ORDINANCE 10. 3631
AN ORDINANCE APPROVING THE
VILLAGE OF RIVER FOREST MADISON STREET
TAX INCREMENT FINANCING DISTRICT
REDEVELOPMENT PROJECT AREA
REDEVELOPMENT PLAN AND PROJECT

WHEREAS, the President and Board of Trustees of the Village of River Forest
(the “Village") desire to implement tax increment financing pursuant to the Tax
Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1, et seq. (the "TIF Act")
for the proposed Madison Street Tax Increment Financing District (the “Madison Street
TIF istrict”) redevelopment plan and project (the “TIF Plan”), and designate the tax
increment redevelopment project area (the “Redevelopment Project Area”) relative to
the Madison Street TIF District; and

WHEREAS, the Village authorized a study in regard to the designation of the
Redevelopment Project Area for the Madison Street TIF “istrict and the adoption of the
TIF Plan in relation thereto; and

WHEREAS, on April 11, 2016, the Village announced the availability of the TIF
Plan, with said TIF Plan containing an eligibility report for the Madison Street TIF District
addressing the tax increment financing eligibility of the Redevelopment Project Area
(the “Eligibility Report”), and a housing impact study for the Madison Street TIF District

).
WHEREAS, on August 8, 2016, the Village announced the availability of an

updated and amended TIF Plan (the “Final TIF Pla-™ ™ -="- ~=“-*~- and amended
TIF Plan containing an updated and amended E nal Eligibility
F-»0rt"), and an updated and ament 1| Housing nal  Husing
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Impact Study”); and

WHEREAS, the President and Board of Trustees of the Village desire to
implement tax increment financing pursuant to the TIF Act for the Final TIF Plan within
the municipal boundaries of the Village and within the Redevelopment Project Area

described and depicted in EXHIBIT A-1 and EXHIBIT A-2, both being attached hereto

and made part hereof; and

WHEREAS, the Village has complied with the specific notice, public meeting,
joint review board meeting and public hearing requirements provided for in the TIF Act
as a prerequisite to approving the Final TIF Plan in relation to the Madison Street TIF

District, in that the Village has taken the following actions:

ACTION DATE TAKEN

1. | Approved an Ordinance Authorizing the Eligibility Report, Janui 26, 2015
including the Housing Impact Study, and the TIF Plan

2. | Mailed notices, relative to the Ordinance Authorizing the January 28, 2015

Eligibility Report, including the Housing Impact Study,

and tr TIF Plan:

= To all taxing districts that would be affected by
the tax increment financing district designation
(by Certified Mall, return receipt requested)

3. | Published the TIF Interested Parties Registry notice in February 23, 2016
the newspaper (Wednesday Journal)

4, nounced ti  availability of the Eligibility Report. April 11, 2016
including the Housing Impact _.udy, and the TIF  an,
]
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5. | Mailed notices of a Public/Housing Impact b ing: April 12, 2016
* To all taxing districts (by Certified Mail, return receipt
requested); and
= To all parties who are registered on the Village’s
TIF Interested Parties Registry (by Certified Mail,
return receipt requested); and
= To all residential addresses within the Redevelopment
Project Area (by First Class U.S. Mail); and
= To all taxpayers of record within the Redevelopment
Project Area (by First Class U.S. Mail}
6. | Held the Public/Housing Impact Meeting April 28, 2016
7. | Approved Ordinance No. 3599 calling for a May 9, 2016
Joint Review Board meeting and a Public Hearing
relative to the proposed approval of the Redevelopment
Project Area and the TIF Plan in relation thereto
8. | Mailed notices relative to the availability of the Eligibility May 10, 2016
Report, the Housing Impact Study and the TIF Plan:
= To all residential addresses within 750 feet of the
hboundaries of the Redevelopment Project Area
(by First Class U.S. Mail); and
= To all parties who were registered on the Village's
TiF Interesied Parties Registry (by First Class U.S. Mail)
9. | Mailed a copy of Ordinance No. 3589, the Eligibility Report, May 19, 2016
the Housing Impact Study and the TIF Plan, along with a
notice of the Joint Review Board meeting and the Public
Hearing:
* To all taxing districts (by Certified Mail, return receipt
requested); and
= Tothe lilinois Department of Commerce and Economic
Cpportunity (by Certified Mail, return receipt requested)
10. | Held Joint Review Board meetings June 3, 2016 and
June 28, 2016
11. | Published notice of the Public Hearing in the newspaper June 22, 2016 and
(Wednesday Journal) twice June 29, 2016
t! ic ing: )
» To each residential address within the Redevelopment
Project Area (by First Class U.S. Mail); and
= To each taxpayer of record within the Redevelopment
Project Area (by Certified Mail, return receipt reguested);
and
* 7o each person on the Village’s TIF Interested Parties
Registry (by First Class U.S. Mail)
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13.

Held and Adjourned the Public Hearing

July 12, 2016

14.

Announced the availability of the Final Housing Impact
Study, the Final Eligibility Study, and the Final TIF Plan, at
a Village Board meeting

August 8, 2016

15.

Approved Ordinance No. 3609 calling for a

Joint Review Board meeting and a Public Hearing
relative to the proposed approval of the Redevelopment
Project Area and the Final TIF Plan in relation thereto

August 22, 2016

16.

Mailed notices relative to the availability of the Final Eligibility

Report, the Final Housing Impact Study and the Final TiF

Pian:

« To all residential addresses within 750 feet of the
boundaries of the Redevelopment Project Area
(by First Class U.S. Mail);

« To all parties who were registered on the Village's
TIF Interested Parties Registry (by First Class U.S. Mail),
and

» To each residential address within the Redevelopment
Project Area, as an additional courtesy notice not
required by the TIF Act (by First Class U.S. Mail)

August 23, 2016

17.

Mailed a copy of Ordinance No. 3609, the Final Eligibility

Repori, the Final Housing Final Study and the Final TIF

Pian, along with a notice of the Jeint Review Board meeting

and the Public Hearing:

» 7o all taxing districts (by Certified Mail, return receipt
requested); and

= Tothe lllinois Department of Commerce and Economic
Opporiunity (by Certified Mail, return receipt requested)

August 23, 2016

18.

Held the Joint Review Board meeting

September 13, 2016

19.

Published notice of the Public Hearing in the newspaper
(Wednesday Journal) twice

October 5, 2016 and
October 12, 2016

20.

Mailed notices of the Public Hearing:
= To each residential address within the Redevelopment
/ C J N I d

* To each taxpayer of record within the Redevelopment
Project Area (by Certified Mail, return receipt requested);
and

= o each person on the Village's TIF Interested Parties
Registry {by First Class U.S. Mail)

October 5, 2016

21.

Held and Adjourned the Public Hearing

- and
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WHEREAS, on June 3, 2016 and June 28, 2016 the Joint F riew Board, relative
to the Madison Street TIF District, met and reviewed the Redevelopment Project Area
and the TIF Plan, and on September 13, 2016 the Joint Review Board, relative to the
Madison Street TIF District, met and recommended approval of the Final TIF Plan, in
relation thereto; and

WHEREAS, pursuant to the TIF Act, the Village has waited at least fourteen {(14)
days, but not more than ninety (90) days, from the Public Hearing date to take action on
this Ordinance approving the Final TIF Plan; and

WHEREAS, the Final TIF Plan sets forth the conditions in the Redevelopment
Project Area qualifying the Redevelopment Project Area as a “conservation area,” and
the President and Board of Trustees of the Village have reviewed testimony concerning
said conditions presented at the Public Hearing and are generally informed of the
conditions causing the Redevetopment Project Area to qualify as a “conservation area,"
as said term is defined in Section 5/11-74.4-3 of the TIF Act (65 ILCS 5/11-74.4-3); and

WHEREAS, the President and Board of Trustees have reviewed the conditions
pertaining to the lack of private investment in the Redevelopment Project Area to
determine whether private development would take place in the Redevelopment Project
Area as a whole without the adoption of the Final TIF Plan; and

v it tt in t "# P it of T
t=-- increment from all sources authorized by law; with such revenues to be exclusively
utilized for the development of the Final TIF Plan within the Redevelopment Project
Area (except as provided in 65 ILCS 5/11-74.4-4(q), as incorporated into the Final TIF

. |

Jl¢ of nated rec opm tproje~*cos ;ar
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WHEREAS, the Redevelopment Project Area would not reasonably be
redeveloped without the use of such incremental revenues; and

WHEREAS, the President and Board of Trustees have reviewed the conditions
pertaining to real property in the Redevelopment Project Area to determine whether
contiguous parcels of real property and improvements thereon in the Redevelopment
Project Area would be substantially benefited by the Final TIF Plan improvements;

NOW, THEREFORE, BE IT ORDAINED, by the President and Board of Trustees
of the Village of River Forest, Cook County, lllinois, as follows:

SECTION 1: That the President and Board of Trustees hereby make the
following findings:

A The area constituting the Redevelopment Project Area is describe. and

depicted as set forth in the attached EXHIBIT A-1 and EXHIBIT A-2;

B. There exist conditions which cause the area proposed to be designated as
the Redevelopment Project Area to be classified as a “conservation area,” as such term
is defined in Section 5/11-74.4-3 of the TIF Act (65 ILCS 5/11-74.4-3);

C. The Redevelopment Project Area on the whole has not been subject to
growth and recevelopment through investment by private enterprise and would not be
reasonably anticipated to be redeveloped without the adoption of the Fina! TIF Plan;

D. The Redevelopment Project Area would not reasonably be redeveloped
without the tax increment derived from real prop ty tax incremental revenues, and the
increment from such revenues will be exclusively utilized for the redevelopment as
outlined in the Final TIF Plan within the Redevelopment Project Area (except as

provided in 65 ILCS 5/11-74.4-4(q), as incorporated into the Final TIF Plan budget of

3656103 6



estimated redevelopment project costs);

E. The Final TIF Plan conforms to the Village's Comprehensive Plan for the
development of the Village as a whole;

F. The parcels of real property in the F 1ev opment Project Area are
contiguous and only those contiguous parcels of real property and improve 1ients
thereon which will be substantially benefited by the Final TIF Plan are included in the
Redevelopment Project Area;

G. The estimated date for final completion of the Final TIF Plan is December
31st of the year in which the payment to the Village Treasurer is made with respect to
ad valorem taxes levied in the twenty-third (23rd) calendar year after the year in which
the ordinance approving the Redevelopment Project Area is adopted, which, as to the
Madison Street TIF District, is " ecember 31, 2040; and

H. The estimated date for retirement of obligations incurred to finance Final
TIF Plan costs is not later than December 31st of the year in which the payment to the
Village Treasurer is made with respect to ad valorem taxes levied in the twenty-third
(23rd) calendar year after the year in which the ordinance approving the
Redevelopment Project Area is adopted, which, as to the Madison Street TIF District, is
December 31, 2040.

SECTION 2: That the Final TIF Plan which was the subject matter of 1e Public
Hearing held on October 24, 20186, is hereby adopted and approved, ar the Village is
hereby bound to the restrictions on the Village's use of eminent domain set forth in
Section VI. of the Final TIF Plan. A copy of said Final TIF Plan is attached hereto as

EXHIBIT B and made a part hereof.
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SECTION 3: That this Ordinance shall be in full force and effect from and after
its adoption, approval and publication in pamphlet form as provided by law.

SECTION 4: That if any section, paragraph, clause or provision of this
Ordinance shall be held invalid, the invalidity thereof shall not affect any of the other
provisions of this Ordinance.

SECTION 5: That all ordinances or parts of ordinances in conflict herev h are, to

the extent of such conflict, hereby repealed.

ADOPTED this 28 day of November, 2016, pursuant to a roli call vote as
follows:

AYES: Trusees Conti, Dwyer, Corsini, Cargie, Gibbs, and Colwell-Steinke
NAYS: None
ABSENT: None

APPROVED by me this 28" day of Nove

Cathégne’Adduci, Village President

ATTEST:

KL tp o

Sharon Halperin, Villq{ge Clerk

Published by me in pamphlet form this 28" day of November, 2016.

N tu flpae

Sharon Halperin, Village Clerk
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November 29, 2016

STATE OF ILLINOIS}
COUNTY GF COOK}

I, Sharon Halperin, certify that | am the duly elected municipal clerk of the Village of
River forest of Cook County, lllinois.

| further certify that on November 28, 2018, the Corporate Authorities of such
municipality passed and approved Ordinance No. 3631, AN ORDINANCE
APPROVING THE VILLAGE OF RIVER FOREST MADISON STREET TAX
INCREMENT FINANCING DISTRICT REDEVELOPMENT PROJECT AREA
REDEVELOPMENT PLAN AND PROJECT which provided by its terms that is
should be published in pamphlet form as provided by law.

Sharon Halperin, Viflage Clerk







STA’ oIS )
) SS
COUNTY OF COOK )

CLERK'S CERTIFICATE

|, LISA SCHEINER, do hereby certify that | am the qualified and acting Deputy
Village Clerk of the Village of River Forest, Cook County, lllinois.
I do furt i certify that attached hereto is a true and correct copy of an Ordinance
entitled:
ORDINANCE NO. 3631

AN ORDINANCE APPROVING THE
VILLAGE OF RIVER FOREST MADISON
STREET
TAX INCREMENT FINANCING
DISTRICT REDEVELOPMENT
PROJECT AREA REDEVELOPMENT
PLAN AND PROJECT

passed by the President and Board of Trustees of the Village of River Forest at a
regular meeting of said President and Board of Trustees on the 28" day of November
2016, and that said Ordinance was duly approved by the President of the Board of
Trustees of the Village of River Forest on the same date.

| do further certify that said Ordinance is entrusted to my care and custody, that
the same is duly spread upon the records of said meeting, and that | am the custodian
of all records of the Village of River Forest, including the Journal of Proceedings,
Ordinances and Resolutions.

IN WITNESS WHEREOQOF, | have hereunto set my hand and affixed the corporate

seal of the sai Village of River Forest, Cook County, lllinois, this 6" day of December ,

. B ) ‘
'y Sl ws

Lisa Scheiner Deniitv Villaae Clerk

Village of Riy

Cook County
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OF THE SOUTH HALF OF LOT § IN BLOCK 8 OF SAID GALE AND BLOCK’'S SUBDIVISION;
THENCE EASTERLY ALONG SAID NORTH LINE TO A POINT ON THE EAST LINE OF SAID LOT
5, SAID POINT ALSO BEING A POINT ON THE NORTH LINE OF THE SOUTH 150 FEET OF LOT
21 IN SAMUEL WATT'S SR. SUBDIVISION, BEING A SUBDIVISION IN THE SOUTHWEST
QUARTER OF SAID SECTION 12, ACCORDING TO THE PLAT THEREOF RECORDED APRIL 2,
1910 AS DOCUMENT NO. 4533770; THENCE EASTERLY ALONG SAID NORTH LINE TO A POINT
ON THE WEST RIGHT-OF-WAY LINE OF FOREST AVENUE; THENCE NORTHERLY ALONG
SAID WEST RIGHT-OF-WAY LINE TO A POINT ON THE WESTERLY EXTENSION OF THE
NORTH LINE OF LOT 8 IN SAID SAMUEL WATT'S SR. SUBDIVISION; THENCE EASTERLY
ALONG SAID WESTERLY EXTENSION AND ALONG SAID NORTH LINE OF LOT 8 TO A POINT
ON THE WEST RIGHT-OF-WAY LINE OF THE CANADIAN PACIFIC RAILROAD (F.K.A. THE
MINNEAPOLIS, ST. PAUL AND SAULT STE. MARIE RAILROAD); THENCE NORTHERLY ALONG
SAID WEST RIGHT-OF-WAY LINE TO A POINT ON THE NORTH LINE OF SAID SOUTHWEST
QUARTER OF SECTION 12; THENCE EASTERLY ALONG SAID NORTH LINE TO A POINT ON
THE EAST RIGHT-OF-WAY LINE OF SAID CANADIAN PACIFIC RAILROAD; THENCE
SOUTHERLY ALONG SAID EAST RIGHT-OF-WAY LINE TO A POINT ON THE NORTH LINE OF
PARK AND MADISON TOWNHOMES RESUBDIVISION, BEING A SUBDIVISION IN SAID
SOUTHWEST QUARTER OF SECTION 12, ACCORDING TO THE PLAT THEREOF RECORDED
DECEMBER 18, 2007 AS DOCUMENT NO. 0735303059, THENCE EASTERLY ALONG SAID
NORTH LINE TO A POINT ON THE WEST RIGHT-OF-WAY LINE OF PARK AVENUE; THENCE
NORTHERLY ALONG SAID WEST RIGHT-OF-WAY LINE TO A POINT ON THE WESTERLY
EXTENSION OF THE NORTH LINE OF LOT 8 IN BLOCK 8 OF E.S. CONWAY'S RESUBDIVISION,
BEING A SUBDIVISION IN THE SOUTHWEST QUARTER OF SAID SECTION 12; THENCE
EASTERLY ALONG SAID WESTERLY EXTENSION AND NORTH LINE OF LOT 8 TO THE
NORTHEAST CORNER QOF SAID LOT 8 (SAID NORTHEAST CORNER ALSOQ BEING A POINT ON
THE WEST RIGHT-OF-WAY LINE OF AN 18 FOOT PUBLIC ALLEY); THENCE EASTERLY ALONG
A LINE TO THE NORTHWEST CORNER OF LOT 27 IN SAID BLOCK 8 OF E.S. CONWAY’S
RESUBDIVISION (SAID NORTHWEST CORNER ALSO BEING A POINT ON THE EAST RIGHT-
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OF-WAY LINE OF AN 18 FOOT PUBLIC ALLEY); THENCE EASTERLY ALONG THE NORTH LINE
OF SAID LOT 27 TO THE NORTHEAST CORNER OF SAID LOT 27 (SAID NORTHEAST CORNER
ALSO BEING A POINT ON THE WEST RIGHT-OF-WAY LINE OF FRANKLIN AVENUE); THENCE
EASTERLY ALONG A LINE TO THE NORTHWEST CORNER OF LOT 8 IN BLOCK 7 OF SAID E.S.
CONWAY'S RESUBDIVISION (SAID NORTHWEST CORNER ALSO BEING A POINT ON THE
EAST RIGHT-OF-WAY LINE OF FRANKLIN AVENUE); THENCE EASTERLY ALONG THE NORTH
LINE OF SAID LOT 8 TO THE NORTHEAST CORNER OF SAID LOT 8 (SAID NORTHEAST
CORNER ALSO BEING A POINT ON THE WEST RIGHT-OF-WAY LINE OF AN 18 FOOT PUBLIC
ALLEY), THENCE EASTERLY ALONG A LINE TO THE NORTHWEST CORNER OF LOT 8 IN
BLOCK 8 IN HENRY FIELD’S SUBDIVISION, BEING A SUBDIVISION IN THE SOUTHWEST
QUARTER OF SAID SECTION 12 (SAID NORTHWEST CORNER ALSO BEING A POINT ON THE
EAST RIGHT-OF-WAY LINE OF AN 18 FOOT PUBLIC ALLEY); THENCE SOUTHERLY ALONG
THE WEST LINE OF SAID LOT 8 TO A POINT ON THE NORTH LINE OF THE SOUTH 30 FEET OF
SAID LOT 8; THENCE EASTERLY ALONG SAID NORTH LINE AND ALONG THE EASTERLY
EXTENSION THEREOF TO A POINT ON THE EAST RIGHT-OF-WAY LINE OF ASHLAND
AVENUE; THENCE SOUTHERLY ALONG SAID: EAST RIGHT-OF-WAY LINE TO THE
NORTHWEST CORNER OF LOT 18 IN NUBE AND PETTON'S RESUBDIVISION, BEING A
SUBDIVISION IN THE SOUTHWEST QUARTER OF SAID SECTION 12; THENCE EASTERLY
ALONG THE NORTH LINE OF SAID LOT 18 TO THE NORTHEAST CORNER OF SAID LOT 18
(SAID NORTHEAST CORNER ALSO BEING A POINT ON THE WEST RIGHT-OF-WAY LINE OF
AN 18 FOOT PUBLIC ALLEY), THENCE EASTERLY ALONG A LINE TO THE NORTHWEST
CORNER OF LOT 23 IN SAID NUBE AND PETTON'S RESUBDIVISION (SAID NORTHWEST
CORNER ALSO BEING A POINT ON THE EAST RIGHT-OF-WAY LINE OF AN 18 FOOT PUBLIC
ALLEY); THENCE EASTERLY ALONG THE NORTH LINE OF SAID LOT 23 AND ALONG THE
EASTERLY EXTENSION THEREOF TO A POINT ON THE EAST RIGHT-OF-WAY LINE OF
LATHROP AVENUE; THENCE SOUTHERLY ALONG SAID EAST RIGHT-OF-WAY LINE AND
ALONG THE SOUTHERLY EXTENSION THEREOF TO A POINT ON THE SOUTH RIGHT-OF-WAY
LINE OF SAID MADISON STREET; THENCE WESTERLY ALONG SAID SOUTH RIGHT-OF-WAY
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LINE TO A POINT ON THE SOUTHERLY EXTENSION OF SAID EAST RIGHT-OF-WAY LINE OF
THATCHER AVENUE, THENC NORTHERLY ALONG SAID SOUTHERLY EXTENSION TO THE
POIN. <. . 2GINNING.

S:\RIVERFOREST\60190\Survey\Docsy  3ALL  CRIPTION.River Forest Madison St TIF.docx
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Redevelopment Plan and Project for the
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I. INTRODUCTION

Executive Summary

Kane, McKenna and Associates, Inc. (“KMA”) has been retained by the Village of River
Forest (the “Village”) to conduct an analysis of the qualification of an area, which if
found to qualify, would allow for the establishment of the Madison Street Corridor Tax
Increment Finance District (the “TIF District,” “Redevelopment . roject Area,” or
“RPA”), and to assist the Village in drafting this Madison Street Corridor Tax Incre1 >nt
Financing Redevelopment Plan and Project (the “TIF Plan” or “Plan”). KMA found that
the area qualifies under the guidelines governing “conservation areas” pursuant to the
Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-3, et. seq., as amended
(the “TIF Act” or “/ *”). The Qualification Report detailing the area eligibility is
attached __s Appendix E. The Village is pursuing the designation of the TIF District as
part of its strategy to promote the revitalization of key under-utilized properties located
within the Village. This Plan will detail the plan for the potential implementation of e
TIF District and is intended to help guide the redevelopment of the RPA.

For the purpose of planning the Madison Street Redeveloy —- =nt Project Area, the Village
initiated actions related to the study of an area generally located on Madison Street in
between Lathrop Avenue on the east and Thatcher Avenue on the west. The study area
extends three parcels deep north of Madison Street at some points but es not
approach Vine Street at any point. Please see Appendix B for the map of the RPA. The
purpose of the study was to determine if the area in its entirety qu fies for
consideration as a TIF District pursuant to the TIF Act. KMA consultants believe that
the area does qualify under the guidelines of a “conservation area.” Thus, the Village
proposes this Plan to assist the area in overcoming a number of redevelopment barriers.

TIF Plan Requirements

The Village is completing this Plan as required by the Tax Increment Allocation
Redevelopment Act, 65 ILCS 5/11-74.4-3, et. seq., as amended. To establish the TIF
District the Village must adopt the TIF Plan and the TIF Qualification Report.

The Act enables Illinois municipalities to establish TIF districts, either to eliminate the
presence of blight or to prevent its onset. The Act finds that municipal TIF author y
serves a public interest so as to: “promote and protect the health, safety, morals, and
welfare of the public, that blighted conditions need to be eradlcated and conservation

R £ 6.7 NVN I [ B T) PRSI RO [ [ R o, [ SR SR U W R Ty R S T

Madison Street Corric  Tax Increment Financing Redevelopment Plan
Village of River Farest, Ilinois
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By definition, a TIF “Redevelopment Plan” means the comprehensive program of the
municipality for development or .:development intended by the payment of
redevelopment project costs to reduce or eliminate those conditions, the e. stence of
which qualify the redevelopment project area as a “blighted area,” “conser ¢ area”
(or combination thereof), or “industrial park conservation area,” and thereby to enhance
the tax bases of the taxing districts which extend into the redevelopment project area as
set forth in the Tax Increment Allocation Redevelopment Act.

The TIF District

The RPA sits on the southern border of River Forest along Madison Street and is
generally bounded by Lathrop Avenue on the east and Thatcher Avenue on the west.
Most of the land uses within this area are commercial, institutional, mixed-use and
residential. In general the RPA consists of approximately ninety-eight (98) tax parcels
and forty-five (45) structures.

The RPA is an area of economic importance for the Village. The RPA is identified in
planning documents as an area for planning concentration and importance. The RPA is
deemed an area for private investment with the potential for the implementatic . of
economic development tools like TIF to encourage redevelopment. This Plan reflects the
strategies identified in the previous Village Plans and also the importance of the area for
River Forest. The 2010 Corridors Plan identifies the RPA as a focus area due to its
importance to Village.

Rationale for Redevelopment

The Village recognizes the need for implementation of a strategy to stabilize and
encourage more investment in the RPA due to its pivotal nature within the Village. The
analysis performed by KMA in conjunction with the guidance from the Village’s 2010
Corridor Pl-— conclud that without further action by bo** public and private parties,
disinvestment or under-investment is a possibility. The needed private investment to
accomplish these goals may only be possible if TIF is adopted pursuant to the terms of
the Act. Potential incremental property tax revenue generated by the potential
redevelopment could play a decisive role in encouraging private development. Exi ing
conditions that may have precluded intensive private investment in the past may be
eliminated. Ultimately, the implementation of the Plan will benefit the Village : d all
the taxing districts, which encompass the area in the form of a significantly expanded
tax base.

™~ designation of the area as a Redevelopment Project Area will allow the Village to
address area wide deficiencies. The Village can use the provisions in 1 : TIF Act to

PRV B LW vauB.

s Providing viable uses/redevelopment for the properties located within the
RPA;

Madison  eet tIncre  nt Financing Redevelopment Plan
Village of Rive: . o8
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 Establishing a pattern of land-use activities that will increase efficiency
and economic relatic _ships, especially as such uses complement adjacent
commercial, retail, residential, recreational, institutional and other Village
redevelopments;

e Entering into redevelopment agreements in order to include the
redevelopment of property and/or to induce new development to locate
within the RPA;

» Improving area appearz___ through rehabilita_n of structures,
landscape, streetscape and signage programs; and

» Coordinating land and facilitating assembly in order to provide sites for
more modern redevelopment plans.

The adoption c. this Plan manes possible the implementation of a cor  zhe iive
program for the economic redevelopment of the area. By means of public investment,
the RPA will become a more viable area that will attract private investment. It is
anticipated that public investment will set the stage for the redevelopment of the area
with private capital. This in turn will lead to the retention, expansion and attraction of
commercial and other development into the Village in general and the RPA in
particular.

The Redevelopment Plan

The Village recognizes the need for implementation of a strategy to revitalize existing
properties within the boundarjes of the RPA and to stimulate and enhance private
development. Private investment attraction and expansion are key components of the
strategy. The needed private investment may only be possible if tax increment 1 cing
is adopted pursuant to the terms of the TIF Act. Incremental property tax revenue
generated by redevelopment activities will play a decisive role in encouraging - rivate
redevelopment. Site conditions that may have precluded intensive private investment in
the past will be eliminated. Ultimately, the implementation of the Redevelopment Plan
and Project will benefit the Village and all the taxing districts which encompass the area
in the form of a significantly expanded tax base.

- 1 1 1 T . e LTl . satr e s Lo w3 1.1

Pursuant to the Act, the RPA includes only those contiguous parcels of real property and
improvements thereon substantially benefited by the redevelopment project. Also
pursuant to the Act, the area is not less in the aggregate than 1%/ acres.

Madison Street Corridor Tax Incremem  iancing Redevelopment Plan
Village of River Forest, llinois
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Through this Redevelopment Plan and Project, the Village will serve as a force for
marshalling the assets and energies of the private sector for a unified cooperative public-
private redevelopment effort. Ultimately, the implementation of e Redevelopment
Plan and Project will ber it the Village and all the taxing districts which encompat . the
RPA in the form of a stabilized and expanded tax base and creation of new employment
and investment opportunities within the Village as a result of new private
redevelopment in the area.

Housing Impact
There are approximately 96 housing units in the RPA and though there is no current
plan to displace any current residents the Village will conduct a Housing Impa | dy

to explore all possible scenarios while taking the most comprehensive and conservative
approach. The Housing Impact Study is attached as Appendix F.

Summary

It is found and declared by the Village that in order to promote and protect the health,
safety, and welfare of the public, that certain conditions that have adversely affected
redevelopment within the RPA need to be addressed, and that redevelopment of such
areas must be undertaken; and, to alleviate the existing adverse conditions, it is
necessary to encourage private investment and enhance the tax base of the taxing .
districts by the development or redevelopment of certain areas. Public/private
partnerships are determined to be necessary in order to achieve redevelopment _ jals.
Without the redevelopment focus and resources provided under the Act, the
redevelopment als of the municipality would not reasonably be expected to be
achieved.

It is found and declared by the Village that the use of incremental tax revenues derived
from the tax rates of various taxing districts in the Redevelopment Project Area for the
payment of redevelopment project costs is of benefit to said taxing districts. his is
because these taxing districts whose jurisdictions are included in the Redevelopment
Project Area would nc . derive the benefits of an increased assessment base + _h _t
addressing the coordination of redevelopment,

The redevelopment activities that will take place within the RPA will produce benefits
that are reasonably distributed throughout the RPA.

Redevelopment of the RPA is tenable only if a portion of the improvements and other
costs are funded by TIF.

maarson Sireet Corvidor Tax Increment Fina  1g Redevelopment Plan
Village of River Forest, Iilinois
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II. REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION

The Redevelopment Project Area legal description is attached in Appendix A.

Madison Street Corridor _ _x Increment Financing Redevelopment Plan
Village of River Forvest, lilinois
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Table 3
TIF Performance Measures

Pubuc investment
Private investment
Acres of land assembled for TIF

Input

Output/ W oad | Jobs created or retained
Number of streetscaping fixtures installed
Commercial space created (square feet)

Efficiency Leverage ratio (private investment / public
investment)|

Cost per square foot of commercial space
Public subsidies per job created/retained

Effectiven is Change in assessed value (AV) in TTF versus AV in rest
of Village

Change in AV within TIF before and after TIF creation
Municipal sales taxes before and after TIF creation

Risk Debt coverage ratio

Credit ratings of anchor tenants

Tenant diversification (e.g., percent of total TIF EAV
attributable to top 10 tenants in commercial
development)

Source: An lected Official’s Guide to Tax Increment Financing, Government
Finance Officers Association.

Madison Street ¢ vidor _ __c Increment Financing Redevelopment Plan
Village of River FForest, Ilinois
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16 Franklin Avenue
17 Franklin Avenue
20 Franklin Avenue
21 Franklin Avenue

6 Keystone Avenue
10 Keystone Avenue
11 Keystone Avenue

15-12-320-019-0000
15-12-321-009-0000
15-12-320-018-0000
15-12-321-008-0000

15-12-318-021-0000
15-12-318-020-0000
15-12-319-010-0000

10 Lathrop Avenue
12 Lathrop Avenue

15-12-322-030-0000
15-12-322-029-0000

14 Lathrop Avenue 15-12-322-028-0000
13 Park Avenue 15-12-320~010~-0000
17 Park Avenue 15-12-320-009-0000
21 Park Avenue 15-12-320-008-0000

Public Improvements

The Village may, but is not required to, provide public improvements in the RPA to
enhance the immediate area and support the Plan. Appropriate public improvements
may include, but are not limited to:

- Improvements and/or construction of public utilities including extension
of water mains as well as sanitary and storm sewer systems, detention
facilities, roadways, and traffic-related improvements;

- Parking facilities (on grade and parking structures);

- Beautification, identification markers, landscaping, lighting, signage of
public right-of-ways, and other elements of a streetscaping program; and

- Construction of new (or rehabilitation of existing) public facilities to allow
for the redevelopment of the existing sites for new retail/commercial,
mixed use, or light industrial uses.

Rehabilitation
The ville -~ - - -rovide -~ e * * 7" *’ oo YUY TTAn

¢ ler to for the redev C

unerior-reldted work,

Madison Siree ‘dor Tax Increment . .1ancing Redevelopmeni . . n
Village of River Forest. lllinois
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Interest Rate Write-Down
The Village may enter into agreements with for-profit or non-profit owners/developers
whereby a portion of the interest cost for construction, renovation or rehak  tion

projects are paid for out of the Special Tax Allocation Fund of the RPA, in acc.._ance
with the Act.

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

- Federal programs;

- State of Illinois programs;

- Applicable local vocational edud ional programs, including community
college sponsored programs; and

- Other federal, state, county or non-profit programs that are currently
available or will be developed and initiated over time.

School District Costs

.ue Village may provide for payment of school district costs as provided for in the Act
relating to residential components assisted through TIF funding,

General Land Use Plan

As noted in Section I of this Plan, the land-use within the RPA currently contains
primarily commercial, institutional, mixed uses and residential. Existingla 1 uses are
shown in Appendix C attached hereto and made a part of this Plan. Appendix D
designates future land uses in the Redevelopment Project Area. Future land uses wi
conform to the Village’s Comprehensive Plan; as it may be amended from time to time.

Additional Design and Control Standards

The approprlate design standards (including any Planned Unit Developments) as set

forth in the Village’s Zoning Ord'~ 1 -2 ~1d the comprehe ive ] T
0 A :

Tax Increment  tancing Redevelopment Plan
lfmage of raver rroresi, ulinois
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(3)

(4)

(5)

(6}

(7)

Improvements to Public or Private Buildings —~ Costs of rehabilitation,
reconstruction, repair, or remodeling of existing public or private buildings,
fixtures, and leasehold improvements; and the cost of replacing an existing public
building if pursuant to the implementation of a redevelopment project the
existing public building is to be demolished to use the site for private investment
or devoted to a different use requiring private investment; including any direct or
indirect costs relating to Green Globes! or LEED-certified construction elements
or construction elements with an equivalent certification per the TIF Act;

Public Works — Costs of the construction of public works or improvements,
including any direct or indirect costs relating to Green Globes or LEED certified
construction elements or construction elements with an equivalent certification,
except that on and after November 1, 1999, redevelopment project costs shall not
include the cost of constructing a new municipal public building principally used
to provide offices, storage space, or conference facilities or vehicle storage,
—-~‘ntenance, or repair for adm’-’strative, public safety, or public works
persor_:l and that is not intendeu to replace an existing public building as
provided under paragraph (3) of subsection (q) of Section 11-74.4-3 unless either
(i) the construction of the new municipal building implemen__ _ _:de. _opment
project that was included in a redevelopment plan that was adopted by the
municipality prior to November 1, 1999 or (ii) the municipality makes a
reasonable determination in the redevelopment plan, supported by information
that provides the basis for that determination, that the new municipal building is
required to meet an increase in the need for public safety purposes anticipated to
result from the implementation of the redevelopment plan;

Job Training — Costs of job training and retraining projects, including the cost of
"welfare to work" programs implemented by businesses located within the
redevelopment project area;

Financing Costs — Costs including but not limited to all necessary and incidental

expenses related to the issuance of obligations and which may include payment of

interest on any obligations issued hereunder including (a) interest accruing

during the estimated period of construction of any redevelopment project for

which such obligations are issued and for a period not exceeding 36 months

thereafter and (b) reasonable reserves related thereto;

oo - "ty by wri”®  agreement acee~ts and
ring district's capital costs resulting
S

taxing district in turtherance ot the objectives of the Plan;

" zen Globe nvironmental assessment and certification program for commercial buildings, operated by the Green Buildings Initiative,

Madisor St vidor Tax Increment Financing Redevelopment Plan
Village of River Forest, lilinois
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Places. This restriction does not apply to a place or structure for which demolition,
removal, or modification is subject to review by the preservation agency of a Certified
Local Government designated as such by the National Park Service of the United { ates
Department of the Interior,

If a special service area has been established pursuant to the Special Service Area Tax
Act or Special Service Area Tax Law, then any tax incremental revenues derived from
the tax imposed pursuant to Special Service Area Tax Act or Special Service Area Tax
Law may be used within the redevelopment project area for the purposes permitted y
that Act or Law as well as the purposes permitted by the TIF Act,

Projected Redevelopment Project Costs :

Estimated project costs are shown in Table 4 below. Adjustments to estimated line-item
costs below are expected and may be made without amendment to the Plan. Each
individual project cost will be reevaluated in light of the projected private devn = ment
and resulting tax revenues as it is considered for public financing under the provisions
of the Act.

Further, the projected cost of an individual line-item as set forth below is not intended
to place a limit on the described line-item expenditure. Adjustments may e made in
line-items, either increasing or decreasing line-item costs for redevelopment. The
specific items listed below are not intended to preclude payment of other eligible
redevelonment project costs in connection with the redevelopment of the RPA, provided
the totw. amount of payment for eligible redevelopment project costs (the “Total
Estimated TIF Budget” in Table 4) shall not exceed the amount set forth below, as
adjusted pursuant to the Act. As explained in the following sub-section, incremental
property tax revenues from any contiguous RPA may be used to pay eligible costs for the
RPA.

Me i ¢ Incremen ancing  developmen. . ._n
Vil west, filinois
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Finally, the entities will utilize affirmative action to ensure that business opportunities
are provided and that job applicants are employed and treated in a nondiscriminatory
manner. Underlying this policy is the recognition by the entities that successful
affirmative action programs are important to the continued growth and vitality of the
community. :

Completion of Redevelopment Project and Retirement of Obligations to
Finance Redevelopment Costs

This Redevelopment Project and retirement of all obligations to finance redevelopment
costs will be completed within *venty-three (23) years after the adoption of an
ordinance designating the Redevelopment Project Area, The actnal date >r such
completion and retirement of obligations shall not be later than December 31 of the year
in which the payment to the municipal treasurer pursuant to the Act is to be made with
respect to ad valorem taxes levied in the twenty-third calendar year after the ordinance
approving the RPA is adopted.

Madisor dor Tax Incremen _ _nancing Redevelapment Plan
Village of River Forest, Hiinois
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VIII. PROVISIONS FOR AMENDING THE TIF PLAN AND
PROJECT '

This Plan may be amended pursuant to the provisions of the Act.

Madison Street Corridor Tax Increment Financing Redevelopment Plan
Village of River in
28
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APPENDIX A

LEGAL DESCRIPTION OF PROJECT AREA












LINE TO A POINT ON THE SOUTHERLY EXTENSION OF SAID EAST RIGHT-OF-WAY INE OF
THATCHER AVENUE; Tt NCE NORTHERLY ALONG SAID SOUTHERLY EXTENSION TO THE
POINT OF BEGINNING,

S:ARIVERFORESTVI 501 90\S urvey\Docs\LEGAL DESCRIPTION.River Foreet Madison St TIF.docx

Page 4 of 4



APPENDIX B

BOUNDARY MAP OF RPA






APPENDIX C

EXISTING LAND USE MAP OF RPA






APPENDIX D
FUTURE LAND USE MAP OF RPA






APPENDIX E

TIF QUALIFICATION REPORT



I \FI A .07/21/16

' VILLAGE OF RIVER FOREST

MADISON STREET CORRIDOR
TAX INCREMENT FINANCING QUALIFICATION
REPORT

A study to determine whether all or a portion of an area loc: ed
in the Village of River Forest qualifies as a “conservation area”
as set forth in the definitions in the Tax Increment Allocation
Redevelopment Act, 65 ILCS 5/11-74.4-3, seq., as amended.

Prepared for: The Village of River Forest, Illinois

Prepared by: Kane, McKenna and Associates, Inc. -

July 2016




VILLAGE OF RIVER FOREST
MADISON STREET CORRIDOR

TAX INCREMENT FINANCING QUALIFICATION REPORT
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3) Viable redevelopment sites could produce incremental revenue — Within
the TIF District, there are parcels which potentially could be redeveloped or
rehabilitated and thereby produce incremental property tax revenue. Such revenue,
used in combination with other Village resources for redevelopment incenti sorp slic
improvements, would likely stimulate private investment and reinvestment in these
sites and ultimately throughout the TIF District.

4) TIF designation recommended — To mitigate redevelopment area
conditions, promote private sector inver+nent, and foster the economic viahility of tI
TIF District, the Village could proceed with the formal TIF designation process for the
entire area.

(i)


























































































Table 5

15-12-318~ 1007 1 Gale Ave 3B Condominiums | 1
15-12-318-03 1008 1 Gale Ave 3C Condominiums | 1
15-12-318-03 1009 1 Gale Ave 3D Condominiums | 1
15-12-318-03 1010 1 Gale Ave 3E Condominiums | 1
15-12-318-03 1011 1 Gale Ave 44 Condominiums | 1
15-12-318-03 1012 1 Gale Ave 4B Condominiums | 1
15-12-318-036-1017 1 Gale Ave 4C Condominiums | 1
15-12-318-03 "~ 1014 1 Gale Ave 4D Condominiums 1
15-12-318-036-1015 1 Gale Ave 4E Condominiums | 1
15-12-318-03 1016 1 Gale Ave 5A Condomininms | 1
15-12-318-036-1017 1 Gale Ave | 5B Condominiums | 1
15-12-318-036-1018 1 Gale Ave 5C Condominiums | 1
15-12-318-036-1019 1 Gale Ave 5D Condominiums | 1
15-12-318-036-1020 1 Gale Ave 5E Condominiums | 1
15-12-318-042-1001 7952 Madison St 1E Condominiums | 1
15-12-318-042-1002 7952 Madison St 2R Condominiums | 1
15-12-218-042-1003 7952 Madison St oW Condominiums | 1
15-12-318-042-1004 7952 Madison St 3E Condominiums | 1
15-12-318-0. -1005 7052 Madison St kA% Condomininms | 1
15-12-318-0: -1006 7052 Madison St Garage1 | Condominitms
15-12-318-042-1007 7656 Madison St Garage 2 | Condomirinme
15-12-318-042-1008 7956 Madison St 1B Condominiums | 1
15-12-318-042-1009 7956 Madison St ok Condominiums | 1
15-12-318~042-1010 7956 Madison St 2W Condominiums | 1
15-12~318-042-1011 2956 Madison St 3E Condominiums | 1
15-12-318-042-1012 7956 Madison St 3w Condominiums | 1
Data source: Cook County, Village of River Forest and Kane, McKenna

Prelimi kM 'ison Street Corridor Housing Impact Study
Village of Kiver Forest, {llinois
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Table 6

Parcel Identi
Number

ol

Address Units
7956 Madison
15-12-318-042-1013 St Garage-2 Condominiums
15-12-310-010 DGO* 11 Keystone Ave Single Family Home 1
15-12-319-020-0000% 10 Forest Ave Single Family Home 1
15-12-320-008-0000* 21 Park Ave Single Family Home 1
15 "~ ~20-009-0000* 17 Park Ave Multi-family 2
15-12-320-010-0000* 13 Park Ave 1,2.3.4,5 Multi-family 5
15-12-320-018-0000% 20 Franklin Ave Single Family Home 1
i5-12-820-019-0000* 16 Franklin Ave Single Family Home 1
15-12-320-020-0000% 12 Franklin Ave Single Family Home 1
7774 Madison GN, GS, 1N, 15, 2N,
15-12-320-035-0000 St 25 Multi-family 6
7770 Madison GN, GS, 1N, 18, 2N,
15-12-320-03 0000 St a5 Multi-family 6
7766 Madison GN, G§, 1N, 15, 2N,
15-12-320-037-0000 St 28 Multi-family 6
7762 Madison GN, G8, 1N, 185, 2N,
15-12-320-038-0000 St 25 Multi-family 6
15-12-321-008-0000* 21 Franklin Ave j 1,2.3 Multi-family 3
15-12-321-009-0000* 17 Franldin Ave Single Family Home 1
15-12-321-010-0000* 13 Franklin Ave | 1,2,3 Multi-family 3
15-12-321-024-0000* 14 Ashland Ave Single Family Home 1
15-12-321-025-0000% 12 Ashland Ave Single Family Home 1
15-12-321-047-0000* 18 Ashland Ave | 1,2 Multi-family 2
15-12-322-018-0000* 15 Ashland Ave Multi-family e
15-12-322-019-0000% 13 Ashland Ave Single Family Home 1
15-12-322-02 23000* 11 Ashland Ave Multi-family 2
15-12-322-028-0000* 14 Lathrop Ave Single Family Home 1
15-12-322-02 0000* 12 Lathrop Ave Single Family Home 1
15-12-322-03 J000% 10 Lathrop Ave Single Family Home 1
7608 Madison Two story
15-12-322-042-0000 St commercial 2

Data source: Cook County, Village of River Forest and Kane, McKenna

Preqmi p ]
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Replacement Housing for Sale (contir ed)

Table

4135 William St 410 |River Fore $199,000 5|Attached

1535 Park Ave 203 |River Fore $264,900 6| Attached

507 William St River Fore $270,000 6|Attached

B127 Lake St River Faore $315,000 7| Townhouse-TriLevel

1407 Bonnie P+~g Pl River For¢ $384,000 8| Attached

424 Edgewoc ' River Fore $450,000 o |Attached

1000 Bonnie e Pl 4C River Forest | $480,613 6| Attached

7521 Brown 4 4-Apr |Forest Park $252,900 6|Condo

7541 Brown ¢ G Forest Park $256,500 7{Condo-Duplex

7541 Brown Ave B Forest Park $268,000 7| Townhouse 3+ Stories

210 Des Plaines Ave D Forest Park $295,000 8|Townhouse 3+ Stories

821 Dunlop Ave Forest Park $299,000 7{Townhouse-TriLevel

7243 Madison St 408 |Forest Park $299,000 6|Condo, Mid Rise

219 N Grove e 2 Oak Park $254,000 5| Vintage

617 South Blvd E Qak Park $259,000 6 | Condo-Duplex

235 SMaple e 1 Oak Park $272,500 6|Condo, Vintage

208 § Maple Ave 20 Qak Park $275,000 6|Condo, Courtyard

221 N Kenilworth Ave 202 |Oak Park $284,900 Condo, Mid Rise

1120 Thomas St 205 |Oak Park $286,900 4|Condo

130 Frank L] dWright Ln {130 |Oak Park $289,000 5| Townhouse 3+ Stories

233 Clinton Ave 38 Qak Park $290,000 6|Condo

124 Frank LI d Wright Ln Qak Park $295,000 5| Townhouse-TriLevel
o1 8 Ridgel: 1Ave aN Oal Park $200,900 5|Condo

407 SO~ T (Ave M Inel-Parl $311,000 6|Condo, Condo-Duplex

605 South Bl . L uak Pars $324,900 6 |Townhouse 3+ Stories

1024 Pleasant 8 6 Qak Park _$320,000 7iCondo

101 Bishop( arterLn Qak Park $350,000 6 | Townhouse 3+ Stories

Preliminary Madison Street Corridor Housing Impact Study

Village of River Forest, lllinois
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III. REQUIREMENTS FOR VERY LOW AND LOW-INCOME
PTSIDENTS

Per the TIF Act, no redevelopment plan shall remove residential housing units that are
occupied by households of low-income and very low-income persons unless the plan
provides, with respect to inhabited housing that are to be removed for households of
low-income and very low-income persons, affordable housing and relocation assistance
not less than that which would be provided under the Federal Uniform Relocation
Assistance and Real . coperty Acquisition Policies Act of 1970 (URA, as amended, and
the regulations under the Act. The municipality shall make a good faith effort to ensure
that this affordable housing is located in or near the redevelopment project area within
the municipality.

If the Village does relocate residents within the RPA, the Village will need to determine
if those residents fall into the low-income and very low-income category. At that point,
the Village will take appropriate action and provide relocation assistance to those
residents that would be relocated pursuant to the requirements of the TIF Act. The
Village intends to work with local housing agencies and organizations to ens e at
relocated residents find comparable housing.

Preliminary Madison Street Corridor Housing Impact Study
Village of River Forest, lllinois
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