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City of St. Charles
Ordinance No. 2015-M-

An Ordinance Approving and Adopting the Second Amendment to
the First Street TIF Redevelopment Project Area

WHEREAS, the City Council of the City of St. Charles, Kane and DuPage Counties,
Illinois (the "City"), determines that it is desirable and in the best interest of the citizens of the
City of St. Charles, Kane and DuPage Counties, Illinois (the "City"), for the City to implement
tax increment allocation financing pursuant to the Tax Increment Allocation Redevelopment Act,
Division 74.4 of Article 11 of the Illinois Municipal Code, as amended (the "Act"), for a
proposed Second Amendment to the First Street TIF Redevelopment Project Area (the "Plan and
Project") within the municipal boundaries of the City within the redevelopment project area (the
"Area") described in Section 2(a) of this Ordinance, which Area constitutes in the aggregate
more than one and one-half acres; and

WHEREAS, pursuant to Section 11-74.4-5 of the Act, the City of St. Charles (the
"Corporate Authorities") called a public hearing relative to the Plan and Project and the
designation of the Area as a redevelopment project area under the Act on January 20, 2015; and

WHEREAS, due notice with respect to such hearing was given pursuant to Section 11-
74.4-5 of the Act, said notice being given to taxing districts and to the Department of Commerce
and Economic Opportunity of the State of Illinois by certified mail on November 21, 2014, by
publication on December 23, 2014, and January 6, 2015, and by certified mail to taxpayers and
residents within the Area on January 5, 2015; and

WHEREAS, the City has heretofore convened a joint review board on December 16,
2014 as required by and in all respects in compliance with the provisions of the Act; and

WHEREAS, the Corporate Authorities have reviewed the information concerning such
factors presented at the public hearing and have reviewed other studies and are generally
informed of the conditions in the proposed Area that could cause the Area to be a "Conservation
Area" as defined in the Act; and

WHEREAS, the Corporate Authorities have reviewed the conditions pertaining to lack of
private investment in the proposed Area to determine whether private development would take
place in the proposed Area as a whole without the amendment of the proposed Plan and Project;
and

WHEREAS, the Corporate Authorities have reviewed the proposed conditions pertaining
to real property in the proposed Area to determine whether contiguous parcels of real property
and improvements thereon in the proposed Area would be substantially benefited by the
proposed Plan and Project improvements; and

WHEREAS, the Corporate Authorities have reviewed the proposed Second Amendment
to the Plan and Project and also the existing comprehensive plan for development of the City as a
whole to determine whether the proposed amendment to the Plan and Project conform to the
comprehensive plan of the City
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NOW, THEREFORE, BE IT ORDAINED by the Mayor and the City Council of the City
of St. Charles, Kane and DuPage County, Illinois, in the exercise of its home rule powers, as
follows:

1. That the foregoing recital clauses to this Ordinance are adopted as findings of the
Corporate Authorities of the City of St. Charles and are incorporated herein by
specific reference.

2. That the Corporate Authorities hereby make the following findings:

a. The Area is legally described in Exhibit A attached hereto and incorporated
herein as if set out in full by this reference. The general street location for the Area is described
in Exhibit B attached hereto and incorporated herein as if set out in full by this reference. The
map of the Area is depicted on Exhibit C attached hereto and incorporated herein as if set out in
full by this reference.

b. There exist conditions that cause the Area to be subject to designation as a
redevelopment project area under the Act and to be classified as a Conservation Area as defined
in Section 11-74.4-3(b) of the Act.

c¢. The proposed Area on the whole has not been subject to growth and
development through investment by private enterprise and would not be reasonably anticipated
to be developed without the amendment to the Plan.

d. The Plan and Project, as amended, conform to the comprehensive plan for the
development of the City.

e. The parcels of real property in the proposed amended Area are contiguous,
and only those contiguous parcels of real property and improvements thereon that will be
substantially benefited by the proposed Plan and Project improvements are included in the
proposed Area.

f. The estimated date for final completion of the Second Amended
Redevelopment Project Plan and Project is December 31, 2025 and it is anticipated that all
obligations incurred to finance redevelopment project costs, if any, as defined in the Plan and
Project shall be retired by such date.

3. That the amended Plan and Project, which were the subject matter of the public
hearing held on January 20, 2015, is hereby adopted and approved. A copy of the amended Plan
and Project is set forth in Exhibit D attached hereto and incorporated herein as if set out in full
by this reference.

4. That if any section, paragraph, or provision of this Ordinance shall be held to be
invalid or unenforceable for any reason, the invalidity or unenforceability of such section,
paragraph, or provision shall not affect any of the remaining provisions of this Ordinance.
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5. That all ordinances, resolutions, motions, or orders in conflict herewith shall be, and
the same hereby are, repealed to the extent of such conflict, and this Ordinance shall be in full
force and effect immediately upon its passage by the City Council and approval as provided by
law.

6. This Ordinance and each of its terms shall be the effective legislative act of a home
rule municipality without regard to whether such ordinance should (a) contain terms contrary to
the provisions of current or subsequent non-preemptive state law; or (b) legislate in a manner or
regarding a matter not delegated to municipalities by state law. It is the intent of the corporate
authorities of the City of St. Charles that to the extent that the terms of this ordinance should be
inconsistent with non-preemptive state law, said terms shall supersede said state law to the extent
of said inconsistency.

7. That this Ordinance shall be in full force and effect from and after its passage,
approval and publication in pamphlet form as provided by law.

PRESENTED to the City Council of the City of St. Charles, Illinois this 17th day of
February, 2015.

PASSED by the City of Council of the City of St. Charles, Illinois on this 17th day of
February, 2015.

APPROVED by the Mayor of the City of St. Charles, Illinois this Illinois this 17th day of
February, 2015.

Raymond P. Rogina, Mayor
Attest:

Nancy Garrison, City Clerk

Vote:
Ayes:
Nays:
Absent:
Abstain:
Date:

APPROVED AS TO FORM:

City Attorney

DATE:
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List of Exhibits

EXHIBIT A — Legal Description
EXHIBIT B — General Street Location
EXHIBIT C — Map of Redevelopment Project Area

EXHIBIT D — Second Amended South River Road Tax Increment Plan and Project
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EXHIBIT A

LEGAL DESCRIPTION

Beginning at the southeast corner of Block 48 in the Original Town of St. Charles, recorded May
8, 1837, in Book 19, page 2; thence northeasterly, 324 feet along the northerly line of Illinois
Route 64 (Main Street) to the southeast corner of Block 45 in said subdivision; thence
southeasterly, 80 feet to the northeast corner of Block 44 in said subdivision; thence
northeasterly, along the southerly line of Illinois Route 64 (Main Street) to the westerly line of
1st Street, according to the plat recorded January 25, 1844, in Book 4, page 342; thence
southeasterly, 59.15 feet along said right-of-way to an angle point in said line; thence
southeasterly, 37.52 feet along said right-of-way to the easterly extension of the north line of Lot
13 in the Amended Phase II First Street Redevelopment Subdivision, recorded July 8, 2008, as
Document No. 2008K056095; thence South 78 degrees 29 minutes 30 seconds West, 12.31 feet
along said extension to the northeast corner of said Lot 13; thence South 11 degrees 54 minutes
23 seconds East, 441.52 feet along the east line of Lots 13 and 3 in said subdivision to a curve in
said line; thence southwesterly, 44.24 feet along said curve having a radius of 28.00 feet, the
chord of said curve bears South 33 degrees 21 minutes 37 seconds West, 39.78 feet to the
southerly line of said Lot 3; thence South 78 degrees 37 minutes 37 seconds West along said
southerly line to the northerly extension of the westerly line of Lot 6 in Phase I of First Street
Redevelopment Subdivision, recorded March 29, 2007, as Document No. 2007K035551; thence
South 11 degrees 13 minutes 55 seconds East, along said extension and said westerly line to a
jog in said westerly line; thence North 78 degrees 20 minutes 40 seconds East, 41.90 feet along
said jog; thence South 11 degrees 39 minutes 20 seconds East, 197.00 feet along said westerly
line to the southwest corner of said Lot 6; thence North 78 degrees 35 minutes 36 seconds East,
84.96 feet along the south line of said Lot 6 to the southeast corner thereof; thence South 11
degrees 30 minutes 41 seconds East, 25.00 feet along an east line of Lot 5 in said subdivision to
the northeast corner of Lot 14 thereof; thence South 78 degrees 35 minutes 36 seconds West,
66.48 feet along the north line of said Lot 14 to the northwest corner thereof; thence South 11
degrees 17 minutes 02 seconds East, 231.95 feet along the west line of Lots 14 and 7 in said
subdivision to the southwest corner of said Lot 7; thence North 78 degrees 42 minutes 53
seconds East along the south line of said Lot 7 and the easterly extension thereof to the westerly
line of Brownstone, recorded January 2, 2001, as Document No. 2001K000149; thence
southeasterly, along said westerly line to the southwest corner thereof; thence northeasterly,
128.91 feet along the northerly line of Prairie Street; thence continuing northeasterly along the
northerly line of Prairie Street, being a curve to the right having a radius of 340.0 feet, to the
intersection with the northwesterly extension of the westerly line of Parcel 10 in said
Brownstone; thence southeasterly, along said extension and said westerly line, to the south
corner of said Parcel 10; thence southwesterly, along the southwesterly extension of the easterly
line of said Parcel 10, to the southwesterly line of Illinois Route 31 (Geneva Road); thence
northwesterly, along said right-of-way line to an angle point in said line as described in Warranty
Deed recorded as Document No. 97K057468; thence northwesterly along said right-of-way line
to the northeast corner of Block 43 in the Original Town of St. Charles; thence southwesterly,
132 feet along the southerly line of Walnut Street, to the northeast corner of Lot 2 in said Block
43; thence northwesterly, 192 feet along the southeasterly extension of the easterly line of Lot 6
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and the easterly line of Lot 6 in Block 44 of said subdivision, to the northeast corner of said Lot
6; thence southwesterly, 192 feet along the north line of Lots 6 and 5 and the westerly extension
thereof, to the southeast corner of Lot 4 in Block 49 in said subdivision; thence northwesterly,
212 feet along the easterly line of said Lot 4 and the northerly extension thereof, to the Point of
Beginning.
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EXHIBIT B

GENERAL STREET LOCATION

The Redevelopment Project Area is generally bounded by South 3™ Street on the west,
South 2" Street on the east, Walnut Street on the south and Main Street on the north.
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EXHIBIT C

MAP OF REDEVELOPMENT PROJECT AREA
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EXHIBIT D

REDEVELOPMENT PLAN AND PROJECT
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CITY OF ST. CHARLES, ILLINOIS

SECOND AMENDMENT TO THE FIRST STREET

TIF REDEVELOPMENT PLAN

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

Prepared for: City of St. Charles, Illinois

Prepared by: Kane, McKenna and Associates, Inc.

Original TIF Plan — March 2002
First Amendment — January 2006
Draft Second Amendment — December 2014



SECOND AMENDMENT TO THE FIRST STREET
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I. INTRODUCTION

In 2002, the City of St. Charles (the “City”) adopted the First Street
Redevelopment Plan and Project (the “Original TIF Plan,” attached as Exhibit A.
In 2006 the City amended the Original TIF Plan, (the “First Amendment”) that
Plan is attached as Exhibit B. The Original First Street TIF, (the “Original TIF
District,” “Original Redevelopment Project Area,” or “Original RPA”) was
primarily bordered by Main Street on the north, the Fox River on the west,
Prairie Street on the south, and South 214 Street on the west.

The purpose of this report is to update and amend the Original TIF Plan
principally by removing all property located east of South 15t Street from the TIF
District and adding the property located on the block located northwest of the
Original TIF. The additional block is bordered by Main Street on the north,
Walnut Street on the south, South 3 Street on the west and South 2nd Street on
the east. These new boundaries constitute the First Street TIF District, Second
Amendment (the “Second Amendment,” “TIF District,” “Redevelopment Project
Area,” or “RPA”). A secondary goal is to re-state and update some of the goals
and objectives from the Original TIF Plan and the First Amendment.

The City is pursuing the proposed amendment as part of its strategy to promote
the continued revitalization of key under-utilized properties located west of the
Fox River and south of Main Street. The City sees this area as a key economic and
cultural space for the community and believes that continued investment within
the area is necessary to ensure its success. The City believes that these goals are
consistent with the Comprehensive Plan and the principles which guide the City’s
development and planning processes.

Kane, McKenna and Associates, Inc. (KMA) has been retained by the City to
assist the City in drafting this amendment to the Plan.

Objectives

The City’s general economic development objectives are to enhance commercial,
retail, and mixed use opportunities within the City, including the First Street TIF
District, as amended.

1) Continue efforts to provide the assistance required to eliminate
conditions detrimental to successful redevelopment of the downtown
area of the City.

2) Keep the City’s economic development principles aligned with the
comprehensive plan and other community development plans and
goals.

City of St. Charles — Second Amendment to the First Street Redevelopment Plan & Project

Page 1
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TIF Mechanism

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

Housing Impact Study

It is found, and certified by the City, in connection to the process required for the
amendment of this Plan and Project pursuant to 65 ILCS Sections 5/11-74.4-
3(n)(5) and 5/11-74.4-5(c) of the TIF Act, that this Plan and Project will not result
in the displacement of 10 or more inhabited residential units. Therefore, this
Plan and Project does not include a housing impact study. If at a later time the
City does decide to dislocate more than ten (10) inhabited residential units, this
Plan would have to be amended and a housing impact study would be completed.

City of St. Charles — Second Amendment to the First Street Redevelopment Plan & Project
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II. THE PROPOSED FIRST TIF DISTRICT, SECOND
AMENDMENT

The purpose of this report is to amend the TIF Plan principally by removing all
properties located east of South 1st Street from the TIF District, First
Amendment and adding properties located along 200 block of Main Street and
the 10 block of South 2nd Street. A secondary goal is to re-state certain goals from
the Original TIF Plan and the TIF Plan, as Amended.

The TIF District, pursuant to the Second Amendment, is generally bounded by
Main Street on the north, Prairie Street on the south, South 2nd Street and South
31 Street on the west, and South 15t Street on the east.

The Original TIF Plan attached as Exhibit A provides a boundary map and legal
description of the Original TIF District.

The First Amendment attached as Exhibit B provides a corrected legal
description of the Original TIF District and provides an updated and increased
budget for redevelopment projects.

City of St. Charles — Second Amendment to the First Street Redevelopment Plan & Project

Page 3
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III. AMENDMENTS TO THE TIF PLAN

In this section, amendments to the First Amendment are presented. Collectively,
the amendatory language and revised exhibits comprise the “Second
Amendment.”

Section 1, Executive Summary: Amendments

RPA contains 33 buildings, 55 tax parcels and is approximately 11.24 square

Page 1, paragraph 2 - Amend paragraph to read as a follows —~ “The First Street
acres, excluding right of ways, in size.”

Section 1, Objectives: Amendments

Page 2, point number 8 - Amend the sentence to read as follows — “Support the
goals and objectives of other overlapping plans, including the 2013
Comprehensive Plan, 2014 Strategic Plan, 2007 Economic Development Plan,
2003 St. Charles Bicycle and Pedestrian F acilities Plan, 2002 River Corridor
Master Plan, and 2000 Downtown Strategy Plan.”

Section 2, Introduction: Amendments

Page 6, paragraph 2 - Amend the paragraph to read as follows - “The community—!
context of the RPA is detailed on Map 1 (at the time of the original TIF Plan).”

Page 6, paragraph 3 - Amend the paragraph to read as follows - “The RPA
contains 33 buildings, 55 tax parcels and it approximately 11.24 square acres in
size, excluding right of ways. The RPA is generally bounded by West Main Street
on the north, Prairie Street on the south, South Second Street on the west, and
South First Street on the east.”

Page 6, paragraph 4 - Amend the first sentence to read as follows — “Map 2
details the boundaries of the RPA, at the time of the original TIF Plan,
including...”

Page 6, paragraph 5 — Amend the paragraph to read as follows - “Appendix 1
contains the legal description of the RPA at the time of the original TIF Plan.”

Page 7, Map 1 — Amend the title of the map to read as follows — “City of St.
Charles: First Street RPA at the Time of the Original TIF Plan”

Page 8, Map 2 — Amend the title of the map to read as follows — “City of St.
Charles: First Street RPA at the Time of the Original TIF Plan”

L_

City of St. Charles — Second Amendment to the First Street Redevelopment Plan & Project Page 4
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Page 9, subsection “Existing Land Use” — Amend the subsection title to read as
follows — “Existing Land Use at the Time of Original TIF Plan”

Page 10, Map 3 — Amend the title of the map to read as follows — “City of St.
Charles: First Street RPA at the Time of the Original TIF Plan”

Section 3, Eligibility Analysis

Page 16, Map 3, - Amend the title of the map to read as follows — “City of St.
Charles: First Street RPA at the Time of the Original TIF Plan”

Section 4, Redevelopment Project and Plan

Page 20, paragraph 2 — Amend the paragraph to read as follows — “The
Redevelopment Plan identifies tools for the City to: support the establishment
and improvement of the RPA as a cohesive mixed-use corridor consistent with
the City’s 2013 Comprehensive Plan, 2014 Strategic Plan, 2007 Economic
Development Plan, 2003 St. Charles Bicycle and Pedestrian Facilities Plan, 2002
River Corridor Master Plan, 2000 Downtown Strategy Plan, Chicago
Metropolitan Agency for Planning Go To 2040 Plan, and Kane County 2040 Plan;
support other improvements that serve the redevelopment interests of the local
community and the City; and assist existing businesses s to expand and improve
their places of business, and/or mechanisms as set forth in the Redevelopment
Plan.”

Page 22, point number 8 — Amend the sentence to read as follows — “Support the
goals and objectives of other overlapping plans, including the 2013
Comprehensive Plan, 2014 Strategic Plan, 2007 Economic Development Plan,
2003 St. Charles Bicycle and Pedestrian Facilities Plan, 2002 River Corridor
Master Plan, and 2000 Downtown Strategy Plan.”

Page 24, paragraph 1 — Amend the last sentence to read as follows — “The
proposed objectives are compatible with the City’s 2013 Comprehensive Plan,
2014 Strategic Plan, 2007 Economic Development Plan, 2003 St. Charles Bicycle
and Pedestrian Facilities Plan, 2002 River Corridor Master Plan, and 2000
Downtown Strategy Plan for the future improvement and redevelopment of the
First Street TIF District as amended.”

Page 24, subsection “Housing Impact and Related Matters” — Strike the second
paragraph.

Page 25, Map 4, - Amend the title of the map to read as follows — “City of St.
Charles: First Street RPA at the Time of the Original TIF Plan”

City of St. Charles — Second Amendment to the First Street Redevelopment Plan & Project Page 5
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Section 5, Financial Plan

Page 28, subsection, “Estimated Redevelopment Project Costs,” — Amend the
table entitled “Table 2: Estimated TIF Eligible Costs” to read as follows:

Table 2
RPA Project Cost Estimates
Program Actions/Improvements Estimated

Costs

Land Acquisition and Relocation $11,750,000
Site Preparation, Including Environmental Remediation,
Demolition, and Site Grading

$2,000,000
Utility Improvements (Including Water, Storm, Sanitary
Sewer, Service of Public Facilities, and Road Improvements)

$3,000,000
Public Improvements/Facilities and Parking Structures $13,000,000
Rehabilitation of Existing Structures $1,000,000
Interest Costs Pursuant to the Act $250,000
Professional Service Costs (Including Planning, Legal,
Engineering, Administrative, Annual Reporting, and
Marketing) $1,500,000
Job Training $500,000
Statutory School and Library District Payments $750,000
TOTAL ESTIMATED TIF BUDGET $33,750,000

Page 31, subsection, “Most Recent Equalized Assessed Valuation of Properties in
the Redevelopment Project Area,” — Amend the second sentence to read as
follows: “The base EAV of all taxable parcels in the RPA is approximately

$4,191,829.”

City of St. Charles — Second Amendment to the First Street Redevelopment Plan & Project Page 6
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Other Amendments

Figures 1, 2, and 3 of the Original TIF Plan — Amended as attached hereto as
Exhibit C. The TIF District boundary maps, existing land use map, and intended
land use map are replaced by the maps enclosed herein.

Appendix B of the Original TIF Plan (Legal Description) — Amended as attached
hereto as Exhibit D.

Section 3 of the Original TIF Plan — Amended as attached hereto as Exhibit E.

City of St. Charles — Second Amendment to the First Street Redevelopment Plan & Project Page 7
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Exhibit A
Original TIF Plan & Qualification Report



First Street Redevelopment Project Area

Tax Increment Financing District
Eligibility Study, Redevelopment Plan and Project

City of St. Charles

Adopted on March 18, 2002

'F'Sl B. Friedman & Company

Real Estate Advisors and Development Consultants
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1. Executive Summary

In June 2001, S. B. Friedman & Company was engaged by the City of St. Charles (the “City”) to
conduct a Tax Increment Financing Eligibility Study and prepare a Redevelopment Plan and Project
(the “Redevelopment Plan™). This report details the eligibility factors found within the First Street
Redevelopment Project Area (the “RPA”) Tax Increment Financing (“TIF”) District in support of
its designation as a “conservation area” within the definitions set forth in the Illinois Tax Increment
Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq., as amended (the “Act”). This report
also contains the Redevelopment Plan and Project for the First Street RPA.

The First Street RPA is located wholly within St. Charles Township, in downtown St. Charles and
contains approximately 22 acres of land. It consists of sixty-two (62) tax parcels with thirty-
nine(39) buildings (not including ancillary structures such as garages). One (1) of the sixty-two (62)
parcels is vacant and ten (10) are improved as parking lots or rights-of-way.

Determination of Eligibility
This report concludes that the RPA is eligible for TIF designation as a “conservation area” because

50% or more of the structures in the area have an age of 35 years or more and because the following
four (4) eligibility factors for improved land have been found to be present to a major extent:

. Deterioration;

. Deleterious Land Use or Layout;
. Obsolescence; and

. Lack of Growth in EAV;

The factors are defined under the Act at 65 ILCS 5/11-74.4-3 (a) and (b). Additionally, three other
eligibility factors are present to a minor extent and demonstrate that the RPA is in a state of gradual
decline through disinvestment. Left unchecked, these conditions could accelerate the decline of the
area and, combined with those factors that have been documented to be present to a major extent,
could lead to more widespread and intensive disinvestment. These factors are:

. Excessive Land Coverage;
. Inadequate Utilities; and
. Lack of Community Planning.

Redevelopment Plan Goal, Objectives, and Strategies

The overall goal of the Redevelopment Plan is to reduce or eliminate conditions that qualify the
RPA as a conservation area; to provide the direction and mechanisms necessary to stimulate the
redevelopment of vacant and underutilized parcels; and to establish the RPA as a cohesive and
vibrant mixed-use corridor that provides a comprehensive range of commercial and retail uses to the
surrounding residential community, while accommodating residential and institutional uses where
appropriate. Redevelopment of the RPA will strengthen the economic base and improve the image
of the City as a whole. The City’s “Priority Survey” of St. Charles residents over the last several
years has consistently shown that one of the most important priorities for the City of St. Charles
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should be to maintain an attractive and vital downtown.

Rehabilitation and redevelopment of the RPA are to be achieved through an integrated and
comprehensive strategy that leverages public resources to stimulate additional private investment.
The underlying strategy is to use tax increment financing, as well as other funding sources, to
reinforce and encourage further private investment.

Objectives. Twelve (12) broad objectives support the overall goal of area-wide revitalization of the
RPA. These include:

1. Foster the development of the First Street corridor as an auto- and pedestrian-friendly retail
corridor that enhances the overall quality of life of City residents and serves as an
appropriate gateway to the downtown district of the City of St. Charles;

2, Provide resources for streetscaping and landscaping to visually link diverse land uses and
create a cohesive and integrated identity for a mixed-use First Street corridor that is
attractive to pedestrian traffic;

3. Reinforce a downtown identity through such improvements as gateway features, signage,
and other public and private improvements;

4. Facilitate the development of new public facilities, parks, and open space in appropriate
locations throughout the RPA as needed and in accordance with the Redevelopment Plan,
including the creation of a continuous pedestrian loop along the Fox River between Main
Street and Prairie Street and the development of pedestrian connections between First Street
and the Fox River;

5 Facilitate the provision of adequate on- and off-street parking for visitors, employees, and
customers of the RPA;

6. Facilitate the assembly, preparation, and marketin g of vacant and underutilized sites for
rehabilitation and/or new retail, commercial, institutional, and residential development, and
provide for corrective actions to address environmental problems to permit development and
redevelopment, as needed or appropriate;

7. Foster the improvement and/or creation of the public infrastructure where needed, including
sidewalks, streets, curbs, gutters, underground water and sanitary systems, and stormwater
detention of adequate capacity to facilitate the rehabilitation of properties within the RPA
as well as the construction of new retail, commercial, residential, and mixed-use
development where appropriate;

8. Support the goals and objectives of other overlapping plans, including the Downtown St.
Charles Strategy Plan, 2000 (prepared for the City of St. Charles by the Downtown
Professionals Network), and the First Street Business District. Coordinate available federal,
state, and local resources to further the goals of this redevelopment plan;
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9,

11,

Promote a comprehensive development plan that includes a detailed parking and traffic plan
that will address potential access/curb-cut consolidation, on-street parking, and the creation
of pedestrian links to the Fox River;

Strengthen the economic well-being of the RPA and the City of St. Charles by providing
resources for rehabilitated and new commercial, residential, and mixed-use development in
the RPA, as appropriate;

Provide opportunities for women-owned, minority-owned, and locally owned businesses to
share in the job and construction opportunities associated with the redevelopment of the
RPA; and

Support job training programs and increase employment opportunities, including welfare to
work programs, for individuals working in area businesses.

Strategies. Redevelopment and rehabilitation of specific sites within the RPA will be supported in
order to stimulate private investment and enhance the RPA. Development of vacant and
underutilized sites is anticipated to have a positive impact on other properties beyond the individual
project sites. These objectives will be implemented through four (4) specific and integrated
strategies. These include:

L

Implement Public Improvements. A series of public improvements throughout the RPA
may be designed and implemented to help define and create an identity for the area and sub-
areas, prepare sites for anticipated private investment, and create a more conducive
environment for retail, commercial, residential, and institutional development.

Publicimprovements may include the construction of public parking facilities, streetscapin g,
new or improved street and sidewalk lighting, new or improved sidewalks and streets, new
or improved underground infrastructure, stormwater detention of adequate capacity, the
creation of parks, trails, and open space, and other public improvements consistent with the
Redevelopment Plan. These public improvements may be completed pursuant to
redevelopment agreements with private entities or intergovernmental agreements with other
public entities, and may include the construction, rehabilitation, renovation, or restoration
of public improvements on one or more parcels.

Facilitate Property Assembly, Demolition, and Site Preparation. Sites may be acquired
and assembled by the City to attract future private investment and development. The
consolidated ownership of these sites will make them easier to market to potential developers
and will streamline the redevelopment process. In addition, financial assistance may be
provided to private developers seeking to acquire land and assemble sites to undertake
projects supportive of this Redevelopment Plan.

To meet the goals, policies or objectives of this Redevelopment Plan, the City may acquire
and assemble other property throughout the RPA. Land assemblage by the City may be done
by purchase, exchange, donation, lease, or eminent domain, and may be for the purposes of
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(a) sale, lease, or conveyance to private developers, or (b) sale, lease, conveyance or
dedication for the construction of public improvements or facilities. Site preparation may
include such preparatory work as demolition of existing improvements and environmental
remediation, where appropriate. Furthermore, the City may require written development
agreements with developers before acquiring any properties. As appropriate, the City may
devote acquired property to temporary uses until such property is scheduled for disposition
and development.

3. Encourage Private Sector Activities and Support Rehabilitation and New Development.
Through the creation and support of public-private partnerships, or through written
agreements, the City may provide financial and other assistance to encourage the private
sector, including local property owners and businesses, to undertake rehabilitation and
redevelopment projects and other improvements that are consistent with the goals of this
Redevelopment Plan.

4. Assist Existing Businesses and Property Owners. The City may provide assistance to
support existing businesses and property owners in the RPA. This may include financial and
other assistance for building rehabilitation, facade improvements, leasehold improvements,
and new construction of private facilities such as plazas and other pedestrian amenities.

Required Findings

The required conditions for the adoption of a Redevelopment Plan and Project are found to be
present within the study area.

First, the City is required to evaluate whether or not the study area has been subject to growth and
private investment and must substantiate a finding of lack of such investment prior to establishing
a tax increment financing district.

New investment that occurred in the study area in the past five years mostly consists of renovations
to three buildings: 24 S. Second Street, 111-113 W. Main Street, and 200 S. Second Street. A
significant amount of the renovation that has occurred has been undertaken with public assistance
through the City’s facade treatment program. Taken as a whole, the study area has not been subject
to widespread growth and development through investment by private enterprise.

The study area is located entirely within St. Charles Township. From 1995 through 2000 (the last
year for which data is available), the growth of equalized assessed valuation (“EAV,” which is the
value of property from which property taxes are based) in the study area has increased at a rate less
than that of the City as a whole. The compound annual growth rate of EAV for the study area was
26% less than that of the City as a whole between 1995 and 2000.

As another method to examine the scope of new investment in the study area, S. B. Friedman &
Company examined building permit data provided by the City of St. Charles Building Department.
Specifically, we examined building permit data for the period from 1996 through 2000 which
revealed that 25 permits were issued within the study area totaling approximately $916,341, with
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no permits issued for new construction, and three permits issued for demolition. However, over
77% of the total value of these permits was due to the remodeling of only three of the 36 buildings
inthe study area. Excluding these three buildings the total value of permits issued over the five-year
period was only $208,886. On average over our five-year study period, privately initiated permits
amounted to approximately $183,268 per year of total private investment, or less than 2% of the
total St. Charles Township Assessor’s estimate of market value of all property within the study area.
At this rate, it would take the private market a substantial amount of time to replace the current
Assessor’s market value of the study area.

The impact on surrounding properties of the property investment on which building permits were
issued has been isolated and minimal. These investments and existing property improvements have
not stimulated widespread new private investment in the study area as a whole. Public investment
through the City’s facade improvement program (a 50% matching program) totaled approximately
$200,000 (or about 20% the total value of building permits issued). Several buildings in the RPA
have remained vacant for over a year.

Second, the City is required to find that, but for the designation of the TIF district and the use of tax
increment financing, it is unlikely that significant investment will occur in the study area.

Without the support of public resources, the redevelopment objectives for the study area most likely
would not be realized. The area-wide improvements and development assistance resources needed
to redevelop and revitalize the study area as a mixed-use commercial district are extensive and
costly, and the private market on its own, has shown little ability to absorb all of these costs. Public
resources to assist with site preparation, environmental remediation, and public infrastructure
improvements are needed to leverage private investment and facilitate area-wide redevelopment
consistent with the City’s Comprehensive Plan. TIF funds can be used to fund site assembly and
preparation, environmental remediation, infrastructure improvements, and building rehabilitation.
Accordingly, but for the designation of a TIF district, these projects, which would contribute
substantially to area-wide redevelopment, are unlikely to occur.

Third, the study area includes only those contiguous parcels of real property that are expected to
benefit substantially from the proposed improvements.

Finally, the proposed land uses described in this Redevelopment Plan are consistent with the
Comprehensive Plan of the City of St. Charles and the Downtown St. Charles Strategy Plan. The
redevelopment opportunities identified in earlier area planning initiatives will be supported
substantially and their implementation facilitated through the creation of the Redevelopment Plan.

Development Advisors
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2. Introduction

The Study Area

This document serves as the eligibility study (“Eligibility Study™) and Redevelopment Plan and
Project for the First Street Redevelopment Project Area. The RPA is located in the southwest
quadrant of the City of St. Charles (the “City”), in Kane County (the “County”). In June 2001, S.
B. Friedman & Company was engaged by the City to conduct a study of certain properties in this
area to determine whether the area containing these properties would qualify for status as a “blighted
area” and/or “conservation area” under the Act.

The community context of the RPA is detailed on Map 1.

The RPA consists of 62 tax parcels with approximately 39 buildings and contains approximately 22
acres of land. Of the 62 tax parcels, one is vacant. The RPA is generally bounded by Main Street
(Route 64) on the north, Second Street (Route 31) on the west, and the Fox River on the east,
approximately as far south as Prairie Street (except that the area east of First Street, between Indiana
Street and Prairie Street has been excluded).

Map 2 details the boundaries of the RPA including only those contiguous parcels of real property
that are expected to benefit substantially from the Redevelopment Plan improvements discussed
herein. The boundaries encompass a mixed-use area containing commercial, residential, and
public/institutional uses. Asawhole, the area suffers from a poor configuration of existing land uses
and layouts that has resulted in the under-utilization of property, deteriorated buildings and
associated infrastructure, and a lack of growth and investment. Similar observations prompted the
identification of First Street as the largest development corridor with the most opportunity for
change in the Downtown St. Charles Strategy Plan, 2000. Without a comprehensive approach to
address these issues, the RPA could continue its decline, thereby discouraging future development
opportunities. The redevelopment plan addresses these issues by providing resources for
improvements to the area’s infrastructure and public facilities and for the assemblage and marketing
of vacant land and under-utilized sites. These area-wide improvements will benefit all of the
property within the RPA.

Appendix 1 contains the legal description of the RPA.

The Eligibility Study covers events and conditions that exist and that were determined to support
the designation of the RPA as a “conservation area” under the Act at the completion of our research
on August 31, 2001 and not thereafter. These events or conditions include, without limitation,
governmental actions and additional developments.

This Eligibility Study and Redevelopment Plan summarizes the analysis and findings of the
consultant’s work, which, unless otherwise noted, is solely the responsibility of S. B. Friedman &
Company. The City is entitled to rely on the findings and conclusions of the Redevelopment Plan
in designating the RPA as a redevelopment project area under the Act. S. B. Friedman & Company
has prepared this Redevelopment Plan with the understanding that the City would rely (1) on the
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findings and conclusions of the Redevelopment Plan in proceeding with the designation of the RPA
and the adoption and implementation of the Redevelopment Plan, and (2) on the fact that S. B.
Friedman & Company has obtained the necessary information including, without limitation,
information relating to the equalized assessed value of parcels comprising the RPA, so that the
Redevelopment Plan will comply with the Act and so that the RPA can be designated as a
redevelopment project area in compliance with the Act.

EXxisting Land Use

Based upon S. B. Friedman & Company’s research, four (4) predominant land uses have been
identified within the RPA:

. Commercial;

. Residential;

. Vacant Land; and
. Industrial.

Existing predominant land use patterns in the RPA are shown in Map 3. This map represents
predominant land use in the area. The predominant land use displayed is not necessarily the only
land use present on a given parcel. Some of the parcels within the RPA contain more than one land
use.

Overall, the RPA consists primarily of a mix of commercial and residential land uses. Commercial
uses are concentrated in the north end of the corridor. Residential uses are located mostly along
Second Street (Route 31), south of Indiana Street.

Commercial. Commercial and retail uses are found throughout the RPA and do not have adequate
parking and provision for loading and service. Commercial uses are interspersed with residential
uses south of Indiana Street, and in some cases are part of a single-family residential structure.
Obsolescence of several commercial structures has contributed to their long-term vacancy.

Residential. Several single-family residential properties are within the RPA, located mostly along
the east side of Second Street, and interspersed with other land uses. Some of these structures also
contain commercial uses.

Vacant Land. There is only one parcel of vacant land within the RPA, at the northwest corner of
Indiana Street and First Street. The Downtown St. Charles Strategy Plan, 2000 also identifies the
presence of excessive surface lots, and underutilized land in general, throughout the RPA.

Industrial. Several light industrial uses exist within the RPA, located mostly in the southern half
of the RPA, especially around the intersection of First Street and Prairie Street. These uses were
found to have inadequate buffering from other uses and instances of environmental concern. Most
of the property in the RPA south of Indiana Street is zoned as a Limited Manufacturing District
(M1), a designation encompassing uses which are often incompatible within the context of the
surrounding downtown.
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3. Eligibility Analysis
Provisions of the Illinois Tax Increment Allocation Redevelopment Act

Based upon the conditions found within the RPA at the completion of S. B. Friedman & Company s
research, it has been determined that the RPA meets the eligibility requirements of the Act as a
blighted area. The following outlines the provisions of the Act to establish eligibility.

Under the Act, two (2) primary avenues exist to establish eligibility for an area to permit the use of
tax increment financing for area redevelopment: declaring an area as a “blighted area” and/or a
“conservation area.”

“Blighted areas” are those improved or vacant areas with bli ghting influences that are impacting the
public safety, health, morals, or welfare of the community, and are substantially impairing the
growth of the tax base in the area. “Conservation areas” are those improved areas which are
deteriorating and declining and soon may become blighted if the deterioration is not abated.

The statutory provisions of the Act specify how a district can be designated as a “blighted” and/or
“conservation area” district based upon an evidentiary finding of certain eligibility factors listed in
the Act. These factors are identical for each designation.

According to the Act, “blighted areas” must have a combination of five (5) or more of these
eligibility factors acting in concert which threaten the health, safety, morals, or welfare of the
proposed district. “Conservation areas” must have a minimum of 50% of the total structures within
the area aged 35 years or older, plus a combination of three (3) or more additional eligibility factors
which are detrimental to the public safety, health, morals, or welfare and which could result in such
an area becoming a blighted area.

Factors For Improved Property

The thirteen (13) factors are listed at 65 ILCS 5/11-74.4-3 (a) and (b) and are defined in the Act as
follows:

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

Obsolescence. The condition or process of falling into disuse. Structures have become ill-suited for
the original use.

Deterioration. With respect to buildings, defects including, but not limited to, major defects in the
secondary building components such as doors, windows, porches, gutters and downspouts, and
fascia. With respect to surface 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
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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 the 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 of skylights or windows for interior spaces or rooms and improper window sizes and
amounts by room area to window area ratios. Inadequate sanitary facilities refers to the absence or
inadequacy of garbage storage and enclosure, bathroom facilities, hot water and kitchens, and
structural inadequacies preventing ingress and egress to and from all rooms and units within a
building.

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

Environmental Clean-Up. The proposed redevelopment project area has incurred Illinois

S. B. Friedman & Company k2 Development Advisors



City of St. Charles First Street Redevelopment Project Area

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

Lack of Community Planning. The proposed redevelopment project area was 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.

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

As explained, “blighted areas” must have a combination of five (5) or more of these eligibility
factors and “conservation areas” must have a minimum of 50% of the total structures within the area
aged 35 years or older, plus a combination of three (3) or more additional eligibility factors.

Factors For Vacant Land

Under the provisions of the “blighted area” section of the Act, if the land is vacant, a combination
of two (2) or more of the following six (6) factors also may be identified which combine to impact
the sound growth in tax base for the proposed district.

Obsolete Platting of Vacant Land. This is where parcels of limited or narrow size or
configurations of parcels of irregular size or shape make it difficult to develop on a planned basis
and in a manner compatible with contemporary standards and requirements, or where platting has
failed to create rights-of-ways for streets or alleys or has created inadequate right-of-way widths for
streets, alleys, or other public rights-of-way or has omitted easements for public utilities.

Diversity of Ownership. Diversity of ownership is when adjacent properties are owned by multiple
parties. This factor applies when the number of owners of parcels of vacant land is sufficient to
retard or impede the ability to assemble the land for development.

Tax and Special Assessment Delinquencies. This factor is present when tax and special
assessment delinquencies exist or the property has been the subject of tax sales under the Property
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Tax Code within the last 5 years.

Deterioration of Structures or Site Improvements in Neighboring Areas Adjacent to the
Vacant Land. Evidence of structural deterioration and area disinvestment in blocks adjacent to the
vacant land may substantiate why new development had not previously occurred on the vacant
parcels.

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

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

Additionally, under the “blighted area” section of the Act, eligibility may be established for those
vacant areas that would have qualified as a blighted area immediately prior to becoming vacant.
Under this test for establishing eligibility, building records may be reviewed to determine that a
combination of five (5) or more of the 13 “blighted area” eligibility factors were present
immediately prior to demolition of the area’s structures.

The vacant “blighted area” section includes six (6) other tests for establishing eligibility, but none
of these are relevant to the conditions within the RPA.

Methodology Overview and Determination of Eligibility

Analysis of eligibility factors was done through research involving an extensive exterior survey of
all properties within the RPA, as well as a review of building and property records. Property records
include building code violation citations, building permit data, and assessor information. Our survey
of the area established that there are thirty-nine (39) buildings within the RPA. In addition, to verify
the age for the area buildings, field observations were compared to the recorded age of the buildings
in property records obtained from the Township Assessor’s office.

The areas located within the RPA are predominantly characterized by commercial structures of
varying degrees of deterioration, with some residential and industrial parcels towards the south end
of First Street. Our survey of the area established that there are 61 improved parcels and one vacant
parcel within the RPA. All properties were examined for qualification factors consistent with either
“blighted area” or “conservation area” requirements of the Act. Based upon these criteria, the
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properties within the RPA qualify for designation as a TIF Redevelopment Project Area as a
“conservation area” as defined by the Act.

To arrive at this designation, S. B. Friedman & Company calculated the number of eli gibility factors
present on a building-by-building or parcel-by-parcel basis and analyzed the distribution of the
eligibility factors within the RPA. When appropriate, we calculated the presence of eligibility
factors on infrastructure and ancillary properties associated with the structures. The eligibility
factors were correlated to buildings using aerial maps, property files created from field observations,
and record searches. This information was then graphically plotted on a tax parcel map of the RPA
to establish the distribution of eligibility factors, and to determine which factors were present to a
major or minor extent.

Major factors are used to establish eligibility. These factors are present to a meaningful extent on
a majority of the parcels and reasonably distributed throughout the RPA. Minor factors are
supporting factors present to a meaningful extent on some of the parcels or on a scattered basis.
Their presence suggests that the area is at risk of experiencing more extensive deterioration and
disinvestment.

While it may be concluded under the Act that the mere presence of the minimum number of the
stated factors may be sufficient to make a finding as a blighted area, this evaluation was made on
the basis that the conservation area factors must be present to an extent that indicates that public
intervention is appropriate or necessary. Secondly, the conservation area factors must be reasonably
distributed throughout the RPA so that non-qualifying areas are not arbitrarily included in the RPA
simply because of proximity to areas that qualify as a conservation area.

Conservation Area Findings

As required by the Act, within a conservation area, at least 50% of the buildings must be 35 years
of age and older, and at least three (3) of the thirteen (13) eligibility factors for improved property
must be found present to a major extent within the RPA.

Our research has revealed that the following four (4) factors for improved property are present to
a major extent:

. Deterioration;
. Deleterious Land Use or Layout;
. Obsolescence; and

. Lack of Growth in EAV.

Based on the presence of these factors, the RPA meets the requirements of a “conservation area”
under the Act.

The Eligibility Factors-By-Block Table in Appendix 2 details the eligibility factors by building and
by block within the RPA. Map 4 illustrates the distribution of those eligibility factors found to be
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City of St. Charles First Street Redevelopment Project Area

present to a major extent by depicting for each block the respective factors were found to be present
to a meaningful degree. The following sections summarize our field research as it pertains to each
of the identified eligibility factors found within the RPA.

MAJOR FACTORS
1. Deterioration

Twelve (12) of the thirty-nine (39) buildings (31%) within the study area demonstrate a significant
level of deterioration. Cataloged deterioration included the occurrence of major defects in building
components, including collapsed or missing gutters and down spouts, cracked, broken or missing
windows, evidence of roof leaks, building foundation problems, and cracked exterior wall surfaces.
These are structural conditions not readily correctable through normal maintenance.

In addition, significant deterioration was documented on accessory buildin gs and ancillary property
within the study area. Accessory buildings and ancillary property include garages, surface parking
lots, and property enclosed with fencing.

Structural deterioration, coupled with deterioration of ancillary structures and property is indicative
of an area that is at risk of becoming blighted without direct intervention.

2. Deleterious Land Use and Layout

Deleterious land use and layout was evaluated on a parcel-by-parcel and an area-wide basis. This
factor may be present regardless of whether or not a structure exists on a parcel. Therefore, it was
necessary to evaluate deleterious land use and layout in this manner. There are sixty-one (61)
improved parcels within the study area. Twenty-four (24) of the improved parcels (40%), directly
exhibit deleterious land use or layout, however the configuration of parcels and land uses on some
blocks was such that the entire block can be considered to suffer from deleterious land use and
layout when evaluated on an, “area-wide” basis.

Instances of deleterious land use or layout include shallow lot depths, insufficient vehicular access,
non-conforming land uses and incompatible land use relationships. Deleterious land use or layout
exists in several forms throughout the study area and its impact and extent are sufficient to adversely
affect the growth and development of the entire study area and also to aggravate traffic patterns and
pose special hazards for pedestrians who shop or live in the study area.

Three of the four blocks between Main Street and Illinois Street have irregularly shaped parcels, or
poorly configured parcels and in several cases, insufficient setbacks from these roads. Both west
and south of this intersection are parcels encompassing a range of different and often incompatible
land uses.

South of Illinois Street, commercial, light industrial, and residential uses exist side-by-side, and have
been developed in an uncoordinated manner. This results in immediate hazards to traffic and
pedestrians, the potential obsolescence of some of the properties, and significant obstacles to future
development. In several documented instances, the layout of the parcels and the uncoordinated
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nature of the development has resulted in the obsolescence of parcels which would be very difficult
to develop without intervention.

3. Obsolescence

Obsolescence, either functional, economic, or some combination of both, was documented for
twelve (12) of the thirty-nine (39) buildings (31%) within the study area. Some of the
commercial/light industrial buildings in the study area were designed for uses that have become
outmoded. Reconfiguration and rehabilitation of such structures would result in substantial cost to
any future user and therefore would render the structure functionally obsolete. This functional
obsolescence directly inhibits the redevelopment of these properties due to the enormous practical
disadvantages faced by potential new users.

In addition to functional obsolescence, the economic obsolescence of some area properties is
demonstrated by the stagnant, or in some cases declining, assessed valuation (other than routine
increases attributable to the effect of inflation upon triennial reassessment values), and observations
in the field that certain properties are falling into disuse. Economically obsolete buildings and
properties have an adverse effect on nearby properties and detract from the physical, functional, and
economic vitality of the surrounding community.

4, Lack of Growth in EAV

The total equalized assessed value (EAV) is a measure of the property value in the study area. The
Equalized Assessed Value history of all the included tax parcels in the study area was tabulated for
the last six years for which information is currently available. A lack of growth in EAV has been
found for the study area in that the rate of growth in property values (as measured by EAV) of the
study area has been less than that of the balance of the City of St. Charles for four out of the last five
years for which information is available (1995 through 2000). The basis for this finding is
summarized in Table 1 below. The lack of growth in EAV within the area is one of the strongest
indicators that the area as a whole is beginning to fall into decline.

Table 1: Percent Change in Annual Equalized Assessed Valuation (EAYV)

Percent Percent Percent Percent Percent
Change in Change in Change in Change in Change in
EAV EAV EAV EAV EAV
1995/1996 1996/1997 1997/1998 1998/1999 1999/2000
TIF Study Area 3.22% 7.05% -2.24% 10.54% 6.89%
Balance of the City of 6.40% 7.19% 4.84% 4.07% 10.14%
St. Charles (Kane
County portion)
Balance of the City of 6.33% 7.26% 4.98% 4.65% 10.66%
St. Charles (Total)
S. B. Friedman & Company 18 Development Advisors
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MINOR SUPPORTING FACTORS

In addition to the factors that previously have been documented as being present to an extent
sufficient to qualify the study area, the presence of three additional factors was documented in the
study area. These additional factors reinforce the case that the study area is gradually declining
through disinvestment. Left unchecked, these conditions could accelerate the continued decline of
the study area, and combined with those factors that have been used to qualify the study area as a
“conservation area” or “bli ghted area,” could lead to more widespread and intensive commercial and
residential disinvestment.

A. Excessive Land Coverage

Excessive land coverage refers to the over-intensive use of property and the crowding of buildings
and accessory facilities onto a site. Ten (10) of the thirty-nine (39) buildings (25%) within the study
area exhibit problem conditions which warrant the finding of this factor to be present. Examples
of problem conditions found in the study area which constitute "excessive land coverage" include
a lack of reasonably required off-street parking and inadequate provision for loading and service.
This factor was found to exist mainly around the intersection of Main Street and First Street. The
buildings at this intersection were built in a different context than the present-day standards of
development, and do not have adequate provision for loading and service and or reasonably required
off-street parking resulting in the over-intensive use of property and exacerbating the problems of
traffic and congestion in the general area. Such problems illustrate the adverse impact that excessive
land coverage can have on surrounding areas, not just individual properties. These problems limit
the opportunities for continued growth and development and have the overall effect of reducing the
competitiveness of area businesses. Additionally, the safety of pedestrians may be threatened in this
environment.

B. Inadequate Utilities

A review of the City’s underground infrastructure in an April 1996 study by Black & Veatch found
that inadequate underground utilities affect most of the parcels within the study area south of Indiana
Street (approximately 20% of the total parcels in the study area). This limits the potential for growth
and development, especially in the southern portion of the study area. Future growth and
development in the area would almost certainly require substantial infrastructure investment.

C. Lack of Community Planning

Lack of community planning is an area-wide factor, not necessarily attributable to any one parcel.
The study area in general was developed prior to the implementation or guidance of a
comprehensive community plan or in some cases, development occurred that is no longer consistent
with the current plans of the community. This is evidenced by the fact that the study area contains
irregular and obsolescent parcel configurations, has incompatible land uses, and has a lack of
buffering between land uses. Lack of community planning limits potential redevelopment
opportunities within the study area.
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4. Redevelopment Project and Plan

Redevelopment Needs of the RPA

The existing land use pattern and physical conditions in the RPA suggest eight (8) redevelopment
needs for the area:

. redevelopment of vacant and underutilized parcels;

. site preparation, site assembly, demolition, and environmental remediation;

. streetscape and infrastructure improvements;

. better vehicular and pedestrian circulation patterns;

. capital improvements for public facilities and institutional uses, including parks and open
space, that further the objectives set forth in the Redevelopment Project and Plan;

. creation of a public parking structure;

. resources for retail, commercial, and mixed-use development; and

. Job training assistance.

The Redevelopment Plan identifies tools for the City to: support the establishment and improvement
of the RPA as a cohesive and vibrant mixed-use corridor consistent with the City’s Comprehensive
Plan and the Downtown St. Charles Strategy Plan, 2000; support other improvements that serve the
redevelopment interests of the local community and the City; and assist existing businesses to
expand and improve their places of business, and/or other mechanisms as set forth in the
Redevelopment Plan.

Currently, the RPA is characterized by conflicting land-use patterns, poor vehicular and pedestrian
access and a lack of reasonably required parking, signs of structural deterioration, vacant and
underdeveloped properties, and an overall lack of growth in property values. These area and
building conditions are minimizing the value of commercial and mixed-use properties in the area
compared to other commercial and residential districts elsewhere in the City and surrounding
municipalities, limiting local area employment opportunities and growth, and contributing to the
lack of new investment within the RPA.

The public improvements outlined in the Redevelopment Plan will create an environment conducive
to private investment and redevelopment within the RPA. The goals, objectives, and strategies
discussed below have been developed to address these needs and to facilitate the sustainable
redevelopment of the RPA. To support specific projects and encourage future investment in the
RPA, public resources including tax increment financing may be used to facilitate site assembly, site
preparation, and demolition for future private sector redevelopment activities; improve RPA
infrastructure and new public facilities; create an identity for the area and the community; and
support building rehabilitation. The private sector often acquires and assembles property to create
redevelopment opportunities and suitable sites for modern development needs. Property assembly
and demolition by the private sector to meet the goals, policies, or objectives of this Redevelopment
Plan can be assisted using tax increment revenues.

Ultimately, the goals, objectives and strategies are designed to redevelop the RPA as a vibrant
mixed-use commercial district and downtown gateway, providing new and enhanced commercial
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and public activities that complement and service the residential population while improving the
image and visibility of the City as a whole. Furthermore, redevelopment of the RPA affords an
opportunity for creation of a pedestrian-friendly shopping district to complement the businesses
found on Main Street as outlined in the Downtown St. Charles Strategy Plan, 2000.

Goals, Objectives, and Strategies

Goals, objectives, and strategies designed to address the needs of the community form the overall
framework of the Redevelopment Plan for the use of anticipated tax increment funds generated
within the RPA.

Goal. The overall goal of the Redevelopment Plan is to reduce or eliminate conditions that qualify
the RPA as a conservation area; to provide the direction and mechanisms necessary to stimulate the
redevelopment of vacant and underutilized parcels; and to establish the RPA as a cohesive and
vibrant mixed-use corridor that provides a comprehensive range of commercial and retail uses to the
surrounding residential community while accommodating residential and institutional uses where
appropriate. Redevelopment of the RPA will strengthen the economic base and improve the image
of the City as a whole. The City’s “Priority Survey” of St. Charles residents over the last several
years has consistently shown that one of the most important priorities for the City of St. Charles
should be to maintain an attractive and vital downtown.

Rehabilitation and redevelopment of the RPA are to be achieved through an integrated and
comprehensive strategy that leverages public resources to stimulate additional private investment.
The underlying strategy is to use tax increment financing, as well as other funding sources, to
reinforce and encourage further private investment.

These activities are representative of the types of projects contemplated to be undertaken during the
life of the RPA. Market forces are critical to the completion of these projects. Phasing of projects
will depend on the interests and resources of both public and private sector parties. Not all projects
will necessarily be undertaken. Further, additional projects may be identified throughout the life of
the RPA. To the extent that these projects meet the goals of this Redevelopment Plan and the
requirements of the Act and budget outlined in the next section, these projects may be considered
for tax increment funding.

Objectives. Twelve (12) broad objectives support the overall goal of area-wide revitalization of the
RPA. These include:

1. Foster the development of the First Street corridor as an auto and pedestrian-friendly retail
corridor that enhances the overall quality of life of City residents and serves as an
appropriate gateway to the downtown district of the City of St. Charles:

2 Provide resources for streetscaping and landscaping to visually link diverse land uses and
create a cohesive and integrated identity for a mixed-use First Street corridor that is
attractive to pedestrian traffic;
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3.

10.

11.

12.

Reinforce a downtown identity through such improvements as gateway features, signage,
and other public and private improvements;

Facilitate the development of new public facilities, parks, and open space in appropriate
locations throughout the RPA as needed and in accordance with the Redevelopment Plan,
including the creation of a continuous pedestrian loop along the Fox River between Main
Street and Prairie Street and the development of pedestrian connections between First Street
and the Fox River;

Facilitate the provision of adequate on- and off-street parking for visitors, employees, and
customers of the RPA;

Facilitate the assembly, preparation, and marketing of vacant and underutilized sites for
rehabilitation and/or new retail, commercial, institutional, and residential development, and
provide for corrective actions to address environmental problems to permit development and
redevelopment, as needed or appropriate;

Foster the improvement and/or creation of the public infrastructure where needed, including
sidewalks, streets, curbs, gutters, underground water and sanitary systems, and stormwater
detention of adequate capacity to facilitate the rehabilitation of properties within the RPA
as well as the construction of new retail, commercial, residential, and mixed-use
development where appropriate;

Support the goals and objectives of other overlapping plans, including the Downtown St.
Charles Strategy Plan, 2000 (prepared for the City of St. Charles by the Downtown
Professionals Network), and the First Street Business District. Coordinate available federal,
state, and local resources to further the goals of this redevelopment plan;

Promote a comprehensive development plan that includes a detailed parking and traffic plan
that will address potential access/curb-cut consolidation, on-street parking, and the creation
of pedestrian links to the Fox River;

Strengthen the economic well-being of the RPA and the City of St. Charles by providing
resources for rehabilitated and new commercial, residential, and mixed-use development in
the RPA, as appropriate;

Provide opportunities for women-owned, minority-owned, and locally owned businesses to
share in the job and construction opportunities associated with the redevelopment of the
RPA; and

Support job training programs and increase employment opportunities, including welfare to
work programs, for individuals working in area businesses.

Strategies. Redevelopment and rehabilitation of specific sites within the RPA will be supported in
order to stimulate private investment and enhance the RPA. Development of vacant and
underutilized sites is anticipated to have a positive impact on other properties beyond the individual
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project sites. These objectives will be implemented through four (4) specific and integrated
strategies. These include:

1.

Implement Public Improvements. A series of public improvements throughout the RPA
may be designed and implemented to help define and create an identity for the area and sub-
arcas, prepare sites for anticipated private investment, and create a more conducive
environment for retail, commercial, residential, and institutional development.

Public improvements may include the construction of public parking facilities, streetscaping,
new or improved street and sidewalk lighting, new or improved sidewalks and streets, new
or improved underground infrastructure, stormwater detention of adequate capacity, the
creation of parks, trails, and open space, and other public improvements consistent with the
Redevelopment Plan. These public improvements may be completed pursuant to
redevelopment agreements with private entities or intergovernmental agreements with other
public entities, and may include the construction, rehabilitation, renovation, or restoration
of public improvements on one or more parcels.

Facilitate Property Assembly, Demolition, and Site Preparation. Sites may be acquired
and assembled by the City to attract future private investment and development. The
consolidated ownership of these sites will make them easier to market to potential developers
and will streamline the redevelopment process. In addition, financial assistance may be
provided to private developers seeking to acquire land and assemble sites to undertake
projects supportive of this Redevelopment Plan.

To meet the goals, policies or objectives of this Redevelopment Plan, the City may acquire
and assemble other property throughout the RPA. Land assem blage by the City may be done
by purchase, exchange, donation, lease, or eminent domain, and may be for the purposes of
(a) sale, lease, or conveyance to private developers, or (b) sale, lease, conveyance or
dedication for the construction of public improvements or facilities. Site preparation may
include such preparatory work as demolition of existing improvements and environmental
remediation, where appropriate. Furthermore, the City may require written development
agreements with developers before acquiring any properties. As appropriate, the City may
devote acquired property to temporary uses until such property is scheduled for disposition
and development,

Encourage Private Sector Activities and Support Rehabilitation and New Development.
Through the creation and support of public-private partnerships, or through written
agreements, the City may provide financial and other assistance to encourage the private
sector, including local property owners and businesses, to undertake rehabilitation and
redevelopment projects and other improvements that are consistent with the goals of this
Redevelopment Plan.

Assist Existing Businesses and Property Owners. The City may provide assistance to
support existing businesses and property owners in the RPA. This may include financial and
other assistance for building rehabilitation, facade improvements, leasehold improvements,
and new construction of private facilities such as plazas and other pedestrian amenities.
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Proposed Future Land Use

The proposed future land use of the RPA reflects the objectives of the Redevelopment Plan, which
works to provide direction for the marketing of vacant and under-utilized sites in the RPA for
redevelopment activities, to support the improvement of the RPA as an active mixed-use downtown
gateway corridor, and to support other improvements such as public infrastructure and open space
that serve the redevelopment interests of the local comm unity and the City. The proposed objectives
are compatible with the City’s Comprehensive Plan and the Downtown St. Charles Strategy Plan,
2000 for the future improvement and redevelopment of the First Street corridor prepared by the
Downtown Professionals Network.

These proposed predominant land uses are detailed on Map 5. As noted on Map 5, the uses listed
are to be predominant future uses for the area indicated, and are not exclusive of any other uses.

Housing Impact and Related Matters

As set forth in the Act, if the redevelopment plan for the redevelopment project area would result
in the displacement of residents from 10 or more inhabited residential units, or if the redevelopment
project area contains 75 or more inhabited residential units and a municipality is unable to certify
that no displacement will occur, the municipality must prepare a housing impact study and
incorporate the study in the redevelopment project plan.

The project area contains an estimated nine (9) residential units, of which seven (7) are occupied
residential units, therefore a Housing Impact Study is not required by the Act. If occupied
residential units whose inhabitants are to be removed as a result of this Plan happen to be households
of low- or very low-income then, as set forth in the Act, this Plan shall provide, with respect to
inhabited housing units that are to be removed for households of low-income and very low-income
persons, affordable housing and relocation assistance not less than that which would be provided
under the federal Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970
and the regulations under that Act, including the eligibility criteria. For the purposes of this Plan,
pursuant to the Act, “low-income households,” “very low-income households,” and “affordable
housing™ have the meanings set forth in the Illinois Affordable Housing Act. The municipality shall
make a good faith effort to ensure that this affordable housing is located in or near the
redevelopment project area within the municipality.
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5. Financial Plan

Eligible Costs

The Act outlines several categories of expenditures that can be funded using tax increment revenues.
These expenditures, referred to as eligible redevelopment project costs, include all reasonable or
necessary costs incurred or estimated to be incurred, and any such costs incidental to this plan
pursuant to the Act. The City proposes to realize its goals and objectives of redevelopment through
public finance techniques, including, but not limited to, tax increment financing, and by undertaking
certain activities and incurring certain costs. Some of the costs listed below are eligible costs under
the Act pursuant to an amendment to the Act that became effective November 1, 1999, Such eli gible
costs may include, without limitation, the following:

1. 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 forarchitectural en gineering, legal, marketing sites within the area
to prospective businesses, developers, and investors, financial, planning or other services,
related hard and soft costs, and other related expenses; provided however, that no such
charges for professional services may be based on a percentage of the tax increment
collected;

2. Property assembly costs, includin g but not limited to, acquisition of land and other property,
real or personal, or rights or interest therein, demolition of buildings, and clearing and
grading of land, site preparation, 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 asphalt barriers;

3. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or private
buildings or fixtures and leasehold improvements;

4. Costs of the construction of public works or improvements consistent with the Act, including
the costs 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;

5. Costs of job training and retraining projects including the costs of welfare to work programs
implemented by businesses located within the redevelopment project area;

6. Financing costs, including but not limited to, all necessary and incidental expenses related
to the issuance of obligations and which may include payment of interest on any obligations
issued hereunder including interest accruing during the estimated period of construction of
any redevelopment project for which such obligations are issued and for not exceeding 36
months thereafter and including reasonable reserves related thereto and interest accruing
during a construction period;

7. All or a portion of a taxing district’s capital costs resulting from the redevelopment project
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10.

11.

12.

necessarily incurred or to be incurred in furtherance of the objectives of the Redevelopment
Plan and project, to the extent the municipality by written agreement accepts and approves
such costs;

An elementary, secondary, or unit school district’s increased costs attributable to assisted
housing units will be reimbursed as provided in the Act;

Relocation costs to the extent that a mun icipality determines that relocation costs shall be
paid or is required to make payment of relocation costs by federal or state law, or under the
Act;

Payment 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 the 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 taxing district(s), 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 the community college district of costs pursuant to Sections 3-37, 3-38, 3-40 and
3-40.1 of the Public and Community College Act as cited in the Act and by the school
districts of cost pursuant to Section 10-22.20a and 10-23.3a of the School Code as cited in
the Act.

Interest costs incurred by a developer 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 the Act;

b. Such payments in any one (1) year may not exceed thirty percent (30%) of the annual
interest costs incurred by the redeveloper with regard to the development project
during that year;

8 If there are not sufficient funds available in the special tax allocation fund to make
the payment pursuant to this paragraph (12) then the amount so due shall accrue and
be payable when sufficient funds are available in the special tax allocation fund;

d. The total of such interest payments paid pursuant to the Act may not exceed thirty
percent (30%) of the total of (i) cost paid or incurred by the developer for the
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redevelopment project plus (ii) redevelopment project costs excluding any property
assembly costs and any relocation costs incurred by a municipality pursuant to the
Act; and

e. The percentage increases from thirty percent (30%) to seventy-five percent (75%)
for the interest cost incurred by a redeveloper 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.

f. Instead of the interest costs described above in paragraphs 12b. and 12d., a
municipality may pay from tax incremental revenues up to 50% of the cost of
construction, renovation, and rehabilitation of new housing units (for ownership or
rental) to be occupied by low-income households and very low-income households,
as defined in Section 3 of the Illinois Affordable Housing Act, as more fully
described in the Act. If the units are part of a residential redevelopment project that
includes units not affordable to low- and very low-income households, only the low-
and very low-income units shall be eligible for this benefit under the Act;

13. Unless explicitly stated in the Act and as provided for in relation to low- and very low-
income housing units, the cost of construction of new privately owned buildings shall not
be an eligible redevelopment project cost.

Estimated Redevelopment Project Costs

The estimated eligible costs of this Redevelopment Plan are shown in Table 2. The total eligible
cost provides an upper limit on expenditures that are to be funded using tax increment revenues,
exclusive of capitalized interest, issuance costs, interest, and other financing costs. Within this limit,
adjustments may be made in line items without amendment to this Redevelopment Plan. Additional
funding in the form of State and Federal grants, private developers contributions and other outside
sources may be pursued by the City as a means of financing improvements and facilities which are
of benefit to the general community.

Table 2: Estimated TIF Eligible Costs
Project/Improvements Estimated Project Costs*
Professional Services $250,000
Property Assembly: including site preparation and environmental $5,500,000
remediation

Rehabilitation Costs (Commercial and Residential) $500,000
Eligible Construction Costs $100,000
Relocation $100,000

Public Works or Improvements (1) $8,000,000

S. B. Friedman & Company 28 Development Advisors



City of St. Charles First Street Redevelopment Project Area

Job Training $100,000
Interest Costs $100,000
TOTAL REDEVELOPMENT COSTS (2) $14,650,000

* Exclusive of capitalized interest, issuance costs, and other financing costs

(1) This category also may include the reimbursement of capital costs of taxing districts including schools resulting from the
redevelopment project necessarily incurred in the furtherance of the objectives of the Redevelopment Project Area Plan and Project
to the extent the City by written agreement accepts and approves such costs,

(2) All costs are in 2001 dollars and may be increased by the rate of inflation reflected in the Consumer Price Index (CPI) for All
Urban Consumers for All Items for the Chicago-Gary-Kenosha, IL-IN-WI CMSA, published by the U. S. Department of Labor. In

amount of proceeds sufficient to pay customary and reasonable charges associated with the issuance of such obligations, including
interest costs.

Adjustments to the estimated line item costs in Table 2 are expected and may be made by the City
without amendment to the Plan. Each individual project cost will be re-evaluated in light of
projected private development and resulting incremental tax revenues as it is considered for public
financing under the provisions of the Act. The totals of line items set forth above are not intended
to place a limit on the described expenditures. Adjustments may be made in line items within the
total, either increasing or decreasing line item costs as a result of changed redevelopment costs and
needs.

In the event the Act is amended after the date ofthe approval of this Redevelopment Plan by the City
Board to (a) include new eligible redevelopment project costs, or (b) expand the scope or increase
the amount of existing eligible redevelopment project costs (such as, for example, by increasing the
amount of incurred interest costs that may be paid under 65 ILCS 5/1 -74.4-3(q)(11)), this
Redevelopment Plan shall be deemed to incorporate such additional, expanded or increased eligible
costs as eligible costs under the Redevelopment Plan. In the event of such amendment(s), the City
may add any new eligible redevelopment project costs as a line item in Table 2, or otherwise adjust
the line items in Table 2 without amendment to this Redevelopment Plan. Inno instance, however,
shall such additions or adjustments result in any increase in the total redevelopment project costs
without a further amendment to this Redevelopment Plan.

Phasing and Scheduling of the Redevelopment

Certain projects within the RPA shall be governed by the terms of written redevelopment
agreements entered into between a designated developer and the City. Other projects will consist
of City reimbursements of the specified eligible redevelopment costs of applicants who qualify
under various programs developed by the City and approved by the City Board.

Where tax increment funds are used to pay eligible redevelopment project costs, to the extent funds
are available for such purposes, expenditures by the City shall be coordinated to coincide on a
reasonable basis with the actual redevelopment expenditures of the developer(s). The
Redevelopment Plan shall be completed, and all obligations issued to finance redevelopment costs
shall be retired, no later than December 31% of the year in which the payment to the City Treasurer
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as provided in the Act is to be made with respect to ad valorem taxes levied in the twenty-third year
calendar year following the year in which the ordinance approving this redevelopment project area
is adopted (by December 31, 2026, if the ordinances establishing the RPA are adopted in 2002).

Sources of Funds to Pay Costs

Funds necessary to pay for redevelopment project costs and/or municipal obligations which may be
issued or incurred to pay for such costs are to be derived principally from tax increment revenues
and/or proceeds from municipal obligations which have as a repayment source tax increment
revenue. To secure the issuance of these obligations and the developer’s performance of
redevelopment agreement obligations, the City may require the utilization of guarantees, deposits,
reserves, and/or other forms of security made available by private sector developers. The City may
incur Redevelopment Project Costs which are paid from the funds of the City other than incremental
taxes, and the City may then be reimbursed for such costs from incremental taxes.

The tax increment revenue which will be used to fund tax increment obligations and eligible
redevelopment project costs shall be the incremental real property tax revenues. Incremental real
property tax revenue is attributable to the increase of the current equalized assessed valuation of
each taxable lot, block, tract, or parcel of real property in the redevelopment project area over and
above the certified initial equalized assessed value of each such property. Without the use of such
incremental revenues, the redevelopment project area is not likely to redevelop.

Other sources of funds which may be used to pay for development costs and associated obligations
issued or incurred include land disposition proceeds, state and federal grants, investment income,
private investor and financial institution funds, and other sources of funds and revenues as the
municipality and developer from time to time may deem appropriate.

The First Street RPA is contiguous to the Hotel Baker RPA and may, in the future, be contiguous
to, or be separated only by a public right-of-way from, other redevelopment areas created under the
Act. The City may utilize net incremental property tax revenues received from the First Street RPA
to pay eligible redevelopment project costs, or obligations issued to pay such costs, in other
contiguous redevelopment project areas, or those separated only by a public right-of-way, and vice
versa. The amount of revenue from the RPA made available to support such contiguous
redevelopment project areas, or those separated only by a public right-of-way, when added to all
amounts used to pay eligible Redevelopment Project Costs within the RPA, shall not at any time
exceed the total Redevelopment Project Costs described in Table 2 (Estimated TIF Eligible Costs)
of this Redevelopment Plan.

The First Street RPA may become contiguous to, or separated only by a public right-of-way from,
other redevelopment project areas created under the I1linois Industrial Jobs Recovery Law, (65 ILCS
5/11-74.61-1 et. seq.). If the City finds that the goals, objectives and financial success of such
contiguous redevelopment project areas or those separated only by a public right-of-way are
interdependent with those of the RPA, the City may determine that it is in the best interests of the
City and in furtherance of the purposes of the Plan that net revenues from the RPA be made
available to support any such redevelopment project areas, and vice versa. The City, therefore,
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proposes to utilize net incremental revenues received from the RPA to pay eligible redevelopment
projects costs (which are eligible under the Industrial Jobs Recovery Law referred to above) in any
such areas, and vice versa. Such revenues may be transferred or loaned between the RPA and such
areas. The amount of revenue from the RPA so made available, when added to all amounts used to
pay eligible Redevelopment Project Costs within the RPA or other areas as described in the
preceding paragraph, shall not at any time exceed the total Redevelopment Project Costs described
in Table 2 of this Redevelopment Plan.

[f necessary, the redevelopment plans for other conti guous redevelopment project areas that may be
or already have been created under the Act may be drafted or amended as applicable to add
appropriate and parallel language to allow for sharing of revenues between such districts.

Issuance of Obligations

To finance project costs, the City may issue bonds or obligations secured by the anticipated tax
increment revenue generated within the RPA, or such other bonds or obligations as the City may
deem as appropriate. The City may require the utilization of guarantees, deposits or other forms of
security made available by private sector developers to secure such obligations. Inaddition, the City
may provide other legally permissible credit enhancements to any obligations issued pursuant to the
Act.

All obligations issued by the City pursuant to this Redevelopment Plan and the Act shall be retired
within the time frame described under “Phasing and Scheduling of the Redevelopment” above.
Also, the final maturity date of any such obligations which are issued may not be later than 20 years
from their respective dates of issue. One or more of a series of obligations may be sold at one or
more times in order to implement this Redevelopment Plan. The amounts payable in any year as
principal and interest on all obligations issued by the City shall not exceed the amounts available
from tax increment revenues, or other sources of funds, if any, as may be provided by ordinance.
Obligations may be of parity or senior/junior lien nature. Obligations issued may be serial or term
maturities, and may or may not be subject to mandatory, sinking fund, or optional redemptions.

In addition to paying redevelopment project costs, tax increment revenues may be used for the
scheduled and/or early retirement of obligations, and for reserves, bond sinking funds, and
redevelopment project costs. To the extent that real property tax increment is not required for such
purposes or otherwise required, pledged, earmarked, or otherwise designated for anticipated
redevelopment costs, revenues shall be declared surplus and become available for distribution
annually to area taxing districts in the manner provided by the Act.

Most Recent Equalized Assessed Valuation of Properties in the Redevelopment
Project Area

The purpose of identifying the most recent equalized assessed valuation (“EAV?”) of the RPA is to
provide an estimate of the initial EAV which the Kane County Clerk will certify for the purpose of
annually calculating the incremental EAV and incremental property taxes of the RPA. The 2000
EAV of all taxable parcels in the RPA is approximately $4,309,765. The total EAV is subject to
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verification by the Kane County Clerk. After verification, the final figure shall be certified by the
Kane County Clerk, and shall become the Certified Initial EAV from which all incremental property
taxes in the Redevelopment Project Area will be calculated by Kane County. The total EAV
amounts by PIN for the RPA are summarized in Appendix 3.

Anticipated Equalized Assessed Valuation

By 2025, the EAV for the RPA will be approximately $24,000,000. This estimate is based on
several key assumptions, including: (1) an inflation factor of 2.5% per year on the EAV of all
properties within the RPA, and (2) an equalization factor of 1.000.
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6. Required Findings and Tests

Lack of Growth and Private Investment

The City is required under the Act to cvaluate whether or not the RPA has been subject to growth
and private investment and must substantiate a finding of lack of such investment prior to
establishing a tax increment financing district.

New investment that occurred in the study area in the past five years mostly consists of renovations
to three buildings. A significant amount of the renovation that has occurred has been undertaken

As another method to examine the scope of new investment in the study area, S. B. Friedman &
Company examined building permit data provided by the City of St. Charles Building Department.
Specifically, we examined building permit data for the period from 1996 through 2000 which

no permits issued for new construction, and three permits issued for demolition. However, almost
70% of the total value of these permits was due to the remodeling of only two of the 36 buildings
in the study area. Excluding these two buj Idings the total value of permits issued over the five-year
period was only $281,341. On average over our five-year study period, privately initiated permits
amounted to approximately $183,268 per year of total private investment, or less than 2% of the
total St. Charles Township Assessor’s estimate of market value of al] property within the study area.

The impact on surrounding properties of the property investment on which building permits were
ssued has been isolated and minimal. These investments and existing property improvements have
not stimulated widespread new private investment in the study area as a whole. Public investment
through the City’s facade improvement program (a 50% matching program) totaled approximately
$200,000 (or about 20% the total value of building permits issued). Several buildings in the RPA
have remained vacant for over a year.

Finding: The Redevelopment Project dreq (RPA) on the whole has not been subject to growth and
development through investment by private enterprise and would not reasonably be anticipated to
be developed without the adoption of the Redevelopment Plan.
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But for...

The City is required to find that, but for the designation of the TIF district and the use of tax
increment financing, it is unlikely that si gnificant investment will occur in the RPA.

Without the support of public resources, the redevelopment objectives for the study area would most
likely not be realized. The area-wide improvements and development assistance resources needed
to redevelop and revitalize the study area as a mixed-use commercial district are extensive and
costly, and the private market, on its own, has shown little ability to absorb all of these costs. Public
resources to assist with site preparation, environmental remediation, and public infrastructure
improvements are needed to leverage private investment and facilitate area-wide redevelopment
consistent with the City’s Comprehensive Plan. TIF funds can be used to fund site assembly and
preparation, environmental remediation, infrastructure improvements, and building rehabilitation.
Accordingly, but for the designation of a TIF district, these projects, which would contribute
substantially to area-wide redevelopment, are unlikely to occur without TIF designation for the RPA.

Finding: But for the adoption of this Redevelopment Plan, critical resources will be lacking that
would otherwise support the redevelopment of the RPA and the RPA would not reasonably be
anticipated to be developed,

Conformance to the Plans of the City

The RPA and Redevelopment Plan must conform to the comprehensive plan for the City, conform
to the strategic economic development plans, or include land uses that have been approved by the
City Council.

Dates of Completion

The dates of completion of the project and retirement of obligations are described under “Phasing
and Scheduling of the Redevelopment” in Section 5 above.

Financial Impact of the Redevelopment Project

As explained above, without the adoption of this Redevelopment Plan and tax increment financing,
the RPA is not expected to be redeveloped by private enterprise. Additionally, there is a genuine
threat that blighting conditions will continue to exist and spread, and that the entire area will become
a less attractive place to maintain and improve existing buildings and sites. The decline of property
values within the RPA also may lead to a decline of property values in surrounding areas and could
lead to a reduction of real estate tax revenue to all taxing districts.

This document describes the comprehensive redevelopment program proposed to be undertaken by
the City to create an environment in which private investment can reasonably occur. The
redevelopment program will be staged gradually over the life of the RPA. Ifa redevelopment
project is successful, various new projects will be undertaken that will assist in alleviating blighting
conditions, creating new jobs, and promoting rehabilitation and development in the RPA.
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This Redevelopment Plan is expected to have short- and long-term financial impacts on the affected
taxing districts. During the period when tax increment financin g is utilized, real estate tax increment
revenues from the increases in EAV over and above the certified initial EAV (established at the time
of adoption of this document by the City) may be used to pay eligible redevelopment project costs
for the RPA. At the time when the RPA is no longer in place under the Act, the real estate tax
revenues resulting from the redevelopment of the RPA will be distributed to all taxing district
levying taxes against property located in the RPA. These revenues will then be available for use by
the affected taxing districts.

Demand on Taxing District Services and Program to Address Financial and Service
Impact

In 1994, the Act was amended to require an assessment of any financial impact of a redevelopment
project area on, or any increased demand for service from, any taxing district affected by the
redevelopment plan, and a description of any program to address such financial impacts or increased
demand.

The City intends to monitor development in the area and with the cooperation of the affected taxing
districts will attempt to ensure that any increased needs are addressed in connection with any
particular development.

Given the preliminary nature of the Redevelopment Plan, specific fiscal impacts on the taxing
districts and increases in demand for services provided by those districts cannot accurately be
assessed within the scope of this plan. The following major taxing districts and associated pension
funds, presently levy taxes on properties within the RPA:

. Kane County

. Kane County Forest Preserve

. St. Charles Township

. St. Charles Township Road District

. St. Charles Cemetery
. St. Charles Library
. City of St. Charles

. St. Charles Park District

. St. Charles School District 303

. Elgin Community College

. St. Charles Special Service Area 1A
. St. Charles Special Service Area 1B

The tax incremental revenues derived from the two Special Service Areas which overlap parts of the
RPA may be used within the RPA for the purposes permitted by the Special Service Area Tax Act
or Law as well as the purposes permitted under the Tax Increment Allocation Redevelopment Act.

Replacement of vacant and under-utilized buildings and sites with active and more intensive uses
may result in additional demands on services and facilities provided by the districts. At this time
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no special programs are proposed for these taxing districts. Should demand increase, the City will
work with the affected taxing districts to determine what, if any, program is necessary to provide

adequate services.
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7. Provisions for Amending Action Plan

This Redevelopment Plan and Project document may be amended pursuant to the provisions of the
Act.

Major changes to this redevelopment that take effect after the original public hearing can occur if
the City gives notice, convenes a joint review board, and conducts a public hearing as provided by
the Act. Minor changes which do not

. Add additional parcels of property to the RPA;

. Substantially affect the general land uses proposed in the redevelopment plan;

. Substantially change the nature of or extend the life of the RPA; or

. Increase the number of low or very low income buildings displaced from the RPA;

can be made provided that the City gives notice to the affected taxing bodies, to the persons listed
on the interested party registry, and publishes the changes to a newspaper in general circulation as
provided in the Act.
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8. Commitment to Fair Employment Practices
and Affirmative Action Plan

The City of St. Charles is an equal opportunity employer. As part of this Redevelopment Project
and Plan the City will work with any developers who assist in the redevelopment of the RPA to
implement an effective affirmative action program that conforms to City policies and practices.

This program with ensure equal opportunity for all personnel regardless of race, color, religion, sex,
age, marital status, handicapped status, nation of origin, sexual preference, creed, or ancestry. All
entities involved are responsible for conformance to the policy that is put in place.
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Appendix 1:
Boundary and Legal Description

That part of the Northwest Quarter and the Southwest Quarter of Section 27, Township
40 North, Range 8 East of the Third Principal Meridian in the City of St. Charles, Kane County,
Illinois, described as follows:

Beginning at the northeast corner of Block 44 in the Original Town of St. Charles, said point also
being the intersection of the south right-of-way line of Main Street (Illinois Route 64)and the
westerly right-of-way line of 2nd Street (Illinois Route 31); thence easterly along said southerly
right-of-way line to the west bank of the Fox River; thence southerly along said west bank to the
southerly right-of-way line of Indiana Street; thence westerly along said southerly right-of-way line
to the easterly right-of-way line of 1st Street; thence southerly along the easterly right-of-way line
of Ist Street to the northerly right-of-way line of Prairie Street: thence easterly along said northerly
right-of-way line of Prairie Street to the northerly extension of the west line of Lot 5 in the Piano
Factory of St. Charles Subdivision; thence southerly along the west line of said Lot 5 and the
northerly extension thereof to the most southerly corner of said Lot 5; thence southwesterly along
the extension of the southeasterly line of said Lot 5 to the westerly right-of-way line of 2nd Street
(Illinois Route 31); thence northerly along said westerly right-of-way line of 2nd Street to the Point
of Beginning.



Appendix 2:
Eligibility Factors By Block Table
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Qualifying Eligibility Factors by Block

c_’ﬂ
@t’o& &
& & S Sy
& & & ¢ e
Tax Parcel Block Number* Age o il Qa F
09 - 27 377 X X X
09 - 27 378 X X X
09 - 34 126 X X % X X
09 - 34 127 X X
09 34 128 X X X X X
09 - 34 129 X X X
09 - 34 132 X X X 'S X
09 - 34 176 X X X X X
09 - 34 177 X X X X X
Totals 9 6 5 7 9
100% 67% 56% 78% 100%

* The blocks are depicted on Map 4
** Area-wide factor

Note: Percentages shown refer to the percentage of blocks in the RP,
Not all factors were able to be evaluated in the field or research

This does not mean that other factors do not exist in the study area.

A that exhibit the factor to a meaningful extent.

ed adequately to demonstrate their presence.
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EAV By PIN

Study Area PINs 2000 EAV 1999 EAV 1998 EAV 1997 EAV 1996 EAV 1995 EAV

109 - 27 - 377 - 00213 195,055 | § 175,939 | § 200,872 | § 137,801 | $ 150,965 | $ 147,752
2109 - 27 - 377 - 00afs 59,253 | § 61,552 | $ 42,466 | $ 43,931 | 8 42,466 | S 41,561
3009 -27 - 377 - 005 [S 61917 | $ 64,076 | S 50,304 | $ 52,040 | $ 50,304 | § 49,234
4109 - 27 - 377 - 006 [% 60,642 | § 57471 | $ 22,155 | § 22918 | § 22155 | § 21,683
5009 - 27 - 377 - 007[% 108,141 | § 58944 [ § 28,112 | § 29082 [ $ 28,112 | $ 27513
6|09 - 27 - 377 - o093 37853 | S 35,875 | & 34,604 | $ 35,798 | § 34604 [ S 33,867
7009 -27- 377 - o100 : e 5 B E I E - Is 3
gloo - 27 . 377 - onn AT s 9239 | S 93558 | S 9239 [$ 9,041
9§09 - 27 - 377 - 012(% 179,566 | $ 171,835 | $ 137463 | $ 142,205 | $ 137463 | $ 136,007
1009 - 27 - 377 - 014]$ B E B BN E - |3 - s N
11]os - 27 - 377 - 015[% R BB < |'§ - IS - I3 =
12109 - 27 - 377 - 016§ 48,169 | § 45651 | $ 44252 [ § 45779 | § 447252 [ 8 30,518
13§09 - 27 - 377 - 017(% 174,882 | $ 165,738 | § 87.678 | S 90,702 | $ 87.678 | $ 85812
14]09 - 27 - 377 - 0183 30,554 | § 48,630 | $ 49380 | $ 51,083 | $ 49380 | S 48329
15109 - 27 - 377 - 019(% - |8 - |3 R - |8 - |5 -
1609 - 27 - 377 - 020([5s BEE - |s B o i BB -
17409 - 27 - 377 - 021 {% S - Bl

18009 - 27 - 377 - 022[3 17,728 [ § 14701 | T T
19109 - 27 - 378 - o013 100,143 | S 94007 | $ 97274 | $ 102,350 [ § 97.274 [ $ 94,184
20009 - 27 - 378 - o02[S 68,685 | $ 65,094 | § 50,495 | § 52,236 | S 50,495 | § 49,420
21|09 - 27 - 378 - 003 [% 102,114 | $ 96,785 | 5 85,144 | $ 88,081 | § 85,144 [ § 83,332
22109 - 34 - 126 - o023 60,324 | $ 60,488 | $ 72,544 | S 73,109 | § 68,112 | § 65.980
23|09 - 34 - 126 - 005 (% 46,773 | 5 44328 [ S 28921 [ $ 29918 | 28,021 | § 28,306
24|09 - 34 - 126 - 006[S 49414 | 46,831 | $ 28,021 | § 29918 | 5 28.921 | $ 28,306
25109 - 34 - 126 - 0073 30,504 | § 37439 | $ 20,091 [ $ 20,784 [ 20,091 | § 19,663
26009 - 34 - 126 - o1 [$ 125,507 | § 125,360 | $ 69,548 | 5 71,947 | $ 69,548 | $ 68,068
27109 - 34 - 126 - 0123 144,830 | $ 137,258 | § 105,058 | § 108,681 | § 105,058 | $ 102,822
28|09 - 34 - 126 - 013[3s 27262 | $ 25,839 | $ 23,641 | § 24,457 | 23641 | § 23,138
29109 - 34 - 126 - 014[% 25,966 | § 24611 | $ 31,786 | § 32,882 S 31,786 | § 31,110
30009 - 34 - 126 - 015[% 38,947 | 5 36,915 | § 38224 | 8 39,543 | § 38224 [ § 37410
31009 - 34 - 126 - 016[3% 18,176 | $ 17,228 [ § 21,598 | $ 22343 | § 21,598 | § 21,138
32)09 - 34 - 126 - 017[3 19,355 | § 18344 | $ 19.944 [ $ 20,632 | $ 19,944 | $ 19,519
33109 - 34 . 127 - 001[% 460,873 | $ 436,778 | $ 483,072 | § 499,735 | § 464,331 | S 448918
34J09 - 34 . 128 . 001 [ 128,047 | $ 121,352 | $ 82,880 | % 77,350 | § 73,552 | § 71216
35009 - 34 - 128 - 002[% 24631 | $ 23344 | $ 23,616 | S 12,959 [ § 12,527 | $ 12,260
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Study Area PINs 2000 EAV 1999 EAV 1998 EAV 1997 EAV 1996 EAV 1995 EAV
36|09 - 34 - 128 - 004[$ 16,594 | $ 15726 | § 15908 [ § 8732 1% 8441 | $ 8,262
37109 - 34 - 128 - 005]% 26,871 | % 25,466 | $ 17,855 | § 18472 | $ 17855 [ $ 17,475
38109 - 34 - 128 - 006[% 65,789 | § 62,349 | $ 62,802 | % 64,968 | § 62,802 | $ 61,465
39009 - 34 - 128 - 0075 73,356 | $ 69,521 | § 68,927 | § 71,305 | 8 68,927 | $ 56,766
40109 - 34 - 128 - 008]$ 22,160 | $ 21,002 | § 21979 | § 22,7371 % 21979 $ 21,511
41109 - 34 - 129 . 001 [$ 70,636 | $ 66,950 | $ 482,845 | $ 499,499 | § 436,250 | $ 426,964
42109 - 34 - 129 - 002]5 160,286 | § 151,905 | § 132,012 | $ 136,565 | § 132,012 | $ 129,202
43109 - 34 - 129 - 003 |% 73,001 | § 69,269 | § 40,042 | $ 41,423 | § 40,042 | § 39,190
44109 - 34 - 129 . 0043 446,031 | § 422754 | Gt aese s
45109 - 34 - 132 - 001 % 62,845 | $ 59,565 | $ 48,260 | $ 54344 | % 52,532 |1 % 51,414
46109 - 34 - 132 - 002]%S 52,864 | $ 37,033 | § 24,528 | § 25374 | 8 24528 | $ 24,005
47109 - 34 - 132 - 003]S 50,207 | § 50,899 | $ 53,109 | $ 53,501 | § 49884 | § 47,431
48109 - 34 - 132 - 004§ 47,151 | § 48,004 | $ 50,184 [ $ 50,648 | § 47320 % 44,585
490109 - 34 - 132 - 005]%S 46,151 | $ 40,832 | § 44,923 | § 46,014 | § 43,333 [ 8 37,191
50109 - 34 - 132 - 006]$ 46,287 | § 34,053 | 3 40,526 | $ 41,504 | § 39,129 | $ 38,296
51009 - 34 - 132 - 007 % 38,628 | § 39925 | % 42305 | 8 43,294 | § 40,712 | $ 39,845
52109 - 34 - 132 - 009]S 45094 | § 45,152 | § 56,490 | $ 57,456 | § 56,490 | § 55,886
53109 - 34 - 132 - 010] % 23,742 | § 22501 | $ 27,042 | $ 27504 | § 27,042 | § 26,753
54109 - 34 - 132 - 0113 59,734 | $ 56,610 | § 63,445 | §$ 64,530 | $ 63,445 | $ 62,766
55109 - 34 - 132 - 012($ 95,260 | $ 81,793 | $ 95,260 | § 96,880 | § 95,260 | § 94,241
56|09 - 34 - 132 - 013][$ 191,770 | § 164,770 | § 128,887 | § 133333 | § 127,508 | § 126,144
57009 - 34 - 176 - 001 ]$ 25789 | $ 24441 1% 21,898 | $ 22653 | $ 21,898 | § 21,432
58109 - 34 - 177 - 001 % 47916 | § 45410 | $ 49,250 | $ 50949 | § 49,250 | $ 48,202
59109 - 34 - 177 - 002]% 64,126 | § 60,773 | $ 56,454 | § 67912 1% 49911 |3 48,849
60109 - 34 - 177 - 007]5% - $ - $ - $ - $ - ;) -
61109 - 34 - 177 - 010]$ 2,176 | § 2062 | $ 13538 | $ 14,004 | § 13,538 | § 13,250
62109 - 34 - 177 - 014§ - $ - $ - $ - $ - $ -
TOTALS: $ 4,309,765 | $ 4,032,078 | $ 3,647,751 | $ 3,731467 | $ 3485873 | % 3,377,231
Annual Change 6.89% 10.54% -2.24% 7.05% 3.22% N/A
City Total EAV $ 883,471,157 | § 798,697,597 | $ 763,629907 | § 728,262,531 | $ 678,828,787 | $§ 638,590,256
Balance of: $ 879,161,392 | $ 794,665,519 | $ 759,982,156 | $ 724,531,064 | $ 675342914 | $ 635,213,025
Annual Change 10.63% 4.56% 4.89% 7.28% 6.32% N/A
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City of St. Charles, Illinois

Ordinance No. 2006-M-6

An Ordinance of the City of St. Charles, Kane and
DuPage Counties, Illinois, Approving an Amendment to
the Redevelopment Plan and Project for the First Street

Redevelopment Project Area

Adopted by the
City Council
of the
City of St. Charles
January 17, 2006

Published in pamphlet form by
authority of the City Council
of the City of St. Charles,

Kane and Du Page Counties,
Illinois, January 20, 2006
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ORDINANCE NO. 2006-M-6

AN ORDINANCE OF THE CITY OF ST. CHARLES,
KANE AND DUPAGE COUNTIES, ILLINOIS,
APPROVING AN AMENDMENT TO THE
REDEVELOPMENT PLAN AND PROJECT FOR THE
FIRST STREET REDEVELOPMENT PROJECT AREA

WHEREAS, pursuant to the Tax [hcrement Allocation Redevelopment Act, Division 74.4 of
the Illinois Municipal Code, as amended (the “Act”), the City of St. Charles, Kane and DuPage
Counties, Illinois (the “City"), by ordinance, heretofore approved a redevelopment plan and project
(the "Plan and Project”) for and has designated a redevelopment project area known as the First
Street Redevelopment Project Area (the “Area”) and has adopted tax increment allocation financing
for the Area; and

WHEREAS, it is desirable and in the best interest of the citizens of the City for the City to
adopt an amendment to the Plan and Project in order to amend budget as heretofore approved and to
correct a scrivener's error in the legal description contained in the ordinances adopted in connection
therewith (the "Amendment”); and

WHEREAS, pursuant to Section 11-74.4-5 of the Act, the Mayor and City Council of the
City of St. Charles (the “Corporate Authorities”) called a public heari ng concerning the Amendment
for November 7, 2005; and

WHEREAS, due notice with respect to such hearing was given pursuant to Section 11-74.4-5
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of the Act, said notice being given to taxing districts and to the Department of Commerce and
Economic Opportunity of the State of Illinois by certified mail on September 20, 2005, by
publication on October 25 and 28, 2005, and by certified mail to taxpayers within the Area on
October 27, 2005; and

WHEREAS, on September 30, 2005, notice was provided by first-class mail to all residential
addresses that, after a good faith effort, the City determined were located within 750 feet of the
exterior boundaries of the Area; and

WHEREAS, the City has heretofore convened a joint review board to consider the
Amendment as required by and in all respects in compliance with the provisions of the Act; and

WHEREAS, the Plan and Project set forth the factors that caused the Area to qualify as a
‘conservation area,” and the Corporate Authorities have reviewed the information concerning such
factors presented at the public hearing and have reviewed other studies and are generally informed of
the conditions in the Area that have caused all or part of the Area to be a “conservation area” as
defined in the Act; and

WHEREAS, the Corporate Authorities have reviewed the conditions pertaining to lack of
private investment in the Area to determine whether private development would take place in the
Area as a whole without the adoption of the proposed Amendment; and

WHEREAS, the Corporate Authorities have reviewed the conditions pertaining to real
property in the Area to determine whether contiguous parcels of real property and improvements
thereon in the Area would be substantially benefited by the proposed Project improvements; and

WHEREAS, the Corporate Authorities have reviewed the Plan and Project and the existing

comprehensive plan for development of the City as a whole and determined the Plan and Project
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conform to the comprehensive plan of the City; and

WHEREAS, the Corporate Authorities have reviewed the proposed Amendment and have
determined that it conforms with the existing comprehensive plan of the City and that it is in the best
interests of the City and its residents that the proposed Amendment be approved.

NOW, THEREFORE, BE IT ORDAINED by the Mayor and City Council of the City of St.
Charles, Kane and DuPage Counties, Illinois, as follows:

Section 1. Findings. That the Corporate Authorities hereby make the following findings:

a. The Area is legally described in Exhibit A attached hereto and incorporated herein as
if set out in full by this reference. The general street location for the Area is described in Exhibit B
attached hereto and incorporated herein as if set out in full by this reference. The map of the Area is
depicted on Exhibit C attached hereto and incorporated herein as if set out in full by this reference.

b. Conditions exist which cause the Area to be subject to desi gnation as a redevelopment
project area under the Act and to be classified as a conservation area as defined in the Act.

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

d. The Plan and Project and Amendment conform to the comprehensive plan for the
development of the City as a whole.

] As set forth in the Plan and Project, it is anticipated that construction activities of the
Project will be completed within twenty-three (23) years afier the designation of the Area and that all
obligations incurred to finance redevelopment project costs, if any, as defined in the Plan and Project

shall be retired within twenty-three (23) years after the Area is designated.
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£ The parcels of real property in the Area are contiguous and only those contiguous
parcels of real property and improvements thereon that will be substantially benefited by the Project
improvements are included in the Area.

Section2. Amendment Approved. That the Amendment to the Plan and Project, which was

the subject matter of the public hearing held November 7, 2005, is hereby adopted and approved. A
copy of the Plan and Project is set forth in Exhibit D attached hereto and incorporated herein as if set
out in fuil by this reference. A copy of the Amendment is set forth in Exhibit E attached hereto and
incorporated herein as if set out in full by this reference.

Section 3. Legal Description Incorporated. That the legal description of the Area attached
hereto as Exhibit "A" be, and it hereby is, deemed to replace each and every other legal description of
the Area heretofore set forth in connection with the approval of the Plan and Project, designation of
the Area and adoption of tax increment financing therefor, including, specifically, City of St. Charles

Ordinances Numbers 2002-M-13, 2002-M-14, and 2002-M-15 adopted on March 18_

2002.

Section 4. Invalidity of Any Section. That if any section, paragraph, or provision of this

Ordinance shall be held 1o be invalid or unenforceable for any reason, the invalidity or
unenforceability of such section, paragraph, or provision shall not affect any of the Temaining

provisions of this Ordinance.

[REMAINDER OF PAGE INTENTIONALLY LEFT BLANK]
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Section 5. Superseder and Effective Date. All ordinances, resolutions, motions, or orders in

conflict herewith shall be, and the same hereby are, repealed to the extent of such conflict, and this
Ordinance shall be in full force and effect immediately upon its passage by the Corporate Authorities
and approval as provided by Jaw.

PRESENTED to the City Council of the City of St. Charles, Illinois this 17" day of January,
2006.

PASSED by the City Council of the City of St. Charles, Iilinois, this 17 day of January,
2006.

APPROVED by the Mayor of the City of St. Charles, Iilinois, this 17" day of January, 2006.

DelR0I=E—

k MAYOR
ATTEST:,
Ty 5
PN wdedged this | T day of , 2006
;)‘;f-'l':‘ : ..f. r 3
Y MU
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EXHIBIT “A"
Legal Description

That part of the Northwest Quarter and the Southwest Quarter of Section 27, Township 40 North,
Range 8, East of the Third Principal Meridian in the City of St. Charles, Kane County, Illinois,
described as follows:

Beginning at the northeast corner of Block 44 in Original Town of St. Charles, said point also being
the intersection of the south right-of-way line of Main Street (Illinois Route 64) and the westerly
right-of-way line of 2™ Street (I!linois Route 31 ); thence easterly along said southerly right-of-way
line to the west bank of the Fox River; thence southerly along said west bank to the southerly right-
of-way line of Indiana Street; thence westerly along said southerly right-of-way line to the easterly
right-of-way of 1* Street; thence southerly along the easterly right-of-way line of 1% Street to the
northerly right-of-way line of Prairie Street; thence easterly along said northerly right-of-way line of
Prairie Street to the northerly extension of the west line of Lot 5 in the Piano Factor of St. Charles
Subdivision; thence southerly along the west line of said Lot 5 and the northerly extension thereof to
the most southerly corner of said Lot 5; thence southwesterly along the extension of the southeasterly
line of said Lot 5 to the westerly right-of-way line of 2" Street (Illinois Route 31); thence northerly
along said westerly right-of-way line of 2™ Street to the Point of Beginning.
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EXHIBIT “B"
General Street Location

The proposed TIF is generally bounded on the north by Main Street, on the east by the Fox River and
First Street, on the south by Mt. St. Mary’s Park, and on the west by Second Street, and is within the
City of St. Charles, Kane and DuPage Countics, Illinois.
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EXHIBIT “C"
Map
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EXHIBIT “D”"
Redevelopment Plan and Project
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First Street Redevelopment Project Area

Tax Increment Financing District
Eligibility Study, Redevelopment Plan and Project
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1. Executive Summary

In June 2001, §. B. Friedman & Company was engaged by the City of St. Charles (the “City”) to
conduct a Tax Increment Financing Eligibility Study and prepare a Redevelopment Plan and Project
(the “Redevelopment Plan™). This report details the eligibility factors found within the First Street
Redevelopment Project Area (the “RPA™) Tax Increment Financing (“TIF”) District in support of
its designation as a “conservation area” within the definitions set forth in the Illinois Tax Increment
Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq., as amended (the “Act™). This report
also contains the Redevelopment Plan and Project for the First Street RPA.

The First Street RPA is located wholly within St. Charles Township, in downtown St. Charles and
contains approximately 22 acres of land. It consists of sixty-two (62) tax parcels with thirty-nine(39)
buildings (not including ancillary structures such as garages). One (1) of the sixty-two (62) parcels
is vacant and ten (10) are improved as parking lots or rights-of-way. '

Determination of Eligibility
This report concludes that the RPA is eligible for TIF designation as a “conservation area” because

50% or more of the structures in the area have an age of 35 years or more and because the following
four (4) eligibility factors for improved land have been found to be present to a major extent:

. Deterioration;
. Deleterious Land Use or Layout;
. Obsolescence; and

. Lack of Growth in EAV;

The factors are defined under the Act at 65 ILCS 5/11-74.4-3 (a) and (b). Additionally, three other
eligibility factors are present to a minor extent and demonstrate that the RPA is in a state of gradual
decline through disinvestment. Left unchecked, these conditions could accelerate the decline of the
area and, combined with those factors that have been documented to be present to a major extent,
could lead to more widespread and intensive disinvestment. These factors are:

. Excessive Land Coverage;
. Inadequate Utilities; and
. Lack of Community Planning.

Redevelopment Plan Goal, Objectives, and Strategies

The overall goal of the Redevelopment Plan is to reduce or eliminate conditions that qualify the RPA
as a conservation area; to provide the direction and mechanisms necessary to stimulate the
redevelopment of vacant and underutilized parcels; and to establish the RPA as a cohesive and
vibrant mixed-use corridor that provides a comprehensive range of commercial and retail uses to the
surrounding residential community, while accommodating residential and institutional uses where
appropriate. Redevelopment of the RPA will strengthen the economic base and improve the image
of the City as a whole. The City’s “Priority Survey” of St. Charles residents over the last several
years has consistently shown that one of the most important priorities for the City of St. Charles
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City of St. Charles First Street Redevelopment Project Area

should be to maintain an attractive and vital downtown.

Rehabilitation and redevelopment of the RPA are to be achieved through an integrated and
comprehensive strategy that leverages public resources to stimulate additional private investment,
The underlying Strategy is to use tax increment financing, as well as other funding sources, to

reinforce and encourage further private investment,

Objectives. Twelve (12) broad objectives support the overal! goal of area-wide revitalization of the
RPA. These include:

L. Foster the development of the First Street corridor as an auto- and pedestrian-friendly retail
corridor that enhances the overall quality of life of City residents and serves as anappropriate
gateway to the downtown district of the City of St. Charles;

2. Provide resources for streetscaping and landscaping to visually link diverse land uses and
create a cohesive and integrated identity for amixed-use First Street corridor that is attractive
to pedestrian traffic;

3 Reinforce adowntown identity through such improvements ag gateway features, signage, and
other public and private improvements;

4, Facilitate the development of new public facilities, parks, and Open space in appropriate
locations throughout the RPA as necded and in accordance with the Redevelopment Plan,
including the creation of a continuous pedestrian loop along the Fox River between Main
Street and Prairie Street and the development of pedestrian connections between First Street
and the Fox River:

5. Facilitate the provision of adequate on- and off-street parking for visitors, employees, and
customers of the RPA;
6. Facilitate the assembly, preparation, and marketing of vacant and underutilized sites for

rehabilitation and/or new retail, commercial, institutional, and residentia} development, and
provide for corrective actions to address environmental problems to permit devel opment and
redevelopment, as needed or appropriate;

7. Foster the improvement and/or creation of the public infrastructure where needed, including
sidewalks, streets, curbs, gutters, underground water and sanitary systems, and stormwater
detention of adequate capacity to facilitate the rehabilitation of properties within the RPA as
well as the construction of new retail, commercial, residential, and mixed-use development
whete appropriate;

8 -Support the goals and objectives of other overlapping plans, including the Downtown St

' Charles Strategy Plan, 2000 (preparcd for the City of St. Charles by the Downtown
Professionals Netwotk), and the First Street Business District. Coordinate available federal,
state, and local resources to further the goals of this redevelopment plan;
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9. Promote a comprehensive development plan that includes a detailed parking and traffic plan
that will address potential access/curb-cut consolidation, on-street parking, and the creation
of pedestrian links to the Fox River;

10.  Strengthen the economic well-being of the RPA and the City of $t, Charles by providing
resources for rehabilitated and new commercial, residential, and mixed-use developmentin -
the RPA, as appropriatc;

11.  Provide opportunities for women-owned, minority-owned, and locally owned businesses to
share in the job and construction opportunities associated with the redevelopment of the
RPA; and ‘

12. Support job training programs and increase employment opportunities, including welfare to
work programs, for individuals working in area businesses.

Strategies. Redevelopment and rehabilitation of specific sites within the RPA will be supported in
order to stimulate private investment and enhance the RPA. Development of vacant and
underutilized sites is anticipated to have a positive impact on other properties beyond the individual
project sites. These objectives will be implemented through four (4) specific and integrated
strategies. These include: ;

L Implement Public Improvements. A series of public improvements throughout the RPA
may be designed and implemented to help define and create an identity for the area and sub-
areas, prepare sites for anticipated private investment, and create a more conducive
environment for retail, commercial, residential, and institutional development.

Public improvements may include the construction of public parking facilities, streetscaping,
new or improved street and sidewalk lighting, new or improved sidewalks and streets, new
or improved underground infrastructure, stormwater detention of adequate capacity, the
creation of parks, trails, and open space, and other public improvements consistent with the
Redevelopment Plan. These public improvements may be completed pursuant to
redevelopment agreements with private entities or intergovernmental agreements with other
public entities, and may include the construction, rehabilitation, renovation, or restoration
of public improvements on ane or more parcels.

2. Facilitate Property Assembly, Demolition, and Site Preparation. Sites may be acquired
and assembled by the City to attract future private investment and development. The
consolidated ownership of these sites will make them easier to market to potential developers
and will streamline the redevelopment process. In addition, financial assistance may be
provided to private developers seeking to acquire land and assemble sites to undertake
projects supportive of this Redevelopment Plan.

To meet the goals, policies or objectives of this Redevelop'ment'Plan, the City may-acquire
and assemble other property throughout the RPA. Land assemblage by the City may be done
by purchase, exchange, donation, lease, or eminent domain, and may be for the purposes of
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(a) sale, lease, or conveyance. to private developers, or (b) sale, lease, conveyance or
dedication for the construction of public improvements or facilities. Site preparation may
include such preparatory work as demolition of existing improvements and environmental
remediation, where appropriate. Furthermore, the City may require written development
agreements with developers before acquiring any properties. As appropriate, the City may
devote acquired property to temporary uses until such property is scheduled for disposition
and development. :

X Encourage Private Sector Activities and Support Rehabilitation and New Development,
Through the creation and support of public-private partnerships, or through written
agreements, the City may provide financial and other assistance to encourage the private
sector, including local property owners and businesses, to undertake rehabilitation and
redevelopment projects and other improvements that are consistent with the goals of this
Redevelopment Plan.

4. Assist Existing Businesses and Property Owners. The City may provide assistance to
support existing businesses and property owners in the RPA. This may include financial and
other assistance for building rehabilitation, facade improvements, leasehold improvements,
and new construction of private facilities such as plazas and other pedestrian amenities,

Required Findings

The required conditions for the adoption of a Redevelopment Plan and Project are found to be
present within the study area.

First, the City is required to evaluate whether or not the study area has been subject to growth and
private investment and must substantiate a finding of lack of such investment prior to establishing
a tax increment financing district.

New investment that occurred in the study area in the past five years mostly consists of renovations
to three buildings: 24 S. Second Street, 111-113 W. Main Street, and 200 S. Second Street, A
significant amount of the renovation that has occurred has been undertaken with public assistance
through the City’s facade treatment program. Taken as a whole, the study area has not been subject
to widespread growth and development through investment by private enterprise.

The study area is located entirely within St. Charles Township. From 1995 through 2000 {the last
year for which data is available), the growth of equalized assessed valuation (“EAV,” which is the
value of property from which property taxes are based) in the study area was actually negative as the
total taxable value of land has decreased. The compound annual growth rate of EAV for the study
area was 5.00% between 1995 and 2000. In comparison, the compound annual growth rate of EAV
was 6.72% for the whole of the City of St. Charles over the same period of time.

-As another method to examine the scope of new investment in the study area, S. B. Friedman &
Company examined building permit data provided by the City of St. Charles Building Department.
Specifically, we examined building petmit data for the period from 1996 through 2000 which
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revealed that 25 permits were issued within the study area totaling approximately $91 6,341, with no
permits issued for new construction, and three permits issued for demolition. However, over 77%
of the total value of these permits was due to the remodeling of only three of the 36 buildings in the
study area. Excluding these three buildings the total value of permits issued over the five-year period
wasonly $208,886. On average over our five-year study period, privately initiated permits amounted
to approximately $183,268 per year of total private investment, or less than 2% of the total St.
Charles Township Assessor’s estimate of market value of all property within the study area. At this
rate, it would take the private market a substantial amount of time to replace the current Assessor’s
market value of the study area.

The impact on surrounding properties of the property investment on which building permits were
issued has been isolated and minimal. These investments and existing property improvements have
not stimuiated widespread new private investment in the study area as a whole. Public investment
through the City’s facade improvement program (a 50% matching program) totaled approximately
$200,000 (or about 20% the total value of building permits issued). Several buildings in the RPA
have remained vacant for over a year. :

Second, the City is required to find that, but for the designation of the TIF district and the use of tax
increment financing, it is unlikely that significant investment will occur in the study area.

Without the support of public resources, the redevelopment objectives for the study area most likely
would not be realized. The area-wide improvements and development assistance resources needed
to redevelop and revitalize the study area as a mixed-use commercial district are extensive and
costly, and the private market on its own, has shown little ability to absorb all of these costs. Public
resources to assist with site preparation, environmental remediation, and public infrastructure
improvements are needed to leverage private investment and facilitate area-wide redevelopment
. consistent with the City’s Comprehensive Plan. TIF funds can be used to fund site assembly and
preparation, environmental remediation, infrastructure improvements, and building rehabilitation,
Accordingly, but for the designation of a TIF district, these projects, which would contribute
substantially to area-wide redevelopment, are unlikely to occur.

Third, the study area includes only those contiguous parcels of real property that are expected to
benefit substantially from the proposed improvements.

Finally, the proposed land uses described in this Redevelopment Plan are consistent with the
Comprehensive Plan of the City of St. Charles and the Downtown St. Charles Strategy Plan. The
redevelopment opportunities identified in earlier area planning initiatives will be supported
substantially and their implementation facilitated through the creation of the Redevelopment Plan.
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2. Introduction

The Study Arca

This document serves as the eligibility study (“Eligibility Study”) and Redevelopment Plan and
Project for the First Street Redevelopment Project Area. The RPA is located in the southwest
quadrant of the City of St. Charles (the “City™), in Kane County (the “County™). In June 2001, S,
B. Friedman & Company was engaged by the City to conduct study of certain properties in this
area to defermine whether the area containing these properties would qualify for status as a “blighted
arca” and/or “conservation area” under the Act.

The community context of the RPA is detailed on Map 1.

The RPA consists of 62 tax parcels with approximately 39 buildings and contains approximately 22
acres of land. Of the 62 tax parcels, one is vacaut, The RPA is generally bounded by Main Street
(Route 64) on the north, Second Street (Routc 31) on the west, and the Fox River on the east,
approximately as far south as Prairic Street (except that the area east of First Street, between Indiana
Street and Prairie Street has been excluded).

Map 2 details the boundarics of the RPA including only those contiguous parcels of real property
that are expected to benefit substantially from the Redevelopment Plan improvements discussed
hercin. The boundaries encompass a mixed-use area containing commercial, residential, and
public/institutional uscs. Asa whole, the area suffers from a poor configuration of existing land uses
and layouts that has resulted in the under-utilization of property, deteriorated buildings and
associated infrastructure, and a lack of growth and investment. Similar observations prompted the
identification of First Street as the largest development corridor with the most opportunity for change
in the Downtown St. Charles Strategy Plan, 2000. Without a comprehensive approach to address
these issues, the RPA could continue its decline, thereby discouraging future development
opportunities. The redevelopment plan addresses these issues by providing resources for
improvements to the area’s infrastructure and public facilities and for the assemblage and marketing
of vacant land and under-utilized sites. These area-wide improvements will benefit all of the
property within the RPA.

Appendix 1 contains the legal description of the RPA.

The Eligibility Study covers events and conditions that exist and that were determined to support the
designation of the RPA as a “conservation area” under the Act at the completion of our research on
August 31, 2001 and not thereafter. Thesc events or conditions include, without limitation,
governmental actions and additional developments.

This Eligibility Study and Redevelopment Plan summarizes the analysis and findings of the
consultant’s work, which, unless otherwise noted, is solely the responsibility of S B. Friedman &
Company. The City is entitled to rely on the findings and conclusions of the Redevelopment Plan
in designating the RPA as a redevelopment project atea under the Act. S. B, Friedman & Company
has prepared this Redevelopment Plan with the understanding that the City would rely (1) on the
findings and conclusions of the Redevelopment Plan in proceeding with the designation of the RPA
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City of St. Charles First Street Redevelopment Project Area

and the adoption and implementation of the Redevelopment Plan, and (2) on the fact that S B,
Friedman & Company has obtained the necessary information including, without limitation,
information relating to the equalized assessed value of parcels comprising the RPA, so that the
Redevelopment Plan will comply with the Act and so that the RPA can be designated as a
redevelopment project area in compliance with the Act.

Existing Land Use

Based upon S. B. Friedman & Company’s research, four (4) predominant land uses have been
identified within the RPA: '

. Commercial;

. Residential;

. Vacant Land; and

. Industrial.

Existing predominant land use pattems in the RPA are shown in Map 3. This map represents
predominant land use in the area. The predominant land use displayed is not necessarily the only
fand use present on a given parcel. Some of the parcels within the RPA contain more than one land

use,

Overall, the RPA consists primarily of a mix of commercial and residential land uses. Commercial
uses are concentrated in the north end of the corridor. Residential uses are located mostly along
Second Street (Route 31), south of Indiana Street.

Commercial. Commercial and retail uses are found throughout the RPA and do not have adequate
parking and provision for loading and service. Commercial uses are interspersed with residential
uses south of Indiana Street, and in some cases are part of a single-family residential structure.
Obsolescence of several commercial structures has contributed to their long-term vacancy.

Residential. Several single-family residential properties are within the RPA, located mostly along
the east side of Second Street, and interspersed with other land uses. Some of these structures also
contain commetcial uses. '

Vacant Land. There is only one parcel of vacant land within the RPA, at the northwest comer of
Indiana Street and First Street. The Downtown St. Charles Strategy Plan, 2000 also identifies the
presence of excessive surface lots, and underutilized land in general, throughout the RPA.

Industrial. Several light industrial uses exist within the RPA, located mostly in the southern half
of the RPA, especially around the intersection of First Street and Prairie Strect. - These uses were
found to have inadequate buffering from other uses and instances of environmental concern. Most
of the property in the RPA south of Indiana Street is zoned as a Limited Manufacturing District

" (M1), a designation encompassing uses which are often incompatible within the context of the
surrounding downtown.
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3. Eligibility Analysis
Provisions of the Hlinois Tax Increment Allocation Redevelopment Act

Based upon the conditions found within the RPA at the completion of S B. Friedman & Company’s
research, it has been determined that the RPA meets the eligibility requitements of the Act as a
blighted area. The following outlines the provisions of the Act to establish eligibility.

Under the Act, two (2) primary avenues exist to establish eligibilify for an area to permit the use of
tax increment financing for area redevelopment: declaring an area as a “blighted area” and/or a
“conservation area,”

“Blighted areas” are those improved or vacant areas with blighting influences that are impacting the
public safety, health, morals, or welfare ofthe community, and are substantially impairing the growth
of the tax base in the area. “Conservation areas” are those improved areas which are deteriorating
and declining and soon may become blighted if the deterioration is not abated.

The statutory provisions of the Act specify how a district can be designated as a “blighted” and/or
“conservation area” district based upon an evidentiary finding of certain eligibility factors listed in
the Act. These factors are identical for each designation.

According to the Act, “blighted areas” must have a combination of five (5) or more of these
eligibility factors acting in concert which threaten the health, safety, morals, or welfare of the
proposed district. “Conservation areas” must have a minimum of 50% of the total structures within
the arca aged 35 years or older, plus a combination of three (3) or more additional eligibility factors
which are detrimental to the public safety, health, morals, or welfare and which could result in such
an area becoming a blighted area.

Factors For Improved Property

The thirteen (13) factors are listed at 65 ILCS 5/11-74.4-3 (a) and (b) and are defined in the Act as
follows:

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

Obsolescence. The condition or process of falling into disuse. Structures have become ill-suited for
the original use.

Deterioration. With respect to buildings, defects including, but not limited to, major defects in the
secondary building components such as doors, windows, porches, gutters and downspouts, and
fascia. With respect to surface 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
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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 the 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 abscence of adequate ventilation for light
or ait circulation in spaces or rooms without windows, or that require the removal of dust, odor, gas,
smoke, or other noxious airborne materials. Inadequate natural light and ventilation means the
absence of skylights or windows for interior spaces or rooms and improper window sizes and
amounts by room area to window area ratios, Inadequate sanitary facilities refers to the absence or
inadequacy of garbage storage and enclosure, bathroom facilities, hot water and kitchens, and
structural inadequacies preventing ingress and egress to and from all rooms and units within a
building.

Inadequate Utilities, Underground and overhead utilities such as storm sewers and storm drainage,
sanitary sewers, water lines, and gas, telephone, and electiical 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, obsclete, 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 & site.
Examples of problem conditions warranting the designation of an area as one exhibiting excessive
land coverage are: (i) the presence of buildings either impraperly situated on parcels or located on
parcels of inadequate size and shape in relation to present-day standards of development for health
and safety and (ii) the presence of multiple buildings on a single parcel. For there to be a finding of
excessive land coverage, these parcels must exhibit one or more of the following conditions:
insufficient provision for light and air within or around buildings, increased threat of spread of fire
duc 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.

Environmental Clean-Up. The proposed redevelopment project area has incurred Ilinois
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Environmental Protection Agency or United States Environmental Protection Agcnéy remediation
costs for, or a study conducted by an independent consultant recognized as having expertise in -
“environmental remediation has determined a need for, the clean-up of hazardous waste, hazardous
substances, or underground storage tanks required by State or federal law, provided that the
remediation costs constitute a material impediment to the development or redevelopment of the
redevelopment project area.

Lack of Community Planning. The proposed redevelopment project area was 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.

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

As explained, “blighted areas” must have a combination of five (5) or more of these eligibility
factors and “conservation areas” must have a minimum of 50% of the total structures within the area
aged 35 years or older, plus a combination of three (3) or more additional eligibility factors.

Factors For Vacant Land

Under the provisions of the “blighted area” section of the Act, if the land is vacant, a combination
of two (2) or more of the following six (6) factors also may be identified which combine to impact
the sound growth in tax base for the proposed district.

Obsolete Platting of Vacant Land. This is where parcels of limited or narrow size or
configurations of parcels of irregular size or shape make it difficult to develop on a planned basis
and in a manner compatible with contemporary standards and requirements, or where platting has
failed to create rights-of-ways for streets or alleys or has created inadequate right-of-way widths for
streets, alleys, or other public rights-of-way or has omitted easements for public utilities.

Diversity of Ownership. Diversity of ownership is when adjacent properties are owned by multiple
. parties. This factor applies when the number of owners of parcels of vacant land is sufficient to
retard or impede the ability to assemble the land for development.

- Tax and Special Assessment Delinquencies. This factor is present when tax and special
assessment delinquencies exist or the property has been the subject of tax sales under the Property
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Tax Code within the last S years..

Deterioration of Structures or Site Improvements in Neighboring Arcas Adjacent to the
Vacant Land. Evidence of structural deterioration and area disinvestment in blocks adjacent to the
vacant land may substantiate why new development had not previously occurred on the vacant
parcels.

Environmental Clean-Up. The area has incurred Iliinois Environmental Protection Agency or
United States Environmental Protection Agency remediation costs for, or a study conducted by an
independent consultant recognized as havi ngexpertise inenvironmental 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 amaterial impediment
to the development or redevelopment of the redevelopment project area.

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

Additionally, under the “blighted area” section of the Act, eligibility may be established for those
vacant arcas that would have qualified as a blighted arca immediately prior to becoming vacant.
Under this test for establishing eligibility, building records may be reviewed to determine that a
combination of five (5) or more of the 13 “blighted area” eligibility factors were present immediately
prior to demolition of the area’s structures, '

The vacant “blighted area” section includes six (6) other tests for establishing eligibility, but none
of these are relevant to the conditions within the RPA.

Methodology Overview and Deterniination of Eligibility

Analysis of eligibility factors was done through research involving an extensive exterior survey of
all properties within the RPA, as well as a review of building and property records. Property records
include building code violation citations, building permit data, and assessor information. Qur survey
of the area established that there are thirty-nine (39) buildings within the RPA. In addition, to verify
the age for the area buildings, field observations were compared to the recorded age of the buildings
in property records obtained from the Township Assessor’s office, ‘

The arcas located within the RPA are predominantly characterized by commercial structures of
varying degrees of deterioration, with some residential and industrial parcels towards the south end
of First Street. Our survey of the avea established that there are 61 improved parcels and one (1)
vacant parcel within the RPA. All properties were examined for qualification factors consistent with
either “blighted area” or “conservation area” requirements of the Act. Based upon these criteria, the
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properties within the RPA qualify for designation as a TIF Redevelopment Project Area as a
“conservation area” as defined by the Act. '

To arrive at this designation, S. B. Friedman & Company calculated the number of eligibility factors
present on a building-by-building or parcel-by-parcel basis and analyzed the distribution of the
eligibility factors within the RPA. When appropriate, we calculated the presence of eligibility
factors on infrastructure and ancillary properties associated with the structures. The eligibility
factors were correlated to buildings using aerial maps, property files created from field observations,
and record searches. This information was then graphically plotted on a tax parcel map of the RPA
to establish the distribution of eligibility factors, and to determine which factors were present to a
major or minor extent.

Major factors are used to establish eligibility. These factors are present to a meaningful extent on
a majority of the parcels and reasonably distributed throughout the RPA. Minor factors are
supporting factors present to a meaningful extent on some of the parcels or on a scattered basis.
Their presence suggests that the area is at risk of experiencing more extensive deterioration and
disinvestment. -

While it may be concluded under the Act that the mere presence of the minimum number of the
stated factors may be sufficient to make a finding as a blighted area, this evaluation was made onthe
basis that the conservation area factors must be present to an extent that indicates that public
intervention is appropriate or necessary. Secondly, the conservation area factors must be reasonably
distributed throughout the RPA so that non-qualifying areas are not arbitrarily included in the RPA
simply because of proximity to areas that qualify as a conservation area.

Conservation Area Findings

As required by the Act, within a conservation area, at least 50% of the buildings must be 35 years
of age and older, and at least three (4) of the thirteen (13) eligibility factors for improved property
must be found present to a major extent within the RPA.

Our research has revealed that the following four (4) factors for improved property are present to a
major extent:

. Deterioration;

. Deleterious Land Use or Layout;
- Obsolescence; and

. Lack of Growth in EAV.

Based on the presence of these factors, the RPA meets the requirements of a “conservation area”
under the Act.

The Eligibility Factors-By-Block Table in Appendix 2 details the eligibility factors by building and
by block within the RPA. Map 4 illustrates the distribution of those eligibility factors found to be
present to a major extent by depicting for each block the respective factors were found to be present
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City of St. Charles First Street Redevelopment Project Area

to a meaningful degree. The following sections summarize our field research as it pertains to each
of the identified eligibility factors found within the RPA.

MAJOR FACTORS
1. Deterioration

Twelve (12) of the thirty-nine (39) buildings (31%) within the study area demonstrate a significant
level of deterioration. Cataloged deterioration included the occurrence of major defects in building
components, including collapsed or missing gutters and down spouts, cracked, broken or missing
windows, evidence of roof leaks, building foundation problems, and cracked exterior wall surfaces.
These are structural conditions not readily correctable through normal maintenance. ;

In addition, significant deterioration was documented on accessory buildings and ancillary property
within the study area. Accessory buildings and ancillary property include garages, surface parking
lots, and property enclosed with fencing.

Structural deterioration, coupled with deterioration of ancillary structures and property is indicative
of an area that is at risk of becoming blighted without direct intervention.

2. Deleterious Land Use and Layout

Deleterious land use and layout was evaluated on a parcel-by-parcel and an area-wide basis. This
factor may be present regardless of whether or not a structure exists on a parcel. Therefore, it was
necessary to evaluate deleterious land use and layout in this manner. There are sixty-one (61)
improved parcels within the study area. Twenty-four (24) of the improved parcels (39%), directly
exhibit deletetious land use or layout, however the configuration of parcels and land uses on some
blocks was such that the entire block can be considered to suffer from deleterious land use and layout
when evaluated on an, “area-wide” basis.

Instances of deleterious land use or layout include shallow lot depths, insufficient vehicular access,
nen-conforming land uses and incompatible land use relationships. Deletetious land use or layout
exists in several forms throughout the study area and its impact and extent are sufficient to adversely
. affect the growth and development of the entire study area and also to aggravate traffic patterns and
pose special hazards for pedestrians who shop or live in the study area.

Three of the four blocks between Main Street and Illinois Street have irregularly shaped parcels, or
poorly configured parcels and in several cases, insufficient setbacks from these roads. Both west and
south of this intersection are parcels encompassing a range of different and often incompatible land
uses. South of Illinois Street, commercial, light industrial, and residential uses exist side-by-side,
and have been developed in an uncoordinated manner. This results in immediate hazards to traffic
~ and pedestrians, the potential obsolescence of some of the properties, and significant obstacles to
future development. In several documented instances, the layout of the parcels and the
uncoordinated nature of the development has resulted in the obsolescence of parcels which would
be very difficult to develop without intervention.
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3. Obsolescence

Obsolescence, either functional, economic, or some combination of both, was documented for twelve
(12) of the thirty-nine (39) buildings (31%) within the study area, Some of the commercial/light
industrial buildings in the study area were designed for uses that have become outmoded.
Reconfiguration and rehabilitation of such structures would result in substantial cost to any future
user and therefore would render the structure functionally obsolete. This functional obsolescence
directly inhibits the redevelopment of these properties due to the enormous practical disadvantages
faced by potential new users.

In addition to Functional obsolescence, the economic obsolescence of some area properties is
demonstrated by the stagnant, or in some cases declining, assessed valuation (other than routine
increases attributable to the effect of inflation upon triennial reassessment values), and observations
in the field that certain propertics are falling into disuse. Economically obsolete buildings and
properties have an adverse effect on nearby properties and detract from the physical, functional, and
economic vitality of the surrounding community.

4. Lack of Growth in BAV

The total equalized assessed value (EA V) is a measure of the property value in the study area. The
Equalized Assessed Value history of all the included tax parcels in the study area was tabulated for
the last six years for which information is currently available. A lack of growth in EAV has been
found for the study area in that the rate of growth in propetty values (as measured by EAV) of the
study area has been less than that of the balance of the City of St. Charles for four out of the last five
years for which information is available (1995 through 2000). The basis for this finding is
summarized in Table I below. The lack of growth in EAV within the area is one of the strongest

indicators that the area as a whale is beginning to fall into decline,

Table 1: Percent Change in Annual Equalized Assessed Valuation (EAY)

Percent Percent Percent Percent Percent
Change in Changein | Changein | Changein | Changein
EAV EAV EAV EAV EAV
1995/1996 1096/1997 | 1997/1998 | 1998/1999 | 1999/2000
TIF Study Area 3.22% 7.05% -2.24% 10.54% 6.89%
Balance of the City 6.40% 7.19% 4.84% 4.07% 10.14%
3 of St. Charles (Kane
County portion)
Balance of the City 6.32% 7.28% 4.89% 4.56% 10.63%
of St. Charles
(Total)
S. B, Friedman & Company 18 Development Advisors
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MINOR SUPPORTING FACTORS

In addition to the factors that previously have been documented as being present to an extent
sufficient to qualify the study area, the presence of three additional factors was documented in the
study area. These additional factors reinforce the case that the study area is gradually declining
through disinvestment. Lefl unchecked, these conditions could accelerate the continued decline of
the study area, and combined with those factors that have been used to qualify the study area as a
“conservation area” or “blighted area,” could lead to more widespread and intensive commercial and
residential disinvestment.

A. Excessive Land Coverage

Excessive land coverage refers to the over-intensive use of property and the crowding of buildings
and accessory facilities onto a site. Ten (10) of the thirty-nine (39) buildings (25%) within the study
area exhibit problem conditions which warrant the finding of this factor to be present. Examples of
problem conditions found in the study area which constitute "excessive land coverage” include alack
of reasonably required off-street parking and inadequate provision for loading and service. This
factor was found to exist mainly around the intersection of Main Street and First Street. The
buildings at this intersection were built in a different context than the present-day standards of
development, and do not have adequate provision for loading and service and or reasonably required
off-street parking resulting in the over-intensive use of property and exacerbating the problems of
traffic and congestion in the general area. Such problems illustrate the adverse impactthat excessive
land coverage can have on surrounding areas, not just individual properties. These problems limit
the opportunities for continued growth and development and have the overal! effect of reducing the
competitiveness of area businesses. Additionally, the safety of pedestrians may be threatened in this
environment.

B. Inadequate Utilities

A review of the City’s underground infrastructure in an April 1996 study by Black & Veatch found
that inadequate underground utilities affect most of the parcels within the study area south of Indiana
Street (approximately 20% of the total parcels inthe study area). This limits the potential for growth
and development, especially in the southern portion of the study area. Future growth and
development in the area would almost certainly require substantial infrastructure investment.

C. Lack of Community Planning

Lack of community planning is an area-wide factor, not necessarily attributable to any one parcel.
The study area in general was developed prior to the implementation or guidance of a comprehensive
community plan or in some cases, development occurred that is no longer consistent with the current
plans of the community. This is evidenced by the fact that the study area contains iregular and
obsolescent parcel configurations, has incompatible land uses, and has a lack of buffering between
land uses. Lack of community planning limits potential redevelopment opportunities within the
study area. :
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4. Redevelopment Project and Plan

Redevelopment Needs of the RPA

The existing land use pattern and physical conditions in the RPA suggest eight (8) redevelopment
needs for the area:

. redevelopment of vacant and underutilized parcels;

+ site preparation, site assembly, demolition, and environmental remediation;

. streetscape and infrastructure improvements;

. better vehicular and pedestrian circulation patterns;

. capital improvements for public facilities and institutional uses, including parks and open
space, that further the objectives set forth in the Redevelopment Project and Plan;

. creation of a public parking structure;

. resources for retail, commercial, and mixed-use development; and

. ~ job training assistance.

The Redevelopment Plan identifies tools for the City to: supportthe establishment and improvement
of the RPA as & cohesive and vibrant mixed-use cotridor consistent with the City’s Comprehensive
Plan and the Downtown St. Charles Strategy Plan, 2000; support other improvements that serve the
redevelopment interests of the local community and the City; and assist existing businesses to
expand and improve their places of business, and/or other mechanisms as set forth in the
Redevelopment Plan,

Currently, the RPA is characterized by conflicting land-use patterns, poor vehicular and pedestrian
access and a lack of reasonably required parking, signs of structural deterioration, vacant and
underdeveloped properties, and an overall lack of growth in property values. These area and
building conditions are minimizing the value of commercial and mixed-use properties in the area
compared to other commercial and residential districts elsewhere in the City and surrounding
municipalities, limiting local area employment opportunities and growth, and contributing to the lack
of new investment within the RPA.

The public improvements outlined in the Redevelopment Plan will create an environment conducive
to private investment and redevelopment within the RPA. The goals, objectives, and strategies
discussed below have been developed to address these needs and to facilitate the sustainable
redevelopment of the RPA. To support specific projects and encourage future investment in the
RPA, publicresources including tax increment financing may be used to facilitate site assembly, site
preparation, and demolition for future private sector redevelopment activities; improve RPA
infrastructure and new public facilities; create an identity for the area and the community; and
support building rehabilitation. The private sector often acquires and assembles property to create
redevelopment opportunities and suitable sites for modern development needs. Property assembly
and demolition by the private sector to meet the goals, policies, or objectives of this Redevelopment
Plan can be assisted using tax increment revenues.

Ultimately, the goals, objectives and strategies are designed to redevelop the RPA as a vibrant
mixed-use commercial district and downtown gateway, providing new and enhanced commercial
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and public activities that complement and service the residential population while improving the
image and visibility of the City as a whole. Furthermore, redevelopment of the RPA affords an
opportunity for creation of a pedestrian-friendly shopping district to complement the businesses
found on Main Street as outlined in the Downtown St. Charles Strategy Plan, 2000.

Goals, Objectives, and Strategies

Goals, objectives, and strategies designed to address the needs of the community form the overall
framework of the Redevelopment Plan for the use of anticipated tax increment funds generated
within the RPA.

Goal. The overali goal of the Redevelopment Plan is to reduce or eliminate conditions that qualify
the RPA as a conservation area; to provide the direction and mechanisms necessary to stimulate the
redevelopment of vacant and underutilized parcels; and to establish the RPA as a cohesive and
vibrant mixed-use corridor that provides a comprehensive range of commercial and retail uses to the
surrounding residential community while accommodating residential and institutional uses where
appropriate. Redevelopment of the RPA will strengthen the economic base and improve the image
of the City as a whole. The City’s “Priority Survey” of St. Charles residents over the last several
years has consistently shown that one of the most important priorities for the City of St. Charles
should be to maintain an attractive and vita! downtown.

Rehabilitation and redevelopment of the RPA are to be achieved through an integrated and
comprehensive strategy that leverages public resources to stimulate additional private investment.
The underlying strategy is to use tax increment financing, as well as other funding sources, to
reinforce and encourage further private investment. :

These activities are representative of the types of projects contemplated to be undertaken during the
life of the RPA. Market forces are critical to the completion of these projects. Phasing of projects
will depend on the interests and resources of both public and private sector parties. Notall projects
will necessarily be undertaken. Further, additional projects may be identified throughout the life of
the RPA. To the extent that these projects meet the goals of this Redevelopment Plan and the
requirements of the Act and budget outlined in the next section, these projects may be considered

for tax increment funding.

Objectives. Twelve (12) broad objectives support the overall goal of area-wide revitalization of the
RPA. These include:

1 Fo.ster the development of the First Street corridor as an auto and pedestrian-friendly retail
corridor that enhances the overall quality of life of City residents and serves as an appropriate
gateway to the downtown district of the City of St. Charles; :

# Provide resources for streetscaping and Jandscaping to visually link diverse land uses and_
create a cohesive and integrated identity for a mixed-use First Street corridor that is attractive

to pedestrian traffic;
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3. Reinforce a downtown identity through such improvements as gateway features, signage, and
other public and private improvements;

4. Facilitate the development of new public facilities, parks, and open space in appropriate
locations throughout the RPA as needed and in accordance with the Redevelopment Plan,
including the creation of a continuous pedestrian loop along the Fox River between Main
Street and Prairie Street and the development of pedestrian connections between First Street
and the Fox River; :

S. Facilitate the provision of adequate on- and off-street parking for visitdrs, employees, and
customers of the RPA;

6. Facilitate the assembly, preparation, and marketing of vacant and underutilized sites for
rehabilitation and/or new retail, commercial, institutional, and residential development, and
provide for corrective actions to address environmental problems to permit development and
redevelopment, as needed or appropriate;

2, Foster the improvement and/or creation of the public infrastructure where needed, inc luding
sidewalks, streets, curbs, gutters, underground water and sanitary systems, and stormwater
detention of adequate capacity to facilitate the rehabilitation of properties within the RPA as
well as the construction of new retail, commercial, residential, and mixed-use development
where appropriate;

8. Support the goals and objectives of other overlapping plans, including the Downtown S,
Charles Strategy Plan, 2000 (prepared for the City of St. Charles by the Downtown
Professionals Network), and the First Street Business District. Coordinate available federal,
state, and local resources to further the goals of this redevelopment plan;

9. Promote a comprehensive development plan that includes a detailed parking and traffic plan
that wili address potential access/curb-cut consolidation, on-street parking, and the creation
of pedestrian links to the Fox River;

10.  Strengthen the economic well-being of the RPA and the City of St. Charles by providing
resources for rehabilitated and new commercial, residential, and mixed-use development in
the RPA, as appropriate;

11, Provide opportunities for women-owned, minority-owned, and locally owned businesses to
share in the job and construction opportunities associated with the redevelopment of the

RPA; and

12. Support job training programs and increase employment opportunities, including welfare to
work programs, for individuals working in area businesses.

Strategies. Redevelopment and rehabilitation of specific sites within the RPA will be supported in
order to stimulate private investment and enhance the RPA. Development of vacant and
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underutilized sites is anticipated to have a positive impact on other properties beyond the individual
project sites. These objectives will be implemented through four (4) specific and integrated
strategies. These include:

Implement Public Improvements. A series of public improvements throughout the RPA
may be designed and implemented to help define and create an identity for the area and sub-
areas, prepare sites for anticipated private investment, and create a more conducive
environment for retail, commercial, residential, and institutional development,

Public improvements may include the construction of public parking facilities, streetscaping,
new or improved street and sidewalk lighting, new or improved sidewalks and streets, new
or improved underground infrastructure, stormwater detention of adequate capacity, the
creation of parks, trails, and open space, and other public improvements consistent with the
Redevelopment Plan. These public improvements may be completed pursuant to
redevelopment agreements with private entities or intergovernmental agreements with other
public entities, and may include the construction, rehabilitation, renovation, or restoration
of public improvements on one or more parcels.

Facilitate Property Assembly, Demolition, and Site Preparation. Sites may be acquired
and assembled by the City to attract future private investment and development. The
consolidated ownership of these sites will make them easier to market to potential developers
and will streamline the redevelopment process. In addition, financial assistance may be
provided to private developers seeking to acquire land and assemble sites to undertake
projects supportive of this Redevelopment Plan.

To mecet the goals, policies or objectives of this Redevelopment Plan, the City may acquire
and assemble other property throughout the RPA. Land assemblage by the City may be done
by purchase, exchange, donation, lease, or eminent domain, and may be for the purposes of
(a) sale, lease, or conveyance to private developers, or (b) sale, lease, conveyance or
dedication for the construction of public improvements or facilities. Site preparation may
include such preparatory work as demolition of existing improvements and environmental
remediation, where appropriate. Furthermore, the City may require written development
agreements with developers before acquiring any properties. As appropriate, the City may
devote acquired property to temporary uses unti] such property is scheduled for disposition
and development.

Encourage Private Sector Activities and Support Rehabilitation and New Development.
Through the creation and support of public-private partnerships, or through written
agreements, the City may provide financial and other assistance to encourage the private
sector, including local property owners and businesses, to undertake rehabilitation and
redevelopment projects and other improvements that are consistent with the goals of this

Redevelopment Plan.

Assist Existing Businesses and Property Owners. The City may provide assistance to
support existing businesses and property owners in the RPA. This may include financial and
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other assistance for building rehabilitation, facade improvements, leasehold improvements, -
and new construction of private facilities such as plazas and other pedestrian amenities,

Proposed Future Land Use

The proposed future land use of the RPA reflects the objectives of the Redevelopment Plan, which
works to provide direction for the marketing of vacant and under-utilized sites in the RPA for
redevelopment activities, to support the improvement of the RPA as an active mixed-use downtown
galeway corridor, and to support other improvements such as public infrastructure and open space
that serve the redevelopment interests of the local communily and the City. The proposed objectives
are compatible with the City's Comprehensive Plan and the Downtown St. Charles Strategy Plan,
2000 for the future improvement and redevelopment of the Tirst Street corridor prepared by the
Downtown Professionals Network.,

These proposed predominant land uses are detailed on Map S. As noted on Map 5, the uses listed
are to be predominant future uses for the area indicated, and are not exclusive of any other uses.

Housing Impact and Related Matters

As set forth in the Act, if the redevelopment plan for the redevelopment project area would result
in the displacement of residents from 10 or more inhabited residentiat units, or if the redevelopment
project area contains 75 or more inhabited resicential units and a municipality is unable to certify
that no displacement will occur, the municipality must prepare a housing impact study and
incorporate the study in the redevelopment project plan.

The project area contains an estimated nine (9) residential units, of which seven {7) are occupied
residential units, therefore a Housing Impact Study is not required by the Act. If occupied residential
units whose inhabitants are to be removed as a result of this Plan happen to be households of low-
or very low-income then, as set forth in the Act, this Plan shall provide, with respect to inhabited
housing units that are to be removed for households of low-income and very low-income persons,
affordable housing and relocation assistance not less than that which would be provided under the
federal Uniform Relocation Assistance and Real Property Acquisition Policies Act of 1970 and the
regulations under that Act, including the cligibility criteria. For the purposes of this Plan, pursuant
tothe Act, “low-income households,” “very low-income households,” and “affordable housing” have
the meanings set forth in the Ilinois Affordable Housing Act. The municipality shall make a good
faith effort to ensure that this affordable housing is located in or near the redevelopment project area
within the municipality. -

The City of St. Charles hereby certifies that the implementation of this Redevelopment Plan and
Project will not result in the displacement of residents from 10 or more inhabited residential units.
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S. Financial Plan

Eligible Costs

The Act outlines several categories of expenditures that can be funded using tax increment revenues,
These expenditures, referred to as eligible redevelopment project costs, include all reasonable or
necessary costs incurred or estimated to be incurred, and any such costs incidental to this plan
pursuant to the Act. The City proposes to realize its goals and objectives of redevelopment through
public finance techniques, including, but not limited to, tax increment financing, and by undertaking
certain activities and incurring certain costs. Some of the costs listed below are eligible costs under
the Act pursuant to an amendment to the Act that became effective November 1, 1999. Such eligible
costs may include, without limitation, the following:

1. Costs of studies, surveys, development of plans and specifications, implementation and
administration of the Redevelopment Plan, inciuding but not limited to, staff and
professional service costs for architectural engineering, legal, marketing sites within the area
to prospective businesses, developers, and investors, financial, planning or other services,
related hard and soft costs, and other related expenses; provided however, that no such
charges for professional services may be based on a percentage of the tax increment
collected;

2. 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, and clearing and
grading of land, site preparation, 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 asphalt barriers;

3. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or private
buildings or fixtures and leasehold improvements;

4. Costs of the construction of public works or improvements consistent with the Act, including
the costs 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;

S Costs of job training and retraining projects including the costs of welfare to work programs
implemented by businesses located within the redevelopment project area;

6. Financing costs, including but not limited to, all necessary and incidental expenses related
to the issuance of obligations and which may include payment of interest on any obligations
issued hereunder including interest accruing during the estimated period of construction of
any redevelopment project for which such obligations are issued and for not exceeding 36
months thereafter and including reasonable reserves related thereto and interest accruing

during a construction period;

7. - All oraportion of a taxing district’s capital costs resulting from the redevelopment project
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10.

11

12.

necessarily incurred or to be incurred in furtherance of the objectives of the Redevelopment
Plan and project, to the extent the municipality by written agreement accepts and approves
such costs;

An elementary, secondary, or unit schoo] district’s increased costs attributable to assisted
housing units will be reimbursed as provided in the Act; :

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, or under the
Act;

Payment 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 the redevelopment project area; and (i) 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 taxing district(s), 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 ofthe program and sources of funds to pay for the
same, and the term of the agreement. Such costs include, specifically, the payment by the
community college district of costs pursuant to Sections 3-37, 3-38, 3-40 and 3-40.1 of the
Public and Community College Act as cited in the Act and by the school districts of cost
pursuant to Section 10-22.20a and 10-23.3a of the School Code as cited in the Act.

Interest costs incurred by adeveloper 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 the Act;

b. Such payments in any one (1) year may not exceed thirty percent (30%) of the annual
interest costs incurred by the redeveloper with regard to the development project
during that year; ‘

c. if there are not sufficient funds available in the special tax allocation fund to make

the payment pursuant to this paragraph (12) then the amount so due shall acerue and
be payable when sufficient funds are available in the special tax allocation fund;

d. The total of such interest payments paid pursuant to the Act may not exceed thirty
‘ percent (30%) of the total of (i) cost paid or incurred by the developer for the
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redevelopment project plus (ji) redevelopment project costs excluding any property
- assembly costs and any relocation costs incurred by a municipality pursuant to the -
Act; and

e. The percentage increases from thirty percent (30%) to seventy-five percent (75%) for
the interest cost incutred by a redeveloper 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.

f. Instead of the interest costs described above in paragraphs 12b. and 12d, a
municipality may pay from tax incremental revenues up to 50% of the cost of
construction, renovation, and rehabilitation of new housing units (for ownership or
rental) to be occupied by low-income households and very low-income households,
as defined in Section 3 of the Illinois Affordable Housing Act, as more fully
described in the Act, If the units are part of a residential redevelopment project that
includes units not affordable to low- and very low-income households, only the Jow-
and very fow-income units shall be eligible for this benefit under the Act;

13. Unless explicitly stated in the Act and as provided for in relation to low- and very low-
income housing units, the cost of construction of new privately owned buildings shall not be
an eligible redevelopment project cost.

Estimated Redevelopiment Project Costs

The cstimated eligible costs of this Redevelopment Plan are shown in Table 3, The total eligible cost
provides an upper limit on expenditures that are to be funded using tax increment revenues,
exclusive of capitalized interest, issuance costs, interest, and other financing costs. Within this limit,
adjustments may be made in line items without amendment to this Redevelopment Plan. Additional
funding in the form of State and Federal grants, private developers contributions and other outside
sources may be pursued by the City as a means of financing improvements and facilities which are
of benefit to the general community,

Table 3: Estimated TIF Eligible Costs

Project/Improvements Estimated Project Costs*
Professional Services $250,000
Property Assembly: inclnding site preparation and environmental $5,500,000
remediation
Rehabilitation Costs (Commercial and Residential) $500,000
Eligible Cnnstruction' Costs ’ £100,000
Relocation $100,000

- Public Warks or Improvements (1) $8,000,000
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Job Training $100,000
Interest Costs $100,000
TOTAL REDEVELOPMENT COSTS (2) 514,650,000

" *Exclusive of capitalized interest, issuance costs, and other financing costs

(1) This category also may include the reimbursement of capital costs of taxing districts including schools resulting from the
redevelopment project necessarily incurred in the furtherance of the objectives of the Redevelopment Project Area Plan and Project
to the extent the City by wrilten agreement gccepts and approves such costs. '

(2) All costs are in 2001 dollars end may be increased by the rate of inflation reflected in the Consumer Price Index (CPI) for All
Urban Consumers for All Items for the Chicago-Gary-Kenosha, IL-IN-WI CMSA, published by the U. S. Department of Labor. In
addition 1o the above stated costs, each issue of obligations issued to finance a phase of the Redevelopment Praject may inchude an
amount of proceeds sufficient to pay customary and reasonable charges associated with the issuance of such obligations, including
interest costs,

" Adjustments to the estimated line item costs in Table 3 arc expected and may be made by the City
without amendment to the Plan. Each individual project cost will be re-evaluated in light of
projected private development and resulting incremental tax revenues as it is considered for public
financing under the provisions of the Act. The totals of line items set forth above are not intended
to place a limit on the described expenditures. Adjusiments may be made in line items within the
total, either increasing or decreasing line item costs as a result of changed redevelopment costs and
needs.

In the event the Act is amended after the date of the approval of this Redevelopment Plan by the City
Board to (a) include new eligible redevelopment project costs, or (b) expand the scope or increase
the amount of existing eligible redevelopment project costs (such as, for example, by increasing the
amount of incurred interest costs that may be paid under 65 ILCS 5/1-74.4-3(q)(i1)), this
Redevelopment Plan shall be deemed to incorporate such additional, expanded or increased eligible
costs as eligible costs under the Redevelopment Plan. In the event of such amendment(s), the City
may add any new eligible redevelopment project coss as a line item in Table 3, or otherwise adjust
the line items in Table 3 without amendment to this Redevelopment Plan. In no instance, however,
shall such additions or adjustments result in any increase in the total redevelopment project costs
without a further amendment to this Redevelopment Plan.

Phasing and Scheduling of the Redevelopment

Certain projects within the RPA shall be governed by the terms of written redevelopment agreements
entered into between a designated developer and the City. Other projects will consist of City
reimbursements of the specified eligible redevelopment costs of applicants who qualify under
various programs developed by the City and approved by the City Board.

Where tax increment funds are used to pay eligible redevelopment project costs, to the extent funds
are available for such purposes, expenditures by the City shall be coordinated to coincide on a
reasonable basis with the actual redevelopment expenditures of the developer(s). The
Redevelopment Plan shall be completed, and all obligations issued to finance redevelopment costs
shall be retired, no later than December 31* of the year in which the payment to the City Treasurer

Development Advisors

S. B. Friedman & Company 29




City of St. Charles First Street Redevelopment Project Area

as provided in the Act is to be made with respect to ad valorem taxes levied in the twenty-third year
calendar year following the year in which the ordinance approving this redevelopment project area
is adopted (by December 31, 2026, if the ordinances establishing the RPA are adopted in 2002).

Sources of Funds to Pay Costs

Funds necessary to pay for redevelopment project costs and/or municipal obligations which may be
issued or incurred to pay for such costs are to be derived principally from tax increment revenues
and/or proceeds from municipal obligations which have as a repayment source tax increment
revenue. To secure the issuance of these obligations and the developer’s performance of
redevelopment agreement obligations, the City may require the utilization of guarantees, deposits,
reserves, and/or other forms of security made available by private sector developers. The City may
incur Redevelopment Project Costs which are paid from the funds of the City other than incremental
taxes, and the City may then be reimbursed for such costs from incremental taxes.

The tax increment revenue which will be used to fund tax increment obligations and eligible
redevelopment project costs shall be the incremental real property fax revenues. Incremental real
property tax revenue is attributable to the increase of the current equalized assessed valuation of each
taxable lot, block, tract, or parcel of real property in the redevelopment project area over and above
the certified initial equalized assessed value of each such property. Without the use of such
incremental revenues, the redevelopment project area is not likely to redevelop.

Other sources of funds which may be used to pay for development costs and associated obligations
issued or incurred include land disposition proceeds, state and federal grants, investment income,
private investor and financial institution funds, and other sources of funds and revenues as the
municipality and developer from time to time may deem appropriate.

The First Street RPA is contiguous to the Hotel Baker RPA and may, in the future, be contiguous
to, or be separated only by a public right-of-way from, other redevelopment areas created under the
Act. The City may utilize net incremental property tax revenues received from the First Street RPA
to pay eligible redevelopment project costs, or obligations issued to pay such costs, in other
contiguous redevelopment project areas, or those separated only by a public right-of-way, and vice
versa. The amount of revenue from the RPA made available to support such contiguous
redevelopment project areas, or those separated only by a public right-of-way, when added to all
amounts used lo pay eligibic Redevelopment Project Costs within the RPA, shall not at any time
exceed the total Redevelopment Project Costs described in Table 3 (Estimated TIF Eligible Costs)
of this Redevelopment Plan.

The First Street RPA may become contiguous to, or separated only by a public right-of-way from,
other redevelopment project areas created under the Ilinois Industrial Jobs Recovery Law, (65ILCS
3/11-74.61-1 et. seq.). If the City finds that the goals, objectives and financial success of such
contiguous redevelopment project areas or those separated only by a public right-of-way are
interdependent with those of the RPA, the City may determine that it is in the best interests of the
City and in furtherance of the purposes of the Plan that net revenues from the RPA be made available
lo support any such redevelopment project areas, and vice versa. The City, therefore, proposes to
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utilize net incremental revenues received from the RPA to pay eligible redevelopment projects costs
(which are eligible under the Industrial Jobs Recovery Law referred to above) in any such areas, and
vice versa. Such revenues may be transferred or loaned between the RPA and such areas. The
amount of revenue from the RPA so made available, when added to all amounts used to pay eligible
Redevelopment Project Costs within the RPA or other areas as described in the preceding paragraph,
shall not at any-time exceed the total Redevelopment Project Costs described in Table 3 of this
Redevelopment Plan.

If necessary, the redevelopment plans for other contiguous redevelopment project areas that may be
or already have been created under the Act may be drafted or amended as applicable to add
appropriate and parallel language to allow for sharing of revenues between such districts.

 Issuance of Obligations

- To finance project costs, the City may issue bonds or obligations secured by the anticipated tax
increment revenue generated within the RPA, or such other bonds or obligations as the City may
deem as appropriate. The City may require the utilization of guarantees, deposits or other forms of
security made available by private sector developers to secure such obligations. In addition, the City
may provide other legally permissible credit enhancements to any obligations issued pursuant to the
Act.

All obligations issued by the City pursuant to this Redevelopment Plan and the Act shall be retired
within the time frame described under “Phasing and Scheduling of the Redevelopment” above.
Also, the final maturity date of any such obligations which are issued may not be later than 20 years
from their respective dates of issue. Onc or more of a series of obligations may be sold at one or
more times in order to implement this Redevelopment Plan. The amounts payable in any year as
principal and interest on all obligations issued by the City shall not exceed the amounts available
from tax increment revenues, or other sources of funds, if any, as may be provided by ordinance.
Obligations may be of parity or seniot/junior lien nature. Obligations issued may be serial or term
maturities, and may or may not be subject to mandatory, sinking fund, or optional redemptions.

In addition to paying redevelopment project costs, tax increment revenues may be used for the
scheduled and/or early retirement of obligations, and for reserves, bond sinking funds, and
redevelopment project costs. To the extent that real property tax increment is not required for such
purposes or otherwise required, pledged, earmarked, or otherwise designated for anticipated
redevelopment costs, revenues shall be declared surplus and become available for distribution
annually to area taxing districts in the manner provided by the Act.

Most Recent Equalized Assessed Valuation of Properties in the Redevelopment
Project Area

The purpose of identifying the most recent equalized assessed valuation (“EAV”) of the RPA is to
provide an estimate of the initial EAV which the Kane County Clerk will certify for the purpose of
annually calculating the incremental EAV and incremental property taxes of the RPA. The 2000
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EAV of all taxable parcels in the RPA is approximately $4,309,765. The total EAV is subject to
verification by the Kane County Clerk. After verification, the final figure shall be certified by the
Kane County Clerk, and shall become the Certified Initial EAV from which all incremental property
taxes in the Redevelopment Project Area will be calculated by Kane County. The total EAV

- amounts by PIN for the RPA are summarized in Appendix 3.

Anticipated Equalized Assessed Valuation

By 2025, the EAV for the RPA will be approximately $24,000,000. This estimate is based on
several key assumptions, including: (1) an inflation factor of 2.5% per year on the EAV of all

properties within the RPA, and (2) an equalization factor of 1.000.
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6. Required Findings and Tests

Lack of Growth and Private Investment

The City is required under the Act to evaluate whether or not the RPA has been subject to growth
and private investment and must substantiate a finding of lack of such investment prior to
establishing a 1ax increment financing district.

New investment that occurred in the study area in the past five years mostly consists of renovations
to three buildings. A significant amount of the renovation that has occurred has been undertaken
with public assistance through the City’s facade treatment program. Taken as a whole, the study area
has not been subject to widespread growth and development through investment by private
enterprise.

The study area is located entirely within St. Charles Township. From 1995 through 2000 (the last
year for which data is available), the growth of equalized assessed valuation (“EAV,” which is the
value of property from which property taxes are based) in the study area was actually negative as the
total taxable value of land has decreased. The compound annual growth rate of EAV for the study
area was 5.00% between 1995 and 2000. In comparison, the compound annual growth rate of EAV
was 6.72% for the whole of the City of St. Charles over the same period of time.

As another method to examine the scope of new investment in the study area, S. B, Friedman &
Company examined building permit data provided by the City of St. Charles Building Department.
Specifically, we examined building permit data for the period from 1996 through 2000 which
revealed that 25 permits were issued within the study area totaling approximately $916,341, with no
permits issued for new construction, and three permits issued for demolition. However, almost 70%
of the total value of these permits was due to the remodeling of only two of the 36 buildings in the
study area. Excluding these two buildings the total value of permits issued over the five-year period
wasonly $281,341. Onaverage over our five-year study period, privately initiated permits amounted
to approximately $183,268 per year of total private investment, or less than 2% of the total St.
Charles Township Assessor’s estimate of market value of all property within the study area. At this
rate, it would take the private market a substantial amount of time to replace the current Assessor’s
market value of the study area,

The impact on surrounding properties of the property investment on which building permits were
issued has been isolated and minimal. These investments and existing property improvements have
not stimulated widespread new private investment in the study area as a whole. Public investment
through the City’s facade improvement program (a 50% matching program) totaled approximately
$200,000 (or about 20% the total value of building permits issued). Several buildings in the RPA
have remained vacant for over a year. ' .

Finding: The Redevelopment Project Area (RPA) on the whole has not been subject to growth and
development through investment by private enterprise and would not reasonably be anticipated to
be developed without the adoption of the Redevelopment Plan.
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But for...

The City is required to find that, but for the designation of the TIF district and the use of tax
increment financing, it is unlikely that significant investment will occur in the RPA.

Without the support of public resources, the redevelopment objectives for the study area would most
likely not be realized. The area-wide improvements and development assistance resources needed
to redevelop and revitalize the study area as a mixed-use commercial district are extensive and
costly, and the private market, on its own, has shown little ability to absorb all of these costs. Public
resources to assist with site preparation, environmental remediation, and public infrastructure
improvements are needed to leverage private investment and facilitate area-wide redevelopment
consistent with the City’s Comprehensive Plan. TIF funds can be used to fund site assembly and
preparation, environmental remediation, infrastructure improvements, and building rehabilitation.
Accordingly, but for the designation of a TIF district, these projects, which would contribute
substantially to area-wide redevelopment, are unlikely to oceur without TIF designation for the RPA.

Finding: But for the adoption of this Redevelopment Plan, eritical resources will be lacking that
would otherwise support the redevelopment of the RPA and the RPA would not reasonably be
anticipated 1o be developed,

Conformance to the Plans of the City

The RPA and Redevelopment Plan must conform to the comprehensive plan for the City, conform
to the strategic economic development plans, or include land uses that have been approved by the
City Council,

Dutes of Completion

The dates of completion of the project and retirement of obligations are described under “Phasing
and Scheduling of the Redevelopment” in Section 5 above, ‘ ‘

Financial Impact of the Redevelopment Project

As explained above, without the adoption of this Redevelopment Plan and tax increment financing,
the RPA is not expected to be redeveloped by private enterprise. Additionally, there is a genuine
threat that blighting conditions will continue to exist and spread, and that the entire area will become
a less attractive place to maintain and improve existing buildings and sites. The decline of property
values within the RPA also may lead to a decline of properly values in surrounding areas and could
lead to a reduction of real estate tax revenue to all taxing districts.

This document describes the comprehensive redevelopment program proposed to be undertaken by
the City to create an environment in which private investment can reasonably occur. The
redevelopment program will be staged gradually over the life of the RPA. Ifa redevelopment project
is successful, various new projects will be undertaken that will assist in alleviating blighting
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conditions, creating new jobs, and promoting rehabilitation and development in the RPA.

This Redevelopment Plan is expected to have short- and long-term financial impacts on the affected
taxing districts. During the period when tax increment financing is utilized, real estate tax increment
revenues from the increases in EAV over and above the certified initial EAV (established at the time
of adoption of this document by the City) may be used to pay eligible redevelopment project costs
for the RPA. At the time when the RPA is no longer in place under the Act, the rea] estate tax
revenues resulting from the redevelopment of the RPA will be distributed to all taxing district
levying taxes against property located in the RPA. These revenues will then be available for use by
the affected taxing districts.

Demand on Taxing District Services and Program to Address Financial and
Service Impact

In 1994, the Act was amended to require an assessment of any financial impact of a redevelopment
project atea on, or any increased demand for service from, any taxing district affected by the
redevelopment plan, and a description of any program to address such financial impacts or increased
demand.

The City intends to monitor development in the area and with the cooperation of the affected taxing
districts will attempt to ensure that any increased needs are addressed in connection with any
particular development.

Given the preliminary nature of the Redevelopment Plan, specific fiscal impacts on the taxing
districts and increases in demand for services provided by those districts cannot accurately be
assessed within the scope of this plan. The following major taxing districts and associated pension
funds, presently levy taxes on properties within the RPA:

. - Kane County

. Kane County Forest Preserve

. 8t. Charles Township

. St. Charles Township Road District
. St. Charles Cemetery

‘ St. Charles Library

. City of St. Charles

. St. Charles Park District

. St. Charles School District 303

. Elgin Community College

. St. Charles Special Service Area 1A
. St. Charles Special Service Area 1B

The tax incremental revenues derived from the two Special Service Areas which overlap parts of the
RPA may be used within the RPA for the purposes permitted by the Special Service Area Tax Act
or Law as well as the purposes permitted under the Tax Increment Allocation Redevelopment Act.
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Replacement of vacant and under-utilized buildings and sites with active and more intensive uses
may result in additional demands on services and facilities provided by the districts. At this time
no special programs are proposed for these taxing districts. Should demand increase, the City will
work with the affected taxing districts to determine what, if any, program is necessary to provide
adequate services.

e ———
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7% Pfavisions Jor Amending Action Plan

This Redevelopment Plan and Project document may be amended pursuant to the provisions of the
Act. -

Major changes to this redevelopment that take effect after the original public hearing can occur if
the City gives notice, convenes a joint review board, and conducts a public hearing as provided by
the Act. Minor changes which do not

. Add additional parcels of property to the RPA;

. Substantially affect the general land uses proposed in the redevelopment plan;

. Substantially change the nature of or extend the life of the RPA; or

. Increase the number of low or very low income buildings displaced from the RPA;

can be made provided that the City gives notice to the affected taxing bodies, to the persons listed
on the interested party registry, and publishes the changes to a newspaper int general circulation as
provided in the Act.
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8. Commitment to Fair Employment Practices
and Affirmative Action Plan

The City of St. Charlesis an equal opportunity employer. As partofthis Redevelopment Project and
Plan the City will work with any developers who assist in the redevelopment of the RPA to
implement an effective affirmative action program that conforms to City policies and practices.

This program with ensure equal opportunity for all personnel regardless of race, color, religion, sex,
age, marital status, handicapped status, nation of origin, sexual preference, creed, or ancestry, All
entities involved are responsible for conformance to the policy that is put in place.
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Appendix 1:
Boundary and Legal Description

That part of the Northwest Quarter and the Southwest Quarter of Section 27, Township
40 North, Range 8 East of the Third Principal Meridian in the City of St. Charles, Kane County,
Ilinois, described as follows:

Beginning at the northeast corner of Block 44 in the Original Town of St, Charles, said point also
being the intersection of the south right-of-way line of Main Street (Illinois Route 64)and the
westerly right-of-way Jine of 2nd Street (Linois Route 31); thence easterly along said southerly
right-of-way line to the west bank of the Fox River; thence southerly along said west bank to the
southerly right-of-way line of Indiana Street; thence westerly along said southerly right-of-way line
to the easterly right-of-way line of 1st Street; thence southerly along the eastetly right-of-way line
of 1st Street to the northerly right-of-way line of Prairie Street; thence easterly along said northerly
right-of-way line of Prairie Street to the northerly extension of the west line of Lot 5 in the Piano
Factory of St. Charles Subdivision; thence southerly along the west line of said Lot 5 and the
northerly extension thereof to the most southerly corner of said Lot 5; thence southwesterly along
the extension of the southeasterly line of said Lot § to the westerly right-of-way line of 2nd Street
(Tllinois Route 31); thence northerly along said westerly right-of-way line of 2nd Street to the Point
of Beginning,




Appendix 2:
Eligibility Factors By Block Table




000 1Oy bW e

Qualifying Eligibility Factors by Block
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0 . 27 T 7 x

09 - 27 . I X

T T x x x

02 - 34 . |37 X .

09 - 34 . 8 ES x x

09 . 33 . 29 x X

0F - 3¢ . 32 X X x

0¥ - 3 - 7 x X x

8 - 34 - x x X
Totals 9 6 5 7 9

100% 67% 56%| 78% 100%

*The blocks are degiced on M4
** Arca-wide factor

Note: Percentages shown refer to the percentage of blocks in the RPA that exhibit the factor to 2 meaningfial extent
Not all factors were able to be evaluated in the field or researched adequatcly to demonstrate their presence.
This does not mean that other factors do ot exist in the study area,




Appendix 3:
Summary of EAV by PIN




EAV By PIN

Study Area PINs 2000 EAV 1999 EAV 1998 EAV 1997 EAV 1996 EAV 1995 EAV
tlo9 - 27 - 377 - w2[3 195955 | § 1759351 8 200872 | $ 187,801 | § 150,965 | 5 147,752
2109 - 27 - 377 . 0048 59253 | 8 61,552]% 42,466 | § 43931 (s 42,466 | § 41,561
3J09 -27 - 377 - o053 61,917]% 64076 | $ 50,304 | § 52040 | 8 50304 | 8 49,234
4109 - 27 - 377 - 0a6{s 60,642 | § 57471]8 22,1558 2988 22,155| 8 21,683
5009 -27 - 31 - 007§s 108,141 { $ 58944 |8 28112 1% 290821 S 28112 ¢ 27,513
6§09 - 27 . 377 - 009($ 378538 358758 3460418 35798 | § 34604 | § 33,867
7108 - 27 - 377 - 010 $ o ] - s - |8 -
8109 -27- 3717 . on $ 923918 9558 1§ 9239 8§ 9,041
9109 -27. 377 - n12]s 179566 | § 171,835 § 137463 |5 142,205 | § 137,463 | § 136,007
10009 - 27 - 377 - Q1af% - Is - s - S - 18 - |8 -
11§09 - 27 - 377 - 015f$ o E - |3 - | i L - |§ -
12109 - 27 - 3717 - 016[$ 43,169 | § 45651 { 4252 )% 457719 | § 4425218 30,518
13109 - 27 - 377 - 017 174,882 } § 165,738 | § B7,678 | § 90,702 | § 376788 85,812
14§09 - 27 - 377 . o15(¢ 30,554 | § 48,630 | § 49,380 | § 51083 )% 49,380 | § 48,329
15009 - 27 - 377 - o19[% - $ - | - b - 3 - 3 -
16109 - 27 - 377 - o0 - |8 - |3 - | - s - IS -
7009 - 27 . 377 - o21[s - b -
18109 - 27 - 377 - o2[% 17,7281 % 14,701 =
19009 - 27 - 378 - o001 ]S 100,143 | § 94,907 $ 87274 § 102,350 | § 97274 | 8 $4,184
20009 - 27 - 378 - 0023 68,6851 % 65,094 | $ 5049518 52,236 | § 5049518 49,420
21|09 - 27 - 378 - Qo3 102,114 § 96,785 | § 85,144 | § 88,081 | § 851448 83,332
2109 - M4 - 126 - g0z 60324 1% 60,488 | 8 72,544 | S 73,109 [ § 68,1128 65,980
23309 - 34 . 126 - 005([s 46773 | % 44,328 % 28921 |8 20,918 | § 28921 1% 28,306
24009 - 34 - 126 - 006[S 49,414 | 5 46,831 | § 28,9218 20918 4% 2892118 28,306
25009 - 34 - 126 - 007 39504 § 37,439 [ 3 20,091 [ $ 20,784 | $ 20,091 | § 19,663
26009 - 34 - 126 - 011[§ 125507 | $ 125360 | § 69548 | 71,9473 69,548 | 3 68,068
2710% - 34 - 126 - 0123 144,330 | § 137,258 | § 105,058 | $ 108,681 | 105,058 | § 102,822
2809 - 34 - 126 . 0135 27262 | § 25839 1% 23641 [ 8 24457 [ 8 23,641 | 5 23,138
29109 - 34 - 126 - Ql4fs$ 25,966 | § .24611 18 31,786 | § 32,882 |8 31,786 | § 31,110
30|09 -34 - 126 - 015[% 38947 (8 369158 33224 |8 39,543 | § 8BNS 37,410
31109 - 34 - 126 - o016 % 18,176 [ § 17228 15§ 21,598 1 8 22343 % 21,598 ) % 21,138
2109 - 34 - 126 - 017§ 19355 | % 18344 [ § 19944 | § 20,632 § 19944 | § 19,519
33§09 - 34 - 127 - 0013 460873 | § 436,778 | § 483,072 | 8§ 499,735 | § 464,331 |8 443 918
34109 - 34 . 128 - oo [ 128047 | § 12135218 82,880 | & 77,390 13 73,552 | § 71,216
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Study Area PINs 2800 EAV 1999 EAV 1995 EAV 1997 EAY 1995 EAV 195 EAV
35109 - 34 - 128 - o0z|s 24,631 | § 23,344 [ 23616 [ § 12955 |5 12,527 % 12,260
36009 - 54 - 128 - 004 16,594 [ § 15,726 | § 15,908 | S 8732 % 8441 | § 8,262
37009 - 34 . 128 . 0053 26,871 | § 25466 | 3 17.855 | § 184723 17,855 | § 17475
38009 - 34 . .128 - 006§ 65,789 | § 6239 3 62,8021 S 64,968 | § 62802 |5 61,463
39009 - 34 - 128 . o073 73356 |8 69,521 | § 68927 | € 713058 68,927 [ 5 56,766
40009 - 34 .« 128 - oos[s 22,160 [ § 21,002 5 21979 |5 22,737 | § 21,979 |3 21,511
41109 - 34 - 120 - o1 s 70,636 | § 66,950 | § 482,845 [ § 499499 | 436,250 | 426,964
420109 - 34 - 129 - po2(s 160,786 | 5 151,905 | 8 132012 8 136,565 | § 132,012 [ 3 129,202
43109 - 34 - 129 . Dp3|§ 73001 | 3 s s s 3
44109 - 34 - 129 - opafs 446,031 {8 i
45009 - 34 - 132 - ooy |s 628455 s s 5 5
46009 - 34 - 132 . op2(s 52864 | S s $ s
47009 - 34 - 132 - 003 (s $0.207 | § 3 5 B S
48109 - 34 . 132 - op4 3 47,151 (§ $ 3 s 3
49109 . 34 - 132 - p5[s 46,151 [ 5 5 5 3 g
0009 - 34 - 132 - 006[% 46287 | S 3 5 3 3
511090 + 34 - 132 - 007 [ 33,628 | 5 3 5 s 5
52109 - 34 - 132 - 009 45,094 | S T s 5 3
$3009 - 34 - 132 - o10f% 23,742 | 3 3 s 5 5 3
54009 - 34 . 132 - o1 s 59,734 | § s s s 63,445 | § 62,766
$5009 - 34 - 132 - oz 95260 | § 81,793 [ $ 95260 | § 96,389 | 5 95260 | § 54,291
56009 - 34 - 132 - 0305 191,770 | 5 164,770 | 8 128,887 [ 5 133,333 | 3 127508 | § 126,144
57009 - 334 - 176 - g01[s 25,789 | $ 24,431 |3 21,898 |5 23,653 | $ 21,898 [ § 21,432
58109 - 38 - 177 - oo1{% 47516 |5 45410 | 5 49250 | § 50,945 | 3 49,250 [ 3 48,202
59109 - 30 - 177 . 002 64,126 |5 60,773 | § 56454 | 8 67912 | § 49,911 [ 48,349
60409 - 34 . 177 - 073 - s - [ - I3 - |s - Is -
61§09 - 34 . 177 . ogfs 2176 |3 2.062 | § 13,338 | § 14004 [ 5 13,538 |5 13,250
6209 - 3¢ . 177 . o14[3 - |s B E - I3 - s E
[TOTALS: 5 4,309,765 [ 3 4,032,078 | § 3,647,751 18 3,731,467 | 3 3485873 [ 5 3377.51
Annual Change 639% 10.54%, 234%, 7.05% 3.2%) NA
City Total EAV S BEIA7LIST|S  793,697.857]% 763629907 1S 8262531 | S 678828787 € 638,590,256
Balance of: $__ 306159208 1946655195 7599k 1s6 ] s 724551064 |8 6753429145 635213005
Anzual Change 10.63% 455% 159% 728%) 632% NA
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State of Illinois )

) 8S.
Counties of Kane and DuPage )

Certificate

L, KRISTIE A. NEPHEW, certify that I am the duly elected and acting
municipal clerk of the City of St. Charles, Kane and DuPage Counties, Illinois.

I further certify that on March 18, 2002, the Corporate Authorities of such
municipality passed and approved Ordinance No. 2002-M-13, entitled

"An Ordinance of the City of St. Charles,
Kane and DuPage Counties, [llinois,
Approving a Tax Increment Redevelopment Plan
and Redevelopment Project for the
First Street Redevelopment Project Area,"

which provided by its terms that it should be published in pamphlet form.

The pamphlet form of Ordinance No. 2002-M-13, including the Ordinance
and a cover sheet thereof was prepared, and a copy of such QOrdinance was posted
in the municipal building, commencing on March 22, 2002, and continuing for at
least ten days thereafter. Copies of such Ordinance were also available for public
inspection upon request in the office of the municipal clerk.

DATED at St. Charles, Itinois, this__/§”* day of March 2002.
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First Street Redevelopment Project Area

Tax Increment Financing District
Eligibility Study, Redevelopment Plan and Project

Amendment No. 1

City of St, Charles

January 17, 2006

l'r'S. B. Friedman & Company

Real Estate Advisors and Devefopment Consultams




Introduction

To induce redevelopment pursuant to the Tax Increment Allocation Redevelopment Act, 65 ILCS
5/11-74.4-1 et seq., as amended from time to time (the “Act”), the City Council of the City of St.
Charles (the “City”) adopted three ordinances on March 18, 2002, approving the First Street
Redevelopment Project Area Tax Increment Financing District Eligibility Study, Redevelopment
Plan and Project (the “Original Plan”), designating the First Street Redevelopment Project Area
(the “RPA”) as a redevelopment project area under the Act, and adopting tax increment allocation
financing for the RPA.

The Original Plan is being amended to revise the Financial Plan including the Estimated
Redevelopment Project Costs, and to add certain language in light of recent amendments to the
Act.

The First Strect Redevelopment Project Area Tax Increment Financing District Eligibility Study,
Redevelopment Plan and Project adopted by the City of St. Charles on March 18, 2002, will herein

be referred to as the “Original Plan.” The Original Redevelopment Plan, as amended shall be
referred to herein as the “Redevelopment Plan.”

Modifications to Original Plan

Each of the changes to the Original Plan is detailed below following the format of the Original
Plan.

1. Executive Summary

There are no changes to the introductory language in the Executive Summary.

Determination of Eligibility
There are no changes to this section.

Redevelopment Plan Goal, Objectives, and Strategies

There are no changes to this section.

Required Findings

There are no changes to this section.
2. Introduction

The Study Area

There are no changes to this section.

1 S. B. Friedman & Company ) Development Advisors



City of St. Charles First Street

Existing I.and Use

There are no changes to this section.
3. Eligibility Analysis

Provisions of the Illinois Tax Increment Allocation Redevelopment Act
===t 0I5 JaX Jncrement Allocation Redevelopment Act

There are no changes to this section.
Factors for Improved Property
There are no changes to this section.

Factors for Vacant Land

There are no changes to this section.

Methodology Overview and Determination of Eligibility

There are no changes to this section.
Conservation Area Findings
There are no changes to this section.
4. Redevelopment Project and Plan
Redevelopment Needs of the RPA
There are no changes to this section.

Goals Objectives, and Strategies

There are no changes to this section.

Proposed Future Land Use

There are no changes to this section.

Housing Impact and Related Matters

There are no changes to this section.

§. B. Friedman & Company 2 Development Advisors



City of St. Charles

First Street

5. Financial Plan

Eligible Costs

On page 27, insert the new item below to the list of eligible costs. This item will be number

12. Items 12 and 13 will be renumbered 13 and 14.

12. The costs of day care services for children of employees from low-

income families

working for businesses located in the RPA and all or a portion of the cost of
operation of day care centers established by Project Area businesses to serve
employees from low-income families working in businesses located in the RPA,
For the purposes of this paragraph, “low-income families” means families whose
annual income does not exceed 80 percent of the City, county or regional median
income as determined from time to time by the United States Department of

Housing and Urban Development,

Estimated Redevelopment Project Costs

There are no changes to the introductory paragraph to this section.

Table 2 on page 28 with the Amended Table 2 below:

Amended Table 2: Estimated TIF Eligible | Estimated Project
Costs Costs

Professional Services: Analysis, Administration, | $3,000,000

Studies, Surveys, Legal, Marketing, etc.
Property Assembly: Including acquisition, site $11,000,000
preparation,  demolijtion and  environmental
remediation

Rehabilitation of Existing Buildings: Fixtures and $500,000
Leaschold  Improvements, Affordable  Housing
Construction and Rehabilitation Costs

Eligible Construction Costs $500,000
Relocation $5,000,000

Public Works or Improvements: Including streets $9,000,000
and utilities, parks and open space, public facilities
(schools & other facilities) )

Job Training, Retraining, Welfare-to-work $100,000
Day Care Services $100,000
Interest Subsidy $800,000
ILOTAL REDEVELOPMENT COSTS @ $30,000,0007 ]

) This category may also include paying for or reimbursing (i) an elementary, secondary or unit school district’s increased

S. B. Friedman & Company 3 Development Advisors
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costs attributed to assisted housing units, and (ii) capital costs of taxing districts impacted by the redevelopment of the Project
Area. As permitted by the Act, to the extent the city by written agreement accepts and approves the same, the city may pay,
or reimburse zll, or a portion of a taxing district's capital costs resulting from a redevelopment project necessarily incurred or
to be incurred within a taxing district in furtherance of the abjectives of the Redevelopment Plan.

O Total Redevelopment Costs exclude any additional financing costs, including any interest expense, capitalized intercst
and costs associated with optional redemptions. These costs are subject to prevailing market conditions and are in addition to
Total Project Costs.

©®) The amount of the Total Redevelopment Costs that can be incurred in the Project Area will be reduced by the amount of
redevelopment project costs incurred in contiguous redevelopment project areas, or those separated from the Project Area
only by a public right-of-way, that are permitted under the Act 1o be paid, and are paid, from incremental property taxes
generated in the Project Area, but will not be reduced by the amount of redevelopment project Area which are paid from
incremental property taxes gencrated in contiguous redevelopment project areas or those separated from the Project Area
only by & public right-of-way.

“ All costs are in 2005 dollars and may be increased by five percent (5%} after adjusting for annual inflation reflected in the
Consumer Price Index (CPT) for AN Urban Consumers for Al} Items for the Chicago-Gary-Kenosha, IL-IN-WI CMSA,
published by the U. S. Departrnent of Labor. In addition to the above stated costs, each issue of abligations issued to finance
a phase of the Redevelopment Plan and Project may include 2n amount of proceeds sufficient to pay customary and
reasonable charges associated with the issuance of such obligations, including interest costs.

The following paragraph is added at the end of this section:

If a special service area has been established pursuant to the Special Service Area Tax Act, 35
ILCS 235/0.01 et seq., then any tax increment revenues derived from the tax imposed pursuant
to the Special Service Area Tax Act may be used within the redevelopment project area for the
purposes permitted by the Special Service Area Tax Act as well as the purposes permitted by
the Act.

Phasing and Scheduling of the Redevelopment Plan

There are no changes to this section.

Source of Funds to Pay Costs

There are no changes to this section.

Issuance of Obligations

There are no changes to this section.

Most Recent Equalized Assessed Valuation of Properties in_the Redevelopment

Project Area

There are no changes to this section.

Anticipated Equalized Assessed Valuation

Replace this section with the following;

8. B. Friedman & Company 4 Development Advisors



City of St. Charles First Street

By 2025 the EAV for the RPA will be approximately $46,000,000. This estimate is based
on several key assumptions including: (1) an inflation factor of 2.5% per year on the EAV
of all properties within the RPA, and (2) an equalization factor of 0.948.

6. Required Findings and Tests

Lack of Growth and Private Investment

There are no changes to this section.
But For.....
There are no changes to this section.

Conformance to the Plans of the City

There are no changes to this section.

Dates of Completion

There are no changes to this section.

Financial Impact of the Redevelopment Project

There are no changes to this section.

Demand on Taxing District Services and Programs to Address Financial and Service
Impact

impact

There are no changes to this section.
7. Provisions for Amending Action Plan
There are no changes to this section.
8. Commitment to Fair Employment Practices and Affirmative Action Plan
There are no changes to this section.
Appendix 1: Boundary and Legal Description
There are no changes to this section.

Appendix 2: Eligibility Factors By Block Table

S. B. Friedman & Company 5 Development Advisors
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There are no changes to this section.
Appendix 3: Summary of EAV by PIN

There are no changes to this section.
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State of Illinois )
) SS.
Counties of Kane and DuPage )

Certificate

I, NANCY GARRISON, certify that I am the duly elected and acting
Municipal Clerk of the City of St. Charles, Kane and DuPage Counties, Illinois.

I further certify that on January 17, 2006, the Corporate Authorities of
such municipality passed and approved Ordinance No. 2006-M-6, entitled

"An Ordinance of the City of St. Charles, Kane and
DuPage Counties, Illinois, Approving an Amendment
to the Redevelopment Plan and Project for the First
Street Redevelopment Project Area,”

which provided by its terms that it should be published in pamphlet form.

The pamphlet form of Ordinance No. 2006-M-6, including the Ordinance
and a cover sheet thereof was prepared, and a copy of such Ordinance was
posted in the municipal building, commencing on January 20, 2006, and
continuing for at least ten days thereafter. Copies of such Ordinance were also
available for public inspection upon request in the office of the municipal clerk.

DATED at St. Charles, Illinois, this __/ 2 day of January, 2008.
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City of St. Charles
First Street TIF RPA

Existing and Predomenant Land Use Map
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First Street TIF RPA Development Map
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Second Amendment to First Street TIF

That part of the South Half of Section 27 and the North Half of Section 34 in Township 40 North, Range 8
East of the Third Principal Meridian in the City of St. Charles, Kane County, Illinois, described as follows:

Beginning at the southeast corner of Block 48 in the Original Town of St. Charles, recorded May 8, 1837,
in Book 19, page 2; thence northeasterly, 324 feet along the northerly line of Illinois Route 64 (Main
Street) to the southeast corner of Block 45 in said subdivision; thence southeasterly, 80 feet to the
northeast corner of Block 44 in said subdivision; thence northeasterly, along the southerly line of Illinois
Route 64 (Main Street) to the westerly line of 1st Street, according to the plat recorded January 25, 1844,
in Book 4, page 342; thence southeasterly, 59.15 feet along said right-of-way to an angle point in said
line; thence southeasterly, 37.52 feet along said right-of-way to the easterly extension of the north line of
Lot 13 in the Amended Phase II First Street Redevelopment Subdivision, recorded July 8, 2008, as
Document No. 2008K056095; thence South 78 degrees 29 minutes 30 seconds West, 12.31 feet along
said extension to the northeast corner of said Lot 13; thence South 11 degrees 54 minutes 23 seconds
East, 441.52 feet along the east line of Lots 13 and 3 in said subdivision to a curve in said line; thence
southwesterly, 44.24 feet along said curve having a radius of 28.00 feet, the chord of said curve bears
South 33 degrees 21 minutes 37 seconds West, 39.78 feet to the southerly line of said Lot 3; thence
South 78 degrees 37 minutes 37 seconds West along said southerly line to the northerly extension of the
westerly line of Lot 6 in Phase I of First Street Redevelopment Subdivision, recorded March 29, 2007, as
Document No. 2007K035551; thence South 11 degrees 13 minutes 55 seconds East, along said extension
and said westerly line to a jog in said westerly line; thence North 78 degrees 20 minutes 40 seconds East,
41.90 feet along said jog; thence South 11 degrees 39 minutes 20 seconds East, 197.00 feet along said
westerly line to the southwest corner of said Lot 6; thence North 78 degrees 35 minutes 36 seconds East,
84.96 feet along the south line of said Lot 6 to the southeast corner thereof; thence South 11 degrees
30 minutes 41 seconds East, 25.00 feet along an east line of Lot 5 in said subdivision to the northeast
corner of Lot 14 thereof; thence South 78 degrees 35 minutes 36 seconds West, 66.48 feet along the
north line of said Lot 14 to the northwest corner thereof; thence South 11 degrees 17 minutes
02 seconds East, 231.95 feet along the west line of Lots 14 and 7 in said subdivision to the southwest
corner of said Lot 7; thence North 78 degrees 42 minutes 53 seconds East along the south line of said
Lot 7 and the easterly extension thereof to the westerly line of Brownstone, recorded January 2, 2001, as
Document No. 2001K000149; thence southeasterly, along said westerly line to the southwest corner
thereof; thence northeasterly, 128.91 feet along the northerly line of Prairie Street; thence continuing
northeasterly along the northerly line of Prairie Street, being a curve to the right having a radius of
340.0 feet, to the intersection with the northwesterly extension of the westerly line of Parcel 10 in said
Brownstone; thence southeasterly, along said extension and said westerly line, to the south corner of
said Parcel 10; thence southwesterly, along the southwesterly extension of the easterly line of said
Parcel 10, to the southwesterly line of Illinois Route 31 (Geneva Road); thence northwesterly, along said
right-of-way line to an angle point in said line as described in Warranty Deed recorded as Document No.
97K057468; thence northwesterly along said right-of-way line to the northeast corner of Block 43 in the
Original Town of St. Charles; thence southwesterly, 132 feet along the southerly line of Walnut Street, to
the northeast corner of Lot 2 in said Block 43; thence northwesterly, 192 feet along the southeasterly
extension of the easterly line of Lot 6 and the easterly line of Lot 6 in Block 44 of said subdivision, to the
northeast corner of said Lot 6; thence southwesterly, 192 feet along the north line of Lots 6 and 5 and
the westerly extension thereof, to the southeast corner of Lot 4 in Block 49 in said subdivision; thence
northwesterly, 212 feet along the easterly line of said Lot 4 and the northerly extension thereof, to the
Point of Beginning.
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CITY OF ST. CHARLES, ILLINOIS
TIF QUALIFICATION REPORT
SECOND AMENDMENT TO THE FIRST STREET
REDEVELOPMENT PROJECT AREA

A preliminary analysis to assess the likelihood that all or a portion of an
area located in the City of St. Charles would qualify as a conservation area
as defined in the Tax Increment Allocation Redevelopment Act, 65 ILCS
5/11-74.4-3, et seq., as amended.

Prepared for: City of St. Charles, Illinois

Prepared by: Kane, McKenna and Associates, Inc.
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EXECUTIVE SUMMARY

Kane, McKenna and Associates, Inc. (KMA) has been retained by the City of St. Charles,
Ilinois (the “City”) to conduct an analysis of the potential qualification and designation
of certain property located in the City, to be addressed herein as the proposed Second
Amendment to the First Street Redevelopment Project Area (the “Study Area”) and
included in the map attached as Exhibit A. Essentially the Study Area is located west of
the current First Street Redevelopment Project Area and is bounded by West Main
Street on the north, Walnut Street on the south, South 3 Street on the west and South
2nd Street on the east. The qualification review is being carried out pursuant to the Tax
Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-3, et seq., as amended (the
“TIF Act”).

The City is pursuing the TIF District amendment as part of its ongoing review of its First
Street redevelopment plans. By undertaking the designation, the City will help
strengthen the existing TIF District and position the Downtown area for further
development.

Based upon the analysis completed to date, KMA has reached the following conclusions
regarding the qualification of the Study Area as an amendment to the First Street TIF
District:

1) The proposed TIF District could meet the criteria Jor a “conservation area,” as
the term is defined under the TIF Act - Because 50% or more of the structures are over
35 years of age, the Study Area meets the threshold finding for such designation.

2) Current conditions impede redevelopment — Without the use of City planning
and economic development resources to address certain issues, potential redevelopment
activities are not likely to be economically feasible. This observation is also noted in the
City’s “Downtown Subarea Plan” as part of the City’s Comprehensive Plan adopted in
2013 and the First Street Redevelopment Plan adopted in 2002.

3) Viable redevelopment sites could produce incremental revenue — Within the
proposed Study Area, there are parcels which potentially could be redeveloped and
thereby produce incremental property tax revenue or other additional revenues to the
City. As part of the City’s planning efforts, several potential development sites are
included in the Study Area. Such revenue, used in combination with other City
resources for redevelopment incentives or public improvements, would likely stimulate
private investment and reinvestment in these sites and ultimately throughout the Study
Area.

4) Review of TIF designation — To mitigate the existing conditions and to leverage
the City’s investment and redevelopment efforts, the City is also amending the First
Street TIF District boundaries to remove certain properties east of First Street in order
to reposition the properties due to the delays associated with the economic downturn
and to add the properties west of South 21d Street.



I.  BACKGROUND

Current Land Use. The Study Area is generally bounded bordered by South 37 Street
on the west, South 21d Street on the east, Walnut Street on the south and Main Street on
the north. Most of the uses within this area are retail/commercial, parking, and some
residential (upper floor). The institutional use (Methodist Church and offices) located at
the northeast corner of South 3t Street and Walnut Street is excluded.

Downtown St. Charles continues to be an important area for the community — both
symbolically and from a community and economic development standpoint. The
location of City Hall, the Fox River, and other retail/commercial uses are important
assets of the Downtown.

Several goals and objectives are included in the City’s Downtown Subarea Plan:

Subarea Goals
The vision for Downtown St. Charles includes the following important components:

* Full utilization of the Fox River as a recreational and environmental asset;

* Preservation and enhancement of the Downtown’s historic architectural
character;

® Accessibility for all modes of transportation, including vehicles and pedestrians;
and

* Enhanced cultural activities that serve as both local and regional attractions.

Subarea Objectives

The following goals can help achieve the vision for Downtown*:

* Encourage development practices that minimize environmental impacts on the
Fox River and consider its presence and benefits;

* Provide continuous open space and bike/pedestrian access along the Fox River
corridor as envisioned in the 2002 River Corridor Master Plan;

* Provide a high level of physical and visual access to the Fox River from all
portions of Downtown;

* Recognize Downtown’s important architectural resources, and establish
programs to preserve and enhance them;

* Require new development to meet high standards of site and building design that
are compatible with the historic character;

* Enhance the public realm through streetscaping and gateways;

* Move people using all modes of transportation safely and efficiently throughout
Downtown;

* Mitigate the impacts of truck traffic on Main Street;

* Maintain and strengthen a comprehensive pedestrian network;

* Better manage parking capacity and access throughout Downtown, especially as
new development comes on-line;

City of St. Charles — Second Amendment to the First Street Redevelopment Project Area Page1



e Strategically coordinate civic and cultural events to attract residents and visitors
to various portions of Downtown and different times of the year; and

e Enhance mobility between Downtown and surrounding neighborhoods,
communities, and other assets, such as other commercial centers, major
bikeways and trails for all modes of travel.

*Source: City of St. Charles Comprehensive Plan, 2013

Overall, the First Street TIF District has experienced improvement as part of City
initiatives prior to the economic downturn, but certain areas still remain to be
redeveloped. Additionally, while the area has certain beneficial locational assets, the
current state of the local and national economy, characteristics of parcel sizes, existing
uses, and redevelopment challenges associated with older buildings contribute to
constraints related to redevelopment.

The City has determined that the redevelopment of the proposed Study Area could be
beneficial to the community. With a redevelopment strategy in place, the economic base
of the Study Area would be stabilized and increased — thereby benefiting the community
as a whole.

General Scope and Methodology. KMA performed its analysis by conducting a
series of discussions with City staff, starting in August, 2014 and continuing periodically
up to the date of this report. The purpose of the review was to gather data related to the
preliminary qualification criteria for properties included in the Study Area. These
discussions were complemented by a series of field surveys for the entire area to
evaluate the condition of the Study Area. The field surveys and data collected have been
utilized to determine that the Study Area could qualify for TIF designation.

The qualification factors discussed in this report would assist in the qualification of the
Study Area as a conservation area, as the term is defined pursuant to the TIF Act.

For additional information about KMA'’s data collection and evaluation methods, refer
to Section III of this report.
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II. QUALIFICATION CRITERIA

With the assistance of City staff, Kane, McKenna and Associates, Inc. assessed the
proposed Study Area to determine the likelihood that qualifying factors listed in the Act
would be present. The relevant provisions of the Act are cited below.

The Act sets out specific procedures which must be adhered to in designating a
redevelopment project area (Study Area). By definition, a “redevelopment project area”
is:

“An area designated by the municipality, which is not less in the aggregate than
1%2 acres and in respect to which the municipality has made a finding that there
exist conditions which cause the area to be classified as a blighted area or a
conservation area, or a combination of both blighted areas and conservation
areas.”

Under the Act, “conservation area” means any improved or vacant area within the
boundaries of a redevelopment project area located within the territorial limits of the
municipality where certain conditions are met, as identified below.

TIF Qualification Factors for a Conservation Area. In accordance with the TIF
Act, KMA performed a two-step assessment to determine if the proposed Study Area
qualified as a conservation area. First, KMA analyzed the threshold factor of age to
determine if 50% or more of the structures were 35 years of age or older.

Secondly, the area was examined to determine if a combination of three (3) or more of
the following factors were present, 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. Per the TIF Act, such
an area is not yet a blighted area but because of a combination of the following factors is
detrimental to the public safety, health, morals or welfare and such an area may become
a blighted area.

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

(B)  Obsolescence. The condition or process of falling into disuse. Structures
become ill-suited for the original use.
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(C)  Deterioration. With respect to buildings, defects include but are not
limited to, major defects in the secondary building components such as doors,
windows, porches, gutters, downspouts, and fascia. With respect to surface
improvements, that the condition of roadways, alleys, curbs, gutters, sidewalks,
off-street parking and surface storage areas evidence deterioration, including, but
limited to, surface cracking, crumbling, potholes, depressions, loose paving
material and weeds protruding through paved surfaces.

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

(E)  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.

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

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

(H) 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, and obsolete or in disrepair; or (iii) lacking
within the redevelopment project area.

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

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

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

(L)  Lack of Community Planning. The proposed redevelopment project area

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

(M) “Stagnant” or “Declining” EAV. The total equalized assessed value of the

proposed redevelopment project area has declined for three (3) of the last five (5)
calendar years, or is increasing at an annual rate that is less than the balance of
the municipality for three (3) of the last five (5) calendar years, or is increasing at
an annual rate that is less than the Consumer Price Index for All Urban
Consumers published by the United States Department of Labor or successor
agency for three (3) of the last five (5) calendar years. The finding is based on the
last 5 years for which information is available.
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III. EVALUATION METHODOLOGY

In evaluating the proposed Study Area’s potential qualification as a TIF District, the
following methodology was utilized:

1) Site surveys of the Study Area were undertaken by representatives from Kane,
McKenna and Associates, Inc., supplemented with photographic analysis of the
sites. Preliminary surveys were completed of properties located within the Study
Area.

2) KMA conducted evaluations of exterior structures and associated site
improvements, noting such conditions as overcrowding and obsolescence.
Additionally, KMA reviewed the following data: 2008-2013 tax information from
Kane County, St. Charles Township Assessor, tax maps, aerial photos, site data,
local history (including discussions with City staff), and an evaluation of area-
wide factors that have affected the area's development (e.g., obsolescence,
deleterious land-use and layout, etc.).

3) Existing structures and site conditions were initially surveyed only in the context
of checking, to the best and most reasonable extent available, TIF Act factors
applicable to specific structures and site conditions of the parcels.

4) The Study Area was examined to assess the applicability of the different factors
required for qualification as a TIF district. Examination was made by reviewing
the information and determining how each measured when evaluated against the
relevant factors. The Study Area was evaluated to determine the applicability of
the thirteen (13) different factors, as defined under the Act, which would qualify
the area as a TIF District.
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IV. QUALIFICATION FINDINGS FOR PROPOSED STUDY AREA

Based upon KMA'’s preliminary evaluation of parcels in the proposed Study Area and
analysis of each of the eligibility factors summarized in Section I1, the following factors
are presented to support preliminary qualification of the proposed Study Area as a
conservation area under the TIF Act — to be supplemented by additional data, if the City
decides to proceed with the designation. These factors are summarized in the table
below.

Exhibit 1
Factors
Maximum  Minimum
Possible Factors Needed Qualifying Factors
Factors per to Qualify per Present in Proposed
Statute Statute Study Area
Declining EAV
Excessive Coverage
Obsolescence

Deleterious Layout
Deterioration

Findings for Study Area. The proposed Study Area meets the qualifications for a
conservation area under the statutory criteria set forth in the TIF Act. As a first step,
KMA determined that g of 9 structures (100%) were 35 years in age or older based upon
Township Assessor data. Secondly, KMA reviewed the 13 aforementioned criteria
needed to qualify the area as a conservation area, determining that 5 factors were
present:

1. Lagging or Declining EAV. The Act states that this qualification is met if the total
equalized assessed value of the proposed redevelopment project area has declined for
three (3) of the last five (5) calendar years, or is increasing at an annual rate that is less
than the balance of the municipality for three (3) of the last five (5) calendar years, or is
increasing at an annual rate that is less than the Consumer Price Index for All Urban
Consumers published by the United States Department of Labor or successor agency for
three (3) of the last five (5) calendar years. The finding is based on the last 5 tax years
for which information is available. The EAV of the Study Area has declined for five (5)
of the last five (5) years and has lagged behind the CPI for five (5) of the last five (5)
(refer to chart below). Therefore, a finding of declining or lagging EAV is made
pursuant to the TIF Act.
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Exhibit 2

EAV Trends for Proposed Study Area

008

Total EAV for

TIF District 060,236 966,047 1,027,742 1,097,318 1,117,791 1,127,751
EAV Change

(%) -3.60% -3.08% -6.34% -1.83% -0.88% -
City-wide EAV

(Excluding TIF) 1,301,291,910 1,372,018,768 1,458,370,684 1,547,418,867 1,641,000,373 1,647,654,583
City EAV

Change (%) -5.22% -5.86% -5.75% -5.70% -0.40%

CPI 1.5 2.10 3.20 1.60 -0.40

Source: Kane County Clerk, St. Charles Township Assessor, and U.S. Bureau of Labor Statistics

2. Excessive Coverage. Excessive land coverage can be defined as an over-intensive use
of property and the crowding of buildings and accessory facilities onto a site. For there
to be a finding of excessive land coverage, these parcels must exhibit one or more of the
following conditions: insufficient provision for light and air within or around buildings;
increased threat or 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 services.

Certain buildings located along the south side of Main Street are located close together
and exhibit lack of off-street parking as well as limited setbacks. The age of the
buildings and their construction materials are also of concern in the event of fire.
Limited loading access in the rear of the buildings along the west portion of Main Street
is also present.

The majority of structures have greater land coverage than would be suitable or
acceptable for today’s development standards. For example, there exists a very high
proportion of “zero lot line” parcels more common in the decades prior to construction
of modern shopping areas. This condition is manifested most significantly in the lack of
on-site parking facilities for many of the commercial structures. Lack of on-site parking
acts as a detriment to healthy private sector redevelopment efforts.

Similar to properties in the adjacent proposed Central Downtown TIF District,
merchants and service providers operating in many of the structures are reliant on
restricted on-street parking, or off-street municipal facilities to serve the needs of
patrons. This puts them at a competitive disadvantage with their counterparts located
in non-downtown locations.

Any redevelopment efforts for the expansion to create on-site parking for more efficient
business operation could be discouraged due to the costs of acquisition and/or
demolition that make redevelopment economically infeasible for the private sector
alone. This factor compounds the problem of deleterious layout/land use and
obsolescence found throughout the area. The general lack of land area reduces the
viability of economic re-use of those sites with virtually no room for additional on-site
facilities or parking.
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3. Obsolescence. The Act states that obsolescence is the condition or process of falling
into disuse or structures that have become ill-suited for their original use. Due to age of
the structures and changes in both City regulations and market conditions, obsolescence
is present. As stated above, 100% of the buildings are over 35 years old. All of the
structures were constructed in the early part of the 20th Century — 1900 to 1930 — and
exhibit characteristics associated with older market uses — including multiple stories,
limited provisions for loading and unloading, in some cases deferred maintenance,
outmoded HVAC/utility systems, and building layouts that were designed prior to
modern requirements for automobile usage. These antiquated characteristics are
quantified in the declining EAV in the area. Consumer shopping alternatives also pose a
challenge to smaller, deeper building layouts (e.g., retailers with on-site parking and
visibility).

Challenges related to the age and characteristics of existing building inventory, parking,
and traffic circulation all impact existing or proposed uses within the Study Area. These
challenges are quantified in the data for property values. The property values have
declined for five (5) of the last five (5) years indicating the effect of the age and
conditions of the structures are creating obsolescence.

4. Deleterious Layout. As noted in Section II, a municipality can make a finding of
deleterious layout or land use when there exists either (a) incompatible land-use
relationships, (b) buildings occupied by inappropriate mixed-uses or uses considered to
be noxious, or (¢) uses offensive or unsuitable for the surrounding area.

The City has created special parking regulations for the Downtown area as a whole, but
much of the existing parking is concentrated in municipal parking facilities. Off-street
parking opportunities are not distributed evenly throughout the area. Many businesses
lack their own off-street parking and rely on public parking facilities to help attract
customers or clients. In some cases, that parking may not be adjacent or nearby the
businesses.

Many stores or commercial uses have not been or cannot be re-oriented to where the
customers enter within a few feet of where their vehicles may be parked. Parking in a
shopping district must be (or perceived as) simple, convenient, and safe. In short,
people want to park directly in front of where they want to shop or secure a service.
Traditional downtown shopping areas typically cannot offer this as readily as today’s
modern retail and service malls and this tends to contribute to the problem of
deleterious layout and land use.

The manner which the City has been forced to create and transform open land for
parking creates excessive coverage of parcels, as well as difficult access to and from what
parking that is available.

Another determinant in the deleterious land use and layout relates to traffic patterns
and conditions, including;:
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* Ability to manage traffic flow and volumes along Main Street and ancillary
streets.

* Improvements to parking related signage and circulation, as well as area
connectivity.

» Buffering to adjacent residential uses.
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Another issue contributing to deleterious land use and layout relates to inconsistent
building setbacks and land uses.

5. Deterioration. As noted in Section II, “deterioration” under the TIF Act is defined to
include deteriorated surface improvements or structures (specifically evidenced by
surface cracking, crumbling, potholes, depressions, loose paving material and weeds).
Various degrees of deterioration were observed throughout the Study Area. Much of the
observed deterioration centered around the condition of surface improvements such as
the alleys and parking lots. These surface improvements had multiple potholes, uneven
pavement and cracks.

Building site improvement conditions were mixed: the rear portions of certain
commercial buildings along Main Street and South 2nd Street exhibited elements of
deterioration. Overall, most instances of deterioration related to site improvements,
including parking lots and driveways throughout the area.
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V. SUMMARY OF FINDINGS; GENERAL ASSESSMENT OF
QUALIFICATION

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

1.

2.

The area is contiguous and is greater than 12 acres in size;

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

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

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

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

In the judgment of KMA, these findings provide the City with sufficient justification to
consider designation of the property as a TIF District.
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Exhibit A

Boundary Map
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Exhibit B

Tax Parcel List



First Street TIF, Second Amendment
St. Charles, lllinois
Parcel Identification Number (PIN) List

09-27-364-001

09-27-364-002

09-27-364-003

09-27-364-004

09-27-364-006

09-27-364-007

09-27-364-008

09-27-364-009

09-27-364-010

09-27-364-013

09-27-364-014

09-27-364-016

09-27-364-017




