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I.   FURTHER AMENDMENT TO EXPANDED REDEVELOPMENT PLAN AND 
PROJECT 
 
This report is a further amendment to the Village of Wheeling Tax Increment Redevelopment 
Area, North Milwaukee Avenue/Lake Cook Road (North TIF) Area TIF Redevelopment Plan and 
Project as amended in 2004 and 2007.  It adds additional parcels to the Expanded 
Redevelopment Project Area.  The addition of these parcels in no way alters the Village of 
Wheeling, Tax Increment Redevelopment Area, North Milwaukee Avenue/Lake Cook Road 
(North TIF) Area TIF Redevelopment Plan and Project as amended in 2004 and 2007, except to 
add additional parcels. 
 
The following parcels, constituting the Further Expansion Area, will be added to the Expanded 
Redevelopment Project Area to create the Further Expanded Redevelopment Project Area: 
 

PARCEL NUMBER
03-02-100-021
03-02-100-022
03-02-100-027
03-02-100-031
03-02-100-032
03-02-100-036
03-02-100-037
03-02-100-038
03-02-100-039
03-02-100-043
03-02-100-049
03-02-103-034  

  
 
The Further Expansion Area includes all parcels north of Meadow Lane from parcel 03-02-100-
036 to parcel 03-02-100-037.   South of Meadow Lane, two parcels are included:  parcels 03-
02-100-049 and 03-02-103-034.  (Meadow Lane is a small alley-like street that provides access 
to the parcels with structures.  It is not located on tax maps.)   
 
These parcels are being added to the Expanded Redevelopment Project Area based on the finding 
that they constitute a combination of a “blighted area” and a “conservation area.” This finding is 
corroborated by the Further Amendment to the Eligibility Section, Exhibit E of the Village of 
Wheeling, Tax Increment Redevelopment Area, North Milwaukee Avenue/Lake Cook Road (North 
TIF) Area TIF, Amended May 2008. 
 
The findings in this report conclude that the Further Expansion Area of the Further Expanded 
Redevelopment Project Area is eligible for Tax Increment Finance (“TIF”) designation as a 
“conservation area” for improved land and a “blighted area” for vacant land.  
 
The improved land constitutes around two acres of the approximate 43 acres in the Further 
Expansion Area.  For improved land, three criteria of thirteen criteria are required for 
designation as conservation when structures are present.  The following three criteria are 
present and distributed throughout the Further Expansion Area to a meaningful extent.  
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• Inadequate utilities 
• Land Use 
• Lack of community planning 

 
In addition, a “conservation area” requires that fifty percent (50%) or more of the structures must   
be 35 years of age or older.  In this case one hundred percent (100%) of the structures are 35 
years of age or older. 
   
The improved land includes only three parcels.  These are 03-02-100-021, 03-02-100-022, and 
03-02-100-032. 
 
The following are vacant parcels: 

 
PARCEL NUMBER 
03-02-100-027 
03-02-100-031 * 
03-02-100-036 * 
03-02-100-037 
03-02-100-038 
03-02-100-039 
03-02-100-043 
03-02-100-049 
03-02-103-034 

 
* It should be noted that parcels 30-02-100-036 and 100-031 were occupied by a house and an 
apartment complex at the last assessment.  However, that land is now vacant and will be 
adjusted at the next assessment. 
 
There are two sections of the Act that address vacant land eligibility.  The criteria for only one 
section must be met.  In this case both sections are met, as described below: 
 
 1.  For vacant land, under one section of the Act, two criteria must be met.  In this section the 

parcels in the Further Expansion Area meet the following criteria: 
 

• Obsolete Platting 
• Rate of increase of EAV in the Expansion Area is less than the rate of increase for 

the remainder of the Village for a minimum of three (3) of the last five (5) years.   
 
The vacant land which occupies 98% of the Further Expansion Area shows a rate of increase in 
EAV less than the remainder of the Village in three (3) of the last five (5) years. 

 
2.  For vacant land, under another section of the Act, the minimum of one criterion is required 
for designation as blighted land when land is vacant.  In this section the parcels in the Further 
Expansion Area meet the following criteria: 

 
•  Flooding as certified by regulatory agency.    
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The above factors are distributed throughout the Further Expansion Area and are present to a 
meaningful extent so that a local governing body may reasonably find that the factor is clearly 
present within the intent of the Act.  
 
The property must equal or exceed 1½ acres.   The Expanded Redevelopment Project Area met 
this criterion.  The Further Expansion Area is approximately 43 acres, which also meets this 
criterion by exceeding the 1½ acres required. 
 
The Further Expanded Redevelopment Project Area has not been subject to development 
through investment by private enterprise and the Further Expanded Redevelopment Project 
Area would not reasonably be anticipated to be developed without TIF assistance.  
 
Evidence also exists that the area will not develop without intervention by the Village.  This 
evidence is as follows: 
 

• There is substantial flood plain in the Further Expansion Area that will require 
expensive stormwater remediation and land preparation that will not be possible 
without the intervention of the Village and the use of TIF funds. 

• Wetlands are present that will reduce the amount of available land or will require 
special remediation that will not be possible without the intervention of the Village 
and the use of TIF funds.  

• The vacant land occupies a large majority of the Further Expansion Area.  It shows 
a decrease in EAV in three (3) of the last five (5) years. 

• The vacant land will need infrastructure to develop. 
• Building debris will be required to be removed from two parcels. 
• Access will have to be provided to the vacant land.  Access should be improved in 

the improved land. 
• Vacant land will need to be platted and rights-of-ways created. 

 
All of the above are conditions that create development costs beyond the norm.  These costs 
cannot be expected to be met without assistance through this Redevelopment Plan and Project.  
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II. EXPANDED REDEVELOPMENT PLAN AND PROJECT 
  
The following pages contain the Redevelopment Plan and Project for the Village of Wheeling, 
Illinois, North Milwaukee Avenue/Lake-Cook Road (North TIF) Area as amended in 2004 and 
2007.  The original document was published by Kane, McKenna and Associates, Inc. in 
February 2003.   Ehlers and Associates prepared amendments to this document in 2004 and 
2007, which the Village of Wheeling subsequently adopted. 
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I.   AMENDMENT TO REDEVELOPMENT PLAN AND PROJECT 
 
This report is an amendment to the Village of Wheeling Tax Increment Redevelopment Area, 
North Milwaukee Avenue/Lake Cook Road (North TIF) Area TIF Redevelopment Plan and 
Project.  It adds additional parcels to the original Redevelopment Project Area.  The addition of 
these parcels in no way alters the Original Village of Wheeling, Tax Increment Redevelopment 
Area, North Milwaukee Avenue/Lake Cook Road (North TIF) Area TIF Redevelopment Plan and 
Project as previously amended  except to add additional parcels. 
 
The following parcels, constituting the Expansion Area, will be added to the Original 
Redevelopment Project Area to create the Expanded Redevelopment Project Area: 
  

03-02 100-050 
03-03 203-002 
03-03 203-003 
03-03 203-004 
03-03 203-005 
03-03 203-006 
03-03 203-007 
03-03 203-008 
03-03 203-009 

 
 
The Expanded Redevelopment Project Area within this boundary is industrial in characteristic. It 
is the former site of the Wieland Metals Building(s) and an open field. 
 
The Expansion Area of the Redevelopment Project Area lies west of Northgate Parkway and 
south of Lake Cook Road.  It is bounded on the east by a retention area and by wetlands.  The 
west border of the current North Redevelopment Project Area is the west boundary.  The south 
boundary is parcel 03-03-203-009, two parcels south and east of Quail Hollow Drive. 
 
These parcels are being added to the Redevelopment Project Area based on the finding that they 
constitute a “blighted area.”  This finding is corroborated by the Amendment to the Eligibility 
Section, Exhibit E of the Village of Wheeling, Tax Increment Redevelopment Area, North 
Milwaukee Avenue/Lake Cook Road (North TIF) Area TIF, July 2007. 
 
The findings in this report conclude that the Expanded Area of the North Redevelopment Project 
Area is eligible for Tax Increment Finance (“TIF”) designation as blighted for both improved and 
vacant land.   
 
For improved land, five criteria of thirteen criteria are required for designation as blighted land 
when structures are present.  The following five criteria are present and distributed throughout 
the Expanded Redevelopment Project Area to a meaningful extent. These same criteria are 
applied to the qualification of a conservation area:  

 
• Obsolescence 
• Excessive vacancies 
• Inadequate utilities 
• Excessive land coverage 
• Lack of community planning 
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One portion of a parcel is vacant land.  This parcel is 03-02-100-050.  Approximately two thirds 
of the parcel is vacant.  It is a large open field and the parcel is not currently being farmed. 
 
For vacant land, the minimum of one criterion is required for designation as blighted land when 
land is vacant.  The following one criterion is present and distributed throughout the Expanded 
Redevelopment Project Area to a meaningful extent. 

 
• Flooding as certified by regulatory agency.   FEMA (FEMA maps are part of 

discussion of vacant land criteria).   
 
For designation as a blighted area, only one of the two sets of criteria needs to be met.  In this 
case, the Expanded Redevelopment Project Area meets both sets of criteria. The above factors 
are distributed throughout the Expanded Redevelopment Project Area and are present to a 
meaningful extent so that a local governing body may reasonably find that the factor is clearly 
present within the intent of the Act.  
 
The property must equal or exceed 1½ acres.   The Original North Redevelopment Project Area 
met this criterion.  The Expansion Area is approximately 24 acres, which also meets this 
criterion by exceeding the 1 ½ acres required. 
 
The Expanded Redevelopment Project Area is also eligible to be designated as a “conservation 
area” because 65% of the structures in the Expanded Redevelopment Project Area, (in excess 
of the required 50%), are 35 years or older, and five of thirteen eligibility factors for improved 
land as described for blighted, are present and distributed to a major extent. 
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II.  ORIGINAL REDEVELOPMENT PLAN AND PROJECT 
 

The following pages contain the Original Redevelopment Plan and Project for the Village of 
Wheeling, Illinois, North Milwaukee Avenue/Lake-Cook Road (North TIF) Area TIF.  This 
document was published by Kane, McKenna and Associates, Inc. in February 2003.   We have 
scanned and inserted the original document, so as to keep the integrity of the document and 
findings. 









































 
TABLE 1 

REDEVELOPMENT PROJECT – ESTIMATED PROJECT COSTS 
 

Program Action/Improvements   Estimated Cost(s) (A) 
 
Acquisition and Assembly of Land and Relocation $ 14,000,000 

 
Utility (including line burials) Improvements, Street Rehabilitation  
and/or Extension, Curb and Sidewalk  
Construction, Flood/Storm Water Control, Water Main,  
Sanitary Sewer Improvements, Parking Improvements 

 
 
 

   11,000,000 
 

Streetscape Improvements, Riverfront Parks, Including Landscaping  
Signage, and Streetlights; Intersection and  
Traffic Signalization Improvements; Street lights 
 

 
 

     4,000,000 

Demolition, Site Preparation, Environmental 
Cleanup and related costs 
 

 
15,000,000 

Interest Costs (pursuant to the Act) 1,000,000 
 

Planning, Legal, Architectural, Engineering 
Administrative and Other Professional Service Costs 

 
1,100,000 

 
School Taxing District Costs 1,000,000 
 
ESTIMATED TOTAL COSTS 

 
$ 47,100,000 

 
(A) All cost estimates are in 2003 dollars.  Adjustments to the estimated line item costs above are 

expected.  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 amounts described above do not include capitalized interest or 
costs of issuance associated with the issuance of any bonds.  The totals of line items set forth 
above are not intended to place a total limit on the described expenditures.  Adjustments may be 
made in line items within the total, either increasing made in line items within the total, either 
increasing or decreasing line item costs for redevelopment project costs. 
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TABLE 1 
 

VILLAGE OF WHEELING  
NORTH MILWAUKEE AVENUE/LAKE COOK ROAD (NORTH TIF) AREA TIF  

AMENDED REDEVELOPMENT PLAN AND PROJECT 
 
 

AMENDED REDEVELOPMENT PROJECT COSTS 
 
 



VILLAGE OF WHEELING 
COUNTIES OF COOK AND LAKE, ILLINOIS 

 
NORTH MILWAUKEE AVENUE/LAKE COOK ROAD 

REDEVELOPMENT PROJECT AREA 
 

REDEVELOPMENT PLAN AND PROJECT AMENDMENT 
 
 

TABLE 1 
 

 
REDEVELOPMENT PROJECT COSTS 

 
Redevelopment Project Costs are defined within the Act and all costs to be paid or 
reimbursed in the Redevelopment Project Area will conform to this definition. 
 
Estimated Redevelopment Project Costs 
 
A wide range of redevelopment activities and improvements will be required to 
implement the Redevelopment Plan.  The activities and improvements and their 
estimated costs (2004 dollars) are summarized below.  To the extent that obligations 
are issued to pay for such Redevelopment Project Costs prior to, and in anticipation of, 
the adoption of the Redevelopment Project Area, the Village shall be reimbursed from 
Incremental Property Taxes for such Redevelopment Project Costs.  Redevelopment 
Project Costs, described in this Redevelopment Plan, are intended to provide an upper 
estimate of expenditures.   
 
These costs are subject to prevailing market conditions and are in addition to total 
Redevelopment Project Costs. While all of the costs in the budget are eligible 
Redevelopment Project Costs under the Act and this Redevelopment Plan, inclusion 
herein, does not commit the Village to finance all these costs with TIF.   

 
(1) Costs of studies, surveys, development of plans and specifications, 

implementation and administration (annual administrative costs shall 
not include general overhead or administrative costs of the municipality 
that would still have been incurred by the municipality if the 
municipality had not designated a Redevelopment Project Area or 
approved a Redevelopment Plan) of the Redevelopment Plan including, 
but not limited to, staff and professional service costs for architectural, 
engineering, legal, financial, planning or other services .......................... 

 
 
 
 
 
 
 

$1,100,000 

(2) Costs of marketing sites within the Redevelopment Project Area to 
prospective businesses, developers, and investors.....................................  

 
$0 

(3) Property assembly costs, including, but not limited to, acquisition of  



land and other property, real or personal, or rights or interests herein, 
demolition of buildings, 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, and the clearing and grading of 
land ............................................................................................................ 

 
 
 
 
 

$55,000,000 

(4) Costs of rehabilitation, reconstruction or repair or remodeling of 
existing public or private buildings, and fixtures, and leasehold 
improvements; and the cost of replacing an existing public building if 
pursuant to the implementation of a Redevelopment Project, the existing 
public building is to be demolished to use the site for private investment 
or devoted to a different use requiring private investments.......................  

 
 
 
 
 

$0 

(5) Costs of the construction of public works or improvements .................... $15,000,000 

(6) Costs of job training and retraining projects, including the cost of 
"welfare to work" programs implemented by businesses located within 
the Redevelopment Project Area................................................................  $25,000

(7) 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 .............................................................................. $0

  
(8) To the extent the Village, by written agreement, accepts and approves 

the same, all or a portion of a taxing district's capital costs resulting 
from the Redevelopment Project necessarily incurred or to be incurred 
within a taxing district in furtherance of the objectives of the 
Redevelopment Plan and project.  In addition, if the project creates 
students for the primary and secondary education districts, the Village 
will reimburse the taxing districts according to the provisions of the Act. $1,000,000

  
(9) 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 in order to satisfy 
subparagraph (7) of subsection (n) of Section 11-74.4-3 of the Act ........ $0

(10) Payment in lieu of taxes ............................................................................ $0

(11) Costs of job training, retraining, advanced vocational education or 
career education, including but not limited to courses in occupational, 
semi-technical or technical fields leading directly to employment, 



incurred by one or more taxing districts, provided that such costs (i) are 
related to the establishment and maintenance of additional job training, 
advanced vocational education or career education programs for persons 
employed or to be employed by employers located in a Redevelopment 
Project Area; and (ii) when incurred by a taxing district or taxing 
districts other than the municipality, are set forth in a written agreement 
by or among the municipality and the taxing district or taxing districts, 
which agreement describes the program to be undertaken, including, but 
not limited to, the number of employees to be trained, a description of 
the training and services to be provided, the number and type of 
positions available or to be available, itemized costs of the program and 
sources of funds to pay for the same, and the term of the agreement. 
Such costs include, specifically, the payment by community college 
districts of costs pursuant to Sections 3-37, 3-38, 3-40 and 3-40.1 of the 
Public Community College Act and by school districts of costs pursuant 
to Sections 10-22.20a and 10-23.3a of The School Code ......................... $25,000

(12) Interest cost incurred by a redeveloper related to the construction, 
renovation or rehabilitation of a redevelopment project .......................... 
 

$5,000,000

(13) Contributions to School for additional students created from TIF 
Projects ...................................................................................................... $1,000,000

 
The Village reserves the right to utilize revenues received under the Tax Increment 
Allocation Redevelopment Act from one for eligible costs in another Redevelopment 
Project Area that is either contiguous to, or is separated only by a public right-of-way 
from, the Redevelopment Project Area from which the revenues are received. In regard 
to the Crossroads Redevelopment Project Area any of the foregoing budgeted amounts 
may be transferred to a contiguous TIF District for authorized expenditures within that 
contiguous TIF District. 

 
It is anticipated that the Village will carefully stage Village expenditures for 
Redevelopment Project Costs on a reasonable and proportional basis to coincide with 
Redevelopment Project expenditures by private developers and the receipt of revenues 
from Redevelopment Project Costs. 
 
Notes: 
 
1. All costs shown are in 2004 dollars and do not include additional costs to be incurred in future financing 
(e.g., bond issuance costs, capitalized interest, interest payments on obligations and related expenses). 
 
2. Private redevelopment costs and investments are in addition to the above. 
 
3.  If allowed by the Act, adjustments to line items costs above will be expected.  Adjustments to line items 
may be made within the total budget.  
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EXHIBIT A 
 

VILLAGE OF WHEELING  
NORTH MILWAUKEE AVENUE/LAKE COOK ROAD (NORTH TIF) AREA TIF  

AMENDED REDEVELOPMENT PLAN AND PROJECT 
 
 

AMENDMENT TO LEGAL DESCRIPTION 
 



 

iManage:197744_1 

 
 
 

Redevelopment Project Area 
Expansion Area 

 
Village of Wheeling 

 
North (Milwaukee Avenue/Lake-Cook Road) TIF District 

 
 

 
Lot 1 in Wieland Subdivision of parts of Lots 1, 2 and 15 in the Subdivision of Section 3, 
Township 42 North, Range 11, East of the Third Principal Meridian; Lots 2 through 9, inclusive, 
in Northgate Industrial Center Subdivision of part of Lot 2 in the Subdivision of Section 3, 
Township 42 North, Range 11, East of the Third Principal Meridian, and also part of Lots 1 and 
2 in Subdivision of G. Hechinger’s Farm, being a subdivision in Sections 1, 2 and 3, Township 
42 North, Range 11, East of the Third Principal Meridian, and also Lot 1 in Guardite Co.’s 
Resubdivision of Lots 1, 2 and 3 and that part of Lot 4 lying South of a line described as follows: 
Commencing at a point 2.42 chains North of the Southwest corner of the Northeast ¼ of Section 
3, Township 42 North, Range 11, East of the Third Principal Meridian; thence North 88° 00’ 20” 
East 40.58 chains to the East line of Section 3, all in Owners Division of Buffalo Creek Farm, 
according to the plat thereof recorded as Doc. No. 9195785, in Section 3, Township 42 North, 
Range 11, East of the Third Principal Meridian; all in Cook County, Illinois; along with those 
portions of Northgate Parkway located adjacent thereto.  
 
P.I.N.s:   03-02-100-050; 03-03-203-002, -003, -004, -005, -006, -007, -008 and –009; 
 
Street Location: Properties along the East side of Northgate Parkway, from Lake-Cook Road 

South to just South of Quail Hollow Drive, Wheeling, Illinois. 
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EXHIBIT B 
 

VILLAGE OF WHEELING  
NORTH MILWAUKEE AVENUE/LAKE COOK ROAD (NORTH TIF) AREA TIF  

AMENDED REDEVELOPMENT PLAN AND PROJECT 
 
 

AMENDED MAP 
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EXHIBIT C 
 

VILLAGE OF WHEELING  
NORTH MILWAUKEE AVENUE/LAKE COOK ROAD (NORTH TIF) AREA TIF  

AMENDED REDEVELOPMENT PLAN AND PROJECT 
 
 

CRITERIA FOR QUALIFICATION OF ADDITIONAL PARCELS/ TIF ELIGIBILITY 
REPORT FOR THE EXPANDED AREA 

ELIBIGILITY REPORT – JULY 2007 
 
 

(Attached) 
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550 Warrenville Road. Suite 220 
Lisle, IL  60532 
630.271.3330 

www.ehlers-inc.com



Village of Wheeling, Illinois  Page  i 
Expanded North Redevelopment Project Area 
Tax Increment Finance Program – Amended Eligibility Report 

Village of Wheeling 
Expanded North Redevelopment Project Area 

Eligibility Report 
 

Table of Contents 
 
 

Executive Summary ......................................................................................... 1 
 
I.     Basis for Redevelopment 
     Findings................................................................................................. 3 
     Eligibility of a Blighted Area ........................................................................ 3 
     Eligibility of a Conservation Area .......................................................... 5 
     Eligibility of an Industrial Park Conservation Area ................................ 5 
     Presence of Eligibility Factors .............................................................. 5 
     Investigation Analysis of Blighted/Conservation Factors ...................... 6 
            Conclusions and Findings ..................................................................... 6 
 
II.    The Expanded Redevelopment Project Area ........................................ 8 
 
III.   Analysis of Conditions in the Expanded Redevelopment Project Area 
    Eligibility Survey and Analysis................................................................ 9 
    Presence of Blight Factors ..................................................................... 10 
    Eligibility of a Blighted Area.................................................................... 10 
    Eligibility of a Conservation Area ........................................................... 16      
 
IV.   Eligibility Conclusions ............................................................................. 17 
 
V.    Tables 
    Table 1:  TIF Base / Five-Year EAV....................................................... 19 
    Table 2:  Rating Survey.......................................................................... 20 
 
VI.   Attachments 
    Attachment 1:  Original and Expansion Area Legal Descriptions........... 21 
    Attachment 2:  Original and Expansion Area Maps ............................... 22 
    Attachment 3:  FEMA Flood Map 17031C0068G................................... 23 
            Attachment 4:  Photographs of the Expansion Area Portion of the  
                               Expanded Redevelopment Project Area ..................... 24  
    Attachment 5:  Original Eligibility Report ............................................... 26 
   



 

Village of Wheeling, Illinois  Page  1 
Expanded North Redevelopment Project Area 
Tax Increment Finance Program – Amended Eligibility Report 

EXECUTIVE SUMMARY 
 
This report is an amendment to Village of Wheeling, Illinois Original North Redevelopment 
Project Area Eligibility Section, Exhibit E of the Village of Wheeling, Tax Increment 
Redevelopment Area, North Milwaukee Avenue/Lake Cook Road (North TIF) Area TIF (the 
“Eligibility Report Amendment”).  It assesses the eligibility of additional parcels in order to add 
them to the original Redevelopment Project Area. 
 
The Village of Wheeling, Illinois Original North Redevelopment Project Area Eligibility Section 
(the “Eligibility Report”), among other things, documented the eligibility and qualifications of the 
Original Redevelopment Project Area  (the “Original Redevelopment Project Area”) in the 
Village of Wheeling, Illinois (the “Village”) for designation as a blighted area, a conservation 
area or industrial park conservation area or combination of pursuant to the definition contained 
in the Illinois Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq. (the 
“Act”).  This amendment to the Eligibility Report documents the eligibility of the parcels being 
added to the Original Redevelopment Project Area and, therefore the entire Expanded 
Redevelopment Project Area.   
 
The following parcels, constituting the Expansion Area, will be added to the Original 
Redevelopment Project Area to create the Expanded Redevelopment Project Area: 
 

03-02 100-050 
03-03 203-002 
03-03 203-003 
03-03 203-004 
03-03 203-005 
03-03 203-006 
03-03 203-007 
03-03 203-008 
03-03 203-009 

 
Attachment 1 is the legal descriptions of the Original Redevelopment Project Area and the 
Expansion Area. Attachment 2 is the Original and Expansion Area maps for the Expanded 
Redevelopment Project Area. Attachment 4 consists of photographs of the Expansion Area 
portion of the Expanded Redevelopment Project Area. Attachment 5 is the Village of Wheeling 
Original North Redevelopment Project Area Eligibility Report.  All attachments are incorporated 
into this report by this reference thereto. 
 
As set forth in the Act, redevelopment project area “Redevelopment Project Area” means an 
area designated by a municipality, which is not less in the aggregate than 1½ acres and in 
respect to which the municipality has made a finding that there exist conditions which cause the 
area to be classified as “an industrial park conservation area” (an “Industrial Park Conservation 
Area”), a blighted area (“Blighted Area”), a conservation area (“Conservation Area”), or a 
combination of both a Blighted Area and a Conservation Area.  “Conservation Areas” provisions 
apply to both the Expansion Area and the Expanded Redevelopment Project Area, as was the 
case for the Original Redevelopment Project Area.  
 
As defined in the Act “…'blighted' area means any improved or vacant area within the 
boundaries of a Redevelopment Project Area located within the territorial limits of the 
municipality where:” industrial, commercial, and residential buildings or improvements are 
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detrimental to the public safety, health or welfare based on the documentation of five of thirteen 
specific factors that are reasonably distributed throughout the improved part of the 
Redevelopment Project Area.  
 
As defined in 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 in which 50% or more of the structures in the area have an age of 35 years or 
more.  Such an area is not yet a blighted area but because of a combination of 3 or more of the 
following factors is detrimental to the public safety, health, morals or welfare and such an area 
may become a blighted area…”  
 
As defined in the Act “….‘industrial park conservation area’ means an area within the 
boundaries of a Redevelopment Project Area located within the territorial limits of a municipality 
that is a labor surplus municipality or within 1½ miles of the territorial limits of a municipality that 
is a labor surplus municipality if the area is annexed to the municipality; which area is zoned as 
industrial no later than at the time the municipality by ordinance designates the Redevelopment 
Project Area, and which area includes both vacant land suitable for use as an industrial park 
and a blighted area or conservation area contiguous to such vacant land.”  
 
The Redevelopment Project Area, according to the Act, is that area designated by the 
municipality in which findings are made that there exist conditions which cause the area to be 
classified as a blighted area, conservation area, combination of blighted and conservation 
areas, or an industrial park conservation area.  The criteria and individual factors defining each 
of these categories of eligibility are defined in the Act.  The Conservation Area provisions apply 
to the Original Redevelopment Project Area.  The Blighted Area provisions apply to the 
Expansion Area and the Expanded Redevelopment Project Area. This Eligibility Report 
Amendment documents the relevant statutory requirements and how the Expansion Area and 
the Expanded Redevelopment Project Area meet the eligibility criteria.  
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I.   BASIS FOR REDEVELOPMENT 
 

A. Findings 
 

The Illinois General Assembly made two key findings in adopting the Act: 
 
1. That there exist in many municipalities within the State blighted and 

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

conservation areas by redevelopment projects are essential to the public 
interest. 

 
These findings were made on the basis that the presence of blight, or conditions that lead to 
blight, is detrimental to the safety, health, welfare and morals of the public. 
 
To ensure that the exercise of these powers is proper and in the public interest, the Act also 
specifies certain requirements, which must be met before a municipality can proceed with 
implementing a redevelopment project.  One of these requirements is that the municipality 
must demonstrate that each prospective redevelopment project qualifies either as a Bighted 
Area or as a Conservation Area or a Combination of Blighted and Conservation Area or an 
Industrial Park Conservation Area within the definitions set forth in the Act.  These 
definitions are paraphrased below: 
 
B.  Eligibility of a Blighted Area 

 
“Blighted area,” means any improved or vacant area within the boundaries of a 
Redevelopment Project Area located within the territorial limits of the municipality where: 
 
1. If improved, industrial commercial and residential building or improvements are 

detrimental to the public safety, health, or welfare because of a combination of five or 
more of the following factors, each of which is (i) present, with the presence 
documented, to a meaningful extent so that the Village 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: 

 
• Dilapidation 
• Obsolescence 
• Deterioration 
• Presence of structures below minimum code standards 
• Illegal use of individual structures 
• Excessive vacancies 
• Lack of ventilation, light, or sanitary facilities 
• Inadequate utilities 
• Excessive land coverage 
• Deleterious land use or layout 
• Lack of community planning 
• EPA Remediation Finding 
• Declining EAV 
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The Expansion Area does meet the qualifications for designation as blighted for improved land.  
Five criteria are required and five are met. 

 
2.  If vacant (Vacant Land), the sound growth of the Redevelopment Project Area is 

impaired by a combination of two (2) or more of the following factors, each of which is 
(i) present, with that presence documented to a meaningful extent, so that the Village 
may reasonably find that the factor is clearly present with the intent of the Act, and (ii) 
reasonably distributed throughout the vacant part of the Redevelopment Project Area to 
which it pertains: 

 
• Obsolete platting 
• Diversity of ownership 
• Tax sale and special ownership 
• Deterioration of structures or site improvements in neighboring or adjacent areas 
• The Redevelopment Project Area has incurred Illinois Environmental Protection 

Agency or United States Environmental Protection remediation costs. 
• The Total EAV of the proposed area has declined or not appropriately appreciated for 

(3) of the last (5) calendar years. 
 

The Expansion Area does not meet the qualifications for designation as blighted for vacant land 
using these criteria.    
 
 3.  If vacant (Vacant Land), the sound growth of the Redevelopment Project Area is 

impaired by one of the following factors that (i) is present, with that presence 
documented to a meaningful extent, so that a Village may reasonably find that the factor 
is clearly present within the intent of the Act, and (ii) is reasonably distributed throughout 
the vacant part of the area to which it pertains: 

 
• The area consists of one or more unused quarries, mines, or strip mine ponds.  
• The area consists of unused rail yards, rail tracks, or railroad rights-of-way.  
• The area, prior to its designation, is subject to (i) chronic flooding that aversely 

impacts on real property in the area, as certified by a registered professional engineer 
or appropriate regulatory agency or (ii) surface water that discharges from all or a 
part of the area and contributes to flooding within the same watershed, but only if the 
redevelopment project provides for facilities or improvements to contribute to the 
alleviation of all or part of the flooding.  

• The area consists of an unused or illegal disposal site containing earth, stone, 
building debris, or similar materials that were removed from construction, demolition, 
excavation, or dredge sites. 

• Prior to the effective date of the applicable amendatory Act of the 91st General 
Assembly, the area is not less than 50, nor more than 100 acres, and 75% of which is 
vacant (notwithstanding that the area has been used for commercial agricultural 
purposes within five (5) years prior to the designation of the Redevelopment Project 
Area, and the area meets at least one of the factors itemized in paragraph (1) above, 
the area has been designated as a town or Village center by ordinance or 
comprehensive plan adopted prior to January 1, 1982, and the area has not been 
developed for that designated purpose. 
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• The area qualified as a blighted improved area immediately prior to becoming vacant, 
unless there has been substantial private investment in the immediately surrounding 
area. 

 
The Expansion Area does meet the criteria for designation as blighted for vacant land using 
these criteria.  One criterion is required and one is met.  

 
C.   Eligibility of a Conservation Area 

 
“Conservation area” means any improved area within the boundaries of a Redevelopment 
Project Area located within the territorial limits of the Village in which 50% or more of the 
structures in the area have an age of 35 years or more.  Such an area is not yet a 
blighted area, but because of a combination of three 3 or more of the factors is detrimental to 
the public safety, health, morals or welfare, and such an area may become a blighted area: 
 
The factors are the same factors listed for developed land in a Blighted Area. 

 
The Expansion Area does not meet the criteria for designation as a conservation area.  
However, the Expanded Redevelopment Project Area does meet the qualifications for this 
designation, having sixty-five percent (65%) of the structures being 35 years or older (fifty 
percent are required).  Both areas meet the Blighted Area designation.  

 
D.   Eligibility of an Industrial Park Conservation Area 
 
In order to be determined to be an Industrial Park Conservation Area, vacant property 
must meet the following requirements and definitions: 

 
• Within the Boundaries of the Village 
• Industrial Zoning 
• Property is Vacant 
• Labor Surplus Municipality 
• Property is to become part of an industrial park 
• Contiguous to blighted area 

 
The Expansion Area does not meet the criteria for designation as an Industrial Park 
Conservation Area.  

 
E. Presence of Eligibility Factors 

 
Summarized below are the conclusions of the surveys and analyses completed for each 
eligibility factor based on existing conditions within the Expansion Area.  In order to qualify 
the Expansion Area and the Expanded Redevelopment Project Area, they must meet criteria 
set forth in the Act. The specific criteria, as defined by the Act, precede each finding.  The 
conclusions indicate whether the factor is found to be present within the Expansion Area and 
the Expanded Redevelopment Project Area. 

 
 
 
 
  



 

Village of Wheeling, Illinois  Page  6 
Expanded North Redevelopment Project Area 
Tax Increment Finance Program – Amended Eligibility Report 

F.   Investigation Analysis of Blighted / Conservation Factors 
 
In determining whether or not the proposed Expansion Area and the Expanded Redevelopment 
Project Area meet the eligibility requirements of the Act, various research and field surveys 
were undertaken including: 

 
• Contacts with Village officials, county officials, and private parties knowledgeable as 

to area conditions and history, age of buildings and site improvements, real estate 
matters, and related items, as well as examination of existing information related to 
the Expansion Area and the Expanded Redevelopment Project Area. 

• On site field examination of conditions within the Expansion Area and the Expanded 
Redevelopment Project Area. 

• Application of definitions related to Blighted Area, Conservation Area and Industrial 
Park Conservation contained in the Act. 

• Review of FEMA maps. 
 

  G.  Conclusions and Findings 
 

1. There are three categories under which an area can be determined to meet the 
blight criteria. The area must meet the criteria under one of these categories if it is 
determined to be blighted.  One set of the criteria for both the Blighted and 
Conservation designation deals with improved land / developed property.  Two sets 
within the blighted designation deal with vacant property.  The minimum number of 
factors must be present in one of these categories and the presence of each must 
be documented; 

2. Each factor to be claimed must be distributed throughout the district and should be 
present to a meaningful extent so that a local governing body may reasonably find 
that the factor is clearly present within the intent of the Act;  

 
3. The property must equal or exceed 1½ acres.   The Original North Redevelopment 

Project Area met this criterion.  The Expansion Area is approximately 24 acres, 
which also meets this criterion by exceeding the 1 ½ acres required. 

 
Eligibility Findings 

 
This report concludes that the Expanded Area of the North Redevelopment Project Area is 
eligible for Tax Increment Finance (“TIF”) designation as blighted for both improved and 
vacant land.   

 
For improved land, five criteria of thirteen criteria are required for designation as blighted land 
when structures are present.  The following five criteria are present and distributed throughout 
the Expanded Redevelopment Project Area to a meaningful extent. These same criteria are 
applied to the qualification of a conservation area:  
 

• Obsolescence 
• Excessive vacancies 
• Inadequate utilities 
• Excessive land coverage 
• Lack of community planning 
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One portion of a parcel is vacant land.  This parcel is 03-02-100-050.  Approximately two thirds 
of the parcel is vacant.  It is a large open field and is not currently being farmed. 
 
For vacant land, the minimum of one criterion is required for designation as blighted land when 
land is vacant.  The following one criterion is present and distributed throughout the Expanded 
Redevelopment Project Area to a meaningful extent. 

 
• Flooding as certified by regulatory agency.   FEMA (FEMA maps are part of 

discussion of vacant land criteria).   
 
For designation as a blighted area, only one of the two sets of criteria needs to be met.  In this 
case, the Expanded Redevelopment Project Area meets both sets of criteria. The above factors 
are distributed throughout the Expanded Redevelopment Project Area and are present to a 
meaningful extent so that a local governing body may reasonably find that the factor is clearly 
present within the intent of the Act.  
 
The property must equal or exceed 1½ acres.   The Original North Redevelopment Project Area 
met this criterion.  The Expansion Area is approximately 24 acres, which also meets this 
criterion by exceeding the 1 ½ acres required. 
 
The Expanded Redevelopment Project Area is also eligible to be designated as a “conservation 
area” because 65% of the structures in the Expanded Redevelopment Project Area, (in excess 
of the required 50%), are 35 years or older, and five of thirteen eligibility factors for improved 
land as described for blighted, are present and distributed to a major extent. 
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II.     THE EXPANDED REDEVELOPMENT PROJECT AREA 
 
The Expansion Area of the Redevelopment Project Area lies west of Northgate Parkway and 
south of Lake Cook Road.  It is bounded on the east by a retention area and by wetlands.  The 
west border of the current North Redevelopment Project Area is the west boundary.  The south 
boundary is parcel 03-03-203-009, two parcels south and east of Quail Hollow Drive. 
 
The following parcels constitute the Expansion Area: 
 

03-02 100-050 
03-03 203-002 
03-03 203-003 
03-03 203-004 
03-03 203-005 
03-03 203-006 
03-03 203-007 
03-03 203-008 
03-03 203-009 

 
  
The Expanded Redevelopment Project Area within this boundary is industrial in characteristic. It 
is the former site of the Wieland Metals Building(s) and an open field. 
 
The legal description of the Expanded Redevelopment Project Area is Attachment 1.   
 
The maps of the Original Redevelopment Project Area and the Expanded Redevelopment 
Project Area, are set forth in Attachment 2. 
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III. ANALYSIS OF CONDITIONS IN THE EXPANDED REDEVELOPMENT PROJECT 
AREA  
 
In determining whether or not the Expansion Area meets the eligibility requirements of the Act, at 
the Village’s direction, Ehlers & Associates, Inc. (the “Consultant”) conducted various researches 
and undertook field surveys.   

 
The Consultant surveyed the Expansion Area multiple times in 2007 with final review occurring 
April.  The survey and analysis of existing conditions within the Expansion Area were completed by 
the Consultant to document the extent to which each blighted factor is present within the 
Expansion Area.  The surveys and analyses included: 
 

1. Exterior survey of the condition and use of each building; 
2. Field survey of environmental conditions covering street, sidewalks, lighting, traffic, 

parking facilities, landscaping, fences and walls, and general property maintenance; 
3. Analysis of existing uses and their relationships; 
4. Analysis of vacant sites;  
5. Review of previously prepared plats, plans and studies; 
6. Analysis of water, sewer, gas utilities, etc. and 
7. Analysis of FEMA maps. 
 
A. Eligibility Survey and Analysis 

 
1. Building Components Evaluated  
During the field survey, each component of a subject building was examined to determine 
whether it was in sound condition or had minor, major, or critical defects.  Building 
components examined were of two types: 

 
a. Primary Structure 
These components are the basic structural elements of any building, including 
foundation walls, load-bearing walls and columns, roof structure, and roof.   

 
b. Secondary Structure 
These components are generally added to the primary structural components and 
are necessary parts of the building, including porches and steps, windows and 
window units, doors and door units, chimneys, gutters and down spouts. 

 
2.    Final Building Rating  
After completing the review of the exterior building condition survey, each individual 
building was placed in one of three categories based on the combination of defects found in 
various primary and secondary building components.  Each final rating is described below. 

 
a. Sound Structures 

 Sound buildings kept in a standard condition, requiring no maintenance at present.  
 These buildings so classified have defects so minor as to not impact the area.  
 

b. Deteriorated  
Buildings where factors were present from a major to extreme extent.  These buildings 
contain defects that are not easily correctable through normal maintenance or required 
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contracted skills to accomplish the level of improvements as part of maintenance or 
correction of defects.  These buildings are noted as being deteriorated on the survey. 

 
c. Dilapidated  
Buildings appear to be so severely defective as to need demolition.  Structural 
integrity, however, was not documented.  While these factors were reviewed, the 
Consultant did not conduct a documented building condition analysis, as the visual 
survey did not detect such levels of defects.  Had these conditions been identified, 
such analysis would have been done.   

 
B. Presence of Blight Factors 

 
Summarized below are the conclusions of the surveys and analyses completed for each 
blight factor based on existing conditions within the Expansion Area.  In order to qualify the 
Expansion Area for a TIF, the Expansion Area must meet criteria set forth in the Act. The 
specific criteria as defined by the Act precede each finding.  The conclusions indicate 
whether the factor is found to be present within the Expansion Area, and the relative extent 
to which the factor is present.  The Rating Survey showing the conditions in each block is 
found in Table 2, Rating Survey. 

 
These factors will be documented in the study. 

 
• The blight factors, which are present, are reasonably distributed throughout the 

Expansion Area. 

• The entire Expansion Area is impacted by and shows the presence of blight factors. 

 
C.   Eligibility of a Blighted Area 

 
The land in the Expansion area qualifies as both “blighted” for improved and vacant land 
areas. 
 
“Blighted Area” means any improved or vacant area within the boundaries of the Expanded 
Redevelopment Project Area located within the territorial limits of the Village where: 
 
1.  If improved, industrial, commercial, and residential buildings or improvements are 

detrimental to the public safety, health, or welfare because of a combination of five (5) or 
more of the following factors, each of which is (i) present, with that presence 
documented to a meaningful extent, so that a City 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 Expansion Area: 

 
(a)  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. 

 
An ascertainment of the structural state was not done as part of this study.  As 
such, these findings will not be used for qualification.  Adequate criteria for 
designation exist without using this criterion.   
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(b) Obsolescence. The condition or process of falling into disuse. Structures have 

become ill-suited for the original use. 
 

  The structure(s) in the Expansion Area meets this criterion.  There is an existing 
industrial building(s) on the property.  It is soon to be vacant.  Its size and 
construction will make it very difficult to redevelop without substantial 
rehabilitation. In order to provide for either the rehab or demolition and 
replacement of the building Tax Increment funds will be necessary.   It is likely at 
least part of the structure will need to be replaced.  The building was built in 
segments adding one section on to the other. 

     
(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-street parking, and surface storage areas evidence deterioration, including, 
but not limited to, surface cracking, crumbling, potholes, depressions, loose 
paving material, and weeds protruding through paved surfaces. 

 
Deterioration was not present to a substantial extent in the Expansion Area. 

 
(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. 

 
 There is not adequate documentation present for this criterion in the Expansion 

Area.   
  
(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. 

 
 Illegal structures are not apparent in the Expansion Area. 
 

(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. 

 
 The industrial building(s) within the Expansion Area is to be vacated.    

  
(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. 
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The above characteristics were not noted. 

   
(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, obsolete, or in disrepair, or (iii) lacking 
within the Redevelopment Project Area. 

  
Most of the property with structures is within the 100 year flood plain.  It will be 
necessary to develop additional detention and retention facilities with 
redevelopment to address potential flooding problems.  In addition, the 
segmented structure of the building(s) will require the development of utilities to 
serve the building(s) necessary with rehabilitation or demolition or replacement of 
the existing building(s). 

 
(i) 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 devel-
opment 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 building, 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. 

 
  Excessive land coverage exists in the area with structures.  There are parcels of 

inadequate size and shape related to present day standards of development of 
health and safety.  The segmented nature of the building(s) creates inadequate 
access to public rights of way. 

 
(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. 

 
The Expanded Redevelopment Project Area does not exhibit this criterion. 

 
 (k) 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 City 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 ab-
sence of effective community planning. 
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Many parcels are of inadequate shape and size.  Access to the parcels is difficult 
because of the limited access of Lake Cook Road and the existence of wetlands 
and retention on one side of the Expanded Area.  The parcels in the proposed 
Expansion Area were developed prior to or without the benefit of guidance of an 
adopted comprehensive plan covering that area. 

 
(l) Environmental clean-up. The proposed Redevelopment Project Area has 

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

 
There were no parcels within the Expansion Area containing leaking underground 
storage tanks and therefore no environmental remediation is required.  Should 
problems be identified, funds will be available in the budget for remediation. 

 
(m) The total equalized assessed value of the proposed Redevelopment Project 

Area has declined for three (3) of the last five (5) calendar years prior to the 
year in which the Redevelopment Project Area is designated, or is increasing at 
an annual rate that is less than the balance of the City for three (3) of the last five 
(5) calendar years for which information is available, or is increasing at an annual 
rate that is less than the Consumer Price Index for All Urban Consumers pub-
lished by the United States Department of Labor or successor agency for three 
(3) of the last five (5) calendar years prior to the year in which the 
Redevelopment Project Area is designated. 

 
EAV must increase at a rate that is less than the balance of the Village for three 
of the last five calendar years to meet this criterion. EAV is documented in Table 
1 which is incorporated by reference in this report.  The table below provides a 
comparison of the increase in EAV by year for both the Village and the Expansion 
Area.    
 
The additional parcels do not meet this criterion. 

 
Total Assessed Value 1,902,038$        2,276,112$       2,228,679$       2,822,142$       2,475,513$        2,475,513$       
Total EAV 4,229,181$        5,257,363$       5,502,386$       6,941,905$       6,376,179$        6,763,102$       
Percent Change 24.31% 4.66% 26.16% -8.15% 6.07%
Villagewide EAV 780,293,723$    900,246,070$   953,308,489$   941,702,835$   1,101,641,089$ 1,166,555,624$
Balance 776,064,542$    894,988,707$   947,806,103$   934,760,930$   1,095,264,910$ 1,159,792,522$
Percent Change 15.32% 5.90% -1.38% 17.17% 5.89%  

 
 

2. If vacant, the sound growth of the Redevelopment Project Area is impaired by a 
combination of  two (2) or more of the following factors, each of which is (i) present, 
with that presence  documented to a meaningful extent, so that the Village may 
reasonably find that the factor is clearly present with the intent of the Act, and (ii) 
reasonably distributed throughout the vacant part of the Redevelopment Project Area to 
which it pertains: 
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a) Obsolete platting of vacant land that results in parcels of limited or narrow size, 
or configurations of parcels of irregular size or shape that would be difficult to 
develop on a planned basis and in a manner compatible with contemporary 
standards and requirements, or platting that failed to create rights-of-ways for 
streets or alleys, or that created inadequate right-of-way widths for streets, alleys, 
or other, public rights-of-way, or that omitted easements for public utilities. 
 
This criterion is present in the vacant portion of parcels within the Expansion 
Area.  Rights of ways for streets or alleys have not been created.  

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

impede the ability to assemble the land for development. 
 

This criterion is not present.  
 

c) Tax and special assessment delinquencies exist, or the property has been the 
subject of sales tax under the Property Tax Code within the last five (5) years. 
 
This criterion is not present.  
 

d) Deterioration of structures or site improvements in neighboring areas 
adjacent to the vacant land 
 
This criterion is not present.  
 

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

 
This criterion is not present.  

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

 
This criterion is not present; the parcels within the Expansion Area are improved, 
not vacant land. 
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 3. If vacant, the sound growth of the Redevelopment Project Area is impaired by one of 

the following factors that (i) is present, with that presence documented to a meaningful 
extent, so that a Village may reasonably find that the factor is clearly present within the 
intent of the Act, and (ii) is reasonably distributed throughout the vacant part of the 
Redevelopment Project Area to which it pertains: 

 
(a) The area consists of one or more unused quarries, mines, or strip mine 

ponds. 
  

This criterion is not present.  
 

(b)  The area consists of unused rail yards, rail tracks, or railroad rights-of-way. 
 

This criterion is not present.  
 

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

   
This criterion is present.  Most of the vacant land and structures in the Expanded 
Area are found in the 100 year flood plain as documented in FEMA flood map 
17031C0068G. Presence of 100 year flood plain as documented by FEMA is 
considered documentation of this criterion.   The Village also concurs that 
flooding occurs on the property. 

     
 

Portion of FEMA Map 17031C0068G Covering Expansion Area 
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 (d)   The area consists of an unused or illegal disposal site containing earth, 
stone, building debris, or similar materials that were removed from construction, 
demolition, excavation, or dredge sites. 

 
This criterion is not present.  

 
(e) Prior to the effective date of the applicable amendatory Act of the 91st 

General Assembly, the area is not less than 50, nor more than 100 acres, 
and 75% of which is vacant (notwithstanding that the area has been used 
for commercial agricultural purposes within five (5) years prior to the 
designation of the Redevelopment Project Area), and the area meets at least one 
of the factors itemized in paragraph (1) above, the area has been designated as 
a town or Village center by ordinance or comprehensive plan adopted prior to 
January 1, 1982, and the area has not been developed for that designated 
purpose. 
 
This criterion is not present.  

 
(f) The area qualified as a blighted improved area immediately prior to 

becoming vacant, unless there has been substantial private investment in the 
immediately surrounding area. 

   
This criterion is not present.  

 
 
D.  Eligibility of a Conservation Area 
  
The thirteen criteria for improved land for determination of Conservation Area are the same 
as the criteria for Blighted.  However, an additional criterion of age of structure is applied.   
 
“Conservation Area” means any improved area within the boundaries of a      
Redevelopment Project Area located within the territorial limits of the Village in which 50% or 
more of the structures in the area have an age of 35 years or more.  Such an area is not yet 
a blighted area, but because of a combination of three (3) or more of the following (above) 
factors is detrimental to the public safety, health, morals or welfare, and such an area may 
become a blighted area: 
 
The Expansion Area does not meet the criteria for designation as a conservation area.  
However, the Expanded Redevelopment Project Area does meet the criteria for designation 
as a conservation area, as sixty five percent (65%) of the structures are 35 years or older 
(fifty percent are required).  Both areas also meet the Blighted Area designation. 
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IV.   ELIGIBILITY CONCLUSIONS 
 

This report concludes that the Expanded Area of the North Redevelopment Project Area is 
eligible for Tax Increment Finance (“TIF”) designation as blighted for both improved and vacant 
land.   
 
For improved land, five criteria of thirteen criteria are required for designation as blighted land 
when structures are present.  The following five criteria are present and distributed throughout 
the Expanded Redevelopment Project Area to a meaningful extent.  These same criteria are 
applied to the qualification of a conservation area:  

 
• Obsolescence 
• Excessive vacancies 
• Inadequate utilities 
• Excessive land coverage 
• Lack of community planning 

 
One portion of a parcel is vacant land.  This parcel is 03-02-100-050.  Approximately two thirds 
of the parcel is vacant and has been platted.  It is a large open field and is not currently being 
farmed. 
 
For vacant land, the minimum of one criterion is required for designation as blighted land when 
land is vacant.  The following one criterion is present and distributed throughout the Expanded 
Redevelopment Project Area to a meaningful extent. 

 
• Flooding as certified by regulatory agency.   FEMA (FEMA maps are part of 

discussion of vacant land criteria).   
 
The vacant property in the Expanded Redevelopment Project Area suffers from chronic flooding 
that impacts real property based on determination of a regulatory agency in this case Federal 
Emergency Management Agency.   Land in the 100 year flood plain has been determined to have 
chronic flooding. 
 
For designation as a blighted area, only one of the two sets of criteria needs to be met.  In this 
case, the Expanded Redevelopment Project Area meets both sets of criteria. The above factors 
are distributed throughout the Expanded Redevelopment Project Area and are present to a 
meaningful extent so that a local governing body may reasonably find that the factor is clearly 
present within the intent of the Act.  
 
The property must equal or exceed 1½ acres.   The Original North Redevelopment Project Area 
met this criterion.  The Expansion Area is approximately 24 acres, which also meets this 
criterion by exceeding the 1 ½ acres required. 
 
The Expanded Redevelopment Project Area is also eligible to be designated as a “conservation 
area” because 65% of the structures in the Expanded Redevelopment Project Area, (in excess 
of the required 50%), are 35 years or older, and five of thirteen eligibility factors for improved 
land as described for blighted, are present and distributed to a major extent.  Visual review of 
the area substantiates that it is eligible. 
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Based on these factors, the Consultant has recommended that the Village could conclude that 
property within the Expanded Redevelopment Project Area qualifies as “Blighted” and 
“Conservation” areas defined in State statute and is in need of revitalization and guided growth 
to ensure that it will contribute to the long-term physical, economic, and social well-being of the 
Village.  
 
The Expanded Redevelopment Project Area has not been subject to development through 
investment by private enterprise and the Expanded Redevelopment Project Area would not 
reasonably be anticipated to be developed without TIF assistance.  
 
Evidence also exists that the area will not develop without intervention by the Village.  This 
evidence is as follows: 
 

• There is substantial flood plain in the vacant area that will require expensive 
remediation that will not be possible without the intervention of the Village and the 
use of TIF funds.  

• The existing industrial buildings will require expensive rehabilitation or replacement 
due to obsolescence. 

• Redevelopment of the industrial building will require extensive infrastructure and 
utility development 

• The building will become vacant. 
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TABLE 1 
 

VILLAGE OF WHEELING  
EXPANDED NORTH REDEVELOPMENT PROJECT AREA 

 
 

EXPANSION AREA - PARCEL NUMBERS AND FIVE-YEAR EAV HISTORY 
 
 

2000 2001 2002 2003 2004 2005
03-02 100-050 498,296             831,732             784,299             1,297,014          1,075,206          1,075,206          
03-03 203-002 108,553             111,604             111,604             192,352             160,595             160,595             
03-03 203-003 221,481             228,729             228,729             228,729             212,002             212,002             
03-03 203-004 221,481             228,729             228,729             228,729             212,002             212,002             
03-03 203-005 221,481             228,729             228,729             228,729             212,002             212,002             
03-03 203-006 221,481             228,729             228,729             228,729             212,002             212,002             
03-03 203-007 204,009             210,310             210,310             210,310             195,233             195,233             
03-03 203-008 139,570             141,241             141,241             141,241             132,347             132,347             
03-03 203-009 65,686               66,309               66,309               66,309               64,124               64,124               

Total Assessed Value 1,902,038$       2,276,112$       2,228,679$       2,822,142$       2,475,513$        2,475,513$       
Total EAV 4,229,181$       5,257,363$       5,502,386$       6,941,905$       6,376,179$        6,763,102$       
Percent Change 24.31% 4.66% 26.16% -8.15% 6.07%
Villagewide EAV 780,293,723$    900,246,070$    953,308,489$   941,702,835$   1,101,641,089$ 1,166,555,624$ 
Balance 776,064,542$    894,988,707$    947,806,103$   934,760,930$   1,095,264,910$ 1,159,792,522$ 
Percent Change 15.32% 5.90% -1.38% 17.17% 5.89%

PIN
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TABLE 2 
 

VILLAGE OF WHEELING 
EXPANDED NORTH REDEVELOPMENT PROJECT AREA 

 
 

EXPANSION AREA – RATING SURVEY 
 
 
 

Improved     Land  Below  Lack of Land

Block Obsolescence Deterioration Coverage Minimum Vacant Utilities Plan 

    Code    

100 X  X  X X X 

203 X  X  X X X 
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ATTACHMENT 1 
 

VILLAGE OF WHEELING 
EXPANDED NORTH REDEVELOPMENT PROJECT AREA 

 
 

ORIGINAL REDEVELOPMENT PROJECT AREA AND EXPANSION AREA  
 LEGAL DESCRIPTION 

 









 

iManage:197744_1 

 
 
 

Redevelopment Project Area 
Expansion Area 

 
Village of Wheeling 

 
North (Milwaukee Avenue/Lake-Cook Road) TIF District 

 
 

 
Lot 1 in Wieland Subdivision of parts of Lots 1, 2 and 15 in the Subdivision of Section 3, 
Township 42 North, Range 11, East of the Third Principal Meridian; Lots 2 through 9, inclusive, 
in Northgate Industrial Center Subdivision of part of Lot 2 in the Subdivision of Section 3, 
Township 42 North, Range 11, East of the Third Principal Meridian, and also part of Lots 1 and 
2 in Subdivision of G. Hechinger’s Farm, being a subdivision in Sections 1, 2 and 3, Township 
42 North, Range 11, East of the Third Principal Meridian, and also Lot 1 in Guardite Co.’s 
Resubdivision of Lots 1, 2 and 3 and that part of Lot 4 lying South of a line described as follows: 
Commencing at a point 2.42 chains North of the Southwest corner of the Northeast ¼ of Section 
3, Township 42 North, Range 11, East of the Third Principal Meridian; thence North 88° 00’ 20” 
East 40.58 chains to the East line of Section 3, all in Owners Division of Buffalo Creek Farm, 
according to the plat thereof recorded as Doc. No. 9195785, in Section 3, Township 42 North, 
Range 11, East of the Third Principal Meridian; all in Cook County, Illinois; along with those 
portions of Northgate Parkway located adjacent thereto.  
 
P.I.N.s:   03-02-100-050; 03-03-203-002, -003, -004, -005, -006, -007, -008 and –009; 
 
Street Location: Properties along the East side of Northgate Parkway, from Lake-Cook Road 

South to just South of Quail Hollow Drive, Wheeling, Illinois. 
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ATTACHMENT 2 
 

VILLAGE OF WHEELING 
EXPANDED NORTH REDEVELOPMENT PROJECT AREA 

 
 

ORIGINAL REDEVELOPMENT PROJECT AREA AND EXPANSION AREA 
PARCEL MAPS 
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ATTACHMENT 3 
 

VILLAGE OF WHEELING 
EXPANDED NORTH REDEVELOPMENT PROJECT AREA 

 
 

FEMA FLOOD MAP 17031C0068G 
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ATTACHMENT 4 
 

VILLAGE OF WHEELING 
EXPANDED NORTH REDEVELOPMENT PROJECT AREA 

 
 

EXPANSION AREA PHOTOGRAPHS 
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ATTACHMENT 5 
 

VILLAGE OF WHEELING 
EXPANDED NORTH REDEVELOPMENT PROJECT AREA 

 
 

ORIGINAL ELIGIBILITY STUDY 
 
 
 
 

(Attached) 
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EXHIBIT A 
 

VILLAGE OF WHEELING  
NORTH MILWAUKEE AVENUE/LAKE COOK ROAD (NORTH TIF) AREA TIF  

FURTHER AMENDED REDEVELOPMENT PLAN AND PROJECT 
 
 

AMENDMENT TO LEGAL DESCRIPTION 
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Further Expansion Area 

 
Village of Wheeling 

North (Milwaukee Avenue/Lake-Cook Road) TIF District 
 

 
All that area bounded by the following described line: 
 
Beginning at the Northwest corner of Lot 1 in Prairie Park at Wheeling 
Subdivision of part of the Northwest ¼ of Section 2, Township 42 North, Range 
11, East of the Third Principal Meridian; thence West along the North line of Lot 2 
in the Subdivision of G. Hechinger’s Farm, a subdivision of part of the Northwest 
¼ of Section 2, Township 42 North, Range 11, East of the Third Principal 
Meridian, to its intersection with the East line of the West ½ of the Northwest ¼ of 
Section 2, Township 42 North, Range 11, East of the Third Principal Meridian; 
thence South along the East line of the West ½ of the Northwest ¼ of Section 2, 
Township 42 North, Range 11, East of the Third Principal Meridian, to a point 
located 160 feet North of the South line of Lot 2 in the Subdivision of G. 
Hechinger’s Farm, aforesaid; thence West along a line parallel with the South 
line of Lot 2 in the Subdivision of G. Hechinger’s Farm, aforesaid, a distance of 
200 feet; thence South along a line parallel with the East line of the West ½ of 
the Northwest ¼ of Section 2, Township 42 North, Range 11, East of the Third 
Principal Meridian, a distance of 160 feet to the South line of Lot 2 in the 
Subdivision of G. Hechinger’s Farm, aforesaid; thence West along the South line 
of Lot 2 in the Subdivision of G. Hechinger’s Farm, aforesaid, a distance of 100 
feet; thence North, along a line parallel with the East line of the West ½ of the 
Northwest ¼ of Section 2, Township 42 North, Range 11, East of the Third 
Principal Meridian, a distance of 300 feet; thence West along a line parallel with 
the South line of Lot 2 in the Subdivision of G. Hechinger’s Farm, aforesaid, a 
distance of 300 feet to the West line of Lot 2 in the Subdivision of G. Hechinger’s 
Farm, aforesaid (said West line also being the East line of the Metropolitan Water 
Reclamation District of Greater Chicago’s Diversion Channel); thence North 
along said West line of Lot 2 in the Subdivision of G. Hechinger’s Farm, aforesaid 
(and the East line of the Metropolitan Water Reclamation District of Greater 
Chicago’s Diversion Channel) to the Northwest corner of said Lot 2; thence West 
along a line parallel with the Westerly extension of the South line of Lot 2 in the 
Subdivision of G. Hechinger’s Farm, aforesaid, a distance of 100 feet to the 
Northeast corner of Outlot 1 in Northgate Industrial Center Subdivision of part of 
the Northwest ¼ of Section 2, Township 42 North, Range 11, East of the Third 
Principal Meridian; thence West along the North line of Outlot 1 in Northgate 
Industrial Center Subdivision, aforesaid, to its intersection with the West line of 
the West ½ of the Northwest ¼ of Section 2, Township 42 North, Range 11, East 
of the Third Principal Meridian; thence South along the West line of the West ½ 
of the Northwest ¼ of Section 2, Township 42 North, Range 11, East of the Third 
Principal Meridian, to its intersection with the South line of Lot 14 in the 
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Subdivision of Section 2, Township 42 North, Range 11, East of the Third 
Principal Meridian; thence East along the South line of Lot 14 in the Subdivision 
of Section 2, Township 42 North, Range 11, East of the Third Principal Meridian 
and the South line of Outlot D in Picardy Place Unit No. 2, a Subdivision of part 
of the Northwest ¼ of Section 2, Township 42 North, Range 11, East of the Third 
Principal Meridian, to the Southwest corner of Lot 20 in Picardy Place, a 
subdivision of part of the Northwest ¼ of Section 2, Township 42 North, Range 
11, East of the Third Principal Meridian; thence North along the West lines of 
Lots 20, 21, 22 and 23 in Picardy Place, aforesaid, and the West lines of Lots 52, 
53 and 54 in Picardy Place Unit No. 2, aforesaid, to the Northwest corner of Lot 
54 in Picardy Place Unit No. 2, aforesaid; thence East along the North line of Lot 
54, the Easterly extension of the North line of Lot 54 and the North line of Lot 55 
in Picardy Place Unit No. 2, aforesaid, to the Southwest corner of Lot 1 in Prairie 
Park at Wheeling Subdivision, aforesaid; thence North along the West line of Lot 
1 in Prairie Park at Wheeling Subdivision, aforesaid, to the point of beginning, 
being the Northwest corner of Lot 1 in Prairie Park at Wheeling Subdivision, 
aforesaid; all being located in the Northwest ¼ of Section 2, Township 42 North, 
Range 11, East of the Third Principal Meridian; all in Cook County, Illinois; 
 
P.I.N.s:    03-02-100-021, -022, -027, -031, -032, -036, 

-037, -038, -039, -043 and -049; 03-02-103-034; 
 
Common Addresses: 2, 5, 6, 7, 8, 9, 11, 13 and 200 Meadow Lane;  

250 Northgate Parkway; and 
1 and 109 Meyerson Way, Wheeling, Illinois. 
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EXHIBIT B 
 

VILLAGE OF WHEELING  
NORTH MILWAUKEE AVENUE/LAKE COOK ROAD (NORTH TIF) AREA TIF  

FURTHER AMENDED REDEVELOPMENT PLAN AND PROJECT 
 
 

AMENDED MAP 
(Expanded and Further Expansion Area) 
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EXHIBIT C 
 

VILLAGE OF WHEELING  
NORTH MILWAUKEE AVENUE/LAKE COOK ROAD (NORTH TIF) AREA TIF  

FURTHER AMENDED REDEVELOPMENT PLAN AND PROJECT 
 
 
 
 

TIF ELIGIBILITY REPORT 
FOR THE FURTHER EXPANDED REDEVELOPMENT PROJECT AREA 

MAY 2008 
 
 
 
 
 

 




