REDEVELOPMENT AGREEMENT

THIS REDEVELOPMENT AGREEMENT (the "Agreement") is made effective the 15th
day of September, 1997, by and between the City of LeRoy, Illinois, an Illinois municipal
corporation, located in McLean County, Illinois (the "City"), and GOLDEN DEVELOPMENT, A
PARTNERSHIP (hereinafter referred to as "Developer"). "City" and "Developer” are sometimes
hereinafter referred to as "Parties." ’

Recitals.

A. City has the authority to adopt tax increment allocation financing pursuant to the
Tax Increment Allocation Redevelopment Act, constituting sections 65 ILCS 11-74.4-1, et
seq., lllinois Compiled Statutes, as amended (the "Act").

B. City has prepared a Redevelopment Plan, dated June 2, 1997 (the
"Redevelopment Plan"), concerning the area including the Retail Project, attached as
Exhibit A hereto. :

C. In accordance with the Act, City held and conducted a public hearing with
respect to the Redevelopment Plan, the Redevelopment Project Area and the
Redevelopment Project described in such Redevelopment Plan at a meeting of the Mayor
and City Council (the "Corporate Authorities") held on April 28, 1997.

D. The Corporate Authorities of City, after giving all notices required by law and
after conducting all public hearings required by law, adopted the following ordinances: (1)
Ordinance No. 219, approving the Redevelopment Plan , (2) Ordinance No. 220,
designating the Redevelopment Project Area, (3) Ordinance No. 221, adopting tax
increment financing for the Redevelopment Project Area, (4) Ordinance No. 734 approving
the amended Redevelopment Plan, and (5) Ordinance No._J 36 __, approving the Project.

E. Developer has acquired the property located adjacent to 1-74 and South Chestnut
Street in the City of LeRoy, Illinois, being north of I-74 and west of Chestnut Street, being
that real estate nearest the intersection of [-74 and South Chestnut Street, in the northwest
"quadrant” of the intersection of 1-74 and South Chestnut Street in the City of LeRoy, as
legally described in Exhubit B attached hereto, and has undertaken the development of such
property (the "Retail Project", sometimes hereinafter referred to as "Project"). Within the
Redevelopment Project Area, Developer will cause to be built a Retail Project consisting of
approximately 416,000 square feet (approximately 9.55 acres). The Retail Project will
generate additional sales and other tax revenue for City and will be built, or caused to be
built, by Developer, in substantial conformity with the site plan attached hereto as Exhibit C.
In addition to the Retail Project, Developer will construct certain public improvements,
which, together with the acquisition of the land (in accordance with Section 3.01 of this




Agreement), are all identified in Exhibit D attached hereto. The improvements described in
Exhibit D are referred to collectively herein as "TIF Improvements" (some of which may be
located adjacent to the Project) and any other eligible costs under the Act are referred to
herein as the "Project Costs." The public improvements described in Exhibit D, shall be in
addition to the other Project Costs, which other Project Costs, to the exient the partics
hereto have agreed to a "Cap" or limit on the Developer shall be entitled to recover under
this agreement are listed in Exhibit E attached hereto. The acquisition of the land, and the
construction of the Retail Project and the TIF Improvements, shall be collectively referred
to as the "Project." The Project shall be built in accordance with plans and specifications
(the "Plans") to be approved by City and any other appropriate regulatory agency.

F. To facilitate the implementation of the Redevelopment Plan, City desires the
development of the Retail Project. The Corporate Authorities of City hereby find that
without the economic assistance available under the Redevelopment Plan and tax increment
financing the Retail Project would not go forward.

G. City has agreed to reimburse Developer for certain eligible Redevelopment
Project Costs, as defined in the Act, and as listed in Exhibit E, including land acquisition,
site improvements, and other similar costs, as well as certain private interest costs.

H. This Agreement has been submitted to the Corporate Authorities of City for

consideration and review, and said Corporate Authorities have taken all actions required to

be taken prior to the execution of this Agreement in order to make the same binding upon
City according 1o ils terms.

I. The Corporate Authorities of City, after due and careful consideration, have
concluded that the development of the Redevelopment Project Area as provided {or herein
and in the Redevelopment Plan will further the growth of City, facilitate the redevelopment
of the entire Redevelopment Projeci Area, improve the environment of City, increase the
assessed valuation of the real estate situated within City, increase the real cstatc tax
revenues realized by City, foster increased economic activity within City, increase
employment opportunities within City, and otherwise be in the best interests of City by
furthering the health, safety, morals and welfare of its residents and taxpayers.

J. City is desirous of having the Redevelopment Project Area developed for such
uses in order to serve the needs of City and in order to produce increased tax revenues for
the various taxing districts authorized to levy taxes within the Redevelopment Project Area;
and City, in order to stimulatc and induce the development of the Redevelopment Project
Area, has agreed to {inance certain Project Costs through property tax increment revenues,
all in accordance with the terms and provisions of the Act and this Agreement.

l'i

NOW, THEREFORE, in consideration of the f[oregoing and of the mutual covenants and
agreements herein contained, and other good and valuable consideration, the receipt and

sufficiency of which are hereby acknowledged, the Parties do hereby agree as follows:

ARTICLEL
RECITALS OF AGREEMENT
The representations and recitations set forth in the foregoing recitals are material to this .

Agreement and are hereby incorporated in to and made a part of this Agreement as though
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they were fully set forth in this Article I. The Parties agree that the foregoing

representations and recitations afe true and correct.

ARTICLETI
MUTUAL ASSISTANCE
The Parties agree to take such actions, including the execution and delivery of such
documents, instruments, petitions and certifications (and, in City's case, the adoption of
such ordinances and resolutions), as may be necessary or appropriate, from time to time, to
carry out the terms, provisions and intent of this A greement and to aid and assist each other

1n carrying out said terms, provisions and intent.

ARTICLEII
ACQUISITION AND DEVELOPMENT OF THE PROJECT

3.0L. Purchase of Project Land.

No later than six (6) months after the effective date of this Agreement, Developer shall
purchase the Project land. The timing and procedures followed regarding the purchase
transaction shall, in the opinion‘of City's legal counsel, not be in violation of the Act.

- 3.02. Building, Subdivision Codes.

The Parties acknowledge and agree that the contemplated uses and occupancies of the
Project comply with all current federal, state, county and City building codes, subdivision,
zoning, environmental, health and other development regulations and that the Project shall
be constructed in compliance with all such applicable codes and regulations.

3.03. Due Diligence.

In order to determine the feasibility of undertaking and completing the Project, Developer
has agreed to reasonably and diligently commit its resources to conducting its "due
diligence". "Due diligence" shall include: investigation of title and survey matters and other
matters relating to the feasibility of development and ownership of the property including
environmental 1ssues and financing and leasing feasibility. Once Developer is satisfied, in
its sole discretion, that the Project is feasible, Developer shall so notily City in writing, but
no later than six (6) months after the effective date of this Agreement. City shall have no
obligation to incur any obligation until said notice is received.

3.04. Project Construction.

Subject to Section 3.03. hereof, Developer agrees to cause construction of the Project to
proceed substantially in accordance with the objectives of the Redevelopment Plan as it may
be modified or revised from time to time as agreed to by the Parties with City's approval,
and Developer's approval if the proposed modifications or revisions relate to the Project.
Developer shall build, or cause to be built, the Project and all TIF Improvements in
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accordance with the Plans to be filed with, and approved by, City, and any other
appropriate government or regulatory agency. Developer shall work diligently to cause the
completion of the Project and the TIF Improvements in accordance with Section 3.05.
hereof.

3.05. Project Construction Commencement.

Developer agrees to expeditiously construct, or cause to be constructed, the Project, in
accordance with the following provisions, subject to Section 3.06 hereof. Construction of
the Project shall commence no later than six (6) months after the effective date of this
Agreement. The Project shall be substantially completed within five (5) years of the date of
commencement of construction.

3.06. Delay.

For the purposes of any of the provisions of this Agreement, neither City nor Developer, as
the case may be, nor any successor in interest, shall be considered in breach of, or in
default in, its obligations under this A greement in the event of any delay caused by damage
or destruction by fire or other casualty, strike, shortage of material, unusually adverse
wea(hcr conditions such as, by way of illustration and not limitation, severe rain storms or
below freezing temperatures of abnormal degree or quantity for an abnormal duration,
tornadoes or cyclones, and other events or conditions beyond the reasonable control of the
party affected which in fact interferes with the ability of such party to discharge its
respective obligations hereunder.

3.07. Modifications.

The construction of the Project may be modified or revised by Developer to provide for
* other improvements, or for different uses, subject to City's prior approval.

3.08. Utilities and Fees.

City hereby agrees that Developer shall have the right to connect any and all onsite water

lines, sanitary and storm sewer lines constructed in the Redevelopment Project Area o City
utility lines existing at or near the perimeter of the Redevelopment Project Area. City
agrees that Developer shall be obligated to pay, in connection with the development of the
Redevelopment Project Area, only those water, sanitary sewer, building permit, real estate
transfer tax, engineering, inspection, and other fees of general applicability. Developer
hereby acknowledges that City shall have no financing obligations in connection with the
Project except as expressly provided herein.
ARTICLEIV
CONSTRUCTION OF REDEVELOPMENT PROJECT

4.01. Authorization 1o Construct.

In order to further the development of the Redevelopment Project Area, City hereby

authorizes Developer to construct, or cause. to be constructed, the TIF Improvements for
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which preliminary cost estimates are outlined in Exhibit D attached hereto. The TIF
Improvements are some or all of those parts of the Project which qualify under the Act for
City reimbursement through tax increment financing a$ provided hereunder. Exhibit D
shall be supplemented by the Plans to be approved by City and by sworn owner's
statements and contractor's statements which shall be completed in form and content to
City's reasonable satisfaction.

4.02. Plan Approval.

Developer shall submit to City the Plans for the TIF Improvements to be constructed by
Developer. City shall have not more than thirty (30) business days to review and accept
said Plans, or to provide a written description detailing any portion of the Plans which City
has determined to be unacceptable.

4.03. Costs.

City agrees that Developer shall cause the construction of the TIF Improvements, and, after
City's approval of documentation of these costs, City shall reimburse Developer for eligible
costs up to the total amount indicated on Exhibit E from property tax increments as received
by City as provided for herein. Developer reserves the right to re-allocate dollars between
and among line items as may be desirable or necessary to implement the Project provided
that such re-allocation is consistent with the terms of the Redevelopment Plan, the Act, and
this Agreement.

4.04. Indemnity.

Developer covenants and agrees, at its expense, to pay, and to indemnify and save City,
and its officers, agents, employees and attorneys (the "Indemnitees”) harmless of, from
and against, any and all claims, damages, demands, expenses, and liabilities resulting
directly from Developer's development activities with respect to the Project (including, but
not limited to, any and all environmental matters), unless such claims, damages, demands,
expenses, or liabilities arise by reason of the negligence, act or omission of City or any one
or more of the other Indemnitees.

4.05. No Liens.

Developer agrees that no mechanics' or other liens shall be established or shall remain
against the Project, for labor or materials furnished in connection with any acquisition,
construction, addition, modification, improvement, repair, renewal or replacement so
made. However, Developer shall not be in default if mechanics' or other liens are filed or
established and Developer, as the agent for City, contests in good faith said mechanics'
liens and in such event Developer may permit the items so contested to remain
undischarged and unsatisfied during the period of such contest and any appeal therefrom.

Developer hereby agrees and covenants to indemnify and hold harmless City in the event




any liens are filed againSt the Project as a result of any acts or omissions of Developer, its
agents or independent contractors.

4.06. Insurance.

Developer agrees to secure liability, workmen's compensation, and structural work
insurance coverage in commercially reasonable amounts with respect to construction of the
TIF Improvements. Developer shall deliver to City certificates evidencing liability
insurance policies, naming City as an additional insured, with provisions for reasonable

advance notification to City in the event of cancellation.

ARTICLE N
OBLIGATIONS AND DISBURSEMENTS

5.01. Tax Increment Available to the Project.

The Parties agree that tax increment revenue [inancing, implemented in accordance with the
terms and provisions of the Act, is intended to be one of the sources of funding for the
acquisition of the Project land and for the construction of the Project.

5.02. Flow of Funds.

A. Within seven days of receipt of any incremental property taxes by City from the County
Collector, City shall deposit such incremental taxes into the City's Special Tax Allocation
Fund. Reimbursements under this Agreement and the Prior Agreements (as defined below)
shall be made according to the receipt and deposit of monies by City.

B. City and Developer hereby acknowledge that City has entered into agreements with
previous developers (the "Prior Agreements") to induce redevelopment projects within the
TIF district (the "Prior Developments”). In the event the incremental taxes due under this
Agreement and the Prior Agreements exceeds the amount of incremental taxes available in
any given calendar year for distribution to all Developers for incremental taxes due to be
paid under this Agreement and all Prior Agreements, then the amount of incremental taxes
available for distribution to Developers under the aforesaid agreements shall be paid to the
various Developers based on the amount of incremental taxes generated by each
development and available to City for distribution. Under no circumstances shall City be
obligated to reimburse Developer from City's share of incremental revenues received from
the Retail Project or from any other Prior Developments under any of the Prior |
Agreements. ’

C. No later than March 15 of each year, City shall conduct an accounting (the
"Accounting") of the amount of incremental "property taxes and municipal and State sales
taxes received by City from the Retail Project and the Prior Developments as well as the
amount of eligible costs incurred by Developer and the Developers of the Prior
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Developments. At the Accounting, City shall, on a parity basis, allocate one-half (1/2) of
the Incremental Taxes generated by the Retail Project to Developer for reimbursement of
cost eligible Redevelopment Project costs (including interest rate rebate); and shall allocate
one-half (1/2) of the Incremental Taxes generated by the Retail Project to the City for
eligible Redevelopment Project costs other than those associated with the Retail Project.
Following the Accounting, Developer will be provided a statement indicating the amount of
Incremerital Taxes available for reimbursement and thé amount of eligible costs, if any,
remaining for future reimbursement. City shall pay to Developer by check the lesser of the
amount of Incremental Taxes available or the amount of eligible costs outstanding.

5.03. Interest Rate Rebate.

Developer's night to receive the amounts specified in this section for interest rate rebate

shall be assignable by Developer to the extent permitted by law. No such assignment,
however, shall be effective or binding on City unless in writing and unless a copy thereof
is delivered to City. Developer must provide a certified statement to City within ten (10)
days of the closing of Developer's loan, identifying the original principal balance and-
interest rate and amortization schedule of the loan (the "original loan") and the expected
uses of the loan proceeds. The interest rate rebate for which provision is made in this
Section 5.03 shall be based on the principal balance of the original loan which shall not
exceed one hundred per cent of the original "Project cost" (said cost defined to include land
acquisition, clearing and grading, engineering, water mains, sanitary sewer mains, streets
and sidewalks). The rights and obligations created under the provisions of this Section
pertaining to interest rate rebate payments to Developer shall exist for as long as the
duration of City's Redevelopment Project Area and Developer's conformance with the
terms of this Agreement. City shall pay the interest rate rebate pursuant hereto and in
accordance with the request set forth in Exhibit F  after receiving the following
documentation:

a. A sworn statement from Developer indicating (i) the annual interest cost
paid by Developer with regard to the Project during the applicable year for which an
interest rate rebate is requested, and (ii) that the amount of interest rate rebate
request does not exceed 30% of the annual interest costs incurred by Developer
with respect to the Project during such year; and

b. Developer's "Interest Rate Rebate Request" specifying (i) the amount of
payment then being requested by Developer in connection with the payment of the
interest rate rebate, directing City to disburse such funds in accordance with this
Agreement, and (i1) that the total payment requested represents not more than the
actual amount incurred, to date of such request, by Developer in undertaking .the

Project and to which Developer is entitled, by law, for its interest rate rebate.

7




In the event Developer has refinanced the "original Joan" and has increased the principal
amount of said loan, City's calculation of the interest rate rebate shall relate only to the
original loan amount. Subsequent principal payments by Developer shall be calculated as a
reduction in the original loan's principal balance. The maximum amount of annual interest
rebate due Developer shall then be calculated by City in relation to the revised principal
balance described above. Developers' interest rate rebate shall be part of the total cost
eligible expenses that may be paid to Developer from the annual allocation to Developer of
tax increments when received as previously stated.

5.04. Procedures.

For certification of reimbursable project costs to be made in connection with this
Agreement, Developer shall submit to City a written request therefore setting forth the
amount of reimbursable project costs for which certification is sought (but not less than
One Thousand and no/100 Dollars ($1,000.00)) and identification of the Project Costs with
respect thereto. Each request for certification shall be accompanied by such bills, contracts,
invoices, lien waivers or other evidence as City shall require to evidence appropriate
payment under, and the due performance of, this Agreement. City reserves the right to
have its engineer or other agents or employees inspect all work in respect of which a
request is submitted, to examine Developer's and other's records relating to all costs to be
reimbursed, and to obtain from such parties as City determines to be appropriate such other
information as is necessary for City to evaluate compliance with the terms hereof. City
shall have thirty (30) business days after receipt of any request for certification to approve
or disapprove such request. Upon approval of any request City shall within seven (7) days
thereafter send its certification to Developer. In the event City {inds an error in the request
or in the work performed in respect thereto, City shall specify such error in reasonable
detail within thirty (30) days from the date of such request or the work shall be corrected
prior to approval of the portion of the request affected. Approval of the request for
certification shall not be unreasonably withheld. If a request is disapproved by City or
subsequently by any other authority or agency to which such certification must be
submitted, such as the Illinois Department of Revenue, the reasons for disallowance shall
be set forth in writing and Developer may resubmit the request with such additional
information as may be required and the same procedure set forth herein shall apply to such
resubmittals. Should the resubmittal fail to qualify for reimbursement, the Developer shall "
refund the disallowed amount to City within sixty (60) days after receiving written notice of
the disallowance. The Parties acknowledge that the determination of eligible costs, the
redevelopment area and Redevelopment Project, and, therefore, qualification for
reimbursement hereunder, are subject to changes or interpretations by amendments to the

Act, administrative rules or judicial interpretation during the term of this Agreement, and
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City has no obligation to Developer to attempt to modify those decisions but shall assist
Developer in every reasonable respectas to obtaining' app‘rbvﬁl of eligible project costs, and
of this Project. ‘

5.05. Right to Inspect.

- Developer agrees that, up to one year after completion of the Project Improvements, City,

with reasonable advance notice and during normal business hours, shall have the right and
authority to review, audit, and copy, from time to time, Developer's books and records
relating to the TIF Improvements funded by City hereunder (including all loan statements,
general contracts, subcontracts, material purchase orders, waivers of lien, paid receipts and
invoices).

5.06

City's obligation to allocate to Developer and pay-over to Developer Incremental Taxes
shall terminate effective the last date City receives incremental tax payments prior to
October 31, 2007, and then pays the allocated shares, as provided in this agreement, to
Developer (the date of payment may occur after October 31, 2007).

ARTICLE V1
REAL ESTATE TAXES
6.01. Agreement to Pay Taxes.
The Parties acknowledge that certain assumptions have been made relative to the future

assessed valuation of the Project when the Project is improved pursuant to this Agreement.
The Parties further acknowledge that attaining and maintaining said assessed valuation will
have a material effect on the revenue available to reimburse Developer for project costs and
interest rate rebate. Accordingly, neither Developer nor its agents, lessees, representatives,
successors, assignees or transferees in connection with the Project shall initiate, take or
perform any acts attempting to reduce the assessed valuvation of all or any portion of the
Project. The Parties agree that the restriction contained herein is a covenant running with
the land and a memorandum thereof shall be recorded with the McLean County Recorder of
Deeds. This restriction shall be binding upon Developer, and its agents, lessees,
representatives, successors, assigns or transferees from and after the date hereof; provided,
however, that said covenant shall be null and void after the termination of City's
Redevelopment Plan and Project, at which time City will issue a release from said
covenant, which release shall be recorded. Developer agrees that any sale, conveyance or
transfer of title to all or any portion of the Project site from and after the date hereof shall be
made subject to such covenant and restriction. Developer and each and every transferee,
lessee and mortgagee of Developer, and Developer's and such transferee's, lessee's and

mortgagee's successors and assigns further agree that to the extent they or any of them are
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obligated to pay any pbrtion of the real estate tax bills for the Project, including any
outstanding taxes, if any, they or any of them shall pay such taxes promptly on or before
the duc date of such tax bills.

ARTICLE VII
COMPLETION

7.01. Project.

Promptly upon the completion of the Project, City shall fumish Developer a Certificate so
certifying (the "Certificate of Completion"). "Completion" as used in reference to the
Project shall mean that Developer has substantially completed the Project in accordance
with the plans and specifications approved by City 'prior to issuing its building permits and
otherwise in conformity with the Redevelopment Plan and this Agreement. Except as
otherwise provided for herein, City's issuance of the Certificate of Completion shall release
Developer from any further obligation or liability hereunder in regard to the construction
and completion of the Project. The Certificate of Completion shall not have any effect or
bearing on the issuance of a certificate of occupancy by City.
7.02. Form of Certificate. -

The Certificate of Completion shall be in a recordable form, and shall be a conclusive

determination of satisfaction and termination of the covenants in this Agreement with
respect to the obligations of Developer and its successors and assigns in regard to the
construction and completion of the Project. Upon written request by Developer for a
Certificate of Completion, City shall have thirty (30) business days after receipt of same to
provide Developer with a Certificate or a wrilten statement indicating in detail how
Developer has failed to complete the construction in conformity with the Redevelopment
Plan and this Agreement, or is otherwise in default, and what measures or acts will be
necessary, in the opinion of City, for Developer to take or perform in order to obtain the
Certificate.
ARTICLE VIII
AUTHORITY

8.01. Actions.

City represents and warrants that upon application of Developer it has taken, or will take,
such action(s) as may be required and necessary to process the amendments, variations,
and special use approvals pertaining to its zoning ordinances and ils other ordinances,
codes and regulations, as may be necessary or proper in order to insure the development of
the Redevelopment Project Area in accordance with the Redevelopment Plan and to enable

City to execute this Agreement and to carry out fully and perform the terms, covenants,
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agreements, duties and obligations on its part to be kept and performed as provided by the
terms and provisions hereof.

8.02. Powers.

City hereby represents and warrants that City has full constitutional and lawful ri ght, power
and authority, under currently applicable law, to execute and deliver and perform the terms
and obligations of this Agreement, and all of the foregoing have been or will be duly and
validly authorized and approved by all necessary City proceedings, findings and actions.
Accordingly, this Agreement constitutes the legal, valid and binding obligation of City,
enforceable in accordance with its terms and provisions, and does not require the consent
of any other governmental authonty.

8.03. Authorized Parties.

Whenever under the provisions of this Agreement any other related document or
instrument, or any supplemental agreement, request, demand, approval, notice or consent
of City or Developer is required, or City or Developer is required to agree or to take some
action at the request of the other, such approval or such consent or such request shall be
given for City, unless otherwise provided herein, by the Mayor or his or her designee, and
for Developer by any officer- of Developer so authorized (in any event, the officers
exccuting this Agreement are so authorized); and any person shall be authorized to act on
any such agreement, request, demand, approval, notice or consent or other action and
neither party hereto shall have any complaint against the other as a result of any such action
taken.

ARTICLEIX

GENERAL PROVISIONS

9.01. Time of Essence.
Time is of the essence of this Agreement. The Parties will make every reasonable effort to

expedite the subject matters hereof and acknowledge that the successful performance of this

Agreement requires their continued cooperation. |

9.02. Breach.

Before any fatlure of any party to this Agreement to perform its obligations under this

Agreement shall be deemed to be a breach of this Agreement, the party claiming such
failure shall notify, in wnting, the party alleged to have failed to perform of the alleged

' failure and shall demand performance. No breach of this Agreement may be found to have

occurred if performance has commenced to the reasonable satisfaction of the complaining

party within twenty (20) days after the date of receipt of such notice.
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9.03. Amendment.

This Agreement, and any exhibits attached hereto, may be amended only by the mutual
consent of the Parties, by the adoption of an ordinance or resolution of City approving said
amendment, as provided by law, and by the execution of said amendment by the Parties or -
their successors in interest. No waiver or modification or amendment of this Agreement,
or of any covenant, conditton or limitation, herein contained, shall be valid unless in
writing and duly executed by the party charged therewith.

9.04. No Other Agreement. |

Except as otherwise expressly provided herein, this Agreement supersedes all prior

agreements, negotiations and discussions relative 1o the subject matter hereof and is a full
integration of the agreement of the Parties.

9.05. Prohibitions. Against Assignments and Transfers.
Developer represents and agrees for itself, and its permitted successors and assigns, that
any sale it may make of the Project and its other undertakings pursuant to this Agreement
is, and will be, used solely for the purpose of redevelopment of the Project. Developer
{urther recognizes that, in view of:
- the importance of the redevelopment of the Project to the general welfare of the
community; |
- the public aids and commitments that have been made available by law and by City for
the purpose of making such redevelopment possible;
- the fact that any direct or indirect transfer of a controlling partnership, corporation, or
joint venture interest in Developer or of any other act or transaction involving or resulting in
a significant change in the ownership or the identity of the parties in control of Developer,
or the degree thereof, could directly affect the Project; the qualifications and identity of .
Developer and its present partners, shareholders or joint-venturers are of particular concern
to the community and to City. Developer further recognizes that it is because of such
qualifications and identity that City is entering into this Agreement and, in doing so, is
further willing to accept and rely on the obligations of Developer (and its present partners,
shareholders or joint-venturers) for the faithful performance of all undertakings contained
herein. For the reasons described above, but subject (o the provisions below, Developer
agrees for itself, its permitted successors and assigns, and every permitted successor in
interest to the Project, or any parl thereof, or any interest therein, that prior to the issuance
of a Certificate of Occupancy for the improvements:

(a) Developer has not made or created, and will not make or create, or suffer to be
made or created, any disposition of the Project, in any mode or form, which would result
in a change in control or a change in ownership, without the prior written approval of City,

which approval of City may not be unreasonably withheld or delayed. Such approval may
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include a determination by City whether or not any such proposed change would affect the
property tax increment revenues that City expects to receive from the Project. However,
Developer shall be able to enter into a partnership agreement so long as Developer remains
a general partner and is primarily liable under the terms of this Agreement.

(b) City shall be entitled to require, except as otherwise provided in this Agreement, as
conditions to any such written approval pursuant to Subsection (a) of this Section 9.05.,
that: T——T T,

(1) Any proposed purchaser, assignee or other transferee, and every successor
in interest to the Project or any part thereof, or any interest therein, shall have the
qualifications and financial responsibility, as reasonably determined by City, to be
necessary and adequate to fulfill the obligations undertaken in this Agreement by
Developer. In this regard, at City's request, Developer or its successor in interest to the
Project, or any part thereof, will provide ongoing information regarding the ownership
entity; '

(2) Any proposed purchaser, assignee or other transferee, and every successor
in interest to the Project or any part thereof, or any interest therein, by a written instrument
satisfactory to City and in such form as will enable it to be recorded in the Office of the
Recorder of Deeds, Mclean County, Illinois, shall have for itself and its successors and
assigns, for the benefit of City, expressly assumed all of the obligations of Developer for
the Improvements under this Agreement and shall have agreed to be subject to all the
conditions and restrictions to which Developer is subject; provided that the fact that any
purchaser, assignee or other transferee, or any other successor in interest to the Project, or
any part thereof, or any interest therein, did not assume such obligations, or so agree, shall
not, unless and only to the extent otherwise specifically provided in this ‘Agreement or
agreed to in wrniting by City, relieve or except such transferee or successor of, or from,
such obligations, conditions, or restrictions, or deprive or limit City of any rights, remedies
or controls provided in or resulting from this Agreement with respect to the Project or any
part thereof or the construction of the improvements thereon. Itis the intent of this Section,
together with all other provisions of this Agreement, that, to the fullest extent permitted by
law and equity and excepting only to the extent otherwise specifically provided in this
Agreement, no disposition or transfer of or change with respect to ownership in the
Project, or any part thereof, or any interest therein, however consummated or occurring,
~ and whether direct or indirect, or voluntary or involuntary, shall operate, legally or
practically, to deprive or limit City of any nights, remedies or controls provided in or
resulting from this Agreement with respect to the Project or any part thereof or the
construction of the improvements thereon that City would have had, had there been no such

disposition, transfer or change;

13



3) Al inélruments and other legal documents involved in effecting the
disposition or transfer shall be submitted to City;

(4) Developer, its permitted successors and assigns, or other transferees, and
every permitted successor in interest to the Project, or any part thereof, or any interest
therein, shall comply with the terms and provisions of this Agreement. Cily agrees that
upon issuance of a Certificate of Completion for the Improvements the Project may be
transferred as provided below. Upon issuance of a Certificate of Occupancy, Developer
may make a disposition of the Project or cause a change in control of the entity owning the
Project in accordance with the procedures set forth below. City shall not unreasonably
withhold approval of any new prospective owner if Developer is no longer the primary
owner, so long as (a) a mutually agreed upon outside firm or individual shall review the
new prospective owner's financial documentation, including management experience,
financial history, related projects, and knowledge of the local marketplace, and (b) the
finding and recommendation are then presented to City's Corporate Authorities for action.
Any documentation presented for review shall have thirty (30) days notice before any final
arrangement is entered into by Developer. In the event a transfer of the Project is made as
provided above and is in contravention of the recommendation presented to City's
Corporate Authorities, to the extent that the anticipated incremental property tax payments
are not met in any given year or if money becomes unavailable (0 make payments to
Developer, or for Developer's interest rate rebate or any other amount due Developer under
this Agreement, such payments shall cease.

9.06 Documentation

Developer agrees to provide City before February 15 of each year copies of the following
documents required by City to calculate the amount of Incremental Taxes generated by the
Project and the amount of interest rate rebate:

1) Copies of all property tax bills paid during the previous calendar year.

2) All documentation related to the amount of interest paid in the previous calendar year
as City may require. Failure by Developer to submit such documentation shall serve as
evidence by Developer that payments described in this agreement {or interest rate rebate and
other eligible costs are waived for the previous calendar year.

9.07. Severability.
If any provision, covenant, agreement or portion of this Agreement, or its application to
any person, enlity or property, is held invalid, such invalidity shall not affect the
application or validity of any other provision, covenant, or portion of this Agreement and,
to that end, any provision, covenant or portion of this Agreement declared invalid is hereby
declared to be severable.
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9.08. Illinois Law.

This Agreement shall be constriied in"accordance Withttic laws of the State of Illinois.
9.09. Notice. '

All notices and requests required pursuant to this A greement shall be sent as follows:

To Developer: " Re/Max Twin City Realtors
Attn: Don Sutton for Golden Development
2404 East Empire
Bloomington, Illinois 61704

With copies to:

To City: glg ;){falIIeRoy
1
111 East Center Street
P.O. Box 151
LeRoy, Illinois 61752
Attn: City Clerk

With copies to: Hunt Henderson
‘ - Attorney at Law
Attorney for City of LeRoy
112 East Center Strect
LeRoy, Illinois 61752

or to such other address as either party may indicaie in writing to the other either by
personal delivery, courier or by registered mail, return receipt requested, with proof of
. delivery thereof. Mailed notices shall be deemed effective on the third day after mailing; all

other notices shall be deemed effective when delivered.

9.10. Counterparts.

This Agreement may be executed in several counterparts, each of which shall be an original
and all of which shall constitute but one and the same agreement.

9.11 . o \ .

This Agreement shall be binding on and inure to the benefit of the reépcctive parties and
their respective assigns and successors in interest. L u\\‘, \. e

9.12 | T

Whenever .theé context of this Agreement requires, the masculine gender-includes the
feminine or neuter, and the singular number includes the plural.

9.13 Section Headings.
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Section, sub-section, and paragraph headings that may be used in various places in this
Agreement are intended for convenience only and shall not be taken into consideration (nor
shall the lack of a heading be taken into consideration) in any construction or interpretation
of this Agreement or any of its provisions.

5.14 Attorney's Fees.

Should either party to this Agreement be required to incur attorney fees, costs, and/or other
expenses as a result of the other party's failure to perform any obligation pursuant o the
terms of this Agreement, then the party so failing to perform shall be liable to the other
party for any reasonable attorney fees, costs, and expenses incurred by such other party in
enforcing the provisions of this A greement.

9.15 Interpretation.

This Agreement shall be construed as a whole in accordance with its fair meaning.

9.16 Waiver.

No waiver by any party of any breach hereunder shall be deemed a waiver of any other or
subsequent breach.

9.17. Recordation of A greement.

The Parties agree to execute and deliver the original of this Agreement in proper form for
recording and/or indexing in the appropriate land or governmental records.
9.18. Consent or Approval.

Except as otherwise provided in this Agreement, whenever consent or approval of either
party is required, such consent or approval shall not be unreasonably withheld.

IN WITNESS WHEREOF, the Parties haye duly executed this Agreement pursuant to all
requisite authorizations the 3. ~2......day of (A QAd........... 19 97

DEVELOPER: _ CITY OF LEROY, McLean County, Ithnois,
GOLDEN DEVELOP PARTNERSHIP  an lllinois municipal corporation

By: Foplu? s

Robert Rice, Mayor of the City of
LeRoy, Hlinois

ATTEST:
(Seal)

N Wi

“Sue Marcum, (El'ty Clerk of the City of
LeRoy, Illinois
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I. INTRODUCTION-

The City of LeRoy, lllinois (the "City"), has a population of approximately 2,777
according to'the 1990 census. The City is bordered on the north, south, east, and west by
unincorporated McLean County. The City is located along U.S. Route 150 and Interstate 74
approximately 15 miles east of Bloomington-Normal and 30 miles west of Champaign-Urbana.

On November 5, 1984, the City adopted a redevelopment plan and project and designated a
portion of the City as a redevelopment project area (the "RPA") (known as the TIF District #1)
to address and ameliorate blighting conditions and economic decline and stagnation within the
RPA. The City determined that public intervention was required to reverse the blighting conditions
present in the community. The City bas used the RPA as a means to expand its commercial base
and to arrest conditions of blight. On December 23, 1986, the City amended its original
redevelopment plan and project to allow for the application of state and local sales taxes toward the
implementation of the redevelopment plan.

However, the 1986 amended redevelopment plan and project included a strong emphasis
on specific redevelopment activities which, due to market forces beyond the City's control, have
not materialized. The City determined that current and future conditions and potential opportunities
require a revision of the goals and objectives in the redevelopment plan to enhance the potential for
City participation in the redevelopment process. Thus, the City has undertaken the amendment of
its redevelopment plan and project (the "Plan and Project").

The TIF District was designated by the City in order to spur private and public investment
that would act as a positive force, generating renewed interest in surrounding properties and
business opportunities. The RPA  designation addressed the necessary  public
assistance/improvements required to induce redevelopment of the RPA. Many such
redevelopments have indeed been achieved, yet additional efforts are required to continue and
sustain the positive trends now underway.

At the time of the original designation of the RPA, and true today as well, the needed public
investment would be possible only if tax increment financing was adopted pursuant to the terms of
the Tax Increment Allocation Redevelopment Act (the "Act"), 65 ILCS 5/11-74.4-1, et.seq.. Such
blighting/conservation factors, found in 1984, together and in combination, continue to restrain or
prevent additional successful development from occurring within the area. Other public resources
may have to be made available to attract the needed private investment to address the factors and to
encourage development within the RPA.

Conditions of obsolescence and underutilization that have precluded and/or retarded
intensive private investment in the past will be addressed by continued efforts to implement this
Plan and Project. Through this amended Plan and Project, the City will serve as the central force
for marshalling the assets and energies of the private sector for cooperative public-private
redevelopment efforts. In this regard, the City will serve as a catalyst for coordinating successful
redevelopment. Ultimately, the implementation of the Plan and Project will benefit the City and all
the taxing districts which encompass the RPA in the form of a significantly expanded tax base.



" The adoption of this amended Plan and Project makes possible the continued
implementation of a comprehensive -program of economic. redevelopment. By mcans of public
investment, the RPA will become an improved and more viable environment that will attract private
investment and diversify the City's tax base.

Pursuant to the Act, the RPA includes only those contiguous parcels of real property and
improvements thereon substantially benefitted by the redevelopment projects. Also pursuant to the
Act, the RPA is not less in the aggregate than 1 1/2 acres.

1. REDEYELOPMENT PROJECT AREA LEGAL DESCRIPTION

The Redevelopment Project Area is legally described in Exhibit 1.

111. REDEVELOPMENT PLAN GOALS AND OBJECTIVES

As set forth in the 1984 Plan and Pfoject, the goals of the City for the RPA as expressed in
this amended Plan and Project conform to the City of LeRoy Zoning Ordinances, as amended,
which serve as a comprehensive guide to growth and development of the City.

A. General Goals

1. To reduce or eliminate those conditions which quali{y the RPA as a blighted/conservation
area.

2. - To enhance the tax base of the City and other overlapping tax districts extending into the
blighted/conservation area. ; ‘

3. To maintain and increase the employment opportunities of the area.

4. To expand the retail, commercial, industrial and residential base of development in the City.

B. General_Objectives

1. Coordinate the expenditure of redevelopment project costs with the investment of private
funds to enhance redevelopment projects.

2. Construct public improvements which will encourage further pﬁvalc investment.

3. Replacement and installation of pedestrian crossings, streets, gutters, and curbs within the:
project area.

4. Participate in land acquisition to advance specific redevelopment projects, eliminate

conditions of blight, and provide for-a safe community.

5. Provide funds for commercial and industrial building rehabilitation.




I1V. BLIGHTED AREA CONDITIONS EXISTING IN THE REDEVELOPMENT
PROJECT AREA P '

Municipal findings that the RPA is a conservation/blighted area were made when the RPA
was originally designated. The evidence supporting these findings was reviewed by the Illinois
Department of Revenue (DOR) in 1989. The DOR issued a certificate of eligibility on September
8, 1989. '

. .
V.  EVIDENCE INDICATING THAT THE REDEVELOPMENT PROJECT

AREA HAS NOT BEEN SUBJECT TO GROWTH AND DEVELOPMENT
THROUGH PRIVATE __ENTERPRISE.

On November 5, 1984, the City Council adopted Ordinance 219 approving the LeRoy 1st
Tax Increment District Redevelopment Plan and Project. In this ordinance and in the
Redevelopment Plan and Project, the City made findings that the RPA had experienced a lack of
investment through private enterprise. Portions of the RPA, through the implementation of the Plan
and Project, since that time have experienced investment. However, substantial portions of the
district have experienced little or no investment and remain in the same condition as they were on
November 5, 1984, Much of the investment experienced to date has been marshalled by the City
through public-private partnerships using tax increment financing. The City shall continue to
encourage private investment through similar efforts. - N o

YI. ASSESSMENT OF FINANCIAL IMPACT ON_OVERLAPPING TAXING
DISTRICTS

To date, the implementation of the Plan and Project have not resulted in any apparent
financial impact on the overlapping taxing districts. As the City continues to implement the Plan
and Project, it does not project future financial impacts on overlapping taxing districts.

Vil REDEVELOPMENT PROJECT

A. Redeveldbment Plan and Project Objeétives

The City proposes to realize its goals and objectives of encouraging the development of the
RPA and encouraging private investment in commercial, retail, industdal and residential
development through public finance techniques including, but not limited to, Tax Increment
Financing. The following represents the general project goals for tax increment financing districts
as defined by the Act and represent the general objectives for the City. These components are all
inclusive and may exceed the City's specific actions as planned at this time.

1. By improving facilities that may include:

a. street and roadway improvements;

b. utility improvements (including water, storm water management and sewer
improvements, water storage facilities, detention/retention ponds, if
necessary);

c. Jandscaping or streetscaping;

d. parking improvements;



e. si gnalizatidn, traffic control and lighting;
A eA " T g me
f. _ construction, reconstruction, or rehabilitation of other buildings and
: fucilities that would be owned and maintained by a governmental
entity, including the City.

2. By entering into redevelopment agreements with developers or facility owners for
qualified redevelopment projects.

3. By improving éxiisting structures or site improvements.
.4. By utilizing interest cost writedown pursuant to provisions of the Act.
5. By implementing a plan that addresses the redevelopment costs of land acquisition

and assembly, site preparation, demolition/removal, and provision of infrastructure
improvements or upgrading that may be necessary for adaption to a market oriented
reuse of sites in the RPA, improving the City's tax base, and diversifying the local
economy. . , :

6. By exércising other powers set forth in the Act as the City deems necessary.
7. By providing job training for City residents.
B. Redevelopment Activities

Pursuant to the foregoing objectives, the City will implement a coordinated program of
actions, including, but .not limited to, land acquisition, sile assembly/preparation,
demolition/removals, infrastructure improvements and upgrading, and provision of public
improvements  such as landscaping and parking, where required. Land acquisition may be
undertaken based upon specific redevelopment proposals and to address conditions of blight or to
maintain public safety. The City may directly undertake the activities described below, or, when
appropriate, cause such activities to be undertaken in a manner in conformance with this Plan.

1. Public fmorbvements

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

a. vacation, removal, resurfacing, paving, widening, construction, turn islands,

construction or reconstruction of curbs and gutters, traffic signals, and other

. improvements (o streets, alleys, pedestrian ways, and pathways, including the

‘acquisition of rights-of-way for construction, reconstruction and/or extension of
streets, alleys and pedestrian ways;

b. site preparation costs (including environmental assessments remediation);
c. reconfiguration of existing rights-of-way and/or creation of new rights-of-way;

4

d. demolition of any obsolete structure or structures;



e. improvements of public utilities including construction Of reconstruction of
water mains, as well as sanitary sewer and storm sewers; detention
ponds and street lighting;

f. beautification, landscaping, lighting, buffering, parking improvements and
signage of public properties. -

The City 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 City Council approval and ©© the execution of a redevelopment agreement

for the proposed project, in a form acceptable to the City Council.

2. Acquisition and Clearance

The City may determine that to meet redevelopment objectives it may be necessary
to participate in property acquisition in the RPA or use other means 0 induce transfer of
- such property toa private developer. - S

Clearance and grading of existing properties to be acquired will, to the greatest
extent possible, be scheduled to coincide with redevelopment activities SO that parcels do
not remain vacant for extended periods of time and so that the adverse effects of clearance
activities may be minimized. S '
Property which has been acquired may be made available for temporary public or
private revenue producing uses which will not have adverse impacts on the redevelopment
area, until such time as they are needed for planned development. Such revenues, if any,

could accrue to the RPA.

3. Land Assembly and Disposition

Certain properties tO be acquired by the City, and certain properties presently
owned by the City (e.g., street rights-of-way and public f acilities), may be assembled into
appropriate redevelopment sites and/or rights-of-way. Property assembly activities may
include use of the City's eminent domain power. These properties may be sold or leased
by the City toa private developer, in whole or in part, for redevelopment subject to
invitation for proposal'requirements of the Illinois tax increment law.

4. Relocation

Any businesses occupying properties to be acquired may be considered for
relocation, advisory and financial assistance in accordance with provisions set forth and
adopted by the City and other governmental regulations, if any. -

Terms of conveyance shall be incorporated into appropnate disposition agreements,
and may include more specific restrictions than contained in this Proposed Redevelopment
Plan or in other municipal codes and ordinances governng the use of land.

5. Demolition.and Site Preparation

Partial demolition or total demolition as well as removal of debris may be
necessary. Additionally, the Plan and Project contemplate site preparation of other
requirements necessary to prepare the site for new uses. All of the above will serve to
enhance the site for the desired redevelopment.
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6. Interest Cost Write-Down .

Pursuant to the Act, the City,may allocate a portion of incremental ltax revenucs o
reduce the interest cost incurred in connection with redevelopment activities, enhancing the
redevelopment potential of the RPA . '

7. JOBTIRAINING

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

8.  Redevelopment Agreements

Land assemblage shall be conducted for (a) sale, Icase or conveyance to privale
developers, or (b) sale, lease, conveyance or dedication for the construction of public
improvements or facilities. Terms of conveyance shall be incorporated in appropriate disposition
agreements which may contain more specific controls than those stated in this Plan and Project.

C. General Land Use Plan .

Existing land uses consist of commercial,. industrial, multi-family and single-family
residential, public open space and public rights-of-way. Existing land uses are shown on Map 3,
attached hereto and made a part of this plan. Map 4, attached hereto and made a part of this Plan,
designates intended land uses in the RPA which are identical in category to existing land uses, but
which may be reconfigured,. if necessary, to adapt to a redevelopment project of the City.
BufTering between uses (both existing and proposed) will be provided when deemed necessary by
the City. The proposed land uses will conform to the provisions of the Zoning Ordinance of the
City (as such may be amended {rom time to time.)

D. Estimated Redevelopmént 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 Act, and any such costs incidental to

this Plan and Project. Private investments which supplement public expenditures are expected to
substantially exceed such redevelopment project costs. Eligible costs permitted under the Act
which may be pertinent to this Plan and Project to be considered by the City may be:

1. Costs of studies and surveys, development of plans and specifications,
implementation and administration of the redevelopment plan including, but not
Climited 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. ' ; L

2. Pfopérty assembly costs, including but not limited to, acquisition of land and other
property, real or personal, or rights or interests therein, demolition of buildings,
and the clearing and grading of land.

3. Costs of rehabili_lation, reconstruction or repair or remodeling of existing buildings
and fixtures. - "

4. Costs of the construction of pdblic works or improvements.
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10.

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.

All or a portion of a taxing district's capital costs resulting from the redevelopment
project necessarily incurred or to be in furtherance of the objectives of the
redevelopment plan and project, to the extent the City by written agreement accepts
and approves such costs.

Relocation costs to the extent that the City determines that relocation costs shall be
paid or are required to make payment of relocation costs by federal or state law.

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, incuired by one or more taxing districts, provided that such
costs (1) 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 City, are set forth
in a written agreement by or among the City 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 for the same,

~ and the term of the agreement. Such costs include, specifically, the payment by

community college districts of costs pursuant to Sections 3-37, 3-38, 3,40 and
304.1 of the Public Community College Act and by school districts of costs
pursuant to Sections 10-22.20a and 10-23.3a of the School Code.

" If deemed prudent by the City Council of the City for a redevelopment project,

interest costs incurred by the redeveloper related to the construction, renovation or
rehabilitation of the redevelopment project provided that:

[a 3

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

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

c. 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

d. 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.
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Estimated costs are shown in the next section.. Adjustments 10 thesc cost items may be
made without amendment to,, the Redevelopment Plan. The costs represent estimated
amounts and do_not represent actual City commitments or expenditures. Rather,
they are a ceiling .on possible expenditures of “TIF funds in the redevelopment
project area. .- .-, . i 1. TN e,

E. REDEVELOPMENT PROJECT COSTS

Estimated project cbst‘s‘eligible under Illinois TIF statute (the Act) are listed below. These
potential costs to be expended over the remaining life of the RPA are to be solely determined by the
City to fund as needed. (Note: This summary does not include private redevelopment costs.)

Land Acquisition and Aséembly Cdsts Inéluding Demolition : '
and Clearance/Site Preparation . -$ 2.000,000.00

Construction and/or Rehabilitation of Public Facilities ' $_1.000.000.00
Rehabilitation of Facilites. .~ $_1.000,000.00

Utility 1mproverheriis Including but not Limited to Water, '
Storm, Sanitary Sewer and the Service of Public Facilities $_1,620.000.00

Constructibn, Reconétriiction; of Imprdvémenf of Parking,
Rights-of-way and Streets Including Si gnalization, Traffic
Control, Lighting, Landscaping, Buff ering, and Streetscaping $__800,000.00

Interest Costs Pursuant to the Act = o $_5.000,000.00
Planning, Legal, Engineering, Administrative and Other

. Professional Service Cosls o $__500.000.00

Relocation R | $__200,000.00

Job Training -~ -~ . . . ; , $__100,000.00

Total | | o $12.220,000.00

Note: All project cost estimates are in 1996 dollars. In addition to the above stated costs, any
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 ol such obligations as well as o
provide for capitalized interest and reasonably required reserves. Adjustments to the estimated line
item costs above are expected. Each individual project cost will be re-evaluated in light of the
projected private development and resulting tax revenues as it is considered for public financing
under the provisions of the Act. 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,
cither increasing or decreasing line item costs for redevelopment. Adjustments to these cost items
may be made without amendment to the Plan and Project as long as the total project expenditures
remain unchanged. ‘ . . '




F. SOURCES OF FUNDS TO PAY REDEVELOPMENT PROJECT COSTS

Funds necessary to pay for public improvements and other redevelopment project costs are
to be derived principally from property tax and sales tax increment revenues, proceeds from
municipal obligations to be retired primarily with tax increment revenues and interest eamned on
resources available but not immediately needed for the Plan and Project.

Redevelopment project costs specifically contemplate those eligible public costs set forth in
the Act and do not contemplate the preponderance of the costs to redevelop the area. The majority
of development costs are expected to be privately financed, and incremental taxes or other public

sources are to be used only to leverage and commit private redevelopment activity.

The tax increment revenues which will be used to pay debt service on the tax increment
obligations, if any, 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 proposed RPA over and above the initial equalized
assessed value of each such lot, block, tract or parcel in the RPA in the 1984 tax year, incremental
local sales taxes, as well as the City's appropriated share of Net State Sales Tax Increment received
from the Illinois Department of Revenue. 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 are the following: special service area taxes, the proceeds of property sales, unlimited
property taxes if the obligations are general obligations of the City, certain land lease payments,
certain state and federal grants or loans, certain investment income, and such other sources of
funds and revenues as the City may from time to time deem appropriate. '

- The RPA is not reasonably expected to be developed without the use of the incremental
revenues provided by the Act. ' : S

G. Nature and Term of Obligations to be Issued

The City may issue obligations secured by the special tax allocation fund established for the
RPA pursuant to the Act or such other funds or security as are available to the City by virtue of its
powers pursuant to the Illinois State corstitution. Any and/or all obligations issued by the City
pursuant to this Plan and Project and the Act shall be retired not later than October 31, 2007.

One or more series of obligations may be issued from time to time in order to implement
this Plan and Project. Such securities may be issued on either a taxable or tax-exempt basts, with

either fixed rate or floating interest rates; with or 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.

Those incremental tax 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 Redevelopment Plan, may be declared surplus and shall then become available for
distribution to the IDOR, taxing districts overlapping the RPA, and the City in the manner provided
by the Act. _



H.  Most Recent Equﬂlized Assessed .Valuation. (EAV) of Properties in the
Redevelopment PrOJect Axea

The initial EAV of 1he RPA as certxﬁed by lhe McLe'm County Clerk was $1,563,252.
This figure represents the "page year" EAV for the TIE district [rom tax year 1984.

The equalized as'sessfe‘d valuation (EAV) of the property within the RPA is approximatc]y
$ 3 ‘bB 20, 914, 00 ., whichis the 1995 equalized assessed valuation, the most recent EAV
available. > ST

1.  Anticipated Equalized Assessed Valuation

Upon completion of the anticipated private development of the RPA, it is estimated that the
equalized assessed valuation of the property within the RPA will have been increased 1o
approximately $6,000,000. The estimate assumes a constant McLean County equalization f{actor
of 1.00 and 1996 dollars.

YIil SCHEDULING OF REDEVELOPMENT‘PROJECT
A. Redevelopment Pi‘bject ,

An implementation strategy will be employed with full consideration given to the
availability of both public and private funding. Such strategy will contribute to a realistic approach
in funding the Project while assuring the City the ability to fund the Project it deems to have the
hlghest priority.

The Plan and Project are to be completcd by October 31, 2007, as originally contemplated
in the initial Redevelopment Plan.

B. Commitment to Fair Employment Practices and Affirmative Action

As part of any Redevelopment Agreemcnt entered into by the City and a private developer
or other recipient of TIF benefits, both will agree to establish and implement an alfirmative action
program that serves appropriate sectors of the City. The program will conform to the most recent
City policies and plans.

With respect to the public/private development's internal operations, both entilies will
pursue employment practices which provide equal opportunity to all people regardless of sex,
color, racc or creed. Neither party will countenance discriminalion against any employee or
applicant because of sex, marital status, national origin, age, or the presence of physical handicaps.
These nondxscrlmmatory practices will apply ‘to all areas of employment, including: hiring,
upgrading and promotions, terminations, compensation, benefit programs and educational
opportunities. , - ‘

All those involved with employment activities will be responsible for conformance to this
policy and the compliance requirements of applicable state and federal regulations.

The City 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 employces
are assigned to work. It shall be specmcally 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 (emale individuals.
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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.

C. Completion of Redevelopment Project and Retirement Obligations to

Finance Redevelopment Costs
L

This Redevelopment Project will be completed on or before October 31, 2007.

IX. PROVISIONS FOR_ AMENDING THE TAX INCREMENT
REDEVELOPMENT PLAN AND PROJECT

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

11
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A port of the W1/2 of the NW1/4 of Section 28, Township 22 North, Range 4
East of the Third Principal Meridian lying north of the north right—of-way line of
F.A.l. Route 74 and west of the west right—of—way line of F.A. Route 119, and

all that part of Lot 8 in the Subdivision of the SW1/4 of the SW1/4 of Section 21,
Township 22 North, Range 4 East of the Third Principal Meridian, all in the City of
LeRoy, MclLean County, lllinois lying west of the west right—of—way line of F.A. Route
119, more particularly described as follows: Beginning at the southwest corner

of the SW1/4 of the SW1/4 of Section 21; thence N.01'—10'—468"E. 700.00 feet on
the west line of the SWi1/4 of the said SW1/4 of Section 21; thence S.88°'—-31'—00"
474.89 feet on the north line of said Lot 8 to the southwest corner of LeRoy
Travel Mart Subdivision; thence S.87'-24'-37"E. 403.23 feet on the north line of
said Lot 8 and the south line of LeRoy Travel Mart Subdivision to an existing
concrete right—of—way marker on the west right—of-way line of F.A. Route 119
(Chestnut Street); thence S.41°-46'—40"W. 232.10 feet on said right—of—way line
to an existing concrete right—of—way marker; thence S.38—-40'-43"W. 251.43 feet
on said right—of—way line to an existing concrete right—of-way marker; thence
S.46°-13'-43"W. 520.80 feet on said right—of-way line to an existing concrete
right—of-way marker on the northerly right—of-way line of F.Al. Route 74: thence
N.73'=32'-16"W. 212.83 feet on the northerly right—of—way line of F.A.l. Route 74
to the Point of Beginning containing 9.55 acres, more or less, with assumed
bearings given for description purposes only.

Exhibit B



Golden Centre Suk

PL SW1/4 SWV/4 Sec. 21 and PL NW1/4 N
T.22 NL R 4 E, 3rd P, Clty of LeRoy, McL.

Core  Cose Cenizpment Porl-e-arip
¢/o Don S.iton
2404 £, Emcre
Boomingion, L 81704
Pn. (30%)-662-0700
“ I | s | i
f I i
_ . b2 POC B o S350 - $-4 —
— s _ LRSS JRALE
| |
_ — _ ¢ 3 .
I | _ | | HARDEE'S 2
= { S88°~31°-00%C.| 474.39" “ & “ .
N 183.00 N\ 294 om.l\ = -.m.w S8r-24-3re
m————— N T A 53
— rlluu. N. Line Lot 8 S,
| . SWI/4 SW1/4 Section 21
| %
m i L) &: 7
. L T46 Ac T 2, 1.13 Ac. ¢
rd | X
7 ¢ 7
; ] NBA =49 =14 W, 2 ; >
o 62.00° - 3 ~ \ . NN
X ¢ -] o YA S RGN
\\ 3 N .\1\\ //
& | . /27 .~ MCDONALDS h
o | n...( / 10 7/ |
.. _1 >
.m “ &.* 1.18 Ac.? .
m /’( Line Swi/4 A..A»
| SW1 /4 Section 2% <
w
718 |
2|3 | 5
i 115 Ac. t
S
1
- ‘ql — — dl — — Nu.
— _ N BS -4 -
! I m R
I o2 | s |[32% t\n\\
| b 4 | s
| L F i
SRS S N S 3
[N
. »
SUNSET DRIVE |8 L, o )
“ _P 7 \\
¢ 7
R e e S
{ ] "
| | . NS48 =14 W, T
I i M l 43.60' 1.26 Ac.z
8 >4
— _ - — S. Fw‘ Swij/4 sSw/4- ¥ ROW Line F A
;I_... _ Seclion 2t Route 119 =~ Orrtnel SU eel
L _ l\ ! |r e
~ i) o el l P
Z.V._.I - o L 4 N i
Point of Beginning -/ R~ ~// vy
) ~
SW Cor. SW1/8 SW1/4 Saction 21 2.45° ~7 N Lo NWI/& N /4

NW Cor. NW1/4 KE1 /4 Section 26

Seclon 28




TIF PUBLIC IMPROVEMENTS

(1) installation of storm sewer, not to exceed $40,000;
(i) installation of sanitary sewer not to exceed $20,000;
(iii) installation of water mains, not to exceed $30,000;

(iv) installation of streets, curbs and sidewalks, within the Retail Project area,
not to exceed $130,000, not to exceed $130,000;

(v) assistin installing and bearing a portion of the expense of installing improvements
to intersection between East and Maple Streets, and South Chestnut Street, including
turn lanes, stop lights, stop-light controlled intersection, and intersection lighting, not
to exceed $163,000 for Developer's share.

EXHIBIT "D"
[to Golden Development Redevelopment A greement]



PROJECT COSTS

PUBLIC IMPROVEMENT COSTS, as set forth in Exhibit D-gross limit thereon $383,000.00.

NON-PUBLIC IMPROVEMENT COSTS upon which the parties have agreed to limits or "caps":
(1) land acquisition COStS ........c.cccoeeveeeinreeenvnnnne. $180,000.00

(ii). clearing and grading land, and
engineering and architectural fees....................... 30,000.00

(iii) thirty percent (30%) per year of Developer's
interest expense to obtain a loan in order to
purchase the property and carry out the public
improvements as provided for previously
herein, as well as the cost of proving other
improvements, all as permitted in accordance
with the Tax Increment Allocation Redevelopment
Act (65 ILCS 11-74.4-1, et seq.) (as amended).

EXHIBIT E
{to Golden Development Redevelopment A greement]




REQUISITION FOR INTEREST RATE REBATE

IN FURTHERANCE OF the Redevelopment Agreement dated September 15, 1997, between GOLDEN
DEVELOPMENT, A PARTNERSHIP (hereinafter referred to as "Developer"), and the CITY OF LEROY (hereinafter referred to
as "City"), Developer hereby requests its annual interest rate rebate, as provided under Section 5.03 of the aforesaid Agreement,

Under oath, Developer, by its appropriate officer, agent or other representative, duly authorized to act, states as follow*
a) the "applicable year” for which the interest rate rebate is requested is 1o ;

b) the annual interest cost paid by Developer with regard to the Retail Project (as such term is defined in the aforesaid
Agreement) during the applicable year for which the interest rate rebate is requested was $______

c) the amount of interest rate rebate requested does not exceed thirty percent (30%) of the annual interest costs incurred
by Developer with respect to the Retail Project during such year.

d) the amount of payment hereby requested by Developer in connection with payment of the interest rate rebate is
S , and the City is hereby requested and directed to disburse such funds in accordance with the aforesaid
Agreement; .

e) the total payments requested represent not more than the total (i) cost paid ot incurred by Developer for the Retail
Project plus (i) redevelopment project costs excluding any property assembly costs and any relocation costs incurred by the City
pursuant to the Illinois Tax Increment Allocation Redevelopment Act (65 ILCS 5/11-74.4-1, et seq.) (as amended);

f) Developer has not refinanced is loan within the preceding twelve (12) months, or if it has, then attached and
incorporated herein by reference is a copy of Developer's "new" loan agreement and, preceding it, a summation of information
setting forth the beginning date of the refinanced loan, the pay-off amount of the "old" loan (itemized to show date paid, principal
paid, mterest paid, and other fees or amounts paid), the beginning "new" principal balance, the "new" interest rate (and
information, if it is an adjustable rate loan, regarding how and when it may change, and to what limit up or down, including
frequency of change and maximum increments of change in the rate), required frequency of loan payments, and due date for final
payment; -

‘ $g) the amount of principal Developer has paid since the date of its last interest rate 1ebate payment request preceding this
one 18 )

h) any other infommation deemed appropriate:

The foregoing statements are made under the penalties of perjury (Note: a fraudulent statement made under the penalties of
perjury is perjury as defined in Section 32-2 of the Illinois Criminal Code of 1961, 720 ILCS 5132-2, as amended).

Dated:
GOLDEN iy ,ap hi
W
Is.... %ﬂ/ =Sy~

EXHIBIT F
[to Golden Development Redevelopment Agreement]




