO THE NORTHWEST CORNER OF LOT 7. IN 
ASSESSOR'S DIVISION OF LOTS 1, 2, 3, 4 AND 5 OF BLOCK 58; . 

THENCE SOUTH ALONG THE WEST LINE OF SAID LOT TO THE NORTH LINE 
OF WEST CALHOUN PLACE,· 
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THENCE WEST ALONG SAID NORTH LINE, AND ALONG THE WESTWARD 
EXTENSION THEREOF, TO AN INTERSECTION WITH THE NORTHWARD EXTENSION 
OF THE EAST LINE OF THE SOUTH PART OF BLOCK 57 IN ORIGINAL TOWN OF 
CHICAGO AFORESAID,· 

THENCE SOUTH ALONG SAID EXTENSION AND ALONG SAID EAST LINE 
(BEING ALSO THE WEST LINE OF NORTH DEARBORN STREET) AND ALONG THE 
SOUTHWARD EXTENSION OF SAID EAST LINE TO THE SOUTHEAST CORNER OF 
SAID BLOCK 57; 

THENCE SOUTHWARD, CROSSING WEST MADISON STREET AND ENTERING 
SECTION 16, TO THE NORTHEAST CORNER OF BLOCK 119 IN SCHOOL SECTION 
ADDITION AFORESAID; 

THENCE SOUTH ALONG THE EAST LINE OF SAID BLOCK (BEING ALSO THE 
WEST LINE OF SOUTH DEARBORN STREET) TO AN INTERSECTION WITH THE 
WESTWARD EXTENSION OF THE NORTH LINE OF LOT 20 IN THE SUBDIVISION OF 
BLOCK 142 IN SAID SCHOOL SECTION ADDITION; 

THENCE EAST ALONG SAID EXTENSION, AND ALONG SAID NORTH LINE, TO 
THE NORTHEAST CORNER OF SAID LOT; . 

THENCE SOUTH ALONG THE EAST LINE OF LOTS 20 THRU 27 INCLUSWE IN 
SAID SUBDIVISION, AND ALONG THE SOUTHWARD EXTENSION THEREOF, TO AN 
INTERSECTION WITH THE NORTH LINE OF BLOCK 141 IN SCHOOL SECTION 
SUBDIVISION AFORESAID,· 

THENCE EAST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
WEST MONROE STREE1) TO THE NORTHWEST CORNER OF THE EAST HALF OF LOT 
3 IN SAID BLOCK 141; 

THENCE SOUTH ALONG THE WEST LINE OF THE EAST HALF OF SAID LOT TO 
THE NORTH LINE OF WEST MARBLE (HYDRAULIC) PLACE; 

THENCE WEST ALONG SAID NORTH LINE, AND THE 'WESTWARD EXTENSION 
THEREOF, TO AN INTERSECTION WITH THE NORTHWARD EXTENSION OF THE 
EAST LINE OF LOT 20 IN COUNTY CLERK'S DIVISION OF BLOCK 120 IN SCHOOL 
SECTION ADDITION; 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE 
(BEING ALSO THE WEST LINE OF SOUTH DEARBORN STREET) AND ALONG THE 
SOUTHWARD EXTENSION OF SAID EAST LINE, TO AN INTERSECTION WITH THE 
WESTWARD EXTENSION OF THE NORTH ~INE OF BLOCK 140 IN SCHOOL SE9_!ION 
ADDITION; 

THENCE EAST ALONG SAID EXTENSION AND ALONG SAID NORTH LINE 
(BEING ALSO THE SOUTH LINE OF WEST ADAMS STREET) TO AN INTERSECTION 
WITH THE WEST LINE OF THE EAST 25 FEET OF LOT 5 IN THE SUBDIVISION OF 
BLOCKS 83, 92 AND 140 IN SCHOOL SECTION ADDITION; 

THENCE SOUTH ALONG SAID WEST LINE TO AN INTERSECTION WITH THE 
WESTWARD EXTENSION OF THE SOUTH LINE OF THE ALLEY IN THE SUBDIVISION 
OF LOTS 3 AND 4 IN SAID BLOCK 140,· 

THENCE EAST ALONG SAID EXTENSION AND ALONG SAID SOUTH LINE TO AN 
ANGLE POINT; 
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THENCE SOUTHEASTWARDLY ALONG A SOUTHWESTERLY LINE OF SAID 
ALLEY TO AN ANGLE POINT,· 

THENCE SOUTH ALONG A WEST LINE OF SAID ALLEY AND ALONG THE 
SOUTHWARD EXTENSION THEREOF, TO AN INTERSECTION WITH THE NORTH LINE 
OF LOT 13 IN THE AFOREMENTIONED SUBDIVISION OF BLOCKS 83, 92 AND 140,· 

THENCE EAST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
WEST QUINCY STREET) TO THE NORTHEAST CORNER OF SAID LOT 13; 

THENCE SOUTH ALONG THE EAST LINE OF SAID LOT TO THE SOUTH LINE OF 
BLOCK 140; 

THENCE WEST ALONG SAID SOUTH LINE (BEING ALSO THE NORTH LINE OF 
WEST JACKSON BOULEVARD) AND ALONG THE WESTWARD EXTENSION THEREOF, 
TO AN INTERSECTION WITH THE NORTHWARD EXTENSION OF THE EAST LINE OF 
LOTS 1, 4, 8, 11, 14, 17, 20 AND 23 IN WRIGHT'S SUBDIVISION OF BLOCK 122 IN 
SCHOOL SECTION ADDITION,· 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE 
(BEING ALSO THE WEST LINE OF SOUTH FEDERAL STREET) TO THE SOUTHEAST 
CORNER OF SAID LOT 23; 

THENCE WEST ALONG THE SOUTH LINE OF SAID LOT 23 AND THE 
WESTWARD EXTENSION THEREOF, AND ALONG THE SOUTH LINE OF LOT 22 IN 
WRIGHT'S SUBDWISION (BEING ALSO THE NORTH LINE OF WEST VAN BUREN 

STREET) TO THE SOUTHWEST CORNER OF SAID LOT 22; 
THENCE WEST, CROSSING SOUTH CLARK STREET, TO THE SOUTHEAST 

CORNER OF LOT 22 IN THE SUBDIVISION OF BLOCK 115 OF SCHOOL SECTION 
ADDITION AFORESAID,· 

THENCE WEST ALONG THE SOUTH LINE OF SAID LOT 22 AND LOT 23 (BEING 
ALSO THE NORTH LINE OF WEST VAN BUREN STREET) TO THE SOUTHWEST 
CORNER OF SAID LOT 23; 

THENCE WEST, CROSSING SOUTH LaSALLE STREET, TO THE SOUTHEAST 
CORNER OF THAT PART OF SAID STREET VACATED BY ORDINANCE PASSED 
FEBRUARY 29, 1980, AND RECORDED AUGUST 12, 1980, AS DOCUMENT NUMBER 
25545766; . . 

THENCESOUTHALONGTHESOUTHWARDEXTENSIONOFTHEEASTLINEOF 
SAID VACATION TO AN INTERSECTION WITH THE NORTH LINE OF LOT 3 IN THE 
SUBDIVISION OF BLOCK 114 OF SCHOOL SECTION ADDITION; 

THENCE EAST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
WEST VAN BUREN STREET) TO THE NORTHEAST CORNER OF SAID LOT; 

THENCE SOUTH ALONG THE EAST LINE OF LOTS 3, 4, 9, 10, 15, 16, 21 AND 22 
(BEING ALSO THE WEST LINE OF SOUTH LaSALLE STREET) TO THE SOUTHEAST 
CORNER OF SAID LOT 22; --·. 

THENCE SOUTH, CROSSING WEST CONGRESS PARKWAY AS SAID 
EXPRESSWAY IS DEFINED BY THE GENERAL ORDINANCE PASSED OCTOBER 31, 
1940, TO THE INTERSECTION OF THE EAST LINE OF LOT 6 IN T.G. WRIGHT'S 
SUBDIVISION OF BLOCK 113 IN SCHOOL SECTION ADDITION WITH THE SOUTH LINE 
OF SAID WEST CONGRESS PARKWAY; 
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THENCE EAST ALONG SAID SOUTH LINE TO AN INTERSECTION WITH THE 
EAST LINE OF LOT 9 (SAID EAST LINE BEING ALSO THE WEST LINE OF SOUTH 
PLYMOUTH COURT) IN C.L. AND I. HARMON'S SUBDIVISION OF BLOCK 137 IN 
SCHOOL SECTION ADDITION,· 

THENCE NORTH, CROSSING WEST CONGRESS PARKWAY, TO THE 
INTERSECTION OF THE EAST LINE OF LOT 24 IN T.G. WRIGHT'S SUBDIVISION OF 
BLOCK 138 IN SCHOOL SECTION ADDITION WITH THE NORTH LINE OF SAID 
EXPRESSWAY; 

THENCE E4ST ALONG THE NORTH LINE OF SAID WEST CONGRESS PARKWAY, 
AND ALONG THE NORTH LINE OF EAST CONGRESS PARKWAY, ENTERING INTO 
'SECTION 15 AFORESAID, TO AN INTERSECTION WITH THE WEST LINE OF SUB-LOT 
2 OF LOT 10 IN CANAL TRUSTEE'S SUBDIVISION OF BLOCK 10 OF FRACTIONAL 
SECTION 15 ADDITION TO CHICAGO; 

THENCE SOUTH ALONG SAID WEST LINE TO SAID NORTH LINE OF EAST 
CONGRESS PARKWAY,· 

THENCE EAST ALONG SAID NORTH LINE TO THE EAST LINE OF SOUTH 
MICHIGAN AVENUE AS WIDENED; 

THENCE NORTH ALONG SAID WIDENED LINE, ENTERING SECTION 10 
AFORESAID, TO AN INTERSECTION WITH THE NORTH LINE OF BLOCK 6 IN FORT 
DEARBORNADDITIONAFORESAID; --- -- -· -----

THENCE E4ST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
EAST SOUTH WATER STREET) TO AN INTERSECTION WITH THE -SOUTHWARD 
EXTENSION OF THE EAST LINE OF LOT 6IN DYER'S SUBDIVISION OF LOTS 6, 7, 8, 
9, 10 AND JJIN BLOCK 5 OF FORT DEARBORN ADDITION TO CHICAGO; 

THENCE NORTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE, TO 
THE NORTHEAST CORNER OF SAID LOT; 

THENCE NORTH, CROSSING A 20 FOOT WIDE ALLEY, TO A POINT ON THE 
SOUTH LINE OF LOT JJIN DYER'S SUBDIVISION WHICH IS 124.00 FEET EAST OF 
THE SOUTHWEST CORNER OF SAID LOT,· 

THENCE NORTH ALONG A LINE 124.00 FEET EAST FROM, AND PARALLEL 
WITH, THE WEST LIN.E OF AFOREMENTIONED BLOCK 5, TO AN INTERSECTION 
WITH THE SOUTH LINE OF LOT SIN SAID BLOCK; ._ 

THENCE NORTH TO A POINT ON THE NORTH LINE OF LOT liN SAID BLOCK 
WHICH IS 121.18 FEET EAST FROM THE NORTHWEST CORNER OF SAID LOT; 

THENCE CONTINUING NORTH ALONG A NORTHWARD EXTENSION OF THE 
LAST DESCRIBED LINE TO AN INTERSECTION WITH THE NORTHERLY LINE OF 
EAST WACKER DRIVE (RIVER STREET) AS WIDENED; 

THENCE WESTWARDLY, SOUTHWESTWARDLY, NORTH AND SOUTHWEST
WARDLY ALONG SAID NORTHERLY LINE, AND ALONG THE SOUTHERLY DOCK UNE 
OF THE CHICAGO RIVER TO AN INTERSECTION WITH THE NORTHWARD 
EXTENSION OF THE WEST LINE OF BLOCK 8 OF FORT DEARBORN ADDITION 
AFORESAID; . 

THENCE SOUTH ALONG SAID EXTENSION TO THE POINT OF BEGINNING; 
EXCEPTING FROM THE ABOVE DESCRIBED TRACT LOTS 19 THRU 25, 

INCLUSIVE, IN BLOCK 10 IN FORT DEARBORN ADDITION TO CHICAGO,· 
IN THE CITY OF CHICAGO, COOK COUNTY, ILLINOIS. 
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III. ELIGIBILITY CONDITIONS 

Based upon surveys, inspections and analyses of the. area, the Added Project Area qualifies as a 
"conservation area" within the requirements of the Act. Fifty-percent or more of the buildings in 
the Added Project Area have an age of 35 years or more, and the area is characterized by the 
presence of a combination of three or more of the conservation factors listed in the Act, rendering 
the area detrimental to the public safety, health and welfare of the citizens of the City. The Added 
Project Area is not yet a blighted area but it may become a blighted area. Specifically, 

• Of the 213 buildings in the Added Project Area, 192 (90.1 percent) are 35 years of age or older. 

• Of the 14 factors for conservation areas set forth in the Act, 7 are found to be present in the 
Added Project Area. Six factors are present to a major extent and 1 factor is present to a minor 
extent. 

• These factors are reasonably distributed throughout the entire Added Project Area. 

• The entire Added Project Area is impacted by and shows the presence of these factors. 

• The Added Project Area includes only real property and improvements substantially benefited 
by the Redevelopment Program and potential Redevelopment Projects. 

A detailed report concerning the definition, application and extent of the conservation factors in the 
Added Project Area is contained in a report prepared by TPAP entitled "Central Loop Added 
Project Area Tax Increment Redevelopment Project Area Eligibility Study," which is attached as 
Exhibit II to this Central Loop Redevelopment Plan. 

The conservation factors found to be present in the Added Project Area are based upon surveys and 
analyses conducted by TP AP and Andrew Heard & Associates. The surveys and analyses 
conducted for the Added Project Area include: 

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

2. Interior building surveys of 70 buildings; 

3. Examination of commercially prepared guides to the Chicago real estate market; 

4. Examination of assessment year 1994 Cook County Board of Appeal files; 

5. Analysis of building permits issued for the Added Project Area from 1991 through 1995; 

6. Analysis of existing uses and their relationships; 
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7. Site conditions survey of streets, sidewalks, curbs and gutters, lighting, traffic, parking 
facilities, landscaping, fences and walls, and general property maintenance; 

8. Comparison of current land use to the current zoning ordinance and the current zoning map; 

9. Comparison of interior and exterior building conditions to property maintenance codes of the 
City; 

10. Comparison of the Added Project Area's existing platting, building sizes and land use layout 
with present-day platting, building and land use layout standards; 

11. Analysis of building floor area and site coverage; and 

12. Review of previously prepared plans, studies and data. 
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IV. GOALS AND OBJECTIVES 

Properly guided investment in new public and private improvements and facilities is essential for 
the successful redevelopment of the Added Project Area and the elimination of conditions that have 
impeded the redevelopment of the Added Project Area. Redevelopment of the Added Project Area 
will benefit the City through improvements in the physical environment, an increased tax base, 
additional employment opportunities and an increase in the residential population of the Added 
Project Area. 

The Act encourages public and private sectors to work together to address and solve the problems 
associated with urban growth and development. The joint effort between the City and the private 
sector to redevelop the Added Project Area will receive significant support from the financing 
methods made available by the Act. 

This section identifies the goals and objectives adopted by the City for the Added Project Area. 
Section V identifies redevelopment objectives and redevelopment activities the City plans to un
dertake to achieve the redevelopment goals and objectives contained in this Part A. 

A. GENERAL GOALS 

Listed below are the general goals of this Part A. These goals provide the overall framework for 
guiding decisions during the implementation phases. 

I. An improved quality of life in the Added Project Area, the Loop and the City by 
eliminating the influences and manifestations of physical and economic 
deterioration and obsolescence within the Added Project Area. 

2. An environment within the Added Project Area which will contribute more 
positively to the health, safety and general welfare of the City, and preser-Ve or 
enhance the value of properties adjacent to the Added Project Area. 

3. An increased real estate and sales tax base for the City and other taxing districts 
having jurisdiction over the Added Project Area. 

B. DEVELOPMENT AND DESIGN OBJECTIVES 

Listed below are development and design objectives of this Part A which will assist the City in 
directing and coordinating public improvements and activities with private investment in order to 
achieve the goals and objectives stated in this Part A. 
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1. Expand and improve cultural, educational and entertainment opportunities in the Added Project 
Area. 

2. Encourage developments which increase pedestrian traffic throughout the day and evening. 

3. Reinforce and increase the appeal of the Added Project Area to tourists and other visitors as 

well as residents of the City. 

4. Expand the residential population of the Added Project Area and encourage housing that 

accommodates a diverse economic mix of residents. 

5. Provide new development that complements other new and recently renovated existing 

development in terms of size, scale, intensity and appearance, and is integrated both 

functionally and aesthetically with the surrounding neighborhood. 

6. Reinforce the architectural and historical characteristics of the Added Project Area. 

7. Strengthen the lakefront cultural/convention corridor by improving transit and pedestrian 

connections and by retaining and expanding corridor institutions and facilities. 

8. Concentrate the development of new, large retail centers along and as extensions to the existing 

State-Wabash or North Michigan A venue retail districts. 

9. Protect the most significant buildings and districts through landmark designation and, as 
appropriate, restoration, rehabilitation, renovation and adaptive reuse. 

10. Reinforce the distinctive identity of areas by encouraging well-designed "in-fill" development. 

11. Protect existing view corridors, while creating new view corridors in developing areas. 

12. Ensure that all open space is usable and accessible. 

13. Manage the existing street system so that inappropriate uses are eliminated. 

14. Ensure that all streets allow efficient pedestrian movement. 

15. Build and improve critical connections in the underground pedway system. Discourage above

street skywalks. 

16. Preserve existing alleys and build new ones. 

17. Encourage coordinated development of parcels and structures to achieve efficient building 

design) internal pedestrian connections and unified off-street parking, trucking and service 

facilities. 

18. Encourage a continuous, attractive and interesting street-level pedestrian environment by 

discouraging such things as blank walls, vacant lots and arcaded sidewalks. 
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V. REDEVELOPMENT PROJECT 

This section presents the Redevelopment Project anticipated to be undertaken by the City and by 
private entities on behalf of the City in furtherance of Part A. The Redevelopment Project contained 
in this Part A and pursuant to the Act includes redevelopment objectives, a description of 
redevelopment improvements and activities, a general land use plan, estimated redevelopment 
project costs, a description of sources of funds to pay estimated redevelopment project costs, a 
description of obligations that may be issued, identification of the most recent EA V of properties in 
the Added Project Area, and an estimate of future EAV. 

A. REDEVELOPMENT OBJECTIVES 

Listed below are objectives which guide planning decisions to achieve the goals and objectives 
contained in this Part A. 

1. Reduce or eliminate those conditions which qualify the Added Project Area as a 
conservation area. Section III, Eligibility Conditions, describes these conditions. 

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

3. Strengthen the economic well-being of the Added Project Area and the City by 
increasing taxable values. 

4. Assemble or encourage the assembly of land into parcels of appropriate shape and 
sufficient size for redevelopment in accordance with this Part A and contemporary 
development needs and standards. 

5. Create an environment which stimulates private · investment m appropriate new 
construction and rehabilitation. 

6. Provide needed improvements or facilities in proper relationship to the projected 
demand for such facilities and in accordance with present-day design standards for such 
facilities. 

7. Provide needed incentives to encourage a broad range of improvements in preservation, 
rehabilitation and new development. 

Central Loop Redevelopment Project and Plan [January 13, 1997] page 19 



8. Provide opportunities for women and minority businesses to share in the redevelopment 
of the Added Project Area. 

B. REDEVELOPMENT IMPROVEMENTS AND ACTIVITIES 

The City proposes to achieve its redevelopment goals and objectives for the Added Project Area 
through public financing techniques including, but not limited to, tax increment financing, and by 
utilizing such fmancing techniques to undertake some or all of the activities and improvements 
authorized under the Act, including the activities and improvements described below. The City 
maintains the flexibility to undertake additional activities and improvements authorized under the 
Act as the needs for activities and improvements change as redevelopment occurs in the Added 
Project Area. 

The City may enter into redevelopment agreements with public or private entities for the 
furtherance of this Part A. Such redevelopment agreements may be for the assemblage of land, 
construction of improvements or facilities, the provision of services or any other lawful purpose. 
Redevelopment agreements may contain terms and provisions which are more specific than the 
general principles set forth in this Part A. 

1. Property Acquisition, Site Preparation, Demolition and Relocation 

Property acquisition and land assembly by the private sector in accordance with this Part 
A will be encouraged by the City. Additionally, the City may encourage the preservation 
of buildings that are basically sound and are located so as not to impede the overall 
redevelopment of the Added Project Area. To meet the goals, policies or objectives of 
this Part A, the City may acquire and assemble property throughout the Added Project 
Area. Land assemblage by the City may be by purchase, exchange, donation, lease or 
eminent domain and may be for the purpose of (a) sale, lease or conveyance to private 
developers, or (b) sale, lease, conveyance or dedication for the construction of public 
improvements or facilities. Furthermore, the City may require written redevelopment 
agreements with developers before acquiring any properties. 

As appropriate, the City may devote acquired property to temporary uses until such 
property is scheduled for disposition and redevelopment. 

The City may demolish improvements, remove and grade soils and prepare sites with 
soils and materials suitable for new construction. Clearance and demolition will, to the 
greatest extent possible, be timed to coincide with redevelopment activities so that tracts 
of land do not remain vacant for extended periods and so that the adverse effects of 
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clearance activities may be minimized. Additionally, the City contemplates the 
protection/relocation of existing utilities and freight tunnels. 

The City may (a) acquire any historic st~c~e (whether a designated City or State 
landmark or on, or eligible for, nomination to the National Register of Historic Places); 
(b) demolish any non-historic feature· of such landmark; and (c) incorporate any historic 
structure or historic feature into a development on the subject property or adjoining 
property. 

2. Relocation 

Active businesses and other occupants that are displaced by the public acquisition of 
property may be relocated and may be provided with financial assistance and advisory 
services. Relocation services in conjunction with property acquisition will be provided in 
acco~dance with City policy. 

3. Provision of Public Works or Improvements 

The City m~y provide public improvements and facilities that are necessary to service the 
Added Project Area in accordance with this Part A and the comprehensive plan for 
development of the City as a whole. Puolic improvements and facilities may include, but 
are not limited to, the following: 

a) Roadways, Utilities and Related improvements 

A range of individual roadway, utility and related improvement projects, from 
repair and resurfacing to major reconstruction, may be undertaken.' 

b) Streetscape and Related Improvements 

Landscape/buffer improvements, street lighting and general beautification 
improvements may be provided. 

c) Pedestrian Walkway Improvements 

The existing underground pedestrian walkway may be improved or expanded and 
new developments may be linked to the unde.rground pedestrian walkway. 

d) Parks and Open Space Improvements 

Improvements to existing or future parks, open spaces and public and private 
plazas may be provided. 

e) Transit Improvements 

Public transit stations, such as subway stations and CT A "elevated" stations in the 
Added Project Area may be expanded, improved or consolidated. 
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4. Building Rehabilitation 

The City will encourage the rehabilitation of buildings that are basically sound or 
historically significant. 

5. Job Training and Related Educational Programs 

Separate or combined programs designed to increase the skills of the labor force to take 
advantage of the employment opportunities within the Added Project Area may be 
implemented. 

6. Interest Subsidies 

Funds may be provided to redevelopers for a portion of interest costs incurred by a 
redeveloper related to the construction, renovation or rehabilitation of a redevelopment 
project provided that: 

(a) such costs are to be paid directly from the special tax allocation fund established 
pursuant to the Act; and 
(b) such payments in any one year may not exceed 30 percent of the annual interest costs 
incurred by the redeveloper with respect to the redevelopment project during that year; 
(c) if there are not sufficient funds available in the special tax allocation fund to make the 
payment, then the amounts so due shall accrue and be payable when sufficient funds are 
available in the special tax allocation fund; and 
(d) the total of such interest payments paid pursuant to the Act may not exceed 3 0 percent 
of the total (i) costs paid or incurred by a redeveloper for a redevelopment project plus (ii) 
redevelopment project costs excluding any property assembly costs and any relocation 
costs incurred by the City pursuant to the Act. 

7. Analysis, Administration, Studies, Surveys, Legal, etc. 

The City may undertake or engage professional consultants, engineers, architects, 
attorneys, etc. to conduct various analyses, studies, surveys, administration or legal 
services to establish, implement and manage this Part A. 

C. GENERAL LAND-USE 

Figure 2, Land-Use Plan, identifies the land-use to be in effect upon adoption of the Central Loop 
Redevelopment Plan. 
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D 

Figure 2 
Land Use Plan 

' Central Loop ' . City of Chicago, Illinois 
Tax Increment Financing Redevelopment Project Prepared By: Trk/a, Pettigrew, Allen & Payne, Inc. 



Redevelopment, to the extent possible, will occur on the existing pattern of the grid framework. 
Certain familiar and desirable patterns of use will be retained: the retail corridor along State Street 
and the office, cultural and institutional uses along Michigan A venue, for example. New patterns 
of uses can be established: hotel and residential uses along Wacker Drive and Michigan Avenue; 
entertainment and cultural facilities between Lake and Randolph Streets and in the vicinity of the 
Auditorium Theater and Orchestra Hall; educational facilities in the southeastern portion of the 
Added Project Area; and service/retail uses opening off pedestrian circulation facilities at various 
levels throughout the area. 

The following land-use provisions are established for the Added Project Area. Permitted uses will 
be those allowed in the C~ntral Business District general classification in the Chicago Zoning 
Ordinance. 
• Retail Uses 

Retail uses will be developed with a strong relationship to pedestrian circulation facilities in the 
Added Project Area. 

• Office Uses 

Office uses are permitted throughout the Added Project Area. 

• Hotel Uses 

Hotel uses are permitted throughout the Added Project Area and are encouraged on the blocks 
with frontage on Wacker Drive, State Street and Michigan Avenue. 

• Institutional Uses 

Institutional uses are permitted anywhere in the Added Project Area. 

• Cultural and Entertainment Uses 

Cultural and entertainment uses are permitted throughout the Added Project Area but should be 
encouraged in proximity to the Chicago Theater, the Oriental Theater and the Selwyn/Harris 
Theaters and along Michigan A venue in proximity to the Art Institute, Orchestra Hall and 
Auditorium Theater. Related retail uses, such as restaurants and pubs, should be located among 
and in proximity to cultural and entertainment destinations. 
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• Residential Uses 

Residential uses above the first floor are permitted anywhere in the Added Project Area. 

D. REDEVELOPMENT PROJECT COSTS 

Reviewed below are the various redevelopment expenditures which are eligible for payment or 
reimbursement under the Act. Following this review is a list of estimated redevelopment project 
costs which are deemed to be necessary to implement this Part A (the "Redevelopment Project 
Costs"). 

1. Eligible Redevelopment Project Costs 

Redevelopment project costs include the sum total of all reasonable or necessary costs 
incurred, estimated to be incurred, or incidental to this Part A pursuant to the Act. Such 
costs may include, without limitation, the following: 

a) Costs of studies, surveys, development of plans and specifications, implementation 
and administration of the redevelopment plan including but not limited to, staff and 
professional service costs for architectural, engineering, legal, marketing, financial, 
planning or other services, provided that no charges for professional services are 
based on a percentage of the tax increment collected; 

b) Property assembly costs, including but not limited to, acquisition of land and other 
property, real or personal, or rights or interests therein, demolition of buildings, and 
the clearing and grading of land; · 

c) Costs of rehabilitation, reconstruction or repair or remodeling of existing public or 
private buildings and fixtures; · 

d) Costs ofthe construction of public works or improvements; 

e) Costs of job training and retraining projects; 

f) Financing costs including, but not limited to, all necessary and incidental expenses 
related to the issuance of obligations and which may include payment of interest on 
any obligations issued hereunder accruing during the estimated period of 
construction of any redevelopment project for which such obligations are issued and 
for a period not exceeding 36 months following completion and including reasonable 
reserves related thereto; 

g) All or a portion of a taxing district's capital costs resulting from a redevelopment 
project necessarily incurred or to be incurred in furtherance of the objectives of the 
redevelopment plan and project to the extent the municipality by written agreement 
accepts and approves such costs; 
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h) Relocation costs to the extent that a municipality determines that relocation costs 
shall be paid or is required to make payment of relocation costs by federal or state 
law; 

i) Payment in lieu of taxes as defined in the Act; 

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

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

1. such costs are to be paid directly from the special tax allocation fund 
established pursuant to this Act; 

2. such payments in any one year may not exceed 3 0 percent of the annual 
interest costs incurred by the redeveloper with regard to the redevelopment 
project during that year; 

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

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

1) Unless explicitly provided in the Act, the cost of construction of new privately
owned buildings shall not be an eligible redevelopment project cost. 
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If a special service area has been established pursuant to the Special Service Area Tax Act, 
[35 ILCS 235/0.01 et. seq.] then any tax increment revenues derived from the tax imposed 
pursuant to the Special Service Area Tax Act may be used within the redevelopment 
project area for the purposes permitted by the Special Service Area Tax Act as well as the 
purposes permitted by the Act. 

Estimated Redevelopment Project Costs 

A range of redevelopment activities and improvements will be required to implement this 
Part A. The activities and improvements and their estimated costs (1996 dollars) are set 
forth in Part C of this Central Loop Redevelopment Plan. 

Redevelopment Project Costs described in Part C of this Central Loop Redevelopment 
Plan are intended to provide an upper estimate of expenditures. Within this upper 
estimate, adjustments may be made in line items without amending this Central Loop 
Redevelopment Plan. 

E. SOURCES OF FUNDS TO PAY REDEVELOPMENT PROJECT COSTS 

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

The Central Loop Redevelopment Project Area is contiguous to the Near South Tax Increment 
Financing Redevelopment Project Area, and the Central Loop Redevelopment Project Area may, in 
the future, be contiguous to other redevelopment project areas. The City may utilize net 
incremental property taxes received from the Central Loop Redevelopment Project Area to pay 
eligible redevelopment project costs, or obligations issued to pay such costs, in other contiguous 
redevelopment project areas, and vice versa. The amount of revenue from the Central Loop 
Redevelopment Project Area made available to support such contiguous redevelopment project 
areas, when added to all amounts used to pay eligible Redevelopment Project Costs within the 
Central Loop Redevelopment Project Area, shall not at any time exceed the total Redevelopment 
Project Costs described in Part C of this Central Loop Redevelopment Plan. 
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F. ISSUANCE OF OBLIGATIONS 

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

All obligations issued by the City pursuant to this Redevelopment Plan and the Act shall be retired 
within 23 years from the adoption of the ordinance approving the Original Project Area and the 
Original Redevelopment Plan, such ultimate retirement date occurring in March 2007. Also, the 
fmal maturity date of any such obligations which are issued may not be later than 20 years from 
their respective dates of issue. One or more series of obligations may be sold at one or more times 
in order to implement this Central Loop Redevelopment Plan. Obligations may issued on a parity 
or subordinated basis. 

In addition to paying Redevelopment Project Costs, Incremental Property Taxes may be used for 
the scheduled retirement of obligations, mandatory or optional redemptions, establishment of debt 
service reserves and bond sinking funds. To the extent that Incremental Property Taxes are not 
needed for these purposes, any excess Incremental Property Taxes shall then become available for 
distribution annually to taxing districts having jurisdiction over the Added Project Area in the 
manner provided by the Act. 

G. VALUATION OF THE ADDED PROJECT AREA 

1. Most Recent EAV of Properties in the Added Project Area 
The most recent EA V of all taxable parcels in the Added Project Area is estimated to be 
$903,827,523. This EAV is based on 1995 EAV and is subject to verification by the 
County Clerk. After verification, the final figure shall be certified by the County Clerk. 
This certified amount shall become the Certified Initial EA V from which all Incremental 
Property Taxes in the Added Project Area will be calculated by the County. The 1995 EAV 
of the Added Project Area is summarized by tax block in Table 2, 1995 EAV by Tax Block: 
Added Project Area. · 

2. Anticipated Equalized Assessed Valuation 
By the tax year 2006 (collection year 2007) and following the completion of all potential 
Redevelopment Projects, the EA V of the Added Project Area is estimated to total between 
$1,088,585,000 and $1,123,795,000. Both estimates are based on several key assumptions, 
including: 1) redevelopment of the Added Project Area will occur in a timely manner; 2) the 
1995 EA V of the Added Project Area will inflate at the rate of 2 percent per annum; and 3) 
the five year average state equalization factor of 2.1041 (tax years 1991 through 1995) is 
used in all years to calculate estimated EA V. 
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Table 1: 1995 EAV by Tax Block 
Central Loop Added Project Area 
Chicago, Illinois 

Tax Block 1995 EAV 

17-09-415 
-416 2,585,432 
-418 44,402,758 
-429 2,984,174 
-430 6,138,513 
-431 8,411,846 
-433 5,986,110 
-443 7,962,471 
-445 8,709,613 
-463 4,699,776 
-464 23,537,469 

17-10-300 31,783,740 
-301 19,019,971 
-302 24,089,866 
-303 25,813,079 . 
-305 4,497,908 
-306 22,489,956 
-309 21,470,005 
-310 
-311 60,615,335 
-312 39,703,511 
-314 
-315 

17-15-100 27,877,038 
-101 32,487,362 
-102 63,304,191 
-103 107,410,214 
-104 29,278,732 
-105 40,114,410 
-106 8,869,552 
-107 119,425,370 
-108 22,595,839 
-109 7,075,160 

17-16-206 16,005,286 
-213 9,526,343 
-224 7,082,803 
-225 5,213,706 
-233 10,792,723 
-234 7,572,526 
-235 7,166,020 
-243 8,823,588 
-244 752,189 
-245 2,166,438 
-246 5,386,503 
-247 

Total 903,827,523 • 

•This figure is subject to verification by the County Clerk 
of Cook County, Illinois. After verification, the figure shall 
be ~rtified by the County Clerk. 
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• Thirty-two of the remaining 96 non-public buildings in the Added. Project Area had 
rehabilitation/renovation/tenant improvements building permit costs totaling $100,000 or less 
during the 5 year period 1991 through 1995 (which, when added to the 75 non-public buildings 
with no apparent building permit activity and the 28 non-public buildings with $20,000 or less 
in building permit activity, corresponds to 67.8 percent of the 199 non-public buildings in the 
Added Project Area). 

• Of the 64 remaining non-public buildings in the Added Project Area, 45 (70.3 percent) had 
building permit costs totaling less than $5.00 in aggregate per square foot during the 5 year 
period 1991 through 1995. 

• Discussions with representatives of the City building department indicate that the vast majority 
of building permit activity occurring in the Added Project Area since 1991 involves tenant 
improvements and buildout, and not significant building rehabilitation. 

Declining Property Tax Revenues 
• Between 1991 and 1995, the EAV of the Added Project Area decreased by 4.6 percent, or 

approximately $43,370,000. Over this same period, the EAV of the Loop increased by 2.2 
percent and the EA V of the City increased by 1 0. 9 percent. 

• The decline in EA V adversely impacted the property tax revenues generated within the Added 
Project Area. In spite of a higher overall tax rate and an increased State equalization factor for 
Cook County in 1995 as compared to 1991, total property tax revenues generated within the 
Added Project Area were approximately $3,700,000 less in 1995 than in 1991. 

Buildings With Rent Levels Below Those of the Overall Downtown 
• In the Added Project Area, the average gross rent for Class C office buildings listed in one or 

more Chicago commercial office guides is $15.16 per square foot. BOMA's 1996 Rent 
Barometer indicates that the average gross rents per square foot of the downtown as a whole 
and ofClass C buildings in the downtown are $19.95 and $17.38, respectively. 

As evidenced above and throughout this Part A, the Added Project Area is not yet a blighted area, 
but is deteriorating and declining and may become a blighted area. In addition, the Added Project 
Area on the whole has not been subject to growth and development through investment by private 
enterprise. Finally, the Added Project Area would not reasonably be anticipated to be developed 
without the adoption of this redevelopment plan for the Added Project Area. 
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VII. FINANCIAL IMP ACT 

Without the adoption of the Central Loop Redevelopment Plan and TIF, the Added Project Area is 
not reasonably expected to be redeveloped by private enterprise. In the absence of City-sponsored 
redevelopment initiatives there is a prospect that conservation factors Will continue to exist and 
spread, and the Added Project Area on the whole and adjacent properties will become less attractive 
for the maintenance and improvement of existing buildings and sites. In the absence of City
sponsored redevelopment initiatives, erosion of the assessed valuation of property in and outside of 
the Added Project Area could lead to a reduction of real estate tax revenue to all taxing districts. 

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

The Redevelopment Project is expected to have both short- and long-term positive financial 
impacts on the taxing districts affected by this Part A. In the short-term, the City's strategic use of 
TIF can be expected to stabilize existing assessed values in the Added Project Area, thereby 
stabilizing the existing tax base for local taxing agencies. In the long-term, after the completion of 
all redevelopment improvements and activities, Redevelopment Projects and the payment of all 
Redevelopment Project Costs and municipal obligations, the taxing districts will benefit from an 
enhanced tax base which results from the increase in EA V caused by the Redevelopment Projects. 
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VIII. DEMAND ON TAXING DISTRICT SERVICES 

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

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

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

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

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

Board of Education of the City of Chicago. General responsibilities of the Board of 
Education include the provision, maintenance and operations of educational facilities and 
the provision of educational services for kindergarten through twelfth grade. 

Chicago Park District. The Park District is responsible for the provision, maintenance and 
operation of park and recreational facilities throughout the City and for the provision of 
recreation programs. 

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

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

· sanitation service; building, housing and zoning codes, etc. 

In addition to the major taxing districts summarized above, the City of Chicago Library Fund, the 
Chicago Urban Transportation District, Special Service Area 1 (State Street Mall) and Special 
Service Area 12 (Central Area Circulator) have taxing jurisdiction over part or all of the Added 
Project Area. The City of Chicago Library Fund (formerly a separate taxing district from the City) 
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and the Chicago Urban Transportation District no longer extend taxing levies but continue to exist 
for the purpose of receiving delinquent taxes. 

Non-residential development, such as retail, commercial service, office, hotel, public and 
institutional uses, should not cause increased demand-for services or capital improvements on any 

of the taxing districts named above except for the Water Reclamation District. Replacement of 
vacant and underutilized buildings and sites with active and more intensive uses will result in 
additional demands on services and facilities provided by the Water Reclamation District. 
However, it is expected that any increase in demand for treatment of sanitary and storm sewage 
associated with the Added Project Area can be adequately handled by existing treatment facilities 
maintained and operated by the Water Reclamation District. 

Residential development may cause increased demand for services or capital improvements to be 
provided by the Board of Education, Community College District 508, Chicago Park District and 
City. It is anticipated that the type and amount of new residential development would primarily 
appeal to young professionals, professionals without children and empty-nesters, thereby not 
creating a large increased demand for services and capital improvements provided by the Board of 
Education. New private investment in residential and non-residential development, and public 
investment in infrastructure improvements may increase the demand for public services or capital 
improvements provided by the City and the Chicago Park District within and adjacent to the Added 
Project Area. These public services or capital improvements may include, but are not necessarily 
limited to, the provision of additional open spaces and recreational facilities by the Chicago Park 
District. There may also be an increased. use of streets throughout the Added Project Area; this 
concern is addressed in this Part A. However, it is not possible at this time to predict, with any 
degree of reliability, (i) the number or timing of new or rehabilitated residential buildings that may 
be added within the Added Project Area, or (ii) the increased level of demand for services or capital 
improvements to be provided by any taxing district as a result therefrom. 

Because the scale and mix of development in the Added Project Area cannot be predicted with 
certainty as of the date of this Part A, the scope of the financial impact on taxing districts and 
increase in demand for services provided by those districts cannot be quantified at this time, As a 
result, the City has not developed, at present, a specific plan to address such impact or increased 

demand. 

However, as described more fully ip. Section V.B.2, Redevelopment Improvements and Activities-
Provision of Public Works or Improvements, of this Part A, the City plans to provide public 
improvements and facilities to service the Added Project Area. Such improvements may mitigate 
some of the additional service and capital improvement demands placed on taxing districts as a 
result of the implementation of this Part A. 
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IX. CONFORMITY OF THE REDEVELOPMENT PLAN FOR 
THE ADDED PROJECT AREA TO LAND USES APPROVED 
BY THE PLANNING COMMISSION OF THE CITY 

This Part A and the Redevelopment Project described herein include land uses which will be 
approved by the Chicago Plan Commission prior to the adoption of the Central Loop 
Redevelopment Plan. 
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X. PHASING AND SCHEDULING 

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

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

As indicated in the Original Redevelopment Plan, the estimated date for completion of 
Redevelopment Projects is no later than March 1, 2007. 
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XI. PROVISIONS FOR AMENDING THIS PART A 

This Part A may be amended pursuant to the Act. 
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XII. AFFIRMATIVE ACTION PLAN 

The City is committed to and will affirmatively implement the following 'principles with respect to 
this Part A: 

A) The assurance of equal opportunity in all personnel and employment actions, including, 
but not limited to: hiring, training, transfer, promotion; discipline, fringe benefits, salary, 
employment working conditions, termination, etc., without regard to race, color, religion, sex, 
age, handicapped status, national origin, creed or ancestry. 

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

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 particular, 
parties engaged by the City shall be required to agree to the principles set forth in this section. 
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EXECUTIVE SUMMARY 

The purpose of this study is to detennine whether the Central Loop Added Project Area (the 
"Added Project Area") qualifies for designation as a "conservation area" within the definition set 
forth in the Tax Increment Allocation Redevelopment Act (the "Act"). The Act is found in Illinois 
Compiled Statutes, Chapter 65, Act 5, Section 11-74.4-1 et. seq, as amended. 

The findings presented in this study are based on surveys and analyses conducted by Trkla, 
Pettigrew, Allen & Payne, Inc. ("TPAP") for the Added Project Area of approximately 138.9 acres 

· located within the central business distriCt of Chicago, Illinois. The Added Project Area consists of 
two subareas containing a total of 24 full and 14 partial blocks. Portions of both subareas are 
contiguous to the North Loop Tax Increment Redevelopment Project Area. Subarea 1 is located 
west of the North Loop Tax Increment Redevelopment Project Area and is generally bounded by 
Franklin Street on the west; Haddock Place on the north; LaSalle Street on the east and Court 
Place on the south. Subarea 2 is located south and east of the North Loop Tax Increment 
Redevelopment Project Area and is generally bounded by Dearborn Street on the west; the 
Chicago River on the north; Michigan A venue on the east; and Congress Parkway on the south. 

Boundaries of the Added Project Area are shown on Figure 1, Boundary Map and a more detailed 
description of the Added Project Area is presented in Section II, "The Central Loop Added Project 
Area." 

As set forth in the Act, "redevelopment project area" means an area designated by the 
municipality, which is not less in the aggregate than 1 112 acres and in respect to which the 
municipality has made a finding that there exist conditions which cause the area to be classified 
as an industrial park conservation area or a blighted area or a conservation area, or a combination 
of both blighted and conservation areas. The Added Project Area exceeds the minimum acreage 
requirements of the Act. 

Central Loop Added Project Area Eligibility Study [January 13, 1997] Page 1 



As set forth in the Act, "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 
percent or more of the structures in the area have an age of 3 5 years or more. Such an area is not 
yet a blighted area but because of a combination of 3 or more of the following factors-
dilapidation; obsolescence; deterioration; illegal use of individual structures; presence of 
structures below minimum code standards; abandonment; excessive vacancies; overcrowding of 
structures and community facilities; lack of ventilation, light or sanitary facilities; inadequate 
utilities; excessive land coverage; deleterious land use or layout; depreciation of physical 
maintenance; or lack of community planning--is· detrimental to the public safety, health, morals 
or welfare and such an area may become a blighted area. 

While it may be concluded that the mere presence of the minimum number of stated factors is 
sufficient to make a finding as a conservation area, this evaluation was made on the basis that the 
conservation factors must be present to an extent which would lead reasonable persons to conclude 
that pqblic intervention is appropriate or necessary. Secondly, the distribution of conservation 
factors throughout the area must be reasonable so that basically good areas are not arbitrarily found 
to be conservation areas simply because of proximity to conservation areas. 

On the basis of this approach, the Added Project Area is found to be eligible as a conservation area 
within the definition set forth in the Act. Specifically: 

• 90.1 percent of the 213 buildings in the Added Project Area are thirty-five years of age or 
older. 

• Of the 14 factors set forth in the Act for conservation areas, 7 are present in the Added 
Project Area. Six factors are present to a major extent and 1 is present to a limited extent. 

• The factors present are reasonably distributed throughout the Added Project Area. 

• All blocks within the Added Project Area show the presence of conservation factors. 

• The Added Project Area includes only real property and improvements thereon substantially 
benefited by the proposed redevelopment project improvements. 

Conservation Factors in the Added Project Area 

Age 
Of the 213 buildings in the Added Project Area, 192 (90.1 percent) are thirty-five years of age 
or older. 
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1. Dilapidation 
Dilapidation as a factor is present to a limited extent in the Added Project Area. Eight of the 
213 buildings in the Added Project Area are in a dilapidated condition. Dilapidated buildings 
are present in 6 of the 38 blocks in the Added Project Area. 

2. Obsolescence 
Obsolescence as a factor is present to a major extent in the Added Project Area. One hundred 
twenty-five of the 213 buildings in the Added Project Area are characterized by obsolescence 
and obsolete buildings are found in 32 of the 38 blocks in the Added Project Area. Obsolete 
platting is found throughout the Added Project Area. 

3. Deterioration 
Deterioration as a factor is present to a major' extent in the Added Project Area. A total of 113 
buildings, or 53.0 percent of the 213 buildings in the Added Project Area, are classified as 
deteriorating or deteriorated. Thirty-two of the 38 blocks in the Added Project Area contain 
deteriorating or deteriorated buildings. Deterioration as a factor is also found in deteriorating 
and deteriorated alleys and sidewalks in the Added Project Area. 

4. Structures Below Minimum Code Standards 
The existence .Of structures below minimum code standards as a factor is present to a major 
extent in the Added Project Area. Forty-two of the 70 structures which were sampled on the 
interior and 5 buildings with advanced exterior defects are below minimum code standards. 
Structures below minimum code standards are present in 22 of the 38 blocks in the Added 
Project Area. 

5. Excessive Vacancies 
Excessive vacancies as a factor is present to a major extent in the Added Project Area. One 
hundred and seven of the 213 buildings in the Added Project Area are more than 20 percent 
vacant. Buildings with excessive vacancies are present in 30 of the 38 blocks in the Added 
Project Area. 

6. Depreciation of Physical Maintenance 
The depreciation of physical maintenance of buildings and site improvements as a factor is 
present to a major extent in the Added Project Area. One hundred thirteen of the 213 buildings 
in the Added Project Area suffer from deferred maintenance and 19 of the 38 blocks in the 
Added Project Area contain deteriorated sections of streets, alleys, sidewalks, cl,ubs or gutters. 
Thirty-three blocks in the Added Project Area contain buildings or site improvements which 
show the depreciation of physical maintenance. 

7. Lack of Community Planning 
Lack of community planning as a factor is present to a major extent throughout the Added 
Project Area. The Added Project Area was developed without the benefit or guidance of a 
community plan with reasonable policies and standards for parcel size and configuration, 
building setbacks, the location and arrangement of off-street loading and service, etc. 
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I. BASIS FOR REDEVELOPMENT 

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

1. That there exists in many municipalities within the State bli2bted and conservation areas; and 

2. That the eradication of blighted areas and the treatment and improvement of conservation areas 
by redevelopment projects are essential to the public interest. 

These findings were made on the basis that the presence of blight or conditions 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 interest, the Act also 
specifies certain requirements which must be met before a municipality can proceed with im
plementing a redevelopment project. One of these requirements is that the municipality must 
demonstrate that a prospective redevelopment project qualifies either as a "blighted area" or as a 
"conservation area" within the definitions for each set forth in the Act (in Section 11-74.4-3). 
These definitions are described below. 

ELIGffiiLITY OF A BLIGHTED AREA 

A blighted area may be either improved or vacant. If the area is improved (e.g., with industrial, 
commercial and residential buildings or improvements), a finding may be made that the area is 
blighted because of the presence of a combination of five or more of the following fourteen factors: 

• Age 

• Dilapidation 

• Obsolescence 

• Deterioration 

• Illegal use of individual structures 

• Presence of structures below mininmm code standards 

• Excessive vacancies 

Central Loop Added Project Area Eligibility Study (January 13, 1997] Page 5 



• Overcrowding of structures and community facilities 

• Lack of ventilation, light, or sanitary facilities 

• Inadequate utilities 

• Excessive land coverage 

• Deleterious land-use or lay-out 

• Depreciation of physical maintenance 

• Lack of community planning. 

If the area is vacant, it may be found to be eligible as a blighted area based on the finding that the 
sound growth of the taxing districts is impaired by one of the following criteria: 

• A combination of 2 or more of the following factors: obsolete platting of the vacant land; 
diversity of ownership of such land; tax and special assessment delinquencies on such land; 
flooding on all or part of such vacant land; deterioration of structures or site improvements 
in neig~boring areas adjacent to the vacant land. 

• The area immediately prior to becoming vacant qualified as a blighted improved area. 

• The area consists of an unused quarry or unused quarries. 

• The area consists of unused railyards, rail tracks or railroad rights-of-way. 

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

• 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. 

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

ELIGIBILITY OF A CONSERVATION AREA 

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

• Obsolescence 

• Deterioration 

• Illegal use of individual structures 

• Presence of structures below minimum code standards 

• Abandonment 

• Excessive vacancies 

• Overcrowding of structures and community facilities 

• Lack of ventilation, light, or sanitary facilities 

• Inadequate utilities 

• Excessive land coverage 

• Deleterious land-use or lay-out 

• Depreciation of physical maintenance 

• Lack of community planning. 

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

1. The minimum number of factors must be present and the presence of each must be 
documented; 

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

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

It is also important to note that the test of eligibility is based on the conditions of the area as a 
whole; it is not required that eligibility be established for each and every property in the project 
area. 
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II. THE CENTRAL LOOP ADDED PROJECT AREA 

The Added Project Area is comprised of two subareas. Subarea 1 consists of 1 full and 6 partial 
blocks and is located west of the North Loop Tax Increment Redevelopment Project Area. Subarea 
1 is generally bounded by Franklin Street on the west; Haddock Place on the north; LaSalle 
Street on the east and Court Place on the south. Subarea 1 also includes buildings located at 304 
and 308 West Randolph and the buildings fronting the west side of Franklin Street between 
Randolph Street and Couch Place. 

Subarea 2 is located south and east of the North Loop Tax Increment Redevelopment Project Area 
and consists of 23 full and 8 partial blocks. Subarea 2 is generally bounded by Dearborn Street 
on the west; the Chicago River on the north; Mic:higai"~: Avenue on the east; and Congress 
Parkway on the South. Subarea 2 also includes the buildings along the east side of Michigan 
Avenue between Wacker Place and Wacker Drive; the Monadnock Building (53 West Jackson 
Boulevard); and the three block area bounded by LaSalle Street on the west, Van Buren Street on 
the north, Dearborn Street on the east and Congress Parkway on the south. 

The Added Project Area contains 213 buildings situated on 138.9 acres and consists of various 
uses, including office, retail, service commercial, professional, governmental, cultural and 
educational. A portion of the Added Project Area is located within the City's historic Loop and 
contains many of the City's oldest office and retail buildings as well as a wide variety of local, 
state and federal landmarks. 

The Added Project Area includes a total of 57 "competitive" (defined as having more than 
100,000 square feet of rentable space) office buildings containing more than 15.9 .million square 
feet of office space, or approximately 14.6 percent of the total downtown market. Several classes 
of buildings exist within the Added Project Area. Class A space typically includes the most 
prestigious buildings with the highest quality standard finishes and mechanical systems. These 
buildings compete for premier office users. Only one building in the Added Project Area is 
considered to be Class A- The Chicago Bar Association Building. Class B buildings compete 
fQr a wide range of users. Building finishes are fair to good, and mechanical systems are · 
adequate. Fourteen buildings in the Added Project Area are classified as Class B buildings, 10 of 
which were built in the early 1900s and substantially rehabbed to bring them up to Class .fl 
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standards. Seven of these rehabbed buildings, including the Santa Fe Building, Peoples Gas 
Building, and Britannica Center, are located along Michigan Avenue. The remaining 42 office 
buildings in the Added Project Area are Class C quality, meaning that the tenants they attract 
require functional space at rents that are typically below the average for the area. These 
buildings often do not have modern mechanical systems and offer few of the amenities associ
ated with modem office buildings. 
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III. ELIGIBILITY SURVEY AND ANALYSIS FINDINGS 

An analysis was made of each of the conservation area eligibility factors listed in the Act to 
determine whether each or any are present in the Added Project Area, and if so, to what extent and 
in what locations. Surveys and analyses conducted by TP AP and Andrew Heard & Associates 
included: 

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

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

3. Analysis of existing uses and their relationships; 

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

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

6. Analysis of vacant sites and vacant buildings; 

7. Analysis of building floor area and site coverage; 

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

9. Interior Building Surveys of70 buildings within the Added Project Area; 

10. Analysis of commercially prepared guides to the Chicago real estate market; 

11. Examination of Cook County Board of Appeal files for assessment year 1994; and 

12. Analysis of building permits issued for the Added Project Area from 1991 through 1995. 

Figure 2 presents the survey form used to record building conditions. 
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Figure 2 
Building Condition Survey Form 

BUILDING CONDITION SURVEY FORM 
A. NAME OF ESTABLISHMENT/ B. PROJECT CLIENT/NAME BLOCK NO l'i\RCEL DI.DG. NO. JIEIGIIT CONST BUILDING NAME 

OCCUPANTS 

OWNER/OCCUPANT/CONTACT ADDRESS DATE OF SURVEY SURVEYOR(SJ 

c. STRUCTURAL DEFECTS- DEGREE AND LOCATION 

~~~~~ ~~~~ ~~ c 
FLRISJ NO. UNITS NO. OCC. ACTN. 

I '):<$ ~ <::>~ ~< "1' ~ OC.;. ~ ~ 1'<?o ~ 1c- 0~ 
2 ~ ~~~~o <~-t: ~~~<~ ~~ 0. <. ~ <: ~~ <. ~ <. 'o ~q.\ ,&~ <. ~ <. ~.., <. ~ <. ~ <. 'f'~ <. ~1>< <. ~~< \ <. o-Y. 
3 
4 

~ ~, ""< ~~ "" ~ • "' . ~ '"' ' ~~ "" ..;. o cq; · <60 ~ o~ o 
u < ~ ~ 

PRIMARY COMPONENTS 
EXTERIOR WAU.S AND STRUC'IUR£ 
EXTERIOR FOUNDATION A/G 
EXTERIOR ROOF-sTRUCTURE 
EXTERIOR COLUMNS 
INTERIOR FOUNDATION 
INTERIOR LOAD-BEARING WALLS/COLUMNS 
INTERIOR FLOORS/STRUCTURE 
INTERIOR ROOF STRUCTURE 
SECONDARY COMPONENTS 
DOORS, FRAMES, Sf!.LS. HEADERS, TRIM 
WINDOWS. STOREfRONTS, SASII, FMMF.S. SII.l.S,TiliM 

f-- - -EXTERIOII S'J'/\IIIS, s-mrs. I'JIIE ESC/\I'I.:S, S"I'IIUCTUIICS 
EXTERIOR CEII.INGS, CANOPIES 
CHIMNEYS, STACKS 
GUTIERS, DOWNSPOUTS 
COI1NJCE. APPURTENANCES, DECORATIVE TRIM 
INTERIOR FLOOR COVERING 
INTERIOR NON-BEARING WALLS, CEILINGS 
INTERIOR STAIRS. RAILINGS, BANI§TERS 

- - - - -



D. MECHANICAL SYSTEMS DEFECTS- DECREE AND LOCATION E. CODE RELATED CONDITIONS- COMPLIANCE CODES 

~. -~ ~~~ 
TRAVEL, EXITS, STAIRS 

% "70 "1¢ ~ ffi :.4 :.4 ¢ ROOM LAYOUT, CEILING HEIGHT <'~ <. 1~ < ~o < ~o{ (. <~ < 1'o..r. <~ ~- ~~_,..¢ < -ro ... < 1'o.4 < ~~ < .,.. LIGIITNENT 

\~~~~~i1;;~f~~~o~~~~J:<~~~~~~~o FIRE SAFETY 
SANITARY CONDITIONS 

1' ~ -~ ~0: ~ '50 ~ ~ ~C' ELECTRICAL 
~\ ,J' "(-.<', C' ~ 0.\ 9v PLUM !liNG 

I'LUMBING i I HEATING 
-DRAINAGE SPRINKLERS 
-WATER SUI'I'I.Y F. FINAL IIIIILI>JNG UATING T,\JIUI.ATION OF m:FECTS I 2 ) 

·I'IXTURJ:;s SOUND PRIMARY COII·II'ONENTS 
.ELECTRICAL DEFICIENT-MINOR REPAIR SECONDARY COMPONENTS 

-SERYICE/SUPPL Y DEFICIENT-MAJOR REPAIR MECIIANICAL SYSTEMS 
-WIRING STRUCT. SUN\BSTANDARD TOTAL 
·FIXTURES/OUTL~IS FIELD EVALUATION ACCESS. lli.OG(S) 

HEATING/1-IVAC EXTERIOR SURVEY OFF STR. PARKING 
-FURNACEII301LER!COMPR. INCOMPL. SURVEY LOADING 
-DUCTS/PIPINGNENTS PHOTOS· COMMENTS- SKETCHES 
·DISTRIBUTION 

ELEVATORS 
·MECHANlCAL EQUIPMENT 
-TYPE/SIZE/ADEQUACY 

G. ELIGII11LITY FACTORS YES NO EXTENT 
AGE 

I. DILAPIDATION 
2. OBSOLESCENCE 
3. DETERIORATION 
4. ILLEGAL USE OF INDIVIDUAL STRUCTURES 
s. PRESENCE OF STRUCTURES nELOW MINIMUM CODE STANDARDS 
6. ABANDONMENT 
7. EXCESSIVE VACANCIES 
8. OVERCROWDING OF STRUCTURES OR COMMUNITY FACILITIES 
.9. LACK OF VENTILATION, LJGIIT OR SANITARY FACII.ITIES 
10. INADEQUATE UTILITIES 
II. EXCESSIVE LAND COVERAGE 
12. DELETERIOUS LAND-USE OR LAYOUT 
13. DEPRECIATION OF PHYSICAL MAINTENANCE 
14. LACK OF COMMUNITY PLANNING 

--



TP AP conducted an exterior building survey of every building in the Added Project Area. Upon 
completion of the exterior surveys, TP AP and Andrew Heard & Associates completed an interior 
building survey of 70 buildings to compare conditions on the interior with those indicated on the 
exterior survey to substantiate the overall findings in the Added Project Area. Interior surveys 
included those buildings determined to be in other than sound condition on the basis of the exterior 
survey and for which access to conduct an interior survey was granted. 

CONSERVATION AREA ELIGIBILITY FACTORS: 

The following statement of findings is presented for each conservation area factor listed in the Act. 
The conditions that exist and the relative extent to which each factor is present are described. 

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

What follows is the summary evaluation of age criteria and the 14 factors for a conservation area, 
presented in order of their listing in the Act. 

Age is a primary and prerequisite factor in determining an area's qualification for designation as a 
conservation area. Age presumes the existence of problems or limiting conditions resulting from 
normal and continuous use of structures over a period of years. Since building deterioration and 
related structural problems can be a function of time, temperature, moisture and level of 
maintenance over an extended period of years, structures which are 35 years or older typically 
exhibit more problems and require greater maintenance than more recently constructed buildings. 
Buildings in the Added Project Area range from 6 to 119 years of age. 

Except for the limited number of unique, older, historic buildings which have been reasonably 
maintained and older buildings which front Michigan A venue and benefit from the lakefront view, 
many of the buildings in the Added Project Area which were built prior to the 1960s have 
significantly higher vacancy rates than the downtown as a whole. These older buildings are difficult 
to maintain; they suffer from obsolescence due to limited size, excessive space occupied by 
stairways, common hall areas and elevators; and they cannot demand the rent levels necessary to 
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make improvements competitive with newer buildings. Many of the older buildings contain public 
or semi-public tenants or not-for-profit businesses and are leased at reduced rent levels. 

Conclusion 

Of the 213 buildings within the Added Project Area, 192, or 90.1 percent, are 35 years of age or 
older. The Added Project Area meets the conservation area prerequisite that more than 50 percent 
of the structures are 3 5 years of age or older. 

Figure 3, Age, illustrates the location of all buildings in the Added Project Area which are more 
than 3 5 years of age. 

lL.. DILAPIDATION 

Dilapidation refers to an advanced state of disrepair of buildings and improvements. Webster's New 
Collegiate Dictionary defmes "dilapidate," "dilapidated" and "dilapidation" as follows: 

• Dilapidate, " ... to become or cause to become partially ruined and in need of repairs, as 
through neglect." 

• Dilapidated, " ... falling to pieces or into disrepair; broken down; shabby and neglected." 

• Dilapidation, " ... dilapidating or becoming dilapidated; a dilapidated condition." 

This section summarizes the process used for assessing building conditions in the Added Project 
Area, the standards and criteria used for evaluation, and the findings as to the existence of dilapida
tion. 

The building condition analysis is based on exterior inspection of the buildings during April, May, 
June and September of 1996, and interior surveys of 70 sample representative buildings. Noted 
during the inspection were structural deficiencies in building components and related 
environmental deficiencies in the Added Project Area. 

1. Building Components Evaluated. 

During the field survey, each component of a subject building was examined to determine whether 
it was in sound condition or had minor, major, or critical defects. Building components examined 
were of two types: 
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Primary Structural 
These include the basic elements of any building: foundation walls, load bearing walls and 
columns, roof and roof structure. 

Secondary Components 
These are components generally added to the primary structural components and are necessary 
parts of the building, including porches and steps, windows and window tm.its, doors and door 
tm.its, chimneys, gutters and downspouts. 

Criteria for Classifying Defects for Building Components 
Each primary and secondary component was evaluated separately as a basis for determining 
the overall condition of individual buildings. This evaluation considered the relative impor
tance of specific components within a building and the effect that deficiencies in such com
ponents have on the remainder of the building. 

2. Building Rating Classifications 

The three categories used in classifying building components and systems and the criteria used in 
evaluating structural deficiencies are described below. 

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

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

Dilapidated 
Buildings which contain major defects in primary and secondary components and mechanical 
systems over widespread areas and within most of the floor levels. The defects are so serious 
and advanced that the building is or conditions within the building are substandard, requiring 
improvements or total reconstruction which may either be infeasible or difficult to correct. 
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Eight ofthe 213 buildings (3.7 percent) in the Added Project Area were found to be in substandard 
(dilapidated) condition. Blocks 106 and 243 each contained 2 dilapidated buildings and each of 
Blocks 102, 104, 213 and 234 contained 1 dilapidated building. 

Conclusion 

Dilapidation as a factor is present in 8 buildings and is present to a limited extent in the Added 
Project Area. Six of the 38 blocks in the Added Project Area contain dilapidated buildings. 

Figure 4, Dilapidation, illustrates the location of substandard buildings in the Added Project Area; 

.C.. OBSOLESCENCE 

Webster's New Collegiate Dictionary defines "obsolescence" as "being out of use; obsolete." 
"Obsolete" is further defined as "no longer in use; disused" or "of a type or fashion no longer 
current." These definitions are helpful in describing the general obsolescence of buildings or site 
improvements in a proposed redevelopment project area. In making findings with respect to 
buildings, it is important to distinguish between functional obsolescence, which relates to the 
physical utility of a structure, and economic obsolescence, which relates to a property's ability to 
compete in the market place. 

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

Economic Obsolescence 
Economic obsolescence is normally a result of adverse conditions which cause some degree of 
market rejection and, hence, depreciation in market values. Typically, buildings classified as 
dilapidated and buildings which contain vacant space are characterized by problem conditions 
which may not be economically curable, resulting in net rental losses and/or depreciation in 
market value. 
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Site improvements, including sewer and water lines, public utility lines (gas, electric and 
telephone), roadways, parking areas, parking structures, sidewalks, curbs and gutters, lighting, etc., 
may also evidence obsolescence in terms of their relationship to contemporary development 
standards for such improvements. Factors of obsolescence may include inadequate utility 
capacities, outdated designs, etc. 

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

1. Obsolete Building Types 

Obsolescence in buildings, because of physical characteristics or economic conditions limiting their 
long-term sound use or reuse, is typically difficult and expensive to correct. The resulting deferred 
maintenance, deterioration and vacancies often have an adverse effect on nearby and surrounding 
development and detract from the physical, functional and economic vitality of the area. 

Functional obsolescence of buildings is present throughout the Added Project Area and is found in 
virtually every type of use found in the Added Project Area. Characteristics which are present in 
obsolete building types include the following: 

• Small, narrow buildings with limited floor plates; 

• Buildings where stairs, elevators and common hall areas occupy an excessive amount of 
each floor plate; 

• Building with inadequate column spacing or floor plans which limit space divisions; 

• Buildings with inefficient or outdated mechanical systems, including the lack of central air 
conditioning, small elevators or the lack of freight elevators; 

• Buildings which lack or which have limited fire and life safety provisions and which would 
be difficult to conform to code compliance. 

• Lack of or inadequate loading facilities; 

• Buildings where access to upper floors is possible only from first floor retail areas; and 

• Floors with limited or no restrooms or restrooms which are accessible only through 
stairwells. 

These buildings are characterized by conditions which limit efficient or economic use according to 
contemporary standards. 
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Economic obsolescence of buildings is present throughout the Added Project Area. The oversupply 
of office space resulting from the building boom of the 1980s has led to increasing competition for 
tenants. As a result, older buildings are being vacated by tenants in favor of the newer, more 
efficient and relatively affordable space in newer buildings. 

Forty-two of the 57 competitive office buildings in the Added Project Area are of Class C quality. 
These Class C office buildings, and most of the smaller retail, service commercial and "non
competitive" office buildings in the Added Project Area, often attract tenants at rents that are 
typically below average for the area, do not have modem mechanical systems, offer few of the 
amenities associated with modem office buildings and offer extremely low returns to the landlords. 
According to BOMA/Chicago's 1996 Rent Barometer, the average net effective rent for Class C 
buildings in downtown Chicago is $3.57 per square foot. The actual return to the landlord, when 
amortized over the term of the lease, averages $2.4 7 per square foot. These low returns make it 
difficult for landlords to pay taxes and adequately maintain their properties, much less finance 
significant improvements to their buildings. The result is often a lack of maintenance, increasing 
vacancies, deterioration and the general disuse of space that is too difficult or expensive to market 
to contemporary standards. 

2. Obsolete Platting 

Most of the Added Project Area was platted well before the tum of the century into blocks 
containing 16 foot alleys and long, narrow lots. Through the years, as technology evolved to allow 
the construction of taller and taller buildings, parcels were split, combined and generally 
reconfigured to suit the building-by-building construction occurring within each block. Today, the 
platting of many of the blocks bears virtually no resemblance to the current configuration of 
buildings. In addition, the narrow width of the lots limits restricts their development by impeding 
efforts to assemble parcels in order to provide significant development sites. Finally, there also 
exist within the Added Project Area 5 blocks that are only 70 feet in width. 

Within the Added Project Area, many rights:-of-way originally platted as streets (e.g. Quincy Street) 
and alleys have been vacated in whole or in part, resulting in a fragmented and incomplete system 
of alleys. 

Conclusion 

Obsolescence as a factor is present to a major extent in the Added Project Area. Obsolescence 
affects 123 of the 213 buildings in the Added Project Area and obsolete buildings are found in 32 
of the 38 blocks in the Added Project Area. Obsolete platting is present throughout the Added 
Project Area 

Figure 5, Obsolescence, illustrates the location of obsolete buildings in the Added Project Area. 
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D.... DETERIORATION 

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

• Deterioration may be evident in basically sound buildings containing minor defects, such 
as lack of painting, loose or missing materials, or holes and cracks over limited areas. 
This deterioration can be corrected through normal maintenance. 

• Deterioration which is not easily correctable and cannot be accomplished in the course of 
normal maintenance may also be evident in buildings. Such buildings may be classified 
as minor deficient or major deficient buildings, depending upon the degree or extent of 
defects. Minor deficient and major deficient buildings include buildings with defects in 
the secondary building components (e.g., doors, windows, fire escapes, gutters and 
downspouts, fascia materials, etc.), and defects in primary building components (e.g., 
foundations, exterior walls, floors, roofs, etc.), respectively. 

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

Deterioration of Buildings 

The analysis of building deterioration is based on the survey methodology and criteria described in 
the preceding section on "Dilapidation." A total of 113 buildings, or 53.0 percent of the 213 
buildings in the Added Project Area, are classified as deteriorating or deteriorated. 

As noted in Table 1, Summary of Building Deterioration, building deterioration exists in 32 of the 
3 8 blocks in the Added Project Area. · 

Deterioration of Alleys 

Field surveys were conducted to identify the condition of all alleys in the Added Project Area. 
Alleys in poor condition include those consisting of original cobblestone surfaces or a combination 
of gravel and earth surfaces, resulting in an irregular surface with depressions, weed overgrowth 
and poor drainage. Alleys with these conditions include the alleys in Blocks 108 and 300, or 2 of 
the 38 blocks in the Added Project Area. 

Deterioration of Sidewalks 

Sidewalks in poor condition include those which are irregular or which contain settled areas, gravel 
sections or cracked areas. Sidewalks with these conditions are present in 17 of the 3 8 blocks in the 
Added Project Area. 
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Table 1: Summary of Building Deterioration 

Tax Building Conditio~_ 

Block No. Of Deteriorated/ 
No. Buildings Sound Deteriorating Dilapidated 
100 12 • 0 12 0 
101 11 3 8 0 
102 8 4 3 I 
103 5 4 I 0 
104 12 5 6 I 
lOS 5 4 I 0 
106 7 2 3 2 
107 4 4 0 0 
108 6 2 4 0 
109 7 3 4 0 
206 7 2 5 0 
213 4 I 2 I 

2241225 8 3 5 0 
233 I 0 0 
234 3 2 0 I 
235 6 3 3 0 
243 8 5 2 
244 I 1 0 0 
245 3 3 0 0 
246 3 2 1 0 
247 1 1 0 0 
300 12 10 2 0 
301 3 2 1 0 
302 3 2 I 0 
303 8 6 2 0 
305 1 I 0 0 
306 10 8 2 0 

309/310 8 5 3 0 
311 6 5 I 0 
312 8 3 5 0 
416 I 0 I 0 
418 2 1 I 0 
429 5 2 3 0 

430/431 IS 2 13 0 
433 4 0 4 0 
443 1 0 0 
445 2 1 0 

463/464 2 I I 0 

Total 213 100 105 8 

Percent 100.0% 47.0% 49.3 3.7% 

*Includes 9 building complex of Carson Pirie Scott store 
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Deterioration of Curbs and Gutters 

Sections of curb and gutters which include broken or missing sections or low, depressed curb areas 
are present in 15 of the 38 blocks in the Added Project Area. 

Deterioration of Street Pavement 

Sections of deteriorated asphalt street pavement include cracked areas, areas with depressions from 
previous excavations and areas with pot holes. Street sections affected by these conditions include 
a 2 block section along VanBuren Street; a section of Wabash Street near Roosevelt University; and 
areas at the intersections of Washington Street and Michigan Avenue, Randolph Street and 
Michigan A venue and Wacker Drive and Michigan A venue. 

Conclusion 

Deterioration as a factor is present to a major extent in the Added Project Area. A total of 113 
buildings, or 53.0 percent of the 213 buildings in the Added Project Area, are classified as 
deteriorating or deteriorated. Thirty-two of the 3 8 blocks in the Added Project Area contain 
deteriorating or deteriorated buildings. Deterioration as a factor is also found in deteriorating and 
deteriorated alleys and sidewalks in the Added Project Area. 

Figure 6, Deterioration, illustrates deterioration within the Added Project Area. 

E..... ILLEGAL USE OF INDIVIDUAL STRUCTURES 

Illegal use of individual structures refers to the presence of uses or activities which are not per
mitted by law. 

Conclusion 

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

E._ PRESENCE OF STRUCTURES BELOW MINIMUM CODE STANDARDS 

Structures below minimum code standards include all structures which do not meet the standards of 
subdivision, building, housing, property maintenance, fire, or other governmental codes applicable 
to the property. The principal purposes of such codes are to require buildings to be constructed so 
that they will be strong enough to support the loads expected from the type of occupancy, to be safe 
for occupancy against fire and similar hazards, and/or to establish minimum standards essential for 
safe and sanitary habitation. Structures below minimum code are characterized by defects or 
deficiencies which threaten health and safety. 
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The presence of structures below minimum code standards as a factor was determined based upon 
the interior surveys of 70 sample buildings. Forty-two of the 70 buildings surveyed on the interior 
were found to lack fire and safety provisions as required by the City's fire and buildings codes. An 
additional 5 buildings with advanced deterioration on the exterior are also below the minimum code 
standards for existing buildings. The following conditions were found to be in non-compliance: 

• Lack of ADA (Americans with Disabilities Act) requirements, including undersized lobbies and 
elevators; elevators without floor identification for the visually impaired; restrooms without 
proper access width, special hardware, or which are four to seven inches above the finished 
floor level; corridors and doors which do not meet minimum widths; and narrow stairs and 
winders. 

• Low floor capacity of 70 lbs. per square foot or elevator capacity of less than 2500 lbs. 

• Insufficient number of required exits; exits through habitable rooms or restrooms; or exits to 
fire escapes through other rooms. 

• Open stairs or enclosed stairs without proper B-label fire rated doors or lack of panic hardware 
and closers. 

• Lack of or inoperable systems of sprinklers or fire alarms. 

• Old, brittle, hazardous, cloth-cased wiring. 

Additional buildings within the Added Project Area may also be below minimum code standards 
but were not observed on the interior as part of the sample interior surveys. Forty-two of the 70 
buildings surveyed on the interior exhibited conditions of structures below minimum code 
standards. 

Conclusion 

The factor of structures below minimum code standards is present to a major extent in the Added 
Project Area. Forty-two of the buildings surveyed on the interior and 5 buildings with advanced 
exterior defects are below minimum code standards. Buildings below minimum code standards are 
found in 22 of the 38 blocks in the Added Project Area. 

Figure 7, Structures Below Minimum Code, illustrates buildings and site improvements which are 
below minimum code standards. 
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G._ EXCESSIVE VACANCIES 

Excessive vacancies as a conservation factor refers to the presence of buildings or sites which are 
unoccupied or not fully utilized and which present _adverse influence on the surrounding area 
because of the frequency or duration of vacancies. Excessive vacancies include properties for 
which little evidence exists for future occupancy or utilization. Excessive vacancies are found 
throughout much of the Added Project Area and are especially prevalent in office, retail and service 
commercial buildings. 

Information regarding vacancy rates of individual buildings was obtained from the Goodman
Williams Group, commercial office guides and property tax appeal files and was supplemented and 
updated by interior and exterior building surveys conducted by TP AP and Andrew Heard & 
Associates. For the 70 interior sampled buildings, vacant space was further detennined based on 
observations of vacant floor areas and tenant space and discussions with building employees and 
building management. Generally, the results of the interior surveys confirmed the vacancy data 
obtained from the commercial office guides and property tax appeal records. However, since the 
data obtained from commercial office guides and property tax appeal records were at least 6 months 
to one year old, vacancy rates observed in interior and exterior surveys conducted by TP AP and 
Andrew Heard & Associates may differ from vacancy rates contained in the commercial office 
guides and property tax appeal records. Where differences in vacancy rates occurred and the actual 
vacancy rate of a building was uncertain, the more conservative (i.e. lower) vacancy rate was used. 

Competitive Office Buildings 

Vacancy rates of "competitive" office buildings (office buildings with more than 100,000 square 
feet) in the Added Project Area have been increasing since 1988. The 15 Class A and B buildings 
in the Added Project Area had a combined vacancy rate of 9 percent in 1988. The vacancy rate 
increased steadily to 19 percent in 1995. Vacancy trends for the 42 Class C buildings in the 
Added Project Area show an even more troubling trend. In 1988, the vacancy rate in these Class 
C buildings was 16 percent. By 1995, the rate had increased to 29 percent. Nearly one third of 
the space in these Class C buildings stands vacant. Ten Class C buildings in the Added Project 
Area currently have vacancy rates of 50 percent or more. In contrast, in 1988 only one building 
was more than 50 percent vacant. 

Consistent with rising vacancy rates, absorption of space has been negative for the office 
buildings in the Added Project Area for every year since 1988. Absorption, which measures the 
net change in occupied square feet, is the best indicator of demand for space. Negative 
absorption indicates that more tenants are leaving the area than are moving into it. In 1995, 
absorption in the Added Project Area was negative 85,349 square feet, while absorption for the 
downtown was positive 679,602 square feet. In 1994, absorption in the Added Project Area was 
negative 166,768 square feet, while absorption for the downtown was positive 2,914,042 square 
feet. 
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Relative to the Chicago metropolitan area as a whole and to much the national office market, 
downtown Chicago's office vacancy rate is excessive. Relative to downtown Chicago, the Added 
Project Area's office vacancy rate is excessive. This study assumes that office buildings in the 
Added Project Area which are 20 percent or mor~. vacant--nearly 2 percentage points above 
downtown Chicago's June 1996 vacancy rate of 18 percent --reflect excessive vacancies as a 
conservation factor. 

Retail, Commercial Service and Smaller Office Buildings 

Comparative vacancy figures for smaller (non "competitive") office buildings and commercial 
service and retail buildings are difficult to obtain. TPAP's analysis assumes that, as in the case of 
competitive office buildings, vacancy rates which equal or exceed 20 percent within these smaller 
buildings in the Added Project Area reflect excessive vacancies as a conservation factor. 

Conclusion 

Tax appeal records and interior surveys indicate that 12 buildings (5.6 percent of all buildings in the 
Added Project Area) are entirely vacant; only one of these buildings appears to be in the process of 
being renovated. Fourteen buildings (6.6 percent of all buildings in the Added Project Area) are 
between 80 and 99 percent vacant. Twenty-one buildings (9.9 percent of all buildings in the Added 
Project Area) are between 60 and 79 percent vacant. Twenty-four buildings (11.3 percent of all 
buildings in the Added Project Area) are between 40 and 59 percent vacant. Thirty-six buildings 
(16.9 percent of all buildings in the Added Project Area) are between 20 and 39 percent vacant. In 
addition, the south one-half of the block bounded by Dearborn, Monroe, State and Adams Streets 
has remained undeveloped since the demolition of its improvements in 1985. 

While vacancy rates within many segments of the Chicago metropolitan office market have 
improved over the last few years, vacancy rates within the Added Project Area have not. The 
Added Project Area has an 8 year history of negative absorption in competitive office space and 
contains more than 7 5 smaller office, retail service and retail buildings which are 20 percent or 
more vacant. In addition, many buildings contain above-grade office or retail space which is 
unusable or usable only for storage and for which there are no apparent plans for rehabilitation or 
renovation. 

The factor of excessive vacancies is present to a major extent in the Added Project Area. Of the 
total213 buildings, 107, or 50.2 percent, contain vacant floor areas of20 percent or more. Thirty of 
the 38 blocks in the Added Project Area contain buildings with excessive vacancies. 

Figure 8, Excessive Vacancies, illustrates buildings in the Added Project Area which are 20 percent 
or more vacant. 
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lL._ OVERCROWDING OF STRUCTURES AND COMMUNITY FACILITIES 

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

Conclusion 

No conditions of overcrowding of structures and community facilities have been documented as 
part of the exterior surveys and analyses undertaken within the Added Pr~ject Area. 

L... LACK OF VENTILATION, LIGHT, OR SANITARY FACILITIES 

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

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

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

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

Conclusion 

The factor of lack of ventilation, light, or sanitary facilities is not documented as part of this 
eligibility study. 
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J._ INADEQUATE UTILITIES 

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

Conclusion 

No conditions of inadequate utilities have been documented as part of the exterior surveys and 
analyses undertaken within the Added Project Area. 

K..... EXCESSIVE LAND COVERAGE 

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

While lot coverage, building setback, front, side or rear yard requirements may not comply with 
current zoning practices of the City, the Added Project Area developed prior to existing 
requirements and is consistent with older, developed sections of the greater Loop area. 

Conclusion 

No conditions of excessive land coverage have been documented as part of the survey and analysis 
undertaken within the area. 

k. DELETERIOUS LAND-USE OR LAYOUT 

Deleterious land-uses include all instances of incompatible land-use relationships, buildings oc
cupied by inappropriate mixed uses, or uses which may be considered noxious, offensive or en
vironmentally unsuitable. 
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Deleterious layout includes evidence of improper or obsolete platting of the land, inadequate street 
layout, and parcels of inadequate size or shape to meet contemporary development standards. It 
also includes evidence of improper layout of buildings on parcels and in relation to other buildings. 

Conclusion 

While deleterious layout is described in the "Obsolescence" and "Lack of Community Planning" 
sections of this study, the factor of deleterious land use was not found to be sufficiently present 
throughout the Added Project Area to be documented as part of this study. 

M.... DEPRECIATION OF PHYSICAL MAINTENANCE 

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

The presence of this factor within the Added Project Area includes: 

• Buildings. Of the 213 buildings in the Added Project Area, 113 suffer from deferred 
maintenance of windows, doors, store fronts, exterior walls and related decorative stone or terra 
cotta facade material, cornices, fire escapes, steps, loading docks, roof areas, fascias and 
mechanical systems. 

• Streets. alleys. sidewalks. curbs and gutters. Deteriorated sections of these public improvements 
are present in 21 of the 3 8 blocks in the Added Project Area. 

Conclusion 

The depreciation of physical maintenance of buildings and site improvements as a factor is present 
to a major extent in the Added Project Area. 113 of the 213 buildings in the Added Project Area 
suffer from deferred maintenance and 21 of the 38 blocks in the Added Project Area contain 
deteriorated sections of streets, alleys, sidewalks, curbs or gutters. Thirty-three blocks in the Added 
Project Area contain buildings or site improvements which show the depreciation of physical 
maintenance. 

Figure 9, Depreciation of Physical Maintenance, illustrates the presence of the factor in the Added 
Project Area. 

Central Loop Added Project Area Eligibility Study [January 13, 1997] Page 33 



DEPRECIATION OF PHYSICAL MAINTENANCE 

~~ BUILDINGS C~CTERIZED BY DEFERRED MAINTENANCE 

lummj DEFERRED MAJNTENAN~E OF PU~LIC 
~ IMPROVEMENTS- STREETS, ALLEYS, SIDEWALKS • 
~ NORTli LOOP REDEVELOPMENT PROJECT AREA 

I ....... i ADDED AREA 

Figure 9 
Depreciation of Physical Maintenance 

Tax Increment Financing Redevelopment Project 

rev. 9.27.96 
5.16 

Prepared by: Trk/11, Pettigrew, A lion & P11yne, Inc. 

r~4·0·0.----.oo· m 
tCIIt 



N._ LACK OF COMMUNITY PLANNING 

The Added Project Area was developed more than eighty years ago prior to the existence of a 
conununity plan. The blocks in and around the Added Project Area were originally platted and 
developed on a parcel-by-parcel and building-by-building basis with little evidence of coordination 
and planning among buildings and activities. The lack of conununity planning prior to the 
development of the area has contributed to some of the problem conditions described throughout 
this study which characterize the entire Added Project Area. 

Lack of conununity planning is present throughout the Added Project Area. The Added Project 
Area consists of small, congested blocks with a disproportionate and excessive amount of area 
devoted to street and alley right-of-way. Of the total 138.9 acres in the Added Project Area, 
approximately 66.19 acres are devoted to streets and alleys and 72.7 acres remain for development. 
Five blocks are very narrow and contain long, narrow buildings as a result. These blocks include 
the blocks separated from adjacent blocks by Federal Street and Plymouth Court, two partial streets 
which are similar in width to most downtown alleys. Seven blocks do not contain alleys to allow 
access to the rear of all buildings. Loading and delivery and servicing of buildings is extremely 
difficult during peak delivery hours, with delivery trucks blocking alleys, forcing other vehicles to 
double park on adjacent streets, or servicing buildings by over the sidewalk loading and delivery. 
Loading docks are limited to the larger buildings only. Several alleys and small sections of alley 
between buildings are narrow, resulting in building damage to exterior walls. On some of the older 
blocks located along State Street~ Wabash Street, Lake Street and Franklin Street, buildings are 
narrow and abut each other which reduces the availability of light and ventilation due to the lack of 
windows along the length of the entire building. Center light wells are limited within these older 
block sections. 

Conclusion 

The lack of conununity planning is present to a major extent throughout the entire Added Project 
Area. 
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IV. DETERMINATION OF ADDED PROJECT AREA 
ELIGIBILITY 

The Added Project Area meets the requirements of the Act for designation as a "conservation area." 
Over 50 percent of the buildings are 35 years in age or older. Of the total 213 buildings in the 
Added Project Area, 192 (90.1 percent) are thirty-five years of age or older. In addition to age, there 
is a reasonable presence and distribution of 7 of the 14 factors listed in the Act for improved areas. 
These conservation factors include the following: 

1. Dilapidation 
2. Obsolescence 
3. Deterioration 
4. Structures below minimum code standards 
5 Excessive vacancies 
6. Depreciation of physical maintenance 
7. Lack of Community Planning 

A summary of conservation factors by block is contained in Table 2, Distribution of Conservation 
Factors and in Figure 10, Summary ofConservation Factors. 

The eligibility findings indicate that the Added Project Area is in need of revitalization and guided 
growth to ensure that it will contribute to the long-term physical, economic, and social well-being 
of the City. The Added Project Area is not yet a blighted area but is deteriorating and declining and 
may become a blighted area. All factors indicate that the Added Project Area as a whole has not 
been subject to growth and development through investment by private enterprise, and would not 
reasonably be anticipated be developed without public action. 
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Table 2: Distribution Of Conservation Factors 
Central Loop Added Project Area 

BLQCK NUMBERS 

C~m~filrvatign Factors 100 101 1!l2. .103 104 ill 1fi2 1.01 .lllH 
Age • • • • • • • • • 

Qth~r EactQIS 

1. Dilapidation 0 0 0 

2. Obsolescence • • • 0 • • 0 • 
3. Deterioration 0 • • 0 • 0 • • 
4. Illegal use of 

individual structures 

5. Structures below 
minimum code 0 0 0 0 0 0 0 

6. Abandonment 

7. Excessive vacancies • • • 0 • 0 0 0 • 
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 0 • 0 0 • • • 

14. Lack of community 
planning • • • • • • • • • 

Not present or not examined 

0 Present to a limited extent 

• Present to a major extent 
--continued--
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BLOCK NUMBERS 

CDns~rvation EactDr~ l.D2 ~ 213 224/225 ill ~ us ~ 
Age • • • • • • • • 

Oth~r E"'ctQIS 

1. Dilapidation 0 0 0 

2. Obsolescence • • • • 0 • • • 
3. Deterioration • • • • • 0 • 
4. Illegal use of 

individual structures 

5. Structures below 
minimum code 0 0 0 0 • 0 0 

6. Abandonment 

7. Excessive vacancies 0 • • • • 0 • 
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 • 0 • 0 0 0 0 • 

14 Lack of community 
planning • • • • • • • • 

Not present or not examined 

0 Present to a limited extent 

• Present to a major extent 

--continued--
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BLOCK NUMBERS 

C~msenati2n Eact2rs 244 245 lli ill 3.0!! 3!!1 302 303 lQS 

Age 0 • • • • • • 
Oth~r Eactor::~ 

1. Dilapidation 

2. Obsolescence 0 0 • • 0 0 

3. Deterioration 0 0 0 0 

4. Illegal use of 
individual structures 

5. Structures below 
minimwn code 0 0 0 0 

6. Abandorunent 

7. Excessive vacancies • • • • 0 

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 0 0 0 0 0 0 

14 Lack of community 
planning • • • • • • • • • 

Not present or not examined 

0 Present to a limited extent 

• Present to a major extent 

--continued--
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BLOCK NUMBERS 

Cons~o:ation Ea~tors 3!!6. 302/310 ill 3ll ill 418. ill ~30/431 

Age • • • • • 0 • • 
Other Factors 

1. Dilapidation 

2. Obsolescence • • • • 0 • • 
3. Deterioration 0 0 0 • • 0 • • 
4. Illegal use of 

individual structures 

5. Structures below 
minimwn code 0 0 • 

6. Abandonment 

7. Excessive vacancies • 0 0 • • • • 
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 0 0 • • • 0 • • 

14 Lack of community 
planning • • • • • • • • 

Not present or not examined 

0 Present to a limited extent 

• Present to a major extent 

--continued--
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Figure 10 . 
Summary of Conservation Factors 

5, 
&. 
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Tax Increment Financing Redevelopment Project 
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EXCESSIVE VACANCIES 
DEPRECIATION OF PHYSICAL MAINTENANCE rev, 9.27.96 
LACK OF COMMUNITY PLANNING . · :us 

Prepared by: Trlda, Pettigrew, Allen & P•yne, /ne. 
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BLOCK NUMBERS 

Cons~nation Eactors ill ffi 4.45 M!3l46~ 

Age • • • • 
Other Factors 

l. Dilapidation 

2. Obsolescence • 0 • 
3. Deterioration • • • • 
4. Illegal use of 

individual structures 

5. Structures below 
minimmn code 0 

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 • • • • 

Not present or not examined 

0 Present to a limited extent 

• Present to a major extent 
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PARTB 

AMENDMENTS TO ORIGINAL REDEVELOPMENT PLAN 

The following amendments are hereby made to the Original Redevelopment Plan; provided, 
however, that no such amendment shall be applicable to or affect the Designated Agreements 
(defined below) unless and until the applicable redeveloper or redevelopers (or any successor 
thereto) and the City, acting through the Commissioner of the Department of Planning and 
Development, mutually agree in writing to make such amendment effective as to such agreement. 
For purposes of this Part B, the term "Designated Agreements" shall mean the following 
Redevelopment Agreements, as amended from time to time: (a) that certain Redevelopment 
Agreement dated as of October 24, 1990, between the City and Chicago Theater Group, d/b/a The 
Goodman Theater, (b) that certain Redevelopment Agreement dated as of October 24, 1990, among 
the City, 161 North Clark Street Limited Partnership and 181 North Clark Street Limited 
Partnership, (c) that certain Redevelopment Agreement dated as of October 22, 1987, between the 
City and FN Venture, as amended by letter agreement dated Dece~pber 28, 1989, and (d) that 
certain Redevelopment Agreement dated as of November 30, 1994, between the City and 
Commonwealth Edison Company. 

Amendment # 1 The following paragraph is hereby added at the end of Section III of the 
Original Redevelopment Plan entitled "Redevelopment Project Area Goals 
and Objectives": 

"Effective upon the adoption of the Central Loop Tax 
Increment Financing Redevelopment Project and Plan, 
Section III of this Redevelopment Plan and Project is hereby 
deleted in its entirety and is replaced by Part A, Section IV of 
the Central Loop Tax Increment Financing Redevelopment 
Project and Plan, which Part A, Section IV is hereby 
incorporated into this Section III by reference as if fully set 
forth herein, except that wherever the terms 'Added Project 
Area' and 'this Part A' appear, they shall be deemed to mean 
the 'Redevelopment Project Area' and 'this Redevelopment 
Plan and Project', respectively." 
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Amendment #2 

Amendment #3 

The following paragraph is hereby added at the end of Section V of the 
Original Redevelopment Plan entitled "North Loop Redevelopment 
Project": 

-
"Effective upon the adoption of the Central Loop Tax 
Increment Financing Redevelopment Project and Plan, 
Section V of this Redevelopment Plan and Project is hereby 
deleted in its entirety and is replaced by Part A, Section V of 
the Central Loop Tax Increment Financing Redevelopment 
Project and Plan, which Part A, Section V is hereby 
incorporated into this Section V by reference as if fully set 
forth herein, except that (i) wherever the terms 'Added 
Project Area' and 'this Part A' appear, they shall be deemed 
to mean the 'Redevelopment Project Area' and 'this 
Redevelopment Plan and Project', respectively, and (ii) the 
second paragraph of Subsection E of Section V shall be 
omitted from such incorporation by reference; provided, 
however, that the subsections of Section V of this 
Redevelopment Plan and Project entitled 'Issuance of 
Obligations,' 'Most Recent Equalized Assessed Valuation of 
Properties in the Redevelopment Project Area' and 'Table 2-
Block Summary of 1982 Equalized Assessed Values and 
Property Tax Revenues' shall remain in full force and 
effect." 

The following paragraph is hereby added at the end of Section VI of the 
Original Redevelopment Plan entitled "Phasing and Scheduling of 
Redevelopment Project": 

"Effective upon the adoption of the Central Loop Tax 
Increment Financing Redevelopment Project and Plan, 
Section VI of this Redevelopment Plan and Project is hereby 
deleted in its entirety and is replaced by Part A, Section X of 
the Central Loop Tax Increment Financing Redevelopment 
Project and Plan,. which Part A, Section X is hereby 
incorporated into this Section VI as if fully set forth herein, 
except that wherever the term 'Added Project Area' appears, 
it shall be deemed to mean 'Redevelopment Project Area'." 
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PARTC: ESTIMATED REDEVELOPMENT PROJECT 
COSTS 



Table 2: Estimated Redevelopment Project Costs 
Central Loop Redevelopment Project Area 
Chicago, Illinois 

[I] [2] 
Original Additional Total 

Project Project Project 
Program Action/Improvement (in $l,OOO's) Costs Costs Costs 

Acquisition, Demolition, Site Prep and Relocation 171,000 30,000 201,000 
Rehabilitation of Theatres 14,500 60,000 74,500 
Rehabilitation of Landmarks n.a. 20,000 20,000 

Other Rehabilitation/Conversion/Reconstruction n.a. 60,000 60,000 

Job Training n.a. 3,000 3,000 
Bus Station Relocation 17,500 n.a. 17,500 
Service Tunnel 3,000 n.a. 3,000 

Utility Adjustments 3,000 n.a. 3,000 
Surface right-of-way improvements 2,000 n.a. 2,000 
Riverfront improvements and pedestrian 2,000 n.a. 2,000 

walkways 
Public Improvements/Public Works/ n.a. 52,000 52,000 
Capital Costs 
Transit Improvements 6,500 49,000 55,500 
Planning, Legal, Studies,Administrative 2,000 6,000 8,000 

Financing (net capitalized interest) 53,000 n.a. 53,000 

Contingencies 8,500 

Interest Subsidies 20,000 20,000 

Gross Project Cost 283,000 300,000 583,000 

Less: Disposition Proceeds 57,000 57,000 

Net Project Cost 226,000 300,000 526,000 

[1] The costs set forth in this column are the Estimated Project Costs set forth in the Original Redevelopment Plan. 
[2] The costs set forth in this column are costs estimated to be incurred in the Original Project Area and the Added 

Project Area, in addition to those costs set forth in Column [1]. 
[3] Total Project Costs exclude any additional fmancing costs, including any interest expense, capitalized interest 

and costs associated with optional redemptions. These costs are subject to prevailing market conditions and 
are in addition to Total Project Costs. Total Project Costs are inclusive of redevelopment project costs in con
tiguous redevelopment project areas that are permitted under the Act to be paid from incremental property taxes. 

* The Total Project Cost is intended to provide an upper esti;pate of expenditures. Within this upper estimate, 
adjustments may be made in line items without amending this Central Loop Redevelopment Plan. 

[3] 

* 
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I. 
INTROCUcriON 

The City of Chicago is recogn~zed throughout the world as the urban 
center of America'a heartland, serving as a focal point of commerce, industry, 
finance, culture and education. It is also known for its neighborhoods and 
its diversity of nationalities, races and religions, as well as its economic 
wealth and vitality. 

One of the most well-known symbols of Chicago's historic prominence and 
prost:erity is the "U>op," an area circumscribed on four sides by an elevated 
conmuter rail facility known simply in Chicago and elsewhere as the "el." The 
"Loop" is the heart of Chicago's Central Business District. 

While much of the "Loop" area continues to thrive, the north central 
portion, kncwn as the North Loop, has declined. Age, ooool escence, decay and 
other blighting factors now characterize this once irm;x:>rtant area. To date, 
private investment has not occurred to any major extent in any block in ~~e 
North Loop except those in which the City has made a substantial investment of 
public funds. Development through investment by private enterprise cannot be 
anticipated to occur without the substantial investment of additional public 
funds in accordance with a City redevelopment plan. 

The City has been provided with a vehicle enabling it to raise public 
funds to utilize in redevelopment efforts. This is the Real Propertv Tax 
Increment Allocation Redevelopment Act of the State of Illinois (hereinafter 
referred to as the "Act11

). 'Ibis Act became effective in 1977. It provides a 
means for municipalities, after the approval of a "Redevelopment Plan and 

. Project," to redevelop blighted areas when these areas are then designated 
"Redevelopment Project Areas" by using new tax revenues generated by 
redevelopment for public redevelopment project costs. Since these costs are 
paid for by revenues derived from the increase in value of redeveloped 
properties, no additional tax burden is placed on any taxpayer other than the 
owners of redevelot:ed properties which have increased in fair market value. 
'Ibis method of raising funds is called tax increment financing. 

After a blighted area is designated as a Redevelopment Project Area and 
tax increment financing is adopted, all taxing districts continue to receive 
the tax revenue they received prior to redevelopnent from real property in the 
area. The new tax revenue generated by the application of tax rates to the 
increase in assessed values due to redevelopnent is described as tax increnent 
revenue. As soon as more tax increment revenue is received than is necessary 
to pay for redevelopment project costs and principal and interest on 
obligations issued to pay for such costs, the excess revenue is distributed to 
taxing districts which have real ~roperty in the redevelopment project are~ 
'!bus, all taxing districts are the beneficiaries of the redevelopment. 'Ihe 
increase in the downtown tax base also helps to minimize the real property tax 
burden on the homeowners in the neighborhoods. 
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The City has initiated positive action to bring about the redevelopment 
of the North Loop. In 1979 the City Council authorized a North Loop 
redevelopment project. In 1981 the City issued $55,000,000 of general 
obligation bond anticipation notes to pay for redevelopment project costs 
prior to the final adoption of a redevelopment project area as defined in the 
Act. In 1982 the City issued $65,000,000 gf general obligation·bonds to pay 
the principal of and the final interest payment on the bond anticipation 
notes, and in order to finance such redevelopment project costs. 

This North·Loop Tax Increment Area Redevelopment Plan and Project 
(hereinafter referred to as the "Redevelopment Plan") has been formulated in 
accordance with the provisions of the Act. 'Ibis Redevelo:;:ment Plan describes 
the activities which have previously taken place in the North Loop in 
anticipation of the adoption of a redevelopment plan. It is a guide to all 
proposed public and private actions in the North Loop. 

In addition to describing the objectives of the North Loop redevelopment, 
the Redevelopment Plan sets forth the overall program to be undertaken to 
accomplish these objectives. 'Ibis program is the "Redevelopnent Project." 

This Redevelopment Plan also specifically describes a North Loop Tax 
Increment Redevelopment Project Area (hereinafter referred to as the 
"Redevelopment Project Area") within the North Loop which meets the 
eligibility requirements of the Act. The Redevelopment Project Area is to 
include five full blocks and parts of four other blocks. Its boundaries are 
described in Section II of this Redevelopment Plan and shown on the Boundary 
Map, Exhibit 1. After its approval of the Redevelo-r;:ment Plan and Project, the 
City Council then formally designates the Redevelopment Project Area. 

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

1. On a coordinated rather than on a piecemeal basis to ensure that the 
land-use, pedestrianway, access, circulation, parking, service and 
urban design systems will functionally come together, meeting 
modern-day principles and standards. 

2. On a reasonably comprehensive and integrated basis to ensure that 
blight and blighting factors are eliminated. 

3. Within a reasonable and defined time period so that the area may 
contribute productively to the economic vitality of the City. 

Many of the existing office buildings within the Redevelopnent Project 
Area have inefficient floor layouts, much deferred maintenance and high 
vacancy rates. There has been a general decline in quality of merchandising 
in the area and marginal space uses have increased. A large proportion of the 
land area is taken up by parking lots and garages. All of this has resulted 
in a reduction in the amount of real estate tax revenue and the number of jobs 
that should be expected in this downtown location. 

-The Redevelopment Project Area is not perceived as an attractive or safe 
area, particularly after office hours. State Street retail sales volumes and 
the quality of merchandise have fallen, and entertainment and cultural 
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facilities and prograrraning have severely deteriorated. Major improvements are 
mandatory to reverse these trends. 

Notwithstanding the lack of growth in retail sales and activity along 
State Street and the current decline of entertainment activities, the North 
Loop retains a number of assets and advantages. State Street remains unique 
in its concentration of retail activities and facilities. It offers an 
extraordinary opportunity for public-private partnership in renewal, 
redevelopment ard conservation. 

In addition to North State Street, there are a nmnber of other nearby 
commercial aeras of significance which bear on the future of the North Loop: 
the extended office uses to the south along LaSalle, Clark and Dearborn; the 
newer development, including residential uses, to the north of the 
Redevelopment Project Area along the main branch of the Olicago River; and the 
Illinois Center development area to the east of Michigan Avenue south of the 
Oticago River. 

'Ihe City of <llicago has long recognized that revitalization of the North 
Loop is critical to the overall strength and long-term viability of the 
Central Business District. The North Loop has been studied as a potential 
renewal area for more than a decade. It was identified in 1973 in the <llicago 
21 Plan as a part of the Central Business District in which major 
redevelopment could and should be initiated. In 1973 a North Loop Renewal 
Study Area was established. The North Loop Redevelopment Project was 
designated by both the Commercial District Development Commission and the 
Chicago City Council as a Blighted Corranercial Area under Olapter 15.1 of the 
Municipal Code of .Olicago in March, 1979; a redevelop-nent plan for the project 
was approved at the same time and amended in October, 1982. The North Loop 
Guidelines for Qonservation and Redevelopment was published ~ the Commercial 
District DeveloJ;ment Commission in March, .1981. 'Ihe report established the 
basis for detailed parcel development plans in the project area, and included 
goals, objectives and guidelines for conservation, preservation, space use, 
circulation, densities and space allocation. Following public hearings, the 
Chicago Plan Commission adopted resolutions approving amendments to the 
Guidelines in May, 1981. The City Council then considered and adopted an 
Ordinance approving the Guidelines in Octpber, 1981. Again following public 
hearings, the City Council considered and adopted an ordinance on October 27, 
1982., approving further amendments to the North Looo Guidelines. 

Redevelopment of the Redevelopment Project Area is one of the largest 
projects of its kind in the United States, and it presents challenges and 
opportunities commensurate with its scale. The success of this effort will 
depend to a large extent on the cooperation between the private sector and 
agencies of local government. None of the planning and renewal studies to 
date have been capable of stimulating this comprehensive and coordinated 
public and private effort. In addition, the Redevelopment Project Area as a 
whole has not been subject to growth and development by private enterprise. 
The adoption of this Redevelopment Plan will make p::>ssible the implementation 
of a comprehensive program for the redevelopment of the Redevelopment Project 
Area-- an area which is not anticipated to develop without the adoption of 
this Redevelopment Plan. By means of public investment, the area will become 
a stable environment that will again attract private investment. Public 
investment will set the stage for the rebuilding of the area with private 
capital. 
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Public and private investment is possible only if tax increment financing 
is used pursuant to the terms of the Act. The revenue generated by the 
development will play a decisive role in encouraging private developnent. 
Conditions of blight that have precluded intensive private investment in tbe 
past will be eliminated. Through this Rede:velopnent Plan, the City of <llicago 
will serve as the central force for marshalling the a·ssets and energies of the 
private sector for a unified cooperative public-private redev-elopnent effort. 
Ultimately, implementation of this Redevelopnent Plan will benefit the City, 
its neighl:orhoods and all the taxing districts which encompass the North Loop 
in the form of a significantly expanded tax base, employrrent opportunities and 
a wide range of other benefits. 
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II. 
REDEVELOPMENr PROJECI' AREA LEGAL DESOUPI'ION 

Boundaries of the North Loop Tax Increment Redevelopment Project Area are 
shown on the Boundary Mao, Exhibit 1. The legal description of the 
Redevelopment Project Area is as follows: 

A tract of land consisting of Lots and Blocks or parts thereof and 
streets and alleys of Blocks 16, 17, 35, 36, 37 and 58 in the Original Town of 
Olicago in the East part of the S.E. 1/4 of Section 9 Township 39 North, Range 
14 and oart of Blocks 8 and 9 in the Fort rearb::>rn Addition . to Olicago in the 
s.w. Fractional 1/4 of Section 10, Township North, Range 14 East of the Third 
Principal Meridian, in the City of Cllicago, County of ~ok, State of Illinois 
and; 

Bounded as follows: Beginning at the intersection of the south line of 
West Lake Street and the west line of North LaSalle Street; thence North along 
the west line of North LaSalle Street to the north line extended west of West 
Haddock Place; thence east along said line to the west line of North Clark 
Street; thence north along said west line to the northerly line of West 
Wacker Drive as said northerly line was established by Ordinance passed by the 
City Council of .the City of Chicago on December 15, 1919; thence. east along 
said northerly line of West Wacker Drive to the east line of North State 
Street; thence south along said east line to the north line of Haddock Place; 
thence east along said iine to the east line of Lot 28 extended north of Block 
8 in Fort Dearborn Addition to Chicago as aforesaid; thence south along the 
east line of Lot 28 as aforesaid to the north line of East Lake Street; thence 
east along said north line to the east line of Lot 10 estended north of Block 
9 in Fort Dearborn Addition to Chicago as aforesaid; thence south along the 
east line of Lot 10 as aforesaid to the north line of East Benton Place; 
thence east along said north line to east line of North Wabash Avenue; thence 
south along said line to the south line of East Randolph Street; thence west 
along said south line to the east line of North State Street; thence south 
along siad east line to the south line extended east of Lot 1 of Assessor's 
Re-Subdivision of Lots One to Five in Block 58 in Assessor's Division of 
Original Town of Chicago as aforesaid; thence west along said extended line to 
the west 1 ine of said Lot 1; thence north along said 1 ine to the south 1 ine of 
West Washington Street; thence west along said south line to the west line of 
North Dearb::>rn Street; thence north along said west line to the south line of 
West Randolph Street; thence west along said south line to the west line of 
North Clark Street; thence north along said west line to the south line of · 
West Lake Street; thence west along said south line to the place of beginning. 
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III. 
REDEVELOPMENT PROJEcr AREA GOALS AND OBJEcriVES 

Since Chicago1s beginning, citizen initiative and governmental 
involvement have combined to address the problems of urban growth and 
development. The North Loop has been studied as a potential renewal area for 
more than a decade. It was identified in 1973 in the Chicago 21 Plan as a 
part of the Central Business District in which major redevelopment could and 
should be initiated. In 1973 a North Loop Renewal Study Area was established, 
and in 1979 the City Council approved both the designation of the 
redevelopment project area and the general redevelopment plan for the North 
loop. 

Growth in the form of investment in new development and reinvestment in 
existing structures and facilities is essential in the Central Business 
District, as it is in the entire City. Redevelopment and conservation efforts 
in the Redevelopment Project Area will strengthen the entire City through 
environmental improvements, increased tax base and additional employment 
opportunities. 

The Act encourages citizens and government to work together to address 
and solve the problems of urban growth and development. The joint effort 
between the City and the private sector to redevelop the North Loop will 
receive significant support from the financing methods made available by the 
Act. 

This section of the Redevelopment Plan identifies the goals and 
objectives of the Redevelopment Project Area. A latter section of this 
Redevelopment Plan identifies the more specific programs, and the 
Redevelopment Project which the City plans to undertake in achieving the 
redevelopment goals and objectives which have been identified. 

GENERAL GOALS 

• Improve the quality of life in Qlicago by eliminating the influences 
of, as well as the manifestations of, both physical and economic 
blight in the Redevelopment Project Area. 

• Provide sound economic development in the Redevelopment Project Area 
and Central Business District. 

• Revitalize the Redevelopment Project Area to make it an important 
activity center contributing to the regional focus of the Central 
Business District. 
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• Reduce or eliminate those conditions which qualify the Redevelopment 
Project Area as a Blighted Area. Section IV of this document, 
Blighted Area Conditions Existing in the Redevelopnent Project Area, 
enumerates the blighting conditions. -· 

• Enhance the tax base of the City of Chicago and of other taxing 
districts which extend into the Redevelopment Project Area by 
encouraging private investment in residential and commercial 
develo~t. 

• Prevent the recurrence of blighting conditions and preserve and 
enhance the value of properties within the Redevelopment Project 
Area. 

• Provide a net benefit to the City in jobs and in tax revenue. 

• Provide needed incentives to encourage a broad range of improvements 
in both rehabilitation and new developnent efforts. 

• Enocurage the participation of minorities and women in professional 
and investment opportunities involved in the development of the 
Redevelopment Project Area. 

DE.VELQPMEm' AND DESIGN OBJEcriYPS 

· • Ensure a sound relationship between various public and private 
sector development projects. 

• Ensure that the overall development reflects a deep sense of human 
scale and values. 

• Improve and strengthen general land and space use relationships. 

• Stimulate mixed-use development to encourage a more fully rounded 
community. 

• Maintain, upgrade and reinforce the retail character of the State 
Street Mall frontage, emphasizing quality over quantity in all 
retail development. 

• Encourage residential development to be situated above other uses 
where appropriate. 

• Balance and coordinate new development concepts and efforts with 
those related to existing structures and patterns of use. 

• Encourage the conservation and preservation of certain structures, 
including those with historical or architectural significance, those 
which can be recycled for cultural and entertainment purposes, and 
those which will be given an economic 1 ife comparable to newly
developed structures. 
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• Maintain the primary focus for pedestrian activity at the street 
level. 

• Permit the development of a limited system of grade-separated 
pedestrian facilities which emphasizes east-west movement, which 
relates appropriately to existing pedestrian facilities and which is 
predominately below grade. 

• Establish east-west pathways through the area to facilitate 
pedestrian movement. 

• Provide land in parcels of sufficient size and conf~guration so as 
to permit economic redevelopnent. 

• Develop both daytime and nighttime activities and cultural 
resources. 

• Achieve architectural design excellence. 
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rv. 
BLIGHTED AREA a:NDITIONS EXIST~ IN THE REDEVELOPMENT PRCDEcr AREA 

Based upon surveys, inspections and analyses of the area, and on official 
building records of the City, the Redevelopment -Project Area qualifies as a 
"blighted area" as defined by the Act. The 2-l/2 block area north of Lake 
Street and west of State Street, which is a part of the Redevelopnent Project 
Area, qualified as a blighted area prior to becoming vacant. The area is 
characterized by the presence of a combination of five or more of the 
following factors, rendering the area detrimental to the public safety, health 
and welfare of the citizens of the City: 

With the exception of the Ryan Insurance Company Building and a fBY 
one and two-story structures, buildings within the Redevelopment 
Project Area are 35 years of age or older. Age is present as a 
factor to a substantial extent in all blocks. 

2. Dilapidation 

Dilapidation is present to a limited extent in the Redevelopment 
Project Area. Dilapidated buildings are characterized by major 
structural defects that are so serious and extensive as to impair 
the continued safe use of the buildings. Dilapidated buildings are 
also classified as structurally substandard. 

3. Obso1escence 

Obsolescence is present in a substantial number of the structures in 
the Redevelopment Project Area. These structures are characterized 
by conditions indicating the structure is incapable of efficient or 
economic use according to contemporary standards, as evidenced by: 

• Inefficient exterior configuration of the structure, including 
iq.sufficient width, small size, irregular shape, improper 
orientation of the building site, random additions or excessive 
ratio of upper story· floor space to outside wall area. 

• Inflexible interior configuration of the structure, including 
spacing of bearing walls, supporting columns and beams, and 
eccentric or single purpose design. 

e. Inadequate .heating, electrical, .plumbing and ventilation systems. 
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• Inadequate access for contemporary systems of deli very and 
service, including interior vertical systems. 

• Non-conformance to fire, building and zoning codes. 

4. Deterioration 

Deterioration is present in a substantial number of structures in 
the Redevelopment Project Area. Buildings over a widespread area 
are characterized by major defects that are causing the general 
decline of the structures. The deficiencies would be difficult to 
correct through normal maintenance and may require replacement or 
rebuilding by building tradesmen. Deteriorating buildings contain 
deficiencies in one or more primary structural components or 
deficiencies in two or more secondary components. Primary 
components are defined as foundation, exterior walls, r9of and roof 
structure. Secondary components are defined as elements such as 
exterior porches and stairs, windows and window units, doors and 
door units, exterior surfaces~ gutters and downspouts, 'and chimneys. 

5. Presence of Structu~es Below Minimum Qode Standards 

Structures below minimum code standards are present throughout the 
Redevelopnent Project Area. These structures have been cited by the 
Department of Inspectional Services as having critical, major or 
minor defects regarding a building's interior and exterior 
components and/or mechanical systems which are less than the 
accepted minimums established by codes and ordinances of the City of 
Olicago. 

€. Excessive Vacancies 

Excessive vacancies are present in a substantial number of bui 1 dings 
in all blocks within the Redevelopment Project Area. 'Ibis condition 
includes vacant buildings and buildings in which 20 percent or oore 
of the floor area is vacant. Excessive vacancies indicate that 
building space is difficult to market and income from the buildings 
may not be sufficient to cover regular and routine maintenance. 

7. Q;ercrowding of Structures and Corrgnunity Facilities 

Overcrowding of structures and community facilities is present in 
all blocks within the Redevelopment project Area. The area as a 
whole is 9haracterized by multi-story buildings which occupy all or 
substantially all of the sites on which they are located. Loading 
and service for buildings is limited to narrow alleys or to front 
doors which require across-the-sidewalk access. The parking of 
service trucks in alleys and along downtown streets prevents the 
proper use of public right-of-way facilities and contributes to 
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problems of traffic congestion in the area. Moreover, pedestrian 
usage of narrow sidewalk areas is restricted by and conflicts with 
service delivery activity. 

8. tack of Ventilation, Light and Sanitary FaCilities 

Many of the older, multi-storied buildings are characterized by a 
lack of ventilation, 1 ight and sanitary facilities according to 
contemporary development and current code standards. Problem 
conditions include: lack of natural or mechanical ventilation for 
interior rooms, lack of natural light resulting from a limited 
number or area of windows, lack of an adequate number of bathroom 
facilities, and inadequate provision for the storage of garbage. 

9. ExCessive Land Qoverage 

Excessive land coverage is present throughout the Redevelopment 
Project Area. Conditions exist in .which buildings are either 
improp~rly situated on the parcel or are located on parcels of 
inadequate size and shape in relation to present day standards for 
develo};lllent and health and safety. Excessive land coverage which 
results in lack of light and air and in inadequate provision for 
loading and service contributes to building obsolescence. 

. 10. Deleterious Land-Use or Layout 

Deleterious land-use or layout is present to a substantial extent in 
all blocks within the Redevelopment Project Area. The area as a 
whole is characterized by obsolete platting of land that is not 
conducive to present day use or space requirements as evidenced by: 
(a) inadequate frontages, (b) shallow depth, (c) excessive ratio of 
depth to width, (d) 1 imi ted area, (e) conflicting orientation, (f) 
insufficient access for vehicular service, and (g) inadequate area 
to provide off-street parking or loading. 

11. Penreciation of Physical Maintenance 

Depreciation of physical maintenance is present to a substantial 
extent in all blocks within the Redevelopment Project Area. 
Buildings throughout the area evidence a lack of routine maintenance 
of building components. Problem conditions include peeling or 
blistering paint, loose or improperly secured building materials, 
deteriorating accessory buildings, unkempt storage areas, and the 
accumulation of debris in parking and yard areas. 

12. Lack of Community Planning 

All blocks were originally platted and developed on a parcel-by
parcel and building-by-building basis with little evidence of 
coordination and planning among buildings ?n~ activities. The lack 
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of community planning at the time of original development has 
contributed to the problem conditions previously cited which 
characterize the entire area, including obsolescence, overcrowding 
of structures and facilities, ~xcessive land coverage, and 
deleterious land-use or layout. 
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v. 
NJRTH LOOP REDE.VELOPMENT PROJEcr 

REDE.VELOPMENI' PLAN AND PROJEcr OBJEcriVES 

The City proposes to realize its goals and objectives of redevelopment 
through public finance techniques, including but not limited to tax increment 
financing: 

l. By assembling sites for redevelopment through the application of 
appropriate land assemblage techniques, including: (a) acquiring 
and removing deteriorated and/or obsolete buildings and buildings so 
situated as to interfere with replatting of the land into parcels 
suitable for redevelopment in accordance with this Redevelopment 
Plan; (b) vacating existing public-rights-of-way and making them a 
part of one or more redevelopment sites; and (c) assisting the 
relocation of businesses where necessary to achieve objectives of 
the Redevelopnent Plan. 

2. By providing for conservation and preservation of.certain basically 
sound buildings, .including theatres and other architecturally or 
historically significant buildings. 

3. By providing public improvements which may include: (a) 
rehabilitation of theatres, (b) bus station relocation, (c) service 
tunnel, (d) utility adjustments, (e) surface right-of-way 
improvements, (f) pedestrian walkways, and (g) transit improvements. 

4. By entering redevelopment agreements for the rehabilitation or 
construction of improvements in accordance with this Redevelopment 
Plan. 

5. By entering into agreements which shall require the developer to 
establish a continuing affirmative action program designed to 
promote equal opportunity for minorities and women in every aspect 
of employment and procurement of goods and services. 

6. By entering into redevelopment agreements which contain provisions 
requiring the developer to cooperate with the City of Chicago in 
establishing programs of linked redevelopment that provide 
assistance and advice in the areas of leasing, planning, marketing 
and development of business in neighborhood-based projects. 
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BEDEVEI..OPMEm' Acri\TITIES 

1. Assemblage of Sites 

To achieve the renewal of the Redevelopnent Project Area, property 
identified in Development Program, Exhibit 2, attached hereto and 
made a part hereof, may be acquired by the City of Chicago and 
cleared of all improvements and either {a) sold or leased for 
private redevelopment, or (b) sold, leased or dedicated for 
construction of public improvements or facilities. The City may 
determine that to meet the renewal objectives of this Redevelopment 
Plan, other propetties in the Redevelopment Project Area not 
scheduled for acquisition should be a~uired, or certain property 
currently listed for a~uisition should not be acquired. 

Individual structures may be exempted from acquisition if they are 
located so as not to interfere with the implementation of the 
objectives of this Redevelopment Plan or the projects implemented 
pursuant to this Redevelopment Plan, and the owner (s) agree (s) to 
rehabilitate or redevelop his property, if necessary, in accordance 
with plan objectives as determined by the City. 

Clearance and demolition activities will, to the greatest extent 
possible, be timed to coincide with redevelopment activities so that 
tracts of land do not remain vacant for extended periods and so that 
the adverse effects of clearance activities may be minimized. 

Active businesses that are displaced by the acquisition of property 
will be relocated and may be provided with assistance payments and 
advisory services. 

As .an incidental but necessary part of the redevelopment process, 
the City may devote property which it has aa::~uired to temporary uses 
until such property is scheduled- for disp:>sition and redevelopment. 
Such uses may include, but are not limited to, project office 
facilities, parking or other uses the City may deem appropriate. 

2. Conservation and Preservation 

Conservation and preservation are important concepts to be 
considered in North Loop redevelopment. Plans should strive to 
combine the best of the past with compatible new structures to 
create a sense·of vitality and continuity. 

The Redevelopment Plan presently contemplates the preservation of 
two existing buildings because of their architectural and historic 
s~gnificance. Through specific effort, each can be rehabilitated 
for reuse: (1) the Reliance Building and (2) the Olicago 'lbeatre/Page 
Building. 

Three other structures will be retained because they can be readily 
rehabilitated for reuse: {1) the Delaware Building, (2) the Oliver 
Building, and {3) .the Selwyn/Harris Theatres. 
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TWo structures in the Redevelopment Project Area will be conserved 
because they are appropriately located and currently functional. 
These are the Ryan Insurance Building at Dearborn and Wacker and the 
Commonwealth Edison substation on Dearborn between Randolph and 
Washington Streets. However, since the functional portions of the 
Commonwealth Edison substation are principally located below grade, 
the above grade superstructure of the substation may be removed, all 
or in part, or may be incorporated into new construction. 

other structures currently proposed for rehabilitation are shown on 
Deyelogment Program. Exbibit 2. 

It is likely and desirable that certain additional structures will 
be proposed for retention during the course of development in the 
Redevelopment Project Area. The City encourages the continued 
productive use or reuse of structures in the Redevelopment Project 
Area insofar as those structures: (a) are located so as not to 
impede overall economic development, and (b) owned by parties with 
whom the City has an executed Redevelopment Agreement committing the 
owners to making any necessary improvements to bring those 
structures into accord with this Redevelopment Plan. 

3. Provision of Public Improvements and Facilities 

Adequate public improvements and facilities will be provided to 
service the entire Redevelopment Project Area. Public improvements 
and facilities may include, but are not limited to: 

a. Purchase of a suitable site for the relocation of the existing 
bus station. 

b. Construction of a below grade service tunnel linking blocks 
within the Redevelopment Project Area with Lower Wacker Drive. 

c. Adjustments and modifications to sewer and water lines as may be 
necessary to facilitate and serve redevelopment in accordance 
with the objectives and provisions of this Redevelopment Plan. 

d. The vacation, removal, resurfacing, widening, reconstruction and 
other improvements of streets, alleys and other public rights-of
way. 

e. Construction of pedestrian walkway improvements and river bank 
beautifications and walkway improvements. 

f. Provision of new or rehabilitated transit stations along the 
"Loop" elevated transit line. 

In the event the City determines that construction of certain 
improvements is not financially feasible, the City may reduce the 
scope of the proposed improvements. 
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4. Redevelopment Agreements 

Land assemblage shall be conducted for (a) sale, lease or conveyance 
to private developers, or (b) sale, lease, conveyance or dedication 
for the construction of public improvements or facilities. Terms of 
conveyance shall be incorporated·· in appropriate disposition 
agreements which may contain more specific controls than those 
stated in this Redevelopment Plan. 

GENERAL LAND-USE PLAN 

This Redevelopment Plan conforms to and adopts the North tooo Guidelines 
for Qonseryation and Reaevelogment approved·~ the City Council in October, 
1982. The tand-Use Plan, Exbibit 3, identifies land-uses to be in effect uoon 
adoption of this Redevelopment Plan. -

Redevelopment will occur on the existing pattern of the grid framework, 
although space use within the Redevelopment Project Area will be significantly 
changed from the present. Certain familiar and desirable patterns of use will 
be retained: the retail corridor along State Street and the office 
developnent along Deartx:>rn Street, for example. New patterns of uses can be 
established: hotel and residential uses along Wacker Drive, entertainment and 
cultural facilities between Lake and Randolph Streets, and service/retail uses 
opening off pedestrian circulation facilities at various levels throughout the 
area. 

The following land-use provisions are established for the Redevelor:ment 
Project Area. Permitted uses will be those allowed in the Central Business 
District general classification in the Olicago Zoning Ordinance. 

• Retail Uses 

Retail uses will be developed with a strong relationship to 
pedestrian circulation facilities in the Redevelopment Project Area 
(the State Street Mall, sidewalks, and above and below grade 
pedestrian ways). The retail frontage along the State Street Mall 
should be uninterrupted except for building entrances. New retail 
operations will be carefully programmed into all newly developed or 
rehabilitated space with specific attention to retaining in and 
introducing into the Redevelopment Project Area quality and 
corrpatible retail uses. Retail develo~nt along the Mall should be 
rrore intense than at any other retail location in the Redevelopnent 
Project Area. Retail uses will frame east-west pathways linking the 
Mall to the western edge of the area. 

• Office Uses 

New office space is permitted on all 
Redevelopment Project Area. Further, 
restricted in intensity in the eastern 

, rounded by Lake-State-Washington-Dearborn. 
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permitted above retail development fronting on State Street in these 
blocks. Office uses of significant intensity are specifically 
encouraged along Dearborn and Clark Streets, south of Lake Street. 

• Rotel Uses 

. Hotel uses are permitted and encouraged on the block bounded by 
Wacker-State-Lake-Dearborn, the south half of the next block west, 
and in other blocks with frontage on State Street. 

e cultural and Entertainment Uses 

Cultural and entertainment uses are permitted throughout the 
RedevelopmentProject Area but should be concentrated in the blocks 
between Lake Street and Randolph Street, tying the Chicago Theatre 
to the Selwyn/Harris Theatres. Related retail uses, such as 
restaurants and pubs, should be located among and in proximity to 
cultural and entertainment facilities. · 

• Residential Uses 

Residential uses are permitted in the Redevelopment Project Area 
east of Clark Street, and they are encouraged in the blocks with 
frontage on Wacker Drive and in the blocks east of State Street.
The City will give preference to redevelopment proposals which 

· include a significant residential component within a block on which 
residential uses are permitted. 

Residential uses anywhere in the Redevelopment Project Area must be 
located above other uses. Both new residential development and 
adaptation of existing structures for residential reuse will be 
permitted. 

ADDITIONAL DESIGN AND DE.VELOPMEN!' cpNI'RQLS 

The following controls and criteria as contained in the North Looo 
Guidelines shall _apply to all redevelopment within the Redevelopment Project 
Area. 

• Building Setbacks and Arcades 

The relationships among building facades, first floor activities and 
the streetscape are important in the Redevelopment Project Area. 

Setbacks from the property line are permitted along Dearborn and 
Clark Streets and along Wacker Drive; however, new develooment in 
other locations in the Redevelopment Project Area should generally 
be built to the property line at street level. 
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• Pedestrian Movement 

Primary focus of pedestrian activity will be at street level. 
Development must include a system of appropriately located 
pedestrian facilities which will p_ermit, wherever possible, the 
novement of people from block to block. 

The system must also include links to both existing elevated and 
subway stations as well as to the periphery of the project. 
Principal pedestrian movement should not be diverted from the State 
Street Mall, which should continue as the primary north-south 

pedestrian route in the Redevelopment Project Area. Any pedestrian 
facilities system should be designed to support and reinforce the 
Mall. 

. . 
There are now elements of a grade-separated pedestrian network in 
place which offer protection from inclement weather and reduce 
conflicts with street traffic. New grade-separated pedestrian 
facilities should be below grade; above grade facilities for 
crossing public ways may be proposed, but they will be reviewed in 
depth for impacts on adjacent areas and structures and each such 
facility must be in conformity with the Guidelines. 

• State Street Mall Retail Area 

Design and architectural efforts in the Redevelopment Project Area 
must support the retail character and the scale of existing 
development along the State Street Mall between Lake and Washington 
Streets. Further, retail development related to the Mall must meet 
the highest standards of contemporary retail design and layout. The 
visual impression should reinforce the horizontal emphasis most 
dramatically represented by Louis Sullivan's Carson Pirie Scott 
Building. 

In that area, new structures fronting on the Mall should have no 
setback from the right-of-way in the first 60 feet of height above 
curb level. Any structure built above a plane 210 feet above curb 
level (i.e., the height of the cornice line of the Marshall Field & 

Co. Building) must be set back at least 30 feet from the State 
Street right-of-way and must also, on each block face, be set back 
at least an average of 60 feet from State Street. In all instances, 
existing buildings which are to be retained are excluded. 

• Vistas and Open Spaces 

There are three major open spaces to which the Redevelopment Project 
Area redevelopment can effectively relate: the Chicago River and 
its south bank, the Daley Genter Plaza, and the State Street Mall. 

No major new outdoor plazas in the Redevelopment Project Area should 
be considered; rather, smaller spaces such as those resulting from 
limited building setbacks can be provided if effectively designed. 
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Enclosed atria are also encouraged, especially at nodes where 
pedestrian routes meet or cross. Indoor spaces which are hospitable 
and which can be programmed are particularly desirable and should be 
provided. 

• Signs 

Signs will be strictly controlled throughout the Redevelopment 
Project Area. Generally, only building and business identification 
signs as defined in the Chicago Zoning Ordinance will be allowed. 
Sign limitations will apply to both new development and 
rehabilitation, and will be specified in individual Planned 
Development amendments to the Chicago Zoning Ordinance. 

• Parking 

In the redevelopment of the Redevelopment Project Area, parking 
facilities will be permitted and encouraged in accordance with 
Section 8.11-6 of the Chicago Zoning Ordinance. New parking 
facilities must be either below grade or incorporated within a 
structure which also contains retail uses at the street level. 

• Service 

Drives, ramps and other means of access to loading docks can connect 
to only a few of the streets traversing the Redevelopment Project 
Area: Lake Street, Lower Wacker Drive, Wabash Avenue and Dearborn 
Street (between Lake and Randolph Streets). Those service docks 
must be off-street and screened from the street. Service access 
from or crossing the State Street Mall is prohibited. 

• Security 

Participants in the redevelopment of the Redevelopment Project Area 
will be required to adopt ways to make this area a safe place to 
work, shop and live. Techniques to enhance security include the 
location and orientation of entrances, easy surveillance of enclosed 
public spaces within mixed-use structures, specialized lighting, and 
the provision of facilities and activities which will attract people 
from early morning until late evening. · 

ESTIMATED REDEVELOPMENI' PRQJEcr O?STS 

Redevelopment project costs mean and include the sum total of all 
reasonable or necessary costs incurred or estimated to be incurred, and any 
such costs incidental to this Redevelopment Plan and a Redevelopment Project. 
Such costs may include, without limitation, the following: 
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1. Costs of studies and surveys, plans and specifications, and 
professional service costs including but not limited to 
architectural, engineering, legal, marketing, financial, planning 
and special 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, and the clearing and grading of 
land; 

3. Relocation costs to the extent that the Ci_ty determines that 
relocation costs shall be paid or that the City is required to make 
payment of relocation costs by federal or state law; 

4. Costs of rehabilitation, construction, repair or remodeling of 
existing buildings and fixtures; 

5. Gosts of the construction of public works or improvements; 

6. - Financing costs, including but not limited to all necessary and 
incidental expenses related to the issuance of obligations and which 
may include payment of interest on any obligation issued under the 
Act accruing during the estimated period of construction of any 
redevelopment project for .which such obligations are issued and for 
not exceeding 18 months thereafter and including reasonable reserves 
related thereto; and 

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

Estimated costs are shown in Table 1. To the extent that municipal 
obligations have been issued to pay for such redevelopment project costs 
included prior to, but in anticipation of, the adoption of tax increment 
financing, the City shall be reimbursed for such redevelopment project costs. 
The total redevelopment project costs are intended to provide an upper limit 
on expenditures. Within this limit, adjustments may be made in line items 
without amendment of this Redevelopment Plan. 

SQflRCFi? OF FUNC6 TO PAY REDEVELOPMENT PROJEcr cnsTS 

Funds necessary to pay for redevelopment project costs and municipal 
obligations which have been issued to pay for such costs are to be derived 
principally from tax increment revenues and proceeds from municipal 
obligations which have as their revenue source tax increment revenue. To 
secure the issuance of these obligations, the City may permit the utilization 
of guarantees, deposits and other forms of security made available by private 
sector developers. 
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Table 1 
IDRI'H LOOP REDEVELOPMENT PRCX3RAM 
ESTIMATED PROJEcr msr (In l,OOOs) 

Program &ction/Improvement 

Acquisition, relocation and demolition 

Rehabilitation of theatres 

Bus station relocation 

Service tunne~ 

Utility adjustments 

Surface right-of-way improvements 

Riverfront improvements and 
pedestrian walkways 

Transit improvements 

Planning, legal, studies, etc. 

Financing (net capitalized interest)* 

Contingencies 

GROSS PROJEcr CDsr 

LESS DISFOSITION PROCEECS 

NET PROJEcr CDST 

$171,000 

14,500 

17,500 

3,000 

3,000 

2,000 

2,000 

6,500 

2,000 

53,000 

8,500 

$283,000 

$ 57,000 

$226,000 

*In addition to capitalized interest, there shall also be included in the cost 
of financing the ordinary and accustomed reasonable charges and out-of-pocket 
disbursements associated with the issuance of obligations. 
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The tax increment revenue which will be used to fund tax increment 
obligations and redevelopment project costs shall be the incremental taxes 
attributable to the increase in the current equalized assessed value of each 
taxable lot, block, tract or parcel of real property in the Redevelopment 
Project Area over and above the initial equalized assessed value of each such 
property in the Redevelopment Project Area. Other sources of funds which may 
be used to pay for redevelopment costs and obligations issued, the proceeds of 
which are used to pay for such costs, are land disposition proceeds, state and 
federal grants, investment income, and such other sources of funds and 
revenues as the municipality may from time to time deem appropriate. 

ISSUANCE OF QBLIGATIQNS 

The City may issue .obligations secured by the tax increment special tax 
allocation fund pursuant to Section 11-74.4-7 of the Act. 

Obligations issued by the City pursuant to this Redevelopment Plan and 
the Act shall be retired not more than twenty-three {23) years from the 
adoption of .the ordinance approving the Redevelopment Project Area, such 
ultimate retirement date occurring in the year 2007, not later than March 1, 
2007. In any event, the final maturity date of any such obligations which are 
issued may not be later than twenty {20) years from their respective dates. 
One or more series of obligations may be sold at one or more times in order to 
implement this Redevelopment Plan. The amounts payable in any year as 
principal of and interest on all obligations issued by the City pursuant to 
the Redevelopment Plan and the Act shall not exceed the amounts available, or 
projected to be available, from tax increment revenues and from such bond 
sinking funds, capitalized interest funds, debt service reserve funds and 
other sources of funds as may be provided by ordinance. 

Revenues shall be used for the scheduled and/or early retirement of 
obligations, and for reserves, sinking funds and redevelopment project costs, 
and, to the extent not used for such purposes, may be declared surplus and 
shall then become available for distribution annually to taxing districts in 
the Redevelopment Project Area in the manner provided by the Act. 

MOST REX:::ENr OOUALIZED ASSESSED VALUATION OF PROPERTIES IN THE REDEVELOPl<lENI' 
PROJECI' AREA 

Table 2 lists the most recent · {1982) equalized assessed valuations of 
properties in the Redevelopment Project Area by block. The total estirrated 
equalized assessed valuation for the Redevelopment PrQject Area is 
$53,158,199. Tbe Boundary Mag, Exhibit 1 shows the locations of the various 
blocks. 

ANI'ICIPATED ASSESSED VALUATION 

By the year 1995, when it is estimated that all the anticipated private 
development will be completed and fully assessed, the estimated equalized 
assessed valuation of real property within the Redevelopment Project Area will 
be approximately $622,000,000. 
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Table 2 
BI.CCK SUMMARY OF 1982 EQUALIZED ASSESSED VALUES 
AND PROPERI'Y' TAX REVmUES* 

Block No. Assessed Valuation Equalized Valuation 

8 $ 251,840 $ 485,749 

9 4,450,221 8,583,586 

16 -0- -0-

17 2,950,714 5,691,337 

18 -0- -0-

35 7,878,334 15,195,732 

36 4,663,407 8,994,725 

37 7,116,724 13,726,737 

58 249,032 480,333 

Total: $27,560,272 $53,158,199 

Real Estate Tax 

$ 50,955.07 

883,071.33 

-0-

572,150.11 

-0-

1,527,626. 94 

924,608.90 

1 ,398, 880.90 

50,386.93 

$5,407,659.30 

*These figures are subject to final verification. Initial equalized valuation 
is estimated to be $53,158,199. After verification, the correct figurs shall 
be certified to by the County Clerk of Cook County. 
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VI. 
PHASING AND SrnEDULING OF REDEVELOPMENT PRQJECI' 

In order to maximize program efficiency to take advantage of previous and 
current redevelopment actions and with full consideration of availability of 
funds, a phased irrplementation strategy will be errployed. This planned action 
is described below. Also refer to Deyelopment Program. Exbibit 2 for graphic 
representation of block numbers. The representations as to amount of space 
required for usage are necessarily approximate and may be revised pursuant to 
negotiation between the City and developer, and in accordance with the General 
Land-Use Plan provisions of the Redevelopment Plan and the minimum and maximum 
development requirements as contained in the North Loop Guidelines for 
Qonseryation and Redeyelogment approved by the City Council in October, 1982. 

The City shall have the authority without further amendment of the 
Redevelopment Plan and Project, to shift a redevelopment program forward from 
a later phase to an earlier phase, or from an earlier phase to a later phase, 
depending on availability of funds to pursue redevelopment programs and the 
resources available to cause redevelopment to occur. 

INITIAL PHASE (PHASE ll 

In anticipation of adoption of tax increment financing, the initial phase 
of the Redevelopment Project was started in 1981 when the City issued its 
$55 million General Obligation Bond Anticipation Notes. A portion of the 
proceeds of those notes was spent for the acquisition and clearance of Blocks 
16, 17 and 18. 

The redevelopment program for these blocks is as follows: 

• Block 16. ~11 property within .this block has been acquired and 
cleared and will be sold to a private developer for construction of 
a mi~ed-use corrplex including approximately 300,000 square feet of 
retail, 700,000 square feet of office and a 690-room hotel. 

• Block 17. All property within this block with the exception of the 
Ryan Insurance property and the Greyhound Access Ramp property has 
been aa;Juired, and the block will be sold to a private developer for 
construction of a mixed-use complex including approximately 75,000 
square feet of retail, 800,000 square feet of office and 300,000 
square feet of residential or hotel. 

• Block 18. All property within this block has been sold to a private 
dev~loper for construction of a mixed-use complex including 
approxima.tely .45,000 square. feet of retail and 550,000 square feet 
of office and a parking facility containing 1,465 spaces. 
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The initial phase expenditures, exclusive of financing cost, are 
estirrated at $52,071,000. Proceeds from the sale of Block 18 are $6,400,000, 
leaving a net project cost for this initial phase of $45,671,000. 

By the year 1990, when it is estim?ted that all of the anticipated 
private development in this phase will be completed and fully assessed, the 
estirrated annual real property tax increment for the three-block area will te 
approximately $17,300,000. 

SEQQND PHASE (PHASE 2. 1984-1985) 

The second phase of the Redevelopment Project will include initiation of 
redevelot=rnent activity within Blocks 8, 9, 37 and 58, and the first 'fhase of 
implementation of proposed public improvements and facilities. Redevelopment 
project activities include: 

• Block 8. The existing·building within this block will be 
rehabilitated. 

• Block 9. Designated property within this block will be acquired, 
cleared and disp::>sed of to a private developer for construction of a 
mixed-use complex including approximately 120,000 square feet of 
retail, approximately 560,000 square feet of office and 
approximately 400,000 square feet or residential or hotel. 

• Block 37. Designated property within this block will be acquired, 
cleared and disposed of to a private developer for construction of a 
mixed-use complex including approximately 300,000 square feet of 
retail and approximately 1,800,000 square feet of office. 

• Block 58. Control of the site will be acquired and the existing 
building will be rehabilitated. 

• Public Improvements and Facilities. Public expenditures for the 
cost of rehabilitation of the Chicago Theatre and for the purchase 
of a site for relocation of existing bus terminal facilities from 
Block 35 will te incurred during this phase. 

The second expenditures, exclusive of financing costs, are estimated at 
$76,534,000. Proceeds from the sale of Blocks 16 and 17, and for the new b.ls 
terminal site, are estimated to total $26,876,000,· leaving a net project cost 
for this second phase of $49,658,000. By the year 1992, when it is estirrated 
that all of the anticipated private development in this phase will be 
completed and fully assessed, the estimated annual real property tax increment 
for Blocks B, 9, 37 and 58 will be approximately $14,200,000. 

THIRD PHASE (PHASE 3, 1986-1987) 

The third phase of the Redevelopment Project will include initiation of 
redevelopment activity within Block 35 and Block 36, and the second phase of 
implementation of proposed public improvement~ §Dd facilities. Redevelopment 
Project activities include: 
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• Block 35. Designated property within this block will be acquired, 
cleared and sold to a private developer for assembly with other not
to-be acquired property for construction of a mixed-use complex 
including approximately 120,000 square feet of retail and 
approximately 2,200,000 square f~et of office. 

• Block 36. Designated property within this block will be acquired, 
cleared and sold to a private developer for possible assembly with 
other not-to-be acquired property for construction of a mixed-use 
complex including approximately 300,000 square feet of retail, 
approximately 700,000 square feet of office and approximately 
200,000 square feet of residential or hotel. 

• Public Improvements and Facilities. Public expenditures for the 
cost of the following improvements and facilities will be incurred 
during this J;ilase: acquisition and rehabilitation of the Harris/ 
Selwyn and Woods Theatres; construction of a below grade service 
tunnel linking blocks within the Redevelopment Project Area with 
Lower Wacker Drive; adjustments to sewer and water lines; the 
vacation, removal, resurfacing, widening, reconstruction -and other 
improvements of streets, alleys and other public rights-of-way; 
construction of pedestrian walkway improvements or facilities to 
serve redevelopment; and provision of one or more new or 
rehabilitated transit stations along the "Loop" elevated transit 
lines. 

The third phase expenditures, exclusive of financing cost, are estimated 
at $92,151,000. Proceeds from the sale of Blocks 36 and 37 are estimated to 
total $19,456,000, leaving a net project cost for this third phase of 
~2, 695,000. 

By the year 1995, when it is estimated that all of the anticipated 
private developnent will be completed and fully assessed, the estimated annual 
real property tax increment for Blocks 36 and 35 will be approximately 
$19,600,000. 

FDURI'H PHASE (PHASE 4, 1988 'ID COHPLETION) 

The final phase of the Redevelopment Project will involve expenditures 
for the completion of public improvements and facilities to serve or 
facilitate redevelopment. Improvements and facilities to be completed during 
this phase include: (a) adjustments and modifications to sewer and water 
lines; (b) the vacation, removal, resurfacing, widening, reconstruction and 
other improvements of streets, alleys and other public rights-or-way; and 
(c) construction of pedestrian walkway improvements. 

The final phase public expenditures, exclusive of financing cost, are 
estimated at $7,929,000. Proceeds from the sale of Block 35 property are 
estimated to total $4,154,000, leaving a net project cost for this fourth 
phase of $3,775,000. Expenditures during this phase may be financed from tax 
increment cash flow, if feasible, or may be financed by other sources such as 
obligations utilizing tax increment revenue. 
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Q)MPLETION OF REDEVELOPMENI' PROJECI AND RE'l'IREMEm' OF OBLIGATIONS TO FINANCE 
REDEVEI..OPMENr PRQJECI' <DSTS 

The estimated date for completion of the Redevelopment Project is no 
later than March 1, 2007, and may be completed sooner, depending on the 
incremental tax yield. Actual construction activities are anticipated to be 
completed within ten years. 
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VII. 
PW/ISIONS FOR AMENDJR; THE TAX INCRENENI' PLAN 

This North Loop Tax Increment Redevelopment Plan and Project may be 
amended pursuant to the provisions of the Act. 
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EXHIBIT II: Central Loop Added Project Area Tax Increment 
Redevelopment Project Area Project Eligibility Study 
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INTRODUCTION 

The City of Chicago, Illinois (the "City") has historically been the premier midwestern location for 
education, commerce, law, finance, insurance, retail and culture. Nowhere is this historical 
dominance more noteworthy than the 35-block area within the City's Central Business District 
circwnscribed by the elevated commuter rail facility known as the "El." This area is bmmded on 
the north by Lake Street; on the south by Van Buren Street; on the east by Wabash Street; and on 
the west by Wells Street and is referred to as the "Loop." 

In the early 1970s, City leaders recognized the need for City intervention within obsolete areas in 
and around the Loop and began exploring and planning for new redevelopment opportunities. In 
1973, the City identified redevelopment opportunities for an approximately 9-block area generally 
bounded on the north by the Chicago River; on the south by Randolph Street; on the east by 
Wabash Street; and on the west by Clark Street; as well as the block bounded by Randolph, 
Washington, State and Dearborn Streets (the "North Loop"). In 1973, the City's Chicago 21 Plan 
identified a critical need for the North Loop to be revitalized in order for it to contribute to the 
overall strength and long-term viability of the Central Business District. Moreover, the Chicago 21 
Plan noted the opportunity for major redevelopment of all or portions of blocks contained in the 
North Loop. Concurrently with the Chicago 21 Plan in 1973, the City designated the North Loop 
Renewal Study Area. Later, in March 1979, the Commercial District Development Commission 
("CDDC") and the City of Chicago designated the North Loop Renewal Study Area as a Blighted 
Commercial Area pursuant to Chapter 15.1 of the Chicago Municipal Code. Additionally, the City 
adopted a redevelopment plan for the study area and later amended this redevelopment plan in 
October 1982. 

In 1981, the CDDC published the North Loop Guidelines for Conservation and Redevelopment (the 
''North Loop Guidelines") to guide the redevelopment of the North Loop and encourage conformity 
with the CDDC's vision for the North Loop. The North Loop Guidelines established the basis for 
detailed parcel development plans in the North Loop, and included goals, objectives and guidelines 
for conservation, preservation, space use, circulation, densities and space allocation. Following 
public hearings, the Chicago Plan Commission adopted resolutions approving amendments to the 
North Loop Guidelines in May 1981. The City Council then adopted an Ordinance approving the 
North Loop Guidelines in October 1981. Following additional public hearings, the City Council 
adopted an ordinance on October 27, 1982, approving further amendments to the North Loop 
Guidelines. 

In a further effort to eliminate adverse conditions, obsolescence and other blighting factors and to 
stimulate private investment in new construction and rehabilitation of existing buildings in the 
North Loop, the City enacted the following ordinances on June 20, 1984: (i) an Ordinance 
Approving the North Loop Tax Increment Redevelopment Plan and Redevelopment Project; (ii) an 
Ordinance Designating the North Loop Tax Increment Redevelopment Project Area; and (iii) an 
Ordinance Adopting Tax Increment Financing For the North Loop Redevelopment Project Area. 
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The redevelopment project area and the redevelopment plan and project enacted by these 
ordinances and as revised in September 1987 are hereinafter referred to as the "Original Project 
Area" and the "Original Redevelopment Plan," respectively. The Original Redevelopment Plan is 
attached as Exhibit I to this Central Loop Redevelopment Plan (defined herein). 

Many of the major redevelopment projects identified in the Original Redevelopment Plan have 
been successfully implemented. New buildings and facilities have replaced the many deteriorated 
and obsolete buildings that led to the designation of the Original Project Area. Private investment in 
new development is evident in several buildings, including 203 North LaSalle, 77 West Wacker, 
201 North Clark, 200 North Dearborn, Leo Burnett, Chicago Title and Trust Company, the 
Renaissance Hotel and two new parking facilities. In addition, rehabilitation of the Chicago 
Theater and Page Brothers buildings and the ABC Building is complete, and rehabilitation of the 
Harris/Selwyn Theaters, the Oriental Theater and the Reliance Building has been initiated. 

City sponsored initiatives and incentives to stimulate private investment in the Original Project 
Area are noteworthy and clearly successful when judged by most standards of performance, 
although development is still underway in parts of the area. According to the North Loop 
Guidelines and the Original Redevelopment Plan, the City expected the presence of these public 
and private investments within the North Loop and the Original Project Area to stimulate additional 
private investments outside of the Original Project Area. However, these successful developments 
have not stimulated private investment outside of the Original Project Area in an amount, type or 
scale which was originally anticipated by the City, particularly within areas located west, east and 
south ofthe Original Project Area which contain some of the oldest buildings in the Loop. 

As part of a strategy to encourage managed growth and stimulate private investment in new 
construction and maintenance and improvement of existing buildings in the areas located adjacent 
to the Original Project Area, the City engaged Trkla, Pettigrew, Allen & Payne, Inc. ("TP AP") to 
study whether an approximately 38 block area qualifies as a "conservation area" under the Illinois 
Tax Increment Allocation Redevelopment Act. This area, located in and adjacent to the historical 
Loop, consists of two subareas which are collectively referred to as the "Added Project Area." 
Subarea 1 is generally located west of the Original Project Area and is generally bounded by 
Franklin Street on the west; Haddock Place on the north; LaSalle Street on the east and Court Place 
on the south. Subarea 2 is generally located east and south of the Original Project Area and is 
generally bounded by Dearborn Street on the west; the Chicago River on the north; Michigan 
A venue on the east; and Congress Parkway on the South. A map depicting the boundaries of the 
Added Area is contained in Part A, Section II of this plan. 

This plan, entitled the Central Loop Tax Increment Financing Redevelopment Project and Plan, 

consists of three parts (A, B and C) which present the comprehensive plan of the City for 
redevelopment of the Added Project Area and the Original Project Area. Summarized below are the 

contents of Parts A, B and C. 
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Part A hereof supplements the Original Redevelopment Plan for the Added Project Area being 
added to the Original Project Area. The addition of the Added Project Area to the Original Project 
Area creates an expanded redevelopment project area referred to herein as the "Central Loop 
Redevelopment Project Area." 

Part B hereof amends the Original Redevelopment Plan in order to harmonize the Original Project 
Plan with the redevelopment plan and project for the Added Project Area set forth in Part A. 

Part C hereof sets forth estimated Redevelopment Project Costs for the Central Loop 
Redevelopment Project Area. 

Included as exhibits hereto are the Original Redevelopment Plan (Exhibit I) and the Central Loop 
Added Project Area Tax Increment Financing Eligibility Study (Exhibit II). 

The Original Redevelopment Plan as supplemented by Part A and as amended by Part B together 
with Part C is hereinafter referred to as the "Central Loop Redevelopment Plan." 
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PART A: SUPPLEMENT TO ORIGINAL 
REDEVELOPMENT PLAN 



I. GENERAL 

The Added Project Area is comprised of two subareas. Subarea 1 consists of 1 full and 6 partial 
blocks and is located west of the Original Project Area. Subarea 1 is generally bounded by Franklin 
Street on the west; Haddock Place on the north; LaSalle Street on the east and Court Place on the 
south. Subarea 1 also includes buildings located at 304 and 308 West Randolph and the buildings 
fronting the west side of Franklin Street between Randolph Street and Couch Place. 

Subarea 2 is located south and east of the Original Project Area and consists of 23 full and 8 partial 
blocks and is located south and west of the Original Project Area. Subarea 2 is generally bounded 
by Dearborn Street on the west; the Chicago River on the north; Michigan A venue on the east; and 
Congress Parkway on the South. Subarea 2 also includes the buildings along the east side of 
Michigan Avenue-between Wacker Place and Wacker Drive; the Monadnock Building (53 West 
Jackson Boulevard); and the three block area bounded by LaSalle Street on the west, Van Buren 
Street on the north, Dearborn Street on the east and Congress Parkway on the south. Excluded 
from Subarea 2 are several buildings along the periphery of the Added Project Area which have 
been constructed since the 1960s or significantly rehabilitated within the last few years and which 
are in good condition. · 

For a legal description and map depicting the boundaries of the Added Project Area, see Section II, 
Legal Description. 

The Added Project Area contains 213 buildings and approximately 138.9 acres and consists of 
various uses, including office, retail, service commercial, professional, governmental, cultural and 
educational. A portion of the Added Project Area is a part of the City's historic Loop and contains 
many of the City's oldest office and retail buildings as well as a wide variety of local, state and 
federal landmarks. 

The Added Project Area includes a total of 57 "competitive" ( defmed as having more than 100,000 
square feet of rentable space) office buildings containing more than 15.9 million square feet of 
office space, or approximately 14.6 percent of the total downtown market. Several classes of 
buildings exist within the Added Project Area. Class A space typically includes the most 
prestigious buildings with the highest quality standard finishes and mechanical systems. These 
buildings compete for premier office users. Only one building in the Added Project Area is 
considered to be Class A - The Chicago Bar Association Building. Class B buildings compete for a 
wide range of users. Building finishes are fair to good, and mechanical systems are adequate. 
Fourteen buildings in the Added Project Area are classified as Class B buildings, 10 of which were 
built in the early 1900s and substantially rehabbed to bring them up to Class B standards. Seven of 
these rehabbed buildings, including the Santa Fe Building, Peoples Gas Building, and Britannica 
Center, are located along Michigan Avenue. The remaining 42 office buildings in the Added 
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Project Area are Class C quality, meaning that the tenants they attract require functional space at 
rents that are typically below the average for the area. These buildings often do not have modem 
mechanical systems and offer few of the amenities associated with modem office buildings. 

As of June 1996, the overall occupancy rate for Class A buildings in the downtown market was 
more than 90 percent, the occupancy rate for Class B buildings was slightly more than 80 percent, 
and the Class C occupancy rate was approximately 73 percent. Approximately 44 percent of the 
Class C office buildings in the downtown are located within the Added Project Area. The East 
Loop submarket, which includes most of the competitive office buildings in the Added Project 
Area, has the lowest occupancy rate in the .downtown market. 

The Class A and B buildings in the Added Project Area had a combined occupancy rate of 91 
percent in 1988. The rate has fallen steadily to 81 percent in 1995, approximately 1 percentage 
point less than the downtown average of 82 percent. Occupancy trends for Class C buildings in the 
Added Project Area show an even more troubling trend. In 1988, the occupancy rate in these Class 
C buildings was 84 percent. By 1995, the rate had fallen to 71 percent, more than 11 percentage 
points less than the downtown average of 82 percent. Nearly one third of the space in these 
buildings stands vacant. Ten Class C buildings in the Added Project Area currently have 
occupancy rates of 50 percent or less. In contrast, in 1988 only one building was less than 50 
percent occupied. 

Consistent with falling occupancy rates, absorption of space has been negative for the buildings in 
the Added Project Area for every year since 1988. Absorption, which measures the net change in 
occupied square feet, is the best indicator of demand for space. Negative absorption indicates that 
more tenants are leaving the area than are moving into it. In 1995, absorption in the Added Project 
Area was negative 85,349 square feet, while absorption for the downtown was positive 679,602 
square feet. In 1994, absorption in the Added Project Area was negative 166,768 square feet, while 
absorption for the dov.ntown was positive 2,914,042 square feet. 

The rental rates in ~e Class C office buildings are extremely low. According to SOMA/Chicago's 
1996 Rent Barometer, the average net effective rent for Class C buildings in downtown Chicago is 
$3.57 per square foot. The actual return to the landlord, when amortized over the term of the lease, 
averages $2.4 7 per square foot. These low returns make it difficult for landlords to pay taxes and 
adequately maintain their properties, much less fmance significant improvements to their buildings. 
The downward occupancy and rental rate trends that have occurred in recent years for many 
existing office buildings in the Added Project Area are likely to continue, despite generally 
improving conditions in the overall office market. 

The Added Project Area on the whole has not been subject to growth and development through 
investment by private enterprise. Evidence of this lack of growth and development is detailed in 
Section VI and summarized below. 
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• Numerous buildings show signs of obsolescence, deterioration, building code violations, 
excessive vacancies, and an overall depreciation of physical maintenance. 

• Major development sites have remained vacant for more than 10 years. 
• During the past 10 years, new construction within the Added Project Area has been limited 

to 3 structures: a public library, a quasi-public office building and a Commonwealth Edison 
cooling plant. 

• During the past 5 years, building renovations have occurred in only a limited number of 
non-public buildings. 

• Absorption of office space in the Added Project Area has been negative in every year since 
1988. 

• The overall office vacancy rate in the Added Project Area is more than 7 percent higher 
than the overall vacancy rate of downtown. 

• Average gross rents per square foot of Class B and C office buildings in the Added Project 
Area are lower than the average gross rents per square foot of Class B and C office 
buildings in the downtown as a whole. 

• More than 7 5 small retail, office and commercial service buildings contain several vacant or 
substantially vacant floors at or above the ground floor. 

• Several department stores have closed since the early 1980s, including Sears, Montgomery 
Wards, Goldblatts, Rothschilds and Wiebolt's 

• Between 1991 and 1995, the equalized assessed valuation (the "EAV") of the Added 
Project Area decreased by approximately $43,370,000, while the EAV of the Loop and the 
City as a whole increased. 

• In spite of a higher overall tax rate and State equalization factor in 1995 as compared to 
1991, property tax revenues generated in the Added Project Area were $3,700,000 lower in 
1995 than in 1991. 

Without a substantial, visible and comprehensive effort by the City to promote investment 
throughout the Added Project Area, the Added Project Area will not likely be subject to additional 
growth through private investment. Additionally, the Added Project Area would likely continue to 
be characterized by obsolescence, deterioration, structures below minimum code standards, 
excessive vacancies, deferred maintenance, foreclosures and declining assessed valuations. The 
Added Project Area, while not yet a blighted area, may continue to decline and deteriorate and, 
without the intervention of the City, may become a blighted area. Finally, the Added Project Area 
would not reasonably be anticipated to develop without the intervention of the City and the 
adoption of this redevelopment project and plan for the Added Project Area. 

A. TAX INCREMENT FINANCING 

In January 1977, Tax Increment Financing "TIF" was made possible by the Illinois General 
Assembly through passage of the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-
74.4-1 et seq., as amended (the "Act"). The Act provides a means for municipalities, after the 
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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 revenues. "Incremental Property Tax" or "Incremental Property Taxes" are derived 
from the increase in the current EA V of real property within the redevelopment project area over 
and above the "Certified Initial EAV" of such real property. Any increase in EAV is then 
multiplied by the current tax rate which results in Incremental Property Taxes. A decline in current 
EA V does not result in a negative Incremental Property Tax. 

To finance redevelopment project costs, a municipality may issue obligations 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 <>f the following: (a) net 
revenues of all or part of any redevelopment project; (b) taxes levied and collected on any or all 
property in the municipality; (c) the full faith and credit of the municipality; (d) a mortgage on part 
or all of the redevelopment project; or (e) any other taxes or anticipated 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 capture, temporarily, the new tax revenues generated by 
the enhanced valuation of properties resulting from the municipality's redevelopment program, 
improvements and activities, various redevelopment projects, and the reassessment of properties. 
Under TIF, all taxing districts continue to receive property taxes levied on the initial valuation of 
properties within the redevelopment project area. Additionally, taxing districts can receive 
distributions of excess Incremental Property Taxes when annual Incremental Property Taxes 
received exceed principal and interest obligations for that year and redevelopment project costs 
necessary to implement the redevelopment plan have been paid. Taxing districts also benefit from 
the increased property tax base after redevelopment project costs and obligations are paid. 

B. THE REDEVELOPMENT PLAN FOR THE ADDED PROJECT 
AREA 

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

Tills Part A has been formulated in accordance with the provisions of the Act and is intended to 
guide improvements and activities within the Added Project Area in order to stimulate private 
investment in the Added Project Area. The goal of the City, through the implementation of this 
Part A, is that the entire Added Project Area be revitalized on a comprehensive and planned basis in 
order to ensure that private investment in rehabilitation and new development occurs: 
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1. On a coordinated rather than piecemeal basis to ensure that the land use, pedestrian access, 
vehicular circulation, parking, service and urban design systems are functionally integrated 
and meet present-day principles and standards; 

2. On a reasonable, comprehensive and integrated basis to ensure that the factors of blight and 
conservation are eliminated; and 

3. Within a reasonable and defined time period so that the area may contribute productively to 
the economic vitality of the City. 

The redevelopment of the Added Project Area will constitute one of the largest of its kind in the 
United States, and presents challenges and opportunities commensurate with its scale. The success 
of this effort will depend to a large extent on the cooperation between the private sector and 
agencies of local government. The adoption of this Part A will make possible the implementation 
of a comprehensive program for the redevelopment of the Added Project Area. By means of public 
investment, the Added Project Area will become a stable environment that will again attract private 
investment. Public investment will set the stage for redeveloping the Added Project Area through 
private investment. Through this Part A, the City will serve as the central force for directing assets 
and energies of the private sector for a unified cooperative public-private redevelopment effort. 

This Part A sets forth the overall "Redevelopment Project" to be undertaken to accomplish the 
above-stated goal. During the Redevelopment Project implementation, the City may, from time to 
time, (i) undertake or cause to be undertaken public improvements and activities and (ii) enter into 
redevelopment agreements with private entities to construct, rehabilitate, renovate or restore private 
improvements on one or several parcels (collectively referred to as "Redevelopment Projects"). 

This Part A specifically describes the Added Project Area and summarizes the conservation area 
factors which qualify the Added Project Area as a "conservation area" as defmed in the Act. 

Successful implementation of this Part A requires that the City utilize Incremental Property Taxes 
and other resources in accordance with the Act and work cooperatively with the private sector and 
other governmental agencies. Incremental Property Taxes and other resources will be utilized to 
stimulate the comprehensive and coordinated development of the Added Project Area. Only 
through the utilization of TIF will the Added Project Area develop on a comprehensive and 
coordinated basis, thereby elinllnating the conservation area conditions and the threatened blight 
which have precluded its comprehensive and coordinated development by the private sector. 

The use of Incremental Property Taxes by the City will permit the City to direct, implement and 
coordinate public improvements and activities to stimulate private investments on a comprehensive 
basis. These improvements, activities and investments will benefit the City, its residents, and all 
taxing districts having jurisdiction over the Added Project Area. The anticipated benefits include: 
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A Commitment to Maintaining a Healthy and Viable Downtown and City 

• Demonstrates a conunitment to the downtown. 

• Reinforces the Loop's role as a regional employment and retail center. 

• Improves and enhances the City's reputation as a world-class business, cultural, institutional 
and entertainment destination. 

• Expands cultural, educational and entertainment opportunities. 

• Strengthens the lakefront culturaVconvention corridor by enhancing institutions and improving 

connections between facilities. 

An Improved Business Climate in the Added Project Area 

• Reduces physical deterioration and obsolescence. 

• Improves and upgrades the image and appearance of the area. 

• Stimulates private investment in building rehabilitation and new development. 
• Enhances the City's central business district as a vibrant area throughout the day and night. 

• Promotes additional pedestrian traffic. 

• Increases the residential population in the Loop. 

• Protects historic buildings and districts. 

Increased Employment and Retail Opportunities for the City's Residents 

• Stabilizes and expands the City's employment base. 

• Promotes a wider range of goods and services for the residents of the City. 
• Provides additional employment and retail opportunities in an area which is well-served by 

public transportation and easily accessible from many of the City's neighborhoods. 

Stabilized and Expanded Tax Revenues Generated within the Added Project Area 

• Strengthens the non-residential property tax base of the City. 

• Strengthens the sales tax base of the City through increased business activity. 
• Reverses the decline of assessed values in the Added Project Area. 

• Maintains a healthy balance between the property tax burden borne by homeowners and non

residential properties. 
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II. LEGAL DESCRIPTION 

The boundaries of the Added Project Area have been drawn to include only those contiguous 
parcels of real property and improvements substantially benefited by the proposed Redevelopment 
Project to be undertaken as part of this Part A. The boundaries of the Added Project Area are 
shown in Figure 1, Boundary Map, and are generally described below: 

The Added Project Area is comprised of two subareas. Subarea 1 consists of 1 full and 5 partial 
blocks and is located west of the Original Project Area. Subarea 1 is generally bounded by Franklin 
Street on the west; Haddock Place on the north; LaSalle Street on the east and Court Place on the 
south. Subarea 1 also includes buildings located at 304 and 308 West Randolph and the buildings 
fronting the west side of Franklin Street between Randolph Street and Couch Place. 

Subarea 2 is located south and east of the Original Project Area and consists of 23 full and 8 partial 
blocks and is located south and west of the Original Project Area. Subarea 2 is generally bounded 
by Dearborn Street on the west; the Chicago River on the north; Michigan A venue on the east; and 
Congress Parkway on the South. Subarea 2 also includes the buildings along the east side of 
Michigan Avenue between Wacker Place and Wacker Drive; the Monadnock Building (53 West 
Jackson Boulevard); and the three block area bounded by LaSalle Street on the west, Van Buren 
Street on the north, Dearborn Street on the east and Congress Parkway on the south. 

Buildings excluded from the general boundaries of the Added Project Area described above include 
the following: 225 W. Wacker Building, 180 N. LaSalle Building and the parking structure to its 
west, State of Illinois Building (150 N. LaSalle Street), 225 W. Randolph Building, United of 
America Building (1 E. Wacker Drive), Stone Container Building (150 N. Michigan Avenue), 
Marshall Field's department store, Inland Steel Building (30 W. Monroe Street), 33 West Monroe 
Building, 33 North Dearborn Building and the Dirksen Federal Building. These buildings represent 
buildings along the periphery of the Added Project Area which have been constructed since the 
1960s or have been significantly rehabilitated within the last few years and which are in good 
condition. 
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The boundaries of the Added Project Area are legally described as follows: 

Subarea 1 
A TRACT OF LAND COMPRISED OF ALL OR PARTS OF BLOCKS 19, 20, 31, 32, 33, 

40 AND 41 IN THE ORIGINAL TOWN OF CHICAGO, TOGETHER WITH PARTS OF 
STREETS AND ALLEYS ADJOINING SAID BLOCKS, IN THE SOUTH HALF OF SECTION 
9, TOWNSHIP 39 NORTH, RANGE 14 EAST OF THE THIRD PRINCIPAL MERIDIAN, 
WHICH TRACT IS MORE PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE INTERSECTION OF THE WEST LINE OF NORTH LaSALLE 
STREET AS WIDENED WITH THE NORTH LINE OF BLOCK 33,· 

THENCE WEST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF .. 
WEST LAKE STREET) TO THE WEST LINE OF SAID BLOCK; 

THENCE SOUTH ALONG SAID WEST LINE (BEING ALSO THE EAST LINE OF 
NORTH WELLS STREET) TO THE NORTH LINE OF WEST COUCH PLACE; 

THENCE EAST ALONG SAID NORTH LINE TO AN INTERSECTION WITH THE 
NORTHWARD EXTENSION OF THE WEST LINE OF LOT 7 IN BLOCK 33; 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID WEST LINE, TO 
THE SOUTH LINE OF SAID BLOCK; 

THENCE EAST ALONG SAID SOUTH LINE (BEING ALSO THE NORTH LINE OF 
WEST RANDOLPH STREET) AND ALONG THE EASTWARD EXTENSION OF SAID 
SOUTH LINE, TO AN INTERSECTION WITH THE NORTHWARD EXTENSION OF THE 
WEST LINE OF BLOCK 39 IN ORIGINAL TOWN OF CHICAGO; . 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID WEST LINE 
(BEING ALSO THE EAST LINE OF NORTH LaSA~LE STREET) TO AN INTERSECTION 
WITH THE EASTWARD EXTENSION OF THE SOUTH LINE OF WEST COURT PLACE; 

THENCE WEST ALONG SAID EXTENSION AND ALONG SAID SOUTH LINE TO 
THE WEST LINE OF BLOCK 40 AFORESAID; 

THENCE WEST, CROSSING NORTH WELLS STREET, TO THE NORTHEAST 
CORNER OF LOT 8 IN BLOCK 41 AFORESAID; 

THENCE WEST ALONG THE NORTH LINE OF SAID LOT TO AN INTERSECTION 
WITH THE SOUTHWARD EXTENSION OF THE WEST LINE OF LOT 1 IN SAID BLOCK; 

THENCE NORTH ALONG SAID EXTENSION AND ALONG SAID WEST LINE, TO 
THE NORTH LINE OF BLOCK 41; 

THENCE WEST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
WEST RANDOLPH STREET) TO THE NORTHWEST CORNER OF SAID BLOCK; 

THENCE WEST, CROSSING NORTH FRANKLIN STREET, TO THE NORTHEAST 
CORNER OF BLOCK 42 IN ORIGINAL TOWN OF CHICAGO,· 

THENCE WEST ALONG THE NORTH LINE OF SAID BLOCK 1 (BEING ALSO THE 
SOUTH LINE OF WEST RANDOLPH STREET) TO AN INTERSECTION WITH THE 
SOUTHWARD EXTENSION OF THE WEST LINE OF THE EAST 20 FEET OF LOT 7 IN 
BLOCK31AFORESAID; . 

THENCE NORTH ALONG SAID EXTENSION AND ALONG SAID WEST LINE, TO 
THE NORTH LINE OF WEST COUCH PLACE; 
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THENCE EAST ALONG SAID NORTH LINE TO THE EAST LINE OF BLOCK 31,· 
THENCE NORTH ALONG SAID EAST LINE (BEING ALSO THE WEST LINE OF 

NORTH FRANKLIN STREET) AND ALONG THE NORTHWARD EXTENSION OF SAID 
EAST LINE TO AN INTERSECTION WITH THE WESTWARD EXTENSION OF THE 
SOUTH LINE OF BLOCK 20 AFORESAID,· 

THENCE EAST ALONG SAID EXTENSION, AND ALONG SAID SOUTH LINE 
(BEING ALSO THE NORTH LINE OF WEST LAKE STREET) TO THE WEST LINE OF 
NORTH POST PLACE; 

"THENCE NORTH ALONG SAID WEST LINE AND ALONG THE NORTHWARD 
EXTENSION THEREOF, TO AN INTERSECTION WITH THE WESTWARD EXTENSION 
OF THE NORTH LINE. OF WEST HADDOCK PLACE; 

THENCE EAST ALONG:SAID EXTENSION AND ALONG SAID NORTH LINE TO 
THE EAST LINE OF BLOCK 20; .. 

THENCE EAST, CROSSING NORTH WELLS STREET, TO THE INTERSECTION OF 
THE WEST LINE OF BLOCK 19 AFORESAID WITH THE NORTH LINE OF WEST 
HADDOCK PLACE; 

THENCE EAST ALONG SAID NORTH LINE TO AN INTERSECTION WITH THE 
WEST LINE OF NORTH LaSALLE STREET AS WIDENED,· 

THENCE SOUTH ALONG SAID WEST LINE TO THE SOUTH LINE OF BLOCK 19; 
THENCE SOUTH, CROSSING WEST LAKE STREET, TO THE POINT OF 

BEGINNING; 
IN THE CITY OF CHICAGO, COOK COUNTY, ILLINOIS. 

Subarea 2 

A TRACT OF LAND COMPRISED OF PART OF BLOCK 58 AND PARTS OF 
ADJACENT STREETS AND ALLEYS IN THE ORIGINAL TOWN OF CHICAGO IN 
SECTION 9, TOGETHER WITH ALL OR PARTS OF BLOCKS 1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 
12,14AND15ANDPARTSOFADJACENTSTREETSANDALLEYSINFORTDEARBORN 
.(iDDITIONTOCHICAGOINSECTION JO,ANDALL OR PARTS OF BLOCKS 1 THRU10, 
AND ALL OR PARTS OF BLOCKS 1 THRU 10 INCLUSIVE AND PARTS OF ADJACENT 
STREETS AND ALLEYS IN FRACTIONAL SECTION 15 ADDITION TO CHICAGO, AND 
ALL OR PARTS OF BLOCKS 113,114,120,122,123,124,137,138,139,140,141 AND 142 IN 
SCHOOL SECTION ADDITION TO CHICAGO, ALL IN TOWNSHIP 39 NORTH, RAN.QE 14 
EAST OF THE THIRD PRINCIPAL MERIDIAN, WHICH TRACT OF LAND IS MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGIN.NINGATTHENORT~STCORNEROFBLOCK8INFORTDEARBORN 
ADDITION TO CHICAGO IN SECTION 10 AFORESAID,· 

THENCE EAST ALONG THE NORTH LINE OF SAID BLOCK (BEING ALSO THE 
SOUTH LINE OF EAST WACKER DRIVE) TO THE NORTHEAST CORNER OF LOT 6 IN 
SAIDBLOCK; . 

THENCE SOUTH ALONG TH~_EAST LINE OF SAID LOT TO THE NORTH LINE 
OFEASTHADDOCKPLACE; 
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THENCE WEST ALONG SAID NORTH LINE TO AN INTERSECTION WITH THE 
NORTHWARD EXTENSION OF THE EAST LINE OF LOT 28 IN BLOCK 8; 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE, TO 
THE SOUTf/ LINE OF SAID BLOCK,· 

THENCE EAST ALONG SAID SOUTH LINE.(BEING ALSO THE NORTH LINE OF 
EAST LAKE STREET) TO AN INTERSECTION WITH THE NORTHWARD EXTENSION OF 
THE EAST LINE OF LOT 10 IN BLOCK 9 OF FORT DEARBORN ADDITION TO 
CHICAGO,· 

THENCE SQUTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE TO 
THE NORTH LINE OF EAST BENTON PLACE; 

THENCE EAST ALONG SAID NORTH LINE, AND ALONG THE EASTWARD 
EXTENSION THEREOF, TOAN INTERSECTION WITH THE NORTHWARD EXTENSION 
OF THE WEST LINE OF THE SOUTH PART OF BLOCK 10 IN FORT DEARBORN 
ADDITION TO CHICAGO,· 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID WEST LINE 
(BEING ALSO THE EAST LINE OF NORTH WABASH AVENUE) AND ALONG THE 
SOUTHWARD EXTENSION THEREOF, TO AN INTERSECTION WITH THE EASTWARD 
EXTENSION OF THE NORTH LINE OF BLOCK 13 IN SAID FORT DEARBORN 
ADDITION; 

THENCE WEST ALONG SAID EXTENSION TO THE NORTHEAST CORNER OF 
SAID BLOCK 13; 

!'HENCE SOUTH ALONG THE EAST LINE OF SAID BLOCK (BEING ALSO THE 
WEST LINE OF NORTH WABASH AVENUE) TO THE SOUTHEAST CORNER OF SAID 
BLOCK,· 

THENCE WEST ALONG THE SOUTH LINE OF SAID BLOCK (BEING ALSO THE 
NORTH LINE OF EAST WASHINGTON STREE1) TO AN INTERSECTION WITH THE 
NORTHWARD EXTENSION OF THE WEST LINE OF BLOCK 14 IN FORT DEARBORN 
ADDITION; 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID WEST LINE 
(BEING ALSO THE EAST LINE OF NORTH STATE STREE1) TO AN INTERSECTION 
WITH THE EASTWARD EXTENSION OF THE SOUTH LINE OF LOT 1 IN ASSESSOR'S 
RESUBDIVISION OF SUB-LOTS 1 TO 5 OF ASSESSOR'S DIVISION OF LOTS 1, 2, 3, 4 
AND 5 OF BLOCK 58 IN ORIGINAL TOWN OF CHICAGO AFORESAID; 

THENCE WEST ALONG SAID EXTENSION, CROSSING NORTH STATE SJ:JmET 
AND ENTERING SECTION 9 AFORESAID, AND CONTINUING ALONG SAID SOUTH 
LINE OF SAID LOT 1, TO THE SOUTHWEST CORNER OF SAID LOT; 

THENCE NORTH ALONG THE WEST LINE OF SAID LOT TO THE NORTH LINE 
OF BLOCK 58; 

THENCE WEST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
WEST WASHINGTON STREET) TO THE NORTHWEST CORNER OF LOT 7. IN 
ASSESSOR'S DIVISION OF LOTS 1, 2, 3, 4 AND 5 OF BLOCK 58; . 

THENCE SOUTH ALONG THE WEST LINE OF SAID LOT TO THE NORTH LINE 
OF WEST CALHOUN PLACE,· 
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THENCE WEST ALONG SAID NORTH LINE, AND ALONG THE WESTWARD 
EXTENSION THEREOF, TO AN INTERSECTIO!f WITH THE NORTHWARD EXTENSION 
OF THE EAST LINE OF THE SOUTH PART OF BLOCK 57 IN ORIGINAL TOWN OF 
CHICAGO AFORESAID; 

THENCE SOUTH ALONG SAID EXTENSION AND ALONG SAID EAST LINE 
(BEING ALSO THE WEST LINE OF NORTH DEARBORN STREE1) AND ALONG THE 
SOUTHWARD EXTENSION OF SAID EAST LINE TO THE SOUTHEAST CORNER OF 
SAID BLOCK 57; 

THENCE SOUTHWARD, CROSSING WEST MADISON STREET AND ENTERING 
SECTION 16, TO THE NORTHEAST CORNER OF BLOCK 119 IN SCHOOL SECTION 
ADDITION AFORESAID; 

THENCE SOUTH ALONG THE EAST LINE OF SAID BLOCK (BEING ALSO THE 
WEST LINE OF SOUTH DEARBORN STREET) TO AN INTERSECTION WITH THE 
WESTWARD EXTENSION OF THE NORTH LINE OF LOT 20 IN THE SUBDIVISION OF 
BLOCK 142 IN SAID SCHOOL SECTION ADDITION; 

THENCE EAST ALONG SAID EXTENSION, AND ALONG SAID NORTH LINE, TO 
THE NORTHEAST CORNER OF SAID LOT,· . 

THENCE SOUTH ALONG THE EAST LINE OF LOTS 20 THRU 27 INCLUSWE IN 
SAID SUBDIVISION, AND ALONG THE SOUTHWARD EXTENSION THEREOF, TO AN 
INTERSECTION WITH THE NORTH LINE OF BLOCK 141 IN SCHOOL SECTION 
SUBDIVISION AFORESAID; 

THENCE EAST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
WEST MONROE STREE1) TO THE NORTHWEST CORNER OF THE EAST HALF OF LOT 
3 IN SAID BLOCK 141; 

THENCE SOUTH ALONG THE WEST LINE OF THE EAST HALF OF SAID LOT TO 
THE NORTH LINE OF WEST MARBLE (HYDRAULIC) PLACE; 

THENCE WEST ALONG SAID NORTH LINE, AND TJIE WESTWARD EXTENSION 
THEREOF, TO AN INTERSECTION WITH THE NORTHWARD EXTENSION OF THE 
EAST LINE OF LOT 20 IN COUNTY CLERK'S DIVISION OF BLOCK 120 IN SCHOOL 
SECTION ADDITION; 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE 
(BEING ALSO THE WEST LINE OF SOUTH DEARBORN STREE1) AND ALONG THE 
SOUTHWARD EXTENSION OF SAID EAST LINE, TO AN INTERSECTION WITH THE 
WESTWARD EXTENSION OF THE NORTH ~INE OF BLOCK 140 IN SCHOOL SE£!ION 
ADDITION,· 

THENCE EAST ALONG SAID EXTENSION AND ALONG SAID NORTH LINE 
(BEING ALSO THE SOUTH LINE OF WEST ADAMS STREE1) TO AN INTERSECTION 
WITH THE WEST LINE OF THE EAST 25 FEET OF LOT 5 IN THE SUBDIVISION OF 
BLOCKS 83, 92 AND 140 IN SCHOOL SECTION ADDITION; 

THENCE SOUTH ALONG SAID WEST LINE TO AN INTERSECTION WITH THE 
WESTWARD EXTENSION OF THE SOUTH LINE OF THE ALLEY IN THE SUBDIVISION 
OF LOTS 3 AND 4 IN SAID BLOCK 140; 

THENCE EAST ALONG SAID EXTENSION AND ALONG SAID SOUTH LINE TO AN 
ANGLE POINT; 
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THENCE SOUTHEASTWARDLY ALONG A SOUTHWESTERLY LINE OF SAID 
ALLEY TO AN ANGLE POINT,· 

THENCE SOUTH ALONG A WEST LINE OF SAID ALLEY AND ALONG THE 
SOUTHWARD EXTENSION THEREOF, TO AN INTERSECTION WITH THE NORTH LINE 
OF LOT 13 IN THE AFOREMENTIONED SUBDIVISION OF BLOCKS 83, 92 AND 140; 

THENCE EAST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
WEST QUINCY STREET) TO THE NORTHEAST CORNER OF SAID LOT 13; 

THENCE SOUTH ALONG THE EAST LINE OF SAID LOT TO THE SOUTH LINE OF 
BLOCK140; 

THENCE WEST ALONG SAID SOUTH LINE (BEING ALSO THE NORTH LINE OF 
WEST JACKSON BOULEVARD) AND ALONG THE WESTWARD EXTENSION THEREOF, 
TO AN INTERSECTION WITH THE NORTHWARD EXTENSION OF THE EAST LINE OF 
LOTS 1, 4, 8, 11, 14, 17, 20 AND 23 IN WRIGHT'S SUBDIVISION OF BLOCK 122 IN 
SCHOOL SECTION ADDITION; 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE 
(BEING ALSO THE WEST LINE OF SOUTH FEDERAL STREET) TO THE SOUTHEAST 
CORNER OF SAID LOT 23; 

THENCE WEST ALONG THE SOUTH LINE OF SAID LOT 23 AND THE 
WESTWARD EXTENSION THEREOF, AND ALONG THE SOUTH LINE OF LOT 22 IN 
WRIGHT'S SUBDIVISION (BEING ALSO THE NORTH LINE OF WEST VAN BUREN 

STREET) TO THE SOUTHWEST CORNER OF SAID LOT 22; 
THENCE WEST, CROSSING SOUTH CLARK STREET, TO THE SOUTHEAST 

CORNER OF LOT 22 IN THE SUBDIVISION OF BLOCK 115 OF SCHOOL SECTION 
. ADDITION AFORESAID; 

THENCE WEST ALONG THE SOUTH LINE OF SAID LOT 22 AND LOT 23 (BEING 
ALSO THE NORTH LINE OF WEST VAN BUREN STREET) TO THE SOUTHWEST 
CORNER OF SAID LOT 23; 

THENCE WEST, CROSSING SOUTH LaSALLE STREET, TO THE SOUTHEAST 
CORNER OF THAT PART OF SAID STREET VACATED BY ORDINANCE PASSED 
FEBRUARY 29, 1980, AND RECORDED AUGUST 12, 1980, AS DOCUMENT NUMBER 
25545766; . . 

THENCESOUTHALONGTHESOUTHWARDEXTENSIONOFTHEEASTLINEOF 
SAID VACATION TO AN INTERSECTION WITH THE NORTH LINE OF LOT 3 IN THE 
SUBDIVISION OF BLOCK 114 OF SCHOOL SECTION ADDITION; ·-

THENCE EAST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
WEST VAN BUREN STREET) TO THE NORTHEAST CORNER OF SAID LOT,· 

THENCE SOUTH ALONG THE EAST LINE OF LOTS 3, 4, 9,10, 15, 16, 21 AND 22 
(BEING ALSO THE WEST LINE OF SOUTH LaSALLE STREET) TO THE SOUTHEAST 
CORNER OF SAID LOT 22; . -·· . 

THENCE SOUTH, CROSSING "WEST CONGRESS PARKWAY AS SAID 
EXPRESSWAY IS DEFINED BY THE GENERAL ORDINANCE PASSED OCTOBER 31, 
1940, TO THE INTERSECTION OF THE EAST LINE OF LOT 6 IN T.G. WRIGHT'S 
SUBDIVISION OF BLOCK 113 IN SCHOOL SECTION ADDITION WITH THE SOUTH LINE 
OF SAID WEST CONGRESS PARKWAY; 
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THENCE EAST ALONG SAID SOUTH LINE TO AN INTERSECTION WITH THE 
EAST LINE OF LOT 9 (SAID EAST LINE BEING ALSO THE WEST LINE OF SOUTH 
PLYMOUTH COURT) IN C.L. AND I. HARMON'S SUBDIVISION OF BLOCK 137IN 
SCHOOL SECTION ADDITION; 

THENCE NORTH, CROSSING WEST CONGRESS PARKWAY, TO THE 
INTERSECTION OF THE EAST LINE OF LOT 24 IN T.G. WRIGHT'S SUBDIVISION OF 
BLOCK 138 IN SCHOOL SECTION ADDITION WITH THE NORTH LINE OF SAID 
EXPRESSWAY; 

THENCE EAST ALONG THE NORTH LINE OF SAID WEST CONGRESS PARKWAY, 
AND ALONG THE NORTH LINE OF EAST CONGRESS PARKWAY, ENTERING INTO 
'SECTION 15 AFORESAID, TO AN INTERSECTION WITH THE WEST LINE OF SUB-LOT 
2 OF LOT 10 IN CANAL TRUSTEE'S SUBDIVISION OF BLOCK 10 OF FRACTIONAL 
SECTION 15 ADDITION TO CHICAGO; 

THENCE SOUTH ALONG SAID WEST LINE TO SAID NORTH LINE OF EAST 
CONGRESS PARKWAY,· 

THENCE EAST ALONG SAID NORTH LINE TO THE EAST LINE OF SOUTH 
MICHIGAN A VENUE AS WIDENED; 

THENCE NORTH ALONG SAID WIDENED LINE, ENTERING SECTION 10 
AFORESAID, TO AN INTERSECTION WITH THE NORTH LINE OF BLOCK 6 IN FORT 
DEARBORN ADDITION AFORESAID; . .. .. . .. ·· -·-

THENCE EAST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
EAST SOUTH WATER STREET) TO AN INTERSECTION WITH THE -SOUTHWARD 
EXTENSION OF THE EAST LINE OF LOT 6IN DYER'S SUBDIVISION OF LOTS 6, 7, 8, 
9, 10 AND 11 IN BLOCK 5 OF FORT DEARBORN ADDITION TO CHICAGO; 

THENCE NORTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE, TO 
THE NORTHEAST CORNER OF SAID LOT; 

THENCE NORTH, CROSSING A 20 FOOT WIDE ALLEY, TO A POINT ON THE 
SOUTH LINE OF LOT 11 IN DYER'S SUBDIVISION WHICH IS 124.00 FEET EAST OF 
THE SOUTHWEST CORNER OF SAID LOT; _ 

THENCE NORTH ALONG A LINE 124.00 FEET EAST FROM, AND PARALLEL 
WITH, THE WEST LIN.E OF AFOREMENTIONED BLOCK 5, TO AN INTERSECTION 
WITH THE SOUTH LINE OF LOT 5 IN SAID BLOCK; . _ 

THENCE NORTH TO A POINT ON THE NORTH LINE OF LOT 1 IN SAID BLOCK 
WHICH IS 121.18 FEET EAST FROM THE NORTHWEST CORNER OF SAID LOT; 

THENCE CONTINUING NORTH ALONG A NORTHWARD EXTENSION OF THE 
LAST DESCRIBED LINE TO AN INTERSECTION WITH THE NORTHERLY LINE OF 
EAST WACKER DRIVE (RIVER STREET) AS WIDENED; 

THENCE WESTWARDLY, SOUTHWESTWARDLY, NORTH AND SOUTHWEST
WARDLY ALONG SAID NORTHERLY LINE, AND ALONG THE SOUTHERLY DOCK LINE 
OF THE CHICAGO RIVER TO AN INTERSECTION WITH THE NORTHWARD 
EXTENSION OF THE WEST LINE OF BLOCK 8 OF FORT DEARBORN ADDITION 
AFORESAID; . 

THENCE SOUTH ALONG SAID EXTENSION TO THE POINT OF BEGINNING; 
EXCEPTING FROM THE ABOVE DESCRIBED TRACT LOTS 19 THRU 25, 

INCLUSIVE, IN BLOCK 10 IN FORT DEARBORN ADDITION TO CHICAGO; 
IN THE CITY OF CHICAGO, COOK COUNTY, ILLINOIS. 
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III. ELIGIBILITY CONDITIONS 

Based upon surveys, inspections and analyses of the_ area, the Added Project Area qualifies as a 
"conservation area" within the requirements of the Act. Fifty-percent or more of the buildings in 
the Added Project Area have an age of 35 years or more, and the area is characterized by the 
presence of a combination of three or more of the conservation factors listed in the Act, rendering 
the area detrimental to the public safety, health and welfare of the citizens of the City. The Added 
Project Area is not yet a blighted area but it may become a blighted area. Specifically, 

• Of the 213 buildings in the Added Project Area, 192 (90.1 percent) are 35 years of age or older. 

• Of the 14 factors for conservation areas set forth in the Act, 7 are found to be present in the 
Added Project Area. Six factors are present to a major extent and 1 factor is present to a minor 
extent. 

• These factors are reasonably distributed throughout the entire Added Project Area. 

• The entire Added Project Area is impacted by and shows the presence of these factors. 

• The Added Project Area includes only real property and improvements substantially benefited 
by the Redevelopment Program and potential Redevelopment Projects. 

A detailed report concerning the definition, application and extent of the conservation factors in the 
Added Project Area is contained in a report prepared by TP AP entitled "Central Loop Added 
Project Area Tax Increment Redevelopment Project Area Eligibility Study," which is attached as 
Exhibit II to this Central Loop Redevelopment Plan. 

The conservation factors found to be present in the Added Project Area are based upon surveys and 
analyses conducted by TP AP and Andrew Heard & Associates. The surveys and analyses 
conducted for the Added Project Area include: 

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

2. Interior building surveys of 70 buildings; 

3. Examination of commercially prepared guides to the Chicago real estate market; 

4. Examination of assessment year 1994 Cook County Board of Appeal files; 

5. Analysis of building permits issued for the Added Project Area from 1991 through 1995; 

6. Analysis ·of existing uses and their relationships; 
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7. Site conditions survey of streets, sidewalks, curbs and gutters, lighting, traffic, parking 
facilities, landscaping, fences and walls, and general property maintenance; 

8. Comparison of current land use to the current zoning ordinance and the current zoning map; 

9. Comparison of interior and exterior building conditions to property maintenance codes of the 
City; 

10. Comparison of the Added Project Area's existing platting, building sizes and land use layout 
with present-day platting, building and land use layout standards; 

11. Analysis of building floor area and site coverage; and 

12. Review of previously prepared plans, studies and data. 
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IV. GOALS AND OBJECTIVES 

Properly guided investment in new public and private improvements and facilities is essential for 
the successful redevelopment of the Added Project Area and the elimination of conditions that have 
impeded the redevelopment of the Added Project Area. Redevelopment of the Added Project Area 
will benefit the City through improvements in the physical environment, an increased tax base, 
additional employment opportunities and an increase in the residential population of the Added 
Project Area. 

The Act encourages public and private sectors to work together to address and solve the problems 
associated with urban growth and development. The joint effort between the City and the private 
sector to redevelop the Added Project Area will receive significant support from the financing 
methods made available by the Act. 

This section identifies the goals and objectives adopted by the City for the Added Project Area. 
Section V identifies redevelopment objectives and redevelopment activities the City plans to un
dertake to achieve the redevelopment goals and objectives contained in this Part A. 

A. GENERAL GOALS 

Listed below are the general goals of this Part A. These goals provide the overall framework for 
guiding decisions during the implementation phases. 

1. An improved quality of life in the Added Project Area, the Loop and the City by 
eliminating the influences and manifestations of physical and economic 
deterioration and obsolescence within the Added Project Area. 

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

3. An increased real estate and sales tax base for the City and other taxing districts 
having jurisdiction over the Added Project Area. 

B. DEVELOPMENT AND DESIGN OBJECTIVES 

Listed below are development and design objectives of this Part A which will assist the City in 

directing and coordinating public improvements and activities with private investment in order to 

achieve the goals and objectives stated in this Part A. 
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I. Expand and improve cultural, educational and entertainment opportunities in the Added Project 
Area. 

2. Encourage developments which increase pedestrian traffic throughout the day and evening. 

3. Reinforce and increase the appeal of the Added Project Area to tourists and other visitors as 

well as residents of the City. 

4. Expand the residential population of the Added Project Area and encourage housing that 

accommodates a diverse economic mix of residents. 

5. Provide new development that complements other new and recently renovated existing 

development in terms of size, scale, intensity and appearance, and is integrated both 
functionally and aesthetically with the surrounding neighborhood. 

6. Reinforce the architectural and historical characteristics of the Added Project Area. 

7. Strengthen the lakefront cultural/convention corridor by improving transit and pedestrian 

connections and by retaining and expanding corridor institutions and facilities. 

8. Concentrate the development of new, large retail centers along and as extensions to the existing 

State-Wabash or North Michigan A venue retail districts. 

9. Protect the most significant buildings and districts through landmark designation and, as 

appropriate, restoration, rehabilitation, renovation and adaptive reuse. 

10. Reinforce the distinctive identity of areas by encouraging well-designed "in-fill" development. 

11. Protect existing view corridors, while creating new view corridors in developing areas. 

12. Ensure that all open space is usable and accessible. 

13. Manage the existing street system so that inappropriate uses are eliminated. 

14. Ensure that all streets allow efficient pedestrian movement. 

15. Build and improve critical connections in the underground pedway system. Discourage above

street skywalks. 

16. Preserve existing alleys and build new ones. 

1 7. Encour:age coordinated development of parcels and structures to achieve efficient building 

desi~ internal pedestrian connections and unified off-street parking, trucking and service 

facilities. 

18. Encoumge a continuous, attractive and interesting street-level pedestrian environment by 

discouraging such things as blank walls, vacant lots and arcaded sidewalks. 
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V. REDEVELOPMENTPROJECT 

This section presents the Redevelopment Project anticipated to be undertaken by the City and by 
private entities on behalf of the City in furtherance of Part A. The Redevelopment Project contained 
in this Part A and pursuant to the Act includes redevelopment objectives, a description of 
redevelopment improvements and activities, a general land use plan, estimated redevelopment 
project costs, a description of sources of funds to pay estimated redevelopment project costs, a 
description of obligations that may be issued, identification of the most recent EA V of properties in 
the Added Project Area, and an estimate of future EAV. 

A. REDEVELOPMENT OBJECTIVES 

Listed below are objectives which guide planning decisions to achieve the goals and objectives 
contained in this Part A. 

1. Reduce or eliminate those conditions which qualify the Added Project Area as a 
conservation area. Section III, Eligibility Conditions, describes these conditions. 

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

3. Strengthen the economic well-being of the Added Project Area and the City by 
increasing taxable values. 

4. Assemble or encourage the assembly of land into parcels of appropriate shape and 

sufficient size for redevelopment in accordance with this Part A and contemporary 
development needs and standards. 

5. Create an environment which stimulates private · investment m appropriate new 
construction and rehabilitation. 

6. Provide needed improvements or facilities in proper relationship to the projected 
demand for such facilities and in accordance with present-day design standards for such 
facilities. 

7. Provide needed incentives to encourage a broad range of improvements in preservation, 

rehabilitation and new development. 
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8. Provide opportunities for women and minority businesses to share in the redevelopment 
of the Added Project Area. 

B. REDEVELOPMENT IMPROVEMENTS AND ACTIVITIES 

The City proposes to achieve its redevelopment goals and objectives for the Added Project Area 
through public fmancing techniques including, but not limited to, tax increment financing, and by 
utilizing such fmancing techniques to undertake some or all of the activities and improvements 
authorized under the Act, including the activities and improvements described below. The City 
maintains the flexibility to undertake additional activities and improvements authorized under the 
Act as the needs for activities and improvements change as redevelopment occurs in the Added 
Project Area. 

The City may enter into redevelopment agreements with public or private entities for the 
furtherance of this Part A. Such redevelopment agreements may be for the assemblage of land, 
construction of improvements or facilities, the provision of services or any other lawful purpose. 
Redevelopment agreements may contain terms and provisions which are more specific than the 
general principles set forth in this Part A. 

1. Property Acquisition, Site Preparation, Demolition and Relocation 

Property acquisition and land assembly by the private sector in accordance with this Part 
A will be encouraged by the City. Additionally, the City may encourage the preservation 
of buildings that are basically sound and are located so as not to impede the overall 
redevelopment of the Added Project Area. To meet the goals, policies or objectives of 
this Part A, the City may acquire and assemble property throughout the Added Project 
Area. Land assemblage by the City may be by purchase, exchange, donation, lease or 

eminent domain and may be for the purpose of (a) sale, lease or conveyance to private 

developers, or (b) sale, lease, conveyance or dedication for the construction of public 

improvements or facilities. Furthermore, the City may require written redevelopment 
agreements with developers before acquiring any properties. 

As appropriate, the City may devote acquired property to temporary uses until such 
property is scheduled for disposition and redevelopment. 

The City may demolish improvements, remove and grade soils and prepare sites with 

soils and materials suitable for new construction. Clearance and demolition will, to the 

greatest extent possible, be timed to coincide with redevelopment activities so that tracts 

of land do not remain vacant for extended periods and so that the adverse effects of 
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clearance activities may be minimized. Additionally, the City contemplates the 

protection/relocation of existing utilities and freight tunnels. 

The City may (a) acquire any historic st~c~e (whether a designated City or State 
landmark or on, or eligible for, nomination to the National Register of Historic Places); 
(b) demolish any non-historic feature. of such landmark; and (c) incorporate any historic 
structure or historic feature into a development on the subject property or adjoining 

property. 

2. Relocation 

Active businesses and other occupants that are displaced by the public acquisition of 
property may be relocated and may be provided with financial assistance and advisory 
services. Relocation services in conjunction with property acquisition will be provided in 
acco~dance with City policy. 

3. Provision of Public Works or Improvements 

The City m~y provide public improvements and facilities that are necessary to service the 
Added Project Area in accordance with this Part A and the comprehensive plan for 
development of the City· as a whole. Puolic improvements and facilities may include, but 
are not limited to, the following: 

a) Roadways, Utilities and Related improvements 
A range of individual roadway, utility and related improvement projects, from 
repair and resurfacing to major reconstruction, may be undertaken: 

b) Streetscape and Related Improvements 

Landscape/buffer improvements, street lighting and general beautification 
improvements may be provided. 

c) Pedestrian Walkway Improvements 

The existing underground pedestrian walkway may be improved or expanded and 
new developments may be linked to the underground pedestrian walkway. 

d) Parks and Open Space Improvements 

Improvements to existing or future parks, open spaces and public and private 
plazas may be provided. 

e) Transit Improvements 

Public transit stations, such as subway stations and CT A "elevated" stations in the 
Added Project Area may be expanded, improved or consolidated. 
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4. Building Rehabilitation 

The City will encourage the rehabilitation of buildings that are basically sound or 
historically significant. 

5. Job Training and Related Educational Programs 

Separate or combined programs designed to increase the skills of the labor force to take 

advantage of the employment opportunities within the Added Project Area may be 

implemented. 

6. Interest Subsidies 

Funds may be provided to redevelopers for a portion of interest costs incurred by a 

redeveloper related to the construction, renovation or rehabilitation of a redevelopment 

project provided that: 

(a) such costs are to be paid directly from the special tax allocation fund established 

pursuant to the Act; and 

(b) such payments in any one year may not exceed 30 percent of the annual interest costs 

incurred by the redeveloper with respect to the redevelopment project during that year; 

(c) if there are not sufficient funds available in the special tax allocation fund to make the 

payment, then the amounts so due shall accrue and be payable when sufficient funds are 

available in the special tax allocation fund; and 

(d) the total of such interest payments paid pursuant to the Act may not exceed 30 percent 

of the total (i) costs paid or incurred by a redeveloper for a redevelopment project plus (ii) 
redevelopment project costs excluding any property assembly costs and any relocation 

costs incurred by the City pursuant to the Act. 

7. Analysis, Administration, Studies, Surveys, Legal, etc. 

The City may undertake or engage professional consultants, engineers, architects, 
attorneys, etc. to conduct various analyses, studies, surveys, administration or legal 
services to establish, implement and manage this Part A. 

C. GENERAL LAND-USE 

Figure 2, Land-Use Plan, identifies the land-use to be in effect upon adoption of the Central Loop 

Redevelopment Plan. 
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Redevelopment, to the extent possible, will occur on the existing pattern of the grid framework. 
Certain familiar and desirable patterns of use will be retained: the retail corridor along State Street 
and the office, cultural and institutional uses along Michigan A venue, for example. New patterns 
of uses can be established: hotel and residential uses along Wacker Drive and Michigan Avenue; 
entertainment and cultural facilities between Lake and Randolph Streets and in the vicinity of the 
Auditorium Theater and Orchestra Hall; educational facilities in the southeastern portion of the 
Added Project Area; and service/retail uses opening off pedestrian circulation facilities at various 
levels throughout the area. 

The following land-use provisions are established for the Added Project Area. Permitted uses will 
be those allowed in the Central Business District general classification in the Chicago Zoning 
Ordinance. 
• Retail Uses 

Retail uses will be developed with a strong relationship to pedestrian circulation facilities in the 
Added Project Area. 

• Office Uses 

Office uses are permitted throughout the Added Project Area. 

• Hotel Uses 

Hotel uses are permitted throughout the Added Project Area and are encouraged on the blocks 
with frontage on Wacker Drive, State Street and Michigan Avenue. 

• Institutional Uses 

Institutional uses· are permitted anywhere in the Added Project Area. 

• Cultural and Entertainment Uses 

Cultural and entertainment uses are permitted throughout the Added Project Area but should be 
encouraged in proximity to the Chicago Theater, the Oriental Theater and the Selwyn/Harris 
Theaters and along Michigan A venue in proximity to the Art Institute, Orchestra Hall and 
Auditorium Theater. · Related retail uses, such as restaurants and pubs, should be located among 
and in proximity to cultural and entertainment destinations. 
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• Residential Uses 

Residential uses above the first floor are permitted anywhere in the Added Project Area. 

D. REDEVELOPMENT PROJECT COSTS 

Reviewed below are the various redevelopment expenditures which are eligible for payment or 
reimbursement under the Act. Following this review is a list of estimated redevelopment project 
costs which are deemed to be necessary to implement this Part A (the "Redevelopment Project 
Costs"). 

1. Eligible Redevelopment Project Costs 

Redevelopment project costs include the sum total of all reasonable or necessary costs 
incurred, estimated to be incurred, or incidental to this Part A pursuant to the Act. Such 
costs may include, without limitation, the following: 

a) Costs of studies, surveys, development of plans and specifications, implementation 
and administration of the redevelopment plan including but not limited to, staff and 
professional service costs for architectural, engineering, legal, marketing, financial, 
planning or other services, provided that no charges for professional services are 
based on a percentage of the tax increment collected; 

b) Property assembly costs, including but not limited to, acquisition of land and other 
property, real or personal, or rights or interests therein, demolition of buildings, and 
the clearing and grading of land; · 

c) Costs of rehabilitation, reconstruction or repair or remodeling of existing public or 
private buildings and fixtures; · 

d) Costs of the construction of public works or improvements; 

e) Costs of job training and retraining projects; 

f) Financing costs including, but not limited to, all necessary and incidental expenses 
related to the issuance of obligations and which may include payment of interest on 
any obligations issued hereunder accruing during the estimated period of 
construction of any redevelopment project for which such obligations are issued and 
for a period not exceeding 36 months foliowing completion and including reasonable 
reserves related thereto; 

g) All or a portion of a taxing district's capital costs resulting from a redevelopment 
project necessarily incurred or to be incurred in furtherance of the objectives of the 
redevelopment plan and project to the extent the municipality by written agreement 
accepts and approves such costs; 
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h) Relocation costs to the extent that a municipality determines that relocation costs 
shall be paid or is required to make payment of relocation costs by federal or state 
law; 

i) Payment in lieu of taxes as defined in the Act; 

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

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

1. such costs are to be paid directly from the special tax allocation fund 
established pursuant to this Act; 

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

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

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

1) Unless explicitly provided in the Act, the cost of construction of new privately
owned buildings shall not be an eligible redevelopment project cost. 
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2. 

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

Estimated Redevelopment Project Costs 

A range of redevelopment activities and improvements will be required to implement this 
Part A. The activities and improvements and their estimated costs (1996 dollars) are set 
forth in Part C of this Central Loop Redevelopment Plan. 

Redevelopment Project Costs described in Part C of this Central Loop Redevelopment 
Plan are intended to provide an upper estimate of expenditures. Within this upper 
estimate, adjustments may be made in line items without amending this Central Loop 
Redevelopment Plan. 

E. SOURCES OF FUNDS TO PAY REDEVELOPMENT PROJECT COSTS 

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

The Central Loop Redevelopment Project Area is contiguous to the Near South Tax Increment 
Financing Redevelopment Project Area, and the Central Loop Redevelopment Project Area may, in 
the future, be contiguous to other redevelopment project areas. The City may utilize net 
incremental property taxes received from the Central Loop Redevelopment Project Area to pay 
eligible redevelopment project costs, or obligations issued to pay such costs, in other contiguous 
redevelopment project areas, and vice versa. The amount of revenue from the Central Loop 
Redevelopment Project Area made available to support such contiguous redevelopment project 
areas, when added to all amounts used to pay eligible Redevelopment Project Costs within the 
Central Loop Redevelopment Project Area, shall not at any time exceed the total Redevelopment 
Project Costs described in Part C of this Central Loop Redevelopment Plan. 
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F. ISSUANCE OF OBLIGATIONS 

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

All obligations issued by the City pursuant to this Redevelopment Plan and the Act shall be retired 
within 23 years from the adoption of the ordinance approving the Original Project Area and the 
Original Redevelopment Plan, such ultimate retirement date occurring in March 2007. Also, the 
fmal maturity date of any such obligations which are issued may not be later than 20 years from 
their respective dates of issue. One or more series of obligations may be sold at one or more times 
in order to implement this Central Loop Redevelopment Plan. Obligations may issued on a parity 
or subordinated basis. 

In addition to paying Redevelopment Project Costs, Incremental Property Taxes may be used for 
the scheduled retirement of obligations, mandatory or optional redemptions, establishment of debt 
service reserves and bond sinking funds. To the extent that Incremental Property Taxes are not 
needed for these purposes, any excess Incremental Property Taxes shall then become available for 
distribution annually to taxing districts having jurisdiction over the Added Project Area in the 
manner provided by the Act. 

G. VALUATION OF THE ADDED PROJECT AREA 

1. Most Recent EA V of Properties in the Added Project Area 
The most recent EAV of all taxable parcels in the Added Project Area is estimated to be 
$903,827,523. This EAV is based on 1995 EAV and is subject to verification by the 
County Clerk. After verification, the fmal figure shall be certified by the County Clerk. 
This certified amount shall become the Certified Initial EA V from which all Incremental 
Property Taxes in the Added Project Area will be calculated by the County. The 1995 EAV 
of the Added Project Area is summarized by tax block in Table 2, 1995 EAV by Tax Block: 
Added Project Area. · 

2. Anticipated Equalized Assessed Valuation 
By the tax year 2006 (collection year 2007) and following the completion of all potential 
Redevelopment Projects, the EA V of the Added Project Area is estimated to total between 
$1,088,585,000 and $1,123,795,000. Both estimates are based on several key assumptions, 
including: 1) redevelopment of the Added Project Area will occur in a timely manner; 2) the 
1995 EA V of the Added Project Area will inflate at the rate of 2 percent per annum; and 3) 
the five year average state equalization factor of2.1041 (tax years 1991 through 1995) is 
used in all years to calculate estimated EA V. 
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Table 1: 1995 EAV by Tax Block 
Central Loop Added Project Area 
Chicago, Illinois 

Tax Block 

17-09-415 
-416 
-418 
-429 
-430 
-431 
-433 
-443 
-445 
-463 
-46;4 

17-10-300 
-301 
-302 
-303 
-305 
-306 
-309 
-310 
-311 
-312 
-314 
-315 

17-15-100 
-101 
-102 
-103 
-104 
-105 
-106 
-107 
-108 
-109 

17-16-206 
-213 
-224 
-225 
-233 
-234 
-235 
-243 
-244 
-245 
-246 
-247 

1995 EAV 

2,585,432 
44,402,758 

2,984,174 
6,138,513 
8,411,846 
5,986,110 
7,962,471 
8,709,613 
4,699,776 

23,537,469 
31,783,740 
19,019,971 
24,089,866 
25,813,079 . 
4,497,908 

22,489,956 
21,470,005 

60,615,335 
39,703,511 

27,877,038 
32,487,362 
63,304,191 

107,410,214 
29,278,732 
40,114,410 

8,869,552 
119,425,370 
22,595,839 

7,075,160 
16,005,286 
9,526,343 
7,082,803 
5,213,706 

10,792,723 
7,572,526 
7,166,020 
8,823,588 

752,189 
2,166,438 
5,386,503 

Total 903,827,523 • 

•This figure is subject to verification by the County Clerk 
of Cook County, Illinois. After verification, the figure shall 
be ~ified by the County Clerk. 

,-
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• Thirty-two of the remammg 96 non-public buildings in the Added. Project Area had 

rehabilitation/renovation/tenant improvements building permit costs totaling $100,000 or less 

during the 5 year period 1991 through 1995 (which, when added to the 75 non-public buildings 

with no apparent building permit activity and the 28 non-public buildings with $20,000 or less 

in building permit activity, corresponds to 67.8 percent of the 199 non-public buildings in the 

Added Project Area). . 

• Of the 64 remaining non-public buildings in the Added Project Area, 45 (70.3 percent) had 

building permit costs totaling less than $5.00 in aggregate per square foot during the 5 year 

period 1991 through 1995. 

• Discussions with representatives of the City building department indicate that the vast majority 

of building permit activity occurring in the Added Project Area since 1991 involves tenant 
improvements and buildout, and not significant building rehabilitation. 

Declining Property Tax Revenues 

• Between 1991 and 1995, the EAV of the Added Project Area decreased by 4.6 percent, or 
approximately $43,370,000. Over this same period, the EAV of the Loop increased by 2.2 
percent and the EAV of the City increased by 10.9 percent. 

• The decline in EA V adversely impacted the property tax revenues generated within the Added 
Project Area In spite of a higher overall tax rate and an increased State equalization factor for 

Cook Ct>nnty in 1995 as compared to 1991, total property tax revenues generated within the 
Added Project Area were approximately $3,700,000 less in 1995 than in 1991. 

Buildings With Rent Levels Below Those of the Overall Downtown 

• In the Added Project Area, the average gross rent for Class C office buildings listed in one or 
more Chicago commercial office guides is $15.16 per square foot. BOMA's 1996 Rent 
Barometer indicates that the average gross rents per square foot of the downtown as a whole 

and of Class C buildings in the downtown are $19.95 and $17.38, respectively. 

As evidenced above and throughout this Part A, the Added Project Area is not yet a blighted area, 
but is deteriorating and declining and may become a blighted area. In addition, the Added Project 
Area on the whole has not been subject to growth and development through investment by private 
enterprise. Finally, the Added Project Area would not reasonably be anticipated to be developed 
without the adoption of this redevelopment plan for the Added Project Area. 

Central Loop Redevelopment Project and Plan [January 13, 1997] page 31 



VII. FINANCIAL IMPACT 

Without the adoption of the Central Loop Redevelopment Plan and TIF, the Added Project Area is 
not reasonably expected to be redeveloped by private enterprise. In the absence of City-sponsored 
redevelopment initiatives there is a prospect that conservation factors Will continue to exist and 
spread, and the Added Project Area on the whole and adjacent properties will become less attractive 
for the maintenance and improvement of existing buildings and sites. In the absence of City
sponsored redevelopment initiatives, erosion of the assessed valuation of property in and outside of 
the Added Project Area could lead to a reduction of real estate tax revenue to all taxing districts. 

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

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

The following major taxing districts presently levy -taxes against properties located within the 

Added Project Area: 

Cook County. The Com1ty has principal responsibility for the protection of persons and 

property, the provision of public health services and the maintenance ofCom1ty 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 Com1ty for the education, pleasure and recreation of 

the public. 

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

Chicago Coll1Il1Ul1ity College District 508. The district is a unit of the State of Illinois' 
system of public community colleges whose objective is to meet the educational needs of 

residents of the City and other students seeking higher education programs and services. 

Board of Education of the City of Chicago. General responsibilities of the Board of 
Education include the provision, maintenance and operations of educational facilities and 
the provision of educational services for kindergarten through twelfth grade. 

Chicago Park District. The Park District is responsible for the provision, maintenance and 
operation of park and recreational facilities throughout the City and for the provision of 

recreation programs. 

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

oversight and control over the fmancial affairs of the Board of Education. 

City of Chicago. The City is responsible for the provision of the full range of municipal 
services typically associated with large, mature cities, including the following: police and 

fire protection; capital improvements and maintenance; water production and distribution; 
· sanitation service; building, housing and zoning codes, etc. 

In addition to the major taxing districts summarized above, the City of Chicago Library Fm1d, the 
Chicago Urban Transportation District, Special Service Area 1 (State Street Mall) and Special 

Service Area 12 (Central Area Circulator) have taxing jurisdiction over part or all of the Added 

Project Area. The City of Chicago Library Fm1d (formerly a separate taxing district from the City) 
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and the Chicago Urban Transportation District no longer extend taxing levies but continue to exist 

for the purpose of receiving delinquent taxes. 

Non-residential development, such as retail, commercial service, office, hotel, public and 

institutional uses, should not cause increased demand-for services or capital improvements on any 

of the taxing districts named above except for the Water Reclamation District. Replacement of 

vacant and underutilized buildings and sites with active and more intensive uses will result in 

additional demands on services and facilities provided by the Water Reclamation District. 

However, it is expected that any increase in demand for treatment of sanitary and storm sewage 

associated with the Added Project Area can be adequately handled by existing treatment facilities 

maintained and operated by the Water Reclamation District. 

Residential development may cause in.creased demand for services or capital improvements to be 

provided by the Board of Education, Community College District 508, Chicago Park District and 
City. It is anticipated that the type and amount of new residential development would primarily 

appeal to young professionals, professionals without children and empty-nesters, thereby not 

creating a large increased demand for services and capital improvements provided by the Board of 

Education. New private investment in residential and non-residential development, and public 

investment in infrastructure improvements may increase the demand for public services or capital 

improvements provided by the City and the Chicago Park District within and adjacent to the Added 

Project Area. These public services or capital improvements may include, but are not necessarily 

limited to, the provision of additional open spaces and recreational facilities by the Chicago Park 

District. There may also be an increased. use of streets throughout the Added Project Area; this 

concern is addressed in this Part A. However, it is not possible at this time to predict, with any 

degree of reliability, (i) the number or timing of new or rehabilitated residential buildings that may 
be added within the Added Project Area, or (ii) the increased level of demand for services or capital 

improvements to be provided by any taxing district as a result therefrom. 

Because the scale and mix of development in the Added Project Area cannot be predicted with 

certainty as of the date of this Part A, the scope of the financial impact on taxing districts and 

increase in demand for services provided by those districts cannot be quantified at this time, As a 

result, the City has not developed, at present, a specific plan to address such impact or increased 

demand. 

However, as described more fully i!l Section V.B.2, Redevelopment Improvements and Activities-
Provision of Public Works or Improvements, of this Part A, the City plans to provide public 

improvements and facilities to service the Added Project Area. Such improvements may mitigate 

some of the additional service and capital improvement demands placed on taxing districts as a 

result of the implementation of this Part A. 
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IX. CONFORMITY OF THE REDEVELOPMENT PLAN FOR 
THE ADDED PROJECT AREA TO LAND USES APPROVED 
BY THE PLANNING COMMISSION OF THE CITY 

This Part A and the Redevelopment Project described herein include land uses which will be 
approved by the Chicago Plan Commission prior to the adoption of the Central Loop 
Redevelopment Plan. 

Central Loop Redevelopment Project and Plan [January 13, 1997] page 35 



X. PHASING AND SCHEDULING 

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

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

As indicated in the Original Redevelopment Plan, the estimated date for completion of 
Redevelopment Projects is no later than March 1, 2007. 
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