FY 2015
ANNUAL TAX INCREMENT FINANCE

REPORT
Name of Municipality: =~ O'Fallon Reporting Fiscal Year: 2015
County: St Clair Fiscal Year End: 4/30/2015
Unit Code: 088/110/30
TIF Administrator Contact Information
First Name: Sandra Last Name: Evans
Address: 255 S. Lincoln Title: Director of Finance
Telephone: 618-624-4500 ext 8723 City: OFallon Zip: 62269
E-mail-
Mobile required sevans@ofallon.org
Mobile Bestwayto _ X Email Phone
Provider contact Mobile Mail

| attest to the best of my knowledge, this report of the redevelopment project areas in:(City/\jillage of
O'Fallon

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

[65 ILCS 5/11-74.4-3 et. seq.] Or the Industrial Jobs Recovery Law [65 ILCS 5/11-74.6-10 et. seq.]

Written signature of TIF Administrator Date

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

FILL OUT ONE FOR EACH TIF DISTICT

Name of Redevelopment Project Area Date Designated Date Terminated
TIF #1 - 158 Corridor TIF District 6/19/1995
TIF #2 - Green Mount Medical Campus Redevlopment Area 11/21/2011
TIF #3 - Central Park Redevelopment Area 5/7/2012
TIF #4 - Rte 50/Scott Troy Road 4/20/2015

*All statutory citations refer to one of two sections of the lllinois Municipal Code: the Tax Increment Allocation
Redevelopment Act [65 ILCS 5/11-74.4-3 et. seq.] or the Industrial Jobs Recovery Law [65 ILCS 5/11-74.6-10 et. seq.]



mailto:sevans@ofallon.org

SECTION 2 [Sections 2 through 5 must be completed for each redevelopment project area listed in Section 1.]
FY 2015

Name of Redevelopment Project Area: TIF #4 Rte 50/Scott Troy Rd
Primary Use of Redevelopment Project Area*: Combination/Mixed
If "Combination/Mixed" List Component Types: Retail/Other Commercial
Under which section of the lllinois Municipal Code was Redevelopment Project Area designated? (check one):
Tax Increment Allocation Redevelopment Act __ x___ Industrial Jobs Recovery Law

No Yes

Were there any amendments to the redevelopment plan, the redevelopment project area, or the State
Sales Tax Boundary? [65 ILCS 5/11-74.4-5 (d) (1) and 5/11-74.6-22 (d) (1)]
If yes, please enclose the amendment labeled Attachment A X

Certification of the Chief Executive Officer of the municipality that the municipality has complied with all
of the requirements of the Act during the preceding fiscal year. [65 ILCS 5/11-74.4-5 (d) (3) and 5/11-74.6;
22 (d) (3)]

Please enclose the CEO Certification labeled Attachment B X
Opinion of legal counsel that municipality is in compliance with the Act. [65 ILCS 5/11-74.4-5 (d) (4) and
5/11-74.6-22 (d) (4)]
Please enclose the Legal Counsel Opinion labeled Attachment C X
Were there any activities undertaken in furtherance of the objectives of the redevelopment plan,
including any project implemented in the preceding fiscal year and a description of the activities
undertaken? [65 ILCS 5/11-74.4-5 (d) (7) (A and B) and 5/11-74.6-22 (d) (7) (A and B)]
If yes, please enclose the Activities Statement labeled Attachment D
X

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

If yes, please enclose the Agreement(s) labeled Attachment E X

Is there additional information on the use of all funds received under this Division and steps taken by the
municipality to achieve the objectives of the redevelopment plan? [65 ILCS 5/11-74.4-5 (d) (7) (D) and
5/11-74.6-22 (d) (7) (D)]

If yes, please enclose the Additional Information labeled Attachment F X

Did the municipality's TIF advisors or consultants enter into contracts with entities or persons that have
received or are receiving payments financed by tax increment revenues produced by the same TIF? [65
ILCS 5/11-74.4-5 (d) (7) (E) and 5/11-74.6-22 (d) (7) (E)]

If yes, please enclose the contract(s) or description of the contract(s) labeled Attachment G X

Were there any reports or meeting minutes submitted to the municipality by the joint review board? [65
ILCS 5/11-74.4-5 (d) (7) (F) and 5/11-74.6-22 (d) (7) (F)]
If yes, please enclose the Joint Review Board Report labeled Attachment H X

Were any obligations issued by municipality? [65 ILCS 5/11-74.4-5 (d) (8) (A) and
5/11-74.6-22 (d) (8) (A)]
If yes, please enclose the Official Statement labeled Attachment | X

Was analysis prepared by a financial advisor or underwriter setting forth the nature and term of
obligation and projected debt service including required reserves and debt coverage? [65 ILCS 5/11-74.4-
5(d) (8) (B) and 5/11-74.6-22 (d) (8) (B)]

If yes, please enclose the Analysis labeled Attachment J X

Cumulatively, have deposits from any source equal or greater than $100,000 been made into the special
tax allocation fund? 65 ILCS 5/11-74.4-5 (d) (2) and 5/11-74.6-22 (d) (2)

If yes, please enclose Audited financial statements of the special tax allocation fund

labeled Attachment K X

Cumulatively, have deposits of incremental taxes revenue equal to or greater than $100,000 been made
into the special tax allocation fund? [65 ILCS 5/11-74.4-5 (d) (9) and 5/11-74.6-22 (d) (9)]

If yes, please enclose a certified letter statement reviewing compliance with the Act labeled
Attachment L X

A list of all intergovernmental agreements in effect in FY 2010, to which the municipality is a part, and an
accounting of any money transferred or received by the municipality during that fiscal year pursuant to
those intergovernmental agreements. [65 ILCS 5/11-74.4-5 (d) (10)]

If yes, please enclose list only of the intergovernmental agreements labeled Attachment M X

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




SECTION 3.1 - (65 ILCS 5/11-74.4-5 (d) (5) and 65 ILCS 5/11-74.6-22 (d) (5))
Provide an analysis of the special tax allocation fund.

FY 2015
TIF NAME: TIF #4 Rte 50/Scott Troy Road

Fund Balance at Beginning of Reporting Period

E -

Revenue/Cash Receipts Deposited in Fund During Reporting FY: Reporting Year | Cumulative* % of Total
Property Tax Increment S -1 S 0%
State Sales Tax Increment 0%
Local Sales Tax Increment 0%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest 0%
Land/Building Sale Proceeds 0%
Bond Proceeds 0%
Transfers from Municipal Sources 0%
Private Sources 0%
Other (identify source ; if multiple other sources, attach

schedule) 0%

Total Amount Deposited in Special Tax Allocation
Fund During Reporting Period

Cumulative Total Revenues/Cash Receipts

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

Total Expenditures/Disbursements

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

FUND BALANCE, END OF REPORTING PERIOD*

*must be completed where current or prior

year(s) have reported funds

0%

E -
B

| $ 21,802 |

| |

[ $ 21,802 |

[ $ (21,802)|

[ $ (21,802)|

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

SURPLUS*/(DEFICIT)(Carried forward from Section 3.3)

[$ (12,216,802)




SECTION 3.2 A- (65 ILCS 5/11-74.4-5 (d) (5) and 65 ILCS 5/11-74.6-22 (d) (5))

FY 2015
TIF NAME: TIF #4 Rte 50/Scott Troy Road

ITEMIZED LIST OF ALL EXPENDITURES FROM THE SPECIAL TAX ALLOCATION FUND
(by category of permissible redevelopment cost, amounts expended during reporting period)

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

Category of Permissible Redevelopment Cost [65 ILCS 5/11-74.4-3 (q) and 65 ILCS 5/11-74.6-

10 (0)] Amounts Reporting Fiscal Year
1. Costs of studies, administration and professional services—Subsections (q)(1) and (o) (1)

Legal fees 7,463

Consulting fees 14,339

21,802

2. Cost of marketing sites—Subsections (q)(1.6) and (0)(1.6)

3.Property assembly: property acquisition, building demolition, site preparation and environmental
site improvement costs. Subsections (q)(2), (0)(2) and (0)(3)

4 Costs of rehabilitation, reconstruction, repair or remodeling of existing public or private buildings.
Subsection (q)(3) and (0)(4)

5. Costs of construction of public works and improvements. Subsection (q)(4) and (0)(5)

6.Costs of removing contaminants required by environmental laws or rules (0)(6) - Industrial Jobs
Recovery TIFs ONLY




SECTION3.2A

PAGE 2

7. Cost of job training and retraining, including "welfare to work™ programs Subsection (q)(5), (0)(7)
and (0)(12)

8.Financing costs related to obligations issued by the municipality. Subsection (q) (6) and (0)(8)

9. Approved taxing district's capital costs. Subsection (q)(7) and (0)(9)

10. Cost of Reimbursing school districts for their increased costs caused by TIF assisted housing
projects. Subsection (q)(7.5) - Tax Increment Allocation Redevelopment TIFs ONLY

11. Relocation costs. Subsection (q)(8) and (0)(10)

12.Payments in lieu of taxes as defined in Subsections 11-74.43(m) and 11-74.6-10(k). Subsection
(9)(9) and (0)(11)

13. Costs of job training, retraining advanced vocational or career education provided by other
taxing bodies. Subsection (q)(10) and (0)(12)




SECTION 3.2 A

PAGE 3

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

$ -
15. Costs of construction of new housing units for low income and very low-income households.
Subsection (q)(11)(F) - Tax Increment Allocation Redevelopment TIFs ONLY

$ -
16. Cost of day care services and operational costs of day care centers. Subsection (q) (11.5) -
Tax Increment Allocation Redevelopment TIFs ONLY

$ -

TOTAL ITEMIZED EXPENDITURES | $

21,802




FY 2015
TIF NAME: TIF #4 Rte 50/Scott Troy Road

Section 3.2 B

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

reporting year.

There were no vendors, including other municipal funds, paid in excess of

$10,000 during the current reporting period.

Name

Service

Amount

Peckham Guyton Albers & Viets

Consulting fees

13,000.00




SECTION 3.3 - (65 ILCS 5/11-74.4-5 (d) (5) 65 ILCS 11-74.6-22 (d) (5))
Breakdown of the Balance in the Special Tax Allocation Fund At the End of the Reporting Period
TIF NAME: TIF #4 Rte 50/Scott Troy Road
TIF NAME: TIF #2 Green Mount

FUND BALANCE, END OF REPORTING PERIOD | S (21,802)|

Amount of Original

Issuance Amount Designated

1. Description of Debt Obligations
N/A
Total Amount Designated for Obligations | S - | S -
2. Description of Project Costs to be Paid
Sl Strategy (Ice Hockey Complex) Redev Agreement S 12,195,000
Total Amount Designated for Project Costs | S 12,195,000 |
TOTAL AMOUNT DESIGNATED [ $ 12,195,000 |
SURPLUS*/(DEFICIT) [ $ (12,216,802)|

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



SECTION 4 [65 ILCS 5/11-74.4-5 (d) (6) and 65 ILCS 5/11-74.6-22 (d) (6)]
FY 2015

TIF NAME: TIF #4 Rte 50/Scott Troy Road
Provide a description of all property purchased by the municipality during the reporting fiscal year within the
redevelopment project area.

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

Property Acquired by the Municipality Within the Redevelopment Project Area

Property (1):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (2):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (3):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

Property (4):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:




SECTION 5 - 65 ILCS 5/11-74.4-5 (d) (7) (G) and 65 ILCS 5/11-74.6-22 (d) (7) (G)

TIF NAME: TIF #4 Rte 50/Scott Troy Road
TIF NAME: TIF #2 Green Mount

PAGE 1

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

Check here if NO projects were undertaken by the Municipality Within the Redevelopment Project Area:

ENTER total number of projects undertaken by the Municipality Within the Redevelopment Project Area

and list them in detail below*.

1

TOTAL:

Estimated Investment
for Subsequent Fiscal

11/1/99 to Date Year

Total Estimated to

Complete Project

Private Investment Undertaken (See Instructions)

$ 4,000,000 | $ 15,000,000

$

30,000,000

Public Investment Undertaken

$ 21,800 | $ 20,000

$

12,195,000

Ratio of Private/Public Investment

183 18/37

2 23/50

Project 1: *IF PROJECTS ARE LISTED NUMBER MUST BE ENTERED ABOVE

S| STRATEGY (ICE HOCKEY COMPLEX)

Private Investment Undertaken (See Instructions)

$ 4,000,000 | $ 15,000,000

30,000,000

Public Investment Undertaken

$ 21,800 | $ 20,000

12,195,000

Ratio of Private/Public Investment

183 18/37

2 23/50

Project 2:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 3:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 4:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 5:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 6:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment




Optional: Information in the following sections is not required by law, but would be helpful in evaluating the performance
of TIF in lllinois. *even though optional MUST be included as part of complete TIF report

SECTION 6

TIF NAME: TIF #4 Rte 50/Scott Troy Road

TIF NAME: TIF #2 Green Mount

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

project area was Reporting Fiscal Year
designated Base EAV EAV
4/20/2015| $ 45519 | $ 45,519

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

_X__ The overlapping taxing districts did not receive a surplus.

Surplus Distributed from redevelopment
Overlapping Taxing District project area to overlapping districts

wmnunnnnninnninnniniunlnm
'

SECTION 7
Provide information about job creation and retention

Description and Type
Number of Jobs Number of Jobs (Temporary or
Retained Created Permanent) of Jobs Total Salaries Paid
$ R
$ R
$ -
$ -
$ -
$ -
$ -
SECTION 8

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

Optional Documents Enclosed

Legal description of redevelopment project area

Map of District










Attachment D
Page 1

City of O’Fallon
St. Clair County, lllinois

STATEMENT OF ACTIVITIES TO FURTHER
OBJECTIVES OF THE REDEVELOPMENT PLAN

Year Ended April 30, 2015

Sl Strategy (Ice Hockey Complex)

Sl Strategy, LLC is an lllinois limited liability company that the City has contracted with to construct a
planned commercial center, known as Four Points Center, to be anchored by a large privately-owned
multifunction rec-plex facility. The proposed uses include, but are not limited to; 130,000+ square foot
indoor rec-plex containing two sheets of NHL regulation ice & spectator seating, Olympic size swimming
pool and diving boards/platform, half basketball court and locker rooms, retail space, restaurants,
hotels, and office space. During the fiscal year ended April 30, 2015, the developer acquired the land
necessary for the development.



Attachment E

Tax Increment Financing
Redevelopment Plan & Project

Route 50/Scott-Troy Road
Redevelopment Project Area

Prepared for

City of O’Fallon, lllinois

Prepared by

January 8, 2015
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TIF Redevelopment Plan & Project

Route 50/Scott-Troy Road Redevelopment Project Area

CITY OF O’FALLON, ILLINOIS

MAYOR

Gary L. Graham

CITY COUNCIL

Gene McCoskey, Ward 1 Herb Roach, Ward 4

Richie Meile, Ward 1 Michael Bennett, Ward 5
Ed True, Ward 2 Courtney Cardona, Ward 5

Jerry Albrecht, Ward 2 Jim Hursey, Ward 6

Jerry Mouser, Ward 3 Ray Holden, Ward 6

Kevin Hagarty, Ward 3 David Cozad, Ward 7
John Drolet, Ward 4 Harlan Gerrish, Ward 7

CITY CLERK
Phil Goodwin

CITY ADMINISTRATOR

Walter Denton

COMMUNITY DEVELOPMENT DIRECTOR
Ted Shekell

FINANCE DIRECTOR

Sandy Evans

CITY ATTORNEY

Dale Funk

SPECIAL TIF COUNSEL

Terry Bruckert
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TIF Redevelopment Plan & Project

Route 50/Scott-Troy Road Redevelopment Project Area O'Fallon, lllinois

SECTION |

SECTION 1l

SECTION Il

SECTION IV

SECTION V

81146 « 1/8/2014
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TIF Redevelopment Plan & Project
Route 50/Scott-Troy Road Redevelopment Project Area O'Fallon, lllinois

SECTION |

INTRODUCTION

On October 6, 2014, the O’Fallon City Council passed Resolution 2014-44 stating the City’s intent
to designate a portion of the City as a tax increment finance (TIF) Redevelopment Project Area and
to induce development interest within such area (see Attachment A in the Appendix). The area
being considered for designation as a TIF area generally includes parcels of property located north-
west of the intersection of U.S. Route 50 and Scott-Troy Road. The area is referred to herein as the
Route 50/Scott-Troy Road Redevelopment Project Area (the “Area”). The boundaries of the Area are
as shown on Exhibit A - Redevelopment Project Area Boundary. Refer also to the Boundary

Description contained in the Appendix as Attachment B.

The Area contains approximately 47 acres, including existing public rights-of-way (44 acres net of
rights-of-way). There are five vacant parcels and one improved parcels located in the Area. The
conditions that qualify both improved and vacant land for tax increment financing are documented

in Section III of this Plan.

The City may consider the use of tax increment financing, as well as other economic development
resources as available, to facilitate private investment within the Area. It is the intent of the City to
induce the investment of significant private capital in the Area, which will also induce spillover in-
vestment in neighboring areas. A housing impact study need not be performed since there are no
residential units within the Area (per Section 11-74.4-3(n) (5) of the Illinois Tax Increment Alloca-
tion Redevelopment Act).

The Act sets forth the requirements and procedures for establishing a Redevelopment Project Area
and a Redevelopment Plan. The following sections of this report present the findings of eligibility
and the Redevelopment Plan and Project for the Area, as well as other findings, evidence, and doc-

umentation required by the Act.

81146 « 1/8/2015 -1-
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TIF Redevelopment Plan & Project
Route 50/Scott-Troy Road Redevelopment Project Area O'Fallon, lllinois

SECTION II

STATUTORY BASIS FOR TAX INCREMENT FINANCING
AND SUMMARY OF FINDINGS

A. Introduction

Tax increment financing (TIF) is a local funding mechanism created by the "Tax Increment Alloca-
tion Redevelopment Act” (the “Act”). The Act is found at 65 ILCS 5/11-74.4-1 et. seq.

As used, herein, the term Redevelopment Project means any public and private development pro-
ject in furtherance of the objectives of a Redevelopment Plan. The term Redevelopment Project
Area means an area designated by the municipality, which is not less in the aggregate than 1-1/2
acres and in respect to which the municipality has made a finding that there exist conditions that
cause the area to be classified as an industrial park conservation area, a blighted area or a conserva-
tion area, or a combination of both blighted areas and conservation areas. 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 exist-
ence 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.

The concept behind the tax increment law is straightforward and allows a municipality to carry out
redevelopment activities on a local basis. Redevelopment that occurs in a designated Redevelop-
ment Project Area results in an increase in the equalized assessed valuation (EAV) of the property
and, thus, generates increased real property tax revenues. This increase or "increment" can be used
to finance "redevelopment project costs" such as land acquisition, site clearance, building rehabilita-
tion, interest subsidy, construction of public infrastructure, and other redevelopment project costs

as permitted by the Act.

The Illinois General Assembly made various findings in adopting the Act; among them were:

1. That there exists in many municipalities within the State blighted, conservation and indus-

trial park conservation areas; and

2. That the eradication of blighted areas and the treatment and improvement of conservation

areas by redevelopment projects are essential to the public interest and welfare.

81146 « 1/8/2015 -3-



TIF Redevelopment Plan & Project
Route 50/Scott-Troy Road Redevelopment Project Area O'Fallon, lllinois

These findings were made on the basis that the presence of blight, or conditions that lead to blight,

is detrimental to the safety, health, welfare and morals of the public.

To ensure that the exercise of these powers is proper and in the public interest, the Act specifies
certain requirements that must be met before a municipality can proceed with implementing a Re-
development Plan. One of these requirements is that the municipality must demonstrate that a
Redevelopment Project Area qualifies under the provisions of the Act. With the definitions set
forth in the Act, a Redevelopment Project Area may qualify either as a blighted area, a conservation
area, or a combination of both blighted area and conservation area, or an industrial park conserva-

tion area.

B. Summary of Findings

The following findings and evidentiary documentation is made with respect to the proposed Rede-

velopment Project Area:

1. The Area as a whole meets the statutory requirements as a combination blighted area and
conservation area. Furthermore, the factors necessary to make these findings exist to a

meaningful extent and are distributed throughout the Area.
2. The Area exceeds the statutory minimum size of 1-1/2 acres.
3. The Area contains contiguous parcels of real property.

4. 1If this Plan is adopted and implemented by the City, it is reasonable to say that all proper-

ties included in the Area would benefit substantially from being included in the Area.

5. The Redevelopment Project Area, as a whole, has not been subject to growth and develop-
ment through investment by private enterprise and would not reasonably be anticipated to
occur without public assistance. Further evidence of this is presented in Section V of this

document.

81146 « 1/8/2015 -4 -



TIF Redevelopment Plan & Project
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SECTION Il

BASIS FOR ELIGIBILITY OF THE AREA AND FINDINGS

A. Introduction

A Redevelopment Project Area, according to the Act, is that area designated by a municipality in
which the finding is made that there exist conditions that cause the area to be classified as a blight-
ed area, conservation area, or combination thereof, or an industrial park conservation area. The

criteria and the individual factors defining each of these categories of eligibility are defined in the
Act.

This Section documents the relevant statutory requirements and how the subject area meets the

eligibility criteria.

B. Statutory Quadlifications

The Act defines the factors that must be present in order for an area to qualify for TIF. The follow-
ing provides the statutory definitions of the qualifying factors relating to a blighted area and a con-

servation area:

1. Eligibility of a Blighted Area

3

The following is taken from the Act wherein it states that a “...“blighted area” means any
improved or vacant area within the boundaries of a redevelopment project area located

within the territorial limits of the municipality where:” '

a. “If improved, industrial, commercial, and residential buildings or improvements are
detrimental to the public safety, health, or welfare because of a combination of five (5)

or more of the following factors, each of which is (i) present, with that presence docu-

mented to a meaningful extent, so that a municipality may reasonably find that the fac-
tor is clearly present within the intent of the Act, and (ii) reasonably distributed

throughout the improved part of the Redevelopment Project Area:”

(1) “Dilapidation. An advanced state of disrepair or neglect of necessary repairs to
the primary structural components of buildings, or improvements in such a com-
bination 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.”

! Emphasis added with bold or underlined text.
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“Obsolescence. The condition or process of falling into disuse. Structures have

become ill-suited for the original use.”

“Deterioration. With respect to buildings, defects including, but not limited to,
major defects in the secondary building components such as doors, windows,
porches, gutters, and downspouts, and fascia. With respect to surface improve-
ments, that the condition of roadways, alleys, curbs, gutters, sidewalks, off-street
parking, and surface storage areas evidence deterioration, including, but not lim-
ited to, surface cracking, crumbling, potholes, depressions, loose paving material,

and weeds protruding through paved surfaces.”

“Presence of structures below minimum code standards. All structures that do
not meet the standards of zoning, subdivision, building, fire, and other govern-
mental codes applicable to property, but not including housing and property

maintenance codes.”

“Illegal use of individual structures. The use of structures in violation of applica-

ble federal, State, or local laws, exclusive of those applicable to the presence of

structures below minimum code standards.”

“Excessive vacancies. The presence of buildings that are unoccupied or under-

utilized and that represent an adverse influence on the area because of the fre-

quency, extent, or duration of the vacancies.”

“Lack of ventilation, light, or sanitary facilities. The absence of adequate ventila-

tion for light or air circulation in spaces or rooms without windows, or that re-
quire the removal of dust, odor, gas, smoke, or other noxious airborne materials.
Inadequate natural light and ventilation means the absence of skylights or win-
dows for interior spaces or rooms and improper window sizes and amounts by
room area to window area ratios. Inadequate sanitary facilities refers to the ab-
sence or inadequacy of garbage storage and enclosure, bathroom facilities, hot wa-
ter and kitchens, and structural inadequacies preventing ingress and egress to and

from all rooms and units within a building.”

“Inadequate utilities. Underground and overhead utilities such as storm sewers

and storm drainage, sanitary sewers, water lines, and gas, telephone, and electri-
cal 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,



TIF Redevelopment Plan & Project
Route 50/Scott-Troy Road Redevelopment Project Area O'Fallon, lllinois

)

(10)

11

12)

81146 « 1/8/2015

(ii) deteriorated, antiquated, obsolete, or in disrepair, or (iii) lacking within the

redevelopment project area.”

«

Excessive land coverage and overcrowding of structures and community facili-
ties. The over-intensive use of property and the crowding of buildings and ac-

cessory facilities onto a site. Examples of problem conditions warranting the des-
ignation of an area as one exhibiting excessive land coverage are: (i) the presence
of buildings either improperly situated on parcels or located on parcels of inade-
quate size and shape in relation to present-day standards of development for
health and safety, and (ii) the presence of multiple buildings on a single parcel.
For there to be a finding of excessive land coverage, these parcels must exhibit
one or more of the following conditions: insufficient provision for light and air
within or around buildings, increased threat of spread of fire due to the close
proximity of buildings, lack of adequate or proper access to a public right-of-way,
lack of reasonably required off-street parking, or inadequate provision for loading

and service.”

“Deleterious land use or layout. The existence of incompatible land-use relation-

ships, buildings occupied by inappropriate mixed-uses, or uses considered to be

noxious, offensive, or unsuitable for the surrounding area.”

“Environmental clean-up. The proposed redevelopment project area has incurred

Illinois Environmental Protection Agency or United States Environmental
Protection Agency remediation costs for, or a study conducted by an independent
consultant recognized as having expertise in environmental remediation has
determined a need for, the clean-up of hazardous waste, hazardous substances, or
underground storage tanks required by State or federal law, provided that the
remediation costs constitute a material impediment to the development or

redevelopment of the redevelopment project area.”

“Lack of community planning. The proposed redevelopment project area was de-
veloped 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, im-
proper subdivision, parcels of inadequate shape and size to meet contemporary
development standards, or other evidence demonstrating an absence of effective

community planning.”
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(13) “The total equalized assessed value of the proposed redevelopment project area

has declined for three (3) of the last five (5) calendar years prior to the year in
which the redevelopment project area is designated, or is increasing at an annual
rate that is less than the balance of the municipality for three (3) of the last five
(5) calendar years for which information is available, or is increasing at an annual
rate that is less than the Consumer Price Index for All Urban Consumers
published by the United States Department of Labor or successor agency for three
(3) of the last five (5) calendar years prior to the year in which the redevelopment
project area is designated.”

b. “If vacant, the sound growth of the Redevelopment Project Area is impaired by a com-

bination of two (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 reasona-

bly find that the factor is clearly present within the intent of the Act, and (ii) reasonably

distributed throughout the vacant part of the redevelopment project area to which it

pertains:”

@

@

3

4

6)
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“Obsolete platting of vacant land that results in parcels of limited or narrow
size, or configurations of parcels of irregular size or shape that would be difficult
to develop on a planned basis and in a manner compatible with contemporary
standards and requirements, or platting that failed to create rights-of-ways for
streets or alleys, or that created inadequate right-of-way widths for streets, alleys,

or other public rights-of-way, or that omitted easements for public utilities.”

“Diversity of ownership of parcels of vacant land sufficient in number to retard or

impede the ability to assemble the land for development.”

“Tax and special assessment delinquencies exist, or the property has been the sub-

ject of tax sales under the Property Tax Code within the last five (5) years.”

“Deterioration of structures or site improvements in neighboring areas

adjacent to the vacant land.”

“The 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 re-
mediation has determined a need for, the clean-up of hazardous waste, hazardous
substances, or underground storage tanks required by State or federal law, pro-
vided that the remediation costs constitute a material impediment to the devel-

opment or redevelopment of the Redevelopment Project Area.”
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(6)

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

Project Area is designated.”

c. If vacant, the sound growth of the redevelopment project area is impaired by one of the fol-

lowing factors that (i) is 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) is reasonably distributed throughout the vacant part of the redevelop-

ment project area to which it pertains:

@

@)

3

4

o)
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The area consists of one or more unused quarries, mines, or strip mine ponds.
The area consists of unused rail yards, rail tracks, or railroad rights-of-way.

The area, prior to its designation, is subject to (i) chronic flooding that adversely
impacts on real property in the area, as certified by a registered professional engi-
neer or appropriate regulatory agency or (ii) surface water 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 to contribute
to the alleviation of all or part of the flooding.

The area consists of an unused or illegal disposal site containing earth, stone,
building debris, or similar materials that were removed from construction, demo-

lition, excavation, or dredge sites.

Prior to the effective date of this amendatory Act of the 91st General Assembly,
the area 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 purpos-
es within five (5) years prior to the designation of the redevelopment project ar-
ea), and the area meets at least one of the factors itemized in paragraph (a) of this
subsection, the area has been designated as a town or Village center by ordinance
or comprehensive plan adopted prior to January 1, 1982, and the area has not

been developed for that designated purpose.
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(6) The area qualified as a blighted improved area immediately prior to becoming va-
cant, unless there has been substantial private investment in the immediately

surrounding area.

2. Eligibility of a Conservation Area

The Act further states that a “... “conservation area” means any improved area within the
boundaries of a redevelopment project area located within the territorial limits of the mu-
nicipality in which 50% or more of the structures in the area have an age of 35 years

or more. Such an area is not yet a blighted area, but because of a combination of three (3)
or more of the [13 factors applicable to the improved area] is detrimental to the public safe-
ty, health, morals or welfare, and such an area may become a blighted area.” [Bracketed text
replaces “following factors” from the Act.]

C. Investigation and Analysis of Blighting Factors

In determining whether or not the Area meets the eligibility requirements of the Act, research and

field surveys were conducted by way of:

+  Contacts with City of O’Fallon officials who are knowledgeable of Area conditions and his-
tory.

+  On-site field examination of conditions within the Area by experienced staff of PGAV.

«  Use of definitions contained in the Act.

«  Adherence to basic findings of need as established by the Illinois General Assembly in estab-

lishing tax increment financing, which became effective January 10, 1977.
«  Examination of St. Clair County real property tax assessment records.

To ensure that the exercise of these powers is proper and in the public interest, the Act specifies
certain requirements that must be met before a municipality can proceed with implementing a re-
development project. One of these is that the municipality must demonstrate that the Area quali-
fies. An analysis of the physical conditions and presence of blighting factors relating to the Area

was commissioned by the City. The result and documentation of this effort are summarized below.

D. Analysis of Conditions in the Area

PGAV staff conducted field investigations to document existing conditions in the Area on October
13, 2014. This field work was supplemented with discussions with City staff and analysis of proper-
ty assessment data from St. Clair County. Exhibit B - Summary of Blighting and Conservation
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Area Factors provides a quantitative breakdown of the various factors. Exhibit C - Existing
Conditions provides a map indicating certain blighting and conservation area factors that were
determined to exist within the Area. A blighting factor that relates to property valuation trends is

presented later in this Section.

1. Findings on Improved Area

a. Summary of Findings on Age of Structures: Age is a prerequisite factor in determining
if all or a portion of a redevelopment project area qualifies as a "conservation area". As

is clearly set forth in the Act, 50% or more of the structures in the redevelopment pro-
ject area must have an age of 35 years or greater in order to meet this criteria. There is
only one building in the Area. According to St. Clair County Assessor records shows
that the building was built in 1965. Thus, this improved parcel meets the threshold as a

conservation area.

b. Summary of Findings on Deterioration: Deteriorated conditions were recorded on the
aforementioned building. The field survey of exterior building condition found deterio-
rated wood siding and fascia boards and metal roofing. The parking and equipment
storage surfaces areas were deteriorated as well. Attachment C in the Appendix pro-

vides photos of examples of the conditions found on this property.

c. Summary of Findings on Structures Below Minimum Code Standards: The existing
building located at 201 Scott-Troy Road was originally built in 1965 according to Coun-

ty records and is occupied by construction contractor. According to the City’s Building
& Zoning Supervisor, there are multiple code deficiencies associated with this building.

Applicable codes adopted by City include:

e 2012 Fire Prevention Code
e 2012 International Existing Building Code
e Illinois Plumbing Code (Part 890, Illinois Administrative Code)

The City also enforces the Illinois Accessibility Code within its municipal limits. What
are currently known as code deficiencies, albeit they would be considered “grandfa-

thered”, includes:
e Plumbing Code: No plumbing permits have been issued and due to its current

use, grease interceptors and slug drains would be required by code and none ex-

ist at this time.
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Exhibit B

SUMMARY OF BLIGHTING AND
CONSERVATION AREA FACTORS
Route 50 / Scott-Troy Road Redevelopment Project Area
City of O'Fallon, Illinois

O'Fallon, lllinois

Total %
No. of improved parcels 1 17%
No. of vacant parcels 5 83%
Total parcels 6 100%
No. of buildings 1 100%
No. of buildings 35 years or older 1 100%
No. housing units 0
No. housing units occupied 0
Sub-Area Count 1 100%
IMPROVED LAND FACTORS:
No. of deteriorated buildings 1 100%
No. of parcels with site improvements that are
deterioll)rated ’ ! 100%
No. of dilapidated buildings 0 0%
No. of obsolete buildings 0 0%
No. of structures below minimum code 1 100%
No. of buildings lacking ventilation, light or sanitation
facilities 0 0%
No. of building with illegal uses 0 0%
Number of buildings with vacancies > 0 0%
No. of parcels with excessive land coverage or 0 0%
overcrowding of structures
Inadequate utilities 0 0%
Deleterious land use or layout (by Sub-Area) 1 100%
Lack of community planning 0 0%
Declining or Sub-par EAV Growth Yes
VACANT LAND FACTORS (2 or More):
Obsolete Platting 4 80%
Diversity of Ownership 0 0%
Tax Delinquencies 0 0%
Deterioration of Struct. Or Site Improvements in
Neighboring Areas ’ > 100%
Environmental Clean-up nd?
Declining or Sub-par EAV Growth Yes
VACANT LAND FACTORS (1 or More):
Unused Quarry, Mines, Rail, etc. 0 0%
Blighted Before Vacant 0 0%
Chronic Flooding 0 0%
Unused or Illegal Disposal Site 0 0%

! Not determined.
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e Building Code: Additional uses and additions have been added over the years,
without the benefit of permits or inspections. These are inconsistent with cur-
rent codes and would be non-compliant. There is limited separation of uses,
such as (B) business use and (S1) storage use, which would indicate that the
structure would not meet building code requirements for the proper separation
for the type construction (5B) wood frame, size of structure and of uses, such

as firewalls or fire partitions.

e Fire Prevention Code: The building is not currently protected with an automat-
ic fire sprinkler system. A Building of this size, type construction and current

use would require a sprinkler system under the current code.

e ADA Accessibility: The building and the parking lot have no provisions for

compliance with the Illinois Accessibility Code.

d. Summary of Findings Regarding Deleterious Land Use or Layout: The heavy
construction contracting company operations that is located within the Area, while a

legal use of the property, is not compatible with the emerging residential and
commercial development occurring around it. The building associated with this
business is deteriorated and the site improvements (asphalt pavement) are deteriorated
as well. Dump trucks and heavy construction equipment are stored outdoors and
within view of neighboring areas. This business is more of an industrial use and detracts

from the desirability of the real estate that surrounds it.

e. Summary of Findings Regarding Declining or Lagging Rate of Growth of Total Equalized

Assessed Valuation: This factor is applicable to the entire Area (vacant areas as well as

improved areas in aggregate). The total equalized assessed valuation (EAV) for the Area
has not kept pace with the Consumer Price Index for four (3) of the last five (5) calendar
years. A comparison of EAV for the Area and the balance of the City are shown as
Exhibit D, Comparison of EAV Growth Rates (2008-2013). The property with the
building on it declined in assessed value over the last 5 years by about $1,100 or minus
2.4%. Oddly, all of the vacant tracts currently used largely for row crops increased in
value but not to the degree to keep the aggregate value of the Area from declining

during this period.
2. Findings on Vacant Land

There are 5 vacant parcels that constitute approximately 40 of the 44 net acres of land with-

in the Area. Several blighting factors, as they are applied to vacant land, are present.
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Before documenting the presence of these factors, the following is presented to show that

the Area can be considered vacant land pursuant to the definition of “vacant land”

in the Act, to wit:

“(v) As used in subsection (a) of Section 11-74.4-3 of this Act, "vacant land" means

any parcel or combination of parcels of real property without industrial, commer-

cial, and residential buildings which has not been used for commercial agricultural

purposes within 5 years prior to the designation of the Redevelopment Project Ar-

ea, unless the parcel is included in an industrial park conservation area or the par-

cel has been subdivided;...”

Exhibit D
COMPARISON OF EAV GROWTH RATES (2008-2013)
Route 50/Scott-Troy Road Redevelopment Project Area

Area
EAV of Growth Rate
Redevelopment Less Than
Tax Year Project Area cpl’ CPI?
2008 $ 46,621 | 215303
2009 $ 48,962 | 214.537
Annual Percent Change 5.0%| -0.4% NO
2010 $ 49,336 | 218.056
Annual Percent Change 08%| 1.6% YES
2011 $ 49,746 | 224.939
Annual Percent Change 0.8%| 3.2% YES
2012 $ 43,523 229.594
Annual Percent Change -12.5%| 2.1% YES
2013 $ 45,519 | 232957
Annual Percent Change 46%| 1.5% NO

Consumer Price Index for All Urban Consumers. Source: U.S. Bureau of Labor Statistics

Clearly, the property has been used for agricultural purposes within the last 5 years. How-

ever, the developer who currently has options to purchase the properties located within the

Area is in the process of platting the property. This subdivision plat is being designed to ac-

commodate a mixed use development containing an indoor recreation complex (with ice

hockey rinks, swimming pool and a half ggymnasium court), restaurants, retail space, hotels

and office space. The subdivision plat for what is currently referred to as “Four Points Cen-
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ter” will have been reviewed and approved by the City, in accordance with its subdivision
ordinance, prior to the adoption of this TIF Redevelopment Plan. With the subdivision plat

being approved, the agricultural use restriction will have been removed.

The statutory definition of a “blighted area” is satisfied with respect to how this definition

is applied to vacant land under two subsections of the Act.

First, subsection 11.74.4-4-3 (a) (2) of the Act states that “[iJf vacant, the sound growth of the
Redevelopment Project Area is impaired by 2 or more of the following factors each of which is
(i) is 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) is reasonably

distributed throughout the vacant part of the Redevelopment Project Area to which it pertains:...”
(emphasis added).

The first factor present to a meaningful extent is deterioration of structures or site im-
provements in neighboring areas adjacent to the vacant land. With respect to the
deteriorated structures or site improvements, all of the vacant parcels have a direct view of
the heavy construction contracting company operation that is located within the Area. The
building associated with this business is deteriorated and the site improvements (asphalt
pavement). This business is more of an industrial use and detracts from the desirability of
the real estate that surrounds it for development as commercial or residential use. In addi-
tion, three of the five vacant tracts have direct views to the Rock Springs Estates mobile
home park across Scott-Troy Road. This mobile home park is now largely void of mobile
homes. Several of remaining mobile homes that remain are old and deteriorated. The exist-
ing streets and remaining mobile home pads are in deteriorated condition as well. There are
also building material and parts of mobile homes scattered throughout this obsolete mobile
home park. These conditions detract from the desirability to develop the portion of the Ar-
ea that fronts onto Scott-Troy Road. Photos of the above described conditions are located

in Attachment C in the Appendix.

Another factor that is present is obsolete platting. Four of the five vacant parcels exhibit
such conditions due to configurations of parcels of irregular size, shape, and lack of street
access that would make it difficult to develop on a planned basis and in a manner compati-
ble with contemporary standards and requirements. In fact the current parcel layout is be-

ing ignored with respect to the platting for the proposed redevelopment project.
The third factor present with respect to the vacant land is that the total equalized as-

sessed valuation (EAV) of the proposed Area has increased at a rate that is less
than inflation for three (3) of the last five (5) years (see Exhibit D).
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E. Summary of Eligibility Factors for the Area

The study found that the Area contains conditions that qualify it as a combination blighted area
and conservation area. The following summarizes the existence of the most predominant blight-
ing/conservation factors existing within the Area (conservation factors applying to the improved

parcels and blighting factors applying to the vacant land):

+ Age — The one building located in the Area is greater than 35 years old, which exceeds the

statutory threshold of 50% (prerequisite for a “conservation area”).

« Deterioration - The single building and the site improvements exhibit signs of deteriora-

tion as defined in the Act.

«  Structures below minimum code - The one existing structure does not meet the City’s cur-

rent codes.

Deleterious land use or layout - The heavy construction contracting company operations

that is located within the Area, while a legal use of the property, is not suitable for the

emerging residential and commercial development occurring around it.

«  Sub-par EAV growth - The growth in the Area’s equalized assessed valuation has failed to

keep pace with inflation for three (3) of the last five (5) years. In fact, the Area has declined
in EAV, from 2008 to 2013, by $1,100 or minus 2.4%. This factor applies to both improved

and vacant land.

Deteriorated buildings or site improvements in neighboring areas — The vacant tracts

are negatively impacted by the presences of the adjoining deteriorated construction con-
tractor’s building and site improvements and the Rock Springs mobile home park located

across Scott-Troy Road.

+  Obsolete Platting - Four of the five vacant tracts exhibit obsolete platting.

The eligibility analysis found that the Redevelopment Project Area contains conditions that qualify
it as a combination blighted area and conservation area, as these terms are defined in the Act, and
that these parcels will likely continue to exhibit blighted conditions or conditions that may lead to
blight without a program of intervention to induce private investment in the Area. These findings
were made considering the qualifying factors that are present to a meaningful extent and distribut-
ed throughout the Area. The qualifying conditions that exist in the Redevelopment Project Area are

detrimental to the Area, as a whole, and the long-term interests of the taxing districts. The various
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projects contemplated in this tax increment program will serve to eliminate these deficiencies and

enhance the tax base of all overlapping taxing authorities.

Therefore, it is concluded that public intervention is necessary because of the conditions document-
ed herein and the lack of private investment in the Area. The City Council should review this analy-
sis and, if satisfied with the findings contained herein, proceed with the adoption of these findings
in conjunction with the adoption of the Redevelopment Plan and establishment of the Redevelop-

ment Project Area.
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SECTION IV

REDEVELOPMENT PLAN

A. Introduction

This section presents the Redevelopment Plan and Project for the Route 50/Scott-Troy Road Rede-
velopment Project Area. Pursuant to the Tax Increment Allocation Redevelopment Act, when the
finding is made that an area qualifies as a conservation, blighted, combination of conservation and
blighted areas, or industrial park conservation area, a Redevelopment Plan must be prepared. A
Redevelopment Plan is defined in the Act as "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 districts which extend into the Redevelopment

Project Area".

B. General Land Uses to Apply

The proposed use for the Area is for the development of a planned commercial center, known as
Four Points Center, to be anchored by a large privately-owned multifunction rec-plex facility not

found in the St. Louis metropolitan area. The proposed uses include:

e 130,000+ square foot indoor Rec-Plex containing:
o Two sheets of NHL regulation ice & spectator seating
o Olympic size swimming pool and diving boards/platform
o Half basketball court
o Locker rooms
e Retail space
e Restaurants
e Hotels
e  Office space.

C. Obijectives

The objectives of the Redevelopment Plan are:

1. Eliminate those conditions that qualify the Area as eligible for tax increment financing by

carrying out the Redevelopment Plan.
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2. Enhance the real estate tax base for the City and all overlapping taxing districts through the

implementation and completion of the activities identified herein.

3. Encourage and assist private investment in development within the Area through the provi-

sion of financial assistance as permitted by the Act.
4. Provide for safe and efficient traffic circulation within and adjoining the Area.

5. Complete all public and private actions required in this Redevelopment Plan in an expedi-

tious manner.

D. Program Policies to Accomplish Objectives

The City has determined that it is appropriate to provide limited financial incentives for private in-
vestment within the Area. It has been determined, through redevelopment strategies previously
utilized by the City and communications between developer of the Four Points Center and the City,
that tax increment financing constitutes a key component of leveraging private investment within
the Area. It will be the policy of the City to incorporate appropriate provisions in a redevelopment
agreement between the City and the developer to assure that redevelopment projects achieve the

objectives stated herein and accomplish the various redevelopment projects described below.

E. Redevelopment Projects

To achieve the Plan objectives and the overall project proposed in the Plan, a number of public and
private activities will need to be undertaken, including a combination of private developments and
public investment in infrastructure improvements. Improvements and activities necessary to im-

plement the Plan may include the following:

1. Private Redevelopment Activities:

a. Demolition of existing building. Demolition and redevelopment of the existing improved

property will be accomplished as part of the overall redevelopment plan.

b. Construction of private buildings. New private buildings are proposed for the property

consistent with the proposed used noted previously.
2. Public Redevelopment Activities:

Public improvements and support activities will be used to induce and complement private in-

vestment. These may include, but are not limited to, the following activities:
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a. Site preparation. In order to facilitate redevelopment, it may be necessary for TIF to
help finance site preparation, including building demolition and other steps to prepare

sites for development.

b. Public infrastructure improvements. This would include using TIF funds to reimburse the
developer for construction of public streets and installation of all necessary public

utilities to serve the entire 44 acre tract.

b. Marketing of properties and promoting development opportunities. The City will help to

promote the opportunities available for new development within in the Area.

d. Other programs of financial assistance as may be provided by the City. The Act defines
eligible redevelopment project costs that are summarized in Section F. The City’s
involvement with redevelopment activities may include all those authorized by the Act,

as needed.

3. Land Assembly, Displacement Certificate & Relocation Assistance:

Since there are no housing units within the Area, no displacement of inhabited housing units

will be involved with this Redevelopment Plan.

F. Estimated Redevelopment Project Costs

The estimated costs associated with the eligible public redevelopment activities are presented in
Exhibit E, on the following page, entitled Estimated Redevelopment Project Costs. This esti-
mate includes reasonable or necessary costs incurred, or estimated to be incurred, in the implemen-
tation of this Redevelopment Plan. These estimated costs are subject to refinement as specific plans
and designs are finalized and experience is gained in implementing this Redevelopment Plan and do
not include financing costs or interest payments that may be incurred in conjunction with redevel-

opment projects.

In addition to the proposed TIF funding, the City may seek the assistance of various State of Illinois
Departments (Department of Transportation, Department of Commerce and Economic Opportuni-
ty, etc.), or appropriate agencies of the Federal Government to assist in funding site preparation,
infrastructure, or other required projects or improvements. To the extent additional funds can be
secured from the State of Illinois, or any Federal program or other public or private sources, the City

may use such funding sources in furtherance of the Redevelopment Plan and Project.
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Exhibit E

ESTIMATED REDEVELOPMENT PROJECT COSTS
Route 50/Scott-Troy Road Redevelopment Project Area

City of O'Fallon, lllinois

Description Estimated Cost
A. Public Works or Improvements $6,700,000
(Construction of streets, curb and gutters, utilities, and other public
improvements)
B. Property Assembly $2,725,000
(Acquisition of land and site preparation, including storm water
detention)
C. Building Rehabilitation/Retrofit $10,000
D. Taxing District Capital Costs $10,000
E. Job Training $10,000
E. Interest Costs Incurred by Developers $500,000
(30% of interest costs)
G. Planning, Legal & Professional Services $300,000
H. General Administration $350,000
I. Financing Costs See Note 3
J. Contingency $1,590,000
Total Estimated Costs $12,195,000
Notes:

1. All costs shown are in 2014 dollars.

2. Adjustments may be made among line items within the budget to reflect program implementation experience.

3. Municipal financing costs such as interest expense, capitalized interest and cost of issuance of obligations are not
quantified herein. These costs are subject to prevailing market conditions and will be considered part of the total
redevelopment pro

4. Private redevelopment costs and investment are in addition to the above.

5. The total estimated redevelopment project costs shall not be increased by more than 5% after adjustment for inflation from the
date of the Plan adoption, per subsection 11-74.4.5 (c) of the Act.

G. Description of Redevelopment Project Costs

Costs that may be incurred by the City in implementing the Redevelopment Plan may include pro-
ject costs and expenses as itemized in Exhibit E, subject to the definition of “redevelopment project
costs” as contained in the Act, and any other costs that are eligible under said definition included in

the “Contingency” line item. Itemized below is the statutory listing of “redevelopment project
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costs” currently permitted by the Act [bold typeface added for emphasis]. Note that some of the

following narrative has been paraphrased (see full definitions in the Act).

1. Costs of studies, surveys, development of plans and specifications, wetland mitiga-
tion plans, implementation and administration of the Redevelopment Plan, including
but not limited to staff and professional service costs for architectural, engineering, legal,

environmental, financial, planning or other services, subject to certain limitations:

a. There are limitations on contracts for certain professional services with respect to term,

services, etc.

b. Annual administrative costs shall not include general overhead or administrative costs
of the municipality that would still have been incurred by the municipality if the munic-
ipality had not designated a Redevelopment Project Area or approved a Redevelopment
Plan.

c. Marketing costs are allowable if related to marketing sites within the Redevelopment

Project Area to prospective businesses, developers and investors.

2. Property assembly costs, including but not limited to acquisition of land and other prop-
erty, real or personal or interest therein, demolition of buildings, site preparation, site im-
provements that serve as an engineered barrier addressing ground level or below ground
level environmental contamination, including but not limited to parking lots and other con-

crete or asphalt barriers, and the clearing and grading of land.

3. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or pri-
vate buildings, fixtures and leasehold improvements; and the cost of replacing an existing
public building if, pursuant to the implementation of a redevelopment project, the existing
public building is to be demolished to use the site for private investment or devoted to a dif-

ferent use requiring private investment.

4. Costs of the construction of public works or improvements, including any direct or
indirect costs relating to Green Globes or LEED certified construction elements or construc-
tion elements with an equivalent certification, except that on and after November 1, 1999,
redevelopment project costs shall not include the cost of constructing a new municipal pub-
lic building principally used to provide offices, storage space, or conference facilities or vehi-
cle storage, maintenance, or repair for administrative, public safety, or public works per-
sonnel and that is not intended to replace an existing public building as provided under par-

agraph (3) of subsection (q) of Section 11- 74.4- 3 of the Act unless either
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a. the construction of the new municipal building implements a redevelopment project
that was included in a Redevelopment Plan that was adopted by the municipality prior
to November 1, 1999; or

b. the municipality makes a reasonable determination in the Redevelopment Plan, sup-
ported by information that provides the basis for that determination, that the new mu-
nicipal building is required to meet an increase in the need for public safety purposes

anticipated to result from the implementation of the Redevelopment Plan.

5. Cost of job training and retraining projects, including the cost of “welfare to work”

programs implemented by businesses located within the Redevelopment Project Area.

6. Financing costs, including but not limited to, all necessary and incidental expenses relat-
ed to the issuance of obligations (see definition of “obligations” in the Act), and which
may include payment of interest on any obligations issued thereunder including interest ac-
cruing during the estimated period of construction of any redevelopment project for which
such obligations are issued and for not exceeding thirty-six (36) months thereafter, and in-

cluding reasonable reserves related thereto.

7. 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 nec-
essarily incurred or to be incurred within a taxing district in furtherance of the objectives of

the Redevelopment Plan and project.

a. For Redevelopment Project Areas designated (or Redevelopment Project Areas amended
to add or increase the number of tax-increment-financing assisted housing units), an el-
ementary, secondary, or unit school district’s increased costs attributable to assisted
housing units located within the Redevelopment Project Area for which the developer or
redeveloper receives financial assistance through and agreement with the municipality
or because the municipality incurs the cost of necessary infrastructure improvement
projects within the boundaries of the assisted housing sites necessary for the comple-
tion of that housing as authorized by the Act, shall be paid by the municipality from the
Special Tax Allocation Fund under certain conditions. For specific conditions and for-
mulae used to determine payments due to a school district, see Subsection 11-74.4-3 (q)
(7.5) of the Act.

8. Relocation costs to the extent that a municipality determines that relocation costs shall be

paid or it is required to make payment of relocation costs by Federal or State law or in order
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10.

11.

to satisfy Subsection 11-74.4-3 (n) (7) of the Act (re: federal Uniform Relocation Assistance

and Real Property Acquisition Policies Act requirements).
Payments in lieu of taxes (not common; see definition in Act).

Costs of job training, retraining, advanced vocational education or career education, in-
cluding but not limited to courses in occupational, semi-technical or technical fields leading
directly to employment, incurred by one or more taxing districts, provided that such

costs:

a. are related to the establishment and maintenance of additional job training, advanced
vocational education or career education or career education programs for persons em-

ployed or to be employed by employers located in a Redevelopment Project Area; and

b. when incurred by a taxing district(s) other than the municipality, are set forth in a writ-
ten agreement between the municipality and the taxing district or taxing districts,
which agreement describes the programs to be undertaken, including but not limited to
the number of employees to be trained, a description of the training and services to be
provided, the number and types of positions available or to be available, itemized costs
of the program and sources of funds to pay for the same, and the terms of the agree-
ment. Such costs include, specifically, the payment by community college districts of
costs pursuant to Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public Community College
Act, and by school districts of costs pursuant to Sections 10-22.20a and 10-23.3a of the
School Code.

Interest costs incurred by a redeveloper related to the construction, renovation or re-

habilitation of a redevelopment project provided that:

a. such costs are to be paid directly from the special tax allocation fund established pursu-

ant to this Act;

b. such payments in any one year may not exceed 30% of the annual interest costs in-

curred by the redeveloper with regard to the redevelopment project during that year;

c. if there are not sufficient funds available in the special tax allocation fund to make the
payment pursuant to this paragraph, then the amounts so due shall accrue and be paya-

ble when sufficient funds are available in the special tax allocation fund,;

d. the total of such interest payments paid pursuant to this Act may not exceed 30% of the

total (i) cost paid or incurred by the redeveloper for the redevelopment project, plus (ii)
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redevelopment project costs, excluding any property assembly costs and any relocation

costs incurred by a municipality pursuant to this Act;

e. the cost limits set forth in subparagraphs (b) and (d) above shall be modified for the fi-
nancing of rehabilitation or new housing units for low-income households and very low-
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) above;

f. Instead of the eligible costs provided by subparagraphs (b) and (d) above, as modified in
this subparagraph, and notwithstanding any other provision of the Act to the contrary,
the municipality may pay from tax increment revenues up to 50% of the cost of con-
struction 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. For
further provisions on financing and eligible costs, see Subsection 11-74.4-3 (q) (11) of
the Act.

12. Unless explicitly stated herein, the cost of construction of new privately owned buildings

shall not be an eligible redevelopment project cost.

13. None of the redevelopment project costs enumerated above 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 Illi-
nois location within 10 miles of the Redevelopment Project Area but outside the boundaries
of the Redevelopment Project Area municipality. For purposes of this paragraph, termina-
tion means 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 owner-
ship in a Redevelopment Project Area; but it does not mean closing an operation for reasons
beyond the control of the retail entity, as documented by the retail entity, subject to a rea-
sonable finding by the municipality that the current location contained inadequate space,
had become economically obsolete, or was no longer a viable location for the retailer or ser-

viceman.

14. No cost shall be a redevelopment project cost in a redevelopment project area if used to de-
molish, remove, or substantially modify a historic resource, after August 26, 2008 (the ef-
fective date of Public Act 95-934), unless no prudent and feasible alternative exists. "Histor-

ic resource" for the purpose of this item (14) means

a. place or structure that is included or eligible for inclusion on the National Register

of Historic Places or

b. contributing structure in a district on the National Register of Historic Places.
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This item (14) does not apply to a place or structure for which demolition, removal, or mod-
ification is subject to review by the preservation agency of a Certified Local Government
designated as such by the National Park Service of the United States Department of the In-

terior.
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SECTION V
OTHER FINDINGS AND REQUIREMENTS

A. Conformance with Comprehensive Plan

Development projects proposed to be undertaken in implementing this Redevelopment Plan con-
form to the City of O’Fallon’s 2006 Comprehensive Plan, which proposes “Regional Commercial” use
for the Area. In addition, all development in the Area will comply with applicable codes and ordi-

nances of the City.

B. Areq, on the Whole, not Subject to Growth and Development

The fact that over 90 percent the real property in the Project Area is vacant land is sufficient enough
to support the finding that the Project Area has not been subject to growth and development
through investment by private enterprise. The only building in the Area was built in 1965 and later
expanded. Given the existing condition of said building, it’s apparent that there has been minimal
investment it. Property valuation trends further back up this finding. Exhibit F, EAV Trends
(2008-2013) reveals that the entire Area has a 2013 assessed value that is $1,101 less than it was
in 2008. The Area hasn’t even kept pace with inflation over this time period, which has been quite

modest.

Exhibit F
EAV Trends (2008-2013)
Route 50/Scott-Troy Road Redevelopment Project Area

Annual

Percent
2008 2013 | Change | Percent Rate
EAV of Rte. 50/Scott-Troy Rd. RPA| $ 46,621 | $45,519 | $ (1,101)| -2.4% -0.5%
cpr' 215.303| 232.957( 17.654 8.2% 1.6%

] Consumer Price Index for All Urban Consumers. Source: U.S. Bureau of Labor Statistics.

Underscoring the above finding is that the assessed value of the entire Area for the 2013 tax year
was only $45,519, which translates to a market value of approximately $136,600. This valuation

equates to a market value of about $3,100 per acre, which considerably low.
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C. Would Not be Developed “but for” Tax Increment Financing

The City has found that the Area would not reasonably be developed without the use of tax incre-
ment revenues. The City further commits that such incremental revenues will be utilized for the
development and revitalization of the Area as provided in the Act. Underscoring the economic need
for municipal financial assistance in the form of tax increment financing is the certainty that there
will not be commitments for private development and revitalization without the City’s commitment
to provide such municipal financial assistance. The Developer proposing the project has demon-
strated to the City’s satisfaction that the return on investment in the Area is too small relative to
the risk and does not make economic sense without TIF assistance to help underwrite some of the

development costs.

D. Assessment of Financial Impact

The City finds adoption of this Redevelopment Plan will not place significant additional demands on
facilities or services for any local taxing body. Police and fire services and facilities appear to be ad-

equate for the foreseeable future.

To offset any unforeseen taxing district costs directly resulting from the Redevelopment Projects,
the City commits to pass-through to the taxing districts an annually declared surplus. The annual

surplus declarations shall be as follows:

e Rec-Plex property: No annual surplus
e Hotel properties: 25% annual surplus of tax increment generated

e All other properties in Area: 50% annual surplus of tax increment generated

After recovering the City’s cost of preparing the TIF Plan and establishing the Project Area and ac-
counting for annual implementation expenses (e.g., audit and related fees, annual notices, and an-
nual reports to the Illinois Comptroller), the City will return, as surplus, the tax increment proceeds
to identified above to St. Clair County for distribution on a pro-rata basis back to the affected local
taxing bodies. Except for the initial TIF set up costs, it is anticipated that the annual costs of im-
plementation will be relatively small and, therefore, the annual declared surplus will be close to, if

not equal to, the property tax increment surpluses noted above.

The City and Joint Review Board will monitor the progress of the TIF program and its future im-
pacts on all local taxing bodies. In the event significant adverse impediments are identified that
increase demands for facilities or services in the future, the City will consider utilizing tax incre-
ment proceeds or other appropriate actions, to the extent possible, to assist in addressing the

needs.
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E. Estimated Date for Completion of the Redevelopment Projects

The estimated date for completion of the Redevelopment Project or retirement of obligations issued
shall not be later than December 31* of the year in which the payment to the City Treasurer, as pro-
vided in subsection (b) of Section 11-74.4-8 of the Act, is to be made with respect to ad valorem tax-
es levied in the 23rd calendar year after the year in which the ordinance approving the Area is

adopted.

F. Most Recent Equalized Assessed Valuation

The most recent total EAV for the Area has been estimated by the City to be $45,519. A table with
Parcel Identification Numbers and 2013 EAV is located in the Appendix as Attachment D.
This is accompanied by a map showing the location of the parcels within the Redevelopment Project
Area. The County Clerk of St. Clair County will verify the base EAV for each parcel after adoption of
the City ordinances approving the Redevelopment Plan and establishing the Area.

G. Redevelopment Valuation

Contingent on the adoption of this Plan and commitment by the City to the redevelopment pro-
gram described herein, the City anticipates that the private redevelopment investment in the Area
will increase the EAV of the Area by $17 to $18 million (2014 dollars) upon completion of the rede-
velopment projects. Note however, that the redevelopment projects will likely occur over an ex-
tended time period. The initial phase will be the Rec-Plex, which is estimated to have an approxi-
mate EAV of $2.6 million.? The phase two restaurant/retail space, totaling approximately 16,000
square feet of building space is estimated to have an EAV of $870,000. The third phase of two ho-
tels is estimated to have an approximate EAV of $2.5 million. It may take the balance of the life of
the TIF district or longer for the remaining land to be developed that would add an additional esti-
mated EAV of $11 to $12 million (bringing the total potential value to $17 to $18 million).

H. Source of Funds

The primary source of funds to pay for redevelopment project costs associated with implementing
this Plan shall be funds collected pursuant to tax increment financing to be adopted by the City.

Under such financing, tax increment revenue resulting from an increase in the EAV of property in

2 Based on and estimated appraised (or “fair market”) value of $60/square foot. The only approximately
comparable taxable property in the region is the Hardees Iceplex facility located in Chesterfield, Missouri.
This facility of approximately 116,000 square feet was built in 1995 and has two professional size and one
Olympic size rinks along with locker rooms, a food service grill and meeting/party space. This property had
a 2014 appraised value by St. Louis County of $40.74/square foot.
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the Area shall be allocated to a special fund each year (the "Special Tax Allocation Fund"). The assets
of the Special Tax Allocation Fund shall be used to pay redevelopment project costs and retire any

obligations incurred to finance redevelopment project costs.

In order to expedite implementation of this Redevelopment Plan and construction of the public im-
provements, the City, pursuant to the authority granted to it under the Act, may issue bonds or
other obligations to pay for the eligible redevelopment project costs. These obligations may be se-

cured by future revenues to be collected and allocated to the Special Tax Allocation Fund.

If available, revenues from other economic development funding sources, public or private, may be
utilized. These may include State and Federal programs, local retail sales tax, applicable revenues
from any adjoining tax increment financing areas, and land disposition proceeds from the sale of
land in the Area, as well as other revenues. The final decision concerning redistribution of yearly

tax increment revenues may be made a part of a bond ordinance.

I.  Nature and Term of Obligations

Without excluding other methods of City or private financing, the principal source of funding will
be those deposits made into the Special Tax Allocation Fund of monies received from the taxes on
the increased EAV (above the initial EAV) of real property in the Area. These monies may be used to
reimburse private or public entities for the redevelopment project costs incurred or to amortize ob-
ligations issued pursuant to the Act for a term not to exceed 20 years bearing an annual interest
rate as permitted by law. Revenues received in excess of 100% of funds necessary for the payment
of principal and interest on the bonds and not needed for any other redevelopment project costs or
early bond retirements shall be declared as surplus and become available for distribution to the tax-
ing bodies to the extent that this distribution of surplus does not impair the financial viability of
the any projects. One or more bond issues may be sold at any time in order to implement this Re-

development Plan.

J.  Fair Employment Practices and Affirmative Action

The City will insure that all private and public redevelopment activities are constructed in accord-
ance with fair employment practices and affirmative action by any and all recipients of TIF assis-

tance.

K. Reviewing and Amending the TIF Plan

This Redevelopment Plan may be amended in accordance with the provisions of the Act. Also, the

City shall adhere to all reporting requirements and other statutory provisions.
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APPENDIX
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ATTACHMENT A

O’Fallon City Council Resolution No. 2014-44
Route 50/Scott-Troy Road Redevelopment Project Area



RESOLUTION 2014 - 44

RESOLUTION PROVIDING FOR A FEASIBILITY STUDY ON THE
DESIGNATION OF A PORTION OF THE CITY OF O°’FALLON AS
A REDEVELOPMENT PROJECT AREA AND TO INDUCE
DEVELOPMENT INTEREST WITHIN SUCH AREA
(Proposed Route 50/Scott Troy Road TIF Redevelopment Project Area)

WHEREAS, the City of O’Fallon (the “City”) is authorized under the provisions
of the Tax Increment Allocation Redevelopment Act, 65 ILCS 11-74.4-
I, et seq. (the “Act”), to finance redevelopment project costs in connection with
redevelopment project areas established in accordance with the conditions and requirements
set forth in the Act; and

WHEREAS, pursuant to the Act, to implement tax increment financing (TIF), it is
necessary for the City to adopt a redevelopment plan and redevelopment project, designate
a redevelopment project area on the basis of finding that the area qualifies pursuant to
statutory requirements, and make a finding that the redevelopment project area on the whole
has not been subjected to growth and development through private enterprise and would
not reasonably be anticipated to be developed without the adoption of a redevelopment plan,
which plan contains a commitment to use public funds; and

WHEREAS, the City desires to undertake a feasibility study to determine whether
findings may be made with respect to an area of the City (referred to as the “Route 50/Scott
Troy Road Redevelopment Project Area), which may be designated as a redevelopment
project area, to qualify the area as a blighted area as defined in the Act and applied to
vacant land, and other research necessary to document the lack of growth and development
through private enterprise; and

WHEREAS, the exact extent and boundaries of the redevelopment project area are
not precisely defined at this time but the area being considered is generally delineated on
Exhibit A attached hereto, and that the actual redevelopment project area to be established
may contain more less land than that shown on Exhibit A; and

WHEREAS, the City will be expending certain funds to determine eligibility of the
proposed redevelopment project area and to prepare the required redevelopment plan if the
City decides to implement tax increment financing for all or a portion of the proposed TTF
area; and

WHEREAS, the City may expend other funds in furtherance of the objectives of
the anticipated redevelopment plan; and



WHEREAS, it is the intent of the City to recover these expenditures from first proceeds
of the TIF program, if established; and

WHEREAS, the City wishes to encourage developers and property owners to
pursue plans for the redevelopment of the area and make such expenditures as are reasonably
necessary in that regard with confidence that said expenditures may be allowable
redevelopment project costs under the plan once adopted and subject to a redevelopment
agreement between the City and the developers/property owners; and

WHEREAS, the purpose of the proposed redevelopment plan and project is to generate
private investment in the targeted area, thereby eliminating or reducing blighted conditions and
provides for the long-term sound growth of the community; and

WHEREAS, tax increment allocation financing utilizes the increase in real estate taxes
(“tax increment”) resulting from the increase in value of properties located in a redevelopment
project area to pay for certain redevelopment projects costs as provided for in the Act; and

WHEREAS, at this time none of the purposes of the proposed redevelopment plan or
proposed redevelopment project area is to result in the displacement of residents from ten ( 10)
or more inhabited residential units within the area, the feasibility study is not required to include
the preparation of any housing impact study as described in Section 11-74.4-4.1 (b) of the Act;
and

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of
O’Fallon, Illinois as follows:

1. That the City Council has examined the proposed area and circumstances and at
this time believe that it is reasonable to believe that a tax increment financing plan can be adopted
for said area and expenditures of development costs in furtherance of the plan and potential
development should be allowable project costs under the plan, provided that this resolution is
not a guarantee that any such plan will be adopted, but rather an expression of the sense of the
City at this time.

2. The person to contact for additional information about the proposed redevelopment
project area and who should receive all comments and suggestions regarding the redevelopment
of the area shall be:

Ted Shekell

Community Development Director
City of O’Fallon

255 South Lincoln Avenue
O'Fallon, IL 62269

Telephone: 618-624-4500 x 4



This Resolution shall become effective immediately upon its adoption by City Council.

Passed by the City Council this 6th day of October 2014.
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ATTEST: Approved by the Mayor this 6th day
(seal) of October 2014,
\, SEAL
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Philip A. Goodwin, City Clerk ‘ - sﬁ ry L. Graham, Mayor
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Exhibit A
TIF Study Area Boundary
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ATTACHMENT B

Boundary Description
Route 50/Scott-Troy Road Redevelopment Project Area



LEGAL DESCRIPTION
TIF PARCEL

A TRACT OF LAND BEING PART OF THE SOUTHEAST QUARTER OF SECTION 28 AND
PART OF THE NORTHEAST QUARTER OF SECTION 33 ALL IN TOWNSHIP 2 NORTH,
RANGE 7 WEST OF THE THIRD PRINCIPAL MERIDIAN AS SHOWN ON THE PLAT
THEREOF RECORDED IN PLAT BOOK “A” ON PAGE 263 IN THE RECORDER OF DEED’S
OFFICE OF ST. CLAIR COUNTY, ILLINOIS, AND BEING MORE PARTICULARLY
DESCRIBED AS FOLLOWS:

COMMENCING AT AN IRON ROD ON THE EASTERLY LINE OF “LAKEPOINTE CENTRE
PROFESSIONAL PARK” AS SHOWN ON THE PLAT THEREOF RECORDED IN PLAT BOOK
“95” ON PAGE 18 IN SAID RECORDER OF DEED’S OFFICE, FROM WHICH A CONCRETE
R/W MONUMENT MARKING THE SOUTHEAST CORNER OF SAID “LAKEPOINTE
CENTRE PROFESSIONAL PARK”, BEARS SOUTH 00 DEGREES 01 MINUTES 22 SECONDS
EAST, 107.52 FEET; THENCE, NORTH 00 DEGREES 01 MINUTES 22 SECONDS WEST ON
SAID EASTERLY LINE AND ITS EXTENSION, 1449.55 FEET TO A CONCRETE
MONUMENT WHICH MARKS THE NORTHEAST CORNER OF “THE VILLAS AT
LAKEPOINTE” AS SHOWN ON THE PLAT THEREOF RECORDED IN PLAT BOOK “97” ON
PAGE 9 IN SAID RECORDER OF DEED’S OFFICE, SAID CONCRETE MONUMENT ALSO
BEING THE SOUTHWEST CORNER OF A TRACT OF LAND CONVEYED TO VICTORY
FREE WILL BAPTIST CHURCH BY DOCUMENT NUMBER A02143243 IN SAID RECORDER
OF DEED’S OFFICE; THENCE, NORTH 71 DEGREES 49 MINUTES 19 SECONDS EAST ON
THE SOUTHEASTERLY LINE OF SAID VICTORY FREE WILL BAPTIST CHURCH TRACT
OF LAND, 248.61 FEET TO THE POINT OF BEGINNING.

FROM SAID POINT OF BEGINNING; THENCE, CONTINUING NORTH 71 DEGREES 49
MINUTES 19 SECONDS EAST ON SAID SOUTHEASTERLY LINE, 418.69 FEET TO THE
NORTHWEST CORNER OF A TRACT OF LAND CONVEYED TO WESTMORE
DEVELOPMENT IN DEED BOOK 3083 ON PAGE 1042 IN SAID RECORDER OF DEED’S
OFFICE; THENCE, NORTH 71 DEGREES 54 MINUTES 27 SECONDS EAST, 441.64 FEET,;
THENCE, SOUTH 89 DEGREES 31 MINUTES 17 SECONDS EAST, 599.83 FEET TO THE
WEST R.0.W. LINE OF SCOTT-TROY ROAD; THENCE, CONTINUING SOUTH 89 DEGREES
31 MINUTES 17 SECONDS EAST, 120.00 FEET TO THE EAST R.O.W. LINE OF SCOTT-TROY
ROAD; THENCE, SOUTHERLY FOLLOWING THE EAST R.0.W. LINE OF SCOTT-TROY
ROAD UNTIL IT INTERSECTS THE NORTH R.O.W. LINE OF U.S. ROUTE 50; THENCE,
SOUTHWESTERLY FOLLOWING THE NORTH R.OW. LINE OF U.S. ROUTE 50, 157.00 FEET
TO THE WEST R.O.W. LINE OF SCOTT-TROY ROAD; THENCE, CONTINUING ALONG
SAID NORTH R.O.W. LINE OF U.S. ROUTE 50, SOUTH 56 DEGREES 40 MINUTES 06
SECONDS WEST, 941.00 FEET; THENCE, ALONG SAID NORTH R.O.W. LINE OF U.S.
ROUTE 50 ALONG A CURVE HAVING A RADIUS POINT TO THE NORTH, A RADIAL
DISTANCE OF 1877.08 FEET, A CHORD BEARING, SOUTH 57 DEGREES 11 MINUTES 53
SECONDS WEST, AND A CHORD DISTANCE OF 34.23 FEET; THENCE, NORTH 32
DEGREES 16 MINUTES 46 SECONDS WEST, 128.00 FEET; THENCE, ALONG A CURVE
HAVING A RADIUS POINT TO THE NORTH, A RADIAL DISTANCE OF 1749.08 FEET, A
CHORD BEARING, SOUTH 62 DEGREES 05 MINUTES 35 SECONDS WEST, AND A CHORD
DISTANCE OF 266.70 FEET; THENCE, SOUTH 12 DEGREES 09 MINUTES 12 SECONDS
EAST, 51.90 FEET; THENCE, SOUTH 77 DEGREES 46 MINUTES 09 SECONDS WEST ON




THE NORTHERLY LINE OF A TRACT OF LAND CONVEYED TO THE STATE OF ILLINOIS
IN DEED BOOK 2680 ON PAGE 1156 IN SAID RECORDER OF DEED'S OFFICE, 289.17 FEET,;
THENCE, NORTH 00 DEGREES 38 MINUTES 08 SECONDS EAST, 666.02 FEET; THENCE,
SOUTH 85 DEGREES 33 MINUTES 41 SECONDS EAST, 230.00 FEET; THENCE, NORTH 33
DEGREES 19 MINUTES 27 SECONDS WEST, 425.00 FEET; THENCE, NORTH 00 DEGREES
20 MINUTES 45 SECONDS WEST, 476.32 FEET TO THE POINT OF BEGINNING.
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ATTACHMENT C

Existing Conditions Photos



O’Fallon, lllinois

PHOTOGRAPHS OF EXISTING CONDITIONS

Route 50 / Scott-Troy Road Redevelopment Project Area

On October 13th, 2014 PGAV PLANNERS staff conducted a field review of the properties and improvements located
inside the Route 50 / Scott-Troy Road Redevelopment Project Area (the “Area”). The following pages contain a series of
photographs taken on these dates, which PGAV PLANNERS believes to be representative of the exterior conditions of the

Area.

201 Scott-Troy Road
This page contains pictures of the conditions found at 201 Scott-Troy Road.

Above: The corrugated metal roof at 201 Scott-Troy Road is

Above: The siding at 201 Scott-Troy Road has rotted.
deteriorated.

Above: The parking lot at 201 Scott-Troy Road is deterio- Above: The soffit and fascia at 201 Scott-Troy Road is rotted.
rated. Left: Tractor-trailers and other heavy equipment

stored at 201 Scott-Troy Road. This property is directly

adjacent to a residential subdivision located across the

street to the east.

Photos taken 10/13/2014 1



PHOTOGRAPHS OF EXISTING CONDITIONS

Route 50 / Scott-Troy Road Redevelopment Project Area

O’Fallon, lllinois

Properties adjacent to the Redevelopment Area

Above: Most of Rock Springs Estates is
currently vacant.

Below: Trash and debris piled on a lot
next to a full construction dumpster.

Photos taken 10/13/2014

Left: A deteriorated
mobile home located
at Rock Springs
Estates.

Right: Trash and de-
bris located at Rock
Springs Estates.

Above: A rotted wood porch on the
front of one of the mobile homes at
Rock Springs Estates.

Below: Building debris on a vacant lot
at Rock Springs Estates.

Above: Wiring and building debris at a
vacant mobile home pad.



ATTACHMENT D

Parcel Identification Numbers,
Property Owner and 2013 EAV
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Parcel Locator

Route 50 / Scott-Troy
Road Redevelopment Project Area
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Attachment M Name: City of OFallon

TIF District: TIF #3 Central Park Plaza
INTERGOVERNMENTAL AGREEMENTS
FY 2015

A list of all intergovernmental agreements in effect in FY 2010, to which the municipality is a part, and an accounting of
any money transferred or received by the municipality during that fiscal year pursuant to those intergovernmental
lagreements. [65 ILCS 5/11-74.4-5 (d) (10)]

o Amount .
Name of Agreement Description of Agreement Transferred Out Amount Received

O'Fallon Community School Provide for certain surplus declaration S -
District #90 and O'Fallon annually to be distributed to all taxing

Township High School bodies including O'Fallon Community

District #203 School District #90 and O'Fallon Township

High School Discrict #203
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