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IN THE CIRCUIT COURT OF COOK COUNTY, ILLINOIS
COUNTY DEPARTMENT, CHANCFERY DIVISION
DECLARATORY JUDGMENT& INJUNCTIVE RELIEF
RICHHARD W. KOST and 'THOMAS W, KOST
Plainfifls,
V.

VILLAGE OF MOUNT PROSPECT,
PAUL WM. HOEFERT, ANGOSTINO FILIPPONE, 2023CH04351

JOHN J. MATUSZAK, TERRI GENS, RICHARDF.
ROGERS, COLLEEN E. SACCOTELLL PEGGY
PISSARRECK, WIL.LIAM I COONFEY IR, CONNOR
HARMON, NELLIE BECKNER, LANCE MALINA,
MICHAEL J. CASSADY, AMIT THAKKAR,
S.B.FRIEDMAN & COMPANY, RANADIP BOSE,
GEOFFREY DICKINSON, RYAN HAGARTY,

FRAN LEFOR ROOD, TONY SMITH, LANCE DORN,
STEVEN B. FRIEDMAN

R O N N T N e e

Defendants,

COMPLAINT FOR DECLARATORY JUDGMENT AND
INJUNCTIVE RELIEF

NOW COMES the Plaintiffs, RICHARD W KOST and THOMAS W KOST,
(hereinafier “KOST PLAINTIFFS™), by and through their attorney, Alphonse A. Talarico
and complaining of Defendants, VILLAGE OF MOUNT PROSPECT, PAUL WM.
HOEFERT, ANGOSTINO FILIPPONE, JOHN J. MATUSZAK, TERRI GENS,
RICHARD F. ROGERS, COLLEEN E. SACCOTELLIL, PEGGY PISSARRECK,
WILLIAM J. COONEY JR, CONNOR HARMON, NELLIE BECKNER, LANCE
MALINA, MICHAEL J. CASSADY, AMIT THAKKAR, S. B. FRIEDMAN &
COMPANY, RANADIP BOSE, GEOFFERY DICKINSON, RYAN HAGARTY, FRAN
LEFOR ROOD, TONY SMITH, LANCE DORN, STEVEN B. FRIEDMAN, state as
follows:

1. The KOST PLAINTIFFS are residents of Cook County, 1llinois, and they

were residents at all times relevant herein.
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2. The Defendant, Village of Mount Prospect (hereinafter “VILLAGE”), is a village

located in Cook County, Illinois.

3. The Defendants: Paul Wm. Hoefert, is the Mayor of Mount Prospect; Angostino
Filippoue, Johu T Matuseak, Terti Gens, Richard F Rogors, Colleeu F Saccotelli, awd Peggy
Pissarreck are [rustees of Mount Prospect; William 1 Cooney Jr, Conner Harnon, Nellie
Beckner, Michael J. Cassady, and Amit Thakkar are Village of Mount Prospect employees.
Lance C Malina is the Village atiorney

4. The Defendant, S.B. Friedman & Company is the assumed name of SB Friedman
Development Advisors, LLC Development Advisor with its principal office located in Cook County,
linois

5. The Defendants, Ranadip Bose, Geoffrey Dickinson, Fran Lefor Rood, Tony Smith and
Steven B. Friedman are managers of the LLC. Defendants Ryan Hagarty and Lance Dorn are

employees at S.B. Friedman & Company.

6. JURISDICTION: This Honorable Court has jurisdiction pursuant to 735 ILCS 5/2- 209(b)
because Defendant Mt. Prospect is a municipal corporation organized under the laws of this
State, and is a corporation doing business within this State.

7. VENUE is proper in this county pursuant to 735 ILCS 5/2-103 because Defendant Mt
Prospect is a municipal corporation with its principal office located in this county, and the
transactions from which this cause of action arose occurred in this county.

RELEVANT FACTS

8. On April 5, 2022, Thomas W. Kost received a letter by certified mail stating there
would be a Mount Prospect Village Board Meeting and a vote to add his home to a proposed South
Mount Prospect Tax Increment Financing (TIF) district. (Please see Plaintiffs’® Exhibit

1 attached)
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0.  Thomas W. Kost and his daughter Kylyna Kost went to the Mount Prospect Village Hall
and met with Village of Mount Prospect employee Conner Ilarmon on or about April 5, 2022 to ask
Lhow (e proposed TIF districl would alfect his [atnily and his neighbors.

10. Thomas W. Kost and Kylyna Kost were told by Conner ITarmon that the owners of the 5
Lowes in the proposed South Mounl Prospect TIF distiict had nothing to woiry aboul. Thoinas W.
Kost and Kylyna Kost were told their house was included in the proposed 11k district only as a way for
the T1F district to connect the portion of the proposed South Mount Prospect ['1F district north of
Dempster Street to the portion of the proposed South Mount Prospect TIF district south of Dempster

Street.

[l. About4 days later 'homas W. Kost went to Village Hall again and read the more detailed
report called "South Mount Prospect Redevelopment Project Area” dated February 17, 2022,

(Please see Plaintiffs® Exhibit 2 attached) Thownas W. Kost [ist noticed that his house and the
4

other houses belonging to his neighbors were characterized as being: 'below code'; three of the 5

homes were characterized as being on 'deteriorating parcels'; and all 5 homes were characterized as
having 'inadequate utilities'.

12, Thomas W. Kost immediately asked to see a supervisor in the Village of Mount
Prospect Community Planning Department. William J. Cooney Jr, who identified himself as the
person in Mount Prospect Village Hall most knowledgeable about the proposed South Mount
Prospect TIF district, and Conner Harmon attended the meeting.

13. William J Cooney Jr told Thomas W. Kost that the 5 homes are indeed all “below

code”, that 3 of the homes were on “deteriorating parcels” and that all 5 homes “lacked adequate

utilities”.
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14. Thomas W. Kost objected to the characterization of the 5 homes in this way and asked
William J. Cooney Jr to come with him to the homes that same day to directly point out the evidence of
parcel delerioralion, inadequate utilitics and in which specific ways all 5 homes are 'below code'.

15. William J. Cooney Jr refused to do this and told Thomas W. Kost that they would
have lo look al the claiws by S. B. Filedinan & Cowmpany instead, contalned in tepotts to which (he
homeowners had no access. William J. Cooney Jr then turned to Thomas W. Kost and said, "What’s
your problem with [TF?"

16. Thereafter Thomas W. Kost studied the "South Mount Prospect Redevelopment

Project Area" report in more detail.

17. Thomas W. Kost noticed that all 8 maps used in the report contained 3 missing portions of

roads and that 3 large apartment complexes in the area covered by the maps were missing,

18. Thomas W. Kost notified the Defendants Mayor and all Village of Mount Prospect
Trustees on Friday, April 15, 2022, of what he discovered in his research.

19. Thomas W. Kost also notified Defendants William J. Cooney Jr and Conner Harmon
of these mistakes and omissions on Friday, April 15, 2022.

20. Thomas W. Kost notified these parties by delivering 7 copies of a draft letter to the
Village Clerk who, on information and belief, sent them to the Defendants Mayor and all Board
Members and by personally giving copies of the draft letter to William J Cooney Jr and Conner
Harmon.

21. On April 18, 2022 Thomas W. Kost sent a final draft (updated version) of a "public
letter" by email to the Defendants Mayor and each of the Village of Mount Prospect Trustees.

22, The aforesaid final draft was also sent to Nellie Beckner, Village attorney Lance
Malina, Michael Cassady, Karen Agorano and Amit Thakkar. (Please see Plaintiffs’ Exhibit

3 attached)
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23. Thomas W. Kost notified Defendants Mayor and Board Members in person of
the main points contained in the ‘Public Letter” at a Village of Mount Prospect Board
Meecting on April 19, 2022, Thomas W. Kost handed out the Public Letter’ to people who
attended the meeting.
24. T additiown o he missing sections ol oads on all 8 waps the “Public Letler®
distributed by Thomas W. Kost addressed the following issues:
a) The owners of the 5 homes can attract private investment without the help of
the Village of Mount Prospect if and when they choose to do so;
b} The land on which the 5 homes are situated is valuable and does not satisfy the
“but for” clause of the TI' Act;
c) The 5 homes are being mischaracterized by S. B. Friedman as deteriorating;

d)  The warehouse directly to the south of the 5 homes was built in 2006 as one

of 6 newer warehouses in the area and shows no signs of deterioration. It was built
together with another warehouse directly to the south of the first;

e) Both warehouses look quite new with no signs of deterioration yet one is included
inside the TIF border and the other is not.

25. S. B. Friedman & Company representative Geoffrey Dickinson explained the missing
portions of roads and the missing large apartment complexes in this way: “I just wanted to explain to
the Board and to the public how we make our maps and the process and the data we rely on. Thereisa
company called Esri. Esri, they are the provider of geographic information systems. That's the data
that creates maps for you and for us and for everybody. So we get basemap from Esri. Esri has the
roads that it has. All the roads that are in this district are roads that exist, like...any roads that are
outside the district I will not guarantee they are correct, but the map inside the district is correct. We
also get parcel data from Cook County. Cook County that is where all the parcels are that’s their job.

5
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We use an overlay of Cook County parcel data over the Esri base map to generate these maps and then
in the ficld we verify we made our findings information so the maps arc correct that's the short of it."
26. Mayor Paul Wm. ITocfert defended the actions of S. B. Friedman & Company this way:
“T've looked at the maps. T mean, ['ve read through the document and it was referenced that Linneman
Road goes all the way to Gollroad. O K well, north of Dempster there is no reason to show Linneman
going all the way to Golf because that is not part of the TIF.”
2]. Mayor Paul Wm. Hoefert failed to mention that a portion of the proposed ['1F
district north of Dempster Street uses the missing part of Linneman Road north of Dempster Street as a

TIF border.

78 Mayor Paul Wm Hoefert failed to- acknowledge and address the facts that a portion
of Wall Street is missing and forms another TIF border; that Montgomery Street is also missing; and
that the corner of Montgomery Street and Wall Street is on the proposed TIF border.

29. Thomas W. Kost wished to counter these claims at the Village of Mount Prospect
Public Board meeting, but he was not allowed to speak.

30. Mayor Paul Wm. Hoefert said to him: “No, you have had your say for now and so we
are gonna move to the next person but ... the point is that the map is representative represented are
accurate and each parcel that would be inside the TIF would have a legal description associated with it
... as in the report.”

3 1.During the Village of Mount Prospect meeting on April 19, 2022, S. B. Friedman &
Company representative Geoffrey Dickinson described how S. B. Friedman & Company and Village of
Mount Prospect officials determined if a home is ‘below code’ in this way: "The code violations
was in collaboration with staff and the village um we know anccdotally what the Mayor said it
happens all the time. Villages raise their standards and we know that these buildings are old and so

we...it's more or less that it's an intersection of those two facts these built in the 1960s were not up to

6
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2018 2017, I'm sorry, code because you couldn't be its mathematically impossible it's so we just
essentially conclude I guess for staff and how they ultimately got to the [inish line and that was the
basic mismatch not mismatch it's facts old houses aren't up to new codes. That's... that's...cold buildings
it's true of every building in the district they're all not up to code because the code just gol updaled
recently. That's the short of it.”

32.Concemning the term ‘below code’ Village of Mount Prospect Mayor Paul Wm.
Hocfert said: "You made the point that 1f a property 1s older than 2017 or 16 when the last building
code ... adjustment was made it's likely that those properties don't meet the current code. So, to the
point, I live in a home that was built in 1917. 1 can tell you for a fact that I have some knob and tube.

Lhat hasn'l been code since 1932, OK? Butil stall works and 1t's...I'm not saymng 1t's in my entire home.

So, point being that my code my house doesn't meet code. There are many homes that are like that,
They're still functional. They still work. They're just fine. They're just not up to modern day current
code, right? I think that was the point.”

33. Responding to Mayor Paul Wm. Hoefert, S. B. Friedman & Company representative

Geoffrey Dickinson said: "That's correct. You're making a distinction between a code violation and
being up to current code. Your home and my home, it's the same way. It's not up to current code. If
you built it today, the stuff in the walls isn't OK. But in the walls it works OK. It's the same story
here. Correct.”

34. Village of Mount Prospect building code regulations are in the Mount Prospect Code of
Ordinances, Chapter 21. There is no written standard within the ordinances which allows for a
definition of ‘below code’ which can be applied to pre-existing structures that are not currently
undergoing construction or improvement.

35.During the Village of Mount Prospect Board meeting Trustee Richard F. Rogers stated:

“And on the second point I wanted to make the things that could be... not correct within a community

7
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36.

some of those areas don't even have water mains they use well and septic, so you know

that's really not accepted in today's standards. There are also roads that arc deteriorated badly. Therce are
curbs. There's no parking. People are parking on the... I'm gonna say the grass or the gravel areas.
Those all have to be somehow adjusted so that they mecet today's standards of what is proper. So there's
some a lol of things that are missing in that area that need to be upgraded and because they are all
individual owners, and they have their own water, and you know they are not going to upgrade the
streets. They're gonna wait for them to fall apart and they'll work out something when that happens. We'd
like to maintain those. Bring them up to standards and bring the entire area up to standard.”

Thereafter Plaintiff Thomas W. Kost researched the online version of Esri ArcGIS and verified that

the basemayps do indeed contain the missing part of Linneman Road, the missing part of Wall Street,
and all of Montgomery Street. The basemaps also contain the 3 missing apartment complexes.

(Please see Plaintiffs’ Exhibit 4 attached)

37. The Village of Mount Prospect’s own website uses an ArcGIS application that can be
seen by clicking on the “Services” menu and going to “Mapping/Property Lookup”. The application
uses an OpenStreetmap basemap and contains all the missing roads and apartments. (Please see
Plaintiffs’ Exhibit S attached)

38. There is a website called www.arcgis.com that has many ArcGIS basemaps that can be
examined by the general public. None of the available basemaps are missing the portion of Linneman
Road or the portion of Wall Street or all of Montgomery Street. (Please see Plaintiffs’

Exhibit 6 attached)

39. Thomas W. Kost contacted the Esri ArcGIS technical support and told them what
Geoffrey Dickinson said about [.inneman Road just north of Dempster Street and Wall Street
and Montgomery Street, that “Esri has the roads that it has”. Esri ArcGIS technical support told

Thomas W. Kost that what Geoffrey Dickinson claims is not possible.

8
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40.  (An unsigned) letter (that) outlines (the) project understanding, proposed scope of
services, time frame and fees that a representative of 8. B. Fricdman wrote and sent on September
28,2021 to Village of Mount Prospect City Manager Michael Cassidy for their work on the South
Mount Prospect Proposed TIF District stated “The Village is seeking assistance in evaluating the
cligibility of aud ideutilying an optiinal boundary for a poleutial TIF disttict covetlug a primatily
industrial and office area along Mount Prospect’s southern edge roughly bounded by Dempster St., S.
Busse Rd., Oakton St., and S. Elmhurst Rd., including some adjacent areas which are currently
unincorporated (the “Study Arca™), as shown in Map 1 on the following page. Based on initial
information, it appears that the Study Area includes approximately 160 parcels of land. There does
not appear to be any residential land use within the Study Area.” (emphasis added) (Please see
Plaintiffs’ Exhibit 7 attached)

41. On page 2 of the Letter there is a map titled "Map 1: Study Areca". The 5 homes were
not included in the ‘Study Area’. The warehouse built in 2006 which is directly to the south of the 5
homes was also not included in the ‘Study Area’. All the portions of roads missing from the “South
Mount Prospect Redevelopment Project Area” were included in “Map 1: Study Area”.

42. On page 5 of the Letter it is stated “The Act requires that a Housing Impact Study
(HIS) be completed if the plan would result in the displacement of 10 or more occupied residential
units, or if the area contains 75 or more occupied residential units and the Village does not certify that
no residential displacement will occur.”

43. In the document called “South Mount Prospect Redevelopment Project Area” (Exhibit
2) dated February 17, 2022 the maps on pages 5, 6, 7, 12, 13, 14, 15 and 18 contain the following claim

under cach map: “Source: Cook County, Esri, SB Friedman, Village of Mount Prospect”. In the

Letter (Please see Plaintiffs’ Exhibit 7 attached) the same sources are listed under ‘Map 1. Study

Area”.





FILED DATE: 5/2/2023 5:29 PM 2023CH04351

44,

46.

47,

48.

After learning these facts Thomas W. Kost sent an email to Village of Mount Prospect
Trustee Peggy Pissarrek in which he asked to meet with her to show her this newly
discovered inlormation. Thomas W. Kost contacled Peggy Pissarrek because at the April
19, 2022 meeting he thought she appeared as the Trustee most open to possibly looking at
the evidence he had. She refused to meet with him. (Please see Plaintiffs’

Exhibit 8 attached)

45. On May 3, 2022 all Village of Mount Prospect Trustees voted “yes” to the

establishment of a “South Mount Prospect TIF District.”

VIOLATION OF THE PUBLIC USE TEST

Both the Federal Constitution and the Illincis Constitution contain a Public-Use Clause that limits the
“Taking powers™ by municipalities in furtherance of urban redevelopment programs under such

statutes as the Tax Increment Allocation Redevelopment Act (TIF) 65 ILCS 5/11-74.4-1, et seq.,

As such, Plaintiffs bring this action to humbly request that this Honorable Court of Equity examine
the processes and procedures taken by the Defendant Village and the Defendant S. B. FRIEDMAN
& COMPANY (and the individuals who act on behalf of said legal entities) to satisfy the
limitations of the “Public-Use” clause of the Illinois Constitution in furtherance of their desired “new

TIF District’ ordinance that was adopted by the Defendant Village on May 3, 2022 through

unintentional negligence or intentional fraud or a combination of both.

Plaintiffs state the following acts of Defendant Village and Defendant S. B. Friedman & Company,
through their Mayor, Board, Officials, Members and employees , did not meet the required “Public
Use” test as follows (Please note that the acts complained of are more fully explained and designated
above in Plaintifis’ RELEVANT FACTS):

a) the redevelopment plan as published had numerous errors and missing roads, buildings, and

10
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structures;

b) the redevelopment plan was initially published on February 28, 2022 and then amended and

reissucd on April 28,. 2022 (the day that the ordinance was adopted);

¢) whether the economic redevelopment pan is sufficiently sound to justify taking as in was revised

on the day it was adopted,;

d) based on the relationship test between the acquisition’s purpose and the public planning process
evidenced by the negligent o fraudulent mistukes in docwnents submitled that did not include off
the roads and structures that are in and about the revised TIF area ordinance adopted May 3,

2022;

e) the fact that the second reading of the revised TIF ordinance was waived at the Village Board

meeting on April 28, 2022;

f) the silencing of Plaintiff Thomas W. Kost after recognizing that he had relevant questions about

the TIF ordinance at the public meeting at the Village on April, 19, 2022.

49. The procedural mistakes, whether intentional or negligently done were the direct cause that this
second TIF district in Village was adopted without the required public use requirements being

satisfied.

Wherefore the Kost Plaintiffs pray that this honorably court of Equity enjoin defendant
Village take no action against the Kost Plaintiff’s Property with the new TIF district, whether by eminent domain
or otherwise, that this Court Declare that the TIF district be judge to be in violation of the required proper -use
requirement and if it is determined that these events were caused through fraud, that the court use its equitable
powers in a way to make the Kost Plaintiffs and the citizens of Mount Prospect, Illinois whole again. Finally the
Kost Plaintiffs pray that this Court grant them any and all relief determined by this Court to be equitable and

proper.

11
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JURY DEMAND

KOSTS Plaintiffs demand a trial by jury on all issues triable by a jury.

Dated: May 2, 2023 Respectlully submitled,

By: /s/ Alphonse A. Talarico
ARDC 6184530

CC 53293

707 Skokie Boulevard suite 600
Northbrook, Illinois 60062
(312) 808-1410

contact@lawofficeofalphonsetalarico.com

Attorney for the KOST Plaintiffs.

VYERIFICATION BY CERTIFICATION PURSUANT TO SECTION 1-109
Under penalties as provided by law pursuant to Section 1-109 of the Code of Civil Procedure, the

undersigned certifies that the statements set forth in this instrument are true and correct, except as to
matters therein stated to be on information and belief, and as to such matters the undersigned certifies as

aforesaid that he verily believes the same to be true.

/s/ Thomas W, Kost

12
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PLAINTIFFS' EXHIBIT 1 IRIS Y. MARTINEZ
CIRCUIT CLERK

COOK COUNTY, IL
2023CH04351
Calendar, 15

NOTICE OF PUBLIC HEARING AND JOINT REVIEW BOARD MEETING 22549257
TO CONSIDER THE DESIGNATION OF THE REDEVELOPMENT PROJECT AREA
FOR THE PROPOSED SOUTH MOUNT PROSPECT
TAX INCREMENT FINANCING DISTRICT AND THE APPROVAL
OF A REDEVELOPMENT PLAN AND PROJECT IN RELATION THERETO

Notice is hereby given that a public hearing will be held on Tuesday, April 19,
2022, at 7:00 p.m. at the Mount Prospect Village Hall, Village Board Room, 50 South
Emerson Street, Mount Prospect, Illinois 80056 (“Public Hearing”), in regard to the
proposed designation of a redevelopment project area (“Redevelopment Project Area”),
and the proposed approval of a redevelopment plan and project ("Redevelopment Plan
and Project”) in relation thereto, for the proposed South Mount Prospect Tax Increment
Financing Bistrict (“TIF District”), pursuant 4o the provisions of the “Tax-increment
Allocation Redevelopment Act,” 65 ILCS 5/11-74.4-1, et seq., as amended (“TIF Act”).

The boundary of the Redevelopment Project Area for the proposed TIF District is
more fully set forth on the legal description attached heretc as EXHIBIT 1 and made
part hereof and the street location map attached hereto as EXHIBIT 2 and made part
hereof.

The proposed Redevelopment Plan and Project provides for land acquisition and
assembly, improvements to the public infrastructure within the proposed
Redevelopment Project Area and for the Village of Mount Prospect (“Village”) to
implement a set of actions to promote redevelopment within the proposed
Redevelopment Project Area. The contemplated Village actions include, but are not
limited to: acquisition of property and property interests; site preparation and clearance;
demolition; provision of public infrastructure and related public improvements and
rehabilitation of structures; interest rate write-downs; job training; the encouragement of
redevelopment agreements; assisting in the clean-up of any hazardous waste,
hazardous substances or underground storage tanks as required by State or Federal
law where these are a material impediment to redevelopment; addressing any flooding
problems; and improving opportunities for further development and redevelopment
withii the TIF District. The "Village would realize the goals and objectives of the
Redevelopment Plan and Project through public finance techniques including, but not
limited to, tax increment allocation financing.

Copies of the Eligibility Report and the Redevelopment Plan and Project have
been on file with the Village since February 18, 2022, and are currently on file and
available for public inspection between the hours of 8:30 a.m. and 5:00 p.m., Monday
through Friday, except holidays, at the office of Michael Cassady, Village Manager for
the Village of Mount Prospect, at 50 South Emerson Street, Mount Prospect, lllinois
60056, and on the Village's website at https://www.mountprospect.org/SouthMPTIF.
Copies of the Eligibility Report and the Redevelopment Plan and Project are enclosed
with the copies of this Notice that are being mailed to the affected taxing districts and
the lllinois Department of Commerce and Economic Opportunity. Michael Cassady,

518040_1 1
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{

Village Manager for the Village of Mount Prospect may be contacted for further
intormation, at the eddress above or by telephone at (847) 392-6000.

Pursuant fo the TIF Act, the Joint Review Board for the proposed TIF District
(“JRB") convened to review the public record, planning documents, Eligibility Report and
the proposed ordinances approving lhe Redevelopment Project Area and lhe
Redevelopment Plan and Project for the proposed TIF District. Pursuant to the TIF Act,
the JRB shall consist of one (1) public member and one (1) representative from each of
the following laxing districts Harper College District 512, Township High School District
214, Cook County School District 59, Mount Prospect Park District, the County of Cook,
Flk Grove Township and the Village of Mount Prospect.

Pursuant to the TIF Act, the meeting of the JRB was held on Tuesday, March 22,
2022 at-3:00 p:m-—at-the Mount Prespect Village-Hall, Village Board‘Roort 55-8outh
Emerson Sireet, Mount Prospect, lllinois 60056. Those taxing districts with
representatives on the JRB were nofified of said JRB meeting. The JRB's
recommendation relative to the Redevelopment Project Area and Redevelopment Plan
and Project for the proposed TIF Dislricl shall be advisory and non-binding, and shall be
adopted by a majority vote of those members of the JRB that are present and voting,
and submitted to the Village within thirty (30) days after the first convening of the JRB.
Failure of the JRB to submit its report on a timely basis shall not delay the Public
Hearing, nor shali it delay any other step in the process of designating the
Redevelopment Project Area or approving the Redevelopment Plan and Project for the
proposed TIF District.

Prior to and at the April 19, 2022 Public Hearing, all interested persons, affected
taxing districts and the lllinois Department of Commerce and Economic Opportunity
may file with the Village Clerk written comments to and may be heard orally with respect
to any issues regarding the proposed Redevelopment Project Area and Redevelopment
Plan and Project for the proposed TIF District. Written comments are invited and can be
sent in advance of the Public Hearing to the Mount Prospect Village Clerk, 50 South
Emerson Street, Mount Prospect, lllinois 60056. The Public Hearing may be adjourned

by the Village Board without further notice other than a motion to be entered upon the

minutes of the Public Hearing, fixing the time and place” of thé subsefuent Public
Hearing.

Mailed and Published by order of the

Corporate Authorities of the Village of Mount Prospect,
Cook County, lllinois

Karen Agoranos, Village Clerk
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EXHIBIT 1

LEGAL DESCRIPTION, STREET LOCATION AND PINS
FOR THE SOUTH MOUNT PROSPECT
TAX INCREMENT FINANCING DISTRICT

THOSE PARTS OF SECTIONS 14, 22, 23 AND 268, ALL IN TOWNSHIP 41 NORTH,
RANGE 8 EAST OF THE THIRD PRINCIPAL MERIDIAN, IN COOK COUNTY,
ILLINOIS, DESCRIBED AS FOLLOWS;

BEGINNING Al [HE NORTHEAST CORNER OF THE NORTHEAST QUARTER OF
SAID SECTION 23; THENCE SOUTHERLY ALONG THE EASI LINE OF SAID
NORTHEAST QUARTER TO THE EASTERLY EXTENSION OF THE SOUTH LINE OF
BDEMPSTER-STREET - THENCE'WESTERLY ‘ALONG -SAID EXTENSION AND SAID
SOUTH LINE TO THE EAST LINE OF THE WEST 479.60 FEET OF THE NORTH
HALF OF THE NORTHEAST QUARTER OF SAID NORTHEAST QUARTER OF
SECTION 23; THENCE SOUTH ALONG SAID EAST LINE TO THE NORTH LINE OF
LOT 2 IN LAKE CENTER, PLAZA RESUBDIVISION PER DOCUMENT NUMBER
0819145106; THENCE EASTERLY ALONG SAID NORTH LINE TO THE NORTHEAST
CORNER OF SAID LOT 2; THENCE SOUTHERLY THE FOLLOWING (4) COURSES
ALONG THE EASTERLY LINE OF SAID LOT 2; (1) THENCE SOUTH 270.28 FEET TO
A BEND POINT; (2) THENCE WESTERLY 20.07 FEET TO A BEND POINT; (3)
THENCE SOUTH 397.41 FEET TO A POINT OF CURVATURE; (4) THENCE
SOUTHERLY ALONG A CURVE CONCAVE WESTERLY HAVING A RADIUS OF
466.07 FEET, AN ARC LENGTH OF 71.51 FEET TO THE SOUTHEAST CORNER OF
SAID LOT 2; THENCE WESTERLY ALONG THE SOUTH LINE OF SAID LOT 2, A
DISTANCE OF 42228 FEET TO THE NORTHWEST CORNER OF LOT 1 IN SAID
LAKE CENTER, PLAZA RESUBDIVISION; THENCE SOUTH ALONG THE WEST LINE
OF SAID LOT 1, A DISTANCE OF 980.71 FEET TO THE NORTHWEST CORNER OF
LOT 1 IN LAKE CENTER PLAZA RESUBDIVISION NO. 2 PER DOCUMENT NUMBER
91321871, THENCE SOUTHERLY ALONG THE WESTERLY LINE OF SAID LOT 1, A
DISTANCE OF 187.19 FEET TO THE NORTH LINE OF ALGONQU!IN ROAD; THENCE
SOUTHWESTERLY TO THE NORTHEAST CORNER OF THE WEST HALF OF THE
SOUTHEAST QUARTER OF SAID SECTION 23, THENCE SOUTHERLY ALONG THE
EAST LINE OF SAID WEST HALF 283.0 FEET TO THE EASTERLY EXTENSION OF
THE NORTH LINE OF LOT 15 IN ELMHURST-ALGONQUIN INDUSTRIAL PARK-
UNIT NO. 8 SUBDIVISION PER DOCUMENT NUMBER 20409121; THENCE
WESTERLY ALONG SAID EASTERLY EXTENSION AND NORTH LINE OF SAID LOT
15, ADISTANCE OF 341.54 FEET TO THE NORTHWEST CORNER OF SAID LOT 15;
THENCE SOUTHERLY ALONG THE WEST LINE OF SAID ELMHURST-ALGONQUIN
INDUSTRIAL PARK-UNIT NO. 8 SUBDIVISION 539.36 FEET TO THE NORTH LINE
OF THE SOUTH 1175.0 FEET OF THE NORTH THREE-QUARTERS OF THE WEST
HALF OF THE SOUTHEAST QUARTER OF SAID SECTION 23; THENCE EAST
ALONG SAID NORTH LINE 4.0 FEET TO THE NORTHWEST CORNER OF DENNES
RESUBDIVISION PER DOCUMENT NUMBER 25198789, THENCE SOUTHERLY
ALONG THE WEST LINE OF SAID DENNES RESUBDIVISION 1110.85 FEET TO THE
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SOUTHWEST CORNER OF LOT 2 IN SAID DENNES SUBDIVISION; THEN
EASTERLY ALONG THL SOUTH LINE OF SAID LOT 2, A DISTANCE OF 339.52
FEET TO SAID EAST LINE OF THE WEST HALF OF THE SOUTHEAST QUARTER,;
THENCE SOUTHERLY ALONG SAID EAST LINE OF THE WEST HALF TO THE
SOUTH LINE OF OAKTON STREET; THENCE WESTERLY ALONG SAID SOUTH
LINE OF OAKTON STRELT TO THE SOUTHERLY EXTENSION OF THE EAST LINE
OF LOT 2 IN GARLAND C. RICHARDSON'S SUBDIVISION PER DOCUMENT
NUMBER 16662336, THENCE NORTHERLY ALONG SAID EXTENSION AND SAID
FAST LINE OF LOT 2 TO THE NORTHEAST CORNER OF SAID 1LOT 2, THENGF
WESTERLY ALONG THE NORIH LINE OF SAID LOI 2 1O [HE EASIERLY LINE OF
SAID 1-80 TOLL ROAD; THENCE NORTHWESTERLY ALONG SAID EASTERLY LINE
TO THE SOUTH LINE OF ABACUS CONSOLIDATION OF LOTS 3 AND 4 PER
DOCUMENT NUMBER 08008531; THENCE EASTERLY ALONG SAID SOUTH LINE
AND THE SOUTH LINE OF ‘BUSSE ROAD INDUSTRIAK PARK SUBBIVISIONTPER-
DOCUMENT 904723386 TO THE WEST LINE OF BUSSE ROAD; THENCE
NORTHERLY ALONG SAID WEST LINE OF BUSSE ROAD TO THE WESTERLY
EXTENSION OF THE NORTH LINE OF LOT 1 IN PLAZA UNITED RESUBDIVISION
OF LOT 1 PER DOCUMENT NUMBER 96488523, THENCE THE FOLLOWING (3)
COURSES ALONG SAID EXTENSION AND NORTH LINE; (1) THENCE EAST ALONG
SAID EXTENSION AND NORTH LINE TO A BEND POINT, (2) THENCE
SOUTHEASTERLY 11613 FEET TO A BEND POINT; (3) THENCE
SOUTHEASTERLY 353.13 FEET TO THE MOST SOUTHERLY CORNER OF LOT 2
IN SAID PLAZA UNITED RESUBDIVISION; THENCE THE FOLLOWING (4)
COURSES ALONG THE EASTERLY LINE OF SAID LOT 2; (1) THENCE
NORTHEASTERLY 52.09 FEET; (2) THENCE NORTH 170 FEET; (3) THENCE
EASTERLY 39 FEET,; (4) THENCE NORTH 25043 FEET TO THE NORTHEAST
CORNER OF SAID LOT 2; THENCE NORTHERLY ALONG THE NORTHERLY
EXTENSION OF SAID EASTERLY LINE OF LOT 2 TO THE NORTH LINE OF
DEMPSTER STREET; THENCE EASTERLY ALONG SAID NORTH LINE OF
DEMPSTER STREET TO THE NORTHERLY EXTENSION OF THE EAST LINE OF
LOT 1 IN BRIARWOOD BUSINESS CENTER SUBDIVISION PER DOCUMENT
NUMBER 0627931120; THENCE SOUTHERLY ALONG SAID NORTHERLY
EXTENSION AND SAID EAST LINE OF LOT 1 TO THE SOUTH LINE OF LOT 2 IN
LINNENMAN' S DIVISION PER DOCUMENT NUMBER 15716544; THENCE EASTERLY
ALONG SAID SOUTH LINE OF LOT 2 TO THE EAST LINE OF THE WEST HALF OF
THE NORTHEAST QUARTER OF SAID SECTION 23; TIENCE NORTHIERLY ALONG
SAID EAST LINE TO THE SOUTHEAST CORNER OF THE WEST HALF OF THE
SOUTHEAST QUARTER OF SAID SECTION 14; THENCE NORTHERLY ALONG THE
EAST LINE OF SAID WEST HALF OF THE SOUTHEAST QUARTER OF SECTION 14
TO THE NORTHEAST CORNER OF PICKWICK COMMONS SUBDIVISION PER
DOCUMENT NUMBER 20563555; THENCE WESTERLY ALONG THE NORTH LINE
OF SAID PICKWICK COMMON SUBDBIVISION AND THE NORTH LINE OF LOT 1 IN
SAID LINNEMAN'S DIVISION TO THE WEST LINE OF SAID WEST HALF OF THE
SOUTHEAST QUARTER SECTION 14; THENCE NORTH ALONG SAID WEST LINE
TO THE SOUTHERLY LINE OF THE COMMONWEALTH EDISON'S RIGHT-OF-WAY;
THENCE NORTHEASTERLY ALONG SAID SOUTHERLY LINE TO A BEND POINT,;
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THENCE CONTINUING EAST ALONG SAID SOUTHERLY LINE TO THE EAST LINE
OF SAID SOUTHEAST QUARTER OF SECTION 14; THENCE SOUTHERLY ALONG
SAID EAST LINE TO THE PLACE OF BEGINNING.

Street Location: the 1IF District includes properties and rights of way in the Village of
Mount Prospect generally bounded by Kopp Patk (o lhe noith, Busse Road (o the west,
Oakton Street to the south, and Eimhurst Road to the east north of Dempster Street,
with the eastern boundary of the [II" District being west of Elmhurst Road south of
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Deimpsler Sheel.

Property Index Numbers:

0823100018 0823102009 0823300049 0823101026
0823260054 »: - ~-0823202008 « - » -~ 0823300053 - - 0823306087 -
0823101014 0823202009 0823300054 0823101009
0823200052 0823202013 0823301003 0823101067
0823101015 0823202017 0823301006 0823101056
0823101016 0823202022 0823301007 0823300022
0823101017 0823202023 0823301008 0823102008
0823101020 0823202024 0823301009 0823101046
0823101024 0823202025 0823202041 0823202039
0823101032 0823202032 0823400004 0823202007
0823101033 0823300006 0823400008 0823401033
0823101034 0823202034 0823101035 0823300050
0823101036 0823300051 0823400015 0823101063
0823101037 0823202035 0823400011 0823201007
0823101038 0823202036 0823400016 0823201018
0823101041 0823202037 0823400017 0823201020
0823300047 0823202038 0823300055 0823201080
0823100012 0823202042 0823400009 0823201081
0823101044 0823101060 0823400018 0823201082
0823101045 0823202044 0823400019 0823201083
0823100020 0823300017 0823400020 0823201084
0823101047 — ™~ - (822401019 08231701048 1 . +.0814401018
0823101051 0823300018 0823400021 0814401019
0823101055 0823300024 0823400022 0814403015
0823101058 0823300025 0823300023 (1814403016
0823100021 0823300026 0823101064 0814403021
0823101059 0823101052 0823101061 0814403024
0823101062 0823300027 0823102011 0814403029
0823300007 0823300028 0823300058 0814403030
0823102005 0823300029 0823202046 0823203042
0823202050 0823300030 0823202047

08231020086 0823300031 0823400010

0823102007 0823300036 0823401004
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EXHIBIT 2

STREET L.LOCATION MAP FOR THE MOUNT PROSPECT
SOUTH MOUNT PROSPECT TAX INCREMENT FINANCING DISTRICT

(see aftached)
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PLAINIIFFS' EXHIBIT 2

Mount Prospect, IL

South Mount Prospect
Redevelopment Project Area

Tax Increment Financing District
Eligibility Report and Redevelopment Plan and Project

REPORT | February 1/, 2022
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Mount Prospect, IL

South Mount Prospect
Redevelopment Project Area

Tax Increment Financing District

Eligibility Report and Redevelopment Plan and Project

February 16, 2022

S. B. FRIEDMAN & COMPANY
221 N. LaSalle 5t. Suite 820 Chicago, IL 60601
T: 3124244250 F:. 312.424.4262 E: info@sbfriedman.com

Contact: Geoff Dickinson
T: 312.384.2404 E: gdickinson@sbfriedman.com

5B friedman Development Advisors
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Mount Prospect, IL

South Mount Prospect Redevelopment Project Area
Tax Increment Financing District

EllgIbliity Report and Redevelopment Plan and Project
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1. Introduction

The Village of Mount Pruspect (the "Village™) seeks to establish a tax increment financing (111 ) district to serve
as an economic cevelopment taol and promote the revitalization of land in the southern portion of the Village
The Village engaged $B Friedman Development Advisors (“SB Friedman”) in October 2021 to conduct a

Redoevelopment Profect Area feasibilly sludy and  prepare a Redevelopment Plan and Project (the
“Redevelopment Plan®).

This document serves as the Eligibility Report and Redevelopment Plan (together, the "Report”) for the
proposed South Mount Prospect Redevelopment Mroject Area (“South Mount Prospect RPA” or the "RPA™.
Section 2 of the Report, the Eligibility Report, details the eligibiiity factors found within the proposed RPA in
support of its designation as a “conservation area” for improved land, within the definitions set forth in the
lllinois Tax Increment Allocation Redevelopment Act, 65 ILCS 5/11-74.4--1 et seq., as amended (the "Act”).

Section 3 of this Repert, the Redevelopment Plan, outlines the comprehensive program to revitalize the
proposed RPA, as required by the Acl.

Redevelopment Project Area

The proposed South Mount Prospect RPA is located within the Village in Cook County {the “County”), as shown
on Map 1. The proposed South Mount Prospect RPA consists of approximately 129 tax parcels {127 improved
parcels and 2 right-of-way parcels) and 81 primary structures. It comprises approximately 505 acres of land,
including 462 improved acres, and approximately 43 acres of right-of-way. The parcels included in the
proposed RPA are roughly bounded by Kopp Park, Busse Road, Oakton Street, and Elmhurst Road as illustrated
in Map 2. Based upon SB Friedman's research, the proposed RPA currently consisis primarily of a mix of
industrial, commercial, residential, public institutional, and park/open space, as shown in Map 3. In instances
where there was common ownership, parcels that are primarily used for parking were assigned the land use
of the parcel that the parking serviced.

Determination of Eligibility

This Report concludes that the proposed South Mount Prospect RPA is eligible for designation as a
"conservation area” for improved land, per the Act. For the purposes of analysls, In a previously developed

area, parcels that include side yards, undeveloped lots, or parking lots related to an adjacent primary structure
are considered improved.

IMPROVED PARCELS: CONSERVATION AREA FINDINGS

Assessor data from Cook County indicated that 74% of primary structures are aged 35 years or older. This
satisfies the requirement that 50% or more of the structures in the area have an age of 35 years or more.
Further, the following four (4) eligibility factors have been found to be present to a meaningful extent and
reasonably distributed throughaut the proposed RPA:

1. Deterioration;
Z. Presence of Structures below Minimum Code Standards;

SB Friedman Development Advisars 1
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Village of Mount Prospect/ South Mount Prospect RPA ~ Eligibility Report and Redevelopment Plan

3. Inadequate Utilities; and
4. Lack of Community Planning.

These factors are defined under the Acl al 65 ILCS 5/11-/4.4-3-{2) and {L) and are more [ully descnibed in
Appondix 2.

Basect on the age of primary stiuclaees in the proposed RPA and e presence ol Tour cligibilily factars, the
proposed RPA qualifies under a “canservation area” finding (age of structures plus at least three (3) eligibdity
factors).

SUMMARY OF ELIGIBILITY FINDINGS

5B Friedman has found that the proposed RPA qualifies as a “conservation area” with 74% of the primary
structures within the proposed RPA at least 35 years of age or older, and four (4} of the thirteen (13) eligibility
factors were found to be present to a meaningful extent and reasonably distributed within the proposed RPA.,

These conditions hinder the potential to redevelop the proposed RPA and capitalize on its unigue attributes,
Ihe proposed RPA will benefit from a strategy that addresses the aged buildings, deterioration, presence of
structures below minimum code, inadequate utilities, and lack of community planning to facilitate the overall
improvement of its physical condition.

Redevelopment Plan Goal, Objectives and Strategy

GOAL. The overall goal of the Redevelopment Plan and Prgject is to reduce or eliminate conditions that qualify
the proposed RPA as a “conservation area” and lo provide the direclion and rnechanisms necessary Lo
redevelop the proposed RPA as a vibrant industrial mixed-use district. Redevelopment of the proposed RPA is
intended to revitalize the area, strengthen the economic base, and enhance the Village's overall quality of life.

OBJECTIVES. The following five (5) objectives support the overall goal of revitalization of the proposed RPA:

1. Facilitate the physical improvement and/or rehabilitation of existing structures and facades within
the proposed RPA, and encourage the construction of new commercial, industrial, residential,
public, civic/cultural and recreaticnal development, where appropriate;

2. Foster the replacement, repair, construction and/or improvement of public infrastructure, where
needed, to create an environment conducive to private investment;

3. Facilitate the assembly and preparation, including demolition and environmental clean-up, where
necessary, and marketing of available sites in the proposed RPA for redevelopment and new
development by providing resources as allowed by the Act;

4. Support the goals and objectives of other overlapping plans, incduding the Village of Mount
Prospect Comprehensive Plan published in 2017 {the “2017 Comprehensive Plan”), Connect South
Mount Prospect Sub-Area Plan {2020), the Mount Prospect Bicycle Plan (2012), the Public
Transportatlon System Plan (2009}, and subsequent plans;

SB Friagdiman Development Advisors 2
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5. Coordinate avallable federal, state and local resources to further the goals of this Redevelopment
Plan and Project.

SIRATEGY, Redevelopment of the proposed RPA is to be achieved through an integrated and comprehensive
stratogy that lovoragos public resources to stimulato addimional private investment. The undarlying strategy 1s
L use §lF, as well as other futlingg sources, o teinforce and encourage privale Investiment

lNnancial Plan

FLIGIBLE COSTS. The Act outlines categories of expenditures that can be funded using incremental praperty
taxes. These expenditures, referred to as eligible redevelopment project costs, indude all reasonable or
necessary costs Incurred or estimated to be Incurred and any such costs incidenlal Lo this Redevelopment Plan
pursuant to the Act.

ESTIMATED REDEVELOPMENT PRQJECT COSTS. The estimated redevelopment project costs of this
Redevelopment Plan are $145 million". The total of redavelopmant project costs provides an upper limit on
expendilures thal are lo be funded using incremental property tax rovenues, exchusive of capitalized intorost,
issuance costs, interest and other financing costs.

EQUALIZED ASSESSED VALUE OF PROPERTIES IN THE PROPOSED RPA. The 2020 EAV (the most recent
year in which assessed values and the equalization factor were available) of all taxable parcels in the proposed
RPA is approximately $152,173,065. By tax year 2045 (collecticn year 2046), the total taxable EAV for the
proposed RPA is anticipated to be approximately $268 million

Required Tests and Findings

The required conditions for the adoption of this Redevelopment Plan and Project are found tc be present
within the proposed South Mount Prospect RPA:

1. The proposed RPA is 505 acres in size and thus satisfies the requirement that it be af least 1.5
acres;

2. Limited private investment has occurred in the proposed South Mount Prospect RPA over the last
five years;

3. Without the suppert of pubhc resources, the redevelopment objectives for the proposed RPA

would most likely not be realized. Accordingly, "but for” the designation of a TIF district, these
projects would be unlikely 1o occur on their own;

* As noted below in “Estimated Redevelopment Project Costs,” this amount is expressed in 2022 dollars and
may be increased as allowed under the Act by 5% after adjusting for annual inflation reflected in the Consumer
Price Index (CP1), published by the U.S. Department of Labor
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4, The proposed South Mount Prospect RPA includes only those contiguous parcels of real property
that are expecled to benefit substantially from the proposed Redevelopment Plan and Project;

(¥

lhe Redevelopment Plan conforms to and proposes land uses that are consistent with the 201/
Comprehansiva Plan, and Conneact South Mount Prospect Sub-Area Plan (2020);

6. The Viitage certifies that the Redevelopment Man will not result in the displacement of 10 or maore
inhabited residential units as a result of activities pursuant to this Redevelopment Plan Therefore,
a lousing Impact Study is not required under the Act; and

/. [he Redevelopment Plan is estimated be completed, and all obligations issued to finance

redevelopment costs shall be retirad no later than December 31, 2046, if the ordinances
establishing the proposed RPA are adopted during 20.22.

SB Friedman Development Advisors 4
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Map 1: Community Context

[ Proposed RPABoundary
- TIF Parcel

Village of Mt Prospect

Source: Cook County, Esri, 5B Friedman, Village of Mount Prospect
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Mq p 2: Proposed RPA gﬁ%:ndagy 7

Proposed ‘RPA Boundary
TIF Parcel
Primary Structure

Source: Cook County, Esri, SB Friedman. Village of Mount Prospect

SB Friedman Development Advisors
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Map 3: Existing Land Use

Higs
Ej Proposed RPA Boundary Residential Commercial
' Parking Industrial Cffice

[Tl Undeveloped Lot Retal Institutionsl

Source: Cook County, Esri, SB Friedman, Village of Mount Prospect

SB Friedman Development Advisors

Private Recreation
Paris.and Open
Space
Right-of-way
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2. Eligibility Report

This report concludes that the proposed Soulh Mount Prospect RPA is eligible [on designation as
“cunservation alea” lo innioved land, per e Act.

Provisions of the lllinois Tax Increment Allocation Redevelopment Act

Under the Act, two {2} primary avenues exist to establish eligibility for an area to permit the use of TIF for
redevelopment: declaring an area as a "blighted area” and/or a "conservation area”. “Blighted areas” are those
improved or vacant areas with Blighting influences that are impacting the public satety, health, morals, or
welfare of the community, and are substantially impairing the growth of the tax base in the area. "Conservation
areas” are those improved areas that are deteriorating and declining and soon may become Glighted. A
description of the statutory provisions of the Act is provided below.

Factors for Improved Areas

Accerding to the Act, "blighted areas” for improved land must demonstrate at least five (5) of the following
eligibility factors, which threaten the health, safety, morals or welfare of the proposed district. "Conservation
areas” must have a minimum of 50% of the total structures within the area aged 35 years or older, plus a
combination of three (3) or more additional eligibility factors that are detrimental to the public safety, health,
morals or welfare, and that could result in such an area becoming a “blighted area.” The following are eligibility
factors for improved areas:

e Diiapidation « Inadeguate Utilities
s Obsolescence » Excessive Land Coverage and
e Detericration Overcrowding of Structures and
s Presence of Structures below Minimum Community Facilities
Code Standards s Delelerious Land Use or Layout
¢ lllegat Use of Individual Structures + Environmental Clean-Up
e  Excessive Vacancies » Lack of Community Planning
« lack of Ventilation, Light or Sanitary e lack of Growth in EAV
Facilities

A definilion of eath laclor is provided in Appendix 2.

Methodology Overview

S8 Friedman conducted the following analyses to determine whether the proposed South Mount Prospect RPA
is eligible for designation as a “conservation area” for improved land, per the Act:

s Parcel-by-parcel field observations and photagraphy documenting external property conditions;
» Review of building age data from the Cook County Assessor's Office;
Review of parcel-level GIS shapefile data provided by the County,
» Review of municipal and county codes, building permit records (2016-2021), and code viclation records
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as of November 2021;

o Review of a utility memarandum provided by the Village regarding lacations, ages and conditions of
water, stormwater and sanitary sewer infrastructure;

» Review of current and prior comprehensive plans provided by the Village (from 1965, 200/, and 2011),
az wall as the Connact Sauth Mount Prospact Sub-Aroa Plan (2020}, tho Mount Prospoct Bicycla Plan
(2012), and the Puhlic Transportation System Plan (2009)

SB Friedman examined all parcels for qualification factors consistent with requirements of the Act
SB Friedman analyzed the presence or absence of each eligibility factor on a building-by-building, parcel-by-
parcel basis and/or aggregate basis as applicable. Building and parcel data were then plotted on maps of the
proposed RPA, as applicable, to determine which factors were present to a meaningful extent and reasonably
distributed throughout the proposed RPA.

Conservation Area Findings: Improved Parcels

Based upon the conditions found within the proposed RPA at the completion of SB Friedman’s research, it has
been determined that the proposed RPA meets the eligibility requirements of the Act as a "conservation area.”
Of the 81 primary structures in the proposed RPA, at least 60 structures (74%) are 35 years of age or older, as
they were constructed before 1985. Map 4 shows the location of primary structures that are 35 years or older.
SB Friedman's research indicates that the following four {4} factors are present 1o a meaningful extent and
reasonably distributed throughout the proposed RPA:

1, Deterioration

2. Presence of Structures below Minimurm Code Standards
3 Inadequate Utilities

4. Lack of Community Planning

Each eligibility factor that was found to be present to a meaningful extent and reasonably distributed
throughout the proposed RPA is summarized below. Maps 5A through 5C illustrate the distribution of those
eligibility factors found to be reasonably distributed on a building-by-building and/cr parcel-by-parcel basis
within the proposed RPA by highlighting each parcel or building where the respective factors were found fo
be present o a meaningful degree.

1. DETERIORATION

The Act defines deterioraticn as defects including, but not limited 1o, major defects in the secondary building
components such as doors, windows, porches, guiters and downspouts, and fascia. With respect to surface
improvements, that the condition of roadways, alleys, curbs, gutters, sidewalks, off-street parking, and surface
storage areas evidence deterioration including but not limited to, surface cracking, crumbling, potholes,
depressions, loose paving material, and weeds protruding through paved surfaces.

Physical detericration was observed on 85 parcels of 127 improved parcels (approximately 67% of improved
parcels). The most comman farm of deterioration was on surface improvements, including streets, parking lots
and alleys. Catalogued surface improvement deterioration included cracks in infrastructure, and potholes.
Building delerioralion induded stairstepping in biick and dnderblock, a acked loundations and waler damage.
Delerurallon of bulldings and surface improvements can make il appeat as lhough the proposed RPA lacks
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investment and can make it more difficult to attract new businesses or consumers. This factor was found to be
meaningfully present and reasonably distributed throughout the proposed RPA.

2. INADEQUATE UTILITIES

The Act defines inadequate utilities as underground and overhead ulilities, such as stonm sewers and slonmn
drainage, sanilary sewers, waler lines, and gas, telephone and elecliical services, which aie,

1. Of insufficient capacity to serve the uses in the RPA;
2. Deteriorated, antiquated, obsolete or in disrepair; or
3 Lacking within the redevelopment project area.

Based on the memarandum provided by the Village's Public Works Department and a follow-up interview with
the Village's Public Works Department, the water mains serving the RPA sauth of Dempster Street do not have
sufficient capacity to service parcels in the area. Insufficient capacity has resulted in low water pressure
throughout the RPA and weak water velocity at fire hydrants which the Village plans to address by constructing
an elevated tank in the area. Thus inadequate utility lines (or no utility lines) serve 119 of the proposed RPA's
127 Improved parcels (949%). Based on these conditions, the [nadequate uillities factor was found to be present
to a meaningful extent and reasonably disinbuted throughout the proposed RPA,

3. PRESENCE OF STRUCTURES BELOW MINIMUM CODE STANDARDS

Per the Act, structures below minimum code standards are those that do not meet applicable standards of
zoning, subdivision, building, fire and other governmental codes. The principal purpose of such codes is to

protect the health and safety of the public, including building accupants, pedestrians and occupants of
neighboring structures.

According to a review of building age data, building permit data for structures within the RPA, and a
memaorandum prepared by the Village's Public Works Department, all of the structures in the proposed RPA
were constructed prior to the adoption of the Village's current Building Code in 2017. Although the
development of these properties predates current codes and standards of the Village, the buildings may not
be in direct violation of al ordinances, as they may have been "grandfathered in” or received a sufficient level
of upgrades and improvements since being constructed.

A memorandum from the Village staff indicates that all 81 primary structures in the propesed RPA (100%) do
not meet at least one current code The presence of structures below minimum code standards, and the cost
Lo upgtade "grandlalbered” strucluies Lo meel modern codes may also reduce the overall competitiveness
and economic viability of the area. Based on information provided by the Village, this factar was found to be
present to a meaningful extent and reasonably distributed throughaut the proposed RPA,

4. LACK OF COMMUNITY PLANNING
Lack of community planning within the proposed RPA is an area-wide factor not necessarily attributable to any
one parcel. The Act provides that "Lack of Community Planning” can be found in areas that have been

developed without the benefit of a comprehensive plan, and as a result, have seen negative consequences.
Examples of negative consequences include: incompatible land use relationships, inadequate street layout,
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improper subdivision, parcels of inadequate shape and size to meet contemporary development standards, or
other related conditions.

85% of primary structures In the RPA (69 of 81) were constiucted In unincorporated Cook County prior 1o
annexation into the Village, according to Village staff Cook County produced its first Comprehansive Plan,
Cook Coutify Comprelensive Land Use and Policies Blar, 01976, al whidh pont /8% ol the primety st tunes
in the previously unincorporatad portion of the proposed RPA had already bean constiucted. Consequently,
the majority (67%) of primary structures in the RPA (54 of 81 primary structures) were constructed without
benefit of a comprehensive plan. The adverse effecls of this devdopment are incoimpatible land use
relationships, inadequate street layout, and sireet and parcel layouts that do not meet contemporary
development standards. Examples include:

» Incompatible land use relationships with single-family residential lots franting highly trafficked roads
and single-family residential lots adjacent to industnal land uses.

«  The two arterials serving the RPA are Oakion Street and Busse Road. Both streets are characterized by
numerous curb cuts and infrequent signalization. These conditions result in roads that fail to effectively
accommadate turning vehicles and the movement of freight. Data from the Village police department
reveals that intersections along both roads are common places for motor vehicle crashes.

+ Current parcel shapes and sizes throughout the RPA do not meet contemporary standards for
developrment, These parcel shapes and size thus, inake the area difficull 1o redevelop ois o plainied
basis.

* In addition, the platting in some parts of the Study Area failed to create rights-of-way for streets
adjacent to parcels, leaving several parcels without direct access to rights-of-way. This condition
further challenges redevelopment.

This factor is evaluated area-wide and is found to be present to a meaningful extent throughout the proposed
RPA.

Summary of Findings

SB Friedman has found that the proposed RPA qualifies as a “conservation area” for improved land, with 74%
of the structures within the proposed RPA at least 35 years of age or older, and four (4} of the thirteen {13)
aligibility factors present to a meaningful extent and reascnably distributed within the proposed RPA.
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Map 4: Improved Land Factor: of Structures
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Source: Cook County, Esri, SB Friedman, Village of Mount Prospect
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Source: Cook County, Esri, SB Friedman, Village of Mount Prospect
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3. Redevelopment Plan and Project

This document describes the comprehensive redevelopment pragram proposed to be undertaken by the
Village o aeale an envitonment in which privale inveslinenl can teasonably occue. The redevelopment
progtam will be implamenled ovar the 23-year lila of the proposed RPA. If a redevelopment project is
successiul, various new projecls will be undertaken thal will assist in allevialing blighting condilions and
promoting rehabilitation and development in the proposed RPA.

Redevelopment Needs of the Proposed RPA

Currently, the proposed RPA is comprised of aged buildings that are characterized by a failure to meet current
code standards, building and surface deterioration, inadequate utilities, and a lack of community planning.
These conditions reduce the value of the properties in the area and make the proposed RPA less competitive,
overall, with property in other communities, thus limiting local area employment and development
opportunities, and contributing to the lack of new investment in the proposed RPA.

The existing conditions for the proposed RPA suggest five (5} major redevelopment needs;

Capital improvements that further the chiectives set forth in this Redevelopment Plan;
Site preparation, environmental remediation and stormwater management;
Redevelopment of underutilized parcels;

Rehabilitation of existing buildings; and

Resources for redevelopment and rehabilitation of a mix of commercial, residential, public
institutional, park/open space, and vacant land uses.

I

The goals, ohjectives and strategies discussed below have been deveioped to address these needs and
facilitate the sustainable redevelopment of the proposed RPA,

GOAL, OBJECTIVES AND STRATEGY

GOAL. The overali goal of the Redevelopment Plan and Project is to reduce or eliminate conditions that qualify
the proposed RPA as an improved “conservation area”, and to provide the direction and mechanisms necessary
to redevelop the proposed RPA as a vibrant indusirial mixed-use district. Redevelopment of the proposed RPA
is intendod fo rovitalize the araa, strongthan the aconemic basa, and enhanco the Village's ovorall quality of

life.
OBJECTIVES. The following five (5) objectives suppcrt the overall goal of revitalization of the proposed RPA:
1. Facilitate the physical improvernent and/or rehabilitation of existing structures and facades within
the proposed RPA, and encourage the construction of new commercial, industrial, residential,

public, civic/cultural and recreational development, where appropriate;

2. Foster the replacement, repair, construction and/or improvement of public infrastructure, where
needed, to create an environment conducive to private investment;
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3. Facilitate the assembly and preparation, including demolition and environmental clean-up, where
necessary, and marketing of available sites in the proposed RPA for redevelopment and new
development hy providing resources as allowed by the Act;

4 Supporl the goals and objeclives of othar overlapping plans, including the Village of Mount
Frospect Comprehensive Flan published in 2017 {the "207 Comprehensive Plan”), Connect South
Mount Prospect Sub Area DNlan {(2020), the Mount Prospect Bicycle PMan (2012), the Public
Transportation System Plan (2009), and subsequent plans;

5. Coordinate available federal, state and local resources to further the goals of this Redevelopment
Plan and Project.

SIRAIEGY. Redevelopment of the proposed RPA 15 to be achieved through an integrated and comprehensive
strategy that leverages public resources to stimulate additional private investment. The underlying sirategy is
to use TIF, as well as other funding sources, o reinforce and encourage private investment.

Proposed Future Land Use

The proposed future land use of the proposed RPA, as shown in Map 5, reflects the objectives of this
Redevelopment Plan. For the purposes of this plan, the mixed-use designation is meant to allow for a variety
of uses throughout the proposed RPA, in a manner that is in conformance with the Comprehensive Plan and
Connect South Mount Prospect Sub-Area Plan (2020). The Future Land Use Plan establishes long-term targets
for development in the Village, which are consistent with the community’s vision for the future. The plan can
help guide day-to-day development decisions, infrastructure improvements, and public and private
investment The mixed-use designation promotes corridor and streetscape improvements, additional apen
space and access to recreation, convenient vehicular site access while minimizing the impact on traffic
congestion, walkability and safe connections, thoughtful corridor signage, and several development
opportunities, The designation also for the following land uses within the proposed RPA:

s Commercial
« |ndustrial

s Residential
¢ Recreational
¢ Hospitality

e Civic
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TiF Parcel

Source: Cock County, Esri, SB Friedman, Village of Mount Prospect
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Financial Plan

ELIGIBLF COSTS

The Act outlines several celegonas of expenditiies thal can be funded using lax incremant revanues. These
expenditures, referred 1o as eligible redevelopment project costs, include all reasonable or necessary costs
incurred or estimated to be incurred, and any such costs incidental to this Redevelopment Plan pursuant to
the Act. The Village may also reimburse private entities for certain costs incurred in the development and/or
redevelopment process. Such costs may include, without limitation, the following:

1.

Costs of studies, surveys, development of plans and specifications, and implementation and
administration of tha Redeveloprmant Plan including, but not lititad to, staff and professional service
costs for architectural, engineering, legal, financial, planning or other services (excluding lobbying
expenses), provided that no charges for professional services are based on a percentage of the tax
increment collected, as more fully set forth in 65 ILCS 5/11-74.4-3(q) (1.

The costs of marketing sites within the RPA 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, site improvements
that serve as an engineered barter addiessing ground-level or befow-ground environmenital
contamination, including, but not limited to parking lots and other concrete or asphalt barriers, and
the clearing and grading of land as more fully set forth in 65 ILCS 5/11-74.4-3{q)(2).

Costs of rehabilitation, reconstruction, or repair or remedeling of existing public or private buildings,
fixtures and leasehold improvemenits, as more fully set forth in 65 ILCS 5/11-74.4-3(q)(3}; and the costs
of replacing an existing public building if pursuart 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, subject to the limitations in Section 11-
74.4-3{q}4} of the Act.

Cosis of job training and retraining projects, including the costs of "weifare to work” programs
implemented by buslnesses located within the RPA, as more fully set forth In 65 ILCS 5/11-74.4-3(g)}(5).

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
hereunder including interest accruing during the estimated period of construction of any
redevelopment project for which such obligations are issued and for not exceeding 36 months
thereafter and including reasonable reserves related thereto.

To the extent the municipality by written agreement accepts and approves the same, ali or a portion
ol a laxing district’s capilal custs resulling from he redevelopment project necessarily incurred or o
be incurred within a taxing district in furtherance of the objectives of this Redevelopment Plan.
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An clementary, secondary or unit school distnct’s increased per pupi tuition costs attnbutable to net
new pupils added to the district living in assisted housing units will be reimbursed, as further defined
in the Act.

Alibrary district’s incroasad per pairon costs attribwtable to nat new porsons oligible to obtain a lbrary
card living in assisled housing units, as luitler deflined in Uie AcL

Relacation costs to the extent that the municipalify determines that relacation casts shall be paid or s
required to make payment of relocation costs by federal or state law, or by Section 11-74 4-3(n)(7) of
the Act

Payment in lieu of taxes, as defined In the 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, as maore fully set forth in 65 ILCS 5/11-74.4-
3((10).

Interest costs incurred by a developer, as more fully set forth in 65 ILCS 5/11-74.4-3(q){11), related to
the construction, renavation or rehabilitation of a redevelopment project provided that;

a. Such costs are to be paid directly from the special tax allocation fund established, pursuant
o the Act;
b. Such payments in any one year may not exceed thirty percent (30%) of the annual interest

costs incurred by the developer with regard to the development project during that year,

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

d. The total of such interest payments paid, pursuant to the Act, may not exceed thirty percent
{30%) of the total of: (i) cost paid or incurred by the developer for the redevelopment project;
and (i) redevelopment project costs excluding any property assembly costs and any
relocation costs incurred by the municipality, pursuant to the Act;

e For the financing of rehabilitated or new housing for low-income households and very low-
income households, as defined in Section 3 of the lllinois Affordable Housing Act, the
percentage of seventy-five percent (75%) shall be substituied for thirty percent (30%) in
subparagraphs 14b and 14d above; and

f Instead of the interest costs described above in paragraphs 14b and 14d, a municipality may
pay from tax incremental revenues up to fifty percent (50%) of the cost of construction,
renovation and rehabilitation of new housing units {for ownership or rental} to be accupied
oy low-income households and very low-income households, as defined in Section 3 of the
illinois Affordable Housing Act, as more fully described in the Act. If the units are part of a
residential redevelopment project that incdudes units not affordable to low- and very low-
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income houscholds, only the low- and very low-income units shall be cligible for this benefit
under the Act.

Unless explicitly provided In the Act, the cost of construction of new privately-owned bulldings shall not be an
aligible radevelopment project cast

If a Special Service Area is established pursuant to the Special Setvice Area Tax Act, 35 ILCS 235/0.01 et seq.,
then any tax increment revenues derived from the tax iImposed pursuant to the Special Service Area lax Act
may be used within the RPA for the purposes permitted by the Special Service Arca Tax Act as well as the
purposes permitted by the Act.

ESTIMATED REDEVELOPMENT PROJECT COSTS

The total eligible redevelopment project costs define an upper expenditure limit that may be funded using tax
increment revenues, exclusive of capitalized interest, issuance costs, interest, and other financing costs. The
totals of line items are not intended to place a limit on the described expenditures. Adjustments to the
estimated line-item costs are expected and may be made administratively by the Village without amendment
Lo thls Redevelopment Plan, elther Increasing or decreasging line item costs because of changed redevelopment
costs and needs. kach indvidual project cost will be re-evaluated in light of projected private development
and resulting incremental tax revenues as it is considered for public financing under the provisions of the Act.
The estimatect eligible costs of this Redevelopment Plan are shown in Table 1

Additional funding in the form of state and federal grants, private developer contributions, and aother ouiside

sources may be pursued by the Village as a means of financing improvernents and facilifies within the proposed
RPA.

Administration and Professional Service Cosis $1,000,000
Site Marketing Costs $1,000,000
Property Assembly and Site Preparation Costs $6.000,000
Costs of Building Rehabilitation $6,000,000
Costs of Construction of Public Works or Improvements $125,000,000
Costs of Job Training or Retraining (Businesses) $100,000
Financing Cosis $300.000
Taxing District Capital Costs $300,000
Relocation Costs £100,000
Interest Costs (Developer or Property Owner) $100,000
Affordable Housing Constructian $5,000,000
School District Increased Casts $50,000
Transfers io contlguous TIF Districts $50,000
TOTAL REDEVELOPMENT PROJECT COSTS 2131 4] $145.000.000 -

[1] Described in more detail in Eligible Costs Section.

[2] Total Redevelopment Project Costs exclude any additional financing costs, incuding any interest expense, capitalized interest,
costs of issuance, and costs associated with optional redemptions. These costs are subject to prevailing market conditions and are
in addition to Total Redevelopment Project Costs.
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[3] The amount of the Total Redevelopment Project Costs that can be incurred in the proposed RPA may be reduced by the
amount of redevelopment project costs incurred in contiguous RPAs, or those separated from the proposed RPA only by a public
right-of-way, that are pormitted undar the Act to ba paid, and are paid, from incremental proparty toxes ganorated in the proposod
RPA, but may not be reduced by the amount of redevelopment project casts incurred in the proposed RPA that are paid from

incremental property iaxes generated in contiguous RPAg or those separated from the proposed RPA only by a public right-of-
way.

[4] All costs are in 2022 dollars and may bo incroused by 5% allos adjusting for annual inflation refloctod in the Concumer Price
Index (CPH, published by the U.S. Department of Labor. In addition to the above stated costs, cach issue of abligations issued to
finance a phase of the Redevelopment Plan and Project may include an amount of proceads sufficient to pay custamary and
reasonable charges asscciated with the 1ssuance of such obligations, including interest costs.

PHASING, SCHEDULING OF THE REDEVELOPMENT, AND ESTIMATED DATES OF COMPLETION

Each private project within the proposed RPA receiving TIF benefits shall be governed by the terms of a written
redevelopment agreement entered intoe by a designated developer and the Village of Mount Prospect. This
Redevelopment Plan is estimated to be completed, and all obligations issued to finance redevelopment costs
are estimated to be retired, no later than December 31 of the year in which the payment to the Village provided
in the Act is to be madoe with respect to ad valorem taxes lovied in the twenty third calendar year following the
year in which the ordinance approving this proposed RPA is adopted. This Redevelopment Plan is estimated
to be completed, and all obligations issued to finance redevelopment costs shall be retired no later than
December 31, 2046, if the ordinances establishing the proposed RPA are adopted during 2022.

SOURCES OF FUNDS TO PAY COSTS

Funds necessary to pay for redevelopment project costs and/or municipal obligations, which may be issued or
Incurred ta pay for such costs, are to be derlved princlpally from tax Increment revenues and/or proceeds from
municipal obligations, which have as a repayment source tax increment revenue. To secure the issuance of
these obligations and the develaoper’s performance of redevelopment agreement chligations, the Village may
require the utilization of guarantees, deposits, reserves, and/or other forms of security made available by
private sector developers. The Village may incur redevelopment project costs that are paid from the funds of

the Village other than incremental taxes, and the Village then may be reimbursed for such costs from
incremental taxes.

The tax increment revenue, which will be used to fund tax increment obligations and eligible redevelopment
project costs, shall be the incremental property tax revenues. Incremental property tax revenue is attributable
fo the increase of the current EAV of each taxable lot, block, tract or parcel of property in the proposed RPA
over and above the certlfled Initlal FAV of each such property.

Other sources of funds, which may be used to pay for development costs and associated obligations issued or
incurred, include land disposition proceeds, state and federal grants, investment income, private investor and
financial institution funds, and other sources of funds and revenues as the municipality and develaper may
deem appropriate.

The proposed RPA may be or become contiguous to or be separated only by a public right-of-way from, other
recievelopment areas created under the Act (651LCS 5/1174 4 4 et seq) The Village may utilize net incremental
property tax revenues received from the proposed RPA to pay eligible redevelopment project costs, or
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 proposed RPA made available to
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supporl such conliguous redevelopment projecl areas, or those separaled only by a public right-of-way, when
added to all amounts used to pay eligible redevelopment project costs within the proposed RPA, shalt not at
any time exceed the Total Redevelopment Project Costs described in Table 1 of this Redevelopment Plan,

ISSUANCE OF OBLIGATIONS

To finance project costs, the Village may issue bonds or chligations secured by the anticipated tax Increment
revenue generated within the proposed RPA, or such other baonds or obligations as the Village may decm as
appropriate. The Village may require the utilization of guarantees, deposits or other farms of security made
available by private sector developers to sccure such obligations. In addition, the Village may provide other
legally permissible credit enhancements to any obligations issued pursuant to the Act

All ebligations issued by the Village pursuant to this Redevelopment Plan and the Act shall be retired within
the timeframe described under "Phasing, Scheduling of the Redevelopment, and Estimated Dates of
Completion” above. Also, the final maturity date of any such obligations that are issued may not be later than
20 years from their respective dates of issue. One or more of a series of obligations may be sold at one or
more times in order to implement this Redevelopment Plan. The amounts payable in any year as principal and
interest on all obligations issued by the Village shall nol exceed the amounis available om lax incrernentl
revenues, or other sources of funds, if any, as may be provided by ordinance. Obligations may be of parity or
senior/junior lien nature. Obligations issued may be serial or term maturities, and may or may nct be subject
to mandatory, sinking fund or optional redemptions

In addilion lo paying redevelopmenl projecl costs, lax increment revenues may be used for the scheduled
and/or early retirement of obligations, and for reserves and bond sinking funds.

MOST RECENT EQUALIZED ASSESSED VALUE OF PROPERTIES IN THE PROPOSED RPA

The purpose of identifying the most recent EAV of the proposed RPA is to provide an estimate of the initial
EAV for the purpose of annually calculating the incremental EAV and incremental property taxes of the
proposed RPA, The 2020 EAV (the most recent year in which final assessed values and equalization factor were
available)} of all taxable parcels in the proposed RPA is $152,173,065. This total EAV amount by property index
number {"PIN"} is summarized in Appendix 4. The EAV is subject to verification by the Cook County Assessor's
Office. After verification, the final figure shall be certified by the Coak County Clerk and shall become the

"Certified Initial EAY” from which all incremental property taxes in the proposed RPA will be calculated by the
County.

ANTICIPATED EQUALIZED ASSESSED VALUE

By tax year 2045 {(collection year 2046), the total taxable EAV for the proposed RPA is anticipated to be
approximately $268 million.

Impact of the Redevelopment Project

This Redevelopment Plan is expected to have short and long-term financial impacts on the affected taxing
districts. During the period when TIF is utilized, real estate tax increment revenues from the increases in EAV
over and above the Certified Initial EAV (established at the time of adoption of this document} may be used
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to pay eligible redevelopment praoject costs for the proposed RPA. To the extent that property tax increment
is not required for such purposes, revenues shall be declared surplus and become available for distribution
annually to area taxing districts in the manner pravided by the Act. At the time when the proposed RPA is no
longer In place under the Act, the real estate tax revenues resulting from the redevelopment of the proposed
RPA will be distributed to all taxing district levying taxes against property locatod in the proposed RPA, Thaso
revenues will then be available for use by the affected taxing districts.

DEMAND ON TAXING DISTRICT SERVICES AND PROGRAMS TO ADDRESS FINANCIAL AND SERVICE
IMPACT

In 1994, the Act was amended to require an assessment of any financial impact of a redevelopment project
area on, or any increased demand for service from, any taxing district affected by the redevelopment plan, and
a description of any program to address such financial impacts or increased demand.

Replacement of underutilized buildings and sites with active and more intensive uses may result in additional
dernands on services and facilities provided by the districts. Given the preliminary nature of this Redevelopment
Plan, specific fiscal impacts on the taxing districts and increases in demand for services provided by those
districls cannot accurately be assessed within the scope of this Plan. At this time, no special programs are
proposed for these taxing districts. The Village intends to monitor development in the area and should demand
increase, the Village intends to work with the affected taxing districts to determine what, if any, program is
necessary to provide adequate services.

The following taxing districts presently levy taxes on properties within the proposed RPA:

¢+ Cook County

¢ Consolidated Elections

e Cook County Forest Preserve District

s Elk Grove Township

« Elk Grove General Assistance

e Lk Grove Road Fund

» Coock County School District 59

« Arington Heights Township HS 214

« Harper Community College District 512

» Mount Prospect Park District

s Greater Chicago Metro Water Reclamation District
Norlhwest Mosquito Abatement district

Village of Mount Prospect

Village of Mount Prospect Library Fund

Village of Mount Prospect Special Service Area 5

. & @
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Required Tests and Findings
As a part of astablishing the proposed RPA, tha fallowing additional findings must be made-

FINDING 1. LACK OF GROWTH AND DEVELOPMENT THROUGH PRIVATE INVESTMENT

The Village is reguired Lo evaluale whelher Lhe proposed RPA has been subjecl Lo growlh and development
through piivale investnent and musl subslantiale a finding of lack of sudh nvestinenl. Limiled private
investment has occurred in the proposed South Mount Prospect RPA during the past six years {2016-2021), as
demonstrated by the following:

« LIMITED CONSTRUCTION-RELATED PERMIT ACTIVITY. Building permit data provided by the Village
indicates that there has been an annual average investment of approximately $350,000 each year over
the past six years from 2016 to 2021. This investment has included interior remodeling of commercial
spaces, plumbing and electrical work, but only six instances of building exterior or fagade remodels,
three instances of commercial additions or expansians, There has been no new construction. Thus, the

proposed RPA has not been subjecl to growlh and development through investment by privaie
enlerprise.

Finding: The proposed RPA, on the whole, has not been subject to growth and development through investment
by private enterprise.

FINDING 2: “BUT FOR..." REQUIREMENT

The Village is required to find that the proposed RPA would not reasonably be anticipated to be developed
without the adoption of this Redevelopment Plan.

Without the support of public resources, the redevelopment objectives for the proposed RPA would maost likely
not be realized. The investments required to update and maintain buildings exhibiting deteriaration,
inadequate utilities, a lack of planning, and that are below minimum code throughout the proposed 5outh
Mount Prospect RPA are extensive and costly, and the private market, on its own, has shown little ability to
absorb all of these costs. Public resources to assist with public improvements and projeci-specific development
costs are essential to leverage private investment and facilitate area-wide redevelopment.

Finding: But for the adoption of this Redevelopment Plan, critical resources will be lacking to support the

redevelopment of the proposed RPA, and the proposed RPA would not reasonably be anticipated to be
redeveloped.

FINDING 3: CONTIGUITY

No RPA can be designhated unless a plan and project are approved prior to the designation of the area; and
the area an only indude hose conliguous parcels thal are to be substanlially Lenefited by the proposed
redevelopment project improverments.

Finding: The proposed RPA includes only those contiguous parcels of real property that are expected to benefit
substantially from the proposed Redevelopment Plan and Project.
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FINDING 4: CONFORMANCE TO THE PLANS OF THE VILLAGE

the Redevelopment Plan and Project must conform to the comprehensive plan for the development of the
munielpalily as a whole.

The: 2017 Comprehonsive Plan identles the proposed RPA as a *Mixed Use District” for the Village, as indicated
in the Growth, Preservation, and Opportunities section of the 2017 Comprehensive Plan. The Connect South
Mounl Prospecl Sub-Area Plan also idenlified mosl of Lhe proposed RPA as a “Mixed-Use Dislricl”, Areas of
the RPA excluded from the “Mixed-Use District” include the existing commercial and park land uses north of
Dempster Street as well as the existing commercial land uses in the northwest corner of the RPA along Busse
Road and Dempsler Slieet. These areas will remain Lheir currenl land uses. Addilionally, the 2017
Comprehensive Plan and Connect South Mount Prospect Sub-Area Plan (2020) contemplate converting
existing singte family lots along Dempster Street to accommodate multi-family housing.

All aspects of this Redevelopment Plan are in agreement with, but subservient to, ptans made in the Village's
2017 Plan and the Connect South Mount Prospect Sub-Area Plan (2020).

Finding: The South Mount Prospect Redevelopment Plan conforms to and proposes predominant land uses that
are consistent with the Comprehensive Plan.

FINDING 5: HOUSING IMPACT AND RELATED MATTERS

As set forth in the Act, if a redevelopment plan for a redevelopment project area would result in the
displacement of residents from 10 or more inhabited residential units, or if the redevelopment project area
contains 75 or more inhabited residential units and a municipality is unable to certify that no displacement will
occur, the municipality must prepare a Housing Impact Study and incorporate the study into the
Redevelopment Plan and Project document.

Finding: 58 Friedman found that there are approximately 5 housing units within the proposed RPA. The Village
hereby certifies that the Redevelopment Plan will not result in the displacement of residents from 10 or more
inhabited residential units as a result of activities pursuant to this Redevelopment Plan. Therefore, a Housing
Impact Study is not required under the Act.

FINDING 6: ESTIMATED DATES OF COMPLETION

As set forth in the Act, the redevelopment plan must establish the estimated dates of completion of the
redevelopment project and retirement of obligations issued to finance redevelopment project costs.

Finding: The estimated dates of completion of the project and retirement of obligations are described in "Phasing
and Scheduling of the Redevelopment” above, This Redevelopment Plan is estimated to be completed, and all

obligations issued to finance redevelopment costs shall be retired no later than December 31, 2046, if the
ordinances establishing the proposed RPA are adopted during 2022,

Provisions for Amending Action Plan
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this Redevelopment Plar and Project decument may be amended pursuant to the provisions of the Act.

Commitment to Fair Employment Practices and an Affirmative Action Plan

I he Village of Mount Prospect hereby afflrms Its commitment to tair employment practices and an affirmative
aclion plan.
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Appendix 1: Limitations of the Eligibility Report and
Consultant Responsibilities

The Eligibility Report covers events and conditions that were determined to supporl the designation of the
pivposed Redevelopimentl Project Ares ("RPA" or "TIT Dislrict"} a5 a “conservalion atea” under lhe Acl at e
completion of our field research in November-December 2021 and not thereafter. These events or conditions
include, without limitation, governmental actions and additional developments.

This Eligibility Report, Redevelopment Plan and Project, {the “Report”) summarizes the analysis and findings of
the consultant's work, which, unless otherwise noted, is solely the responsibility of SB Friedman. The Village is
entitled to rely on the findings and conclusions of the Report in designating the proposed RPA as a
redevelopment project area under the Act, SB Friedman has prepared the Report with the understanding that
the Village would rely: {1} on the findings and conclusions of this Redevelopment Plan in proceeding with the
designation of RPA and the adoption and iinplementation of this Redevelopiment Plan, and (&) on he fact that
SB Friedinan has oblained the necessary informalion induding, withoul limilation, information relating to the
equalized assessed value of parcels comprising the proposed RPA, so that the Report will comply with the Act
and that the proposed RPA can be designated as a redevelopment project area in compliance with the Act.

The Report is based on estimates, assumptions and other information developed from research of the market,
knowledge of the industry, and meetings during which we obtained certain information. The sources of
information and bases of the estimates and assumptions are stated in the Report. Some assumptions inevitably
will nol 1naletialize, and unanticipdled evenls and dircumstances mdy oceur. Therefore, aclual tesulls detieved
will necessarily vary from those described in our Report, and the variations may be material.

The terms of this engagement are such that we have no obligation to revise the Report to reflect events or
conditions which occur subsequent to the date of the Report. These evenis or conditions include, without
limitation, economic growth trends, governmental actions, additional competitive developments, interest rates
and other market factors. However, we wili be available to discuss the necessity for revision in view of changes
in economic or market factors.

Preliminary Tax Increment Financing (TIF} projections were prepared for the purpose of estimating the
approximate level of increment that could be generated by proposed projects and other properties within the
propused TIF District boundary and iein inflalionary incredses in value, These projecliung were inlended Lo
provide an estimate of the final equalized assessed value (EAV) of the proposed TIF District.

As such, our report and the preliminary projections prepared under this engagement are intended sol ely for
the Village's information, for the purpose of establishing a TIF District. These projections should not be relied
upon for purposes of evaluating potential debit obligations or by any other person, firm or corporation, or for
any other purposes. Neither the Report nor its contents, nor any reference to our Firm, may be includecd or
quoted in any offering circular or registration statement, appraisal, sales brochure, prospectus, loan or cther

agreement or document intended for use in obtaining funds from individual investors, without prior written
consent.
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Appendix 2: Glossary

Factors for Improved Land

Dilapidation. An advanced state of disrepair or neglect of necessary repairs to the primary structural
components of buildings o improvernents in such o combination that a docsnented building condition
analysis determines that major repair is required or the defects are so serious and so extensive that the
buildings must be removecl,

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 componenls such as doors, windows, porches, gutters and downspouts, and fascia. With respect to
surface improvements, that the condition of roadways, alleys, curbs, gutiers, sidewalks, off-street parking, and
surface storage areas evidence deterioration including but not limited to, surface cracking, crumbling, potholes,
depressions, loose paving material and weeds protruding through paved surfaces.

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 maintenarice codes.

lllegal Use of Individual Structures. The use of structures in violation of the applicable federal, state or local
laws, exclusive of those applicable to the Preserice of Structures below Minimum Code Standards.

Excessive Vacancies. The presence of buildings that are unoccupied or underutilized 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 remcval of dust, odor, gas, smoke, or other noxious
airborne materials. 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, bathroom
facilities, hot water and kitchens, and structural inadequacies preventing ingress and egress to and from all
rooms and units within a building.

Inadequate Utilities. Underground and overhead utilities, such as starm sewers and storm drainage, sanitary
sewers, water lines, and gas, telephone, and electrical services that are shown to be inadequate. Inadequate
utilitfes are those thal are: () of insulficient capadily Lo serve e uses in Lhe redevelopment project ared, (i)
deterlorated, antlquated, obsoclete, or In disrepair, or (iii} lacking within the redevelopment project area.

Excessive Land Coverage and Overcrowding of Structures and Community Facilities. The over-intensive
use of property and the crowding of buildings and accessory facilities onto a site. Examples of problem
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conditions warranting the designiglion of an drea as one exhibiling excessive lard cuverage ale. (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 {ll) the presence of multiple bulldings on
a single parcel. Fui there Lo be a finding of excessive latid coverage, these pareels musl exhibil one of more of
the following conditions insuificient prowision for light and air within or around buildings, increased threat of
spread of fire due te the cose proximity of buildings, lack of adequate or proper access to a public right -of-
way, lack of reasonably required ofl streel parking, or inadequate provision for loading and service.

Deleterious Land Use or Layout. [he existence of incompatible land use relationships, buildings occupied by
inappropriate mixed-uses, or uses considered to be noxious, offensive or unsuitable for the surrounding area.

Environmental Clean-Up. The proposed redevelopment project area has incurred lllinois Environmental
Protection Agency or United States Environmental Protection Agency remediation cosls for, or a study
conducted by an independent consultant recognized as having experiise 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.

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 davelopment 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
relationships, inadequate street layout, improper subdivision, parcels of inadeguate shape and size to meet
contemporary development standards, or other evidence demonstrating an absence of effective community
planning.

Llack of Growth in Equalized Assessed Value. The total equalized assessed value ¢f the propased
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.
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Appendix 3: Proposed South Mount Prospect RPA
Boundary Legal Description

OF PROPERTY DESCRIBED AS.

THOSE PARTS OF SECTIONS 14, 22, 23 AND 26, ALL IN TOWNSHIP 41 NORTH, RANGE 8 EAST OF
THE THIRD PRINCIPAL MERIDIAN, IN CQOK COUNTY, ILLINOIS, DESCRIBED AS FOLLOWS;

BEGINNING AT THE NORTHEAST CORNLER O THE NORTIEAST QUARTLCR OF SAID SECTION 23;
THENCE SOUTHERLY ALONG THE EAST LINE OF SAID NORTHEAST QUARTER TO THE EASTERLY
EXTENSION OF THE SOUTH LINE OF DEMPSTER STREET; THENCE WESTERLY ALONG SAID
EXTENSION AND SAID SOUTH LINE TO THE EAST LINE OF THE WEST 479.60 FEET OF THE NORTH
HALF GF THE NORTHEAST QUARTER OF SAID NORTHEAST QUARTER OF SECTION 23; THENCE
SOUTH ALONG SAID EAST LINE TO THE NCRTH LINE OF LOT 2 IN LAKE CENTER, PLAZA
RESUBDIVISION PER DOCUMENT NUMBER 0819145106; THENGE FASTERLY AL ONG SAID NORTH
LINE TO THE NORTHEAST CORNER OF SAID LOT 2; THENCE SOUTHERLY THE FOLLOWING (4)
COURSES ALONG THE EASTERLY LINE OF SAID LOT 2; (1) THENCE SOUTH 270.28 FEET 1O A
BEND POINT; (2) THENCE WESTERLY 20.07 FEET TO A BEND POINT; (3) THENCE SOUTH 397.41
FEET TO A POINT OF CURVATURE; {(4) THENCE SOUTHERLY ALONG A CURVE CONCAVE
WESTERLY HAVING A RADIUS OF 466.07 FEET, AN ARC LENGTH OF /1.51 FEET TO THE
SOUTHEAST CORNER OF SAID LOT 2; THENCE WESTERLY ALONG THE SOUTH LINE OF SAID LOT
2, ADISTANCE OF 42?7 28 FFFT TO THF NORTHWFEST CORNER OF LOT 1IN SAID | AKF CENTER,
PLAZA RESUBDIVISION; THENCE SCUTH ALONG THE WEST LINE OF SAID LOT 1, A DISTANCE OF
980.71 FEET TO THE NORTHWEST CORNER OF LOT 1 IN LAKE CENTER PLAZA RESUBDIVISION
NO. 2 PER DOCUMENT NUMBER 91321871; THENCE SOUTHERLY ALONG THE WESTERLY LINE
OF SAID LOT 1, ADISTANCE OF 187.1% FEET TO THE NORTH LINE OF ALGONQUIN ROAD; THENCE
SOUTHWESTERLY TO THE NORTHEAST CORNER OF THE WEST HALF OF THE SOUTHEAST
QUARTER OF SAID SECTION 23; THENCE SOUTHERLY ALONG THE EAST LINE OF SAID WEST
HALF 289.0 FEET TO THE EASTERLY EXTENSION OF THE NORTH LINE OF LOT 15 IN ELMHURST-
ALGONQUIN INDUSTRIAL PARK-UNIT NO. 8 SUBDIVISION PER DOCUMENT NUMBER 20409121;
THENCE WESTERLY ALONG SAID EASTERLY EXTENSION AND NORTH LINE OF SAID LOT 15, A
DISTANCE OF 341.54 FEET TO THE NORTHWEST CORNER OF SAID LOT 15; THENCE SOUTHERLY
ALONG THE WEST LINE OF SAID ELMHURST-ALGONQUIN INDUSTRIAL PARK~UNIT NO. 8
SUBDIVISION 538.36 FEET TO THE NORTH LINE OF THE SOUTH 1175.0 FEET OF THE NORTH
THREE-QUARTERS OF THE WEST HALF OF THE SOUTHEAST QUARTER OF SAID SECTION 23;
THENCE EAST ALONG SAID NORTH LINE 4.0 FEET TO THE NORTHWEST CORNER OF DENNES
RESUBDIVISION PER DOCUMENT NUMBER 25198789; THENCE SOUTHERLY ALONG THE WEST
LINE OF SAID DENNES RESUBDIVISION 1110.85 FEET 10 THE SOUTHWEST CORNER OF LOT 2 IN
SAID DENNES SUBDIVISION; THEN EASTERLY ALONG THE SOQUTH LINE OF SAID LOT 2, A
DISTANCE OF 339.52 FEET TO SAID EAST LINE OF THE WEST HALF OF THE SCUTHEAST
QUARTER; THENCE SOUTHERLY ALONG SAID EAST LINE OF THE WEST HALF TO THE SOUTH
LINE OF OAKTON STREET; THENCE WESTERLY ALONG SAID SOUTH LINE OF OAKTON STREET
TO THE SQUTHERLY EXTENSION OF THE EAST LINE OF LOT 2 IN GARLAND C. RICHARDSON'S
SUBDIVISION PER DOCUMENT NUMBER 16662336; THENCE NORTHERLY ALONG SAID
EXTENSION AND SAID EAST LINE OF LOT 2 TO THE NORTHEAST CORNER OF SAID LOT 2; THENCE
WESTERLY ALONG THE NORTH LINE OF SAID LOT 2 TO THE EASTERLY LINE OF SAID 1-90 TOLL
ROAD; THENCE NOCRTHWESTERLY ALONG SAID EASTERLY LINE TG THE SOUTH LINE OF ABACUS
CONSOLIDATION OF LOTS 3 AND 4 PER DOCUMENT NUMBER 08009531; THENCE EASTERLY
ALONG SAID SCUTH LINE AND THE SOUTH LINE OF BUSSE ROAD INDUSTRIAL PARK
SUBDIVISION PER DOCUMENT 904/23485 [0 [HE WEST LINE OF BUSSE ROAD; THENCE
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NORTHERLY ALONG SAID WEST LINE OF BUSSE ROAD TO THE WESTERLY EXTENSION OF THE
NORTH LINE OF LOT 1 IN PLAZA UNITED RESUBDIVISION OF LOT 1 PER DOCUMENT NUMBER
£6488523; THENCE THE FOLLOWING (3) COURSES ALONG SAID EXTENSION AND NORTH LINE;
(1) THENCE FAST ALONG SAID EXTENSIGN AND NORTH LINE TO A BEND PQINT; (2) THENGCE
SOUTHEASTERLY 116.13 FEET TO A BEND POINT; (3) THENCE SOUTHEASTERLY 363.13 FEET TO
THE MOST SOUTIIERLY CORNER OF LOT 2 IN SAID PLAZA UNITED RESUBDIVISICON, TIENCE TIHE
FOLLOWING (4) COURSES ALONG THE EASTERLY LINE OF SAID LOT 2; (1) THENCE
NORTHEASTERLY 52.09 FEET; (2) THENCE NORTH 170 FELT; (3} THENCC CASTERLY 39 MCCT; (4)
THENCE NORTH 250.43 FEET TO THE NORTHEAST CORNER QF SAID LOT 2, THENCE NORTHERLY
ALONG THE NORTHERLY EXTENSION OF SAID EASTERLY LINE OF LOT 2 TO THE NORTH LINE OF
DEMPSTER STREET; THENCE EASTERLY ALONG SAID NORTH LINE OF DEMPSTER STREET TO
THE NORTHERLY FXTENSION OF THE FAST LINF OF 1 OT 1 IN BRIARWOOD BUSINFSS CENTFR
SUBDIVISION PER DOCUMENT NUMBER 0627931120; THENCE SOUTHLRLY ALONG SAID
NORTHERLY EXTENSION AND SAID EAST LINE OF LOT 1 TO THE SOUTH LINE OF LOT 2 IN
LINNEMAN'S DIVISION PER DOCUMENT NUMBER 15/16544; THENCE EASIERLY ALONG SAID
SOUTH LINE OF LOT 2 TO THE EAST LINE OF THE WEST HALF OF THE NORTHEAST QUARTER OF
SAID SECTION 23; THENCE NORTHERLY ALONG SAID EAST LINE TO THE SOUTHEAST CORNER
OF THE WEST HALF OF THE SOUTHEAST QUARTER OF SAID SECTION 14; THENCE NORTHERLY
ALONG THE EAST LINE OF SAID WEST HALF OF THE SOUTHEAST QUARTER OF SECTION 14 TO
THE NORTHEAST CORNER OF PICKWICK COMMONS SUBDIVISION PFR DOCUMENT NUMBER
20563555, THENCE WESTERLY ALONG THE NORTH LINE OF SAID PICKWICK COMMON
SUBDIVISION AND THE NORTH LINE OF LOT 1 IN SAID LINNEMAN'S DIVISION TO THE WEST LINE
OF SAID WEST HALF OF THE SOUTHEAST QUARTER SECTION 14; THENCE NORTH ALONG SAID
WEST LINE TO THE SOUTHERLY LINE OF THE COMMONWEALTH EDISON'S RIGHT-OF-WAY;
THENCE NORTHEASTERLY ALONG SAID SOUTHERLY LINE TO A BEND POINT; THENCE
CONTINUING EAST ALONG SAID SOUTHERLY LINE TO THE EAST LINE OF SAID SOUTHEAST
QUARTER OF SECTION 14; THENCE SOUTHERLY ALONG SAID EAST LINE TO THE PLACE GF
BEGINNING.
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Appendix 4: List of PINs in

Proposed South Mount Prospect RPA

0823100018 $20,013,623
0823200051 $4,686,882
0823101014 $1,240,509
0823200052 $1,765,079
0823101015 $987,166
0823101016 $443,353
0823101017 $634,800
0823101020 $431,936
0823101024 $352,279
0823101032 $483,510
0823101033 $632,592
0823101034 $377,138
0823101036 $1,448,077
0823101037 $566,548
0823101038 $439,188
0823101041 $185,346
0823300047 $551,740
0823100012 $2,187,112
0823101044 $115,804
0823101045 $3,294,553
0823100020 $14,066,918
0823101047 $664,020
0823101051 $728,292
0823101055 $1,879,239
0823101058 $742,517
0823100021 $3,213,727
0823101059 $625,365
0823101062 $2,141,189
0823300007 $1,178,736
| 0823102005 $5,262,055
| 0823202050 $5,802,120
| 0823102006 $4,694,295
0823102007 $2,094910
i 0823102009 $3,198,138
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0823202008 $1,054,049
(823202009 $/84,/04
| 0823202013 $1,447.722
082320201/ | $1,145,19/7
| 0823202022 $1,305,480
| 0823202023 $406,052
| 0823202024 $288,269
1 0823202025 $64/,442
1 0823202032 $1,973,530
1 0823300006 $921,796
| 0823202034 $1,306,683
| 0823300051 $549,612
| 0823202035 $662,879
| 0823202036 $754,327
0823202037 $425,995
0823202038 $241,755
0823202042 $2,306,475
| 0823101060 $294,967
| 0823202044 $1,156,098
0823300017 $680,134
1 0822401019 $643,890
| 0823300018 $545,751
| 0823300024 $247,419
| 0823300025 $402,880
| 0823300026 $483,510
0823101052 $615,070
0823300027 $283,218
0823300028 $283,782
0823300029 $1,514,992
0823300030 $293,304
0823300031 $30,287
0823300036 $1,435,154
0823300049 41,590,687
0823300053 $518,052
0823300054 $1,607,242
0823301003 $2,958,875
0823301006 $718,741
0823301007 $1,598,810
0823301008 41,708,205
0823301009 $851,400
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| 0823202041 $1,173,904
0823400004 $1,274.845
| 0823400008 $3,305,171
| 0823101035 $502,850
| 0823400015 $1,753,530
0| 082340001 $275,646
1 0823400016 $615,669
| 0823400017 1,916,041
| 0823300055 $275085 |
0823400009 $254,368
0823400018 $431,707
0823400019 $2,349,855
0823400020 $867,091
0823101048 $244,534
| 0823400021 $473,656
| 0823400022 $2,807,894
| 0823300023 $283,898
1 0823101064 $456,005
0823101061 $400,765
| 0823102011 $137,143
951 0823300058 $75,476
1 0823202046 $109,644
| 0823202047 $87,712
0823400010 $69,635
0823401004 $59,620
0823101026 $509,294
0823300057 $35,754
0823101009 $41,543
0823101057 $35490
0823101056 $33,394
0823300022 $30,181
0823102008 $3,584
0823101046 $0
0823202039 $0
0823202007 $2,202
0823401033 $570,687
0823300050 $695,088
0823101063 $392,987
0823201007 $93,717
1 0823201018 $96,3/0
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0823201020 $96,080
0823207080 | $/0.249
0823201081 $97,508
0823201082 $70,557
| 0823201083 $77,926
0823201084 $147,264
| 0814401018 $0
| 0814401019 %0
3| 0814403015 $0
| 0814403016 $0
| 0814403021 $840,507
| 0814403024 $499,627
| 0814403029 $501,638
| 0814403030 $148,054
0823203042 $3,060,348
$152,173,065

Source: Cook County, $B Fricdman
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PLAINTIFFS" EXHIBIT 3

This letter is to inform Mount Prospect City Hall supervisors and elected officials of your obligations
under Illinois Jaw with respect to the newly proposed TIF district. It is also to inform fellow Mount
Prospect residents of certain important details of the proposed TIF district about which, by law, you
have the right to know.

T aid iy nelghbows 1ecelved « certifled Tetier frorm Maount Prospect City Hall on Apil 5tl, 2022,
informing us of a public hearing on a newly proposed TIF distiict i Soutl Mouut ProspecL.

[ came to Clity Hall to find out how this would affect me and my neighbors.

1 was directed to a city official named Conner [Harmon, who informed me and my daughter that [ had
nothing Lo worry aboul as the TIF district wouldn't affect the owners of the 5 homes which are incinded
within the district. He told me that the only reason these properties were included in the proposed
district was to connect the largely industrial region to the south of us to the commercial-park region to
the north of us. It was simply a way to include those two zones into a single district.

It was only a few days later that I read the more detailed report available at City Hall called "South
Mount Prospect Redevelopment Project Area”. I noticed that on page 13, all 5 of our houses were
identified as being "below code". On page 12 of the report 3 of the 5 homes are identified as being on
"parcels with deterioration" and that on page 15 all 5 of our homes are identified as having "inadequate
utility services". The labeling of our homes this way seemed so absurd to me that I immediately asked
to meet with the most senior official at City Hall overseeing this proposed TIF district,

At this second meeting  met with Conner Harmon and his supervisor, William J. Cooney, who
identified himself as the one person at City Hall with the most knowledge of the report. I pointed out
the misrepresentations of the 5 homes in the report. Unlike my first meeting where I was told that the
only reason our houses were included in the district was to join the region north of our homes with the
region to the south of our homes, this second meeting was quite different in tone. Instead, Mr Cooney
seemed to imply that the description of our homes in the report was accurate. I told him we can drive
over there logether right now and he can personally show me how all 5 of these homes are "below
code" and he can show me the deteriorating condition of 3 of the parcels and inadequate utilities of all
5 homes himself. He took no interest in doing that. He then turned to me and said "What is your
problem with TIF?" At that moment I stood up and left the room, having quickly realized there isn't a
single person at City Hall capable of having a legally intelligible conversation on how the proposed TIF
district would affect the owners of the 5 homes in question.

One of the homeowners is a general contractor who has built homes in the northwest suburbs for many
years. I have many years experience as an electrician and as an electrical contractor. I have never
experienced being told that a home is ‘below code’ without being told what the code violations were.

T have never seen a municipality refer to a home as ‘below code’ and not provide any further details as
to how or why. 1 have never seen a municipal authority use terms like this and, when asked for
specifics, defer to the internal records of a private corporation. [ didn’t even know such things were
possible until T witnessed it in April, 2022,
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Now consider, 3 of these homeowners are elderly. Two of them have been living in their homes since
the mid 1960s and two others have owned homes since the 1980s. As I was able to verify, not a single
homeowner was able to read the details of the report or understand the legal consequences of how their
homes are described in the report.

[ am not an attorney but [ have quite a bit of experience in researching statutory law and case law and
it courtrooin proceedings. Willilu a siugle day T was appatently able (0 galu inore kuowledge of the
relationship between TIE districts and laws on eminent dornain than anyone employed at City Ilail. 1
would like to share with you what [ discovered in my own research.

Since | met with otficials from City Hall twice and was told two different and incompatible reasons

why our homes were included in the proposed TIF district, both of which were legally unintelligible, T
set oul to answer the following questions:

Why was I first told that the only reason our houses were included in the proposed TIF district by one
official, and then told that it was because our homes are "below code", on “deteriorating parcels" and
“"lack adequate utilities" by his supervisor? What is really going on here?

Why were none of the homeowners informed that their houses are "below code” from the mid 1960s to
2022, only to find out that all 5 houses are suddenly considered "below code" by S B Friedman in the
'South Mount Prospect Redevelopment Project Area’ Eligibility Report in April, 2022, only a couple of
weeks before a possible vote on adopting the plan for at least the next 23 years?

How is it that none of the residents of the 5 homes, who have been living in their homes quite
comfortably all this time, realized that all 5 of these homes "lack adequate utilities", and no city official
ever mentioned it to them until the S B Friedman report first pointed it out?

Why does no City Hall official seem to have any opinion which is not a mimicking of claims by S B
Friedman? Why does ne City Hall official make any independent inquiry on their own concerning
claims by S B Friedman about these 5 homes?

Why didn't any city official notify any homeowner that their homes were "below code” or give any
specificity as to how they were "below code” in a way that would allow the owners to address any code

violations?

In the course of my research | believe | have found the answers to these questions and the remainder of
this letter is to inform you what the best, most legally intelligible answers seem to be.

THE NEWLY PROPOSED SOUTH MOUNT PROSPECT TIF DISTRICT IS IN VIOLATION OF
THE "BUT FOR" CLAUSE OF THE TIF ACT

The following 3 quotes give an excellent general summary of the TIF Act in Tllinois:

2
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"The T'LE¥ Act was established in January 1977 to “provide municipalities with the means to eradicate
blighted conditions by developing or redeveloping areas so as to prevent the further deterioration of
the tax bases of these areas and to remove the threat to the health, safety, morals, and welfare of
the public that blighted conditiens present.” 65 11.CS 5/11-74.4-2(a),(b),(c} (West).”*

“I'he stated pmrpose of the 'fax Increment Allocation Redevelopment Act, 6b ILCS b/11 /4.4 1 et seq.
(WesL) hereinalter referred (o as the TIE Act, in the State of Hlinols is Lo provide a mechanisin for local
goveruinental units in Hiinois to spur econoinic developuient, in specific geographic areas that are
deteriorating and/or declining, by providing gap financing for projects that would not occur
witheut such public assistance."

"To be designated as a TTF district, the municipality must demonstrate the existence of the
statutory factors and that “but for” the establishment of the TIF district, the conditions in the

district will not be addressed. In other words, without the TIF, development or redevelopment
would not occur.™

Please see (lie map ot the next page called ‘exhibil 17, It is a copy ol page 7 of the Eligibility Repont.
The yellow region is entirely owned by these homeowners. We have been approached by developers in
the past as we will be in the future. We all know that we are in possession of valuable land sought after

by developers. We have not taken any of these offers thus far only because we like to live where we
are.

We have an excellent and unique piece of land with a multi-million dollar recreational complex directly
across the street with a large indoor swimming pool, basketball courts, racketball courts, an indoor
jogging track and children's summer camps. 1 can see people swimming in the indoor pool out of my
front window. We have indoor tennis courts behind our houses. We have a wide variety of services
including a variety of good grocery stores, clothing stores, and a wide variety of international cuisine
within walking distance. We have baseball fields and soccer fields within a 2 minute walk from our
homes. We were approached by a developer that wished to build 3 towers on our land. If we publicly
announced our collective willingness to sell, we know we can attract a variety of offers for this land
and make a handsome profit.

It is absurd to suggest that we could not attract lucrative investment on our own in the yellow region
without TIF incentives for private developers. Not a single one of the homeowners believes this.
Therefore treating the yellow region as if it couldn't be developed without public assistance
violates both the spirit and letter of the TIF act according to the quotes provided.

Furthermore, a giant warehouse that was constructed in 2007 directly behind these 5 homes is also
included in the proposed TIF district. The giant warehouse and the 5 homes taken together certainly
appear to constitute a type of land-bridge which connects the industrial-office portion of the proposed
'I'1F district south of Dempster St to the park-commercial portion of the T1F district north of Dempster
St in a way which is illegal under Ilinois law, as will be explained in this letter.
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1ibil 1: “Exisling Land Use’ map from page 7 of the Eligi
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2) S B FRIEDMAN INTENTIONALLY MISREPRESENTED THE ROAD MAPS AND HOUSING
DISTRIBUTION IN EVERY MAP THEY USE IN THE ELIGIBILITY REPORT

There is an important misrepresentation in the road maps that someone not familiar with the area
probably won't notice. There is also an important misrepresentation of the layout of 4 different
apartment complexes.

Nole how Lheir maps show Linneman Road only between Algonquin Road and Dempster St. In reality
there is a traffic signal at the coiner of Dempster St aud Linnetndan Road and Linetnan Road then
coulinues all the way (0 Goll Ruad.

Also note that between the portion of I.inneman Road north of Dempster 5t (which has been
"disappedied” [toin e 1ap) dand Busse Road (here are 4 differeut sets ol apartinent complexes whicli
have also been “disappeared” from the map on page 7 titled "Fxisting I.and Use". Tt is not passible that
these omissions are simple mistakes since every other apartment complex in the region is clearly
marked building by building. This appears intentionally done to deceive yourselves and the general
public reading these maps.

Don't they have access to Google Maps like the rest of us? And whal about Google Earth? Exhibit 6,
on page 9, is a Google Earth image of the same region. One can see the true layout of Linneman Rd
and the 4 apartment complexes which are missing from the S B Friedman maps. Exhibit 2, on the next
page, shows the actual locations of 4 apartment complexes missing from the Eligibility Report and a
portion of Linneman Road which is missing from all maps in the Eligibility Report.
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FOUR DEDERENT APART
COMPLEXES ARE MIHSING

PORTION OF LINEMAN RD
IS MISSING

Exhibit 2: S B Friedman deliberately left out 4 major apartment complexes and a section of Linneman
Rd from their ‘Existing Land Use’ map on page 7 of their report as shown,

In exhibit 3 shown on the next page, I show how a map which contains all apartment complexes both
north and south of Dempster St reveals that there is an ‘apartment barrier’ between the portion of the
proposed TIF district south of Dempster St and the portion north of Dempster St. As the red arrow in
the map indicates, there is only one possible way to connect the north and south portions together, and
that is through the yellow residential portion of the map (through our homes).

I believe this is done by S B Friedman to try to hide the fact that our 5 homes and the recently
constructed giant warehouse directly to the south of our homes are the only possible way to connect
the portion of the proposed TIF district south of Dempster St to the portion north of Dempster St.

Neither the homes nor the giant warehouse directly behind it would legally qualify to be included in
any TIF districting on their own. This land-bridge is illegal under Illinois law.
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Rec Plex

Narh of Dempster § (yellow oval)

lrastier of apactinents §

(hiue)

Only possible way to

join the south of Dempster St
indusirial-office region with

the north of Dempster St
park-comaercial region without
gaing through the blue apartment
barriers is through the yellow region
{red arrow)

Exhibit 3: These rows of apartment complexes on the north and south sides of Dempster St act as a
barrier between the proposed south of Dempster St TIF district and the proposed north of Dempster St

TIF district. The only possible connecting pathway, as shown by the red arrow, is through the yellow
region.

Exhibit 4: Once the apartments along

Busse Rd are drawn correctly, it
becomes clear that the only possible
way to connect the south of Dempster
St proposed TIF district to the north of
Dempster St proposed TIF district is
directly through these 5 homes. It is
impossible any other way without
going through apartment complexes.
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6 MASSIVE WAREHOUSES BUILT SINCE 2006, 4 OF WHICH ARE INCLUDED IN THE
PROPOSED TIF DISTRICT AND 2 OF WHICH ARE NOT: THE ‘SPLITTING’ OF AN
IDENTICAL PAIR OF BUILDINGS, ONE BEING IN THE PROPOSED TIF DISTRICT AND ONE
BEING QUTSIDE OF IT (EVEN THOUGH THEY ARFE RIGHT NEXT TO FACH OTHFR).

Yet another extreme inconsistency with the proposed ‘['li* district 1s that 1t includes 4 massive
warehouse buildings that were constructed recently and look quite new. 6 massive warehouses were
recently constructed during a quite active construction boom which happened since 2006. The map
below shows the location of the 6 massive warchouses.

Exhibit 5; 6 massive warehouses that were recently built as part of a large construction boom in
the area from 2006 to 2020, 4 of which are included in the proposed TIF district.

In the Google Earth image below, the orange ovals are the 6 massive warehouses. Our 5 houses are in
the yellow rectangle. The blue lines are the borders of the proposed TIF district. One can also see the
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large apartment complexes north of Dempster St that are “disappeared” in all maps in the Eligibility
Study and the portion of Linnemau Rd north of Dempster that is “disappeared” (rom all maps in the
eligibility report.

Exhibit 6: All 6 of these massive warehouses have been built since 2006, so construction has been very
dactive in this area. The yellow rectangle contains our 5 houses. The warehouse behind our houses is
included in the proposed TIF district but the one to the south of it is not. The warehouses look identical
and were built at the same time. So why include one and not the other?

It appears that the 5 homes and the giant warehouse #1 taken together constitute an illegal land bridge.
Neither should be included in the proposed TIF district. There is no legal reason to add warehouse #1
and leave out warehouse #2 other than to (1) form an illegal land bridge to include the region north of
Dempster St and (2) set up the condition by which land developers can illegally and unethically evict
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those living in the 5 homes under eminent domain sometime in the future (and steal their land from
themn).

, built in 2007
built in 2006 - |

new warehouse
built in 2019

Exhibit 7: The only green region left is the land of these homeowners. That is the part that some land
developer seems to want to steal from us, with the help of S B Friedman and City Hall. The 2
warehouses built in 2006 are in the proposed TIF district. The one to the south of our houses built in
2007 is in the TIF district The other built in 2007, practically identical to the other, is not. The one
built in 2019 was still under construction in this Google maps image.

From these images it should be obvious that construction was very active here before the TIF district
was proposed. It should also be obvious that land developers are probably hungry for our land.

LACK OF CONTIGUITY IN THE PROPQSED TIF DISTRICT IN VIOLATION OF ILLINQOIS LAW

LACK OF REASONABLY DISTRIBUTED BLIGHT FACTORS IN THE PROPOSED TIF
DISTRICT IN VIOLATION OF ILLINOIS LAW

As mentioned, the first time I met with an official from the Mount Prospect City Hall, they told me that
the only reason our houses were included in the proposed TIF district is so the section north of
Dempster St could be connected to the industrial-commercial region south and west of our homes. It
was very refreshing to have a city official tell me the trath. This is exactly what they are doing.

That may have been the last time anyone working at City Hall ever tells us the truth about why we are
included in the proposed TIF district (though I hope not).

They wanted to attach the park and retail area north of Dempster St to the industrial, office and
commercial regions to the south. The only way that is possible is to go through the yellow region and
target these homeowners for future eviction while the owners are lied to by telling them “there is
nothing to worry about”.

10
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"For an area to qualify as “blighted” area under the TIF Act, a certain number of factors must be
“present to a meaningful extent and reasonably distributed through out a propoesed 'I'1l' district
so that reasonable persons will conclude that public intervention is necessary.” ILCS 5/11-74.4-3
(West)." 1

What this tneans is that il a certain meaber of blight factows ate not "present o a meaningful extent awd
reasonably distributed tiroughout the proposed "UIL district”, the proposed TLL distict is illegal under
[llinois law.

Conslder the following case over a proposed 'T'IF district In the Clty of Crest Hill:

"Hlinois Appellate Court for the Third District shot down a tax increment financing (TIF) district
created by the City of Crest Hill finding that the parcels within the proposed TTF area were not
contiguous and stating that the City had taken a ‘casual approach’ to meeting its procedural obligations
in creating this TIF district.

The Court found the issue of lack of contiguity to be dispesitive, and thus did not consider these
alleged procedural flaws, but it wrapped the City’s knuckles in stating that ‘a more deliberate “come to
the table” approach by the City under the [TIF] Act could have avoided many of the issues presented in
this appeal.™

This is an important ruling because 'dispositive' means "determining the outcome of a case or
decision”. This, in itself, was enough for the Court to find the City of Crest Hill's proposed TIF district
to be invalid and the Court didn't need any further reasons.

4) SO HOW DID S B FRIEDMAN MANAGE TO FIND 50 MANY BLIGHT FACTORS IN EACH
OF THESE 5 HOUSES (WHICH CITY HALL OFFICIALS WERE APPARENTLY UNABLE TO
FIND WITHOUT THE HELP OF S B FRIEDMAN)?

AND WHY DID S B FRIEDMAN CHOOSE CERTAIN SPECIFIC KEY WORDS AND PHRASES
TO DESCRIBE OUR HOMES?

AND WHY DID MOUNT PROSPECT OFFICIALS NOT NOTIFY ANY OF THESE
HOMEOQOWNERS THAT FACH OF THE 5 HOMES WERFE. "BELOW CODE” OR TELIL THEM IN

WHAT SPECIFIC WAY S THEIR HOMES WERE "BELOW CODE" AND ALLOW THEM TIME TO
ADDRESS THE PROBLEMS?

Because (1) they need our land as a bridge to join the industrial-office areas to the south and west of us
1o the commercial-park areas to the north of us. That is what the first official was honest enough to tell
me. And also, (2) it looks like they want to steal our valuable land that certainly does not need your
taxpayer money to develop further.

The manipulated maps and the randomness by which all 5 houses are suddenly, after all these years,
“below code”, looks and feels like white collar crime in action.

11
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Note how the trailer court on the far south of the district is not included in the proposed TIF district but
our 5 houses are. Apparently they are not “below code” but all 5 of our houses are.

I believe the answers to why they chose certain keywords are available on the website of S B Friedman:
“Conservation Area. In this finding, over 50% of buildings
within the area must be 35 years old or older, AND three (3)
or more eligibility [actors [romn the list below must be [ound to
be present Lo a medninglul exteut and reasonably distributed
through the areca:

» Dilapidation

» Obsolescence

* Deterioration

* Presence of structures below minimum code standards
+ Illegal use of structure

*» Excessive vacancy

« Lack of ventilation, light or sanitary facilities

* Inadequate utilities

» Excessive land coverage and overcrowding of structures
and community facilities

* Deleterious land use or layout

» Environmental clean-up

» L.ack of community planning

* Lack of growth in EAV

Blighted Area. In this finding, five (5) or more of the eligibility
factors listed above must be found to be present to a

meaningful extent and reasonably distributed throughout the
ng
area.

I think what they did was to simply choose 3 or more items from this list, scatter them randomly and
evenly among the 5 homes, and make sure that their analysis gives the superficial impression that the 5

12
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homes are as blighted as the industrial parks to the south, the giant gasoline storage containers to the
south, the garbage truck facilities to the southwest, and the United Airlines complex to the west, which
has been virtually abandoned for years (and quite an eye-sore).

Of course, to believe this you would also have to believe that the residents and owners of the 5 homes
five like pigs. But why would S B Friedman do something like that? It was to try to superficially
appeat that the proposed TIE distict met «ll tequiretnents under Wlinois law

Again, from their website:

"District Designation Required Findings
and 'lests

In addition to meeting the eligibility standards outhined above,
to create a TIF district, the following tests must also be passed:

1. Lack of Growth & Development through Investment
by Private Enterprise. This is a backward-looking finding
that the area has not been subject to prior growth via
private investment.

2. “But for” TIF, the study area “would not reasonably be
anticipated to be developed.”

3. Contiguity. A finding must be made that only those
contiguous parcels of real property that are expected to
benefit substantially from the TIF district are included in
the district boundary.

4. Conformance to the Plans of the Municipality. The
future land use plan for a '['lF district must conform to the
comprehensive plan or other land use plans or regulations
for a City. TIF plans are not permitted to be used to make
new land use policy.

5. Housing Impact Study. If the redevelopment plan
would result in the displacement of residents from 10 or
more inhabited residential units, or if the redevelopment
project area contains 75 or more inhabited residential
units, and no municipal certification that displacement
will not oceur is made, then a housing impact study is
required.™

I think they did that so they can imply that each of these 5 factors can be superficially satisfied for the
row of 5 homes. In short, they are required by law to at least superficially imply that no developers
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would be interested in the prime real estate in the yellow region without your tax dollars subsidizing
the whole process for more than two decades minimum (conditions 1 and 2 superficially satisfied).

Then they have to imply, according to 1llinois law, that these residents and homeowncrs of the five
homes live collectively like pigs, crealing aboul the same distribution of blight as the industrial parks to
the south, garbage truck facilities to the southwesl, gianl gasoline storage lank {ields o the south, wid
the vacant, sprawling United Airlines complex to the west (condition 3 superficially satisfied).

And it is iy guess that by targeting a row of only b resldential units they can avoid condition 5
altogether. And it is a special bonus to deal with only these homeowners, the large majority of whom
ate elderly, since they live ou a unigue and valudble piece of real estale. As | have personally verilied,
they are so confused by what is happening that they have no ability to understand the legal details of
the process and are presently deeply in fear of loosing the most important and valuable investment in
their lives.

Each of these elderly people believe that the yellow region taken collectively is a valuable and unique
piece of sought after real estate only to be told that it is worthless since no independent land developer
would want it without it becorning heavily subsidized at taxpayer expense for decades to come. You
can see from the Google Earth image that it is a very unique picce of land. Nothing in the area is quite
like it, which is why they are trying to steal it from us, not because it is ‘blighted’ but because it is
valuable.

What are private developers or Mount Prospect officials planning to do with our land? As seen in
exhibit 7, the land is locked by the Rec Plex to the north, a newly constructed massive warehouse to the
south, and apartments to the east and west. So there isn’t much that can be done with it other than
construct more apartments or put another warehouse on it. This is called ‘improvement’ or
‘development’. The homeowners are apparently not allowed to know what the future plans of
developers or Mount Prospect officials are. This is probably all done through back-room deals which
the public or the homeowners are not allowed to know about.

Exhibit 7: The 5 homes in the yellow rectangle are
ocked on all 4 sides by other buildings so it will not
be used as part of a larger project by private developers
or by the Village of Mount Prospect. It will probably
become more apartments or another giant warehouse.

‘When 2 elderly homeowners first moved here in the
mid 1960s they were surrounded by farms. This used
o be Elk Grove Village. Now they could face eviction
so0 Mount Prospect can have another warehouse or new
apartments and a land developer can make money at

f The land is fully capable of attracting private
developers without your tax dollars subsidizing them.
S0 why is it included in the proposed TIF district?

14
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The giant warehouse behind it is relatively new and business seems to be doing well for them, so why
is it included in the TIF district?

GIVEN THE MANY QUESTIONABLE AND SEEMINGLY INTENTIONAL DISTORTTONS IN
TIIT ELIGIBILITY REPORT PRESTINTED IN THIS LETTER (AND UNCONSCIONADBIE
TREATMENT OF ELDERLY RESIDENTS, SOME OF WHOM HAVE PEACEFULLY LIVED
HERE LONGER THAN MANY OF THE READERS OF THIS LETTER HAVE BEEN ALIVE),
WHAT IS ANY REASONABLE MOUNT PROSPECT RESIDENT SUPPOSED TO THINK ABOUT
THE TRANSPARENCY AND VALIDITY OF THE UPCOMING VOTE AND APPROVAL OF 'THIS
TIE TLIGIBILITY REPORT?

In summary*

1) S B Friedman intentionally “disappear” 4 major apartment complexes from every map in the
Eligibility Report

2) S B Friedman intentionally “disappears” the portion of Linneman Rd north of Dempster St from
every map in the Eligibility Report

3) S B Friedman groups 5 residential homes with a massive industrial region south of Dempster St and
with the commercial-park area north of Dempster St {(because they have no choice due to the apartment
barriers along Dempster St from Elmhurst Rd to Busse Rd)

4) S B Friedman splits recently constructed massive warehouse #1 from recently constructed massive
warehouse #2, even though the 2 warehouses were constructed at the same time and look identical,
including one in the proposed TIF district and leaving the other out. (If they don’t include warehouse
#1, they cannot include our homes and the region north of Dempster St. That is the only apparent
reason why they had to include warehouse #1 inside the proposed TIF district.)

5) S B Friedman labels all 5 homes in the yellow zone as “below code” and 3 of the homes as being on
“deteriorating parcels” and all 5 hornes as having “inadequate utilities”.

6) Even though one cwner is a general contractor who builds homes in the area and another is a former
electrical contractor and electrician, nobody at City Hall can tell them in what specific ways any of the
homes are “below code” nor do they seem to have any interest in these owners bringing their homes
“up to code”.

7} Every time a homeowner inquires what the legal consequences are of having their home placed in
the proposed TIF district, they receive a different and contradictory reply, nobody at City Hall being
capable of giving a legally intelligible answer consistent with Ilinois statutory and case law. Instead
they are told “not to worry”, or in my case, “What’s your problem with TIF?”

8) Even though all the homeowners know that the property in the yellow region is unique and valuable
and even though they have received handsome offers in the past and will receive offers for their land in
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the future, the land is considered by S B Friedman and by City Hall as being unable to be developed
without offering land developers taxpayer subsidies for at least the next 23 years as an ‘incentive’.

It certainly would not be unreasonable for a local resident to see the patterns described in this letter as
one continuous act of intentional fraud (white collar crime), pushed upon the public hurriedly to be
locked in for al least the next 23 years with no Judlclal oversight whatsoever (tmote on that later). 1
know it looks like intentional fraud to me.

Perhaps there are others that will percelve all these things as a serles of ‘honest mistakes and
misunderstandings’. And perhaps there will be others who will see the issuance of the Eligibility
Report and a quick yes vote as completely valid. Ireally don't know.

But [ do know that if the Board votes to pass this Redevelopment Project 'as 18, even after each of them
are personally handed a copy of this letter by me or my children, the affected families who own the
properties in the yellow region will probably be forced to initiate a lawsuit in self-defense, simply to
save their homes.

And T believe that during the discovery process of such a lawsuit they will have (e power to depose,
issue interrogatories, and order requests for internal documents on details of the decision-making
processes which led to the inclusion of the yellow region in the proposed TIF district and the equating
of the yellow residential region with the industrial, commercial, retail, and office zones with which they
are grouped in the proposed plan to satisfy the legal requirement that blighting conditions are "present
to a meaningful extent and reasonably distributed throughout a proposed T'1F district so that
reasonable persens will conclude that public intervention is necessary".

After all, if my hunch is correct and we are looking at intentional fraud and white collar crime against
these homeowners and the proposed plan puts these elderly homeowners in a position where their
homes can later be seized through eminent domain, you might as well bankrupt them too and finish the
job by putting them in their graves,

SOME OF THE READERS MAY ASK, "HOW IS IT POSSIBLE THAT SUCH SEEMINGLY
SHODDY WORK BY S B FRIEDMAN CAN BE PUBLISHED, RUBBER STAMPED BY
SUPERVISORSE AT MOUNT PROSPECT CITY HALL, AND QUICKLY ESTABLISHED AS LAW
FOR AT LEAST THE NEXT 23 YEARS WITHIN A MATTER OF WEEKS WITHOUT MORF.
SCRUTINY AND WITHOUTANY JUDICIAL REVIEW (AND WITH INTENTIONALLY
MANIPULATED MAPS)?

The case of a proposed Burr Ridge TIF district is highly instructive on this point, since it is one of the
few cases that judicial overview was conducted (initiated by a lawsuit):
"Board of Education, Pleasantdale School District No. 107 v. The Village of Buir Ridge, 793 N.E.2d

856, 341 I1l. App. 3d 1004 (I1l. App. 2003) provides a useful example of the type of judicial scrutiny
that should be more widely implemented. Here, at least, the Court found that although the Village of
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Burr Ridge approved the establishment of a TTF district based upon “blight” factors, the Village’s
findings of fact were insufficient to meet the “blighting” factors necessary to qualify the property for a
TIE. The facts in the case were undisputed. The Village created a TIF and redevelopment plan on 85
acres of vacant land in one of the wealthiest neighborhoods in the State. Id. At 859, At one time, the
vacant land had been occupied by a corporate park with infrastructure improvements. In approving the
creation of a TTF, the Village found that the statutory criteria necessary to establish the property as
“blighted” hiad been et The Boatd of Education, Pleasantdale School Distlet No. 107, chiallenged die
Village and requested injunctive and declaratory relief. The Court granted the Board’s motion for
Summary Judgment which was atfirmed on appeal. The Village asserted that the development area met
four of the stalutory requiremnents for “blight.” 1d @ 861-862. The (our [actors that the Village relied
upon In creating the TIF were diversity of ownership, flooding, obsolete platting and tax delinquencies.
Id @ 861 The Court found that the Village’s explanation for meeting the statutory criteria was
“weak” and “marginal.” Id @ 860. The Court further found that the four conditions of “blight”
relied upon to fit the statutory criteria were not supported by the facts of the case. ld@862 'Lhe
Court rejected the Village’s expert’s assertion that seven vacant parcels could not be subdivided
because it wonld be “inconvenient” and expensive” as a basis for meeting the obsolescence
requirement. The Court concluded that the Village’s argument ignered the statutory guidelines
and would lead to the finding that everything could be determined to be “blighted.” Id. @ 863.
The Court also found that the Village [ailed 10 weet (e diversity of ownersiip requireinent because
there were only two owners of the property that the Village sought to include in the TIF, Id. @ 864,
There was additionally no evidence of flooding. The Court rejected the Village’s argument that since
the property was located on a flood map, it was sufficient evidence to meet the criteria. Id. @ 865-66.
Further there was no evidence of tax delinquencies for an “unreasonable” period of time hindering
development and that when the TIF was established, there were no delinquencies. Id. @ 866. The
Court disagreed with the Village’s assertion at oral argument that the municipality’s legislative
body’s finding of “blight” was sufficient evidence of “blight.” Id @ 863. The Court stated, “The
Department of Revenue guidelines suggest that the qualifying statutory blighting factors should be
present to a meaningful extent and reasonably distributed throughout a proposed TIF district so that
reasonable persons will conclude that public intervention is necessary. Id@ 863 citing, Henry County
Board v. Village of Orion, 278 1Il. App. 3d 1058, 1063; 663 N.E.2d 1076 (1996). Finally, the Court
found that the TIF district failed to meet the “but for” test. The Courl noted that there must be a
showing that the property “would not reasonably be anticipated to be developed without the
adoption of the redevelopment plan.” Id @ 867; 65 ILCS 5/11-74.4-3(n} (J) (1) (West 2002). There
was evidence of growth and development in the immediate area as well as developers who were
interested in developing the property without TIF financing. Id. @ 867. The Court concluded the
property would have been developed without the TIF, and the record reflected that developers were
interested in developing the property without the 'I'lF, thus failing to meet the “but-for” test. Id @ 868.

The Village of Burr Ridge case exemplifies why the Act needs to be more specific. There should
not have to be litigation to ensure that the creation of a TIF district and its justification is
credible. It is doubtful that TIFs are not more readily challenged in Court because there are no
objections; it is more likely that the costs of litigation are too high. If the Act required that each TIF
District had more specific, demonstrable and measurable goals when created, the public might
have greater confidence that the creation of the TIF is a good development tool for truly
“blighted” areas.™
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WHY DO I CLAIM THAT THE ESTABLISHMENT OF A TIF DISTRICT ACTS AS A CRITICAL

FIRST STEP TOWARD THE PREPARATION TO SEIZE PROPERTY THROUGH EMINENT
DOMAIN LAWS IN ILLINOIS?

It ie becaunse the process of land seizure through eminent domain becomes much casier and the legal
requirements for a homeowner o {ight off emunent domain land seizure change considerably after a
‘UL district is established. 'I'he case described below demonstrates how the burden of proof needed to
retain ones home changes dramatically once the TIF district becomes law:

“Village ol Wheellug v. Exchange National Bank of Chicago, 213 Ilf, App.3d 325 (ist Dist, {991) was
a condemnation proceeding to acquire real property for the Wheeling tax increment financing (TIF)
redevelopment plan and project. The trial court had granted the raverses and motions to dismiss of
several defendants interested in the properties sought to be acquired, thereby dismissing the
condemnation suit,

The issue on appeal was the correctness of the trial court's finding that the defendants overcame their
burden of establishing that legislative findings made by the Village in ordinances adopting the
redevelopment plan and project, which included findings that the redevelopment project area
constituted a blighted or conservation area under the '['lF statute (IIl. Rev. Stat,, ch. 24, §11-74,4-1 et
seq.), were arbitrary, capricious and an abuse of discretion.

‘The trial cowrt had found that the Village was acquiring the property for a valid public purpose, and that
ordinances designating the redevelopment project area, adopting tax increment financing, adopting the
redevelopinent plan and project and authorizing acquisition ol the properly, established a prima facie
case establishing authority for the condemnation. However, the trial court held that the defendants
met their burden of overcoming the Village's prima facie case, by the cross-examination of the Village's
expert witness and by the introduction of several documents into evidence in defendants' case in chief,
Significantly, the defendants did not present the testimony of a single witness in their case in chief.

In May, 1985, after the Village's study of the proposed 1edevelopinenl project died gand public heaings
held pursuant to the TIF statute, the Village adopted its TIF ordinances. Thereafter, the Village
collected TIF funds, sold bonds and acquired several properties pursuant to the plan. In February, 1987,
the Village adopted an ordinance authorizing acquisition of the property (which was part of the greater
project area), located in the northwest quadrant of Dundee Road and Milwaukee Avenue. In April,
1987, the Village filed suit to acquire the property, in which suit the various defendants filed their
traverses and motions to dismiss.

The trial court held two hearings: one on legal issues, and one on factual issues, The hearing on legal
issues proceeded first, after which the trial court ruled for the Village, finding that the TIF statute did
not violate the due process or equal protection clauses of the federal and state constitutions, that the
Village adopted a redevelopment plan and project prior to designating the redevelopment project area
and that the redevelopment project satisfied the requirements of the TTF statute. No appeal was taken
from those rulings (the TTF statute had previously been found constitutional, see People ex rel. Caty of
Canton v. Crouch, 79 111.2d 356 (1380)).
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The evidentiary fact hearing then proceeded, at which the issue was whether the project area qualified
as a blighted area or a conservation arca under the TIF statute and whether condemnation of the
property was necessary. As was its burden, the Village proceeded first, and introduced into evidence ils
TIF ordinances and its ordinance authorizing acquisition of the property. Those ordinances found that
the project arca qualified for redevelopment as a blighled area or conservation area or a combination of
both, as defined in the 'T'l¥ statute and that the condemnation of the property was necessary to achieve
the objectives of the plan and project These ordinduces established a prima lacle case, as 4 matter
of law, that authorized the condemnation of the property, and the trial court recognized this, The
plan and project also included the opinions ol an urban planner that supported the Village's [indings.

As part of its case, the Village also called an expert witness, who testified to a vast array of experience
in community planning and urban revitalization programs, as well as teaching and lecturing experience
and authorship ol several articles in those areas. The witness also testified to his 15 years of experience
in TIF projects, and his involvement in the drafting of the T'IF statute. His testimony further
demonstrated that, after a thorough multi-date inspection of the project area and pursuant to the
definition under the TIF statute, no less than 10 blight factors were present and evenly distributed
throughout the area. Via the exhibition of hundreds of photographs in evidence, the testimony
concluded that the Village's findings were warranted.

The testimony also established that over 50% of the buildings in the project area were at least 35 years
of age and that, in excess of the three factors necessary for a "conservation area” under the TIF statute,
were present in the project area. The testimony additionally supported the Village's findings, that the
project area had not been subject to growth and development by private enterprise before the adoption
of the plan and project, that the project area would not reasonably be anticipated to be developed
without the adoption of the plan and project and that the plan and project conformed to the Village's
comprehensive plan for development of the Village as a whole and included only contiguous parcels
and improvements that would be substantially benefitted by the proposed project improvements. All of
those findings were required under the TIF statute. The testimony also demonstrated that the
acquisition of all of the property was necessary for the implementation of the plan and project.

At the conclusion of the Village's expert testimony, the defendants moved to admit several documents
into evidence (which were ultimately admitted). The defendants then cross-examined the Village's
expert witness, revealing that the factors contained in the TIF statute, relative to "blight" and
"conservation,” applied to the area as a whole, and not to individual parcels of property. This testimony
comported with the law as announced in Berman v. Parker, 348 U.S. 26 (1954) and a legion of cases
decided by the Illinois Supreme Court over the past 30 years. The cross-examination further elicited
percentages of the statutory factors, present in the project area, and confirmed their even distribution
throughout.

The Village then rested its case and the defendants called no witnesses.

Thereafter, the trial court issued its memorandum decision and judgment, granting the traverses and
motions to dismiss, from which the Village appealed.

The basic point made by the Village's brief was that the trial court erred in ruling that the defendants
met their burden of rebutting the Village's prima facie case that the project area qualified as a blighted

area or conservation area. The points of law made from the Village's perspective were: (1) clearance of
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a blighted or conservation area is a public purpose, sufficient to authorize acquisition of private
property through condemnation, regardless of the municipality's position that the public purpose is the
prevention, rather than the elimination of blight which had not begun or which, though begun, had not
yet reached its apex; (2) the Village's ordinances and findings established a prima facie case for the
acquisition of the property. Upon introduction of those ordinances, the burden shifted to the
delendants w shiow, by clear and convinelng evidence, that the Village's designation of the project area
was arbitrary, capricious and an abuse of discretion, allowing the tial court Lo interfere (because, where
the right of condemnation is granted, the necessity for its exercise within constitutional restriction, is
not a judictal queston, uiiless (o prevenl a clear abuse ol power); (3) the trial court could not
substitute its judgment for that of the Village's, in identifying the elements which must be present to
justily the conclusion that the project area was blighted, or w f1x percentage standards or formulae
therefor; (4} only if the evidence was clear and satisfactory, that the Village's actions were taken
without reasonable grounds and were oppressive, could the tiial court interfere to declave the Village's
ordinances unreasonable; and {5) where there was factuoal justification for the Vlllage's ordinances, and
it was not shown that there was room for a legitimate difference of opinion concerning the conditions
which prompted the ordinances, the trial court should not have investigated the facts to determine
whether the finding that the project area qualified, was warranted by the facts.

The First District Appellate Court reversed the trial court, agreeing with virtually every point made by
the Village. Significant points made in the opinion were: (1) the defendants failed to present any
additional substantive evidernce to overcome the Village’s prima facie case; (2) defendants' cross-
examination of the Village's expert witness did not effectively dilute or overcome the Village's prima
facie case or the legitimacy of the Village's right to eminent domain under the facts; (3) the proposed
acquisition was for a public purpose, regardless of an ultimate reselling of a portion of the property for
development, after acquisition; (4} that defendants' buildings may be unoffending, taken individually, is
no defense to the condemnation, because the whole area is to be considered, not the individual
structures on a building-by-building basis; (5) there were sufficient factors for the subject property to
qualify as a "blighted area;" (6) once the statutory requirements have been met for the area to be
classified as a "blighted area,” it does not matter whether or not the area could also be qualified as a
"conservation area” under the TIF statute; and (7) the defendants [ailed (o overcome the presumption of
the validity of the ordinances through clear and convincing evidence, or that lhe ordinances as applied
were arbitrary, unreasonable or capricious. Accordingly, the trial court should not have interfered with
the Village's legislative action.

WHAT DOES A MUNICIPALITY GENERALLY HAVE TO SHOW IN A TIF CONDEMNATION
PROCEEDING?

Condemnation is a statutory proceeding. As such, its pleadings and procedure are governed by the
Illinois Eminent Domain Act (Ill. Rev. Stat., ch, 110, §7-101 et seq.) Generally, the only issue for
reselution in a condemnation proceeding is just compensation for the taking of the property, and
for any damages to remaining property caused by the taking.

Occasionally, a defendant i such a case denies the allegations of the complaint and attacks the

complaint by filing a pleading entitled "Traverse and Motion to Dismiss." Common issues raised
thereby, include the authority Lo take the property, whether the taking is {or a public purpose, whether
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the taking is necessary, whether the property is subject to condemnation, whether or not a bona fide
atiempt to agrec on compensation has been made and whether the taking is excessive.

In a condemnation case pursuant to the TII statute, several other issues may be raised in a traverse and
motion to dismiss, such as: (1) whether or not the municipality made the necessary findings mandated
by the TIF statute and whether or not those findings are supported by fact; (2) whether the proposed
plan and project conform o (he municipal conprehensive plau for development of @ inunicipality as a
whole; (3) whether contiguous parcels of real property and improvemnents thereon will be substantially
benefited by the proposed project improvements; (4) whether proper notice and hearings were given
and held pursuant to the TIF statute; and (5} whether or not the project area qualifies under the TIF
statutes definitions of "blighted area" or "conservation area,”

When a traverse and motion to dismiss is filed, the burden is on the condemning body to prove the
positive, of the negatives raised thereby. In the usual case, the introduction of the ordinance or
resolution authorizing the condemnation and making the necessary findings of necessity, etc., is usually
made by the condemnor, to make out a prima facie case for the authority to condemn.

In a condemnation case pursuant to the TIF statute, the ordinances adopting the plan and project,
designaling the project area dud adopling lax increment {financing should also be introduced as part of
the municipal prima facie case. Assuming that the defendant raised the issues of the area qualifying as
“blighted" or "conservation” or that the municipal findings are not supported by fact, the municipality
should have an expert witness prepared for testimony, relative to the project area qualifying and
meeting the appropriate definitions under the TTF statute, as well as for support relative to the findings
made in the municipal ordinances, pursuant to the TIF statute. Assuming the condemning body meets
its burden of proof, the burden shifts to the defendant to disprove the condemning body's case on the
issues in the traverse and motion to dismiss, by clear and convincing evidence, keeping in mind that
municipal ordinances are presumed valid and constitutional. The Wheeling case appears to have
made clear all of the foregoing.

On June 27, 1991, the Circuit Court of Cook County dismissed a condemnation suit, whereby the
Village of Skokie attempted to acquire property at the southwest corner of Dempster Street and
McCormick Boulevard for redevelopment purposes. The Court ruled that the evidence
demonstrated that the Village's finding of necessity to take the property by eminent domain
power was arbitrary, capricious, unreasonable and an abuse of discretion. Although the case was
not based on the TIF Act, the Court derived portions of its precedential authority on general standards

for redevelopment and eminent domain power from the Wheeling case. (Village of Skokie v. Gianoulis,
No. 89 L 50625).”*

These homeowners were repeatedly told by Mount Prospect officials that there is “nothing to worry
about”. But this case law directly contradicts what these homeowners have been told. They are
being lied to by City Hall officials.

This is an excellent and detailed description of how a homeowner who finds themselves located within

a TIF district against their will is forced into a very different set of legal procedures once the municipal
authorities initiate a forced seizure of their home through eminent domain laws in Ililinois.
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STUDY OF MORE THAN 30 TIF DISTRICTS IN THE U.S. BY DAVID MERRIMAN"

“Communities need to reconsider their use of tax-increment financing, or T1F, a popular economic
development tool that has often fallen short of its promise to revitalize struggling neighborhoods,
according to a report published by the Lincolu lostitule of Land Policy.

In iimproving Tax Increment Finaneing ¢ UTF) for Fconomic Development, University of [linois at
Chicago Professor David Merriman reviews more than 30 studies of TIF in communities across
the United States over several decades, concluding that “in most cases, TIF has not accomplished
the goal of prometing economic development.”

The report explains the history and mechanics of TIF, details how several cities and regions are
currently using the tool, and recommends how policy makers can improve '['1l practices going forward.

“l'ax increment financing has the potential to draw investment into long-neglected places, but its
success requires rigorous analysis, transparency, and oversight to ensure that the expenditure of
taxpayer dollars truly benefits the public,” Merriman said.”*

(Using a series of intentionally manipulated maps which none of the voting trustees seemed to notice
until a targeted homeowner brought it to their attention demonstrates a shocking lack of oversight.
Moreover, it seems to demonstrate a type of white collar crime taking place in real time before our
eyes.)

David Merriman:

"In a comprehensive review of what we know about TIFs, recently published by the Lincoln Institute of
Land Policy, I argue that TIFs are an appropriate and potentially beneficial tool for economic
development in a limited set of cases in which there is a need for joint action by the public and private
sectors and in which an institutional arrangement is needed to create long term trust between these
sectors. T1E’s basic design can protect the public interest by assuring that no public funds will go to
private developers unless those developers take actions to enhance real estate values.

TIFs also protect the private sector by assuring that any real estate revenue created by appreciation in
the area in which the investment was made will be plowed back to fund further economic development.
This arrangement can be mutually beneficial if the preconditions for creating the TIF district (generally
that the development would not have happened but for the TIF) are rigorously applied and the
tunds are used as agreed in the TIF plan.

Still, there is need for skepticism about whether these conditions are routinely met. Elected
officials and private developers both have important incentives to over-use TIFs and experience
suggests that they often do. The solution is to maintain a vigorous program of tracking, independent
rigorous evaluation of TIFs and revision of TIF arrangements when they fall short of stated goals.
Unfortunately, to this point, states generally fall very short of this ideal."

I am sending David Merriman a copy of this letter. I will provide copies of this letter to anyone who
wishes to read it.
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Most sincerely,

Thomas Kost

1esident of 423 Dewnpster St, Mt Dospect

footnotes:

All bold font in the quotes derived from these links were added by the author of this letter

1) source: htips://www.isha.org/committees/women/newsletter/2008/ 10/anoverviewoftifdistricts
2) source: https://www.isba.org/committees/women/newsletter/2008/10/anoverviewoftifdistricts
3) source: https://www.accountingweb.com/tax/tackling-the-tiffs-over-tif-districts

4} source: https://www.isba.org/committees/women/newsletter/2008/10/anoverviewoftifdistricts

5) source: https://www.franczek.com/blog/illinois-appellate-court-defeats-tif-district-for-lack-of-
parcel-contiguity-and-citys-casual-approach-to-statutory-duties/

6) source: https://sbfriedman.com/sites/default/files/download/['1+%20Gnde%202018.pdf

7) source: https://sbfriedman.com/sites/defanlt/files/download/TIF%20Guide%202018.pdf

8) source: https://www.isba.org/committees/women/newsletter/2008/10/anoverviewoftifdistricts

9) svurce. hups.//www.isbha.org/commiltees/wolnen/newsletler/2008/10/anoverviewofufdistricts
10) source: hitps://www.lib.niu.ed1/1992/im920113.html

11) David Merriman is the Stukel Presidential Professor in the Dept. of Pub. Admin. at the Univ. of
Ilinois at Chicago and is a faculty advisor of the Government Finance Research Center at the same
University. He is also a Senior Scholar at the Inst. of Gov’t and Public Affairs at the Univ. of Ulinois.
He recently authored the Lincoln Institate of Land Policy report Improving 'ax Increment Financing

(TTF) for Economic Development from which the material in this essay is drawn. (dmerrim@uic.edu)

12) source: https://www.prnewswire.com/news-releases/tax-increment-financing-tif-produces-uneven-
results-for-economic-development-and-needs-reform-new-research-shows-300710470.html

13} source: https://patimes.org/what-are-states-obligations-to-monitor-the-use-of-tax-increment-
financing/
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Exhibit 7: A wide variety of ArcGIS basemaps are available for anyone to view at www.arcgis.com.

None of the maps that show roads are missing roads in South Mount Prospect, IL.
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PLAINTIFFS' Exhibit 7
VISION

EGONOMICS
SBFRIEDMAN STRNTEGY
FINANCE
IMPLEMENTATION

September 28, 2021

Mr. Michael Cassacly
Village Manager

Village of Mount Prospect
50 5. Emerson Street

Mt. Prospect, IL 60056

Dear Mr. Cassady.

5B Friedman Development Advisors {"SB Friedman} is pleased to present this proposal to the Village of Mount Prospect
(the “Village"} to provide tax increment financing (TIF} consulting services for a potential TIF district covering a primarily
industrial and office area along Mount Prospect's southern edge roughly bounded by Dempster St., S. Busse Rd.,
Oakton 5t., and S. Elmhurst Rd., including soma adjacent areas which are currently unincorporated.

This letter outlines our project understanding, proposed scope of services, timeframe and fees.
Background and Understanding

The Village is seeking assistance in evalualing Lhe eligibility of and identifying an optimal boundary for a potential TIF
district covering a primarily industrial and office area along Mount Prospect's southern edge roughly bounded by
Dempster St, S. Busse Rd., Oakton St, and S. Elmhurst Rd., Including some adjacent areas which are currenlly
unincorporated {the “Study Area"), as shown in Map 1 on the following page. Based on initial information, it appears
that the Study Area includes approximately 160 parcels of land. There does not appear to be any residential land use
within the Study Area. SB Friedman assumes that any annexation issues will be handled separately by the Village and
that all parcels will be incorporated into the Village by the time of potential TIF district adoption.

$B Friedman proposes to support the Village's effort to establish a TIF district for the Study Area. Under this proposed
scope of services, SB Friedman will work with Village staff to support a full TIF designation process for the proposed TiIF
district. We have organized our scope of services for this assignment into four primary tasks:

7 Conduct a TIF Eligibility Recannaissance Study

2) Prepare Redevelopment Plan and Project Document

3) Prepare Mailing Lists and Support Notice and Approval Pracess
4} Support Public Approval Process

SB Friedman has broad and deep experience in all aspects of TiF, such as: TIF district designation and amendment,
including housing impact studies; developing property tax increment projections for TIF assistance requests and
underwriting of various financing olligations; negotiating term sheets and redevelopment agreements; and
documenting and supporting TIF compliance activitics. We are noted for our rigorous analyses of TIF eligibility,
feasibility, and the market, fiscal, economic and related aspects of public-private development projects

SB Friedman Development Advisors 12 424 4250
221 N LaSalle St Suite 820 Chicago 1L 60661 shitiedman.com
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Map 1: Study Area

..} study Area Boundary
Study Area Parcels: o
b Mount Prospect Village Boundary

Sources: Esii; SB Friedman, Village of Mount Prospect

5B Friedman Development Advisors

Village of Mount Prospect / TIF Designation Proposal

.25 Miles
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Village of Mount Prospect / TIF Designation Proposal

Scope of Services

Cwir proposed scope of services and waork steps for each task are as fallows:
TASK 1: CONDUCT ELIGIBILITY RECONNAISSANCE STUDY

1 Conduct Project Kickof! Call

We will conduct a kickoff call with the Village and Village attorney to:

+  Discuss the project scope and tmeframe;
e Confirm the initial Study Area boundary;
o Discuss il any land in Lhe Study Area could be considered vacant;
o If so, additional autharization may be needed o conduct research regarding potentially vacant parcels;
= Confirm presence or absence of any residential properties within the Study Area;
» |dentify key sources of data that we will need for our analysis.

2) Obtain and Examine Necessary Data

We will pursue key data to determine whether the Study Area qualifies for TIF designation, based on the criteria cutlined
in the TIF Act. To complete our Eligibility Reconnaissance Study, we will:

» Obtain current GIS parcel shape files and/or existing base maps from the Village, and prepare internal base
maps;

» Obtain and review building age data from Cook County;

¢ Obtain and review five-year history of building permit data for parcels within the Study Area;

¢ Obtain information about infrastructure age and condition from Village staff and others, as available;

e Prepare PIN list, and order and enter taxpayer and six-year history of equalized assessed values (EAV) for the
Study Area; and

» Enter, proof and map eligibility criteria, as required.
3) Conduct Fieldwork

We will conduct field research for the Study Arca as a whole, and generally, the surrounding context of the Study Area,
to document field-observable eligibility factors. Current scope and budget assume we will not need special access from
and coordination with tank farm ownership to determine eligibility of parcels within the tank farm. It extraordinary
coordination with tank farm ownership is required, additional authorization may be required.

4) Analyze EAV Growth

We will analyze the growth in EAV over the pasl six yeats (live year-lo~yeat periods) and coinpare Sludy Atea growlh
to Village growth and Consumer Price Index growth over those periods.

SB Friedman Development Advisors 3
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Village of Mount Prospect / TIF Designation Proposal

5) Analyze Additional Eligibility Factors/Required Findings and Tests

Data will be analyzed to assess the presence and distribution of factors to establish eligibility and to meet the "but
for.." and "lack of growth through private investment” requirements, as outlined in the Act. If for any reason the Study
Area does not qualify for a [li designation, we will meet with you to discuss potential strategies at that point.

6) Prepare Eligibility Reconnaissance Study Summary

An Eligibility Reconnaissance Study summary PowerPoint presentation documenting the findings of our eligibility
research will be prepared.

7) Conduct Call with Village

We will conduct a call with the Village and Village attorney to discuss our findings and recommendations, and to finalize
the TIF boundary. During this call, we will also confirm the assumptions to be used in developing the TIF budget, goals
and objectives, and the projections of future incremental property taxes.

TASK 2. FINALIZE ELIGIBILITY RESEARCH AND PREPARE REDEVELOPMENT PLAN AND PROJECT
DOCUMENT

1) Finalize Eligibility Research and Analyses

We will gather additional data as required to finalize our eligibility research. If it is determined that vacant parcels are
present, we may need to engage a professional engineer to conduct a flooding study for vacant parcels in the Study
Area.

2) Prepare Maps of the Proposed TIF District

A series of maps of the proposed TIF district will be prepared for inclusion in the Redevelopment Plan and Project
document. These maps will include: the proposed boundary, vacant and improved land split (if applicable), documented
distribution of eligibility factors, existing land use, future land use, and acquisition parcels (if applicable).

3) Obtain Boundary Legal Description

Wo will engage and manage a licensed surveyor on the Village's behalf to draft a houndary legal description for the
proposed HF district 1o ensure accuracy of the houndary legal description, we will conduct a careful proof of it We
will work with Cook County ta ensure that they are comfortable with the legal description prior to filing the TIF plan
with the Village Clerk.

4) Prepare Draft of the Redevelopment Plan and Project {Redevelopment Plan) Document
We will prepare a Redevelopment Plan document for the proposed TIF district. We assume this will represent the
second half of the combined Eligibility Study and Redevelopment Plan document. As required by the Act, the Eligibility

Study and Redevelopment Plan document wilt include:

*  Redevelopment Project Area (RPA) Description
» Formal Legal Description of the RPA Boundary

$B Friedman Development Advisors 4
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Village of Mount Prospect / TIF Designation Proposal

»  Summary of Blight/Conservation Area Conditions and Analysis of Eligibifity Factors
» Redevelopment Plan Goals and Project Objectives

* Redevelopment Strategies and Activities

» bwsting and Proposed Land Use

= Mosl Recent FAV gnd Eslimated Fulure EAY

» Estimated Redevelopment Project Costs (Line ltem Budget)

» Assessment of Impacts on Other Taxing Districts

»  Affirmative Action Plan

» Statement of Conformance with Other Community Plans

Preliminary projections of incremental property taxes from the TIF district will be prepared to confirm the supportable
budget for the TIF plan and estimating the future LAV of the RMA, as required by the Act.

The Act requires that a Housing Impact Study (HIS) be completed if the plan would result in the displacement of 10 or
more occupied residential units, or if the area contains 75 or more occupied residential units and the Village does not
certify that no residential displacement will occur. If required, we will conduct the HIS as an additional service.

We will prepare a final Redevelopment Plan document combining the Eligibility Study, RPA project plan and budget,
legal description, appropriate maps, and ather required documentation. We anticipate first preparing draft documents
1o be distributed to and reviewed by the Village and the Village attorney. Any revisions to the draft Plan documents
will be incorporated into the final Redevelopment Plan document, which will be filed with the Village Clerk 10 days prior
to introduction to the Village Board.

TASK 3: PREPARE MAILING LISTS AND SUPPORT NOTICE AND APPROVAL PROCESS

1) Create Mailing Lists for Noticing

The Act requires that municipalities make a good faith effort to provide notice of the availability of the eligibility study
and Redeveiopment Plan document and how to obtain the report by mail to all residential addresses within 750 feet
of the boundaries of any proposed TIF district. We will prepare a map identifying this buffer area. We will conduct
fieldwork to gather the addresses in this area. Additionally, we will prepare other mailing lists for noticing, as required
by the Act.

Our scope indudes preparation of the following mailing lists:
* Taxing Agencles and DCEO
= Taxpayers within the Proposed TIF Area
» Taxpayers of Properties within the Proposed TIF Area for Which Taxes Were Not Paid in the Prior Year
» Residential Addresses within 750 Feet of the TIF Boundary

The Village may elect to engage a mailing company for preparation and distribution of the mailings or to prepare the
mailings using Village staff resources.

2} Support Notice and Approval Process

We assume that the Village will print and prepare the mailings and publish required notices in local newspapers. We
will coordinate with the Village to ensure all mailing addresses are pravided in a timely fashion.

SB Friedman Development Advisors 5
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Viliage of Mount Prospect / TIF Designation Proposal

We will provide a draft notice and adoption schedule but assume that the Village attorney will finalize that schedule
and manage a timeline for mailings, meetings and noticing, based on state law, the overall project timeline, newspaper
publlshing dates, and the Village Board meeting schedule.

if desired, we can provide the Village and the Village attorney with sample notices for mailings, public natices to be
published in newspapers of general circulation, and ordinances for the adoption of the TIF district.

TASK 4: COMPLETE PUBLIC APPROVAL PROCESS

We will attend and, as appropriate, make presentations at the two key meetings that are part of the review process as
provided in the Act. These meetings include the Joint Review Board Meeting and the Public Hearing. We are available
for additicnal meetings or public presentations, as described in the section below.

Additional Services
The scope above outlines places where additional authorization may be required beyond the base scope cutlined:

e Vacant land determination. If additional analysis is required to determine if/which parcels are considered
vacant, there may be additional authorization required.

s Coordination with tank farm ownership. If extraordinary coordination is required with tank farm ownership
to ascertain eligibility of parcels within the tank farm, additional authorization may be required.

If additional meetings are required, we can attend and present our findings at the billing rates provided below. We are
also available to provide other TIF-related services, such as tax increment projections or financial deal reviews for
proiecis requesting TIF assistance.

Timeframe and Fees

Based on the scope of the work outlined herein and our experience with similar projects, we estimate it will take
approximalely 45 lo 60 days lo complele the TIF Eligibilily Reconnaissance Sludy, 30 to 60 days lo complele lhe
Redevelopment Plan and Project, and 90 to 120 days to complete the public approval process. However, we will work
with you to meet any specific deadlines, where possible.

Professional fees for our services will be based on the time required at the billing rates of the SB Friedman persannel
assigned to the project. The scope of the engagement and our experience with similar services indicate that our
professional fees and expenses will total $33,900, as detailed in the budget chart on page 10 of this letier.

Task 1: Conduct Project Initiation & Eligibility Reconnaissance Study $13,825
Task 2: Prepare Redevelopment Plan and Project Document $8,860
Task 3: Prepare Notices and Mailing Lists $6,585
Task 4: Complete Public Approval Process $3,880
General Expenses §750
TOTAL SB FRIEDMAN FEES AND EXPENSES $33,900

SB Friedman Development Advisors 8
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Village of Mount Prospect / TIF Designation Proposal

Potential third-party costs not included in this estimate:

Surveyor — TIF district houndary legal description
Engineer — Vacant land flooding sitdy

This fee estimate is based upon the delailed work sleps and Llime budgets shown in the atlached budget lable. Actual
billings will be based on time expended at the special project rates that are currently as follows:

Senior Vice President $255 Vice President $230
Project Manager $225 Associaie Project Manager $190
Associate $160 Research Associate $140

Travel, publications, maps, outside data, report reproduction, and other out-of-pocket expenses will be billed as
incurred without mark-up. We anticipate that the Village will publish notices in the local paper and have not included
an allowance for these costs.

This fee estimate is subject to revision if the engagement entails more time than estimated due to problems that are
encountered that could not reasonably have been foreseen at the commencement of the engagement or if the scope
is changed. In this event, we will discuss the matter with you so that a mutually acceptable revision may be made. If the
irne spent on this engagement is substanlially less ian we have estimaled, we will Lilt you a lesser amuouril.

This estimate contemplates our attendance at the following meetings:

s Joint Review Doard Meeting
» Public Hearing

Additional meeting time and additional services, beyond what has been included in the budget, will be biiled at the
project rates outlined above.

Invoices will be rendered not more frequantly than monthly as aur work progresses for services and costs incurred.
These invoices are payable within 30 days. If at any point the decision is made to discontinue our services, our fee will

be based upon the actual time expended and out-of-pocket costs incurred to that date.

The attached "Limitations of Engagement® apply to this assignment.

5B Friedman Development Advisors 7
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Village of Mount Prospect / TIF Designation Proposat

Acceptance Procedures

We apprevate e oppultunily W conlinue Lo assist the Village. [0 indicale youw acceplance of this proposal, please
sign and return it to us as authorization for us to proceed.

Sincerely,

Geoffrey Ditkinson, AICP
Senior Vice President

Accepted:

Signature Date

Name Title

SB Friedman Development Advisors
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Village of Mount Prospect / TIF Designation Proposal

LIMITATIONS OF ENGAGEMENT

Our report will be hased on estimates, assumptions, and other information developed from research of the
natkel, knowledge of the Induslry, and meetings during whicle we will obtain cerlain inforrnation. The sources
of information and bases of the estinales and wssuinplions will be slaled 1 Lthe repotl. Some assumplions
inevilably will not mnaterlalize, and unanlicipated evenls and drcumslatices may ool TherelGie, aclual resulls
achieved during the period cavered by our analysis will necessarily vy from those desuibed in ow report,
and the variations may be material.

The terms of this engagement are such that we have no obligation to revige the report to reflect events or
conditions which occur subsequent to the date of the report. These events or conditions include, without
limitation, economic growth trends, governmental actions, additional competitive developments, interest rates,
and other market factors. However, we will be available tc discuss the necessity for revisicn in view of changes
in the economic or market factors affecting the proposed project.

Our study will not ascertain the legal and regulatory requirements applicable to this project, including zoning,
other state and local government requlations, permits, and licenses. No effort will be made to determine the
possible effect on thes project of present or future federal, state or local legslation, induding any environmental
or ecological matters.

Furthermore, we will neither evaluate management's effectiveness, nor will we be responsible for future
marketing efforts and other management actions upon which actual results will depend.

Preliminary TIF projections are anticipated to be prepared under this engagement for the purpose of estimating
the approximate level of increment that could be generated by proposed projects and other properties within
the proposed TIF district boundary and from inflationary increases in value. These projections are intended to
provide an estimate of the final equalized assessed value (EAV) of the TIF district for inclusion in the final report
and to provide a level of assurance that the increment to be generated would be sufficient to cover estimated
project costs.

As such, our report and the preliminary projections prepared under this engagement are intended solely for
your information, for the purpose of establishing a Tax Increment Financing district, and may be reviewed by
private institutional lenders in support of potential debt obligations, These projections should not be relied
upon by any other person, firm or corporation, or for any cther purposes. Neither the report nor its contents,
ner any reference 1o our Firm, may be induded or gquoted in any offering dircular or registration statement,
appraisal, sales brochure, prospectus, loan, or other agreement or document intended for use in obtaining
funds from individual investors, without prior approval.

SB Friedman Development Advisors 9
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Village of Mount Prospect / TIF Designation Proposal

DETAILED BUDGET

Senior  Associate

Vice Project
Persun.  President Manager  Associate

o ' S special [IF Project Kates Ratee % o5 % MO 4 160
Task 1: Conduct TIF Eligibility Reconnaissance Study
Conduct Project Kickoif Meeting Z 2
Obtain/Create Composite Base Maps, PIN List, Assessment Data and Files 2
Obtaln/Examine Exlsting Reports/Data | 4
Conduct Fieldwork t 16
Analyze EAV Growth 1 2 4
Analyze Additional Eligibility ltems 1 4
Draft Eligibifity Reconnaissance Slides 2 4 12
Conduct Call to Discuss Eligibility Findings 1 1
Subtotal Hours for TASK t-Conduct Eligibility Recon Study 77 7 28 42
Subtotal Dollars for TASK 1-Conduct Eligibility Recon Study $ 13,825 $ 178 % 5320 $ 6720

Task 2: Prepare Redevelopment Plan and Project Document
Prepare Maps and Graphics 2 8

Obtfain and Proof Boundary Survey/Leqal Description 1 ? 2
Write First Draft of Plan & Project Dacument 2 16 16
Make Revisions/Finalize Report 1 2 4
Subtotal Hours for TASK 2-Prepare Redevelopment Plan 50 4 16 30
Subtotal Dollars for TASK 2-Prepare Redevelopment Plan $ 8,860 $ 1020 § 3,040 $ 4,800
Task 3: Prepare Notices and Mailing Lists
Meet 750 Feet Requirement/Prepare Other Mailing Lists

A. Prepare Buffer Map 4

B. Conduct Fieldwork and Collect Addresses 20

C. Enter Addresses/Obtain Paostal Infermation 4

D. Campile/Proof List for Mailing 4
Provide Draft Notices and Ordinances 1 1
Coordinate Mailing and Noticing Process 2 4
Print/Package/Mail All Applicable Notices Assumed Completed by Village
Subtotal Hours for TASK 3-Prepare Notices and Mailing Lists 40 1 3 36
Subtotal Dollars for TASK 3-Prepare Notices and Mailing Lists $ 6,585 $ 255 § 570 $ 5,760
Task 4 Complete Public Approval Process
Attend/Present at Joint Review Board 4 4 2
Attend/Present at Public Hearing 4 4
Subtotal Hours for TASK 4-Complete Public Approval Process 18 8 8 2
Subtotal Dallars for TASK 4 Complete Public Approval Pracess $ 3,88G § 2040 ¢ 1520 § 320
Total Hours 185 20 55 110
Total Dollars $ 33,150 § 5100 § 10450 5 17,600
General Expenses $ 750
TOTAL BUDGET FOR TASKS 1 Through 4 $ 33,500
Allowance for Boundary Legal Assumed Billed Direct to Village
Mailing Costs and Title Company Tax Definguency Research None Assumed
TOTAL ESTIMATED PROJCCT BUDGET $ 33,900

SB Friedman Davelopment Advisors 10
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Guiail - llegal TIF districting hups://mail.google.com/mail/u/0/7ik=2922385d5 & view=pt&search=a...

1of2

PLAINTIFFS' EXHIBIT 38
Gmaﬁ T Kost <tkost999@gmail.com>
litegal TIF districting
5 messages
T Kost <tkostbdvggmall.com> Man, Apr 18, 2022 at 11:39 AM

To: pplssarreck@mountprospect.org
Peggy Pissarreck,
My name is Thomas Kost and [ am a resident of 423 Dempster 5t in Mount Prospect.

I am sending you a final version of a public letter | am issuing concerning the proposed TIF disirict in South Mount
Prospoct

In the letter | am claiming that the proposed TIF district is illegal under Hlinois law. The current proposal uses an
illegal 1and bridge' to connect a large region south of Dempster St to a smaller region north of Dempster St.

} provide evidence that each and every map used by S B Friedman is intentionally manipulated to deceive the public
and do not reflect the reality of the current land use in the area under consideration.

The purpose of the letter is to urge all voting members to consider this new information and to cpenly discuss it with
the public before rushing through any vote on the proposed TIF disfrict. The public has the right to know about this
information.

The letter is attached to this email.

Thanks in advance for conducling an open and lransparent review of lhe TIF districl and lor allowing public comment
and participation in the process in accordance with lilinois law.

@ public_letter.pdf
2478K

Pissarreck, Peggy <PPissarreck@mountprospect.org> Mon, Apr 18, 2022 at 7:18 PM
To: T Kost <tkost999@gmail.com>

Hi Mr. Kost,

Thank you for writing and sharing your concerns with the proposed South Mount Prospect TIF. A version of your letter
was shared with all Trustees in our confidential packets on Friday, April 15. | carefully read through your concerns and
will plan to ask a few questions that | hope will allay some of your anxiety related to yours and your neighbors’ homes.

Best wishes,

Peggy Pissarreck

Trustee, Village of Mount Prospect

4/25/2023, 4:42 P!
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Gmail - Tllegal TIF districting https://mail.google.com/mail/u/0/?k=2922385df5& view=pt&search=a.,

20f2

847-784-8826

ppissarreck@mountprospect.org

Please be aware that correspondence fo this emaif address is subject to the Freedom of Information Act
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[Quoted lexl Bkiden]

T Kost <tkost999@gmall.com> Thu, Apr 21, 2022 at 3:51 AM
To: "Pissarreck, Peggy" <PPissarreck@mountprospect.org>

Paggy, would it be possible to mest in pergon? | have somae information that may be vary useful for you.

It could be at the library o any public place that you wish.
[Quoted text hidden)

Pissarreck, Peggy <PPissarreck@mountprospect.org> Sat, Apr 23, 2022 at 12:05 PM
To: T Kost <tkost998@gmail.com>

Hi Mr. Kost,

| heard what you had to say Tuesday night and appreciate the concerns you raised. | am unable to meel wilh you in
person.

[Quoted text hidden)

T Kost <tkost999@gmait.com> Sat, Apr 23, 2022 at 11:17 PM
To: "Pissarreck, Peggy” <PPissarreck@mountprospect.org>

| understand and that is fine.

You seem like a decent person. This will be my last message to you.

| have sorme advice that | think you will understand within the next two weeks:

Distance yourself from the maps. You will have legal liability for them if you don'i.

Some pecple will find themeelvee liable for them very goon and you don't want to be one of them.

Be careful and good luck.
[Quoted text hidden)]
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