Village of Carpentersville
Spring Hill Center for Commerce and Industry
Redevelopment Plan and Project
Adopted: April 1995
Amendment Number: 1
September 14, 2015

Introduction
To induce redevelopment pursuant to the Industrial Jobs Recovery Law, 65 ILCS 5/11-74.6-1 et seq., as
amended from time to time (the “Law”), the Board of Trustees of the Village of Carpentersville (the
“Village”) adopted ordinances in April 1995 designating the Spring Hill Center for Commerce and
Industry Redevelopment Project Area (“RPA”) as a Tax Increment Financing (“TIF”) District under the
Law, and adopted a Tax Increment Redevelopment Plan and Project (the “Original Plan”) to allow the
area to qualify for Tax Increment Financing under the Law.
Since the Original Plan’s adoption, no ordinances have been passed to amend the Original Plan. The
purpose of this amendment is not to reassess eligibility but rather update the Redevelopment Plan and
Project that guides the use of TIF in the RPA, therefore, no updates have been made to eligibility
findings. Sections of the Plan have been reorganized, however, to clearly indicate that eligibility criteria
have been met. In particular, this amendment functions to update the language regarding eligible
redevelopment costs and the estimated redevelopment project costs. The TIF budget is being amended
and increased so that the Village can effectively support additional projects within the RPA, including
payments to developers as reimbursement for costs incurred for site rehabilitation and property
assembly, demolition and site prep costs.
This amendment also adds certain language in light of amendments to the Law that have occurred since
the initial district designation. Changes due to amendments to the Law include, but are not limited to:
eligible cost categories, and required tests and findings.

Modifications to Plan
Each of the changes to the Redevelopment Plan and Project is detailed below, following the format of
the Original Plan. New sections and subsections have been inserted where applicable. Bracketed
numbers [1-40] correspond to PDF notes in the attached Annotated Amended Plan in Appendix A and
are to be used to facilitate tracking changes throughout the document.
Table of Contents
[1] Replace Table of Contents with the following text:
TABLE OF CONTENTS
I.
II.
III.
IV.
V.
VI.
VII.
VIII.
IX.
X.

INTRODUCTION
REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION
REQUIRED FINDINGS
ELIGIBILITY ANALYSIS
REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES
REDEVELOPMENT PROJECT
FINANCIAL PLAN
JOB TRAINING PROJECT
COMMITMENT TO FAIR EMPLOYMENT PRACTICES AND AFFIRMATIVE ACTION
COMPLETION OF REDEVELOPMENT PROJECT AND RETIREMENT OF OBLIGATIONS
TO FINANCE REDEVELOPMENT COSTS
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XI.

I.

PROVISIONS FOR AMENDING THE TAX INCREMENT REDEVELOPMENT PLAN AND
PROJECT
Appendix A: Annotated Amended Plan
Appendix B: Future Land Use Map

INTRODUCTION
[2] Replace the third sentence in the second paragraph with the following text:
The program was initially implemented to assist private development entities in the
financing of infrastructure, site preparation, job training, and interest cost writedown.
The Village now wishes to amend the Redevelopment Plan and Project to update the
language regarding eligible redevelopment costs and the estimated redevelopment
project costs. This amendment also adds certain language in light of amendments to the
Law that have occurred since the initial district designation. Changes due to
amendments include, but are not limited to: eligible cost categories, and required tests
and findings.
A. The Redevelopment Project Area
[3] Replace the first two sentences in the second paragraph with the following text:
The Village proposes to designate the Project site as a Redevelopment Project Area (the
“RPA”) pursuant to the Illinois Jobs Recovery Law, 65 IL Compiled Statutes 5/11-74.6-1
et. Seq., (the “Law”). The RPA has not been subject to growth and development through
private enterprise and is not reasonably anticipated to be redeveloped without
adoption of a redevelopment plan and the use of public financial incentives for purposes
of infrastructure and public works improvements, job training, job-related programs
authorized by law, interest cost writedown, and site preparation.
B. Summary
[4] Add the following text before the first sentence:
This report concludes that the Spring Hill Center for Commerce and Industry RPA is
eligible for TIF designation as an Industrial Park Conservation Area pursuant to Section
11-74.6-10(e) of the Law. The required conditions for the adoption of this
Redevelopment Plan and Project are found to be present within the RPA.

II. REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION
No changes.
III. EVIDENCE THAT THE RPA HAS NOT BEEN SUBJECT TO GROWTH THROUGH PRIVATE INVESTMENT
[5] Replace the Section III title “EVIDENCE THAT THE RPA HAS NOT BEEN SUBJECT TO GROWTH
THROUGH PRIVATE INVESTMENT” with “REQUIRED TESTS AND FINDINGS”.
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[6] Create a new subsection entitled “A. Evidence that the RPA Has Not Been Subject to
Growth through Private Investment”
[7] Before the first sentence insert the following text:
The Village is required to evaluate whether or not the RPA has been subject to growth
and private investment, and must substantiate a finding of lack of such investment prior
to establishing a Tax Increment Financing district.
[8] Following subsection “A. Evidence that the RPA Has Not Been Subject to
Growth through Private Investment”, create a new subsection entitled “B. Financial Impact of
the Redevelopment Project”.
[9] Below the heading for new subsection “B. Financial Impact of the Redevelopment Project”,
insert the following text:
As explained above, without the adoption of this Redevelopment Plan and Project and
TIF designation, the RPA is not expected to be redeveloped by private enterprise.
This document describes the comprehensive redevelopment program proposed to be
undertaken by the Village to create an environment in which private investment can
reasonably occur. The redevelopment program will be staged gradually over the 23-year
life of the RPA. If a redevelopment project is successful, various new projects will be
undertaken that will assist in alleviating blighting conditions and promoting
development in the RPA.
This Redevelopment Plan and Project is expected to have short- and long-term financial
impacts on the affected taxing districts. During the period when Tax Increment
Financing 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 to pay eligible redevelopment project costs for the RPA. At the
time when the RPA is no longer in place under the Law, the real estate tax revenues
resulting from the redevelopment of the RPA will be distributed to all taxing districts
levying taxes against property located in the RPA. These revenues will then be available
for use by the affected taxing districts.
IV. ASSESSMENT OF ANY FINANCIAL IMPACT OR INCREASED DEMAND FOR SERVICES FROM ANY
TAXING DISTRICT.
[10] Include as subsection of section “III. REQUIRED TESTS AND FINDINGS”. Replace Roman
numeral in heading with bullet point labeled “C.” to make this a subsection as shown below:
C. Assessment of Any Financial Impact or Increased Demand for Services from Any
Taxing District
[11] Insert the following text at the end of the second paragraph:

3

The Village intends to monitor development in the area and, with the cooperation of the
affected taxing districts, work to address any increased needs in connection with any
particular development. The following major taxing districts presently levy taxes on
properties within the RPA:










Kane County
Forest Preserve District of Kane County
Dundee Township
Dundee Township Road District
Village of Carpentersville
Community Unit School District 300
Elgin College 509
Dundee Township Park District
Fox River Valley Public Library District

[12] Following subsection “C. Assessment of Any Financial Impact or Increased Demand for
Services from Any Taxing District”, create a new subsection entitled “D. Conformance to the
Plans of the Village” and insert the following text below into the new subsection D:
The Law specifies that the Redevelopment Plan and Project “conform to the
comprehensive plan for the development of the municipality as a whole.” Accordingly,
the proposed land uses described in this Redevelopment Plan and Project are consistent
with the Village of Carpentersville Comprehensive Plan. Through the designation of the
RPA, the redevelopment opportunities identified in this Redevelopment Plan and
Project will be substantially supported and their implementation facilitated.
[13] Following new subsection “D. Conformance to the Plans of the Village”, create a new
subsection entitled “E. But For…” and insert the following text below into the new subsection E:
The Village is required to find that, but for the designation of the TIF district and the use
of Tax Increment Financing, it is unlikely that significant investment will occur in the
RPA.
Without the support of public resources, the redevelopment objectives for the RPA
would most likely not be realized. The area-wide improvements and development
assistance needed to develop the RPA as a mixed-use area are extensive and costly, and
the private market, on its own, has shown little ability to absorb all such costs. Public
resources to assist with public infrastructure improvements and site preparation are
needed to leverage private investment and facilitate area-wide development consistent
with the Village’s Comprehensive Plan. The Village has limited capacity to fund capital
improvements of the sort that appear necessary to make the RPA attractive for
development. Accordingly, but for the designation of a TIF district, these projects, which
would contribute substantially to area-wide redevelopment, are unlikely to occur.
[14] Following new subsection “E. But For…”, create a new subsection entitled “F. Dates of
Completion” and insert the following text below into new subsection F:
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The dates of completion of the project and retirement of obligations are described in
“Phasing and Scheduling of the Redevelopment” in Section VII-C below.
[15] Following new subsection “III. F. Dates of Completion”, create a new section entitled “IV.
ELIGIBILITY ANALYSIS”.
[16] Under new section “IV. ELIGIBILITY ANALYSIS”, insert the following text:
Based upon the conditions found within the RPA at the completion of the eligibility
research, it has been determined that the RPA meets the eligibility requirements of the
Law as an Industrial Park Conservation Area (IPCA) pursuant to Section 11-74.6-1-10(e)
of the Law.
Under the Law, three (3) primary ways exist to establish eligibility for an area to permit
the use of Tax Increment Financing for area redevelopment by declaring an area to be
be:
1) an industrial park conservation area;
2) an environmentally contaminated area; and/or
3) a vacant industrial buildings conservation area.
The statutory provisions of the Law specify how a district can be designated as a
qualifying district, based upon an evidentiary finding of certain eligibility factors listed in
the Law.
[17] Create a new subsection entitled “Industrial Park Conservation Area Conditions Existing in
the Redevelopment Project Area” and insert the following text:
Under the Law, two primary avenues exist to establish eligibility for an area as an
Industrial Park Conservation Area (IPCA) to permit the use of Tax Increment Financing
for redevelopment. The RPA qualifies under the Law as an IPCA based upon the criteria
outlined in Standard One pursuant to Section 11-74.6-10(e) of the Law, as outlined
below:
1. The Village is a substantial Labor Surplus Municipality, as defined in the Law,
because the five-year average unemployment rate for the Village exceeds the U.S.
annual unemployment rate for the same five-year period by at least 2%.
Year
1994
1993
1992
1991
1990
Average

U.S. Unemployment Rate
6.1%
6.8%
7.4%
6.7%
5.5%
6.5%

Village Unemployment Rate
8.6%
9.2%
10.8%
9.5%
4.6%
9.1%

Source: Bureau of Labor Statistics and Illinois Department of Employment Security

2. The RPA is zoned M-1 for restricted industrial.
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3. The RPA is served by adequate road transportation to provide access by the
unemployed and for the movement of foods or materials.
4. The RPA contains less than 2% of the most recently ascertained equalized assessed
value of all taxable real properties within the corporate limits of the Village.
5. The Plan provides for an employment training project that would prepare
unemployed workers for work within the RPA. This project is described in Section
VIII of the Plan.
V. REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES
No Changes.
VI. INDUSTRIAL PARK CONSERVATION AREA CONDITIONS EXISTING IN THE REDEVELOPMENT PROJECT
AREA
[18] Replace the section heading, “VI. INDUSTRIAL PARK CONSERVATION AREA CONDITIONS
EXISTING IN THE REDEVELOPMENT PROJECT AREA”, with “VI. REDEVELOPMENT PROJECT”.
[19] Delete all text from former section “VI.INDUSTRIAL PARK CONSERVATION AREA
CONDITIONS EXISTING IN THE REDEVELOPMENT PROJECT AREA” through the end of subsection
“A. Qualification Criteria.” This subsection has been relocated to new section IV, subsection A.
[20] The remaining subsections of new section “VI. REDEVELOPMENT PROJECT” should be
renumbered appropriately due to the removal of subsection “A. Qualification Criteria” as
follows:
A. Developers of the Project
B. Users and Tenants of the Project and Types of Structures and Facilities to be
Developed
C. Number and Type of Employees
VII. REDEVELOPMENT PROJECT
[21] Delete section heading and consolidate subsections A., B., and C., from former section VII.
REDEVELOPMENT PROJECT as subsections of new section “VI. REDEVELOPMENT PROJECT,” and
renumber as subsections D., E. and F, as follows:
D. Redevelopment Plan and Project Strategies
E. Redevelopment Activities
F. General Land Use Plan.
C. General Land Use Plan.
[22] After the last line of the second paragraph of former subsection VII. C., which will become
new subsection VI. F. General Land Use Plan, insert the following text:
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The proposed land uses are detailed on the Future Land Use Map in Appendix B. These
land uses include industrial.
[23] Following new subsection “VI. F. General Land Use Plan”, create a new section entitled
“VII. FINANCIAL PLAN”
D. Estimated Redevelopment Project Costs
[24] Include former subsection D as a subsection of VII. FINANCIAL PLAN. Rename subsection as
“A. Eligible Costs”.
[25] After the new subsection heading, replace all subsection text through eligible cost item 6d
with the following text:
The Law outlines several categories of expenditures that can be funded using Tax
Increment Financing. These expenditures, referred to 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 TIF statute.
The Village proposes to realize its goals and objectives of redevelopment through public
finance techniques including, but not limited to, Tax Increment Financing, and by
undertaking certain activities and incurring certain costs. Such eligible costs may
include, without limitation, the following:
1. Costs of studies, surveys, development of plans and specifications,
implementation and administration of the Redevelopment Plan, including but
not limited to, staff and professional service costs for architectural, engineering,
legal, financial, planning or other services, related hard and soft costs, and other
related expenses, provided however, that no such charges for professional
services may be based on a percentage of the tax increment collected;
2. Marketing sites within the area to prospective businesses, developers and
investors, provided however, that no such charges for professional services may
be based on a percentage of the tax increment collected;
3. Property assembly costs, including but not limited to, acquisition of land and
other property, real or personal, or rights or interest therein, demolition of
buildings, clearing and grading of land, site preparation, and site improvements,
and specifically including payments to developers or other nongovernmental
entities as reimbursement for property assembly costs incurred by that
developer or other nongovernmental entities;
4. Costs of rehabilitation, reconstruction, repair or remodeling of existing public or
private buildings, fixtures and leasehold improvements, and specifically
including payments to developers or other nongovernmental entities as
reimbursement for costs incurred by that developer or other nongovernmental
entities;
5. Costs of the construction of public works or improvements consistent with the
Act, including the costs of replacing an existing public building if pursuant to the
implementation of a redevelopment project, the existing public building is to be
demolished, so the site can be utilized for private investment, or devoted to a
different use requiring private investment;
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6. Costs of eliminating or removing contaminants and other impediments required
by federal or state environmental laws, rules, regulations, and guidelines, orders
or other requirements, or those imposed by private lending institutions as
approval of their financial support, debt or equity, for the redevelopment
projects;
7. Costs of job training and retraining projects;
8. 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 thereunder, including interest accruing
during the estimated period of construction of any redevelopment project for
which such obligations are issued and for a period not exceeding 36 months
thereafter, and including reasonable reserves related thereto and interest
accruing during a construction period;
9. All or a portion of a taxing district’s capital costs resulting from the
redevelopment project necessarily incurred or to be incurred in furtherance of
the objectives of the Redevelopment Plan and Project, to the extent the
municipality by written agreement accepts and approves such costs;
10. Relocation costs to the extent that a municipality determines that relocation
costs shall be paid or if the municipality is compelled to make payment of
relocation costs by federal or state law, or under the Act;
11. Payment in lieu of taxes;
12. Costs of job training, retraining, advanced vocational education or career
education, including but not limited to, courses in occupational, semi-technical
or technical fields leading directly to employment, incurred by one or more
taxing districts, provided that such costs: (i) are related to the establishment
and maintenance of additional job training, advanced vocational education or
career education programs for persons employed or to be employed by
employers located in the Redevelopment Project Area; and (ii) when incurred by
a taxing district or taxing districts other than the municipality, are set forth in a
written agreement by or among the municipality and taxing district(s), which
describes the program to be undertaken, including but not limited to, the
number of employees to be trained, a description of the training and services to
be provided, the number and type of positions available or to be available,
itemized costs of the program and sources of funds to pay for the same, and the
term of the agreement. Such costs include, specifically, the payment by the
community college district(s) of costs pursuant to Sections 3-37, 3-38, 3-40 and
3-40.1 of the Public and Community College Act as cited in the Law, and by the
school districts of cost pursuant to Section 10-22.20a and 10-23.3a of the School
Code as cited in the Law; and
13. Interest costs incurred by a developer or nongovernmental entity related to the
construction, renovation or rehabilitation of a redevelopment project provided
that:
a. Interest costs shall be paid or reimbursed by a municipality only pursuant to
the prior official action of the municipality evidencing an intent to pay or
reimburse such interest costs;
b. Such costs are to be paid directly from the special tax allocation fund
established pursuant to the Law;

8

c. Such payments in any one (1) year may not exceed 30% of the annual
interest costs incurred by the developer with regard to the development
project during that year;
d. If there are not sufficient funds available in the special tax allocation fund to
make the payment pursuant to this paragraph (13), then the amount so due
shall accrue and be payable when sufficient funds are available in the
special tax allocation fund; and
e. The total of such interest payments paid pursuant to the Act may not
exceed 30% of the total of: (i) cost paid or incurred by the developer for the
redevelopment project plus (ii) redevelopment project costs excluding any
property assembly costs and any relocation costs incurred by a municipality
pursuant to the Act.
Unless explicitly stated in the Law, and as provided for in relation to low- and very lowincome housing units, the cost of construction of new privately owned buildings shall
not be an eligible redevelopment project cost.
If a Special Service Area is established pursuant to the Special Service Area Tax Act, 35
ILCS 235/0.01 et seq., then any tax increment revenues derived from the tax imposed
pursuant to the Special Service Area Tax Act may be used within the Redevelopment
Project Area for the purposes permitted by the Special Service Area Tax Act, as well as
the purposes permitted by the Industrial Jobs Recovery Law.
[26] Following the former eligible cost item 6d, create new subsection entitled “B. Estimated
Redevelopment Project Costs”.
[27] Delete all text beginning from “Estimated costs are shown in the next section” through the
end of the subsection.
[28] Under new subsection, “B. Estimated Redevelopment Project Costs”, insert the following
text in the new subsection B:
The estimated eligible costs of this Redevelopment Plan and Project are shown in Table
1. The costs represent estimated amounts and do not represent actual Village
commitments or expenditures. Rather, the total eligible cost provides an upper limit on
possible expenditures that may be funded using incremental property tax revenues,
exclusive of capitalized interest, issuance costs, interest and other financing costs. Other
sources of funds may also be used to defray costs within the district. Additional funding
including, but not limited to, state and federal grants, private developers’ contributions,
land sales, sales taxes, and other outside sources may be pursued and used by the
Village as a means of financing improvements and facilities within the RPA. These
expenditures may be in addition to those funded from tax increment revenues, and may
be in addition to the budget shown in Table 1, which demonstrates the limits
expenditure of incremental property tax only.
The Village of Carpentersville’s redevelopment project costs include, but shall not
exceed, the sum total of all reasonable and necessary costs incurred, and any such costs
incidental to the Redevelopment Plan and Project, including those in the table below.
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Table 1. Estimated Redevelopment Project Costs
Item
Costs of studies, including staff and
professional service costs
Marketing sites
Property assembly, demolition and site prep
costs
Costs of rehabilitation, reconstruction, repair or
remodeling of existing structures
Costs of construction of public works or
improvements
Costs of eliminating or removing contaminants
Job training and retraining
Interest and financing costs
Taxing district's capital costs
Relocation costs
Payment in lieu of taxes
Total Redevelopment Project Costs [1] [2] [3]

Estimated
Project Costs
$800,000
$500,000
$600,000
$800,000
$1,350,000
$750,000
$900,000
$1,100,000
$500,000
$500,000
$500,000
$8,300,000

[1] Total Redevelopment Project Costs exclude any additional financing costs, including 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.
[2] The amount of the Total Redevelopment Project Costs that can be incurred in the RPA may be reduced
by the amount of Redevelopment Project Costs incurred in contiguous RPAs, or those separated from the
RPA only by a public right-of-way, that are permitted under the Law to be paid, and are paid, from
incremental property taxes generated in the RPA, but may not be reduced by the amount of
Redevelopment Project Costs incurred in the RPA that are paid from incremental property taxes generated
in contiguous RPAs or those separated from the RPA only by a public right-of-way.
[3] All costs are in 2014 dollars and may be increased by 5% after adjusting for annual inflation reflected in
the Consumer Price Index (CPI) for All Urban Consumers in U.S. Cities, published by the U.S. Department of
Labor. In addition to the above stated costs, each issue of obligations issued to finance a phase of the
Redevelopment Plan and Project may include an amount of proceeds sufficient to pay customary and
reasonable charges associated with the issuance of such obligations, including interest costs.

Adjustments to the estimated line item costs in Table 1 are expected and may be made
by the Village without amendment to the Redevelopment Plan. Each individual 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 Law. The line item amounts set forth above are not intended to place a limit on the
described expenditures. Adjustments may be made in line items, either increasing or
decreasing line item costs as a result of changed redevelopment costs and needs,
provided, however, that any such adjustments shall not exceed the Total
Redevelopment Project Costs described in Table 1 of this Redevelopment Plan.
[29] Following subsection “B. Estimated Redevelopment Project Costs”, create a new
subsection entitled “C. Phasing and Scheduling of the Redevelopment” and insert the text
below in the new subsection B:
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Each private project that receives TIF funding within the RPA shall be governed by the
terms of a written redevelopment agreement entered into by a designated developer
and the Village and approved by the Village Board. Where tax increment funds are used
to pay eligible redevelopment project costs, to the extent funds are available for such
purposes, expenditures by the Village shall be coordinated to coincide on a reasonable
basis with the actual redevelopment expenditures of the developer(s). As provided in
the Law, this Redevelopment Plan and Project shall be completed, and all obligations
issued to finance redevelopment costs shall be retired, no later than December 31 of
the year in which the payment to the Village Treasurer is to be made with respect to ad
valorem taxes levied in the twenty-third calendar year following the year in which the
ordinance approving this Redevelopment Project Area is adopted.
E. Sources of Funds to Pay Redevelopment Project Costs Eligible Under the Industrial Jobs Recovery
Law
[30] Include the title of former subsection XII E. as new subheading VII. D.
[31] Replace the existing subsection text with the following new text:
Funds necessary to pay for redevelopment project costs and/or municipal obligations,
which may be issued or incurred to pay for such costs, are to be derived principally 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 developer’s performance of redevelopment agreement obligations, 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 real property tax
revenues. Incremental real property tax revenue is attributable to the increase of the
current equalized assessed value of each taxable lot, block, tract, or parcel of real
property in the RPA over and above the certified initial equalized assessed value of each
such property. Without the use of such incremental revenues provided by the Law, the
RPA is not likely to redevelop.
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 developer from time to time may
deem appropriate. The majority of development costs will be privately financed, and TIF
or other public sources are to be used only to leverage and encourage private
redevelopment activity, and/or reimburse the developer for part of its costs for public
improvements necessary for the project.
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The RPA may be or become contiguous to, or be separated only by a public right-of-way
from, other redevelopment areas created under the TIF Increment Allocation
Redevelopment Act (65 ILCS 5/11-74.4-4 et. seq.) or the Illinois Industrial Jobs Recovery
Law, (65 ILCS 5/11-74.61-1 et. seq.). If the Village finds that the goals, objectives and
financial success of such contiguous redevelopment project areas or those separated
only by a public right-of-way are interdependent with those of the RPA, the Village may
determine that it is in the best interests of the Village and in furtherance of the
purposes of this Redevelopment Plan that net revenues from the RPA be made available
to support any such redevelopment project areas, and vice versa. The Village may utilize
net incremental property tax revenues received from the 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-ofway, and vice versa. Such revenues may be transferred or loaned between the RPA and
such areas. The amount of revenue from the RPA made available to support such
contiguous redevelopment project areas, or those separated only by a public right-ofway, when added to all amounts used to pay eligible redevelopment project costs within
the RPA, shall not at any time exceed the Total Redevelopment Project Costs described
in Table 1 of this Redevelopment Plan and Project.
If necessary, the redevelopment plans for other contiguous redevelopment project
areas that may be or already have been created under the Act may be drafted or
amended, as applicable, to add appropriate and parallel language to allow for sharing of
revenues between such districts.
F. Nature and Term of Obligations to be Issued
[32] Include the title and text of former subsection VII. F. as new subsection of VII. FINANCIAL
PLAN entitled “E. Nature and Term of Obligations to be Issued”.
G. Most Recent Equalized Assessed Valuation (EAV) of Properties in the Redevelopment Project Area
[33] Include the title and text of former subsection VII. G. as new subsection of VII. FINANCIAL
PLAN entitled “F. Most Recent Equalized Assessed Valuation (EAV) of Properties in the
Redevelopment Project Area”.
H. Anticipated Equalized Assessed Valuation (EAV)
[34] Include the title of former subsection VII. H. as new subsection of VII. FINANCIAL PLAN.
entitled “G. Anticipated Equalized Assessed Valuation (EAV)”.
[35] Replace existing paragraph of former subsection VII. H. (now subsection VII. G.) with the
following text:
Once the project has been completed and the property is fully assessed, the equalized
assessed valuation of real property within the Spring Hill Center for Commerce and
Industry Redevelopment Project Area is estimated at $5.6 million. This estimate has
been calculated assuming that the Redevelopment Project Area will be developed in
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accordance with the general land use plan described in this document, and all
anticipated redevelopment will be completed by the year 2018.
VIII. JOB TRAINING PROJECT
No changes.
IX. COMMITMENT TO FAIR EMPLOYMENT PRACTICES AND AFFIRMATIVE ACTION
No changes.
X. COMPLETION OF REDEVELOPMENT PROJECT AND RETIREMENT OF OBLIGATIONS TO FINANCE
REDEVELOPMENT COSTS
No changes.
XI. PROVISIONS FOR AMENDING THE TAX INCREMENT REDEVELOPMENT PLAN AND PROJECT
No changes.
[36] Create a new Appendix B. Future Land Use Map
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Appendix A: Annotated Amended Plan
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FIRST ORDINANCE

95-26

ORDINANCE NO.

u
AN ORDINANCE APPROVING THE
SPRING HILL CENTER FOR COMMERCE AND INDUSTRY
REDEVELOPMENT PLAN AND PROJECT

WHEREAS, the Village of Carpentersville, Kane County, Illinois (the "Village")
desires to implement tax increment financing pursuant to the Industrial Jobs Recovery

Law, 65 III Compiled Statutes 5/1 1-74.6-1

,

see., (hereinafter referred to as the

"Law") for the proposed Village of Carpentersville, Illinois Spring Hill Center for

Commerce and Industry Redevelopment Plan and Project (the "Plan" and the

I

"Project") within the municipal boundaries of the Village of Carpentersville, Illinois and

within the Redevelopment Project Areà described in Exhibit "A" of this Ordinance,
which area constitutes in the aggregate approximately 38 acres; and

WHEREAS, pursuant to Section 1 1-74.6-22 of the Law, the President and
Board of Trustees of the Village (the "Corporate Authorities") have caused a public

hearing to be held relative to the Plan and the Project and the designation of the
Redevelopment Project Area on March 28, 1 995 at the Village Hall of Carpentersville;
and

WHEREAS, due notice in respect to such hearing was given pursuant to Section

11-74.6-25 of the Law, said notice being given to taxing districts by certified mail on

February 8, 1995, by publication on March 8, 1995 and March 15, 1995; and by

I

certified mail to each person in whose name the general taxes for the last preceding

year were paid on each lot, block, tract, or parcel of land lying within the Redevelopment Project Area on March 13, 1 995; and

WHEREAS, no members of the Corporate Authorities nor any employees or
consultants of the Village involved in the planning, analysis, preparation or administra-

tion of the Project own or control any interest, direct or indirect, in any property
included in the Redevelopment Project Area; and
WHEREAS, the Plan sets forth the conditions under which the Village qualifies

as a Substantial Labor Surplus Municipality pursuant to Section 11-74.6-10(h) of the

Law and that the Redevelopment Project Area qualifies as an Industrial Park
Conservation Area pursuant to Section 11-74.6-lO(e) of the Law, and the Corporate

Authorities have reviewed testimony concerning said conditions presented at th
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public hearing and are generally informed of the conditions causing the proposed
Redevelopment Project Area to qualify as a redevelopment project area under the Law;
and

WHEREAS, the Corporate Authorities have reviewed the conditions pertaining

to lack of private investment in the proposed Redevelopment Project Area to
determine whether private development would take place in the proposed Redevelopment Project Area as a whole without the approval of the Plan and of the Project; and

WHEREAS, it is the intent of the Corporate Authorities to utilize tax increment

from all sources authorized by law, and the proposed Redevelopment Project Area
would not reasonably be developed without the use of such incremental revenues, and
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such revenues will be exclusively utilized for the development of the Redeve(opment
Project Area; and

WHEREAS, the Corporate Authorities have reviewed the conditions pertaining

to real property in the proposed Redevelopment Project Area to determine whether

contiguous parcels of real property and improvements thereon in the proposed
Redevelopment Project Area would be substantially benefitted by the proposed
Redevelopment Project improvements:
NOW, THEREFORE BE IT ORDAINED BY THE PRESIDENT AND BOARD OF
TRUSTEES OF THE VILLAGE OF CARPENTERSVILLE, KANE COUNTY, ILLINOIS, as

follows:
SECTION 1: The Corporate Authorities of the Village hereby make the following

findings:

The area constituting the proposed Redevelopment Project Area is
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described as set forth in the attached Exhibit "A".
There exist conditions which cause the area proposed to be designated
as a Redevelopment Project Area to be classified as an "Industrial Park
Conservation Area", as such terms are defined in Section 1 1-74.6-lO(e)

of the Law.
The Redevelopment Project Area on the whole has not been subject to

growth and development through investment by private enterprise and

would not be reasonably anticipated to be developed without the
adoption of the Plan and the Project.

i

(d)

The Redevelopment Project Area would not reasonably be developed

without the tax increment derived from real property tax incremental

revenues, and the increment from such revenues will be exclusively
utilized for the development of the Redevelopment Project Area.

The Project conforms to the Comprehensive Plan of the Village of
Carpentersville, as amended.
The parcels of real property in the proposed Redevelopment Project Area

are contiguous and those contiguous parcels of real property and
improvements thereon will be substantially benefitted by the Project.

The estimated date for final completion of the Project is not later than

May 1, 2018.

The estimated date for retirement of obligations incurred to finance
Project costs ¡s not later than twenty-three (23) years from the date 0i
passage of this Ordinance.

SECTION 2: The Plan and the Project which were the subject matter of the hearing
held March 28, 1995 ¡s hereby adopted and approved. A copy of the Plan ¡s attached

hereto as Exhibit "B" and made a part of this Ordinance.
SECTION 3: There was no need for disclosures of any interest in the Redevelopment
Project Area as described in the preambles hereto.
SECTION 4:

This Ordinance shall be in full force and effect from and after its

passage, approval and publication as provided by law.

If any section, paragraph, clause or provision of this Ordinance shall be held

invalid, the invalidity thereof shall not affect any of the other provisions of this

I

Ordinance.
SECTION 5:

All ordinances or parts of ordinances ¡n conflict herewith are hereby

repealed to the extent of such conflict.
PASSED BY THE PRESIDENT AND BOARD OF TRUSTEES of the Village of

u

Carpentersville, Illinois at a regular meeting thereof on the

aday of May

,

1995

and approved by me as President on the same day.

AYES:

NAYS:

6

(Jacoby, Fricke, Boettger, Brasel, Burian, Skiliman)

o
i

(Aldis)

ABSENT:

illage President

I

Village Clerk

omcarp.crh

u

I

Exhibit A
Description of Redevelopment Project Area

I

LEGAL DESCRIPTION:
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Exhibit B

Redevelopment Plan and Project

I
VILLAGE OF CARPENTERSVILLE
SPRING HILL CENTER FOR COMMERCE
AND INDUSTRY

REDEVELOPMENT PLAN AND PROJECT

I

APRIL, 1995

Prepared For:

Village of Carpentersville, Illinois
Prepared By:

Kane, McKenna and Associates, Inc.
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I

INTRODUCTION

The Village of Carpentersville (the "Village") is located ¡n Dundee Township in
northeastern Kane County. The Villages of West Dundee and East Dundee border the
Village to the south. The Village of Barrington Hills borders the Village to the east,

and unincorporated Kane County borders the Village on the north and west. The
Village is approximately 42 miles northwest of the Chicago Loop.
The Village has experienced a sustained high level of unemployment. To
address this problem, the Village has determined that it may be necessary to assist
industrial and industrial related development by carrying out a concerted
redevelopment program. This program involves the assistance to private development

entities in the financing of infrastructure, site preparation, job training and interest
cost writedown. Through this effort, the Village will enhance opportunities for
industrial development and as a result, create a significant number of full-time jobs
which will improve the employment opportunities for local residents and expand the
property and sales tax base of the Village.
A.

The Redevelopment Project Area

The Spring Hill Center for Commerce and Industry (the "Project") is located ¡n
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the northern portion of the Village. The Project site consists of approximately 38
acres of vacant farmland situated between Illinois Route 31 on the west and Kane
County Forest Preserve District property along the Fox River to the east, north of the
Rivers End subdivision.
The Village proposes to designate the Project site as a Redevelopment Project
Area (the "RPA") pursuant to the Illinois Jobs Recovery Law (the "Law"). The RPA
has not been subject to growth and development through private enterprise and is not
reasonably anticipated to be redeveloped without the adoption of a redevelopment

plan and the use of public financial incentives for purposes of infrastructure
improvements, job training, job related programs authorized by the law, and interest
cost write down. The Village has prepared this redevelopment plan (the "Plan") to use
tax increment financing in order to reach its goal of industrial development within the
Village and to meet its redevelopment goals and objectives.

lt is anticipated that the Project will fill a market need for smaller owner

I

occupied manufacturing buildings. Much of the recent industrial development within
northeastern Kane County has focused on large 100,000 s.f. build-to-suit
manufacturing and distribution facilities in business parks of 300 acres or more. The
Project is designed to provide affordable space to users of buildings in the 20,000 50,000 s.f. range. The Project will also include multi-tenant industrial space which
will serve as a location for smaller users and entrepreneurs.
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Anticipated users include, but are not limited to, firm's engaged in production,
warehousing and/or distribution of a diverse range of goods, and types of
manufacturing. The Project will include modern structures that will serve the needs
of tenants in an efficient, cost effective manner that is in conformance with the goals,
objectives, and ordinances of the Village.
Through this Plan, the Village will serve as the central force for marshalling the

assets and energies of the private sector for a unified cooperative public-private
redevelopment effort. Ultimately, the implementation of the Plan will benefit the

Village and all the taxing districts which encompass the RPA by significantly
expanding the tax base, retaining existing businesses, and creating new employment
opportunities as a result of new private development in the RPA.
B.

Summary

The Village makes the following findings:

The RPA has not been subject to growth and development through
investment by private enterprise and would not reasonably be anticipated
to be developed in accordance with public goals as stated in this Plan
without the adoption of this Plan.
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The Plan conforms to the Village's comprehensive plan.
The implementation of the Plan is reasonably expected to create or retain
a significant number of permanent full-time jobs.

The Village is a substantial Labor Surplus Municipality, as defined in the

Law, and the implementation of the Plan is reasonably expected to
create a significant number of permanent full-time jobs. The facilities to
be developed in the APA will significantly enhance the tax base of the
taxing districts that extend into the APA.
Il.

REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION

The Redevelopment Project Area legal description is attached in Exhibit 1.

Ill.

I

EVIDENCE THAT THE RPA HAS NOT BEEN SUBJECT TO GROWTH THROUGH
PRIVATE IN VESTMENT

The RPA is composed primarily of vacant farmland and some incidental
wetlands. The present condition of the area shows that it has not been subject to
growth and investment through private enterprise. Prior to being platted as a
subdivision in 1958 the RPA was annexed to the Village and was zoned for industrial
use sometime prior to 1970. Since that time no development activity has occurred
in the APA.
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ASSESSMENT OF ANY FINANCIAL IMPACT OR INCREASED DEMAND FOR
SERVICES FROM ANY TAXING DISTRICT

The Project is a planned industrial park and will not include any residential
structures and therefore will not result directly in increased enrollment in local area
schools. Services such as fire and police protection will be provided using existing
equipment and personnel.
Because of the structure of services described above, it is believed that the APA
will have minimal fiscal impact on any overlapping taxing and will not likely result in
an increased demand for services from overlapping taxing districts.
REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES

The following goals and objectives are presented for the RPA in accordance
with the Village's zoning ordinance and comprehensive plan for the development of
the area as a whole. Such goals and objectives may be supplemented by future
planning studies, traffic studies or site reports that are undertaken by the Village or
by development entities on behalf of the Village.
A.

I

General Goals

To provide for implementation of economic development plan and
strategies that benefit the Village and its residents.
To provide public infrastructure improvements where necessary within
the industrial park area.

To encourage positive and feasible redevelopment of any vacant sites
and/or underutilized sites.

To diversify and strengthen the industrial property tax base of the
Village.

To create new jobs for Village and area residents.
To retain industrial jobs in the Village.

To coordinate all development within the APA in a comprehensive
manner, avoiding land use conflicts and negative community impacts
with the surrounding area residents.
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To create a cooperative environment between Village and the developers
of the Project.
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B.

I

Specific Objectives

To encourage redevelopment of the land located within the APA.

To address the sustained high level of unemployment characteristic of
Village residents.
To provide infrastructure improvements (including water and sewer lines
and street paving and construction) necessary to the coordinated and
rational development of industrial and industrial-related properties located
within the RPA.

To provide competitive and affordable industrial facilities for users and
tenants of industrial park areas.
To address the need for utility service, access, and other requirements
for redevelopment of the RPA.
To protect existing residential and recreational uses adjacent to the RPA.
C.

Redevelopment Objectives

The purpose of the RPA designation will allow the Village to:
Assist in coordinating development and redevelopment activities within
the RPA in order to enhance the market position of the Project;
Reduce the level of unemployment within the Village;
Accomplish redevelopment over a reasonable time period;

Provide for high quality development within the RPA; and
Provide for an attractive overall appearance of the area.

Note: The objectives may be supplemented by findings of prospective reports
or studies undertaken by the Village or by development entities selected
by the Village.
The redevelopment of the Project will serve to improve the physical appearance
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of the entire area and contribute to the economic development of the area. Job
creation associated with the Project will provide new employment opportunities for
community and Village residents.

VI.

INDUSTRIAL PARK CONSERVATION AREA CONDITIONS EXISTING IN THE
REDEVELOPMENT PROJECT AREA
The RPA qualifies under the Law as an Industrial Park Conservation Area (IPCA)

I

based upon the following criteria:
A.

Qualification Criteria
1.

The Village is a substantial Labor Surplus Municipality, as defined in the

Law, because the 5 year average unemployment rate for the Village
exceeds the U.S. annual unemployment rate for the same 5 year period
by at least 2%.
U.S.

Unemployment
Year

Village
Unemployment

Rate

Rate

1990

6.1%
6.8
7.4
6.7
5.5

8.6%
9.2
10.8
9.5
7.6

Average

6.5%

9.1%

1994
1993
1992
1991

Source:

Bureau of Labor Statistics and Illinois Department of
Employment Security.

The RPA is zoned M-1 restricted for industrial.
The APA is served by adequate road transportation to provide access by
the unemployed and for the movement of goods or materials.

The APA contains less than 2% of the most recently ascertained
equalized assessed value of all taxable real properties within the
corporate limits of the Village.
The Plan provides for an employment training project that would prepare
unemployed workers for work within the APA. This project is described
in Section VIII of the Plan.
B.
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Developers of the Project

The Developer, with whom the Village contemplates entering into a
redevelopment agreement is Spring Hill Center for Commerce & Industry L.L.C. The
two principals and sole owners of Spring Hill Center for Commerce & Industry L.L.C.,
Carl and Paul Swanson, have extensive experience in the development of commercial
and industrial properties in the metropolitan area.
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Paul Swanson has been actively engaged as an architect since 1 967. He is
licensed in Illinois, Florida, and Michigan. To date, Paul has designed and developed
in excess of 6 million square feet of commercial/industrial space for his own and/or
client's accounts.
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Carl Swanson has been a licensed commercial real estate broker since 1 971.
His primary business is involved in investment real estate transactions, however he
has broad experience in management, construction, financing and leasing. Career
volume of sales exceeds $350 million.
Together, the Swansons have developed the Comfort Inn O'Hare (Des Plaines),
Horizon Business Center (Rosemont), Timber Crossing (Elgin), 5400 Milton Parkway
(Rosemont) and have been active in numerous land investments.

Users and Tenants of the Project and Types of Structures and Facilities to be
Developed

lt is anticipated that the Project will fill a market demand for smaller owner
occupied manufacturing facilities. The Project is designed to provide affordable space
to users of buildings in the 20,000 to 50,000 s.f. range. The Project will also include

multi-tenant industrial space which will serve as a location for smaller users and
entrepreneurs. Anticipated users include, but are not limited to, users that are
engaged in production and distribution of a diverse range of goods.
Much of the recent industrial development within northeastern Kane County has
been in large build-to-suit industrial and distribution facilities in business parks of 1 00

to over 300 acres. The Project will fill a market demand for smaller users seeking
qualify affordable industrial space in an environment with a relatively low property tax
burden and a large labor force.
Number and Type of Employees

The Project is designed to accommodate approximately 500,000 to 650,000
s.f. of industrial space. The structures to be located in the RPA will principally house
manufacturing operations, which are projected to employ on average one person per
500 to 750 s.f. of building space. Upon full development, ¡t is estimated that users
in the Project would employ 650 and i ,300 persons.
Manufacturing operations include a wide range of occupations at various levels
of skill. lt is believed that users in the Project would employ persons in professional
and administrative occupations including managers and engineers, sales persons,
clerical staff, precision production workers, materials handlers, and laborers.

I
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According to the 1 990 Census, over 62% of the Village residents who were

employed and over 16 years of age were employed in manufacturing related
occupations such as precision production, craft and repair occupations or operators,
fabricators and laborer occupations. lt is anticipated that a large proportion of the
jobs located within the RPA will be in these general occupational categories.
VII.

REDEVELOPMENT PROJECT

A.

Redevelopment Plan and Project Objectives

The Village proposes to realize its goals and objectives of encouraging the

development of the RPA and encouraging private investment

industrial,
redevelopment projects through public finance techniques including, but not limited

to, Tax Increment Financing.

in

The Village proposes to undertake a phased

redevelopment project consisting of industrial and industrial-related uses.
objectives would be served through the following:
1.

Village

By improving public facilities that may include:
Street improvements
Utility improvements (including water,

storm

water

management, sewer improvements, and storm water

y.
2.

detention facilities, if necessary)
Landscaping or streetscaping
Signalization, traffic control and lighting
Pedestrian improvements

By entering into redevelopment agreements with the developers of the
Project.

3.

By assisting with site improvements including necessary site preparation,
clearance and grading of the Project area.

4.

By utilizing interest cost write down pursuant to provisions of the Law.

5.

By exercising other powers set for in the Law as the Village deems
necessary.

6.

By providing job training for Village residents.

7.

By providing job training assistance to employers located within the
Project.
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B.

I

Redevelopment Activities

Pursuant to the foregoing objectives, the Village or the Developer will
implement a coordinated program of actions, including, but not limited to, site
preparation, infrastructure improvements and upgrading, and provision of public
improvements, where required.
1.

Pr000sed Improvements

In accordance with estimates of tax increment and other available resources,
the Village may provide public improvements in the RPA to enhance the immediate
area as a whole, to support the Project and the Plan, and to serve the needs of Village
residents. Appropriate public improvements may include, but are not limited to:

construction of new streets, sidewalks, turning lanes, traffic signals,
curb and gutters, and pedestrian-ways;
improvements of public utilities including construction of sanitary sewer
and storm sewer, detention ponds, wetlands mitigation, signalization
improvements, and streetlighting;
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The Village may determine at a later date that certain improvements are no
longer needed or appropriate, or may add new improvements to the list. The type of
public improvement and cost for each item is subject to Village approval and to the
execution of a redevelopment agreement for the proposed project in a form acceptable
to the Village.
Site Preparation

The Plan contemplates site preparation or other requirements necessary to
prepare the site for new uses. The above will serve to enhance site preparation for
the implementation of the Project.
Interest Cost Write-Down

Pursuant to the Law, the Village may allocate a portion of incremental tax
revenues to reduce the interest cost incurred in connection with redevelopment
activities, enhancing the redevelopment potential of the RPA.
Job Training

I

Pursuant to the Act, the Village and/or other training providers, may develop
and/or participate in job training programs in conjunction with the redevelopment
efforts.

General Land Use Plan

I

Existing land uses in the RPA are agricultural and open space.

The Redevelopment Project shall be subject to the provisions of the Village's
zoning ordinance as such may be amended from time to time. The proposed general
land uses will conform to the Village's zoning ordinance and comprehensive plan and
general priorities for the continued growth and development of the Village.
Estimated Redevelopment Project Costs

Redevelopment project costs mean and include the sum total of all reasonable
or necessary costs incurred or estimated to be incurred, as provided in the TIF statute,
and any such costs incidental to this Redevelopment Plan and Project. Private

investments which supplement "Redevelopment Project Costs" are expected to
substantially exceed such redevelopment project costs. Eligible costs permitted under
the Act which may be pertinent to this Redevelopment Plan and Project are:
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Costs of studies and surveys, development of plans and specifications,
implementation and administration of the redevelopment plan including,.
but not limited to, staff and professional service costs for architectural,
engineering, legal, marketing, financial, planning, other special services,
provided, however, that no charges for professional services may be
based on a percentage of the tax increment collected;

Costs of the construction of public works or improvements;
Costs of job training and retraining projects;
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 pursuant to the Act
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;
Costs of job training, advanced vocational education or career education,

including but not limited to courses in occupational, semi-technical or
technical fields leading directly to employment, incurred by one or more

taxing districts, provided that such costs (i) are related to the
establishment and maintenance of additional job training, advanced
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vocational education or career education programs for persons employed
or to be employed by employers located in the Redevelopment Project
Area; and (ii) when incurred by a taxing district or taxing districts other

than the Village, are set forth in a written agreement by or among the

Village and the taxing district or taxing districts, which agreement

describes the program to be undertaken, including but not limited to the
number of employees to be trained, a description of the training and
services to be provided, the number and type of positions available or to
be available, itemized costs of the program and sources of funds to pay

I

for the same, and the term of agreement. Such costs include,
specifically, the payment by community college districts of costs
pursuant to Section 3-37, 3-38, 3-40 and 3-40.1 of the Public
Community College Act and by school districts of costs pursuant to
Sections 10-22.20a and 1O-23.3a of The School Code.
6.

At the Village's option, if deemed prudent by the Village for the
redevelopment project, interest costs incurred by a developer related to

the construction, renovation or rehabilitation of the redevelopment
project provided that:

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

such payments in any one year may not exceed 30% of the
annual interest costs incurred by the developer with regard to the
redevelopment project during that year; and

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

the total of such interest payments incurred pursuant to the Act
may not exceed 30% of the total redevelopment project costs
excluding any property assembly costs and any relocation costs
incurred pursuant to the Act.

Estimated costs are shown in the next section. Adjustments to these cost
items may be made without amendment to the Redevelopment Plan. The costs
represent estimated amounts and do not represent actual Village commitments or
expenditures. Rather, they are an overall ceiling on possible expenditures of TIF funds
in the Redevelopment Project Area.
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SPRING HILL REDEVELOPMENT PROJECT
ESTIMATED PROJECT COSTS

I

Program Actions/Improvements

Estimated Costs (A)

Site grading, preparation, and
wetlands mitigation

$220,000

Utility Improvements including, but not
limited to, water, storm, and sanitary sewer

350,000

Street Improvements/Construction,
Signalization, Traffic Control,
and Lighting, Landscaping Buffering and
Streetscaping

575,000

Interest Costs Pursuant to the Law

650,000

Planning, Legal, Engineering, Administrative
and Other Professional Service Costs

120,000

Job Training

500,000

TOTAL ESTIMATED COSTS
(A)

$2,415,000

All project cost estimates are in 1 995 dollars. In addition to the above stated
costs, any issue of bonds issued to finance a phase of the Project may include
an amount of proceeds sufficient to pay customary and reasonable charges

associated with the issuance of such obligations as well as to provide for
capitalized interest and reasonably required reserves. Adjustments to the
estimated line item costs above are expected. Each individual project cost will
be reevaluated in light of the projected private development and resulting tax
revenues as it is considered for public financing under the provisions of the
Law. The totals of line items set forth above are not intended to place a total
limit on the described expenditures. Adjustments may be made in line items
within the total, either increasing or decreasing line item costs for
redevelopment.
E.

Sources of Funds to Pay Redevelopment Project Costs Eligible
Under the Industrial Jobs Recovery Law

Funds necessary to pay for public improvements or reimburse the Developer for
such improvements and other project costs eligible under the Law are to be derived
principally from one or more of the following: property tax increment revenues,

proceeds from municipal obligations to be retired primarily with tax increment
revenues and interest earned on resources available but not immediately needed for
the Plan.
11
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"Redevelopment Project Costs" specifically contemplate those eligible public
costs set forth in the Law and do not contemplate the preponderance of the costs to
redevelop the area. The majority of development costs will be privately financed, and
TIF or other public sources are to be used only to leverage and encourage private
redevelopment activity, and/or reimburse the Developer for part of its costs for public
improvements necessary for the Project.
The tax increment revenues which will be used to pay debt service on the tax
increment obligations, and to directly pay redevelopment project costs shall be the
incremental increase in property taxes attributable to the increase in the equalized
assessed value of each taxable lot, block, tract or parcel of real property in the APA
over and above the initial equalized assessed value of each such lot, block, tract or
parcel in the RPA in the 1994 tax year for the APA.
Among the other sources of funds which may be used to pay for redevelopment
project costs and debt service on municipal obligations issued to finance project costs
include certain state and federal grants or loans, certain investment income, and such
other sources of funds and revenues as may be available to and as the Village may
from time to time deem appropriate.
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The RPA would not reasonably be expected to be developed without the use
of the incremental revenues provided by the Law.
F.

Nature and Term of Obligations to be Issued

The Village at its discretion may issue obligations secured by the tax increment
special tax allocation fund established for the RPA pursuant to the Law or such other

funds as are available to the Village by virtue of its power pursuant to the Law or
other State Law.
Any and/or all obligations issued by the Village pursuant to this Plan and the
Law shall be retired not more than twenty-three (23) years from the date of adoption
of the ordinance approving the RPA. However, the final maturity date of any
obligations issued pursuant to the Law may not be later than twenty (20) years from
their respective date of issuance. One or more series of obligations may be issued
from time to time in order to implement this Plan. The principal and interest on any
obligations shall be payable from tax increment revenues and all other sources of
funds as may be provided by ordinance at the discretion of the Village.
Such securities may be issued on either a taxable or tax-exempt basis, with or

I

without interest, with either fixed rate or floating interest rates; with our without
capitalized interest; with or without deferred principal retirement; with or without
interest rate limits except as limited by law; and with or without redemption
provisions.
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Those revenues not required for principal and interest payments, for required
reserves, for bond sinking funds, for redevelopment project costs, for early retirement
of outstanding securities, and to facilitate the economical issuance of additional bonds
necessary to accomplish the Plan, may be declared surplus and shall then become
available for distribution annually to taxing districts overlapping the APA in the manner
provided by the Law.

Most Recent Equalized Assessed Valuation (EAV) of Properties in the
Redevelopment Project Area
The most recent estimate of equalized assessed valuation (EAV) of the property
within the RPA is approximately $30,000. The Boundary Map, Exhibit 2, shows the
location of the RPA.

Anticipated Equalized Assessed Valuation (EAV)
Upon completion of the anticipated private development of the Redevelopment

Project Area over an estimated fifteen (15) year period, it is estimated that the
equalized assessed valuation (EAV) of the property within the Redevelopment Project

Area will be approximately $6,800,000. The estimate assumes a constant Kane
County equalization factor (multiplier) of 1 .00 and 1 995 dollars.
VIII.

JOB TRAINING PROJECT

The Village has experienced sustained levels of high unemployment such that
it qualifies as a Substantial Labor Surplus Municipality, as defined in the Law. It is

expected that the implementation of this Plan and the Project will improve the
employment opportunities of local residents.
As one component of this Plan the Village has structured a job training project
(the "Training Project") that will prepare unemployed workers for jobs in the RFA.
This Training Project will be operated ¡n conjunction with the Village, KDK Private
Industry Council, or its successor, and/or the Business and Industry Training Center
(BITC) of Elgin Community College. Each of these organizations provides a different
type of service which will enhance the placement and training opportunities of
unemployed workers.
A.

KDK Private Industry Council
1.

Skills Assessment and Referral - KDK maintains a client base of
unemployed persons and conducts a skills assessment process to
identify the marketable skills of its clients. In addition, KDK provides self
marketing counseling to clients and refers them to potential openings for
positions in the area.
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On the Job Training - With the cooperation of the employers KDK will
provide up to 50% of the cost of on the job training for clients eligible
under the Job Training Partnership Act. KDK pays up to half of the
employee's wages during the training period.

Class Size Training - KDK can structure training for a group of
unemployed persons to prepare workers for openings and a specific
company within a given occupation.
B.

Elgin Community College Business and Industry Training Center

Basic Skills Training - The BITC can provide basic skills training for
existing employees of firms located in the RPA. The training sequence
can be in areas such as math, reading, and english as a second language.

The BITC will prepare the curriculum in consultation with the employer

to make the instruction meaningful to employees by focusing on
vocabulary or computations the employees commonly use in the
workplace.

Advanced Skills Training - The BITC can structure training for a specific
employer for specific advanced technical training required for
modernization and the introduction of new technology in the workplace.

Supervisor and Management Training - The BITC provides both on-site
or off-site training for supervisors and line managers. This training helps
build human relations and supervisory skills among new managers and
supervìsors.

Seminars and Courses - The BITC also provides regularly scheduled
seminars on management topics, computer software and other areas in
addition to a full range of credit courses provided by ECC.
C.

Summary

The Training Project will utilize the services provided by KDK and/or ECC's BITO
or their successors and will be coordinated by the Village. lt will prepare the
unemployed for opportunities in the RPA. This project may function using KDK's pool

of unemployed which may be referred to positions open within the RPA and to
structure occupational specific training to meet the needs of employers locating in the
RPA.

Employees and employers will also have access to funding for training which
will allow employees who secure positions with firms in the RPA to obtain the training
required possibly advance with their employers as opportunities emerge.

I
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D.

u

Targeting of Training Funds

One goal of the Village is to maximize the potential for placement of
unemployed or under employed persons who are residents of the Village. To meet
this goal the Village may consider the following strategies.
The Village may make incentives to individual users in the Project, such
as interest cost reimbursement, dependent upon that user entering into
an agreement to first interview potential employees who are residents of
the Village.

If TIF revenues are to be used to structure a training program for a
specific occupation for openings with a specific employer, the Village
may limit enrollment in such a program to Village residents.

In the event that an employer wishes to initiate a training program for
existing employees, the Village may provide a larger portion of the cost
of such a program if the employees who will participate in the program
include Village residents.
To meet its goal the Village may use any of the above or additional strategies
and may prepare guidelines and requirements for any such strategies.
IX.

COMMITMENT TO FAIR EMPLOYMENT PRACTICES AND AFFIRMATIVE
ACTION

As part of any Redevelopment Agreement entered into by the Village and any
private developers, both will agree to establish and implement a honorable,
progressive, and goal-oriented affirmative action program that serves appropriate
sectors of the Village. The program will conform to the most recent Village policies
and plans.

With respect to the public/private development's internal operations, both
entities will pursue employment practices which provide equal opportunity to all
people regardless of sex, color, race or creed. Neither party will countenance
discrimination against any employee or applicant because of sex, marital status,
national origin, age, or the presence of physical handicaps. These nondiscriminatory
practices will apply to all areas of employment, including: hiring, upgrading and
promotions, terminations, compensation, benefit programs and education
opportunities.
All those involved with employment activities will be responsible for

I

conformance to this policy and the comp'iance requirements of applicable state and
federal regulations.
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The Village and private developers will adopt a policy of equal employment
opportunity and will include or require the inclusion of this statement in all contracts
and subcontracts at any level. Additionally, any public/private entities will seek to
ensure and maintain a working environment free of harassment, intimidation, and
coercion at all sites, and in all facilities at which all employees are assigned to work.
lt shall be specifically ensured that all on-site supervisory personnel are aware of and

carry out the obligation to maintain such a working environment, with specific
attention to minority and/or female individuals.

Finally, the entities will utilize affirmative action to ensure that business
opportunities are provided and that job applicants are employed and treated in a
nondiscriminatory manner. Underlying this policy is the recognition by the entities
that successful affirmative action programs are important to the continued growth and
vitality of the community.
X.

COMPLETION OF REDEVELOPMENT PROJECT AND RETIREMENT OF
OBLIGATIONS TO FINANCE REDEVELOPMENT COSTS

This Redevelopment Project will be completed on or before a date 23 years
from the adoption of an ordinance designating the Redevelopment Project Area. Th
Village expects that the Redevelopment Project will be completed sooner than the
maximum time limit set by the Law, depending on the incremental property revenue
produced by the Project. Actual construction activities are anticipated to be
completed within approximately ten (10) years.
Xl.

PROVISIONS FOR AMENDING THE TAX INCREMENT REDEVELOPMENT PLAN
AND PROJECT

This Redevelopment Plan and Project may be amended pursuant to the
provisions of the Law.

I
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