City of CHicaGo

LiNcoLN AVENUE

TAx INCREMENT FINANCE PROGRAM

ELIGIBILITY STuDY

CITY OF CHicago
RicHARD M. DALEY
Mavog

Jury 1999

PREPARED BY:
LOUIK/SCHNEIDER & ASSOCIATES, Inc.

—————






LINCOLN AVENUE

TAX INCREMENT FINANCE PROGRAM

TABLE OF CONTENTS
I INTRODUGCTION ...ouiurucrereeuesseesmssstsassissssasssssstonssssstssssssssssssnet st sssss et snsstassasissssassssssiostanesnessisisisssonenssiess 1
II. BACKGROUND INFORMATION....c.occinmimntinimmninennesstsiisismansismassasassssssasinsaiasssssnsasassssssassiasasssssessssnisssnss 2
A, LOGATION o eeeveeeeeeeseeseeeeeesesssosteessenasseessesassasseanar s e b eas s b e ea s e e S e RS S E 44 LSS SR L S e LTSS 2
B. DESCRIPTION OF CURRENT CONDITIONS ....cviueetiieteinrsrseesciossitmsiassnssa s s st st s m s st s s 2
IIl. QUALIFICATION AS CONSERVATION AREA ..ot st sissasenss 4
A, ILLINOIS TAX INCREMENT ACT c.veverueerereereseesesiossirsssesamsntasesestshssmesas e e sssas s o s s T s 4
B. SURVEY, ANALYSIS, AND DISTRIBUTION OF ELIGIBILITY FACTORS ...cceirrereveeirerssesinneesssinteesiansirnsnnnssasessee 4
C. BUILDING EVALUATION PROCEDURE....ccucvteriitetateseinsesssetssssaassns st s s s s s bt st s 5
D. CONSERVATION AREA ELIGIBILITY FACTORS ....oieiteriateritstiitiima it 6
E. CONSERVATION AREA ELIGIBILITY FACTORS SUMMARY ....ciioiivimmmmminnniesissiminmissssss st 14
IV. SUMMARY AND CONCLUSION......ccctvtiiumnrcsnnsssssistsnsssssassasssnssst st sninsa s sssas st sassss st 15
APPENDIX ..oevvvesueseseesestsseseasessssseasesssetassnsossassssssssssasas sessemsssssssssisssstsesssas st amansssasansssasssassasssissuanitstinenesstsses 17
EXHIBIT 1 — BUILDING PERMIT REQUESTS .ecveiiuriiririnrrineis ittt s sttt s 18
EXHIBIT 2 - BUILDING CODE VIOLATIONS ...vtruresisiurestsariesseiasessistist st sass sttt bt s s sttt 19
EXHIBIT 3 - DISTRIBUTION OF CRITERIA MATREX .uviiriiiiriieniiiien it asses et 21
EXHIBIT 4 - MATRIX OF CONSERVATION FACTORS ..cvvriirreesiiesiisiiisasssss s ssss st st 23

EXHIBIT 5 « MAP LEGEND «eeuveevetesttereeenrasaneesaessabssraneasnessrasessstartanssstisesanssssns it sattosraan s s tn i su st tb sty 30






City of Chicago

Lincoln Avenue - Eligibility Study 4/5/00

I. INTRODUCTION

Louik/Schneider and Associates, Inc. has been retained by the City of Chicago (the “City") to
conduct an independent initial study and survey of the proposed redevelopment area known as
Lincoln Avenue, Chicago, Illinois (the “Study Area”). The purpose of this study is to determine
whether the 50 blocks of the Study Area qualify for designation as a “Conservation Area” for the
purpose of establishing a tax increment financing district, pursuant to the Illinois Tax Increment
Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq., as amended (the “Act”).

This report summarizes the analyses and findings of the consultants' work, which is the
responsibility of Louik/Schneider and Associates, Inc., The Lambert Group and Macondo Corp.,
American Surveying Consultants, PC. and First American Lenders Advantage. Louik/Schneider
& Associates, Inc. has prepared this report with the understanding that the City would rely 1) on
the findings and conclusions of this report in proceeding with the designation of the Study Area
as a redevelopment project area under the Act, and 2) on the fact that Louik/Schneider &
Associates, Inc. has obtained the necessary information to conclude that the Study Area can be
designated as a redevelopment project area in compliance with the Act.

Following this introduction, Section I presents background information of the Study Area
including the area location, description of current conditions, and site history. Section I
explains the Building Condition Assessment and documents the qualifications of the Study Area
as a Conservation Area under the Act. Section IV, Summary and Conclusions, presents the

findings.

This report was jointly prepared by Myron D. Louik, John P. Schneider, Tricia Marino Ruffolo and
Sandy Plisic of Louik/Schneider & Associates, Inc.

Louik/Schneider & Associates, Inc.
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ll. BACKGROUND INFORMATION

A. LocaTion

The Lincoln Avenue Study Area (hereafter referred to as the “Study Area”) is located on the
north side of the City, approximately seven miles north of the central business district. The Study
Area is approximately 181 acres and includes 50 (full and partial) blocks. The Study Area is
generally bounded by Devon Avenue on the north, Foster Avenue on the south, Kedzie and
California Avenues and the alley east of Lincoln Avenue on the east, and the alley west of Lincoln
Avenue on the west (see Map 1, Project Boundary in Appendix). The Study Area primarily
includes alf of the properties on the west and east sides of Lincoln Avenue and some additional
parcels south of Devon and west of Kedzie Avenues, south of Peterson and west of California
Avenues, and east of Lincoln Avenue along Foster Avenue.

B. DESCRIPTION OF CURRENT CONDITIONS

The Study Area consists of 50 (full and partial) blocks and 423 parcels. Much of the Study
Area is in need of redevelopment, rehabilitation, and revitalization and is characterized

byrtvr1):

deteriorated buildings and site improvements;
obsolescence;

excessive land coverage; and

other blighting characteristics.

Additionally, a lack of growth and investment by the private sector is evidenced by 1) the lack
of building permit requests for the Study Area in terms of both number and dollar amounts, and
2) the overall increase of equalized assessed valuation (“EAV”) of the property in the Study Area
from 1993 to 1997. Specifically:

* Exhibit 1 - Building Permit Requests contains a summary of the building permit
requests for new construction and major renovation submitted to the City. From
April 1994 to April 1999, permits for new construction or major renovation
representing new improvements were issued for 24 of the 214 (11.2%) buildings
totaling $10,526,844, along with six demolition permits. Of the $10,526,844,
$7,000,000 (66.5%) represents one permit for the new Retirement Center on
Maplewood and Lincoln Avenues.

* The lack of growth and investment by the private sector is demonstrated by the
trend in the equalized assessed valuation (EAV) of all the property in the Study

Louik/Schneider & Associates, Inc.
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Area. The EAV for the City of Chicago as a whole increased from
$28,661,954,119 in 1993 to $33,940,145,776 in 1998, a total of 18.42% or an
average of 3.68% per year. Over the same time period, the Study Area has
experienced an overall EAV increase of 16.21%, from $54,916,117 in 1993 to
$63,816,600 in 1998, an average increase of 3.24% per year. The Study Area is
increasing at a .44% lower rate than the City’s average.

It is clear from the study of this area that private investment in revitalization and redevelopment
has not occurred to overcome the Conservation Area conditions that currently exist. The Study
Area is not reasonably expected to be developed without the efforts and leadership of the City,
including the adoption of the Redevelopment Plan and Project.

Louik/Schneider & Associates, Inc. 3
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lll. QUALIFICATION As CONSERVATION AREA

A. ILLINOIS TAX INCREMENT Act

The Act authorizes lllinois municipalities to redevelop locally designated deteriorated areas
through tax increment financing. In order for an area to qualify as a tax increment financing
district, it must first be designated as a Blighted Area, a Conservation Area (or a combination
of the two), or an Industrial Park Conservation Area.

As set forth in the Act, a “Conservation Area” means any improved area within the boundaries
of a redevelopment project area located within the territorial limits of the municipality in which
50% or more of the structures are 35 years of age or older and the area exhibits the presence
of three (3) or more of the following factors: dilapidation: obsolescence; deterioration: illegal use
of individual structures; presence of structures below minimum code standard; abandonment;
excessive vacancies; over crowding 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. A Conservation
Area is not yet blighted, but because of age and the combination of three or more of the above-
stated factors, is detrimental to public safety, health, morals, or welfare and may become a
blighted area. All factors must indicate that the area on the whole has not been subject to
growth and development through investments by private enterprise, and will not be developed
without action by the City.

On the basis of this approach, the Study Area is eligible for designation as a Conservation Area
within the requirements of the Act.

B. SURVEY, ANALYSIS, AND DISTRIBUTION OF ELIGIBILITY FACTORS

Exterior surveys of the 423 parcels of the Study Area were conducted by Macondo Corp. An
analysis was made of each of the Conservation Area eligibility factors contained in the Act to
determine its presence in the Study Area. This exterior Survey examined not only the condition
and use of buildings but also included conditions of streets, sidewalks, curbs, gutters, lighting,
vacant land, underutilized land, parking facilities, landscaping, fences and walls, and general
maintenance. In addition, an analysis was conducted of existing site coverage and parking, land
uses, zoning and their relationship to the surrounding area.

A block-by-block analysis of the 50 blocks was conducted to identify the eligibility factors (see
Exhibit 3 - Distribution of Criteria Matrix). Each of the factors is present to a varying degree. The
following four levels are identifieq:

Louik/Schneider & Associates, Inc. 4
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* Not present - indicates that either the condition does not exist or that no evidence
could be found or documented during the survey or analysis.

* Limited extent - indicates that the condition does exist, but its distribution was only found
in a small percentage of parcels and or blocks.

e Present to a minor extent - indicates that the condition does exist, and the condition is
substantial in distribution or impact.

* Present to a major extent - indicates that the condition does exist and is present
throughout the area and is at a level to influence the Study Area as well as adjacent
and nearby parcels of property.

C. BUILDING EVALUATION PROCEDURE

This section will describe how the buildings within the Study Area are evaluated.

How BUILDING COMPONENTS AND IMPROVEMENTS ARE EVALUATED

During the field survey, all components of and improvements to the subject buildings were
examined to determine whether they were in sound condition or had minor, major, or critical
defects. These examinations were completed to determine whether conditions existed to
evidence the presence of any of the following related factors: dilapidation, deterioration, or
depreciation of physical maintenance.

Building components and improvements examined were of two types:

PRIMARY STRUCTURAL COMPONENTS
These include the basic elements of any building or improvement including
foundation walls, load bearing walls and columns, roof, and roof structure.

SECONDARY COMPONENTS

These are components generally added to the primary structural components and
are necessary parts of the building and improvements, including porches and
steps, windows and window units, doors and door units, facades, chimneys, and

gutters and downspouts.
Each primary and secondary component and improvement was evaluated separately as a basis
for determining the overall condition of the building and surrounding area. This evaluation
considered the relative importance of specific components within the building and the effect that
deficiencies in components and improvements have on the remainder of the building.

Once the buildings were evaluated, they were classified as shown in the following section.

Louik/Schneider & Assaciates, Inc.
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BUILDING COMPONENT AND IMPROVEMENT CLASSIFICATIONS
The following describes the four categories used in classifying building components and
improvements and the criteria used in evaluating structural deficiencies:

1. SOUND
Building components and improvements which contain no defects, are adequately
maintained, and require no treatment outside of normal ongoing maintenance.

2. REQUIRING MINOR REPAIR -- DEPRECIATION OF PHYSICAL MAINTENANCE
Building components and improvements which contain defects (loose or missing
material or holes and cracks over a limited area) which often may be corrected
through the course of normal maintenance. Minor defects have no real effect on
either primary or secondary components and improvements, and the correction
of such defects may be accomplished by the owner or occupants, such as
pointing masonry joints over a limited area or replacement of less complicated
components and improvements. Minor defects are not considered in rating a
building as structurally substandard.

3. REQUIRING MAJOR REPAIR -- DETERIORATION
Building components and improvements which contain major defects over a
widespread area and would be difficult to correct through normal maintenance.
Buildings and improvements in this category would require replacement or
rebuilding of components and improvements by people skilled in the building
trades.

4, CRITICAL -- DILAPIDATED
Building components and improvements which contain major defects (bowing,
sagging, or settling of any or all exterior components, for example) causing the
structure to be out-of-plumb, or broken, loose or missing material and
deterioration over a widespread area so extensive that the cost of repair would
be excessive.

D. CoNSERVATION AREA ELIGIBILITY FACTORS

A finding may be made that the Study Area is a Conservation Area based on the fact that 50%
or more of the structures are 35 years of age or older, and the area exhibits the presence of
three (3) or more of the Conservation Area eligibility factors described above in Section ||
Paragraph A, and that the area may become a Blighted Area because of these factors. This
section examines each of the Conservation Area eligibility factors.

Louik/Schneider & Associates, Inc.
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AGE

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 are a function of time, temperature, and moisture, structures that are 35
years or older typically exhibit more problems than more recently constructed buildingsitmra).
The majority of structures within the Redevelopment Project area were constructed prior to
1960.

CONCLUSION

Age is present to a major extent in the Study Area. Age is present in 164 of the 214 (76.7%)
buildings and in 46 of the 50 blocks. The factor is present to a major extent in 35 blocks and
to a minor extent in 11blocks. The results of the age survey are presented in Map 3.

1. DILAPIDATION
Dilapidation refers to an advanced state of disrepair of buildings and improvements. In April of
1999, an exterior survey was conducted of all the structures in the Study Area. The analysis of
building dilapidation is based on the survey methodology and criteria described in the preceding
section on “How Building Components and Improvements are Evaluated”

Based on exterior building surveys, it was determined that many buildings are dilapidated and
exhibit major structural problems making them structurally substandard. These dilapidated
buildings are all in an advanced state of disrepair. Major masonry wall work is required where
water and lack of maintenance have allowed buildings to incur structural damage. Cracked
foundations and missing structural elements were found in particular in the back of the buildings.
Since wood elements require the most maintenance of all exterior materials, these are the ones
showing the greatest signs of deterioration[tmnay.

CONCLUSION
Dilapidation is present to a minor extent in the Study Area. Dilapidation is present in 33 of the
214 (15.4%) buildings and in 18 of the 50 blocks. Ditapidation is present to a major extent in six
blocks and to a minor extent in 12 blocks.

2. 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 the Study Area. In making findings with respect to buildings and improvements,
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
marketplace.

Louik/Schneider & Associates, Inc.
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* FUNCTIONAL OBSOLESCENCE
Structures historically have been built for specific uses or purposes. The design,
location, height, and space arrangements are intended for a specific occupancy
at a given time. Buildings and improvements become obsolete 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 poor design or layout, or the improper orientation of the building on
its site, which detracts from the overall usefulness or desirability of a property.

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

Site improvements, including sewer and water lines, public utility lines (gas,
electric and telephone), roadways, parking areas, parking structures, sidewalks,
curbs and gutters, lighting, etc., may also be obsolete in relation to contemporary
development standards for such improvements. Factors of obsolescence may
include inadequate utility capacities, or outdated designs.

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

OBSOLETE BUILDING TYPES

Obsolete buildings contain characteristics or deficiencies which limit their long-term sound use
or reuse for the purpose for which they were built. Obsolescence in such buildings is typically
difficult and expensive to correct. Obsolete building types have an adverse effect on nearby and
surrounding developments and detract from the physical, functional, and economic vitality of the
area.

These structures are characterized by conditions indicating the structure is incapable of efficient
or economic use according to contemporary standards. The buildings have inefficient exterior
configurations, inadequate building design, and are small size for contemporary commercial use.

OBSOLETE PLATTING

Obsolete platting includes parcels of irregular shape, narrow or small size, and parcels
improperly platted within the Study Area blocks. Many of the blocks in the Study Area have
smaller and/or irregularly sized parcels. These parcels are not suitable for development for
modern commercial usersmna).

Louik/Schneider & Associates, Inc.






























































































