AGENDA
RULES MEETING OF THE BOARD OF TRUSTEES
HELD REMOTELY
PUBLIC NOTICE POSTED AT THE VILLAGE HALL
350 VICTORY DRIVE
PARK FOREST, ILLINOIS
Village Hall- Boardroom

7:00 p.m.

September 8, 2020

Roll Call
1. Approval of storm clean-up costs from August 10, 2020 Derecho Storm
2. Award of Contract: Well Maintenance, Well No. 2
3. Engineering Service Agreement: Woodland Glen Storm Sewer
4. Approval of a Contract with Bode Tree Care for lot clearing in the Eastgate Neighborhood and
Authorization for the Village Manager to Sign
5. An Ordinance Amending Ordinance No. 1633, Approving a Tax Increment Redevelopment
Plan and Redevelopment Project for the Village of Park Forest Downtown Tax Increment
Redevelopment Project Area by Extending the Term of the Redevelopment Plan from 23 Years
to 35 Years
Mayor’s Comments
Manager’s Comments
Trustee’s Comments
Attorney’s Comments
Clerk Comments
Audience to Visitors
Adjournment
NOTE – DUE TO COVID-19
THE BOARD MEETING WILL BE HELD VIA CONFERENCE CALL
*Public, in-person attendance of the Meeting has been deemed unfeasible; All public comment can be sent
prior to the phone conference Board Meeting, via email to tmick@vopf.com, by 3 pm the day of the meeting;
Public comments received via email will be read during the public meeting.
**A record (verbatim recording) of all action (if any) taken during the Board Meeting in open session will be
made available upon request.
***This meeting will be broadcast live, and recorded, on the local cable access channels in Park Forest
(channel 4 for Comcast subscribers & channel 4 for AT&T U-Verse subscribers) and will be streamed live,
and subsequently archived, on the Village website at www.villageofparkforest.comNOTE: Copies of Agenda
Items are Available on the Village website at www.villageofparkforest.com

AGENDA BRIEFING
DATE:

September 8, 2020

TO:

Mayor Jon Vanderbilt
Board of Trustees

FROM:

Roderick Ysaguirre - Director of Public Works/Village Engineer

RE:

Approval of storm clean-up costs from August 10, 2020 Derecho Storm

BACKGROUND/DISCUSSION:
On Monday, August 10th, a derecho storm passed through Iowa, northern Illinois, and
northern Indiana resulting in severe wind damage. It has also been reported that an EF-0
tornado with winds up to 85 mph passed through Park Forest. As a result, numerous public
and private property trees were damaged, up rooted, and/or numerous branches have broken
off the main trunk. In addition, numerous homes in Park Forest have also incurred damage.
In response to the numerous public and private property branches that have fallen, Public
Works and Recreation and Parks departments were tasked with branch pick-up and branch
chipping. Recreation and Parks picked up branches in public parks and spaces while DPW
picked up branches in public Right of Way. Staff has instructed residents to bring any fallen
branches to the front curb and DPW crews would come by and pick up or chip those
branches. The village owns 1 chipper and needed the assistance of a tree removal contractor.
This agenda item consists of approval of an invoice for payment for hiring Storm Tree
Services Inc., from Frankfort, IL, to help with two 10-hour days of emergency cleanup work.
This company provided resources/equipment (see attached) that do not exist in the Village’s
fleet inventory which helped address the widespread damaged tree removal needs. Were it
not for the use of contractor resources, the Village’s efforts toward storm damage clean up
would have been severely hampered. Payment of $50,470 will come from any savings which
might be available in the Public Works General Fund. Should sufficient savings not exist in
the PW General Fund, a budget amendment can be considered tapping into fund balance
reserve.
RECOMMENDATION: Approve payment to Storm Tree Services Inc. in the amount of
$50,470 for this emergency work.
SCHEDULE FOR CONSIDERATION: This item will appear on the Agenda of the Rules
Meeting of September 8, 2020 for your discussion.

Storm Tree Services, Inc.
PO Box 1804
Frankfort, IL 60423
stormtrees@gmail.com | www.StormTreeServices.com

RECIPIENT:

Village of Park Forest Public Works Department
350 Victory Drive
Park Forest, Illinois 60466

Invoice #728
Issued

Aug 17, 2020

Due

Aug 17, 2020

Total

$50,470.00

Account Balance

$50,470.00

Invoice attached, we appreciated your prompt payment
PRODUCT / SERVICE

DESCRIPTION

QTY. UNIT COST

Haulage and disposal of storm cleanup brush from
village parkways.

3605

TOTAL

Aug 13, 2020
Municipal Bush Cleanup

$14.00

$50,470.00

$14/ per cubic yard of debris. Total volume to be
determined.
No fine cleanup. Only what loader operator can
load.
One 10 hour day Minimum. Additional days by
request as schedule allows.
Final price to be calculated upon completion of
work.
_______________________________________
______
8/13/20 - Collected 1,680 Cubic Yards of Brush
LT5-140 yds x 5 loads = 700yds
LT4-115 yds x 4 loads =460 yds
LT1-130yds x 4 loads = 520yds

8/14/20 - Collected 1,925 Cubic Yards of Brush
LT5-140 yds x 5 loads = 700yds
LT4-115 yds x 5 loads =575yds
LT1-130yds x 5 loads = 650yds
3,605 total cubic yards collected
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Storm Tree Services, Inc.
PO Box 1804
Frankfort, IL 60423
stormtrees@gmail.com | www.StormTreeServices.com

Thank you for your business. Please contact us with any questions regarding this invoice.
We appreciate your prompt payment.

Village of Park Forest Public Works Department
350 Victory Drive
Park Forest, Illinois 60466

Total

$50,470.00

Account balance

$50,470.00

Invoice attached, we appreciated your prompt payment
Invoice #:
728
Due date:
Aug 17, 2020
Amount due:
$50,470.00
Amount enclosed: ______________

Mail to:
Storm Tree Services, Inc.
PO Box 1804
Frankfort, IL 60423
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AGENDA BRIEFING
DATE:

August 26, 2020

TO:

Mayor Jon Vanderbilt
Board of Trustees

FROM:

Nicholas Christie, Assistant Village Engineer

SUBJECT:

Award of Contract: Well Maintenance, Well No. 2

BACKGROUND/DISCUSSION:
On Tuesday, August 25, 2020, at 2:00 p.m., the Department of Public Works opened 5
bids for well maintenance on Well No. 2. The bid was advertised in the Daily Southtown
Newspaper, Village Website, and mailed to 6 known bidders. Please see attached
tabulation for bid results.
This maintenance project will consist of pulling the pump and pumping components
completely to the surface; conducting a T.V. survey of the well; sandblasting pump
component parts that may be considered for reinstallation; inspection; protective column
coating; furnishing repair parts as needed; reinstalling the pump after repair; chlorinating
the well and pump to EPA regulations and performing a two hour performance test.
Services with also include installing and variable frequency drive (VFD) on the motor to
better control water flow from the Well and save on energy costs.
Great Lakes Water Resources of Joliet, IL had the low base bid in the amount of
$89,874.00, see attached bid tabulation. Additionally, our past experience notes that it is
unlikely, but possible, that the Well will need to be lined, requiring a new bowl and
motor. With this in mind, the bid asked for a few optional items. The extended bid price
assuming lining work with a new motor and cast iron bowl result in Great Lakes Water
Resources of Joliet, IL had the low total bid in the amount of $154,074.00. Note that we
are choosing a cast iron bowl vs. a bronze bowl for the sake of this comparison. Great
Lakes last worked on Well #3 in 2019 and we were satisfied with their work. This
project will be paid from the Water Fund – Supply and Purification-Capital Outlays in the
Fiscal 2021 Budget where $250,000 has been allocated.
RECOMMENDATION: Award the Well Maintenance – Well No. 2 contract in the
amount of $154,074.00 to Great Lakes Water Resources with an additional 15%
contingency for any additional work as determined by the Village Engineer for a total
cost not to exceed $177,185.10.
SCHEDULE FOR CONSIDERATION: This item will appear on the Agenda of the
Rules meeting of September 8, 2020 for your discussion.

Park Forest Public Works
Engineers Estimate
No.

Opening: August 25th, 2020
2:00 P.M.

Well 2 Maintenance Bid Tabulation

Item

Water Well Solutions

Great Lakes Water Resource

Municipal Well and Pump

Cahoy Pump

Layne Christensen

Quantity

Unit

Unit Price

Total

Unit Price

Total

Unit Price

Total

Unit Price

Total

Unit Price

Total

Unit Price

Total

1

Pump, Motor, Bowl Assembly, Column Pipe, and
Appurtenances Removal, Inspection, Report

1

LS

$10,000.00

$10,000.00

$11,140.00

$11,140.00

$9,300.00

$9,300.00

$15,085.00

$15,085.00

$23,384.00

$23,384.00

$11,531.00

$11,531.00

2

Plueger Motor Service

1

LS

$500.00

$500.00

$1,000.00

$1,000.00

$150.00

$150.00

$690.00

$690.00

$134.00

$134.00

$1,400.00

$1,400.00

3

New Airline

1

LS

$500.00

$500.00

$300.00

$300.00

$400.00

$400.00

$670.00

$670.00

$585.00

$585.00

$2,000.00

$2,000.00

4

New Electrical Cable

1

LS

$2,000.00

$2,000.00

$1,900.00

$1,900.00

$1,100.00

$1,100.00

$1,200.00

$1,200.00

$1,081.00

$1,081.00

$2,720.00

$2,720.00

5

8 Inch Spring Loaded Check Valve, if needed

1

EACH

$1,500.00

$1,500.00

$2,760.00

$2,760.00

$1,600.00

$1,600.00

$1,760.00

$1,760.00

$1,410.00

$1,410.00

$1,850.00

$1,850.00

6

Pipe Corrosion Protection

1

LS

$5,000.00

$5,000.00

$11,600.00

$11,600.00

$6,200.00

$6,200.00

$6,240.00

$6,240.00

$4,675.00

$4,675.00

$5,000.00

$5,000.00

7

New Column Pipe, as needed

100

FT.

$55.00

$5,500.00

$80.00

$8,000.00

$36.00

$3,600.00

$74.00

$7,400.00

$33.00

$3,300.00

$83.00

$8,300.00

8

Cutting and rethreading ends column pipe, as needed

10

EACH

$150.00

$1,500.00

$200.00

$2,000.00

$150.00

$1,500.00

$214.00

$2,140.00

$50.00

$500.00

$182.00

$1,820.00

9

Pipe Coupling, as needed

10

EACH

$150.00

$1,500.00

$260.00

$2,600.00

$165.00

$1,650.00

$228.00

$2,280.00

$99.00

$990.00

$198.00

$1,980.00

10

Install zinc sleeves

18

EACH

$150.00

$2,700.00

$220.00

$3,960.00

$185.00

$3,330.00

$126.00

$2,268.00

$185.00

$3,330.00

$180.00

$3,240.00

11

Rebuild bowl assembly/repairs, if needed

1

LS

$10,000.00

$10,000.00

$9,100.00

$9,100.00

$5,800.00

$5,800.00

$6,130.00

$6,130.00

$3,475.00

$3,475.00

$6,750.00

$6,750.00

12

Discharge Head Inspection

1

LS

$500.00

$500.00

$700.00

$700.00

$100.00

$100.00

$230.00

$230.00

$60.00

$60.00

$1,250.00

$1,250.00

13

Video Survey of Well

1

LS

$1,500.00

$1,500.00

$1,900.00

$1,900.00

$1,800.00

$1,800.00

$3,280.00

$3,280.00

$1,925.00

$1,925.00

$1,800.00

$1,800.00

14

Bailing Well, if needed

8

HR

$350.00

$2,800.00

$450.00

$3,600.00

$280.00

$2,240.00

$470.00

$3,760.00

$355.00

$2,840.00

$575.00

$4,600.00

15

Reinstallation

1

LS

$7,000.00

$7,000.00

$8,000.00

$8,000.00

$8,000.00

$8,000.00

$15,200.00

$15,200.00

$8,605.00

$8,605.00

$15,375.00

$15,375.00

16

Testing

1

LS

$1,000.00

$1,000.00

$3,200.00

$3,200.00

$525.00

$525.00

$1,040.00

$1,040.00

$1,396.00

$1,396.00

$2,898.00

$2,898.00

17

Chlorination

3

EACH

$1,000.00

$3,000.00

$5,400.00

$16,200.00

$1,000.00

$3,000.00

$3,933.00

$11,799.00

$1,300.00

$3,900.00

$2,802.00

$8,406.00

18

Piping Discharge Reconfiguration

1

LS

$10,000.00

$10,000.00

$4,800.00

$4,800.00

$1,700.00

$1,700.00

$7,610.00

$7,610.00

$3,466.00

$3,466.00

$8,800.00

$8,800.00

19

Variable Frequency Drive (VFD) Upgrade

1

Allowance

$37,879.00

$37,879.00

$37,879.00

$37,879.00

$37,879.00

$37,879.00

$37,879.00

$37,879.00

$37,879.00

$37,879.00

$37,879.00

$37,879.00

Total Base Bid

$104,379.00

Total Base Bid

$130,639.00

Total Base Bid

$89,874.00

Total Base Bid

$126,661.00

Total Base Bid

$102,935.00

Total Base Bid

$127,599.00

Optional Items
A.

New Motor

1

LS

$30,000
$20.00

$30,000
$20.00

$41,000.00

$41,000.00

$25,300.00

$25,300.00

$23,450.00

$23,450.00

$23,879.00

$23,879.00

$26,000.00

$26,000.00

B.

New Standard Cast Iron Bowl

1

LS

$20.00
$10,000

$10,000
$20.00

$18,000.00

$18,000.00

$7,900.00

$7,900.00

$8,330.00

$8,330.00

$8,755.00

$8,755.00

$8,900.00

$8,900.00

C

New Bronze Bowl

1

LS

$35,000
$20.00

$20.00
$35,000

$99,790.00

$99,790.00

No Bid

No Bid

$34,920.00

$34,920.00

$14,620.00

$14,620.00

$35,911.00

$35,911.00

$80,000.00

$80,000.00

* Bid as Stainless Steel
D.

Well Lining

1

LS

$20.00
$35,000

Total of A, B, and D. (Eliminating Bronze Bowl from Consideration)

$35,000
$20.00

$214,379.00

$68,000.00

$68,000.00

$257,639.00

$31,000.00

$31,000.00

$154,074.00

$32,600.00

$32,600.00

$225,961.00

$24,827.00

$24,827.00

$160,396.00

$242,499.00

AGENDA BRIEFING
DATE:

August 27, 2020

TO:

Mayor Jon Vanderbilt
Board of Trustees

FROM:

Nicholas Christie, Assistant Village Engineer

SUBJECT:

Engineering Service Agreement: Woodland Glen Storm Sewer

BACKGROUND/DISCUSSION:
The Thorn Creek Subdivision is an area that is subject to repetitive flooding. In 2011,
Christopher Burke Engineering was hired through a Will County grant to study the
drainage issues in the subdivision and provide recommendations. Their report, attached,
outlined improvements that could be made in 3 separate drainage basins, noted as the
east, middle, and west. Recommendations noted for the west basin were constructed
utilizing a Will County grant in 2017. The remaining 2 improvement areas have remained
in the Village’s capital plan under “Thorn Creek Subdivision Storm Water Management
Improvements”.
The Fiscal 2021 did not budget for drainage improvements in the Thorn Creek
Subdivision. However, $200,000 was budgeted for storm sewer improvements that was
intended to improve sewer on roads DPW planned to resurface using its general fund
allocation. Since Fiscal 2021 general fund capital projects, including the road resurfacing
program, were put on hold due to the ongoing pandemic, DPW sought to reallocate the
sewer capital budget.
Ongoing flooding issues in the east drainage basin continue to be a concern. The issue
centers around a 36” diameter storm sewer having an upstream inlet just south of 34
Woodland Glen. During heavy rainfall events, a tremendous about of water is directed
through the forest preserve to this storm sewer. Traveling through the forest, flood waters
also tend to carry an abundance of silt, logs, and other debris. This sewer will often
become clogged during the storm event from the debris and severely limit the caring
capacity. Additionally, 34 Woodland Glen has a walk out basement facing the channel,
making it extremely susceptible to flooding.
DPW requested a proposal from Baxter and Woodman Engineers, see attached, to
provide a design to upsize the storm sewer (about 355 feet) to 48” diameter per the
Christopher Burke recommendation. Please note Exhibit 6, page 14 from the study for an
illustration of the work. Additionally, we requested improvements to the inlet, including a
secondary entry point, and channel fortification to better control for silt erosion. The
proposal also includes permitting required by the Army Corps of Engineers.

RECOMMENDATION: Authorize the Village Manager to enter into an agreement
with Baxter and Woodman Engineering for design services in relation to storm sewer
improvements near 34 Woodland Glen in the amount of $29,084 with a $5,000
contingency for construction engineering, if needed, for a total cost not to exceed
$34,084.
SCHEDULE FOR CONSIDERATION: This item will appear on the Agenda of the
Rules meeting of September 8, 2020 for your discussion.

July 27, 2020
Mr. Roderick Ysaguirre
Director of Public Works and Village Engineer
Village of Park Forest
350 Victory Drive
Park Forest, IL 60466
Subject: Village of Park Forest – Woodland Culvert Improvements
Proposal for Engineering Design Services
Dear Mr. Ysaguirre:
Baxter & Woodman understands that the Village of Park Forest would like to improve rear yard
drainage at the culvert behind 34 Woodland Court. The existing rear yard ditch receives
drainage from the Thorn Creek Forest Preserve to the east, causing erosion and carrying large
debris during storm events. The existing 18” culvert fills with sediment and restricts flow. The
headwater at the culvert crossing has left visible watermarks on the structure foundation at 34
Woodland Court and the Village wishes to remedy the situation. To our knowledge, the home
has not flooded.
We are pleased to submit this Proposal to provide engineering design services related to
analysis of the existing culvert and design of rear yard drainage improvements. The proposed
improvements will likely include a modification to the existing structure to provide a
secondary point of inflow. Additionally, stabilization and armoring of upstream areas will
reduce sediment flow adjacent to the culvert. Limits of work and stabilization include
excavation from behind curbline on Woodland Court and continuing down to the culvert inlet.
Stabilization and restoration at the culvert inlet will not exceed 100’ from the culvert inlet and
disturbance of private property will be kept to a minimum. A detailed summary of our
proposed scope of services and engineering fee is provided below.
Scope of Services
1.

PROJECT COORDINATION
a)
PROJECT MANAGEMENT - Plan, schedule, and control activities to complete the
Project. These activities include, but are not limited to budget, schedule, and
scope. Submit a monthly status report via email describing tasks completed the
previous month and outlining goals for the subsequent month.

b)

PROJECT MEETINGS - Conduct one (1) meeting with Village Staff during the
design of the Project to clarify Village Staff wishes, design questions, and/or
construction methods.

2.

INITIAL DATA COLLECTION
a)
COLLECT EXISTING FILES - Obtain, review, and evaluate available information
for use in design, which may include: utility atlases; GIS shape files surrounding
the Project limits; aerial photography; engineering plans; as-built drawings;
environmental studies; maintenance and flooding records; drainage studies;
hydrologic and hydraulic information and calculations; County and/or Village
topography; and geotechnical data.
b)
TOPOGRAPHIC SURVEY
 Perform topographic survey of the Project limits of natural and man-made
features in order to develop base sheets for Project plan drawings. State plane
coordinates and NAVD 88 will be used for horizontal and vertical controls.
 Develop base sheets of natural and man-made features from topographic
survey data, including creating lists of deficient items for clarification at future
site visits.
c)
SITE VISITS FOR DESIGNERS - Conduct one (1) site visit to familiarize the
designer(s) with the site, clarify any discrepancies on the Drawings, and identify
the layout of proposed improvements.
d)
UTILITY LOCATES
 Complete a Design Stage Request with JULIE, which consists of obtaining
names and phone numbers of utilities located within the work area.
 Contact utilities, obtain atlases where available, and provide preliminary plan
sheets to utility companies for their markup and return.
 If utility relocates are found to be needed due to conflict with proposed
improvements, work with utility company engineers to provide information
and assistance as needed.

3.

DESIGN
a)
CULVERT AND SWALE CAPACITY CALCULATIONS
 Utilize HEC-HMS hydrologic modeling software to analyze culvert tributary
area and determine flow rates.
 Perform culvert hydraulic analysis using HY-8 program and consider impacts
of sedimentation and debris blockage. Determine headwater elevation due to
proposed improvements.

Mr. Roderick Ysaguirre
Village of Park Forest

July 27, 2020
191207.40  Page 2

b)

c)

d)

e)

 Size the proposed orifices and swale geometry using HEC-HMS calculations
referenced above.
 Identify design constraints including drainage and excavation limitations.
DESIGN DOCUMENTS
 Develop base sheets of natural and man-made features from topographic
survey data.
 Indicate the location of all utilities that can be obtained from the best available
records, including utility company atlases.
 Prepare Design Documents consisting of Drawings showing the extent and
character of construction work to be furnished and performed by the
Contractor(s) selected by the Owner and Specifications which will be prepared
in conformance with the format of the Village’s choice.
 Prepare CADD-generated plan sheets that indicate the proposed layout of
design elements, including proposed installation methods, and areas of
possible problems or difficulties.
PERMITS AND AGENCY COORDINATION
 Submit USACE Regional Permit Application for Regional Permits 7 (Temporary
Construction Activities) and 8 (Utility Line Projects) for the impacts to the
ditch and surrounding area, an assumed Waters of the U.S. and fringe wetland.
 Submit Soil Erosion Sediment Control Review and Inspection application to
Will-South Cook Soil and Water Conservation District as part of the USACE
Regional Permit Process.
 Submit an EcoCAT to IDNR for review of any natural resources, wetlands,
and/or threatened and endangered species located on the project site.
 Coordinate with permitting agencies on any comments and resubmittals of
permit applications.
ENGINEER’S OPINION OF PROBABLE COST - Prepare Opinions of Probable
Construction and Total Project Costs (EOPC) for the Project including:
construction cost; contingencies; and construction engineering services
necessary for completion of the Project.
PEER AND CONSTRUCTABILITY REVIEWS
 Conduct QA/QC peer reviews of drawings and specifications.
 Utilize Construction Department personnel to provide a review of drawings
and specifications.
 Make revisions based upon comments from both engineering and construction
department comments.

Mr. Roderick Ysaguirre
Village of Park Forest

July 27, 2020
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f)

CONTRACT DOCUMENTS - Prepare for review and approval by the Village and
its legal counsel the forms of Construction Contract Documents consisting of
Advertisement for Bids, Bidder Instructions. Bid Form, Agreement, Performance
Bond Form, Payment Bond Form, General Conditions, and Supplementary
Conditions, where appropriate, based upon standard Owner contract
documents.

g)

DELIVERABLES
 Full sized For Bid Plan Sheets – Two (2) copies
 Quarter sized For Bid Plan Sheets – Two (2) copies
 Contract Document Book – Two (2) copies
 Engineer’s Opinion of Probable Costs
 Digital copy of plan sheets, contract documents, and EOPC
 Digital copy of CAD files and hydraulic model files

4.

ASSISTANCE DURING BIDDING
a)
BID ADVERTISEMENT - Answer bidders’ questions during bid period.
b)
ADDENDUMS - Issue necessary addenda to all plan holders as necessary.
c)
BID OPENING
 Attend bid opening with Village Staff and assist in reviewing and checking of
bid package submittals as required.
 Tabulate all bids received and review all bid submittals to verify low bid is
responsive and responsible.
 Issue a Letter of Recommendation to Award the construction contract to the
Village for their action.

5.

CONSTRUCTION MANAGEMENT (OPTIONAL)
a)
PROJECT INITIATION
 Act as the Village’s representative with duties, responsibilities, and limitations
of authority as assigned in the construction contract documents.
 Attend and prepare minutes for the preconstruction conference, and review
the Contractor’s proposed construction schedule and list of subcontractors.
 Obtain video and photographs of existing conditions.
b) CONSTRUCTION ADMINISTRATION
 Shop drawing and submittal review by Engineer shall apply only to the items
in the submissions and only for the purpose of assessing, if upon installation or
incorporation in the Project, they are generally consistent with the

Mr. Roderick Ysaguirre
Village of Park Forest
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c)

construction documents.
Village agrees that the contractor is solely
responsible for the submissions (regardless of the format in which provided,
i.e. hard copy or electronic transmission) and for compliance with the contract
documents. Village further agrees that the Engineer’s review and action in
relation to these submissions shall not constitute the provision of means,
methods, techniques, sequencing or procedures of construction or extend to
safety programs of precautions. Engineer’s consideration of a component does
not constitute acceptance of the assembled item.
 Prepare construction contract change orders and work directives when
authorized by the Village.
 Review the Contractor’s requests for payments as construction work
progresses, and advise the Village of amounts due and payable to the
Contractor in accordance with the terms of the construction contract
documents.
 Research and prepare written response by Engineer to request for information
from the Village and Contractor.
FIELD OBSERVATION – Part-Time
 Engineer’s site observation shall be at the times agreed upon with the Village.
Engineer will provide a Resident Project Representative at the construction
site on a part-time basis of no more than eight (8) hours per week from
Monday through Friday, not including legal holidays, to assist the Contractor
with interpretation of the Drawings and Specifications, to observe in general if
the Contractor’s work is in conformity with the Final Design Documents, and
to monitor the Contractor’s progress as related to the Construction Contract
date of completion.
 Through standard, reasonable means, Engineer will become generally familiar
with observable completed work. If Engineer observes completed work that is
inconsistent with the construction documents, that information shall be
communicated to the contractor and Village to address. Engineer shall not
supervise, direct, control, or have charge or authority over any contractor’s
work, nor shall the Engineer have authority over or be responsible for the
means, methods, techniques, sequences, or procedures of construction
selected or used by any contractor, or the safety precautions and programs
incident thereto, for security or safety at the site, nor for any failure of any
contractor to comply with laws and regulations applicable to such contractor’s
furnishing and performing of its work. Engineer neither guarantees the
performance of any contractor nor assumes responsibility for any contractor’s
failure to furnish and perform the work in accordance with the contract

Mr. Roderick Ysaguirre
Village of Park Forest
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191207.40  Page 5

d)

documents, which contractor is solely responsible for its errors, omissions,
and failure to carry out the work. Engineer shall not be responsible for the
acts of omissions of any contractor, subcontractor, or supplier, or of any of
their agents or employees or any other person, (except Engineer’s own agents,
employees, and consultants) at the site or otherwise furnishing or performing
any work; or for any decision made regarding the contract documents, or any
application, interpretation, or clarification, of the contract documents, other
than those made by the Engineer.
 Part-Time Field Observation provides that the Resident Project Representative
will make intermittent site visits to observe the progress and quality of
Contractor’s executed Work. Part-Time Field Observation does not guarantee
the Engineer will observe or comment on work completed by the contractor at
times the Resident Project Representative is not present on site. Such visits
and observations by the Resident Project Representative, if any, are not
intended to be exhaustive or to extend to every aspect of Contractor’s Work in
progress or to involve detailed inspections of Contractor’s Work in progress
beyond the responsibilities specifically assigned to Engineer in this Agreement
and the Contract Documents, but rather are to be limited to spot checking,
selective sampling, and similar methods of general observation of the Work
based on Engineer’s exercise of professional judgment as assisted by the
Resident Project Representative, if any.
 Provide the necessary base lines, benchmarks, and reference points to enable
the Contractor to proceed with the work.
 Keep a daily record of the Contractor’s work on those days that the Engineers
are at the construction site including notations on the nature and cost of any
extra work, and provide weekly reports to the Village of the construction
progress and working days charged against the Contractor’s time for
completion.
COMPLETION OF PROJECT
 Provide construction inspection services when notified by the Contractor that
the Project is complete. Prepare written punch lists during final completion
inspections.
 Review the Contractor’s written guarantees and issue a Notice of Acceptability
for the Project by the Village.
 Review the Contractor’s requests for final payment, and advise the Village of
the amounts due and payable to the Contractor in accordance with the terms
of the construction contract documents.

Mr. Roderick Ysaguirre
Village of Park Forest

July 27, 2020
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e)

PROJECT CLOSEOUT - Provide construction-related engineering services
including, but not limited to, General Construction Administration and Resident
Project Representative Services.

Engineering Fee
The Owner shall pay the Engineer for the services performed or furnished, based upon the
Engineer’s standard hourly billing rates for the actual work time performed, plus
reimbursement of out-of-pocket expenses including travel, which in total will not exceed
$29,084.
Optional: Upon request, we can provide Construction Management for an additional fee, which
in total will not exceed $5,000.
Exclusions
The following items are excluded from this scope of services:









Resident notification and coordination
Geotechnical evaluation – Not anticipated to be necessary for design
Wetland delineation and report – USACE Permit will assume all permanent impacts for
work near the culvert inlet. Since impacts are less than 0.1 acres, no wetland mitigation
is expected
IDNR and MWRD permitting – Not anticipated to be required
Costs for resubmittals to permitting agencies
Right-of-way acquisitions, documentation for easements or right-of-way alterations –
not anticipated to be required.
Preparation of Notice of Intent (NOI) and Stormwater Pollution Prevention Plan
(SWPPP) to obtain an NPDES General Permit No. ILR10 – Not anticipated to be required
due to less than 1 acre of impact.

If you find this proposal acceptable, please sign below and return one copy for our files.
The attached Standard Terms and Conditions apply to this proposal.

Mr. Roderick Ysaguirre
Village of Park Forest

July 27, 2020
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We appreciate the opportunity to work with you. If you have any questions or need additional
information, please do not hesitate to call Paul Siegfried at (815) 444-3360.
Sincerely,
BAXTER & WOODMAN, INC.
CONSULTING ENGINEERS

Sean E. O’Dell, P.E.
Vice President
Attachment
Initial to accept:
Optional services: Construction Management Option
VILLAGE OF PARK FOREST
ACCEPTED BY: ____________________________________
TITLE: _______________________________
DATE: _______________________________

\\corp.baxwood.com\Projects\Crystal Lake\PRKFT\191207-Woodland Culvert\Contracts\191207.40_Proposal_Woodland.doc
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STANDARD TERMS AND CONDITIONS
Agreement - These Standard Terms and Conditions, together with the letter proposal, constitute the entire integrated agreement between
the Owner and Baxter & Woodman, Inc. (BW) and take precedence over any other provisions between the Parties. These terms may be
amended, but only if both parties consent in writing.
Owner’s Responsibility – Provide BW with all criteria and full information for the Project. BW will rely, without liability, on the accuracy
and completeness of all information provided by the Owner including its consultants, contractor, specialty contractors, manufacturers,
suppliers and publishers of technical standards without independently verifying that information. The Owner warrants that all known
hazardous materials on or beneath the site have been identified to BW. BW and their consultants shall have no responsibility for the
discovery, presence, handling, removal or disposal of, or exposure of persons to, unidentified or undisclosed hazardous materials unless
this service is set forth in the proposal.
Schedule for Rendering Services - The agreed upon services shall be completed within a reasonable amount of time. If BW is hindered,
delayed or prevented from performing the services as a result of any act or neglect of the Owner or force majeure, BW’s work shall be
extended and the rates and amounts of BW’s compensation shall be equitably adjusted in writing executed by all Parties.
Invoices and Payments - The fees to perform the proposed scope of services constitute BW’s estimate to perform the agreed upon scope
of services. Circumstances may dictate a change in scope, and if this occurs, an equitable adjustment in compensation and time shall be
made by all parties. No service for which added compensation will be charged will be provided without first obtaining written
authorization from the Owner. BW invoices shall be due and owing by Owner in accordance with the terms and provisions of the Local
Government Prompt Payment Act.
Opinion of Probable Construction Costs - BW’s opinion of probable construction costs represents its reasonable judgment as a
professional engineer. Owner acknowledges that BW has no control over construction costs of contractor’s methods of determining prices,
or over competitive bidding, of market conditions. BW cannot and does not guarantee that proposals, bids, or actual construction costs will
not vary from BW’s opinion of probable construction costs.
Standards of Performance – (1) The standard of care for all services performed or furnished by BW, will be completed with the same
care and skill ordinarily used by professionals practicing under similar circumstances, at the same time and in the same locality on similar
projects. BW makes no guarantees or warranties, express or implied, in connection with its services; (2) BW shall be responsible for the
technical accuracy of its services and documents; (3) BW shall use reasonable care to comply with all applicable laws and regulations and
Owner-mandated standards; (4) BW may employ such sub-consultants as BW deems necessary to assist in the performance or furnishing
of the services, subject to reasonable, timely, and substantive objection by Owner; (5)BW shall not supervise, direct, control, or have
authority over any contractor work, nor have authority over or be responsible for the means, methods, techniques sequences, or
procedures of construction selected or used by any contractor, or the safety precautions and programs incident thereto, for security or
safety of the site, nor for any failure of a contractor to comply with laws and regulations applicable to such contractor’s furnishing and
performing of its work; (6) BW neither guarantees the performance of any contractor nor assumes responsibility for contractor’s failure
to furnish and perform the work in accordance with the contract documents; (7) Engineer is not acting as a municipal advisor as defined
by the Dodd-Frank Act. Engineer shall not provide advice or have any responsibility for municipal financial products or securities. (8) BW
is not responsible for the acts or omissions of any contractor, subcontractor, or supplier, or any of their agents or employees or any other
person at the site or otherwise furnishing or performing any work; (9) Shop drawing and submittal review by BW shall apply to only the
items in the submissions and only for the purpose of assessing if upon installation or incorporation in the Project work they are generally
consistent with the construction documents. Owner agrees that the contractor is solely responsible for the submissions (regardless of the
format in which provided, i.e. hard copy or electronic transmission) and for compliance with the construction documents. Owner further
agrees that BW’s review and action in relation to these submissions shall not constitute the provision of means, methods, techniques,
sequencing or procedures of construction or extend to safety programs or precautions. BW’s consideration of a component does not
constitute acceptance of the assembled item; (10) BW’s site observation during construction shall be at the times agreed upon in the Project
scope. Through standard, reasonable means, BW will become generally familiar with observable completed work. If BW observes
completed work that is inconsistent with the construction documents, that information shall be communicated to the contractor and Owner
for them to address.
Insurance - BW will maintain insurance coverage with the following limits and Certificates of Insurance will be provided to the Owner
upon written request:
Worker’s Compensation: Statutory Limits
Excess Umbrella Liability:
General Liability:
$1 million per claim
Professional Liability:
$2 million aggregate
Automobile Liability:
$1 million combined single limit

$5 million per claim and aggregate
$5 million per claim
$5 million aggregate

BW’s liability under this Agreement, based on any theory of liability or for any cause of action, shall not exceed the total amount of BW’s
contract amount for the project. Any claim against BW arising out of this Agreement may be asserted by the Owner, but only against the
entity and not against BW’s directors, officers, shareholders or employees, none of whom shall bear any liability and may not be subject to
any claim.
Indemnification and Mutual Waiver – (1) To the fullest extent permitted by law, BW shall indemnify and hold harmless the Owner and
its officers and employees from claims, costs, losses, and damages arising out of or relating to the Project, provided that such claim, cost,
loss, or damage is attributable to bodily injury, sickness, disease, or death, or to injury to or destruction of tangible property, including the
loss of use resulting therefrom, but only to the extent caused by any negligent act or omission of BW or its officers, directors, employees,
agents, or consultants; (2) Owner shall indemnify and hold harmless BW and its officers, directors, employees, agents and consultants from
and against any and all claims, costs, loses, and damages (including but not limited to all fees and charges of engineers, architects, attorneys,
and other professionals, and all court, arbitration, or other dispute resolution costs) arising out of or relating to the Project provided that
any such claim, cost, loss, or damage is attributable to bodily injury, sickness, disease, or death of to injury or destruction of tangible
property, including the loss of use resulting therefrom, but only to the extent caused by any negligent act or omission of Owner or its
officers, directors, employees, consultants, or others retained by or under contract to the Owner with respect to this Agreement or to the
Project; (3) To the fullest extent permitted by law, Owner and BW waive against each other, and the other’s employees, officers, directors,
insurers, and consultants, any and all claims for or entitlement to special, incidental, indirect, or consequential damages arising out of,
resulting from, or in any way related to the Project; (4) In the event claims, losses, damages or expenses are caused by the joint or
concurrent negligence of the ENGINEER and OWNER, they shall be borne by each party in proportion to its negligence; (5) The Owner
acknowledges that BW is a business corporation and not a professional service corporation, and further acknowledges that the corporate
entity, as the party to this contract, expressly avoids contracting for individual responsibility of its officers, directors, or employees. The
Owner and BW agree that any claim made by either party arising out of any act of the other party, or any officer, director, or employee of
the other party in the execution or performance of the Agreement, shall be made solely against the other party and not individually or
jointly against such officer, director, or employees.
Termination - Either party may terminate this Agreement upon ten (10) business days’ written notice to the other party in the event of
failure by the other party to perform with the terms of the Agreement through no fault of the terminating party. A condition precedent to
termination shall be an opportunity for the Parties to meet. If this Agreement is terminated, Owner shall receive reproducible copies of
drawings, developed applications and other completed documents. Owner shall be liable for, and promptly pay for all services and
reimbursable expenses rendered to the date of suspension/termination of services.
Use of Documents - BW documents are instruments of service and BW retains ownership and property interest (including copyright and
right of reuse). Client shall not rely on such documents unless in printed form, signed or sealed by BW or its consultant. Electronic format
of BW’s design documents may differ from the printed version and BW bears no liability for errors, omissions or discrepancies. Reuse of
BW’s design documents is prohibited and Client shall defend and indemnify BW from all claims, damages, losses and expenses, including
attorney’s fees, consultant/expert fees, and costs arising out of or resulting from said reuse. BW’s document retention policy will be
followed upon Project closeout, and project documents will be kept for a period of 14 years after Project closeout.
Successors, Assigns, and Beneficiaries – Nothing in this Agreement shall be construed to create, impose, or give rise to any duty owed
by Client or BW to any third party, including any lender, Contractor, Contractor’s subcontractor, supplier, manufacturer, other individual,
entity or public body, or to any surety for or employee of any of them. All duties and responsibilities undertaken pursuant to this
Agreement are for the sole and exclusive benefit of the Client and BW and not for the benefit (intended, unintended, direct or indirect) of
any other entity or person.
Dispute Resolution - All disputes between the Parties shall first be negotiated between them for a period of thirty (30) days. If unresolved,
disputes shall be then submitted to mediation as a condition precedent to litigation. If mediation is unsuccessful, litigation in the county
where the Project is pending shall be pursued.
Miscellaneous Provisions – (1) This Agreement is to be governed by the law of the state or jurisdiction in which the Project is located.
(2) All notices must be in writing and shall be deemed effectively served upon the other party when sent by certified mail, return receipt
requested; (3) All express representations, waivers, indemnifications, and limitations of liability included in this Agreement will survive
its completion or termination for any reason; (4) Any provision or part of the Agreement held to be void or unenforceable under any Laws
or Regulations shall be deemed stricken, and all remaining provisions shall continue to be valid and binding upon the Owner and BW,
which agree that the Agreement shall be reformed to replace such stricken provision or part thereof with a valid and enforceable provision
that comes as close to expressing the intention of the stricken provision; (5) A party’s non-enforcement of any provision shall not constitute
a waiver of the provision, nor shall if affect the enforceability of that provision or of the remainder of this Agreement; (6) To the fullest
extent permitted by law, all causes of action arising under this Agreement shall be deemed to have accrued, and all statutory periods of
limitation shall commence, no later than the date of substantial completion, which is the point where the Project can be utilized for the
purposes for which it was intended.

AGENDA BRIEFING
DATE:

August 26, 2020

TO:

Mayor Vanderbilt
Board of Trustees

FROM:

Hildy L. Kingma, AICP
Director of Economic Development and Planning

RE:

Approval of a Contract with Bode Tree Care for lot clearing in the Eastgate
Neighborhood and Authorization for the Village Manager to Sign

BACKGROUND/DISCUSSION:
At this time there are 81 vacant lots in the Eastgate neighborhood, resulting from a concerted effort
to remove the vacant, blighted houses in that area. Most of the vacant lots are owned by the Village
or the South Suburban Land Bank and Development Authority. When the Village has demolished
houses, an effort is made to remove any clearly dead or dying trees, but all vegetation has not been
removed. The Village has taken responsibility for mowing all vacant lots (other than those owned
by the Land Bank), even if the Village does not own them in order to reduce the blighting effect of
overgrown properties. However, many of the lots are still getting overgrown at side and rear lot
lines, especially where a fence still exists, or where tree branches have fallen. This creates
unsightly overgrown areas where adjacent lots are vacant, encourages fly dumping, and is a
potential public safety risk. Therefore, the Village has taken on the task of gradually clearing all
vacant lots in the Eastgate neighborhood of all trees and vegetation. This will make mowing easier
and improve the appearance of the lots. Note that most of these trees are not healthy or are creating
a nuisance for adjacent property owners.
In July 2020, Village Staff issued a request for bids to remove trees, other vegetation, and debris on
13 lots in the Eastgate neighborhood. These lots include 226 to 232 Allegheny Street, 229 to 235
Allegheny Street, 240 to 246 Allegheny Street, and 18 Apache Street. The request for bids was
posted on the Bids/RFP page of the Village website, and specific information was emailed directly
to three tree removal companies with which the Village has worked in the past. When bids were
opened on August 14, only one bid was received from Bode Tree Care in the amount of $26,493.00.
This bid is equivalent to $2,038 per lot, and is very reasonable.
Funding for this project is from the Abandoned Property Program grant received from the Illinois
Housing Development Authority. This grant was awarded in 2019 in the amount of $250,000 for
projects to include housing demolition and rehabilitation and lot clearing. To date, funds have been
spent on rehabilitation of 336 Early Street and demolition of 6 Arrowhead Court. The grant will be
used for continued rehabilitation at a new South Suburban Trades Initiative house and demolition of
at least three additional houses. If funds remain in the spring, additional lot clearing will be
completed.
The Board of Trustees is asked to approve the contract with Bode Tree Care and authorize the
Village Manager to sign the contract.

SCHEDULE FOR CONSIDERATION: This item will appear on the Rules Agenda of
September 8, 2020, for discussion.

AGENDA BRIEFING
TO:

Mayor Jonathan Vanderbilt
Board of Trustees

FROM:

Thomas K. Mick, Village Manager

DATE:

September 1, 2020

RE:

An Ordinance Amending Ordinance No. 1633, Approving a Tax Increment
Redevelopment Plan and Redevelopment Project for the Village of Park
Forest Downtown Tax Increment Redevelopment Project Area by Extending
the Term of the Redevelopment Plan from 23 Years to 35 Years

BACKGROUND/DISCUSSION:
The Village established a Tax Increment Financing District in 1997 as a tool to help redevelop a
struggling central business district. As an outdoor mall for several decades, it was failing in
competition with indoor malls across the southland. TIF Districts are typically 23 years in
duration and the District in Downtown Park Forest will expire in November 2020. While the
Village has undertaken numerous projects in the TIF, there is still much more to be done. The tax
increment tool will aid in this work and help level the playing field as the Village works to attract
new economic investment. An extension of the term would assist the Village with increasing
long term property valuations. The Downtown has additional infrastructure needs to create
developable parcels. The opportunity to provide assistance to businesses to undertake the
infrastructure and other improvements needed to increase redevelopment would create a more
sustainable Downtown area over the long term.
State law allows for a one-time 12-year extension of TIF Districts. However, such extensions
have to be approved by the general assembly and the governor. In early 2017, Village Staff
began working on a requirement of such extensions: letters or agreements of support from all
impacted taxing bodies need to be provided for any TIF extensions to be approved by the State.
The Downtown TIF is located is in the following taxing districts:








Park Forest Library
School District 163
School District 227
Rich Township
Prairie State College
Cook County
Cook County Mosquito Abatement District

Letters of support were petitioned for, and received, from all of the above entities plus Governors
State University. In the case of School District 227, an intergovernmental agreement

demonstrated their support with the stipulation that the increment from the Legacy Square
residential subdivision be shared with all taxing bodies for the duration of the 12-year extension.
As part of the Village’s presentations to these various taxing bodies, it was noted that all entities
will benefit from a fuller redevelopment of the Downtown.
Once the written approvals of support were obtained, State Representative Anthony DeLuca was
approached for sponsoring a legislative proposal to grant the TIF extension. Staff worked
collaboratively with Representative DeLuca and the Legislative Reference Bureau in Springfield
to craft the TIF legislation amendment. While Representative DeLuca sponsored the initiative in
the House, State Senator Patrick Joyce assisted with legislation in the Senate. The various
committee processes in both chambers culminated with approval back in late-May. The
legislation was signed by Governor JB Pritzker in mid-June.
The remaining steps in the TIF extension process will include the Village taking official action to
extend the duration. The attached ordinance was developed by Village legal counsel. The other
remaining step is to officially communicate the TIF extension to each of the impacted taxing
bodies.
SCHEDULE FOR CONSIDERATION:
This item will appear on the Rules Meeting agenda September 8, 2020 for discussion.

THE VILLAGE OF PARK FOREST
COOK AND WILL COUNTIES, ILLINOIS
ORDINANCE NO. ________
AN ORDINANCE OF THE VILLAGE OF PARK FOREST, COOK AND WILL
COUNTIES, ILLINOIS, AMENDING ORDINANCE NO. 1633, AN ORDINANCE
APPROVING A TAX INCREMENT REDEVELOPMENT PLAN AND
REDEVELOPMENT PROJECT FOR THE VILLAGE OF PARK FOREST
DOWNTOWN TAX INCREMENT REDEVELOPMENT PROJECT AREA, BY
EXTENDING THE TERM OF THE REDEVELOPMENT PLAN FROM 23 YEARS TO
35 YEARS

JONATHAN VANDERBILT, President
SHEILA MCGANN, Clerk
TIFFANI GRAHAM
MAYA HARDY
CANDYCE HERRON
GLENNA HENNESSY
THERESA SETTLES
JOSEPH WOODS
TRUSTEES

Published in pamphlet form by authority of the Mayor and Board of Trustees of the Village of Park Forest on
OSMF&M, LTD. - Village Attorneys - 3318 West 95th Street - Evergreen Park, Illinois 60805

, 2020

ORDINANCE NO.

__________

AN ORDINANCE OF THE VILLAGE OF PARK FOREST, COOK AND
WILL COUNTIES, ILLINOIS, AMENDING ORDINANCE NO. 1633, AN
ORDINANCE APPROVING A TAX INCREMENT REDEVELOPMENT
PLAN AND REDEVELOPMENT PROJECT FOR THE VILLAGE OF
PARK FOREST DOWNTOWN TAX INCREMENT REDEVELOPMENT
PROJECT AREA, BY EXTENDING THE TERM OF THE
REDEVELOPMENT PLAN FROM 23 YEARS TO 35 YEARS
WHEREAS, the Village of Park Forest, Cook County and Will County, Illinois (the
“Village”) is a home rule municipality duly organized and existing under the laws and Constitution
of the State of Illinois;
WHEREAS, on November 10, 1997, the Village adopted Ordinance No. 1633, An
Ordinance Approving a Tax Increment Redevelopment Plan and Redevelopment Project (the
“Redevelopment Plan”) for the Village of Park Forest Downtown Tax Increment Redevelopment
Project Area (the “Redevelopment Project Area” or the “Downtown TIF District”), Ordinance No.
1634, An Ordinance Designating the Redevelopment Project Area, and Ordinance No. 1635, An
Ordinance Adopting Tax Increment Allocation Financing for the Redevelopment Project Area,
under and pursuant to provisions of 65 ILCS 5/11-74.4-1, et seq. (the “TIF Act”);
WHEREAS, the Illinois General Assembly, by and through Public Act 101-0647,
authorized the Village to increase the number of years that tax increment allocation financing may
exist for the Redevelopment Project Area, being otherwise legally described in Exhibit “A,” from
23 years to 35 years;
WHEREAS, the Redevelopment Plan provides that the total number of years that the
Downtown TIF District will exist is 23 years;
WHEREAS, it is necessary, desirable, and in the best interest of the Village to increase the
number of years the Downtown TIF District shall exist, making it necessary to amend the
2

Redevelopment Plan by changing all references to the length of time that the Downtown TIF
District shall exist from 23 years to 35 years; and,
WHEREAS, the amendment will not: (a) add additional parcels of property to the
Redevelopment Project Area; (b) substantially affect the general land uses in the Redevelopment
Plan; (c) substantially change the nature of the redevelopment project; (d) increase the total
estimated redevelopment project costs set out in the Redevelopment Plan by more than five (5%)
percent after adjustment for inflation from the date the Redevelopment Plan was adopted; (e) add
additional redevelopment project costs to the itemized list of redevelopment costs set out in the
Redevelopment Plan; or (f) increase the number of inhabited residential units to be displaced from
the Redevelopment Project Area;
NOW, THEREFORE, BE IT ORDAINED by the Mayor and Board of Trustees of the
Village of Park Forest, Cook County and Will County, Illinois, as follows:
Section 1.

Amendment. Ordinance No. 1633, An Ordinance of the Village of Park

Forest, Cook and Will Counties, Illinois, Approving a Tax Increment Redevelopment Plan and
Project for the Village of Park Forest Downtown Tax Increment Redevelopment Project Area, and
the Redevelopment Plan approved thereby and being attached hereto as Exhibit “B,” are hereby
amended by increasing the number of years that the Downtown TIF District shall exist.

All

references to “January 1, 2019” are changed to “January 1, 2033” and all references to the length
of time or term of the Downtown TIF District are changed from “23 years” to “35 years”
throughout Ordinance No. 1633 and the Redevelopment Plan.
Section 2.

Severability.

If any section, paragraph, clause, or provision of this

ordinance shall be held invalid, the invalidity thereof shall not affect any of the other provisions
of this ordinance.
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Section 3.

Repealer.

All ordinances or parts of ordinances in conflict with the

provisions of this ordinance are hereby repealed insofar as they conflict herewith.
Section 4.

Effective Date. This ordinance shall be immediately in full force and effect

after passage and approval as provided by law.
ADOPTED by the Mayor and Board of Trustees of the Village of Park Forest, Cook and
Will Counties, Illinois this ______ day of September, 2020, pursuant to roll call vote, as follows:

Tiffani Graham
Maya Hardy
Candyce Herron
Glenna Hennessy
Theresa Settles
Joseph Woods

Yes

No

Absent

Present

TOTAL:
APPROVED by the Mayor of the Village of Park Forest, Cook and Will Counties, Illinois
on this _____ day of September, 2020.

Jonathan Vanderbilt, Mayor
ATTEST:

Sheila McGann, Village Clerk
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EXHIBIT A
LEGAL DESCRIPTION OF REDEVELOPMENT PROJECT AREA
That part of the South 1/2 of Section 25 and the North 1/2 of Section 36 in Township 35
North, Range 13 East of the Third Principal Meridian boundary and described as follows:
Beginning at a point on the East line of said Section 36, 184.62 ft. South of the
Northeast corner thereof; thence South 68° 50' 30" West along the Southerly line
and said Southerly line extended Easterly of a public street dedicated by Plat
recorded October 3, 1962 as Document No. 18608144 to its point of intersection
with the Easterly line of Forest Road; thence Southerly along said Easterly line to
its point of intersection with the Northerly line of lndianwood Boulevard; thence
Southeasterly along said Northerly line to its point of intersection with the
Northwesterly line extended North of P.I.N. 31-36-200-009-0000; thence
Southwesterly along said extended Northwesterly line and said Northwesterly line
extended Southwesterly of said P.I.N. to its point of intersection with the Southerly
line of Leims Road; thence Westerly along said Southerly line of said Leims Road
to its point of intersection with the West line of the East 1/2 of the Northeast 1/4 of
Section 36 aforesaid; thence Westerly along the South line and said South line
extended east of P.I.N. 31-36-200-022-0000 to the Southwest corner of said P.I.N.;
thence Northerly along the Westerly line of said P.I.N., 167.83 feet to the Southerly
line of lndianwood Boulevard; thence Westerly along said Southerly line and said
Southerly line extended Westerly to its point of intersection with the Easterly line,
extended Southerly of P.I.N. 31-36-102-020-0000; thence Northerly along said
extended Easterly line and the Easterly line of said P.I.N. to the Northeast Corner
of said P.I.N., thence Westerly along the Northerly line of said P.I.N. 18 ft. to the
Westerly line of Orchard Drive; thence Northerly along said Westerly line and said
Westerly line extended North to the North line extended Westerly of Lakewood
Boulevard; thence Easterly along said extended North line and the North line of
said Lakewood Boulevard to its point of intersection with the Westerly line of
P.I.N. 31-25-400-009-0000; thence Northerly along said Westerly line to the
Northerly line of said P.I.N.; thence Easterly along said Northerly line and said
Northerly line extended Easterly to the Easterly line of Forest Boulevard; thence
Southerly along said Easterly line to its point of intersection with the Northerly line
of Lakewood Boulevard (said Lakewood Boulevard being dedicated by Plat
recorded October 3, 1962 as Document No. 18608144), thence North 68 ° 40' 30"
East along said Northerly line and said Northerly line extended Northeasterly to a
point on the East line of Section 25 aforesaid; thence South along East line and the
aforesaid East line of Section 36 to the place of beginning, Cook County, Illinois.

EXHIBIT B
REDEVELOPMENT PLAN

CERTIFICATION
State of Illinois
County of Cook

)
) ss.
)

I, Sheila McGann, do hereby certify that I am the duly qualified and acting Village Clerk
of the Village of Park Forest, Cook and Will Counties, Illinois, and as such official I am the keeper
of the records and files of the Village of Park Forest.
I further certify that the foregoing or attached is a complete, true and correct copy of
Ordinance No. _______, entitled:
AN ORDINANCE OF THE VILLAGE OF PARK FOREST, COOK AND
WILL COUNTIES, ILLINOIS, AMENDING ORDINANCE NO. 1633, AN
ORDINANCE APPROVING A TAX INCREMENT REDEVELOPMENT
PLAN AND REDEVELOPMENT PROJECT FOR THE VILLAGE OF
PARK FOREST DOWNTOWN TAX INCREMENT REDEVELOPMENT
PROJECT AREA, BY EXTENDING THE TERM OF THE
REDEVELOPMENT PLAN FROM 23 YEARS TO 35 YEARS
which was adopted by the Mayor and Board of Trustees on August 17, 2020.
IN WITNESS WHEREOF, I have hereunto set my hand in the County of Cook, and State
of Illinois, on August 17, 2020.

Sheila McGann, Village Clerk
(CORPORATE SEAL)
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VILLAGE OF PARK FOREST
DOWNTOWN
PROPOSED REDEVELOPMENT PLAN AND PROJECT

Jointly Prepared By:
Village of Park Forest
and
Kane, McKenna and Associates, Inc.

October, 1996
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I.

INTRODUCTION
General Background - Village of Park Forest

The Village of Park Forest, Illinois is a home-rule unit of government pursuant
to authority granted under Section 6, Article VII of the 1970 Constitution of the State
of Illinois.
The Village, located in both Cook and Will Counties, is situated
approximately thirty (30) miles south of downtown Chicago and is generally bordered
by the Villages · of Chicago Heights and South Chicago Heights on the east, by
Matteson and Richton Park on the west, on the north by Olympia Fields and on the
south, which is in Will County, by University Park. The Village currently encompasses
approximately 4.62 square miles.
Incorporated in 1949, the Village of Park Forest's population, according to the
1990 Census, is approximately 24,656. The Village has experienced a decline of
approximately 19.5% in overall population since the 1970's, however, the number of
households has increased at a rate of approximately 9%. The Northeastern Illinois
Planning Commission estimates that the Village's population will be approximately
26,000 by the year 2000.
Park Forest has a network of transportation facilities with METRA commuter
rail service (Illinois Central Gulf) connecting the Village with the Chicago central
business district. Access to and from the Village and to the regional highway system
is provided via direct connections with Lincoln Highway (U.S. Route 30) at the north
end of the Village and Sauk Trail, which runs east and west through the southern
portion of the Village. Both of these major roadways connect to Interstate Highways
1-57 and 1-94/394 to the west and east of the Village.
The Village, unlike many Illinois municipalities, provides a full range of municipal
services. These include: public safety (both Police and Fire), highway and street
maintenance and reconstruction, waste disposal, planning and zoning, code
enforcement, water and sewer services, public and home health, library and parks and
recreation. The Parks Department operates a municipal pool complex, 18 hole golf
course, indoor tennis and health club and a cultural arts facility. The school districts
are separate taxing districts.
The Village operates ·under strong Village Manager form of government with a
Board of Trustees and a President serving as the legislative body. The Board of six
(6) Trustees (the "Village Board") each serve three (3) year overlapping terms. The
President serves a four (4) year term.
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A.

The Redevelopment Project Area

The proposed Redevelopment Project Area (RPA), formerly known as the Park
Forest Plaza shopping center in the 1960's and 1970's, and then as the Village's
Town Centre for the past decade, is generally located in the central portion of the
Village and is now commonly referred to as Downtown Park Forest. The RPA is
generally bordered by Lakewood Boulevard on the north, Western Avenue on the east,
Orchard Drive to the west, and lndianwood and Victory Boulevard to the south. The
Village, as the recently established owner of the majority of the property within the
proposed RPA, has provided the following characteristics regarding the property as
it exists today .
653,173 s.f.
Downtown Total
213,500
s.f
.
Former Sears Bldg./Automotive
81,394 s.f.
Former Goldblatts' Bldg./Retail
116,817
s.f.
Marshall Field's Bldg.
21,986 s.f.
All the Making's Bldg .
North wing shops (including
101, 748 s.f.
bowling alley & First Chicago Bank)
71, 180 s.f.
South wing shops
Village Hall
·
18,528 s.f.
24, 752 s.f.
Rogers & Hollands/Restaurant
3,268 s.f.
Former McDonald's
(Note: Estimates do not include parking)
The proposed RPA would include the improved area of Park Forest's
Downtown, as described above. Additional users would also include institutional uses
!Village pump station, old Village Hall, Bank, Bank Parking Lot and post office) and a
vacant parcel adjacent to the uses . Peripheral uses such as the Thorncreek rental
res1dent1al developments (which were once a part of the original Park Forest TIF
District) have now been excluded from this proposed new Downtown RPA.

B.

Summary of History of Problems in the RPA

The original Park Forest Plaza shopping center was built in the 1 950' s as part
of the birth of the Village of Park Forest. shortly after World War II. At first, the
shopping center, recognized as a modernized "town square" for the Village, made
national news and attracted shoppers from a much wider area than the standard
market radius . The Village beca~e a model for other postwar communities. For the
Village, and many south suburban communities, it was literally the heart and center
of social, cultural, political, recreational and commercial activity, until about 1973,
when competition from regional shopping centers adjacent to high traffic areas such
as 1-57 contributed to the Plaza's slow and continuous decline .
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It is the opinion of Village officials and many planning ·e xperts that as a regional
mall, the Plaza was doomed from the time when neighboring malls began to be
established along higher traffic thoroughfares . The Plaza's poor location was a
primary factor in its ultimate demise . Another significant factor was that the original
partnership that developed the Plaza eventually split up. The commercial development
partner received Old Orchard in Skokie and the residential developer received the Park
Forest Plaza to continue to. own and operate. This developer placed a $10,000,000
lien on the property and subsequently sold it, in the early 1970' s, with this substantial
debt as a burden on the property .
According to Village officials, no developer following this transaction could
afford to service the debt, maintain the infrastructure of the shopping center and/or
market it properly. By the early 19SOs, the Plaza had begun to deteriorate and was
viewed as obsolete having excessive vacancies . In 1985, the shopping center was
purchased by Cordi sh and Embry Associates from Baltimore·and renamed The Centre.
The Village became a partner in the proposed redevelopment project by creating a Tax
Increment Financing (TIF) District for this Develop«;!r and issued approximately
$5,295,000 million in bonds to help rehabilitate the Centre. The rehabilitation
included substantial facade and landscaping improvements, however, no basic
maintenance was performed on the "hidden infrastructure" (i.e. HVAC, roofs, and
other important systems within the Centre, etc.). Additionally, no attention was paid
to the shifting market patterns inherent within the area. After a few short years, this
Developer continued the pattern of abuse and neglect begun by its predecessors.
While several new national tenants were added to the Centre, many smaller retailers
were forced to leave as the result of unrealistic expectations placed upon them by th e
Owner/Developer .
In 1993, another development entity, Parkside Land Co. purchased the
shopping center . The Village provided the Developer $3.8 million to purchase a
building to be utilized as a new Village Hall , with sufficient parking, 50% participation
in the annual net operating income, release and satisfaction of any and all obligations
previously undertaken by the Villag-e as incentive to the previous Developer. Once
again . the Village was attempting to create a partnership with incentive that should
have been sufficient to assist the Developer in turning the once - regional mall into a
downtown .
At the end of the first year. no progress had been made. By the middle of the _
second year, the Village learned the Developer had not paid real estate taxes on the
Centre and there had been no progress towards the implementation of the
"downtown" plan . The Village sued . Concurrently, the Village was able to purchase
the back taxes which placed the Village in a minor ownership position. As an owner,
the Village went into court and asked the judge to protect the value of the property
from being depleted by having it placed in receivership . When that occurred, the
Developer requested that the Village purchase the shopping center for $100,000
along with the outstanding tax liability . The Village negotiated a purchase contract
for the Downtown shortly thereafter.
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For the past several years, there has been a consistent decline in the occupancy
in the Downtown. The nadir occurred in the last few months of ownership by
Parkside when vacancies exceeded 50%. The previous owners represented that it
had been sustaining net operating losses for at least the last two (2) years, with no
signs of improvement. When the Village purchased the Property, property managers
were retained by the Village to mariage and lease the property, but occupancy levels
have not improved. In view of the property's history (e.g., continued deterioration of
the Centre's structural condition, numerous transfers of ownership in ten ( 10) years,
persistent low occupancy with several major departures, (including Sears and
Goldblatt' s), and the failure of the project to become economically viable), the Village
has been actively exploring redevelopment options.
There are several strategically located buildings which are vacant and
deteriorating and/or dilapidated (some for many years) due to neglect or lack of
occupancy which are slated for demolition by the Village. Two (2) such structures are
the former Sears and Goldblatt's/May's sites. These two facilities repr.esent over
300,000 s.f. of unoccupied space which have in the past anchored the Downtown.
These buildings have now been deemed unsafe, uninhabitable structures, and/or are
regarded as obsolete by officials and business interests familiar with the Downtown.
Since at least 1994, various experts and consultants have been retained by or
have been contacted to advise the Village to explore the feasibility of redevelopment
of the area and, if feasible. to assist with the implementation of the very much need
renovation of the Downtown facilities. All have agreed that the Downtown will never
again be regarded a regional mall. But with careful planning, it has been determined
that the area could successfully be converted into a traditional, linear downtown.
There are many factors that could lead to a successful conclusion of potential success
for this dilemma. Located near the Downtown are the Post Office, the Police and .Fire
Departments. the Park Forest Library. a cultural arts center, a swimming pool complex
an additional bank. and two senior citizen high rises. Located in the heart of
downtown are a successful movie theater (whose operator has indicated an intent to
buy his building and invest in the future of the community), First Chicago Bank, which
also wishes to buy its building. the Park Forest Health Department and the Village
Hall. The physical cont 1guration can be easily converted from an auto friendly mall to
a pedestrian/bike/auto friendly downtown.
As stated above, the Downtown has experienced ongoing difficulties since at
least 1973. While there are a variety of reasons why the area has experienced
problems contributing to the blighted conditions, various factors have been identified.
Since the original TIF District was established in 1985, several significant efforts have
been initiated to rejuvenate the Plaza. however, for the most part, growth and
development by private enterprise has fallen far short of what was envisioned for this
area. Factors contributing to the overall lack of dev.elopment include: 1) inability of
private developers/investors to sustain the necessary capital to promote the
expansion/upgrading of the original and rehabilitated Plaza and its' adjacent uses; 2)
a lack of cohesive community planning for the area; 3) the failure of major retailers to
view the Plaza as a viable location for expansion or to be attracted to the Plaza (Sears,
for example, recently departed and moved to another south suburban location); and
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4) the obsolescence, excessive vacancies, deterioration and depreciation of physical
maintenance already apparent in the early 1980's have not been addressed in a
substantive manner, thereby permeating a negative perception about this strategic
portion of the Village.
In evaluating the southern and southwest suburban market, the Village and its
consultants has determined if the Downtown is to be successfully redeveloped, it
must be converted to a downtown-oriented mixed use concept that can compliment
the existing market's retail alignment, rather than try to compete with it, and build
upon the Village's position as a destination shopping and service area. · It must be
recognized that the Village can no longer support 600,000+ s.f. of retail and that a
more reasonable estimate would be in the 300,000+ range. Additionally, certain
physical improvements must be undertaken in order to address certain problem
aspects of the property (as described in Appendix B to this Plan). There are still
positive aspects regarding the Downtown Park Forest which help to support the
prospects for a redeveloped, complimentary "town square" with complimentary mixed
uses, and which could potentially generate higher sales volumes, if properly
positioned.
C.

The Redevelopment Plan

After co~siderable review and analyses, the Village has reached a determination
that it is desirable to continue to promote the redevelopment of the above described
proposed RPA, which is a considerable reduction in size and value compared to the
original TIF District established in 1985, more than a decade ago. It is presumed that
the property may experience the further loss of certain anchor and complimentary
tenants if current conditions· are not addressed by redevelopment. Circumstances of
continuing vacancy have led to the area's continued depreciation, deterioration and
obsolescence. The proposed Redevelopment Plan identifies the physical/design
def1c1encies associated with the RPA as it exists and would serve to stabilize the RPA
and increase its real estate taxes as well as sales tax generation.
Elements of the proposed Redevelopment Plan have already been initiated and
are continuing to be developed with the assistance of various planning firms and
advisors and are based on the following principles:
o

opening· up the middle of the shopping center by creating a new main
street through it,
·

o

encouraging mixed use ·development and a higher concentration of
residents around a central retail core,

o

developing new residential development on a portion of the parking lot,

o

creating new mixed use development closer to Western Avenue, the
street with the higher traffic count, and

o

creating (and programming) good public spaces . .
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o

encouraging the types of services/stores/activities
pedestrians moving through the Downtown at all hours.

which

o

creating sheltered bike and pedestrian paths into the Downtown.

keep ·

To accomplish this plan, several buildings will be demolished and the Village
intends to create the beginning of the road system.
The Park Forest Village Board of Trustees has committed to Phase I of the
creation of Downtown, which includes:
o

demolition of the existing bowling alley, (located in the north wing of
shops};

o

demolition of the existing Sears retail store structure;

o

re-connection of Forest Boulevard, north to south,

o

construction of a new east/West main street from Forest Boulevard to
just west of the movie theater,

o

construction of a new north-south street from Lakewood Boulevard to
the ·new main street.

Further, Western Avenue is viewed as an attractive location for new commercial
development but requires a signalized intersection. Clear zoning standards and a
development-friendly environment must be created to ensure a streamlined process
for improvements to the area.
It 1s clear that the Village has already devoted a significant amount of resources
to the sustaining of and rejuvenation of the Downtown. Currently, the Village is
facing a $300.000 annual loss in maintaining the Centr~. as is. This does not even
take into account the reduced level of increment that is expected following the
departure of Sears. which will negatively affect the Village's ability to meet debt
service requirements established under the Original TIF District. The Village is now
prepared to embark upon a strategy which has resulted from numerous studies and
analyses of the area designed to resolve the many problematic issues facing the
Downtown. yet it is desirous of proceeding in a prudent manner so as to preserve its
remaining resources at this important juncture.
-· · ,. The Village now intends to terminate the original TIF District and establish a
new TIF District for the area. The area. though once · characterized as part of a
blighted conservation area, can now be viewed as an improved blighted area given the
number of depreciating existing improvements and the area-wide blighting factors th.at
prevail within the proposed RPA.
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The Village is considering the adoption of a new, revised and condensed TIF
district, encompassing only the property described above. Properties that were once
part of the original and which will not be included in the proposed Downtown Park
Forest TIF District include all three (3) townhome/rental developments and a bank
parcel. These parcels will now become tax revenue generators for overlapping
jurisdictions. The establishment of this new TIF District will assist the Village's overall
redevelopment plans for the area so as to eliminate economic disadvantages and
certain blighting conditions which impede property in the area from improving.
The Village is desirous Qf improving its tax base - both sales and property taxes,
as well as the long-term viability of the Downtown Park Forest location. Given the
likelihood that an expanded and renewed commercial district in the heart of the Village
as well as its residential areas could favorably impact current employment and
property and/or sales tax levels, to the extent possible, it is determined to address
these concerns.
The needed public investment will be possible only if tax increment financing
is adopted pursuant to the terms of the Tax Increment Allocation Redevelopment Act
(the "Act"). The qualification of the entire area as "blighted improved" makes
possible future developments not now anticipated, carrying out the intention of the
Act.
Such blighting factors, together and in combination, have restrained or
prevented successful development from occurring within the area. Other public
resources may have to be made available to attract the very needed private
investment to develop the proposed area. The public resources -would be required to
address blight factors. Property and potential other tax incremental revenue generated
by the development may play a decisive role in encouraging the private development
of the RPA.
Conditions relating to age, excessive vacancies, deterioration, code violations,
depreciation of physical maintenance, obsolescence, deleterious land use/layout, and
lack of community planning, that have precluded and/or retarded intensive private
investment in the past will be addressed. Through this proposed Redevelopment Plan
and Proiect. the Village will serve as the central force for marshalling the assets and
energies of the private sector for a unit 1ed cooperative public-private redevelopment
effort. In this regard, the Village will serve as a catalyst for coordinating a successful
redevelopment of the area . Ultimately. the implementation of the Redevelopment Plan
and Proiect will bl3nefit the Village and all the taxing distr~cts which encompass the
RPA in the form of a significantly expanded tax base.
The adoption of this Redevelopment Plan and Project makes possible the
implementation of a comprehensive program for the economic redevelopment of the
area. By means of public investment. the RPA will become an improved, more vi~ble
environment that will anract private investment and diversify the Village's tax base.
Pursuant to the Act, the RPA includes only those contiguous parcels of real
property and improvements thereon substantially benefitted by the redevelopment
project. Also pursuant to the Act, and which can be evidenced above, the RPA is not
less in the aggregate than 1 % acres .
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II. REDEVELOPMENT PROJECT AREA LEGAL DESCRIPTION

The Redevelopment Project Area is legally described in Appendix A.
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Ill. REDEVELOPMENT PROJECT AREA GOALS AND OBJECTIVES

The goals of the Village for th_e RPA (as expressed in this Plan), conform to the
Village's recently updated Comprehensive Plan, ·adopted in 1981 and amended in
1 992 . A broadened, diversified tax base is necessary to maintain essential public
services to the Village and .strengthen its economy. The RedevelOpment Plan will also
provide for expanded retail opportunities and developments to be undertaken within
the Village .
General Goals
1)

Strengthen the Village's economic position, thus improving the
quality of life provided through services provided for resident~.

2)

Provide and maintain an anractive community that creates a positive public
image and encourages individuals, families and businesses to locate and remain
within the community.

3)

Encourage development that meets the future needs of the Village and builds
upon its existing tax base.

4)

Encourage facilities for the safe and efficient movement of vehicies and
pedestrians that support the economic needs of the community, promote new
modes of travel, and complement the tax base of the Village.

5)

Create community facilities and services that meet the current and future needs
of the residents and businesses of the community.

Specific Objectives
1l

Eliminate the influences, as well as the manifestations of, physical and
economic deterioration and obsoles_c ence within the proposed RPA.

2)

Attract and retain retail and service operations which strengthen the Village's
economic base.

3l

Establish and maintain a safe. pleasant, and functional environment in the
Village's downtown area while encouraging new economic development.

4)

Provide q~_ality public and retail services to Village residents and capture
additional tax revenues for the Village.

5)

Identify and maintain the positive physical elements of the Village which
enhance the Village's visual character and serves as a focal point and symbol
of the Village.
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6)

Strengthen the positive image of the community by emphasizing attention to
address longstanding vacancies within the Village's downtown.

7)

Assist in the site preparation and rehabilitation of underutilized properties in
order to allow such sites to be developed in conformance with market
standards and to allow the site to be considered acceptable for viable market
reuses.

8)

Create additional local job opportunities.

8)

Create an environment within the RPA which will contribute to the health,
safety and general welfare of the Village and preserve and enhance the value
of properties to remain adjacent to the RPA.

Development and Design Objectives
1)

Establish a pattern of land-use act1v1t1es arranged in compact, compatible
groupings to increase efficiency of operation and economic relationships.

2)

Provide safe and efficient vehicular access to the project area from major
regional highways, from neighborhoods and communities throughout the region,
and from other major centers of business and employment.

3)

Ensure safe and adequate vehicular and pedestrian circulation patterns and
capacity in the project area.

4)

Encourage coordinated development of parcels and structures in order to
achieve efficient ·building design; multi-purpose use of sites; unified off-street
parking, trucking. and service facilities; and internal pedestrian connections.

10
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IV.

EVIDENCE OF LACK OF - DEVELOPMENT AND GROWTH WITHIN THE
PROPOSED RPA AND ASSESSMENT OF FISCAL IMPACT ON AFFECTED
TAXING DISTRICTS

A.

Evidence of Lack of Development and Growth Within Redevelopment Project
Area

As stated in Appendix B to this Plan, the APA has suffered from lack of
development and growth due to aspects of excessive vacancies and functional and
economic obsolescence.
•

Occupancy of the Downtown's retail/commercial space has been well
below comparative standards for such regional retail/service centers;.
Most of the facilities have continued to evidence low occupancy levels,
even though they are located within the Village's once successful
regional retail shopping core;

•

The property has experienced substantial deterioration of certain
structures and infrastructure systems, as well as area-wide depreciation
of physical maintenance;

•

Previous redevelopment efforts and leasing attempts have not met with
success due to the characteristics of the improvements and the existing
layout.

•

There are several strategic parcels whereby the loss of a major tenant
has impacted greatly on the Downtown's viability and various parcels
have also experienced a drop in their annual increases in assessed
values;

The needed public investment will be possible only if tax increment financing
rs adopted pursuant to the terms of the Act. Property tax incremental revenue
generated by the development will play a decisive role in encouraging private
development. Conditions of obsolescence, depreciation and underutilization that have
precluded intensive private investment in the past will be addressed.

B.

Assessment of Fiscal Impact on Affected Taxing Districts

Given the economic characteristics of the RPA, it is not anticipated that the
implementation of this Plan will have a negative financial impact on affected taxing
districts.
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The proposed redevelopment plans for the RPA are generally retail/commercial/
institutional in nature. The amount of planned new residential development will not
likely have a large impact on school district operations, and may, in fact include senior
independent living uses, as well as townhome/single family developments.
In
addition, the property is an existing retail/commercial/institutional use and the
proposed redevelopment consists primarily of the significant rehabilitation and .
renovation of the existing uses.
Action taken by the Village to stabilize and cause growth of its tax base
through the implementation of this Plan and Project will have a positive impact on the
affected taxing districts.
Given the nature of uses to be promoted through this Plan and Project, it is not
anticipated that the RPA will require substantially increased services from any affected
taxing districts other than the Village. Strategies will be encoura.ged to promote
growth and development of the RPA.
Part of the purpose of this Plan and Project is to assist the Village with the cost
of improvements that are necessary for the property to be redeveloped.
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V.

BLIGHTED AREA CONDITIONS
REDEVELOPMENT PROJECT AREA

EXISTING

IN

THE

PROPOSED

Findings
The proposed Redevelopment Project Area was studied to determine the factors
evidenced throughout the area to qualify it as a blighted improved area as such terms
are defined in the Tax Increment Allocation Redevelopment Act (the "Act"), Illinois
Compiled Statutes, Section 65/11-74.4.3. Refer to Appendix B for a preliminary
Qualification Report which includes a summary of blighting factors, findings for this
RPA, and a list of existing qualification factors for the area . Such findings include the
age factor, deleterious land use/layout, deterioration, obsolescence, depreciation of
physical maintenance, structures below minimum code standards, excessive
vacancies, and lack of community planning.

Eligibility Survey
The entire designated Redevelopment Project Area was evaluated from
September to November, 1996, by representatives from the Village and Kane,
McKenna and Associates, Inc . In such evaluation, only information was recorded
which would directly aid in the determination of eligibility for a tax increment finance
district.
·
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VI.

REDEVELOPMENT PROJECT

A.

Redevelopment Plan and Project Objectives

The Village proposes to realize its goals and objectives of encouraging the
development of the RPA and encouraging private investment in downtown-oriented
redevelopment projects through public finance techniques including, but not limited,
to Tax Increment Financing. The following represents the general proje~t goals for tax
increment .financing districts as defined by the Act and general objectives for the
Village. These components are not all inclusive yet may exceed the Village's specific
actions as planned for this time.
( 1)

By implementing a plan that addresses the redevelopment costs of
acquisition, site preparation, rehabilitation, demolition/removals, and
provision of infrastructure improvements that may be necessary· for
adaptation to a market oriented reuse of sites in the RPA, improving the
Village's tax base and diversifying the local economy.

(2)

By improving public facilities that may include, but not be limited to:
1.

11.

111.

1v .
v.
v1.

Street improvements
Utility improvements (including storm water management
and
sanitary sewer improvements,
water
detention/retention ponds, if necessary)
Landscaping and/or streetscaping
Parking improvements
Signalization, traffic control and lighting
Public facilities

(3)

By entering into redevelopment agreements with developers for viable
redevelopment projects.

14)

By assisting in the rehabilitation of existing facilities.
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B.

(5)

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

(6)

By exercising other powers set forth in the Act as the Village deems
necessary.

Redevelopment Activities

Pursuant to the foregoing objectives, the Village will implement a coordinated
program of actions, including, but not limited to acquisition, site preparation and
rehabilitation, demolition/removals, infrastructure improvements and upgrading, and
provision of public improvements such as landscaping or buffering, and parking, where
required. The Village may directly undertake the activities described below, or when
appropriate, cause such activities to be undertaken in a manner conformant with this
Plan.
Public Improvements
In accordance with its estimates of tax· increment and other available resources,
the Village will provide public improvements ~n the proposed RPA to enhance the
immediate area as a whole, to support the Redevelopment Project and Plan, and to
serve the needs of Village residents. Appropriate public improvements may include,
but are not limited to:
acquisition and land writedown costs (including addressing any known
or unknown environmental concerns);
reconfiguration of existing rights-of-way and/or creation of new rights-ofway;
vacation . removal, resurfacing, paving, widening, construction,
construction or reconstruction of curbs and gutters, traffic signals, and
other improvements to streets, pedestrianways, and pathways:
including the acquisition of rights-of-ways for construction,
reconstruction and/or extension of street, and pedestrian ways;
improvements of public utilities including construction or reconstruction
of water mains. as well as sanitary sewer and storm sewer, detention
ponds, and streetlighting;
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beautification, landscaping, lighting, buffering, parking improvements and
signage of public properties;
public facilities expansion or relocation.
The Village may determine at a later date that certain improvements .are no
longer needed or appropriate. The type of public improvement and cost for each item
is subject to Village Board approval and/or to the execution of a redevelopment
agreement for the proposed project, in a form acceptable to the Village Board.
Rehabilitation
The Village may assist private entities to significantly rehabilitate structures in
order to induce the redevelopment of problem properties and to coordinate
redevelopment efforts.
Site Preparation
The Redevelopment Plan contemplates site preparation or other requirements
necessary to prepare the site for new uses. The site preparation will serve to improve
and enhance the site for the desired redevelopment, and render it an acceptable site
for redevelopment .
Interest Cost Write-Down
Pursuant to the Act. the Village may allocate a · portion of incremental tax
revenues to reduce the interest cost incurred in connection with redevelopment
activities. enhancing the redevelopment potential of the proposed RPA.
Job Tr·aining
Pursuant to the Act. the Village and/or other training providers, may develop
training programs in con1unction with the redevelopment efforts.
Redevelopment Agreements
The Village may enter into redevelopment agreements with private
developer/business enterprises in order to induce the improvement of the RPA.
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C.

General Land Use Plan

Existing land uses in the proposed RPA are retail/improved larid, as shown in
Map 3.
Map 4 designates the intended general land uses identified for the
Redevelopment Project Area, which includes a variety of potential reuses. The overall
coordination and area wide emphasis provided by this plan shall serve to address
blighted conditions present within the RPA.
The Redevelopment Project shall be subject-to the provisions of the Village
Zoning Ordinance as such may be amended from time to time.

D.

Additional Controls and Design Criteria

Design guidelines shall be consistent with Village standards, and if feasible, may
be expanded to include local concerns.
1.

Pedestrian Access
Where appropriate, design layout shall fac.i litate internal pedestrian circulation
and movement between major traffic generators and parking facilities.

2.

Streetscapes/Building Facades
The Redevelopment Project Area will be designed consistent with contemporary
retail/commercial facilities. Design importance will be stressed in the treatment
of streetscapes, and the relationships of building facades.

3.

Parking and Buffering
Development should provide for an adequate supply of appropriately located
short -term. and long-term parking spaces. Buffering, screening, or landscaping
should be used to make parking facilities as attractive as possible.

4.

Signs
The design and use of signs shall be in keeping with the Village's codes and
shall be coordinated in type, size and location with those in nearby
developments, all in accordance with the Village's sign ordinances .

..Additional planning and design controls may be included in each land disposition
and/or redevelopment agreements with developers.
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E.

Estimated Redevelopment Project Costs

Redevelopment project costs mean and include the sum total of all reasonable
or necessary costs incurred or estimated to be incurred, as provided in the TIF statute,
and any such costs incidental to this Redevelopment Plan and Project. Private
investments which supplement "Redevelopment Project Costs" are expected to
substantially exceed such redevelopment project costs. Eligible costs permitted under
the Act which may be pertinent to this Redevelopment Plan and Project to be
considered by the Village may be:
1.

Costs of studies and surveys, development of plans and specifications,
implementation and administration of the redevelopment plan including,
but not limited to, staff and professional service costs for architectural,
engineering, legal, marketing, financial, planning, other special services,
provided, however, that no charges for professional services may be
based on a percentage of the tax increment collected.

2.

Property assembly costs, including but not limited to acquisition of land
an·d other property, real or personal, or rights or interests therein,
demolition of buildings, and the clearing and grading of land;

3.

Costs of rehabilitation, reconstruction or repair or remodeling of existing
buildings and fixtures;

4.

Costs of the construction of public works or improvements;

5.

Costs of job training and retraining projects;

6.

Financing costs, including but not limited to all necessary and incidental
expenses related to the issuance of obligations and which may include
payment of interest on any obligations issued pursuant to the Act
accruing during the estimated period of construction of any
redevelopment" project for which such obligations are issued and for not
exceeding 36 months thereafter and including reasonable reserves
related thereto;

7.

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

8.

Relocation costs to the extent that the Village determines that relocation
costs shall be paid or is required to make payment of relocation costs by
federal or state law;

18.
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9.

Costs of job training, advanced vocational education or career education,
including but not limited to courses in occupational, semi-technical or
technical fields leading directly to employment, incurred by one or more
taxing districts, provided that such costs (i) are related to the
establishment and maintenance of additional job training, advanced
vocational education or career education programs for persons employed
or to be employed by employers located in the Redevelopment Project
Area; and (ii) when incurred by a taxing district or taxing districts other
than the Village, are set forth in a written agreement by or among the
Village and the taxing district or taxing . districts, which agreement
describes the program to be undertaken, including but not limited to the
number of employees to be trained, a description of the training and
services to be provided. the number and type of positions available or to
be available, itemized costs of the program and sources of funds to pay
for the same, and the term of the agreement. Such costs include,
specifically, the payment by community college districts of costs
pursuant to Sections 3-37, 3-38, 3-40 and 3-40. 1 of the Public
Community College Act and by school districts of costs pursuant to
Sections 10-22.20a and 10-23.3a of The School Code.

1 0.

If deemed prudent by the Village Board overseeing the redevelopment
project, interest costs incurred by the redeveloper related to the
construction, renovation or rehabilitation of the redevelopment project
provided that:
(a)

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

(b)

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

(cl

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

(d)

the total of such interest payments incurred pursuant to the Act
may not exceed 30% of the total redevelopment project costs
excluding any property assembly costs and any relocation costs
incurred pursuant to the Act.
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11. Payments in lieu of taxes.
In the event the Village issues debt, the proceeds of which are used to pay
redevelopment project costs, in any year during which said obligations are outstanding
and funds in the special tax allocation fund are sufficient to pay the next due principal
and interest, but it is anticipated that in subsequent years funds may be inadequate
to make the current payments of principal and interest, then the Village may create
such reserves from the funds as it may deem appropriate to enable it ~o make future
payments of principal and interest under s~id obligations. Amounts in any such
reserve shall not be deemed to be surplus funds. Real estate tax increment revenues
which constitute funds in the special tax allocation fund for the purpose of this
paragraph include only tax increment revenues from improved taxable lots or parcels
of real property .
Estimated costs are shown in the next section. Adjustments to these cost
items may be made without amendment to the Redevelopment Plan. The costs
represent estimated amounts and do not represent actual Village commitments or
expenditures. Rather, they are a ceiling on possible expenditures of TIF funds in the
redevelopment project area.
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REDEVELOPMENT PROJECT - ESTIMATED PROJECT COSTS ELIGIBLE UNDER ILLINOIS TIF
STATUTE. THESE ARE POTENTIAL COSTS TO BE EXPENDED OVER A PERIOD OF 23 YEARS
BUT TO BE SOLELY DETERMINED BY THE VILLAGE TO FUND AS NEEDED. (Note: This
summary does not include private redevelopment costs.)
Estimated Costs *

Program Action/Improvement

1.

Rehabilitation of Existing Facilities

$2,000,000

2.

Interest Costs Pursuant to the Act or other
Village determined purposes which will not
be included in any bond issue

. 1,750,000

Site preparation, demolition and site related
improvements

1,650,000

Construction and reconfiguration of parking
rights-of-way and street improvements/
construction, signalization, traffic control,
and lighting, landscaping, buffering and
streetscaping

750,000

5.

Acquisition/Land Writedown

600,000

6.

Utility Improvements including, but not
limited to, storm, water, and sanitary
sewer, as well as other necessary public
improvements

150,000

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

850,000

3.

4.

7.

$7,750,000

TOT AL ESTIMATED COSTS

•

All prorect cost estimates are in 1 996 dollars . In addition to the above stated costs, any
bonds issued to finance a phase of the project may include an amount of proceeds
suff1c1ent to pay customary and reasonable charges associated with the issuance of such
obligations as well as to provide for capitalized interest and reasonably required reserves.
Ad1ustments to the estimated hne item costs above are expected. Each individual project
cost will be re-evaluated in light of the proiected private development and resulting tax
revenues as it is considered for publtc f mancmg under the provisions of the Act.
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The totals of line items set forth above are not intended to place a total limit on the
described expenditures. · Adjustments may be made in line items within the total, either
increasing or decreasing line item costs for redevelopment.
Adjustments to these cost items may be made without amendment to the
Redevelopment Plan as long as the total project expenditures remain unchanged.
F.

Sources of Funds to Pay Redevelopment Project Costs Eligible Under Illinois TIF
Statute

Funds necessary to pay for public improvements and other project costs eligible
under the TIF statute are to be derived principally from property tax increment
revenues, proceeds from municipal obligations to be retired primarily with tax
increment revenues and interest earned on resources available but not immediately
needed for the Redevelopment Plan and Project.
"Redevel_
o pment Project Costs" specifically contemplate those eligible public
costs set forth in the Illinois statute and do not contemplate the preponderance of the
costs to redevelop the area. The majority of development costs will be privately
financed, and TIF or other public sources are to be used only to leverage and commit
private redevelopment activity .
The tax increment revenues which will be used to pay debt service on the tax
increment obligations. if any, and to directly pay redevelopment project costs shall be
the incremental increase in property taxes attributable to the increase in the equalized
assessed value of each taxable lot. block, tract or parcel of real property in the
proposed RPA over and above the initial equalized assessed value of each such lot,
block. tract or parcel in the RPA in the 1995/96 tax year.
Among the other sources of funds which may be used to pay for redevelopment
proJect costs and debt service on municipal obligations issued to finance project costs
are the following : certain local sales taxes, special service area taxes, the proceed s
of property sales, certain land lease payments, certain Motor Fuel Tax r~venues,
certain state and federal grants or loans, certain investment income, and such other
sources of funds and revenues as the Village may from time to time deem appropriate .
The proposed Redevelopment Project Area would not reasonably be expected
to be developed without the use of the incremental revenues provided by the Act.
G.

Nature and Term of Obligations to be Issued

The Village may issue obligations secured by the tax increment special tax
allocation fund established for the Redevelopment Project Area pursuant to the Act .·
or such other funds or security as are available to the Village by virtue of its powers
pursuant to the Illinois State Constitution .
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Any and/or all obligations issued by the Village pursuant to this Redevelopment · · ·
Plan and Project and the Act shall be retired not more than twenty-three (23) years
from the date of adoption of the ordinance approving the Redevelopment Project Area.
However, the final maturity date of any obligations issued pursuant to the Act may
not be later than twenty (20) years from their respective date of issuance. One or
more series of obligations may be issued from time to time in order to implement this
Redevelopment Plan and Project. The total principal and interest payable in any year
on all obligations shall not exceed the amounts available in that year, or projected to
be available in that year, from tax increment revenues and from bond sinking funds,
capitalized interest, debt service reserve funds and all other sources of funds as may
be provided by ordinance.
Those revenues not required for principal and interest payments, for required
reserves, for bond sinking funds, for redevelopment project costs, for early retirement
of outstanding ·securities, and to facilitate the economical issuance of additional bonds
necessary to accomplish the Redevelopment Plan, may be declared surplus and shall
then become available for distribution annually to taxing districts overlapping the RPA
in the manner provided by the Act.
Such securities may be issued on either a taxable or tax-exempt basis, with
either fixed rate or floating interest rates; with or without capitalized interest; with or
without deferred principal retirement; with or without interest rate limits except as
limited by law; and with or without redemption provisions.

H.

Most Recent Equalized Assessed Valuation (EAV) of Properties in the
Redevelopment Project Area

The equalized assessed valuation of the property within the proposed RPA is
currently approximately $6,813,287, which is the 1995 equalized assessed valuation,
the most recent EAV available. IT is anticipated that this total EAV shall be reduced
prior to the adoption of the TIF District due to actual vacation of certain structures
and anticipated reductions due to the tax-exempt status of many of the parcel's
owner, during 1996-1997. The Boundary Map, Map 2, shows the location of the
proposed RPA.
·I.

Anticipated Equalized Assessed Valuation

Upon completion of the anticipated private development of the Redevelopment
Project Area by 2002, it is estimated that the equalized assessed valuation of the
property within the Redevelopment Project Area will be increased by approximately
$Q,000,000. The estimate assumes a constant Cook County equalization factor
(multiplier) of 2.1243 and 1996 dollars.
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VII. SCHEDULING OF REDEVELOPMENT PROJECT

A.

Redevelopment Project

An implementation strategy will be employed with full consideration given to
the availability of both public and private funding. Such strategy will contribute to a
realistic approach in funding the Project while assuring the Village the ability to fund
the. Projects it deems to have the highest priority.
The Redevelopment Project will require an estimated four (4) to six (6) years to
complete.
The Redevelopment Project will begin immediately and will compliment ongoing
efforts to improve the area based upon the previous TIF Plan. Depending upon the
scope of the overall developments as well as the actual uses, the following activities
may be included:
Acquisition, Demolition and Site Preparati6n or other requirements necessary
to prepare the sites for desired redevelopment projects.
Landscaping/Buffering/Streetscapinq/Parking: The Village may · undertake, or
cause to be undertaken, certain landscaping and parking improvements which
serve to beautify and improve access to public properties or rights-of-way and
provide adequate buffering between land uses.
Storm Sewer, Water, Sanitary Sewer, and Other Utility Improvements: The
Village may extend or re-route certain utilities (or cause such extension) to
. serve or accommodate existing projects or new developments. Upgrading of
existing ulilities may be undertaken. The provision of necessary detention or
retention ponds may also be undertaken or cause to be undertaken by the
Village.
RoadwavtStreet/Parkina lmorovements: Widening of existing roads and/or
vacation of roads may be undertaken or cause to be undertaken by the Village.
Certain secondary streets/roads may also be improved. Related curb, gutter,
and paving improvements could also be constructed as needed. Sidewalk and
parking improvements ancillary to the above may also be carried out.
·
Rehabilitation of Existing Facilities:lmprovements/upgrades to existing
structures (retail/commercial) may be pursued, so as to create market-oriented
facilities and encourage further private investment to be made in the area.
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Traffic Control/Signalization: The Village may construct or cause to be
constructed necessary traffic control or signalization improvements that
improve access to the RPA and enhance its redevelopment.
Public Safety and Related Infrastructure: The Village may construct or cause
to be constructed certain public safety improvements including, but not limited
to, public facilities, public signage, and street lights.
Interest Cost Coverage: The Village may pay for certain interest costs incurred
by the redeveloper for construction, renovation or rehabilitation of the
redevelopment project(s). Such funding would be paid for out of annual tax
increment revenue generated from the RPA as allowed under the Act.
Professional Services: The Village may use tax increment financing to pay
necessary planning, legal, engineering, administrative, financing or other related
costs during project implementation. Eligible costs undertaken on behalf of the
Village may also be paid by the Village.

B.

Commitment to Fair Employment Practices and Affirmative Action

As part of any Redevelopment Agreement entered into by the Village and the
private developer, both will agree to establish and implement an affirmative action
program that serves appropriate sectors of the Village.
With respect to a public/private development's internal operations, both entities
will pursue employment practices which provide equal opportunity to all people
regardless of sex, color, race or creed. Neither party will countenance discrimination
against any employee or applicant because of sex, marital status, national origin, age,
or the presence of physical handicaps. · These nondiscriminatory practices will apply
to all areas of employment, including: hiring. upgrading and promotions, terminations,
compensation, benefit programs and educational opportunities.
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Anyone involved with employment or contracting activities for this Project will
be responsible for conformance with this policy and the compliance requirements of
applicable state and federal reg_
u lations.
The Village and the private developers involved with this Project will adopt a
policy of equal employment opportunity and will include_or require the inclusion of this
statement in all contracts and subcontracts at any level for the project initiated -within
the RPA.
Additionally : (a) any public/private partnership established for the
development project in the RPA will seek to ensure and maintain a working
environment free of harassment, intimidation·, and coercion at all sites, and in all
facilities at which all employees are assigned to work; (b) it shall be specifically
ensured that all on-site supervisory personnel are aware of and carry out the obligation
to maintain such working environment, with specific attention to minority and/or
female individuals; and (c) the partnership will utilize affirmative action to ensure that
business opportunities are provided and that job _a pplicants are employed and treated
in a nondiscriminatory manner.
Underlying this policy is the recognition by the partnership that successful
affirmative action programs are important to the continued growth and vitality of the
Village.

C.

Completion of Redevelopment Project and Retirement of Obligations to Finance
Redevelopment Costs

This Redevelopment Project will be completed on or before a date 23 years
from the adoption of the ordinance designating the Redevelopment Project Area.
Actual construction activities are anticipated to be completed within approximately six
(6) years .
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VIII.

PROVISIONS FOR AMENDING THE TAX INCREMENT REDEVELOPMENT PLAN
AND PROJECT

This Redevelopment Plan and Project may be amended pursuant to the
provisions of the Act.
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APPENDIX A
LEGAL DESCRIPTION

DOWNTOWN PARK FOREST REDEVELOPMENT PROJECT AREA
LEGAL DESCRIPTION

That part of the South % of Section 25 and the North % of Section 36 in Township
35 North, Range 13 East of the Third Principal Meridian boundary and described as
follows: .
..

Beginning at a point on the East line of said Section 36, 184.62 ft. South of
the Northeast corner thereof; thence South 68° 50' 30" West along the
Southerly line and said Southerly line extended Easterly of a public St.
Deducted by Plat recorded October 3, 1962 as Document No. 18608144 to its
point of intersection with the Easterly line of Forest Road; thence Southerly
along said Easterly line to its point of intersection with the Northerly line of
lndianwood Boulevard; thence Southeasterly along said Northerly line to its
point o"f intersection with the Northwesterly line extended North of P.l.N. 3136-200-009-0000; thence Southwesterly along said extended Northwesterly
line and said Northwesterly line extended Southwesterly of said P.l.N. to its
point of intersection with the Southerly line of Leims Road; thence Westerly
along said Southerly line of said Leims Road to its point of intersection with the
West line of. the East Y:z of the Northeast % of Section 36 aforesaid; thence
Westerly along the South line and said South line extended east of P.1.N. 3136-200-022-0000 to the Southwest corner of said P.l.N.; thence Northerly
along the Westerly line of said P.l.N., 167.83 feet to the Southerly line of
lndianwood Boulevard; thence Westerly along said Southerly line and said

1
I
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Southerly line extended Westerly to .its point of intersection with the Easterly
line, extended Southerly of P.l.N. 31-36-102-020-0000; thence Northerly along
said extended Easterly line and the Easterly line of said P.1.N. to the Northeast
Corner of said P.l.N ., thence Westerly along the Northerly line of said P.l.N . 18

ft. to the Westerly line of Orchard Drive; thence Northerly along said Westerly
line and said Westerly line extended North to the North line extended Westerly
of Lakewood Boulevard; thence Easterly along said extended North line and the
North line of said Lakewood Boulevard to its point of intersection with the
Westerly line of P.1.N. 31-25-400-009-0000; thence Northerly along said
Westerly line to the Northerly line of said P.l.N.; thence Easterly along said
Northerly line and said Northerly line extended Easterly to the Easterly line of
Forest Boulevard; thence Southerly along said Easterly line to its point of
intersection with the Northerly line of Lakewood Boulevard (said Lakewood
Boulevard being dedicated by Plat recorded October 3, 1962 as Document No .

-

1 8608144), thence North 68 ° 40' 30" East along said Northerly line and said
Northerly line extended Northeasterly to a point on the East line of Section 25
aforesaid; thence South along East line and the aforesaid East line of Section
36 to the place of beginning, Cook County; Illinois .

parktrs .lrg

2

-. - .

APPENDIX B
OUALIFICA TION REPORT

.--. i.

..

.... _::.:·:-:.::.·_~. ·.:: - :· . -..-.:- . . ·

APPENDIX B

VILLAGE OF PARK FOREST
TIF QUALIFICATION REPORT
PROPOSED
DOWNTOWN PARK FOREST
REDEVELOPMENT PROJECT AREA

PREPARED FOR:
VILLAGE OF PARK FOREST
OCTOBER, 1996

PREPARED BY:
KANE, McKENNA AND ASSOCIATES, INC.

_

::.:

.: :

:·~-; ~

·· T _
..._._

:~:.2I 37:~~=~:· --;:.~"'J"'- ffi '~~~-o-~.:·~~-:J:. ~ ;.

·

".:'l<~q«~~

. . . _ ; ;::r :~!

. ·---';!:~·- ·.; : :..--.· ::.~· ·::.=;· :.:. :;\:·;~~:/ . . . :_.. '•~ :;-.: ·::~

Village of Park Forest
TIF Qualification Report
Downtown Park Forest Redevelopment
Project
Area
.
.
Table of Contents
Description

I.

INTRODUCTION AND BACKGROUND

1

II .

QUALIFICATION CRITERIA USED

6

Ill.

METHODOLOGY OF EVALUATION

8

IV.

QUALIFICATION OF AREA/FINDINGS OF ELIGIBILITY

10

V.

OVERALL ASSESSMENT OF QUALIFICATION

16

Exhibits

EXHIBIT 1

Proposed Boundary Map - RPA

EXHIBIT 2

Parcel Identification Numbers

'. '~%:

I.

INTRODUCTION AND BACKGROUND

Introduction
This preliminary eligibility report focuses on approximately sixty (60) acres of
currently improved property being considered as a potential Tax Increment Finance
District (TIF) in the Village of Park Forest, Cook and Will Counties , Illinois· (the
"Village") . The area identified by the Village includes the stores and mall space
comprising Downtown Park Forest (the "Downtown") and adjacent complimentary
uses located generally between Western Avenue and Orchard Drive, South of
Lakewood and north of lndianwooq Drives. The majority of the parcels represented
in this new proposed TIF District are currently included within an existing TIF District,
established in 1985. The new TIF District, will,however, exclude approximately six
(6) parcels from the earlier TIF District.
The purpose of this report is to document the extent to which the factors of
"blight" exist for this new TIF area and to determine the eligibility of this area for such
status pursuant to the Tax Increment Allocation Redevelopment Act, Section 65
ILCS/11-74.4-3, as amended (the "Act").
The Act addresses the elimination or reduction of "blighted area" factors (as
· defined specifically within the Act) within Illinois communities through the
implementation of redevelopment measures. The Act authorizes the use of tax
increment revenues derived from the tax rates of various taxing districts in a
Redevelopment Project Area (the "RPA ") for the payment of costs related to the
under.taking of redevelopment projects. In order to qualify for redevelopment eligibility
under this legislation. an RPA must contain conditions which warrant its designation
as a "blighted area". The following sections of this report will describe conditions of
blight which exist in the proposed RPA. conformant to the provisions of the Act.
The proposed Redevelopment Project Area , following a Kane, McKenria analysis
of the Area. is generally represented in a map in Exhibit A.
The KMA survey was undertaken during September and October, 1996 and
includes certain findings of previous studies. plans and inventories conducted by other
firms and discussions with the Village. which were available and are pertinent to the
evaluation of this area. Said studies and plans are not, however, viewed as the sole
basis for the findings made herein.
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Study Area Background
The proposed RPA is generally contained within the area commonly known as
Downtown Park Forest.
The Village's Park Forest Plaza shopping center (eventually named the Centre
of Park Forest) was once nationally recognized as the first planned, regional mall.
Considered the "Town Center" for the Village, the Plaza area included the shopping
·center, the Village Hall, public library, police and fire departments, community center
and Village recreational facilities. · Adjacent uses included a community shopping
. center (with major grocery store as anchor) schools and over 3,000 townhomes.
According to Village officials and previous planning documents, this area once
functioned as a diversified and economically sound downtown for the Village.
For the past two (2) decades, however, the regional shopping center and its
surrounding environs experienced a significant decline in viability. Competition from
regional malls located near super highways resulted in the loss of numerous tenants. ·
Neglect by a series of absentee owners resulted in deteriorating infrastructure
systems.
Additionally, there are numerous code violations and a recognized
depreciation of physical maintenance apparent throughout the RPA. Manifestations
of this decline include obsolescence and excessive vacancies within more than 50%
of the retail and office space. The area has been examined from various planning
perspectives. It is the general consensus that the various problems for the Downtown
have contributed to a blighted area in need of immediate attention by both the publi c
and private sectors.
As stated above. the Downtown has experienced disinvestment and decline
since at least the mid 1970's. While there are a variety of reasons why the area has
experienced problems. the Village has concluded that the following factors are
prevalent and can be attributable to the area's downturn:
1I

Poor Layout - The ultimate site development and traffic circulation were not
well conceived with respect to automobile and pedestrian traffic needs. The
ring road system, as well as access/egress points within the APA, do not offer
optimum visibility or circulation from major thoroughfares. There is too much
parking and too much space between some facilities to foster easy access .

2)

Competition - While the Downtown was experiencing its difficulties, numerous
retail centers were being built in the surrounding area. Many of these are
located at intersections of ma1or highways. They have been successful in the
interim period in attracting regional and national retailers . The appeal of these
new projects, relative to the Village's Downtown, has further limited the area's
ability to attract regionally-recognized retailers .
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3)

Developer Neglect - The previous ma1onty of the developers/owners of the
property were faced with financial difficulties. resulting from the large original
mortgage debt. The focus of previous ownership's energy was on staying a
float and the remedies available through the legal system. For 20-30 years,
limited resources were dedicated to maintaining, marketing and or managing the
property in an effective manner. In 1 995, the Village was able to purchase the
property as a result of a receivership action.

Redevelopment Concept
In evaluating the southern suburban market, the Village has ·determined that for
the Park Forest shopping center to be successfully redeveloped, it must be converted
to a linear-mixed use downtown that can compliment the existing market's retail
alignment, rather than try to compete with it, and build upon the Village's position as
a destination shopping/service area. The overall appeal of the Downtown and its
existing users has tended to foster support for a redeveloped, complimentary "Town
Square", which could potentially generate increased activity, if properly positioned.
The Village has reached a preliminary determination that it is necessary to
redevelop the above described proposed Redevelopment Project Area (RPA).
According to the Village, the property may experience the continued loss of important
tenants if current conditions are not addressed by redevelopment. Circumstances of
continuing vacancy have led to the facility's depreciation, deterioration and
obsolescence.
The Village's Redevelopment Plan identifies the following
physical/design deficiencies associated with the property as it exists today:
1l

The Downtown has marginal vehicular bike and pedestrian access in order to
attract shoppers in and around· the site. Through a significant rerouting of
major roadways within and around the site, the Village has been able to design
new access roads into the parking lot which will enable consumers to travel
easily around and within the site, thereby enabling them to park nearest the
retailer or service-provider of choice or most convenient entry point. New bike
paths and walkways will improve pedestrian access.

21

Current occupancy levels are very low and the overall appearance of the mall
area (on an interior/exterior basis) for prospective tenants is marginal. Retail
brokers contacted by the Village have indicated that tenant interest in retail
space at the Downtown has been low due to current conditions. The Plan will
address the issue of rehabilitation.

3

3)

A major problem is lack of visual access for the retailers in the Center of
Downtown.
The redevelopment plan will "open up" the middle of the
Downtown to the arterial streets as much as possible, thereby providing the
retailers with additional visibility from car passengers and store visitors traveling
on both Western Avenue and Orchard Avenue. Visual access will also be
accomplished by demolishing a major structure, the former Sears building, as
well as a portion of another larger structure, the former Goldblatt's building and
some additional shops.

4)

The Downtown is comprised of slightly less than 650,000 s.f. of leasable retail/
office space at the present time . The redevelopment as proposed will decrease
the overall GLA to approximately 350,000 s.f., or a loss of 300,000 s.f. Much
of this reduction will be accomplished through the demolition of common areas
and entryways.

5)

The current shopping center relied on a totally retail base·. The redevelopment
plan reflects a concept where the number of retailers will be reduced
dramatically from a typical regional mall. Where one might expect to have 70
to 100 tenants in a mall-type development of the current size, the planned
number of tenants is currently less than approximately 50.

The Village has spent much time and effort in evaluating its options. It believes
that redevelopment projects for the Downtown are only feasible with public assistance
to defray the costs of stabilizing and revitalizing this strategic portion of the Village.
The creation of the TIF redevelopment plan, which this preliminary qualification report
would support, is intended to assist the Village and future parties in redevelopment
to address the above described deficiencies.
The use of TIF relies upon eventual redevelopment or developments which have ·
a higher value for property taxes than the previous use, since only taxes from new
value are captured. Within the proposed RPA, the current valuation could likely
decrease without any added investments into the area. (Note: Several real estate tax
protests have already been filed by the Village towards reducing the current level of
assessment of the properties).
The proposed RPA designation 1s being pursued to address blighted conditions
and to permit the improvement of the pro.p erty. Without public intervention and a
potential change in a portion of the overall land use, th~ property's, deterioration,
obsolescence and vacancy of space would likely not be resolved (and continue to
worsen) .
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Appropriate redevelopment of the area would prevent a continued loss of the
Village's real property tax base,. and new or improved reuses would create stronger
retail/commercial/institutional activity for the Village, thus potentially expanding the
Village's and other taxing district's property tax base. In addition, the Village would
seek to prevent the erosion of property and sales taxes, and if possible, p.osition the
RPA to increase sales levels over current levels.

5
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11.

QUALIFICATION CRITERIA USED

With the assistance of Village staff, Kane, Mc Kenna and Associates, Inc. (KMA)
examined the proposed RPA to determine the presence or absence of appropriate
qualifying ·factors listed in the Illinois TIF law (hereinafter referred to as the "Act"), as
amended. The relevant sections of the Act are found below.
The Act sets out specific procedures which must be adhered to in designating
a redevelop.m ent project area. By definition, a "redevelopment project area" is:
"an area designated by the municipality, which is not less
in the aggregate than 1-1 /2 acres and in respect to which
the municipality · has made a finding that there exist
conditions which cause the area to be classified as a
blighted area or a conservation area, or a combination of
both blighted area and conservation areas . "
The Act defines a "blighted" area with improvements as follows:
"any improved or vacant area within the boundaries of a
redevelopment project area located within the territorial
limits of the municipality where, if improved, industrial,
commercial and residential buildings or improvements,
because of a combination of 5 or more of the following
factors:
age; dilapidation; obsolescence; deterioration;
illegal use of individual structures; presence of structures
below minimum code standards; 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 community
planning; is detrimental to the public safety, health, morals
or welfare, or i.f vacant, the sound growth of the taxing
districts is impaired by, ( 1) a combination of 2 or more of
the following factors: obsolete platting of the vacant land;
diversity of ownership of such land; tax and special
assessment delinquencies on such land; flooding on all or
part of such vacant land; deterioration of structures or site
improvements in neighboring areas adjacent to the vacant
land; or (2) the area immediately prior to becoming vacant
qualified as a blighted improved area, or (3) the area
consists of an unused quarry or unused quarries, or (4) the
area consists of unused railyards, rail tracks or railroad
rights-of -way, or (5) the area, prior to its designati~n, is
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subject to chronic flooding whi.ch adversely impacts on real
property in the area and such flooding is substantially
caused by one or more improvements in or in proximity to
the area which improvements have been in existence for at
least 5 years, or (6) the area consists of an unused disposal
site, containir:ig earth, stone, building debris or similar
materials, which were removed from construction,
demolition, excavation or dredge sites.·
The presence of factors must be reasonably distributed throughout" the
proposed RPA and be present to a meaningful extent. The analysis herein indicates
that the identified factors are present to a meaningful extent, and distributed
throughout the proposed RPA.
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111.

METHODOLOGY OF PRELIMINARY EVALUATION

In the evaluation of tlie
methodology was utilized :

proposed

RPA's

qualification,

the

following

( 1)

Exterior site surveys of all of the structures and an interior survey 9f
certain structures within the RPA was undertaken by representatives
from Kane, McKenna and Associates·, Inc. and the Village.
KMA
completed an evaluation of all structures, noting excessive vacancies,
deleterious layout, depreciation, deterioration, obsolescence, as well as
the lack of community planning. The inspections included conditions of
facade, exterior walls and finishes, and other exterior site conditions and
interior site conditions. A photographic analysis of the area was
conducted and used to aid in this evaluation. Previous photographs of
the area were also reviewed.

(2)

The entire area was studied in relation to review of plans; Village
ordinances; previous and current 1 995 and 1 996 tax levy year
information from the Cook County Clerk's Office; Sidwell tax plat maps;
discussions with Village officials, its consultants, proposed developers
and previous developers regarding local history; inspection reports; and
an evaluation of area-wide factors that affected the area's decline (e.g.,
deleterious land use or layout, obsolescence, etc.). KMA reviewed the
area in its entirety. Village redevelopment goals and objectives for the
area were also reviewed .

(3)

The proposed RPA was examined to determine the applicability of the
different factors for qualification for TIF designation under the Act .
Evaluation was made by reviewing ·the information collected and
determining how each parcel and the various structures measured as· to
the prevalence of potential TIF qualification factors .

(4)

Interviews were conducted with the Owner of the ma1onty of the
properties (the Village) and the onsite management relating to the
oper~tion and condition of the properties.

Summary of Area Findings
The following is a summary of relevant qualification findings:
( 1l

The entire proposed RPA is comprised of approximately 60 acres (not
including right -of-ways). The area is contiguous and is greater than 11 /2 acres in size. as required by the Act.
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(2)

The proposed RPA could be categorized as a "blighted improved" areapending the receipt and documentation of certain materials identified in
the following section (a discussion of the basis for qualification of the
RPA follows in the next section). Factors necessary to make these
findings are present to a meaningful extent and reasonably distributed
throughout the area as a whole .

(3)

All property in the proposed RPA would benefit by proposed redevelopment project improvements.

(4)

The sound growth of. the tax base for taxing districts·that are applicable
to the area, including the Village, have been impaired by the blighting
·factors, as outlined in the Act, found present in the area.

9
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IV.

QUALIFICATION OF AREA/FINDINGS OF ELIGIBILITY

Based upon KMA's preliminary evaluation of the proposed RPA and an analysis
of each of the eligibility factors summarized in Section IV, the following factors are
presented on a preliminary basis to support qualification of the proposed RPA as a
blighted improved area.
1)

Age

Age as a blighting factor is used to document or provide a rationale for
problems resulting from normal and continuous use of structures over time. Age has
been determined based upon a series of aerial photos that were taken in 1940, 1945,
1955 and 1963. Of the fourteen (14) buildings comprising the proposed RPA,
approximately 64% were constructed between 1948 and 1950, renderingthe majority
of structures as being over 40 years old. This fact has also been confirmed by site
surveys, and from historical information from previous .plans. Discussions with Village
officials and brokers familiar with the area indicate that the age estimates are
reasonable.
This factor contributes to the overall depreciation and/or deterioration of the
Downtown, as well as the area's functional and economic obsolescence; despite
facade improvements which occurred during the mid-1980's. Age as a factor is
present to a major extent throughout the RPA.
2)

Excessive Vacancies

Over 50% of the total Downtown leasable area is currently vacant. For the last
several years, the RPA area has not evidenced an occupancy rate of greater than 50%
of its leasable area. Two (2) out of three (3) of the original larger anchors (Sears and
Goldblatt'sl have departed the Downtown and the majority of larger chain retailers
have also left the shopping center . These unoccupied and/or underutilized structures
or spaces represent an adverse influence on the area because of the frequency of their
occurrence or the duration of their vacant condition. This factor is present to a major
extent throughout the RPA .
A s1gnif icant portion of the remaining tenants in the Downtown are on lease
terms that are below market, and compared to other retail properties of similar or
greater size. the current vacancy rate 1s excessive.
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Deterioration

The condition of at least 60% of the overall structures within the area is, as
Village officials have described, "unsafe and uninhabitable, as well as evidencing a
deplorable lack of upkeep (particularly regarding the internal heating, air conditioning;
waterpipes, sprinklers, etc.I. There are cited references to all of the following
characteristics .within the Downtown by structural engineers and Village officials,
including:
o

Roof leakage, damages to roof structures, metal lath and plaster ceilings,
flooring, walls, electrical, mechanical, plumbing and sprinkler systems,
which evidence that little if any preventative maintenance of the roofings
or flashings has occurred over the life of the structures. According to a
structural engineers' evaluations, these failures have allowed water to
enter the buildings unchecked for several years, thereby damaging. most
of the building elements and design finishes to the point where they are
"beyond repair". This would include roofing, ceilings, flooding, doors/
windows, electrical, heating, ventilating and air conditioning, plumbing,
sprinkler systems have been determined to be in need of total
replacement in at least five (5) of the fourteen ( 14) structures.

o

Concerns have been raised by experts familiar with certain structures
that with some of the more deteriorated structures (such as the
Goldblatt's, Restaurant. Bowling Alley and Laundromat buildings)
because of the sharing of common walls with several other mall shops
that a failure or collapse of the roof system could present hazardous
conditions for ·workers or shopping citizens.

o

Considerable rotting of internal support systems has resulted, likely due
to inadequate roof drains which allowed water to pond .on certain roo fs
and eventually leak into the building. Failure of roof joists is another byproduct of roof ponding .

o

Lack of heating in some buildings has had a detrimental effort on
important building elements such as mechanical, plumbing and sprinkler
systems service calls .

o

Deteriorated masonry, (due to a lack of dryvit finish) is also evidenced
throughout the area .

o

.

At least six (6) structures have been described as being in such a state
of disrepair that to attempt to restore them to a usable condition would
cost more than 50% of the replacement cost of a similar building .
•
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4)

Presence of Structures Below Minimum Code Standards

There are approximately 78% of the structures within the RPA whereby
standards of zoning, subdivision, building, housing fire, maintenance or other
governmental codes applicable to the property are not being met. Such conditions of.
blight are characterized by defects or deficiencies which may threaten the health and
safety of occupants of the buildings. Each of these structures have been documented
as having deteriorating effects as well as any .buildings cited by the Villages Building
Department (or other department) for other code violations.
Commercial code violations in the Downtown currently include and/or have
recently included:
a)
b)
c)
d)
e)
f)

g)
h)
i)
jl
kl
ll
ml
n)
o)
pl
ql
r)
sl
t)
u)
vl
w)
x)
y)
z)

Broken and cracked windows;
Damaged siding on masonry walls;
Deteriorating soffits under the canopies;
Non-operating elevators;
HVAC System in disrepair;
Deteriorated sidewalks; parking lot surfaces and concrete curb;
Need to strip all paved areas;
Landscaping in need of attention;
Flaking crumbling, deterioration and stains in " ·
Need to annunciate individual users to Fire Department;
Repair and maintain fountains in proper operating manager;
Lighting and canopies in need of attention;
Need for new asphalt paving and concrete curb work;
Exposed electrical wires;
Replace sprinkler heads; expand electrical service;
Roof and gutters in disrepair;
Deteriorated drywall on ceiling and walls;
Coping and parapet walls in disrepair;
Screening of dumpsters in proper;
Need for water piping and sanitary sewer to all tenant lease premises;
Obstructed means of egress; ·
Deteriorated exterior siding;
Overgrowth of vegetation:
Broker pipes damaged or inadequate and detection sprinkler system;
Damaged and broken masonry wall sections;
Cracked and deteriorated display windows; bulkheads, including seepage
and boarded up windows.

This factor exists to a major extent throughout the proposed RPA.
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5)

Obsolescence

Elements of the proposed new Downtown project area suffer from both
functional as well as economic obsolescence in that the physical utility of many of the
structures and various property's ability to compete in the marketplace have been
hindered due to age poor design or layout, or improper orientation of buildings on the
site which detract from the overall usefulness or desirability of the property. Adverse
conditions inherent within the area have also been found to affect market acceptability
downwards and therefore, decreases in market values do sometimes occur . . Since
many of the structures are either deteriorated or depreciating (several could even be
classified as dilapidated) and contain high levels of unoccupied space, it is often
presumed that these are locations which may not be economically curable, resulting
in net rental losses, and higher than normal repair and maintenance costs .
. The shape, size and configuration of many of the land parcels in the RPA often
do not have the ability to .m eet today's market demands. Various structures exhibit
characteristics which limit the use and marketability such buildings and suffer from
poor design and poor configuration of the parcel. Additionally:
o

Continued high vacancy rates are evidence of the functional ·
obsolescence of the shopping center (area brokers have cited layout
aspects as well as the depreciation of physical improvements as
problematic in attracting new tenants).

o

Components of the mall, such as the HVAC and entryways, will require
replacement and are economically as well as functionally obsolete .

o

The poor performance of the shopping center has contributed to its
economic obsolescence in the marketplace, as indicated by recurring
operating losses.

Platting characteristics that are obsolete include the fact that certain parcels
appear to have been subdivided over time into varied sized and shaped parcels.
Perhaps this was done to meet specific requirements for the initial owners. However,
the resulting diverse platting has caused difficulties in the marketplace and could
cause more problems for .f 1rms interested in expanding or deciding to locate in the
area . according to Village officials .
Functional characteristics that are obsolete include several buildings which were
originally constructed for specific user 10wners and appear to have met original specific
functional requirements. Today, however. the majority of these structures are vacant
or partially vacant.
This factor is present to a major extent within the proposed RPA.
13

1.

- . .... 'i

6)

Depreciation of Physical Maintenance

The majority of structures and parcels which comprise the proposed RPA exhibit
signs of depreciation of physical maintenance (or deferred maintenance), specifically
as such factors relate to exterior facades or adjacent site improvements to individual
structures. Such conditions are also evidenced by specific code citations and
deficiencies for various structures noted in recent Village records.
This factor refers to the effects of deferred maintenance and/or the lack of
maintenance of the structures and site improvements. The presence of this factor is
evidenced by the condition of the buildings as viewed by the general passerby and .by
those who have to conduct their operations in and out of the Downtown . When there
exists unpainted or unfinished surf aces; loose or missing materials; cracks and broken
windows; loose gutters and downspouts; loose or missing shingles; accumulation of
trash and debris; standing water; broken sidewalks and potholes; overgrown
vegetation; and deteriorated concrete curbs, there exists depreciation of physical
maintenance.
It has been noted by Village officials that many of the conditions listed above
are highly representative of factors within the area, have often not been consistently
addressed, and are leading to a certain perception about the District which may be
impacting on the area's growth potential. Excessive land coverage, the age of many
of the structures and various users over time, have also likely contributed to much of
the area ' s overall depreciation of physical maintenance.
This factor is present to a meaningful extent throughout the RPA.
7)

Deleterious Land Use/Layout

By virtue of either their size or configuration, there are sites within the RPA
which cannot be more economically used unless assembly and clearance takes place.
Irregular lots and building shapes are characteristic of at least 50% of the parcels in
the RPA. These cond1t1ons are characteristic of the factors that either discourage
reinvestment or cause disinvestment.
o

Consumer of retail stores has been hampered by existing site design
(e.g., elevations of surrounding parking/landscaped areas) and exterior
treatment.

o

Pedestrian and consumer access is hampered by ring road design.

14

•
'

There are documented testimonials attesting to the aV\(kward and inefficient
layout of the Downtown's primary structures, particularly in that the Downtown has
been viewed as "clogged" with the Sears parcel historically preventing easy visibility
and access to the rest of the commercial area. The network of roadways has also not
served to solidify the Downtown as _a destination point nor as a major development
corridor. Parking has not been viewed as advantageous to the Downtown and should
likely be concentrated behind stores and shops. Similarly, outlots have not historically
been located and/or configured along the streets which lead to the Downtown nor
along streets which provide connections to the adjoining residential neighborhoods.
Land use redevelopment is adversely affected by the presence of major parcels
which now contain environmentally hazards in connection with their rehabilitation or
redevelopment (e.g., asbestos removal) . Such remediation costs may render these
properties obsolete and have a deleterious affect on neighboring properties.
8)

Lack of Community Planning

The pla,cement of an original regional mall (the Project) with less than optimal
access and visibility from major arterials has severely hampered the occupancy levels
in the Downtown. The Village has pointed out that the marketplace has not been able .
to absorb the additional mall space since the 1 980s'. Within the same market area
(within one mile of the RPA) strip center development by other users serves to further
undercut the property's viability and contributes to higher vacancy levels.
Redevelopment of the property is expected to target uses to specific retailers/serviceproviders and other segments that are under- represented in the market area,
complimenting existing uses, Proposed renovation to the property would include the
enhancement of retailer visibility. ingress/egress related improvements, as well as
other layout related improvements.
The majority of the development area was constituted as part of a 1 940' s
scenario which has. for the most part, become outdated and outmoded given today's
ever-changing retail/commercial marketplace. Very few regional centers built 40-50
years ago have been adopted to serve today's populations effectively, and although
there may have been a Comprehensive Plan in place for the Village at the time of the
Downtown's initial development. 1t 1s clear. given the number of problems addressed
in the other factors of blight. that the Downtown is in ·need of a comprehensive
directive to relieve its present diff1cult1es .

15

-

--

--.. ' ··:.. -·'

. ·... . .,.-.,_,~~;;:~~.::~::::-:~=-=·;==· ·.:·:···='-'':~ ·'>;.';<;.·~,,..-:?.~ij;~.~..,. :~;:;·:::-··_;~:··:.'
•

v.

'I

OVERALL ASSESSMENT OF AREA QUALIFICATIONS

The proposed RPA is considered to be an eligible TIF District with respect to its
blighted condition. Conditions exist throughout the area which, when considered as
whole, would qualify the proposed RPA under Section 11-74.4-3 of the Tax Increment
Allocation Redevelopment Act of the State of Illinois. The improved downtown area
would be considered blighted, based upon the TIF factors identified herein. As set
forth in the narrative and map provided herein, the proposed APA meets the "blighted"
requirements of the Act. The following blighted characteristics are distributed
throughout the proposed RPA: ( 1) Age (2) Excessive Vacancies; (3) Deterioration; (4r
Presence of Structures Below Minimum Code Standards (5) Obsolescence; (6)
Depreciation of Physical Maintenance; (7) Deleterious Land Use/Layout; and (8) Lack
of Community Planning .
The combination of these factors impedes the development of the ·overall
proposed RPA's improvements by inhibiting their adaption to today's users. The
obsolescence, depreciation and deterioration of many .of the improvements
themselves , coupled with the excessive vacancies apparent within the area have not
and do not currently make the proposed RPA a viable locatio_n for potential
redevelopers ·o r tenants.
These factors have served to reduce RPA property
assessments and sales revenues resulting in a significant loss of tax revenues and
employment opportunities for the Village as. well as for other affected taxing districts.
Village intervention and the establishment of a TIF District on the property could
reasonably be expected to halt further decline of the area and to serve as a conduit
for substantial private investment and development as proposed in redevelopment
concepts presented to the Village .
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EXHIBIT 1
PROPOSED REDEVELOPMENT
PROJECT AREA {RPA)
BOUNDARY MAP
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