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INTRODUCTION

Tax Increment Financing

Tax incremeant financing is permited in |llinois under the *Tax [ncrement
Aliocation Redevelopment Act' (Chapter 24, Paragraph 11-74.4-1 et seq. of
the lllinois Revised State Statutes) as amended (hereinafter the ‘*Acts).
Only areas.which mest ceriain specifications outiinad in the lllinois Revised
Statutes are eligible to use this financing mechanism.

The Act permits municipaiities to make improvements to properties located
within eiigible ‘conservation,* ‘bilghted," or “industriel park conservation®
areas in accordance with an adopted redeveliopment plan during a period
which does not exceed 23 years. The municipai cost of such public
improvemants can bhae repaid with the increased revenues generatad by
private investment in real estate within a designated project arsa. The
kay to this financing tool is that funding does not rety on the taxing
power of the municipality aione. The property taxing power of taxing
districts with jurisdiction over the land within the project area can be
employed to retire the necessary financial obligations. This taxing powaer
is only applled to the increese in equalized assessed valuation generated
within the designated project area- during the limited term of the redeveiop-
ment project, principally increased equalized assessed vaiuation from new
private development. Thus, the project can pay.for itseif without the need
for additional. taxes- to be levied city-wide, outside  the boundaries of the
project area.

Curing the months of September and October of 1982, a survey of the .
area was undertaken to determine eligiblity “under the tax Increment
financing law. The:resuits of the survaey- indicate that:the ares:-meats the
statutory - requirements— of a: ‘conservation- area™ and is«-efigible: to - be
designated as a Tax Increment Financing Redevelopment- Project Area.
The resuite of this survey are. summnriznd In Appendix A. -

The - Act.. stipuiates. specific- procedures . -which: must ;. be . adhered-to in the
redeveiopment planning process: i.They~ inciude- the -- designation- of a
Rodmlopmem-‘Pro}od"Am«und ‘determination-"of" Rroﬂgibﬁly“’pnpamﬂon
and . description. of a Rodﬂdopmmt Plan, and . deseription: 6t..the..program
and projects designed to further.the ‘cbhcuws. of the. Rodavolopmmt Pian.
These: items are -the wbdnnee-af*ﬂ'linnport.‘ T TR e

- o
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'REDEVELOPMENT PROJECT AREA DESCRIPTION

The Redevelopment Project Area, hereinafter the *Project Area’ (Figure 1),
generaity forms a cross shape defined by Seminary Street on the north,
Wesley Street as the northem horizontal boundary, the Chicago
Northwestemn ' Raliroad as the southem horizontal. boundary, and Willow
Street on the - South; Gary Avenus on the -west, West Street as the
western vertical boundary, Wheaton Avenus as the castern verticai
boundary, and the oastem edge s mid-block between Wheston Avenue
and Hale Street. The Chicago Northwestern Railroad extends the FProject
Area easterly to Scott Street and westerly beyond Bridge Street. The
project area is (egally describad as follows:

LEGAL DESCRIPTION

LEGAL DESCRIPTION FOR THE TAX INCREMENT FINANCING DISTRICT IN SECTIONS 16 AND
17, TOWNSHIP 39 NORTH RANGE 10 EABT OF THE THIRD PRINGPAL MERIDIAN,
DESCRIBED EY BEGINNING AT THE INTERSECTION OF THE NORTHEHRLY UNKE OF THE
WESLEY STREET RIGHT-OF-WAY WITH THE NORTHEALY UNE OF THE CHICAGO AND
NORTHWESTERN HAILROAD RIGHT-OF-WAY, IN THE NOHTHEAST QUARTER OF SAID
SECTION 17,

THENCE FASTERLY ALONG THE NORTHERLY RIGHT-OF-WAY LINE - OF WEBLEY STREET
10 THE NORTHERLY .EXTENSION OF THE WESBT LINE OF--THE -EAST 188 FEET OF LOT 4
OF COUNTY CLERKS ASSESSMENT DIVISION OF LOT. 4, IN THE SOUTHEAST QUARTER OQF
SAID SECTION 17, t £

WMSWYALONGWENORTHE&YEKIENBIONOFSNDWESTUNEOF
THE EASTT18BUFEET OF BAID. LOT 4, TO THE- NORTHERLY" RIGHT-OF-WAY LINE- OF FRONT
STREET. '

THENCE SOUTHEASTEHLY ALONG THE NORTHERLY RIGHT-OF-WAY LINE OF FRONT
STREET TO THE SOUTHEASTEHRLY CORNER OF LOT. 15 IN AT. MACINTOSH & COMPANY'S
FRONT STREET  ADDITION BEING A SUBDIVIBION IN THE BOUTHEAST QUARTEHR OF SAID
SECTIONT?. T3 IEsN. L e VTMEY I f jreipdvis +. & DA PHET. SN Rl St

THENCEINORTHERLY ALONGTHE™ EAST “LINE-"OF=8AID‘ LOT ™15 TO THE NORTHEAST
CORNEANTHEREDF BAID. POINT: . BEINGcALONGTHE: BOUTHERLY-LINE:OF LOT. 3 IN- SAID
AT. MACINTOSH..3 -COMPANYS FRONT.STREEL. ADDITION. wat

MMYWMWYUI&OFM&&MiANDTHE
EXTENSION THEREOF TN  SAID SUBDMSION ‘TO 'THE WEST RIGHT-OF-WAY LINE OF GARY
AVENUE, '

THENCE= NORTHERLY-ALONG: THE - WESTORRINT-OFWAY < LINE 'OF "GARY- AVENUE TO
THE NORTH4RIGHT-OFWAVD LING: OFWEBLEY STREEIIN  OXAADD  SFTHICIeVaLt

THENCES EASTERLY.. ALONGTHE NORTH; RIGHT-OE;WAY: LIKE (OF ‘WEBLEY STREET TO

THE NORTH" RIGHT-OR-WAY--LINE * OF TBEMINARVAAVENUE > - ~S4fgnemr i bl

THENCE " EASTEFRLY ALONGRTHEYTHCATHWRIGHROFRWAY. LINE -~ OF° SEMINARY™ AVENUE
TO THE EAST RIGHT-OF-WAY UNE OF WHEATON AVENUE.

THENCE BOUTHERLY ALONG THE EAST RIGHT-OF-WAY LINE OF WHEATON AVENUE TO
THE NORTH RIGHT-OFR-WAY LINE OF WEBLEY STREET, THENCE EASTERLY ALONG THE
WNWWAYUKEOFMBTFEFWTFEWYWW OF THE
W‘EBTERLYUNEOFLOTSLB.Amw!NmaOFTHEOHGlNALTDWN OF
WHEATON,

THENCE SOUTHERLY ALONG THE EXTENSION OF SAID WESTERLY LINE OF LOTS 1. 8.
AND 10 IN BLOCK 8 TO THE SOUTHWESTERLY CORNER OF LOT 10 IN SAID BLOCK 8 OF
THE ORIGINAL TOWN OF WHEATOM,

THB&CEEASTEH.YALORGTHESMYUNEOFSNDLﬂTwTOTHEWEBT
RIGHT-OF-WAY LINE OF HALE ZTREET,
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THENCE SOQUTHERLY ALONG THE WEST RIGHT-OF-WAY UNE OF HALE STREET 0
THE NORTH RIGHT-DF-WAY UNE OF FRONT STREET.

THENCE WESTEALY ALONG THE NOATH RIGHT-OF-WAY UNE OF FRONT STREET TO
THE NORTHEALY EXTENSION OF A LINE THAT IS 10.5 FEET WEST OF THE WEST LINE
OF LOT 2 IN THE COUNTY CLERKS ASSESSMENT DIVISION IN THE SCUTH HALF AND
THE SOUTH HALF OF THE NOHRTH HALF OF SAID SECTION 18,

THENCE SOUTHERLY ALONG THE EXTENSION OF SAID LINE THAT IS 105 FEET WEST
OF THE WEST LINE OF BAID LOT 2 TO THE NORTHERALY RIGHT-OF-WAY LINE OF THE
CHICAGCO AND NORTHWEERTERN RAILAQAD RIGHT-OF-WAY.

THENCE EASTERLY AND MNORTHEASTERLY ALONG SAID NORTH RAILROAD RIGHT-OF-
WAY LINE TO A POINT THAT IS 3985 FEET WEST OF THE NORTH-SOUTH QUARTER
SECTION LINE OF SAID SECTION 16. AS MEASURED ALONG THE CENTER LINE OF SAID
RAILROAD RIGHT-OF-WAY,

THENCE SOUTHERLY 100 FEET PARALLEL WIiTH SAID QUARTER SECTION LINE TO A
POINT ON THE SOUTHERLY RIGHT-OF-WAY LINE OF SAID CHICAGO AND NORTHWESTERN
RAILROAD RIGHT-OF-WAY,

THENCE SOUTHWESTERLY AND WESTEALY ALONG THE SOUTHERLY RIGHT-OF.WAY
LINE OF SAID CHICAGO AND NORTHWESTERN RAILROAD RIGHT-OF-WAY TO (TS
INTERSECTION WITH THE EASTERLY RIGHT-OF-WAY LINE OF WHEATON AVENUE,

THENCE SOUTHERALY ALONG SAID EASTERLY RIGHT-OF-WAY LINE OF WHEATON
AVENUE. TO THE SCUTHERALY RIGHT-OF-WAY UINE OF WILLOW STREET.

THENCE WESTEALY ALONG SAID SOUTHEALY RIGHT-OF-WAY LINE OF WILLOW STREET
TO THE WESTERLY RIGHT-OF-WAY LINE OF WEST STREET,

THENCE NORTHERLY ALONG SAID WESBTERLY RIGHT-OF-WAY LINE OF WEST STREET
TO A POINT 30852 FEET NOATH OF THE NORTHERLY RIGHT-OF-WAY LINE OF CHILDS
STREET,

THENCE WESTERLY 185.0 FEET., THENCE NORTHERLY 138.3 FEET. THENCE EASTERLY
185.0 FEET TO THE WESTERLY RIGHT-OF.WAY UINE OF SAID WEST STREET,

THENCE NOATHEALY TO THE SOUTHERLY RIGHT-OF-WAY LINE OF LIBERTY DRIVE.

THENCE SOUTH 8¢, 30 MINUTES WEST ALONG THE SOUTHERLY RIGHT-OF-WAY LINE
OF SAID LIBERTY DRIVE 258 FEET TQ AN ANGLE POINT IN SAID RIGHT-OF.WAY LINE,

THENCE SOUTH 82°. 59 MINUTES WEST 200 FEET TO AN ANGLE POINT IN SAID
RIGHT-OF-WAY UNE,

THENCE SOUTH 8g*, 53 MINUTES WEST 7B0.27 FEET TO THE EASTEALY RIGHT-OF.
WAY LINE OF CARLTCN AVENUE,

THENCE SOUTHERLY ALONG SAID EASTERLY RIGHT-OF-WAY LINE OF CARLTON
AVENUE TO THE NORTHEALY RIGHT-OF.WAY LINE OF CHILDS STHEET.

THENCE WEBTERLY ALONG SAID NORTHEALY RIGHT-OF-WAY LINE OF CHILDS STREET
TO THE WESTEALY RIGHT-OF-WAY UINE OF CARLTON AVENUE.

THENCE NORTHERLY ALONG SAID WESTERLY RIGHT-OF-WAY LINE OF CARALTON
AVENUE 200.1 FEET TO A JOG IN SAID RIGHT-OF.-WAY LINE,

THENCE WESTERALY 4.6 FEET TO THE CONTINUATION OF THE WESTERLY RIGHT-OF-
WAY LINE OF CARLTON AVENUE,

THENCE NORTHERLY ALONG THE WEBTEALY RIQHT-OF-WAY LINE OF CARLTON
AVENUE TO THE NORTHERLY RIGHT-ORWAY UNE OF UBERTY DRIVE, SAID POINT ALSBO
BEING THE SOUTH-EASTEALY CORNEH OF LOT 5 IN THE SOUTH RAILROAD STREET
sSUBDIVIBION,

THENCE NORTHERLY AND NORTHWEBTERLY ALONG THE WESTERN RIGHT-OF-WAY
UNE OF THE OLD CHICAGO AURORA- AMD ELGIN RAILRCAD RIGHT-OF-WAY, BEING THE
EABTERLY UNE OF SAID SOUTH RAHLROAD STREET SUBDIVISION TC TS INTERSECTION
WITH THE SOUTHERLY RIGHT-OF.WAY UINE OF THE CHICAGO AND NORTHWESTERN
RAILROAD RIGHT-OF-WAY,

THENCE NORTHWEBTERLY ALONG SAID SQUTHERLY RIGHT-OF-WAY UNE OF THE
CHICAGO AND NORTHWEBTERN RAILROAD RIGHT-OF-WAY TO ITS INTERSECTION WITH THE
CENTEALINE OF BRIDGE STREET EXTENDED NOHTHEALY,

THENCE SOUTHERLY ALONG THE EXTENSION OF SAID CENTERUNE OF BRIDGE
STREET 7O THE SOUTHEALY RIGHT-OF-WAY OF THE CHICAGO AND NORTHWESTERN
RAILROAD RIGHT-OF-WAY, SAID POINT BEING ON THE NORTHERLY RIGHT-OF-WAY LINE OF
MANCHESTER ROAD,
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THENCE NORTHWESTERLY ALONG SAID SOUTHERLY RIGHT-OF-WAY OF SAID CHICAGO
AND NORTHWESTERN RAILROAD RIGHT-OF-WAY TO I3 INTERSECTION WITH THE SOUTH
LUNE OF THE NORTHEAST QUARTER OF S8AID BECTION 17,

THENCE EASTERLY ALONG SAID SOUTH UNE OF THE NORTHEAST QUARTER OF SAID
SECTION 17 TO THE NORTH RIGHT-OF-WAY LINE OF SAID CHICAGO AND NORTHWESTERAN
RAILRCAD RIGHT-OF-WAY,

THENCE NORTHWESTERLY ALONG SAID NORTH RAILROAD RIGHT-OF-WAY LINE TO THE
POINT OF BEGINMING. ALL BEING IN SECTIONS 16 AND 17, TOWNSHIP 32 NOHTH RANGE
10 EAST OF THE THIRD PRINCIPAL MERIDIAN, IN THE CITY OF WHEATON, DU PAGE
COUNTY, ILLINOIS.
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COMPLIANCE WITH THE COMPREHENSIVE PLAN

The FRedeveiopment Plan is consistent with the City's comprehenswe plan
and other relatad planning documanta., and encourmges the achievemant of
city-wide goamis and objectives fundamaentai to the future deveiopment and
redevelopment of the Project Area. The City of Wheaton Comprenensive
Plan and other pertinent planning documents encourage the beautification
and redeveiopment of the downtown area.

OVERALL GOALS AND OBJECTIVES

Pursuant to the Act, the purpocse of a Redaevelopment Plan for a project
area is to promote the heaith, safety, monia, and weifare of the general
public by:

& oreventng the onset of blight while instiuting conservation
Teasures:

m removing and alleviating adverse conditions by encouraging private
investment of under-utilized and vacant properties which  will
strengthen the economy, tax base, business senvironrment, and living
environment;

8 improving existing public utilities within the arez;. and

®#  enhancing the overall quaiity while maintgining the historic character
and pedastrian scaie of Downtown Whaeaton.

The HRedeveiopment Flan is a refinement and extension of the Cilty's
Comprehensive Pltan and s Centrgl’ Area Plan:  As . part of the
Redeveiopmant Plan, the overali goais.-and objectives are set. forth in a
manner consistent with these piana. The goais and objectives are
intended o guide redevelopment decisions within the Redeveiopment FProject
Area.

The following gosis are exisnsions: of the. Cly's overali goal for the .
Caentral. Area- - to._creats. a..viable,. muiti-faceted. downtown, & central area.
which provides opportunities for a wide range of activitles nourishing
community life -while conserving ‘Wheaton's historic character-and pedestrian
scaia. S WLl

-y - BRI
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Economic Deveiopment

Goal: Hedevelopment of the Project Area in a manner that strangthens
the economic vitaity of the City of Wheaion and the centrat
business district.

Objectves:

1. Promote downtown aconomic daevelopment which capializes on the
unique charactar of the Project Area.

2. Encourage s variety of redevelopment activities which enhances a base
ot support for Whaaton's central busziness district.

3. Encourage timely redeveiopment projects that are of high quality and
yield 2 high assessea value. thereby strengthening the overali tax base.

4, Establish cooperative and mutually-reinforcing investment opportunities for
the publlc and the private sectors.
taend Usze

Goal: An attractive and vital area comprised of compatibie and mutually-
supportive land uses.

Objectivas:

1. Encourage a variety of commaerciai, residential, open space, and public
functione in their appropriate locations in a concentrated pattarn within
the Project Area which appeal to. residents, visitors, and workers.

2. Provide and/or maintain public. accezs to the Praie Path and -other
open space amenities within the Project Area.

3. Provide adequate parking faciliies throughout the FProject Area to
accommodats . residents, shoppers, employses, and commutars.

4. Accommodate. & varety- of- appropriate uses- and users that do not
compromise the aesthetic and/or environmentai quailty of the area.

Residentiai

Geal: A viable urban neighborhood combining compatible residential and
commerciai uses.
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Objectives:

1. Ensure that the design of residential developmant is compatible with
the sumrounding land uses and is consistent with the scalea and historic
character of tha Project Area,

2. Buffer surrounding residentiai areas from more intensive land uses,

3. Encourage higher densily residentiali uses wihin the Project Area to
contribute to the Project Area's lively sireetscape and aconomic vitality.

4. Ensure that residents have access to semi-private open space with
identrfiable boundaries.

Public Servicea sand Facilltlea

Goal: An efficient system of services and f{acilities essential to the
success of the redeveloped Froject Area.

Objectives:
1. Ensure that the properties located within the Froject Arga are served

by the necessary public infrustructure to pmted the heaith and safaty
of rasidants, visitors, and workers.

2. Improve the municipai utiiity distribution systems.

3. Ensure that the infrastructure required to . successfuily impiement the
redavelopment conforms to the City's standards.

Appearance

Goal: A visuslly attractive environmernt with a strong, positive community
image.

Objectives:

1. Promote high design standards. with regard to -the development of
public and private buildings, signage,. siis planning, strestscaping, and
landscaping.

2. Encourage continuity and compatibiiity in architecturs within the Project
Area consistent with - the character, quality, massing, and scale of
existing development in and surrounding the Project Area.

3. Unify the appearanca of public and private property within the Project
Area through the consistent use of site improvements such as
landscaping, lighting, outdoor. fumiture, and signage.



Downtown Wheaton Redeveiopmant Profect Report B Page 9

4. Improve the puslic signage system to be both sttracuve and heloful to
ensura that shopping, parking, and other amenfies are easy to find
and {o use.

5. Require scresmng and butffering of off-street parking lots from adjacent
land uses.

6. Require unsightly overhead wires and poles to be buried or screened
as redeveiopmant cccurs.

7. Encourage private property cwners to initiate enhancement of their
proparties.

8. Preserve and reuse buildings of historic vaiue and/or architecturai mernt.

3. Utllize ail avalable legal means to enforce Clty ordinances established
to protect the economic heatth and waifare of the central business
district.

Tranaporiation

Goal: A coordinated transportation network linking the Project Area to

other portions of the Clity and the matropolitan area.

Objectives:

1.

Construct or reconstruct necessary roadways andfor Improvements to
allow for the efficlent and safa movement of traffic within the Project
Area.

Plan for incrsased capacity and use of transit systems and enhancs
facilities for bus and rail lines which support downtown functions.

Ensure that the deveiopment of roads within the Project Area is
congistent with Clty standards, adequatsly serves ail propertias, and
allows for the movement of personai, public, and setvice vehicles.

Create- strong pedestrian - and vehicuiar linkages to faciiitate safe and
convenient- interaction between- the- various activities within the FProject
Arsa and the entire centrmi business district.

Provide adequaie parking facilities- throughout the Project Area to
service residents, shoppers, commutesrs, and empioyees.

Ensure that redevelopment does not resuit in high voiume traffic
through residential and other sensitive arsas.

Enhance the opportunities for muiti-modal transporiation usage.
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REDEVELOPMENT PLAM

The foeus of the Redeveiopmant' Plan is the redevelopment of several
biocks within Downtown ‘Wheston. The various public improvements
required to implement the Hedevelopment Fian are discussed in the
subsequent section of this report.

To achiave the goais and objectives of the Redevelopment Plan, the City
of Wheaton will encourage private investment through the adoption of a
tax increment financing district, and wil incur TIF project costs.
Successtul compietion of the Cliy's eflorts will resuit in a revitaiized centra
businass district. Undernaking the redeveiopment program would generate
increased tax revenues, provide housing opportunities, creste much needed
parking facilities for downtown businesses and commuiers, and create
additional opportunities for business deveiopment.

The Project Area currantty consists of a variety of uses.(see Figura 2).
Haie Street, and Front Street from Hale Street to Waest Streat represent
the primary concentration of retzil uses. The intersection of Wheaton
Avenue and Wasley Street is the municipai and institutional core containing
City Hall, the Post Office operation, and supporting parking faciltias. A
number of residences have been converted tc commercial uses along
Wheaton Avenue and Wast Straet south of Liberty Drive. Within the
Project Area south of the raiiroad tracks, there sre.a variety of retail, auto
repair, office and financiai, institutionai, and residential uses.

The land use recommaendations for the Redevelopment Plan, Figure 3,
create more coherent and mutuaily supporting uses inciuding business,
institutionai, and residentiai uses,. with sufficlent parking areas for both
commuters and downtown shoppers-and employees by:

® - Strengthening and enhancing retail uses along Front Straet,

@ - Providing adequate and convenient parking facilties to serve
commarcial, municipal, and commuter facilities,

= . Cresting a critical mass of. residential. opportunities to . stimuiate ‘non-
peak® hour activitlas such as antertainment, restaurants, and generaily a
higher. demand for downtown businesses, .

& - Expanding and renovating axhﬂrfg Metra facilly to accommodate futurs
increases in ridership, o

8 < Creating opportunities for office development south of the Chicago
Northwestern Raliroad aiong the south - side of Liberty Drive, and

B : Enhancing the ‘sense of: place* through additional streetscape

improvements and by highlighting the civic/culturali core of the -
community,
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Redeveiopment Opportunitias -

Figure 4, Redeveicpment Opportunities, highlights those characteristics of
the Project Area and its surroundings which begin to suggest tha diraction
ot tha redeveiopment strategy. (wo primary redevelopment sites will sarve
ag anchor projects for the redeveiopment of the Project Area. Site One
consists of the vacated Ruch Auto Dealership property and the Metra
Commuter Train Station. She Two includes the oastern hait of block 304
which iz bounded by Front Strest on the south, Wheaton Avenue on the
west, Wasiey Street on the north, and Hale Street on the sast. To guide
the redeveiopment of the FProject Area, the following specific objectivas
have been identified for each of the Redeveiopment Sies.

Redeveiopment Site Cne

Existing daveiopment within SHe One inciudee an auto dealership which
has since relocated leaving behind a functionally obsocisscent oxpanse of
building, asphait and concrets. This area exhibits the aging of structures,
signs of structurai and site obsolescence, and deterioration in addition to
other characteristics inhibiting redevelopment. The current land uses are
no longer the highest and best use of the land and should be
redaveloped according to the Centrgl Ares Plan. Suitabie redeveiopmant
for this area is envisioned to Include multiple family residential,
business/commarcial, and an expanded Metra Commuter station, The
following specific objectives ara anticipated .to guide daevelopmant within the
aresa. oo )

g Encourage the redeveiopment of the. southem portion of block 404 for
muitiple famity and business/commercizi uses In the appropriate
arrangemant. ' s

@ Encourage the redevelopment-aof- block-405/505 as an expanded Metra

commuter station with approp:hte puidng and drop-off capacity
provided. =000 @ __-- -

B Faciitate: redevelopment with—the - installation of appropriate utilitles.
Extsnd.a water- main - along - Front-Sireats.and.. north . aiong: Gary Avenue
as redevelopment - occurs- Wsm the pmperuas within

su om‘- - ' "."- q-"‘:‘.. qt—.:/’

) .-—«rmw#{" ﬂ{ R
= Establish design- mndamrm-m- development which encourage
compatibiiity- with- existing - deveiopment: in- the - sumounding areas as wail
as wﬁhin the context of- the- m}-bm district.

e e e i, - I

® in order to remove the impediments to radeveloprnsnt it may be
necessary to acquire property—within block 404 and to demoiish the
exsting structures: In- addition—the Clty may need to take specific
action to attract deveioper intsrest, Including direct recruitment and
promotion of development opportunities.
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Figure S represents an axampie of the type of davelopment envisioned for
redeveiopment Sita One. These examples of possible development are not
intended to limit the creativity of future development proposais, nor shouid
they be interpreted to authorize or permit such daevelopment. Rather, they
ilustrate the objectives of daveloping these sites. By daeveioping these
examples, it is also possible to estimate the potential project costs and
revenues genemted hy redaveiopmant. The portion of the sita located
between Wast Street, Gary Avenue, and Front Street may be daveloped
separately or jointly with the property west of Gary Avenua. The larger
ste could support a 6 or 7 story muitiuse deveiopment containing
residential apartments or condominiums above a supporting parking
structura,  This illustrativea development scenario also includes convenience
retail located at the comer of Front Street and Wast Street.

The sne located on tha northwest comer of Gary Avenue and Front Streat
couid potantially support the davelopment of a smaller. 3 to 4 story
stiucture including muitiple family wih a supporting parking structura it
develaped independentty. In the intenim, prior to redeveiopmant. this sig
may be useful as surface parking.

The current commuter station must be expanded and enhanced. Expansion
of this facility could include supporting retail such as a cotfea- shop,
nawspaper stand, etc. Parking for the expanded station could be
accommodated through a direct pedestrian link to the existing parking
structure, lots south of the tracks, and possibly through joint development
of either of the sies to the norh of Front Street.
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Redevelopment Sitea Two

Redeveiopment of Sita Two can accommodate the construction of a mixed-
use deveiopment consisting of muitiple famity residential unfnts, a parking
structure. and a mx of retai uses along Front Street. In addition, it is
snvisioned that this site and surrounding areas will benefit from public
improvements dasigned (o enhance the pedestrian environment far the
central business district as well as to faciiitate the redevelopment of the
area. Objectives to guide development of this redevelopment site inciude:

® Reinforce the strength of image and function of retgiling on both
sides of Front Street and the northeast cormer of Front Strest and
Wheaton Avenua. Emphasize the identity of the civic core with
institytional/etvic uses on the west sida of Wheaton Avenue and
both sidas of Waslay Streat.

B Proviga customer and employee parking which is convenient to the
core of downtown businesses and supports the markstability of
residential uses downtown,

u Encourage the daevelopment of attractive pedestrian links between
the new daevelopmant and retail uses along Front Street and Hale
Street.

®  Ensure that construction of the water main and electric utility
improvaments facilitate the redevelopment of this site, adequately
service the Project Area, and conform to City standards.

®  Encourage architactural designs which contribute positively to the
overail appearance of the centrai business district.

u Ensure that the design and..scale.of.new- structures are compatible
with existing: structures in the 'arsa. as well as the surrcunding
environment. Orient the structures to continue the street frontages
along Front Street and Wheaton Avenus. Incerporate  building
satbacks on upper ﬂoun which diminish the massing of the
dweiopmcnt. L

8 Establish useable piaza. spacs at _the intersection of Wheaton
Avenua and Wasiey Street to enhance the civic/public image.” "~

Figure 6 represents the type and scaie-ot redeveiopment envisioned for
redevelopment Site Two, though is shoukd not be interpreted to iimit or
permit such redevelopment. The. site which cumently consists of a large,
pubiic, surlaca parking faciity, could accommodate substantial
redevelopment. Four to five stories of residential condominiums located
above a two to three story parking structure wouid generate a substantial
number of peopie who would use the centrml business district during off-
peak hours. In addition, retail deveiopment shouid be developed at straet
level along Front Street. As part of the civic center of the City, this
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deveiopment should contribute to the character
plazas in front of the Cily Hall and U.S. Post
Weasiey Sireet and Wheatan Avenue shouid remain
pedestrian scale of Wheaton Avenus should be
elemants of the residential structure to ground

created by the public
Cffica. The comer of
as a pubiic plaza. The
maintained by bringing
level, and minimize the

negative impact of parking on the character of the straetscape.
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REDEVELOPMENT PROJECT

In accordance with the goals and objectives set forth [n the previous
section, the City of Wheaton must implement a coordinated Redevelopment
Project which may inciude, but is not limted to, the following
redevelopment activities.

Estimated Project Coata

Redevelopment project costs mean and Include the sum total af all
remsonable or necessary costs incurred or estimated to be incurred, and
any such costs incidental to a redevelopment plan and a redeveiopment
project. Such costs may include, without limitation, the following:

a costs of studies. surveys, daevelopment of pians. and spacdications,
implamentation and administration ot the Redeveiopment Plan including,
but not limited to, statf and professional service costs for architectural,
engineering, legal, marketing, financial, planning or other sarvices;

= proparty assembly costs inciuding, but not limitad to, acquisition of
land and other property, reai or personal, or rights or interests therein,
demoiition of buildings, and the clearing and grading of land;

m costs of rehabilitation, reconstruction or repair or remodsling of existing
public or private buildings and fixtures:

@ costs of the construction of public works or improvements;
@ costs of job training and retraining projects:

m financing costs including, but not limited to, alt necessary and
incidental expenses reiated to the issuance of obiigations and which -
may inciude payment of interest on any obligations issued hereunder
accruing during the estimated pericd ot construction of any
redevelopment project for which such obligations are issused, and for
not exceeding 38 months thereafter and - inciuding reasonable reserves
ralated thereto;

& all or a portion of the taxing district's capital costs resuiting from the
redeveiopment project necessarily incurmred or to be incurred in
furtherance of the objectives of the Redevelopment Plan and Project, {o
the extent that the City by writtan agresment, accepis and approves
such costs;

m reolocation costs to the extent that the CRy determines that relocation
costs shall be paid or is required to make payment of relccation costs
by federai or state law;
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REDEYELOPMENT PROJECT

In accordance with the goais and objectives set forth in the previous
saction, the Clty of Wheaton must implement a coordinated Redevelopment
Project which may include, but is not limited to, the following
redevelopment activitias.

Estimated Project Costs

Redevelopment project costs mean and Include the sum total of afi
reasonable or necessary costs incurred or estimated to be incurred, and
any such costs incidental to a redevelopment plan and a redevelopment
project. Such costs may includa, without limitation, the following:

w costs of studies. surveys, development of plans, and specrications,
implementation and administration of the Redeveiopment Plan inciuding,
but not limited to, staft and professional service costs for architectural,
enginearing, legal, markating, financial, planning or other services;

m property assembly costs including, but not limited to, acquisttion ot
land and other property, rsai or personal, or rights or interests therein,
demolition of buildings, and tha ciearing and grading of land;

@ costs of rehabilitation, reconstruction or repair or remodeling of existing
public or private buildings and fixtures;

a costs of the construction of publlc works or improvemants;
g costs of job training and retraining projects;

® financing costs inciuding, but not limited to, all necessary and
incidental expenses reiated to the lasuance of obligations and which’
may inciude payment ot Interest on any obligations issued hereunder
accruing during the estimated perod of construction of any
redevelopment project for which such obligations are issued, and for
not exceeding 368 months thersafter and- Inciuding reasonable reserves
reinted thereio;

m ad or a portion of the taxing district's capiai costs resuiting from the
redevelopment project necessarlly incured or to be incurred in
furtherance of the objectives of the Redeveiopment Plan and Project, to
the extent that the City by written agresment, accspis and approves
such costs;

= relocation costs to the extent that the City determines that relocation
cosis shail be paid or is required to make payment of relocation costs
by federal or state law;
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8 payment in lieu of taxes not available to taxing districts while property
within the district is publicty heid or under construction;

8 costs of job lraining, advanced vocational education or career
education, inciuding but not limited to courses in occupational, sami-
technical or technicai fisid lsading directty to employment, incurred by
one or more taxing districts, as provided by the Act; and

B interest cost incurred by a redeveloper ralated to the construction,
renovation or rehabiiitation of a redevelopment project, as provided by
the Act.

Acquialtion and Clearance

To meet the redeveloomaent objectives, it may be necessary for tha City of
Wheaton 1o assempble proparty. Acquisition of property and clearance of
existing structuras of improvements would be scheduled to coincide with
redevelopment activities so that facilities do not remain unused for
extendad pariods of time and any adverse eoffects of clearance activities
may be minimized. Figure 7 highlights those propertiss where assembly
may facilitate the primary redeveiopment activities. The City may chose to
acquire  additional propertias i redevelopment opportunities presaent
themseives, or may choose not to acquire properties identified here if
redavelopment wili occur without direct City intsrvention or control
Generaily, the City will seek to use reguiar market transactions to acquire
property in an effort to avoid the need for uss of eminent domain.

Land Disposition

Property acquired by the Ciy may be assembled into appropriata
radeveiopment sites. Thesa preperties or rights in these properties may
be sold or [eased by the CRy to other public bodies or to private
deveiopers, in wheole or in part.

Terms of conveyance may be incorporated into appropriate disposition
documents or agreements, and may include more specific restrictions than
contained In this Redevelopment Plan or in other municipal codes and
ordinances goveming the use of the land.

No conveyance, lease, mortgage, disposition of land or other property, or
agreement relating to the deveiopment of property wiil be made except
upon the adopticn of an ordinanca by the City. Furthermore. no
conveyance, lease, mortgage, or other disposition of land or agreement
relating to the development of property shali be made without providing
reasanable opportunity for the submission of aitemnative proposais or bids.
Figure 7 highlights primary and secondary redevelopment sites which may
or may not require acquisition and disposition on the part of the City of
Wheaton.
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Pubiic improvemaents

The City of Wheaton wiil provide public improvements in the Project Area

o taciitate redevelopment. support the Redevelopment Plan, and to sarve

the needs of Wheaton residents. Appropriate public improvements may

include, but are not limited to, the following:

® Extension, rights-ol-way vacation, relocation, removal, resurfacing,
widaning, reconstruction, and other improvements o sireets, allays,
bridges, viaducts, pedestrian-ways, and pathways;

8 Developmant of public open space:

4 AHelocation expenses;

m  |mprovement of public utilities such as sewer and ‘water lines.
sitdewaiks, curbs and gutlers, storm water daetention facilities and rights-
of-way;

g  Beautfication, lighting, signage, and landscaping of public properties:

@ Demolition and removal of structures or improvemants;

2 Rehabilitation or renovation of existing pubilc or private structures; and

® Construction of public parking faciiities.

TOTAE EGTIMATED PROJECT EXPENSERS & o
Property Assembly *

Construction of Public Facilities »~

Grant/Loan Program

Streetscape

Infrastructure

Fedestrian Access improvemants

) 500,000
{0abt Service on Capita Improvements 9,034,823

T ransters Out
AL ESTIMATED EXPENSES_ . __ .. 18,433,588 |

* Marixet v of proporty beoed an 8 X OETONt Ascestnd VEiUS AENLS Proceede ITOM salelisass.

™ Inciugies 500 strucduraed pariing speose € $10,000 csoh.

e floventze Soond o & 18 yoor distrikd e, . - ..

Teble 1 Estimated Project Costs

Recommended public improvements anticipated to be undertaken by the
City of Wheaton are highlighted in Figure 8, and the associated costs are
summarized in Table 1. The City may determinea at a later date that
cantain listed improvements are no longer needed or appropriate and may

remove them from the list, or may add new improvements to the list
whirh aro errnaioctant withh tha Alisasivne ~f thie Radovainpmaoant Plan.
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Sources ol Fundse

Funds necessary o pay redeveiopment project costs may ba derivad from
a number of authorized sources. These may inciude. but are not fimited
ta, the following:

u  Real property tax increment revenuses from the Froject Area:

B Rent from building or facilities |easas:

€ Incremental municipai sales tax rasvenue;

m Interest eamed on t{amporary investmants;

a Gifts, grants, and contrnbutions;

8  Proceeds from sale or leasa of land structures: and

a  Usar faaes,

Table 2 summarizes the anticipated revenues from the appropriate sourcas
based on projects anticipated at the present time. The exhibit does not
include  revenues which might resut from additional unanticipatad
developmant within the Project Area. Revenues are shown as a projection
based on development assumptions required to retire obligations. The iife
af the district may run #ts full langth of 23 years, howaver it s estimated

that the sufficlent revenues couid be generated to retire the district after
18 vears.

Property Tax Revenua: 18,379,442
Total Estimated Incremental
Sales Tax Revenue: - azs1a
Evmi‘m Operation ot Public Facilities 10,500
rants/Farticination of Cther Agencies 500,000
[TOTAL ESTIMATED REVENUES 18,922,754
T SREI-D- AP o e “~d

Table 2 Estmated Project Revenuas

The principal source of tax incramental revenues will be the incrementai
increase in real property taxes aftributable to the increase in the equalized
assessed value of each taxable lot, block, tract or parcel of reai properiy
in the project area ovaer the initlal equalized assessed value of each such
lot, block, tract or parcei. o
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There may be other aligible locai sources of ravenue that the City
determines are appropriate to allocate to the payment of rodevelopment
project costs.

Nature and Term of Obligaticns to be lasued

The financial component of this Redeveiopment Plan is intended to estab-
lish a very conservative public expenditure approach. Revenues will be
accumulated in the special tax allocation fund to pay for public purpose
expenditures identified in this Aedevelopment Plan and, whenever practical,
axpenditures will be made on a cash basis. This method of financing
shali not preciude the City from undertaking initlatives dasigned to
stimulate appropriate private investment in the Projact Area.

Certain redevelopment projects may be of such.a scale or on such a
lime-table as to preciude financing on a cash basis. Thesae projects may
ba funded by tha usae of tax increment revenue obligations issued pursuant
to the Act for a term not to exceed 20 Yyears. Cansistent with the
conservative nature of the financiai plan for this Redavelopment Program,
the highest priofity for the issuance of tax incremant revenua obligations
shall occur when the commitment is in place for private sector investment
necessary to fund the amortization of such obligations.

All obligations ara tc be covered after issuance by projected and actual
tax increment revenues and by such debt service. reserved and sinking
funds as may be provided by ordingnce. HRevenues not required for the
retirement of obligations providing for reserves, sinking funds, and
anticipated redeveiopment project costs may be deciared surplus and
become available for distribution annuaily to the taxing districts in the
Project Area.

One or more issues of obligations may be sold at' cne or more times in
order to impiement this pian, as now or hersafter amended, in accordance
with law.

The municipality may, by ordinance, in addition to obligations secured by
the special tax allocation fund provided by law, piedge for a period not
greater than the term of the obligations any part or any combination ot
the followings: T

1.  net revenues of all or part of the Redevelopment Profect:

2. taxes levied and collected on any or all property in the
municipalily;

3. the full faith and credit of the municipaiity;
4. a morigage on part or all of the Redevelopment Project;

5. any other taxes or anticipated receipts that the municipality may
lawfuily piedge.
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Egquziized Asseasad Valuation

Table 3 lisis the most recent (1951) squalized assessed valuation ot
propertias in the Project Area by biock. Tha total estimated squalized
asgessed vaiuation of the Project Area is $4,675,100.

Upon the completion of the Redevelopment Project it Is estimated that tha
equaiized assessed valuation of real property within the Project Area will
ba in excess of $22,000.000 in 1992 dollars,

THE CITY OF WHEATON
Tax incremant Finance Digirict
TABLE 3 - Currert Equaiized Assessed Vaiue
12-May-93
PROJECT AREA. -
BILOCK .
Block 131 Tota:
iBlock 300 Total: 541,640
Block 301 Total: 578,670
Block 308 Total: 209,580
Block 307 Total: . 276,720
Block 309 Totai: -
Black 313 Total: 557,310
Block 403 Total: 75,350
Biock 404 Total: 868,080
Biock 405 Total: 25,530
Biock 407 Total: 640,580
Hlock 408 Total: -
Block 411 Total: 92.440
Block 505 Totai: -
ITOTAL PROJECT AREA EAY: 4,875,100 |
ST
1992 EAY FROM TOWNSHIP ASSESSOR'S OFFICE

Tablie 3 Current Equalired Assesesd Vaiuso
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Atffirmative Action

The City of Wheatan wiil require each private developer entering into an
agreement with the City, in connection with the Redeveiopment Froject
Area, to utiiize fair empicyment practices, including an affirmative action
program.

Payment In Ueu of Taxes

No paymaents in iieu of taxes are anticipated for this project.

Provision for Amending the Redevelopment Plan Objectives and Profect

The Redeveiopment Plan objectivas and project may be amended pursuant
to provisions of the Act.
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FINDINGS OF NEED FOR TAX INCREMENT FINANCING

On the basis of the Tax_incrament Financing District Fligibility Study and
this Redeveiopment Plan and Project, the Mayor and the City Council of
Whaeaton, Illinois. can adopt the following findings pursuant to Section 11-
74.4-3(n) of the Act.

Project Arsa Not Subject to Growth

The FProject Area on the whole has not been subject to apprapriate
growih and redeveiopment through investment by private enterprise, and
would not reasonably be anticipated to be daveloped consistent with City
policies without adoption of this Redeveiopment Plan.

Conformance with Comprehensive Plan

The Redevelopment FPlan is consistent wih the City's current
Camprehensive Flan with some minor exceptions. Where minor diffarences
occur between this Redeveiopment Plan and the Comprehensive Plan, the
City may adopt this redeveiopment pisn as an amendment to the
Comprehansive Plan to befter reflect the goals and objectives in the
Project Area.

Date of Completion
The estimated year of compietion of the redevelopment project under no

circumstances shall extend bayond the year 2016 (23 years from the date
of adoption of the ordinance approving the Project Area).



APPENDIX A

STUDY AREA ELIGIBILITY
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STUDY AREA ELIGIBILITY
Introduction

The Reai Property Tax Increment Allocation Redevelopment Act of 1977
permits municipaiities to improve sligible *biighted®, ‘conservation®, or
‘industrial park conservation® arsas in accordance with an adopted
redevelopment pian.

The act also stiputates spacific procedures which must bae adhered to in
dasignating a redeveiopment project area. One of those procedures is to
determine the eligibility of the area. By definition, a redevelopment project
area means:

‘...an ares daesignated by the municipality, which is not less in the
aggregate than 1-1/2 acres and in raspect to which tha municipality
has made a finding that there exist conditions which cause the area 10
ba classified as an industrial park conservation ares or a blighted area
or a conservation area, or a combination of both blighted areas and
conservation areas.’

The City Councit of the Cily of Wheaton has concluded that the use of
Tax Increment Financing (TIF} may be in the best interest of the
redeveiopment of a portion of Downtown Wheaton. To detarmine aligibiiity,
therefore, the consuitant and CHy staff' have conducted fleld and office
surveys of a portion of Downtown Wheaton, denoted the study area
utiizing the survey forms found In Appendix A of this Report, and
supplementad with information availabie as public record from tha City of
Wheaton.  The total survey resuits are on flle in the City offices. The
mest germans s&spects are summarized within this Report.

Conservation Armwas

According to Section 11-744-3 of the IMinoiz Revised Statutes, a
‘conservation area® means:

“..any improved area.within the boundaries- of a redeveiopment project
area located within the territorial limits. ot. the municipaiity in .which 50%
or more -of~the-structures in the -area:-have-an: age.of 35 years-or
more.. Such-an area.is-not yet-a-blighted: arsa. but because of a
combination-- of “3 or- more of the following~ factors:: dRapidation;
absolescence; desterioration; {llegal..use of individuai. structures; presence
of structures--below--minimum code- standards; . abandonment; - excessive
vecancigs; overcrowding of structures. and  community facilities; lack of -
ventilation, light or sanitary faciiities; inadequate - utilies; excessive  land
coverage; deleterious  land use . or. lsyout;_ depreciation of - physical
maintenance; lack of community planning, is detrimentsi to the public
safety, heaith, morais or weifare and such an arsa. may become a
blighted area.® '
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Ellgibliity Survey

According to the stipulations of the Act, the study area qualifies as a
‘conservation area’. Approximately 81 percent, 38 out of 47, of the
buildings in the study area are over 35 years oid. In addition, ot the
seventeen other eligibility factors, thirteen waere cleariy present in the study
area. In addition, we find the study area to be In compfiance with the
following standards identified in the Act:

Conservation factors are distributed svenly throughout the study area.

All blocks within the study area were found to evidence the presence
of eligibility critena, ,

A fiald survey of the study area was conducted by the consuitant con
Monday and Friday, Saptember 28 and October 2, 1982, with follow up
nspections and confirmation taken during the week of October 5, 1982
and January 29, 1993. The survey inciuded an exterior avaiuation of ail
properties and existing buildings. Saveral interior building inspections were
conductad by City Building Inspectors and Fire Depanment Inspectors, and
a re-evaluation of pubiic utility systems was made by Department of Public
Works personnel during the week of September 28.

Findings were recorded on a survey form for sach principal buiiding on
esch parcel. Only that information was recorded which would directly aid
in the determination of eligiblity for a tax increment finance district.
Supplementary information has been incarporated from municipal records,
and comments provided by the City of Wheaton officials. Table 1
summarizes the results of the Redeveiopment Eligibility Survey on a block-
by-block basis.

Definitions utilized for consistent interpretation of the foregoing findings are
provided in Appendix B ot this report. Because these aiigibility conditions
were documented through primsrly exterior observaiions, the following
survey shouid be viewed as conservative. The status of the Downtown
Wheaton Redeveiopment Project Area is as follows:

Age of Structure: Exterior inspections identified 49 of the 58 buildings in
the area, or B3 percent, exceeding 38 years in age. Many of the
remaining structures nearly meet the 35 year age requirement.

Presence of Slructures below Minimum Code Standarde: Inspection by
City Officiais indicate that there are five (5) biocks within the study area
containing structures that are below minknum code for accessibilty or fire
suppression systams. Through exteror cbservations, other blocks were
identifled to contain buildings with inadequate accessibility and dangerous
vaeficular circuintion. in addition, several blocks which are zoned C4
(allowing one third of parking requirements to be met by on-street parking
and parking in municipai lots) fail to meet the minimum number of
raquired parking spaces for the usses contained on thess blocks.
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Overcrowding of Structurea and Community Facilities: There are two
community faciiitiess within the study area, the City Hali and the Metra
Station. Both of these faciiities were found to evidence overcrowding. The
needs of Clity Hail have rapidly increased over time resuiting in tha City
Hail annex. Continued growth has resulted in the need to expand tha
axisting faciity further to accommodate the increasing activity at City Hail,
in addition, parking facilities for Metra end the Post Office wera also
deemed to be overcrowded.

Dllapidation:  Exerior observation identified only one biock in the study
area that contzins a structurs exhibiting signs of physical dilapidation.

Lack of Ventilation, Light or Sanitary Faciiltles: Interior and exterior
inspections revealed that on three blocks within the study area, aight (8)
buildings, or nearly 14 percent of the buildings within the area, exhibiting
restrictad vantilation and light caused by the boarding or bricking over of
windows and other openings. Several bigcks which are adiacent to the
Chicago Northwestarn Railroad have sesled. door and window openings
which resuit in a lack of opportunity for adequate lighting and ventilation.

Deleterious Land Use or layout: Through siie inspections, nine blocks
cantaining twenty-four (24) parceis, or 41 percant of the parceis were
determined to be delsterious in their layout or use of land thus deterring
the safe and efficlent use of the sites for contemporary deveiopmaent.
Excessive Land Coverage: Exmu;e iand comge was found on nine
(8) blocks in the study area, or ninetsen (19) lots containing primary
structures.  This represents over 32 percent of the [ots within the
redeveiopment area containing little or ne landtu.pa treatment whether on
the perimeter or the interior of the lot.

Obsolescance:- Eight (8) biocks . containing 32 bulidings . were dstermined
to. be - obsoiete . because - thay are no. ionger. used. for the. original_purpose
which they were initially designed, or evidenced .iess than compiete use of
the building due to changu in tha ﬁmction ar opmﬂon of contempormmry
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et 2tk 2 o
.Dohfbuﬂon: Qwr"hnk wlhin the . study grea- eontxinhq 19

 powdvd

‘buildkm,..aras pomult“__ . '““w“"d!?h‘ ug;:g:d\ibk
vatying  ‘degrees~ -of " m‘%‘"‘“m “inciudes- - structurai
deformation- of - building-- components:;. significant - cracking. or—upnutbn ot
foundations and. broken or missing -windows.

lliegal- Uss- of Indlvidual. Structures:-. No_ Hlegal uses. wers Iidentifisd
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Excessive Vacancies: Four (4) buildings in the area were vacant at the
time of this survey, and one other significant building is for sale and
anticipated to be vacant soon. This accounts for approxmately S7,000
square fest of spacs. However, since no interior inspection of properties
was made. this- vacancy count Is likely to underestimate the cdegree to
which properties -are vacant or partaily vacant. [n addition, there are a
number of Impending vacancies which could substantigily Increase the
amount of vacant space In the study area,

Inadequate Utllities: Thaere are at least seventeen (17) Instances of
inadequate utilities. Blocks 131, 403, 404, 411, and 309 suffer from
sidowaiks that are in serious disrepair. Blocks 131, 403, 404, 411, and
313 contsin portions which lack adequats strest lighting. City staff
membaers have identifled the “very poor condition* of storm sewers along
the north side of blocks 404 and 131, Thers is aiso the question of
llegal connections on hlocks 404 and 403. Blocks 131 and 403 contain
approximatety 500 linear feet of water mains which are in need of
replacement. Seminary, Gary, and portions of Wesiey Hoad <vidance
physicai deterioration requiring significant repairs.

Obsoiete Platting of Vacant Land: There are six (6) instances of
obsciete platting of vacant land, where the configuration of the parcei is a
detriment to radeveiopmant.

Depraciation ot Physical Maintanance: Eleven (11) of the fourtaen (14)
blocks within the study sarea, containing- 34 principal structures, evidencs
some depreciation of physical maintenance. Such problems as pealing
paint, loose or missing building materials, accumutation or trash; crumbling
or broken - pavement; can - depreciate the vaiue aggound nearby properties.

TN Y § {08 S T (K il
Lack of Community Planning: Through discussions with CRy officials and

site inspections; it~was- spparent—that="titers- was: & lack - of ” coordinated
community-plannihg:  Non-conforming” setbacks, uses- aflowsd under- speciat
use criteria; lack of strict zoning enforcement; and the fact that a majority
of the development-in the study- ares-oocumed without the direction of a
comprehensise~plan; . contribute. to.- the+iack of coheranca.. within the - study
area.. _ In~sddiion;. municipal._ 540 offsetz the - need. for_customer:
parking~is . cking— in__ mai mﬁf’ﬂ@ “study area.. ™ The recently
brapared:. Cinier- Alba.- Pidf- recorende firttor¥hily’ and _planning- for the
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The survey- results.. indicate - that ‘Ta . Obwntown- Wheatan Rédevelopment
Sﬁ.ldy mw‘ iﬁ"a: ..-..-.m'rﬂ‘.':-‘m.:’_} -a;.]:.i.ha v a&“h
for such classifications. A ‘majority of the structurss. (84.48%) within' the
Project: Area- were- built” mors - than 5™ yser dgo.. _In-addhion, 'a _substantial
number of the properties~ in” the.: Pioject= Area~ have- deficlencies in- the
tollowing five~ factors:  Obsoclescence= (S5.2%), Depreciation' of Physical
Maintenancs (58.6%), Delsterious Land .Use.or Layout (41.4%), Deterioration
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(32.8%), and Excessive land Coverage (32.8%). A minimum of three of
these factors must be present In addition to thea Ade of Structures
requirament for designation as a ‘conservation area‘.

There is also significant avidence of other daficiencies that rolate to
additional statutory criteria. These inciude such fsctors as vacancies,
presance of siructursgs below minimum code, dilapidation, lack of
ventilation, light, and sanitary facilities, overcrowding of community faciiities,
inadequate utilitles, obsolete platting, and a lack of community planning.
A review of table 1 reveais that the distribution of proparties with
deficiencias is widespread throughout the Project Area.

Thus, in terms of both the level and distribution of deficiencies, the
Downtown Wheaton Redaeveiopment Study Area is cleary scligible for
utilization of tha provisionz of the Act.
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APPENDIX B

ELIGIBILITY SURVEY FORMS
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APPENDIX C

DEFINITION OF ELIGIBILITY FACTORS
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DEFINITION OF ELIGIBILITY FACTORS

The dafinitions of the eligibility factors which are used ta determine
whether an area quaiifies as a tax increment fingncing district are provided
below.  They reflect the dafinitions used by the llincis Deparmmant of
Revenue as provided in the 1388 TIF Guide which were rovised April 8,
1989.

Age

The age of structures is so advanced as to affact thaeir condition,
adaptability to modem use, or reai property vaziue. As required by the
lllincis Revised Statutes, such buildings must be at least 35 yearz oid to
qualify as an applicable eligibility factor.

Deterioration

Physical deficiencies or disrepair of buildings or site improvements requiring
treatment or repair beyond normal maintenance.

+Qeterioration of Buildings

Conditians that are not casiy cormected in the course of nommal
maintenance. This would Include structuras exhibiting major defects in the
secondary building components (docors, windows, porches, duftars and
downspout, fascia materiais), and major defects in primary building
componentz (foundations, frames, roofs).

»Detarioration of Surface improvements

The condition of roadways, alleys, curbs, gutters, sidewaiks, off-street
parking, and surface siorage areas which evidence detsrioration such as
surface cracking, crumbling, potholes, depressions, [cose paving materiais,
or weeds protruding through the surfzca.

Dilapidation

Diapidation refers to the advanced state of disrepair of buiidings or
Improvements. it may be evidenced by critica! defects In primary
structural components and/or building systems and secondary structural
components in such combination snd extant that major repair is required,
or the defectz-are 3o serious and so aextensive that the structure or
improvement must be removed. Structures or improvements that are
ciassified as dilapidated cannot aiso be ciassiled as deteriorated or
deprecinted.

N
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QObsoiescenco
Obsolescence is the condition or process of a structure or site

improvement falling into disuse. |t may also inciude the obsolete platting
of a parcel.

rFunctional Obsoiescence

The condition of buiidings as evidenced by charactenistics or deficiancias
which limit the use and marketability of such buildings.  Charactaristics
may inciude the loss in vaiue of a propery resuiting from an inherent
deficiency existing from poor design or layout. or the improper ocrientation
of the building on the sie which datracts from the overail usefuiness or
deswrapility of a propeny. Such ocbsciescence s typically diffleult ana
expensive o corract.

»Economic Obsolescence

Economic obsoiescence is normally the resuit of adverse conditions which
cause persistent or chronic market rejsction and hence, the depreciation ot
market vaiuas, Typicaily, buildings classifled as dilapidated and buildings
which contain vacant spece ara charactarized by problem conditions which
may not be economicaily curable, resulting in net rental losses and/or
depreciation in market value.

»Obsolete Platting

Parcels of limited or namow size and configuration and/or parcais ot
imeguisr size or shape that would be difficuit to develop on ‘a planned
basis and in a manner compatble with contemporary standards and
requirements. Platting that has created inadequate widthe of rights-of-way
or omitted essements for public utilties. shouid aiso be considered
obsgolete. ' .

»Obsoiate

The condition of site improvements including sewer and water lines, public
utiity lines (gas, eleciric, telephone), roadways, parking areas, parking
structures, sidewaiks, curbs and guiters, and lighting. as evidenced by
tactors of obsclescencs in terms of their relationship to contemporary
development standards for such improvements. Factors may inciude
inadequate utillly capacities, outdated daesigns, etc.
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lllegai Uses

The presence of uses or activitiee on the propenty which are in violation
of appticable national, siate, or local laws.

Structures Selow Minimum Cade

Structures which do not meet tha standards of zoning, subdivision,
building, housing, property maintenance. flre, or other governmental codaa
applicable to the property.

Excessive Vacancies

The presencs of buildings which are unoccupied or under-utilized and
which represent an adverse infiuenca on the area due to the frequency,
extent, or duration of the vacant condition. Vacant properties are those
which do not exhibit any apparsnt efforts directed toward thair Qecupancy
or utilization.

Abandonmant

Abandonment refers to the reinquishing of all right, title, ciaim, and
possession with the intention of not reciaiming the propery or resuming its
ownership, possession, or enjoyment. Evidence supporting abandonment
may Include unsuccsasful attempts to loccate owners of properties that give
the appearance of abandonmaent or the non-payment of real property taxss
for an extended period of time combined with the long-term disuse and
negiect of the propaerty.

Overcrowding of Structures and Community Facilities

The overintensive use of property and the crowding of buikdings and
accessory facilities onto a sile, resulting in hezards such =3 the incrsased
threat of the spread of fires due to the ciose proximity of buikiings, or
the lack of proper access to a public right-of-way.

Lack of Vemtilstion, Light, and Sanitary Facillties

Substandard conditions which adversely affect the heaith snd weifare of
buikding occupants as determined by locai codes and ordinancss, or in
locally adopted nationsi codes such as the Uniform Building Code, Building
Officiais Code of America, and the Model Housing Code of the American
Public Heaith Association. Factors may include the following:
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rinadequate mechanicai ventilation for air circuiation in spaces or rooms
without windows;

~inadequate natural light and ventilation by means of skyiights or windows
for interior rcoms oOr spaces, and improper window sizes and amounts in
ralation to the arez of the room or space:

»inadequate sanitary facilities; and

rinadequate ingress and egress to and from all rooms and unita.

inedequate Utllitles

Underground or overhead utilities which are of Insutficient capacity to sarve
he rodevelopment project area. The infrastructure may exhibit conditions
sucn as deteroration, antiquation, obsciescsnce, and disrepair, or it may
be lacking in a particuiar area.

Depreciation of Physical Maintenance

Lack of normai property maintenance of buildings, improvements, and
grounds which contributes to the deterioration of bulidings, the
unsightiiness of propaerties, hazards to hesith and satety, devaiuation of reai
estate, and the undesirability of an area.

Evidence of the presence of this factor may inciude, but is not limited to,
the following: S :

»Buiidings

Unpl'intad or unﬁl_':bhed surfaces; peeling painf; loose or missing materiais;
sagging or bowing walls, floors, roofs, and porcnes; cracks; broken
windows:- locss~ guiters: : and:. downspout; locse- or - missing” shingles;
damaged buiiding areas: stil in disrepain eic. TSTIL e, RS A S 1
Tl e L e s g .
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»Yards and Vacam Parceis

Acwmuhﬂnn_ of trash: and debris:~ broken- sidewalks; lack - of vegetation;
lack of paving and dust controff potholes: standing water: fences in
disrepair; lack of mowing and pruning~of vegetation; - elc.

»Public_or Privete Utilities

arer

»Straets, Alleve, and Parking Areas
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Pothoies; broken or crumbling surfaces; broken curbs and/or quttars: zareas
of loose or missing materiala, standing water: atc.

Excessive Land Caverage

The over-intensive use of property and the crowding of buildings and
accessory structures onto a site as evidenced by the ratio of floor area 10
lot area in excess of Zoning standards.

Deleterious Land Use or Layout

Conditions as evidenced by incompatible land use relationships, buildinga
occupied by an inappropriate mixture of uses. or uses which may be
considered noxious, offensive. or environmantally unsuitabia.

Lack of Community Planning

The presence of historicai evidence indicating that the initial daevelopmaent
of the propesed redevelopment project area occurred prior to or without
the existence or benefit of a community pian, or the application of
appropriate pilanning procedures,

Cbsoiste Platting of Vacant Land

Vacant parceis of limited or namow size and configuration and/or of
irreguiar size or shape that wouid be difflcuft to deveiop on a planned
bastis and in a meanner compatible with contempeorary standards and
reguirements,

Diversity of Qwnership

The condition of muitiple ownership and/or interests which are sufficlent in
number to deter or impede the abliity to assembie tracts of land at a
scaie that iz suitable for contemporary development.

Tax and Speciai Assessmert Dalinquencies

Evidence of non-payment of reai proparty taxes and/or speciai assessments,
applicable to the property, over an extended period of time.
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Deterioration of Structurez or Sie Improvemamts in Areas Adiscent to
Yacant Land

The presence of t~e detencoration of structures or site improvements, as
definea previouslty, 1 adlacent property.



