:.Teleph'o'ne' (618)624 -4500. .. -

: "IZ-IIE.OfOFa!Ion

FY 2011 - _ 7
~ ANNUAL TAX INCREMENT FINANCE STATE OF ILLINOIS
REPORT | COMPTROLLER |
7 JUDY BAAR TOPINKA |
: Name_o_f Muntcapahty City of O‘Fallon : Reponicg Fiscal Year: 2011 R
“County: - St. Clair - Fiscal Year End: 04/30/200% -~
Unit Code: - . 088/110/30 - I

" First Name: Dean

- g ~Last Name: Rich
‘Address: 2558, Lincoln .. :

~ Title:. Director of Finance
. City: ~O'Fallon - - Zip;

2269

E Mail: -

) ofa|fin1:@apc'i.net o

' is complete and accurate at the end of thls reportlng Flscal year under the Tax. lncrement Allocatlon

/527/7//21¢:{/

Date

6/19/1995]

*All statutory citations refer to one of two sections of the Hlinois Municipal Code: the Tax Increment

Allocation Redevelopment Act [65 ILCS 5/11-74.4-3-et. seq]or the industnal Jobs Recovery Law [65 ILCS '

5M1-74.6-10 et. seq.]

Date Terminated . |- :



I anary Use of Redevelopment Prolect Area*:

f Please enclose the CEO Certrf‘catlon Iabeled Attachmant E e "3 L Hh

1If yes, please gnclose the Officlal Statement labelecl Attachment [

O'Fallon TIF #1

Combination/Mixed

lf "Combmatlonerxed" List Component Types

Other commercral/retarl

N | e

Sales Tax Boundary? [65 ILC5 5/11-74.4-5:(d} (1) and. 5/11— (A

Were there any amendments to the redevelopment plan, the. redevelopment proje'ct area, ol the State R

if yes,. please enclose the amendment labeled Attachment A -

22:{d)(3))

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 Actrvmes Statement labeled Attachment D '

Certification of the Chief Executive Officer of the municipality that the munlc:palrty has: complred wrth all Il
of the requirements of the Act durtng the precedmg flscal year. [65 ILCS 5/11 74 4-5 {d} (3) and: 5/11 74 it

including any project |mplemented in the precedlng flscal year end a descrrptlon of the actlvrtles.'. SR

[65 ILCS-5/11-74.4-5 {d) (7} (C) and 5/11-74.6- 22 (d) {7) €
if yes, please enclose the Agreement(s) labeled Attachment E -

Were any agreernents entered mto bv the munrcrpalrty wrth regard to the drsposttlcm or; redevelopment ﬁ
of any property within the reédevelapment project area or the area wnthm the State Salgs Tax Boundary?} '

mumcrpallty to achigve the objectives of th
5/11-74.6-22 (d) (7} (D)] - :
If ves, please enclose the Additional Informatlon labeled Attachment F

Is there additionalinformation.on the use of all funds received. under thls Dlvrsmn and steps taker bv the G
i devefopment plan? EBS ILCS 5/13.-74 4.5 (d) (7] (D) and RS

es 5/11- 74 4- 5 (d) (7). (E) and 5/11-74.6-22 (d} (7)(E)}
- lf yes,. please eiiclose the contract(s) ar descnptron ol‘ the eontract(s} Iabeled Attachment G

5/11-74.6-22 {d}{8} (A}]

Was analysis prepared by -2 financial “advisor or undenrvrlter setting forth the nature and term’ of

“lobligation 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

Cumulatively, have deposits equal or :greater than $100,000 been made info the speclal tax allecatron
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 specral tax allocation fund.

labeled Attachment K

Cumulatively, have deposrte of 1ncremental revenue equal to or greater than $100 000 been made rnto
the special tax allocation fund? [65 ILCS 5/11-74.4-5 (d)} (9) and 5/11-74.6-22 (d) 9N
if yes, please enclose a celtlfled letter statement reviewing compliance wuh the Act labeled

|Attachment L

Alistof all mtergovernrnental 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 intergovernmeantal agreements. {65 ILCS 5/11-74.4-5 (d) (10)]

If yes, please enclose list only of the intergovernmental agreements |abeled Attachment M

X

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

TIF NAME

lllinois 158 Corridor TIF District aka "O'Fallon TIF #1"

FY 2011




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.

Fund Balance at Beginning of Reporting Period

Revenue/Cash Receipts Deposited in Fund During Reporting FY:

[ Reporting Year | Cumulative |

$ 1,399,748

FY 2011

% of Total
Property Tax increment S 343,028 | & 2,785,470 99%
State Sales Tax Increment 0%
Local Sales Tax Increment 0%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest 5 13545 16,851 1%
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 Altocation
Fund During Reporting Pericd S 343,163
Cumuiative Total Revenues/Cash Receipts | 5 2,802,321 ] 100%|
Total Expenditures/Cash Disbursements (Carried forward from Section 3.2}
Distribution of Surplus I:l
Total Expenditures/Disbursements S 26,338
NET INCOME/CASH RECEIPTS OVER/{(UNDER) CASH DISBURSEMENTS
FUND BALANCE, END OF REPORTING PERIOD S 1,716,573
- if there is a positive fund balance at the end of the reporting period, you must complete Section 3.3
TIF NAME

linois 158 Corridor TIF District aka "O'Fallon TIF #1"



secnon 3.2 A- {65 LCS 5111-74 45 () (s) and 65 ILCs 5:11-74 622 (d) {5))

1. Costs. of studies, admlnlsu'auon and professnonal serwces——Subsectrons (q){1) and (o) (1)

Legal and accounung fees e

- Regarting -FiééalYear :

2757

23581

2. Gost of markeling sites—Subséctions (g} 1.6} and (aXt.6).. .
s ' R g -
o 3 Property assembly. demolmon, sue prsparauon and enwronmental suta lmprovement costs;
5 Subsec:non {q)(Z) (o)(2) and (o)(s) S D i
4708 aF Fehabil :on, fecansiricton, repalr or Tem emg an rep ACEMENT Of .exI5ng pubhc
s buxldtngs Subsactlon (q)(3) and {o)(4) B ks
; 3 .
s Costs of. constructlon of publlc works and mprovements Subsectloﬂ (q)(4) and: (o){5)
. . o s -
8, Cosls of removing contaminants’ quuIrBd by environmentat laws nr riles {o)(G) - Industnal Jobs
C ReooveryTlFs ONLY :
(N — =
TIE NAME
FY 2011

[llinois 158 Corrldor TIF District aka “O'Falion TIF #1"



7. Cost of job training and retrammg, including "welfare () work" programs u sect:on q NG
and{o)(12) o

8. Financing costs, Subsection {g) (6) and (6X8)..... ... . - P

0. Costof Relmbursmg school districts for their |ncreased costs caused- by TIF assisted housmg
projects. Subsection (g} 7:5) - Tax Increment Allocanon Redevelopment TlFs ONLY - '

'[11. Relocation costs. Subsection {g)(8) and {0}{10)

12. Payments in lieu of taxes. Subsection (q)2) and {o)11)

. Costs of job Training, retraining advanced vocational of career education provided by othe
taxing bedies. Subsection {(q)10) and (e} 12}

s -1

F¥ 2011

TIF NAME
iltinois 158 Corridor TIF District aka "O'Fallon TIF 41"




- Incremenl A!Iocat!on Redevelopmenl TIFs ONLY

16 ‘Cost of day cara servuces and operatianal cos(s'of day care canters Subsectlon (q) { 11 5) Ta

I TOTAL fTEMlZED EXPENDITURES

FY 2011

TIF NAME
llinols 158 Corridor TIF District aka "O'Falion TIF #1"




Section 3.2B

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.

-D—“rﬁl Solutions - Development & Municpal 5 21,437.00
Initiatives

TIF NAME
Fy 2011 Iinois 158 Corridor TIF District aka "O'Fallon TIF #1"



 suRPLUSI(EEFICT)

- 1. 'Descfipfidﬁ_dfiDébt Oblig'afionsi o

i 'Am untofOrlgmal '-: S
lssuance : Amount Demgnated

T2,059573 ]

2059573

2055573]

TOTAL AMOUNT DESIGNATED

(343,000)]

: '13.* NOTE If a surplus is: calcuiated the mumc:pahty may be requlred to repay the amount to overlappmg taxmg

dlstrlcts (See mstructlons and statutes)

TIF NAM_E
FY 2011 RN o ' Winois 158 Corridor TIF District aka "O'Failon TiF #1"



SECTION 4 [65 ILCS 5/11-74.4-5 (d) (6) and 65 ILGS 5/11-74.8-22 (d) (6}]

Provide a description of ail 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:

Selier 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:

FY 2011

TIF NAME
Hlinois 158 Corridor TIF District aka "O'Fallon TIF #1"



SECTION 5 - 65 ILCS 6/11-74.4-5 (d) {7) (G) and 65 ILCS 5/11-74.6-22 (d) {7) (G)

Please include a brief description of each project.

No Projects Were Undertaken by the Municipality Within the Redavelopment Project Area

Estimatad
Investment for
Subsequent Fiscal | Total Estimated to
11/1/99 to Date Year Complete Project
TOTAL:
Private Investment Undertaken {Seg Instructions) $ 5,353,239 | § BE 5,353,269
Public investment Undertaken S 1,618,607 | 5 1,618,607
Ratio of Private/Public investment 3 4/138 3 4/13
Project 1: Williamsburg Center Development
Private Investment Undertaken {See Instructions) S 2,265,000
Public Investment Undertaken S 847,114 |
Ratio of Private/Public Investment 231/46
Project 2: Lakepoint Centre Development
Private Investment Undertaken (5ee Instructions) $ 3,088,239 | § -8 3,088,269
Public Investment Undertaken 3 771,493 5 771,493
Ratio of Private/Public Investment 4 4
Project 3:
Private Investrent Undertaken {See Instructions)
Public Investment Undertaken
Ratio of Private/Public investment 0 % 0
Project 4:
Private Investment Undertaken {See Instructions)
Public Investment Undertaken
Ratio of Private/Public investment 0 o
Project 5:
Private Investment Undertaken {See Instructions}
Public Investment Undertaken
Ratio of Private/Public Investment 0 )
Project 6:
Private Investment Undertaken (See instructions)
Fublic Investment Undertaken
Ratio of Private/Public Investment 0 0

FY 2011

TIF NAME

linois 158 Corridor TiF District aka "O'Fallon TIF #1"



Preject T:

Private Investment Undertaken (See Instructions)

Public investment Undertaken

Ratio of Private/Public Investment

Project 8:

Private Investment Undertaken {See Instructions}

Public investment Undertaken

Ratio of Private/Public Investment

Project 9:

Private Investment Undertaken (See instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 10

Private investment Undertaken {See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 11:

Private investment Undertaken {See Instructions)

Public investment Undertaken

Ratio of Private/Public investment

Project 12:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public nvestment

Project 13:

Private investment Undertaken (See instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 14:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 15:

Private Investment Undertaken {See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

FY 2011

TIF NAME
Illinois 158 Corridor TIF District aka "O'Fallon TIF #1"



Project 16:

Private investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 17:

Private Investment Undertaken (See instructions}

Public Investment Undertaken

Ratio of Private/Public Investment

Project 18:

Private Investment Undertaken ($See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 19:

Private Investment Undertaken {See Instructions)

Public investment Undertaken

Ratio of Private/Public Investment

Project 20:

Private Investment Undertaken (See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 21:

Private Investment Undertaken {See Instructions)

Public Investment Undertaken

Ratio of Private/Public Invastment

Project 22:

Private Investment Undertaken {See tnstructions)

Public Investment Undertaken

Ratic of Private/Public Investment

Project 23:

Private Investment Undertaken {See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 24:

Private Investment Undertaken {See Instructions)

Public Investment Undertaken

Ratio of Private/Public Investment

Project 25:

Private Investment Undertaken {See Instructions)

Public investment Undertaken

Ratio of Private/Public Investment

FY 2011

TIF NAME
inois 158 Corridar TIF District aka "O'Fallon TIF #t"



Optional: Information in the following sections is not required by law, but would be helpful in evaluating the performance
of TiF in lllinois.

SECTION 6
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

l I I |

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

The overlapping taxing districts did not receive a surplus.

Surplus Distributed from redevelopment
Overlapping Taxing District project area to overlapping districts
$ -
$ .
$ .
S -
S .
S .
s -
[ -
s -
$ -
$ -
$ -
$ -
5 -
$ .
SECTION T

Provide information about job creation and retention

Desecription and Type
Number of Jobs MNumber of Jobs {Temporary or
Retained Created Permanent) of Jobs Total Salaries Paid

a1
1

SECTION 8
Provide a general description of the redevelopment project area using only major boundaries:

I |

Optional Documents Enclosed
Legal description of redevelopment project area
Map of District

TiF NAME
FY 2011 lifinois 158 Corridor TIF District aka "O'Failon TIF #1°



ATTACHMENT A

Amendment to O’Fallon
Redevelopment Plan &
Project (“Rasp Farm”)

O’Fallon Tax Increment Financing
Redevelopment Area #1

Prepared for:

City of O’Fallon, Illinois
June 7, 2010

Filed: May 27, 2019

Prepared by: -

L i solutions
DEVELOPMEN s MUNICIPAL inffiatives
Cahokia, lllinois 622086
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O’Fallon Redevelopment Plan and Project Amendment
City of O'Fallon, Illinois

Section 1. Introduction

On June 19, 1995, pursuant to Ordinance Numbers 1765, 1766, and 1767 (the “Original
Establishing Ordinances”), the City of O’Fallon (“City”} created the O’Fallon
Redevelopment Project Area (the “Original Area”) and Redevelopment Plan (the
“Original Plan”). Currently, the City has initiated a teasibility study and the
preparation of both an Eligibility Study and Plan as regards the Original Area with
intent to amend said Area as is permitted and allowable within the Tax Increment
Allocation Redevelopment Act (the “Act”; 65 ILCS 5/11-74.4-1 et. seq.). Such action was
deermned desirable as part of the City’s continuous effort to maximize the potential of the
City while working to remedy existing conditions detrimental to development.

DMi Solutions (“DMi”) presents to the City Council, this Amended Plan (the “Plan” or
the “Plan as Amended”), within which is contained the Eligibility Study, for the area to
be added by amendment (the “Area” or the “Additional Property”). The Eligibility
Study outlined the qualifying findings, and DMi has continued in the process by
completing this document, the Plan as Amended for the Area.

The City of O’'Fallon intends to use tax increment financing (“TIF”), as well as other
available financing programs and development tools, to ameliorate the conditions
within the Additional Property and to stimulate private investment. The Area as a
whole has not been subject to economic growth, and will not likely continue to develop
without this amendment to the existing tax increment financing program.

The Plan as Amended outlines the anticipated project and includes the following
activities.

* Areaimprovements, including land acquisition and assembly, grading and
clearing of land, and necessary flood mitigation procedures including but not
limited to storm and sanitary sewer system upgrading;

* Street construction, widening and repair, and the extension, updating, and/or
repair of any inadequate utilities; '

* Demolition costs for removal of deteriorated/dilapidated structures within the
Area, or the rehabilitation, repair, or remodeling costs of existing public and/or
private buildings.

6/07/2010 Pagel
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O’Fallon Redevelopment Plan and Project Amendment
City of O'Fallon, Ilinois

Tax Increment Financing, and the ability to amend existing Districts, is permitted by the
Illinois Tax Increment Allocation Redevelopment Act. The Act sets forth the
requirements and procedures for establishing and/or amending Plans and Areas.

Purpose

The purpose of this plan is to provide a document which can be used to catalogue the
eligibility for TIF of the respective portions of the City selected to be included in the
Area, provide a plan of actions and activities to eradicate and/or ameliorate the
conditions found in these portions of the City and to assist in the development of the
Area. This Plan also identifies those activities, sources of funds, procedures and various
other requirements necessary to implement Tax Increment Financing.

This Plan does not constitute a suggestion of every allocation of TIF Revenue, nor does
it represent or constitute an inference as to the content of any “Redevelopment
Agreement” that may be negotiated between the City and any developer.

The Area is identified on various exhibits and descriptions in the following sections.
The Redevelopment Project and associated activities are also more clearly defined in the

sections below.

6/07/2010 Page2
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O’Fallon Redevelopment Plan and Project Amendment
City of O'Fallon, lllinois

Section II.  Eligibility Findings for the Area

A, Introduction

In order to create a TIF plan, properties slated for inclusion in the TIF Area must be
found to be eligible. The following subsections (B through E) report on the eligibility of
these parcels.

B. Statutory Requirements

According to the Act, in order for a municipality to qualify properties for inclusion by
amendment into an existing tax increment financing (“TIF”) Area, a finding must be
made that conditions exist which allow the Additional Property to be classified as a
blighted area, a conservation area, a combination of both blighted and conservation
areas, or an industrial park conservation area. These are the same conditions requisite
of the Redevelopment Project Area as originally designated. DMi conducted an
evaluation of the physical conditions in the Additional Property, and the findings of
this evaluation are outlined below.

The Area referred to within the eligibility study is inclusive of only the sections being
added to the original Redevelopment Project Area (the ‘Additional Property’) unless
otherwise specified and is shown in Exhibit A - Boundary Map.

The definitions for qualifying an Area, as defined in the Act, are as follows:

“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;

“...if improved, industrial, commercial and residential buildings or improvements are
detrimental to the public safety, health, or welfare because of a combination of 5 or
more of the following factors, each of which is (i) present, with that presence
documented, to a meaningful extent so that a municipality may reasonably find that the
factor is clearly present within the intent of the Act, and (ii) reasonably distributed
throughout the improved part of the redevelopment project area:

1. Dilapidation - An advanced state of disrepair or neglect of necessary repairs
to the primary structural components of buildings or improvements in such a

6/07/2010 ' Page3
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OFallon Redevelopment Plan and Project Amendment
City of O'Fallon, Hlinots

6/07/2010

combination that a documented building condition analysis determines that
major repair is required or the defects are so serious and so extensive that the
buildings must be removed.

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 dooss,
windows, porches, gutters and downspouts, and fascia. With respect to
surface improvements, that the condition of roadways, alleys, curbs, gutters,
sidewalks, off-street parking, and surface storage areas evidence
deterioration, including, but not limited 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
governmental codes applicable to property, but not including housing and
property maintenance codes.

Illegal use of individual structures - The use of structures in violation of
applicable federal, State, or local laws, exclusive of those applicable to the
presence of structures below minimum code standards.

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

Lack of ventilation, light, or sanitary facilities - The absence of adequate
ventilation for light or air circulation in spaces or rooms without windows, or
that require the removal of dust, odor, gas, smoke, or other noxious airborne
materials. Inadequate natural light and ventilation means the absence or
inadequacy of skylights or windows for interior spaces or rooms and
improper window sizes and amounts by room area to window area ratios.
“Inadequate sanitary facilities” refers to the absence or inadequacy of garbage
storage and enclosure, bathroorm facilities, hot water and kitchens, and
structural inadequacies preventing ingress and egress to and from all rooms
and units within a building.

Page 4
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O’Falion Redevelopment Plan and Project Amendment
City of OFallon, llinois

8.

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

Excessive land coverage and overcrowding of structures and community
facilities - The over-intensive use of property and the crowding of buildings
and accessory facilities onto a site. Examples of problem conditions
warranting the designation of an area as one exhibiting excessive land

- coverage are: the presence of buildings either improperly situated on parcels

10.

11.

12.

6/07/2010
-

or located on parcels of inadequate size and shape in relation to present-day
standards of development for health and safety and the presence of multiple
buildings on a single parcel. For there to be a finding of excessive land
coverage, these parcels must exhibit one or more of the following conditions:
msufficient 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
relationships, buildings occupied by inappropriate mixed-uses, or uses
considered to be noxious, offensive, or unsuitable for the surrounding area.

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

The area has incurred lilinois 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

Page5
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OFallon Redevelopment Plan and Project Amendment
City of O'Fallon, Ilinois

13.

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.

The total Equalized Assessed Value of the Proposed Redevelopment
Project Area has declined for 3 of the last 5 calendar years - prior to the year
in which the redevelopment project area is designated or is increasing at an
annual rate that is less than the balance of the municipality for 3 of the last 5
calendar years for which information is available or is increasing at an annual
rate that is less than the Consumer Price Index for All Urban Consumers
published by the United States Department of Labor or successor agency for 3
of the last 5 calendar years prior to the year in which the redevelopment
project area is designated.”

“_...if vacant, the sound growth of the redevelopment project area is impaired by a
combination of 2 or more of the following factors, each of which is (i) present, with that
presence documented, to a meaningful extent so that a municipality may reasonably
find that the factor is clearly present within the intent of the Act and (ii) reasonably
distributed throughout the vacant part of the redevelopment project area to which it

pertains:

6/07/2010

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-way 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 subject of tax sales under the Property Tax Code within the last 5 years.

Deterioration of structures or site improvements in neighboring areas
adjacent to the vacant land.

Page6
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O’Fallon Redevelopment Pian and Project Amendment
City of O’Eallon, IHinois

5. 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 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 remediation costs constitute a
material impediment to the development or redevelopment of the
redevelopment project area.

The total equalized assessed value of the proposed redevelopment project
area has declined for 3 of the last 5 calendar years - prior to the year in
which the redevelopment project area is designated or is increasing at an
annual rate that is less than the balance of the municipality for 3 of the last 5
calendar years for which information is available or is increasing at an annual
rate that is less than the Consumer Price Index for All Urban Consumers
published by the United States Department of Labor or successor agency for 3
of the last 5 calendar years prior to the year in which the redevelopment
project area is designated.

C. Methodology

Various techniques and methods of research, in addition to field surveys, were utilized
in determining the eligibility of the properties in question, including:

&/07/2010
-

On-site field examination of the Additional Property by experienced property
inspectors on the staff of DMi. These personnel are trained in techniques and
procedures of determining conditions of properties, buildings, streets,
utilities, etc, and using this research to determine TIF eligibility.

Contacts with City officials and other individuals knowledgeable about
conditions and history in and of the Area, the age and condition of buildings
and site improvements, development patterns, real estate matters, and related
items. Ongoing development and redevelopment within the existing Area
was also evaluated.

Review of existing information related to flooding issues in the City,
including applicable FEMA documentation. '
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¢ Discussions with parties interested in developing property in both the
Original Area and the Additional Property.

¢ Examination of maps, aerial photographs; and historic data related to both
the Original Area and the Additional Property.

o Adherence to basic findings of need as established by the Illinois General
Assembly in establishing, or amending, tax increment financing, which
became effective on January 10, 1977 and has been subsequently amended.

D.  Eligibility Findings for the Area

In making the determination of eligibility for inclusion in an Area, it is not required that
each and every property and/or building individually qualify, but it is the Additional
Property as a whole, that must be determined to be eligible. An analysis of the physical
conditions and presence of qualifying factors within the Area was performed. In
addition to this analysis, an inventory of existing land use within the Additional
Property was determined and outlined on the attached Exhibit B — Existing Land Use.

The findings, outlined below, demonstrate the Additional Property qualifies as a
“blighted area” as defined in the Act.

Qualifications of the Developed Portion of the Additional Property

The Additional Property encompasses 17 parcels of developed property, rights-of-way, and
undeveloped property in the City of O'Fallon totaling approximately 101 acres. There are
four parcels which are currently shown to include residential uses, but the Additional
Property only includes the southern 25 feet of those, which portion will be subdivided away

from the main parcels.

The Area has as its far western edge the intersection of South Lincoln Avenue and the right
of way of Interstate 64. It then follows I-64 easterly, being bounded on the north by the
Southview Gardens and Timber Creek subdivisions, until [-64 crosses under North Main
Street. At that point the Area follows North Main to parcel 04-33.0-100-065, which forms the
bulk of the eastern boundary. The Area follows that same parcel north, crosses Highway 50
to take in the commercial properties on the north side of the highway (which form the
northernmost boundary), then proceeds southerly to the edge of the Timber Creek

/07,2010 Page 8
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Subdivision which it follows back to South Lincoln. As mentioned earlier, the map
showing the Additional Property is attached as Exhibit A.

The qualifying factors for developed land found in the Act were researched to
determine eligibility for the developed properties. The following is the review of
qualifying factors in the developed portion of the Additional Property. While the Area
was reviewed for all of the qualifying factors listed above in Section B, the following
summarizes only the factors that exist within the developed portions of the Area.

»

Age of Structures

As is stated in the Act, 50% or more of the structures must have an age of 35 years or
greater for a developed area to qualify as a “conservation area.” City and County
records, discussions with local realtors, photographs, and aerials were all used to
document the presence of this factor. Additionally, field investigations were
performed by DMi.

There are five (5) developed parcels in the Additional Property on which sit seven
(7) structures, only three (3} of which are 35 years of age or greater (43%). Thus, the
developed portion of the Area may not be reviewed for its compliance with the
“conservation” criteria and must be reviewed for its meeting the more stringent
“blighted area” criteria.

Obsolescence

There are three buildings which meet this criterion (43%) within the developed
portion of the Additional Property. These three structures are “ill suited to their
original use” and two of the three are well on the way to being dilapidated.

However, while this is a concern within the Area, it is not predominant enough to
allow it to qualify as regards this factor.

Deterioration -

Deteriorated conditions were evident in five of the seven structures in the Area
(71%), and surtace deterioration was found in all five of the developed parcels

6/07/2010 Page 9
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(100%). The field survey of overall building conditions in the Area found several
instances of defects in secondary structural components, including roofing (both
damaged and rusting), siding (damaged and/or missing), damaged and broken
windows, and cracked and crumbling foundations. There were also three structures
exhibiting examples of poor fascia materials, and/or guttering.

In terms of surface improvements, the developed parcels all exhibit damaged
parking areas. One of the lots is paved, but shows potholes, alligator cracking, and
potholes. The other four parcels have unpaved parking areas with numerous
potholes and ruts.

Overall, deteriorated conditions were present in all five developed parcels (100%),
thereby exhibiting this factor to a qualifying degree.

+» Excessive Vacancies

There is only one example of the excessive vacancy factor as used within the Act
(14%), and that occurs due to the office space within the building on the far western
edge of the Area’s combination of vacancy and underutilization. While the entire
building is not vacant, there is less than optimal occupancy, and the Act states that
“underutilization” of a structure is indicative of this factor.

However, while always a concern, this is not predominant enough to qualify the
Area as regards this factor.

s Presence of Structures Below Minimum Code

There are no structures officially meeting this criterion, although five of the
structures and four of the properties appear to likely be in violation of local
Ordinances. However, the Act states that this factor shall be met by “....all structures
that do not meet the standards of zoning, subdivision, building, fire, and other governmental
codes applicable to property, but not including housing and property maintenance codes
(boldface added for emphasis).”

So, while some of the property could be found lacking, that alone is insufficient to

qualify the developed portion of the Area for this factor.

6/07/2010 Page 10
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»

Excessive Land Coverage and Overcrowding of Structures and Community
Facilities

Four of the parcels within the developed portion of the Area present the requisite
conditions for qualification. There is significant crowding of structures on three of
these, and land coverage issues on three as well (although not the same three).
There are numerous sheds, outbuildings, and mobile homes stored on these
properties, leading to the land coverage concern.

This issue is exhibited on 80% of the developed parcels which qualifies the Area as
regards this factor. '

Deleterious Land Use or Layout

This factor is demonstrated by the same four parcels mentioned regarding the prior
factor. The existence of, in this case, a single-family home, a four-unit multifamily
structure, and a mobile home sales lot on four adjacent parcels which all are next to
a well-established subdivision and a high quality commercial development are
indicative of this improper mixed use.

This issue is also exhibited on 80% (four out of five) of the developed parcels which
qualifies the Area as regards this factor.

Lack of Community Planning

The majority of the developed portion of the Area developed either without the
benefit of, or in a manner not compliant with, a community plan (adopted originally
in 1969), and it is shown evidentially in large portions of the Area. The non-
compliance with the comprehensive plan is shown by the improper access to a right
of way of many of the interior parcels through the developed portion. Additionally,
the incompatible land uses, structure locations, possible code violations, and
excessive land coverage are also indicative of the lack of conformance with a
comprehensive plan.

Overall, these issues affect all of the developed parcels, thereby qualifying the Area
for this factor.

6/07/2010 Pagel1
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e The total Equalized Assessed Value of the Proposed Redevelopment Project Area
has declined for 3 of the last 5 calendar years prior to the year in which the
Redevelopment Project Area is designated or is increasing at an annual rate that is
less than the balance of the municipality for 3 of the last 5 calendar years for
which information is available...

The equalized assessed valuation (EAV) information was reviewed by the statf of
DMi to determine whether or not the developed portion of the Area qualifies for this

factor.

The following list depicts annual growth rates for the developed portion of the Area,
as compared to the balance of the City, dating back to assessment year 2004:

Equalized Assessed Value Change

From 2008 to 2009: Developed Area: 3.95% City: N/A

From 2007 to 2008: Developed Area:  -26.32%  City:  8.15%

From 2006 to 2007: Developed Area: 5.65%  City: 12.82%

From 2005 to 2006: Developed Area: 545% City:  14.18%
From 2004 to 2005: Developed Area: 751% City:  11.86%

Demonstrating the lack of economic growth in the Area, this analysis shows that the
developed parcels of the Area have a combined EAV that has increased at a rate less
than that of the balance of the City for four of the last five years, exceeding the
minimum requirement that the City’s EAV increase at a greater rate than the
developed portion of the Area in three of the last five years. While the 2009 final
assessment numbers for the City are not out yet, they are unnecessary in any event.
That fact notwithstanding, the Area does qualify for this blighting factor.

6/07/2010 Page 12
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Qualifications of the Vacant Portion of the Area

In addition to the developed parcels, the qualifying factors for undeveloped land found in the
Act were researched to determine eligibility for these properties. The following is the review
of qualifying factors in the undeveloped portion of the Additional Property.

The first step towards establishing eligibility in an undeveloped portion of a municipality is
to determine whether or not such undeveloped property is considered “vacant”. “Vacant
land” is defined in the Act (also Sec. 11-74.4-2) as follows:

“...any parcel or combination of parcels of real property without industrial, commercial, and
residentinl buildings which has not been used for commercial agricultural purposes within 5 years
prior to the designation of the redevelopment area, unless the parcel is included in an industrial park
conservation area or the parcel has been subdivided; provided that if the parcel was part of a larger
tract that has been divided into 3 or more smaller tracts that were accepted for recording during the
period from 1950-1990, then the parcel shall be deemed to have been subdivided, and all proceedings
and actions of the municipality taken in that connection with respect to any previously approved or
designed redevelopment project area or amended redevelopment project aren are hereby validated and
hereby declared to be legally sufficient for all purposes of this Act. For the purposes of this Section and
only for land subject to the subdivision requirements of the Plat Act, land is subdivided when the
original plat of the proposed Redevelopment Project Area or relevant portion thereof has been properly
certified, acknowledged, approved, and recorded or filed in accordance with the Plat Act and a
preliminary plat, if any, for any subseguent phases of the proposed Redevelopment Project Area or
relevant portion thereof has been properly approved and filed in accordance with the applicable
ordinance of the municipality.”

Once undeveloped property is found to be “vacant,” such vacant area may be found to be a
blighted area based on the factors described previously. The undeveloped portion of the
Area, consisting of 12 parcels, is vacant due to the fact that the parcels within the Area have
been subdivided. Researching various records at the Recorder of Deeds Office at St. Clair
County, Illinois, showing the subdivision and parcelization of land, we have concluded that
the undeveloped land has been subdivided and is found to be vacant. -

Qualifications of the Vacant Portion of the Additional Property

The qualifying factors for undeveloped land found in the Act were researched to determine
eligibility of the vacant portion of the Additional Property. Such property may qualify as

6/07/2010 Page 13
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“blighted” if the sound growth of the taxing districts on such land is impaired by a
combination of two (2) or more of the following factors.

» Obsolete platting of vacant land

There are several irregularly shaped parcels within the undeveloped portion of the
Additional Property which might be difficult to develop, with three of them being
unusually small, and an additional one being exceptionally narrow. Therefore this
condition exists to a qualifying degree on four of the twelve undeveloped parcels {33%).

» Diversity of ownership

While there are nine different owners of the twelve properties, the necessary assembly
would likely be unaffected; therefore this factor does not exist to a qualifying degree
within the undeveloped portion of the Area.

e Deterioration of structures or site improvements in neighboring areas adjacent to the
vacant land.

The deterioration of structures was evident during field investigations of the
neighboring areas adjacent to the undeveloped properties in the proposed Area. In
addition to the deteriorated conditions found within the developed portion of the Area
itself (as cited above), other developed areas adjacent to the undeveloped portion of the
Area are notably deteriorated. Deteriorated structures exist in the northern portion of
the Area adjacent to the two undeveloped parcels in that portion. Additionally, all three
of the undeveloped parcels adjacent to the Lincoln Avenue developed parcel containing
its deteriorated structure and site improvements, would qualify, bringing the total
qualifying parcels for this factor to five.

o The total Equalized Assessed Value of the Proposed Redevelopment Project Area
has declined for 3 of the last 5 calendar years prior to the year in which the
Redevelopment Project Area is designated or is increasing at an annual rate that is
less than the balance of the municipality for 3 of the last 5 calendar years....

The equalized assessed valuation (EAV) information for the undeveloped properties

6/07/2010 Page 14
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was reviewed by the staff of DM to determine whether or not the Area qualifies for
this factor.

The following list depicts annual growth rates for the undeveloped parcels as
compared to the balance of the City dating back to assessment year 2004:

Equalized Assessed Value Change

From 2008 to 2009: Undeveloped Area: 438% City: N/A

From 2007 to 2008: Undeveloped Area: 8.03% City: 8.13%

From 2006 to 2007: Undeveloped Area: 6.44%  City: 12.81%

From 2005 to 2006: Undeveloped Area: 1.93% City: 14.18%
From 2004 to 2005: Undeveloped Area: 12.08% City: 11.86%

There is clear evidence showing the lack of economic growth in the undeveloped
portion of the Area. Demonstrating that shortfall, this analysis shows that the
undeveloped parcels of the Area have a combined EAV that has increased at a rate
less than that of the balance of the City for three of the last five years, meeting the
requirernent that the City’s EAV increase at a greater rate than the undeveloped
portion of the Area in three of the last five years. The same note as earlier applies to
the City’s cumulative numbers. '

Determination of “Stand Alone” Factors

Such vacant area may also be found “...fo be “blighted” if the sound growth of such area is
impaired by one or more of the following factors that is (i) present, with that presence documented, to
a meaningful extent so that a municipality may reasonably find that the factor is present within the
intent of the Act and (ii) reasonably distributed throughout the vacant part of such area to which it
pertains.” Such factors include: =~ -+ . '

6/07/2010 Page 15
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o The area, prior to its designation, is subject to chronic flooding which adversely
impacts on real property in the area as certified by a registered professional engineer

or appropriate regulatory agency.

Two of the twelve undeveloped parcels, which together represent over 50% of the
vacant land, contribute to downstream flooding and suffer from chronic flooding. This
has been certified by an Illinois registered professional engineer and is shown in
Appendix A — Flood Study.

6/07/2010 Page 16
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Conclusion

The developed portion of the Area is impacted by eight blighting factors. Five of those
factors are reasonably distributed and present to a meaningful extent. As such, the
developed portion of the Area is found to be a “blighted area”.

The undeveloped portion of the Area is impacted by three of six blighting factors. At least
two of those factors are present on 75% of the parcels within the undeveloped portion, are
reasonably distributed, and present to a meaningful extent. Additionally, the majority of
this portion of the Additional Property is impacted by one “stand alone” factor. Assuch,
the undeveloped portion of the Area is also found to be a “blighted area”.

The blighting factors are presented in tabular form within Exhibit C - Blighting Factors
Matrices, following this page and Exhibits A and B.

Therefore, after a thorough review of the factors present, the conclusion of the
Eligibility Study was that the Area qualified for tax increment financing and could,
therefore, be added by Amendment to the existing Redevelopment Project Area.

6/07/2010 Page 17
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Developed Land

Exhibit C - Blighting Factors Matrices
Additional Property - Redevelopment Project Area No. 1

Mumber of Developed Parcels 5
Number of Structures 7
Buildings Over 35 Years of Age 43%
Ditapidation 0%
Obsolescence 43%
nilding Deterioralic 5 7%
Surfa ctegiseaticr 5 100%
Total Deterioration 190%
Structures below minimum code 71%
Hlegal Use of Structures (%
Excessive Vacargies 14%
Lack of Ventilation, Light, or Sanitary o
Favilities
Inadequate Utilities 0%
Exvessive Land Coverage 80"
Deleterions Land Use or Layaul 80%
Lack of Community Plonning 100%
Environmental Clean-Up 0%
t.ow EAV Crowth in 3 of Last 5 Years YES
Total # of Factors Existing 8
Factqrs Existing to a Qualifying 5
Extent
50% or More of Area has 5 or YES

More Factors

DEVELOPMENT MUNICIPAL initiatives, LLC

MNumber of Vacant Parcels 12
Oksolete Platting YES
.
Diversity of Ownership NG
Tax Delinquent NO
Deteripration in Adjacent YES
Araas
EPA Remediation Costs NG
Low EAY 3 oflast 5 YES
2 of the 6 Preceedin
5| ves
Factors
Usssed Quarry, Mines, or NO
Strip Mine Ponds '
Unused R/R R.Q.W.Track, or! NO
Yard
Chrenic Flooding YES
Hlegal Disposal Sile NO
Town or Village Center NO
Qualificd ass Improved NG
Any of the §
Y YES

Preceeding Factors




O’Falon Redevelopment Plan and Project Amendment
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Section ITII. Findings of Need for Tax Increment Financing

The above study determined that the Additional Property as a whole qualifies for tax
increment financing as a “blighted area”. In addition to this determination, the Act
requires that additional requirements be met before adopting any Redevelopment Plan,
including those being amended. These additional findings follow.

A. The Redevelopment Area Exceeds the Statutory Minimum Size

The Additional Property contains approximately 101 acres of developed property,
undeveloped property, and existing rights-of-way. The City, therefore, meets this
requirement, as the Area as Amended continues to contain more than the required 1 ¥-
acre minimum as defined in the Act.

B. The Redevelopment Project Area is Contiguous

The Area as Amended remains contiguous and contained within a single perimeter
boundary. Therefore, the City meets this requirement. The Additional Property is fully
described in the attached Legal Description — Appendix B. Additionally, the legal
description for the Original Area has been attached as Appendix C.

C. All Properties Included will Substantially Benefit

The City believes that the implementation of tax increment financing will substantially
benefit all properties included in Additional Property.

D. The Area, on the Whole, is not Subject to Growth

The Additional Property has generated very little growth in real property taxes and
there has been insignificant private investment in the Area, as a whole, to enhance the
tax base of the City or of the other affected taxing districts. These parcels cannot
reasonably be anticipated to further redevelop without the adoption of tax increment
financing. Therefore this requirement is met. o
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-»
Ol sonstions
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E. The TIF Plan and Project Conform with the City’s Comprehensive Plan

The City has determined that this Redevelopment Plan is consistent with the goals and
objectives of the Comprehensive Plan for the community as a whole.

The proposed Future Land Use Plan shown in Exhibit D - Future Land Use Map
conforms to the Comprehensive Plan, and all future development in the
Redevelopment Project Area as Amended will conform to applicable codes and
ordinances as may be in effect at that time.

F. The Redevelopment Plan Meets the Statutory Timeframe

The estimated date for the completion of the Redevelopment Plan shall continue to be
no later than twenty-three (23) years from the adoption of the Original Ordinances
approving the Redevelopment Project Area by the City. If available and deemed
appropriate by the City, obligations incurred to finance improvements in the Area will
be repaid by incremental revenues, which may be supplemented with funds from other
sources such as local taxes, State or Federal loans or grants.

G. The Area Would not be Developed But For Tax Increment Financing

The City finds that the Additional Property has not currently, nor would reasonably be,
developed or further redeveloped without the use of tax increment revenues. The City
pledges that such incremental revenues will be obligated for the development and
revitalization of the Area as Amended as provided in the Act. The positions of those
expressed in the private sector indicate that the activities outlined for the Additional
Property cannot be expected to occur “but for” assistance from tax increment financing.

H. The Assessment of Financial Impacts on Taxing Districts is Outlined

The City of O'Fallon finds that the financial impact or increased demand for facilities or
services resulting from the implementation of the Redevelopment Project on local
taxing districts is insignificant. Potential negative impact upon local taxing districts due
to the addition by amendment of the additional area is expected to be minimal since
this Plan does not include high-service uses, and due to the fact that the Additional
Property is not now creating significant incremental revenue compared to the City. The
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developments implicit in this Amended Plan would, potentially, create jobs and sales
tax and would contribute to the local economy in ways far beyond simple incremental

increases.

Negative effects upon said districts will also be minimized through the inclusion of
projects that will benefit them. Roadway and access improvements will be beneficial to
emergency service providers, as well as the general public in and around the
Redevelopment Project Area. Without development in the Area, which is currently
minimal, local taxing districts fail to benefit from tax revenues generated by new
development, or from any future redevelopment projects.

Once this Amended Plan and related projects have been implemented, and the
anticipated commercial development has occurred, the resulting EAV increases will
generate a far higher level of property tax revenues to the local taxing districts than
would otherwise have occurred. '

The City, to the extent that surplus revenues become available, will continue to
distribute such revenues on a pro-rata basis to local taxing bodies whenever possible.
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Section IV, Redevelopment Plan
A. Introduction

This section presents the Redevelopment Plan for the Additional Property to be added
by amendment to the original O’Fallon Redevelopment Project Area. Pursuant to the
Tax Increment Allocation Redevelopment Act, when the finding is made that an Area
qualifies as either a conservation area, a blighted area, a combination of both
conservation and blighted areas, or an industrial park conservation area, a
Redevelopment Plan must be prepared. A Redevelopment Plan is defined in the Act in
the following manner:

....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. Future Land Use Plan

The Future Land Use Plan for the Additional Property to the original Redevelopment
Project Area is shown in Exhibit D. Land uses projected within the original
Redevelopment Project Area are considered to remain the same. All Redevelopment
Projects shall be subject to the provisions of the City of ('Fallon’s ordinances and other
applicable codes as may be in existence and may be amended from time to time.

As can be seen in Exhibit D, office and service uses are recommended for the largest
portion of the Additional Property. An office park development that would be situated
between I-64 and the single-family neighborhood to the north has been proposed for the
western portion of the Additional Area. Preliminary conceptual plans call for
construction of an internal access road to serve one- and two-story office buildings. As
part of the proposed development, a passive park and open space area have been
proposed, which would separate the office park from the terminus of Edgewood Drive.
A large wet detention pond created as part of the development would alleviate
downstream flooding and provide an amenity for the surrounding area.

6/07/2010 Page 2l
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Office/service uses are also recommended for the approximately 34 acres of vacant land
south of Highway 50 and west of North Main Street. General commercial use is
recommended for the north side of Highway 50.

A key objective of this Plan is to encourage and facilitate high-quality commercial office
park development. Office development will allow O’Fallon to continue to compete as a
location for professional and service jobs that will serve the local and regional economy.
This type of development is an ideal land use for the Area, which has good visibility
from 1-64 as well as access from arterial streets.

This Plan endorses selected, well-planned redevelopment in the Area that is consistent
with the objectives of both the Original Plan and this Amended Plan. It is important to
be flexible and able to take advantage of ever-changing market opportunities. This
approach to land use planning is consistent with the City’s broader community
development objectives to induce investment by private enterprise and attract high-
quality development. All redevelopment projects shall be subject to the provisions of
the City of O'Fallon’s zoning ordinances and other applicable codes as may be in
existence and that may be amended from time-to-time.

C. Objectives
The objectives of the Redevelopment Plan are to:

1. Reduce or eliminate those conditions that qualify the Redevelopment Area
as eligible for tax increment financing.

2. Prevent the recurrence of blighting conditions and those conditions
precedent to blight.

3. Enhance the real estate tax base for the City of O’'Fallon and all other taxing
districts which extend into the Amended Area.

4.  Encourage and assist private development within the Amended Area
through the provision of financial assistance for new development as
permitted by the Act. This will provide for expanded employment
opportunities that will strengthen the economic base of the City and
surrounding areas.
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5. Complete all public and private actions required in this Amended
Redevelopment Plan in an expeditious manner so as to maximize TIF
opportunities.

D. Policies

Appropriate policies have been, or will be, developed by the City of O’Fallon in regards
to the continuation of this Redevelopment Plan and Project. These policies include, but
are not limited to, the following:

1.  Use TIF-derived revenues to accomplish the specific public-side activities
and actions outlined in the Implementation Strategy of the Plan.

2. Utilize City staff and consultants to undertake those actions necessary to
accomplish the specific public-side activities as outlined in the
Implementation Strategy of the Plan.

3.  Actively market the Amended Redevelopment Project Area to developers.

4.  Provide financial assistance, as permitted by the Act, to encourage private-
side developers to complete those certain private actions and activities as
outlined in the Plan.

5. Monitor the public and private actions and activities occurring within the
Area.

6. Complete the specified actions and activities in an expeditious manner,
striving to minimize the length of the existence of the Area. .

These policies may be additionally amended from time to time as determined by the
City.

E. Redevelopment Project

To achieve the objectives of the TIF project, a number of activities will need to be
undertaken. An essential element of the Redevelopment Plan is a combination of

private developments in conjunction with public investments and infrastructure
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improvements. Improvements and activities necessary to implement the
Redevelopment Plan may include, but are not limited to, the following:

1. Private Redevelopment Activities

The private activities that are proposed for the Area are for commercial uses
and may include, but are not be limited to:

¢ Construction of a Class A office park and other commercial buildings
at various locations within the Area.

2. Public Redevelopment Activities

Public improvements and support activities will be used to induce and
complement private investment. These may include, but are not limited to:

s Street and sidewalk improvements;
* Land assembly, site preparation, and flood mitigation;

¢ Public utilities {e.g. water, sanitary and storm sewer facilities, traffic
signalization);

e Marketing of prbpertieS, and;

*» Relocation costs, as necessary or as required by law.
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Section V. Implementation Strategy
A. Introduction

The development and follow-through of a well-devised implementation strategy is an
essential element in the success of any Redevelopment Plan. In order to maximize
program efficiency and to take advantage of current interest in the Area, and with full
consideration of available funds, a phased implementation strategy will be employed.
This will allow the City to better manage public expenditures within the Area used to
spur development by addressing public concerns. ’

In order to maintain an appropriate balance between private investment and public
improvements, the City will work to adopt the Amended Redevelopment Plan. Once
the Plan is adopted, the City will negotiate redevelopment agreements with private
developers who will propose the use of tax increment funds to facilitate a
Redevelopment Project.

B. Estimated Redevelopment Project Costs

Costs that may be incurred by the City as a result of implementing or amending a
Redevelopment Plan may include, without limitation, project costs and expenses and
any other costs that are eligible under the Act. Such itemized costs include the
following:

1. The costs of studies, surveys, development of plans, and specifications,
implementation and administration of the Redevelopment Plan including
but not limited to staff and professional service costs for planning,
architectural, engineering, legal, financial, or other services.

2. The cost of marketing sites within the Redevelopment Project Area to
prospective businesses, developers, and investors.

3.  Property assembly costs, including but not limited to acquisition of land
and other property, real or personal, or rights or interest therein, demolition
of buildings, site preparations, site improvements that serve as an
engineered barrier addressing ground level or below ground environmental
contamination, including, but not limited to parking lots and other concrete
or asphalf barriers, and the clearing and grading of land.
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Costs of rehabilitation, reconstruction or repair or remodeling of existing
public or private buildings, fixtures, and leasehold improvements; and the
cost of replacing an existing public 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
different use requiring private investment.

Cost of construction of public works or improvements, not to include the
cost of constructing a new municipal building principally used to provide
offices, storage space, or conference facilities or vehicle storage,
maintenance, or repair for administrative, public safety, or public works
personnel and that is not intended to replace an existing public building
unless the municipality makes a reasonable determination in the
Redevelopment Plan, supported by information that provides the basts for
that determination, that the new municipal building is required to meet an
increase in the need for public safety purposes anticipated to result from the
implementation of the Redevelopment Plan.

Cost of job training and retraining projects, including the cost of “welfare to
work” programs implemented by businesses located within the
Redevelopment Project Area.

Financing costs, including but not limited to, all necessary and incidental.
expenses related to the issuance of obligations, and which may include
payment of interest on any obligations issued there under accruing 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 including reasonable reserves related thereto.

To the extent the municipality by written agreement approves the same, all
or a portion of a taxing district’s capital costs resulting from the
Redevelopment Project necessarily incurred or to be incurred within a
taxing district in furtherance of the objectives of the Redevelopment Plan
and Project.

An elementary, secondary, or unit school district's increased costs
attributable to assisted housing units located within the Area for which the
developer or redeveloper receives financial assistance through an
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10.

11.

12.

13.

6/07/2010

agreement with the municipality or because the municipality incurs the cost
of necessary infrastructure improvements within the boundaries of the
assisted housing sites necessary for the completion of that housing.

Relocation costs to the extent that a municipality determines that relocation
costs shall be paid or is required to make payment of relocation costs by
federal or state law.

Payments in lieu of taxes.

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

(A)  Such costs are to be paid directly from the special tax allocation
fund established pursuant to this Act;

(B)  Such payments in any one-year may not exceed 30% of the annual
interest costs incurred by the redeveloper with regard to the
Redevelopment Project during that year;
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(©

D)

(E)

(F)

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

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) Redevelopment
Project costs excluding any property assembly costs and any
relocation costs incurred by a municipality pursuant to this Act;

The cost limits set forth in subparagraphs (B) and (D) above are
modified for the financing of rehabilitated or new housing units for
low-income households and very low-income households, as
defined in Section 3 of the Illinois Affordable Housing Act. The
percentage of 75% shall be substituted for 30% in subparagraphs
(B) and (D) above for these situations;

The municipality may pay from tax increment revenues up to 50%
of the cost of construction of new housing units to be occupied by
low-income households and very low-income households as
defined in Section 3 of the lllinois Affordable Housing Act. The
cost of the construction of those units may be derived from the
proceeds of bonds issued by the municipality.

14. Unless explicitly stated within the Act, the cost of construction of new

15.

6/07/2N0
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privately-owned buildings shall not be an eligible Redevelopment Project
cost.

None of the Redevelopment Project costs enumerated above shall be eligible
redevelopment costs if those costs would provide direct financial support to
a retail entity initiating operations in the Redevelopment Project Area while
terminating operations at another Illinois location within 10 miles of the
Redevelopment Project Area but outside the boundaries of the
Redevelopment Project Area municipality.
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C. Estimated Budget for Redevelopment Project Costs

The estimated costs associated with the eligible public redevelopment activities are
presented in Exhibit E - Estimated Budget for Redevelopment Project (as Amended).
This budget is for the entire Area as Amended and includes the amounts from the original
budget, a copy of which is attached as Exhibit F — Original Budget for Redevelopment
Costs (1995).

This estimate includes reasonable and necessary costs incurred or estimated to be
incurred during the implementation of the Plan. The estimated costs are in 2010 dollars
and are subject to change as specific plans and designs are themselves subject to change.

The itemized list of project costs in Exhibit E include some of the same categories of
estimated costs in the Original Plan, although some of the categories have been added
and/or clarified to more accurately reflect the statutory definition and actual
implementation experience.

D. Most Recent Equalized Assessed Valuation

The most recent total equalized assessed valuation for the Additional Property is
$634,281 (which represents 0.097% of the City’s total EAV). The individual parcels
which make up the Additional Property are shown in Appendix D - Parcel ID List.
The County Clerk of St. Clair County will verify the Base EAV amount upon the
adoption of the City ordinances: 1) approving the O'Failon Redevelopment Plan and
Project Amendment, 2) Amending the Redevelopment Project Area, and 3} approving
tax increment financing for the Additional Property; and combine them with the
original Redevelopment Project Area parcels, to create the base EAV amount, as
amended.

E. Redevelopment Valuation

Contingent on the adoption of the Redevelopment Plan and Project Amendment, and
commitment by the City to the Redevelopment Program, it is anticipated that major
private developments and/or improvements will occur within the Redevelopment
Project Area.
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Private investment is expected to increase the equalized assessed valuation within the
Additional Property by approximately $5 to $7 million dollars upon completion of the
redevelopment projects within the Additional Property.

F. Source of Funds

'The primary source of funds to pay for Redevelopment Project costs associated with
implementing the Redevelopment Plan shall be funds collected pursuant to tax
increment allocation financing to be adopted by the City. Under such financing, tax
increment revenue, in the form of increases in the equalized assessed value (EAV} of
property in the Additional Property, in conjunction with all revenues from the Original
Redevelopment Project 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 within the entire Area as Amended, and retire any
obligations incurred to finance Redevelopment Project Costs.

In order to expedite the implementation of the Redevelopment Plan and construction of
the public improvements, the City of O'Fallon, pursuant to the authority granted to it
under the Act, may issue bonds or other obligations to pay for eligible Redevelopment
Project Costs. These obligations may be secured by future revenues to be collected and
allocated to the Special Tax Allocation Fund.

If available, revenues from other public and private economic development funding
sources will be utilized. These may include state and federal programs, local retait sales
tax, land disposition proceeds from the sale of land in the Area, and applicable revenues
from any abutting tax increment financing areas in the City. In turn, this tax increment
financing Area may also provide monies to abutting tax increment financing areas in
the City.

G. Nature and Term of Obligation

The principal source of funding for the Redevelopment Project will be the deposits into
the Special Tax Allocation Fund of monies received from taxes on the increased value of

real property in the Area.

In order to expedite the implementation of the Plan as Amended, the City of O’Fallon,
pursuant to the authority granted to it under the Act, may issue obligations to pay for
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the Redevelopment Project Costs. These obligations may be secured by future amounts
to be collected and allocated to the Special Allocation Fund. Such obligations may take
the form of any loan instruments authorized by the Act. Such loans or obligations may
be issued pursuant to this Redevelopment Plan, 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 obligations, and not earmarked for other Redevelopment Project
Costs or early retirement of obligations, may be declared surplus and become available
for pro rata distribution annually to the taxing bodies to the extent that this distribution
of surplus does not impair the financial viability of the Redevelopment Project.

H. Fair Employment Practices and Affirmative Action

The City of O'Fallon will insure that all public and private redevelopment activities are
constructed in accordance with fair employment practices and affirmative action. The
City will additionally insure that all recipients of tax increment financing assistance
adhere to these policies.

I. Certifications

The City of O'Fallon certifies that the Amended OrFallon Redevelopment Plan and
Project will not result in the displacement of residents from 10 or more inhabited
residential units, nor does the Area as Amended include 75 or more inhabited
residential units. The City therefore has determined that no Housing Impact Study is
needed.

The City does not anticipate that this Plan will result in the removal of inhabited
housing units which contain households of low-income or very low-income persons as
these terms are defined in the Illinois Affordable Housing Act. If the removal of
inhabited housing units which contain households of low-income or very low-income
persons were to occur, the City would provide affordable housing and relocation
assistance not less than that which would be provided under the federal Uniform
Relocation Assistance and Real Property Acquisition Act of 1970 and the regulations
under the Act, including the eligibility criteria, as required by 65 ILCS 11-74.4-3(n) (7).
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Section VI. Amending the TIF Plan

The Amended O'Fallon Redevelopment Plan and Project may be additionally amended
in accordance with the provisions of the Tax Increment Allocation Redevelopment Act,

65 ILCS 5/11-74.4-1, et. seq.
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Section VII. Reporting and Meeting

The City shall adhere to all reporting and meeting requirements as provided for in the
Act. -
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Exhibit E

Estimated Budget for Redevelopment Project Costs {as Amended)

Description Estimated Cost
Costs of studies, surveys, development of plans and specifications, $420,000
including staff and professional service costs for architectural,

engineering, legal, environmental, marketing, or other services

General administration of the Area as Amended $700,000
Property assembly costs; including acquisition of land, site preparation $6,500,000
and the clearing and grading of land

Costs of rehabilitation, reconstruction, repair, or remodeling of %700,000
existing public or private buildings

Cost of the construction of public works or improvements (construction, $13,440,000
reconstruction, or repair of rights of way, streets, roadways, and curbs and

gutters; and public ufilities, including sanitary and storm sewers)

Interest cost incurred by a redeveloper related to the construction, $1,000,000
renovation, or rehabilitation of a redevelopment project

Relocation costs to the extent that the municipality determines $500,000
that these costs shall be paid, or is required to make payment of

relocation costs by federal or state law

Taxing district capital costs $200,000
Contingency costs (~5%) $1,190,000
Total Estimated Budget as Amended $24,730,000

Expenditures in individual categories may differ from those shown above; however, the total amount of the
Estimated Redevelopment Project Costs will not exceed $24,730,000 plus any additional financing costs as may be
required. All costs projected in 2010 dollars. Budget may be increased by no more than 5%, after adjustment for

inflation, from adoption of Original Plan.
6/06/2010
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Exhibit F - Original Budget for Redevelopment Costs (1995)

TIF Plan
(YFalloy, [lineis
TABLE THRER
ESTIMATED PROJECT BUDGET
1. Public Works and hmproversents $8,000,000

Construction and relocation of streets, liphting,
aanitary sewers, storm sewer facilities,
water and other ufility aystems.
2. Property Assembly Activities 2,000,000
Appraisals, title search and land souisibion,
site clearance; environmental mltxgatmn, relocation;
gite preparation; ete.
3. Promty Behabilitation 500,000
Existing private and/or public buildings and fixtures.
4, Finandng Costs 4,000,000

Interest costs incurred, capitalized interest
underwritifg fees, reserves, job training.

5.  General Administration/implementaticn ' 560,000

Plan administration, of entive T.1.F. Program, -
annual reporting, efe.

8. Professional Services 300,000

Legal, engineering, plasning, secarity, appraisal;,
architesture, marketing, special services, et. al.

7. Contingeney (5% | 800,800

Clost overruns of neceesary and related items
$17,1006,800
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April 17, 2008

My, Dennis Salifvan P.E
City of Y Failon

285 South Lincoln
{Falion, finsis 62259

Hasp Farm Site -

Evalisatigh.f

Dear M, Sullivan,

Pursuant to your request, we have prepared this letter in-an efforf to provide supperting
documeantation to ilusirate That sxisling conditions affecting and/or characteristic of the sile of the
$3asp Fam property are such that said site would qualily for the creation of a TIF Dislrict in
spcordance with the [Hincis TIF Act (85 1LCS §111-74.4-13), subsection A 3{e). Thig section of ihe
aforementioned TIF Adt states Thial the area, prior to is desigoation,.is subject 16 {f) chiaait
finoding that adversely impacts on real property i the area as cedified by & registered
rofessional enginesr or appropriate requiatory ageney or {ily surface water that discharges from
all or @ part of the area and conirbutes to flooding within the same watershad, but only i the
redevelopment project provides for facliities or improvements to.confribute te the. allevialicn of afl
or part of the fooding. This-evalyalion focuses on the currently available supporting evidence as
such relatas o both suhssctions (i) and (i) as noted above.

SITE LOCATION AND EXISTING LAND CHARACTERISTICS

Thit proposed Fasp Fam site is within the Corporate Limits of the City of (Fallun located on
approximaisly 51 acres bounded by Interstate &4 ta e South, Lincalit Avenue o the west, and.
single-tamity residential property to the:north and gast otherwise known as the Southviaw
Gardens Subdivision. The Rasp Farm site-is currently conmised of approximately 80%
agriculture farm land with several other minor uses inchuding existing roadway rights-of-way and
existing wooded areas. The praposed site location and reference to-existing landmarks are
shown on Exbibit “A" a5 altached hereto,

The axisting site lopography indicates slovafions varying from 800 along the southwestern sile
perimater 1o 530 ft at the northeastern side of the site. The subject site consists of three existing
diztingt dizinage areas. Each of these drainage areas Hlows generally in a difection fromt the'souin
to horth toward the existing single-family residential property.

Drainage Area #1, as delineated in Exbibit "8" atiached herelo, genarally fidws from the Soputh
under Inierstate 54 fo the northern groperty line of the Rasp Farm site into-an existing storm
water suface et noted i1 the accdmparnyiig techpical analyses as Area lnlef #1, Area Infet #1
i the soush ferminus and maost upstream point of an existing storm sewer systera which carries
all the runofl from Disinage Area #1 through the northerly adiacent residential property.

Drainage Area #2, as also shown in Exhibit “B°, generaily flows from the southto the north, and s
Incated in the cantral pordion of the Rasp Fanm site. Drainage Area 42 also flows info an existing
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storm water surface inlet noted in the acoompanying technical snalyses as Area lntet 92, Area
It #2 iz the soulh terminus and most upsireant point of another existing storm sewer sysiem
which, simitar in funclion o the previously mentioned system, capdes 2l the runoif from Drainage
Area #2 through the nonherdy adjacent residentiat property.

Drainage Area 48, the final existing drainage area noted i Exhibit “B", ikewise generaily Hows
from the Soutivunder Interstate 84 meandering to the nodheastarn comer of e Hasp Famm site.
The gxisting storm water runoff from Drainage Area 43 smpties into an sxisting 60" ciroular
corrugated metal pipe on i eastern property fine of the Laverna Evans Schodl and is
designated as FES #4 it the accompanying rechnical analyses. This existing storm sewer system
then conveys the storm water mnoff from Drainage Area #% through the northerly adjacent
residertial and school properiiss.

EVALUATION OF EXISTING DOWNSTREAM STORM WATER DRAHAGE FACILITIES
TRIBUTARY TO THE RASP FARM SITE

in order 1o identily the existing siorm water drainage facilities downstream of the Rasp Farmn sits
inat are currently inadequate in terms of being able o coavey the storm water runoff tributary o
said sysienss, we have completed a quantitative evaluation of these facilities the caleulations and
rassuits for which can be found in Appandix “A” tocated further Berein. THis analysis includes the
storm sewer networks of Dartraouth Drive, Princeton Drive and Matthew Orive, These existing
zyslems wore avaluated under scenarios of 10-year, 25-year and 100-vear reiurn periods in )
accordance with City of O'Fallon Code reguiremenis for new storm sewer systerns:  The Modified
Fationat Method was used {6 quantify the storm water flows received by the existing storm water
drainage faciilties.

The complaled evalugtion indicates there are several deficiont areas within the axisting storm
sgwer networks, According 1o the completed calcolations, existing pipe capacities in several
areas arg vrable o adequalsly convey the 10-year storm guant, At saveral locations withinthe
Southview Gardens Subdivision, the calculations also show that iniet capacities are insufficient to
acocommaodate the. 10-year storm event causing axcessive pending of water within the public
Rights-ofWay al thar magnitude event,

Az shown in Appandix "A", the existing storm sawer system libulary 1o Drainage Arga #lis.
surgharged by oven e 10-year stoim avent. The storm sewer systan: carrying storen waier
sunoff from Drainage Area #2 is somewhat more capabils in that the system is adaquate for the
10-yedr storm event but becomes surchargad by the 28-year storm event. Unlike these two
systains, he stomm sewer system thal racelves the storm waler ranolf fromm Drainage Area #3 s
adequale for the 100-year stom avent,

The caloutations: completed for this avaluation corraporate the findings of the Storm water
Complaint Study completad by the Black & Veatch Corporation in which is-compiled storm waler
related complaints recelved by the City of O'Falion from residents in the Bouthwiew Gardeng
subdivision during the period of ime covered by said study. In that compifation are nurerous
reports of inadequate capacily of the drainage swale at'the soulhem properiy line of the
residences along Darirmouth Drive: The specilic properties include 408, 415, and 501 Darmouih
Driva. Also logged are complaints receivad concerning the drainage swale at the rear of the
pronedies located between Dartimouth Orive amd Princeton Srive. The specific propedies include
5G4 and 506 Dartmouth Drive, as well g 1508 and 1507 Princston Drive. Anotfer apparent
preblematic area as indicated by the compiled complaints is tha drainage swale at b rear of the
residences betwesn Princelon Drive and Maithew Drive. The specific properties listed in the
study are 508, 801,602, and 603 Matthew Urive. Although the complainis may ¢ite inadequagy of
the drainaye swates, if should be-undersiood thal the apparent inadequate capacities of the noted
swales may be due to the surcharge of the enclosed portions of the downsiream drainage
systents and rasulting headwater slevations.
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EVALUATION OF PRUPOSED RASP FARNM SITE IMPROVEMENTS AND EFFECTS
THEREFROM TO THE SOUTHVIEW GARDENS STORM WATER DRAINAGE SYSTEMS

The currenf development ol for thie Rasp Farm afte includss g mix of retail, orofessionalfofiice,
and residential uses although this plarr is subject to change pending the final sulcome of the
develspment apgroval process. For this purpose of this evaluation, the stormy water runoft
charatteristics of the post-devealoped site have bean conservatively assumed e represent a
higher concentration of impervious surfaces io determine a "worst case” impact to the
dowhstrearm drainage arsas. '

Ag noted in the existing takd charsgiaristios section and as planned in its posk-developad siale,
the Rasp Farm property will cordein thiee separate dralnage areas that convey storim water
through the site from the =outh to the north grd uitimately into the existing storm sewer systams
within the Southview Gardens residential subdivision, As par of the prognsed iriprovaments (G
the Rasp Farm site, there are plans for three regional sterm water datention basing that will datain
the storr water from the upsiream syeas for an extended pariod of time avenually releasing the
runcff 1o the sxisting Southwiew Gardens storm sewar systems.

in this evaluation, prafiminary sizing of the proposed detention basing has been completed the
eatcufations for which are included in Appendix “B™. The propoesed detention Basins have bean
sized -contain a storage velume larges enough o aliow a feduction in thé-siorm waler release
rates from each basin such that the outflows do not surcharge the respesctive axisting
downstream siorm sewer systemn.  The defineation of the propegstd drainage argas a8 well as the
prafiminary location, configuration and sizing of the proposed detention basing are shown in
Exchibit "G,

Post-developed Diasirage Avaa 11 consists of epproximately 31 gores dowing from the south
ursdder interstate 84 through e Rasp Farm site 1o The proposed detention basin locaipd upsteam
of the existing Area Intet #1 of the Southview Gardens storm sewer system.  Post-developed
Drainage Area #2 consists of approximately 75 acres flowing from he south side of the Rasp
Farm site 1o the praposed detention basin located upstream of the existing Area infet #2 of the
Southview Gardens storm sewer sysiem. Post-developed Drainage Area #3 consisisof
approvimately 45 gores flowing frofr the southwes! under interstale’ 84 through the Fasp Farm
sité to-the propased basin localed upsiream of the-existing 80" corugated melal pipe being the
upperterminus of the easteramost Southwiew Gardans storm sewer svstem subjest of this
svaiuation. The performance of the proposed detention basing are notedin Table 1 as folléws:

Eagﬁ Aresa #1 Drainage Arza #2 Drainage Aren #3 .
Return inflow | Aeleased] |  Inflow Heleased nRow Asleased
Pertod Q T Q Te a T Q o 3 1. Q Te

2 b
{ofst | imind ! {of8) | Opind | (cls) 1 (mindl (ofs] | {mird | {cis) { (mir) | fefs) | imin)
Yoyear | 7642 | 20 | 880 | &7 156701 9 118701 285 lat27] 3t 120571 95
S5wear |OB7/7] 19 [1110] 83 [7474: 9 126001 25 1 119.9] 29 12524] 90
100-year {1402 ] 17 [13.21] 58 1064 3 12516 24 ;1681 27 14129] B8t

The resulis of the release rates indicsted in Table 1 are & or below the design tugets used in
determining the required basin voiumes and oullst soniro! struchrs oonfiguiations. The fargat
release rates were astablished by the maxdmum capacities of the-sections of the existing
Southview Gardens siorm sawer sysiems immediately downstream of ibe greposed basing, With
the proposed basins sized accordingly end the desired resuits achieved as ndicated In Table 1,
anevaluation of the existing Southview Gardens slorm sowsr systems was then conducted (o
detarmineg the effects of the proposed détention basing on the downstream storm waler draingage
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systern hehavior. As indicated by the resulls containgd in Appendix C, the provision of detantion
taging as proposed will redice the storm water loadings on the exising Southview Gardans
systerns such that no system is operating in - surcharged condifion.

CONCLUBIONS

it view of owr evalustion of the available data and studies refetenced Bereln as sudh relates o
ihe hydraulic characisristics of the subject site and the inmediately adiacent downsiream stonm
watdr systems, said inforrmation lends cretence to the conclusion that the proposed development
area s subijest (o chromic Booding that adversely impacis on real property inthe area.”

Likewase, the provided defineation of the exidting dralnage arcas of the orojedt site and
downstream iributary area reasonably show thal “surface waler that.discharges fromr alf or a part
of the ares and contriutes. iv Aooding within the ssne watershed.® The resulis of the preliminary
design: planning indicate hat through the implemerntation of the preliminarily proposed drainage
reastres ‘the redevelopmertt projeet provides for facilifes or improvemenis Io contribute to the
-alfeviation of alt or part of e dootling.”

Based upon the foregeing information as presenied harein; | herely cedify 1har the ares hersin
referred (o as the Rasp Farm site is subisel 1o conditions that qualily the site for the extablishenent
of a TIF District pursuant o subtgction A.3.{c) of 65 1LEE 5/11-74.4-3,

On behalf of TWM, inc., | thank you for this opportinity to be of gervios 10 ihe City of O'Fallon,

Should further detail be needed or il there are any questions concerning or clafifications required
of the material presented herein, please do not hesitate lo contaet ma.

Bincersly,
Thouvenot, Wade, & Moerchen, Inc.

Foberi 8, DeCongini, P.E,
Fdwardsyilie Branch Manager

cel Fiter -
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Appendix B

Legal Description

(To Be Inserted by City)



Appendix C

Original Legal Description
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SHERBUT ~ CARSON & ASSQOUCIATES, P.C.
CIVIL ENGINEERS - LAMND SURVEYORS
EAND DEVELOPMENT CONSULTANTS

JG Stetul, PEL LS 4 Maedow Halghts Pralessionct Park Sohond.l Gramind, L5

¥elth & Casen L8 - Cofnuviia, fnolt 2334 David 8. Cleston, 845, S5
(B} 24535484 Gy W, Gromivakt, 3.7
FAX 3453017

Land Desc:npcmn for the City of Q'Fallon
T.I.F. Boumdary

Pare of Sections 27, 28, 33 and 34, Township 2 North, Range 7 West of
che Thimd Principal Meridian and part of Sections 3 and 4, Township @
North, Range 7 West of the Third Priacipal Meridian, all in St. €lair
County, Illinois, and being more particularly described as follaws:

Beginning at the northwest cornar of Lot 13B of the Northeast (uarter
of Section 4, Township 1 Noszth, Range 7 West of the Third Principal
paridian; thence South along the west line of Lot 138 to the scukheast
corner of Lot 14A; thence West along the south linme of Lot 144, a
distance of 375.92 feet to & point 160 fser east of the southwest.
corner of Lot 143; thence South along the west linme of a tract
described in Deed Book 1624 on Page 136, a distance of 129.8 feet;
thence Rast, alomg the south line of said crack, a distance of 508.8
feat; thence South, 207 feet; thence Easi to-the west line of Lot 3A
of the Northeast Quarter of Section 4, Township 1 Borth, Range 7 West
of the Third Principal Meridian; theace South along the wast line of
Lot 3A to the southerly right of way lize of Wherry Housing Road;
thence Bast along saild southerly right of way line to a point on the
sourherly prolongation of the east iime of Lot 108 of the Northwest
Guarter of Sectico 3, Township 1 North, Range 7 West of the Third
Principal Meridian; thence North along said east line to the northeast
soraer of 2aid Lot 10A; thence West along the south line of Lot 11 of
ghe Northwest Quarter of Section 3 to the easterly right of way line
of 01d Illimais Route 158; thence North aleong said right of way line
o the sourh line of Lot 1 of the Norchwest Quarter of Saetion 3;
thence Bast along the south line of Lot 1 to the southeast corner of
Lot 1; thepce North along the east line of Lot 1 to the south line of
the Southwest Quarter of Section 34, Township 2 North, Range 7 West of
the Third Principal Meridian; thence Fast along said south line to the
scubtheast corner of Lot § of the Southwest Quarter of Section 34;
thence North along the sast line of Lot 8 to the mortheast cornar of
Lot §; theoce West along the north line of Lot § to the northerly
right of way line of F.A.T. Route §4; thence Northwesterly along said
right of way line to the west line of Lot 13 of the Southwest Quarter
of Saction 34; thence North along the wast line of Lot 13 to the,
northwest corner of said Lot 13; thence West along the south line of
the Northwest Quarter of Section 34 vo the easterly right of way line
of I1linois Route 158 (F.A.P. Route 55}); thence Northeasterly along
gaid right of way line to the east line of Lot 3 in the Northwest



e iy
SHERBUT - CARSON & ASSOCIATES, P.C.
- CIVIL ENGINEERS - LAND SURVEYOHRS
LAND DEVELOPMENT CONSULTANTS

43, Sharbyl, REL LS 4 Meaxiow Huighls Frofeassiond Parke Ssiwael J, Groming, L3,
Hasith 4. Cemsory, LA Lolraya, Mnoks 224 Do B, Tlesctowy, ELY, 11,
. {?? Jd5-S454 Gy W, Greeningdd, 5.4Y,
X 3453017

guarrer of Section 34; thencs North along.said east lime to the
northeast corner of Lot 3; thence West along the dortd lins of Lot 3
to the westerly right of way line of said I1linois Roube 158; thence
North along said right of way line td the easterly prolongation of a
.91 acre tract at the southwest corner of the interszection of
f1lineis Route 158 and T.5. Routée 50; thence West along the south line
of said 0.91 acre bwact to the spubthwest corner of said 0.91 acre
tract; thence North alomy the west line of said §.51 acre tract to tha
goutherly right of way line of U.S. Route 50; thence Northeasterly .4
along the southerly wight of way line of U.S. Route 50 to tha
southerly prolongation of the sast line of a2 2.74 acre btracr; thenca
North along.the east line of said 2.74 acre tract bo the mortheast
corner of said tract; thence Southwestarly along the nertherly line of
said tract to the east might of way line of Cdunty Eighway €1; theice
North along said east right of way line to the southerly right of way
line of the B & O Razilroad; thence Scouchwesterly along said tight of
way line to the west right of way line of said County Highway £1;
thence Soutl along said right of way line to the north lipe of Lot 214
of the Southeast Quarter of Section 28, Township 2 North, Range 7 West
of the Third Principal Meridian; thence West along the morth line of
Lot 21A to the northwest commer of said Lot 214; thence in a
Sguthwesterly direction along a line being the southerly line of a
15.0 acre tract in the Southeast Quarter of Section 28 no 4 concrete
monusent af the mprthwest eorner of a tract descrilbied in Deed Book
2930 on Page 1636 thence Houth 0 degrees 0L mdmuite Z2 seconds East,
along the west line of said tract, a distance of 275.00 fesi; thence
Scuoth 52 degrees 11 minutes U8 gsconds Wedt, a distance of 764.05 i
feet; thence Sguth 68 degrees 50 minutes 17 seconds West, a distance
of 342.93 feet to the west line of the Northeast Quarter of Section
33, Township 2 Norch, Raunge 7 West of the Third Principal Meridian;
thence Scuth along the west line of the Northesast Quarnter of Ssetion
33 to the southerly right of way line of U.§. Route 50; thence East
along the south right of way line of U.S§. Route 50 to the northerly -
pralongation of che weést line of "Hast Gate", reference being had to
the plat thereof recorded in ths Recorder's Office of St. Clair
County, Iliinois in Bock of Plats 85 on Page 35; theoce South along
the west line of "East CGate" to the south line of the Scutheast
fuarter of Section 33; thence Eask along said south lins to the Point
of Beginning.
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Appendix D

Parcel ID List



Parcel ID Numbers for Additional Property

PARCEL ID NUMBER
04-32.0-300-034
04-32.0-301-001
04-32.0-301-002
04-32.0-301-003
04-32.0-400-005

|
I
|
04-33.0-100-016 I
i

04-33.0-100-017
04-33.0-100-018
04-33.0-100-037
04-33.0-100-065
04-33.0-100-070
04-33.0-107-001
04-33.0-107-002
04-33.0-107-003
04-33.0-107-004

04-33.0-107-011
04-33.0-301-006




Q* ATTACHMENT B
1 L L | N O [ S

Certification of the Chief Executive
Officer of the municipality that the municipality
had complied with all of the requirements of this Act
during the preceding fiscal year
[65 T1L.CS 5/11-74.1-5 (d) (3) and 5/11-74.6-22 (d) (3)]

I, Gary Graham, the duly elected Mayor of the City of O’Fallon, County of St. Clair,
Iilinois, State of Ilinois, and as such, do hereby certify that the City of O’Fallon has
complied with all requirements pertaining to the Tax Increment Redevelopment
Allocation Act during the fiscal year covered by this report (May 1, 2010 — April 30,
2011).

/2] 2/ 1/ %M%Mm

’ Date/ Gary
Mayor of the City of O’Fallon

255 South Lincoln O’Fallon, IL 62289 Phone: (618) 624-4500 Fax : (618) 624-4508







ATTACHMENT C
¥

“(C) An opinion of legal counsel that the
municipality is in compliance with this Act.”
[65 ILCS 5/11-74.4-5 (d) (4) and 5/11-74.6-22 (d) (4)]

I, DALE FUNK, am the Tax Increment Financing Attorney for the City of O’Fallon,
Hlinois and have been such throughout the fiscal year covered by this report (May 1,
2010- April 30, 2011).

I have reviewed all information provided to me by the City administration and staff, and [
find that the City of O’Fallon, Illinois has conformed to all applicable requirements of the
Tlinois Tax Increment Redevelopment Allocation Act set forth hereunder to the best of
my knowledge and belief.

This opinion relates only to the time period set forth, and is based upon all informatio
available to me as of the end of said fiscal year.

ENal

) Date Signature

255 Scouth Lincoln O’Fallon, IL 62269 Phone: {618) 624-4500 Fax : (618) 624-4508






* ATTACHMENT D

City of O’Fallon
S§t. Clair County, Illinois

STATEMENT OF ACTIVITIES TO FURTHER
OBJECTIVES OF THE REDEVELOPMENT PLAN

Year Ended April 30, 2011

Williamsburg Center

Williamsburg Center is an office development that the City contracted with the developer to design, engineer,
manage, and finance construction of drives, sidewalks, sanitary sewer extensions, and other improvements.

kY
Lakepoint Centre

Lakepoint Centre is a combination/mixed type development including retail, office, and restaurant spaces as
part of this development, the City contracted with the developer to design, engineer, and construct drives,
sidewalks, storm water control facilities, and other improvements.

S

¥

Rasp Farm

The Rasp Farm property has been annexed into the City and purchased by a single developer. The developer
will develop a drainage system to correct the ongoing flooding issues on this property. Afier the system is in
place, the developer is to donate the drainage area and 15 acres of green space back to the City. The developer
will receive the $1.5 million the TIF has generated over its life in addition to any amounts generated of the
remaining TIF life of seven years. The City plans to create a new business park.






ATTACHMENT E

City of O’Fallon
St. Clair County, Illinois

DESCRIPTION OF AGREEMENTS REGARDING REDEVELOPMENT
OF PROPERTY WITHIN THE PROJECT AREA

Year Ended April 30, 2011

City of O’Fallon - Williamsburg Development Agreement

The City of O’Fallon - Williamsburg Development Agreement was made December 4, 1995, between the City
and the developer to provide tax increment financing to the developer of Williamsburg Center, an office park.
It is recorded in Book 3070 beginning at page 2175 of St. Clair County Records. The project included con-
struction of certain infrastructure: drives, sidewalks, sewer extension, eic., as well as certain professional fees
and financing costs.

Terms of the agreement provided the City would pay to the developer funds it was entitled to receive, which
were derived from the development project area, over a period of ten years, up to a contractually limited
amount. The developer was generally obligated to construct the project. All projects costs have been paid and
this agreement is complete,

City of O’Fallon - Lakepoint Development Agreement

The City of O’Fallon - Lakepoint Centre Development Agreement was made September 1, 1996, between the
City and developer to provide tax increment financing to the developer of Lakepointe Centre, an office park
and retail/service center. It is recorded in Book 3127 beginning at page 408 of St. Clair County Records. The
project included construction of certain infrastructure: drives, sidewalks, street lighting, storm water controt
facilities, etc., as well as certain professional fees.

Terms of the agreement provided the City would pay to the developer funds it was entitled to receive, which
were derived from the development project area, over a period of ten years, up to a contractually limited
amount. The developer was generally obligated to construct the project. All project costs have been paid and
this agreement is complete.

City of O’Fallon — Rasp Farm Agreement

The City of O’Fallon - Rasp Farm Agreement was entered in to provide tax increment financing to the
developer to correct an ongoing flooding problem. The project includes developing a drainage system to
contain the run off problems and then donating the property back to the City to create a business park.

Terms of the agreement provide that the developer receive the $1.5 million the TIF has accumulated through
current plus any additional incremental revenues generated during the final seven years of the life of the TIF.



ATTACHMENT G

City of O’Fallon
St. Clair County, Illinois

INFORMATION ON CONTRACTS
O'FALLON'S TIF ADVISORS HAVE WITH RECIPIENTS OF TIF FUNDS

Year Ended April 30, 2011

The City of O’Fallon has retained the services of Peckam Guyton Albers & Viet, Inc. (PGAV) to advise it on the
design development and management of the Illinois 158 Corridor TIF District. PGAV states that it has no
contracts with either Robert Wolfe, developer of Williamsburg Center or Dunbar Builders, Inc., developer of
Lakepoint Centre. :

The City of O Fallon has retained the services of Development and Municipal Initiatives (DMI Solutions) to
advise it on and prepare the amendment of the redevelopment plan to include the Rasp Farm project. DMI1
Solutions is not related to any, nor does it have any. contracts with developers of projects within the TIF District,
including the developer of the Rasp Farm project.




ATTACHMENT H

CITY OF O'FALLON
JOINT REVIEW BOARD -2010/2011 ANNUAL REPORT

To: Members of Joint Review Board Date: December 1, 2011
Members of the City Council
City Administrator, Walter Denton From: Dean Rich
City Attorney, Dale Funk
City Planner, Ted Shekell Re: Annual Report
Project

Name: O’Fallon TIF Program

CC: File Project
Number: 14922-10

In accordance with the City's established policy initiated at the time of adoption of
the TIF program, a report to the Joint Review Board (JRB) will be prepared
annually. The purpose is to report the status of development/redevelopment
activities and revenue flow related to the City’s Tax Increment Financing (TIF)
Redevelopment projects approved within the boundaries of the TIF district.

Since the establishment of the district in 1995, there have been three
development projects approved within the boundaries of the TIF district.

APPROVED TIF PROJECTS

Since the 2010 Annual Report, no new projects were approved within the TIF
Redevelopment Area. A summary of the approved projects is outlined below.

Williamsburg Center

As you will recall, the first TIF Redevelopment Project that was approved is called
Williamsburg Center. This project consists of an office development to comprise
a fotal of 55,000 square feet in muitiple buildings at full build-out. The site is
situated on 5 acres on Eastgate Drive in the southwest quadrant of |-64 and
lllinois Route 158/US Route 50. The office space was developed on a buiid to
suit basis. The first building that was constructed is approximately 14,600 square
feet and houses a military contractor (Loran) with sophisticated computer
operations employing approximately 40 persons. Two additional buildings have
been constructed. Each of these huildings has a gross floor area of
approximately 11,200 square feet. This brings the total building area to
approximately 37,000 square feet. The developer received a total of $462,000 in
TIF real estate tax revenues to fund the infrastructure improvements. This
funding is structured without interest and is capped at a 10-year period. In



addition, the total amount is capped at the figure specified above. If the project
generates cumulative property tax revenue over time that reaches the funding
ceiling in a time period shorter than 10 years, then the funding is ended. The full
amount has been paid and this account is closed.

Lakepoint Centre

The second Redevelopment Project approved within the TiF district was
Lakepoint Centre. This development has three components; 108,000 square
feet of buiid-to-suit office space, 14,000 square feet of new retail development,
and the renovation of the historic mansion located on the tract for a restaurant.
The total project site is comprised of 39 acres; however, only 22 acres are
located within the boundaries of the TIF. The remaining acreage located along
the northern portion of the tract is dedicated to single -family residential
development and was excluded from the boundaries of the TIF district at the time
of adoption. This development is underway as well.

Within the TIF district boundaries, four office buildings have been constructed.
Each of these four buildings has a gross floor area of approximately 6,300 square
feet for a total of 25,200 square feet. The mansion renovation is complete. Full
build-out is expected to occur over a period of 2 years.

Like the Williamsburg project discussed above, the Lakepoint Centre
development will receive assistance on the same basis. A total of $376,289.00 in
TIF funding was approved for this project with costs eligible for TIF assistance
limited to supporting infrastructure. The term of financing is not to exceed 10
years and no interest will accrue on the outstanding amount. The full amount of
$376,289.00 has been paid and this account is closed.

Westmore Group

This development involves a number of tracts that have been assembled by the
Westmore Group at the northwest quadrant of the intersection of lllinois 158 and
Scott-Troy Road. This property is composed of several parts, not all of which are
within the TIF Redevelopment Area. Westmore owns in fee title approximately
3b acres abutting the intersection of the two roads. An additional 22 acres to the
north (the so-called Schmitt tract) is under contract to Westmore. There is no
movement on this property at this time,

Rasp Farm Addition

Since the 2010 report, plans were finalized and approved to expand the TIF to
include the Rasp Farm at the intersection of I-64 and Lincoln Ave. This property
has always been in Shiloh and was detached when |-64 was constructed. Shiloh
had not been willing to de-annex the property and O'Fallon would not provide
utilities without a joint approved development. When i-64 was constructed it
caused a huge amount of rain water to drain across the property and flood



numerous properties along Dartmouth and surrounding areas. It was not caused
by Shiloh and it did not damage their property and O’Fallon did not own the
property to fix the drainage.

Through several years of working with Shiloh, an arrangement was made to
swap the Rasp property with some property that O’Falion controlied south of 1-64
in a parcel purchased by Barnes-Jewish Hospital contingent upon the swap.

With the property now de-annexed from Shiloh, O'Fallon was able to annex Rasp
into O’Fallon and connect it to the original TIF by taking in agricultural acreage
along Hwy 50 just west of the original TIF and coming behind homes on Butternut
Lane and Edgewood Drive, adjacent to I-64. A single developer who purchased
the entire Rasp property will develop a drainage system to contain the run-off that
has plagued Southview for over 20 years, donate the drainage area and 15 acres
of green space back to the City. For this, the developer will receive the $1.5
million the TiIF has accumulated over its life plus any it generates during its

" remaining 7 years. The life of the TIF will not be extended, O’Fallon will have a
historic drainage problem solved and the taxing bodies will be the recipient of the
tax on a new business park in only 7 years versus the 23 years a hew TIF would
normally require. Without this agreement and TIF, this farm could have remained
in limbo for another 20 years earning minimal agricultural return.

REVENUE ACCRUALS AND PAYMENTS

The only revenue that has accrued to the TIF fund is that which represents the
“natural growth” of the assessed values of the properties in the Redevelopment
Area.

As of April 30, 2011, the fund balance in the TIF account is shown in the table
below. Note that the City has not taken any reimbursement for its costs of
implementing the TIF program.

Beginning Balance $ 1,399,748
(Carried over from the previous fiscal year)
Receipts:
Incremental Property Taxes 343,028
Interest 135
Sub-Total 343,163
Less Expenses:
Professionai Services 22,987
Development Projects 3,351
Debt Service Payment 0

Ending Balance $ 1,716,573



The City has researched the Assessor data for each parcel involved in the
Redevelopment Area. The City can now track the EAV of the TIF district more
carefully and assure itself that the Assessor is accurately attributing the TIF

revenues.

OTHER ACTIVITIES

As noted in last year’s report, the growth and development of the TIF district will
be impacted by the initiation of commercial activity at Mid-America Airport. The
future growth and development of the TiF district, while not entirely dependent on
this facility for its generatlon will be slowed if the commercial use of the new

alrport languishes.



ATTACHMENT K

City of O'Fallon
St. Clair County, [llinois

STATEMENT OF REVENUES, EXPENDITURES
AND CHANGES IN FUND BALANCE -
BUDGET (GAAP BASIS) AND ACTUAL
NONMAJOR SPECIAL REVENUE FUND - TAX INCREMENT FINANCING

Year Ended April 30, 2011

Final
Budget Actual
REVENUES
Property taxes 3 350,000 3 343,028
Interest income 100 135
Total revenues 350,100 343,163
EXPENDITURES
Current
Administration - -
Attorney and other professional fees 46,000 22,987
Materials and supplies ' - -
Development projects 304,100 3,351
Capital outlay - .
Debt Service
Principal - -
Interest - -
Total expenditures 350,100 26,338
Excess of revenues
over expenditures - 316,825
Fund balance, beginning of year 1,399,748
FUND BALANCE, END OF YEAR 1,716,573

AS

ALLISON KNATF &
SIEKMANN, LT

CERTIFED PUBUC ACCOUNTANTS
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' Honorable Mayor and C:ty Counc1l
City- of o Fallon Illmoxs

require that we plan and perform the audnt to obtam reasonable assurance about whether the ﬁnanc:al statements

on a test bas:s ewdencc supportmg the amounts

are free of material mlsstatcment An audit mcludes exammm g,

sxgmf’ cant esumates made by management, as. well. as evaluatmg thc ovcralI financial statcment présentatic’m. We.

believe that our audit provides a reasonable basm-for our opinions..

P.O. Box 165 » 120 Mill Street

2810 Frank Scoft Parkway West, Ste. 704 R

Beidleville, linois 62223-5007 . Bethatto, Hllinols 62010-0165
(618) 233-2641 (618) 397-9300 FAX.(618) 233-6334 (618) 377-2171 FAX (618) 377-2173
| B g

Members of: Amefican Instthute of Certifled Public Accountants - lincis C.P.A. Society



The management of the City of OFallon, [llinois is responsible for the govemnment's compliance with laws
and regulations. In connection with our audit, nothing came to our attention that caused us to believe that the City
failed to comply with the accounting provisions in Subsection (9) of Section 11-74.4-3 of Public Act 85-1142
insofar as they relate to accounting matters. However, our audit was not directed primarily toward obtaining know-
ledge of such noncompliance.

This report is intended solely for the information and use of the City Council and management of the City of

O'Falion, Illinois and the State of lilinois, and is not intended to be and should not be used by anyone other than

these specified parties.
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