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Executive Summary

The mission of the UIC Community Scholars program is to foster a collaborative
research project linking diverse community groups and leaders with each other and
university students in an effort to address pressing community issues by providing
useful and accessible information about capital accountability to the broader
community.

Over the course of a year, a theme was developed, products were conceived and
research was conducted in collaboration with six urban plan ning students and six
community leaders. This report is a comprehensive report on the process, the products
and the research.

Theme: 6 capi t al accountability.o I n the <context
transparent and responsive process of giving public money.

Project Outcome: TIF how-to guide for community organizing and application towards
open space and food justice issues. Awebsite that could be used to help organizations
understand and distribute TIF information.

Final Project Research Questions: How can community organizations leverage TIF for
projects that promote open space and food justice? What is TIF in theory, and how is it
applied in practice? Is TIF an appropriate development tool for these issues? If TIF is
not appropriate for th is, how is it being used in Chicago and in specific TIF districts?

Analysis Tools:

Data: available public data resources include formal data (TIF annual financial
summary, City Council meetings) and informal (long-standing organizers,
retired politicians).

Comparison of theoretical uses of TIF funds vs. actual uses: case examples of TIF
|l everage in Ping Tom Par k, Ral phds Food fo

Power analysis: What specificities apply to TIFs that are developer, community, or
City driven? Who are major players in creating and administering TIF?

Special programs research: Can an organization use special TIF programs more
effectively for their campaigns than just the general TIF fund?

Profile: profile several districts a nd review current performance against stated
redevelopment goals.

Capital Accountability: Making Capital Count 1



Key Findings
TIF is primarily for increase the prop erty tax base and therefore ill-suited for open
space.

o Parks and Open Space leverage TIF funds if they draw money to the area.
l.e. d Ping Tom Park brings tourism.

Many organizations have had success in fostering community participation and
leveraging TIF within special TIF programs, such as SBIF.

Organizations may have a more meaningful role pressing for community benefits
through TIF dev elopment rather than requesting TIF to fund the community
directly.

There is need for a City-wide network of organizations focused on TIF issues that
forms a TIF coalition.
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Participant Biographies

Ryan Ames

Ryan is intrigued and inspired with bottom -up community and economic development
approaches aimed at addressing social justice. He is particularly interested in affordable
housing models that offer an alternative to market -based approaches; techniques used
to improve job security and access for rankand-file laborers; the state of community
development finance institutions; historic and ongoing Native American resistance to
land and environmental injustices; and models for participatory democracy.

Alison Dickson Quesada

Alison came to the Urban Planning Masters program at UIC after working as a

community and labor organizer for a number of years. While working as a tenant

organizer in Los Angeles, she patrticipated in UCLA's Community Scholars program in

a class dedicated to exploringgent r i fi cati on, di spl acement and
movement. These experiences shaped her desire to pilot a similar program within the

Urban Planning department at UIC. Alison's research interests include: industrial

retention and attraction efforts; green collar job creation; the low-wage labor market

and immigrants rights; democratic worker organizations and worker ownership

models; and female advancement in the construction trades.

Dahriian Espinoza

Born and raised in the Chicago neighborhood of Litt le Village, Dahriian Espinoza was
taken from school and put to work at the age of 6. By age 10, Dahriian was working 18-
hour days, picking berries in the Texas berry fields by day, and fixing cars at an auto
repair shop by night. At 15, not having attended school since 1st grade, he left his
family and moved back to Chicago were he enrolled in High School taking college level
courses. Being fortunate enough to have successfully survived the perils of his
childhood, Dahriian desires to be an example for yout h in his community, and inspire
them to work hard and continue their education. Living in Little Village for most of his
life, he has long-term commitment to improving the quality of life in Little Village.
Dahriian presently works in Economic Development for ENLACE CHICAGO.
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Deloris Lucas

Deloris is the current President of Golden Gate Homeowners Association and has
served in that role for the past 3 years. She has spent40 years as a resident of the
Golden Gate neighborhood. She is also aChicago Conservation Corps (C3) graduate
and received a Bachelor of Science Degree inCommunications from Il linois State
University in1977. Deloris vows to inform and eng age Golden Gate and neighboring
communities: Concordia Place, Riverside Village, Eden Green, and Altgel d Gardens, of
current informatio n and resources to better their quality of life. Currently, she is
actively involved with helping develop a "New Area Library Committee" and to

promote and support the CTA Red Line Extension to 130th Street.

Cory Muldoon

Cory is the Senior Organizer for the Organization of the Northeast, a community based
organization on the north side of Chicago focused on building and sustaining a
successful, mixedincome, multi-ethnic community. The organization utilizes
community organizing and leadership development to address disparities and
injustices in housing, employment, education, criminal justice and immigration
systems. Mr. Muldoon previously worked as a Researcher and Communications
Director for SEIU Local 880 supporting campaigns around living wages, healthcare, and
state budget advocacy. Cory Muldoon has traveled in Latin America to become familiar
with organizing efforts happening outside of the United States. At ONE, Cory has
worked as the Jobs Team and Homelessness Issue@rganizer, the Interim Director, and
the Senior Organizer. In these positions he has worked with leaders to change lllinois
sentencing policy, connect local people to construction careers, create a transitional jobs
program, pass the SMART Act, create thenorth side CSAC, preserve affordable rental
housing and support the efforts of education and immigrant rights campaigns.

Diana Oppenheim

Diana has a bachelords degree in Environment a
Policy. She came to UIC to pursue aMasters in Urban Planning with a focus on

community development. Her interests lay in sustainable agriculture and how to

address food security issues on an urban scale utilizing farming methods that nurture

the environment. She has done extensive researcton marketing sustainable agriculture

products and grass fed beef as well as implementation of new recycling programs in

Michigan. She is also a certified yoga instructor and helps lead teacher training and yoqi

training programs.
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Cheryl Phillips

Cheryl is a board member with TARGET Area Development Corporation, a non -profit,
community based organization that serves the Auburn Gresham and Engelwood
communities. TARGET Area DevCorp works to combat community disinvestment and
family disintegration. Its missio n is to revitalize the community by empowering,
educating, and organizing families and other constituents to collectively identify
problems and solutions. Although TARGET Area DevCorps initially began in two
African -American communities, the organization h as grown into a regional, grassroots
social justice organization building power in Indiana, Michigan, and South Africa.
Cheryl has been involved with several important campaigns including Parents &
Residents Invested in School & Education Reform (PRISE Refrm), Statewide Action
and Grassroots Campaign (SAGE), and the Citywide Education Organizing Campaign.

Natasha Ruser

Natasha is a second year student in the Masters of Urban Planning and Policy (MUPP)
program concentrating in Community Development. Her res earch interests include
community development finance tools and community reinvestment. She currently
works at ShoreBank, a Community Development Financial Institution in their
Commercial & Institutional Department. Prior to the MUPP program, Natasha worke d
for a small immigration law firm and specialized in deportation defense and family
immigration law where she assisted with litigation of cases at the 7th Circuit. This
litigation was successful in overturning a law that permitted deportation of legal
permanent residents with certain drug convictions.

E. Rachel Shimkus

Rachel has a background in graphic design, fine art and marketing and prior experience
in providing marketing and professional services to small businesses. Her interests
include neighborhoo d vitality and revitalization, and economic development planning
that addresses the needs of residents. Particularly, she is interested in how employment
opportunities, spatial attributes, policies, public participation, and flows of people and
resources ontribute to achieving and sustaining healthy local economies.

Keyana Smith

Keyana graduated from Christian Fenger Academy High School in 2007.During the
four years of high school, she attended the Upward Bound Program at Chicago State
University. She then attended Xavier University of Louisiana where her degree of study
was Chemistry (Pre-Pharmacy). Keyana s currently w orking with a NFP Foundation in

the Englewood community, Stay Environmentally Focusd' (SEF), anUrban
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Conservation & Sustainability Netw ork. Keyana just recently received an internship in
pharmacy with the University of lllinois, Chicago

Will Tanzman

Will Tanzman has been an organizer with SOUL since January 2009 and works on
SOULG6s transportation, f ood jPuosto joiming the staff d
of SOUL, Will was an organizer at Interfaith Worker Justice for three years, where he
coordinated national campaign work and built capacity at local IWJ affiliates. Will has
also served on the board of the Lakeview Action Coalition for three years and
organized an environmental justice campaign for LAC. Will has a degree in history
from Yale University and spent three of his college years organizing students to support

a campaign by Yale campus workers' unions.

Kasia Tarcynzska

Kasia is an immigrant from Poland and came to the United States in 2002. She has her
undergraduate degree in Political Science from Mercyhurst College, Erie, PA. She
worked as a community organizer for lllinois Coalition for Immigrant and Refugee
Rights and the Polish American Association. Now she works for the Center for Urban
Economic Development and volunteers with a day labor organization. She works
towards better protection of immigrant and low -wage worker rights, but also in general
towards improving lives of minorities and the poor. Through her education at the
Department of Urban Planning, she wants to gain skills that will allow her to assist
community organizations to improve their capacities and to better understand
communities they serve. She isalso familiar with the Geographic Information System
software.
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|. About Community Scholars

The Purpose and Goals of Community Scholars

The Community Scholars class is a dynamic and collaborative process that has the
following overall objectives :

To advance activist networking by erasing boundaries separating unions,
community based organizations, and community and economic development
corporations. Community Scholars joins together a geographically and ethnically
diverse group of activists empl oying different community organizing models
and possessing varied visions for community economic development.

To provide community leaders with an introduction to urban planning and a shared
neutral space in which to exchange views and create a common larguage about
social and economic justice issues. Community Scholars is an investment in
organizations' future leaders, equipping them with urban planning tools and
framework to tackle complex urban issues and influence policy.

To turn university resources outward through an applied research project that joins
together students and community leaders and their sponsoring organizations.
Community Scholars |Iinks to popular educat
collectivizing knowledge and experience around shared p roblems, for analyzing
power and structural dynamics, and for democratically devising solutions and
actions t o at t aliFinal groducts iatensooallythave @hmoad, 6
nonacademic audience for use as popular education or organizing tools.

To expose students to the experiences and perspectives of community activists.
Community Scholars allows urban planning graduate students the unique
opportunity to work with and learn from community activists through
collaboration on an applied research project.

To break down the university's insularity and connect it with communities tackling
compl ex urban issues. Community Schol ars o

! Delp, L., OutmarKramer, M., Schurman, S., & Wong, K. (200Zgaching for Change: Popular Education and
the Labor Movement.os Angeles: UCA Center for Labor Research and Education.
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participants, regardless of educational level, and to open the university's doors to
communit i es that might otherwise Be denied ac

To |lay a foundation for future partne+fships.
term view on what it takes to make change, build organization, and build
| e a d &This visidn seeks to ultimately institutionalize a mutual relationship
between community organizations and university planning departments and
students.

Relevance of the Community Scholars
Model for Chicago

The mission of the UIC Community Scholars program is to foster a collaborative
research project linking diverse community groups and leaders with each other and
university students in an effort to address pressing community issues by providing
useful and accessible information about capital accountability to the broader
community.

Il n adopting the UCLA model 6s overall goal s an
address historic and systematic issues facing equitable and participatory community

economic development in Chicago. Community Scholars aims to equip community

activists with urban planning skills and frameworks that they can bring back to their

organizations and neighborhoods. These efforts are connected with a long term vision

of O popul arwhiphl emphasizes ghe tmportance of community -inspired and

led development practices. By demystifying many of the technical terms and processes

used in city planning and development decisions, Community Scholars is able to better

prepare Chicago activists in their struggles for inclusion, accountability, and justice.

Deciding Upon a Course Topic

Community Scholars uses a democratic and participatory process. After many
conversations, the UIC students who initiated
account aGapithliatcguatability in the context of publ ic finance implies a

2 Leavitt and Heffernan. (2006). Multiplying Knowledge: Serviaarning x Activism = Community Scholars.
From the Studio to the Streets: Serviggarning in Planning and Architectur&tylus Pubshing.

% Delp, L., OutmarKramer, M., Schurman, S., & Wong, K. (200Zeaching for Change: Popular Education and
the Labor Movement.os Angeles: UCA Center for Labor Research and Education
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transparent and responsive process of giving public money. This theme encompasses
pressing needs in every community and is still general enough to accommodate for
diverse interests. Based on this decision, lectures were based on sevethemes:

What is Urban Planning?

Development Finance

Introduction to Community Development

Introduction to Economic Development

TIF Basics

Politics and Public Participation in Chicago

Popular Education

The Class Field Trip

During the first part of the cour se, an optional field trip was organized to be held
outside of regular class time. This field trip was designed to give on -the-ground context
to issues of community development with which each organization copes.

Capital Accountability: Making Capital Count 9



Figure 1: Class keld Trip Photographs

723 -

Tob row: Little Village. Bottom left: Englewood. Bottom right: Little Village.

The Class Retreat

Following the conclusion of the field trip and lecture series, the class held a retreat to
decide what would be the best and most relevant product showing the impact of capital

accountability City -wide. The goal of the retreat was to get to know more specifically
what each individual person in class had envisioned for the final product.

While there were several common themes, such as affordable housing, the collective
focus in conversation became about how to understand and use Tax Increment
Financing with in the context of open space and food justice issues. Two main project
outcomes surfaced: a TIF howto guide and a website that could be used to help
organizations understand and disseminate information about TIF.

10 Capital Accountability: Making Capital Count



Relevance of Capital Accountability to t he
Scholars

Each Scholar had a unique reason for pursuing research on capital accountability
through Tax Increment Financing and for using Community Scholars as the forum with
which to pursue this research. This individual interest shapes how the Scholar intends
to use this research and the final products developed as part of the 2010 Community
Scholars class. The following is a summary for each Scholar of why this theme is
relevant to him or her, why Community Scholars is a helpful vehicle driving this
research, and how the final projects are beneficial to his or her work.

Will Tanzman, Southsiders Organizing for Unity and
Liberation (SOUL)

Why capital accountability?

0The central probl em f aci nSputhASide ie lack of eesourges o b | e m
and capital. The City of Chicago had 500,000 manufacturing jobs in 1970, but only a
fraction of that remain today. A disproportionate number of those jobs were located on
the South Side, so the South Side has been hit partiularly hard by deindustrialization.
Every industrial job lost has a multiplier effect on the larger economy, since workers no
longer have money to spend on local businesses, which in turn go out of business. Tax
revenue is also hurt when property values, income, and sales go down, so city services
suffer from deindustrialization as well. If the use and movement of capital had been
accountable to the people it most directly impacted, such as workers and the
communities that depended on their salaries, deindustrialization would not have
occurred. In addition, corporations like Walmart looking to build new developments
see the South Side as desperate enough to settle for whatever kind of development that
is offered, even if it involves low -wage jobs and multin ational companies that will suck
profits out of the community and displace small businesses. The future of the South
Side depends on an economic development strategy that is more accountable to the
community and puts people over profits. o

Why Community Sch olars?

0The probl ems affecting t heincoBe sommunites dre and
complicated, and community organizations often do not have the time and resources to

do a lot of research on either problems or solutions. Working with students and faculty

can make it easier for community organizati on

Capital Accountability: Making Capital Count 11



perspectives and i1 deas for oout side of the Db
thought about on our own. It is also useful to study the issues and problems that affect

our communities in a setting that includes other organizers from other communities.
Finally, a | ot of academic work is done in an
from people organizing around real issues on the ground, which makes it less relev ant.

Community Scholars can help both organizations and academics make their work more
effective and relevant. o

How will the products developed in CS be useful to SOUL?

0CS students developed both a profile af a sp
SOUL members and general guidelines for pulling together profiles of other TIFs. The

specific TIF profile will help the organization evaluate whether a campaign around

pulling resources from that TIF makes sense, and the general guidelines will help the

organization explore the possibility of campaigns to pull resources from other TIFs for

projects such as community gardens, youth jobs, and/or supermarkets. SOUL intends

to conduct outreach regarding these products through a 20-minute presentation at a

monthly SOUL Action Council that will include 20 -25 leaders from across the South

Side and south suburbs. o

Cheryl Phillips, TARGET Area Development Corporation

Why capital accountability?

0The West and South sides of Chi dewmaclengf f er f
gentrification. People living in these commun
exists a need to understand how resources are used to raise value and bring up
community morale. People need to know who and where are the powers to be and

what resources are available to make changes. TARGET is working on community
development in these neighborhoods and within business corridors that are dilapidated

and is seeking ideas on how to redevelop thes

Why Community Scholars?

0There are two TIF districts that exi st i n
information about these TIFs is not disseminated to the community. There is not a lot of
transparency and it is hard for community agencies to get infor mation. Community

Scholars helps us understand who the power players are and what resources exist so

that we can then share this knowledge with community members. Small organizations

dondét have the resources necessary to perform

12 Capital Accountability: Making Capital Count



How will the products developed in CS be useful to TARGET?

0This program has provided a great benefit t
residents including a website that is written in a language and way that residents will
be able to understand. The trainings we are planning will also be helpful for
di sseminating this information to community m

Capital Accountability: Making Capital Count 13






ll. Project Research

Introduction to Capital Accountability and Tax
Increment Financing in Chicago

Many public/private -funded deals are done 0 with many different layers of subsidy,
and often many kinds of public money. The structure of many of these developments
has meant that public subsidies, breaks, or tax restructuring has taken place. Some of
these financing strategies have come under ingeasing scrutiny with regards to the
transparency and accountability of public officials involved with this public capital.
This is especially true in Chicago. Tax Increment Financing (TIF) has become a unique
entity in Chicago. TIF is a complex tool that is applied differently depending on the
project, making it hard to understand in a big -picture sense. Far too little is known
about how TIF dollars are allocated.

While some of those dollars go for public improvements or cultural institutions like

Millenn ium Park, great amounts of TIF money have been given to projects that do not

have an immediate public benefit. This includes TIF money given to private
corporations to rehab new office space#4 One example of this is the TIF money given to

Willis Holdings f or office space rehab in the Willis Tower, formerly known as the Sears

Tower. As another example, in 2009, the City of Chicago encouraged United Airlines to
relocate 2,800 employees from their |l ocation
bestowed $25 million upon United Airlines to improve office space in their new

location.®

The call for TIF transparency in Chicago is best captured by the nationally publicized
case of Republic Windows and the Goose Island TIF. The City gave Republic Windows
$10.4 milion from the Goose Island TIF district in return for a commitment to keep 610
jobs from moving through the year 2019.6 In 2008, however, Republic Windows folded,
having not maintained even half of its original commitment to employment and

“* Sweet Home Chicago. (2008Yh o 6s get t i ngRejeeedfromax dol | ars
http://www.chicagohomeless.org/files/images/whos_getting_your_tax_dollaospdifril 11, 2010.

® Cafcas, Tommy. (n.J Struggling Chicago finds $25ilfion for United Airlines Retrieved from
http://clawback.org/2009/09/03/struggliehicagoefinds-25-million-for-unitedairlines/on March 27, 2010.
® Sweet Home Chicago. (2000Vh 0 6s get t i n gRetjevedframax dol | ar s
http://www.chicagohomeless.org/files/images/whos_getting_your_tax_dollacspidbril 11, 210.
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walking away wi th millions of dollars in TIF subsidy. 7 From what is known, the City
has not held them accountable for breaching their contract.

It was in response to this highly publicized failure, two Chicago Aldermen, Scott
Waguespack (329 Ward) and Manny Flores (1st Ward), developed a 0 TI F Sunshi ne
Or di n aamedab bringing light to data previously unavailable to the public. This

included an online TIF disclosure system that gives easy access to project budgets and

actual spending. This database was supposed to irclude financing terms, dates,

amounts, recipients and purpose of TIF disbursals. Additionally, the database would

provide information on weekly payroll data and periodic job creation reports for TIF

districts.® This measure goes one step towards preventing another Republic Windows
scandal . This ordinance shows up as the OTIF
Chicago City Council passed on April 22nd, 20099 There remain issues with the City

making all of the information described in the ordinance publicly a ccessible.

TI'F 01010

What is TIF?

Tax Increment Financing, or TIF, is an economic development tool used by cities to
economically revitalize blighted area by attracting new investment that will increase
property values. 10 TIF areas are created usually for nore than 20 years. In lllinois, a TIF
district lasts for 23 years.

TIF is a popular economic development tool for cities because, in theory, it does not
require funding this devel opment t hrough r ai
money 6 by privatendevelopmant that serves to increase property value in the

area. TIlIFs are -binhencicaggdbetdoal 0s€hifs i s becal
goes into the TIF comes from the increased property value that would not have existed

but for TIF subsidy. Furthermore, the city can pay for current development in a TIF

district using anticipated future revenues that the TIF will generate. Additionally, TIF

districts allow a city to make planning and money allocation decisions without having

" Sweet Home Chicago. (2008)h 0 6s get t i n gRetjevedframax dol | ar s
http://www.chicagohomeless.org/files/images/whos_getting_your_tax_dollacspiifril 11, 2010.

8 McCourt, J. (2009, March 31¢C1 awback. Chicago Al dermen want a brighte
Retrieved fromhttp://clawba&.org/2009/03/31/chicagaldermerwanta-brighterlight-on-city%e2%80%994if -

spendingbn April 11, 2010.

° Chicago City Council. (2009, April 22). Sectiom8-155 Tax Increment Financing (TIF) Sunshine Ordinance.

Journal of Proceeding$978459787. Reteved from
http://www.chicityclerk.com/journals/2009/april22_2009/april22_2009_part2pdipril 11, 2010.

1%1llinois Tax Increment Allocation Financing Act 087, 65 ILCS 5/1374.4
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to consult with the state or federal government. Therefore, there is no competition for
TIF money with any other cities or state agenciesit

Background and Theoretical Framework for TIF

In the second half of the 20th century, cities in North America experienced losses in
population and declining numbers of manufacturing jobs. The loss in residency
decreased cities' tax bases. At the same time, federal money began to dry up. This
forced cities to look for more creative ways to finance its redevelopment projects.:2
Additi onally, there have been shifts in urban policy that have encouraged cities to
create TIF districts. One shift is the switch from decision making at the federal level to
decision making at the local level. Another shift is the popularity of infrastructure a nd
public improvement projects, which are extremely expensive 0 being able to use
anticipated future earnings from TIF to fund projects in the present make these projects
possible.

Though the first TIF district was created in California in 1952, by the 1970s only a few
states had TI Fs. During this ti me, cities wus
The real momentum for TIF arose in the mid 1980s. Since this time, a shift has occurred

as TIF is increasingly used as a tool for attracting businessesand redevelopment. Thus,

over time, the purpose of TIF has shifted from its original purpose of reducing blight to

become a tool used for general economic development!3 By 2004, TIF districts existed in

49 states and the District of Columbia, with Illinois having 550 districts and Chicago

alone having 130. By 2009, Chicago had 160 TIF district® more than the total number

of all TIFs in the rest of the statel.

lllinois passed TIF legislation in 1977. The law was supposed to be one of last resort for

the neediest Illinois communities. Between 1997 and 1984, only 26 TIF districts were
created. However, in 1984 a state passed a |
funds based on growth in sale tax revenue in the district.1% T h a't policy enc
creation of new districts and between 1985 and 1986, a total of 121 TIF districts were

created statewide. In 1988, the law had to be restricted to control cities given the rapid

" weber, R. (2007). Tax Increment Financing: Process and Planning Issues. Lincoln Institute of Land Policy.
Retrieved fromhttp://www.lincolninst.edu/subcenters/teachiifgcaldimensionsof-planning/materials/goddeeris
weberfinancing.pdfon April 10, 2010.

2\Weber, R. Bhatta, S.D. & Merriman, D. (2003). Does Tax increment Financing Raise Urban Industrial Property
Value? Urban Studies. 40 (10), 262Q21.

13 Byrne, P.F. (2009). Does Tax Increment Financing Delivers on its Promise ofElaiisfmic Deglopment
Quarterly.24.. Retrieved fronhttp://edq.sagepub.coon March 19, 2010. 1.

%1n Arizona, municipalities are not eligible to create TIF districts as in 1980 the State Supreme Court found TIF
law unconstitutiona TIF districts that were adopted prior to the Court's decision, still are in use

15 Redfield, K.D. (2002). Trickle down from the rising titld IF and Urban Redevelopment Politfinois

Pragmatics5 (2), 3.
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increase in the number of TIFs16 Between 1987 and 2007, an astounding 635 TIF disicts
were created statewide with an average of 45 new districts per yearl’.

In 1999, the lllinois legislature reformed the TIF law due to years of community

organizing and activism around the use of TIF. The reform reaffirmed the purpose of

TIFs by prohibiting use of money for some projects, requiring public participation and
consultation with affected taxing bodies, cr
mandated a housing impact study in certain districts, tighten eligibility criteria for

creation, and mandated annual reports for each TIF. A statewide coalition working on

affordable housing pushed the legislature to include affordable housing as a

permissible use for TIF money. However, the reform debate did not talk about a

fundamental shift from help ing needed communities to supporting private economic

development or if TIFs are actually the best way of helping depressed areas. As one
schol ar wrote, OMunicipalities and private de¢
TIF reform law very easy to livewi t ¥. 0

TIFs change the amount of property tax the city can use in the city budget. When a TIF
gets created, any increment of the property tax goes into a separate fund from the city
budget. Since TIFs run on 23year contracts, when they expire the equalized assessed
value (EAV) returns to the city tax base. The first TIF district in Chicago was the
Central Loop TIF, authorized in 1984 by Mayor Harold Washington. By 2002, 13 percent
of the property tax base had beentransferred to TIF accounts. With the creation of the
LaSalle TIFin 2005,$153 million in Equalized Assessed Value (EAV)was removed from
the tax base within one year'®. The Central Loop TIF expired in 2008 returning $2
billion in EAV to the tax base? In 2009, the total amount of money created by the TIF
districts was approximately $1 billion, one -six of the Chicago general budget 2!

The use of TIF in Chicago has increasd dramatically during the past two decades. With
the expansion of the districts, civic organizations began asking who was paying to
replace this diverted tax money and whether or not the civic organizations themselves
were eligible for TIF funding. One point raised by these civic organizations was that TIF
districts are often formed in healthy, growing communities and that this tax money is

16 Redfield, K.D. (2002). Trickle down from ¢frising tidei TIF and urban redevelopment polid§inois
Pragmatics5 (2), 3.

" Redfield, K.D. (2002). Trickle down from the rising titl IF and urban redevelopment poli¢§inois
Pragmatics5 (2), 3.

18 Redfield, K.D. (2002). Trickle down from éfrising tidei TIF and urban redevelopment polidjinois
Pragmatics5(2), 4.

¥ Redfield, K.D. (2002). Trickle down from the rising titld IF and urban redevelopment polidjinois
Pragmatics5(2), 4.

D Farris, S. & Horbas, J. (2008). Creation eapture: Evaluating the true costs of Tax Increment FinanCiogk
County Assessor's OfficRetrieved from http://www.cookcountyassessor.com/forms/CreationvsCapture.pdf on
April 2, 2010. 1.

2 Joravsky, B. & Dumke, M. (2009, October 22). The shadow budiyet Chicago ReadeRetrieved from
http://www.chicagoreader.com/chicagoAtigicageshadowtif -budget/Content?0id=12183%h June 8, 2010.
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being taken from the schools, parks, and libraries that these taxing bodies would
otherwise receive.

In 1988, a grassoots initiative of 200 organizations in Chicago led to the creation of the
Neighborhood Capital Budget Group (NCBG). NC
mortardé public investment back to needy c¢commu
in the process. The goup performed extensive research on school, public transportation

and general public infrastructure improvement. However, NCBG was best known for

its extensive research on TIFs. At a time when the City was not obligated to release TIF

information to the p ublic, NCBG become a community watchdog and was the only
comprehensive source of TIF information in Chicago. Unfortunately, NCBG closed in

2007 due to financial constraints. Subsequently, the College of Urban Planning and

Public Administration (CUPPA) atUni ver sity of 1l linois at Chi
website and extensive database on TIF information up to 2006. This website is still

publicly available at www.ncbg.org .

Enabling Leqgislation

The lllinois Tax Increment All ocation Redevelopment Act2? is the law that established

and governed TIF districts in the state of lllinois. The law specified what development,

public and private, can be financed with the TIF money. Additionally, it defines terms

such as oblight, 6 r equing, g\ves powet to & aitysto esthblish pu bl i
TIF districts, and requires a TIF area to be at least one and onéhalf acres in size23

Current TIF legislation can be found at 65 ILCS 5/Art. 11 Div. 74.4.24

Each state has its own law detailing the TIF designation process. However, the main
assumptions are the same nationwide.

Blight vs. Conservation Areas and 0B
An area where a TIF district is being planned
oconservation area. 60bThe hd &f iamidt ioocnosn sfea vat i or
in the I1Illinois TIF | aw. 0Bl i ght ed5oatrokldd e x i S
criteraiest abl i shed begervaei crmwar édax,ohsor an area I

blighted, needs to meet 3 of those criteria. Additionally, half of all buildings in an area
designated as a 6conservation aread must be 3

2 llinois General Assembly. (1999Tax Increment Allocation Redevelopment £65.ILCS 5/Art. 11 Div. 74.4
heading). Retrieved fromttp://www.ilga.gov/legislation/ilcs/ilcs4.asp

% Weber, R. (2007). Tax Increment financing: Process and Planning Issues. Lincoln institute of Land Policy.
Retrieved fromhttp://www.lincolninst.edu/subcentef10.teachingfiscaldimensionsof-
planning/materials/goddeenigeberfinancing.pdfon April 10,

“|llinois General Assembly. (1999Tax Increment Allocation Redevelopment £65.ILCS 5/Art. 11 Div. 74.4
heading). Reteved fromhttp://www.ilga.gov/legislation/ilcs/ilcs4.asp
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criteria have to be presen ot o a meani ngf ul extento and
di stributed t hr e Wgother eriterioh Foe blightrisethat the property

values within proposed area have not increased at the same rate as the rest of the city or

have experienced declining value.

The vague definitions of oblightddé and oOconse
believe that City of Chicago officials have designated areas as blighted too broadly.

The |l aw al so requires t hat a TIF district
development in this area would not happen but for TIF money.26

TIF District Geography

TIF areas are often oddly shaped in order to include or exclude specific areas for
redevelopment. TIF boundaries are drawn by professional consultants based on
feasibility studies. These boundaries are then proposed to the City, which makes the
final decisions of the placement of TIF boundaries. Many people believe that TIF
districts in Chicago are highly political and that TIF areas are largely controlled by local
aldermen who try to make sure that TIF districts stays within his or her particular ward.

TIF Types

Despite many peopleds beliefs, the developer
can use TIF money. As a public subsidy, TIF money cannot be used for puposes that

might not ultimately have a benefit to the greater community. According to the TIF

st at Wnless,explicitly stated herein the cost of construction of new privately - owned

buildings shall not be an eligible redevelopment project cost. 23 Unfort unately, the rules
governing TIF are so broad that there are some projects that receive TIF funding that

have very limited direct benefit to communities in need. As mentioned earlier, some TIF

money was used for rehab of the Willis Tower (refer to Introduction to Capital
Accountability and Tax Increment Financing in Chicago in Sectionl).

The Illinois Department of Commerce and Economic Opportunity (DCEO) classi fies TIF
districts into five different categories 28;

Central Business District

Shopping Mall/Commercial

% Neighborhood Capital Budget Group. (n.d)E eligibility. Retrieved fromhttp://www.ncbg.orgon June 6, 2010.
20 |llinois Municipal Code: 65 ILCS 5/174.42(c).

2764 ILCS 5/1174.43(q)(11)(F)(12)

2 llinois Tax Increment Association. (2010) Retrieved frbtip://www.illinois-tif.com/FAQ10.aspn June 26,
2010.

20 Capital Accountability: Making Capital Count


http://www.ncbg.org/
http://www.illinois-tif.com/FAQ10.asp

Industrial
Mixed Development/Non -Central Business District
Residential

The type of TIF district depends on the dominant way the land is used and the type of
development that the TIF supports. In March 2010, there were 103 mixused, 40
industrial, 13 residential and 4 commercial TIF distracts in Chicago.2°

# City of Chicago Geographic Information System. (20LBs. Retrieved from
http://www.cityofchicago.org/city/en/depts/doit/supp_info/gis_data.letmApril 13, 2010.
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Table 1 shows the different types of TIF districts based on their land use and examples
of projects that have received TIF assistance. The projects are divided to show examples
of TIF spending that are common, to a particular district, and some examples that are
unusual. Typical projects, such as construction or expansion of a corporate chain, are
thought to be a safer investment of money that may not necessarily improve the quality
of life for local residents. Unusual projects, such as construction of a school, arenot
necessarily a safe investment but have a greater chance of improving the quality of life
of the local residents. The columns represent from left to right:

Type of Project,

TIF district where the development occurred,

Chicago Community Area (CCA) wh ere the development occurred,
Ward in which the project is located,

Name of the project,

Company that received TIF assistance for work on the project,
Short description of what the money was used for,

Amount of TIF assistance, and

Total budget of the project

A TIF district can be proposed by the public sector or by a private developer to help
with redevelopment projects. Districts proposed by the private sector are typically
created to support a specific project on a specific site. District wide TIFs ae more likely
to be proposed by the public sector (the city, an alderman or community) and cover
multiple projects, sites and property owner.

Community organizations, as part of the public sector, may not necessarily have
enough power to propose a TIF district but they can be very effective in organizing
around benefits for the community within a given TIF. For example, in industrial TIFs,
community organizations can campaign for TIF funds to be used for job training, an
eligible TIF expense. People who receive TIFfunded job training must be employed
within the TIF district. Particularly in the case of industrial labor, which is disappearing

in the U.S., this can provide job training for jobs that provide a greater standard of
living than many retail serv ice jobs. According to 2003 numbers from NCBG, the
estimated budget for TIF districts in Chicago includes $164.7 million for job training
over the 23-year lives of these districts.30

%9 National Capital Budget Group. (2003)F Almanac.Chicago, IL.
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Tablel: Types of TIF Districts and Examplesiévelopment Projects*

Mixeduse: residential/commercial (103 districts)

Type TIF CCA, Ward |Project Nam{Applicant Project description TIF Costo
Assistance projec
"Typical" (111 & Mt. Mt Greenwo{Gendell Redevelopment of a site into §$1,500,000 | $10,450,0
Kedzie Greenwood, [Plaza Partners Mt. |Walgreen's retail center, corng
Ward 19 Greenwood |green plaza and parking lot fo|
LLC cars.
"Unusual{Chicago/ |East Garfield BreakthrouglBreakthrough{Rehabilitation of existing $1,000,000 | $4,999,87
Central ParlPark, Ward 2/Urban Urban Ministgwarehouse to include 30 bed |(20% of
Ministers shelter for men, 5 Single Roondevelopment
Occupant (SRO), organizatiorcosts)
offices, employment training s
and social service facility; faci
will include commercial kitche
food pantry.
Industrial (40 districts)
Type TIF CCA, Ward |Project Nam{Applicant Project description TIF Costo
Assistance projec
"Typical" |Stockyards |[New City,  [CulinarfFood|Culinary FoodConstruct a 100,000 sqg. ft.  [$5,000,000 | $22,909,0
Industrial |Ward 11 Inc. manufacturing and warehouse
Commercial facility
"Unusual{Pilsen Pilsen/Lower|lgaBenito  |Board of Construction ofehool up to $33,000,0
Industrial |West Side, |Juarez Education $12,500,000
Corridor  |ward 25 and |Academy
Commercial (4 districts)
Type TIF CCA, Ward |Project Nam{Applicant Project description TIF Costo
Assistance projec
"Typical" |79"& Cicer¢Ashburn, Wa[Scottsdale [Scottsdale |Renovation aneddevelopment ¢$8,100,000 | $36,940,8
13 Center Center, LLC |existing Scottsdale Shopping |(22% of
Center(including Low's home |development
improvement store); including|costs)
partial demolition; proving 1,0
parking space
"Unusual{Central Loo|Loop, ward 4|Oriental Livent Realty |Renovate the 2,18t Oriental|$17,000,000| $32,000,0
Theater (Chicago) Inc|Theater, construct 7,000 sq. f
retail space, and rehabilitate t
facade of the Oliver Building
Residential (13 districts)
Type TIF CCA, Ward |Project Nam{Applicant Project description TIF Cost o
Assistance projec
"Typical" [Madden & |Oakland, WaOakwood |Oakwood Redevelopment of Chicago [$1,273,034 | $56,778,51
Wells 4 Shores PhagShores Housing Authority's Madlfelis [(2% of
2A Associates |Darrow public housimg 3,000 |development
Limited units, mincome community. |cots)
Partnership
"Unusual{35"& State |Dougls/ [IT UniversityTownsend |To create technology park  |$13,400,000| $50,435,6]
Armour Sqar{technology |Chicago LLC |(laboratory, research & (26.5% of
Ward 3 Park developmertffice space); development
includes demolition and renov|costs)
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*These examples are not representative of all projects. Because there is no comprehensive database with all projects
that have received TIF assistanceunder st andi ng of otypicaldé and ounusual 6 use

Usage of TIF Funds

The 1l linoisd Tax I ncrement All ocation Redeve
money. This law can be found in the lllinois Compiled Statutes at 65 ILCS 5/11-74.41
through 11-74.411. The following table lists categories for which the money can be used
and example of financed projects. Table 2 shows examples of projects that were eligible
to receive TIF money according to the TIF statute. The first row gives a general
understanding of the statute while the second row shows the exact language in the
statute. The first column shows an article from the TIF law under which the language
can be found. The columns represent: the statute article, the TIF district where the
development has occurred, the name of the project; brief explanation what the money
were used for, the amount of TIF assistance, the total project budget, the number of
promised jobs, and the ward in which the project is located.

Table2: Examples of Projects Eligible for TIF Assistance, by Type of Assistance

Note: This table spans multiple pages.

Cost of Studies, administration and professional service

(9)(1osts of studies, surveys, development of plans, and specifications, implementation and administratio
redevelopment plan including but not listédfdatod professional service costs for architectural, engineering, le
planning or other services, provided however that no charges for professional services may be based onxa
increment collected,;

TIF Company Description TIFAssistance Total Budget | Ward

Central Loop | Baldwin Phase | of the project involves Study of $520,000 $1,720,000 40d
Development Co| exterior envelope of historic Reliance B
Reliance Building a 14story office building. Daley & Geor
McClie€Corp. were also involved.

Marketing cost
(9)(1.6Yhe cost of marketing sites within the redevelopment project area to prospective businesses, develo

No example was found

Property acquisition, demolitiGite preparation and environmental site improvement cost

(aq)(2Property assembly costs, including but not limited to acquisition of land and other property, real or per
interests therein, demolition of buildings, site prepanajwoysiteents that serve as an engineered barrier addrg
ground level or below ground environmental contamination, including, but not limited to parking lots anghath
barriers, and the clearing and grading of land;

TIF Company Description TIFAssistance Total Budget | Ward

35th&Halsted | Pepsi (Miracle LL| Purchase and rehabilitation of 325,000| Acquisition: $4,650,00( $18,700,000 |11th
warehouse, distribution facility and proj Environmental
additional improvements for soda distri| remediation: $300,000
factory site preparation:
$350,000.
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Cost of rehabilitation, construction, repair and remodeling of existing building

()(3)Costs of rehabilitation, reconstruction or repaadeting of existing public or private buildings, fixtures, an
improvements; and the cost of replacing an existing public building if pursuant to the implementation okeatre
the existing public building is to be demolisieetihéosite for private investment or devoted to a different use reg
private investment;

TIF Company Description TIF Assistance Total Budget | Ward
Bryn Good Taste Bakg Redevelopment of vacant storefront thi $225,250 (24.99%) $901,373 24n
Mawr/Brodwa] Inc. infrastructuimprovement and construct
of a bakery

Cost of construction of public works and improvement
(q)(4)XCosts of the construction of public works or improvements
TIF Company Description TIFAssistance Total Budget | Ward
Howard/Paulif Howard Station | Rehabilitation of HowRadlina CTA rapid According to the $82,802,000 |49th

Project (agreeme transit station (construction of new plat| Redevelopment

with Chicago canopies, entrances and office spaces| Agreement, tio

Transit Authority) $4,400,000

Cost of job training and retraining
(q)(5Xosts of job training and retraining projects, including the cost of "welfare to work" programs impleme
located within the redevelopment project area;

TIF Company Description TIFAssistance Total Budget | Ward
Lake Calumet| Comau Pico Job training through TIFworks $99,739 10h
Financing cost
(9)(6 Financing costs
TIF Company Description TIFAssistance Total Budget | Ward
71st/Stony Wells Fargo Banl Noinformation was provided in a $4,873,625
Island Redevelopment Agreement or an Anny

Report for the district

Approved capital cost of overlapping taxing district

(9)(7)To the extent the municipality by written agreement accepts and approves thpadioe ohkhdaxing district
capital costs resulting from the redevelopment project necessarily incurred or to be incurred withintheeaig
of the objectives of the redevelopment plan and project.

TIF Company Description TIFAssistance Total Budget | Ward
Kinzie Industri Humboldt Park | Acquisitions and construction of library| $12,755,399 $13,124,537 |27th
Corridor Branch library | public improvement project

(Public Buildings
Commissions of
Chicago)

Cost of reimbursingchool district for their increased costs caused by TIF assisted housing projects
(9)(7.5)ncrease in attendance resulting from the net increase in new students enrolled in that school district
housing units within the redevelopmentpeajdicat have received financial assistance

TIF Company Description TIFAssistance Total Budget | Ward

Chatman Ridg Simeon Career $22,184,925 $45,840,048 |21st
Academy (high

school); agreeme
with Chicago Bog

of Education

Construction of a high school
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Relocation cost
(q)(8)Relocation costs

TIF

Company

Description

TIFAssistance

Total Budget

Ward

Western/Ogde

Chicago Christiar
Industrial League

$1,500,000 in TIF assistance will come
Near West TIF for relocation/remediati
former Leagsite

$500,000 (TIF money
were used for other co

$21,422,900

Paying in lieu of taxes

(q)(9Payment in lieu of taxes

No example was found

Cost of job training, retaining advanced vocational or career education provided by other taxing bodies
(q)(10x osts of job training, retraining, advanced vocational education or careetetingdiitmot limited to cour
occupational, setachnical or technical fields leading directly to employment, incurred by one or mqre taxing

TIF Company Description TIFAssistance Total Budget | Ward
North Branch | Wright Collage | TIFworks for trainings in manufaéturing $94,625 NA 38
(North) Spanish for managers. 120 to be traing

Cost of reimbursing private developers for interest expartsgsed and redeveloped projects

(q)(11 A)Interest cost incurred by a developer related to the construction, renovation or rehabilitation of a r
project; Interest cost incurred by a redevelopment related to the constructiorehehiitation of a redevelopmer

project
TIF Company Description TIF assistance Total Budget | Ward
49th/ Willard Square L{ 100 dwelling units with 80% of units for $94,574 $12,100,000

St.Lawrence

with incomes of less than 60% of medi
Chicago income & 20%hdse with incom
below 80% of median.

Cost of construction of new housing units for low income and very low income households

(9)(11 Hyinancing of rehabilitated or new housing unitsémmi@ahouseholds; up to 50% ajshef construction of

new housing units to be occupied fnyclomve households and veryrioeme households

TIF Company Description TIF assistance Total Budget | Ward
49th/St. Willard Square L{ 100 dwelling units with 80% of upienfilg $2,500,000 $12,100,000
Lawrence with incomes of less than 60% of medi

Chicago income & 20% to those with in]
below 80% of median.

Cost of day care service and operational cost of day care centers

(9)(11.5¥he cost of day care services for cbfldraployees from fmgome families working for businesses locat
the redevelopment project area and all or a portion of the cost of operation of day care centers established
project area businesses to serve employees{rmonmyfamilies working in businesses located in the redevelo
project area

No example was found

Portability

oPortabilityo is a technical term for t he pc
Development (DCD) has to transfer funds between TIFs. The DCD is not required by

law to consult with a community or its alderman about moving funds. TIF funds can

only be oOoOportedd6d between TIFs that are direc

City cannot take funds from the Central Loop TIF and transfer them to Englewood
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Neighborhood TIF, but money from Little Village Industrial TIF can be ported to 26 "
and Kostner TIF because they share a border. Theamount of funds that can be ported
depends on the budgets of both TIF districts involved.

Often, tax increment generated in one community can be ported for a project far away
in another community so long as two TIFs touch by even the smallest amount. For two
TIFs that are both in poor neighborhoods, this can generate controversy over already
scarce resources.

The issue of portability was highly debated in 2008 and 2009 when the City of Chicago
was a candidate for hosing the 2016 Olympics. Many community groups were afraid
that money from TIFs in their areas would be ported to build infrastructure for the

Olympi cs. Local newspapers reported that Olympic Village, which was scheduled to

cost upwards of a $100 million in THd&bemoney

created ¥districts. o

Special Programs

SBIF 8 Small Business Improvement Fund

In 1999, the City of Chicago introduced the Small Business Improvement Fund (SBIF), a

fund for small business investments based on TIF revenues. Communities can advocate

for the fund through their Alderman. Up to $150,000 in SBIF money can be used for
renovation, rehabilitation o r remodeling of the buildingds
money goes to big developments, SBIF makes sure that some of the TIF money goes
instead to small local enterprises.

RIF- Riverfront Improvement Fund

The Riverfront Improvement Fund (RIF) is money available to riverfront property
owners to rehabilitate or replace deteriorating river walls. River walls are privately
owned and maintained but border the public waterways, which make them eligible for
public funding. The objective of RIF is to restore the structural integrity of river wall
systems, enhance their appearance and environmental quality, and promote public
health and safety. Assistance varies based upon the type of land use and type of
riverfront structure. The highest level of assistance is provided to industrial landowners
for development of riverbank structures.

Distribution of RIF funds is restricted to landowners. Projects must be located along the

Chicago River or Sanitary and Ship Canal and must be located in a TIF district.
Assistance is provided in a lump sum at project completion, except for a reserve to

assure the successful establishment of required landscaping. The program does not pay
for vegetation or land acquisition, but is more likely to fund proposals that green their

3 Maidenberd, M. (2009). TIF Talk at 2016 ForuGhicago Journal Retrieved from
http://chicagojournal.com/News/685-2009/TIF_talk_at_2016_foruwn April 30, 2010.
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own site. As of this publication, a complete overview of the program can be
downl oaded from the Cityds website.

NIF - Neighborhood Improvement Fund

The Neighborhood Improvem ent Fund (NIF) provides grants up to $10,000 for

individual homeowners and up to $50,000 for owner -occupied buildings with more

than 10 units for facade improvements. These grants are ultimately paid for by either

the ownerd&s increaskdr pnepebyyhomeewners®ti nc
taxes.

The grants are primarily used for exterior improvements, which serve to restore
property integrity. Eligible improvements include new roofs, gutters, down spouts,

siding, masonry work, tuck pointing, new wi ndows, doors and porches, painting,
concrete work, exterior lighting and wrought iron fencing. Up to 30 percent of funds

may be used for safe and healthy upgrades, including heating, electrical and plumbing
work. 32

The multi -family program provides facade i mprovement rebates to homeowners with
three-or-more-unit properties that are not owner -occupied. This rebate covers up to 50
percent of eligible costs of up to $10,000 per unit and a maximum of $100,000 for eligible
property owners.

Owners must sign an agreement to keep 30 percent of their rental units affordable to

households with incomes of 50 percent or less of area median income. $250,000 in
funding has been all ocated for the program. A
an agreement with NHS to administer up to $1 million for single -family home

i mprovements on the Cityos Nort hwest Sides
War d38 . 6

TIFWorks

TIFWorks is a program that provides funding for workforce -training costs for

companies located in certain TIF districts. Importantly for non -profits that focus on

workforce development, TIFWorks will fund non -profits that will train and place

Chicagoans in businesses located in eligible TIF district$4. Non-profits can qualify for

funds t hat h el yp gprraodvei sdée fsokri lduror ent empl oyees
and placement services for area residents with employers in TIF districts. One example

¥Mayoro6s Office, City olitycaundlappraves.$l niltbd é@ansiodoflmwrencey 1 6 )
Kedzie Neighborhood Improvement ProgrdRetrieved fronhttp://egov.cityofchicago.orgn February 10, 2010.

% Department of Community development, City of Chicago. (2010, Februargit@ouncil approves ordinances
supporting business improvement and expan®etrieved fromhttp://www.cityofchicago.orgbn February 10,

2010.

34 City of Chicago. (n.d.)TIFWorks ProgramRetrieved from
http://www.cityofchicago.org/city/en/depts/dcd/supp_info/tifworks_program.lmmMay 19th, 2010.
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of a TIFWorks recipient is Cretors and Co., a concessions manufacturer that makes
popcorn machines and is located in the Addison Corridor North TIF district. 35
TIFWorks provided funds for custom training programs as well as English as a Second
Language instruction, new equipment training, and industry -specific training.

Unfortunately, the City does not have a list of the TIFs that currently have a TIFWorks
program. NCBG lists on its website the TIFs with active TIFWorks programs as of 2003.
For more current informa tion, contact Rona Jeongce Director of the Department of
Workforce Solutions (refer to Appendix C).

TIF and the Market

Tax Increment Financing was created to increase property value. It was not created to
fund public programs that deliver day -to-day city services to residents. Although some
TIF money can be used for certain public programs & as set out in the State statute
allowing municipalities to create TIF distri cts @ TIF is first and foremost an economic
tool used to attract private development so as to increase property value. Originally TIF
was intended to be used to help cities and towns borrow money to build or modernize

their physical infrastructure in bligh t ed ar eas, assuming that ol f
bridges, street grids, new water and sewer lines), they will come (businesses, industries,
housing and shopping mall devel opers) 6. The

valuable property tax base, and more property tax revenue.

Developers want to know that the area in which they are developing has good market

potential. TIF subsidy can help them hedge their bets on an area they would not

normally consider. Hi st ori cally, the City talofarinaleased oj ect
market value, and use theobut for 6 obugumemnt the Cityods i nt
market would not itself improve. Potential increase in market value is a vital

component to the feasibility of any TIF project.

Even areas that have hadtremendous market development have experienced real

problems because of the real estate crisis. An involved Alderman and committed

developer are crucial. An example of this is developer Pet er Hol st etheds ef f
Wilson Yard TIF.

% LISC Winter 2006 Newsletter. (2008Yorthwest side manufactures receives year of training through TIFWorks
Retrieved fromwww.lisc-chicago.org/content/11/documents/newsletter_winter_2006mpdbly 12, 2010.
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Where There is a Market to Support Development

I n contrast to the historical practice of wusi
redevelopment and increase the value of economically depressed areas, today the City

hedges its bets and creates most new TIF districtswhere there is already a stiong

market demand. This way, the City feels more secure that especially intough economic

timesandt he TI F districtds marlkthaseovCaolnusee rwialtli omntdi
districts, community organizations may have more leverage to demand that th e
Redevelopment Agreement include public benefits. Creating pathways to economic

opportunity through job training and placement or small business improvements;

protecting quality of life for existing residents; and preventing displacement of current
residents,arealli mport ant i n ar e as Howeverhthepnaredlsooctitical mar k et
goals in truly economically distressed communities as well. In either case,forming an

oversight panel or developing a community benefits agreement with developers using

TIF are good strategies.

Where There are Market Barriers

The recent real estate crisis greatly impacted many TIF districts. Many TIFs, especially
on the South Side and West Side, were viewed as hsaing real market potential during
the housing bubble. Those projects have now stalled. Therefore, the present reality is
that many TIFs are facing significant market barriers. In these situations, developers
often have financing gaps that need to be addresed and TIF can be a major source for
filling those gaps. Even though there may not be as much leverage and some demands
may need to be altered, the fact that these kinds of developments are so dependent on
public subsidy ought to mean there is even greate opportunity for negotiation and
pushing for benefits that help meet community needs.

TIF Issueso Inventory of Resources and What is
Missing

There is a large amount of information available regarding how and why a TIF district
was started and who was involved in the process. One can find plans for the district as
well as updated information about what projects are happening in the TIF. However, it
is difficult to get a comprehensive picture of a particular district as this information is
housed in many different areas and is often buried in large documents that are difficult
to search. The City provides a summary profile of each TIF district that includes basic
information about history, redevelopment goals, and some basic budget information.
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However, ther e is no one document that profiles information about where TIF money
goes in a given district and who receives it. Knowing what projects are in a district and
how money is being spent is crucial if the City seeks to promote good government.

TIF Redevelopment Plans

The Redevelopment Plan explains why a particular area is eligible for TIF assistance
and what goals the City has for this redevelopment. Often the redevelopment plan will
include information about the limited value of the property in the area as e vidence of
why intervention is needed. In addition to showing goals for the future, many plans
also include a description of what projects might be included in order to fulfill the goals
of the Redevelopment Plan.

For example, some of the development goak for the 79" Street Corridor TIF are:36

Encourage land uses which strengthen the function and appeal for the corridor for
commercial, non-residential activities

Employment of residents within and surrounding the Project Area in jobs in the
Project Area

Creation of an environment within the Project Area that will contribute to the health,
safety, and general welfare of the City; that will maintain or enhance the value of
properties adjacent to the Area; and that will stimulate private investment in new
construction, expansion, and rehabilitation.

Projects with the following objectives are ones that the City believes uphold these
goals37

Provide sites for a wide range of land uses, including residential, office, commercial,
etc.

Promote housing types that accommodate a diverse mix of households and income
levels;

Promote retail and commercial activities that support the needs of area residents and
employees

Upgrade infrastructure throughout the Project Area
Establish a distinctive and cohesive visual identity for the Project Area

What the Redevelopment Plan does not show is whether anyone from the community
had input in developing the plan. The Redevelopment Plan also does not include any

% 79" Street Corridor Redevelopment Plan (1998, March 9). Retrieved from
http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/plans/T_056 79thRDBrphifay 5th, 2010.
37 79" Street Corridor Redevelopment Plan (1998, march 9). Retrieved from
http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/plans/T_056_79thRDBrphlfay 5th, 2010.
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information regarding commitment to job quality or any other public bene fit. This does
not mean that there is no commitment to equitable development, only that this
information is not available in the Redevelopment Plan.

Annual TIF Report

Each city and town that has a TIF district must submit audited financial information to

the lllinois Office of the Comptroller each year. These reports are designed to be audits

and nothing more. Regardless, there is still useful information one can gather from

them. The City of Chicago makes these annual reports available through the
Department of Community Developmentds website
of some of the information that one can find in an annual TIF report:

The Governmental Fund 8lance As opposed to the GovernmemWide Balancehe
Governmental Fund Balanahows how much money the TIF has right now that
has not been set aside for some future use.

An analysis of the Overall Financial Positiorand Results of Operationd his includes
information about how much property tax revenue is available for projects now
and how much has been set aside for future projects. It also shows the TIF
districtds net assets.

A Statement of Activitieshat lists out all major projects that started in the TIF that
year.

It is difficult to understand the annual report without understanding how to read

budgets. Furthermore, these reports do not itemize expenses. For example, the 79 St.

Corridor states that the TIF fund paid out $18,659 in 2008 for Economic development
projects’3 Al t hough there iIis a oO0Ostatement of revenu
report, there is not a comprehensive list of projects going on in the district. T here is also

information about how much the TIF district received in property taxes and how much

it paid in administrative costs, but no comprehensive list of projects and how much

money the TIF has paid to them to date. Additionally, there is limited info rmation

about who received money and exactly for what purposes.

Tax Increment Agency Distribution Summary

Each vyear, the Cook County Clerk publishes a
Summary. 6 This summary br e akgealizedoAssessed ¥adup T 1 F
(EAV), value at the time the TIF was created, the tax rate, and how much in taxes the

3 79" Street District Annual Report 2008. (2009, June 30). Retrieved from
http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/08reports/T_056_79thARrtphifay 5th, 2010.
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TIF created. The EAV is the result of a complicated formula set by the Cook County
Assessor to value property for taxes and is lower than what the property would fetch if

it was sold on the open market. Therefore, the EAV is not the same as what the property
is worth.

The EAV is calculated at the time that a TIF is created. In the Tax Incremet Agency
Distribution Summary, this is called the OFro
to the current yeards EAV. The difference is
t he t ax 0 iFguwea Zisren exampbe of how you can read the Tax Increment

Agency Distribution Summary to see how much money a TIF generated in a particular

year based on the 2008 summary for the 87 and Cottage Grove TIF district:3°

Figure 2: Excerpt from 2008 Annual Financial Summary for the 87th/Cottage Grove
TIF District40

Frozen Value: $53,959,824.0(
2008 EAV.: $97,495,001
2008 Tax rate: 4.816%
($97,495,00D $53,959,824) * .04816 = $2,096,654

Source: Cook County Clerk

The o6agency tax amountdé is $2,096, 654. The o0a
increment. The 87" and Cottage Grove TIF made $2,096,654 in tax increment in 2008. It

is important to note that some of this money is set aside to pay back debt and other

costs, as seen in the Annual TIF Report.

What the Tax Increment Agency Distribution Summary does not s how is an explanation
of the numbers. Figure 3 shows an example of how this information appears in the
Summary. It excludes the necessary context to describe what a &xing agency is or
where they are located.

39 87" Cottage Grove 2008 Annual Report. (2009, J8@ Retrieved from
http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/08reports/T_127 87thCottageGroveAR.pldy 7,
2010.

0 CookCounty Clerk website. Retrieved on June 30, 2009 from
http://www.cookcountyclerk.com/tsd/tifs/Pages/TIFReports.aspx
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Figure 3: Tax Increment Agency Distribution Summary, 11/06/2009

[ELRTRn TFETCE OF THRE COORTY CLUG T P
DATE 11/06/09 TAK YEAR 2008 TAX INCREMENT AGENCY DISTRIBUTION SUMMARY
AGEWCY
TAX TAX CODE EQUAL IZED FROZEN AGEWCY DISTRIBUTION
HGENCY DESCRIFTION OF AGEMCY CODE __ RATE VALLATION VALLATIEN TAX AMOUNT PERCENT
FINAL TOTALS 39,421,773 21,578,305 870, 481.04
03-0210-83T TIF CITY OF CHICAGO-TSTH S7/5W Wy 72104 4,078 @, 2%, 121 38,360,548 1,344, 173.20 441126576531
93-0210-827 TIF CITY OF CHICAGD-TTH 5T/5 HWY T2108 4.882 G604, 3E8 351,283 12,278, 74 41, ATE14 160848
0%-0210-8627 TIF CITY OF CHICAGD-TATH ST/SW HWY 7208 4,881 1,226,418 635,993 28,845.33  43.2E87743304
FIMAL TOTALS BS, 104, 907 A6 4T B2 1.388_299.32
03-0210-648 TIF CITY OF ¢HICAGO-T9TH/CICERD 72137 4,016 14,008, 290 B.018, 408 2B6,523.91 427630904 1067
FINAL TOTALS 14,008, 350 5_01E8, 408 288, 523.91 .
03-0210-850 TIF GITY OF CHICAGD- THTH/VINCLIAMNES TE13E 4_E1E 28,837,317 17,061,908  G4B,341.52 40.0J54BG4E1D
[P3-0210-560 TIF EITY OF CHICAGO-T3TH/VINCEMMES T 5. 080 14,947,327 16, 0B1, 0886 0,00 0, GO00000000
FINAL TOTALS A3, 394, 444 32,132,472 E4E, 341.62
P3-0295-§38 TIF CITY OF CHIGAGO-B3RD ST/STEWART AWE 72120 PR Vi, 508, 766 10,618,689 383,744.03  42.B607 178363
FINAL TOTALS 18,586,786 10,608,689 383,744.03
PA-0210-6323 TIF CITY OF CHICAGD-BTTH S5T/COTTAGE GROV TOO40 4848 97,485, 001 53,859,824 2,004,854, 12 44, 652TEI0GTE
FIMAL TOTALS ST, 458, 0O 53,353,834 2,046,654, 12
pa-0310-818 TIF CITY OF CHICAGO-B9TH ST/STATE ST THa13 4. 835 11, 184, 155 3,827,328 354, 966.90 A5 TTH0 150441

City Council Journal of Proceedings

The City of Chicago is required to publish all legislation that was introduced, whethe r

or not it passed. The Committee on Finance contains all requests for the City to create a

new TIF district, to give money for new projects, and to create new programs within the
district such as a Small Business Improvement Fund (SBIF). The Journal of Poceedings
includes ALL proposals to the City Council, including those that have nothing to do
with TIF. These reports are usually several hundred pages long, so one would need to

dig through to find specific information.

For example, the February 10, 2010minutes include an amendment to the Wilson Yard
TIF plan. This amendment changed the boundaries of the TIF district and excluded
several pieces of property, which are listed. However, one cannot see the entire plan,
including all amendments, and there is no link to where the original Redevelopment
|l ocated wi
minutes also include the making of new SBIF areas in the 79 Street Corridor, 47t/King
Drive, and Armitage /Pulaski TIF districts, among many other pieces of legislation.

Pl an and ot her

34

amendment s

ar e
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What the Journal of Proceedings doesndt show
projectds detail s. I f you want to follow one
have to sift through many months or even years worth of minutes to see all of the

proposals and amendments.

Capit al | mpr ov e RAYear $chedulemfg r a md s 5
I[mprovements

Each year, the City publishes a schedule of what it wants to fix or create within its

publicly -owned land and facilities. This includes information regarding expenses such

as neighborhood parks, and whether the City will use TIF funds to pay for some of the
expense. Park information specifically is fou
the 20092013 Capital Improvement Plan released in 2009 shows that the City plan

funds open space in Little Village located at E. 43rd St. and S. Calumet Ave. In 2009, the

City planned to spend $379,275. The funding sources are an open space impact fee fund

and a genenal obligation bond. TIF is scheduled to fund $3,000,000 towards parks ¢ all

from the Devon/Western TIF. 41

Despite the use in knowing how much certain public works projects are scheduled to

receive, the Schedule cannot tell what public works projects are beng done in a

particular TIF district. One could guess that all of the projects that get their money from

the Devon/ Western TIF are | ocated in the Devc
Schedule also will not list how many projects are being done in a TIF and what the

money is going for. Error! Reference source not found. shows a page from the 2009
apital | mpr ov e megeat ScHedule @fr lmpro¥esnents that lists funding

sources for neighborhood parks.

Publicly Released Freedom of Information Act Results

The City publishes all Freedom of Information Act (FOIA) requests on its website. 42

Some of the people or organizations that receive FOIA results from the City have

chosen to disclose this information to the public. One notable example of this is the

Chicago Reader. This publication, which often investigates TIF issues in Chicago,

released the results of a FOIA request that sought all information about how TIF money

was spent between 2004 and 2008 in all of the 156 districts that existed at that time.
Table 3 shows an excerpt from these results.

“L City of Chicaga(n.d.).Capital Improvement ProgranRetrieved from
http://www.cityofchicago.org/city/en/depts/obm/provdrs/cap_improve.btwilay 7, 2010.
“2 City of Chicago. (n.d.)FOIA requesting log Community DevelopmerRerieved from
http://www.cityofchicago.org/city/en/depts/dcd/dataset/foialog.ltmMay 7, 2010.
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Table 3: Excerpt of TIF District Expenditures for the Period of 262d083

Fund Project or
Clasg Journal [Fund Clas: Expenditur{ Transaction VendolJournalEntry
Code|Period|Date Descriptior BFY| Fund Fund Descriptio| Appr{ Accoun]Projec{ Description Reference Name |Description Debit Credil
19 |SER04/09/08/20( Tax 004|0975|105th/Vincenne|8001220140|00000 (2003 TIF |JV04GA0900734 2003 TIF Annual |2,703.0| 0.0
Increment Redevelopment ANNUAL Report Cost
Tif REPORT Allocation. See
attached.
19 |ADJ04|01/02/20Q Tax 004|0975| 105th/Vincenne|{8000 220005|00000 {2004 STAHJV04GA16131 The 2004 Employe| 343.0( 0.0(
Increment Redevelopment COSTS Cost Allocation for
Tif various Tardremer|
Financing Districts,|
See attached. Ref.
(05)
JV05GA04232379
19 |ADJ04|01/02/20( Tax 004|0975/105th/Vincenne|{8000 220042|00000 {2004 STAHJV04GA16131 The 2004 Employe| 50.0¢ 0.0(
Increment Redevelopment COSTS Cost Allocation for
Tif various Tax Increm
Financin@istricts.
See attached. Ref.
(05)
JV05GA04232379

Source: Chicago Reader

This data lists the name of the TIF district, a description of the expense, the amount of
the expense, and the date where the complete information about this expense is

published in the City Councilds minutes. The
FOIA results on their website.44 Due to the Sunshine Ordinance, some of the FOIA
results that private parties soon become availabl e t hrough t he

However, there are instances where the FOIA request has not been responded toé®.
Therefore, the Cityds publicly available TIF

What Is Missing Overall?

1 Connectivity between available documents
1 Accessibility of information - some documents being thousands of pages long

Although there is much data available, there is no clear picture of what a TIF is doing
and how much it has to give. To find out how many projects are being funde d in a TIF
district, who is receiving the money, and how much has been spent on a project to date,

3 Chicago ReaderTIF Expenditures(Data file). Retrieved frorhttp://www.chicagoreader.com/chicagokhe
shadowbudgetwho-wins-in-daleystif-game/Content?0id=1848124

“Dumke, M. & Joravsky, B. (2010,Ma 20) . Shadow budget: \hicagoReadsr i n Dal e
Retrieved fronmhttp://www.chicagoreader.com/chicagoAsigadowbudgetwho-wins-in-daleystif -

game/Content?0id=1848124 May 10, 2010.

“Doster, Adam. (2010, May 29). A Te a®logasdvelloRdisght To Op
Retrieved fromhttp://www.progressillinois.com/posts/content/2010/05/19/teadiginsopenchicagetif-budgeton

July 21, 2010.
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it would require combing through the Annual TIF Report, Tax Increment Agency
Distribution Summary, City Council Journal of Proceedings, Capital Improvement

Pr o g r a fMéas Sclhedule of Improvements, and any additional info that you were

able to obtain from a reputable source such as the Chicago ReaderFor example, if a

person were interested in finding out how much money the Central Loop TIF district

has madeand spent to date, and to whom the City paid the money and for what reason,

she might start with the City Council Journal of Proceedings. She would need to look

through each month of each year available to see if there were any amendments to the

distric. Each mont hds minutes are sever al hundr ed
thousand pages that she would need to scan to see if any changes were made. Once she

found this out, she would then need to refer to the annual TIF report to see how much

money the TIF is actually working with and how much is already earmarked for other

t hings. She could then refer to this yeards
parks are being funded with TIF and if any of those parks are located in the TIF district

that she is interested in. She might then try looking through the 2004-2008 TIF
expenditures that the City provided to the Chicago Reader through its FOIA request to

see if these projects are accounted for or if there are any additional projects. This is
complicated and it is impossible to get a complete picture of TIF.

TIF M echanics

The Players

There can be many people involved in any given TIF district. Each particular TIF district
as well as projects within any given TIF district may also involve different peo ple and
be initiated for different purposes. It is impossible to give a simple diagram of
important people involved in a TIF and what roles they play. Players and roles change.
For this reason, the following describes some of the major entities in Chicago important
to TIF and makes some suggestions that may be useful in directing a person or
organization interesting in learning more about a particular entity or process.
Additionally , three Case Studiesand six TIF district profiles (see Appendix E) will be
presented that may help give a better idea of who was involved and how.
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Table4: The Major Players & Their Roles in TIF

Players Roles

Department of Community | Directs the planning, manages the budget, negotiates with

Development developers, and can control the nature of information
available.

Community Development Reviews and makes recommendations to the City Council

Commission for TIF proposals.

City Council Votes on every redevelopment plan, redevelopment

agreement, and amendments to the TIF.

Alderman Often actively involved in shaping the goals and purposes
of the TIF as well as individual projects pursued.

Developers/Businesses Requests TIF money and canprovide community benefits
like jobs, affordable housing, and green space.

Consultants Often works on behalf of the City to develop the plans and
studies needed (e.g. eligibility study, redevelopment plan,
housing impact study)

Community Organizations | Organizes on behalf of community concerns and needs

Department of Community Development

The City of Chicago reorganized the Department of Planning and Development (DPD)
and joined them with the Department of Housing and the Department of Workforce to
create the Department of Community Development (DCD) on January 1 st; 2009. Since
the DPD was originally the Department responsible for TIF, this reorganization affected
who is now involved.

A resource guide*t was developed by the DCD to better understand how the DCD is
structured and what programs it administers. In Figure 4 the Neighborhood
Development, Community Programs, and Development Finan ce divisions are
displayed in a bold typeface as they play especially significant roles in the TIF planning
process. The Neighborhood Development Division is often the DCD representative at
community meetings. The Neighborhood Development Division is in communication

with developers and the TIF consultants, and responds to inquiries from the

community. The division is divided into three regions: North, South, and Central. Th ese
three large regions are lead by a Deputy Commissioner or Assistant Commissioner.
Each of these large regions is further divided into regions that roughly correspond to

Chicago Community Areas. Each of the community areas or sub-regions has project

“° City of Chicago Department ofd@nmunity Development. (2009Resource GuideRetrieved from
http://www.cityofchicago.org/content/dam/city/depts/dcd/banners/newsiteimages/@oDiReGuide.pdin April
11th, 2010.
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managers that are often the first point of contact with residents and the development
community. See page 8 and 9 of the resource guide to find the contact information for
the project manager in your community.

Figure 4: Divisions othe Department of Community Development

Neighborhood Development

Community Programs

Development Finance

Preservation

Real Estate

Construction and Compliance

Workforce Solutions

Policy and Legislative Affairs

Finance and Administration
Communications and Community Outreach

The resource guide also provides organizational charts of the Department of
Community Development (DCD). Appendix B shows a general overview of this
structure and Appendix C gives a list of important city contacts. For example, Judy
Jackson is the Deputy Commissioner of Neighborhoods in the South and Southwest
parts of the city. She is an important commissioner for communities in these parts of the
city and oversees this Neighborhood Development Division including the project
managers serving individual communities.

The Development Finance Division is also an important player in the TIF process as it
works together with the Neighborhoods Division on development deals and
negotiations. The Development Finance Division also handles TIF expenditures and
oversees the designations of TIF districts as well as amendments of the TIF. As of 2010,
Chip Hastings is the Finance Planning Analyst who oversees TIF designations and
underwriting. Chris Hastings reports to Bill Eager, who is the Commissioner of
Development Finance and the most important figure within the Division. There may be
different people in the Department more active in one community than others, and so
contacting the Development Finance Division (refer to Appendix C) is one way to
determine who is most important in a particular community.

The Community Programs Division may be a significant player if your TIF has a Small
Business Improvement Fund (SBIF) or you are interested in establishing a SBIF in a TIF
district. Cur rent | vy, Di onne Baux is the Cityds
outsources most of the SBIF work to SomerCor 504, Inc¢’ SomerCor is a nonprofit
community development corporation that acts as a lender and manger for many

" SomerCoi504, Inc (2010).SBIF. SomerCor.conRetrievedrom http://www.somercor.com/sbif/sb# on June
7, 2010.
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development projects. It is certified by the U.S. Small Business Administration to issue
loans. SomerCor administers the SBIF program in Chicago.

Di onne Baux, C h eat Mapnanér,sis aSdBtheFProjeat Mgnager for theTIF
Neighborhood Improvement Program (TIF -NIP), (refer to NIF- Neighborhood
Improvement Fund in Section Il). This program uses some of the TIF money to provide
grants to eligible homeowners and owners of rental buildings.

The Community Programs Division is also a useful contact if there is a TIFWorks
Program in the TIF or if there is interest in applying for one. More information
regarding TIFWorks, including what it is and how it can be accessed, can be found in
the Special Programssection of this report .

Community Development Commission

The Community Development Commission (CDC) is the authority that reviews and

makes recommendations to the City Council for TIF proposals. Though the CDC hardly

ever denies a proposal to create a new TIF district, it can make significant
recommendations that change the details of projects. The CDC meets on the second

week of every month and opens its meetings to the public. Commission members may

be the most important people to contact regarding specific concerns about agreements

and amendments in a TIF. The Co mmdmmnistrajor Dev el o
and Project Coordinator (refer to Appendix C) may be useful contacts for finding out

this information.

City Councill

The City Council 0s Finance Commi ttee votes
designation, and redevelopment agreement as well as major amendments. The
Council 8s meetings are open to the public and

organization can attend. A person must request permission to attend the meeting no

more than two weeks before the meeting and no less than 24 hours before. Complete

rules about public attendance at City Counci l

website at: http://www.chicityclerk.com/rulesforadmission.html . The Counci |l
meeting dat es ar e posted on t he City Coun
http://www.chicityclerk.com/Meetings_calendar_normal.php

Aldermen

There are fifty aldermen in Chicago representing each of the legislative wards.
Toget her , these aldermen form the City Counci
The alderman is a powerful political figure. He or she is an elected representative who
serves a four-year term and as part of the City Council has the power to regulate for the
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protection of the public health, safety, morals and welfare; to license; to tax; and to incur
debt.#8 TIF districts do not follow the same boundaries as Wards, and therefore one TIF
may have several aldermen who all have decision-making powers in the TIF.
Information regarding what wards a TIF is located in can be found on th e Chicago City
Cl er kds Of .fThecTé Prnofédeb that theeCommunity Scholars prepared also list
the names and contact information for all aldermen involved in the TIF. Aldermen are
often among the first to know about the possibilities of a new TIF and proposed projects
within existing TIFs. It is also widely known t hat if an alderman supports a TIF
proposal, the Community Development Commission and City Council will likely
approve it.

Developers/Businesses

TIF is first and foremost an incentive to private developers and businesses to generate
redevelopment in troubl ed areas. Developers often initiate the request for TIF money by
bringing project proposals to the alderman and the City or even asking for a new TIF to
be created based on a specific development. Projects in TIFs have the potential to
provide community be nefits like jobs, affordable housing, and green space. Ideally, TIF
can be used to support more equitable and accountable development and it is through
negotiations with the developers and businesses that this may happen. To find out what
businesses and derelopers may be involved in a particular TIF project, one can look at
the Economic Disclosure Statement for a particular project. Although the City does not
currently have all Economic Disclosure Statements posted on its website, those that are
available can be found on the Cityods website. As
project, headed by Holsten Real Estate Development Company, lists the names and
amounts paid to the various consultants involved in the project. 49 An excerpt from this
Economic Disclosure Statement can be found atAppendix A.

Consultants

The City has to hire a third party, consultants, to conduct the eligibility study and
redevelopment plan (refer to Creating a TIF in Section II, below) of each TIF. Because
these consultants are directly involved in finding the criteria to create a TIF and also
used to do analysis for possible expenditure in the TIF, they are significant players that
shape the TIF.

“8 City of Chicago, Office of the City Clark (n.dGity council Retrieved from
http://www.chicityclerk.com/citycouncil/alderman/find.htimth May 19, 2010.

“9Wilson Yards economic disclosure statement. (2003, June 23). Retrieved from
http://cityofchicago.org/content/dam/city/depts/dcd/tif/ T_110_ WilsonYardED&pdflay 19, 2010.
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Community Organizations

Community -based groups can play a vital part in pushing for and in some cases
helping make sure the community benefits from the projects being subsidized by TIF.
Community organizations have played a large role in using TIF money for things like

affordable housing and job training. Community Scholars participant organizations

ONE, SOUL, and ENLACE have all conducted campaigns to assist their communities
benefit from TIF development. For example, ONE organized many different groups and
residents in Uptown to consistently support Alderman Shiller's desire of using the
Wilson Yard TIF to provide a significant additional affordable housing to the

neighborhood. ONE played an instrumental role in supporting low -income and
marginalized residents to attend events on Wilson Yard and provide a resonating voice
for the demand of affordable housing. Contact information for each of these
organizations is listed on the first page of this document.

The Process

TIF can be an elusive economic development tool in practice. In the same waythat the
players will be different in any particular TIF, the process will not be the same either.
The following sections attempt to provide a general overview to help give a better idea
of how the process works. The sections below will describe the process of creating a
new TIF.

Creating a TIF

Though the process of creating a TIF appears to berelatively easy, as can be seen
through the 160 TIF that exist in Chicago, it is not easy for everyone to become involved
and to influence the decision making withi n the creation of a TIF. Having City support
in the creation of a TIF district makes the process much faster and easier, as is
evidenced by the creation of the Central Loop TIF. In the creation of the Central Loop
TIF, the City agreed with the applicants t hat t hi s area, whi ch
is in danger of becoming oOblighted. éd The
is complicated and hard to understand. The essential steps are described below and use
a report from the legal firm, An cel Glink as a reference0

%0 Ancel Glink. Diamon Bush DiCianni & Krafthefer, PC. (n.dln steps to creating a TIF distri@hicago:
Keller, P. Retrieved fromttp://www.illinois-tif. com/Resources/Presentations/10StepsCreatingTIBpdiine 6,
2010.
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Figure5: The Main Studies, Plans, and Agreements for Creating a TIF

Housing Impact Designation
Eligibility Study Analysis Ordinance
o o ( o o [ J
Market Analysis Redevelopment Redevelopment
Plan Agreement

Eligibility Study: Eligibility criteria are set forth in the state law. In order for a TIF to be

permissible, a host of findings must show the area in consideration meets the criteria set

in the Stateds | aw. The City of-padithtocoadgcd r el i €
the study. The eligibility study may be thought of as consisting of three major parts:

project eligibility, site eligibility, and cost eligibility. The project eligibility seeks to

provide evidence that the redevelopment of the area would not take place without the

TI'F subsidies. This is also known as the inf.
eligibility involves deciding if the site of
areaodo or a oconservation ar ea.lapidatd Huildingg,ht ed a |
buildings with code violations, has inadequate utility services, or has tax delinquent

properties among other criteria. A conservation area is one that cannot be considered

blighted, but has an old housing stock and is showing similar signs to a blighted area

(See the TIF Glossary in the Appendix for more clarification of the terms). Cost

eligibility defines what the TIF money can be used for such as costs for studies, public
infrastructure improvements, financing debt, etc.

Market Andysis. To get a more realistic understanding of development possibilities in a
TIF, a market analysis is often needed. The market analysis is also used so that the City
may have a better idea of the nature of risk of the projects proposed in the TIF.

Housing Impact AnalysisA Housing Plan must be created if a development will result in
either the displacement of at least 10 residents or the removal of at least 75 housing
units. To determine is this Housing Plan is needed; a housing impact analysis needs to
be created. This requirement has only been implemented since 1999, with the passage
of the TIF reform legislation.

Boundary DesignationEvery TIF district must be at least 1.5 acres and share a boundary

or touch each other physically (often referredto as oconti guousd) . A de
every parcel and the boundaries of TIF must be made law through the Designation

Ordinance.

Redevelopment PlaiThis plan serves as the most important document for the TIF district
as a whole. The plan is supposed to compehensively document the vision, goals, and
purposes of the TIF as well as land uses allowed in the TIF. The plan also should have
an itemized list of estimated redevelopment costs, identify sources of funds, estimate
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the total assessed property value (EAV) of the TIF area and projection of what the
assessed property value (EAV) will be when the terms of the TIF end (in 23 years).

Redevelopment AgreemenEach project or development in a TIF has to have a
redevelopment agreement that is approved by the City Council. This is an agreement
with the City that details the amount of public subsidy the project is seeking, the budget
of the development and contains other essential details of the project. Some TIFs are
created without any projects ready at the time of designation, and therefore the
redevelopment agreements happen later.

The information above describes the major documents needed in creating a TIF. The
following explains the public and administrative aspects. When the redevelopment plan

is created for the TIF area, notices of an official public hearing and joint review board
meeting must be sent out to 1) property owners in the proposed TIF, 2) residents nearby
the area, and 3) people on theTIF Interested Parties Registry. A Joint Review Board
(JRB) meeting must be held as well in which every taxing body that will be affected by
the TIF is entitled to send a representative. There is only onemeeting, and only those
who are present at the meeting are part of the JRB. The JRB makes recommendations for
the TIF and cannot either approve or deny its creation. The City must then adopt the
TIF ordinances provided by in the TIF law.

Getting Involved

If a TIF district is being created, there are a few strategies an community organization
can implement to ensure that community needs are represented.

One response is to engage the consultants who have been hired to write the TIF
Redevelopment Plan. Communicating with them as early in the process as possible is
important. Typically the consultants will be at any public meeting regarding the TIF in

its inception. However, to engage them before that public meeting means a little more
investigation. Speaking with your alderman about the process and inquiring if they are
considering, or in process of determining eligibility could be a way to know if their is an

evaluation occurring in real time. Another, more convoluted way, is to literally go to

the major consulting firms and ask if they are surveying your area. Once youdve
determined if your neighborhood is being surveyed, you can ask to meet with them and

join them when they tour the community. Insisting that they get input from community
stakeholders is another important strategy. Moreover, making sure they adequately
address the OHousing I mpacto6o study that is r
critical. This Housing Impact study makes certain requirements of the developer if even

one household is displaced by proposed development.

Community organizations and leaders can also demand an independent TIF advisory
committee. For example, the Business and Economic Revitalization Association (BERA)
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organized an Adviso ry Council for the 87th/Cottage Grove TIF district. This committee
helped develop community goals and a unified vision. BERA was able to partner with
its Alderman, with universities, and with local businessmen to find out what was most
needed.

Leveraging TIF

If a community group wants to leverage a TIF, the processmay involve the same kinds
of general strategies used for other issues,or it can be very complex and unfruitful .
This section looks at the process after a TIF has been designated, how can a gup get a
slice of the pie. Different from simply getting involved, leveraging a TIF requires active,
constant participation and organizing efforts to ensure the implementation of TIF funds
is spent according to community desires. Getting basic information early on, similar to
becoming involved in the TIF, is the first important step in leveraging TIF. Similar
people will be targeted for information and to influence in decision -making. Staying
informed on any changes in the TIF in order to evaluate its relevance and to take any
necessary action is another important piece. Finally, learning and working towards
implementing any type of special TIF program, such as SBIF, RIF, etc., can be an
important piece to leveraging TIF.

Again, agroupos par t i cwith dghis precgss enayi partialyedepend on
whether or not the organization has a good relationship with its Alderman ddepending

on the alder mands Eompaityioganizationsacant also have lgaod

relationships with developers and local non -profits like commun ity development

corporations that can serve as developers who respond to community-based needs and
be able to influence the use of TIF dollars. Developing good communications with city

planning staff is another way to leverage TIF if at all feasible. It also depends on how
much experience the organization has. Experienced organizers will find that the same

skills are used to organize around a TIF as they do for any other local issue. The
communi ty or ghiity fozZlewdrageonmeé@nsgfully will likely be greater if the
organizer knows the basic financial facts and development history of the TIF. An

effective way to get information is to ask people and organizations active in the TIF
about their personal experiences 0 if those with experience are knowled geable about
how TIF works and are up to date on the current affairs. This insider information can
explain a lot about what is currently happening in the TIF and what proposals are in the
pipeline.

To stay on top of necessary TIF information, one should monitor the agendas of the

Community Development Commission, the City Council Finance Committee, and the

City Council Zoning Committee. On these agendas, the first evidence of a TIF proposal

may be found here. The TI F Di str i ct 6and dREdevelgpméent Areat y St u
Pl a®d @ combined document d often holds important clues as to the types of
redevelopment the City prefers.
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The importance of being informed and getting the information early cannot be
underestimated. The TIF Interested Parties Registryis an official list that a person or an
organization can sign up for that will send notices of major hap penings in the TIF(s) for
which information was requested 0 registrants get notified if changes in boundaries or
major changes in the Redevelopment Plan are proposed.Individual applications must
prove residency. Organizations must provide a description of their w ork.

Another way to leverage TIF is to find out what special programs the TIF district is

eligible for based on the stated redevelopment needs and goals Community groups

should be proacti ve in defining what the community
organize to get specialized TIFfunded programs that would address those needs and

goals. For example, the Small Business Improvement Fund (SBIF)uses TIF revenueto

make matching, one-time grants to help small business owners pay for certain repairs

and improvements. A community organization can organize to demand a SBIFor other

program in a TIF district if one does not already exist.

Being on the TIF Interested Parties list and finding programs that fit the needs of the TIF
are good ways to get current information . However, the most informative way to get
involved is to be connected with the Alderman , TIF consultant, staff in the Department
of Community Development , and with other e stablished community groups active in
the TIF. Leverage is often about having legitimacy and political capital .

Table5: When to Apply Pressarin the TIF Process

Stage of the Process | When How

Eligibility Study

When the consultant holds
initial meetings with the
Alderman

Meet with the consultant. Meet with
Alderman about study underway.
Ask to attend the consultant meeting.

Community
Development
Commission

When the redevelopment
plan is reviewed

Contact CDC. Filter information
through the alderman. Voice
individual, group desires. Inquire
about special programs.

City Council Finance
Committee meeting

When the redevelopment
plan needs approval

Attend meeting. Voice individual,
group desires

City Council Zoning
Committee hearing

When a project requires a
zoning change

Attend meeting. If area has a
neighborhood plan, does change align
with it?

Community
Development
Commission

When a TIF redevelopment
agreement is reviewed

Contact CDC. Filter information
through alderman or community
meetings

City Council Finance
Committee meeting

When a TIF redevelopment
agreement needs approval

Contact Alderman, city council
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Who is Driving the TIF

Whether a TIF was initiated or is being lead by a developer, an alderman, or the City
may have real implications for how to get involved. For example, if the terms and
boundaries of a TIF were mostly constructed around a specific project initiated by a
developer, most or all of the TIF revenue may be dedicated to that project and/or public
infrastructure improvements that aid that development. There may exist limitations on
other ways the funds can be used.

Understanding the general process for a developer-driven TIF may also be helpful in
how you organiz e to have your concerns heard. This figure is only meant as a general
template of the main steps that could occur for the developer and ways in which you

may be able toget involved.

Figure6: TIF Process for a Developer

Meet preliminarily with

Approach the alderman City planners from Lo .
and/or community groups Neighborhoods Division | migrsag?wevmg e?#?fam
with the proposal and Development Finance P
Division

Hold a preliminary
meeting with the
Community Development
Commission

Have the public hearing
with Community
Development Commission

The City Council will vote
on the redevelopment
agreement

A Community -Driven Approach

A community -driven approach starts with a process that brings the community
together to work on what they want improved and what objectives they have for
development in their TIF district. It is a collaborative. This approach gives the
community ownership of how future development will take place and promotes long -
term commitment to the planning process. It is very important in this community -
driven planning process to devel op specific goals and objectives. For example, a TIF can
be created that:

Prioritizes specific infrastructure projects,
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Identifies sites that should be used for a new grocery store, affordable housing, or
daycare centers.

Earmarks TIF revenue for job training.

A community -driven approach is also useful in making sure that specific requirements

are put into the redevelopment agreement. These requirements can earmark TIF dollars

for commitments in the contract that TIF money itself could not make happen. Fo r

example, TIF cannot give money to a non-profit for a job -training program just because

the non-profit asked the City for TIF money. However, a non-profit job -training agency

can get TIF funding through the TIFWorks program if the trainees will ultimately be

placed with an employer in the TIF district. A developer interested in getting TIF

money for a large condo development can be required to also fund a job training

program and employ workers who are local residents to build the condos. A developer

can dso be required to make a certain number of those condos affordable to low-income

residents. In a community driven model, the community can ask for certain public

benefits to be included in the redevelopment agreement. The community can also

demand that the redevelopment agreementi ncl ude oO0cl awb #th&TdF- pr ovi si
assisted developerdoes not fulfill the community benefits set out in the redevelopment

agreement, the City can take back the TIF funds. Undertaking a campaign to leverage

direct benefits to | ocal residents is often r
Agr eement O Itdsamppriant tp note that the approach we have outlined can

be done in real time but only if people take action.

The graphic below tries to capture important people in a community -driven TIF district,
including other community organizations. A good relationship with your Alderman
and with those responsible for development activity in your community may be critical.
This process does not always follow a straight path, as this graphic depicts. The process
will change depending on what the proposed project will do and how big it is.
However, this graphic can show you a helpful starting point for getting involved in
your TIF. The process depicted below could also be modified to show other community
organizations directly involved with developers, including local non -profit community
development corporations, that might coalesce around TIF redevelopment goals and
getting TIF fundi ng for community -identified development projects.
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Figure7: MainPlayers & Pocess in a CommuniRriven Approach

. Neighborhood Finance
o?%ﬁ:ﬂ% Alderman Development Development
9 Division Division

Community
Consultants Developers Development

Commisssion

Figure 8 offers a very general approach a community group may take. Each situation
will be different and the figure is simply meant to provide a visual for how a
Commu nity -driven process could look.

Figure 8: An approachfor a CommunityDriven TIF Process

Have meetings with
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alderman

Have the proposal go
through the

Develop a vision,
analysis, and feasible
opportunities for
development

Ground truth the
proposal with

Approach Department
of Community
Development

Work with a proven
developer or business

Community Department of :
Development Community to dever:)opogapl)rqect
Commission Development prop

City Council Votes

Community organizations have organized around developments initiated by the City
or developers as well as initiated demands on a number of issues. The table below is
meant as abrief example of what demands from a community organization could be.

Table6: Possible TIF Demands from a Community Organization

Category Possible Community Demands

Infrastructure | That the character of streetscape improvements supports a community vision
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That public improvements genuinely improve the area at large

That there is reinvestment in street lighting and side walks

That a certain number of housing units be affordable

Housin
J That the terms of affordability meet the incomes of community members

Workforce That a certain amount or percentage of revenue be dedicated to job training
Development | That the TIF be eligible to receive TIF Works funding

That a certain amount of green space is created or preserved with a new
Open Space development
That there is reinvestment in a neighborhood park

Commercial | That mixed-use development serves community needs

Industrial That revenue is reserved strictly for public improvements and job training

Table7: NotableExamples of TIF Organiziryg

Case Description

In the mid to late 1990s, a grassroots organization in the 1@ Ward
Bush Homeowners | blocked a housing developer by putting pressure on their Alderman

& Renters until the design and price range of the housing project was changed to
Association meet the communitiesd demands and
funding for a new school.
Portage Park Organized to preserve and influence the details of redevelopment of a
Neighbor hood mixed-use building and to block the development of a CVS Pharmacy
Council on a congested main thoroughfare in their neighborhood.
They are currently organizing to influence the transparency,
Blocks Together accountability, affordability, and community participation on how TIF

funds are being used.

Groups on the West Side organized to get a Community Youth Center

Midwest TIF built and to have more funds allocated to workforce development
district through the TIFWorks program by insisting it be taken out of
oOProfessional Services. 0

NCBG worked with contentious factions in Rogers Park in the late 1980searly 1990s

and created a 4% Ward Improvement Plan . The plan mainly focused on infrastructure

needs butalsoi ncl uded redevel opment needs andl whil e
nine reinvestment projects (worth over $100 million) that the network of orga nizations

identified got built ( some with TIF funds). 62

%1 (Jackie Leavy, personal correspondence, Aptll, 2810).
%2 (Jackie Leavy, personal correspondence, Aptfl, 2810).
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Affordable Housing and TIF

Sweet Home Chicago is an innovative coalition composed of nine community
organizations and three labor unions that have representation all over the city. Table
____lists all of the organizations that have signed on to this coalition. As of 2008, there
was nearly $1 billion built wup in Chicagods T
had not been dedicated to a particular project3. Unfortunately, despite this large
amount of undedicated money, only 4% of the total TIF funds in the city have gone for
affordable housing in the past 12 years>4.

Sweet Home Chicago Coalition

Action NOW

Albany Park Neighborhood Council

Bickerdike Redevelopment Corporation

Chicago Coalition for the Homeless

Jane Addams Senior Caucus

Kenwood Oakland Community Organization

Lakeview Action Coalition

Logan Square Neighborhood Association

Organization of the Northeast

SEIU-Healthcare lllinois/Indiana

SEIU Local 1

United Food and Commercial Workers Local 881

Sweet Home Chicagods goal i's to see that 20%
affordable housing535. As of July 2010, 24Aldermen have signed in support of an
ordinance requiring that 20% of TIF funds to be allocated to affordable housing each

%3 Sweet Home Chicago. (2009)ax Increment Financing (TIF) and affordable housiRgtrieved from
http//www.chicagohomeless.org/files/images/CCH_TIF_Report_Kapdipril 11th, 2010.

** Sweet Home Chicago. (2009)ax Increment Financing (TIF) and affordable housiRgtrieved from
http://www.chicagohomeless.org/files/images/CCH_TIF_Report_Kapdipril 11th, 2010.

%5 Sweet Home Chicago. (2008h 0 6s get t i n gReyrievadfrom ax dol | ar s
http://www.chicagohomeless.org/files/images/whos_getting_your_tax_dollacspiiril 11th, 2010.
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year>6. Figure 9 shows the Aldermen co-sponsoring this ordinance and the Ward that
they represent.

Figure 9: Alderman Cesponsoring the 20% Affordable Housing TIF Ordinance

Willie Cochran (20th) Richard Mell (33rd) Vi Daley (43rd)

Sharon Denise Dixon (24th) Emma Mitts (37th) Joe Moreno (¥Y)

Pat Dowell (3rd) Joe Moore (49th) Deborah Graham (29h)
Bob Fioretti (2nd) Ricardo Munoz (22nd) Ariel Reboyras (30
Toni Foulkes (15th) Toni Preckwinkle (4th) John Rice (38)

Leslie Hairston (5th) Gene Schulter (47th) Brendan Reilly (42nd)
Michelle Harris (8th) Ed Smith (28th)

Lona Lane (18th) JoAnn Thompson (16th)

Scott Waguespack (32nd) Tom Tunney (44)

Those organizers who have been working to preserve affordable housing for the past
few decades have seen firsthand how the opportunity to utilize TIF funding for
affordable housing can be leveraged and also how it can completely slip by. The
Chicago Coalition for the Homeless (CCH) was involved in a campaign to preserve
single-residence-ocacupancy (SRO) housing in the South Loop in the mid-to-late 1990s.
During this same period, the South Loop created a new TIF district, now known as the
oNear Southo6é TIF District. CCH knew that thi
very-low -income housing, as there was high market demand already to redevelop and
gentrify the South Loop. The CCH decided to lobby for preservation of affordable
housing in the South Loop within this TIF District as they knew that an increase in the
Equalized Assessed Value of theland would generate a large amount of tax increment
revenue.

% Chicago Coalition for the Homeless. (2009, March 18)Chicago aldermen move to tap TIF funds to combat
foreclosure crisis, support affordabi®using.Retrieved from
http://www.chicagohomeless.org/press/release/sweethomeclinaiydy 21, 2010.
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Ill. ResearchFindings

Introduction

Themi ssi on of Chicagods first Commoolabaraive Sc hol a

research project linking diverse community groups and leaders with each other and
university students in an effort to address pressing community issues by providing
useful and accessible information about capital accountability to the broader
community. o

Consensus betweenthe participants directed us toward learning about TIF and how or
whether it could be accessed topromote open space and food justice Given that both
students and community leaders come from diverse communities across Chicago, this
body of research was best digplayed through different outputs: case studies, TIF district
profiles, and a resource guide in addition to a website, a how-to guide for TIFs and
several community outreach/training seminars.

Research Outputs

Case Studiesof local uses of TIF for open spa® and grocery store development in two
Chicago neighborhoods show that there has not been much research done on how TIF
money is utilized for these purposes. Research into several different parks show that
TIF supports open space primarily for tourist attr actions as a way of generating more
tourist income. Research into TIF as an incentive for grocery stores to locate into certain
areas show that although TIF money is used to draw privately -run grocery stores, there
is often little public input regarding ho w these deals are negotiated, particularly with
respect to employment demands.

TIF District Profiles of six TIF districts bring together information on activity in a

particular TIF from many different sources into one document, including background

on how the TIF came to be. Data was analyzed to show how the district is meeting its
development goals and research was done to examine a particular project in depth to

see what it will do for the greater community. Additionally, a map of location by area

andward i s included to show the TIF districtads

A Resources Guideputs together information about who to contact in order to find out
more about a particular TIF or about different ways that organizations have found to
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use TIF, or what other sources of public finance may be better suited for a particular
initiative. Although the focus of the How -To Guide is on open space and food justice,
the Resources Guide provides information about affordable housing and TIF as well as
alternate sources of funding such as City grants.

Project Products

A Website that gives a summary of the How -To Guide in visual format and includes a
customizable TIF factsheet for people to use when presenting information about a
particular TIF district. The Co mmunity Scholars class decided that an effective way to
reach professionals within various community organizations and tech -savvy
individuals looking for a concise guide to local TIF information was to develop a
website. This website incorporates a userfriendly interface and is a clearinghouse of
information that already exists. The focus is on directing users to the appropriate place
where they can find the information they need.

A How-To Guide for organizations to understand what TIF is and how it can be used
was developed so that organizers have a basis for conducting their campaigns in a way
that will help them make informed questions and requests on TIF. There is a particular
focus on how TIF funds can and have been used to create open space and draw gpcery
store to communities in need. This document includes the history of TIF in Chicago,
how a TIF is created and important people involved in the process, the different ways
TIF can be used, the different ways TIF is currently being used, and how a person or
organization can get involved in their TIF regardless of its economic or political context.

Sharing/Training Seminars conduct ed f or each of t he
target members explaining major findings and showing how to use the website to create
a customizable TIF presentation.

Case Studies

The Scholars expressed most interest in researching whether TIF money might be used
to create open space and bring grocery stores to underserved areas. Unfortunately,
there has been no systematic resarch about how TIF can address these issues, and
incidences of TIF funding are rare. There were no examples available of TIF funding
being used to fund community gardens or farmers markets in Chicago. However, given
that grocery stores can contribute to the local economy and parks can be used to
increase surrounding property values, there are some notable examples of TIF funds
being used for these developments that were discovered by reading through meeting
minutes and other informally published documents. The following studies draw upon

54 Capital Accountability: Making Capital Count



this information and give background and case examples of how TIF is being used to
address these issues in a local context.

Food Insecurity in Chicago

Background

Food insecurity 0 insecure access to sufficient amounts of afe and nutritious food for
normal growth and development as well as for being active and healthy 57 8 is an issue
important to many residents of Chicago. Grocery stores and supermarkets are
conventional sources of security, but alternative outlets such as farmers markets and
community gardens are also options. How a neighborhood is designed shapes the
access to food on a physical level and can help or harm access. In the 1960s and 1970s,
supermarkets and grocery stores began fleeing the inner city and relocaing to the
suburbs, where they could operate more profitably. Even though the number of grocery
stores and supermarkets were increasing, the access to these stores was limited,
especially to people in low-income neighborhoods of urban areas. A study by
Connecticutds Food Mar keti ng -ifeareiareas haG 8094 e r fo
fewer grocery stores than middle- and high-income areas®® The same study also
showed that people in low -income neighborhoods were less likely to have a car, which
would further li mit their already restricted access to grocery stores. This fact highlights
that access to food is more than just the presence of grocery stores the factors are
geographic, economic, and social.

" National Statistical Service of the Republic of Armenia. (208@pd inseurity assessment in Armenia
Retrieved fronftp://ftp.fao.org/docrep/nonfao/other/ak516e/ak516e000pdiuly 12, 2010.

%8 Cotterill, R.W. & Franklin, A.W. (1995)The urban grocery ste gap.University of Connecticut: Storrs Food
Marketing Policy Center.
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Figure 10: Chicago Developmemtund Food Desert Aregss
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Having access to fresh and healthy food is not only linked to improved overall health,
but is a basic human right. In Chicago, access to fresh, healthy food has been a struggle
for many. More than a half million Chicagoans live i n food deserts, which are areas
with no or distant grocery stores. Additionally, roughly 400,000 Chicagoans live in

areas with an imbalance of food choices, meaning that the only food options near them
are fast food restaurants®o,

%9 Mari Gallagher Research and Consulting Group. (2086pd food: examining the impact of food deserts on
public health in Chicagdretrieved from

http://www.chicagodevelopmentfund.org/documents/LaSalleBank _FoodDesert_ ExecSumnmarylpdé 6, 2010.
8 Gallagher, M. (2006)Good food: examining the inagt of food deserts on public health in Chicagetrieved
from http://www.agr.state.il.us/marketing/ILOFFTaskForce/ChicagoFoodDesertReportFolh ggfril 26, 2010.
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A survey of 178 stores in five Chicago neighborhoods evidences that over half had no
fresh fruits or vegetables. Many families travel over half a mile to find fresh produce.
This presented and presents a challenge for the 21% to 38% of those families without
vehicles.62 Figure 10 shows a map of the food deserts in Chicago according research
conducted in 2006 53

In addition to the astounding lack of retail outlets for fresh foods, Figure 11 highlights
the racial imbalance of food access. The map shows a digroportionate number of
African -American neighborhoods without access to food. African Americans in Chicago
walk an average of one-third mile to reach the nearest fast food outlet and an average of
0.59 miles to reach an outlet that sells groceries. This @tance is far greater than a
person who lives in a predominantly white or Hispanic neighborhood, where residents

®1 Gallagher, M. (2006)Good food: examining the impact of food deserts on public health in ChiRagrieved
from http://www.agr.state.il.us/markag/ILOFFTaskForce/ChicagoFoodDesertReportFullgafApril 26, 2010.

%2 Chicago Department of Public Health, Chicago Food Systems Collabof20@5).The challenge to an apple a
day: the availability of fresh produce in Chicadretrieved from

http://egov.cityofchicago.org/webportal/ COCWebPortal/COC_EDITORIAL/ChgoGroceries ¢hphifne 6, 2010.
% Mari Gallagher Research and Consulting Group. (20869d food: examining the impact of food deserts on
public health in Chicagdretrieved from
http://www.chicagodevelopmentfund.org/documents/LaSalleBank_FeselD ExecSummary.pdh June 6, 2010.
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walk an average of 0.39 miles to get to the nearest grocery outlett* Without access to
food, overall health decreases, which contributes to an already strained healthcare
system. This data shows that African American neighborhoods, especially on the south
side of Chicago, are at greater risk of health problems due to food insecurity.

While TIF funds are traditionally spent on developments that w ill directly increase
property value, there are some sources of funding that seek to address the problem of
food insecurity. The Chicago Development Fund provides funding for grocery store in
food deserts using New Market Tax Credits (NMTC). NMTCs are seve n-year loans that
require the developer to follow sustainability guidelines. The LEED -certified Jewel Osco
in the Marshall Plaza on 119" street is an examplée®,

A map was developed of site suitability for grocery stores in food deserts. Of the areas
in Chicago that could be considered a food desert, areas that have excessive vacant land
to build a store on were marked. Of that land, priority was given to areas with
concentrations of diabetes and income over $15,000 with over $1 million dollars in TIF
increment. This analysis showed that there are 113 potential sites to develop a grocery
store using these criteria. A copy of the map and assessment criteria is included in
Error! Reference source not found. .

Although TIF money is not commonly used to attract grocery stores to an area, it is not
without precedent. The following is an in -depth analysis of a grocery store that was
developed used TIF money.

Project ExamplelessRal phés Food

Community Context

Ral phds Food 4 Less is a grocery sthavard | ocat
West Englewood is a predominantly African -American community that has suffered
from years of disinvestment. In the 1960s and 1970s, the neighborhood population
increased rapidly although the overall income of the neighborhood decreased.®6
According to the 2000 census, roughly 50% of the population in West Englewood lived

% Gallagher, M. (2006)Good food: examining the impact of food deserts on public health in ChiRagrieved

from http://www.agr.state.il.us/marketing/ILOFFTaskForce/ChicagoFoodDesertReportFolh @giril 26, 2010.

% JewelOsco press release. (2003, June 2BWEL-OSCOo pens new figreeno store in Chi
Plaza shopping centeRetrieved fromhttp://www.jewelosco.com/eCommerceWeb/flash/divBrands/news/Jewel
Osco%20Marshfield%200peningress%20Release.FINAL.pdh June 8, 2010.

% Local Community Fact Book Chicago Metropolitan Area. (1995). Chicago Fact Book Consortatorium (Ed.).

Chicago: University of lllinois.
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below the poverty level. Between 1998 and 2002, the Equalized Assessed Value of the
property had either declined or had a below -average increaset’

The proposed development area was formerly the site of a CTA Bus Barn that closed
down in 1998. The costs associated with environmental cleanup resulted in a low
market-value for the land and discouraged development. When a TIF district was
proposed in 2004, over half of the buildings were vacant. Of the nine development
permits issued over the previous five years, four were for demolition. SB Friedman, a
consulting firm, was hired by the city to perform an eligibility study. They concluded
the area was blighted and was eligible to be designated as a TIF.

The Project and Process

Il n November of 2002, Ral phds Food 4rnd&xess i d
location. It would contain 62,000 square feet of construction with 226 parking spaces on

4.9 acres of land8. The land, located at 69 and Ashland, was previously owned by the

Chicago Transit Authority. The CTA did not want to sell the land directl y to the

developer, preferring to work through the city. A contract was made and between the

CTA, Ral phds Food 4 Less, and the City of Ch
land directly to the City and the City would immediately transfer the land over to  the

developers. The sale was initiated on October 8, 2002 for $2.3 million and finalized in

early 2003°.

Ral phds Food 4 Less submitted to the City th
supermarket. However, a land survey uncovered the need for environm ental cleanup

that substantially increased development costs. It was at that point the City agreed to

create a TIF district in order to help cover the gap in the development budget. On

November 4t 2004, the TIF agreement was unanimously passed to allocat $977,000 to

help with the development of the grocery store. The total budget was $12,939,000,

making the TIF allocation about 8% of its total budget.

Because this development was completed using TIF funds, the developer was required
to meet several employment standards. During construction of the store, at least 50% of
the workforce was required to be local residents. At least 25% of all contracts were to be
from minority -owned businesses as well as 5% from womenrowned businesses.

67 69"/Ashland Redevelopment Plan (2004, November 3). Retrieved from
http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/plans/T_138 69thAshlandRDPORih pgqfril 5,

2010.

8 69"/Ashland Redevelopment Plan (2004, November 3). Retrieveu fro
http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/plans/T_138 69thAshlandRDPORi gqfril 5,

2010.

%9 Community Development Commissiof the City of Chicago. (2004). Resolution No-6BC-74. Authority to
Negotiate Redevel opment Agreements with Ralphoés Grocer:
69"/Ashland TIF Redevelopment Project Area. Retrieved from
http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/T_138_RalphsFoodforLessCDa&h giril 5, 2010.
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Further mor e od 4R ask s heGuired Fogay employees prevailing wage and
empl oyee re
Development. This development was expected to create 210 permanent jobs and to

wi th the Mayoarcé and Ddvdlopneeat toaifeateVigab krdining
program for local community residents. If any of these requirements were not met, the

City had to stop payment on its subsidy.

wi ||

wor k

ofrom time to timed give

As an additional triumph to securing food access in this area, the City stipulated that

the new space be contractually obligated to run as a grocery store for the next ten years
unless it goes out of business. Any sale of the property will include a clause to ensure
the building is run as a grocery store.

The process from the time the initial plans were developed until the store opened took
several years. Below is a brief timeline of events that led up to the opening taken from
the City of Chicago Redevelop me nt Agr eement withe Ral phos

Figure12d $AOAT T Bi AT O

Date Event

11/14/02  Site Plan for Food 4 Lesscreated

10/01/02  Community Development Commission approves Department
of Planning & Devel opment6s n
Land Appraised at 2.3 million dollars
30-day public notice to receive request for alternative
proposals: none received

01/16/03  City approves sale

01/01/03  After further site inspection, a No Further Remediation permit
is denied. More environmental remediation is needed to
approve site development.
City agrees to create a TIF to help the development go through

07/01/04  Proposed TIF maps created

08/30/04  Alderman Latasha Thomas gives Department of Planning and
Development her letter of support for the development

09/01/04  Developer notifies Minority and Women -owned businesses to
place bids for contracts/construction

09/15/04  Public notice given about project and request for alternative
proposals

11/03/04  TIF created

“City of Chicago Redevel op melass. (2005, rFebmuaned) Retrievied difronRa | p h 6

http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/T_138_RalphsFoodforLessRDA.pdfon June 5, 2010.

TCity

of Chicago Redevel opment Agreement

wi t h

Ral pho

http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/T_138_RalphsFoodforLessRDA.pdfon June 5, 2010.
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Date Event

11/04/04  Redevelopment Agreement approved unanimously for 977,000
TIF dollars

11/15/04  Official land acquisition
11/16/04 Proposed construction begins

05/01/05  Proposed construction ends

Source: CityoChi cago Redevel opment Agr.eement

Key Players

The main players in this development were the developers, city council and the local
Alderman, Latasha Thomas. What is apparent from this timeline is that the developer
drove this process at every step and that the community had little input into the
development. The letters to minority businesses for construction bids were sent out
before the public notice requesting alternative proposals for the site was sent out. This
means that minority businesses, participation with which is a stipulation of TIF subsid v,
were engaged before the TIF was even officially approved. Alderman Thomas has
stated that this project had a lot of community support, which is likely true given the
absence of food options before the development. However, there was a clear lack of
public participation in this development process. The public notices were given at a
point when all important decisions had already been made, and therefore the public
had little power to change the course of action whether or not this project had public
support.

Financial Summary

According the 2008 financial report for the 69t/Ashland TIF, which includes the

Ral phds Food 4 Less, t he net assets of t he
$1,221,058. Factoring for increased liability costs, this means thetotal net assets

increased by 650%72 The total revenue from the redevelopment area increased from

$57,181 in 2007 to $1,058,352 in 2008 for a total increase of 1,751%.

Open Space Issues in Chicago

Background

There is much existing research that explores the connection between open space and
socio-economic status. Open space can be used as a community development tool
because, if planned correctly, this space can increase the value of the surrounding

269" Ashland Redevelopment Project Area Annual Report. (2008). Retrieved from
http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/O8reports/T_138_69thAshland Adhpildril 10,
2010.
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neighborhood. Parks can generate more tax income by increaing the property value of
the surrounding area and can improve the performance of surrounding businesses by
increasing foot traffic. Parks can also help improve physical and mental well -being of
residents by helping to relieve stress in dense urban areas’3 However, parks need other
elements to be an effective economic and community development strategy. This
includes such things as good quality infrastructure like street furniture, public art, and
signs. Community gardens, one element that can be included in open space, have been
found to reduce crime by increasing interaction between different groups in a
community 4. Despite benefits that parks and community gardens can bring, research
has found that children in Chicago were often observed playing in barre n areas, which
prevents children from spending time in an integrated setting and can slow
development of interpersonal skills 7>.

Better quality of park design and infrastructure results in better social interactions.
Because parks and community gardens are meeting places, they can promote cross
cultural interaction. In Chicago, public open spaces that are created as an economic and
community development strategy are typically found only in wealthy areas.

In 2008, Chicago dedicated 8% or 11,860 acres to open spaces. This breaks down 402
acres of parks per 1,000 residents or two parks per 10,000 people in the citys.

The administrative body responsible for creation and management of green open spaces
in Chicago is the Chicago Park District, or CPD. According to The Trust of Public Land,
in 2008 CPD owned 7,557 acres in the City of Chicago and the agency acquired only 10
acres in 20@. This is an increase of only 0.%67".

The Trust of Public Land also estimates that, although there may be more unregistered
gardens, there are only 48 official community gardens sites and 148 garden plots in
Chicago, which is a half of a plot per 10,000 residents’8. This makes Chicago 35" among
US cities for creation and management of community gardens.

3Voolley, H. & Rose, S. (n.d.). The value of public spawey high quality parks and public spacesate
economic, social and environmental valueiveristy College LondarRetrieved from
http://www.cabe.org.uk/publications/tvalue of-public-spaceon April 29, 2010.

"Voolley, H. & Rose, S. (n.d.). The value of public spawew high quality parks and public spaces create
economic, social and environmental valueiveristy College LondarRetrieved from
http://www.cabe.org.uk/publications/tvalue of-public-spaceon April 29, 2010.

Voolley, H. & Rose, S. (n.d.). The value of public spawey high quality parks and public spaces create
economic, social and environmental valuaiveristy College Lodon Retrieved from
http://www.cabe.org.uk/publications/tivalue-of-public-spaceon April 29, 2010.

®The Trust of Public Land. (2008Jotal parkland as percentage of city laacka Retrieved from
http://www.tpl.org/content_documents/citypark facts/ccpe_TotalAcresPercentofLandArea didJusife 7, 2010.
""The Trust of Pulit. (2008).Land acres by parkland by city and agen@gtrieved from
http://www.tpl.org/content_documents/citypark facts/ccpe_TotalAcresCityandAgenco®.pgbril 15, 2010.
8 The Trust of Public Land. (2008fommunity garden plots per 10,000 residents. FY| 2B@8rieve from
http://www.tpl.org/content_documesicitypark_facts/ccpe_communitygardens_09gudApril 15, 2010.
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As a strategy to reduce blight, the City of Chicago has set aside TIF funds in certain TIF
districts for the acquisition, development or enhancement of existing parks?e.

Consequently, TIF is one of the main sources of money to create public open spaces in
Chicago. Community groups such as Friends of Parksg, have argued for an increase of
TIF money for open spaces. Organizationsargue that 7% of TIF money should be given

to the CPD for public space creation since 7% of property tax goes to the agency with
regular taxing procedures.

Unfortunately there is no research done in Chicago regarding how TIF money has been

used for open spaces. By examining city documents and available press releases and

articles, however, one can see that particularly profitable TIFs have indeed supported

park creation. Unfortunately, these parks exist not primarily for public health, but
becausetheybi ng touri sm to an area. This is particl
expensive park projects: Millennium Park and Ping Tom Park. This presents a problem

for areas in need of open space that do not have either profitable TIF districts or tourist

attractions. Because wellperforming TIFs tend to be located in rich areas, the areas in

greatest need of open space will struggle for TIF funded parks.

Table 8 presents information on TIF allocations for parks based on documentation
found through the CPD website. One notable parks project is a park on 15" and Indiana
in the wealthy 2nd ward, which received $3 million in TIF in November 2009 from the
Near South TIF.

Table 8: TIF Allocations for Park&

Park TIF TIF Purpose Ward | Community
Amount District

Millenium $95,000,000 | Central Park Development 2 Loop

Park Loop

Riverpoint | $30,000,000 | LaSalle Construction and 42 Near West

Park Central infrastructure of the park; Side

including $500,000 for
relocation of a railroad
switch station

Clark Park |$7,200,000 |Western Land acquisition for park 47 North
Avenue (So | expansion Central

¥ Chicago Park District (2009, September 9). Park District receives funding for development of Ping Tom
Memorial Park. Retrieved from
http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/312#R3B-4d79984d
b8bd3eb3af32.cfron April 15, 2010.

8 Official website: http://fotp.org/

8 ping Tom Park official website. (n.dJhe History of Ping Tom ParRetrieved from
http://www.pingtompark.org/History.htndn March 20, 2010.
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Park TIF TIF Purpose Ward | Community
Amount District

Sangamon | $6,220,000 | Central West | Acquisition of land and park |2 Near West

Adams construction Side

Park

15h & $3,000,000 | Near South | Park Development 2 Near South

Indiana Side

Taylor- $2,500,000 |47h/Halsted | Fieldhouse construction 11 New City

Lauridsen

Park

Merrimac | $606,250 West Irving | Park construction 38 Dunning

Park Park

Jefferson $500,000 Jefferson New playground 45 Jefferson

Memorial Park redevelopment Park

Park

Des $400,000 Canal / Acquisition of land and park |2 Near West

Plaines- Congress construction Side

Adams

Park

Bromann $350,000 Bryn Mawr | Expansion 48 Edgewater

Park / Broadway

Rutherford | $300,000 Galewood / 36 Montclare &

Sayre Park Armitage** Austin

Table 9 displays additional information about TIF money spent on parks as found in the
meeting minutes of the Chicago Park District.

Table9: TIF Assistance to Parks, per Mgt Minutes of Chicago Park Distrigt

Park Amount of TIF | TIF District

Assistance
Blackwelder Park $625,000 119" and I-57 Redevelopment
Columbus Park $3,000,000 Harrison/Central & Madison/Austin
Humboldt Park $4,500,00(0 Division/Homan
Livingston Field $3,000,000 Western/Ogden Industrial Corridor
Minute Man $340,000 Archer/Central
Portage Park $900,00Q Portage Park

82 Chicago Park District. (2010, February 1Ghicago ParkDistrict, Board Meeting Minutesketrieved from
http://www.chicagoparkdistrict.com/docs/78b7 7-38fc64d86:b96dbd2c401cbd13 _document.paii May 23,
2010. p9.
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Revere Park $200,00Q Western Ave. South
Park 552 (Belmont) $33,000 Belmont/Cicero
John P. Wilson Park $625,00Q0 35 and Halsted
TOTAL $13,223,00(

Source: Chicago Park District

These two tables show that there is evidence of open space projects in truly deserving
communities. In July 2009, Bromann Park, in Northeast Chicago in the 48" Ward,
received $350,000 in TIF money for expansion. In November 2008 ,Rutherford Sayre

Par k, | ocated in the Montclare and Austin n
received $300,000 in TIF assistance. The local community additionally contributed
$90,m0e3. I n the Jefferson Park community on the

$500,000 in TIF for a new playground in Jefferson Memorial Park. In 2008, $2.5 million
in TIF was designated for a field house in Taylor-Lauridsen Park, located in the New
City area.

Process and Chain of Command

The process of putting together enough money from one TIF for an open space project
is difficult and the City often draws on many different resources to get enough funds.
Rutherford Sayer Park, for example, is not technically located within an existing TIF
district. However, it shares a border with the Galewood/Armitage TIF, and is therefore
able to use the right of portability (refer to Portability in Section I). to draw on funds in
that TIF. Additionally, the City is able to transfer funds to a project based on income
from an Open Space Impact fee. The Open Space Impact Fee is an ordinance that
requires new residential development s to contribute to the creation of new open space
to benefit the new residents. This fee income can be combined with TIF assistance to
fund a project. For example, the City transferred $12 million in TIF assistance to the
Chicago Parks District and $7.3 million in Open Space Impact fees84

Example: Millennium Park

The biggest TIFfunded park development in Chicago is Millennium Park . The park
received $95 million from the Central Loop TIF, the wealthiest TIF in the City 85 In 2006,

8 Chicago Park District. (2008, November)1Rark District board votes to approve funding for playground rehab
project Rutherford Sayre ParRetrieved from
http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/f5fabBAe4d63a02f
1c8807e5ec6b.cfran May 23, 2010.

8 Friendof Parks Newslette(2008, Summer). New intergovernmental agreemsifit the City Hall. Retrieved

from http://fotp.org/wpcontent/uploads/2009/10/Sumn@s.pdfon May 23, 2010.

8 Uhkir, E., K. (2006) The Millennium Park Effedireater Philadelphia Reghal ReviewRetrieved from
http://www.americansforthearts.org/NAPD/files/11989/Millennium.gg@ifi May 25, 2010. p21
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t he Cent r alEAVY was porelthaR §3sbillion dollars. It is estimated that the
City stands to make $1.4 billion in profit on its investment. 86 According to the City, four
economic benefits of the Park justify creating the park and funding it with TIF money: 87

1. Increase in property values

2. Business attraction and retention and an increase in business sales
3. Increase of visiting tourists
4

. Attract retirees (the City hopes that affluent baby boomers will be will ing to
retire in the area and thus bring new income).

While Millennium Park received $95 million in TIF, it is common knowledge that other
communities that suffer from a lack of open space, such as Pilsen or Little Village, have
been waiting for more than a decade for new open space projects. Despite the large
scale of Millennium Park, it is an obvious example of how TIF funds can be funneled
into the creation of a large park. Though it is unlikely any community organization
would organize around a park the size of Millennium Park, there are other cases in
which large sums of TIF money have been directed towards parks on a more
approachable scale.

Project Example: Ping Tom Memorial Park

Community Context

Southern Chinatown, around Wentworth and Cermak, i s the point of entry for many
new Chinese immigrants to Chicago. Despite its bustling culture, the area has a
shortage of residences and not enough amenities to support those who live there.
Furthermore, the most recent 2000 Census shows that the Census #&ct in which much
of Chinatown lies has a population that earns below the citywide average. According to
this data, 40.6% of the households have residents over the age of 65 and that 90% of the
total elderly population is economically disadvantaged. 88

Previous | vy, Chinatownods Har di n Square was
provided sporting fields, children playgrounds, and a community library. However, in
1962 Hardin Square was demolished to make way for the construction of the Dan Ryan

8 Uhkir, E., K. (2006) The Millennium Park Effed&reaterPhiladelphia Regional ReviewRetrieved from
http://www.americansforthearts.org/NAPD/files/11989/Millennium. g May 25, 2010. p22

87 Uhkir, E., K. (2006) The Millennium Rk Effect. Retrieved from
http://www.americansforthearts.org/NAPD/files/11989/Millennium.pdfJune 7, 2010.

8 ping Tom Park official website. (n.dJhe History of Ping TorRark. Retrieved from
http://www.pingtompark.org/History.htndn March 20, 2010.
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Expressway. Theland lay vacant for years despite community attempts to reconstruct a
park.8 For nearly 30 years, residents in Chinatown had no neighborhood park.

The Project and Process

In 1989, Ping Tom, a local civic leader, purchased the vacant land on which Hardin Park
had been located. As founder of the Chinese American Development Company and
Chairman of the Chinatown Chamber of Commerce, Mr. Tom saw the land as a good
development opportunity for his company. His company constructed a retail center on
the site. However, the plans left six acres undeveloped. Raymond Lee, a Chinatown
resident who worked with the Chicago Park District, was able to convince the Chicago
Park District to purchase the excess land to construct a muchneeded park. This idea
benefitted from h aving a great deal of community support and an active and engaged
community of organizers who helped push the initiative.

Raymond Lee was able to establish a park advisory council made up of community

residents that would work with the Chicago Park Distri ct to make sure that community

needs were addressed. According to Leonard Louie, the first advisory council president,

the communitydés top requests were for a child
field, and a commitment to preserve green space?

Despite support at every level, several obstacles prevented quick development of the
park. The biggest obstacle was a live rail track that blocked safe entrance to the park.
Another major obstacle was that the riverfront supports on the banks of the neig hboring
Chicago River were deteriorated and required renovation from the Army Corp of
Engineers. Additionally, the site required expensive environmental remediation.

The City, seeing an increase in tourism in Chinatown, decided that a neighborhood
beautification project would help increase tourist revenue. In combination with the

push from inside the Chicago Park District and the support and organizing efforts
within the Chinatown Community, the City agreed to allocate TIF dollars for

development of the park.

To help with costs, the park advisory council carried out construction into two phases:

one that relied on private costs and one on public. As only certain development

expenses can be subsidized with TIF money, the council divided the phases so that

Phase | would be the initial construction and remediation of the land and Phase I

would be construction of a field house, natatorium and tennis courts. The City of

Chicago allocated $3 million dollars in TIF funds to help with the initial construction

costs and environment al remedi ation. The par kos
of 1999.

8 Ping Tom Park official website. (n.d.Yhe History of Ping Tom ParRetrieved from
http://www.pingtompark.org/History.htndn March 20, 2010.
(L. Leonard, personal communication, April 3, 2010).
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In 2002, the Chicago Park District obtained an additional five acres of land northeast of
the River to be used for Phase Il of the park?! During the planning of pa rk expansion,
many public meetings were conducted including four open meetings, three steering

committee meetings, and three meetings with the Chinatown Museum Foundation.

Representation at the steering committee meetings included the Ping Tom Advisory
Council, the Chicago Park District, the Burnham Station, Printers Row Neighbors, the
Chinatown Chamber of Commerce, Chinese Cultural Center, Chinese Community
Center, Grant Park Advisory Council, South Chicago Rowing Association, Chinatown

Museum Foundation, Friends of the Park, Chinese American Civic Council, Dearborn
Park Advisory Council
America Chinese Recreation Organization, Friends of the Chicago River, Central Station
and one member of the community not associated with an organization.

Through these public meetings, the following redevelopment goals were developed:
Unify Phase | development south of 18t St. with undeveloped property (11 acres)
north of 18t Street.

Design a facility that both add resses the recreational and cultural needs of the
immediate community as well as the greater South Loop residents

Develop water access for nonmotorized boats
Develop a 6natural d shoreline with a boat
Maximize access forall to the development
Create a seamless transition from the Phase | development
Produce adequate parking
Develop Wentworth Avenue north of 18 th Street
Create an underpass beneath railroad right of way (St. Charles Airline)
The total development budget for these goals was projected to be $38,037,500.
In February 2010, the City of Chicago awarded Ping Tom Park an additional $12 million
in TIF funds to help expand the park. This money is earmarked to help with the

purchase of five additional acres and river cleanup. This will also help with the
construction of a river trail, a fishing station and other park amenities. 92

! Department of Planning and Development, Chicago Park District. (Ridg.Tom MemoriaPark Framework
Plan. Retrieved from
http://www.pingtompark.org/Phase%2011%20Expansion_filesfpgTom%20Memorial%20%20Park. paf
June 7, 2010.

92 Chicago Park District. (2009Park District receives funding for development of Ping Tom FRekrieved fom
http://www.chicagoparkdistrict.com/index.cfm/fuseaction/news.archive/park_id/3128R3B-Ad79984d
b8bd3eb3af32.cfron March 03, 2010.
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Key Players

As the creation and expansion of Ping Tom Park spanned nearly two decades, many
people were invol ved i nnitid puchagerandadevsigpment®i ng Tor
the former Hardin Square Park was a catalyst for the park, although without Raymond

Leebs representation before the Chicago Park
efforts, the park would not exist in its current for m. Additionally, Nelson Chung took

over the project with the Chicago Park District during the second, more costly phase of
development.

Not least, local residents and tourists alike made this project possible. There were
several community meetings for the second phase of expansion that had representatives
from all over Chinatown and the South Loop area. Additionally, with Chinatown
becoming more and more of a tourist attraction, tourists indirectly helped make the
project happen by showing the City the pot ential revenue that could be gained from a
large scale expansion of the park.

Project Example: Sangamon Park

Community Context

The West Loop Gate community, located in the 2nd Ward, received $6.22 million in TIF

assistance for acquisition and development of Sangamon Park. Scheduled to open in the
summer of 2010, Sangamon Park is conveniently
Loop in the Central West TIF district.

The Central West TIF was created in 2000 at a time where there were few open spaces in
the surrounding community to support a growing residential population. The
Redevelopment Plan for this TIF shows plans for new housing that would add residents
to the area, thus aeating a need for new facilities and services®3. The City expressed its
interest in cooperating with the Chicago Park District to develop a park that would
accommodate these new residents.

The Central West TIF district is economically diverse and has public housing projects in
the west end of the district. However, the park is located in the far wealthier east end in
order to accommodate new residents converting manufacture space into new
residential units. These new residents, who are primarily rich profe ssionals with young
children, expect a high-level of neighborhood amenities. Therefore, the park was
strategically located nearest to them in order to meet their needs. As an example of how
this space was created to meet the needs of only certain residentsSangamon Park was
created to be dog friendly. Although dogs are not inherently pets of the rich, a review of

%3 City of Chicago. (2000)Central West TIF Redevelopment Pl&etrieved from
http://www.cityofchicago.org/city/en/depts/dcd/supp_info/tifizah west_tif.htmlon April 16, 2010.
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dog parks in Chicago shows that 13 of the 14 dogfriendly parks are located in higher -
income communities %4,

Project and Process

Public efforts to create the park started in the early part of 2000. In 2005, the Chicago

Park District finally expressed interest in working with the City to create this park.

However, the City first needed to purchase the land on the site for the proposed park,
whichwas | ocated on the University of 'l inoisd
Uni versityds Board of Trustees. The Universit
was unwilling to sell the land to the City as all the profits would go to the main campus

in Champaign -Urbana and not to the Chicago campus. In order to purchase this land,

the City introduced special legislation allowing the land to be purchased from the

University for $7.03 million. Additionally, the City had to obtain an additional $5

million i n funds by oportingoé them from the Cent
Although this money was initially earmarked for purchasing the land, an

environmental study showed that cleanup of the site was needed before construction

began.

Key Players

The West Loop Community Organization (WLCO) has been active since the very
beginning in bringing Sangamon Park to the community. WLCO helped create an
advisory council, a requirement of all new parks, which works with community
organizations and the Chicago Pak District to advise park design and services.
Although not involved in the initial decisions to create the park, the council now has
power to advise the Park District. In 2007, the advisory council sent local residents a
survey asking what features they wanted in the new park. Residents responded saying
that they wanted the park to be children and dog friendly. Both requests then became
the prim ary design goals of the park.

Second Ward Al der man Bob Fioretti has vereen i m
the TIF allocation was confirmed before he took the office. Aself-l abel ed Oprogres
and oliberaldé fighting for ci vil rights i n

awarded by the Chicago advocacy group Friends of Parks for his work toward
establishing parks in his district 9.

% Self-estimated. City of Chicago, Geographic Information System. (2BE0ks Data retrieved from
www.cityofchicago.org/gi®n June 7, 2010.

% Official Second Ward Website (2010, January 20N@\ws: Friends of thParks legislative awardRetrieved
from http://chicago2ndward.conah April 28, 2010.
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Case StudiesResearch Conclusions

Research into TIF subsidy for grocery stores and open space projects shows that TIF can
be a source of important funding for getting projects off of the ground. However, the
projects that receive this funding are not undertaken in order to address direct
community need, but because they offer the greatest potential for an immediate return
on investment. This can result in resources being directed into already wealthy areas
because these aras are already able to support investment. This results in a widening
gap in distribution of public money.

Although these case studies show how several TIF districts operate specific projects, it is
important to have a better understanding of how money is distributed within districts
and whether these districts are meeting the goals they set during their approval.
Understanding the social, political, and financial context within which these projects
operate is important to knowing whether they could be dupl icated in different
communities.

TIF District Profiles

Six TIF districts were selected to profile in depth that would offer a better
understanding of this local context. The six profiles, chosen because of their importance
to the work of each of the participating Scholars, are of the following districts: 79 th Street
Corridor, 87t and Cottage Grove, Englewood Neighborhood, Wilson Yard, Lake
Calumet Industrial Corridor, and Little Village Industrial TIF district. Recognizing the
lack of comprehensive and useful information on TIF districts for community members,
information was compiled from multiple sources to create a two -page profile to be used
in informing the public about how TIF funds are spent in their community. Compiling
this information was a complex and time-consuming process, as information is spread
between various sources, some official and some only from the recollection of those key
people who participated in the process.

Bringing all of this information together creates a snapshot of a particular TIF district.
However, this is difficult if there is not a clear bigger picture to begin with. As
previously noted, some of the specific limitations of TIF data are:

It is scattered across many different agencies

It is not broken down in the same way. Some sources have information for all
projects by month while some sources have information by project area.

It does not list specific expenses in the TIFd how much was distributed, why, and
who received it.
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It can be too informational. Some data resources explain TIF data along with all of its
technical details or try to explain a process using pages and pages of text.

Being able to connect information about a TIF from some of the various sources can give
you basic idea of what the TIF is all about and how it is doing. The goal of the six TIF
profiles was to bring together basic information in one document so that a person
would not have to go through several different sources in order to find information.
This information would be brief and clear, as many of the original sources for the
information have little context or use complex legal and financial language.

The following is an introduction to each of the six TIF profiles that gives a better
understanding of why the TIF was created and what goal s are in its Redevelopment
Plan. The two-page profiles themselves can be found in the Appendix.

79" St. Corridor TIF

The City hired Teska Associates, Inc. to create a Redevelopment Plan for the 79 St.
Corridor Redevelopment Area. The Redevelopment Area is about 225.8 acres and runs
along 79th street between the Belt Railroad Viaduct to Honore Street.

A majority of the structures along this area of 79t St. date from the 1920s. The most
interesting buildings are on the corners of major intersections and were used for various
entertainment functions. Although the strength of this retail area has weakened since
then, it is still a vibrant commercial corridor. However, the corridor has had limited
private development and the Redevelopment Plan states that this small amount of
development was solely due to the City making this area a Redevelopment Project
Area.

The Feasibility Study finds that there is a lack of growth in the area that can be seen
through the lack of new construction permits in the area as a whole and that the
Equalized Assessed Value of property in the Project Area did not grow as fast as in the
rest of the city. Based on these findings, Teska recommended that the 79 St. Corridor
Redevelopment Area be eligible for TIF.

Needs, Goals & Implementation Strategies

The goals for this Redevelopment Plan are to reduce or eliminate conditions that qualify
the area as a conservation area, encourage land uses that make the corridor more
appealing for commercial activities, to employ area residents thro ugh TIF projects, and
to provide a range of housing types for all income levels.

The plan identified four primary redevelopment sites for immediate action and several
secondary redevelopment sites. Based on an analysis of existing conditions, goals of the
Plan, and several focus areas, the Plan identified the following strategies among others:
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Concentrate commercial activity on key intersections.

Establish job readiness and job training programs to equip area residents with
the skills necessary to get jobsin these new developments.

1 Get commitments from employers in these project areas to interview graduates
of the job readiness programs.

1 Create new residential development along 79t Street in those areas that are not
good for commercial use.

87" and Cottage Grove TIF

The City hired S.B. Friedman and Company to prepare the Redevelopment Plan and
Feasibility Study. The Redevelopment Area runs along Cottage Grove Avenue, 79h
Street, King Drive, and 87t Street in the Chatham and Greater Grand Crossing
communities.

The Feasibility Study finds that this Redevelopment Area is in a state of gradual decline
because more than 50% of its buildings are more than 35 years old and because of
deterioration, inadequate utilities, and lack of growth in Equalized Assesse d Value.
Based on these findings, S.B. Friedman recommended that the 87 and Cottage Grove
Redevelopment Area be eligible for TIF.

Needs, Goals & Implementation Strategies

The overall goal of the Redevelopment Plan is to reduce or eliminate conditions that
gualify the 87t and Cottage Grove area as a conservation area and improve retail,
commercial, and housing conditions. S.B. Friedman developed the following objectives

to meet that goal:

Encourage retail, commercial, and residential development by putting together and
marketing vacant land.

Enhance neighborhood appearance ad improve the quality of the existing housing
stock by leveraging TIF funds to provide assistance for the rehabilitation of
single-and multi -family houses.

Foster the replacementand repair of infrastructure where needed.

Support job training programs and increase employment opportunities for area
residents that may result from new development.

In order to meet these objectives, S.B. Friedman suggested the following strategies:

Develop vacant and underutilized sites.

Encourage private sector activities through public -private partnerships.
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Facilitate property demolition and site preparation.

Assist existing businesses and residents. This includes TIF assistance, which can be
used independently or with other housing programs to support new and
rehabbed rental, to start job training programs, and to provide day -care
assistance for employees.

Englewood Neighborhood TIF

The City hired S.B. Friedman to conduct a feasibility study to dete rmine eligibility for a
TIF district in parts of the Englewood and West Englewood communities. This area
runs from Garfield Boulevard and West 59th to the north, South Halsted and the Dan
Ryan Expressway to the east, Marquette Road to the south, and SouthLoomis Street to
the west. This area is 1200 acres and contains 7,477 taxable parcels of property. At the
time of this study in 2000, this area was valued at $56 million.

Englewood and West Englewood have experienced years of disinvestment. The
neighborhoods began to lose population in the 1940s due to white flight and by 1990
had lost nearly 50% of their population. Nearly 30% of all land parcels were vacant.
From 1994 to 1999, the Equalized Assessed Value of this area grew by only 0.6% far
below the City average of 3.67%. Most of the development permits issued in Englewood
for new investments during that time were for publicly funded projects. Because of

these factors, the City believed that creating a TIF fund to help stimulate private
investment would benefit the community.

SB Friedman found that the area met 5 of the 13 eligibility criteria required to create a
TIF district: deterioration, structures below minimum code standards, excessive
vacancies, lack of growth in Equalized Assessed Value, and irmdequate utilities.

Needs, Goals & Implementation Strategies

The goal of creating the Englewood Neighborhood TIF was to reduce or eliminate
conditions that qualified the area as blighted, stimulate redevelopment of vacant
parcels, increase home ownership opportunities, and provide rehabilitation assistance
to neighborhood residents. S.B. Friedman identified several objectives for the
Englewood Neighborhood TIF including:

Infill housing development in vacant or underutilized land.
Create affordable housing and work with qualified developers.

Encourage new neighborhood-level commercial uses and light industrial
development.
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Promote women-owned, minority -owned, and locally owned businesses to share in
the job and construction opportunities.

Support job traini ng programs and increase employment opportunities for area
residents.

In order to meet these objectives, S.B. Friedman suggested the following strategies

Assist existing residents and businesses.

Facilitate property assembly, demolition and site preparatio n.
Develop vacant and underutilized sites.

Encourage private sector activities and support new development.
Implement public improvements (sidewalks, sewers, etc).

Because the redevelopment area included more than 75 residential units, S.B. Friedman
was required to conduct a housing impact study to ensure that the development did not
interfere with existing housing. They estimated that an amazing 11% of all units wer e
vacant, meaning that there was little threat of neighborhood displacement.

Wilson Yard TIF

The scale, community dynamics, and visibility of the location of the Wilson Yard
Development helped make the Wilson Yard TIF well known in Chicago. The idea of the
TIF was first presented to Alderman Schiller in a meeting with the Chicago Transit
Authority (CTA) after their bus barn burned down. Several planners from the planning
department who dealt with TIFs were also in the meeting and approached Shiller with
the idea of creating a TIF for that site. To their surprise, she said she would be open to
the idea if at least 30% went to affordable housing.96

Needs, Goals & Implementation Strategies

The district is intended to help preserve existing buildings for continued residential and
commercial uses, to facilitate the assembly and preparation of land for new
devel opment, and to retain the areads economi

There was much more participation than many other TIFs.97 It seemed to be more
community driven earlier in the process. U PCORP (now Uptown United) was working
with the community division at LaSalle Bank to do a charrette that would have urban
designers and real estatepeople come out and vision the area with new developme nt
and market-rate housing. Shiller felt it would not have been a real community -driven

% (H. Shiller, personal communication, April 13, 2010).
9 (J. Steen, personal communication, April 9, 2010).
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event and a lot of members of the community would not have participated. °¢ About
10,000 flyers for the event were sent out according to Shiller. Because of the talks abut
the Wilson Yard TIF, the event was tailored towards visioning development in the TIF
and 250 people attended the 4 hour charrette.

Early in the process, the Wilson Yard Task Force was formed that included the
Organization for the Northeast (O.N.E), Upt own Chamber, and Community o f Uptown
Residents for Affordability and Justice (COURAJ) among others. The task force had
guarterly meetings until the redevelopment agreement was passed. An RFQ (request
for qualifications) went out and three developers replied. Peter Holsten was the one
trusted to do the project.

Some significant loss of affordable units happened in Uptown when they were
destroyed to make way for Truman Collegei n 1975. The communi
out for making up for those units. With the active persistence of community
organizations like O.N.E, affordable housing remained a priority and became a hard

fought victory. The affordable housing part of the Wilson Yard Development consists of
98 one bedroom units for seniors and 78 one, two, and three bedroom units in the
family building. All units have to be occupied with tenants that have incomes at 60% or

below the area median income. The focus on creating a mix of development that
includes truly affordable housing relies on facilitating market demand to generate TIF
revenue while still insisting on balanced development.

Aldi and Target were big parts of the Wilson Yard Development, with Target serving as
an anchor. Given the significance of the affordable housing piece of the project, andthe
way the project was structured financially, perhaps there was not as much leverage to
demand job commitments.9 However, Target is currently hiring and folks from the
community are said to get the first crack at interviews. Grand opening for Target is July
250, 2010.

Lake Calumet Industrial Corridor TIF

In the 1970s and 1980s, on¢enth of all manufacturing facilities in southeast Chicago
closed, while others endured massive layoffs. As major steel manufacturers such as the
South Works plant closed (1992), related businesses followed suit, leading to high
unemployment levels in the southeast Chicago and northwest Indiana areas.

The City hired Trkla, Pettigrew, Allen & Payne, Inc. to conduct a feasibility study
regarding the creation of a TIF district on a primarily industrial, 11,945 acre area in the
Ci t y ® and 20Wards that suffered greatly from deindustrialization. Trkla found

% (H. Shiller, persnal communication, April 13, 2010).
% (M. Marystone, personal communication, April 1, 2010).
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that this area met criteria for eligibility as both a Conservation and Blighted district. In
particular, they concluded that:

The Project Area is categorized by: 1) "Improved Areas;" and 2) "Vacant Areas."
There are 9 Improved Areas within the Project Area, 5 of which qualify as
blighted areas and 4 that qualify as conservation areas. There are 8 Vacant Areas,
all of which qualify as blighted areas19.

Needs, Goals & Implementation Strategies

Given the size of this area, the TIF district was divided into eleven industrial planning
subareas. However, general goals for the Lake Calumet TIF include01
An improved quality of life in the Project Area and the surrounding communities.

Elimination of the influences and manifestations of physical and economic
deterioration and obsolescence within the Project Area.

An environment that will contribute more positively to the health, safety and
general welfare of the Project Area and the surrounding communities.

An enhanced economic climate for the City and other taxing districts having
jurisdiction over the Project Area.

The retention and enhancement of sound and viable existing businessesand
industries within the Project Area.

The attraction of new industrial and business development and the creation of new
job opportunities within the Project Area.

Protection and enhancement of significant wetland and natural areas that remain
within the Project Area.

Employment of residents from the adjacent communities in jobs in the Project Area.

Some of the objectives used to implement the strategies for the Lake Calumet TIF aré0z

Reduce or eliminate those conditions that qualify the Project Area as aConservation
and Blighted area.

Strengthen the economic well being of the Project Area by increasing taxable
property values.

190 ake Calumet Area Industrial TIF Redevelopment Project and Plan. (2000). Retrieved from
http://www.egov.cityofcicago.orgon March 1, 2010.

191 ake Calumet Area Industrial TIF Redevelopment Project and Plan. (2000). Retrieved from
http://www.egov.cityofchicago.orgn March 1, 2010.

102] ake Calumet Area Industrial TIF BRevelopment Project and Plan. (2000). Retrieved from
http://www.egov.cityofchicago.orgn March 1, 2010.
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Create an environment that stimulates private investment in the upgrading and
expansion of existing businesses and the construction of new business, retail and
commercial facilities.

Provide economic incentives to encourage business retention, rehabilitation, and
new development.

Establish job-readiness, jobtraining, and job re -training programs to provide
residents within the surro unding communities with the skills necessary to secure
jobs in the Project Area and in adjacent redevelopment project areas.

Secure commitments from employers in the Project Area and adjacent
redevelopment project areas to interview graduates of the Project Area's job
readiness and job training programs.

Little Village Industrial TIF

The Little Village Industrial TIF, created in 2007, is one of three TIF districts in the Little

Village community although it is the only industrial TIF. The TIF is 656 acres and is
located in the south and southwest sections of Little Village near active railroad lines. A
large part of the district is used by various truck and trailer repair companies that store

trailers in the area. The manufacturing industry has had a long hi story in Little Village

and is a major source of local employment. According to Great Cities Institute, 32% of
local residents are employed in the manufacturing sector03,

Needs, Goals & Implementation Strategies

Given the importance of this employment to t he local economy, it is vital that
development not only attract new industry, but create and retain jobs that will pay
living wages to local workers. Several alternatives were considered for redevelopment
before the decision to create a TIF district. TIF was ultimately selected because of its
relative flexibility in application. In addition to new and rehabilitated heavy industry,
220d Ward Alderman Munoz wanted to attract a chain store and include a small amount
of new housing.

The main purpose of the TIF district is to revitalize the area by making it more up -to-
date and competitive as a site for industrial investment. Primary goals include:

1 Improvements to the public infrastructure and creation of a new industrial street
network in the area.

103 Great Cities Institute. (n.d$out h Lawndal e.Retiiekedfroml e Vil l ageod)
http://www.uicni.org/page.php?section=neighborhoods&subsection=southlavemdAleril 10, 2010.
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1 Improving a ppearance of the area.
1 Creating job training and day care programs.

According to the Redevelopment Plan, the total budget for redevelopment projects is
estimated to be $63 million.104

The community involvement in establishing goals and objectives has been minimal

since it is an industrial TIF and only a very small number of housing units is located in

the area. Consequently, there is no publicly-run oversight council. As the surrounding

residents were not consulted in this process, the City gives the impression that the TIF is
not intended to develop the community directly. Nonetheless, the local Alderman has

committed to signing a community benefits agreement for every development

happening within the TIF 105

Enlace, a local community economic development organization, has taken a leadership
role in making sure that developers receiving money from this TIF make concessions to
the surrounding public. The organization was able to secure $1 million in SBIF money
for local business development. Their next strategy is to organize SBIFeligible business
owners to create a TIF oversight committee that operates independently from the City
and local Alderman. Because they feel that the Redevelopment Plan that the City
approved does not represent the needs and desires 6 local small businesses, this
organization intends to create a new Redevelopment Plan. Enlace wants to encourage
business owners to create a neighborhood identity within this area that may help make
it more marketable.

Unfortunately, the Little Village T IF and its neighbor the 26" and Kostner TIF are two of
the worst performing districts in the City. The Little Village TIF has only generated
approximately $1 million since its creation in 2007. However, the Little Village
Industrial TIF has the potential to become successful. If used successfully, special TIF
programs such as SBIF may not only generate new tax revenue, but generate job
creation and retention.

The most important strategy, however, is willingness by the community organization to
organize the business owners and incorporate their ideas into development. It is
important that a new oversight committee be independent from the local Alderman. If
this committee is strong, united and independent, then they can make transformative
decisions about the future of development.

194\ ittle Village Industrial Corridor Redevelopment Plan. (2007, February). Retrieved fro
http://www.cityofchicago.org/content/dam/city/depts/dcd/tif/plans/T_152_LittleVillageRDRpdiine 8, 2010
195 (R. Munoz, personal communication, April 19, 2010).
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TIF Profiles Research Conclusions

Analyzing research through case studies and TIF district profiles shows that TIF money
is most effective in areas that are already resource rich. This confirms the belief of many
organizations wor king on TIF initiatives.

Upon reviewing the research compiled on these various issues, it is apparent that there
iSs no one way to present this evidence. Additionally, substantial background
knowledge of TIF is needed in order to understand what these results might mean to a
particular community. Given the diverse backgrounds and organizing methods of the
class participants, the decision was made to develop several products that could be
used to inform people about TIF in their neighborhood. These products each appeal to
different users, but all attempt to explain TIF in a clear way, inform the results of this
research, and provide resources for further information.

Products Developed

The Website

The class's decision to create a website was based on several factors. The intended
audience, message and purpose, as well as the volume of information that the class
wanted to explore, led the class toward the decision to develop a website with a
supporti ng brochure. A website, unlike a printed document, allows site users to find
detailed information and also to explore a topic in -depth while being in a format that
can also facilitate short-term browsing. Information is organized by sub -topics and links
related topics, allowing a user to jump right to information of interest. The user's option

to quickly explore a website through linked sub -topics, rather than through visual
searching of a linear printed document, allows each user to direct his own experience
with the product.

Further, the Internet presence of a website allows more individuals to find and
experience the product than would a printed document. Community Scholars UIC, in
2010, does not have the financial resources to produce mass quantities ofprinted
material, so a printed document would likely not be encountered or used by any
persons or organizations that are not connected or related to the 2010 class. The class
focused on the website product as one that could exist for several years with minimal
investment.
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Purpose of Site

The class determined that the site's audience should be not just community organizers
but also community members and that the purpose of the site would be to inform about
the workings of TIFs in Chicago, to provide resour ces about TIFs, and to empower
through information.

During class on March 11, class members summarized the audience and purpose by
constructing the web site's mission statement: To create a simple TIF resource guide for
communities to gain power throughformation.

Design Process & Methodology

During the class retreat (refer to Error! Reference source not found.) in which class

embers brainstormed the topic, goal or vision, and target audience, several class
members expressed interest in food justice, health, open space, affordable housing,
workforc e development, employment, transparency, and community resources.

Though the topics were narrowed to focus primarily on food justice and open space, the

site also addresses affordable housing by providing a resource guide.

In terms of audience, class memters wanted to provide information to their own
organizations, to their constituents, to youth and children, the public at large, and
political representatives. The speed-dating session of the retreat revealed the strongest
support for focusing on community leaders as the primary audience. However, site
design also considers that members of the general public and political representatives
will access the website.

Though each class member contributed a unique goal or vision to the speeddating
session, of ceating an accessible resource guide on TIFs, the class combined many of
these visions into one focused on a "how-to guide" or tool for community leaders to use

in daily practice.

Site design developed out of student research of and familiarity with existi ng website
designs, both those created for community use and other audiences. A tab structure
would provide visual focus for site visitors. For instance, as the class had determined
that case studies should be one of the research products, case studies bame a topic of
focus to be manifested as one of a few major "tabs" or sections of the site. Early in site
development stages, a "Build your own guide" tool and "TIF information” were also
proposed as major site sections to be visually distinguished by tabs from other site
content. A "glossary on TIF", the class determined, would be a useful and necessary tool
for site visitors. Since the glossary is useful in understanding the rest of the website's
content, links to the glossary appear in a small but noticeable area in the header of the
website. Other explanatory and background information is presented in the same
general fashion.
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Content

The site's content developed out of the class's decisions about what topics and issues to
study and what products to cre ate.

TIF 1-2-3. The website explains basic concepts and background information about TIF in
order to serve an audience with members who have varying degrees of knowledge
about TIF. Background information about TIFs includes legal statutes, eligibility
criteria, explanation of the series of events and processes surrounding TIFs, an outline
of the actors and politics that may or may not be part of a TIF, and the eligible uses of
TIF funds.

How to Leverage TIFScholars and students alike felt it was important that the site

include not just explanatory information but also solutions and recommendations. The
section on OHow to Leverage TIF&6 presents s
community leaders can act in order to encourage legislation, political support and

partnerships that result in the receipt of community benefits and empowerment in

conjunction with TIFs.

How |t 6s Bigakaonvebsations about studying and researching TIFs led the
class toward case studies of individual TIF districts with f ood justice and open space
outcomes. However, as research progressed it became apparent to students that
thorough and sufficient case studies could not be produced in the class's timeframe. To
supplement the study of three TIFs that focus on food access aml open space, the class
elected to also research one TIF district in each scholar's community with the intent of
producing "TIF profiles" that outline the history, financial details, and community
involvement surrounding each district.

The resulting "case examples" and "TIF profiles" occupy one major section of the
website and serve as a place for site visitors to understand individual districts and
accumulate knowledge of the entire TIF process.

Resourceslhe resource section of the site, which occupiesa fourth tab, serves to provide
a list of website addresses and contact information for programs, information, and tools
that site visitors, especially those engaged in community-based organizations, can use
to leverage TIF districts, encourage or discourage the use of economic development
tools in their own communities, and empower the public.

Build Your Own Fact SheeScholars expressed interest in giving site users a tool to apply
the class's research methods so as to create their own profiles of TIF ditricts. This tool, a
"How -to Guide," developed into a collection of the resources and explanation of the
methods that students used to research the TIFs and compile information.
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Sharing/Training/Outreach

Getting research results and key findings out into the communities primarily involved
in the Community Scholars program is an integral part of fostering a network of local
TIF advocacy and awareness. Scholars identified the different methods of outreach that
were most appropriate to their communities and d eveloped outreach meetings
designed to most effectively community these findings.

Certain Scholars expressed interest in a general overview of research and key findings,
while others expressed interest in a more formal training session of how to use the
Build Your Own Fact Sheet and conduct a TIF profile. The audiences had exposure to
TIF and a basic understanding of how it functioned within a particular district. In all
instances, Scholars opted for a smaller outreach meeting that would facilitate a more in-
depth conversation of TIF.

Two presentations were planned; one completed with ENLACE and another planned
with ONE.

ENLACE: On July 14h, 2010 a meeting was held with interested staff at ENLACE and
community leaders that work with ENLACE interested in T IF. The meeting was very
informal, and there was a mixture of knowledge levels regarding TIFs. Everyone had
heard of the term and was either interested in learning more about TIFs in a general
way, or specifically interested in how to approach the city t o leverage TIFs. One
woman was in process of creating a skate park for Little Village and was having
troubles raising enough funds. She understood that parks increase quality of life for
residents and have been shown to increase property value and she wanted to know
how to get the city to allocate TIF resources from the area into the skate park. Most of
the funds from the Little Village Neighborhood TIF has been put into a small business
improvement fund (SBIF) and so would not be eligible for parks. | deas were discussed
on approaching the local businesses for clauses in their SBIF agreements, or simply an
agreement to donate money to the park if they received TIF funds for facade
improvements.

ONE: A training seminar has been planned for Tuesday, August 39 with key members
of ONE. Organization of the North East actively campaigns around TIFs, most
recognizably around the Wilson Yard TIF. After collaborating with Cory Muldoon, the
organizer who participated in Community Scholars, a presentation and trai ning session
of how to use the website has been planned. A brief overview of some of the key facts
from the case studies and research, particularly the grocery store and the 87 and
Cottage Grove TIF will be presented. Most of the time will be spent going over the
content of the website and then an in-depth look at how the TIF profiles were created.
We will take them through, step by step, what documents need to be accessed and what
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information within those documents should be noted to create other TIF profiles.
There will be an exchange of information as well: ONE staff will educate community
scholar students on the most current updates with the Sweet Home Chicago coalition.
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V. Conclusion

Community Leaders as Urban Planners

Lack of transparency and accountability in TIF designation and management forces
many community activists to take the role, informally, of urban planner to plan and
advocate for the best use of the TIF money. As a result of this, an important question
arisesd who is an urban planner? Does one need an urban planning professional degree
to be a planner, or is work in a community and experience with TIF enough to plan for
development of a community? Can an engaged citizen without a professional degree be
a planner?

Community groups are pushed to take the role of planners when municipal planners do

not respond adequately to community needs.
proven how ocommunity pl anners, o or t hose
planning but do not have professional degrees, have done an effective job to advocate

for TIF transparency. For example, the change to the TIF law in 1999 was encouraged,
amongst others, by a coalition of community organizations that fought for affordable
housing as an allowed TIF money expense. Also, NCBG for many years gathered and
analyzed data on TIF and wrote reports to educate the public. NCBG was a community
organization run by experienced and engaged citizens without professional planning
degrees. However, when a needfor professional knowledge has occurred, community
organizing and planning has been widely supported by academics. Knowing the
complexity of Chicago politics, research institutions and academic scholars support
community groups in the fight for transparenc y and public participation by providing

data and technical support.

Planners in this capacity, those engaged and active community leaders and residents,
have the personal motivation to upkeep what a lot of professionally trained planners
have studied: linking city resources with the needs and desires of local residents; to be
fair based on the bottom line of public need. Community planners should look to the
public servants, the consultants, the community organizations and the academics to
continue learning, networking, educating and demanding their share. Chicago has a
strong community planning arena and should continue to look for new ways to link
with other community planners and create coalitions around major themes.
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Appendix A: Wilson YardSchedule of ExpenditureX¥%

Note: Table spans multiple pages.

Year Description Service Amount
2002 Administrative Costs Administration $28,389
2003 Administrative Costs Administration $32,068
Great Realty Advisors Consulting $5,400
2004 Administrative Costs Administration $51,475
S.B. Friedman & Co. Professional Services $75,139
Carnow, Conibear Professional Services $60,018
Shefsky & Froelich Legal $16,093
2005 Administrative Costs Administration $62,219
S.B. Friedman & Co. Professional Services $25,351
Carnow, Conibear & Associates Professional Services $49,396
Shefsky & Froelich Professional Services $7,967
Graef, Anhalt Professional Services $7,922
Broadway Montrose Building LLC 9 Acquisition $2,350,00(
Roberta Whitebloom, Marvin Ganek, et al.
Chicago Transit Authority Acquisition $2,650,00(
Khador Ghawi Tenant Relocation $122,23C
Beckwith Enterprises Tenant Relocation $10,900
Northwestern/Loyola Students Tenant Relocation $5,350
Abdullhi Warsame Tenant Relocation $20,00C
ONYX General Contractors Tenant Relocation $5,700
Fox & Fox Services Tenant Relocation $5,400
St. Augustine's Center Tenant Relocation $20,000
Ester Kwarteng Tenant Relocation $58,314
Jose Lopez Tenant Relocation $121,61%
Hee Daj & Young Hee Kim Tenant Relocation $20,00C
2006 Administrative Costs Administration $92,985
Carnow, Conibear & Associates Professional Services $17,515
Wilson Yard Development |, LLC Development $3,500,00(
Independent Mechanical Ind., Inc. Public Improvements $7,568
Chicago United Industries, Ltd. Public Improvements $5,492
Knight E/A, Inc. Public Improvements $8,728
Soodan & Associates Public Improvements $161,31C
Malina Luu Tenant Relocation $35,649
Naresh Kumar Tenant Relocation $26,04C

1% ilson Yards economic disclosure statement. (2003, June 23). Retrieved from
http://cityofchicago.org/conté/dam/city/depts/dcd/tif/ T_110_WilsonYardEDS.mif May 19, 2010. 10.
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Year Description Service Amount

2007 Administrative Costs Administration $94,208
HNTB Corp. Professional Services $6,918
Wilson Yard Development |, LLC Development $1,000,00(
Uptown Preservation Apartments Development $557,275
Knight E/A, Inc. Public Improvements $19,871
Soodan & Associates Public Improvements $88,322
Wilbur Smith & Associates Public Improvements $30,846
Uptown United Job Training $58,531
Paul Collurafici Tenant Relocation $121,33Z
Uptown Peoples Law Center Tenant Relocation $41,866

2008 Administrative Costs Administration $92,78C
S.B. Friedman & Co. Professional Service $19,045
SomerCor 504, Inc. Rehabilitation Program $67,008
Chicago Department of Streets &|Public Improvement $25,13C
Sanitation
Uptown United Job Training $53,927
Wilson Yard Development I, LLC Development $826,671

*Costs shown here are all vendors, including other municipal funds that were paid in excess of $5,000
during the reporting year. Source: 46th Ward tabulation of Annual Reports.
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Appendix B: Organizational Chart of the Department Community
Developmento?

Office of the Commissioner

Department of Community Development

Office of the Neighberhoods Communications Office of the

. Neighborhoods and :
First Deputy South Southwest North Division Managing Deputy

Commissioner Division Outreach Division Commissioner

Community
Programs

Finance and
= Administration
Division

Development

- Finance Division
Division

Preservation
Division

Workforce Real Estate
Solutions Division Division

Construction and

Compliance
Division

Neighborhoods
Central Division

Policy and
Legislative Affairs
Division

197 City of Chicago Department of Community Development. (n20L0 Organizational ChariRetrieved from
http://www.cityofchicago.org/content/dam/city/depts/dcd/general/basicstructumnpiifril 12th, 2010.
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Appendix C. Important City Contacts

Development Finance Division:

Bill Eager, Deputy Commissioner: (312) 7449475
Chip Hastings, Financial Planning Analyst: (312) 7440765

Tax Increment Financing Neighborhood Improvement PrograiTIF NIP):

Dionne Baux, Project Manager: (312) 744678

Department of Community Development:

Robert Wolf, Administrator CDC/Assistant Secretary (312) 7442777
Jessie ChaseProject Coordinator (312) 7446956

Department of Workforce Solutions:

Rona Jeongco, Director of Workforce:(312) 7444460

Neighborhoods Division:

Neighborhoods North & West

Mary Bonome, Deputy Commissioner North & West Region (312) 744-9413

James Horan, AssistantCommissioner West Region (312) 7448562

Don Hohenadal, Assistant Commissioner North Region (312) 744-4773
Neighborhoods South 9 Southwest

Judy Jackson, Deputy Commissioner South and Southwest (312) 7449602
WendyWalker Williams, Asst. Comm. Southwest Region (312) 7444456

Central Region
Robert McKenna, Assistant Commissioner Central Region (312) 7449463

Community Development Commission:

Robert Wolf, Administrator CDC/Assistant Secretary (312) 744 -2777
Jessie Chase, Ryject Coordinator (312) 7446956
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Appendix D: Maps, Tax Increment Financing in Chicago

Tax Increment Financing in Chicago:
District Revenue in 2008

WHAT DOES THIS MEAN?

District revenue represents the tax money
earned in each TIF district during 2008.
This is the money that allows the TIF to
pay for projects and developments.

Tax Increment Financing Districts
TIF Revenue

$0 - $383,744

$383,744 - $991,178

U $991,178 - $1,959,142
[ LT L IMiles

[ 51,959,142 - $3.830 663 0 1 2 4 5 8

I 53,830,663 - $54.745,313 Sources: Tax Increment Financing boundry fles from the City of Chicage;

:, Wards Revenue fromt the Cook County Assessor's O fice.
Map prepared by Community Schelars, UIC in May 2010.
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Tax Increment Financing in Chicago:
District Revenue Change from 2007 to 2008

WHAT DOES THIS MEAN?

District revenue represents the tax money
earned in each TIF district. The map shows
the percent change in revenue from 2007
to 2008.

Tax Increment Financing Districts
Percent Change from '07-'08

B 20.1%-7.5%

P 76%-236%

U 237%-62.8% ’t

LT L 1M
62.9% - 158.3% o 1 2 ‘ s e
158.4% - 782.2% Sources: Tax Increment Financing boundry files from the City of Chicago;

Revenue fromt the Cook County Assessor's O fice.

:] Wards Map prepared by Community Scholars, UIC in May 2010.
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Appendix E: TIF Profiles

| n accordance wi t
whichisadouble-si ded 8. 56

94

h

790 Street Corridor TIF Profile

87h Street/Cottage Grove TIF Profile
Englewood Neighborhood TIF Profile
Lake Calumet Industrial TIF Profile
Little Village Industrial TIF P rofile
Wilson Yard TIF Profile

t he cl assds rPages aachcdf , Com
by 116 page, are included
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79t Street Corridor TIF (T-56)

Authorized: ... 0OT/08/19938
EXpires: .o e D OB 2024
Size: U o = 1 = f -
Wards: T 1B
Type: SR s 1= =14 1= 11 v 1
Land Use ... Ommercial

Establishment:

The 79" Street Corridor TIF District was
aestablished because the City feared that the age,
deterioration, and vacancy of buildings along 78"
Street would result in blight.

Goal:

The general goal is to increase commearcial
activity along 79" to promote economic activity.
Thiz includes promoting retail and commercial
activities that also support the needs of area
residents and employees.

ARFLEAT
perei
e
~
EA L

Toth &
Vinoennes

To9th &

Sauilrwasi 2 1
Heany.

W

1/  GChicage Wards
Water

| 78th Street Corldar TIF
Other TIF districts

Capital Accountability: Making Capital Count

Project: 78" & Halsted Plaza
7801-7848 S. Halsted: Chicago, IL 60620

The program uses local Tax Increment
Financing (TIF) to create a 18,000 sq. ft.
retail and professional center and parking
lot.

Authorized Date: ... 07/26/2006
End Date (estimate):......_..... Not available
Total Project Budget................... 53,002,050
Public Funding: ..o, $605,300
Private Funding: ..o 32,481,345
Employment Statistics

= Project tenants are required to create a
job readiness program

« B0% of total worker hours must be
performed by City residents

« Prevailing wage must be paid for all
construction jobs.

Housing Statistics
Units Promised: ..., nfa

Other Promised Community Benefits
= Mone

Representation:

Alderman, 17" Ward: Latasha Thamas
(773) 723-0908

Alderman, 18" Ward: Lena Lane
(773) 471-1981
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79 Street Corridor TIF (T-56)

Financial Overview

Fund Balance (2008} ... 52,850,7117
Total Increment to Date: . 35,1?5,9?4!
Initial EAV ..ot 321, 576,305
Growth in EAV (1998 to 2008). ... £17,845 468"
Estimated Redevelopment Costs ... 511 051,250°
Anticipated EAV (2025) e MOt Available
79th St. Corridor TIF
£4,000,000
£3,500,000 '#
$3,000,000 i/
$2,500,000
~— Fund Balance
2,000,000
$1,500.000 ’,A == Increasement |
$1,000,000 L]
5500,000 1
0 . ' ' ' —
1888 2000 2001 2004 3006 D00

Al thie timsa of tha graph crastion, the Cook Counl Clerk Tax Incramant Agancy Disribulicn Summerny
Ter 2007 has accessible on iine. Therelore, the Fund Balance and Incensemenlt far 2007 could netl be
calculated.

Expenditures:
For 2008, the TIF has noted expenditures toward studies and surveys and property assambly totaling
318.659.

LCiey ol Chicage "Z008 Anmoal Beport 799 Breet Corridor Bedeyvelopmsent Project Area™ 2008, FOF, 04 May 2010, <citpalchicagoarp=

i This value is the sum of anmually reported inrement ansouts from the Ofice of the County Clerk (Cook), as noted in the “Tax Increment Agency
Diztribiatian Sumimary™ [ee s vears 2006-2008, in addition b the carrespesding lgures collected by MOBG [or g years 200 e 2005,

* (MTece of the Cook Coumty Clerk, "Tax Iscrement Apency Distribution Summeary, Tax Year 20067 14 Moy, 2007, FDF, Web, Z8 March 2000, ®prned as
“Frozen Valwation®

* Caloulatesd fram anfually reported increment amounts [vem the OMice of the County Cleck (Cook) as noted in the "Tax Increment Agency Distribution
Summary” for tax years 2006- 2008, in additon to the corresponding figures collected by NCBG for tax years 2001 to 2005

3 City of Chicage =799 Street Corridor Bedevelopment Project and Tax Increment Financing Plan.” March 9, 1998 Bg 27 /53 of PDF. Web. 04 May 2010,

< Citylchicagoorgs
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87" /Cottage Grove Commercial TIF (T-127)

Authonzed: .. TIE2002
Expires e 12312026
. = |- | -1
Wards: ..o a2, 6L, B
TYPE e ONEE MV ETON
Land Use: ... Commercial, some Residential

Establishment:

The 87"/Cottage Grove TIF District was
established after the City found that there was no
property value growth between 1996 and 2001
and no coordinated strateqy for development.

Goal:

General goals include increasing the economic
well-baing of Chatham and Greater Grand
Crossing by providing resources for development
and rehab of commercial, residential, and mixed-
use properties.

1/  Chicags Wards
Water
I &7th & conage Greve TIF
Other TIF districts
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Project: Small Business
Improvement Fund (SBIF)

The program uses local Tax Increment Financing
[TIF} revenues to help owners of commercial and
industrial properties and/or tenants fo repair or
remadel their facilities. Program participants can
receive reimbursing grants to cover 25%, 50%, or
T5% of the cost of remodeling work, with a
maximum grant amount of $ 150,000, The grant
does not have to be repaid.

Objective:

To help local industrial companies expand and
create employment opportunities for Chicago
residents.

Qualifications and Restrictions:
Expenses eligible for a SBIF grant include:
«  Mew windows, floors or roof
+  Sign removal and replacement
+  Tuckpointing
+ Naw heating, ventilation and air
conditioning
+ |mprovements to accommodate
dizabled patrons or workers

+« Purchase of adjacent property for
building expansion or parking

Representation:

Alderman, 57 Ward: Leslie Hariston
(T73) 324-555

Alderman, 6" Ward: Freddrena Lyle
(773) B46-TO0E

Alderman, 8" Ward: Michelle Harris
(773) B74-3300
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87" /Cottage Grove Commercial TIF (T-127)

Financial Overview

Fund Balance (2008} ... 54,861 561"
Total Increment to Date: . 39,210,9?4?
Initial EAV .ot 353, 050 524"
Growth in EAV (1998 to 2008).__...._........... $43,535,177°
Estimated Redevelopment Costs ... 541 ,000,000"
Anticipated EAV {2025): oo, 3100,000,000"
87th and Cottage Grove Commercial TIF
£7,000,000
$6,000,000 - -
$5,000,000 fjll —h
£4,000,000 Ilf —— Fund Balance
3,000,000 J|" —8— Increasement
2,000,000 Fﬂ. |
£1,000,000 i
sﬂ = I T T T T i
2001 2003 2004 2005 2006 2007 2008 2009

Al thie Timsa of tha graph cragtion. tha Cook Count Clark Tax Incramant Agancy Destrbalicn Summany
Ter 2007 has accessible on iine. Therelore, the Fund Balance and Incensemenlt far 2007 could netl be
calculated.

Expenditures:

For 2008, the TIF has noted expenditures toward studies and surveys, repair of existing buildings, job
retention and fraining. reimbursement to school districts for their increased costs caused by TIF assisted

housing projects, construction of low-income and very-low income housing units, and other expenditures
totaling $255,140.

“ City of Chicago “2008 Annual Report 875 fottage Grove Redevelopment Project Area.” 2008, POE. 04 May 20100 ccityofchicage.org=

T This value iz the gum al anaoally reported increment ansounts Trem che OMice of the County Clerk (Coek ] as notesl in the "Tax Incremsent Agency
Distribution Summary” for tax vears 20062008, in addition to the corresponding figares collected by MCBG for tax years 2001 to 2008,

TR of Che Cook Couty Cherk, “Tax Inremest Apency Distribution Suisimary, Tax Year 20067 14 Moy, 2007, FIF, Web, Z8 March Z000, *noted as
“Froeen Valustion®

* Caloalated frem anmually reported increment ansounts from the Office of the County Clerk (Cook), as moted in the “Tax Increment Agency Distrihuticn
Summary” For Lax years 2006- 2008, in sddition to the corresponding figures oollected by NCBG [oF tax years 2001 to 2005

1= City of Chicage “E78/Cottage Growve Bedevelopment Project Area Redevelopment Plan.® 28 June 2002, Pg 53117 of PDE. Weh. 04 May 2000,
cegov.otyofchicagoorg

U il Pg 577117
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Englewood Neighborhood TIF (T-106)

Authornzed: ... June 27, 2001
EXDIres: .o sneene December 31, 2025
SIZE e seenneeee. 1L 200 ACTRS
Wards: .o, L1E" & T
TYPE. e ...Blighted
Land Use: .......o........... Ih.n'lnnc:;ll*:,.I Ramdanhal

Establishment:

The designated TIF area had over 7,200 taxable
parcels of proparty of which 30% were vacant.
The growth in Equalized Assessed Value of
property was far below the city average and most
structures fell below minimum standard codes.
Because of this, the area met requiremeants to be
designated a TIF.

Goal:

The goal is to reduce or eliminate conditions that
qualify the area as blighted, stimulate
redavelopment of vacant parcels, to increase
home ownership opportunities and to provide
rehabilitation assistance to neighborhood
residents.

17

L7 Chicage Wards

‘Water

[ Englewsod Neighborhood TiF
| othes TIF dstricts
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Project: Retail Shopping Center
Located between 597 and 617 and between
Green and Emerald

Developer: Englewood Community

Development Company

General Contractor: VWooten Construction Ltd.
Authorized Date:. ... Mot available
End Date {estimate): ................... Mot available
Total Project Budget.__......__........521 610,203
Public Funding: ......ccccoveviieeeeiveeee. . 34, 705 498
Private Funding: ........ccccocoenveee.. . 516,804,705
Employment Statistics

Job Retention Goal.......oooeoiieeeeeee. 98
Hiring Goal: . IS, |.: -
Consfruction Hnng G-ual veee 34T
Hired to Date: ..o, Nnt auallahla
Housing Statistics

Unitz Estimated: ..o 1000

The redevelopment project agreement does
not list any specific dates for creation or
completicn. Mo budget is drafted. Mo tax
parcels of lands are represented. However,
the city has propozed over 20 million dollars in
TIF assistance for the project. Once tha

developer creates a budget, the proposal will
be reexamined and approvead.

Other Promised Community Benefits
« At least 70% occupancy rate in the
retail shopping center
« 24% contracted jobs with Minority-
Owned businesses
« 4% contracted jobs with Women-
Owned Businesses

Representation

Ward 16: JoAnn Thompson
59335 5. Western Bivd
(773) 434-3399

Ward 17: LaTasha Thomas
7811 5. Racine Ave
(773) 723-0008
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Englewood Neighborhood TIF (T-106)

Financial Overview

Fund Balance (2008} ... ooooeeeere. $15,910,473"
Total Increment to Date: ........coovovvveenn..... 535,821,782
IIAD EANT oo $56,000,000™
Growth in EAV (2000 to 2008} ..o, $121,590,000"
Estimated Redevelopment Costs ..................... 575,000,000
Anticipated EAV {2023): oo $164,000,000"

Englewood Neighborhood TIF

$40.000,000

£35,000,000 .
$30.000,000 F/,f'f/
£25,000,000 oL
$20.000,000 ‘// —— Incremsent
e e —4— Fund Balance
7

£15,000,000 !/
$10,000,000
5,000, 000 =
¥ ' i
m = T T T T T T |
2003 2004 2005 2006 2007 2008 2009
Expenditures:

In 2008, The Englewocd Neighborhood TIF spent a total of 174,989 dollars. Most funds were used for
survays, studies and plan developments or relocation costs. A smaller percentage was used for
rehabilitation, remodeling or reconstruction of old buildings.

TIF's Role in the Englewood Area:

Englewood Meighborhood TIF can be a regource for homeowners. One of the major factors considerad in
itz establishment was the deterioration of households. Ower 36% of households showed signs of
deterioration. In this sense, one of the TIF's major roles can be to assist homeoswners in facade and
structural improvements to their homes. This TIFs role iz alzo aid in infill development. Englewood has
excessive vacant plots of land and TIF funds should be used to create new space for residents to enjoy.

12 City of Chicae " 2008 Anmual Report Enpglewsosd neighborhesd TIF 2008, POF. July 22, 2010, <egev citvolchicapoargs

13 This value is the sam of annually reperted increment amounts from the Office of the County Clerk (Cook), as moted in the “Tax [ncrement Agency
Diztribiatian Sumimary™ ler T vears 2006-2008, in addition D the carrespesding lgures collected by MOBG [or g years 2000 e 2005,

U Office of the Cosk County Clerk. "Tax Inscrement Agency Distribution Summary, Tax Year 20067 14 Moy, 2007, PDF. Web, fuly 22, 2000, "noved a=
“Frozen Valwation®

13 Cakcudated from ansually reported increment amoums frem the OFce of the County Clerk (Cook], &5 neted in the “Tag Increme nt Agency Distribution
Summary” for tax years 200620048, i additton to the corresponding figures collected by NCBG for tax pears 2001 eo 2005

1 City of Chicage “Englewcod NetghbOrhond TIF Redevelopment Project and Plan” Weh, [uly 22, 2010, <egov.cityefc hicagoorg

17 [l
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Lake Calumet Industrial Corridor TIF (T-103)

Authorized: ..o T2 302000 2001
EXpires e T 232023
T Y [ B - © 1= T 1 -
WardS: .o, 10T, BT
Type: e COnservation & Blight
Land Use: ... Industrial
Establishment:

The Lake Calumet TIF was established after the
City illustrated the area’s eligibility gualificaticns,
including age of buildings, excessive building
vacancies, lack of community planning, total EAW
declining or not keeping pace, and several other
factors. The TIF's purposes are categorized as
Conservation and Blight, and the district is divided
into eleven industrial planning subareas.

Goal:

General goals include enhancing guality of life,
attracting industrial and business development as
well as job opporiunities, employing area
residents, protecting and enhancing wetland and
natural areas, and retaining and enhancing
aexisting businesses and industries.

17 Chicage Wards
Waler

I Englewsad Nesghbarhasd TIF

[ othes TIE districts
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Project: A Manufacturing Facility
Transformation'

750 E. 1107 Street; 10839 5. Langley Ave.;
10840-41 5. Langley Ave.; Chicago, IL 60628

This project fecused on transforming an
existing steel manufactu rin? facility info a
290,000 ft’ Keebler facility.” The llinois Baking
Division of the Keebler Company occcupies the
site currently.

Authorized Date: ... 6192002
End Date (estimate): .....................31/2003
Total Project Budget....................518,381 940"
Public Funding: ........co.coeceeveneeee... $2,056,700"
Private Funding: ............................5$12,225 500'
Employment Statistics

Job Retention Goal......oooo o 321
Hirimg Goal: ..o T
Hired to Date: e
Housing Statistics

Units Promised: ... ... ... §f/a

Other Promised Community Benefits

+  Sponsor a little league team in the
Roseland Community.

+ Join the Roseland Business Council

Secure services of a temporary employment
agency 1o fill seasonal part-time employment
positions.

Representation:

+ Alderman, 10" Ward: John A. Pope
(T73) 721-1904

« Alderman, 8" Ward: Anthony Beale
(F73) TE5-1100

« (Golden Gate Homeowners Association
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Lake Calumet Industrial Corridor TIF (T-103)

Financial Overview

Fund Balance (2008) ......oeoveeeeeerreeeeeeeerenenen. 15,752,773
Total Increment to Date: ........ocooveeereeeeen. 523,853,077
Initial EAV: ... 51 B0 582 0507
Growth in EAV (2000 to 2008).......cceeeeeen..... $93,716,648%
Eztimated Redevelopment Costs ... $198,000,000™
Anticipated EAV (2023) .. 5427 ,000,0007
Lake Calumet TIF
18,000,000
$16,000,000
$L4,000,000
$12,000,000
$10,000,000
58,000,000 b Fund Halance
56,000,000 == noremnent
S 0040000
52,000,000
2001 2002 2003 2004 2005 2006 2007 2008
Year

Expenditures:

For years 2004 to 2008, the TIF has noted expenditures toward studies and surveys, public works
upgradas, job retention and training, land assembly totaling $2,009 492,

TIF's Role in the Calumet Area:

Chicago's Depariment of Planning and Development created a Calumet Area Land Use Plan {2002) that
notes that the Lake Calumet TIF has a role in helping to develop maore than 1,000 acres of unoccupied land
that is suited to industrial purpozes.

¥ City of Chicagp 2008 Annual Report Lake Calumet Industrial Redevelopment Project™ 2008 POF. 15 Mar 2000 <egov.otyofchicagoorg=

1% Thiz walue is the sam ol annually reported increment smounts from e OMToe of the Coumty Clerk (Cook], as noted in cthe "Tax Incremssnt Agency
Distribution Summary” for tax vears 20062008, in addition to the corresponding figares collected by MCBG for tax years 2001 to 2008,

T 0fice of the Cosk County Clerk. "Tax Indrement Agency Distribution Summary, Tax Year 20067 14 Moy, 2007, FDF, Web, 28 March 2000, *noted as
“Froeen Valustion®

i Caboulated from anpually reported increment ameunts from the Office of the Cownty Clerk [Cook], as neted in the “Tax Increment Agency Distribution
Summary” For Lax years 2006- 2008, in sddition to the corresponding figures oollected by NCBG [oF tax years 2001 to 2005

& City of Chicage “Lake Callumet Area Industrial TIF Redevelopment Project and Flan,” 15 Sepe 2000, Pg 49,7213 of PDF. Web. March 2010,
cegov.ctyolchicagoorg> *note: this is the minimum estimate, which anges up o $43%,000,000

O [hid. Pg 200213 "note; this B8 the minimum estimate, which ramges up Lo $43%9,000,000
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Little Village Industrial TIF (T-152)

Authonzed: ... OB132007
Expires: e T 203172034
T Y - % 15 1= | = { -
WWARS oot s 22
TYPE e ONEE MV ETON
Land Use: ... Industrial

Establishment:

The project area includes Little Village Industrial
Comidor (designated Movember, 2004 and public
facilities: Little Village High School, Piotrowski
Park, Department of Street and Sanitation
facilities, and the Washburne Trade School site.
Five major conditions were used to determine
"conservation area™ deterioration; inadegquate
utilities; excessive land coverage or overcrowding
of community facilities; deleterious land use or
layout; lack of community planning.

Purpose:

General purpose of the district includes improving
infrastructure, creating new mads and general
aesthetics enhancemeant. The goal of the TIF is to
create a positive environment for  industrial
investment retention and atfraction through
“updating” the TIF.

L7 Chicage Wards
Water

I Englawesd Nesghbarhacd TIF

[ othes TIF districts
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Analysis, Administration,

Public Works and

Relocation Costs

Interest Subsidy

TOTAL PROJECT COSTS

Project:
There were no projects created or proposed in
2008 or 2009™

Estimated Redevelopment Project Costs:

$200,000
Studies, Surveys, Legal,
marketing, etc.

Property Assembly including
Acquisition, Site prep and
Demalition, Emvironmental
Remediation

$13,500,000

Rehakbilitation of Existing $18,000,000
buildings, Fixtures and

Leaseholds Improvements,

Affordable Housing

Construction and

Fehabilitation Cost

£22,000,000
Improvements, including
streets and utiliies, parks and
open space, public facilities

%100,000

Job Training, Retraining, $3,000,000

Welfare-to-Waork

Day Care Services $200,000

$6,000,000
£63,000,000

Representation:

Ricardo Munoz

2500 5. 5t Lous
Ward22@cityofchicago.ord
Phone: 77 3-T62-1771

o4 200E: Livtle Yillage Annual report for 2008; 2009 Interview with Ald
W Munee, Wand 22, March 29 2000
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Little Village Industrial TIF (T-152)

Financial Overview

Fund Balance (2008} ......ccooooeeeeeeeeereeeeen.. 51,184, 7257
Total Increment to Date: ... ....ooeeeeeeene. S846,580%
Initial EAV oo 588,044, 5057
Growth in EAV (2007 to 2008).......cooeveveee... $17,578,486%
Estimated Redevelopment Costs ...........o......... $63,000,000*
Anticipated EAV {20310 oo, $175,000,000°°
Little Village Industrial TIF
51,400,000
51,200,000 r
51,000,000
$800.000 d—_________——-'_ — = Increasement
500,000 D #— Fund Balance
400,000
£300,000
30
2007 2004
Expenditures:

Ag of may, 2010, it is difficult o assess effectiveness of the TIF in economic development because of short
TIF existence and no project yet proposed.

May 2010, TIF was granted %1 million in SBIF money.

TIF's Role in the Little Village Area:

In 2005, Qualty of Life, a community plan created by the LISC, or Local Initiative Support Corporation
called for an industrial creation in Littke Village Community. In Movember 2004, area now covered by the
TIF was designated as Industrial Corridor.

B Ciy ol Chicage "2008 Antvoal Report Litcle Village Isdustrial TIF Redevelopment Project™ 2008 FDF, 15 Mar 2000, <epoy citpelchicape org=

i# This value is the sam of annually reported increment ameunts from tihe Office of the County Clerk (Cook]. as noted in the "Tax Incremsent Agency
Diztribiatian Sumimary™ [ee T vears 2006-2008, in addition b the carrespesding lgures collected by MOBG [or g years 2000 e 2005,

T Office of the Cosk County Clerk. "Tax Increment Agency Distribution Summary, Tax Year 20067 14 Now, 2007, FDF, Web, 28 March 2000, *noged as
“Frozen Valwation®

= Cakculsted from ansually reported increment amoums frem the OIFce of the County Clerk (Cook], &5 neted in the “Tax Increment Agency Distribution
Summary” for tax years 20062008, in additon to the corresponding figures collected by NCBG for tax years 2001 to 2005

& City of Chicage “Little Village Industrial TIF Redevelopment Project and Plan” February 2007, %Weh. March 2000, cegov.cityofdicgo.orgs

= il
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