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Section 1. Name of Redevelopment Project Area and Contact Information

Refer to chart attached.
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FY 2013
ANNUAL TAX INCREMENT FINANCE

REPORT

| COMPTROLLER
i JUDY BAAR TOPINKA

Name of Municipality: Evanston Reporting Fiscal Year: 2013
County: Cook Fiscal Year End: 12/31/2013
Unit Code: 016/175/30
|7 TIF Administrator Contact Information
First Name: Martin Last Name: Lyons
Address: 2100 Ridge Avenue Title: TIF Administrator
Telephone: 847/328-2100 ) ) City: Evanston Zip: 60210-2798
Mobile E-mail miyons@cityofevanston.org
Mobile ] Bestwayto __ X _ Email __X__Phone
Provider contact _ Mobile e Mail

| attest to the best of my knowledge, this report of the redevelopment project areas in: City/Village of
Evanston

is complete and accurate at the end of this reporting Fiscal year under the Tax Increment Allocation Redevelopment Act

165 ILCS 5/11-74.4-3 et. sea.l O dustrial Jobs Recoverv Law [65 ILCS 5/1 1—74? et. sea.l
2y /7

Wiritten signature of TIF Adjgmﬁor Date

Section 1 (65 LCS 5/11-74.4-5 (d) (1.5) and 65 ILCS 5/11-74.6-22 (d) (1.5)%)

FILL OUT ONE FOR EACH TIF DISTICT

Name of Redevelopment Project Area Date Designated Date Terminated
Downtown |l TIF District {Research Park)-TIF1 1/28/1985 10/12/2009
Southwest TIF District- TIF 2 6/25/1990
Howard Hartrey TiF District - TIF 3 4/27/1992
Washington Natlonal TIF District - TIF 4 9/1/1994
Howard and Ridge TIF District-TIF 5 1/26/2004
West Evanston - TIF 6 9/1/2005
Dempster Dodge TF District No. 7 6/25/2012
Chicago Main TIF District No, 8 1/28/2013

*All statutory citations refer to one of two sections of the lllinois Municipal Code: the Tax Increment Allocation
Redevelopment Act [65 ILCS 5/11-74.4-3 et. seq.] or the Industrial Jobs Recovery Law [65 ILCS 5/11-74.6-10 et. seq.]
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SECTION 2 [Sections 2 through 5 must be completed for each redevelopment project area listed In Section 1.]
FY 2013

Name of Redevelopment Project Area: Howard Hartrey TIF 3

Primary Use of Redevelopment Project Area*: Retail Commercial

If "Combination/Mixed"” List Component Types:

Under which section of the lllinois Municipal Code was Redevelopment Project Area designated? {check one):
Tax Increment Allocation Redevelopment Act _ x_ Industrial Jobs Recovery Law

No Yes

Were there any amendments to the redevelopment plan, the redevelopment project area, or the State
Sales Tax Boundary? [65 ILCS 5/11-74.4-5 (d) (1) and 5/11-74.6-22 (d) (1)]

If yes, please enclose the amendment labeled Attachment A _ X
Certification of the Chief Executive Officer of the municipality that the municipality has complied with allf
of the requirements of the Act during the preceding fiscal year. [65 ILCS 5/11-74.4-5 (d) (3) and 5/11-74.
22 (d) (3)) ,

Pl enclose the CEO Certification laheled Attachment B

Opinion of legal counsel that municipality is in compliance with the Act. [65 ILCS 5/11-74.4-5 (d) {4) an
5/11-74.6-22 {d) {4)]
Please enclose the Legal Counsel Opinion labeled Attachment C

Were there any activities undertaken in furtherance of the objectives of the redevelopment plan,
including any project implemented in the preceding fiscal year and a description of the activities
undertaken? [65 ILCS 5/11-74.4-5 (d) (7) (A and B) and 5/11-74.6-22 (d) (7) {A and B)]

If yes, please enclose the Activities Statement labeled Attachment D

Were any agreements entered into by the municipality with regard to the disposition or redevelopment
of any property within the redevelopment project area or the area within the State Sales Tax Boundary?
[65 1LCS 5/11-74.4-5 {d) (7) {C) and 5/11-74.6-22 {d) (7) {C)]

if yes, pl enclose the Agreement(s) labeled Attachment E X

Is there additional information on the use of all funds received under this Division and steps taken by the
municipality to achieve the objectives of the redevelopment plan? [65 ILCS 5/11-74.4-5 (d) (7} (D) and
5/11-74.6-22 {d) (7) (D)]

If yes, please enclose the Additional information labeled Attachment F X

Did the municipality's TIF advisors or consultants enter into contracts with entities or persons that have
received or are receiving payments financed by tax increment revenues produced by the same TIF? [65
ILCS 5/11-74.4-5 (d} (7) (E) and 5/11-74.6-22 {d} (7) (E)]

If yes, please enclose the contract(s) or description of the contract(s) labeled Attachment G X

Were there any reports or meeting minutes submitted to the municipality by the joint review board? [65
ILCS 5/11-74.4-5 (d} {7) (F) and 5/11-74.6-22 (d) (7) (F)}}
If yes, please enclose the Joint Review Board Report labeled Attachment H X

Were any obligations issued by municipality? [65 ILCS 5/11-74.4-5 (d) (8) (A} and
5/11-74.6-22 (d) (8} (A)]
If yes, please enclose the Official Statement labeled Attachment | X

Was analysis prepared by a financial advisor or underwriter setting forth the nature and term of
obligation and projected debt service including required reserves and debt coverage? [65 ILCS 5/11-74.4-
5 (d) (8} {B) and 5/11-74.6-22 (d) (8) (B)]

If yes, please enclose the Analysis [abeled Attachment J X

Cumulatively, have deposits equal or greater than $100,000 been made into the special tax allocation
fund? 65 ILCS 5/11-74.4-5 (d) (2) and 5/11-74.6-22 (d} (2)

If yes, please enclose Audited financlal statements of the special tax allocation fund

labeled Attachment K X

Cumulatively, have deposits of incremental revenue equal to or greater than $100,000 been made into
the special tax allocation fund? [65 ILCS 5/11-74.4-5 (d) (9) and 5/11-74.6-22 (d) (9)]

If yes, please enclose a certified letter statement reviewing compliance with the Act labeled
Attachment L X

Alist of all intergovernmental agreements in effect in FY 2010, to which the municipality is a part, and an
accounting of any money transferred or received by the municipality during that fiscal year pursuant to
those intergovernmental agreements. [65 ILCS 5/11-74.4-5 (d) (10)]

It yes, please enclose list only of the intergovernmental agreements labeled Attachment M X

* Types include: Central Business District, Retail, Other Commercial, Industrial, Residential, and Combination/Mixed.
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Attachment A Amendments to the Redevelopment Plan, the Redevelopment Project
and/or the Area Boundary

The boundaries of the Redevelopment Project area and certain sections of the Plan were
amended in the reporting fiscal year. The amendment ordinances are attached as Exhibit A.
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Attachmenit B Certification of the Mayor of the municipality that the municipality has complied
with all of the requirements of the Act during the reporting Period.
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Re: Howard Hartrey TIF District

I, Elizabeth Tisdahl, the duly elected Mayor of the City of Evanston, County of Cook,
State of Illinois, do hereby certify that to the best of my knowledge, the City of Evanston
complied with the requirements pertaining to the Ilinois Tax Increment Redevelopment
Allocation Act during the Fiscal Year beginning January 1, 2013 and ending December 31, 2013.

W‘//MZ%  9-29-1%

DATE
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Attachment C Opinion of legal counsel that the municipality has complied with the Act.
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RE: Attorney Review City of Evanston Howard Hartrey TIF District

To Whom It May Concern:

This will confirm that 1 am the City Attorney for the City of Evanston, IWinois. I have reviewed
all information provided to me by the City staff and consultants, and I find that the City of
Evanston has conformed to all applicable requirements of the Ilinois Tax Increment
Redevelopment Allocation Act set forth thereunder for the Fiscal Year beginning January 1,
2013 and ending December 31, 2013, to the best of my knowledge and belief.

S*Qrely,
"

Corporation Counsel

CITY OF EVANSTON HOWARD HART REY TTF DISTRICT ANNUAL REPORT FOR FISCAL YEAR
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Attachment D Statement setting forth all activities undertaken in furtherance of the objectives of
the Redevelopment Plan, including:

A. Any project implemented during the reporting Period; and

B. A description of the redevelopment activities undertaken.
No new projects were undertaken by the City in the reporting Period. The City continued to
monitor the project and apply revenues to outstanding bond payments, as well as the review of

area capital improvements. The City undertook an amendment to include vacant industrial
property adjacent to the TIF District for redevelopment purposes.
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Attachment E Description of Agreements Regarding Property Disposition or
Redevelopment

No agreements relating to property disposition or redevelopment were entered into by the city in
the reporting Period.
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Attachment ¥ Additional Information on Uses of Funds Related to Achieving Objectives
of the Redevelopment Plan

The City continued to apply incremental taxes to outstanding obligations.
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Attachment G Information Regarding Contracts with TIF Consultants.

The City utilized Kane, McKenna and Associates, Inc. in order to prepare the TIF annual repott.
Fees were based upon hourly rates for services rendered and did not include contingent
payments. Kane McKenna did not enter into contracts with any entities that were party to City
redevelopment agreements.
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Attachment H Reports Submitted by Joint Review Board.

The Joint Review Board met on September 12, 2013 in order to consider the amendments to the
plan and boundaries, their recommendation is included in the minutes. Minutes of the September
meeting and the annual report meeting of December 5, 2013 are attached as Exhibit B.
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Attachment1 Summary of any obligations issued by the municipality and official statements

No new obligations were issued by the City in the reporting Period.
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Attachment J Financial Analysis: TIF Obligations

The City undertook its review of existing TIF obligations throughout the reporting Period. The
City continued to monitor the payment of existing obligations and reviewed the tax flows
associated with current projects in order to determine coverage. Outstanding principal amounts,
as well as future interest payments, associated with existing debt are summarized in Section 3.3
below.
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Attachments K and L

For special tax allocation funds that have experienced cumulative deposits of incremental tax
revenues of $100,000 or more, a certified audit report reviewing compliance with the Act
performed by an independent public accountant certified and licensed by the authority of the
State of Illinois. The audit report shall contain a letter from the independent certified public
accountant indicating compliance or noncompliance with the requirements of subsection (q) of
Section 11-74.4-3.

Relevant portions of the City’s audit and the compliance letter are attached as Exhibit C.
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Attachment M  Intergovernmental Agreements

Not applicable.
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Section 3.1  Analysis of Special Tax Allocation Fund

Refer to table attached.
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SECTION 3.1 - (65 ILCS 5/11-74.4-5 (d) (5) and 65 ILCS §/11-74.6-22 {(d) (5))
Provide an analysis of the speclal tax allocation fund.

FY 2013
TIF NAME: Howard Hartrey TIF No. 3

Fund Balance at Beginning of Reporting Period

$ 4,245,639

Revenue/Cash Receipts Deposited in Fund During Reporting FY: Reporting Year | Cumulative® % of Total
Property Tax Increment S 1,122,248 | § 19,148,478 61%
State Sales Tax Increment 0%
Local Sales Tax Increment $ 1,641,725 5%
State Utility Tax Increment 0%
Local Utility Tax Increment 0%
Interest $ 14,087 | $ 1,566,333 5%
Land/Building Sale Proceeds 0%
Bond Proceeds S 9,069,445 29%
Transfers from Municipal Sources 0%
Private Sources 0%
Other (identify source ; if multiple other sources, attach

schedule} 0%

Total Amount Deposited in Special Tax Allocation
Fund During Reporting Period

Cumulative Total Revenues/Cash Receipts

Total Expenditures/Cash Disbursements (Carried forward from Section 3.2)
Distribution of Surplus

Total Expenditures/Disbursements

NET INCOME/CASH RECEIPTS OVER/(UNDER) CASH DISBURSEMENTS

FUND BALANCE, END OF REPORTING PERIOD*

* if there is a positive fund bafance at the end of the reporting period, you must complete Section 3.3

Total Amount Designated (Carried forward from Section 3.3)

19

*must be completed where ‘Reporting Year is

populated

S 1,136,335

$

31,425,981

100%)

S 2,024,926

i

S 2,024,926

3 (888,591}

S 3,357,048

3 (347,496)

Evanston Howard Hartrey TIF 2013.xlsx




" Section 3.2 Ttemized List of Expenditures from Special Tax Allocation Fund

Refer to tables attached.
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SECTION 3.2 A- (65 ILCS 5/11-74.4-5 (d) (5) and 65 ILCS 5/11-74.6-22 (d) (5))
FY 2013
TIF NAME: Howard Hartrey TIF No. 3

ITEMIZED LIST OF ALL EXPENDITURES FROM THE SPECIAL TAX ALLOCATION FUND
{by category of permissible redevelopment cost, amounts expended during reporting period)

FOR AMOUNTS >$10,000 SECTION 3.2 B MUST BE COMPLETED

Category of Permissible Redevelopment Cost [65 ILCS 5/11-74.4-3 (q) and 65 ILCS 5/11-74.6-
10 (o)} Amounts Reporting Fiscal Year
e T

1, Cosls of studies, administration and professional services—Subsections (q)(1) and (o} (1)
Professional costs/services

144,400

2. Cost of marketing sites—Subsections {){1.6) and {0){1.6)

3. Property assembly, demolition, site preparation and environmental site Improvement cosis.f
Subsection (9){2), (0)(2) and {0)(3)

- Costs of rehabilitation, reconstruction, reépair or reimodenig of exisung public or privaile bulldings. fga:
Subsection (q)(3) and (0){4)

5. Costs of construction of public works and improvements. Subsection (g)(4) and (0)(5)

Public improvements

6. Costs of remaving contaminants required by environmental laws or rules (0)(6) - Industriat Jobs
Recovery TIFs ONLY .

Evanston Howard Hartrey TIF 2013 .xlsx
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SECTION 3.2A

PAGE 2

7 Cost of job training and retaining, including “welfare to work" programs Subsection (@)(5). (0)(V)[ii

and {0)(12)

8. Financing costs. Subsection (g) (6) and (o}{(8)

Gook Gounty

Wells Fargo

9. Approved capital costs. Subsection {Q)(7) and (0)(9)

10. Cost of Reimbursing school districts for their increased costs caused by TIF assisted housingps’
projects. Subsection (q)(7.5) - Tax Increment Allocation Redevelopment TiFs ONLY

11. Relocation costs. Subsection {q)(8) and (0)(10)

12. Payments in lieu of taxes. Subsection (q}(9} and (0)(11)

13 Costs of Job fralning, retraining advanced vocational or career education provided by other]

taxing bodies. Subsection (q)(10) and (0)(12)

22
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SECTION 3.2A
PAGE 3

14. Costs of reimbursing private developers for interest expenses incurred on approved|;
redevelopment projects. Subsection (q)(11)(A-E) and (0){13)(A-E)

16. Cosls of construction of new housing units for low Income and very low-income households.
Subsection (g)(11)(F) - Tax Increment Allocation Redevelopment TIFs ONLY

16. Cost of day care services and operational costs of day care centers. Subsection (q) (11.5) - Tax
Increment Aliocation Redevelopment TIFs ONLY

| TOTAL ITEMIZED EXPENDITURES ] B 2,024,526 |

23
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FY 2013
TIF NAME: Howard Hartrey TIF No. 3

Section3.2B

List all vendors, including other municipal funds, that were paid in excess of $10,000 during the current

reporting year.

There were no vendors, including other municipal funds, paid in excess of
$10,000 during the current reporting period.

Name Service Amount
Cook County collector Surplus Distribution $ 1,000,000.00
A-Lamp Concrete Conractors Public improvements $ 150,000.00
Wells Fargo Debt Service S 720,611.00
General Fund TIF Reimbursements S 144,400,00

24
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Section 3.3  Special Tax Allocation Fund Balance (end of reporting period).

Refer to table attached.
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SECTION 3.3 - (65 ILGS 5/11-74.4-5 (d) (5) 65 ILCS 11-74.6-22 {d} (5))

Breakdown of the Balance in the Special Tax Allocation Fund At the End of the Reporting Period

FY 2013
TIF NAME: Howard Hartrey TIF No. 3

FUND BALANGCE, END OF REPORTING PERIOD B 3,357,048 |

Amount of Original

Issuance Amount Designated

1. Description of Debt Obligations
Bond Series 2008 D S 3,036,826 | S 704,544
Bond Series 2008 D S 430,393
Total Amount Designated for Obligations [$ 3,467,219 | $ 704,544 |
2. Description of Project Costs to be Paid
TIF eligible cost reimbursement 2,500,000
Capital improvements 500,000
Total Amount Designated for Project Costs [ S 3,000,000 ]
TOTAL AMOUNT DESIGNATED I S 3,704,5£|
SURPLUS*(DEFICIT) [s (347,496)]

* NOTE: If a surplus is calculated, the municipality may be required to repay the amount to overlapping taxing
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Section4.0 A description of all property purchased by the municipality within the
Redevelopment Project Area including:

A. Street Address

B. Approximate size or description of property
C. Purchase Price

D. Seller of property

Refer to table attached.
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SECTION 4 [65 ILCS 5/11-74.4-5 (d) (6) and 65 ILCS 5/11-74.6-22 (d) (6)]

FY 2013
TIF NAME: Howard Hartrey TIF No. 3

Provide a description of all property purchased by the municipality during the reporting fiscal year within the

redevelopment project area.

___X__ No property was acquired by the Municipality Within the Redevelopment Project Area

Property Acquired by the Munieipality Within the Redevelopment Project Area

Property (1):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property.

Property (2):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property.

Property (3):

Street address:

Approximate size or description of praperty:

Purchase price:

Seller of property:

Property (4):

Street address:

Approximate size or description of property:

Purchase price:

Seller of property:

28
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Section 5.0 Review of Public and Private Investment.

Refer to table attached.
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SECTION 6 - 65 ILCS 5/11-74.4-5 {d) (7) (G) and 65 ILCS 5/11-74.6-22 (d) (7) (G)
PAGE 1
FY 2013
TIF NAME: Howard Hartrey TIF No. 3
SECTION 5 PROVIDES PAGES 1-3 TO ACCOMMODATE UP TO 25 PROJECTS. PAGE 1 MUST BE INCLUDED WITH TIE
REPORT. PAGES 2-3 SHOULD BE INCLUDED ONLY IF PROJECTS ARE LISTED ON THESE PAGES

Check here if NO projects were undertaken by the Municipality Within the Redevelopment Project Area: None

" |ENTER total number of projects undertaken by the Municlpality Within the Redevelopment Project Area
and list them in detail below™.

Estimated Investment
for Subsequent Fiscal | Total Estimated to
TOTAL: 11/1/99 to Date Year Complete Project
Private Investment Undertaken (See Instructions) $ -1 % -18 -
Public Investment Undertaken $ -1% -18 -
Ratio of Private/Public Investment 0 0

Project 1: *IF PROJECTS ARE LISTED NUMBER MUST BE ENTERED ABOVE

Private Investment Undertaken (See Instructions)
Public Investment Undertaken
Ratio of Private/Public Investment 0 0

Project 2:

Private Investrent Undertaken (See Instructions)
Public Investment Undertaken
Ratlo of Private/Public Investment 0 0

Project 3:

Private Investment Undertaken (See Instrucfions)
Public Investment Underiaken
Ratio of Private/Public investment 0 : 0

Project 4:

Private Investment Undertaken (See Instructions)
Public Invesiment Underiaken
Ratio of Private/Public Investment 0 0

Project 5:

Private Investment Undertaken (See Instructions)
Public Investment Undertaken -
Ratio of Private/Public Investment 0 0

Project 6:

Private Investment Undertaken (See Instructions)
Public Investment Undertaken
Ratio of Private/Public Investment 0 0
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Opftlonal: Information in the following sections is not required by law, but would be helpful in evaluating the performance
of TIF in lllinois. *even though optional MUST be included as part of complete TIF report

SECTION 6
FY 2013
TiF NAME: Howard Hartrey TiF No. 3

Provide the base EAV (at the time of designation) and the EAV for the year reported for the redevelopmant project area
Year redevelopment

project area was Reporting Fiscal Year
designated Base EAV EAV
[ 1992 $ 7,034,353 | $ 20,277,275 |

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

The overlapping taxing districts did not receive a surplus.

Surplus Distributed from redevelopment
Overlapping Taxing District project area to overlapping districts
Caok County Collector distribute $ 1,000,000
pro rata to all districts S -
3 -
S -
3 .
$ -
g -
$ -
$ -
$ -
s -
$ -
[ -
3 -
SECTION 7
Provide information about job creation and retention
Description and Type
Number of Jobs Number of Jobs (Temporary or
Retained Created Permanent) of Jobs Total Salaries Paid
$ -
$ -
$ -
S .
S -
S -
3 -

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

I |

Optional Documents Enclosed
Legal description of redevelopment praject area X
Map of District X
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EXHIBIT A




10252013
120013

AN OEBINANCE

Amending a Tax Increment Redevelopment Pian
and Redevelopment Project tor the
Haoward Hartrey Redevelopment Project Area

\WHEREAS, it is desirable and in the besl inferest of the citizens of the
City of Evanston, Cook Counly, lifincis (the “City"). for the City fo implement lax
increment allocation financing pursuant fo the Yax increment Allocation Redevelopment
Act, Division 74.4 of Article 11 of the Winois Munitipal Code, a8 amended {the "Act’), for
a proposed First Amendment fo the Howard Hartrey redevelopment plan and
redavelopment project (the “Plan™ and “Project”) within fhe muricipal boundaries of the
GCity within a proposed amehdad redevelopment project area (the "Area’} described in
Section 1A of this Ordinance, which Area consiitutes in the aggregate more than one
anhd one-half {1.5) acres; and
WHEREAS, pursuant to Section 11-74.4-5 of the Act, the Mayor and City
Council of the City {the "Corporate Authorifies™) called a public hearing relative o the
amended Plan and Project and the amendment of the Area under the Act for Qctober
28, 2013 and |
WHEREAS, due notice with respect to such hearing was given pursuant
o Seclion 11-74.4-5 of the Act, said notice being given fo faxing districte and o the
Department of Commerce and Economic Opgorkunity of the State of Hlihols by certified
raail on or about August 21, 2013, by publication on October 3, 2013, and Ogfober 10,
2013, and by certified rmall to taxpayers within the Area an or about Qotober 10, 2013;

and
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WHEREAS, the City has herefofore convenad a joint review board as
raquired by and in all respects in compliance with the provisions of the Act; and
WHEREAS, the Corporate Authotities have reviewed the Information
poncething such factors presented at the public hearing and have reviewed other
studies and are generally informed of the conditions it the amended Area that could
cause the Area 1o be a “conservation area” as defined inthe Ach and
WHEREAS, the Corporate Authorlies have reviewed the cohditions
pertaining to fack of private investment in the amended Area to determing whethey
private development would take place In the amendad Area as & whole without the
adoption of the proposed Plan; and
WHEREAS, the Comporate Authorities nave reviewed the conditions
pettaining to real propety in the amended Area to defermine whether contiguous
parcels of real propedy and improvemeﬁts theteon in the amended Area would be
substantially benefited by the proposed Project irnprovements; and
WHEREAS, the Corporate Authotities have reviewed fhe proposed
amendments fo the Plan and Project and also the existing comprehensive plan for
developraent of the Gity as a whole to determine whether the amended Pian and Projact
gonform o the cémpmhensive plan of the Clty,
' NOW. THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF
THE CITY OF EVANSTON, CO0K COUNTY, ILLINOIS, THAT:
SECTION 1: Findings. The Corporate Authorities hereby make the
following findings:

A. The amended Area is legally described in Exhibit A attached hereto and
incoporated herein as if set out In full by this reference. The general street

2
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location for the amended Area is described in Exhibit B altached hereto and
incorporated herein as # set out in full by this reference. The map of the
amended Area Is depicted on Exhibit C attached hereto and incorporated herein
as if set out in full by this reference.

B.  There exist condifions that cause the amended Area o be subject to designation
as 2 redevelopment project area under the Act and o be classified as a
conservation area as detined in Section 11-744-2(b) of the Adt,

C.  The smended Avea on the whole has fiot been subject to growth and
development through investment by private enterprise and would not be
reascnably anticipated o be deveioped without the adoption of the Plan.

D.  The amended Plan and Profect conform o the comprehensive plan for the
' development of the Gily as a whole, as reflected in the City's zoning map.

E.  As set forth in the amended Plan it is anticipated that al obligations Ingurred to
finance redevelopment project costs, if any, as defined In the Flan shall be retired
within twenty-three (23) years after the Area is designated.

F. The parcels of real properly in the amended Area are contiguous, and only those
configuous parcels of real property and improvements thereon that will be
substantially benefited by the proposed Project improvements are Included in the
amended Area.

SECTION 2: Amended Plan and Project Approved.  That the amended

Flan and Project, which were the subject matter of the public hearing held on October

28, 2013, are hereby adopted and approved. A copy of the amended Plan and Project

is set forth in Exhiblt D attached hereto and incorporated herein as if set out in full by

this reference.

fb it et b

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

any of the remaining provisions of this Ordinance.

retmitie s e et mans o pomem it
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SECTION 4: Incomoration. The findings end recitals contained hersin
are daeclared to be prima facle evidence of the law of the City and shall be received in
gvidence as provided by the Hiinois Complled Statues and courts of the State of Hinots,

SZCTION §: Superseder ang Effective Date. Al ordinances, rasolutions,

motions, or arders in conflict herewith are hereby repealed to the extent of such confilel,
and this Owdinence shall be in full force and effect immediately upon ils passage by the

Corporate Authorities and approval as provided by taw,

AYES fl NAYS ABSENT & _

Iniraduw_lb. 2013 Approved:
Adopted L) 0eanes [l 2018 “nadreanber 13 201
2,07 DIl
Eigapeth B. Tisdahl, Mayor
Attest; Approved as to form;
P R 2 Y 8

Rogney G{péehé. City Clerk W Grant Earrar, Corporation Counsel
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EXHIBIT A
Legal Description

THAT PART OF THE NORTHWEST QUARTER OF SECTION 25, TOWNSHIP 41
NORTH, RANGE 13 EAST OF THE THIRD PRINGIPAL MERIDIAN IN COOK
COUNTY, (LLINOIS, BEING DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHWEST CORNER OF SAID NORTHWEST QUARTER;
THENCE NORTHERLY ALONG THE WEST LINE OF SAID NORTHWEST QUARTER
TO THE NORTHWEST CORNER OF LOT 9 iN HOWARD-HARTREY SUBDIVISION,
BEING A SUBDIVISION IN SAID NORTHWEST QUARTER ACCORDING TO THE
PLAT THEREQF RECORDED SEPTEMBER 1, 1893 AS DOCUMENT NO, 93606916;
THENCE EASTERLY ALONG THE NORTH LINE OF SAID LOT 9 TO THE
SOUTHWEST CORNER OF LOT 2 IN BRUMMEL PLACE SUBDIVISION, BEING A
SUBDIVISION IN SAID NORTHWEST QUARTER ACCORDING TO THE PLAT
THEREOF RECORDED JULY 26, 1956 AS DOCUMENT NO. 165650663; THENGE
NORTHERLY ALONG THE WEST LiNE OF SAID LOT 2 TO THE NORTHWEST
CORNER OF SAID LOT 2; THENCE EASTERLY ALONG THE NORTH LINE OF SAID
BRUMMEL SUBDIVISION AND ALONG THE EASTERLY EXTENSION THEREOF TO
A POINT ON THE EAST LINE OF THE WEST HALF OF SAR) NORTHWEST
QUARTER; THENCE SQUTHERLY ALONG SAID EAST LINE TO A POINT ON THE
SOUTH RIGHT-OF-WAY LINE OF THE CHICAGO NORTH SHORE AND MILWAUKEES
RAILROAD; THENCE EASTERLY ALONG SAID SOUTH RIGHT-OF-WAY LINE TO A
POINT ON THE EAST RIGHT-OFWAY LINE OF HARTREY AVENUE: THENCE
GOUTHERLY ALONG SAID EASY RIGHT-OFWAY LINE AND SQUTHERLY
EXTENSION THEREQF TO A POINT ON THE SOUTH LINE OF SAID NORTHWEST
QUARTER OF SECTION 26; THENCE WESTERLY ALONG SAID SOUTH LINE TO
THE POINT OF BEGINNING.

o
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EXHIBIT B
General Street Location

The proposed amendments to the Howard Hartrey Redevelopmaent Project Area consist
primarily of vacant industrial property located to the north of the existing Howard Hartrey
Redevelopmenl Project Area (and aorth of Brummel Place/Shure Drive) bounded by the
shopping center and Howard Street on the south, Hardrey Avenue to the east, and the
rall right of way to the north, The "Vineyard” property tocated to the west of the former
Shure facility ia not Included,

PP I
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Map of Amendert Redevelopment Projoect Area
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EXHIBITY D

First Amendment to the Redevelopment Plan and Project




DRAFT
DATED 7/30/43

CITY OF EVANSTON

HOWARD-HARTREY TIF DISTRICT
15t AMENDMENT

sRedevelopment. plan’ means the comprehensive Programl of
the municipality for development or redevelopment intended by
the payment of redevelopment project costs to reduee oF
climinate those conditions the existence of which gualified the
redevelopment  projeet area g @ *hlighted area” o¥
vegnservation area’’ OF combination thereof or “industrial park
conservation aren,” and therehy to cnhanee the 1ax hases of the
taxing districts which extend inte the vedevelopment project
aren as set for in the Tax Inexement Allocation Redevelopment
Act, 65 JLCB 5/16:-74.4°3, ¢t 54, a8 amended.

Prepared for: City of Evanston, Minois
Prepared Jointly by: Xeane, MoKenna and Associates, Inc.
and

The City of Evanston

© Original TIF Plan ~ March 1992
Draft 1 Amendment —July 2013



CITY OF EVANSTON
TIF REDEVELOPMENT PLAN

HOWARD-HARTREY TH' DISTRICT~ 15" AMENDMENT
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i, INTRODUCTION

In 1992, the City of Evanston sdopted the Howard and Hartrey Redevelopment
Plan and Project {the “Criginal T35 Plan,” contained in Appendix 1}. The
purpose of this repostisto update and amend the Original TIF Plan prncipally
by adding two {2) parcels to the TIF District. & sceondary goal i rovisethe
Original TIF Plan to ensure that it complics with statudory chenges made to the
TIF Act alter x902. ‘The City Is purswing the proposed amendment as part of s
strategy to promote the continued revitalization of key ynder-utilized properties
1ocated within the Howard-Hartrey TIF District, s amended.

Kane, McKenna ond Associilos, T, {K814) has beéen retain e by the City of

Evanston to asaist the City in drafting this amendment t0 {he Plan.

Objectives. The City's general ecoronpic development ohjcetives are to enhance
residential, commercial, vetadl, ndustrial and rixed use opportunilies within the
Gity, including the proposed Howard-Hextrey TIR District, as amended. To
achieve this averarching ohjective, the Oity e issued the following guidelines

identified in the 2000 Comprenensivy Plan that would apply 1o the Howard-
Yartrey TIF District, {Referto Exhibit 1 below.)

Exhibis 1

£ Comprehensive Plan Applicable 1o & txey TR

YTy

Promote the growth and Encoursge the location of new v expanding
redevelopment of bysiness, husinessey in existing commercial and mixed-use
commercial, and industidal avcas Jocations fhat would benefit from redevelopment

Tintoa and aftract pusimesses x|« Suppori s cooperative marketing effort {with

order to strengiiien Rvanston's extornal entitios] to aittact now HUsinesses to

economic base yacand stovefronts and conmmercial spaces

Touopnize and support he SIONE | « Protect and enbance the treditional churacter of

vole neighborhood business neighborhood business Hatricts; carefuliy exemine

disticts play in Evandion's proposed design changes using the Zoning and

economy and its identity Sigm Ordinances, and site plan and AppoArance
DRIEIE

» Davelop slrategies where feasible for addressing
parking and cieculation concerns of mexchants and
supgunding residents, -
Supporl and encourdge efioitsat | »  Promote and support joi readiness and training
empleyment assistance and programs es well as sonall huyiness start-up

Jinkages assistanas programs

Saren: ity F Fianstan Comprefisnsie Gonaral Fl, 2000

........ A L AR
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Given the City's goals as well as the conditions destribed in this report, the City
has made a determination that it is highly desizable to promote the
redevelopment of the proposed Howard-Hartrey TIF District, as amended.
Without an implementation plan for redevelopment, Cly officials believe adverse
sonditions will wossen. The City intends to implement such 2 plan in order to
restore, stabilize, and increase the economic base of the TIF District and provide
betier roadway and alley access to and within the area. These activities will not
only benefit the community as a whole but also generste additional tax tevennes
to support municipal services.

Because of the condilions observed in the Howard-3artrey TIF Districl, o8
amended, and the required coordination for fature land ases, the City is favorably
disposed toward supporting redevelopment efforts. The City has determined that
redevelopment should take place through the henefit and guidance of
comprehensive econoric planning by the City, Through this coordinated effort,
the TIF District is expected to improve and development barviers will be
eliminated.

The City aifirms the following findings: :

o The TIF Districl, as amended, on the whole has not been subject to growth
and development through investment by private enterprise and would not -
reagonably be anticipated fo be developed without the adoption of the TIR
Redevelopment Flan, as amended;

o Redevelopment cusrently planned for the Howard-Hartrey TIF District, as
amended, is feasible only with public financial sssistanoe; and

o The TIF Redevelopment Plan, as smended, conforms o the comprehensive
plan for the development of the City as 2 whole, as reflected in the City's
ZoRing map.

By the establishment and vhilization of a TIF redevelopment plan, as amended,
the City intends to continue efforts to provide the assistance requived to ehinrinate
conditions dotrimental to successful redevelopment. of the TH District.

Tho use of TIF relies apon induced private redevelopment in the Howard-Hartrey
TYF Distriet to create higher real estate values that would ctherwise decline
without such investment. By so doing, # would result in incrensed properly taxes
compared to the previous land use (or lack of use). In thiy way, the existing tax
hase for all tax districts would be protected and a portion of future increased
taxes pledged to attract the requisite private investment.

1t is found, and certified by the City, in connection to the process required for the
amendment of this Plan and Project pursuant to 6 1L8C Section 5/11~

2nt mam A N LLa Al Lot B LA (L4 LAASAVAYAT PR A3 YT e A o e e
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Ta43(05) of the Act, that this Plan and Project will 5ot result in the
displacement of 10 OF more snhabited residientinl anits, Therefore, this Plan and
Project does notincladea housing impact study. ¥ala later tiow the City does
Jecide Lo dislocate more than ten (1 0) inhabited residential units, this Plan would
finve to be amended and a housing impact study would be completed.

...........
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I, THE PROPOSED TIF DISTRICT, AS AMENDED

The purpose of this seport is to amend the TIF Plan principally by adding two (2)
parcels 10 the TIF District, A secondary goal is to updale the TIR Plan to conform
to rocent statutory changes made to the TIF Act after the Dripinal Plan was put
into effest.

The FIF District, as amended, is generally located northwest of the intersection of
Howard Street and Haxlrey Avenue., Atthe time the Original Plan was adopted in
1602, the area was an obsolete industrial ares; subsequent to the adoption of TIF
financing, the City facilitaied the convension of the ares info a succoss{v] retail
shopping cener, ln contrast, e adjacent Amendment Area bas remained an
obsolete Industrial ares, and has not been revitalized 2elving on solely private
sector resources. As 4 result, the Cily again ssoks to use TIF financing to help
bring about a similar conversion 10 a modern yse in the Amendnaent Axea,

Currently, the TIF District Amendment Aren suffers from a variety of aconomic
development impediments, as identified in the TIR Acl, As indicated in the
qriginal TIF Redevelopment Flan, it suffers fiom various “conservation area”
factors as defined in the TIT Act. Appendix 4 identifies additional redevelopent
impediments that limit redevelopment of the Amendment Area.

The Original TIF Plan conteined is Appendix 1 also provides a boundary map and
legal deseription of the TIF Bistrict,

ity of Seanston - Boward Hartoy TIF
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L. AMENDMENTS TO THE TIF PLAN

In tliis section, amendments t the Original TIF Plan are presented, For
reference, relovant excerpls from the Original TIF Plan are shown, with
arvendonenis showing additions and deletions to the original laaguage.
Collectively, the amendatory language compuises the “ Amendment.”

Amendment A
Page 6 of the Oviginal X7 Plan

Ultimately, the impiem@ntaﬂen of the Redeveloprent Plan and Project will
benefit the City and all the taxing districts whi ch encompass the RPA in the form
of a significanily expanded tax base.

Iisantiipated thd the implemseniation of tis Redeydlopmont Flan and Prolect
sl have aanininial Bnancial inpact on Mest & f the affected taxing distriots, s
m_-@mﬁmmagxmﬁmmmqwmmn@@;;m;agmmm
i!:};ia?shMM@%MMM{M{&Q.ll,giﬁliﬁmﬁﬂﬁwlﬂnmﬁﬁmwﬁmg@l
mﬁﬁﬁﬁggﬁﬁwimmﬂmﬁﬁmﬁ&mﬁmﬂﬂ%

si;mt'ssém;ﬂi&mmwimmqmmﬁumm&imﬂmmﬂﬁm
the area, Specific obipatives are seand.t stabilize the RPA'S guisting strenuths
am»ita};wmmm@mﬂmm,m _The City may consider the
g@ﬁa&aﬁwﬁiﬁm@ﬁm&mﬂmﬁaB&iﬁg&iﬂﬁ%ﬁmﬁ%@mmmmmmm
ahligated tn TIF projosta) on an.anpyal hasie.

Ay surplys Special Tax Allocation Bunds. o thes the extent any survlus exists, will he
aronurtionately shaved, hased on the.approprik o tax tates fov 4 given vear, with
Lbﬁmﬁwiaai;m?jgizmmm&iﬁglbggﬂmﬁiwwﬁ:@mgmﬂm
pxpended or ingurred 5 8D  oblization by the Gty have heen duly accountet for
thyongh administration of the Spedl al Tax Allocation Fund to he established by
the Cityag provided by the Act,

_Amendment #
Page 15 of the Ortginal TIF Plon

() Profossional Service Gonts — Costs of studies, surveys, development of plans, and
specifications, rplementation and administration of the redevelopnent plan ncluding
hut ot limited to staffand professional service costs for architectural, engineering,
lega), marketing, financial, plavning ot other special services, provided however thatno
charges for professional services may be based on a percentage of the tax jucrement

o rr ALY ANAR L1y eyl A o e 7% -
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l 4783, no contracts for rofessional services, excluding mchitectural snd enmineoring
servives, may he eutered into if the tepms of the contrach sxtend bevond 2 perlod.of 3
years.. Mler consultation with the pwmicipalite, cach tax increment consuliant oy
advisor .2 muicivality that plans to destnosie o hes desipnated 2 redevelopment
profect area shall inforn the municipality in wiiting of any contracts that the consuliant
ux advisor as enterad dnto with entitios ox individuats that bave regeived, orarg
receiving, paymends Snanced by lax ingrament vovenues wrodused by the
redevelopment project arca with respest ¥o which the consultant or adviser hus ,
‘ performed, on will be porforming, serviee for the rounicipality, This reuirement shall by

rrevror

satisfied By the consultyml ot advisor befors the commencenont of sexvicas for the
municipality and theveafter whenever anv other contreis with those individuals ox
entities are exeuted by the consubiant o advisor:

businesses. developors. and nvestors;

»__Annual admiishrative costs shall notinelude seneral overhiead or sdministraiive
costs of the municipality that wonld still have been Inewryed by the municipatify if
the munidpality had not desienated 2 redevelopment proisct arga orapbroved a
tedevelopment plan;

= . Jn addition, redevslomment profect sosis shall not indlude lobbying expenses:

* 2 The cost of markating sites within fhe redevelopment proicet ares 1o prospoptive

PmTTTTTr

1 {2)  Properiy Assembly Costs - Properly assembly costs including but nol limited to
acquisition of land and other property, veal or personal, or xights or interests thevein,
demolition of buildings, site preparation, site ipguovenents thatserve 45 an sogineercd
barriexr pddressing ground Jevel or helow sround envivonmenial coniamination,
inchuding, but not Hmited 3o backing fols and other congrete or zephalt barriers, and the
clearing and grading of land;

—

(33 lmprovements ko Public o Pidvate Buildings - Costs of rehabilitation,
reconsiruction, repair, or rémodeling of oxisting public or private huildings, fixtures,
and Jeasehold hnprovements and the costof veplacing zu existing public building if
§ ouzsuant 10 $he inplemenation of a tedevelopment proiec!, the existing public huflding
is.to he demnlished to use the sile fox private investmont or devoted to a difforant use
requiving privite investment; ingluding any direct or indirect costs relating t0 Grecn
Glohes or LEED contified constyuction slements.or construgtion clements with an
gopizalent certification:

{4)  Public Works — Costs of the comstruction of public works or improvements,
indluding any direct or fndinont 2osis relating o Green Glober o LERD optified
constructinn elements or eonsiruction clements with an equivalont rertification. excent
that ou and aftex November 1, 1099, redevelopruent proieet costs shall not include the
cosk of constructing 2 now mugicipal public huilding principally used to provide offiees,
storaze space, orconference faollities or veldole stomee, adnienance, orrepsic for
adininistraiive, nublic safety, or public works personnel and ihat is not intended to
renlage on exigling nublic building as nrovided undor naragraph () of subsection {51) of
iLﬁsszzésammmuﬁm&izim;{ilé;hﬁmzﬁﬁuﬂiﬁ{mfm@jmmmmmw;kim
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ﬂi!ﬁmﬁﬁf)ﬁ%@lbﬂ}lﬁ‘!m!.ﬁi.ﬂimlimmﬂ'Qﬁi&éﬁ%ﬂd&ﬁ%&iﬁ)ﬁ&%@@ﬂm&
ma.ksﬁm,@zmm@gmm;nmmﬁiaj;hsﬁ,xg.d@y,@gpnm_u;iﬁmmmm.ﬁi@m@mu
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(5  JobTraining . Cests

of job training and retraining projects, incheding the cnstof

welfare to work! programs i Nemented by businesses Incated within the
redevolopmient brofect negos :

6y Uipamging Costs - Financing cosls including but not limsited to all necessary and
mcidental exponses related to the issnance of obligations and which may inchude
peyment of interest on ARy obligations issued pursuin {0 the Act aceruing during the
estimated pexiod of construstion of any redovelopment project for which such
obligations axe lssued and for 2 peripd not exceeding 36 months (heréafter and
inclnding reasonable reserves related thoreto;

(79 Capitel Gosts ~All or a portion ofa taxing Jistrict’s capital costs resulting from
the redevelopment project necessaily incu rred ox 1o be in fartherance of the objectives
of the redevelopment plan and project, 10 the extent the municipslity by written
agroement sccepts and approves the same;

£§Mmmxgg$WMs;1ssmmmﬂmmmmm
Lﬁ.si@,wismmmkw.@i@gm}:ﬂzé5.5.I}Jﬁnu!.l.%Lt&tu}siezizlcz‘%ﬁemthwmﬂzﬁmf;,;a;t:m.mm@m
,ﬁa,z.zﬂzsiu&g&&.ﬁ@iﬁ%ﬁ‘&mﬂsiislgm;aﬁm:hhlsaggiasb.es;m&_zm.ﬁsmam
m&i&mﬁu@m_sﬁmﬁ;@&w&m.g-szﬁts attrihutablo 1o sssisted housing units
Toeated within tho redevelopment mroiect.aren For which the developer or redevelover

.a:ap_qeimmﬂﬁilh&&ﬁiﬁi%ﬁﬂhﬁn;gMm.mmam&a@m&!ﬁm

cipality.or hecanse the

;uazﬁgmﬁmxingx_z&%Mime%g.wjma;mmm;mwﬂmmﬂﬁ
mmgzif«mmmﬁmﬁmmﬁmmm@m‘mmwnssaﬁﬁm%
anthotized by the Aok an Lmhj.c}.w.s,ta§!3gliia,mai§iaﬁﬁamnmﬁszim!iuufm the
Specinl Tax Afloeation Rund when the faz jneréy nent reveque is received as.a tesultof
the assisted howsing wnits and shall he ealonlatod annn v,

{#10) Relocation Costs~To Lhe extent that a municipality determines that relocation
costs shall be paid or'is required 1o make payment of refocation costs by federat or State
Yaow o i order to satisfy subparagraph (7} of subseotion (n} of the Act;

(10} Pavmont.in liew of taxes:

(119) Othor Job Training - Costs of job training, retraining, advanced voeational
education or career edacation, including but not Tinited te courses in ocoupational,
semi-technical or technical fields leading direcly to employment, incursed by one or
move taxing Sistricts, provided that such coats (1) are related to the establishment and
rnaintenance of additional job training, advanced vocational education or caresr
education programs for pursons employed or to be employed by employers located in a

redevelopment project arca,

and (i) when incored by a taxing district or taxing

{ty of Evanston « Roward l!a\mey TiF
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districts other than the municipality, ave set forlh in a written agresinent by or among
the meanicipality and the taxing distuiet or taxing districts, which agreement deseribes
the progeam to be undertaken, including Dut not limited to the smber of employees to
e trained, a description of the training and services to be provided, the mumber and
type of positions available or to be available, temized costs of the program and sources
of funds to pay for the sanie, and the term of the agreement. Such eosts indlude,
specifically, the payment by community college districts of costs pursuant to Sections 3-
3, 338, 3-40 and 3-40.2 of the Public Commumity College Act and by school distriets of
costs purssant to Sections 10-22.204 and 10-23.3a of The School Code;

(3210} Developer Intevest Cost — If deemed prudent by the City Qouneil of the City for
the redevelopment project, interest costs incarved by the redeveloper related to the
construction, renovation or réhabilitation of 2 redevelopment project provided that:

(a) such ¢osts axe to be paid divectly from the speciad tax allocation fund
established pursuant to the Act;

{b) such payments in any one year inay not exced 30% of the annual interest
costs incarred by the redeveloper with regard to the redevelopment project
during that year;

{c) if there are not sufficient fands avatlable in the special tax allocation fund to
make the payment then the anounts se due shall acorue and be payable when
sufficient funds are available in the spedial tax allocation fund;

{4} the total of such interest payments paid pursuant to the Act may not excsed
36% of the total {i} cost paid or Incuried by the redeveloper for the
rvedevelopment project plus (i) redevelopment project costs excluding any
property assembly oosts and any relocation costs incurred by a municipality
pursuant to the Act;

fe) thecost Tmitesof forth in subpuragranhs (81 and (D) of paragreph.shafl he
modified for the financing of rehabilitated or new housing units for Jow-Tacome
honseholds and very low-ingome households, as defined in Section 3.of the
linefs Affordable Housing 4ok, Tha percentage of 75% shall he substituted for
30% in sebnaragraphs (B) and (DY,

{£} Instend of the eligible costs provided by subparnscaphs (Bl and (D), as
madificd by this subnaragrani, and sotwithstending sue sther provisions of the
Ast to the contrary, the muwisinglity mav yay froin tax incramentyevenues up o
50% of the gost of construetion of new housing units to be oncupled by low-
facome househiolds and very Jow-incomie honseholds as defined in Section 3.4f
ihe HBlvois Affordable Housing Act. The eost of construction of those units may
bederived from the proceeds of boods jasued by the smaicinlity under the Act
vt.pther constilntionit or statiory suiherity or fom other sources of municipal
revenue thal may be yetmbursed from tax ingreinent yevenues or the procouds of
bonds issued 10 finance the construction of that housing, The eligible coats .
provided pnder this subparageanh 09 shall be sn eligible cost for the
gonsluuetion, renomation, and rebabilitalion of sl low and vervlews-insome
howsing npits, as defined in Seotion 3.0f the Wineis Affordable Housing Act,
within the redevelopment project suea. I the low and very low-incone units arg

£l d rowtyeer e e S RTIATH AN A ani




o o vor g Ione R DoHe RIS, iy the low ans very low-income wiite

shall b ehiaible for benofits sods subnarserani (R,
{ar)—iamnent-ia-dion-ofdaven

The FIE Aa prohibils ceriain costs:

¢ _nless exolicity stated herein the cost - of constineling i new privately-owned
1 huildings shall nolbe.an disible redevelopment profect coSt.

those costs would provide direct financial suppoitio a retall ontity initiating
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x  Nocostshall bea redevelopment projeet cosl in g vedevelonment pro juckavpa used

o structure that is inchuded or eligible for inclusion on the

the 1LS, Depurtment of the Infedon,

to demolish, remaye, of substuntially soadife 4 historic sesonres, afler AUOYSE 26
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dexolition, remaal, or modification s sibiect to review by the preservation steney
of o Certified Local Govermmont Gesignated as such by the Netion al Park Serviee of

Amendment &

Page 18 of the Original TIF Plan

: Estimated
Program Actions/ lenovemerys Losts
Land Acquisition and Assembly Costs inchuding Demolition and SFHO0;000
Clearaneo/Site Preparation 11,000,000 |
Consction of Public Faciities and pundingy, RehabHitation, andl 150;000
related Public Inprovements Including the Reloeation of Existing 59,500,000
Usilities and the Provision of Uity Service
Environmental Romedintion S1,500.00
(hifity Improvements including, But Mot imited to, Water, Storm, 25000
Sanitary Sewer, and the Service of Public RacHlities SLEIO000 |
Fonstruchion and Reconbguration of Pariang Rights-of-Way and SOHBOO
Streat Fnprovements/Construction, sigoalization, Traffic Comtrel, SLon0000

 Lighting, Landscaping, Buffering and Stresiscapiop

Tnterest Costs Pursuant 1o the Act 1BOREE
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. 2200000
Planning, £ogal, Enginwriag,_.{sdministfaﬁve. Anpal Reporting, RROWEG
| Mavketing, and Other Professionel Service Costs 3200000
Relocation 108000
$200.000 |
Job Traiming 106,000
F20L00
Misceltaneous/Contingencies 06;000
R
| Eanents Puvsuant fo Intorsovernmental Agreesonts ﬂamg},&%ﬂ
TOTAL ESTIMATED COSTS THOR0E.0
o $19,500000 |
06
{r1AT prajoct costcatimates wre in 20150508 dufines, Costs miay bt adiusied for inflintion powtie TIF At
{63 2 nedition o the above wnted ooxty, vt Dondy ismeed Lo flapace & phase of the Pegjeet snay ucide an anpunt nfgmmedt‘-

sufficicat ta pay custormacy nad ressooabit-clistges asaotiated wilh the Inswauee of such ablgations, interod aesyesidad with swch
phlipativns, tad capitdized babiegt shd jagona g;wquimd yRSpTVGE, ]

i Adiulents 1o the Stimated Hue-dtem coxte abovi nre expected, Adivspnt ey be audain it iens wible e dotal, sitbog
Tt or fetenasiug Hoecitonss ot for wedevelonntosy, Bach individnal projont cost witt i recvaliuted i Hight of the projected
private devplopraent snd roswiting bt rovimods i H s slnsiered Torpublie Frmicing vader the provigions ol the Act

1} ) The torghsof theino-dems et forth slinvn are ot Satendidio phace & wolal limil on the desofhed srpendituros, s the spasific
Ttems listed ahtve are nut fatendod fe proclude payment of oth:rcﬂﬁb!e rodevelopinent prajeet posts fo oommeetion the
redevalgpment of the R¥A ~ provided the Lota] amomest of payiuch for eligible morvelgpwent profest cogts shatt not exoosd the
guchl budpet wruss ootlined wbove, .

bt wsALL
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Page 21 of the Origing! TIF Plan

Antieipated Equalized Assessed Valuation

Upon completion of the anticipated private development of the RPA by the year

j 19952015, it is estimated that the equalized assessed valuation of the property within
the Redevelopment Project Axen will be inereased-by-approxhmately

$ 25 500,0005700;800Fhe-eslimateassuneca-sensant- Gook-Dounty-equnliontion
factor-bpuitinkerr-ef-orsand19er-dollars:

Poatnod e

Amendment B

Paye 24 of the Original TIF Flon

This Redevelopment Project gud relivement of alt ollieations o Hnance redevelgpnient
costs will be completed on or before # dale 23 years from the adoption of the ordinance
designating the Redevelopment Project Area, Adtusl-censthraction-aeiivitierssre
antieipalied{ebecompletedwithin-foar- G- yeave—The sclual date fov such complotion
and xetirement of ohlisations sholl not be later than December 31 of the vear in whinh
the pavivent to the munieipal treasurer pursuant i the Actis 1o bo roade with respect to
ad valovem taxes Jevied in the tnventv-Aiird calendaz vear alftex the ordinance approving
i< adopted. .
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Amendment P

Appendix 4 of the Original TIF Plan { Legal Deseription)

The Seathwest Quarter of the Northwest Quarter of Section 235, Township 41 North,
Range 13, Bast of the Third Principal Mevidian {except fhe North 150 feet ying West of
the Bast 33 feet theveof) and the West 33 oot of the Southeast Quarter of the Nortinwest
Quarter of said Seetion 25, {except the Nortl: 183 feet thereof) all in Cook County,
Winois, and ncluding the amended legal deseription attached as Appendix 5.

Amendraent &

Maps 2, g and 4 of the Origincl TIF Plan

The TIF District boundary taps, existing land use map, and intended fand use
map (Maps 2, 3 and 4 of the Origin al TIF Plan) are repiaced by the maps enclosed
herein as Appendix 2,
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8 INTRODUCTION

Uinneral. Background. - City of Evanston

The Cily of Evanston, THinols is & community of approximately 72,000 {as of the 1990
Census) and is bordered on the east by Lake Michigan, on the south by the City of
Chicago, on the west by the Village of Skokic and on the north by the Village of Wilmette.
The City lies in Cook County and is Jocated approximately iwelve {12) miles north of
Chicago’s Loop, Iacorporated in 1863, the Cily today is one of the inrgest, oldest and most
diverse subuwrbs of Chicago, with many amenifies such as an established business
environment, quality housing stock, 2 vast public transportation system, and excellent public
schools. The Gty of Evanston s fhe home of Northwestern University as well as thres (3
other institutions of higher education.

The City lus grovm througls the years primarily due to annexation {the Vilfages of
Nexth Evanston and Soulh Bvauston wers annexed prior lo 1892) and the increased
enrollment and employment at Northwestern Universsity (the City's acgest employer), The
extension of the Chicago mpid teansit system to Rvanston and north 1o Wiknette added to
the population growth throughont the early and mid-1900%s.

In 1921, the Evansten City Coungil adopled iis first zoning crdinance which was the
fizst in the State to prevent over- crowding of Jand and to inohide provisions to separets
business and industrial aseas from residential neighbiorhoods. Today, Evanston has retained
its residentia] character, yet it has grown with respect 1o its commercial and industrial base.
Once: the key retail center for the North Shote, north Chicago and the northwest subnrbs,
much retafl space has since been converted te office and residential space, which contributes
to a more sorviee-oriented envirorment in the City's downtown. Taday, downtown
Branston is considered vivble and wellamaintained, having cseaped reuch of the deterioration
apd abandonment that bas impacted other older uchan communities,
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Ax avoa of the City that has heen considered for potential tedevelopment s generally
known a5 e City's southwest industeial corridor (SWIC0). This pertion of the City's
industrial base had gradually begun o detedlorate by the carly 1980%, its decline has
primarily been dne to anumber of factors inciuding the periodic aud recurTing vacancies by
various industrist and retailconmmercial enterprises adjacent o the fadugteial uses and the
establishment of incompatible uses within and surrounding the industrial awea. OQverall,
many developreents find that the ability to expaud operations is hamapexed due to the
bariers of the Mefrapolitan Water Reclamation District (VWRD) caual, existing rights-of-
way and the neighboring vesidontial area. The 1085 abandonzent of the May{air Ratlroad
rail line running through the area alse contributed to irregular parcel shapes and Jayouts.
Overslt, the Jack of meaningful plans and investuend by both the publc and private seclors
in maintaining (e rea has hampered the ability to creats z safe, pleasant, intepeated and
fonctional business enviromment,

The entire arca suffors fom tmcoordinated, sporadic development. Badsting
development has been primarily limited to some res], outdoor storage, heavy and light
industrial, and automotive wses, Many of the uses have beers fow density, lower vajue uses
such as storage vardsor junkyards, A Redevelopment Project Area (RPA) has been sdopied
for a portion of the property wilbin the SWIC corridor (approximetely 12 acres) and
redevelopment propusais have been submitted for review,

“The larger arca under considexation for redevelopment also includes the site of the
former Rust-Olenrn Coxporation facility, which bas been demolished, and the partiafly
vacant Rell & Howel Facility loouted] ut Howard Slxeet and Hartrey Avenus, Thess facilities
ate examples of buildings that have become ontmoded, undervfilized, or kel vacant as
corporations have consolidated operations, chaoged fachnologies, or downsized business
aperations,

Theabsence of a significant developrment within the overali SWIC Corridor will likely
prevent the City from achieving a ‘highest zd best use' of the land, as well as from realizing
wnoreased potential real estate tax veceipts from any incrementa} increases in assessed
valnations within the area. Inetementel sales fax receipts may alse be foregene if &
devslopment plan s not initiated, The lack of such a plan will likely lead {o the continued
overall blight existing in the arca with 4 high kelibood that such conditions will worsen.




The City, with its large numbers of residents desirons of climinating bliighted
conditions @nd preserving existing coaployment as well as the cxeation of new local job
oppertunities, is detemoibesd to address these concerns.

.. The Howard and Hartrey Redevslopmont Zeojoet, Area (RPAY

The propused Howard and Hartrey RPA. I8 located south of the Jaxger sonthwest
industtisl area stodied by the City and Hs consultants in 2 1988 Tax Increreent Rinance
{TIP) eligibility analysis. In ferms of the RPA properiy’s uses and physical configuration,
the property is affected by wany of the same problems identified fn the prior higibility
analysis. The presence of the sanitary canal nearby, site aceess and egross considerations,
and an older dustdal slructure all detract from the RPA’s redevilopment potential,
Fowevet, the RPA™ location nmear major arterials and the commercialireladl frontage
availability serve to distinguish this property from other stady amea property. Market
inferest and potentall reuse would appear o favor retall andfor commersial vse, given the
Ifrontage availability along an artorfal road. While the balance of area prepesty, including
the Soutlrwest TLF district, may fivor industrial use or redevelopment, the proposed RPA,

offers an opportuity for moderm, retai! tedevelopment.

The structure within the proposed RPA was constructed in £946 for the Hibbard
Spencer Bartleit & Co,, a wholesale distributor of hardware and other supplies. Prior fo the
construction of the Tacility, greenhouses and a xursery occupied the site {which was annpexed
to the Gity in 1913). Hibbard Spencer Bartlett & Co. received poods by truck and rail
service, then distxibuted products nationally 1o its castomers. Reghipment of goods was akse
made by rafl and truck. The properly was sokd to Bell & Howell in 1984, The building has,
sines s construction, been under single ovmership.

As a result, the properly’s reuse options and mirketabiity have been limited, Bell
& Howell at one firne operated at full capacity withit the building, but consolidations and
divestitures have resulled in an increasing amount of vacant space. Bell & Howell continues
to Jease space to tenants within the building, most of these tenants have been divisions of
Bell & Howel) ot are currently paxt of the corporation, The vacancy rate for the stracture
is oxpested to increase as cerain key tenancies expire, while the past several years have
witniessed purtial occupancy of the building.




The aree to be designated as a TEF District hag been found fo gualify for RPA
designation, asevidenced i the Qualification Report included aspart of this Redevelopment
Plan and Project. The Report congludes that the area as & whole quafifies for such biighted
designation By consideration of all relovant evidence within the meaning of the TIF Statute,
A. peneral description of the RPA follows: '

Beginning al Ciy's western border at the morfhern Bell & Howell property fine, then
pasterly to the western edge of Hartrey Avenwe, then gortherly lo the Skokie Swift right-of-
way, then southerly approximately 20 feet, then gasterly to the eastern edge of the Huxixey
Avenne right-of-way, then southerly fo ihe cenfer line: of Howard Sfrect {the City's soulhern
boundary), then westerdy to fbe City's western bordex, then nortbedy fo the point of
bepinning.

The proposed RPA includes an area. which encompasses approximately 23.65 avkes
of land and one approximately 740,000 sq. L. shructure. (See Map 1 and Appendix A for
a Jepat desoription, attached hereto and rade a pact of this Plan).

The majosity of the improvements in the proposed RIFA. have become obsolete and
Jemonstrate conditions of depreciatton or Jack of physical maintenance, Fher: is evidence
of delsterions Jand useflayout in the arca’s development, inadequate utilities, obsolescence,

' pxcessive vacaneies and an shsenct of effective comepupity planning for the aree, Taken in
rotal, these specific factors conitibute to the overall biighting of the arez. (A mor detailed
examination of qualification factors is found in Appendix B).

The City is desirous of atiracting significant private markel redevelopment of fhis
area privacily due 1o the Jocation of the proposed RPA toncaxdy residential neighborbogds.
1t is also important to the economic goals of the Cily to atiract an] retain enterprises which

sirengthen Evanston’s overalf cconomic base, a5 well as to expand fire City's manafecluring
and relail bases.

The Redevelopment Plan would serve to addmss, on an area wide basis:

. the obsolescence of industrial improvements and property;

- coordingted acoess and circulation patterns;

. coordinated planning processes and area wide review relating to uses;
- arca appearance; and

- provision of ecessary public kuprovements and seryices.




It s expected that the distribution of TIF benefits would be area wide and would
serve 1o stern conditions of blight and understitizatios,

fn suninary, the proposed Howard and Hartrey RPA. on the wholk has tot bean
sabject o significant growth and developmenl. The area would not reasonably be
anticipated to be developed withons the adoplion of a Redevelopment Plan, The City hws
prepared this Plan to use tax iceenent, financing In order to addross its needs and moet its
redevelopment goals and objectives.

Xhe Bedevelopraent Plan

The City of Evanston and its Feonomic Development Comities have carefully
Teviewed the potentials and consteaints associated with the proposed RPA property. The
City bas determined thad well planned retei¥commencial uses Ronting Howard Street woutd
sarve 1o maximize the RPA property’s economic polential and would provide retail services
to City residents. 'The atirection of top quality retall users and the encouragement of 4
woderm, elliclent rotail property axe key to the City, The location of the property and its
size have presented unique opportunities for an attraclive, well destgned redevelopment
effort. The effort wonld utilize both public and private resources in order fo stabilize ang
cohance area properly values (g, propesdies located withia or proximate to the RPA),
create new jobs, and to provide for & market rouse of corrently wadenstilized property. The
proposed redevelopment of the RPA property would serve o sncourage interest in the
surrounding industrial area’s property. .

Private and public investmen! would act as a positive sigual, genexating repewed
fnterest 1o swirounding property opportanitics. The RPA designation addresses the
necessary public assistancefimprovements required to induce the fntensive redevedoprent of
the property,

The needed public nvestment will he posdible only if tax inerement financing is
adopled pursuant o the'ternis of (he Tax Jncrenment Allocation Redevelopment Act {the
“Aet'}. The gualification of the entive arch gs blighted makes possible lutwre developraents
2ot now anticipated, cartying on the intention of the Act. Swuch blighting factors, together
and in combination, have restrained or provented successful development from occurting
within the area. Other public resonrces may have (o be made available to attract the very
noeded private investsent to develop the propossdt mrca, The public xesowress would be
tequired to address blight factors.  Property and Jocal sales fax incremental tevenue
geswesated by the developmoent may play a decisive role in snouraging the private
tlevelopmient of the RPA.




Conditions of obsolescence and undenutilization thiat have precluded andfor retarded
intensive private ivestment in the past will be addressed.  Through this proposed
Redovelopment Plaa and Project, the Chty wifl serve as the central force for marghalling the
assots snd crecgies of the privale sector for 2 woified cooperative public-privats
redevelopment offort. In this regard, the Cily wil seree as e catalyst for cocrdinating a
sucoessful redevelopment of the area, Ultimately, the implementation of the Redavelopment
Plan and Projoct will benefit the City and 2l the taxing districts which encomgass the RPA
in the form of a Significantly expanded tax base.

On November 11, 1994, the Evansioa City Council adopted a Resolution (Resolation
No. 38-R-91) indiceting its intent to use Tax Increment Finandng (TIF) for the
redevelopment of the avea desoribed herein. Redevelopment of the RPA is tenable ondy if
& pertion of the improvenents are Funded by tax increment. Hrancing.

The adoption of this Redevelopruent Plan and Project makes possible the
implementation. of 2 comprehensive progam for the economic redeveiopment of the area.
By means of public investment, the RPA will become an improved, more viable eovironment
that will attract private investment and diversily the City’s tax base.

Pussuant o the Act, the RPA includes only those contiguous pateels of real properly
and iaprovements thereon substantially benefitted by the redovelopment project. Also
pursuant to the Act, and which ern be evidenoed above, the RPA is not less in the aggregate
than } /2 acres, ' :




I REDRVELOPMENT PROJECT AREA LEGAL DESCRIETION

The Redevelopment Project Area is legally described in Appendix A.
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‘The goals of the City for the RPA (as oxpressed in this Play), conform fo the
Bvauston Comprehensive Geneal Plan, adopted s April, 1986. (Note: elements of the City
yomog ordinance are in the process of being revised, and the RPA'S proposed uses are {0
be conformant with the revisionsy. A Uroadened, divemsified tax base is necessary o
maintain essential pubfic services o the City and strepgihen ils economy. The
Redevelopment Plap will also provide for expanded rotait opportunities and developments
to be nndertaken within the City.

General Goals

1 Strengihen Evansion’s ecoponic position, thus improving the quality of life provided
fhrough services and pexsonal prosperily of residents, *

2)  Provide and maioalo an atiractive community that creates a i}asitive pubiic ima;g'n
and encowxages individuals, femilies and businesses lo locate and remain within the
comIUniLY,

Specific Objectives

1) Altrzcs and refain enterprises which strengthen Evanston's econowic base.

2) Establish and maintzin a safe, pleasant, and functional environment in the City's
commercial and retail areas while encovraging new economic development.

%) Create additional loeal job opportunitics. '

4  Provide quality retail services to Evanston residents and capturs additional sales tax
ravennes o the City, ' .

$}  Ydentify, matatain and eshance the positive physical clements of Bvanston which
oreate Evanston’s visual clavacter, '

... Stengthen the positive image of the commuzity by sphasizng attextion to design
in developruent.




IV. BLIGHYED AREA CONDITIONS EXISTING IN THE AMENDED
REDEVELOPMENT PROJECT AREA,

The Redevelopment Projeot Area was studied 1o determine its qualifications as a
“blighted aren” with respect to the isuproved portions of the zxez as snch tormis are defiued
in the Tax Tocrement Allocation Redevelopment Act (the "Act*), Hiinols Revised Statutes,
Section 11-74.4-3, Refer to Appendix B for a Qualification Report whith includes a
sunumaty of blightieg factors, findiogs for this RPA, and a st of existing qualilivation
Factors for the area, Such findings inchule the age faclor, obsolescence, excessive vacancies,
fack of ventilation, fight,or sanitary facilitics, deleterious laud use or layout, inadeguato
utilities, depreciation of physical maintenance, and lack of community plenning.

Elo 'I ul-l s x ]

The entire designated Redevelopment Project Area was evaluated in Tune, 1993 -
November, 1991 by representatives frowa the City of Evanston, Kane, McKenpa and
Associates, Inc. and & professional planping consultant, Chittgo Associates, Planners and
“Architeets. Yo such evaluation, only information was recorded which would diroetly aid in
the determination of eligibilily for a tax increment fnance district,




V. REDEVELOPMENT PROTECT

A.  Redevéiopment Plam and Project Ohbjectives

The City of Hvansion proposes (0 reakize its goals and objectives of encovraping the
development of the RPA and encouraging private investment in congnercial/retail
sedevelopmenit projects throngh public finance fechniques inchading, butnot limited, to Tax
Icrement Financing. The following represents {4 general project goals for tax incretsnt
fipancing districts zs dofined by the Act and represent, the general objectives for {he City.
"Thess copaponents are all inclusive and iy exceed the City’s spesific actions as planned for

this tiose.

(1} By implementing 2 pian that addeesses the redevelopment. costs of land
acquistion apd  assembly,  sirect vacation,. site preparation,
demolition/removals, and provision of Infrastructune {mprovenenls OF
rehabiitation of existing facilities thal may be necessary for adaptation to 2
markel orionted reuse of sites in the RPA, smproviog the City's tax base and
diversifying the local evononmy.

(% By improving public [acilitics that may mclhuds, but not be Huited o]

i Street improvemnets
ii. Utility improvements (nchding water, storm waler management
and sanitary sewet iproveraents, detenfion/retontion ponds, if
RECESSATY)
ik, Landscaping andlor strestscaping
iv. Parking improvements (which muay include structuresfpublic
facilities)
v Signalization, iraffic control and Hphting

{3 By entering info redevalopment agreements with developes for qualified
redevelopent, projects.

(4 By improving existing stnictures of site improvements,

(5) By uiilizng interest cost write down pursusnt to provisions of the Act,
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(6) By considering the payment of intevest costs of » redeveloper related fo the
copstenction, renwvation or rehabilitation of the redevelopment project.

(7} By exerclsing other powers szt forth In the Act a5 the Clty deems TRCCSSALY,

B.  Redevelopment Activifics

Pursuant to the foregoing objectives, the City of Fvanston wil implement a
coordinated prograva of actions, including, but not limited to, Jand acquisition, siteassembly/
preparation, demolition/ranovals, infrastructure ixsprovernents and npgrading, and provision
of public iprovements such as fandscapiog or buffering and parking, where requived. Land
acquisition may be undertaken besed upon specific redevelopment proposals. The Clty may
dixectly undertake the aclivities described below, o when appro priate, cause such actitivities
to be vndertaken in 4 magner conformant with this Plan.

Public Tnprovements

Ie aocordance with is estimates of fux inorement and other available resoirces, the
City of Evanston will provide public improvements in the proposed RPA fo enhance the
immediate area as a whole, to support the Redevelopment Project and Plag, and to serve
the noeds of Bvanston residents. Appropriate public improversenis may include, but are not
Hmited to:

v vacation, removal, wesurfacing, paving, widening, construction, furn islands,
construction of recoustruction of conbs and gutters, traflic signals, and other
tnprovements to streets, alfeys, pedesteranways, and pathways: including the
avquisition of rights-of-ways for construction, reconstruction and’or extenston
of street, alleys and pedestrian ways;

o site preparation costs (inchuding addressing any environmenial coneernsy;

- reconfiguration of existing riphts-of-way andfor creation ofnew rights-of-way;

- demolition of any obsolete structure or stiuctures:

" improvements of public ulilities including construction or reconstrustion of
waler ruins, as well as sanitary sewer and storm sewer, detention ponds, and

streelfighting;

- beaulilication, landscaping, lighting, buffering, parking improvements and
sighage of public properties;

H




ftecommended public imprevements are found in Section B, The City may defexmive
at a later date that certain improvexsents a6¢ 20 longer needed or appropriate, or may add
new improvements to the list. The type of public inprovement and cost for each jtem is
subject to City Council appraval and to the excontion of 2 redeveiopment agreemnent forthe
proposed project, in a forng ‘acceptable $o the City Council :

The City may deesmine that to meel redevelopuaent objectives it xuay be procssaly
fo participate in propetly acquisition in the Redevelopment Project Area ox use other meank
10 induce transfer of such property to & private developer,

learance and grading of existing properties o be acquired will, o the greatost extont
poasible, bescheduled (o coincide with redevejopment activilies so that parcels do not rexain
vacant for extended periods of fine and 5o thal the adverse effects of cleatance activitiey
tary be wrinbmized.

Property which bas been acquired may be made avalable for demporary public or
private fevenie produciog uses which vill not have adverse ipacts on the redevelopment
aten, watil such lime as they are needed for planned developraent. Such revenues, if any,
conld accrve to the proposed Redevelopmient Project Area.

Land Assetably, and, Tésposition.

Cextain properties to be aoquired by the City, and cerlain propertie presently owned
by the City (0.2, strest rights-of-way and public facifities) aay be assenshled into appropriale
redevelopment sites andior rights-of-wey. Property assepably sctivities may nclude vse of
the City’s eminent domain power., *(hese propexties may be sold o leaged by the City f0 2

private developer in whole ot it paxt, for redevelopment subject to invitation for proposal

requirernaats of the Minois tax ncrement faw,
Relogation

Ay businesses eocupyiog properties to b acquired rany b considered for xelosation,
advisory and financiel pesistance in accordance with provisions set forth and adopted by the
City and other governmeatal regulations, i any.

“Fermas of conveyance shal be incorporated into appropriate disposition apreements,

and may inclade more specific restrictions than contained in this proposed Redovelopment
Plan or in other municipal codes and ordmences governing the use of Jand,
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Demolition and Site Praparation

Certain bulldings located within the proposed RPA may bave 10 be reconfigured to
accomuodate new wsers. Partial demolition or totdl demolition xay be Becessary as well
a8 removal of debris. Additionaily, the Redevelopment Plan contemplates site preparation
or other requirenients necessary 16 preparc the site for new uses, All of the zbove will serve
to enbance the site for the desired redevelopment.

Faterest. Cost Write-Down

Pursvant (o the Act, the City may allocate a poriien of ncremental fax revenues fo
reduce the nterest cost incarred in conpection with resdevelopment activities, snhancing the
redevelapment potentiel of the proposed RPA,

Yob Traisi

Fuxsuant to the Act, the City and/or other training providers, may develop {raining
programs in conjunclion with the redevelopment ¢fforts.

Redevelopment, Agreements

Land assemblage shalt be conducted for ) sale, lease or conveyance to prvate
developers, or (b) sale, lease, conveyante or dedication for the construction of public
improverents or facifities. Terms of conveyance shall be mcorporated I approprate
dispasition apreenvents which may contain more specific controls than those stated in this
Redevelopment Play.

In the event the City determines that constraction of cortain improvements is not
hnancially feasible, the City may teduce the scope of fhe pioposed fuprovensents.
¢ General Land Use Plan
Existing land uses in the proposed RPA. are privaarily industrial land, as shown in
Map 3, Map 4 designates the intended gencral fand vses identified for the Redevelopment
Project Avea, which includes refail uses. The overall coordination and aren wide emphasis

provided by this plan shali serve to address blighted conditions preseat within the RPA.

The Redevelopment, Project shall be subject to the provisions of the City of Evanston
Loning Ordinance as such may be amended from tims to time,

13




.

1-

Additional Controls and Design Criferia

Design guidelines shall be consistont with City standards, and if feasible, Toxy be

expanded to include 1ocal concerms.

Pedestrian. Acaess
Where appropriate, design layout shall [aeilitate toternal poedestrian cirenlation aud
movement between major waffic pencrators and parking fanilities.

S i i -

The Redevelopment Projest Arca will be designed consistent with conlemporary
retaicommencial facilities. Design importancs will b stressed in the treatment of
strectscapes, and the relationships of building facades.

parking and Bl

Daveiopment should provide for an adeguate supply of appropriately Jocated short- |

term and long-term parking spaces. Ruffering, soteening, of fandscaping shou Id be
used to muke perking facllities ag atiractive as possitie.

Rigos
The design and usg of siges shalf be in keeping with the area’s overall architectural

character end shail be coordinated i 1ypo, size and location with those in rearby
developments, all in accordancs with the City's sign ordinance.

HE f] -! .
Wherever possible, all utiity lees should be located mndergronnd.

Additional planning and design controls may be kiuded in cach land digposition

andfor redeveloprment agreements wilh developers.

14




K. Estimated Redevolopment Project Costs

Redevelopment project costs mean and include the sum fota) of aYl reasosable or
necessaxy costs incurred or estireated 1o be incurred, a5 provided in the THF statute, and any
suck costs inckiental to this Redevelopment Plan and Project. Private investments which
supplement "Redevelopment Project Costs® are expected fo substantially excced such
redevelopment project costs. Bigibla costs permitied under the Act which may be pertinent
to thix Redevelopment Plav and Project 10 be considered by the City may ber

L Costs of studies and surveys, development of plans and specifications,
implementation and administration of the redevelopment plag incinding, bt
not limited to, staff asd professional service costs for axchitectural,
engineering, logal, marketing, financia), planping, other special services,
provided, however, thal no eharges for professional servicrs may be based on
a percentage of the tax increment colected.

2. Property nssembiy costs, including but not limited fo acquisition of Jand and
otbier properly, ren! or personal, or rights or interests therein, demolition of
buildings, and the clearing and geading of fands

3 Costs of rehablfitation, reconstruction of repair or semodeling of existing
bulidings snd fixtures;

4, Cests of the construction of public works or impravements;
5. Costs of job training and retmaining projects;

6. Financing costs, including but not Nmited Lo alf necessary and iscidental
oxpensed related Lo the lssuance of obligations and which ey include payrmens
of interest on any obligations Issucd pursuant fo the Acl aecriing during the
estimated foriod of construction of any mdevelopment project for which such
abligations are issued and for not excoeding 36 months thercalfter and
including reasonable reserves related thereio:

7. All or a portion of a faring district’s capital costs resulting from the
redevelopment project necessasily inenrred or to be in fuxtherance of the
objectives of the redevelopmont plan and project, to the exient the City by
wiilten agreement accepts and approves such costs;




1.

Refocation costs to the exient that e City determines that rejotation costs
ghall be paid or is required 1o make payment of refocation costs by fedesal or

gtales Jaw,

Costs of job training, advanced vocational education or career education,

including but not limited o cowrses in occupational, semi-techuical er
technica! Fields lerding directly to enaploymenl, incurzed by one or mote taxing
distriots, provided that such costs () are Telated to The establishment and
raintenance of additional job iraining, advanced yocational sducation or
caseer education programe for pecsons ewployed or to be employed by
eployers lecated i the Redevelopment Project Area; and (B) when lncurred
by & taxing Gistrict or taxing distxicls other than the City, are sot forth in 2
written apreergent by or among the City and the taxing district or taxing
districts, which agreement deseribes the progam to be underiaken, including
tut not limtted to the mumber of ¢mployees to be {rained, a description of the
sraiming and sorvices to bo provided, the mumber and fype of positions
available or to be available, itemized cosis of He progran and sources of
funds to pay For {he smme, and the tor of fhe agrooment, Suck costs include,
specifically, the payment by compuunity coliege districts of costs pursuant to
Seetionsy 3-37, 3-38, 3-40 and 3-40.1 of the Public Commuaity College Act and
by school districts of costs pursuant to Settions 10-22.20a abd 10-23.3a of The
School Code.

1F deomed prudent by the City Coungil of the City for the redevelopment
project, interest costs incarred by the redeveloper yelated 1o the construction,
cenovation or rehabilkation of the radevelopment project provided that:

(2)  such costs are Lo be paid divectly from the special tax aflocation fand
established puxsuant to the Act; and

(b} such payments in apy onk year may nol exceed 30% of the anmual
intorest costs incarred by the redeveloper with zepard fo the
redevelopment project during that yean axd

{)  if thege are not sufficient fuads available in the special tax altocation
fund fo make the payment pursuest to this paragraph (10) then the
amounts 5o due shall acerue and be payable when sufficicnt fixnds are
available in the special tax allocation fund; and
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(4}  the total of such interest payments incurred pursuant to the Act may
not exceed 30% of the total medevelopreent project costs excluding any
propexty assembly costs and any relocation costs inewyed putsuant o
the Act.

ii. Paymenis in Heu of faxes,

It the event the City ol Evanston issues debt pursuant o its general ebligations under
the Acl or pursnant to jts home rule powers, the proceeds of which are wsed to pay
redevelopment projest costs:

(@  Inany year during which said ohiigations are ovistanding and funds in the
sperial tax aflocation fund are msufficient o pay pringipal and interest when
due, the City shall cover such shortfall in payment in accordance with the
terms of the obligations, and any such paymeuts made by the City shail be
repaid in fulf fo the City from the speciul tax alocation fund from subsequent
avaiiable tax increment revenues frons smproved taxable fote or pareeds of real
propertly prior to the creation of any surplus finds,

®}  Inany year during which said obligations are owistanding and fands in the
-special tax allogation fond are sufficient 0 pay the pext ing
iuferest, but & is anticipated that in subsequent years funds may ke madequate
to make the cutrent payments of principal and Intorest, then the ity may
create such resarves from the funds as i way deam appropriate 1o enable it
to make {utute payrents of principal and interest under said obligations,
Asounts In any such reserve shalt not be decnoed to he surplus fands, Resl
ostate: 1ax looremont revenmes which constitute funds ip the special tax
atfocation fund for the purpose of ihis paragraph include only tax ncrement
revenues from hmproved taxable lots or parcels of real property,

Fstimated costs ate shown in the next section. Adjustments 10 these cost items may
be made without amendment to the Redevelopment Plan, The costs represont cstimatod
ameouns ard do not reprsent actual City commitapnts ox expenditures, Rather, they
area ceiling on possible expenditares of TIR fonds in the redevelopment. projoet area,
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REDEVHRLOPMENT PROJIECT - ESTIMATED PROJEQY COSTS FIIGHLE
TNDER ILLINOIS TIF STATUTE. THESE ARE POTENTIAL CGOSTS TO BE
EXPENDED OVER A PERIOD OF 23 YEARS BUT TO BE SOLELY

DETERMINED 3Y THE CITY 'O FUND AS NEEDED, {Note; This sumamary does

qigt metade privaja redeveloproent costs,

for other. simils cands)
Proprare. Astion/DRpoyerent Estimaied Costa(A)
i. Laed Acquisition and Assembly Costs $7.000.000
ineluding Demolition and Clearance/
Site Preparation
2. Construction of Public Facilitics 300,000

and Dyildings, Rebabilitation, and
related public improvenseats ducluding
the olocation of existing wiilides

and the provision of wility service

3. Lifity hmprovements mcluding, but not 250,000
Trnited to, walet, stozm, aniary
sewer, and e service of public
[acilities
4. Construction and Reconfiguration of Parking 500,800
Rights-oF-Way and Street Impsovements/
Constenetion, Signatization, Yraffic Control,
and Lighting, Landscaping, Buflering ane
Streeiscaping
5, Interest Costs Pussuant o the Act H00,000
6. Flanning, Logal, Engioecring, Administrative 240,000
and Other Profssionat Serviee Costs
7. Relocaton ' 100,000
3. Job Training 1,000
9. MiscellancoudContingencis o A0
TOTAL ESTIMATED COSTS $4,500,000
(A) Al projest cost estimates aze in 1992 doffacs, In addition (o the above stated costs,

any bonds issued to finance a phase of the project may inciude an amowet of
proceeds sufficient to pay customary and reasonable charpes associated with the
issuance of such obiigations a5 well a8 to provide for capifalized interest and
reasonably roquired rescrves, Adjustmenty to fhe estimoated Hne Htem cogls above are
expected, Hach individual project cost will be re-evalnated in Hght of the projected
srivate developmment and resulting tax revenues agit #s vonsidered for public finencing
pider the provisions of the Al
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The totals of line items set forth above are not intended 1o place a tedal it on the
described expenditures,  Adjnstments may be made in fine Heis within the {oial,
either incrénsing or decreasiog Hoe dem vosts for redevelopment,

» Adjusiments. fo these. cost Hems may be made without amendment” o ‘the.
Redevelopment Plan as long a3 the total project expenditures rematn unchanged,

¥.  Souxces of Fands to Pay Redevelopment Project Costs Eligible Ulnder [inois
TIR Statute

Funds necéssaxy to pay for public improverents and other project tosts eligible under
the TIF statute wre to be derived principatly from Property $ax increment revenues, procecds
from municipal obligations 10 be retired priseariy with Iax increment revenues and interest
earned on resources avalable but not hmsediately needed for the Redevelopment Plap and
Project,

"Redevelopmment Project Costs™ spaci fically contemplate those cligible public costs set
forth in (he Blinois statile and do not contenyplate the preponderance of the costs o

redevelop the area, The majority of developyment costs wilt be privately financed, and TIF

or other public sources are to bs used only fo lever and coymmit private redevelopment
activity,

The tax increment revenues which will be used to pay debl sexvice om the fax
increment obligations, if any, and to directly pay rodevelopment project costs shall be the
incremental incroase in property taxes atlributable to the increase i the equalized assessed
vajue of each taxablo Jot, block, tract or parce! of real property in the proposed RPA over
and above fhe initial equalized assessed value of each such Jot, block, tract or parcel i the
RPA in the 1990 tax year,

Among the other sources of fuads which may be used fo pay for redevelopmoent
project costs and debt service on municipal obligations issued to fnance project costs are the
following: certain loca) sales taxes, special sarvico ares taxes, the proceeds of property sales,
unlimited property tases if the oblpations are genpral obligations of the City, certain Jand
lease pagments, certain Molor Fue] Tax revenues, certabn state and federal prasts or Joans,
ceflain investment. income, and such other sources of funds and revennas as the City of
Evanstor may from time to tie deem appropiiate,

The proposed Redevelopient Project Area would not seasonably be expecied to be
develaped without the use of the incrementzl revenyes provided by the Act,
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3. Hatare and Term of Obligations to be Tssveent

The City roay issus obligations secured by the tax increment special lax allocation
fund entablished for the Redevelopment Project Axea puzsuant to the Act or such other
Tunds or stonrity as are available 10 the City by virtue.of s povers pursnant 1o the Hinois
State Constitation.

Any and/or 21l obligations issued by the City pursnant to this Redevelopment Plan
and Project and the Act shall be retired not more than twenty-three (23) years from the date
of adoption of the ordinance approving the Redevelopment Project Avea, However, the
final maturity date of any obligations issued pussuant 1o the Aot may not be hater thag
twenty (20) years from their respective date of Isspance. One oF 1O serieg of obligations
wmay be lssued from timé to time in order to implement this Redevelopment Plan apd
Project. ‘The total principal and interest payable in any year on ali obligations shall not
sxcead the zmounis available in that year, of projected to be available in that year, from, tax
increment revenues and from boxd sinking funds, capitalized interest, debt SOTVIOE TESETVO
funds and 2l other sources of finds as may be provided by ordinance.

Those revenes 1ot required (or principal and interest payments, for required reserves,
for bond sinking funds, for redevelopnent project costs, for early retirement of eutstanding
socuritics, and 1o facifitate the enonomical issuance of additional bomds necessary to
accomplish the Redevclopment Pham, may be declared surphus and shall then Hecome
available For distribution snnoally to texing districts averlapping the RPA in the manner
provided by the Act,

Such seourities may be issucd on either a taxabls or fax-cxempt basis, with either fixed
rale or fodting interest ratls; with or without capitatized intervst; with or withowt deferred
prircipal retirensent; with ox without intexest rate Jimits excepl as fnited by faw; and with
or without redemption provisions.

[ Most Resent Bqualized Assessed Valoation (BAV) of Properties in the
Redevelopment Project Asce

The equalizid assessed valuation of the property within the RPA Is approxinalely

$7,034,353, which is the 1990 sipaalized assessed yaluation, the most recent EAV availabie.
The Bonndary Map, Map 2, shows the location of the proposed RPA.
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3 Anticipaied Baualized Assessed Valuation

Upon completion of the anticipated private development of the Redevelopment
Project Area by the year 1995, it i estimated that the equalized assessed valmtion of the

* property within the Redevelopment  Project- Avear Will be increased’ By approximately

$5,100,000. The estimate assumes a constant Caok County equalization factor (mwul€iplior)
of 19133 and 1992 doltars,
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VL. SCHEDULINGOf REDEVELOPMENT PROJECT

A  Redevelopment Projoct

Ag implementation stxategy Wil be employed with full consideration given to the
availabitity of both public and privale funding, Such strategy wil contribute to & readishic
approach in funding the Project while assuring the City the ability to fond the Projects it
deemns 1o bave the bighest prioxily.

The Redevlopment Ploject will require an estimated four (1) years to complete.

The Redovelopment Project will begin ass00m a3 the development entity {or entitics)
have identificd market uses for the sites and such uses are conformant with City voning and
plansing requirements. Depeading wpon the scope of the development as well as the acfuat
uses, the Gollowing acfivities may be inchnded: '

ftiom Clertain properties in the RPA may b acguited by

the City aod may be assembled inte an appropriate redevelopment site. These

. propertics mny be acquired by fhe City o the City may cause such property

acquisition, subjest to City Council approval, and subsequently sold or Jeased by the
City to the developer for redevelopment of the site.

Demolition. and_Site Prepatation: The existing structures located wiithin the RPA
may have to be teconfigured or prepazed to recommodate new uses. Partial or total
demolition may be necessary ss well as rexsoval of debrs. Additionally, the
redevelopment plan contemplates site propaxation, or other requirciaents pecessary
to prepare the site for the desired redevetopment.

Landscaping/Bulfering/Sireetstaping/Farking:  The (ity mery wnderiake, oF catse to
be ymdertaken, certain zndsoaping and parking which serve 1o beawtify and inprove
acoess to public propertics o rights-of-way and provide buffering hetween land uses.

i lligy.
Huprovenents  The City may extesd or re-roule certain uiilities (or cause such
extension) to serve or accommmedate the new development. Upgrading of existing
. ulilitics may be umderiaken, The provision of necessary deteation or retention pords
-~ pay also be wodertaken or cause o be undextaken by the City.
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RoadwayiStroet/Parking Improvements: Wideniug of existing roads andfor vacation

of rouds may be undertaken or ¢ause to be mndertaken by the City, Certain
secondary stieelt/roads may also be improved. Related curh, gutler, and paving

improvements could also be constructed ss nooded.  Sidewalk snd parking

improvements ancillary to-the above may also bl carried out. _

Traffic ControlSigualiation: The City may construct of cause to be constrected
neeossary treffic control or signalization improvements that fmprove access to the
RPA znd pnhance Hs redevelopment,

Eublic.Safety Related Infastouciure:  The City iy constenol or cause o be
constructed certain public safely iprovements including, but not limited to, ptiilic
signage, public Facilities, and sirect lights.

Reloeation: The City may pay for cerlain relocation costs, conformant with City
policies and regulations,

Intorest Cost Coverage: The City may pay for certain intersst costs inenrred by fhe
redeveloper for constraction, renovation or rebabilitation of the redevelopment
project,  Such funding would be paid for ont of annual tax increment revenuo
generated from the RPA as allowed ander the Act.

Professional Servicess The City may use tax incroment financing to pay necessaAry
plapning, legel, engincering, administrative snd financing costs duing project
implementation. Eligible costs undertaken ox behalf of the Cily may aiso be paid by
the City.

Comupitment to Fair Employmont Practices and Affirmative Action

A3 part of any Redevelopment Agreement entered into by the City and the private

developer, both wil agree to establish and implament an affirmative action program that
serves appropriats sectors of the City of Bvanston,

With respect to the public/private dovelopment's internal opesations, both entities wili

purseecmployment practices which provide equat opportunity to all people regardless of sex,
caloz, race or ereed. Noither party will countenance discrimination against any employee
orapplicant because of sex, marital status, national orign, age, or the presence of physical
handicaps. These nondiscriminatory practices will apply to all arcas of employment,
inchiding: hiring, upgrading and promotions, terminations, sompensation, benefil programs
and educational opportunitios, ~
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Anyone involved with eployment or confracling activities for (his Project will be

responsible for conformance with this policy and the compliance requirments of applicable
siats and federal regulations.

_ ..TheLity and the private developtrs involved with this Project will adopt a policy of
conl employment epporiunily and will fnciude or reduire the inctusion of this staterpent i
af contratls and subcondracts &t any level for the project initiated within the RPA.
Additionally; () sny public/private pavincrship establighed for the development project in
the RPA will sesk lo onsure and maintain 8 working environment frez of harassment,
intiraidation, nd coercion at all sites, and in all facilities at which all employecs are assigned
to work; G5 1t shal be specifically cusured that all enesite supervisory personnecl are aware
of and camy oul the obligation 0 maintain such working environwment, with spetific
atfention to migority andfor femaie individuals, ard () the partpership will wtilize
affrrative action to ensure Hiat business opportunitics are provided and that iob appheanis
- are employed and treated in 2 nondiscriminatory MAnmer.

Underlying this policy is the recogmition by the parinership that succassfiul pffirmative
action programs are important to the continued growih and vitality of the City of Evanston.

¢ Completion of Redevelopment Project and Retirement of (pligations to
Finance Redevelopment Costs

Tris Redevelopment Fraject will be completzd on or before a date 23 yeass from the
adoption of the ordinance designating the Redovelopment Project Azea. Actual gonsiruction
activities are anticipated to be compieted within four (4) years.



BEDEVELOPMENT PLAN AND PROJECT:

- This Redevelopment Plin and Project may e anended pursuant o the provisions
of the Act, ‘

mpevastn, tif
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APPEHRIX A

negel Desexiptlon



LEGAL DRSCRIPTION

The Southwest Quarter of #he Northwest
Quarter of Section 25, Township 41 mNoxth,
Range 13, fast of the Third Prineipal
Heridias (except the Narth 150 feel lying
Wast of the Past 33 faet thereof) and the

Rorthwest Quarter of said Section 25, fexceph
the North 183 feet thereof) a#ll im ook
founty, Iilinois.
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k BTROQDUCTION AND BACKGROUND
Infroduction

The purpose of this repoi is to dosument in a corﬁprehaﬁsive manaer the extent
16 whish ihé Taclors of *blighted” for &R frea ngh stuciures {thersfore, "Em}aroéad“'} may
he found Tn the area in southwester Evanston, generally located af the northwestera
camer of Howard Street and Hatlrey Avenue and to detenmine the eligihiify of this area

for such stafus pursuast fo the Tax Ingrenent Allocation Redevslopment Acl, lilngis

Revised Statule, Ssuiion 11-74.4-3 {he “Acth).

The Act addresses the efimination or reduclion of biighted arse faclors within
lingls communifies Hirougl: the Implementation of redevelopment mesaswres. The Adt
authorizes the uée of fax increment revenues derved from the tax rafes of varlous laxing
districts in & Redevelopmient Project Area (fhe *REA" for the payment of costs related fo
the undetiaking of redevelopnont projects, in order fo qualify for redevelopment eligibility
under this lagislalion, an RPA must confaln conditions which wamrant its designation as
a "biighted area’, The followlng secilons of is report wilt describe condiions of hlight
which exist In the proposed RPA conformant (o the provisions of the A,

The RPA as g whole is approximately bounded by the foliowing:

Beginhing of the southwest comer of the City lireits, 2t the conter lne
of Howard Sireef, then northerdy along the City imils fo the northem
houndary of the Beft & Howell properly ine, then sasterly o fhe westem
edge of Hartrey Avenue, ihen norlharly fo the southern edge of the Skokic
Swilt amrankment, then easterly fo the easters edge of Hartray Avenus,
then southerly to the center line of Howard Street {he Clly's soullern
boundary}, then westerly to the point of beginning.

A ————




The survey was undertaken: dusing August-Hovember, 1091 and slso includes tho
findings of pravious studiss, plans and inventories conducled by vatious fimns and City
sgencies whith were avaliable and are pertinent to lhe evafiation of ihis area. Said
studios, plans, elc., are ol however viewed 2.4 basls for the findings made herein,
Area Backuunmd

Tha propesed RPA was annexed inta Evanston in 1913, at which e the fand uss
veas farming with 2 greenhouse stucturs,

The exising Seli & Howsl studdure was ofiginally construcled in 1848 by the
Hibbard Spancer and Beritelt Company, & producer and digtributor of hardware. Bell &
Howell began to lesse Hhe buliding in 1975 and then purchased the fadiity in 1984, at
which ime S company occupied the entire building for its owh use. '

 As Bell & Howell began o divest el of some.of lis divistans, fell & Howell
teased an Ingeasing amount of space 1o subsidiarles or outside firms, Duein pat o the
slruclure’s obsolescenca, the total bullding area utiizedfieased over tine has decreased
and the vacancy cate for the buliding Is curently al 45%. Within the next two {2} years,
a rajor fenant will be vacating fts space, leaving the bullding 84% vacant,

As disoussad in detall ir & subseruent seclion, industrat use of the property is 0o
tonger acopomically vigble. The potential coste sssociated vith fand goquisiifen and
demolidon of exisfing struckaes am@ imporiant determinanis of the price charged 10 new
ugers of the sifg, aﬁek:tibeiy feniting the pussible redevelopment uses. For example, if
single family dweltings were constcted, Theproportions! site costs fhatwolg be chiarged
10 individual lots would drive up the prce, of the new houses far beyond the market for
gomparable housing. Higher resi{!enﬁél dapsily could be an aiternative use, but the
gensity would be considerable In onder fo generate e revenue flow nacessary for

needed redevelopment costs.

o




The proparty has baen marketed for indusirtal or commerclal reuse for severat
years, with & reducilon by sale price over this fime. Site costs have preciuded redevelop-
ment, even though these higher infensity uses can typically bear Ngher costs than

= rasldential, - Afturrent i‘:smmemiai:?edevetap'mni praposal is only feasibie with public -

assistance {0 defray the cosly of acquliing and prepaddng the site,

Even with City assistance, the practicable rexses of the site are limited and often
not feasible, To reake a TIF work, a develfepment must have a2 higher valite for progesty
taxes than the provious ¥se, sinces only laxes fiom now valte are caplured. Within the
RPA, the curent valuatien is relatively high, &l nearly 40% of market valve, The value
of single forally homes wguld nof generate the same fevel of taxes to support (and justify}
public assistance.

I fact, costs of redevelopmetd described herein are so high thet TIF alone is
nadequate to support the public contribution requirad by the proposed commerciat
redeveloprment.  Local sales laxes, which are only generated Dy retall uses, are aiso
needed fo spur the redevelopment of the site, and 1o supplement TIF property taxes.

in summary, the proposed retleveiopment uses {commerckal) present cerain
advanlages related to the characieristios of the site and existing market condifions:

= Lower densily (residentiaf) uses and fower tax assessment ($6% vs, 36%)
#mit property tax ir;crement avallable to offset redevetopment costs.
»  industial reuse or sale of the bulidingfsite has met with no viable market
soeaplance Iﬁ ré::sﬁt years, The building is fuﬁéﬁona!iy obsolete. -
«  Costs altibutable to jand acquision snd siie preparation (ncluding
demofition) .prchibi! tow density use of the site.
'~ Acommerdal retal] redevelepnent presents a higher tax revenue option,
+  Incrementa! local seles taxes are necessary o finance a portion of public

assisiancn.




'The RPA designation Is belng pursued fo addrass dlightad condifions and permit
sha rolse of the proparty. Without public Infervention and 2 change [n the land bse, the
area’s obsolescence anit undenutilzation due fo fhe blighiing candifions would act be
resotvedl. .- Co

Timely redeveiopment would prevent a inss of the City's real properly fax base,
and commerdal reuse woulg creals new jobs, provide pew shopping opporfunities for
community residents, as well as pravent ratell dolfiars frors helng generated In netghboring

communities (as apposed to within Bvanston), thus pxpanding the Cily's sales tex base.




I CRUALIEICATION CRITERIA USED
With the assistance of Clty of Evansion staff, and an Independant planning
gonsuitant, Chicago Associates Planners and Archifects (CAPA), Kane, McKenna and

-Associates, Ine. (KMA). examined - the proposed redevelopment project area (RPA) to - -

detarmaine the presence of absencs of eppropiiale qualifying factiors listed In the Hinols
“Real Property Tex Increment Allocation Act” thereinaffer refewred 10 4¢ "the Adt"), as
amended. The relevant semaoﬁs of the Act are found helow.

The Act sets out spuc;ﬁc: procedures which must be adhered to Ip designaimg a
radeveloprent project area. By definifion, 2 “redevelopment project areg” is:

“an area gesignated by the municipstity, which is not {ess in the aggregate than 1«
12 awres and in rospect %o which the municipality has made 2 finding that there
-exist condifions which cause the arsa fo he classified as a blighled ama of a
conselvation ares, or & combination of bellybiighted area and conservalion areas.”

The Act defines 5 "blighted” area with Improvernents as follows:

“any fnproved ... areg within e boundaries of a redsvelopment profect area
located within the territorsl Hmits of the muicipe fity where, if improved, indusiriat,
goramnercial and residential bulldings or improvements, because of & comblnation
of § or mere of the following faciors: age; dilepidalion; ebsolesconte: deteroration;
legat usa of Individual structures; presence of suctures below minkmum code
sandards; excdssive vacancles: overciowding of stuctures and community
fachities; lack of veniflation, light or santtary faciiittes; Inadequate wiiitles; sxcevsive
land coverage; deletarious lend use or layout; depreciation of physloat mainte-
nance; lack of corumunity planning;. Is deliimental to the public sefety, healih,
morals or welfars.”

The presence of facfors must be reasenably diskibuted throughout the RPA and
be present o a meaningful extent, The analysls herein indicates that the fattors are
present {0 2 meaningiut exlent.




M. SIURY AREA
The proposed RPA conslsls of an approximately 740,000 square fort ntustiial

siruclure at 2201 Howard Street awned fee and clear and operated by Bell & Howel,

... SThe building is located on an approxineately 24 nore site compiisad-of two (2) parcels:

The buiiding was consiructed in 1846 and has had rehzbifitetlon rprovements made fo
it over the years, most aotably in the perdod betwean 19821988, Since the Bell & Howell
buliding covers greatel {han 90% of the area, lts character and conditton domingtes the
area.

Public ighte-of way surrounding five Belk & Howell bullding are ncluded in the RPA,
These Include the northern half of Howard Street, and all of Harteey Avenue intiuding
easements on the gastem side of the straat. The shreels arg an integral componest of
the slte and fmpact the §aﬁams of use of the site signiicantly.
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METHODOLOGY OF EVALUATION

In evaiuating the proposed RPA's qualification, the following methodofogy was

& Gite suvieys of the proposed RPA were underiaken by rapresentatives front Kans,

McKenna and Associates, Inc, and Ghicago Associates Planners and Archifects
priraastly ftom Augist thraugh November of 1894, The Interior ofmost areas of the
Bell & Howell bullding were Inspected, including tenant spaces,

The enlire proposed RPA wes examined fo detormine the applicability of the
fourteen {14) different erterla for qualificalion 25 improved fand for TIF under fhe
At The followlng fndings are presented to the best of our currert kiowledge
according fo {he avaita.’;:-ie information,

The ehfire area was studied in relation {o revfaw'of avaliable planning reports
partalning to the City, water and sewer afiases, City ordinances, 1990 tax vy year
information from the Cook Cotmty Clerk's Offive, Sidwetl tax plat meps, discussions
with Cify officials regarding local !ftiston;‘ Cily boliding penmits, architectural ptans,
environmental repors, and an evaltafion of arsa-wide faclors that affected the
are’s devline (6.g., deletedous land use or layout, obsolescence, efe). KMA
reviewed the area in its enfirely, Clfy redevelopment goals and objectives for the
enfire araa were also reviewed, '

Bvaluation was made by reviewing fhe information colfected and determining how
each parce! and the struclure maésizréd as o the prevalence of each facior,

Summmary.of Area Findings

1}

The following Is a summery of relevant gualification findings: _
The antire RPA comprises approximately 26 acres. The mrea s cohfiguous and
& gragter than 42 acres In size, as required by the Act.




2

3

4}

5

The Shudy Area can be categorized s a "blighted Improved area” {a distussion

of the basls for quat}ﬁcatzon of fhe HPA follows in the next setion). Factors

necessaty 10 maka mese findings are present to & mearingfol extont and

senhorably distibuted- throughout the-ares a5 a-wholes -

Al properdy n the RPA would henedit by the proposed redevelopment project
lprovements.

The sourd gr{swth of the fax base for taxing dlatricts that are epplicable to the

area, ncuding the City, had besn impalrad by the plighting factors found ;}mseni |
ih the &rea and as auliined In the Adt.

For approximately the past hwo {2) years, He Bell & Howel huilding bas been

acsively merkated for saie hy commerclal brokeraga firws. Severad potential

rodeveiopars have exprassad inferestin {he property. However, afer undartaking

careful study of the feasibiilly of Industdial or cormmerciat redevelopmend, (he Gity

"has concluded that the private seclor econoimics were not visble for ndustial

reuse. I fs thus concluded that the area would not be subjest to redevelopment
vithout the Investrment of public furnds, including property 1ex morersents.




Vi. QUALIEICATION OF AREAEINDINGS OF ELIGHILITY
Age
The exlstng Bell & Howell struciure was originally cansteucied in 1846 according

fo.Cly bullding permils and appralser's ssfimaies by Hw Hibbard Spencst andl Barlet - - -

Company. The building Is 45 years old.
Obsalescencs '

Thee RPA 85 a whole suffers from economie and functional ohsolescence, The Belf
& Howell butldng, since His original constuction, has been & single ownership stuciure.
“The markst for large single use tadushiial property hes narrowed. Mbved use (retel, office,
selvice) or &xulﬁ-tenam‘ developments have been Increasingly utiizad in recent years in
order {o allow for the redevelopment of large sites.

Revelopment plans and concepls for targer, gfngta asor industral fadiittesfcorn-
plexes have shifted over the years. There Is a fimited demand for single-use structurss
over 300,000 square feet and exiremely lmited domand for those bulidings appeoaching
1.0 milllon square feet, As many industries have downsized operations of consolidated
operaions, the market for farge complexes bas narowed. As a resull, many complexes
have been considered for miked use or multuse developments. Redeveloprent offen
entalls partialftotal demoliiion of exisfing facliittes or adaplive re-use of exisiting faclitias,
&% in fhis case,

Ovar the last decads, the economy of the Chicago metrepolifan region has
exparienced stuchural changes which hes caused e loss of manufatiuring and Industda)
usérs.  For example, fvansion and ether northers suburbs have lost many targer
Idustidal users Indvding; the recent deparlures of Mark Contrels, Rust-Oleum, Tinkertgys,
and AT&T,

Adaptive industd ai!coﬁmemiai reuse oflarge, single user fadilitios has worked best
inebuildings that roughiy range from 160,000 to 300,000 square feet, according o focs

9




indusirial brokers, Many larger faciiles have had to be vazed in oxder to sustain
redevelopiment.
Tha Bél & Howell bu(idmg Temging obs;aiete aver thougt ite conversion to a mulil-

L Fehd buildiog hes veen relatively fectad, Ther owher Has hat 1o deal vith The buiiding's’

ohsolescence but not In a very successful manner.  The econurtic ncentives and
developer pro forma stendards bave not had ko meat the test of the market place because
Bell & Howell s rented areas i the struchue 16 related entitles, Lower standards of
fmprovements have fherefore been more acoaptable fo fhe bullding's gcoupants. Bol &
Howe!l had made decigions over the years 0 uiilize the building for its varous divisions,
companies of subsidtaries. The cost {or appropriatensss) of improvements that ware
undertalen were npt dictated by aarket faciors.  Rather the bullding was being
francformed into a varely of different types of uses ang cordigurations without regard fo
marketidevelopaent guldelines of stendayds, g8 ow;;ers.htp tacated coporate divislons
into the bullding.

According fo' rest estate brokels intervievied, the bullding sufers fom wany
condifions fhat contdbute to He cbsoiete character. Problematic for curtant development
sfandards, fhis bullding was desigred for gager, more industdat-fype vsers (inchiding a
single user). The Qwnerls also losing maney oft the bullding, is destrous of a ditferend
focatlon in whish o operate, and the bultding is outdated for Bell & Howsil's sument
operafions.

 probleres encountered during the last five (5) years of trylng W lwase or selt the
puliding include:

13 The huilding has a very large foolprint that hes mads it difficult fo subdivide fo
acmmmadate the moTe p}enhmﬁ sroaller users desirous of adequater naturel hght
~and easy access to tuck docks:

18
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8}

“raove thaproduat; DR

Low ceiling helghts {14.5 claar} existing througheut the majorify of the bullding are
problematic for moden warehause-lype users since many prefer to stack products
highar a& epposed to hurmn%aﬂy, which takes #p more space and fakes longer {o

The teating system, though reconlly upgraded, 1s so desigued that tenants are
raqul.red to praéém the gosts, which is not slways percelved as an equitable
distribution by tenanisfusers; .

The majosty of the flooring within the builkding Is apparenily undesirable (asphalt
over corcrete floors) for smaller use fenants, acoarding to leasing brokers;
Theinterior parking garage has eliciled amixed reaction on the part of existing aﬁd
potential users, since it cccupies & large amount of space and has natura!
lightingfgood acoess which some users would prefer to have as parl of their own
faciilles ~ this location may prevent a natural fow fhroughout the buliding from
front {0 back and side fo slde;

The westem fruck dacks have bieen converted from ralivay docks {since raliway
s no longer avallable), and other pre-exisling truck docks threughout the building
{exedpt for the northeast comer) were de_sigrsed for smaaller vehicles, Further, such
docks do not alt have capabiifles to accormodate the “18-wheslers’, which
carrent Industdal users.wcuid regulre;

Today's smaller, mid-gize and iafgar tenants require ucking access, while the
bullding’s location {away from major fransporiation artenes} does aot help
distribution-oriented tenants, and '
chda}.r‘s fenants also are deslaus of offive exterior facades which have been
upiited and updated — the subject building cannot accommodate most of these
requirernents {due in part to the high cosls assodiated with such improvements).

#




Avent within the Bell & Howell building that have regeived substantist investment
and upgrading are nonethelass Aunclionally obsolete, The improvements made i bolh
the DeViy space (about 180,000 s.£) and Befi & Howsl's own 15D Date Confar {40,000

- of) are gugréd fo the teeds of s spedic ndivddual ‘tehants. According to real esfate

brokers, more investment would be needed (o order to make these spaces markelahle to
other potantial tenants in the current markefplace envirommant.

The bullding itself suffers fror an aufdated facade and is conskisred “ynafiractive™
within the marketplace, Brokers f6it that the badlding did not conferm o a polential user's
itea of a modem image, pariculady those users looking for a distributionfoffive joastion,

‘e platling is obsolele Is that & refiects the arbifrary separgtion (subdivision) of
fhe vacant Hibbard Spencer and Barlleft land (nux# Bell & Howell proparhy) from the
improved buliding portion. Because of this, the streets and alleys are nol fully improved
of under pubilic ewrership fo provide for equal egress and access (o ihe individual users
in the area as a4 industrialcommercs) subdiviston,

The character of he Fnprovements & not candudive to the varlety of types and
sizes of hees. For exampis, Hortey Sireet (fo 1he east) services as  collector streel for
other residenliel and indusidat iraffis, yet It is improved fo & residental character. ¥ slso
ie a dead end sireet due to the closure of the Vieduct at the Skokle Swift Embenkment,
Bummet Street to the north of property is a private street 5o that users of the fadiity
must aceess he rear of the bulidiag through & parking lof. Ne public street access exists
at she western or northern edge of the proposed THIRPA,

Excessive Vacancies - _ '

According to Bell & Howell, the vacancy rate for this struelure, caleulatad on the
bagks of rentables area (739,118 s.£) over the past five {5} years, has fanged from 33%
to 52% end s curently 2t 45%. The existing owner's policy loward this bullding has
contribited to lts vacancy tate by being inconslstent regarding whether they should sefl

12




or rent, build out or feave the vatlots spaces uhdaveloped. This perception of the market
and pelicy of the owner has caused befler than 30% of the bullding to be vacant at any
one tme ovet the fast vears,

 All but orie of e current tenants (Cloud being the exéeption) were divisions of Bell

& Hoveall or are carrently affifiated with the corpany. According to Belt & Howell officials,
# these foasing srrangernetts had not been made, the vacanay rafe would very fikely
have been wmuch higher, for Belt & Howell would have been commpeling for fenants [s
general market that has experienced high vacancy rates.

The fargest fenant In ferms of both ncome and space utilizalion {gccounting for
19% of total square footage) is Devry, which has anhounced iits intention 1o relocate When
its jease expires in 1994, This sHuntion will feave BeH & Howell with anly one small
income produsing fenant (Biki} and the ncome wilt be mindmal conpayed fo operafing
expenses. The net resuf of the current leasing program leaves 2 large, poorly cohifigurad
space for mu!tipie fenants to he released In a vety compefitive market.  Given the

unsuccessiist marketing bistory, demolishing the property and redeveloplng the siteis the 'A

only alternative to prevent any fulure define of the 1ax base.
Lack of Yentilation, Lighl or Sautary Faciiifes

Due to the depth and window aivangoment of the hullding, several areas have a
slonilicant fack of nafural light and veniflation,

The bullding iz approximately 874 feet wide and 704 feet deop without any Inferior -

courtyards or skylights. Thare ars six (6) venilator losations mnming along the center of
the bullding, appmx%méfely 3ieet by 3 fest gach. Under the 1887 BOCA tuilding code
utilized by the Clty of Evanston, nof jess than 8% of the floor area Is fo be devoled fo
exterior glazing (windows) and a minlmum of 4% of the floor area is to be operable (Le,,
must be abie f be openedy. This means 54,356 square feet of axiarlor glazing and
27420 squate feet of operdbie avea s required, The actual exeror glazing is
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approximately 9.282' square feet, 2,475 square feot of which is opevable, falling far shot
of standards adopted by the Gity.

nadeguate Lillites

Water Supply System

The City of Evanston Water Depariment has provided avidente to the existence
of tiwea {3) waler mains satving the RPA, Dpa fs 2 6 main in Hadrey instafled in 1926;
another is an 8% el In brurmral 854 feet wast of Hartrey, Tnstallad i 1950; and another
I z 16" maln netatied n 1960, running sqith frorn Qaklen {hrough James Parcfo & point
noar the ahove mentioned 8 ine, There are Cily plass Yo extend s fine to the south
to complete the loop with 2 miain I Howard Street.

The Inadequate wnﬁiﬁan {hat ts present is ore of an adjacant service system of
an old pngdetsized 6 main, an incompliate unlooped targer 16" main and a Jong dead-end
stubbed 8" main.

Al of these faciors contribute to the water supply o the RPA heing deemed
inade{;uaié.

Sieeet Sysian .

The standard for streots used for industrial and commercial purposes is @ Postland
Cement Instiiute {PCY raitng of 70 _

Howard Streal’s average rating adjacent to the property Is PCLEG and the mting
of the stations adiscent fo the inforsection of Harirey and Howard are 45, 81 and 54
woll petow the stahdard followed by the City,

SewerSysiem
The following facters indicate the Inadegeacy of the sewer systom
1)  There exisis & combined 10 fo 21° diameléy saritaryfstorm sewer i
Harray. The City policy Is 10 geparate storm feam sandary.
3 The area to the east of the REA has experienced basement fiooding.
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3)  The atea (described as $13) fs scheduled for improvernents of the sewers
to include a new rellef sewer systers, with & 54" storm main n Harirey
Teading to & 72 trunk Bne parsifel io the Skokia Swirt, tiumpmg info the
canai, ;
4} Adse, asewer ngis scheduled for instatiation atong Brummet Street (PRT).
The Qctober 1920 City Sewer Study report confirms the condifion and descﬂb'es
ihe remedy for e RPA and the adiacent {313} ares.
Beleferious $mud Use or Layous :
The Use of Harltels as an Indivignat access street has caused the afley avouss of
e adjacent residential use t be confrafied by traffio signage. Also, because Brummat
s & private street serving Shire. lue, all tenants on the norily sitfe of the Bell & Howell
huliding have no public street access o exposiire, There are only fwo (2) public access
entrances ot the 740,000 square foot four sided building. which s not consldered
adequate for loday's markefplace. The exisfing tenants siso have builkding enfry any
defivery fiwough the parking lofs. Vehicles have to fravel at least 700 fest through parkirg
lots to reach these enties,
Depresiation of Physical Mainterancs
The siie Improvements on the Bell & Howal] property show evidence of deprecia-
flen, There are cracked and broken sidewalks, driveways, paving and cutbing in 2l ke

various pe;imefer parking #reas and arens with vegetation groving in them, On {he east .
gite of the hmid!ng. the sidewslk has separated from the wall leaving a broken and

axposed joint.

On the hullding, metal window mullions and overhead loading dock doors show
gvidence of paint deteroration, rusting and peet Pg. The masenty wall is also bowing ot
at the fine where the second stary celling posis would be.

i
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pdisionally. the, elosed off Hatdrey viaduet and Siokle Svaft ebankment are
visually unpleasant. Thate s also evidence ‘of gang graftit and construction detels

wninbuﬂng ic: the, cieprec!;aﬁon of the waduct me&ﬂh’ﬂeﬁi area.

pepreclation and deferred methtenance 1s found with fha sprinklet systert. The'

exigting sprinider main shows evidenca of breaks duting reguirad festing In the last six

years. I addiion, there has been 4 fire hydrant replacement.

meﬂlﬁﬁﬁgﬁiaﬂﬁim
Evanston did not kave & formet plan bor the aree ot the fime the RPA doveloped:

Therefare, issues of Incangpativle fand use retafionshins, inadequate street fayout, of

improper subdivistons werg sot adequatety resolved, aspecially in relation 1o contermpo-

rary developiment standards.
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Vi MLAS&E&%%MQEMMMM&S

The pimary cause of the RPA%s stagnation rglates to the inferpfay of & number of
blighting factBés found fo be grasent, The Bell & Howell properly and adjacent sffeefg are
characierized by age, obss lesconce, extassive vacaneles, defeferlous fand use or layout,
depreciation of physical malntenance and kiok of community planning, alt of whict Inhibit
fedgvelopmant, ,

“the presance of the factors herefn impalrs the value ofexisling and any projrosed
aew privato isvestrerds thereby threatening e soung growth of the tax base' of tavtng
districts in the area. The City's conteraplated TIF dosignation for the atea is consistent
with the Intent of the T legislation,

Hevanst.king
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EXHIBIT 2
[ EGAL DESCRIPTION



LEGRL DESCRIPYION

e Seuthwast Quarter of the ¥Worthwesi:
Guarter of Section 25, Pownship 41 North,
Rahge 13, Fast of the Third Brineipal
Mexidisn {except the Norkhk 130G fent Iying
Rust. of the East 33 faet thereof} and the
West 33 feet of the southeast Quarter of the
Northwest (uarter of said Section 25, {ewcent
the North 183 foet therect} all in Cook
County, $1linois.




Appendix 2
TTR District Maps as Amended
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Appendit 3
Legal Description for the TIF District a5 Amended
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THAT PART GF THE HORTHWEST QUARTER OF SECTION 75, TOWNSHIF 41 NORTH, RANGE 13 EAST OF

THE THIRD PRINCIPAL MERIDIAN 1N ODOK (.T()LH'»!'!'\"f HLINGIS, BEING DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHWEST GORIER OF SAID NORTHWEST QUARTER; THENCE NORTHERLY ALGNG
| THE WEST LINE OF SMDY NORTHWEST QUARTER TO THE NORTHWEST CORNER OF (0T 9 88 HOWARD-
HARTREY SUBDIVISION, BEHNG A SUBDIVISION IN SAID NORTHWEST GUARTER ACCORDING TO THE PLAT
THERECH RECORDED SEPTEMBER 3, 1983 AS DOCUMENT NO. 92695516; THERCE EI‘;S"{ERL\’ ﬁiﬂﬂ@ T
NORTH LINE OF SAIR LOT 8 TO THE SOUTHWEST CORNER OF LOT 7 iN BRUMMEL PLACE SUBDIVISEON,
BEING A SUBDIVISION IN SAID HORTHWEST QUARTER ACCORDING TO THE PIAT THEREQE RECORDED
JULY 26, 1956 AS DOCUMENT NO. 16650563; THENCE NORTHERLY ALONG THE WEST LINE OF SAMID LOT
2 TO THE NORYHWEST CORNER OF SAI0 LOT 2; THENGE EASTERLY ALONG THE NORTH LINE OF SAID
BRUMIMEL SUBDIVISION AND ALONG THE SASTERLY EXTENSION THEREOF IO A POINT ON THE £AST
LIME OF THE WEST HALF OF Sa1b !\IC;RNWES? QUARTER; THE?';CE SOUTHERLY ALONG SAID BAST LINE
TO A POINT ON THE SGUTH RIGHT-QFWAY LINE OF THE CHICAGO NORTH SHDRE AKD MIWALKEE
RAILRDAL; THENCE BASTERLY ALONG SAID SOUTH RIGHT-OF-WAY UNE TO A POINT OM THE FAsT
RIGHT-QF-WAY {INE OF HARTREY AVENUE; THENCE SOUTHERLY ALONG SAID SAST RIGHT-OF-WAY LINE
AND SOUTHERLY EXTENSION THEREOF T0 A POINT ON THE SOUTH LINE OF SAID NORTHWEST QHARTER

QF SECTION 25; THENCE WESTERLY ALONG SAID SOUEH LINE TO THE POINT OF BEGINNING.
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TI¥ Qualification Repoxt for Amendment Area
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DEREAEYF
DATED 7/90/15

CITY OF EVANSTON

HOWARD-HARTREY TIF DISTRICT
' 1t AMENDMENT

i

A study to determine whether al or a portion of an area Jocated
in the City of Bvanston gualifies as a conservation area as set
forth in the definitions in the Tax Inorement Aloeation
Redevelopment Act, 65 TLCS 5/51-74.4-3, ¢t sex., a5 anended,

Prepared for:
The City of Evanston, IHinois

Prepayed Jointly by:
The City of Evanston, Hlinois
and
Kane, McKenna and Asgociates, Ine,

July 2013
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EXECUTIVE SUMMARY

Kane, McKenna and Associnles, Ine, (“KMA”) has been retained by the City of Evanston
(the "City") to conduet an analysis of an area that would result In the addition of two (2]
. fax parcels to the existing Howaxd-Harirey Tax Inerement Finance (TIF) District (the

st Amendment™). “Ehe City seeks 10 add the 2 parcels fo the TIF District as part of its
strategy to promote the vevitalization of key ander-utifized propertics located within the
City, The 2 parcels are defined hereln as the “Amendment Arca,”

The Howard-Hartrey TIF District was ostablished in 1992, ansl sueceeded in
encouraging private developers to convort a former industrial area into a thriving retalt
shopping center, The City has two airs in puriuing the addition of the parcels to the
TIF distrigt, The first goal is 1o promote redeveiopient of cerliin pareels that have
experienced eerlain impediments such as obsoleseence and excessive vacancies (simdlar

- to the problems confionting the City in 1992}, The TIR District formation would enable
the City to address these ongoing mpedinents to redevelopment.

Becondly, TIF establishment would address the limited opportonities the City has to
encourage new indusiried, cormmercial and mived ust growth within & community.

Industriad uses within Evanston are partictlzrly lmited, due to 2 comBination of factors:

physical bartiers to growth such as the lnkefront, competing uses (e.g., recreationa] vses
end higher education uses), scarcily of large vacant sites suitable for industrial and
warehouse vees, and competition with other communitics that have advanced their
influstrial eapabilities (e.g., cextain municipalitios in Will Counly and portions of Cock
Coupty). Consequently, the targeted area within the Howard-Haxtrey TIF Distsict
presents & nnigue opportunity for industrial development,

Further, the City is fimited in 1erms of snnexation epportunitics, and it has an
wrusually high munber of tax-oxempt properties. Bocause the Cily (a) is a mature
commuyrity that ean no Jonger grow through annexation, (b) has few parcels of
undeveloped land remaining within City Hmits, and (€) has few clusters of properties
sexved by major roadways, the targeted redevelopment avea provides a rare opporiunity
to undertake major new.reinvestinent projects: By so doing, it would support the Clty’s
strategy for the encouragement of growth through the revse and redevelopment of older
or under-utilized properties, '

Based upon the analysis completed to date, KMA has reached the following condlusions
regacding the qualification of the TIF District;

1) The Armendment Area proposed for tnclusion within the TIF District
qualifies as a “conserpation areq” pursuant io the Act ~ The Amendment Area gualifies
f5 & conservation area under the Jinois Tex Increment Allceation Redevelopment Act
{JLLS 5/11-74.4-1 et. 504, as amended; hereinafier referred to ag the “TIF Aet” or “Act”),
This condition prevents, or threatons to prevent, the healthy economic and phiysical

- development of properties in a manner that the community deems essentisl to it
overall ecoromic health,




2y Currentconditions lmpsde redevelopment — The existence of certain
conditions found within the Asendiment Axea
successful redeveloprent. “This is because the

and substantial private sector inves

present impedinents to the apea's
factors negatvely impact coordinated

tment in the overall TEF District. Without the use of

City planning apd economic developmept resourees (0 mitigate such factors, potential

“ redevelopidiit projects

jnvestment} are not

2} Viable redevelapment sites o

(along with other activities that reqyire private Sector

Blely to be economically feagible.

uld produce

)

neremental revenue — Within

she TIF Distriet mcluding the Amendment Axea, there axe parcgls which potentislly
could be redeveloped or rehabititated and ther

elyy produce incremental property tax

revenue. Such revenue, usedin combination with other City resources for

redlevelopment incent

investment and refnvestment in these sites and nitimately throughout the TIF Distrlet,

& I emendment recommended

ives or pRblic improvements, would Yikely stimulate privale

~Fo mitigate redevelopment axea

eonditions, promote private sectox investment, and foster the economic viability of the

1% District, KMA recommends that the City proceed with the amendment of the

existing TIF District.

Because the City will not be considering the redevelopment of residential paxcels, and it

will certify that it will not dislocate 10 or more

the City will not condueta

residential units within the TIF distriet,

housing impact study pursuant to the TIF Act.
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L INTRODUCTHON AND BACKGROUND

in the context of planning for ihe amendment of the Howard-Hartrey Tax Ingrement
Financing District, the City of Bmpston has evaluated certain pareels in the vidinity of

Haoward Steegt and Hartrey Avenue to determing whether they qualify under the TIG Act-

for emendment info the district. Kane, McKenna and Associates, In. has agreed to
wndertake the study of the Redevelopment Project Axen {RIPAY on the City's behalf.

Beonomic Developrmont Goals,

The redevelopment of the proposed RPA. is consistent with the City's oversrching Jand
use ohjectives, which are contained in the Comprehensive Fian, zoning ordinance and
other land use planning clements, ¥n the Comprehensive Flan adopted in 2000, the City
has articulated & number of ecoromic development objectives wlich wonld be
supportad by the City's amendment of the TIF District to include the Amendment Area
paxcels. For example, a goal is to promote “growth and redevelopment of businesses,
comimercisl, and indestrial aress.”

Given the gap between the City's goals for the area versus the current conditions
deseribed in this report, the Cily has determined that the redevelopment of the proposed
RIFA would be highly beneficial to the coramunity. With a redeveloptient strategy in
place, the economic base of the RPA would be stabilized and increased — thershy
benefiting the community as a whole. Without such a redevelopment stiategy, the
adverse eonditions identified in this report would likely worsen.

The éit)r ﬁas further determined ﬂiatnredave’fopmem (including industria) ﬁe:v:alapﬁmnt} '

is fensible obly with public finance assistance. The crention and utilixation of a TIR
redevelopinent plan 1s intended by the City to help provide the assistanse requived to
eliminate conditions detrimental to sucoessfol redevelopment of the TIF Distriot.

The use of TAF relies upon induced private redevelopment in the RPA to creste higher
real estate vaines that would otherwise decline without such investment, This would
resuit in increased property tanes compared £ the previous land use {or lack of use), In
this way, the existing tax base for all tax disiriels would be protected and a porton of
firture increased taxes pledged to attract the reguisite private investoent.

Cuaryrent Land Use,

The existing TIR District is in the vicinity of the Howard-Hartray Avenue intessection,
situated on the nerth side of Howard Street (the south side is parl of the City of
Chicago). Historicaily, thearea lias bad mostly a variety of for-profit, non-residential
land uses, such as industrial, retail, and chmmercial uses, Prioy to the establishipent of
the Howard-Hartrey TIF District in 2002, the area was used primarily by industrial
teranis, Bowever, glven market trends at the time, the ares and the end nsers (Share
and Bell and Howel]) became non-competitive and the ond users eventnatly glosed
operations.

The City vespoaded in 1992 by establishing the existing TIF District, The FIF District
has succeeded In catalyring the conversion of the area from an obselete Industral use to

TR gty Repomt
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a successfol commercial use, producing public benefits such as the rense of
wnderutilized properties, diversified tax revenye for the City {and for school distriet
when the TH7 District is vetived), and 4 modexn, acsthetically pleasing set of structures
for residents to shop at. Consequently, the City is seoking via the addition of the
Arnendipent Avea 1o replisals the success of the existing TYF Distrlet by meking 4 sipailar
onvirsion from obsolete industrial ¥o & modern ise that enbances the 1% bage of the
City.

The City beleves that there are redevelopinent opporiunities, i the City were to pursue
tax inerement financing and coordination of redevelopment strategies for the
Amendment Area. Despite these opportunitics and despite ¢ertain advantages
{Giscussed in Section 11} that could be Teveraged, mony parcels in the area remain
underutilized. The TIF District as & whole sukfers from g variety of econowmie
development impediments as identified in the TIN Act, such o excessive vacancies and
obsolescence. Seetion V of this regort identifies other impediments to redevelopiment.

General Scope and Methodology,

KM formally begen its analysis by condueting a series of meetings and discussions with
City staff, sterting in the sommer of 2013 and continiing periodically up o the date of
this report’s issuance. ‘The purpose of the meetings was to establish boundasies for the
TIF District and to gather datu related to the qualification cviteria for propertios
mchuded in the TEF District, These meetings were complemented by a series of field
surveys of the entire area to evaluate fhe eondition of the TIP District on a pareel-by-
}'mrw'ﬁ basis, The field surveys and data collected have been utilized to test the

elihood that various areas located within the TIF District would qualify for TIF
designation. ‘

Yror the purpose of the stady, properties within the TIF Disteiet were examined in the
conbext of the TIF Act governing anproved areas (separate provisions of the TIF Act
address animproved areas), The qualification factors disovrssed in this veport qualify the
area a5 & conservation avea, a$ the term is defined wnder the TIF Aqt.

During the covrse of its work, KMA reported to key City staff its findings regarding T

qualification for the area undex stady. Based on these findings the City (6) mede
refinements to the TIF District boundaries and (b} ditected KM4 to complete this report
and to move forward with the preparation of amendments o the Redevelopment Plan
and Project for the TH District,

Jor additional informaltion about KMA's data eollection and evaluation methods, refer
1o Bection TV of this report.

TIF Rllgtvtng Report
City of Enaton, Hlingls
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I QUALIFICATION CRITERIA USED

With the assistance of City staff, Kane, McKenna and Assosia tes, Inc. evaluated the TIF
District 1o determing the presence or absense of gualifying factors Hsted in the TIF Act.
Fhe relpvant sections of the TIF Act are found below, e T

The TIF Act sets out specific provedures which must be adhered to in designating a TIF
District/Redevelopmant Praject Aren, By dofinition, a Redevelopment Project Area is:

“An area designated by the municipality, which is not less in the aggregate
than 1 3/2 acres and in yespect to which the munieipatity has made a
finding thut there exist conditions which cause the area to be dlassified as
sn industrial pack conservalion sres or a blighted area ora conservaiion
ares, or a combination of both blighted ereas and conservation areas,”

Under the Act, “conservation area” means any improved area within the houndaries of a
Redovelopment Project Area Jocated within the territorial Henits of the municipality
whete cortain conditions are met, as identified below,

TIF Qualification Factors for a Congervation area.

In accordance with the Hlinols TLF Act, KMA performed a two-step assessment to
determine if the proposed RPA qualified as a conservation area. First, KIMA analysed
the threshold facior of age to determine if a majosity of structures were 35 years of age
or older, .

Secondly, the aréa was examined to determine if a combination of three {z}ornmore of
the following factors were present, sack of which is (i} present, with that resence
decumented to a meaningful extent so that a munieipatity may reasonably Sod that the
factor is clearly present within the intent of the Act and (i) reastnably distributed
throughout the improved part of the redevalopment project area, Per the TIF Act, sach
an avea 18 not yet a blighted area but because of a combination of the following factors is
detrimental to the public safety, ealth, morals or welfare and such an area may hecome
# blighted ares. .

(A}  Diapidation. Anadvanesd stale of disrepair or neglect of necessany
reyairs o the primary structural components of building or improvernents in
such 4 combination that a decumented building condition analysis determines
that major repait is required or the defects are so serious and so extensive that
the buildings vwst b romoved.

{B}  Obsolescence. The condition or process of falling into disuse. Structures
beconse ill-suited for the exiginal use,

{C)  Deteroration. With respeet to ildings, defeets including, but not limited
to, major defests In the secondary buoilding components such as dooks, windows,
porches, gutters, downspouts, and fascia. With rospect to surfage improvements,
that the condition of roadways, aHleys, ourbs, gutters, sidewalks, off-street parking

TEF B ity Repert
Cityy of Fvanston, flinois 2




and surface storage aroas evidence deterioration, ndluding, butHnited to,
surface cracking, crumbling, potholes, depressions, loose paving material and
weeds protruding throngh paved surfaces.

(D) . Presenceof Structures Below Minimun Code Standards, Altstructures
shiat do not meet e standards of zoning; sithdivision, budlding, five and other
governmental codes appHoable to property, butnot including housing and
property maintenance codes,

{E) Diega} Use of IndiviGual Siructures. The use of structures in violation of
applicable federal, State, or Tacal laws, oxclusive of those applicable to the
presenes of strictures helow minfmum code standards.

(&) Excessive Vacangies, The presence of buildings that arg unoecupicd or

under-utitized and that represént an adverse influgnes 07 the avea becanse of the
freguency, extent, or durstion of the vacaneies,

(6)  Lagkof Ventilation, Light, or Sanftary Racilities. The absence of adequate
ventilation for light or air circulation in spaces or 1o0ms without windows, or that
require the removal of dust, odor, gas, smoke or other noxious aithorne
materials. Inadequate natural light and ventflation means the absenes of
sicyHghts or windows for Interior spaces oF YOO8 and ixnproper window sizes and
amonnis by room area to window area ratios. Taadequate sanitary facilitics refers
ta the absence or iradequacy of gahage storage and enclosure, bathroom
facilitics, hot water and ldtehens and structural inadequacics proventing ingress
and egress to and from all rooms and units within a building.

(F) Insdequate Uliiies. Underground 2nd overhead ntiities such as storrm,
sewers and storm drainage, sanitary sewers, waker Tnes and gas, telephone énd
glectrical services that are shown to be inadequate. tnadequate vtilities are those
that are: &) of insufficient capacity to serve the uves in the Redeveloprment
¥rojeet Area; (i} deteriorated, antiqueted, obsolets or in disrepair; o (#i) lacking
within the Redevelopment Projec) Area.

(1)  Excessive Land Coverage and Overerowding of Struetures and Oommunity
Eagilities. The over-intensive use of property and the crowding of huildings and
accossory facilitics onto a site. Bxamples of problem conditions warsanting the
designation of o ared 18 exhibiting excessive land coverage ave: {i) the presence
of buiidings either improperly situated on parcels or Joeated or parcels of
inadequate size and shape in relation to present-day standards of development
for health and safety and (i) the presence of multipls bu fldings on a single parcet,
For there to be a finding of oxcessive land coverage, these parcels must exhibit
ons oF more of the following conditions: insufficient provision for Tight and air
weithin or around buildings, ncrensed threatof spread of five due o the close
proximity of bulldings, lack of adequate or propex access 1ora public Tight-of-way,
iack of reasonably required off-street parking or inadequate provision for loading
service.

THI BRgibility feport
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{1} Deleterious Land-Use or Lavout, The exislance of incompatible Jand-use
relationslips, buiklings oconpied by mappropriate mbred-uses or uses considered
1o he noxjous, offensive or unsuitable for the surrou nding ayes.

" KY Environmental Qlean-Un. The Rédevelopmont Project Area hag incurred
Hinois Environmental Yrotection Agency or United States Environmental
Frotection Agency rernediation costs for fora study conducted by an independent
consuitant recognized s basing expéztise in environmental remediation has
determined a need for) the clea n-up of karardous waste, hazardous substances or
undecground storage tanks reguired by Staté or federal law, Any such
remedistion costs wonld constitute 1 materfal impediment to the development oy
redevelopment of the Redevelopment Project Ayea.

(L} Lack of Community Flanning. The Redevelopmient Projeet Area was
developed prior to or without the hepefit or gaidance of 4 community plan, This
means that the developrent occurred prior o the acloption by the manicipadity of
a comprehensive or other compawnity plan or that the plan was not followed at
the time of the area’s development, This factor must be documented by evidenes
of adverse or ingompatible land-use relationships, inadequate streat Tayout,
iproper subdivision, paresls of inadequate shape and size to meot

eontemporary development standards or other evidence demonstating an
absence of effective community plenning,

(M) ‘Stagnant” or Lageing FAV, The total equalized assessed value (RAY) of the
Redevelopment Project Area has declined for thice {3) of the Jast five {5) calendar
years prior to the yoar in which the Redevelopment Project Aren i designated, or
is increasing at an annual rate that is Jess thon the halance of the susieipality for
three (3) of the last five () calendar years, for which information is avajlable or
increasing at an apnual rate that is less than the Consmmer Price Index for All
Urban Consumers published by the United States Department of Labor gr
successor agenty for three (33 of the last five (5) calendar years priot to the year
in which the Redeveopment Project Atea is designated,

TYP Eligibitity Repory
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111, THE TIF DISTRICT

The Howard-Harirey TIF District as proposed for amendment contains pareels located
nortinvest of the intersection of Howard Strect and Hartroy Avenue. The existing TIF

.. District paveels front Howard $trest, whereas the 2 pareels proposed for inclusion (via .

+

amnendment) are behind the frontage parcels and the xisting shopping centex. Prease
rofer to Rxhibit & which contains a map showing the houndaries of the TIF District.

As mentioned, the existing TIF Disitiet bas been successfully converted from an aging
indhustiial feomnimercial arga to 8 viable commercial shopping cenler, In conirast, the
Amendment Arca has yet to experience any redevelopient based on private yesoneces
only. Instead ithas languished as an obselete, vacant site, with unsuccessful efforts to
find new private, for-profit tenants for the site “as is.” It should be noted that the site
continues to be dassified by the County asa taxable site {Class § industrial) and henee it
still produces tax revenues, but the City erdoavors tGimprove the site 1o ensure that it
contributes to and solidifies the City's Lax hase.

Despite the cheolescence and Hstressed condition within the FIF Distyict as proposed
for amendment, the area has a number of assets that could he leveraged for modoern
uses! ‘

e Both Howard Street and McCormick Boulevard are major arterial roads and as such
have the traffic counts necessary 1o support commerdial and/or retail uses.

« The Howard/Harivey intersection is near the Howard/ MeCormick gateway to
Tvanston, s0 it serves as a welcoming point for visitors/shoppersfeuppliers entering
the City from nearby Skokie, Lincolmvood and Chicagd; :

« Any redevelopment of the Arnendmen Area would potentially bexefit from the
proven drawing power of the votailers within the exdsting TIF Distxict; and

o Thesize of the property would allow for it§ vevse by & local commercial enterprise.

TN BRaTbiliy Rupor!
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V. METHODOLOGY OF EVALUATION

In evalnating the Howard-Hartrey Amendmaent Area for inclusion within the existing

RS T

1)

2)

3

4}

5

TEF Pistries, the following methodology was niflized:

" Site surveys of the IR District wers undertaken by representatives from Yane,

McKenna and Associates, Ine., supplemented with photographic analysis of the
sites. Site surveys were completed for each parcel within the TIR District.

KMA perfornaed BAV trend analysis t0 ascertain whether EAY growth in the TIF
District underperformed EAY growth in the vemaining part of the City.

KdIA condacted evaluations of exterior shriehires and associated site
inc?)mveme:nm, neting such conditions as deterioration and obsolescence.
Additionally, KMA roviewed the following data: 2006-2012 tax fnformation from
Cook County, tax parcel maps, site dats, local history (based on discussions with
City officiais and staff), documents indicating historical uses of the site, amd an
evaluation of area-wide factors that have affected the area's developinent (eg,
lack of community planning, wode violations, obsolescence, ete,).

Existing structares and site conditions were initially sarveyed for the purpose of
comparing sakd eondiions agalnst the TIF Act criteria, to the best and most:
reasonable extent possibie.

The TIF District was examined to assess the applicability of the factors required
for qualification for TIF designation under the TIF Act. XMA evaluated parcels
by reviewing the information obtained for each factor gainst the ralevant
statutory criteria,  Tmproved land within the RPA was examined to determine the
appiicability of the thirteen (13) different conservation srea factors for
qualification for TIF designation wider this statute (referenced in Section I3 of
this report).

TLE ERGinility Kigsert
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V. QUALIFICATION FINDINGS FOR TIF DESTRICT

Based upon KMA's evaluation of pa reels in the TEF District and analysis of each of the
eligibility factors summarized in Section 11, the following factors are presented to
sunport qualification of the TIIF District 48 2 canservation area. These factors are found

(o be clearly present and reasonebly disteibuted throughout the AR Distriel, as reguired )

upder the TIF Act. The {actors are sunmm arized in the table below,

Fxhibit g
Sumeaary of Findings

Rueessive Vacanoies
Lagging RAV
Deteripration
Pricterious Layont
{3bsoiestensh

4 6 & A BN

Findings for Conservation Arca.

 Fhe TIF Disiriel i found to quadify asa conservation area under the statutory eriteria set
forth in the TIF Act. As a first stop, KMA Jetermined that the onestruciure in the
Amendment Area is 35 yeurs in age or older, Tis 56 years old per Cook County Assessor
data, and the adjacent parcel (classified as a rainor jndustrial improvement perisining to -
the parldng Jot} is Histed by the Assessor as 46 years old.

Suweondly, KMA reviewed the 13 statutory eriteria needed to qualify the arca as a
comsevvation srea, determining that 5 factors were pr esent:

1) Excessive Vacincles,
P Act states that this finding is characterd zed by the presence of unoccupied or
undarutifized buiidings that represent &0 adiverse inflience on the area. The ealy
building within the Amendment Area {5 vacant {i.e., 100% vacancy), Moreover,
according w City staff and based on City documentation, the structure has been
vacant siee 2002 - 1e,, has not vecently boen vacaied pending the closing of 4
real cstate transaction, but has remained vnocen pied for an extended period of
time. '

I addition, the vacant bailding and adjacent surface improvements generatly
exhiliit preater dgterioration {relative to othey buildings within the TIF District or
adiacent 1o the TIF Distiof) and appear to nead corrective 1 asintenance. Because
of the recuced economic activity associated with vacancy and the relatively poor
physical sondition —in conjunction with the Jarge size of the building ~ it
vepresents an adverse influence o1 the overall TIF District and swimounding area.

FI5 Eigthiliy Koport ;
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————

Exbibit 2

1) Lasggingor Declining TAV,
The BAV of the Amendment Area has registered absolute declines in three (3) of
the past {5} years (refer to churt below), Additionally, the ares EAV has agged
the Consumer Prive Index (CPT) for, 3 of the past 5 veays. Owerall, the $1.49
million BAV us of the most recent tax year 16 lovier than the initial base year
($2.8¢ million). Therefore, a finding of lagging BAV it made parsnant 1o the TIR

Act,

I Toll BAY

1075700 $1.551764
Sor TiF :
Distyiot
RAV e “18,:0% -2.3% 14 8% 7%
Chapee {59}
{itywide IREXZGAGTOY | SEFISHECGIR | S2040.R09.324 | S0,304A0%STY | SROF0.4E7000 22700, 08
Bav{Net
of T
City EAV X5 ~1G.55% PR 6% 6,0%
Change (%) i
(W] %1% 3.5 1.65% GGH 3.8% 8%
Notek
* Ressonlonint vours ssterished,

“*Yonre nve Bighlivhted when AV mopisteaed absofute decines.

Snncey: Cook Conndy sud 3.5, Buyeatt of Laber Statboricy

2 Deteriomtion, o . o
As noted in Section ¥, a municipadity can make o finding of deteriorarion with
respect fo structures and the surface Improvements present within a TIF District,

T this case, both the stracture and privately-
the Amendment Are

particular the parking lot is in poor condition and would need repair.

3 Deleterious Layouy,

A nunjcipality can make 2 finding of deleterions Jayout or land use when there
exists (a} incormpatible fand-use relationships, (b} buildings seoupled by
inappropriate nyixed-uses or uses considered to be noxious, or (c) uses offensive
or unsuitable for the surrounding area. Most of the problers in the arca refleot
meompatible land-use relationships.

owned sniface hmprovements within
a evidenee deterioration and deferred maintensnce. In

The primary deleterions layout issue is the poor ingress/fegress to and from the
area. The Amendment Arvea is simply inadequate to acoommodate modert
industrizl operations where {ideally) internal, off-street circolation of trucks and -
vehicles is done with wide, easily traversed streets to reach loading bays ete.
There is no direct northexn, seuthern or western sight-ofway acesss to the 2 -
pareels, The only access is as follows: hening ba from the south via Howard
Street, “looping” around the castern side of the Howard/Martrey srea orlnoping

I Eligibiting Report
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4).

_accesstothesite. ..

aronnd the western side. Approaching fom Hlie western side requires navigating
arcund o church rather than an gpen ared OF traffic Jane dedicated for industrial
users. 1 looping axound frov the easiern side, 2 track or other vehicle would
need Lo travel past the Target parking Yot and then exeovte a sharp turn 10 gain

, Lo
[y .

The fnpress/egress probiens can e illustrated by compariog the Amendment
Aven indostrial layout versus & moders industrial park (e.g., industiial pavks in
Northbrook, Romeoville, or in the (¥Hare Airport trade area for example).
Modern industrisl parks typically have {a) well-marked ingress/egress points for
wucks and other vehicles, () an efficient ternal/off-strect circulation patiern
anet (€} wide roadways 1o accomumodate a variety of larger fracks that require
more space for exeeuting lurns.

{ibsolescense.

The Act states that obsolescencs is the condition or provess of folling into disuse
or structures that ave beeorme “iil-guited” for their original use, The avea
exhibits both economic and fuactionat obsoleseenee.

Feonomic ohsolescence is evidenced primarily by the excessive vacancies

described sbove. The vacant structure in particofar results in the Jiteral "disuse”

of the building. Although other uses have been proposed for the former !
mdusteial structure, the oxiginal use is now ohsolete with the departure of Shure
{the origina] tenget} in 2002, Furthermore, it appears that market demand for
the site as an ndustvial axea is severely hampered by the site condidons,
evidenced by City documentation showing the Jast transaction was written down
from $4.15 mittion in 2005 to $2.8 milion in 2008 for a non-industrial use and
by Lvanston appraiser Sam Salvi identifying defects that cause the site t0 be
Jiminished in value, Also, Coole County Assessor datn shows only 17% of the
assessed value of the former Shure bullding is conpected to the building (8a% s
tied to theland). By compaxison, parcels 402-025 and 402-026 agsociated with
the adjacent Target and J eveel stores list building values as 35% and 38% of
overall assessed value. The foregoing data js suppotted by the vverall BAV ;
valgations as discussed above, which show Jeckines in FAV hoth annually and ‘
aver the 2007-2012 petiod,

Fapetionslly, the area is experiencing obsolescence retated to its eneral age. As
mentioned, the building is 56 years in age, according to Cook Comty Assessor
data. The combination of age and certain evolving stamdards in commarcial and
industrial building desiga lmits the competitiveness of the older buildings — L.e,
Tixnits their wiflily as officient, marketshle workspace. For exinaple, ag mentioned
ahove the structure has inadsquate circuiation and poor ingress/egress for
delivery vehicles/trucks. Lastly, the industyial building is outmoded relative 10
modern warehouse-type structuaes in competing communities (e.g., newer
sndustrial buildings tend to be larger, with fewer internal buflding supporis
atherwise Himmiting usable floor space and with higher eeflings to accommodate
greater space needs).

TiF !Eh‘gmy Raport
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Vi. SUMMARY OF FINDINGS / GUNERAL ASSESSMENT OF
QHIALIFICATION

The following is a summary ofrelevant qualification findings as it relates to the City's.
potential araendinent of the Howard-Hartrey THF District. '

1. The area is contipuous and is greater than 12 acres in size;

2. The RPA Amendment Avea will qualify as o conservation area. Further,
the qualification factors found in the Amendment Ares ate present to a
meaningful extent and are reasonsbly distributed throughout the aroa, A
more detalles analysis of the qualification findings iz outlined in Seation V
of this repost;

3. Al property in the aten I3 expected to substantislly benefit by the
redevelopment project improvements;

4. Thesound growth of taxing districts applicable to the area, Inchnding the
City, has been inpaired by the factors found present in the area; and

5. The area would not he subject to redevelopinent without the investment. of
public funds, ncluding incrernental property tax revenue.

In the judgment of KM4, these findings provide the City with sufficient justification to
consider designation of the Amendment Area for inclusion within the Howard-Hartrey
RPA.

TIF Btigibitity Reporl
{lty of Puanston, Hlingds b




$20-0-13

Aldetraan @GM% moved and Aldewnan jﬂ#bﬂfa«f?h seconded

" the motion that said ordinance 88 presented and read by the City Clerk be adopted.
After a full disoussion thereof inciuﬁing a puhlic recital of the nature of the matter
being considered and such other information as would inform the public of the nature of
the business being conducted, the Mayor directed that the roli be called for a vole upon

the motioh 1o adopt sald ordinance a read.

Upon the roll being called, the folfowing Alderman voted AYE: Mm_

traaper, ﬁﬁmmm Praniuad, FAkL, ff)bﬂw.ﬂ— [f}Ldﬁg{\

The following Alderman voted NAY: £

Whereupan the Mayor deciared the motion carfied and sald ordinance adopted,
epproved and signed the same in open sueeting and directed the City Clerk o record
he same in full in the records of the Mayor and City Council of the City of Evanston,
ook County, Ninois, which was done.

Other busingss not perinent to the sdopton of said ordinance was duly
fransacted at the meeting.

Upon motion duly made, seconded and carfed, the meeling was adjourned.

by e
Gy Clarke / <
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MINUTES of & public meeting of the Mayor and City Counal] of
the City of Evanston, Cook County, llinois, held at the
Evanston Civic Center, Evanston, filinols, in said City atl;4p
o'clock £, on the H"day of Novermbtr | 2013,

£ & "

The Mayor called the mesting 10 order and directed the ity Clerk to call the roll,

Upon rofl call, the following ahswered present: the Mayor, and

Adderman: \j(’_/y\,ﬁ,&/rn‘, M&M , IQ&MM%{-, m; ?"éﬁe;
EJ\)L%'ML‘E-; Wildon :

The following Aldermen were shsent:
P itisn ate ; Mol
Aidennan R mu_;,

presented and the Glty Manager explained

an ordinance, which was laid In words and figures before the Mayor and Alderman as
follows:

10
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SYATE OF fLUNOIS )

1838
CounTY of COOK ¥

CERTIFCATION OF DRDINANCE AND [VENUTES

I, the undersigned, do hereby certify that § am the duly cualified and acting City
Clerk of the City of Evanston, Gook Gounty, Hinots (the “Cily, and that as such official |
amn the keeper of the records and fiies of the Mayor and City Councll of the City {the
“Corporate Authorities").

[ do further certify that the foregoing Is & full, true and cotnpiste transcript of that
poriioh of the minutes of the meeting of the Corporale Authorities held on the i day of
vwhey , 2013, insofar as same relales fo the adoption of 2h ordinance enitled:

A ORDINANCE of the City of Evanstory, Cook County, Hlinois,
Amending a Tax Increment Redevelopment Plan and
Redevelopment  Project for  fhe Howard  Hartrey
Redevelopment Project Area,

a trye, comreot and compiete copy of which said ordinance as sdopled at sald meeling
appears In the foregoing transeript of fhe minules of said meeling,

[ do further cerdify that the defiberations of the Comporate Authotiies on the
adaption of sald ordinance were conducted apenly, that the vote on the adoption of said

ordinance was taken openty, thaf said mealing was held at 2 specified time and place
convenlent to the public, that notice of caid meeting was duly given to all of the news
media requesting such notice; fhat an agenda for said meeting was posied at the
iooation whete said meeting was held and at the principal office of the Corporale
Authoriies at least 48 hours in advance of the holding of said meeting; that sald agenda
desaribed or made specific reference 10 said ordinance; that said meeting was cailed
and held In strict compliance with the provisions of the Open Mestings Act of the State
of llinols, as amended, and the Hinois Municipal Code, as amended, and that the
Corporate Authorities have gompiied with afl of the provisions of said Act and said Code
and with ail of the procedural rules of the Corporate Authorities.

Iy WiTNESS WHEREQF, 1 hereunto affix my official signature and the seal of e

City, thistfiday of Dbsgimber , 2013,
%ﬂégﬁw

7 ?(i.(}fé’rk

(8EAL)
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10/25/2013
121-0-13

AN ORDINANCE

Designating the First Amendment to the
Howard Hartrey Redevelopment Project Area
Pursuant to the Tax Increment Allocation Redevelopment Act

WHEREAS, it is desirable and in the best interest of the citizens of the
City of Evanston, Cook County, llfinois (the “City”), for the City to implement fax
increment allocation financing pursuant to the Tax Increment Allocation Redevelopment
Act, Division 74.4 of Article 11 of the Iffinois Municipal Code, as amended (the “Act™), for
a proposed amendment to the redevelopment plan and redevelopment project (the
“Plan” and “Project”) within the municipal boundaries of the City and within a proposed
amendment to the redevelopment project area (the “Area”) described in Section 1 of this
Ordinance; and

WHEREAS, the Mayor and City Council of the City (the “Corporate
Authorities”) have heretofore by ordinance amended the Plan and Project, which Plan
and Project were identified in such ordinance and wére the subject, along with the
amended Area designation hereinafter made, of a public bearing held on October 28,
2013, and it is now necessary and desirable to designate the Area as a redevelopment
project area pursuant to the Act,

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCI. OF
THE CITY OF EVANSTON, COOK COUNTY, ILLINOIS, THAT:

SECTION 1: Area Amended. That the Area, as legally described in

Exhibit A, attached hereto and incorporated herein as if set out in full by this reference,

is hereby deslgnated as an amended Redevelopment Project Area pursuant to Section




121-0-13

11-74 4-4 of the Act. The general street location for the Area is described in Exhibit B
attached hereto and incorporated herein as if set-out in full by this reference. The map

of the amended Area is depicted on Exhibit C attached herefo and incorporated herein

" as if set out in full by this reference

SECTION 2: Invalidity of Any Section. That if any section, paragraph, or

provision of this Ordinance shall be held to be invalid or unenforceable for any reason,
the invalidity or unenforceability of such section, paragraph, or provision shall not affect
any of the remaining provisions of this Ordinance.

SECTIDN 3: Incorporation. The findings and recitals contained herein
are declared to be prima facie evidence of the law of the City and shall be received in
evidence as provided by the lilinois Complied Statues and courts of the State of lllinois.

SECTION 4: Superseder and Effective Date. All ordinances, resolutions,
motions, or orders in conflict herewith are hereby repealed to the extent of such conﬂict,'
and this Ordinance shall be in full force and effect immediately upon its passage by the

Corporate Authorities and approval as provided by law.

AYES fZ Nnavs O ABSENT A

lntroducedmw, 2013 Approved:
Adopted: Nopmbur [ 2013 wa/ut&’nb&(;r___lg 2013
| L LD Idl?,

Elizgiyeth B. Tisdahl, Mayor

Attest: A%oved as fo forp:
Rod}\ey Gref:ﬁe’,’ City Clerk ' W. Grant Farrar, Corporation Counsel
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EXHIBIT A
Legal Description

THAT PART OF THE NORTHWEST QUARTER OF SECTION 25, TOWNSHIP 41
NORTH, RANGE 13 EAST OF THE THIRD PRINCIPAL MERIDIAN [N COOK
COUNTY, ILLINOIS, BEING DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHWEST CORNER OF SAID NORTHWEST QUARTER;
THENCE NORTHERLY ALONG THE WEST LINE OF SAID NORTHWEST QUARTER
TO THE NORTHWEST CORNER OF LOT 8 IN HOWARD-HARTREY SUBDIVISION,
BEING A SUBDIVISION IN SAID NORTHWEST QUARTER ACCORDING TO THE
PLAT THEREOF RECORDED SEPTEMBER 1, 1983 AS DOCUMENT NO. 93696916;
THENCE EASTERLY ALONG THE NORTH LINE OF SAID LOT 9 TO THE
SOUTHWEST CORNER OF LOT 2 IN BRUMMEL PLACE SUBDIVISION, BEING A
SUBDIVISION IN SAID NORTHWEST QUARTER ACCORDING TO THE PLAT
THEREOF RECORDED JULY 26, 1956 AS DOCUMENT NO. 16650663; THENCE
NORTHERLY ALONG THE WEST LINE OF SAID LOT 2 TO THE NORTHWEST
CORNER OF SAID LOT 2; THENCE EASTERLY ALONG THE NORTH LINE OF SAID -
BRUMMEL SUBDIVISION AND ALONG THE EASTERLY EXTENSION THEREOF TO
A POINT ON THE EAST LINE OF THE WEST HALF OF SAID NORTHWEST
QUARTER; THENCE SOUTHERLY ALONG SAID EAST LINE TO A POINT ON THE
SOUTH RIGHT-OF-WAY LINE OF THE CHICAGO NORTH SHORE AND MILWAUKEE
RAILROAD; THENGE EASTERLY ALONG SAID SOUTH RIGHT-OF-WAY LINE TO A
POINT ON THE EAST RIGHT-OF-WAY LINE OF HARTREY AVENUE; THENCE -
SOUTHERLY ALONG SAID EAST RIGHT-OF-WAY LINE AND SOUTHERLY
EXTENSION THEREOF TO A POINT ON THE SOUTH LINE OF SAID NORTHWEST
QUARTER OF SECTION 25; THENCE WESTERLY ALONG SAID SOUTH LINE TO
THE POINT OF BEGINNING.
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EXHIBIT B
General Street Location

The proposed amendments to the Howard Hartrey Redevelopment Project Area consist
primarily of vacant industrial property located to the north of the existing Howard Hartrey
Redevelopment Project Area (and north of Brummel Place/Shure Drive) bounded by the
shapping center and Howard Strest on the south, Hartrey Avenue to the east, and the
rail right of way to the north. The “Vineyard” property located to the west of the former
Shure facifity is not included.



EXHIBIT C

Map of Amended Redevelopment Project Area

121-0-13
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Alderman .M moved and Alderman \ﬁ/ibcaﬁ»h’\ seconded

the motion that said ordinance as presented and read by the City Clerk be adopted.

After a full discussion thereof including a public recital of the nature of the matter
being considered and such other information as would inform the public of the nature of
the business being conducted, the Mayor directed that the roll be called for a vote upon
the motion to adopt said ordinance as read.

Upon the roll being called, the following Alderman voted AYE:-. kﬂ d'ﬁ;m ;
Hhover, Kuumeey, huonis, Foaice, wf?}/wu, Wlior

The following Alderman voted NAY: ~ O <

Whereupon the Mayor declared the moﬂon‘carried and said ordinance adopted,
approved and signed the same in open meeting and directed the City Clerk to record
the same in full in the records of the Mayor and City Council of the City of Evanston,
Cook County, Hllinois, which was done.

Other business hot pertinent to the adoption of said ordinance was duly

transacted at the meeting.

Upon motion duly made, seconded and carried, the ineeting was adjourned,

e

CityCletk / ¢
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MINUTES of a public mesting of the Mayor and City Council of
the City of Evanston, Cook County, llinois, held at the
Evanston Civic Center, Evanston, lliinois, in said City at’] 24
o'clock P.M., on the [ day of Nélamber 2013

® %" w®

The Mayor called the meeting to order and directed the City Clerk to call the roll.

Upon roll call, the following answered present: , the Mayor, and

Alderman: -1,0/!/\/&/&-4\’\; W’. RW’ PDWM; ?T/UC%
ww, Welion

The following Aldermen were absent:

£ -
Alderman A) W\LP{ presented and the City Manager explained

an ordinance, which was laid in words and figures before the Mayor and Aldérman as

follows:
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STATE OF lLLINOIS )
) SS
COUNTY oF COOK )

CERTIFICATION OF ORDINANCE AND MINUTES

I, the undersigned, do hereby certify that | am the duly qualified and acting City
Clerk of the City of Evanston, Cook County, [lfinois (the “City"), and that as such official |
am the keeper of the records and files of the Mayor and City Council of the City (the
“Corporate Authorities”).

I do further certify that the foregoing is a full, true and complete franscript of that
ortion of the minutes of the meeting of the Corporate Authorities held on the [jh day of
sWmbex _, 2013, insofar as same relates to the adoption of an ordinance entitled:

AN ORDINANCE of the City of Evanston, Cook County, Illinois,
Designating the First Amendment to the Howard Hartrey
Redevelopment Project Area Pursuant to the Tax Increment
Allocation Redevelopment Act.

a true, correct and complete copy of which said ordinance as adopted at said meeting
appears in the foregoing transcript of the minutes of said meeting.

| do further certify that the deliberations of the Corporate Authorities on the
adoption of said ordinance were conducted openly, that the vote on the adoption of said
ordinance was taken openly, that said meeting was held at a specified time and place
convenient to the public, that notice of said meeting was duly given to all of the news
media requesting such notice; that an agenda for said meeting was posted at the
location where said meeting was held and at the principal office of the Corporate
Authorities at least 48 hours in advance of the holding of said meeting; that said agenda
described or made specific reference to said ordinance: that said meeting was called
and held in strict compliance with the provisions of the Open Meetings Act of the State
of llinois, as amended, and the llinois Municipal Code, as amended, and that the
Corporate Authorities have complied with all of the provisions of said Act and said Code
and with all of the procedural rules of the Corporate Authorities.

IN WITNESS WHEREOF, | hereunto affix my official sighature and the seal of the

City, this [ day of gisember , 2013,
%%W é“g"\

/7 CiyClerk

(SEAL)
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AN ORDINANCE

Confirming Tax Increment Allocation for the First Amendment to the
Howard Hartrey Redevelopment Project Area

WHEREAS, it is desirable and in the best interest of the citizens of the
City of Evanston, Cook County, linois (the “City"), for the City to implement tax
increment allocation financing pursuant to the Tax Increment Allocation Redevetopment
Act, Division 74.4 of Article 11 of the lllinois Municipal Code, as amended (the “Act”);
and
WHEREAS, the City has heretofore amended a redevelopment plan and
project {the “Plan” and "Project”) as required by the Act by passage of an ordinance and
has heretofore amended a redevelopment project area (the “Area’) as required by the
Act by the passage of an ordinance and has otherwise complied with alt other
~conditions precedent required by the Act,
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF

THE CITY OF EVANSTON, COOK COUNTY, ILLINOIS, THAT:

SECTION 1: Tax lnérement Financing_Confirmed. That tax increment-

allocation financing is hereby adopted to pay redevelopment project costs as defined in
the Act and as set forth in the amended Plan and Project wiéhin the amended Area as
legally described in Exhibit A attached hereto and incorporated herein as if set out in fuil
- by this reference. The general street location for the amended Arez is described in

Exhibit B aftached hereto and incorporated herein as if set out in full by this reference.
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The map of the amended Area is depicted in Exhibit C attached hereto and incorporated
herein as if set out in full by this reference.

SECTION 2: Allocation of Ad Valorem Taxes. That pursuant fo the Act,

the ad valorem taxes, if any, arising from the levies upon taxable real property in the
amended Area by taxing districts and tax rates determined in the manner provided in
Section 11-74.4-9(c) of the Act each year after the effective date of this Ordinance until
.the Project costs and obligatfons issted in respegt thereto have been paid shall be

divided as follows:

A. That portion of taxes levied upon each taxable lot, block, tract, or parcel of real
property that is attributable fo the lower of the current equalized assessed value
or the initial equalized assessed value of each such taxable lot, block, tract, or
parcel of real property in the Area shall be allocated to and when collected shall
be paid by the county collector to the respective affected taxing districts in the
manner required by law in the absence of the adoption of tax increment
allocation financing.

B. That portion, if any, of such taxes that is attributable to the increase in the current
equalized assessed valuation of each lot, block, tract, or parcel of real property in
the Area shall be allocated to and when collected shall be paid to the municipal
treasurer, who shall deposit said taxes into a special fund, hereby created, and
designated the " Howard Hartrey Redevelopment Project Area Special Tax
Allocation Fund" of the City and such taxes shall be used for the purpose of
paying Project costs and obligations incurred in the payment thereof.

SECTION 2: ]nvalidity of Any Section. That if any section, paragraph, or -

provision of this Ordinance shall be held to be invalid or unenforceable for any reason,
the invalidity or unenforceability of such section, paragraph, or provision shall not affect
any of the remaining provisions of this Ordinance.

SECTION 3: [ncorporation. The findings and recitals contained herein
are declared to be prima facie evidence of the law of the City and shall be received in

evfdence as pravided by the fllinois Complied Statues and courts of the State of lllinois.
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SECTION 4: Superseder and Effective Date. Al ordinances, resolutions,

motions, or orders in conflict herewith are hereby repealed to the extent of such conflict,
and this Ordinance shall be in full force and effect immediately upon its passage by the

Corporate Authorities and approval as provided by faw.

aves ] nAYs _O ABSENT A_

introc{ucédihpi{_}_@m@ﬁ_ﬁ_, 2013 * Approved: ' _
Adopted: M Ob2imbL” |, 2013 WMWM 12 2013
e AR N PWA LD

Elifaffeth B. Tisdahl, Mayor

Attest: Approved as to form:
Ay -0
Rodney Gree;rfe, City Clerk W. Grant Farrar, Corporation Counsel
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EXHIBIT A
Legal Description

THAT PART OF THE NORTHWEST QUARTER OF SECTION 25, TOWNSHIP 41
NORTH, RANGE 13 EAST OF THE THIRD PRINCIPAL MERIDIAN IN COOK
COUNTY, ILLINOIS, BEING DESCRIBED AS FOLLOWS:

BEGINNING AT THE SOUTHWEST CORNER OF SAID NORTHWEST QUARTER;
THENCE NORTHERLY ALONG THE WEST LINE OF SAID NORTHWEST QUARTER
TO THE NORTHWEST CORNER OF LOT 9 IN HOWARD-HARTREY SUBDIVISION,
BEING A SUBDIVISION IN SAID NORTHWEST QUARTER ACCORDING TO THE
PLAT THEREQF RECORDED SEPTEMBER 1, 1993 AS DOCUMENT NO. 93696916;
THENCE EASTERLY ALONG THE NORTH LINE OF SAID LOT 9 TO THE
SOUTHWEST CORNER OF LOT 2 IN BRUMMEL PLACE SUBDIVISION, BEING A
SUBDIVISION IN SAID NORTHWEST QUARTER ACCORDING TO THE PLAT
THEREOF RECORDED JULY 26, 1956 AS DOCUMENT NO. 16650663; THENGE
NORTHERLY ALONG THE WEST LINE OF SAID LOT 2 TO THE NORTHWEST
CORNER OF SAID LOT 2; THENCE EASTERLY ALONG THE NORTH LINE OF SAID
BRUMMEL SUBDIVISION AND ALONG THE EASTERLY EXTENSION THEREQOF TO
A POINT ON THE EAST LINE OF THE WEST HALF OF SAID NORTHWEST
QUARTER; THENCE SOUTHERLY ALONG SAID EAST LINE TO A POINT ON THE
SOUTH RIGHT-OF-WAY LINE OF THE CHICAGO NORTH SHORE AND MILWAUKEE
RAILROAD; THENCE EASTERLY ALONG SAID SOUTH RIGHT-OF-WAY LINE TO A
POINT ON THE EAST RIGHT-OF-WAY LINE OF HARTREY AVENUE; THENCE
SOUTHERLY ALONG SAID EAST RIGHT-OF-WAY LINE AND SOUTHERLY
EXTENSION THEREOF TO A POINT ON THE SQUTH LINE OF SAID NORTHWEST
QUARTER OF SECTION 25, THENCE WESTERLY ALONG SAID SOUTH LINE TO
THE POINT OF BEGINNING.
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EXHIBIT B
General Street Location

The proposed amendments to the Howard Hartrey Redevelopment Project Area consist
primarily of vacant industrial property located to the north of the existing Howard Hattrey
Redevelopment Project Area (and north of Brummel Place/Shure Drive) bounded by the
shopping center and Howard Street on the south, Hartrey Avenue to the east, and the
rall right of way to the north. The “Vineyard” property located to the west of the former
Shure facility is not included. :




EXHIBIT C

Map of Amended Redevelopment Project Area

122-0-13
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Alderman _g_&(_,ﬂﬁ_g,q:_ moved and Alderman JUJLW seconded

the motion that said ordinance as presented and read by the City Clerk be adopted.

After a full discussion thereof including a public recital of the nature of the matter
being considered and such other information as would inform the public of the nature of
the business being conducted, the Mayor directed that the roll be called for a vote upon
the motlon to adopt said ordinance as read.

Upon the roll being called, the following Alderman voted AYE: Mﬂ) "

Mrover, RMWWM&MM&)M

The following Alderman voted NAY: £~

Whereupon the Mayor declared the motion carried and said ordinance adopted,'w
approved and signed the same in open meeting and directed the City Clerk to record
the same in full in the records of the Mayor and City Council of the City of Evanston,
Cook County, llinois, which was done.

Other business not pertinent to the adoption of said ordinance was duly

transacted at the meeting.

Upon motion duly made, seconded and carried, the meeting was adjourned,

ey e

City Clerk ~ /
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MINUTES of a public meeting of the Mayor and City Council of
the City of Evanston, Cook County, [lliinois, held at the
Evanston Givic Center, Evanston, linois, in said City at 7:9)
o'clock P.M., on the {iday of Jeueimber -~ 2013.

* & *

The Mayor called the meeting fo order and directed the City Clerk ta call the roll.
Upon roll call, the following answered present. , the Mayor, and
Alderman: 2 ,. Yo ver, QMW , Burvus , i)wJCe,,
) Yo Wien

The following Aldermen were absent:

WVM;WW

Alderman RW presented and the City Manager explained

an ordinance, which was laid in words and figures before the Mayor and Alderman as -

follows:
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STATE OF ILLINOIS )
) S8
County OF Cook ) -

CERTIFICATION OF ORDINANCE AND MINUTES

l, the undersigned, do hereby certify that | am the duly qualified and acting City
Clerk of the City of Evanston, Cook County, Hflinois (the “Cify”), and that as such official |
am. the keeper of the records and files of the Mayor and City Council of the City (the
“Corporate Authorities™.

I do further certify that the foregoing is a full, true and complete transcript of that
portion of the minutes of the meeting of the Corporate Authoritles held on the [/ day of
dstembr | 2013, insofar as same relates to the adoption of an ordinance entitled:

AN ORDINANCE of the City of Evanston, Cook County, Illinois,
Confirming Tax Increment Allocation for the First
Amendment to the Howard Hartrey Redevelopment Project
Area,

a true, correct and complete copy of which sald ordinance as adopted at said meeting
appears in the foregoing transcript of the minutes of said meeting.

i do further certify that the deliberations of the Corporate Authorities on the
adoption of said ordinance were conducted openly, that the vote on the adoption of said
ordinance was taken openly, that said meeting was held at a specified time and place
convenient to the public, that notice of said meeting was duly given fo all of the news
media requesting such notice; that an agenda for said meeting was posted at the
location where said meeting was held and at the principal office of the Corporate
Authorities at least 48 hours in-advance of the holding of said meeting; that said agenda
described or made specific reference to said ordinance; that said mesfing was called
and held in strict compliance with the provisions of the Open Mestings Act of the State
of lllinois, as amended, and the lllinois Municipal Code, as amended, and that the
Corporate Authorities have complied with all of the provisions of said Act and said Code
and with all of the procedural rules of the Corporate Authorities.

IN WITNESS WHEREOF, | hereunto affix my official signature and the seal of the
City, thisl{¥~day ofﬂbglembg X, 2013.

A Fe

c)w Clerk
(SEAL)
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DRAFT — NOT APPROVED

TIF Joint Review Board
Meeting Minutes
December 5, 2013

Attendees:

Board Members: Kathy Zalewski - School District 65, Ald. Ann Rainey — City of

Evanston, Bill Stafford - District 202, Brian Rosinksi -
Ridgeville Park District, Valerie Kretchmer - Member at Large

Board Members Absent: Carolyn Dellutri - Downtown Evanston, Bob Novak - Oakton

Community College, Larry Kaufman - Member at Large,
Richard Kwasneski - PAGE argaret Lee — Oakton
Community College, | @thleen Therese Meany - Metropolitan
Water Reclamatlom trict, Rokert Berry- North Shore
Mosquito Abatement, or Tis alg‘i— City of Evanston

City Staff: Johanna Nyden, Martin Ly6 Cindy Plante, Janella Hardin

Others in Attendance:  Bob Rychlicki — Kane McKenna

.

Call to Order by Ald. Ann Rainey, Chair
Chair Ann Rainey called.the meeting to order at 10:06 a.m.

Bill Stafford ofSc Dlstrlc > 02, motioned to approve the minutes from February 21,
2013.
The minutes from Febrii ere approved unanimously 4-0.
Review of Annual Reports for Ei§cal Year January 1, 2012 — December 31, 2012
Johanna Nyden, Economic Deyglopment Division Manager distributed maps to the
committee and gave a brief overview of the five TIF districts.
* Chicago Main TIF was established in 2012 (not presented).
» Howard Hartrey TIF was expanded to include 222 Hartrey; Autobarn, located on
. Chicago Ave is interested in relocating their operations to that property.
» Southwest TIF will close soon; Major activity in this district is Ward
‘Manufacturing.
 West Evanston has included small fagade projects; The increment has not grown
quickly.
o Downtown TIF completed street improvements; In 2013, the Music Institute of
Chicago relocated to 1702 Sherman.
 Howard Ridge TIF borders the south end of Evanston; The City has purchased
several properties along Howard Street to rehab in an effort to bring new
businesses to Evanston; Peckish Pig, 623 Howard, a restaurant and
Evanston’s first brewpub will be opening later this month; The property was

TiF Joint Review Board Meeting — 12/5/13 Page 1 of 2




purchased using funds that will be paid by to the TIF in increments. Funds from
the TIF are being used for rehab and to bring the building up to code; When the
owners of Peckish Pig purchase the property from the City all the funds used to
pay for the property as well as the rehab will be recouped.

Assistant City Manager Marty Lyons provided a consolidated summary of each TIF,
including projected activity and summary of revenues.

A. Southwest TIF District #2
Marty Lyons provided an executive summary to the Join view Board detailing
the revenue and assessed value for each of the TIF gts. He brought the
Board’s attention to page 19 of the report. He stated tha he Southwest TIF District
will terminate in October 2014. - a

fies of this TIF are
anufacturing and

At Ald. Rainey’s request, Mr. Lyons confirmed %ﬁe bounda
Main/Oakton/McCormick/Dodge. “This district includes Ward
Sam’s Club. The TIF went negative to complete the Ward Manu#ggiuring project.
There were not many distributions because the TIF began with a ne 7& balance.
He explained that the TIF is now positive, stable and active. There igFone potential
capital project scheduled in 2014 that would encompass the $304,000 in the
balance plus an additional incegment of $450,000. Any distributions at the close of

this TIF will be nominal. i

Ald. Rainey thought a report figm Ward
understanding how they have prospere,
tour of the facility. W,

nufacturing would be helpful in
thigaFIF. Ms. Nyden suggested a

Mr. Lyons added that the TIF's Equa|ii%d Assessed Value has increased from $1
million to $7 million. There are no antici’:z;iéd changes in value. Ald. Rainey noted
the community is well developed even with the lack of signage.

ovide “dates terminated” and “dates to be terminated” for the cover
partin the future. At Mr. Stafford’s inquiry, Mr. Lyons confirmed that
g e that all necessary documentation is on file and
tification is méte earlier notification regarding the dissolution of the TIFs. -

rlington Heights sued Cook County after closing a TIF and
! $250,000 refund that happened within the TIF. The City of
e opposite position after being charged $180,000 for the
Downtown TIE¥ The City had been paying down debt on the City’s parking garages
using TIF funds. We received a notice from the County 3 days ago and is being
reviewed by Legal.

Mary Gavin, Evanston Roundtable, asked if the school districts will receive a
distribution from the Southwest TIF like they did in the past. Mr. Lyons explained
that the agreement expired. In the last year, $1 million in surplus distributions were
split between all taxing bodies from the Howard Hartrey TIF.
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B. Howard Hartrey TIF District #3
The beginning balance as of January 1, 2012 was $5,000,873, expenditures of
$1,882,296, for an ending balance as of December 31, 2012 of $4,245,639. Mr.
Lyons noted that the boundaries of the TIF have changed. There is also a new
development in process with a total value in excess of $10 million, which will be
calculated into the assessed value for the remainder of the TIF.

Mr. Stafford thinks this will be a win/win for everyone involved. This TIF will
become more valuable and add to the pie for the taxing bodies.

Ald. Rainey clarified that this project includes the shopping center on Howard that
houses the Jewel, Best Buy, Target and Office Max. She added that there has
never been a vacancy there. :
il

Mr. Lyons confirmed the boundaries of thé" T1F: are Howard/Hartrey/canal. He
informed the group of the expansion gF the Autobarn auto maintenance and
detailing business from the Chicago . cation.feThey would bring all of their
stock to this area and potentially bring otheFie ships,into Evanston.

Mr. Stafford added that District 202 has a wo
Three of their graduates work as mechanics th
program for students and donated cars to the district’s

rful relationship with Autobarn.
he also host an internship
ghop classes.

Autobamn confirmed that this opportunity with enha‘rﬁfce training for the school
districts. They willalsoshire 30 new employees for the expansion.

S are still some refinanced 2008D bonds left from the
Ald. 3xainey reminded the group that bonding in advance is a
1t ol trict

The TIF started in 19
December 31, 2012. M
surplus,

rting with $7,034,353 and grew to $21,866,716 as of
oNns- also noted page 24, which shows a $1 million

C. Washington National TIF #4
Mr. Lyons confirmed the boundaries of the Washington National TIF are
Church/Davis/Chicago/Elmwood. The fund balance as of December 31, 2012 was
$7,291,304. '

The Davis Street construction is being partially financed by this TIF. A balance
decrease is expected for 2013, which includes $3.7 million in bond payments for
Sherman Garage. A transfer is made from the TIF to the Parking Fund where the
asset is. The Parking Fund then pays off the bond.

At Ald. Rainey’s inquiry, Mr. Stafford explained that under the TIF Act sales tax

generated from businesses within the TIF district can be accessed to reimburse
the City.
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Ald. Rainey requested reporting sales tax increments generated in districts that
have never reported in the past.

Ms. Kretchmer asked about the potential of future developments that could
increase the estimated assessed value during the term of the TIF. Ms. Nyden
responded that it is unlikely since this TIF is scheduled to terminate in 2018. The
Chicago/Main development is scheduled to open and operate in late 2015 or early
2016. The best case scenario is that the assessor would reassess with one year
left before the TIF expires.

At Ms. Kretchmer's inquiry, Ms. Nyden explained that the space that used to house
the Walgreens is fully leased with a daycare, Naf Naf Grill and a hair salon is
relocating to that space. Lyfe Kitchen is relocating to the rotunda.

Mr. Lyons explained that there will still p&. funds here. The increment is
approximately $-$5 million. This TIF was hitsBy ownward reassessment with its
value dropping to $85,241,864 from C! ge to $100 million. We are awaiting 8
June/July report from the County with affefassessed value.

i,
o,

D. Howard Ridge TIF District #5

This TIF is bordered by Howard and Ridge. Thed
debt in the form of a line of credit with First Ban ;-m'[rus:t. The 2012 expenses
included a property tax reimbursement for 415 HowardThis development was
substantially reassessed downward, which loweredgthe property taxes from
$600,000 to $300,000.

nce is $1,055,510 with some

: boassessment was based on formula reassessments or if
n vacatigies. Mr. Lyons agreed to inquire and confirm. The
sonfirméd it is 100% occupied.

: e, PR 5

Ms. Nyden discusse ) egpments west of Chicago Ave. There are a few
smaller projects in pro including some property acquisition. Ald. Rainey noted
that once the properties rented or sold we will receive reimbursements.

Ms. Nyden confirmed that $he cocktail lounge has completed 1 1/2 years of a3
year lease-to own-portion of a o year deal. They will purchase the property in a
year and a half. If they choose not to purchase the property between years 3 and
5, the City can sell it to someone else as an investment property.

Peckish Pig has a 7 year lease-to-own deal, which includes 18 months of free rent.
After 18 months payments will ramp up toward the eventual purchase of the
property. They will pay back every penny invested.

Ms. Nyden confirmed that Ward Eight has never missed a payment on any of their
loans. They have paid rent since June of last year that goes to Community
Development. There is a commercial portion that goes to a fund backed by the
TIE. They have also been repaying a $30,000 loan for equipment through the
Community Development Block Grant since January 1, 2013. Ald. Rainey stated
that despite community outcry, Ward Eight will not fail.
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E. West Evanston TIF District #6
Mr. Lyons explained that this TIF contributed $600,000 to the Emerson Square
residential development. It is currently a short-term line of credit with First Bank
and Trust, which is still paying under 2% interest. The current balance is $872,847
with $600,000 as a loan.

The TIF will have a negative increment next year. The highest increment in this TIF
was $450,000. The beginning EAV for the TIF area was $37 million and is now $45
million

There are a variety of deals in the works at Church at Dék gesand property east of
Dodge. The West Evanston plan will be revisited: with Alds. Holmes and
Braithwaite. We are awaiting the June/July repogﬂ"f'ﬁ e County with a new
assessed value. ' 4 :

At Ms. Kretchmer's inquiry, Ms. Nyden discussed th
implementation. Autobarn has been leasing a portion of the R
they move to 222 Hartrey, it will set into motion a number of things.
in place when things become available for redevelopment. r
From District 202's point of viey, Mr. Stafford feels that West Evanston TIF is very
important. It is viewed as a pafiigrship with the City and is well positioned for the
future.

s¢TIF. Most of the TIF property

Mr. Lyons stated that there is still 1%‘nye >
igjition and more remediation.

is a lot or the right-of-way, which m

Mr. Lyons thanked First Bank & Trust fé:;istepping up and agreeing to extend a line
of credit when the County was late with @@ﬁény taxes. .

tehmer’s inquiry, Mr. Rychlicki explained that the TIFs are doing very
{Feompar ther west suburban towns. Overall, these TIFs have done better
Ook County wiggithan others. Potential issues could arise from the newer TIFs.

Bivever, they do'fiit have a (ot of debt.

1,

hat the Downtown TIF is a visible success. It is a huge

Ald. Rainey =d if there will be an assessment for the children of the Emerson
Square schogl§. Mr. Rychlicki explained that there must be a redevelopment
agreement on file. Mr. Lyons will confirm the assessment due to the funds from the
West Evanston TIF in support of the Emerson Square project.

Mr. Stafford motioned to accept the annual report; seconded by Ms. Kretchmer. Vote
called and taken.

IV. Adjournment

Mr. Stafford motioned to adjourn, seconded by Ms. Kretchmer. Meeting adjourned at
11:26 a.m. '
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““BAKER TILLY

Baker Tilly Vitchow Krause, LLP
1301 W 22nd St, Ste 400

Qak Brook, [T, 60523-3389

fel 630 990 313t

fax 630 990 0039

bakertilly.com

INDEPENDENT ACCOUNTANTS' REPORT ON COMPLIANCE

To the Honorable Elizabeth B. Tisdahl, Mayor and
Members of the City Council
Evanston, lllinois

We have audited the basic financial statements of the City of Evanston, lilinois, as of and for the year ended
December 31, 2013, and have issued our report thereon dated July 2, 2014, We conducted our audit in
accordance with auditing standards generally accepted in the United States of America.

Compliance with laws, regulations, contracts and grants applicable to the City of Evanston is the responsibility
of the City of Evanston’s management. As part of obtaining reasonable assurance about whether the financial
statements are free of material misstatements, we performed tests of the City of Evanston's compliance with
provisions in Subsection (q) of Section 11-74.4-3 of Public Act 85-1 142, “An Act in Relation to Tax Increment
Financing”, noncompliance with which could have a direct and material effect on the determination of the
financial statement amounts. However, providing an opinion on compliance with those provisions was not an
objective of our audit, and accordingly, we do not express such an opinion.

The results of our tests disclosed no instances of noncompliance.

This report Is intended solely for the information and use of the City Council, management, the State of lllinols,
and o;hers within the City and is not intended to be, and should not be, used by anyone other than the specified

Oak: Brook,llingi& /
July 2, 2014

S i S
‘BAKER TILLY
INTERNATIONAL




CITY OF EVANSTON, ILLINOIS
Nonmajor Governmental Funds

Combining Balance Sheet - Continued

As of December 31,2013
Special Revenue
Tofal Total
General Township Special
Town Assistance Funds Revenue
Assets
Cash and equivalents $ 186989 § 439,115 § 626,104 § 6,823,474
Investments - - - 363,439
Receivables
Property taxes (net of allowance) . :

Current year levy 246,331 886,553 1,132,884 1,502,884
Notes - - - 7,781,837
Allowance - - - (90,000)
Special assessments - - - .
Other - - - 938,937

Prepaid jitems - 50,543 50,543 50,543
Due from other governments - - - 528,349
Due from other funds - 14?446 14,446 §9,164
Total Assets $ 433320 § 1,390,657 $ 1,823,977 $ 17,988,627
Liabilities and Fund Balances
Liabilities
Vouchers payable $ 3813 § 49,100 $ 52913 § 480,196
Due to other governments - - - 4,558
Due to other funds 14,446 - 14,446 283,821
Total Liabilities - 18,259 49,100 67,359 768,575
Deferred Inflows of Resources
Property taxes 200,033 751,063 951,096 1,612,625
Fund Balances
Nonspendable - 50,543 50,543 50,543
Restricted

Highway mainfenance - - - 1,312,568 -

Emergency telephone system - - - 1,220,879

HUD approved projects - - - 6,309,598

Neighbothood improvements - - - 2,600,993

Debt service - - - -

Township 215,023 539,951 754979 754,979
Committed - Economic Development - - - 3,507,202
Assigned - - - -
Unassigned (deficit) - - - (149,335}

Total Fund Balances (Deficit) 215,028 590,494 805,522 15,607,427

Total Liabilities, Deferred Inflows

and Fund Balances ¢ 433,320 $ 1,390,657 $ 1,823,977 § 17,988,627

-116-




Debt Service

West

Howard Washington Howard
Special Southwest Hartrey National Ridge Evanston
Service Tax Tax Tax Tax Tax Total
District Increment Increment Increment Increment Increment Debt
No.5 District District District District District Service
$ 43578 § 43,074 § 4041414 $ 5225867 $ 183,302 $ 552,639 $ 10,089,874
436,605 480,767 1,106,614 4,435,648 466,980 41,682 6,968,296
370,000 290,000 - - 195,000 - 855,000
§ 850,183 § 813,841 $ 5,148,028 $ 9661,515 $ 845282 $ 594321 § 17,913,170
$ - $ - $ - $ 95,826 § 1,339 % - $ 97,165
- - 700,000 500,000 - 15,000 1,215,000
- - 700,000 595,826 1,339 15,000 1,312,165
- 375,298 469,124 1,090,980 4,028,248 455326 41,682 6,460,658
474,885 344,717 3,357,048 5,037,441 388,617 537,639 10,140,347
474 885 344,717 3,357,048 5,037,44]1 388,617 537,639 10,140,347
§ 850,183 § 813841 § 5148028 § 9661515 § 845282 $ 594321 § 17,913,170
Continued

17




CITY OF EVANSTON, ILLINOIS

Nonmajor Governmental Funds

Combining Statements of Revenues, Expenditures, and Changes in Fund Balances - Continued
For the Fiscal Year ended December 31, 2013 and Twenty One Months ended Decmber 31, 2013

for City and Township respectively

Revenues
Taxes
Special assessments
Intergovernmental
{nvestment income
Miscellaneous
Total Revenues

Expenditures
Current
General management and support
Public safety
Public works
Housing and economic development
Debt service
Principal
Interest
Capital outlay
Total Expenditures
Excess (Deficiency) of Revenues
Over (Under) Expenditures
Other Financing Sources {Uses)
Issuance of debt
Premiums and discount
Transfers in (out)
General
General Obligation Debt Service
Economic Development
Howard Ridge Tax Increment District
Motor Vehicle Parking System
Total Other Financing Sources (Uses)

Net Change in Fund Balances
Fund Balances (Deficit) - Beginning

Fund Balances (Deficit) - Ending

Special Revenue
Total Total
General Township Special
Town Assistance Funds Revenue

503,694 $ 1,555,480 § 2,059,174 $ 5,250,722
. - . 8,578,983

299 1,149 . 1,448 12,721

- 50,595 50,595 366,987
503,993 1,607,224 2,111,217 14,209,413
648,807 2,535,983 3,184,790 3,184,790
- - - 922,147

- - - 972,788

- - - 6,054,189
648,807 2,535,983 3,184,790 11,133,914
(144 814) (928,759) (1,073,573) 3,075,499
. . . (1,523,271)

- - - 48,500
. - - (L,474,771)
(144,814) (528,759) (1,073,573) 1,600,728
359,842 1,519,253 1,879,095 14,006,699
215028 § 590494 §$ 805522 § 15,607,427
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Debt Service

Howard Washington Howard West
Special Southwest Hartrey National Ridge Evanston
Service Tax Tax Tax Tax Tax Total
District Increment Increment Increment Increment Increment Debt
No.5 District District District District District Service
$ 460,062 § 492,410 $ 1,122248 § 4,483,658 $ 194,881 $ 46,252 % 6,804,511
585 2. 14,087 13,072 344 167 28,257
- - - - 33,014 - 33,014
460,647 492,412 1,136,335 4,501,730 228,239 46,419 6,865,782
- - - 2,188,934 - - 2,188,934
- 423,134 1,159,915 100,934 726,232 314,353 2,724,568
340,000 - 645,000 425,000 - - 1,410,600
78,816 - 75,611 78,375 - 7,274 240,076
418,816 423,134 1,880,526 2,793,243 726,232 321,627 6,563,578
41,831 69,278 (744,191) 1,708,487 (497,993) (275,208) 302,204
- (29,500} (144,400) (331,000) (120,400) (60,000) (685,300)
- - - - (48,500) - (48,500)
- - - (3,631,350) - - (3,631,350)
- (29,500) (144,400) (3,962,350) (168,900) (60,000) (4,365,150)
41,831 39,778 (888,591) (2,253,863) (666,893) (335,208) (4,062,946)
433,054 304,939 4,245,639 7,291,304 1,055,510 872,847 14,203,293
$ 474885 § 344717 § 3357048 § 5.037441 % 388.617 $ 537639 § 10,140,347
Continued
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