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June 30, 1999 

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

Ladies and Gentlemen: 

The attached information for the Central Loop Redevelopment Project 
Area, along with 63 other individual reports, is presented pursuant to the 
Mayoral Executive Order 97-2 (Executive Order) regarding annual 
reporting on the City's tax increment financing (TIF) districts. The City's 
TIF program has been used to finance neighborhood and downtown 
improvements, leverage private investment, and create and retain jobs 
throughout Chicago. 

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

Sincerely, 

Christopher R. Hill 
Commissioner 
Department ofPlanning and Development 

Walter K. Knorr 
ChiefFinancial Officer 
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ill ERNST & YOUNG LLP 

June 30, 1999 

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

Commissioner Hill: 

• Suite 400 
111 North Canal 
Chicago, lllinoi'i 60606 

• Phone 112 879 2000 

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

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

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

Very truly yours, 

~"fhLLP 
Ernst & Young LLP 

Ernst & Young ILP is a member oi Ernst & Young International, Ltd. 
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Purpose of Report: 

The purpose of the Annual Report for the Central Loop Redevelopment Project Area (Report) is to 
provide information regarding the City of Chicago (City) tax increment fmancing (TIF) districts in 
existence on December 31, 1998, as required by the Mayor's Executive Order 97-2 (Executive 
Order). This Report covers the Central Loop Redevelopment Project Area (Project Area). 

Methodology: 

In the process of providing information about the Project Area, care was taken to follow the 
organization of the Executive Order to allow the reader to locate needed information in an efficient 
manner. The Report reflects only TIF economic activity during 1998, also referred to in this report 
as "the prior calendar year." As outlined below, several assumptions were made concerning certain 
required information. 

(a) General Description 

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

(b) Date ofDesignation and Termination 

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

(c) Copy of Redevelopment Plan 

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

1 
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(d) Description of Intergovernmental and Redevelopment Agreements 

Table D describes agreements related to the Project Area which are either intergovernmental 
agreements between the City and another public entity or redevelopment agreements between the 
City and private sector entities interested in redeveloping all or a portion of the Project Area. The 
date of recording of agreements executed by the City in 1998 and filed with the Cook County 
Recorder ofDeeds is included in TableD (if applicable). 

(e) Description of TIF Projects 

Table E describes each TIF project in the Project Area that has already received approval by the 
Community Development Commission, and which received TIF financing during 1998. Those 
projects in discussion, pre-proposal stage with a developer, or being reviewed by Community 
Development Commission staff are not "projects" for purposes of the Report. The amount budgeted 
for project costs and the estimated timetable were obtained from the Project Area's 
intergovernmental or redevelopment agreements, if such agreements exist. Table E specifically 
notes: 

1) the nature ofthe project; 

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

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

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

5) a description of all TIF financing, including type, date, terms, amount, project recipient, 
and purpose of project financing. 

2 
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(f) Description of all TIF Debt Instruments 

Table F describes all TIF debt instruments related to the Project Area in 1998. It should be noted 
that debt instruments issued without a security pledge of incremental taxes or direct payments from 
incremental taxes for principal and interest are not included in Table F, as such instruments do not 
qualify as TIF debt instruments as defined by the Executive Order. Table F inciudes: 

1) the principal dollar amount of TIF debt instruments; 

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

3) the underwriters and trustees of each sale; 

4) the amount of interest paid from tax increment during the prior calendar year (1998); 

5) the amount of principal paid from tax increment during the prior calendar year (1998). 

(g) Description of City Contracts 

Table G provides a description of City contracts related to the Project Area, executed or in effect 
during 1998 and paid with incremental tax revenues. In addition, the date, names of all contracting 
parties, purpose, amount of compensation, and percentage of compensation paid is included in the 
table. Table G does not apply to any contract or contract expenditure reported under (e)(5) of 
Section 4 of the Executive Order. 

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

3 
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(h) Summary of Private and Public Investment Activity 

Table H describes each TIF project in the Project Area that has been executed through an 
intergovernmental or redevelopment agreement in 1998, or that has been approved by the 
Community Development Commission in 1998. 

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

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

(i) Description of Property Transactions 

Information regarding property transactions is provided in Table I to the extent the City took or 
divested title to real property or was a lessor or lessee of real property within the Project Area. 
Specifically, the Executive Order requires descriptions of the following property transactions 
occurring within the Project Area during 1998: 

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

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

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

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

(j) Financial Summary Prepared by the City Comptroller 

Section (j) provides a 1998 financial summary for the Project Area audited by an independent 
certified public accounting firm. These statements were prepared in accordance with generally 
accepted accounting principles. These statements include: 

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

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

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

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

j 5) the balance in the fund for the Project Area at the conclusion of the prior calendar year. 

~ (k) Description of Tax Receipts and Assessment Increments 

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

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

5 
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2) for a utility tax Project Area, the municipal utility tax increment and the net state utility 
tax increment amount deposited in the special allocation fund during the prior calendar 
year; 

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

4) the dollar amount of property taxes on property within the Project Area attributable to 
the difference between items (3)(A) and (3)(B) above. 

All terms used in Table K relating to increment amounts and equalized assessed value (EA V) are 
construed as in Section 9 of the Illinois Tax Increment Allocation and Redevelopment Act or the 
Illinois Industrial Jobs Recovery Law. Unless otherwise noted, the EAV and property tax 
information were obtained from the Cook County Clerk's Office. All sales tax information was 
obtained from the City of Chicago. 

(I) Certain Contracts of TIF Consultants 

Table L provides information about contracts, if any, between the TIF consultant who was paid by 
the City for assisting to establish the Project Area and paid by any entity that has received or is 
currently receiving payments financed by tax increment revenues from the Project Area. The 
contents of Table L are based on responses to a mail survey. This survey was sent to every 
consultant who has prepared at least one redevelopment plan for the establishment of a 
redevelopment project area within the City in 1998. The Executive Order specifically applies to 
contracts that the City's tax increment advisors or consultants, if any, have entered into with any 
entity that has received or is receiving payments financed by tax revenues produced by the same 
Project Area. 

(m) Compliance Statement Prepared by an Independent Public Accountant 

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

6 
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(a) GENERAL DESCRIPTION 

The Project Area is generally bounded by Wacker Drive on the north, Michigan Avenue on the 
east, Congress Parkway on the south, and Dearborn, LaSalle, and North Franklin streets on the 
west. The map below illustrates the location and general boundaries of the Project Area. For 
precise boundaries, please consult the legal description in the Redevelopment Plan (Attachment). 

LBI<e St. 

Randolph St. 

Madison St. 

Monroe St. 

Adams St. 

Win Buren St. 

Congress Pkwy. 
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(b) DATE OF DESIGNATION AND TERMINATION 

The Project Area was designated by the Chicago City Council on June 20, 1984 as "North 
Loop," and amended on February 7, 1997 as "Central Loop." The Project Area may be 

\ terminated no later than June 20, 2007. 
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(c) COPY OF REDEVELOPMENT PLAN 

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

(d) DESCRIPTION OF INTERGOVERNMENTAL AND REDEVELOPMENT 
AGREEMENTS 

TABLED 
INTERGOVERNMENTAL AND REDEVELOPMENT AGREEMENTS 

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

WITH CITY CITY COUNCIL EXECUTION OFFICE (if applicable) 

American Youth Hostels- 12/2/98 12/30/98 12/31198 
Chicago, Inc. 

Canal Street Hotel, LLC 6/I0/98 7/l4/98 7/l6/98 

Chicago Theater Group 10/28/97 4/17/98 2/2/99 
d/b/a The Goodman Theater 

Palmet Venture, LLC 12/10/97 3/6/98 3/9/98 

8 
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(e) DESCRIPTION OF TIF PROJECT(S) 

TABLEE 
lli!:SCRIPilOI'I OFTIF PROJECTS APPROVFD BY TilE COMMUNITY OOVELOPMFNf COMMISSI~ \\tlHEXPENIIfURES 
DlJRII\G 1HE PRIOO 0\LFNDAR YFAR 

Ni\'11JRE 
OFI'IOJRCT 

Rcl<lhilitntim 

lllJDGKITID 
l'l«lJE.CI' 

COOT 

$14,000,000 

NA(2) 

Rclmtitatim 132,000,000 (2) 

(2) NA - rrt EMU laNe. 

'IIF 
~STANCE 

'IUii\Ul'IY 1Uii\LO'IY 
I'RIOU YFAR TAX INCRFl\'II<NI' 'li\X INC:l~EMJINI' 

AUDCATIID'IO liSIIMA'IED UIANC;FNIN EXI'ENDfllJRI!S FXPI<:NJIIlJRiiS 
'lliEI"RRJFCr 'IIMEfAillE '111\'IEfAIIU<~ IXJRING1998 1DDAm 

13,530,000 12198-5!00 NA(2) $(>67,000 :!067,000 

$17,600,000 2/98/IO'W NA(2) $11 ,OXl,O\XJ $1l,(XJO,()(XJ 

$13,500,000 NA(2) NA(2) $9,!XJO,COO $19,120,954 

(3) Budgctcrl ~cd oo;t i~ caual to $J2,()(l0,000 pill~ tle =t <ftle ai'u- luikling 
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1YPEOF'IW 
FIN!\NClNG 

1997Ikoo; 

1997Bmd; 

I'RINCIPAI. 
DA'llWF 'IERI'\101 AMOUNT' 

TIF 11F OFTIF PROJECT 
REOI'IENT HNi\NClNG I<INANONC:; I<INANClNG 

11/!197 $91 miUim Anrrican Ywth 
lhtd•-O,icago, Inc. 

1111!97 $91 millim Hund Venture, J lC 

NA(I) NA(I) NA (I) l imt, Inc. 
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(t) DESCRIPTION OF TIF DEBT INSTRUMENTS 

TABLE F 
DESCRIPTION OF TIF DEBT INSTRUMENTS RELATED TO THE PROJECT AREA- TERMS 

NAME OF DEBT 
INSTRUMENT 

INTEREST 
DATE PRINCIPAL RATE SECURITY TYPE 

City of Chicago, Tax Increment 
Allocation Bonds (Central Loop 
Redevelopment Project 

11/1/97 $187,000,000 4.5% to 

6.38% 
Incremental Taxes Tax Increment 

& Reserve and Allocation 
Redemption Account Bond 

Series 1997A & B) 

10 

UNDERWRITERS 

Mesirow Financial, Inc. 
ABNN AMRO Chicago Corporntion 
Dougherty Summit Securities LLC 

Melvin Securities Corporation 
Artemis Captial Group, Inc. 

Harris Trust & Savings 
Samuel A. Ramirez & Co., Inc. 

Siebert Brnndford Shank & Co., LLC 
Dain Boswoth Incorporated 

Principal Financial Securities 
SBK- Brooks Investment Corp. 

TRUSTEES 

Cole Taylor Bank 

INTEREST PAID 
DURING 

1998 

$11,248,169 

PR4CIPALPAID 
~DURING 

,: 1998 

$0 



I 
~ 

I 
~] 

~ 

I 
"'"l 

I 
.J 

I 

! 
.I 

I 
-I 

"W'~="€enh·at .bootrRoedevelopment "Pt ujed"*r'ew .,wm, , ·· 

1998 Annual Report 

(g) DESCRIPTION OF CITY CONTRACTS 

TABLE G 
DESCRIPTION OF CITY CONTRACTS RELATED TO THE PROJECT AREA 

CONTRACTING 

PARTIES AMOUNT OF 
WITH THE DATE OF COMPENSATION 

CITY OF CHICAGO EXECUTION PURPOSE PAID IN 1998 

Earl L. Neal & Associates 1998 Property Assembly Costs $128,712 

Cook County Treasurer 1998 Property Assembly Costs $542,000 

Golden P Corporation 1998 Cost of Relocation $150,000 

Linberger & Co. 1998 Property Assembly Costs $5,940 

Real Estate Analysis Corp. 1998 Property Assembly Costs $500 

Clarion Associiates 1998 Property Assembly Costs $46,200 

Millenium Properties 1998 Property Assembly Costs $2,350 

Earl L Neal & Associates 1998 Property Assembly Costs $165,875 

Lambert Group Term Agreement Costs of Studies $3,230 

Lambert Group Term Agreement Costs of Studies $1,336 

S.B. Friedman & Co. Term Agreement Costs of Studies $2,235 

Real Estate Analysis Corp. Term Agreement Costs of Studies $8,750 

William A McCann & Assoc. Term Agreement Costs of Studies $12,000 

Trk1a, Pettigrew, Allen & Pa:yne Term Agreement Costs of Studies $9,075 

S.B. Friedman & Co. Term Agreement Costs of Studies $13,825 

11 

PERCENT OF 
COMPENSATION 

PAID TO DATE 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 
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CONTRACTING 

PARTIES 

WITH THE DATE OF 

CITY OF CHICAGO EXECUTION PURPOSE 

Walsh Construction Company 1998 Costs of Construction of 
Public Works 

Walsh Construction Company 1998 Costs of Construction of 
Public Works 

Walsh Construction Company 1998 Costs of Construction of 
Public Works 

Baker Heavy & Highway, Inc. 1998 Costs of Construction of 
Public Works 

Chicago Dept of Transportation 1998 Costs of Construction of 
Public Works 

Chicago Dept of Transportation 1998 Costs of Construction of 
Public Works 

Mecor Industries, Ltd. 1998 Costs of Construction of 
Public Works 

Professional Service Industries, Term Agreement Costs of Construction of 
Inc. Public Works 

The Gordian Group 1998 Costs of Construction of 
Public Works 

D'Escoto, Inc. Term Agreement Costs of Construction of 
Public Works 

Naka\vtase, W;ns, & Assoc. Term Agreement Costs of Construction of 
Public Works 

Ciorba Group, Inc. Term Agreement Costs of Construction of 
Public Works 

EA Cox Company 1998 Costs of Construction of 
Public Works 

Material Testing Laboratories 1998 Costs of Construction of 
Public Works 

13 

AMOUNT OF PERCENT OF 

COMPENSATION COMPENSATION 

PAID IN 1998 PAID TO DATE 

$41,203 95% 

$292,487 95% 

$15,962 100% 

$1,317,247 100% 

$117,667 100% 

$18,491 100% 

$317,064 59% 

$525 100% 

$960 100% 

$61,277 95% 

$151,030 95% 

$64,522 95% 

$4,977,046 95% 

$2,970 95% 
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CONTRACTING 

PARTIES 

WITH THE DATE OF 

CITY OF CHICAGO EXECUTION PURPOSE 

Engineers International, Inc. Term Agreement Costs of Construction of 
Public Works 

Consoer Tov.nsend Envirodyne Term Agreement Costs of Construction of 
Public Works 

Copelin Commercial Photography Term Agreement Costs of Construction of 
Public Works 

The Gordian Group, Inc. Term Agreement Costs of Construction of 
Public Works 

Chicago Dept. of Transportation 1998 Costs of Construction of 
Public Works 

City of Chicago Bureau of 1998 Costs of Construction of 
Electricity Public Works 

Lee Lumber Term Agreement Costs of Construction of 
Public Works 

G.F. Structures Term Agreement Costs of Construction of 
Public Works 

Midwestern Steel Term Agreement Costs of Construction of 
Public Works 

Concrete Clinic, Inc. Term Agreement Costs of Construction of 
Public Works 

PIF Materials, Inc. Term Agreement Costs of Construction of 
Public Works 

Ozinga Brothers Term Agreement Costs of Construction of 
Public Works 

Johnson PIP Term Agreement Costs of Construction of 
Public Works 

Production Dynamics Term Agreement Costs of Construction of 
Public Works 

14 

AMOUNT OF PERCENT OF 

COMPENSATION COMPENSATION 

PAID IN 1998 PAID TO DATE 

$665 100% 

$67,244 95% 

$7,824 95% 

$6,699 100% 

$631,614 95% 

$1,356 95% 

$8,077 100% 

$102,784 100% 

$86,431 100% 

$1,950 100% 

$404 100% 

$22,033 100% 

$930 100% 

$1,555 100% 
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AMOUNT OF PERCENT OF 

CONTRACTING 

PARTIES 

WITH THE 

CITY OF CHICAGO 

DATE OF 

EXECUTION 

COMPENSATION COMPENSATION 

Shred All Recycling 

AAA Saw 

Builders Chicago 

Will Rent 

W.W. Grainger, Inc. 

Lance Construction Supplies 

Rae Production & Chemicals 
Corp. 

Mecor Industries Ltd. 

City of Chicago Dept of 
Transportation 

PURPOSE 

Term Agreement Costs of Construction of 
Public Works 

Term Agreement Costs of Construction of 
Public Works 

Term Agreement Costs of Construction of 
Public Works 

Term Agreement Costs of Construction of 
Public Works 

Term Agreement Costs of Construction of 
Public Works 

Term Agreement Costs of Construction of 
Public Works 

Term Agreement Costs of Construction of 
Public Works 

I 998 Costs of Construction of 
Public Works 

I 998 Costs of Construction of 
Public Works 

Copelin Commercial Photography Term Agreement Costs of Construction of 
Public Works 

Consoer Townsend Envirodyne 

Engineers International, Inc. 

Professional Service Industries, 
Inc. 

Robert W. Hunt Company 

Term Agreement Costs of Construction of 
Public Works 

Term Agreement Costs of Construction of 
Public Works 

Term Agreement Costs of Construction of 
Public Works 

Term Agreement Costs of Construction of 
Public Works 

15 

PAID IN 1998 PAID TO DATE 

$43,360 100% 

$167 100% 

$936 100% 

$6,800 100% 

$365 100% 

$2,265 100% 

$9,221 100% 

$200,970 100% 

$73,594 95% 

$5,831 100% 

$243,284 100% 

$1 '180 100% 

$2,422 100% 

$461 100% 
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CONTRACTING 

PARTIES 

WITH THE 

CITY OF CHICAGO 

DATE OF 

EXECUTION PURPOSE 

Material Testing Laboratories Term Agreement Costs of Construction of 
Public Works 

Baker Heavy & Highway, Inc. 1998 Costs of Construction of 
Public Works 

E.A Cox Company 1998 Costs of Construction of 
Public Works 

Sargent & Lundy Engineers, Ltd. Term Agreement Costs of Construction of 
Public Works 

McDonough Associates, Inc. Term Agreement Costs of Construction of 
Public Works 

Material Testing Laboratories Term Agreement Costs of Construction of 
Public Works 

D'Escoto, Inc. Term Agreement Costs of Construction of 
Public Works 

Shah Engineering Term Agreement Costs of Construction of 
Public Works 

McDonough Associates, Inc. Term Agreement Costs of Construction of 
Public Works 

Baker Heavy & Highway, Inc. 1998 Costs of Construction of 
Public Works 

Chicago Dept. ofT ransportation 1998 Costs of Construction of 
Public Works 

Parsons Brinckehoff Term Agreement Costs of Construction of 
Public Works 

Consoer Townsend Envirod)ne Term Agreement Costs of Construction of 
Public Works 

Chicago Dept. ofT ransportation 1998 Costs of Construction of 
Public Works 

16 

AMOUNT OF PERCENT OF 

COMPENSATION COMPENSATION 

PAID IN 1998 PAID TO DATE 

$11,364 100% 

$564,300 95% 

$1,442,255 95% 

$34,115 95% 

$30,776 95% 

$2,449 95% 

$15,877 95% 

$48,780 95% 

$233,158 95% 

$4,872,986 95% 

$47,504 95% 

$670,755 95% 

$777,334 95% 

$127,693 95% 
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CONTRACTING 

PARTIES 

WITH THE DATE OF 

CITY OF CHICAGO EXECUTION PURPOSE 

Overhead Door Service 1998 Property Assembly Costs 

Galvin Securitv 1998 Property Assembly Costs 

Intercon Security 1998 Property Assembly Costs 

Ameritech 1998 Property Assembly Costs 

Reed illinois 1998 Property Assembly Costs 

Chicago Dept. of Transportation 1998 Costs of Construction of 
Public Works 

Hallett Movers 1998 Costs of Relocation 

Reo Movers & Van Lines 1998 Costs of Relocation 

Altamirano D/B/A/ Nizea 1999 Costs ofRe1ocation 
Enterprises 

Renee's Custom Bridal 1998 Costs of Relocation 

Bazzoni & Associates 1998 Costs of Relocation 

Bindya, Inc. 1998 Costs ofRe1ocation 

Chicago Akido Academy 1999 Costs of Relocation 

Chicago Sun-Times 1998 Costs of Studies 

Chicago Transit Authority 1998 Costs of Construction of 
Public Works 

Donna Ann Harris 1998 Costs of Studies 

Leslie Schwartz 1998 Costs of Studies 

Chicago Title Insurance 1998 Property Assembly Costs 

18 

AMOUNT OF PERCENT OF 

COMPENSATION COMPENSATION 

PAID IN 1998 PAID TO DATE 

$234 100% 

$86 100% 

$600 100% 

$150 100% 

$4,136 100% 

$1,427 100% 

$5,555 100% 

$6,400 100% 

$15,000 100% 

$18,000 100% 

$28,000 100% 

$11,500 100% 

$27,000 100% 

$154 100% 

$23,955 100% 

$2,262 100% 

$2,049 100% 

$400 100% 
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CONTRACTING 

PARTIES AMOUNT OF 

WITH THE DATE OF COMPENSATION 

CITY OF CHICAGO EXECUTION PURPOSE PAID IN 1998 

Art Resources 1999 Costs of Job Training $728 

Columbia College 1999 Costs of Job Training $3,584 

School of Art Institute 1999 Costs of Job Training $7,903 

Chicago Moving Co. 1999 Costs of Relocation $601 

Lookingglass Theater !999 Costs of Job Training $713 

Friends of Parks, Inc. 1999 Costs of Job Training $1,600 

Youth Service Project 1999 Costs of Job Training $1,200 

City TIF Program Administration 1998 Costs of Studies $1,247,352 

E.E. Bailey Building Material & 1998 Costs of Construction of $1,542 
Supply Company Public Works 

Chicago Dept of Transportation 1998 Costs of Construction of $5,409 
Public Works 

Fitch IBCA, Inc. 1998 Costs of Financing $10,000 

Standard & Poor's 1998 Costs of Financing $20,000 

Katten Muchin Zavis 1998 Costs of Financing $1,305 

19 

PERCENT OF 

COMPENSATION 

PAID TO DATE 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 

100% 
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CONTRACTING 

PARTIES 

WITH THE 

CITY OF CHICAGO 

Art Resources 

Columbia College 

School of Art Institute 

Chicago Moving Co. 

Lookingglass Theater 

Friends ofParks, Inc. 

Youth Service Project 

City TIF Program Administration 

E.E. Bailey Building Material & 
Supply Company 

Chicago Dept. of Transportation 

Fitch IBCA, Inc. 

Standard & Poor's 

Katten Muchin Zavis 

DATE OF 

EXECUTION 

1999 

1999 

1999 

1999 

1999 

1999 

1999 

1998 

1998 

1998 

1998 

1998 

1998 

PURPOSE 

Costs of Job Training 

Costs of Job Training 

Costs of Job Training 

Costs of Relocation 

Costs of Job Training 

Costs of Job Training 

Costs of Job Training 

Costs of Studies 

Costs of Construction of 
Public Works 

Costs of Construction of 
Public Works 

Costs of Financing 

Costs of Financing 

Costs of Financing 

19 

AMOUNT OF PERCENT OF 

COMPENSATION COMPENSATION 

PAID IN 1998 PAID TO DATE 

$728 100% 

$3,584 100% 

$7,903 100% 

$601 100% 

$713 100% 

$1,600 100% 

$1,200 100% 

$1,247,352 100% 

$1,542 100% 

$5,409 100% 

$10,000 100% 

$20,000 100% 

$1,305 100% 
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(b) SUMMARY OF PRIVATE AND PUBLIC INVESTMENT ACTIVITY 

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

PRIVATE RATIO OF 
NAME OF JOB JOB INVESTMENT PUBLIC PRIVATE/PUBLIC 

TIFPROJECT CREATION RETENTION ACTIVITY INVESTMENT INVESTMENT 

Fisher Building 10 0 $27,280,973 $6,600,000 4.13 

330 S. Michigan 0 400 $21,308,030 $2,030,000 10.50 

American Youth Hostels 25 0 $10,470,000 $3,530,000 2.97 

Oxford House 80 0 $25,800,000 $1,700,000 15.18 

20 
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(i) DESCRIPTION OF PROPERTY TRANSACTIONS 

TABf,JO: I 

J>J<:SCRIPTION OF PROPERTY TRANSACriONS OCCURRING 

WITIIIN Tim I'RO.IECT ARI~A 

NAME OF J)ATE COMI'I~NSA TION 

TYPE OJI SIZE OF TRANSI<'EROIU OF I'AIJ) IIOR RENTAL 

PROPERTY 
AQIJISITION BY 

TilE CIT\' 
TIIHOlJGJI Tim 
EXI'ENI>ITIIRE OF 
TIF l•'lJNJ)S 

PROPERTY 
TRANSFEHtUm BY 
TilE ('ITY 

TIIROUGII TilE 
IUmEVJo:li)PMENT 
PLAN IIOH TilE 
PROJECT AREA 

LOCATION I'ROI'ER'fY PROI'ERTY LESSOR TRANS. PROI'ERTY AMOUNT 

6 
W. Randolph 

70 
E. l~andolph 

6-IOW. 
Randolph 

156-162 N. 
State 

(5 parcels) 

~onuncrdal NA(2) 

\.'OilliiiCrciaJ N.A (2) 

conuncrcial N.A (2) 

D&J Partners 

First United Bank 
t/uit 1718 

A11 Institute of 
Chicago 

21 

4-13-98 $2.02mill N.A. (I) 

5-8-98 $136mill N.A. (I) 

12/30/98 $3.42mill N.A (I) 

l'lJRCIIASI<:D 

OR 

EMINENT 

OOMAIN 

NA(l) 

NA (I) 

N.A (I) 

IHJHATION 

011 LEASE 

N.A (I) 

NA(I) 

N.A (I) 

~UIU'OSE 
oi- RENTAL 

l 
N. (I) 

~A(I) 

~ 

~A(!) 
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TABLE I 

nES< :IHI'TION OF PROPERTY TRANSACTIONS OCCURRING 

WITIIIN TilE I'RO.JECT AIU~A 

SIZE OF 

TYPE OF RENTAL 

LOCATION I'ROI'ERTY I'ROPERTY 

LEASES OF REAL 

PROPERTY FROM 60-64 conuncrcial 5 stories 
TilE CITY AS I'AUT W. Randolph 

OF TilE 

ltEJ)EVELOPMENT 160 N. Stale commercial 4 stories 
PLAN 

156 N. State commercial 3 stories 

162 N. Stale commercial 16 stories 

162 N. Stale conuncrcial 16 stories 

162 N. Slate ~,.:onuncrcial 16 stories 

NAME OF J)ATE 

TRANSFEROR/ OF 

LESSOR TRANS. 

Garrick Garage 4-1-94 
Corp. 

Royal Remplion 1-1-86 
Center, Inc. 

J.B. tvlcrchandisc 1-9-95 
Co. 

Chicago Akido 10-1-97 

Zcnaidsa V. 10-1-97 
Altamirano 

Renee Vuoung 10-1-97 

22 

-

PURCHASlm 

COMPENSATION on 

PlJRPOSE PAID FOR RENTAL EMINF.NT DURATION 
1 

PROPERTY AMOUNT DOMAIN OF LEASE <>~RENTAL 

~ 
NA(I) $10,000 NA (I) month to cdmmercial 

monrh 

N.A. (I) $1,400 N.A (I) month to c4nunercial 
month ~ 

N.A. (I) $3,700 N.A(I) month to c~mmcrcial 
month 

NA(I) $600 N.A (I) month to ctmmcrdal 
month 

N.A (I) $300 NA (I) month to c:Tmmercial 
month 

N.A(I) $400 N.A (I) month to ctnunercial 
month 

.; 
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TABLE! 

I>ESCRIPTION OF PROl'ERl'Y TRANSACTIONS 
OCCUIHUNG 
WITIIIN TilE PROJECT AREA 

SIZE OF 

TYPE OJ! RENTAL 

LOCATION PROPERTY I'ROI'ERTY 

LEASES OF REAL 

PROI'ImTY FIWM 162 N. State conunercial 16 stories 
TilE CITY AS PART 

OJITIIE 

REHEVEJ,Ol'MENT 162 N. State commercial 16 stories 
I' LAN 

(CONTINUED) 

162 N. State conuncr~ial 16 stories 

162 N. State commercial 16 stories 

162 N. Stale commercial 16 stories 

162 N. State COJlllllCfl:ial 16 stories 

TAULEI 

NAME OF DATE 

TRANSFEROIU OF 

LESSOR TRANS. 

Jolmathon 10-1-97 
Rlackwcll 

Donya Williams 10-1-97 

Bm1's Bar & Grill 10-1-97 

l\·larshall 10-1-97 
!'holographies 

James Adckola 10-1-97 

Joseph llazzoni 10-1-97 

23 

flJRCIIASED 
COMI'I~NSATION on 

l 

I' AID FOR RENTAL EMINENT DURATION fURPOSE 

I'ROPERTY AMOUNT I>OMAIN OF LEASE CJIRENTAL 

N.A (I) $400 N.A(l) month to 4ommercial 
month 

.Jj 

N.A (I) $250 N.A (I) month to 4onunercial 
month ' 

·~ 

N.A (I) $2,000 N.A (I) month to ~mmercial 
month '! 

N.A (I) $3,000 N.A(l) month to <jonuncrcial 
month 

j 

N.A (I) $550 N.A (I) month to 
l 
i>nuncn;ial 

month 

N.A (I) $500 N.A (I) month to ~mmercial 
month 
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DES('IHI'TION OF l'ROI'ERTY TRANSACTIONS 
OCClJIUUNG 
WITIIIN TilE I'RO.IECT AHEA 

TYPE OF 

I,OCATION PROPERTY 

LI~ASES OF REAL 

PIWI'ERTY l<'ROM 162 N. State commercial 
TilE CITY AS PART 
01<' TilE 
REDEVEI,OI'MENT 

PLAN 162 N. State conuncrcial 
(CONTINllEI>) 

162 N. State commercial 

162 N. State commercial 

162 N. State commercial 

(I) N.A -not applicable 

(2) N.A. not available. 

SIZE OF 

RENTAL 

PROPERTY 

16 stories 

16 stories 

16 stories 

16 stories 

16 stories 

NAME OF 

TRANSFEROR/ 

LESSOR 

Bhupendra & Mira 
Shah 

Fashion Nails, Inc. 

Carrie Carter & 
Otis Taylor d/b/a 
Soul by the Pound 

Can·ie Carter dlb/a 
Vanity Box !3cauty 

L1rry II. Ncchelcs 

I'URCIIASEI> 

UATE COMI'ENSA TION on 
OF PAID FOR UENTAL EMINENT l>llRATION ~RPOSE 

TRANS. l'IWPERTY AMOUNT DOMAIN OF LEASE ot RENTAL 

~ 
10-1-97 N.A (I) $525 NA(l) month to ~nunercial 

month 

10-1-97 N.A. (I) $3,200 NA (I) month to ~nunercial 
month 

10-l-97 N.A. (I) $3,200 N.A. (I) month to ~nunercial 
month 

10-1-97 N.A.(I) $675 NA (I) month to Jmmercial 
month 

; 

10-1-97 N.A (I) $250 N.A. (I) month to ~mmcrcial 
month 

24 
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INDEPENDENT AUDITORS' REPORT 

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

Deloitte & Touche LLP Telephone: (312) 946-3000 
Two Prudential Plaza Facsimile: (312) 946-2600 
180 North Stetson Avenue 
Chicago. Illinois 60601-6779 

We have audited the accompanying combined balance sheet ofthe City of Chicago, Illinois' Central 
Loop Redevelopment Project (Project) (formerly known as North Loop Redevelopment Project) as of 
December 31, 1998, and the related combined statements of revenues, expenditures and changes in 
fund balance for the years ended December 31, 1998 and 1997. These combined financial statements 
are the responsibility of the management ofthe City of Chicago, Illinois. Our responsibility is to 
express an opinion on these combined financial statements based on our audits. 

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

In our opinion, such combined financial statements present fairly, in all material respects, the financial 
position of the Project as of December 31, 1998, and the results of its operations for the years ended 
December 31, 1998 and 1997 in conformity with generally accepted accounting principles. 

As discussed in Note 1 to the combined financial statements, effective January 1, 1997, the Project 
adopted Statement No. 31 of the Governmental Accounting Standards Board ("GASB"). 
GASB Statement No. 31 resulted in investments being carried at fair value. 

Our audits were conducted for the purpose of forming an opinion on the combined financial 
statements taken as a whole. The additional information, which is also the responsibility of the City's 
management, is presented for purposes of additional analysis and is not a required part of the financial 
statements. Such additional information (pages 11 and 12) has been subjected to the auditing 
procedures applied in our audits of the combined financial statements and, in our opinion, is fairly 
stated, in all material respects, when considered in relation to the combined fmancial statements taken 
as a whole. 

Deloitte Touche 
Tohmatsu 



I 

The Year 2000 Readiness Disclosure on pages 9 and 10 is not a required part of the financial 
statements, ~ut _!s .. ~~.EE!:P~Il.~I'!!l~!i9~ t:I?9.J!it~~.QQ:Yi:~~ Standani&········· . · · 

. ''""""-"Iroard;an(rweold not audit and do not express an opinion on such information. Further, we were 
unable to apply to the information certain procedures prescribed by professional standards because of 
the unprecedented nature of the Year 2000 issue and its effects, and the fact that authoritative 
measurement criteria regarding the status of remediation efforts have not been established. In 
addition, we do not provide assurance that the Project is or will become Year 2000 compliant, that the 
Project's Year 2000 remediation efforts will be successful in whole or in part, or that parties with 
which the Project does business are or will become Year 2000 compliant. 

June 21, 1999 

-2-
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CITY OF CHICAGO, ILLINOIS 

.... " 'c~TRALroorrR-eoeveioPMEN:fPROJECT,. 
(Formerly Known as North Loop Redevelopment Project) 

COMBINED BALANCE SHEET 
ALL FUND TYPES AND ACCOUNT GROUPS 
DECEMBER 31,1998, WITH COMPARATIVE TOTALS FOR 1997 

ASSETS: 
Cash and cash equivalents (Note 2) 
Investments (Note 2) 
Property tax receivable 
Due from other funds 
Accrued interest receivable 

OTHER DEBITS: 
Amount available for debt service 
Amount to be provided for retirement of 

long-term debt 

TOTAL ASSETS AND OTHER DEBITS 

LIABILITIES AND FUND BALANCE: 
Vouchers payable 
Accrued liabilities 
Due to other funds 
Accrued interest payable 
Deferred revenue 
Bonds payable (Note 3) 

Total liabilities 

Fund balance: 
Reserved for debt service 
Reserved for encumbrances (Note 5) 
Unreserved 

Total fund balance 

TOTAL LIABILITIES AND FUND BALANCE 

See notes to combined financial statements. 

1998 

Governmental Agency 
Funds Fund 

$147,735,937 $ 989.211 
67.877,917 2.006.092 
37,161.000 

56,581 
1.657,063 4,034 

$254.488,498 $2,999.337 

$ 3,147.520 
$2.999,337 

1.393,924 
894.085 

37,161,000 

42,596,529 2,999,337 

43,769,256 
13,652,898 

154,469,815 

211,891,969 

$254,488,498 $2.999.337 

- 3-

General 
Long-Tenn Totals 

Debt (Memorandum 
Account Only) 
Group 1998 1997 

$148.725.148 $202.203.527 
69.884,009 38.252.065 
37.161.000 33,339,927 

56.581 41243.277 
1.661.097 1.251.280 

$ 43.769.256 43.769.256 28.585.872 

143,230.744 143.230.744 158.414.128 

$187.000.000 $444.487.835 $503.290.076 

$ 3.147,520 $ 2.481.002 
2.999.337 2.851.786 
1.393,924 2.690,041 

894,085 1.730.487 
37.161.000 33.339.927 

$187,000,000 187,000,000 187,000,000 

187,000,000 232,595,866 230.093,243 

43.769,256 28,585,872 
13.652.898 4,990,777 

154,469,815 239.620.184 

211,891,969 273,196,833 

$187,000,000 $444,487,835 $503.290,076 
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CITY OF CHICAGO, ILLINOIS 

CENTRAL LOOP REDEVELOPMENT PROJECT 
(Formerly Known as North Loop Redevelopment Project) 

COMBINED STATEMENTS OF REVENUES, EXPENDITURES AND 
CHANGES IN FUND BALANCE 
ALL GOVERNMENTAL FUND TYPES 
YEARS ENDED DECEMBER 31, 1998 AND 1997 

1998 

REVENUES: 
Property taxes $ 36,846,876 
Investment income 11,467,010 

Total revenues 48,313,886 

EXPENDITURES: 
Capital projects 47,706,984 
Interest expense 10,411,766 

Total expenditures 58,118,750 

EXCESS (DEFICIENCY) OF REVENUES OVER EXPENDITURES (9,804,864) 

OTHER FINANCING SOURCES (USES): 
Proceeds of debt, net of original discount 
Operating transfers out (Note 4) (51,500,000) 

Total other financing sources (uses) (51 ,500,000) 

EXCESS (DEFICIENCY) OF REVENUES AND OTHER 
FINANCING SOURCES OVER EXPENDITURES AND 
OTHER FINANCING USES (61,304,864) 

FUND BALANCE, BEGINNING OF YEAR 273,196,833 

FUND BALANCE, END OF YEAR $ 211,891,969 

See notes to combined financial statements. 

-4-

1997 

$ 31,673,240 
4,165,232 

35,838,472 

33,563,548 
778,719 

34,342,267 

1,496,205 

188,350,441 
(24,258,006) 

164,092,435 

165,588,640 

107,608,193 

$273,196,833 
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CiTY OF CHICAGO, ILLINOIS 

CENTRAL LOOP REDEVELOPMENT PROJECT 
(Formerly Known as North Loop Redevelopment Project) 

NOTES TO COMBINED FINANCIAL STATEMENTS 
YEAR ENDED DECEMBER 31, 1998 AND 1997 

1. ORGANIZATION AND SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 

Description of Project- The Central Loop Redevelopment Project (Project) was established as a Tax 
Increment Financing (TIF) district by the City of Chicago, Illinois (City) in 1997. The Project is an 
extension of the North Loop Redevelopment Project established in 1986. The area has been established 
to finance improvements, leverage private investment, and create and retain jobs. Reimbursements, if 
any, are made to the developer for Project costs as public improvements are completed and pass City 
inspection. 

Fund Accounting- The Project uses fund accounting to organize its accounts on the basis of funds and 
account groups, each of which is a separate accounting entity, with a separate set of self-balancing 
accounts as follows: 

• 

• 

• 

Governmental Funds -The Project is accounted for within the capital projects, debt service and 
special revenue funds of the City. Capital projects funds account for financial resources to be 
used for the acquisition or construction of major capital facilities. Debt service funds account for 
the accumulation of resources for, and the payment of, general long-term debt and related costs. 
Special revenue funds account for the proceeds of specific revenue sources requiring separate 
accounting because of legal, grant or regulatory provisions or administrative action. These funds 
are presented herein on a combined basis. 

Agency Fund- An agency fund accounts for assets held by the Project in a trustee capacity for a 
developer deposit. Agency funds are custodial in nature (assets equal liabilities) and do not 
involve measurement of results of operations. 

General Long-Term Debt Account Group- The general long-term debt account group accounts for 
all long-term obligations of the Project. 

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

Management's Use of Estimates- The preparation of financial statements in conformity with generally 
accepted accounting principles requires management to make estimates and assumptions that affect the 
reported amounts of assets and liabilities and disclosure of contingent assets and liabilities at the date of 

- 5 -



the financial statements and the reported amounts of revenues and expenses during the reporting period. 
Actual results could differ from those estimates. 

0
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Encumbrances - Encumbrances are purchase orders, contracts and other commitments for expenditures 
of funds and are recorded to reserve that portion of the applicable appropriation. Encumbrances are 
reported as reservations of fund balances because they do not constitute expenditures or liabilities. 

Cash, Cash Equivalents and Investments - The bond proceeds and incremental taxes associated with 
the Project are deposited with the City Treasurer or a trust account. The Municipal Code of Chicago 
(Code) permits deposits only to City Council approved depositories, which must be regularly organized 
state or national banks and federal and state savings and loan associations, located within the City, 
whose deposits are federally insured. 

Investments authorized by the Code include interest-bearing general obligations of the City, State of 
Illinois (State), and U.S. Government; U.S. treasury bills and other non-interest bearing general 
obligations of the U.S. Government purchased in the open market below face value; domestic money 
market funds regulated and in good standing with the Securities and Exchange Commission; and tax 
anticipation warrants issued by the City. The City is prohibited by ordinance from investing in 
derivatives, as defined, without City Council approval. 

On January I, 1997, the Project adopted GASB Statement No. 31, "Accounting and Financial Reporting 
for Certain Investments and for External Investments Pools." Accordingly, the Project values its 
investments at fair value or amortized cost. 

Investments, generally, may not have a maturity in excess of one year from the date of purchase. 
Certain other investment balances are held in accordance with the specific provisions of the applicable 
bond ordinance. 

Cash equivalents include certificates of deposit and other investments with maturities of three months 
or less when purchased. 

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

Fixed Assets - Fixed assets are not capitalized in the general operating funds but, instead, are charged 
as current expenditures when purchased. The General Fixed Asset Account Group of the City includes 
the capital assets, if any, of the Project. 

Total Columns- Total Columns used on the balance sheet are captioned "Memorandum Only" to 
indicate that they are presented only to facilitate financial analysis. Data in these columns do not 
pr~sent the financial position of the Project in conformity with generally accepted accounting 
principles, and, thus, are not comparable to a consolidation. lnterfund eliminations have not been made 
in the aggregation of these data. 
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2. CASH, CASH EQUIVALENTS AND INVESTMENTS 
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deposits from other City funds; accordingly, it is not practical to disclose the related bank balance of 
such cash deposits for the Project. Of the City Treasurer's total bank balances at December 31, 1998, 
$237.7 million, or 99.1 percent, was either insured or collateralized with securities held by City agents 
in the City's name. The remaining balances were uninsured and uncollateralized. 

Investments - Investments are categorized to give an indication of the level of credit risk. Category 1 
includes investments that are insured or registered in the City's name or the securities were held by the 
City or its agent in the City's name. Category 2 includes uninsured and unregistered investments for 
which the securities are held by the counterparty' s trust department or its agent in the City's name. 
Category 3 includes uninsured and unregistered investments for which the securities are held by the 
financial institution or counterparty, or by its trust department or agent, but not in the City's name. 
Pooled funds include primarily money market accounts. The following table provides a summary for 
all Project funds at December 31, I 998: 

Description 

U.S. Government obligations 

Noncategorized - pooled funds 

Total 

Risk 
Category 

$ 80,368,528 

85,390,865 

$I 65,759,393 

The following reconciles the fair value of investments to the financial statements at December 3 1, 
1998: 

Investments 
Investments included in cash and cash equivalents 

Total 

3. BONDS PAY ABLE 

$ 69,884,009 
95,875,384 

$165,759,393 

In November I997, the City authorized and issued the City of Chicago Tax Increment Allocation Bonds 
(Central Loop Redevelopment Project) $96,000,000 Series 1997A and $9I,OOO,OOO Taxable Series 
1997B. The bonds have interest rates ranging from 4.5 percent to 6.375 percent and have maturity 
dates ranging from June I, I999 to June I, 2007. Certain net proceeds ($166,623,000) are to be used to 
finance redevelopment of the TIF district. The amount outstanding is recorded in the City's general 
long-term debt account group. 
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The following summarizes debt service requirements as of December 31, 1998: 
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Oecember31 

1999 
2000 
2001 
2002 
2003 
2004-2007 

Total 

OPERATING TRANSFERS OUT 

'"'w--" _,,, "ff"~~ ~~-oc -~ ~~ <; '' ""'""' ''""'''""''"='<=«""'> 

Principal Interest 

$ 15,600,000 $ 9,914,925 
16,800,000 8,932,425 
18,100,000 7,852,300 
18,600,000 6,705,425 
20,100,000 5,483,487 
97,800,000 10,270,950 

$ 187,000,000 $49,159,512 

Total 

$ 25,514,925 
25,732,425 
25,952,300 
25,305,425 
25,583,487 

108,070,950 

$236,159,512 

During 1998 and 1997, in accordance with State statutes, the Project transferred $10,500,000 and 
$24,258,006, respectively, to the contiguous River South Redevelopment Project for the construction of 
the District I Police Station and other public improvements. Also during 1998, the Project transferred 
$41,000,000 to the City's General Fund relating to initial start-up costs funded by the City. 

5. COMMITMENTS 

As of December 31, 1998, the Project has entered into contracts for approximately $13,650,000 for 
services and construction projects. 

****** 
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CITY OF CHICAGO, ILLINOIS 

CENTRAL LOOP REDEVELOPMENT PROJECT 
(Formerly Known as North Loop Redevelopment Project) 

YEAR 2000 READINESS DISCLOSURE (UNAUDITED) 

The City's operations, like those of many other business entities, may be impacted by the inability of certain 
computer programs and electronic systems with embedded microprocessor chips to recognize calendar dates 
beyond the year 1999. Unless such programs and microprocessors are modified or replaced prior to the year 
2000, they may not function properly after 1999. 

The City formed an executive committee in May 1998 to oversee possible City-wide year 2000 impacts. The 
Department of Business and Information Services has been charged with managing the City's year 2000 
project. The year 2000 issue is covered within the scope of the City's year 2000 project. The year 2000 
project is divided into stages as follows: 

Awareness- Establishing a budget and project plan for dealing with the year 2000 issues. 

Assessment Stage - Identifying the mission critical systems, equipment and individual components 
for which year 2000 compliance is needed. 

Remediation Stage - Making changes to systems and equipment. 

Validation/testing stage- Validating and testing the changes that were made during the remediation 
stage. 

The City committed approximately $28.2 million and $32.0 million in 1998 and 1999, respectively, for the 
repair and replacement of year 2000 compromised systems. As of December 31, 1998, the City entered into 
contracts for approximately $17.7 million for the test plan development, audit stages and upgrade of certain 
software programs. 

Mission Critical Applications 

The City has identified one computer application, the Chicago Accounting and Purchasing System, as critical 
to conducting the operations for year 2000 compliance. As of December 31, 1998, the City completed the 
awareness and assessment stages, and the remediation stage was in process for the above mission critical 
component. This mission critical component is still subject to the validation/testing stage. The City-wide 
completion of all stages is scheduled for September 1999. 

Embedded Systems 

The awareness stage, including an inventory of embedded systems, has been completed. Baseline 
assessment of mission critical functions involving embedded systems was substantially completed by the end 
ofthe first quarter of 1999. The City has retained outside consultants to manage and implement completion 
of this aspect of the year 2000 project, by the end of September 1999. 

-9-
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Other Considerations 
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with oversight from the executive committee to plan for continuity in the City's supply chain. Contingency 
planning for mission critical systems and other elements of the year 2000 project is scheduled to be 
completed by the end of September 1999. 

The above description of the stages of work to address the year 2000 issues is not a guarantee those systems 
will be year 2000 compliant. Although the City is currently on schedule to meet its objectives for year 2000 
compliance, there is no assurance that compliance will be achieved in a timely manner. Further, if the City 
successfully addresses its year 2000 issues, there is no assurance that any other entity or governmental 
agency (including governmental organizations or entities that provide essential infrastructure) with which the 
City electronically interacts will be year 2000 compliant. At this time, the City cannot determine the 
potential impact of such non-compliance on the business and financial condition or the results of its 
operations. 
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CITY OF CHICAGO, ILLINOIS 

CENTRAL LOOP REDEVELOPMENT PROJECT 
{Formerly Known as North Loop Redevelopment Project) 

SCHEDULES OF CASH ACTIVITIES 
YEARS ENDED DECEMBER 31, 1998 AND 1997 

CASH FLOWS FROM OPERATING ACTIVITIES: 
Property taxes received 
Payments for capital projects 
Transactions with other contiguous TIF districts 
Interest received -

Net cash flows from operating activities 

CASH FLOWS FROM FINANCING ACTIVITIES: 
Proceeds from issuance of debt 
Bond issue and related costs 
Interest paid 

Net cash flows from financing activities 

INCREASE (DECREASE) IN CASH AND INVESTMENTS 

CASH AND INVESTMENTS- GOVERNMENTAL FUNDS, BEGINNING OF YEAR 

CASH AND INVESTMENTS- GOVERNMENTAL FUNDS, END OF YEAR 

RECONCILIATION OF EXCESS (DEFICIENCY) OF REVENUES OVER 
EXPENDITURES TO NET CASH PROVIDED BY OPERATING ACTIVITIES: 
Excess (deficiency) of revenues over expenditures 
Adjustments to reconcile: 

Amount provided to River South TIF 
Payments for interest and bond issue and related costs 
Changes in assets and liabilities: 

Increase in property tax receivable 
Decrease (increase) in due from other funds 
Increase in interest receivable 
Increase in vouchers payable 
(Decrease) increase in due to other funds 
(Decrease) increase in accrued interest payable 
Increase in deferred revenue 

CASH FLOWS FROM OPERATING ACTIVITIES 

- 11-

1998 

$ 37,033,572 
(48,305,277) 
(I 0.500,000) 
10,913,748 

(I 0.857,957) 

(31.305) 
(II ,248, 169) 

(I 1,279,474) 

(22.137,431) 

237,751,285 

$215,613.854 

$ (9,804,864) 

( 10,500,000) 
11,279,474 

(3,821,073) 
186,696 

(553,262) 
666,518 

( 1,296, 117) 
(836,402) 

3,821,073 

1997 

$ 29,554,304 
(24.429,023) 
(24.258,006) 

4.104,323 

( 15,028.402) 

188.350.441 
(2.893,445) 

185.456,996 

170,428,594 

67,322,691 

$237.751,285 

$ 1,496,205 

(24,258,006) 
2,893,445 

(2,118,991) 
(243,277) 

(60,909) 
826,263 

2,587,390 
1,730,487 
2,118,991 

$ (10,857,957) $ (15,028,402) 



CITY OF CHICAGO, ILLINOIS 

CENTRAL LOOP REDEVELOPMENT PROJECT 
(Formerly Known as North Loop Redevelopment Project) 

SCHEDULES OF EXPENDITURES BY STATUTORY CODE 
YEARS ENDED DECEMBER 31, 1998 AND 1997 

1998 1997 

EXPENDITURES: 
Costs of studies, surveys, development of plans and specifications, 

I 
implementation and administration of the redevelopment plan 

if{~~ including but not limited to staff and professional service costs ~I' 

for architectural, engineering, legal and marketing $ 2,132,517 $ 1,265,227 

I Cost of Property assembly, including but not limited to acquisition of 
.. land and other property, real or personal, or rights and interests 

therein, demolition of buildings, and the clearing and grading of land 4,658,383 4,872,424 

w 
-

Costs of rehabilitation, reconstruction or repair or remodeling of 
existing public or private buildings and fixtures 20,667,000 4,849,878 

-I 
Costs of the construction of public works or improvements 19,920,495 19,114,153 l 
Costs of job training and retraining projects 35,228 496,320 

J Cost of financing, including but not limited to all necessary and 
incidental expenses related to the issuance of obligations and 

J which may include payment of obligations issued hereunder 
accruing during the estimated period of construction of any 
redevelopment project for which such obligations are issued and 

I 
for not exceeding 36 months thereafter and including reasonable 
reserves related thereto 10,443,071 3,672,164 

l 
Costs of relocation to the extent that a municipality determines that 

relocation costs shall be paid or is required to make payment of 
relocation costs by federal or state law 262,056 72,101 

Total expenditures $58,118,750 $34,342,267 

- 12-



(k) DESCRIPTION OFT AX RECEIPTS AND ASSESSMENT INCREMENTS 

TABLEK 
DESCRIPTION OF TAX RECEIPTS AND ASSESSMENT INCREMENTS 

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

YEAR INCREMENT INCREMENT INCREMENT INCREMENT 

1998 N.A. (1) N.A. (1) N.A. (1) N.A. (1) 

j (I) N.A. -not applicable. 

~~ • 

26 

INITIAL 

EAV 

$988,298,550 

TOTAL 
TOTAL INCREMENTAL 
1~7 PROPERTY 
EAV TAXES 1997 

$1,379,439,511 $37,161,841 
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1998 Annual Report 

(I) CERTAIN CONTRACTS OF TIF CONSULTANTS 

NAME OF CITY 
TIF CONSULTANT 

OR ADVISOR 

Trkla, Pettigrew, Allen, Payne, Inc. 

Trkla, Pettigrew, Allen, Payne, Inc. 

Trkla, Pettigrew, Allen, Payne, Inc. 

CLIENT 
RECEIVING 

TIF ASSISTANCE 

Sears Roebuck & Co. 

Hostelling International/American 
Youth Hostels - Chicago, Inc. 

Freed Associates 

27 

NATURE OF 
SERVICE PROVIDED 

TO CLIENT 

Preparation of TIF benefits analysis 

Preparation of application for TIF 
Assistance 

Preparation of TIF benetits analysis 
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1998 Annual Report 

(m) COMPLIANCE STATEMENT PREPARED BY AN INDEPENDENT PUBLIC 
ACCOUNTANT 
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Deloitte & 

INDEPENDENT AUDITORS' REPORT 

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

Two Prudential Plaza Telephone: (312) 946-3000 
180 North Stetson Avenue Facsimile: (312) 946-2600 
Chicago, Illinois 60601-6779 

We have audited, in accordance with generally accepted auditing standards, the combined 
balance sheet ofthe City of Chicago, Illinois' Central Loop Redevelopment Project (Project) 
(formerly known as North Loop Redevelopment Project) as of December 31, 1998, and the 
related combined statement of revenues, expenditures and changes in fund balance for the year 
then ended, and have issued our report thereon dated June 21, 1999. 

In connection with our audit, nothing came to our attention that caused us to believe that the 
Project failed to comply with the regulatory provisions of Subsection (q) of Section 11-74.4-3 of 
the Illinois Tax Increment Allocation Redevelopment Act insofar as they relate to financial and 
accounting matters. However, our audit was not directed primarily toward obtaining knowledge 
of noncompliance with such subsection. 

This report is intended solely for the information and use of the management of the City of 
Chicago, the Project and the State oflllinois, and is not intended to be and should not be used by 
anyone other than these specified parties. 

June 21, 1999 

Deloitte Touche 
Tohmatsu 
International 
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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 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 
("CD DC'') 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 Are.a; and (iii) an 
Ordinance Adopting Tax Increment Financing For the North Loop Redevelopment Project Area. 

Central Loop Redevelopment Project and Plan [January 13, 1997] page i 
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The redevelopment project area and the redevelopment plan and project enacted by these 
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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 of the 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 u 
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1 added to the Original Project Area The addition of the Added Project Area to the Original Project 

I 
I 

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 n and the Central Loop 

Added Project Area Tax Increment Financing Eligibility Study (Exhibit m. 

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." 

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

The Added Project Area is comprised of two subareas. Subarea 1 consists of I 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 botmded 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 t\rea 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, 1(}ofwhich 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 A venue. 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 
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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 the 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 $2.47 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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• Major development sites have remained vacant for.more than I 0 years. 
• During the past 1 0 years, new construction within the Added Project Area has been limited 

to 3 strucrures: 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 o\·erall 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 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 1995, the equalized assessed valuation (the ''EAV") of the Added 
Project Area decreased by approximately $4 3,3 70,000, while the EA V 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, propeny 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. Ta'\: 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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1 property tax revenues. ''Incremental Propeny 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 EA V'' of such real property. Any increase in EAV is then 
multiplied by the current tax rate which results in Incremental Propeny Taxes. A decline in cmrent 
EAV 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 v.rithin 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 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 pro~ 
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 v.rithin 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 investtnent 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 ofTIF. 

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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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 t11;is 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 Iocremental Property Taxes by the City will permit the City to direct, implement and 
coordinate public improvements and activities to stimulate private investments on a ~mprehensive 
basis. These improvem~ 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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• 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 cultural/convention 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 Cia'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 oppornmities 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 panial 
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 panial 
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 botmdaries 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 JJ; 

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

THENCE SOUTH ALONG SAID WEST UNE (BEING ALSO THE EAST UNE 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 UNE 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 UNE, 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 UNE OF NORTH LaSALLE STREET) TO AN INTERSECTION 
WITH THE EASTWARD EXTENSION OF THE SOUTH UNE 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 UNE OF WEST RANDOLPH STREET) TO AN INTERSECTION WITH THE 
SOUTHWARD EXTENSION OF THE WEST UNE OF THE EAST 20 FEET OF LOT 7 IN 
BLOCK31 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 
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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 UNE 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 UNE OF BLOCK I9 AFORESAID WITH THE NORTH LINE OF WEST 
HADDOCK PLACE; 

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

THENCE SOUTH AI:.ONG SAID WEST LINE TO THE SOUTH UNE OF BLOCK I9; 
THENCE SOUTH, CROSSING WEST L4KE STREET, TO THE POINT OF 

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

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, IO, 11, 
12, 14AND 15AND PARTS OF ADJACENTSTREETSANDALLEYS IN FORT DEARBORN 
ADDITION TO CHICAGO IN SECI10N 10,ANDALL OR PARTS OF BLOCKS I THRU 10, 
AND ALL OR PARTS OF BLOCKS 1 THRU 10 INCLUSIVE AND PARTS OF ADJACENT 
STREETS AND ALLEYS IN FRACTIONAL SECTION IS 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 ADDffiON TO CHICAGO, ALL IN TOWNSHIP 39 NORTH, RAN.GE 14 
EAST OF THE THIRD PRINCIPAL MERIDIAN, WHICH TRACT OF LAND IS MORE 
PARTICULARLY DESCRIBED AS FOLLOWS: 

BEGINNING AT THE NORTHWEST CORNER OF BLOCK 8 IN FORT DEARBORN 
ADDITION TO CHICAGO IN SECTION IO AFORESAID; 

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

THENCE SOUTH ALONG THE EAST LINE OF SAID LOT TO TH~ NORTH LINE 
OFEASTRADDOCKPLACE; 
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\ THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID EAST UNE, TO 
THESOUTHUNEOF&tlDBLOC~ 

THENCE EAST ALONG SAID SOUTH LJNE.(BEING ALSO THE NORTH UNE 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 SOUTH ALONG SAID EXTENSION, AND ALONG SAID EAST UNE 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 EA.STW ARD 
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; 

THENCE SOUTH ALONG THE EAST UNE OF SAID BLOCK (BEING ALSO THE 
WEST UNE OF NORTH WABASH A VENUE) 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 UNE OF BLOCK 14 IN FORT DEARBORN 
ADDITION; 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID WEST LINE 
(BEING ALSO THE EAST UNE OF NORTH STATE STREET) TO AN INTERSEC'nON 
WITH THE EASTWARD EXTENSION OF THE SOUTH LINE OF LOT 1 IN ASSESSOR'S 
RESUBDIVIS10N OF SUB-LOTS I 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 I, TO THE SOUTHWEST CORNER OF SAID LOT; 

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

THENCE WEST ALONG SAID NORTH UNE (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, 4AND 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 
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CHICAGO AFORESAID; 

THENCE SOUTH ALONG SAID EXTENSION AND ALONG SAID EAST LINE 
(BEING ALSO THE WEST LINE OF NORTH DEARBORN STREEI) 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 STREE1) 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 
THENOR~TCORNEROFSAIDLOn 

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 T1iE NORTH LINE OF BLOCK 141 IN SCHOOL SECTION 
SUBDIVISION AFORESAID; 

THENCE EAST ALONG SAID NORTH LINE (BEING ALSO THE SOUTH LINE OF 
WEST MONROE STREEI) 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 UNE OF WEST MARBLE (HYDRAUUC) PLACE; 

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

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE 
(BEING ALSO THE WEST UNE OF SOUTH DEARBORN STREE1) AND ALONG THE 
SOUTHWARD EXTENSION OF SAID EAST LINE, TO AN INTERSECTION WITH THE 
WESTWARD EXTENSION OF THE NORTH LINE OF BLOCK 140 IN SCHOOL SEt;_TION 
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 ADDIDON; 

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 SOrn:H LINE TO AN 
ANGLE POINT; 
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THENCE SOUTHEASTWARDLY ALONG A SOUTHWESTERLY LINE OF SAID 
ALLEY TO AN ANGLE POINT; 
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SOUTHWARD EXTENSION THEREOF, TO AN INTERSECTION WITH THE NORTH LINE 
OF LOT IJ IN THE AFOREMENTIONED SUBDIVISION OF BLOCKS 83, 92 AND 140; 

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

THENCESOUTHALONGTHEEASTLINEOFSAIDLOTTOTHESOUTHLINEOF 
BLOCKI40; 

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 122IN 
SCHOOL SECTION ADDITION; 

THENCE SOUTH ALONG SAID EXTENSION, AND ALONG SAID EAST LINE 
(BEING ALSO THE WEST UNE 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 22IN 
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 
ADDmON AFORESAID; 

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

THENCE WEST, CROSSING SOUTH LllSALLE STREET, TO THE SOUTHEAST 
CORNER OF THAT PART OF SAID STREET VAC4TED BY ORDINANCE PASSED 
FEBRUARY 29, 1980, AND RECORDED AUGUST 12, 1980, AS DOCUMENT NUMBER 
25545766; 

THENCE SOUTH ALONG THE SOUTHWARD EXTENSION OF THE EAST LINE OF 
SAID VAC4TION 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 UNE 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 UNE OF LOT 6 IN T-.G. WRIGHT'S 
SUBDIVISION OF BLOCK 113 IN SCHOOL SECTION ADDITION WITH THE SOUTH LOVE 
OF SAID WESTCONGRESSPARKWAY; 
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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 UNE OF SOUTH 
PLYMOUTH COURT) IN CL AND I. HARMON'S SUBDIVISION OF BLOCK 137 IN 
SCHOOL SECTION ADDITION; 

0 
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INTERSECTION OF THE EAST LINE OF LOT 24 IN T.G. WRIGHT'S SUBDIVISION OF 
BLOCK JJ8 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 CIUCAGO; 

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 
MICHIGANAVENUEAS 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 STREE1) TO AN INTERSECTION WITH THE SOUTHWARD 
EXTENSION OF THE EAST LINE OF LOT 6 IN DYER'S SUBDIVISION OF LOTS 6, 7, 8, 
9, 10 AND 11 IN BLOCKS OF FORT DEARBORN ADDIDON 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 LINE OF AFOREMENTIONED BLOCK S, TO AN INTERSECTION 
WITH THE SOUTH LINE OF LOTS IN SAID BLOCK; .. 

THENCE NORTH TO A POINT ON THE NORTH UNE 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 LINE 
OF THE CHICAGO RIVER TO AN INTERSECTION WITH THE NORTHWARD 
EXTENSION OF THE WEST UNE OF BLOCK 8 OF FORT DEARBORN ADDIDON 
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, ILUNOIS. 
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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, 

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

II • 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 

I 
i 

I 
- J 

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 
... ·n .. ····tactnties; tandscaping;fenteS a:ttd w!fis;·mct·genet al pt Opel Ej . maintenanc-e;· ""' .. . 

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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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 investlflent in order to 

achieve the goals and objectives stated in this Part A. 
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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 Avenue retail districts. 

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

I 0. Reinforce the distinctive identity of areas by encouraging well-designed "in-fill" development. 

II. 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. 

I4. Ensure that all streets allow efficient pedestrian movement. 

I5. Build and improve critical cormections in the underground pedway system. Discourage above

street skywalks. 

16. Preserve existing alleys and build new ones. 

I 7. Encourage coordinated development of parcels and structures to achieve efficient building 

design, internal pedestrian connections and unified off-street parking, trucking and service 
· facilities. 

I8. 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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This section presents the Redevelopment Project anticipated to be Wldertaken 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 EA V. 

A . REDEVELOPMENT OBJECTIVES 

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

l. 

2. 

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

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. 

5. 

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. 

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 
- N' -w--------------- -"--ww----.of,lhe,__~pr~ect ~' ----------.e----------'- -------------~-------- ---N-----w------------------------~p---~--------------------------------- ----------------~---------------------"----------------- --

B. REDEVELOPMENT IMPROVEMEJYTS 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 financing 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 
funherance 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 pure~ 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. Furthennore, 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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The City may (a) acquire any historic structure (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 
structme or historic feature into a development on the subject propeny or adjoining 

property. 

2. Relocation 

3. 

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 
accordance with City policy. 

Provision of Public Works or Improvements 

The City may 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) RtHUIWII}'S, Utilities and Related improvements 

b) 

c) 

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

Streetscape and Related Improvements 

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

Pedestrilln Walkway lmprovemmts 

The existing undergro\D'ld pedestrian walkway may be improved or expanded and 
new developments may be linked to the underground pedestrian walkway. 

d) Paries and Open Space Improvements 

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

e) Transit Improvements 

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

··· · · " · ·· ···Tile nry ·w11r~eiicomage lne·renaollitifion~·or"ow10iilgs· tiiar·a:re ·oaslcatTy sounci···or-· · 
historically significant 

5. 

6. 

7. 

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. 

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. 

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: . ~~1!!i£9Jlishlt alllog State Strut. 

~·and'theu:ffit:e, c:utmrat~ilong triclllganAvenue, for example. New patterns 
of uses can be established: hotel and residential uses along Wacker Drive and Michigan A venue; 
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. Pennitted uses will 
be those allowed in the Central Business District general classification in the Chicago Zoning 
Ordinance. 
• Etetaill]ses 

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

• Office Uses 

Office uses are pennitted 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. 

• InstiMiona}!Jses 

Institutional uses are permitted anywhere in the Added Project Area. 

• Cu}turaJ 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 pennitted 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 
in~ 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, ~urveys, 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) 

d) 

e) 

f) 

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

Costs of the construction of public works or improvements; 

Costs of job training and retraining projects; 

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 
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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 

k) 

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 I0-22.20a and 10-23.3a of the School Code; 

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. 

I) Unless explicitly provided in the Act, the cost of construction of new privately
owned buildings shall not be an eligible redevelopment project cost. 

Central Loop Redevelop men! Project and Plan (January 13, 1997] page 26 



1 

I 

l 
l 

As set forth in the Act, "conservation area" means any improved area within the boundaries of a 
.... r.eQetlalopmew pteject an:alocated witbjg the temtorial~~.mtmicipali*¥·i&"»i1ieh ~~·~······. 

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, heal~ 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 necessazy. 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 approac~ 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 
Qrolder. 
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1. Dilapidation 
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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 Aiea 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 minimwn 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, curbs 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 bliihted and consezyation 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~ 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 ensme 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. 

EUGmU..ITY 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 minimum code standards 

• Excessive vacancies 
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I • 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 fo1.md to be eligible as a blighted area based on the finding that the 
so1.md 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 neighboring 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 rail yards, 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 pwposes 
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. 

EUGmiLITY 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 ofa combination 
of three or more of these factors, the area may become a blighted area. 
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• Deterioration 

• Illegal use of individual structures 

• Presence of structures below minimwn 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 define the various factors 
for each, nor does it describe .what constitutes the presence or the extent of presence necessary to 
make a finding that a factor exists. Therefore, reasonable criteria should be developed to 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 minimwn nwnber of factors must be present and the presence of each must be 
docwnented; 

2. For a factor to be found present, it should be present to a meaningful extent so that a local 
governing body may reasonably find 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 I 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; 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. 

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 ponion 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 
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, 1 0 of 
which were built in the early 1900s and substantially rehabbed to bring them up to Class B 
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standards. Seven of these rehabbed buildings, including the Santa Fe Building, Peoples Gas 
m~Bwlding, and :Btitannica Center, md.ocated along Michigan .Avezwo ~~ amainiag4~n·-····,·····-··· 

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 modem mechanical systems and offer few of the amenities associ-
ated with modem office buildings. 
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Ill. 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 cum:nt 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 p~ 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 ESTABLISJIMENT/ D. PROJECT CLIENT/NAME OI.OCK NO 1'1\RCEI, m.oo. NO. IIEIGJIT CONST OUII.OING NAMC 

OCCIJPANTS 

OWNER/OCCUPANT/CONTACT AODRESS DATE OF SURVEY sunv YOR(S) 

c. STRUC11JRAL DEfECTS ~ DEGREE AND LOCATION 

~~~\~ ~~~~~~\~ ~ ~ ~ FLRISI NO. UNITS NO. OCC. ACTIV. 
I 
2 ~ ~ <9'~0 <. ~ ~~q{<~~q.; ~q.; ~ ~~ .. ~q.;~ ~~0 ~~ ~q.;:!t, <. ~"1. <. ~ <. ~ <. 1P~ <. ~< <. -;);~;-~.,. <. 

~ 
3 ;>. 
4 1' 

~ '< <t< ~ a <i. ~ "' ' 'I; 
., 

~< 0 9.-~ ~ ~~ "~ ' 
u 

PRIMARY COMPONENTS 
EXTERIOR WAU.S AND STRUC11JR£ 
EXTERIOR FOUNDATION A/G 
EXTERIOR ROOF-STRUC11JRE 
EXTERIOR COLUMNS 
lm'ERIOR fOUNDATION 
INTERIOR LOAD-DEARING WALLS/COLUMNS 
INTERIOR fLOORS/STRUC11JR& 
ltfTERIOR ROOF STRUC11JRE 
SCCONDARY COMPpNENTS 
DOORS. FRAMES, SILLS, IIEADtRS. TRIM 
WINDOWS, STOREFRONTS, SASII. FRJ\MJ:S. SIIJ.S,1'RIM ,_ - - 1- '-- ,___ -CXTERIOII STAIIIS. S'fl:t'S, I'IIIC CSCAI'CS, S'lliU<:IliiiCS 
EXTERIOR CCII.INGS. CANOPIES 
CIIIMNEVS, STACKS 
GUTTER~ DOWNSPOUTS 
CORNICE, APPURTENANCES, DECOM1'1V& TRIM 
INTERIOR FLOOR COVERING 

1-

INTERIOR NON-DEARING WALLS. CEILINGS 
INTERIOR STAIRS. RAILINGS, BANISTERS 



0. MECtiANICALSYSTEMS DEFECTS ·OEGREE AND LOCATION E. CODE RELATED CONDITIONS· COMPLIANCE lCOOES 

\~~(~(~~~~~~ ~ 
TRAVEL, EXITS, STAIRS j 

ROOM LAYOUT, CI!ILINO IIEIOIIT 'j 

LIGIITNENT \ 

~ ' -~' ' ~-£ '~"' ~ '~ '-" ~ '~' ' ~ FIRE SAFETY .. 
'rf "1,"' '1,... ~ • ~% 0 ·~a o.,. ~ ~~-.. 1> ffi 0 <g..~, 0 .,.0 SANITARY CONDITIONS ' .,.(; ~·~+~ " ~~\: ~ "'~ \\~~~~~-~ ... 11<~ ELECTRICAL 

1\'fr ~... ~ ~ '\.. _,;0 ~\. ~'>-'\ ~1'' 0 I'LUMUINO 
I'LUMOING IIEATING 

·DRAINAGU Sl'ltiNKUlRS 
·WATEit SIJI'I'I.Y Jt, I11NAI,IItfii.I)ING ltA'I'IN<: 'I'AIIUI.A'I'ION OJ.' 111-:1'1-:C S I 2 J 
·1'1}(1 Ulll!~ SOU NO l'ltiMAilY COMI'ONI!NTS 

ELECTitiCAL OF.FICIENT·MINOR REPAIR SECONDARY COMPONEN S 
·SERVICIYSUPPL Y l>r:t'ICtr:NT·MAJOI\ REPAIR MECIIANICAI. SYSTEMS 

' 
•WIIIINU S'l'ltUC'r. SUN\USl'ANUAitD TOTAl. ,, 
·fiXTUilES/OU!Lil'fS FIELU EVALUATION ACCESS. III.OG(S) 

IIEATINGIIIVAC EXTCRIOR SURVEY Off STR. PARK~NG j 

·fURNACIYDOILERICOMPR. INCOMI'L. SURVEY LOADING ·' 
·DUCTSIPIPIN(J/VEI'I_TS PIIOTOS • COMMF.NTS • SKETCIIES 
·DISTRIUUTION 

· ELEVATORS 
·MI!CIIANICAL EQUIPMENT 
• TYPEJSIZEJADEQUACV 

G. ELIGIUILITY FACTOitS YES NO EXTENT 
AGE 

I. DILAI'IDATION 
2. OBSOLESCENCE 
]. DETER lORA TION 
4. ILLEGAL USE Of INDIVIDUAL STRUCTUitllS 
s. PRESENCE Of. STilUCTUili!S lllli.OW MINIMUM COI>I! STANIMIU>S 
6. AOANOONMilNT 
1. I!XCI!SSIVli V At:ANCU:S 
s. OVERCitOWOING OF STitUCTURES OR COMMUNITY FACILI'I'Il!S 
9. LACK OF VENTII.ATION, LIOIIT Ott SANITARY I'ACII.I'I'II:S 
10. INADEQUATE UTII.Il'IES 
II. l!XCl!SSIVE LANO COVCilAGE 
12. DELETERIOUS LAND-US I! OR LAYOUT 
13. DEPRECIATION OF PUYSICAL MAINTENANCI! 
14. LACK OF COMMUNITY PI.ANNINO 
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TP AP conducted an exterior building survey of every building in the Added Project Area. Upon 
. completion. of .the aleticr.,~JIPA.R~~cm Weard. ,A..Asseeiate& eempletet'J 1m mtet ior~· .. 
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 detemrined 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 ELIGWILITY 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 ftmction 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 
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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 35 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. 

B... DILAPIDATION 

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

• Dilapidate, ..... to ~orne 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." 

• Di1apidatjon, " ... 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 sttuctmal 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 soWld 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,elemeptsw of ¥i: ~u.j~J~\!W;i§#Qn ~~. l,Qad .bea.rmg ~lis aod 
columns, roof and roof structure. 

Secondazy Components 
These are components generally added to the primary structural components and are necessary 
parts ofthe building, including porches and steps, windows and window units, doors and door 
units, chimneys, gutters and downspouts. 

Criteria for Classifvin2 Defects for Buildini 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 Oassifications 

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 of the 213 buildings (3. 7 percent) in the Added Project Area were found to be in substandard 

,,,v"'i<!!L~~~diti~~~~~ !0~ ,~d 2~3 e~Jl:~ed~. aod each.of~,-·'"""·-,?··--"~"''"~·~=·
Blocks 102, 104, 213 and 234 contained 1 dilapidated bwlding. 

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 

~ 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 nonnally 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 

..... ~Jelepbonel.l:Q9A~,lJ~ ~lJ~~tmctures. sidewalks. curbs andg:nuer&. lishU»s, ete ••.... 
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 fmmd in the Added Project Area Characteristics which are present in 
obsolete building types include tbe 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 colunm 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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Overcrowding of structures and community facilities refers to the utilization of public or private 
buildings, facilities, or properties beyond their reaso"nable or legally permitted capacity. Over
crow-ding 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 Project .>\rea 

h. LACK OF VENTILATION. LIGHT. OR SANITARY FACILITIES 

j 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 \'\ithout 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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L 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, stonn 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. 

~ 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. · " 

L.. 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 
· ········tayout;1md pmeeb ·l'f·madeqtmte size~~·'te n:teet·eoutetnporary deveiopureJrt·standarci!.''"fr··· 

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 withil?- the Added Project Area includes: 

• Buildinis. Of the 213 buildings in the Added Project ~ 113 suffer from deferred 
maintenance of ,,.indows, 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. allevs. sidewalks. CurbS and iYUers. Deteriorated sections of these public improvements 
are present in 21 of the 38 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. Tilirty-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. 
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The Added Project Area was developed more than eighty years ago prior to the existence of a 
community 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 community 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 community 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 building~. 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 community 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 swnmary of conservation factors by block is contained in Table 2, Distribution of Conservation 
Factors and in Figure 10, Summary of Conservation 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-tenn 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 
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Csms~o:atigo Ea~12Ci .100 .lJll 1.01 ill liM l!!S ~ lQ1 W8 
Age • • • • • • • • • 

Qth~ E&;mrs 
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 

I 7. Excessive vacancies • • • 0 • 0 0 0 • 
8. Overcrowding of 

i 
structures and 
community facilities 

9. Lack of ventilation, 
--l light or sanitary facilities 

I 10. Inadequate utilities J 

11. Excessive land 
I coverage 
) 

12. Deleterious land-use 

I 
or layout 

J 13. Depreciation of 
' 

physical maintenance 0 • 0 0 • • • 
I 14. Lack of community 
~ planning • • • • • • • • • 
'l Notp~entornot~ed 

j 0 Present to a limited extent 

• Present to a major extent 
-continued-
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BLOCK NUMBERS 

Conservation Factors w 1M m 224/225 m 2M m ill 

Age 

Otber factors 

1. Dilapidation 

2. Obsolescence 

3. Deterioration 

4. Illegal use of 
individual structures 

5. Structures below 
minimum code 

• 

• 
• 

0 

~ 6. Abandonment 

7. Excessive vacancies 

8. Overcrowding of 
structures and 
community facilities 

9. Lack of ventilation, 
light or sanitary facilities 

0 

: 'l 10. Inadequate utilities ,.J 

I 
1 
j 

11. Excessive land 
coverage 

12. Deleterious land-use 
or layout 

13. Depreciation of 
physical maintenance • 

14 Lack of community 
planning • 

Notp~entornotexaarined 

0 Present to a limited extent 

• ~ent to a major extent 

• 

• 
• 

0 

• 

0 

• 

• 
0 

• 
• 

0 

• 

• 
• 

• 

• 
• 

0 

• 

0 

• 
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BLOCK NUMBERS 

-l Conservation Factors 244 lli H2 247 JOO ID ill ill 3!lS l 

Age 0 • • • • • • """'"w~~.,.. ,. '"'~=~~~""""""''<!<."'>'1'~$7'~=-;.~,.,-,_~,~,<~:'""2"~~-'' ',><<,~-" '-1"'~",..-<~'-K\""'"'~-"?'~-\'~W") --'4~-""":C-!"~~r_t:>e '""''''S~ ~.,-:'• 

i Other Factors J 

1. Dilapidation 

2. Obsolescence 0 0 • • 0 0 
.., 

Deterioration 0 0 0 0 .). 

4. Illegal use of 
individual structures 

5. Structures below 
minimum code 0 0 0 0 

I . 6 . Abandonment 

7. Excessive vacancies • • • • 0 

~ 8. Overcrowding of 
structures and 

i 
community facilities 

9. Lack of ventilation, 

.:) 
light or sanitary facilities 

I 10. Inadequate utilities 

11. Excessive land 

j coverage 

12. Deleterious land-use 

J or layout 

' 13. Depreciation of 
physical maintenance 0 0 0 0 0 Q 

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

] Not present or not examined 

0 Present to a limited extent 
I 

I • Present to a major extent 

-continued-
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BLOCK NUMBERS 

Consepration Factors ~ 309/310 ill ill ill ill ill 430/431 

Age • • • • • 0 • • ='1~' Other Factors 

1. Dilapidation 

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

individual strucrures 

I 5. Structures below 
rninimwn code 0 0 • 

I 6. Abandorunent 

7. Excessive vacancies • 0 0 • • • • 
~ 8. Overcrowding of 

structures and 

i 
community facilities 

9. Lack of ventilation, 
light or sanitary facilities 

) 10. Inadequate utilities 

11. Excessive land 

J 
coverage 

12. Deleterious land-use 

J 
or layout 

13. Depreciation of 
physical maintenance 0 0 • • • 0 • • 

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

. J 

Notp~tornotexanrined 

0 Present to a limited extent 

• Present to a major extent 

--continued-

Central Loop Added Project Area Eligibility Study [January 13, 1997] Page 40 



BLOCK NUMBERS 

Caos~n:anan Ea~tars ill ill 445 463/464 

• • • • 
Other Factors 

I. Dilapidation 

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

individual structures 

J 
5. Structures below 

minimwn code 0 

I 6. Abandonment 

7. Excessive vacancies • • 
I 8. Overcrowding of 

structures and 

i 
community facilities 

9. Lack of ventilation, 
light or sanitary facilities 

~) 10. Inadequate utilities 

11. Excessive land 

j coverage 

12. Deleterious land-use 

J 
or layout 

13. Depreciation of 
physical maintenance • • • • I 14 Lack of community 
planning • • • • .. Fl 

J 

Not present or not examined 

0 Present to a limited extent 

• Present to a major extent 
I 
I 
J 
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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 pennitted 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 imprqvements 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 pennissible funds the municipality may deem appropriate. Also, the City may permit the 
utilization of guarantees, deposits and other fonns 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 ofthis 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 
final maturity date of any such obligations which are issued may not be later than 20 years from 
their respective dates of issue. One or more series of obligations may be sold at one or more times 
in order to implement this 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 sin.kipg 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 . 

1. 

2. 

VALUATION OF THE ADDED PROJECT AREA 

Most Recent EA V 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 EA V is based on 1995 EA V 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 EA V 
of the Added Project Area is summarized by tax block in Table 2, 1995 EA V by Tax Block: 
Added Project Area. 

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 of2 percent per annum; and 3) 
lhe 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 EA V 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 • 

•nus figure is subject to verification by the County Oerk 
of Cook County, Illinois. After verification, the figure shall 
be certified by the County Cleric. 
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• Thirty-two of the remaining 96 non-public. buil~g~--~-_}h~,~~~-~~.7.f£gj.~""'~ .. Jwt .... 
reiia511i'f!'ff6fiTfehovafibn7renaiifimprovementSbUITdiilg" penrut 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 pennit 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 OCCUITing in the Added Project Area since 1991 involves tenant 
improvements and buildout, and not significant building rehabilitation. 

Decljaing PropertY Tax Reyenues 

• 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 EA V 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 Cowtty 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. 
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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 fmancial 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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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 pe~ons 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, pleasme and recreation of 

the public. 

Metropolitan Water Reclamation District of Greater Chica2o. The district provides the 

main tnmk lines for the collection of waste water from cities, villages and towns, and for the 

treatment and disposal thereof. 

Chic.a2o Community Colle2e 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 tbe Cjty of Chicaio. 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. 

Chica2o 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. 

ChiC3iO School finance Authority. The Authority was created in 1980 to exerc1se 

oversight and control over the financial affairs of the Board of Education. 

City of Chica2o. 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 I (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 
< <«.,,,fer the ,~!e ,ef1'eee'i¥mg deiinquent taxes.·· -- ' - · ' - ' < ' - ""'" ~~~-~W~«~",-'N'-~"'C~~-,, 

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 in 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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THE ADDED PROJECT AREA TO LAND USES APPROVED 
BY THE PLANNING COMMISSION OF THE CITY 

1hls 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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A phased implementation strategy will be utilized 10 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 of Incremental 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 I, 2007. 
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1bis Part A may be amended pursuant to the Act 
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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, se~ 
age, handicapped status, national origin, creed or ancestry. 

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

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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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 Decei;nber 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 Ill 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 #3 

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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Table2: Estimated Redevelopment Project Costs 
.. ,.Geetni"-"P RNilelepmeut P,ojen~· "<'"""'~~<;"'"'""''''''5 '"~'«\'"""'''-e:""''"''-"'"'~ 

"'''w~"'"''"''''~"~0''-"'''7'<''; <<,<<;'-{'-"'\'<'-e«{" <,<-\'"'~'W'-'&- "l:""? '"~-'~' ',',< 

Chicago, Illinois 

II I 121 
Original Additioaal Total 

Project Project Project 
Program Action/Improvement (in SI.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 Adjusttnents 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 

[I J 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 pennitted under the Act to be paid from incremental property taxes. 

• The Total Project Cost is intended to provide an upper esti1Jfate 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. 
IN!'rotoCI'ION 

The City of Chicago is recognized throughout the world as the urban 
center of Mlerica'a heartland, serving as a focal point of o::mnerce, industry, 
finance, culture and education. It is also known for its neighoorhoods 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 
prosp!rity is the "'.Dop," an area circtmScribed on four sides by an elevated 
carmuter rail facility known s~ly in Chicago and elsewhere as the "el." 'Ihe 
"Loop" is the heart of Chicago's Central Business District. 

While much of the "Looo" area continues to thrive, the north central 
portion, known as the Noeth Loop, has declined. Age, otsolescence, decay and 
other blighting factors now characterize this once iml;:ortant area. To date, 
private investment has not occurred to any major extent in any block in the 
North Loop except those in which the City has made a substantial investment of 
plblic funds. Developnent through investment ~ private enterprise cannot be 
anticipated to occur without the substantial investment of additional public 
funds in accordance with a City redevelopnent plan. 

The City has been provided with a vehicle enabling it to raise public 
funds to utilize in redevelopnent efforts. This is the Real Propertv Tax 
Increment Allocation Redevelognent Act of the State of Illinois (hereinafter 
referred to as the "Act")., '!his 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 
redevelop.nent for public redevelo;:ment project costs. Since these costs are 
paid for by revenues derived from the increase in value of redevelo?ed 
properties, no additional tax burden is placed on any taJq;:ayer other than the 
owners of redeveloped properties which have increased in fair market value. 
'!his rrethod of raising funds is called tax increment financing. 

After a blighted area is designated as a Redevelopnent Project Area and 
tax increnent financing is ado;ted, all taxing districts continue to receive 
the tax revenue they received prior to redevelo;ment fran 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 area. 
'lhus, all taxing districts are the t:eneficiaries of the redevelopnent. 'Ihe 
increase in the downto.m tax tase also helps to minimize the real property tax 
burden on the horreowners in the neighoorhoods. 
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'!he City has initiated "fOSitive action to bring ab::>ut the redevelopnent 
of the North Loop. In 1979 the City Council authorized a North Loop 
~J~g~~!:l,~.~~,RtQj e~t-,. ... ~~B.L.~A~~isauad.~· S.SS,QQO ,OOQ,-·-~"'~ttet at"" --
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 ~f general obligation· l:onds to pay 
the principal of and the final interest payment on the bond anticipation 
notes, and in order to finance such redevelo~t project costs. 

This North Loop Tax Increment Area Redevelopment Plan and Project 
(hereinafter referred to as the "Redevelopnent Plan") has been foo:nulated 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 redevelopnent plan. It is a guide to all 
prop::>sed public and private actions in the North IJoop. 

In addition to describing the objectives of the North Loop redevelopnent, 
the Redevelo};ltlent 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 Redevelopmen~ Project Area (hereinafter referred to as the 
"Redevelopment Project Area") within the North Loop which meets the 
eligibility requirements of the Act. The Redevelo};ltlent Project Area is to 
include five full blocks and parts of four other blocks. Its l:oundaries are 
described in Section II of this Redevelopment Plan and shown on the Boundary 
Map, Exhibit 1. After its approval of the Redevelo~t Plan and Project, the 
City Council then formally designates the Redevelopnent Project Area. 

'Ihe ?UtlXlSe of this Redevelopnent Plan is to ensure that new developnent 
occurs: 

1. On a coordinated rather than on a piecemeal basis to ensure that the 
lanc:}-use, pedestria.I'Jiiay, access, circulation, J;Srking, service and 
urban design systems will functionally come together, meeting 
nodern-day principles and standards. 

2. en a reasonably c:ornprehensive 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 ea:>nomic vitality of the City. 

- Many of the existing office buildings within the Redevelopment 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 narginal space uses have increased. A large proportion of the 
land area is taken up t:¥ parking lots and garages. All of this has resulted 
in a reduction in the anDunt 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 programming have severely deteriorat~ Major improvements are 

· "· m;m~S9!:i~"~'~"'~r:::?:!!!: .. ~!!:~,::.:~:c:•••••••••• •-•w'C~··• 
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, 
redevelo~nt ld conservation. 

In addition to North State Street, there are a number of other nearby 
ccmnercial aeras of significance which bear on the future of the North loop: 
the extended office uses to the south along LaSalle, Clark and Dearb::lrn; the 
newer development, including residential uses, to the north of the 
Redevelotment Project Area along the main branch of the Chicago River; and the 
Illinois center developnent area to the east of Michigan Avenue south of the 
Olicago River. 

'Ihe City of Chicago 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 Olicag;2 
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 
Olicago City Council as a Blighted Ccmlercial Area under Olapter 15.1 of the 
Municipal COde of Olicago in March, 1979; a redevelopnent plan for the project 
was approved at the same time and amended in October, 1982. The North Loop 
Guidelines for Qpnseryation apd Redevelopment was published ~ the Commercial 
District Developnent Conmission in March, 198L '!be report established the 
basis for detailed parcel develot;:ment planS in the project area, and included 
goals, objectives and guidelines for conservation, preservation, ~ce use, 
circulation, densities and Sl;)ace 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 October, 1981. Again following public 
hearings, the City Council considered and ado{'ted an ordinance on October 27, 
1981, apprOV'ing further amendnents to the North IQop 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 ccmnensurate with its scale. 'lhe 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 sutdect· to growth and development ~ private enterprise. 
'!he achption of this Redevelopnent Plan will make possible the implementation 
of a comprehensive program for the redevelo;ment of the Redevelo};ltlent Project 
Area- an area which is not anticipated to develop without the adoption of 
this Redevelop:nent 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 T;>rivate 
capital. 
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Public and private investment is p::>ssible only if tax increment financing 
is used pursuant to the terms .·of .the. Act.~~-~!h~~1~.enue generated·~-·,~--

.. dev e'l:-epment· wt!"! ~~ay~a~aecTsTve~ro!ein encouraging private developnent. 
Conditions of blight that have precluded intensive private investment in the 
past will be eliminated. Through this Redevelopnent Plan, the City of <hica~ 
will serve as the central force for marshalling the assets and energies of the 
private sector for a unified cooperative public-private redev~lopment effort. 
Ultinately, implenentation of this Redevelopnent Plan will benefit the City, 
its neighb:>rhoods and all the taxing districts which encompass the North Loop 
in the form of a significantly expanded tax base, employment opportunities and 
a wide range of other benefits. 
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II. 
REDEVELOPMENT PROJECI' AREA LEXiAL DESOUPI'ION 

Boundaries of the North Loop Tax Increnent Redevelo;:ment Project Area are 
shown on the Boundary Map. Exhibit 1. The legal description of the 
Redevelopoent 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 Tc:Mnship 39 North, Pange 
14 and oart of Blocks 8 and 9 in the Fort I:eart:om Addition to Olicago in the 
s.w. Fractional 1/4 of Section 10, Township North, Range 14 East of the 'lhi.rd 
Principal Meridian, in the City of Chicago, County of Cook, 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 TcMn of Olicago as aforesaid; thence west along said extended line to 
the west line of said Lot 1; thence north along said line to the south line of 
West Washington Street; thence west along said south line to the west line of 
North reart:om 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 OBJECl'lVES 

Since Chicago's beginning, citizen initiative and governmental 
involvement have combined to address the problems of urban growth and 
developnent. '!he 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 redevelopnent 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 
Ioop. 

Growth in the form of investment in net~ development and reinvestment in 
existing structures and.facilities is essential in the Central Business 
District, as it is in the entire City. Redevelopnent 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 nethods 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 
redevelopnent goals and objectives which have teen identified. 

GmERAL GON.S 

• Improve the quality of life in Cti.cago by eliminating the influences 
- of, as well as the manifestations of, both physical and economic 

blight in the Redevelopnent Project Area. 

• Provide sound econanic development in the Redevelopnent Project Area 
and Central Business District. 

• Revitalize the Redevelopnent Project Area to make it an iniportant 
activity center contriooting to the regional focus of the Central 
Business District. 
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REOE.V'ELQPMEID' OEJEClT!ES 

,~-~~~l imioate tbose ,conej tioc; w.N.Gil-~'ll!a•it;r~~ Retiie¥e:l:'Op!1E!!tt·~"·~~-""··~·"· 
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 
<Wielopment. 

• 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 lx>th rehabilitation and ner.r developnent efforts. 

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

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

• Ensure that the overall developnent 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 
COltltlln:i ty. 

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

• Encourage residential developnent to be situated al:ove 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 life comparable to newly
developed structures. 

8 



, 
I 

• Maintain the primary focus for pedestrian activity at the street 

• 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 novement. 

• Provide land in parcels of sufficient size and configuration so as 
to t=ermit eo::>nomic redevelopnent. · 

• Develop both daytime and nighttime activities and cultural 
resources. 

• Achieve architectural design excellence. 
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IV • 
. BLIGHTED AREA cniDITIONS EXISTIN:i rn THE REDEVELOPMENT PROJEC!' AAFA 

Based upon surveys, inspections and analyses of the area, and on official 
building records of the City, the Redevelopnent Project Area qualifies as a 
"blighted area" as defined by the Act. The 2-1/2 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: 

1. Age, 

With the exception of the Ryan Insurance Company Building and a few 
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 OJntinued safe use of the buildings. Dilapidated buildings are 
also classified as structurally substandard. 

Obsolescence is present in a substantial number of the structures in 
the Redevelopnent Project Area. 'lbese structures are characterized 
by conditions indicating the structure is incapable of efficient or 
econanic use according to contertp:)rary standards, as evidenced t:¥: 

• Inefficient exterior configuration of the structure, including 
i~ufficient width, small size, irregular shape, improper 
orientation of the building site, randan 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. 

• Inadequate.heating, electrical, plumbing and ventilation systems. 

10 
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• Non-conformance to fire, wilding and zoning codes. 

4. Deterioration 

Deterioration is present in a substantial number of structures in 
the Redevelopnent Project Area. Buildings over a widespread area 
are characterized by major defects that are causing the general 
decline of the structures. 'Ih~ deficiencies would be difficult to 
correct through normal maintenance and may require replacenent or 
rebuilding by building tradesmen. Deteriorating b.ti.ldings contain 
deficiencies in one or more primary structural components or 
deficiencies in two or more secondary components. Primary 
canponents are defined as foundation, exterior walls, r90f 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. Presgnce of Structures B@lQW Minimum Code Stanaaras 

Structures below minimum code standards are present throughout the 
Redevelopnent Project Area. 'these structures have been cited by the 
Department of Inspectional Serv-ices 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 minimr.ms established by codes and ordinances of the City of 
Qti.cago. 

6. ExQessiye Vacancies 

Excessive vacancies are present in a substantial number of buildings 
in all blocks within the Redevelopnent Project Area. 'Ibis condition 
includes vacant l::uildings and bri.ldings in which 20 percent or nore 
of the floor area is vacant. Excessive vacancies indicate that 
building st:ace is difficult to mrket and income from the buildings 
may not be sufficient to cover regular and routine rraintenance. 

7. Olercrcwding of Structures and Cormpnity Facilities 

overcrowding of structures and community facilities is present in 
all blocks within the Redevelopment project Area. The area as a 
whole is characterized by multi-stocy 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 

11 
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8. La,c!s of Ventilation. Light apd Sanitary Facilities 

Many of the older, nulti-storied buildings are characterized by a 
lack of ventilation, light and sanitary facilities according to 
contemporary development and current code standards. Problem 
o:>nditions 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 Lqnd eoverage 

Excessive land coverage is present throughout the Redevelopment 
Project Area. Conditions exist in which buildings are either 
improperly situated on the parcel or are located on parcels of 
inadequate size and shape in relation to present day standards for 
developnent 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 t:W.lding obsolescence. 

10. Deleterious I.and=Ose 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 requirenents as evidenced by: 
(a) inadequate frontages, (b) shallow depth, (c) excessive ratio of 
depth to width, (d) limited area, (e) conflicting orientation, (f) 
insufficient access for vehicular service, and (g) inadequate area 
to prcwide off-street parking or loading. 

l 11. Depreciation of 'fhysical Maintenance 
J 

12. 

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. 

Lack of Commmity 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 am:>ng buildings _and activities. The lack 
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of community planning at the time of original development has 
~ont;ibuted to tbe ptobl em ,CQDclit12.1l.§, .2tevj,Qusl;t cited which 
characterize the entire area, including obsolescence, overcrowding 
of structures and facilities, excessive land coverage, and 
deleterious land-use or layout. 
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v. 
N:JRTH LOJP REDF.VELOFMEN'I'. PRO.JECI' 

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

1. By assembling sites for redevelopment through the application of 
appropriate land assemblage techniques, including: (a) acquiring 
and rem::>ving 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 Redevelot:ment 
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) bJs 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 Redevelopnent 
Plan. 

5. By entering into agreements which shall require the developer to 
establish a continuing affirmative action program designed to 
pronote equal opp:>rtunity for minorities and women in every as;:ect 
of employment and procurement of goods and services. 

6. By entering into redevelopment agreements which contain prov~s~ons 
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 developnent of business in neighborhood-based projects. 

14 
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identified in Deyelopnent 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 Redevelopnent 
Plan, other properties in the Redevelopment Project Area not 
scheduled for acquisition should be acquired, or certain property 
currently listed for acquisition should not be acquired. 

Individual structures nay be exempted from acquisition if they are 
located so as not to interfere with the implementation of the 
objectives of this Redevelopnent 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 redevelotxnent activities so that 
tracts of land do not remain vacant for extended periods and so that 
the adverse effects of clearance activities may be m:inimized. 

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

As an incidental but necessary part of the redevelopnent process, 
the City may devote property which it has acquired to temporary uses 
until such property is scheduled- for dis;:osition and redevelopnent. 
Such uses may include, but are not limited to, project office 
facilities, parking or other uses the City nay dean appropriate. 

2. Copseryation 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 amtinuity. 

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

'Ihree 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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'!Wo structures in the Redevelopnent Project Area will be conserved 
because they are appropriately located and currently functional. 

·· ···· ...• ,.. 'fbese ~~~'Ry!!n=fnsardiJCe 1!'c:lt1''dtmra:e·~~rttrrrr-~!nt!~~raname·~--·· · 

3. 

Commonwealth Edison substation on Dearborn between Randol oh and 
Washington Streets. However, since the. functional :p::>rtions of the 
Commonwealth Edison substation are principally located below grade, 
the above grade superstructure of the substation may t:e rem:::>ved, all 
or in part, or may t:e incoq:orated into new construction. 

Other structures currently proposed for rehabilitation are shown on 
D;:velrn;rnent 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 Redeveloprent Project 
Area insofar as those structures: (a) are located so as not to 
inpede overall ea:manic developnent, and (b) owned by parties with 
whom the City has an executed Redevelopnent Agreement conrnitting the 
owners to making any necessary improvements to bring those 
structures into accord with this Redevelo;ment Plan. 

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. 

b. 

c. 

d. 

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

Construction of a below grade service tunnel linking blocks 
within the Redevelo;::ment Project Area with Lower Wacker Drive. 

Adjustments and modifications to sewer and water lines as may t:e 
necessary to facilitate and serve redevelopment in accordance 
with the objectives and provisions of this Redevelopnent Plan. 

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 
t:eautifications and walkway inprovements. 

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 prop:> sed improvements. 
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4. Redeyelopment Agreements 

rr u~,~~-l.a.Dd ~ssembJ age .&Qal,J.,.bEr-eer.idw:ted"ftrri'at~~!~;-reaseor'conveyanc;' 
~-.~- · to private developers, or (b) sale, lease, conveyance or dedication 

for the construction of public i.n;>rovements 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. 

• II 

GENERAL LAND-USE PLAN 

'Iru.s Redevelot=ment Plan conforms to and adopts the North Loco Guidelines 
for Conservation and Redeyelopnent approved ·by the City Council in October, 
1982. 'Ihe t.and=Ose Plan, Exhibit 3, identifies land-uses to be in effect u-con 
adoption of this Redevelopnent Plan. -

Redevelopment will occur on the exi~ting pattern of the grid framework, 
although space use within the Redevelopnent 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 r:earl:om 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 ~ian circulation facilities at various levels throughout the 
area. 

'Ihe follcrwing land-use provisions are established for the Redevelo;::rnent 
Project Area. Permitted uses will be those allowed in the Central Business 
District general classification in the Oti.ca.go 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 progranmed into all newly develo-ped or 
rehabilitated space with specific attention to retaining in and 
introducing into the Redevelopment Project Area quality and 
coqatible retail uses. Retail development along the Mall should be 
more 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-r:earl:x:>rn. 
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permitted ab::lve retail developrent fronting on State Street in these 
blocks. Office uses of significant inte~=.!~~ !E~"~2Ee.<iil1£all~M9C <·"~·-·" . . ,..g,<,·y· 

· ······?·~"~w--ettevazat}!d·~--~~yrr'·~; soUEFi of Lake Street. 

• Hotel Uses 

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

• Olltural and Entertainment Uses 

Cultural and entertainment uses are permitted throughout the 
RedevelopmentProject Area but should be concentrated in the blocks 
between Lake Street and Randol~ Street, tying the Olicago 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 Redevelo~nt Project Area must be 
located above other uses. Both new residential development and 
adaptation of existing structures for residential reuse will be 
:permitted. 

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 development in 
other locations in the Redevelopment Project Area should generally 
be built to the property line at street level. 
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• Pedestrian r=Pvement 

~·""'"'t~ .... ,. ·····~~-~~----""'P-r"'Pi-rna---ry-'f'~~~'o_c_u_' s-·-·ofpedesfrian'"actl vi ty.will be= at street l'evef.' ·'"'" -~-~~······ 
I Development must include a system of appropriately located 

pedestrian facilities which will p_ermit, wherever possible, the 
ncvement of people from block to block. 

I 
J 

I 
J 

l 
l 

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

pedestrian route in the Redeveloprent 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 my 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 Redevelopnent Project Area 
must support the retail character and the scale of existing 
develot;:ment along the State Street Mall between Lake and Washington 
Streets. Further, retail developnent related to the Mall must neet 
the highest standards of contemporary retail design and layout. 'lbe 
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 atx:>ve 
curb level. Arrf structure built above a plane 210 feet atx:>ve 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 JIIJSt 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 Q;?en Spaces 

'lbere are three najor open spaces to which the Redevelopnent Project 
Area redevelo~t can effectively relate: the Clicago River and 
its south bank, the Daley Center Plaza, and the State Street Mall. 

No najor new outdoor plazas in the Redevelopnent 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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EnclosE7d atria are also encouraged, especiall.Y at nodes .where 
m.,~~.,.S.9J.lt~.~.J!~!1;~.2 .... £~~w·,lnQ;;xu:m~U .• ~.~--······---·~······· 

and which can be prograrmed are particularly desirable and should be 
provided. 

e 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 
Developnent amendments to the Olicago 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. 

.semce 

Drives, ramps and other means of access to loading docks can connect 
to only a few of the streets traversing the Redeveloptent Project 
Area: Lake Street, Lower Wacker Drive, Wabash Avenue and Dearoorn 
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 redevelopnent of the Redevelotxnent 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, st=eeialized lighting, and 
the provision of facilities and activities which will attract people 
from early m:>rning until late evening. 

Redevelopment project costs mean and include the sum total of all 
reasonable or necessary costs incurred or estimated to be incu~red, and any 
such costs incidental to this Redevelopoent Plan and a Redevelopnent 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 

. , • ••. ,.@.,·~-~ uefti4eeelH'•*r'·~Me!'~ft!rvn~h~··rrerketinqr finattciart''tnC!lUi±n~ .... ,., ... ,, ..... 
and special services: 

2. Property assembly costs, including but not limited to ao:;ruisition 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 f i.xtures; 

5. Costs 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 
redevelopnent project for which such obligations are issued and for 
not exceeding 18 rronths thereafter and including reasonable reserves 
related thereto; and 

7. All or a portion of a taxing district's capital costs resulting from 
the Redevelop:rent Project necessarily incurred or to be incurred in 
furtherance of the objectives of the Redevelopnent 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 municioal 
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 redeveloprrent project o:lsts. 
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. 

SQfiBCFS OF FUNt:§ 'IP PAY REPE.VEt.OPMENI' PmJECl' q;si'S 

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 th& utilization 
of guarantees, deposits and other forms of security made available by private 
sector developers. 
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Table 1 
N:>RI'H LOOP REDE.VELOPMEm' PRCGAAM 
ESTIMATED PRQ1ECI' CJSI' (In l,OOOs) 

Program Action/Improvement 

Acquisition, relocation and demolition 

Rehabilitation of theatres 

Bus station relocation 

Setvice tunnel 

utility adjustments 

Surface right-of-way improvements 

Riverfront improvements and 
pedestrian walkways 

Transit inprovenents 

Planning, legal, studies, etc. 

Financing {net capitalized interest)* 

Contingencies 

LESS DISEOSITION ~ 

$171,000 

14,500 

17,500 

3,000 

3,000 

2,000 

2,000 

6,500 

2,000 

53,000 

8.500 

$283,000 

s 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 /"···· ············~~=~~, ~l;:·:'I~t~!~~~~i~a=l~~r~~~~~:=y~~e~~~;:;~~~=~-········· 
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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 rosts, are land disposition proceeds, state and 
federal grants, investment income, and such other sources of funds and 
revenues as the municipality may from tine to time deem appropriate. 

ISSQANCE OF C'BLIG;TIOO$ 

'!be City may issue .obligations secured by the tax increnent special tax 
allocation fund pursuant to section 11-74.4-7 of the Act. 

Obligations issued by the City pursuant to this Redevelo;nent 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 mre series of obligations may be sold at one or nore 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 Redevelopnent 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 nay be provided by ordinance. 

Revenues shall be used for the scheduled and/or early retirement of 
obligations, and for reserves, sinking funds and redevelo;nent 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 Redevelopnent Project Area in the manner provided by the Act. 

MOST RECENT roUALIZED ASSFSSED VALUATION OF PROPERtiES IN THE REDEVEI..OPr-lEm' 
PROJECI' AREA 

Table 2 lists the most recent· (1982) equalized assessed valuations of 
properties in the Redevelopment Project Area by block. The total estimated 
equalized assessed valuation for the Redevelopment Project Area is 
$53,158,199. '!be Boundary Map. Exhibit 1 shows the locations of the various 
blocks. · 

ANI'ICIPATEP ASSFSSED V?LOATION 

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 
Bu::x:K SOMMARY OF 1982 EOOALIZED ASSESSED VALUES 
AND PROPERI.'Y TAX RE\TENUES* 

Block No. Assessed Valuation Equalized Valuation 

8 $ 251,840 $ 485,749 

9 4,450,221 8,583,586 

16 -o- -o-

17 2,950,714 5,691,337 

18 -o- -o-

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 

-o-
572,150.11 

-o-
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 estinated 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. 
PHAS:n:K; AND S01EDULINS OF REDEVELOPMENT PP.OJECI' 

In order to maximize program efficiency to take advantage of previous and 
current redevelopment actions and with full consideration of availability of 
funds, a :r;:ilased implenentation strategy will be employed. This planned action 
is described l:elow. Also refer to I:eyelogneot Program. Exhibit 2 for gra!Xlic 
representation of block numbers. The representations as to a!IX)unt of space 
required for usage are necessarily approximate and may be revised pursuant to 
negotiation l:::etween the City and developer, and in accordance with the General 
Land-Use Plan provisions of the Redevelot=ment Plan and the minimum and naximum 
development requirements as contained in the North Loop Guidelines for 
Conservation and Redeyelognent approved by the City Council in October, 1982. 

The City shall have the authority without further amendment of the 
Redevelopnent Plan and Project, to shift a redevelopnent program forward from 
a later :r;:ilase to an earlier t:hase, or from an earlier ~ase to a later ~ase, 
depending on availability of funds to pursue redevelopment programs and the 
resources available to cause redevelopment to occur. 

INITIAL PHASE (ffiASE 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. All property within this block has been acquired and 
cleared and will te sold to a private developer for construction of 
a mixed-use complex 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 acquired, and the block will te 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 
sc:~uare feet of residential or hotel. 

• Block 18. All property within this block has teen sold to a private 
developer for construction of a mixed-use complex including 
approxinately 45,000 sc:~uare 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 
"ess,~~1-~t.~~OI~$,,+,~~?lit;~ ~l~ .,Qf,~,S,loc;k~,l,a~~~·S6.~AQO¥ooo,..,"~ " ~" 
leav1.ng a net project cost for th~s uut~al 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 
estimated annual real property tax increment for the three-block area will be 
approximately $17,300,000. 

SEQQND PBASE (PH;SE 2. 1984-1985) 

The second phase of the Redevelopment Project will include initiation of 
redevelq:ment activity within Blocks 8, 9, 37 and 58, and the first phase of 
implementation of proposed public improvements and facilities. F~evelopment 
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 wi~n this block will be a~uired, 
cleared and disp:>sed 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 Improyements apd faci 1 ities. Public expenditures for the 
cost of rehabilitation of the Olicago 'theatre and for the purchase 
of a site for relocation of existing bus terminal facilities from 
Block 35 will be incurred during this ~e. 

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 oos 
terminal site, are estimated to total $26,876,000,· leaving a net project cost 
for this second phase of $49,658,000. B¥ the year 1992, when it is estimated 
that all of the anticipated private development in this phase will be 
conpleted and fully assessed, the estimated annual real property tax increment 
for Blocks 8, 9, 37 and 58 will be approximately $14,200,000. · 

THIRD PEA5E (PRASE 3. 1986-1987) 

The third phase of the Redevelopment Project will include initiation of 
redevelopnent activity within Block 35 and Block 36, and the second phase of 
implementation of proposed public improvement~ and facilities. Redevelopment 
Project activities include: 
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• Block 35. Designated property within this block will t:e a~uired, 
cleared and sold to a private developer for assembly with other not

.,'t1?'tfe''"~~~"~'''ft1r~'~tm'fr-t:re'f!On~c)'T'.a"1fu.X!O=use···como·rex'··· ·· 
including approximately 120,000 square feet of retail-and 
approximately 2,200,000 s:}uare feet of office. 

• Block 36. Designated property within this block will t:e a~uired, 
cleared and sold to a private developer for possible assembly with 
other not-to-be a~red 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. 

• pyblic Improyemrr¢s and facilities. Public expenditures for the 
cost of the following improvements and facilities will be incurred 
during this ];base: 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. 

'Ihe third phase ext:enditures, exclusive of financing cost, are estinated 
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 
$72,695,000. 

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. 

FQ{JRI'H PHASE: r P$SE 4. 1988 'lP CDMPLmcNl 

'Ihe final !=base of the Redevelopnent 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, rE!!tDval, 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 $3,775,000. Expenditures during this phase may be financed from tax 
increment cash flow, if feasible, or may be financed ~ other sources such as 
obligations utilizing tax increment revenue. 
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a:>MPLETION OF REDEVEI.OPMOO PROJECI' AND RETIEEMEm' Of OOLIGATION$ 'ro FINANCE 
REDEVEIDPMENI' PRQJEcr rosrs 

<~f=C-~- O•< •7'<-~f<-"<,<',~";fff 

--~:;>«<'A-"_.-;.,..-~,.,.PY~~·~"""~""...-.-"~~?""'~~-.:""'!·'?J~"'·~'-~>!'"'~<;o""'~~f'!~~N<!'_"?;"""~',...,y",~,.-n""~"'=~'"""C'"-"''"'"'~~~=""'"'~'-~~,_,-;.-~'<'=~"'n??'<''"-";"''~.''' '""' "'"""~"''"'''-""7~~"'-~"''-"'"'':«~<~'' v_o_ <>< -''"' - - •" 

"~ p~""~~~stfmated 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 t:e 
conpleted within ten years. 
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VII. 
Fro!ISICNS FOR AMENDIN:; THE TAX IN<lm£NI' PLAN 

This North Loop Tax Increment Redevelopment Plan and Project may be 
amended pursuant to the provisions of the Act. 
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EXECUTIVE SUMMARY 

The purpose of this study is to determine 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 smveys and analyses conducted by Trkla, 
Pettigrew, Allen & Payne, Inc. ("TP AP") 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 to~ 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 IT, "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 



Economic obsolescence of buildings is present throughout the Added Project Area. The oversupply 

-oLo.ffice~~ RSYltiog !tom U1eJw.ildiag haem Q! tbe .1.2SO,s, bas Je!Jto jJJcn:asing.competitiOil ~ ···"N· .. "~·····'"' 
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 modern mechanical systems, offer few of the 
amenities associated with modern 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 $2.47 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 turn 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. 

Figme 5, Obsolescence, illustrates the location of obsolete buildings in the Added Project Area. 
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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 classifie4 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 1 08 and 300, or 2 of 
the 3 8 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 38 blocks in the 
Added Project Area 
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~""''dt··. Table 1: Summary of Building Deterioration 

Tax Buildiltf CoDditio~ 
Block No. Of Dderioratedl 
No. Buildinp So a ad Deteriorating Dilapidated 
100 12 0 12 0 
101 II 3 8 0 
102 8 4 3 I 
103 s 4 I 0 
104 12 s 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 

I 206 7 2 s 0 
213 4 I 2 I -

2241225 8 3 s 0 
233 I I 0 0 

~ 
234 3 2 0 I 
235 6 3 3 0 
243 8 I s 2 
244 I J 0 0 

j 24S 3 3 0 0 . 

246 3 2 I 0 
247 I I 0 0 
300 12 10 2 0 
301 3 2 I 0 
302 3 2 I 0 
303 8 6 2 0 
30S I I 0 0 
306 10 8 2 0 

3091310 8 s 3 0 
311 6 s I 0 
312 8 3 s 0 

) 
416 I 0 I 0 .. 418 2 I I 0 
429 s 2 3 0 

430/431 IS 2 13 0 

I 
433 4 0 4 0 
443 I 0 I 0 
44S 2 I I 0 

463/464 2 I I 0 
Total 213 100 105 8 

--~ 

_j Prrcaat JOO.o-_... 47.0% 49.3 3.7% 

•tncludes 9 building complex of Carson Pirie Scon staR 
I 
l 

j 

I 
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I 
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Deterioration of Curbs and Gutters 
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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 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 

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

E.a.. ILLEGAL USE OF INDMDUAL 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. 

L.. 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 
........ tbe.illterior.m,ey,s .. oL2Q..s.ample.®ildiogs.~Eo~~~:ZOJluildings.sw:v~4m~ .. 

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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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. 

Infonnation 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 determined 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 rat~ 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 SO 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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Added Project Area which are 20 percent or mon: 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 Snudler Office Buildings 

Comparative vacancy figures for smaller (non "competitive") office buildings and commercial 
service and retail buildings are difficult to obtain. TP AP' 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 buil~ (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 \Vhich 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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