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readily available for public inspection and distribution, in sufficient number, at my
office as Legal Director and ex officio Keeper of the Records and Seal located in the
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IN WITNESS WHEREOF I have affixed hereto my official signature and the seal

of the City, this 11th day of October, 2005.

T

LEGAL DIRECTOR AND'EX OFFICIO
KEEPER OF THE RECORDS AND SEAL




Igf C.R. sub: C.R. passed: CR.#

ORDINANCE NO. 2005-195-0

AN ORDINANGE ADOPTING THE RIVER OAKS REDEVELOPMENT PLAN AND
PROJECT

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF ROCKFORD, ILLINOIS,
that the River Oaks Redevelopment

WHEREAS, the City Council wishes to adopt the River Oaks Redevelopment Plan and
Redevelopment Project (the “Plan”) in order to adopt Tax Increment Financing pursuant
to the Tax Increment Allocation Redevelopment Act (Ch. 65 llil. Compiled Stat., para.
5/11-74.4-1 et seq.) (“The Act”) for real property taxes in an eligible area; and

WHEREAS, pursuant to paragraph 5/11-74.4-5 of the Act, a public hearing was held
relative to the River Oaks Redevelopment Plan on September 19, 2005, at Trinity
LLearning Center, 207 N. 18t Street, Rockford, lllinois; and

WHEREAS, due notice of this public hearing was given to taxing districts, property tax
payers within the proposed Area, and other “interested parties” pursuant to the Act; and

WHEREAS, the River Oaks Redevelopment Plan set forth the factors constituting the
need for conservation in the proposed redevelopment area, and the City Council has
reviewed testimony concerning such need presented at the public hearing and has
reviewed other studies and is generally informed of the conditions in the River Oaks
Redevelopment Project Area as said term “conservation” is used in the Act.

WHEREAS, the City Council has reviewed the conditions pertaining to lack of private
investment in the proposed River Oaks Redevelopment Project Area to determine
whether private development would take place in the River Oaks Redevelopment
Project Area as a whole without the adoption of the proposed River Oaks
Redevelopment Plan.

WHEREAS, the City Council has reviewed the conditions pertaining to real property in
the proposed River Oaks Redevelopment Project area to determine whether contiguous
parcels of real property and improvements thereon in the River Oaks Redevelopment
Project Area would be substantially benefited by the proposed redevelopment project
improvements.

WHEREAS, the City Council has reviewed its River Oaks Redevelopment Plan and
Comprehensive Plan for development of the municipality as a whole to determine
whether the proposed River Oaks Redevelopment Plan conform to the Comprehensive
Plan of the City;




NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF
ROCKFORD, ILLINOIS, THAT:

1.

The City Council hereby makes the following findings:

a.

The area constituting the proposed River Oaks Redevelopment Project
Area in the City of Rockford, lllinois, is described on Exhibit A, attached
hereto and made part hereof.

There exist conditions which cause the area proposed to be designated as
a Redevelopment Project Area to be classified as a “blighted - area” as
defined in Section 5/11-74.4-3(b) of the Act.

The proposed River Oaks Redevelopment Project Area on the whole has
not been subject to growth and development through investment by
private enterprise and would not be reasonably anticipated to be
developed without the adoption of River Oaks Redevelopment Plan.

The North River Oaks Redevelopment Plan River Oaks Redevelopment
Project conforms to the Comprehensive Plan for the development of the
municipality as a whole.

The parcels of real property in the River Oaks Redevelopment Project
Area are contiguous and only those contiguous.parcels of real property
and improvements thereon which will be substantially benefited by the
proposed improvement are included in the proposed River Oaks
Redevelopment Project area.

The estimated date for final completion of the River Oaks Redevelopment
Project is 2028, which is twenty-three (23) years from the effective date of
ordinances adopting the River Oaks Redevelopment Project and
designating River Oaks Redevelopment Area.

The estimated date for retirement of obligations incurred to finance the
River Oaks Redevelopment Project costs shall be not later than 2028,
which is twenty-three (23) years from the effective date of the ordinance
adopting the River Oaks Redevelopment Plan and River Oaks
Redevelopment Project and designating River Oaks Redevelopment Area.

The River Oaks Redevelopment Plan and River Oaks Redevelopment Project
which were the subject matter of the hearing held September 19, 2005, is hereby
adopted and approved. A copy of the River Oaks Redevelopment Plan and
River Oaks Redevelopment Project marked Exhibit “B” is attached to and made a
part of this Ordinance.




All orders, resolutions, or ordinances in conflict herewith are hereby repealed insofar as
such conflict exists, and this Ordinance shall take effect immediately upon its passage,
approval, and publication, as required by law.

A full, true and complete copy of this Ordinance shall be published within ten (10) days
after passage in pamphlet form by and under authority of the Corporate Authorities.

Err A

~ LEGAEDIRECTOR 7?
PASSED: 10/3/05 APPROVED: A0/11//05 PUBLISHED: 10/11/05

ATTESTED and FILED in m fﬂcet 11th day of October , and published
mwpb his _llthday of / October , 2005

Ledal Director &rdex officio

Kéeper of the Records and Seal

Published in pamphlet form this 11th day of October | 2005 by order of the City
Council of the City of Rockford, lllinois.
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I. INTRODUCTION
The R1ver Oaks Redevelopment Plan and Project (the “Plan and Project”) has been prepared,

'_pursuant to the Tax Increment Allocation Redevelonment Act, Illinois Compiled Statutes, Chapter 65,

5/ 11-74.4-1 (heremafter referred to as the “Act), as a guide for the development and revitalization of an
area surrounding the former River Oaks. The River Oaks Redevelopment Project Area (the “RPA”) is
located in the southwestern quadrant of Rockford, Illinois north of US 20 and on the west side of the

| Rock River. The maJor road providing access to the site is South Main Street (IL Route 2), whlch frontsr :
-the pI’OJ ect area both to the west and east. The boundaries for the RPA are generally described as follows:

In general on the north by Marchesano east by the Rock Rlver, south by 2430 South

 Main Street and to the west by South Main Street Wthh includes the properties facing South

Mam (a map for the proposed RPA is attached as Appendlx I)

The RPA 1nc1udes the former, and recently demolished, R1ver Oaks Retirement Home s1te and
the three parcels of land located 1mmed1ate1y north of that site. The immediate neighborhood surrounding

' the RPA is a mixed-use area of commercial retail, single-family residential, and vacant land. Directly to

the west is the La Rose Drive-In Market, and further to the south, also on the west side of South Main

Street, is a Clark Gas Station/Convenience Store at its intersection with Pond Street. Continuing south

toward US 20 is a mixture of vacant land and scattered s1ng1e-fam11y residential housing. ~ Other

commercial developments in the area include {Corey s Bluff}, River View Mobile Home Park, a Shell

Gas Station/Convenience Store located at Prairie and South Main Streets south of the site, and the

Blackhawk Fire Department. Dlrectly to the north- and south of the property are single- famlly re31dences.

and the Rock River.

Until recently derriolished, the largest building on the site was the former RiVer Oaks Retirement

Home. Prior to being vacated, it was a full service rooming house in which the tenants rented month to

month. It was occupied predominately by older retired tenants. This building was originally constructed

as the Bastern Star & Masonic Home in 1920, providing housmg for widows of housing for the Masornc

Temple members. It was one of a chain of such homes built across the country. Checking the city |

directories for every five years to determine when changes occurred at this location, the name was

shortened to simply the Eastern Star Home in 1940 and then changed again in 1950 to the Eastern Star

Home for the Aged. This closed in 1978 but was quickly reopened in 1979 as the River Oaks Retirement

Home. This is what it remained until it closed in 2001.




Thatcher Blake once occupied a former residence located in the northern portion of the proposed
project area. Thatcher Blake was a co-founded of Rockford, along with Germanicus Kent. They were the
first permanent Euro-American settlers to the area. Thatcher, his wife and adopted daughter apparently
occupied the site in 1851 and until his death on October 8, 1880.

Reference to mounds in the Eastern Star Site located in the northeast corner of the ‘proposed Tax
Tncrement Fi inancing (TIF) District were referenced in an article published by Rockford Regzster Republzc
on October 22, 1960. Peters and Wackman (University of W1scons1n-M11waukee) scientifically
investigated the site in 1972. They recorded one mound. Tests revealed negative results and no cultural
material, human remains, or mounds were observed. A Phase I field investigation was.completed on the
site with negative results in March 2005, This site will NOT be impacfe_d by the propoSed TIF.

» The RPA as a whole was first subdivided in 1872 as part of an Assessor’s Plat of the entire
section. The earliest development on anything other than South Main Street itself was on Pond Street
where the Eight Oaks Subdivision was created in 1892, with two homes being listed there in the 1911 city
directory. The earliest development to follow on aﬁy other street was on Ogilby Road (three homes listed
in the 1920 directory) followed by Blackhawk Avenue (three homes in 1925). The latter occurred as part -
of the Blackhawk Subdivision recorded in 1917, and increased to eight homes in 1930. Based on city
directory listings, most of the homes in this éréé have historically been occupied by wbrking class
individuals — janitors, machinists, and store clerks and, in at least two instances, men ‘Who worked at
Camp Grant. The main exception to this was Park View Terrace where the three homes built in the 30s
were occupied by managers and professionals. The homes on this secluded street probably hold the most .
historical significance based on their construction as an enclave in the 1930s and on théif architecture.

Historically, the only non-residential development in the RPA occurred along South Main Street
itself. While the 1913 Sanborn map does not extend as far south as the River Oaks site, it doe‘s show that
the area to the north of it consisted primarily of vacant land and residential housing with a smattering of
nonresidential structures such as the Forest City Dairy, S. Burpont’s Greenhouse‘and-Dr, Broughton’s

Sanitarium. The last was on the same site now occupied by the Corpus Christi Monastery and Poor Clare

Convent. As early as the 1930s, development along South Main centered around the automobile with at

least three service stations in 1935. The 1939 directory lists Jackson’s Texaco Trailer Camp and filling
station on the west side of South Main Street between Pond and Clifton, making it the first of four trailer

camps that were ultimately opened along this stretch of South Main. The Eastern Star Home and the




homes‘ along Park View Terrace were the only significant developments to occur between Main Street and

- the Rock River until the mid-1950s when additional trailer camps were opened at 2514 (the Shady Nook
_ Traller Camp) and at 2530 South Main (the Blackhawk Trailer Camp) The Clark Oil Super Station now

located at 2439 South Maln was originally on the east side of the street at 2630 makmg the move
northward in the early “70s. By 1977, a third trailer camp was listed in the city d1rectory on the east side
of the roadway at-2710 South Main

_There is one important facility in the immediate V1cm1ty that lies outside the RPA, just west of

South Main Street — Klehm Arboretum, The 155-acre site that the arboretum sits on began as Rockford |
"‘Nursenes 1n 1910 under the ~ownership of William Lincoln Taylor, a landscape architect. Many of the E

| rare trees on the site are a result of experimental plan‘ungs by Mr. Taylor. The Klehm family bought the |

nursery in 1968, ‘maintaining the-land until 1985, They donated the land to the Winnebago County Forest
Preserve District with the stipulation that it be maintained as an arboretum,  Current plans call for

modification of the intersection of South Main Street and Clifton Avenue to allow Klehm direct access to

~South Main Street,

Today, factors such as the increasing physical deterioration and functional obsolescence of
bu1ld1ngs and 81tes within the River Oaks Redevelopment Project Area are' evidence to the area’s
continued decline as a viable residential area. _ 7

The River Oaks Redevelopment Project Area and Plan are being created in connection with a
proposed two-phase redevelopment of the now vacant land at the River Oaks building site. Phase I would
consist of the construction of 63 for-sale condominium townhomes with a river walk path stretching along
the west side of the development. - In addition, the mobile home park to the west, one 2-family residential
structure and one business (not currently included in the RPA) are proposed to be removed at some point
in the future. This and a second phase will require the either an amendment to this RPA or the creation of
anew RPA in the future. The second phase is expected to include the construction of additional homes
with public infrastructure improvements. Phase II is expected to require the removal of the mobile home
park to the south of the River Oaks site.

The proposed developer has championed the cause to create market-rate residential opportunities
in this South Main area. This followed a number of unsuccessful attempts by the Rockford Local

Development Corporation over the last several years to find users for the River Oaks site, Because of the

~ building’s dilapidated condition and unique configuration, its presented limited options for reuse. Still,

the steady traffic counts, the Rock River, as a scenic amenity, and surrounding neighborhood activity for




the area are deemed strong enough to support healthier residential activity. The proposed developer has

proposed a redevelopment concept for the former River Oaks site that Would not only brlng new

~ development into the area but' would also be expected to stlmulate further redevelopment and

rehabilitation of existing occupied and vacant structures within the area. o :
i In order to eliminate the potential blighting conditions as well as to create new-and affordable

residential opportunities for the southwest quadrant, the City has determined that a "projeot to acduire

cleat, and redevelop the former River Oaks property for a res1dent1a1 use development would be in the

best interests of the community. The City believes that such a project can only be undertaken by the
private sector with public sector ass1stance In order to assist in such an effort the Clty has determmed
that it will use various powers granted to it under the Act. , -

The adoption of the River Oaks Redevelopment Project Area and Plan will allow the City to

encourage private investments and neighborhood rev1tal1zat10n through a series - of redevelopment

projects, thereby stabilizing and expanding the tax base for all local taxing bodies.

The River Oaks Redevelopment Project Area has been found to be a in part a blighted area” and in
part a conservat1on area” as defined by the Act. The Act states, “on and after November 1, 1999,
“blighted area,” means any improved or vacant area within the boundaries of a redevelopment pI'OJ ect area
located within the territorial limits of the mummpahty, based upon a finding that any ﬁve our of a total of
thirteen factors as provided by the Act. A “conservation area” means any. improved area within the
boundaries of a redevelopment project area located within the territorial limits of the mumclpallty in
which 50% or more of the structures in the area have an age of 35 years or more. Such an area is not yet a
blighted area but the presence of a combination of 3 or more certain factors"would "'re’»sult in its being
considered detrimental to the public safety, health, morals or welfare and such an aféa‘ may become a
blighted area. In the River Oaks Redevelopment Project Area, which has been fotlnd to contain'ﬁndings
for a combination as both a blighted area and a conservation area, the qualifying factors foundj in evidence
(including certain factors in place prior to the demolition of the former Rivetr Oaks Reti_rement Center)
included (but were note limited to): dilapidation; deleterious layout or Jand use: excessive_ land coverage
and overcrowding; obsolescence; deterioration; lack of community planning; and 50% of the buildings in
the RPA have an age of 35-years or more. A summary on the findings found for the RPA is contained
within Appendix IV. The City considers it vital that the River Oaks Redevelopment Project Area be
revitalized and strengthened to ensure that it will contribute to the economic, physical, and social well

being of the Rockford community.




The River Oaks Redevelopment Project Area, on the whole, has not been ‘subject to growth and

development through investment by the private sector and would not reasonably be anticipated to be

- developed without the continued implementation of the Redevelopment Plan. Prior to demolition, the
‘River Oaks Retirement home was functionally obsolescent by current standards for nursing homes/g group
“homes; the cost of acquiring it and of building new housing on it makes it-economically impossible to

develop without the assistance of a Redevelopment Project Area The high visibility of deteriorating

propert1es in the area and on this main thoroughfare makes it a pnonty for City action 1f successful

’ redevelopment activities are to have a chance to take place

The Redevelopment Plan is designed to encourage, where feasible, the retention of those existing

owner occupants and to stimulate private investment and redevelopment through public actions and

commitments. It does not propose to substitute public investment for private investment. Rather, public

investment will be used to leverage private investment as a means to transform the River Oaks

- Redevelopment Project Area into a stable environment that will meet the needs of the adjacent

- neighborhoods. The City, therefore, commits itself, in the adoption of the Plan, to the implementation of

a comprehenswe program for the redevelopment of the River Oaks Redevelopment Project Area,

The creatlon of the River Oaks Redevelopment Project Area is expected to have no. meamngful
fiscal impacts upon the other taxing dlstrlcts. The fiscal impact to be caused via the revitalization efforts
for the RPA is expected to be wholly carried by the City and the private sector. Also, even though the
number of residential units are anticipated to increase within the area as a result of redevelopment
activity, the nature and character of the type of units being considered are not expected to result in an |
increase of new school-aged children into the Rockford school district. Therefore, the potential increase
in the number of residential units in the area is not anticipated to result in increased service demands upon
the Rockford Public Schools, Rock Valley College, or the Rockford Public Library. No service demand
impacts are anticipated for the Rockford Park District, Greater Rockford Airport Authority, Rock River
Water Reclamation District, Winnebago County, and Winnebago County Forest Preserve. The other
taxing districts may or may not be impacted by at least temporally not participating in the receipt of new
tax revenues due to the anticipated incremental growth of equalized assessed values within the River Oaks
Redevelopment Project Area; however, it should be noted that without the creation of the River Oaks
Redevelopment Project Area to stop and reverse the economic and physical decline evident, the other
taxing districts could continue to experience the stagnation or loss of existing tax revenues from this area.

In view. of the minimal impacts likely fo result from the creation of the River Oaks Redevelopment




Project Area, the City of Rock_ford has determined that no programs to mitigate any impacts _up()n the
other taking districts will be required, but the City will allow for a contingency ir_irits p'lanncd RPA Budget 7'
to protect the taxing districts from such an eventuality. . | | o S
“To assure that the required public support is forthcoming, the Cii:y intends, pursuant to "t.he.'Act, to
“create the River Oaks Redevelopment Plan and Project; to-define a River Oaks'Pfoje’ct Aréa on the
_ southwest side of Rockford and to finance the resulting redevelopment costs with proceeds derived from
property tax increment revenues and other public resources if necessary. ‘Tax 1ncrement ﬁnancmg must
assume the lead role in providing a catalyst for private redevelopment by ehr_nlnatmg the _-adverse
conditions that have precluded intensive private investment in the past. The Rivefr Oaks Rcdcvelopment
Plan and Project enable the City to partner with the prlvate sector in a unlﬁed pubhc-prlvate
rcdevelopment effort for the River Oaks Redevelopmcnt Project Area. o
‘The Clty of Rockford cannot implement this Redevelopment Plan, due to the magnltude of the
public investment that is required, without the use of tax increment financing. Thevult;mate benefit of the
-Redevelopment Plan and Project will accrue to the City as a whole in the form of a signiﬁcantiy eXpahdcdr
tax base, improved selection of goods and services, and affordable housi’ng‘ and  employment

opportunities.

Summary

It is found and declared by the City, through legislative actions as required by the Act, that in |
order to promote and protect the health, safety, and welfare of the public, that cértain conditions that have
adversely affected redevelopment within the RPA need to be addressed, and that ‘rcdeVeloprhent of such
areas must be undertaken; and, to alleviate the existing adverse conditions, it is necessary to encourage
private investment and enhance the tax base of the taxing districts in such areas by the development ot
redevelopment of certain areas. Public/private partnerships are determinednto be necessary in order to
achieve development goals. Without the development focus and resources provided under the Act, the
development goals of the municipality would not reasonably be expected to be achieved..

It is found and declared by the City that the use of incremental tax revenues derived from the tax
rates of various taxing districts in the RPA for the payment of redevelopment project costs is of benefit to

said taxing districts. This is because those taxing districts whose jurisdictions include the Redevelopment




Project Area would not derive the benefits of an increased assessment base without addressing the
coordination of redevelopment.

It is further found and certified by the City, in connection to the process required for the adoption

rof this Plan and Project pursuant to 65 ILCS Section 5/11-74.4. 3(n)(5) of the Act, that this Plan and

'PrOJect W111 not result in the displacement of ten (10) or more inhabited residential units. Therefore, this

Plan and Project does not include a housing impact study since none is required given this finding by the )

City.

 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 1mprovements and other costs

vare funded by TIF.




II. RIVER OAKS REDEVELOPMENT PROJECT AREA BOUNDARIES
(Refer to Map attached as Appendix I)

LEGAL DESCRIPTION | |
LEGAL DESCRIPTION FOR RIVER OAKS PROPOSED TIF AREA:

t .
23xx S. Main St., 11-34-204-001

| ,Paft of th Twenty-five (25) as designated upon the Assessor’s Plat of Sections 34 and 35, Township 44 .
‘North, Range 1 East of the 3"d'Principal Meridian, bounded and described as follows, to-wit: Beginning
- at the intersection of the extended South line of Cole Avenue with the West bank of the Rock River;

‘thence West along the extended South line of Cole Avenue to its intersection with the East line of South

Main Street; thence North along the East line of South Main Street a distance of 100.0 feet; thence West,

- parallel with the extended South line of Cole Avenue, to the West bank of the Rock River; thence South

along the West bank of the Rock River to the point of beginning; situated in the County of Winnebago
and State of Illinois, and;

2318 S. Main Street, 11-34-204-002

K Part of the Wést part of the Northeast fractional quarter of Section 34, T ownship 44 North, Range 1 East

.

of the 3 Principal Meridian, bounded and described as follows, to-wit: Beginning on the point of
intersection of the Easterly line of South Main Street as now laid out and used, with the South line of Cole
Avenue as designated upon the plat of Busky’s Subdivision, extended Easterly to the Easterly line of
South Main Street; thence Southwesterly along the Easterly line of South Main Street, 146,77 feet, more
or less to the Southerly line of premises conveyed by Elizabeth A. Hawkes et al to Mary H. Ogilby by
Warranty Deed dated June 16, 1897 and recorded in Book 181 of Deeds on page 273 in the Recorder’s
Office of Winnebago County, Illinois; thence Easterly along the Southerly line of said premises so
conveyed to Mary H. Ogilby as aforesaid to the Westerly bank of Rock River; thence Northerly along the
Westerly bank of Rock River to the point of intersection of said River Bank with the South line of Cole
Avenue as designated on the plat of Busky’s Subdivision extended East to the Westerly bank of Rock
River; thence West along the Southerly line of Cole Avenue so extended East to the place of beginning,
excepting therefrom that portion deeded to the people of the State of Illinois, Department of
Transportation by deed recorded on Microfilm No, 7810-1431 and described as follows: that part of
Northeast fractional quarter of Section 34, Township 44 North, Range 1 East of the 3™ Principal
Meridian, in Winnebago County, Illinois, described as follows: commencing at the Northeast corner of
Lot One (1) of Hultberg & Camlin Subdivision; thence Easterly along the extension of the North line of
Lot One (1) of said Hultberg & Camlin subdivision a distance of 85.87 feet to the point of beginning;
thence Southwesterly along the arc of a curve to the right having a radius to 1, 153,92 feet, the tangent of
which makes an angle of 100 degrees 35 minutes 14 seconds to the right of the prolongation of the last
described course at the last described point a distance of 148.57 feet to a point on a line 990 feet due
South of the North line of said Section 34; thence West along said line a distance of 7.00 feet, more or
less, to the Easterly line of South Main Street; thence Northeasterly along the Easterly line of South Main
Street a distance of 146.77 feet, more or less, to said extended North line of Lot 1 of Hultberg & Camlin
subdivision; thence Easterly along said North line a distance of 17.48 feet, more or less, to the point of
beginning, in Winnebago County, Illinois; situated in the County of Winnebago and State of Illinois, and;




2324 S. Main St., 11-34-204-003

Part of the West part of the Northeast quarter of Section 34, Township 44 North Range 1 East of the 3™
Principal Meridian, bounded as follows, to-wit: Beginning on the Westerly bank of the Rock River, at a
point 15 chains due South of the North line of said Section 34, thence West to the Bast line of South Main
Street, thence Southerly along the East line of South Main Street 69.37 feet, thence Southeasterly 104 feet
to a point on top of the bank of Rock River, distant 107.6 feet Southerly from the North boundary line of
the premises hereby described, thence continuing Southeasterly in a straight line to the Westerly bank of
Rock River, thence Northerly along the Westerly bank of the Rock River to the place of beginning;
excepting therefrom the following described property, containing 337 square feet, more or less, which
was conveyed by Norman M. Bergeson and Rena Bergeson to the people of the State of linois for
highway purposes, by deed dated J anuary 25, 1978, and recorded March 10, 1978, on Microfilm No. 78-
06-0723:  that part of the Northeast fractional quarter of Section 34, Township 44 North, Range 1 East of
the 3™ Principal Meridian, in Winnebago County, Illinois, described as follows: commencing at the
Northeast corner of Lot 1 Hultberg & Camlin subdivision; thence Easterly along the extension of the
North line of said Lot 1, a distance of 85.87 feet; thence Southwesterly along the arc of a curve to the
right, having a radius of 1,153.92 feet, the tangent of which makes an angle of 100 degrees, 35 minutes,
14 seconds, to the right of the prolongation of the last desctibed course at the last described point, a
distance of 148.57 feet to the point of beginning, said point being on a line 990 feet due South of the
North line of said Section 34; thence continuing along said curve to the right, a distance of 72.58 feet to

as described in document No. 1181737 recorded March 1, 1968, in the County of Winnebago; thence
Northwesterly along said Southerly property Line A distance of 3.52 feet, more or less, to the Easterly
line of South Main Street; thence Northeasterly along the right of way line of Main Street, a distance of
69.37 feet to a point on a line 990 feet due South of the North line of said Section 34; thence East along
said line a distance of 7.00 feet, more or less, to the point of beginning, containing 337 square feet, more
or less; all situated in the County of Winnebago and State of Illinois, and more commonly known as 2324
South Main Street, Rockford, Illinois, and,;

2400 S. Main St., 11-34-204-005

Part of the North Half (1/2) of Section Thirty-four (34), Township Forty-four (44), North, Range One (D
East of the Third (3" Principal Meridian, bounded and described as follows, to-wit: Commencing at the
Northwest corner of Parkside Subdivision, the Plat of which Subdivision is recorded in Book 21 of Plats
on page 121 in the Recorder’s Office of Winnebago County, Illinois; thence North 37 degrees 48°10”
East, along said centerline of South Main Street, 470.63 feet to the point of beginning for the following
described tract, thence continuing North 37 degrees 48’10 "East, along said centerline, 390.71 feet to a
point of curve; thence Northeasterly, along said centerline and along a circular curve to the left having a
radius of 1,352.86 feet and whose center lies to the Northwest, an arc distance of 155.13 feet (the chord
across the last described circular curve course bears North 33 degrees 51°01”’ East, 155.27 feet); thence
South 59 degrees 38°47** East, along the Southwesterly line of premises conveyed by Laforges to Oscar
Eck by Deed dated October 2, 1906 and recorded in Book 233, page 74, extended Northwesterly and
along said Southwesterly line, a distance of 129 46 feet to its intersection with the West bank of Rock
River; thence South 03 degrees 42749 West, along said West bank, 255.18 feet; thence south 13 degrees
13°53”” West, along said West Bank 213.22 feet to its intersection with the Northeasterly line of premises




conveyed by Laforges to Grand Chapter of the Order of the Eastern Star by Warranty deed dated
September 26, 1922 and recorded in Book 291, page 13; thence North 76 degrees 24’407’ West, along the
Northeasterly line of premises conveyed by Laforges to Grand Chapter of the Order of the Eastern star as
aforesaid, 383.16 feet to the point of beginning, EXCEPTING THEREFROM that portion deeded to the
People of the State of [linois Department of Transportation by Warranty Deed recorded on Microfilm No.

- 7803-00086, situated in the County of Winnebago and State of Illinois,

Part of the North Half (1/2) of Section Thirty-four (34), Township Forty-four (44) North, Range 1 East of

-~ the 3! Principal Meridian, bounded and described as follows, to-wit: Beginning at the Northwest corner
-of Parkside Subdivision, the Plat of which Subdivision is recorded i Book 21 of Plats on page 127 in the

Recorder’s Office of Winnebago County, Illinois; thence North 37 degrees 48’10 East, along the

_centerline of South Main Street, 470.63 feet to its intersection’with the Northeasterly line of premises
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III. GOALS AND OBJECTIVES OF THE RIVER OAKS REDEVELOPMENT PLAN _

1.

Create and preserve an environment within ‘the River Oaks Redevelopment Project Area,

which will protect the health, safety, and general welfare of the City.

Redilce, remove and alleviate detrimental conditions; check: decline -and deterioration; to

prevent the River Oaks Redevelopihent Project Area from becoming éi;bje_ct' to. potential

blighting conditions through rehabilitation, adaptiveAreuse or elimination of subs’tandtard and

obsolescent buildings which présently detract from the functional unity, v' aesthet_ic:appearance '

and economic welfare of this Area; and establish the means to prevent recuffénce of such

conditions.,

. Enhance and strengthen the economic well-being within the River Oaks Redevelbpment Project

Area by encouraging private investment and reinvestment, through public.“ﬁnah‘cing' ‘vehicles,

to increase business activity, create new housing and job opportunities; and enhance and

restore the tax base of taxing districts extending into the Area, _
Address the need for economic feasibility, cost efﬁciency, and- economies of scale in

devélopment through encouraging coordinated development of funotionally and aeSthetically

integrated projects through prudent appropriate acquisition and assemblage of parcels and

structures for rehabilitation, adaptiVe reuse or clearance,

Encourage common management in development projects, which may provide bost efficient
maintenance, utilities, and other annual costs; and may also pro(fide coordinated marketing
techniques and strategies. -

Improve appearance of buildings, right-of-ways, and open space, and encoufag’e high standards
of design to create an attractive environment, compatible with efficiency of opera'tion and
economic relationships. . ._
Emphasize and pfeserve unique features Within the River Oaks Redevelopment Project Area to
distinguish it from other areas within the City. _

Establish and maintain adequate and safe vehicular and pedestrian circulation, including street
construction, street resurfacing, curbs, gutters, street lighting, signage, and plan.ti'ngs, and

adequate off-street parking in locations easily accessible for patrons residents,
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IV.  COMPREHENSIVE PROGRAM FOR REDEVELOPMENT OF THE RIVER OAKS
REDEVELOPMENT PROJECT AREA

A. »Redevelopment Project Activities - The following redevelopment project actiViﬁes shall be

implemented to reduce or eliminate those adverse conditions, the existence of which qualified
| the River Oaks Redevelopment Project Area as a “conservation area”. The activities may

~include, without limitation, the following:

1. Planning and Professional Services - Studies én_d surveys, plans and
specifications; professional services Aincluding, but not limited fo, architectural,

engineering, legal, marketing, financial, appraisal, planning or special services,

2. Acquisition - Property assembly, including, but not limited to, acq_uiSition of land and

other property, real or personal, or rights or interests thefein, demolition of buildings, o

and the clearing and grading of land. The City may pay relocation costs to the extent
that the City determines that relocation costs shall be paid or is required to make
payment of relocation costs by Federal or State law.

Properties may be acquired by the City of Rockford and either (1) be sold or leased
for private rehabilitation or redevelopment, or, (2) cleared of all improvements and sold
or leased for private redevelopment, or, (3) sold, leased or dedicated for construction of

, public works or improvements, If the City of Rockford makes a determination that

certain other properties should be acquired or that certain properties should not be

acquired, it may, by resolution, change the acquisition schedule without the necessity |

of amending this plan,

3. Rehabilitation - Rehabilitation, reconstruction, repair or remodeling of existing

buildings and fixtures. Rehabilitation programs to improve the physical conditions and
appearances of single family and multi-family homes as well as other ’buildings in the
River Oak_s Redevelopment Project Area may be made available for a length of time
and dollar amount specified by the Rockford City Council. All existing commefcial
buildings in the project area will be eligible. High standards of design will be
encouraged, '
The Rockford City Council may go out for proposals for the rehabilitation or
redevelopment of any City-owned property in the project area. The City may also

choose to participate on a case-by-case basis in the rehabilitation of other properties in

12




7.

the River Oaks RedeVelopment‘ Project Area if determined necessaryby the Rockford

City Council. . 7
Constructivon — Construction of affordable new single-family homes. The 'R'ockfo'rd
City Council may 80 out for proposals for the redevelopment of .}any City-owned
property in the project area. The Rockford City Council may 'palr'tic'ipate} in the
construction of new single-family homes for low- and moderate—inébine homébuyefs' in
furtherance of this Plan. The City may also choose to participéte_ on é‘Céseéby;case
basis in the construction of other properties in the RPA. if determined nec':'e_s's‘aryv by the
Rockford City Council, R S |

- Public Improvements - Construction of public works or improvements may includé, but

is not limited to a detention pond for the River Walk,Development rproposbed_ at the
former River Oaks site, street construction, street resurfacing, development and

installation of speed and traffic control devices and/or off:street 'parking_. lots? new

~sidewalks, new curbs and gutters, lighting, neighbo,_rhood entries, parks and léndscaping. .

- Issuance of Obligations - The City may issue obligations to provide for redevelopment

project costs. The City may allocate funds from either the issuance of such obligations -

or the River Oaks Special Tax Allocation Fund to pay financing costs, inclﬁding but not
limited to all necessary and incivdental expenses related to the issuéhce of dbligations
and which may include payment of interest on any obligations issued adéfuing during
the estimated period of cdnétruction of any redevelopmentvproje_ct for which such
obligations are issued and for not exceeding 18 months ‘thereafter, and including
reasonable reserves related thereto. B B o

Agreements with Other Taxing Districts - The City, to the extent the City by written

agreement accepts and approves, may pay all or a portion of a taxing dist_rict’s capital
costs resulﬁng from the redevelopment project necessarily incurred or to be incurred in
furtherance of the objectives of the redevelopment plan, Additionally, under this
provision the City may make certain payments to the Rockford School District should
any redevelopment project result in increased student population that is new to the
district, in the manner prescribed by the Act.

Payment In Liey Of Taxes - The City, to the extent the City by written agreement

accepts and approves, may make payment in licy of taxes to all of the taxing districts to

13




- compensate for temporary decreases in the current equahzed assessed value of property
within the redevelopment project area from the time of adoption of tax increment
financing until the current equalized assessed value exceeds the total initial equahzed

 assessed value of property in the project area.

9. Interest costs incurred 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 Allocatlon
Fund; ’ ,
b) - such payments in any one-year may not exceed 30% of the annual interest costs

incurred by the proposed developer with regard to the redevelopment prOJect '
during that year '

¢) . if there are not sufficient funds available in the Spemal Tax Allocation Fund to
make the payment pursuant to the Act then the amounts so due shall accrue and‘
be payable when sufficient funds are avaﬂable in the Special Tax Allocatlon
Fund; and

d) the total of such interest payments paid pursuant to this Act may not exceed

| 30% of the (i) cost paid or incurred by the redeveloper for the redevelopment
prOJect plus (11) redevelopment project costs excluding any property assembly

costs and any relocatlon costs incurred by a municipality pursuant to this Act,

10. Job Training and Retraining Projects - The City may provide for the costs of job

training and retraining projects, including the cost of programs implemented by businesses
located within the River Oaks Redevelopment Project Area.

11. Redevelopment Project Agreements - Subject to receipt and acceptance of satisfactory

project proposals pursuant to Section VI of this plan, the City may acquire or may facilitate
the acquisition of properties within the River Oaks Redevelopment Project Area for resale

or lease to private developers, development corporations, or other bodies politic.
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IV. B. Redevelopment Project Financing

1. Estimated Redevelopment Project Costs - A summary of estimated redevelopment project costs

is shown in Table I, “Redevelopment Project Costs” mean and include the sum total of al

reasonable or necessary costs incurred or estimated to be incurred, and any such costs incidental

to this redeveloprnent' plan andrredevelopment project. Such costs include, without lilhitation,

‘the costs for any:and all of the redevelopment project activities described in Section IV. A.of -
this plan, ) » v » |

The City is not subject to or liable for such cost unless the City detérmines by Ordinance

 that said cost should be incurred and paid. Table I shows the estimated total project costs to be ;

incurred. Thé'forego,ing cost estimates may not take into account the rate of inflation to be

ekperienced during implementation of the redevelopment project and plan. Cost estimates may

| be increased by thé actual rate of inflation pertaining to the nature of the cost to be incurred.

The estimate for total project costs, taking into account 'speciﬁc rates of inﬂation in reference to

pafticUlar vc»osts to be incurred, is intended to impose a ceiling on total redevelopment project

' ~ cost. It is also intended, however, that the City may make, by resolution of City Council,

adjustments in line categories of cost estimates or establish new categoﬁes permitted by the Tax

Increment Allocation Redevelopment Act without the necessity of plan amendment,

15




TABLE 1.
RIVER OAKS REDEVELOPMENT PROJECT AREA

Summary of Estimated Redevelopment Project Costs

(A)

Estimated Total
Project Costs
2005-2028 (A)

1. Planning & Professional Expenses $ 350,000

2. Acquisition & Related Expenses $1,500,000

3. Rehabilitation & Construction $ 150,000

4. Public Improvements : $1,200,000

5. Commercial ~ § 50,000

S. Costs for Issuance of Obligations , $ 75,000

6. Agreements with Other Taxing Districts $. 125,000

7. Interest Costs Pursuant to Act $ 100,000

8. Job Training and Retraining | $ 50,000

TOTAL $3,600,000

All project cost estimates are in year 2005 dollars. In addition to the above stated costs, any bonds
issued to finance a phase of the Project may include an amount sufficient to pay customary and
reasonable charges associated with the issuance of such obligations as well as to provide for
capitalized interest and reasonably required reserves. Adjustments to the estimated line item costs
above are expected. Each individual project cost will be reevaluated. in light of the projected
private development and resulting tax revenues as it is considered for public financing under the
provisions of the Act. The totals of line items set forth above are not intended to place a total limit
on the described expenditures as the specific items listed above are not intended to preclude
payment of other eligible redevelopment project costs in connection with the redevelopment of the
RPA, provided the total amount of payment for eligible Redevelopment Project Costs shall not
exceed the amount set forth above, as adjusted pursuant to the Act. Adjustments may be made in
line items within the total, either increasing or decreasing line item costs for redevelopment,

Pursuant to the TIF Act, the City may utilize net incremental property tax revenues received from
other contiguous redevelopment project areas to pay eligible redevelopment project costs, or
obligations issued to pay such costs, in these contiguous redevelopment project areas, and vice
versa.

16




2. The Sources of Funds to Pay Redevelopment Project Costs - Four principal sources of funds

may be utilized to pay redevelopment project costs. These are: (1) income from the sale or
: lease of properties to be rehabilitated or redeveloped; (2) real estate tax mcrement revenues;
3) revenues from federal programs available to the City of Rockford; and (4) other sources of

. revenue including taxes levied and collected on any and all property in the City of Rockford.

- There may be other sources of revenue that the City determines are appropriate to allocate

 the payment of redevelopment project costs. Funds received from these sources will be

- deposited in-a River Oaks Tax Allocation Fund to pay redevelopment project costs or to ret1re .

obhgatlons issued to pay redevelopment prOJect costs. - The sources of funds to pay

' redevelopment project costs are described below.

a. Property Disposition Proceeds Estimates - Proceeds from the sale or lease of pubhcly—

owned or publicly-acquired properties in the prOJect area may be allocated to. the River

Oaks Tax Allocation Fund to pay redevelopment prOJect costs or to retire obl1gat10ns
1ssued to pay redevelopment project costs. However, the disposition of such propert1es
may involve the sale or lease of said properties for less than the fair market value.

b. Real Estate Tax Increment Revenues - The term “real estate tax increment revenues” as

used in this plan refers to those tax revenues resultlng from the application of the Act,
Section 11- 74.4- 8(b), to real property in the River Oaks Redevelopment Project Area.
(1) The Equalized Assessed Valuation of the Redevelonment

Project Area. The tax year 2004 equahzed assessed value of real estate within the

River Oaks Redevelopment Project Area amounted to $98,704. A summary by -

blocks of the equalized assessed value in the project area is in Appendix VIL

(2) Anticipated Equalized Assessed Value Upon Completion of the Redevelopment

- Project. The anticipated Equallzed Assessed Value upon completion of the
Redevelopment Project is estimated to be $5.5 million.

c. Federal Program Funds'- The City of Rockford may allocate resources from federal

programs it receives or which it may receive. This may include Community Development
Block Grant (CDBG) and HOME or American Dream Down payment Initiative (ADDI)
funds to assist in the City’s efforts to fund redevelopment project costs for the River QOaks

Redevelopment Project Area.
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d. Other Sources of Revenue - The City may, in addition to obligations secured by the

River Oaks Tax Allocation Fund, which is the sum of the allocations Vfr‘om the _three
revenue sources described above, pledge toward payment of said obligations any part of
any combination of the following: -

(1) Net revenues of atl or part of any redevelopment project;

(2) Taxes levied and collected on any or all property in the City;

(3) The full faith and credit of the City;

(4) A mortgage on part or all of the redevelopment proj‘ect; or

(5) Any other taxes or anticipated reoeipts that the City -

may lawfully pledge. '

3. Nature and Term of Obhgatlons to be Issued Without excluding other methods of

municipal financing, a source of funding will be obhgatlons secured by the Rrver Oaks Tax

Allocation Fund. Such obhgatlons shall have a term not to exceed twenty (20) years, Such

obligations may be issued in one or more series. The City may, in addltlon to obhgatlons.

secured by the River Oaks Tax Allocation Fund, pledge for a perlod not greater than the term

of said obligations toward payment of said obligations any part’ of any combmatlon of the

following: (a) net revenues of all or part of any redevelopment project; (b) taxes levied and

collected on any or all property 1n the City; (c) the full faith and credit of the Clty, (@ a
mortgage on part or all of the redevelopment project; -or (e) any other. taxes or anticipated

receipts that the City may lawfully pledge.

V. GENERAL LAND USES TO APPLY IN THE RIVER OAKS REﬁEVELOPMENT
PROJECT AREA | |

Land uses that curréntly exist are shown in the map attached as Appendix. II and attached
as Appendix III is a map that identifies a general land use plan to be effective with the adoption of
this plan. This redevelopment plan is consistent with the Year 2020 Platn, the official plan of the
City of Rockford. This plan identifies the planned areas as a Residential Area. Thehfollowing

section identifies the major types of land uses that are planned for each of these areas:
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A. Residential Area v
The River Oaks site is intended to provide a high-quality living environment that will
offer new construction rental units and for-séle condominiums units to attract a wide
range of income levels.
Re_s.identia}l uses are planned for all of this area. This area includes single-family and »
_multifamﬂy dwellings. ~Accessory uses inclﬁde off-street parking. Any future
“residential development should coi‘respond to the appropriate residential_distri’cf of
~ the City of Rockford Zoning Ordinance. . B
B. Othér -
| The_ré is one lot with minor improvements: on the extreme north of the RPA. Itis
expected that this lot will remain as is, burtv could be combined with adjacent 'property '

in the future for residential-related uses.
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VI

PROJECT PROPOSALS

ilitation of the buildings to be acquired, as soon as reasonably possible. The sale -

The City has authority to negotiate directly with any public or non-profit

1institutions or private developers for redevelopment of parcels of land and rehab-

or lease price of each parcel or building will be subject to negotiation Proposals

should be submitted to the Department of Community Development

A.

Developer’s Requirements Developers will be required by contractual

agreement to observe the land-use and buildmg requirements of th1s redev- : "

elopment plan The contract and the disposition documents will set forth .

in detail the provisions, standards, and criteria for ach1ev1ng the obj ectlves ,

and requirements of the redevelopment plan. The City of Rockford will.

select developers on the basis of their proposals, adetermlnation of the-

developer’s ability to carty out such proposals, and the conformance of the -

proposals to the redevelopment plan. This may be through ﬁxed-price of-

ferings, through negotiation where the plan objectives are determining fac-
tors, or by other means which, in the determination of the City of Rock~ |

ford, will best assure the attalnment of the obj ectives of the redevelopmentv '

plan. ,
No conveyance, lease, mortgage, disposition of land or other pro-

perty or agreement, relative to the development of the property shall be -

made except upon the adoption of an ordinance by the City Council of tlie ,

City of Rockford. Furthermore, no conveyance, lease, mortgage, or other
disposition of land or agreement relating to the development of property
shall be made Without making public disclosure of all the terrns of such
disposition or agreement, and all bids and proposals made in response to -

the City’s request.

Disposition documents will provide for achieving the unified dev- _

elopment and maintenance of common areas, service access, walks, utili-

ties, and driveways. The reversionary rights to all existing public right- :
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B.

of-ways that ultimately may be vacated and that are adj acent to project acquired property
may be retained by the City of Rockford in order to assure adequate control over the
development and use of such areas. |

Developers will not be permitted to defer the start of construction for a petiod
longér than that required for the preparation of architectural plans, the securing of
satiéfactory financing, and the review and aﬁproval of such plans by the City of Rockford
in order to establish their conformance with the prdvisions of the pian and the disposition -

documents. In addition, the following provisions will be included in the agreement:

L. That the proposed developers will submit to the City of Rockford a plan andv"'a |

construction schedule for the proposed development.

2. That the purchase of the real property is for the purpose of redevelopment and not
for speculation. » |

3. That the real property will be built upon, improved or rehabilitated in_conformity
with the objectives and the provisions of the redevelopment plan.

4, That the building of improvements will be commenced and completed within a
reasonable time. 2

5. That the proposed developers, their successor or assigns, agree that there will be no
discrimination against any person or group of persons on account of race, sex,
creed, color, national origin, marital status, ancestry, or cognitix)e or physical
condition in the sale, lease, sublease, transfer, use, occﬁpancy tenure, or enjoyment
of the premises therein conveyed, nor will the proposed developers themselves, or
anyv claiming under or through them, establish or permit such practices of
diécrimination of segregation with reference to the selection, location, number, use, -
or 6ccupancy of tenants, lessees, sublesses, or vendees ih the premises therein

conveyed.

Items Developers Should Include In Proposal

1. Description of Property, including
a. Location
b. Size

¢. Characteristics
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d. Access to Proiaerty
e. Utilities
f. Zoning
Project Concept
a. Nature of Project
b. Size and Description
c. Market - type, strength
d. Timing
€. Management and Leasing .
(1) Personnel
- (2) Experience
Design Concept ‘
Documented Land Control, where applicable
a. Types '
. b. Outstanding Obligations
c. Copy of Document for Verification
Developer Profile '
a, Overall Experience
b. Previous Projects
(1) Name
(2) Location
(3) Size
(4) Nature of Project
c. References ‘
d. Buéiness Financial Statements
¢. Personal Financial Statements
" Development ProForma Outline
1.0 Cost of Development
1 Acquisition
1.2 Cost of Construction
1.3 Fees
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Architectural & Engineering
Legal

Surveys

. Permits and Inspections

Leasing Commission

Hmo oo w e

Construction Management
G. Developer’s Fee |
1.4 Construction Financing Interest
1.5 Contingency
. 1.6 Total Cost
2.0 Financing
2.1 Total Cost of Development
2.2 Conventional Financihg
2.3 Equity
3.0 Annual Cash Flow Analysis
3.1 Gross Annual Revenue
A. Gross Leasable Building Area
Net Leasable Area
Annual Rent
. Annual Income

Vacancy Factor

mmy ow

Gross Annual Revenue

3.2 Net Income Before Debt Service
A. Gross Aflnual Revenue
B. Annual Expenses

1. Management

2. Maintenance

3. Taxes

4. Utilities

5. Insurance

C. Net Income Before Debt Service
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VIL.

3.3 Annual Debt Service (ADS) -
34 Cash Flow Before Taxes |
3.5 Return On Investment

3.6 Return On Investment After Taxes '

CONFLICT OF INTEREST PROVISIONS
In addltlon to the State of Illinois Compiled Statutes pertalnlng to the disclosure
of economlc interests by munlclpal officials, 5 ILCS 420/4A 101 et seq., the Act

' (65 ILCS 5/11-74. 4(n)) prov1des that:

If any member of the corporate authority, a member of a commission
established pursuant to this Act, or an employee or consultant of the
municipality involved in the planning and p_réparation ofa redevelopm_en‘t
plan or project for a redevelopment area or proposéd redevelopment area,
owns or controls an interest, direct or indirect, in any property
included in any fedevelopment area, or proposed redevelopment

| area, he or she shall disclose the same in writing to the clerk of the muni-

cipality, and shall also so disclose the date and terms and conditions of

any disposition of any such interest, which disclosures shall be acknow-

ledged by the corporate authorities and entered upon the minute books
of the corporate authorities. If én individual holds such an interest then
that individual shall refrain from any further official involvement in re-
gdrd to such redeveldpment plan, project or area, from voting on any |
matter pertéining to such redevelopment plan, project or area, or com-
municatingb with other members concerning any matter pertaining o said
redevelopmenf plan, project or area. Furthermore, no such member or
employee shall acquire of any interest, direct or indirect, in any property
in a redevelopment area or proposed redevelopment area after either (a)
such individual obtains knowledge of such plan, project or area, or (b)
first public notice of such plan, project or area, whichever occurs first.
Pursuant to the above-cited Statute, the City has requested compliance from such

individuals potentially so affected by the conflict of interest provisions.
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VIII. TERMINATION DATE SRS
This Redevelopment Plan and Project and retirement of all obligations to finance redevelop.ment.
costs will be completed within twenty-three (23) years after the adoption' of ‘an vr.drd‘inance

"designating the River Oaks Redevelopment Prbj ect Area. The actual date for thé termination of
the Plan and Project and for such completion and retlrement of obhgatlons shall not be later than
December 31 of the year in which the payment to the municipal treasurer pursuant to the Actisto
be made with respect to ad valorem taxes levied in the twenty—thlrd calendar yeat in whlch the

“ordinance approvmg the RPA'is adopted

IX. FAIR EMPLOYMENT AND AFFIRMATIVE ACTION PLAN COMMITMENT

The City of Rockford hereby commits itself to compliance with the provisions of Secfion 4, Equal
Employment Opportumty, of the City of Rockford’s Personnel Rules and Regulatlons, as adopted
by City Council on March 13, 1989 and amended on November 25, 1991.
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APPENDIX I
" RIVER OAKS REDEVELOPMENT PROJECT AREA MAP




-1 ¥4
£00-40C¥ET4E 3
GNOd
. €082
20 0EVE Py iR > { e
3 I
AUXXFE ] 008z
2 s i W qE.XXvN/
s 0EVT) 90615 z :
Rt 92y
sosteg 10 XXHT] o = o SEVE e
. L ne 1167 2 2
oeefess o 9€g) ovvm . . oLz & @
P-3 5 &
c > gorz LA L0 BB £ L - Bt 210 X002 aoor 02V - 200 05T
- e E08Z
ENG MMVHAOVIE —g
o XX¥z
4 ] 200 THE o 0 SHZ
oogLyY uelsiejlielsie szcleee jseetiveRvElSiepzy, 00-EZV2; XXbZ N1z
slolalatalaslalelelalalstalzals e O o0 N
® glals18tslsjel8 sz |22 Py ’ sovz
50 XUYT VT son oo s00- CHPE
5001 =
2 4 sccl oz g
zzfvezpod aocloiclriclezeiozsjose|vee|eceterelorelose] |, | uila s il voot | osor | srot | zzor | seor vors | o { ozu }osue
elefelatelatelelalslslslslslsls R 0¥ s el el als 5 1 & bt el & qiey
21212123 1212121231218 |218)% )= |5 |ee xxmw_mm_m sle)lslels stelsl s ﬁl
106 606 coos | 1ot { 6108 | S20¢
1zlszelsze] 5 [0 oo mom_m;, siclezelzeel i ecteceloeelerelere]  fsse o P 011 He 0 e cou | un fet fesi o
slelelolatlelelalalaletsatslzlzileizie )l =213 ]2 = | =] 1?8
gls|s g8z {8|RIB|Bls |5z )7 17
010G S0t-9Ef -
o 00 JEET o ZEEZ 900 SZEZ wo zzge | £4ed
S vzl leocloveloselsielaiefzesoze seclevelove]oselpee E -
slale slotelelaleleslsletatlslelels Biee
gl18|2 HEHEBEHEB BB EHEE . €zee
8 nla. H B 3 & - ) oy — o g\ w0 9162 ne
w00 { 1282 . Y
3100 * .
900 60ET 200, 2IET %0 BOET e zigz)] e
coelzoe] uelsrelsre]eze)see]ree ve)Lve)se]sse) Riee Bhaast | |
& -3 r-3
sletslzlzlzlelelelels]e|a]s ——
90050Eg] 1o gi6 30 €0EZ 1o 90EZ soo S0EZ wo 22} ©
"INV
2 —
100-%d Z we
@
{ H aovigzd s vz 0 2001 w00 P22 oo 6822 Lesd B <
4 8
B oo . so0 9ETT 1
00 Le77]  voo ZETT ' we €522 S0 0822 w1622 24 £
: s00 8222
gwn. (7773 4 €T )
A 200 V oo $Z22| oo g e 22T o g\ we 4722 124
%0, ONVSIHOUYW . ) i R |
20 z08 ) 2007 .22} 2009122 soo- 5122 oo LT o SLZZ o 8122 | €149
x| = 607
€es . ﬁ oo vAv so0-L; o 2001479 e S N sor- HH 2o 7122
. ZC >
100 . — I 100 > < Z
X o 2 | ooz oo 02| wpd07d gy W |




APPENDIX 11
EXISTING LAND USES MAP
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APPENDIX III
2020 (FUTURE) LAND USES MAP
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APPENDIX IV

River Oaks
Redevelopment Project Area

Eligibility Report Summary

Introductlon and Backaround

_ In compliance with Tax Increment Allocation Redevelopment Act, Chapfer '615, .
Tllinois Compiled Statutes (the “Act”), 5/11-74.4-1, et. seq, the City of Rockford (the'r

“City”) hereby presents an Eligibility Report Summary for the proposed redevelopment
of the River Oaks Redevelopment Proj ect Area (the “RPA”) '

The Act sets out specific procedures that must be adhered to in desigoating- a
redevelopment project area. By definition, a “Redevelopment Project Area” is: '

“an area designated by the municipality, which is not less in the aggregate
than 1 % acres and in respect to which the mun1c1pality has made a findmg that
there exist conditions which cause the area to be classified as a blighted area or a

conservation area, or a combination of both blighted area and conservation area.” &

The proposed RPA is comprised of a combination of vacant -an_d'.lin'lp'rov‘eld

land that is generally described as follows:

In general on the north at a point just south of Marchesano,‘ east by the Rock
River, south by 2430 South Main Street and to the west by South Main Street

which includes the propertles facing South Main.

A boundary map and legal description for the RPA is provided within the
River Oaks Redevelopment Plan and Project to which this summary is attached as

an appendix.




The City of Rockford (the “City”) has determined that the former River
Oaks Retirement Home facility (“River Oaks Site”), which was recently demolished
and which makes up the majority of the proposed RPA, qualifies as a “blighted |

"~ area” under t.he‘criteria set forth in the Act:

~ The Act states “on and after November 1, 1999, “blighted area,” means any
improved or vacant area within the boundaries of a redevelopment project area -
located within the territorial limits of the municipality where:

ey If improved, industrial, commercial and residential buildings or
improvements are detrimental to the public safety, health or welfare because of a
combination of five (5) 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:” (65 ILCS 5/11-74.4-3(b). o ’

A) Dilapidation - Dilapidation refers to an “an advanced state of disrepair or neglect
of necessary repairs to the primary structural components of buildings -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) Obsolescence - Obsolescence refers to “the condition or process of falling into
disuse. Structures have become ill-suited for the original use”. ‘

C) Deterioration - Buildings: “With respect to buildings, defects including, but not
limited to, major defects in the secondary building components such-as doors,
windows, porches, gutters and downspouts, and fascia”. Surface Improvements:
“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 not limited to, surface cracking, crumbling, potholes,
depressions, loose paving material, and weeds protruding through. paved
surfaces”.

D) Presence of Structures Below Minimum Code Standards - Presence of Structures
Below Minimum Code Standards refers to “all structures that do not meet the
standards of zoning, subdivision, building, fire, and other governmental. codes
applicable to property, but not including housing and property maintenance
codes”. :

E) Illegal Use of Individual Structures - Illegal Use of Individual Structures refers to
“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”. :

F) Excessive Vacancies - Excessive Vacancies refers to “the presence of buildings

that are unoccupied or under-utilized and that represent an adverse. mﬂuence on
the area because of the frequency, extent, or duratlon of the Vacancres

G) Lack of Ventilation, Light, or Sanitary Fac111t1es - Lack of Vent1lat1on nght or ,.

Sanitary Facilities refers to “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 materials. Inadequate natural
light and ventilation means the absence or inadequacy of skylights or windows for
interior spaces or rooms and improper window sizes and amounts by room area-to
window area ratios. Inadequate 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 bu11d1ng

H) Inadequate Utilities - Inadequate Utilities refers to “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, anthuated obsolete or in

disrepair, or (iii) lacking within the redevelopment pI'OJ ect area”.

Excessive Land Coverage and Overcrowdlng of Structures and Commumty-
Facilities - Excessive Land Coverage and Overcrowding of Structures and
Community Facilities refers to “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 area as one exhibiting excessive land
coverage are: the presence of buildings either 1mproperly 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 the presence of multiple
buildings on a single parcel. For there to be a finding of excessive land coverage,
these parcels must exhibit one or more of the following conditions: insufficient
provision for light and air within or around buildings, increased threat of spread of
fire due to the close proximity of buildings, lack of adequate or proper access to a
pubhc right-of-way, lack of reasonably required off-street parking, or 1nadequate
provision for loading and service”.

Deleterious Land-Use or Layout - Deleterious Land Use or Layout refers to “the
existence of incompatible land-use relationships, buildings occupied by
inappropriate mixed-uses, or uses considered to be noxious, offens1ve or
unsuitable for the surrounding area”.




K) Environmental Clean-up. - Environmental Clean-up refers to “The proposed

,L)

redevelopment project area has incurred Illinois 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, provided that the remediation costs constitute a material

impediment to the development or redevelopment of the redevelopment project

area”. '

Lack of Community Planning - Lack of Community Planning refers to “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) Decline of Equalized Assessed Value of the Proposed Red.eVelopment Project

@)

Area 3 of the Jast 5 Calendar Years - “The total equalized assessed value of the
proposed redevelopment project area has declined for 3 of the last 5 calendar
years for which information is available or is increasing at an annual rate that is
less than the balance of the municipality for 3 of the last 5 calendar years for
which information is available or is 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 3 of the last 5 calendar years
for which information is available”.

- If vacant, the sound growth of the redévelopment projéct area is impaired
by a combination of two (2) or more of the following factors, each of which is (i)
present, with that presence documented, to a meaningful extent so th'at‘ a
municipality may reasonably find that the factor is clearly present within the
intent of the Act and (ii) reasonably distributed throughout the vacant part of the

redevelopment project area to which is pertains:

(A) Obsolete platting of vacant land that results in parcels of limited
or narrow size or configurations of parcels of irregular size or shape

that would be difficult to develop on a planned basis and in a manner




compatible with contemporary ‘standards and requirements, or :
platting that failed to create rights-of-ways for streets or alleys or that .
created inadequate rlght-of-way widths for streets, alleys, or other _

pubhc rights-of-way or that omitted easements for. publnc utllltles

(B) Diversity of ownership of parcels of vacant land snl'ﬁvcie'ntj in
number to retard or impede the ability to assemble 'the': land'_forv !

development,

(C) Tax and special assessment delinquencies exist or the property |
- has been the subject of tax sales under the Property Tax Code within :

the last five (5) years.

(D) Deterioration of structures or site improvem'ents in neighbofing

areas adjacent to the vacant land.

(E) The area has mcurred Illinois Environmental Protectlon Agency _ |

or United States Env1ronmental Protection Agency remedlatlon costs
for, or a study conducted by an independent consultant recogm_zedv as
having expertise in environmental remediation has cletermined_ aneed
for the clean-up of hazardous waste, hazardous sulr)stances“ or
underground storage tanks required by State or federal law; pfoyided
that the remediation costs constitute a material lmpediment:to tlle |

development or redevelopment of the redevelopment project area.

(F) The total equalized assessed value of the Proposed redevelopment
project area has declined for three (3) of the last five (5) 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 is 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 (5) calendar years prlor to‘ L

the year in which the redevelopment pro;ect area is desngnated

If vacant, the sound growth of the redevelopment project area is impaired

by one of the following factors that (i) is present, with that presence 'docume'ntéd‘ A

to a meanmgful extent so that a municipality may reasonably find that the factor is -

clearly present w1th1n the intent of the Act and (i1) is reasonably dlstrlbuted '
throughout the vacant part of the redevelopment project area to which .1s_perta1ns |

(included in part):

(A) The area consists of one or more unused quarries, mines or strip

mine ponds.

(B) The area consists of unused railyards, rail tracks or railroad

rights-of-way.

(C) The area, prior to its designation, is subject to chronic ﬂOoding
that adversely impacts on real property in the area as certified by a

registered professional engineer or appropriate regulﬁitory agency.

(D) The area consists of an unused or illegal disposal site contaihing
earth, stone, building debris or similar materials that were removed

from construction, demolition, excavation or dredge sites.

(E) - Prior to the effective date of this amendatbry Act of the 01%
General Assembly, the area is not less than fifty (50) nor more than
one hundred (100) acres and 75% of which is vacant (notwithstanding
that the area has been used for commercial agriculturalvv'purposes

within five (5) years prior to the designation of the redevelopment




project area), and the area meets at least one of the factors itemized in
paragraph one (1) of this‘subsection, the area has been designated as a
town of village center by ordinance or comprehensive plan adbpted
prior to January 1, 1982 and the area has not been developed for that

designated purpose.

(F) The area qualified as a blighted improved area immediately prior
to Becoming vacant, unless there has been substantial private

investment in the immediately surrounding area.

Additionally, the City has determined that the existing three tax parcels (or
the “Improved Parcels”) that contain three (3) structures (including a detached
garage), and which are located immediately adjaéen‘t to River Oaks Site and that
constitute the furthermost northern portion of the proposed RPA, qualifies as a

“conservation area” within the meaning of the criteria set forth in the Act:

‘The Act defines a “conservation area” as follows:

‘ “Conservation area” means any improved area within the boundaries
of a redevelopment project area located within the territorial limits of the
municipality in which 50% or more of the structures in the area have an age "
of 35 years or more, Such an area is not yet a blighted area, but because of a
combination of 3 or more of the following factors may be considered as a
“conservation 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) Obsolescence: The condition or process of falling into disuse.
Structures become ill-suited for the original use.

(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 and 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




detenoratwn, 1nclud1ng, but limited to, surface cracking, crumbhng, ‘
potholes, depressions, loose paving mater1a1 and weeds protruding through
paved surfaces o

(D)  Presence of Structures Below Minimum Code- Standards: - ’Alll;

structures that do not meet the standards of zoning, subdivision, bulldlng, -

fire. and other governmental codes applicable to property, but not
including housing and property mamtenance codes. i ’

(B). Tllegal Use of Individual Structures: ‘The use of. strucarres in

violation of applicable federal, State, or local laws, exclusive of those

. applicable to the presence of structures below minimum code standards

F) Excesswe Vacancies: The presence of b‘uildrngs 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 materials. Inadequate natural light and ventilation means
the absence of skylrghts or windows for interior spaces or rooms and
improper window sizes and amounts by room area to window area ratios.

Inadequate sanitary facilities refer 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 ut111t1es such as
storm sewers and storm drainage, sanitary sewers, water lines and gas,
telephone and “electrical services that are shown to be 1nadequate k
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 (iii) lacking within the redevelopment proJect
area. .

()] Excessive Land Coverage and Overcrowding of Structures and
Community 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 area as one 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
there to be a finding of excessive land coverage, these parcels must exhibit
one or more of the following conditions: insufficient provision for light




and air within or around buildings, increased 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-street parking or
inadequate provision for loading service.

()  Deleterious Land-Use or Layout: The existence of incompatible
Jand-use relationships, buildings occupied by inapproptiate mixed-uses or
uses considered to be noxious, offensive or unsultable for the surrounding
area.

(K) © Lack of Community Planning: The Proposed tedevelopment
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 commumty 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, 1nadequate 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.

(L)  Environmental Clean-Up: The Proposed redevelopment project
area has incurred Illinois Environmental Protection Agency or United
States Environmental Protection Agency remediation costs for, or a study
conducted by an independent consultant recognized as having expettise 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, provided that the remediation costs
‘constitute a material impediment to the development or redevelopment of

the redevelopment project area. ’

(M) The total equalized assessed value of the proposed redevelopment

: pI‘O_]eCt area has declined. for three (3) of the last five (5) calendar years
pnor 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.

The City has determined that the land described herein-and in the Redevelopment
Plan and Project that the RPA meets the eligible requirements for designation in part as a




“plighted area” and in part as a «“conservation area” pursuant {o the Act.‘_' More
specifically, it has been determined by, methods that include but are not limited to, site

surveys and visits, boundary maps, Rockford Township data and Winnebago County data -

that portion of the proposed RPA made up of the River Oaks Site, as a whole, was

- deemed vacant land and was found to have evidenced at least eight (8) ‘qualification
factors, or four (4) more than the total of five (5) qualification factors required, in support-

of a finding as a “blighted improved area”, as stated in the Act, immediately ptior to that
site becoming vacant. Additionally, it qualified for such status because there has not
“been substantial private investment in the immediately surrounding area. ' T

Also, that portion of the proposed RPA that 'rémain as the Improved Parcels,
consisting of the three tax parcels located immediately north of the River Oaks Site, have
been found, as a whole, to evidence conditions that support their designation as- a

«gonservation area.” Such designation i justified by the presence of structures that

exceed thirty-five (35) years and age, and the presence of at least three (3) additional

factors required under this designation.

The City reserves the right to make additional findings m‘conﬂectidﬁ w1th
this report prior to the City’s adoption of the TIF District. Thus, ’théblf"epdivﬁ_t' is
subject to additional revisions to the exfénf that such revisions are allowable 'i).rior to
any action by the City to designate the RPA (as permitted in the manner 'citéd'
within the Act). '

City Determination of Need for RPA Designation and Summary of Area Findings

The City has determine a need to conduct an analysis of the potential qualification
and designation of a Tax Increment Finance (TIF) District for approximately eight ®)
acres of properties located in the proposed River Oaks RPA. The City is pursuing the
TIF designation as part of its overall strategy to promote the revitalization of primarily
older residential and redevelopment of existing commercial properties. o

The City has expressed two major motivations in pursuing this potential TIF
District. The first is to-promote redevelopment of the River Oaks Site to include the
construction and occupancy of new residential townhome properties. The second is
to put the City in the position to assist current and future owners of the existing
residential structures, located within the RPA, to upgrade to and to maintain in
good condition thiose structures, or failing that, to allow developers and/or owners
future opportunities to redevelop those properties for new land uses acceptable to
the City. '

Overall, the River Oaks Site has experienced a decreased Equalized Assessed

Valuation (“EAV”) of over 66% from 1999-2004. At the same time, the EAY for the
Improved Parcels have lagged behind that for the City as a whole for at least three

10



out of the last five years. Over the years, the RPA, as well as certain areas adjacent
to the RPA, has also been subject to significant economic and physical decline. This,
in large part, can be attributed to study and substantial decline of the River Oaks
site, but also is a function of the advanced age and economic depreciation of the area
as a whole. - -

‘The City’s major hope to trigger successful redevelopment of the area is
based on the need to redevelop the vacant River Oaks Site for use a new residential
townhomes development, The River Oaks facility itself had been vacant since 2001.
However, prior to its demolition in early 2005, the property was characterized by
numerous factors that indicate blight as defined in the Act, These factors include
) dilapid_ation, deterioration, economical and functional obsolescence, failure under
minimum code standards, jllegal use of the structure for residential purposes, lack
of ventilation, light, or sanitary facilities, deleterious land use and layout, and
excessive vacancies. The combination of these and other factors, including a hope to

- promote the site’s redevelopment, directly led to the decision by the property’s

current owner, the Rockford Local Development Corporation (the “RLDC”), to

allow the demolition of the former River Oaks facility.

The City is concerned that without the potential of public incentives that
there is little chance for redevelopment of the site through private sector initiatives
~ alone. Since the demolition of the River Oaks facility in January and February of
2005 occurred prior to the City establishing a TIF, the City has made the finding
that the River Oaks property was subject to “blighting” conditions prior to- its
demolition. The City is also concerned that the negative influence of the River Oaks
Qite has had an adverse affect on the adjacent Improved Parcels and had
determined that the inclusion of that property in the proposed TIF District is the
only way to offer assistance to current and future property owners to reverse such
negative impact. The City has furthered determined that but-for the establishment
of a TIF District, the redevelopment of the entire RPA (including the Improved
Parcels) through private investment would not occur without public assistance.

To encourage private investment in the RPA, the City began its analysis in
November 2004 to determine if the area would qualify for TIF desi gnation under the Act.

By establishing a TIF District, the City could utilize powers under the Act to induce
economic revitalization for both the River Oaks Site and the Improved Parcels located
~ within the RPA. As a result, during a period from November 2004 through March 2005
~ the City has conducted several site visits to the RPA to aid in the preparation of this
report. Field surveys and other data collected by City staff have been utilized to test the
likelihood of the RPA qualifying for TIE designation under the Act, as herein defined.

Based upon the analysis completed for the RPA, the City has reached the

following conclusions and observations regarding the potential TIF qualification in
the RPA: '

11



1)

1)

2)

3)

4)

3)

The City has concluded that the area as a whole qualifies as a RPA in part as abl |

“plighted area” and in part as a «conservation area” under the TIF Act.

The City has concluded that the one tax parcel that is connected to the Rivet Oa’ks_:
Site qualifies as a “plighted area” under the TIF Act. This parcel is deemed to-

evidence sufficient factors that meet the conditions of the criteria pursuant to the
Act (that is, prior to becoming a vacant parcel the pre-existing facilities evidenced
no less than the required five of the thirteen factors required by the TIF Act).

Furthermore, the blighted condition of the property served as a detriment to the_ -
overall healthy economic and physical infrastructure development of the

Rockford community.

The City has conciude’d that the three tax parcels that are located 'imme(r"i'_ibately

north of the River Oaks Site qualify as a “consetvation area” under the TIF Act.” -
These parcels have been adversely impacted by their proximity to the River Oaks .
Site. In addition, the parcels exhibit their own evidence of ‘deteriorated site

improvements, obsolescence (by virtue of their advanced ages and uses that

extend beyond their original useful lives), excessive land covetage. and-

overcrowding of structures, as well as lack of community planning, These parcels
are not yet blighted but are in danger of becoming so without proactive efforts on
the part of the community to prevent their potential fall into blight.

The .existence of the qualifyirig conditions found within the RPA prescnts a

serious barrier to the RPA’s successful redevelopment. This is because the factors

that have created these conditions also negatively impact coordinated and - "

significant private sector investment to promote such redevelopment. It has
become apparent to the City that without its active involvement in planning for
the RPA, and use of economic development resources in eliminating the blighting
factors, there exists little or 10 incentive for private sector investment. The City
has concluded that without the use of public incentives to induce such private
sector investment, the desired redevelopment for the RPA is not economically
feasible. ' ' :

The City believes that there are sufficient reasons to expect that the
redevelopment of the RPA has the potential to produce incremental property tax
revenue in amounts sufficient to help it stimulate private sector investment and/or
reinvestment for the area. ’

To eliminate the potential blighting conditions (thereby promoting the economic
viability of the entire RPA), and to promote private sector investment and
redevelopment efforts, the City has decided to proceed with the formal TIF
designation process for the entire RPA. :

Statutory Findings by City Pursuant to the Act
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Act:

1)
N

3)

=

5)

The following is a summary of relevant qualification findings required under the

The area is contiguous and is greater than land 1/2 acres in size.

The area can be categorized as a combination of a “blighted area” and a

“conservation area.” Factors necessary to make these findings are present to a -

meaningful extent and are reasonably distributed throughout the RPA.~~ -

All property in the area would benefit by . any 'redev'elopfnent' project '

improvements.
The sound growth of the taxing districts that are applicable to this area, inc‘iﬁding

arca.

The area as_a whole would not be subject to redevelopment without the

establishment of an RPA, and investment of public funds, including property tax
increments. _ T
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Blighted Area Qualification Factors Found within the RPA

As noted, the River Oaks Site is found to be “blighted vacant” parcel within the -

meaning of the TIF Act. Under this standard, the site qualified as a “plighted improved”
area immediately prior to becoming vacant in early 2005. The following is an evaluation
and statement of findings on the presence of certain factors, as defined herein, for the
River Oaks Site due to its location within RPA.

1. Dilapidation:

Dilapidation refers to an “an advanced state of disrepair or neglect of

necessary repairs to the primary structural components of buildings  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”.

‘ Prior to its demolition, the River Oaks facility was in an advanced state of
disrepair. For example, the condition of the roof was in dilapidated condition and in need
of replacement as of 2000. It was in 2000 that a portion of the roof actually failed with
the collapse of a ceiling into a hallway and occupied rooming area. No effective repairs
were ever made to the roof after this event due to excessive costs and a lack of funding to
cover those costs. The poor condition of the roof was so advanced that after sustained
attempts (and failures) to locate grant funds to replace the roof the owners of the facility
was eventually forced to accept foreclosure of the facility by 2001. ‘At that point the
RLDC, which had help the operators of the then adult living center to purchase the
facility in 1999, took over ownership of the structure. The RLDC reports that the
dilapidated condition of the roof was a key contributor to its failures to fine new
ownership to acquire, renovate and operate the facility residential use. Contributing to
the problem was not only the high cost for roof teplacement (and other building
components), but the advanced age and physical layout of the structure also made it both
functionally and economically obsolete for reuse. By 2004, the RLDC abandoned efforts
to seek buyers interested in renovating and reusing the existing structure and began to
market the site itself for new development. Then in early 2005, working with a potential
developer for the site, the RLDC permitted the River Oaks facility to be. demolished
thereby rendering the site as vacant land. '

2. Obsolescence:

Obsolescence refers to “the condition or process of falling into disuse.

Structures have become ill-suited for the original use”.
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Prior to its demolition, the River Oaks facility had fallen into disuse'a'nd had
become both functionally and economically obsolescent. ‘The last time the building
functioned as a residential use was in 2001. The reason that the facility was vacated for

that use was that by that time it had fallen into such an advanced state of deterioration )

that it could no longer be operated for human habitation. The most direct cause of this.
was roof component failures, but other factors also contributed to both the facility’s:

" fynctional and economic obsolescence. The RLDC reports that it and perspective buyers
commissioned several construction experts to examine the: facility for potential reuse. .
The consensus was that renovation of the 1920°s facility for its former or new residential

use was not feasible due in part to its obsolete layout and in part to the excessive costs for

its recovery. For example, one reason the facility could not function in its previous use

was that it was defined by a series of narrow hallways and corridors that could not be

modified to meet modern ADA and. other building and safety codes. Additionally, -

attempting to modify the facility for an alternative use such as a condominium or

apartment building would be cost prohibitive due to a need to totally overhaul the 1920’s |

structure so that it could meet today’s market demand for such uses. There was 1o

consensus that a conversion of this sort-was possible given the layout and nature of ‘the -

facility, or if it could be done that such a conversion would be cost effective. Given these

reports, the RLDC was ultimately unable to find a buyer for the old facility and it was.

concluded that the site had higher value as a vacant development site,

3. Deterioration:

Buildings:

defects in the secondary building components such as doors, windows, porches,

gutters and downspouts, and fascia”.

Surface Improvements: o
“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 not limited to, surface cracking, crlimbling,
potholes, depressions, loose paving material, and weeds protruding through paved

surfaces”.

City and RLDC records revealed evidence of deterioration of buildings and/or site
improvements connected to both the River Oaks facility itself and to its site
improvements.  Photographic documentation demonstrates extensive evidence of
deteriorated conditions throughout the proposed RPA that can be generally described by
the following characteristics:
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Defects to window and door frame components;
Failing eaves and fascia elements;
Defects to building gutters and downspouts;
Cracked and damaged concrete steps and porches
Damaged curbs and gutter, cracked asphalt paving, and potholes in lots
and/or right-of-ways ' _
Severe surface cracking of extensive areas of pavement;
Cracked concrete driveway ateas;
Crumbling areas of sub-base gravel areas;
Areas of loose paving materials; '
Presence of pot holes and other depressions;
Weed growth protruding through cracked pavement areas.

e e o o o

These characteristics seemed to have evolved over an extended period of time as
evidenced by the advanced age of the of structure and adjacent improvements, and by
lack of the ongoing investments required to keep up with the relatively high level of

maintenance demanded by an older, decaying facilities. -

4,  Presence of Structures Below Minimum Code Standards:

«All stiuctures that do not meet the standards of zdning, subdivision, building,
fire and other governmental codes applicable to property, but not including housing and
property maintenance codes.” : :

After actual and ongoing threats of fire, the City’s Fire Department was extremely
concerned about the vacant River Oaks facility’s extremely poor and status below
minimum fire and other City-related codes. The Fire Department in particular was
" concerned that unauthorized access to the structure was too easy and that the
deteriorating conditions associated with the facility was too conducive to fire threats and
possible lost of life.

5. Tllegal 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 to property, but not including housing and property maintenance codes.”

After its vacation in 2001, unauthorized access and residency in the River Oaks
facility was contrary City law. Yet, the RLDC reports that there was repeated evidence
of individuals seeking unlawful shelter in the facility. Additionally, evidence was found
to indicate that individuals were using the facility as a location to promote drug use and

16




other illicit activities. Over time, the RLDC became so concerned about the illegal use of

the structure, as well as other adverse conditions, as a legal liability threat that it actively
agreed to the removal of the facility. B

6. Lack of Ventilatidn. Licht, or Sanitary Facilities:

Lack of Ventilation, Light, or Sanitary Facilities refers to: “The :ab'rsence_: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

materials. 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 area to wihdow area ratios. Inadequate sanitary facilities refer to the

absence or inadequacy of garbage storage and enclosure, bathroom'facilities; vhro:t
“water and kitchens and structural inadequacies preVenting ingress ,and egress to

and from all rooms and units within a building”.

“After the River Oaks facility was vacated in 2001, all ventilation, Water and
~ sanitary facilities were disconnected. This had the effect of making the facility unfit

" for human habitation. Yet, the RLDC reported numerous incidents that p(')_inted" to

individuals using the existing building for human shelter. The presence of
individuals attempting to live in the building created unsafe and unsanitary

conditions that the RLDC and the City continue to fight until the demolition and-

removal of the River Oaks facility in early 2005.

7. Deleterious Land Use and Layout

Deleterious Land Use and Lay is defined as: “The existence of incompatible land
use relationships, buildings occupied by inappropriate mixed-uses, or uses unsuitable for
the surrounding area.” '

Prior to its vacation and demolition, the River Oaks facility had evolved into a
condition that made it unsuitable for the surrounding area. The facility became a magnet
for illicit uses, a proven fire hazard and target for numerous thefts and burglaries. Abuses
associated with the property was the cause of repeated subpoenas being issued on the
RLDC in a role in which it was forced to defend the facility from trespassers and criminal

thefts. The facility became a growing threat to the safety and well-being of the area as a

whole and that threat was only removed with the demolition of the structure in eatly
2005.

8. Excessive Vacancies:
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‘Excessive Vacancies refers to “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”.

As previously noted, the River Oaks facility was vacated in 2001 and remamed
vacant until its demolition in early 2005, After its vacancy the facility became a major
target to vandalism and theft. Between the time of its vacancy and demolition in early

. 2005, the RLDC reports that every single window in the facility had been broken and that -

the facﬂlty had been a frequent target for fire arson. Additionally, thefts had resulted in
~ the stripping of the facility of its key interior components.. The attraction of these

~ elements, combined with the subsequent illegal use of the property as shelter, rendered
the,vacant building as an adverse influence on the surrounding neighborhood.-
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Conservation Area Oualiﬁcation Factors Found 'wit'hin the Proposed RPA

The following is an evaluation and statement of findings on thc presence of
certain factors, as defined herein, for the Improved Parcels located within proposed RPA.

1. Age:

Based upon data collected from the Rockford Township Assessor’s Office, it has
been determined that all three (3) structures located within the improved area of the RPA
were of an age in excess of 35-years or older. The earhest was ori gmally constructed in-
1900, and the most recent in 1930. .

OTHER CONSERVATION AREA FACTORS ( MUST INCLUDE THREE OR MORE )
ADDITIONAL FACTORS)

2. Obsolescence:

~ Obsolescence refers to “the condition or process of falling intc_ disuse.
Structuresb have become ill-suited for the original use”. (65 ILCS 5/1 1-74.4-3(b)(2).

The maximum useful life of a typical residential structure is considered to be 70
years of age. By this determination, all of the existing structures located within the
proposed RPA are in excess of 70-years of age and are, therefore, beyond their original
“u_seful life, with all of the structures falling within an actual age range between 75 to over
100 years of age. This places these structures in a category of being in an.ongoing
condition or process of falling into disuse. This continuing process has only been
delayed through ongoing rehabilitative efforts by the building owners over the years. In
spite of these efforts, however, the age of the structures and the limitation of the sites that .
they are located on place them in a state of obsolescence due to outmoded designs, dated
construction and undersized, non-existed set backs, and/or irregular lot sizes.

The economic obsolescence of these structures has only been mitigated by a series
of grandfathered governmental building, zoning and environmental regulations since the
application of modern laws, standards and regulations would render them too costly to
maintain and kept suitable for occupancy. In addition to obsolescence that is a
consequent of advanced age, a at least one of the structures has long been converted to
uses that are ill-suited for their original use. This is because these older structures were
originally designed and constructed for either single-family or two-family use. However,
of this structure has been modified to function as residential property of a higher density.
Such conversions tend to be motivated by economic factors because of the difficulty and
cost that is associated with operating the structures for a less dense residential use versus
the income that is achieved by occupancy as multi-family units.
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» This problem is only aggravated by the presence of negative other RPA influences
connected to conditions such as dilapidating and deteriorating structures and site
improvements. Prominent is this respect was the long-term presence of the deteriorated

and vacant River Oaks facility. The poor condition and high profile of that property was ',
" a major detriment to the area and as such is a primary target for redevelopment by the -

City and the RLDC.

3. Deterioration:

Buildings: v . : L
“With respect to buildings, defects including, but not limited to, major

defects in the secondary building comjionents such as doors, winvdows‘,r poi‘éhes,v

gutters and downspouts, and fascia”. (65 ILCS 5/11574.4-3(b)(3).

Surface Improvements: e
“With respect to surface improvements, that the condition of roadways,

alleys, curbs, gutters, sidewalks, off-street parking, and surface 'stor‘ag"e areas
evidence deterioration, including, but not limited to, surface cracking, crﬁmbiing;
potholes, depressions, loose paving material, and ‘weeds protruding through pa?ed
surfaces”. (65 ILCS 5/11-74.4-3(b)(3). |

All three (3) Improved Parcels reveal evidence of deterioration of site
improvements. Photographic documentation demonstrates this evidence of deteriorated
conditions that can be generally described by the following characteristics: :

Severe surface cracking of extensive areas of pavement;,
Buckled and caved in areas of asphalt; '
Cracked driveway areas;

Crumbling areas of sub-base gravel areas;

Areas of loose paving materials;

Presence of pot holes and other depressions; .
Weed growth protruding through cracked pavement areas.

These characteristics seemed to have evolved over an extended period of time as
evidenced by the advanced age of the structures in the area, and by lack of the ongoing
investments required to keep up with the relatively high level of maintenance demanded

by older neighborhoods and infrastructure.
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4. Excessive Land Coverage and Overcrowding of Structures and Community
Facilities: ' -

FExcessive Land Coverage and Overcrowding of Structures and Community
Facilities refer to “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 area as one exhibiting excessivé land coverage are: the presence of
buildings either improperly sitﬁated on parcels or located on parcels of inadequate

size and shape in relation to present-day standards of ‘development for heaith and
.' safety and the presence of multiple buildings on a sihgle parcel. For there to be a
finding of excessive land coverage, these parcels must exhibit one or more of the
following conditions: insufficient prO\?ision for light and air within or around
buildings, increased threat of spread of fire due to the close proximity of buildings,
lack of adequate or proper access to a public bright-of-way, lack of reasomably
requif.ed off-street parking, or inadequate provision for loading and service”. (65

ILCS 5/11-74.4-3(b)(9).

The area exhibits that one of the three Improved Parcels operates as a multi-
family dwelling; therefore, creating a relatively high ratio of buildings sq. ft to total
lot size. Parking associated with the property seems limited and it appears that safe
automobile egress and ingress for that parcel is only safely achieved via utilization
with the separate (and apparently separately own) parcel located to the immediate
north. The proposed developer selected by the RLDC for the River Oaks site
indicates that existing single-family use, located immediately north of the River
Oaks site, has encroached upon that site as part of that residential lot’s preferred
~ configuration. Additionally, the structure appears to have limited setback against
the Rock River, which abuts the property on the east. Given the volume of traffic
along South Main Street, which abuts all lots on the west, the limited lot setbacks
and relatively poor access points create a concern for adequate access to the public
right-of-way.

5, Lack of Community Planﬁingg

Lack of Community Planning refers to “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
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the time of the area's developbment.‘ This factor must be documented by eviv(tlen‘_cezpf
adverse or incompatible land-use relationships, inadequate street layout, imﬁr_oper .
subdivision, parcels of inadeqﬁate shape and size to meet conteniporary

~ development standards, or other evidence demonstrating an absehce'pf_ 'éffectiVe:' '
community planning”. (65 ILCS 5/11-74;4-3(b)(11). S

The City’s first comprehensive plan was adopted decades after the proposed -
RPA was developed as one of the City’s earliest neighborhood. As a result, the
proposed RPA developed without the benefit or guidance of an effective community
plan, and in actuality developed at a time prior to such plans gaining a popular
following by American communities. Original platting for the area extends back to.
1892, with no substantial updates to the platting for land in the area since that time.
The result of this is most evident in improper subdivision of parcels that were
permitted to become developed, along the riverfront, in inadequate shapes and sizes
compared to modern development standards. This problem has been compounded
by the evolution of one of the residential structures from single-family or two-family
use up to a multi-family use on a parcel not well suited for more intense use. It is
believe that this use has forced the users of that property to inappropriately utilize
an adjacent parcel to alleviate the adverse conditions caused by the higher use. '

6.  Lagin Equalized Assessed Valuation (EAV) Growth

Declining or Lagging Equalized Assessed Valuation means: “The total equalized
assessed value 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.” RS

The following findings are made in connection to this factor:

The EAV of the Improved Parcels has grown at a rate slower than the balance of
the City for three (3) of the last five (5) calendar years.

Improved Parcels Percent Balance of
Percent '
Year EAV Change Village EAV(1) Change
2004 $ 26,283 5.63% $1,716,834,142 1.25%
2003 $24,882 24.54% $1,695,655,598 4.31%
2002 $ 19,979 3.31% $1,625,648,080 3.40%
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2001 $ 19,338 - -0.66% $1,572,260,348 5.55%-
2000 $ 19,466 0.00% $1,489,587,154 2.90%
1999 $ 19,466 -- $1,447,631,729 -

(1) Less: Improved Parcels EAV.
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APPENDIX V

HOUSING IMPACT STUDY DETERMINATION

In compliance with 65 ILCS 5/11-74.4-3(n)(j)(5), the City of Rockford_.'hereby”

presents its determination regarding the need to prepare a Housing Impact Study:

65 ILCS 5/11-74.4-3 (n)(§)(5) - Housing Impact Study requirements

On and after November 1, 1999, if the redevelopment plan will not result in
displacement of residents from inhabited units, and the municipality certifies in the plan
that displacement will not result from the plan, a housing impact study need not be
performed. If, however, the redevelopment plan would result in the displacement of
residents from 10 or more inhabited residential units, or if the redevelopment project area
contains 75 or more inhabited residential units and no certification is made, then the
municipality shall prepare, as part of the separate fea31b111ty report requlred by subsectlon »
(a) of Section 11-74.4-5, a housing impact study.

Based upon visual inspection of the Redevelopment Project Area and verification
using the most recent City Directory listing, the City of Rockford has identified a total of
only four (4) potential inhabited residential units within the proposed Redevelopment-

- Project Area. Although the proposed Redevelopment Plan and Project may in the future

call for the valJ.lSltlon and demolition of such residential units, as well as the relocation
of the tenants in conformance with the requirements set forth in the Act, such impact will
be to fewer than 10 inhabited residential units. The City hereby determines that a
Housing Impact Study is not required as part of the River Oaks Redevelopment
Plan Project.




Appendix VII

PIN
11-34-204-001
11-34-204-005
11-34-204-003
11-34-204-002
TOTAL

2004 Equalized Assessed Values of RPA

2004 EAV
0

72,421
11,239
15,044
98,704




Appendix VI

RIVER OAKS
REDEVELOPMENT PROJECT AREA
LEGAL DESCRIPTION

LEGAL DESCRIPTION
- LEGAL DESCRIPTION FOR RIVER OAKS PROPOSED TIF AREA:

23xx S. Main St., 11-34-204-001

Part of Lot Twenty-five (25) as designated upon the Assessor’s Plat of Sections 34 and
35, Township 44 North, Range 1 East of the 3" Principal Meridian, bounded and
described as follows, to-wit: Beginning at the intersection of the extended South line of
Cole Avenue with the West bank of the Rock River; thence West along the extended

" South line of Cole Avenue to its intersection with the East line of South Main Street;
thence North along the East line of South Main Street a distance of 100.0 feet; thence
West, parallel with the extended South line of Cole Avenue, to the West bank of the Rock
River; thence South along the West bank of the Rock River to the point of begmnmg,
situated in the County of Wlnnebago and State of Illinois, and;

2318 S. Main Street, 11-34-204-002

Part of the West part of the Northeast fractional quarter of Section 34, Township 44
North, Range 1 East of the 3" Principal Meridian, bounded and described as follows, to-
wit: Beginning on the point of intersection of the Easterly line of South Main Street as
now laid out and used, with the South line of Cole Avenue as designated upon the plat of
Busky’s Subdivision, extended Easterly to the Easterly line of South Main Street; thence
Southwesterly along the Easterly line of South Main Street, 146.77 feet, more or less to
the Southerly line of premises conveyed by Elizabeth A. Hawkes et al to Mary H. Ogilby
by Warranty Deed dated June 16, 1897 and recorded in Book 181 of Deeds on page 273
in the Recorder’s Office of Winnebago County, Illinois; thence Easterly along the
Southerly line of said premises so conveyed to Mary H. Ogilby as aforesaid to the
Westerly bank of Rock River; thence Northerly along the Westerly bank of Rock River to
the point of intersection of said River Bank with the South line of Cole Avenue as
designated on the plat of Busky’s Subdivision extended East to the Westerly bank of
Rock River; thence West along the Southerly line of Cole Avenue so extended East to the
place of beginning, excepting therefrom that portion deeded to the people of the State of
Illinois, Department of Transportation by deed recorded on Microfilm No. 7810-1431
and described as follows: that part of Northeast fractional quarter of Section 34,
Township 44 North, Range 1 East of the 3" Principal Meridian, in Winnebago County,
Ilinois, described as follows: commencing at the Northeast corner of Lot One (1) of
Hultberg & Camlin Subdivision; thence Easterly along the extension of the North line of
Lot One (1) of said Hultberg & Camlin subdivision a distance of 85.87 feet to the point of
beginning; thence Southwesterly along the arc of a curve to the right having a radius to 1,




153.92 feet, the tangent of which makes an angle of 100 degrees 35 minutes 14 seconds
to the right of the prolongation of the last described course at the last described point a
distance of 148.57 feet to a point on a line 990 feet due South of the North line of said
Section 34; thence West along said line a distance of 7.00 feet, more or less, to the

. Easterly line of South Main Street; thence Northeasterly along the Easterly line of South -

Main Street a distance of 146,77 feet, more or less, to said extended North line of Lot 1
of Hultberg & Camlin subdivision; thence Easterly along said North line a distance of
17.48 feet, more or less, to the point of beginning, in Winnebago County, Illinois;
situated in the County of Winnebago and State of Illinois, and,; e

2324 S. Main St., 11-34-204-003

Part of the West part of the Nottheast quarter of Section 34, Township 44 North Range 1
East of the 3™ Principal Meridian, bounded as follows, to-wit: Beginning onthe =
Westerly bank of the Rock River, at a point 15 chains due South of the North line of said
Section 34, thence West to the East line of South Main Street, thence Southerly along the
East line of South Main Street 69.37 feet, thence Southeasterly 104 feet to a point on top
of the bank of Rock River, distant 107.6 feet Southerly from the North boundary line of
the premises hereby described, thence continuing Southeasterly in a straight line to the
Westerly bank of Rock River, thence Northerly along the Westerly bank of the Rock
River to the place of beginning; excepting therefrom the following described property, -
containing 337 square feet, more or less, which was conveyed by Norman M. Bergeson
and Rena Bergeson to the people of the State of Illinois for highway purposes, by deed
dated January 25, 1978, and recorded March 10, 1978, on Microfilm No. 78-06-0723:
that part of the Northeast fractional quarter of Section 34, Township 44 North, Range 1
East of the 3™ Principal Meridian, in Winnebago County, Illinois, described as follows: -
commencing at the Northeast corner of Lot 1 Hultberg & Camlin subdivision; therice
Easterly along the extension of the North line of said Lot 1, a distance of 85.87 feet;
thence Southwesterly along the arc of a curve to the right, having a radius of 1,153.92
feet, the tangent of which makes an angle of 100 degrees, 35 minutes, 14 seconds, to the
right of the prolongation of the last described course at the last described point; a distance
of 148.57 feet to the point of beginning, said point being on a line 990 feet due South of
the North line of said Section 34; thence continuing along said curve to the right, a
distance of 72.58 feet to the Southerly line of the parcel conveyed by Julia B, Crane to
Norman M. Bergeson and Rena Bergeson, as described in document No. 118 1737
recorded March 1, 1968, in the County of Winnebago; thence Northwesterly along said
Southerly property Line A distance of 3.52 feet, more or less, to the Easterly line of
South Main Street; thence Northeasterly along the right of way line of Main Street, a
distance of 69.37 feet to a point on a line 990 feet due South of the North line of said
Section 34; thence East along said line a distance of 7.00 feet, more or less, to the point
of beginning, containing 337 square feet, more or less; all situated in the County of;
Winnebago and State of Illinois, and more commonly known as 2324 South Main Street,
Rockford, Illinois, and,;

2400 S. Main St., 11-34-204-005




Part of the North Half (1/2) of Section Thirty-four (34), Township Forty-four (44), North,
Range One (1) East of the Third (3™ Principal Meridian, bounded and described as
follows, to-wit: Commencing at the Northwest corner of Parkside Subdivision, the Plat
of which Subdivision is recorded in Book 21 of Plats on page 121 in the Recorder’s
Office of Winnebago County, Illinois; thence North 37 degrees 48°10” East, along: said
centerline of South Main Street, 470.63 feet to the point of beginning for the following
described tract, thence continuing North 37 degrees 48’10 East, along said centerline,
390.71 feet to a point of curve; thence Northeasterly, along said centerline and alonga
circular curve to the left having a radius of 1,352.86 feet and whose center lies to the
Northwest, an arc distance of 155.13 feet (the chord across the last described circular
curve course bears North 33 degrees 51°01°” East, 155.27 feet); thence South 59 degrees

38’47’ East, along the Southwesterly line of premises conveyed by Laforges to Oscar
Eck by Deed dated October 2, 1906-and recorded in Book 233, page 74, extended
Northwesterly and along said Southwesterly line, a distance of 129.46 feet to its
intersection with the West bank of Rock River; thence South 03 degrees 42°49** West,
along said West bank, 255.18 feet; thence south 13 degrees 13°53”’ West, along said
West Bank 213.22 feet to its intersection with the Northeasterly line of premises
conveyed by Laforges to Grand Chapter of the Order of the Eastern Star by Warranty
deed dated September 26, 1922 and recorded in Book 291, page 13; thence North 76
degrees 24°40”° West, along the Northeasterly line of premises conveyed by Laforges to
Grand Chapter of the Order of the Eastern star as aforesaid, 383.16 feet to the point of
beginning, EXCEPTING THEREFROM that portion deeded to the People of the State of
Ilinois Department of Transportation by Warranty Deed recorded on Microfilm No.
7803-0006, situated in the County of Winnebago and State of Illinois.

Part of the North Half (1/2) of Section Thirty-four (34), Township Forty-four (44) Notth,
Range 1 East of the 3™ Principal Meridian, bounded and described as follows, to-wit:
Beginning at the Northwest corner of Parkside Subdivision, the Plat of which Subdivision
is recorded in Book 21 of Plats on page 127 in the Recorder’s Office of Winnebago
County, Illinois; thence North 37 degrees 48’10 East, along the centerline of South
Main Street, 470.63 feet to its intersection with the Northeasterly line of premises
conveyed by Laforges to Grand Chapter of the Order of the Eastern Star by Warranty
Deed dated September 26, 1922 and recorded in Book 291, page 113; thence South 76
degrees 24°40”’ East, along the Northeasterly line of premises conveyed by Laforges to
Grand Chapter of the Order of the Easter Star as aforesaid, 383.16 feet to its intersection
with the West bank of Rock River; thence South 03 degrees 57°07°’ West, along said -
West bank, 63.93 feet; thence South 17 degrees 57°14”” West, along said West bank,
367.81 feet to its intersection with the Northeasterly line of premises conveyed by
Laforges to Ellen Kling by Warranty Deed dated October 3, 1919 and recorded in Book
281, page 146 in said Recorder’s office and the Northerly line of said Parkside
Subdivision; thence North 76 degrees 21°18’” West, along the Northeasterly line of
premises conveyed by Laforges to Ellen Kling aforesaid and along the Northerly line of
said Parkside Subdivision, 558.90 feet to the point of beginning, EXCEPTING A
THEREFROM that portion deeded to the People of the State of Illinois Department of
Transportation by Warranty Deed recorded on Microfilm No. 7803-0006; situated in the
County of Winnebago and State of Illinois.







