City of Moline
619 16 Street, Moline — 2™ Floor
Council Chambers

Committee-of-the-Whole Agenda

6:30 p.m.
Tuesday, November 6, 2012

Mavyor’s Board Appointments

Mayor’s appointment of Greg Johnson to the Moline Youth Commission to replace the unexpired term of
Jim Kopel to expire March 31, 2013.

Mayor’s appointment of David Parker, Jr. to the Project Management Team to replace Richard Meredith.

Mayor’s appointment of David Parker, Jr. to the Consolidated Public Safety Communications Budget Board
to replace Richard Meredith.

Mayor’s appointment of David Parker, Jr. to the Rock Island County Animal Control Board to replace the
unexpired term of Richard Meredith to expire March 31, 2015.

Informational

Riverside Cemetery Retaining Wall (Scott Hinton, City Engineer)

Questions on the Agenda

Agenda ltems

1.
2.

Purchase of a Quintuple Fire Truck (JD Schulte, Fleet Services Manager)

City Council Priorities/Goals — Parks and City Grounds Maintenance (Mike Waldron, Public Works
Director)

Approval of program recommendations of the Citizens Advisory Council on Urban Council
(CACUP). (Jeff Anderson, City Planner)

Acceptance of the Proposal for auditing the City of Moline’s Financial Statements for the fiscal
years 2012-2015. (Kathy Carr, Finance Director)

Issuance of a Revenue Anticipation Note from Special Service Area #6 to finance a share of the 5™
Avenue Reconstruction, 12" — 19™ Streets Project. (Kathy Carr, Finance Director)

Approval of Change Order #1 with Centennial Contractors for Project #1143, 2012 Residential
Reconstruction Project (Scott Hinton, City Engineer)

Acceptance of a Deed of Dedication for 46™ Street Right-of-Way East of 27™ Street (Scott Hinton,
City Engineer)

Approval of a Resolution for Improvement by Municipality for 7" Street, 19" — 28™ Avenues
(Scott Hinton, City Engineer)

Approval of a Resolution for Improvement by Municipality for 36™ Street, 26™ — 32" Avenues
(Scott Hinton, City Engineer)
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10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

22,

23.

24,

Approval of a Resolution for Improvement by Municipality for Avenue of the Cities, 41°% — 43™
Streets (Scott Hinton, City Engineer)

Approval of a Local Agency Agreement for Avenue of the Cities, 415 — 43" Streets (Scott Hinton,
City Engineer)

Acceptance of Three Deeds of Dedication for University Drive Right-of-Way (Scott Hinton, City
Engineer)

A Resolution authorizing the Mayor and City Clerk to rescind Resolution #1174-2012. (Ray
Forsythe, Planning & Development Director)

Request from HI Moline LLC for a Development and Economic Incentive Agreement with the
City of Moline for the redevelopment of former Menards. (Ray Forsythe, Planning & Development
Director)

An Ordinance approving the Tax Increment Redevelopment Plan and Project for the SouthPark
Mall Redevelopment Project Area. (Ray Forsythe, Planning & Development Director)

An Ordinance designating the SouthPark Mall Redevelopment Project Area. (Ray Forsythe,
Planning & Development Director)

An Ordinance adopting Tax Increment Financing for the SouthPark Mall Redevelopment Project
Area. (Ray Forsythe, Planning & Development Director)

An Ordinance approving the Tax Increment Redevelopment Plan and Project for Route 6/150
Redevelopment Project Area. (Ray Forsythe, Planning & Development Director)

An Ordinance designating the Route 6/150 Redevelopment Project Area. (Ray Forsythe, Planning &
Development Director)

An Ordinance adopting Tax Increment Financing for the Route 6/150 Redevelopment Project Area.
(Ray Forsythe, Planning & Development Director)

An Ordinance approving the Tax Increment Redevelopment Plan and Project for the 41 Street
Redevelopment Project Area. (Ray Forsythe, Planning & Development Director)

An Ordinance designating the 41% Street Redevelopment Project Area. (Ray Forsythe, Planning &
Development Director)

An Ordinance adopting Tax Increment Financing for the 41% Street Redevelopment Project Area.
(Ray Forsythe, Planning & Development Director)

Other
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Explanation

1. Purchase of a Quintuple Fire Truck (JD Schulte, Fleet Services Manager)

Explanation: Fleet Services has published a Request for Proposal (RFP) for a quintuple heavy-duty
custom fire apparatus solution to be used by the Fire Department. The RFP required the vendor to
propose a pre-plumbed ladder device, compartmentation that can accommodate a variety of rescue
equipment, standard fire pumper equipment, and EMS compartmentation. Fleet Services currently has
$910,131.00 in equipment replacement reserves for the City of Moline’s current ladder device that will
be replaced by this unit. Global Emergency Products in Aurora, Illinois, the dealer representing Pierce
Manufacturing in Appleton, Wisconsin, has submitted a proposal that will provide the body design,
configuration and equipment required in the RFP. The price for the proposed unit with trade-in of the
City’s current aerial ladder truck is $747,728.00.

A prepay option that is included in the contract offers a discount of $20,161.00 with a guaranteed
delivery date of May 2013. Staff has researched the prepay option and has found the savings to be
significantly greater than interest earned during the same period. After purchasing a performance bond
for $2,709.00, the net prepay savings would be $17,452.00. The pumper to be declared surplus as a
result of this purchase will be disposed of by sealed bid, negotiation or internet auction when the
quintuple unit arrives and proceeds will be placed in the vehicle replacement fund. Additional
documentation is attached.

Staff Recommendation: Contract with Pierce Manufacturing, Appleton, Wisconsin, through its
local dealer to provide a quintuple heavy-duty custom fire apparatus as
proposed for a total price of $730,276.00 after 100% prepay, purchase of a
performance bond and trade in allowance.

Fiscal Impact: $910,131.00 is reserved in Account #448-0867-437.07-03 for this purchase.
Public Notice/Recording: N/A
Goals Impacted: Financially Strong City; Desirable Place to Live

2. City Council Priorities/Goals — Parks and City Grounds Maintenance (Mike Waldron,
Public Works Director)

Explanation: One of the “Management Items” established by City Council in May of this year was for
Public Works Staff to consider the Contracting of Services for City Parks and Grounds Maintenance.
Staff has concluded its review and attached to this Agenda is a Memorandum which summarizes the
processes used by Staff to accomplish the review. Responsive and responsible bids were received from
three contractors. The low proposal was found to exceed the projected 2013 in-house costs by
$68,022.12.

Staff Recommendation: Staff recommends continuing to perform the work in-house at this time
and evaluate again in 2014 for the 2015 growing season.
Fiscal Impact: Estimated annual savings for FY2013 of $68,022.12 to perform the work

in-house versus contracting for the services.
Public Notice/Recording: N/A
Goals Impacted: Financially Strong City

3. A Resolution approving the project and program recommendations of the Citizens
Advisory Council on Urban Council (CACUP) as contained within the CDBG Annual
Action Plan and authorizing the Mayor to submit and implement said projects, programs
and plan for FY 2013. (Jeff Anderson, City Planner)

Explanation: The City of Moline receives an annual entitlement grant award of Community
Development Block Grant (CDBG) funds from the U.S. Department of Housing and Urban
Development (HUD). As part of the public participation process, CACUP reviews applications for said

funds and makes a recommendation to the City CounC|I on the projects and programs to be funded for
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each program year. These projects and programs are contained within the Annual Action Plan, which is
used as the application to initiate the annual entitlement funding process with HUD and also the serves
as the document to guide implementation of the projects. Please see the attachments for FY 2013
project funding recommendations.

Staff Recommendation:
Fiscal Impact:

Public Notice/Recording:
Goals Impacted:

Approve the Resolution

Funding level is expected to be $663,669.00
N/A

Desirable Place to Live; Strong Local Economy

4. Acceptance of the Proposal Submitted by Baker Tilly Virchow Krause, LLP for auditing
the City of Moline’s Financial Statements for the fiscal years ending December 31, 2012,
2013, 2014, 2015, and 2016 for the five year total of $280,110.00. (Kathy Carr, Finance
Director)

Explanation: The City of Moline bids auditing services every five years. The primary objectives of a
financial audit are: (1) to express an opinion on the fairness of the financial statements in conformity
with generally accepted accounting principles; and (2) to determine whether the City has complied with
applicable legal requirements in obtaining and expending public funds.

Five proposals were received and were evaluated using the evaluation criteria recommended by the
Government Finance Officers” Association. The proposals were evaluated by the Audit Selection
Committee which was comprised of the Finance Director, Finance Manager, Accountant, and Housing
Grant Compliance Analyst.

The Audit Selection Committee used a point formula during the review process to score the proposals.
Each member of the Committee first scored each technical proposal by the following criteria: structure
and size of the firm; audit team qualifications; similar engagements; specific audit approach;
presentation of RFP; and fee. Following is a table indicating the fees and technical points for each firm:

Baker Tilly | Eide Bailey | McGladrey Sikich WIPFLi
Year 1 $53,500 $58,000 $59,500 $64,500 $55,000
Year 2 $54,570 $60,500 $61,880 $65,800 $56,500
Year 3 $55,660 $63,250 $64,355 $67,105 $58,000
Year 4 $57,330 $66,000 $66,930 $68,500 $59,500
Year 5 $59,050 $69,000 $69,600 $69,800 $61,000
Total Fee $280,110 $316,750 $322,265 | $335,705 | $290,000
Technical
Points 98 94 95 93 96

Staff Recommendation:
Fiscal Impact:

Public Notice/Recording:
Goals Impacted:

Accept Proposal from Baker Tilly Virchow Krause
Sound Fiscal Management

N/A

Financially Strong City

5. lIssuance of a Revenue Anticipation Note from Special Service Area #6 to finance a share of
the 5™ Avenue Reconstruction, 12" — 19" Streets Project. (Kathy Carr, Finance Director)

Explanation: In 2009, City Council approved the 5" Avenue Reconstruction, 12" — 19" Streets Project.
At that time, it was determined that the Downtown Special Service Area #6 would contribute
$1,500,000.00 toward the cost of the program. The Special Service Area #6 generates $225,000.00 in
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property tax revenue annually and would allocate a payment of $100,000.00 plus interest toward the
financing of its share of the project.

The Special Service Area #6 Fund has funded $400,000.00 during fiscal years 2009 through 2012. The
remaining balance will necessitate the need for gap financing over the remaining eleven years. It is
recommended that the Special Service Area #6 Fund issue a Revenue Anticipation Note in the amount
of $1,100,000.00 to be repaid in full within eleven years as the annual $100,000.00 plus interest
allocations are realized. The General Fund has sufficient cash reserves to invest in the purchase of this
Revenue Anticipation Note which will be interest bearing at the rate of 1.0% per annum. Additional
documentation attached.

Staff Recommendation:
Fiscal Impact:

Approve

All monies received by the Special Service Area #6 Fund shall be pledged
toward payment of the principal and interest of the Revenue Anticipation
Note.

N/A

Financially Strong City

Public Notice/Recording:
Goals Impacted:

6. Approval of Change Order #1 with Centennial Contractors for Project #1143, 2012
Residential Reconstruction Project (Scott Hinton, City Engineer)

Explanation: In order to make final payment to the contractor and close out the contract, a
reconciliation change order is needed in the amount of $6,252.53. The change order reflects the
difference between the estimated bid quantities and final quantities actually constructed. The change
order increases the original contract value of $648,943.50 by 1.0% to $655,196.03. Project #1143
includes the reconstruction of 13" Street north of 36™ Avenue and the reconstruction of 29" Street and
32" Avenue north of 36" Avenue. Both locations are the second phase of a reconstruction project
started in 2011. Additional documentation attached.

Staff Recommendation: Staff recommends approval of the change order.

Fiscal Impact: Funds are budgeted and available as detailed below.
ACCOUNT BUDGETED | ORIGINAL | ADDITIONAL TOTAL
CONTRACT WORK

Utility Tax 615,000.00 | 577,818.50 15,668.83 593,487.33
Water 1,000.00 900.00 (900.00) 0.00
WPC 5,500.00 6,250.00 (3,583.80) 2,666.20
Storm 102,500.00 63,975.00 (4,932.50) 59,042.50
724,000.00  648,943.50 6,252.53 655,196.03

Public Notice/Recording:

N/A

Goals Impacted: Improved City Infrastructure & Facilities; Strong Local Economy

7. Acceptance of a Deed of Dedication for 46" Avenue Right-of-Way East of 27" Street (Scott
Hinton, City Engineer)

Explanation: City Staff worked with property owners to improve and install a seal coat surface to the
existing aggregate surface on 46™ Avenue east of 27" Street. To help facilitate the improvements, JJZ
Development, LLC, offered to dedicate additional right-of-way at no cost to the City. Additional
documentation attached.

Staff Recommendation:
Fiscal Impact:

Public Notice/Recording:
Goals Impacted:

Staff recommends accepting the Deed of Dedication.

Rock Island County recording costs

N/A

Improved City Infrastructure & Facilities; Strong Local Economy
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8. Approval of a Resolution for Improvement by Municipality Under the Illinois Highway
Code for MFT Section 02-00220-00-RP, 7™ Street, 19" — 28" Avenues (Scott Hinton, City
Engineer)

EXEIanation: Motor Fuel Tax Section 02-00220-00-RP was used to reconstruct 7" Street from 19" —
28" Avenues in 2005. The final change order was previously approved by Council and the contractor
has been paid in full. To finalize all IDOT paperwork on this Section, a Supplemental Resolution must
be adopted by Council reconciling spent monies with estimated amounts. This Supplemental Resolution
is an IDOT bookkeeping item only. Additional documentation attached.

Staff Recommendation: Staff recommends approval of the Resolution.

Fiscal Impact: N/A. Funds were budgeted and spent in 2005.

Public Notice/Recording: N/A

Goals Impacted: Improved City Infrastructure & Facilities; Strong Local Economy

9. Approval of a Resolution for Improvement by Municipality Under the Ilinois Highway
Code for MFT Section 06-00235-00-RP, 36™ Street, 26™ — 32" Avenues (Scott Hinton, City
Engineer)

Explanation: Motor Fuel Tax Section 06-00235-00-RP was used to reconstruct 36™ Street from 26™ to
32" Avenues in 2007. The final change order was previously approved by Council and the contractor
has been paid in full. To finalize all IDOT paperwork on this Section, a Supplemental Resolution must
be adopted by Council reconciling spent monies with estimated amounts. This Supplemental Resolution
is an IDOT bookkeeping item only. Additional documentation attached.

Staff Recommendation: Staff recommends approval of the Resolution.

Fiscal Impact: N/A. Funds were budgeted and spent in 2007.
Public Notice/Recording:  N/A
Goals Impacted: Improved City Infrastructure & Facilities; Strong Local Economy

10. Approval of a Resolution for Improvement by Municipality Under the Illinois Highway
Code for MFT Section 12-00253-00-RS, Avenue of the Cities, 41% — 43" Streets (Scott
Hinton, City Engineer)

Explanation: A Resolution for Improvement is necessary to use budgeted MFT funds for the Avenue
of the Cities resurfacing project. Additional documentation attached.

Staff Recommendation: Staff recommends approval of the Resolution.

Fiscal Impact: Sufficient MFT funds are budgeted and available for this project.
Public Notice/Recording: N/A

Goals Impacted: Improved City Infrastructure & Facilities; Strong Local Economy

11. Approval of a Local Agency Agreement for Federal Participation for MFT Section 12-
00253-00-RS, Avenue of the Cities, 41% — 43" Streets (Scott Hinton, City Engineer)

Explanation: In 2013, the City of Moline will receive Federal transportation funds through the Illinois
Department of Transportation in an amount not to exceed $560,000.00 to resurface Avenue of the Cities
from 41% to 43" Streets. The Federal funds require a 20% local match. The 2013 Capital Improvement
Program (CIP) includes $140,000.00 in Motor Fuel Tax (MFT) funds to fund the local match.
Approving this Agreement provides acknowledgement to IDOT that the City has sufficient funds set
aside to fund the local match, all participating construction costs above the maximum federal
contribution, and all non-participating construction costs. Additional documentation attached.

Staff Recommendation: Staff recommends approval of the Agreement.

Fiscal Impact: MFT funds are budgeted and available for this project.

Public Notice/Recording: N/A

Goals Impacted: Improved City Infrastructure & Facilities; Strong Local Economy
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12. Acceptance of Three Deeds of Dedication for University Drive Right-of-Way South of River
Drive, East of 25th Street, and West of 34™ Street (Scott Hinton, City Engineer)

Explanation: The western section of University Drive was constructed in 2011 on portions of two City-
owned parcels formally known as RiverTech. The eastern section of University Drive is currently under
construction on property owned by Western Illinois University. These three Deeds of Dedication will
establish sufficient public right-of-way to allow University Drive to be a public street.

Staff Recommendation: Staff recommends accepting the Deeds of Dedication.

Fiscal Impact: Rock Island County recording costs
Public Notice/Recording: N/A
Goals Impacted: Improved City Infrastructure & Facilities; Strong Local Economy

13. A Resolution authorizing the Mayor and City Clerk to rescind Resolution #1174-2012. (Ray
Forsythe, Planning & Development Director)

Explanation: The City of Moline accepted Restoration Saint Louis as the preferred developer in May,
2012 and since that time, no agreement has been reached between the developer and the City.
Restoration Saint Louis has notified the City that it is withdrawing from the project because it does not
believe that the parties will be able to agree upon the level of financial incentives offered by the City.

Staff Recommendation: Approve

Fiscal Impact: N/A

Public Notice/Recording: N/A

Goals Impacted: Financially Strong City; Vibrant Downtown; Desirable Place to Live

14. Request from HI Moline LLC for a Development and Economic Incentive Agreement with
the City of Moline for the redevelopment of the property located at 4100 Tenth Street
Drive in Moline (former Menards). (Ray Forsythe, Planning & Development Director)

Explanation: HI Moline LLC (Developer) has a contract to purchase the former Menards location at
4100 Tenth Street Drive and is seeking a Development and Economic Incentive Agreement with the
City. Staff has negotiated a sales tax rebate with Developer after reviewing its pro forma and evaluated
its project costs and potential income compared to customary returns on investment for similar real
estate transactions. The property will be redeveloped with demolition of the lumber yard and a new
facade, interior redevelopment and a building expansion. The project will also comply with all building
code, landscape and storm water requirements. Developer has letters of intent with four retail operations
which are new to the Illinois Quad Cities. Additional documentation attached.

Staff Recommendation: Approval

Fiscal Impact: Increased property, sales, and utility taxes
Public Notice/Recording: N/A
Goals Impacted: Strong Local Economy, Financially Strong City, Desirable Place to Live

15. An Ordinance approving the Tax Increment Redevelopment Plan and Project for the
SouthPark Mall Redevelopment Project Area. (Ray Forsythe, Planning & Development
Director)

Explanation: The creation of Moline’s eighth Tax Increment Finance (TIF) district is being considered
in order to assist the development of the SouthPark Mall Redevelopment Project Area. The Joint
Review Board (JRB) met September 25, 2012. The JRB reviewed the eligibility study and
redevelopment plan and concluded that the area is blighted and can be considered for TIF designation.
The JRB’s recommendation to City Council passed unanimously. Additional documentation attached.
Staff Recommendation: Approval
Fiscal Impact: The City shall enter into separate performance based development
agreements with private developers. Available funds shall primarily be
used to reimburse private developers for eligible redevelopment costs
allowed under the Act (65 ILCS 5/11-74.4-3) as well as eligible

administration and Publlc improvements.
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Public Notice/Recording: N/A
Goals Impacted: Financially Strong City; Quality Neighborhoods; Desirable Place to Live

16. An Ordinance designating the SouthPark Mall Redevelopment Project Area. (Ray Forsythe,
Planning & Development Director)

Explanation: One of the responsibilities of City Council with regard to creating a TIF district is to
designate the proposed area as the redevelopment project area. The Joint Review Board (JRB) met
September 25, 2012. The JRB reviewed the eligibility study and redevelopment plan and concluded that
the area is blighted and can be considered for TIF designation. The JRB’s recommendation to City
Council passed unanimously. Additional documentation attached.

Staff Recommendation: Approval

Fiscal Impact: The City shall enter into separate performance based development
agreements with private developers. Available funds shall primarily be
used to reimburse private developers for eligible redevelopment costs
allowed under the Act (65 ILCS 5/11-74.4-3) as well as eligible
administration and public improvements.

Public Notice/Recording: N/A

Goals Impacted: Financially Strong City; Quality Neighborhoods; Desirable Place to Live

17. An Ordinance adopting Tax Increment Financing for the SouthPark Mall Redevelopment
Project Area. (Ray Forsythe, Planning & Development Director)

Explanation: The final action by City Council is to adopt tax increment financing for the
redevelopment project area. The Joint Review Board (JRB) met September 25, 2012. The JRB
reviewed the eligibility study and redevelopment plan and concluded that the area is blighted and can be
considered for TIF designation. The JRB’s recommendation to City Council passed unanimously.
Additional documentation attached.

Staff Recommendation: Approval

Fiscal Impact: The City shall enter into separate performance based development
agreements with private developers. Available funds shall primarily be
used to reimburse private developers for eligible redevelopment costs
allowed under the Act (65 ILCS 5/11-74.4-3) as well as eligible
administration and public improvements.

Public Notice/Recording: N/A

Goals Impacted: Financially Strong City; Quality Neighborhoods; Desirable Place to Live

18. An Ordinance approving the Tax Increment Redevelopment Plan and Project for Route
6/150 Redevelopment Project Area. (Ray Forsythe, Planning & Development Director)

Explanation: The creation of Moline’s ninth Tax Increment Finance (TIF) district is being considered
in order to assist the development of the Route 6/150 Redevelopment Project Area. The Joint Review
Board (JRB) met September 25, 2012. The JRB reviewed the eligibility study and redevelopment plan
and concluded that the area is blighted and can be considered for TIF designation. The JRB’s
recommendation to City Council passed unanimously. Additional documentation attached.

Staff Recommendation: Approval

Fiscal Impact: The City shall enter into separate performance based development
agreements with private developers. Available funds shall primarily be
used to reimburse private developers for eligible redevelopment costs
allowed under the Act (65 ILCS 5/11-74.4-3) as well as eligible
administration and public improvements.

Public Notice/Recording: N/A

Goals Impacted: Financially Strong City; Quality Neighborhoods; Desirable Place to Live
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19. An Ordinance designating the Route 6/150 Redevelopment Project Area. (Ray Forsythe,
Planning & Development Director)

Explanation: One of the responsibilities of City Council with regard to creating a TIF district is to
designate the proposed area as the redevelopment project area. The Joint Review Board (JRB) met
September 25, 2012. The JRB reviewed the eligibility study and redevelopment plan and concluded that
the area is blighted and can be considered for TIF designation. The JRB’s recommendation to City
Council passed unanimously. Additional documentation attached.

Staff Recommendation: Approval

Fiscal Impact: The City shall enter into separate performance based development
agreements with private developers. Available funds shall primarily be
used to reimburse private developers for eligible redevelopment costs
allowed under the Act (65 ILCS 5/11-74.4-3) as well as eligible
administration and public improvements.

Public Notice/Recording:  N/A

Goals Impacted: Financially Strong City; Quality Neighborhoods; Desirable Place to Live

20. An Ordinance adopting Tax Increment Financing for the Route 6/150 Redevelopment
Project Area. (Ray Forsythe, Planning & Development Director)

Explanation: The final action by City Council is to adopt tax increment financing for the
redevelopment project area. The Joint Review Board (JRB) met September 25, 2012. The JRB
reviewed the eligibility study and redevelopment plan and concluded that the area is blighted and can be
considered for TIF designation. The JRB’s recommendation to City Council passed unanimously.
Additional documentation attached.

Staff Recommendation: Approval

Fiscal Impact: The City shall enter into separate performance based development
agreements with private developers. Available funds shall primarily be
used to reimburse private developers for eligible redevelopment costs
allowed under the Act (65 ILCS 5/11-74.4-3) as well as eligible
administration and public improvements.

Public Notice/Recording: N/A

Goals Impacted: Financially Strong City; Quality Neighborhoods; Desirable Place to Live

21. An Ordinance approving the Tax Increment Redevelopment Plan and Project for the 41
Street Redevelopment Project Area. (Ray Forsythe, Planning & Development Director)

Explanation: The creation of Moline’s tenth Tax Increment Finance (TIF) district is being considered
in order to assist the development of the 41% Street Redevelopment Project Area. The Joint Review
Board (JRB) met September 25, 2012. The JRB reviewed the eligibility study and redevelopment plan
and concluded that the area is blighted and can be considered for TIF designation. The JRB’s
recommendation to City Council passed with a 2-1 vote.  Additional documentation attached.This item
also appears on the formal Council Agenda for first reading under “Items Not on Consent” on November
6, 2012,

Staff Recommendation: Approval

Fiscal Impact: The City shall enter into separate performance based development
agreements with private developers. Available funds shall primarily be
used to reimburse private developers for eligible redevelopment costs
allowed under the Act (65 ILCS 5/11-74.4-3) as well as eligible
administration and public improvements.

Public Notice/Recording: N/A

Goals Impacted: Financially Strong City; Quality Neighborhoods; Desirable Place to Live
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22. An Ordinance designating the 41% Street Redevelopment Project Area. (Ray Forsythe,
Planning & Development Director)

Explanation: One of the responsibilities of City Council with regard to creating a TIF district is to
designate the proposed area as the redevelopment project area. The Joint Review Board (JRB) met
September 25, 2012. The JRB reviewed the eligibility study and redevelopment plan and concluded that
the area is blighted and can be considered for TIF designation. The JRB’s recommendation to City
Council passed with a 2-1 vote. Additional documentation attached. This item also appears on the
formal Council Agenda for first reading under “Items Not on Consent” on November 6, 2012.

Staff Recommendation: Approval

Fiscal Impact: The City shall enter into separate performance based development
agreements with private developers. Available funds shall primarily be
used to reimburse private developers for eligible redevelopment costs
allowed under the Act (65 ILCS 5/11-74.4-3) as well as eligible
administration and public improvements.

Public Notice/Recording: N/A

Goals Impacted: Financially Strong City; Quality Neighborhoods; Desirable Place to Live

23. An Ordinance adopting Tax Increment Financing for the 41% Street Redevelopment Project
Area. (Ray Forsythe, Planning & Development Director)

Explanation:  The final action by City Council is to adopt tax increment financing for the
redevelopment project area. The Joint Review Board (JRB) met September 25, 2012. The JRB
reviewed the eligibility study and redevelopment plan and concluded that the area is blighted and can be
considered for TIF designation. The JRB’s recommendation to City Council passed with a 2-1 vote.
Additional documentation attached. This item also appears on the formal Council Agenda for first
reading under “Items Not on Consent” on November 6, 2012,

Staff Recommendation: Approval

Fiscal Impact: The City shall enter into separate performance based development
agreements with private developers. Available funds shall primarily be
used to reimburse private developers for eligible redevelopment costs
allowed under the Act (65 ILCS 5/11-74.4-3) as well as eligible
administration and public improvements.

Public Notice/Recording: N/A

Goals Impacted: Financially Strong City; Quality Neighborhoods; Desirable Place to Live

24. Approval of a Development Agreement with Genesis Health System for the proposed
Genesis 41% Street Wellness Campus project. (Ray Forsythe, Planning & Development
Director)

Explanation: Staff has negotiated a performance based rebate with Genesis Health System for the
proposed Phase | of the Genesis 41% Street Wellness Campus project. Phase | includes public amenities,
infrastructure improvements and a 50,000 square foot medical office building and parking. The rebate
will reimburse the developer for increased costs of developing on the site as well as public infrastructure
improvements and amenities. The Agreement provides for a rebate of up to 15% of the total estimated
project cost. The City Council approved the term sheet for this Agreement at the Committee of the
Whole meeting of September 25, 2012. Additional documentation attached.

Staff Recommendation: Approve

Fiscal Impact: Increased Property, Sales and Use Taxes
Public Notice/Recording:  N/A
Goals Impacted: Quality Neighborhoods; Desirable Place to Live
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1401 N. Farnsworth Ave.
Aurora, lllinois 60505
(800) 582-8818

October 31, 2012

Mr. JD Schulte

Public Works Fleet Manager
City of Moline

3635 4 Avenue

Moline, IL 61265

Subject: Proposal for one (1) Pierce Dash CF PUC 105’ Quint
Stock #25950 / Bid #295

Dear Mr. Schulte,

With regard to the above subject, please find attached our completed proposal.
Pricing, is as follows, including 100% prepay option.

Pricing Summary:
Sale Price — $902,728.00 Base Unit

($155,000.00) Trade-In Allowance
(subject to trade-in conditions, see attached)

$747,728.00 Net Price after Trade-In

100% Performance Bond:

Should the City of Moline elect to have us provide a Performance Bond, $2,709.00 will
need to be added to the above price.

100% Prepayment Option:

Should the City of Moline elect to make a 100% prepayment at contract execution, a
discount of ($20,161.00) can be subtracted from the above “Net Price after Trade-In”
resulting in a revised contract price of $727,567.00 OR $730,276.00 with Performance
Bond. Prepayment must be made and submitted with contract or Purchase Order (PO)
on or before November 26, 2012.

Terms and Conditions:

Taxes — Not Applicable
Freight — F.O.B. — Moline, IL
Terms — Net due upon factory exit. Net due with contract or PO for Prepay

discount to be applicable.
Delivery — May, 2013 upon Pierce receipt and acceptance of contract

Stock Unit — Availability is subject to prior sale

FACEQO HOR|ZEDREALER
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Said apparatus and equipment are to be built and shipped in accordance with the
specifications hereto attached, delays due to strikes, war, or international conflicts, or other
causes beyond our control not preventing, could alter the delivery schedule.

The specifications herein contained, shall form a part of the final contract, and are subject to
changes as desired by the purchaser, provided such changes are acknowledged and
agreed to in writing by the purchaser.

This proposal for fire apparatus conforms with all Federal Department of Transportation
(DOT) rules and regulations in effect at the time of bid, and with all National Fire Protection
Association (NFPA) Guidelines for Automotive Fire Apparatus as published at the time of
bid, except as modified by customer specifications.

The attached proposal is valid for 60 days. Contract or PO with prepayment must be
submitted on or before November 26, 2012 for 100% Prepayment Option to be valid.

We trust the above and the enclosed to be full and complete at this time; however, should
you have any questions or require additional information, please do not hesitate to contact
me at 630-774-6121 or gmoehling@gep3.com.

We wish to thank the City of Moline for the opportunity to submit our proposal.
Respectfully,
Gene Moehling

Apparatus Sales
Global Emergency Products
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MEMORANDUM

To: Lew Steinbrecher, City Administrator
From: Michael P. Waldron, Public Works Director
Date: October 3, 2012

Subject: 2012-2013 Council Priorities
Contracting for Services — Parks and City Grounds Maintenance

This memo has been drafted in response to an identified Council priority for 2012-2013 to contract for
services with the private sector for the City’s Parks and City Grounds Maintenance. The process
employed by staff to accomplish this goal was to develop bid specifications from our current service
levels, have those specifications approved by City Council, and then issue an “Invitation to Bid”
utilizing those specifications. Upon receipt of any bids, staff would then compare current and
projected internal costs to the bids received. This memo summarizes the results of that process.

Noting that it was critical to have internal and external equivalents to get an accurate evaluation,
Municipal Services and Fleet Services staff thoroughly reviewed and documented all internal
procedures, costs, and service levels. This review included all of the mowing, trash collection, and
restroom/pavilion cleaning activities currently being performed seasonally in the Parks Maintenance
Section. Additionally, costs associated with Fleet services were reviewed to determine what, if any,
savings could be realized by the contracting of those services.

As part of the review process, historical data was collected from employee daily logs to establish labor,
equipment, and supply costs for each of the last three mowing/cleaning seasons and averaged for the
purpose of providing an accurate comparison with the potential bid submittals. It was identified that
an average of 1.86 full-time equivalents, and 10,387.5 seasonal employee hours are utilized annually to
complete the aforementioned services at an average annual cost of $381,357.10.

Municipal Services staff prepared the specifications to solicit bids from contractor providers of these
services. These documents were reviewed and approved for solicitation by Council on July 10, 2012.
Following Council’s approval, the Invitation to Bid was posted online July 19, 2012 and Invitation to
Bid notices were printed in the Dispatch on July 15 and 22, 2012 and in the Quad City Times on
July 19 and 26, 2012.

Initial interest was high with eleven contractors requesting copies of the Invitation to Bid. Ten of the
eleven recipients attended the mandatory pre-submittal informational meeting and tour of Riverside
Cemetery. Ultimately three contractors submitted proposals and all three were found to be responsive
and responsible.

Company 2013 Bid 2014 Bid 2015 Bid
Alacran Contracting, LLC $465,323.90 $479,293.62 $493,662.13
Quality Construction Services $759,641.99 $759,641.99 $774,490.00
Delf’s Landscape & Irrigation $814,990.00 $814,990.00 $844,223.00

The bid with the lowest total cost was received from Alacran Contracting, LLC in the amount of
$465,323.90 for the first year. Of note, we are aware of one visit by Alacran Contracting LLC to
Riverside Cemetery prior to their submitted bid, whereas the other two bidders took extensive tours of
the facilities cited in the specifications and made numerous inquiries for their bid preparation. The low
bid amount exceeds the City’s projected cost to provide the same services by $68,022.12 for the
FY2013 growing season (April 1, 2013 — September 30, 2013).

Committee-of-the-Whole
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From this process, Public Works Administration concludes that the cheapest way to provide these
services is to continue to use seasonal staff employed by the City through a staffing agency,
supplemented with full time staff as needed. It is important to note though that when seasonal staff is
more heavily augmented by full time employees, the service delivery cost is significantly increased.
This information provides reasoning to deduce that the most cost effective service delivery solution for
the taxpayers is to continue to utilize seasonal employees in the Parks and City Grounds system.

It should also be noted that while considerable time was expended on this effort, it yielded benefits:

e Established measures with certainty that the City is following industry standards and has remained
competitive with the private sector over the past 3 years.

e Established an activity based process to create an environment of managed competition that
motivates Division Managers and employees to hold the line on their costs in order to remain
competitive.

e Established a three year benchmark that documented acres mowed, current service levels,
mobilization/transportation costing, and supply and labor costs.

Average Annual City Costs (2010, 2011, & 2012)

Item Cost Hours/Info
. 3,876.34 hours

Full Time Employees $164,900.85 (includes IMRF, FICA, Medicare, and Insurance costs)
Seasonal Employees $122,238.40 | 10,387.5 hours
Cemetery Fuel $5,805.09
Cemetery Supplies $300.00 | 100% of budget
Parks Cleaning Supplies $3,750.00 | 75% of budget
Can Liners $3,500.00 | 100% of budget
Trimmer Line $2,000.00 | 100% of budget
New String Trimmers $2,333.34 | 100% of budget
Fleet Costs $76,529.42

| TOTAL | $381,357.10 | 14,263.84 hours

Projected FY 2013 City Costs

Item Cost Hours/Info
. 3,876.34 hours

Full Time Employees $183,053.38 (includes IMRF, FICA, Medicare, and Insurance costs)
Seasonal Employees $122,238.40 | 10,387.5 hours
Cemetery Fuel $6,385.00
Cemetery Supplies $300.00 | 100% of budget
Parks Cleaning Supplies $3,750.00 | 75% of budget
Can Liners $3,500.00 | 100% of budget
Trimmer Line $2,000.00 | 100% of budget
New String Trimmers $1,500.00 | 100% of budget
Fleet Costs $74,575.00

[ TOTAL | $397,301.78 | 14,263.84 hours
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City of Moline Revenue Anticipation Note
Issued by Special Service Area #6 and Purchased by General Fund

Present Value of Loan
Interest
Years

1,100,000.00
1.00%
11

12/1/2013
12/1/2014
12/1/2015
12/1/2016
12/1/2017
12/1/2018
12/1/2019
12/1/2020
12/1/2021
12/1/2022
12/1/2023

Loan Payment Beginning-of-Year Principal

($106,099.48)
($106,099.48)
($106,099.48)
($106,099.48)
($106,099.48)
($106,099.48)
($106,099.48)
($106,099.48)
($106,099.48)
($106,099.48)
($106,099.48)

$1,100,000.00
$1,004,900.52

$908,850.04
$811,839.06
$713,857.96
$614,897.06
$514,946.55
$413,996.53
$312,037.01
$209,057.90
$105,048.99

Committee-of-the-Whole

Interest
$11,000.00
$10,049.01

$9,088.50
$8,118.39
$7,138.58
$6,148.97
$5,149.47
$4,139.97
$3,120.37
$2,090.58
$1,050.49

$67,094.32

Page 53 of 269

Principal
$95,099.48
$96,050.48
$97,010.98
$97,981.09
$98,960.90
$99,950.51

$100,950.02
$101,959.52
$102,979.11
$104,008.90
$105,048.99

$1,100,000.00

End-of Year Principal
$1,004,900.52

$908,850.04
$811,839.06
$713,857.96
$614,897.06
$514,946.55
$413,996.53
$312,037.01
$209,057.90
$105,048.99
($0.00)
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Resolution for Improvement by

llinois Department Municipality Under the lllinois
of Transportation Highway Code
BE IT RESOLVED, by the City Council of the
Council or President and Board of Trustees
City of  Moline lllinois

City, Town or Village
that the following described street(s) be improved under the lllinois Highway Code:

Name of Thoroughfare Route From To

| 77 Street 19™ Avenue 28™ Avenue

BE IT FURTHER RESOLVED,
1. That the proposed improvement shall consist of  Reconstruction of Pavement

and shall be constructed wide

and be designated as Section 02-00220-00-RP

2. That there is hereby appropriated the (additional X Yes [0 No) sum of Three Thousand Seven Hundred

Fifty Four and 32/100 Dollars ( $3,754.32 ) for the

improvement of said section from the municipality’s allotment of Motor Fuel Tax funds.

3. That work shall be done by  Contract ; and,
Specify Contract or Day Labor

BE IT FURTHER RESOLVED, that the Clerk is hereby directed to transmit two certified copies of this resolution to the

district office of the Department of Transportation.

Approved I, Tracy A. Koranda Clerk in and for the
City of  Moline
City, Town or Village
County of  Rock Island , hereby certify the
Date

foregoing to be a true, perfect and complete copy of a resolution adopted

by the November 13, 2012

Council or President and Board of Trustees

Department of Transportation at a meeting on

Date
IN TESTIMONY WHEREOF, | have hereunto set my hand and seal this

day of

Regional Engineer
(SEAL)

City, Town, or Village Clerk
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Resolution for Improvement by

llinois Department Municipality Under the lllinois
of Transportation Highway Code
BE IT RESOLVED, by the City Council of the
Council or President and Board of Trustees
City of  Moline lllinois

City, Town or Village
that the following described street(s) be improved under the lllinois Highway Code:

Name of Thoroughfare Route From To

36" Street 26" Avenue 32" Avenue

BE IT FURTHER RESOLVED,
1. That the proposed improvement shall consist of  Reconstruction of Pavement

and shall be constructed wide

and be designated as Section  06-00235-00-RP

2. That there is hereby appropriated the (additional [ Yes X No) sum of Six Thousand Fifty Five and 61/100

Dollars ( $6,055.61 ) for the

improvement of said section from the municipality’s allotment of Motor Fuel Tax funds.

3. That work shall be done by  Contract ; and,
Specify Contract or Day Labor

BE IT FURTHER RESOLVED, that the Clerk is hereby directed to transmit two certified copies of this resolution to the

district office of the Department of Transportation.

Approved I, Tracy A. Koranda Clerk in and for the
City of  Moline
City, Town or Village
County of  Rock Island , hereby certify the
Date

foregoing to be a true, perfect and complete copy of a resolution adopted

by the November 13, 2012

Council or President and Board of Trustees

Department of Transportation at a meeting on

Date
IN TESTIMONY WHEREOF, | have hereunto set my hand and seal this

day of

Regional Engineer
(SEAL)

City, Town, or Village Clerk
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Resolution for Improvement by

llinois Department Municipality Under the lllinois
of Transportation Highway Code
BE IT RESOLVED, by the  Council of the
Council or President and Board of Trustees
City of Moline lllinois

City, Town or Village
that the following described street(s) be improved under the lllinois Highway Code:

Name of Thoroughfare Route From To

Avenue of the Cities 41% Street 43" Street

BE IT FURTHER RESOLVED,
1. That the proposed improvement shall consist of  asphalt milling, pavement patching, curb & gutter removal and

replacement, asphalt resrufacing, and pavement marking installation.

and shall be constructed wide

and be designated as Section  12-00253-00-RS

2. That there is hereby appropriated the (additional [0 Yes X No) sum of one hundred fifty five thousand

Dollars (  $155,000.00 ) for the

improvement of said section from the municipality’s allotment of Motor Fuel Tax funds.

3. That work shall be done by  contract ; and,
Specify Contract or Day Labor

BE IT FURTHER RESOLVED, that the Clerk is hereby directed to transmit two certified copies of this resolution to the

district office of the Department of Transportation.

Approved I, Tracy Koranda Clerk in and for the
City of Moline
City, Town or Village
County of  Rock Island , hereby certify the
Date

foregoing to be a true, perfect and complete copy of a resolution adopted

by the Council

Council or President and Board of Trustees
Department of Transportation at a meetingon November 13, 2012

Date
IN TESTIMONY WHEREOF, | have hereunto set my hand and seal this

day of

Regional Engineer

(SEAL)

City, Town, or Village Clerk

Printed 10/24/2012 BLR 09111 (Rev. 11/06)
Committee-of-the-Whole
Page 59 of 269



Committee-of-the-Whole
Page 60 of 269



Committee-of-the-Whole
Page 61 of 269



Committee-of-the-Whole
Page 62 of 269



(25)

(Single Audit Requirements) That if the LA expends $500,000 or more a year in federal financial assistance they shall have an
audit made in accordance with the Office of Management and Budget (OMB) Circular No. A-133. LA’s that expend less than
$500,000 a year shall be exempt from compliance. A copy of the audit report must be submitted to the STATE with 30 days after
the completion of the audit, but no later than one year after the end of the LA’s fiscal year. The CFDA number for all highway
planning and construction activities is 20.205.

That the LA is required to register with the Central Contractor Registration (CCR), which is a web-enabled government-wide
application that collects, validates, stores, and disseminates business information about the federal government’s trading partners
in support of the contract award and the electronic payment processes. If you do not have a CCR number, you must register at
https:/fwww.bpn.govicer. If the LA, as a sub-recipient of a federal funding, receives an amount equal to or greater than $25,000 (or
which equals or exceeds that amount by addition of subsequent funds), this agreement is subject to the following award terms:
http://edocket.access.qgpo.qov/2010/pdff2010-22705.pdf and http://edocket.access.qpo.qov/2010/pdfi2010-227086.0df.

THE STATE AGREES:

To provide such guidance, assistance and supervision and to monitor and perform audits to the extent necessary to assure validity
of the LA's certification of compliance with Titles Il and I requirements.

(State Contracts) To receive bids for the construction of the proposed improvement when the plans have been approved by the
STATE (and FHWA, if required) and to award a contract for construction of the proposed improvement, after receipt of a
satisfactory bid.

(Day Labor) To authorize the LA to proceed with the construction of the improvement when Agreed Unit Prices are approved and
to reimburse the LA for that portion of the cost payable from Federal and/or State funds based on the Agreed Unit Prices and
Engineer's Payment Estimates in accordance with the Division of Cost on page one.

(Local Contracts) That for agreements with Federal and/or State funds in engineering, right-of-way, utility work and/or construction

work:

(a) To reimburse the LA for the Federal and/or State share on the basis of periodic billings, provided said billings contain sufficient
cost information and show evidence of payment by the LA;

(b) To provide independent assurance sampling, to furnish off-site material inspection and testing at sources normally visited by
STATE inspectors of steel, cement, aggregate, structural steel and other materials customarily tested by the STATE.

ITIS MUTUALLY AGREED:

Construction of the project will utilize domestic steel as required by Section 106.01 of the current edition of the Standard
Specifications for Road and Bridge Construction.

That this Agreement and the covenants contained herein shall become null and void in the event that the FHWA does not approve
the proposed improvement for Federal-aid participation or the contract covering the construction work contemplated herein is not
awarded within three years of the date of execution of this Agreement.

This Agreement shall be binding upon the parties, their successors and assigns.

For contracts awarded by the LA, the LA shall not discriminate on the basis of race, color, national origin or sex in the award and
performance of any USDOT — assisted contract or in the administration of its DBE program or the requirements of 49 CFR part 26.
The LA shall take all necessary and reasonable steps under 49 CFR part 26 to ensure nondiscrimination in the award and
administration of USDOT ~ assisted contracts. The LA's DBE program, as required by 49 CFR part 26 and as approved by
USDQT, is incorporated by reference in this Agreement. Upon notification to the recipient of its failure to carry out its approved
program, the department may impose sanctions as provided for under part 26 and may, in appropriate cases, refer the matter for
enforcement under 18 U.S.C. 1001 and/or the Program Fraud Civil Remedies Act of 1986 (31U.S.C. 3801 et seq.). Inthe absence
of a USDQOT — approved LA DBE Program or on State awarded contracts, this Agreement shall be administered under the
provisions of the STATE's USDOT approved Disadvantaged Business Enterprise Program.

In cases where the STATE is reimbursing the LA, obligations of the STATE shall cease immediately without penalty or further
payment being required if, in any fiscal year, the Illinois General Assembly or applicable Federal Funding source fails to
appropriate or otherwise make available funds for the work contemplated herein.

All'projects for the construction of fixed works which are financed in whole or in part with funds provided by this Agreement and/or
amendment shall be subject to the Prevailing Wage Act (820 ILCS 130/0.01 et seq.) unless the provisions of that Act exempt its
application

Printed on 10/3/2012 Page 4 of 5 BLR 05310 (01/06/12)
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ADDENDA

Additional information and/or stipulations are hereby attached and identified below as being a part of this Agreement.
Number 1 Location Map

(Insert addendum numbers and titles as applicable)

The LA further agrees, as a condition of payment, that it accepts and will comply with the applicable provisions set forth in this
Agreement and all exhibits indicated above.

APPROVED APPROVED
Local Agency State of Hllinois
Department of Transportation
Name of Official (Print or Type Name) Ann L. Schneider, Secretary of Transportation Date
By:
Title (County Board Chairperson/Mayor/Village President/etc.) (Delegate’s Signature)
(Delegate’s Name - Printed)
(Signature) Date
The above signature certifies the agency’s TIN number is William R. Frey, Interim Director of Highways/Chief Engineer Date
conducting business as a Governmental
Entity.
DUNS Number Ellen J. Schanzie-Haskins, Chief Counsel Date

Matthew R. Hughes, Director of Finance and Administration Date

NOTE: If signature is by an APPOINTED official, a resolution

authorizing said appointed official to execute this agreement is
required.

Printed on 10/3/2012 Page 5 of 5
Committee-of-the-Whole
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STATE OF ILLINOIS )
) SS.

COUNTY OF ROCK ISLAND )

L Willicnn Digyey Ceatev , the undersigned, a Notary Public, in and for said
County and State, afOl‘eSﬂid, DO HEREBY CERTIFY that D(»\ a Bievinbawm R personauy known ;[0 me to
4

be the same person whose name is subscribed to the foregoing instrument, appeared before me this _ 2

day of _({Ctthey” 2012, in person and acknowledged that they signed, and delivered said instrument as
their free and voluntary act, for the uses and purposes therein set forth.

Given under my hand and notorial seal this < 1 day of Ucrober AD 2012,

i . ] ~
: OFFICIAL SEAL P
WILLIAM DIGGER OSTER e N
NOTARY PUBLIC - STATE OFILLINOIS :
MY COMMISSION EXPIRES 000616 § NOTARY PUBLIC”./
(Seal)

“Exempt under provisions of Paragraph E, Section 4, Real Estate Transfer Tax Act.”

Date Grantor, Grantee or Representative
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EXHIBIT A

TIF DESCRIPTION
SOUTHPARK REDEVELOPMENT PROJECT AREA

Part of the southwest quarter and southeast quarter of Section 9, and part of the
northwest quarter and northeast quarter of Section 16, Township 17 North, Range 1
West of the 4th Principal Meridian in the City of Moline, County of Rock Island, State of
lllinois, more particularly described as follows;

Beginning at a point on the north line of Ekhco 5" Addition which is 37 feet more or
less west of the northeast corner of Lot 1 in said Ekhco 5" Addition;

Thence northerly, a distance of 287 feet more or less;

Thence westerly, a distance of 333 feet more or less to the intersection of the south
right of way line of 47th Avenue and the west right of way line of 16th Street;

Thence northerly along said west right of way line, a distance of 1,201 feet more or
less to the north line of Lot 3 in Town & Country Addition;

Thence westerly along said north line and said west right of way line, a distance of 9
feet more or less;

Thence northerly along said west right of way line, a distance of 251 feet more or less;
Thence easterly along said west right of way line, a distance of 3 feet more or less;

Thence northerly along said west right of way line, a distance of 235 feet more or less
to the north line of Lot 1 in Town & Country Addition;

Thence westerly along said north line and said west right of way line, a distance of 5
feet more or less;

Thence northerly along said west right of way line, a distance of 100 feet more or less;
Thence northerly along said west right of way line, a distance of 157 feet more or less;

Thence northwesterly along said west right of way line, a distance of 65 feet more or
less to the south right of way line of John Deere Road;

Thence northerly, a distance of 239 feet more or less to the north right of way line of
John Deere Road;

Thence northeasterly along said north right of way line, a distance of 79 feet more or
less to the west right of way line of 16th Street;

Thence easterly, a distance of 157 feet more or less to the intersection of the north
right of way line of John Deere Road and the east right of way line of 16th Street;
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Thence southeasterly along said north right of way line, a distance of 36 feet more or
less;

Thence easterly along said north right of way line, a distance of 339 feet more or less;
Thence northerly along said north right of way line, a distance of 9 feet more or less;
Thence easterly along said north right of way line, a distance of 364 feet more or less;
Thence northerly along said north right of way line, a distance of 8 feet more or less;
Thence easterly along said north right of way line, a distance of 236 feet more or less;
Thence southerly along said north right of way line, a distance of 8 feet more or less;
Thence easterly along said north right of way line, a distance of 399 feet more or less;
Thence northerly along said north right of way line, a distance of 46 feet more or less;

Thence easterly along said north right of way line, a distance of 639 feet more or less
to the west right of way line of 27th Street;

Thence easterly along said north right of way line, a distance of 93 feet more or less to
the east right of way line of 27th Street;

Thence southeasterly, a distance of 515 feet more or less to the intersection of the
south right of way line of John Deere Road and the east line of South Moline Township
Tax Parcel No. 354-C;

Thence southerly along the east line of South Moline Township Tax Parcel No. 354-C
and South Moline Township Tax Parcel No. 354, a distance of 441 feet more or less to
the south line of South Moline Township Tax Parcel No. 354;

Thence westerly along said south line, a distance of 318 feet more or less to the east
right of way line of 27th Street;

Thence southerly along said east right of way line, a distance of 135 feet more or less;
Thence westerly along said east right of way line, a distance of 17 feet more or less;

Thence southerly along said east right of way line, a distance of 385 feet more or less
to the north right of way line of 46th Avenue;

Thence easterly along said north right of way line, a distance of 300 feet more or less
to the northerly extension of the east line of South Moline Township Tax Parcel No.
360-1;

Thence southerly along said east line and its northerly extension, a distance of 325
feet more or less to the south line of South Moline Township Tax Parcel No. 360-1;
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Thence westerly along said south line, a distance of 300 feet more or less to the east
right of way line of 27th Street;

Thence southerly along said east right of way line, a distance of 801 feet more or less
to the easterly extension of the north line of Ekhco 5th Addition;

Thence westerly along said north line and its easterly extension, a distance of 1,964
feet more or less to the Point of Beginning.

The above described parcel contains 119.227 acres, more or less excluding the
following 3 exceptions.

Exception 1

Lots 1, 2 and 6 of SouthPark Mall Subdivision Second Addition, all of Nellis First
Addition, and part of Lot 4 SouthPark Mall Subdivision First Addition, all located in the
northeast quarter of Section 16, Township 17 North, Range 1 West of the 4™ Principal
Meridian, in the City of Moline, County of Rock Island, State of lllinois, more particularly
described as follows:

Beginning at the at the southwest corner of Nellis First Addition;

Thence northerly along the east right of way line of 16™ Street, a distance of 358 feet
more or less;

Thence northerly along said east right of way line, a distance of 209 feet more or less;

Thence northeasterly along said east right of way line, a distance of 83 feet more or
less to the south right of way line of John Deere Road;

Thence easterly along said south right of way line, a distance of 640 feet more or less;
Thence northerly along said south right of way line, a distance of 5 feet more or less;
Thence easterly along said south right of way line, a distance of 277 feet more or less;
Thence easterly along said south right of way line, a distance of 503 feet;

Thence southerly, a distance of 315 feet more or less to the easterly projection of the
south line of Lots 1 and 2 in SouthPark Mall Subdivision Second Addition;

Thence westerly along said south line and its easterly projection, a distance of 1,259
feet more or less to the southwest corner of said Lot 1;

Thence westerly, a distance of 56 feet more or less to the northeast corner of Nellis
First Addition;

Thence southerly along the east line of Nellis First Addition and the east line of Lot 6 in
in SouthPark Mall Subdivision Second Addition, a distance of 329 feet more or less;
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Thence southwesterly along the east line of said Lot 6, a distance of 32 feet more or
less;

Thence westerly along the south line of said Lot 6, a distance of 46 feet more or less;

Thence westerly along said south line, a distance of 96 feet more or less to the west
line of said Lot 6;

Thence northerly along said west line, a distance of 178 feet more or less to the south
line of Nellis First Addition;

Thence westerly along said south line, a distance of 40 feet more or less to the Point of
Beginning.

Exception 2

Part of Lot 4 in SouthPark Mall Subdivision First Addition, in the northeast quarter of
Section 16, Township 17 North, Range 1 West of the 4" Principal Meridian, in the City
of Moline, County of Rock Island, State of lllinois, more particularly described as
follows:

Commencing at the northwest corner of Lot 5 in SouthPark Mall Subdivision Second
Addition;

Thence northerly, a distance of 250 feet more or less to the Point of Beginning;
Thence northerly, a distance of 210 feet more or less;

Thence easterly, a distance of 155 feet more or less;

Thence southerly, a distance of 210 feet more or less;

Thence westerly, a distance of 153 feet more or less to the Point of Beginning.

Exception 3

All of Lot 5 in SouthPark Mall Subdivision Second Addition in the northeast quarter of
Section 16, Township 17 North, Range 1 West of the 4™ Principal Meridian, in the City
of Moline, County of Rock Island, State of Illinois.
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SECTION |
INTRODUCTION

On February 8, 2011, the Moline City Council passed Resolution 1026-2011 stating the City’s
intent to designate a portion of the City as a tax increment finance (TIF) Redevelopment Pro-
ject Area and to induce development interest within such area (see Attachment A in the Ap-
pendix). The area being considered for designation as a TIF area generally includes the
SouthPark Mall (Mall) and certain bordering properties on the perimeter along 16 Street and
27 Street. The area is referred to herein as the SouthPark Mall Redevelopment Project Area
(the “Area”). The boundaries of the Area are as shown on Exhibit A - Redevelopment Project
Area Boundary contained in the Appendix as Appendix B - Map Exhibits. Refer also to the
Boundary Description contained in the Appendix as Attachment C.

The Area contains approximately 121 acres, including public rights-of-way. There are a total of
seven (7) parcels of real property comprising approximately 90 acres, all but one of which have
improvements thereon (e.g., buildings, parking areas, etc.). In fact, the building improvements
alone (not counting site improvements such as parking areas, access roads, and drive aisles) to-
tal approximately 997,000 square feet of enclosed space). The only vacant parcel of approxi-
mately 2.5 acres is located across from the Mall on 27" street. Therefore, in terms of total
acreage, 97.3% of the Area is improved property. The vacant parcel noted previously was actu-
ally improved until the improvements were demolished in about 2010. Today only a driveway
and small parking area remain at the western edge of the parcel. It is considered vacant land,
as this term is defined by the Illinois Tax Increment Allocation Redevelopment Act (65 ILCS
5/11-74.4-1 et. seq., the “Act”). Much of the built environment in this Area suffers from obso-
lescence, physical deterioration, and excessive vacancy. More than half the buildings in the Ar-
ea are 35 years old or older.

Not all properties have conditions that would qualify them individually under the definitions
contained in the Act. However, the area as a whole meets the eligibility requirements of the
Act. The conditions that qualify both improved and vacant land for tax increment financing

are documented in Section III of this Plan.

The City may consider the use of tax increment financing, as well as other economic develop-
ment resources as available, to facilitate private investment within the Area. It is the intent of
the City to induce the investment of significant private capital in the Area, which will also in-
duce spillover investment in neighboring areas. A housing impact study need not be performed
since there are no residential units within the Area (per Section 11-74.4-3(n)(5) of the Act).

The Act sets forth the requirements and procedures for establishing a Redevelopment Project
Area and a Redevelopment Plan. The following sections of this report present the findings of
eligibility and the Redevelopment Plan and Project for the Area, as well as other findings, evi-

dence and documentation required by the Act.

80959 08/23/2012 - PGV
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SECTION 1I

STATUTORY BASIS FOR TAX INCREMENT FINANCING
AND SUMMARY OF FINDINGS

A. Introduction

Tax increment financing (TIF) is a local funding mechanism created by the "Tax Increment Al-
location Redevelopment Act” (the “Act”). The Act is found at 65 ILCS 5/11-74.4-1 et. seq.

As used, herein, the term Redevelopment Project means any public and private development
project in furtherance of the objectives of a Redevelopment Plan. The term Redevelopment
Project Area means an area designated by the municipality, which is not less in the aggregate
than 1-1/2 acres and in respect to which the municipality has made a finding that there exist
conditions that cause the area to be classified as an industrial park conservation area, a blighted
area or a conservation area, or a combination of both blighted areas and conservation areas.
Redevelopment Plan means the comprehensive program of the municipality for development
or redevelopment intended by the payment of redevelopment project costs to reduce or elimi-
nate those conditions, the existence of which qualified the Redevelopment Project Area as a
“blighted area” or “conservation area” or combination thereof or “industrial park conservation
area,” and thereby to enhance the tax bases of the taxing districts which extend into the Rede-
velopment Project Area.

The concept behind the tax increment law is straightforward and allows a municipality to carry
out redevelopment activities on a local basis. Redevelopment that occurs in a designated Rede-
velopment Project Area results in an increase in the equalized assessed valuation (EAV) of the
property and, thus, generates increased real property tax revenues. This increase or "incre-
ment" can be used to finance "redevelopment project costs" such as land acquisition, site clear-
ance, building rehabilitation, interest subsidy, construction of public infrastructure, and other
redevelopment project costs as permitted by the Act.

The Illinois General Assembly made various findings in adopting the Act; among them were:

1. That there exists in many municipalities within the State blighted, conservation and in-

dustrial park conservation areas; and

2. That the eradication of blighted areas and the treatment and improvement of conserva-

tion areas by redevelopment projects are essential to the public interest and welfare.

These findings were made on the basis that the presence of blight, or conditions that lead to
blight, is detrimental to the safety, health, welfare and morals of the public.

80959 08/23/2012 2. PGV
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To ensure that the exercise of these powers is proper and in the public interest, the Act speci-
fies certain requirements that must be met before a municipality can proceed with implement-
ing a Redevelopment Plan. One of these requirements is that the municipality must demon-
strate that a Redevelopment Project Area qualifies under the provisions of the Act. With the
definitions set forth in the Act, a Redevelopment Project Area may qualify either as a blighted
area, a conservation area, or a combination of both blighted area and conservation area, or an

industrial park conservation area.

B. Summary of Findings

The following findings and evidentiary documentation is made with respect to the proposed

Redevelopment Project Area:

1. The Area as a whole meets the statutory requirements as a conservation area.
Furthermore, the factors necessary to make these findings exist to a meaningful extent

and are distributed throughout the Area.
2. The Area exceeds the statutory minimum size of 1-1/2 acres.
3. The Area contains contiguous parcels of real property.

4. 1If this Plan is adopted and implemented by the City, it is reasonable to say that all
properties included in the Area would benefit substantially from being included in the
Area.

5. The Redevelopment Project Area, as a whole, has not been subject to growth and devel-
opment through investment by private enterprise and would not reasonably be antici-
pated to occur without public assistance. Further evidence of this is presented in Section

IIT and throughout this document.
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SECTION IlI

BASIS FOR ELIGIBILITY OF THE AREA AND FINDINGS

A. Introduction

A Redevelopment Project Area, according to the Act, is that area designated by a municipality
in which the finding is made that there exist conditions that cause the area to be classified as a
blighted area, conservation area, or combination thereof, or an industrial park conservation ar-
ea. The criteria and the individual factors defining each of these categories of eligibility are
defined in the Act.

This Section documents the relevant statutory requirements and how the subject area meets the
eligibility criteria.

B. Statutory Qualifications

The Act defines the factors that must be present in order for an area to qualify for TIF. The
following provides the statutory definitions of the qualifying factors relating to a blighted area
and a conservation area:

1. Eligibility of a Blighted Area

The Act states that a “...“blighted area” means any improved or vacant area within the
boundaries of a redevelopment project area located within the territorial limits of the
municipality where:” [Emphasis with bold text added.]

a. “If improved, industrial, commercial, and residential buildings or improvements are
detrimental to the public safety, health, or welfare because of a combination of five
(5) or more of the following factors, each of which is (i) present, with that presence

documented to a meaningful extent, so that a municipality may reasonably find that
the factor is clearly present within the intent of the Act, and (ii) reasonably distrib-
uted throughout the improved part of the Redevelopment Project Area:” [Emphasis
with bold and underlined text added.]

(1) “Dilapidation. An advanced state of disrepair or neglect of necessary repairs
to the primary structural components of buildings, or improvements in such a
combination that a documented building condition analysis determines that
major repair is required or the defects are so serious and so extensive that the
buildings must be removed.” [Emphasis with underlined text added.]

80959 08/23/2012 4- PGV
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(2)
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“QObsolescence. The condition or process of falling into disuse. Structures
have become ill-suited for the original use. [Emphasis with underlined text
added.]

“Deterioration. With respect to buildings, defects including, but not limited
to, major defects in the secondary building components such as doors, win-
dows, porches, gutters, and downspouts, and fascia. With respect to surface
improvements, that the condition of roadways, alleys, curbs, gutters, side-
walks, off-street parking, and surface storage areas evidence deterioration, in-
cluding, but not limited to, surface cracking, crumbling, potholes, depressions,
loose paving material, and weeds protruding through paved surfaces.” [Em-
phasis with underlined text added.]

“Presence of structures below minimum code standards. All structures that do

not meet the standards of zoning, subdivision, building, fire, and other gov-
ernmental codes applicable to property, but not including housing and proper-
ty maintenance codes.” [Emphasis with underlined text added.]

“Illegal use of individual structures. The use of structures in violation of ap-

plicable federal, State, or local laws, exclusive of those applicable to the pres-
ence of structures below minimum code standards.” [Emphasis with under-
lined text added.]

“Excessive vacancies. The presence of buildings that are unoccupied or under-

utilized and that represent an adverse influence on the area because of the
frequency, extent, or duration of the vacancies.” [Emphasis with underlined
text added.]

“Lack of ventilation, light, or sanitary facilities. The absence of adequate ven-

tilation for light or air circulation in spaces or rooms without windows, or that
require the removal of dust, odor, gas, smoke, or other noxious airborne mate-
rials. Inadequate natural light and ventilation means the absence of skylights
or windows for interior spaces or rooms and improper window sizes and
amounts by room area to window area ratios. Inadequate sanitary facilities
refers to the absence or inadequacy of garbage storage and enclosure, bath-
room facilities, hot water and kitchens, and structural inadequacies preventing
ingress and egress to and from all rooms and units within a building.” [Em-
phasis with underlined text added.]

“Inadequate utilities. Underground and overhead utilities such as storm sew-

ers and storm drainage, sanitary sewers, water lines, and gas, telephone, and
electrical services that are shown to be inadequate. Inadequate utilities are
those that are: (i) of insufficient capacity to serve the uses in the redevelop-
ment project area, (ii) deteriorated, antiquated, obsolete, or in disrepair, or (iii)

5. PCGWV
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lacking within the redevelopment project area.” [Emphasis with underlined
text added.]

“Excessive land coverage and overcrowding of structures and community facil-

ities. The over-intensive use of property and the crowding of buildings and
accessory facilities onto a site. Examples of problem conditions warranting
the designation of an area as one exhibiting excessive land coverage are: (i)
the presence of buildings either improperly situated on parcels or located on
parcels of inadequate size and shape in relation to present-day standards of
development for health and safety, and (ii) the presence of multiple buildings
on a single parcel. For there to be a finding of excessive land coverage, these
parcels must exhibit one or more of the following conditions: insufficient pro-
vision for light and air within or around buildings, increased threat of spread
of fire due to the close proximity of buildings, lack of adequate or proper ac-
cess to a public right-of-way, lack of reasonably required off-street parking, or
inadequate provision for loading and service.” [Emphasis with underlined text
added.]

“Deleterious land use or layout. The existence of incompatible land-use rela-

tionships, buildings occupied by inappropriate mixed-uses, or uses considered
to be noxious, offensive, or unsuitable for the surrounding area.” [Emphasis
with underlined text added.]

“Environmental clean-up. The proposed redevelopment project area has

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

“Lack of community planning. The proposed redevelopment project area was

developed prior to or without the benefit or guidance of a community plan.
This means that the development occurred prior to the adoption by the munic-
ipality of a comprehensive or other community plan, or that the plan was not
followed at the time of the area’s development. This factor must be docu-
mented by evidence of adverse or incompatible land-use relationships, inade-
quate street layout, improper subdivision, parcels of inadequate shape and size
to meet contemporary development standards, or other evidence demonstrat-
ing an absence of effective community planning.” [Emphasis with underlined
text added.]
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(13)

“The total equalized assessed value of the proposed redevelopment project

area has declined for three (3) of the last five (5) calendar years prior to the

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

b. “If vacant, the sound growth of the Redevelopment Project Area is impaired by a

combination of two (2) or more of the following factors, each of which is (i) present,

with that presence documented to a meaningful extent, so that a municipality may

reasonably find that the factor is clearly present within the intent of the Act, and (ii)

reasonably distributed throughout the vacant part of the redevelopment project area
to which it pertains:” [Emphasis with bold text added.]

(1)

80959 08/23/2012

“Obsolete platting of vacant land that results in parcels of limited or narrow
size, or configurations of parcels of irregular size or shape that would be diffi-
cult to develop on a planned basis and in a manner compatible with contem-
porary standards and requirements, or platting that failed to create rights-of-
ways for streets or alleys, or that created inadequate right-of-way widths for
streets, alleys, or other public rights-of-way, or that omitted easements for pub-
lic utilities.”

“Diversity of ownership of parcels of vacant land sufficient in number to re-
tard or impede the ability to assemble the land for development.”

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

“Deterioration of structures or site improvements in neighboring areas adja-
cent to the vacant land.”

“The area has incurred Illinois Environmental Protection Agency or United
States Environmental Protection Agency remediation costs for, or a study
conducted by an independent consultant recognized as having expertise in en-
vironmental remediation has determined a need for, the clean-up of hazardous
waste, hazardous substances, or underground storage tanks required by State
or federal law, provided that the remediation costs constitute a material im-
pediment to the development or redevelopment of the Redevelopment Project
Area.”
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(6)

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

c. If vacant, the sound growth of the redevelopment project area is impaired by one of the

following factors that (i) is present, with that presence documented to a meaningful ex-

tent, so that a municipality may reasonably find that the factor is clearly present within

the intent of the Act, and (ii) is reasonably distributed throughout the vacant part of the

redevelopment project area to which it pertains:

(1)

(2)

3)

80959 08/23/2012

The area consists of one or more unused quarries, mines, or strip mine ponds.
The area consists of unused rail yards, rail tracks, or railroad rights-of-way.

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

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

Prior to the effective date of this amendatory Act of the 91st General Assem-
bly, the area is not less than 50, nor more than 100 acres, and 75% of which is
vacant (notwithstanding that the area has been used for commercial agricul-
tural purposes within five (5) years prior to the designation of the redevelop-
ment project area), and the area meets at least one of the factors itemized in
paragraph (a) of this subsection, the area has been designated as a town or Vil-
lage center by ordinance or comprehensive plan adopted prior to January 1,
1982, and the area has not been developed for that designated purpose.

The area qualified as a blighted improved area immediately prior to becoming
vacant, unless there has been substantial private investment in the immediate-
ly surrounding area.
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2. Eligibility of a Conservation Area

The Act further states that a “... “conservation area” means any improved area within
the boundaries of a redevelopment project area located within the territorial limits of
the municipality in which 50% or more of the structures in the area have an age of 35
years or more. Such an area is not yet a blighted area, but because of a combination of
three (3) or more of the [13 factors applicable to the improved area] is detrimental to
the public safety, health, morals or welfare, and such an area may become a blighted

area.” [Emphasis with bold and underlined text added. Bracketed text replaces “following
factors” from the Act.]

C. Investigation and Analysis of Blighting Factors

In determining whether or not the Area meets the eligibility requirements of the Act, research
and field surveys were conducted by way of:

¢ Contacts with City of Moline officials knowledgeable of Area conditions and history.

*  Onsite field examination of conditions within the Area by experienced staff of PGAV
along with the City’s building inspector. PGAV personnel are trained in techniques and
procedures of documenting conditions of real property, streets, etc. and in determining
eligibility of designated areas for tax increment financing.

¢ Use of definitions contained in the Act.

* Adherence to basic findings of need as established by the Illinois General Assembly in
establishing tax increment financing, which became effective January 10, 1977.

e Examination of Rock Island County real property tax assessment records and mapping
data.

To ensure that the exercise of these powers is proper and in the public interest, the Act speci-
fies certain requirements that must be met before a municipality can proceed with implement-
ing a redevelopment project. One of these is that the municipality must demonstrate that the
Area qualifies. An analysis of the physical conditions and presence of blighting factors relating
to the Area was commissioned by the City. The result and documentation of this effort are

summarized below.

D. Analysis of Conditions in the Area

PGAV staff conducted field investigations to document existing conditions in the Area on April
4, 2012. One of the outcomes of this survey was an inventory of existing land uses in the Area,
which are illustrated on Exhibit B-1 - Existing Land Use contained in the Appendix as At-
tachment B - Map Exhibits.
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The following pages in this section of the Redevelopment Plan provide a summary of the condi-
tions that existed in the Area at the time of a field review of all properties and buildings in the
Area on the date noted above by senior members of the PGAV PLANNERS staff. During this
field visit all properties were reviewed via exterior observation. In the case of the Mall, access
was provided to the PGAV staff to all public areas, support areas, and the roof by Mall person-
nel. Various examples of current conditions were photographed resulting in more than 150
photos being taken with 110 of those being archived. The photos in Attachment D to this Re-
development Plan provide a representative sample of the various conditions observed during
this field review and a representative sample of the 110 archived photos. In making the deter-
mination of eligibility, it is not required that each and every property or building in the Area be
blighted or otherwise qualify. Rather, it is the Area as a whole that must be determined to be
eligible.

1. Findings on Improved Area

a. Summary of Findings on Age of Structures: Age is a prerequisite factor in deter-

mining a Redevelopment Project Area's qualification as a "conservation area". As is
clearly set forth in the Act, 50% or more of the structures in the Redevelopment
Project Area must have an age of 35 years or greater in order to meet this criteria.
As shown on Exhibit B-2, Buildings and Year of Building Construction, contained
in the Appendix as Attachment B - Map Exhibits, the Area contains 13 buildings
of which 7 (54%) are 35 years of age or older. The year the building was construct-
ed was derived from Rock Island County Assessor records and the building count
was derived based on permitting records associated with the Assessor data as fol-

lows:

*  Built according to typical mall construction standards. Each of the five (5) de-
partment stores is a complete building constructed in 1973, or in the case of the
JC Penney store, in 1978, or the Sears store, in 1990. The original mall area
connecting the three (3) original department stores is counted as a single struc-

ture and was also constructed in 1973.

The portions of the mall constructed later (in 1978 connecting the JC Penney store
and in 1990 connecting the Sears store) are counted as separate buildings.

* An additional separate building was added on the north side of the Younker’s
store in 1990.

* Three of the four buildings constructed on bordering parcels were constructed
in 1977 or earlier.

Thus, more than 50% of the buildings exceed 35 years of age and, therefore, the age

threshold is met for qualifying the Area as a conservation area.
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b.

Summary of Findings on Deterioration: Deteriorating conditions were recorded on
all of the 13 buildings in the Area. The field survey of the Area of exterior building
conditions (and exterior and interior conditions in the case of the Mall) found struc-

tures with an array of defects in both interior and exterior building components.
Attachment D in the Appendix provides photos of examples of the conditions
found in the various buildings and properties. These photos were selected from the
archive of 110 photos taken of the Mall, adjacent buildings, and various other prop-
erties and site improvements within the Area to be representative of the conditions.
These examples include secondary structural components, including windows, doors,
gutters, downspouts, masonry and other fascia materials, etc. These deteriorated
building conditions were observed on buildings throughout the Area.

In the case of the Mall, which comprises 9 of the 13 buildings and approximately
974,000 square feet or 97.6% of the total gross building space in the Area, interior
and exterior examples of deterioration are extensive and spread through the Mall
buildings particularly in the buildings that connect the five (5) department stores.
These conditions include:

* Significant deterioration of the roof over the mall space which is equal to about
42% of the total gross roof area of the mall space and the department stores
combined. The Mall owner commissioned a roof evaluation by Davis Harris &
Associates that was completed with a report submitted to the owner in May of
2012. This evaluation divided the roof of the Mall and the department stores
into 31 sectors. It was determined that eight of these sectors comprising approx-
imately 146,000 square feet will need total replacement. This is equal to ap-
proximately 35% of the total gross roof area of the mall space. In addition, the
estimated cost of replacement for these roof areas is $1,550,000.

* The roof deterioration has created water infiltration that has damaged ceilings

and wall areas.

* DParapet wall pre-cast concrete fascia panels are shifting, spalling, and separating
from the building face and, in some cases, are held together with steel straps

and bolts to keep them from falling.

*  Aged roofrmounted air conditioning units are failing. In some cases, these units
have failed and been left in place but have had to be covered with tarps to pre-

vent water from entering the buildings and the duct work.

* Structure settlement has created significant step cracking in exterior and interi-
or walls and in one observed instance is in danger of separating from the wall at

an upper corner.
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* The mall area between the department stores has numerous instances of exten-

sive cracking in the marble flooring.

* The entry canopy fabric on the north mall entrance has holes, is tearing, and

prior repairs are failing.

Deteriorated building conditions are indicative of deferred maintenance and a lack
of investment. The extent to which a structure and the associated site improve-
ments are deteriorated is a measure of the property’s stability and market value for

its current use or potential reuse.

Deteriorated site improvements, which include parking lots, access drives and
bridges, driveways, sidewalks, signs, light poles/fixtures and fences, are also found
on all of the 7 improved parcels in the Area. Instances of note include:

* The vast parking areas surrounding the Mall are nearly all in deteriorated con-
dition with significant pavement cracking, potholes, and fading pavement mark-
ings. A recent (May 2012) pavement report prepared for the Mall owner by
Zimmer Consultants found 59% of the parking area pavement to be in poor to
very poor or failed condition. An example shown in Attachment D indicates an
extensive parking area in the southeast corner of the lot that is barricaded from
the access drive due to its poor condition.

* DParking lot lighting fixtures are also in poor condition. The luminaires have
clouded badly reducing the lighting output, some of them are leaning, and the
light standards are in various stages of corrosion. Lighting fixtures both within
and outside the Mall are old and inefficient. A recent lighting evaluation report
conducted for the Mall owner (in April of 2012) indicates a total of 2,312 interi-
or lighting fixtures and 302 exterior fixtures and recommends complete re-

placement of all fixtures.

* As noted previously, all Area properties demonstrate instances of deteriorated
parking areas, sidewalks, curbing, and driveways. However, again, the sheer size
of the Mall property magnifies these conditions. The examples in Attachment
D show the types of deterioration that are prevalent. In addition, the Mall rep-
resents a unique situation in that all of its access points from surrounding
streets are via bridges over the drainage channels that border the east and west
sides of the property. There are five bridges that provide this access, and four
of the five are failing (one was recently replaced). This is evident by the sinking
pavement at the connecting points, severely deteriorated islands, and damaged
guardrails. Engineering studies conducted for the Mall owner in 2011 have

shown that these bridges need complete replacement.

80959 08/23/2012 S12- PGV

Committee-of-the-Whole
Page 100 of 269



TIF Redevelopment Plan & Project
SouthPark Mall Redevelopment Project Area Moline, lllinois

*  The four bordering buildings that are included in the Area have been vacant for
extended periods of time and, as noted previously, are all showing signs of dete-
rioration that is the result of disuse.

*  The two outparcel uses on the northeast corner of the Mall property where the
building improvements were demolished, but floor pavement and parking

pavement remain, represent “scars on the landscape” and contain debris.

c. Summary of Findings on Obsolescence: An obsolete building or improvement that

have become ill-suited for their original use. Thus, obsolescence is the condition or
process of falling into disuse. In this instance, the initial discussion of this condition
must be in the context of the current state of regional malls in general, and then the
specifics related to SouthPark Mall.

Regional malls throughout the U.S. are suffering from obsolescence that relates to
changes in retailing, consumer shopping patterns, and changing demographics with-
in metropolitan area. In general, most U.S. metro areas have an excess of retail
space compared to their growth rates, establishment of new housing units, and
growth in household income. Prior to the recession that began in 2007; national
and regional retailers were building and opening new stores at a rapid pace. How-
ever, in many instances the new stores were simply shifting the money around, i.e.
the new stores were simply grabbing market share from existing retailers because
population growth was not keeping pace with demand for retail goods. At the same
time, the retailers that were expanding were not seeking mall locations but were
building freestanding stores or locating in strip centers where lease costs and com-
mon area maintenance (CAM) charge are typically lower. At the same time, online
retailing was growing and continues to grow. The impacts of the recession ham-
pered household income particularly in metro areas with high unemployment. Fur-
ther negative impact has been felt wherein some typical mall retailers (such as
Sears, some of the national jewelers, and others) have suffered and are closing
stores, or have disappeared altogether. As mall owners began losing tenants (and
therefore property income) deferred maintenance grew.

This combination of events has meant that within any metro area that in the past
might have had market demand to support retail space for more than one regional
mall, today can support less. The overall result is that, in some metro areas with
more than one regional mall, at least one has become obsolete just by virtue of its
size, without consideration for other factors such as socio-economic changes within
an area. It should be noted that this scenario has been well documented by various
commercial real estate publications including those catering to the shopping center
industry. Even mainstream news and business publications have documented these
trends. As an example, a recent article (March 12, 2012) in Crain’s Chicago Busi-
ness, entitled “Middle of nowhere” discusses this situation in the Chicago metro ar-

ea.
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In the case of SouthPark Mall the scenarios discussed above that point to obsoles-
cence are evident in nearly every respect. First of all, it is clear that the Mall is, in
all likelihood, too big for the market. Data gathered by PGAV from ESRI via a
“Business Analyst” report shows that between 2000 and 2010, population of the en-
tire Metropolitan Statistical Area (IMSA) population grew at an annual rate of only
0.1% or about 1% over the 10-year period. Data published by the Quad City Times
in 2009 showed that of the principal cities in the MSA, Davenport’s growth out-
paced all others by a significant margin. Within the MSA, households grew by
0.36% annually or a total of about 3.6% over the 10-year period, and housing units
grew by 0.53% annually or a 10-year total of about 5.4%. Again Davenport bested
all others on these factors as well. This demographic data helps to explain why the
occupancy of North Park Mall in Davenport remains relatively high. On April 5,
2012, PGAV staff visited SouthPark Mall’s sister facility in Davenport and on all
comparison levels (vacancy, tenant quality, building and site improvement condi-

tions, etc.) this facility appeared reasonably healthy.

Other evidence of obsolescence of any commercial building (but especially a regional
mall) is typically displayed in terms of the vacancy rate and quality of the tenants.
All of the anchor department stores at SouthPark Mall are presently occupied with
the original tenants. However the connecting mall space currently has 20% by unit
count and 13% by square footage of its space completely vacant. A facility of this
type would be considered healthy with a vacancy rate between 5% and 7%. Anoth-
er 25.6% of the connecting mall space by unit count and 16.1% by square footage is
comprised of what are termed “specialty leases”. These are short term leases, usual-
ly at lower rent, and usually involving non-traditional mall tenants, some of which
do not generate sales tax revenues. A number of examples of these types of tenants
are shown in Attachment D. In essence, this is space that can’t be leased to the
types of tenants a shopper would find at a regional mall, or which would attract
shoppers to the location, and thus this space would be vacant if not for the “deal”
that is being made with the tenant. This situation often makes the financial viabil-
ity of the property even more tenuous since existing tenants begin to demand lower
lease rates and reduced CAM charges. Therefore, it becomes harder for the owner
to cover the maintenance cost of the property and deferred maintenance continues
to grow. Also of note is the fact that 4.4% of the existing space in the connecting
mall by unit count and 4.6% by square footage is still occupied but the tenant is on
a month-to-month lease basis with the previous lease having expired. Taken as a
whole, this data demonstrates obsolescence in that 50.7% of the space by unit count
and 33.8% by square footage is “at risk” in one of the categories described above.
Lastly, it should be noted that one of the department store spaces is that occupied
by Sears. This space of almost 106,000 square feet will be subject to the fate of
Sears’ ability to reinvent itself as a retailer. Sears has already closed or has indicat-

ed intention to close more than 100 of its locations and recent published infor-
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mation has indicated larger varying numbers. While the Mall owner has had no
notice of the closure of this store, if this were to occur, a large space of this nature
will be nearly impossible to fill.

In summary, the field review evidence, changing demographics and retailing condi-
tions in the Quad Cities MSA, lack of investment in the Mall property and its ex-
cessive size has caused the Mall to become obsolete. Given these existing factors
and the condition of the property, any scenario that halts the decline of this proper-
ty will be very difficult and expensive to implement.

It should also be noted that the Area contains 4 other buildings that are on the pe-
rimeter of the Mall. The three buildings on the east along 27" street are vacant.
These buildings have now become obsolete as well and their vacancy may, at least in
part, be the result of the decline of the Mall. Each of these buildings, and a vacant
bank building on 16* Street, were clearly designed and positioned on their respec-
tive sites for unique purposes. Their extended vacancy is also indicative of obsoles-

cence.

d. Summary of Findings Regarding Excessive Vacancies: Excessive vacancies were

documented in 7 of the 13 buildings in the Area. The discussion above under Obso-
lescence documents the vacancy conditions. As noted previously, the 4 buildings on
the perimeter of the building are completely vacant and have been so for an extend-
ed period of time. The vacancy of the connecting mall space at the Mall is excessive
by retail development standards and when temporary (“specialty”) leases, expired
leases, and the potential for the closure of Sears are accounted for, there is potential
for vacancy rates to more than double the current rate at any time.

Exhibit C, Building Vacancies contained in the Appendix as Attachment B - Map
Exhibits, shows the buildings that are fully and partially vacant. A walk through
the mall and drive by the perimeter properties in the Area clearly indicate a dis-
tressed situation. In addition to the lost tax revenue this condition represents, va-
cant commercial buildings at highly visible locations and significant, widely-
distributed vacancies with a regional mall create an image of economic distress that

impedes reinvestment and discourages new occupancy.

e. Summary of Findings Regarding Excessive Land Coverage and Overcrowding of

Structures and Community Facilities: Only one of the perimeter properties on 27

Street truly represents a situation wherein the building and associated parking area
covers nearly the entire site with little area devoted to landscaping. This property
represents such a small percentage of the Area as to make this factor insignificant in
terms of this eligibility analysis. However, it should be noted that by modern devel-
opment standards the Mall is virtually a sea of buildings and asphalt with compara-
tively little green space to soften the atmosphere. Modern design of such facilities
would pay much greater attention to these aspects of site design.
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f.

Summary of Findings Regarding Declining or Lagging Rate of Growth of Total

Equalized Assessed Valuation: This factor is applicable to vacant areas as well as
improved areas. The total equalized assessed valuation (EAV) for the Area has not
kept pace with the balance of the City for five (5) of the last five (5) calendar years.
A comparison of EAV for the Area and the balance of the City is shown as Exhibit
D, Comparison of EAV Growth Rates (2006-2011) below.

As clearly demonstrated in Exhibit D, the Area has consistently lagged behind the
City in EAV growth over the last five years by a significant difference in each peri-
od. What had been increases in EAV (albeit small and still behind City increases) in
the Area from 2006 to 2008 changed to a significant decline of 5.7% from 2008 to
2009. This decline accelerated by more than double from 2009-2010 or a decrease
of nearly 13%. This is certainly the mark of an area in decline and more important-

ly suggests an accelerating condition that is common to a struggling commercial

property.

Exhibit D

COMPARISON OF EAV GROWTH RATES (2006 - 2011)
SouthPark Mall Redevelopment Project Area
City of Moline, lllinois

EAV
Area Growth
Balance Rate Less Than
Assessment Year Project Area ' of City ? Balance of City?
2006 $ 22,163,921 | § 756,812,338
2007 $ 22,418,131 | § 822,605,245
Annual Percent Change 1.1% 8.7% YES
2008 $ 22,679,750 | § 846,364,911
Annual Percent Change 1.2% 2.9% YES
2009 $ 21,379,213 | § 860,220,571
Annual Percent Change -5.7% 1.6% YES
2010 $ 18,693,293 | $ 867,856,598
Annual Percent Change -12.6% 0.9% YES
2011 $ 18,693,293 | $ 871,585,173
Annual Percent Change 0.0% 0.4% YES

! Equalized Assessed Valuation (EAV) for the Project Area. Source: Rock Island County &
Milan Township property assessment data.

2 Total EAV for the City less the EAV for the Project Area.
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2. Findings on Vacant Land

There is one vacant parcel of real property which is insignificant in context of the 7 to-
tal parcels within the Area considering the size of the predominant parcels that com-
prise the Mall and the extent of improvements that exist on the all other parcels. This
parcel is located along the eastern edge of the Area at 4553 27+ Street (Parcel NO.
1716200009). Nonetheless, the following narrative summarizes the qualifying factors
present that apply to vacant land, as contained in the definition of “blighted area” in
the Act.

a. Summary of Findings on Blighted Improved Area Immediately Prior to Becoming

Vacant: This property appears to have an evolution of uses that may have begun as
a gas station, was a used car lot, and most recently appears to have been a truck
parking area. Google Earth and Bing Maps ground level photography from No-
vember of 2008 indicates the existence of three dilapidated buildings on the site
along with highly deteriorated site improvements (primarily lighting standards and
paving) with some trash and debris scattered around the site. PGAV field review of
the Area in April of 2012 revealed that the blighted buildings have been removed
and thus the property is now vacant. This parcel is of a very developable configura-
tion and size and yet has had no improvement or investment, nor has there been
significant investment in adjacent parcels. The desirability of this parcel may be
negatively impacted by the decline of the Mall and nearby vacant buildings on 27*
Street.

b. Summary of Findings on Declining or Sub-Par EAV Growth: This factor is applica-

ble to vacant land as well as improved land. The total equalized assessed valuation
(EAV) for the Area has not kept pace with the balance of the City for all five (5) of
the last five (5) calendar years. A comparison of EAV for the Area and the balance
of the City are shown in Exhibit D, Comparison of EAV Growth Rates (2006-
2011) on the previous page.

E. Summary of Eligibility Factors for the Area

The study found that the Area contains conditions that qualify it as a conservation area. The
proportion of buildings that are 35 years old or older is 54%, which exceeds the statutory
threshold of 50% (prerequisite for a “conservation area”). The developed (improved) portion of
the Area contains a relatively high incidence of at least three qualifying factors, which causes
the improved land to qualify as a conservation area. Qualifying factors are present to a mean-
ingful extent and are distributed throughout the Area. This is supported by the preceding dis-
cussions in this Section of the Redevelopment Plan and further supported by photos of the Mall
buildings and properties and the other buildings and properties located in the Area that can be
found in Attachment D in the Appendix.
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The following summarizes the existence of the most predominant blighting/conservation factors

existing within the Area:

e Age - 54% of the buildings are over 35 years of age, thus exceeding the threshold for

being considered a “conservation area.”

* Deterioration - 62% of the buildings and 86% of parcels with site improvements exhibit

signs of deterioration as defined in the Act.

e Obsolescence - The level of vacancy and short term leases at the Mall are evidence of its
obsolescence. The market rejection of significant portions of the connecting mall space
is a recognized real estate measurement of obsolescence. As is the case with many re-
gional malls around the U.S., the metropolitan market became overbuilt with retail de-
velopment. This factor coupled with the changing trends in retailing relative to store
sizes, locations, and the internet have made many properties such as SouthPark Mall to
be too big. The vacant perimeter buildings in the Area represent similar indicators of
obsolescence and an indicator that the struggling Mall will bring other adjoining prop-
erties down as well unless steps are taken to reinvent and reposition the Mall.

* Excessive Vacancies - Over 13% of the building space in the Mall is completely vacant

and another 21% is occupied by second or third tier tenants on temporary (“specialty”)
leases to or by tenants whose leases have expired and are on a month-toomonth basis.
Therefore, a total of 33.8% of the mall space is either entirely vacant or is occupied by
non-traditional mall tenants or under non-traditional lease terms. The space in these lat-
ter two categories is “at risk” of becoming vacant at nearly any time. The 4 perimeter
buildings in the Area are completely vacant.

* Declining EAV - The conditions summarized above help explain, in part, why the

growth in the Area’s equalized assessed valuation has failed to keep pace with balance
of the City for five (5) of the last five (5) years. In fact, the Area has declined in EAV,
from 2006 to 2011, by nearly $3.5 million. This factor applies to both improved and

vacant land.

The study found that the Redevelopment Project Area contains conditions that qualify it as a
conservation area, as this term is defined in the Act, and that these parcels will continue to ex-
hibit blighted conditions or conditions that will likely lead to blight without a program of inter-
vention to induce private and public investment in the Area. These findings were made consid-
ering the numerous qualifying factors that are present to a meaningful extent and distributed
throughout the Area. The qualifying conditions that exist in the Redevelopment Project Area
are detrimental to the Area as a whole and the long-term interests of the taxing districts. The
various projects contemplated in this tax increment program will serve to reduce or eliminate
the deficiencies that qualify the Area under the Act and enhance the tax base of all overlapping

taxing authorities.
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Therefore, it is concluded that public intervention is necessary because of the conditions docu-
mented herein and the lack of private investment in the Area. The City Council should review
this analysis and, if satisfied with the findings contained herein, proceed with the adoption of
these findings in conjunction with the adoption of the Redevelopment Plan and establishment
of the Redevelopment Project Area.
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SECTION IV
REDEVELOPMENT PLAN

A. Introduction

This section presents the Redevelopment Plan and Project for the SouthPark Mall Redevelop-
ment Project Area. Pursuant to the Tax Increment Allocation Redevelopment Act, when the
finding is made that an area qualifies as either a conservation, blighted, combination of conser-
vation and blighted areas, or industrial park conservation area, a Redevelopment Plan must be
prepared. A Redevelopment Plan is defined in the Act as "the comprehensive program of the
municipality for development or redevelopment intended by the payment of redevelopment
project costs to reduce or eliminate those conditions the existence of which qualified the Rede-
velopment Project Area as a ‘blighted area’ or ‘conservation 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".

B. General Land Uses to Apply

The proposed general land uses to apply to the Area is presented on Exhibit E, entitled Gen-
eral Land Use Plan contained in the Appendix as Attachment B - Map Exhibits. The General
Land Use Plan proposes that the Area remain in commercial use. However, the type of com-
mercial uses will vary and will, in all likelihood, be a mix of uses that will include retail, office,
and service uses. At the present time, the Mall owners are developing concepts for rehabilita-
tion of the Mall and the undeveloped land areas under their ownership. While PGAV has not
conducted a market analysis in conjunction with this Redevelopment Plan, it is apparent based
on national trends and the Quad Cities demographic trends discussed previously, that adding
significant levels of retail space to the Area are probably not feasible. In fact, in some instances
elsewhere in the U.S., enclosed regional malls such as this have been converted to open-air facil-
ities in order to reduce the amount of retail space and to “re-invent” the property. Given the
location of the Area, there may be opportunities for additional hotel and office development to
occur. In addition, market conditions may ultimately dictate that certain limited instances of

residential development or business park-type uses may be appropriate.

It should be noted that the commercial land use designation for the Area is in keeping with the
City’s Comprehensive Plan adopted November 13, 2001. The Comprehensive Plan divides the
City into various planning districts. SouthPark Mall is part of the Rock Valley Planning Dis-
trict. The Future Land Use for this part of the City is depicted in map form in Chapter 10 of
the Comprehensive Plan and shows commercial land uses for all properties within the Area.
On page 10-54 of the Comprehensive Plan the Mall and surrounding area is discussed as fol-
lows:
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In general, the intersection of 16" Street and John Deere Road acts as the center of this
District. Unfortunately, development along the street south of this intersection has become
dated, providing a marginal entry into one of the city’s most important retail centers,
SouthPark Mall. Immediate attention needs to be given to the streetscape of this area, as
well as significant upgrades to the parking areas and building facades of adjoining proper-
ties. Likewise, the mall’s back door, 27" Street, needs similar improvements in order to en-
hance the competitiveness and vitality of the mall and surround retail and office develop-

ment.

Certainly, this commentary is reflected by some of the building conditions noted on perimeter
properties in the Eligibility Analysis section of this Redevelopment Plan. Since the Comprehen-
sive Plan was written, some of the structures on the Mall property at the northwest corner of
27 Street have been demolished and several of the structures along east side of 27* Street are
now vacant. This clearly indicates the decline of the Area and further reinforces the concerns
noted in the Comprehensive Plan.

An important goal of a TIF Redevelopment Plan is the promotion of an increasing and stable
tax base, as well as the elimination of the blighting influences that caused an area to qualify in
the first place. Repositioning and/or redevelopment a regional mall of the size of SouthPark is
a major undertaking, both physically and financially. During the course of the Mall owner’s
evaluation of redevelopment alternatives, it will be important to consider other uses that may
make “market sense”. It is the intent of this Redevelopment Plan to make note of the fact that
many potential land use scenarios may ultimately be appropriate for the Area. Some of those
scenarios may involve introduction of residential or business park type uses to the Area, partic-
ularly along the 27* Street corridor. As such “commercial” land use as indicated on Exhibit E,
General Land Use Plan contained in the Appendix at Attachment B - Map Exhibits, should
be taken to include limited instances of these additional uses over the term in which this Rede-
velopment Plan may be in effect. If the evolution of redevelopment and/or rehabilitation of the
Mall and encompassing Area ultimately include these other uses, it may be necessary for the
City to amend the Comprehensive Plan to reflect the changes in market conditions affecting the

Area.

While property owners or developer plans for the Mall and other properties within the Area
are not known at this time, it is assumed that property assembly, selective building demolition
and redevelopment will take place along with building rehabilitation. It is the objective of this
Plan that redevelopment activity is accomplished in a well-planned manner to mitigate potential
land use incompatibilities and make the most efficient use of public resources. Furthermore, all
redevelopment projects shall be subject to the provisions of the City’s ordinances and other ap-

plicable codes as may be in existence and may be amended from time-to-time.
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C. Obijectives

The objectives of the Redevelopment Plan are:

1. Reduce or eliminate those conditions that qualify the Area as eligible for tax increment
financing by carrying out the Redevelopment Plan.

2. DPrevent the recurrence of blighting conditions.

3. Enhance the real estate tax base for the City and all overlapping taxing districts
through the implementation and completion of the activities identified herein.

4. Encourage and assist private investment, redevelopment and rehabilitation within the
Area through the provision of financial assistance for redevelopment and rehabilitation

as permitted by the Act.

5. Improve the overall environment of the Area including public safety and streetscapes as
to encourage new investment, wherever possible, in a manner that is compatible with

surrounding land uses.
6. Provide for safe and efficient traffic circulation within the Area.

7. Complete all public and private actions required in this Redevelopment Plan in an ex-

peditious manner.

D. Program Policies to Accomplish Objectives

The City has determined that it is appropriate to provide limited financial incentives for private
investment within the Area. It has been determined, through redevelopment strategies previ-
ously utilized by the City and communications between the Mall owners and the City, that tax
increment financing constitutes a key component of leveraging private investment within the
Area. The City will incorporate appropriate provisions in any redevelopment agreement be-
tween the City and private investors to assure that redevelopment projects achieve the objec-
tives stated herein and accomplish the various redevelopment projects described below.

E. Redevelopment Projects

To achieve the Plan objectives and the overall project proposed in the Plan, a number of public
and private activities will need to be undertaken, including a combination of private develop-
ments and public investment in infrastructure improvements. Improvements and activities

necessary to implement the Plan may include the following:
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1. Private Redevelopment Activities:

a. Rehabilitation of existing properties. As noted in the City’s Comprehensive Plan, the
Area and the surrounding properties represent a critical economic asset to the City.
Renovation and/or reinvention of the Mall will be the principal component of
redevelopment activities. This activity will serve to underpin and stabilize the
overall economic and physical health of the Area and the Rock Valley Planning
District. Rehabilitation of existing properties may include adaptive reuse of existing
vacant buildings, wherein buildings are renovated to accommodate a use other than
what was originally located in the building.

b. Construction of private buildings as part of redevelopment projects within the Area. In
some cases, redevelopment might require demolition of buildings in the event that
renovation is not feasible or to assemble property for redevelopment.

2. DPublic Redevelopment Activities:

Public improvements and support activities will be used to induce and complement private
investment. These may include, but are not limited to, the following activities:

a. New access to John Deere Road. The Mall owner has indicated that a new and more
direct access to John Deere Road is critical to revitalization strategy for the
property. The owner and the City are working with IDOT to determine if this is
possible and, if so, this Plan specifically calls for TIF support to such a project that
is necessary for and of direct benefit to the redevelopment project, even if the new
access drive goes through property located outside of the redevelopment project area
boundaries.

b. Streetscape improvements. The Comprehensive DPlan calls for streetscape
enhancement along the 16* and 27* Street corridors. Repair and reconstruction of
streets, bridges, replacement and new sidewalks, construction of new curb and
gutters, and addressing other needs relative to existing improvements are proposed

to help induce private investment.

c. Land assembly and site preparation. In order to facilitate redevelopment it may be
necessary for the City to assemble land or to assist in redevelopment by
underwriting the cost of land assembly. Similarly, City participation in demolition
of structures and other steps to prepare sites for development may be required in

order to induce private investment.

d. Marketing of properties and promoting development opportunities. The City will help
to promote the opportunities available for investment in the Area.
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e. Building Renovation Program. As is noted in the documentation of conditions in the
Area, there is considerable need for improvement of the Mall and other existing
buildings in the Area. To that end, the City may financially assist in the private

renovation of buildings.

f.  Other programs of financial assistance, as may be provided by the City. The Act
defines eligible redevelopment project costs that are summarized in Section F. The
City’s involvement with revitalization and redevelopment activities may include all
those authorized by the Act, as needed.

3. Land Assembly, Displacement Certificate & Relocation Assistance:

To achieve the objectives of the Plan, land assembly by the City and eventual conveyance to
private entities may be necessary to attract private development interest. Therefore, prop-
erty located within the Area may be acquired by the City, as necessary, to assemble various
parcels of land to achieve marketable tracts or to implement a specific public or private re-
development project. Since there are no housing units within the Area, no displacement of
inhabited housing units will be involved with this Redevelopment Plan.

F. Estimated Redevelopment Project Costs

The estimated costs associated with the eligible public redevelopment activities are presented in
Exhibit F, on the following page, entitled Estimated Redevelopment Project Costs. This esti-
mate includes reasonable or necessary costs incurred, or estimated to be incurred, in the im-
plementation of this Redevelopment Plan. These estimated costs are subject to refinement as
specific plans and designs are finalized and experience is gained in implementing this Redevel-
opment Plan and do not include financing costs or interest payments that may be incurred in

conjunction with redevelopment projects.

In addition to the proposed TIF funding, the City may seek the assistance of various State of
Illinois Departments (Department of Transportation, Department of Commerce and Economic
Opportunity, etc.), or appropriate agencies of the Federal Government to assist in funding site
preparation, infrastructure, or other required projects or improvements. To the extent addi-
tional funds can be secured from the State of Illinois, or any Federal program or other public or
private sources, the City may use such funding sources in furtherance of the Redevelopment
Plan and Project.
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Exhibit F

ESTIMATED REDEVELOPMENT PROJECT COSTS
SouthPark Mall Redevelopment Project Area
City of Moline, lllinois

Description Estimated Cost
A. Public Works or Improvements $4,500,000
(Improvement of streets, curb and gutters, utilities and other public
improvements)

B. Property Assembly $8,000,000
(Acquisition of land, building demolition and site preparation)

C. Building Rehabilitation $10,000,000

D. Relocation $200,000
E. Taxing District Capital Costs $100,000
F. Job Training $100,000

G. School District Increased Costs $1,000,000

(Pursuant to paragraph (7.5) of subsection (q) of Section 11-74.4-3
of the TIF Act)

H. Interest Costs Incurred by Developers $3,000,000
I. Planning, Legal and Professional Services $800,000
J. General Administration $300,000

K. Financing Costs See Note 3
L. Contingency $1,000,000

Total Estimated Costs $29,000,000
Notes:

1. All costs shown are in 2012 dollars.
2. Adjustments may be made among line items within the budget to reflect program implementation experience.

3. Municipal financing costs such as interest expense, capitalized interest and cost of issuance of obligations are not
quantified herein. These costs are subject to prevailing market conditions and will be considered
part of the total redevelopment project cost if and when such financing costs are incurred.

4. Private redevelopment costs and investment are in addition to the above.

5. The total estimated redevelopment project costs shall not be increased by more than 5% after adjustment for
inflation from the date of the Plan adoption, per subsection 11-74.4.5 (c) of the Act.
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G. Description of Redevelopment Project Costs

Costs that may be incurred by the City in implementing the Redevelopment Plan may include
project costs and expenses as itemized in Exhibit F, subject to the definition of “redevelopment
project cost” as contained in the Act, and any other costs that are eligible under said definition
included in the “Contingency” line item. Itemized below is the statutory listing of “redevelop-
ment project costs” currently permitted by the Act [bold typeface added for emphasis]. Note
that some of the following narrative has been paraphrased (see full definitions in the Act).

1. Costs of studies, surveys, development of plans and specifications, wetland mitiga-
tion plans, implementation and administration of the Redevelopment Plan, including
but not limited to staff and professional service costs for architectural, engineering, le-

gal, environmental, financial, planning or other services, subject to certain limitations:

a. There are limitations on contracts for certain professional services with respect to

term, services, etc.

b. Annual administrative costs shall not include general overhead or administrative
costs of the municipality that would still have been incurred by the municipality if
the municipality had not designated a Redevelopment Project Area or approved a
Redevelopment Plan.

c. Marketing costs are allowable if related to marketing sites within the Redevelop-

ment Project Area to prospective businesses, developers and investors.

2. Property assembly costs, including but not limited to acquisition of land and other
property, real or personal or interest therein, demolition of buildings, site preparation,
site improvements that serve as an engineered barrier addressing ground level or below
ground level environmental contamination, including but not limited to parking lots

and other concrete or asphalt barriers, and the clearing and grading of land.

3. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or pri-
vate buildings, fixtures and leasehold improvements; and the cost of replacing an exist-
ing 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 de-

voted to a different use requiring private investment.

4. 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 con-
struction 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 confer-
ence facilities or vehicle storage, maintenance, or repair for administrative, public safe-
ty, or public works personnel and that is not intended to replace an existing public
building as provided under paragraph (3) of subsection (q) of Section 11-74.4-3 of the
Act unless either
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a. the construction of the new municipal building implements a redevelopment project
that was included in a Redevelopment Plan that was adopted by the municipality
prior to November 1, 1999; or

b. 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.

5. Cost of job training and retraining projects implemented by businesses located within
the Redevelopment Project Area.

6. Financing costs, including but not limited to, all necessary and incidental expenses re-
lated to the issuance of obligations (see definition of “obligations” in the Act), and
which may include payment of interest on any obligations issued thereunder including
interest accruing during the estimated period of construction of any redevelopment pro-
ject for which such obligations are issued and for not exceeding thirty-six (36) months
thereafter, and including reasonable reserves related thereto.

7. To the extent the municipality by written agreement accepts and approves the same, all
or a portion of a taxing district's capital costs resulting from the redevelopment project
necessarily incurred or to be incurred within a taxing district in furtherance of the ob-

jectives of the Redevelopment Plan and project.

a. For Redevelopment Project Areas designated (or Redevelopment Project Areas
amended to add or increase the number of tax-increment-financing assisted housing
units), an elementary, secondary, or unit school district’s increased costs attributable
to assisted housing units located within the Redevelopment Project Area for which
the developer or redeveloper receives financial assistance through and agreement
with the municipality or because the municipality incurs the cost of necessary infra-
structure improvement projects within the boundaries of the assisted housing sites
necessary for the completion of that housing as authorized by the Act, shall be paid
by the municipality from the Special Tax Allocation Fund under certain conditions.
For specific conditions and formulae used to determine payments due to a school
district, see Subsection 11-74.4-3 (q) (7.5) of the Act.

8. Relocation costs to the extent that a municipality determines that relocation costs shall
be paid or it is required to make payment of relocation costs by Federal or State law or
in order to satisfy Subsection 11-74.4-3 (n) (7) of the Act (re: federal Uniform Relocation

Assistance and Real Property Acquisition Policies Act requirements).

9. Payments in lieu of taxes (not common; see definition in Act).
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10. Costs of job training, retraining, advanced vocational education or career education,

including but not limited to courses in occupational, semi-technical or technical fields

leading directly to employment, incurred by one or more taxing districts, provided

that such costs:

are related to the establishment and maintenance of additional job training, ad-
vanced vocational education or career education or career education programs for
persons employed or to be employed by employers located in a Redevelopment Pro-
ject Area; and

when incurred by a taxing district(s) other than the municipality, are set forth in a
written agreement between the municipality and the taxing district or taxing dis-
tricts, which agreement describes the programs to be undertaken, including but not
limited to the number of employees to be trained, a description of the training and
services to be provided, the number and types of positions available or to be availa-
ble, itemized costs of the program and sources of funds to pay for the same, and the
terms of the agreement. Such costs include, specifically, the payment by community
college districts of costs pursuant to Sections 3-37, 3-38, 3-40 and 3-40.1 of the Pub-
lic Community College Act, and by school districts of costs pursuant to Sections 10-
22.20a and 10-23.3a of the School Code.

11. Interest costs incurred by a redeveloper related to the construction, renovation or re-

habilitation of a redevelopment project provided that:

a.

such costs are to be paid directly from the special tax allocation fund established
pursuant to this Act;

such payments in any one year may not exceed 30% of the annual interest costs in-
curred by the redeveloper with regard to the redevelopment project during that

year;

if there are not sufficient funds available in the special tax allocation fund to make
the payment pursuant to this paragraph, then the amounts so due shall accrue and
be payable when sufficient funds are available in the special tax allocation fund;

the total of such interest payments paid pursuant to this Act may not exceed 30% of
the total (i) cost paid or incurred by the redeveloper for the redevelopment project,
plus (ii) redevelopment project costs, excluding any property assembly costs and any

relocation costs incurred by a municipality pursuant to this Act;

the cost limits set forth in subparagraphs (b) and (d) above shall be modified for the
financing of rehabilitation or new housing units for low-income households and very
low-income households, as defined in Section 3 of the Illinois Affordable Housing
Act. The percentage of 75% shall be substituted for 30% in subparagraphs (b) and
(d) above;
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12.

13.

14.

f. Instead of the eligible costs provided by subparagraphs (b) and (d) above, as modi-
fied in this subparagraph, and notwithstanding any other provision of the Act to the
contrary, the municipality may pay from tax increment revenues up to 50% of the
cost of construction of new housing units to be occupied by low-income households
and very low-income households as defined in Section 3 of the Illinois Affordable
Housing Act. For further provisions on financing and eligible costs, see Subsection
11-74.4-3 (q) (11) of the Act.

Unless explicitly stated herein, the cost of construction of new privately owned buildings
shall not be an eligible redevelopment project cost.

None of the redevelopment project costs enumerated above shall be eligible redevelop-
ment project costs if those costs would provide direct financial support to a retail entity
initiating operations in the Redevelopment Project Area, while terminating operations
at another Illinois location within 10 miles of the Redevelopment Project Area but out-
side the boundaries of the Redevelopment Project Area municipality. For purposes of
this paragraph, termination means closing of a retail operation that is directly related to
the opening of the same operation or like retail entity owned or operated by more than
50% of the original ownership in a Redevelopment Project Area; but it does not mean
closing an operation for reasons beyond the control of the retail entity, as documented
by the retail entity, subject to a reasonable finding by the municipality that the current
location contained inadequate space, had become economically obsolete, or was no

longer a viable location for the retailer or serviceman.

No cost shall be a redevelopment project cost in a redevelopment project area if used to
demolish, remove, or substantially modify a historic resource, after August 26, 2008 (the
effective date of Public Act 95-934), unless no prudent and feasible alternative exists.

"Historic resource" for the purpose of this item (14) means

a. place or structure that is included or eligible for inclusion on the National Regis-
ter of Historic Places or

b. contributing structure in a district on the National Register of Historic Places.

This item (14) 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 Gov-
ernment designated as such by the National Park Service of the United States Depart-

ment of the Interior.

80959 08/23/2012 -29- Pw

Committee-of-the-Whole
Page 117 of 269



TIF Redevelopment Plan & Project
SouthPark Mall Redevelopment Project Area Moline, lllinois

SECTION V
OTHER FINDINGS AND REQUIREMENTS

A. Conformance with Comprehensive Plan

Development projects proposed to be undertaken in implementing this Redevelopment Plan
conform to the City of Moline’s Comprehensive Plan adopted November 13, 2001. In addition,

all development in the Area will comply with applicable codes and ordinances.

As noted in Section IV, the Moline Comprehensive Plan contains several guiding principles
with which this Redevelopment Plan is consistent with. It designates commercial uses for this
portion of the Rock Valley Planning District as depicted on the Future Land Use map in Chap-
ter 10 of the Comprehensive Plan. On page 10-54 of the Comprehensive Plan the Mall and

surrounding area is discussed as follows:

In general, the intersection of 16" Street and John Deere Road acts as the center of this
District. Unfortunately, development along the street south of this intersection has become
dated, providing a marginal entry into one of the city’s most important retail centers,
SouthPark Mall. Immediate attention needs to be given to the streetscape of this area, as
well as significant upgrades to the parking areas and building facades of adjoining proper-
ties. Likewise, the mall’s back door, 27* Street, needs similar improvements in order to en-
hance the competitiveness and vitality of the mall and surround retail and office develop-
ment.

Certainly, this commentary supports the findings of this Redevelopment Plan and supports the
goals and objectives and public and private redevelopment activities proposed herein.

B. Area, on the Whole, not Subject to Growth and Development

Upon examination of equalized assessed valuation data for the Area, the Redevelopment Project
Area on the whole has not been subject to growth and investment. The tax base of the Area
has fallen since 2006 by nearly $3.5 million.

There has not been sufficient private investment in the Area that would significantly reduce or
eliminate the blighting conditions that exist and enhance the tax base of the City and other af-
fected taxing districts. This fact is illustrated by the trend in the decline of EAV of property in
the Area.

As discussed Section III of this Redevelopment Plan and shown on Exhibit D in that section,
the year-to-year trends in EAV within the Area are indicative of a potentially serious situation.
Exhibit G, EAV Trends (2006-2011) on the following page provides another picture of the se-

riousness of this trend.
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Exhibit G

EAV TRENDS (2006 - 2011)
SouthPark Mall Redevelopment Project Area

City of Moline, lllinois

EAV

Avg.

Annual

2006 2011 Change Percent Percent
SouthPark Mall RPA ! $22,163,921 | $18,693,293 -$3,470,628 -16% -3.3%
CPI - All Urban Consumers? 201.6 224.939 23.339 12% 2.2%
Balance of City 3 $756,812,338 ($871,585,173 | $114,772,835 15% 2.9%

! Equalized Assessed Valuation (EAV) of the Redevelopment Project Area.
2 Consumer Price Index for All Urban Consumers. Source: U.S. Bureau of Labor Statistics.

? Total City EAV minus Project Area EAV.

Exhibit G shows a slightly different but equally troubling picture of the Area over the 2006-
2011 period. While the Consumer Price Index for this time frame increased by 12% and the
EAV for the balance of the City increase by 15%, the Area declined by 16%.

The information presented above demonstrates that the Area meets and actually exceeds the
threshold requirement for this TIF qualification (the Act only requires that EAV lag for 3 of the
past 5 years). It also presents evidence of an alarming trend that PGAV senior staff have seen
with respect to other regional malls or major retail commercial developments. When timely
action is not taken by a property owner to stem the market rejection of the property, the de-
cline accelerates to the point where a major rehab or “reinvention” of the existing improve-
ments is too late to have a positive effect. This is typically the result of the property owner hav-
ing deferred maintenance and not freshening of the facility for too long a period. At this stage
of decline, the costs to improve the property are significantly greater than can be supported by
lease income. The end result is often complete demolition of the existing improvement and ma-
jor loss of revenues to the municipality and other taxing bodies. There are multiple examples

of this situation across the U.S. at this time.

In the opinion of PGAYV, the current condition and occupancy of the Mall, the recent EAV
trends, and the expected future value and occupancy trends are clear indicators in support of
the “but for” provision of the TIF Act. Unless the City participates in financing what will need
to be major improvements to or reconfiguring the Mall, the property owner will be forced to

make an investment elsewhere and attempt to convert this property to alternate uses.
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C. Would Not be Developed “but for” Tax Increment Financing

The City has found that the Area would not reasonably be developed without the use of tax in-
crement revenues. The City further commits that such incremental revenues will be utilized for
the development and revitalization of the Area as provided in the Act. Underscoring the eco-
nomic need for municipal financial assistance in the form of tax increment financing is the cer-
tainty that there will not be commitments for private development and revitalization without

the City’s commitment to provide such municipal financial assistance.

Furthermore, the eligibility factors documented in this Plan contribute to the “but for” argu-
ment. These conditions discourage private investment, as the potential return on investment in
the Area is too small relative to the risk or simply does not make economic sense. Many of the
commercial buildings require significant investment to rehabilitate them for new or continued
viable locations for businesses. In other cases, improvements to deteriorated or inadequate pub-

lic infrastructure are needed to facilitate land development.

Additionally, discussions between PGAV representatives and City management and planning
staff and the Mall owners have indicated that they will be requesting tax increment financing
assistance to recapture some of the extraordinary expenses associated with renovation and rein-
vention of the Mall.

While a firm plan by the current owner has not been finalized, it is the intent of this Plan to
help overcome the economic disincentives documented herein. Without financial incentives to
overcome these barriers, investment by private enterprise will not take place to the degree nec-
essary to realize significant revitalization and/or redevelopment within the Area.

D. Assessment of Financial Impact

The City finds adoption of this Redevelopment Plan will not place significant additional de-
mands on facilities or services for any local taxing body. Police and fire services and facilities

appear to be adequate for the foreseeable future.

The City and Joint Review Board will monitor the progress of the TIF program and its future
impacts on all local taxing bodies. In the event significant adverse impediments are identified
that increase demands for facilities or services in the future, the City will consider utilizing tax
increment proceeds or other appropriate actions, to the extent possible, to assist in addressing

the needs.
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E. Estimated Date for Completion of the Redevelopment Projects

The estimated date for completion of the Redevelopment Project or retirement of obligations
issued shall not be later than December 31+ of the year in which the payment to the City
Treasurer, as provided in subsection (b) of Section 11-74.4-8 of the Act, is to be made with re-
spect to ad valorem taxes levied in the 23rd calendar year after the year in which the ordinance

approving the Area is adopted.

F. Most Recent Equalized Assessed Valuation

The most recent total EAV for the Area has been estimated by the City to be $17,234,192.
Parcel Identification Numbers and EAV History, located in the Appendix as Attachment E,
contains a listing of the parcel identification number, property owner, and the 2011 EAV for
each parcel. This is accompanied by a map showing the location of the parcel within the Rede-
velopment Project Area. The County Clerk of Rock Island County will verify the base EAV for
each parcel after adoption of the City ordinances approving the Redevelopment Plan and estab-
lishing the Area.

G. Redevelopment Valuation

Contingent on the adoption of this Plan and commitment by the City to the redevelopment
program described herein, the City anticipates that the private redevelopment investment in the
Area will increase the EAV of the Area by $16 to $17 million (2012 dollars) upon completion of
the redevelopment projects, including redevelopment of perimeter parcels, infill development
along 16* Street, and redevelopment of portions of the expansive parking areas on the Mall
parcel.

H. Source of Funds

The primary source of funds to pay for redevelopment project costs associated with implement-
ing this Plan shall be funds collected pursuant to tax increment financing to be adopted by the
City. Under such financing, tax increment revenue resulting from an increase in the EAV of
property in the Area shall be allocated to a special fund each year (the "Special Tax Allocation
Fund"). The assets of the Special Tax Allocation Fund shall be used to pay redevelopment pro-
ject costs and retire any obligations incurred to finance redevelopment project costs.

In order to expedite implementation of this Redevelopment Plan and construction of the public
improvements, the City, pursuant to the authority granted to it under the Act, may issue bonds
or other obligations to pay for the eligible redevelopment project costs. These obligations may
be secured by future revenues to be collected and allocated to the Special Tax Allocation Fund.
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If available, revenues from other economic development funding sources, public or private, may
be utilized. These may include State and Federal programs, local retail sales tax, applicable
revenues from any adjoining tax increment financing areas, and land disposition proceeds from
the sale of land in the Area, as well as other revenues. The final decision concerning redistribu-

tion of yearly tax increment revenues may be made a part of a bond ordinance.

I. Nature and Term of Obligations

Without excluding other methods of City or private financing, the principal source of funding
will be those deposits made into the Special Tax Allocation Fund of monies received from the
taxes on the increased EAV (above the initial EAV) of real property in the Area. These monies
may be used to reimburse private or public entities for the redevelopment project costs incurred
or to amortize obligations issued pursuant to the Act for a term not to exceed 20 years bearing
an annual interest rate as permitted by law. Revenues received in excess of 100% of funds nec-
essary for the payment of principal and interest on the bonds and not needed for any other re-
development project costs or early bond retirements shall be declared as surplus and become
available for distribution to the taxing bodies to the extent that this distribution of surplus does
not impair the financial viability of the any projects. One or more bond issues may be sold at
any time in order to implement this Redevelopment Plan.

J. Fair Employment Practices and Affirmative Action

The City will insure that all private and public redevelopment activities are constructed in ac-
cordance with fair employment practices and affirmative action by any and all recipients of TIF

assistance.

K. Reviewing and Amending the TIF Plan

This Redevelopment Plan may be amended in accordance with the provisions of the Act. Also,

the City shall adhere to all reporting requirements and other statutory provisions.

80959 08/23/2012 -34- PGV

Committee-of-the-Whole
Page 122 of 269



TIF Redevelopment Plan & Project
SouthPark Mall Redevelopment Project Area Moline, lllinois

APPENDIX
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Moline City Council Resolution No. 1026-2011
SouthPark Mall Redevelopment Project Area
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Council Bill/Resolution No. 1026-2011
Sponsor:

A RESOLUTION

PROVIDING for a feasibility study on the designation of a portion of the City of Moline
as a redevelopment project area (SouthPark Mall) and to induce
development interest within such area; and

AUTHORIZING expenditures in the course of planning and redevelopment, prior to a
redevelopment project area being established, that may be reimbursable
from TIF proceeds.

WHEREAS, the City of Moline (the “City”) is authorized under the provisions of the Tax
Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1, et seq. as amended (“the TIF
Act”), to finance redevelopment project costs in connection with redevelopment project areas
established in accordance with the conditions and requirements set forth in the Act; and

WHEREAS, pursuant to the Act, to implement tax increment financing (TIF), it is
necessary for the City to adopt a redevelopment plan and redevelopment project, designate a
redevelopment project area on the basis of finding that the area qualifies pursuant to statutory
requirements, and make a finding that the redevelopment project area on the whole has not been
subjected to growth and development through private enterprise and would not reasonably be
anticipated to be developed without the adoption of a redevelopment plan, which plan contains a
commitment to use public funds; and

WHEREAS, the City desires to undertake a feasibility study to determine whether
findings may be made with respect to an area of the City, generally described herein, which may
be designated as a redevelopment project area, to qualify the area as a blighted area or a
conservation area or a combination thereof as defined in the Act, and other research necessary 1o
document the lack of growth and development through private enterprise; and

WHEREAS, the boundaries of the redevelopment project area being considered are
delineated on Exhibit A attached hereto, provided that the actual redevelopment project area to
be established may contain more or less land than that shown on Exhibit A; and

WHEREAS, the City will be expending certain funds to determine eligibility of the
proposed redevelopment project area and to prepare the required redevelopment plan if the City
decides to implement tax increment financing for all or a portion of the proposed TIF area; and

WHEREAS, the City may expend other funds in furtherance of the objectives of the
anticipated redevelopment plan; and

WHEREAS, it is the intent of the City to recover these expenditures from the first
proceeds of the TIF program, if established; and
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Council Bill/Resolution No. 1026-2011
Page 2 of 3

WHEREAS, the City wishes to encourage developers to pursue plans for the
redevelopment of the area and make such expenditures as are reasonably necessary in that regard
with confidence that said expenditures may be allowable redevelopment project costs under the
plan once adopted and subject to a redevelopment agreement between the City and the
developers/property owners; and

WHEREAS, the purpose of the proposed redevelopment plan and project is to generate
private investment in the targeted area, thereby eliminating or reducing blighted conditions or
conditions that may lead to blight and provides for the long-term sound growth of the
community; and

WHEREAS, tax increment allocation financing utilizes the increase in real estate taxes
(“tax increment”) resulting from the increase in value of properties located in a redevelopment
project area to pay for certain redevelopment projects costs as provided for in the Act; and

WHEREAS, of the purposes of the proposed redevelopment plan or proposed
redevelopment project area, none are reasonably expected to result in the displacement of
residents from ten (10) or more inhabited residential units within the arca; therefore, the
feasibility study is not required to include the preparation of any housing impact study as
described in Section 11-74.4-4.1 (b) of the Act.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
MOLINE, ILLINOIS, as follows:

That the City Council has examined the proposed area and circumstances and at this time
finds that it is reasonable to believe that a tax increment financing plan can be adopted for said
area and expenditures of development costs in furtherance of the plan, and potential development
should be allowable project costs under the plan, provided that this resolution is not a guarantee
that any such plan will be adopted, but rather an expression of the sense of the City at this time.

BE IT FURTHER RESOLVED that the person to contact for additional information
about the proposed redevelopment project area and who should receive all comments and
suggestions regarding the redevelopment of the area shall be:

Ray Forsythe

Planning & Development Director
City of Moline

619 16th St.

Moline, IL 61265

Telephone (309) 524-2032
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ATTACHMENT B

Map Exhibits
SouthPark Mall Redevelopment Project Area
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ATTACHMENT C

Boundary Description
SouthPark Mall Redevelopment Project Area
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ATTACHMENT D - EXISTING CONDITIONS PHOTOS

TIF Redevelopment Plan & Project
SOUTH PARK MALL REDEVELOPMENT PROJECT AREA MOLINE, ILLINOIS

On the following pages, a series of photos taken on April 4, 2012 represent the interior and
exterior conditions of Moline’s SouthPark Mall and certain adjacent properties. These photos are

grouped according to various categories that will be described accordingly.

Overview

As is typical of an aging mall that has had deferred maintenance, no significant updating to its
appearance virtually since its construction, and prior ownership that did not-aggressively address
these factors and recruited tenants, SouthPark Mall now represents a series of conditions that must
be corrected if the Mall is to regenerate and attract new, high quality tenants and shoppers. As
described in the Eligibility Analysis section of this document which precedes the Redevelopment
Plan and Project discussion, there are a variety of factors present throughout the SouthPark Mall
property that represent “blighted area” conditions as defined in the TIF Act. These photos are
intended to depict those conditions.

Obsolescence

The age of the mall and its dated appearance are contributing factors to a number of other
conditions that will be demonstrated by photos for other categories described in ensuing pages of
this Appendix. However, one of the best indicators of the obsolescence of a regional mall is
demonstrated by its inability to attract tenants that represent national and US regional retailers.
The photos below depict the wide array of non-retail or second and third tier retail tenants that
now occupy significant space at SouthPark

Mall. Some of these tenants are on

“temporary” leases that indicate the owner,

while filling tenant spaces, would lease the

space to better tenants if they could.

Above: A local massage therapist operating from a
recently vacated space.
At left: A construction company displaying its

work. Note that this space is not even manned.

80959 + 05/04/2012 D-1 PGV
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ATTACHMENT D - EXISTING CONDITIONS PHOTOS

TIF Redevelopment Plan & Project
SOUTH PARK MALL REDEVELOPMENT PROJECT AREA MOLINE, ILLINOIS

Obsolescence (cont’'d)

Above Left: A “dollar” store of local origin.

Above Right: A store selling used & refurbished

electronics.

Lower Left: A local car dealer using a very large

vacated space to display new vehicles.

Deterioration

Deterioration of property improvements of virtually every type abounds at SouthPark Mall. The
photos below depict evidence of deteriorated roofing (which has caused interior water damage to
ceilings and walls), aged air conditioning and ventilation units, parking lots and parking lot lighting

fixtures, sidewalks, parapet walls, access bridges from adjoining roadways, and interior flooring.

Examples of extensive areas of roof deterioration

80959 + 05/04/2012 D-2 PGWV
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ATTACHMENT D - EXISTING CONDITIONS PHOTOS

TIF Redevelopment Plan & Project
SOUTH PARK MALL REDEVELOPMENT PROJECT AREA MOLINE, ILLINOIS

Deterioration (cont’d)

Additional examples of extensive areas of roof deterioration

The two photos above and the one to the left show a
grouping of photos illustrating the various roof
sections along adjoining building walls. A
combination of typical building settlement and
aging and deteriorated roofing materials is creating
separation along these meeting points. This is

creating water damage to interior ceilings and walls.

Time, wind, rain and storm water, and typical settlement has created numerous issues relating to

the various parapet walls and parapet facing materials along the exterior edges. The next series of
photos show examples of this type of deterioration.

80959 « 05/04/2012 D-3 PCWV
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ATTACHMENT D - EXISTING CONDITIONS PHOTOS

TIF Redevelopment Plan & Project
SOUTH PARK MALL REDEVELOPMENT PROJECT AREA MOLINE, ILLINOIS

Damaged facing material with

temporary plywood replacement

Deteriorating concrete parapet facing panels exist along a significant length of the Mall facade. Note how the
panels are joined by steel straps bolted at various locations. Areas have been patched at various locations but, in
some instances, are continuing to deteriorate at the patch locations. In other instances as shown below, the panels

are separating and moving away from the main structure.

The next series of photos depicts elements of deterioration in the parking lots, access bridges, and
sidewalks.
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ATTACHMENT D - EXISTING CONDITIONS PHOTOS

TIF Redevelopment Plan & Project

SOUTH PARK MALL REDEVELOPMENT PROJECT AREA MOLINE, ILLINOIS

Deterioration (cont’d)

Vast portions of the parking areas around the Mall are in need of repair and resurface. The photo on the right

depicts an area that has been blocked from access from the ring road around the mall due to the condition of the lot

Drive aisles, curbing, and many sidewalks areas are crumbling.

Four of the 5 access bridges are in severely deteriorated

condition and need complete replacement.

Other examples of deterioration are depicted in the next series of photos. These include canopy

awnings at entrances, cloudy luminaires on parking lot lighting fixtures, and rusting fixture poles.
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ATTACHMENT D - EXISTING CONDITIONS PHOTOS

TIF Redevelopment Plan & Project
SOUTH PARK MALL REDEVELOPMENT PROJECT AREA MOLINE, ILLINOIS

Deterioration (cont’d)

These cloudy luminaires make the lighting

This long canopy at one of the
inefficient and unattractive. In some cases, the

entrances has a number of holes, has
luminaire heads are leaning as in this example.

been patched in several places, and
The pole at the right is virtually covered in rust

has other damaged and discolored
and does not appear to have been intended to

areas.
be the type that would normally do this (corten

steel).

As noted previously, interior deterioration includes significant cracking in some of the flooring
surfaces, water damage to ceiling areas and to wall areas due to roof leaking, and structural
cracking, some such as the example below at bearing locations.
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ATTACHMENT D - EXISTING CONDITIONS PHOTOS

TIF Redevelopment Plan & Project

SOUTH PARK MALL REDEVELOPMENT PROJECT AREA MOLINE, ILLINOIS
Excessive Vacancies

In many metro areas with multiple regional malls, such as the Quad Cities, a combination of
shifting demographic and housing development trends, retail tenant trends away from regional
mall locations, along with an overbuilt retail environment has negatively impacted the viability of
regional malls. This usually means that malls in the “right” location within the metro area will do
well and those in other locations will suffer a high percentage of vacancy. SouthPark Mall appears
to be a victim of these circumstances. The population of the Quad Cities Metropolitan Statistical
Area (MSA) only increased by 0.1% between 2000 and 2010 and the greatest increase occurred in
the Davenport sector of the MSA. In essence, SouthPark Mall is now too large for the market
population it must rely on to attract quality tenants, which has been a significant contributor to its
obsolescence high vacancy rates. As noted above, this also has meant that to minimize vacancy,
“temporary leases” have been extended to non-traditional tenants that do not attract other quality
tenants or have synergy with the existing anchor and other major tenants. The photos which
follow are among the many examples of the extensive vacancies that exist at SouthPark Mall.

These are just four examples of tenant spaces both large and small that are vacant throughout the mall

80959 ¢ 05/04/2012 D-7 m
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ATTACHMENT D - EXISTING CONDITIONS PHOTOS

TIF Redevelopment Plan & Project

SOUTH PARK MALL REDEVELOPMENT PROJECT AREA MOLINE, ILLINOIS

Excessive Vacancies (cont’d)

This is another example of two large spaces A kiosk in a good location outside the entry to an

occupied by a martial arts school and studio. anchor store is vacant (one of two).

These are examples of entire connecting corridors to anchor stores that are nearly vacant. Where space is occupied,

it’s by “temporary” or second tier tenants.

Food court spaces are vacant as well

80959 ¢ 05/04/2012 D-8 m
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Property Owner and 2011 EAV

Committee-of-the-Whole
Page 145 of 269



Attachment E - Continued

Parcel Identification Numbers, Property Owner & 2011 EAV

SouthPark Mall Redevelopment Project Area

City of Moline, lllinois

Parcel ID No. County ID No.

(PIN)1 (2011) Owner Owner Address Owner City ZIP Code 2011 EAV
1716200009 07360-1 JJZ DEVELOPMENT 1505 46TH AVE MOLINE IL 61265 $ 30,199
1716200001 07354-C DENGLER RONALD/MARY LOU 4589 PEPPERWOOD LN BETTENDORF IA 52722 S 180,481
1716200002 07354 GEN LEASEWAYS/G EHLERS 450 W 76TH ST DAVENPORT IA 52806 S 117,483
1716200005 07354-A-1 GUMBIN NEAL M PO BOX 110 TUCSON AZ 85702( S 226,094
1716107002 0714988 DSS NEIL PROPERTIES LLC 4501 N BEACH ST FORT WORTH TX 76137 S 1,983,796
1716107006 0714989 (part) > |SDG MACERICH PROP/TAXDEPT PO BOX 6120 INDIANAPOLIS IN 46206| $ 14,609,976
1716100020 07347-4 VON MAUR INVESTMENT 6565 N BRADY ST DAVENPORT IA 52806| $ 1,545,264

TOTAL| $ 18,693,293

' See map for location within Redevelopment Project Area

2Excludes improvement values associated with buildings not located within the Project Area, but included in the Assessor's records for Parcel 0714989.
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EXHIBIT A

TIF DESCRIPTION
SOUTHPARK REDEVELOPMENT PROJECT AREA

Part of the southwest quarter and southeast quarter of Section 9, and part of the
northwest quarter and northeast quarter of Section 16, Township 17 North, Range 1
West of the 4th Principal Meridian in the City of Moline, County of Rock Island, State of
lllinois, more particularly described as follows;

Beginning at a point on the north line of Ekhco 5" Addition which is 37 feet more or
less west of the northeast corner of Lot 1 in said Ekhco 5" Addition;

Thence northerly, a distance of 287 feet more or less;

Thence westerly, a distance of 333 feet more or less to the intersection of the south
right of way line of 47th Avenue and the west right of way line of 16th Street;

Thence northerly along said west right of way line, a distance of 1,201 feet more or
less to the north line of Lot 3 in Town & Country Addition;

Thence westerly along said north line and said west right of way line, a distance of 9
feet more or less;

Thence northerly along said west right of way line, a distance of 251 feet more or less;
Thence easterly along said west right of way line, a distance of 3 feet more or less;

Thence northerly along said west right of way line, a distance of 235 feet more or less
to the north line of Lot 1 in Town & Country Addition;

Thence westerly along said north line and said west right of way line, a distance of 5
feet more or less;

Thence northerly along said west right of way line, a distance of 100 feet more or less;
Thence northerly along said west right of way line, a distance of 157 feet more or less;

Thence northwesterly along said west right of way line, a distance of 65 feet more or
less to the south right of way line of John Deere Road;

Thence northerly, a distance of 239 feet more or less to the north right of way line of
John Deere Road;

Thence northeasterly along said north right of way line, a distance of 79 feet more or
less to the west right of way line of 16th Street;

Thence easterly, a distance of 157 feet more or less to the intersection of the north
right of way line of John Deere Road and the east right of way line of 16th Street;
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Thence southeasterly along said north right of way line, a distance of 36 feet more or
less;

Thence easterly along said north right of way line, a distance of 339 feet more or less;
Thence northerly along said north right of way line, a distance of 9 feet more or less;
Thence easterly along said north right of way line, a distance of 364 feet more or less;
Thence northerly along said north right of way line, a distance of 8 feet more or less;
Thence easterly along said north right of way line, a distance of 236 feet more or less;
Thence southerly along said north right of way line, a distance of 8 feet more or less;
Thence easterly along said north right of way line, a distance of 399 feet more or less;
Thence northerly along said north right of way line, a distance of 46 feet more or less;

Thence easterly along said north right of way line, a distance of 639 feet more or less
to the west right of way line of 27th Street;

Thence easterly along said north right of way line, a distance of 93 feet more or less to
the east right of way line of 27th Street;

Thence southeasterly, a distance of 515 feet more or less to the intersection of the
south right of way line of John Deere Road and the east line of South Moline Township
Tax Parcel No. 354-C;

Thence southerly along the east line of South Moline Township Tax Parcel No. 354-C
and South Moline Township Tax Parcel No. 354, a distance of 441 feet more or less to
the south line of South Moline Township Tax Parcel No. 354;

Thence westerly along said south line, a distance of 318 feet more or less to the east
right of way line of 27th Street;

Thence southerly along said east right of way line, a distance of 135 feet more or less;
Thence westerly along said east right of way line, a distance of 17 feet more or less;

Thence southerly along said east right of way line, a distance of 385 feet more or less
to the north right of way line of 46th Avenue;

Thence easterly along said north right of way line, a distance of 300 feet more or less
to the northerly extension of the east line of South Moline Township Tax Parcel No.
360-1;

Thence southerly along said east line and its northerly extension, a distance of 325
feet more or less to the south line of South Moline Township Tax Parcel No. 360-1;
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Thence westerly along said south line, a distance of 300 feet more or less to the east
right of way line of 27th Street;

Thence southerly along said east right of way line, a distance of 801 feet more or less
to the easterly extension of the north line of Ekhco 5th Addition;

Thence westerly along said north line and its easterly extension, a distance of 1,964
feet more or less to the Point of Beginning.

The above described parcel contains 119.227 acres, more or less excluding the
following 3 exceptions.

Exception 1

Lots 1, 2 and 6 of SouthPark Mall Subdivision Second Addition, all of Nellis First
Addition, and part of Lot 4 SouthPark Mall Subdivision First Addition, all located in the
northeast quarter of Section 16, Township 17 North, Range 1 West of the 4™ Principal
Meridian, in the City of Moline, County of Rock Island, State of lllinois, more particularly
described as follows:

Beginning at the at the southwest corner of Nellis First Addition;

Thence northerly along the east right of way line of 16™ Street, a distance of 358 feet
more or less;

Thence northerly along said east right of way line, a distance of 209 feet more or less;

Thence northeasterly along said east right of way line, a distance of 83 feet more or
less to the south right of way line of John Deere Road;

Thence easterly along said south right of way line, a distance of 640 feet more or less;
Thence northerly along said south right of way line, a distance of 5 feet more or less;
Thence easterly along said south right of way line, a distance of 277 feet more or less;
Thence easterly along said south right of way line, a distance of 503 feet;

Thence southerly, a distance of 315 feet more or less to the easterly projection of the
south line of Lots 1 and 2 in SouthPark Mall Subdivision Second Addition;

Thence westerly along said south line and its easterly projection, a distance of 1,259
feet more or less to the southwest corner of said Lot 1;

Thence westerly, a distance of 56 feet more or less to the northeast corner of Nellis
First Addition;

Thence southerly along the east line of Nellis First Addition and the east line of Lot 6 in
in SouthPark Mall Subdivision Second Addition, a distance of 329 feet more or less;
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Thence southwesterly along the east line of said Lot 6, a distance of 32 feet more or
less;

Thence westerly along the south line of said Lot 6, a distance of 46 feet more or less;

Thence westerly along said south line, a distance of 96 feet more or less to the west
line of said Lot 6;

Thence northerly along said west line, a distance of 178 feet more or less to the south
line of Nellis First Addition;

Thence westerly along said south line, a distance of 40 feet more or less to the Point of
Beginning.

Exception 2

Part of Lot 4 in SouthPark Mall Subdivision First Addition, in the northeast quarter of
Section 16, Township 17 North, Range 1 West of the 4" Principal Meridian, in the City
of Moline, County of Rock Island, State of lllinois, more particularly described as
follows:

Commencing at the northwest corner of Lot 5 in SouthPark Mall Subdivision Second
Addition;

Thence northerly, a distance of 250 feet more or less to the Point of Beginning;
Thence northerly, a distance of 210 feet more or less;

Thence easterly, a distance of 155 feet more or less;

Thence southerly, a distance of 210 feet more or less;

Thence westerly, a distance of 153 feet more or less to the Point of Beginning.

Exception 3

All of Lot 5 in SouthPark Mall Subdivision Second Addition in the northeast quarter of
Section 16, Township 17 North, Range 1 West of the 4™ Principal Meridian, in the City
of Moline, County of Rock Island, State of Illinois.
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EXHIBIT A

TIF DESCRIPTION
ROUTE 6/ 150 REDEVELOPMENT PROJECT AREA

Part of the northwest quarter and northeast quarter of Section 22, Township 17 North,
Range 1 West of the 4th Principal Meridian in the City of Moline, County of Rock
Island, State of lllinois, more particularly described as follows;

Commencing at the southeast corner of the northwest quarter of said Section 22;

Thence north along the east line of the northwest quarter of said Section 22, 690 feet
more or less to the Point of Beginning;

Thence westerly, a distance of 633 feet more or less to the easterly line of Coal Valley
Township Tax Parcel No. 11-2;

Thence southwesterly along said easterly line, a distance of 337 feet more or less to
the south line of Coal Valley Township Tax Parcel No. 11-2;

Thence westerly along said south line and its westerly projection, a distance of 751
feet more or less to the west right of way line of U.S. Route 150;

Thence northerly along said west right of way line, a distance of 322 feet more or less;

Thence northwesterly along said west right of way line, a distance of 301 feet more or
less to the south right of way line of U.S. Route 6;

Thence westerly along said south right of way line, a distance of 359 feet more or less
to the southerly projection of the west line of Coal Valley Township Tax Parcel No. 12-
5, (also known as 36th Street);

Thence northerly along said west right of way line and its southerly projection, a
distance of 941 feet more or less to the north line of Coal Valley Township Tax Parcel
No. 12-4;

Thence westerly along said north line and the north line of Coal Valley Township Tax
Parcel No. 12-1, a distance of 501 feet more or less to the east line of Coal Valley
Township Tax Parcel No. 12;

Thence northerly along said east line, a distance of 466 feet more or less to the
southerly right of way line of Interstate Route 280 & 74;

Thence southeasterly along said southerly right of way line, a distance of 329 feet
more or less;

Thence southeasterly along said southerly right of way line, a distance of 662 feet
more or less to the east line of Coal Valley Township Tax Parcel No. 12-2;

Thence southerly along said east line, a distance of 758 feet more or less to the
northerly right of way line of U.S. Route 6;
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Thence easterly along said northerly right of way line, a distance of 215 feet more or
less;

Thence northeasterly along said northerly right of way line, a distance of 611 feet more
or less;

Thence easterly along said northerly right of way line, a distance of 550 feet more or
less;

Thence southerly along said northerly right of way line, a distance of 103 feet more or
less;

Thence easterly along said northerly right of way line, a distance of 353 feet more or
less to the northerly projection of the west line of Coal Valley Township Tax Parcel No.
15-1;

Thence southerly along said west line and its northerly projection, a distance of 456
feet more or less;

Thence westerly, a distance of 230 feet more or less to the Point of Beginning.

The above described parcel contains 41.916 acres, more or less.
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SECTION |
INTRODUCTION

On February 8, 2011, the Moline City Council passed Resolution 1032-2011 stating the City’s
intent to designate a portion of the City as a tax increment finance (TIF) Redevelopment Pro-
ject Area and to induce development interest within such area (see Attachment A in the Ap-
pendix). The area being considered for designation as a TIF area generally includes parcels of
property located both north and southeast of the intersection of U.S. Route 6 and U.S. Route
150, including the mostly vacant Horace Mann Elementary School. The area is referred to here-
in as the Route 6/150 Redevelopment Project Area (the “Area”). The boundaries of the Area
are as shown on Exhibit A - Redevelopment Project Area Boundary. Refer also to the Bound-
ary Description contained in the Appendix as Attachment B.

The Area contains approximately 42 acres, including public rights-of-way (27.5 acres net of
rights-of-way). Three of the four vacant parcels contain fill material consisting of busted up
concrete and earth material from road construction sites. The conditions that qualify both im-

proved and vacant land for tax increment financing are documented in Section III of this Plan.

The City may consider the use of tax increment financing, as well as other economic develop-
ment resources as available, to facilitate private investment within the Area. It is the intent of
the City to induce the investment of significant private capital in the Area, which will also in-
duce spillover investment in neighboring areas. A housing impact study need not be performed
since there are no residential units within the Area (per Section 11-74.4-3(n) (5) of the Illinois
Tax Increment Allocation Redevelopment Act).

The Act sets forth the requirements and procedures for establishing a Redevelopment Project
Area and a Redevelopment Plan. The following sections of this report present the findings of
eligibility and the Redevelopment Plan and Project for the Area, as well as other findings, evi-
dence, and documentation required by the Act.
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SECTION 1I

STATUTORY BASIS FOR TAX INCREMENT FINANCING
AND SUMMARY OF FINDINGS

A. Introduction

Tax increment financing (TIF) is a local funding mechanism created by the "Tax Increment Al-
location Redevelopment Act” (the “Act”). The Act is found at 65 ILCS 5/11-74.4-1 et. seq.

As used, herein, the term Redevelopment Project means any public and private development
project in furtherance of the objectives of a Redevelopment Plan. The term Redevelopment
Project Area means an area designated by the municipality, which is not less in the aggregate
than 1-1/2 acres and in respect to which the municipality has made a finding that there exist
conditions that cause the area to be classified as an industrial park conservation area, a blighted
area or a conservation area, or a combination of both blighted areas and conservation areas.
Redevelopment Plan means the comprehensive program of the municipality for development
or redevelopment intended by the payment of redevelopment project costs to reduce or elimi-
nate those conditions, the existence of which qualified the Redevelopment Project Area as a
“blighted area” or “conservation area” or combination thereof or “industrial park conservation
area,” and thereby to enhance the tax bases of the taxing districts which extend into the Rede-
velopment Project Area.

The concept behind the tax increment law is straightforward and allows a municipality to carry
out redevelopment activities on a local basis. Redevelopment that occurs in a designated Rede-
velopment Project Area results in an increase in the equalized assessed valuation (EAV) of the
property and, thus, generates increased real property tax revenues. This increase or "incre-
ment" can be used to finance "redevelopment project costs" such as land acquisition, site clear-
ance, building rehabilitation, interest subsidy, construction of public infrastructure, and other
redevelopment project costs as permitted by the Act.

The Illinois General Assembly made various findings in adopting the Act; among them were:

1. That there exists in many municipalities within the State blighted, conservation and in-

dustrial park conservation areas; and

2. That the eradication of blighted areas and the treatment and improvement of conserva-

tion areas by redevelopment projects are essential to the public interest and welfare.

These findings were made on the basis that the presence of blight, or conditions that lead to
blight, is detrimental to the safety, health, welfare and morals of the public.
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To ensure that the exercise of these powers is proper and in the public interest, the Act speci-
fies certain requirements that must be met before a municipality can proceed with implement-
ing a Redevelopment Plan. One of these requirements is that the municipality must demon-
strate that a Redevelopment Project Area qualifies under the provisions of the Act. With the
definitions set forth in the Act, a Redevelopment Project Area may qualify either as a blighted
area, a conservation area, or a combination of both blighted area and conservation area, or an

industrial park conservation area.

B. Summary of Findings

The following findings and evidentiary documentation is made with respect to the proposed
Redevelopment Project Area:

1. The Area as a whole meets the statutory requirements as a combination blighted area
and conservation area. Furthermore, the factors necessary to make these findings exist

to a meaningful extent and are distributed throughout the Area.
2. The Area exceeds the statutory minimum size of 1-1/2 acres.
3. The Area contains contiguous parcels of real property.

4. 1If this Plan is adopted and implemented by the City, it is reasonable to say that all
properties included in the Area would benefit substantially from being included in the
Area.

5. The Redevelopment Project Area, as a whole, has not been subject to growth and devel-
opment through investment by private enterprise and would not reasonably be antici-
pated to occur without public assistance. Further evidence of this is presented in Sec-
tion III and throughout this document.
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SECTION IlI

BASIS FOR ELIGIBILITY OF THE AREA AND FINDINGS

A. Introduction

A Redevelopment Project Area, according to the Act, is that area designated by a municipality
in which the finding is made that there exist conditions that cause the area to be classified as a
blighted area, conservation area, or combination thereof, or an industrial park conservation ar-
ea. The criteria and the individual factors defining each of these categories of eligibility are
defined in the Act.

This Section documents the relevant statutory requirements and how the subject area meets the
eligibility criteria.

B. Statutory Qualifications

The Act defines the factors that must be present in order for an area to qualify for TIF. The
following provides the statutory definitions of the qualifying factors relating to a blighted area
and a conservation area:

1. Eligibility of a Blighted Area

The Act states that a “...“blighted area” means any improved or vacant area within the
boundaries of a redevelopment project area located within the territorial limits of the
municipality where:” [Emphasis with bold text added.]

a. “If improved, industrial, commercial, and residential buildings or improvements are
detrimental to the public safety, health, or welfare because of a combination of five
(5) or more of the following factors, each of which is (i) present, with that presence

documented to a meaningful extent, so that a municipality may reasonably find that
the factor is clearly present within the intent of the Act, and (ii) reasonably distrib-
uted throughout the improved part of the Redevelopment Project Area:” [Emphasis
with bold and underlined text added.]

(1) “Dilapidation. An advanced state of disrepair or neglect of necessary repairs
to the primary structural components of buildings, or improvements in such a
combination that a documented building condition analysis determines that
major repair is required or the defects are so serious and so extensive that the
buildings must be removed.” [Emphasis with underlined text added.]
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(2)

“QObsolescence. The condition or process of falling into disuse. Structures
have become ill-suited for the original use. [Emphasis with underlined text
added.]

“Deterioration. With respect to buildings, defects including, but not limited
to, major defects in the secondary building components such as doors, win-
dows, porches, gutters, and downspouts, and fascia. With respect to surface
improvements, that the condition of roadways, alleys, curbs, gutters, side-
walks, off-street parking, and surface storage areas evidence deterioration, in-
cluding, but not limited to, surface cracking, crumbling, potholes, depressions,
loose paving material, and weeds protruding through paved surfaces.” [Em-
phasis with underlined text added.]

“Presence of structures below minimum code standards. All structures that do

not meet the standards of zoning, subdivision, building, fire, and other gov-
ernmental codes applicable to property, but not including housing and proper-
ty maintenance codes.” [Emphasis with underlined text added.]

“Illegal use of individual structures. The use of structures in violation of ap-

plicable federal, State, or local laws, exclusive of those applicable to the pres-
ence of structures below minimum code standards.” [Emphasis with under-
lined text added.]

“Excessive vacancies. The presence of buildings that are unoccupied or under-

utilized and that represent an adverse influence on the area because of the
frequency, extent, or duration of the vacancies.” [Emphasis with underlined
text added.]

“Lack of ventilation, light, or sanitary facilities. The absence of adequate ven-

tilation for light or air circulation in spaces or rooms without windows, or that
require the removal of dust, odor, gas, smoke, or other noxious airborne mate-
rials. Inadequate natural light and ventilation means the absence of skylights
or windows for interior spaces or rooms and improper window sizes and
amounts by room area to window area ratios. Inadequate sanitary facilities
refers to the absence or inadequacy of garbage storage and enclosure, bath-
room facilities, hot water and kitchens, and structural inadequacies preventing
ingress and egress to and from all rooms and units within a building.” [Em-
phasis with underlined text added.]

“Inadequate utilities. Underground and overhead utilities such as storm sew-

ers and storm drainage, sanitary sewers, water lines, and gas, telephone, and
electrical services that are shown to be inadequate. Inadequate utilities are
those that are: (i) of insufficient capacity to serve the uses in the redevelop-
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(10)

80960 « 07/25/2012

ment project area, (ii) deteriorated, antiquated, obsolete, or in disrepair, or (iii)
lacking within the redevelopment project area.” [Emphasis with underlined
text added.]

“Excessive land coverage and overcrowding of structures and community facil-

ities. The over-intensive use of property and the crowding of buildings and
accessory facilities onto a site. Examples of problem conditions warranting
the designation of an area as one exhibiting excessive land coverage are: (i)
the presence of buildings either improperly situated on parcels or located on
parcels of inadequate size and shape in relation to present-day standards of
development for health and safety, and (ii) the presence of multiple buildings
on a single parcel. For there to be a finding of excessive land coverage, these
parcels must exhibit one or more of the following conditions: insufficient pro-
vision for light and air within or around buildings, increased threat of spread
of fire due to the close proximity of buildings, lack of adequate or proper ac-
cess to a public right-of-way, lack of reasonably required off-street parking, or
inadequate provision for loading and service.” [Emphasis with underlined text
added.]

“Deleterious land use or layout. The existence of incompatible land-use rela-

tionships, buildings occupied by inappropriate mixed-uses, or uses considered
to be noxious, offensive, or unsuitable for the surrounding area.” [Emphasis
with underlined text added.]

“Environmental clean-up. The proposed redevelopment project area has

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

“Lack of community planning. The proposed redevelopment project area was

developed prior to or without the benefit or guidance of a community plan.
This means that the development occurred prior to the adoption by the munic-
ipality of a comprehensive or other community plan, or that the plan was not
followed at the time of the area’s development. This factor must be docu-
mented by evidence of adverse or incompatible land-use relationships, inade-
quate street layout, improper subdivision, parcels of inadequate shape and size
to meet contemporary development standards, or other evidence demonstrat-
ing an absence of effective community planning.” [Emphasis with underlined
text added.]
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b.

(13)

“The total equalized assessed value of the proposed redevelopment project

area has declined for three (3) of the last five (5) calendar years prior to the

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

“If vacant, the sound growth of the Redevelopment Project Area is impaired by a

combination of two (2) or more of the following factors, each of which is (i) present,

with that presence documented to a meaningful extent, so that a municipality may

reasonably find that the factor is clearly present within the intent of the Act, and (ii)

reasonably distributed throughout the vacant part of the redevelopment project area
to which it pertains:” [Emphasis with bold text added.]

(1)

“Obsolete platting of vacant land that results in parcels of limited or narrow
size, or configurations of parcels of irregular size or shape that would be diffi-
cult to develop on a planned basis and in a manner compatible with contem-
porary standards and requirements, or platting that failed to create rights-of-
ways for streets or alleys, or that created inadequate right-of-way widths for
streets, alleys, or other public rights-of-way, or that omitted easements for pub-
lic utilities.”

“Diversity of ownership of parcels of vacant land sufficient in number to re-
tard or impede the ability to assemble the land for development.”

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

“Deterioration of structures or site improvements in neighboring areas adja-
cent to the vacant land.”

“The area has incurred Illinois Environmental Protection Agency or United
States Environmental Protection Agency remediation costs for, or a study
conducted by an independent consultant recognized as having expertise in en-
vironmental remediation has determined a need for, the clean-up of hazardous
waste, hazardous substances, or underground storage tanks required by State
or federal law, provided that the remediation costs constitute a material im-
pediment to the development or redevelopment of the Redevelopment Project
Area.”
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(6)

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

c. If vacant, the sound growth of the redevelopment project area is impaired by one of the

following

factors that (i) is present, with that presence documented to a meaningful ex-

tent, so that a municipality may reasonably find that the factor is clearly present within

the intent of the Act, and (ii) is reasonably distributed throughout the vacant part of the

redevelop

(1)

(2)

3)

80960 « 07/25/2012

ment project area to which it pertains:

The area consists of one or more unused quarries, mines, or strip mine ponds.
The area consists of unused rail yards, rail tracks, or railroad rights-of-way.

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

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

Prior to the effective date of this amendatory Act of the 91st General Assem-
bly, the area is not less than 50, nor more than 100 acres, and 75% of which is
vacant (notwithstanding that the area has been used for commercial agricul-
tural purposes within five (5) years prior to the designation of the redevelop-
ment project area), and the area meets at least one of the factors itemized in
paragraph (a) of this subsection, the area has been designated as a town or Vil-
lage center by ordinance or comprehensive plan adopted prior to January 1,
1982, and the area has not been developed for that designated purpose.

The area qualified as a blighted improved area immediately prior to becoming
vacant, unless there has been substantial private investment in the immediate-
ly surrounding area.
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2. Eligibility of a Conservation Area

The Act further states that a “... “conservation area” means any improved area within
the boundaries of a redevelopment project area located within the territorial limits of
the municipality in which 50% or more of the structures in the area have an age of 35

years or more. Such an area is not yet a blighted area, but because of a combination of
three (3) or more of the [13 factors applicable to the improved area] is detrimental to
the public safety, health, morals or welfare, and such an area may become a blighted
area.” [Emphasis with bold and underlined text added. Bracketed text replaces “following
factors” from the Act.]

C. Investigation and Analysis of Blighting Factors

In determining whether or not the Area meets the eligibility requirements of the Act, research
and field surveys were conducted by way of:

¢ Contacts with City of Moline officials and the current owner of properties located south
of U.S. Route 6 who are knowledgeable of Area conditions and history.

*  Onsite field examination of conditions within the Area by experienced staff of PGAV.

¢ Use of definitions contained in the Act.

* Adherence to basic findings of need as established by the Illinois General Assembly in

establishing tax increment financing, which became effective January 10, 1977.

e Examination of Rock Island County real property tax assessment records.

To ensure that the exercise of these powers is proper and in the public interest, the Act speci-
fies certain requirements that must be met before a municipality can proceed with implement-
ing a redevelopment project. One of these is that the municipality must demonstrate that the
Area qualifies. An analysis of the physical conditions and presence of blighting factors relating
to the Area was commissioned by the City. The result and documentation of this effort are

summarized below.

D. Andalysis of Conditions in the Area

PGAV staff conducted field investigations to document existing conditions in the Area on April
5, 2012. This field work was supplemented with discussions with City staff and analysis of
property assessment data from Rock Island County. Exhibit B - Blighting Factors Map pro-
vides a graphic depiction of certain blighting factors that were determined to exist within the
Area. A blighting factor that relates to property valuation trends is presented later in this Sec-

tion.
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1. Findings on Improved Area

a. Summary of Findings on Age of Structures: Age is a prerequisite factor in deter-

mining if all or a portion of a redevelopment project area qualifies as a "conserva-
tion area". As is clearly set forth in the Act, 50% or more of the structures in the
redevelopment project area must have an age of 35 years or greater in order to
meet this criteria. The only building in the Area is the now vacant Horace Mann
Elementary School. The fact that this building was constructed over 35 years ago
was derived from a U.S. Geological Survey Map of the Coal Valley (7.5 minute se-
ries quadrangle, dated 1970). This map shows the footprint of the school building
and, therefore, provides evidence that the building is at least 42 years old.

b. Summary of Findings on Deterioration: Deteriorating conditions were recorded on

the school building. The field survey of exterior building condition found deterio-
rated/failing brick veneer and failing drive isle and parking area pavement. At-
tachment C in the Appendix provides photos of examples of the conditions found
on the school property.

Deteriorated building conditions are indicative of deferred maintenance and a lack
of investment. The extent to which a structure and the associated site improve-
ments are deteriorated is a measure of the property’s stability and market value for

its potential reuse.

c. Summary of Findings on Obsolescence: In this instance, due to enrollment shifts

and efforts to increase operational efficiencies within the District, the Moline School
Board decided to consolidate facilities. Horace Mann Elementary building was de-
termined not to be strategically located for efficient operations and no longer suited
the needs of the School District.

d. Summary of Findings Regarding Excessive Vacancies: Except for a small portion of

school building being used as storage for the District, the Horace Mann Elementary

School is vacant.

f. Summary of Findings Regarding Declining or Lagging Rate of Growth of Total

Equalized Assessed Valuation: This factor is applicable to vacant areas as well as

improved areas. The total equalized assessed valuation (EAV) for the Area has not
kept pace with the balance of the City for four (4) of the last five (5) calendar years.
A comparison of EAV for the Area and the balance of the City is shown as Exhibit
C, Comparison of EAV Growth Rates (2006-2011) on the following page. While
this trend clearly meets the eligibility criteria, the Area has also declined significant-
ly in total assessed value between 2006 and 2011. This was due to the demolition
of an existing building located on the southern parcel fronting U.S. Route 150 (PIN
1722100011).
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Exhibit C

COMPARISON OF EAV GROWTH RATES (2006 - 2011)
Route 6/150 Redevelopment Project Area
City of Moline, lllinois

EAV
Area Growth
Balance Rate Less Than
Assessment Year Project Area ' of City * Balance of City?
2006 $ 139,145 | $ 778,837,114
2007 $ 148,885 | $ 844,874,491
Annual Percent Change 7.0% 8.5% YES
2008 $ 69,003 | $ 868,975,658
Annual Percent Change -53.7% 2.9% YES
2009 $ 71,072 | $ 881,528,712
Annual Percent Change 3.0% 1.4% NO
2010 $ 71,072 | $ 886,478,819
Annual Percent Change 0.0% 0.6% YES
2011 $ 71,072 | $ 890,207,394
Annual Percent Change 0.0% 0.4% YES

! Equalized Assessed Valuation (EAV) for the Project Area. Source: Rock Island County

property assessment data.

% Total EAV for the City less the EAV for the Project Area.

2. Findings on Vacant Land

There are 3 vacant parcels that constitute 16.3 of the 27.5 net acres of land within the

Area. Several blighting factors, as they are applied to vacant land, are present.

Before documenting the presence of these factors, evidence is presented to prove that

the Area can be considered vacant land pursuant to the definition of “vacant land”

in the Act, to wit:

“(v) As used in subsection (a) of Section 11-74.4-3 of this Act, "vacant land"
means any parcel or combination of parcels of real property without indus-

trial, commercial, and residential buildings which has not been used for

commercial agricultural purposes within 5 years prior to the designation of

the Redevelopment Project Area, unless the parcel is included in an industri-

al park conservation area or the parcel has been subdivided;...”
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The current property owner of the subject vacant tracts of land stated that the proper-
ties have not been used for agricultural purposes for many years. Also a review of his-
torical aerial photography available from Google Earth doesn’t show any evidence of
raising of crops or livestock grazing on any of the vacant tracts. Six different images on
six different dates, from 2006, 2007, 2009, 2010, 2011 and ending May 20, 2012, indi-
cate fallow land and wetlands for two of the parcels and occasional semi-trailer storage
for the southern tract fronting U.S. Route 150. Therefore, the properties in question
can be considered vacant pursuant to the Act.

The statutory definition of a “blighted area” is satisfied with respect to how this defini-
tion is applied to vacant land under two subsections of the Act. First, subsection
11.74.4-4-3 (a) (2) of the Act states that “[i]f vacant, the sound growth of the Redevelop-
ment Project Area is impaired by 2 or more of the following factors each of which is (i) is
present, with that presence documented to a meaningful extent, so that a municipality may
reasonably find that the factor is clearly present within the intent of the Act, and (ii) is
reasonably distributed throughout the vacant part of the Redevelopment Project Area to
which it pertains:...” (emphasis added).

For the eastern most vacant parcel, the factors present include deterioration of struc-
tures or site improvements in neighboring areas adjacent to the vacant land, and the
total equalized assessed valuation (EAV) of the proposed Area has increased at a rate
that is less than the balance of the City for four (4) of the last five (5) years. With
respect to the deteriorated structures or site improvements, the parcel adjacent to the
eastern boundary of the Area and south of U.S. Route 6 contains the ABC Supply Com-
pany operations. This site has deteriorated parking areas in the front and unpaved are-
as in the rear of the parcel where derelict semi-trailers have been stored for years. Pho-
tos of these conditions are located in Attachment C in the Appendix. These conditions
are a deterrent to the desirability of many potential business uses for the eastern most

property in the Area.

Secondly, subsection 11.74.4-4-3 (a) (3) of the Act states that “[i]f vacant, the sound
growth of the Redevelopment Project Area is impaired by one of the following factors that
(i) is present, with that presence documented to a meaningful extent, so that a municipali-
ty may reasonably find that the factor is clearly present within the intent of the Act, and
(ii) is reasonably distributed throughout the vacant part of the Redevelopment Project Area

2

to which it pertains:...” (emphasis added). The factor present in this case is that the
three vacant parcels consists of an unused disposal site containing earth, stone build-
ing debris, or similar materials that were removed from a demolition site. The cur-
rent owner has stated that each of the vacant parcels contain fill material consisting of
excess street demolition and construction debris from several City of Moline street im-
provement projects (see letter from Miller Trucking & Excavating in the Appendix as

Attachment D). The general locations of this fill material are as highlighted on Exhib-
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it B, Blighting Factors Map. For the two parcels fronting Route 6, the current owner
extracted and recycled (crushed) the chunks of concrete and interspersed earthen mate-
rial. The recycled material was layered and compacted on site. There remain questions
as to whether or not this fill material is suitable for all building foundation types. In
addition, the sites need to be elevated further to raise building elevations out of the
floodplain. These two factors, combined, have hindered the ability to market the par-
cels for commercial development. The current owner estimates that the remaining site
work will cost approximately $1.5 million, which includes raising the sites out of the

floodplain.

E. Summary of Eligibility Factors for the Area

The study found that the Area contains conditions that qualify it as a combination blighted ar-
ea and conservation area. The following summarizes the existence of the most predominant

blighting/conservation factors existing within the Area:

* Age - The one building located in the Area is greater than 35 years old, which exceeds
the statutory threshold of 50% (prerequisite for a “conservation area”).

* Deterioration - The single building and the site improvements on the school building lot
exhibit signs of deterioration as defined in the Act.

* Obsolescence - The Horace Mann Elementary School building is no longer of use to the
Moline School District. It is questionable if the building can be reused for another pur-
pose.

* Excessive Vacancies - The Horace Mann Elementary School building is almost entirely

vacant.

* Declining EAV - The conditions summarized above help explain, in part, why the

growth in the Area’s equalized assessed valuation has failed to keep pace with balance
of the City for four (4) of the last five (5) years. In fact, the Area has declined in EAV,
from 2006 to 2011, by over $68,000 or 49%. This factor applies to both improved and
vacant land.

¢ Deteriorated Buildings or Site Improvements in Neighboring Areas - The eastern most

vacant tract is negatively impacted by the condition of the property adjacent to the east
of it.

* Vacant Parcels Consist of an Unused Disposal Site - A significant portion of all three

of the vacant tracts located within the Area contain disposed fill material consisting of
excess street demolition and construction debris from several City of Moline street im-

provement projects.
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The study found that the Redevelopment Project Area contains conditions that qualify it as a
combination blighted area and conservation area, as these terms are defined in the Act, and
that these parcels will likely continue to exhibit blighted conditions or conditions that may lead
to blight without a program of intervention to induce private and public investment in the Ar-
ea. These findings were made considering the qualifying factors that are present to a meaning-
ful extent and distributed throughout the Area. The qualifying conditions that exist in the Re-
development Project Area are detrimental to the Area, as a whole, and the long-term interests
of the taxing districts. The various projects contemplated in this tax increment program will
serve to reduce or eliminate these deficiencies and enhance the tax base of all overlapping tax-

ing authorities.

Therefore, it is concluded that public intervention is necessary because of the conditions docu-
mented herein and the lack of private investment in the Area. The City Council should review
this analysis and, if satisfied with the findings contained herein, proceed with the adoption of
these findings in conjunction with the adoption of the Redevelopment Plan and establishment
of the Redevelopment Project Area.
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SECTION IV
REDEVELOPMENT PLAN

A. Introduction

This section presents the Redevelopment Plan and Project for the Route 6/150 Redevelopment
Project Area. Pursuant to the Tax Increment Allocation Redevelopment Act, when the finding
is made that an area qualifies as a conservation, blighted, combination of conservation and
blighted areas, or industrial park conservation area, a Redevelopment Plan must be prepared.
A Redevelopment Plan is defined in the Act as "the comprehensive program of the municipali-
ty for development or redevelopment intended by the payment of redevelopment project costs
to reduce or eliminate those conditions the existence of which qualified the Redevelopment Pro-
ject Area as a ‘blighted area’ or ‘conservation 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".

B. General Land Uses to Apply

The proposed general land uses to apply to the Area is presented on Exhibit D, entitled Gen-
eral Land Use Plan. The General Land Use Plan proposes uses that are consistent with the
2001 Comprehensive Plan for the City of Moline and its environs. For the school property, it is
envisioned that the facilities be reused or redeveloped for commercial use that could include
office. As an alternative, this General Land Use Plan would support light industrial use, given
the Federal Express facility immediately to the west of the school property and the industrial
designations proposed by the Comprehensive Plan south of U.S. Route 6 and east of U.S. Route
150. The parcel at the southeast corner of Route 6 and 150 is well located for commercial use
that would serve the immediate trade area of residents and businesses, along with the traveling
public, on these two arterial streets. The balance of the Area that can be raised to meet flood-
plain regulations is proposed for light industrial use, including a proposed concrete recycling
facility on the eastern most parcel of land (PIN 1722100013). Coal Creek and its tributary and
the balance of low lying areas are proposed to remain as open space and drainage.

C. Obijectives

The objectives of the Redevelopment Plan are:

1. Reduce or eliminate those conditions that qualify the Area as eligible for tax increment

financing by carrying out the Redevelopment Plan.

2. DPrevent the recurrence of blighting conditions.
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3. Enhance the real estate tax base for the City and all overlapping taxing districts
through the implementation and completion of the activities identified herein.

4. Encourage and assist private investment, redevelopment and building rehabilitation

within the Area through the provision of financial assistance as permitted by the Act.
5. Provide for safe and efficient traffic circulation within the Area.

6. Complete all public and private actions required in this Redevelopment Plan in an ex-

peditious manner.

D. Program Policies to Accomplish Objectives

The City has determined that it is appropriate to provide limited financial incentives for private
investment within the Area. It has been determined, through redevelopment strategies previ-
ously utilized by the City and communications between property owners and the City, that tax
increment financing constitutes a key component of leveraging private investment within the
Area. The City will incorporate appropriate provisions in any redevelopment agreement be-
tween the City and private investors to assure that redevelopment projects achieve the objec-

tives stated herein and accomplish the various redevelopment projects described below.

E. Redevelopment Projects

To achieve the Plan objectives and the overall project proposed in the Plan, a number of public
and private activities will need to be undertaken, including a combination of private develop-
ments and public investment in infrastructure improvements. Improvements and activities

necessary to implement the Plan may include the following:

1. Private Redevelopment Activities:

a. Rehabilitation or demolition of existing building. 1f it is determined to be feasible,
rehabilitation and retrofitting of the vacant Horace Mann Elementary School to
accommodate another use could occur. If not feasible or the building does not suit
the future user, then demolition and redevelopment of the property would be an

acceptable alternative.

b. Construction of private buildings. New buildings are proposed for the portions of

the properties south of Route 6 that can be raised to meet floodplain regulations.
2. DPublic Redevelopment Activities:

Public improvements and support activities will be used to induce and complement private

investment. These may include, but are not limited to, the following activities:
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a. Land assembly and site preparation. In order to facilitate redevelopment, it may be
necessary for TIF to help finance land acquisition or to assist in site preparation,
including building demolition and other steps to prepare sites for development.

b. Marketing of properties and promoting development opportunities. The City will help

to promote the opportunities available for investment in the Area.

c. Other programs of financial assistance as may be provided by the City. The Act
defines eligible redevelopment project costs that are summarized in Section F. The
City’s involvement with redevelopment activities may include all those authorized
by the Act, as needed.

3. Land Assembly, Displacement Certificate & Relocation Assistance:

To achieve the objectives of the Plan, land assembly by the City and eventual conveyance to
private entities may be necessary to attract private development interest. Therefore, prop-
erty located within the Area may be acquired by the City, as necessary, to implement a spe-
cific public or private redevelopment project. Since there are no housing units within the
Area, no displacement of inhabited housing units will be involved with this Redevelopment
Plan.

F. Estimated Redevelopment Project Costs

The estimated costs associated with the eligible public redevelopment activities are presented in
Exhibit E, on the following page, entitled Estimated Redevelopment Project Costs. This esti-
mate includes reasonable or necessary costs incurred, or estimated to be incurred, in the im-
plementation of this Redevelopment Plan. These estimated costs are subject to refinement as
specific plans and designs are finalized and experience is gained in implementing this Redevel-
opment Plan and do not include financing costs or interest payments that may be incurred in

conjunction with redevelopment projects.

In addition to the proposed TIF funding, the City may seek the assistance of various State of
Illinois Departments (Department of Transportation, Department of Commerce and Economic
Opportunity, etc.), or appropriate agencies of the Federal Government to assist in funding site
preparation, infrastructure, or other required projects or improvements. To the extent addi-
tional funds can be secured from the State of Illinois, or any Federal program or other public or
private sources, the City may use such funding sources in furtherance of the Redevelopment

Plan and Project.
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Exhibit E
ESTIMATED REDEVELOPMENT PROJECT COSTS
Route 6/150 Redevelopment Project Area

City of Moline, Illinois

Description

Estimated Cost

A. Public Works or Improvements $100,000
(Improvement of streets, curb and gutters, utilities, and other public
improvements)
B. Property Assembly $2,000,000
(Acquisition of land, building demolition and site preparation)
C. Taxing District Capital Costs $10,000
D. Job Training $10,000
E. Interest Costs Incurred by Developers $1,400,000
(30% of interest costs)
F. Planning, Legal & Professional Services $100,000
G. General Administration $50,000
H. Financing Costs See Note 3
I. Contingency $200,000
Total Estimated Costs $3,870,000

Notes:

1. All costs shown are in 2012 dollars.

2. Adjustments may be made among line items within the budget to reflect program implementation experience.

3. Municipal financing costs such as interest expense, capitalized interest and cost of issuance of obligations are not
quantified herein. These costs are subject to prevailing market conditions and will be considered part of the total
redevelopment pro

4. Private redevelopment costs and investment are in addition to the above.

5. The total estimated redevelopment project costs shall not be increased by more than 5% after adjustment for inflation from the
date of the Plan adoption, per subsection 11-74.4.5 (c) of the Act.

G. Description of Redevelopment Project Costs

Costs that may be incurred by the City in implementing the Redevelopment Plan may include
project costs and expenses as itemized in Exhibit E, subject to the definition of “redevelopment
project costs” as contained in the Act, and any other costs that are eligible under said definition
included in the “Contingency” line item. Itemized below is the statutory listing of “redevelop-
ment project costs” currently permitted by the Act [bold typeface added for emphasis]. Note

that some of the following narrative has been paraphrased (see full definitions in the Act).

1. Costs of studies, surveys, development of plans and specifications, wetland mitiga-
tion plans, implementation and administration of the Redevelopment Plan, including
but not limited to staff and professional service costs for architectural, engineering, le-

gal, environmental, financial, planning or other services, subject to certain limitations:

PGV
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a. There are limitations on contracts for certain professional services with respect to

term, services, etc.

b. Annual administrative costs shall not include general overhead or administrative
costs of the municipality that would still have been incurred by the municipality if
the municipality had not designated a Redevelopment Project Area or approved a
Redevelopment Plan.

c. Marketing costs are allowable if related to marketing sites within the Redevelop-

ment Project Area to prospective businesses, developers and investors.

2. Property assembly costs, including but not limited to acquisition of land and other
property, real or personal or interest therein, demolition of buildings, site preparation,
site improvements that serve as an engineered barrier addressing ground level or below
ground level environmental contamination, including but not limited to parking lots

and other concrete or asphalt barriers, and the clearing and grading of land.

3. Costs of rehabilitation, reconstruction or repair or remodeling of existing public or pri-
vate buildings, fixtures and leasehold improvements; and the cost of replacing an exist-
ing 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 de-

voted to a different use requiring private investment.

4. 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 con-
struction 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 confer-
ence facilities or vehicle storage, maintenance, or repair for administrative, public safe-
ty, or public works personnel and that is not intended to replace an existing public
building as provided under paragraph (3) of subsection (q) of Section 11-74.4-3 of the
Act unless either

a. the construction of the new municipal building implements a redevelopment project
that was included in a Redevelopment Plan that was adopted by the municipality
prior to November 1, 1999; or

b. 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.
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10.

80960

Cost 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, including but not limited to, all necessary and incidental expenses re-
lated to the issuance of obligations (see definition of “obligations” in the Act), and
which may include payment of interest on any obligations issued thereunder including
interest accruing during the estimated period of construction of any redevelopment pro-
ject for which such obligations are issued and for not exceeding thirty-six (36) months
thereafter, and including reasonable reserves related thereto.

To the extent the municipality by written agreement accepts and approves the same, all
or a portion of a taxing district's capital costs resulting from the redevelopment project
necessarily incurred or to be incurred within a taxing district in furtherance of the ob-
jectives of the Redevelopment Plan and project.

a. For Redevelopment Project Areas designated (or Redevelopment Project Areas
amended to add or increase the number of tax-increment-financing assisted housing
units), an elementary, secondary, or unit school district’s increased costs attributable
to assisted housing units located within the Redevelopment Project Area for which
the developer or redeveloper receives financial assistance through and agreement
with the municipality or because the municipality incurs the cost of necessary infra-
structure improvement projects within the boundaries of the assisted housing sites
necessary for the completion of that housing as authorized by the Act, shall be paid
by the municipality from the Special Tax Allocation Fund under certain conditions.
For specific conditions and formulae used to determine payments due to a school
district, see Subsection 11-74.4-3 (q) (7.5) of the Act.

Relocation costs to the extent that a municipality determines that relocation costs shall
be paid or it is required to make payment of relocation costs by Federal or State law or
in order to satisfy Subsection 11-74.4-3 (n) (7) of the Act (re: federal Uniform Relocation
Assistance and Real Property Acquisition Policies Act requirements).

Payments in lieu of taxes (not common; see definition in Act).

Costs of job training, retraining, advanced vocational education or career education,
including but not limited to courses in occupational, semi-technical or technical fields
leading directly to employment, incurred by one or more taxing districts, provided

that such costs:

a. are related to the establishment and maintenance of additional job training, ad-
vanced vocational education or career education or career education programs for
persons employed or to be employed by employers located in a Redevelopment Pro-
ject Area; and
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b.

when incurred by a taxing district(s) other than the municipality, are set forth in a
written agreement between the municipality and the taxing district or taxing dis-
tricts, which agreement describes the programs to be undertaken, including but not
limited to the number of employees to be trained, a description of the training and
services to be provided, the number and types of positions available or to be availa-
ble, itemized costs of the program and sources of funds to pay for the same, and the
terms of the agreement. Such costs include, specifically, the payment by community
college districts of costs pursuant to Sections 3-37, 3-38, 3-40 and 3-40.1 of the Pub-
lic Community College Act, and by school districts of costs pursuant to Sections 10-
22.20a and 10-23.3a of the School Code.

11. Interest costs incurred by a redeveloper related to the construction, renovation or re-

habilitation of a redevelopment project provided that:

a.

such costs are to be paid directly from the special tax allocation fund established
pursuant to this Act;

such payments in any one year may not exceed 30% of the annual interest costs in-
curred by the redeveloper with regard to the redevelopment project during that

year;

if there are not sufficient funds available in the special tax allocation fund to make
the payment pursuant to this paragraph, then the amounts so due shall accrue and

be payable when sufficient funds are available in the special tax allocation fund;

the total of such interest payments paid pursuant to this Act may not exceed 30% of
the total (i) cost paid or incurred by the redeveloper for the redevelopment project,
plus (ii) redevelopment project costs, excluding any property assembly costs and any
relocation costs incurred by a municipality pursuant to this Act;

the cost limits set forth in subparagraphs (b) and (d) above shall be modified for the
financing of rehabilitation or new housing units for low-income households and very
low-income households, as defined in Section 3 of the Illinois Affordable Housing
Act. The percentage of 75% shall be substituted for 30% in subparagraphs (b) and
(d) above;

Instead of the eligible costs provided by subparagraphs (b) and (d) above, as modi-
fied in this subparagraph, and notwithstanding any other provision of the Act to the
contrary, the municipality may pay from tax increment revenues up to 50% of the
cost of construction of new housing units to be occupied by low-income households
and very low-income households as defined in Section 3 of the Illinois Affordable

Housing Act. For further provisions on financing and eligible costs, see Subsection
11-74.4-3 (q) (11) of the Act.

80960 * 07/25/2012 -24- PCAV

Committee-of-the-Whole
Page 182 of 269



TIF Redevelopment Plan & Project
Route 6/150 Redevelopment Project Area Moline, lllinois

12.

13.

14.

Unless explicitly stated herein, the cost of construction of new privately owned buildings

shall not be an eligible redevelopment project cost.

None of the redevelopment project costs enumerated above shall be eligible redevelop-
ment project costs if those costs would provide direct financial support to a retail entity
initiating operations in the Redevelopment Project Area, while terminating operations
at another Illinois location within 10 miles of the Redevelopment Project Area but out-
side the boundaries of the Redevelopment Project Area municipality. For purposes of
this paragraph, termination means closing of a retail operation that is directly related to
the opening of the same operation or like retail entity owned or operated by more than
50% of the original ownership in a Redevelopment Project Area; but it does not mean
closing an operation for reasons beyond the control of the retail entity, as documented
by the retail entity, subject to a reasonable finding by the municipality that the current
location contained inadequate space, had become economically obsolete, or was no

longer a viable location for the retailer or serviceman.

No cost shall be a redevelopment project cost in a redevelopment project area if used to
demolish, remove, or substantially modify a historic resource, after August 26, 2008 (the
effective date of Public Act 95-934), unless no prudent and feasible alternative exists.
"Historic resource" for the purpose of this item (14) means

a. place or structure that is included or eligible for inclusion on the National Regis-
ter of Historic Places or

b. contributing structure in a district on the National Register of Historic Places.

This item (14) 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 Gov-
ernment designated as such by the National Park Service of the United States Depart-

ment of the Interior.
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SECTION V
OTHER FINDINGS AND REQUIREMENTS

A. Conformance with Comprehensive Plan

Development projects proposed to be undertaken in implementing this Redevelopment Plan
conform to the City of Moline’s Comprehensive Plan adopted November 13, 2001. In addition,

all development in the Area will comply with applicable codes and ordinances.

B. Areq, on the Whole, not Subject to Growth and Development

Having a vacant school and vacant land within the Area is sufficient enough to support the
finding that the Area has not been subject to growth and development through investment by
private enterprise. Underscoring this fact is that the tax base of the Area has fallen since 2006
by $68,000 or nearly in half. Exhibit F, EAV Trends (2006-2011) provides a comparison of
property value trends in the Area to the balance of the City and the Consumer Price Index.

Exhibit F

EAV TRENDS (2006 - 2011)
Route 6/150 Redevelopment Project Area
City of Moline, lllinois

EAV Avg.

Annual

2006 2010 Change Percent  Percent

Route 6/150 RPA * $139,145 $71,072 -$68,073( -49% -12.6%
CPI - All Urban Consumers® 201.6 224.939 23.339 12% 2.2%
Balance of City ’ $778,837,114 [$890,207,394 [ $111,370,280| 14% 2.7%

! Equalized Assessed Valuation (EAV) of the Redevelopment Project Area.
2 Consumer Price Index for All Urban Consumers. Source: U.S. Bureau of Labor Statistics.

? Total City EAV minus Project Area EAV.

C. Would Not be Developed “but for” Tax Increment Financing

The City has found that the Area would not reasonably be developed without the use of tax in-
crement revenues. The City further commits that such incremental revenues will be utilized for
the development and revitalization of the Area as provided in the Act. Underscoring the eco-
nomic need for municipal financial assistance in the form of tax increment financing is the cer-
tainty that there will not be commitments for private development and revitalization without

the City’s commitment to provide such municipal financial assistance.
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Furthermore, the eligibility factors documented in this Plan contribute to the “but for” argu-
ment. These conditions discourage private investment, as the potential return on investment in
the Area is too small relative to the risk or simply does not make economic sense. This is the
argument that the current owner of the vacant parcels is making, as documented in a letter to
the City (see letter from Miller Trucking & Excavating in the Appendix as Attachment D). Re-
use of schools is typically very limited for private sector reuse. Extensive renovation/retrofit
would be necessary. Redevelopment of the site will more likely be the case. Without financial
incentives to overcome these barriers, investment by private enterprise will not take place with-

in the Area.

D. Assessment of Financial Impact

The City finds adoption of this Redevelopment Plan will not place significant additional de-
mands on facilities or services for any local taxing body. Police and fire services and facilities
appear to be adequate for the foreseeable future.

The City and Joint Review Board will monitor the progress of the TIF program and its future
impacts on all local taxing bodies. In the event significant adverse impediments are identified
that increase demands for facilities or services in the future, the City will consider utilizing tax
increment proceeds or other appropriate actions, to the extent possible, to assist in addressing
the needs.

E. Estimated Date for Completion of the Redevelopment Projects

The estimated date for completion of the Redevelopment Project or retirement of obligations
issued shall not be later than December 31+ of the year in which the payment to the City
Treasurer, as provided in subsection (b) of Section 11-74.4-8 of the Act, is to be made with re-
spect to ad valorem taxes levied in the 23rd calendar year after the year in which the ordinance
approving the Area is adopted.

F. Most Recent Equalized Assessed Valuation

The most recent total EAV for the Area has been estimated by the City to be $71,072. A table
with Parcel Identification Numbers and 2011 EAV is located in the Appendix as Attachment
E. This is accompanied by a map showing the location of the parcels within the Redevelopment
Project Area. The County Clerk of Rock Island County will verify the base EAV for each parcel
after adoption of the City ordinances approving the Redevelopment Plan and establishing the
Area.
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G. Redevelopment Valuation

Contingent on the adoption of this Plan and commitment by the City to the redevelopment
program described herein, the City anticipates that the private redevelopment investment in the
Area will increase the EAV of the Area by $2.5 to $3 million (2012 dollars) upon completion of

the redevelopment projects, including reuse or redevelopment of the vacant school.

H. Source of Funds

The primary source of funds to pay for redevelopment project costs associated with implement-
ing this Plan shall be funds collected pursuant to tax increment financing to be adopted by the
City. Under such financing, tax increment revenue resulting from an increase in the EAV of
property in the Area shall be allocated to a special fund each year (the "Special Tax Allocation
Fund"). The assets of the Special Tax Allocation Fund shall be used to pay redevelopment pro-
ject costs and retire any obligations incurred to finance redevelopment project costs.

In order to expedite implementation of this Redevelopment Plan and construction of the public
improvements, the City, pursuant to the authority granted to it under the Act, may issue bonds
or other obligations to pay for the eligible redevelopment project costs. These obligations may
be secured by future revenues to be collected and allocated to the Special Tax Allocation Fund.

If available, revenues from other economic development funding sources, public or private, may
be utilized. These may include State and Federal programs, local retail sales tax, applicable
revenues from any adjoining tax increment financing areas, and land disposition proceeds from
the sale of land in the Area, as well as other revenues. The final decision concerning redistribu-

tion of yearly tax increment revenues may be made a part of a bond ordinance.

I. Nature and Term of Obligations

Without excluding other methods of City or private financing, the principal source of funding
will be those deposits made into the Special Tax Allocation Fund of monies received from the
taxes on the increased EAV (above the initial EAV) of real property in the Area. These monies
may be used to reimburse private or public entities for the redevelopment project costs incurred
or to amortize obligations issued pursuant to the Act for a term not to exceed 20 years bearing
an annual interest rate as permitted by law. Revenues received in excess of 100% of funds nec-
essary for the payment of principal and interest on the bonds and not needed for any other re-
development project costs or early bond retirements shall be declared as surplus and become
available for distribution to the taxing bodies to the extent that this distribution of surplus does
not impair the financial viability of the any projects. One or more bond issues may be sold at

any time in order to implement this Redevelopment Plan.
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J.  Fair Employment Practices and Affirmative Action

The City will insure that all private and public redevelopment activities are constructed in ac-
cordance with fair employment practices and affirmative action by any and all recipients of TIF

assistance.

K. Reviewing and Amending the TIF Plan

This Redevelopment Plan may be amended in accordance with the provisions of the Act. Also,

the City shall adhere to all reporting requirements and other statutory provisions.
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APPENDIX
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ATTACHMENT A

Moline City Council Resolution No. 1032-2011
Route 6/150 Redevelopment Project Area
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Council Bill/Resolution No. 1032-2011
Sponsor:

A RESOLUTION

PROVIDING for a feasibility study on the designation of a portion of the City of Moline
as a redevelopment project area (Route 6 and 150) and to induce
development interest within such area; and

AUTHORIZING expenditures in the course of planning and redevelopment, prior to a
redevelopment project area being established, that may be reimbursable
from TIF proceeds.

WHEREAS, the City of Moline (the “City”) is authorized under the provisions of the Tax
Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1, et seq. as amended (*the TIF
Act”), to finance redevelopment project costs in connection with redevelopment project areas
established in accordance with the conditions and requirements set forth in the Act; and

WHEREAS, pursuant to the Act, to implement tax increment financing (TIF), it is
necessary for the City to adopt a redevelopment plan and redevelopment project, designate a
redevelopment project area on the basis of finding that the area qualifies pursuant to statutory
requirements, and make a finding that the redevelopment project area on the whole has not been
subjected to growth and development through private enterprise and would not reasonably be
anticipated to be developed without the adoption of a redevelopment plan, which plan contains a
commitment to use public funds; and

WHEREAS, the City desires to undertake a feasibility study to determine whether
findings may be made with respect to an area of the City, generally described herein, which may
be designated as a redevelopment project area, to qualify the arca as a blighted area or a
conservation area or a combination thereof as defined in the Act, and other research necessary to
document the lack of growth and development through private enterprise; and

WHEREAS, the boundaries of the redevelopment project area being considered are
delineated on Exhibit A attached hereto, provided that the actual redevelopment project area to
be established may contain more or less land than that shown on Exhibit A; and

WHEREAS, the City will be expending certain funds to determine eligibility of the
proposed redevelopment project area and to prepare the required redevelopment plan if the City
decides to implement tax increment financing for all or a portion of the proposed TIF area; and

WHEREAS, the City may expend other funds in furtherance of the objectives of the
anticipated redevelopment plan; and

WHEREAS, it is the intent of the City to recover these expenditures from the first

proceeds of the TIF program, if established; and
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Council Bill/Resolution No. 1032-2011
Page 2 of 3

WHEREAS, the City wishes to encourage developers to pursue plans for the
redevelopment of the area and make such expenditures as are reasonably necessary in that regard
with confidence that said expenditures may be allowable redevelopment project costs under the
plan once adopted and subject to a redevelopment agreement between the City and the
developers/property owners; and

WHEREAS, the purpose of the proposed redevelopment plan and project is to generate
private investment in the targeted area, thereby eliminating or reducing blighted conditions or
conditions that may lead to blight and provides for the long-term sound growth of the
community; and

WHEREAS, tax increment allocation financing utilizes the increase in real estate taxes
(“tax increment”) resulting from the increase in value of properties located in a redevelopment
project area to pay for certain redevelopment projects costs as provided for in the Act; and

WHEREAS, of the purposes of the proposed redevelopment plan or proposed
redevelopment project area, none are reasonably expected to result in the displacement of
residents from ten (10) or more inhabited residential units within the area; therefore, the
feasibility study is not required to include the preparation of any housing impact study as
described in Section 11-74.4-4.1 (b) of the Act.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
MOLINE, ILLINOIS, as follows:

That the City Council has examined the proposed area and circumstances and at this time
finds that it is reasonable to believe that a tax increment financing plan can be adopted for said
area and expenditures of development costs in furtherance of the plan, and potential development
should be allowable project costs under the plan, provided that this resolution is not a guarantee
that any such plan will be adopted, but rather an expression of the sense of the City at this time.

BE IT FURTHER RESOLVED that the person to contact for additional information
about the proposed redevelopment project area and who should receive all comments and
suggestions regarding the redevelopment of the area shall be:

Ray Forsythe

Planning & Development Director
City of Moline

619 16th St.

Moline, I 61265

Telephone (309) 524-2032
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Council Bill/Resolution No. 1032-2011

CIT(}OF MOLINE ILLINOIS ,

il Je /ng

February 8. 2011

Page 3 of 3
G ;{-,,-i'-f:
Mayor
Date
Passed: February 8, 2011

Approved: _-February 15, 2011

Attest:

City Clerk

Law Digéctor &~
o
;

Committee-of-the-Whole
Page 192 of 269



TIF Study Area
" © U.S. Route 150
S 1inch = 500 feet and Route 6

Committee-of-the-Whole
Page 193 of 269

City of Moline, lllinois

Planning & Development Department
Land Development Division

January 27, 2011




ATTACHMENT B

Boundary Description
Route 6/150 Redevelopment Project Area
(To be provided by City)
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ATTACHMENT C

Existing Conditions Photos
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TIF Redevelopment Plan & Project
Route 6/150 Redevelopment Project Area

Moline, lllinois

Step cracks in brick veneer of Horace Mann Elementary
School.

Slabs of concrete pavement and curb & gutter disposed of
on rear portion of east parcel (PIN 1722100013). Similar
material crushed and used as fill in other parts of the RPA.

Looking east from raised portion of eastern most parcel
(PIN 1722100013) towards ABC Supply property.

Dark patches of brick mortar indicative of repetitive
overflowing of gutters.

Severe alligator cracking and patched pot holes on School
access drive (formerly 36th St.).

Looking west from ABC Supply property towards the
Redevelopment Project Area.

Photos Taken 4/5/2012
80960
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ATTACHMENT D

Letter from Miller Trucking & Excavating
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3303 John Deere Road
Silvis, IL 61282
Phone: (309) 755-7644 Fax: (309) 796-2967
www.mte47.com

July 24, 2012

Mr. Ray Forsythe

Economic Development Director
City of Moline

619 16" St.

Moline, IL 61265-2121

Re: Proposed TIF District at U.S. Route 6 and U.S. Route 150
Dear Mr. Forsythe:

I am writing to you to explain our need for TIF assistance and to confirm our understanding of the
history of disposed fill material on portions of the properties, located east of U.S. Route 50 and south of
U.S. Route 6. Our company, Miller Trucking & Excavating, acquired title to the following parcels of
real estate, for which we propose to redevelop:

1. County PIN 1722100010 containing approximately 26.73 acres, acquired 12/16/2003.
2. County PIN 1722100011 containing approximately 4.75 acres, acquired 12/16/2003.
3. County PIN 1722100013 containing approximately 5.12 acres, acquired 12/16/2003.

When we purchased these properties we knew that each had fill material consisting of excess street
demolition and construction debris from various City of Moline street improvement projects. The
general locations of this fill material are as highlighted on the map marked as Exhibit A attached hereto.

When phase 1 environmental reviews for PINs 010 and 013 indicated the fill material was inert and
without hazardous substances, the condition of fill material was unsuitable for developing the properties.
For these two parcels, my company extracted and recycled (crushed) the chunks of concrete and
interspersed earthen material. The recycled material was layered and compacted on site. Further, the
placement of recycled fill and the inclusion of additional earthen fill material were accomplished under
the regulatory standards of the U.S. Army Corp of Engineers. | understand that similar efforts were
undertaken on the parcel identified by PIN 011 to our purchase.

Even with the site preparation to date, the surface elevations of the properties remain below the 100-year
flood hazard elevation as identified on FEMA Flood Insurance Rate Map No. 17161C0328F. Thus, we
will have to elevate the area further, which is complicated by the floodway of the adjoining Coal Creek.
This will add extraordinary redevelopment costs in the amount of approximately $1,500,000. This is in
addition to the costs incurred to date to deal with the unsuitable fill material.
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3303 John Deere Road
Silvis, IL 61282
Phone: (309) 755-7644 Fax: (309) 796-2967
www.mte47.com

With these obstacles we are unable to attract end users/tenants for the sites. Without the ability to
recoup the aforementioned excess costs we cannot move forward with the projects. If we are able to
reach an agreement with the City to receive TIF assistance, we would pursue our plans to build projects
that would have a positive long-term benefit to the City.

If you have any questions regarding this matter, please contact me at your convenience.

Sincerely,

Justin Miller, Partner

Jarrod Miller, Partner
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ATTACHMENT E

Parcel Identification Numbers,
Property Owner and 2011 EAV
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PIN, OWNER & 2011 EAV

Route 6/150 Redevelopment Project Area

City of Moline, lllinois

ZIp
County PIN ' Owner Owner Address Owner City Code | 2011 EAV
1722100011 [MILLER LEASING LLC (3303 JOHN DEERE RD  [SILVIS IL 61282 $ 23,223
1722100013 |MILLER LEASING LLC (3303 JOHN DEERE RD |SILVIS IL 61282 $ 4,066
1722100010 [MILLER LEASING LLC (3303 JOHN DEERE RD  [SILVIS IL 61282 $ 43,782
1722100007 |BOARD OF EDUCATION (1619 11TH AVE MOLINE IL 61265( $
1722100004 [(BOARD OF EDUCATION (1619 11TH AVE MOLINE IL 61265 $
TOTAL| $ 71,072

"See map for location within Redevelopment Project Area.
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Legend

Route 6 / 150 Redevelopment Project Area Boundary
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Parcel Locator Map

Route 6 / 150 Redevelopment Project Area
City of Moline, lllinois
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EXHIBIT A

TIF DESCRIPTION
ROUTE 6/ 150 REDEVELOPMENT PROJECT AREA

Part of the northwest quarter and northeast quarter of Section 22, Township 17 North,
Range 1 West of the 4th Principal Meridian in the City of Moline, County of Rock
Island, State of lllinois, more particularly described as follows;

Commencing at the southeast corner of the northwest quarter of said Section 22;

Thence north along the east line of the northwest quarter of said Section 22, 690 feet
more or less to the Point of Beginning;

Thence westerly, a distance of 633 feet more or less to the easterly line of Coal Valley
Township Tax Parcel No. 11-2;

Thence southwesterly along said easterly line, a distance of 337 feet more or less to
the south line of Coal Valley Township Tax Parcel No. 11-2;

Thence westerly along said south line and its westerly projection, a distance of 751
feet more or less to the west right of way line of U.S. Route 150;

Thence northerly along said west right of way line, a distance of 322 feet more or less;

Thence northwesterly along said west right of way line, a distance of 301 feet more or
less to the south right of way line of U.S. Route 6;

Thence westerly along said south right of way line, a distance of 359 feet more or less
to the southerly projection of the west line of Coal Valley Township Tax Parcel No. 12-
5, (also known as 36th Street);

Thence northerly along said west right of way line and its southerly projection, a
distance of 941 feet more or less to the north line of Coal Valley Township Tax Parcel
No. 12-4;

Thence westerly along said north line and the north line of Coal Valley Township Tax
Parcel No. 12-1, a distance of 501 feet more or less to the east line of Coal Valley
Township Tax Parcel No. 12;

Thence northerly along said east line, a distance of 466 feet more or less to the
southerly right of way line of Interstate Route 280 & 74;

Thence southeasterly along said southerly right of way line, a distance of 329 feet
more or less;

Thence southeasterly along said southerly right of way line, a distance of 662 feet
more or less to the east line of Coal Valley Township Tax Parcel No. 12-2;

Thence southerly along said east line, a distance of 758 feet more or less to the
northerly right of way line of U.S. Route 6;
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Thence easterly along said northerly right of way line, a distance of 215 feet more or
less;

Thence northeasterly along said northerly right of way line, a distance of 611 feet more
or less;

Thence easterly along said northerly right of way line, a distance of 550 feet more or
less;

Thence southerly along said northerly right of way line, a distance of 103 feet more or
less;

Thence easterly along said northerly right of way line, a distance of 353 feet more or
less to the northerly projection of the west line of Coal Valley Township Tax Parcel No.
15-1;

Thence southerly along said west line and its northerly projection, a distance of 456
feet more or less;

Thence westerly, a distance of 230 feet more or less to the Point of Beginning.

The above described parcel contains 41.916 acres, more or less.
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EXHIBIT A

TIF DESCRIPTION
41°%" STREET REDEVELOPMENT PROJECT AREA

Part of the southwest quarter of Section 3 and part of the northwest quarter and
northeast quarter of Section 10, Township 17 North, Range 1 West of the 4th Principal
Meridian in the City of Moline, County of Rock Island, State of lllinois, more particularly
described as follows;

Beginning at the at the northwest corner of Ferry’s Office Addition recorded as Doc.
No. 96-03124 in the Rock Island County Recorder's Office;

Thence South 00 degrees 37 minutes 55 seconds West along the west line of said
Ferry’s Office Addition, a distance of 175.00 feet to the south line of the northeast
quarter of the northwest quarter of said Section 10;

Thence North 89 degrees 53 minutes 14 seconds West along said south line, a
distance of 980.86 feet to the southwest corner of the northeast quarter of the
northwest quarter of said Section 10;

Thence South 89 degrees 45 minutes 54 seconds West along the south line of the
northwest quarter of the northwest quarter of said Section 10, a distance of 444.26 feet
to the east line of South Moline Township Tax Parcel No. 11858;

Thence North 00 degrees 11 minutes 38 seconds East along said east line and the
east line of South Moline Tax Parcel No. 11857 and 11856, a distance of 219.51 feet to
the north line of South Moline Tax Parcel No. 11856;

Thence North 89 degrees 55 minutes 13 seconds West along said north line, a
distance of 50.00 feet to the east line of Rolling Hills Addition as recorded in Plat Book
40 at Page 259 in said Recorder's Office;

Thence North 00 degrees 11 minutes 38 seconds East along said east line, a distance
of 469.91 feet to the north right of way line of 26th Avenue B;

Thence North 89 degrees 47 minutes 35 seconds West along said north right of way
line, a distance of 269.22 feet to the west line of South Moline Tax Parcel 208;

Thence North 00 degrees 10 minutes 24 seconds West along said west line and its
northerly projection, a distance of 657.23 feet to the north right of way line of 26th
Avenue;

Thence South 89 degrees 29 minutes 54 seconds East along said north right of way
line, a distance of 792.16 feet to the northerly projection of the east right of way line of
38th Street;

Thence South 00 degrees 01 minutes 10 seconds East along said east right of way
line and its northerly projection, a distance of 348.28 feet to the northerly line of
Genesis 41st Street Addition recorded as Doc. No. 2012-24254 in said Recorder's
Office;
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Thence South 89 degrees 45 minutes 15 seconds East along said northerly line, a
distance of 962.65 feet;

Thence North 00 degrees 37 minutes 55 seconds East along said northerly line, a
distance of 149.14 feet;

Thence South 89 degrees 29 minutes 54 seconds East along said northerly line and its
easterly projection, a distance of 321.80 feet to the east right of way line of 41st Street;

Thence South 00 degrees 17 minutes 38 seconds West along said east right of way
line, a distance of 800.26 feet;

Thence southerly 160.49 feet along said east right of way line and the arc of a curve to
the left having a radius of 1,392.69 feet, a chord bearing of South 03 degrees 00
minutes 27 seconds East, and a chord distance of 160.40 feet to the easterly
projection of the north line of said Ferry's Office Addition;

Thence North 89 degrees 53 minutes 14 seconds West along said north line and its
easterly projection, a distance of 336.72 feet to the Point of Beginning.

The above described parcel contains 48.815 acres, more or less.
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Tax Increment Financing
Redevelopment Plan & Project

41°%" Street
Redevelopment Project Area
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SECTION |

INTRODUCTION

On January 10, 2012 the Moline City Council passed Resolution 1115-2012 initiating a feasibility
study to determine the eligibility of establishing a tax increment finance (“TIF”) district for a por-
tion of the City and to induce development interest within such area (see Attachment A in the Ap-
pendix). The area being considered for designation as a TIF district includes the now vacant prop-
erties west of 41+ Street and south of the commercial properties fronting 26* Avenue and the Mo-
line High School driver’s education facility located on the south side of 26* Avenue. The area is
referred to herein as the 41+ Street Redevelopment Project Area (the “Area”). This document rep-
resents the Redevelopment Plan and Redevelopment Project (the “Plan”) for this proposed TIF dis-
trict.

The proposed TIF district, legally defined as a “Redevelopment Project Area”, is comprised of ap-
proximately 48.8 acres, inclusive of existing street rights-of-way (45.7 acres net of streets). The ge-
ographic location of this Area is illustrated on Exhibit A, Redevelopment Project Area Boundary
Map, and a boundary description is located in the Appendix as Attachment B.

A significant portion of the vacant properties within the Area are part of an Illinois Environmental
Protection Agency (IEPA) Brownfield remediation site that has been subject to remediation activi-
ties. About 44% percent of the vacant portion of the Area has below the ground surface a former
City landfill. The portion of this landfill not currently covered by woodlands has been capped in
accordance with EPA regulations, and the affected parcels have received “No Further Remediation”
(NFR) letters from the IEPA. According to representations made by the current owner of these
properties, significant expense has been incurred with this remediation effort. While a portion of
the former landfill has been capped, the landfill in its entirety still constitutes an unused disposal
site as defined in the Illinois Tax Increment Allocation Act (the “TIF Act” - 65 ILCS 5/11.74.4-1 et
seq.). Furthermore, the capping and NFR determination doesn’t remove the risk and added cost

that may be incurred with the installation of utilities to serve redevelopment of the Area.

The City is proposing the use of tax increment financing, as well as other economic development
resources, as available, to facilitate redevelopment of the privately owned properties in the Area.
Upgrades to or redevelopment of the driver’s education facility by the School District are anticipat-
ed as well. It is the intent of the City to induce the investment of significant private capital in the
Area, which is expected to have a positive economic impact on the community as a whole. The
proposed medical office development is a key component of the City’s overall economic develop-

ment program.
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The aforementioned Act permits the use of tax increment financing to address the presence of
blight or conditions that lead to blight. The Act sets forth the requirements and procedures for es-
tablishing a Redevelopment Project Area and a Redevelopment Plan. This report presents the find-
ings of eligibility, the Redevelopment Plan and Project for the Area as well as other findings, evi-
dence and documentation required by the Act.
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SECTION Il

STATUTORY BASIS FOR TAX INCREMENT FINANCING AND
SUMMARY OF FINDINGS

A. Introduction

Tax increment financing (TTF) is a local funding mechanism created by the TIF Act. The concept
behind the tax increment law is straightforward and allows a municipality to carry out redevelop-
ment activities. Redevelopment that occurs in a designated Redevelopment Project Area results in
an increase in the equalized assessed valuation (EAV) of the property and, thus, generates increased

real property tax revenues. This increase or "increment" can be used to finance "Redevelopment
Project costs" such as land acquisition, site clearance, building rehabilitation, interest subsidy, con-

struction of public infrastructure and other items as permitted by the Act.

As used herein, the term Redevelopment Project means any public or private development project
in furtherance of the objectives of a redevelopment plan. The term Redevelopment Project Area
means an area designated by the municipality, which is not less in the aggregate than 1-1/2 acres
and in respect to which the municipality has made a finding that there exist conditions which cause
the area to be classified as an industrial park conservation area, a blighted area, a conservation ar-
ea, or a combination of both blighted areas and conservation areas. Redevelopment plan means
the comprehensive program of the municipality for development or redevelopment intended by the
payment of Redevelopment Project costs to reduce or eliminate those conditions the existence of

which qualified the Redevelopment Project Area.

The Tllinois General Assembly made various findings in adopting the TIF Act and among them

were:

1. That there exist in many municipalities within the State blighted and conservation are-

as; and

2. That the eradication of blighted areas and the treatment and improvement of conserva-

tion areas by redevelopment projects are essential to the public interest and welfare.

These findings were made on the basis that the presence of blight, or conditions that lead to blight,
is detrimental to the safety, health, welfare and morals of the public.

To ensure that the exercise of these powers is proper and in the public interest, the TIF Act speci-
fies certain requirements that must be met before a municipality can proceed with implementing a
redevelopment plan. One of these requirements is that the municipality must demonstrate that a
Redevelopment Project Area qualifies under the definitions set forth in the Act.
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B. Summary of Findings

The following findings and evidentiary documentation is made with respect to the proposed Rede-

velopment Project Area:

1. The Area as a whole meets the statutory definition for a combination conservation area
and blighted area. Certain conservation area criteria are applicable to the improved
land within the Area and certain blighted area criteria to the vacant land. Further-
more, the factors necessary to make this finding are present to a meaningful extent and

are reasonably distributed throughout the Area.

2. The Redevelopment Project Area encompasses approximately 46 acres of land and,

therefore, exceeds the statutory minimum size of 1-1/2 acres.
3. The Redevelopment Project Area contains contiguous parcels of real property.

4. If this Redevelopment Plan and Project is adopted and implemented by the City, it is
reasonable to say that all properties included in the Redevelopment Project Area would

substantially benefit from being included in the Area.

5. The Redevelopment Project Area, as a whole, has not been subject to growth and devel-
opment through investment by private enterprise and would not reasonably be antici-

pated to occur without public assistance.
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A. Introduction

SECTION Il

BASIS FOR ELIGIBILITY OF THE AREA AND FINDINGS

A Redevelopment Project Area, according to the TIF Act, is that area designated by a municipality

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. This report documents the relevant statutory requirements and how the

Area meets the eligibility criteria.

B. Statutory Definitions

The Act defines the factors that must be present in order for an area to qualify for TIF. The fol-

lowing provides the statutory definitions of the qualifying factors relating to a blighted area:

“Blighted area” means any improved or vacant area within the boundaries of a Redevelop-

ment Project Area located within the territorial limits of the municipality where:

1. If improved, industrial, commercial, and residential buildings or improvements are

detrimental to the public safety, health, or welfare because of a combination of five

(5) or more of the following factors, each of which is (i) present, with that presence

documented to a meaningful extent, so that a municipality may reasonably find that

the factor is clearly present within the intent of the Act, and (ii) reasonably distrib-

uted throughout the improved part of the Redevelopment Project Area:

a.

80998 -08/16/2012

Dilapidation. An advanced state of disrepair or neglect of necessary repairs
to the primary structural components of buildings, or improvements in such
a combination that a documented building condition analysis determines
that major repair is required or the defects are so serious and so extensive
that the buildings must be removed.

Obsolescence. The condition or process of falling into disuse. Structures
have become ill-suited for the original use.

Deterioration. With respect to buildings, defects including, but not limited
to, major defects in the secondary building components such as doors, win-
dows, porches, gutters, and downspouts, and fascia. With respect to surface
improvements, that the condition of roadways, alleys, curbs, gutters, side-
walks, off-street parking, and surface storage areas evidence deterioration,
including, but not limited to, surface cracking, crumbling, potholes, depres-
sions, loose paving material, and weeds protruding through paved surfaces.
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Presence of structures below minimum code standards. All structures that

do not meet the standards of zoning, subdivision, building, fire, and other
governmental codes applicable to property, but not including housing and
property maintenance codes.

Illegal use of individual structures. The use of structures in violation of ap-

plicable federal, State, or local laws, exclusive of those applicable to the
presence of structures below minimum code standards.

Excessive vacancies. The presence of buildings that are unoccupied or un-

der-utilized and that represent an adverse influence on the area because of
the frequency, extent, or duration of the vacancies.

Lack of ventilation, light, or sanitary facilities. The absence of adequate

ventilation for light or air circulation in spaces or rooms without windows,
or that require the removal of dust, odor, gas, smoke, or other noxious air-
borne materials. Inadequate natural light and ventilation means the ab-
sence of skylights or windows for interior spaces or rooms and improper
window sizes and amounts by room area to window area ratios. Inadequate
sanitary facilities refers to the absence or inadequacy of garbage storage and
enclosure, bathroom facilities, hot water and kitchens, and structural inade-
quacies preventing ingress and egress to and from all rooms and units with-
in a building.

Inadequate utilities. Underground and overhead utilities such as storm sew-

ers and storm drainage, sanitary sewers, water lines, and gas, telephone,
and electrical services that are shown to be inadequate. Inadequate utilities
are those that are: (i) of insufficient capacity to serve the uses in the Rede-
velopment Project Area, (ii) deteriorated, antiquated, obsolete, or in disre-
pair, or (iii) lacking within the Redevelopment Project Area.

Excessive land coverage and overcrowding of structures and community fa-

cilities. The over-intensive use of property and the crowding of buildings and
accessory facilities onto a site. Examples of problem conditions warranting
the designation of an area as one exhibiting excessive land coverage are: (i)
the presence of buildings either improperly situated on parcels or located on
parcels of inadequate size and shape in relation to present-day standards of
development for health and safety, and (ii) the presence of multiple build-
ings on a single parcel. For there to be a finding of excessive land coverage,
these parcels must exhibit one or more of the following conditions: insuffi-
cient provision for light and air within or around buildings, increased threat
of spread of fire due to the close proximity of buildings, lack of adequate or
proper access to a public right-of-way, lack of reasonably required off-street
parking, or inadequate provision for loading and service.
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j- Deleterious land use or layout. The existence of incompatible land-use rela-

tionships, buildings occupied by inappropriate mixed-uses, or uses consid-
ered to be noxious, offensive, or unsuitable for the surrounding area.

k. Environmental clean-up. The proposed Redevelopment Project Area has in-

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

L. Lack of community planning. The proposed Redevelopment Project Area

was developed prior to or without the benefit or guidance of a community
plan. This means that the development occurred prior to the adoption by
the municipality of a comprehensive or other community plan, or that the
plan was not followed at the time of the area’s development. This factor
must be documented by evidence of adverse or incompatible land-use rela-
tionships, inadequate street layout, improper subdivision, parcels of inade-
quate shape and size to meet contemporary development standards, or other
evidence demonstrating an absence of effective community planning.

m. The total equalized assessed value of the proposed Redevelopment Project

Area has declined for three (3) of the last five (5) calendar years prior to the

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

2. If vacant, the sound growth of the Redevelopment Project Area is impaired by a
combination of two (2) or more of the following factors, each of which is (i) present,

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

a. Obsolete platting of vacant land that results in parcels of limited or narrow

size, or configurations of parcels of irregular size or shape that would be
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difficult to develop on a planned basis and in a manner compatible with
contemporary standards and requirements, or platting that failed to cre-
ate rights-of-ways for streets or alleys, or that created inadequate rights-of-
way widths for streets, alleys, or other public rights-of-way, or that omitted
easements for public utilities.

b. Diversity of ownership of parcels of vacant land sufficient in number to re-

tard or impede the ability to assemble the land for development.

c. Tax and special assessment delinquencies exist, or the property has been

the subject of tax sales under the Property Tax Code within the last five (5)
years.

d. Deterioration of structures or site improvements in neighboring areas adja-

cent to the vacant land.

e. The area has incurred Illinois Environmental Protection Agency or United

States Environmental Protection Agency remediation costs for, or a study

conducted by an independent consultant recognized as having expertise in
environmental remediation has determined a need for the clean-up of haz
ardous waste, hazardous substances, or underground storage tanks required
by State or federal law, provided that the remediation costs constitute a ma-
terial impediment to the development or redevelopment of the Redevelop-
ment Project Area.

f. The total equalized assessed value of the proposed Redevelopment Pro-

ject Area has declined for three (3) of the last five (5) calendar years prior

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

3. If vacant, the sound growth of the Redevelopment Project Area is impaired by one
of the following factors that (i) is present, with that presence documented to a

meaningful extent, so that a municipality may reasonably find that the factor is
clearly present within the intent of the Act, and (ii) is reasonably distributed
throughout the vacant part of the Redevelopment Project Area to which it pertains:
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a. The area consists of one or more unused quarries, mines, or strip mine
ponds.
b. The area consists of unused rail yards, rail tracks, or railroad rights-of-way.
c. The area, prior to its designation, is subject to chronic flooding that ad-

versely impacts on real property in the area, as certified by a registered pro-
fessional engineer or appropriate regulatory agency.

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

e. Prior to the effective date of this amendatory Act of the 91+ General As-
sembly, the area is not less than 50, nor more than 100 acres, and 75% of
which is vacant (notwithstanding that the area has been used for commer-
cial agricultural purposes within five (5) years prior to the designation of
the Redevelopment Project Area), and the area meets at least one of the fac-
tors itemized in paragraph (a) of this subsection, the area has been desig-
nated as a town or City center by ordinance or comprehensive plan adopted
prior to January 1, 1982, and the area has not been developed for that des-
ignated purpose.

f. The area qualified as a blighted improved area immediately prior to becom-
ing vacant, unless there has been substantial private investment in the im-
mediately surrounding area.

C. Investigation and Analysis of Blighting Factors

To ensure that the exercise of these powers is proper and in the public interest, the Act specifies
certain requirements that must be met before a municipality can proceed with implementing a Re-
development Project. One of these is that the municipality must demonstrate that the Redevelop-
ment Project Area qualifies for TIF. In this situation, several blighting factors, as they are applied

to vacant land, are present.

1. Findings on Improved Area

The only improved parcel within the Area is the Moline High School’s driver’s education
facility. The property consists largely of an asphaltic concrete paved driving course. Also,
there is a small lookout observation building. According to City staff, the lookout building
was in existence in 1977 and therefore the building is at least 35 years old. The paved sur-
faces are in deteriorated condition with considerable “alligator” cracking due to its age and

exposure to the elements. According to City staff the building is not compliant with City
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codes, albeit the deficiencies are “grandfathered” and allowed to exist as non-conforming.
In addition, the total equalized assessed valuation (EAV) for the Area has not kept pace
with the balance of the City for four (5) of the last five (5) calendar years. A comparison of
EAYV for the Area and the balance of the City are shown in Exhibit B, Comparison of EAV
Growth Rates (2006-2011). Given the age of the lookout building and the three eligibility

factors described above, the improved portion of the Area qualifies as a “conservation area”.

Exhibit B

COMPARISON OF EAV GROWTH RATES (2006 - 2011)
415t Street Redevelopment Project Area
City of Moline, lllinois

EAV
Area Growth
Balance Rate Less Than
Assessment Year Project Area ' of City ? Balance of City?
2006 $ 532,049 778,444,210
2007 $ 545,350 844,478,026
Annual Percent Change 2.5% 8.5% YES
2008 $ 556,256 868,488,405
Annual Percent Change 2.0% 2.8% YES
2009 $ 561,820 881,037,964
Annual Percent Change 1.0% 1.4% YES
2010 $ 561,820 885,988,071
Annual Percent Change 0.0% 0.6% YES
2011 $ 561,820 889,716,646
Annual Percent Change 0.0% 0.4% YES

! Equalized Assessed Valuation (EAV) for the Project Area.

property assessment data.

Source: Rock Island County

% Total EAV for the City less the EAV for the Project Area.

PCWrLannirs
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2. Findings on Vacant Area

Before documenting the presence of these factors, evidence is presented to prove that the
Area can be considered vacant land pursuant to the definition of “vacant land” in the
Act, to wit:

“(v) As used in subsection (a) of Section 11-74.4-3 of this Act, "vacant land"
means any parcel or combination of parcels of real property without industri-
al, commercial, and residential buildings which has not been used for com-
mercial agricultural purposes within 5 years prior to the designation of the
Redevelopment Project Area, unless the parcel is included in an industrial

park conservation area or the parcel has been subdivided;...”

Aerial photographs of the Area, available from Google Earth, were examined to see if there
was any evidence of agricultural use, such as the presence of crops or the raising of live-
stock. The first aerial photographs examined were from August 11, 2006. Subsequent to
this photography, five more aerial shots were taken in 2007, 2009, 2010 and 2011, with the
latest being taken November 16, 2011. None of this photography indicated the presence of

any commercial agricultural activity.

Even if the Area was used for commercial agricultural purposes within the last five years,
the Area has been subdivided. Much of the vacant portion of the Area was platted as the
“Ferry’s Subdivision”.! The balance of the vacant land has been subdivided, as evidenced
by Supervisor of Assessment Maps, Sheet 24, Lots 105-1, 106, 107 108, 108-1, 109, 113,
114 and 115. Lots 105-1, 109, 114 and 115 constituted re-subdividing of the Ferry’s Subdi-
vision. Thus, the vacant parcels located within the Area have been “subdivided”.

The statutory definition of a “blighted area” is satisfied with respect to how this definition
is applied to vacant land under two subsections of the Act. First, subsection 11.74.4-4-3 (a)
(2) of the Act states that “[i]f vacant, the sound growth of the Redevelopment Project Area
is impaired by 2 or more of the following factors each of which is (i) is present, with that
presence documented to a meaningful extent, so that a municipality may reasonably find
that the factor is clearly present within the intent of the Act, and (ii) is reasonably distribut-
ed throughout the vacant part of the Redevelopment Project Area to which it pertains:...”
(emphasis added). The factors present in this case is that the total equalized assessed valua-
tion (EAV) of the proposed Area has increased at a rate that is less than the balance of the
City for 5 of the last 5 years and obsolete platting.

' Per Plat of Survey prepared by Missman, Stanley & Associates, P.C., March 1999.
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a. EAV Trends: This factor is applicable to vacant land as well as improved
land. The total equalized assessed valuation (EAV) for the Area has not kept
pace with the balance of the City for all five (5) of the last five (5) calendar
years. A comparison of EAV for the Area and the balance of the City are
shown in Exhibit B, Comparison of EAV Growth Rates (2006-2011).

b. Obsolete Platting: As noted previously, much of the vacant portion of the
Area was platted as the Ferry’s Subdivision. This subdivision created some
very unusual parcel configurations, which some would not meet the City’s
current Subdivision Code. Subsequent subdivisions of property also would
not be compliant with the current Subdivision Code. A Description of Ob-
solete Platting is provided on Exhibit C. The applicable Subdivision Code

sections are cited with respect to each substandard condition.

Another subset of qualification factors under the definition of blight, as it is applied to va-
cant land, is subsection 11.74.44-3 (a) (3) of the Act. It states that “[i]f vacant, the sound
growth of the Redevelopment Project Area is impaired by one of the following factors
that (i) is present, with that presence documented to a meaningful extent, so that a munici-
pality may reasonably find that the factor is clearly present within the intent of the Act, and
(ii) is reasonably distributed throughout the vacant part of the Redevelopment Project Area

”

to which it pertains:...” (emphasis added). The factor present in this case is that 44% of
the vacant portion of the Area consists of an unused disposal site containing earth, stone,
building debris or similar materials that were removed from construction, demolition, exca-
vation, or dredge sites. Evidence of these types of disposed materials was revealed in a
comprehensive Site Investigation/Remedial Objectives (SI/RO) Report completed with re-
spect to this site identified by the IEPA Inventory Number 1610455202.” Research con-
tained in this report revealed that a portion of the now vacant area was used as a City of
Moline landfill between approximately 1940 and 1960. Exhibit D - Former City Landfill
shows the location of the landfill based on information provided in the previously refer-
enced Missman Report. As part of the site investigation, approximately 75 boreholes were
made, along with six trenches excavated through the filled areas. Where borings penetrat-
ed the landfill, materials found included “glass, brick, wire, paper, and other miscellaneous
inert material.” Fill material encountered in the excavated trenches consisted of “glass,
wood, tires and metal debris.” A 55 gallon drum of solidified paint was also discovered.
While material within the landfill included typical municipal waste, it also contained what
can be described as building debris (e.g., brick and wood) removed from construction or
demolition sites.

2 Site Investigation/Remedial Objectives Report, Missman, Stanley & Associates, P.C., March 2, 1999 & Ad-
dendum, May 12, 1999. Approved by the IEPA Jun 21, 1999.
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Exhibit C

Description of Obsolete Platting
41st Street Redevelopment Project Area

City of Moline, lllinois

Legend

Redevelopment Project Area Boundary

Note: Section references are from

Chapter 29, "Subdivisions"

of the Moline Code of Ordinances
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Exhibit D

Former City Landfill
41st Street Redevelopment Project Area

City of Moline, lllinois

Legend
: Redevelopment Project Area Boundary
[ ] Location of Landfill*

* Source: Landfill Location Map,
Ferry Property, January 1990.
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D. Conclusion of Investigation of Blighting Factors for the Redevelopment Project Area

It is found that the Redevelopment Project Area contains conditions that qualify it as a combination
conservation area and blighted area as these terms are applied to improved land and vacant land
in the TIF Act. The qualifying factors are present to a meaningful extent and distributed sufficient-
ly throughout the Area.

Although it may be concluded that the mere presence of the stated eligibility factors might be suffi-
cient to make a finding of qualification as a blighted area, this evaluation was made on the basis
that the factors must be present to an extent that would lead reasonable persons to conclude that
public intervention is appropriate or necessary. It can be concluded that public intervention is nec-
essary because of the conditions documented herein and that private investment in the Area is lack-
ing. The City Council should review this analysis and, if satisfied with the findings contained here-
in, proceed with the adoption of these findings in conjunction with the adoption of the Redevelop-
ment Plan and establishment of the Redevelopment Project Area.
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SECTION IV

REDEVELOPMENT PLAN

A. Introduction

This section presents the Redevelopment Plan and Project for the 41+ Street Redevelopment Project
Area. A Redevelopment Plan is defined in the Act as "the comprehensive program of the munici-
pality for development or redevelopment intended by the payment of redevelopment project costs
to reduce or eliminate those conditions the existence of which qualified the redevelopment project
area as a blighted area or conservation area or combination thereof or industrial park conservation
area, and thereby to enhance the tax bases of the taxing districts which extend into the Redevelop-
ment Project Area".

B. General Land Uses to Apply

The Plan proposes redeveloping the vacant portion of the Area into a medical/wellness center cam-
pus. Concept plans for the Area, prepared on behalf of Genesis Medical Center, resolves the obso-
lete platting issues and provides for an effective reuse of a former landfill. With respect to the ex-
isting improved property, the School District intends to upgrade the driver’s education facility and

may consider redeveloping the site at some time in the future.

C. Obijectives

The objectives of the Redevelopment Plan are:

1. Reduce or eliminate those conditions that qualify the Redevelopment Project Area as
eligible for tax increment financing by carrying out the Redevelopment Plan. These
improvements may include other actions permitted by the Act and infrastructure
needs as identified during the implementation of the Redevelopment Plan.

2. Enhance the real estate tax base for the City and all other taxing districts, which ex-
tend into the Redevelopment Project Area through the implementation and comple-

tion of the activities identified herein.

3. Encourage and assist private investment in redevelopment projects within the Rede-
velopment Project Area through the provision of financial assistance for new devel-
opment as permitted by the Act.

4. Provide for safe and efficient traffic circulation, both to and from the Area and
within the Area.
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5. Complete all public and private actions required in this Redevelopment Plan in an

expeditious manner.

D. Program Policies to Accomplish Objectives

The City of Moline has determined that it is appropriate to provide limited financial incentives for
private investment within the Redevelopment Planning Area. It has been determined through dis-
cussions with the developer that tax increment financing constitutes a key component of leveraging
private investment within the Redevelopment Project Area. The City will incorporate appropriate
provisions within any redevelopment agreement entered into between the City and private parties

to achieve the successful completion of the redevelopment project described below.

E. Redevelopment Project

To achieve the Plan objectives and the overall project proposed in the Plan, a number of public and
private activities will need to be undertaken. This includes a combination of private developments
and public investment to leverage this private development. Improvements and activities necessary

to implement the Plan may include the following:
1. Private Redevelopment Activities:

The developer plans to construct, in phases, approximately 188,000 gross square
feet of principally medical office buildings and other wellness related services. Also

incorporated in the campus plan are walking trails.
2. Public Redevelopment Activities:

Public improvements and support activities will be used to induce and complement
private investment. These may include, but are not limited to, land assembly and
site preparation, public utilities, interest write-down, and marketing of properties, as
well as other programs of financial assistance, as may be provided by the City. In
addition, public investment to upgrade the driver’s education facility is planned for
the time being, but the School District and may consider redeveloping the site at

some time in the future.
3. Land Assembly, Displacement Certificate & Relocation Assistance:

This Plan will not include the displacement of inhabited housing units because there
are no housing units located within the Project Area.
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F. Estimated Redevelopment Project Costs

Moline, lllinois

The estimated costs associated with the eligible public redevelopment activities are presented in

Exhibit E entitled Estimated Redevelopment Project Costs. This estimate includes reasonable or

necessary costs incurred, or estimated to be incurred, in the implementation of this Redevelopment

Plan. These estimated costs are subject to refinement as specific plans and designs are finalized

and experience is gained in implementing this Redevelopment Plan and do not include financing

costs or interest payments that may be incurred in conjunction with redevelopment projects.

Exhibit E
ESTIMATED REDEVELOPMENT PROJECT COSTS

415t Street Redevelopment Project Area

City of Moline, Illinois

Description Estimated Cost
A. Public Works or Improvements $1,750,000
(Improvement of streets, curb and gutters, utilities and other public
improvements)
B. Property Assembly $1,800,000
(Site preparation)
C. Relocation $200,000
D. Taxing District Capital Costs $100,000
E. Job Training $100,000
F. Interest Costs Incurred by Developers $2,000,000
(30% of interest costs)
G. Planning, Legal and Professional Services $500,000
H. General Administration $150,000
I. Financing Costs See Note 3
J. Contingency $500,000
Total Estimated Costs $7,100,000

Notes:
1. All costs shown are in 2012 dollars.

2. Adjustments may be made among line items within the budget to reflect program implementation experience.

3. Municipal financing costs such as interest expense, capitalized interest and cost of issuance of obligations are not

quantified herein. These costs are subject to prevailing market conditions and will be considered
part of the total redevelopment project cost if and when such financing costs are incurred.

4. Private redevelopment costs and investment are in addition to the above.

5. The total estimated redevelopment project costs shall not be increased by more than 5% after adjustment for

inflation from the date of the Plan adoption, per subsection 11-74.4.5 (c) of the Act.
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In addition to the proposed TIF funding, the City may seek the assistance of various State of Illi-
nois Departments (Illinois EPA, Department of Commerce and Economic Opportunity, etc), or
appropriate agencies of the Federal Government to assist in funding site preparation, infrastruc-
ture, or other required projects or improvements. To the extent additional funds can be secured
from the State of Illinois, or any federal program or other public or private sources, the City may

use such funding sources in furtherance of the Redevelopment Plan and Projects.

G. Description of Redevelopment Project Costs

Costs that may be incurred by the City in implementing the Redevelopment Plan may include pro-
ject costs and expenses as itemized in Exhibit E, on the previous page, subject to the definition of
“redevelopment project cost” as contained in the TIF Act, and the “Contingency” line item may
include any other costs that are eligible under said definition. Itemized below is the statutory list-
ing of “redevelopment project costs” currently permitted by the TIF Act [bold typeface added for
emphasis]. Note that some of the narrative below has been paraphrased (see full definitions in the
TIF Act).

1. Costs of studies, surveys, development of plans and specifications, wetland miti-
gation plans, implementation and administration of the Redevelopment Plan, in-
cluding but not limited to staff and professional service costs for architectural, engi-
neering, legal, environmental, financial, planning or other services, subject to cer-

tain limitations:

a. There are limitations on contracts for certain professional services with re-

spect to term, services, etc.

b. Annual administrative costs shall not include general overhead or adminis-
trative costs of the municipality that would still have been incurred by the
municipality if the municipality had not designated a redevelopment project
area or approved a redevelopment plan.

c. Marketing costs are allowable so long as they relate to marketing sites with-
in the redevelopment project area to prospective businesses, developers, and

investors.

2. Property assembly costs, including but not limited to acquisition of land and other
property, real or personal or interest therein, demolition of buildings, site prepara-
tion, site improvements that serve as an engineered barrier addressing ground level
or below ground level environmental contamination, including but not limited to
parking lots and other concrete or asphalt barriers, and the clearing and grading of
land.
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3. 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 con-
structing a new municipal public building principally used to provide offices, storage
space, or conference facilities or vehicle storage, maintenance, or repair for adminis-
trative, public safety, or public works personnel and that is not intended to replace
an existing public building as provided under paragraph (3) of subsection (q) of Sec-
tion 11-74.4-3 of the Act unless either

a. the construction of the new municipal building implements a redevelopment
project that was included in a redevelopment plan that was adopted by the

municipality prior to November 1, 1999; or

b. the municipality makes a reasonable determination in the redevelopment
plan, supported by information that provides the basis for that determina-
tion, that the new municipal building is required to meet an increase in the
need for public safety purposes anticipated to result from the implementa-
tion of the redevelopment plan.

4. Cost of job training and retraining projects, including the cost of “welfare to work”
programs implemented by businesses located within the redevelopment project ar-
ea.

5. Financing costs, including but not limited to, all necessary and incidental expenses
related to the issuance of obligations by the City, and which may include payment
of interest on any obligations issued thereunder including interest accruing during
the estimated period of construction of any redevelopment project for which such
obligations are issued and for not exceeding thirty-six (36) months thereafter, and
including reasonable reserves related thereto.

6. To the extent the municipality by written agreement accepts and approves the same,
all or a portion of a taxing district's capital costs resulting from the redevelopment
project necessarily incurred or to be incurred within a taxing district in furtherance
of the objectives of the redevelopment plan and project.

7. Relocation costs to the extent that a municipality determines that relocation costs
shall be paid or is required to make payment of relocation costs by federal or state
law or in order to satisfy Subsection 11-74.4-3 (n) (7) of the TIF Act (re: federal Uni-
form Relocation Assistance and Real Property Acquisition Policies Act require-

ments).
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8. Costs of job training, retraining, advanced vocational education or career educa-

tion, including but not limited to courses in occupational, semi-technical or technical

fields leading directly to employment, incurred by one or more taxing districts,

provided that such costs:

a.

are related to the establishment and maintenance of additional job training,
advanced vocational education or career education or career education pro-
grams for persons employed or to be employed by employers located in a
redevelopment project area: and

when incurred by a taxing district or taxing districts other than the munici-
pality, are set forth in a written agreement by or among the municipality
and the taxing district or taxing districts, which agreement describes the
programs to be undertaken, including but not limited to the number of em-
ployees to be trained, a description of the training and services to be provid-
ed, the number and types of positions available or to be available, itemized
costs of the program and sources of funds to pay for the same, and the
terms of the agreement. Such costs include, specifically, the payment by
community college districts of costs pursuant to Sections 3-37, 3-38, 3-40 and
3-40.1 of the Public Community College Act, and by school districts of costs
pursuant to Sections 10-22.20a and 10-23.3a of the School Code.

0. Interest costs incurred by a redeveloper related to the construction, renovation or

rehabilitation of a redevelopment project provided that:

80998 -08/16/2012

such costs are to be paid directly from the special tax allocation fund estab-
lished pursuant to this Act;

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

if there are not sufficient funds available in the special tax allocation fund to
make the payment pursuant to this paragraph, then the amounts so due
shall accrue and be payable when sufficient funds are available in the special
tax allocation fund;

the total of such interest payments paid pursuant to this Act may not exceed
30% of the total (i) cost paid or incurred by the redeveloper for the redevel-
opment project plus (ii) redevelopment project costs, excluding any property
assembly costs and any relocation costs incurred by a municipality pursuant
to this Act;
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10.

None of the redevelopment project costs enumerated above shall be eligible redevel-
opment project costs if those costs would provide direct financial support to a retail
entity initiating operations in the redevelopment project area, while terminating op-
erations at another Illinois location within 10 miles of the redevelopment project ar-
ea but outside the boundaries of the redevelopment project area municipality. For
purposes of this paragraph, termination means closing of a retail operation that is
directly related to the opening of the same operation or like retail entity owned or
operated by more than 50% of the original ownership in a redevelopment project
area; but it does not mean closing an operation for reasons beyond the control of
the retail entity, as documented by the retail entity, subject to a reasonable finding
by the municipality that the current location contained inadequate space, had be-
come economically obsolete, or was no longer a viable location for the retailer or

serviceman.
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SECTION V
OTHER FINDINGS AND REQUIREMENTS

A. Conformance with Comprehensive Plan

The proposed Genesis medical wellness campus conforms to the City of Moline’s Comprehensive
Plan adopted November 13, 2001. The Future Land Use Plan for the Highland Planning Districts
proposes that the vacant portion of the Project Area be developed for office uses. The School Dis-
trict property is shown as Public and Semi-Public use.

B. Areq, on the Whole, not Subject to Growth and Development

Other than private expenditures to mitigate the former City landfill and to obtain a No Further
Remediation letter from the Illinois Environmental Protection Agency, the Area has not been sub-
ject to growth and investment by private enterprise. This is also evident by the lack of growth in
property values as shown in Exhibit F, EAV Trends (2006 - 2011). The data shows that the Area
has only grown in assessed value at a compounded annual rate of 1.1% over the last five years. By
comparison, the Consumer Price Index during this same period was double this rate and the bal-
ance of the City was 2.7%

Exhibit F

EAV TRENDS (2006 - 2011)

41st Street Redevelopment Project Area

City of Moline, lllinois

EAV Avg.
Annual
2006 2011 Change Percent Percent
41st Street RPA ! $532,049 $561,820 $29,771 6% 1.1%
CPI - All Urban Consumers® 201.6 224.939 23.339 12% 2.2%
Balance of City * $778,444,210 $889,716,646 | $111,272,436 14% 2.7%
! Equalized Assessed Valuation (EAV) of the Redevelopment Project Area.
2 Consumer Price Index for All Urban Consumers. Source: U.S. Bureau of Labor Statistics.
? Total City EAV minus Project Area EAV.
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C. Would Not be Developed “but for” TIF

The City has found that the Redevelopment Project Area would not reasonably be developed with-
out the use of tax increment revenues. The City further commits that such incremental revenues
will be utilized for the development and revitalization of the Redevelopment Project Area as pro-
vided 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.

Genesis Medical Center - Illinois, the developer proposing to develop the Area, has provided the
City with a financial pro-forma analysis which shows that the project is not feasible without TIF to
reimburse the developer for certain TIF eligible redevelopment project costs. Cost estimates for the
initial phase indicates that the net rental rate for the medical office buildings would need to be ap-
proximately $22.50 per square foot. However, according to Genesis, the Moline market will only
support $14.00 to $16.00 per square foot. It is the intent of this TIF Redevelopment Plan to help
overcome the extraordinary cost of redevelopment so as to close or significantly reduce this eco-
nomic gap. Without financial incentives to overcome these barriers, investment by private enter-

prise will not take place to redevelop this Area.

D. Assessment of Financial Impact

The City 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 will be limited. Currently, com-
munity services (fire, police, and utility) and facilities appear to be adequate for the foreseeable fu-
ture to support the proposed development. Nonetheless, the City commits to a pass-through of up
to 25% of the revenues generated by the Project to the affected taxing jurisdictions on an annual
basis. After recovering the cost of preparing the TIF Plan and establishing the Project Area and
accounting for annual implementation expenses (e.g., audit and related fees, annual notices and
annual reports to the Illinois Comptroller and taxing districts) the City will return, as surplus, up to
25% of the tax increment proceeds to Rock Island County for distribution on a pro-rata basis back
to the affected local taxing bodies. It is anticipated that the annual costs of implementation will be
relatively small and, therefore, the annual declared surplus will be close to, if not equal to, 25% of
the total property tax increment. Furthermore, it is anticipated that this annual pass-through will
be sufficient to cover any additional costs that may be incurred by the various taxing districts as a

result of the Project.

The City and Joint Review Board will monitor the progress of the TIF program and its future im-
pacts on all local taxing bodies. In the event significant adverse impacts are identified that increase
demands for facilities or services in the future, the City will consider utilizing tax increment pro-

ceeds or other appropriate actions, to the extent possible, to assist in addressing the needs.
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E. Estimated Date for Completion of the Redevelopment Projects

The estimated date for completion of the Redevelopment Project or retirement of obligations issued
shall not be later than December 31+ of the year in which the payment to the City Treasurer, as
provided in subsection (b) of Section 11-74.4-8 of the Act, is to be made with respect to ad valorem
taxes levied in the twenty-third calendar year after the year in which the ordinance approving the
Redevelopment Project Area is adopted.

F. Most Recent Equalized Assessed Valuation

The most recent total equalized assessed valuation (EAV) for the Redevelopment Project Area is
$561,820. A listing of the parcels of real property located in the Project Area, and the 2011 As-
sessment Year EAV, is located in the Appendix as Attachment C. The County Clerk of Rock Is-
land County will verify the base EAV amount of each property after adoption of the City ordinanc-
es approving the Redevelopment Plan and establishing the Redevelopment Project Area.

G. Redevelopment Valuation

Contingent on the adoption of this Tax Increment Redevelopment Plan and commitment by the
City to the redevelopment program, it is anticipated that the redevelopment investment in this Re-
development Project Area will amount to over $24 million. Based on this level of investment, the
equalized assessed valuation is estimated to increase by approximately $8 million (2012 dollars) up-
on completion of the redevelopment project. It is anticipated that the redevelopment project will
occur in phases and, therefore, it will take years to reach these total values. A five year build-out is

planned, but is contingent on market conditions.

H. Source of Funds

The primary source of funds to pay for Redevelopment Project Costs associated with implementing
the Redevelopment Plan and Projects shall be funds collected pursuant to tax increment allocation
financing to be adopted by the City of Moline. Under such financing, tax increment revenue re-
sulting from increases in the EAV of property in the Redevelopment Project Area shall be allocated
to a special fund each year (the "Special Tax Allocation Fund"). The assets of the Special Tax Allo-
cation Fund shall be used to pay Redevelopment Project Costs and retire any obligations incurred
to finance Redevelopment Project Costs.

In order to expedite the implementation of the Redevelopment Plan and Projects and construction
of the public improvements, the City of Moline, pursuant to the authority granted to it under the
TIF Act, may issue bonds or other obligations to pay for the eligible Redevelopment Project Costs.
These obligations may be secured by future revenues to be collected and allocated to the Special
Allocation Fund.
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If available, revenues from other economic development funding sources, public or private, will be
utilized. These may include State and Federal programs, local retail sales tax, applicable revenues
from any adjoining Tax Increment Financing Areas, and land disposition proceeds from the sale of
land in the Redevelopment Project Area, as well as other revenues. The final decision concerning

redistribution of yearly tax increment revenues may be made a part of a bond ordinance.

L Nature and Term of Obligations

Without excluding other methods of City or private financing, the principal source of funding will
be those deposits made into the Special Allocation Fund of monies received from the taxes on the
increased value (above the initial equalized assessed value) of real property in the Area. These
monies may be used to repay private or public sources for the expenditure of funds made as “Rede-
velopment Project Costs” for applicable public or private redevelopment activities noted above, or
may be used to amortize Tax Increment Revenue obligations issued pursuant to this Redevelopment
Plan and Project for a term not to exceed 20 years, bearing an annual interest rate as permitted by
law. Revenues received in excess of 100% of funds necessary for the payment of principal and in-
terest on the bonds and not needed for other redevelopment project costs or early bond retirements
may be declared as surplus and become available for distribution annually to the taxing bodies to
the extent that this distribution of surplus does not impair the financial viability of the project.

J. Fair Employment Practices and Affirmative Action

The City of Moline will insure that all private and public redevelopment activities are constructed
in accordance with fair employment practices and affirmative action by any and all recipients of

Tax Increment Financing assistance.

K. Reviewing and Amending the TIF Plan

This Redevelopment Plan may be amended in accordance with the provisions of the TIF Act. Also,

the City shall adhere to all reporting requirements and other statutory provisions.
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APPENDIX
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Council Bill/Resolution No. 1115-2012
Sponsor:

A RESOLUTION

PROVIDING for a feasibility study related to a proposed redevelopment project area and
redevelopment area (west of 41°" Street south of 26" Avenue and east of
36™ Street) and to induce development interest within such area; and

AUTHORIZING expenditures in the course of planning and redevelopment, prior to a
redevelopment project area being established, that may be reimbursable
from TIF proceeds.

WHEREAS, the City of Moline (the “City”) is authorized under the provisions of the Tax
Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1, et seq. as amended (“the TIF
Act”), to finance redevelopment project costs in connection with redevelopment project areas
established in accordance with the conditions and requirements set forth in the Act; and

WHEREAS, pursuant to the Act, to implement tax increment financing (TIF), it 1s
necessary for the City to adopt a redevelopment plan and redevelopment project, designate a
redevelopment project area on the basis of finding that the area qualifies pursuant to statutory
requirements, and make a finding that the redevelopment project area on the whole has not been
subjected to growth and development through private enterprise and would not reasonably be
anticipated to be developed without the adoption of a redevelopment plan, which plan contains a
commitment to use public funds; and

WHEREAS, the City desires to undertake a feasibility study to determine whether
findings may be made with respect to an area of the City, generally described herein, which may
be designated as a redevelopment project area, to qualify the area as a blighted area or a
conservation area or a combination thereof as defined in the Act, and other research necessary to
document the lack of growth and development through private enterprise; and

WHEREAS, the boundaries of the redevelopment project area being considered is
delineated on Exhibit A attached hereto, provided that the actual redevelopment project area to
be established may contain more or less land than that shown on Exhibit A; and

WHEREAS, the City will be expending certain funds to determine eligibility of the
proposed redevelopment project area and to prepare the required redevelopment plan if the City
decides to implement tax increment financing for all or a portion of the proposed TIF area; and

WHEREAS, the City may expend other funds in furtherance of the objectives of the
anticipated redevelopment plan; and

WHEREAS, it is the intent of the City to recover these expenditures from the first

proceeds of the TIF program, if established; and
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Council Bill/Resolution No. 1115-2012
Page 2 of 3

WHERFEAS, the City wishes to encourage developers to pursue plans for the
redevelopment of the area and make such expenditures as are reasonably necessary in that regard
with confidence that said expenditures may be allowable redevelopment project costs under the
plan once adopted and subject to a redevelopment agreement between the City and the
developers/property owners; and

WHEREAS, Genesis Health System, an lowa/lllinois Corporation, and Frauenshuh
Health Care Real Estate Solutions, LLC, a Minnesota Limited Liability Company (the
“Developer”), propose to redevelop a portion of the area as set forth in the form of the Pre-
Funding Agreement between the City and the Developer; and

WHEREAS, the purpose of the proposed redevelopment plan and project is to generate
private investment in the targeted area, thereby eliminating or reducing blighted conditions or
conditions that may lead to blight and provides for the long-term sound growth of the
community; and

WHEREAS, tax increment allocation financing utilizes the increase in real estate taxes
(“tax increment”) resulting from the increase in value of properties located in a redevelopment
project area to pay for certain redevelopment projects costs as provided for in the Act; and

WHEREAS, of the purposes of the proposed redevelopment plan or proposed
redevelopment project area, none are reasonably expected to result in the displacement of
residents from ten (10) or more inhabited residential units within the area; therefore, the
feasibility study is not required to include the preparation of any housing impact study as
described in Section 11-74.4-4.1 (b) of the Act.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF
MOLINE, ILLINOIS, as follows:

That the City Council has examined the proposed area and circumstances and at this time
finds that it is reasonable to believe that a tax increment financing plan can be adopted for said
area and expenditures of development costs in furtherance of the plan, and potential development
should be allowable project costs under the plan, provided that this resolution is not a guarantee
that any such plan will be adopted, but rather an expression of the sense of the City at this time.

BE IT FURTHER RESOLVED that the person to contact for additional information
about the proposed redevelopment project area and who should receive all comments and
suggestions regarding the redevelopment of the area shall be:

Ray Forsythe

Planning & Development Director

City of Moline, 619 16" Street, Moline, IL 61265
Telephone (309) 524-2032
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Council Bill/Resolution No. 1115-2012
Page 3 of 3

January 10,2012

Date

Passed: January 10, 2012
Approved: January 17, 2012

Attest:

Ciy lerl J |

APPROVED AS TO FORM:

{

}%[%é{/{ 2 7 - ¢

City Attorney /
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ATTACHMENT B

Boundary Description
41° Street Redevelopment Project Area
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ATTACHMENT C

PIN LIST, PROPERTY OWNERS & 2011 EAV
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Parcel Identification Numbers (PIN), Owner and 2011 EAV

41st Street Redevelopment Project Area
City of Moline, lllinois

TIF Map

Locator  Parcel ID No. ZIP

ID No.' (PIN) County ID No. Owner Owner Address Owner City Code 2011 EAV
1 1710108002 0712585 GENESIS IL PROP/ACCT PAY 1227 E RUSHOLME ST DAVENPORT IA 52803| S 25,258
2 1710108004 0712586 GENESIS IL PROP 1227 E RUSHOLME ST DAVENPORT IA 52803| $ 22,336
3 1710108005 0712587 GENESIS IL PROP 1227 E RUSHOLME ST DAVENPORT IA 52803| $ 35,294
4 1710100006 07208-6 GENESIS IL PROP 1227 E RUSHOLME ST DAVENPORT IA 52803| $ 62,399
5 1710100007 07208-7 GENESIS HEALTH SYSTEMS 1227 E RUSHOLME ST DAVENPORT IA 52803| $ 62,396
6 1710100010 07208-8-A GENESIS IL PROP 1227 E RUSHOLME ST DAVENPORT IA 52803| $ 58,122
7 1710100009 07208-8 GENESISILPROPLC 1227 E RUSHOLME ST DAVENPORT IA 52803| $ 9,698
8 1710100003 07208-3 GENESIS IL PROP 1227 E RUSHOLME ST DAVENPORT IA 52803| $ 92,177
9 1710100004 07208-12 GENESIS IL PROP %ACCOUNTG 1227 E RUSHOLME ST DAVENPORT IA 52803| S 6,951
10 1710100011 07208-9 GENESIS IL PROP 1227 E RUSHOLME ST DAVENPORT IA 52803| S 62,396
11 1710100012 07208-11 GENESIS IL PROP 1227 E RUSHOLME ST DAVENPORT IA 52803| S 62,396
12 1710100013 07208-13 GENESIS IL PROP 1227 E RUSHOLME ST DAVENPORT IA 52803| $ 62,396
13 1710100002 07208 Board of Education 1619 11th AVE MOLINE IL 61265| $ -

TOTAL $ 561,820

" See corresponing map.

Committee-of-the-Whole
Page 247 of 269



L \ \ L\ \LM_J/ | 26TH AV[
S — T ]
—LZ'B‘TH’A\’/’AJ— ® :é ‘ r ‘ ‘ ’/—‘—’\—’—J
T o ||
(1 e
@ M 28TH AV
26THAV B 1 :I@:I—
5| |
T ®
;
Legend

' Redevelopment Project Area Boundary

Feet
N

[ ] Moline_Parcels_8162012 %

August 2012
@ Parcel Locator Number

Parcel Locator Map
41st Street Redevelopment Project Area
City of Moline, lllinois

Committee-of-the-Whole
Page 248 of 269



EXHIBIT A

TIF DESCRIPTION
41°%" STREET REDEVELOPMENT PROJECT AREA

Part of the southwest quarter of Section 3 and part of the northwest quarter and
northeast quarter of Section 10, Township 17 North, Range 1 West of the 4th Principal
Meridian in the City of Moline, County of Rock Island, State of lllinois, more particularly
described as follows;

Beginning at the at the northwest corner of Ferry’s Office Addition recorded as Doc.
No. 96-03124 in the Rock Island County Recorder's Office;

Thence South 00 degrees 37 minutes 55 seconds West along the west line of said
Ferry’s Office Addition, a distance of 175.00 feet to the south line of the northeast
quarter of the northwest quarter of said Section 10;

Thence North 89 degrees 53 minutes 14 seconds West along said south line, a
distance of 980.86 feet to the southwest corner of the northeast quarter of the
northwest quarter of said Section 10;

Thence South 89 degrees 45 minutes 54 seconds West along the south line of the
northwest quarter of the northwest quarter of said Section 10, a distance of 444.26 feet
to the east line of South Moline Township Tax Parcel No. 11858;

Thence North 00 degrees 11 minutes 38 seconds East along said east line and the
east line of South Moline Tax Parcel No. 11857 and 11856, a distance of 219.51 feet to
the north line of South Moline Tax Parcel No. 11856;

Thence North 89 degrees 55 minutes 13 seconds West along said north line, a
distance of 50.00 feet to the east line of Rolling Hills Addition as recorded in Plat Book
40 at Page 259 in said Recorder's Office;

Thence North 00 degrees 11 minutes 38 seconds East along said east line, a distance
of 469.91 feet to the north right of way line of 26th Avenue B;

Thence North 89 degrees 47 minutes 35 seconds West along said north right of way
line, a distance of 269.22 feet to the west line of South Moline Tax Parcel 208;

Thence North 00 degrees 10 minutes 24 seconds West along said west line and its
northerly projection, a distance of 657.23 feet to the north right of way line of 26th
Avenue;

Thence South 89 degrees 29 minutes 54 seconds East along said north right of way
line, a distance of 792.16 feet to the northerly projection of the east right of way line of
38th Street;

Thence South 00 degrees 01 minutes 10 seconds East along said east right of way
line and its northerly projection, a distance of 348.28 feet to the northerly line of
Genesis 41st Street Addition recorded as Doc. No. 2012-24254 in said Recorder's
Office;
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Thence South 89 degrees 45 minutes 15 seconds East along said northerly line, a
distance of 962.65 feet;

Thence North 00 degrees 37 minutes 55 seconds East along said northerly line, a
distance of 149.14 feet;

Thence South 89 degrees 29 minutes 54 seconds East along said northerly line and its
easterly projection, a distance of 321.80 feet to the east right of way line of 41st Street;

Thence South 00 degrees 17 minutes 38 seconds West along said east right of way
line, a distance of 800.26 feet;

Thence southerly 160.49 feet along said east right of way line and the arc of a curve to
the left having a radius of 1,392.69 feet, a chord bearing of South 03 degrees 00
minutes 27 seconds East, and a chord distance of 160.40 feet to the easterly
projection of the north line of said Ferry's Office Addition;

Thence North 89 degrees 53 minutes 14 seconds West along said north line and its
easterly projection, a distance of 336.72 feet to the Point of Beginning.

The above described parcel contains 48.815 acres, more or less.
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DEVELOPMENT AGREEMENT
Between the
CITY OF MOLINE

and

GENESIS HEALTH SYSTEMS

THIS INDENTURE ("Agreement") made and entered into on this day of
, 2012, by and bet ween the City of Moline, an lllinois Municipal
Corporation (“City”), and Genesis Health Systems, an lllinois Corporation (“Developer”).

WITNESSETH:

WHEREAS, the City wishes to engage in certain lawful activities authorized by
applicable law to assist private persons and entities in carrying out certain
redevelopment activities which are identified in the Project Plan for the City’s proposed
Genesis/41% Street Tax Incremental Financing District (TIF) enacted pursuant to the
Tax Increment Allocation Redevelopment Act, found generally at 65 ILCS 5/11-74.4-1
et. seq. (the “Act”); and

WHEREAS, the City wishes to enter into this Development Agreement with the
Developer in order to facilitate redevelopment of the Property (as defined below) located
at the 2700 — 2800 block of 41°' Street and

WHEREAS, the Entire Redevelopment Project shall consist of the following
elements, to-wit:

i. Installation of public improvements including but not limited to streets and
street improvements such as turning lanes, traffic signals and signage,
sidewalks, public utilities (sewer, water, storm water), public walking trails,
and community gathering areas;

ii. Construction of up to 5 buildings ranging in size from 18,000 gsf to 50,000
gsf with adequate parking to serve each perspective phase as well as the
public amenities;

iii. It is anticipated that the Genesis 41°%' Street Wellness Campus Attributes
are as follows:

Welcoming, easy to navigate site layout and way finding.

Site and buildings designed to promote healthy living.

Multiple building sites in their own peaceful setting.

Reduced views of large parking lots with generous landscaping and
healing areas.
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e Upscale design elements including signage, walking areas and
community gathering places.

The foregoing elements of the Genesis 41st Street Wellness Campus shall hereinafter
be collectively referred to as the “Redevelopment Project” unless individually identified;
and identified in Exhibit D.

WHEREAS, the Redevelopment Project is to take place upon that certain real
property described above as parcel numbers 07-12585, 07-12586, 07-12587, 07-208-6,
07-208-7, 07-208-8-A, 07-208-8, 07-208-3, 07-208-12, 07-208-9, 07-208-11, 07-208-13,
which is more particularly described in Exhibit A, “Legal Description,” attached hereto
and incorporated herein by this reference thereto (“Property”); and

WHEREAS, the City wishes to assist private developers in carrying out projects
that expand employment opportunities and create commercial enterprises in the City;
and

WHEREAS, the City believes that the Redevelopment Project to be located on
the Property and the fulfilment generally of the terms of this Agreement are in the vital
and best interests of the City and its residents, and are in accord with its duty, authority,
and the public purposes and conditions arising under the Act and all applicable state
and local laws and requirements.

NOW, THEREFORE, in consideration of the foregoing recitals, the mutual
covenants contained herein and for other good and valuable consideration, the receipt
and sufficiency of which are hereby acknowledged, the parties do her eby stipulate,
covenant, contract and agree as follows, to-wit:

. CITY’S AGREEMENT TO PROVIDE ASSISTANCE.

The following sets forth the intentions, undertakings and contractual obligations
and responsibilities of the City under this Agreement in accordance with the
Development Timetable contained in Exhibit B, attached hereto and incorporated by
reference herein:

A. Complete the Elements of the Prefunding Agreement and | nducement
Resolution 1115-2012. The City of Moline passed Council Bill/Resolution
No. 115-2012 on January 17, 2012 which provided for the completion of a
feasibility study related to the proposed redevelopment andto induce
development interest within the subject area. The C ity contracted with
PGAYV Planners to complete the Redevelopment Plan which is on file with
the City Clerk and the process to create the Tax Increment Financing
district is underway.

B. Maximum TIF Payment. The C ity’s total payment paid from the net
incremental real estate tax generated by the Redevelopment Project
under this Section | shall not exceed fifteen percent (15%) of the

Committee-of-the-Whole
Page 253 of 269



estimated total costs for Phase | of the Redevelopment Project and shall
not extend beyond December 31, 2035, which is the maximum length of
the proposed TIF district.

The estimated total project cost for Phase | of the Redevelopment Project
is separated into two (2) categories as follows:

Building | (Frauenshuh Building): $ 8,310,240
Genesis Health Systems Site Improvements: $ 2,063,500
Total Phase | Project Cost:  $10,373,740

for a total of Ten Million Three Hundred Seventy Three Thousand Seven
Hundred Forty Dollars ($10,373,740). Fifteen percent (15%) of such
estimated total project cost equals One Million Five Hundred Fifty Six
Thousand and Sixty One Dollars ($1,556,061) to be rebated from the net
incremental annual real estate taxes (“Maximum TIF Payment”). In the
event that the total project cost is less than the amount shown above, then
fifteen percent (15%) of the reduced project cost will be the maximum
amount paid to the Developer through the term of this Agreement. If, for
example, the total project costs are twenty percent (20%) less than the
amount shown above, then the total City rebate will be reduced by twenty
percent (20%). In no case shall the Maximum TIF Payment be greater
than $1,556,061.

Property Tax Rebate. The City shall pay through its TIF Fund to
Developer 75% of the net incremental annual real estate taxes until the
Maximum TIF Payment is reached. If, in the final year of payments, the
balance owed to Developer is less than 75% of the net incremental annual
real estate taxes, City shall pay only the amount necessary to reach the
Maximum TIF Payment.

The net incremental annual real estate taxes shall be used by the
Developer only to pay for eligible redevelopment costs allowed under the
Act (65 ILCS 5/11-74.4-3) as illustrated in Exhibit B, “Redevelopment
Project Costs,” attached hereto and incorporated herein by this reference,
subject to the Maximum TIF Rebate identified in 1.B. above. The base
year for computation purposes of the net annual increment is agreed to be
the annual real estate taxes for parcels 07-12585, 07-12586, 07-12587,
07-208-6, 07-208-7, 07-208-8-A, 07-208-8, 07-208-3, 07-208-12, 07-208-
9, 07-208-11, and 0 7-208-13; the base Equalized Assessed Valuation
(EAV) for the base year 2012 is $561,820. The property tax rebate period
will start with assessment year 2014 and payment year 2015. An
illustrative example of the payments called for under this paragraph is
shown in Exhibit C attached hereto and incorporated by reference herein.
The percentage payment shall be f rom the incremental property tax
generated solely by the Property, and paid to the City’s TIF Account; the
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City shall remit to the Developer within thirty-days (30) after receipt of total
annual payment into said City’s TIF Account from Rock Island County. In
the event that the Incremental Real Estate Taxes generated are less than
the amount shown on Exhibit C, then 75% of net Incremental Real Estate
Taxes generated by the Redevelopment Project will be paid to the
Developer for the particular year in question as set forth above, and the
term of payments shall be e xtended as needed to reach Maximum TIF
Rebate as long as said term is equal to or less than the life of the TIF
district. The parties agree that the figures shown in Exhibit C are for
illustrative purposes, and the actual annual payments to be made in any
given year may be more or less than the amount shown or may be $0
depending upon the actual experience.

Maximum Amount of Property Tax Rebate. Pursuant to 65 ILCS 5/11-
74.4-3(q), the maximum amount of rebate shall not exceed the sum of all
reasonable or necessary eligible costs (see Exhibit B) incurred or
incidental to the Redevelopment Plan and Redevelopment Project.

Final Payment. Upon final payment to reach the Maximum TIF Payment
or upon e xpiration of the TIF district, the City’s obligations under this
Agreement shall be fully paid and satisfied regardless of the total amount
of payments actually received by the Developer.

Interest. There shall be no interest charged to the City or due to the
Developer pursuant to this Agreement at any time, and no interest shall
ever be paid to the Developer from the City pursuant to this Agreement,
irrespective of whether or not the City is delinquent or otherwise tardy in
making payments required hereunder.

Grants and Loan Applications.  The City agrees to use its best efforts to
support the Developer in applying to state and f ederal grant or loan
programs that will enhance the Redevelopment Project.

TIF Amendments. The parties expressly understand and agree that all
payments provided for in the paragraphs set forth above shall be at all
times subject to the requirements and restrictions of the Act.

DEVELOPER AGREEMENT TO DEVELOP PROPERTY.

A.

Upon the execution of this Agreement, the Developer shall complete the
Redevelopment Project substantially in accordance with the plans and
specifications for the Redevelopment Project, which plans and
specifications must be approved by the City prior to commencement of
the Redevelopment Project (such approval may not unreasonably be
withheld), as may be normal, customary or required in order to proceed
with the Redevelopment Project, in accordance with all applicable rules,
codes, regulations, ordinances and laws.
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B. Developer agrees to complete the following Phase | project elements:

i. Genesis Health Systems shall complete the Site Work including all
Earthwork, Foundation & Load-bearing Elements, Utility Services,
Drainage and C ontainment, Pavements & Appurtenances,
Landscaping, Electrical;

ii. Frauenshuh HealthCare Real Estate Solutions shall construct a
50,000 square foot Medical Office Building.

C. Code Compliance. Tot he best of the Developer's knowledge, the
Redevelopment Project, as designed, is and shall be in full compliance
with all applicable state and local laws and ordinances, including the
conditions of the rezoning ordinance, General Ordinance 98-7-4, for the
subject property, a copy of which is attached hereto and incorporated
herein by reference as Exhibit E. Further, Developer warrants that the
City Code Compliance Manager or Building Official shall have approved
all building plans submitted and agrees to follow all requirements of the
City Code and the City Code Compliance Manager or Building Official.

D. Assessed Valuation. D eveloper agrees to am inimum equalized
assessed value of Two Million Nine Hundred Thirty Nine Thousand Two
Hundred Twenty Six Dollars ($2,939,226) and a minimum fair market
value of Eight Million Eight Hundred Seven Teen Thousand Six Hundred
Seventy Nine Dollars ($8,817,679). Developer agrees not to appeal the
annual assessed valuation of the Property as determined by the South
Moline Township Assessor until the expiration of this TIF district,
provided that any such assessment is consistent with that of comparable
properties.

|[ CONDITIONS PRECENDENT TO CITY’S INCENTIVE PAYMENTS

HEREUNDER.

A. The Parties agree that the performance of their respective obligations set
forth herein is specifically contingent upon the satisfaction and per formance of the
Developer having obtained debt and equity financing, or commitments for the same, in
such amounts and having such financial terms as are reasonable and related to a fair
market financing subject to the exercise of the Developer’'s discretion within sixty (60)
days of the execution of this Agreement.

B. Prior to the disbursement of any TIF rebate payments, Developer shall
provide documentation of the actual project cost incurred, which have been
independently verified by a third party mutually agreed to by City and Developer, at
Developer’'s expense. Failure to provide an independently verified accounting of project
costs for purposes of calculating the TIF rebate payments pursuant to paragraphs I. A
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and |. B, preceding, shall constitute a breach of this Development Agreement and
relieve the City of its obligation to make payments hereunder.

IV. WARRANTIES OF THE CITY.

The City represents and w arrants to the Developer that it is empowered and
authorized to execute and deliver this Agreement and to lend and deliver the assistance
described herein upon proof of eligible “redevelopment project costs” pursuant to
Section 5/11-74.4-3(q) of the Act, and to execute and deliver all other agreements and
documents, if any, required hereunder to be executed and delivered by the City. This
Agreement has been, and each such document at the time it is executed and delivered
will be, duly executed and delivered on behalf of the City pursuant to its legal power and
authority to do so. When executed and delivered to the Developer, all such agreements
shall constitute al egal, valid, and bi nding obligation of the City, enforceable in
accordance with the terms of all such agreements.

V. WARRANTIES OF THE DEVELOPER.

A. The Developer represents and warrants to the City that the Developer is
an lllinois Limited Liability Company duly organized and existing under the laws of the
State of lllinois and that all proceedings of the Developer necessary to authorize the
negotiation and execution of this Agreement and the consummation of the transaction
contemplated by this Agreement have been taken in accordance with applicable law.

B. The Developer represents and warrants to the City that this Agreement
has been duly authorized, executed, and delivered by the Developer, and will be
enforceable against the Developer by its terms, except to the extent that such
enforceability shall be limited by bankruptcy, or solvency, or similar laws of general
application affecting the enforcement of creditor rights, and by equitable principles.

C. The Developer represents and warrants to the City that the execution and
delivery of this Agreement, and the consummation of the transactions contemplated in
this Agreement will not violate any provision of its operating agreement or any other
contract, agreement, court order or decree to which the Developer may be a party or to
which the Developer may be subject, or any applicable federal or state law or municipal
ordinance.

VI. DEVELOPER'S INDEMNIFICATION.

The Developer shall indemnify and hold harmless the City, its agents, officers
and employees against all injuries, deaths, losses, damages, claims, suits, liabilities,
judgments, costs and expenses (including any liabilities, judgments, costs and
expenses and reasonable attorney's fees) which may arise directly or indirectly from the
failure of the Developer or any contractor, subcontractor or agent or employee thereof
(so long as such contractor, subcontractor or agent or employee thereof is hired by the
Developer) to timely pay any contractor, subcontractor, laborer or materialman, from
any default or breach of the terms of this Agreement by the Developer, or from any
negligence or reckless or willful misconduct of the Developer or any contractor,
subcontractor agent or employee thereof (so long as such contractor, subcontractor or
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agent or employee is hired by the Developer or Developer’s contractor). The Developer
shall, at the Developer's sole cost and expense, appear, defend and pay all charges,
attorneys’ fees of attorney(s) mutually agreed upon by the City and D eveloper, costs
and other expenses arising therefrom or incurred in connection therewith. |f any
judgment shall be rendered against the City, its agents, officers, officials or employees
in any such action, the Developer shall, at the Developer's sole cost and expense,
satisfy and discharge the same. This paragraph shall not apply, and the Developer
shall have no obligation whatsoever, with respect to any acts of negligence or reckless
or willful misconduct on the part of the City or any of its officers, agents, employees or
contractors.

VIl. ENTIRE AGREEMENT.

This document and exhibits hereto contain the entire agreement between the
Developer and the City as to this Agreement and its burdens and benefits shall inure to
the benefit of, and shall be binding upon the parties hereto or a memorandum thereof
and their respective heirs, executors, successors, and assigns. This Agreement or a
memorandum thereof shall be recorded as set forth below, and may be modified only by
written amendment signed by the Developer and t he City, which amendment shall
become effective upon recording by either party in the Recorder’s Office in Rock Island
County, lllinois.

VIIl. ASSIGNMENT.

The Developer hereunder may assign the rights, duties, and obligations of the
Developer only with the prior written consent of the City (which consent may not
unreasonably be w ithheld). For the purposes of this paragraph, consent shall be
deemed given by the City upon execution of this Agreement for any assignment to any
person or entity having a verified net worth of not less than Five Million and No/100
Dollars ($5,000,000.00). If arequest for consent is not denied in writing on or before
thirty (30) days after written request, such consent shall be deemed given.

IX. SURVIVAL OF WARRANTIES AND REPRESENTATIONS.
Any warranty, representation, or agreement herein contained shall survive the
execution of the Agreement.

X. NOTICE OF DEFAULT.

In the event either party is in default hereunder (the “Defaulting Party”), the other
party (the “Non-Defaulting Party”) shall be entitled to take any action allowed by
applicable law by virtue of said default provided that the Non-Defaulting Party first gives
the Defaulting Party written notice of default describing the nature of the default, what
action, if any, is deemed necessary to cure the same and specifying a time period of not
less than thirty (30) days in which the default may be cured by the Defaulting Party.

XI. REMEDIES UPON DEFAULT.

A. If, in the City’s judgment, the Developer is in default of this Agreement, the
City shall provide the Developer with a written statement indicating in adequate detail
any failure on the Developer's part to fulfill its obligations under this Agreement. Except

Committee-of-the-Whole
Page 258 of 269



as required to protect against further damages, the City may not exercise any remedies
against the Developer in connection with such failure until thirty (30) days after giving
such notice. If such default cannot be cured within such thirty (30) day period, such
thirty (30) day period shall be extended for such time as is reasonably necessary for the
curing of the same, so long as the Developer diligently proceeds with such cure; if such
default is cured within such extended period, the default shall not be deem ed to
constitute a breach of this Agreement. A default not cured as provided above shall
constitute a breach of this Agreement. Any failure or delay by the City in asserting any
of its rights or remedies as to any default or alleged default or breach shall not operate
as a waiver of any such default or breach or of any rights or remedies it may have as a
result of such default or breach.

B. If the Developer materially fails to fulfill its obligations under this
Agreement after notice is given by the City and any cure periods described in
Paragraph A above have expired or if all or aportion of any such agreement is
terminated, the City may elect to terminate this Agreement or exercise any right or
remedy it may have at law or in equity, including without limitation the right to
specifically enforce the terms and conditions of this Agreement. If any voluntary or
involuntary petition or similar pleading under any section or sections of any bankruptcy
or insolvency act shall be filed by or against the Developer, or any voluntary or
involuntary proceeding in any court or tribunal shall be instituted to declare the
Developer insolvent or unable to pay the Developer's debts, or the Developer makes an
assignment for the benefit of its creditors, or a trustee or receiver is appointed for the
Developer or for the major part of the Developer's property, the City may elect, to the
extent such election is permitted by law and is not unenforceable under applicable
federal bankruptcy laws, but is not required, with or without notice of such election and
with or without entry or other action by the City, to forthwith terminate this Agreement.
To effect the City’s termination of this Agreement under this Section XI.B., the City’s
sole obligation shall be to record, in the office of the Rock Island County Recorder, a
Certificate of Default executed by the Mayor of the City or such other person as shall be
designated by the City, stating that this Agreement is terminated pursuant to the
provisions of this Section XI.B., in which event this Agreement by virtue of the recording
of such certificate, shall ipso facto automatically become null and void and of no further
force and effect.

C. If, in the Developer's judgment, the City is in material default of this
Agreement, the Developer shall provide the City with a written statement indicating in
adequate detail any failure on the City’s part to fulfill its obligations under this
Agreement. The Developer may not exercise any remedies against the City in
connection with such failure until thirty (30) days after giving such notice. If such default
cannot be cured within such thirty (30) day period, such thirty (30) day period shall be
extended for such time as is reasonably necessary for the curing of the same, so long
as the City diligently proceeds with such cure; if such default is cured within such
extended period, the default shall not be deemed to constitute abr each of this
Agreement. A default not cured as provided above shall constitute a breach of this
Agreement. Any failure or delay by the Developer in asserting any right or remedy as to
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any default or any alleged default or breach shall not operate as a waiver of any such
default or breach or of any rights or remedies it may have as a result of such default or
breach.

D. In addition to any other rights or remedies, a party may institute legal
action against the other party to cure, correct or remedy any default, or to obtain any
other remedy consistent with the purpose of this Agreement, either at law or in equity,
including, but not limited to the equitable remedy of an action for specific performance.
Notwithstanding the foregoing, in the event either party shall institute and complete legal
action against the other party because of a breach of any agreement or obligation
contained in this Agreement, the substantially prevailing party shall be entitled to
recover all costs and expenses, including reasonable attorneys’ fees, incurred in
connection with such action.

E. The rights and remedies of the parties are cumulative and the exercise by
a party of one or more of such rights or remedies shall not preclude the exercise by it, at
the same time or different times, of any other rights or remedies for the same default or
for any other default by the other party.

Xll. NON-DISCRIMINATION.

The Developer agrees that neither the Property nor any portion thereof, shall be
sold to, leased, or used by the Developer in a manner to permit discrimination or
restriction on the basis of race, creed, ethnic origin or identity, color, gender, sexual
orientation, religion, marital status, age, handicap, or national origin, and that the
development of and construction and operations on the Property shall be in compliance
with all effective laws, ordinances, and regulations relating to discrimination on any of
the foregoing grounds.

Xlll. NOTICES.

Any notice required or permitted hereunder shall be in writing, signed by the
party giving the notice, and shall be deemed given when (a) hand delivered to the party
to whom the notice is addressed; (b) mailed by certified mail, return receipt requested,
United States mail, postage prepaid; or (c) delivered by overnight courier delivery
service (i.e. Federal Express, UPS, etc.) and addressed to the party at the address
shown as follows:

TO CITY: City Administrator and City Clerk
619 16™ Street
Moline, IL 61265

WITH A COPY TO: City Attorney
619 16" Street
Moline, IL 61265
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TO DEVELOPER: Florence Spyrow
Genesis Health Systems
1228 East Rusholme Street
Davenport, 1A 52803

WITH A COPY TO: Ronald S. Cope
Ungaretti & Harris
Three First National Plaza
70 West Madison
Chicago, IL 60602

Any party may change the address to which notices shall be sent by notice given
in accordance with the terms of this paragraph.

XIV. COUNTERPARTS.
This Agreement may be executed in any number of counterparts, each of which
shall be deemed an original.

XV. HEADINGS.
Descriptive headings are for convenience only and shall not control or affect the
meaning or construction of any provision of this Agreement.

XVI. APPLICABLE LAW.

This Agreement, and each of its subparts and incorporated items thereto shall be
interpreted under the laws of the State of lllinois and any action brought to enforce or
interpret any of its provisions or otherwise involving this Agreement must be filed in a
Rock Island County, lllinois, court of competent jurisdiction.

XVIl. SEVERABILITY.

Should any part of this Agreement be det ermined to bei llegal, invalid, or
otherwise unenforceable, then all such remaining parts not so affected by such illegality,
invalidity, or unenforceability shall continue in full force and e ffect, fully binding both
parties, their respective heirs and assigns, as to such remaining terms.

XVIIl. NO JOINT VENTURE, AGENCY OR PARTNERSHIP CREATED.

Neither anything in this Agreement nor any acts of the parties to this Agreement
shall be construed by the parties or any third person to create the relationship of a
partnership, agency, or joint venture between or among such parties.

XIX. ASSURANCE OF FURTHER ACTION.

From time to time hereafter and without further consideration, each of the parties
to this Agreement shall execute and deliver, or cause to be executed and delivered,
such recordable memoranda, further instruments, and agreements, and shall take such
other actions, as any other party may reasonably request, in order to more effectively
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memorialize, confirm, and ef fectuate the intentions, undertakings, and obl igations
contemplated by this Agreement.

XX. DELAYED EXECUTION.

After this Agreement is approved by the Moline City Council and duly signed by
the Mayor and attested by the City Clerk, the Developer shall have up to ten days (10)
from that date to execute this Agreement, and this Agreement shall not be binding on
the parties until duly executed by both parties.

XXI. DISCLAIMER OF THIRD PARTY BENEFITS.

The intentions, affirmations, authorizations and agreements between the parties
hereto as expressed herein are approved solely by and between the parties hereto and
no other; and provided further, however, that neither and no ne of such intentions,
affirmations, authorizations or agreements may be relied upon by any person or entity,
to such entity or person(s) detriment, or for any reason whatsoever, whether third
person or otherwise. A ny such reliance or purported reliance as a third party
beneficiary to this Agreement or predicated upon any other relationship to any of the
parties hereto and each of them, whether real or alleged, is specifically disclaimed by
the parties herein.

IN WITNESS WHEREOF, the parties hereto have executed this Agreement onthe
dates set forth above their respective signatures.

THE CITY OF MOLINE, ILLINOIS GENESIS HEALTH SYSTEMS
DATED: DATED:
By: By:
Donald Welvaert, Mayor Florence Spyrow
Attest:

Tracy Koranda, City Clerk

Approved as to form:

Maureen E. Riggs, City Attorney
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STATE OF ILLINOIS )
SS:
COUNTY OF ROCK ISLAND )

On this day of , 2012, before me, the undersigned, a Notary Public in
and for the State of lllinois, personally appeared DONALD WELVAERT and TRACY KORANDA to
me personally known, who, being by me duly sworn, did say that they are the Mayor and City Clerk,
respectively, of the CITY OF MOLINE, executing the within and foregoing instrument to which this is
attached; that said instrument was signed (and sealed) on behalf of (the seal affixed thereto is the
seal of said corporation) as such officers acknowledged the execution of said instrument to be the
voluntary act and deed of said corporation, by it and by them voluntarily executed.

(seal)
NOTARY PUBLIC
STATE OF )
) SS:
COUNTY OF )
On this day of , 2012, before me, a Notary Public in and for said

County and State aforesaid, personally appeared Florence Spyrow to me personally known, who
being by me duly sworn (or affirmed) did say that she is a Vice President of GENESIS HEALTH
SYSTEMS, and that said instrument was signed on behalf of the Corporation; Florence Spyrow
acknowledged the execution of said instrument to be the voluntary act and deed of said limited
liability company, by it and by her voluntarily executed.

(seal)

NOTARY PUBLIC
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EXHIBIT A
LEGAL DESCRIPTION
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EXHIBIT B
REDEVELOPMENT COSTS

Costs as Permitted Pursuant to Section 5/11-74.4-3(q) of the Act:

Acquisition and other Property Assembly Costs

= Development Services Design and Engineering Services

= Legal/Appraisal

= Surveys andE nvironmental Reports Related to Property Assembly or
Reconstruction, Remodeling, Repair, or Rehabilitation

= Reconstruction, rehabilitation, repair or remodeling

= And other items permitted by the Act
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EXHIBIT C

ILLUSTRATIVE EXAMPLE OF FINANCIAL ASSISTANCE

Genesis 41st Street

Phase | TIF Worksheet New Taxes
Construction Estimated Estimated Using
Payable Number Value Taxable Hew Current 15% Rebate
Tax of Base in Taxable Value Construction  Rate of $8.8503 of Total 75 % Rebate* 25% To City
Year Years EAV Year 85% EAV Per $100 EAV Project Cost to G is andior Surplus
2012 § 561820
2013 5 561,820
2014 1§ 561,820 | $10,373,740 | $ 8,817,679 | §2 939 226 5249 922 51,556,061 5187 442 B62 480.60
2015 2| & 561,820 $249,922 $187 442 $62,480.50
2016 3§ 561,820 5249922 5157 442 B62.480.50
2017 4| § 561,820 $249 922 5187 442 $62,480.50
2018 5§ 561,820 $249 922 5157 442 $62,480.50
2019 G| 5 561,820 $249,922 $187 442 $62,480.50
2020 7| 8§ 561820 $249,922 $187 442 $62,480.50
2021 8§ 561820 5249 922 5187 442 B62,480.50
2022 9/ § 561,820 $249 922 556 527 $193,395.00
Total $10,373,740 | $8,817,679 | $2,930,226 $2,249,298 $1,556,061 $1,556,059 $693,239.10

* Last year of rebate is = to final payment only
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EXHIBIT D
SCHEMATIC OF PHASE | &
SCHEMATIC OF TOTAL PROJECT
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Exhibit E
General Ordinance 98-7-4
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