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CITY OF TROY

ORDINANCE NO. 2019 -13 q l/% CLTL/

AN ORDINANCE APPROVING AN AMENDMENT TO THE TAX INCREMENT
REDEVELOPMENT PLAN AND PROJECT FOR THE CENTRAL REDEVELOPMENT
PROJECT AREA, OF THE CITY OF TROY, MADISON COUNTY, ILLINOIS

AN

ADOPTED BY THE
CITY COUNCIL OF THE
CITY OF TROY, ILLINOIS
THIS 16th DAY OF SEPTEMBER, 2019

Published in pamphlet form by the authority of the City Council of the City of Troy,

Madison County, Illinois, this 16th day of September, 2019. \
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ORDINANCE NO. 2019-13

AN ORDINANCE APPROVING AN AMENDMENT TO THE TAX INCREMENT
REDEVELOPMENT PLAN AND PROJECT FOR THE CENTRAL REDEVELOPMENT
PROJECT AREA, OF THE CITY OF TROY, MADISON COUNTY, ILLINOIS

WHEREAS, on September 2, 1997, the Mayor and City Council (the “Corporate
Authorities”) of the City of Troy, Illinois, in accordance with the provisions of the Tax Increment
Allocation Redevelopment Act, 65 ILCS 5/11-74.4-1 et seq. (the “Act”), adopted and approved (i)
Ordinance No. 1997-46 An Ordinance of the City of Troy, Madison County, Illinois Approving A
Tax Increment Redevelopment Plan and Redevelopment Project for the Troy TIF #1; (the
“Ordinance”); and

WHEREAS, the Redevelopment Plan established the estimated date of completion of the
Redevelopment Plan which date is no later than 23 years from the date of the adoption of the
Redevelopment Plan by the City, and of the retirement of obligations incurred to finance
redevelopment costs, which is no later than twenty (20) years from the date of issuance and prior
to the expiration of the Redevelopment Plan, and,the Corporate Authorities made a finding in the
Ordinance that such estimated dates were, respectively, August 3, 2020 and August 3, 2020; and

WHEREAS, Section 11-74.4-3(n)(J)(3) of the Act now reads “The redevelopment plan
establishes the estimated dates of completion of the redevelopment project and retirement of
obligations issued to finance redevelopment project costs. Those dates may not be later than the
dates set forth under Section 11-74.4-3.5. A municipality may by municipal ordinance amend an
existing redevelopment plan to conform to this paragraph (3) as amended by Public Act 91-478,

which municipal ordinance may be adopted without further hearing or notice and without .

complying with the procedures provided in this Act pertaining to an amendment to or the initial
approval of a redevelopment plan and project and designation of a redevelopment project area”;
and .
WHEREAS, Section 11-74.4-3.5(a) states “Unless otherwise stated in this Section, the
estimated dates of completion of the redevelopment project and retirement of obligations issued to
finance redevelopment project costs (including refunding bonds under Section 11-74.4-7) may not
be later than December 31 of the year in which the payment to the municipal treasurer, as provided
in subsection (b) of Section 11-74.4-8 of this Act, is to be made with respect to ad valorem taxes
levied in the 23rd calendar year after the year in which the ordinance approving the redevelopment
project area was adopted if the ordinance was adopted on or after January 15, 1981”; and

WHEREAS, the Corporate Authorities desire to amend the Redevelopment Plan to
conform the Redevelopment Plan to Section 11-74.4-3(n)(J)(3) of the Act, as amended by Public
Act 91-478, in accordance with the procedures set forth in amended Section 11-74.4-3(n){J) (3).

NOW THEREFORE be it ordained by the Mayor and City Council of the City of Troy,
Madison County, Illinois, as follows:

-
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Section 1.  Recitals. The above recitals are hereby incorporated herein and made a part
hereof.

Section 2. Approval of Amendment to the Redevelopment Plan. The City of Troy
hereby approves the “Amendment to the Tax Increment Redevelopment Plan and Project for the
Central Redevelopment Project Area”, (the “Amendment to the Redevelopment Plan™) a copy of
which is attached hereto as Exhibit A.

Section 3. Transmittal to County Clerk. The Corporate Authorities hereby authorize
and direct the City Clerk to send a copy of this Ordinance to the Madison County Clerk in order
to inform the County about the additional years that the County Clerk shall collect and disburse
tax increment revenues to the City of Troy.

Section 4.  Finding. The Corporate Authorities hereby make the finding that the
. estimated dates of completion of the redevelopment project described in the Redevelopment Plan
and of the retirement of obligations issued to finance redevelopment project costs set forth in the
Redevelopment Plan, as amended by the Amendment to the Redevelopment Plan, conform to the
provisions of Section 11-74.4-3(n) (3) of the Act, as am(ended Public Act 91-478.

Section 5. Invalidity of Any Section; Severability. If any provision of this Ordinance
shall be held to be invalid or unenforceable for any reason, the invalidity or unenforceability of
such provision shall not affect any of the remaining provisions of this Ordinance, and to that effect
all provisions of this Ordinance are deemed severable.

Section 6.  Superseder. All ordinances, resolutions, motions or orders in conflict with
this Ordinance are hereby repealed to the extent of SI\.lch conflict.

Section 7.  Effective Date. This Ordinance shall be in full force and effect immediately
upon its passage.

PASSED by the City Council of the City of Troy, Madison County, Illinois, approved by
the Mayor, and deposited in the office of the City Clerk this 16th day of September, 2019.

Those voting aye: DAWSOVY , Hellvrung, Hendersan , Knall, -
Leva, Manley , Thcner

Those voting nay:

Those absent: [4a(ia ne

APPROVED:

/
By: =
ALLEN P. ADOMITE, Mayor
City of Troy, Illinois
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Exhibit A

Amendment to the Tax Increment Redevelopment Plan and Project for the Central
Redevelopment Project Area
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Page 29

Page 46

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

The estimated dates of completion of the redevelopment project and retirement of obligations
issued to finance redevelopment project costs (including refunding bonds under Section 11-
74.4-7 of the Act) are December 31 of the year in which the payment to the municipal
treasurer, as provided in subsection (b) of Section 11-74.4-8 of the Act, is to be made with
respect to ad valorem taxes levied in the twenty-third (23rd) calendar year after the year in
which the ordinance approving the redevelopment project area was adopted.
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L PREFACE .
The 1993 “Growth Mensgement Phn for Troy, Tiriois” identified the lack of
businesses and retail shopping in Troy. In a comummmity survey, 85% of the residents firvored

Asa part of its goal establishment process, the City identified and adopted the
H . ) : .

following -goals and policies:

- Develop business parks along Interstates 55 -and 70 betwesn Iinois Stage
Route 162 and Interstate Route 270 and between United States Route 40 and -
Illinois State Route. 162; ’ -
As a community, actively seek commercial and retail bnmmdcvelopmmt;
Encourage new bysiness start up in the downtown area by providing additional
parking, emphasizing historical ‘aspects of the comnmnity and promoting
beantification and restoration efforts; and,
Esmi)ﬁahataxinmt financing (TIF) district to promote the foregoing
goals and provide creative financing for the promotion of private development.

As 8 result, the City of Troy proposes to establish a Tax Increment Financing

' RedevelopmmthujectAmaﬂmtwmbeh“confotmancewhhimwmumnonﬁc

development and revitalization strategies as set forth in the Growth Management Plan,
bocnme_nﬁhueinaretheﬁndhgs that the arca qualifies asheonsmaﬁén area.

Thus, a program of public and private actions is proposed to carrect the area's problems and

facilitate private investment. The City of Troy has therefore initisted this comprehensive and

‘mfnnywordinatedredwdopmentplaninaqaﬁcmptbaddmﬂxeumblm.
ﬁiﬁmdﬂebpmtplmkmtapmposﬂb&ﬁsﬁmmpubﬁcﬁvaﬁnmﬁrﬁvm
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development of the Redevelopment Project Area with private capital. _
To assure that the required pﬁblic snppcn:t is forthconﬂng, the City of'l‘mypropuses,

pursuant to the Tlinois Tax Increment Allocation Redevelopment Act (the "TIF Act") to adopt

a Tax Inmem:nt Redevelopment Plan to ﬁnance the public costs of redevelopmmt. Tax
Increment Fmancmg must assume the lcad role in catalyzing private mdevelopm:nt by

providing the necmaty infrastructure. Through th:s redevelopment plan, the City can serve :
asﬂxecenualforceformanhaﬂmgtheaasetsandenaglesofthepmatesectorﬁxrumﬁed :

pnbho-pnvatc redevelopment effort.
Becanse of the magnitude of the public investment reqmred, the City cannot

. xmplemmt the Redevelopment Plan thhom the use of Tax Increment Fmancmg Farther, the _
ultimate benefits of the Redevelopment Plan will accrue to all Imnng bodleam the form ot'a

significantly expanded tax base, improved pubhc mﬂastmcmre. as well as new and expanded

‘
_ - business and employment oppommmes.

ﬂ-w..a‘-__ [P
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traffic along Interstate Route 55 as well as citizens of Troy and in the immediato vicinity

" IL_INTRODUCTION

A significant portion of the proposed Troy Tax-Increment Financing Redevelopment
Project Area has, for a mumber of years, registered litle or 1o growth and, arguably, has been
in 2 state of decline. “This situstion wdocummwdbydnnnmhedgmwthmneweomml
development, population and deﬁmorauon of some properties in the central business dutnct.
Although certain development has cccurred along Nllinois State Route 162, the lack of a
mmdmawdredwelopmmtphnhnsmmwdminmusimntgmwﬂ:mdafaﬂmbm
signi'ﬁcapt permanent employment opportunities. These fuctors have Iead to a reduction in

 employment opportunities and diminishing physical facilities both from the public and private -

The City of Troy proposes to use the economic implementation vehicle of Tax -
Increment Financing;' as well as other economic development resources o arrest potential
forther decling in the Troy Redevelopment Project Area and induce the investment of private -
capital, - o,

The Redevelopment Project Area, overall, has not been gubject to snbshnnal economic
gmwth, and the prospect for privats mvestment is uncertain without the adoption of the
proposed redevelopmgnt pla_n. Anticipated private developments include, but are not limited
to the development of a major business park on & tract of land fonted by Interstate 55 and
approximately bounded by inois State Route 162 on the north and Uniged States Route 40
on the south. A contemplated buamcsspatk cuuldbedcvelopedaa a multi-use development
containing retail and service bumnesaeswhwharemmndedasaduunanonforuanmmt |

Y
L)

-
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outside of the C:ty of Tmy Otherl possible private projects inchide addm:mal commercial
development along Hinois Stato Romte 162, renovation of all types of existing structures
within the Troy Redevelopment Project Area, as well as construction ofneweommetcml
facilmes in the central business providing retail and service bnsmesses fortranment traffic, .
Troy cmzens and nearby rwdmts anate development wluch pmposes the construction of

' substantial amounts of new housmg stock will be speclﬁcally discouraged by design of the

redevelopment plan and the xmplanmmuon strategy to avoid the creation of a

disproportionate negguve fmpact on taxing bodies whuseg_wmlpmpertym

revenues are frozen by adoption of Tax Increment Financing.

The public improvements that arc anticipated for the Redevelopment Project Area
include, but are not limited to, strect construction and renovation, sim storm and
sanitary sewers, water Imes, demolition and site clearance, land acqmsxnon, commezcial
rehabilitation, remdcuual renovation, as wcll as- landscaping and aesthetic nnpmv!x to the
pnmary commercial comdorof(htyof'l‘myalongmmms State Route lGZandﬂ:ecentml
business district of thc City. Finally, the City of Troy also proposes a vxgomns marketmg
prograxnm oonglmcuonwnﬂldle'l‘my ChamberofComerca fmthel!.edevelopmcntl’ro]ect
Area to attract new economic. development that will creats additional employment for the

citizens of the City.

- Tax increment financing is penmitted by the Nliinois Tax Increment Redevelopment Act
and sets forth the requirements and procedures for establishing a Redevelopment Project. Aea.

The redevelopment plan documents the qualifications of the arca as a "conservation area®.
The purpose of the redevelopment plan is to provide an instrument that can be used to conect
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" the blighting conditions in the Redovelopment Project Area. The Redevelopment: Plan creates

an ontlme of specific projects, activities, sources of funds, procedures and various other.
necessary regulauons in order to implement Tax hmt Financing in the T;oy
Redsvelopment Projeot Arcs, all pursuant to the TIF Ast. The sdoption and implementation
of the Redevelopment Plan is necessary to provide for the development and revitalization of

~ the Redevelopmmt Project Area.

Cootdmated planning is necessary to realize the full development potential of thc
selected Redevelopment Project Area in aco_st-gﬂ'ective‘ gndlim:ly manner, Without a

- comprehensive redsvelopment plan to stabilize and preserve the Rndmrelopm:nt Project Area,

blighting conditions may.conﬁnu: tb occur and spread. The,inmed deterioration, in
conjunction with decxensed assc#sed«valua‘ﬁon, resulting in decreaged real property taxes and
the reduction in both the work force and employment opportunities will make forther

dcmandsuponhnmdpuhhc semcea and revenues.
ltlsesscnnalthecnyof’rroy’s Tulnmmtl’mancmgpmgmnassm&elud

role in catalyzing private redeve!op‘mmt by eliminating eondlnons of deferred maintenance,
detcnamtlon, inadequate utilities, insufficient land use plmmng and obsolescence which have
‘been problems in the past. Through this redevelopment plan, the City of Troy can sarve as
the central force for marshelling the assets and energics of the private ssctor for unified

private-public redevelopment effort.
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A.  INTRODUCTION

e v B S L T

IIL_TAX INCREMENT FINANCING

Tax Increment Financing is a local funding mechamsmm'eated by the "Tax Tncrement

" Allocation Redevelopment Act” (the "TIF Act'). The TIF Act, which became effective on

Jama;-y 10, 1977, is recorded in the Ilinois Compiled Statates, 65 ILCS 5/11-74.4 et seq.
Tax increment finencing is @ téchnique inteaded o bo used by municipaliies 1
eradicate deteriorated conditions and carry out redevelopment and conservation measures.
Thus, Tax Incremet Financing is a tool which allows a municipality o institute a
redevelopment pmgram wl;lc:h will capture redevelopment costs, those real propesty | taxes
derived from the redeveloped property which excesd the real property taxes dmved &om the
pmpetly prior to redevelopmmt. ' | ’

The concept behind the TIF Act is straight forwatdandallowsamnnicipality to carty-
out redevelopment activitics on: alocal basis. Reduvelopment whlchoccmmademgmwd
Redevelopment Project Area will increase the equalized assessed valuation of the pmpexty
and, thus, generate hamsedpmpertytaxrcvennes. This incréase or “increment” can be used
to finance the project costs, such a8 land acquisition, site clearence, building rehabilitation and
the-construction of publio infrastructure, ‘

The Hlinois General Assembly made varions findings i adopting the Tax Increment
Alloumon Redevelopment Act, among them were: |
' 'I‘hatthere exists mmanymummpalxnu within the Sta:e blighted and

1.
' canservation areas; and
2. That the eradication of blighted areas and the treatment and improvement of
conservation areas by redevelopment projects are essential to the public
mterest, .‘
9
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These findings wers made on the basis that the presence of blight or conditions which -

leadmbhghtudemenmltoﬂxesafety health. welfare andmoralsofthepubhc.
Toeusureﬁmtﬂxemseofthmpowersmpmpcrandmﬂxepnbhcmt&rest, the

TH‘Actspectﬁesoerlnmreqummts whxchnmstbemetbefmcamummpahty can proceed

wnh implementing a redevelopmt progect. One of these requirements is that the

umicipality must demonsirate that redevelopment project areas qualify-cither a8 & "blighted
area” or 2 a "conservation area” or as 2 combination of both blighted areas and conservation

arcas within the definitions for each set forth in the TIF Ast.-

B.  DEFINITIONS |
As used in misRedcvelopmentleaﬂdh the Tax Incremment Allocation

Redevelopment Act, jhe following items shall mean:

)

'Bllghted Area” anyunpmved orvwantmawﬂmthcbonndanesofﬂne
redevelopment project area located within the temitorial limits of the
numicipality where, if improved, industrial, commercial and:esxdmual
buildings or improvements, because of a combination of (5) or more of the
following factors: age; dilapidation;, obsolescence; dewuomtton, illegal use of
individual gtructures; presence ‘of structures below minimum code standards;
excessive vacancies; overcrowding of structures and comnmnity facilities; lack
of ventilation, light or sanitary facilities; inadequate utilities; excessive land
coverage; deleterions land use or layout; depreciation of physical maintenance;
lack of commmmity planning, is detrimental to the public safety, health morals
or welfare, or if vacant, the sound growth of the taxing districts is impaired by,

(1) a combination of two or more of the following factors: obsolete platting of .

the vacant land; diversity of ownerxlup of such land; tax and special assessment
delinquencies on such land; flooding allorputofsnchvmnt land;
deterioration of structures or site improvements in neighboring areas adjacent to
the vacant land, or (2) the area immediately prior to becoming vacant gualified
as a blighted improved area, or (3) the area consists of an unused quarry or
ummsed quarries, or(4)d1eamconmstsofunusedrailyuds,nﬂncksand

"railroad rights-of-way, ar (5) the area, prior to its designation, is subject to

chronic flooding which advmelylmpactsonrealpropmymtheammdmch

. flooding is substantially caused by one or more improvements in or in
proximity of the area, which improvements have been in existence for-at least 5.

10
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years, or (6) the area consists of an unused disposal site, containing earth,
stone, building debris or similar material, which were removed for construction,
demolition, excavation or dredge sites, or (7) the area is not less than 50 nor
more than 100 acres and 75% of which is vacant, notwithstanding the fact that
spchareahasbeenus_edforcommﬂcial agricultural purposes within 5 years
prior to the designation of the Redevelopment Project Ares, and which area

- meets at least one of the factors itemized in provision (1) of the subsection (3),
| _andﬂwareahasbemdedgnmdagamwnorvmagecenmbydrdinanceor

comprehensive plan adopted prior to January 1, 1982, and the area has not
been developed for that designated purpose;

"Conservation Area", any improved arca within the boundaries of a
Redevelopment Project Area located within the temitorial Lmits of a
mumicipality in which fifty (50) percent or more of the structures in the area
have an age of thirty-five years (35) or mote. Such an area is not yet a
blighted area, but because of a combination of three or more of the following
factors: dilapidation; obsolescence; deterioration; illegal use of individual
structures; presence of structures below minimum code standards;

' abandonment; excessive vacancies; overcrowding of structares and community

facilities; lack of ventilation, light or sanitary facilities; inadequate utilities;
excessive land coverage; deleterious land use or layout depreciation of physical
maintenance; lack of community planning is detrimental to the public safety,
health, morals or welfare and such an aréa may become a blighted area;

*Industrial Park", means an ares in a biighted or conservation area suitable
for use by any menufacturing, industrial, research or transportation enterprise,
of facilities to include but not be limited to factories, mills, processing plants,
asscmbly plants, packing plants, fabricating plants, industrial distribution
centers, warchouses, Tepair, averhaul or service facilities, freight texminals,
research facilities, test facilities or railroad facilitics, and which area i8
sufficiently large to accommodate more than ane such facility;

“Indastrial Park Conservation Area”, an arca within ﬂlc boundaries of a
Redevelopment Project Area located within the territorial limits of a

: mnnicipaﬁtyﬂ:atisahbmsﬂrph:qmnnicipalityorwitbinon:andone—hﬂf
- miles of the territorial limits of a oumnicipality that is a labor surplus
_ mumicipality if the aréa is annexed to the municipality which area is and zoned
as industrial no later than at the time the municipality by ordinance designates

the Redevelopment Project Area, and which area includes both vacant land
suitable for use as an industrial. park and & blighted area or conservation srea
contiguons to such vacant land; ' ‘ -

“Lahor Surgins Municipality”, a municipality in which, at any time during
the six fonths before the municipality by ordinance designates the -

n
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Redevelopment Project Area, the unemployment rate was over six percent and
was also 100 percent or more of the national average unemployment rate. for
the same time as published in the United State Department of Labor, Burem of
Labor Statistics .publication eutitled “The Employm:nt Situation" or its

SUCCESsOr publication;
"Municipality”, a city, village or meorporamd bwn,

"QObligations", bonds, loans, debentures, notes, specml certificates, or other
evidences of indebtedness issued by the municipality to carry out a
redevelopment project or o refund outstanding obligations; -

~Payment in len of taxes", those estimated tax revenues from real property in
a redevelopment project area acquired by s municipality, which according to
the redevelopment project or plan is to "be used for private use, which. taxing
districts would have received had a nmmicipality not adopted tax increment
allocation financing, and which would result from levies mads after time of the
adoption of tax increment allocation financing to-the time the current equalized
value.of real propérty in the Redevelopment Project Area exceeds the total

initial equahudvalueoftealpmpmymwdm,
“Redevelnpmt Plan”, the comprehensive program of the mumicipality for

* development or redevelopment intended by the payment of redevelopment

pro;ectcosmtomdnecorelunmamdmecondmwﬂ:eemmmeofwhwh
qnahﬁedtthedevelapmmtl'm;ectAmasa"bhghtadm or "conservation
aréa” or combination thereof, or “industrial park conservation-area®, and . :
therebytoenhancethetaxbaaesoftbetaxmgdlsmm whxchmdmmﬂw

. redevelopment project area,

"Redevelopment Project”, any public and pnvate development project in
furtherance of the ob]ecuva of the redevelopment plan;

"Redevelopment Project Area", means an area designated by the

mumicipality, which is not less in the aggregate than one and onc-half acres and =

in respect to which the municipality has made a finding that there exists
conditions which cause the area to be classified as an industrial park
conservation amorabhghmdareaoraconsetvauonarea,oracombmauon of

both blighted areas and conservation areas;

"Redevelnpment Project Costs™, include the sum total of all reasonable or
necessary costs mcmredoreshma&dtobemcunedanysuchcosﬂmmdental
to a redevelopment plan and a redevelopment project. Such costs include,
without limitation, to the following: A
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Cost of studies, surveys, development of plans, and specxﬁcahons,
implementation and administration of the. redevelopment plan including
but not limited to staff and professional service costs for arch:mml,
engineering, legal, marketing, financial, planning or other services,
provided however that no charges for professional services may be
based on a percentage of the tax increment collected;

Property assembly costs, including but not limited to, acquisition of land

and other property, real or personal, or rights of interest therein,
demolition of buildings, and the clearing and grading of land,

Costs of rehabilitation, reconstruction or repair or remodeling of existing

pubhc or private buildmgs and fixtures;

Cost of consuucnon. of public workspt nnpmvemqﬁts; .
Cost of job training and retraining projects; | ”
Financmg costs, mcludmg, but not limited to, all necessary and

* incidental expenses related to the issuance of obligations, and which

‘may include payment of interest on any obligations issued hereunder
accruing during the estimated period of construction of any )
redevelopment project for which such obligations are issued and for not
exceeding thirty-six (36) months th:reaﬁer and including reasonable

reserves ralated thereto;

Allorapm'uon of a taxing district's capital contareml&ngﬁomﬂw
redevelopment project necessarily incurred or to be incurred in
furtherance of the objectives of the redevelopment plan and project, to
the extent the mmunicipality by written agreement accepts and approves

sach costs;

Relocation costs to the extent that a mumicipality determines that
relocation costsshaﬂbepmdormreqlmedbmakepaymentof
relocation costs by federal or State law;

Payments in hcu of taxes consisting of those estimated tax revenues
ﬂmnmlpmpcrtymakedzvelopmmthmect}\macqmmdbya
municipality which according to the Redevelopment project or plan is to
be used for a private use which taxing districts would have received had
a municipality not adopted tax increment allocation finencing andwhxch
worﬂdresnltﬁomleweemadaaﬁerﬂxehmeofﬁeadopﬂonoftax
increment allocation ﬁnancmgtoﬂmnmc the current equalized-value of
real property in the project area exceeds the total initial equalized value
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of real property in said arca;

k)] Interest cost incumred by a redeveloper related to the construction,
renovation or rehabilitation of a redevelopment project, Such payments
manyoneyearmaynotexwed%%ofmnhannualmmmmmd
the total of such interest payments may not exceed 30% of the total
. redevelopment project costs, exchuding any property assembly costs and
- relocation costs incurred pursuant to the Tax Increment Allocation
Redevelopment Act. v 1

(13) "Taxing Districts”, counties, townshlps, cities and incorporated towns and
villages, school, road, park, sanitary, mosquito abatement, forest preserve,
public health, fire protection, river conservation, tuberculosis senitarium and

any other municipal corporations or dmtncts with the power to levy taxes;

~N

- (14) "'l‘axing districts’ capital costs”, thuse costs of taxing districts for capital
improvements that are found by the numicipal corporate zmﬂlonuu o be:
necessary and directly result: ﬁnm the xedevelopmmt pm.lect and \

(15) *Vacant Jand", any parcel or combination of parcels of real property wnhcmt
‘ mduxkuLcommu‘cml,andmxdmﬁalbuﬂdmgswhmhhasnntbeenusedfm
commercial agricultural purpasesmthm five years prior to the designation of
the Redevelopment Project Area, unless such parcel is included in en industrial
park coniservation area or such parcel has been subdivided. o

O
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IV REDEVELOPMENT PROJEQ.[ AREA

A.  Boundary Delinealion

Theremanumberoffacmsmatncedwbemkenmmconsxdaauon when “
establishing the boundary of a Tax Incremcnt Financing Redevelopment Project Area. The

" aduministation of the City of Troy has established planning guidslines and standards herein
. that havé been followed in the delinéation of the Redevelopmeat Project Arca boundary, as

well as in the preparation ‘ofthis redevelopment plan. In many cases these standards and
guidslines exneed those minimums established by the Tax Increment Allowmn

Redevelopmmt Act,
There ‘was conducmd by the Southwestun Dlinois Plarining Commission and speml

‘counscl to the City q_umqswc field investigation, interviews with City officials as well as with

pnvatr. developers and other representatives of private enterprise. Based upon these
investigations and interviews, requirements for establishing the boundarics of the

' Properties to be annexed prior to adoption of the prpmpt Plan are sﬁbjaet to
Preannexation Agreement. Those Agreements are contained ag Exhibit 4.A.1.

ﬁe legnl description of the boundzries of the Troy Tax Increment Financing
Redevelopmmt Project Area is presented in Exhibit 4.A2. The boundaries that have been

drawn are sound .and logical, conslstmt with the TIF Act public programs for the elmnnatmg ,

of blighted areas and/or preventing blight from occuming.
B.  Program Requirements/Findings |
The following findings have been made with respect to establishing the Troy

=
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. Red:velopmmt Pm_lect Area:

,lc

O

The Redevelopment Pm;ect Arca meets the requirements of the statute as a’
blighted area. Further, the factors areprea-ttoammmgﬁll extcntandare

reasonably dxsm'bumd throughout the area.

The Redevelopment Project Area axcjeeds the nnmmumsxze of one and a half
The Redevdopmmt Project Area is contlguous. conlxmed within a smgle
perimeter boundm'y ,

All properiies included in the Redevelopment Project Areqd will snbmnnally
benefit from being included in the area.

TheRedcvelopmthlanxsconmmtwnhthe Comprehmmeleforﬂw
community. _

The Redevelopmmt Prq]ect Area has not been subject to growth in private
investment and is not likely to do so without the adoption of this .
Redevelopment Plan.

There will be a commitment mfan'employmmtpmnmbymyandall
recipients of Tax Increment Financing assistance. Each recipient of Tax

Increment Financingassistance will be required to adhere to fair
practices in the conduct of their business and in any redevelopment activities in
which they may becoms involved within the Redevelopment Project Area.

16
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Y BASIS FOR REDEVELOPMENT

A. INTRODUCTION )
A Redevelopment Project Area accordmg to the Tax Increment Allocation

RcdevelopmentAct:sthatmdmgnmdbyammpahty (ctly,vﬂlageormcorpmmd
town)mwhmhtheﬁndmgmmd:dmtﬂlmmtscondxuonswhlchmetheareambq

classified as a blighted area, conservation area, or industrial park conservation area. The

criteria and the individual factors that are employed inpursningﬂneavalua&onofﬂlephysiedf

conditions in the area under investigation were based on applicable regulations.
B. ELIGIBILITY OF A CONSERVATION AREA
Toqualifyés'a"CdnsmﬁonArea",itmustbcshoWnﬂ_iatSOpercentormoreofﬂw
. stractures in the arca have an age of 35 years or more and that there is 2 combination of three
Cl{ : ‘/ormgfthefoﬂow)ingmfacmxs,asconninedinﬂxeTlFActa’snotedinﬂwdcﬁniﬁans

hereof.

Dilapidation
Obsolescence
. Deterioration
Presence of structures below minimum code standards
Abandonment
Excessive vacancies
Excessive land coverage
Deleterious land-use or lay-out
Depreciation of physical maintenance
Lack of commiunity planning

The eligibility of the Redevelopment Project Arca is based on the Qonqiﬁons, of the
areaasawhole,notonanmby&u.bmelbypamelhrmmbymmbasi&
Thus,ﬂlepmmceofthcmmmmmmbuofsmmdﬁwtmsmaybewﬁmtmmaha

) finding that an arca is a "Blighted Area" or "Conservation Ares”. Althoughnotasmmtory

S
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requirement, it was found that the factors are present to a meaningful mlmtandfurtherthe

factors are reasonably distributed throughout the Redevelopment Pﬁm Area,

C ELIGIBILITY OF A BLIGHTED AREA (UNDEVELOP- AREA)
mmmcunmmqunementsﬂmtmustbcmctbeforenndevelopedlandmbe

included in aRegevebpmmt Project Arca, one ofwhu:h is that the arca nmst meet the

. qualifications of being "vacant” land.

"Vacant land® rasans any parcel ar combination.of parcels of real property without
industrial, mmal and residential buildings whichhasnmbéenusedfqréomugial
agricultural purposes within. 5 years prior 1 the designation of a Redevelopment Project Arca,
unless mchpmelisincludedinanindnstrial patkconservanon area or such parcel has been
mbdmded [Chapter 24, Section 11-74, 4-3()}. |

Once undeveloped land meets the definitions ofbcmg vacant, it then, in ordet to fully
qua.llfy muatmzcttheTIFAct's ot!mmqmrcmcnﬁ 'I‘h:smcludaaﬁndmgthatthesound
growth of the mmgdmncts is nnpauedbyacombmauon of two or more ofthe followmg

1. Obsolete platting of lﬂe vacant land;

2. Divessity of owncmh:p of such land;

w

Tax and specxal assesammt delinquencies on such lnnd,

\

F!oodmg an all or part of such vacant land,

>

S Demnorahan of muctum or site improvements in nmghbormg area adjomed to
the vacant land.

.m-
A'ltemat_ivel}, the vacant property qualifies if one or more of the followﬁg_ fustors is
18

DOC 2019R30466 Pg 24 of 64

R T

.
bp B e A 1 e g eieie
T R R T A g S b T 8w 109, e




O

/ - : —

. The arca which jmmediately prior to becoming vacant qualified as a blighted
improved area; or - .

3. The area consists of an umsed quanry or wnused quarries; ar

3, - The area condists of wnused rail yards, ral tracks or milrosd rights-of-way; or

4. The area, prior to its designation, is subject to chronic flooding which

- adversely impacts on real property in'the area and such flooding is substantially

cansed by one or more improvements in or in the vicinity of the
Redevelopment P{D

least five years; o -

5.  The area consists of en umsed disposal site, containing earth, ﬁnné, building -

debris or similar materials, which were rcmx?ved from constniction dumolmon

excavation of dredge gite; or

6. The area is not less than 50 nor more than 100 acres and 75% of which is -
vacant; notwithstanding the fact that such area has been used for commercial
agricultural purposes within § years prior to the designation of the
Redevelopment Project Arca.

D. INVESTIGATIOI? AND ANALYSIS OF BLIGHTING FACTORS

A qualitative and quantiative investigation of the existence of the 10 biighting factors,

%n addition Fo‘thc‘m‘bténce of structures that are thirty-five years of age or more was
performed along with a statistical analysis. This data was supplemented by information
provided by officials of the City of Troy, private business and others. The Mm of this
investigation and evaluation of the redevelopment area for cach of the blighting factors that
were determined to exist is hereafier docﬁsnted. ‘

1. Analysis Of An lmpmved'Am )

The Redevelopment Project Area consists of & total of 165 properties (percels) which

contain approximately 140 structures. There wasunduﬂak:nby the Southwestem Illinois

19
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Planning Commission an examination and evaluation of each propexty and/or structare in the

Redevelopment Pmlect Area to determine the prcsence of the mdmdual blighting factors.

“The specific conditions that were dstermined to exist at the time of the field investigation in

1996 by the Southwestern Hlinois Planning Cornmission, as they relate to cach blighting .

" factor s ummarized in the following snslysis.

AGE OF STRUCTURE

'Theagéofmncmresisakzyfacﬁorinﬂ:eevalnhﬁanof‘thephysial

condiﬁunsinthcamAgeptesmuﬂieedstenceofpmblmsorlimiﬁng .
conditions resulting from normal and timuous use of structures and ex

to the elements over a period of many years. Asg_mle. ok}ubuildings

becauss of longer periods of active usage (wmir and tear) and the impaqt‘of
time, temperature and moisture. Additionally, older buildings: tend not to be
ideally suited formodun-dayusesmeehngconmmpomyspacemd

. development standards.

Summary of Finding

The Redevelopment Project Area contains a total of 129 structures of which 58
percent or 75 structures aro thirty-five 'years of age or older as determined by
field surveys made by the Sonthwestern Illinois Planning Commission,

The Redsvelopment Project Area, a8 well as adjacent areas is characterized as-
an area that contains a high percentage of older structares and are in need of
repair. The geographical distribution of the strotures that are thirty-five (25)
years old or more is widesproad throughout the Redevelopment Project Area.

DILAPIDATION

Dilapidation refers to an "advanced” state -of disrepair of buildings or
improvements or the neglect of necessary repairs, suffering the building or
improvements to fall into a state of decay.’ Dilapidation is a factor baged upon
the docamented presence and reasonsbie distribution of the buildings and
hnpmvmmthatminanadvancedmteofdimnir. T

At a minimum, dilapidated buildings are those with critical defects in primary
structural components (roof, bearing walls, floor structure, and foundation),

 building systems (heating, ventilation, lighting and plumbing), and secondary

20
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- stmcmral components m such combination and extent the (a) major repair is

required or, (b) the defects are so scrious and so extensive that the buildings

Summary of Findings

. The field survey of blighting factors conducted by Southwestern Illinois
Planning Commission did not test for the existence of dilapidated structures in

the Redevelopment Project Area. However, City of Troy officials have
provided information indicating that a minimal number of stractures within the
Redevelopment Project Area are in a state of disrepair which would qualify as
dilapidated. Notwithstanding these observations, dilzpidation is not considered
to be a qualification factor which is-relied upon in ‘qualifying the
Redevelopment Project Area pursuant to the TIF Act. _

OBSOLESCENCE -

~ An obsolete building or improvement is one which is no longer used. An

obsolescent building or improvement is one which is becoming obsolete or
going ont of use = not entirely disused, but gradually becoming so. Thus,
obsolescence is the condition or process of falling into disuse. -

Functional Obsolescence ;

Functional obsolescenice-is due to design features in the structures; such as high
ceilings, inefficient use of upper floor space, undesirable floor space, o
inadequate ingress and egress to ground and upper floors, inadequate storage
spaces, utility deficiencies, freight inaccessibility and loading deficiencies, and
handicapped inaccessibility. The structures need rchabilitation or removal to

’ provxd:formommndmfuncaonnl and economiical than in the original design.

Economic Obsolescence

Economic obsolescence is nonmally a result of adverse conditions which canse '

some degres of market rejection and, hence, depreciation in market valucs.
Typically, buildings classified as dilapidated end buildings which contain
vacant space are characterized by problem conditions which may not be |
economically curable, resulting in net rental losses and/or depreciation in

Obsalete Platting

Obsoleteplatﬁﬁg wouldizi‘ch:depmels of limited or narrow size and - |
configuration or parcels of irregular size or shape that would be difficult to

1
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develop on a planned basis and in a manner compatible with contemporary
standards and requirements, Platting that created inadequate row. widths for
streets, alleys and other public, row’s or which omitted cagements for pubhc

o utlites, shonld s be considered obsolete

Obsolete Site Improvements

* Site improvements, including sewer and water lines, public mihty lines (gas,

electric and telephone), roadways, parking areas, parking structures, sidewalks,

- curb and gutters, lighting, etc., may also evidence obsolescence in terms of

their relationship to contemporary development standards for such .
improvements. Factors of this obsolescence may include inadequate utility

capabiltes, outdated design, ci.

Sumnury of Findings ' ,

Obsolete platting is found to exist in all parcels of land within the
Redevelopment Project Area from Riggins Street on-the west to the castem'
boundary of the district. Numerous lots contamedwrthmthupommofthe
district ‘particularly those along Parkside Drive, Diana Street and in the central
business district are of iregular size and shape that creats difficulty of
dcvelopmentmaplannedbamandmamannuoomyaﬁblemthmhanpmary
mda:dsandreqmrmts

In addition, obsolete site nnpmvements are found to occur in the same area,
For example, obsolets” improvements include open drainage ditches along strest
frontages.caused by obsolete construction of strests without enclosed storm -
sewers, curbs aud gutters. Certain areas in or adjacent to the Redevelopment
Project Area are without sidewalks. Observations of these conditions are on
the basis of ficld inspections in 1996 by City of Troy officials.

" DETERIORATION

Deterioration refers to any phyasical deficiencies or dnsrepznr of structures and/nr
site improvements requiring treatment or repair. - \

Slrncmrec

While dsterioration maybemdmtmhasmallyaoundstmcunes._g_, lack of
painting, looss or missing materials, or holes and cracks over limited areas,
such deterioration can be corrected through normal maintenance.

Deterioration which is not casily correctable in the course of nonnal
mamt:nance may also be evident in bnildmgx Such huildmga may be _

2
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classified as deteriorating or in an advanced stage of deterioration, depending |
upon the degree or extent of defects. This would include buildings with major
defects in the secondary building components (e.g, doors, windows, porches,
gutters and downspouts, fascia materials, ctc.), and major defects in primary
building components (e.g,, foundations, frames, roofs, etc.), respectively.

Surface Improvements

" The conditions of roadways, alleys, curbs, gutters, sidewalks, off-strest parking

and surface siorage areas may also evidence deterioration; surface cracking,
cumbling, potholes, depressions, loose paving materials, weeds protruding
through the surface, etc.

Summary of Findings

;The property field survey did not empirically test those structures s‘ubjeét to

gtructure deterioration, However, interviews with- City of Troy officials
indicates that surfiics improvements within the Redovelopment Project Area
suffer-from deterioration which requires maintenancs and, in some cases,
reconstruction of strests, alleys, curbs, gutters, and sidewalks.

PRESENCE OF STRUCTURES BELOW CURRENT MINIMUM CODE

The presence of structures below minjmum code standards of the City of Troy
includes all structures which do not meet the current standards of zoning,
gubdivision, building, housing property maintenance, fire or other City codes
applicable to the property. Structures below minimum code are characterized
by defects or deficiencies which presume to threaten health and safety.

J

Summary of Findings

Individual technical code inspections were not conducted on structures within
the district. However, substantial portions of structures within the central

" businiess district area of the TIF district were originally constructed prior to the

adoption of tachnical codes for their construction. * It is therefore presumed that
the majority of the structures within the Redevelopment Project Area do not
meet the current standards of fire and other technical building codes applicable
within the City. : '

EXCESSIVE VACANCIES

Excessive vacancies refer to the presence of stractares which are unoccupfed or

underutilized in a high percentage (50 or more) of the total floor space and
23
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which represents an adverse influenice on the area becanse of the frequency,
extent, or duration of such vacancies. It includes properties which evidence no
apperent effort toward their occupancy or utilization and vacancies within

-Semmary of Eindings

" No empirical mﬁngwithinﬂmkédevelopmmthojectAréawaBpufdmedb .

determine the existence of excessive vacancics.
INADEQUATE UTILITIES

This factor relates to all underground and ovechead utiliies, inchuding, but not
limited to, storm sewers and storm drainage, sanitary sewers, water lines, and
gas, telephone and electric service ~whi::h may be shown to be inadequate.

inadequate utilities would inchuding those which are (a) of insufficient capacity
to serve the uses in the redevelopment project and surrounding arcas, (b)
deteriorated antiquated, obsolete, or in distepair or (c) lacking. -

Snmmnry of Findings

As a part of its survey, Southwestern Illinois Planning Commission reviewed
engineering reports prepared for the City of Troy which demonstrate the
insufficiency of sanitary sewer facilities requiring the construction of additional
facilities along Collinsville Road and the increase in capacity of other elements
of the sanitary sewer system of the City. In addition, the portion of the
Redevelopment Project Area west of Riggins Strest has no utilities within the
overwhelming portion of the land area thereby preventing adequate drainage
because of a lack of storm sewers and storm drainage and an inability o
construct any development because of a lack of water, clectric, gas, telephone
and telecommunications service. ) '

ABANDONMENT

Abandonment 'inchidns\ buildings that have been abandoned from the original
designed use or they have been vacant for 2 period of 12 months or more.

. Summary of Findings

No empirical testing was performed as a part of the field survey to determine

the existence of abandonment within the Redevelopment Project Area.

-
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EXCESSIVE LAND COVERAGE ~

Excessive land coverage refers to the over-intensive use of property and the -
crowding of buildings and accessary facilities onto a site, Problem conditions
including buildings either improperly situated on the parcel or located on
pmelsofinadequawsizeandahnpeinrehﬁon to present-day standards of

' development for health and safety, snd multiple buildings on & single parcel

The resulting inadequate conditions include such. factors as insufficient b
provision for light and air, increased threat of spread of fires dus o closs
proximity to nearby buildings, lack of adequate or proper access to 2 public
right-of-way, lack of required off-street parking, and inadequate provision for

loading and service. Excessive land coverage conditions are presumed to have

‘an adverse or blighting effect also an nearby development.

Summary of Findings

The central business district portion of the Redsvelopment Project Area
particularly along Market, Charter and Main Street exhibits characteristics of
exceasive land coverage as evidenced by the lack of appropriate access oato
publi¢ right-of-ways- and the absence of public or private off-street parking.
Land tises abutting Illinoia State Route 162 and Formosa Road which have
been developed which creats parcels of inadequate shape in relstion to present-
day standards of development and by creating isolated tracts of land made
unsuitable for development as a result of denial of access from a major

DELETERIOUS LAND USE OR LAYOUT ’ -
' )

Deleterious land-uses include all instances of incompatible land-use .

relationships, buildings cccupied by inappropriate mixed-uses, or uses which

may be considered noxious, offensive or environmentally unsuitable.

Summary of Findh;gs : ‘ | |

The aforementioned area is not only denied access as a result of excessive Iand
coverage but is also adversely impacted as a result of abutting land uses and

 layouts not included within the Redevelopment Project Arca. Retail and ’

commercial uses existing along the southern edge of Ilinois State Route 162 , ;
from Formosa Road to Riggins Strest isolats property, to the south included in ;
the Redevelopment Project Area from an appropriate use or uses. -~ . '

DEPRECIATION OF PHYSICAL MAINTENANCE

AN T S S W,

This factor considers the efects of deferred maintenance and the Iack of

25 -
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maintenance of buildings, improvements and gmunds comprising the pmposed
redevelopment area,

Site Improvements

antyards, side-yards, backyardsandvacantpamels accnmulmonoftmh
and debris; broken sidewalks; lackofvegetahon, lackofpavmganddust

A' conuul, potholes, standing water; fences in dlsrepm; lack of mowing and
" pruning of vegetaﬂon, etc. A

Streets, Alleys and Parking Areas

Streets, alleys and parking areas: potholes, broken-up or crumbling surfaces;

broken curbs and/or gutters; areas of loose or missing materials; standing water,

'\Utﬂiﬂu

Detmoratedslmmdmmagefacilmcs(_g,opcnchnnnels cmrbsandguttm),
madequatewaterpreame, waterstorageanddenmoratedstomgefacﬂmee

Summary of Findlngs

The large majority of the Redevelopmcnt Project Area exhibits characteristics
that refleot a dcpremnuon in physical maintenance.

- These are characteristics in building and site deteriaration and obaolescenee, as

well as streets, alloys, sidewalks, curbs and stormn drainage improvements, and
water facilities that need resurfacing, replacement and new construction. :
Neaﬂyanthepmpauumnnpactedtnmmedegmebyadeclmemphymml
maintenance based on ficld observations. A majority of the streets and alleys -
need.to be rebuilt due to inadequate rosdway structure and width. An
gradeds:dewalksyatemmneadedmpmwdeasnfepedesmancncnlmn

symm in the Redevelopment Area.
LACK OF COMMUNITY PLANNING

The lack of, or inadequate community planning at the time the Redevelopment
Project Area was originally developed can result in obstacles to redevelopment.
Thus, if no commmmity plan existed or it was considered inadeguate, and/or
virtually ignored during the time of the arca's development. This finding may
be amplified by other evidence which shows the deleterious results of the lack
of community planning, including mss-rcfermcmg other factors cited in the

blight analysis,
26
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Snmmary of Findings

Prior to the 19708 there was no ewdenceofanyfounally adopwdplms by the -
City of Troy. The westem portion of the TIF district (west of Rigging Strest)
has been under planning control of Madison County. The County's plan for
development hes not besn updated in over 25 years, The central business

" district portion of the Redevelopment Project Area is characterized by
'mappmpnatelotmmforcmmnumaldevelopmmtandpoorstreethyout The
western portion of the TIF district (fargely undeveloped) is characterized by
lack of access into the property and lack of utllities.

E  SUMMARY OF BLIGHTING FACTOR ANALYSIS '
As required by the statute, more than 50 percent of the structures within the district

,areatleastthﬁty—ﬁiré years of age or more. Iﬂ'addiﬁnn, substantially more then three of the

blighting factors are determined o exist within the district. As a result, the Redevelopment
Project Area as a whc{!le qualifics as a "Conservation Area® as defined by the TIF Act.
F.  FINDINGS t,n:-' NEED FOR TAX mcnmmm‘ FINANCING

The preceding two sections determine that the Redevelopment Project Area as a whole
isa conservanon area. However, the TIF Act states that nio rcdcvelopment-pfan ghall be
adopted without meeting the following four requirements,

L. The Redevelopment Project Aves is not subject to growth.
The existence of a majority of the structures having an agé of thirty-five years or more

along with a substantial tract of land thhm the Redevelopment Project Area remaining

‘.undwelop‘ed indicates that litfle, if ‘any, growth has occurred within the central business

disuict porhcm of the Redevelopment iject Arca and that no new devebpmt has occnm‘.d
in the western portion of the arca demgnated as a Redevelopment Project Area. The existence

 ofnmusotherbhghungfacwmmaddmontoagealleontributeﬁotheﬁlﬂmofﬂnsm

to develop. Although new retail businesses have develo;:ed along Illinois State Ronteulﬁz,
27
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 the areas included within the Redevelopment Project Area have not benefited from this
growth s a result of d;e existence of the blighting factors. This averall decline in economic
actmly andpnvate investment ooupled with the cumnulative force of the factors ducﬁbed
abovemayu-ansfom thekedevelapmzntPrqcctAxea&om a conservation area to a blighted
area of serions decay and dilapidation (pattmnlarly in the central business district pomon) |
nnlesqeon'ecﬁveacﬁons-mtakeninthenearﬁlm , | o N
Proposed private redevelopment projects are contingent upon adoption of a
‘ Redeve.lapmcnt quectAreamdmddepnmt planbemuseﬂme is little likelihooddntthc
necessary financial resources mqmred tn make the necessary public xmprovements o serve thel
] developmem sites in the absence of tax increment financing fimds can be ra:sed. Without |
| pmmpahon and assistance by the public sector, private investment will not take place in the
' izsdmlopmcn_t Project Area 85 a whole; the tax base will further erode; and, the health,
safety and welfare of the public w&yén,ma Redevelopment Project Area will be impaired.
Most recently, a proposed developer of a substantial portion of the tract of land
 abutting Formosa Roed withdrew its proposal for redevelopment of the area in the absence of
~ assistance and incentives for ﬂac am-acuon of new private éntefprise to the City.

2. = The Redevelopment l'lan Must Conform With the City's Comprehensive

, ¢ Phan,

A prevxously adopwd comprehensive plan for the City of Troy proposes continuing
commercial developt wzthm the Redevelopment Project Arca. Currently the Clty's Plan
Commission is updating the growth management plan. It is the determination ofthe officials
of the City of Troy that the redevelopment plan is presented. herein generally conforms to the |
existing comprehensive plan, the existing growth management plan, the City's Zonms
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Ondinance and subdivision code in terms of residential, public and cormmercial land uses,

3,  The Redevelopment Plan Must Estimate The Dates Of Complstion Of The
.Redevelopment Projects.
Obligations mcun'ed, xfany, to finance the improvements dmcussed 88 a part ofthe

redevelopment plan will be repand by increments of ad valomm real ptopezty taxes oollecmd

over an estimated period of approximately 20yeenﬁ'omﬂledateofadopnonofthe
Ordinance approving the redevelopment plan. Conu-actual. obligations of ﬂle City as the
administrator of the Rédevelopmmt Project Area may vary in length, however, the estimated
date for the completion of all projects initiated pursuant to the_rcdwdopm plan shall be no
later than 23 years from the date of adoption of the redsvelopment plan by the City.

The City Council has found that the Redevelopment Project Area would not
reasonsbly be developed without the use of tax increment revenues, and that such mctuncmal
revenues will be exclusively utilized for the development of the Redevelopment Prqect Aru.

e Undmoormgtheeomonncneedfm‘nnmmpalﬁmncmlasmstancemtheﬁxmoftax

esat”

increment ﬁnancmg is the fact that mﬂmut the City's commitment to provide such municipal
- financial assistance, there will not be commitment for private investment and redevelopment. -
This assertion is best‘-illumwd by the submission and subsequent withdrawal of the
redevelopment plan for Troy Junction Centre of Lincoln Land Development of Springfield, -
G  FINDINGS AND CONCLUSION

ﬁg Redévdopm@t Project Area shall be“designamd as a "Conservation Area” as

29
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= defined by the Tax Increment Allocation Redevelopment Act. The Redevelopment Project .
Arca exhibits blighting factors contained in Chapter 24, Section 11-74.4-3 of the Hlinois Stats
Statutes, By definition, "Conservation Area” means:

“any improved arca within the boundaries of 2 Redevelopment Project Area located
within the territorial limits of a municipality in which fifty (50) percent or more of the
structures in the area have an age of thirty-five (35) or more. Such an area is not yet
a blighted area, but because of a combination of three or more of the following

factors: dilapidation; obsolescence; deterioration; illegal use of individnal structures;
presence of structures below minimum code standards; abandonment; excessive
vacancies, overcrowding of structures and community facilities; lack of ventilation,
light or sanitary facilities; inadequate utilities; excessive land coverage; deleterious

land use or layout; depreciation of physical maintenance; lack of commmmity planning
is detrimental to the public safety, health, morals or welfare and such &n area may

become a blighted area”. ‘ \
O
! »
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V. REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES

The City of Troy hereby establishes the following goals and objectives for the -

 Redevelopment Projest Area. These goals and objéctives and consistent with the Subdivision

Code, Zmung Ordinance, Growth Management Plan and Comprehensive Plan of the City as ‘

each exists at the time of the publication of the Redevelopment Plan. These goals and

" objectives shall be modified by the City Council of the City of Troy as each or any of the

foregoing are amended. The Redevelopment Plan and Redevelopment Project Area is

congistent thh the Comprehensive Plan ax_xd'Growﬂ,l Mannganent Plan for the development

of the City of Troy as a whole.

| v'I'he-goalsofﬁneRede’veldpmbﬂthjectAmofﬂwCityomeym~

1.
2.

positively on other taxing bodics;

To preseive and improve the tax and employment base of the City;

To preserve and revitalize the Central Businsgs District Arca within the
Redevelopment Project Area as a yisble commnercial area;

To establish an additional area for commercial and business development
within the nwmicipality utilizing the unique geographic positioning: of the City
of Troy adjacent to Interstats Routes 70 and 55, Illinois Stats Route 162 and
United States Route 40; D :

To encourage re-use of existing donmant propertiea within the Redevelopment

* To upgrade the utility and transportation sysbans within the Redevelopment

Project Area; '

Tnsofur as poasible, to administer the TIF in 2 mauner that will impact |

To upgrade the overall physical appearance of the Redevelopment Project Area
and the properties contained theréin; -

-

1
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To encourage the development and/or redevelopment: of property for retail,
commermal and mixed uses.

B S 'gg gr_yomm

The spectﬁc objecuvee of the Cxty of ’l'my in designating the Redevelopment Projwt

" Area and pubhshmg the Redevelopment Plan' are:

L.

To establish a high vohmcrctail and commercial area for the City of Troy by
developing a conceniration of modemn commercial, business and retail
properties adjacent to Hlinois Route 162, Formosa Road and United States

Route 40;

To preserve the core business, retail and commercial uses of the Central
Business District Anaoftherty of Troy without harming the historic
character of the structures, facilities andpnbhc areasofsmddmm; '

To provide adequate, safe and sound infrastructure tosuppm-tthedzvclopment
ofdletetail. business and commercial areas;

To-eliminate both the sppearance and reality of blighted conditions and
economic and functional cbsolescence of structares within the Redevelopment

Project Area; and,

To upgrads and :xpand, where necessary, the streets, sewer dnd water systems
available to the Redovelopment Project Area and to the City as a whole.
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VI_REDEVELOPMENT PLAN

A INTRODUCTION

This section presents the Redevelopmmt Plan for the City of Troy Redevelopment .

_ Project Area. Pursuant to the Tax Inuancnt Allocation Redevelopment Act; when the

finding ia made that &n area qualifics as cither & Conservation, Blighted.or Tndustrial Park

| Conservation Area, there shall be prepared a Redevelopment Plan. A Redevelopment Plan is

defined in the Act as 2 comprehensive program of the mumicipality for development of
redevelopment intended by the payment of Redevelopment Project Costs to reduce or |
climinate those conditions, the existence of which qualify the Redevelopment pmjeci Area as
a "Blighted Area" or "Conservation Arca" or combination thereof or "Industrial Park -
ConmaﬁmAréa".gndthmbymmhanceﬁxetaxbases ofﬂ:qwdngdisﬁcﬁwhichmd |

into the Redevclopmént Project Area.
B, REDEVELOPMENT PLAN AND PROJECT O VES

The City of Troy proposes to realize ltsgoals and cbjectives throngh the use of public
ﬁnmcet:chniqneqincluding,bﬁnotﬁnﬁ&dh.taxiﬁcmnﬁtﬁﬂmcing: o

1. By implementing a plan that provides for the financing of those eligible
‘Redevelopment Project: Costs of prospective developers necessary to stimulate
the further development of the retail, commercial and business base of the City..
Such development will occur as the result of private development projects,
gome of which will be constructed in response to the availability of Tax
Increment Financing incentives; ‘ \

2. By constructing public improvements necessitated by private development
projects or otherwise needed to serve the Redevelopment Project Area,’
including: ' . o
a)  Street improvements (including new strect construction and widening

* and reconstruction of current stréets); - .

~

" 13
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b)

Utility improvements (including, but not limited to, water, storm water

- management and sanitary sewupmjectsmﬂ:mﬁwnedcvdopmmt

Project Area); 4 ,

 Signalization and traffic control device installation on thoroughfares

within the City necessary to cnhance the efficient and safe movement of

‘traffic within the City;

The provision of additional offstrect parking in the central business
district and a8 necessary o service new developments located within the
City; :

Street-scaping; landscaping and assthetic beantification. of public areas

within the Redovelopment Project Area and the City; -

Other public structures as riecessitated by the development generated
within the Redevelopment Project Area; and, .

, Providing for the capital needs of effected texing bodies gencrated by
“the tax increment development projects located within the

redevelopment projects. Such agresments will utilize incentives authorized by

the real property Tax Increment Allocation Act to entice privats development
into the City. ’ -

C.  PROPOSED GENERAL LAND USE PLAN -

The proposed general land use plan for the Troy Redavelopment Project Area shall be

consistent with the comprehensive plan of the City of Troy and the Growth Mznagement Plan

as both now exist or hereinafier may be amended.

All Redevelopment Projects shall be subject o the provisions of the City of Troy's

Zoning and Subdivision Ordinances and other applicable technical codes (building, electrical,

~ fire and occupancy) as may be in existence mdaa,maybe amended from time to time.

The City of Troy propasés to realize-its goals of conservation of desirable features in

the Redevelopment Project Area while eliminating the conditions of blight and othér

34
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deficiencies. The City will, thereby, be encouraging private investment in new commercial,

industrial, bnsiness,‘retaill and public facilities through the utilization of Tax Increment
Financing. . |
The City of Troy proposes to undertake a Redevelopment Plan which consists of

planned economlc development acﬁviﬁee. sound physical policies, :‘naﬂceﬁble_'lnnd uses and

~ public and private activities.

D. POLI OF REDEVELOPMENT PLAN

1. TheCity,omeymypmvideéédmnceibnsiwch\ﬁbiﬁm and control 88
needed to enhance redevelopment projects, including the acquisition: of property
.and dedication of land for publio street right-of-way. ' :

2,  Economic development programs, as well as loans and grﬂntsﬁom the State of
Tllingis to assist redevelopment projects, may be pursued by the City as needed
to provide financial feasibility for development. _ :

'3, The City will provide appropriste utilities, public works, site improvements and
street and road dévelopments which are neceasary to encourage private
investment and development in the Redevelopment Project Area.

4. Financial assistance for the redevelopment and enhancement of existing
residential and commercial properties in conformence with the Redevelopment -
Plan will be provided by the City. ' ' :
5. Relocation assistance will be provided by the City, as may be necessary in
order to enhance the probability of additional private investment and
development within the City. B

E.  REDEVELOPMENT PROJECTS
To achicve the objectives proposed in the redevelopment plan for the redevelopment

. project area, asubsla_ﬁtial nmnberofpréjects_mustbemdumken. An cssential element of

the redevelopment plin is a combination of privats developments, as well a3 public

investments and infrastructure improvements as 'indicamd in the estimated deavelo_pml;nt

i
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Project Costs, shown hereafter as Table 2. These projects may include, but are not restricted

'to, the following;

1. - Private Redevelopment Project Activity
To. achchamtzl Redevelopmr.ntl’lan, many projects may be employed. Thus, a

- combmauon of pnvate investments and public improvements is an eescnhal elcmznt of the

Redevelopment Plan. The private projects that are proposed for the Redevelopment iject
Ares _includé development of a high volune business and retail commercial center along Q
IMinois State Route 162.meosa'RqadandUnized States Routs 40. In addition, pxojecé will
be undertaken to preserve existing hqsheeses within the Redevelopment Project Area along
Tiiiois State Routs 162 and witin the ceatal business disrict of he Redovelopment Project

. Area. Finally, to preserve, rehabilitato and improve existing housing stock within the

Redevelopment Project Area. The exact design, scope, ﬁniing. implementation and fnnding
sﬂategyofeachsuchproject shallbedeteumnedananmdmdual bamsbytheCuyConncil
of the Cny of Tmy '

2 Public Redevelopment Project Activities

. Public projects will be used 1o serve and complement private investment. These
prajects may include, but are not lnmted to, strect improvements, sidewalks, land assembly
(Le., acquisition and déméﬁtjon)f site preparation, installation of storm sewers, water mains,
electrical facilities, signalization, traffic control devices and street lighting, as well as ofher
programs ofﬁnanclal ‘assistance to develop pnbhc mfmtmcmre and facilities of the Cltyof
Troy and of other school districts and units oflocal government whosejtmsdmnon co-exists
within the Redevelopment Project Area. Thus, to achicve the objectives of the redevelopment

-
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2,

T
R

10. .

( ) plan, the City of Troy may undertake construction of the followu:g public 1mprovemenm' l

Street and roadway constrction and rclamd s:gnahmmn, murfacmg,
reeonstmcuon, pavement removal and repair;

Curb and gutter construction and/or replacement; ‘
Traffic signalization and traffic conirol device construction and/or replacement;

1}

S&eet lighting replacement or upgrading; /

Storm sewer and related dramagc factlxty constmcuon, repaxr and/or
replacement; . ‘

Sidewalk construction, replacement and/or tepaxr;
Water main, trunk, liile and appliance construction, répair and/or replwemmt;

Street-scaping and landscaping of streets, entry of traﬁc islands, mnludmg
gigns on public. rights-of-way; N

Land acquisition, demolition and site clearance; and,
Site grading for land dévelopment capabilities and storm water drainage.

#

DOC 2019R30466 Pg 43 of 64




D™

VIL MLmNi'AnoN STRATEGY

The development of and the carrying out of a well-devised'implt_aﬁon strategy is
a key element in the snccess of the City of Troy RedevélopmthrojectAm Thus, in order

" to maximize program efficiency and to take advantage of current conservation redeﬁelopmznt
‘actions and with full consideration of available funds, 2 phased implementation strategy will

be employed. However, to achieve a total redevelopment pfan, & number of projects will

need to be mdertaken. Thus, a combination of private investments and public improvements

is an essential element of the redevelopment plan.
{

A PRIORITIES FOR PUBLIC ACTIONS

The City of Troy anticipates undertaking the following activities. -

1.

2
3,

7.

I

1

Adoption of redevelopment plan.

iniﬁatéabusixiéssandcommial rehabilitation assistance program.

Provide 2 marketing and site development design program to entice new
economic development. .

Constraction of streets and puhllc utilities (e.g., water and storm dmnage) for
new economic development.

Demolition and site preparation for new economic development, including any

' mecessary land acquisiﬁon of property.

7

Undertake the various public 1mpmvements mclndmg street 1mpmvts,
alleys, sidewalks, lighting, parking, and other similar improvements in the
Redcvelopment Project Area. Public improvements will be coordinated with *

the time and completion of private development projects.
Provide redevelopment subsidies to developers.

- ESTIMATED REDEVELOPMENT PROJECT COSTS

The City of Troy may inclede as Redevelopment Project Costs all reasonsble

-
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costs incurred or estimated to be incurred and any costs which are incidental to

redevelopment projects and the Redevelopment Plan.

Such costs include, without limitation to, the following:

&

Costs of studies, surveys, development of plans, and specifications,

- implementation and administration of the redsvelopment plan including but not
limited to staff and professional service costs for architectural engineering,

legal marketing, financial, planning or other services.

Property acquisition and preparation costs, including but not limited to ‘
demolition of buildings and the clearing and grading of land.

Costs of rehabilitation, reconstruction or repair or remodeling of existing public
orpﬁvatebuilding_sainglﬁ:mm. _ e

Cost of construction or public works or improvements.
Costeof job training and retraining.
Fmancmg costs, including but not limited to, all necessary and incidental

fo it

expenscs related to the issuance of obligations, and which may include payment - :

of interest cn any obligations issued hereunder accruing during the estirnated
period of construction of any redevelopment project for which such obligations
are issued and for not exceeding thirty-six (36) months thercafter, 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 incumed in furtherance of .
the objectives of the redevelopment plan and project, to the extent the
mumicipality by written agreement accspts and approves such costs.

Relocation costs to the extent that a numicipality determines that relocation
costs shall be paid or is required to make payment of relocation costs by
federal or state law. . '

Payments in lisu of taxes.

" Interest cost incurred byadeveiobexofredcvelopurdmdmﬁe construction,

rencvation or rehabilitation of a redévelopment project. Such payments in any

" one year may not exceed 30% of such anmual interest costs and relocation costs

incurred pursuant to the Tax Increment Allocation Redevelopment Act.

39
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The estimated total cost associated with the eligible redevelopment projects described,
herein, is presented in: Table Two. Any bonds issued shall have a life of not more than 20
years. This estimate includes all reasonable or necessary costs incmrred or estimated o be
jnicurred in‘the implementation of the redevelopment plan. These estimated costs are subject

10 refinement as specific plans and designs are finalized.

VILB2. TAXING DISTRICT CAPITAL COST ASSISTANCE
Of the numerous legmlatlve policies expressed in the Act, the Legislature has
authorized mumicipalities adopting tax increment financing to provide assistance with capital

costs to taxing districts who are affected by the creation of a Tax Increment Financing

District and implemsntation of tax increment financing. The City of Troy belicves that the

nnmrbofthéredevclopmentundcttakmaumgly warants providing for such assistance to
those taxing bodies whomnybeaﬁ‘ected. As amult, taxmg bodxesa.ﬁ'cctedbythe
implementation of the Tax Increment anncmg Dnstnct will be encouraged to apply to the
City Council ofthe City for assistance with up_ml costs (as defined in the Act) that arise as a
diect and proximate esult of the implementation of the Redsvelopment Plan and tax
increment financing. ‘

Those tixing districts secking sach assistance will be encouraged to provide 2 written
document o the City detailing those capital costs with which assistance is sought and an
acplananon as to how those costs are a direct and proximate result of the implementation of

' tax increment financing. All requests for such assistance will be submitted to the City
Council for its review. Those requests for assistance with capital costs which are apptwéd ’
by the City Council will be memorialized in an Intergovemmental Agreement between the

40
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Gty of Troy and the affected taxing body which skal, at 8 miniourm, delineate tho capit]

. cats which are puid fom tx increment financing funds, an explanation of how the need for
éush funds is a direct and proximate result of adoption ofmemwdwt.pm and
mplanenmtmn of tax increment financing and such other mattem as the CnyCouncil and the
a&cted taxing district myd@nmuymappmpﬁawmsnchaﬂ agreement,

" The City of Troy will not &t eny time seek assistance for the payment of such costs
from any other affected taxing bo@y: Howov\er, the City. reserves the right to provide for
payment of such capital costs through appﬁcaﬁqn for and receipt of grants, loans or other
ﬁnanmal assistance from units of gwmmt other than the affected taxing districts.
Ofthi;generalCitygdahmnmmtedasapaitofmisP!an,theCity seeks to administer 2
Tax hmmt“ﬁn@cing District in 2 manner that will assist, rather than hmdet, aother taxing
bodiw.. It is clear that not all adverse effects resulting to other taxing districts can be
climinated, however, the City secks to ﬁstn‘bn’t: a portion of the funds which are meoeasaxy
" for Redévelopment Project activities, Distribution of wnecessary funds as Payments in Liex

' of Taxes as provided for in the Act discourages unnecessary retention of incremental funds
and, can in fact, encourage disposition of redevelopment obligations at an earlier time thercby ‘

pmmtnng termination of the District priot to the statutory maximum.-

. For the purposes of this Section, the following definitions apply:

"R men Plan Year” shall mean a period of one year commencing on

ﬂ:edntcofadupﬁgnofﬁxMtﬁnancingandchdhgonmepteceding

daxeinthe.subsequmt»yeufandonﬂmannivmnydmof‘mhymﬂxmﬁet

mﬁlthemmcxpiraﬁm of the Plan or termination of the Plan by action of
41
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the City Cuunéi’l of the City of Troy, whichever occurs earlier.

"Incremental Revemes” ghall' mean those revenues deposited into the special
tax allocation fond as calculated pursuant to 65 ILCS 5/11-74.4-8(b). :
"Surplus Funds” shall mean those incremental funds which are not pledged as
security for the payment of obligations issued pursuant to the Tax Increment
Allocation Redevelopment Act nor subject to contractual obligations of the
mimicipality for redevelopment activities authorized by redevelopment projecta’
and contracts approved by the City Council of the City of Toyor -
redevelopment programs anthorized by Ordinance by the City Council of the

" City of Troy. ‘ co

Commencing at the end of the third Plan Year, the City of Troy shall, within 90 days of the
end of the Plan Yet;r, calculate the amount of Surplus Funds available in the Special Tax
Allocation Rmdgmmwd during the xmmzdxatcly concluded Plan Year. The Clty of.Tioy
shall then direct the, Mimicipal Treasurer 10 pay 50% of the said Surplus Funds gencrated in

the immediately concluded plan year to the affected taxing districts, such payments to be paid

mthet;xing districts in the game propartion as the most recent distribution by the County

' Collector to the affeoted taxing districts of real property taxes from taxable real propenty in

the Redeveloiammf Project Area.

42
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TABLE TWO

ESTIMATED REDEVELOPMENT PROJECT COSTS *.

(acquisition, demolition, site

clearance, and grading relocation, etc.)

(construction of strects, sidewalks,

storm sewers, water and electric uﬁlities,

traffic controls, etc.)

‘Professional Services

(placniing, legsl, engineering,
architectural, fmancial, marketing,”

" or other services)

Subsidies to Developers

Rehsbilistion of Existing Buildings

(rehabilitation, reconstruction, repair
or remodeling of existing buildings
and ﬁxmres)

Contingency

(l!maiy and related, cos® of
financing, cost overruns, capitalized

interest, etc.)

, ‘C&stmayba allocated among these line items or may be

43

© $500,000

$15,000,000

$600,000
$300,000°

$5,000,000
~ $2,500,000.

$1,100,000

\

$25,000,000

used for any other project cost as

-

-
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C  MoSsT RECENT EQUALIZED ASSESSED VALUATION

The total eqnnhzedasmsedvaluauon forﬂleCityof'l'myTaxIncmment
Redevelopment Project Area has been estimated at~appmmately $2,770,000. This figure
will be verified by the County Clerk of Madison Counly.
D. REDEVELOPMENT VALUATION

Thus, wﬁﬁng@t on the adoption of ﬂns ’I‘a‘x Increment Red;veloprh:;nt Plan and
commitment by the City to the Redevelopment Program, it is anhmpawdﬂmtseveml major
private developmmts may occur within the Redevelopmant Project Area demgmwd. }

The private redevelopment mvesuncnt in this Rndevelopmmt Project Area is apectad

to increase the asamed tax valuauon from $35,000,000 to 338 000,000 upan compleuon of

the private pmjem.

'E. SQURCE OF FUNDS

The scmm of funds to payformdevelopmcnt project costs assoc:ated with
1mplan=ntmg the mdevelopment plan shall be funds collemd pursuant to Tax Incmnmt

Allocation- Financing to be adppﬁed by-the City. Under such financing, tax mcm}wnt revemme

inﬂieformofinﬁ_easeqintheeqnalizedassess'e_dvaluc(EAV)ofpmpaty,-{asweninﬁne

Redevelopment Project Area shall be allocated to a special fnd each year (the "Special

Allocation Fund™), and the assets of the Special Allocation Fund shall be used to pay -

" Redevelopment Project Costs snd retire cbligations incurred to finance Redevelopment Project

Costs. In order to expedits the iniplementation of the Redevelopment Plan and construction
of the public improvements projects, the City of Troy pursuant to the suthority granted it

- under the Tax Increment Allocation Redevelopment Act may issue obligations to pay for the

M
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Redevelopment Project Costs. These obligations may be secured by fature armounts 10 be
collected and allocated to the Special Allocation Fund. Such otligations may take the form
" of any loan inﬁtmmgms. a\nhorized‘ by the Tax Increment Allocation Redevelopment Act. The )
Cnymayalsouselocalremilsalesw:asawmceot'mvennetoﬁnancepmjectmm '
I available, revenues from other economic development funding sources may include
State and Federal programs, and land disposition proceeds from the sale of land in the
R;adcvelopmmt Project Area. The final demmon concerning redistribution of yearly increment
revemues maybe-mnde a part of a bond ondinance. It is assumed that the cost of |
implementing the redevelopment plan will reqmm cormitting all increment fimds from the

| 'TaxlncremcntConauvanon Rcd:velopmmtAmamdnbtretmment. Ituemmabdﬂm

Ppresent ﬁnancml feasibility requires revenues available each year equal to 125% - 175% of
the annual debt services peyment in connection with the refirement of the bonds. In the event
ghereisax_xymeq'softheﬁmglsdeempdneoesmybyordimmefor the retirements of ,
obligations, rescrves, sinking finds, and redevelopment project costs, this may be declared as
surplas and will be available for distribution to the various taxing districts in the )
Redevelopment Project Area in the manner provided by Statute,
F.  NATURE AND TERM OF OBLIGATIONS -
W‘nhout mludmg other methods of City financing, the principal source of funding
will be tax increment revenue obligations, issued pursuant to this redevelopment plan, for a
term not to exceed 20 years bearing an annnal iniemt Tate asfpermitwd by law. Revemues
received in excess of 100% of funds necessary for the payment of principal and interest on
ﬁébond#éndnotneededforoﬂnetmdwelopm@t pmject@ or early bondreura:gmm may
4 I : (
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be declared as surplus and become availsble for distribution annully to the taxing bodies 1
the extent that thia distibution of surplus doss not impair the finaricial feasibility of the
project. One'ormtibondismesmaybesoldntanyﬁms inordermi:nplmt&is

WM————‘M

The esummd date for the completmn ofthc redevelopment plan is no later than 23
vyem from the datc of adoption o_f the redeve_lopment plan by the City. -Any obligations

.incmedmﬁﬂgnceﬂ;eCmmaﬁonfRedwelopmumjectCommmbemﬁmd no later

than 20 years after the date of such ismance and prior to said expiration of the redevelopment
plan. { |
E  FAIR EMPLOYMENT PRACTICES

TthxtyofooywiIlmsurethatallpnvate andpnbhcredevelopmmtactmhum

mnmumdmamrdmcewuhfmanphymentpmcucesbyanyandaﬂmcxpxemsofm

: 'mmentﬁmncmg assistance. Each recipient of TIF assistance will be requircd to adhers to
faﬁ;mpbymmtpmzﬁeﬁinthemnduﬂofﬂmirhusine&dandinmyredﬁdopmmt activities
in which they may become involved within the Redevelopment Project Area, |
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<-J . YHL_REVIEWING AND AMENDING THE TIF PLAN

A  AMENDING REDEVELOPMENT PLAN

The City of Troy Redevelopment Plan may be amended in accordance with the
provisions of the Tax Increment Allocation Redevelopment Act, Chapter 24, Section 11-74.4,
¢t seq. of the Illinois Compiled Statutes. Also all reporting requirements and other statutory
provisions will be adhered to.

The Act stipulates that once the City of Troy adopts an ordinance approving a
redevelopment plan, redevelopment projects, and project arca, no ordinance shall be adopted
which alters the Tax Increment Financing District boundaries, or affects the proposed genual -

 1and use or the nature of the project without complying with the public hearing procedures
provided in the Tax Increment Allocation Redevelopment Act. ‘The City shall comply with
O " theso requirements i connestion with any amendments to this Redevelopment Plan proposed
in the fnm |

47
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CITY OF TROY. COUNTY OF MADISON.
THIS AGREEMENT is made and entered into this 10th day of March, 1997, by and

between the CITY OF TROY, ILLINOIS, a Miumicipal Corporation, located in the Conlnty of

Madison, i the Stae of inis, crested and exising wnder and by vittas of the laws of the

St of Hinois (hercinafter referred o as the "CITY"), and BENRY ROSS and MICHAEL

NOGA, (hereinafter referred to as "ANNEXATION PETITIONERS®), WITNESSETE:
. WHEREAS, HENRY ROSS sad MICHAEL NOGA arc owners with other cooperating
parties of a certain feal estate which is described as follows:

PARCEL 1: A tract of land in the Southwest Quarter of Section 8, Township 3
North, Range 7 West of the Third Principal Meridian, Madison County, Dllinois, more
‘particnlarly described as follows: Commencing at the Northeast comer of said
Southwest Quarter-Section -thence North 89 degrees 10 minutes 34 seconds West
(Assumed Bearing) along the narth line of said Southwest Quarter-Section, a distance
of 104527 feet to the point of begimning of the tract of land herein described; thence
South 00 degrees 02 minutes 36 scconds West, a distance of 128591 feet to the
Northerly right-of-way line of Old U.S. Route 40 (S.A-R. 11, Also known as
Collinsville Road, 66 feet wide); thence South 65 degrees 23 minutes 11 seconds West
along said right-of-way line, a distance of 675.81 fect to the beginning of a 5,775.58
foot radius tangent curve to the right; thence Southwestwardly along said curve an arc
distance of 327.82 feet; thence South’ 68 degrees 38 minutes 19 seconds West along
. gaid right-of-way line, a distance of 607.22 feet; thence North 84 degress 58 minutes
39 seconds west along said right-of-way line, a distance of 169.96 feet to the east
right-of-way line of Formosa Road, (50.00 fect wide); thence North 00 degrees 00
minutes 00 séconds East along said East line, a distance of 1925.80 feet to the said
North line of said Southwest Quarter scction; thence South 89-degrees 10 minutes 34
seconds East along said North line a distance of 1672.12 feet to the paint of beginning
and containing 62.77 acres, more or less. |

PARCEL 2: Pat of the Northwest Quarter of Section 8, Township 3 North, Range 7
West of the Third Principal Meridian, Madison County, Dlinois more particularly
described as follows: Commencing at the southwest comer of said Northwest Quarter
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thence east along the south line of said Northwest Quarter 25 fest to a point on the
cast Right-of-Way line of U.S. Route 66, FAR 190) which is the true point of
beginning; thence North along said Right-of-Way line (1900 f. more or less) to the
South line of a tract conveyed to Donald and Pearl Soffer in Book 2515 on Page 149
of the records of the Madison County, Hlinois Recorder’s Office; thence East along the
South line of said Soffer tract and a straight extension thereof to the cast a distance of
sroximately 2280 fest more or less to the north-south center line of said Section 8,

thence south along said north-south center line a distance of approximately 1980 feet
to the Center of said Section 8, thence west along the east-west center line of said
Section 8 approximately 2722 feet to the point of beginning, containing 112 acres
more or less. ‘

PARCEL 3: Lats 7 and 8 of Troy Junction, according to the plat thercof, recorded in
Plat Book 52, page 145 recorded in the Recorder's Office of Madison County, Llinois,

(hereinafier refemed to as the "Annexation Tract”); _

WI-IEREAS. the ANNEXATION PETITIONERS have requested the CITY annex the.
Annexation Tract dnd has requested that the CITY provide Tax Increment Finmncing
(hercinafier referred to as “TIF'); |

WHEREAS, there are no electors realdmg on t§e Annexation Tract, -and the owners of
record of_s;id tracts are agreeebletoannexmg their property to the CITY by this agreement;

WHEREAS, the Corporate Authorities of the CITY, after due and e;mful_ |
consideration, have found and detérmined and do hereby declare that the annexation of the
Annexstion Tracts 10 ihe CITY, on the terms and conditions herein made and provided, will
further the orderly growth and'deve'lopmm‘t of the CITY, allow the CITY to control the
growth and development of the property, and is in the welfare and beat intcrests of the CITY;
and, |

' WHEREAS, the annexation of the Annexation Tmct to. the crrY and the subject
development thereof is contmg:nt apon compliance with the terms and conditions provided
for in this Annexation Agreement -
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NOWTHEREFORE, moonmdmtzonofmepmsee andﬁlemntmlwvenantsand :
agmunmtsheremcontamed, mnmtuaﬂyagreedbyandbetweenthepBrnahm, .

follows:
ANNEXATION AND ZONING OF THE ANNEXATION TRACT.

" Following the enactment of a CITY ordinance to authorize this Annexation Agreement by
. two-thirds (2/3) vote of the Corporate Authorities of the CITY holding office, as required by

Division 15.1 of the Minois Municipal Code (which authorizes and controls the inaking and

enforcement of annexation agresments in'the State of llIi_mis. 65 ILCS 5/11-15.1.1 et. seq.),

_theparﬁe’dhmﬁoshaﬂmakeaﬁdm&rinmtbiiégrem;bymmﬁngthemAsmas ’

practicablo thereafir, the CITY shall aunex the Annexation Tract 1o the CITY by enaciment
of an appropriate oi::ﬁnance in accordance with Section 7.1.1 and 7.1.8 of the Ilinois |
Mimicipal Code (65 ILCS 5/7.1.1 and 5/7.1.8) and the ordinance annexing the property to the
Cl'I'YandanaccumsnmpoftheAnnuanonTmct. togelhermthtlusAnnmuonAgmmt
and a certified copy of the ordinance authorizing theAnnmnon Agreement shall bereeorded
in the office oftheMad:son County, nlmms Reoonier. andthe annmnon qrdmancg and map
ghall be filed in the office of the Madison County, Illinois Clerk in accordance with the
requirements of Sections 7-1-8 and 3140 of the Tlinois Municipal Code (és ILCS 5/7-1-8
and sn:uo) and Section 1.02 of the Tiinois Plat Act (763 ILCS 205/1.02). |
2. TAX INCREMENT FINANCING. For the development of the Annexation

. Tract and the other property fo be included in the Redevelopment Project Arca to be

designated by the CITY, the CITY shall adopt a Redevelopment Pian and Tax Increment
Financing pursuant to the llinois Tax Increment Allocation Rndwalopment Act (65,;'ILCS
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S/1174.41, et seq, the "Act"). Sec Redevelopment Plan shal include the Annexation Tract

- described herein.

21 As the Amiexation of the TIF Tract s developed, the CITY shall bo entided to
recsive its usual and customary utlity taxes, sales taxes, sewer and water service connection
fees andanyothertaxesthatwuuld pertain to the annexation and development of the
Annexahon Tract exceptreal estate taxes which shall be assessed and paid to the CITY for-
Tax Increment Financing in accordance with this agreement and the Act

22 The fomgoin@Annéxﬁﬁon of the Annexation Tracts shall be contingent upon
adoption of tax mcremcnt financing within sixty (60) days of the date of this agresment.

- DISC ONNi;moN OF ANNEXATION TRACT. I, for any reason, the

Redevelopment Plan as herctofore described is not authorized within 60 days from the date of

this agreement, then this Anmexation Agreement shall terminate and be rendered null and void

»andofnoﬁnﬂmforce and effect. As soon as practicable thereafter, thcAnnaxanon'hact

wiﬂbedmmnectedﬁnmﬂmCHYandﬂwCﬂYshanenactaHmdmanwmdmkuall

" other corporate action required mduconncct theAnna:ahon Tract from the CITY and

ANNE(ATION PETITIONERS will ‘cooperate in every reasomsble way to acoomphsh the
d:sconnpcnon. _

4  CHANGE IN ORDINANCES. The CITY agrees to apply its Codes and
Ordinances, and where requited in order to honor its comments under this Agreement, o
emend its Codes and/or Ordinances which ace n conflict with, this Agreement, in order o -
perform its obligations wndertaken by in this Agreement 10 the extent pemmitted by law;
except that in compliance with the provisions of the 1961 Mlincis Municipal Code,»;as

\ B
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amended (65 ILCS 11-15.1.2(b)), any public hearing required by law to be held before the
enactment of shy ordinance amendment required in order for the CITY to do and pecfomn its

" cbligations ‘under this Agresment shall be held priar to the execution of this Agreement and

all such ordinance smendments required by this Agrecment shall be enacted according to law.
As of thic date hereof the CITY affirmatively states that o the best of its kuowledge,
info:maﬁonmﬂbeﬁcfthmmndm&enﬂy‘eﬁ‘ecﬁvemdigmcesofﬁxecmmisw
would violate and which ordinances would need to be amended in order for the CITY
honor and pérform its obhgauons ‘under this Agrement. |

5 CES. Allnoncﬁ.reqnem.anddemandsofatherpmymmeother
shaﬂbemwnungandahaﬂbedehvmdpawmﬂyorbycernﬁedmaﬂ,mmmmpt

3

requested, addressed as follows:

K to the CITY: CITY Clerk
Troy City Hall
116'E. Market Street
Troy, IL 62294-1518

If to the

Annexation

Petitioners:

\

"o to much other sddress or addresses as cither of the parties shall hereinafter designate to the

other party in writing.

6. QEX'SFEESAND(_:M_S_ Ifetﬂ:etpmymkeslegal actmnon
account of the other party's breach of this Agresment, then and in that event, the losing party

to the controversy shall pay the prevailing party's reasonable legal fees and court costs and
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_ oﬁ;nr costs incwred in this ligation.

7. BINDING EFFECT. This Amnexation Agresment shall be binding upon and

ghall inure fo the benefit of the partics hersto, their successors and assigns, including -

SUCGESs0T OWNers of record ofﬂle'Anna:_alion Tract, and all parts thereof, anciuponany

" successor rmicipality. Nothing herein shall pm}ent the alienation or sale of the Ammnexation

Tract or portions thereof, except that said transfer and conveyances shall be subject to the

provisions hereof and of the Zcning Cods, Subdivision Cods; and ofher codss and ordinances
ofﬁxéClTYthmineffectandthencwoyvnmoruanMshallbe bpﬂlbcnbﬁﬁedand
bound by the terms, conditions, and restrictions therein and herein expressed.

8.  ENFORCEMENT. This Auexation Agreement shall be enfircesble in any

. Court ofcompetentjmiaﬁicﬁon by any of the parties hereto by an appropriate action at law or
in equity to secure performance of the covenants hereof in accordance with the provisions of
‘Section 5/11.154 of the Tllinois Munjcipal Code (65 ILCS 5/11.15.4). '

9. TERM.Inacomdancevmhthemmom Mnmc:palCode(GS]LCS 11.15.1.1), -

dnsAmmhmAgreemmtshaﬂbcmeﬁ'ectforaMmoftwmty&O)ymfmmﬁxedateof

its execution. 4
10. = SEVERABILITY. In the event any provision of this Annexation Agreement

- ghall be declared invalid by a Court of competent jurisdiction, the invalidity of such provision

shall not afiect the validity of any other provisions of this agreement and the agresment shall
be read and enforoed as if the invalid provision did not exist and had been struck from the
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IN WITNESS WHEREOF, the parties hereto have made and extered into this
Annexation Agreement on the date first above written.

CITY OF TROY, ILLINOIS, A
Municipal Corporation,

By:

'rOMcm Mayor

' ANNEXATION PETITIONERS,

2 . /¢ HENRY ROSS
| HENRY ROSS

/e MICHAEL, NOGA
MICHAEL NOGA

STATE OF ILLINOIS )
) s
COUNTY OF MADISON )

The undersigned, a Notary Public.in and for the County and State aforesaid, hereby
certifies that TOM CARAKER and MARY E. CHASTEEN, personally known to me and
known to me to be the Mayor and the.City Clexk, respectively, of the City of Troy, Hlinois, a

- Municipal Corporation, appeared before me, in person, this date, and acknowledged that they =
signed and delivered the above and'foregoing document as their free and vohmtary act and
deed and as the free and voluntary act and deed of said City, for the uses and purposes
therein set forth. ' : '

Given .I;nder my hand and Notary Seal this day of _ _, 1997,

Notary Puoblic -

f""?‘i‘x
g._%§

e
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STATE OF ILLINOIS )
)ss
COUNTY OF MADISON ) o . o

The undersigned, a Notary Public in and for the County and State aforesaid, hereby
certifies fiat HENRY ROSS and MICHAEL NOGA, personally, appeared before me in
person this date and acknowledged that they signed and delivered the above and foregoing
document as their frée and voluntary act and deed,for the uses and purposes therein set forth,

Given under my hand and Notary Seal this ___ day of .
1997.

Notary Public
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STATE OF ILLINOSS )
) S8
)

COUNTY OF MADISON

I, MARY E. CHASTEEN, hereby certify that I am the duly elected and acting City
Clerk of the City. of Troy, linois, Madison County, Illinois, and as such I sm the keeper of
the books, records, files and corporate scal of said City.

I do further certify that the agreement to which this certificate is attached, entitied:

THE TION AG OR THE ANNEXATION OF 177 Al
RE F ESTATE QWNED BY Y ROSS, SHIRLEY F.

CITY OF TROY. OF MADISON.

between the City of Troy, Madison County, Iilinois, a Mimicipal Corporation created and
HENRY ROSS and MICHAEL NOGA (herein referred to as "Annexation Petitioners®), said
agreement being dated the 10th day of March, 1997, is an accurate, true and complete copy of
said Annexation Agreement as appears in the books and records of the City of Troy, Ilinois
and as authorized by City Ordinance No. _________ passed by the Troy City Council and
approved by the Mayor the day of , 1997,

A

Mary E. Chasteen, City Clesk
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Exhibit IV, A. 2.
City of Tray, Hiinols -
Tax Increinent Financing District
Boumlnfy Description

Beginning at the intersection ofthe west ROW line of Formosa Road and its
extension and the south ROW line of Collinsville Road (Old U.S. Route 40)
and it's extension in the township of Jarvis, the county of Madison, and the
State of Illinois. Thence northeast along the south ROW line. of Collinsville
Road to the intersection with the cast line and it's extension of Parcel #22-08-
00-015 thence north 2long said cast line and the cast linc of Parcel #22-08-00-
015.001 to it's intersection with the south line of Parcel #22-08-00-000-002,
thence east along said line and the south line of Parcel #22-08-00-000-009 to
its intersection with the west line of Parcel £22.08-00-000-011, thence north
along mdwestlmctothenoﬂhlmeofmd?arcelﬂmneastmmm
with Pamel #22-08-00-000-010 then north to the. northwest corner of said
Parcel then east along the noith line of said Parcel to the southeast comer of
Parcel #22-08-00-000-009 then north along the east line of said Parcel to a
point of intersection with the center line of McKinley Street and it's extension,
thence cast'along said centerline. to it's exteasion to it's intersection with the
centerline of Laundry St,, thence :omhalungmdcenwrlme to it's intersection
with the centerline of Wynona Street, thence cast along said centerline to it
intersection with the centerline of Sarah Street, thence south and southeast
along said centerline of Sarah Street to it's intersection with the south ROW
line of Collinsville Road(OldUS Route 40), thence nartheast along said
ROW line to it's intersection with the centerline of Charter Street, thence east -
along said centerline to it's intersection with the west line of Parcel #22-09-07-

204-035 and it's extension, thence southwest along said west line and thewest i

line of Parcel #22-09-07-204-034 crossing Plum Street continuing to the
southwest along the west line of Parcel #22-09-11-201-002 and it's extension

" with the centerline of Center Street, thence southeast along said centerline to

its intersection with the west line of Parcel #22-09-11-202-001 and it's -
extension, thence northeast along said west line to it's intersection with the

. centerline of Plum Street, thence southeast along said centerline to it's
intersection with the centerline of Kimberiin Street, thence northeast along said
" centerline to'it's intersection with the centerline of Charter Strest, thénce - -

southeast along the centerline of Charter Street to it's intersection with the

. centerline of Ash Street, thence northeast along said centerline and it's

extension crossing Market Street to the northeast comner of Parcel #22-09-07-

© 205-010, thence northwest -along the north line of said parcel and i's extension
_ crossing Hickory, Main, Washington, and Border Streets to the northwest

comer of Parcel #22-09-06-103-008, thence north along a line projected from
the west line of said Parcel #22-09-06-103-103-008, thence north along a line
projected from the west line of said Parcel ‘#22-09-06-103-008 fo it's i
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intersection with the north ROW line of Clay Street, thence westalangsmd
north ROW line to it's intersection with the north ROW line of Hiinois Route

. 162, thence northwest and west along said north ROW line of Hllinois- Route

162 to it's intersection with a line projected from the west line of Parcel #22-
08-02-201-018, thence south along said projected line to the southwest comer
of said Parcel #22-08-02-201-018, thence west along the south line of Parcel
422.08-02-201-017 o it's intersection with east line of Parcel #22-08-02-201-
016, thence south along sid east line to the southeast comer of Parcel #22-08~

02-201-016.001, thence west along the south line-of said parcel to the west line -

of Parcel #22-08-02-201-016.002 and it's extension, thence north along said
west line to the southeast comer of Parcel #22-08-02-201-015.001, thence west
along said the south line of said parcel and it's extension to i's intersection

with the centerline of Section 08, Township 03 North, Range 07 West, theace -
south along said centerline .to the southeast corner of Parcel #22-08-00-003.002,

" thence west along the south line of said parcel and it's extension to the -

southwest corner of Parcel #22-08-00-001.003, thence north along the west line
of said parcel and it's extension to it's intersection. with the north ROW line of
Tllinois Route 162, thence east along gaid north ROW line to i's intersection
with the centerline of Section 05, Township 03 North, Range 07 West, thence
north along said centerline to the northeast corner of Parcel #22-05-00-012,
thence west along the north line of said parcel and it's extension to it
intersection with the cast ROW line of Formosa Road, thence south along szid

. west ROW line to it's intersection with the west ROW line of Intersection 35-

70, thence south along said west ROW line to i's intersection with the
centeriine of Section 07, Township 03 Nosth, Range 7 West, thence cast alang
said centeriine to it's intersection with the west ROW line of Formosa Road,

* thence south along said West ROW line to the poiit of begiming.
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