












































6. The Area, as a whole, has not been subject to growth and development through
investment by private enterprise and would not reasonably be anticipated to be developed
without the adoption of the Redevelopment Plan.

SECTION V
BASIS FOR ELIGIBILITY OF THE AREA AND FINDINGS

A. Introduction

A redevelopment project area, according to the Tax Increment Allocation Redevelopment Act
(65 ILCS 5/11-74.4-1 et seq.), is that area designated by a municipality (city, village, or
incorporated town) in which the finding is made that there exist conditions which cause the area
to be classified as a blighted area, conservation area, combination of blighted and conservation
areas, or an industrial park conservation area. In this case, the Area qualifies as a conservation
area. The criteria and the individual factors that were utilized in conducting the evaluation of the
physical conditions in the Area are outlined under the individual headings that follow:

B. Investigation and Analysis of Blighting Factors

In determining whether or not the proposed Area meets the eligibility requirements of the
“INinois Tax Increment Allocation Redevelopment Act" as found in the Illinois Statutes, 65
ILCS 5/11-74.4-1 et seq., various methods of research and field surveys were utilized. These
included

1. Contacts with local individuals knowledgeable as to area conditions and history,
age of buildings and site improvements, methods of construction, real estate
matters and related items, as well as examination of information related to site
development issues, throughout the area. This includes information provided by
individuals who are generally knowledgeable about the area.

2. Research of City files and records pertaining to trend lines of property values in
the Area and building permits issued.

3. On-site field examination of the proposed redevelopment project area conditions
by as previously noted.

4. Use of the statutory definitions and guidelines to determine area eligibility.
5. Adherence to basic findings of need as established by the Illinois General
Assembly in establishing tax increment financing which became effective on

January 10, 1977. These are:

1. There exists in many Illinois municipalitics areas that are conservation or
blighted areas, within the meaning of the TIF statute.
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grants, etc.), if available, and deemed appropriate by the City. The obligations, if issued, will be
retired in not more than twenty years from the date of issuance. The estimated date for the
completion of the Redevelopment Plan shall be no later than twenty-three years from the date of
adoption of the Redevelopment Plan by the City.

D. Would Not Be Developed “But For” Tax Increment Financing

The City has found that the Redevelopment Project Area would not reasonably be developed
without the use of tax increment revenues, and that such incremental revenues will be utilized for
the development and revitalization of the Redevelopment Project Area as provided in the Act.
Underscoring the economic need for municipal financial assistance in the form of tax increment
financing is the fact that without the City's commitment to provide such municipal financial
assistance, there will not be commitments for private development and revitalization. This "But
For TIF" position has been stated by several knowledgeable individuals including the developers.

E. Assessment of Financial Impact

The City Council finds that the financial impact of the Redevelopment Area on or increased
demand for facilities or services from any taxing district affected by the Plan is not significant.
Existing developed areas are proposed to be cleared and replaced with new commercial
structures. This will not result in a need for new facilities or expanded services.

The new development will not generate any school children or added population that places
demands on neighborhood facilities such as parks or schools. Clearing older deteriorating
buildings and replacing them with new, modern buildings will not place additional demands on
public safety facilities.

It is expected that new investment targeted in the TIF area will result in spillover new
development occurring elsewhere in the community. This development outside the TIF area will
gencrate additional tax revenue for local taxing bodies. The City, to the extent that surplus
revenues become available will distribute these surplus revenues on a pro-rata basis to local
taxing bodies whenever possible. Every effort will be made to reduce the time frame for
completion of the TIF program to something less than the allowable 23 year time frame.

The City will monitor the progress of the TIF program and its future impacts on all local taxing
bodies. In the event significant impacts are identified that increase demands for facilities or

services in the future, the City will consider utilizing tax increment proceeds, to the extent they
are available, to assist in addressing the needs.

SECTION VIII
REDEVELOPMENT PLAN

A. Introduction

This section presents the Redevelopment Plan for the Area. Pursuant to Act, when the finding is
made that an area qualifies as either conservation, blighted, combination of conservation and
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