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LEGAL DESCRIPTION

THOSE PARTS.OF THE SOUTHWEST L% OF SECTION 24, TOWNSHIP 41
NORTH, RANGE 13, EAST OF THE THIRD PRINCIPAL MERIDIAN,
COMPRISING ALL OF PARTS OF THE FOLLOWING LOTS AND BLOCKS,
LOTS 16 TO 24 BOTH INCLUSIVE IN BLOCK 2 IN TRAVERS' SUB-
DIVISION OF THE NORTH X OF THE MIDDLE 1/3 OF THE NORTH %
OF THE SOUTHWEST % OF SAID SECTION 24 ALSO LOT 1 ZERA SUB-
DIVISION NO. 2 OF PART OF THE SOUTHWEST % OF SAID SECTION
24 ALSO LOT 1 IN HESS' SUBDIVISION OF PART OF THE NORTH.

300 FEET OF THE WEST 2/3 OF THE SOUTHWEST % OF THE SOUTH-

WEST X4 OF SAID SECTION 24 ALSO LOTS 1 AND 2 IN HARTREY-KEENEY
CORPORATION RESUBDIVISION OF PART OF THE NORTH S5 FEET OF

LOT 'A' IN OAKTON CONSOLIDATION IN THE SOUTHWEST % OF THE
SOUTHWEST % OF SAID SECTION 24 AND ALL OF LOT 2 IN THE

HESS' SUBDIVISION, AFORESAID ALSO INCLUDING ALL THOSE

CERTAIN STREETS AND ALLEYS ADJOINING AND CONTIGUOUS TO

TQ AFORESAID LOTS AND BLOCKS FALLING WITHIN THE FOLLOWING
DESCRIBED TRACT OF LAND: BEGINNING AT THE POINT OF INTER-
SECTION OF THE WESTERLY EXTENSION OF THE NORTH LINE OF
WASHINGTON STREET AND THE NORTHERLY EXTENSION OF THE EAST
LINE.OF WIDENED PITNER AVENUE; THENCE SOUTH ALONG THE SAID

EAST LINE OF WIDENED PITNER AVENUE AND ITS EAST LINE EXTENDED

" NORTH TO THE INTERSECTION OF THE CENTER LINE OF CLEVELAND
STREET AND THE SOUTHERLY EXTENSION OF THE EAST LINE OF

WIDENED PITNER AVENUE; THENCE WEST ALONG THE SAID CENTER

,INE OF CLEVELAND STREET TO ITS INTERSECTION OF THE EAST

,INE AND EAST LINE EXTENDED NORTH TO A POINT.ON A LINE MEASURED
100 FEET NORTH OF AND PARALLEL TO THE NORTH LINE OF LOT 'E'

IN MACTAGGART AND NEWTON'S SUBDIVISION OF A PART OF THE

EAST % OF THE SOUTHWEST L% OF THE SOUTHWEST % OF SAID SECTION
24: THENCE WEST ALONG SAID PARALLEL LINE, TO THE EAST LINE OF
LOT 'A' IN OAKTON CONSOLIDATION AFORESAID; THENCE NORTH

ALONG SAID EAST LINE TO THE NORTHEAST CORNER OF SAID LOT 'A‘;
THENCE WEST ALONG THE NORTH LINE OF SAID LOT 'A' TO ITS INTER-
SECTION WITH THE EAST LINE OF LOT 2 IN HARTREY-KEENEY CORPORATION
RESUBDIVISION, AFORESAID, AT A POINT S5 FEET NORTH OF THEE SOUTH-
EAST CORNER THEREOF, THENCE SOUTH ALONG SAID EAST LINE TO THE



SQUTHEAST CORNER OF SAID LOT 2; THENCE WEST ALONG THE SOUTH
LINE OF SAID LOT 2 TO THE MOST SOUTHERLY SOUTHWEST CORNER
THEREOQOF; THENCE NORTH ALONG THE MOST WESTERLY LINE OF SAID

LOT 2 TO THE WESTERLY-MOST CORNER OF SAID LOT 2, SAID CORNER
BEING COMMON WITH THE SOUTHEASTERLY LINE OF LOT 1 IN ZERA
SUBDIVISION NO. 3, A SUBDIVISION OF PARTS OF THE SOUTHWEST %

OF SECTION 24 ANb THE SOUTHEAST % OF SECTION 23, TOWNSHIP 41
NORTH, RANGE 13, EAST OF "'THE THIRD PRINCIPAL MERIDIAN, SAID
SOUTHEASTERLY LINE ALSO BEING THE EASTERLY LINE OF THE FORMER
CHICAGO AND NORTHWESTERN RAILROAD RIGHT OF WAY; THENCE NORTH-
EASTERLY ALONG SAID COMMON LINE TO THE NORTHEAST CORNER CF LOT
1 IN ZERA SUBDIVISION NO. 3 AFORESAID; THENCE NORTHWESTERLY AND
SOUTHERLY LINES OF LOT 1 IN SAID ZERA SUBDIViSION NO. 3 AND

LOT 1 IN ZERA SUBDIVISION NO. 2Z RESPECTIVELY, TO THE SOUTHWEST
CORNER OF LOT'i IN ZERA SUBDIVISION NO. 2, AFORESAID:; THENCE
NORTHEASTERLY ALONG THE WESTERLY AND NORTHWESTERERLY LINES OF
SAID LQT 1 TO ITS MOST NORTHERLY NORTHWEST CORNER, BEING COMMON
WITH THE SOUTHWEST CORNER OF LOT 1 IN GENERAL DYNAMICS-zVANSTON
INDUSTRIAL PARK, A SUBDIVISION OF PART OF THE SOUTHWEST % OF
SAID SECTION 24; THENCE DUE SOUTH ALONG AN EAST LINE OF LOT 1
IN ZERA SUBDIVISION NO. 2, AFORESAID, WHICH IS THE SOUTHERLY
EXTENSION OF THE WEST LINE OF LOT 1 IN SAID GENERAL DYNAMICS-
EVANSTON INDUSTRIAL PARK SUBDIVISION, A DISTANCEOF 47.62 FEET
TO A POINT ON THE NORTH LINE OF LOT 1 IN SAID ZERA SUBDIVISION
NO. 2,‘ THEXCE NORTHEBASTERLY ALONG THE MOST SOUTHERLY NORTHWEST
LINE OF SAID LOT 1 AND ITS NORTHEASTERLY EXTENSION, TO THE POINT
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OF INTERSECTION WITH A LINE BEING 25 FEET NORTHWESTERLY AND

.PARALLEL TO THE CENTERLINE OF THE FORMER MOST NORTHWESTERLY

| (NORTHBOUND) MAIN TRACK OF THE CHICAGO AND NORTHWESTERN

TRANSPORTATION COMPANY; THENCE NORTHEASTERLY ALONG SAID

PARALLEL LINE TO THE NORTH LINE OF THE SOUTHWEST % OF SAID
T

SECTION 24; THENCE EAST ALONG SAID NCORTH LINE T
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INTER-
SECTION OF THE NORTHERLY EXTENSION OF THE 21 FOOT ALLEY IN
BLOCK 2 IN TRAVERS' SUBDIVISION, AFORESAID; THENCE SOUTH

ALONG SAID EAST LINE AND EAST LINE EXTENDED NORTH, TO THE
INTERSECTION OF THE EASTERLY EXTENSION OF THE SOUTH LINE OF
LOT 16 IN SAID BLOCK 2; THENCE WEST ALONG SAID SOUTH LINE

AND SOUTH LINE EXTENDED EAST, TO THE EASTERLY LINE OF THE
FORMER CHICAGO AND NORTHWESTERN RAILROAD RIGHT OF WAY,
AFORESAID: THENCE SOUTHWESTERLY ALONG SAID FORMER. RIGHT OF

WAY TO ITS INTERSECTION OF THE WESTERLY EXTENSION OF THE

NORTH LINE OF WASHINGTON STREET:; THENCE EAST ALCNG SAID NORTH
LINE EXTENDED WEST TO THE POINT OF BEGINNING (EXCEPTING THERE-
FROM,.THAT PART IF ANY, LYING SOUTHEASTERLY OF A..LINE. PARALLEL
WITH AND DISTANT 15 FEET NORTHWESTERLY, MEASURED AT RIGHT ANGLES
FROM THE CENTERLINE OF CHICAGO AND NORTHWESTERN TRANSPORTATION
COMPANY YARD TRACK ICC NO. B-23, AS NOW LOCATED, BEING THE
FIRST TRACK EASTERLY OF THE ABOVE DESCRIBED REAL ESTATE), ALL
IN COOK COUNTY, ILLINOIS.
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I. INTRODUCTION

The City of Evanston, Illinois, is a community of
approximately 75,000 and is generally bordered on the east by
Lake Michigan, on the south by the City of Chicago, on the west
by the Village of Skokie and on the north by the Village of
Wilmette. The City lies in Cook County and is located twelve
(12) miles north of Chicago’s Loop. Incorporated in 1863, the
City today is the oldest, one of the largest and most diverse
suburbs of Chicago, with many amenities such as an established
business environment, quality housing stock, a vast public
transportation system, excellent public schools and is the home
of Northwestern University as well as three other institutions of
higher learning.

The City has grown through the years primarily due to
annexation (the Villages of North Evanston and South Evanston
were annexed prior to 1892) and the increased enrollment and
employment at Northwestern University, still the City’s largest
employer. The extension of the Chicago rapid transit system to
Evanston and north to Wilmette added to the population growth

throughout the early and mid-1900’s.

In 1921, the Evanston City Council adopted its first zoning
ordinance which was the first in the State to prevent over-
crowding of land and to include provisions to separate business

and industrial areas from residential neighborhoods. Today,
Evanston has retained its residential character, yet it has grown
with respect to its commercial and industrial base. Once the key

retail center for the North Shore, north Chicago and the
northwest suburbs, much retail space has been .converted to office
and residential space, which contributes to a more service-
oriented environment in the City’'s downtown. Today, downtown
Evanston is considered viable and well-maintained, having escaped
much of the deterioration and abandonment that has impacted other
older urban communities. :

A strong indication of the City’s viability is the
public/private initiative between the City, Northwestern
University and the Charles H. Shaw Company to develop a Research
Park adjacent to the City’'s Central Business District. The
Northwestern University/Evanston Research Park is located within
the City’s first Tax Increment Finance (TIF) District
(established in 1985) and a substantial redevelopment program has
thus far been initiated.



Another area of the City is now being considered for
potential redevelopment, the area generally known as the City’s

southwest industrial corridor (SWIC). This portion of the City’s
industrial base had gradually begun to deteriorate by the early
1980's. It’s decline has primarily been due to periodic

vacancies by various industrial enterprises, the establishment of
incompatible uses in and surrounding the industrial area, the
abandonment of the Mayfair Railroad rail line running through the
area, and the lack of investment by both the public and private
sectors in maintaining the area as a safe, pleasant and
functional environment.

For these and other reasons, the area today suffers from
uncoordinated, sporadic development which has been limited to
some retail, light industrial and automotive uses. Approximately
13 commercial and industrial facilities are currently located
around the perimeter and within the area which includes a series
of vacant, underutilized and/or blighted lots, creating an
unassembled, unfinished appearance. There are specific factors
that further impede development of the area which include poor
access and badly configured parcels, poor or inadequate buffering
between industrial and residential areas and land assembly
problems.

The absence of a significant development within this area
will likely prevent the City from achieving a ‘highest and best
use’ of the land, as well as from realizing increased potential
real estate and/or sales tax receipts from any possibility for
significant increase in the assessed valuation of the area.

Further, the City, with its large numbers of residents
desirous of preserving existing employment as well as' the
creation of local job opportunities, is determined to address
these concerns.

The Redevelopment Project Area (RPA)

The proposed Southwest Industrial Corridor Redevelopment
Project Area (RPA) was originally part of a larger area studied
by the City in its TIF eligibility analysis. The original area
was approximately 56 acres bounded roughly by Main Street, Oakton
Street, Pitner and Hartrey Streets, and the City limits. (See
Map 1.) This study area has now been redefined into two (2)
potential redevelopment areas -- Phase I and Phase II. Phase I
is. the proposed RPA and includes parcels located on approximately
twelve (12) acres of land. Phase II represents a total of
approximately 20 acres of land. The City of Evanston’s TIF
Qualification Report dated April, 1990 includes both Phase I and
Phase II in the study. (See Maps 1A and 1B.)



Both Phase I and Phase II have been found in the
Qualification Report to qualify for RPA designation but the City
is recommending in this Redevelopment Plan and Project to
consider adoption of only Phase I as a proposed RPA. It is
important to note, however, that the City’s choice to consider
only Phase I in this Plan does not preclude its future
conderation for RPA designation of Phase II as either a possible
amendment to this Plan or as a separate RPA.

The proposed RPA includes an area which is primarily
deteriorating with some commercial and industrial-related
facilities. It is part of a strip of manufacturing - zoned
property which runs at a northeast diagonal along the now-
abandoned Mayfair Rail line. The proposed area is roughly
bounded by Main Street on the north, Pitner Avenues on the east,
the northern boundary of the Rustoleum property to the south, and
the North Shore Channel/City boundaries and the Main Street
Commons Shopping Plaza on the west. (See Map l1lAand Appendix A
for a legal description, attached hereto and made a part of this
Plan.) All of the land in the proposed RPA is zoned for either
manufacturing or commercial use. (See Map 2 for a Sidwell
version of the proposed RPA).

Most of the improvements in the proposed RPA have become
obsolete, and deteriorated and the values of the properties has
depreciated. Some of the lots prior to becoming vacant showed
evidence of becoming blighted. There is evidence of deleterious
land use in its historical development, inadequate utilities, and
an absence of effective community planning for the area.

There are two (2) specific areas adjacent to the proposed
RPA which have been affected by the deterioration within the
proposed RPA and which have contributed to the aforementioned
problems in the proposed area. The first area includes the Main
Street Commons Shopping Plaza (a portion of the Plaza was built
in the late 1970’s and was completed in 1983) located along the
western boundary of the proposed RPA which currently suffers from
numerocus vacancies and access/layout difficulties onto the site.
Portions of the Plaza are functionally obsolete and there has
been an apparent lack of planning with respect to this site,
namely in reference to the site’s poor visibility from major
roadways surrounding the shopping plaza.

The second area, located adjacent to the southeast end of
the proposed RPA, contains the previously mentioned, vacant
Rustoleum property. This company at one time employed over 300
people and provided substantial real estate taxes to the City
annually. It is highly likely the Rustoleum property could be
fully incorporated into the proposed RPA; however, the City has
determined that it is not appropriate to do so until the property
has been demolished. This area may be considered at a later date
as a Redevelopment Project Area - Phase II and/or as another
special economic district.
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The City is desirous of attracting significant private
market redevelopment of this area primarily due to the location
of the proposed RPA to nearby residential neighborhoods. It is
also important to the economic goals of the City to attract and
retain enterprises which strengthen Evanston’s economic base, as
well as to expand the City’s manufacturing base.

In summary, the proposed Redevelopment Project Area on the
whole has not been subject to significant growth and development
through investment by private enterprise, and would not
reasonably be anticipated to be developed without the adoption of
a redevelopment plan. The City has prepared this redevelopment
plan to use tax increment financing in order to address its needs
and meet its redevelopment goals and objectives.

The Redevelopment Plén

After more than two {(2) years of intensive study by tt
City's Economic Development Committee and Plan Commission, the
City of Evanston has determined that a well-planned, attractive
area combining a mix of uses (including both industrial and
commercial) would be most advantageous to the area. The City
plans to involve itself in the attraction of quality developments
and other businesses to create new intensive real estate
improvements to the area. The residential neighborhoods, and the
commercial and industrial areas to be contained in and
surrounding the district are expected to benefit from said
development through the various infrastructure improvements the
City intends to make in conjunction with this development. The
overall improvements to the area should serve to stabilize and
enhance property values of commercial and retail structures and
single-family residences located within or proximate to the
proposed RPA.

The City of Evanston recognizes the need for implementation
of a strategy to revitalize the area, create jobs within the
boundaries of the proposed RPA, and strengthen and diversify the
City’'s economy. The Redevelopment Plan will address the re-use
of the property located within the proposed RPA for industrial
and commercial/ retail uses that result in new property, sales
and utility taxes and other revenues to the City. The industrial
uses specifically contemplate light production/manufacturing,
assembly and distribution and combined *flex-tech’ facilities.
Encouragement of the utilization of the site will serve to spur
investment and provide for the continued enhancement of the
immediate area. The proposed Redevelopment Plan provides for a
modern, market-oriented re-use of the property.



The needed public investment will be possible only if tax
increment financing is adopted pursuant to the terms of the Tax
Increment Allocation Redevelopment Act (the "Act"). Other public
resources may have to be made available to attract the very
needed private investment to develop the area. Property and
local sales tax incremental revenue generated by the development
may play a decisive role in encouraging the private development
of the proposed RPA.

Conditions of obsolescence and underutilization that have
precluded intensive private investment in the past will be
addressed. Through this proposed Redevelopment Plan and Project,
the City will serve as the central force for marshalling the
assets and energies of the private sector for a unified
cooperative public-private redevelopment effort. 1In this regard,
the City will serve as a catalyst for coordinating a successful
redevelopment of the area. Ultimately, the implementation of the
Redevelopment Plan and Project will benefit the City and all the
taxing districts which encompass the proposed RPA in the form of
a significantly expanded tax base.

On November 15, 1989, the City Council adopted a Resolution
(Resolution No. 53-R-89) indicating its intent to use Tax
Increment Financing (TIF) for the redevelopment of the area
described herein. Redevelopment of the proposed RPA is tenable
only if a portion of the improvements are funded by tax increment

financing.

The adoption of this Redevelopment Plan and Project makes
possible the implementation of a comprehensive program for the
economic redevelopment of the proposed area. By means of public
investment, the proposed RPA will become an improved, more viable
environment that will attract private investment and diversify
the City’s.tax base.

Pursuant to the Act, the proposed RPA includes only those
contiguous parcels of real property and improvements thereon
substantially benefitted by the redevelopment project. Also
pursuant to the Act, and which can be evidenced above, the RPA is
not less in the aggregate than 1 1/2 acres.



IT. REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION

The proposed Redevelopment Project Area is legally described
in Appendix A.



ITI. REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES

The goals of the City for the proposed RPA (as expressed in
this Plan), conform to the Land Use Element of the Evanston
Comprehensive General Plan, adopted in April, 1986. A broadened,
diversified tax base is necessary to maintain essential public
services to the City and strengthen its economy. The
Redevelopment Plan will also provide for expanded industrial and
retail opportunities and developments to be undertaken within the
City. Specific policies related to the development of the
proposed RPA are provided in Appendix B.

General Goals

1) Strengthen Evanston’s economic position, thus improving the
prosperity of residents.
2) Provide and maintain an attractive community that creates a

positive public image and encourages individuals, families
and businesses to locate and remain within the community.

Specific Objectives

1) Attract and retain enterprises which strengthen Evanston’s
economic base.

2) Establish and maintain a safe, pleasant, and functional
environment in the City’s commercial and industrial areas
while encouraging new economic development.

3) Preserve existing employment and create additional local job
opportunities.
4} Promote a positive community image through maintenance of

public and private facilities.

5) Identify, maintain and enhance the positive physical
elements of Evanston which create Evanston’s visual
character.

6) Strengthen the positive image of the community by

emphasizing attention to design in development and
rehabilitation of public as well as private facilities.



IV. CONSERVATION AREA CONDITIONS EXISTING IN THE REDEVELOPMENT
PROJECT AREA

Findings

The proposed Redevelopment Project Area was studied to
determine its qualifications as a "conservation area” with
respect to the improved portions of the area as such terms are
defined in the Tax Increment Allocation Redevelopment Act (the
"Act"), Illinois Revised Statutes, Section 11-74.4-3. Refer to
Appendix C for a Qualification Report which includes a summary of
conservation and blighting factors, findings for this proposed
RPA, and a list of existing qualification factors for the area.
Such findings include the age factor, lack of community planning,
depreciation of physical maintenance, deterioration, deleterious
land use/layout, inadequate utilities and obsolescence. See Map
3 for a summary of conservation and depreciation factors found in
the proposed RPA. '

Eligibility Survey

The entire designated Redevelopment Project Area was
evaluated in September, 1988 - February, 1980 by representatives
from the City of Evanston, Kane, McKenna and Associates, Inc. and
a professional planning consultant. In such evaluation, only
information was recorded which would directly aid in the
determination of eligibility for a tax increment finance
district.



V. REDEVELOPMENT PROJECT

A. Redevelopment Plan and Project Objectives

The City of Evanston proposes to realize its goals and
objectives of encouraging the development of the RPA and
encouraging private investment in commercial/retail and
industrial redevelopment projects through public finance
techniques including, but not limited, to Tax Increment
Financing. The following represents the general project goals
for Tax Increment Financing Districts and defined by statute and
represent the general objectives for the City. They are all
inclusive and may exceed the City’'s specific actions as planned
for this time.

(1) By implementing a plan that addresses the redevelopment
costs of land acquisition and assembly, street
vacation, site preparation, demolition/removals, and
provision of infrastructure improvements or
rehabilitation of existing facilities -that may be
necessary for adaption to a market oriented reuse of
sites in the RPA, improving the City’s tax base and
diversifying the local economy.

(2) By improving public facilities that may include, but
not be limited to:

i, Street improvements

ii. Utility improvements (including water, storm
water management and sanitary sewer
improvements, detention/retention ponds, if

necessary)
Liid. Landscaping and/or streetscaping
vi. Parking improvements (which may include
structures/public facilities
vii. Signalization, traffic control and lighting
(3) By entering into redevelopment agreements with

developers for qualified redevelopment projects.
(4) By improving existing structures or site improvements.

(5) By utilizing interest cost write down pursuant to
provisions of the Act.

(6) By considering the payment of interest costs of a
redeveloper related to the construction, renovation or
rehabilitation of the redevelopment project.

{7) By exercising other powers set forth in the statute as
the City deems necessary.

-g9-



B. Redevelopment Activities

Pursuant to the foregoing objectives, the City of Evanston
will implement a coordinated program of actions, including, but
not limited to, land acquisition, site assembly/ preparation,
demolition/removals, infrastructure improvements and upgrading,
and provision of public improvements such as landscaping and
parking, where required. Land acquisition may be undertaken
based upon specific redevelopment proposals for right-of-way
improvements.

Public Improvements

In accordance with its estimates of tax increment and other
available. resources, the City of Evanston will provide public
improvements in the proposed RPA to enhance the immediate area as
a whole, to support the Redevelopment Project and Plan, and to
serve the needs of Evanston residents. Appropriate public
improvements may include, but are not limited to:

~— vacation, removal, resurfacing, paving, widening,
construction, turn islands, construction or
reconstruction of curbs and gutters, traffic signals,
and other improvements to streets, alleys,
pedestrianways, and pathways: including the
acquisition of rights-of-ways for construction,
reconstruction and/or extention of street, alleys and
pedestrian ways;

-- site preparation costs (including addressing
environmental concerns);

- reconfiguration of existing rights-of~-way and/or
creation of new rights-of-way;

- development or improvement of open spaces and plazas
for public leisure and/or recreation;

-- demolition of any obsolete structure or structures;

-- improvements of public utilities including construction
or reconstruction of water mains, as well as sanitary
sewer and storm sewer, detention ponds, and
streetlighting; '

-- beautification, landscaping, lighting, buffering,

parking improvements and signage of public properties;
and

-10-



- job training for area residents eligible for employment
in the development of the project.

-- land acquisition as required to further goals of said
Plan.

Recommended public improvements are shown on page 18. The
City may determine at a later date that certain improvements are
no longer needed or appropriate, or may add new improvements to
the list. The type of public improvement and cost for each item
is subject to City Council approval and to the execution of a
redevelopment agreement for the proposed project, in a form
acceptable to the City Council.

Acquisition and Clearance

The City may determine that to meet redevelopment objectives
it may be necessary to participate in property acquisition in the
Redevelopment Project Area or use other means to induce transfer
of such property to a private developer.

Clearance and grading of existing properties to be acquired
will, to the greatest extent possible, be scheduled to coincide
with redevelopment activities so that parcels do not remain
vacant for extended periods of time and so that the adverse
effects of clearance activities may be minimized.

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

Property which has been acquired may be made available for
temporary public or private revenue producing uses which will not
have adverse impacts on the redevelopment area, until such time
as they are needed for planned development. Such revenues, if
any, could accrue to the proposed Redevelopment Project Area.

Land Assembly and Disposition

Certain properties to be acquired by the City, and certain
properties presently owned by the City (e.g., street rights-of-
way and public facilities) may be assembled into appropriate
redevelopment sites and/or rights-of-way. Property assembly
activities may include use of the City’s eminent domain power.
These properties may be sold or leased by the City to a private
developer in whole or in part, for redevelopment subject to
invitation for proposal requirements of the Illinois tax
increment law. The City may amend this plan in the future.

~11-



Terms of conveyance shall be incorporated into appropriate
disposition agreements, and may include more specific
restrictions than contained in this proposed Redevelopment Plan
or in other municipal codes and ordinances governing the use of
land.

Demolition and Site Preparation

Some of the buildings located within the proposed RPA may
have to be reconfigured to accommodate new users. Partial
demolition may be necessary as well as removal of debris.
Additionally, the Redevelopment Plan contemplates site
preparation or other requirements necessary to prepare the site
for new uses. All of the above will serve to enhance site
preparation for the desired redevelopment.

Interest Cost Write-Down

Pursuant to the Act, the City may allocate a portion of
incremental tax revenues to reduce the interest cost incurred in
connection with redevelopment activities, enhancing the
redevelopment potential of the proposed RPA.

Redevelopment Agreements

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

In the event the City determines that construction of

certain improvements is not financially feasible, the City may
reduce the scope of the proposed improvements.

-12-



C. General Land Use Plan

Existing land uses in the proposed RPA are primarily
commercial and industrial land, as shown in Map 4., Map 5
designates the intended general land uses identified for the
Redevelopment Project Area, which includes commercial/retail, and
industrial uses, and which is not considered a significant change
in the overall use of the proposed RPA.

The Redevelopment Project shall be subject to the provisions
of the City of Evanston Zoning Ordinance as such may be amended
from time to time. The proposed land uses conform to the
Comprehensive General Plan for the City of Evanston.

D. Additional Controls and Design Criteria
The following controls and criteria shall apply to
redevelopment in the Redevelopment Project Area. Design

guidelines may be expanded to include local concerns.
1. General

(a) Redevelopment shall complement existing surrounding
activities in use, scale and quality of materials.

(b) Mixed-use development and visual/functional
interrelationships are encouraged so that the entire

area may appear and function as an integrated whole.

2. Pedestrian Access

Where appropriate, design layout shall facilitate internal
pedestrian circulation and movement between major traffic
generators and parking facilities.

3. Streetscapes/Building Facades

The Redevelopment Project Area will be designed consistent
with contemporary urban industrial park and retail/
commercial facilities. Design importance will be stressed
in the treatment of streetscapes, and the relationships of
building facades.

4. Open Spaces

Small plazas and open spaces are encouraged to provide
vistas and attractive areas for employees of the industrial/
commercial area. Such areas can often be created from
limited building setbacks.

-13-



5. Parking and Buffering

Development should .provide for an adequate supply of
appropriately located short-term and long-term parking
spaces. Parking structures should be visually integrated
with other development. Buffering, screening, or
landscaping should be used to make parking facilities as
attractive as possible.

6. Signs

The design and use of signs shall be in keeping with the
area's overall architectural character and shall be
coordinated in type, size and location with those in nearby
developments, all in accordance with the City’s sign
ordinance.

~1

. Utilities

Wherever possible, all utility lines should be located
underground.

Additional planning and design controls may be included in
each land disposition and/or redevelopment agreements with
developers.

E. Estimated Redevelopment Project Costs

Redevelopment project costs mean and include the sum total
of all reasonable or necessary costs incurred or estimated to be
incurred, as provided in the TIF statute, and any such costs
incidental to this Redevelopment Plan and Project. Private
investments which supplement "Redevelopment Project Costs" are
expected to substantially exceed such redevelopment project
costs. Eligible costs permitted under the Act which may be
pertinent to this Redevelopment Plan and Project to be considered
by the City may be:

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

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

~14-



Costs of rehabilitation, reconstruction or repair or
remodeling of existing 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 pursuant to the
Act accruing during the estimated period of
construction of any redevelopment project for which
such obligations are issued and for not exceeding 36
months thereafter and including reasonable reserves
related thereto;

All or a portion of a taxing district’s capital costs
resulting from the redevelopment project necessarily
incurred or to be in furtherance of the objectives of
the redevelopment plan and project, to the extent the
City by written agreement accepts and approves such
costs;

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

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 the Redevelopment
Project Area; and (ii) when incurred by a taxing
district or taxing districts other than the City, are
set forth in a written agreement by or among the City
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

-15-



10.

program and sources of funds to pay for the same, and
the term of the agreement. Such costs include,
specifically, the payment by community college
districts of costs pursuant to Sections 3-37, 3-38, 3-
40 and 3-40.1 of the Public Community College Act and
by school districts of costs pursuant to Sections 10-
22.20a and 10-23.3a of The School Code.

If deemed prudent by the City Council of the City for
the redevelopment project, interest costs incurred by
the redeveloper related to the construction, renovation
or rehabilitation of the 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%
of the annual interest costs incurred by the
redeveloper with regard to the redevelopment
project during that year; and

(c) if there are not gufficient funds available in the
special tax allocation fund to make the payment
pursuant to this paragraph (10) 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 incurred
pursuant to the Act may not exceed 30% of the
total redevelopment project costs excluding any
property assembly costs and any relocation costs
incurred pursuant to the Act.
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11. Payments in lieu of taxes.

In the event the City of Evanston issues debt pursuant to
its general obligations under the Act or pursuant to its home
rule powers, the proceeds of which are used to pay redevelopment
project costs!

(a) In any year during which said obligations are
outstanding and funds in the special tax allocation
fund are insufficient to pay principal and interest
when due, the City shall cover such shortfall in
payment in accordance with the terms of the
obligations, and any such payments made by the City
shall be repaid in full to the City from the special
tax allocation fund from subsequent available tax
increment revenues from improved taxable lots or
parcels of real property prior to the creation of any
surplus funds.

(b) In any year during which said obligations are
outstanding and funds in the special tax allocation
fund are sufficient to pay the next due principal and
interest, but it is anticipated that in subsequent
years funds may be inadequate to make the current
payments of principal and interest, then the City may
create such reserves from the funds as it may deen
appropriate to enable it to make future payments of
principal and interest under gaid obligations. Amounts
in any such reserve shall not be deemed to be surplus
funds. Real estate tax increment revenues which
constitute funds in the special tax allocation fund for
the purpose of this paragraph include only tax
increment revenues from improved taxable lots or
parcels of real property.

Estimated costs are shown in the next section.
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REDEVELOPMENT PROJECT - ESTIMATED PROJECT COSTS ELIGIBLE UNDER

ILLINOIS TIF STATUTE. THESE ARE POTENTIAL COSTS TO BE EXPENDED
OVER A PERIOD OF 23 YEARS BUT SOLELY DETERMINED BY THE CITY TO

FUND AS NEEDED. (Note: This summary does not include private

redevelopment costs, and each cost item is based upon standard

amounts for other similar type projects.)

Program Action/Improvement Estimated Costs(A)

1. Land Acquisition/Demolition/Site
Preparation/Relocation $ 850,000

2. Utility Improvements/Resconstruction
and Reconfiguration of Parking,
Rights-of-Way and Street Improvements/

New Construction 2,400,000
3. Interest Costs Pursuant to the Act . 200,000
4, Planning, Legal, Engineering,
Administrative, Job Training or
Other Professional Service Costs 300,000
5. Contingencies 250,000
TOTAL ESTIMATED COSTS $4,000,000

(A) All project cost estimates are in 1990 dollars. In addition
to the above stated costs, any of bonds issued to finance a
phase of the project may include an amount of proceeds
sufficient to pay customary and reasonable charges
associated with the issuance of such obligations as well as
to provide for capitalized interest and reasonably required
reserves. Adjustments to the estimated line item costs
above are expected. Each individual project cost will be
re-evaluated in light of the projected private development
and resulting tax revenues as it is considered for public
financing under the provisions of the Act. The totals of
line items set forth above are not intended to place a total
limit on the described expenditures. Adjustments may be
made in line items within the total, either increasing or
decreasing line item costs for redevelopment.

Adjustments to these cost items may be made without

amendment to the Redevelopment Plan as long as the total
project expenditures remain unchanged. :
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F. Sources of Funds to Pay Redevelbpment Project Costs Eligible
Under Illinois TIF Statute

Funds necessary to pay for public improvements and other
project costs eligible under the TIF statute are to be derived
principally from property tax increment revenues, proceeds from
municipal obligations to be retired primarily with tax increment
revenues and interest earned on resources available but not
immediately needed for the Redevelopment Plan and Project.

"Redevelopment Project Costs" specifically contemplate those
eligible public costs set forth in the Illinois statute and do
not contemplate the preponderance of the costs to redevelop the
area. The majority of development costs will be privately
financed, and TIF or other public sources are to be used only to
lever and commit private redevelopment activity.

The tax increment revenues which will be used to pay debt
service on the tax increment obligations, if any, and to directly
pay redevelopment project costs shall be the incremental increase
in property taxes attributable to the increase in the equalized
assessed value of each taxable lot, block, tract or parcel of
real property in the proposed RPA over and above the initial
equalized assessed value of each such lot, block, tract or parcel
in the RPA in the 1988 tax year.

Among the other sources of funds which may be used to pay
for redevelopment project costs and debt service on municipal
obligations issued to finance project costs are the following:
certain local sales taxes, special service area taxes, the
proceeds of property sales, unlimited property taxes if the
obligations are general obligations of the City, certain land
lease payments, certain Motor Fuel Tax revenues, certain state
and federal grants or loans, certain investment income, and such
other sources of funds and revenues as the City of Evanston may
from time to time deem appropriate.

The proposed Redevelopment Project Area would not reasonably
be expected to be developed without the use of the incremental
revenues provided by the Act.

G. Nature and Term of Obligations to be Issued

The City may issue obligations secured by the tax increment
special tax allocation fund established for the Redevelopment
Project Area pursuant to the Act or such other funds or security
as are available to the City by virtue of its powers pursuant to
the Illinois State Constitution.
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Any and/or all obligations issued by the City pursuant to
this Redevelopment Plan and Project and the Act shall be retired
not more than twenty-three (23) years from the date of adoption
of the ordinance approving the Redevelopment Project Area.
However, the final maturity date of any obligations issued
pursuant to the Act may not be later than twenty (20) years from
their respective date of issuance. One or more series of
obligations may be issued from time to time in order to implement
this Redevelopment Plan and Project. The total principal and
interest payable in any year on all obligations shall not exceed

the amounts available in that year, or projected to be available
" in that year, from tax increment revenues and from bond sinking
funds, capitalized interest, debt service reserve funds and all
other sources of funds as may be provided by ordinance.

Those revenues not required for principal and interest
payments, for required reserves, for bond sinking funds, for
redevelcopment project costs, for early retirement of cutstanding
securities, and to facilitate the economical issuance of
additional bonds necessary to accomplish the Redevelopment Plan,
may be declared surplus and shall then become available for
distribution annually to taxing districts overlapping the RPA in
the manner provided by the Act.

Such securities may be issued on either a taxable or tax-
exempt basis, with either fixed rate or floating interest rates;
with or without capitalized interest; with or without deferred
principal retirement; with or without interest rate limits except
as limited by law; and with or without redemption provisions.

H. Most Recent Equalized Assessed Valuation (EAV) of Properties
in the Redevelopment Project Area

The most recent estimate of equalized assessed valuation of
the property within the RPA is approximately $1,032,000, which
is the 1988 equalized assessed valuation. The Boundary Map,

Map 1, shows the location of the RPA. Also, Appendix D depicts
1988 Equalized Assessed Values by parcel within the RPA.

I. Anticipated Equalized Assessed Valuation

Upon completion of the anticipated private development of
the Redevelopment Project Area by the year 1984, it is estimated
that the equalized assessed valuation of the property within the
Redevelopment Project Area will be increased by approximately
$2,000,000. The estimate assumes a constant Cook County
equalization factor (multiplier) of 1.9266 and 1990 dollars.
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VI. SCHEDULING OF REDEVELOPMENT PROJECT

A. Redevelopment Project

An implementation strategy will be employed with full
consideration given to the availability of both public and
private funding. Such strategy will contribute to a realistic
approach in funding the Project while assuring the City the
ability to fund the Project it deems to have the highest
priority.

The Redevelopment Project will require an estimated five (5)
years to complete.

The Redevelopment Project will begin as soon as the
development entity (or entities) have identified market uses for
the sites and such uses are conformant with City zoning and
planning requirements. Depending upon the scope of the
development as well as the actual uses, the following activities
may be included:

Land Assembly and Disposition: Certain properties in the
RPA may be acquired by the City and may be assembled into an
appropriate redevelopment site. These properties may be

acquired by the City, subject to City Council approval, and
subsequently sold or leased by the City to the developer for
redevelopment of the site.

Demolition and Site Preparation: The existing structures
located within the RPA may have to be reconfigured or
prepared to accommodate new uses. Partial demolition may be
necessary as well as removal of debris. Additionally, the
redevelopment plan contemplates site preparation, or other
requirements necessary to prepare the site for the desired
redevelopment.

Landscaping/Buffering/Streetscaping/Parking: The City may
fund certain landscaping and parking projects which serve to
beautify and improve access to public properties or rights-
of-way and provide buffering between land uses.

Water, Sanitary Sewer, Storm Sewer and Other Utility
Improvements: The City may extend or re-route certain
utilities to serve or accommodate the new development.
Upgrading of existing utilities may be undertaken. The
provision of necessary detention or retention ponds may also
be undertaken by the City.
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Roadway/Street/Park Improvements: Widening of existing
roads and/or vacation of roads may be undertaken by the
City. Certain secondary streets/roads may be extended or
constructed by the City. Related curb, gutter, and paving
improvements could also be constructed as needed. Sidewalk
and park improvements ancillary to the above may also be
carried out.

Traffic Control/Signalization: The City may construct
necessary traffic control or signalization improvements that
improve access to the RPA and enhance its redevelopment.,

Public Safety Related Infrastructure: The City may
construct certain public safety improvements including, but
not limited to, public signage, public facilities,
andstreetlights.

Interest Cost Coverage: The City may pay for certain
interest costs incurred by the redeveloper for construction,
renovation or rehabilitation of the redevelopment project.
Such funding would be paid for out of annual tax increment
revenue generated from the RPA as allowed under the Act.

Professional Services: The City may use tax increment
financing to pay necessary planning, legal, engineering,
administrative and financing costs during project
implementation.

B. Commitment to Fair Employment Practices and Affirmative
Action

As part of any Redevelopment Agreement entered into by the
City and the private developer, both will agree to establish and
implement an affirmative action program that serves appropriate
sectors of the City of Evanston and surrounding communities.

With respect to the public/private development’s internal
operations, both entities will pursue employment practices which
provide equal opportunity to all people regardless of sex, color,
race or creed. Neither party will countenance discrimination
against any employee or applicant because of sex, marital status,
national origin, age, or the presence of physical handicaps.
These nondiscriminatory practices will apply to all areas of
employment, including: hiring, upgrading and promotions,
terminations, compensation, benefit programs and educzational
opportunities. '
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Anyone involved with employment or contracting activities
for this Project will be responsible for conformance with this
policy and the compliance requirements of applicable state and
federal regulations.

The City and the private developers involved with this
Project will adopt a policy of equal employment opportunity and
will include or require the inclusion of this statement in all
contracts and subcontracts at any level for the project initiated
within the RPA. Additionally: (a) any public/private partnership
established for the development project in the RPA will seek to
ensure and maintain a working environment free of harassment,
intimidation, and coercion at all sites, and in all facilities at
which all employees are assigned to work; (b) it shall be
specifically ensured that all on-site supervisory personnel are
aware of and carry out the obligation to maintain such working
environment, with specific attention to minority and/or female
individuals; and (c) the partnership will utilize affirmative
action to ensure that business opportunities are provided: and
that job applicants are employed and treated in a
nondiscriminatory manner.

Underlying this policy is the recognition by the partnership
that successful affirmative action programs are important to the
continued growth and vitality of the City of Evanston.

C. Completion of Redevelopment Project and Retirement of
Obligations to Finance Redevelopment Costs

This Redevelopment Project will be completed on or before a
date 23 years from the adoption of an ordinance designating the
Redevelopment Project Area. The City of Evanston expects that
the Redevelopment Project will be completed sooner than the
maximum time limit set by the Act, depending on the incremental
property tax yield. Actual construction activities are
anticipated to be completed within five (5) years.
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VII. PROVISIONS FOR AMENDING THE TAX INCREMENT REDEVELOPMENT PLAN
AND PROJECT

This Redevelopment Plan and Project may be amended pursuant
to the provisions of the Act.
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MAP 1

MAP OF INITIAL PRIMARY STUDY AREA
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MAP 1A °

REDEVELOPMENT PROJECT AREA
Boundary Map
Phase 1
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MAP 1B

BOUNDARY MAP
Phase I & Phase I1
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INTENDED LAND USE MAP
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APPENDIX A

Legal Description of the Proposed RPA



LEGAL DESCRIPTION

THOSE PARTS.OF THE SOUTHWEST % OF SECTION 24, TOWNSHIP 41
NORTH, RANGE 13, EAST OF THE THIRD PRINCIPAL MERIDIAN,
COMPRISING ALL OF PARTS OF THE FOLLOWING LOTS AND BLOCKS,

LOTS 16 TO 24 BOTH INCLUSIVE IN BLOCK 2 IN TRAVERS' SUB-
DIVISION OF THE NORTH I OF THE MIDDLE 1/3 OF THE NORTH %

OF THE SOUTHWEST % OF SAID SECTION 24 ALSO LOT 1 ZERA SUB-
DIVISION NO. 2 OF PART OF THE SOUTHWEST % OF SAID SECTION

24 ALSO LOT 1 IN HESS' SUBDIVISION OF PART OF THE NORTH

300 FEET OF THE WEST 2/3 OF THE SOUTHWEST % OF THE SOUTH-

WEST % OF SAID SECTION 24 ALSO LOTS 1 AND 2 IN HARTREY-KEENEY
CORPORATION RESUBDIVISION OF PART OF THE NORTH 5 FEET OF

LOT 'A' IN OAKTON CONSOLIDATION IN THE SOUTHWEST X% OF THE
SOUTHWEST % OF SAID SECTION 24 AND ALL OF LOT 2 IN THE

HESS' SUBDIVISION, AFORESAID ALSO INCLUDING ALL THOSE

CERTAIN STREETS AND ALLEYS ADJOINING AND CONTIGUOUS TO

TO AFORESAID LOTS AND BLOCKS FALLING WITHIN THE FOLLOWING
DESCRIBED TRACT OF LAND: BEGINNING AT THE POINT OF INTER-
SECTION OF THE WESTERLY EXTENSION OF THE NORTH LINE OF
WASHINGTON STREET AND THE NORTHERLY EXTENSION OF THE EAST

LINE OF WIDENED PITNER AVENUE; THENCE SOUTH ALONG THE SAID
EAST LINE OF WIDENED PITNER AVENUE AND ITS EAST LINE EXTENDED
NORTH TO THE INTERSECTION OF THE CENTER LINE OF CLEVELAND
STREET AND THE SOUTHERLY EXTENSION OF THE EAST LINE OF

WIDENED PITNER AVENUE; THENCE WEST ALONG THE SAID CENTER

LINE OF CLEVELAND STREET TO ITS INTERSECTION COF THE EAST

LINE AND EAST LINE EXTENDED NORTH TO A POINT'ON A LINE MEASURED
100 FEET NORTH OF AND PARALLEL TO THE NORTH LINE OF LOT 'E'

IN MACTAGGART AND NEWTON'S SUBDIVISION OF A PART OF THE

EAST % OF THE SOUTHWEST 14 OF THE SOUTHWEST % OF SAID SECTION
24: THENCE WEST ALONG SAID PARALLEL LINE, TO THE EAST LINE OF
LOT 'A' IN OAKTON CONSOLIDATION AFORESAID; THENCE NORTH

ALONG SAID EAST LINE TO THE NORTHEAST CORNER OF SAID LOT 'A';
THENCE WEST ALONG THE NORTH LINE OF SAID LOT 'A' TO ITS INTER-
SECTION WITH THE EAST LINE OF LOT 2 IN HARTREY-KEENEY CORPORATION
RESUBDIVISION, AFORESAID, AT A POINT 5 FEET NORTH OF THE SOUTH-
EAST CORNER THEREOF, THENCE SOUTH ALONG SAID EAST LINE TO THE



SQUTHEAST CORNER OF SAID LOT 2; THENCE WEST ALONG THE SOUTH
LINE OF SAID LOT 2 TO THE MOST SOUTHERLY SOUTHWEST CORNER
THEREOF ; THENCE NORTH ALONG THE MOST WESTERLY LINE OF SAID

LOT 2 TO THE WESTERLY-MOST CORNER OF SAID LOT 2, S5SAID.CORNER
BEING COMMON WITH THE SOQUTHEASTERLY LINE OF LOT 1 IN ZERA
SUBDIVISION NO. 3, A SUBDIVISION OF PARTS OF THE SOUTHWEST Y4

OF SECTION 24 AND THE SOUTHEAST Y% OF SECTION 23, TOWNSHIP 41
NORTH, RANGE 13, EAST OF THE THIRD PRINCIPAL MERIDIAN, SAID
SOQUTHEASTERLY LINE ALSO BEING THE EASTERLY LINE OF THE FORMER
CHICAGO AND NORTHWESTERN RAILROAD RIGHT OF WAY: THENCE NORTH-
EASTERLY ALONG SAID COMMON LINE TO THE NORTHEAST CORNER OF LOT
1 IN ZERA SUBDIVISION NO. 3 AFORESAID; THENCE NORTHWESTERLY AND
SOUTHERLY LINES OF LOT 1 IN SAID ZERA SUBDIVISION NO. 3 AND

LOT 1 IN ZERA SUBDIVISICN NO. 2 RESPECTIVELY, TO THE SOUTHWEST
CORNER OF LOT 1 IN ZERA SUBDIVISION NO. 2, AFORESAID: THENCE
NORTHEASTERLY ALONG THE WESTERLY AND NORTHWESTERERLY LINES OF
SAID LQT 1 TO ITS MOST NORTHERLY NORTHWEST CORNER, BEING COMMON
WITH THE SOUTHWEST CORNER OF LOT 1 IN GENERAL DYNAMICS-EVANSTON
INDUSTRIAL PARK, A SUBDIVISION OF PART OF THE SOUTHWEST % OF
SAID SECTION 24; THENCE DUE SOUTH ALONG AN EAST LINE OF LOT 1
IN ZERA SUBDIVISION NO. 2, AFORESAID, WHICH IS THE SOUTHERLY
EXTENSION OF THE WEST LINE OF LOT 1 IN SAID GENERAL DYNAMICS-
EVANSTON INDUSTRIAL PARK SUBDIVISION, A DISTANCEOF 47.62 FEET
TO A POINT ON THE NORTH LINE OF LOT 1 IN SAID ZERA SUBDIVISION
NO. 2,- THENCE NORTHEASTERLY ALONG THE MOST SOUTHERLY NORTHWEST
LINE OF SAID LOT 1 AND ITS NORTHEASTERLY EXTENSION, TO THE POINT



_3_

OF INTERSECTION WITH A LINE BEING 25 FEET NORTHWESTERLY AND
PARALLEL TO THE CENTERLINE OF THE FORMER MOST NORTHWESTERLY
(NORTHBOUND) MAIN TRACK OF THE CHICAGO AND NORTHWESTERN
TRANSPORTATION COMPANY; THENCE NORTHEASTERLY ALONG SAID
PARALLEL LINE TO THE NORTH LINE OF THE SOUTHWEST % OF SAID
SECTION 24: THENCE EAST ALONG SAID NORTH LINE TO THE INTER-
SECTION OF THE NORTHERLY EXTENSION OF THE 21 FOOT ALLEY IN
BLOCKX 2 IN TRAVERS' SUBDIVISION, AFORESAID; THENCE SOUTH

ALONG SAID EAST LINE AND EAST LINE EXTENDED NORTH, TO THE
INTERSECTION OF THE EASTERLY EXTENSION OF THE SOUTH LINE OF
LOT 16 IN SAID BLOCK 2; THENCE WEST ALONG SAID SOUTH LINE

AND SOUTH LINE EXTENDED EAST, TO THE EASTERLY LINE OF THE
FORMER CHICAGO AND NORTHWESTERN RAILROAD RIGHT OF WAY,
AFORESAID; THENCE SOUTHWESTERLY ALONG SAID FORMER RIGHT OF

WAY TO ITS INTERSECTION OF THE WESTERLY EXTENSION OF THE
-NORTH LINE OF WASHINGTON STREET; THENCE EAST ALONG SAID NORTH
LINE EXTENDED WEST TO THE POINT OF BEGINNING (EXCEPTING THERE-
FROM,-THAT PART IF ANY, LYING SOUTHEASTERLY OF A.LINE PARALLEL
WITH AND DISTANT 15 FEET NORTHWESTERLY, MEASURED AT RIGHT ANGLES
FROM THE CENTERLINE OF CHICAGO AND NORTHWESTERN TRANSPORTATION
COMPANY YARD TRACK ICC NO. B-23, AS NOW LOCATED, BEING THE
FIRST TRACK EASTERLY OF THE ABOVE DESCRIBED REAL ESTATE), ALL
IN COOK COUNTY, ILLINOIS.
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APPENDIX B

Redevelopment Project Area (RPA) Policies

(As excerpted from the Evanston Comprehensive General Plan)

1)

10)

11)

12)

14)

Continue to use and develop incentive programs to
stimulate private development.

Encourage public/private cooperation to promote
economicdevelopment in Evanston.

Encourage organizations and businessmen, merchants and
neighborhood groups to address mutually beneficial
economic revitalization options.

Leverage local dollars for maximum benefit with public
and private programs.

Establish the legislative and administrative
commitments necessary to respond in a timely manner to
high priority economic development needs.

Initiate economic development programs throughout the
City in conformity with the Comprehensive General Plan.

Reinforce the "Headquarters City" concept by attracting
firms representing national headquarters.

Establish a cultural environment which will attract new
businesses.

Attract new employers whose needs match our varied
existing labor pool as well as bring additional high
skilled jobs to. the community.

Encourage local educational institutions to provide
training more directly linked to the current and
projected needs of area employers.

Encourage and foster expansion of existing employers.

Provide the public and physical improvehents needed to
stimulate private development.

Redevelop selected commercial and industrial areas so
as to maintain their vitality and provide new
opportunities for growth and reinvestment.

Encourage sound maintenance of industrial, business,
and commercial structures through enforcement of
appropriate property maintenance standards.



17)

18)

19)

20)

21)

22)

23)

24)

25)

26)

29)

30)

Expand the manufacturing base through more intensive
use of underdeveloped industrial land.

Target neighborhood commercial areas for comprehensive
streetscape improvements.

Encourage retention of neighborhood convenience
shopping and services.

Encourage greater attention to design considerations
and the creation of public amenities as part of the
development and rehabilitation of business and
commercial areas.

Improve parking and vehicular circulation to business
centers and pedestrian circulation within them by a
combination of techniques designed to maximize the
accessibility of those areas to their potential
customers.,

Maintain a program of replanting parkway trees in
accordance with the Master Street Tree Plan.

Create public awareness of the importance of design as
it relates to a positive image of the City.

Emphasize the use of landscaping materials as a means
of unifying and softening the streetscape environment.

Prepare comprehensive streetscape designs for
coordinated improvements in business areas.

Select lighting fixtures for their aesthetics,
illumination and efficiency.

Introduce consideration of design concerns in the early
stages of development projects.

Develop an informal design review process to encourage
more thoughtful design in both public and private
facilities.

Consider the context of neighboring structures as a
design issue when introducing new development.

Involve Evanston’s design professionals as a resource
for assisting with design issues.

Include maintenance considerations as part of any
program for improving the visual environment.

Continue to maintain and enhance those elements which
give Evanston a distinctive identity.
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CITY OF EVANSTON
TIF QUALIFICATION REPORT
SOUTHWEST INDUSTRIAL AREA

A study to determine whether a portion of the Evanston Southwest
Industrial Area qualifies as a conservation or blighted area as set
forth 1in the definition 1in the Real Property Tax Increment
Allocation Redevelopment Act of Il1linois Chapter 24, Section 11-
74.4-1, et seq of the I11inois Revised Statutes.

Prepared For: City of Evanston, Illinois

Prepared By: Kane, McKenna and Associates, Inc.

April, 1290



I. INTRODUCTION AND BACKGROUND

In 1988, the City of Evanston, 1its Eccnomic DLevelopment
Committee and Plan Commission designated the Southwest Industria!l
Area as a Priority Study Area for potential qualificaticn of a Tax
Increment Finance (TIF) District. This action demonstrated the
Ccity's commitment to utilize substantial effort to facilitate
revitalization of this portion of the City.

Over the last several vears, the City of Evanston has searched
for the most efficient and least expensive manner of enhancing and
stabilizing this industrial/commercial area (although the area is
soned manufacturing) 1in the immediate proximity to substantial
residential neighborhoods. With the exception of the currentiy
semi-vacant and poorly-laijd out Main Street Commons Shopping Plaza
(the "Shepping Center”), new development to the area has besn
sparse and uncoordinated.

In the context of planning for the proposed Southwest
Industrial Area Redevelopment Project Area (RPA), the City
requested that Kane, McKenna and Associates, Inc. study the area
to determine whether a portion of the area qualifies Tor
consideration as a Tax Increment Financing District. Such area is
generally bounaged by Main Street, Hartrey Avenue, and Pitner
Avenues, Dakton Street and the City limits.

Since virtually all remaining land within the proposed
redevelcocment oroject area (RPA) centains structures and/or site
improvements and is designated for industrial/ccmmercial use, the
subject zrea was preliminarily assessed for gualification as
impreved iand under the statute.

The parcels within the area that do currentiy qualify
according to statutory requirements (Phase I) are those generally
regarded as the Zera/MAP prcperty and follcws the parcei
configuration of the northern portion of the abandoned Maytair
Transit -a1l line, which was demolished and cleared 1n 1985-256.
These formerly exempt parcels, some of which are now vacant, have
recently zeen purchased by a private owner. The zarea containiag
these parcals also borders Pitner Avenue to the esast.

Phase IT. or the remaining rarcels contained in the Etalancs
of the stucdy area that gquaiifies wunder the TIF statute, °s
cenerailv ocuncded by Main Street on the north. Pitner Avenue tc the
s=st, Dakton Street on the south and the City limits and zhe
Shepping Center on the west. (See map cf the Initial Primary Stugdy
Ares =zttacred.:



Map of Initial Primary Study Area
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The Study Area has been evaluated and documented in two (2)
phases. This was done at the reguest of the City, to allow for
certain private and public development to be initiated in a time
frame that 1is acceptable to the City and private developers
proposing plans for the area. It is contemplated by the City that,
for a variety of technical reasons, the balance of the study area
(Phase II) may be added to Phase I at a later date. Thus,
eventually, this could result in a combined overall TIF District
including both Phase I & Phase 1I.



II. QUALIFICATION CRITERIA USED

Wwith the assistance of City staff, and an independent
certified planning consultant, Chicago Associates, Planners, and
Architects, Inc., Kane, McKenna and Associates, Inc. examined the
proposed redevelopment project area from eptember, 1983 %o
February. 1990 to determine the presence or absehce of appropriatsa
qualifying factors 1listed in the I1linois "Real Property Tax
Increment Allocation Act” (hereinafter referred to as "the Act")
which was adopted in 1977, and amended in 1986 and 198&8. The
relevant sections of the Act are found below.

The Act sets out specific procedures which must be adhered %o
in designating a redevelopment project area. By definition, a
“redevelogment project area” is

"an area designated by the municipality, which is not
Jess in the aggregate than 1 1/2 acres and in respect to
which the municipality has made a finding that there
exist cenditions which cause the area to be classified
as a blighted area or a conservation area, or a
combination of both blighted areas and conservation
areas.

The Act defines a "blighted” area as foliows:

"any imprcved or vacant area within the bCUhdaF“GS of a
redcvelopment project area located within the territorial
Timits of the municipality where, if improved,
industrial, commercial and residential buildings or
improvements, because of a combination of 5 or more of
+he Tollewing factors: age; dilapidation; cbsolescence;
deterioration; illegal use of individuai structures;
cresence of strutures belcw minimum code standaras;
axcessive vacancies; overcrowding of structures and
mmunit/ facilities:; lack <f ventilatiocn, 1ight or
uanw ~ary facilities: 1nadeﬂu=t_ utilities; sxcessive iand
sovarage: abandonment; deletsricus Tand use cr laycut;
craciation cof p yswca] maintenance: and lack c7

f'1D

~cmmunity nlanning, is detrimenzal to the public sartety,
meaiin, mcrals or welfare, or 7 vacant, The sound grcwth
sf the +taxing districts is imcaired by 1) a combinaz:icn
cf -r more of the fcllowing facters: obsciete platting

S ot

5

®

i
zwnership of such lanc:

~

vacant land; diversity of

[OX]



area’”

1o

(€3]

tax and special assessment Zelinguencies on sucn land;
flecaing on all or part of such vacant tand;
deterioraticn of structures or site improvements 1in
neignboring areas adjacent tc the vacant land, 2r 2) the
areaz immediately prior to becoming wvacant quaiified as
a biignted imprcved area, cr 2) the area cecnsists of an
unussd quarry or unused guarries, cor 4) the arsa consists
of unused railyards, rail tracks or railroad rights-of-
way, or 5) the area, prior tc its designation, is subject
to chronic flooding which adversely impacts on reai
procperty in the area and such flooding is substantially
caused by one or more improvements in or in proximity tc
the area which improvements have been in existence for
at least 5 years, or 6) the area ccnsists of an unused
disposal site, containing earth, stone, building debris
or similar materiat, which were removed frem
construction, demolition, excavation or dredge sites.”

por)

Acccrding to Section 11-74.4-3 of the Act, a “conservatiIn
for 1

mproved land means:

"any improved area within the boundaries of a
redeveiopment project area located within the territorial
1imits cf the municipality in which 50% cr more cf the
structures in the area have an age of 25 years or more.
Such an area is not yet a blighted area but because of
a ccmbinaticn of 3 or mere of the foliowing factors:
dilapidaticn: obsolescence; detericraticn; illecal uss
of individual structures; presence of ctructures hejow
minimum code standards; abandonment; excessive vacancies;
overcrowding of structures and ccmmunity facilities; lack
of wentilation, light or sanitary facilities; inadeguate
Jdtiiities; excessive land ccverage; delaterious land use
or iayouf; depreciaticn of physical maintenancs; tack of
community planning, is detrimental to the putlic safety,
neaith, morals or weifare znd such an area may become 3
hiighted arez.’

The -riteria iisted in the Act have been defined for purccss
e znz2ivysis of the study area as follcws:

Aag, 2impiy the <+time which has passead since buiidin
construction was compieted.

T1i=zgal Ysz -f Individuail Siructures The presence on =r
crccerty of uniawful uses cr activities

Structyres 2elow Minimum Ccde Standards Structuras bkeio
Tocal ccce standards fer building, fire, housing, zZconing
subcivision or lack <of ccnfermance with other applicac:
gcvernmental codes.
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Evcessive Yacancies. When the occupancy or use level of the

building is low for freguent or Jlengthy periocds so as to
represent an adverse area influence.

Lack of Yentilation, Liaht cr Sanitary Facilities. Ccnditicns

which couid negatively influence the health and welfare of
building users.

inadeguate Utilities. Deficiencies in sewer, water suopiy,
storm drainage, electricity, streets or other necessary site
services.

Dilapidation. The condition where the safe use of <the
buiiding js seriously impaired, as evidenced by substandard
structural conditions; this 1s an advanced stage of

deterioration.

Cbhbsolescence. when the structure has become or will scon
beccme ill-suited for the originally designed use.

Detsrioration. A condition where the quality of the buiiding

has declined in terms of structural integrity and/cr building
systems due to lack of investment, misuse or age.

Overcrcowding of Structures and Community Facilities. A level

of use beyond a designed or legally permitted level.

<

ssive l.and Coverage. Site coverage of an unacceptatly

I im

e
n level,

—
s} O

oo

andcnment. The building is unoccupied and unused, ang noc
cparent effort is being directed toward occupancy and us

-

Nelataerijous Land Use or tayout. Inappropriate property J4se
cr platting, or other negative 1influences not otherwise
sovered, which discourages investiment in a prcperiy.
ngnraciztion of Physical Maintenance. Decline in prcper:y
maintanance which leads to building degeneration, neaith zand
satsty nazards, unattractive nuisances, unsightiiness.
srccarty value decline and area distress.

i =20 of Community Planning. PCeficiency in iccal directic: £

o
rcwth. development or redevelopment in order To maintain or
r ce the viability of the area or community.



III. THE STUDY AREA

The Phase I area is comprised of approximately 12 acres and
consists of eleven (11) parcels. The Phase 11 area consists of
approximately 20 acres and is composed of 35 additiocnal parcels.
Access to the overall area is generally provided by Oakton Street
on the south, Main Street on the north, and Pitner Avenue on the
east. As previously noted, the area also generally follows the
remains of the abandoned Mayfair Transit Line. No other railroad
lines intersect or are located in close proximity to the area.

The proposed RPA (Phase I) and the balance of the area, Phase
II, is characterized by varied industrial and commercial uses,
which include outdoor storage yards, scrap vards, 1ight industrial
and commercial facilities, older, blighted structures dispersed
throughout the area, dumping on sites designated for storage and/or
vacant sites, graffiti on some buildings, abandoned fuel towers,
overcrowded areas where parking and business uses compete for
space, and remains of an abandoned railroad lines and yards.

For purposes of this report, the proposed RPA has been defined
as the Phase I study area and was reviewed first; the Phase II
study area was reviewed next as a potential RPA to be included as
a TIF district at a later date.

It should be noted that in order to qualify both phases as
eligible under TIF law, the planning of the redevelopment area must
contemplate designhation of Phase 1 first, since this area may
qualify on its own as a "conservation” area. Qualification of
Phase II must always contemplate Phase I as part of Phase II in
order for the area as_a whole to be rendered an eligible district.
Additionally,  planning considerations as well as area-wide
qualification factors must carefully consider inclusion of Phase
I property in any redevelopment activities contemplated for Phase
II property.



Iv.

METHODOLQGY OF EVALUATION

In evaluating the study area’s potential qualification as a

TIF District, the following methodology was utilized:

1)

w

5)

oh
axamined to determine the acplicabi
fourtaen (14) different other factors for qualification for TIF

Site surveys of both study areas (Phase I & Phase II) were
undertaken by representatives from the City of Evanston and
Kane, McKenna and Associates, Inc. and Chicago Associates
Planners and Architects (CAPA). Site surveys were completed
for each structure within the proposed areas.

A certified planner completed an evaluation of all structures,
carefully noting depreciation, deterioration, or dilapidaticn
as well as apparent vacancies or possible code violations.
The inspections included conditions of roof, windows, facade,
interior walls and finishes, electrical systems, and extericr
cenditions. A serial photograph analysis of the area was

conducted and was used to aid this evaluation.

Both areas were studied in relation to review of available
planning reports, City ordinances, serialized aerial photos
(from 1949, 1955, 1960 and 1985), local history (discussions
with City officials), and an evaluation of area-wide factocrs
that have affected the Southwest Industrial Area’s decline
(e.g., lack of community planning, coordinated development,
available parking, etc.). Both Kane, McKenna and 1its
subcontractor, Chicago Associates, Planners, and Architects,
reviewed the area in its entirety. City redevelopment goals
and objectives for both areas were also reviewed.

Interviews were conducted with a variety of local
industrial/commerciai developers and brokers with respect to
the marketability of the overall area and the feasibility cf
a phased-RPA as a planned industrial/ccmmercial redeveiopment
oroject. Discussions 1included perception of the area, an
analysis of the potential land absorption within the area, and
certain impediments to the area which could be overcome By
certain improvements or incentives.

structures were initially surveyed only in zthe
checking, to the best and most reasonable extent
available, criteria factors of specific structures 2on
carzicular parcels.

Z,ziuaticn was made by reviewing <the informaticn anc
-etermining how each measured to when evaluated against the
~alevant tactors. :

imcroved iand within both ases ©TF the stuacy area were
i

ity of the zage fTactor and the

designaticn unaer this statute.
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V. QUALIFICATION OF EACH STUDY AREA/FINDINGS OF ELIGIBILITY

As a result of evaluation of each parcel, and analysis of each
of the eligibility factors summarized in the previous section, the
following factors are presented to support qualification of toth
study areas and particularly, the proposed RPA as a "conservation
area”’, as defined in the Act.

Initial Qualification:

A. Aae of Structures

Approximately seventy-eight percent {78%) of the structures
within Phase I are more than thirty-five (35) years of age, meaning
these structures (or a substantial portion of the structuras) were

constructed prior to 1854, If the RPA were to be amendea to
include Phase 1I, approximately 63% of the structures 1in the
overall area would satisfy the "age” criteria (e.g., twelve (121

out of nineteen [19] structures [63%] are considered to be built
at least 35 years ago or over based upon data including aerial
photographs provided to and analyzed by CAPA).

On File: Photographs of structures; 1949, 1954, and 1985 Aerials;

: CAPA structure analysis, summary of - City Building
records/Fire Department surveys, affidavits attesting tc
age of structure(s).

Drimary Oualification Factors:

The existence of an average of three (3) of any of the
following factors within each primary tract in the prcpcsed RPA is
required. .

2. tack of Community Planning

It is apparent that both Phase I and Pkase iI 3resas and
certaln areas acjacent to the bcundaries of each were noct
subdivided or developed pursuant to a plan. There 1is strocng
avidence of haphazard land uses. Many of the structures in bozh
phases were constructed along the old Mayfair Railroad line zana
lack mary of the characteristics conducive tc tradizional 1light
industriai parks such as roadways, curbs, sidewalks, adequaze
parking space. etTcC. This lack of early community 2lanning has
contributed to many of the qualifying cenditions cuzlined kelow,




There is insufficient buffering between residential and
industrial land uses, generating conftliicts which are visual and
create noxious noise interactions. The growth of residential uses
during the 1850's and 1960’s on vacant land occurred without
consideration for the adjacent industrial uses. This interaction
is reflected by inadequate traffic planning between these uses.

In comparison and as a result of insufficient planning {no
specific or significant plans for the two (2) phased areas are
mentioned in either the City’s Comprehensive Plan or Ltong Range
Capital Improvement Plan), neither of the two (2) phased areas have
experienced redevelcpment when compared to surrounding areas. This
fact 1is anticipated to continue and result in only small
improvements on an intermittent basis or decline. Without
participation and assistance Dy the public sector, private
investment will continue to be minimal and the public health,
safety and weifare will likely not be improved.

In conclusion, the proposed RPA and the Phase II area have
experienced lack of access, infrastructure, parking, etc. as well
as having a variety of mixed uses within their boundaries - these
factors sustain the "spirit” behind TIF and the need for the City
to improve the overall planning for the precposed RPA.

Oon Eile: City Comprehensive Plan (1986); 1987-1991 Long Range
Capital Improvement Plan; Letter from City official/Plan
Commission attesting to lack of commuhity/econcmic
development efforts in the past.

C. Depreciation of Physical Maintenance

There are structures within the RPA and the Phase II1 area
which exhibit, to a significant extent, when taken collectively,
a need for rehabilitation or removal.

Eight (8) out of the nine (9) structures within Phase I (czr
39%) and 100% of the parcels in the RPA have experienced deferr=d
physicai maintenance, specifically as it relates to the extericr
facades, tuckpointing, and painting of said structures and repairs,

Additionally, there are at least four (4) sheds located 1in <the

RPA which are in deteriorating condition. There 1s evidence =T
graffiti throughout, on both old and new structures. There is much
evidence of overgrown landscaping, 1ittering, and unimproved
parking iots. Also, the continued dumping within and along the
perimeters of the RPA s evidence of depreciation. There
cenditicns have resulted in the overall unsightly condition of the

RPA.



For Shase II, approximately sixteen (16) out of the nineteen
(19) or £4% of the structures and 76% of the parcels suffered from
the same sort of depreciation described above.

Oon File: Photographs of structures and parceis; CAPA analysis;
History of City Code violations within the RPA.

D. Deleterious btand Use/iayout

By virtue of either their size or configuration, there are
sites within the RPA and the Phase II study area which cannot be
more economically used unless assembly and clearance takes place.
Irregular lots and building shapes are characteristic of the RPA
as a whole (this represents approximately 88% of the parcels if
Phase I were to be amended to include Phase I11).

As previously noted, the majority of lots in the RPA have been
platted to accommodate the original function of access to the
railroad line; now that the railroad line has been abandoned, the
parcels do not appear to be functional or used to their highest and
best advantage. These conditions are characteristic of factors
that either discourage reinvestment or cause disinvestment.

Irregular platting and block configuration also appear to te
substandard with respect to current City codes governing the
development of land. Most of the parcels in the RPA and the Phase
II study area are not of minimum size and shape sufficient =to
support the kind of redevelopment contemplated for the area; this
fact has been supported by local developers of inaustrial
properties.

Site development resulting in a discontinuous and irreguiar
pattern of “makeshift” streets at both access points 1into the
proposed RPA and Phase II study area streets has had a deletericus
effect on the area’s overall develorment. Some sites are located
too clcse to these temporary roads and arterial strzet
intercsecticons are not continuous. This pattern of street platting
has resuited in blocks that are not rectilinear or are irreguiar
in shape. are too small for efficient redeveicpment and resuit n
circui-ous and awkward traffic and circulation patternrs.

he land was never platted for industrial access roads; the

area nas primarily been platted by chance or in reaction to the
arid sattern of residential streets to the east or the diagonal
raiircac line through the center of the area.

_10.._



The presence of a Jjunkyard, auto pound, vacant paint
manufacturing facility, . cement mixing factory, automobile
rebuilding and repair shops 1in the RPA and Phase II are more
appropriate in larger industrial or manufacturing zoned areas where
they could be buffered from residential areas by decreasingly
intensive uses. The RPA, by the nature of 1its 1long, thin
configuration, is not suitable to this type of buffering. This is
compounded by inadequately screened on-site storage and combines
with the previous factor to create general unsightliness. Each of
these operations are the destination and origin of major truck and
vehicle movements thus contributing to congestion and providing for
1ittle screening at its gates. The 1image that results s
inconsistent with modern requirements for a light industrial area
or park.

On File: Summary of local developer/broker impressions of area
with respect to layout and appearance; Photographs of
structures and parcels; Sidwell maps showing parcel
configurations; Plan for new roadway in RPA; Letter from
City Traffic Engineer stating traffic is impeded in the
RPA.

E. Inadequate Utilities

The RPA and Phase II study area have a 1low level of
infrastructure development to support redevelopment (this
represents approximately 100% of the parcels in Phase I and 83% of
the parcels-in Phase II). This deficiency 1is characterized by
inadeguate public right-of-ways, narrow street widths and the
absence of curbs, gutters and sidewalks. Alsoc apparent in the RPA
and Fhase II study area is a lack of paved streets, need for
resurtacing in some areas, limited street lighting and a need to
upgrade existing water lines to support any future redevelopment.

within the RPA and the Phase II study area, onliy the area
where *the railroad has been removed appears to be of sufficient
right-of-way width to meet current municipal standards for

Evanston. No street within the area 1is developed tc standard.
This has resulted in both poor drainage and unregulated parking cn
the public right-of-way. Were new streets to be constructed, new

or upgraded storm sewers would be required to acccmmodate the area.
Additionally, there are locations where curbs and gutters are nct
provided.



In “he RPA, there is at least one platted, yet unimproved
easement, that could provide additional access to tnis area were
it to be improved with alternate uses. Lack of adequate streets
results in heavy use of some roadways within the RPA which is an
incompatible use for the residential area adjacent to the propcsed
TIF District.

On File: Long Range Capital Improvement Plan; Sidwall map showing
streets (platted and unplatted); Phcotographs of RPA and
Phase II study area; Letter from City Public Works
Director stating both areas are in need of or will
require certain utility improvements.

F. Deterioration‘

In the proposed RPA, there are approximately four (4)
structures out of the nine (9) (or 44%) and approximately 55% of
the parcels with site improvements that are deteriorating whereby
major rehabilitation of various structural elements such as
exterior walls, roofs and foundation 1is warranted. Some are 1in
need of repair due to decay, deterioration and neglect or misuse
to such an extent as to warrant removal to protect the public

health, safety, welfare or property values.

In Phase II, approximately eight (8) out of the nineteen (13)
structures and approximately 42% of the parcels suffer from
deterioration.

Oon File: Photographs of structures; CAPA analysis; Histor:cal
records of code violations.

Seccndary Qualification Factors:

G. Chsolescence

Some buildings within the RPA and the Phase II Study Area

are
~ieariy cbsolete. There are certain buildings in the RPA that are
considered functionally obsolete in the opinion of CAPA and =7
brokers -nterviewed. These structures appeared tc have been tutig
for spec-fic uses or purposes and their design, location, neignt
and/or space arrangement were intended for specific occupancy =t
a given time. Improper orientation of the buildings on site °s
typicaily difficult and expensive to correct. Scme structures
exhibit characteristics which 1imit the use and marketability of
such buildings. Many suffer from pecor design and gocr
configuration of the parcel. In the entire Study aresz,
apprcximately eight (38) structures or 42% and approximateiy 33% of
the cverall parcels with site imprcvements were determined as teing

-12-



functionally or economically obsolete. The soon to be vacant
Rustoleum Building, in particular, was found to have Inadequate
ceiling heights, lcading docks and is of insufficient size to Gte
current to market standards, rendering 1t economically obsolete,
Additionally, the Laidlaw Building in the proposed RPA had sat
vacant for approximately three (3) years due to the obsolete layout
and character of the building.

On File: Photographs of RPA; Summary of Developer and brohker

perceptions of RPA and certain structures within RPA;
CAPA analysis; Plans for new roadway.

H. Excessive Land Coveraage

In certain areas within the RPA and Phase II Study Area, there
is evidence of excessive land coverage. This condition 1is
manifested in shared parking facilities that do not appear to meet
minimum City standard for uses having similar hours of operation.
This situation exists on some of the parcels within the RPA,
particuiarly along Pitner Avenue, and within boundaries alcng the
old Mayfair Line. The combination of structures and the
requirements of storage of vehicles leaves little area for parking
on site. As this condition continues, the public right-of-way is
commanceered for private parking purposes by those uses that either
do not provide any or provide only minimal on- site parking. Some
of the public rights-of-way are used by adjacent uses for private
parking and conduct of private business.

Excessive site coverage is a factcr of age and the inability
to assemble adequate land for redevelopment purposes. Uses that
exhibit excessive overcrowding are those that have over time
increased site utilization use on an incremental basis, thereby,
forcing parking cff-site and truck loading onto the public streets.
Such sites are also characterized by their Tack of landscape whicnh
is uncharacteristic of current planning standards fcr these lype
of uses.

The failure to provide for adeguate <tTruck locading and
unioading facilities results from the intensive use of lanc 1n
these areas. Pither Avenue is often blocked by trucks either
making deliveries or delivering scrap to a nearby junkyarc. Much
of the vacant and improved property in %this area is used “or
outside storage space of various items.

on File: Fhotographs of area; tetters Ffrcm Ci ity cofTicrals
certifying use of public rights-of-way for orivate uses
and describing parking problems in scme lccations.



Additional Qualification Factors: (Some evidence may exist, but
has not been thoroughly examined.)

Because the majority of structures in the RPA and Phase II
Study Area are essentially private, interior examinations which
might have evidenced certain building code violations or
illegal/hazardous uses were not able to be conducted. Since the
proposed RPA and Phase II Study Area met minimum tests for
qualification subject to considerations mentioned elsewhere in this
report, interior inspections were not deemed necessary. However,
if certain evidence related to environmental (hazardous uses) or
code violations were made available, the file would likely include
additional qualification factors in support of the eligibility of
the entire Study Area.

The Shopping Plaza, currently located adjacent to the prcposed
RPA and Phase II Study Area, has experienced a growing vacancy rate
in the last three (3) years, primarily due to the Tlack of access
to and/or visibility of the site. There is too much depth and not
enough frontage to attract shoppers from Main, McCormick and/or
Oakton Streets. Currently, the Plaza 1is approximately 40-50%
vacant, according to City officials and the owner of the Plaza.
Some of the vacancies relate to the lack of major or anchor type

tenants, further decreasing the drawing power of the Center.

Rustoleum, Inc., a 300,000 s.f. building located in the Phase
Il Study Area, is now on the market and has begun moving itis
operations out of State. It is estimated that by Summer, 1280, the
entire building will be vacant; the departure of some employess and-
cease of cperations began in late 1387. Some developers consider
the building obsolete for its lccation and believe the site will
not be purchased for its intended or existing use, but utilized for

some other purpose. The building was constructed to accommocate
Rustoleum’s paint manufacturing needs and is no longer conducive
to the needs of paint manufacturing. Portions of the Rustoleum

facility are ccnsidered to be built prior to 1853,

On File: Photographs of proposed RPA and Phase II Study Area;
3rokerage and owner information regarcing Rustcleum and
tajdlaw Buildings; Aerial Fhotographs.

A "QUALITIZATION MATRIX", WHICH UTILIZES GUIDELINES SET FORTH BY
THE ILLINOIS DEPARTMENT OF REVENUE, IS INCLUDED IN EXHIBIT D.



VI. QVERALL ASSESSMENT OF QUALIFICATION

The proposed redevelopment project area (RPA) - Phase I - and
the Phase II Study Area are both considered to be “"conservation
areas” with respect to their improved status. The RPA can stand
alone as a “conservation” area; the Phase II study area requires
Phase I to be included in order to be considered a conservation
area. Conditions exist throughout the area which, when considered
as a whole, will qualify Phase I and Phase ]I under Section 11-
74.4-3 of the Tax Increment Allocation Redevelopment Act of the
State of I1linois presuming Phase I is included within Phase II.

As set forth in the narrative and maps provided herein, the
City of Evanston meets the “conservation® requirements of the Act
using the boundaries shown in Exhibits A and B. Certain portions

of both phases also could qualify as “biighted”. The following
blighting characteristics are distributed throughout both phases
of the Study Area: lack of community planhning, depreciation of

physical maintenance, deterioration, deleterious land use/layout,
inadequate utilities, and obsolescence.

Both the RPA and Phase II as they exist today are relatively
uncoordinated and can be regarded as failed developments leading
to the existence of other negative characteristics which currentiy
detract from the marketability of the property. Thus, as a result
of the existence of such blighted areas and areas requiring
conservation, conditions of inadequate public and private
investment, and unmarketability of the property have been evidenced
over the last five (5) to ten (10) years.x

It is the consensus of certain local developers that there is
less of a market for either the proposed RPA or the Phase II Study
Area to be redeveloped as an industrial/commercial/retail area if
public investment is not involved. The presence of the factors
outlined herein may impair the value of private investments and
threaten the sound growth and the tax base of taxing districts in
the area. The City's contemplated TIF designation for the proposed
RPA and the Phase II Study Area is consistent with the overall
intent lanquage of the TIF legislation.

In sum, it is Kane, McKenna and CAPA’s opinion that the RPA
as it existed between September, 1988 and February, 1990 qualifies
as a "conservation" area with respect to the I1lincis TIF Statute
and qualification factors found to exist within the Study Area
include lack of community planning, depreciation of physical
maintenance, deterioration, deleterious land use/layout, inadeguate
~utilities and obsolescence.

xSection 11-74.4-2 Illinois Municipal Code - Tax Increment
Allocation Redeveiopment Act.
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EXHIBIT A
Proposed RPA Boundaries

Phase I
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EXHIBIT B
Proposed RPA Boundaries

Phase II
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EXHIBIT C
Age of Structure Map

Phase I ana Phase 11
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EXHIBIT D

Matrix of Blight and Conservation Factors
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EXHIBIT E

CAPA Building Conditions Survey Manual



CAPA

Chicaqgo Associates
Planners and Arcnhitects

1807 West Sunnvsice
Chicago. llinois €C640

Phone: 312, 275 307
Fax: 312. 275 1858

March 8, 1989

Memo

To:

From:

Re:

Leslie Griffith
Kane, McKenna & Associates

Tom Forman
CAPA

Southwest Evanston RPA/TIF
Age factor qualification methodology and definitions

TESTS USED IN AGE DETERMINATION

A.

Visual Survey

This determination is done using a visual survey of the
buildings, photos and aerials. The following factors of
construction methods and materials and style of the buildings
govern our determination:

1. The construction of buildings built before 1950
employed distinct materials and methods. These are
typically evidenced by:

a. Roof copings of vitrified clay tile.

b. Flat roofs being constructed with strong slopes
using a mop-on of roll roofing.

C. Facades using asbestos and asphalt shingles
over original sidings for side and rear walls. This
is usually different from the road side facades,
which use a more finish material.



APA

Chicago Associaies
Flanners ana Arcnitecis

st Page 2
+807 “Nest Sunnvsiae March 8, 1989
Chnicaco. llinors 60840
Fhone: 332. 275 1307
Fax: 212. 275 1853

Use of wood framing and details of entries and
roofs relate to style and techniques of
construction.

Construction materials and methods used in
store fronts, such as porcelain ename! panels,
a clear aluminum or painted steel glazing
systems and the use of face or snap-on
fasteners.

Types of windows, usually painted wood and
larger in scale in older buildings. Also the use
of "factory sash" metal windows with small glass
panes. '

Construction character and graphic design of
signs, as evidenced by painted or porcelain
enamel sheet metal boxes with applied painted
letters, overlayed with exposed neon tubes.

Brick types in buildings built before 1950 had red,
deep brown or other brick, laid in distinctive
patterns and bonding courses. Buildings built
after 1950 tend to use blond or yellow brick
without any special detail coursing.

Design styles can also be used to establish the age of
structures.

These are typically evidenced by:

a.

Buildings prior to the 1920’s.

These structures have pitched shingle roofs,
frame construction, double hung windows and
suspended gutters and downspouts. They are
usually positioned at the rear of the site, with one
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story "shop" additions added to the fronts of
such structures. These also could have flat
facades to the streets concealing the pitch
volume behind.

Buildings between 1920 - 1940.

These are characterized by two story
construction with flat roofs. The structures
usually have offices or residential space above
first floor shops. Ancther commercial form
common to this period is one story structures
with bow roofs and high parapets. These
buildings provide large open area interiors.

Buildings between 1940 and 1S60.

These buildings are characterized by the use of
limestone cladding or metal curtain walls. They
usually have flat roofs. The facades are clean,
sharp-edged images - "Modern®.

Both the design and construction characteristics described
above require further collaboration; hence we use the following
additional tests.

B. Aerial Photo

Chicago Aerial Photo has on file photos taken every two to five
years, depending on the area.

Cross comparison of these photos easily identifies the
presence of structures at date certain points in history.

We usually do this test following the visual survey.
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Building Permits

Most communities building departments have on file the
building permits for parcels of land and structures by year of
construction.

Fire Department Inspection Records

Communities have fire department records that can be traced
back on individual parcels and structures to a set point in
time before the structure existed.

These two tests can be used to clarify any indecision from
either the visual or aerial photo tests.

Title Records

The county recorder of deeds or title companies have detail
records for the parcels of land and the construction activity on
them. The files are references by P.L.N. numbers and address.

Survey Records

Most smaller communities have a local survey company who
has worked for years in the community. Their records are a
good "court of last resort" if they are available for review.

Oral History

We like to avail ourselves of the recollections of long term
citizens of the area. Their stories can sometimes help in
knowing where to look or in fact can verify the date of a
structure by linking it to a known event in time.
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H. Historical Society

Communities may have individuals or organizations that have
gathered historical documentation. Many times their photo
collections of the community or neighborhood structures can
be used to verify age.

I Intended Use
What the building was built to be used for can be a general
reference point for age. Particularly when it is combined with
an understanding of the economic and functional aspects of
the community at certain bench marks in history.

The Evanston study included only test A and B above for the RPA/TIF area.

capa\ki31489



Stuctural Conditions Summary and Age Summary



BUILDING CONDITION REVIEW
(provided by Chicago Associates
Planners and Architects)

Depreciation of Physical Maintenance, Deterioration, and
Dilapidation Factors vwere reviewed in a sequential manner.

Sequential in that depreciation leads to deterioration leads to
dilapidation. Depending on the component of the structure
involved the structure can show evidence of all three factors.

Example:

Depreciation: ' Wood trim at windows, doors and eaves shows
evidence of peeling paint.

Deterioration: Gutters are handing loose and connection
between gutter and downspout are rusted
away.

Dilapidation: Foundation wall and masonry wall above are
cracked and pushed out of alignment causing
the roof structure to sag and be displaced.

1. ~ DEPRECIATION OF PHYSICAL MAINTENANCE

Focus on deferred maintenance and the lack of maintenance .
of buildings, improvements and grounds. Consists of the
following:
A Building

1. Unpainted or unfinished surfaces

2. Paint peeling

3. Loose or missing materials

4, Sagging or bowing walls, floors, roofs, and

porches

3. Cracks or broken windows

6. LLoogse gutters or downspouts

7. ' Loose or missing shingles

8. Damaged building areas in disrepair

B. Front yards, side-years, back yards and vacant
parcels:

Accumulation of trash and debris
Broken sidewalks

Lack of vegetation

Lack of paving and dust control
Potholes

Standing water

Fences in disrepair

QM OV DN
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- Lack of mowing and pruning of vegetation

C. Streets, alleys and'parking areas:
1. Potholes
2. Broken-up or crumbling surfaces
3. Broken curbs and/or gutters
4. Areas of loose or missing materials
5. Standing water
D. Is it unsightly?
E. Is it a health and safety problem?
DETERIORATION

Focus on physical deficiencies of disrepair in buildings or
site improvements requiring treatment or repair.

A.

4 afa Ll

Deterioration of buildings

Buildings with major defects in the:

1 .

Secondary building components

a. Doors

b. Windows

c. Porches

d. Gutters

e. Downspouts

f. Fascia materials

Major defects in primary building

components
a. Foundations
b. Frames

Cc. Roofs

All buildings and site improvements clagsified as
dilapidated would also be deteriorated.

B.

Deterioration of surface improvements

The conditions of roadways, alleys, curbs, gutters,
sidewalks, off-street parking and surface storage
areas may also evidence deterioration:

1,
2.
3.
4

Surface cracking
Crumbling

Potholes and depressions
Loose paving materials

1-2



5. ' Weeds protruding through the surface

C. General economic considerations
1. Decline in quality of structure due to
misuse, lack of maintenance, lack of
investment, or age;
2. Low property values compared with other
similar property in the municipality;
3. Current land value with building is close
to or below land value without building.
DILAPIDATION

Focus on an "advanced"” state of disrepair of buildings or
improvements or the neglect of necessary repairs, showing
evidence that the building or improvement are falling into
a state of decay.

A.

Primary structural components (roof, bearing,
walls, floor structure, and foundation}.

Building systems (heating, ventilation, lighting,
and plumbing).

Secondary structural components in such combination
and extent that:

1. Major repair is required.

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

Removal of the building is an option that is

economically superior to almost any type of

rehabilitation.

Cost of. repairs would be high especially when
compared to return on investments.

Safe use of the building is seriously impaired.

1-3
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Evanston RPA (April, 1990)

1988
Equalized Assessed
PIN # Valuation
10-24-301-014 198,228
10-24-300-030 18,233
10-24-300-033 138,261
10-24-300-032 61,944
10-24-300-024 167,273
10-24-300-003 140,470
10-24-300-004 46,884
10-24-310-036 3,030
10-24-310-038 79,601
10-24-310-043 117,488
10-24-310-044 55,621

Total $1,032,033
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LEGAL DESCRIPTION

THOSE PARTS .OF THE SOUTHWEST % OF SECTION 24, TOWNSHIP 41
NORTH, RANGE 13, EAST OF THE THIRD PRINCIPAL MERIDIAN,
COMPRISING ALL OF PARTS OF THE FOLLOWING LOTS AND BLOCKS,

LOTS 16 TO 24 BOTH INCLUSIVE IN BLOCK 2 IN TRAVERS' SUB-
DIVISION OF THE NORTH % OF THE MIDDLE 1/3 OF THE NORTH %

OF THE SOUTHWEST % OF SAID SECTION 24 ALSO LOT 1 ZERA SUB-
DIVISION NO. 2 OF PART OF THE SOUTHWEST % OF SAID SECTION

24 ALSO LOT 1 IN HESS' SUBDIVISION OF PART OF THE NORTH

300 FEET OF THE WEST 2/3 OF THE SOUTHWEST % OF THE SOUTH-

WEST % OF SAID SECTION 24 ALSO LOTS 1 AND 2 IN HARTREY-KEENEY
CORPORATION RESUBDIVISION OF PART OF THE NORTH 5 FEET OF

LOT 'A' IN OAKTON CONSOLIDATION IN THE SOUTHWEST % OF THE
SOUTHWEST % OF SAID SECTION 24 AND ALL OF LOT 2 IN THE

HESS' SUBDIVISION, AFORESAID ALSO INCLUDING ALL THOSE

CERTAIN STREETS AND ALLEYS ADJOINING AND CONTIGUQUS TO

TO AFORESAID LOTS AND BLOCKS FALLING WITHIN THE FOLLOWING
DESCRIBED TRACT OF LAND: BEGINNING AT THE POINT OF INTER-
SECTION OF THE WESTERLY EXTENSION OF THE NORTH LINE OF
WASHINGTON STREET AND THE NORTHERLY EXTENSION OF THE EAST

LINE OF WIDENED PITNER AVENUE; THENCE SOUTH ALONG THE SAID
EAST LINE OF WIDENED PITNER AVENUE AND ITS EAST LINE EXTENDED
NORTH TO THE INTERSECTION OF THE CENTER LINE OF CLEVELAND
STREET AND THE SOUTHERLY EXTENSION OF THE EAST LINE OF

WIDENED PITNER AVENUE; THENCE WEST ALONG THE SAID CENTER

LINE OF CLEVELAND STREET TO ITS INTERSECTION OF THE EAST

LINE AND EAST LINE EXTENDED NORTH TO A POINT.ON A LINE MEASURED
100 FEET NORTH OF AND PARALLEL TO THE NORTH LINE OF LOT 'E‘

IN MACTAGGART AND NEWTON'S SUBDIVISION OF A PART OF THE

EAST % OF THE SOUTHWEST % OF THE SOUTHWEST % OF SAID SECTION
24: THENCE WEST ALONG SAID PARALLEL LINE, TO THE EAST LINE OF
LOT 'A' IN OAKTON CONSOLIDATION AFORESAID; THENCE NORTH

ALONG SAID EAST LINE TO THE NORTHEAST CORNER OF SAID LOT 'A’";
THENCE WEST ALONG THE NORTH LINE OF SAID LOT 'A' TO ITS INTER-
SECTION WITH THE EAST LINE OF LOT 2 IN HARTREY-KEENEY CORPORATION
RESUBDIVISION, AFORESAID, AT A POINT S FEET NORTH OF THE SOUTH-
EAST CORNER THEREOF, THENCE SOUTH ALONG SAID EAST LINE TO THE



SOUTHEAST CORNER OF SAID LOT 2; THENCE WEST ALONG THE SOUTH
LINE OF SAID LOT Z TO THE MOST SOUTHERLY SOUTHWEST CORNER
THEREOF; THENCE NORTH ALONG THE MOST WESTERLY LINE OF SAID

LOT 2 TO THE WESTERLY-MOST CORNER OF SAID LOT 2, SAID CORNER
BEING COMMON WITH THE SOUTHEASTERLY LINE OF LOT 1 IN ZERA
SUBDIVISION NO. 3, A SUBDIVISION OF PARTS OF THE SOUTHWEST %

OF SECTION 24 AND THE SOUTHEAST % OF SECTION 23, TOWNSHIP 41
NORTH, RANGE 13, EAST OF THE THIRD PRINCIPAL MERIDIAN, SAID
SOUTHEASTERLY LINE ALSO BEING THE EASTERLY LINE QF THE FORMER
CHICAGO AND NORTHWESTERN RAILROAD RIGHT OF WAY; THENCE NORTH-
EASTERLY ALONG SAID COMMON LINE TO THE NORTHEAST CORNER OF LOT
1 IN ZERA SUBDIVISION NO. 3 AFORESAID; THENCE NORTHWESTERLY AND
SOUTHERLY LINES OF LOT 1 IN SAID ZERA SUBDIVISION NO. 3 AND

LOT 1 IN ZERA SUBDIVISION NO. 2 RESPECTIVELY, TO THE SOUTHWEST
CORNER OF LOT 1 IN ZERA SUBDIVISION NO. 2, AFORESAID: THENCE
NORTHEASTERLY ALONG THE WESTERLY AND NORTHWESTERERLY LINES OF
SAID LQT 1 TO ITS MOST NORTHERLY NORTHWEST CORNER, BEING COMMON
WITH THE SOUTHWEST CORNER OF LOT 1 IN GENERAL DYNAMICS-zZVANSTON
INDUSTRIAL PARK, A SUBDIVISION OF PART OF THE SOUTHWEST % OF
SAID SECTION 24; THENCE DUE SOUTH ALONG AN EAST LINE OF LOT 1
IN ZERA SUBDIVISION NO. 2, AFORESAID, WHICH IS THE SOUTHERLY
EXTENSION OF THE WEST LINE OF LOT 1 IN SAID GENERAL DYNAMICS-
EVANSTON INDUSTRIAL PARK SUBDIVISION, A DISTANCEOF 47.62 FEET
TO A POINT ON THE NORTH LINE OF LOT 1 IN SAID ZERA SUBDIVISION
NO. Zp- THBKCE NORTHEASTERLY ALONG THE MOST SOUTHERLY NORTHWEST
LINE OF SAID LOT 1 AND ITS NORTHEASTERLY EXTENSICN, TO THE POINT
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OF INTERSECTION WITH A LINE BEING 25 FEET NORTHWESTERLY AND
PARALLEL TO THE CENTERLINE OF THE FORMER MOST NORTHWESTERLY
(NORTHBOUND) MAIN TRACK OF THE CHICAGO AND NORTHWESTERN
TRANSPORTATION COMPANY; THENCE NORTHEASTERLY ALONG SAID
PARALLEL LINE TO THE NORTH LINE OF THE SOUTHWEST % OF SAID
SECTION 24; THENCE EAST ALONG SAID NORTH LINE TO THE INTER-
SECTION OF THE NORTHERLY EXTENSION OF THE 21 FOOT ALLEY IN
BLOCK 2 IN TRAVERS' SUBDIVISION, AFORESAID; THENCE SOUTH

ALONG SAID EAST LINE AND EAST LINE EXTENDED NORTH, TO THE
INTERSECTION OF THE EASTERLY EXTENSION OF THE SOUTH LINE OF
LOT 16 IN SAID BLOCK 2; THENCE WEST ALONG SAID SOUTH LINE

AND SOUTH LINE EXTENDED EAST, TO THE EASTERLY LINE OF THE
FORMER CHICAGO AND NORTHWESTERN RAILROAD RIGHT OF WAY,
AFORESAID; THENCE SOUTHWESTERLY ALONG SAID FORMER RIGHT OF

WAY TO ITS INTERSECTION OF THE WESTERLY EXTENSION OF THE

NORTH LINE OF WASHINGTON STREET; THENCE EAST ALONG SAID NORTH
LINE EXTENDED WEST TO THE POINT OF BEGINNING (EXCEPTING THERE-
FROM,'THAT PART IF ANY, LYING SOUTHEASTERLY OF A -LINE PARALLEL
WITH AND DISTANT 15 FEET NORTHWESTERLY, MEASURED AT RIGHT ANGLES
FROM THE CENTERLINE OF CHICAGO AND NCRTHWESTERN TRANSPORTATION
COMPANY YARD TRACK ICC NO. B-23, AS NOW LOCATED, BEING THE
FIRST TRACK EASTERLY OF THE ABOVE DESCRIBED REAL ESTATE), ALL
IN.COOK COUNTY, ILLINOIS.
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APPENDIX B

Redevelopment Project Area (RPA) Policies

(As excerpted from the Evanston Comprehensive General Plan)

1)

2)

3)

9)

10)

11)

12)

13)

14)

Continue to use and develop incentive programs to
stimulate private development.

Encourage public/private cooperation to promote
economicdevelopment in Evanston.

Encourage organizations and businessmen, merchants and
neighborhood groups to address mutually beneficial
economic revitalization options.

l.everage local dollars for maximum benefit with public
and private programs.

Establish the legislative and administrative
commitments necessary to respond in a timely manner to
high priority economic development needs.

Initiate economic development programs throughout the
City in conformity with the Comprehensive General Plan.

Reinforce the "Headquarters City" concept by attracting
firms representing national headquarters.

Establish a cultural environment which will attract new
businesses.

Attract new employers whose needs match our varied
existing labor pool as well as bring additional high
skilled jobs to the community.

Encourage local educational institutions to provide
training more directly linked to the current and
projected needs of area employers.

Encourage and foster expansion of existing employers.

Provide the public and physical improvements needed to
stimulate private development.

Redevelop selected commercial and industrial areas so
as to maintain their vitality and provide new
opportunities for growth and reinvestment.

Encourage sound maintenance of industrial, business,
and commercial structures through enforcement of
appropriate property maintenance standards.



16)

17)

18)

19)

20)

21)

22)

23)

24)

25)

26)

27)

28)

29)

30)

Expand the manufacturing base through more intensive
use of underdeveloped industrial land.

Target neighborhood commercial areas for comprehensive
streetscape improvements.

Encourage retention of neighborhood convenience
shopping and services.

Encourage greater attention to design considerations
and the creation of public amenities as part of the
development and rehabilitation of business and
commercial areas.

Improve parking and vehicular circulation to business
centers and pedestrian circulation within them by a
combination of techniques designed to maximize the
accessibility of those areas to their potential
customers.

Maintain a program of replanting parkway trees in
accordance with the Master Street Tree Plan.

Create public awareness of the importance of design as
it relates to a positive image of the City.

Emphasize the use of landscaping materials as a means
of unifying and softening the streetscape environment.

Prepare comprehensive streetscape designs for
coordinated improvements in business areas.

Select lighting fixtures for their aesthetics,
illumination and efficiency.

Introduce consideration of design concerns in the early
stages of development projects.

Develop an informal design review process to encourage
more thoughtful design in both public and private
facilities.

Consider the context of neighboring structures as a
design issue when introducing new development.

Involve Evanston’s design professionals as a resource
for assisting with design issues.

Include maintenance considerations as part of any
program for improving the visual environment.

Continue to maintain and enhance those elements which
give Evanston a distinctive identity.
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CITY OF EVANSTON
TIF QUALIFICATION REPORT
SOUTHWEST INDUSTRIAL AREA

A study to determine whether a portion of the Evanston Southwest
Industrial Area qualifies as a conservation or blighted area as set
forth in the definition 1in the Real Property Tax Increment
Allocation Redevelopment Act of Il1linois Chapter 24, Section 11-
74.4-1, et seg of the I1linois Revised Statutes.

Prepared For: City of Evanston, Illinois

Prepared By: Kane, McKenna and Associates, Inc.

April, 1280



I. INTRODUCTION AND BACKGROUND

in 1988, the City of Evanston, 1its Eccnomic Development
Committee and Plan Commission designated the Southwest Industrial
Area as a Priority Study Area for potential gualificaticn of a Tax
Increment Finance (TIF) District. This action demonstrated the
City's commitment to utilize substantial effort to facilitate
revitalization of this portion of the City.

Over the last several vears, the City of Evanston has searched
for the most efficient and least expensive manner of enhancing and
stabilizing this industrial/commercial area (although the area is
soned manufacturing) 1in the immediate proximity to substantiai
residential neighborhoods. With the exception of the currentiy
semi-vacant and poorly-laid out Main Street Commons Shopping Pla:z
(the “"Shopping Center”), new development to the area has been
sparse and uncoordinated.

In the context of planning for the proposed Southwest
Tndustriai Area Redevelopment Project Area (RPA), the City
requested that Kane, McKenna and Associates, Inc. study the area
to determine whether a portion of the area qualifies fFor
consideration as a Tax Increment Financing District. Such area is
generally bounaed by Main Street, Hartrey Avenue, and Pitner
Avenues, Jakton Street and the City limits.

Since virtually all remaining land within the proposed
redevelccment project area (RPA) contains structures and/or site
improvements and is designated for industrial/commercial use, the
subject area was preliminarily assessed for quaiification as
imprcved ‘iand under the statute.

The parcels within the area that do currentiy gualify
according to statutory reguirements (Phase I) are those generally
regarded as the Zera/MAP prcperty and follows the carcesi
configuration of the northern portion of the abandoned Maytair
Transit ~211 line, which was demclished and cleared 1n 1938-%6,
These formerly exempt parcels, scme of which are now vacant, have
recently zeen ourchased by a private owner. The zarea contain:ing
these parcz=ls zliso borders Pitner Avenue to the =zast.

Phase IT. or the remaining carcels contained in the balance

of the stucy area that guaiifies wunder the TIF statute, is

enerai’y coundad by Main Street on the north. Pitner Avenue tc the

zst, Oakton . Street on the south and the City 1imits and The

heppina Center on the west. (See map cf the Initial hfﬂmarv Study
rea zttacne :

I (0 (D 2



Map of Initial Primary Study Area
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The Study Area has been evaluated and documented in two (2)
phases. This was done at the request of the City, to allow for
certain private and public development to be initiated in a time
frame that 1is acceptable to the City and private developers
proposing plans for the area. It is contemplated by the City that,
for a variety of technical reasons, the balance of the study area
(Phase II) may be added to Phase I at a Tlater date. Thus,

eventually, this could result in a combined overall TIF District
including both Phase I & Phase II.



II. QUALIFICATION CRITERIA USED |

Wwith the assistance of City staff, and an independent
certified planning consultant, Chicago Associates, Planners, and
Architects, Inc., Kane, McKenna and Associates, Inc. examined the
proposed redevelopment project area from_ September., 19838 *to
February, 1990 to determine the presence or absence of appropriats
qualifying factors 1listed in the I1linois "Real Property Tax
Increment Allocation Act” (hereinafter referred to as "the Act”}
which was adopted in 1977, and amended in 1986 and 1988, The
relevant sections of the Act are found below.

The Act sets out specific procedures which must be adhered o
in designhating a redevelopment project area. By definition, a
"redevelopment project area’” is

"an area designated by the municipality, which 1is not
less in the aggregate than 1 1/2 acres and in respect to
which the municipality has made a finding that there
exist conditions which cause the area to be classified
as a blighted area or a conservation area, or a
combination of both blighted areas and conservation
areas.’

The Act defines a "blighted” area as follows:

"any imprcved or vacant area within the boundaries of a
redevelopment project area located within the territeorial
limits of the municipality where, if improved,
industrial, commercial and residential buildings or
improvements, because of a combination of 5 or more of
the following factors: age; dilapidation; obsolescence;
detericration; 1illegal wuse of individuai structures;
cresence of strutures belcw minimum code standards;
excessive vacancies; overcrowding of structures and
nity facilities; 1lack <f ventilation, 1light or
i<ary facilities; inadeguate utiiities; axcessive iand
vsrage; aoandonment, deletsrious Tand use cr tavcut;
rzciation of physical maintenance; and lack <7
nunity nlanning, is detrimental to the cublic safety,
i=n, mcrals or welfare, or T vacant, the scund grcwth
the taxing districts is impaired by 1) a combinhaTicn
Z or mere of the fcllewing factors: obsclete platting
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~a vacant land; diversity =f zwnership of such land:
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10.

1.

4.

Y
n

Excessive Yacancies. When the occupancy or use level of the

building is low for. freguent or lengthy periods so as to
represent an adverse area influence.

Lack of Yentilation, Light cr Sanitary Facilities. Cecndizicns
which couid negatively influence the health and welfare of
building users.

Tnadequate Utilities. ©Deficiencies in sewer, water suopiy,
sterm drainage, electricity, streets or other necessary site
services.

Dilapidation. The condition where the safe use of the
buiiding is seriously impaired, as evidenced by substandard
structural conditions; this is an advanced stage of

deterioration.

Obsolescence. when the structure has become or will scon
beccme ill-suited for the originally designed use.

Detarioration. A condition where the guality of the buiiding
has declined in terms of structural integrity and/cr building
systems due to lack of investment, misuse or age.

Overcrcwding of Structures and Community Facilities. A ievel

of use beyond a designed or legally permitted level.

i
<

‘

essive Land Coverage. Site coverage cof an unacceptabtly

>im’

ign level.

bandonment. The building is unoccupied and unuseg, ana nc
coarent effert is being directed toward occupancy and use.

LY
M
a

1

laterious Ltand Use or Layout. Inappropriate property Juse
latting, or other negative influences not otherwise

d, which discourages investment in a precperty.
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ITI. THE STUDY AREA

The Phase I area 1is comprised of approximately 12 acres and
consists of eleven (11) parcels. The Phase II area consists of
approximately 20 acres and is composed of 35 additional parceils.
Access to the overall area is generally provided by Oakton Street
on the south, Main Street on the north, and Pitner Avenue on the
east. As previously noted, the area also generally follows the
remains of the abandoned Mayfair Transit Line. No other railroad
lines intersect or are located in close proximity to the area.

The proposed RPA (Phase I) and the balance of the area, Phase
11, is characterized by varied industrial and commercijal uses,
which include outdoor storage yards, scrap yards, light industrial
and commercial facilities, older, blighted structures dispersed
throughout the area, dumping on sites designated for storage and/or
vacant sites, graffiti on some buildings, abandoned fuel towers,
overcrowded areas where parking and business uses compete for
space, and remains of an abandoned railroad lines and yards.

For purposes of this report, the proposed RPA has been defined
as the Phase I study area and was reviewed first; the Phase 1II
study area was reviewed next as a potential RPA to be included as
a TIF district at a tater date.

It should be noted that in order to qualify both phases as
eligible under TIF Taw, the planning of the redevelopment area must
contemplate designation of Phase I first, since this area may
gualify on its own as a "conservation” area. Qualification of
Phase II must always contemplate Phase I as part of Phase II 1in
order for the area as_a whole to be rendered an eligible district.
Additionally, - planning considerations as well as area-wide
qualification factors must carefully consider inclusion of Phase
I property in any redevelopment activities contemplated for Phase
II property.



IV. METHODOLOGY OF EVALUATION

In evaluating the study area’s potential qualification as a
TIF District, the following methodology was utilized:

1) Site surveys of both study areas (Phase I & Phase II) were
undertaken by representatives from the City of Evanston and
Kane, McKenna and Associates, Inc. and Chicago Associates
Planners and Architects (CAPA). Site surveys were completed
for each structure within the proposed areas.

2) A certified planner completed an evaluation of all structures,
carefully noting depreciation, deterioration, or dilapidation
as well as apparent vacancies or possible code violations.
The inspections included conditions of rcof, windows, facade,
interior walils and finishes, electrical systems, and extericr
ccnditions. A serial photograph analysis of the area was
conducted and was used to aid this evaluation.

3) Both areas were studied in relation to review of avaijlable
planning reports, City ordinances, serialized aerial photos
(from 1949, 1955, 1960 and 1985), local history (discussions
with City officials), and an evaluation of area-wide factors
that have affected the Southwest Industrial Area’'s decline
(e.g., lack of community plianning, coordinated development,
available parking, etc.). Both Kane, McKenna and 1its
subcontractor, Chicago Associates, Planners, and Architects,
reviewed the area in its entirety. City redevelopment gcals
and objectives for both areas were also reviewed.

4) Interviews were conducted with a variety of local
industrial/commerciail developers and brokers with respect to
the marketability of the overall area and the feasibility cf
a phased-RPA as a planned industrial/commercial redevelooment
oroject. Discussions 1included perception of the area, an
anaiysis of the potential land absorption within the area, and
certain impediments to the area which could be overcome 2oy
certain 3improvements or incentives.

5) Tndividual structures were initially surveyed only 1in <zhe
ccntent o checking, to the best and most reasonable extant
avaijlable, criteria factors .of specific structures 2n
car=icular parcels.

5) -Svazjuaticon was made by reviewing the informaticn and
zetermining how each measured to when evaluated against tThe
~ralevant fTactors.

imcroved land within both phases of the stucy area were
examined to determine the appliczbiiity of the age factor and the
fourtzen (14) different other factors for qualification for TIF
designaticn unger this statute.



V. ° QUALIFICATION QF EACH STUDY AREA/FINDINGS OF ELIGIBILITY

As a result of evaluation of each parcel, and analysis of sach
of the eiigibility factors summarized in the previous secticn, the
following factors are presented to support gualification cf both
study areas and particularly, the proposed RPA as a "conservation
area”, as defined in the Act.

Initial Jualification:

A, Age of Structures

Approximately seventy—-eight percent (78%) of the structures
within Phase I are more than thirty-five (35) years of age, meaning
these structures (or a substantial portion of the structures) were
constructed prior to 1954. If the RPA were to be amendea to
include Phase II, approximately 63% of the structures in %
overall area would satisfy the "age” criteria (e.g., twelve [1
out of nineteen [19] structures [63%] are cons.dered to be bui
at least 35 years ago or over based upon data including aeri
photographs provided to and analyzed by CAPA).

On File: Photographs of structures; 1949, 1954, and 1985 Aerials;
CAPA structure analysis, summary of City 2uilding
records/Fire Department surveys, affidavits attesting to
age of structure(s).

Primary Cualification Factors:

The existence of an average of three (3) of any of <:zhe
following factors within each primary tract in the prcpcsed RPA s
required.

2. tack of Zommunity Planning

I+ is apparent that both Phase I and Phzse II arsas and
certain areas adjacent +to the bcundaries of each were not
subdivided or deveioped pursuant to a plan. Theres 1s sirong
avidence of haphazard land uses. Many of the structurss in bozh
nhases were ccnstructed along the old Mayfair Railroad line zna
lack many of the characteristics conducive tc traditicnal lignht
industriai parks such as roadways, curbs, sidewalks, adeguate
parking spa £TC. This lack of early cemmunity nlanning has

contributed o many of the gqualifying ccnditicons cuTliined teiocw.



There 1is insufficient buffering between residential and
industrial land uses, generating contlicts which are visual and
create noxious noise interactions. The growth of residential uses
during the 1950’s and 1960's on vacant land occurred withcut
consideration for the adjacent industrial uses. This interactic
is reflected by inadequate traffic planning between these uses.

In compariscn and as a result of insufficient planning {no
specific or significant pltans for the two (2) phased areas are
mentioned in either the City’s Comprehensive Plan or Long Range
Capital Improvement Plan), neither of the two (2) phased areas have
experienced redevelopment when compared to surrounding areas. This
fact 1is anticipated to continue and result in only small
improvements on an intermittent basis or decline. Without
participaticn and assistance by the public sector, private
investment will continue to be minimal and the public health,
safety and welfare will 1ikely not be improved.

In conclusion, the proposed RPA and the Phase II area have
experijenced lack of access, infrastructure, parking, etc. as weill
as having a variety of mixed uses within their boundaries - these
factors sustain the "spirit” behind TIF and the need for the City
to improve the overall planning for the proposed RPA.

On File: City Comprehensive Plan (1986); 1987-19%1 Long Range
Capital Improvement Plan; Letter from City official/Plan
Commission attesting to lack of community/economic
development efforts in the past.

C. Depreciation of Physical Maintenance

There are structures within the RPA and the Phase II a
which exhibit, to a significant extent, when ftaken collective
a need for rehabilitation or removal.

-
a

re
iy,

Eight (8) out of the nine (2) structures within Phase T fcr
29%) and 100% of the parcels in the RPA have experienced deferr=z=d
physical maintenance, specifically as it relates tTo the extericr

facades., “uckpeointing, and painting of said structures and repairs.
Additionally, there are at least four (4) sheds Tocated in =he
RPA whnich are in deteriorating condition. There 1is evidence 7
graffiti throughout, on both old and new structures. There is much
evidence of overgrown landscaping, littering, and unimproved
parking iots. Also, the continued dumping within and along <the
perimeters of +the RPA 1is evidence of depreciation. There
coenditicns have resulted in the overall unsightly condition of tre
SFA.



For Phase II, approximately sixteen (16) out of the nineteen
(19) or %4% of the structures and 76% of the parcels suffered from
the same sort of depreciation described above.

on File: Photographs of structures and parcels; CAPA analysis;
History of City Code violations within the RPA.

D. Deleterious Land Use/lLayout

By virtue of either their size or configuration, there are
sites within the RPA and the Phase II study area which cannot be
more economically used unless assembly and clearance takes place.
Irregular lots and building shapes are characteristic of the RPA
as a whole (this represents approximately 88% of the parcels if
Phase I were to be amended to include Phase II).

As previously noted, the majority of lots in the RPA have been
platted to accommodate the original function of access to the
rajlroad line; now that the railroad 1ine has been abandoned, the
parcels do not appear to be functional or used to their highest and
hest advantage. These conditions are characteristic of factors
that either discourage reinvestment or cause disinvestment.

Irregular platting and block configuration also appear to te
substandard with respect to current City codes governing the
development of land. Most of the parcels in the RPA and the Phase
II study area are not of minimum size and shape sufficient <o
support the kind of redevelopment contemplated fer the area; this
fact has been supported by local developers of industraial
properties.

Site development resulting in a discontinuous and irreguiar
pattern of "makeshift” streets at both access points into the
proposed RPA and Phase II study area streets has had a deletericus
effect on the area’s overall development. Some sites are located
too clcse to these temporary roads and arterial strest
interseczicons are not continuous. This pattern cf street platting
has resulted in blocks that are not rectilinear or are irregular
in shape. are too small for efficient redeveicpment and resuit in
circui-ocus and awkward traffic and circulation patterns.

+he land was never platted for industrial access rcads; ine
area "nas oprimarily been platted by chance or in reaction to the
grid caztern of residential strests to the east or the diagonal
raiircac tine through the center of the area.

-10~-



The presence of a Jjunkyard, auto pound, vacant paint
manufacturing facility, cement mixing factory, automobile
rebuilding and repair shops in the RPA and Phase II are more
apprepriate in larger industrial or manufacturing zoned areas where
they could be buffered from residential areas by decreasingly
intensive uses. The RPA, by the nature of 1its 1long, thin
configuration, is not suitable to this type of buffering. This is
compounded by inadequately screened on-site storage and combines
with the previous factor to create general unsightliness. Each of
these operations are the destination and origin of major truck and
vehicle movements thus contributing to congestion and providing for
little screening at 1its gates. The 1image that results is
inconsistent with modern requirements for a light industrial area
or park.

Oon File: Summary of 1local developer/broker 1impressions of area
with respect to layout and appearance; Photcocgraphs of
structures and parcels; Sidwell maps showing parcel
configurations; Plan for new roadway in RPA; Letter from
City Traffic Engineer stating traffic is impeded in the
RPA.

E. Inadequate Utilities

The RPA and Phase II study area have a Jlow level of
infrastructure development to support redevelopment (this
represents approximately 100% of the parcels in Phase I and 88% of
the parcels in Phase 1II). This deficiency 1is characterized by
inadequate public right-of-ways, narrow street widths and the
absence of curbs, gutters and sidewalks. Also apparent in the RPA
and Fhase II study area is a lJlack of paved streets, need for
resurfacing in some areas, limited street lighting and a need to
upgrade existing water lines to support any future redevelopment.

Within the RPA and the Phase II study area, oniy the area
where the railroad has been removed appears to be of sufficient
right-of-way width to meet current municipal standards for
Evanston. No street within the area is developed to standard.
This has resulted in both poor drainage and unregulated parking on
the pubiic right-of-way. Were new streets to e constructed, new
or upgraded storm sewers wouid be required to acccmmodate the area.
Additionally, there are locations where curbs and gutters are not
provided.



In the RPA, there is at Jleast one platted, yet unimproved
easement, that could provide additional access to this area were
it to be improved with alternate uses. Lack of adeqguate streets
results in heavy use of some roadways within the RPA which is an
incompatible use for the residential area adjacent to the propcsed
TIF District.

On File: Long Range Capital Improvement Plan; Sidwall map showing
streets (platted and unplatted): Photographs of RPA and
Phase II study area; Letter from City Public Works
Director stating both areas are in need of or will
require certain utility improvements.

F. Deterioration.

In the proposed RPA, there are approximately four (4)
structures out of the nine (3) (or 44%) and approximately 55% of
the parcels with site improvements that are deteriorating whereby
major rehabilitation of various structural elements such as
exterior walls, roofs and foundation 1is warranted. Some are in
need of repair due to decay, deterioration and neglect or misuse
to such an extent as to warrant removal to protect the public
health, safety, welfare or property values.

In Phase II, approximately eight (8) out cof the nineteen (13)
structures and approximately 42% of the parcels suffer frcm
deterioration.

'On File: Photographs of structures; CAPA analysis:; Historica
records of code violations.

Secondaryv Qualification Factors:

G. @ Cbsciescence

Some buildings within the RPA and the Phase II Study Area are
cleariy cbsolete. There ars certain buildings in the RPA that zare
consideraed functionally obsolete in the opinion of CAPA and f
brokers ‘nterviewed. These structures appearea tTc have been builit
for spec-fic uses or purposes and their design, location, neignht
and/or space arrangement were intended for specific occupancy zt
a given time. Improper orientation of the buildings on site
typically difficult and expensive to ccrrect. Scme structur
exhibit characteristics which limit the use and marketabiiity
such 5uildings. Many suffer Tfrom pocr design ard =&
configuration of the parcel. In the entire Study ar
apprcximately eight (8) structures or 42% and approximately 22%
the cverall parcels with site improvements were determined as be:s
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functionally or economically obsolete. The soon to he vacant
Rustoleum Building, in particular, was found %o have inadequate
ceiling heights, loading docks and is of insufficient size tz be
current to market standards,. rendering it eccnomically obsolete.
Additionally, the Laidlaw Building in the propcsed RPA had sat
vacant for approximately three (3) years due to the obsolete layout
and character of the building.

On File: Photographs of RPA; Summary of Developer and broker
perceptions of RPA and certain structures within RPA:
CAPA analysis; Plans for new roadway.

H. Excessive Land Coverage

In certain areas within the RPA and Phase II Study Area, there
is evidence of excessive 1land coverage. This condition 1is
manifested in shared parking facilities that do not appear to meet
minimum City standard Tor uses having similar hours of operation.
This situation exists on some of the parcels within the RPA,
particularly along Pitner Avenue, and within boundaries alcng the
old Mayfair Line. The combination of structures and the
requirements of storage of vehicles leaves 1ittle area for parking
on site. As this condition continues, the public right-of-way is
commandeered for private parking purposes by those uses that either
do not provide any or provide only minimal on-site parking. Some
of the public rights-of-way are used by adjacent uses for private
parking and conduct of private business.

Excessive site coverage is a factor of age and the inability
to assemble adequate land for redevelopment purposes. Uses that
exhibit excessive overcreowding are those that have over time
increased site utilization use on an incremental basis, thereby,
forcing parking cff-site and truck locading conto the public streets.
Such sites are also characterized by their lack of landscape which
is uncharacteristic of current planning standards for these =zypse
of uses.

The faijlure to provide for adequate <truck loading and
unicading facilities results from the intensive use of land in
these areas. Pitner Avenue 1is often blocked by trucks either
making deliveries or delivering scrap to z nearby junkyarc. Much
of the vacant and 1improved property in this area 1is used ~“2r
outside stecrage space of various items.

Cn Fiie: Photcgraphs oFf area; Letters Frcm Zity o
certifying use of public rights-cf-way for priva
and describing parking problems in scme lccations.
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Additional Qualification Factors: (Some evidence may exist, but
has not been thoroughly examined.)

Because the majority of structures 1in the RPA and Phase II
Study Area are essentially private, interior examinations which
might have evidenced <certain building code violations or
illegal/hazardous uses were not able to be conducted. Since the
proposed RPA and Phase II Study Area met minimum tests for
qualification subject to considerations mentioned elsewhere in this
report, interior inspections were not deemed necessary. However,
if certain evidence related to environmental (hazardous uses) or
code violations were made available, the file would 1likely include
additional gualification factcocrs in support of the eligibility of
the entire Study Area.

The Shopping Plaza, currently located adjacent to the prcposed
RPA and Phase II Study Area, has experienced a growing vacancy rate
in the last three (3) vears, primarily due to the lack of access
to and/or visibility of the site. There is too much depth and not
enough frontage to attract shoppers from Main, McCormick and/or
Oakton Streets. Currently, the Plaza 1is approximately 40-50%
vacant, according to City officials and the owner of the Plaza.
Some of the vacancies relate to the lack of major or anchor type
tenants, further decreasing the drawing power of the Center.

Rustocleum, Inc., a 300,000 s.f. building located in the Phase
II Study Area, is now on the market and has begun moving. its
operations out of State. It is estimated that by Summer, 1990, the
entire building will be vacant; the departure of some employess and
cease of cperations began in late 1987. Some developers consider
the building obsolete for its location and believe the site will
not be purchased for its intended or existing use, but utilized for

some other purpose. The building was constructed to acccmmocate
Rustoleum’s paint manufacturing needs and is no lcnger conducive
to the needs of paint manufacturing. Portions of the Rustoleum

facility are ccnsidered to be built prior to 19£3.

On File: Photographs of proposed RPA and Phase II Study Area;
Rrokerage and owner information regarcding Rustoleum and
taidlaw 8uildings; Aerial Photographs.

A "QUALZIFITATION MATRIX", WHICH UTILIZES GUIDELINES SET FORTH BY
THE ILLIMCIS DEPARTMENT OF REVENMUE, IS INCLUDED IN EXHIBIT D.



VI. OQOVERALL ASSESSMENT OF QUALIFTCATION

The proposed redevelopment project area (RPA) - Phase I - and
the Phase 11 Study Area are both considered to be "conservation
areas" with respect to their improved status. The RPA can stand
alone as a "conservation" area; the Phase Il study area requires
Phase I to be included 1in order to be considered a conservation
area. Conditions exist throughout the area which, when considered
as a whole, will qualify Phase I and Phase II under Section 11-
74.4-3 of the Tax Increment Allocation Redevelopment Act of the
State of Illinois presuming Phase I is inciuded within Phase II.

As set forth in the narrative and maps provided herein, the
City of Evanston meets the "conservation" requirements of the Act
using the boundaries shown in Exhibits A and B. Certain portions

of both phases also could qualify as “blighted”. The following
blighting characteristics are distributed throughout both phases
of the Study Area: lack of community planning, depreciation of

physical maintenance, deterioration, deleterious land use/layout,
inadequate utilities, and obsolescence.

Both the RPA and Phase II as they exist today are relatively
uncoordinated and can be regarded as failed developments leading
to the existence of other negative characteristics which currently
detract from the marketability of the property. Thus, as a resuilt
of the existence of such blighted areas and areas requiring
conservation, conditions of inadequate public and private
investment, and unmarketability of the property have been evidenced
over the last five (5) to ten (10) years.x

It is the consensus of certain local developers that there is
less of a market for either the proposed RPA or the Phase II Study
Area to be redeveloped as an industrial/commercial/retail area if
public investment is not involved. The presence of the factors
outlined herein may 1impair the value of private investments and
threaten the sound growth and the tax base of taxing districts in
the area. The City’s contemplated TIF designation for the proposed
RPA and the Phase IJ] Study Area is consistent with the overall
intent language of the TIF legisiation.

In sum, it is Kane, McKenna and CAPA’s opinion that the RPA
as it existed between September, 1988 and February, 1990 gualifies
as a "conservation”" area with respect to the I1linois TIF Statute
and qualification factors found to exist within the Study Area
include lack of community planning, depreciation of physical
maintenance, deterioration, deleterious land use/layout, inadequate
utilities and obsolescence.

*Section 11-74.4-2 I1linois Municipal Code - Tax Increment
Allocation Redevelopment Act.
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EXHIBIT A
Proposed RPA Boundaries

Phase I
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EXHIBIT B
Proposed RPA Boundaries

Phase II
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EXHIBIT C
Age of Structure Map

Phase I and Phase II
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EXHIBIT D

Matrix of Blight and Conservation Factors
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The . area as a whole meets the age
threshold (50% or more buildings

are 35 years old or older) and all
parcels have 5 or more blighting

{e.g., 50% or more of the parcel

factors present to a 'meaningful extent'
exhibits the factor).
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Memo

To:

From:

Re:

Leslie Griffith :
Kane, McKenna & Associates

Tom Forman
CAPA

Southwest Evanston RPA/TIF
Age factor qualification methodology and definitions

TESTS USED IN AGE DETERMINATION

A.

Visual Survey

This determination is done using a visual survey of the
buildings, photos and aerials. The following factors of
construction methods and materials and style of the buildings
govern our determination:

1. The construction of buildings built before 1950
employed distinct materials and methods. These are
typically evidenced by:

a. Roof copings of vitrified clay tile.

b. Flat roofs being constructed with strong slopes
using a mop-on of roll roofing.

C. Facades using asbestos and asphalt shingles
over criginal sidings for side and rear walls. This
is usually different from the road side facades,
which use a more finish material.
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Use of wood framing and details of entries and
roofs relate to style and techniques of
construction.

Construction materials and methods used in
store fronts, such as porcelain enamel panels,
a clear aluminum or painted steel glazing
systems and the use of face or snap-on
fasteners.

Types of windows, usually painted wood and
larger in scale in older buildings. Also the use
of "factory sash” metal windows with small glass
panes.

Construction character and graphic design of
signs, as evidenced by painted or porcelain
enamel sheet metal boxes with applied painted
letters, overlayed with exposed neon tubes.

Brick types in buildings built before 1950 had red,
deep brown or other brick, laid in distinctive
patterns and bonding courses. Buildings built
after 1950 tend to use blond or yellow brick
without any special detail coursing.

Design styles can also be used to establish the age of
structures.

These are typically evidenced by:

a.

Buildings prior to the 1920's.

These structures have pitched shingle roofs,
frame construction, double hung windows and
suspended gutters and downspouts. They are
usually positioned at the rear of the site, with one
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story "shop" additions added to the fronts of
such structures. These also could have flat
facades to the streets concealing the pitch
volume behind.

Buildings between 1920 - 1940.

These are characterized by two story
construction with flat roofs. The structures
usually have offices or residential space above
first floor shops. Another commercial form
common to this period is one story structures
with bow roofs and high parapets. These
buildings provide large open area interiors.

Buildings between 1940 and 1960.

These buildings are characterized by the use of
limestone cladding or metal curtain walls. They
usually have flat roofs. The facades are clean,
sharp-edged images - "Modern®.

Both the design and construction characteristics described
above require further collaboration; hence we use the following
additional tests.

B. Aerial Photo

Chicago Aerial Photo has on file photos taken every two to five
years, depending on the area.

Cross comparison of these photos easily identifies the
presence of structures at date certain points in history.

We usually do this test following the visual survey.
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Building Permits

Most communities building departments have on file the
building permits for parcels of land and structures by year of
construction.

Fire Department Inspection Records

Communities have fire department records that can be traced
back on individual parcels and structures to a set point in
time before the structure existed.

These two tests can be used to clarify any indecision from
either the visual or aerial photo tests.

Title Records

The county recorder of deeds or title companies have detail
records for the parcels of land and the construction activity on
them. The files are references by P.L.N. numbers and address.

Survey Records

Most smaller communities have a local survey company who
has worked for years in the community. Their records are a.
good "court of last resort" if they are available for review.

Oral History

We like to avail ourselves of the recollections of long term
citizens of the area. Their stories can sometimes help in
knowing where to look or in fact can verify the date of a
structure by linking it to a known event in time.
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H. Historical Society

Communities may have individuals or organizations that have
gathered historical documentation. Many times their photo
collections of the community or neighborhood structures can
be used to verify age.

L. Intended Use
What the building was buiit to be used for can be a general
reference point for age. Particularly when it is combined with
an understanding of the economic and functional aspects of
the community at certain bench marks in history.

The Evanston study included only test A and B above for the RPA/TIF area.

capa\ki31489
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BUILDING CONDITION REVIEW

(provided by Chicago Associates
Planners and Architects)

Depreciation of Physical Maintenance, Deterioration, and
Dilapidation Factors were reviewed in a sequential manner.

Sequential in that depreciation leads to deterioration leads to
Depending on the component of the structure
involved the structure can show evidence of all three factors.

dilapidation.

Example:

Depreciation:

Deterioration:

Wood trim at windows, doors and eaves shows
evidence of peeling paint.

Gutters are handing loose and connection
between gutter and downspout are rusted
away.

Dilapidation: Foundation wall and masonry wall above are
cracked and pushed out of alignment causing
the roof structure to sag and be displaced.

1. DEPRECIATION OF PHYSICAL MAINTENANCE

Focus on deferred maintenance and the lack of maintenance

of buildings,

following:

A

Building

1.

2.
3‘
4.

oo ~3 G O,

improvements and grounds. Consists of the

Unpainted or unfinished surfaces

Paint peeling

Loose or missing materials

Sagging or bowing walls, floors, roofs, and
porches :

Cracks or broken windows

Loose gutters or downspouts

"Loose or missing shingles

Damaged building areas in disrepair

Front yards, side-years, back yards and vacant

parcels:

3 D U e DN

Accumulation of trash and debris
Broken sidewalks

Lack of vegetation

Lack of paving and dust control
Potholes

Standing water

Fences in disrepair

1-1



C. Streets, alleys and parking areas:
1. Potholes
2. Broken-up or crumbling surfaces
3. Broken curbs and/or gutters
4. Areas of loose or missing materials
5. Standing water
D. Is it unsightly?
E. Is it a health and safety problem?
DETERIORATION

Focus on physical deficiencies of disrepair in buildings

8. " Lack of mowing and pruning of vegetation

site improvements requiring treatment or repair.

A.

Deterioration of buildings

Buildings with major defects in the:

1. Secondary building components
a. Doors
b. Windows
c. Porches
d. Gutters
e. Downspouts
f. Fascia materials
2. Major defects in primary building
components ’
a. Foundations
b. Frames
c. Roofs

All buildings and site improvements classified as
dilapidated would also be deteriorated.

B.

Deterioration of surface improvements

The conditions of roadways, alleys, curbs,
aidewalks, off-street parking and surface storage

areas may also evidence deterioration:

. Surface cracking

. Crumbling

. Potholes and depressions
Loose paving materials

N =

°

or

gutters,



5. ' Weeds protruding through the surface

C. General economic considerations
1. Decline in quality of structure due to
misuse, lack of maintenance, lack of
investment, or age;
2. Low property values compared with other
similar property in the municipality;
3. Current land value with building is close
to or below land value without building.
DILAPIDATION

Focus on an "advanced" state of disrepair of buildings or
improvements or the neglect of necessary repairs, showing
evidence that the building or improvement are falling into
a state of decay. :

A.

Primary structural components (roof, bearing,

" walls, floor structure, and foundation).

Building systems (heating, ventilation, lighting,
and plumbing).

Secondary structural components in such combination
and extent that:

1. Major repair is required.
2. The defects are so serious and so extensive
that the buildings must be removed.

Removal of the building is an option that is
economically superior to almost any type of
rehabilitation.

Cost of. repairs would be high especially when
compared to return on investments.

Safe use of the building is seriously impaired.
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PIN #

10-24-301-014
10~24-300-030
10-24-300-033
10-24-300-032
10-24-300-024
10-24-300-003
10-24-300-004
10-24-310-036
10-24-310-038
10-24-310-043
10-24-310-044

Total

Evanston RPA ({(April, 1990)

1988
Equalized Assessed
Valuation

198,228
18,233
138,261
61,944
167,273
140,470
46,884
8,030

79,601
117,488

55,621

$1,032,033
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