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City of Rochelle
Rochelle Lighthouse Pointe Tax Increment Financing District

Redevelopment Plan July -

2010 A varietyof policies programs and strategies are often used to promote

economic development inacommunityThisredevelopment plan providesa comprehensive

and detailed discussion of the uses structure and impacts oftaxincrement financing
TIF in the Cityof Rochelle

Illinois The Rochelle City Council has concluded that it is in thebest interest of the City

and that the citizens ofRochelle will benefit by the adoption of this Tax

Increment Financing

RedevelopmentPlan
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1-IntroductionCommunity

BackgroundThe

Cityof Rochelle pop9424is located in Ogle County Illinoisat the crossroadsofIllinois Routes 38

and 251 west of the intersectionofIntexstates 39and 88 Figure 1 Rochelleis30 miles south ofRockford

Illinois pop 150 115and17 miles west of the DeKalb Illinois pop 39 018Rochelle is45

miles north of I-80 and70 miles west of Chicago Illinois The Cityof Rochelle isaprime location for economic

growth and development Fig1pacHic RaliRaod

pion Northern
Santo Fe Figure 1

Rochelle Illinois fleeHub tty The City

ofRochelle was originally named LaneSince the arrival ofthe Aix Line Railroad nowknown as the

Union Pacific Railroad and the BNSF Railway in the 1850 s Rochellehas been the hubof rail and highway

systems westof Chicago Rochelle became known asthe Hub City due to its location at the

intersection ofseveral major transportation routesTheLincoln Highway now IL-38 was thefirst transcontinental highway

intheUnited States and passed through Rochelle asdidUS-51 one ofthefirst highways to

go thefullnorth-south length of the UnitedStates now IL-251 Rochelleislocated on theKyte

River Kyte Creek and well known for theRochelle Railroad Park with more than 100 trains that

pass through the City every day Rochelle offers awide variety of city services parks recreational facilities excellent schools

and businessestoserve the entire community Rochelle isacommunity richin

heritage and progressiveinindustry transportation and technology Quality of lifeisa primary

concern in this growing community Sources htm y y lochellechamUex oxe

hitn wxwcittofrochellenethttn
ev ikinediaorexibiRochelleIllinois
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RetailSales

The retail sales generated in the City of
Rochelle decreased by approximately
X103 million from X1705 million in 2000

to 1602 million in 2002 Although the
total retail sales have increased since 2002
to 2348 million as ofcalendar year 2009
in terms ofreal inflation-adjusteddollars the
City stotal retail sales in 2009 were actually

23 8million more than 2000 Figure

2The

City of Rochelle receives175in municipal
sales tax fox every 100of retail sales
The City proposes to use tax City

of Rochelle Retail Sales 2000-2009s310

P
sz9o

M 270

5250230

uo
S19o

170

1so

2000

2001

2002 2003 2004 2005 2006 2007 2008 2009 RetailSales Real

Adjusted rrguree

icochelle 1Cetail Sales 2000-2009 Illinois DeptofRevenue increment financing tostimulate new commercial development and

thereby generate new sources for retail sales tax revenue for the Cityso that the Citycan continue to provide high quality public services to its residents Unemployment The unemployment

rate

isthenumber of people unemployed
expressed asapercent of the

total civilian labor force The annual unemployment
rateinOgle County was4
in 1999 which gradually increased each
yearto58in 2007The
United State s recent economicrecession has
caused dramatic increases in
unemployment throughout the United
States Ogle County s unemployment
rateincreasedto81
in 2008and 12 in 2009 Meanwhile the U
Saverage was93in2009ox
27 percentage pointsless than Ogle County
Fig 3Ogle Courrty Unemployrr

ertRate1999-2009250200
150

100

so

oo

19992000

20012002

2003 2004 2005 2006 2007 2008 2009 CgleCounty iUS T

nn-

vpic ounrn unemptoS-ment

USBureauofLaUorStatistics The Cityof Rochelle
proposes to usetaxincrement financing to attract new commercial development and reimburseaDeveloperfor infrastructure improvements throughout adesignated Redevelopment Project Area Byattractingnew private investment theCity expectsto create new jobs stimulate the local economy increase salestax revenuesand enhance the real estate taxbase for the City Page 2of38
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Proposed CommercialDevelopment

The City of Rochelle adopted Resolution No

R09-08on March 23 2009 a Resolution ofInducement
regardingtheRoute 38North LLC proposed

project On April 14 2009 the City adopted
a Pre-Development AgreementwithNorth Route

38LLC Developer and Amcore BankN
Afk aAmcoreInvestment GroupNA
TrusteeofTrust No04-15247utadated62804
OwnertheDeveloper has shown interest in constructing
a new large retail development and several

outlots known as Lighthouse Pointe at

thenortheast corner ofILRoute 38
and N Caron Road in the City of Rochelle Figure 4
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-- ---LFigure4 Proposed Commercial Development Through the useoftax increment financing
incentives for reimbursementofpublic project costs theDeveloper hasoffered to complete the public infrastructure
that isnecessary for this development tooccur TheRedevelopment Project Area includes 60 acres recently annexed bytheCity
of Rochelle and is located east of the original City towards I-39 This will be one ofthe
first new developments located east of Caron Road within the City limits whichwill

open upalargearea fox future development within the City and fillavoidin the local retail

and service economy The CityofRochelle desires to havethis property developed and
theCity has deternvned that itisnot economically feasibletodoso

without public assistance given the impedimentsto development which characterize the property The Resolutionof
Inducement and the Pre-Development Agreement were adopted to induce the Developer to commence theproject and seekreimbursement
and financing from the Cityforeligible project costs necessarytoaccomplish the goals ofthe project
including theCity s issuanceofbonds and use TIF revenue thatwillbegenerated by
the development The Developer has since incurred costs to extend utilities to the site pursuant to

the Pre-DevelopmentAgreement The Cityisnow using its best efforts to establish
aTax Increment Financing District by approvingaRedevelopment Plan and Projects designating a Redevelopment
ProjectArea andadopting Tax Increment Financing as

providedinthe Tax Increment
Allocation Redevelopment Act 65ILCS511-744 et reqas amendedthe
Act 2 -Redevelopment Goals and Objectives The City ofRochelle will utilize tax increment financing to
encourage new commercial development in order toreimburseaDeveloper foxpublic eligible project costsfox
public infrastructure whichisessential foxdevelopment within this Area and fox future

development between Caron Road andI-39 increase employment opportunities maintainavibrant workforce expand and diversify the local
tax base increase sales

tax revenues manage growth and increase the overall value and

qualityoflifeofthecommunityforitsresidentsRochelleLighthousePointeRedevelopmentPlanandProjectsPage3of38
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The Rochelle Lighthouse Pointe TIF District Redevelopment Plan is expected to include but is not

limited to the following general long-termgoals and objectives1

Eliminate or reduce the chronic flooding issues which qualify the Redevelopment Project Area as

a Blighted Area2

Reimburse the Developerfor completionof public infrastructure thatisnecessary toencourage new

commercial developmentwithin the City of Rochelle east of IL Route 383

Enhance the tax base for the City and other taxing districts through coordinated plannuzg effortsby

either the public or private sectors which focus on efforts to improve infrastructure and property

reuse4

Expand the local employment opportunities within the City of Rochelle andOgle County5

Attract retail commercial business through the use of financial incentives offered by Tax Increment

Financingand thereby increase employmentand retail business activity whichwill lead to

an increaseinmunicipal sales taxes for the City6

Further improve the overall quality of life health and well beingof the Rochelle community3

-Rochelle LighthousePointeTIF District Redevelopment Plan Projects TIFDistrict

Planning Process andCalendarA

variety of policies programs and strategies are often used to promote economic developmentina community

This Redevelopment Plan providesa reviewofthe uses and applicationof tax increment financing

TIF as well as the extentto which certain properties within the City of Rochelle qualify fox designation

asa TIF District Redevelopment Project Area the Area The

Tax Increment Allocation Redevelopment Actof65 ILCS 511-744etseq the Act requiresa municipality
to follow certain procedures in establishing aTIF District The proposed TIF District must contain

several specific statutory characteristics which qualify the property asa TIF District These characteristics

and definitions as set forth below determine whether the area is Blighted Conservation ox
acombination of bothBlighted and Conservation Areas AppendixATheprocess

tocreate aTIF District is initiated by the municipality AppendixBThisprocess includes determining the

qualifications ofthe proposed redevelopment project area draftingaRedevelopment Plan setting
a date fox a Public Hearing creating anInterested Parties Registry sending notification ofthePublic

Hearing toall taxing districts and the Illinois Department ofCommerce and Economic Opportunity DCEO

withan invitation to attend and provide comments conveningaJoint Review Board consisting

ofarepresentative selectedbyeach community college districtlocal elementary school districthigh

school district or each local community unit school district parkdistrict library district countya

representative of the municipality anda public member publishinganotice twice before the Page 4

of 38 Rochelle Lighthouse Pointe Redevelopment Plan andProjects
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Public Hearing in a newspaper ofgeneral circulation in the community mailing of the notice of the

Public Hearing to all taxpayers in the proposed Area mailing ofthe notice of the Public Hearing and

availability ofthe Qualification Report to all residential addresses within 750 feet of the proposed TIF

District boundary andapproving finaloxduiances 1 approving theRedevelopment Plan and Projects
2 designating the Redevelopment Project Area and 3 adopting tax increment allocation financing

Jacob Klein Ltd and The Economic Development Group Ltd of Bloomington Illinois were

engaged byRoute 38North LLCand Spring CreekProperty Innovations LLC its Manager to prepare
the Redevelopment Plan and Projects for theRochelle Lighthouse PointeTIF District on behalf ofthe

City ofRochelle

A review ofthe qualifications ofthe proposed Area was completed in December 2009 The review of

qualifications evaluated thepotential TIFDistrict based uponstatutory definitions and determined that

there is sufcientevidence for the TIF District to be classified as a Blighted Area Upon reviewing the

proposed Redevelopment Plan and after accepting and adopting the findings herein the City Council

may move forward with the process fox establishing the tax increment financing district A proposed
timeline fox certain activities relating to the establishment of the Rochelle Lighthouse Pointe TIF

District is as follows

Submit Draft of Redevelopment Plan to City March 11 2010

Set date fox Public Hearing by Ordinance March 22 2010

Establish Interested Parties Registry by Ordinance March 22 2010

Certified Mailing to Taxing Districts March 24 2010

Certified Mailing to Taxpayers April 1 2010

750 IPR Mailings Apri19 2010

JRB Meeting Apri1142010
First Publication ofNotice ofPublic Hearing Apri120 2010

Second Publication ofNotice ofPublic Hearing Apri127 2010

Public Hearing May 10 2010

Public Hearing Closed May 24 2010

Final Ordinances Establishing TIF District July 12 2010

Description ofthePtoposedRedevelopmentProjectArea

Pursuant to the Act the proposed Redevelopment Project
Area Area includes only those contiguous parcels of real

property and improvements thereon which would be

substantially benefitted by a redevelopment project Also

pursuant to the Act the area is not less in the aggregate than

1z acres

The proposed Redevelopment Project Area consists of 60

acres located at the northeast corner ofthe intersection of IL

Rochelle Lighthouse Pointe Redevelopment Plan and Projects Page 5 of38
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Route 38 and N Caron Road between Caron Rd and I-39This property isthe proposed site for a large

retail development andseveral oudots The Redevelopment Project Area is shown inExhibit1Boundary

Map and legally describedinExhibit2Legal Description Qualifying

Conditions ofProposed Redevelopment ProjectAreaThe

proposed Rochelle Lighthouse Pointe TIF District includes characteristics which qualify the Area as
a Blighted Area as defined inthe Act 65 IL CS511-744etreq Theterm Blighted when applied to
vacant properties isastatutory definition notacommon ideaof that term The Statutory definition which
hasbeen applied and used in thissection is presented in AjifiendixA Pursuantto

theEngineer sReportonFlooding within the Redevelopment Project AxeaExhibit 3thetwo
2vacant parcels within the proposed Rochelle Lighthouse PointeTIF District are included inthe

100-year flood plainandare subject to chronic flooding which adversely impacts the proposed TIF Axea Therefore
theAreaqualifies asaBlighted Area as definedin the Act In addition surface water that discharges
from the TIF District Area contributes toflooding within the same watershed with drainage ways
leading to the City and the Kyte River The improvements included hereinwillcontributeto the

alleviation of aportion of this flooding The creation ofaTIF District is critical toproviding reimbursement to

theCity and Developers for the extraordinary storm water problems thatexist within this

AxeaThe vacant parcels

will contributeto the effectiveness of theTIF District asawhole and is necessary as a potential
development location Within this proposed redevelopment project area vacant tracts that have been

used for commercial agricultural purposes within five years prior to the proposed designation ofthe
area have been subdivided Exhibit 4EQUALIZED ASSESSED VALUATION

EAVOFTHE PROPOSED
REDEVELOPMENT PROJECT AREAThetotal equalized

assessed valuation before exemptions oftheCity of Rochelle in tax year 2008 payable 2009 was

223 169 503Thetotalequalized assessed valuation before exemptionsoftheparcels studied fox

inclusion intheproposed Rochelle Lighthouse Pointe Redevelopment Project Axeaintaxyear
2008 was approximately 12 296 Therefore thetotal EAV of the balance of the Cityof Rochelle outside of
the proposed Redevelopment Project Areawas223157 207TheIllinoisTIF

Act provides that properties improved ox vacant may meet as one of the characteristics of a
Blighted ox Conservation Area i1the total equalized assessed valuation ofthe proposed redevelopment
project area decreased fox three ofthe last five years or 2the total equalized assessed valuation

oftheproposed redevelopment project areaisincreasing at an annual rate whichis less

than the balance of the municipality for threeof the last five calendar years ox3the total equalized assessed valuation

of the proposed redevelopment project area increasedatanannual rate which was less

than the annual Consumer Price IndexCPIfor AllUrban Consutnexs fox threeofthe lastfive calendar

years The equalized assessed

valuation ofthe proposed Redevelopment Project Arca1decreased for 3ofthe last 5
years 2increased atan annual rate which was less than the balance ofthe Citys growth inPage6of
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EAV fox 4 of the last 5 years and 3 increased at an

annual ratewhichwas less than the annual growth in

CPI for 3 of the last 5 years Fig 5 Pursuant to the
TIF Act the equalized assessed valuation of the
Area assists in qualifying the proposed Rochelle

Lighthouse PointeTIFDistrict as a Blighted Axea

ProposedPublic Redevelopment Projects

The City plans to address the conditions which

qualify the Redevelopment Project Axea as a

Blighted Area The Redevelopment Project Area has
infrastructure inadequacies as the City does not

cuxrendy have water and sewer service available at

this site The City will reimburse the Developer fox

public infrastructure costs that have been incurred in
order to extend utilities to the site

Rochelle Lighthouse Pointe TIF Distric

Percentage Change inEAV2004-2008zo
oo-

soor

-to

ooro--- s

oo

ies

oo i-

-t o oos - -

zooa zoos zooo zoor zoosChangein

TIF Area EAVIChange

in Balance of Gty

EAV-1Change inCPI Figure

5OeleCounri Treasurerand ssessnr
1VoleTIFArea EAV deexeared

17y67 6 in taxyear 2006 The Developer has offered to invest approximately 4
million to complete the necessary public infrastructuretoextend utilities to the site until the Cityisable
to reimburse the Developer throughthe useof tax increment financing incentives The implementation
ofthe public projects provided herein willhelp address current needsand attract additional new
private investment

opportunities for the CityofRochelle Estimated Public

Eligible ProiectCostspaidbyDeveloped 1Off-SitePublic
Construction Costs3559490 2LOMR
Floodplain Analysis Permitting 278850 3Civil
Engineering Consulting Fees43 275 4TIF
Creation Consulting Fees 750005CityTIF ReviewConsultant
Fees Financing Fees250006Other Public Eligible ProjectCosts

paidby Developer 18 385 SUBTOTAL Public Eligible ProjectCostspaid

byDeveloper4000000 Other Estimated Public Eligible Project
Costs paidbythe City7
TIF Administration Fees 600 0008Capital CostsofOther Taxing Districts ifapprovedby

theCity3250000 TOTAL ESTIMATEDPUBLICELIGIBLE

PROJECT COSTS7850

000 Proposed Private Redevelopment Project Aspreviously stated theCitywill addresstheconditions which
qualify the Project Redevelopment Arca asa Blighted Arca and the implementation of the
Rochelle Lighthouse Pointe TIF District Redevelopment Plan The proposed retail development cannot

locateatRochelle without substantial Rochelle Lighthouse Pointe Redevelopment Plan

andProjectsPage7of38
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expansion ofRochelles public infrastructure fox which the Developer has already incurred costs The

Redevelopment Project Axea will not be developed without the use of tax increment financing to

reimburse the Developer for these costs The City has offered incentives to the Developer in order to

encourage a commitment fox new private investment in the TIF District

The private redevelopment project proposed fox the Rochelle Lighthouse Pointe TIF District is

projected to include a total investmentof134million including 4 million of estimated public eligible
project costs paid by the Developer The project is expected to be completed over the years 2010 to

2014 and generate more than X123 million ofcumulative real estate tax increment over a full 23-yearlife
of the Rochelle Lighthouse PointeTIF District Sources

ofFundstoPay TIFEligible Project Costs The

City may utilizeaportion of the Real Estate TaxIncrements andMunicipal Sales Taxes generated from
this project to reimburse the Developer fox eligible project costs as provided in the TIF Act Section

65 ILCS511-744-3qincludingthe costof extending sewer and water lines under IL-38 The City mayalso

usea portion of these funds generated ox other sourcesitmay lawfully pledge for other TIF eligible public

and private project costs Eligible project costs reimbursements

maybe funded annually as the increment is received each year The Citymay also
issue bonds tofund public and private project costs relatingtothe proposed private project or other public
needs The City currently anticipates issuing Recovery lone Economic Development Bonds or Build

AmericaBonds under theStimulusActtobe secured all or in partby the anticipated TIF revenues to

fund theTIFeligible public project costs that are listed inExhibit Cofthe Pre-Development Agreement for the

projectTIFFinancing Summary Total Estimated TIF

EligiblePublic

Project Costswithin the Proposed Redevelopment Project

Area7850000All project costestimatesincluded

herein axe in2010dollars the year in which the District is to beformed In addition to the

public project costs listed above anybonds issuedtofinance aphaseofthe Project may include an amount

sufficienttopay customary and reasonable charges associated with the issuanceofsuchobligations as

well as to provide for capitalized interest and reserves as maybereasonably required Adjustments to the

estimated line

item costs providedinthis Redevelopment Plan are expected The project cost andthe resulting

tax revenues will be re-evaluated at thetime theprojectisconsidered fox public financing under provisionsofthe

ActThe totalsof line items set forth inthis Redevelopment Plan axe not intended toplace
a total limit onthe described expenditures or intended to preclude paymentof other eligible redevelopment project
costs in connection with theredevelopment of the Areaprovided the total amount of

payment foreligible redevelopment project costs shall not exceedtheamount set forth herein or

as adjusted pursuant tothe Act Adjustments maybe made in line items withinthetotal either increasing ox

decreasing line item costs for redevelopment Byadoption ofthis Page8of38 Rochelle Lighthouse

Pointe Redevelopment Plan and Projects



acoh Klein ad 7eEanoanicDevelojinentGzoup Ltd

Plan the City may increase the total limit on any line item by the ConsumerPrice Index currently All

Urban Consumers -Chicago-Gary-Kenoshaplus5 Present and

Projected Tax Increment Theprojected

increasesinequalized assessed valuation EAVfor the Proposed Rochelle Lighthouse PointeTIF
District are as follows 1Total

Projected Private Investment13360 0002Projected

Cumulative RealEstate Tax Increment Generated Over

23years 12 328 1873Estimated

Base YearEAV 2009of Redevelopment Project Area13 930 4Estimated

Potential Increase inEAV 4 453 333 5 Total

Estimated EAVofRedevelopment Project Areaafter Redevelopment

ProjectsareCompleted line3 plus line44 467 263AssessmentofFrnanciallmpact

Neweconomic

development isnotexpected to occur within theCity of Rochelle at this location without the

creation ofthe Rochelle Lighthouse PointeTIFDistrict Without tax increment financing the overlapping
taxing districts axe not expected to experience any significant increaseinrealestate tax revenue from

theproposed Redevelopment Project AreaUsing real

estate tax rates from tax year 2008 payable 2009 and assuming an increase inreal estate development of

300 000ora 100 000 increare in equalized assessed valuation the projected annual financial impact

oneach of the taxing bodies which levy taxes in the proposed Rochelle Lighthouse Pointe TIF
District axe projected as follows Taxing Districts

ListedonTax

Bill 2008 Payable

2009 Real Estate

Tax Rate Projected Annual
Impact Dollarsforeach
100 000 IncreaseinEAV Ogle County

0 72660 72660 DementTownship

007992 7992 DementTwp

Road0 32220 32220 RochelleHS

Dist 212 253239 2532 39RochelleGS

Dist 231 297457 2974 57KishwaukeeCollege

5230 54521 54521 ifTA3

DE-LY00205420 54Flagg-Rochelle Libyan0

1783217832 RochelleLighthouse PointeRedevelopment

Plan and Projects Page9of38
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Taxing Districts Listed

on Tax Bill
2008 Payable 2009

Real Estate Tax Rate
Projected Annual Impact Dollars
for each100000 Increase in EAV

Flagg-RochellePaxk0 69805698 05Cit

of Rochelle0 78730787 30All

taxing districts affected by the proposed Rochelle Lighthouse Pointe TIF District wouldcontinue to
receivea proportionate shareofreal estate tax revenue derived from the initial equalized assessed value

ofthe parcels within the proposed redevelopment project area as providedinSection 65ILCS 5

11-744-8aofthe Act as follows Thatportion of taxer

levied uponeach taxable lot block tract orparcel of realpropery which isattributable to the lamer of the
current egualied assessed valueorthe initial equalized assessed valueofeach such taxablelot black tract orj
arcel ofrealjimperly intheredeveloj ment project areashallbe allocated toand when collected shall beiaidby thecounty
collector to the respective affected taxing districts inthe manner reguired by laminthe absence of the adoption oftax

increment allocation financing TheCitymay

enter into IntexgovernmentalAgreemenrs with taxingdistrictsif theCity deternvnes there isanyadditional
impact resulting from thecreation ofthe Rochelle Lighthouse Pointe TIF DistrictIfsome portion of

TIF funds are used topay for additional capital costs incurredby the taxing districts because of the
TIF District the taxing districts will be required toprovide the City witha listof future projected capital costs

aspart of an ongoing impact analysis TheCitywill

notify all ofthe overlapping taxing districtsofany proposed enlargement or amendmentsofthe Rochelle

Lighthouse Pointe TIFDistrict Redevelopment Axea PlanandProjects as required by the ActSince
there are nosignificant extra cost burdens projected on taxing bodies at this time the City does not

declare a potential impact on any taxing district and does not address current plans to ameliorate them However

ifextra costs impact theanyof the overlapping taxing districts due tothe creation of the
TIF District the Citywill review those costs and concerns Pursuant toSection

511-74 4-5eoftheActthe Joint Review Board will review theeffectiveness andthe status ofthe redevelopment

project area following theendof eachof the City s fiscal year during thelifeofthe TIF
District The Joint Review Board includes representativesof the taxing districtsthat have the authority todirectly
levy taxes on the property within the proposed redevelopment project area atthetimetheTIF

District is approved 4-Other Statutory Requirements General

Land UsesThegeneral

usesofthe land within the Rochelle Lighthouse Pointe TIF District conformtothe existingand
proposed land uses provided foxintheCityof Rochelle s Comprehensive Plan aswellascurrent
zoning and subdivision codes Certifcation ofNo Displacement ofResidential Units

TheCityofRochelle hereby certifies that the proposed Redevelopment Plan will
not resultinthe displacement of residents from tenormore inhabited units nor will it

contain more than75 inhabited residential units Page 10of38Rochelle

Lighthouse Pointe Redevelopment Plan andProjects
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Commitment to FairEmployment The City ofRochelle will comply with fair employmentpractices
and an Affirmative Action Plan in the implementation ofthis Redevelopment Plan and Projects

Provisions for Amending the Rochelle Lighthouse Pointe Redevelopment Plan The

Redevelopment Plan may beamended in accordance with the Tax Increment AllocationRedevelopment
Act and other applicable City Ordinances

Termofthe Rochelle Lighthouse PointeRedevelopment Plan andProject The Redevelopment
Plan and District shall be completed no latex than December 31 of the year in which the payment to

the County Treasurer is to be made with respect to ad valorem taxes levied in the 23d calendar year

following the year in which the Ordinance approving the Redevelopment Plan and Project Axea is

adopted by the City Council The City may utilize the incremental revenues generated in the 23a year
ofthe TIF District and received by the City the following year fox those projects included in the Plan

Nature and Tetm ofObligations Bonds axe anticipated to be issued that axe secured by all ox in part
by the Pledged TIF Revenues and issued fox a term not to exceed 20 years or the term of the District

including any extension thereof whichever is less The Bonds may be issued as TIF Revenue Bonds
Alternate Revenue Bonds ox General Obligation Bonds and may also be issued as Recovery Zone

Economic Development Bonds or Build America Bonds under the Stimulus Act

The City may also issue revenue bonds notes or otherobligations to fundprivate eligible project costs

The repayment ofdebt service of these obligations would also be limited to the increments generated
as permitted by the Act or other pledged funds authorized by the City fox 20 years ox the term ofthe

District including any extension thereof whichever is less

Contiguous Redevelopment Project Areas Subsequent to the creation of the proposed Rochelle

Lighthouse Pointe TIF District the City may create other TIF Districts which are contiguous to the

original TIF District It is hereby contemplated that in any contiguous TIF Districts eligible
redevelopment project costs may be paid ox reimbursed from increment generated within the original
TIF District and that increment generated within contiguous TIF Districts may he used to pay or

reimburse eligible project costs within the original TIF District

Rochelle Lighthouse Pointe Redevelopment Plan and Projects Page 11 of 38
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5 -Conclusion

The City of Rochelle has determined that in order to promote the health safety morals and welfare
ofthe public blighted conditions need to be eradicated and that redevelopment within the proposed
Rochelle Lighthouse Pointe TIF District should be undertaken In order to remove and alleviate
adverse conditions it is necessary to encourageprivate investmentand restore and enhance the tax base
ofthe taxing districts by the development ofthe proposed Redevelopment Project Axea

The City finds that the redevelopment project area on the whole has not been subject to growth and

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

developedwithout the adoption of the redevelopment plan

The Rochelle City Councilhereby concludes that it is in the best interest ofthe City and that the citizens
ofRochelle will benefit by the adoption of the Rochelle Lighthouse Pointe Tax Increment Financing
Redevelopment Plan and Projects

CITY OF ROCHELLE ILLINOIS

Mayor

l
Attest

M CityClerk

- Date Z

2010 Date l

2010 - Page 12 of38 Rochelle Lighthouse Pointe Redevelopment

PlanandProjects
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EXHIBIT 1

ROCHELLE LIGHTHOUSE POINTE TIF DISTRICT
BOUNDARY MAP
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EXHIBIT 2

ROCHELLE LIGHTHOUSE POINTE TIF DISTRICT
LEGAL DESCRIPTION

Part of the Southwest Fractional Quarter and the Southeast Quarter of Section 18 and part of the

Northwest Fractional Quarter and the Northeast Quarter ofSection 19 Township 40 North Range 2

East of the Third Principal Meridian also part of the Southeast Quaxtex of Section 13 and part of the

Northeast Quarter of Section 24 Township 40 North Range 1 East of the Third Principal Meridian
described as follows

Commencing at the intersection of the North line of said Southwest Fractional Quarter of Section 18

and the Easterly Right-of--waylineof Caron Road said point being North 88 degrees 24 minutes 50 seconds East

assumed bearingadistance of500 feetfrom the Northwest cornerofsaid Southwest Fractional Quarter

ofSection 18 thence South 01degrees 45 minutes 20 seconds East onand along said Right-of--way
lineofCaronRoadadistance of769 32 feet thence North88degrees 34minutes 38 seconds Easta

distance of1070 43 feet thence South01 degrees 53minutes 47 seconds Easta distance of469 23

feet to thePoint of Beginning thence North 88 degrees21minutes 03 seconds Eastadistance of534

88 feet thence South01degrees 30minutes 38 seconds Eastadistance of64 54 feet toapoint on

a curve thence Southerly on and alongacurved path concave to the East havinga radius of278 00 feet

a lengthof127 72 feeta chordbearing of South 14degrees 40 minutes 20 seconds East andachord length

of 126 60feet thence South27degrees 50minutes 02 seconds Eastadistance of78 09 feet to

apoint ona curve thence Southerly on and alongacurved path concave to the West having a radius of

358 00 feet a lengthof164 47 feet a chordbearing of South 14degrees 40 minutes 20 seconds East and

achord length of 163 03feet thence South01degrees30minutes 48 seconds Eastadistance of838

34 feet thence South46degrees 34minutes 43 seconds Eastadistance of35 46 feet toapoint being

on the Northerly Right-of--way line of Illinois Route38thence South 01 degrees 38 minutes 39seconds East a distance

of190 00feet toapoint beingonthe Southerly Right-of--way lineof said Illinois Route38thenceSouth88

degrees 21minutes 28seconds Weston and along last named lineadistanceof817 59 feet thence

North Ol degrees 38 minutes32 seconds Westonand along said Southerly Right-of-way linea distance of10 00

thence South88degrees 21 minutes 28seconds Weston andalong said Southerly Right-of--way linea distanceof

890 36 feet thence South88degrees12 minutes 28 seconds West onand along said Southerly Right-of--way line a

distance of10512feet thence South 88degrees20minutes00 seconds Westonand alongsaid Southerly Right-of--way

lineadistance of2746 feet thence North 01 degrees 40 minutes00secondsWesta distanceof

140 00feet toapoint on the Westerly Right-of--way lineofCaron Road thence North 32degrees 51 minutes 32 seconds
East onandalonglastnamed line a distance of5530feet thence North 01degrees 34minutes

18 seconds East onand along said Westerly Right-of--way lineadistanceof114 35 feet thence North 06 degrees

04 minutes 17 seconds Westonandalongsaid Westerly Right-of--way lineadistanceof128 73feet thence North
02 degrees 30 minutes36 seconds West on and alongsaidWesterlyRight-of--way line a distance of24801 feet
thence North Ol degrees 41 minutes 14 seconds West on and along said Westerly Right-of--waylinea distance of

143 64 feetthence North 01degrees 46 minutes 48 seconds East onand along said Westerly Right-of--way

lineadistanceof 594 88 feet thence North88degrees 14minutes 53 seconds East onand along

said Westerly Right-of--way lineadistanceof500 feet thence North 01 degrees45minutes 07seconds West on
and along said Westerly Right-of--way linea distance Rochelle Lighthouse PointeRedevelopmentPlan and Projects Page17 of38
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of 4707 feet thence North 88 degrees 21 minutes 03 seconds East a distance of 115665feet to the
Point ofBegimiuig containing 5991 acres more ox less
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EXHIBIT 3

ENGINEERSREPORT ON FLOODING

WITHIN THE REDEVELOPMENT PROJECT AREA
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Hans A AndersonPE
RTodd Weegens PE

F E H R -GRAHAM 8r ASSOCIATES Mick WGronewold PE

Engineering and Science Consultants
Ken RThompson
Adam G HolderPE

515 Lincoln Hwy Rochelle IL 61068
Ph815562-9087Fax 815562-4233E-Mailfga@fehr-graham

comWeb wwwfehr-grahamcom
Marchl02010Cityof

Rochelle Mayor Chet

Olson andCity

Council Members 420 North 6th Street Rochelle

IL 61068 RE City

of Rochelle Illinois

Lighthouse Pointe Wal-Mart Addition Tax

Increment Financing DistrictDearMayor

and City Council Members

The purpose of this correspondence is

to clarify and amend our letter dated February 26 2010 regarding the areas of chronic flooding

within the proposed tax increment financing district We hereby certify that thearea

bounded byIL Route 38 onthe south property line Caron Road on the western limit the proposed North

Pointe Street to the eastand the North Line of Section 18 to the north issubject to chronic

flooding that adversely impacts the real property within Please contact us if there are

any questions or if further information is required Sincerely Mick GronewoldPE Engineering

Division

Manager Partner Expires11

30 2011ccMr

Ken AlbertsCityManager

-City of Rochelle MrT Ryan Fitzgerald -Spring Creek
Development Group MWGrfsLDocuments Sec 2009

09-324B
-SCDGLighthousePointeWal-MartAddition -Final PUDA01 Corsespondence T1FLetterJacob Klein3-0-l0docx





FEHR-GRAHAMSr ASSOCIATES Engineering

and Science Consultants 515

Lincoln Hwy Rochelle IL 61068 E-Mail

fga@fehr-grahamcom February262010

Cityof Rochelle

Mayor Chet Olson

and City Council Members 420 North6

Street Rochelle IL 61068

Subject City of

Rochelle Illinois Lighthouse Pointe Tax

Increment Financing

District DearMayorand

City Council Members HansAAnderson

PERToddWeegens

PEMick WGronewold

PEKenRThompson

Adam GHolder

PE Ph 815562-9087

Fax815562-4233Web www fehr-grahamcomFehr-Graham

Associates hasbeenprovidingprofessional

engineeringand surveying services for andinthe Cityof Rochelle and

environs since the 1970 sWe are experienced with the landsoil types and drainage conditions in and around

the areaofthe proposed TIF District We have attachedamap entitled Project

Drainage Map Exhibit A asa reference The map utilized a USGS topographic excerpt as the

background The proposed TIF District is outlined and shaded in green Existing drainage ways lakes

detention ponds and streams are shown in blue Zone A 100-Year Flood Plains as they

appear on thelatest FEMA maps are outlined in red Areas ofchronic flooding are outlined and shaded in

red Photographs showing the chronic flooding north of Illinois

Route38 are included as Exhibits BCDE andFThere isno doubt

that surface water that

discharges from all ofthe TIF area contributesto flooding within the same watershed the drainage ways leading

tothe City and the Kyte River The City of Rochelle in conjunction with FEMA

has developed comprehensive ordinances and design criteria which will require any redevelopment project

within the proposed district to provide facilities and improvements to contribute to the alleviation

oftheirpart of the flooding A more detailed analysis of the surface water

discharge contributions in the TIF area will show thatThere is little or no gradient across long

expanses of land to the extent that there arechronic local ponding issues on almost every siteAll

ofthe area is tributary tochronic

flooding in the Kyte River watershed Rockford IL Springfield IL Monroe WI FreeportIL

Rochelle IL





Rochelle Mayor Chet Olson and City Council Members

February 26 2010

Page 2

Much of the area is tributary to existing drainage wags that cross downstream properties and

could contribute to flooding if left unchecked

Some of the area is tributary to existing small drainage ways that run right through existing
developedportions of the City

Much of the land is served by existing field tiles that require re-routingthroughoraround a site

when development occurs Any

redevelopment project within the TIF area will be required to provide facilities and improvements

to contributetothe alleviationoftheir partof the flooding as follows Perform

professional engineering studies and plans for identification andoreliminationofflooding

issues Construction

ofdetention basins with adequate capacities to store excess storm water for major

storm events with subsequent controlled release Relocation

re-routingorretro-fitting existing agedandpotentially inadequate file systems that much of
the area relies upon fordrainage Installation ofnew

storm sewersto provide adequate drainage and proper storm water outlet discharge locations Potential

constructionof

jointor regional detention basins to maximize developable areas within thedistrict

Construction of provisions

toimprove not only storm water quantity but also storm water quality Mass grading

earthwork

operations to elevate areas above what might otherwise have been normally required to

provide for adequate ground slope andaproper storm water discharge location The potential
over-detention

of storm watertofurther reduce and eliminate downstream flooding chances within the

watersheds Thepotential constructionof

drainage ditchestoprovide adequate storm water discharge locations for multiple properties
Expanding andorupgrading

existing stormdrainage lines throughout thedistrict Thecreation ofa

TIF District is critical to providing reimbursement to the CityofRochelle and redevelopment projects for not

onlythe normal infrastructure issues but alsofor the extraordinary storm water problems that
exist withinthe district





Rochelle Mayor Chet Olson and City Council Members

February 26 2010

Page 3

Please contact us if there are any questions or if further information is required

Sincerely

Mick GronewoldPE

Engineering Division Manager Principal

MGWrfs
LDocumentsSec200909324B -SCDG Lighthouse PointeWal-Mart Addition -FinalPUDA01Rochele1TFDistric2-25-Odoccc

Mr Ken Alberts City Manager- Cityof RochelleMr

TRyan Fitzgerald -Spring Creek Development Group
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EXHIBIT 4

LIGHTHOUSE POINTE

FINAL PUD PLAN AND PLAT
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EXHIBIT 5

ESTIMATED TIF DISTRICT PROJECTIONS

NOTE The followingTIF Projection is an exam le basedon estimates and does not represent an offer

or acceptance of any terms relating to proposed redevelopment projects ox agreements

The information and assumptions contained in this material are bared upon information material and assumptions
provided to Jacob dKlein Ltd QdK and the Economic Development Group Ltd EDG by outside persons
includingpublic ofircials JdKandEDG have not undertaken independent investigation to verify any ofthe information
ormaterialcontained herein No warranty express orimplied as to the accuracy ofthematerials and information orthe

results projected in the foregoing presentation is made byJK or EDG its officers or employees JeKand EDG

specifically disclaim the accuracy oftheforsnularand calculations and has no obligation to investigate orupdate recalculate

orrevise the calculations Thematerialpresented herein is subject to risks trends and uncertainties that could cause actual

events todermaterzallyfrom thosepresented Thoseproviding information containedin thispresentationhove represented
toJK and EDG that as of the date it wasprovided the information was accurate to the best oftheir knowledge Any
person viewing reviewing orutilising this presentation should do so subject to all of the foregoing limitations and shall

conduct independent investigation to verify the assumptions and calculations contained herein By acceptance and use of
this presentation the user accepts all of the foregoing limitations and releases JdK and EDG from any liability in

connection therewith
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APPENDIX A

TAX INCREMENT FINANCING TERMS AND DEFINITIONS

The City of Rochelle is establishing its TIF District utilizing the Tax Increment Allocation

Redevelopment Act 65 ILCS511-744etreqCertain terms are used in this Redevelopment Plan which

are defined in the Tax Increment Allocation Redevelopment ActThe following terms shall mean

Municipality

An incorporated CityVillage or Town in the State ofIllinois Redevelopment

Project Area An area designated bythe municipality which isnot less in the aggregate

than1zacres and in respect to which the municipality has made a finding that there exist conditions

whichcause thearea to be classified asan industrial parkconservation areaorablighted area or

aconservation area ora combinationofboth blighted areas and conservation areas Redevelopment

Plan The comprehensive program of the municipality fox development or redevelopment

intendedby the paymentof redevelopment project costs to reduce or eliminate those conditions

the existence ofwhich qualified the redevelopment project area as a blighted area or conservation

area or combination thereofor industrial park conservation area and thereby to enhance

the tax bases ofthe taxing districts which extend intothe redevelopment project area Redevelopment

ProjectAny public and private development project infurtheranceofthe objectivesof
aredevelopment planRedevelopment

Project Costs Redevelopment Project Costs include the sum totalofall reasonableor

necessary costs incurred or estimated to be incurred and any such costs incidental toa redevelopment

plananda redevelopment project Such costs include without limitationthe followingA

Costs of studies surveys developmentof plans and specifications implementation and administration

ofthe redevelopment planincluding butnot limited tostaff and professional service
costsfor architectural engineering legal financial plazuiingorother services provided however
that no charges fox professional services may bebased ona percentageof the tax increment

collected except that onand after the effectivedateof this amendatory Actofthe 91st

General Assembly no contracts fox professional services excluding architectural andengineering

services maybe entered intoif the terms of the contract extend beyonda period of
3 years In addition redevelopment project costs shall not include lobbying expenses After
consultation with the municipality each tax increment consultant or advisor toa municipality

that plans to designate orhas designateda redevelopment project area shall inform

themunicipalityinwritingof any contracts that the consultantor advisor hasentered into

with entitiesor individuals that have receivedor axe receiving payments financed by tax increment

revenues producedbythe redevelopment project area with respect to which the consultant

or advisor hasperformedorwillbeperforming service far the municipality ThisRochelle
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requirement shall be satisfied by the consultant or advisor before the commencement of
services fox the municipality and thereafter whenever any other contracts with those
individuals ox entities are executed by the consultant ox advisor

B The cost ofmarketing sites within the redevelopment project area to prospective businesses
developers and investors

C Property assembly costs including but not limited to acquisition ofland and other property
real or personal or rights ox interests therein demolition of buildings site preparation site

improvements that serve as an engineered barrier addressing ground level ox below ground
environmental contamination including but not limited to parking lots and other concrete

ox asphalt barriers and the clearing and grading of land

D Costs of rehabilitation reconstruction ox repair ox remodeling of existing public or private
buildings fixtures and leasehold improvements and the cost ofreplacing 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 fox private investment ox devoted to a different
use requiring private investment

E Costs of the construction ofpublic works ox improvements

F Costs of job trainingand retraining projects including the cost ofwelfare to work programs
implemented by businesses located within the redevelopment project area

G 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 fox not exceeding 36

months thereafter and including reasonable reserves related thereto

H To the extent the municipality by written agreement accepts and approves the same all or a

portion ofa taxing districts capital costs resulting from the redevelopment project necessarily
incurred or to be incurred within a taxing district in furtherance of the objectives of the

redevelopment planproject

L Relocation costs to the extent that amunicipality determines that relocation costs shall be paid
or is required to make payment of relocation costs by Federal or State law or in order to

satisfy subparagraph 7 of subsection n

J Payment in lieu of taxes are those estimated tax revenues from real property in a

redevelopment project area derived form real property that has been acquired by a

municipality which according to the redevelopment project or plan is to be used fox a private
use which taxing districts would have received had a municipality not acquired the real

property and adopted tax increment allocation financing and whichwould result from levies
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made after the time of the adoption ofthe tax increment allocation financing to the tune the

current equalized value ofreal property in the redevelopment project area exceeds the total

initial equalized value ofreal property in said area

K Costs ofjob training retraining advancedvocational education ox career education including
but not limited to courses in occupational semi-technicalor technical fields leading directly to

employment incurred by one or more taxing districts provided that such costsiare related

to the establishment andmaintenanceofadditional jobtraining advanced vocational education

ox career education programs for persons employed ox to be employed by employers
locatedina redevelopment project area and ii when incurredbya taxing districtox

taxing districts other than the municipality axe set forth in a written agreement byox among

the municipality andthe taxing districtox taxing districts which agreement describesthe

program tobe undertaken including but not limited tothe number ofemployeesto be trained

a descriptionof the training and services tobe provided the number and type of positions

availableor to be available itemized costsof the program and sources of funds topay

for the same and the term of the agreement Such costs include specificallythe paymentby
community college districts ofcosts pursuanttoSections 3-37 3-383-40 and3-40 1ofthe PublicCommunityCollege Act and

byschooldistrictsofcosts pursuant toSections 10-22 20aand 10-233aofTheSchool

CodeLInterestcost incurred bya redeveloper

related tothe constnzction renovation or rehabilitationofa redevelopment project provided that1
such costsaretobe paid directly from the special tax allocation fund established pursuant tothis
Act2such paymentsin any one year may notexceed 30 of theannual interest costs

incurred by the redeveloper with regard to the redevelopment project during that year 3 if

there are not sufficient funds available in the special tax allocation fund tomake the

payment pursuanttothis paragraph then the amountssodue shall accrue and bepayable

when sufficient funds axe available in the special tax allocation fund4 the total of such

interest payments paid pursuant to this Act maynot exceed 30 of the totalI cost

paid ox incurred by the redeveloper fox the redevelopment project plus iiredevelopment project costs excluding
any property assembly costsand any relocation costs incurred bya municipality pursuant
tothis Act Taxing Districts Counties townships cities and incorporated

townsand Citys school road park sanitary mosquito abatement forest preserve public health
fire protection river conservancy tuberculosis sanitarium and any other municipal corporations
oxdistricts with the powertolevy taxes Taxing Districts Capital Costs Those costs of

taxing districts fox capital improvements that are found by the municipal corporate authorities to

benecessary anddirectly resultfrom the redevelopment project Obligations Bonds loans debentures notes special
certificates

or other evidenceofindebtedness issuedby the municipality tocarryout

aredevelopment projectorto refund outstanding obligations Vacant Land Any parcel or combinationof

parcelsofreal property without industrial commercial Rochelle Lighthouse Pointe Redevelopment Planand Projects
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and residential buildings which has not been used fox commercial agricultural purposes within 5 years

prior to the designation of the redevelopment project area unless the parcel is included in an industrial

park conservation area or the parcel has been subdivided provided that if the parcel was part ofa larger
tract that has been divided into 3 ox more smaller tracts that were accepted fox recording during the

period from 1950 to 1990 then the parcel shall be deemed to have been subdivided and all proceedings
and actions of the municipality taken in that connection with respect to any previously approved or

designated redevelopment project area ox amended redevelopmentprof ect area axe hereby validated and

hereby declared to be legally sufficient fox all purposes of this Act

Forpurposes of this Section and only fox land subject to the subdivision requirements ofthe

Plat Act land is subdivided when the original plat ofthe proposed Redevelopment Project
Area or relevant portion thereof has been properly certified acknowledged approved and
recorded or filed in accordance with the Plat Act and a preliminary plat if any fox any
subsequent phases of the proposed Redevelopment Project Axea or relevantportion thereof
has been properly approved and filed in accordance with the applicable ordinance of the

municipality

Blighted Area Any improved or vacant area within the boundaries ofa redevelopment project area

located within the territorial limits of the municipality where If improved industrial commercial and

residential buildings or improvements axe detrimental to the public safety health ox welfare because
ofa combination of 5 or more ofthe following factors each ofwhich is i present with that presence
documented to ameaningful extent so that a municipality may reasonably find that the factor is clearly
present within the intent ofthe Act and ii reasonably distributed throughout the improved part ofthe

redevelopment project area

A DIlapidation An advanced state of disrepair or neglect of necessary repairs to the primary
structural components of buildings ox improvements in such a combination that a

documented building condition analysis determines that major repair is required ox the defects

are so serious and so extensive that the buildings must be removed

B Obsolescence The condition ox process of falling into disuse Structures have become ill-

suited for the original use

C Deterioration With respect to buildings defects including but not limited to major defects
in the secondary building components such as doors windows porches gutters and

downspouts and fascia With respect to surface improvements that the condition of

roadways alleys curbs gutters sidewalks off-streetparking and surface storage areas evidence

deterioration including but not limited tosurface cracking crumbling potholes depressions
loose paving material and weeds protruding through paved surfaces D

Presence ofstructures below minimum code standards Allstructures that donot meet the standards
ofzoning subdivision building fire and other governmental codes applicableto property

butnot including housing and property maintenance codesPage
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E Illegal use of individual structures The use of structures in violation ofapplicable federal
State or local laws exclusive ofthose applicable to thepresence ofstructueesbelow minimum

code standards

F Excessive vacancies The presence ofbuildings that are unoccupied ox under-utilizedandthat represent

an adverse influenceonthe area becauseofthe frequency extentor durationofthe vacancies

G

Lack ofventilation lightor sanitary facilities The absence ofadequate ventilationfox light or
air circulationin spaces or rooms without windowsox that require the removalofdust odor
gas smoke or other noxious airborne materials Inadequate natural lightand ventilation means

theabsenceofskylightsox windows forinterior spacesor roomsand improper windowsizes

and amountsby room area to window area ratios Inadequate sanitary facilities refers to the

absenceor inadequacyof garbage storage and enclosure bathroom facilitieshot water and kitchens

and structural inadequacies preventing ingressand egress to and from all rooms and units

withina buildingH

Inadequate utilities Underground and overhead utilities such as storm sewers and storm drainage

sanitary sewers water linesand gas telephone andelectrical services thataxe shownto

be inadequate Inadequate utilitiesaxe those that axei of insufficient capacityto serve theuses

inthe redevelopment project areaii deteriorated antiquated obsoleteor indisrepairor
iii lacking within the redevelopment project areaI

Excessive land coverage and overcrowdingof structures and community facilitiesTheovex- intensive

useof property and the crowding of buildingsand accessory facilities ontoa site Examples

of problem conditions warranting the designationof an area as one exhibiting excessive
land coverage axei the presenceofbuildingseither improperly situatedonparcels or
located onparcels of inadequate size and shape in relation topresent-day standardsof development fox

health and safety and ii the presence of multiple buildings ona single parcel For
there tobea finding of excessive land coverage these parcels must exhibit oneor more of

thefollowing conditions insufficient provision foxlight and air within or around buildings increased

threatofspread of fire due to the close proximity ofbuildings lackof adequate or

proper access toa public right-of--way lackofreasonablyrequired off-street parkingorinadequate provisionfor

loading and service Deleterious land useor layout

Theexistence of incompatible land-use relationships buildings occupiedbyinappropriatemixed-usesoxuses
considered to be noxiousoffensive or unsuitable fox the surrounding area K Environmental

clean-up The proposed redevelopment project

area has incurredIllinois Environmental Protection Agencyor United States Environmental Protection

Agency xemediation costs for orastudy conducted by
anindependent consultant recognized as having expertise in environmental xemediation hasdetermined a

needfor the clean-upofhazardous waste hazardous substances or underground storagetanks required

byStateor Rochelle Lighthouse Pointe Redevelopment Plan and Projects Page 31
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federal law provided that the remediation costs constitute a material impediment to the

development or redevelopment of the redevelopment project area

L Lack ofcommunity plamiuig The proposed redevelopment project area was developed prior
to orwithout the benefit or guidance ofa community plan This means that the development
occurred prior to the adoption by the municipality ofa comprehensive or other community
plan or that theplan was not followed at the time ofthe areas development This factor must
be documented by evidence of adverse or incompatible land-userelationships inadequate street
layout improper subdivision parcels of inadequate shape and size to meet contemporary

development standards or other evidence demonstrating an absence ofeffective
community planningM

The total equalized assessed valueofthe proposed redevelopment project area has declined fox
3of the last5 calendar years prior to the year in which the redevelopment project area isdesignated

ox is increasing at an annual rate that isless than the balance ofthe municipalityfox
3 of the last5 calendar yearsfox which informationisavailable or isincreasingat an annual rate

that isless than the Consumer Price Index foxAll Urban Consumers publishedbythe United
States DepartmentofLaboror successor agency fox3of the last5calendar yearsprior to
the year in which theredevelopment project area isdesignatedIf

vacant the sound growth of the redevelopment projectarea isimpairedbya combinationof

two or more of the following factors each of which isi present with that presence documented
toa meaningful extentso thata municipality mayreasonably find that the factor is

clearly present within the intent ofthe Act and ii reasonably distributed throughoutthe vacant
partof the redevelopment project area to whichitpertainsA

Obsolete plattingof vacant land that results in parcels of limited or narrow sizeor configurations

of parcelsof irregularsizeor shape that wouldbedifficult todevelop ona

planned basis and in a manner compatible with contemporary standards and requirements

orplatting that failedto create rights-of--waysforstreetsoralleys or that created inadequate right-of--way
widthsfoxstreetsalleysorother public rights-of--way or that omitted easements forpublicutilities
B Diversity ofownership of parcelsof

vacant land sufficient in number to retard or impede theability to assemble the land

for developmentCTax andspecial assessment delinquencies exist

or the property hasbeenthe subject of tax sales under theProperty Tax Code
within the lasts yearsD Deterioration ofstructures or site improvements

in neighboring areas adjacent to the vacant landEThe area has incurred
Illinois Environmental

Protection Agency or United States Environmental Protection Agency remediation costs fox ox

astudy conductedbyan Page 32 of 38 Rochelle Lighthouse Pointe
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independent consultant recognized as having expertise in environmental xemediation

has determined a need fox the clean-upof hazardous waste hazaxdouoabataYStheunderground
storage tanks required by State ox federal law p remediation

costs constitute a material impediment to the development ox redevelopment

of the redevelopment project areaF

The total equalized assessed valueof the proposed redevelopment project area has declined

fox 3 of the last 5 calendar years prior to the year in which the redevelopment project

area isdesignated or is increasing at an annual rate that isless than the balanceof

the municipalityfor3 of the last5 calendar years fox which informationisavailable or

is increasing at an annual rate that is less than the Consumer Price Index fox All Urban

Consumers publishedbythe United States Departmentof Laboror successor agency

for3of the last5calendar years prior to the year in which the redevelopment project

area isdesignatedIf

vacant the sound growth of the redevelopment project area is impaired by one of the followinu

factors thatiis present with that presence documentedto
a meaningful extentso

that a municipality may reasonably fmd that the factor isclearly present within the intentof

the Act andii is reasonably distributed throughout the vacant part of the redevelopment project

area to whichit pertainsA

The area consists ofone ox more unused quarries mines ox strip mine pondsB

The area consists ofunused railyaxds rail tracks ox railroad rights-of-wayCThearea

prior to its designation is subject toichronic flooding that adversely impacts on real

property inthe area as certified by a registered professional engineer oxappropriate regulatory agency

oxiisurface water that discharges from allorapart of the area

and contributes to flooding within the same watershed but onlyifthe redevelopment project provides

forfacilities or improvements to contribute to the alleviation of all

or part of the flooding DThe area

consists of an unused or illegal disposal site containing earth stone building debris or similar
materials that were removed from construction demolition excavationordredge sites

E Prior to

the effective date of this amendatory Act ofthe91st General Assembly the areais not less

than 50nor more than 100 acres and 75 of which isvacant notwithstanding that thearea
hasbeen used fox commercial agricultural purposes within5yearsprior to the designation of the

redevelopment project areaandthearea meets atleast one of the factors itemized in paragraph

1of this subsection the area has been designated asatown ox City center by ordinance

or comprehensive plan adopted prior to January1 1982and the area has not been

developed for that designated purpose Rochelle Lighthouse Pointe
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F The area qualified as a blighted improved area immediately prior to becoming vacant unlessthere has been substantial private investment in the immediately surrounding area

ConservationArea Any improved area within the boundaries ofa redevelopment project area locatedwithin the territorial limits of the municipality in which 50or more ofthe structures in the area have
an age of 35 years or more Such an area is not yet a blighted area but because ofa combination of 3
or more ofthe factors listed above for Blighted Improved Areas is detrimental to the public safetyhealth morals or welfare and such an area may become a Blighted Area
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APPENDIX B

INTRODUCTION TO TAX INCREMENT FINANCING

The search fox innovative local financing fox economic development is a constant challenge fox most

cities towns and villages throughout the country Fox many communities particularly those in rural

areas Tax Increment Financing TIF is often the only locally controlled mechanism available fox

stimulating new investment economic growth and abetter quality oflife

TIFin Illinois establishes a geographic boundaryiea district orredevelopment project area forwhich

new private investment is encouraged To facilitate new investment a City Town or Village may issue

debt instruments to finance specific public sector improvements thatwill enable the redevelopment of

deteriorated blighted or other conservation areas within its corporate limits By making public
improvements the municipality may invite new private investment so that the expected increase in

property tax revenuesie the increment can be captured to amortize the public facility debt

Sometimes a municipality chooses to use TIF on a pay-asyougobasis whereby revenueisspent as it is collected

In either case it is expected that new investmentina designated redevelopment area willstimulate

a resurgence ofpopulation employment and assessed valuation throughout the entire community

It

should benoted that TIF does not raise property taxes and it does not createa new taxor a new taxing

district Only an increased assessmentoran overall increase intax rates can raise taxes TIF is merely

used to reallocate increased property tax revenues createdby increased assessed valuation that is

realized after aTIF District isestablished A TIF District may last for up to 23 years unless the municipality

choosesashorter period The advantageof TIF fox the municipalityisthat it is able to preserve

aproperty tax base during the lifeof theTIF District thatwill pay fox the basic public services the

TIF redevelopment area akeady receives New incremental propertytax revenue helpspay fox the infrastructure

necessary for stimulating additional private-sector investmentIn1977

the Illinois Legislature passed the Tax Increment Allocation Redevelopment Actnow recorded as

65ILCS 511-744etreqThe TIF Act recognizes that inmany municipalities of theState blighted and conservation

areas exist which need tobedeveloped ox redeveloped to eliminate those conditions oxprevent

them from occurring TheAct further declares that prevention oxeradicationof these conditions by

private and public redevelopment projects isessentialto the public interest In Villageof

Cantonv Crouch 79Ill2d 356 1980 the Illinois Supreme Court approving theuseof TIF stated Stimulation

of economicgrowth
and removalof economic stagnation arealsoobjectives

which enhance thepublic good HowDoes TIF

Wotk Rochelle Lighthouse Pointe
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Tax IncrementFinancing is apowerful toolthat enables municipalities to self-financeits redevelopment programs
TIF funds can pay fox public improvements and other economic development incentivesusing
the increased property tax revenue theimprovements helpgenerate Everyone pays their taxes within
a TIF District However a TIF District does not generate tax revenuesby increasingtax rates Rather
TIF generates revenues by allowing the municipalityto capture temporarily the new tax revenues
generatedbythe enhanced valuationofproperties resulting from the various redevelopment projects
The overall process foxcreatinga TIF District includes1

The City identifies an economically stagnant or physically declining area and determines that private

investmentinthe area isnot likely to occur at a reasonable rateif no public investmentis
forthcoming2

Having completed studiesand plans and conducted publichearings as called foxby state law the City

createsa new TIF District3

The County Clerk certifies thetotal equalized assessed valuationofpropertyin the redevelopment project
area as of the date the TIF Districtis created All property taxes arising from this certified initial
valuation ox base value continuetobe paid to existing taxing bodies within the TIF District

Any incremental taxes arising from increases inproperty values after this point are xe- allocatedand

setaside foxpublic and private redevelopment projectcosts withinthe designated redevelopment
project area Within

a TIF Districtall overlapping fixingdistricts continue toreceive property taxes levied onthe

base equalized assessed valuation EAV ofproperties within the project area The City also has the
authorityto enter into Intergovernmental Agreementsto address anyadditional financial impactthe
TIF District may pose4

The City makes public improvements and provides other assistance intendedtospur private development
withintheTIF District To defray the cost the City can sell bonds secured by the incremental

taxes the improvements will generate or reimburse certain public and private development
costsusing apay-a ryougoapproach5After

23 years all obligations must be paid off and the TIF District is dissolved All taxes then generated on
the new assessed valuation aredistributed to the taxing bodies TheTIF District maybe ended

earlier than 23years if there areno remaining obligations foxwhich real estate tax increment has

been previously committedATIF

District s revenuestax increment come from the increased assessed value ofproperty and improvements within

the District Oncea TIF District is established the base assessed value isdetermined As
vacant land and dilapidated properties develop withTIF assistance the equalized assessed valuation
EAofthose properties increases New property taxes resulting from theincreased assessed valuation
abovethebase value createanincremental increaseintaxrevenues generated withintheTIF
District Page 36
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The tax increment created between the baseline and the new EAV is captured deposited into a

special City TIF account and used solely fox economic development The real estate tax increment can

be used as a source ofrevenue to reimburse certain costs fox public and private projects eitherby issuing
TIP bonds or by reimbursing developers on a pay-as-you-gobasisAllof the other taxing bodies continue to receive

real estate tax revenue from the base assessed valuation so thereis no loss of revenue to those

local taxing bodies For additional information visit-wtitiDivois comThemaximum

lifeofa TIF District is23years When the TIF expires and the town s investmentsinboth public
and private redevelopment projects within theTIF redevelopment areaare fully repaid property tax
revenues axe again shared by all the taxing bodies All taxing bodies then share the expanded tax

base -the growth which would nothave been possible without the utilization ofTax Increment Financing

How Long

DoesitTake to Create a TIFDistrict Typically the

process for establishing aTIF District requires 6-8 months tocomplete The lengthof time required to

createa TIF District depends on several factors such asthe municipality s abilitytocomplete necessary annexations

andthe availabilityof local property tax data historical records maps andother planning
documents Oncethe calendar isset for the Public Hearing statutory guidelines determine theearliest
date when theTIF District may becreated There are many

opportunities foxpublic participation during theprocessof creating and operatingaTIF DistrictA written

Redevelopment Plan mustbe available for public review atleast 45days prior toaPublic Hearing The

Public Hearing offers the community achanceto raise questions voice concerns and learn about

the goals and objectives driving the redevelopment effort beforetheDistrict iscreated What Conditions Qualify

anAreatobeDesignated as aTIFDistrict In additionto

being located within the municipal boundaries or annexedtothe municipality the TIFAct includes three

setsofconditions for qualifyinganareaasaTIF District Blighted Conditions -examples

include dilapidation obsolescence deterioration inadequate utilities declining assessed
valuations Conservation Conditions-

atleast 50ofthe structures inthe proposed redevelopment areaare35years

ofage or older Industrial Park

Conservation Conditions -based largelyona relatively high unemployment rateHow Can

TIFDistrict Funds BeUsed When the

Illinois General Assembly adoptedthe IllinoisTax Increment Allocation RedevelopmentActILCS65

5 11-744etreqin 1977it granted municipalities the power and authority toaddress the Rochelle Iaghthouse Pointe
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adverse conditions of blighted and consernation areas within their jurisdictions by undertaking
redevelopment projects that were essential to the public interest TIF can be used to fund a variety of

public improvements and other investments that are indeed essential to a successful redevelopment
program including

Area-widepublic infrastructure improvementssuch as road and sidewalk repairs utility upgrades water
and sewer projects Acquisition

clearance andother land assembly and site preparation activities Rehabilitation

ofolder deterioratingorobsolescent buildings Correction

or mitigationof environmental problemsand concerns Job

training workforce readiness and other related educational programs Incentives

toretain or attract private development For

more information about Tax Increment Financingplease contact Jacob

Klein Ltd and The
Economic Development GroupLtd 1701

Clearwater Avenue BloomingtonIL 61704 Ph

309 664-7777 Fax309 664-7878 Website wwwtifillinois

comPage38of
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