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) SS
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CERTIFICATE OF PUBLICATION IN PAMPHLET FORM

I, the undersigned, do hereby certify that I am the duly qualified and acting
Legal Director and ex officio Keeper of the Records and Seal of the City of Rockford,
Winnebago County, Illinois (the “City”), and as such official I am the keeper of the
official journal of proceedings, books, records, minutes and files of the City and of the
City Council (the “City Council”) thereof.

I do further certify that on the 27th day of December, 2005, there was
published in pamphlet form, by authority of the City Council, a true, correct and
complete copy of Ordinance No. 2005-269-0 and said ordinance as so published was
on said date 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 City.

IN WITNESS WHEREOF [ have affixed hereto my official signature and the seal

of the City, this 27th day of December, 2005.

[SEAL] / - M

LEGAL DIRECTOR AND EX OFFICIO
KEEPER OF THE RECORDS AND SEAL




RS/rf
ORDINANCE NO. 2005- 269 .0

AN ORDINANCE ADOPTING THE HOPE VI REDEVELOPMENT PLAN AND
REDEVELOPMENT PROJECT

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF ROCKFORD, [LLINOIS,
that:

WHEREAS, the City Council wishes to adopt the Hope VI Redevelopment Plan and
Redevelopment Project (the “Plan™) in order to adopt Tax Increment Financing pursuant to the
Tax Increment Allocation Redevelopment Act (Ch. 65 1ll. 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 Plan on November 17, 2005 at the Washington Park Christian Church located at 801 Concord
Avenue, Rockford, Illinois; 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 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 proposed Hope VI Redevelopment Project Area as said term “blighted” is used
in the Act.

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

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

WHEREAS, the City Council has reviewed its proposed Plan and Comprehensive Plan for
development of the municipality as a whole to determine whether the proposed 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:

l. The City Council hereby makes the (ollowing findings:



-t

a. The area constituting the Hope VI Redevelopment Project Area in the City of
Rockford, Tlinois, is described on Exhibit A, attached hereto and made part
hereof.

b. 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.

C. The proposed Hope VI 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 the
Plan.

d. The Plan conforms to the Comprehensive Plan for the development of the
municipality as a whole.

e. The parcels of real property in the proposed Hope VI 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 Hope VI Redevelopment Project Area.

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

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

2. The Plan which were the subject matter of the hearing held November 17, 2005, is hereby
adopted and approved. A copy of the Plan 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.

APPROVED:

Y GAL DIRECTOR
PASSED:  12/19/05  APPROVED: 12/27/05  PUBLISHED: 12/27/05

ATTESTED and FILED in my office this 27th day of December, and published in pamphlet
[ day of December, 2005

Le‘g;il Sirector and ex officio
Keeper of the Records and Seal

Published in pamphlet form this27th day of December, 2005 by order of the City Council of the
City of Rockford, Illinots.



Property

ID Number Owner Property Address City, State Zip
11-20- 255- 001 Larry Lyons 8372 Springcreek Rockford, IL 61114
11-20- 255- 002 Daniel Edna P.O. Box 14022 Rockford, IL 61105
11-20- 255- 003 Larry Moore 308 McClain Ave. Rockford, IL 61102
11-20- 255- 004 Larry Moore 308 McClain Ave. Rockford, IL 61102
11-20- 255- 005 Building Enterprises Vision LLC 2901 Searles Ave. Rockford, IL 61101
11-20- 255- 006 Building Enterprises Vision LLC 2901 Searles Ave. Rockford, IL 61101
11-20- 255- 007 Larry Lyons 8372 Spring Creek Rd. Rockford, IL 61114
11-20- 255- 008 Larry Lyons 8372 Spring Creek Rd. Rockford, IL 61114
11-20- 255- 009 BarbaraFell Goldenrod Trust 410 S Third St. Rockford, IL 61104
11-20- 255- 010 Barbara Fell Goldenrod Trust 410 S Third St. Rockford, IL 61104
11-20- 255- 011 Building Enterprises Vision LLC 2901 Searles Ave. Rockford, IL 61101
11-20- 402- 001 Building Enterprises Vision LLC 2901 Searles Ave. Rockford, IL 61101
11-20- 402- 002 Geraldine Bakunowicz 1581 Powderhorn Dr. Rockford, IL 61108
11-20- 402- 003 Barbara Fell Goldenrod Trust 410 S Third St. Rockford, IL 61104
11-20- 402- 004 Barbara Fell Goldenrod Trust 410 S Third St. Rockford, IL 61104
11-20- 402- 008 Melba Marchetti 404 McClain St. Rockford, IL 61102
11-20- 402- 009 Dennis Scace P.O. Box 116 Shirland, IL 61079-0116
11-20- 402- 010 Property Recovery Systems 906 W. State St. Rockford, IL 61102
11-20- 402- 013 Ronald Kennedy 3915 Delaware St. St. Rockford, IL 61102
11-20- 402- 014 Ronald Kennedy 3915 Delaware St. St. Rockford, IL 61102
11-20- 402- 015 BarbaraFell Goldenrod Trust 410 S Third St. Rockford, IL 61104
11-20- 402- 016 Barbara Fell Goldenrod Trust 410 S Third St. Rockford, IL 61104
11-20- 402- 017 Barbara Fell Goldenrod Trust 410 S Third St. Rockford, IL 61104
11-20- 402- 018 Barbara Fell Goldenrod Trust 410 S Third St. Rockford, IL 61104
11-20- 402- 019 Barbara Fell Goldenrod Trust 410 S Third St. Rockford, IL 61104
11-20- 402- 020 BarbaraFell Goldenrod Trust 410 S Third St. Rockford, IL 61104
11-20- 402- 021 Georgia Waters 18000 Rock Grove Rd. Davis, IL 61019
11-20- 402- 022 Bennie Thompson 3911 Delaware St. St. Rockford, IL 61102
11-20- 402- 023 Bennie Thompson 3911 Delaware St. St. Rockford, IL 61102
11-20- 402- 024 Melvin & Darlene Berger 324 McClain Ave. Rockford, IL 61102
11-20- 402- 025 Kevin Bowman 1040 South Central Ave. Rockford, IL 61102
11-20- 402- 026 Building Enterprises Vision LLC 2901 Searles Ave. Rockford, IL 61101
11-20- 403- 001 Winnebago CTY Housing Authority 2901 Searles Ave. Rockford, IL 61101
11-20- 403- 002 Richard Campbell P.0.Box 330 Chicago, IL 60601-0330
11-20- 403- 003 Rockford Park District 1401 N. 2nd St. Rockford, IL 61107
11-20- 404- 001 Winnebago County Board 404 Elm St 5th Floor Rockford, IL 61101
11-20- 404- 007 Rob Ellis 3908 Delaware St. Rockford, IL 61102
11-20- 404- 008 Rob Elliis 3908 Delaware St. Rockford, IL 61102
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007
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Building Enterprises Vision LLC
Building Enterprises Vision LLC
Jessica Meyers

Winnebago County Board
Winnebago County Board
Winnebago County Board
Winnebago County Board

Otis Walker

Marcus Harwell

Donnell Boles

Donnell Boles

Lashon Walker

Curleese Walker

Winnebago County Board
Matilda Moore

Building Enterprises Vision LLC
Hermon Thompson

Building Enterprises Vision LLC
Hermon Thompson

Rosie Williams

Building Enterprises Vision LLC
Joyce Thompson

Building Enterprises Vision LLC
Willie Clark

Willie Clark

Michael Nielson

Hermon Thompson

Carlene Coleman

Building Enterprises Vision LLC
Building Enterprises Vision LLC
Harold Johnson

Jessie Howell

Jessie Howell
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Harold Johnson

Building Enterprises Vision LLC
Bonnie Edgeston

Earl Rucker

Cornelia Tyson

Building Enterprises Vision LLC

2901 Searles Ave.
2901 Searles Ave.
4141 River Rd.

404 Elm St 5th Floor
404 Elm St 5th Floor
404 Elm St 5th Floor
404 Elm St 5th Floor
4003 Preston St.
3617 Preston St.
604 Concord Ave.
604 Concord Ave.
604 Concord Ave.
4003 Preston St.
404 EIlm St 5th Floor
3924 Delaware St.
2901 Searles Ave.
3816 Delaware St.
2901 Searles Ave.
3816 Delaware St.
509 Newport Ave.
2901 Searles Ave.
3816 Delaware St.
2901 Searles Ave.
518 Trenton Ave.
518 Trenton Ave.

108 Lincoln Park Bivd.

3816 Delaware St.
515 Newport Ave.
2901 Searles Ave.
2901 Searles Ave.
712 Alliance St.

3426 N. Rockton Ave.
3426 N. Rockton Ave.
3426 N. Rockton Ave.
712 Alliance St.

2901 Searles Ave.
3712 Delaware St.
2025 Elm St.

196 Elmwood Ave.
2901 Searles Ave.

Rockford, IL
Rockford, IL
Cherry Valley, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Rockford, IL
Roosevelt, NY
Rockford, IL

61101
61101
61016
61101
61101
61101
61101
61102
61102
61102
61102
61102
61102
61101
61102
61101
61102
61101
61102
61102
61101
61102
61101
61102
61102
61102
61102
61102
61101
61101
61101
61103
61103
61103
61101
61101
61102
61102
11575
61101



11-20-
11-20-
11-20-
11-20-
11-20-
11-20-
11-20-
11-20-
11-20-
11-20-
11-20-
11-20-
11-20-
11-20-
11-20-

406-

406-
406-
406-
406-
406-
406-
406-
406-
406-

428-
428-
428-

011
012
013
014
015
016
017
018
019
020
021
022
001
002
003

Building Enterprises Vision LLC
Building Enterprises Vision LLC
Building Enterprises Vision LLC
Associates Finance, Inc.

C & W Investments
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EXHIBIT

A

Hope VI TIF District
{.egal Description:

Part of the East Half (1/2) of Section 20, Township 44 North, Range 1 East of the
Third Principal Meridian, bounded and described as follows; Beginning at the
intersection of the south line of Delaware Street withthe centerline of Pierpont

Avenue as both are now laid out and used; thence South along the centerline of
said Pierpont Avenue to the easterly extension of the northerly line of Liberty
Street as now laid out and used; thence westerly along said easterlyextension

and along the northerly line of Liberty Street and along the south line of the Re

plat of part of Washington Park Subdivision, the plat of which is recorded in Book
13 of Plats on page 32 in the Recorder's Office of Winnebago County, lllinois and
the westerly extension of said line to the easterly line of Springfield Avenue as
now laid out and used: thence northerly along the easterly line of said Springfield
Avenue to the westerly extension of the centerline of Chestnut Street as now laid
out and used: thence easterly along said westerly extension and along the
centerline of Chestnut Street to the centerline of Ashley Avenue as now laid out
and used:; thence northerly along the centerline of Ashley Avenue to the westerly
extension of the southerly line of Lot 13 in Block 2 as designated upon Hartman
Subdivision, the plat of which is recorded in Book 20 of Plats on page 68 in said
recorder's office: thence easterly along said westerly extension and along the
southerly line of said Lot 13 to the souheast corner thereof; thence northerly
along the easterly line of said Block 2 to the south line of Lot 12 as designated
upon Alexander Subdivision, the plat of which is recorded in Book 14 of Plats on
page 171 in said recorder’s office; thence easterly abng the southerly line of said

Lot 12 and along the easterly extension of said line to the centerline of Cameron
Avenue as now laid out and used; thence southerly along the centerline of said
Cameron Avenue and the southerly extension of said line to the mrtherly line of
Delaware Street as now laid out and used; thence easterly along the northerly
line of said Delaware Street and along the easterly extension thereof to the
easterly line of Concord Avenue as now laid out and used; thence southerly
along the easterly line of said Concord Avenue to the south line of said Delaware
Street: thence easterly along the southerly line of said Delaware Street to the
point of beginning. EXCEPTING THEREFROM Lots 191, 192, 193, 194, 195,
361, 362, 376, 377, 378, 379,380, 381, 396, 397, 398, 399, 400, 419, 420 and
the south 14 feet of Lot 360, all as designated upon the replat of part of
Washington Park Subdivision, the re-plat of which is recorded in Book 13 of Plats
on page 32 in the Recorder's Office of Winnebago Courty, lllinois. ALSO

EXCEPTING THEREFROM Lots 4, 5, 6, and 15 in Block 13 and Lot 13 in Block
19 as designated upon Washington Park Subdivision, the plat of which is
recorded in Book 13 of Plats on page 16 in said Recorder’s Office. Situated in the
County of Winnebago and the State of lllinois Containing 15 acres plus or
minus

Dated: December 5, 2005



Hope VI TIF District
[.egal Description:

Par of the East Half {1/2) of Section 20, Township 44 North, Range 1 East of the
Third Principal Meridian, bounded and described as follows: Beginning at the
intersection of the south line of Delaware Street with the centerline of Pierpont

Avenue as both are now laid out and used: thence South along the centerline of
said Pierpont Avenue to the easterly extension of the northerly line of Liberty
Street as now laid out and used; thence westerly along said easterlyextension

and along the northerly line of Liberty Street and along the south line of the Re

plat of part of Washington Park Subdivision, the plat of which is recorded in Book
13 of Plats on page 32 in the Recorder's Office of Winnebago County, Iinois and
the westerly extension of said line to the easterly line of Springfield Avenue as
now laid out and used: thence northerly along the easterly line of said Springfield
Avenue fo the westerly extension of the centerline of Chestnut Street as now laid
out and used: thence easterly along said westerly extension and along the
centerline of Chestnut Street to the centerline of Ashley Avenue as now laid out
and used; thence northerly along the centerline of Ashley Avenue to the westerly
extension of the southerly line of Lot 13 in Block 2 as designated upon Hartman
Subdivision, the plat of which is recorded in Book 20 of Plats on page 68 in said
recorder's office: thence easterly along said westerly extension and along the
southerly line of said Lot 13 to the souheast corner thereof; thence northerly
along the easterly line of said Block 2 to the south line of Lot 12 as designated
upon Alexander Subdivision, the plat of which is recorded in Book 14 of Plats on
page 171 in said recorder's office; thence easterly abng the southerly line of said

Lot 12 and along the easterly extension of said line to the centerline of Cameron
Avenue as now laid out and used; thence southerly along the centerline of said
Cameron Avenue and the southerly extension of said line to the mrtherly line of

Delaware Street as now laid out and used; thence easterly along the northerly
line of said Delaware Street and along the easterly extension thereof to the
easterly line of Concord Avenue as now laid out and used; thence southerly
along the easterly line of said Concord Avenue to the south line of said Delaware
Street: thence easterly along the southerly line of said Delaware Street to the
point of beginning. EXCEPTING THEREFROM Lots 191, 192, 193, 194, 193,
361, 362, 376, 377, 378, 379,380, 381, 396, 397, 398, 399, 400, 419, 420 and
the south 14 feet of Lot 360, all as designated upon the replat of part of
Washington Park Subdivision, the re-plat of which is recorded in Book 13 of Plats
on page 32 in the Recorder's Office of Winnebago Courty, lflinois. ALSO

EXCEPTING THEREFROM Lots 4, 5, 6, and 15 in Block 13 and Lot 13 in Block
19 as designated upon Washington Park Subdivision, the plat of which is
recorded in Book 13 of Plats on page 16 in said Recorder’s Office. Situated in the
County of Winnebago and the State of lilinois Containing 125 acres plus or
minus

Dated: December 5, 2005



CITY OF ROCKFORD
HOPE VI TIF DISTRICT
REDEVELOPMENT I'LAN AND PROJECT

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

Prepared For: City of Rockford, Illinois

Prepared By: Kane, MeKenna and Associates, Inc.

December 2005
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I. INTRODUCTION

The City of Rockford (the “City”) is a mature commu nity located in Winnebago County,
linois. approximately ninety (90) miles northwest of the City of Chicaga’s “Loop™. The City
lies adjacent to the municipalities of Belvidere and Cherry Valley on the east, Loves Park and
Machesney Park on the north, Winnebago and Pecatonica to the east, and is connected 1o
Interstate 39 that takes travelers south to Rochelle and other communities.

For purposes of establishing a Tax Increment Financing (“TIF”) district, otherwise known as the
Redevelopment Project Area ("RPA”) the City is completing this Plan as required by the Tax
Inerement Allocation Redevelopment Act, (the “AclTY 65 TLCS 5/11-74.4-3, el. seq., as amended.

The Act has been established to assist Illinois municipalities “promote and protect the health,
safety, morals, and welfare of the public, that blighted conditions need to be eradicated and
conservation measures instituted, and that redevelopment of such areas be undertaken; that to
remove and alleviate adverse conditions it is neeessary 1o encourage private investment and
restore and enhance the tax base of the taxing districts in such areas by the development or
redevelopment of project areas”. (65 ILCS 5/11-74 4-2(b).

In the context of planning for the RPA within the boundaries, as described, the City has
authorized the study of the Plan within the boundaries to determine whether it qualifies for
consideration as a TIF District. Kane, McKenna and Associates, Inc. (“KMA™), has agreed o
undertake the study of the RPA. This Redevelopment Plan and Project (the “Plan”) contains the
results of KMA's initial study. Based on this study, KMA is prepared to make conditional
recommendations for the establishment of a TIF District, which would need to be supplemented
by review and approval of City staff and officials

By definition, a “Redevelopment plan" means the comprehensive program of the municipality for
development or redevelopment intended by the payment of redevelopment project costs to reduce
or eliminate those conditions the existence of which qualified the redevelopment project area as a
"blighted area" or "conservation area” or combination thereof or “industrial park conservation
area.” and thereby to enhance the tax bases of the taxing distiicts which extend into the
redevelopment project area™ as set for in the Tax Increment Allocation Redevelopment Act, (the
HACT) 65 ILCS 5/11-74.4-3, et. seq., as amended.

The RPA is generally bound by Chestnut Street and Washington Park on the north, Liberty Stieet
on the south, Pierpont Avenue on the east, and Springfield Avenue on the west. The RPA
includes several vacant residential lols that are anticipated to be redeveloped so a new residential
community can be built. Additionally, the RPA contains several parcels that are, or were, located
in an unincorporated arca of the City; however, all such parcels are subject to review and
annexation by the City. prior to the Redevelopment Project and Plan’s final adoption. A
boundary map of the RPA is attached in Exhibit 2

Given limited opportunities for redevelopment, the City is focusing attention on areas that can
provide increases to the local property tax base with the ability to provide non-residential
revenues (including sales taxes) to the community.
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Overall, the City intends to attract and encourage residential, commetcial and industrial users to
jocate, upgtade, expand and/or modernize their facilities within the City as pait of its ongoing and
comprehensive economic development planning,

Currently, vacant residential lots, deteriorating, structures, and inadequate utilities characterize the
RPA; to the point, that the RPA is no longer suitable for private investment without public
assistance. These areas and building conditions are minimizing the value of future residential
development and negatively impact the potential for future retail and commercial development;
thereby, limiting employment and growth opportunities and coniributing to the lack of new
investment in the area.

The RPA is residential in nature but contains some mixed residential uses. Many of the existing
structures were constructed from the 1950’s to the 1970’s, and as such, show conditions
associated with age, obsalescence, and deterioration.  The RPA {s also subject to excessive
vacancies, lack of community planning, and inadequale utilities, which are evidenced throughout
the RPA and are documented pursuant to site visits and City records.

Other sources of polential concern regarding the RPA include ingress and cgress coordination of
in cerlain arcas of the RPA, visible interior/exterior deterioration of the improvements and
underutilized properties. The combination of these factors tends to limit the opportunities for
residential reuse within the RPA and potential retail and commercial development of areas
surrounding the RPA

The RPA has lost its initial attractiveness for residential reuse due to the vacant condition of
many properties and the overall physical condition of the arca. The RPA may be suitable for new
residential development if there is coordination of uses and layout by the City. The City has
undertaken an initiative, through the designation of the RPA, to redevelop key areas within the
City and, in doing so, stabilizing and expanding benefits to the community and affected taxing
districts

The Redevelopment Plan

The City recognizes the need for implementation of a stralegy {o revitalize residential
properties and development within the boundaries of the RPA and to stimulate and enhance
private development Residential attraction created by new housing opportunities and phased
expansions of the corporate boundaries of the City are key components of the redevelopment
strategy for the RPA. Al the time of this Plan, many residential properties are Jocated outside the
corporate houndaries of the City, so the City will need 1o complete the annexation of those
properties into the City limits, prior to the establishment of the RI'A.

The needed private investment may only be possible if TIF is adopted pursuant 10 the terms of the
Act. Incremental property tax revenue generated by the development will play a decisive role in
encouraging private development.  Site conditions that may have precluded intensive private
investment in the past will be climinated. Ultimately, the implementation of the Plan will benefit
the City and all the taxing districts, which encompass the area in the form of 2 significantly
expanded tax base.

_—-—__-____r_—————.r——#—?’__’__"——’—",_
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The designation of the area as an RPA will allow the City to address area inadequacies
including (but not limited to):

o [stablishing a pattern of land-use aclivities that will increase efficiency and economic
relationships, especially as such uses complement adjacent current and/ or future
residential and commercial opportunities, and other City redevelopments within the RPA

and/ or sunounding area.

e Creation of quality affordable housing for community residents

o Provision of roadway and traffic jmprovements within the area, including a
con‘iplchensive review of ingress and egress requirements that satisfy area circulation,
parking and connections to major arterials;

« Entering into redevelopment agreements in order to include the redevelopment of
blighted property and/ar to induce new development to locate within the RPA

« Coordinating and providing adequate parking for all redevelopments;

» lmproving ared appearance through rehabilitation of structures, landscape, streetscape
and signage programs;

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

e Providing infrastructure fhat is adequate in relation to redevelopment plans.

The area on the whole would not reasonably be anticipated to be developed in a coordinated
manner_without the adoption of @ Plan._The City. in cooperation with Champion Park Partners,
LLLC and with the assistance of IKMA. has commissioned this Plan to use TIF in order to address

local needs and to meet redevelopment goals and objectives.

ne : A LY e

The adoption of this Plan makes possible the implementation of a comprehensive program for the
cconomic redevelopment of the area. By means of public investment, the RPA will become a
morte viable area that will attract private ‘vestment. The public ‘vestment will set the stage for
ihe redevelopment of the area with private capital. This in turn will lead to operation of viable
residential uses within the RPA and set the stage for future retail and commercial uses
surrounding the arca

Pursuant to the Act, the RPA includes only these contiguous parcels of real property and
improvements (herean substantially henefited by the redevelopment project. Also pursuant to the
Act, the area is not less in the aggregate than 1%, acies. A boundary map of the RPA is included
in Exhibit 2 of this Plan.



Through this Plan, the City will serve as the central influence for the coordination and assembly
{he assets and investments of the private sector for a unified coopelative public-private
redevelopment effort. Ultimately, the implementation of the Plan will penefit the City and all the
taxing districts, which encompass the RPA in the form of a stabilized and expanded tax base,
retention of existing businesses in need of expanding their operations and creation of new
employment opportunities within the City as a result of new private development in the area as
well as rehabilitation of existing structures

Summary

It is found and declared by the City, though legislative actions as required by the Act, that
in order to promote and protect the health, safety, and welfare of the public, {hat certain
conditions that have adversely affected redevelopment within {he RPA need to be addressed, and
that redevelopment of such arcas must be undertaken; and, to alleviate the existing adverse
conditions, it is necessary 10 encourage private investment and enhance the tax base of the taxing
districts in such areas by the development o1 redevelopment of certain areas. Public/private
partnerships aré determined to 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

ILis found and declared by the City that the use of incremental tax revenues derived from the tax
(ates of various taxing districts in the RPA for the payment of redevelopment project costs is of
penefit to the RPA taxing districts. This is because these taxing districts whose jurisdiclions
include in the RPA would not derive the benefits of an increased assessment base wilhout
addressing the coordination of redevelopment

1t is further fout d. and certified by the Citv. in connection to the process required for the adoption

nd weetion 10 e
of this Plan pursuant {0 the Act. will result in the displacement of 10 ormore inhabited residential
units, and that (he RPA contains mote than 75 inhabited residential units. Therefore. this Plan

will include a housing impact study. The housing impact study is attached in Exhibit 4.

Loa DAV e ) o e ———

The redevelopment activities that will take place within the RPA will produce benefits that are

reasonably distributed throughout the RPA. Redevelopment of the RPA area is tenable only if a
portion of the improvements and other costs arce funded by TIF.



1I. RPA LEGAL DESCRIPTION
The Redevelopment Project Area Jegal description 18 attached in Exhibit 1.



IIL.

RPA GOALS AND OBJECTIVES

The following goals and objectives are presented for (he RPA in accordance with the

City’s Zoning Ordinance and comprehensive planning process (including any amendments
thereto). The Plan also will conform to the Year 2020 Plan, the official plan of the City, upon its
completion.

General Goals of the City

To provide for implementation of economic development and redevelopment strategies
{hat benefits the City and ils residents.

To provide public infrastructure improveiments within the City to promote growth.

To encourage positive and feasible redevelopment of vacant sites and/or underutilized
facilities.

To strengthen the property tax base of the City and overlapping tax districts.
To cieate new jobs and retain existing jobs for City and area residents.

To coordinate all redevelopment within the City in a comprehensive manier, avoiding
land use conflicts and negative community impacts with attracted users.

To create a cooperative partnership between City and users.

Specific Objectives for the REA

___d_______—————-—'—'_'_._——-________——-——-___———-___——-____————
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Encourape residential development by facilitating the assembly, preparation and
marketing of improved and vacant sites, and assisting private developers to assemble
suitable sites for modern development needs;

Produces quality affordable housing units for community residents.

Facilitate the remediation of environmental problems to provide additional land for new
residential development, as appropriate; '

Foster the replacement, repair, and/or improvement of infrastructure, where needed,
including sidewalks, streels, curbs, gutlers and underground water and sanitary systems t0
facilitate the construction of new residential development as well as the rehabilitation of
existing residential and public properties within the RPA:

Support the goals and objectives of the Year 2020 Plan, the official plan of the City;

Facilitate the provision of adequate on and off street parking for residents within the
RPA

Develap the area in relationship to the traffic system for improved accessibility to the
area.

I
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» Coordinate redevelopment efforfs thioughout the peighboring area thus improving the
surrounding envit onment.

o Provide assistance 10 existing businesses 1o encourage expansion of current operations of
upgrades to facilities within the neighboring area.
&gdcvelopmem Objectives
The purpose of the RPA TIF designation should allow the City to:

o Assist in coordinating redevelopment activities within the RPA in order 10 provide a
positive marketplace signal;

« Reduce or eliminate blight or other negative factors present within the area;
« Accomplish redevelopment over a reasonable time period;
« Provide for high quality development within the RPA; and
e Provide foran attractive overall appearance of the area.
The implementation of the Redevelopment Project will serve to improve the physical appearance

of the RPA and contribute to the cconomic development of the area. The implementation of the
RPA will provide new employment opportunitics for community and City residents.

e e ————
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1v. EVIDENCE OF THE LACK OF DEVELOPMENT AND GROWTH WITHIN
THE RPA AND ASSESSMENT OF FISCAL IMPACT ON AFFECTED TAXING
DISTRICTS

A. Ividence of the Laclk of Development and Grow(h Within the RPA

As documented in Exhibit 5 of this Plan, the RPA has suffered from the lack of
development. The area las not in recent history penefited from significant private investment
and/or development, but instead has suffered from long-term physical decline. As a result, is not
likely to gain in value without encouragement by the Cily.

Components of the properties cvidence economic and structural obsolescence, lack of community
planning, excessive vacancies, inadequate utilities, and deterioration These various conditions
are indicators of physical and economic decltine with the RPA and work to depress gconomic
growth by discouraging private sector investment in the housing market and other business

enterprises.
B. Assessment of Fiscal Tmpact on Affected Taxing Districis

it is not anticipated that (he implementation of this Plan will have a negative financial
impact on the affccted taxing districts. Instead, action taken by the City to stabilize and cause
growth of its tax base through the implementation of this Plan will have a positive impact on the

affected taxing districts by arresting potential assessed valuation declines.

it is not anticipated that the RPA will requite increased services from any affected taxing districts
excepl by the City Though strategies will be encouraged to promote growth via private
investment within the area, specific abjectives are acared to stabilize the RPA's existing strengths
and revitalize the RPA’'s redevelopment potential. Should the City achieve success in attracting
private investment which does result in the eed for documented increased services from any
taxing districts, the City will consider the declaration of sufficient surplus funds, which funds are
neither expended or obligated, as provided by the Act, to assist affected taxing districts in paying

{he costs for the inicreased services

Any surplus Special Tax Allocation Funds, 0 the extent any surplus  exists, will be
pl'ﬂ]_mrlion'alcly shared, based on the appropriate tax rates for a given year, with the various taxing
distiicts, including the City, after all TIF cligible costs either expended of incurred as an
obligation by the City have been duly accounted for through administration of the Special Tax

Allocation Fund to be established by the City as provided by the Act. The exception 1o this

provision will be to the extent that (he City utilizes TIF funding to assist in the redevelopment of
residential units. In such cases, the City will provide for the cost incurred by cligible school
districts in the manner presctibed by 65 1LCS Section 5/1 1-74.4 3(q)(7-5) of the Act.



V. TIF QUALIFICATION FACTORS EXISTING IN THE REDEVELOPMENT
PROJECT AREA

Findings

The RPA was studied to determine its qualifications under the Tax Increment Allocation
Redevelopment Act. It was determined that the area as a whole qualifies as a TIF district under
the Act. Refer to the T1F Qualification/Designation Report, attached as Exhibit 5 in this Plan.

Eligibility Survey

Representatives of KMA and City staff evaluated the RPA in February, March and April
2005. Analysis was aided by certain repotts obtained from the City, aerial photographs, on site
due diligence and other sources. In KMA’s evaluation, only information was recorded which
would directly aid in the determination of eligibility for the establishment of a TIF district.
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VL REDEVELOPMENT PROJECT

A. Redevelopment Plan and Project Objectives

I'he City proposes 10 realize its goals and objectives of encouraging the development of
the RPA and encouraging private investment through public finance techniques including, but not
limited to, Tax Increment Financing:

D) By implementing a plan that provides for the retention and expansion of existing
businesses, and the attraction of users to redevelop vacant land and buildings that are
available within the RPA

2) By constructing public improvements which may include (if necessary):

e Street and sidewalk improvements (including new street construction and widening
of current streets)

o Utility jmprovements (including, but not limited to, water, stormwater management,
and sanitary sewer projects consisting of construction and rehabilitation)

e Signalization, traffic control and lighting

o« Off-street parking (if applicable)

e Landscaping and beautification

3) By entering into Redevelopment  Agreements with ~ developers  for qualified
redevelopment projects, including (but not limited to) the provision of interest rate
subsidy as allowed under the Act.

4) By providing for site prepaiation, clearance, and demolition, including grading and
excavation.
5) By the redevelopment of existing building inventory through necessary rehabilitation and

improvement of structures.

6) Exploration and review of job training programs in coordination with any City, federal,
state, and county programs.

B. Redevelopment Activities

pursuant to the foregoing objectives, the City will implement a coordinated program of
actions, including, but not limited to, acquisition, site preparation, clearance, demolition,
provision of public infrastructure and related public improvements, and rehabilitation of
structures. if necessary.

Site Pieparation. Clearance. and Deniolition

Property within the RPA may be acquired and imptoved through the use of site clearance,
excavation, environmental remediation or demolition prior to redevelopment. The land may also
be graded and clearcd priot to edevelopment.
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Land Assembly and Relocation

Certain properties in the RPA (or the entire RPA) may be acquired, assembled and
reconfigured into appropriate redeyvelopment sites. The City may also undertake relocation
activities

Public Improvements

The City may, but is not required (o provide, public improvements in the RPA to enhance
the immediate area and support the Plan. Appiopriate public improvements may include, but are
not limited to:

« lmprovements and/for construction of public utilities including extension of water mains
as well as sanitary and storm sewer systems; and

« Bcautification, identification makers, {andscaping, lighting, and signage of public right-
of-ways

Rehabilitation

Aold =

The City may provide for {he rehabilitation of certain structures within the RPA in order
{o provide for ihe redevelopment of the area and conformance (0 City code provisions.
mprovements may include exterior and faade related work as well as interior related work.

rest Rate Write-Down

Interest Rate WitE-0W=2

The City may enter into agreements with owners/developers whereby a portion of the
interest cost for construction, renovation or rchabilitation project is paid for out of the Special Tax
Allocation fund of the RPA, in accordance with the Act

Job Training
The City may assist facilities and enterprises jocated within the RPA in obtaining job
training assistance. Job training and retraining programs currently available from or through
other gavernments include, but are not limited to
o Federal programs,
« State of Ulinois programs,

« Applicable local vocational educational programs, including community
college sponsored programs;

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

-
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C. General Land Use Plan

Existing land use generally consists of 4 mix of residential uses Existing land uses arc
shown in Exhibit 3. attached hereto and made a pait of this Plan. Exhibit 3, attached hereto and
made a part of this Plan designates intended general land uses in the Redevelopment Project Area
that include residential. The land uses will conform lo the Zoning Ondinance and the Year 2020
Plan, the official plan of (he City, s either may be amended from time to time.

D. Additional Design and Control Standards

The approptiate design controls including any pPlanned Unit Developments, as set forth n
the City’s Zoning Ordinance, shall apply to the RPA.

. Estimated Rcdcvclopmenl Project Costs

Redevelopment project costs mean and include the sum total of all reasonable of
necessary costs incurred or estimated 1o be incurred, as provided in the TIF statute, and any such
costs incidental to this Plan. Private investments, which supplement «Redevelopment Project
Costs”, are expected to substantially exceed such redevelopment project costs. Eligible costs
permitied under the Act, which may be pertinent 10 this Plan, include:

(1) Costs of studies, SUTVEYS, development of plans, and specifications, implementation
and administration of the redevelopment plan including but not limited to staff and
professional service costs for architectural, engineering, legal, financial, planning of
other services, provided however that no charges for professional services may be

based on a peicentase of the tax increment collected; except {hat on and after
November 1, 1999 (the effective date of Public Act 91-478), no contracts for
prol’essiona\ services, excluding architectural and engineering services, may be
entered into if the terms of the contract extend beyond a period of 3 years. In
addition, nredevelopment project costs" shall not include lobbying eXPEnses. After
consultation with the municipality, each tax increment consultant or advisor to a
municipality that plans to designate or has designated a redevelopment project area
shall inform the municipality in writing of any contt acts that the consultant of advisor
has entered into with entities of individuals that have received, O are receiving,
payments financed by tax increment revenues produced by the redevelopment project
area with respect 1o which the consultant or advisor has performed, or will be
petforming, cervice for the municipality. This requirement shall be satisfied by the
consultant or advisol pefore the commencement of services for the municipality and
thereafter whenever any other contracts with those individuals or entities are
exccuted by the consultant of advisor;

(1.5) After July 1, 1999, annual administrative costs shall not include general gverhead of
administrative costs of the municipality that would still have been incurred by the
municipality if the municipality had not designated a redevelopment project area oOf

approved a redevelopment plan;

e __.__——‘_________._._—————-—__‘___________.—-—-—-—-—" s
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(16) The cost of marketing sites within the redevelopment project area 10 prospective
businesses, developers, and investors;

(2) Property assembly costs, including but not limited 1o acquisition of land and other
property, real or pcrsonal, or rights of interests therein, demolition of buildings, sile
preparation, site improvements (lat serve as an engineered parrier addressing ground
level or below ground environmental contamination, including, but not limited to

parking lots and other coneiete of asphalt barriers, and the clearing and grading of
land:

3) Costs of rehabilitation, reconstruction oF repair of remodeling of existing public of
private buildings, fixtures, and leasehold improvements; and the cost of replacing an
existing public building if pursuant 10 the imp'lcmcnialion of a redevelopment project
ihe existing public pbuilding is to be demolished to use the site for private investment

or devoted 0 2 different use requiring private investment;

(4 Costs of the construction of public works or improvements, except that on and after
November 1, 1999, redevelopment project costs shall not include the cost of
constructing @ NeW municipal public building principally used to provide offices,
storage space, oF conference facilities of vehicle storage, maintenance, of repair for

administrative, public safety, of public works personnel and that is not intended to
replace an existing public building as provided under paragt aph (3) of subsection (q)
of Section | 1-74.4-3 unless cither (i) the construction of the new municipal building
implements a yedevelopment project that was included in a redevelopment plan that
was adopted by the municipality pt ior to November 1, 1999 or (ii) the municipality
makes d reasonable determination i (he redevelopment plan, supported by
information that provides the basis for that determination, that the new municipal
building is required to meel an increase in the need for public safety purposes
anticipated 10 result from the implcmcntaﬂnn of the redevelopment plan;

5 Costs of job training and retraining projects, including the cost of "welfare to wortk"
)€ g ning p ] g
programs 1mplemented by businesses located within the redevelopment project area;

(6) Financing costs, including but not limited to all necessary and incidental expenses
related to the issuance of obligations and which may include payment of interest on
any obligations issued hereunder including interest accruing during {hie estimated

period of construction of any ‘edevelopment project for which such obligations are
issued and for not exceeding 36 months thereafter and including reasonable 1€5€1Ves
related thereto;

N To the extent the municipality by written agreement accepts and approves the same,
all or a portion of a taxing district's capital costs resulting from the redevelopment
project necessarily incurred ot to be incurred within a taxing district in furtherance of

(he objectives of the redevelopment plan and pt oject. ‘

(75) For redevelopment project areas designated (or redevelopment project areas amended
{o add or increase the number of iax—incrcment-ﬁnancing assisted housing units) on
or after November 1, 1999, an elementary, secondary, OF unit school district's
increased costs attributable 1o assisted  housing units located within  the

e e

e
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redevelopment project area for which the developet 0 redeveloper receives financial
assistance {hrough an agreement with the municipality of because the municipality
incurs the cost of necessary infrastiucture improvements within the boundaries of the
assisted housing sites necessaly for the completion of that housing as authorized by
this Act, and which costs shall be paid by the municipality from the Special Tax
Allocation Fund when {he tax increment revenue is received as 4 result of the assisted
housing units and shall be calculated annually as follows: (A) for foundation districts,
excluding any school district in 2 municipality with a population in excess of
1,000,000, by multiplying the districl's inciease in attendance resulting from the net
increase in new students enrolled in that school district who reside in housing units
within the redevelopment project area {hat have received financial assistance through
an agreement with the municipality oF because the municipality incurs the cost of
necessary infrastucture improvements within the boundaries of the housing sites
necessary for the completion of that housing as authorized by this Act since the
designation of the redevelopment project arcd by the most recently available per
capita tuition cost as defined in Section 10-20.12a of the Sehool Code less any
increase in general State aid as defined in Section 18-8.05 of the Sehool Code
attributable to these added new students subject to the following annual limitations:
(i) for unit school districts with a district average 1995-96 Per Capita Tuition Charge
of less than $5.900, no more than 25% of (e total amount of property 1ax increment
;evenue produced by those housing units that have received tax increment finance
assistance under this Acty (i) for elementary school districts with a district average
1995-96 Per Capita Tuition Charge of less than $5,900, no mote than 17% of the total
amount of property 1ax increment revenue produccd by those housing units that have
received lax increment finance assistance under this Act; and (i) for secondary
school districts with a district aveiage 1995-96 Per Capita Tuition Charge of less than
$5.900, no more than 8% of the total amount of property 1ax increment [evenue
produced by those housing units that have received 1ax increment finance assistance
under this Act. (B) For alternate method districts, flat grant districts, and foundation
districts with 2 district average 1995-96 Per Capita Tuition Charge equal to or more
than $5,900, excluding any cchoo! district with a population in excess of 1,000,000,
by multiplying the distiict's increase in attendance resulting from {he net increase in
pew students enrolled in that school district who reside in housing units within the
redevelopment project area that have received financial assistance through an
agreement with the mumnicipality of because the municipality incurs the cost of
necessary infrastructwic improvements within the boundarics of the housing sites
necessary for the completion of that housing as authorized by this Act since the
designation of the redevelopment project arca by the most recently available per
capita tuition cost as defined in Qeetion 10-20.122 of the School Code less any
increase in peneral state aid as defined in gection 18-8.05 of the School Code
attributable to these added new students subject to the following annual limitations:
(i) for unit school districts, no mote than 40% of the total amount of property 1ax
increment revenue produced by those housing units that have Leceived tax increment
finance assistance under this Acki (ii) for elementary <chool districts, no more than
27% of the total amotnt of property 1ax increment revenue pmduced by those
housing units that have received 1ax increment finance assistance under this Acty and
(iit) for secondary school districts, no move than 13% of the total amount of property
{ax increment revenue produced by those housing units that have received tax
increment finance assistance undet this Act. (C) For any school district in 8
municipality with a population in excess of 1,000,000, the following restrictions shall
apply to the reimbursement of increased costs under this palag,mph (7.5): (1) no

-
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increased costs shall be reimbursed unless {he school district certifies that cach of the
schools affected by the assisted housing project is at of over its student capacity; (1)
{he amount reimbursable shall be reduced by the value of any land donated to the
school district by the municipality of developer, and by the value of any physical
improvements made to the schools by the municipality or developer; and (i) the
amount reimbursed may not affect amounts otherwise obligated by the terms of any
bonds, notes, or other funding instruments, oF the terms of any redevelopment
agreement. Any school district seeking payment under this paragraph shall, after July
| and before Septembet 30 of each year, provide the municipality with reasonable
evidence to support its claim for jeimbursement before the municipality shall be
required to approve or make the payment 1o the school distiict. {f the school distriet
fails to provide the ‘nformation during this period in any yean it shall forfeit any
claim to reimbursement for that year. gchool districts may adopt a resolution waiving
(he right to all or a portion of the reimbursement otherwise yequired by this paragraph
(7.5). By acceplance of this reimbursement the school district waives the right to
directly o1 indirectly set aside, modify, or contest in any mantier the establishment of
the redevelopment project arca ot projects;

(8) Relocation costs 10 the extent that a municipality determines that relocation costs
shall be paid or is required 10 make payment of relocation costs py federal or State
Jaw or in order to satisfy subparagraph (Tyof subsection (); of the Act;

9 Payment in licu of taxes;

(10)  Costs of job training, retraining, advanced vocational education of career education,
including but not limited (o courses in occupational, semi-technical or technical fields
jeading directly o employment, incurred by one or more taxing districts, provided
(hat such costs (1) are related to the establishment and maintenance of additional job

fraining, advanced vocational education or career education programs for persons
employed or 10 be employed by employers Jocated in a redevelopment project area;
and (i) when incurred by @ {axing district or taxing districts other than the
municipality, are set forth in a wiitien agreement by or among the municipality and
the taxing district Of faxing districts, which agreement describes the program to be
undertaken, including but not limited to the number of employees to be trained, a
description of the (raining and services 10 be provided, {he number and type of
positions available or to be available, itemized costs of the program and sources of
funds to pay for the same, and the term of the agreement. Such costs include,
specifically, the payment by community college districts of costs pursuant {0 Sections
3-37, 3-38, 3-40 and 3-40.1 of the Public Community College Act and by school
districts of costs pursuant to Sections 10-22.20a and 10-23.3a of The School Code:

(11)  Interest cost incurred by @ jedeveloper related to the construction, renovation ar
rehabilitation of a redevelopment project provided {hat; (A) such costs are to be paid
directly from the special tax allocation fund established pursuant 10 this Act; (B) such
payments in any one year may not exceed 30% of the annual interest costs incurred

by the redeveloper with regard to the redevelopment project during that year; () if
there are not sufficient funds available in the special tax allocation fund to make the
payment putsuant 10 this paragraph (11) then the amounts so due shall accrue and be
payable when sufficient funds are available in the special tax allocation fund; (D) the
total of such interest payments paid pursuant (o this Act may not exceed 30% of the

e T
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(115)

total (i) cost paid or incurred by the redeveloper for the redevelopment project plus
(ii) redevelopment project costs excluding any property assembly costs and any
relocation costs incurred by a municipality pursuant to this Act; and (E) the cost
limits set forth in subparagiaphs (B) and (D) of paragraph shall be modified for the
financing of rehabilitated or new housing units for low-income households and very
Jow-income households, as defined in Section 3 of the Illinois Affordable Housing
Act. The percentage of 75% shall be substituted for 30% in subparagraphs (B) and
(D) of paragraph (11). (F) Istead of the eligible costs provided by subparagraphs (B)
and (D) of paragtaph (11), as modified by this subparagraph, and notwithstanding
any other provisions of this Act to (he contrary, the municipality may pay from tax
increment revenues up to 50% of the cost of construction of new housing units to be
occupied by low-income households and very low-income households as defined in
Section 3 of the Illinois Affordable Housing Act. The cost of construction of those
units may be derived from the proceeds of bonds issued by the municipality uidet
this Act or other constitutional or stalutory authority or from other sources of
municipal revenue that may be reimbursed from tax increment revenues or the
proceeds of bonds issued 1o finance the construction of that housing. The eligible
costs provided under this subparagraph (F) of paragraph (11) shall be an cligible cost
for the construction, renovation, and rehabilitation of all low and very low-income
housing units, as defined in Section 3 of the Illinois Affordable Housing Act, within
the redevelopment project area. If the Jow and very low-income units are part of a
residential redevelopment project that includes units not affordable to low and very
low-income households, only the low and very Jow-income units shall be eligible for
benefits under subparagraph (F) of paragraph (11). The standards for maintaining the
occupancy by low-income housebolds and very low-income households, as defined
‘n Section 3 of the Illinois Affordable Housing Act, of those units constructed with
eligible costs made available under the provisions of this subparagraph (F) of
paragraph (11) shall be established by guidelines adopted by the municipality. The
responsibility for annually documenting the initial occupancy of the units by low-
income households and very low-income households, as defined in Section 3 of the
Ilinois Affordable Housing Act, shall be that of the then curent owner of the
property. For ownership units, the guidelines will provide, at a minimum, for a
reasonable recapture of funds, or other appropriate methods designed to preserve the
original affordability of the ownership units. For rental units, the puidelines will
provide, at a minimum, for the affordability of rent to low and very low-income
households. As units become available, they shall be rented to income-eligible
tenants The municipality may modify these guidelines from time fto time; the
guidelines, however, shall be in effect for as long as tax increment revenue is being
used to pay for costs associated with the units or for the retirement of bonds issued to
finance the units or for the life of the redevelopment project area, whichever is Jater

If the redevelopment project arca is located within a municipality with a population
of more than 100,000, the cost of day care services for children of employees from
low-income families working for businesses located within the redevelopment project
area and all or a portion of the cost of operation of day care cenlers established by
redevelopment project area businesses [0 serve employees from low-income families
working in businesses located in the redevelopment project area. Fot the purposes of
this paragraph, "low-income familics" means families whose annual income does not
exceed 80% of the municipal, county, or regional median income, adjusted for family
size, as the annual income and municipal, county, or regional median income are
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(12)

(13)

determined from time to time by the United States Department of Housing and Urban
Development

Unless explicitly stated herein the cost of construction of new privately-owned
buildings shall not be an eligible redevelopment project cost.

After November 1, 1999 (the effective date of Public Act 91-478), none of the
redevelopment project costs enumerated in this subsection shall be eligible
redevelopment project costs if those costs would provide direct financial support to a
retail entity initiating operations in the redevelopment project area while terminating
operations at another Ilinois location within 10 miles of the redevelopment project
area but outside the boundaries of the redevelopment project area municipality. For
purposes of this paragraph, termination means a closing of a retail operation that is
directly related to the opening of the same operation or like retail entity owned or
operated by more than 50% of the original ownership in a redevelopment project
area, but it docs not mean closing an operation for reasons beyond the control of the
retail entity, as documented by the retail entity, subject to a reasonable finding by the
municipality that the current location contained inadequate space, had become
cconomically obsolete, or was no longer a viable location for the retailer o
serviceman. If a special service arca has been established pursuant to the Special
Service Area Tax Act or Special Qervice Area Tax Law, then any fax increment
revenues derived from the tax imposed pursuant to the Special Service Area Tax Act
or Special Service Arca Tax Law may be used within the redevelopment project area
for the purposes permitted by that Act or Law as well as the purposes permitted by
this Act.
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Estimated costs are shown in the next section. Adjustments to these cost iterns may be
made without amendment to the Redevelopment Plan.

HOPE VI TIF - REDEVELOPMENT PROJECT AREA
ESTIMATED PROJECT COSTS

Prooiam Actions/lmprovements Estimated Costs (A)

Land Acquisition and Assembly Costs inchuding Demolition $1,500,000
Site Preparation $1.,500,000
Utility Improvements including, but not limited to, $25,000,000
sanitary sewer, the service of public facilities, and road '

impiovements

Rehabilitation of Existing Structures and Affordable Housing $2,500,000

Interest Costs Pursuant to the Act $1,000,000

Planning, Legal, Engineering, Administrative, Marketing and $5,000,000
Other Professional Service Costs

Job Training and Required School District Reimbursements $100.000
(if any)
TOTAL ESTIMATED TIF BUDGET $36,600,000

(A) All project cost estimates are in year 2005 dollars In addition to the above stated costs, any Londs

issued to finance a phase of the Project may include an amount sufficient to pay customary and
reasonable charges associated wilh 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 sct 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 tolal
amount of payment for Eligible Redevelopment Project Costs shall not exceed the amount set forth
above, as adjusted pursuant lo the Act Adjustiments may be made in line items within the total, cither
increasing or decreasing line itemn costs for redevelopment  Pursuant to the TIF Act, the City may
utilize net incremental property lax revenucs received from other contiguous RPA’s Lo pay eligible
redevelopment project costs or obligations issucd to pay such costs in contignous project areas and
vice-versa

F. Sources of unds to Pay Redevelopment Project Costs Eligible Under Tllinois TIF
Statute

Funds necessary to pay for public improvements and other project costs eligible under the
Act are to be derived principally from property tax increment revenues, proceeds from municipal
obligations to be retired primarily with tax increment revenues and interest earned on resources
available but not immediately needed for the Plan.
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“Redevelopment Project Costs™ specifically contemplate those eligible costs set forth in the Act
and do not contemplate the preponderance of the costs Lo redevelop the area. The majority of
development costs will be privately financed, and TIF or other public sources are to be used,
subject to approval by the City Council, only to leverage and commit private redevelopment
activity.

The tax inciement revenues which will be used to pay debt service on the municipal obligations,
if any, and to directly pay redevelopment project COsts shall be the incremental increase in
property taxes attributable to the increase in the equalized assessed value of each taxable lot,
block, tract or paree! of real property in the RPA over and above the initial equalized assessed
value of each such lot, block, tract or parcel in the RPA in the 2004 tax year for the RPA.

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

Furthermore. the Redevelopment Project Area would not reasonably be expected to be developed
in a coordinated manner without the use of the incremental revenues provided by the Act.

G. Nature and Term of Obligations to be Issued

The City may issue obligations secured by the tax increment Special Tax Allocation Fund
established for the Redevelopment Project Area pursuant to the Act or such other funds as are
available to the City by virtue of its power pursuant [0 the lllinois State Constitution.

Any and/or all obligations issued by the City pursuant to this Plan and the Act shall be retired not
more than twenty-three (23) years from the date of adoption of the ordinance approving the RPA,
or as such a later time permitted pursuant (o the Act and to the extent such obligations are reliant
upon the collection of incremental property tax revenues from the completion of the twenty-third
year of the TIF, with taxes collected in the twenty-fourth year. However, {he final maturity date
of any obligations issued pursuant to the Act may not be later than twenty (20) years from their
respective date of issuance. One or more series ol obligations may be issued from time to time in
order to implement this Plan.  The total principal and interest payable in any year on all
obligations shall not exceed the amount available in that year or projected to be available in that
year, may be payable from tax increment revenues and from bond sinking funds, capitalized
interest, debl service reserve funds, and all other sources of funds as may be provided by
ordinance.

Those revenues not required for principal and interest payments, for required reserves, for bond
sinking funds, for redevelopment project costs, for early retirement of outstanding securities, and
o facilitate the economical issuance of additional bonds necessary 1o accomplish the
Redevelopment Plan, may be declared surplus and shall then become available for distribution

annually to taxing districts overlapping the RPA in the manner provided by the Act.
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Such securities may be issued on either a taxable or tax-exempt basis, as general obligation or
revenue bonds, with either fixed rate or floating interest rates; with or without capitalized interest;
with or without deferred principal retirement; with or without interest rate limits except as limited
by law; and with or without redemption provisions, and on such other terms, all as the City may
determine.

H. Most Recent Equalized Assessed Valuation (EAY) of Propertices in the
Redevelopment Project Area

The most recent equalized assessed valuation (“EAV™) for the RPA is based on the 2004
EAV, and is estimated to be $1,286,788. It is anticipated the estimated Base EAV for
establishment of the RPA is the 2004 EAV.

I Anticipated Equalized Assessed Valuation (EAV)
Upon completion of the anticipated private development of the RPA over a twenty-three

(23) year period, it is estimated that the EAV of the property within the RPA will be
approximately $4,500,000
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VII. DESCRIPTION AND SCHEDULING OF REDEVELOPMENT PROJECT

A. Redevelopment Project

An implementation strategy will be employed with full consideration given to the
availability of both public and private funding. 1t is anticipated that a phased redevelopment will
be undertaken.

The Redevelopment Project will begin as soon as the private entities have obtained financing
approvals for appropriate projects and such uses are conformant with City zoning and planning
requirements. Depending upon the scope of the development as well as the actual uses, the
following activities may be included in each phase:

Land Assembly: Certain propertics in the RPA may be acquired and assembled into an
appropriate redevelopment site.

Demolition and Site Preparation: The existing improvements located within the northern
portion of the RPA may have Lo be reconfigured or prepared (o accommodate new uses or
expansion plans. Demolition on paicels located to the southeast of the site may be
necessary for future projects Additionally, the redevelopment plan contemplates site
preparation, or other requirements necessary 1o prepare the site for desired redevelopment
projects.

Rehabilitation: ~ The City may assist in the rchabilitation of buildings or site
improvements located within the RPA.

[andscaping/Buffering/Streetscaping;  The City may fund certain landscaping projects,
which serve to heautify public properties o1 rights-of-way and provide buffering between
land uses.

Water. Sanitary Sewer. Stoim_Sewer and Other Utility Impiovements: Certain utilities
may be extended or re-routed to serve or accommodate the new development. Upgrading
of existing utilities may be undertaken. The City may also undertake the provision of
necessary detention or retention ponds.

Roadway/Street/Parking Improvements: Widening of existing toad improvements and/or
vacation of roads may be undertaken by the City. Certain secondary streets/roads may be
extended or constructed Relaled curb, gutter, and paving improvements could also be
constructed as needed. Parking facilities may be constructed that would be available to
the public. Utility services may also be provided or relocated in order to accommodate
the renovation or expansion of buildings.

Traffic Control/Signalization: Traffic control or signalization improvements that improve
aceess (o the RPA and enhance its redevelopment may be constructed

Public Safety Related Infrastructure: Certain public safety improvements including, but
ot limited to, public signage, public facililies, and streetlights may be constructed or
implemented.
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Interest Costs Coverage: The City may fund certain interest costs incurred by a
developer for construction, renovation or rehabilitation of a redevelopment project. Such
funding would be paid for out of annual tax increment revenue generated from the RPA
as allowed under the Act

Professional Services: The City may fund necessary planning, legal, engineering,
administrative and financing costs during project implementation.  The City may
reimburse itself from annual tax increment revenue if available.

B. Commitment to Fair Employment Practices and Affirmative Action

As part of any Redevelopment Agreement entered into by the City and any private

- developers, both will agree 1o establish and implement an honorable, progressive, and goal-

oriented affirmative action program that serves appropt iate sectors of the City The program will
conform to the most recent City policies and plans.

With respect lo the public/private development’s internal operations, both entities will pursue
employment practices, which provide equal opportunity (o all people regardless of sex, color, race
or creed. Neither party will discriminate against any employee or applicant because of sex,
marital status, national origin. age, or the piesence of physical handicaps.  These
nondiscriminatory practices will apply to all areas of employment, including: hiring, upgrading
and promotions, terminations, compensation, benefit programs and education opportunities.

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

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

Finally, the entities will utilize affitmative action to ensure that business opportunities are
provided and that job applicants are employed and treated in a nondiscriminatory manner.
Underlying this policy is the recognition by the entities that successful affirmative action
programs are important to the continued growth and vitality of the community.




C. Completion of Redevelopment Project and Refirement of Oblications fo Finance
Redevelopment Costs

This Redevelopment Project and retirement of all obligations to finance redevelopment
costs will be completed within twenty-thiee (23) years after the adoption of an ordinance
designating the Redevelopment Project Area. The actual date for such completion and retirement
of obligations shall not be later than December 31 of the year in which the payment to the
municipal treasurer pursuant to the Act is to be made with respect to ad valorem taxes levied in
the twenty-third calendar year in which the ordinance approving the RPA is adopted. Actual
construction activities for expected projects are anticipaled to be completed within approximately
three (3) to five (5) years.




VIII. PROVISIONS FOR AMENDING THE TAX INCREMENT REDEVELOPMENT
PLAN AND PROJLECT

This Plan may be amended pursuant (o the provisions of the Act.
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EXHIBIT 1: Legal Description of Project Area

AS PROVIDED BY CHAMPION PARK PARTNERS
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Hope VI TIF District
l.egal Description:

Part of the East Half (1/2) of Section 20, Township 44 North, Range 1 East of the
Third Principal Meridian, bounded and described as follows: Beginning at the
intersection of the south line of Delaware Street with the centerline of Pierpont

Avenue as both are now laid out and used; thence South along the centerline of
said Pierpont Avenue to the easterly extension of the northerly line of Liberty
Street as now laid out and used; thence westerly along said easterlyextension

and along the northerly line of Liberty Street and along the south line of the Re

plat of part of Washington Park Subdivision, the plat of which is recorded in Book
13 of Plats on page 32 in the Recorder's Office of Winnebago County, lllinois and
the westerly extension of said line to the easterly line of Springfield Avenue as
now laid out and used; thence northerly along the easterly line of said Springfield
Avenue to the westerly extension of the centerline of Chestnut Street as now laid
out and used: thence easterly along said westerly extension and along the
centerline of Chestnut Street to the centerline of Ashley Avenue as now laid out
and used: thence northerly along the centerline of Ashley Avenue to the westerly
extension of the southerly line of Lot 13 in Block 2 as designated upon Hartman
Subdivision, the plat of which is recorded in Book 20 of Plats on page 68 in said
recorder's office; thence easterly along said westerly extension and along the
southerly line of said Lot 13 to the souheast corner thereof; thence northerly
along the easterly line of said Block 2 to the south line of Lot 12 as designated
upon Alexander Subdivision, the plat of which is recorded in Book 14 of Plats on
page 171 in said recorder’s office; thence easterly abng the southerly line of said

Lot 12 and along the easterly extension of said line to the centerline of Cameron
Avenue as now laid out and used; thence southerly along the centerline of said
Cameron Avenue and the southerly extension of said line to the wrtherly line of

Delaware Street as now laid out and used; thence easterly along the northerly
line of said Delaware Street and along the easterly extension thereof to the
easterly line of Concord Avenue as now laid out and used; thence southerly
along the easterly line of said Concord Avenue to the south line of said Delaware
Street: thence easterly along the southerly line of said Delaware Street to the
point of beginning. EXCEPTING THEREFROM Lots 191, 192, 193, 194, 195,
361, 362, 376, 377, 378, 379,380, 381, 396, 397, 398, 399, 400, 419, 420 and
the south 14 feet of Lot 360, all as designated upon the replat of part of

Washington Park Subdivision, the re-plat of which is recorded in Book 13 of Plats
on page 32 in the Recorder's Office of Winnebago Courty, lllinois. ALSO

EXCEPTING THEREFROM Lots 4, 5, 6, and 15 in Block 13 and Lot 13 in Block
19 as designated upon Washington Park Subdivision, the plat of which is
recorded in Book 13 of Plats on page 16 in said Recorder’s Office. Situated in the
County of Winnebagc and the State of linois Containing 125 acres plus or

minus

Dated: December 5, 2005



EXHIBIT 2: Boundary Map of RPA

AS PREPARED BY CHAMPION PARK PARTNERS
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EXHIBIT 3: xisting and Future Land Use Map of RPA

AS PREPARED BY CHAMPION PARK PARTNERS
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EXFLIBIT 4: Housing Impact Study

PREPARED BY KANL MCKENNA AND ASSOCIATES

Page 28



CITY OF ROCKFORD
HOUSING IMPACT STUDY
HOPE VI TIF DISTRICT

A study undertaken by the City of Rockford pursuant to the
requirements of the Tax Increment Allocation Redevelopment Act
65 ILCS 5/11-74.4-3, et. seq. (as amended).

Prepared For: City of Rockford, Illinois

Prepared By: Kane, McKenna and Associates, Inc.

December 2005
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I RESIDENTIAL UNIT DATA

A) Introduction and Background

Pursuant to the Tax Increment Allocation Redevelopment Act, 65 1LCS, Section
5/11-74.4-3 et seq. of the Illinois Compiled Statutes as amended (the “TIF Act”), if a
redevelopment plan would result in the displacement of residents from ten (10) or more
inhabited residential units, or if the redevelopment project contains seventy-five (75) o1
more inhabited residential units and no certification stating that displacement will not
oceur, then a Housing Impact Study (“Impact Study™) must be prepared.

Based upon site survey and information provided by City of Rockford (the “City™) staff,
Champion Park Partners (“CPP™) and additioml research and review performed by Kane
McKenna and Associates, Inc. (“KMA?), [rom February to July 2005, there are
approximately 192 residential addresses located within the Redevelopment Project Area
(“RPA”). There is the potential that many of these residential units may_be displaced
during the overall redevelopment of the area. ICMA has prepared this Impact Study with
assistance from City staff and CPP in order ta conform to the provisions of the TIF Act.

The City and CPP propose to redevelop the arca promoting new residential development.
Upgrades to the current infrastructure including sewer, water, roadways, electrical lines
and improved ingress and egress {0 the area are planned.

B) Type of Units

The TIF Act requires that data regarding the nature of the housing, whether single-
unit or multi-unit is examined and a finding be placed in the Tmpact Study. According to
the 2000 U.S. Census, the following Census Block Groups encompass the RPA, and
include the following single and multi-family dwellings:

Single Family Multi-Family Total
Census Block 1 362 250 612
Census Block 3 226 17 243
Total 588 267 | 855

The information regarding the type of housing was not available for the RPA specifically.
Listed above is an analysis by Census Block Group, detailing the type of housing in the
Census Block Group. Please note that the RPA encompasses only a portion of the
Census Block Group. As a result, the Census Block Group data includes areas that
are larger than the RPA. Source: 2000 U.S. Census
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C) Unit Breakdown

The TIF Act requires that a breakdown of the number and type of unit be made, if
available

The information regarding the type of room was nol available for the RPA specifically.
Listed in Exhibit 1l is an analysis by Census Block Group, detailing the number of
bedrooms in the Census Block Group. Please note that the RPA encompasses only a
portion of the Census Block Group. As a result, the Census Block Group data
includes areas that are larger than the RPA. Source: 2000 U.S. Census

D) Status of Units

The TIF Act requires that a determination be made regarding the status of each
unit’s habitation no less than forty-five (45) days before the date that the ordinance or
resolution establishing the public hearing.

KMA and the City have reviewed the area and estimates as of August 23, 2005 that the

area contains approximately 180 residential addresses. Please refer to the attached map of
the area in Exhibit I This information will be updated as required by the TIF Act.

E) Ethnic Composition of Residents

The TIF Act requires that the ethnic composition of the residents in the inhabited
residential units be identified. Pursuant to the TIF Act, the most recent 2000 U.S. Census
data was used to identify racial and ethnic makeup.

Pursuant to the TIF Act, the data requirement as to the racial and ethnic composition of
the residents in the inhabited residential units shall be deemed to be fully satisfied by data
from the most recent federal Census.

Exhibit 1 defines the Census Blocks encompassing the RPA. Exhibit II provides a
breakdown of the residents in the two (2) Census Block Groups that are located within
{he RPA. Please note that the RPA encompasses only a pertion of the Census Block
Group. As a result, the Census Block Group data includes areas that are larger
than the RPA. Source: 2000 U.S. Census
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I1. REDEVELOPMENT PLAN AND RELOCATION ASSISTANCE

A) ldentification of Units That may be Slated for Displacement

The TIF Act requires that the housing impact study identify those units, by
location and number that will or may be removed because of the redevelopment plan.

As stated earlier, there are up to 192 residential addresses, which may be slated for
displacement. See Exhibit I for the location and description of these units.

B) City’s Plans for Relocation Assistance

The TIF Act requires that the municipality outline a plan for relocation assistance
for those units that will be removed because of the redevelopment of the RPA.

The City will utilize the Housing and Urban Development (“HUD™) Community
Development Block Grant (“CDBG”) Guidelines as the basis for its relocation plan for
{hose units that will be displaced because of the redevelopment cffort.

C) Identification of Replacement Housing Alternatives

The TIF Act states that the municipality shall identify the availability of
replacement housing for (hose residents whose residences are to be removed and shall
identify the type, location and costs of the housing.

Utilizing information from the 2000 U.S. Census and the Multiple Listing Service
(the “MLS”) maintained by local realtors for the City of Rockford and Winnebago
County as a preliminary examination of available housing units. Included in Exhibit V is
a listing of single-family and multi-family buildings and locations, within the City, that
range in price up to $75,000

Information regarding the median rent data for properties located within the RPA, based
upon the 2000 U S. Census is located in Exhibit VL.

THE INFORMATION CONTAINED IN EXHIBIT V AND VI ARE NOT
INTENDED TO BE EXHAUSTIVE, BUT SERVES AS AN EXAMPLE or
ALTERNATIVE HOUSING AVAILABLE WITHIN THE CITY IN PRICE
RANGES REFLECTED IN THE RPA.
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D) Details of Relocation Assistance

The TIF Act states that the type and extent of relocation assistance to be provided
by the municipality must be identified. The City plans on providing relocation assistance
to those individuals who qualify under the TIF Act. The City will utilize the Housing and
Urban Development Community Development Block Grant Guidelines as the basis for its
relocation assistance where appropriate.
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ot REQUIREMENTS FOR VERY LOW AND LOW-INCOME RESIDENTS

As per the TIF Act, no redevelopment plan shall remove residential housing that
are occupied by households of low-income and very low-income petsons unless the plan
provides, with respect to inhabited housing that are to be removed for households of low-
income and very low-income persons, affordable housing and relacation assistance not
less than that which would be provided undet the Federal Uniform Relocation Assistance
and Real Property Acquisition Policies Act of 1970 and the regulations under the Act
The municipality shall make a good faith effort to ensure that this affordable housing is
located on or near the redevelopment project area within the municipality-

If the City does displace residents within the RPA, the City will need to determine if
(hose residents fall into the low-income and very low-income category. At that point, the
City will act appropriately and provide relocation assistance to those residents that would
he displaced pursuant to the requirements of the TIF Act.
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EXHIBIT I: AREA MAPS
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EXHIBIT IT: POPULATION COMPOSITION



Ilouslng impact Study
Hope Vi Redevelopment Project Area
populalion of Area

Hispanic or
Latlno . White Black
Persons % Persons % Persois %
Block Group 1

Blocks 1018 ] 0 0% 2 59% 24 8 0%
1019 0 00% 5 147% 12 45%
1020 0 0 0% 1 29% 5 19%
1021 o D 0% 4] 00% 0 00%
1022 0 0 0% i 176% 14 53%
1023 o D 0% T 20 6% 114 429%
1024 1 16 7% 3 8 8% 5 14 53%
1025 0 0 0% 1] D 0% 21 7 9%
1026 5 83 3% 9 26 5% 4 5%
1027 0 0 0% 0 00% 2 08%
1028 0 00% 0 00% 1] 00%
1029 0 D 0% V] 0 0% 16 G 0%
1036 i} 00% 1 29% 27 10 2%
1037 0 0.0% 0 00% 1 0 4%
1038 n 0.0% 0 0.0% 12 4.5%

Total Black Group | [ 3 266

Block Group 3

Blocks 3006 0 00% 0 00% 35 132%
3016 M) 0 0% 14 350% 62 23.4%
a7 0 00% 10 25 0% 23 87%
3018 0 00% 0 0 0% * 33 125%
3018 0 0 0% 0 00% 8 3 0%
3anz0 0 D 0% 0 00% 4 15%
3021 1 1000% 4 10 0% 14 53%
3022 0 00% 2 50% o 00%
3023 V] 00% 2 50% o 00%
3024 0 00% 1 2 5% 10 3B8%
3025 0 00% 3 7 5% B 310%
3028 0 0 0% 3 75% 21 79%
3030 0 0 0% 0 0 0% 5 19%
3031 0 0.0% 0 D 0% i 2 6%
3032 0 00% 0 D 0% 15 57%
3033 0 00% 0 D 0% 1 04%
3034 0 0.0% 1 2.5% 19 1.2%

Tolal Block Group 3 1 40 265

TOTAL RESIDENTS il 74 531

Source: US Census Bureal; Census 2000



Housing Impact Study
Hope VI Redevelopment Projecl Area
populalion of Area

. Aslan AIAN Other Total Residents
Persons % __Parsons % Pelsons % Persons %o
Block Group 1
Blocks 1018 0 00% 0 0.0% 0 0 0% 26 83%
1019 D 00% 1] 0.0% 0 0 0% 17 54%
1020 0 0 0% 0 0.0% 0 00% 6 18%
1021 0 00% 0 00% ] 0 0% 0 Q0%
1022 0 00% o] 00% 0 00% 20 B54%
1023 o) 0 0% 0 0.0% 5 62 5% 126 40 1%
1024 0 0 0% 0 0 0% 0 0 0% 18 57%
1025 0 0 0% o] 00% 0 0 0% 21 57%
1026 0 00% 0 00% 0 D 0% 18 57%
1027 a 0 0% o] D 0% 0 00% 2 0E%
1028 ] 00% 0 00% 0 0 0% 0 0 0%
1028 0 0 0% 0 D 0% a 0 0% 16 51%
1036 8] 00% 0 D 0% 3 375% 3 99%
1037 [ D 0% 0 00% 0 0 0% 1 03%
1038 0 0.0% 0 . 0.0% 0 0.0% 3.8%
Total Black Group 1 0 0 ) 314 100 0%
Block Group 3
Blocks 3006 0 00% 0 00% 0 0 0% 35 113%
3016 0 0 0% 0 00% 0 00% 76 246%
307 ] 00% 0 0 0% 0 00% 33 107%
3018 0 0 0% 0 DO% 0 00% 33 107%
3018 0 00% Q 00% [¢] 0 0% 8 26%
3020 Q 00% 0 0 0% h| 333% 5 16%
3021 0 0 0% a 00% 0 0.0% 19 61%
3022 0 0 0% 4] 00% 2 66 7% 4 13%
3023 0 0 0% o} 00% 0 00% 2 06%
3024 0 00% 0 00% 0 0 0% 1 3 6%
3025 0 0 0% 0 0.0% 0 0 0% 1" 36%
3028 o D 0% 0 00% 0 D 0% 24 78%
3030 0 0 0% 0 00% 0 0 0% 5 16%
3031 0 00% 0 00% 0 0 0% 7 23%
3032 0 0 0% b 0 0% o] 0 0% 15 49%
3033 o] 00% 0 00% 0 00% 1 03%
3034 _ D 00% b DO% 0 00% 20 65%
Tolal Block Group 3 [i] 0 3 308 1000%
TOTAL RESIDENTS 0 0 11 623

source: US Census Bureau; Census 2000



EXHIBIT II: BEDROOM DATA



Housing Impact Study
Hope Vi Redevelopment Project Area
Bedroomn Analysis

Block Group 1 Block Group 3 Total
Rooms % Rooms Ya Rooms %
No bedrooms 0 0.0% 11 4 5% 11 13%
1 bedroom 31 5.1% 37 15.2% 68 B 0%
2 bedrooms 364 59 5% 63 25.8% 427 49 9%
3 bedrooms 144 23 5% 108 44.9% 253 29 6%
4 bedrooms 61 100% 23 95% B4 9 B%
5 or more bedrooms 12 20%  _ 0 _ D.0% 12 1.4%
Total: 612 243 855 100.0%

sSource: U S Census Bureaty Census 2000



EXHIBIT IV: NUMBER OF UNITS DATA



EXHIBIT V: SINGLE AND MULTI-HOUSING STOCK

e Asof December 2005 there are approximately 365 single and multi-housing units available in the City of

Rockford.



EXHIBIT VI: UNIT RENT TREND ANALYSIS



Housing Impact Study
Hope VI Redevelopment Projecl Area
tAonthly Contract Rent

Block Group 1__ Block Group3 Total
Rent % Rent . Rent Ya

Less than $100 46 166% 0 0 0% 46 12 6%
$100 lo §149 27 2% 0 0 0% 27 7 4%
%1500 $199 0 0 0% 7 101% 7 18%
$200 to $249 14 4 7% 0 0 0% 14 38%
5250 tlo 299 B 19 6 4% 9 13 0% 28 77%
$300 lo 5349 50 16 9% 6 8 7% 56 15.4%
$350 to $399 45 15 3% 0 0 0% 45 12 4%
$400 1o 5449 0 0.0% 8 11 6% 8 2 2%
$450 1o $499 0 0 0% 0 D 0% 1] 00%
3500 lo $548 3 10 5% 0 0 0% 31 8 5%
$550 to $5699 0 0 0% 10 {4 5% 10 27%
3600 to $649 ] 0 0% 0 0 0% 0 0.0%
%650 {o $699 16 5 4% 0] 0 0% 16 4 4%
%700 to $749 0 00% 0 00% [} 00%
$750 1o 57989 0 0 0% 0 0 0% 0 00%
$800 to $899 0 00% 0 00% 0 00%
$900 to $989 . 0 0 0% 0 00% 0 0 0%
$1,000 to $1,499 0 0 0% 0 0 0% o] 00%
%1,500 to $1 ,999 0 0 0% 0 00% 0 0 0%
$2,000 or more 0 00% 0 N 0% o] 00%
No cash rent 47 15.9% 29 42.0% 76 20.9%

285 69 364 1000%

ey
Median Monthly Rent @ 318 $ 333

Source: U & Census Bureal; Census 2000



EXIIIBIT 5: TIF Qualification/Designation Report

PREPARED BY KANE MCKENNA AND ASSOCIATES
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CITY OF ROCKFORD
TIF QUALIFICATION/DESIGNATION REPORT
HOPE VI TIF DISTRICT

A study to determine whether all or a portion of an area located in
the City of Rockford qualifies as combination of a “blighted
improved area” and a “blighted vacant area” as set forth in the
definitions of the Tax Increment Allocation Redevelopment Act, 65
ILCS 5/11-74.4-3, ct. seq., as amended.

Prepared For: City of Rockford, Ilinois

Prepared By: Kane, McKenna and Assaciates, Inc.

December 2005
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L. INTRODUCTION AND BACKGROUND

The purpose of this Eligibility Report is to evaluate the criteria lor establishing a Redevelopment
Project Area (*RPA™) by means of a Blighted Area as defined by the Tax Increment Allocation
Redevelopment Act (the “Act™) (65 ILCS 5/11-74 4-1, et seq.)-

The Act has been established to assist Tllinois municipalities “promote and protect the health,
safety, morals, and welfare of the public, that blighted conditions need to be eradicated and
conservation measures instituted, and that redevelopment of such arcas be undertaken; that to
remove and alleviate adverse conditions it is necessary (o encourage private investment and
restore and enhance (he tax base of the faxing districts in such areas by the development or
redevelopment of project areas™. (63 1ILCS 5/11-74.4-2(b).

In the context of planning for the Redevelopment Project Area (the “RPA™) within the
boundaties described in the map attached hereto, the City of Rockford (the “City”) has
authorized the study of the RPA in its entirety to determine whether it qualifies for consideration
as a Tax Increment Financing District (the “TIF"). Kane, McKenna and Associates, Inc.
(“KMA™), has agreed to undertake the study of the RPA. This TIF Eligibility Study contains the
results of KMA’s initial study. Based on this study, KMA is prepared to make conditional
recommendations for the establishment of a TIF District, which would need to be supplemented
by review and approval of City staff, officials and provisional information.

I'he RPA is generally bound by Chestnut Sureet and Washington Park on the north, Liberty Streel
on the south, Pierpont Avenue on the east, and Springfield Avenue on the west and includes five
hundred eighty-nine (589) Property Identification Numbers (“PIN's™). The RPA includes a
substantial number of vacant residential lots that will be redeveloped and a number of
unincorporated parcels that must be annexed by the City prior lo RPA’s designation by the City

The current boundaries of the RPA reflect an area that includes a number of
unincorporated parcels that must be annexed into the City prior to their eligibility for final
inclusion within the TIF District. As a result, the RPA and this TIF Eligibility Study are
subject to revision at any point prior to the adoption of a TIF District for the purpose of
excluding any parcels that are not annexed into the City by the time such TIF District is
adopting by the City. In that event, the City will follow all required notice provisions,

pursuant to the Act, in connection to the related changes to the RPA and this TIF
Lligibility Report.

The RPA as a whole also suffers from a lack of community planning. The area did not have the
benefit of developing under the guidelines of cither a comprehensive plan or an cconomic
development plan, mostly due to the fact that the RPA contains several parcels that are, or weie,
located in an unincorporated area of the City; however, all such parcels are subject to review and
annexation by the City, prior to TIF adoption by City Council. The qualification factors
discussed within this Report qualify the RPA as a “blighted area", as that term is hereinafter
defined pursuant to 65 ILCS 5/11-74.4-3 el seq., as amended.

The RPA also possesses the need for various infrastructure improvements. Site pr eparation and
demolition of existing structures may also be required. In order to accommodate new or
increased uses within the area, upgrades and re-routing of utility services would be needed. The




area’s roadways, walkways and ingress and egiess also need improvement in order for
redevelopment 1o occur.  The City believes that a TIF District designation will be essential as
part of the strategy (0 address these issues.

A majority of the site improvements within the RPA were found to have varying degrees of
deterioration. This lack of proper upkeep resulted in many structures suffering from many of the
detrimental effects related to advanced aging. Sidewalks and public-tights of way, throughout
the arca were faulty and in nced of replacement and the surrounding roadways provide limited
access lo the RPA, in some cases. The RPA also suffers from deficiencies in public
infrastructure, including inadequate water and sewer services. Additionally, the many vacant
parcels within the area ar¢ made difficult to redevelop due to obsolete platting issues and a large
diversity in ownership. Overall, such conditions present a challenge for futwre coordinated
development for the RPA, especially since the RPA is pait of an area of the community that has a
hodgepodge of properties mixed within the City and in unincorporated areas. This situation
points to a lack of community planning for the area dating back to the early 1900’s

In order for the neighborhood to compete for new residential and commercial developments, the
City needs to provide adequate water, storm and sanitary scwer infrastructure and roadway
improvements, as well as site preparation for potential users. The City also needs to help
potential developers pvercome substantial land planning issues related Lo appropriate zoning and
building practices, as well as curing issues related Lo annexation needs.

The property within the RPA is evaluated in part as an improved property and in part as vacant
property as defined within the TIF Act.

OBJLCTIVLS
Several objectives support the overall goal of area-wide revitalization of the RPA, including:

1) Encourage affordable housing and commercial development by facilitating the assembly,
preparation and marketing of improved and vacant sites (leading to increased population
more altractive to commercial development), and assisting private developers o
assemble suitable sites for quality affordable housing and more modern, including
updated utilities and other infrastiucture, development needs.

2) Facilitate the remediation of environmental problems to provide additional land for new
residential and commercial development, as appropriate.

3) Foster the replacement, repair, and/or improvement of infrastructure, where needed,
including sidewnlks, sticets, curbs, gutters and underground water and sanilary systems
to facilitate the construction of new residential and commercial development as well as
the rehabilitation of existing residential, commercial, and public properties within the
RPA

4) Support addilional goals and objectives of the Year 2020 Plan, the official plan of the
City.

5) Facilitate the provision of adequate on and off street parking for residents and visilors
within the RPA
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6) Strengthen the economic well being of the RPA by providing resources for other
development types within the RPA as appropt jate.

7) Create an environment for recreational and other institutional facilities where needed and
in accordance with the Redevelopment Plan.

8) Develop the area in relationship to the traffic system for improved accessibility into and
around the area

9) Coordinate redevelopment efforts throughout the neighboring area thus improving the
surrounding environment.

10) Provide assistance to existing business interests to encourage expansion of current
operations or upgrades to facilities within the neighboring area.

Given City goals for its comprehensive planning process and the conditions briefly described
above, the City has made a determination that it is highly desirable to promote the redevelopnient
of the RPA. Without an implementation plan for redevelopment, City officials believe cuirent
conditions may worsen. The City intends to create and implement such a plan in order fo
increase tax revenues associated with the RPA and to increase the community’s tax base.

Given the conditions of the RPA and the redevelopment of the existing TIF District, the City is
favorably disposed toward supporting redevelopment efforts. However, the City is determined
that redevelopment takes place through the benefit and guidance of comprehensive economic
planning by the City Through this coordinated effort, the area is expected to improve.
Development barriers, inherent with current conditions, which impede economic growth under
existing market standards, are expected to be eliminated

The City has determined that redevelopment currently planned for the RPA may only be feasible
with public financial assistance. The creation and utilization of a TIF District redevelopment
plan is intended by the City 1o help provide the assistance required to eliminate conditions
detrimental to successful redevelopment of the area

The use of TIF relies upon induced private redevelopment in the RPA creating higher real estate
value. that would otherwise decline or stagnate without such investment, leading to increased
property taxes compared (0 the previous land-use (or lack of use). In this way the existing lax
base for all tax districts is protected and a portion of future increased taxes are pledged to attract
the needed private investment.
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IT. QUALIFICATION CRITERIA USED

With the assistance of City staff, KMA examined the RPA periodically from February though
September 2005 and reviewed information collected for the area to determine the presence of
absence of appropriate qualifying factors listed in the Act. The relevant sections of the Act, for
this RPA, include in the following.

The Act sets out specific procedures, which must be adhered to in designating a redevelopment
project arca. By definition, a “Redevelopment Projeet Area” is: “an area designated by the
municipality, which is not less in the aggregate than 1 Y2 acres and in respect to which the
municipality has made a finding that there exist conditions which cause the area to be classified
as a blighted area or a conservation area, or a combination of both blighted area and conservation
area.”

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

(1) If improved, industrial, commereial, and residential buildings or improvements are
detrimental to the public safety, health, or welfare because of a combination of 5 or more of the
following factors, each of which is (i) present, with that presence documented, to a meaningful
exlent 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 praject area: (65 ILCS 5/11-74 4-3(a)

(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 1o 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 10 surface improvements, that the condition of
roadways, alleys, curbs, gutters, sidewalks, off-street parking and surface storage areas evidence
deterioration, including, but limited to, sutface cracking, crumbling, potholes, depressions, loose
paving material and weeds protruding through paved surfaces.
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(D) Presence of Stiuctures Below Minimum Code Standards: All structures that do not
meet the standards of zoning, subdivision, building, fire and other sovernmental codes applicable
to property, but not including housing and property maintenance codes.

(E) IMewal 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

{F) Excessive Vacancies: The presence of buildings that are unoccupied or under-

utilized and that represent an adverse influence on the area because of the frequency, extent of
duration of the vacancies

(G) Lack of Ventilation. Lisht. 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 aithorne materials. Tnadequate natural light
and ventilation means the absence of skylights or windows for interior spaces oOr 1ooms and
improper window sizes and amounts by room atca (0 window arca 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
flom all rooms and units within a building

(H) Inadequate Utilities: Underground and overhead utilities such as storm sewers and
storm drainage, sanilary sewers, watel lines and gas, telephone and electrical services that are
shown to be inadequate. Inadequate utilities are those that are: (i) of insufficient capacity to
serve the uses in the redevelopment project area; (ii) deteriorated, antiquated, obsolete or in
distepair; or (iii) lacking within the tedevelopment project arca.

(1) Excessive Land Coverage and _OQvercrowding 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 condilions warranting the designation of an arca as
one exhibiting excessive land covelage 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 1o 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 o a public right-of-way, lack of reasonably 1equired off-street parking
or inadequate provision for loading service

(J)  Deleterious Land-Use or Layout  The existence of incompatible land-use
relationships, buildings occupied by inappropriate mixed-uses or uses considered to be noxious,
olTensive or unsuitable for the surrounding area
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(1K) Environmental Clean-Up: The 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 ot 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.

(L) Lack of Community Planning: The jedevelopment project area was developed prior
(o 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) The total equalized assessed value of (he 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 (3) 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.

(2) If vacant, the sound growth of the redevelopment project area is impaired by a
combination of 2 or more of the following faclors, 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 vacant
part of the redevelopment project area fo which it pertains:

(A)  Obsolete platting of vacant land that results in parcels of limited or narrow size
or configmations 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 strects or alleys or that created inadequate
right-of-way widths for streets, alleys, or other public rights-of-way or that omitted casements for
public utilities

(B) Diversity of owneiship of parcels of vacant land sufficient in number to retard or
impede the ability to assemble the Jand for development.

(<) Tax and special assessment delinquencies exist or the property has been the
subject of tax sales under the Property Tax Code within the last 5 years.

(D) Deterioration of structurcs or site improvements in neighboring areas adjacent to
the vacant land.
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(E) The arca lias incurred linois Environmental Protection Agency or United States
Environmental Protection Agency remediation costs for, or a study conducted by an independent
consultant recognized as having expetfise in environmental remediation has determined a need
for, the clean-up of hazardous waste, hazardous substances, or underground storage tanks
requited by State or federal law, provided that the remediation costs constitute a matetial

impediment lo the development or redevelopment of the redevelopment project area

") The total cqualized assessed value of the redevelopment project area has
declined for 3 of the last 5 calendar years prior to the year in which the redevetopment project
area is designated 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
prior to the year in which the redevelopment project area is designated.

(3) 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 documented, to a meaningful extent so
{hat a municipality may reasonably find that the factor is clearly present within the intent of the
Acl and (ii) is reasonably distributed throughout the vacant part of the redevelopment project
arca to which it pertains:

(A) The arca consists of one or more unused quarries, mines, or strip mine ponds.
(B) The area consists of unused tailyards, rail tracks, or railroad rights-of-way.

(C) The area, prior to its designation, is subject to (i) chronic flooding that adversely
impacts on real property in the area as cerlified by a registered professional engineer or
appropiiate regulatory agency or (ii) surface water that discharges from all or a part of the area
and contributes to flooding within the same watershed, but only if the redevelopment project
provides for facilities or improvements Lo confribute to the alleviation of all or part of the
flooding.

(D) The area consists of an unused or illegal disposal site containing carth, stone,
building debris, or similar materials that were removed from construction, demolition,
excavation, or dredge sites

(E) Prior to November I, 1999, the arca is not less than 50 nor more than 100 acres and
75% of which is vacant (notwithstanding that the area has been used for commercial agricultural
purposes within 5 years prior to the designation of the redevelopment project area), and the area
meets at least one of the tactors itemized in paragraph (1) of this subsection, the area has been
designated as a town or City center by ordinance or comprehensive plan adopted prior to January
I, 1982, and the area has not been developed for that designated purpose

(F) The area qualificd as a “blighted area” immediately prior to becoming vacant, unless
there has been substantial private investinent in the immediately surrounding area.
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The entire RPA was examined as improved property under the “blighted area” definition of the
Act. The detailed definition of blighted conditions for both improved and vacant property is
located at the beginning of Section II. The improved propeity when evaluated on the whole was
found to evidence at least five (5) of the thirteen (13) factors dictated by the Act for qualification
as a “blighted improved arca”. The vacant propet ty within the area when evaluated on the whole
was found to evidence at least two (2) of the six (6) factors cited under the first standard for such
property as provided by the Act. It was further found that that the required qualifying faclors are
reasonably distributed throughout the RPA. The area contains at least six (6) of thirteen (13)
“blighted improved area” qualifying factors, and three (3) of the six (6) factors for the first
standard of the “blighted vacant area™ qualifying factors.

KMA and the City reserve the right to make additional findings in connegtion with this and
subsequent reports.  Thus, it is subject to additional revisions to the extent such revisions are
allowable prior to any action by the City to adopt the TIF District, as permitted in the manner
cited within the Act.

Ihe presence of these qualifying factors are reasonably distributed throughout the RPA. KMA
and the City reserve the right to make additional findings in conneclion (o this TIF Eligibility
Report. Thus, it is subject 1o additional revisions to the extent such revisions are allowable prior
{0 any action by the City to adopt the TIF District, as permitted in the manner cited within the
Act
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1. THERPA

The RPA is generally bound by Chestnut Street and Washington Park on the notth, Liberty Street
on the south, Pierpont Avenue on the cast, and Springfield Avenue on the west. The RPA
includes a diveise mix of both improved and vacant parcels.  Improved parcels make up
approximately forty-five percent of the area, while the vacant parcels make up approximately
remaining fifty-five percent of the area. Many of the vacant lots in the area are of a shape and/or
dimension that would make their redevelopment difficult due issues related to obsolete platting
and subdivisions.

The RPA consist of mostly vacant residential lots, and for the majority of buildings that are
curtently in the RPA, they are approximately thirty-five (35) to one hundred (100) years of age.
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Iv. METHODOLOGY OF EVALUATION

In evaluating the RPA’s potential qualification as a TIF District, KMA reviewed the area in its
entirety and utilized the following methodology:

1) Site surveys of the RPA were undertaken by representatives from KMA. Site
surveys were completed for each tract of land (based upon Sidwell blocks), within the area.

2) Exterior evaluation of structures, noting such conditions as depreciation,
obsolescence and deleterious layout and land-use was completed. Additionally, tax levy years
1999 through 2004 Equalized Assessed Valuation (“EAV™) information from the Winnebago
County Clerk’s Office, official parcel tax maps, historical serics of aerial photos, site data, local
history (discussions with City officials and staff), and an evaluation of area-wide factors that
have affected the area’s development (¢.g., lack of community planning, delcterious land-use and
layout, obsolete platting, ownership patteins, ete). City redevelopment poals and objectives for
the area were also reviewed with City officials. A serialized photograph analysis of the area was
conducted and was used to aid this evaluation

3 Existing structures and site conditions weie initially surveyed only in the context
ol checking, to the best and most reasonable extent available, criteria factors of specific
structures and site conditions on the parcels. The area was studied in relation to review of
available economic development planning reports, City ordinances, tax levy years 1999 through
2004 EAV information from the Winnebago County Clerk’s Office and City data base records,
official parcels tax maps, acrial photos, site data, local history (discussions with City officials
and staff), and an evaluation of arca-wide factors that have affected the area’s development (€.2.,
lack of community planning, deleterious land-use and layout, obsolete platting, ete). City
redevelopment goals and objectives for the area were also reviewed with City officials

4) The RPA was examined to assess the applicability of the different factors,
required for qualification for TIF designation under the Act. Evaluation was made by reviewing
the information and determining how each measured when evaluated against the relevant factors.
Improved property within the RPA was examined to determine the applicability of the thirteen
(13) different blighting factors for qualification for TIF designation under the Act. Vacant
property within the RPA was examined to determine the applicability of any of seven overall
qualifying criteria to determine if such property met any of the conditions required for TIF
designation.
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V. QUALIFICATION OF RPA/ FINDINGS OF ELIGIBILITY

As a tesult of KMA's evaluation of each parcel in the TIF District, an analysis of each of the
eligibility factors summarized in Section 11, it has been determined that the following factors are
present to support qualification of the RPA as a “blighted area™ for an improved property area

IMPROVED AREA FACTORS

The RPA is found to qualify as a “blighted arca™ for an improved property area in the Act. The
following provides a brief summary of the “blighted area” factors as well as the qualification o
the RPA as by the Vacant Area factor.

1) Obsolescence

Obsolescence refers to “the condition or process of falling into disuse. Structures have
become ill-suited for the original use” (65 ILCS 5/11-74.4-3(a)(1)(B)

Over 75% of structures in the RPA were constructed in a time petiod stretching from the early
1900”s through the late 1950°s. As a 1esult, many of the improved parcels within the RPA suffer
ffom area-wide funclional obsolescence connected in part g the faclors of deleterious layout,
obsolete platting, and advanced age.

The maximum useful life of a typical 1esidential structure is considered to be 70 years of age. By
(his determination, over 78% of the approximately 180 existing residential structures located
within the RPA are in at or near of 70-years of age and are, therefore, either beyond or very near
the end of their original useful life. These structures fall within an actual age range between 65
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. In most cases this continuing process has only been
delayed through ongoing rchabilitative effoits by a number of building owners, many other
residential stuctures over the years have been demolished in part due to advanced deterioration
and age. Other structures are either alrcady condemned and/or vacant with little prospect of
being placed back into useful life, while a significant number suffer from poor maintenance that
s often associated with a high degree of absentee ownership. Although the majority of these
structures continue to function for continued residential use, many are in need of substantial
repair or replacement with more modern residential structures. Efforts to modernize the existing
housing stoclk would be difficult given limitation of the lots that most are located on The
existing lots contribute to this state of obsolescence due to outmoded designs, dated construction
and undersized platted lots.

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 most of the existing residential
stiuctures as too costly to bring into compliance in a manner that would keep them suitable for
occupancy. In addition to obsolescence that is a consequent of advanced age, according o
County records many of the older structures within the RPA are burdened with ashestos-related
materials as pait of their core building components. The presence of such material adds to both
the functional and economic obsolesce of these structures.
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The problem of obsolesce that occurs with age is only aggravated by the presence of nepative
neighborhood influences connected Lo conditions such as dilapidating and deteriorating
structures and site improvements, as well as inadequate or non-existing utilities, in some cascs.
Prominent in this respect is the presence throughout the area of dilapidated, condemned and/or
abandoned properties. The poor condition and high profile of such property is a major detriment
{0 the neighbothood and as such must become a primary target for redevelopment by the City

2) Deferioration
Building Improvenents

With respect to buildings deterioration is defined as defects in secondary building components.
With respect to surface improvements, deteriotation is evidenced by surface cracking, crumbling,
potholes, loose paving and weed prowth.

Swrface Iimprovements..

“With respect to surface improvements, that the condition of roadways, alleys, curbs, gutiers,
sidewall 1ks, off-strect parking, and suiface storage areas evidence deterioration, including, but
ot limited to, surface cracking, crumbling, potholes, depressions, loose paving material, and
weeds protruding through paved surfaces” (65 ILCS 5/1 1-74.4-3(a)(1 (C).

Deterioration of buildings and site improvements were evidenced within the improved properties
throughout the RPA. Of the approximate 225 improved parcels located within the RPA,
approximately 203 parcels (or approximately 90%), and many of the approximately 265
stiuctures (inclusive of garages) exhibited deteriorated conditions to either the structures or site
improvements (and in many cases both). These conditions of deteriorations were characterized
by occurrences that included the following:

e Buckling exterior brick and siding walls;

« Deflects to window and door frame components;

o Failing eaves and {ascia elements;

e Defects to building gutters and downspouts;

e Cracked and damaged concrete steps and porches

«  Damaged curbs and gutter, cracked asphalt paving, and potholes in lols
and/or right-of-ways

e Severe surface cracking of extensive arcas of pavement;

e Buckled and caved in areas of asphalt;

e Cracked concrete driveway areas;

«  Crumbling arcas of sub-base gravel areas;

e Areas of loose paving materials;

« Presence of pat holes and other depressions;

e Weed growth protruding through cracked pavement areas.

In summary, a majority of parcels of the parcels located within the RPA exhibited various
degrees of deterioration to both structures and sile improvements.

3) Excessive Vacancies
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Excessive Vacancies refeis to the “the presence of buildings that are unoccupied or under-
utilized and that represent an adverse influence on the area because of the [requency, extent or
duration of the vacancies” (65 ILCS 5/11-74 A-3(a)(1H(T)

Structures frequently become vacant in the arca and these often become long-term vacancies.
A significant number of structures within the RPA were either unoccupied or under-utilized. The
presences of such structures pose a significant public salety risk for the area as a whale. This
problem is evident by the history of fire damage structures that have existed in the area over the
years. Such structures must eventually be condemned and demolished to eliminate the risk to
public safety. According 1o County recotds, the area has a history of properties that fall into
forecloses and delinquent tax sale circumstances. An ongoing problem with the eventual
elimination of such structures is that a large number of unsightly vacant lots are generated, and
cuch lots have historically had a poor chance for re-use for new residential. This problem is
highlighted by the fact that, until tecent efforts associated with this redevelopment analysis, there
has been no significant new home construction in the area since the 1970°s. Although in many
cases this problem of excessive vacant lots is somewhat alleviated by the acquisition of adjacent
_parcels by remaining homeowners (to eliminate blight and to effectively create larger home
sites), the fiequent demolitions tend 1o leave large gaps in the area’s streetscape and often add to
blighted conditions for the neighborhood

4) Inadequate Utilities

Tnadequate Utilities refers to “underground and overhead ulilities 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; (i) deteriorated, antiquated, obsolete or in disrepair; or
(iii) lacking within the redevelopment project area”. (65 ILCS 5/11-74.4-3(a)(1)(H).

The existing water distribution system and the storm water management system within the RPA
are of insufficient capacity to accommiodate a major redevelopment effort. The inadequacy of
theses utilities is aggravated by the fact that many of the residential properties that are included
i the RPA are located in unincorporated arcas outside of the City’s limits Many of these
residential properties are not on the City's water and sewer systems. Plans for new residential
development in the area is hindered by the inadequate utilities and part to the efforts associated
with this redevelopment analysis is to help provide the City with the resources to modemize, and
in many cases put in place, water, sewer and street utilities as a means Lo improve the quality of
life for existing residents, and to provide essential services as a means 10 support new residential
development for the RPA.

5) Deleterious Land-Use of Layout

Deleterious Land-Use or Layout refers 10 “he existence of incompatible land-use relationships,
buildings occupied by inappropr iate mixed-uses or uses considered to be noxious, offensive o1

unsuitable for the surrounding area”. (65 ILCS 5/11-74 4-3(a)(1)(T).

According to County and Township records, much of the improvements found within the Study
Area occuried during a period 35 to 100 years ago. This applies to more than 90% of the
buildings in the area. As a result, these properties were developed during a period before the




City and the County had in place an effective community planning process and before the
location of infrastructure improvements needed (o adequately service a residential area.
Properties were developed in a piecemeal fashion both inside and outside of the City with little
regard for the strain that future development would cause on the resources in place. In addition,
the tendency of the arca to experience frequent and prolonged vacant property uses lead 1o
blighted conditions that are noxious, offensive and unsuitable for the surrounding arca. This
problem is evidenced by the historical condemmation and demolition of properties throughout the
area The removal of such structures is part of an effort to relieve the area of unsafe, offensive
and unsuitable properties. The continued existence of such conditions contributes to the finding
of deleterious layout and land use for the improved land within the RPA.

6) Lack of Community Planning

Lack of Community Planning refers to “the redevelopment project arca 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” (65 ILCS 5/11-
74 4-3(a)(1)(L)

The Cily’s first comprehensive plan was adopted decades after the RPA was developed as a
residential area. This circumstlance is complicated by the fact that significant portions of the
RPA developed outside of the City limits and did so under codes and regulations that may not
have been permissible had the properties developed within the City. As a result, the RPA
developed without the benefit ot guidance of an effective community plan, and in actuality
developed at a time prior to such plans gaining a popular following by American communities
The result of this is most evident in improper and obsolete subdivision of parcels that were
permitted to become developed in inadequate shapes and sizes compared to modern development
standards. Modern land use practices would not permil the existence of the narrow lots that still
persist in much of the area and that is now only curable with the application of more up to date
Jand use techniques as the arca redevelops

VACANT AREA FACTOR

The RPA is found to also qualify as a “blighted area” for a vacant property area as defined in the
Act

If vacant, the sound growth of the redevelopment project area is impaired by a combination of 2
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 distiibuled throughout the vacant part of the
jedevelopment project area to which it perlains:

(A) Obsolete platting of vacant Jand that results in parcels of limited or narrow size or
configmations of parcels of irregular size or shape that would be difficult to
develop on a planned basis and in a manner compalible with contemporary
standards and requirements, or platting that failed to create rights-of-ways for
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streets or alleys or that created inadequate tight-of-way widths for streets, alleys, or
other public rights-of-way or that omitted easements for public utilities.

(B) Diversity of ownership of parcels of vacant land sufficient in number to relard o1
impede the ability to assemble the land for 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 5 years.

(D) Deterioration of structures or site improvements in neighboring areas adjacent to
the vacanl land

(E} The area has incurred Nlinois 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 conslitute a material impediment to the development or
redevelopment of the redevelopment project area

(F) The tolal equalized assessed value of the redevelopment project area has declined
for 3 of the last 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 3 of the last 5 calendar years for which information
is available or is increasing at an annual rate that is Jess 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 prior to the year in
which the redevelopment project area is designated,

The propose RPA includes vacant property that is surrounded by deteriorated structures and site
improvements. Additionally, the over 380 vacant parcels within had over 50 different owners,
which constitutes a diversified ownership. Such ownership patterns complicate any efforts by
the City and private developers 10 assemble land needed for substantial redevelopment efforts to
replenish quality, affordable housing for the neighborhood. Finally, the parcels in the area
suffer from obsolete platting that date back several decades This problem has been partially
managed in recent years by spot plal updates based on actions by homeowners, on their own,
seeking to expand narrow lots into larger home sites by the acquisition, clean up and
maintenance of vacant or abandoned lots adjacent to their existing homes. A more syslematic
updating of the platting in the area will be needed to allow for larger scale programs to put in
place replacement housing and to eliminate many of the unused vacant parcels that exist within
the RPA.
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VI. SUMMARY OF FINDINGS AND OVERALL ASSESSMENT OF
QUALIFICATION

The following is a summary of relevant qualification findings as it relates to the
establishment of a TIF District by the City:

l. The area is contiguous and is greater than 1% acres in size.

2 The area qualifies as a “blighted area”. A detailed analysis of the qualification
findings are outlined in Section V.

3. All property in the area would substantially benefit by the redevelopment project
improvements.

4 The sound growth of taxing districts applicable to the area, including the City,
has been impaired by the factors found present in the area.

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

Conclusion

These findings, in the judgment of KMA, provide the City with sufficient justification to
consider designation of the RPA as a TIF District.

The area has not benefited from coordinated planning cfforts by either the public or private
sectors. There is a need to focus redevelopment efforts relating to new residential construction
as well as the coordination of redevelopment efforts for the neighbaring area. There efforts will
be important to the area’s continued improvement and preservation of tax base

The eligibility findings indicate that the area is in need of revitalization and guided growth to
ensure that it will contribute to the long-term physical, economic, and social well being of the
City, and that the redevelopment project meets the criteria to be designated a “blighted area”
under the Act. Factors indicate the area has not been subject to sound growth and development
through investment by private enterprise, and is not likely to be developed but for the assistance
of TIF through the establishment of the RPA.

These findings, in the judgment of KMA, provide the City with sufficient justification to
consider designation of the subject area as a TIF District
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EXHIBIT 1: Legal Description of Project Area

AS PROVIDED BY CHAMPION PARK PARTNERS

Page 19



Hope VI TIF District
Legal Description:

Part of the East Half (1/2) of Section 20, Township 44 North, Range 1 East of the
Third Principal Meridian, bounded and described as follows: Beginning at the
intersection of the south line of Delaware Street withthe centerline of Pierpont

Avenue as both are now laid out and used, thence South along the centerline of
said Pierpont Avenue to the easterly extension of the northerly line of Liberty
Street as now laid out and used: thence westerly along said easterlyextension

and along the northerly line of Liberty Street and along the south line of the Re

plat of part of Washington Park Subdivision, the plat of which is recorded in Book
13 of Plats on page 32 in the Recorder's Office of Winnebago County, lllinois and
the westerly extension of said line to the easterly line of Springfield Avenue as
now laid out and used, thence northerly along the easterly line of said Springfield
Avenue to the westerly extension of the centerline of Chestnut Street as now laid
out and used, thence easterly along said westerly extension and along the
centerline of Chestnut Street to the centerline of Ashley Avenue as now laid out
and used; thence northerly along the centerline of Ashley Avenue to the westerly
extension of the southerly line of Lot 13 in Block 2 as designated upon Hartman
Subdivision, the plat of which is recorded in Book 20 of Plats on page 68 in said
recorder's office, thence easterly along said westerly extension and along the
southerly line of said Lot 13 to the souheast corner thereof; thence northerly
along the easterly line of said Block 2 to the south line of Lot 12 as designated
upon Alexander Subdivision, the plat of which is recorded in Book 14 of Plats on
page 171 in said recorder's office; thence easterly abng the southerly line of said

Lot 12 and along the easterly extension of said line to the centerline of Cameron
Avenue as now laid out and used: thence southerly along the centerline of said
Gameron Avenue and the southerly extension of said line to the mrtherly line of

Delaware Street as now laid out and used: thence easterly along the northerly
line of said Delaware Street and along the easterly extension thereof to the
easterly line of Concord Avenue as now laid out and used, thence southerly
along the easterly line of said Concord Avenue to the south line of said Delaware
Street: thence easterly along the southerly line of said Delaware Street to the
point of beginning. EXCEPTING THEREFROM Lots 191, 192, 193, 194, 185,
361, 362, 376, 377, 378, 379,380, 381, 396, 397, 398, 399, 400, 419, 420 and
the south 14 feet of Lot 360, all as designated upon the replat of part of

Washington Park Subdivision, the re-plat of which is recorded in Book 13 of Plats

on page 32 in the Recorder's Office of Winnebago Courty, lllinois. ALSO

EXCEPTING THEREFROM Lots 4, 5, 6, and 15in Block 13 and Lot 13 in Block
19 as designated upon Washington Park Subdivision, the plat of which is
recorded in Book 13 of Plats on page 16 in said Recorder's Office. Situated in the
County of Winnebago and the State of lllinois. Containing 15 acres plus or

minus

Dated: December 5, 2005



EXHIBIT 2: Boundary Map of RPA

AS PREPARED BY CHAMPION PARK PARTNERS
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