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. 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
e Land Use
e 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

* |t 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:

e  Obsolete Platting
e 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 1% 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 1%z 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:

e 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.

e 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.

e 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.

e The vacant land will need infrastructure to develop.
¢ Building debris will be required to be removed from two parcels.

e 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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IIl. EXPANDED REDEVELOPMENT PLAN AND PROJECT

The following pages contain the Redevelopment Plan and Project for the Village of Wheeling,
lllinois, 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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. 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. Itis 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 1Y% 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 ¥z 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, lllinois, 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.
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I INTRODUCTION AND BACKGROUND

Background

The Village of Wheeling’s (the “Village) designation of land in the North Milwaukee
Avenue/ Lake-Cook Road area as a Redevelopment Project Area (the “North Milwaukee RPA” or
- the “RPA”) is part of a continuation of the Village’s long-term planning effort to revitalize its entire
Milwaukee Avenue corridor. This overall redevelopment strategy includes not only properties
located adjacent to the entire Village portion of the corridor, but also areas adjacent to the corridor to
both the east and west of Milwaukee Avenue (collectively referred herein as the “Corridor
Redevelopment Strategy””). Previous actions taken by the Village towards the implementation of the
Corridor Redevelopment Strategy was its 1985 designation of the Crossroads Redevelopment Area
(the “Crossroads RPA”) and the 2000 designation of the South Milwaukee Avenue/ Manchester
Drive Redevelopment Area (the “South Milwaukee RPA”). The North Milwaukee RPA represents
the final segment required to put into place all components of the Corridor Redevelopment Strategy.

The RPA includes certain land parcels within an area generally described as follows:

Certain properties located in an approximate area, inclusive of certain parcels located
between Wolf Road and Milwaukee Avenue, (all as legally described in Exhibit A and as
outlined by map in Exhibit B) that is generally located either west of the Des Plaines River or
adjacent to land excluded from the RPA that is located west of the Des Plaines River; south
of Lake-Cook Road; east of and adjacent to certain land bounded by Northgate Parkway; and
alternatively north of Meadow Lane (exclusive of the single-family residential located on
Meadow Lane), Mayer Avenue and Strong Avenue (inclusive of only tax parcels adjacent to
Milwaukee Avenue).

The RPA not only serves as a highly visible gateway from the north into the Village in
general and the Crossroads RPA in particular, but also contains a number of parcels with substantial
potential for economic redevelopment. However, to date that potential has not been realized due in
large measure to blighting influences that have development there over the last several decades.

The RPA contains a mix of improved and vacant land. The Village has long been concerned
with the overall lack of private sector investment needed to upgrade the condition of many of the
improved parcels and to attract new development to key vacant parcels. The result of this lack of
development for the area, as a whole, over a long-term period is that the RPA has shown increased
evidence of deteriorating into a blighted state. The purpose of the designation of the RPA is to allow
the Village to put into place a plan and redevelopment strategies to help attract into the area private
sector investment as a means to reverse blighting influences that detract from the overall
attractiveness of the Wheeling community. Designation of the RPA will provide the Village with
increased capacity to address declining economic problems along the important North Milwaukee
Avenue corridor that leads into the community. The redevelopment of this area is a primary goal of
the Village as stated in its Comprehensive Plan for the Wheeling community.



Village Background and the RPA

The Village is primarily located in northwestern Cook County (except a smaller portion of
the Village extends into southwestern Lake County). The RPA is located entirely within the Cook
County portion of the Village. The Village is generally bounded on the north by the Village of
Buffalo Grove, on the east by Cook County Forest Preserves (and Pal-Waukee Airport at southeast
- border of the Village), on the south by the Village of Prospect Heights and certain unincorporated
Cook County properties, and on the west by the Village of Arlington Heights. The Village is
considered as one of Northwest Cook County more mature and prominent communities. Yet, in
spite of its maturity it has enjoyed dramatic economic and demographic growth over the last three
decades.

Prior to the 1970’s, the Village was considered one of many Chicago area suburban
“bedroom” communities. Up to that time, the Village had relatively little in the way of a diverse
economic development base of its own. As late as 1970, the Village had a population that was less
than 15,000. This contrasts with a 2000 population of 34,496. Over the same time period, the
Village’s strategic position within the Chicago Metropolitan Area, and its progressive posture toward
promotion of economic development, has transformed an economic and tax base that was once
chiefly dependent upon residential development to a more diverse and dynamic base today. For
example, the number of businesses, especially manufacturing, has more than doubled since the early
1980°s.

The Village has been successful in attracting all forms of newer development during the last
quarter of the 1900’s. This has included a diverse mix of residential, commercial and industrial
development types spurred by private sector investments within the Village (Although many portions
of the RPA have not greatly benefited from this surge in private investment into the Village, and are
showing signs of accelerated economic decline). Much of'this private sector driven development has
been made possible through well-planned land annexations, guided by the vision of both elected and
voluntary officials, and implemented by a highly professional staff. The Village has now reached a
stage in its development in which opportunities for growth through annexations have started to
diminish. At the same time, some of its older area have experienced both economic and physical
decline. The most prominent of these older areas are pockets of older development along the entire
length of the Milwaukee Avenue corridor. In recent years, the Village has gradually shifted its
economic development thrust away from new growth based on controlled growth via annexations
(due to limited unincorporated land adjacent to Village boundaries) to increased focus on
revitalization of older, obsolete uses in its most established areas. This trend is somewhat evidenced
by the Village’s intensified and, so far successful, efforts to unplement projects within both the
Crossroads and South Milwaukee RPAs. ,



Although the Crossroads RPA (which includes key portions of the Dundee Road corridor as
well as that along Milwaukee Road) was established in 1985, the efforts to redevelop that TIF
District has only began to show dramatic success over the last few years. Today, this redevelopment
success along Milwaukee Avenue (from Strong Avenue to Manchester Drive) is readily apparent,
and in the Village’s view has only been possible with the active support of the community utilizing
TIF resources as an economic development tool.

Overall, however, the Village has remained disappointed that this revitalization powered by
private sector investment has not, to a meaningful extent, carried over to the areas outside Crossroads
RPA to the north and south along Milwaukee Avenue. The Village addressed its concerns with this
lack of development in part with the designation of the South Milwaukee RPA. This area, located
along Milwaukee Road south of Manchester Drive, is seeing the early signs of the Village’s
successful redevelopment strategy through new residential redevelopment on the former Wheeling
Nursery property. The project is considered a key anchor development along the westside of South
Milwaukee Road and is being followed by actions by the Village to address redevelopment needs on
the eastside o fthe corridor. N ow, equally i mportant to the Village is it desires to encourage
redevelopment projects along North Milwaukee Avenue (and along Wolf Road) north of Strong -
Avenue. T he purpose ofthis Plan and Project is to address the redevelopment needs for the
northernmost portion of the area targeted by the Village as part of its Corridor Redevelopment
Strategy.

Redevelopment Plan

The RPA as constituted would be difficult to redevelop solely through investment by private
enterprise. It is not reasonable to anticipate substantial improvements to existing sites or reuse of
sites within the RPA without the adoption of a redevelopment plan that offers an effective strategy
for its revitalization. The Village has prepared this redevelopment plan to address needs of the
Milwaukee Avenue corridor (and its adjacent areas), and to meet the Village’s redevelopment goals
and objectives relating to the RPA through the use of tax increment financing. .

The RPA, when compared to the overall Village of Wheeling in particular, has not been
subject to significant, consistent or coordinated redevelopment through investment by private
enterprise and it is not reasonably anticipated to be redeveloped in a comprehensive manner without
the adoption of a Redevelopment Plan and Project.

The Village recognizes the need for developing and implementing a strategy for overcoming
existing area deficiencies and lack of competitiveness with other Village or suburban locations. The
strategy will be coordinated by the Village in conjunction with newly invited developers and
businesses, as well as existing local businesses and property owners (As well as consistent
coordination with the ongoing redevelopment efforts connected to the Crossroads and South
Milwaukee RPAs). The needed public investment will be possible only if tax increment financing is
adopted pursuant to the terms of the Tax Increment Allocation Redevelopment Act, Illinois
Compiled Statutes, Chapter 65, Section 5/11-74.4-1, et. seq., as amended (the “Act™). Incremental
real estate tax revenue generated within the RPA will play a decisive role in encouraging the needed
private development for both improved and vacant parcels within the North Milwaukee RPA.



Existing conditions that have precluded c oordinated redevelopment in the past willbe
eliminated. Through this Redevelopment Plan and Project, the Village will serve as the central force
for marshaling the assets and energies of the private sector for a unified cooperative public-private
redevelopment effort. Ultimately, the implementation of the Redevelopment Plan and Project will
benefit the Village and all the taxing districts that rely on the RPA for tax revenues in the form of a
significant stabilization, expansion and diversification of the community’s real estate tax base.

-Implementation of the Redevelopment Plan and Project will also help facilitate the elimination of
blighted conditions along the riverfront and to promote redevelopment of parcels within the area to a
standard of quality consistent with the community as a whole.

The adoption of this Redevelopment Plan and Project will make possible the implementation
of a comprehensive program for the economic redevelopment of the RPA. By means of public
investment, the RPA will become an improved, more viable environment that will attract private
investment. Public investment and financial incentives will set the stage for the redevelopment of
the area primarily with private capital '

Pursuant to the requirements of the Act, the RPA includes only those contiguous parcels of
real property and improvements thereon, which are substantially benefited by the Redevelopment
Plan and Project. Also in accordance with the Act, the RPA is not less than 1 and 1/2 acres in
aggregate size.



II. REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION

The legal description for the RPA is included in Exhibit A.



IOI. BLIGHTED AREA CONDITIONS EXISTING IN THE REDEVELOPMENT
PROJECT AREA

Eligibility Survey

The Kane, McKenna and Associates, Inc. conducting ongoing evaluation the entire
designated Redevelopment Project Area, with assistance by Village staff at various points during the
process, from November 1999 through September 2002. The eligibility criteria set forth in Exhibit E
are based upon the most recent evaluations of the area undertaken by Kane, McKenna and
Associates, Inc. during a period from June-September 2002.

Findings

The Redevelopment Project Area was studied to determine its qualification in part as a
“conservation area” and in part as a “blighted area” as such terms are defined in the Act. A review of
the qualification factors is found in Exhibit E. In summary, for the conservation area, the following
factors were found within the RPA: Deleterious Layout and Land Use, Lack of Community
Planning, Deterioration of Buildings and Site Improvements, Excessive Land Coverage and
Overcrowding of Structures and Commumty Facilities, Obsolescence, Inadequate Utilities and
Declining or Stagnant EAV.

The blighted area was broken into the sections, vacant land area 1 and vacant land area 2.
For vacant land area 1, the following qualification factors were found: Chronic Flooding, Obsolete
Platting, Deterioration of Structures or Site Improvements in neighboring areas and Declining or
Stagnant Equalized Assessed Valuation. For vacant land area 2, the following qualification factors
were found: Unused Disposal site, Obsolete Platting, Deterioration of Structures or Site
Improvements in neighboring areas and Declining or Stagnant Equalized Assessed Valuation.



IV. REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES

The following goals and objectives are presented for the RPA in accordance with the
Village’s Comprehensive Plan, as such plan has and will be amended from time to time.

General Goals of the Redevelopment Plan

1) Strengthen and expand the RPA’s contribution to the overall tax base for the Village and the
overlapping taxing d1stncts : .

R

2) Anchor the north portion of the community with new, high quality land development.

3) Coordinate redevelopment activities along all portions of the Milwaukee Avenue Corridor so
that development is managed in a consistent and controlled manner.

4) Upgrade the physical environment of the RPA in order to make the area more attractive so to
diminish the negative impact caused by the nature and appearance large parcels located
within the RPA.

5) Utilized redevelopment activities within the RPA to contribute to the Vﬂlage ongoing efforts
to manage flood and storm management problems.

6) Eliminate inappropriate land uses within the RPA and promote public access to as much of
the riverfront as feasible.

Specific Objectives of the Redevelopment Plan

1) Upgrade and created open public areas (including promotion of public parks and extension of
river walk plans) for the areas located along the Des Plaines River.

2) Work with the existing owner (and/or any and all perspective buyers) of the existing parcels
within the RPA to create new mixed-use residential/commercial developments. In
undertaking this objective the Village is desirous of eliminating inappropriate industrial uses,
and current uses that under-utilize parcels that are targeted by the Comprehensive Plan for:
such new developments

3) Encourage clean up of adverse environmental conditions, located on certain portions within
the RPA, so to eliminate such conditions as a barrier to attraction of the private investments
needed to realize new mixed-use residential/ commercial developments.

4) Eliminate blighted vacani: properties through the initiation of flood and storm management
programs along the northwest branch of the diversion channel (drainage ditch) as a means to
mitigate chronic flooding conditions on key vacant land located within the RPA.



5)

6)

7)

%)

9)

Encourage new mixed-use residential/ commercial development of certain vacant properties
that had on them improvements that were previously condemned by the Village, but which
have to date remained absent of new improvements.

Complete public improvements along certain portions of Milwaukee Avenue as a means to
eliminate inadequate water and sewer facilities that are a barrier to new development.

Provide for extensive landscape treatments, along the south Milwaukee Avenue corridor
within the RPA,; increase attractive open space to compliment new mixed-use residential/
commercial developments planned for the RPA.

Create programs to encourage the rehabilitation of certain existing improved parcels located
within the RPA.

Finance certain o f the a forementioned i mprovements t hrough the use o f t ax increment
finance (TIF) and any other available and appropriate financing sources (including
encouragement and leverage of private sector investments).



RPA Redevelopment Goals

The purpose of the RPA designation will allow the Village to:

2)

b)

c)
d)

€)

Coordinate redevelopment activities within the RPA in order to provide a positive
marketplace signal; '

Reduce or eliminate impediments to redevelopment activities;
Accomplish redevelopment over a reasonable time beriod;

Stimulate investment in the surrounding Village areas while, at the same time,
alleviating negative impacts on adjacent residential areas; and

Include the participation of the local businesses, other taxing districts and community
residents in achieving redevelopment of the entire RPA. )

The Redevelopment Project’s implementation will serve to continue the Village’s efforts to
improve the physical appearance of the entire Milwaukee Avenue corridor (and adjacent areas) and
contribute to the economic development of the area, arresting decline and stabilizing the areas tax
base. The redevelopment of the RPA will serve as a catalyst for eventual success of the Village’s
overall Corridor Redevelopment Strategy.



V. EVIDENCE OF LACK OF DEVELOPMENT AND GROWTH WITHIN RPA AND
ASSESSMENT OF FISCAL IMPACT ON AFFECTED TAXING DISTRICTS

Historically, the RPA has suffered from a lack of coordinated development and growth. A
significant portion of the area has never been developed in part due to its location within a chronic
flooding area. Other portions of the area suffer from advance age and declining conditions caused by
the lack of private development. Additionally, some portions of the RPA have been made vacant

- property through actions forced upon the Village to condemn blighted property that was deemed
deleterious to the well being of the community.

There also exist portions of the RPA that are the location of uses that are deemed by the
Village to b e inappropriate given the Village’s desire to promote modern mix-use residential/
commercial developments into the northern portion of the community. Such existing development,
as present on this land, would not be permitted to occur under the Village’s more modern
development standards. '

Additionally, there are large tracts of land within the RPA that either c ompletely 1ack
development and/or are underutilized, but suitable for the needed promotion of a large-scale
development projects within the Village. This is important because the Village has essentially
exhausted its ability to annex undeveloped land as a means to promote growth. In response, the
Village has intensified its efforts to target for redevelopment properties that are both commercially
unattractive vacant land and/or land that is occupied by obsolete and/or blighted uses. The type of
desired redevelopment activities, as discussed above, have not to date occurred within the RPA via
the efforts of and investments by the private sector. Positioning the RPA for attraction of private
sector investment and improvements will require a comprehensive approach in order to achieve the
goal of the Village to substantially upgrade the image and entrance to the northern portion of the
Wheeling community.

The RPA represents a symbolic and important reference point associated with the image of
the community. Yet, the RPA has been a hindrance to that image and has represented a burden to the
strength of the overall local economy. In comparison to the Village wide growth trends, the RPA has
evidenced a lack of growth and development. This assertion is supported by the fact that substantial
portions of the RPA have never been developed, and other portion, while development, have not
been subject to significant private sector investment over an extended period of time dating back to
the 1960’s and 1970’s. Long-term prospects for the RPA are viewed as problematic, unless certain
coordinated improvements and actions are undertaken in order to revitalize the RPA and thereby
reverse the relative absence of private sector investment for the area as a whole.

It is not anticipated that the implementation of this Plan will have a negative financial impact
on the affected taxing districts. Instead, action taken by the Village to stabilize and cause growth of
its tax base through the Plan’s implementation will have an overall positive impact on the affected
taxing districts. The RPA does not currently constitute a substantial amount of the Village’s overall
tax base. In tax year 2001 the EAV related to the RPA made up less than 2% of the Village’s overall
tax base. However, with the successful attraction of private sector investment into the RPA the
Village anticipates that the proportion of contribution to its overall tax base will be substantially
higher. That will also translate substantial growth in the tax base of the other taxing districts upon
completion of the Redevelopment Project Plan.
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Given that there is the potential that the Village may permit new residential development to
occur within the RPA, there could be an exception to the above statement regarding no negative
impact to certain taxing districts. To the extent that such development does occur, and school age
children result from new community arrivals into new homes, the unit and high school taxing
districts could be affected. The Village has made allowances in this Plan and Project for revenue
distributions to such taxing districts and will follow the guidelines provided by the Act to

-compensate the districts at levels dictated by the precise increase in student population.
Additionally, should the Village achieve success in attracting private investment which does resultin
the demonstrated need for increased services from any taxing districts, the Village would consider
declaring sufficient TIF-related surpluses, which funds are neither expended or obligated for
redevelopment activities, as provided by the Act, to assist such taxing districts in paying the costs for
any increased services.

Any surplus Special Tax Allocation Fund, to the extent any surplus exists, will be
proportionately shared, based on the appropriate tax rates for a given year, with the various taxing
districts, including the Village, after all TIF eligible costs either expended or incurred as an
obligation by the Village have been duly accounted for through administration of the Special Tax
Allocation Fund to be established by the Village as provided by the Act.

The Village will, in part, provide for the costs of the Plan’s implementation through the
growth of incremental tax revenues achieved by its efforts. By making this public investment the
Village will assist itself, and the other taxing districts, to help maintain their ability to deliver
services to the Wheeling community as a whole through a stabilized, and ultimately an increased,
contribution by the RPA to tax base.
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VL. REDEVELOPMENT

A. Village Redevelopment Plan and Project Objectives

The Village proposes to realize its goals and objectives of encoureging development of the
Redevelopment Project Area through public finance techniques including, but not limited to, Tax
Increment Financing:

1)

@)
G)
4)

©)

(6)

7

By providing public improveiﬁents which may include:

i Relocation of ut1ht1es (sewers water lines, power and telecommumcatlons

etc.);
ii. Utility improvements and expansion (including curbs and sidewalks);

iii.  Street improvements and expansion,

iv.  Traffic signalization and intersection improvements;

v. Landscaping and signage on public ways;

vi. Streetlighting;

vii.  Construction and/or rehabilitation of public facilities, mcludmg open land,
park areas, riverfront walk improvements, and associated off-street parking,

- Assembly of property, as necessary and desired to further RPA objectives.

Parking facilities reconfiguration and redesign.

By providing for demolition, site preparation, environmental remediation, clearance
and grading of redevelopment sites, removal of foundation material, and site
compaction, as well as appropriate relocation. -

By reducing private interest costs of redevelopment associated with the construction,
expansion or rehabilitation of redevelopment projects.

Exploration and review of job training programs in coordination with Village,
federal, state, and county programs, as well as allowances to school districts for
increased students resulting from residential developments.

Rehabilitation of structures and/or facades, as appropriate.

B. General Land Use Plan

Existing land use for the RPA, as described in Exhibit C, consists primarily of industrial and
commercial uses, with large tracts of vacant parcels. Exhibit D attached hereto and made a part of
this Plan designates intended general land uses in the RPA as designated within the Village
Comprehensive Plan. The proposed land uses are anticipated to primarily include mixed-use
residential/ commercial and public open space/ riverfront areas.
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All redevelopment projects shall be subject to the provisions of the Village’s Comprehensive
Plan and Zoning Ordinances, as each may be amended from time to time.

C. Redevelopment Program

Pursuant to the foregoing objectives, the Village will implement a coordinated program of

actions to facilitate redevelopment, which may include, but are not limited to, provision of interest

- rate writedown, acquisition and assembly, land disposition, infrastructure and utility improvements,
demolition and/or clearance, and environmental remediation.

Infrastructure, Utility Improvements.',.' a.ﬁd Pubhc hnm‘ovenients

The Village may provide public improvements in the RPA to enhance the RPA as a whole, to
support the Redevelopment Project Plan and Project, and to serve the needs of Village and area
residents. Appropriate public improvements may include, but are not limited to:

Relocation of utilities (sewer, water lines) as required to enhance to complement
flood and storm water management systems; ' '

Burial of overhead utility lines within the RPA, if applicable;

New construction and improvements of streets, alleys, curbs, sidewalks/ pedestrian
ways and street intersections;

Improvement and extenSion of public utilities;

Uniform Iandscaping/beautiﬁcatioﬁ, lighting, and signage;

Traffic signalization;

Parking improvements and ﬁonsu'ucﬁon of public parking facilities; and

Streetlighting improvements.

Acquisition

Property may be acquired by the Village in order to further the objectives of this Plan and
enhance development alternatives for appropriate users.

Clearance of existing structures on properties to be acquired will, to the greatest extent
possible, be scheduled to coincide with redevelopment activities so that parcels do not remain vacant
for extended periods of time and so that the adverse effects of clearance activities may be minimized.

Property, when acquired, may be made available for temporary public or private revenue
producing uses which will not have adverse impacts on the redevelopment area, until such time as
they are needed for planned development. Such revenues, if any, would accrue to the Village’s
Special Tax Allocation Fund for the redevelopment project.
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Land Disposition

Property may be acquired by the Village and may be assembled into appropriate
redevelopment sites. These properties may be sold or leased by the Village to a private developer or
developers, in whole or in part, for redevelopment subject to the Act.

- Terms of conveyance shall be incorporated into appropriate disposition agreements, and may
include more specific restrictions than contained in this Redevelopment Plan or in other Village

codes and ordinances govemning the use of land. . .

Interest Rate Writedown

The Village may enter into agreements with private entities whereby a portion of the interest
cost of a construction, renovation or rehabilitation project is paid for on an annual ba81s out of the
Special Tax Allocation Fund of the RPA, in accordance with the Act. -

Demolition and Site Prgparatlon

Demolition may include removal of any asbestos insulation in conformance with all
environmental requirements. Certain sites may also require the removal of foundation materials and
compaction of fill for such sites in order to accommodate new development. Again, all removal
would conform to environmental requirements. Other site preparation for reuse would also conform
to appropriate environmental and other governmental regulations.

Relocation

The Village may, but is not required to, provide for relocation conformant with its policies
and regulations in order to accomphsh the goals and objectives of the Plan, using Federal, State or
municipal criteria.

Job Training

The Village may assist business located within the RPA to obtain job training assistance. Job
training and retraining programs currently available from or through other governments include, but
are not limited to:

- State of Ilinois programs;
-- Applicable local vocational or related educational programs;
-- Other Federal, State, county or non-profit programs that are currently available or

will be developed and initiated over time.

The Village may also provide revenue support, pursuant to the Act, to schools for educational
support for students brought into the RPA as the result of redevelopment activities.
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Rehabilitation

The Village may undertake the rehabilitation of certain structures in order to provide for the

market reuse of the structures and to improve the appearance of the RPA.

D.

Estimated Redevelopment Project Costs

Redevelopment project costs mean and include the sum total of all reasonable or necessary

costs incurred or estimated to be incurred, and any such costs incidental to this Redevelopment Plan
and Project. Eligible costs permitted by the Act pertinent to this Redevelopment Plan and Project

arc:

1.

Costs of studies and surveys, development of plans and specifications, implementation and
administration of the redevelopment plan, including, but not limited to, staff and professional
service costs for architectural, engineering, legal, marketing, financial, planning or other
services, provided, however, that no charges for professional services may be based ona
percentage of the tax increment collected;

Property assembly costs, including, but not limited to, acquisition of land and other property,
real or personal, or rights or interests therein, demolition of buildings, and the clearing and
grading of land; '

Costs of the construction of public works or improvements;

Costs of job training and retraining projects;

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 accruing during the estimated period of construction of any redevelopment
project for which such obligations are issued and not exceeding thirty-six (36) months
thereafter, including reasonable reserves related thereto;

All or a portion of a taxing district=s capital costs resulting from the redevelopment project
necessarily incurred or to be incurred in furtherance of the objectives of the Redevelopment
Plan and Project, to the extent the Village by written agreement accepts and approves such
costs (and the tuition reimbursement costs to qualifying school districts, as permitted by the
Act, due as a result of increases in students resulting from redevelopment projects);

Relocation costs to the extent that the Village determines that relocation costs shall be paid
or is required to make payment of relocation costs by federal or Illinois law;

Payment in lieu of taxes;
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9. Costs of job training, advanced vocational education or career education, including, but not
limited to, courses in occupational, semi-technical or technical fields leading directly to
employment, incurred by one or more taxing districts, provided that such costs (i) are related
to the establishment and maintenance of additional job training, advanced vocational
education or career education programs for persons employed or to be employed by
employers located in the RPA; and (ii) when incurred by a taxing district or taxing districts
other than the Village, are set forth in a written agreement by or among the Village 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 Illinois Public
Community College Act and by school districts of costs pursuant to Sections 10-22 20a and
10-23.3a of The Illinois School Code; _

10.  Interest costs incurred by a redeveloper related to the construction, renovation or
rehabilitation of a redevelopment project provided that:

(a) - such costs are to be paid directly from the special tax allocation fund established
- pursuant to the Act; and

(b)  such payments in any one year may not exceed 30% of the annual interest costs
incurred by the redeveloper with regard to the redevelopment project during that year;
and

(¢c)  ifthere are not sufficient funds available in the special tax allocation fund to make
the payment pursuant to this paragraph (10), then the amounts so due shall accrue and
be payable when sufficient funds are available in the special tax allocation fund; and

(@) thetotal of such interest payments incurred pursuant to the Act may not exceed 30%
of the total redevelopment project costs excluding any property assembly costs and
any relocation costs incurred pursuant to the Act.

Estimated project costs are shown in Table 1. To the extent that the Village or a developer
has incurred redevelopment project costs prior to, but in anticipation of, the adoption of tax
increment financing, the Village or a developer may be reimbursed for such costs pursuant to the
Act. Adjustments to the cost items listed in Table 1 are anticipated without amendment to the
Redevelopment Plan.
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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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E. Sources of Funds to Pay Redevelopment Project Costs

Funds necessary to pay for redevelopment project costs are anticipated to be derived, to a
significant extent, from real property tax incremental revenues and proceeds from any municipal
obligations (the Village’s preference will run toward non-general obligation type securities) to be
retired primarily with tax increment revenues and interest earned on resources available but not

-immediately needed for the Redevelopment Project.

The tax increment revenues which will be used to pay debt service on the tax increment
obligations and to directly pay redevelopment project costs shall be the incremental real property
taxes attributable to the increase in the equalized assessed value of each taxable lot, block, tract or
parcel of real property in the RPA over and above the initial equalized assessed value of each such
lot, etc. in the RPA.

Other sources of funds which may be used to pay for redevelopment project costs and debt
service on municipal obligations issued to finance project costs are: the proceeds of real property
sales, real property tax receipts, certain land lease payments, certain County, State and Federal
grants, certain investment income, private sector development investments and such other sources of
funds and revenues as the Village may, from time to time, deem appropriate.

The V111age may use its general fund and utilize its taxing power to sustain redevelopment
projects and pay debt service on obligations issued in connection therewith to be reimbursed, if
possible, from tax increment financing revenues.

F. Nature and Term of Obligations to be Issued

The Village may issue obligations secured by the tax increment special tax allocation fund
established for the RPA pursuant to the Act or such other funds or security as are available to the
Village by virtue of its home rule powers provided by the Constitution of the State of Illinois.

All obligations issued by the Village pursuant to this Redevelopment Plan and Project and the
Act shall not exceed twenty-three year (23) years from the d ate o f adoption o fthe o rdinance
approving the RPA, or such later time permitted pursuant to the Act and to the extent such
obligations are reliant upon the collections of incremental tax revenues from the tax year to be
completed for the twenty-third year. However, the final maturity date of any obligation issued
pursuant to the Act may not be later than twenty (20) years from its respective date of issuance. One
or more series of obligations may be issued from time to time in order to implement this
Redevelopment Plan and Project. All obligations are to be repaid after issuance by projected and
actual tax increment, other tax revenue and by such debt service revenues and sinking funds as may
be provided by ordinance. The total principal and interest payable in any year on all obligations shall
not exceed the amounts available in that year, or projected to be available in that year, from tax
increment revenues and from bond sinking funds, capitalized interest, debt service reserve funds and
all other sources of funds as may be provided by ordinance.
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Those revenues not required for principal and interest payments, required reserves, bond
sinking funds, redevelopment project costs and required reserves, early retirement of outstanding
securities, and to facilitate the economical issuance of additional bonds necessary to accomplish the
redevelopment plan, may be declared surplus and shall then become available for distribution
annually to the taxing districts overlapping the RPA in the manner provided by the Act.

- Such securities may be issued on either a taxable or tax-exempt basis, with either fixed
interest rates or floating interest rates; with or without capitalized interest; with or without deferred
principal retirement; with or without interest rate limits, and with or without redemption provisions.

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

The total estimated 2001 tax data release equalized assessed valuation for the RPA was
approximately $17,647,159. The Boundary Map, Exhibit B, shows the location of the RPA. N

H. Anticipated Equalized Assessed Valuation
Upon completion of the anticipated public/private development, assuming a 2001 Cook
County, Illinois equalization factor (multiplier) of 2.3098 and assuming triennial-related adjustments,

it is estimated that the equalized assessed valuation of real property within the RPA will be
approximately $71.1 million stated in Year 2002 dollars.
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VII. DESCRIPTION OF COMPONENTS OF REDEVELOPMENT PROJECT

A, Description of Redevelopment Project

The Village will employ an implementation strategy that stresses economic feasibility
whereby tax increment funds will not be initially pledged unless corresponding private investment is
-reasonably projected to be sufficient to generate equal or greater return of future tax revenues. Such
strategy will contribute to a realistic approach in funding projects while assuring that the Village has
the flexibility to continue to prioritize among possible projects in meeting both Village and private
sector goals. The redevelopment projects contemplated by the Village include, but are not ]Jmlted to,
the following:

Utility Improvements: The Village may make improvements, extension and adjustment in
water, storm sewer, sanitary sewer, electric lighting and other utility systems. Relocatlon of
existing utility services may also be undertaken.

Public Improvements: The Village may improve, construct, reconstruct or extend primary
and secondary street right-of-ways and other such territory located on public land, on private
land or through public easement on private land. Curbs and sidewalks may also be improved
or reconstructed. Signalization, landscaping, signage, or related streetscape improvements
may also be undertaken by the Village. Parking structures or parkmg loti 1mprovements may

also be undertaken by the Village.

Property Acquisition and Assembly: The Village may acquire land within the RPA for the
purpose of facilitating the assembly and preparation of property.

Demolition, Site Preparation and Clearance: The Village may remove building debris, other
disposal material, and excavate foundation material from sites and/or grade and compact
such sites as part of its redevelopment activities. The Village may also be required to
undertake environmental remediation of certain sites targeted for redevelopment.

Interest Cost Coverage: The Village may pay for certain interest costs incurred by a
redeveloper for construction, renovation or rehabilitation of a redevelopment project which
shall include costs incurred by a developer pertaining to the redevelopment project. Such
funding would be paid for out of annual tax increment revenue generated from the RPA as
allowed under the Act.

Professional Services: The Village may use tax increment financing to pay necessary
architectural, engineering, planning, legal, administrative and financial costs.

Relocation: The Village may provide for appropriate relocation conformant to its policies and
practices, on a case-by-case basis.
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Rehabilitation: The Villagé may provide for the rehabilitation of certain structures in order to
enhance area revitalization efforts; including facade improvements or upgrades.

Costs of Job Training: The Village may implement job-training programs.
B. Commitment to Fair Employment Practices and Affirmative Action

As part o f any R edevelopment A greement entered into by the Village and any private
developers, both will agree to establish and implement an honorable, progressive, and goal-oriented
affirmative action program that serves appropriate sectors of the Village. The program will conform
to the most recent Village policies, plans and purchasing practices.

With respect to each development’s internal operations, each entity will pursue employment
practices that provide equal opportunity to all people regardless of sex, color, race or creed. Neither
party will countenance discrimination against any employee or applicant because of sex, marital
status, national origin, age, or the presence of physical handicaps. These nondiscriminatory practices

- will apply to all areas of employment, including: hiring, upgrading and promotions, terminations,
compensation, benefit programs and education opportunities.

All those involved with employment activities will be responsible for conformance to this
policy and the compliance requirements of applicable state and federal regulations.

The Village and private developers will adopt a policy of equal employment opportunity and
will include or require the inclusion of this statement in all contracts and subcontracts at any level.
Additionally, all participating entities will seek to ensure and maintain a working environment free
of harassment, intimidation, and coercion at all sites, and in all facilities at which employees are
assigned to work. It shall be specifically ensured that all on-site supervisory personnel are aware of
and carry out the obligation to maintain such a working environment, with specific attention to
minority and/or female individuals.

Finally, the entities will utilize affirmative action in an attempt to increase the availability of
business opportunities to minority and female-owned businesses and that job applicants are
employed and treated in a nondiscriminatory manner. Underlying this policy is the recognition by
the entities that successful affirmative action programs are important to the continued growth and
vitality of the commumty
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ViII. SCHEDULING OF THE REDEVELOPMENT PROJECT

A. Completion of Redevelopment Project and Retirement of Obligations to Finance
Redevelopment Costs :

, This Redevelopment Project will be completed on or before a date 23 years from the adoption
-of an ordinance designating the RPA (although certain obligations may extend into the tax collection
year for that twenty-third year assessed valuation cycle). The Village expects that the
Redevelopment Project activities will be completed sooner than the maximum time limit set by the
Act, but depending on the incremental tax yield; may still require the Village to keep the RPA intact
until all related obligations are paid. Actual public and/or private construction activities are
anticipated to be completed within seven to ten years from the adoption of this Redevelopment Plan.
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PROVISIONS FOR AMENDING THE TAX INCREMENT REDEVELOPMENT
PLAN AND PROJECT

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

Legal Boundary



LEGAL DESCRIPTION

Village of Wheeling
MILWAUKEE AVENUE NORTH TIF DISTRICT

That part of Section 2, Township 42 North, Range 11, East of the 3%° Pnncnpal
Meridian described as follows:

Commencing at the Northeast corner 6f the Northeast Quarter of said Section 2;
thence West along the North line of said Northeast Quarter, 1296.60 feet; thence
Southerly along a line hereinafter referred to as Line “A”, 974.00 feet to a point
926.93 feet due South of the North line of said Section 2 and 1009.80 feet West
of the East line of said Section 2, said point being the Place of Beginning; thence
Southerly along the Westerly line of Cook County Forest Preserve, 322.76 feet;
thence Southerly along said Westerly line, 376.55 feet; thence Westerly to a:
point on the South fine of Lot 3 in G. Hechinger's Farm Subdivision and its
intersection with the Easterly right of way line of Milwaukee Avenue recorded in
June 16, 1994 as Document No. 3556168 in Lake County, lllinois; thence
Southerly to the Northwest comer of Equestrian Grove Subdivision recorded in
November 6, 1995 as Document 95761684; thence Easterly along the North iine
of said Subdivision, 152.57 feet; thence Southerly to a point on the North line of
Forest Edge Addition to Wheeling Subdivision recorded December 1, 1953 as
Document No. 15782079 and its intersection with the extension of the East line
of Lot 1 of Equestrian Grove Subdivision; thence Easterly to the Northwest
comer of Lot 19 of Forest Edge Addition to Wheeling Subdivision; thence
Southeasterly to the Southwest comer of said Lot; thence Southeasterly to the
Northwest comer of Lot 9 of said Subdivision; thence Southeasterly to the
Southwest corner of said Lot; thence Southeasterly to the Southwest corner of
Lot 4 of Kraus' Subdivision recorded October 21, 1960 as Document No.
17996913; thence Westerly to the Northwest corner of Outlot 1 of Shadow Bend
Phase Il Subdivision recorded May 19, 1973 as Document 22320740 and
corrected June 22, 1973 as Document No. 22372150; thence Southeasterly to a
point on the Easterly right of way line of Milwaukee Avenue recorded March 25,
1981 as Document No. 25816992 and its intersection with the extension of the
South right of way line of Strong Avenue; thence West to a point on the South
right of way line of Strong Avenue and its intersection with the extension of the
East line of Lot 15 of Wm. Zelosky's Milwaukee Avenue Addition to Wheeling
Subdivision recorded February 13, 1925 as Document No. 8773829; thence
Northwesterly to the Southeast corner of said Lot; thence Northeasterly to the
Northeast corner of said:Lot; thence Easterly to a point on the center line of
vacated alley recorded May 7, 2002 as Document No. 0020519802 and its
intersection with a line hereinafter referred as Line "B”, a straight line between

Prepared on 11/15/2002
Pana 1 nf1



Northeast corner of Lot 15 of said Subdivision and Southwest corner of Lot 10
(before said alley vacation) of said Subdivision; thence Northerly along said
center line to a point on the South right of way line of Mayer Avenue and its
intersection with said center line; thence West to the Northwest corner of Lot 80
of Wm. Zelosky's Milwaukee Avenue Addition to Wheeling Subdivision; thence
West to a point on the North line of Lot 81 of said Subdivision and its intersection
with the Westerly right of way line of Wolf Road; thence Northerly to the
Southeast point of Lot 9 of Wolf Pointe Subdivision recorded December 3, 1997
as Document No. 97734683; thence Northerly to the Southeast point of Lot 8 of
said Subdivision; thence Northerly to-the Northeast point of Lot 1 of Picardy
Place Subdivision recorded July 10, 1991 as Document No. 91342748; thence
Northerly to the Southeast corner of Lot 39 of said Subdivision; thence Northerly
to the Northeast point of Outlot A of said Subdivision; thence Northerly to the
Northeast corner of Qutlot E of Picardy Place Unit No. 2 Subdivision recorded
April 14, 1993 as Document No. 93273829; thence Northerly to the Southeast
corner of Lot 70 of said Subdivision; thence Northerly to the Northeast corner of
said Lot; thence West to a point on North line of said Subdivision and its
intersection with the West line of East 812.00 feet of Lot 2 in G. Hechinger's
Farm Subdivision in Section 2; thence Northerly 643.76 feet along said West line;
thence Westerly 512.00 feet along the South right of way line of Diversion
Channel recorded December 26, 1986 as Document 86619028; thence South to
a point on the East line of West Half of Northwest Quarter of Section 2 and its
intersection with the North line of South 160 feet of said Lot; thence West to a
point on said North line and its intersection with West line of East 1524 feet of
said Lot; thence South 100.00 feet to a point on the South line of said Lot; thence
West 100.00 feet along said South line; thence North 300.00 feet along the West
line of East 1624 feet of said Lot; thence West 300.00 feet along the North line of
South 300 feet of said Lot; thence North to the Northeast Comner of Northgate
Industrial Center Subdivision recorded February 16, 1978 as Document No.
24329400; thence Westerly along the South line of Lot 2 in Wieland Subdivision
recorded October 3, 1997 as Document No. 97734683 to the Southwest corner
of said Lot; thence Northerly along the Westerly line of said Lot to the Northwest
corner of said Lot; thence Easterly along the South right of way line of Lake Cook
Road to the Northeast comner of said Lot; thence Easterly to a point on the
Easterly right of way line of Milwaukee Avenue recorded June 16, 1994 as
Document No. 3556168 in Lake County, llinois and its intersection with the
Southerly right of way line of Lake Cook Road in said Document; thence Easterly
along said Southerly right of way line to an intersection with the herein described
Line “A"; thence Southerly along said Line “A” to the Place of Beginning, in Cook
County, lllinois:

(Except that part described as follows: Commencing at the intersection of the
North line of the Northeast Quarter of Section 2, Township 42 North, Range 11,
East of the 3%° Principal Meridian and the Centerline of Milwaukee Avenue as
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existed on November 1, 1999; thence South 21 Degrees 37 Minutes 26 Seconds
East along said Centerhne a distance of 1039.57 feet (1036.89 feet deeded);
thence South 88 Degrees 6 Minutes 28 Seconds West, a distance of 74.69 feet
to the Point of Beginning of the hereinafter described tract of land; thence
continuing South 88 Degrees 6 Minutes 28 Seconds West, a distance of 357.06
feet to the Easterly right of way line of Wolf Court as existed on November 1,
1999; thence North 5 Degrees 44 Minutes 45 Seconds East along said Easterly
right of way line, a distance of 590.24 feet; thence North 68 Degrees 21 Minutes
9 Seconds East, a distance of 50.93 feet to the Westerly right of way line of said
Milwaukee Avenue; thence South-22- Degrees 51 Minutes 05 Seconds East
along said Westerly right of way line, a distance of 293.27 feet; thence South 26
Degrees 18 Minutes 38 Seconds East along said Westerly right of way line, a
distance of 143.40 feet; thence South 20 Degrees 28 Minutes 32 Seconds East
along said Westerly right of way line, a distance of 208.66 feet to the Point of
Beginning, containing 2.809 acres, more or less, |n the Vlllage of Wheeling, Cook
County, lllinois) -

Prepared on 11/15/2002
Pana A nfR
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EXHIBIT C

Existing Land Use Map
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EXHIBIT D

Proposed Land Use Map
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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, Illinois
Expanded North Redevelopment Project Area
Amended Redevelopment Plan and Project



VILLAGE OF WHEELING
COUNTIES OF COOK AND LAKE, ILLINOIS

NORTH MILWAUKEE AVENUE/LAKE COOK ROAD
REDEVELOPMENT PROJECT AREA

REDEVELOPMENT PLAN AND PROJECT AMENDMENT

TABLE1

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 ..........c..cccceeveee. $1,100,000

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

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

$0



(4)

(®)
(6)

(7)

(8)

©9)

(10)

(11)

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
JANA e nres

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.......................

Costs of the construction of public works or improvements ....................

Costs of job training and retraining projects, including the cost of
"welfare to work™ programs implemented by businesses located within
the Redevelopment ProjeCt Ar€a.........c.ooeeiveiereeneiie e

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 ..o

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.

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 ........

Payment in HHEU OF TAXES ......ocveiieie e
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,

$55,000,000

$0

$15,000,000

$25,000

$0

$1,000,000

$0
$0



(12)

(13)

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 ..............coeuvuee.

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

Contributions to School for additional students created from TIF
o (0] 1= o3 £SO SURSPSSN

$25,000

$5,000,000

$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.



EXHIBIT A
VILLAGE OF WHEELING

NORTH MILWAUKEE AVENUE/LAKE COOK ROAD (NORTH TIF) AREA TIF
AMENDED REDEVELOPMENT PLAN AND PROJECT

AMENDMENT TO LEGAL DESCRIPTION

Village of Wheeling, Illinois
Expanded North Redevelopment Project Area
Amended Redevelopment Plan and Project



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 ¥ 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, lllinois; 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, lllinois.

iManage:197744_1



EXHIBIT B
VILLAGE OF WHEELING

NORTH MILWAUKEE AVENUE/LAKE COOK ROAD (NORTH TIF) AREA TIF
AMENDED REDEVELOPMENT PLAN AND PROJECT

AMENDED MAP

Village of Wheeling, Illinois
Expanded North Redevelopment Project Area
Amended Redevelopment Plan and Project
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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)

Village of Wheeling, Illinois
Expanded North Redevelopment Project Area
Amended Redevelopment Plan and Project



VILLAGE OF WHEELING, ILLINOIS

EXPANDED NORTH REDEVELOPMENT PROJECT AREA
TAX INCREMENT FINANCE

ELIGIBILITY REPORT

f —
e
1 E T
$& 7 M3
T e
: 7§ i
e b ~
o
2 = |
2

Amendment to:
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

Prepared by:

EHLERS

ASSOCIATES INC

550 Warrenville Road. Suite 220
Lisle, IL 60532
630.271.3330
www.ehlers-inc.com



Village of Wheeling
Expanded North Redevelopment Project Area
Eligibility Report

Table of Contents

EXECUtiVEe SUMMAIY ..., 1

VI.

Basis for Redevelopment

FINAINGS. .1ttt 3
Eligibility of a Blighted Area ...........cocviiiiiiiiieeeeeee e 3
Eligibility of @ Conservation Ar€a ..........cccccccooeeoieeineeiiaenes 5
Eligibility of an Industrial Park Conservation Area ..........cccceevvvvveeieeennn. 5
Presence of Eligibility FACIOrS ..........ccooiiiiiiiiiiiiiiiiieeeiieeecee e 5
Investigation Analysis of Blighted/Conservation Factors ...........c.......... 6
Conclusions and FINAINGS ....vuiiieieriiieis e e e e e 6
The Expanded Redevelopment Project Area ........cccccceeeeeveeeinecineeiinnnnns 8

Analysis of Conditions in the Expanded Redevelopment Project Area

Eligibility Survey and ANalySiS............coiiiiiiiiiiiiiiiiiceeeee e 9
Presence of Blight FACLOIS ..... ..o 10
Eligibility of a Blighted Area...........coovvvviiiiii e 10
Eligibility of a Conservation Area ..........ccccoeeeeeeieeeiieiiiicciseceeceeee e 16
Eligibility CONCIUSIONS .covvviiiii e e 17
Tables
Table 1: TIF Base / Five-Year EAV ... 19
Table 2: Rating SUIVEY ..o 20
Attachments
Attachment 1. Original and Expansion Area Legal Descriptions........... 21
Attachment 2: Original and Expansion Area Maps ........cccccvvvvvevvvnnennnns 22
Attachment 3: FEMA Flood Map 17031C0068G..........ccccoeevviniiririennnn. 23
Attachment 4: Photographs of the Expansion Area Portion of the
Expanded Redevelopment Project Area................eee. 24
Attachment 5: Original Eligibility REPOIt .........ccoooiiiiiiiiiiiiiiiieen 26

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

Page i



EXECUTIVE SUMMARY

This report is an amendment to Village of Wheeling, lllinois 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, lllinois 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, lllinois (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 lllinois 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 1% 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

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



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 1% 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.

Village of Wheeling, Illinois Page 2
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I. BASIS FOR REDEVELOPMENT
A. Findings
The lllinois 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
lllegal 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

Village of Wheeling, Illinois Page 3
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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 lllinois 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 91% 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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e 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.
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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:

o 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.

e 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 1% 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 ¥z 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. Itis 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 1% 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 ¥z 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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. 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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[ll. 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
Village of Wheeling, Illinois Page 9

Expanded North Redevelopment Project Area
Tax Increment Finance Program — Amended Eligibility Report



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.

e The blight factors, which are present, are reasonably distributed throughout the
Expansion Area.

o 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:

(@) 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)

(c)

(d)

(e)

()

(9)

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.

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.

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.

lllegal 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.

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.

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).

() 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.

() 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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(N

(m)

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.

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

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.

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 designhated, 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 | $ 2,475513 [ $

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

which it pertains:

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
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b)

c)

d)

f)

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.

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.

Tax and special assessment delinguencies 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.

Deterioration of structures or_site _improvements in neighboring areas
adjacent to the vacant land

This criterion is not present.

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

This criterion is not present.

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.

ZONE X

Portion of FEMA Map 17031C0068G Covering Expansion Area

Village of Wheeling, Illinois Page 15
Expanded North Redevelopment Project Area
Tax Increment Finance Program — Amended Eligibility Report



(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 91°
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.

()] 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 1% 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 % 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:

e 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.

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

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

e 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

PIN 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%

Village of Wheeling, Illinois

Expanded North Redevelopment Project Area
Tax Increment Finance Program — Amended Eligibility Report
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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
Village of Wheeling, Illinois Page 20
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ATTACHMENT 1
VILLAGE OF WHEELING
EXPANDED NORTH REDEVELOPMENT PROJECT AREA

ORIGINAL REDEVELOPMENT PROJECT AREA AND EXPANSION AREA
LEGAL DESCRIPTION
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LEGAL DESCRIPTION
Village of Wheeling
MILWAUKEE AVENUE NORTH TIF DISTRICT

That part of Section 2, Township 42 North, Range 11, East of the 3%° Principal
Meridian described as follows

Commencing at the Northeast corner of the Northeast Quarter of said Section 2;
thence West along the North fine of said Northeast Quarter, 1296.60 feet; thence
Southerly along a line hereinafter referred to as Line *A”, 974.00 feet fo a point
926.93 feet due South of the North line of said Section 2 and 1009.80 feet West
of the East line of said Section 2, said point being the Place of Beginning; thence
Southerly along the Westerly line of Cook County Forest Preserve, 322.76 feet;
thence Southerly along said Westerly line, 376.55 feet; thence Westerly to a-
point on the South line of Lot 3 in G. Hechinger's Farm Subdivision and its -
intersection with the Easterly right of way line of Milwaukee Avenue recorded in
June 16, 1994 as Document No. 3556168 in Lake County, Hiinois; thence
Southerly to the Northwest corner of Equestrian Grove Subdivision recorded in
November 6, 1995 as Document 95761684; thence Easterly along the North line
of said Subdivision, 152.57 feet; thence Sautherly to a point on the North line of
Forest Edge Addition to Wheeling Subdivision recorded December 1, 1953 as
Document No. 15782079 and its intersection with the extension of the East line
of Lot 1 of Equestrian Grove Subdivision; thence Easterly to the Northwest
corner of Lot 19 of Forest Edge Addition to Wheeling Subdivision; thence
Southeasterly to the Southwest corner of said Lot; thence Southeasterly to the
Northwest corner of Lot 9 of said Subdivision; thence Southeasterly to the
Southwest corner of said Lot; thence Southeasterly to the Southwest corner of
Lot 4 of Kraus' Subdivision recorded October 21, 1960 as Document No.
17996913; thence Westerly to the Northwest corner of Outlot 1 of Shadow Bend
Phase 1l Subdivision recorded May 19, 1973 as Document 22320740 and
corrected June 22, 1973 as Document No. 22372150; thence Southeasterly to a
point on the Easterly right of way line of Milwaukee Avenue recorded March 25,
1981 as Document No. 25816992 and its intersection with the extension of the
South right of way line of Strong Avenue; thence West to a point an the South
right of way line of Strong Avenue and its intersection with the extension of the
East line of Lot 15 of Wm. Zelosky's Milwaukee Avenue Addition to Wheeling
Subdivision recorded February 13, 1925 as Document No. 8773829; thence
Northwesterly to the Southeast corner of said Lot; thence Northeasterly to the
Northeast corner of said Lot, thence Easterly to a point on the center line of
vacated alley recorded May 7, 2002 as Document No. 0020519802 and its
intersection with a line hereinafter referred as Line “B”, a straight line between

Prepared on 11/15/2002
Pana 1 nf



Northeast comer of Lot 15 of said Subdivision and Southwest corner of Lot 10
(before said alley vacation) of said Subdivision; thence Northerly along said
center line to a point on the South right of way line of Mayer Avenue and its
intersection with said center line; thence West to the Northwest comer of Lot 80
of Wm. Zelosky's Milwaukee Avenue Addition to Wheeling Subdivision; thence
West to a point on the North line of Lot 81 of said Subdivision and its intersection
with the Westerly right of way line of Wolf Road; thence Northerly to the
Southeast point of Lot 9 of Wolf Pointe Subdivision recorded December 3, 1997
as Document No. 97734683; thence Northerly to the Southeast point of Lot 8 of
said Subdivision; thence Northerly to the-Northeast point of Lot 1 of Picardy
Place Subdivision recorded July 10, 1991 as Document No. 91342748; thence
Northerly to the Southeast corner of Lot 39 of said Subdivision; thence Northerly
to the Northeast point of Outlot A of said Subdivision; thence Northerly to the .
Northeast comner of Qutlot E of Picardy Place Unit No. 2 Subdivision recorded
April 14, 1993 as Document No. 93273829; thence Northerly to the Southeast
corner of Lot 70 of said Subdivision; thence Northerly to the Northeast corner of
said Lot; thence West to a point on North line of said Subdivision and its
intersection with the West line of East 812,00 feet of Lot 2 in G. Hechinger's
Farm Subdivision in Section 2; thence Northerly 643.76 feet along said West line;
thence Westerly 512.00 feet along the South right of way line of Diversion
Channel recorded December 26, 1986 as Document 86619028; thence South to
a point on the East line of West Half of Northwest Quarter of Section 2 and its
intersection with the North line of South 160 feet of said Lot; thence West to a
point on said North line and its intersection with West line of East 1524 feet of
said Lot; thence South 100.00 feet to a point on the South line of said Lot; thence
West 100.00 feet along said South line; thence North 300.00 feet along the West
line of East 1624 feet of said Lot; thence West 300.00 feet along the North line of
South 300 feet of said Lot; thence North to the Northeast Comer of Northgate
Industrial Center Subdivision recorded February 16, 1978 as Document No,
24329400; thence Westerly along the South line of Lot 2 in Wieland Subdivision
recorded October 3, 1997 as Document No. 97734683 to the Southwest corner
of said Lot; thence Northerly along the Westerly line of said Lot to the Northwest
corner of said Lot; thence Easterly along the South right of way line of Lake Cook
Road to the Northeast corner of said Lot, thence Easterly to a point on the
Easterly right of way line of Milwaukee Avenue recorded June 16, 1994 as
Document No. 3556168 in Lake County, linois and its intersection with the
Southerly right of way line of Lake Cook Road in said Document; thence Easterly
along said Southerly right of way line to an intersection with the herein described
Line "A"; thence Southerly along said Line "A" to the Place of Beginning, in Cook
County, Hlinois:

(Except that part described as follows: Commencing at the intersection of the
North line of the Northeast Quarter of Section 2, Township 42 North, Range 11,
East of the 3™° Principal Meridian and the Centerline of Milwaukee Avenue as

Prepared on 11/15/2002
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existed on Novemnber 1, 1999; thence South 21 Degrees 37 Minutes 26 Seconds
East along said Centerline, a distance of 1039.57 feet (1036.89 feet deeded);
thence South 88 Degrees 6 Minutes 28 Seconds West, a distance of 74.69 feet
to the Point of Beginning of the hereinafter described tract of land; thence
continuing South 88 Degrees 6 Minutes 28 Seconds West, a distance of 357.06
feet to the Easterly right of way line of Wolf Court as existed on Novemiber 1,
1998; thence North 5 Degrees 44 Minutes 45 Seconds East along said Easterly
right of way line, a distance of 590.24 feet; thence North 68 Degrees 21 Minutes
9 Seconds East, a distance of 50.93 feet to the Westerly right of way line of said
Milwaukee Avenue; thence South 22 -Degrees 51 Minutes 05 Seconds East
along said Westerly right of way line, a distance of 293.27 feet; thence South 26
Degrees 18 Minutes 38 Seconds East along said Westerly right of way line, a
distance of 143.40 feet; thence South 20 Degrees 28 Minutes 32 Seconds East
along said Westerly right of way line, a distance of 208.66 feet to the Point of
Beginning, containing 2.809 acres, more or less, in the Village of Wheehng, Cook
County, lilinois)

Prepared on 11/15/2002
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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 ¥ 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, lllinois; 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, lllinois.

iManage:197744_1
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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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VILLAGE OF WHEELING, ILLINOIS
NORTH MILWAUKEE AVENUE/ LAKE-COOK ROAD
TIF QUALIFICATION STUDY

FEBRUARY, 2003

[

A study to determine whether certain properties within the Village of
Wheeling located within the Milwaukee Avenue/LakeCook Road area
qualifies in part as a conservation improved area and in part as a
blighted vacant area as set forth in the definition in the Real Property .
Tax Increment Allocation Redevelopment Act of Chapter 65, 5/1174.4-1,
et. seq., as amended of the lllinois Compiled Statites.

Prepared for: Village of Wheeling, lllinois

Prepared by: Kane, McKenna and Associates, Inc.
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TIF Qualification Report
Milwaukee Ave./Wolf Road/Lake-Cook Road Area
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EXECUTIVE SUMMARY

Kane, McKenna and Associates, Inc. (KMA) has been was retained by the Village of
Wheeling to conduct an analysis of the potential qualification and dsignation of a Tax
Increment Finance District (TIF) for the North Milwaukee Ave./Wolf Road/LakeCoock Road
area. The Village is pursuing the TIF designation as part of its overall strategy to promote
the revitalization of key underutilized properties generally located along the east and west
'sides of Milwaukee Avenue near its intersections with LakeCook and Woif Roads
extending south to Mayer Avenue and Strong Avenue.

The Village has expressed three major motivations in pursuing this potential North
Milwaukee Avenue TIF District. The first is to promote redevelopment of certain parcels,
especially those located along the southeast side of Milwaukee Avenue and LakeCook
Road that have experienced a decline in physical condition and assessed value in reent
years. The second relates to limited opportunities the Village has to encourage new
commercial and residential growth due to absence of remaining developable land within its
boundaries. This leaves the Village with a limited strategy for the encouragment of new
growth through the reuse and redevelopment of older, undesutilized properties. The third
involves the Village's effort to mitigate longstanding flood control problems for properties
located in the area southwest of the Milwaukee Avenue and_ake-Cook Road intersection,
which would open certain long standing vacant parcels for economic development.

KMA formally began its analysis by conducting a series of meetings and discussions
with Village staff, starting in mid 1999 and continuing periodcally through the present. The
purpose of the meetings has been to establish preliminary, and then final, boundaries fora
study area and to gather data related to qualification criteria for properties included in the
study area. These meetings were conplemented by a series of field surveys over time for
the entire study area. The field surveys and data collected have been utilized to test the
likelihood of the various sub-areas, as described herein, located within the study area,
qualifying for TIF designation.

During the course of its work, KMA reported to key Village officials its findings
regarding TIF qualification and feasibility prospects for the study area. Based on these
findings the Village directed refinements to the study area boundaries ad directed KMA to
complete this TIF Qualification Report (the “Report”) and to move forward with the
preparation of a Redevelopment Plan and Project for the for the area.

For purposes of this Report, KMA has subdivided the study area into two major
classifications to assist its analysis. The first classification is for all the land within the
proposed TIF District that is primarily vacant of structures and/or improvements (the
*vacant land”), while the second major classification is for all land that areprimarily
occupied by structures and/or other improvements (the “improved land”). These separate
classes of land are further described as follows:



* The vacant land consists of the approximately 60-acre parcel commonly

known as the Johnson Property (of wheh 13-acres is an existing pond area),
certain Village owned properties of approximately 4acres in size that is
proposed for use in flood control management, a small parcel located at the
southwest corner of Milwaukee Avenue and Wolf Road (formerly the Ieation
of a condemned structure), and certain vacant parcels located on the east
side of Milwaukee Avenue immediately north of the existing Wonder Bread
parcel. The Johnson parcel is located immediately south of LakeCook
Road, west of Wolf Road (as exterded), east of existing pond and north of
the proposed flood control-drainage channel. The Village owned properties
are located adjacent to the south of the Johnson parcel and the proposed
drainage channel, and west of the Merchants Metal complex. The vaant
property located north of the existing Wonder Bread parcel (and south of the
existing horse stables property) formerly had structures on them including
older improvements utilized as a motel an auto auction and other uses no
longer present. .

The improved land consists of all remaining parcels located Within the
proposed TIF District, portions of which are on the west side of Milwaukee
Avenue and portions on the east side of Milwaukee Avenue. On the west

- side of Milwaukee Avenue these include several arcels fronting on the east

and west of Wolf Road (including certain parcels south of the existing
drainage channel) and includes the Snow Systems (located on Wolf Road
extension, just west of Milwaukee Avenue) and all of the Merchants Metal
complex (formerly the Semmerling Fence properties) and includes parcels
currently used as residential (these parcels also extend south from the
drainage channel to a point parallel with Meadow Lane). The balance of the
improved parcels in the area is located directlyalong Milwaukee Avenue and

Wolf Road. Generally, the parcels are bounded by LakeCook Road on the

narth (inclusive of the existing horse stables property but excluding the Ram
Restaurant parcel), the Des Plaines River on the east, Wolf Road on the
west (including existing mixed-use industrial/commercial parcels between

Wolf Road extension south to Mayer Avenue) and Mayer Avenue and Strong
Avenue on the south (except, as previously noted, these improved parcels
surround certain vacant land parcels that ae described above).

Based upon the anaIySis completed to date, KMA has reached the following
conclusions regarding the potential TIF qualification for the vacant land and the improved
land within the area:

1)

KMA has concluded that the vacant land qualiies as a “blighted area” and

the improved land within the proposed TIF District qualifies as a
“conservation area” under the Act. The designation for each type of land is
treated separately as part of this Report because, although each have been
found to qualify. Each Sub-Area must demonstrate its own separate criteria
as cited within the Act (and as described in detail later in this Report).
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2)

3

4)

5)

6)

KMA has concluded that the vacant land within the proposed TIF District
qualifies as a blighted vacant area pursuant to the Act. Portions of the
vacant land have never been developed, while other portions have previously
been the location of improvements that have been condemned by the Village
and demolished. This vacant land has proven to be lacking economic
viability for development due to certain adverse conditions (such as, chronic
flooding, obsolete land platting, unused dumping site for construction debris,
or other poor pre-development factors); or the improved area that has or is
declining toward a deferiorated- condition that prevents or threatens to
prevent the healthy economic and-physical development of properties the
community deems essential to its overall economic health. In the view of
KMA the subject vacant land meets the requirements for desigation as a

blighted vacant area under the Act parcels.

KMA has concluded that all of the described improved parcels within the
proposed TIF District also qualify as a “conservation area” under the Act.
These parcels are deemed to evidence sufficientfactors that meet the
conditions of the conservation area criteria pursuant to the Act (50% of the
area’s structures are over 35 years age and three or more qualification
factors are present). Overall, the improved land within the proposed TIF

. District either has declined, or is in danger of declining, toward a deteriorated

condition that prevents, or threatens to prevent, the healthy economic and
physical development of properties in a manner that the community deems
essential to its overall economic heath.

The existence of the blighting conditions found within the proposed TIF
District presents a serious barrier to the area’s successful redevelopment.
This is because the factors negatively impact coordinated and substantial
private sector investment in overall North Milwaukee Avenue area. Without
Village planning involvement and use of economic development resources in
eliminating such factors, potential redevelopment projects, along with other
activities that require private sector investment, ae not likely to be

economically feasible.

There are several potential redevelopment sites that could produce sufficient
incremental property tax revenue that, if used in combination with other
Village resources for redevelopment incentives or public inprovements,
would likely stimulate private investment and reinvestment in these sites and
ultimately throughout the study area.

To eliminate the existing blighting conditions (thereby promoting the
economic viability of the North Milwaukee Avenue area) and to promote
private sector investment and development efforts, KMA recommends that
the Village proceed with the formal TIF designation process for the entire
study area.
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The subject of this Report is that portion of the Village of Wheeling that is hown in
the Exhibit A to this Report. This area represents the proposed Redevelopment Project
Area (the “RPA”) as the term is defined by the Tax Increment Allocation Redevelopment
Act, lllinois Complied Statutes Chapter 65, 5/1174.4-1, et. seq., as amended (the “Act”).
The Act also provides direction on the criteria under which an RPA may be qualified as a
TIF District. The KMA analysis of the proposed RPA in conjunction with this criteria is

outlined in the following pages.
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.. INTRODUCTION AND BACKGROUND

Background

The purpose of this report is to provide a summary of factors that qualify the vacant area
in part as a “blighted area” based on vacant land and in part as a “conservation area” based on
improved land. The area under study is generally dscribed herein as the North Milwaukee
Avenue/Lake-Cook Road study area of the Village of Wheeling, lllinois. The study seeks to
determine the potential eligibility and feasibility of this area for such status pursuant to the Tax
Increment Allocation Redevelopment Act, lllinois Complled Statutes, Chapter 65, 5/114-1, et.
seq., as amended (the “Act”).

The Act addresses the elimination or reduction of factors that will cause an area to be
either in a blighted state, or in danger of declining into a blighéd state. The Act authorizes the
use of tax increment revenues derived from the tax rates of various taxing districts in a
Redevelopment Project Area (the “RPAbr, alternatively the “Study Area” or the proposed TIF
District) for the payment of redevelopment project costs. Forredevelopment eligibility under this
legislation (in connection to this Report), the subject area must condin conditions that warrant its
designation as a “blighted and conservation area”. The following sections of this  report will
describe physical and economic conditions that appear to conform to the provisions of the Act.

The proposed RPA (within irregular boundaries) is generally described as follows:

Certain properties located in an approximate area, inclusive of certain parcels
located between Wolf Road and Milwaukee Avenue, (all as legally described in
Exhibit A and as outlined by map in Exhibit B) ttat is generally located either west

of the Des Plaines River or adjacent to land excluded from the RPA that is
located west of the Des Plaines River; south of LakeCook Road; east of and

adjacent to certain land bounded by Northgate Parkway; and alternatiely north of

Meadow Lane (exclusive of the singlefamily residential located on Meadow

Lane), Mayer Avenue and Strong Avenue (inclusive of only tax parcels adjacent
to Milwaukee Avenue).

A map of the RPA is attached as Exhibit A to thjs Report.

Surveys of building conditions and site characteristics of the area were originally
undertaken in period between mid-January and early March 2000, and reviewed again in August
2001, and in March, April and September, 2002. Additionally, other Village plans and reords
that included the Milwaukee Ave./Wolf Road/LakeCook Road area were reviewed to aid in the
KMA's analysis of the area.



The RPA study area is comprised of a combination of a improved and vacant land. The
RPA is located at a strategic intersection atthe northeast portion of the Village. From the
Village’s perspective, many of the improved parcels within the RPA are underutilized and the
vacant parcels have either never attracted development or are newly vacated and in need of
redevelopment. Taken together, these parcels represent for the Village an opportunity to
encourage land uses that will draw increased private sector investment into the area, which in
turn will result in a stronger overall tax base for the community.

The parcels located west of Milwaukee Avenue suffer from instances of chronic flood
conditions, poor lot configurations and limited access, while the parcels on the east side of
Milwaukee Avenue are detracted by lack of public utilities and poor land platting subdivision of
many parcels. These problems are further aggravated by the growing functional obsolescence of
key structures and potential development sites, as well as by uneveri landuse patterns in close
proximity to newer residential development and stronger industrial and conmercial development
to the south of the RPA.

KMA, on behalf of the Village, for TIF designation, has evaluated the proposed RPA for
examination of factors and conditions that justify its further consideration for that purpose. KMA
has determined through this examination that sufficient evidence exists to recommend that the
Village proceed with this designation process, including the creation and adoption of a
Redevelopment Plan and Project as permitted by the Act.

It has been determined that this TIF Qualifications Report will not require a Housing
Impact Study, pursuant to the Act. This is because the final boundaries selected by the Village
will not include more than 10-inhabited residential units that may be subject to removal or
relocation during the life of the proposed TIF District. The Village has certified this fact in the
Redevelopment Plan required for preparation as part of the TIF District adoption process.
However, should such a study be required in the future, due to the Village’s deci®n to alter the
TIF boundaries to include such defined residential units, pursuant to the Act KMA will prepare on
behalf of the Village a housing impact analysis based upon data collected that would include, but
is not limited to, the following:

(a) Data that states whether any building containssingle-family or multi-family units.
(b) The number and type of rooms within the units, if that information is available.

' (c) Whether the units are inhabited or uninhabited, as determined not less than 45 days
~ before the articipated date that the TIF ordinances required are passed.

(d) Data as to the racial and ethnic composition of the residents in the inhabited
residential units. (Census data will satisfy this requirement.)

(e) The number and location of those units.



(f) The municipality’s plans for relocation assistance.

(9) The availability of replacement housing for those residents whose residences are to
be removed, and shall identify the type, location and costs of such housing.

(h) The type and extent of relocation assistance to e provided.
() The Housing Impact Study will be incorporated into the redevelopment plan and the

redevelopment project area to be prepared in association with the potential creation of
the TIF District. ;



i QUALIFICATION CRITERIA USED

With the assistance of Village staff, Kane, McKenna and Associates, Inc. (‘KMA”)
originally examined a portion of the proposed Study Area from midJanuary, 2000 to early
March, 2000 and reviewed information collected for the area to determine the presence or
absence of appropriate qualifying factors listed in the lllinois Tax Increment Redevelopment
Allocation Act (hereinafter referred to as “the Act”) Ch. 65 ILCS Section 5/1174.4-1 et. seq. of
the lllinois Compiled Statues, as amended. The Study Area was reviewed again ifAugust 2001,
and March, April and September, 2002 to determine if the factors and conditions first witnessed
in 2000 were still present, and to test the quallfymg factors to a wider study area added by the
Village in mid-2002.

KMA has determined that he prelimi'nél.'y.ﬁr;dings made in early 2000 are still valid as of
November, 2002. Also, KMA has determined that additional parcels added since 2000 qualify
under the Act.

The relevant sections of the Act are found below.

The Act sets out specific procedures that must be adhered to in d-ésignating a
redevelopment project area. By definition, a “Redevelopment Project Area” is:

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

(1)  Under the Act, “conservation area” means any improved aea 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 ofa
combination of 3 or more of the following factors, may be considered as a
“conservation area”:

(A) Dilapidation: An advanced state of disrepair or neglect of necessary repairs to
the primary structural components of building or improvements in sucha

combination that a documented building condition analysis determines that major
repair is required or the defects are so serious and so extenswe that the buildings

must be removed.

(B) Obsolescence: The condition or process of falling into disuse. Sructures
have become ill suited for the original use.
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(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 fagia. With respect to surface
improvements, that the condition of roadways, alleys, curbs, gutters, sidewalks,
off-street parking and surface storage areas evidence deterioration, including, but
limited to, surface cracking, crumbling, potholes, depressiors, loose paving
material and weeds protruding through paved surfaces.

(D) Presence of Structures Below Minimum Code Standards All structures that
do not meet the standards of zoning, subdivision, building, fire and other
governmental codes appllcable b property, but notincluding housmg and property
maintenance codes. Yo e :

(E) lilegal 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 bdow minimum code standards.

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

(G) Lack of Ventilation, Light, or Sanitary Facilities The absence of adequate
ventilation for light or air circulation in spaces or rooms without windows, or that

require the removal of dust, odor, gas, smoke or other noxious airborne materials.
Inadequate natural light and ventilation means the absence of skylights or
windows for interior spaces or rooms and improper window sizes and amounts by
room area to window area ratios. Inadequate sanitary facilities refer to the
absence or inadequacy of garbage storage and encbsure, bathroom facilities, hot
water and kitchens and structural inadequacies preventing ingress and egress to
and from all rooms and units within a building.

(H) Inadequate Utilitiess 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; (i) deteriorated, antiquated, obsolete or in disrepair; or (iii) lacking within the
redevelopment project area.



(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 presentday standards of development for

health and safety and (ii) the presence of multiple buildings on a single parcel. For
there to be a finding of excessive land coverage, these parcels must exhibit one or
more of the folbwing conditions: insufficient provision for light and air within or
around buildings, increased threat of spread of fire due to the close proximity of
buildings, lack of adequate or proper access to a public rightof-way, lack of

reasonably required off-street parking or inadequate provision for loading service.

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

(K) Environmental CleanUp: The Proposed redevelopment project area has
incurred lllinois Environmental Protection Agency or United States Environmental
Protection Agency remediation costs for, or a study conducted by an indeendent

consultant recognized as having expertise in environmental remediation has
determined a need for the cleanup of hazardous waste, hazardous substances or
underground storage tanks required by State or federal law, provided that the
remediation cosfs constitute a material impediment to the development or
redevelopment of the redevelopment project area.

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

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



(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 a municipality may
reasonably find that the factor is clearly present within the intent of the Act and (ii)
reasonably distributed throughout the vacant part of the redevelopment project
area to which is pertains:

(A) Obsolete platting of vacant land that resuits in parcels of limited or narrow size
or configurations of parcels of irregular size or shape that would be dfficult to
develop on a planned basis and in a manner compatible with contemporary
standards and requirements, or platting that failed to create rightsof-ways for
streets or alleys or that created inadequate rightof-way widths for streets, alleys,
or other public rights-of-way or that omitted easements for public utilities.

(B) Diversity of ownership of parcels of vacant land sufficient in number to retard
or impede the ability to assemble the land for development.

(C) Tax and special assessment delnquencies exist or the property has been the
subject of tax sales under the Property Tax Code within the last five (5) years.

(D) Deterioration of structures or site improvements in neighboring areas adjacent
to the vacant land. ‘

(E) The area has incurred lllinois Environmental Protection Agency or United

States Environmental Protection Agency remediation costs for, or a study
conducted by an independent consultant recognized as having expertise in
environmental remediation has determined a need for theclean-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.

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



(3)

,
1

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 municipality may reasonably find that the factor is
clearly present within the intent of the Act and (ii) is reasonably distributed
throughout the vacant part of the redevelopment project area to whlch is pertains
(included in part):

(A) The area consists of one or more unused quarries, mines or strip mine ponds.
(B) The area consists of unused railyards, rail tracks or railroad rightsof-way.

(C) The area, prior to its designation, is subject to chronic flooding that adversély
impacts on real property in the area as certified by a registered professional
engineer or appropriate regulatory agency.

(D) The area consists of an unused or illegal disppsal site containing earth, stone,
building debris or similar materials that were removed from constructlon
demolition, excavation or dredge sites. N

(E) Prior to the effective date of this amendatory Act of the Qit General

Assembly, the area is not less than fifty (50) nor more than one hundred (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 aea meets at least one of the factors
itemized in paragraph one (1) of this subsection, the area has been designated as
a town or village center by ordinance or comprehensive plan adopted prior to
January 1, 1982 and the area has not been developed for thé& designated

purpose.

(F) The area qualified as a blighted improved area immediately prior to becoming
vacant, uniess there has been substantial private investment in the immediately
surrounding area.



The RPA is considered to consist of a combination ofimproved property and vacant
properties for purposes of examination under the criteria for blighted vacant findings and
conservation area findings under the Act. The land described herein met eligibility for the
requirements for designation as either a @nservation area or blighted vacant area. The vacant
land was reviewed under the criteria for blighted vacant property under the Act. The vacant land
was divided into two (2) sections, vacant land area 1 and vacant land area 2. All of the vacant
parcels evaluated as part of this Report were found to have met at least one of the criteria for
such status as a result of KMA’s site and research analysis for the affected land. All of the
improved land was examined to determine the number of structures aged 3 years or greater, as
unider the conservation area criteria of the Act. It was determined by site surveys, Cook County
data and an aerial photographic analysis that 61% of the structures in the area were 35 years or
greater. Furthermore, the area as a whole was found to evidence at least seven (7) qualification
factors, the minimum required for a finding of a conservation area is three (3) factors dictated by
the Act provided that over 50% of the improved structures are 35 years old or greater. It was
further found that in both the cases for the vacant land and the improved land that the required
qualifying factors are reasonably distributed throughout the Proposed RPA. KMA and the Village
reserve the right to make additional findings in connection wittthis report prior to the-adoption of
the TIF District. Thus, it is subject to additional revisions to the extent such revisions are
allowable prior to any action by the Village to adopt the TIF District, as permitted in the manner
cited within the Act. R



l. THE STUDY AREA

The Study Area is as generally described in Section | and can be reviewed through the
attached Exhibit.

The Study Area consists of a mix of commercial, industriairelated, and motel/restaurant
uses, except that substantial portions d the area are vacant of land uses. The vacant parcels
are described above and include land located west of Wolf Road extension (Vacant Land Area
1) and land located along the east side of Milwaukee Avenue (Vacant Land Area 2). In all
cases, the vacant land was reviewed within the context of the blighted vacant properties under
the Act. The industriatrelated properties are generally contained in the improved area located
on the west of Milwaukee Avenue (including parcels located west of and along Wolf Rad, the
commercial, motel and restaurant uses are generally located on the improved land located both
on the westside and eastside of Milwaukee Avenue. The vacant portion was evaluated in
relation to the vacant area TIF qualification factors, and the impoved portions were evaluated in
relation to the conservation area TIF qualification factors.
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IV.

1)

2)-

3)

4)

5)

METHODOLOGY OF EVALUATION

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

Exterior site surveys of the proposed TIF District were undertaken by representatives from
Kane, McKenna and Associates, Inc. Site surveys were completed for each parcel and
structure within the proposed Study Area.

Exterior evaluation of structures and site improvéments mcluding right-of-ways including
efforts to note deterioration, or other blighting factors.

The area was studied in relation to review of available economic development and
planning reports, Village ordinances, 1996 through 2001 tax information from the @ok

County Clerk's Office; Sidwell parcel tax maps, floodplain maps engineering studies,
available Village Building Department records regarding age of structures and history of
parcel uses, serial aerial photos, site data, local history (extensive intenéws with Village

officials and staff), and an evaluation of areawide factors that have affected the area's
development (e.g., insufficient utilities, lack of community planning, deleterious landuse

and layout, obsolete platting, etc.). Kane, McKenna reiewed the area in its entirety.

Village redevelopment goals and objectives for the area were also reviewed with Village
officials. ‘

Individual structures and/or parcels were reviewed only in the context of checking, to the
best and most reasonable extent available, the criteria factors of specific structures

and/or site conditions on particular parcels, as well as areawide factors for the entire

Study Area.

The Study Area was examined to assess the applicability of the different factors, required
for qualification for TIF designation under the TIF Act. Evaluation was completed by
reviewing each source of data and determining how each measured when analyzed within
the context of the relevant factors.

Improved and vacant‘property within the propsed Study Area were examined to

determine the applicability of either conservation qualification factors or blightedvacant
qualification factors for TIF designation under the TIF Act.

Summary of Area Findings

1)
2)

The following is a summary of relevant qualfication findings required under the Act:
The area is contiguous and is greater than 1and 1/2 acres in size.
Portions of the area can be categorized as a “blighted vacant area” and portions as a

“conservation area”. Factors necessary to make the® findings are present to a
meaningful extent and are reasonably distributed throughout the RPA.
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3)

4)

5)

All property in the area would benefit by any proposed redevelopment project
improvements.

The sound growth of the_taXing districts that are applicableto this area, includihg the
Village of Wheeling, has been impaired by the factors found present in the area.

The area as a whole would not be subject to redevelopment without the establishment of
an RPA, and investment of public funds, including propety tax increments.
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V.  TIF QUALIFICATION FACTORS

As a result of KMA's evaluation of the Study Area, and analysis of each of the eligibility
factors summarized in Section II, the following factors are presented to support the qualification
of the StudyArea as a TIF district.

A. Study Area as a Whole

The vacant land and the improved land are found to exhibit blighted or conservation
factors, respectively, as defined within the Act. As previously noted, the vacant land is
presented below under separate review from the improved land. First, this Report will review the
findings for all the vacant land. These, once again,-will be examined under the blighted criteria
for vacant property. Next, this Report will present the findings for improved parced located
within the RPA. That presentation will focus on examination of the parcels contained within each
as improved property under the conservation definition of the Act.

B. Blighted Vacant Qualification Factors— Vacant Land

The following is an evaluation and statement of findings on the presence of certain
factors, as described in the previous section, for the vacant land located within RPA.

Vacant Land Area 1

1. Chronic Flooding

The Johnson and Village owned properties, located in the furtkermost north and
southwest portion of the RPA are encumbered by both floodplain and wetland
conditions. To remove portions of the site from chronic flooding conditions,
engineers state that it will be necessary to raise ground levels above the 106year
flood elevation. This will be required because most of this area is in the 16yearto
100-year elevations. If any of the vacant land is to be developed (most notably the
Johnson parcel), this can only be accomplished by the provision of substantial
storm water compensatory storage (the Village owned properties are a potential
site to relieve some of the flooding problems within the area). In addition to such
storage, the area will also require storm water detention storage to meet conditions
for development approvals. The vacant property (particularly the Johnson
property) within this area is also burdened, from a land development viewpoint,
with significant areas of wetlands. As a result, the area will require, extensive
wetlands mitigation as a pre-condition to commercial redevelopment and/or
residential reuse. Itis estimated by engineers that only approximately 20% of the
non-pond portion of the Johnson property is usable for real property
redevelopment due issues related to chronic flooding of the &e.

Findings of the chronic flooding conditions associated with this vacant property is
provided in the attached analysis (Exhibit B), dated February 18, 2002, which was
prepared by EnCap, Inc. Western Engineering, P.C., via a member of its
registered professional engineers team, certified these findings.
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Obsolete Platting

The Johnson property is deemed to suffer from obsolete platting due to the lack of
road access directly onto Wolf Road. This situation combined with the apparent
lack of transportation access to the north due to the immediately adjacent Lake
Cook Road deceleration lane, creates a significant development barrier for this
vacant land. The problem of direct access to and from the land is also negatively
impacted by the necessary presence of the diversion channel, which is located to
the south and west of the site (this problem also applies to the Village owned
property located south of the Johnson property). Development of the site will
require a bridge across the diversion channd to connect the parcel to public
roadway access to Wolf Road, and/or.construction of road access from the west
via construction of a roadway from the west side of the existing lake. However, the
existing plat lacks the dedication of public rightof-ways that will be required for
roadway access to this vacant area.

Deterioration of Structures or Site Improvements in NeiCthorinqAreas

Substantial portions of the vacant land within the RPA are adjacent to areas that
displayed evidence of deteriorated ste improvements. The vacant properties

located west of Milwaukee Avenue are adjacent to deteriorated conditions found
primarily on the Merchants Metal properties, especially on the parcels containing
onsite storage yards for the complex. Additionally, &éteriorated site improvements

were found along parcels adjacent to the Wolf Road extension (and to a lesser
extent on site improvements on the Snow System parcel at its west property line

with the Wolf Road extension).

Declining or Stagnant Equalized Assessed Valuations

‘The total equalized assessed valuation (EAV) for the vacant property in Vacant

Land Area 1 has declined for three (3) of the last five (5) years. Also, the EAV for
the Vacant Land Area 1 has increased at an annual rate that is less (ad/or
decreased at a greater rate) than the balance of the Village for three (3) of the last
five (5) calendar years as evidenced by the data presented in the table below.

Vacant Area

2001 2000 1999 1998* 1997 1996

Total EAV for Vacant Area

98,473

83,654

84,460

854,095

159,463

159,666

17.71%

-0.95%

-90.11

435.61%

-0.13%

Percentage of Change
Total Village EAV

900,246,070

780,293,723

778,744,725

750,994,063

703,140,930

691,648,107

" ILess Proposed TIF EAV

900,147,597

780,210,069

778,660,265

750,139,968

702,981,467

691,488,441

Percentage of Change

15.37%

0.20%

3.80%

6.71%

1.66%

*In tax year 1998, parcel identified herein as the Johnson parcel briefly was reclassified as vacant land instead of “farmland
under use value pricing.” As a result, there was a one-years rise in assessed valuation that caused the dramatic one-year increase

shown in the table.
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Additionally, the annual rate of growth in total EAV for the vacant property in
vacant land area 1 has also lagged behind the annual rate of the Consumer Price
Index for the All Urban Consumers for three (3) of the last five (5) years. These
measures, pursuant to the Act, point to an additional blighting condition retarding
growth in development and tax base growth within the RPA.

Vacant Land Area 2

1.

Unused Disposal Site

Portions of the subject vacant property located on the eastside of Milwaukee
Avenue contain on site earth. and.building debris related to removal of materials
from site demolitions and road improvements in the area. This vacant land is not
currently in use for any other purpose and is, therefore deemed an unused
disposal site for purposes of this Report.

Obsolete Platting

The existing parcels that make up vacant land on the eastside of Milwaukee
Avenue also suffer from obsolete platting. The parcels are characterized by
limited and narrow configurations that will make their redevelopment for modern
land development difficult. Viable redevelopment of the tiese parcels will require
updated platting (in concert with the improved properties to the north and the
south) in order to create land parcels suitable for development under
contemporary standards.

Deterioration of Structures or Site Improvements inNeighboring Areas

The vacant land located on the. eastside of Milwaukee Avenue is adjacent to
parcels that also evidenced deterioration. The horse stables to the north of the
vacant land exhibits site improvements that evidence deteriorated conditions,
including the fencing and driveway which show signs of deterioration. The Wonder
Bread property located to the south of the vacant land also exhibits deteriorated
conditions. The property exhibited damaged brick, windows and gutters, as well
as deteriorated parking areas and driveway.

15



Declining or Stagnant Equalized Assessed Valuations

4.

The total equalized assessed valuation (EAV) for Vacant Land Area 2 has
increased at an annual rate that is less (and/or decreased at a greater rate) than
the balance of the Village for five (5) of the last five (5) calendar years as
evidenced by the data presented in the table below.

Vacant Area 2001 2000 1999 1998 1997 1996

Total EAV for Vacant Area 483,608 432,647 437,900 424,164 405,240 405,313

Percentage of Change 11.78% ~1.20% 3.24% 4.67% -0.02% -

Total Village EAV 900,246,070] 780,293,723| 778,744,725| 750,994,063 703,140,930/ 691,648,107

Less Proposed TIF EAV 899,762,462] 779,861,076 . 718,306,825 750,569,899| 702,735,690 691,242,794

ercentage of Change 15.37% 0.20% 3.70% 6.81% 1.66% -

This measure, pursuant to the Act, point to an additional blighting condition
retarding growth in development and tax base growth within the RPA.

B. Conservation Area Qualification Factors— Improved Land

The following is an evaluation and statement of findings on the presence of certain
factors, as described in the previous section, for the improved land located within RPA.

1.

Age
Based upon site surveys, aerial photographic analysis and Cook County data, 63%
(or 29 of the 46 structures) were found to be 35 years of age or greater.

OTHER CONSERVATION AREA FACTORS (MUST INCLUDE THREE OR MORE
ADDITIONAL FACTORS)

Deleterious Layout and Land-Use

According to Cook County records, construction of the majority of the
improvements found within the Study Area occurred during a period 30 to 50 years
ago. This applies to the majority of the buildings in the area. For example, the
Merchant Metals property, located on the westside of Milwaukee Avenue, and the
Wonder Bread and Triple A Auto properties, located on the eastside of Milwaukee
Avenue, which were all developed, in whole or part, nearly 50 years ago. All of
these facilities, including the exiging stables property and all of the existing

industrial/commercial property located between Wolf Road extension and Mayer
Avenue, were constructed at a time prior to the attention rendered today for land
development planning that discourages incompatible land-uses within close

proximity of one and another. The primary structure on Semmerling/Merchant
property was developed for industrial use, and has continued to be utilized in a
related manner in recent years (though part of its properties contain inconsstent

residential structures). This use is essentially incompatible with the singlefamily

development located adjacent to that property on the south and west. Several of
these single-family homes have back yards that are directly adjacent to the
industrial property, with no transitional, and less intense, land uses between them
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to act as a buffer. The same lack of transition in uses exist with reference to the
industrial condo complex which is located directly west of the same singlefamily
homes.

In a similar manner, the above-mentioned properties located on the eastside of
Milwaukee Avenue are adjacent to the north and south to properties the Village
wishes to encourage for low intensity residential uses (The existing stables
property, which is classified as a form of commercial use, is in direct conflict with
both the Village existing zoning map and comprehensive plan requirements for
residential development). These properties were developed during a period time
when commerciat-related businesses were more consistent Wlth the surroundmg
land uses of the time. PR

However, since that time period over which these properties were developed, the
Village's planning focus for this area has shifted toward the encouragement of less
commercial uses for the parcels on the eastside of Milwaukee Avenue. The
emergence of Lake-Cook Road, and the substantial improvements made to
Milwaukee Avenue in recent years, since those properties were originally
developed, have created traffic patterns today that make it increasigly important
to the Village that future development take into account the need for modernday
land setback standards and on site parking needs. None of the improved
properties, including the stables property located-at the furthermost north portion
of the RPA, were developed in a manner that is consistent with such modern day
planning and land development standards.

A related issue contributing to deleterious land use and layout for the land on the
eastside of Miwaukee Avenue (extending south to Strmg Avenue) relates to

inconsistent building (and nonexistent) setbacks and overcrowdlng of lots with

bu:ldmgs and/or parking lot improvements that are too intense in land use given
the size and configurations of the parcels that they occupy.

The presence of all the factors described above contributes to the finding of
deleterious layout and land use for the improved land within the RPA.

Lack of Community Planning

The majority of the improved property, on both sides of Milwaukee Avenue, were
developed prior to the Village's adoption of its modern comprehensive plan (this
includes improvements formerly located on land within now vacant land on the
eastside of Milwaukee Avenue, and that on the southwest corner of Wolf Road
and Milwaukee Avenue prior to that land becoming vacant). As a result, the
conflicts in land-uses described above, and the construction of improvements on
irregular-shaped parcels with narrowly platted lots were permitted without the
benefit of contemporary development standards. Malern development of the
improved areas within the RPA would discourage the mixing of conflicting and
diverse land-uses without sufficient land platting, land development ratios and
other restrictions to prevent problems that arise out of conflicting uses.

Deterioration of Buildings and Site improvements
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Deterioration of buildings and site improvements were also evidenced within the
improved properties on both sides of Milwaukee Avenue. Of the approximate 47
structures located within these RPA, 62% ofthe structures exhibited deteriorated

conditions. These conditions were characterized by occurrences that included the
following:

- damaged brick

- rusted/damaged gutters

- broken windows

- cracked fascia

- damaged metal frames on structures

Certain site improvements displéyéd signs of deteriorated conditions requiring
repairs or replacement of construction elements. These conditions were
characterized by occurrences that included the following:

- Severe cracked pavement and potholes ‘
- Buckled and caved in asphalt (or gravel based) and _concrete
driveways/parking/storage areas o

In summary, a majority of parcels of the parcels located within the RPA exhibited
various degrees of deterioration of structures and/or site improvements.

Portions of these parcels exhibited deterioration to actual structures and adjacent
site improvements, while others exhibited only deteriorated conditions to site
improvements.

Excessive Land Coverage and Overcrowding_of Structures and Community

Facilities

Certain properties located on both sides of Milwaukee Avenue and Wolf Road
contain existing land uses that are overintensive given the Village's plans for
future development within the area. The factors and conditions that make the
existing land uses too intensefor the area have been previously described within
the Report. Additionally, structures on the majority of the properties within the
RPA are improperly situated on their parcels when compared to moderrday use

of land with stricter building set back requrements, building space to parking

space ratio, and open space standards. This is especially true given that the
majority of the improved properties were developed under more relaxed
development standards in the periods prior to the 1960’s. This factor an also be

applied to the existing stables property which has the majority of its structures
crowded to the south portion of its parcel only. Additionally, the Wonder Bread,
Triple A Auto parcels, Wishingwell Motel, Dan Horcher's Auto repair and the Oid
Court Inn have structures and site improvements that would be considered as
having greater land coverage than would be suitable or acceptable for today’s
development standards. Many of these users within the area have multiple
buildings on single parcel Ids. These conditions have occurred because the
buildings were permitted on narrowly platted parcels with relatively little street
frontage (and poor vehicle access) when compared to the long depth (and lack of
width) of the parcels.

18



This factor compounds the problem of deleterious layout/land use and
obsolescence (discussed below) found within the RPA. The general lack of land
area reduces the viability of economic reuse of these sites for their current uses.

In summary, current Village building andzoning standards call for much lower (and

more uniformed) floor area to building lot ratios than are apparent on most parcels
within the RPA. The results are that current land uses in the area are over

intensive when compared with modern zoning and buildng standards.

Obsolescence

Many of the parcels within the RPA suffer from areawide functional obsolescence
connected in part to the factors of deleterious layout, obsolete platting, advanced
age (of structures, site improvements and infrastructurg and excessive land
coverage as discussed above. In particular, the advanced age of the existing
structures on the Merchant Metals (which declining economic and functional uses
are evidenced by the relatively long time periods that the property remains a the
market for leasing and re-use), Wonder Bread, RSVP Printing, Deerfield Moving &
Storage, Dan Horcher’s Auto Service and Triple A Auto properties suggest they
are not well suited to function efficiently compared to parcels platted and
structures constructed under modern-day business use standards.

The Wishing Well Motel and the Old Court Inn also show signs of obsolescence in
part due to their deleterious layout and deteriorated conditions, and also in part
due to their lack of modern amenities.

The area also contains two (2) condominiumtype industrial buildings. Both
facilities lack suitable truck access, contain minimal loading provisions and have
poor ingress and egress. In general, these buildings also lack the modern
amenities found in currentday commercial facilities.

There also exists throughout the area a large degree of obsolete platting in that
many of the parcels are irregular (and/or narrow) in size and/or shape (which
tends to make them less economically valuable and viable for relevelop into more
modern land-uses). .
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Inadequate Utilities
According to Village officials, portions of the RPA are not adequately served by

~water, sanitary or storm sewer services. The insufficiency of such utilities is a

severe hindrance to theVillage’s plans to promote comprehenswe redevelopment
of the RPA.

8. Declining or Stagnant Equalized Assessed Valuations
The total equalized assessed. valuation (EAV) for the improved parcels located
within the proposed RPA has increased at an annual ate that is less (and/or
decreased at a greater rate) than the balance of the Village for three (3) of the last
five (5) calendar years as evidenced by the data presented in the table below.
Improved Area 2001 2000 1999 1998 1997 1996
Total EAV for TIF Area 17,065,078]  14,054,176] 14,333,479  14,944,133|  12,855,097| 12,741,385
Percentage of Change 21.42% -1.95%, -4.09% 16.25%, 0.89%! . -
Total Village EAV .900,246,070| 780,293,723 778,744,725 750,994,063 703,140,930] 691,648,107
Less Proposed TIF EAV 883,180,992 766,239,547| 764,411,246 736,049,930 690,285,833| 678,906,722
‘@centage of Change 15.26% 0.24% 3.85% 6.63% 1.68% --

Additionally, the annual rate of growth in total EAV for the improved landvithin the
RPA has also lagged behind the annual rate of the Consumer Price Index for the
All Urban Consumers for three (3) of the last five (5) years. These measures,
pursuant to the Act, point to an additional blighting condition retarding growth in
development and tax base growth within the RPA.
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Vi. OVERALL ASSESSMENT OF QUALIFICATION

The vacant portions of the proposed RPA are found to be a “blighted vacant area” and
the improved portions are found to be a “conservation area” due to the presence to aneaningful
extent of the factors described in the previous section. This is because the conditions identified
will qualify the RPA for such a designation under the Act.

The TIF findings described in this report pertain to those properties located withirthe
boundaries shown in the exhibit pages. The following blighted vacant qualification factors are
distributed throughout the RPA. Forvacant land area 1, the following qualification factors were
distributed evenly throughout the RPA: chronic flooding,obsolete platting, deterioration of
structures or site improvements in neighboring areas, and declining or stagnant EAV. Forvacant
land area 2, the following qualification factors were distributed evenly throughout the RPA.
Unused disposal site, obsolete platting, deterioration of structures or site improvements in
neighboring areas and declining or stagnant EAV. The following conservation area qualification
factors are distributed throughout the area for the improved portion of the RPA: deleterious Iad
use or layout, obsolescence, excessive land coverage, deterioration on parcels, madequate
utilities, lack of community plannlng and declining or stagnant EAV. _ .

These factors cormbine to create marketrelated problems for properties within the RPA
and place the area in danger of further economic decline if the factors are not addressed.
Conditions in the area, especially due to deleterious layout/land use and obsolescence, may
make it difficult for the Milwaukee Ave./Wolf Road/L.akeCook Road area to reach its potential for
substantial new development within the community, and the source of future major new real
estate tax generator for the affected tax districts. ‘

The proposed RPA, as it exists today has conditions that endangers its successful
redevelopment. There is a need for actions and activities to promote its economic
redevelopment, and to eliminate blighting conditions evident today throughout the RPA.

Without the benefits available through designation as a RPA, the presence of factors
outlined above threaten to endanger existing private investments and injure the potential for
sound growth and the existing and future tax base for the area’s taxing bodies. Designation of
the proposed RPA as a TIF District by the Village would be consistent withthe overall intent of
the TIF Act. It is recommenced, therefore, that the Village proceed with the TIF designation
process and enact a Redevelopment Plan and Project Area for the proposed RPA.

*From Chapter 65, 5/11-74.4-2 of the Act.
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EI\TCAP, Tnc.

" Environmental Consultants and Prairie Landscape Specialists

3 12950 STATE ROUTE 38, SUITE 3 . : S. MAIN ST.

» DEKALB, IL 60115-8538 o ' WHEATON ILUNols 50187 -
TELEPHONE: 815-758-1621 ; B . _** TELEPHONE: 630-590-0500
FAX: 815-758-6821 ° o ’ '

o : . FAX 630-890-0800
r;g . - DN .. . . ' L. . . . . ’

£ Mr. Craig G. Anderson, Village Manager
N Village of Wheeling
4 255 West Dundee Road = .

E Wheeling, lllinois 60090-2676

s Re:  Chronic Flooding Study for the Village of Wheeling Proposed North Milwaﬁkeé
. Avenue/Lake-Cook Road TIF District, an approximately 64 acre parcel located in
-Ilinois, Cook County, Wheeling Township, City of Wheelmg, T42N R11E Part

.ofthe N1/2 of Section2 .
ENCAP ‘Inc. Pro_]ect No.'C-01- 1114B

' Deaer Anderson

it

Bom ool 4

i?’- L

The followmg mforma.ﬁon is bemg prow.ded as a result of an ENCAP Ine. mVestgahon
" “into the extent of chronic ﬂoodmg located on the above referenced property. “The project area
. (approximately 64 acres in size) is located within the Village of Wheeling, Cook County, Illinois
(See Exhibit A: location map). It is bounded by Lake-Cook Road to the north, residential, -
commercial, and vacant propcrtles to the south, Wolf Road to the East, and commercial property

to the west. The project area is compnsed of pa.rcels owned by the Johnson far.mly and the
Village of Wheehng . oo

Vel

-
P v

....,
g
R i

0

The pro;ect area consists of'vacant land occupmd by a mlxture of woods, Wcﬂand, and
‘land used forthe Hgricultural producuon of row crops. The topography of the site’is generally
flat. A large open water pond is located in the western portion of the project area. A recently -
created channe] extends through the southern portion of the site, to the northeastern corner of the

: _ site. The channe] was created to divefthigh flows from the Wheehng Dramage Ditch to the Des ,
i Plaines River, : .

%
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-
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PROJECT PURPOSE

* The purpose of the ENCA.P Inc. mvesuga’aon was to determine if any areas within the
project area are subject to chronic flooding. Chronically flooded areas are those areas that are -
intermittently inundated on a constant ‘basis and/or undergo long lasting periods of inundation.
. The presence of chronically flooded areas was determined through an examination of existing
. data, interviews with péople familiar with the site, and 2 field msPectlon of the site for hydrology
" indicators (i.e. water marks, drift lines; sediment deposits, d:amage patterns, water-stained -
leaves, buﬁ:essed roofs, etc.). -

v
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Approximate boundaries of chronically flooded areas are identified on 2 1998 aerial ,
Photo graph included with this report (Exhibit H, 6 of 6). Staking of the flood boundaries was not -
Included in the scope of this project. The information presénted here is to be used by the Village

~of Wheeling for the creation of a Tax Increment Financing (TTF) District, and is not suitable for
- permitting or development purposes. . ' -

METHODS e
. Asite inspection was performed by ENCAP, Inc. on December 6, 2001. Priortoa field - °
investigation of the project area, 2 preliminary site evaluation was performed using the National
We.:tland Inventory (NWI) map, Natural Resources Conservation Service (NRCS - formerly the
Soil Conservation Service) soil map, United States Geological Survey (USGS) Topographic

‘Map, NRCS Wetland Inventory Map, Federal Emergency Management Agency Flood Insurance

Rate Map; USGS Flood Map, and a review of historic aerial photographs. Potential flood prone

. areas identified by these resources were field investigated to determine if evidence of persistent

hydrology was present. S

In an attempt to gather additional information about the project area, ENCAP, Inc,

+ " interviewed people familiar with the site. ‘This line of investigation produced limited

informatio_n. Interviews were conducted by telephone and are summarized below:

January 2 and 3, 2002 — the following employees of the Vi,ﬂage'of Wheeling were'
- contacted; Mr. Rick Glenz - Village Engineer, Mr. Bill Whitmer - Director of Economic
" Development, Mr. Craig Anderson — Village Manager. None of these'gentlemen had -
" knowledge whether or not the project area is subject to flooding. ' '

i anuary 4, 2002 -.propcrty owner, Mr. Bill Johnson, ind@caté‘d that water ponds for short '
© ~periods of time within low areas of the site after significant storm events. -

January 8, 2002 — Crawford, Murphy & Tilly, Inc. performed engine¢ring for the .

- diversion.channel that extends through the southern portion of the project area.
According to Mr. Chris Dagiantis of Crawford, Murphy & Tilly, Inc. an investigation
into flooding within the project area was not conducted as part of the diversion channel

- project. The diversion channel project focused on diverting high flows from the -

Wheeling Drainage Ditch.

January 10, 2002 - Mr. Jed Anderson of Christopher B. Buzke Engineering, Ltd.
(CBBEL) stated that CBBEL has performed some hydrological investigations on the Bill
. Johnson property, however, Mr. Johnson is not willing to release that infom:gatipn at this

tme, -
FINDINGS
« The National Wetland Inventory identifies three wetlands within the project area.

A palustrine, broad-leaved deciduous, serub/shrub wetland with a seasonal -
water regime (PSS1C) is identified in the eastern portion of the site. An excavated,



palustrine, open water pond with an intermittently exposed water reg;'me
(POWGH) is identified in the western portion of the site. A palustrine, broad- .
Jeaved deciduous, forested wetland with a temporary water regime ('PFOlA) is
1denu_ﬁed in the southwestern portion of the site (Exhibit B).

* The Natural Resources Conservation Service (NRCS) Wetland Inventory
identifies the majority of the project area as Wetland (W). Wetlands are areas that
. meet jurisdictional wetland criteria including wetlands farmed under natural
conditions (Exlublt C).

»  The NRCS Soil Survey identifies the following soils W1thm the project area:

Drummer silty clay loam (152) This soil mapping unit is lcnown to occasronally
flood for brief periods during the months of March through June. .

Mundelein silt loam (442) This soil mapping unit is not known to be flood prone

L Peotone silty clay loam (33 0) ~ This soil mapping unit is known to occasmnally flood
for long penods dunng the months of Fcbruary through .Tuly

.- Peotone s111:y clay loa.m, wet (133 0) - This soil mappmg umt is known to ﬁ-cquenﬂy
. flood for long periods during the months of February through July

Grays silt loam (698B) - - This soil mappmg unit is not known fo be ﬂood prone ‘

Urban land - Orthents complex (392) - Tlns soil mappmg unit consmts of altered .
land. Due to its dishirbed nature, ﬂoodmg ﬁ'equencres are variable.

Accordmg to the Sorl Survey, ﬂoodmg is the temporary covering of soil with water’ .
from overflowing streams and runoff from adjacent slopes. Frequency, duration, and probable -
dates of occurrence-are estimated. Frequency is expressed as none, rare, occasional, and
- frequent. None means that flooding is not probable; rare that it is unlikely but possible under

- unusual weather conditions; occasional that it occurs on an avcrage of once or less in 2 years;

.
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. and frequent that it occurs on an average of more than once in 2 years. - Duration is expresscd as .
- very brzef if less than 2 days brzef if 2 to 7 days, and Iong if more than 7 days

, ‘Hydric soils are those that are sufficiently saturated, flooded, or ponded during the

K .growmg season (about March to October) to, develop anaerobic (lacking oxygen) conditions

" which favor the growth., reproductzon and persistence of hydrophytic (water-loving) vegetation.

Of these six soil mapping units, only Drummes and Peotone are considered hydric in Cook

gounly HoweVer Mundelein, is lmown to sometimes com:am mclusmns of hydric soils (Exhibit -
)-

»  The United States Geologic Service (USGS) Topographic Map identifies a blue
line stream extending to and from an open water pond located in the western portion -
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~of the prog ectarea. A weﬂand is 1dcnnﬁed in the eastern portion of the site (EXb.lbrc
E).

» The Flood Insurance Rate Map 1denuﬁes 100 year flood plain thoughout the
~ majority of the project area (Exh.1b1t F) ,

» The U.S.G. S Floods in Wheeling Quadrancle Map identifies hlstoncally ﬂooded
areas in the western portions of the project area (Exhibit G).-

'« Histeric Aerial Photographs for the years 1967, 1970, 1980, 1988, 1997, and 1998
were reviewed (Exhibit H). Dark areas, indicating standing water, are visible on the
aerial photo grapbs ‘Apparently ponded areas observed on the photographs were field

investigated.

In addition to the above aerial photographs, slides of aerial photo graphy for the years
1991 to 1998 were reviewed at the Farm Service Agency located in Woodstock,
Illinois. Indications of ponded water were not observed in the photographs. Copies
of the shdes are not available for inclusion i in ﬂns report.

: Based on the above map review and thc ENCAP, Inc. field mvestganon., six () areas '
totaling 16.95 acres were identified on the project area that are believed to be subject-to chronic
ﬂoodmg TIns is in addition to the existing 13.5 acre pond located in the western portion of the -

‘site. These areas exhibited evidence of persistent hydrology such as standing water, water marks

on trees, drift lines, sediment deposits, drainage. patterns, water-stained leaves, and buttressed
roots. The approximate boundaries of éach flood prone area are 1denuﬁed on the attached aenal

" photograph (Exhibit H, 6 of 6).

The largest'area nﬁeasming api:rommately 14.5 acres, is located in the north-central’

: pomon of the site. This area consists of wooded, scrub-shrub, and emergent Vegetanon The -~

‘majority of this area is subject to flooding, however, the topography within it is uneven. Small °
‘areas locate_d,_at higher elevations may not become inundated, however, these areas are too small
to be separated out. Two depressional, farmed areas approximately 0.15 acres and 0.2 acres in
size were identified in the north-central portion of the site. An appro:nmatc l5acreareais
located in the eastern portion of the site. This depressional area‘consists of wooded and
emergent vegetation. Two wooded, depressmnal areas measuring approximately 0. 5 acres and

' less than 0.1 acre are located in the southwestem portion of the site. -

: CONCLUSIONS

: Apprommatcly 16.95 acres of flood prone areas and a 13.5 acre open water pond were, . -
_identified on the project area. All the identified areas fall within wetland boundaries. The
approxmate boundaries of wetlands located on the project area were identified by ENCAP, Inc..
in a separate report prepared for the Village of Wheeling. In general, the areas sub_)ect to
flooding are smaller than the areas identified as wetland because wetlands may exist in areas that
periodically contzin saturated soils.. Standing water is not necessary for wetland development.
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The Wheeling Dréinage Ditch divérsion channel was created in 2001. The channel
extends through the project area. Flows diverted from the Wheeling Drainage Ditch are

+ . designed to be contained within the channel. The berm located along the channel may have

minimally affected the tributary areas of the flood prone areas. However, significant changes in
the locauons and sizes of the flood prone areas are not expected. .

If you should have any quesnons.,'rega;dmg this mformg.hon,.please do not hesitate to call.

- Sincerely,
ENCAP, Inc.

/
Patrick Hickey ¥
 Senior Staff Ecologist

} .
(ot s
Car] Peterson %)

Vice President

Attachﬁlénts
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g . '. ESTERN  [-NGINEERING, P.C.
H: ) : ] . :
CONbiiLD”SNf SNGNEERS o | - .1 WEST ILUNOIS STREET, SUTE 230
?.ﬂ YDROLOGY é: :N N ' ' _ . ST, CHARLES, ILUINOIS ¢0174
Toarnd B YORALMGS R PHONE - (630) 443-8 161 FAX - (430) 443-6954
CRNERNG .- " (3006777988 :

February 14,2002 . -

ENCAP, Inc.
i ' 12950 State Route 38, Suite 3
&%;E DeKalb, I 60115-8536
N%‘t Attention:  Mr. Patrick Hickey
Rz :

- Reference:  Chronic Flooding Study for the Village of Wh;aeling
' ENCAP, Inc. Project No. C-01-1114B
320. 002

Dear MJ: chkey'

Iamin rcce1pt of your report, referenced above and have reviewed both your - .
narrative and the attached exh1"b1ts e

‘It is my opinion fhz;t the mcthodology you cmployed 15 appropriate for a study of
this' type. Your selection of record information was thorough and exhaustive. The
interview subjects were the people most likely to have useful observations to report.

K Yom' on-s1te observanons focused on the correct mdlcators

Based upon my review of your report and exblbns and our personal dlscusmons
rega:dmg this site I concur wﬁh your ﬁ;ud.mgs and conclumons

Eﬁ Ny Smccrcly, S L ' _. . : .

_ Western Engmeermg, P.C.

John B. Spenader P.E
Premdent
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"ENCAP, Inc.

L Environmental Consultants and Pra.u-le Landscape Specialists
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12850 STATE ROUTE 38, SUITE 3

' ' WHEATON, 2268 MANST,
DEKALB, 1L 60115-8536 . , C February 18 2002 ILLNOIS 50187
TELEPHONE: 815-758-1521 : T ’ TELEPHONE: 530-520-0500
- FAX: B15-758-5521 FAX: 630-590-0800

Mr. Craig G. Anderson, Vﬂlage Manager R
Village of Wheeling- - .

255 West Dundee Road _

Wheeling, Mlinois 60090-2676

Re: . Wetland determination for the Village of Wheeli:.:xg -Proléazscd North Iﬁﬂwiugec
Avenue/Lake-Cook Road TIF District, an approximate 64 acre parcel located in
Ilinois, Cook County, thchng Township, Cny of Whechng, T42N RI11E Part
of the N1/2 of Secion2 .

" ENCADP, Inc. Project No. C-01-1114B -

Deaer Anderson: |

. The followmg mformatzon is bemg prowded as a result of an ENCAP Inc mves’uga‘aon
into the presence of wetlands lacated on the above referenced property. The project area. )
(approximately 64 acres in size) is located within the Village of Wheeling, Cook Cgunt};,lmmom
(See Exhibit A: location map). It is bounded by Lake-Coek Road t6 the north, residenti
commercial, and vacant propcmcs to the south, Wolf Road to the East, and commercial property -
to the west. The project area is compnsed of pa.rcels owned by the Johnson family a.nd the e
Village of Wheeling, = - _ . . . -

The project area consists of vacant land Occup:Led by a mixture of woods wetland, :lnld
‘land used for the agricultural production of row crops. The topography of the site is Agener ﬂy
flat. A large open water pond is located in the western portion of the project area. A recently
created channe] extends through the southemn portion of the site, t6 the northeastern corner of the
site. The channelwas created to- divert hxgh ﬂows ﬁom the Wheehng Dramagc Ditch to the Des
Plaines R.wer . .

‘ PROJ’ECT PURPOSE

if any weﬂands exist -

The ose of the ENCAP, Inc mvest gauon was to dctermme

- within the pfc?;it area, and if 5o, their approximate size and location. The prcs::,ucc of Preﬂands
was determined using standard methods sanctioned by the United States Army Corps o

Engmeers in their Corps of Engineers Weﬂand delineation Manual (1987).

Approximate wetland boundanes are 1dennﬁed on an aerial photo g'raph included with
this Icporfl‘(jExh;lblt H, Wetland Location Map). Staking of wetland bouniant?ns v;r’ajl n:; Jg’:;leudcd
in the scope of this project. The information presented here is to be used dY e t at;ble -
Wheeling for the creation of a Tax Increment Financing (TIF), District, and is ot sul
wetland permitting. : )
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METHODS

A site inspection was performed by ENCAP, Inc. on December 6, 2001. Prior toa field

- investigation of the project area, a preliminary site evaluation was performed using the National

Wetland Inventory (NWI) map, Natural Resources Conservation Service (NRCS — formerly the
Soil Conservation Service) soil map, United States Geological Survey (USGS) Topographic
Map, NRCS Wetland Inventory Map, Federal Emergency Management Agency Flood Insurance

‘Rate Map, and USGS Flood Map. Potential wetland areas identified by these resources were

field investigated to determine if they meet wetland criteria based on the 1987 U.S. Army Corps
of Engineers Wetland Delineation Manual. Co :

To be considered a wetlarid, an area must meet minimum ¢riteria in three parameters,
These parameters are soils, hydrology, and vegetation. In general, positive indication_iof each of
the three parameters must be demonstrated to classify an area as wetland. Each of these
‘parameters is discussed below. . '

Soils - To be considered a hydric soil, sufficient sa'turatio'n,'ﬂooding or ponding must -
occur during'the growing season (about March to October) to develop anaerobic (lacking

_ oxygen) conditions which favor the growth, reproduction and persistence of hydrophytic (water-
. loving) vegetation: Field indicators of hydric soils include presence of a histic epipedon, soil

color (e.g., dark-colored soils, presence of bright-colored mottles, gleyed soil), high organic
content in the surface horizon, and the presence of sulfidic material (e.g., mttg:xi egg odor -
indicating reducing conditions typical of wetlands). Field indicators are usially examined in the
top 20 inches of the soil. : ' : ‘ .

Hydrology - The hydrollo.gy criterion for a wetland is met when inundation or saturation °,
occurs for more than 5% of the growing season (about 9-12 days in northern Illinois). Soil is

considered to-be saturated when a pit dug to a'depth of 16 inches accumnilates standing swater
. Within the root zone or 12 inches below the ground surface after an acceptable period of time.

Both primary and secondary indicators of wetland hydrology are field investigated. Seasonal '
factors are considersd when evaluating hydrology. SR '

'Vegetation - To be considered a \ivetland; more than 50% of the domiriant plant species

' must be hydrophytic. The U.S. Fish Wildlife Service (USFWS) has prepared a regional List of
* plants occurring in wetlands. Wetland plants fall into three classes based on differing tolerances -

to soit saturation; these are obligate wetland species (OBL), facultative wet species (FACW), er

. facultative species (FAC). -
"+ FINDINGS |

* The National Wetland Inventory identifies three wetlands within the project area. .

" A palustrine, broad-leaved deciduous, scrub/shrub wetland with a seasonal
water regime (PSS1C) is identified in the astern portion of the site. An excavated, .
palustrine, open water pond with an intermittently exposed water regime
(POWGx) is identified in the western portion of the site. A palustrine, broad-



-----

leaved decxduous, forested wetland with a temporary water regime (PFOlA) is
1dent1ﬁed in the southwestern portion of the site (Exhibit B).

The Natural Resources Conservation Service (NRCS) Weﬂand Inventory
identifies the majority of the project area as Wetland (W). Wetlands are areas that
meet jurisdictional wetland criteria mclud.mg wetlands faxmed under natural

. conditions (Exhibit C)

Th:ough a memorandum of agreement, the U.S. Army Corps of Engmeers recognizes -

. the Natural Resources Canservation Service as the lead agency in identifying wetland

within agricultural land. Since the project area contains agricultural land, a certified
wetland determination must be performed by the Cook County NRCS. A certified
wetland determination consists of an evaluation of aerial photographs to identify
areas that exhibit wetland signatures such as wetland vegetation, surface, water,
drowned-out crops, patches of greener vegetation and avoided areas. Areas
exhibiting wetland signatures will be considered farmed wetlands.

The NRCS requires the property-owners authorization in order to perform a Certified

“Wetland Determination. Given the fact that the majority of the project area is within
" private ownership, a Certified Wetland Determination conld not be obtained-in‘the

course of this wetland study. Thereforé, ENCAP, Inc. performed its own Preliminary |
Wetland Determination based on NRCS standards Aerial photographs for the years

" 1991 to 1998 were reviewed at the NRCS office located in' Woodstock, Illinois. The = * .

results of the Preliminary Wetland Determination were discussed with Mr. Dave
Brandt, District Conservationist of the NRCS. Mr. Brandt concurred with the :
ENCAP, Inc. findings. Please note, the ENCAP, Inc. findings regarding farmed _
wetlands are preliminary only, the NRCS must make a final determination regarding:
farmed wetlands through a Cemﬁed Wetland Determination.

" The N'RCS Soxl Survey 1dennﬁes the followmg soils within the pmJ ect a:ea.

_ Drummer s1lty clay loam (15 2) ' Mundelem sﬂt loam (442)

=" Peotone silty clay loam - wet (1330) Peotone sxlty clay loam (330) -

Grays silt loam (698B) . ' Urban land Orthents complex (392)
Warsaw szlt loam (250B) : :

of these seven soil mapping units, only Drummer and Peotone are CODSldBI‘Bd
hydric in Cook County. However, Mundelein, is known to sometimes contain
inclusions of hydric soils. These units are ususlly too small to be mapped by the

"NRCS. Field evaluations of soil texture and mairix color are used to detenmne if
a hydnc inclusion may be present (Exhlblt D) :

‘The United States Geologxc Semee (USGS) Topographlc Map identifies a blue

line stream extending to and from an open water pond located in the western portion
of the project area. A wetland is 1dent1ﬁed in the eastern portion of the site (Exhibit
E):

-



e The Flood Insurance Rate Map 1den11ﬁcs a 100 year flood plain throughout the
majority of the project area (Exhibit F).

"« The U.S.G.S. Floods in Wheeling Quadraxicr.le; Map identifies historically ﬂoo-ded
areas in the westem porhon of the pro_] ject area ('Exhlbrc G).

Based on the above map review and the ENCAP Inc. ﬁeld mvestlgahon, four (4)
wetlands totaling 25.7 acres were identified on the project area. The approximate boundaries of
each wetland are identified on the attached aerial photograph (Exhibit H). Wetland 1 .
(approxmately 24.7 acres in size) is located within the northern portion of the project area. 1t -
consists of a complex of wooded, scrub/shrub, emergent, and farmed wetlands. Wetland 2

- (approximately 0.7 acres in size) and Weﬂand 3 (approximately 0.1 acre in size) are located in

the southwestern portion of the site. These two wetlands consist of depressmnal areas within a
wooded portion of the project area. Wetland 4 (approximately 0.2.acres in size) is located in the
north-central portion of the site. This wetland consists of depressional area W1thm the farmed

" portion of the project area.

CONCLUSIONS

Approxxmately 25 7 acres of weﬂand were 1dennﬁed on the proj cct area. Impacts to
wetlands are regulated by the U.S. Amy Corps of Engineers (ACOE). The ACOE has the ﬁnal
authority in determining the presence of wetlands on the subject prOperty : .

‘Wetlands provide valuable functions such as stormwater storage and filtration, -
groundwater fecharge, wildlife habitat, recreational and educational opportunities, and may

* contain endangered or threatened plant species. In general, the ACOE promotes the conservation
+ and protection of these valuable resources. The filling of wetlands for development purposes is

greatly discouraged and often not permitted unless no altemative to wetland impact exists.
Wetlands avoided by development often require protachon through the establishment of buffer

~ zones around their penmcters

The Request for Pr0posal that ENCAP Inec. recewed from the Village of Wheehng, dated:

.October 30, 2001, states that the Village needs to determine the actual buildable area on the
~ Johnson property. The size of the buildable area can vary depending on what factors are

considered such as wetland buffer zone requirements, building setback requirements, the odd ‘

 shape of the non-wetland portion of the project area, soil limitations, the presence of ﬂoodpla.m
. -onthe site, and the possibility.of mitigating for wetland impacts. It is our understanding that a

Chnstopher Burke Engineering, Ltd. study determined the buildable area to be 8.5 acres and later -

- Tevised that number to 5.8 acres. Either of these numbers are accurate dependmg on which of
 the a.bove refencnccd factors are cons1dered.

The Wheelmg Dramage D1tch diversion charmel was created in 2001, The channel _
extends through the project area. Flows are designed to be contained within the channel, -
however, the berm located along the channel has likely affected the tributary areas of the
surround.mg wetlands The extent of ﬁlture effects the channel may have on wetlands identified

L4



in this report is uncertain, howevcr s1gmﬁca.ut changes in the sizes of the wetlands are 20t

expected.

If you should have any questions regarding this information, please do not hesxtate to

contact me at (815) 758-1621.

Attachments

- Sincerely, -

ENCAP, Inc.

ﬂw/k lef

Patrick Hickey &
Senior Staff Ecologist

Yovy/ s

Carl Petcrsoﬁ Fey
Vice President



qF'*""“ w:;mu:.

e, ' . witom 5
14 ﬂ. 3' % . _.‘:.:._..... ' e g.m! .E;i.ﬂ,r.. -
g o Claas € KT E W FOREST s
- NPT e BTy at TN s mB Y e e e e riema .
b:_p-.z“"‘ . Lot oy POAS . ‘32, ‘“"‘_‘f‘gf’.:._' 2 E - Léane

Ny e e

g

P S S w500 FOREST s AL
e S oIR8 R e g E 5 g:&/
W S T L C - o R R E
. BUE ey s 0 N gl
P N S LAKE . COUNTY ST, DEERRIELY 23y
{Ac Wt 34 /]een .u--!»,nf;- 1LO0K €O NORTHFIELD —
L) 1 - l'-.',.'a
i :"Jx'.':‘.;" ' R
bvﬁ' ' E;:::m«:m T
(2 )
M, TN HEEY
-,-“ q e .
MaTLR ! h..-sh i mn i Fwharin o 1
.oene whigeae s jesswenit POTAWATTINS ! -
Sem= s e oo iragin s woans -
el = 2, . = da ) * et IS
siRnuG . <" e - - FY) 15 . F:‘“.-‘
Zraadde .2y Nt S -
S 2R AN S am T A Fonesr-
1 Sorew % gy 17 %
“4 ‘I'MIII . sLIvoug 3 o °‘ PRES:RVES K
‘e T e % tulle
T in e 2e x BURAN 1 va’ &
L tevindge e =% Al 2 .
z LEEY [iJ - 3 il o
1 -Ml.‘- * .
g "'.'ﬁ':‘m; =: "4"\;,
) ams E A e g :
3BT S B R Sty
Chalil- ST E L R L mml_l
) & g .ncu-..w FALIUT.AY mf’
= MLAl ":‘!}'ﬁq an S G i \
g e ..
JEEFTAY _:’;*:_r'g ol \ 2 ;nu,,EP.S.x ‘g‘:awp' Wy
. =EBRFEE s oo = Z 2. V2 .2 .
N £ L TR ORR S -3 ik N v
n:""-“- MaucHTTEn ou WPz 2ERE Tw A g =y & Whas .-' v
LGANPENTIR AV Sapugy %i . -3 .‘;" ‘;m% SUS EA ' . g.: . Dany ﬂpp-u
. L mgen® Mewny 3 T gl 4 Jumeey ) 17 wugobans
& ———— A S e abenEy -t 1 HL S
(Y A H MY R T . '3 ser e
w k 1, o MRMIODIE b e s . 1. WAL, o
Q. < & ‘g C T e oo 2B,
o etum 3 ] . x s
. r S . W 5 e
S it e 5; {
WY R sl § P .
T a2 ' | - Fawe i N L
* -=, e - 18 ﬁ.""{ " waoons . . -=_ . w
. ’ . 5. x TreaTon 'z MISSION /
= .“ . -, * -
o - - L H . -mnuunul -’ FOREST A HILLS
. o3 §' o T . ®. g2 % . i Y, C.C.
< 5 R = F . TR iy
b R A Soiee 2. s . PRESERVE 4 & e ovme
RPN NS L T T e wr o B
L TAVEIBNE TR LW 1nm =e 0,
vsan av ™ 03 oAUy . = 3
3 MapuARDT.ON. . ' ) :
: - ’ : . .
= - st merttemimen e ma
- ISENER al . o
" " S . PALWAUKEE =
mu = . » -
\Q{"H I:%_L ING "'F ) ‘s . AIRPORT a
om = Iy * ’
S0GEC § W™ 60070
. FALATINE fT wite == ° . PRATRE L
> o= o P e i e

L GRS

Site Location Map

Source: Rand McNally : .

ViJJage of Wheeling ~ Lake Cook Road & Milwaukee Avenue

- Scale: 17 = 2,640°




N . R
| POWGx—p.  __sowGa

Sapstom 3 —umesm . 4
)

t. wil
1iees ot =.

. 'i‘m-' ; % ;ﬁi Py k. ., -.' s o @ Jeo :.:‘m ot 3Lt o e '!. =
. * ol o ey B 59 S o .« . ‘.'. N -‘;':‘Q' [ in ;
fag I S S ¥ s DRI TINCEREE o dig AL
TR SIS F ey e e . Al S
- ’i“. !\'.’,4.\:1" ?{{ .f-‘-r-.‘.\ :’:\5“ ,.EJ. ‘... b | s t e .-,§- el
o B St W R "g"..POWG“ A w4 2
. o s,-!i_:..;v -?_:‘»"i‘-l o’ FRY X kA : 5 :
- 'v"l)‘l & A N L (il B
h"‘!?n i} li.'& "ﬁ‘.‘f .!}';:; ,‘ Vl . .‘; [} n Of :‘:
e I X s s N YT L e
R ek 1 S5 Mt A LEHHS
R e B AT LT T
. : ..
B .'
.. . National Wetlands Inventory

- Source: U. S. Department of the Interior
- . . Fishand Wildlife =
: : - 'Wheeling Quadrangle . ,
+ Village of Wheeling — Lake Cook Road & Milwaukee Avemue
' Scale: 17 =2,000° K




HE S

o P — g
3 Y el 0

Q

, S e T & g
g 3 y 0 e Bae dmnisow 2 4w
A P A e S e e BRI N

NRCS Wetland Inventory -
Village of Wheeling ~ Lake Cook Road & Milwaukee Avemme "~
: " Scale: 17 = 660 _ '



O

— -

Soil Map
Sourcc' U.S Department of Agriculture Natural Resources
: Conservation Service

. Village of ‘Wheeling — Lake Cook Road & Mjlwaxﬂcec Avenue

Scale: 1= l 3207,

Hydric Soils

Soils with Hydric
Inclusions




b5

VATI$REL
«%ﬁm‘.
UH

N"‘-\nll:\\?}-

i,

- Topographical Map
- . Source: U.S. Department of the Interior
& ' Geological Survey
. ' Wheeling Quadrangie
' Village of Wheeling — Lake Cook Road & Milwaukee Avenue
- - " Scale: 17 =600’ . :

.

g
[
v
.
.
,
. .
. .
. .
.
.
. . o
: .
. .
.
.
f
«
.
B
.
.
.
.
.
.
o



=

ZONEC y
g " ZONEC 3

“:ZONE AD o 2or
IDEPTH 31 4,
1C:18/83

"‘&"h. 2 v
) o .‘iﬂg,‘; L Lap
el ?’M b

- agﬁ;ﬁm T'%i- “ .
0 ) 57 .

e o e STRE
) " ‘u el 'ﬁ e . oo
RIAN o
—~—LANE ]

:,:"{.« S
i 5! z.z.%.v . .-:l_
vt 30 ik 10N
e
SlTaety

Yo v eyl =hewd
e

. Flood Insurance Rate Map -
Source: Federal Emergency Management Ageacy =~ - _ '
. Village of Wheeling — Lake Cook Road & Milwaukee Avenue
L Scale: 1 =500° : :

20Me A ° No liden ool chevarionic sutymmied,

N ZoNE Az Yoo femad wlewationy timomunied

hndingt Ba3e Buued revwrhan tletemmnal, i .

ZONEAQ  Floted dhepithn of 3 on 3 bt sy shurnt
fwe i gliopviant lermink sty gt
sharerrninetl, Fox e ul bt Gan, tiodins, . "
whacitivs akey dhorenminodd, ’

zn"f"' Floud depibs of T we 3 Gng boasally e om : o : Norﬂl



North

. ‘I - !- —
. e \.\.. . . mm-— i i .
; R i AR A
R e S e e B oafliv: - .
. K . m -..m g -J . mo .«. ] " l-l\.
S, S L' A, e ORI .. .
.. I fdNnba, - £. f. _
. . !
. u° ﬂ»&» ~ .
< o0 - m” ”ﬂ
‘o \\s. A..n--?..-.. v G o — 3
H - H 2
. Y
] . . . 7o ......

»

T

Vo o
O [N L PR
5 ... ..u....sn..m\.\ _nn“ u.u-.wnu._.m.n.uam hwwﬁw.-.m.u..
(PR N e
ul T ..-

™
vhe
Ty
A

ol e i

LT}
L3
¥

Date: 1963

—TLake Cook Road & Milwaukee Avenne

Department of the Int

Scale: 17 =2,000°

. Geological Survey

‘Source: U.S.

Shaded Areas = Flooded 1938, 1957 and 1960

Floods in Wheeling Quadrangle
ge of Whgeling

. .
.
k3
. 3
“tluc..hf..l. . -Ilcl.\&.\ll
(S g
s 2

v

lvenyy,

P (4]

T .\\...\ e
. e ke
. sum -\.T\uu\ll
L) -




-
2

g

[

.
]

b

p

N

w0 N
| aat i
. -

-~ T
S e et

“" Nt 1107,

Approximate Locations
Project Area Boundary

Wetland Boundary |

NALDTERYL

-



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

Village of Wheeling, Illinois
North Milwaukee Avenue/Lake Cook Road Area TIF (North TIF)
Further Amended Redevelopment Plan and Project



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 %2 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
Y, of Section 2, Township 42 North, Range 11, East of the Third Principal
Meridian, to its intersection with the East line of the West % of the Northwest % of
Section 2, Township 42 North, Range 11, East of the Third Principal Meridian;
thence South along the East line of the West %2 of the Northwest ¥4 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 %2 of
the Northwest % 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 ¥z of the
Northwest % 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 ¥4 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 Y2 of the Northwest ¥ of Section 2, Township 42 North, Range 11, East
of the Third Principal Meridian; thence South along the West line of the West %2
of the Northwest ¥ 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

iManage:211635_1



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 %4 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 % 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 ¥4 of Section 2, Township 42 North,
Range 11, East of the Third Principal Meridian; all in Cook County, lllinois;

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, lllinois.

iManage:211635_1 2



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)

Village of Wheeling, Illinois
North Milwaukee Avenue/Lake Cook Road Area TIF (North TIF)
Further Amended Redevelopment Plan and Project
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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

Village of Wheeling, Illinois
North Milwaukee Avenue/Lake Cook Road Area TIF (North TIF)
Further Amended Redevelopment Plan and Project





