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Lesson for Philadelphia’s Market Street 
from Chicago’s State Street

Lessons from Chicago’s State Street
Strong public sector role 
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Two blocks west of Millennial Park

Chicago’s waterfront: Functioning rail yards
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By 1926 less land was being used for rail; 
used for parking

Planning began in 1997
Rail lines placed underground
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Millennium Park: opened in 2004

“The Bean”
Signature urban object
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High density office, hotel, residential

State St: historic downtown shopping street; 1905State St: historic downtown shopping street; 1905
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State St: 1907State St: 1907

An area served by transit
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Original downtown, called the Loop: 
at center of Chicago’s transit system

The Loop
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Home of very first office skyscrapersHome of very first office skyscrapers

Louis Sullivan’s Carson Pirie Scott department store
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Daniel Burnham’s Marshall Fields
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Burnham also designed Wanamaker’s

Both became Macy’s
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1960s street declines: suburban competition

Lower end retail
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1964: 

Converted to transit mall in 1970s
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All cars are eliminated

North Michigan Avenue
New post-World War 2 office district
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North Michigan Avenue

v

North Michigan Avenue becomes                                       
the high-end retail street “The Miracle Mile”
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Generous commitment to landscaping

Funded by merchants
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Public amenities that animate all seasons

Response in 1997: State Street Redevelopment
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Comprehensive redevelopment plan

Theater district at 
northern end

Retail in the center
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Price conscious shopping 

Macy’s  & Target
Michelle Tan, Anthropologie
PUMA ,Sephora
Disney Store. 
Magnolia Bakery
Akira, American Apparel, 
Forever 21
Urban Outfitters. Old Navy
H&M, DSW, 

Nordstrom Rack, 
Burlington Coat Factory
T.J. Maxx. 
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Public Library at southern end

Re-use of office buildings DePaul University 

184

185



20

School of Art Institute of Chicago

58,000 students in the Loop
22 colleges & universities
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State Street TIF: Multiple developers; City guarantee

80% resources devoted 
to individual project 
financing

20% to comprehensive 
streetscape 
enhancements & 
maintenance

State Street  Tax Increment Financing District
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Increment pledged to debt service & maintenance

Key tool: tax increment financing districts

• First TIF established in 1984

• 1989:  Mayor Daley took office – 12 TIFs

• 2011:  Mayor Daley left office – 160 TIFs

• 40% (64) of all TIFs established between 1998-2002

• 30% of total Chicago area covered by TIFs

• Annual Collections:  $500 million

• Most TIFs are area-wide, not project specific  -
funded both development & surrounding public area 
improvements & long-term maintenance
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30% of total Chicago area covered by TIFs

Not just downtown; neighborhoods at 
all income levels
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Reopening the street to all modes of traffic

Coordinated streetscape improvements
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New entrances to underground transit
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Burnham Hotel outdoor dining

Use  of condemnation to facilitate new development
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Mixed-use new development
Joffrey Ballet & Walgreens

Central Loop office supply:

44 million square feet

2nd largest submarket

28% of downtown supply

Occupancy & rental rates rising
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Over 300,000 jobs within the Loop Alliance area
62% of downtown jobs; 31% of citywide jobs 

Thriving mixed use street
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High volumes of pedestrians

But river north is drawing tech firms & millennials

205

206



30

West loop is larger & enjoys better suburban            
& regional connectivity 
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