THE CITY OF PEORIA

ORDINANCE NO._ 17,947

ORDINANCE APPROVING THE UNIVERSITY/WAR
REDEVELOPMENT PLAN AND PROJECT

WHEREAS, the Mayor and City Council (the “Council”) of the City of Peoria, Peoria County,
Illinois (the “City”), has heretofore determined that the area within the City, identified and legally described
in the document attached hereto and incorporated herein by reference as Exhibit “A”, is endangered by the
presence of blighting factors including, but not limited to, the age of structures, deterioration of buildings
and surface improvements, presence of structures below minimum code standards, excessive vacancies,
inadequate utilities, lack of community planning, and lag in growth of equalized assessed values; and

WHEREAS, the Council has heretofore determined that, in order to promote and protect the health,
safety, morals and welfare of the public, blighted conditions in the City need to be eradicated and
redevelopment of the City needs to be undertaken; and, to remove and alleviate adverse conditions in the
City, it is necessary to encourage private investment and restore and enhance the tax base of the City and
the Taxing Districts by such redevelopment; and

WHEREAS, the City has heretofore caused to be conducted an eligibility study to determine
whether the proposed University/War Project Area (the “Proposed Area”) described in Exhibit A qualifies
as a “redevelopment project area” pursuant to the TIF Act, which study was conducted by Teska and
Associates, Inc., Plainfield, Illinois (“Teska”); and

WHEREAS, the City has heretofore evaluated various lawfully available programs to provide such
assistance and has determined that the use of tax increment allocation financing is necessary to achieve the
redevelopment goals of the City for the Proposed Area; and

WHEREAS, Teska is a community planning firm having expertise in tax increment allocation and
redevelopment financing in the State of Illinois; and

WHEREAS, Teska has concluded and has advised the City that the Proposed Area qualifies as a
“redevelopment project area” under Section 11-74.4-3 of the TIF Act; and

WHEREAS, the City has caused the preparation of and made available for public inspection a
proposed redevelopment plan and project for the Proposed Area (the “Plan and Project™); and

WHEREAS, the Plan and Project set forth in writing the program to be undertaken to accomplish
the objectives of the City and includes estimated redevelopment project costs proposed for the Proposed
Area, evidence indicating that the Proposed Area on the whole has not been subject to growth and
development through investment by private enterprise, an assessment of the financial impact of the
Proposed Area due to increased demand for services from taxing districts affected by the Plan and
programs available to address such financial impact or increased demand, the most recent equalized
assessed valuation of the Proposed Area, an estimate as to the equalized assessed valuation after
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redevelopment and the general land uses to apply in the Proposed Area, and the Plan and Project
accordingly complies in all respects with the requirements of the TIF Act; and

WHEREAS, pursuant to Section 11-74.4-5 of the Act, the Council has heretofore called a public
hearing (the “Hearing”) relative to the Plan and Project and the designation of the Proposed Area as a
redevelopment project area under the TIF Act and fixed the time and place for such Hearing, being the 25%
day of January 2022, at the City Hall, City of Peoria, 419 Fulton Street, Peoria, Illinois; and

WHEREAS, due notice in respect to such Hearing was given pursuant to Section 11-74.4-5 of the
TIF Act, said notice, together with a copy of the Plan and the name of a person to contact for further
information, including notice by publication on 2" November, 2021, and December 14" | 2021, and by
certified mail to the Taxing Districts and to the Department of Commerce and Community Affairs of the
State of Illinois on 29" November, 2021, and to the taxpayers within the Proposed Amended Area on 17
December, 2021; and

WHEREAS, the City has heretofore convened a joint review board as required by and in all
respects in compliance with the provisions of the TIF Act; and

WHEREAS, the joint review board has met at the times and as required by the TIF Act and has
reviewed the public record, planning documents and a form of proposed ordinance approving the Amended
Plan and Project; and

WHEREAS, the joint review board has adopted by a majority vote an advisory, non-binding
recommendation that the City proceed to implement the Plan and Project and to designate the Proposed
Area as a redevelopment project area under the TIF Act; and

WHEREAS, the joint review board based its decision to approve the proposal on the basis of the
Proposed Area satisfying the eligibility criteria defined in Section 11-74.4-3 of the TIF Act, all as provided
in Section 11-74.4-5(b) of the TIF Act; and

WHEREAS, the City held the Hearing on the 25th day of January, 2022, at the City Hall in the City
of Peoria, 419 Fulton Street, Peoria, Illinois; and

WHEREAS, at the Hearing any interested person or affected Taxing District was permitted to file
with the City Clerk written objections and was heard orally in respect to any issues embodied in the notice
of said Hearing, and the City heard and determined all protests and objections at the Hearing; and

WHEREAS, the Hearing was adjourned on the 25" day of January, 2022; and

WHEREAS, the Plan and Project set forth the factors which cause the Proposed Area to be
blighted, and the Council has reviewed the information concerning such factors presented at the Hearing
and have reviewed other studies and are generally informed of the conditions in the Proposed Area which
could cause the area to be a “conservation area” as defined in the TIF Act; and
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WHEREAS, the Council has reviewed evidence indicating that the Proposed Area on the whole has
not been subject to growth and development through investment by private enterprise and has reviewed the
conditions pertaining to lack of private investment in the Proposed Area to determine whether private
development would take place in the Proposed Area as a whole without the adoption of the proposed Plan;
and

WHEREAS, the Council has reviewed the conditions pertaining to real property in the Proposed
Area to determine whether contiguous parcels of real property and improvements thereon in the Proposed
Area would be substantially benefited by the proposed Project improvements; and

WHEREAS, the Council has made an assessment of the financial impact of the Proposed Area on,
or any increased demand for, services from the taxing districts affected by the Plan and Project and have
considered available programs to address such financial impact or increased demand; and

WHEREAS, the Board has reviewed the proposed Plan and Project and also the existing
Comprehensive Plan for development of the City as a whole to determine whether the proposed Plan and
Project conform to such Comprehensive Plan of the City.

NOW, THEREFORE, BE IT ORDAINED by the Mayor and City Council of the City of Peoria,

Peoria County, Illinois, as follows:

Section 1. Findings. The Council hereby makes the following findings:

(a) The Proposed Area, as described in Exhibit A, is hereby designated as a redevelopment
project area pursuant to Section 11-74.4-4 of the Act to become the “University/War Project Area”. The
Area is legally described in the document attached hereto and incorporated herein as Exhibit “A” and

identified on the map attached hereto and incorporated herein as Exhibit “B” as the Project Area.

(b) There exist conditions that cause the Proposed Area to qualify as a redevelopment project
area under the TIF Act and to be classified as a conservation area as defined in Section 11-74.4-3 of the TIF

Act.

(c) The Proposed Area on the whole has not been subject to growth and development through
investment by private enterprise and would not be reasonably anticipated to be developed without the

adoption of the Plan.
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(d) The Plan and Project will be submitted to the Plan Commission in order to be incorporated
into the Comprehensive Plan for the development of the City as a whole. After due consideration of the
Plan Commission’s recommendation, the City Council will make the appropriate Comprehensive Plan

revisions.

(e) As set forth in the Plan and in the testimony at the public hearing, the estimated date of

completion of the Project is December 31, 2044, and the estimated date of the retirement of all obligations

incurred to finance redevelopment project costs as defined in the Amended Plan is December 31, 2044.

® The parcels of real property in the Proposed Area are contiguous with each other, and only
those contiguous parcels of real property and improvements thereon that will be substantially benefited by

the proposed Project improvements are included in the Proposed Area.

Section 2. Exhibit Incorporated by Reference. = The Plan and Project that were the subject

matter of the Hearing are hereby adopted and approved. A complete copy of the Plan and Project is set
forth in Exhibit “C” attached hereto and incorporated herein as if set out in full by this reference.

Section 3. Invalidity of Any Section. If any section, paragraph, or provision of this ordinance

shall be held to be invalid or unenforceable for any reason, the invalidity or unenforceability of such

section, paragraph or provision shall not affect any of the remaining provisions of this ordinance.

Section 4. Superseder and Effective Date.  All ordinances, resolutions, motions or orders in

conflict herewith be, and the same hereby are, repealed to the extent of such conflict, and this ordinance
shall be in full force and effect immediately upon its passage by the Council and approval as provided by

law.
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Presented to the City Council of the City of Peoria, Peoria County, Illinois, this 8" day of February,

2022, AD.

Passed by the City Council of the City of Peoria, Peoria County, Illinois, this 8th day of February,

2022, A.D. Rita Ali (Mayor) Yea
Denise Jackson (1) Yea Beth Jensen (AL) Yea
Charles Grayeb (2) Yea Zachary Oyler (AL)  Yea
Timothy Riggenbach (3) Yea Sid Ruckriegel (AL) Yea
Andre Allen (4) Yea John Kelly (AL) Yea
Denis Cyr (5) Yea Kiran Velpula (AL) Yea

Approved and signed by me as Mayor of the City Council of the City of Peoria, Peoria County,

Illinois this 8th day of February, 2022, A.D.

Rit
Cit
ATTEST- .
S
C. - : _ . 10is
EXAMINED AND APPROVED
Lege
By -
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THE CITY OF PEORIA
EHXIBIT “A” — PROJECT AREA LEGAL DESCRIPTION

THAT PART OF THE NORTHEAST AND SOUTHEAST QUARTERS OF SECTION 29, TOWNSHIP 9
NORTH, RANGE 8 EAST OF THE FOURTH PRINCIPAL MERIDIAN, IN PEORIA COUNTY, ILLINOIS,
MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWEST CORNER OF THE SAID SOUTHEAST QUARTER OF SECTION 29;
THENCE SOUTH ALONG THE WEST LINE OF SAID SOUTHEAST QUARTER, 223 FEET TO THE
NORTHWEST CORNER OF THE “SELBURG” TRACK OF LAND AS RECORDED IN BOOK 927 ON PAGE
280 IN THE PEORIA COUNTY RECORDER'’S OFFICE; THENCE EAST ALONG THE NORTH LINE OF
SAID “SELBURG” TRACT, 322.8 FEET TO A POINT 75 FEET WEST OF THE NORTHEAST CORNER OF
SAID “SELBURG” TRACT; THENCE SOUTH ALONG A LINE PARALLEL WITH THE EAST LINE OF SAID
“SELBURG” TRACT, 196.21 FEET TO A LINE 210 FEET NORTH OF AND PARALLEL WITH THE NORTH
LINE OF FLORENCE AVE.; THENCE WEST ALONG SAID LINE 210 FEET NORTH OF AND PARALLEL
WITH THE NORTH LINE OF FLORENCE AVE., 321.79 FEET TO SAID WEST LINE OF THE SOUTHEAST
QUARTER; THENCE SOUTH ALONG SAID WEST LINE, 243 FEET TO THE CENTER LINE OF SAID
FLORENCE AVE.; THENCE EAST ALONG SAID CENTER LINE, 1027.43 FEET TO THE SOUTH
EXTENSION OF THE WEST LINE OF FLORENCE COURT, A PART OF LOT 6 OF COMMISSIONER’S
SUBDIVISION IN THE NORTH HALF OF SAID SOUTHEAST QUARTER; THENCE NORTH ALONG SAID
SOUTH EXTENSION, SAID WEST LINE OF FLORENCE COURT AND THE NORTH EXTENSION
THEREOF, 623.77 FEET, MORE OR LESS, TO THE CENTER LINE OF US 150 WAR MEMORIAL DR ;
THENCE NORTHWEST CURVING ALONG SAID CENTER LINE, CORSS THE NORTH LINE OF SAID
SOUTHEAST QUARTER, 1040 FEET, MORE OR LESS, TO THE WEST LINE OF SAID NORTHEAST
QUARTER OF SECTION 29; THENCE SOUTH ALONG SAID WEST LINE, 87.7 FEET TO THE POINT OF
BEGINNING.
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EHXIBIT “B” - PROJECT AREA MAP
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EXHIBIT “C” — University/War TAX INCREMENT FINANCING
REDEVELOPMENT PLAN AND PROGRAM

See Attached Document as EXHIBIT “C”
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UNIVERSITY & WAR MEMORIAL
TAX INCREMENT FINANCING DISTRICT
REDEVELOPMENT PLAN & PROGRAM

Prepared by:
Teska Associates, Inc.
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The boundaries of the Redevelopment Project Area were carefully established in adherence to the
eligibility criteria and include only those parcels which would benefit by the proposed
Redevelopment Plan and Program. The Project Area generally consists of those properties at the
southeast corner of the intersection of University Street and War Memorial Drive. The exact
boundaries of the Project Area are illustrated in “Figure A - Project Area Boundary”. The Project Area
contains a total of eight (8) structures on fifteen (15) parcels. The total land area is approximately
twelve (12) acres in size.

The predominant land uses within the Project Area include commercial (pharmacy and clothes store),
a daycare center, a City of Peoria fire station, a vacant industrial beer distributor. The remainder of
the Project Area consists of vacant land, which was the previous site of a recently demolished auto
dealership. Existing land uses within the Project Area are illustrated in “Figure B Existing Land Uses”.

Existing Land Use Land Area (Acres)

Commercial / Retail 2.64

Industrial 1.37

Institutional / Municipal 0.69

Vacant Land 6.22

Right - of - Way 1.08
TOTAL 12

Type Units
Single-Family 0
Multi-Family 0
TOTAL * 0

* The intent to relocate 10 or more residential units, or the presence of 75 or more residential units, requires
the preparation of a Housing Impact Study. As there are no residential units within the Project Area, a
Housing Study was therefore not included in this report.

University & War Memorial TIF Redevelopment Plan & Program August 2021
City of Peoria, lllinois Page 6
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In March of 2021, a study was undertaken, consistent with the Act and related procedural guidelines,
to determine the eligibility of the University & War Memorial Redevelopment Project Area. These
“Eligibility Findings” indicate that the proposed Project Area meets the statutory requirements of a
“blighted area” and is therefore eligible for designation as a “Tax Increment Finance Redevelopment
Project Area.”

As detailed in Appendix A — Tax Increment Financing Eligibility Report, both the improved and
unimproved areas within the Project Area are eligible for designation as a “blighted area” due to the
predominance and extent of the following characteristics:

Improved Area (requires five (5) criteria):

Obsolescence;

Deterioration;

Excessive Vacancies;

Deleterious Land Use or Layout;
Lack of Community Planning; and
Decline in Equalized Assessed Value.

Ok wn R

Unimproved Area (requires two (2) criteria):

1. Obsolete Platting;
2. Deterioration; and
3. Decline in Equalized Assessed Value.

Each of these factors contributes significantly to the eligibility of the Project Area as a ‘blighted area.’
All of these characteristics point towards the need for designation of the Project Area as a “blighted
area” to be followed by public intervention in order that redevelopment might occur.

University & War Memorial TIF Redevelopment Plan & Program August 2021
City of Peoria, lllinois Page 10



ORDINANCE NO. 17,947

The revitalization of the Project Area presents both challenges and opportunities for the City of Peoria.
The success of this effort will depend upon cooperation between private investment and local
government. Public and private development efforts have not, as yet, been able to stimulate the
comprehensive revitalization of the Project Area. The adoption of this Redevelopment Area Plan and
Program will assist with the implementation of the goals and objectives of the City’s Comprehensive
Plan, which otherwise could not reasonably be anticipated to occur without the adoption of this
Redevelopment Area Plan and Program. Through public investment, the area will become more
attractive to private investment.

The Act describes the Redevelopment Plan 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 redevelopment project area as a blighted area or conservation area ..., and
thereby serves to enhance the tax bases of the taxing districts which extend into the redevelopment
project area.”

The successful implementation of the Project Area Plan and Program requires that the City take full
advantage of the real estate tax increment attributed to the Project Area as provided for by the Act.
The Project Area will not reasonably be developed and improved without the use of such incremental
revenues,

Pursuant to the "Tax Increment Allocation Redevelopment Act" (Chapter 65 ILCS 5/11-74.4-1, et seq.)

of the lllinois Statutes as amended (hereinafter the "Act"), the purpose of a Redevelopment Plan and

Program is to promote the health, safety, morals, and welfare of the general public by:

< Eradicating blighting conditions and instituting conservation measures;

< Removing and alleviating adverse conditions by encouraging private investment of
underutilized and vacant properties which will strengthen the economy, tax base, business
environment, and living environment;

< Improving existing public utilities and infrastructure within the area; and

< Enhancing the overall quality of the business environment in the City of Peoria.

University & War Memorial TIF Redevelopment Plan & Program August 2021
City of Peoria, lllinois Page 11
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The recommended land uses, redevelopment opportunities, and public improvements of this
Redevelopment Plan are based upon the guidelines and development opportunities presented in the
City of Peoria Comprehensive Plan.

The intent of the Future Land Use Plan is to provide a long-range guide for determining the uses to
which the land should eventually be put, and to direct subsequent zoning decisions as
redevelopment occurs within the Project Area. The designation of an existing use as a redevelopment
site is not intended to suggest any immediate requirement for redevelopment. Rather, these sites are
identified as a way of planning for their future redevelopment only if and when a property owner
pursues a development project, or an existing business or resident vacates a property.

The Future Land Use Plan (Figure D) shows anticipated land uses at completion of project activities.
The existing land uses of many properties are anticipated to continue. However, on identified
redevelopment opportunity sites (described in the next section), proposed changes in land use focus
on enhancing the commercial character and appearance of the area. General land use descriptions
are as follows:

Mixed-Use:

The Project area may attract a mix of compatible uses. The University Street and War Memorial Drive
frontage may be primarily commercial in nature and typical uses include retail and service-oriented
businesses. The interior may include mix use construction or mix of uses such as office, retail,
residential. The Florence Avenue frontage should be compatible with residential.

Institutional:

Public uses within the Project area include a City of Peoria Fire Station. This use is anticipated to
remain.

* Parking and open space uses associated with any of the above categories are permitted.

University & War Memorial TIF Redevelopment Plan & Program August 2021
City of Peoria, lllinois Page 15
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As indicated by Figure E, the vacant Project Area parcels are planned for mixed-use (see page 15).
Existing commercial and institutional/municipal uses are anticipated to remain.

In addition to these opportunity sites, the Redevelopment Plan also anticipates activities to be
undertaken by the public sector, which are identified in the Public Improvements section of this
report. All of the redevelopment opportunities and public improvements should be conducted with
the guidance of the City’s Comprehensive Plan.

Undertaking these redevelopment activities will generate increased tax revenues, create commercial
opportunities, upgrade the public improvements such as roadways, parking areas, sidewalks, etc.,
and provide a stimulus for additional development in surrounding areas. Through these
improvements, the character and economic viability of the area will be improved over time.

Redevelopment project costs mean and include the sum total of all reasonable or necessary costs
incurred or estimated to be incurred, and any such costs incidental to the Redevelopment Plan and
Program. As provided by the Act, other eligible project costs may include, without limitation, the
following:

< Costs of studies, surveys, development of plans, and specifications, implementation and
administration of the Redevelopment Plan including but not limited to staff and professional
service costs for architectural, engineering, legal, financial, planning or other services;

< The cost of marketing sites within the Project Area to prospective businesses, developers, and
investors;

< Property assembly costs including, but not limited to, acquisition of land and other property,
real or personal, or rights or interests therein, demolition of buildings, site preparation and site
improvements that serve as an engineered barrier addressing ground level or below ground
environmental contamination, including, but not limited to parking lots and other concrete or
asphalt barriers, and the clearing and grading of land;

< Costs of rehabilitation, reconstruction, repair, or remodeling of existing public or private
buildings, fixtures, and leasehold improvements; and the cost of replacing an existing public
building if pursuant to the implementation of a redevelopment project the existing public
building is to be demolished to use the site for private investment or devoted to a different use
requiring private investment;

< Costs of the construction of public works or improvements;

< Costs of job training and retraining projects, including the cost of “welfare to work” programs
implemented by businesses located within the Project Area, and costs of 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, as provided in the Act;

University & War Memorial TIF Redevelopment Plan & Program August 2021
City of Peoria, Illinois Page 17
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< Financing costs, including but not limited to, all necessary and incidental expenses related to
the issuance of obligations and which may include payment of interest on any obligations
issued under the Act accruing during the estimated period of construction of any redevelopment
project for which such obligations are issued, and not exceeding thirty-six (36) months
thereafter and including reasonable reserves related thereto;

< To the extent the City 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;

< To the extent the City by written agreement accepts and approves the same, an elementary,
secondary, or unit school district’s increased costs attributable to assisted housing units as
provided in the Act;

< Relocation costs to the extent that the City determines that relocation costs shall be paid or is
required to make payment of relocation costs by Federal or State law;

< Interest cost incurred by a redeveloper related to the construction, renovation or rehabilitation
of a redevelopment project, as provided by the Act.

In order to facilitate coordinated redevelopment and meet redevelopment objectives, it may be
necessary for the City to assemble individual properties into unified sites which can be developed in
their entirety. Any clearance of existing structures will be scheduled to minimize the adverse effects
of rehabilitation or clearance activities.

Property which may be acquired by the City may be assembled into appropriate redevelopment sites.
These properties may be sold or leased by the City to other public bodies or to private developers,
in whole or in part. The City may in the future modify this disposition plan in accordance with the
objectives of this Redevelopment Plan and Program, without amending the Plan. Terms of
conveyance may be incorporated into appropriate disposition documents or agreements and may
include more specific restrictions than contained in this Redevelopment Plan or in other municipal
codes and ordinances governing the use of the land.

No conveyance, lease, mortgage, disposition of land or other property, or agreement relating to the
development of property will be made except upon the adoption of an ordinance by the City.

University & War Memorial TIF Redevelopment Plan & Program August 2021
City of Peoria, Illinois Page 18
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The City of Peoria will continue to provide public improvements in the Project Area to stimulate
development and redevelopment in a manner consistent with this Redevelopment Plan. Some public
improvements may be provided in partnership with the lllinois Department of Transportation, or
other governmental agencies as applicable. Public improvements may include, but are not limited
to, the following:

< Vacation, removal, resurfacing, widening, reconstruction, and other improvements to rights-of-
way, streets, alleys, bridges, pedestrian ways, and pathways.

< Development of or improvements to public open space.

< Construction of off-street parking facilities and structures.

< Improvement of public utilities such as sewer and water lines, electric lines, sidewalks, curbs
and gutters, storm water detention facilities. Such improvement may include relocation and/or
burial of existing overhead lines.

< Demolition and rehabilitation of obsolete structures.

< Beautification and safety improvements, including streetscape, lighting, signage, and
landscaping of public properties.

Specific public improvement activities which are planned as part of this Redevelopment Plan are
based upon recommendations contained in the Comprehensive Plan and through meetings and

conversations with the City staff. A summary of recommended public improvements includes the
following:

< Access improvements to U.S. Route 150.
< Reconstruction of University Street entrance.
< Improvement/reconstruction of Peoria Firehouse #11.

< Florence Avenue traffic calming improvements.

University & War Memorial TIF Redevelopment Plan & Program August 2021
City of Peoria, Illlinois Page 19
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Estimated public project costs are listed in Table 4. These costs are based on 2020 dollars and are
therefore subject to inflation. Increases in estimated Total Redevelopment Project Costs of more than
five percent (5%), after adjustment for inflation from the date of the Redevelopment Plan adoption,
are subject to amendment procedures as provided under the Act.

Category Cost

Property Assembly including Acquisition, Site Preparation and

Demolition, Environmental Remediation $2,000,000

Environmental, market and planning studies, surveys, development
of engineering and architectural plans, specifications, $1,000,000
implementation and administration fees

Rehabilitation, reconstruction, repair, or remodeling of existing

public or private buildings and fixtures $2,000,000
Construction or improvement of public improvements (1) $6,000,000
Job training/retraining and relocation costs $120,000
Sne(;/i?pr;f; Isgztr:st Costs, taxing districts eligible reimbursement $480,000
Total Estimated Project Costs (2) (3) $11,600,000

(1) Public improvements may also include capital costs of taxing districts and other costs allowable under the Act.
Specifically, public improvements as identified in the Redevelopment Plan and as allowable under the Act may be
made to property and facilities owned or operated by the City or other public entities. As provided in the Act,
Redevelopment Project Costs may include, to the extent the City 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.

(2) Actual costs for each category identified above may vary provided that the total estimated project costs may not be
exceeded by more than 5%, after adjustment for inflation, without amendment to this Redevelopment Plan.

(3) This table does not include costs associated with the issuance of municipal obligations, capitalized interest,
reimbursement for a portion of privately issued obligations, financing costs during construction (not to exceed 36
months), or other eligible project costs. Such additional costs may or may not be incurred and cannot be estimated
at this time.
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The Act provides a way for municipalities to finance public redevelopment costs with incremental
real estate tax revenues. Incremental tax revenue is derived from the increase in the current equalized
assessed valuation (EAV) of real property within the Project Area over and above the certified initial
EAV of the real property. Any increase in EAV is then multiplied by the current tax rate, resulting in
the tax increment revenue.

Funds necessary to pay redevelopment project costs may be derived from a number of authorized
sources. These may include, but are not limited to, the following:

< Real property tax increment revenues from the Project Area;

< Tax revenues resulting from the establishment of any Special Service Area districts within the
Project Area;

< Interest earned on temporary investments;

< Gifts, grants, and contributions;

< Sale or lease of land proceeds;

< User fees;

< Transfer from a contiguous redevelopment project area created under the Act.

The principal source of funds to undertake redevelopment activities will be the incremental increase
in real property taxes attributable to the increase in the equalized assessed value of each taxable lot,
block, tract or parcel of real property in the Project Area over the initial equalized assessed value of
each such lot, block, tract or parcel. There may also be other eligible local sources of revenue, such
as the sale or lease of City-owned property, that the City determines are appropriate to allocate to the
payment of redevelopment project costs.

The City may utilize net incremental property taxes received from the Project Area to pay eligible
Redevelopment Project Costs, or obligations issued to pay such costs, in other contiguous
redevelopment project areas, or those obligations issued to pay such costs, in other contiguous
redevelopment project areas, or those separated only by a public right-of-way, and vice versa. The
amount of revenue from the Project Area, made available to support such contiguous redevelopment
project areas, or those separated only by a public right-of-way, when added to all amounts used to
pay eligible Redevelopment Project Costs with the Project Area, shall not at any time exceed the total
Redevelopment Project Costs described in the Plan.
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Table 5 lists the equalized assessed valuation of properties in the Project Area. The total 2020
equalized assessed valuation of the Project Area is

PIN VALUL
1429401007 $14,760
1429401008 $122,280
1429401010 $5,420
1429401012 $221,490
1429401013 $6,420
1429401017 $14,240
1429401018 $233,930
1429401020 $37,220
1429401021 $231,280
1429401022 $393,710
1429401024 $5,620
1429401026 $22,020
1429402001 $43,920
1429402002 $35,540
1429402003 S0

TOTAL $1,387,850
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Without the adoption of the Redevelopment Plan and Program, development and redevelopment
projects within the Project Area are not reasonably expected to be undertaken by private enterprise.
In the absence of City-sponsored redevelopment, there is a prospect that blighting factors will
continue to exist and spread, and the Project Area on the whole, as well as adjacent properties, will
become less attractive for the maintenance and improvement of existing buildings and sites. Erosion
of the assessed valuation of property in the Project Area has already occurred and could lead to
further reductions of real estate tax revenue to all taxing districts.

implementation of the Redevelopment Plan and Program is expected to have significant short and
long term positive financial impacts on the taxing districts affected by this Redevelopment Plan. In
the short term, the City’s effective use of tax increment financing can be expected to arrest the
ongoing decline of existing assessed values in the Project Area, thereby stabilizing the existing tax
base for local taxing agencies. In the long term, after the completion of all redevelopment
improvements and activities, and the payment of all redevelopment project costs and municipal
obligations, the taxing districts will benefit from the enhanced tax base which results from the
increase in equalized assessed valuation caused by the Redevelopment Plan and Program.

The following taxing districts cover the proposed Project Area:

City of Peoria

Metropolitan Airport Authority of Peoria
Greater Peoria Sanitary District

Greater Peoria Mass Transit District

Illinois Central College #514

Peoria County / Peoria County Soil and Water
Peoria Library

Peoria Township

Peoria Unified School District #150

0. Peoria Park District

SO NO R W=

This Redevelopment Plan contemplates redevelopment of specific opportunity sites primarily with
commercial uses. Given the small size of the study area (12 acres) and intended commercial nature
of the Project Area, any impact on individual taxing districts and taxing districts in general, will be
likely be minimal, but will ultimately be dependent on the specific nature of any future
(re)developments.
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Impact on City of Peoria

The City of Peoria provides a variety of services, including police and fire protection, snow removal,
road maintenance, stormwater management, and building and zoning services. The replacement of
underutilized commercial property with new development and redevelopment may cause a minimal
increase in demand for the services and programs provided by the City. As provided in the Act, a
portion of Redevelopment Project Costs may be allocated toward capital costs incurred by the City
which are made necessary by development as described in this Redevelopment Plan. The public
improvements section of this plan and program highlights some of the anticipated capital costs.

Impact on Metropolitan Airport Authority of Peoria

The Metropolitan Airport Authority of Peoria operates two (2) airports including the General Wayne
A. Downing Peoria International Airport, and the Mt. Hawley Auxiliary Airport. The replacement of
underutilized commercial property with new development and redevelopment may cause a minimal
increase in demand for the services provided by the Airport to serve new businesses in the Project
Area. As the size of the Project Area (12 acres) is quite small in relation to the area served by the
Airport Authority, any impact resulting from new development will be minimal. No specific program
is set forth in this Redevelopment Plan.

Impact on Greater Peoria Sanitary District

The Greater Peoria Sanitary District is a public utility responsible for the collection and treatment of
wastewater in the region. The District currently serves an area of approximately sixty-six (66) square
miles and treats wastewater collected from seven-hundred and sixteen (716) miles of sewer.
Municipalities served include Peoria, Peoria Heights, Bartonville, West Peoria and Bellevue, plus
adjacent unincorporated areas. The replacement of underutilized property with new commercial
development and redevelopment may cause a minimal increase in demand for the services provided
by the district. However, due to the size of the Project Area in comparison to the district, any impact
is anticipated to be minimal. No specific program is set forth in this Redevelopment Plan.

Impact on Greater Peoria Mass Transit District

The Greater Peoria Mass Transit District (also known as CityLink) was established in 1970 and
provides transportation services in the form of twenty-one (21) bus routes throughout Peoria County.
The replacement of underutilized property with new commercial development and redevelopment
may cause a minimal increase in demand for the services provided by the district. However, due to
the size of the Project Area in comparison to the district, any impact is anticipated to be minimal. No
specific program is set forth in this Redevelopment Plan.
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Impact on Illinois Central College District #514

Illinois Central College serves the majority of Peoria, Tazewell, and Woodford counties, and parts of
Bureau, Logan, Marshall, Livingston, McLean, Stark, and Mason counties, covering an area of roughly
2,322 square miles. The college offers educational and community programs for residents in the
district. The replacement of underutilized property with new commercial development and
redevelopment may cause a small increase to demand for the services and programs provided by the
college, including training programs and educational services to serve new businesses. However,
any impact is anticipated to be minimal given the commercial nature of anticipated future
development, and the small size of the Project Area in comparison to the size of the district.
Therefore, no specific program is set forth in this Redevelopment Plan.

Impact on Peoria County / Peoria County Soil and Water

Peoria County provides a variety of services, including the County Court system, health services and
maintenance of open space and recreational activities. The replacement of underutilized property
with new development and redevelopment may cause a minimal increase in demand for the services
and programs provided by the County. Due to the small size of the Project Area in relation to the
County at large, services provided to residents will likely not be affected, and the impact is anticipated
to be minimal. Therefore, no specific program is set forth in this Redevelopment Plan.

Impact on Peoria Public Library District

The Peoria Public Library District provides a range of services to residents of the City of Peoria. The
library has a collection of 470,127 volumes, circulates over 1,070,264 items per year, and serves a
population of over 115,000 residents. The replacement of underutilized property with new
development and redevelopment may cause an increase in demand for the services and programs
provided by the library district. However, as no new residential development is anticipated, any
impact on the library district is expected to be minimal. The Act defines a clear formula for repayment
of fees to the district for any documented increased demand for services directly generated by TIF
supported projects.

Impact on Peoria Township

Peoria Township provides a variety of services including property assessments. The replacement of
underutilized property with new development and redevelopment may cause a minimal increase in
demand for the services and programs provided by Peoria Township, although the impact is not
anticipated to be significant. All roads within the Project Area are controlled by either the City of
Peoria or the lllinois Department of Transportation (IDOT). Therefore, no specific program is set
forth in this Redevelopment Plan.
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Impact on Peoria Unified School District #150

The Peoria Unified School District has twenty-eight (28) schools (including three (3) high schools) in
the City of Peoria. The replacement of underutilized property with new commercial development
and redevelopment may cause a minimal increased demand for the services and programs provided
by the school district, including training programs and educational services to serve new businesses.
However, any impact is anticipated to be minimal given the commercial nature of anticipated future
development. In addition, the Act defines a clear formula for repayment of fees to the district for any
documented increased demand for services directly generated by TIF supported projects. Therefore,
no specific program is set forth in this Redevelopment Plan.

Impact on Peoria Park District

The Peoria Park District is the oldest and largest park district in lllinois and maintains parks and open
spaces within the City of Peoria. The replacement of underutilized property with new commercial
development and redevelopment may cause an increase in demand for the services and programs
provided by the park district. However, as no new residential development is anticipated, any impact
on the park district is expected to be minimal.
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Based on the findings of this Redevelopment Plan and Program, the Mayor and the City Council of
Peoria, lllinois, adopt the following findings pursuant to Section 11-74.4-3(n) of the Act.

The Project Area on the whole has not been subject to growth and development through investment
by private enterprise and would not reasonably be anticipated to be developed without adoption of
this Redevelopment Plan. Substantial evidence supports this conclusion.

First, the City finds that the Project Area on the whole has not been subject to growth and
redevelopment through investment by private enterprise, based on the following evidence as outlined
in the Eligibility Findings Report detailed in (Appendix A):

1. Obsolescence of buildings within the Project Area;

2. Deterioration of buildings and surface improvements of properties within the Project Area;

3. Excessive vacancies of properties within the Project Area;

4. Widespread incompatible land use relationships within the Project Area;

5. Development of the majority of the Project Area without the benefit of a Comprehensive Plan
resulting in irregular shaped lots, lots without street frontage, and other platting issues;

6. Decline in equalized assessed valuation of properties within the Project Area; and

7. Deterioration of site improvements, obsolete platting, and decline in equalized assessed

valuation of vacant parcels within the Project Area.

Secondly, the City finds that the Project Area would not reasonably be anticipated to be developed
without adoption of this Redevelopment Plan. This conclusion is based upon the findings of this
report and the City of Peoria Comprehensive Plan:

1. Proposed redevelopment sites indicate a financial gap without public resources, grants or
other incentives to promote redevelopment;

2. The need for public — private partnerships to support future redevelopment; and

3. The need for future infrastructure improvements to support future redevelopment.

Therefore, the City of Peoria finds that the Project Area is not subject to appropriate growth and
development and is not anticipated to be developed without adoption of this Redevelopment Plan.
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The Tax increment Allocation Redevelopment Act, as amended, stipulates specific procedures, which must
be adhered to in designating a Redevelopment Project Area, as well as amendments thereto. The following
terms referenced in this Eligibility Report are defined in the Act as follows:

A is defined as:

“...an area designated by the municipality, which is not less in the aggregate than 1 % acres and in respect to
which the municipality has made a finding that there exist conditions which cause the area ta be classified as
an industrial park canservation area, or a blighted areo or a conservation orea, ar a combination of both
blighted areas and canservation areas.”

A is defined as:

“...any improved or vacant area within the boundaries of a redevelopment project area located within the

territoriol fimits of the municipality where:

1. Ifimproved, industriol, commercial, and residentiol buildings or improvements ore detrimental to the
public safety, heolth, or welfare because of a combination of 5 or more of the following factors, each of
which is (i) present, with that presence documented, to o meoningful extent so that a municipality may
reasonably find thot the factor is clearly present within the intent of the Act and (ii) reasonable
distributed throughout the improved part of the redevelopment project orea:

A. Dilopidotion. An advanced state of disrepoir or neglect of necessary repairs to the primary structural
components of buildings or improvements in such a combination that o documented building
condition analysis determines that major repair is required or the defects ore so serious and so
extensive that the buildings must be removed.

B. Obsolescence. The condition or process of falling into disuse. Structures hove become ill-suited for
the originol use.

C. Deteriorotion. With respect to buildings, defects including, but not limited to, mojor defects in the
secondary building components such as doors, windows, porches, gutters and downspouts, and
fascio. With respect to surface improvements, that the condition of roadways, alleys, curbs, gutters,
sidewalks, off-street porking, ond surfoce storoge areas evidence deterioration, including, but not
limited to, surface cracking, crumbling, potholes, depressions, loose poving materiol, and weeds
protruding through paved surfaces.

D. Presence of structures below minimum code stondords. All structures that do not meet the standards
of zoning, subdivision, building, fire, and other governmental codes applicoble to property, but not
including housing and property maintenonce codes.

E. Illegal use of individuol structures. The use of structures in violation of applicoble federal, Stote, or
locol laws, exclusive of those applicable to the presence of structures below minimum code
stondards.

F. Excessive voconcies. The presence of buildings thot ore unoccupied or under-utilized and thot
represent an adverse influence on the area becouse of the frequency, extent, or duration of the
vacancies.
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G. Lack of ventilation, light, or sanitary facilities. The absence of adequate ventilation for light or air
circulotion jn spaces or rooms withaut windaws, or thot require the removal of dust, odor, gos,
smoke, or other naxious airborne materiols. Inadequate natural light and ventilation means the
absence of skylights ar windows far interiar spaces ar rooms and improper windaw sizes and
amounts by room area to window area ratios. Inadequote sanitary focilities refers to the absence or
inadequacy of garbage storage and enclosure, bathroom facilities, hat water and kitchens, and
structural inadequacies preventing ingress and egress to and from all roams and units within a
building.

H. Inadequate utilities. Underground and overhead utilities such as storm sewers and starm drainage,
sanitory sewers, water lines, ond gos, telephone, and electricol services that are shown to be
inadequote. Inadequote utilities are those that ore: (i) of insufficient capacity to serve the uses in the
redevelopment project area, (ii) deteriorated, antiquoted, obsolete, or in disrepoir, ar (iii) lacking
within the redevelopment project area.

I.  Excessive land coverage and overcrowding of structures ond community facilities. The aver-intensive
use of property and the crowding of buildings and accessory facilities onto a site. Examples of
problem conditions warranting the designation of an orea as one exhibiting excessive fand coverage
ore: (i) the presence of buildings either improperly situoted on parcels or located on parcels of
inadequate size and shape in relation to present-day standards of development for healith and safety
ond (ii) the presence of multiple buildings on o single porcel. For there to be a finding of excessive
land coverage, these parcels must exhibit one or more of the following conditions: insufficient
provision for light and oir within or around buildings, increased threot of spreod of fire due to the
close proximity of buildings, lock of adequate or proper access to a public right-of-way, lock of
reosonobly required off-street parking, or inodequote provision for loading ond service.

J. Deleterious land use or layout. The existence of incompotible lond-use relationships, buildings
occupied by inappropriate mixed-uses, or uses considered to be noxious, offensive, or unsuitoble for
the surrounding area.

K. Environmental cleon-up. The proposed redevelopment project area has incurred illinois
Environmental Protection Agency or United States Environmental Protection Agency remediotion
costs for, or a study conducted by on independent consultant recognized as having expertise in
environmental remediation hos determined a need for, the cleon-up of hozordous woste, hazardous
substances, or underground storoge tanks required by State or federol low, provided thot the
remediotion costs constitute a materiol impediment to the development or redevelopment of the
redevelopment praject area.

L. Lack of community planning. The proposed redevelopment project oree was developed prior to or
without the benefit or guidance of a community plan. This means thot the development occurred
prior to the adaption by the municipolity of o comprehensive or other community plan or that the
plan was not followed at the time of the area's development. This factor must be documented by
evidence of adverse or incompatible land use relationships, inadequate street layout, improper
subdivision, porcels of inadequate shape and size to meet contemporary development stondords, or
other evidence demonstroting on absence of effective community planning.

M. The totol equalized ossessed value of the propased redevelopment project oreo hos declined for 3 of
the lost 5 colendar years prior to the year in which the redevelopment project area is designated ar is
increosing ot on annual rate that is less than the balonce of the municipality for 3 of the lost 5
colendor yeors for which informatian is available or is increasing ot on onnual rate that is less thon
the Cansumer Price Index for All Urbon Consumers published by the United States Department of
Lobor or successor ogency for 3 of the last 5 calendar years prior to the year in which the
redevelopment project area is designoted.
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2. Ifvacant, the sound growth of the redevelopment project area is impaired by a combination of 2 ar mare
of the following foctors, each of which is (i) present, with thot presence documented, to a meaningful
extent so that o municipality may reasonably find that the factor is clearly present within the intent of
the Act and (ii) reasonably distributed throughout the vacont part of the redevelopment project orea to
which it pertoins:

A. Obsolete platting of vacant land thot results in parcels of limited or norrow size or configurotions of
parcels of irregulor size ar shape that would be difficult to develop on a planned bosis and in o
monner compatible with contemporary standards ond requirements, or plotting thot failed to create
rights-of-ways for streets or olleys or that created inodequate right-of way widths for streets, olleys,
or other public rights-of-way or that omitted eosements for public utilities.

B. Diversity of ownership of porcels of vacont land sufficient in number to retard or impede the ability
to assemble the land for development.

C. Tax and special ossessment delinquencies exist or the property hos been the subject of tax soles
under the Property Tax Code within the last 5 years.

D. Deterioration of structures or site improvements in neighboring areos odjacent to the vacant land.

E. The area has incurred illinois Environmental Protection Agency or United States Environmentol
Protection Agency remediation costs for, or o study conducted by an independent consultont
recognized as hoving expertise in environmental remediotion hos determined o need for, the clean-
up of hozardous woste, hozardous substances, or underground storage tonks required by State or
federal law, provided thot the remediation costs constitute a moterial impediment to the
development or redevelopment of the redevelopment project oreo.

F. The total equolized ossessed volue of the proposed redevelopment project orea hos declined for 3 of
the last 5 calendar years prior to the year in which the redevelopment project areo is designated or is
increasing ot an annual rote thot is less than the balonce of the municipolity for 3 of the lost 5
calendar years for which information is available or is increasing at an annual rote that is less thon
the Consumer Price Index for Alf Urbon Consumers published by the United Stotes Deportment of
Labor or successor ogency for 3 of the last 5 calendar years prior to the yeor in which the
redevelopment project area is designated.

3. ifvacant, the sound growth of the redevelopment project area is impaired by one of the following factors
that (i} is present, with thot presence documented, to o0 meaningful extent so thot a municipality may
reosonobly find that the factor is cleorly present within the intent of the Act and (ii} is reasanobly
distributed throughout the vacant part of the redevelopment project areo to which it pertains:

A. The oreo consists of one or more unused quorries, mines, or strip mine ponds.

B. The area consists of unused rail yords, roil trocks, or roilrood rights-of-woy.

C. The orea, prior to its designation, is subject to (i} chronic flooding thot adversely impacts on reol
property in the oreo os certified by o registered professional engineer or appropriote regulotory
agency or (ii} surface water that dischorges from all or a part of the orea and contributes to flooding
within the some wotershed, but only if the redevelopment project provides for focilities or
improvements to contribute to the olleviation of oll or part of the flooding.

D. The areo consists of an unused or illegol disposal site contoining earth, stone, building debris, or
similar materiols thot were removed from construction, demolition, excavotion, or dredge sites. Prior
to November 1, 1999, the orea is not less than 50 nor more than 100 acres ond 75% of which is
vacant (notwithstonding that the oreo has been used for commercial ogricultural purposes within 5
yeors prior to the designation of the redevelopment project areo), and the area meets at least one of
the factors itemized in parograph (1} of this subsection, the orea has been designated as a town or
village center by ordinance or comprehensive plan adopted prior to Jonuory 1, 1982, ond the area
has not been developed for that designated purpose.
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1 inch = 250ft
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Based on the findings contained within this Eligibility Report, both the improved area and unimproved
{vacant) area within the Project Area qualify as a ‘blighted area’ in accordance with the eligibility criteria as
established in the Act, and summarized below:

Improved Area (requires five (5) criteria):

Obsolescence;

Deterioration;

Excessive Vacancies;

Deleterious Land Use or Layout;
Lack of Community Planning; and
Decline in Equalized Assessed Value.

ok wn R

Unimproved Area (requires two (2) criteria):

4. Obsolete Platting;
5. Deterioration; and
6. Decline in Equalized Assessed Value.

Each of these factors contributes significantly towards the eligibility of the Project Area as a “blighted area.”
All of these characteristics point to the need for designation of the Project Area as a “blighted area,” to be
followed by public intervention in order that redevelopment might occur.

Therefore, the Peoria University & War memorial Redevelopment Project Area qualifies as a “blighted area”
when evaluated against the eligibility criteria as established in the Act.
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