FY 2012
ANNUAL TAX INCREMENT FINANGE STATE OF [LLINOIS
REPORT COMPTROLLER

JUDY BAAR TOPINKA
Name of Municipality:  Village of Carol Stream Reporting Fiscal Year; 2012
County: DuPage Fiscal Year End: 413072012
Unit Code: 022/030/32
I TIF Administrator Contact Information
First Name: Jon Last Name: Batek
Address: 500 N Gary Ave Title: Finance Director
Telephone: 630 B871-6225 City: Carol Stream Zip: 60188
Mobile E-mail jpatek@carolsiream.org
Mobile Best way to Email Fhone
Provider contact Mabile Mail

| attest to the best of my knowledge, this report of the redevelopment project areas in: City/Village of

is complete and accurate at the end of this reporting Fiscal year under the Tax Increment Allocation Redevelopment Act

[B5ILCS gg:ielg OI’{? ial Jobs Recovery Law 65 ILCS 5/11-74.6-10 et. sea.l
35 o { 3o / L2

Written signature df TIF Administator Date

Section 1 (85 ILCS 5/11-74.4-5 (d) (1.5) and 65 ILCS 5/11-74.6-22 (d) (1.5)")

FILL OUT ONE FOR EACH TIF DISTICT

Name of Redevelopment Project Area Date Destgnated

Cate Terminated

North Ave/Schmale Rd TIF District 12/5/2011

*All statutory citations refer to one of two sections of the llineis Municipal Code: the Tax Increment Allocation
Redevelopment Act [65 ILCS 5/11-74. 4.3 el. seq.] or the Industrial Jobs Recovery Law [65 ILCS 5/11-74.6-10 et. seq.]




SECTION 2 [Sections 2 through § must be completed foreach redevelopment project area listed in Section 1.]

Name of Redevelopment Praject Area: Narth Ave/Schmale Rd TIF
Primary Use of Redevelopment Project Area*:

If "Combination/Mixed” List Component Types:

Under which section of the lllincis Municipal Code was Redavelopment Project Area designated? (check one):

Tax Increment Allocation Radevelopment Act _ x Industrial Jobs Recovery Law

No Yas

Were there any amendments to the redevelopment plan, the redevelopment project area, or the State
Sales Tax Boundary? [65 ILCS 5/11-74.4-5 (d} {1} and 5/11-74.6-22 (d) (1)]

If yes, please enclose the amendment labeled Attachment A X
Certiflcation of the Chief Executive Officer of the municipality that the municipality has complied with all
of the requirements of the Act during the preceding flscal year, [65 ILCS 5/11-74.4-5 (d} (3} and 5/11-74.6
22{d) (3)}
\Please enclose the CEO Cartification labeled Attachment B X
Opinion of legal counsel that municipality is in compliance with the Act. [65 ILCS 5/11-74.4-5 (d) (4) and
5/11-74.6=22 (d) {4)]
X

Plaase enclose the Legal Counsel Opinlon labeled Attachment C

Were there any activities undertaken in furtherance of the objectives of the redevelopment plan,
including any project implemented in the preceding fiscal year and a description of the activities
undertaken? [65 ILCS 5/11-74.4-5 (d) (7) {A and B) and 5/11-74.6-22 (&) (7) (A and B)]

If yos, please enclose the Activities Statement labeled Attachment D

Were any agreements entered into by the municipality with regard to the disposition or redevelopmang
of any property within the redevelopment project area or the area within the State Sales Tax Boundary?
{65 ILCS 5/11-74.4-5 (d) {7) {C) and 5/11-74.6-22 {d) {7} (C}]

If yas, pleaze ancloge the Agreement(s) labeled Attachment E X
Is there additional information on the use of ail funds received under this Division and steps taken by the
municipality to achleve the objectives of the redevelopment plan? [65 ILCS 5/11-74.4-5 {d) (7) (D) and
5/11-74.6-22 (d} (7) (D]

If yas, please enclose the Additional Information labeled Attachmant F X
Did the municipality's TIF advisars or consultants enter into contracts with entities or persons that have
received or are receiving payments financed by tax Increment revanues produced by the same TIF? [65
ILCS 5/11-74.4-5 (d) (7) {E) and 5/11-74.6-22 {d) (7} {E}]

If yes, please enclose the contract(s) or description of the contract(s) labeled Attachment G X
Were there any reports or meeting minutes submltted to the municipality by the joint review board? [65
ILCS 5/11-74.4-5 {d) (7) (F) and 5/11-74.6-22 (d} (7} {F)]

If yos, please enclose the Joint Review Board Report labeled Attachmant H X
Were any obligations issued by municipality? [65 ILCS 5/11-74.4-5 (d) (8) (A} and
5/11-74.6-22 (d) (8) (A)]

If yes, please enclose the Official Statement labeled Attachment | X
Was analysis preparad by a financial advisor or underwriter setting forth the nature and term of
abligation and projected debt service including required reserves and debt coveraga? [65 ILCS 5/11-74.4-
5 {d) (8) {8) and 5/11-74.6-22 (d) (8) {(B)]

If yes, pleasa enclose the Analysis labaled Attachment J X
Cumulatively, have deposits equal or greater than $100,000 been made into the special tax allocation
fund? 65 [LCS 5/11-74.4-5 (d) (2) and 5/11-74.6-22 {d) (2)

If yes, please enclese Audited financial statemants of the speclal tax allocation fund
labelad Attachment K X

Cumulatively, have depgsits of ingremental revanue edqual to or greater than $100.000 been made into
the special tax allocation fund? [65 ILCS 5/11-74.4-5 (d} (9) and 5/11-74.8-22 (d) (9)]

if yos, please anclose a certified letter statement reviewing compliance with the Act labeled
Attachment L X
A list of all intergovernmental agreements in effect in FY 2010, to which the municipality is a part, and an
accounting of any money transferred or received by the municipality during that fiscal year pursuant to
those intergovernmental agreameants. (65 ILCS 5/11-74,4-5 (d) (10))

If yas, please anclose list only of the intergovarnmantal agreaments labeled Attachment M X

* Types Include: Central Business District, Retail, Other Commercial, Industrial, Residential, and Combinatian/Mixed.

FY 2012 Carol Stream - North Ave/Schmale Rd TIF Unit Code 022/030/32



SECTION 3.2 A- (85 ILCS 5M4-74.4-6 {d) (5) and 66 ILCS 8/11-74,8-22 (d) {6))

PAGE 1

ITEMIZED LIST OF ALL EXPENDITURES FROM THE 5PECIAL TAX ALLOCATION FUND
{by category of permissible redevelopment cost, amounts expended during reparting periad)

FOR AMOUNTS =$10,000 SECTION 3.2 B MUST BE COMPLETED

Category of Permissible Radevalopment Cost [85 ILCS 5/11-74.4-3 {q) and 85 ILCS 5/11-74.8-

10 {0)] Amounts Reporting Fiscal Yoar
1. Costs of studies, administration and profassional services—Subsections (@){1) and (o) (1)
Legal Faws 21,456
Consultant 12,898
5 34,354
2. Cost of marketing sites—3ubsections (q}(1.6) and (0)(1.86)
5 -
3. Fropery assambly, demoilion, it preparation and environmental sie mprovement ceats.
Subsection (q)(2), (0){2) and {0}(3)
s -
0513 OF renabimaien, tecona riGion, repair or ramodelng ang replacement of exisiing public
hwildings. Subsection (9)(3) and (H){4)
[ -
5. Costs of construction of public works and improvements. Subaection (q)(4) and (e}(3)
s -
6, Costs of remaoving contaminanta required by environmental laws or rules (0}(8) - \ndustrial Jobs
Recovery TIFs ONLY
% -

FY 2012
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SECTION 3.2 A

PAGE 2

and (o}(12}

7. Cosl of job training and refraining, including "welfare to work™ programs Subsection (Q)(%), (©)(7)

&. Financing costs, Subsection (q) (8) and {0)(8)

8. Approved capital costs. Subsection (q)(7) and (o)(8)

10. Cost of Reimbursing school districts for their ingreased ¢osts caused by TIF assizted housing
projacts. Subsection {§)(7.5) - Tax tharamant Allocation Redavelopment TIFS ONLY

11. Relocation costs. Subsectlon (Q)(8) and {0)(10)

12. Paymants in lieu of taxes. Subgestion (q)(8) and (0){11)

taxing bodies. Subsection (9)(10) and (0){12)

T3, GOSts of Job Uralmng, revraimng advanced vocalional of carear educahion provided by oiher

FY 2012
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SECTION 1.2 A

PAGE 3

14, Costs of reimbursing private developers for interest expenses incurred on approved
redevelopment projects. Subsection (9){11)(A-E} and {0)(13)(A-E)

5

15, Costs of construction of new housing units for 1ow income and very low-income nouseholds,
Subzedction (4)(11){F) - Tax Incrament Allocation Redevelopment TIFs ONLY

$ -
16. Cost of day care servicas and operational costs of day care centers, Subsection (q) (11.%5) - Tax
Incrament Allscation Redevalopment TIFs ONLY

s -
[TOTAL ITEMIZED EXPENDITURES [s 34,354 |

FY 2012
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SECTION 3.1 - (65 ILCS 6/11-74,4-5 (d) (5} and 65 ILCS 5/11-74.6-22 (d} (5))
Provide an analysis of the special tax allocation fund,

Fund Balance at Beginning of Reporting Period | 5 -

Revenue/Gash Recelpts Deposited in Fund During Reporting FY; Raporting Year | Cumulative® % of Total
Property Tax Increment 0%
State Sales Tax Increament 0%
Local Sales Tax increment 0%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest 0%
Land/Building Sale Proceeds 0%
Bond Proceeds 0%
Transfers from Municipal Sources 0%
Private Sources 0%
Other (identify source ; if multiple other sources, attach

schedule) 0%

Total Amount Deposited in Special Tax Allocation
Fund During Reporting Period

Cumulative Total Revenues/Cash Receipts

Total Expenditures/Cash Disbursements (Carried forward from Section 3.2)
Distribution of Surplus

Total Expenditures/Disbursements

NET INCOME/CASH RECEIPTS OVER/(UNDER) CASH DISBURSEMENTS

FUND BALANCE, END OF REPORTING PERIOD*

*must be completed where 'Reporting Year is

5

0%|

populated
Ls -
|
| ] 34,354 ]
I |
[$ 34,354 |
[$ (34,354) |
[$ {34,354) |

" if there is a positive fund balance at the end of the reporting period, you must complete Section 3.3

Fy 2012 Carol Stream - North Ave/Schmate Rd TIF Unit Code 022/030/32




Section 3.2 B

List all vendors, including other municipal funds, that were paid in excess of $10,000 during the current
reporting year.

There were no vendors, including other municipal funds, paid in excess of
$10,000 during the current reporting period.

Namea Service Amount
Klein, Thorpe & Jenkins, LTD Legal Service 5 21,455.33
Kane, McKenna and Associates, Inc, Consultant 5 11,593.75

Fy 2012 Carol Stream - North Ave/Schmale Rd Unit Code 022/030/32



SECTION 3.3 - (65 ILCS §/11-74.4-5 (d) (5) 65 ILCS 11-74.6-22 {d) (5))
Breakdown of the Balance In the Special Tax Allocation Fund At the End of the Reporting Perlod

FUND BALANCE, END OF REPORTING PERIGD B {34,354)|
Amount of Qriginal
Issuance Ameunt Designated
1, Description of Debt Obligations
5 -5 -
Total Amount Designated for Obligations | 5 - I ] -

2. Description of Project Costs to be Paid

Total Amount Designated for Project Costs [$ -1
TOTAL AMOUNT DESIGNATED Ls -]

SURPLUS"/{DEFICIT) (s (34,354)]

* NOTE: If a surplus is calculated, the municipality may be required to repay the amount to overlapping taxing

Carol Stream - Narth Ave/Schmale Rd Unit Code 022/030/32
FY 2012



SECTION 4 [65ILCS 5/11-74.4-5 (d) (6) and 65 ILCS 5/11-74.6-22 (d} (6)]

Provide a description of all property purchased by the municipality during the reporting fiscal year within the

redevelopment project area.

__XX___ No property was acquired by the Municipality Within the Redevelopment Project Area

Property Acquired by the Municipality Within the Redavelopment Project Area

Property (1)

Streat address:

Approximate size or description of property;

Purchase price:

Seller of property:

Property (2):

Street address:

Approximate size or description of property:

FPurchase price;

Seller of property:

Property (3):

Sireet address;

Approximate size or description of property.

Purchase price:

Seller of property:

Property (4):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

FY 2012
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SECTION 5 - 65 ILCS 5/11-74.4-5 (d} (7) (G) and 85 I_CS 5/11.74.6-22 (d) (7) (G)

PAGE 1

If N projects were undertaken by the Municipality Within the Redevelepment Project Area, indicate so in

the space proviged:

XX

If Projects WERE undertaken by the Municipality Within the Redevelopment Project Area enter the TOTAL

number of projects and list therm in detail below.

SECTION 5 PROVIDES PAGES 1-3 TO ACCOMMODATE UP TO 25 PROJECTS, PAGE MUST BE INCLUDED WITH TIF
REPORT. PAGES 2-3 SHOULD BE INCLUDED]E FROJECTS ARE LISTED ON THESE PAGES

TOTAL:

11/1/99 to Data

Estimated Invesitmani
for Subsequent Fiscal | Total Estimated to

Year Complete Project

Privaie Investment Underaken (See Instructions)

3

s -

Publig Investment Undertaken

3

s .

Ratio of Private/Public investmeant

Project 1:

Private Investment Underiaken (See Instructions)

Public vestment Undertaken

Ratio of Private/Public Investmant

Project 2.

Frivate investmant Underaken (See Instructions)

Pubiic Investment Undertaken

Ratio of Private/Fublic Investment

Project 3:

Private Investmant Uindartaken {(Ses Instrugtions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 4:

Frivate Investment Linderaken (See Ingtructions)

Fublic investment LUndertaken

Ratio of Private/Fublic Investmant

Project 5:

Private Investment Underlaken (Ses Instrugtions)

Public Investmean] Undartaken

Ratio of Private/Public Investment

Project 6.

Private Investment Lindertaken (See Instructions)

Fublic Investmant Undertaken

Ratio of Private/Fublic Investment

FY 2012
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Project 7:

PAGE 2

Private Invastment Undertaken (See instructions)

Fublic Investment Undartaken

Ratio of Privata/Public Investment

Project 8:

Private Investment Undertaken (Sea Instrugtions)

Public investimant Linderaken

Ratio of Private/Fublic Investment

Projact 9:

Private Investment Undertaken (Ses Instructions)

Public Investmeant Undartaken

Ratip of Private/Public Investment

Project 10;

Frivata Invesiment Undertaken (See Instructions)

Fublic Investment Underakan

Ratig of Private/Public Investment

Project 11:

Private tnvastmeant Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 12:

Privata Invesiment Undertaken (See Instructions)

Fublic nvestment Undertaken

Ratio of Private/Fublic Investmeant

Project 13:

Private Investment Undertaken (See Instructions)

Puytlic Investment Undertaken

Ratio of Private/Public investment

Project 14:

Private Investment Undertaken {Sea Ingtructions)

Fublic Investment Lindartaken

Ratio of Private/Fublic Investmant

Project 15:

Privale Investment Underaken (See Instructions)

Public Invesiment Undertaken

Ratio of Frivate/Public Investment

FY 2012

Caral Stream North Ave/ Schmale Rd Unlt Code 022/030/32



Project 18:

PAGE 3

Private Investment Undenaken (See Instructions)

Public Invastment Undertaken

Ratio of Private/Fublic Investment

Project 17:

Private Investment Underaken (Sea Instructions)

Fublic Investment Undartaken

Ratio of Private/Public Investmant

Project 18:

Private Investment Undertaken (See Instructions)

Public Investmant Lindertaken

Ratip of Private/Fublic Investment

Projact 19;

Private Invasiment Undertaken (See Instructions)

Public Investment Undartaken

Ratio of Private/Publis Investment

Project 20:

Frivate Invasiment Undertaken (See Instructions)

Public Invastmant Undertaken

Ratio of Private/FPublic Invastmant

Project 21:

Private Investment Undertaken (See Instructions)

Public Investment Undartaken

Ratio of Private/Public Investment

Project 22:

Private Investment Undertaken (See Insiructions)

Fublic Investmant Undeartaken

Ratio of Private/Fublic Invastment

Project 23:

Private Investment Underaken (See Instructions)

Publiz Investment Undertaken

Ratio of Private/Public Investment

Project 24:

Privalg Investment Undertakan (Se& Instructions)

Pubrlic Investment Undaraken

Ratio of Private/Public Investment

Project 25:

Privata Investrent Undertaken (See Instructions)

Publie Investment Undartaken

Ratio of Private/Public lnvestment

FY 2012

Carol Stream North Ave/ Schimale Ret Unit Code 022/030/32



Optional: Information in the following sectlons Is not required by law, but would be helpful In evaluating the performance

of TIF in lllinvis.

SECTION &

Provide the base EAV (at the time of designation) and the EAV for the year reported for the redevelopment project area

Year redevelopment
project area was
designated

Base EAV

Reporting Fiscal Year
EAV

| 2011]

B -

List all overlapping tax districts in the redevelopment project area.
If overlapping taxing district received a gurplug, list the surplus.

_XX___ The overlapping taxing districts did not receive a surplus.

Burplus Distributed from redevetopment
Cvarlapping Taxing District project area to ovarlapping districts
4 _
5 -
5 _
3 -
7 -
s -
[ _
3 -
3 .
$ .
5 .
4 .
4 -
5 -
5 -
SECTION T
Provide information about job creation and retention
Description and Type
Number of Johs Number of Jobs (Temporary or
Retained Croated Permanent) of Jobs Total Salaries Pald
5 -
% .
4 .
4 .
5 .
4 -
S -
SECTION 8

Provide a general description of the redevelopment project area using only major boundaries:

Optional Documents

Enclosed

Legal description of redevelopment project area

Map of District

FY 2012
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Attachme+ 4 AGENDA ITEL!
- H-2 12-5-20ll

ORDINANCE NO.

AN ORDINANCE APPROVING THE
VILLAGE OF CAROL STREAM NORTH AVENUE AND SCHMALE ROAD
TAX INCREMENT FINANCING DISTRICT
REDEVELOPMENT PROJECT AREA
REDEVELOPMENT PLAN AND PROJECT

WHEREAS, the Mayor and Board of Trustees of the Village of Carol Stream
(hereinafter referred to as the “Village") desire to implement tax increment financing
pursuant to the Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et
seq. (hereinafter referred to as the "TIF Act") for the proposed Carol Stream North
Avenue and Schmale Road Tax Increment Financing District (hereinafter referred to as
the “N/S TIF District”) redevelopment ptan and project (hereinafter referred to as the
“TIF Plan"), and designate the tax increment redevelopment project area (hereinafter
referred to as the "Redevelopment Project Area”) relative to the N/S TIF District; and

WHEREAS, the Village authorized a study in regard to the designation of the
Redevelopment Project Area for the N/S TIF District and the preparation of the TIF Plan
in relation thereto; and

WHEREAS, on September 6, 2011, the Village announced the availability of the
TIF Plan, with said TIF Plan containing an eligibility study for the N/S TIF District
addressing the tax increment financing eligibility of thé Redevelopment Project Area
(hereinafter referred to as the “Eligibility Study"); and

WHEREAS, the Mayor and Board of Trustees of the Village desire to implement
tax increment financing pursuant to the TIF Act for the TIF Plan within the municipal

boundaries of the Village and within the Redevelopment Project Area described and

Unit Code Dfosefsz



depicted in EXHIBIT A-1 and EXHIBIT A-2, both being attached hereto and made part

hereof; and

WHEREAS, the Village has complied with the specific notice, joint review board

meeting and public hearing requirements provided for in the TIF Act as a prerequisite to

approving the TIF Plan in relation to the N/S TIF District, in that the Village has taken

the following actions:

ACTION

DATE TAKEN

Announced the availability of the Eligibitity Study
and the TIF Plan at a Village Board meeting

September 6, 2011

Approved QOrdinance No. 2011-09-32 calling for a Joint
Review Board meeting and a public hearing relative to the
proposed approval of the Redevelopment Project Area and
the TIF Plan in relation thereto

September 19, 2011

Mailed notices relative to the availability of the Eligibility
Study and TIF Plan to all residential addresses within 750
feet of the boundaries of the Redevelopment Project Area
and to all parties who were registered on the Village's TIF
interested Parties Registry (by First Class U.S. Mail)

September 26, 2011

Mailed a copy of Ordinance No. 2011-09-32, the Eligitility
Study and the TIF Plan, aiong with a notice of the Joint
Review Board meeting and the public hearing, to alt taxing
districts and the lllinois Department of Commerce and
Ecanomic Opportunity (by certified mail, return receipt
requested)

September 26, 2011

Held the Joint Review Board meeting

October 11, 2011

Published notice of the public hearing in the newspaper
(Daily Herald) twice

November 8, 2011
and

November 10, 2011

Mailed notices of the public hearing to each taxpayer of
record (by certified mail, return receipt requested) within the
Redevelopment Project Area, and to each person on the
Village's TIF Interested Parties Registry (by First Class U,5,
Mail)

Novermnber 10, 2011

Held a public hearing

November 21, 2011

:and

275179_1




WHEREAS, on October 11, 2011, the Joint Review Board, relative to the N/S TIF
District, recommended the approval of the Redevelopment Project Area and approval of
the TIF Plan in relation thereto; and

WHEREAS, pursuant to the TIF Act, the Village has waited at least fourteen (14)
days, but not more than ninety (90) days, from the public hearing date to take action on
this Ordinance approving the TIF Plan; and

WHEREAS, the TIF Plan sets forth the conditions in the Redevelopment Project
Area qualifying the Redevelopment Project Area as a “conservation area”, and the
Mayor and Board of Trustees of the Village have reviewed testimony concerning said
conditions presented at the public hearing and are generaily informed of the conditions
causing the Redevelopment Project Area to qualify as a “conservation area," as said
term is defined in Section 5/11-74.4-3 of the TIF Act (65 ILCS 5/11-74.4-3); and

WHEREAS, the Mayor and Board of Trustees have reviewed the conditions
pertaining to the lack of privéte investment in the Redevelopment Project Area to
determine whether private development would take place in the Redevelopment Project
Area as a whole without the adoption of the TIF Plan; and

WHEREAS, it is the intent of the Mayor and Board of Trustees to utilize the téx
increment from all sources authorized by law; with such revenues to be exclusively
utilized for the development of the TIF Plan within the Redevelopment Project Area; and

WHEREAS, the Redevelopment Project Area would not reasonably be
redeveloped without the use of such incremental revenues; and

WHEREAS, the Mayor and Board of Trustees have reviewed the conditions

pertaining to real property in the Redevelopment Project Area to determine whether

2751791 3



contiguous parcels of real property and improvements thereon in the Redevelopment
Project Area would be substantially benefited by the TIF Plan improvements;

NOW, THEREFORE, BE IT ORDAINED, by the Mayar and Board of Trustees of
the Village of Carol Stream, DuPage County, lilinois, as follows:

SECTION 1: That the Mayor and Board of Trustees hereby make the following
findings:

A. The area constituting the Redevelopment Project Area is described and
depicted as set forth in the attached EXHIBIT A-1 and EXHIBIT A-2:

B. There exist conditions which cause the area proposed to be designated as
the Redevelopment Project Area to be classified as a “conservation area,” as such term
is defined in Section 5/11-74.4-3 of the TIF Act (65 ILCS 5/11-74.4-3);

C. The Redevelopment Project Area on the whole has not been subject to
growth and redevelopment through investment by private enterprise and wouid not be
reasonably anticipated to be redeveloped without the adoption of the TIF Plan:

D, The Redevelopment Project Area would not reasonably be redeveloped
without the tax increment derived from real property tax incremental revenues, and the
increment from such revenues will be exclusively utilized for the redevelopment as
outlined in the TIF Plan within the Redevelopment Project Area;

E. The TIF Plan conforms to the Village's Comprehensive Plan for the
development of the Village as a whole;

F. The parcels of real property in the Redevelopment Project Area are

contiguous and only those contiguous parcels of real property and improvements

2751791 4



thereon which will be substantially benefited by the TIF Plan are included in the
Redevelopment Project Area,

G. The estimated date for final completion of the TIF Plan is December 31,
2034, subject to the receipt of 2034 incremental real estate tax revenues during 2035;
and

H. The estimated date for retirement of obligations incurred to finance TIF
Plan costs is not later than December 31, 2034, subject to the receipt of 2034
incremental revenues during 2035,

SECTION 2: That the TIF Plan which was the subject matter of the public
hearing held on November 21, 2011, is hereby adopted and approved. A copy of said
TIF Plan is attached hereto as EXHIBIT B and made a part hereof.

SECTION 3: That this Ordinance shall be in full force and effect from and after
its adoption, approval and publication in pamphiet form as provided by [aw.

SECTION 4: That if any section, paragraph, clause or provision of this
Ordinance shall be held invalid, the invalidity thereof shall not affect any of the other
provisions of this Ordinance.

SECTION 5: That all ordinances or parts of ordinances in conflict herewith are, to
the extent of such conflict, hereby repealed.

ADOPTED this 5" day of December, 2011, pursuant to a rol! call vote as follows:

AYES:

NAYS:

ABSENT:

275179_1 -]



APPROVED by me this 5" day of December, 2011,

Frank Saverino, Sr., Mayor
ATTEST:

Beth Melody, Village Clerk

Published by me in pamphlet form this 6™ day of December, 2011.

Beth Melody, Village Clerk

215179t 6



EXHIBIT A-1

Redevelopment Project Area Description

Village of Carol Stream
North Avenue and Schmale Road TIF District

Legal Description:

LOTS 1 AND 2 IN DUDA'S FIRST RESUBDIVISION, BEING A RESUBDIVISION OF
PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 40 NORTH,
RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, AND PART OF THE
NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 39 NORTH, RANGE 10, EAST
OF THE THIRD PRINCIPAL MERIDIAN, IN DUPAGE COUNTY, ILLINOQIS.

LOTS 1 AND 2 (EXCEPT THAT PART QF SAID LOTS 1 AND 2 THAT 1S LOCATED IN
THE SOUTHWEST 4 OF SECTION 33, TOWNSHIP 40 NORTH, RANGE 10, EAST
OF THE THIRD PRINCIPAL MERIDIAN, DUPAGE COUNTY, ILLINOIS) IN SMURFIT
STONE SUBDIVISION OF PART OF SECTION 33, TOWNSHIP 40 NORTH, RANGE
10, EAST OF THE THIRD PRINCIPAL MERIDIAN, AND SECTION 4, TOWNSHIP 39
NORTH, RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, IN DUPAGE

COUNTY, ILLINQIS.

LOT 4 IN CONTAINER CORPORATION OF AMERICA PLAT OF LOT 4, BEING A
PART OF THE NORTHWEST % OF SECTION 4, TOWNSHIP 39 NORTH, RANGE 10,
EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT
THEREOF RECORDED AUGUST 29, 1985 AS DOCUMENT R 85-72067, IN DUPAGE
COUNTY, ILLINQIS, DESCRIBED AS FOLLOWS:

OF THAT PART OF THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 39
NORTH, RANGE 10 EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED BY
BEGINNING AT A POINT ON THE SOUTH LINE OF CONTAINER CORPORATION
OF AMERICA PLAT OF LOT 3 WHICH IS ON THE WESTERLY RIGHT-OF-WAY LINE
OF STATE AID ROUTE 36 (SCHMALE ROAD) (SAID PLAT HAVING BEEN
RECORDED ON NOVEMBER 10, 1969 AS DOCUMENT R68-48794, IN DUPAGE
COUNTY, ILLINOIS) AND RUNNING THENCE SOUTH 3 DEGREES 09 MINUTES 36
SECONDS EAST ALONG SAID RIGHT-OF-WAY LINE, 154.85 FEET TQ THE
NORTHERLY LINE OF THE RIGHT-OF-WAY QOF THE COMMONWEALTH EDISON
COMPANY; THENCE SOQUTH 87 DEGREES 26 MINUTES 52 SECONDS WEST
ALONG SAID NORTHERLY LINE, 737.07 FEET TO THE NORTHWEST CORNER OF
SAID RIGHT-OF-WAY; THENCE SOUTH 3 DEGREES 31 MINUTES 04 SECONDS
EAST, 117.02 FEET TO THE NORTHERLY RIGHT-OF-WAY LINE OF THE CHICAGO
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AND NORTHWESTERN RAILROAD; THENCE SQUTH 87 DEGREES 26 MINUTES 52
SECONDS WEST ALONG SAID NORTHERLY LINE, 35.94 FEET TO THE EAST LINE
OF MARIE |. HUSKA'S PLAT OF SURVEY; THENCE NORTH 5 DEGREES 32
MINUTES 19 SECONDS WEST ALONG SAID EAST LINE, 274,93 FEET TO THE
NORTHEAST CORNER THEREOF (BEING ON THE SAID SOUTH LINE OF
CONTAINER CORFPORATION OF AMERICA PLAT OF LOT 3}, THENCE NORTH 87
DEGREES 38 MINUTES 45 SECONDS EAST ALONG SAID SOUTH LINE, 158.04
FEET, THENCE NORTHEASTERLY ALONG A CURVE TO THE LEFT, HAVING A
RADIUS OF 302.94 FEET, A LONG CHORD BEARING OF NORTH 69 DEGREES 37
MINUTES 32 SECONDS EAST, AND A LONG CHORD LENGTH OF 119.77 FEET,
FOR AN ARC DISTANCE OF 120.56 FEET; THENCE NORTH 89 DEGREES 59
MINUTES 00 SECONDS EAST, 511.99 FEET TO SAID WESTERLY RIGHT-OF-WAY
LINE OF STATE AID ROUTE 36 (SCHMALE ROAD); THENCE SOQOUTH 03 DEGREES
09 MINUTES 36 SECONDS EAST ALONG SAID WESTERLY LINE, 16,17 FEET TO
THE PLACE OF BEGINNING, IN DUPAGE COUNTY, ILLINQIS. SITUATED IN THE
COUNTY OF DUPAGE, IN THE STATE OF ILLINQIS.

ALONG WITH THAT PORTION OF SCHMALE ROAD LOCATED ADJACENT
THERETO;

PINs: 05-04-100-006 and -007:; 05-04-101-009, -015 and -016;

Common Addresses: 400, 450, and 500 to 550 East North Avenue;
and 200 S. Schmale Road, Carol Stream, lllinais.
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EXHIBIT A-2
Street Location Map

(attached)
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EXHIBIT B
Redevelopment Plan and Project for the
Garol Stream North Avenue and Schamale Road
Tax Incrament Financing District

(attached)
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VILLAGE OF CAROL STREAM

TIF REDEVELOPMENT PLAN
NORTH AVENUE/SCHMALE ROAD TIF
DISTRICT

“Redevelopment plan" means the comprehensive program of
the municipality for development or redevelopment intended by
the payment of redevelopment project costs to reduce or
climinate those conditions the existence of which qualified the
redevelopment project area as a "blighted area or
"conservation area' or combination thereof or "industrial park
conservation area," and thereby to enhance the tax bases of the
taxing districts which extend into the redevelopment project
area as set forth in the Tax Inctement Allocation
Redevelopment Act, 65 ILCS 5/11-74.4-3, et. ﬂ]_.,' as amended.

Prepared by the Village of Carol Stream, Ilinois
in conjunction with

Kane, McKenna and Associates, Inc,

August, 2011
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I. INTRODUCTION

The Village of Carol Stream (the “Village™) is located in DuPage County, Illinois, and
generally lies adjacent to the municipalides of Bloomingdale on the north, Glendale Heights
to the east, Wheaton to the south, and unincorporated DuPage County to the west.

This Village was incorporated in 1959, The Village includes a mix of uses including
residennal, industrial, and commercial. From a development standpoint it is important to
the Village that appropriate actions ate taken to protect and where possible, expand the non-
residential base for the community,

TIF Plan Requirerments. The Village is completing this Plan as required by the Tax
Increment Allocation Redevelopment Acr, (the “Act”) 65 ILCS 5/11-74.4.3, et 5CG., A5
amended. To establish a TTF district (otherwise known as the Redevelopment Project Area
("RPA7), Ilinois municipalities must adopt several documents, including a TIF
Redevelopment Plan and Eligibility Report.

The Act enables [llinois municipalities to establish TIF districts, either to eliminate the
presence of blight or to prevent its onset. The Act finds that municipal TIF authority serves
a public mterest s0 as to: “promote and protect the health, safety, mozrals, and welfare of the
publie, that blighted conditions need to be eradicated and conscrvation measures instinated,
and that redevelopment of such areas be undertaken; that to remove and alleviate adverse
conditions it is necessary to encourage private mvestment and restote and enhance the tax
base of the taxing districts i such areas by the development or redevelopment of project

areas™ (65 ILCS 5/11-74.4-2(b)).

By definition, 2 TIF “Redeveloprent Plan" means the comprehensive program of the
municipality for development or redevelopment intended by the payment of redevelopment
project costs to teduce or clininate those conditions the existence of which qualify the
redevelopment project area as a "blighted area," "conservation area” (or combination
thereof), or "industrial park conservation area," and thereby to enhance the tax bases of the
taxing districts which extend into the redevelopment project area as set forth in the Tax
Increment Allocation Redevelopment Act.

The Proposed TIF District. The proposed RPA is generally bounded to the east by
Schmale Road, Village boundanes to the south, and North Avenue to the north. The
western boundary 1s the property line of the Bluegrass Folding Carton facility,

The proposed RPA 15 largely industrial and ineludes adjacent nght of ways.
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The proposed TIF Distriet suffers from a vatiety of economic development impediments, as
identificd in the TIF Act. Section V of the TIF Edyibility Report (see Appendix 5) report
identfies the following impediments to redevelopment:

* Inadequate Utilities

o Obsolescence

¢ lLack of Community Planning
¢  FExcessive Vacancies

¢  Deterioration.

On balance, the combination of these factors limits the opportunities for private
reinvestment within and around the RPA. Such factors potentially suppress the value of
future development and weaken the potential for business growth — limiting employment
and conuibuting to the lack of sustained investment in the area,

The RPA may be suitable for new development if therc is coordination of uses and
redevelopment activity by the Village. Under this TIF Redevelopment Plan and as part of its
comprehensive economic development planning, the Village intends to attract and
encourage industrial, institutional, and commercial uses to locate, upgrade, expand and/or
modernize their facilities within the Village. Through the establishment of the RPA, the
Village would implement a program to redevelop key areas within the Village and in so
doing, it would stabilize the area, extend benefits to the community, and assist affected
taxing districts over the long run.

Rationale for Redevelopment Plan. The Village recognizes the need for a strategy to
revitalize properties and promote development within the boundaries of the RPA. The
needed private investment may only be possible if a TTF district js adopted pursuant to the
terms of the Act. Incremental property tax revenue generated by the development will play a
decisive tole in encouraging prlvate development. Site conditions that may have precluded
mntensive private investment in the past will be eliminated. Ultimately, the implementation of
the Plan will benefit both the Village and surrounding taxing districts, by virtue of the
cxpected expansion of the tax base,

The Village does not anticipate that area as a whole would be developed in a coordinated
manner without the adoption of the TIF Redevclopment Plan. The Village, with the
assistance of KMA, has therefore commissioned this Plan to use tax increment financing in
order to address local needs and to meet redevelopment goals and objectives.

The adoption of this Plan makes possible the implementation of a comprehensive program
for the cconomic redevelopment of the area. By means of public investment, the RPA will
becorne a more viable arca that will artract private investment. The public investment will
lay the foundadon for the redevelopment of the area with private capital. This in rumn will
set the stage for future retail, commetcial and retail /mixed use opportunites surrounding the
area.
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The designation of the area 25 an RPA will allow the Village to pursue the following
beneficial strategies:

* Enhancing atea appearance through construction and rehabilitation of structures and
improvements to landscape, streetscape and signage;

* Coordinating land and/or building assembly in order to provide sites for more
modern redevelopment;

* Establishing a pattern of land-use acuvities that will increase efficiency and economic
inter-relationships, especially as such uses complement adjacent current and/or
future institutional opportunites and Village redevelopment projects within the RPA
and/or surrounding area;

* Providing infrastructure that supports redevelopment plans for the RPA; and

* FEntering into redevelopment agreements in order to redevelop ptoperty and/or to
induce new development to locate within the RPA.

Through this Plan, the Village will serve.as the central influence for the coordination and
assembly of the assets and investments of the private scctor and establish a unified,
cooperative public-private redevelopment cffort. Several henefits will accrue to the area: a
stabilized and expanded tax base; retention of existing businesses; entry of new businesses;
new employment opportunities; and physical and aesthetic improvements related to the
rehabilitation of cxisting structures. Ultimately, the implementation of the Plan will benefit
(a) the Village, (b) the taxing districts serving the RPA, (c) residents and property owners
withir the RPA, and {d) existing and new businesses, :

Village Findings. The Village, through legislative actions as required by the Act, finds:

* That the RPA as a whole has not been subject to growth and development through
investment by private enterprise;

¢ Thatin order to promote and protect the health, safety, and welfare of the public, certain
conditions that have adversely affected redevelopment within the RPA need to be
addressed, and that redevelopment of such areas must be undertaken;

o To alleviate the adverse conditions, it is necessaty to encoutage private investment and
enhance the tax base of the taxing districts in such ateas by the development or
redevelopment of certain areas;

* That public/private partnerships are determined to be necessary in order to achieve
development goals;
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e That without the development focus and resources provided for under the Act and as set
forth in this Plan, growth and development would not reasonably be cxpected to be
achieved;

® That the use of inctemental tax revenves derived from the tax rates of various taxing
districts in the RPA for the payment of redevelopment project costs is of benefit to the
taxing districts, because the taxing districts would not derive the benefits of an increased
assessment base without addressing the coordination of redevelopment; and

o That the TIF Redevelopment Plan conforms to the Village’s comprehensive plan for
development, and the Village’s Zoning Ordinance.

It is further found, and certified by the Village, in connection to the process required for the
adoption of this Plan pursuant to the Act, that the projected redevelopment of the RPA
would not result in the dislocation of more than ten (10) inhabited residential units and that
the RPA contains fewer than seventy-five (75) inhabited residental units. Therefore, #his
Plan does not inchede a Housing Inpact Study. -

The redevelopment activities that will take place within the RPA will produce benefits
that are reasonably distributed throughout the RPA. Redevelopment of the RPA area is
tenable only if a portion of the improvements and other costs are funded by TIF,

Pursuant to the Act, the RPA includes only those contipuous parcels of real property and
improvements thercon substantially benefited by the redevelopment project. Also pursuant
to the Act, the area in the aggregate is more than 1% acres. A boundary map of the RPA 15
included in Appendix 2 of this Plan.
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II. RPA LEGALDESCRIPTION

The Redevelopment Project Area legal description is attached in Appendix 1.

Page 5



III. RPA GOALS AND OBJECTIVES

The Village has evaluated a number of economic development goals, objectives, and
strategies which would determine the kinds of acavites to be undertaken within the
proposed TIF District.

Exhibit 1
Relationship of Land Use and Ecounomic Development Plans

" Bpeclfic
RPA

Objlactives,
Strategies &
Measures

General Economic
Davelopment Goals

Village Planning - Land Use
Goals & Objectives
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Specific Objectives and Strategies for thc RPA. The general goals for economic
development cited above would be supported by specific objectives, strategies and
performance measures that would “impact” the redevelopment activities undertaken within
the proposed RPA. TIF designation would allow the Village to pursue the following
objectives within the RPA:

o

o

Q

Accomplish redevelopment over a reasonable ime period;

Coordinate redevelopment activities within the RPA in order to provide a
positive marketplace signal to private investors;

Reduce or eliminate any negative factors present within the area including the
reoccupancy of vacant structures; and

Create an attractive overall appearance for the area.

Ultimately, the implementation of the Redevelopment Project would contribute to the
economic development of the arca and provide new ¢mployment opportunities for Village

residents.

The RPA-specific objectives would be fulfilled by the execution of certain strategies,
inchuding but not limited to the following:

o

Facilitating  the assembly, preparation and marketing of improved and
underutilized sites, while assisting private developers who would assemble
suitable sites for modern development needs;

Provision of adequate stormwater manapement facilities;

Fostering the replacement, repait, and/or mmprovement of infrastructure,
including (as needed) sidewalks, streets, eurbs, gutters and underground
water and sanitary systems to facilitate the construction of new development
as well as the rehabilitation of exisnng properties within the RPA;

Facibtating the provision of adequate on- and off-street parking within the
RPA; and

Providing assistance to existing businesses and (o encourage current
mstinitional operations or upgradcs to facilides.
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To track success in meeting RPA-specific objectives and strategies, the Village may wish to
consider cstablishing certain performance measures that would help the Village monitor the
projects to be undertaken within the proposed RPA. The Government Finance Officers
Association recommends that municipalities adopting TIF districts evaluate actual against
projected performance (e.g., using metrics such as job creation or tax revenue gencration).
Exhibit 3 below identifies the types of performance measures the Village may consider to
track the performance of projects within the RPA. (Section VI of this report discusses the
types of projects thar the Village rmay pursue within the RPA, with the caveat that specific
projects at this point are only concepual in natare.)

Exhibir 3

Examples of TIF Performance Measures

CMeasure Examples
Input Public investment ($)

Private investiment (§)

Acres of land assembled for TIF

Bond proceeds

Output/Wotkload | Jobs created or retained

Number of streetscaping fixtures installed

Commercial space created (square feet)

Efficiency Leverage ratio (private investment / public investment)

Cost per square foot of commercial space

Public subsidies per job created/retained

Effectiveness % change in assessed value (AV) in TIF versus AV in rest of

Village

% change in AV within TIF before and after TIF creation

Municipal sales taxes before and after TIF creation

Risk Debt coverage ratio

Credit ratings of anchor tenants

Tenant diversification (e.g., percent of total TIF EAV

attributable to top 10 tenants in commercial development)

Source: An Blected Official't Guide to Tax Increment Financing, Government Finance Officers

Assoclation.
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IV. EVIDENCE OF THE LACK OF DEVELOPMENT AND
GROWTH; FISCAL IMPACT ON TAXING DISTRICTS

Evidence of the Lack of Development and Growth within the RPA. As documented in
Appendix 5 of this Plan, the RPA would qualify as a conservation area. In recent years, the
area has not benefited from sustained private investment and/or development. Absent
intervention by the Village, properties within the RPA would not be likely to gain in value,

The proposed RPA exhibits various conditions which, if not addressed by the Village, would
eventually result in blight. For example, structures and public improvements reflect lack of
community planning and obsolescence. These various conditions discourage private sector
investment in business enterprises.

Assessment of Fiscal Impact on Affected Taxing Districts. It is not anticipated that the
implementation of this Plan will have a oegative financial impact on the affected taxing
districts. Instead, action taken by the Village to stabilize and cause growth of its tax base
through the implementation of this Plan will have a positive impart on the affected taxing
districts by arresting the potential decline or lag in property values, as measured by assessed
valuadons (AV). In short, the establishment of a TIF district would protect other taxing
districts from the potential downside risk of falling AV,

Should the Village achieve success in attracting private investment which results in the need
for documented increased services from any taxing districts, the Village will consider the
declaration of “surplus funds,” as defined under the Act. Such funds which are neithet
expended nor obligated for TIF-related purposes can be used to assist affected taxing
distticts in paying the costs for increased services.

Any surplus Special Tax Allocation Funds (to the extent any surplus exists) will be shared in
proportion to the various tax rates imposed by the taxing districts, including the Village.
Any such sharing would be undertaken after all TIF-eligible costs — either expended or
incurred as an obligaton by the Village — have been duly accounted for through
administration of the Special Tax Allocation Fund to be established by the Village as
provided by the Act.

An exception to the tax-sharing provision relates to the Village’s utlization of TIF funding
to mitigate the impact of residential redevelopment upen school and library distticts. In
such cases, the Village will provide funds to offset the costs incurred by elipible school and
the library district in the manner prescribed by 65 ILCS Section 5/11.74.4.3(q)(7.5) of the
Act, (Refer to Scction VI of this Report, which desctibes allowable TIF project costs).
However, proposed land uses do not include residential uses, only industrial and
commetcial/tetail uses are considered.
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V.  TIF QUALIFICATION FACTORS PRESENT IN THE RPA

Findings, The RPA was studied to determine its qualifications under the Tax Increment
Allocation Redevelopment Act. [t was determined thar the area as a whole qualifies as a TIF

district under the Act. Refer to the TIF Qualificagon Report, attached as Appendix 5 in this
Plan,

Eligibility Survey. Representatives of KIMA and Village staff evaluated the RPA from May,
2010 to the date of tus Plan. Analysis was aided by certain reposts obtained from the
Village, reports from Village engineering consultants, on-site due diligence, and other
soutces. In KMA’s evaluation, only information was recorded which would help assess the
eligihility of the proposed area as a TIF District.
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VI. REDEVELOPMENT PROJECT

Redevelopment Plan and Project Objectives. As indicated in Section III of this Report,
the Village has established 2 planning process which guides economic development and land
use activitics throughout the Village, Consistent with the established planning process, the
Village proposes to achieve economic development poals and objectives through the
redevelopment of the RPA, pursuit of projects within the RPA, and the promotion of
private investment via public financing techniques (including but not lmited to tax
increment financing).

The project-specific objectves envisioned for the RPA are as follows:

1} Implementng a plan that provides for the attraction of users to redevelop
underutilized properties that are available within the RPA.

2) Constructng public improvements which may include (if necessary):

* Street and sidewalk improvements (including new street construction and
widening of current streets; any street widening would conform with Village
standards for context-sensitive design);

¢ Udlity improvements (including, but not limited to, water, stormwater
management, and sanitary sewer projects consisting of construction and
rehabilitation);

® Signalization, traffic control and lighting;

*  Off-street parking and public partking facilities; and

* Landscaping and beautificaton,

k) Enteong into Redevelopment Agreements with developers for gqualified
redevelopment projects, including (but not limited to) the provision of an interest
rate subsidy as allowed under the Act,

4 Providing for site preparation, clearance, environmental remediation, and demolition,
including grading and excavation and rehabilitation of structures.

5) Exploradon and review of job training programs in coordinaton with any Village,
federal, state, and county programs.
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Redevelopment Activities. Putsuant to the project objectdves cited above, the Village will
implement a coordinated program of actions, These include, hut are not limited to,
acquisition, site preparation, clearance, demolition, rehabilitation, provision of public
infrastructure and related public improvements, and rehabilitadion of structures, if necessary.
Such activities conform to the provision of the TIF Act that define the scope of permissible
redevelopment activities.

Site Preparation, Clearance, and Demolition

Property within the RPA may be acquired and improved through the use of site clearance,
excavation, environmental remediadon or demolition prior to redevelopment. The land may
also be graded and cleared prior to redevelopment.

Land Ass gmblg

Certain properties in the RPA (or the entire RPA) may he acquired, assembled and
reconfipured into appropriate redevelopment sites including relocation costs, if required. It
is expected that the Village would facilitate private acquisidon through reimbursement or
wiite-down of related costs,

Public Improvements

The Village may, but is not required to, provide public improvements in the RPA to enhance
the immediate area and support the Plan. Appropriate public improvements may include,
but are not limired to:

+  Improvements and/or construction of public wtlites including extension of water
mains as well as sanitary and storm sewer systems, stormwater management related
improvements, roadways, and traffic-related improvements;

¢ Parking facilitics (on grade and patking structures); and

¢ Beautification, identficaion markers, landscaping, lighting, and sighage of public
tight-of-ways. o

Rehabilitanion

The Village may provide for the rehabilitation of certain structures within the RPA in order
to provide for the redevelopment of the area and conform to Village code provisions.
Improvements may include exterior and facade-related work as well as interior-related wotk.

Interest Rare Write-Down
The Village may epter into agreements with for-profit or non-profit owners/developers

whereby a portion of the interest cost for construction, renovation or rehabilitation projects
are paid for out of the Special Tax Allocation fund of the RPA, in accordance with the Act.
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Job Training

The Village may assist facilities and enterprises located within the RPA in obtaining job
training assistance. Job training and retraining programs currently available from or through
other governments include, but are not limited to:

* Applicable local vocational educatonal programs, including community
college sponsored programs;

» Federal programs;
* State of lllinois programs; and

* Other federal, state, county or non-profit programs that are currently
available or will be developed and initiated over time.

General Land Use Plan. As noted in Section I of this report, the proposed RPA currently
contains primarily industrial uses.

Fxisting land uses are shown in Appendix 3 attached hereto and made a patt of this Plan.
Appendix 4 designates intended land uses in the Redevelopment Project Area. Future land
uses would conform to the Village Comprehensive Plan, as it may be amended from time to
time, and include industrial and commercial /retail uses,

Additional Planning and Control Standards. The appropriate planning and control
standards (including any Planned Unit Developments are subject to review by existing
Village procedures and processes) and are set forth in the Village’s Zoning Ordinance, and
the Village’s comprehensive plan.

Eligible Redevelopment Project Costs, Under the TIF statute, redevelopment project
costs mean and include the sum tortal of all reasonable or necessary costs incurted or
estimated to be incurred as well as any such costs incidental to the Plan. (Private
mnvestrments, which supplement ‘“Redevelopment Project Costs,” are expected to
substantially exceed such redevelopment project costs,) Eligible costs permitted by the Act
and pertaining to this Plan include:

(1) Professional Service Costs — Costs of swdies, sutveys, development of plans, and
specifications, implementatdon and administradon of the redevelopment plan
including but not limited to staff and professional setvice costs for architectural,
engineering, legal, financial, planning or other services, provided however that no
charges for professional services may be based on a petcentage of the tax increment
collected; except that on and after November 1, 1999 {the effective date of Public
Act 91-478), no contracts for professional services, excluding architectural and
engineering services, may be entered into if the terms of the contract extend beyond
a period of 3 years. After consultation with the municipality, each tax increment
consuitant or advisor to a municipality that plans to designate or has designated a
redevelopment project area shall inform the municipality in writing of any contracts
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(2)

(3)

(4)

that the consultant or adwisor has entered into with entities ot individuals that have
received, or are receiving, payments financed by tax increment revenues produced by
the rcdcve!mpment project atea with respect to which the consultant or advisor has
performed, or will be performing, service for the municipality. This requirement shall
be satsfied by the consultant or advisor before the commencement of services for
the rounicipality and thereafter whenever any other contracts with those individuals
or entities are executed by the consultant or advisor;

* ‘The cost of marketing sites within the redevelopment project area to prospective
businesses, developers, and mvestors;

¥ Annual administtative costs shall zez include genetal ovethead or administrative
costs of the municipality that would still have been incurred by the municipality
if the municipality had not designated a redevelopment project area or approved
a redevelopment plan;

# In additon, redevelopment project costs shall #of include lobbying expenses;

Property Assembly Costr — Costs including but not limited to acquisition of land and
othet property (real or personal) or rights or interests therein, demolition of
buildings, site preparation, site lmprovements that setve as an engineered barrier
addressing ground level or below ground environmental contamination, including,
but not limited to parking lots and other concrete or asphalt barriers, and the cleaning
and grading of land,

Improvements to Public or Private Buildings — Costs of rehabilitation, reconstruction,
tepair, or remodeling of existing public or private buildings, fixtures, and leasehold
improvements; and the cost of replacing an existing public building i1f pursuant to the
implementation of a redevelopment project the existing public building is to be
demolished to use the site for private investment or devoted to a different use
requiting private vestment;

Public Works — Costs of the construction of public wotks or improvements, except
that on and after November 1, 1999, redevelopment project costs shall not include
the cost of constructing a new municipal public building principally used to provide
offices, storage space, ot conference facilives or vehicle storage, maintenance, or
repair for administrative, public safety, or public works personnel and that is not
intended to replace an existing public building as provided under paragraph (3) of
subsection (q) of Section 11-74.4-3 unless either (i) the construction of the new
municipal bulding implements a redevelopment project that was included in a
tedevelopment plan that was adopted by the municipality prior to November 1, 1999
ot (i) the municipality makes a reasonable determinaton in the redevelopment plan,
supported by information that provides the basis for that determination, that the
new municipal building is required to mecet an increase in the need for public safery
purposes anticipated to result from the implementation of the redevelopment plan;
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(5)  Job Training — Costs of job training and retraining projects, including the cost of -
"welfare to work" programs implemented by businesses located within the
tedevelopment project area;

(6) Financing Costs — Costs including but not limited to all necessary and incidental
expenses related to the issuance of obligations and which may include payment of
intexest on any obligadons issued hereunder including (2) interest accruing during the
estimated petiod of constructon of any tedevelopment project for which such
obligations are issued and for a period not exceeding 36 months thereafter and (b)
reasonable reserves related thereto;

(N Capital Costs — To the extent the municipality by written agreement accepts and
approves the same, all or a portion of a taxing district's capital costs resulting from
the redevelopment project necessarly incurted or to be incurred within a taxing
district in furtherance of the objectives of the redevelopment plan and project;

(8) School-Related Costs — For redevelopment project areas designated (ot redevelopment
project areas amended to add or increase the number of tax-inctement-financing
assisted housing units) on or after November 1, 1999, an elementary, secondary, or
unit school district’s increased costs attributable to assisted housing units located
within the redevelopment project area for which the developer or redeveloper
receives financial assistance through an agtecment with the municipality or becausc
the municipality incurs the cost of necessary infrastructure improvements within the
boundaties of the assisted housing sites necessary for the completion of that housing
as authorized by the Act, and which costs shall be paid by the municipality from the
Special Tax Allocation Fund when the tax increment revenue is received as a result
of the assisted housing units and shall be calculated annually.! Certain library district
costs may also be paid as provided forin the Act.

! The calculation i as follows: (A) for foundation districts, excluding any schoel district in 2 municipality with a population in excess of
1,000,000, by multiplying the distnct's intredse in attendance resulting from the net inerease in new students enrolled m that school disteict
who reside 0 howsng units within the redevelopment project area that have received financial assistance through an agreement with the
mumicpality oF beeanse the monicipality incurs the cost of necessary infrastructure improvements within the boundaries of the housing
sites necegaary for the completion of that housing as suthorized by the Act since the designation of the redevelopment project area by the
most tecently available per capita tuition cost as defined in Scedon 10-20.12a of the School Code less any increzse in general State aid as
defined in Section 18-8.05 of the School Code attnbutable to these added new students subject o the following anrual lmitations: (B for
unit schowl disirets with @ distner average 1995-90 Per Capita Tuition Charge of less than $3,900, no more than 25% of the total wrmount
of property tax increment revenus produced by those housing uiits thai have received tax increment finance assisance under the Act; ()
for elemientary schuol districts with a distriel average 1995-96 Per Capits Tuition Charge of less than 55,900, e more than 17% of tha tonal
amount of property tax increment revenue produced by those housing units that have received tax increment finance assistance under the
A and (i) for secondary achool disrders with a district average 1995-96 Per Capita Tuition Charge of less than $5,200, no mgre than 8%
of the woml amount of property tax increment revenue produced by those housing units that have received tax incrernent finance assistance
under the Act. (B) For altemare raethod districts, fat prant districts, and foundation disteicts with a distner average 1995-96 Per Capita
Tuitton Charge equal to or more than $5,%00, excluding zny sehool distriet with 8 population in excess of 1,000,000, by multiptying the
distziet's mnerease in Attendwnee resulling from the net inérease in new students enrolled in that school distrier wha reside in housing units
within the tedevelopment project area that have received financial gistanee through an agreement with the muricipality or because the
municipality incurs the cos of necessary infrastructure improvements within the boundaries of the housing sites necessary for the
completion of that housing as authorized by the Act since the desigivation of the redeveloprment praject ares by the mest recently avalable
Per cRpLta huitior cost as defined i Seetion 10-20.12a of the Schoo] Code less any inceease in peneral state aid ag defined in Seedon 18-8.05
of the School Code attnbutable to these added new students subject o the fallowing ennuel imitations: () for unit schaol distocts, no
prcre than 40% of the toral amount of properry tax ingrement revenue produced by those housing unite that have received tax inerement
finance assistance under the Act (i} for elementary school distriets, no more than 27% of the Lol amount of proparty tax increment
revenoe produced by thore honsing umts that bave zeceived wx increment finance assistznce vnder the Act and (4} for recondary schoo!
districts, no moze than 13% of the total amount of property tax mcrement revenue produced by those housing units that have received tax
inerement finunce assistance under the Act. (€ For any school distiet in & municipality with a population in excess of 1,000,000, additonal
pravieicns apply,
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(9)

(10)
(1D

(12)

Belocation Costr — To the extent that a municipality determines that relocation costs
shall be paid or is required to make payment of relocanon costs by federal or State
law or in order to satisfy subparagraph (7) of subsection {n) of the Act;

Payment in len of tasces;

Qther Job Training — Costs of job training, retraining, advanced vocational education
ot career educaton, including but not limited to courses in occupational, semi-
technical or technical fields leading directdy to employment, incutred by one or more
taxing districts, provided that such costs (i) are related to the establishment and
maintenance of additional job training, advanced vocational education or career
education programs for persons employed or to be employed by employers located
in a redevelopment project ares; and (ii) when incurred by a taxing district or taxing
districts other than the municipality, are set forth in a written agreement by or among
the municipality and the taging district or taxing districts, which agreement describes
the program to be underraken, including but not limited to the number of employees
to be trained, a desctption of the training and services to be provided, the number
and type of positions available or to be available, itemized costs of the program and
sources of funds to pay for the same, and the term of the agreement. Sach costs
include, specifically, the payment by community college districts of costs pursuant to
Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public Commumity College Act and by
school districts of costs putsuant to Sectons 10-22.202 and 10-23.32 of The School
Code;

Developer Interest Cost — Interest cost incurted by a redeveloper related to the
construction, renovation or rehabilitation of a redevelopment project provided that:

(A) such costs are to be paid directly from the special tax allocation fund established
putsuant to the Act

(B) such payments in any one year may not exceed 30% of the annual interest costs
incurred by the redeveloper with regard to the redevelopment project durning that
year;

(C) if there are not sufficient funds available in the special tax allocaton fund to
make the payment then the amounts so due shall accrue and be payable when
sufficient funds are available in the special tax allocation fund;

(D) the total of such interest payments pald pursuant to the Act may not exceed 30%
of the total (i} cost paid or incurred by the sedeveloper for the redevelopment
project plus (i) redevelopment project costs excluding any property assembly
costs and any relocation costs incurred by a municipality pursvant to the Act;

(E) the cost limits set forth in subpatagraphs (B) and (D) of paragraph shall be
modified for the financing of rehabilitated or new housing units for low-income
households and very low-income households, as defined in Section 3 of the
Mlinois Affordable Housing Act. The percentage of 75% shall be substituted for
30% in subparagraphs (B) and (D).
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(F) Instead of the eligible costs provided by subparagraphs (B) and (D), as todified
by this subparagraph, and notwithstanding any other provisions of the Act o the
contrary, the municipality may pay from tax (nctement revenues up to 50% of
the cost of construction of new housing units to be occupied by low-income
houscholds and very low-income households as defined in Seetion 3 of the
Hinos Affordable Housing Act. The cost of construction of those units may be
derived from the proceeds of bonds issued by the municipality under the Act or
other constitutional or statutory authority or from other sources of municipal
revenuc that may be reimbursed from tax increment revenues or the proceeds of
bonds issued to finance the construction of that housing. The eligible costs
provided under this subparagraph (F) shall be an cligible cost for the
construction, renovation, and rehabilitation of all low and very low-incotme
housing units, as defined in Section 3 of the [linots Affordable Housing Act,
within the redevelopment project area. If the low and very low-income units are
part of a residential redevelopment project that includes units not affordable to
low and very low-income households, only the low and very low-income units
shall be eligible for benefits under subparagraph (F).?

The TTF Act prohibits certain costs. Unless explicitly stated herein the cost of constructon
of new privately-owned buildings shall not be an cligible tedevelopment project cost. In
addition, the statate prohibits costs related to tetail development that results in the closing of
nearby faciliies of the same retailers. Specifically, none of the redevelopment project costs
enumerated in the Act shall be eligible redevelopment project costs if those costs would
provide direct financial support to a retail entity initiating operations in the redevelopment
project area while terminating operations at another Illinois location within 10 miles of the
redevelopment project area but outside the boundaries of the redevelopment project area
municipality.’

Projected Redevelopment Project Costs. Estimated project costs are shown in Exhibit 4
below. Adjustments to estimated line-item costs below are expected and may be made
without amendment to the Redevelopment Plan. Each individual project cost will be
recvaluated in light of the projected private development and resulting tax revenues as it is
considered for public financing under the provisions of the Act.

% The standards for maintaining the occupancy by low-incame househelds and very law-income households, as defined in Section 3 of the
THinvis Affordable Housing Act, of those units constructed with eligible costs inade available under the provigions of this subparagraph (F)
of paragraph (11) shall be establithed by guidelines adopted by the municipality, The responsibility for annually decumenting, the initial
necupaniey of the units by low-inceme households and very low-ineome households, 2z defined in Section 3 of the INinois Affordsbie
Housing Act, ehall be that of the then current owner of the property. For ownership units, the guidelines will provide, at a mingmum, for a
reasonabic recapture of funds, or other appropriste methéds designed to proserve the onging! affordability of the ownership units, For
rentat unite, the guidelines will provide, at a minimum, for the affordability of rent to low and very low-meome houscholds. As unit
become available, they shall be rented to ineome-cligible tenants. The munjcipality may modify these puidelines fzom tme to time; the
gndelines, however, shall be in effect for as long as tax increment revenue is being used to pay for costs assoaated with the wmits or for the
retireman of honds waued to finance the unts or for the life of the radevelopment project area, whichever i Jater.

3 Teemination means a closing of a retal operation that is directly related to the opening of the same operation or ke retadl entity owned
or operated by more than 50% of the odpinal owneeship in 2 redevelopment projeet ares, but it does not mesn ¢losing an eperation for
reasons beyond the control of the retail entty, as dosumented by the retail endty, subject to a reasenable finding by the municipality that
the current location contained inadequate space, had become coonomucally absolete, or was no longer a viable neation for the retailer or
EELVICEMian,
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Further, the projected cost of an individual hne-item as set forth below 1s not intended to
place a limit on the described line-item expenditure. Adjustments may be made in line-
itcms, either increasing or decreasing line-item costs for redevelopment. The specific items
listed below aze not intended to preclude payment of other cligible redevelopment project
costs in connection with the redevelopment of the RPA, provided the fofal amount of
payment for eligible redevelopment project costs (the “Total Estimated TIF Budget” in
Exlubit 4) shall not exceed the amount set forth below, as adjusted pursuant to the Act.

As egplained in the following sub-section, incremental property tax revenues from any
contiguous RPA may used to pay cligible costs for the RPA.

Exhibit 4 RPA Project Cost Esomates

(See notes below table for additional information regarding Redevelopment Project Costs.)

(1) Costs of studies, surveys, development of plans and specifications, implementation
and administration (annuval administratdve costs shall not include general overhead or
administrative costs of the municipality that would sdll bave been incurred by the
munieipality if the municipality had not designated 2 Redevelopment Project Area or
approved a Redevelopment Plan) of the Redevelopment Plan including, but not
limited to, staff and professional service costs for architectural, engineering, legal,

financial, planning or other services. ... e $450,000
(2 Costs of marketing sites within the Redevelopment Project Area to prospective
businesses, developers, and investors $50,000

(3) Property assembly costs, including, but not limited to, acquisiion of land and other
property, teal ot personal, or rights or interests herein, demolition of buildings, sitc
prepatation, site improvements that serve as an engineered barrier addressing ground
level or below ground environmental contamination, inclading, but not limited to,
parking lots and other concrete or asphalt barriers, and the cleaning and grading of
land $4,000,000

4) Costs of rehabilitation, reconstruction or repair or remodeling of existing public or
private buildings, fixtures and leasehold improvements; and the cost of replacing an
existing public huilding if pursuant to the implementation of a Redevelopment
Project, the existing pablic bulding is to be demolished to use the site for private
investment or devoted to a different use requiring private investment

$5,000,000
(5) Costs of the construction of public works or improvements $10,000,000
() Costs of job ttaining and retraining projects, including the cost of “welfate to work”
progtams implemented by businesses located within the Redevelopment Project
Area $50,000
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(7 Financing costs, including, but not limited to, all riecessary and incidental expenses
related to the issuance of obligations and which may include payment of interest on
any obligations issued hereunder including interest accruing during the estimated
period of construction of any redevelopment project for which such obligations are
issued and for not exceeding 36 months thereafter and including reasonable reserves
related thereto N/A refet to footnote 4) below

(8) To the extent the municipality, by written agreement, accepts and approves the same,
all o1 a portion of a taxing district’s capital costs resulting from the Redevelopment
Project necessarily incurred or to be incurred within a taxing district in furtherance
of the objectives of the Redevelopment Plan and Project $50,000

) Relocadon costs to the extent that a municipality determines that relocation costs
shall be paid or is required to make payment of rclocation costs by Federal or State
law or in order to satisfy subparagraph (7) of subsection (n) of Section 11-74.4.3 of
the Act $50,000

(10)  Payment in lieu of taxes $50,000

(11)  Costs of job training, retraining, advanced vocational education ot career education,
including but not limited to courses in occupational, semi-technical or technical
fields leading directly to employment, incurred by one or more taxing districts,
provided that such costs (1) ate related to the establishment and maintenance of
additional job training, advanced vocational education or career education programs
for persons employed or to be employed by employers located in a Redevelopment
Project Area; and (i) when incurred by a taxing district or taxing districts other than
the mumnicipality, are set forth in a written agreement by or among the municipality
and the taxing district or taxing districts, which agreements describes the program to
be undertaken, including, but not limited to, the number of employees to be trained,
a descripon of the training and services to be provided, the number and type of
positions available or to be available, itemized costs of the program and sources of
funds to pay for the same, and the term of agreement.  Such costs include,

specifically, the payment by community college districts of costs pursuant to Sectons
3-37, 3-38, 3-40 and 3-40.1 of thc Public Community College Act and by scheol
districts of costs pursuant to Secdons 10-22.20a2 and 10.23.3a of the School

L T §450,000
(12) Interest cost incurted by a redeveloper related to the constructon renovation or

rehabilitation of a tedevelopment project $2,000,000

TOTAL REDEVELOPMENT PROJECT BUDGET: $22,150,000

The Village may reimburse developers who incur Redevelopment Project Costs
authorized by a redevelopment agreement.
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The Village reserves the tight to utilize revenues recetved under the Tax Increment
Allocation Redevelopment Act for eligible costs from one Redevelopment Project Area n
another Redevelopment Project Area that is either condguous to, ot is scparated only by a
public right-of-way from, the Redevelopment Project Area from which the revenues are
recetved.

It 1s anticipated that the Village will carefully stage Village ecxpenditures for
Redevelopment Project Costs on a reasonable and proportional basis to coincide with
Redevelopment Project expenditures by private developers and the receipt of revenues from
the Redevelopment Projects.

Notes regarding Redevelopment Project Costs:
1) All costs shown are in 2011 dollars.
2) Private redevelopment costs and investments are in addition to the above.

3 To the extent permitted by law, the Village reserves the right to adjust and
transfer budgeted amounts within the Toral Redevelopment Project Budget
among eligtble Redevelopment Project Costs.

) Total budgeted costs exclude any additional financing costs, including
interest expense, capitalized mterest, and any and all closing costs assoclated
with any obligations issued.

%) The total estimated Redevelopment Project Costs shall not be increased by
mote than five percent (5%) after adjustment for inflation from the date of
the approval of this Redevelopment Plan and Project, unless otherwise
authorized by the Act.

Sources of Funds to Pay Redevelopment Project Costs. Funds necessary to pay for
public improvements and other project costs eligible under the Act are to be derived
principally from incremental property tax revenues, proceeds from municipal obligations to
be retired primarily with such revenues, and interest catned on resources available bur not
immediately needed for the Plan. In addition, pursuant to the TIF Act and this Plan, the
Village may utilize net incremental property ‘tax revenues received from other contiguous
RPAs to pay cligible redevelopment project costs or obligations issued to pay such costs in
contiguous project areas. This would include contignous TIFs that the Village may establish
in the future. (Conversely, incremental revenues from the TIF may be allocated to any
contiguous TIF Districts.)

Redevelopment project costs as identified in Exhibit 4 specifically authorize those eligible
costs set forth in the Act and do not address the preponderance of the costs to redevelop
the area. The majority of development costs will be privately financed. TIF or other public
sources are to be used, subject to approval by the Village Board, only to leverage and
commit private redevelopment activity.
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The mecremental tax revenues which will be used to pay debt service on the municipal
obligations (if any) and to directly pay redevelopment project costs shall be the inctemental
inctease in property taxes. The property tax increment would be attributable to the increase
in the equalized assessed value of each taxable lot, block, tract or parcel of real properry in
the RPA ~ over and above the initial equalized assessed value of each such lot, block, tract or
parcel in the RPA in the 2010 tax year for the RPA,

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

Nature and Term of Obligations to Be Issued. The Village may issue obligatons
secured by the Special Tax Allocation Fund established for the Redevelopment Project Area
pursuant to the Act or such other funds as are available to the Village by virtue of its powet
putsuant to Illinots State Law.

Any and all obligations issued by the Village pursunant to this Plan and the Act shall be
retired not more than twenty-three (23) years after the date of adoption of the ordinance
approving the RPA, or as such 2 later time permitted pursuant to the Act and to the extent
such obligations are reliant upon the collection of incremental property tax revenues from
the completion of the twenty-third year of the TIF, with taxes collected in the twenty-fourth
year., However, the final maturty date of any obligations issued pursuant to the Act may not
be later than twenty (20} years from their respective date of issuance.

One or morte seties of obligations may be issued from time to time in order to implement
this Plan. The total principal and interest payable in any year on all obligations shall not
exceed the amount available in that year or projected to be available in that year. The total
principal and interest may be payable from tax inctement revenues and from bond sinking
funds, capitabized interest, debt service reserve funds, and all other sources of funds as rnay

be provided by ordinance.

Certain revenues may be declared as surplus funds if not requited for: principal and interest
payments, required reserves, bond sinking funds, redevelopment project costs, cary
retitement of outstanding securities, or facilitating the economical issuance of additional
bonds necessary to accomplish the Redevelopment Plan.  Such surplus funds shall then
becorne uvailable for distribution annually to taxing districts overlapping the RPA in the
manner provided by the Act.

Secutities may be issued on either a taxable or tax-cxempt basis, as general obligation or
revenue bonds. Further, the sccurities may be offered on such terms as the Village may
determine, with or without the following features: capitalized interest; defetred principal
retiremnent; tuterest rate limits {except as limited by law); and redemption provisions.
Addittonally, such securities may be issued with either fixed rate or floating interest rates.
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Most Recent Equalized Assessed Valuation for the RPA. The most recent equalized
assessed valuation for the RPA is based on the 2010 EAV, and is estimated to be
approximately $9,573 880,

Anticipated Equalized Assessed Valuation for the RPA, Upon completion of the
anticipated private development of the RPA over a twenty-three (23) year petiod, it is
cstimated that the EAV of the property within the RPA will be approximately $25,000,000
to $30,000,000.
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VII. DESCRIPTION AND SCHEDULING OF REDEVELOPMENT
PROJECT

R(:development Project. The Village will implement a strategy with full consideration
given to the availability of both public and private funding, It is anticipated that a phased
redevelopment will be undertaken.

The Redevelopment Project will begin as soon as the private entities have obtained financing
approvals for appropriate projects and such uses conform to Village zoning and planning
requirements, or if the Village undettakes redevelopment activines pursuant to this Plan.
Depending upon the scope of the developrnent as well as the actual uses, the following
activities may be undertaken by the Village:

¥ Land Assemnbly and Relocation: Certain properdes in the RPA may be acquired and
assembled into an appropriate redevelopment site, with relocation costs undertaken as
provided by the Act.

* Demoliton_and Site Prepatation: The existing improvements located within the RPA

may have to be reconfigured ot prepared to accommodate new uses or expansion plans.
Demoliton of certain parcels may be necessary for future projects. Additionally, the
redevelopment plan contemplates site preparation, or other requirernents including
environmental remediation necessary to prepate site(s) for desired redevelopment
projects.

¥ Rehabihitation: The Villape may assist in the rehabilitation of buidings or site
improvements located within the RPA.

> Landscaping/Buffering/Streetscaping:  The Village may fund certain landscaping

projects, which sctve to beautify public properties or rights-of-way and provide buffering
between land uses.

¥ Water, Sapirary Sewer, Storm Sewer and Other Udlity Improvements: Certain utilities

may be extended or te-routed to serve or accommodate new development. Upgrading
of cxisting utilities may be undertaken. The Village may also undertake the provision of
necessary detention or retention ponds.

» Roadway/Street/Parking Improvements: The Village may widen and/or vacate existing

toads. Certain secondary streets/roads may be extended or constructed. Related enrb,
gutter, and paving improvements could also be constructed as needed. Parking facilities
may be constructed that would be avatlable to the public. Utlicy services may also be
provided or relocated in order to accommeodate redevelopment activities,

» Traffic Conttol/Signalization: Traffic control or signalization improvements that

improve access to the RPA and enhance its redevelopment may be constructed.
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¥ Public Safety-Related Infrastructure: Cerrain public safety improvements including, but
not limited to, public signage, public facilities, and streetlights may be constructed or
implemented.

¥ Interest Costs Coverage: The Village may fund certain interest costs incutted by 2
developet for construction, tenovation or rehabilitadon of a redevelopment project.
Such funding would be paid for out of annual tax increment tevenue generated from the
RPA as allowed under the Act.

» Professional Services: ‘The Village may fund necessary planning, legal, engineering,
administrative and financing costs during project implementation. The Village may
reimbutse itself from annual tax increment tevenue if available.

Commitment to Fair Employment Practices and Affinmative Action, As part of any
Redevelopment Agreement entered into by the Village and any private developers, both
parties will agree to establish and implement an honorable, progressive, and goal-otiented
affirmative action progtam that serves appropriate sectors of the Village.

With respect to the public/private development’s internal operations, both entities will
pursue employment practices which provide equal oppormnity to all people regardless of
sex, color, race or creed. Neither party will discriminate against any employee or applicant
because of sex, marital status, natonal origin, age, or the presence of physical handicaps.
These nondiscriminatory practices will apply to all areas of employment, including: hiting,
upgrading and promotions, terminatons, compensation, benefit programs, and education
oppoxtunites.

All those involved with employment activities will be responsible for conformance to this
policy and compliance with applicable state and federal regulations.

The Village and private developers will adopt a policy of equal employment opportunity 2nd
will include or require the inclusion of this statement in all contracts and subcontracts at any
level. Additionally, any public/private entities will seek to ensure and maintain 2 working
environment free of harassment, indmidation, and coercion at all sites, and in all facilities at
which all employees are assigned to work. It shall be specifically ensured that all on-site
supervisory personnel are awate of and carry out the obligation to maintain such a working
environment, with specifie attention to minority and/or female individuals.

Finally, the entities will utilize affirmative action to ensure that business opportunities are
provided and that job applicants are employed and treated in a nondiscriminatory manner.
Underlying this policy is the recogniton by the entities that successful affirmative action
programs are important to the contnued growth and vitality of the commumty.
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Completion of Redevelopment Project and Retirement of Obligations to Finance
Redevelopment Costs. This Redevelopment Project and retirement of all obligations to
finance redeveloproent costs will be completed within twenty-three (23) years after the
adoption of an ordinance designatng the Redevclopment Project Area. The actual date for
such completion and retirement of obligations shall not be later than December 31 of the
year in which the payment to the municipal treasurer pursuant to the Act is 1o be made with
respect to ad valorem taxes leyied in the twenty-third year after the ordinance approving the
RPA 1s adopted.
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VIII. PROVISIONS FOR AMENDING THE TIF PLAN AND
PROJECT -

This Plan may be amended pursuant to the provisions of the Act.
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APPENDIX 1

Legal Description of Project Atea



VILLAGE OF CAROL STREAM
NORTH AVENUE AND SCHMALE ROAD TIF DISTRICT

LEGAL DESCRIPTION

LOTS 1 AND 2 IN DUDA'S FIRST RESUBDIVISION, BEING A RESUBDIVISION OF
PART OF THE SOUTHWEST QUARTER OF SECTION 33, TOWNSHIP 40 NORTH,
RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, AND PART OF THE
NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 39 NORTH, RANGE 10, EAST
OF THE THIRD PRINCIPAL MERIDIAN, IN DUPAGE COUNTY, ILLINOIS.

LOTS 1 AND 2 (EXCEPT THAT PART OF SAID LOTS 1 AND 2 THAT IS LOCATED IN
THE SOUTHWEST ¥ OF SECTION 33, TOWNSHIP 40 NORTH, RANGE 10, EAST
OF THE THIRD PRINCIPAL MERIDIAN, DUPAGE COUNTY, ILLINOIS) IN SMURFIT
STONE SUBDIVISION OF PART OF SECTION 33, TOWNSHIP 40 NORTH, RANGE
10, EAST OF THE THIRD PRINCIPAL MERIDIAN, AND SECTION 4, TOWNSHIF 39
NORTH, RANGE 10, EAST OF THE THIRD PRINCIPAL MERIDIAN, IN DUPAGE
COUNTY, ILLINOIS.

LOT 4 IN CONTAINER CORPORATION OF AMERICA PLAT OF LOT 4, BEING A
PART OF THE NORTHWEST % OF SECTION 4, TOWNSHIP 38 NORTH, RANGE 10,
EAST OF THE THIRD PRINCIPAL MERIDIAN, ACCORDING TO THE PLAT
THEREOF RECORDED AUGUST 29, 1985 AS DOCUMENT R 85-72067, IN DUPAGE
COUNTY, ILLINOIS, DESCRIBED AS FOLLOWS:

OF THAT PART OF THE NORTHWEST QUARTER OF SECTION 4, TOWNSHIP 39
NORTH, RANGE 10 EAST OF THE THIRD PRINCIPAL MERIDIAN, DESCRIBED BY
BEGINNING AT A POINT ON THE SOUTH LINE OF CONTAINER CORPORATION
OF AMERICA PLAT OF LOT 3 WHICH IS ON THE WESTERLY RIGHT-OF-WAY LINE
OF STATE AID ROUTE 36 (SCHMALE ROAD) (SAID PLAT HAVING BEEN
RECORDED ON NOVEMBER 10, 1969 AS DOCUMENT R69-48794, IN DUPAGE
COUNTY, ILLINOIS) AND RUNNING THENCE SOUTH 3 DEGREES 09 MINUTES 36
SECONDS EAST ALONG SAID RIGHT-OF-WAY LINE, 154.85 FEET TO THE
NORTHERLY LINE OF THE RIGHT-OF-WAY OF THE COMMONWEALTH EDISON
COMPANY; THENGCE SOUTH 87 DEGREES 26 MINUTES 52 SECONDS WEST
ALONG SAID NORTHERLY LINE, 737.07 FEET TO THE NORTHWEST CORNER OF
SAID RIGHT-OF-WAY; THENCE SOUTH 3 DEGREES 31 MINUTES 04 SECONDS
EAST, 117.02 FEET TO THE NORTHERLY RIGHT-OF-WAY LINE OF THE CHICAGO
AND NORTHWESTERN RAILROAD; THENCE SOUTH 87 DEGREES 26 MINUTES 52
SECONDS WEST ALONG SAID NORTHERLY LINE, 35.94 FEET TO THE EAST LINE
OF MARIE |. HUSKA'S PLAT OF SURVEY; THENCE NORTH 5 DEGREES 32
MINUTES 19 SECONDS WEST ALONG SAID EAST LINE, 274.93 FEET TO THE
NORTHEAST CORNER THEREOF (BEING ON THE SAID SOUTH LINE OF

262809_1 1



CONTAINER CORPORATION OF AMERICA PLAT QF LOT 3); THENCE NORTH 87
DEGREES 38 MINUTES 45 SECONDS EAST ALONG SAID SOUTH LINE, 158.04
FEET, THENCE NORTHEASTERLY ALONG A CURVE TO THE LEFT, HAVING A
RADIUS OF 302.84 FEET, A LONG CHORD BEARING OF NORTH 68 DEGREES 37
MINUTES 32 SECONDS EAST, AND A LONG CHORD LENGTH OF 119.77 FEET,
FOR AN ARC DISTANCE OF 120.56 FEET, THENCE NORTH 89 DEGREES 59
MINUTES 00 SECONDS EAST, 511,99 FEET TC SAID WESTERLY RIGHT-OF-WAY
LINE OF STATE AID ROUTE 36 (SCHMALE ROAD); THENCE SQUTH 03 DEGREES
09 MINUTES 36 SECONDS EAST ALONG SAID WESTERLY LINE, 16.17 FEET TO
THE PLACE OF BEGINNING, IN DUPAGE COUNTY, ILLINOIS. SITUATED IN THE
COUNTY OF DUPAGE, IN THE STATE OF ILLINOIS.

ALONG WITH THAT PORTION OF SCHMALE ROAD LOCATED ADJACENT
THERETO;

FPINs: 05-04-100-006 and -007; 05-04-101-009, -015 and -016;

Common Addresses: 400, 450, and 500 to 550 East North Avenue;
and 200 S. Schimale Road, Carol Stream, lilinois.
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APPENDIX 2

Boundary Map of RPA
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APPENDIX 3

Existing Land Use Map of RPA
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APPENDIX 4

Future Land Use Map of RPA
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APPENDIX 5

TIF Qualification Report

Prepared by Kane, McKenna and Associates
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EXECUTIVE SUMMARY

Kane, McKenna and Associates, Inc. (KMA) has been retained by the Village of Carol Stream to
conduct an analysis of the qualification of an area that would result in the establishment of the
North Avenue/Schmale Road Tax Increment Finance (TIF) District. The Village is pursuing the
creation of the proposed TIF District as part of its strategy to promote the revitalization of
significant economic development related properties (the parcels studied and analyzed in this
report to be included within the TIF District) located within the Village.

Based upon the analysis complcted to the date of this Report, KMA has reached the following
conclusions regarding the potential qualification of the TIF District:

1} Conservation Area — The proposed TIF Distnict qualifies as a “Conservation Area” as
defined under the TIF Act. Overall, because of certain factors identified in this report, the area is
in danger of declining toward a blighted condition. This condition prevents, or threatens to
prevent, the healthy economic and physical development of properties in a manner that the
community deems essential to its overall economic health, Because the majority of structures
(100% or 5 of 5 structures) are 35 years old or older, the TIF District meets the statutory criteria
as a Conservation Area TIF.

2) Current conditions impede redevelopment — The existence of certain conditions found
within the proposed TIF District present impediments to the area’s successful redevelopment.
This is because the factors negatively impact coordinated and substantial private sector
investment in the overall TIF District. Without the use of Village planning and economic
development resources to mitigate such factors, potential redevelopment projects (along with
other activities that require private sector investment) are not likely to be economically feasible.

3) Viable redevelopment sites could produce incremental revenue — Within the proposed
TIF District, there are properties which potentially could be redeveloped and thereby produce
incremental property tax and sales tax revenue. Such revenue, used in combination with other
Village resources for redevelopment incentives or public improvements, would likely stimulate
private investment and reinvestment in these sites and ultimately throughout the TIF District.

4) TIF designation recommended — To mitigate Conservation Area conditions, promote
private sector investment, and foster the economic viability of the proposed TIF District, KMA
recommends that the Village procecd with the formal TIF designation process for the entire area.

Because the Village will NOT be pursuing the redevelopment of any residential parcels, the
Village is not obligated to conduct a housing impact study pursvant to the Illinois Tax Increment
Allocation Act (ILCS 5/11-74.4-1 et, seq., as amended; hereinafter referred to as the “Act™).



L INTRODUCTION AND BACKGROUND

In the context of planning for the proposed establishment of the North Avenue/Schmale Road
Tax Increment Financing District (the “TTF District,” “Redevelopment Project Area” or “RPA”),
the Village has initiated the study of parcels within the proposed TIF District to determine
whether they qualify for inclusion in the district. Kane, McKenna and Associates, Inc. has
agreed to undertake the study of the area.

Ohjectives. The Village proposes lo enhance industrial and commercial/retail opportunities
within the RPA.

Given the Village's objectives ag well as the conditions described in this report, the Village has
made a determination that it is highly desirable to promote the redevelopment of the proposed
RPA. Without an implementation plan for redevelopment, the Village believes adverse
conditions could impair propetty valuations. The Village intends to create and implement such a
plan in order to restore, stabilize, and increase the economic base associated with the TIF
District, which will not only benefit the community as a whole but also generate additional tax
rEVEnues.

Because of the conditions observed in the TIF Disirict and the required coordination for future
land uscs, the Village is favorably disposed toward supporting redevelopment efforts. The
Village has determined that redevelopment should take place through the benefit and guidance of
comprehensive economic planning by the Village. Through this coordinated effort, the TIF
District is expected to improve and development barriers to be eliminated.

The Village has further determined that redevelopment currently planned for the TIF District is
feasible only with public finance assistance that would serve to leverage private investment. The
creation and utilization of a TIF redevelopment plan is intended by the Village to help provide
the assistance required to eliminate conditions detrimental to successful redevelopment of the
TIF District.

The use of TIF relies upon induced private redevelopment in the RPA to create higher real estate
values and result in the redevelopment of underutilized properties, that would otherwise decline
or remain underutilized without such investment, By so doing, it would result in increased
property taxes compared to the previous land use (and/or lack of use). In this way, the existing
tax base for all tax districts would be protected and a portion of future increased taxes pledged to
attract the requisite private investment.

Current Land Use. The proposed TIF District is generally located along the south side of
North Avenue and west of Schmale Road. At one point (late 1960°s), this area served as the
Container Corporation campus, including buildings located numerous facilities west of Schmale
Road.

Norih Avenue/Schmale Road Eligibility Repert
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Container Corporation has since ceased operations in the RPA and various users and operations
now occupy one time single use buildings (designed as part of the Container Corporation
tacility). The proposed TIF District suffers from a variety of economic development
impediments, as identified in the TIF Act. For example, it suffers from inadequate utilities,
deterioration, and excessive vacancies. Almost % of the building space is vacant and one former
Container Corporation building was demolished. In addition, a service station usc in the TIF
District was demolished several years ago.

Refer to Appendix 1 of the TIF Plan which provides a detailed map of the proposed TIF.

(seneral Scope and Methodology. KMA formally began its analysis by conducting a series of
meetings and discussions with Village staff, starting in May, 2010 and continuing periodically up
to the date of this report’s issuance. The purpose of the meetings was to establish boundaries for
the TIF District and to gather data related to the qualification criteria for properties included in
the TTF District. These meetings were complemented by a sertes of field surveys for the entire
area to evaluate the condition of the proposed TIF District on a parcel-by-parcel basis. The field
surveys and data collected have been utilized to test the likelihood that various areas located
within the proposed TTF District would qualify for TTF designation.

For the purpose of the study, properties within the proposed TIF District were examined in the
context of the TIF Act governing improved areas. The qualification factors discussed in this
report qualify the area as a Conservation Area, as the term is defined pursuant to the TIF Act.

During the course of its work, KMA reported to key Village staff its findings regarding TIF
qualification and feasibility prospects for the area under study. Based on these findings the
Village (a) made refinements to the TIF District boundaries and (b) directed KMA to complete
this report and to move forward with the preparation of a Redevelopment Plan and Project for the
TIF District.

For additional information about KMA’s data collection and evaluation methods, refer to Section
IV of this report.

North Avenwe/Schmale Road Eligibility Report
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I. QUALIFICATION CRITERIA USED

With the assistance of Village staff, Kane, McKenna and Associates, Inc. assessed the proposed
TIF District to determine the presence or absence of qualifying factors listed in the TIF Act. The
relevant gections of the Act are found below.

The Act sets out specific procedurcs which must be adhered to in designating a TIF
District/Redevelopment Project Area. By definition, a Redevelopment Project Area is:

“An area designated by the municipalily, which is not less in the aggregate than 1% acres
and in respect to which the municipality has made a finding that there exist conditions
which cause the area 10 be classified as a blighted area or a conservation area, or a
combination of both blighted areas and conservation areas.”

Under the Act, “Conscrvation Area” means any improved area within the boundaries of a
Redevelopment Project Area located within the territorial limits of the municipality where
certain conditions are met, as identified below.

TIF Qualification Factors for a Conservation Area. In accordance with the Illinois TIF Act,
KMA performed a two-step asscssment to determine if the proposed TIF District would qualify
as a Conservation Arca. First, KMA analyzed the threshold factor of age to determine if' a
majority of structures werc 35 years of age or older.

If a proposed Conservation Area meets the age threshold, then following factors are to be
examined to determine TIF qualification:

If a Conservation Area, industrial, commercial and residential buildings or improvements
are detrimental to the public safety, health or welfarc because of a combination of three
(3) or more of the following factors, each of which is (i) present, with that presence
documented to a meaningful extent so that a municipality may reasonably find that the
factor is clearly present within the intent of the Act and (ii) reasonably distributed
throughout the improved part of the Redevelopment Project Area:

(A)  Dilapidation. An advanced state of disrepair or neglect of necessary repairs to the
primary structural components of building or improvements in such a combination that a
documented building condition analysis determines that major repair is required or the
defects are so serious and so extensive that the buildings must be removed.

(B)  Obsolgscence. The condition or process of falling into disuse. Structures become
il1-suited for the original use.

Nerth Averue/Schmale Road Eligibility Report
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(C)  Deterioration. With respect to buildings, defects including, but not limited to,
major defects in the secondary building components such as doors, windows, porches,
gutters, downspouts, and fascia. With respect to surface improvements, that the condition
of roadways, alleys, curbs, gutters, sidewalks, off-street parking and surface storage areas
evidence deterioration, including, but limited to, surface cracking, crumbling, potholes,
depressions, Joose paving material and weeds protruding through paved surfaces.

(D)}  Presence of Structures Below Minimum Code Standards, All structures that do
not meet the standards of zoning, subdivision, building, firc and other governmental
codes applicable to property, but not including housing and property maintenance codes.

(E) Ilegal Use of Individual Structures. The use of structures in violation of
applicable federal, State, or local laws, exclusive of those applicable to the presence of
structures below minimum code standards.

(£y  Excessive Vacancies. The presence of buildings that are unoccupied or under-
utilized and that represent an adverse influence on the area because of the frequency,
extent, or duration of the vacancies.

(G)  Lack of Ventilation, Light, or Sanitary Facilities. The absence of adequate
ventilation for light or air circulation in spaces or rooms without windows, or that require
the removal of dust, odor, gas, smoke or other noxious airborne malerials. Inadequate
natural light and ventilation means the absence of skylights or windows for interior
spaces or rooms and improper window sizes and amounts by room areca to window area
ratios. [nadequate sanitary facilities refers to the absence or inadequacy of garbage
storage and enclosure, bathroom facilities, hot water and kitchens and structural
inadequacies preventing ingress and egress to and from all rooms and units within a
building.

(H)  Inadequate Utilities. Underground and overhead utilities such as storm sewers
and storm drainage, sanitary sewers, water lines and gas, telephone and clectrical services
that arc shown to be inadequate, Inadequate utilities are those that are: (i) of insufficient
capacity 1o serve the uses in the Redevelopment Project Area; (ii) deteriorated,
antiquated, obsolete or in disrepair; or (11i) lacking within the Redevelopment Project
Area.

) Excessive Land Coverage and Overcrowding of Structures and Communily
Facilities. The over-intensive use of property and the crowding of buildings and
accessory facilities onto a site. Examples of problem conditions warranting the
designation of an arca as exhibiting excessive land coverage are: (i) the presence of
buildings either improperly situated on parcels or located on parcels of inadequate size
and shape in relation to present-day standards of development for health and safety and
(ii) the presence of multiple buildings on a single parcel. For therc to be a finding of
excessive land coverape, these parcels must exhibit one or more of the following
conditions: insufficient provision for light and air within or around buildings, increased

North Avenue/Schmale Road Eligibility Report
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threat of spread of fire due to the close proximity of buildings, lack of adequate or proper
access to a public right-of-way, lack of reasonably required off-strect parking or
inadequate provision for loading serviee.

(D Deleterious Land-Use or Layout. The existence of incompatible land-use
relationships, buildings occupied by inappropriate mixed-uses or uses considered to be
noxious, offenstve or unsuitable for the surrounding area.

(K) Environmental Clean-Up. The proposed Redevelopment Project Area has incurred
[tlinois Environmental Protection Agency or United States Environmental Protection
Agency remediation costs for (or a study conducted by an independent consultant
recognized as having expertise in environmental remediation has determined a need for)
the clean-up of hazardous waste, hazardous substances or underground storage tanks
required by State or federal law. Any such remediation costs would constitute a material
impediment to the development or redevelopment of the Redevelopment Project Area.

(L) Lack of Community Planning. The proposed Redevelopment Project Area was
developed prior to or without the benefit or guidance of a community plan. This means
that the development occurred prior to the adoption by the municipality of a
comprehensive or other community plan or that the plan was not followed at the time of
the area’s development. This factor must be documented by evidence of adverse or
incompatible land-use relationships, inadequate street layout, improper subdivision,
parcels of inadequate shape and size to meet contemporary development standards or
other evidence demonstrating an absence of effective community planning,

(M) “Stagnant, Lagging” EAV., The total equalized assessed value (EAV) of the
proposed Redevelopment Project Area has declined for three (3) of the last five (3)
calendar years prior to the year in which the Redevelopment Project Area is designated,
or is increasing at an annual rate that is less than the balance of the municipality for three
(3) of the last five (5) calendar years, for which information is available or increasing at
an annual rate that is less than the Consumer Price Index for All Urban Consumers
published by the United States Department of Labor or successor agency for three (3) of
the last five (5) calendar years prior to the year in which the Redevelopment Project Area
is designated.

North Avenue/Schmale Road Eligibility Report
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III. THE PROPOSED TIF DISTRICT

The proposed TIF District contains approximately five (5) tax parcels located along the south
side of North Avenue adjacent to and west of Schmale Road.

The TIF District contains improved land designated primarily for industrial and commercial
purposes.

It has been determined that this TIF Eligibility Report will NOT require a Housing Impact Study,
pursuant to the Act. This is because the final boundaries selected by the Village will include no
known residential units that could be subject to removal or relocation during the life of the
proposed TIF District.

North Avenue/Schmale Road Eltgibility Report
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IV. METHODOLOGY OF EVALUATION

In evaluating the TTF District’s qualification as a TIF District, the following mecthodology was
utilized:

1)

2)

3)

4)

3)

Site surveys of the TIF District were undertaken by representatives from Kane, McKenna
and Associates, Inc., supplemented with photographic analysis of the sites. 3ite surveys
were completed for cach parcel within the proposed TIF District.

KMA performed EAV trend analysis to ascertain whether EAV growth in the proposed
TIF District underperformed relative to EAV growth in the remaining part of the Village.

KMA conducted evaluations of exterior structures and associated site improvements,
noting such conditions as deterioration, and obsolescence. Additionally, KMA reviewed
the following data; 2003-2010 tax information from DuPage County and Milton
Township, parcel tax maps, site data, local history (discussions with Village staff), and an
gvaluation of area-wide factors that have affected the area's development (e.g., lack of
community planning, inadequate utilities, etc.).

Existing structures and site conditions were initially surveyed only in the context of
checking against statutory criteria detailed in the TIF Act and as applied to structures and
site conditions on the parcels,

The TIF District was examined to assess the applicability of the different factors required
for qualification for TIF designation under the Act. Evaluation was made by reviewing
the information and determining how each measured when evaluated against the relevant
factors. Land within the TIF District was examined to determine the applicability of the
thirteen (13) different Conservation Area factors for qualification for TIF designation
under the Act.

North Avenue/Schmale Road Eligikility Report
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V. QUALIFICATION FINDINGS FOR PROPOSED TIF DISTRICT

Based upon KMA's evaluation of parcels in the proposed TIF District and analysis of cach of the
eligibility factors summarized in Section I, the following factors are presented to support
qualification of the proposed TIF District ag a Conservation Area, The factors are summarized in
the table below. These factors are found to be clearly present and reasonably distributed
throughout the TIF District, as required under the Act,

Exhibit 2

Summary of Conservation Area Findings
Maximum Minimuom Fuctors
Possible Factors  Needed to Qralitc Ownalifving Factors Present in

per Stafute per statute 'roposed TIV District
13 3 5
»  Obsolescence
» ‘Inadequate LHilities
» Lack of Community Planning
*  Deterioration
=  Excegsive Vacancies

Mote: Inaddition to 5 qualifying factors above, the proposed TIF District
meets the statutory age threshold of 33 years.

Finding as a Conservation Area. The TIF District is found to qualify as a Conservation Area
under the statutory criteria set forth in the TIF Act, As indicated in Section II, KMA performed a
two-step asscssment, first finding that a majority of parcels within the Conservation Arca were
over 35 years of age. Based upon County Assessor and site survey data, 5 out of 5 structures
(100%) werc over 35 years in age.

Conservation Area Factors. As a second step, KMA determined reviewed the criteria needed
to qualify an area as a Conservation Area, finding that six factors were present:

1) (Obsolescence. The Act states that obsolescence is the condition or process of falling into
disuse or structwres that have become ill-suited for their original use. The building
located at 520 East North Avenue has been vacant since September, 2009 (and was in the
process of reducing occupancy prior to that time). The structure is approximately
290,000 s.f., and was part of the original Container Campus facility. This structure has
fallen into disuse, Other structures.in the TIF District are over 40 years old and were
originally designed as part of the original Container Corporation campus, single use
facility. Over the years these facilities have been utilized for separate, different uses
(e.g., the former maintenance/garage facility is now a repair/garage). All of the facilities
have been reused by other entities.

North Avenue/Schmale Road Ellgibility Report
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Newer standards for industrial buildings consistently include higher ceilings and
efficiently designed loading/unloading functions as well as coordinated access/egress.
The configuration of industrial uses in the RPA appear dated. In addition, industrial
building layouts and rear lots have limited access and use in relation to the frontage
which is primarily occupied by parking areas or open space.

Overall, these older structures have a disproportionately negative “spill-gver” effect on
the area given the size of the properties (both the buildings and the associated land areas).
Absent private and public sector reinvestrnent, said conditions may deter other property
owners from reinvesting in or adjacent to the RPA. Equalized Assessed Valuation (EAV)
of properties has also declined in tax year 2009 and 2010. The physical characteristics of
the properties and the condition of infrastructure (see below) indicate that area wide
obsolescence is present.

2) Inadequate Unlities. The Act states that this factor is present when: “Underground and
overhead utilities such as storm sewers and storm drainage, sanitary sewers, water lines
and gas, telephone and electrical services that are shown to be inadequate, Inadequate
utilities are those that are: (i) of insufficient capacity to serve the uses in the
Redevelopment Project Area; (ii) deteriorated, antiquated, obsolete or in disrepair; or (1ii)
lacking within the Redevelopment Project Area.”

The Village's staff has identified the following deficiencies in the Study Area:

There are no public roadways located within the TIF District, however, because the five
separate parccls were once part of a single corporate campus, there is a network of private
roadways within the TIF District. The roadways are two-lane asphalt with curb-and-
gutter, and the majority are in fair to good condition; however, there are some areas with
no curb-and-gutter, cracking, potholes and base failures, and these arc generally in fair to
poor condition. One roadway is approximately 1,600 feet in lenpth and extends from a
full jntersection with North Avenue south to St. Charles Road. A frontage road extends
from this north-south road east along North Avenue for approximately 1,500 feet to
Schmale Road. An east-west road extends from the south end of the aforementioned
north-south road to Schmale Road, a distance of approximately 1,400 feet. In total, there
is approximately 4,500 feet of private roadway, in addition to access drives which serve
the varicus buildings within the TIF District. The intersections of the private roadway
network with North Avenue and Sch{na]c Road are unsignalized.

Access to the properties in the TIF District is gained by private roadway network, with a
full intersection at North Avenue on the north and two full intersections at Schmale Road
on the east. In addition, access can be gained from the south and west by travelling
through adjacent properties. For the TIF District properties to redevelop, access will
need to be improved by providing an additional (right-in-right-out) intersection at North
Avenue and signalization at one or more of the intersections at North Avenue and

Morth Avenua/Schmale Rond Ellzibiliry Report
Village of Coerol Stream, Hiinois



Schmale Road, as warrants are met. Other improvements ate necessary to repair and
bring to current standards some sections of pavement within the internal private roadway
network,

The underground utilities in this area were constructed in the mid-1960s and are therefore
over 40 years old, nearing the end of their useful service life. The sanitary sewer runs
along North Avenue, and is 12-inch cast-iron pipe. There is an approximate 175-foot
section of this sanitary sewer which runs through the intersection with Schmale Road that
is in particularly poor condition., Video inspection conducted in 2007 revealed severe
corrosion throughout the entire section. [n addition, there is a significant sag in the pipe
for approximately seventy-five feet. This section of pipe through the Schmale
intersection is clearly past its useful life and is no longer reliable.

The City has been replacing small sections of the water main and sanitary sewers as they
break or collapse. The City’s Public Works Departrnent has reported an average of 3 to 5
major water main breaks per year due to the old corroded pipe. The water main is cast
iron pipe and the sanitary sewer is clay; both materials are no longer used respectively in
modern construction because they arc brittle materials that have a tendency to break
sooner and more often then modern ductile iron and pve materials. Due to its age,
condition and layout a completely new water main and sanitary sewer system would need
lo be constructed to serve the redevelopment. The overall age and condition dictate the
construction of completely new water and sanitary sewer systems to sever the buildings
in the TIF District,

Like the water main and sanitary sewer, the existing storm scwer gystem was constructed
over 40 years ago. Although there have been some improvements made to the storm
water management system, thc most recent occurring in 2006 with the McKesson
expansion (parcel 05-04-101-016), almost all of the facilities are obsolete or ineffective.
Aside from the McKesson expansion improvements, the existing storm water
management system was primarily constructed prior to DuPage County and Village
storm water management requirements. The existing detention basin located at the
southwest comer of parcel 05-04-100-006 is overgrown with vegetation, poorly
maintained, sigmficantly undersized and therefore largely ineffective.

Presently there are no plans or layouts for redevelopment to delineate which storm water
management facilities would require repair, rehabilitation, reconstruction or new
installation. However, given that most of the existing facilities are in poor condition,
obsolete, ineffective or possibly not conducive 1o a redevelopment plan, it is assumed that
an entire new storm water management system will be required.

3) Lack of Community Planning. The Act states that if the Redevelopment Project Area
was developed prior to or withoul the benefit or guidance of a community plan, this
factor is present. If the area developed prior to the adoption by the municipality of a
comprehensive or other community plan, or if that plan was not followed at the time of
the area’s development, these facts can serve as a basis for this funding. This factor must

North Avenum/Schmale Road Eligibility Report
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be documented by evidence of adverse or incompatible land-use relationships, inadequate
street layout, improper subdivision, parcels of inadequate shape and size t0 mect
contemporary development standards or other evidence demonstrating an absence of
effective community planning

The deficiencies in terms of stormwater management, coordinated access/sgress, and
parking have not been corrected on an area-wide basis.

Internal traffic circulation and North Avenue connection are primary challenge to
coordinating future land-use and promoting redevelopment. There is an absence of
internal roads and/or frontage roads that would connect stand-alone businesses along
North Avenue. North Avenue includes a median and limits access/egress options. Other
igsues relating to access/egress (such as the number of curb cuts on major arterials) and
truck traffic routing also require coordination by the Village as part of redevelopment
efforts,

When the properties in the TIF District were first developed in the 1960s, they followed a
trend of campus-like corporate headquarters that established the tone for development
along North Avenue in Carol Stream. The conununity standards established in the 1960s
for the North Avenue corridor reflect the deep frontages and extensive landscaping
intended to create the desired image for this gateway to the Village, Recently, the
properties have become less viable to buginesses, and the outdated buildings no longer
serve to adequately convey the image of high-quality development, nor do they present
the desirable impression as a gateway to the community. While there are minimal zoning
nonconformities with respect to the current bulk standards for the TIF District, the uses of
the properties have become a challenge. The properties at the northeast end of the TIF
District have been vacant for over two years, with few businesses interested in taking on
the substantial cost of necessary building improvements or reconstruction.

4) Deterioration. The Act defines deterioration as the physical decline of surface
improvements, primary building components, and secondary buildings components such
as doors, windows, porches or gutters. With respect to surface improvements,
deterioration is determined by the condition of roadways, alleys, curbs, gutters,
sidewalks, off-street parking and surface storage areas (including but not limited to
surface cracking, crumbling, potholes, depressions, leose paving material and weeds
protruding through paved surfaces).

Delerioration is primarily obscrved among the surface improvements including parking
lots and internal roadways. Parking lots adjacent to buildings have widespread cracking
as well as potholes and depressions. Because parking lots constitute a much larger
percentage of overall land usc than in other areas of the RPA, the parking lots, in
combination with the lack of landscaping and screens discussed above, have a negative
aesthetic impact on the properties.

North AvenuedSchmele Road Eligihiiny Repori
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Secondary evidence of deterioration was observed among certain buildings components,
mainly loading areas.

5) Excessive Vacancies. The Act states that this factor is present if there is “the presence of
buildings that are unoccupied or underutilized, and represent an adverse influence on the
area because of the frequency extent, or duration of the vacancies,

The 520 E. North Avenue building consisting of approximately 290,000 s.f represents
almost 36% of building square footage in the TIF District (total of 809,000 s.f. based on
township data), The extended period of vacancy — since September, 2009, and the
prominent location - along both North Avenue and Schmalc Road — support this finding,
In addition, two other structurcs (an addition to the 520 E. North Avenue building and a
former service station) were demolished and have not been replaced.
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VI. SUMMARY OF FINDINGS / GENERAL ASSESSMENT OF

QUALIFICATION

The following is a summary of relevant qualification findings as it relates to the Village's
designation of the proposed TIF District.

1.

2.

The area is contipuous and is greater than 1'% acres in size;

The RPA will qualify as a Conservation Area. Further, the Conservation Arca
factors found in the RPA are present to a meaningful extent and are distributed
throughout the area. A more detailed analysis of the qualification findings is
outlined in Section V of this report;

All property in the area would substantially benefit by the proposed
redevelopment project improvements;

The sound growth of taxing districts applicable to the area, including the Village,
has been impaired by the factors found present in the area; and

The area would not be subject to redevetlopment without the investment of public
funds, including property tax increments.

Tn the judgment of KMA, these findings provide the Village with sufficient justification
to consider designation of the TIF District for inclusion within the proposed TIF District.

North Avenve/Schmale Road TIF Eligtbility Report
Village of Carol Stream, linois
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EXHIBIT A

Boundary Map
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Village of Carol Stream

Frank SAVERINO, SR., MAYOR « BErH MEeLopY, CLERK * JoserH B, BREINIG, MANAGER
500 N, Gary Avenue » CaroL Stream, ILLinvois 60188-1899
(630) 665-7050 « Fax (630) 665-1064
www.carolstream.org

57998 Vilnge of Carel e A-\*\-nchmfvﬂ' ’5

October 1, 2012

Illinois Office of the Comptroller

Local Government Division

100 West Randolph Street, Suite 15-500
Chicago, lllinois 60601

Re:  Village of Carol Stream
North Ave/Schmale Road TIF
Unit Code 022/030/32

To whom it may concern:

Pursuant to the provisions of the Tax Increment Allocation Redevelopment Act (“Act™),
to the best of my knowledge and belief, and based on the attached representations of the
Village’s legal counsel, the Village of Carol Stream is in compliance with the provisions
of the Act for the above-referenced tax increment financing district as of and for the year
ended April 30, 2012,

sincerely,

Village Manager



MEETING OF THE JOINT REVIEW BOARD
CAROL STREAM NORTH AVENUE AND SCHMALE ROAD
TAX INCREMENT FINANCING (TIF) DISTRICT
TUESDAY, OCTOBER 11, 2011

9:30 AM. A -\-"\-QC\A MCV\+ H

Roll Call of Joint Review Board Meeting
Attorney Thomas P. Bayer of Klein, Thorpe and Jenkins, Ltd. called the roll at 9:35 a.m.

Members Present:
Frank Saverino, 5r. Mayor, Village of Carol Stream
Brian Harris, Superintendant, Wheaton/Warrenville School Dist. 200
William Farley, Assistant Superintendant, Wheaton/Warrenville School Dist. 200
Scott Engel, College of DuPage (Arrived at 10 a.m.)
Susan Rini, Carol Stream Park District (Arrived at 10:05 a.m.)
Rick Gieser, Public Member

Staff/Others Prescent:
Joseph Breinig, Village Manager, Village of Carol Stream
Robert Mellor, Assistant Village Manager of Carol Stream
Jon Batek Finance Director, Village of Carol Stream
Dawn Damolaris, Assistant Finance Director, Village of Carol Stream
Bob Glees, Community Development Director, Village of Carol Stream
Don Bastian, Assistant Community Development Director, Village of Carol Stream
Thomas P. Bayer, Klein, Thorpe and Jenkins, Ltd.
Robert Rychlicki, Kane, McKenna and Associates, Inc.
LaVon Mc¢Ghinnis, Administrative Assistant, Village of Carol Strcam

Mayor Saverino moved to appoint Rick Gieser to the Pubic Member position of on the
Joint Review Board for the Carol Stream North Avenue and Schmale Road TIF District.
Motion was seconded by Brian Harris, All ayes. Motion carried.

Mayor Saverino moved to appoint himself as Chairman of the Joint Review Board for the
Carol Stream North Avenue and Schmale Road TIF District. Motion was seconded by
Rick Gieser, All ayes. Motion carried.

Thomas P. Bayer turned the meeting over 10 Chairman Frank Saverino, Sr.

Thomas P. Bayer of Klein Thorpe and Jenkins, Ltd, presented the Joint Review Board
Statutory Duties in regard to the proposed establishment of the North Avenue and
Schmale Road TIF District. William Farley inquired as to whether a quorum was required
at the Jomt Review Board meeting. Thomas P. Bayer responded by stating that a quorum
was not needed to conduct business at the meeting and a motion would be carried by a

majority of those present and voting.
Nortn Ave! Schowle Rel
Uart Code 022/ 030/8:..



Atachwect H

Robert Rychlicki of Kane, McKenna and Associates, Inc. presented an overview of the
proposed Redevelopment Project Area for the North Avenue and Schmale Road TIF
District which included the Eligibility Qualifications and the Redevelopment Plan.

Representatives for Community Unit School District No. 200 raised concerns regarding
reclassitication of the land use from commercial and industrial 1o residential, the length of
the TIF, and future additional TIF plans for North Avenue. The Village staff responded 1o
these concerns by slating that reclassifying the land use would require the JRB (o amend
the TIF Redevelopment Plan and was not in compliance with the Village's Compre-
hensive Plan, Tn addition il 15 not in the best interest of the Village to reclassify it
residential since the Village depends on sales tax revenues. Through financial analysis it
the TIF could be shortened after review of annual financial reports if circumstances
warranted it. There are presently no plans to create another TIF for North Avenue.

Robert Rychlicki stated that the next step was to publish two separate notices in the
newspaper of the public hearing to be held on November 21, 2011 at the Village Hall,
mail notices of the public hearing to each taxpayer of record within the Redevelopment
Project Area, and to each person on the Village’s TIF Interested Parties Registry.

Chairman Frank Saverino, Sr. moved to recommend approval of establishing the proposed
TIF District to the Village Board and to authorize the Chairman to put the
recommendation in writing to the Village Board. Motion was seconded by Rick Gieser.
Voting was as follows:

Village of Carol Stream - Aye

College of DuPage Community College District 502 - Aye
Community Unit School District No, 200 - Aye

Carol Stream Park District - Aye

Public Member — Aye

Motion carried. The recommendation will be presented in writing to the Village of Carol
Stream Board and the Public Hearing will be held on November 21, 2011, If approved by

the Village Board, members will be notified each year in writing of the annual meeting.

Brian Harris moved to adjourn the meeting. Motion was scconded by Chairman Frank
Saverino, 8r. Meeling was adjourned at 10:44 a.m,

Prepared by LaVon McGhinnig
Administrative Asgistant

Nortn Ave [Gchmate £d
Unit Code 032/0ds 3>



VILLAGE OF CAROL STREAM, ILLINOIS
NONMAJOR GOVERNMENTAL FUNDS

COMBINING BALANCE SHEET

April 30, 2012 m K

North Avenue/

Motar Fuel Geneva Schmale Road
Tax Crossing TIF TIF Total
ASSETS
Cash and Invegstments $ 2639336 § 1,249,574 § - $ 3888910
Restricted Cash and Investrments - 367,141 - 167,141
Receivables
Property Taxes - 407,328 - 407,328
Due from Other Funds - 89,825 - 89,825
Due from Other Governments 77.095 - - 77,095
TOTAL ASSETS $ 27 16,421 b _2,113.868 § - 34830200
LIABILITIES AND
FUND BALANCES
LIABILITIES
Accounts Payable L) 97,752 % - 5 4817 % 102,569
Du¢ from Other Funds 3,400 - - 3,400
Advances from Other Funds - - 29,537 29,537
Deferred Revenues - 407,328 - 407 328
Total Liabilities 101,152 407.328 34,354 542,834
FUND BALANCES
Restricted
Debt Service - Reserve - 367141 - 367,141
Economic Development - 1,339,399 - 1,339,369
Maintenance of Roadways 2,615,279 - - 2,615,279
Unrestricted
Unassigned (Deficit) - - (34.354) (34.334)
Total Fund Balances 2,615,279 1,706,340 (34,354) 4,287.465
TOTAL LIABILITIES AND
FUND BALANCES $ 276431 § 2113868 % - § 48302900

Nodh Ave] Schowle Rd
Uni+ Code O22[0d0[32

Sce accompanying notes 1o financial statements.



WILLAGE OF CaROL STREAM, [LLINIE

WORMAIOR GOYVERNMENTAL FLIWDS

COMEMNNTMG SCHEDULE OF REYVENLUES, EXPEMEHTLRES
AND CHAMGES TN FUW D BALANCES - BUDGET ARD ACTLRL % F
Fee the Weer Ended Aprit 10, 2012

oter Fuel Tax Geneva Cressing TIF Meeth AverafSchmake Raad TIF Todds
Original Fina® Crrigiral Funal Criginal Final Original Final
Buiget Budgel Actual Budeet Budget Actuad Bodpet Budges Az Budget Budge Actual
REVEHUES
Taxes
[nenemental Taxes H - H . H - 3 SRCUH 3 MH) 0 3 366000 % - -1 - 5 - H HHLOOD 5 0007 f IE6.002
Inergonemaneral
Albements [RICER T 1048, 000 L173,047 - - - - - - 1,048,000 1,043,003 1,173,747
levestment Irscome 10,004 10 0HE 19 S0 SH 179 - - - 10500 10,500 4528
Total Revenues 1053004 1 05B HH: L17E 106 S0 5 200 564 g, 141 - - - 135854 1,358 5 15443717
SXPEMDITURES
Currsma
reneral Govermmend . - - . - - - - - 40000 34354 - 40K 41
Highways and Streets F12,500 SILEH 3372 - - - - - - 51250 592,500 ITAN
Dbt Service
Principal Retiremen - - - 220,000 120060 2200 - - - 2200 220,000 120090
Trazrest ang Fiscal Cherges - - - 156,715 L51,733 151,51 - - - 150,735 151,735 131,504
Todal Expenditures 03500 h ] 33TATE LI L] 371,735 371,57 - 40000 34354 383235 923315 63 400
EXCESS {T&FICIENCY) CFREVEMNLIES .
CYER EXPENDITURES 45500 545,500 TR TS 179235} (PL255 153939 - (400000 134.159) 473.2565 434355 150877
OTHER FINANMCING SOFURCES (USES) -
Traesters En - - - 130000 [ELT 114,169 - . - 130,00 [EIALLL 114,155
Toead Onher Fzancing Sources [Lise] - - - L34 4K | 30LHM 114,15 - - - 130,000 L350 [HHY 1b4, 168
WET CHANGE [W FLKT BALANCE =5 S50 3 345 ShQ THEIM4 S A9 765 f 53 1ol [ (] S - - 3 [A0,000 34154 3 505255 § 554265 ALE, 126
FUMND BALAMCE, BHAY 1 1624 558 1550 54 - 1422312
FUND BALAMCE {DEFICIT) APRIL 30 1 IoisaTe i L7065 4 134] -3 datv et

‘North ave| Schwsle R4
Uni Code o03alo3ofs2

(See independent zuditor's report.)
-89- -0



Certified Public Accountants & Advisors

o bt Members of American Institute of
l IC . Certified Public Accountants

1415 W, Diehl Road, Suite 400 » Naperville, IL 60563

INDEPENDENT AUDITQOR'S REPORT ON COMPLIANCE WITH
STATE OF ILLINOIS PUBLIC ACT 85-1142

The Honorable Mayor
Members of the Board of Trustees
Village of Carol Stream, Illinois

We have audited the financial statements of the governmental activities, the business-type
activities, each major fund and the aggregate remaining fund information of the Village of Carol
Stream, Tllinois (the Village) as of and for the year ended April 30, 2012, which collectively
comprise the Village’s basic financial statements, and have issued our report thereon dated
August 31, 2012, The financial statements are the responsibility of the Village’s management,
Our responsibility is to express an opinion on the eligibility for costs incurred incidental to the
implementation of the redevelopment plan and redevelopment projects associated with the
Geneva Crossing TIF District pursuant to Subsection (q) of Section 11-74.4-3 of the Illinois Tax

Increment Redevelopment Allocation Act.

Qur audit was made in accordance with auditing standards generaltly accepted in the United
States of America. Those standards require that we plan and perform the audit to obtain
reasonable assurance about whether the basic financial statements are free of material
misstatement. An audit includes examining, on a test basis, evidence supporting the amounts and
disclosures in the financial statements. An audit also includes assessing the accounting
principles used and significant estimates made by management, as well as evaluating the overall
financial staternent presentation, We believe that our audit provides a reasonable basis for our
opinions, |

The Village of Carol Stream, Illinois” management is responsible for the Village’s compliance
with laws and regulations. In connection with our audit referred to above, we selected and tested

transactions and records to detemmine the Village’s compliance with State of Illinois Public Act
85-1142, “An Act in Relation to Tax Increment Financing.”

The results of our test indicated that for the items tested, the Village of Carol Stream, Illinois
complied with Subsection {(gq) of Section 11-74.4-3 of Public Act 85-1142. ‘
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